STAFF REPORT
TO:

Mayor Keis and City Council Members

FROM:

Chris Heineman, City Administrator

DATE:

November 17, 2021

RE:

Consideration of purchase of 2750 Rice Street

ACTION REQUESTED
No action is requested at this time. Staff will provide an update on the potential acquisition of
the property located at 2750 Rice Street (Lincoln Pawn).
BACKGROUND
In early November, the City Council was informed that Lincoln Pawn at 2750 Rice Street is listed
for sale. The property owner is interested in selling both the building and the business. The existing
building was built in 1922, and the parcel is only .21 acres and does not provide direct access to
the development property to the east. While a project in this area will certainly be more difficult
with the surrounding development that has already been completed, this property may be a critical
acquisition for future redevelopment.
As you may recall, this parcel was originally included in TIF District 3-2 which was initially
established in 1995 to redevelop property along Rice Street. This included the Sherman Associates
townhome and commercial development, however the pawn shop (2750 Rice Street) and several
other nearby parcels were not acquired and were ultimately not included in the project. This TIF
District (TIF 3-2) was decertified in 2017, however this parcel and a handful of other parcels in
the area that were not redeveloped were included in TIF District 7-1 that was created in 2017 for
the Suite Living senior housing development. Because of this, we already have a dedicated
funding source for acquisition of this property.
MN Statute 469.176 sub 6 requires that within four years from the certification date of a TIF
district, certain activities must have taken place on each parcel within the TIF district or the parcel
is ‘knocked down’ from the district and no increment can be collected from that individual parcel
for the duration of the district. The four-year deadline for TIF District 7-1 is January 28, 2024. The
only parcels that have met the ‘knock-down’ requirement thus far are the two parcels that the Suite
Living project was built on.
Site Evaluation
The property at 2750 Rice Street is zoned PUD, Planned Unit Development (underlying
Commercial). The 2040 Comprehensive Plan has this property guided towards C-2, Corridor
Mixed-Use. The parcel is currently a pawn shop and is expected to be sold.
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The Planning Commission was informed of the potential purchase of this site at their last Planning
Commission meeting on November 10. According to Minn. Stat. § 412.211, any municipality that
has an adopted Comprehensive Plan is required to consult their Planning Commission to determine
if a purchase of real property would be in compliance with the City’s Comprehensive Plan.
General Procedures
City Ordinance Chapter 202, Section 202.070 for Planning Commission Recommendations of
Commission states the following:
The Advisory Planning Commission shall, pursuant to Council directives, Council resolutions, or
City ordinances, propose, draft or recommend, overall or partial plans for future physical
development and improvements of the City, including all matters relating to zoning and planning
as cities are authorized and empowered to undertake pursuant to state statutes and laws. This
Commission shall also consider all plats submitted by private property owners, all plans and
proposals for development of private or public property within the City as required by City
Ordinance, and shall advise the Council on any and all matters referred to it by the Council.
The review of the Planning Commission is further instructed in State Statute § 462.356, Subd. 2
Procedure to Effect Plan: Generally which requires that, before a City acquire or dispose of any
interest in property that the Planning Commission review the proposed transaction for consistency
with the comprehensive plan. Below is the language in its entirety from this subdivision:
Subd. 2. Compliance with plan.
After a comprehensive municipal plan or section thereof has been recommended by the planning
agency and a copy filed with the governing body, no publicly owned interest in real property within
the municipality shall be acquired or disposed of, nor shall any capital improvement be authorized
by the municipality or special district or agency thereof or any other political subdivision having
jurisdiction within the municipality until after the planning agency has reviewed the proposed
acquisition, disposal, or capital improvement and reported in writing to the governing body or
other special district or agency or political subdivision concerned, its findings as to compliance
of the proposed acquisition, disposal or improvement with the comprehensive municipal plan.
Failure of the planning agency to report on the proposal within 45 days after such a reference, or
such other period as may be designated by the governing body shall be deemed to have satisfied
the requirements of this subdivision. The governing body may, by resolution adopted by two-thirds
vote dispense with the requirements of this subdivision when in its judgment it finds that the
proposed acquisition or disposal of real property or capital improvement has no relationship to
the comprehensive municipal plan.
In addition, Minn. Stat. § 412.211 states the need to notify the Planning Commission and request
their review regarding conformance with the Comprehensive Plan. In this case, the parcel has
been identified in a TIF District for redevelopment since 1995.
V. Real estate acquisitions, sales, and other dispositions
Statutory cities are authorized to acquire real property within or outside their corporate limits by
purchase, gift, devise, condemnation, lease, dedication, or otherwise. The law permitting the
conveyance of tax-forfeited land to a city may also be used to acquire land. Statutory cities are
free to hold, manage, control, sell, convey, lease, or otherwise dispose of real and personal
property as required by the city’s interest. With the council’s authorization, no consideration is
required when a city conveys land for the public use to another public corporation, any
governmental subdivision, or the Minnesota Armory Building Commission. Generally, a city

council can decide to buy or sell property without seeking permission. The statutes do not require
the council to submit the question to voters unless bonds are issued to purchase property. If a city
has a comprehensive plan however, it must usually notify the planning commission of the intent to
purchase or sell land, and allow 45 days for comment from the planning commission.
Planning Commission Action:
The Planning Commission was asked to make a finding as to whether or not the proposed
acquisition of real property is in compliance with the City’s Comprehensive Plan based on the
aforementioned factors. The Planning Commission unanimously adopted a motion to recommend
City Council approval of the acquisition of property 2750 Rice Street and that the purchase of this
parcel is compliance with the City’s 2040 Comprehensive Plan.
Findings of Fact:
• The property at 2750 Rice Street is located in a PUD, Planned Unit Development
(underlying Commercial) District and is .21 acres. PID 062922330002.
• The Little Canada 2040 Comprehensive Plan has the property guided toward C-2, Corridor
Mixed Use (Commercial) on the Future Land Use Plan.
• The subject property is currently a pawn shop.
• The adjacent properties are developed as Commercial.
• The purchase of the parcel at 2750 Rice Street is determined to be consistent with the City’s
Comprehensive Plan.
Staff will provide additional updates regarding the purchase of this parcel at the workshop.
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Confidentiality & Disclaimer
All materials and information received or derived from Results Commercial its directors, officers,
agents, advisors, affiliates and/or any third party sources are provided without representation or
warranty as to completeness , veracity, or accuracy, condition of the property, compliance or lack of
compliance with applicable governmental requirements, developability or suitability, financial
performance of the property, projected financial performance of the property for any party’s
intended use or any and all other matters.
Neither Results Commercial its directors, officers, agents, advisors, or affiliates makes any
representation or warranty, express or implied, as to accuracy or completeness of the any materials
or information provided, derived, or received. Materials and information from any source, whether
written or verbal, that may be furnished for review are not a substitute for a party’s active conduct
of its own due diligence to determine these and other matters of significance to such party.
Results Commercial will not investigate or verify any such matters or conduct due diligence for a
party unless otherwise agreed in writing.
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EACH PARTY SHALL CONDUCT ITS OWN INDEPENDENT INVESTIGATION AND DUE DILIGENCE.
Any party contemplating or under contract or in escrow for a transaction is urged to verify all
information and to conduct their own inspections and investigations including through
appropriate third party independent professionals selected by such party. All financial data should
be verified by the party including by obtaining and reading applicable documents and reports
and consulting appropriate independent professionals. Results Commercial makes no warranties
and/or representations regarding the veracity, completeness, or relevance of any financial data or
assumptions. Results Commercial does not serve as a financial advisor to any party regarding any
proposed transaction. All data and assumptions regarding financial performance, including that
used for financial modeling purposes, may differ from actual data or performance. Any estimates
of market rents and/or projected rents that may be provided to a party do not necessarily mean
that rents can be established at or increased to that level. Parties must evaluate any applicable
contractual and governmental limitations as well as market conditions,vacancy factors and other
issues in order to determine rents from or for the property.
Legal questions should be discussed by the party with an attorney. Tax questions should be
discussed by the party with a certified public accountant or tax attorney. Title questions should be
discussed by the party with a title officer or attorney. Questions regarding the condition of the
property and whether the property complies with applicable governmental requirements should
be discussed by the party with appropriate engineers, architects, contractors, other consultants
and governmental agencies. All properties and services are marketed by Results Commercial in
compliance with all applicable fair housing and equal opportunity laws.
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PROPERTY HIGHLIGHTS

OFFERING SUMMARY
Sale Price:
Building Size:
Lot Size:

$325,000
2,100 SF
0.21 Acres

Price / SF:

$154.76

Year Built:

1922

Zoning:
Traffic Count:

Business/Commercial
16,200

2100 SF
Zoned PUD
Off Street Parking In Front of Building
Easy Access off Rice Street
Excellent Signage
High Traffic Counts 16,200
Small Lot Behind Building Also Available
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PROPERTY OVERVIEW

Results Commercial is pleased to present 2750 Rice Street, Little Canada, MN. This approximately 2100 SF building is currently used for retail
and is zoned PUD. Excellent Little Canada location on Rice Street with high traffic counts, high visibility signage and on a bus-line. Ample
parking in front of building. Additional small land parcel available behind the building (contact broker for details). This is a single-level, slabon-grade building in good condition. Little Canada is a convenient inner ring suburb of St. Paul with easy access to Hwy 35E – Little Canada
Road to Rice Street.
Contract for Deed may be possible for real estate with qualified buyer. Business sale NOT included in price – business is cash only sale
direct with owner. Seller will need 60+ days to vacate upon sale (contact listing broker for details.)
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$325,000

PROPERTY DETAILS
Property Type
Property Subtype

Retail
Street Retail

LOCATION INFORMATION

Zoning

Business/Commercial

Street Address

2750 Rice Street

Lot Size

0.21 Acres

City, State, Zip

Little Canada, MN 55113

County/Township
Range
Section
Nearest Highway
Nearest Airport

Ramsey/29

APN#
Traffic Count

22

Traffic Count Street

06

Taxes

06-29-22-33-0002
16,200
Rice Street
$5,966.00

35E
MSP
PARKING & TRANSPORTATION
Parking Type

BUILDING INFORMATION
Building Size
Tenancy

Number Of Spaces
2,100 SF
Single

Number Of Floors

1

Average Floor Size

2,100 SF

Year Built
Gross Leasable Area
Load Factor
Construction Status

1922
2,100 SF
Yes
Existing
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ZONING - PLANNED UNIT DEVELOPMENT (PUD)
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LITTLE CANADA PUD ZONING:

This Ordinance is established to provide comprehensive procedures and standards designed for both district and conditional use
permit planned unit development to allow the development of neighborhoods or portions thereof incorporating a variety of
residential types and non-residential uses. Recognizing that traditional density, bulk, setbacks, use and subdivision regulations
which may be useful in protecting the character of substantially developed areas may be inappropriate to control development in
less developed areas.
Land Use Plan
At Rice Street and Little Canada Road, the City has taken an active redevelopment role in reclaiming a series of long-standing
underutilized properties for higher end mixed use development. This process is ongoing, and follows an extensive redevelopment
plan that was done expressly for this area. Retail uses dominate in most areas, with attached residential development
in some areas. Office uses also comprise some parts of the district. The entire area has been zoned “PUD” to permit a more
extensive City role in regulating building style, site use, and land uses. Mixed use redevelopment may be appropriate in some
areas of District 3 where residential uses can compatibly coexist with the dominant commercial land use. The City’s primary focus
will be in enhancing the commercial viability of this area, and may consider some residential where it
complements this objective. One example of the City’s activity in this District has been the acquisition of properties along the
north side of Round Lake. Parcels have been acquired over time, with improvements to public spaces along the lake, including
stormwater improvements that serve the entire area. Two homes are still located in this area that would complete this effort. The
northern-most portion of this district along Rice Street may benefit from redevelopment as well, and the City has expressed a
willingness to permit certain low-impact industrial uses in portions of the district that have little exposure. Such uses would need
to be limited to those which can compatibly coexist with the retail focus of the area
For further information regarding PUD, please visit:
https://www.littlecanadamn.org/DocumentCenter/View/413/923-PUDpdf-PDF?bidId=
https://www.littlecanadamn.org/DocumentCenter/View/433/915-Planned-Unit-Development-Overlay-District-PDF?bidId=
https://www.littlecanadamn.org/DocumentCenter/View/185/Part-3-Land-Use-Plan-PDF?bidId=
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ADDITIONAL PHOTOS
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ADDITIONAL PHOTOS
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LOCATION INFORMATION

RETAILER MAP
2750 RICE STREET
LITTLE CANADA, MN 55113
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REGIONAL MAP
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Little Canada, MN
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ABOUT THE CITY OF LITTLE CANADA
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LITTLE CANADA, MN 55113
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LITTLE CANADA, MINNESOTA

The City of Little Canada is a unique, historic community. The City of Little Canada received their name from French Canadians who settled
there long ago. The citizens are proud of their French Canadian heritage and work hard to maintain their unique identity despite the busy
metropolitan surroundings.
Little Canada is centrally located on the northeast hub of the metropolitan freeway system, only minutes from the Minnesota State Capitol,
downtown St. Paul and 15 minutes from downtown Minneapolis.
Source: www.littlecanadamn.org
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POPULATION

1 MILE

3 MILES

5 MILES

9,323

68,785

228,443

Average age

42.3

39.1

35.8

Average age (Male)

41.5

38.6

34.6

Average age (Female)

43.6

40.3

37.3

1 MILE

3 MILES

5 MILES

4,512

30,161

90,651

# of persons per HH

2.1

2.3

2.5

Average HH income

$65,448

$66,864

$65,906

Average house value

$308,893

$276,196

$269,557

Total Population

HOUSEHOLDS & INCOME
Total households

* Demographic data derived from 2010 US Census
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Rice Street

Source: MNDOT 2017-2020.
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16,200 Vehicles Per Day

