
Chapter 11
ECONOMIC DEVELOPMENT

I.  
Economic Development Overview

Economic development seeks to strengthen a community through the expansion of its tax and employment base.  A strong tax and employment base allows the community to support a higher quality of life for its residents by improving public services (parks, schools, sewer and water services, police, fire and emergency response and other governmental services). Ideally, economic development should balance economic vitality with stability, environmental protection, and preservation of Cold Spring’s unique character.

Cold Spring is ideally situated along Highway 23 and less than ten miles from Interstate 94. Located in Stearns County, Cold Spring’s economy benefits from its proximity to the St. Cloud Municipal Statistical Area. The City has experienced growth related to expansion of the St. Cloud MSA urban fringe. Continued expansion of the urban fringe is expected to impact development within Cold Spring although market forces such as energy prices, interest rates and inflation will likely impact the rate/timing of future growth and development. In recent years the City has also seen significant expansion to its commercial and industrial bases.  

The principal components of this section include:

· An overview of economic trends and indicators in Cold Spring;

· Public input on economic development; and

· Economic development goals and recommendations

II.
Economic Trends AND INDICATORS

Economic trends can be important indicators as to the economic health of the community.   Following is a summary of several economic indicators including regional significance, income, wages, employment and labor force demographics and local market performance.

A.
Economic Development Region 7W
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One of the trends studied as an economic indicator is the concentration of economic activity into regions or trade centers. Economic Development Region 7W (made up of Benton, Sherburne, Stearns, and Wright Counties in the Central Planning Region) is one of the fastest-growing regions in the state and nation. Many residents are within driving distance of both the Twin Cities and St. Cloud, providing explosive demographic growth, ample employment opportunities, and rapidly rising incomes.
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Regional trade centers play an important role as hubs of activity in health care, government and other related services and will continue to play an important role in the economy of the State and local communities.  Noticeably, government, social services, and health services are being concentrated in these regional service centers.  It is also apparent that the continued growth of the Regional and St. Cloud MSA will be an important barometer of the future economic growth of Cold Spring, providing both positive and challenging aspects to economic development.

B.
Income and Wages 
The Quarterly Census of Employment and Wages (QCEW) Program tracks wages and employment by industry at the state, regional, county and minor civil division levels.  To more accurately reflect the economic perspective within Cold Spring, this Plan draws from recent QCED data rather than 2000 Census data, which is over six years old, and compares Cold Spring to neighboring communities (Richmond, Rockville, St. Joseph, St. Cloud) and the County and State.
While wages within Cold Spring are at the higher end of the comparison cities as illustrated in Chart 11-1, wages have been increasing less rapidly over the past five year period (See Chart 11-2).  It is also noted that Cold Spring’s wages are less than that of the County average.
Chart 11-1

Wage Comparison
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	Area
	Average Weekly Wage
	Average Hourly Wage

	Cold Spring
	$563 
	$14.08 

	Richmond
	$413 
	$10.33 

	Rockville
	$278 
	$6.95 

	St. Cloud
	$705 
	$17.63 

	Stearns County
	$667 
	$16.68 

	Minnesota
	$840 
	$21.00 


[image: image4.png]Central Minnesota
Economic Development Regions

EDR 7W




[image: image5.emf]-

1.0

2.0

3.0

4.0

5.0

6.0

7.0

19961997199819992000200120022003200420052006

Cold Spring Minnesota U.S.




        Chart 11-2
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Table 11-1 on the following page summarizes data from the Quarterly Census of Employment and Wages (QCEW or ES-202), completed by the MN Department of Employment and Economic Development (DEED) for the compilation of employment and wage statistics, for the major employment sectors. All establishments covered under the Unemployment Insurance (UI) System are required to report wage and employment statistics quarterly to DEED. Federal government establishments are also covered by the QCEW program.  The table includes comparative economic data for selected NAICS codes within Cold Spring.  Table 11-1 compares wages for Cold Spring from the year 2002 to 2006.
Table 11-1

Cold Spring Wage Trends: 2002- 2006

	NAICS

Code
	Industry
	2002

Avg. Weekly Wage
	2006 (4th Qtr)

Avg. Weekly Wage
	Change

2002 - 2006
	Percent Change 

2002-2006

	--
	Total, All Industries
	$547
	$563
	16
	2.8%

	101
	Goods-Producing Domain
	$617
	$647
	30
	4.6%

	102
	Service-Providing Domain
	$453
	$445
	-8
	-1.8%

	238
	Specialty Trade Contractors
	$784
	$852
	68
	8.0%

	1013
	Manufacturing
	$597
	$633
	36
	5.7%

	1021
	Trade, Transp. & Utilities
	$340
	$391
	51
	13.0%

	1026
	Leisure and Hospitality
	$137
	$167
	30
	18.0%

	61
	Educational
	$654
	$595
	-59
	-9.9%

	53
	Real Estate
	$250
	$619
	369
	59.6%

	1023
	Financial Activities
	$571
	$694
	123
	17.7%

	1025
	Education and Health Services
	$553
	$505
	-48
	-9.5%

	1028
	Public Administration, Executive
	$331
	$466
	135
	29.0%


Source:  DEED, Labor Market Information:  2002 & QCEW, 4th Quarter, 2006 

· Note:  The Unemployment Insurance system covers about 97 percent of Minnesota employment. Workers and jobs excluded from these statistics include proprietors and the self-employed, railroad workers, family farm workers, full-time students working for their school, elected government officials, insurance and real estate salespeople, and others who work only on a commission basis.


Industries that experienced the largest wage growth over the past five years include Real Estate (59.6%) and Public Administration and Executive positions (29.0%) while Educational and Education and Health professionals sustained as loss (-9.9% and -9.5% respectively).  Overall, wages for the total of all industries grew a modest 2.8% over the five-year period.

Personal income trends also provide an important measure of economic activity for a local area over time.  Personal income consists of the income that is received by persons from participation in production, from government and business transfer payments, and from government interest. When compared to state and national trends, it provides an indication of how well the local area's economy is performing.  The Bureau of Economic Analysis (BEA) prepares regional economic accounts for the United States. These accounts provide estimates of state and local area personal income.  Comparing the numbers for a local area to those of a larger area, such as an entire state, point to differences in the local economy that may be useful in subsequent market analysis steps. 
Table 11-2 presents an example that compares Cold Spring with the State of Minnesota. These numbers relate percentages of total earnings in a variety of industry sectors.  An analysis of these numbers show that the disparity in per capita income between Stearns County and the State of Minnesota is decreasing.  While many Counties have experienced tremendous fluctuations from year to year, Stearns County’s per capita income has increased steadily since 2000.
Table 11-2

Personal Income Trends

	
	2000 Total Per Capita Income
	2003 Total Per Capital Income
	2004 Per Capita Income
	Percent Change

2000 to 2004
	Percent Change 2003 to 2004

	Stearns County
	25,138
	27,255
	28,877
	19.4%
	10.0%

	Minnesota
	32,017
	34,256
	36,184
	13.0% 
	5.6%


C.
Employment and Labor Force Demographics

Employment and labor force trends also serve as an indicator of the relative economic health of a community.  The following two tables depict the employment characteristics of Cold Spring.  Table 11-3 indicates occupation status and the population of employed workers.  The information contained in Table 11-3 may provide the City with important data to use when determining economic development needs and focus for marketing and recruitment.  The City may use this data to focus efforts in occupational opportunities that are lacking in the community.  

Table 11-3

Cold Spring Employment Trends 2002-2006

	NAICS

Code
	Industry
	2002

Avg. Number of Employees
	2006 (4th Qtr.)

Avg. Number of Employees
	Change

2002-2006
	Percent Change

2002-2006

	--
	Total, All Industries
	2,909
	3,347
	438
	13.1%

	101
	Goods-Producing Domain
	1,665
	1,948
	283
	14.5%

	102
	Service-Providing Domain
	1,245
	1,399
	154
	11.0%

	238
	Specialty Trade Contractors
	90
	95
	5
	5.3%

	1013
	Manufacturing
	1,496
	1,790
	294
	16.4%

	1021
	Trade, Transp. & Utilities
	221
	250
	29
	11.6%

	1026
	Leisure and Hospitality
	201
	229
	28
	12.2%

	61
	Educational
	273
	332
	59
	17.8%

	53
	Real Estate
	11
	14
	3
	21.4%

	1023
	Financial Activities
	78
	91
	13
	14.3%

	1025
	Education and Health Services
	473
	583
	110
	18.9%

	1028
	Public Administration, Executive
	57
	67
	10
	14.9%



Source:  DEED, Labor Market Information:  QCEW, 4th Quarter, 2006 

As shown above, most industry sectors have added jobs since 2002, with those in Real Estate (21.4%), Education and Health Services (18.9%), Educational (17.8%) and Manufacturing (16.4%) seeing the largest increases.  None of the industries have seen a decrease in the number of employees.
Cold Spring has seen growth in the number of establishments over the five-year period.  As of December 2006, a total of 147 business/industrial establishments were located within the community compared to 125 reported in 2002, an increase of 22 establishments.  The number of employees has also seen respectable growth during that five-year period, adding 438 employees or 13.1%.

Chart 11-3 graphically illustrates the major industries in which Cold Spring residents work.  The Goods Producing related industry employs the largest percentage of Cold Spring citizens (1,665 persons).  Larger Cold Spring industries within this category include Cold Spring Granite, Gold’n Plump Poultry and Gluek Brewing Company.  This industry provides nearly 30% of the jobs for the City’s employed residents.  Manufacturing and Service Producing occupations employ each about 25% of the City’s workforce (1,790 and 1,399 persons respectively).

Chart 11-3

Employment by Industry
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Source:  DEED, Labor Market Information:  QCEW, 4th Quarter, 2006 

An analysis of local employers provides insight into the types of larger businesses in the City that may provide drawing power.  Furthermore, identifying these employers, their number of employees, and their locations may help in later analysis, as they aid in determining daytime employee populations for the trade area.  Table 11-4 lists the major employers as of the drafting of this Plan.  The number of employees listed in this table represents the approximate number of Full-Time Equivalents (FTE’s) as of August 1, 2007.

	COLD SPRING'S MAJOR EMPLOYERS

	As of August 1, 2007

	
	
	
	
	

	Rank
	Business Name
	Employees in Cold Spring City Limits
	Employees within the Rocori Area
	Total Employees

	1
	Cold Spring Granite
	109
	634
	743

	2
	Gold'n Plump Poultry
	674
	 
	674

	3
	Gluek Brewing Company
	281
	 
	281

	4
	School District 750
	212
	34
	246

	5
	Assumption Campus
	120
	 
	120

	6
	Cold Spring Electric
	 
	49
	49

	7
	Cold Spring Bakery
	45
	 
	45

	8
	Lumber One 
	38
	 
	38

	9
	St. Boniface
	27
	 
	27

	10
	US Cable
	27
	 
	27

	11
	First National Bank of Cold Spring
	25
	1
	26

	12
	Super Valu
	25
	 
	25

	13
	The Great Blue Heron
	24
	 
	24

	14
	Marnanteli's
	24
	 
	24

	15
	City of Cold Spring
	21
	 
	21

	16
	Hardees
	20
	 
	20

	 
	Totals
	1,672
	718
	2,390

	Note: employee numbers are expressed as Full-Time Equivalents.
	
	

	Source: phone survey conducted by City staff.
	
	


Although labor projections for minor civil divisions are not available, projections for employment within the County can provide insight as to future employment within Cold Spring.  Table 11-5 below illustrates projected growth in the labor force in Stearns County through the year 2030.  As indicated, the total labor force within Stearns County is projected to increase 34.2% by 2030, with the largest increase occurring in the availability of laborers over the age of 65.  As indicated in Chapter 3 (Demographic Trends and Assumptions) the “over 55” age brackets will comprise the fastest growing segment of the population as baby boomers retire and continue to live longer.  This may have significant implications for the community’s workforce.  There is some debate as to whether economic conditions and longer lives might compel older workers to remain or re-enter occupations.  Evidence suggests that these workers may provide a resource for knowledge and expertise types of positions working on a consulting type basis.  
Table 11-5

Stearns County – Labor Force Projections

	Labor Force Type
	2000
	2005
	2010
	2015
	2020
	2025
	2030
	2000-2030
% Change

	Male labor force
	39,926
	43,660
	46,550
	48,670
	50,140
	51,730
	53,590
	34.2

	Female labor force
	35,394
	38,560
	41,000
	42,610
	43,810
	45,160
	46,870
	32.4

	Age 16-24
	19,365
	21,380
	21,300
	20,980
	20,810
	21,720
	23,070
	19.1

	Age 25-44
	33,505
	33,770
	35,450
	38,090
	40,810
	41,870
	41,940
	25.2

	Age 45-64
	20,188
	24,650
	28,040
	28,560
	27,550
	27,470
	28,890
	43.1

	Age 65 plus
	2,262
	2,410
	2,760
	3,640
	4,790
	5,820
	6,560
	190.0

	Total Labor 
	75,320
	82,220
	87,550
	91,280
	93,950
	96,890
	100,460
	33.4


Source:  MN State Demographic Office
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D. Unemployment Rate
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Labor force and unemployment data provide important information on the size and stability of a local economy. Historically, the unemployment rate has fluctuated within Cold Spring and within the state of Minnesota, with the unemployment rate in Cold Spring higher than the state average until about 1999 where the City’s and the State average fell nearly in sync.  While the labor force is projected to continue to increase, the unemployment rate may fluctuate with the economic status of the area, state and nation.  Table 11-6 provides historical labor force statistics for Cold Spring over the last ten year period and Chart 11-4 above illustrates the variation in unemployment rates among Cold Spring, Minnesota and the U.S.  

Table 11-6

Cold Spring, Minnesota & U.S.

Unemployment Rates 

1996 - 2006

	Year
	Stearns County Labor Force
	Stearns County Labor Force Employed
	Stearns County Labor Force Unemployed
	Cold Spring Unemployment Rate
	State of Minnesota Unemployment Rate
	U.S.

Unemployment Rate

	1996
	75,593
	71,908
	3,685
	         4.9 
	3.9
	5.4

	1997
	74,958
	71,869
	3,089
	         4.1 
	3.3
	4.9

	1998
	75,670
	73,292
	2,378
	         3.1 
	2.7
	4.5

	1999
	78,647
	76,344
	2,303
	         2.9 
	2.8
	4.2

	2000
	78,647
	75,820
	2,408
	         3.1 
	3.1
	3.7

	2001
	80,193
	77,100
	3,093
	         3.9 
	3.8
	4.7

	2002
	80,321
	76,770
	3,551
	         4.4
	4.5
	5.8

	2003
	80,623
	76,809
	3,814
	         4.7 
	4.8
	6.0

	2004
	80,900
	77,265
	3,635
	         4.5 
	4.6
	5.6

	2005
	81,655
	78,111
	3,544
	         4.3
	4.1
	5.1

	2006
	82,670
	79,379
	3,291
	         4.0 
	4.0
	4.6



   Source:  Minnesota Workforce Center

The Minnesota Work Force Center estimates 83,417 people in the labor force in Stearns County in July, 2007, with 79,877 employed, resulting in a 4.2% unemployment rate.  During this same time period Minnesota had an unemployment rate of 4.3% and the United States unemployment rate was 4.9%.

E.
Local Market Performance  


                               Table 11-7







                Population:Employment Ratio

Population:Employment Ratio
	NAICS

Code
	Industry
	P:E

Ratio

	101
	Goods-Producing Domain
	2

	102
	Service-Providing Domain
	3

	238
	Specialty Trade Contractors
	39

	1013
	Manufacturing
	2

	1021
	Trade, Transp. & Utilities
	15

	1026
	Leisure and Hospitality
	16

	61
	Education
	11

	53
	Real Estate
	264

	1023
	Financial Activities
	41

	1025
	Educational and Health Services
	6

	1028
	Public Administration, Executive
	55


A common measure that is used to assess performance in capturing local markets as well as assess the level of relative dependence on a particular industry is the Population/Employment Ratio.  A P:E Ratio that is relatively small (i.e., high levels of employment given the  population) is an indication of higher levels of dependence.  Conversely, a P:E Ratio that is relatively large (i.e., low levels of employment given the population) is an indication of lower levels of dependence.  The P:E ratio for the selected industries in Cold Spring is provided in Table 11-7.

As shown, the value of the P:E Ratio for Manufacturing at 2 suggests that it takes one employee in this sector to satisfy the demands of 2 persons.  Note that this value is significantly smaller than the P:E Ratio for Real Estate that have a value of 264 suggesting that it takes fewer employees in this sector  to satisfy demand.  Other higher dependant industries within the City include:  Goods & Service Producing Domain, Education and Educational and Health Services.

Location Quotient

Another widely used tool used to analysis local economic strengths and weaknesses is the Location Quotient.  Originally developed to aid in the construction of economic multipliers, analysts have found that the Location Quotient (LQ) can be a powerful indicator by itself.  Much like the Population:Employment ratio, the Location Quotient is a measure of the ability of the local market to capture local economic activity.  The Location Quotient’s critical value is one; if the computed LQ is greater than one for any sector, then that sector is said to be a strength of the community, if the LQ is less than one, then the community may be viewed as weak in that sector.  

There are two other potential ways to interpret the LQ.  One is to think in terms of specialization of the local economy.  For sectors with LQ greater than one, we could say that the local community specializes in that particular sector and is considered a strength.  If the LQ is less than one, then we simply say that this particular sector is not an area of specialization; an interpretation not quite as strong as concluding that the sector is a weakness. The final interpretation focuses on the exporting potential of the sector.  If the LQ is greater than one, the sector can be said to be exporting sales outside of the community.  Conversely, if the LQ is less than one, the sector is a non-exporter and importing must satisfy local consumption of the goods. 

	
	Industry
	2006 (4th Qtr.)


	 

	NAICS Code
	
	Average MN Weekly Wage
	Average. Alex Weekly Wage
	Location Quotient

	101
	Goods-Producing Domain
	$667


	$647
	1.03

	102
	Service-Providing Domain
	
	$445
	1.50

	238
	Specialty Trade Contractors
	
	$852
	0.78

	1013
	Manufacturing
	
	$633
	1.05

	1021
	Trade, Transp. & Utilities
	
	$391
	1.71

	1026
	Leisure and Hospitality
	
	$167
	3.99

	61
	Education
	
	$595
	1.12

	53
	Real Estate
	
	$619
	1.08

	1023
	Financial Activities
	
	$694
	0.96

	1025
	Educational and Health Services
	
	$505
	1.32

	1028
	Public Administration, Executive
	
	$466
	1.43





Table 11-8



     Location Quotient

In Cold Spring, the LQ for Leisure and Hospitality is 3.99, which is significantly greater than (1) one, indicating that this sector may be a strength for Cold Spring.  For Financial Activities and Public Administration and Executive Positions, the LQ for Cold Spring is only 0.78 and 0.96, respectively, suggesting that these sectors are not as strong or a specialization for the community.  For LQ there is the critical value of one, but the results must also be viewed in light of what is typical for other similar size communities and local trends.


Chart 11-5
F.
Composition of Tax Base
Composition of Tax Base Comparison

Minnesota is one of about 30 states that impose different property classification rates (class rates for short) based on a property’s use. The class rate describes what percentage of the property’s market value will be used to determine its property tax. Differences in class rates mean properties of equal value but used for different purposes pay different amounts of tax. 

Over the past several years, Cold Spring’s tax base has typically consisted of a high level of residential properties.  Based on taxes payable 2006, approximately 72.64% of the City of Cold Spring’s assessed market value was residential (single and multiple-family) in nature, 12.97% was commercial/industrial and 14.40% was ‘other’ including institutional/agricultural.  The following table compares the assessed values for residential and commercial/industrial properties within the comparable cities.  Cold Spring’s tax base mix is higher in the residential base and about average in the ‘other’ classification than that of the comparable cities.  According to the MN Department of Revenue, the Statewide Average in 2006 was 22% of the tax base as commercial/industrial, 69% residential (single and multiple-family) and 6% other.  Table 11-9 illustrates the differences between the comparison cities.
Table 11-9

Market Value Comparisons

 Payable 2006

	City
	Commercial
	%
	Residential
	%
	Other
	%
	Total
	Combined Tax Rate

	Cold Spring
	             26,559,300 
	12.97%
	                 148,748,920 
	72.64%
	    29,479,894 
	14.40%
	         204,788,114 
	156.91

	Richmond
	               9,047,233 
	11.17%
	                   64,741,300 
	79.90%
	      7,243,355 
	8.94%
	           81,031,888 
	172.05

	Rockville
	             12,557,367 
	6.02%
	                 132,247,960 
	63.38%
	    63,867,349 
	30.61%
	         208,672,676 
	156.78

	St. Joseph
	             38,430,467 
	16.46%
	                 158,778,600 
	68.00%
	    36,277,467 
	15.54%
	         233,486,534 
	161.49

	St. Cloud
	           827,632,267 
	23.47%
	              2,063,977,920 
	58.52%
	  635,178,308 
	18.01%
	      3,526,788,495 
	154.83


Source:  MN Department of Revenue

Since the commercial and industrial tax rates are higher than that of residential or other classed properties, these properties carry more of tax burden.  A large commercial and industrial base will help offset the disparity between classes helping to maintain low tax rates.  

Since 2001 the City has made a concerted effort to reduce Cold Spring’s tax rate to be more competitive with neighboring communities.  Cold Spring’s was ranked 21st among the 30 Stearns County cities in 2000, and is now ranked 7th overall.  The City Council sees the increase in the commercial and industrial sectors within its tax base, judicious use of public assistance, manageable debt load, and strong financial management as the four primary means by which to keep the tax rate competitive.  The City Council has also made it the goal of the City to have new growth pay for the expenses associated expanding infrastructure (water, sewer, streets, lighting), amenities (parks in particular) and services.  Chart 11-6 compares the tax rates among all Stearns County cities that have similar characteristics in size, growth and services offered by municipal government.

G.
Transit, Traffic and Parking

Public transit.  Public transit and traffic patterns provide a good indicator of the movement of people to and through a community.  Data on vehicle traffic volume provides information on the amount and location of travel.  Activity generators in a community such as industries, schools and medical facilities often are the major determinants in local travel.  Cold Spring also accommodates regional and highway travelers.  Street and highway traffic volume provides an important indicator of travel to a downtown area.  Retailers typically seek locations on major arteries and often require minimum average daily traffic counts to survive.  More specifically, businesses such as gasoline stations, convenience stores and fast food restaurants are located based on traffic volume and the access to and visibility from high traffic streets and highways.  Subsequently, examining the traffic counts aids in determining the feasibility of these types of businesses.  Conversely, while high traffic counts are desirable, extreme traffic congestion can be a deterrent to shoppers. That is, high traffic may hinder visibility, parking and pedestrian friendliness.  A review of the transportation system and traffic counts with related mapping is reviewed in Chapter 7 (Transportation).

Railroad.  Cold Spring is served by an active rail line that is owned by BNSF; and is operated by short-line company Northern Lines Railway (a division of Anacostia Company).  The fate of the rail service to Cold Spring is uncertain.  Only two businesses are utilizing the rail service currently, Cold Spring Granite and Wenners Gas Co.  Both the owners and operators of the rail line are intent on abandoning the railroad tracks beginning with the crossing of Mill Creek in Rockville, westerly all the way to and through Cold Spring.  Wenner Gas Co. may be the best example of the advantages of keeping rail delivery to the community; as they are one of the most competitive propane vendors in the Central Minnesota region, which they attribute largely to their low-cost rail delivery.  Having an active rail line has several very important advantages: 1) Since many communities are unable to offer this amenity, Cold Spring has an advantage when attracting businesses (industry particularly) that are dependent upon rail service; 2) It reduces truck traffic in the broad sense (statewide  & nation-wide), but even has the potential for a significant reduction of truck traffic in Cold Spring; 3) provides a lower cost source of transportation for materials imported to and exported from Cold Spring for existing businesses.  There are also several disadvantages: 1) There are almost standard nuisances associated with rail service, such as train whistles, poorly groomed right-of-ways and traffic interruption; 2) Crossings of railroads with utilities and roadways is generally very expensive and difficult to acquire, and at times prohibited entirely by the railroad; 3) Since the rail line runs through the heart of the community, and even the downtown, the unavoidable nuisance affects are contrary to the vision of a quaint small town, particularly in light of the vision for the redevelopment of the Cold Spring Granite downtown property.

There are two factors at work that make it seem possible that the track abandonment previously mentioned will occur.  Firstly, there are upgrades necessary to both the track and the crossing of Mill Creek, which the railroad owners, short-line operator and shippers feel is too great for each of them to bear alone; and efforts to reach an agreement on how the cost would be shared equitably among these parties has not been successful yet.  Secondly, there would be significant advantages to the Rocori Trail project if the tracks would be removed and the rail bed utilized for the trail surface.

The City’s leadership struggles to maintain a stance on what they wish for the fate of the train service to Cold Spring, when there are conflicting interests in and for the community.  Nevertheless, the City’s leadership was able to agree on the following position statement: 1) The City finds that an active rail line running through the heart of the city is not highest and best of the existing corridor; 2) The highest and best use of this corridor is the conversion to a regional trail; 3) The City’s primary objective will be to attempt to assist existing shippers that are dependent upon rail service to find alternative sites along active rail lines, and convert those properties in Cold Spring to a higher and better use; then additionally to support the conversion of the rail bed to regional trail.


Parking.  Parking in the downtown includes on-street parking, one quasi-public parking lot adjacent to City Hall, and private parking lots.  In order to support customer and employee parking, one parking standard suggests there be 1 to 3 parking spaces per 1,000 gross square feet of commercial space.  It is suggested that 4 to 6 parking spaces be provided per 1,000 gross feet of commercial spaces such as malls.  The City has not undertaken a comprehensive parking study; however, there is an awareness of a lack of available parking in the downtown area.  An implemented parking plan would improve traffic circulation within and between parking areas and pedestrian circulation to commercial establishments from parking areas.  A parking plan would consider targeting parcels contiguous to existing parking parcels for acquisition, swap, or easement. The parking plan should also include recommendations concerning lighting, landscaping, buffering and access to the main roads of the downtown. Additionally, each parking lot that has some public use right should be clearly identified with an attractive sign.
H.
Area Employment Forecast

A report issued in 2006 by the Minnesota Department of Employment and Economic Development, Labor Market Profile projected that by 2010, Region 7W employment will reach 320,000 jobs, an expansion of 18 percent over the decade. In this region, employment growth is projected to be fastest in three occupational sectors: 
1. Computer and Math-Related fields are expected to expand by 55 percent over the decade. Growth-leading occupations will include computer support specialists, computer software engineers, and systems analysts. 

2. Community and Social Services fields are expected to grow by 37 percent over the decade. The top gainers will include social workers and social and human services assistants. 

3. Healthcare Support fields are expected to expand by 32 percent over the decade. The strongest performers will include home health aides, nursing aides and attendants, medical assistants, and medical transcriptionists. 

Overall, the future job market favors “knowledge” workers and service-producing jobs. Many farming-related occupations, production occupations, and other blue collar fields are expected to add a minimal number of jobs or decline.

These Minnesota regional projections employ the same trend analysis used by the U.S. Department of Labor in national employment projections. Both nationally and in Minnesota, employment projections are widely used in educational program planning and career guidance.

III.
Economic DeVELOPMENT Summary

Cold Spring’s economy is fundamentally strong and has been resilient in the face of adverse external economic forces such as record-high oil prices, increased interest rates, global outsourcing and a weaker outlook for economic growth in the United States.  Global issues such as outsourcing, an increasingly global and virtual economy, and rapidly advancing technology, will have a growing impact on commerce and industry in Cold Spring.  These forces have been having an impact on the nations larger communities for a number of years, and the impact on rural Minnesota will be more pronounced over time.  Regional demographic trends will continue to have an affect on Cold Spring as well, bringing both benefits and challenges.  Economic indicators suggest Cold Spring will continue to prosper.  Several factors suggest the expansion of the commercial/industrial tax base within the community:

1. Wages have increased at a reasonable pace since 2000.

2. The disparity in per capita income between Stearns County and the State of Minnesota is expected to continue to decrease.  

3. The unemployment rate has remained below the national unemployment rates since 1996 and in line with the State average, falling below Minnesota in 2006 - an average of 4.6% in 2006 - the lowest in ten years.
4. Cold Spring has created 22 new businesses and 438 new employment positions since 2002.
5. The City has consistently managed the community’s finances prudently and continues to maintain a low tax rate.
6. The City and its public utility partners are investing to renew and expand the community’s infrastructure to provide a solid foundation for growth.
7. Cold Spring’s employment opportunities are diverse with a variety of manufacturing, sales and goods and service producing positions.

8. Cold Spring has kept pace with new technology, expanding its reach and scope of service and new industry standards.

9. Building construction of commercial and industrial facilities remains stable with significant increases in industrial and commercial construction in 2005, 2006 and 2007.

10. Various agencies in the Cold Spring area remain active in coordinating economic development activities. These include the Cold Spring Economic Development Authority, Cold Spring Chamber of Commerce, Stearns County HRA, Workforce Center and Minnesota’s Department of Employment and Economic Development (DEED). 

11. As retirees resettle in the Sauk River Chain of Lakes area, additional demand for services and construction will be required.

12. The City has been tremendously successfully in securing federal and state grants, since the new millennium.  These grants are vitally important for a variety of reasons, but particularly because they allow the EDA and City to offer incentives to businesses to expand or start-up in Cold Spring, without using public assistance such as TIF or JOBZ that come at a significant cost to the community.  The following is a listing of recent grant success, only those that related specifically to the economic development efforts of the City.

Economic Development Grant Success

Year
Program
Amount
Benefit

2003
Federal EDA
$1,351,992
½ the cost of water towers, Well 6 & 5,000’+ utility lines

2004
State MIF 
$500,000
Low interest loan to Gold’n Plump, P&I funds RLF Program

2005
State BDPI
$392,752
Paid 50% of the cost of Business Park Phase I utilities

2006
State BDPI
$300,000
Paid ⅓ of the cost of Business Park Phase II utilities

2007
State MIF
$500,000
Low interest loan to Gluek, repayments fund RLF program

IV.
Cold Spring Economic Development Program
Successful economic development is affected on the availability of land, financial resources, transportation access, available labor pools, size of service area, educated employees and the entrepreneurial spirit.  For strategic economic development planning to be effective, the active involvement of the private and nonprofit sectors at all levels of government is critical.  Cold Spring’s degree of economic success is also due largely in part by an active and aggressive economic development organization involving teamwork between elected and appointed officials, local business people, and community leaders.  

The majority of economic activities are conducted through the Cold Spring Economic Development Authority (CSEDA).  The CSEDA has been instrumental to the growth of business in the Cold Spring.  The EDA was established on September 11, 2001.  From helping business start-up or relocate to the area, to working on long-term goals of expansion, the EDA serves as a catalyst for industry and commerce in the area.  The EDA provides the following services:  Administers the Revolving Loan Fund, participates in community promotion, assists businesses in a variety of ways with expansion and relocation, oversees on behalf of the City Council the administration of the City’s existing Tax Increment Financing districts. and.  

The EDA has had involvement in many projects since their inception, but the following is a listing of the most notable economic development activities of the CSEDA include:

1. City View Houses.  Acquired two houses from Mn/DOT and resold for residential.  This project not only saved two houses from demolition, but provided financial assistance with the improvements in the neighborhood, and provided seed money for other development projects.

2. Cold Spring Commons.  Acquired four houses from Mn/DOT and resold through sealed bids, for the eventual development of Cold Spring Commons.  The project resulted in the creation of Cold Spring’s first office condominium project; it also will provide in the long-term a substantial amount of seed money for other development projects.

3. Cold Spring Business Park.  This is likely the most significant development project ever undertaken by the City.  In response to a public demand that the City initiate a development site for heavy commercial and light industrial business expansion; and an urgent need for Gluek to construct warehouse facilities, the EDA drove a multi-million dollar project once it became clear that a private party would not undertake the project.


Time has proven that one of the greatest benefits of creating the EDA is that there is a group of people that are passionate about economic development, that have the passion to further the City Council’s objectives with regard to community development; which allows the Council to focus on broader issues, allows for more time to be focused on each development issue, and provides a degree of confidentiality not otherwise available if the City Council were spearheading such projects.

The mission of the Cold Spring EDA is: To ensure the sustainability and viability of the community and to maximize community assets.  With a focus on community development that is consistent with the community’s objectives the EDA will work to maintain an abundant and diversified economic base through the judicious use of resources.

The Cold Spring EDA recognizes the importance of…

· The sustainability and viability of the community over a perceived need to expand or expand at all costs.  This principal is based upon the belief that growth does not necessarily indicate prosperity.

· Maximizing community assets over simply expanding the community’s economic base.  This principal is based upon the belief that the objective of expanding a community’s economic base is in most cases only the means to an end, with that end being a maximization of the goods and services available to residents, whether public or private.

· Emphasizing community development over economic development. This principal is based upon the belief that the objectives commonly associated with economic development are merely a subset of the objectives associated with community development; with the latter incorporating a greater importance for community assets.

· The belief that ideally all development should bring the community closer to the objectives the community has established, to a large degree in its comprehensive plan.  Furthermore, that development which is inconsistent with the community’s objectives possesses a lower value, or may even be undesired.

· Maintaining an economic base that is not only abundant, but is also abundantly diversified.  This principal is based upon the belief that a diverse industrial base provides a greater level of employment opportunity for the community’s residents and a more stable tax base.  More importantly that a diverse commercial base provides a higher degree of variety among the goods and services available to its residents, and that all existing commerce benefits from diversity.

· A comprehension of the scarcity of resources; particularly natural, human and financial resources.  This principal is based upon the belief that an over-utilization of a particular resource threatens to disrupt the balance required for sustainability and often leads demands for the contribution of greater public resources.  Above all, that public resources are limited and should be utilized most judiciously.

V.  
Technology

Cold Spring’s telecommunication profile includes high speed internet services are offered currently through Qwest and US Cable, computer resources at the public library and work force center, cellular phone companies in the community, medical technology and resources and partnerships with  the Rocori School District.  

As a part of the business meetings participants noted that technology advances within the community were good and noted the need to promote the availability of video conferencing.

Recommendation relating to technology:

1. As a means of creating efficiencies for businesses, promote the use of teleconferencing or video conferencing options available to the business community.

VI.  
Downtown Commercial Business District

It is essential that a community understand the importance of all commercial areas and the overall impact each has on the community as a whole.  The City’s zoning ordinance classifies commercial areas as (C-1) Downtown Commercial District, (C-2) Fringe Commercial District and (C-3) Highway Commercial District.  For purposes of this Comprehensive Plan, the commercial business activities have been segregated into two categories: (1) Downtown Business District and (2) Highway Commercial Development.  Cold Spring’s downtown is comprised primarily of retail and professional services.  Governmental offices, library and post office attract consumers and employees to the downtown area.

The Building Code is applied to new and remodeled structures; additionally, newly adopted (2006) design standards regulating construction materials or building design dependent upon zoning district.  The City recognizes that visitors and shoppers enjoy attractive and inviting storefronts; therefore, downtown development should provide glass frontage on the ground level to maintain a traditional downtown storefront feel as well as traditional building materials such as brick, granite or other exceptional material.

There is a risk that if commercial businesses that are best suited for downtown begin to seek to locate in the areas along Highway 23, that the Downtown may experience a decline in customer business.  One way to keep the Downtown a vital part of the community is to modify it to become a self-supporting area outside of the commercial development toward the highway.   The City can encourage particular types of business services in the Downtown area, which are not available in the highway commercial areas, such as local government facilities, professional, and specialty services.

Recommendations for Downtown Commercial (Re) Development:

1. Amenities.  The City shall focus on strengthening the downtown as a vital center of the community, offering:
a. A diverse mix of activities such as retail shops, eateries, public buildings, workplaces and parks; 
b. Lively, pedestrian-friendly amenities (e.g. ornamental lighting, outdoor artwork, benches, green space, unified streetscape, wide and continuous sidewalks, etc); 
c. Unique pedestrian systems tied to existing and future park/open space facilities, historic buildings; and, 
d. Opportunities for personal interaction and tourism within the community such as museums, community gathering spots, occasions and celebrations.
2. Identify redevelopment areas.  The City should conduct an inventory of parcels and areas suitable for redevelopment, and target those areas with its economic development efforts and public assistance.
The City should seek financial assistance for improvements required on a larger scale, such as the establishment of a redevelopment or renewal/renovation TIF district.  The Small Cities Development Program should also be continually considered as a possible source of funding for renovation of downtown commercial and residential.  Areas for the establishment of a potential “Downtown Redevelopment District” should be identified with respect to the acquisition and/or rehabilitation of substandard properties and the preservation of structures for rehabilitation.  

3. Government buildings.  Governmental, semi-governmental and institutional services and buildings including City offices, Library, Post Office should not be removed from the downtown business district.

4. Park.  The City should attempt to establish a small park in Downtown, particularly if connections can be made from that park to other amenities by good quality pedestrian ways.  This will benefit the downtown by providing more of a reason for people to visit downtown, even to linger and lounge there, which increases the feeling of an environment that is welcoming to pedestrians.

5. Housing downtown.  Appropriate housing in the downtown should be a mixed commercial/residential structures, such as senior housing in which residents may walk to nearby services or residential on the second story.  Adequate off-street parking and open space should be provided for residential uses.

6. Housing adjacent to downtown.  The City should encourage the construction of new housing units in areas adjacent to the downtown core as a means of increasing pedestrian traffic/interest in the downtown area.

7. Pedestrian.  The pedestrian circulation system should be enhanced by improving sidewalks, street furniture, and mitigate conflicts with traffic and street intersections by providing proper separation and signage control and enforcing such signage regulations.

8. Design standards.  To further accommodate downtown (re)development the City should enforce downtown commercial district standards or design guidelines including construction materials, colors, restoration of original architectural features, signage and awnings.  The City should consider giving extra consideration—such as lower interest rates, higher maximum loan amounts, or longer-term financing—for applications to the Revolving Loan Fund, when the funds would be utilized to assist with the implementation of these goals.

9. Replace lost parking.  If development on existing parking lots in the downtown occurs, replacement parking equal to the number of spaces lost should be required.

10. Land acquisition.  The City should acquire key parcels near downtown areas for parking and green spaces where needed and coordinate parking within the downtown.  Existing parking lots should be kept in good repair with routine maintenance or reconstructed when necessary.
11. Parking plan.  A parking plan should be developed that would target parcels contiguous to existing parking parcels for acquisition, swap, or easement. The parking plan should also include recommendations concerning lighting, landscaping, buffering and access to the main roads of the downtown. Traffic circulation within and between parking areas and pedestrian circulation to commercial establishments from parking areas should be included within the plan.
12. Entrance Signs.  In addition installing welcome signs at the entrances to the community, the City should seek to install attractive and noticeable welcome signs at the prominent entrances to the City’s downtown.  Attractive signs help improve the appearance of the downtown, help create and define a special sense of place, and are welcoming to shoppers.

VII.
 Highway Commercial District

A.  Downtown in General.

Significant highway commercial construction is starting to occur along the Highway 23 corridor from St. Cloud to Richmond.  Many of the areas along Highway 23 within city limits, or generally adjacent thereto, are already developed, but there smaller parcels that are undeveloped or suitable for redevelopment.  With projected growth in the City, and increased traffic on Highway 23, the City anticipates continued highway commercial development within the next several years.  Therefore, Cold Spring should plan to utilize its location along Highway 23 to establish attractive commercial areas.  Since the highway corridors serve as commercial districts for the City, the development should be complimentary to the services in the Downtown. These developments should be of a specialized nature exhibiting needs of highway access and visibility.  Cold Spring should promote the Highway 23 entrance area and support opportunities for regional shoppers’ goods and facilities. 

With the highway also acting as the “gateway” to the City, it is important that commercial development in this area maintain high standards of quality.  The City should continue to enforce building standards, attractive landscaping requirements, environmental beautification and controlled parking, loading and street “functional classification” standards.    The City should plan now to allow for the increased market potential which will occur in the future and implement commercial land use policies and guidelines as the future market warrants.  The City should promote commercial development in designated centers and commercial “nodes” that not only offer higher efficiency in land use and development, but also offer a higher level of aesthetics.  

Recommendations for Highway Commercial Development:

1.  Cohesive commercial neighborhood.  New retail and service-oriented commercial development should be designed as cohesive, highly interrelated and coordinated units, with adequate off-street parking and appropriate regulated points of access.  As opposed to individualized projects that are not very well integrated with one other, and detract from an efficient and attractive commercial neighborhood.  The Common Interest Community (CIC) approach to multi-tenant commercial projects provides a good basis for such design and should be utilized by the City to the extent practical.

2.  Avoid strip concept.  The City should discourage new commercial development which is “strip” commercial in nature in favor or concentrated nodes. This would also include development standards which ensure that buildings are placed appropriately on the site and have adequate circulation and parking.  Concentrated nodes should be located at major intersections or where there is a residential service population.

3.  Development standards.  Development standards should be continually reviewed to insure the quality of development desired by the community including minimum lot sizes, landscaping standards, building construction, lighting and outdoor storage.

4.  Highest & best use.  The City should strive to utilize property to its highest and best use.  This will require the City’s leadership to avoid giving approvals for projects that are not suggested for a site or area by the Comprehensive Plan or allowed by the Zoning Ordinance despite the short-term gain that would be realized.

5.  Interim uses.  In order to assist with preserving a property or area for its highest and best use, the City should consider interim uses for such properties, provided that such activity can exist in harmony with existing and proposed uses.  And that such uses will not serve as impediments to the long-term planned activities and development.

B.  Cold Spring Granite Downtown Redevelopment.

The Downtown Redevelopment project of Cold Spring Granite is so significant to the community that the City believes that it warrants dedicated discussion in this Chapter.  The project consists of the potential redevelopment of approximately 28 acres, which is generally characterized as two sites, referred to here as the “Main Campus” and the “Foundry Site”.  The Main Campus lies between Main Street on the north, Highway 23 on the south, the Sauk River on the east, and existing downtown on the west.  The Foundry Site lies north of Main Street.  The project has a tremendous amount of potential to have a positive impact on the community, and bring about an unprecedented degree of improvement to the downtown, community and even the region.  The City’s leadership also recognizes that if the project is not managed properly that it has the potential to adversely impact the downtown and community for decades.  A great deal of effort has been dedicated to the development of a concept plan that garnered the support of company and city officials.  

In 2005, an effort was underway in earnest to develop a site of design standards that would guide this redevelopment area, in what eventually became the Riverfront District regulations in the Zoning Ordinance.  The City’s has communicated its intent to have the property redevelop according to the vision embodied by that policy, but has additionally identified a set of objectives for the project that are listed as the following recommendations of this Comprehensive Plan.

Recommendations for Granite Company Downtown Redevelopment:

1. Public amenities.  Incorporate a variety of public amenities; such as a river walk, a public park, a site for a public library/community center, trails that connect the site to other amenities in the community, extra-ordinary streetscaping, and the like.

2. Types of businesses.  Take steps to ensure that redevelopment within the site does not place an unreasonable competitive disadvantage for existing businesses in the community, particularly those in the downtown.  Encourage the establishment of locally owned and independently owned business within the project site to the extent practical.

3. Development standard.  Ensure that buildings, streetscapes and the project in general are of a high aesthetic standard.

4. Public assistance.  The City should contribute public assistance only after the City Council has determined that the financial risks to the City is negligible, that the project as proposed provides sufficient community benefit; and that there is sufficient commitment on the part of the developer to adhere to the goals set by the City.  The City Council shall provide public assistance in an amount that they determine is commensurate with the true financial need of the project, and the benefit that is being provided back to the community.  Finally, if the City contributes Tax Increment Financing to project, the City shall have a formal role in the planning and redevelopment decisions in the manner defined by the CSEDA, and ultimately the City Council.

VIII.
Industrial Development

Cold Spring is fortunate to have a diverse industrial base.  Cold Spring essentially has three existing industrial areas; the downtown Gluek Brewing Company processing facility, Highway 23 east and the Cold Spring Business Park.  With the establishment of the Cold Spring Business Park, the City’s leadership was forced to conduct a critical analysis of what types of industrial development are compatible with the vision for the community and the City’s ability to provide sites for industrial development in a competitive manner.  From those discussions came the following key findings.

A. The aggressive pursuit of heavy industrial development would force Cold Spring to compete against neighboring communities, all offering incentives in hopes of putting together the best deal.

B. The developers of heavy industrial projects commonly expect significant amounts of direct financial assistance from local governments.

C. Land in or within reasonable proximity to city limits that is suitable for heavy industrial development is relatively scarce; and the developers of such projects typically require large tracts of land, often 10 acres in size or more.

D. Heavy industrial development typically creates nuisances that do not accompany light industrial or commercial projects.

E. Cold Spring has experienced a significant amount of growth in its commercial sector, and seems to be developing a micro-economy outside of the St. Cloud MSA, the “big fish in a small pond” scenario, and there seems to be opportunity to expand that further.

F. Because wage levels tend to be higher with skilled and semi-skilled labor, and income levels higher with small business ownership; the community’s wealth would increase if this growth were pursued over heavy industrial.

G. The Minnesota Design Team pointed out that the two most heavily traveled entrances into Cold Spring are intensively industrial or commercial, and lacking in aesthetics.  The City determined that it should strive to prevent its third most heavily traveled entrance from taking on the same appearance.

H. Perhaps most importantly, the City realized there was a lot of desire for business expansion and start up in Cold Spring from people that own a home or business in the area; and that the City should orient its economic development efforts primarily to facilitating local entrepreneurial spirit.

Cold Spring’s Business Park land was zoned based on several key criteria, including; proximity to the County Road 2 & Interstate 94, buildable land, and the lack of presence of immediate residential development.  Recognizing that the entrance from the north into Cold Spring on County Road 2 will have a significant increase in traffic volumes; and that there is a lack of available sites for new highway-oriented commercial; and following the Minnesota Design Team’s strong recommendation that the City not have industrial immediately adjacent to this roadway, the City decided to zone the area along County Road 2 as Highway Commercial, provide a residential buffer on the west, and to have the remainder zoned for light industrial.

New industrial development should be encouraged to locate in existing and proposed industrial parks and industrially zoned areas.  Development considerations include compatibility with adjoining uses, employee and truck traffic generation, pollution potentials, environmental sensitivity and impact on the area waters.

Existing industries should be retained and encouraged to expand in appropriately zoned industrial areas. The Cold Spring Economic Development Authority should promote industrial developments that maximize the return on city investments in public facilities and services, expand the tax base, provide quality employment opportunities and compliment existing services.

For both existing and new industrial development, regulations should be maintained with criteria regarding: building appearance and materials; screening of outside storage areas; screening of off-street parking facilities; use of landscaping; and proper handling of environmentally sensitive areas.  

Recommendations for Industrial Development:

1.  Residential impact.  Traffic generated by industrial activity should be prohibited from penetrating residential neighborhoods.

2.  Relocation.  Existing uses that are industrial in nature and within residential and/or environmentally sensitive areas of the community should be encouraged to relocate to areas where the use is more appropriate and compatible with adjoining uses.

3.  Pollution.  Existing industrial uses and new industrial development should not cause pollutants or contaminants to be emitted into the surrounding environment (including air, soils, ground water, drainage ways, sanitary sewer and storm sewer) in excess of regulations.

4.  Screening.  Industrial areas should be adequately screened and appropriately landscaped and designed according to City standards.  To the extent practical, industrial uses and neighborhoods should be screened from major roadways with commercial development.

5.  Capacity to serve.  Due consideration should be given to all potential physical implications on services and facility demands (i.e., traffic generation, sewer and water demands, etc) of any proposed industrial development.  Extension of utilities and annexation of areas about to become industrial in nature should occur prior to the issuance of building permits for the industrial construction.

6.  Technology.  The expansion of the technology/service sector should be explored as an opportunity in the community’s approach to economic and industrial land development, in an effort to elevate wage rates in the community and improve aesthetics of industrial buildings.

7.  Balance.  The City should focus on providing a balance of industrial growth to support the community’s tax base and to provide jobs; commercial growth to provide services to employees; and residents and housing development to provide housing opportunities for all.
IX. 
RETAIL COMPETITION 

Retail opportunities exist, both in the downtown and in future highway commercial areas of Cold Spring.  However, many freeway oriented "big box" or “superstore” retail establishments exist less than 15 miles in and around St. Cloud.  While the close proximity to St. Cloud has benefited the City in numerous ways as previously stated, it can also have a detrimental effect on new and existing retail and service oriented establishments. However, small retailers can grow and prosper even with new superstore or chain competition; whether the impacts are most prevalent in a downtown or highway commercial area.  Generally, small stores cannot compete on the basis of price and selection, but they can find special products and services that the superstores do not offer.  Gaining customer loyalty through consistent value and good shopping experiences is essential. The National Grocers Association and others offer some tips for grocers, facing the new competition from superstores.  Most of these recommendations apply to general retail as well.
· Service. A general weakness of large supermarkets is their inability to provide fast and friendly service, especially on weekends. Large stores often do not have enough employees or managers to solve problems. Small grocers can offer a smile and personal service (such as baggers that carry groceries out to cars). 

· Offer Convenience. Many consumers today are looking for a one-stop shop (banking/ATM, childcare, pharmacy, restaurants, photo finishing, etc.). Small retailers should explore ways to fit additional services in their limited space.

· Use Technology. New technology such as self-checkout lanes are being installed in many stores today.  Credit card capabilities are essential as well.

· Enhance Store Atmosphere. Some argue that consumers are tired of long aisles and boring atmosphere. Consider creating a more pleasing shopping experience by changing the lighting and floor plans. Make sure the stores are easy to shop in and are clean and modern.

· Offer Order-By Phone. Local stores that have a high elderly population within its market area may want to consider "order-by-phone" service with personal delivery.

· Collaboration with Other Stores. A store should choose products and services that are not duplicative of other businesses. Cooperation including among local businesses is necessary.  In rural areas, regional retailers can work with each other by having one store deliver to other stores, helping each of them to stay in business.

· Don't be Fussy about Where You Get Sales. Downtown retailers should pay close attention to their key market segments including walking-distance residents and downtown employees. However, they must recognize that other market segments (such as tourists) may provide the additional sales volume to make the business profitable. Aggressive promotion is necessary.

· Sell High Quality Perishable Food. Customers indicate that quality and freshness are often more important than price. Quality fruits, vegetables and meats as well as use-before/sell-by dates are some of the most important factors in selecting a store. Most chains are weak on perishable foods. Some believe that fresh food sections will grow in popularity while canned and boxed good sections (the strength of superstores) are shrinking.

· Ready-To-Eat Foods. Today's fast-paced lifestyle is responsible for the steady growth in away-from-home food expenditures. This leads to a decline in sales on items for in-home consumption. Grocery stores can regain lost sales by preparing ready-to-eat foods, such as salads, soups, and pastas. Consider an in-store café.

· Offer Unique Products. Gourmet items (i.e. fresh breads, deli meats, desserts), organic and vegetarian items, extensive Herbs & Spices, imported wines/beers, local artisan crafts and goods and seasonal items can differentiate a store from the competition. 

· Don't Compete on Price. Some industry experts argue that price is not as important as quality and customer service. However, prices should be reasonable in the eyes of the consumer. Develop marketing strategies with wholesalers and direct store delivery companies.

Recommendation.  To better compete and more realistically prepare for future commercial development, the City and/or EDA may wish to undertake a market analysis study to help local business leaders, entrepreneurs, developers, and economic development professionals understand the changing marketplace and identify business and real estate development opportunities that are realistic and make sense for Cold Spring.  The study should involve consumers, government leaders, representatives of local service clubs (i.e. Chamber of Commerce), leaders from the local financial community, local economic and community development professionals, real estate professionals, local commercial property owners and students   A sample of study outcomes are as follows: 

· Understand dynamics of the trade area including its customers and competition 

· Address specific issues (business mix, vacancies, intense competition from St. Cloud MSA, etc.) 

· Demonstrate the economic importance of downtown 

· Support business expansion and recruitment efforts 

· Identify niche markets 

· Identify appropriate mixed uses for downtown and highway commercial 

· Develop a market-driven promotional plan 

· Identify potential design improvements

· Identify market improvements (hours of operation, parking etc.)

· Identify downtown niche, locally driven redevelopment projects to reuse existing buildings (regional cuisine with entertainment/culture, uses that highlight local and historical significant community businesses, performing arts venues, etc.)

Retail competition within Cold Spring’s downtown and highway commercial areas should also be carefully considered, keeping in mind that it may not be enough to be doing the same things more efficiently or personally than the competition. In order to establish an enduring competitive advantage with competing retail locations, the merchants in a downtown commercial district need to offer a different shopping experience. It is necessary to create a shopping experience that competitors will be unable to duplicate (opportunities for gathering and social interaction, pedestrian orientation, exceptional aesthetics, etc.).  While zoning allows the City to segregate uses to some degree, there are still overlaps in zoning that may negatively affect a downtown such as eateries and general retail that may exist within most commercial zoning districts.  

X.
PUBLIC INPUT

In order to obtain community input on economic development within the City, several questions relating to commercial and industrial development were included within a community survey.  In addition, the topic was discussed at the community meeting, as well as at a business meeting.  During the business meeting, participants in the Comprehensive Plan development process identified what made Cold Spring a good place to do business.  Among the top items noted were:
· Location, proximity to St. Cloud metro and Interstate 94 

· Small town atmosphere

· Diversity of business

· Good work ethic

Noted challenges to doing business were:

· Competition with St. Cloud, getting people to use local businesses

· Need for additional specialty shops

· Declining reputation of the educational system in the Rocori School District 

· Transportation problems and traffic congestion

The full surveys and business meeting summary can be found in the Appendix.
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