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Economic Development Authority Meeting MINUTES  
APRIL 23, 2026 

 
1) CALL TO ORDER 

The meeting was called to order by Chair Ganfield at 6:00 pm 
Commission Members Present: Josh Berg, Amanda Novak, Andrew Ganfield, Megan 
Thielfoldt, Kate Timmerman, and Bob Vogel 
Commission Members Absent: None 
Also Present: Executive Director Terry, Senior Planner Christianson, Planner Malecha, 
Dawn Weitzel, Nicole Weber, Tom Shaver, Phil Cattanach, Nate Erickson, Rebecca Kurtz, 
and Schane Rudlang. 
 

2) PLEDGE OF ALLEGIANCE 
Chair Ganfield led the Economic Development Authority and audience in the Pledge of 
Allegiance. 
 

3) ADOPTION OF AGENDA 
Chair Ganfield asked if there were any changes to the agenda. Executive Director Terry 
informed Ganfield there were no changes. 
MOTION by Timmerman, second by Novak to approve the agenda. 
MOTION CARRIED: 5-0 
 

4) CONSENT AGENDA 
a. Approve Minutes of the March 26, 2026 Meeting of the Economic Development Authority 
MOTION by Berg, second by Novak to approve the consent agenda as presented. 
MOTION CARRIED: 5-0 
 

5) PUBLIC HEARINGS 
a. None 
 

6) NEW BUSINESS 
a. Meeting Schedule 

i. Adopt Resolution 26-02 Concerning Meeting Schedule of the Elko New Market 
Economic Development Authority 

Executive Director Terry requested that Resolution 26-02 be adopted to change the start 
times of the May, June, and July EDA Meetings to 5:30 PM to accommodate panel 
discussion. 
MOTION by Timmerman, second by Thielfoldt to adopt Resolution 26-02 Concerning the 
Meeting Schedule of the EDA. 
MOTION CARRIED: 5-0 
 

7) CONTINUED BUSINESS 
a. Economic Development Strategic Planning Panel – Commercial/Industrial 
The Economic Development Authority participated in a developer panel discussion as part of 
the City’s ongoing economic development strategic planning efforts. The discussion was 
facilitated by Ehlers and included industry professionals representing development and 
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brokerage perspectives. The panel consisted of Tom Shaver, Phil Cattanach, and Nate 
Erickson. Panelists provided insight into current market conditions, development trends, and 
factors influencing commercial and industrial development decisions, with discussion 
focused on applicability to Elko New Market. 
 
Summary of the Discussion: 
Market Conditions and Trends 
Panelists indicated that industrial development remains one of the strongest sectors in the 
commercial real estate market, although activity has moderated from peak levels experienced 
during the COVID-19 period. Demand in the Twin Cities has stabilized at levels still 
exceeding pre-pandemic conditions. 
 
Industrial and multifamily development continue to be the most active sectors, while the 
office market is experiencing oversupply and ongoing transition. Industrial building design 
has evolved significantly, with increased expectations for building height, technology 
integration, and operational efficiency. 
 
Demand and Location Factors 
Current industrial demand in the Twin Cities was estimated at approximately 9–10 million 
square feet. Activity is concentrated primarily in the northwest and north-central metro areas, 
where land availability and labor access are strongest. 
 
Panelists emphasized that development decisions are driven primarily by: 
• Labor availability  
• Access to major transportation corridors  
• Proximity to existing industrial development  

 
The south metro, including areas near Elko New Market, currently experiences higher 
vacancy in certain submarkets, which may limit near-term speculative development. 
 
Development Potential in Elko New Market 
Panelists indicated that development in Elko New Market is most likely to occur through 
build-to-suit projects, rather than speculative multi-tenant industrial buildings. 
 
The market is generally better suited for: 
• Small to mid-sized users (approximately 10,000 to 40,000 square feet)  
• Local or regional business expansion  
Larger speculative buildings are less likely due to financing constraints and limited tenant 
depth in the immediate area. 
 
Identified advantages for Elko New Market include: 
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• Location along the I-35 corridor  
• Availability of larger land parcels  
• Potential for flexible zoning and development standards  
 
Labor and Site Selection Considerations 
Panelists emphasized that labor availability is the most significant factor in site selection 
decisions, often outweighing real estate costs. 
 
Additional considerations include: 
• Utility capacity (power, water, sewer)  
• Transportation access and travel times  
• Certainty and efficiency in the entitlement and permitting process  

 
Communities that can demonstrate access to a reliable workforce are more competitive in 
attracting development. 
 
City Role and Development Process 
Panelists noted that cities can improve competitiveness by: 
• Providing clear and consistent zoning and comprehensive plan guidance  
• Ensuring infrastructure readiness  
• Maintaining a collaborative and solution-oriented approach to development proposals 
  
Uncertainty, delays, and overly rigid development standards were identified as common 
barriers. 
 
Infrastructure and Access 
The existing interchange in Elko New Market was viewed as an asset and not a current 
barrier to development. However, future improvements may enhance long-term development 
potential. 
 
Panelists emphasized the importance of: 
• Efficient truck access  
• Planning for future traffic capacity  
• Coordinating infrastructure improvements with development timing  
 
Economic Development Tools and Outreach 
Panelists discussed the role of incentives, including tax increment financing, noting that such 
tools can be effective but are often misunderstood by the public. 
 
Additional strategies identified include: 
• Increasing engagement with the development community  
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• Hosting outreach or networking events  
• Promoting successful local projects to build credibility  
 
Long-Term Considerations 
Panelists noted that industrial development typically occurs over extended timeframes and 
may take years or decades to fully build out. 
 
Future considerations discussed included: 
• Emerging technologies (e.g., autonomous trucking)  
• Interim land uses for undeveloped properties  
• The importance of attracting catalyst employers  
 
Conclusion 
The panel discussion provided insight into current market conditions and development trends 
relevant to Elko New Market. Panelists indicated that while the City is well-positioned long-
term, near-term development is likely to be incremental and focused on build-to-suit 
opportunities. 
 
Key factors influencing future development include labor availability, infrastructure 
readiness, and the City’s ability to provide a predictable and flexible development 
environment. 
 

8) EXECUTIVE DIRECTOR’S REPORT 
None. 
 

9) ADJOURNMENT 
MOTION by Berg, second by Novak to adjourn the meeting at 7:34 PM. 
MOTION CARRIED: 5-0 


