Economic Development Authority Meeting MINUTES
MAY 28, 2026
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CALL TO ORDER

The meeting was called to order by Chair Ganfield at 5:42 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,
Nicole Weber, Suzanne Schefcik, Paul Maenner, Rebecca Kurtz, and Schane Rudlang.

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

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 Thielfoldt to approve the agenda.

MOTION CARRIED: 5-0

CONSENT AGENDA

a. Approve Minutes of the April 23, 2026 Meeting of the Economic Development Authority
MOTION by Berg, second by Novak to approve the consent agenda as presented.
MOTION CARRIED: 5-0

PUBLIC HEARINGS
a. None

NEW BUSINESS
a. None

CONTINUED BUSINESS

a. Economic Development Strategic Planning Panel — Retail

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
brokerage perspectives. The panel consisted of Suzanne Schefcik and Paul Maenner.
Panelists provided insight regarding retail development to better understand current retail
market trends and opportunities for future retail growth in Elko New Market. The discussion
focused on national and regional retail conditions, development feasibility, community
characteristics, and strategies for encouraging commercial investment.

Retail Market Conditions
Panelists noted that despite concerns following COVID-19, retail remains strong. Retail
vacancy rates in suburban markets are historically low, around 4%, indicating continued
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demand for retail space. However, new retail development has slowed significantly due to
rising construction costs, financing costs, insurance premiums, and property taxes.

Retail rents required to support new construction have increased substantially, often reaching
$50-$60 per square foot plus operating expenses. These costs make it difficult for many
retailers to justify new locations, even when demand exists.

Developers today generally require commitments from tenants before proceeding with
construction. Speculative retail development is uncommon due to the financial risks
associated with site planning, design, and entitlement costs.

Retail Types Most Likely to Succeed

The panel emphasized that retail success is driven primarily by:
e Population ("rooftops")

e Traffic counts

o Household demographics

e Community identity

For a community the size of Elko New Market, panelists suggested that service-oriented
businesses are currently the most realistic opportunities, including:

o Daycare centers

e Automotive services

e Hair and nail salons

o Coftee shops

e Small restaurants

e Local retailers

e Pharmacy-type services

Businesses that provide services unavailable through online shopping were identified as
having the strongest growth potential. National retailers generally require larger population
thresholds and may not consider Elko New Market until the community grows significantly.

Grocery Store Feasibility

The panel discussed grocery stores extensively, noting that most grocers seek trade areas
with approximately 15,000-20,000 residents or more. Panelists stated that Elko New
Market's current population, combined with nearby grocery options in Lakeville and New
Prague, makes attracting a traditional grocery store unlikely in the near term. Grocery
development was described as a long-term opportunity rather than a near-term objective.
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Commercial Land Preservation

Commission members asked whether commercial land should continue to be preserved given
ongoing pressure to convert commercial sites to residential development. Panelists advised
maintaining key commercial locations, particularly highly visible corridors and downtown
areas, while recognizing that retail development patterns continue to evolve. They suggested
avoiding overly prescriptive land-use strategies and allowing the market flexibility to
respond to changing retail trends.

The discussion highlighted the importance of preserving opportunities for future commercial
development without requiring specific uses.

Downtown as a Retail Opportunity

Both panelists repeatedly identified the historic New Market downtown area as the
community's strongest retail opportunity.

Key advantages cited included:

o Existing character and identity

o Walkability

e Historic buildings

o Existing infrastructure

o Potential for adaptive reuse

o Ability to create a unique destination experience

Rather than competing directly with larger retail centers in Lakeville, panelists suggested
downtown could become a distinctive local destination through small businesses, specialty
retailers, restaurants, coffee shops, events, and community gathering spaces. Several vacant
or underutilized properties in the downtown area were identified as potential redevelopment
opportunities.

Experience-Based Development

The panel emphasized that successful retail increasingly revolves around experiences and
authenticity rather than simply providing products.

Examples discussed included:
e Historic building reuse

e Food truck events

e Farmers markets

e Community festivals
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e Outdoor gathering spaces

e Boutique retail

o Coftee shops

e Microbreweries

o Entertainment-oriented uses

Panelists encouraged the City to build upon existing assets such as:
o Elko Speedway / Drive-in Theater

e Community events

o Historic downtown buildings

They suggested leveraging these assets to create additional reasons for visitors to spend time
in the community.

Mixed-Use Development

Mixed-use development was discussed as a potential tool, particularly in downtown areas.
However, panelists cautioned against requiring retail space as part of residential projects.
They noted that many mixed-use projects struggle to lease retail space, even in higher-
density urban areas, and that residential uses often subsidize underperforming commercial
space.

The recommendation was to allow mixed-use projects where appropriate but avoid mandates
that could reduce project feasibility.

Infrastructure and Access

The panel stressed that retailers value:
o [Easy access

o High visibility

o Convenient parking

e Minimal barriers to entry

As future improvements are considered near the Interstate 35 interchange, panelists
encouraged maintaining convenient access to commercial properties whenever possible.

Incentives and Development Assistance

Panelists indicated that retail projects generally do not expect public financial incentives in
the same way that housing projects often do. Instead, retailers and developers place greater
value on:
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e Shovel-ready sites

o Existing infrastructure

e Predictable approval processes
o Efficient permitting

e Clear expectations

While tools such as TIF and grant programs can be helpful in certain situations, the panel
emphasized that reducing uncertainty and delays is often more valuable than direct financial
assistance.

Characteristics of a Business-Friendly Community

When asked what makes a city attractive to developers and retailers, panelists highlighted:
o Transparency

o Efficiency

o Flexibility

e Predictable timelines

e (lear development requirements

e C(Collaborative problem-solving

Communities that communicate expectations clearly and process applications efficiently
were viewed as more attractive to the development community.

Strategic Recommendations

The panel offered several strategic observations for the City:

o Continue supporting residential growth, as population growth drives future retail
opportunities.

e Focus on enhancing and activating the downtown area as a unique destination.

o Preserve key commercial sites while maintaining flexibility in future land-use decisions.

e Leverage community assets such as Elko Speedway, the drive-in theater, schools, and
historic buildings.

e Consider programming and events as tools to generate activity and attract visitors.

o Engage brokers, developers, and entrepreneurs to increase awareness of opportunities
within the community.

o Explore adaptive reuse opportunities for City-owned properties and historic structures.

Overall Conclusion

The panel concluded that significant national retail development is unlikely in the near term
due to current population levels and market conditions. However, Elko New Market
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possesses several unique assets that position it well for incremental retail growth. Panelists
encouraged the City to focus on creating a vibrant, experience-oriented downtown
environment, supporting local entrepreneurship, and continuing residential growth that will
ultimately strengthen the community's long-term retail market.

8) EXECUTIVE DIRECTOR’S REPORT
None.

9) ADJOURNMENT
MOTION by Thielfoldt, second by Timmerman to adjourn the meeting at 7:01 PM.
MOTION CARRIED: 5-0
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