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The Right Time to Go Green?

Location: Minneapolis Uptown: Lake Street and Hennepin Avenue
Month/Year Opened:1984
Owner: A fund managed by Blackrock
Managing Agent: NorthMarq Real Estate Services, LLC
General Manager: Gayle Siegler  Property Manager: Jackie Knight
Leasing Agent: Todd Karlen, NorthMarq (612) 730-4530, 
Jim Larson, NorthMarq (952) 837-8632
Architect: RSP Architects  Construction Contractor: Kraus-Anderson
GLA: Post redevelopment, 200,000+ sf
# of Stores & Restaurants: 19
Anchor Tenants: Kitchen Window, il Gatto, Sushi Tango,
Baystreet Shoes, LA Fitness
Market Area Served: Minneapolis, Uptown and first tier suburbs
Additional Facts/Narrative: Redevelopment began in 2008, with
anticipated completion in late 2010. Two levels have been
added to the parking ramp, numerous tenants have relocated
into new and expanded locations, vertical circulation has been
improved and seating areas added. The privately-owned
Girard Avenue will be completed in Spring 2010, creating a
pedestrian meander available for outdoor events and dining. 
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The current economic environment poses significant
challenges for shopping center owners as well as big-
box retailers. Although counter-intuitive, it may be the

right time for owners to invest for the future to differentiate
their developments from the competition. “Going green” by
investing in renewable energy facilities (such as wind turbine
or solar panels) provides a competitive advantage by
reducing operating expenses and enabling owners and
tenants to market to consumers who desire to shop at
environmentally-conscious establishments. Federal subsidies
and potential new Minnesota legislation make investing in
renewable energy more attractive now.
This article will describe: (1) how the federal renewable energy
subsidy works, (2) how existing leases might help pay for
renewable energy improvements without increasing costs to
tenants, and (3) potential new Minnesota legislation that would
provide an alternative way to finance these improvements.

Federal Subsidy for Renewable Energy Facilities
There are actually two federal renewable energy tax
credits—one is generally referred to as the “Production Tax

Credit” (PTC) and the other as the “Investment Tax Credit”
(ITC). In addition, for 2010 renewable energy projects,
owners may elect to apply for a cash grant instead of the
tax credits. Because the amount of the PTC varies over the
life of the project and requires the sale of electricity to third
parties, it is not as relevant to those not in the energy-
production industry. 

The ITC is a one-time, dollar-for-dollar federal tax credit that
is based on a percentage of the cost of the owner’s new
renewable energy system. Unlike the PTC, the ITC does not
require a sale of electricity to others—the energy system can
simply be used to reduce the operating expenses of the
owner’s building. The amount of the subsidy is generally
equal to 30% of the qualifying cost of the energy system,
including installation costs. 

The ITC is available for systems that produce electricity from
wind, geothermal, solar, and other less relevant sources.
Generally, the ITC is claimed for the year in which the
energy system is placed in service. The tax credit offsets the
owner’s income tax liability, and may be carried back one
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year and forward 20 years, if the owner is
not able to use it for the current tax year.

There are other tax benefits as well. Even
though the effective cost of the energy
system is only 70% of the actual cost (after
considering the 30% subsidy), tax law allows
the owner to depreciate 85% of the actual
cost of the new system. In addition, owners
may depreciate the renewable energy
systems using an accelerated 5-year
schedule. The net present value of this
accelerated depreciation schedule, relative
to a 20-year straight-line schedule, has been
estimated to equal 12% of the system’s costs.

Example calculation of ITC and
depreciable basis:

Owners of energy systems may claim ITCs
directly. However, for those owners that
anticipate not being able to use the credits
themselves, they could consider “selling”
the credits. Because the tax credits must run
to the owner, “selling” the credits is done by
creating a separate ownership entity in
which a 99.99% ownership interest is sold to
a tax credit investor. Although commonly
done, this structure involves high transaction
costs and some exit strategy risk, so it is
generally not done except for larger, more
expensive energy systems. 

If the owner sells the energy system within its
first five years (e.g., as part of the sale of the
shopping center), then all or some of the
credits are recaptured. If the sale took
place during the first year, 100% of the
credits will be recaptured, with the
recapture percentage decreasing by 20%
for each year thereafter. Interestingly, the
recapture rules are actually more lenient for
the grant program. 

PAYING FOR the Renewable Energy System
Shopping center owners may be able to
pay for a renewable energy system through
their existing tenant leases. Generally
tenant leases do not allow landlords to pass
through capital expenditure costs to the

tenants. Yet many leases do allow pass-
through of capital expenditures that are
made for the purpose of reducing, or
limiting increases, to operating costs such as
utility expenses. The amount of the capital
expenditure cost that can be passed
through in each year depends on the
specific language in the lease, which may
require that the cost be amortized over the
estimated useful life of the improvement,
and may or may not include an assumed
interest component on the unamortized
portion. In addition, when negotiating
leases, tenants will typically request that the
amount of such capital costs for which they
must pay be limited in each year to the
amount of savings (whether direct cost
savings or avoidance of cost increases)
achieved by the capital improvement
during that year. Accordingly, the
language of the landlord’s tenant leases—
and the estimated annual utility expense
savings—will determine the amount of
additional revenue the owner will have to
pay for the energy system. 

FINANCING the Renewable Energy System
One of the bigger challenges of installing a
renewable energy system now is obtaining
financing. Generally, commercial lenders
are wary in this market of increasing their
exposure to commercial real estate. As of
the date this article went to publication, the
Minnesota Senate and House stimulus bills
include an innovative provision that would
allow energy conservation improvements
on private property to be financed with a
city’s special assessment bonds. If this bill
becomes law, a shopping center owner (or
any real property owner) could petition a
city to specially assess its property for the
cost of the “energy conservation
improvement” (e.g., solar panels). In such
case, the city would pay for the energy
conservation improvement (even though it
was owned by a private owner) and then
levy a special assessment for the cost of the
improvement. In effect, the city would be
financing the cost of the renewable energy
system. The city’s financing cost should be
less than what the private owner could
otherwise obtain (assuming the owner
could actually obtain any other financing),
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continued on page 6

Total solar panel cost with installation
ITC percentage
Investment tax credits
Effective net cost of solar panels
Depreciable basis (for 5 year depreciation)

$400,000
30%

$120,000
$280,000
$340,000

Small TalkWeb Sites: Energetic Weblinks!
www.energy.gov. The federal government’s Department of Energy Web site is a 
great reference for tax implications and federal policies regarding energy.
www.nrel.gov. For those who like to learn about the cutting edge of renewable energy
technology and trends for affordable and practical applications.
www.renewableenergyworld.com. An online magazine about the renewable energy
industry; it is a great reference to blogs, research, policies, and market trends.
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by Andy McDermott, Shea, Inc. Hot Spots
Featured

Sponsors

Bremer Bank, N.A.
To deliver exceptional value
by providing individualized
solutions to our clients.

Jones Lang LaSalle/Rosedale
Center
To deliver exceptional
strategic, fully integrated
services and solutions for real
estate owners, occupiers
and investors worldwide.

Mid-America Real Estate –
Minnesota LLC
Your retail future is our
business.

Olsson Associates
To become the engineering
related consultant of choice
for clients nationally built on
the foundation of our
exceptional ability to
perform and deliver projects
and our strict attention to
detail.

RJM Construction
Thinking outside the structure
means we support you
during the entire process,
from the first conceptual
idea to the completed
project, to planning for new
opportunities in the future.

Westwood Professional
Services, Inc.
A nationally recognized firm
of exceptional professionals
serving successful clients in
diverse markets.

Colette Bar & Bistro
After being closed for a little more than a month, Chez Colette, the
popular French restaurant in the Sofitel Minneapolis, reemerged just in
time for Valentine’s Day as Colette Bar & Bistro. The new name is part
of a brand refresh and restaurant redesign, which is the first
renovation since the hotel opened in 1975. Colette Bar & Bistro
officially reopened for business on Thursday, February 11, 2010. 

“The original design was done beautifully,” claims Cori Kuechenmeister, an interior
designer with Shea, Inc., who worked on the restaurant and bar’s redesign. She explained
that the original design really captured the essence of a true Parisian bistro, with details
such as intricate European brass coat racks and large wall murals. “We realized
immediately that we wanted to retain the soul of Chez Colette but give it a modern twist,
especially in light of the ultra-modern design updates recently made to the Sofitel.” 

While the modern décor of the hotel certainly underscored the fact that Chez Colette was
in need of a refresh after 35 years, it was really a shift in the restaurant and hotel’s
demographics that encouraged the changes. “We absolutely considered the long-time
patrons who have a passion for the traditions of Chez Colette, but we also wanted to
consider new generations of customers—especially the single business travelers—and
address what might appeal to them as well.”

Sidonie-Gabrielle Colette, known simply as Colette, was an early 20th Century novelist and
flamboyant performer, best-known for her novel, Gigi, which was later made into a
successful Broadway musical and lucrative Hollywood film. She was the inspiration for the
design of Chez Colette in 1975, and Kuechenmeister explained that she is also the
inspiration for the redesign. “We looked at her history and tried to imagine what would
appeal to a modern-day Colette.” 

The new design unified the bar and restaurant as a single concept by removing a wall that
separated them. It was replaced with a large community table, complete with internet
accessibility, that invites people—especially the single traveler—to eat, drink and work in a
casual, yet sophisticated environment. The new décor retained the coat racks and murals
of the former space and added modern, feminine design touches. The dining room
features a variety of seating options interspersed with casework and stations that draw
attention to the things the restaurant is famous for: wine, bread and pastries. Private dining
and business meeting areas were added and a dramatic new, bright red storefront
announces that this is truly a Colette for modern times. “We highlighted all that was great
about the old space, but wanted to add new levels of comfort with decorative lighting
and warm colors and finishes,” said Kuechenmeister. 

The restaurant’s menu remains largely unchanged, except for a few minor tweaks. It
continues to feature classic French cuisine with a modern twist.

“We wanted to hit home that it is the same fine dining it has always been, and we just
added some modern comforts and brought it into the 21st century.” 

Bookmark: Green Thinking

Sustainable Energy: Opportunities and Limitations (Energy, Climate and the Environment); David Elliot, editor; 
Palgrave Macmillan; January 5, 2010.  This read is a balanced and comprehensive collection of viewpoints on the issue
of sustainable energy. It’s a great read to educate yourself on the topic and understanding all sides of the argument
before you form your own opinion.

Hot, Flat, and Crowded 2.0: Why We Need a Green Revolution--and How It Can Renew America; Thomas L. Friedman;
Picador; November 24, 2009.  This book, by The World is Flat economist Thomas L. Friedman, is a follow-up to his best
selling observation of macro-economics. Friedman takes on issues of the environment to identify the challenges,
opportunities and potential of a green economy in a world marketplace.

Have a reading recommendation? Contact Christopher Max Naumann at christopher@christophermax.org or 
Judy Lawrence at jlawrence@karealty.com.
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� � Guse Green Grocer opened at the end of January at 4600 Bryant
Avenue S in Mpls. The small grocery store carries the snacks, drinks and

quick foods of a corner convenience store, but offers the organic and
healthy food items that customers might expect to find in a co-op.
Their mission is “to make your convenient neighborhood grocery
store a place where you can find healthy and delicious foods and
get helpful tips about cooking.” 

� � Carter’s Childrenswear has taken 5,000 sf at Southtown
Center in Bloomington making this location its fourth in the Twin
Cities. 

� � Valley West Shopping Center in Bloomington on France
Avenue has added a Dollar Tree to its tenant mix. 
With 8,892 sf Dollar Tree joins tenants such as: Cub, Marshalls
and Planet Fitness. 

� � Schuler Shoes has taken 9,400 sf at Colonial Square in
Wayzata. Other tenants include: Lunds, Juut Salon Spa and
Bruegger’s Bagels. 

� � Finn Style opened in its new location at 160 Glenwood
Avenue on February 10. Twice the size of its former location in
Gaviidae, the new location continues to offer gifts, collectibles
and home accessories.

� � A new candy shop in Minneapolis, Sugar Sugar, has
opened at 3803 Grand Avenue S. The store specializes in

confections like handmade ribbon candy, gold-dusted Jordan
almonds, designer chocolate bars, plenty of jellies, sours, and an

assortment of black licorice. 

� � A new Walgreens store in New Prague is scheduled for grand
opening in early March.
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MN Marketplace

M A R K E T
Events 

Mar 10 Business Day at the Capitol
7:30 am - 1:30 pm

Apr 7 Development/
Redevelopment

May 5 Shopping Centers

Jun 2 Transportation

Jun 21 Golf Tournament

For program times and more info,
please log on to 

www.msca-online.com
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2010 Leadership

The legislative committee is the watchdog
group for the shopping center industry and its
members. We monitor all laws and proposed legislation at the state, county,
and municipal level to ensure our collective interests are being protected. We
accomplish this by:

1. Meeting with elected officials to educate them on our issues and how our
businesses contribute to the economy and individual communities

2. Hiring professional lobbyists at Faegre & Benson to represent our interests on
a daily basis at the Capitol

3. Bringing MSCA Members to Business Day at the Capitol to lobby on our
industry’s behalf

4. Publishing our annual MSCA Positive Impact on our Economy brochure to
education our elected officials and members

The legislative committee encourages that you get involved by participating in
these initiatives and by contributing financially to the MSCA legislative fund.
With everyone’s involvement, we can continue to protect our industry’s
interests down at the Capitol. Shortly, you will be receiving a copy of the
Positive Impact and our Economy brochure and a pledge letter asking for your
financial contribution. Please consider making a contribution. Coming soon,
you will be able to contribute directly at www.msca-online.com. 

Please contact co-chairs Jack Amdal or Howard Paster if you have any
questions.

Committee Feature

Legislative



Primary Career Focus: Law practice focusing on the acquisition, development, construction,
leasing and financing of commercial properties
Education: University of Wisconsin, J.D.  
Family: Son, Kiyan
Hobbies: Golf, softball, hiking
Dream Job: I have it
Secret Talent: Gardening
Favorite Book: Outliers
Favorite Movie: Raiders of the Lost Ark
Favorite Quote: “Speak softly and carry a big stick; you will go far.”  Theodore Roosevelt 
Mentors: David Sellergren, Jeff Benson
Favorite Place Traveled: Southern California
MSCA Involvement: Membership Committee

Primary Career Focus: Providing value to commercial real estate from an asset
management perspective
Hometown: St. Michael, MN
Family: My amazing wife, Sara, and our four children, Layne (6), Violet (5), Caroline (2),
Beniah (6 months), and one more due in September!
Hobbies: Spending time with my family, friends, leadership, and staying physically fit
Very First Job: Washing dishes at Russell’s of Course (St. Michael restaurant)
Dream Job: Leading a great company as part of the executive team 
Secret Talent: There are too many to list…
Favorite Food: Mexican cuisine
Favorite Movie: Braveheart and Tommy Boy
Favorite Place Traveled: Whistler, British Columbia, Canada 
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EnergyPrint Inc. announced it has become an Energy Star Partner. As a prestigious Energy Star Service & Product Provider
(SPP), the EnergyPrint tool will improve energy efficiency by measuring and tracking the whole-building energy performance of
its commercial building customers. The Energy Star partnership comes in tandem with the national launch of the EnergyPrint
benchmarking product. The company has already signed agreements with several major companies representing hundreds of
commercial properties and anticipates it will this year become one of the top benchmarking services in the United States. 

Michael Van Heel
Vantage Point Partners

Jeff Serum
Fredrikson & Byron, P.A.

Member News

Member Profiles

New Members

Mary Anderson
Messerli & Kramer, P.A.

Erin Mathern
Messerli & Kramer, P.A.

Mary S. Ranum
Fredrikson & Byron, P.A.

Eric Padget
Target Corporation

Kristi Broderick
First American Title Insurance
Company

Casey Weiss
Access Commercial Real
Estate

John Studer
Frykman Commercial Realty
LLC

Debra Page
Lindquist & Vennum

Joe Houser
EnergyPrint, Inc.

W A T C H

by Mark Norman, Mid-America Real Estate - Minnesota, LLCRising Star

Dickey’s Barbecue Pit opened their first location in
Dallas, TX in 1941 with a very simple ambition
clearly stated by Roland Dickey, “Serve barbecue so good people will crave it, and don’t make
‘em wait too long to get it.” This remains the objective nearly 60 years later, as Dickey’s
continues to expand its brand. Dickey’s is considered a quick-service or “fast casual” restaurant,
and serves a wide array of BBQ food and sides. On the menu, beef brisket is one of its signature
items, which is slow smoked overnight, and there is always free ice cream available for
customers. Dickey’s also offers catering as either a full service set up, delivery or onsite pick up.

In Minnesota, the first Dickey’s opened in Maple Grove at The Fountains at Arbor Lakes in
August 2009. Since then, new sites have been in the works. Most notably, locations in Burnsville
and Coon Rapids are currently under construction. There will soon be seven restaurants open,
with the goal of growing that number to 15-20 restaurants in Minnesota by 2015. While a few of
the Dickey’s nationally are corporately owned, all of the Twin Cities locations are owned by
franchisees. According to Owen Edwards, Director of Franchise Development, Dickey’s are
typically in the 1,800 – 2,100 sf range, and they prefer end-cap spaces in
strip centers, specifically near other quick-service restaurants. He also
mentioned that Dickey’s currently has 113 locations nationwide,
with an additional 51 in development.  

With consistently fierce competition in the ever-changing
food industry, it is enlightening to see Dickey’s Barbeque Pit
continuing to pursue solid growth in this market. For more
information, please visit www.dickeys.com.

Dickey’s Barbecue Pit



February

Professional

Showcase

CMA provides complete
planning, design and
architectural services to
clients located
throughout the United
States. Licensed in all 50
states, CMA has been
specializing in retail,
restaurant, and shopping
center design for over 30
years! They have a wide
range of services that
benefit MSCA
Developers, Contractors,
Property Managers, and
Owners.
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by JoAnn H. Maloney, Fredrikson & Byron, P.A.Program Recap   

Challenging Times Breed

Creative Leasing Concepts

There’s a Tenant for Every Space” was the
name of the Minnesota Shopping Center
Association’s panel presentation at its

meeting on February 3, 2010. Members of
the panel included Doug Sailor, a Principal
of Mid-America Real Estate – Minnesota,
LLC; Trent Eigner, owner of The Pond; and
Debbie Ferry, Vice President of Retail Sales &
Operations for Goodwill Easter Seals
Minnesota. Brent Anderson, Stewart Title,
served as the panel’s moderator.

Today’s challenging economy offers great
opportunity for creativity and getting outside of your comfort zone. Sailor discussed
challenges facing shopping center owners including vacant big boxes, retailers’ zero
growth mode, lack of franchisees, lack of financing and an ever-increasing vacancy rate.
In response to these challenges, some landlords are leasing shopping center space to
tenants who they would not have even considered previously. Medical clinics, dialysis
centers, political offices, seasonal stores, day cares, thrift shops and even ice rinks are now
mall tenants. When considering creative leasing opportunities, landlords should focus on
possible impacts on the shopping center’s value and image. Concerns include tenant mix,
length of the lease term and tenant improvement outlays. 

Two recent success stories highlight the possibilities

Born out of a passion for hockey, The Pond occupies a former grocery store space in a strip
center in Rosemount, MN. The Pond is a year-round ¾-sheet mini-rink which will soon offer a
restaurant and bar. Mr. Eigner, The Pond’s owner, is a contractor, retired minor league
hockey player and father of four boys. He recognized the need for more ice rinks in
Minnesota where ice time is at a premium. Then his nine-year-old asked him, “Dad, you’re
a builder, why don’t you build a hockey rink?” Eigner encourages landlords to listen,
explore new concepts and change their idea of what a “win” means. With no model for
operating an ice rink in a mall setting, financing was based upon a bowling alley model
with hockey league contracts rather than bowling league contracts. There’s strong interest
in this new concept from other hockey dads and professional sports players.

Another success story involves the new and greatly improved image of Goodwill stores in
Minnesota. Unlike thrift stores of days gone by, Goodwill’s eight new and two redeveloped
stores are bright, clean and inviting venues. These stores exemplify the changing image of
thrift stores. Ferry stated that Goodwill’s primary customer is a well-educated woman, age
35 to 54 with an income of at least $50,000 and that approximately 40% of Goodwill’s
customers shop their stores at least once a week. Thrift also enjoys popularity with younger
shoppers, in part, because it’s “green.” The stigma of thrift shopping has gone away and
over the last seven years, Goodwill’s sales have more than doubled. 

February program presenters left to right:
Brent Anderson (moderator), Stewart Title 
Trent Eigner, The Pond
Doug Sailor, Mid-America Real Estate - MN, LLC
Debbie Ferry, Goodwill-Easter Seals Minnesota

because special assessments have priority over any mortgage liens. The financing cost
could be even lower if the city pledged its full faith and credit to back the special
assessment bonds that otherwise would be backed solely by the special assessments paid
by the private owner.

Conclusion
The Investment Tax Credit is set to expire after 2013 or 2014 (depending on the energy
source), and the Federal Grant Program is currently only for 2010 renewable energy
projects. Although financial resources are scarce now, investment in shopping centers and
other retail facilities is more important than ever because of the increased competition for
retail tenants. If feasible, shopping center owners should consider using these financial
incentives to make their centers more “green,” both environmentally and financially.

Right Time to Go Green - continued from p. 2
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“

Your MSCA 

Web Site Tip:

Directory
Search 
> Go to the Web site and

click on the Search
Directory link on the upper
right of the page.

> Select Search By to start
your search (Company,
Member, Category or
Client Representation).

> Select Search For to enter
specific name (e.g. Eggert).

> Select name of contact.
MSCA member profile will
appear.

> Download member
information into your email
contacts. Simply click
Download v-card in the
upper right corner of the
profile and select Open in
the pop up window.

> Review all of the
information and then click
on Save & Close in the
upper left hand window.



Legislative Update
The 2010 Legislative Session is well underway. Below are several key issues and talking points supporting MSCA’s position at
the Capitol this year. Please use these points when meeting with your elected officials. 

Property Tax Increases – There have been attempts over the past few years to increase the business property tax and
reduce the taxes for homeowners. We expect there will be continued attempts to increase business property taxes.
� The 2001 property tax reform is important to the shopping center industry. It should not be rolled back.
� Without the changes to the system, commercial industrial properties would have paid hundreds of millions more in

property taxes. Increased property taxes mean increased costs for consumers and a negative effect on job growth. 

Expansion of Sales Tax – The state is facing projected multi-billion dollar deficits in the next few years. Policymakers will be
looking for new ways to tax business to solve the budget problems.
� Minnesota needs to continue to exempt sales of clothing and business

services from the sales tax. To begin a new and additional tax burden
would be devastating to shopping centers already struggling in this
economy.

Government Imposed Impact Fees – Annually, local governments propose
new taxes or “fees” to be imposed on commercial industrial properties. As aid
to local governments is reduced, they will look for ways to offset the cuts with
fee increases. 
� Commercial Industrial properties are already paying significant taxes and

fees to support the development and maintenance of local infrastructure. 

Please don’t forget to sign up for Business Day at the Capitol on Wednesday,
March 10. For registration, log on to www.msca-online.com/calendar.html
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  Landscape Design and Development
  Grounds Maintenance
  Tree and Plant Healthcare
  Irrigation Systems
  Snow and Ice Management
   Holiday Lighting and Décor

At Lawn Ranger, we emphasize personal service and provide high-quality work at competitive prices. 
Our certified landscape architects, designers, ISA-certified horticulturists, irrigation specialists and 
service professionals are ready to handle your outdoor services needs. We offer:

Your One Source for Outdoor Ser vices

phone: 952-937-6076  fax: 952-937-6008  
e-mail: info@lawnrangermn.com  web: www.lawnrangermn.com

We make it easy.   
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