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Selby and Dale Development Project
Revised Proposal - August 2020

Proposal to revitilize 156 Dale property, remove 1-story vacant auto repair shop 
for a better long term outcome, better urban design and new investment into an 
historically under-utilized and vacant property.

ORIGINAL PROPOSAL

5 stories

Demo bldg

REVISED PROPOSAL 
(Zoning Approved)

5 stories

Retain 1-story bldg
-Salon company to lease

(HPC voted to retain bldg)

#2 REVISED PROPOSAL (CURRENT)

4 Stories (feasible if new construction 
includes 1-story bldg removed)

Demo bldg.

Reuse of 1-story bldg is 100% not feasible
-Exorbitant rehab cost
-No buyers or tenants interested in space 
-Numerous vacant commercial spaces 
already exist in neighborhood, including 
neighbor’s vacant space for 2.5 years.
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Dale Street

Existing
Commercial Corner Residential

transition Residential

Delete approved 5th floor 

Add boulevard trees in right-of-way

Compliment neighboring architecture:
-brick facade and detailing,
-mimick storefront design, tall windows
-new walk-out apartments to transition to 
residential neighboring properties 

Work with neighbor to help bring back 
restaurant into their vacant Muddy Pig space: 
enhance space between our buildings with 
landscaping, lighting, new paving.
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Selby Street

A

B

C

Delete approved 5th floor 

Add boulevard trees in right-of-way

Compliment neighboring architecture:
-brick facade and detailing,
-mimick storefront design
-1st floor common spaces: gym, yoga, 
lounge, club room along streetscape 
to add to mixed-use flavor
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Project Name: Dale-Selby Renovation
Address: 156 Dale Street N

8/12/2020

4,600                              

DESCRIPTION BID:
00 ACQUISITION + PREDEVELOPMENT 668,550$                        

LAND, COMMISSION FEE, TITLE AND CLOSING COSTS 547,500$                        

ARCHITECT, ENGINEERING, CONSULTANTS 74,500$                          
SAC/WAC, PERMIT AND CITY FEES 46,550$                          

GENERAL CONSTRUCTION | REHAB 965,000$                        
01 GC, GENERAL REQUIREMENTS, PERMITS, FEES 110,000$                        

02-33 CONSTRUCTION 855,000$                        

TOTAL COST ESTIMATE: 1,633,550$                     

Cost per SF 355.12$                          

Gross Wood Square Footage:
Parking Square Footage (Precast)

DEVELOPMENT COST + 
CONSTRUCTION ESTIMATE SUMMARY

Date:
Bid: General Shell Rehab + tenant fit-out, limited furnishings/FFE
Existing 1920s Auto Garage Shop, 1+ Story, Flat Roof

Building Gross Square Footage:

“ECONOMIC VALUE AND USEFULNESS”
PER HISTORIC GUIDELINES
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Notes:

• $350/SF cost is exorbitant for 4,600 SF 
of commercial space = not feasible.

• There are no tenants or buyers that 
exist at this cost no matter the use.

• An abundance of vacant commercial 
space is available and discounted, 
including our neighbor’s building, 
properties on Selby and more on Grand 
Ave.

RETAIN 1 STORY AUTO SHOP

Rehab Cost:    $1,633,550

Rehab Value:    $1,265,500

Gain:     ($368,550)
       

Property Taxes Approx:  $30,000

Property Taxes Today:  $22,000
(Vacant building, empty lot)

APARTMENT PROJECT IN LIEU OF AUTO SHOP:

Cost of +24 Apartments:   $4,920,000

Completed Value:    $5,880,000

Gain:      $960,000   
 

Property Taxes Approx:   $100,800

Property Taxes on Entire 
Proposed Apartment Bldg  $428,000

BUT-FOR ANALYSIS:
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OUR COMMON ROOMS 
CRAFTSMAN STYLE, ST. PAUL INFLUENCED 
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OUR APARTMENT INTERIORS 
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Selby and Dale Development Project
Revised Proposal

For Approval: Auto repair garage removal and revitilizing 
156 Dale and Selby property
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