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ωReview overall project scope and approach 

ωDiscuss updates to Cut Fruit Express relocation 

ωAnalyze plug and play office initiative 

ωAnalyze CSR-driven packaging initiative 

ωAnalyze other industries that make sense for NoMi job creation 
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Jobs in NoMi 

Ideas 

Industries 

Companies 
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Relocation 

North Minneapolis Job 
Funnel 



5.5% 

-11.3% 

Minneapolis 
without North 

Minneapolis 

7.3% 

Minnesota 

7.6% 

U.S. 

9.6% 

16.8% 

North 

Source:  2010 Census Data, Neighborhood Census Tracts from the American 
Community Survey 

North Minneapolis (NoMi) suffers from a significant employment disparity with the rest 
of Minneapolis 
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2010 UNEMPLOYMENT RATE BY GEOGRAPHY, % 
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NoMi needs to add approximately 4,100 jobs to close the employment gap 
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2010 North Minneapolis Population, by Employment Status 
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Primary and Secondary Effects of 
Job Creation 

Primary Secondary

COMBINING PRIMARY AND SECONDARY JOBS MULTIPLIES EFFORTS TO CLOSE THIS GAP 



Each primary job created with the help of JCT leads to creation of jobs in other industries 
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Tertiary 

Secondary 

Primary 

Jobs in the 
target industry 

Auto Services 

Industries with high economic 

multipliers 

1. Beverage & tobacco products 

manufacturing (5.9x) 

2. Oil & gas extraction (4.9x) 

3. Chemicals manufacturing 

(3.7x) 

4. Publishing industries (3.3x) 

5. Food manufacturing (2.9x) 

For every 10 jobs created in Food 
Manufacturing, 19 secondary jobs are 
created 



Government 
Resources 

The CCE team has contacted several job creation experts in the past 14 weeks 
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ÅThavisack Silaphet (Sr. City Planner ς CPED) 
ÅErik Hanson (Principal Project Coordinator 
ς CPED) 
ÅChad McGuire (Research Specialist - Center 

for Urban and Regional Affairs) 
 

 

Non-Profit 
Organizations 

Business 
Community 

ÅUpper Manhattan Empowerment Zone 
Development Corporation (Harlem, NY) 
ÅUrban Redevelopment Authority of 

Pittsburgh (Pittsburgh, PA) 
ÅTeam NEO (Cleveland, OH) 
ÅWorld Business Chicago  

 
 ÅMike Wymme, Holly Larsen, and Kylie 

Patterson (Emerge Community 
Development) 
ÅJimmy Loyd (Small Business Program 

Manager ς Northside Economic 
Opportunity Network) 

 

ÅAlicia Uzarek and Shaina Brassard (West 
Broadway Business & Area Coalition) 
ÅShym Cooke (Manager, North Minneapolis 

Workforce Center ς DEED) 
ÅJanna King (President, Economic 

Development Services, Inc.) 
 

 ÅDennis Werneke (Owner - American 
Chemical, Inc.) 
ÅIan Alexander (Attorney and City Council 

Candidate) 
ÅIan Silver-Ramp (Owner, Mississippi 

Mushrooms) 
ÅAl McFarlane (Owner, Insight News) 
ÅCƭƻǊŀ όhǿƴŜǊΣ CƭƻǊŀΩǎ IŀƛǊ 5ŜǎƛƎƴ) 
ÅJames (Sales Consultant, ModSpace) 
ÅBen Maxwell (President, Dovetail Homes) 
ÅMike Fiterman (CEO, Liberty Packaging)  
ÅGeneral Mills (Marketing Manager) 

 
 

ÅReynolds Anthony (Consultant, Urban 
Homeworks) 
ÅDave (Owner, Columbia Burlap and Bag Co. & 

Dallas Bag and Burlap Co.) 
ÅPeggy Lero (Sales Representative, Hilltop 

Trailers) 
ÅJeff Seamans (Minnesota Branch Manager, 

Satellite Shelters Inc. ) 
ÅDavid Endy (Co-owner, Stratford Homes)  
ÅGrant Schluender (Project Manager, 

Anadarko Petroleum Corporation) 
ÅMarcia Popa (Industry Expert) 

 
 



What other opportunities 

exist to create jobs in 

NoMi? 

ÅAnalyze strengths and 

weaknesses of relocating 

a business to NoMi 

ÅSelect industries with 

high primary and 

secondary (multiplier) 

job creation potential 

ÅDevelop ƭƛǎǘ ƻŦ άƎƻ-ǘƻέ 

industries that have best 

business case for 

relocating to NoMi 

Does an opportunity exist 

for packaging and the 

corporate philanthropic 

community to combine to 

create jobs in NoMi? 

ÅReview fit of packaging 

production and NoMi  

ÅAnalyze patterns of CSR 

giving to determine 

proof of concept 

 

 

 

What does the market look 

like for selling 

prefabricated offices from 

a factory in NoMi? 

ωAnalyze current products 

and prices in market and 

feasibility of product 

ωDevelop 

recommendations on 

next steps to 

commercialize product 

 

What is the business case 

for Cut Fruit Express to 

move to NoMi? 

ωAnalyze incremental costs 

and benefits to the 

business after relocation 

ωRecommend possible sites 

for Cut Fruit Express in 

NoMi 

ωRecommend funding 

options to finance new 

location and renovations 

ωAnalyze the job creation 

impact to NoMi from the 

relocation 

Plug and Play Offices 

How should we approach the four job creation opportunities  proposed? 

CSR-Driven Packaging 

PROJECT SCOPE AND APPROACH 

The Carlson Consulting Enterprise team was asked to address several important questions 
job creation efforts in NoMi 
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Other Job Creation 
Opportunities 

Cut Fruit Express 



Cut Fruit 
Express 

The Cut Fruit Express relocation is a strong job creation initiative because of its 
stability and strong business case for relocation.  However, Cut Fruit Express will 
require low-interest or forgivable loans to cover relocation costs and the new 
site, and needs to sell its current site at a good price to afford the relocation. 

Plug and Play 
offices 

The Plug and Play office initiative could help create 8-25 new jobs in NoMi, but 
interviews revealed that consumers are somewhat skeptical of concept, and in-
ƳŀǊƪŜǘ ǘŜǎǘƛƴƎ ǘƻ ǾŀƭƛŘŀǘŜ ƳŀǊƪŜǘ ŘŜƳŀƴŘ ƛǎ ƭƛƪŜƭȅ ƴŜŜŘŜŘ ōŜŦƻǊŜ ¦wh/Ωǎ 
influence is needed to locate site and financial support. 

Executive Summary 
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CSR-driven 
packaging 

While obtaining philanthropic or CSR funding from local F500 firms appears to 
be difficult, packaging production could be a good fit for NoMi. 

Refilling the 
hopper 

Several industries, including beverage and food manufacturing, woodworking, 
and warehousing, that appear to be the best fit for NoMi job creation. The JCT 
team should focus efforts on finding and attracting firms in the recommended 
industries to relocate to NoMi. 



North Minneapolis Job 
Funnel 

 
 
 
 

 

ωReview overall project scope and approach 

ωDiscuss updates to Cut Fruit Express relocation 

ωAnalyze plug and play office initiative 

ωAnalyze CSR-driven packaging initiative 

ωAnalyze other industries that make sense for NoMi job creation 

ωAppendix 

Agenda 
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Jobs in NoMi 

Ideas 

Industries 

Companies 

Conversations 

Analysis 

Relocation 



Benefits of relocation for Minneapolis Benefits of relocation for CFE 

Strategic Evaluation of CFE Opportunity 
Evaluate fit for BOTH business and city 

Evaluation Rationale Evaluation Rationale 

Job creation in NoMi:  relocation may create 
up to  90 jobs in 5 years.  Jobs created fit the 
skills of NoMi labor pool, positions will 
mostly be filled by NoMi workers. 

Long term prospects: CFE is a mature, low-
risk enterprise and is growing at low rates. In 
the long term, it will still be providing jobs in 
NoMi, but the number of jobs offered is not 
expected to grow. 

Responsible employment: CFE offers 
employees use of a sizable garden, 
improving employee and community 
morale. 

Assistance needed: CFE will require low-
interest financing, but likely no ongoing 
support. 

Business case:  CFE will stand to save over 
$100k/year by relocating to NoMi through a 
combination of fuel, labor, and utility savings, 
but will likely incur significant one-time 
moving costs. 

Labor pool: bƻaƛΩǎ ƭŀōƻǊ Ǉƻƻƭ ǎƘƻǳƭŘ Ŧƛǘ /C9 
well, and the owner has experience hiring in 
NoMi. 

Access to raw materials / inputs: The move 
will bring CFE closer to most of its suppliers 
and its primary labor pool. 

Access to markets: The move will bring CFE 
closer to the majority of its customers, saving 
fuel and allowing for faster delivery times. 

Positive Neutral Negative Not Assessed 

The relocation of CFE to NoMi passes the strategic fit screening 
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Next Steps Ability to succeed in NoMi 

Positive Neutral Negative Not Assessed 

UROC to broker connections and help with one-
time assistance packages 

Existing businesses -- >  CFE has existing suppliers, 
buyers, and proven business model.  No help 
needed from UROC. 
 

Access to capital -- > UROC and CCE can help CFE 
access the most attractive financing options for its 
new location in NoMi 
 

Specific job profiles -- >  UROC to connect CFE with 
employment programs in NoMi to ensure jobs 
created go to NoMi residents. 

Locations for business available -- > UROC and CPED 
Ŏŀƴ ƘŜƭǇ /C9 ǿƛǘƘ άƻŦŦ ǘƘŜ ƳŀǊƪŜǘέ ŎƻƳƳŜǊŎƛŀƭ 
properties that may be well-ǎǳƛǘŜŘ ŦƻǊ /C9Ωǎ ƴŜŜŘǎ 
(already have list of most promising locations). 

Practical Evaluation 
How will the initiative actually work? 

Evaluation Rationale 

Available properties:  properties are 
ŀǾŀƛƭŀōƭŜ ǘƘŀǘ Ƴŀȅ ǎǳƛǘ /C9Ωǎ ƴŜŜŘǎΣ ōǳǘ 
significant modifications are likely due to 
refrigeration requirements. 

Hiring plan:  o specific hiring plan exists, but 
owner has significant experience hiring in 
NoMi. 

Growth potential:  CFE is has been in 
operation for 10+ years, and is slowly 
growing.  Business is breaking even and has 
little cash on hand. 

Mobility:  most equipment can be easily 
moved via trucks 

Access to capital:  CFE has little cash on 
hand and will likely require a profitable sale 
of current site to afford down payment for 
NoMi site. 

The relocation of CFE to NoMi also passes the practical screening 
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Key Terms 

SBA504 Small 
Business Loans 

Å10% down 

Å~5-6% rate 

Å20 year term 

ÅUp to $4M 

Minneapolis 
Common Bond 

Fund 

SPPA Trillion 
BTU Loans from 

St. Paul Port 
Authority 

(SPPA) 

¢ƘŜ ǘŜŀƳ ǊŜŎƻƳƳŜƴŘǎ ǘƘǊŜŜ Ƴŀƛƴ ŦǳƴŘƛƴƎ ƻǇǘƛƻƴǎ ŦƻǊ /C9Ωǎ ǊŜƭƻŎŀǘƛƻƴ 
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Approval Process Timing Point Person 

Å10% down 

Å~4.5-5% rate 

Å20 year term 

ÅUp to $10M 

Å(more detail in 
Appendix C) 

ÅProvide the following: 

3 years of inc. stmts. 

Personal financial 
information of LB 

Description of project, 
including costs 

Appraisals and 
environmental reports 

ÅOnly applies to 
refrigeration 
equipment 

Å10% down 

Å~2-4% rate 

Å5 year term 

ÅTypically up to $1-
2M  

Å~90 days to approval 

ÅCan be sped up by 
providing financial 
info ahead of time 

ÅNext Steps: gather 
financial data and 
submit to CPED for 
pre-approval 

ÅCharles Curtis at 
CPED 

Åcharles.curtis@minn
eapolismn.gov 

Å(612) 673-5079 

ÅXcel Energy to perform free 
audit and engineering 
study 

ÅIf audit and study 
successful, apply for SPPA 
loan and provide: 

Financial history  

Intended use of 
proceeds 

Å1-2 months to 
approve after 
successful audit 

ÅCan be sped up by 
providing financial 
info ahead of time 

ÅNext Steps: start Xcel 
audit 

ÅPete Klein at SPPA 

Åpmk@sppa.com 

Å(651) 204-6211 

ÅApplication includes: 

Loan history 

Use of proceeds 

Tax returns 

Historical & projected 
income statements 

ÅNo specific person at 
SBA (large 
organization) 

Åanswerdesk@sba.gov 

Å(800) 827-5722 

ÅUnsure, will likely be 
faster to renew 
existing SBA loan 

ÅNext Steps: discuss 
with current SBA loan 
contact 

mailto:Charles.curtis@minneapolismn.gov
mailto:Charles.curtis@minneapolismn.gov
mailto:info@sppa.com


A new financing option from CPED might be very attractive to Cut Fruit Express  
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New North Minneapolis 
Forgivable Loan  

(still in draft form) 

Existing financing tools 
Community Development  Block 

Grant (CDBG) funds 

ÅTax Increment Finance 

ÅIndustrial Revenue Bonds 

ÅNew Markets Tax Credits 

ÅForgivable loans for CAPEX 

ÅMinneapolis Advantage 

ÅWorkforce training & recruitment 

Requirements Terms 

ÅThe firm brings at least 75 jobs to 
North Minneapolis, must be mostly 
held by North residents, for at least 
1 year 

ÅFunds to be used for real estate, 
CAPEX, renovations, employee 
ǘǊŀƛƴƛƴƎΣ ƻǊ ŜƳǇƭƻȅŜŜ ƘƻƳŜΩǎ Řƻǿƴ 
payments 

ÅPursue high level of green 
construction (meeting LEED, B3, or 
Energy Star standards) 

Å¢ƻǘŀƭ ƛƴƛǘƛŀƭ άǇƻǘέ ƻŦ Ϸпллƪ 

ÅLoans would likely be up to $100-
200k in value  

ÅGiven to for-profit firms, and is 
meant for larger companies 

ÅUnknown interest rate or length of 
loan 

ÅCity council to meet to approve 
forgiveness on case-by-case basis  

Source:  Draft CPED memo on new forgivable loan 

Timeline 

ÅForgivable loan to be 
discussed at city council 
meeting in May 

ÅIf approved, the forgivable 
loan could be available 
within 2-3 months 
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Key Takeaways 
 

ÅCFE relocation can create about 90 new jobs in NoMi 
over 5 years 
ÅAssuming no other change in NoMi unemployment, 
the CFE relocation would reduce NoMi 
unemployment from 16.8% to 16.5% 

Assumptions (validated with Lawford B.) 
 

Å90% of new employees to be from NoMi 
ÅTurnover rate declines from 55% to ~30% 
over 5 years 
ÅEmployees grow at 3%/year 
 

CFE has potential to create up to 89 jobs in North Minneapolis within 5 years 

PROJECTED DISTRIBUTION OF CFE EMPLOYEES AFTER RELOCATION 

Employees 
from NoMi 

Employees 
from elsewhere 
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37 

27 
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Key Takeaway: Assuming no other change in NoMi unemployment, the CFE relocation would reduce 
NoMi unemployment from 16.8% to 15.4% 

North Minneapolis job creation leads to additional jobs for the NoMi economy 

PROJECTED INCREMENTAL NOMI JOBS AFTER RELOCATION WITH MULTIPLIER 
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56 

94 

51 

37 

264 

Employees 
from NoMi 

Associated job 
creation 

(multiplier effect) 

Source: Patrick Holwell ς Denver, CO Workforce Study 
ÅCreation of Food Manufacturing jobs have a 1.93 multiple 
ÅLimited mobility of workforce will limit leakage 14 
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Plug & Play assembly concept 

The Plug & Play concept involves assembling rapidly deployable houses or offices in North 
Minneapolis 
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Masonite Doors 
Morton Buildings (Cladding)) 

Knapp 
Verbinder 
(Connectors) 

JL Schweiters 
(Walls and 
Floor Decks) 

Extreme 
Panel 
(Roofing) 

Marvin 
Windows 

Benson 
Electric 

Conservation 
Technology 
(Insulation)  

 
 

 

Final structure 
assembly in NoMi 

 
 
 

 

Focus of CCE Team 

Determine fit/feasibility of NoMi as 
assembly location 

ÅBriefly analyzed potential locations 
and fit with NoMi labor force 

Interview vendors and collaborators 

Interview potential customers and 
distributors 

ÅToured plant for walls and floor 
decks in Hugo, MN to gain industry 
knowledge 
ÅInterviewed Extreme Panel and 

Stratford Homes to help 
determine market potential 

ÅInterviewed Hilltop Trailers, 
Satellite Solutions, Modspace, and 
Anadarko Petroleum to gather 
insights from potential customers 
and distributors 



Benefits of relocation for Minneapolis Benefits of relocation for Plug and Play 

Strategic Evaluation of Plug and Play Opportunity 
Evaluate fit for BOTH business and city 

Evaluation Rationale Evaluation Rationale 

Job creation in NoMi:  New jobs may be 
created in Nomi, but the exact amount is 
uncertain. Not likely to be very high with 
estimates at around 20 new jobs.  

Long term prospects: The Plug and Play 
idea, though unique, faces a lot of 
competition and does not have a proven 
commercial track record. 

Responsible employment: Plug and Play will 
benefit the community by creating skilled 
jobs, occupying vacant factory space, and 
possibly supplying low-income housing for 
NoMi itself. 

Assistance needed: The Plug and Play idea 
will require a business plan, low-interest 
financing, and a sales team to get up and 
running.  

Business case:  Plug and Play will be located in 
a central area relative to its customers and 
suppliers, but other aspects of the business 
are as yet unclear. 

Labor pool: Still unsure about how well 
bƻƳƛΩǎ ƭŀōƻǊ Ǉƻƻƭ ǿƻǳƭŘ Ŧƛǘ ǘƘŜ tƭǳƎ ŀƴŘ tƭŀȅ 
model.  There will be ~8-25 unskilled laborers 
needed, as well as some specialized 
tradesmen such as electricians or plumbers. 

Access to raw materials / inputs: Plug and 
Play  will be fairly central to many of its 
suppliers, but many are still far away from 
NoMi. 

Access to markets: NoMi is roughly centrally 
located in upper Midwest, but there are no 
specific customers that are particularly close 
to NoMi. 

Positive Neutral Negative Not Assessed 

We analyzed Plug & Play offices using the strategic framework 
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                            Residential 
Commercial  

(focus for team) 

ωMore customer desire for quality and 

features 

ωLess price-sensitive customers 

ωCould be used to augment product offering of 

distributors currently selling commercial 

trailers 

 

¢ƘŜ άIƻǳǎŜ /ǳōŜŘέ ŎƻƴŎŜǇǘ ŎƻǳƭŘ ōŜ ŀǇǇƭƛŜŘ ǘƻ ŜƛǘƘŜǊ ŎƻƳƳŜǊŎƛŀƭ ƻǊ ǊŜǎƛŘŜƴǘƛŀƭ ƳŀǊƪŜǘǎ 

άIƻǳǎŜ /ǳōŜŘέ ŘŜǾŜƭƻǇŜŘ ōȅ bwwL ŀǘ ¦a5 

ωLess strict building codes 

ωCurrently more local demand for commercial 
vs. residential products 

ωHigher likelihood of frequent relocation, which 
takes advantage of high mobility of House 
Cubed 

ωThere is no moratorium for commercial 
structures in ND (currently is one for 
residential) 

 
 
 

Source: VOC interviews 18 



Service and 
reputation is 

crucial 

ÅIn the modular home and mobile office 
industries, there is a lot of brand loyalty and 
reputation behind products.  
ÅIn order for a smaller, local company to 

compete with nationally known companies, 
customer service s must be strong.  

 

άBuyers in North Dakota are 
wary. They look for reputation 
and track ǊŜŎƻǊŘέ 

Customers are cost 
sensitive 

Location of plant is 
critical 

ÅRV ($.75 - $2.00 per square foot per month)  
ÅMobile Office (~$70 per square foot) 
ÅSingle Apartment in ND ($3,000 per month) 
Å$150 to $2500 cost increase to set up double-

wide vs. single trailer 
 

ÅFaster turn around to customers. 
ÅProximity to suppliers keeps costs low.  
ÅCheaper to ship the finished product at once 

than all of the parts separately. 
 

The mobile office business is 
ŀ άǾŜǊȅ ŜǎǘŀōƭƛǎƘŜŘ business 
which leads to company focus  
and a lower price per ǳƴƛǘέ 

ά{ƘƛǇǇƛƴƎ Ƴƻǎǘ ƻŦ ƻǳǊ ǘǊŀƛƭŜǊǎ 
from Minneapolis to North 
Dakota is cost-ǇǊƻƘƛōƛǘƛǾŜέ 

 
 

Satellite Shelters 

          Stratford Homes 

Hilltop Trailers 

Examples Theme Quotes 

Sources:  Team interviews and organization websites 

Key themes from Plug and Play Voice-of-Customer interviews 
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Key Features 

ωForeclosed by Hennepin County on 9/15/11 

ω50,000 sq. ft., two-story building 

ωAsking price of $585,000 

ωNot possible to rent due to lien on property 

ωGrant funds may be available to redevelop the 

property 

The foreclosed car dealership at 800 West Broadway could be a good location to 
manufacture in North Minneapolis 

Source: VOC interviews 

ωBeth Grosen, Senior Project Coordinator, CPED, 

612-673-5002 

ωJonathan Lipinski, Property Management 

Specialist, Hennepin County, 612-348-3925 

Contact information 
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Recommendation for Patrick and UROC: next steps / timing / responsibility 

Further 
discussions with 

distributors 

ÅProvides direct link to 
potential customers for 
description of needs 
ÅEndorsement by distributor 

leverages established trust ς 
implies endorsement 
ÅLeverages administrative 

and service capacity 

Rationale Next Step RACI Timing 

ÅPatrick - Responsible ÅCritical step ς 
complete ASAP 

Select site  
in NoMi 

ÅOnce customers have 
placed orders, need to 
select best location in NoMi 
for product assembly  

ÅPatrick - Responsible 
ÅUROC - Informed 

ÅLocate site 
following key 
customer 
identification 

Begin applying for 
funding 

ÅOnce site has been 
determined, UROC and 
CPED resources can help 
find funds 

ÅPatrick - Responsible 
ÅUROC - Informed 

ÅOccurs specific 
to business 
plan at time of 
launch 

RACI Responsible, Accountable, Consulted, Informed 

Complete design 
and field test 

ÅUtilizing user feedback to 
refine or validate design 
strengthens value-based 
sales pitch 

ÅPatrick - Responsible ÅCritical step ς 
complete ASAP 
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