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Bill Griffith is president of Larkin 
Hoffman and a shareholder in 
the firm’s real estate and land 
use practice group. He practices 
extensively in land use, zoning, 
real estate, environmental 
permitting and municipal law. 
Griffith has served as legal 
counsel to Mall of America for 
more than 20 years and also 
serves as city attorney for the 
city of Columbus. In addition 
to his practice, he has been an 
adjunct professor in land use law 
at the University of St. Thomas 
School of Law. He has published 
articles and guest commentary in 
Urban Land, Minnesota Business, 
Minneapolis Star Tribune, St. Paul 
Pioneer Press and the Minnesota 
Real Estate Journal, and is a 
frequent speaker at seminars on 
land use, zoning, municipal and 
environmental law.

Matt Anfang joined the Minnesota 
Commercial Association of 
Realtors as executive director 
in January 2013. Prior to joining 
MNCAR, he served as president 
of Greater St. Paul BOMA since 
2008. His previous experience 
also includes working at the Saint 
Paul Area Chamber of Commerce 
in business-community advocacy 
and public policy. He also worked 
for Centex Development Co., 
managing the redevelopment of 
St. Paul’s Upper Landing and in 
the acquisition and entitlement 
for several other mixed-use 
developments in the Twin Cities. 
Anfang also served as a St. 
Paul planning commissioner 
and president of the St. Paul 
Regional Water Services Board of 
Commissioners. He is a member 
of the Nativity of Our Lord School 
advisory board and YMCA Camp 
Widjiwagan. 

Anne Olson is a partner at 
Minneapolis-based Lindquist 
& Vennum. Her clients include 
large corporate real estate users, 
as well as national, regional and 
local developers and landlords.  
She has experience as a former 
in-house counsel and on the 
investment side of real estate 
transactions. Olson’s practice 
focuses on owners and users 
of real estate, and includes 
acquisition, development, leasing 
and disposition work, as well as 
debt and equity financing. Her 
recent client transactions include 
a 30-site national industrial 
warehousing and distribution 
expansion for a Fortune 50 
company, four multifamily 
ground-up developments for a 
national developer, development 
of a 34-acre industrial park, and a 
15-site retail expansion of a start-
up health care company.

Doug Sailor, principal and 
managing partner of Mid-
America Real Estate–Minnesota, 
is responsible for all company 
operations, with a focus on 
project leasing, property 
management and construction 
management. He has experience 
in landlord project leasing, 
property management, 
receiverships, and construction 
management/development, 
having served as a landlord 
representative and receiver since 
1984. Sailor is a member of the 
Organization of Commercial 
Realtors, Minnesota Commercial 
Property Exchange and the 
International Council of Shopping 
Centers. Sailor is also a member 
of the Minnesota Shopping Center 
Association, where he served as 
its president from 1999 to 2000, 
and was elected by its members 
to its Hall of Fame in 2008.

Mike Wilhelm joined Zeller Realty 
Group in 2000. As senior vice 
president, he specializes in 
leasing and sales transactions 
in the Minneapolis/St. Paul area. 
His primary responsibilities at 
Zeller include overseeing all of the 
leasing activity in the Twin Cities 
market and tenant representation 
for his portfolio of clients. Since 
joining Zeller, he has leased over 
4.4 million square feet of office 
space in the metro area. Prior to 
joining Zeller, Wilhelm worked 
in property management at 
The Shelard Group. He oversaw 
day-to-day management, leasing 
efforts and financial reporting 
for each property. Wilhelm 
has represented numerous 
institutional landlords, such as 
Invesco and Carlson Real Estate. 
He received a bachelor’s degree in 
economics/business and speech/
communications from Macalester 
College, and an MBA from the 
University of Minnesota.
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BY ELIZABETH MILLARD
CONTRIBUTING WRITER

The Minneapolis/St. Paul Busi-
ness Journal held a panel discus-
sion recently, featuring four expert 
panelists to explore topics about 

commercial real estate. Panelists includ-
ed Anne Olson, a partner at Lindquist & 
Vennum; Doug Sailor, managing partner 
at Mid-America Real Estate-Minnesota; 
Bill Griffith, president of Larkin Hoffman; 
and Mike Wilhelm, senior vice president 
of Zeller Realty Group. Matt Anfang, exec-
utive director at MNCAR, served as mod-
erator of the panel.

Anfang: Let’s start with regulation. 
Pre-recession, it seemed like the cities 
in development started increasing their 
fees and dedication, which drove up 
costs. So, with that, what regulatory 
hurdles have you seen that have 
added significant costs to commercial 
development? Bill, we’ll start with you.

GRIFFITH: I think if planning were a 
free market enterprise, supply and demand 
would dictate that during a recession they 
would become less regulatory and maybe 
more permissive. But we really didn’t see 
that and I think maybe one of the reasons 
is the city planners were the last to be laid 
off, so they’re the last to be re-hired, and 
consequently there’s a backlog of zoning, 
planning and regulatory projects. When 

a recession hits a planning department, 
they tend to create more regulation rath-
er than less. They create new standards, 
because they’ve had the new ordinance on 
the work plan, and with fewer projects to 
work on, they have the time to address 
new rules. So, when the market wakes 
up, there’s a new set of regulations and 
standards. 

OLSON: What I see is similar to what 
Bill said. There were a lot of projects that 
didn’t get completed when the recession 
hit, and so what we saw was more regula-
tions on the lending side. Lenders didn’t 
want to end up with foreclosed projects 
on their books again, so more regulations 
got introduced, and when the economy 
picked up again, they were a little ham-
strung by their own actions. What you 
heard from banks was that they wanted 
to lend, but had to make sure they didn’t 
lend in bad conditions, and I think the 
planning departments were in the same 
situation.  

SAILOR:  You would have thought there 
would be a lot more leeway, especial-
ly during the roughest part of the reces-
sion, when certain areas zoned for cer-
tain uses weren’t happening. You think 
about Goodwill and some of the high-
end retailers, which in some communi-
ties just weren’t even contemplated or 
accepted, and they had to go through a 
great deal to get some cities to adapt. The 
catalyst to where a Goodwill is now, as an 

example, was the fact that they were able 
to obtain decent retail locations, but they 
had to fight tooth and nail to get the zon-
ing. I would have thought in 2009, there 
would have been more flexibility in terms 
of conditional uses.  

GRIFFITH: Interesting thoughts about 
secondhand retail and zoning. What’s 
interesting is that in places like Edi-
na, Uptown and Mall of America, Grand 
Avenue, and Minnetonka, they’re allow-
ing secondhand retailers because they 
understand that many of our millennial 
children are buying secondhand goods. 
They think they’re more sustainable and 
cost-effective. 

SAILOR: Seems like the communities 
not accepting these places aren’t consid-
ering the generations to come. I have three 
daughters and Goodwill is their favorite 
store. 

Anfang: Maybe it’s because no one 
from that generation is on the planning 
committees. And that brings up a 
good issue: How will these millennials 
affect development? What influence 
will they have on how and where that 
development will occur?

WILHELM: You wonder if there’s going 
to have to be a complete paradigm shift 
among a young, upwardly mobile work-
force. In the past, you would get out of 
college, maybe get an apartment down-
town, then get married and have kids, and 

move to the suburbs. But is the metropoli-
tan lifestyle going to overwhelm that? Will 
people start staying downtown with their 
kids like they do in other, larger cities?

GRIFFITH: We’ve seen a shift already, 
with the struggles that McDonalds is hav-
ing. Everybody wants something local, 
unique, and it remains to be seen if that 
will come into the development land-
scape. All of a sudden, it may be that the 
third- and fourth-ring suburbs are not 
going to be the direction our millennials 
go. Right now, it seems like they’re shift-
ing to the core. People are wanting the 
downtown lifestyle, and nobody seems to 
want to live in the suburbs. It remains to 
be seen, though, what happens when our 
kids can’t afford a decent house close to 
downtown.

SAILOR: So many aren’t thinking about 
owning, though. They’re happy to pay 
rent. Or they live together longer before 
getting married. I like to be progressive, 
but I’m still of a totally different genera-
tion. I’m a baby boomer, and I think the 
oldest millennial needs to take charge of 
where they’re going. For us to sit down and 
figure out what will happen with that gen-
eration is challenging.

Anfang: You touched on a key point, 
which is affordability. That’s going to 
dictate where the millennials wind up. 
Can they stay downtown, or move out 
into more affordable suburbs? Or maybe 

NANCY KUEHN
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they pick someplace in the inner city.
GRIFFITH: Right, a place like Powder-

horn Park is suddenly hot. Who would 
have thought 10 years ago that Powder-
horn would be a safe place to go?

OLSON: Well, 20 years ago you would 
have said that about Loring Park. I think 
for millennials, we’ve seen the first wave of 
what they’re going to drive for real estate 
development, and that’s the huge boom 
in downtown housing. I think if you’ve 
toured any of the North Loop projects, 
those are small apartments, and any of us 
who are re-designing office space, there 
are huge considerations going into what 
the next generation wants to see. Millenni-
als are realizing that they’re driving devel-
opment. Projects need to address what 
they want. 

Anfang: What has the influx of residents 
in the downtown areas done to the 
retail and urban cores? There’s a huge 
difference in retail for Minneapolis 
and St. Paul, so what’s going to happen 
there? 

SAILOR: Downtown Minneapolis has 
always fluctuated. Minneapolis has been 
fortunate to have activity, and the minute 
that wanes a little bit, there are fears that 
we’re going to become Detroit or some-
thing. But it always recovers. It’s such a 
great market. St. Paul retail has tradition-
ally not done well at all, and St. Paul has 
done many things to try to make it work. 
But Minneapolis has been pretty vibrant, 
particularly now. 

GRIFFITH: I think it’s like when we talk 
about the suburbs and you reference roof-
tops. When you have 30,000 people living 
downtown, suddenly you have a commu-
nity that supports retail. It’s just boomed, 
so now you have the basis that you didn’t 
have a few years ago. 

WILHELM: I see the same thing coming 
in St. Paul, on a smaller scale. More apart-
ments are coming in, and they are bring-
ing in the infrastructure needed to support 
the added rooftops, like light rail, grocery 
and restaurants. The new Saints stadium 
will boost the downtown visitor numbers, 
too. I’d say it’s about three to four years 
behind Minneapolis in the cycle.

GRIFFITH: I like St. Paul, and not just 
because I live there, but because it’s more 
affordable. When someone says the same 
unit in Minneapolis goes for $10,000 
more, that means affordability.

SAILOR: Plus, it’s just more of a neat 
river town. I would think they could cap-
ture that better from a quaintness stand-
point. It would be nice to see after 30 years 
of attempts, for St. Paul to be on the right 
track. And it feels like it is, finally.

Anfang: Lease rates in the two cities 
haven’t changed that much over the past 
10 or 15 years. Do you think the actual 
rental revenue will rise in the two cities 
at all?

SAILOR: I can’t speak to office at all, 
but retail is interesting right now with 
rental rates. Retailers, in my opinion, are 
paying unsustainable rates for new devel-

opments. They’re looking for the new, 
bright, shiny star in terms of new loca-
tions. They’re paying prices I’ve never seen 
in my career. Based on how sales are, I’m 
not sure how that’s sustainable. We’re very 
healthy coming out of the recession and 
we’re fortunate, but I wonder what these 
rates are going to do to new development 
opportunities. 

WILHELM: From the office side, I think 
rates have to go up. It’s been decades since 
we had real rent growth, and it’s got to go 
up for a variety of reasons. One, you’ve got 
a lot of new ownership groups, all with 
higher basis in their assets. Two, you have 
higher costs, especially from a regulatory 
standpoint and with rising construction 
costs. So, as your basis and TI allowance 
go up, rents can’t stay static indefinitely. 

GRIFFITH: It’s interesting, a couple 
years ago, a fairly well-known developer 
in town said the whole market has shifted 
in terms of employment base, and predict-
ed the end of the office. We know that’s not 
the case. In a thriving market like the Twin 
Cities, someone has to build new. But as 
they do that and costs go up, there has to 
be some equilibrium between the new and 
the almost new, and rental rates for each. 

Anfang: Class A space has probably 
the lowest vacancy rates all around. 
Does that lend to someone continuing 
conversion of B and C properties? Is that 
the way to bring a new and significant 
tenant into the market? 

WILHELM: I think this market is 

attracting a lot of attention from the coast-
al cities, because of our cost of living and 
the quality of our workforce. We have low 
cost of employment compared to Boston, 
Los Angeles, Seattle and other cities. 

OLSON: That attention started with the 
enormous influx of capital that we’ve seen 
in real estate. Every buyer in downtown 
Minneapolis, either on the apartment 
side or in office, is using capital coming 
from the coasts. That’s driving the price 
up, and you add to that construction costs, 
it’s setting record highs. I think we’re see-
ing not only an influx of new business, but 
also, Minneapolis is still drawing from the 
suburbs. I think we’ll see companies that 
have a presence here will realize there’s 
a highly educated workforce, there’s high 
retention, lower cost of living and we’ll see 
movement downtown because of that.  

Anfang: If they bring in more people 
from other locations, maybe people who 
are a little older will choose the suburbs 
and those who are a little younger may 
live downtown. What’s that going to 
do to the development of the external 
suburbs? Will that increase congestion, 
and on what corridor?

GRIFFITH: I’ll quote my father at the end 
of the dot-com run, when he said, “Your 
generation thinks you’ve erased the busi-
ness cycle.” I think everything is cyclical. 
We have this move downtown, and that’s 
great because it’s helping to revive parts 
of both downtowns. But there’s a cycle. At 
some point, suburbs become more attrac-
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tive, for bigger yards, more affordability, 
less congestion and other factors. 

OLSON: I don’t think they’re mutually 
exclusive. We’re also seeing more devel-
opment in the suburbs, high trading val-
ues, large office projects. Thinking about 
the southwest light rail line, UnitedHealth 
is growing in that area.

Anfang: Yet the opposition to extending 
that line is coming from the urban core.

GRIFFITH: We’re involved in a num-
ber of projects on the southwest rail line, 
and there are a number of hurdles. It 
remains to be seen what will be built. It 
makes sense to have a third line, a thriv-
ing one, that connects the southwest with 
the urban core. We’ve seen what that does 
with the other two lines.

SAILOR: But has that slowed down 
vehicular transit? It just doesn’t seem like 
the light rail has lightened up the cars on 
the road.

GRIFFITH: No, but it seems to me that 
it’s emblematic of a thriving metropolitan 
area that has transit options. People who 
come from out of market, if we didn’t have 
growing transit options, they would take 
a pass on us. Think of the creative capital 
in this town, that’s an attraction. Transit 
is also an attraction. If you oppose tran-
sit funding, you’re opposing your future. 
That’s the way I look at it.

OLSON: And transit will only become 
more important because parking down-
town is disappearing. Even though ramps 

are going in, they still won’t be enough for 
the amount of jobs coming downtown. 

Anfang: To keep the downtown focus, 
let’s talk about urban green space. 
How does downtown Minneapolis 
incorporate green space to create that 
amenity? 

GRIFFITH: About 115 years ago, there 

was a city beautification movement, and 
I hate to go that far back, but that’s when 
development happened around Como Park 
and the Chain of Lakes. These kind of proj-
ects make livability of this area so much 
greater. When you think about someone 
creating a public space that long ago, and 
we’re still enjoying it, that’s important. 
They managed in the Downtown East proj-
ect to set aside 2.5 blocks for green space, 
and I think we’re going to look at that in 
the future and say, that was smart. 

WILHELM: The other untapped 
resource that I see is the river. That’s a 
gem. People will go walk around the lakes, 
but how many do a loop around the riv-
er? That’s an area where there’s room for 
improvement. 

Anfang: We’ve talked about growth 
drivers like green space, transit, the 
creative aspect of the cities. And of 
course, we have the beautiful winters. 
What else is going to drive growth? 
What can we do politically to foster our 
growth rate?

OLSON: One of the things I hear a lot 
from my development clients is that a 
big impediment to them is the high risk 
related to building condos. So they aren’t 
adding that into the mix of new housing 
downtown. We have the space to grow, 
we have the space to be like Chicago, but 
what we need to do is in-fill it. Developers 
need to see some movement on the politi-
cal front, and changes in law to get it off 
the ground. 

GRIFFITH: What do you think is the 
impediment?

OLSON: I think it’s really the consum-
er protection statute. The 10-year on con-
struction defects. I’ve been part of two 
large apartment sales, both of which came 
with a deed restriction on conversion to 
condos simply because the developer 
won’t take the risk of that 10-year stat-
ute. One of the interesting things is we’ve 
only just recently seen associations start to 
gather manpower around this issue. The 
real challenge is that changing a consumer 
protection statute is a real hurdle. 

Anfang: As a growing metro area, what 
would you tell the businessperson or 
resident in terms of what they shouldn’t 
fear as we get bigger? 

GRIFFITH: Crime is down in all of the 
metropolitan area, that’s important. I 
think from the time I arrived here over 30 
years ago to now, the entire area is more 
livable, in my view. The larger the metro 
area, the more difficult the transitioning 
areas tend to be, but I don’t believe that’s 
happening here as much as it is in some 
of the larger urban areas.

SAILOR: I think that’s a great question. 
I think if you’re not a metro person, you 
need to get downtown and experience it 
for yourself. Almost everyone here lives 
outside of downtown, and so commutes 
can be frustrating, but not like they are 
in other cities. When there isn’t a snow-
storm, I can get from my house to my office 
in about 35 minutes, and that’s a 40-mile 
drive. But put yourself in Chicago, and 
that’s going to take you hours.

OLSON: I think another thing we 
should tell people not to worry about is the 
changes that we’re seeing and new trends. 
One thing we’re seeing is similar to devel-
opment in Colorado and Arizona, where 
there’s a high density in downtown areas, 
but some development is centered around 
agriculture. It’s about being close to every-
thing, especially for millennials who want 
to reduce their footprint. They want to be 
near their jobs, but also local food. 

Anfang: One more question, and I’ll 
ask this because I’m an association guy. 
There are about 12 commercial real 
estate associations here: How beneficial 
are they to the market and the industry? 
What can associations do to maintain 
relevancy? 

SAILOR: I’m a huge proponent of them 
if they’re operated correctly. We rely on 
MNCAR, and the commercial exchange, 
it’s a unique market thing for Minneap-
olis. Another unique organization is the 
MSCA. What I’ve seen over the years is not 
just networking and educational benefits, 
but to see how our markets work differ-
ently than other markets. I work closely 
with competitors, and every broker in this 
community is a friend. We help each oth-
er in this market. When I try to get infor-
mation from a sister company in another 
major market, people are so secretive and 
protective. I’ve seen that as a huge ben-
efit of our market. MNCAR provides the 
same thing.

WILHELM: I’ve seen that too.  The bro-
kers here do talk to each other and the net-
works we have with the associations here 
are important. I think that boosts confi-
dence with external lenders, investors, site 
selectors, and it raises our profile. 

OLSON: At the end of the day, real estate 
is a public business. To get a project out 
of development, you have to submit doc-
uments to the city, and those get shared, 
so it’s important to note that this level of 
sharing isn’t a breach of confidentiality. 
It’s more about collaboration. The associ-
ations contribute to that. We have a very 
unique market here, and that collaborative 
focus is part of what will help us all drive 
growth in the future.

NANCY KUEHN

Doug Sailor, with Mid-America Real 
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with Lindquist & Vennum

MSPBJ PRODUCTION
Account: Zeller
Ad. Rep: NE   Size: 1-4s   Color: 4C
Production: MH
Insertion date: 070315
File format: Indesign
File source: created in house
Comments: OK

FINAL PROOF CHECK LIST
Your ad will go to press the way it appears here. 
Unless there are typographical errors, no other 
changes will be made.

Approved:

Date:

NEW  LEASE.
NEW ERA.

Zeller Realty Group announces a new era 
for Minneapolis’s Fifth Street Towers, where 
amenities are entering a renaissance. 

FIFTH STREET TOWERS EATS
Simple Sandwich - simply delicious
Fresh Market - gourmet goods and more
Bep Eatery - Vietnamese, fresh and healthy
Caribou Coffee - coffee, tea and bakery goods

Transport
Located right on the Light Rail and major bus 
lines. We’re at the epicenter of everything.

EXERCISE
Get ripped. Get sore. Get a massage. 
Experience our Heatlh Club makeover - staffed 
for classes and personal training.

Excursions
Action, adventure, food, wine, sports, nightlife 
- Concierge Sara-Ann is the go-to for all things 
extracurricular.

Fifth Street Towers has suites ranging from 
1,200 RSF to 80,000 RSF

Mike Wilhelm 
mwilhelm@zellerrealty.com 
612.317.2924

Mary Burnton 
mburnton@zellerrealty.com 
612.317.2970

100/150 South Fifth St.
Minneapolis, MN
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