
           

City of Ramsey
Agenda

Housing and Redevelopment Authority (HRA)
 Regular Session

Tuesday June 26, 2012
Immediately Following City Council

Council Chambers, 7550 Sunwood Drive NW
 

           

1. Call to Order
 

2. Citizen Input
 

3. Approve Agenda
 

4. Approve Minutes
 

5. HRA Business
 

1. Consider Offer to Purchase Land - Senior Housing (portions may be closed to the public)
 

2. Consider HRA contribution to Sunwood Drive Relocation Project
 

3. Review Development Dashboard
 

4. Review COR History and Exit Strategy 
 

6. Development Team Report
 

7. Commissioner Input
 

8. Adjournment
 

  

  



   

HRA Regular Session   5. 1.           
Meeting Date: 06/26/2012  

By: Darren Lazan, Housing &
Redevelopment Authority

Information
Title:
Consider Offer to Purchase Land - Senior Housing (portions may be closed to the public)

Background:
The Development team has received an offer from a senior housing developer for the purchase of three and
one-half acres located at the NE quadrant of Center Street and Ramsey Parkway.

This parcel is currently contemplated in Development Plan 6.0 to be a high density multi-family use, and a senior
housing project would be consistent with the current design/master plan.

The offer contemplates a relatively short due diligence period and closing, and would likely be constructed in late
12/early 13

The project consists of approximately 78 units of senior living and memory care in an initial phase, with an
additional 78 units in a future second phase.  The entire 3.5 acre parcel would be acquired with the initial phase.
Their proposal is to construct a two-story building with courtyards and amenities such as a theatre, fitness center,
chapel, game rooms, library, and ice cream parlor.

The project proposes approximately 60 new employees to the community (48 FTE), and a potential for the location
of a regional office within the community in the future.

Notification:
 

Observations:
The development team believes the proposed use provides a much-needed service in the community, generally
complies with the desired land use in this area, and with some effort, can comply with the design framework for
The COR.

The deal structure proposed does provide some challenge as the proposed purchase price is below the dashboard
price, and they have requested additional consideration on development and building permit fees.

The proposing party will be in attendance to present on their project prior to moving to closed session.

Details on the proposed offer will be provided in closed session.

Recommendation:
The development team recommends the HRA consider the proposed offer and provide direction to further assist in
consideration of this offer.

Funding Source:
N/A

Council Action:



Council Action:
Consider the proposed 

Attachments
Site Location Map

Form Review
Inbox Reviewed By Date

Kurt Ulrich Kurt Ulrich 06/21/2012 04:11 PM
Form Started By: Darren Lazan Started On: 06/21/2012 12:58 PM

Final Approval Date: 06/21/2012 
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HRA Regular Session   5. 2.           
Meeting Date: 06/26/2012  

By: Darren Lazan, Housing &
Redevelopment Authority

Information
Title:
Consider HRA contribution to Sunwood Drive Relocation Project

Background:
At previous meetings, there has been considerable discussion with regard to the HRA's participation in the Sunwood
Drive Relocation project.  To date, the HRA has participated in a number of ways towards the project to include:

Site Planning and alignment feasibility
Coordination of the Traffic/AUAR considerations
Preparation of TAZ data and traffic analysis necessary to obtain design volumes
Use of HRA land for construction staging
Use of fill material from HRA sites

There has generally been an understanding that the HRA would participate financially in the cost of the relocation.
This contribution has fluctuated as the cost estimates and potential funding sources have been contemplated.

Notification:
 

Observations:
At a case before the City Council prior to this meeting, the final bids and funding sources will be presented to the
city council, and available to the HRA for review.

The current funding plan includes a place holder of $500,000 in HRA contribution to the project.

Several options exist to consider this contribution.  The two most likely to be easily facilitated are described below:

Option A
The HRA contributes $500,000 in funds from the proceeds of land sales towards the project.  This option would
require a waiver, or modification to the current policy on the disbursement of land sale proceeds to allow all of the
net proceeds be dedicated to the project, rather than disbursing to the allocated funds per the policy.

Option B
The HRA contributes Lot 3, Block 1, COR TWO, the proposed Wiser Choice parcel, to the City.  The City in turn
uses the parcel to offset the acquisition cost of the existing Wiser Choice parcel, reducing the cost of the project by
roughly $500,000.  This option would not require any modification to the current policy for the distribution of land
sale proceeds.

Following the opening of bids, the development team will complete and update development pro-forma for the
Sunwood Retail area to further assist the HRA in their consideration of these options.

Recommendation:
The Development team recommends the HRA review the proposed options above, and based on final numbers to



The Development team recommends the HRA review the proposed options above, and based on final numbers to
be presented at the meeting, provide direction on how to facilitate the contribution by the HRA to the Sunwood
Retail Project

Funding Source:
To be outlined in CC case

Council Action:
Direct the development team to proceed with [Option A] [Option B] or a modified option based on discussion for
it's contribution to the Sunwood Realignment project.

Attachments
Land Proceeds Disbursement

Form Review
Inbox Reviewed By Date

Kurt Ulrich Kurt Ulrich 06/21/2012 04:10 PM
Form Started By: Darren Lazan Started On: 06/21/2012 12:57 PM

Final Approval Date: 06/21/2012 



Project Costs % Share Receiving Fund

5,851,197$     23.30% COR Revolving Fund-Special Assessments Abated
1,500,000$     5.97% COR Revolving Fund-LOC Funds for Land Purchase

595,641$        2.37% HRA-County Funds used for land Purchase
1,018,638$     4.06% Park Trust Fund-Draw Park Construction
2,598,800$     10.35% Water Fund-Land Purchase
2,598,800$     10.35% Sewer Fund-Land Purchase

360,000$        1.43% HRA-DM Admin Contract 2 years
6,000,000$     23.89% Park Trust Fund-Future Park Impr-non-Tif eligible
4,591,373$     18.28% MSA-Bonded For Sunfish & Bunker/Armstrong

25,114,449$   100.00%
Summary Funding:
   COR Revolving Fund(future infrastructure) 29.27%
   HRA Fund 3.80%
   Park Trust Fund 27.95%
   Water Fund 10.35%
   Sewer Fund 10.35%
   MSA Fund 18.28%

100.00%
Need to sell the land for at least $2.44/Sq ft

Sell < 2.44/Sq ft need to report Loss on City's Financial Statements



   

HRA Regular Session   5. 3.           
Meeting Date: 06/26/2012  

By: Darren Lazan, Housing &
Redevelopment Authority

Information
Title:
Review Development Dashboard

Background:
The development dashboard was originally created in 2010 as a means to track all projected revenues and expenses
relevant to the development of the property.  This effort originally included a considerable effort to recount and
recapture both past expenses, as well as future expenses anticipated as part of the current development plan.

The dashboard considers both hard and soft costs associated with the project, as if the project was a free-standing
entity, to allow the HRA to measure the progress and status of the project along the path of development. This is a
critical tool in measuring the progress towards exit strategy #2, which includes the partial development of the
project prior to a sale of the holdings in their entirety.  It is also a critical component to all exit strategies, as it
provides a very critical account of the financial components of the project for a perspective buyer. The dashboard
tracks all the costs expected to be incurred by this development regardless of the ownership, and provides a
tremendous amount of due diligence data for any perspective buyer.

Notification:
 

Observations:
The development dashboard has a number of significant assumptions that were developed in the initial stages of this
project effort.  The HRA should, from time-to-time, review these assumptions and the resulting impact on the
financial components of the project to ensure that the dashboard provides accurate guidance throughout the
development effort.

Recommendation:
The development team recommends the HRA review the current development dashboard, and the related
assumptions to provide updated direction to the development team.

Funding Source:
N/A

Council Action:
None

Form Review
Inbox Reviewed By Date

Kurt Ulrich Kurt Ulrich 06/21/2012 01:58 PM
Form Started By: Darren Lazan Started On: 06/21/2012 

Final Approval Date: 06/21/2012 



   

HRA Regular Session   5. 4.           
Meeting Date: 06/26/2012  

By: Kurt Ulrich, Administrative Services

Information
Title:
Review COR History and Exit Strategy 

Background:
The City purchased the Ramsey Town Center Development out of foreclosure in June of 2009.  Shortly thereafter,
the City/HRA hired Landform to head up the re-visioning of the project and to serve as development manager
moving forward.  Attached are copies of minutes from the summer and fall of 2009 outlining discussions regarding
the exit strategy.  Also attached is a flow chart depicting the anticipated steps involved with the development over a
three year period. 

A number of actions have been taken that have put the development near Stage 2 of the exit strategy.  The
re-visioning, re-branding, marketing material, road reconfiguration, comprehensive plan amendments, revised
development guidelines, fill/cut analysis of the site, creation of a Tax Increment District, master declaration
agreement, and projects such as the rail station, VA Clinic, the Draw, Allina, and road improvements have all
added value to the project.

This case was originally introduced at the June 12 HRA meeting.

Observations:
At the June 12th HRA meeting staff was requested to find more information on two items: (A) How/Why the City
chose to purchase the Ramsey Town Center? (B) What was the process utilized for recruiting/interviewing/hiring a
development manager?

Item A, How/Why the City chose to purchase the Ramsey Town Center?
In summary, based on meeting minutes (HRA and City Council) and press releases, the City decided to purchase
the Ramsey Town Center for three major reasons:  (1) to protect City infrastructure investments made prior to
the Ramsey Town Center's failure; (2) clean up a number of property title restrictions/issues that made this project
unattractive to potential buyers/developers--including back taxes/interest/penalties; and (3) turn around a project
that was a "risk" for the community as a whole into a project that fits the City's vision and goals.

Attached to this case are a number of supporting documents pertaining to this request: 

Press Release March 18, 2009 (Justification for Purchase of RTC)1.
03-17-09_RTC Settlement Presentation-RamseyCityCouncil (Justification for purchase of the RTC)2.
City Council Special Session Minutes March 17, 2009 (Discussion of Ramsey Town Center Litigation) HRA
Meeting Minutes

3.

HRA Special Special Session Minutes March 17, 2009 (Approving Purchase Agreement)4.
HRA Resolution 09-03-003 (Purchase of Ramsey Town Center)5.
HRA Resolution 09-06-005 (Abatement of Special Assessments)6.
Full Purchase Agreement (Ramsey Town Center)7.

Item B, What was the process utilized for recruiting/interviewing/hiring a development manager?
In summary, the City went through a standard Request for Qualifications (RFQ) Process to hire a development
services manager.  This process began in October of 2009 when staff sent out an RFQ to a list of potential
applicants.  Staff received eight responses.  After review, staff selected three applicants to bring forward to the HRA
in November of 2009.  Interviews of the final three applicants were conducted by the HRA in December of 2009
(Landform, Solomon Real Estate, Forest City).  With discussion, the HRA selected Landform.  At the February and



March 2010 HRA meetings a draft contract for development services with Landform was discussed.  Finally, at the
April 2010 HRA meeting, a final contract was reviewed and approved by the HRA.

Attached to this case are a number of supporting documents:

Development Services RFQ October 20091.
Development Services RFQ Response List2.
HRA Minutes November 24 2009 (Development Services Discussion)3.
HRA Minutes December 15 2009 (Development Services Discussion)4.
HRA Minutes February 2010 (Development Services Discussion)5.
HRA Minutes March 16 2010 (Development Services Discussion)6.
Development Services Contract April 2010 (Landform)7.

Recommendation:
Review history and discuss current opinions on exit strategy for the COR development.

Funding Source:
N/A

Council Action:
Based on discussion.

Attachments
COR Timeline
Exit Strategy
Minutes re Exit Strategy
Press Release March 18 2009 (Justification for Purchase of Ramsey Town Center)
03-17-09_RTC Settlement Presentation-RamseyCityCouncil
City Council Special Session Minutes March 17 2009 (Discussion of Ramsey Town Center Litigation)
HRA Meeting Minutes March 17 2009 (Approving Purchase Agreement)
HRA Resolution 0903003 (Purchase of Ramsey Town Center)
HRA Resolution 0906005 (Abatement of Special Assesments)
Full Purchase Agreement (Ramsey Town Center)
Development Services RFQ October 2009
Development Services RFQ Response List
HRA Minutes December 15 2009 (Development Services Discussion)
HRA Minutes February 2010 (Development Services Discussion)
HRA Minutes March 16 2010 (Development Services Discussion)
HRA Minutes November 24 2009 (Development Services Discussion)
Development Services Contract April 2010 (Landform)

Form Review
Inbox Reviewed By Date

Patrick Brama Jo Thieling 06/21/2012 06:08 PM
Kurt Ulrich (Originator) Jo Thieling 06/21/2012 06:09 PM

Patrick Brama Patrick Brama 06/22/2012 09:49 AM
Kurt Ulrich (Originator) Jo Thieling 06/22/2012 10:19 AM

Patrick Brama Patrick Brama 06/22/2012 10:22 AM
Kurt Ulrich (Originator) Kurt Ulrich 06/22/2012 01:10 PM

Form Started By: Kurt Ulrich Started On: 06/21/2012 



Final Approval Date: 06/22/2012 
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Positioning  
Ramsey Town Center  

for the Future 

March 17, 2009 



The Community’s Initial Vision: 

 322-acre, award-winning mixed-use 
development along U.S. Hwy. 10  
 

 Housing, commercial, retail, 
office and civic development 
 

 Goods and services that 
meet residents’ needs 
 

 Job and tax base expansion 
 

 Pedestrian, family and transit friendly 
 



Implementing the Initial Vision: 

 Sought input from residents and businesses 
 

 Created master development plan to protect 
the community’s vision 
 

 Owned by private developer — not the city 
 

 Funded most infrastructure investments 
with grants, outside funding 
 

 Protected community’s overall investment 



Ramsey Town Center Successes: 

 PACT Charter School with 540 students 
 

 223 units of life cycle housing 
 

 Coborn’s grocery store, other retail  
and commercial space 
 

 City park, municipal center and transit hub 
 

 Nearly $12 million in infrastructure investments 
with no outstanding debt 
 

 $1 million in expanded tax revenue 



Challenges Since 2006: 

 Developer death and bankruptcy 
 

 150 acres trapped in foreclosure  
 

 Currently owned by group of 25 banks 
 

 Multiple buyers and projects have come and gone 



Potential Risks: 

 Loss of nearly $1.5 million in back taxes, 
interest and penalties 
 

 Potential loss of future tax revenue 
 

 No guarantee community needs will be met 
 

 Poor economy = few potential buyers 
 

 Ramsey may miss out on economic recovery 



Regardless of the past, 
city action at this time 
creates the greatest 

opportunity to maximize 
future private development. 



Tonight’s Proposed Action: 

 Settlement of litigation 
 

 City purchase of 148.2 undeveloped acres 
 

 Cost of $6.75 million 
(current mortgage value: $35 million) 
 

 Secure marketable title 
 

 Internal fund transfer 
 

 Foreclosure sale: March 20, 2009;  
Closing: June 26, 2009 
 



Properties to be Acquired by City  



A Good Investment: 

Gross City 
Purchase Price $6.75 million 

Lenders Repay 
Back Taxes 

to City, County, Schools 
($1.35 million) 

Proceeds of Previous 
Letter of Credit ($1.5 million) 



Positioning for the Future: 

 Frees property for private development 
 

 Payment of back taxes, interest and penalties 
 

 Builds tax base and reduces need 
for future tax increases 
 

 Protects community’s investment to date 
 

 Investment in Ramsey’s future 



Questions 
and 

Discussion 
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