
           

City of Ramsey
Agenda

Economic Development Authority (EDA)
Thursday, October 8, 2015

7:30 am
The COR Room, 7550 Sunwood Drive NW

             

1. Call to Order
 

2. Approve Agenda
 

3. Approve Minutes
 

1.   Approve the Following Meeting Minutes:
1) EDA Regular Meeting - September 3, 2015
2) EDA Special Meeting - September 17, 2015

 

4. EDA Business
 

1.   Consider Approving a TIF Agreement between the City of Ramsey and Parkview East LLC (PSD LLC)
 

2.   Consider Support of Anoka Area Chamber of Commerce Manufacturer's Coalition
 

5. Member/Staff Input
 

6. Adjournment
 

Our Mission: To work together to responsibly grow our community, and to provide quality, cost-effective, and efficient government
services

  



   
Economic Development Authority (EDA)   3. 1.           
Meeting Date: 10/08/2015  
Submitted For: Jo Thieling, Administrative Services 
By: Jo Thieling, Administrative Services

Title:
Approve the Following Meeting Minutes:
1) EDA Regular Meeting - September 3, 2015
2) EDA Special Meeting - September 17, 2015

Purpose/Background:
Purpose: The purpose is to approve the meeting minutes for the EDA meeting held the prior month.

Background: The meeting minutes are attached for review and approval.

Notification:

Observations/Alternatives:

Funding Source:

Recommendation:

Action:
Motion to approve the following EDA meeting minutes:

1) EDA Regular Meeting - September 3, 2016
2) EDA Special Meeting - September 17, 2015

Attachments
09 03 15 Mts
09 17 15 Mts

Form Review
Form Started By: Jo Thieling Started On: 10/05/2015 02:20 PM
Final Approval Date: 10/05/2015 
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ECONOMIC DEVELOPMENT AUTHORITY 

CITY OF RAMSEY 

ANOKA COUNTY 

STATE OF MINNESOTA 

 

The City of Ramsey Economic Development Authority (EDA) conducted a regular meeting on 

Thursday, September 3, 2015, at the Ramsey Municipal Center, 7550 Sunwood Drive NW, 

Ramsey, Minnesota. 

 

Members Present: Chairperson Jim Steffen  

Member Brian Burandt 

Member Philip Brunt 

Member Chris Riley (arrived at 7:37 a.m.) 

Member Wayne Skaff 

   Member Kristine Williams (arrived at 7:40 a.m.) 

 

Members Absent: Member Glen Hardin  

 

Also Present: Patrick Brama, Econ. Dev. Mgr/Assistant City Administrator 

   Kurt Ulrich, City Administrator 

   Mike Mulrooney, ACG 

   Jason Aarsvold, Ehlers  

 

1. CALL TO ORDER 

 

Chairperson Steffen called the Economic Development Authority meeting to order at 7:35 a.m. 

 

2. APPROVE AGENDA 

 

Chairperson Steffen indicated he would like Case 4.03 moved up to Case 4.02. 

 

Motion by Member Skaff, seconded by Member Steffen, to approve the agenda as amended. 

 

Motion carried.  Voting Yes: Chairperson Steffen, Members Skaff, Burandt, Brunt.  Voting No:  

None.  Absent:  Members Hardin, Riley, and Williams.  

 

3. APPROVE MINUTES 

 

3.01: Approve Meeting Minutes Dated August 13, 2015 

 

Motion by Member Skaff, seconded by Member Burandt, to approve the August 13, 2015, 

minutes as presented. 

 

Motion carried.  Voting Yes: Chairperson Steffen, Members Skaff, Burandt, Brunt.  Voting No:  

None.  Absent:  Members Hardin, Riley, and Williams.  
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4. EDA BUSINESS 

 

4.01: Consider Multiple Actions Related to a Potential Life Fitness Expansion Project  

 

Econ. Dev. Mgr/Assistant City Administrator Brama presented the staff report and reviewed the 

background of the project, TIF Plan and TIF Agreement with the Board. 

 

Member Riley arrived at 7:37 a.m. 

 

Member Williams arrived at 7:40 a.m. 

 

Mr. Jason Aarsvold, Ehlers reviewed the Development Agreement with the Board. 

 

Chairperson Steffen asked if the purchase price was $425,000 as a part of the budget.   

 

Mr. Aarsvold stated budgets are usually an estimate but he believed that was taken from an 

actual TIF application figure.   

 

Econ. Dev. Mgr/Assistant City Administrator Brama stated the purchase agreement on this deal 

is supposed to be signed this week and the amount he was told for the purchase price was 

$425,000. 

 

Chairperson Steffen asked if the budget in the packet was the EDA budget or the Life Fitness 

budget.   

 

Mr. Aarsvold stated this was the TIF budget so in a sense it is the EDA budget. 

 

Chairperson Steffen asked how they calculate the $135,000.   

 

Mr. Aarsvold stated that is located in the big documents in the back where there is a cash flow 

and every year there is an amount of TIF that is generated.  He reviewed the process with the 

Board. 

 

Member Riley asked if there were funds available in TIF District 1 rather than creating a new 

TIF District within it.   

 

Econ. Dev. Mgr/Assistant City Administrator Brama stated there is $200,000 to $300,000 

available within that fund.   

 

Member Riley asked if there was a reason why they would want to create a new TIF District 

rather than utilize the existing one.   

 

Econ. Dev. Mgr/Assistant City Administrator Brama stated he would need to look at this.  He 

indicated the TIF District was created back in the 80’s or 90’s so the money should be available 

for other projects but would need to research this. 
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Mr. Mulrooney explained to the Board the reason why they would want to create a new TIF 

District rather than use the money in the current TIF District. 

  

Chairperson Steffen asked where Life Fitness is at in terms of projects.    

 

Econ. Dev. Mgr/Assistant City Administrator Brama stated they have not and cannot start their 

project until this process is complete. 

 

Chairperson Steffen thought staff and the advisors explained why this is the best solution.   

 

City Administrator Ulrich stated he could see if the City Finance Director would be available to 

come down to discuss with the Board the options available.   

 

Mr. Aarsvold stated they can help on what the pooling requirements would be.   

 

Chairperson Steffen stated he liked the idea that this project fits into the District and they will 

have extra funds to use elsewhere. 

 

Motion by Member Skaff, seconded by Member Burandt, to recommend the City Council adopt 

the Resolution to Modify Development District 1, Establish TID District 15, and adopt a Plan for 

TIF District 15 and finalize and adopt the attached Development Agreement between the City of 

Ramsey and Brunswick Corporation. 

 

Further discussion:  Chairperson Steffen indicated he would like the additional piece available 

for the City Council. 

 

Motion carried.  Voting Yes: Chairperson Steffen, Members Skaff, Burandt, Brunt, Riley, 

Williams.  Voting No:  None.  Absent:  Member Hardin.  

 

4.03: Consider Authorizing Economic Development Analysis for the City’s Potential 

Future Business Park 

 

Econ. Dev. Mgr/Assistant City Administrator Brama presented the staff report to the Board and 

asked Mr. Mulrooney to discuss the analysis with the Board. 

 

Mr. Mulrooney reviewed the three phases of the project with the Board.  He believed they could 

complete each phase within a 90-day timeline. 

 

Chairperson Steffen asked if they decided to proceed would he envision being back before the 

Board in October with a market analysis.  Mr. Mulrooney indicated that was correct. 

 

Econ. Dev. Mgr/Assistant City Administrator Brama stated to note in the recommendations 

section, when they consider the funding source for this work, the EDA annually does budget as 

significant dollar amount for miscellaneous professional services and staff would consider this in 

line with that work.  They do have nearly sufficient funding left in that account to complete this 



Economic Development Authority/September 3, 2015 

Page 4 of 7 

work for the remainder of the year.  If there is a spill over that can be accounted for in a different 

account within the EDA’s budget next year for this exact type of work. 

 

Chairperson Steffen asked if they lean on the Bolton and Mink work they just wrapped up to 

complete this.   

 

Mr. Mulrooney indicated they would and it is valuable information.   

 

Member Riley asked if the alternatives are part of the scope they are being given and is there any 

thinking outside of the box.   

 

Mr. Mulrooney stated that is part of the scope they are being given to look at in order to find out 

what would work best for the City.   

 

Chairperson Steffen thanked Mr. Mulrooney for taking the time to discuss this item with the 

Board and indicated they will look forward to hearing from him in October. 

 

Motion by Member Brunt, seconded by Member Burandt, to authorize the ACG to complete the 

work outlined in the attached proposal, not to exceed 170 hours. 

 

Motion carried.  Voting Yes: Chairperson Steffen, Members Skaff, Burandt, Brunt, Riley, and 

Williams.  Voting No:  None.  Absent:  Members Hardin.  

 

4.02: Select Date and Speaker for EDA Fall Networking Event  

 

Econ. Dev. Mgr/Assistant City Administrator Brama presented the staff report to the Board. 

 

Chairperson Steffen asked if there is a well-known business owner or entertainer such as Famous 

Dave or Dick Enricho that they could invite to speak.  He thought someone that would be of 

interest would bring more people out to the event.  He stated he would like to stay away from 

having a person from the State or MnDOT or Highway 10 Representative.   

 

Member Burandt stated it depends on what the goal is of the event, is it to entertain or educate. 

 

Member Skaff thought a Congressman might be interesting as a speaker.   

 

Member Williams would prefer they focus on content because she thought that would add value 

to the business community.  She stated one of the themes she has heard since last year was 

businesses looking for employees.  She thought they should try to focus around that angle of 

employment and provide tools from many of their local businesses on how to find and retain the 

skills needed and provide some connections of local tech schools and other ways they can give 

their community something they can take away with them.  She would like to see something 

along the lines of content rather than entertainment. 

 

Chairperson Steffen thought the information that Mr. Mulrooney will be putting together may be 

of interest to the group.   
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Member Skaff thought the group would want an overview of what the City is doing but he 

thought they would also need a keynote speaker to make it worthwhile. 

 

Member Williams thought in order to make this a success they need to pick a topic and then find 

a panel that has a similar theme.  They could incorporate some other points into the presentation.  

She found a turn off is having a lot of different speakers because that makes people feel 

disjointed. 

 

City Administrator Ulrich stated what comes to mind is they might have an overall Archean 

theme, building your business in Ramsey with three different components with a speaker for 

each one. 

 

Member Burandt thought those are good options and what he has heard recently from people is 

how they are fixing transit.  He thought that was a common theme they have heard that should be 

addressed. 

 

There was discussion regarding the date of the event.  The EDA moved the meeting date to 

November 12, 2015 with a contingency of November 19, 2015 if needed. 

 

Econ. Dev. Mgr/Assistant City Administrator Brama recapped the discussion of the EDA. 

 

4.04: Preliminary Decision Related to Annual Ramsey EDA Business Expo 

 

Econ. Dev. Mgr/Assistant City Administrator Brama presented the staff report to the EDA 

Board. 

 

Member Skaff stated they would have to have some type of tent structure available for the 

vendors to use rather than asking them to bring their own tent like canopy.  He stated they would 

have some mixed messages from craft people but it could work and would bring more people to 

the front table of some businesses that that will come over to the Fountains.  He thought it was 

worth looking at. 

 

Chairperson Steffen asked if there was some overlap of vendors from both events.   

 

Econ. Dev. Mgr/Assistant City Administrator Brama indicated there would be.  He stated they do 

have a budget and could get some large tents that would cover the expo. 

 

5. MEMBER / STAFF UPDATE 

 

The EDA reviewed the Staff Update.   

 

Econ. Dev. Mgr/Assistant City Administrator Brama indicated there is a need for assistance from 

the City of Ramsey from PSD, LLC. in order to move forward with the project.  He stated staff   

intends to bring an initial case for an initial reaction from the City Council, to the Council on the 



Economic Development Authority/September 3, 2015 

Page 6 of 7 

8th.  If the Council does give them the nod then the EDA will need to review this and put together 

a recommendation for the City Council. 

 

Chairperson Steffen asked why the project has not moved forward.   

 

Econ. Dev. Mgr/Assistant City Administrator Brama stated the reason the project has not moved 

forward is by choice from PSD, LLC, and not by lack of City support or cooperation.  Their 

proforma came in lower than what was expected and they have chosen to stop the project.  One 

of the major costs miscalculated was fill for the project along with construction costs.  They are 

at a point now that they are pumping the brakes on the project until they hear from the City as to 

whether or not the proforma can be subsidized so they can move forward with the project.  They 

do not have a building permit today.  There plans are completed for the project and they are 

ready to go but financially they are on pause right now. 

 

Member Skaff recommended if there needed to be a special meeting he would be in favor of that 

to keep the project going. 

 

Econ. Dev. Mgr/Assistant City Administrator Brama stated the other update for the group is they 

authorized training for him through the National Development Council.  Previous to this year all 

of the training took place nationally around the County and next year it is available in 

Minneapolis.  There will be an update in the budget to reflect the decrease in funds needed. 

 

Member Riley stated the Super Value sign is being taken down. 

 

Member Burandt stated Minnesota Marketing Partners will be having a fan tour for members.  

There will be a helicopter flight showing the region and he will be sure to point out Ramsey. 

 

City Administrator Ulrich updated the Board on activities happening in the City. 

 

6. ADJOURNMENT 

 

Motion by Member Steffen, seconded by Member Skaff, to adjourn the meeting. 

 

Motion carried.  Voting Yes: Chairperson Steffen, Members Skaff, Burandt, Brunt, Riley, 

Williams.  Voting No:  None.  Absent:  Member Hardin.  

 

The regular meeting of the Economic Development Authority adjourned at 9:12 a.m. 

 

Respectfully submitted, 

 

 

________________________________ 

Kurtis G. Ulrich 

City Administrator 

 

ATTEST: 
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__________________________________ 

Patrick Brama 

Econ. Dev. Mgr/Assistant City Administrator Brama 

 

Draft by Sue Osbeck 

TimeSaver Off Site Secretarial, Inc. 
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ECONOMIC DEVELOPMENT AUTHORITY 

CITY OF RAMSEY 

ANOKA COUNTY 

STATE OF MINNESOTA 

 

The City of Ramsey Economic Development Authority (EDA) conducted a special meeting on 

Thursday, September 17, 2015, at the Ramsey Municipal Center, 7550 Sunwood Drive NW, 

Ramsey, Minnesota. 

 

Members Present: Chairperson Jim Steffen  

Member Philip Brunt  

Member Brian Burandt 

Member Glen Hardin  

Member Wayne Skaff 

    

Members Absent: Member Chris Riley 

   Member Kristine Williams 

 

Also Present: Patrick Brama, Econ. Dev. Mgr/Assistant City Administrator 

   Tim Gladhill, Development Services Manager 

   Kurt Ulrich, City Administrator 

 

1. CALL TO ORDER 

 

Chairperson Steffen called the Economic Development Authority meeting to order at 7:40 a.m. 

 

2. APPROVE AGENDA 

 

There were no changes or additions. 

 

Motion by Member Skaff, seconded by Member Hardin, to approve the agenda. 

 

Motion carried.  Voting Yes: Chairperson Steffen, Members Skaff, Hardin, Brunt, and 

LeTourneau.  Voting No:  None.  Absent:  Members Riley and Williams.  

 

3. EDA BUSINESS 

 

3.01: Consider Request from PSD LLC  

 

Member Skaff stated through his church employment he has had a past relationship with PSD 

but does not have any current relationship so he will be voting on this item if the Board is 

agreeable with it. 

 

Chairperson Steffen stated he does have a relationship with PSD and will be abstaining on 

voting. 
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Econ. Dev. Mgr/Assistant City Administrator Brama stated the meeting is to consider a request 

from PSD LLC for $500,000 of City assistance to their proposed 122-unit apartment complex in 

The COR.   

 

Member Hardin asked what has caused the scoring to be lower than expected.   

 

Econ. Dev. Mgr/Assistant City Administrator Brama stated within the housing assistance 

application there are a number of scoring matrixes, a number of goal initiatives and individual 

scoring items.  In some particular instances PSD rated them as being compliant with certain 

specific items and staff felt they were not one hundred percent in compliance or were partially 

compliant.   

 

Development Services Manager Gladhill reviewed some of the items in regards to scoring of the 

project.   

 

Econ. Dev. Mgr/Assistant City Administrator Brama noted some items were counted twice and 

should not have been.   

 

Development Services Manager Gladhill stated they could award partial points for some of the 

items but not full points.  He stated other energy efficient and stormwater regulations were being 

counted although they were not necessarily providing them.  He noted they did add some points 

that were not in there also.  This project falls within the eighty percent area median income and 

is considered affordable by definition so extra points were awarded for that which were not 

included in PSD’s original scoring matrix. 

 

Chairperson Steffen stated they had 68 points out of a possible 152 points.  He thought that 

looked like a failing grade and wondered if this was good or bad.   

 

Development Services Manager Gladhill stated there is no minimum points.  He stated there is 

not any one project that will be at one hundred percent of the points.  He stated there will be 

times that if you meet a certain percentage of quality they are looking for there is a sliding scale.  

He stated there is no pass/fail and it is impossible for any one project to get one hundred percent 

of the points. 

 

Chairperson Steffen stated they did not get half the points so what should the EDA glean from 

the 68 points.   

 

Development Services Manager Gladhill stated he would ask the EDA to look at the specifics on 

what they are providing.  He noted the location scores high for them because of its proximity to 

transit and industrial parks. 

 

Member Hardin asked if they keep some type of spreadsheet on how the different developments 

scored so the EDA can compare how the project stacks up to others.   

 

Development Services Manager Gladhill stated this is a new policy, adopted in 2014, and they 

do not have the history of applying that here but they could start a spreadsheet for future projects.  
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He stated this is showing on the side of affordable and there are some points there.  He reviewed 

a few other projects done in the City with the EDA and noted what areas scored higher than 

PSD. 

 

Econ. Dev. Mgr/Assistant City Administrator Brama stated reading through the application the 

only minimum thresholds or any qualifier that he has pulled out is that all applicants must be in 

one of the following thresholds that are outlined in the document and there are a handful of goals 

and based off of that one indicator, this project does meet one goal and partially meets two other 

goals.   

 

Development Services Manager Gladhill stated on page 4 of the policy draft one of the goals is 

to provide a variety of housing options for people of all life stages and income levels so in 

looking back this does meet that goal. 

 

Chairperson Steffen stated this is just one of the tools they would use to analyze a subsidy and is 

not the only one.   

 

Development Services Manager Gladhill stated a lot of housing assistance programs out there 

with proximity to transit will score very high and as soon as Ramsey’s rail station opened up 

they started to see requests for housing assistance quite frequently.  He stated they needed a tool 

to try to gauge success amongst each other. 

 

Member Burandt asked what the unanticipated project costs were.   

 

Econ. Dev. Mgr/Assistant City Administrator Brama stated there are two major items PSD has 

outlined as unanticipated project costs.  He stated the first was the increase in project costs over 

the past year has been significant so they have identified that as part of the reason for the gap in 

their Proforma and second is the amount of fill they have had to provide on the site.  They have 

imported a significant amount of fill that was not anticipated for the project.  He believed they 

were at an unanticipated cost much larger than $500,000 however that is what they need to move 

the project forward.  

 

Ms. Stacy Kvilvang, Ehlers, stated it is hard to compare each project to another because they are 

apples and orange and are meeting different goals.    Ms. Kvilvang gave a brief overview of her 

memo to the EDA.  She stated their recommendation is if the City chooses to move forward that 

it be a pay as you go TIF assistance and will be paid off in four years.  With pay as you go, they 

have to construct the project and pay the taxes and as they pay the taxes they will get a portion of 

that rebated over a four-year period back to them. 

  

Chairperson Steffen asked why costs differ from city to city and is that based on land cost and 

fill.   

 

Ms. Kvilvang stated the biggest factor is land cost.  Chairperson Steffen asked if they did not 

have fill brought in would they still be asking for TIF assistance.   
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Econ. Dev. Mgr/Assistant City Administrator Brama stated the amount of fill brought in was 

close to $500,000 so it was hard to say if they would have come in or not. 

 

Member Hardin stated PSD response shows the single largest overage is the actual bid for the 

construction of the building.   

 

Chairperson Steffen thought that was correct because it was bid a year ago versus today.   

 

Member Skaff stated they have to go back to the time that the City sold the land to PSD, had 

they come to them knowing that there was $500,000 in fill needed at that time they may have 

required the City to bring the land up to a buildable position and it is possible back then that the 

City would have acknowledged that. 

 

City Administrator Ulrich stated this was probably an engineering calculation mistake.  He 

thought they had more tagged on the construction costs that went up or there was some initial 

miscalculations that were made for this site.   

 

Chairperson Steffen stated the requirement for the fill has not changed.   

 

City Administrator Ulrich stated it has not. 

 

Member Hardin found it frustrating that when they sold the parcel to PSD that they did not have 

requirements with financing in place and construction costs in place before they closed on the 

lot.  He thought this is something that the City should put in place before they close going 

forward.  He stated they need performance standards in their agreements and documents because 

they should not get themselves in a situation like this. 

 

Chairperson Steffen stated it seemed a little late in the process but nobody wants to see this sit as 

it is for the next number of years.   

 

Member Hardin stated he was not against the TIF financing, pay as you go basis but he thought 

they needed to look at these differently going forward.   

 

City Administrator Ulrich thought the Council was somewhat divided on this in terms of if they 

sell the land with development guarantees to the user or do they sell the land on a speculative 

basis.   

 

Econ. Dev. Mgr/Assistant City Administrator Brama stated as part of their due diligence process 

when reviewing the purchase agreement they can add in the option of performance standards.  

He noted they did briefly discuss it with the EDA before they moved the purchase agreement 

forward and they had a split opinion on whether they should have a performance agreement 

included.   

 

Ms. Kvilvang thought this was the outlier because she thought the other ones that have come 

forward have had the performance standards included.  She stated it was a Council decision at 

that time to do that on a speculative basis and she did not know if they would do that going 
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forward but the last two developers they have talked to the City has known what is going to be 

developed upfront.   

 

City Administrator Ulrich stated the site has been graded and fill has been brought in and the site 

has been approved.  They did have guarantees that this would not be an eyesore if not built upon. 

 

Econ. Dev. Mgr/Assistant City Administrator Brama stated anytime they get involved in a deal 

financially it is their standard practice to have performance standards.   

 

Chairperson Steffen stated the four-year payback on the TIF note seemed very short to him.   

 

Ms. Kvilvang stated this is a very short time period versus other projects. 

 

Member Skaff stated he would support approving this item. 

 

Motion by Member Skaff, seconded by Member Brunt, to recommend to City Council the 

approval of the $500,000 TIF program. 

 

Further discussion:  Member Hardin asked if the motion included funding from the TIF program.  

Econ. Dev. Mgr/Assistant City Administrator Brama stated it would.   

 

Motion carried.  Voting Yes: Members Skaff, Brunt, Burandt, and Hardin.  Voting No:  None.  

Abstain:  Chairperson Steffen.  Absent:  Members Riley, William.   

 

Econ. Dev. Mgr/Assistant City Administrator Brama reviewed the next steps of the project. 

 

4. ADJOURNMENT 

 

Motion by Member Hardin, seconded by Member Burandt, to adjourn the meeting. 

 

Motion carried.  Voting Yes: Chairperson Steffen, Members Skaff, Brunt, Burandt, and Hardin.  

Voting No:  None.  Absent:  Members Riley and Williams.  

 

The regular meeting of the Economic Development Authority adjourned at 8:15 a.m. 

 

Respectfully submitted, 

 

 

 

________________________________ 

Kurtis G. Ulrich 

City Administrator 

 

ATTEST: 
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__________________________________ 

Patrick Brama 

Econ. Dev. Mgr/Assistant City Administrator  

 

 

Draft by Sue Osbeck 

TimeSaver Off Site Secretarial, Inc. 

 

 



   
Economic Development Authority (EDA)   4. 1.           
Meeting Date: 10/08/2015  
Submitted For: Patrick Brama, Administrative Services 
By: Patrick Brama, Administrative Services

Title:
Consider Approving a TIF Agreement between the City of Ramsey and Parkview East LLC (PSD LLC)

Purpose/Background:
PURPOSE
Consider Approving the attached TIF Agreement between the City of Ramsey and Parkview East LLC (PSD LLC)
to support the construction of a 121 unit apartment complex located within The COR.

BACKGROUND (Project Ownership/ Proposed Development)
PSD LLC is a significant land owner and well established developer in the City of Ramsey. PSD LLC recently
purchased about 15 acres of City owned land located within The COR for $1.89M. It is proposed, PSD LLC will
develop their new property in three phases. The first phase of their development is proposed to be a 121-unit market
rate apartment complex; and will be owned by Parkview East LLC.

Parkview East LLC consists of three owners: Jim Deal, Pam Deal, and Matt Kuker. In the future, Parkview East
may add additional investors. PSD LLC will be the project manager for this development. PSD LLC is owned by
Jim Deal and Pam Deal. The proposed apartment complex will be located on a property that was purchased by PSD
LLC on May 28, 2015 (from the City of Ramsey). PSD LLC plans on hiring a third party professional property
management company to manage the operations of the new apartment complex upon completion.

The proposed apartment complex will feature a tuck-under heated and secured parking on half of the first floor,
quality entrance area (fire place, couches, chandeliers), high quality detached garages, a small park (including a
playground), a community garden, a mix of 1-2-3 bedroom apartments, a full size workout facility, quality
community grills/ patios/ seating, community room/ game room, and quality interior design (granite counter tops,
granite window sills, wood blinds, vinyl plank wood floors, stainless steel appliances, quality solid-wood cabinetry
design, full-size in-unit washer/ dryers, triple pane high energy efficiency windows, garbage chutes). The proposed
project will front The Draw park along Ramsey Parkway, and will comply with the City's zoning regulations (i.e.
architecture). 

PSD LLC estimates the first phase of their development, a 121-unit apartment complex, is nearly a $20M
investment. Attached to this case is the most recent site plan and visuals of the proposed apartment complex.
Because this project (and underlying property) will be owned by Parkview East LLC, the attached agreement is with
Parkview East LLC (not PSD LLC).

BACKGROUND (Assistance Request)
PSD LLC experienced an unanticipated hike in project costs; and felt City assistance was needed in order to move
the proposed project forward. PSD LLC was confident they could prove a financial gap existed in their pro-forma
and was willing to have a third party underwrite their project (Ehlers); including paying the required $7,000 fee.
Staff accepted a complete subsidy application from PSD LLC on September 10.



The PSD LLC subsidy application was underwritten from two separate perspectives. (1) Financially. Is the PSD
LLC reasonable and justifiable? Please see attached MEMO from Ehlers. (2) Qualitatively. How does the proposed
PSD LLC request relate to the City's housing assistance policy? Please see attached "Staff Scoring" document and
"Staff Notes."

The EDA originally reviewed this request, in concept, on 09/17. In summary, they were in favor of drafting a TIF
Agreement for $500,000 of pay-go assistance to PSD LLC. The EDA vote was 4-0-1. Attached are minutes.

The City Council originally reviewed this request, in concept, on 09/22. In summary, they were in favor of drafting
a TIF Agreement for $500,000 of pay-go assistance to PSD LLC. The Council vote was 6-1-0. Attached are minutes.

Notification:
NA

Observations/Alternatives:
The attached TIF agreement was drafted by Ehlers and Briggs & Morgan. This agreement has been reviewed by
PSD LLC. This agreement is currently being reviewed by the City Attorney and City Staff. Moving forward, Staff
anticipates minor changes to language in this agreement (coming from Staff and the Attorney).

Funding Source:
Subsidy Application, PSD LLC
Assistance, TIF District #14

Recommendation:
Please see background section of this case, "Assistance Request Section." Also, please see attached Ehlers MEMO,
Staff MEMO, and Staff Notes.

Action:
Recommend the City Council:
Approve the attached TIF Agreement between the City of Ramsey and Parkview East LLC; subject to final review
and amendments by the City Attorney.

Attachments
DRAFT TIF Agreement 10022015
PSD LLC Request Letter
PSD LLC Housing Subsidy Application
Staff Notes
Ehlers MEMO
Staff Scoring of PSD LLC Housing Subsidy Application
Layout and Visuals
Funding Source (Why TIF)
EDA Meeting Minutes DRAFT 09172015

Form Review
Inbox Reviewed By Date
Kurt Ulrich Kurt Ulrich 10/05/2015 02:07 PM
Form Started By: Patrick Brama Started On: 10/02/2015 02:25 PM
Final Approval Date: 10/05/2015 
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TAX INCREMENT FINANCING (TIF) AGREEMENT 

THIS AGREEMENT, made as of the 1st day of _______________, 2015, by and 

between the City of Ramsey, Minnesota (the "City"), a home rule charter city organized and 

existing under the constitution and laws of the State of Minnesota and ParkView East, LLC, a 

Minnesota limited liability company (the "Developer"). 

WITNESSETH: 

WHEREAS, pursuant to Minnesota Statutes, Section 469.124 to 469.133, the City has 

heretofore established Development District No. 1 (the "Development District") and has adopted 

a development program therefor (the "Development Program"); and 

WHEREAS, pursuant to Minnesota Laws, 2010, Chapter 389, Article 7, Section 22, as 

amended by Minnesota Laws, 2011, Chapter 112, Article 11, Section 16 ("Special Legislation") 

and the provisions of Minnesota Statutes, Section 469.174 through 469.1794, as amended 

(hereinafter, the "Tax Increment Act"), the City has heretofore established, within the 

Development District, Tax Increment Financing (Redevelopment) District No. 14 (the "Tax 

Increment District") and has adopted a tax increment financing plan therefor (the "Tax Increment 

Plan") which provides for the use of tax increment financing in connection with certain 

development within the Development District; and 

WHEREAS, in order to achieve the objectives of the Development Program and 

particularly to make the land in the Development District available for development by private 

enterprise in conformance with the Development Program, the City has determined to assist the 

Developer with the financing of certain costs of a Project (as hereinafter defined) to be 

constructed within the Tax Increment District as more particularly set forth in this Agreement; 

and 

WHEREAS, the City believes that the development and construction of the Project, and 

fulfillment of this Agreement are vital and are in the best interests of the City, the health, safety, 

morals and welfare of residents of the City, and in accordance with the public purpose and 

provisions of the applicable state and local laws and requirements under which the Project has 

been undertaken and is being assisted; and 

WHEREAS, the requirements of the Business Subsidy Law, Minnesota Statutes, Section 

116J.993 through 116J.995, do not apply to this Agreement pursuant to an exemption for 

housing. 

NOW, THEREFORE, in consideration of the premises and the mutual obligations of the 

parties hereto, each of them does hereby covenant and agree with the other as follows: 
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ARTICLE I 

 

DEFINITIONS 

Section 1.1. Definitions.  All capitalized terms used and not otherwise defined herein 

shall have the following meanings unless a different meaning clearly appears from the context: 

Agreement means this Agreement, as the same may be from time to time modified, 

amended or supplemented; 

Business Day means any day except a Saturday, Sunday or a legal holiday or a day on 

which banking institutions in the City are authorized by law or executive order to close; 

City means the City of Ramsey, Minnesota, its successors and assigns; 

City Development Agreement means the Development Agreement for COR ParkView 

Addition dated as of  ____________1, 2015, as the same may be from time to time modified; 

County means Anoka County, Minnesota; 

Developer means ParkView East, LLC, a Minnesota limited liability company, its 

successors and assigns; 

Development District means the real property included in Development District No. 1 

heretofore established; 

Development Program means the Development Program approved in connection with the 

Development District; 

Development Property means the real property described in Exhibit A attached to this 

Agreement; 

Event of Default means any of the events described in Section 4.1 hereof; 

Legal and Administrative Expenses means the fees or expenses incurred by the City in 

connection with the preparation of this Agreement and the establishment of the Tax Increment 

District; 

Note Payment Date means August 1, 2018, and each February 1 and August 1 of each 

year thereafter to and including February 1, 2022; provided, that if any such Note Payment Date 

should not be a Business Day, the Note Payment Date shall be the next succeeding Business 

Day; 

Prime Rate means the rate of interest from time to time publicly announced by U.S. Bank 

National Association in St. Paul, Minnesota, as its "prime rate" or "reference rate" or any 

successor rate, which rate shall change as and when that rate or successor rate changes; 
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Project means the construction of an approximately 121 units of market rate rental 

housing on the Development Property located in the City to include such amenities as set forth in 

Section 2.2 (10) of this Agreement; 

Site Improvements means the site improvements undertaken or to be undertaken on the 

Development Property, more particularly described on Exhibit C attached hereto; 

Special Legislation means Minnesota Laws, 2010, Chapter 389, Article 7, Section 22, as 

amended by Minnesota Laws, 2011, Chapter 112, Article 11, Section 16; 

State means the State of Minnesota; 

Tax Increments means 85% of the tax increments derived from the Development 

Property as calculated by the City in its sole discretion and which have been received by the City 

in accordance with the provisions of Minnesota Statutes, Section 469.177; 

Tax Increment Act means Minnesota Statutes, Sections 469.174 through 469.1794, as 

amended; 

Tax Increment District means Tax Increment Financing (Redevelopment) District No. 14 

located within the Development District, a description of which is set forth in the Tax Increment 

Financing Plan, which was qualified as a redevelopment district under the Tax Increment Act; 

Tax Increment Financing Plan means the tax increment financing plan approved for the 

Tax Increment District by the City Council on December 14, 2010, and any future amendments 

thereto; 

TIF Note means the Tax Increment Revenue Note (ParkView East, LLC Project) to be 

executed by the City and delivered to the Developer pursuant to Article III hereof, the form of 

which is attached hereto as Exhibit B; and 

Unavoidable Delays means delays, outside the control of the party claiming its 

occurrence, which are the direct result of strikes, other labor troubles, unusually severe or 

prolonged bad weather, acts of God, fire or other casualty to the Project, litigation commenced 

by third parties which, by injunction or other similar judicial action or by the exercise of 

reasonable discretion, directly results in delays, or acts of any federal, state or local 

governmental unit (other than the City) which directly result in delays. 
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ARTICLE II 

 

REPRESENTATIONS AND WARRANTIES 

Section 2.1. Representations and Warranties of the City.  The City makes the following 

representations and warranties: 

(1) The City is a municipal corporation and has the power to enter into this 

Agreement and carry out its obligations hereunder. 

(2) The Tax Increment District is a "redevelopment district" within the 

meaning of Minnesota Statutes, Section 469.174, Subdivision 10, and was created, adopted and 

approved in accordance with the Special Legislation. 

(3) The development contemplated by this Agreement is in conformance with 

the development objectives set forth in the Development Program. 

(4) To finance certain costs within the Tax Increment District, the City 

proposes, subject to the further provisions of this Agreement, to apply Tax Increments to 

reimburse the Developer for a portion of the costs of the installation of certain Site 

Improvements incurred in connection with the Project as further provided in this Agreement. 

(5) The City makes no representation or warranty, either expressed or implied, 

as to the Development Property or its condition or the soil conditions thereon, or that the 

Development Property shall be suitable for the Developer' purposes or needs. 

Section 2.2. Representations and Warranties of the Developer.  The Developer makes 

the following representations and warranties: 

(1) The Developer is a Minnesota limited liability company and has the power 

and authority to enter into this Agreement and to perform its obligations hereunder and doing so 

will not violate its articles of organization, member control agreement or operating agreement, or 

the laws of the State and by proper action has authorized the execution and delivery of this 

Agreement. 

(2) The Developer shall cause the Project to be constructed in accordance 

with the terms of this Agreement, the Development Program, the City Development Agreement, 

and all applicable local, state and federal laws and regulations (including, but not limited to, 

environmental, zoning, energy conservation, building code and public health laws and 

regulations). 

(3) The construction of the Project would not be undertaken by the Developer, 

and in the opinion of the Developer would not be economically feasible within the reasonably 

foreseeable future, without the assistance and benefit to the Developer provided for in this 

Agreement. 

(4) The Developer will use its best efforts to obtain, or cause to be obtained, 

in a timely manner, all required permits, licenses and approvals, and will meet, in a timely 
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manner, all requirements of all applicable local, state, and federal laws and regulations which 

must be obtained or met before the Project may be lawfully constructed. 

(5) Neither the execution and delivery of this Agreement, the consummation 

of the transactions contemplated hereby, nor the fulfillment of or compliance with the terms and 

conditions of this Agreement is prevented, limited by or conflicts with or results in a breach of, 

the terms, conditions or provision of any contractual restriction, evidence of indebtedness, 

agreement or instrument of whatever nature to which the Developer is now a party or by which it 

is bound, or constitutes a default under any of the foregoing. 

(6) The Developer will cooperate fully with the City with respect to any 

litigation commenced with respect to the Project. 

(7) The Developer will cooperate fully with the City in resolution of any 

traffic, parking, trash removal or public safety problems which may arise in connection with the 

construction and operation of the Project. 

(8) The construction of the Project will be substantially completed by June 30, 

2017, subject to Unavoidable Delays. 

(9) The Developer acknowledges that Tax Increment projections contained in 

the Tax Increment Financing Plan are estimates only and the Developer acknowledges that it 

shall place no reliance on the amount of projected Tax Increments and the sufficiency of such 

Tax Increments to reimburse the Developer for a portion of the costs of the installation of the 

Site Improvements as provided in Article III. 

(10) In connection with the Project the Developer shall include in the Project 

the following amenities: (i) the entrance lobby shall include a fire place, couches, and 

chandeliers; (ii) construction of a park, including a playground, of not less than 3,000 square 

feet; (iii) an onsite work out room; (iv) an onsite community room; (v) all units shall include 

granite countertops, wood blinds, stainless steel appliances, solid wood cabinetry, full size in-

unit washers and dryers, vinyl plank wood flooring covering a minimum of 15% of the total 

square footage of each unit, and energy efficient windows. 

(11) The Developer will not seek a reduction in the market value as determined 

by the Anoka County Assessor of the Project or other facilities, if any, that it constructs on the 

Development Property, pursuant to the provisions of this Agreement, for so long as the TIF Note 

remains outstanding. 
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ARTICLE III 

 

UNDERTAKINGS BY DEVELOPER AND CITY 

Section 3.1. Project, Site Improvements.   

(1) The parties agree that the installation of the Site Improvements is essential 

to the successful completion of the Project.  The costs of the Site Improvements shall be paid by 

the Developer.  The City shall reimburse the Developer for the lesser of $500,000 or the costs of 

the installation of the Site Improvements actually incurred and paid by the Developer (the 

"Reimbursement Amount"), as further provided in Section 3.2 hereof. 

Section 3.2. Limitations on Undertaking of the City.  Notwithstanding the provisions 

of Section 3.1, the City shall have no obligation to the Developer under this Agreement to 

reimburse the Developer for the costs identified in Section 3.1, if the City, at the time or times 

such payment is to be made, is entitled under Section 4.2 to exercise any of the remedies set forth 

therein as a result of an Event of Default which has not been cured. 

Section 3.3. Reimbursement: TIF Note.  The City shall reimburse the payments made 

by the Developer under Section 3.1 for costs of the installation of the Site Improvements through 

the issuance of the City's TIF Note in substantially the form attached to this Agreement as 

Exhibit B, subject to the following conditions: 

(1) The TIF Note shall be dated, issued and delivered when (i) the Developer 

shall have demonstrated in writing to the reasonable satisfaction of the City that the installation 

of the Site Improvements has been completed and that the Developer has incurred and paid the 

costs of the installation of the Site Improvements, as described in and limited by Section 3.1 and 

shall have submitted paid invoices for the costs of installation of the Site Improvements in an 

amount not less than the Reimbursement Amount; (ii) the Developer shall have demonstrated to 

the City that the Project includes the amenities described in Section 2.2 (10); and (iii) the 

Developer shall have completed all of the items required to be done by the Developer under the 

City Development Agreement. 

(2) The unpaid principal of the TIF Note shall bear simple non-compounding 

interest from the date of issuance of the TIF Note, at 4.00% per annum.  Interest shall be 

computed on the basis of a 360 day year consisting of twelve (12) 30-day months. 

(3) The principal amount of the TIF Note and the interest thereon shall be 

payable solely from the Tax Increments. 

(4) On each Note Payment Date and subject to the provisions of the TIF Note, 

the City shall pay, against the principal and interest outstanding on the TIF Note, any Tax 

Increments received by the City during the preceding 6 months.  All such payments shall be 

applied first to accrued interest and then to reduce the principal of the TIF Note. 

(5) The TIF Note shall be a special and limited obligation of the City and not 

a general obligation of the City, and only Tax Increments shall be used to pay the principal and 

interest on the TIF Note.  If, on any TIF Note Payment Date, the Tax Increments for the payment 
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of the accrued and unpaid interest on the TIF Note are insufficient for such purposes, the 

difference shall be carried forward, without interest accruing thereon, and shall be paid if and to 

the extent that on a future TIF Note Payment Date there are Tax Increments in excess of the 

amounts needed to pay the accrued interest then due on the TIF Note. 

(6) The City's obligation to make payments on the TIF Note on any Note 

Payment Date or any date thereafter shall be conditioned upon the requirements that: (A) there 

shall not at that time be an Event of Default that has occurred and is continuing under this 

Agreement and (B) this Agreement shall not have been rescinded pursuant to Section 4.2. 

(7) The TIF Note shall be governed by and payable pursuant to the additional 

terms thereof, as set forth in Exhibit B.  In the event of any conflict between the terms of the TIF 

Note and the terms of this Section 3.2, the terms of the TIF Note shall govern.  The issuance of 

the TIF Note pursuant and subject to the terms of this Agreement, and the taking by the City of 

such additional actions as bond counsel for the TIF Note may require in connection therewith, 

are hereby authorized and approved by the City. 

Section 3.4. Legal and Administrative Expenses.  The Developer has deposited $7,000 

with the City to pay actual out of pocket Legal and Administrative Expenses and any excess will 

be returned to the Developer after payment of all Legal and Administrative Expenses.  If the City 

determines the deposit to be inadequate, the Developer shall provide additional funds in the 

amount determined by the City to be escrowed. 
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ARTICLE IV 

 

EVENTS OF DEFAULT 

Section 4.1. Events of Default Defined.  The following shall be "Events of Default" 

under this Agreement and the term "Event of Default" shall mean whenever it is used in this 

Agreement any one or more of the following events: 

(1) Failure by the Developer to timely pay any ad valorem real property taxes 

assessed and special assessments or other City charges with respect to the Development 

Property. 

(2) Failure by the Developer to cause the construction of the Project to be 

completed pursuant to the terms, conditions and limitations of this Agreement and the City 

Development Agreement. 

(3) Failure of the Developer to observe or perform any other covenant, 

condition, obligation or agreement on its part to be observed or performed under this Agreement 

and the City Development Agreement. 

(4) The holder of any mortgage on the Development Property or any 

improvements thereon, or any portion thereof, commences foreclosure proceedings as a result of 

any default under the applicable mortgage documents. 

(5) If the Developer shall: 

(a) file any petition in bankruptcy or for any reorganization, arrangement, 

composition, readjustment, liquidation, dissolution, or similar relief under the United 

States Bankruptcy Act of 1978, as amended or under any similar federal or state law; or 

(b) make an assignment for the benefit of its creditors; or 

(c) admit in writing its inability to pay its debts generally as they become due; 

or 

(d) be adjudicated a bankrupt or insolvent; or if a petition or answer proposing 

the adjudication of the Developer as bankrupt or its reorganization under any present or 

future federal bankruptcy act or any similar federal or state law shall be filed in any court 

and such petition or answer shall not be discharged or denied within sixty (60) days after 

the filing thereof; or a receiver, liquidator or trustee of the Developer, or of the Project, or 

part thereof, shall be appointed in any proceeding brought against the Developer, and 

shall not be discharged within sixty (60) days after such appointment, or if the Developer, 

shall consent to or acquiesce in such appointment. 

Section 4.2. Remedies on Default.  Whenever any Event of Default referred to in 

Section 4.1 occurs and is continuing, the City, as specified below, may take any one or more of 

the following actions after the giving of thirty (30) days' written notice to the Developer, but only 

if the Event of Default has not been cured within said thirty (30) days: 
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(1) The City may suspend its performance under this Agreement and the TIF 

Note until it receives assurances from the Developer, deemed adequate by the City, that the 

Developer will cure its default and continue its performance under this Agreement. 

(2) The City may cancel and rescind the Agreement and the TIF Note. 

(3) The City may take any action, including legal or administrative action, in 

law or equity, which may appear necessary or desirable to enforce performance and observance 

of any obligation, agreement, or covenant of the Developer under this Agreement. 

Section 4.3. No Remedy Exclusive.  No remedy herein conferred upon or reserved to 

the City is intended to be exclusive of any other available remedy or remedies, but each and 

every such remedy shall be cumulative and shall be in addition to every other remedy given 

under this Agreement or now or hereafter existing at law or in equity or by statute.  No delay or 

omission to exercise any right or power accruing upon any default shall impair any such right or 

power or shall be construed to be a waiver thereof, but any such right and power may be 

exercised from time to time and as often as may be deemed expedient. 

Section 4.4. No Implied Waiver.  In the event any agreement contained in this 

Agreement should be breached by any party and thereafter waived by any other party, such 

waiver shall be limited to the particular breach so waived and shall not be deemed to waive any 

other concurrent, previous or subsequent breach hereunder. 

Section 4.5. Agreement to Pay Attorney's Fees and Expenses.  Whenever any Event of 

Default occurs and the City shall employ attorneys or incur other expenses for the collection of 

payments due or to become due or for the enforcement or performance or observance of any 

obligation or agreement on the part of the Developer herein contained, the Developer agrees that 

it shall, on demand therefor, pay to the City the reasonable fees of such attorneys and such other 

expenses so incurred by the City. 

Section 4.6. Indemnification of City. 

(1) The Developer (a) releases the City and its governing body members, 

officers, agents, including the independent contractors, consultants and legal counsel, servants 

and employees (collectively, the "Indemnified Parties") from, (b) covenants and agrees that the 

Indemnified Parties shall not be liable for, and (c) agrees to indemnify and hold harmless the 

Indemnified Parties against, any claim, cause of action, suit or liability for loss or damage to 

property or any injury to or death of any person occurring at or about or resulting from any 

defect in the Project or on the Development Property. 

(2) Except for any willful misrepresentation or any willful or wanton 

misconduct of the Indemnified Parties, the Developer agrees to protect and defend the 

Indemnified Parties, now and forever, and further agrees to hold the aforesaid harmless from any 

claim, demand, suit, action or other proceeding whatsoever by any person or entity whatsoever 

arising or purportedly arising from the actions or inactions of the Developer (or if other persons 

acting on its behalf or under its direction or control) under this Agreement, or the transactions 

contemplated hereby or the acquisition, construction, installation, ownership, and operation of 

the Project; provided, that this indemnification shall not apply to the warranties made or 
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obligations undertaken by the City in this Agreement or to any actions undertaken by the City 

which are not contemplated by this Agreement. 

(3) All covenants, stipulations, promises, agreements and obligations of the 

City contained herein shall be deemed to be the covenants, stipulations, promises, agreements 

and obligations of the City and not of any governing body member, officer, agent, servant or 

employee of the City. 
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ARTICLE V 

 

DEVELOPER'S OPTION TO TERMINATE AGREEMENT 

Section 5.1. The Developer's Option to Terminate.  This Agreement may be terminated 

by the Developer, if (i) the Developer is in compliance with all material terms of this Agreement 

and no Event of Default has occurred; and (ii) the City fails to comply with any material term of 

this Agreement, and, after written notice by the Developer of such failure, the City has failed to 

cure such noncompliance within ninety (90) days of receipt of such notice, or, if such 

noncompliance cannot reasonably be cured by the City within ninety (90) days, of receipt of such 

notice, the City has not provided assurances, reasonably satisfactory to the Developer, that such 

noncompliance will be cured as soon as reasonably possible. 

Section 5.2. Action to Terminate.  Termination of this Agreement pursuant to Section 

5.1 must be accomplished by written notification by the Developer to the City within sixty (60) 

days after the date when such option to terminate may first be exercised.  A failure by the 

Developer to terminate this Agreement within such period constitutes a waiver by the Developer 

of its rights to terminate this Agreement due to such occurrence or event. 

Section 5.3. Effect of Termination.  If this Agreement is terminated pursuant to this 

Article V, this Agreement shall be from such date forward null and void and of no further effect; 

provided, however, the termination of this Agreement shall not affect the rights of either party to 

institute any action, claim or demand for damages suffered as a result of breach or default of the 

terms of this Agreement by the other party, or to recover amounts which had accrued and 

become due and payable as of the date of such termination.  Upon termination of this Agreement 

pursuant to this Article V, the Developer shall be free to proceed with the Project at its own 

expense and without regard to the provisions of this Agreement; provided, however, that the City 

shall have no further obligations to the Developer with respect to reimbursement of the expenses 

set forth in Section 3.2. 
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ARTICLE VI 

 

ADDITIONAL PROVISIONS 

Section 6.1. Restrictions on Use.  Until termination of this Agreement, the Developer 

agrees for itself, its successors and assigns and every successor in interest to the Development 

Property, or any part thereof, that the Developer and such successors and assigns shall operate, or 

cause to be operated, the Project as a market rate rental housing project and shall devote the 

Development Property to, and in accordance with, the uses specified in this Agreement. 

Section 6.2. Conflicts of Interest.  No member of the governing body or other official 

of the City shall have any financial interest, direct or indirect, in this Agreement, the 

Development Property or the Project, or any contract, agreement or other transaction 

contemplated to occur or be undertaken thereunder or with respect thereto, nor shall any such 

member of the governing body or other official participate in any decision relating to the 

Agreement which affects his or her personal interests or the interests of any corporation, 

partnership or association in which he or she is directly or indirectly interested.  No member, 

official or employee of the City shall be personally liable to the City in the event of any default 

or breach by the Developer or successor or on any obligations under the terms of this Agreement. 

Section 6.3. Titles of Articles and Sections.  Any titles of the several parts, articles and 

sections of the Agreement are inserted for convenience of reference only and shall be 

disregarded in construing or interpreting any of its provisions. 

Section 6.4. Notices and Demands.  Except as otherwise expressly provided in this 

Agreement, a notice, demand or other communication under this Agreement by any party to any 

other shall be sufficiently given or delivered if it is dispatched by registered or certified mail, 

postage prepaid, return receipt requested, or delivered personally, and 

(1) in the case of the Developer is addressed to or delivered personally to: 

ParkView East, LLC 

Attention: Matt Kuker, Chief Operating Officer 

7533 Sunwood Dr NW, Suite 315 

Ramsey, MN 55303 

with a copy to: 

(2) in the case of the City is addressed to or delivered personally to the City 

at: 

City of Ramsey, Minnesota 

Attention:  City Administrator 

Ramsey City Hall 

7550 Sunwood Drive NW 

Ramsey, MN 55303 
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with a copy to:  

Briggs and Morgan, P.A. 

Attention: Mary Ippel 

2200 IDS Center 

80 South 8th Street 

Minneapolis, MN 55402 

or at such other address with respect to any such party as that party may, from time to time, 

designate in writing and forward to the other, as provided in this Section. 

Section 6.5. Counterparts.  This Agreement may be executed in any number of 

counterparts, each of which shall constitute one and the same instrument. 

Section 6.6. Law Governing.  This Agreement will be governed and construed in 

accordance with the laws of the State. 

Section 6.7. Expiration.  This Agreement shall expire on the earlier of (i) February 1, 

2022, (ii) the date the TIF Note is paid in full or (iii) the date this Agreement is terminated or 

rescinded in accordance with its terms. 

Section 6.8. Provisions Surviving Rescission or Expiration.  Sections 4.5 and 4.6 shall 

survive any rescission, termination or expiration of this Agreement with respect to or arising out 

of any event, occurrence or circumstance existing prior to the date thereof. 

Section 6.9. Assignability of Agreement.  This Agreement may be assigned only with 

the consent of the City.  The TIF Note may only be assigned pursuant to the terms of the TIF 

Note. 
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IN WITNESS WHEREOF, the City has caused this Agreement to be duly executed in its 

name and on its behalf and the Developer has caused this Agreement to be duly executed in its 

name and on its behalf, on or as of the date first above written. 

 

 

CITY OF RAMSEY, MINNESOTA 

 

 

By__________________________________ 

Its Mayor 

 

 

By__________________________________ 

Its City Administrator 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

This is a signature page to the Tax Increment Financing Agreement by and between the City of 

Ramsey, Minnesota and ParkView East, LLC. 
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PARKVIEW EAST, LLC 

By  ____________________________________ 

Its _________________________________ 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

This is a signature page to the Tax Increment Financing Agreement by and between the City of 

Ramsey, Minnesota and ParkView East, LLC. 
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EXHIBIT A 

 

Description of Development Property 

Outlot A, RAMSEY TOWN CENTER 11TH ADDITION, Anoka County, Minnesota 

-or upon recording- 

Lot 1, Block 1 and Outlot A, COR PARKVIEW ADDITION, Anoka County, Minnesota 
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EXHIBIT B 

 

Form of TIF Note 

No. R-1 $______ 

UNITED STATES OF AMERICA 

STATE OF MINNESOTA 

COUNTY OF ANOKA 

CITY OF RAMSEY 

TAX INCREMENT REVENUE NOTE 

(PARKVIEW EAST, LLC PROJECT) 

The City of Ramsey, Minnesota (the "City"), hereby acknowledges itself to be indebted 

and, for value received, hereby promises to pay the amounts hereinafter described (the "Payment 

Amounts") to ParkView East, LLC (the "Developer") or its registered assigns (the "Registered 

Owner"), but only in the manner, at the times, from the sources of revenue, and to the extent 

hereinafter provided. 

The principal amount of this Note shall equal from time to time the principal amount 

stated above, as reduced to the extent that such principal installments shall have been paid in 

whole or in part pursuant to the terms hereof; provided that the sum of the principal amount 

listed above shall in no event exceed $500,000 as provided in that certain Tax Increment 

Financing Agreement, dated as of _________________1, 2015, as the same may be amended 

from time to time (the "TIF Agreement"), by and between the City and the Developer.  The 

unpaid principal amount hereof shall bear interest from the date of this Note at the simple non-

compounded rate of five percent (4.00%) per annum.  Interest shall be computed on the basis of 

a 360 day year consisting of twelve (12) 30-day months. 

The amounts due under this Note shall be payable on August 1, 2018, and on each 

February 1 and August 1 thereafter to and including February 1, 2022, or, if the first should not 

be a Business Day (as defined in the TIF Agreement), the next succeeding Business Day (the 

"Payment Dates").  On each Payment Date, subject to the provisions of Section 3.5 the City shall 

pay by check or draft mailed to the person that was the Registered Owner of this Note at the 

close of the last business day of the City preceding such Payment Date an amount equal to the 

sum of the Tax Increments (hereinafter defined) received by the City during the six month period 

preceding such Payment Date.  All payments made by the City under this Note shall first be 

applied to accrued interest and then to principal. 

The Payment Amounts due hereon shall be payable solely from 85% of tax increments 

(the "Tax Increments") from the Development Property (as defined in the TIF Agreement) within 

the City's Tax Increment Financing (Redevelopment) District No. 14 (the "Tax Increment 

District") within its Development District No. 1 which are paid to the City and which the City is 

entitled to retain pursuant to the provisions of Minnesota Statutes, Sections 469.174 through 

469.1794, as the same may be amended or supplemented from time to time (the "Tax Increment 

Act").  This Note shall terminate and be of no further force and effect following the last Payment 
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Date defined above, on any date upon which the City shall have terminated the TIF Agreement 

under Section 4.2(2) thereof or the Developer shall have terminated the TIF Agreement under 

Article V thereof, on the date the Tax Increment District is terminated, or on the date that all 

principal payable hereunder shall have been paid in full, whichever occurs earliest. 

The Tax Increment District includes properties other than the Development Property and 

Anoka County remits Tax Increment to the City on the basis of the Captured Tax Capacity of the 

entire Tax Increment District.  For purposes of this Tax Increment Revenue Note, the City will 

determine Tax Increment generated from the Development Property and improvements thereon 

in its sole discretion. 

The City makes no representation or covenant, express or implied, that the Tax 

Increments will be sufficient to pay, in whole or in part, the amounts which are or may become 

due and payable hereunder.  

The City's payment obligations hereunder shall be further conditioned on the fact that no 

Event of Default under the TIF Agreement shall have occurred and be continuing at the time 

payment is otherwise due hereunder, but such unpaid amounts shall become payable if said 

Event of Default shall thereafter have been cured; and, further, if pursuant to the occurrence of 

an Event of Default under the TIF Agreement the City elects to cancel and rescind the TIF 

Agreement, the City shall have no further debt or obligation under this Note whatsoever.  

Reference is hereby made to all of the provisions of the TIF Agreement, including without 

limitation Section 3.2 thereof, for a fuller statement of the rights and obligations of the City to 

pay the principal of this Note, and said provisions are hereby incorporated into this Note as 

though set out in full herein. 

This Note is a special, limited revenue obligation and not a general obligation of the City 

and is payable by the City only from the sources and subject to the qualifications stated or 

referenced herein.  This Note is not a general obligation of the City and neither the full faith and 

credit nor the taxing powers of the City are pledged to the payment of the principal of this Note 

and no property or other asset of the City, save and except the above-referenced Tax Increments, 

is or shall be a source of payment of the City's obligations hereunder. 

This Note is issued by the City in aid of financing a project pursuant to and in full 

conformity with the Constitution and laws of the State of Minnesota, including the Tax 

Increment Act. 

This Note may be assigned only with the consent of the City which consent shall not be 

unreasonably withheld.  In order to assign the Note, the assignee shall surrender the same to the 

City either in exchange for a new fully registered note or for transfer of this Note on the 

registration records for the Note maintained by the City.  Each permitted assignee shall take this 

Note subject to the foregoing conditions and subject to all provisions stated or referenced herein. 

This Note is subject to prepayment in immediately available funds on any date at the 

option of the City, in whole or in part and without penalty. 

IT IS HEREBY CERTIFIED AND RECITED that all acts, conditions, and things 

required by the City Charter, the Constitution and laws of the State of Minnesota to be done, to 
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have happened, and to be performed precedent to and in the issuance of this Note have been 

done, have happened, and have been performed in regular and due form, time, and manner as 

required by law; and that this Note, together with all other indebtedness of the City outstanding 

on the date hereof and on the date of its actual issuance and delivery, does not cause the 

indebtedness of the City to exceed any charter, constitutional or statutory limitation thereon. 

IN WITNESS WHEREOF, City of Ramsey, Minnesota, by its City Council, has caused 

this Note to be executed by the manual signatures of its Mayor and City Administrator and has 

caused this Note to be dated as of __________________, 20___. 

 

 

 

_________________________________   

City Administrator Mayor 

 

 

 

DO NOT EXECUTE UNTIL PAID INVOICES FOR SITE IMPROVEMENTS ARE 

GIVEN TO THE CITY AND OTHER CONDITIONS ARE COMPLIED WITH BY THE 

DEVELOPER - REFER TO SECTION 3.3(1). 
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CERTIFICATION OF REGISTRATION 

It is hereby certified that the foregoing Note was registered in the name of ParkView 

East, LLC, and that, at the request of the Registered Owner of this Note, the undersigned has this 

day registered the Note in the name of such Registered Owner, as indicated in the registration 

blank below, on the books kept by the undersigned for such purposes. 

 

 

NAME AND ADDRESS OF 

REGISTERED OWNER 

 

DATE OF 

REGISTRATION 

 

SIGNATURE OF 

CITY ADMINISTRATOR 

 

 

 

ParkView East, LLC 

7533 Sunwood Dr NW, Suite 315 

Ramsey, MN 55303   
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EXHIBIT C 

 

Site Improvements 

 

Landscaping, including irrigation 

Foundations and Footings 

Grading/earthwork 

Engineering 

Survey 

Environmental Testing 

Soil Borings 

Site Preparation 

Onsite Utilities 

Storm Water/Ponding 

Outdoor Lighting 

Onsite Road, Curb, Gutter, Driveway, Sidewalk and Streetscape Improvements 

Parking Facilities 
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PSD LLC Project: Request for City Assistance 
STAFF NOTES 

 

(1) Can PSD LLC justify a financing gap actually exists? 
PSD LLC completed a “subsidy application” via the City’s financial advisor Ehlers.  This process was a 
$7,000 cost for PSD LLC. The purpose of this application, and subsequently underwriting process is to get 
a third party professional’s opinion (Ehlers website).  Attached to this case is a MEMO from Ehlers 
(executive summary of their review).  In summary, Ehlers feels the requested $500,000 is reasonable 
and justifiable.  

 
(2) Is this request reasonable in comparison to other projects in the TC Metro? 
Ehlers provided the City of Ramsey with an analysis of 16 other large scale, quality, apartment 
complexes recently completed in the Twin Cities area.  In summary, City assistance ranged from 3%-12% 
or $7,000-$20,000 per unit.  The requested PSD LLC assistance is $500,000. At $500,000, this breaks 
down to about $4,100 per unit; or about 2.5% of project costs (assuming the estimated $20M project 
cost provided by PSD LLC is accurate). 
 

(3) Financially, does this request make sense for the City of Ramsey? 
In comparison to other projects, Staff believes the proposed project (and request for assistance) results 
in a favorable pay-back period for the City.  It is estimated $500,000 could be paid back within four years 
in present value terms (4.0% discount rate); or about three and a half years in future value terms with 
tax increment financing (TIF). It is estimated, the proposed project would generate about $224,000 in 
total property taxes annually; and about $156,000 in NET TIF annually.  The proposed project would 
result in about $3.5M in NET TIF over the course of TIF District #14.  This project will pay about $1.3M in 
city development fees (including over $300,000 to parks and trails). 
 

(4) Does the City have reasonable funding source available for the requested assistance? 
Several funding sources exist.  The two that Staff believes are most reasonable include: tax increment 
financing (TIF) and the Anoka County Housing & Redevelopment Authority (ACHRA) account. TIF could 
be drawn from the City's TIF District #14 (The COR TIF district). The ACHRA account has a balance of 
about $1M. 
 

(5) How does this compare to the City's Housing Assistance Policy? 
This question has two answers: 
 
QUALITATIVE POLICY 
Attached to this case is a Staff MEMO, which outlines our review of the PSD LLC application.  In 
summary, Staff believes the proposed project complies with the City’s housing assistance policy.  
Although the proposed project does not score highly, it’s score is competitive and reasonable 
considering the level of assistance requested. 
 
FINANCIAL POLICY 
From a financial perspective, the Council recently directed Staff to utilize a MEMO produced from 
Ehler's to evaluate housing assistance requests. In summary, the Ehler's MEMO suggested the City 
consider about a $10,000 per unit, or about 10% of total development costs, as maximum thresholds. 
From this perspective, the proposed request appears to comply.  
 

http://www.ehlers-inc.com/
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(6) Outside of question #3, how does this project help the City of Ramsey? 
--This project establishes 122 new rooftops in The COR. 
 
--This project complies with the City's current zoning standards; which are fairly high within The COR.  
This results in a quality project/ construction/ architecture. 
 
--122 new roof tops will support several other City priorities including but not limited to: Northstar Rail 
usage, The Draw Park usage, traffic to existing local businesses, increased demand for new retail 
development, use of existing infrastructure, TIF District #14 increment that can be used to pay off City 
obligations, and an increased demand for the sale of City owned land.  
 
--The City's real estate broker, CBRE, has indicated noticeable positive momentum is building in Ramsey, 
in terms of development (within the real estate market). This proposed PSD LLC development helps 
build/ sustain that momentum.  
 
--As mentioned in question #3, this project results in the creation of significant tax base, and the 
payment of significant development fees. 
 

(7) What happens if this project doesn't move forward now? 
Only speculative answers exist. Examples include: the land sits vacant for X number of years until the 
market can justify a development, PSD LLC sells the land to another developer and they potentially ask 
for City assistance, PSD LLC decides to move forward with their proposed project now potentially with 
modifications (depending on the change, may require City approval), a different apartment complex is 
proposed on a different property within Ramsey by a different developer. 
 

(8) Why wouldn't the City consider the assistance request? 
Providing City assistance is an elective practice. Timing of the PSD LLC request is not normal (based on 
past City practice). Typically, the City would consider a request before land is secured, and entitlements 
are provided (i.e. before site plan and development agreement).   
 
From a land use perspective, this project has been discussed in detail by the City’s Planning Commission 
(and City Council).  As the Council knows, the COR-1 Zoning District was amended from .75 to .65; which, 
subsequently allowed this development to proceed without complete first floor parking or structured 
parking. To be clear, the proposed development is legal and does meet current zoning standards.  From 
a high level, land use in The COR is being further addressed through City’s current process to re-evaluate 
The COR (vision and master plan). 
 
If the Council moves forward with project assistance, Staff would strongly recommend performance 
requirements be included in the appropriate agreement; and be considered on a "pay-go" perspective 
only (e.g. require certain amenities/ architecture, timing and completion of construction, etc. before 
assistance is provided).  This specific situation may also warrant the need to re-evaluate the City’s policy 
for the sale of City owned land—to potentially require performance items in all purchase agreements 
(regardless if assistance is requested up front or not). 
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(9) What amenities does this project include? 
The proposed apartment complex will feature tuck-under heated and secured parking on half of the first 
floor, quality entrance area (fire place, couches, chandeliers), high quality detached garages, a small 
park (including a playground), a community garden, a mix of 1-2-3 bedroom apartments, a full size 
workout facility, quality community grills/ patios/ seating, community room/ game room, and quality 
interior design (granite counter tops, granite window sills, wood blinds, vinyl plank wood floors, stainless 
steel appliances, quality solid-wood cabinetry design, full-size in-unit washer/ dryers, triple pane high 
energy efficiency windows, garbage chutes). The proposed project will front The Draw Park along 
Ramsey Parkway, and will comply with the City's zoning regulations (i.e. architecture). 
 
PSD LLC has indicated a strong desire to not move away from the quality-design proposed for this 
project in order to save money upfront; and has communicated to Staff their desire to make this 
building a long-term quality project. 
 

(10) Why not tell PSD LLC to simply add more equity to the project to fill the gap? 
This alternative does exist.  The City could tell PSD, no we will not participate, and you will need to add 
equity to the project to move forward.  However, based on attached analysis from Ehlers, by not 
providing the requested assistance, this project will make a very low rate of return, in comparison to 
other projects (5.9% or less).  It is very unlikely PSD LLC (or any developer) would invest in a project with 
said rate of return. 
 

(11) How does the timing of this request work with construction/government regulations? 
Due to the approaching winter, PSD LLC would like to move forward with this project as quickly as 
possible. Their goal is to get the foundation and footings in this fall; and continue working on the project 
through the winter. 
 
Based on preliminary input from Ehlers, this project (like F&C) is classified as a housing project and is 
exempt from State Statute related to the required public hearing process for business subsidies (which 
can take 2-3 months).  Therefore, Staff would fall back on the City’s meeting schedule, and “housing 
assistance policy,” to develop a timeline. 
 
Remaining process (assuming the project went forward): 
 

1. PSD LLC complete and submit a “housing assistance policy” application (09/07) 
2. Ehlers underwrite project and develop recommendation, send to staff (09/11) 
3. Ehlers present report/recommendation to EDA, special meeting—EDA provide feedback (09/17) 
4. Ehlers present report/recommendation to CC—CC provide feedback (09/22) 
5. PSD LLC begins construction (09/23) with a non-formal commitment from City; or waits for the 

formal commitment from the City (i.e. step 6 below) 
6. If the Council decides to move forward, a formal “housing assistance” subsidy agreement would 

need to be negotiated, drafted, approved, and executed by the EDA (10/01 or 10/08) and by the 
City Council (10/13) 

 

NOTE: this timeline is preliminary.  Changes may occur; details need to be confirmed by various parties.  

PSD LLC will need to attain all needed permits before construction (i.e. building permit); which may 

delay the above timeline.  By PSD moving forward with construction before step #6 is completed, they 

are taking on additional risk. 



 

 

 

Memo 
 

To: Patrick Brahma – Economic Development Manager 
 

From: Stacie Kvilvang - Ehlers 

Date: September 17, 2015 

Subject: Analysis of Request for Assistance - PSD Apartments 

  

 
 

The City has received a proposal from PSD LLC to construct a 122-unit market rate 
rental project on land it purchased from the City in January of this year. The 
development is expected to commence construction this fall and be completed in 2016.   
 

Due to increased costs in construction, the Developer is requesting $500,000 in 
assistance from the City.  This memo is intended to review the need for TIF assistance 
based on our analysis of the developer’s project budget and projections, generally 
known as a pro forma.  This memo also includes a recommendation for an amount of 
assistance based upon this review.   
 

Ehlers conducted a thorough review of the developer’s budget and operating pro forma 
to ensure all development costs, anticipated revenues, and expenditures were 
represented appropriately.  The table below depicts the proposed sources and uses for 
the project. 
 

SOURCES
Amount Pct.

Developer Financing 14,165,515 75.00%

Developer Equity 4,721,838 25.00%

TOTAL SOURCES 18,887,353 100.00%

USES
Amount % of Cost Per Unit

Acquisition 1,339,252 7.09% 10,977

Construction 15,827,368 83.80% 129,733

Professional Services 542,923.00 2.87% 4,450

Financing Costs 902,810 4.78% 7,400

Developer Fee 275,000 1.46% 2,254

TOTAL USES 18,887,353 100% 154,814  
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Generally, this project meets the expectations of a multifamily housing development 
with regards to the financing structure, projected revenues, on-going operational costs 
and developer fee.  Following are our findings with regards to the analysis completed for 
the development:   
 

 Our analysis confirms the maximum supportable first mortgage the developer 
can secure for this project based on current underwriting criteria is $14.165 
million, assuming a 20 year loan at 4.0%.  The developer is proposing to bring 
approximately $4.7 million in equity, which is 25% of total project costs.  This 
financing structure is in line with typical market rate projects. 
 

 The total development costs for this project are approximately $18.9 million, or 
$154,814 per unit.  Based on our experience with similar projects, we would 
expect total development costs to range between $150,000 and $200,000 per 
unit.  This development is at the lower range, due primarily to the lack of 
underground parking which cannot be accommodated on the site due to high 
water table issues. 

 

 The developer fee of $275,000 is under two (2) percent of total development 
costs.   For a project of this nature, we would expect to see a developer fee 
between 2% to 5%, so the fee is below typical industry standards.   

 

 Land acquisition at $10,977/unit is within the range of $8,000 to $12,000 we 
typically see.  However, we are of the opinion that the market in Ramsey is closer 
to the $8,000/unit.   
 

 Proposed rents range between $999 per month for a 1-bedroom unit, to $1,625 
for a 3-bedroom unit.  The average rent is projected at $1.33 per square foot.  
Typical market rate project rents range from $1.50 to $2.00 sq/ft, dependent 
upon location.  Based upon the configuration of units (several 3-bedroom units) 
and area rents, we are of the opinion that the market for rents in Ramsey should 
be in the $1.40 to $1.50 range.    

 

 The operating costs are projected at $4,300/unit (The market range of operating 
costs is $3,500 to $4,500).  The management costs are projected at 4.50% of 
effective gross income (EGI).  We would expect to find management fees ranging 
between 3% and 5% of EGI. Based on our analysis and conversations with the 
developer, we conclude that the operating expenses may be a little high, 
primarily due to a higher maintenance budget and caretaker unit allowance.  

 

 Vacancy is underwritten at 7%. Although this was typical several years ago, most 
lending institutions are allowing a 5% vacancy rate for underwriting purposes. 
 

 Replacement reserves of $287/unit are slightly below the minimum industry 
standards of $300/unit.  The developer is of the opinion this is sufficient to 
provide for future improvements and is an acceptable amount for their lender’s 
underwriting criteria.  Generally, we would prefer to see more reserves set aside 
for future viability. 
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 The projected cash-on-cash return (COC) on investment in year three (3) is 1.5% 
without assistance and 4.81% with assistance.  This well below industry 
standards of 10%.  Even with assistance, the cumulative COC return in year 15 
is only 6.54%, which again is below industry standards.   

 
Changes to the Proforma to Determine If Assistance Is Needed 
 
Based upon our review, we reformatted the developer’s proforma to adjust the following 
items to be in line with industry standard: 
 

1. Land acquisition at $8,000/unit 
 

2. Increased rents to average of $1.45 sq/ft (increased 1 & 2 bedroom units by 
$100/month and 3 bedroom units by $200/month) 

 

3. Increased replacement reserves to $300/unit 
4. Reduced vacancy to 5% 

 

5. Increased developer fee to $565,000 (3%) 
 

Based up these revisions, the developer’s return in year 3 is still only 5.91%, which is 
below industry standard.  If we add in the requested assistance, the return in year 3 
goes to 9.21% with the cumulative return in year 15 at 11.50% (closer to industry 
standards). 
 
Format of Assistance and Recommendations 
 
Based on our review of the developer’s pro forma and current market conditions, the 
proposed development may not reasonably be expected to occur solely through private 
investment within the reasonably near future.  Due to the costs associated with 
constructing a market rate multifamily housing development, this project is feasible only 
through assistance, in part, from City contributions.   
 

Our recommendation, however, is that the City provide the developer a pay-as-you-go 
note for $500,000 at 4% interest, which is the interest rate on the developers first 
mortgage.  The TIF note will be paid with 85% of the TIF generated by the project over 
the first 4 years.  It should be noted that starting in year 5, 100% of the TIF generated 
(approximately $184,000/year) will go to repay the City for its overall investment in the 
COR to date.  
 

The developer has indicated that they are accepting of this proposal and are willing to 
move forward based upon the TIF assistance.   
 

Please contact me at 651-697-8506 with any questions. 
 



Housing Assistance Policy 

Staff Review MEMO 

 

STAFF SUMMARY: 
The purpose of this policy is not to eliminate or accept projects.  The purpose of this policy is to help 
policy makers rank projects, and provide a basis to accept or deny assistance requests.  The grading/ 
scoring system set out in this policy is intended/ structured not to yield a perfect or very high score for 
any particular project.   
 
PSD LLC partially complied with 2/12 housing priorities, 5/16 housing goals (minimum thresholds), and 
scored 68/152 within the scoring section of this policy.  Staff believes, based on this policy, the PSD LLC 
request is reasonable and acceptable.  Please see details below. 
 
 

PROJECT BRIEF: 
Please see project background included in case or in the attached application from PSD LLC. 
 
 

PROJECT DETAILS: 
122 units at 80% area median income. 
 
 

HOUSING PRIORITIES: 
1. NA 
2. NA 
3. NA 
4. NA 
5. NA 
6. Partially.  This project does include a handful of amenities.  The proposed apartment complex 

will feature tuck-under heated and secured parking on half of the first floor, quality entrance 
area (fire place, couches, chandeliers), high quality detached garages, a small park (including a 
playground), a community garden, a mix of 1-2-3 bedroom apartments, a full size workout 
facility, quality community grills/ patios/ seating, community room/ game room, and quality 
interior design (granite counter tops, granite window sills, wood blinds, vinyl plank wood floors, 
stainless steel appliances, quality solid-wood cabinetry design, full-size in-unit washer/ dryers, 
triple pane high energy efficiency windows, garbage shoots). The proposed project will front The 
Draw Park along Ramsey Parkway, and will comply with the City's zoning regulations (i.e. 
architecture). 

7. Partially.  This project does include 18 3 bedrooms, and 14 2 bedrooms with dens.   
8. NA 
9. NA 
10. NA 
11. NA 
12. NA 

 
 
 
 
 



MINIMUM THRESHOLDS 
Attached to this case is the application provided by PSD LLC; which includes details. 
 
GOAL 1: 

1. NA 
2. Complies 
3. Complies 
4. NA 
5. NA 
6. NA 

 
GOAL 2: 

1. NA 
2. NA 
3. NA 

 
GOAL 3: 

1. NA 
2. NA.  However, this project does provide “architectural transition.” 
3. Partially.  This project does not go above and beyond minimum design standards for The COR.  

However, it is a quality project, with quality architecture. 
 
GOAL 4: 

1. Partially.  This project does include maintenance free/energy efficient siding, triple pane energy 
efficient windows, energy efficient appliances, energy efficient heating/ AC systems, and LED 
lighting. 

2. NA 
3. NA 
4. Partially.  This project will connect “The Draw” to the central portion of The COR via new 

pedestrian walkways. 
 
 

SCORING SHEET: 
Affordable Housing – Rental 

1. NA 
2. NA 
3. Complies with 80% AMI. (5 points) 

 
Long-Term Affordability 

1. NA 
2. NA 

 
Number of Bedrooms 

1. Partially.  This project does include 18 3 bedrooms, and 14 2 bedrooms with dens. (2 points) 
2. NA 

 
Development of Senior Housing 

1. NA 
 
Specialized Senior Housing 

1. NA 



2. NA 
3. NA 

 
Mixed Income Development 

1. NA 
2. NA 

 
Proximity to Transit 

1. Complies (10 points) 
2. Complies (5 points) 
3. Complies (5 points) 

 
Architectural Standards 

1. Complies (2 points) 
2. Complies (2 points) 
3. Complies (2 points) 
4. NA, not 50%, but includes some. 
5. Complies (2 points) 
6. NA, building roof does not, garages do. 
7. NA 
8. NA 
9. NA 
10. NA, end of building does. 
11. NA 
12. NA 
13. NA 
14. NA 
15. Complies (2 points) 
16. Complies (2 points) 
17. Complies (2 points) 
18. Complies (2 points) follow up needed 

 
Federal/ Local Philanthropic Partnerships 

1. NA 
2. NA 
3. NA 
4. NA 
5. NA 

 
Project Amenities 

1. Complies (1 point) 
2. Complies (1 point) 
3. NA 
4. NA 
5. Complies (3 points) 
6. NA 
7. NA 

 
Development Standards 

1. NA 
2. NA 



3. Complies (2 points) 
4. NA 
5. NA 
6. Complies (2 points) 
7. NA 

 
Energy Efficient Elements 

1. NA, will be providing storm water credits for offsite project 
2. NA 
3. NA 
4. NA 
5. Complies (2 points) 
6. Complies (2 points) 
7. NA 

 
TOTAL Points (68 or 152 possible) 
 

















Why use TIF #14 as a funding source? 

 TIF districts are a very common, and very powerful, economic development tool.  TIF districts allow City’s not only to 

capture their tax increment created in a project, TIF districts also allow Cities to capture County and School District tax 

increment as well.  In summary, it’s about 3x more powerful than only capturing the City’s portion of local property 

taxes. 

 

 TIF districts do not disrupt the current (or “base”) property taxes. In other words, the taxes currently being received 

(before the proposed improvements) will remain for all effected jurisdictions. 

 

 Tax increment, as proposed in this particular case, will not negatively affect the City’s fiscal disparities calculation/ 

payment required form all other C./I. taxed properties in Ramsey—as fascial disparities will be paid for in this 

proposed project.  In other words, this TIF district will not negatively affect fiscal disparities. 

 

 In the case of the proposed PSD LLC project, it is estimated $500,000 could be paid back within four years in present 

value terms (4.0% discount rate); or about three and a half years in future value terms with tax increment financing 

(TIF). It is estimated, the proposed project would generate about $224,000 in total property taxes annually; and about 

$156,000 in NET TIF annually.  The proposed project would result in about $3.5M in NET TIF over the course of TIF 

District #14.   

 

 When TIF District #14 was originally created, project assistance was identified as an eligible use. 

 

Why don’t we use a different existing funding source? 

 The City could use a handful of other, relatively unencumbered, funding sources for this project (i.e. EDA fund, EDA 

RLF, TIF #1, Anoka County HRA).   

 

 Based on staff and consultant review, it is recommended the City keep the City’s relatively unencumbered dollars for 

future development projects (i.e. Bunker Lake Boulevard, COR Improvements, Future Business Park, Highway 10 

improvements, removing blighted properties, other project assistance requests, Shovel Ready certifications, etc.).  

Relatively unencumbered funding sources are a rare commodity for Cities.  This is an opportunity to maximize/ 

capitalize on a powerful economic development tool (TIF).   

 

 Staff would like to note, a TIF district is not the only/ or required funding source in this case.  The Council does have 

the ability deviate from this strategy.   



 

DRAFT Economic Development Authority/September 17, 2015 

Page 1 of 5 

ECONOMIC DEVELOPMENT AUTHORITY 

CITY OF RAMSEY 

ANOKA COUNTY 

STATE OF MINNESOTA 

DRAFT 
 

The City of Ramsey Economic Development Authority (EDA) conducted a regular meeting on 

Thursday, September 17, 2015, at the Ramsey Municipal Center, 7550 Sunwood Drive NW, 

Ramsey, Minnesota. 

 

Members Present: Chairperson Jim Steffen  

Member Philip Brunt  

Member Brian Burandt 

Member Glen Hardin  

Member Wayne Skaff 

    

Members Absent: Member Chris Riley 

   Member Kristine Williams 

 

Also Present: Patrick Brama, Econ. Dev. Mgr/Assistant City Administrator 

   Tim Gladhill, Development Services Manager 

   Kurt Ulrich, City Administrator 

 

1. CALL TO ORDER 

 

Chairperson Steffen called the Economic Development Authority meeting to order at 7:40 a.m. 

 

2. APPROVE AGENDA 

 

There were no changes or additions. 

 

Motion by Member Skaff, seconded by Member Hardin, to approve the agenda. 

 

Motion carried.  Voting Yes: Chairperson Steffen, Members Skaff, Brunt, Hardin, LeTourneau, 

Riley, and Williams.  Voting No:  None.  Absent:  None.  

 

3. EDA BUSINESS 

 

4.01: CONSIDER REQUEST FROM PSD LLC  

Member Skaff stated through his church employment he has had a past relationship with PSD 

but does not have any current relationship so he will be voting on this item if the Board is 

agreeable with it. 

 

Member Steffen stated he does have a relationship with PSD and will be abstaining on voting. 
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Econ. Dev. Mgr/Assistant City Administrator Brama stated the meeting is to consider a request 

from PSD LLC for $500,000 of City assistance to their proposed 122 unit apartment complex in 

The COR.   

 

Member Hardin asked what has caused the scoring to be lower than expected.  Econ. Dev. 

Mgr/Assistant City Administrator Brama stated within the housing assistance application there 

are a number of scoring matrixes, a number of goal initiatives and individual scoring items.  In 

some particular instances PSD rated themselves as being compliant with certain specific items 

and staff felt they were not one hundred percent in compliance or were partially compliant.   

 

Development Services Manager Gladhill reviewed some of the items in regards to scoring of the 

project.  Econ. Dev. Mgr/Assistant City Administrator Brama noted some items were counted 

twice and should not have been.  Development Services Manager Gladhill stated they could 

award partial points for some of the items but not full points.  He stated other energy efficient 

and stormwater regulations were being counted although they were not necessarily providing 

them.  He noted they did add some points that were not in there also.  This project falls within 

the eighty percent area median income and is considered affordable by definition so extra points 

were awarded for that which were not included in PSD’s original scoring matrix. 

 

Chairperson Steffen stated they had 68 points out of a possible 152 points.  He thought that 

looked like a failing grade and wondered if this was good or bad.  Development Services 

Manager Gladhill stated there is no minimum points.  He stated there is not any one project that 

will be at one hundred percent of the points.  He stated there will be times that if you meet a 

certain percentage of quality they are looking for there is a sliding scale.  He stated there is no 

pass/fail and it is impossible for anyone project to get one hundred percent of the points. 

 

Chairperson Steffen stated they did not get half the points so what should the EDA glean from 

the 68 points.  Development Services Manager Gladhill stated he would ask the EDA to look at 

the specifics on what they are providing.  He noted the location scores high for them because of 

its proximity to transit and industrial parks. 

 

Manager Hardin asked if they keep some type of spreadsheet on how the different developments 

scored so the EDA can compare how the project stacks up to others.  Development Services 

Manager Gladhill stated this is a new policy and adopted in 2014 and they do not have the 

history of applying that here but they could start a spreadsheet for future projects.  He stated this 

is showing on the side of affordable and there are some points there.  He reviewed a few other 

projects done in the City with the EDA and noted what areas scored higher than PSD. 

 

Econ. Dev. Mgr/Assistant City Administrator Brama stated reading through the application the 

only minimum thresholds or any qualifier that he has pulled out is that all applicants must be in 

one of the following thresholds that are outlined in the document and there are a handful of goals 

and based off of that one indicator, this project does meet one goal and partially meets two other 

goals.  Development Services Manager Gladhill stated on page 4 of the policy draft one of the 

goals is to provide a variety of housing options for people of all life stages and income levels so 

in looking back this does meet that goal. 
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Chairperson Steffen asked this is just one of the tools they would use to analyze a subsidy and is 

not the only one.  Development Services Manager Gladhill stated a lot of housing assistance 

programs out there with proximity to transit will score very high and as soon as Ramsey’s rail 

station opened up they started to see requests for housing assistance quite frequently.  He stated 

they needed a tool to try to gauge success amongst each other. 

 

Member Burandt asked what the unanticipated project costs were.  Econ. Dev. Mgr/Assistant 

City Administrator Brama stated there are two major items PSD has outlined as unanticipated 

project costs.  He stated the first was the increase in project costs over the past year has been 

significant so they have identified that as part of the reason for the gap in their Proforma and 

second is the amount of fill they have had to provide on the site.  They have imported a 

significant amount of fill that was not anticipated for the project.  He believed they were at an 

unanticipated cost much larger than $500,000 however that is what they need to move the project 

forward.  

 

Ms. Stacy Kvilvang, Ehlers, stated it is hard to compare each project to another because they are 

apples and orange and are meeting different goals.     

 

Ms. Kvilvang gave a brief overview of her memo to the EDA.  She stated their recommendation 

is if the City chooses to move forward that it be a pay as you go TIF assistance and will be paid 

off in four years.  With pay as you go, they have to construct the project and pay the taxes and as 

they pay the taxes they will get a portion of that rebated over a four year period back to them. 

  

Chairperson Steffen asked why costs differ from city to city and is that based on land cost and 

fill.  Ms. Kvilvang stated the biggest factor is land cost.  Chairperson Steffen asked if they did 

not have fill brought in would they still be asking for TIF assistance.  Econ. Dev. Mgr/Assistant 

City Administrator Brama stated the amount of fill brought in was close to $500,000 so it was 

hard to say if they would have come in or not. 

 

Member Hardin stated PSD response shows the single largest overage is the actual bid for the 

construction of the building.  Chairperson Steffen thought that was correct because it was bid a 

year ago versus today.   

 

Member Skaff stated they have to go back to the time that the City sold the land to PSD, had 

they come to them knowing that there was $500,000 in fill needed at that time they may have 

required the City to bring the land up to a buildable position and it is possible back then that the 

City would have acknowledged that. 

 

City Administrator Ulrich stated this was probably an engineering calculation mistake.  He 

thought they had more tagged on the construction costs that went up or there was some initial 

miscalculations that were made for this site.  Chairperson Steffen stated the requirement for the 

fill has not changed.  City Administrator Ulrich stated it has not. 

 

Member Hardin found it frustrating that when they sold the parcel to PSD that they did not have 

requirements with financing in place and construction costs in place before they closed on the 

lot.  He thought this is something that the City should put in place before they close going 
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forward.  He stated they need performance standards in their agreements and documents because 

they should not get themselves in a situation like this. 

 

Chairperson Steffen stated it seemed a little late in the process but nobody wants to see this sit as 

it is for the next number of years.  Member Hardin stated he was not against the TIF financing, 

pay as you go basis but he thought they needed to look at these differently going forward.  City 

Administrator Ulrich thought the Council was somewhat divided on this in terms of if they sell 

the land with development guarantees to the user or do they sell the land on a speculative basis.   

 

Econ. Dev. Mgr/Assistant City Administrator Brama stated as part of their due diligence process 

when reviewing the purchase agreement they can add in the option of performance standards.  

He noted they did briefly discuss it with the EDA before they moved the purchase agreement 

forward and they had a split opinion on whether they should have a performance agreement 

included.   

 

Ms. Kvilvang thought this was the outlier because she thought the other ones that have come 

forward have had the performance standards included.  She stated it was a Council decision at 

that time to do that on a speculative basis and she did not know if they would do that going 

forward but the last two developers they have talked to the City has known what is going to be 

developed upfront.  City Administrator Ulrich stated the site has been graded and fill has been 

brought in and the site has been approved.  They did have guarantees that this would not be an 

eyesore it not built upon. 

 

Econ. Dev. Mgr/Assistant City Administrator Brama stated anytime they get involved in a deal 

financially it is their standard practice to have performance standards.  Chairperson Steffen stated 

the four year payback on the TIF note seemed very short to him.  Ms. Kvilvang stated this is a 

very short time period versus other projects. 

 

Member Skaff stated he would support approving this item. 

 

Motion by Member Skaff, seconded by Member Brunt, to recommend to City Council the 

approval of the $500,000 TIF program. 

 

Further discussion:  Member Hardin asked if the motion included funding from the TIF program.  

Econ. Dev. Mgr/Assistant City Administrator Brama stated it would.   

 

Motion carried.  Voting Yes: Members Skaff, Brunt, Burandt, and Hardin.  Voting No:  None.  

Absent:  Riley, William.  Abstain:  Steffen. 

 

Econ. Dev. Mgr/Assistant City Administrator Brama reviewed the next steps of the project. 

 

6. ADJOURNMENT 

 

Motion by Member Hardin, seconded by Member Burandt, to adjourn the meeting. 
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Motion carried.  Voting Yes: Chairperson Steffen, Members Skaff, Brunt, Burandt, and Hardin.  

Voting No:  None.  Absent:  Riley, Williams.  

 

The regular meeting of the Economic Development Authority adjourned at 8:15 a.m. 

 

Respectfully submitted, 

 

 

 

________________________________ 

Kurtis G. Ulrich 

City Administrator 

 

ATTEST: 

 

 

__________________________________ 

Ted LaFrance 

Economic Development Manager  

 

 

Draft by Sue Osbeck 

TimeSaver Off Site Secretarial, Inc. 

 

 



   
Economic Development Authority (EDA)   4. 2.           
Meeting Date: 10/08/2015  
Submitted For: Patrick Brama, Administrative Services 
By: Patrick Brama, Administrative Services

Title:
Consider Support of Anoka Area Chamber of Commerce Manufacturer's Coalition

Purpose/Background:
The City of Ramsey is a member of the Anoka Area Chamber of Commerce (http://www.anokaareachamber.com/).
The Anoka Area Chamber of Commerce has a rich history of success in catering to the needs of retail, food, and
professional service industries. The Chamber specializes in events, marketing, and networking.

A few years back, the Chamber identified the need to better serve the large "manufacturing" sector physically
located in the Chamber's service territory. Commonly, the Chamber's standard "events/ marketing/ networking"
opportunities do not provide significant value to manufacturers.

With this in mind, the Chamber began a new "sub-group" known as the "Manufacturer's Coalition" about two years
ago. Here is a link to their website: http://www.anokaareachambermanufacture.com/). The mission of the
Manufacturer's Coalition is to: become a catalyst for strengthening community manufacturing; accelerating
transformation into a more efficient and powerful engine of innovation, job creation and economic growth.

In summary, the Manufacture's Coalition is a group of leaders from local manufacturers that meet periodically to
discuss/ address issues unique to their industry (they create the topic list). In some cases, meetings are purely the
exchange of best practices/ discussion led by the Chamber... and in some cases, the Manufacture's Coalition asks
the Chamber to implement develop a service/ product to help the group. In 2015-2016, the #1 topic the
Manufacturer's Coalition would like to address is workforce.

Although the Chamber does receive some funding for the Manufacturers Coalition via subscriptions from
manufacturing businesses, this new initiative needs financial support to get up and running. The purpose of this
case is to consider supporting the Manufacturers' Coalition by donating $5,000. These dollars would be utilized for
"facilitation/ operation" expenses related to the Manufactures' Coalition (meetings/ website/ communications/ etc.).

Notification:
NA

Observations/Alternatives:
NA

Funding Source:
EDA Fund (2015-2016 sponsorship)

Recommendation:
Based on input from various Ramsey manufacturers over the past 18 months, workforce shortages is the #1 issue



Based on input from various Ramsey manufacturers over the past 18 months, workforce shortages is the #1 issue
facing Ramsey businesses. This issue is seemingly getting worse with each passing quarter.

With the above issue in mind, Staff connected with a few local organizations to "check-in" on what's being done/see
if they are experiencing the same issue. As a result of that process, Staff was made aware of the Anoka Area
Chamber Manufacturers' Coalition--and their #1 priority of addressing workforce. NOTE: Staff received a
consistent message from our neighboring Cities (that workforce is a major issue for manufacturers).

Considering Ramsey's limited internal resources (Staff time) to address a large issue such as workforce, and the fact
that workforce is not a Ramsey problem only (it is regional), the Manufacturers' Coalition provides the City an
opportunity to get involved.

Action:
Consider supporting the Anoka Area Chamber Manufacturers Coalition with a $5,000 donation from the Ramsey
EDA.

Attachments
No file(s) attached.

Form Review
Inbox Reviewed By Date
Kurt Ulrich Kurt Ulrich 10/05/2015 02:10 PM
Form Started By: Patrick Brama Started On: 10/05/2015 09:53 AM
Final Approval Date: 10/05/2015 
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