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April 12, 2017 
 
 
Amy Vennewitz 
Transportation Planning 
Metropolitan Council 
390 Robert St. North 
St. Paul, MN 55101-1805 
 
Ms. Vennewitz: 
 
The City of Ramsey would like to submit an application for the Metropolitan Council administered 
Minnesota Right-of-way Acquisition Loan Fund (RALF) program.  The property we seek to purchase is a 
1.64 acre parcel located at 6401 U.S. Highway 10. 
 
Included in this correspondence: 

A. Property description  
B. Loan estimation 
C. Statement of Need & Justification  

(imminent conversation, marketable title, willing seller, proposed ROW, etc.) 
D. Environmental due diligence 
E. City of Ramsey Resolution 
F. Miscellaneous letters of support 

 
On behalf of the City of Ramsey, we sincerely appreciate your consideration of this application.  If you 
have questions or need additional information, I’m available to connect. 
 
Best,  
 
 
Patrick J. Brama 
Economic Development Manager/ 
Assistant City Administrator, City of Ramsey 
_____________________________________________________________ 

OFFICE: (763) 433-9868  EMAIL: pbrama@cityoframsey.com  
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APPENDIX A  
Property Description 

 
ADDRESS  6401 HIGHWAY 10 NW   
 
PROPERTY PID  34-32-25-14-0027   
 
LEGAL DESCRIPTION LOT 2 BLOCK 1 SUNFISH COMMONS, SUBJ TO EASE OF REC 
 
ACRES   1.64  
 
DESCRIPTION Property was formerly a Shell gas station, which included two sub-lease tenants 

(Cousins Subs and Taco Johns).  All businesses closed in early 2015.  Owner 
listed property with Calhoun Companies previously, and is now listing with 
Colliers. 

 
 Due to various local forces (changed access to site, and a low absorption of 

retail space) the next user for this site will need to convert from a gas station to 
another use (i.e. office or a different form of retail). 

 
This site is currently vacant, and there are no existing leases in place today. The 
property owner has indicated his priority is to have 6401 Highway 10 sold ASAP, 
regardless of the buyer. 
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APPENDIX A (continued) 

Property Description 
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APPENDIX A (continued) 

Property Description 
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APPENDIX A (continued) 

Property Description 
 

U.S. Highway 10 Access Planning Study: option 1 of 2 for the Sunfish Lake Boulevard Intersection 

 
 

 

 

Subject 

Property 
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APPENDIX A (continued) 

Property Description 
 

U.S. Highway 10 Access Planning Study: option 2 of 2 for the Sunfish Lake Boulevard Intersection 
  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

 

Subject 

Property 
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APPENDIX A (continued) 

Property Description 
 

2004 Official Map, County Record #1927049 
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APPENDIX A (continued) 

Property Description 
 

2017 Screen shot of Survey from Seller, E.G. Rud & Sons Inc. 
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APPENDIX B 

Loan Estimation 
 
 

Property Valuation 
 

ANOKA COUNTY ASSESSOR 2017 Total Estimated Market Valuation (EMV)  
  

Land      $450,700 
 Building     $562,200 

Total      $1,012,900  
 
REAL ESTATE BROKER LISTINGS 

 

CALHOUN GROUP, 2015   $1,495,000 
COLLIERS INTERNATIONAL, 2016  $695,000 (discounted to move quick) 

 
APPRAISALS   To be completed after RALF pre-application  
  

APPRAISAL #1     $645,000 
 
 
 

Loan Estimation 
 

 
 
 

 NOTE: the City of Ramsey would return any excess RALF dollars upon completion of the demolition.  It was 
recommend, by Braun Intertec, that the City account for a contingency in the demolition process—in the event any 
spotted soil contamination is observed (which would require remediation).   
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APPENDIX C 
Statement of Need & Justification 

 
Metropolitan Council eligibility requirements for the RALF program outline various parameters 
(described below). 
 

(1) Statement of Need 
RALF Loans are available for the purchase of property within a proposed right-of-way of a 
state trunk highway shown on an official map adopted pursuant to Minn. Stat. 394.361 or 
462.359.   
 
This property was Officially Mapped by the City of Ramsey and MnDOT in 2004.  The Official 
Map was recorded with Anoka County as document #1927049. 
 
This property was needed for full acquisition under the original Highway 10 improvement plans 
created in the early 2000’s.  In 2014, MnDOT, Metropolitan Council, Anoka County, the City of 
Anoka, and City of Ramsey together adopted a new plan for improvements to U.S. Highway 10—
known as the Highway 10 Access Planning Study (link).  Included in Appendix F are letters of 
Support from the Metropolitan Council and MnDOT. 
 
The new Highway 10 Access Planning Study contemplates two potential designs for the Sunfish 
Lake Boulevard intersection.  The City of Ramsey is in the process of selecting a design.  Both 
designs, regardless of which is selected, require full acquisition of 6401 Highway 10. 
 

 
(2) Willing Seller 

Property to be acquired must have a marketable title and may not be park land or land which 
is either on, or eligible for, inclusion on a historic register. 
 
This property is not needed for parkland, nor is it currently parkland.  This property is not a 
registered historic property, nor is it eligible to become a historically registered property.  The 
property owner is a willing seller, and currently has the property listed for sale (link).  The 
property owner has indicated his priority is to have this property sold ASAP, regardless of the 
buyer. 

 
 

(3) Evidence of Imminent Conversion 
To avert the imminent conversion or the granting of approvals that would allow the 
conversion of property to uses jeopardizing its availability for highway construction. 

 
This property, and the residing building, are both designed and situated for convenience retail 
operations (quick-serve restaurants, gas station, and automated car-wash).  Access to this 
property was altered in 2011.  New traffic patterns and access will be more favorable to an 
office or traditional retail user.  As a result, any buyer will need to make various upgrades and 
improvements to the property.  It’s assumed, those improvements could cost $30,000-
$250,000.  The City does not have an explicit/ official/ formal application in play demonstrating 
imminent conversion (i.e. a site plan application or building permit). 

http://www.dot.state.mn.us/metro/projects/hwy10study/
http://www.colliers.com/en-us/minneapolisstpaul/properties/p-usa1018067/6401-highway-10-nw
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APPENDIX C (continued) 

Statement of Need & Justification 
 

(4) Meet intent of RALF Program 
The 1982 Minnesota legislature established a revolving loan fund program to acquire property 
threatened by development and needed for future right of way.  The cost of purchasing 
property can significantly increase over time (i.e. inflation, development, redevelopment, and 
business relocation costs).  Buying property today for a considerably lower price than what 
would be required in the future saves money and gets more projects completed. 
 
Anoka County values 6401 Highway 10 at just over $1.1M.  Commonly, private appraisals come 
in higher than the County appraised value.  With that in mind, we have a motivated seller in-
hand.  The property owner wants to sell in the next six months, and has adjusted pricing 
accordingly ($645,000).  As a result, the City believes an opportunity exists to save tax payer 
dollars by purchasing now rather than waiting.  NOTE: a future purchase would likely also 
include lease buy-out and business relocation costs; which, can be significant. 

 
 

(5) New Highway 10 Plan—1/3 of the demand for property acquisition 
The City would like to note, the new 2014 Highway 10 Access Planning Study requires about 1/3 
of the full-acquisition costs in comparison to the former Highway 10 corridor improvement plan.  
Below is a summary.   
 

FULL ACQUISITION COST ESTIMATIONS (informal estimations only) 
New Plan: 13 parcels, 23.77 acres, $6.6M 2016 Anoka County Valuation 
Former Plan: 33 parcels, 64.97 acres, $21.9M 2016 Anoka County Valuation 
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APPENDIX C (continued) 

Statement of Need & Justification 
 

(6) Evidence of Hardship 
On occasion, a residential homeowner must sell his owner occupied home, but is unable to do 
so only because the property lies within the right-of-way of a planned road. This is known as a 
hardship situation.  
 
The City of Ramsey understands this specific requirement, and the underlying law, are focused 
on residential situations only.  We also understand the Metropolitan Council may be willing to 
discuss commercial hardship situations.  With that in mind, Ramsey believes 6401 Hwy 10 is a 
“hardship” for a commercial property.  6401 Highway 10 is officially mapped, and needed 100% 
for acquisition—which makes selling the property challenging.   
 
Selling this property is challenging due to the timing uncertainty of a Sunfish Lake Boulevard 
project (i.e. 5, 10, 20 years).  The building on this site is currently vacant.  A new business takes 
several years to become well-established.  Starting a business, and investing in a property, is a 
major decision.  Most investors are hard-pressed to invest in a property that has such a large 
amount uncertainty, risk, and will become wrapped up in future government processes and 
potentially legal disputes.  As a result, the 6401 Highway 10 property owner is stuck, and is 
unable to sell their property at market rate. 
 

Further Explanation 
Based on updated RALF guidelines—specifically language related to “imminent 
development/ conversion”—Ramsey believes a situation of impasse and hardship is 
created for 6401 Highway 10.    

 

 From a RALF criteria perspective—to meet the imminent development/ 
conversion rule, the City must obtain an official building permit or site plan 
application (or similar evidence) that would result in the conversion of property 
to a “higher-value-use” BEFORE the City can utilize RALF.   

 

 From a developer/ investor perspective—no motivation exists invest thousands 
of dollars and a substantial amount of time to secure the purchase of a property 
and completion of various required government entitlement processes (i.e. site 
plan application or building permit) if you knew the City (via RALF) will 
ultimately take the property and halt your project.   

 

 In other words, the City believes these positions are opposite and conflicting, 
and creates a position of impasse (i.e. commercial hardship).  As a result, the 
property won’t be sold to a private investor, and property won’t be purchased 
via RALF.  The property will likely remain vacant, deteriorate, and attract crime. 

 

Update: based on a recent update from the Metropolitan Council (link), it appears there may be 
a desire to consider this application as an “exception” to the hardship rule. 
 
 

http://metrocouncil.org/News-Events/Transportation/Newsletters/Commercial-property-could-be-eligible-under-change.aspx
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APPENDIX D 
Environmental due diligence 

 
 

PHASE I ESA, Braun Intertec, December 2016 
 

This assessment identified no recognized environmental conditions in connection with the Site, with the 
exception of the following: 

 

 The Site was formerly occupied by automobile dealerships.  The automobile dealerships 
were identified on the storage tank, leak site, hazardous waste generator, and Voluntary 
Investigation and Cleanup Program databases.  Soil and groundwater impacts on the Site 
and the adjacent parcel to the west were documented in association with these database 
listings.  This represents a recognized environmental condition.        
 

 The existing Site building was constructed in 2002-03 as a gasoline station/convenience 
store with an attached carwash.  Four empty underground storage tanks are located on the 
Site. There is a potential for past unreported releases associated with the use of the tanks.  
This represents a recognized environmental condition.        

 
 

PHASE II ESA, Braun Intertec, March 2017 
 

Minor trace vapor contamination in soils exists, minor trace water contamination exists, and minor 
trace contamination in soils exists.  Braun has indicated findings on this site DO NOT exceed 
industry maximums (they are below).  These findings are not surprising for a redevelopment site, with 
several past auto-related users.  Based on information in hand, Braun does not have any concerns using 
this site for a future roadway, and doesn't anticipate any major remediation.  The MPCA has 
provided closure letters on the water contamination item in the past.  Please see actual Phase II ESA for 
official information/ details. 
 
 

HAZARDOUS MATERIALS SURVEY, Braun Intertec, November 2016 
  

Outside of various standard items (items found in most buildings), the pre-demolition building survey 
came back clean.  Braun did leave a contingency RE the roof liner--per industry standards, the roof 
should be tested for asbestos.  That roof has not been tested because it would have required 
destruction to the roof liner, and seller was opposed to said work (back in 2016).  Now that this project 
is further along, the seller has provided staff authorization to get a core sample from the roof.  Staff has 
a work order in now.  This item is considered to be low risk--due to the age of construction for this 
building.  However, to be safe, staff is ordering this work to occur before closing. 
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APPENDIX E 
City of Ramsey Supporting Resolution (page 1 of 2) 
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APPENDIX E (continued) 
City of Ramsey Supporting Resolution (page 1 of 2) 
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APPENDIX F  
Miscellaneous – Listing Agent Letter 
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APPENDIX F (continued) 
Miscellaneous – Property Owner Letter 
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APPENDIX F (continued) 
Miscellaneous – MnDOT for Highway 10 Access Planning Study 
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APPENDIX F (continued) 
Miscellaneous – Metropolitan Council for Highway 10 Access Planning Study 

 

 


