
   
CC Regular Session   7. 5.           
Meeting Date: 07/25/2017  
Submitted For: Patrick Brama, Administrative Services 
By: Patrick Brama, Administrative Services

Information
Title:
Riverstone Development Purchase Agreement [portions may be closed to the public]

Purpose/Background:
PURPOSE
The purpose of this case is to consider approving the attached purchase agreement with Capstone Homes
(Riverstone Development).

BACKGROUND
This purchase agreement comes to the city as a result of the proposed 298-unit Riverstone Development which
received preliminary plat approval by the City in June (final plat approval expected on July 25). Please see attached
preliminary plat. A portion of this development requires the realignment of Puma street, and subsequently, the
purchase of city-owned land by Riverstone.

Notification:

Observations/Alternatives:
OBSERVATIONS
Listed below are terms/ conditions/ observations related to the attached purchase agreement that staff considers
important to highlight for potential discussion.
(1) Policy Compliance
Staff has no policy compliance concerns.

This project is not requesting a formal business subsidy, the City's Revolving Loan Fund, or State DEED
Programs. The attached PA is simply an edited version of the City's adopted "template PA." Therefore,
generally appears to be in compliance with City's Land Sale Policies.

(2) Offer Price
$25,000 per acre 47 cents psf ($47,500 estimated total).

The buyer is making an offer that is at the low end of the City's standard deal range for green field residential
land. However, it is within the City's acceptable/ adopted deal range. If desired, this item should be discussed
in closed session.

It should be noted, Capstone Homes (Riverstone Development) believes $25,000 per acre is the market rate
for residential land--this is their direct experience in the nearby marketplace (with other recent purchase
agreements). Also, this property is not currently served by sewer/ water, and will be responsible for future
arterial infrastructure assessments. This is the rationalization for the proposed purchase price.

(3) Earnest Money
$5,000, to become hard after inspection period.

(4) Inspection Period
February 08, 2018 (July 15, 2018 closing). This is consistent with the PA in place with Pearson Properties for the
north half of this project.
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(5) Extension Option
If the buyer decides to extend the PA, they will be required to place $5,000 of additional non-refundable dollars in
earnest for each 60 day extension

Funding Source:
NA

Recommendation:
STAFF
Staff is comfortable with this proposed purchase agreement. It fits within City policies/ procedures. Land proceeds
are to be dedicated to the City's Park Fund (per previous agreements). CBRE commission will be paid via land
proceeds, and per our listing agreement. This transaction is a direct result of the city's desire to realign Puma Street
(i.e. Capstone didn't seek the purchase of this property originally, the City made this request/ suggestion). The sale
price matches the market rate (i.e. nearby/ recent purchase agreements for similar property). 

Staff does not feel there is a need to go into closed session. If the Council does desire to further negotiate price,
staff would suggest going into closed session. In closed session, staff would suggest deciding on an agreeable price.
Then, in open session, pass a motion to approve the purchase agreement with the updated price.

EDA 
The EDA discussed this case on 7/13, in open session only. The EDA is generally supportive of this purchase
agreement and is excited for the Riverstone project. The EDA recommends the City should sell this land to
Riverstone. The EDA did specifically suggest staff counter-offer Riverstone's original offer price. The original
Riverstone offer price was $25,000 per acre. Staff did provide Riverstone with a counter-offer ($35,000 per acre).
Riverstone has indicated they are not willing to accept the EDA's counter offer--as they believe the market price is
$25,000 (based upon recent land transaction in the immediate area)--and they feel $35,000 is unreasonable.
Attached are EDA minutes.

Action:
Motion to:
Adopt the attached purchase agreement between the City of Ramsey and Riverstone Development for roughly 1.9
acres of city-owned land.

Attachments
PA
Riverstone Project
EDA Minutes

Form Review
Inbox Reviewed By Date
Kurt Ulrich Kathy Schmitz 07/17/2017 02:48 PM
Patrick Brama (Originator) Patrick Brama 07/17/2017 02:56 PM
Kurt Ulrich Kurt Ulrich 07/17/2017 03:45 PM
Form Started By: Patrick Brama Started On: 07/14/2017 06:32 PM
Final Approval Date: 07/17/2017 
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PURCHASE AGREEMENT 
 

This Agreement is entered into by and between the City of Ramsey, a Minnesota 

municipal corporation (“Seller”), and Riverstone Development, LLC., a Minnesota limited 

liability company (“Buyer”). 
 

In consideration of the Earnest Money, the mutual covenants set forth below, and other 

good and valuable consideration, the receipt and sufficiency of which are hereby acknowledged, 

Seller and Buyer agree as follows: 

 

1. EFFECTIVE DATE.  The effective date of this Agreement is July 25, 2017 (the “Effective 

Date”).   

 

2. SALE OF PROPERTY.  Seller agrees to sell to Buyer, and Buyer agrees to buy from 

Seller, roughly 1.9 acres of the Property, described as follows: 

 

39,249 sf of existing right-of-way located on Puma Street, just South of Alpine Drive, and 

43,592 sf of land located on OUTLOT C, ALPHA DEVELOPMENT PLAT (20-32-25-31-

0003).  Total estimated site of 1.90 acres or 82,841 square feet. 

 

3. PURCHASE PRICE.  The purchase price for the Property is $25,000 per acre (the 

“Purchase Price”).  Buyer intends to purchase roughly 1.9 acres of land.  Buyer is responsible 

for subdividing property, providing the City of Ramsey with a legal description of the new 

parcel, and an official parcel size 14 days before Closing.  The final purchase price will be 

prorated based on a $25,000 per acre index. 

 

4. EARNEST MONEY.  By August, 11 2017, Buyer must deposit the sum of $5,000 (the 

“Earnest Money”) with Title One Inc., 7533 Sunwood Drive NW, Ramsey, MN 55303 

(“Escrow Agent”), via wire transfer or delivery of a certified check payable to Escrow Agent. 

 

a. If Buyer does not deposit the Earnest Money with Escrow Agent as required 

above, then Seller may terminate this Agreement by written notice to Buyer; 

provided, however, if Buyer deposits the Earnest Money with Escrow Agent 

before Seller exercises Seller’s right to terminate, Seller’s right to terminate is 

extinguished.   

 

b. Unless Buyer has previously terminated this Agreement pursuant to Section 8, 

$5,000 of the Earnest Money (the “Initial Disbursement”) becomes non-

refundable to Buyer (except in accordance with Section 22 as a result of a default 

by Seller) on February 1, 2018, and on that date Escrow Agent must disburse the 

Initial Disbursement to Seller.    
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c. Upon Seller’s receipt of a Notice to Proceed from Buyer in accordance with 

Section 8(b), all of the Earnest Money becomes non-refundable (except in 

accordance with Section 22 as a result of a default by Seller).   

 

d. If Buyer does not provide a Notice to Proceed to Seller in accordance with 

Section 8(b), this Agreement automatically terminates and Escrow Agent must 

disburse all Earnest Money Escrow Agent holds to Buyer, other than Earnest 

Money Escrow Agent is obligated to disburse to Seller pursuant to Sections 4(b) 

and (c). 

 

e. At Closing, Escrow Agent shall disburse to Seller any Earnest Money not 

previously disbursed to Seller, and Buyer shall receive a credit against the 

Purchase Price owing at Closing in an amount equal to the amount of the Earnest 

Money. 

 

5. TITLE COMMITMENT. 
 

a. Seller makes no representations or warranties with respect to the status of title to 

the Property.  Within thirty (30) business days after the Effective Date, Seller 

shall, at Seller’s expense, obtain a commitment from Escrow Agent to issue an 

owner’s policy of title insurance insuring Buyer’s title to the Property (the “Title 

Commitment”) and deliver the Title Commitment and copies of or internet access 

to copies of all recorded documents referenced in the Title Commitment to Buyer.   

 

b. Buyer shall have until the date ten business days after the receipt of the Title 

Commitment and the Survey (collectively, “Title/Survey”) to review 

Title/Survey and to give Seller written notice of (i) any defects in the 

marketability of Seller title to the Property or any encumbrances on Seller’s title 

to the Property that are objectionable to Buyer, and (ii) the specific actions Buyer 

requests that Seller take with respect to each such defect or encumbrance (a “Title 

Objection Notice”).   Any defects in or encumbrances on Seller’s title that Buyer 

does not identify in a timely Title Objection Notice are each a “Permitted 

Exception.”  Within three (3) business days after Seller’s receipt of a Title 

Objection Notice from Buyer, Seller will notify Buyer, in writing, of the actions, 

if any, that Seller is willing to take with respect to each of the matters identified in 

the Title Objection Notice and the time frame in which Seller will take those 

actions (“Seller’s Title Notice”).  If Seller’s Title Notice indicates that Seller 

unconditionally agrees to make Seller’s title to the Property marketable on or 

before the closing date established pursuant to Section 13, the parties shall 

proceed to closing pursuant to the terms of this Agreement.  If Seller’s Title 

Notice indicates that Seller does not unconditionally agree to make Seller’s Title 

to the Property marketable on or before the closing date established in Section 13, 

Buyer may, at any time with three (3) business days after Buyer’s receipt of 

Seller’s Title Notice, terminate this Agreement by written notice to Buyer in 

which case this Agreement is terminated and Escrow Agent must disburse any 

Earnest Money (other than Earnest Money that Escrow Agent has disbursed to 
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Seller pursuant to Sections 4(b) and (c)) (“Buyer’s Title Termination Notice”).  

If Buyer does not deliver a Buyer’s Title Termination Notice to Seller within the 

three (3) business days after Buyer’s receipt of Seller’s Title Notice, than Seller 

must perform in accordance with Seller’s Title Notice, Buyer shall be deemed to 

have waived Buyer’s objections to the extent Seller has not agreed to address 

them in Seller’s Title Notice, the matters to which Buyer objected and Seller did 

not agree to resolve are deemed Permitted Exceptions, and the parties shall 

proceed to Closing in accordance with the terms of this Agreement and the terms 

of Seller’s Title Notice.   

 

6. RIGHT OF ENTRY.  At all times after Buyer has deposited the Earnest Money with 

Seller and before the expiration of the Inspection Period (as defined in Section 8), Buyer 

(and its employees, agents, and contractors) may enter the Property for the purpose of 

conducting soil tests, environmental tests and additional survey work, subject to the 

following conditions: 

 

a. Upon the earlier of the date one week after Buyer’s completion of its activities on 

the Property or the date one week after the termination of this Agreement, if either 

Seller or Buyer terminate this Agreement in accordance with the provisions 

hereof prior to Closing, Buyer must repair and or restore any damage Buyer or its 

employees, agents or contractors cause to the Property and remove any personal 

property, refuse or debris Buyer or its employees, agents or contractors brought 

onto or authorized third parties to bring onto the Property. 

 

b. Buyer must defend and indemnify Seller from and against and hold Seller 

harmless Seller from all “Claims,” as defined in Section 9, arising out of, resulting 

from or relating to any loss of or damage to any property or business or out of any 

injury to or death of any person, if the loss, damage, injury, or death arises or is 

alleged to arise either directly or indirectly and either wholly or in part from: (a) 

any action or omission of Buyer or its employees, agents, or contractors, while on 

the Property pursuant to this Section; or (b) actions or omissions of Buyer or 

Buyer’s employees, agents, or contractors that cause or result in the release of any 

Hazardous Substance onto the Property or onto other property. 

 

c. Buyer must comply with and shall cause it employees, agents, and contractors to 

comply with all applicable laws, while on the Property. 

 

d. Buyer may not commence any environmental testing on the Property until Buyer 

submits a work plan for such testing to Seller and Seller approves the work plan, 

in writing.  Seller may not unreasonably withhold, condition or delay Seller’s 

approval of a work plan.  

 

e. The cost of any test or additional survey work will be borne solely by Buyer. 

 

7. PROPERTY SOLD AS IS.  Subject to Buyer’s right to terminate this Agreement 

pursuant to Section 8, Buyer agrees to accept the Property in its current condition, 
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including, without limitation, its current environmental and geological condition, and in 

an “AS-IS” and with “ALL FAULTS” condition.  Buyer’s payment of the Purchase Price 

at Closing constitutes Buyer’s acknowledgment and agreement that: 

 

a. Seller has not made any written or oral representations or warranties of any kind 

with respect to the Property (including without limitation express or implied 

warranties of title, merchantability, or fitness for a particular purpose); 

 

b. Buyer has not relied on any written or oral representation or warranty made by 

Seller, its agents or employees with respect to the condition or value of the 

Property; 

 

c. Buyer has had an adequate opportunity to inspect the condition of the Property, 

including without limitation any environmental testing, and to inspect documents 

applicable thereto, and Buyer is relying solely on such inspection and testing; and 

 

d. The condition of the Property is fit for Buyer’s intended use.   

 

e. Buyer accepts all risk of Claims (including without limitation all Claims under 

any Environmental Law and all Claims arising at common law, in equity or under 

a federal, state or local statute, rule or regulation) whether past, present or future, 

existing or contingent, known or unknown, arising out of, resulting from or 

relating to the condition of the Property, known or unknown, contemplated or 

uncontemplated, suspected or unsuspected, including without limitation the 

presence of any Hazardous Substance on the Property, whether such Hazardous 

Substance is located on or under the Property, or has migrated from or to the 

Property. 

 

8. INSPECTION PERIOD. 
 

a. Except as otherwise provided in Section 6, Buyer shall have from the date that 

Buyer deposits the Earnest Money with Escrow Agent to February 01, 2018 (the 

“Inspection Period”) to investigate the Property and determine, in Buyer’s sole 

judgment, whether (i) the condition of the Property is suitable to Buyer’s intended 

use; and (ii) Buyer will be able to obtain all governmental approvals and utilities 

necessary for Buyer’s intended use of the Property.  Buyer acknowledges and 

agrees that Seller has not made any covenants, representations or warranties 

regarding Buyer’s ability to obtain governmental approvals from the City of 

Ramsey or any other governmental entity. The City of Ramsey will review, 

consider and act on any applications Buyer submits to the City for governmental 

approvals in accordance with City Code. 

 

b. Buyer may, at any time on or before 5:00 p.m. on the last day of the Inspection 

Period, terminate the Agreement by written notice to Seller based on Buyer’s 

determination, in Buyer’s sole and absolute discretion, that the condition of the 

Property is not suitable for Buyer’s intended use or that Buyer may not be able to 
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obtain all governmental approvals and utilities necessary for Buyer’s intended use 

of the Property.  In addition, this Agreement automatically terminates at 5:00 p.m. 

on the last day of the Inspection Period unless, prior to that time Buyer delivers a 

written notice of Buyer’s intention to proceed (a “Notice to Proceed”) to Seller. 

 

c. If, pursuant to Section 8(b) either Buyer terminates this Agreement or this 

Agreement is automatically terminated, the Escrow Agent must disburse to Buyer 

any Earnest Money Escrow Agent holds, other than Earnest Money Escrow Agent 

is obligated to disburse to Seller pursuant to Sections 4(b) and (c).   

 

9. DEFINITIONS.  As used in this Agreement: 

 

“Claim” or “Claims” means any and all liabilities, suits, claims, counterclaims, causes of 

action, demands, penalties, debts, obligations, promises, acts, fines, judgments, damages, 

consequential damages, losses, costs, and expenses of every kind (including without 

limitation any attorney’s fees, consultant’s fees, costs, remedial action costs, cleanup 

costs and expenses which may be related to any claims). 

 

“Environmental Law” means the Comprehensive Environmental Response, 

Compensation and Liability Act (“CERCLA”), 42 U.S.C. § 9601 et seq., the Resource 

Conservation and Recovery Act, 42 U.S.C. § 6901 et seq., the Federal Water Pollution 

Control Act (the Clean Water Act),  33 U.S.C. § 1251 et seq. the Clean Air Act, 42 

U.S.C. § 7401 et seq., and the Toxic Substances Control Act, 15 U.S.C. § 2601 et seq., all 

as amended from time to time, and any other federal, state, local or other governmental 

statute, regulation, rule, law or ordinance dealing with the protection of human health, 

safety, natural resources or the environment now existing or hereafter enacted. 

 

“Hazardous Substance” or “Hazardous Substances” means any pollutant, contaminant, 

hazardous substance or waste, solid waste, petroleum product, distillate, or fraction, 

radioactive material, chemical known to cause cancer or reproductive toxicity, 

polychlorinated biphenyl or any other chemical, substance or material listed or identified 

in or regulated by any Environmental Law. 

 

10. RELEASE.  Buyer, for itself, its directors, officers, stockholders, divisions, agents, 

affiliates, subsidiaries, predecessors, successors, and assigns and anyone acting on its 

behalf or their behalf hereby fully releases and forever discharges Seller from any and all 

Claims (including without limitation all Claims arising under any Environmental Law 

and all Claims arising at common law, in equity or under a federal, state or local statute, 

rule or regulation), past, present and future, known and unknown, existing and 

contingent, arising out of, resulting from, or relating to the condition of the Property, and 

Buyer hereby waives any and all causes of action (including without limitation any right 

of contribution) Buyer had, has or may have against Seller and anyone acting on its 

behalf with respect to the condition of the Property, whether arising at common law, in 

equity or under a federal, state or local statute, rule or regulation.  The foregoing shall 

apply to any condition of the Property, known or unknown, contemplated or 

uncontemplated, suspected or unsuspected, including without limitation the presence of 
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any Hazardous Substance on the Property, whether such Hazardous Substance is located 

on or under the Property, or has migrated from or to the Property.   

 

11. INDEMNITY.  Buyer agrees to indemnify, hold harmless and defend Seller or anyone 

acting on its behalf for, from and against any and all Claims (including without limitation 

all Claims arising under any Environmental Law and all Claims arising at common law, 

in equity or under a federal, state or local statute, rule or regulation) past, present and 

future, existing and contingent, known and unknown arising out of, resulting from, or 

relating to the condition of the Property.  The foregoing shall apply to any condition of 

the Property, known or unknown, contemplated or uncontemplated, suspected or 

unsuspected, including without limitation the presence of any Hazardous Substance on 

the Property, whether such Hazardous Substance is located on or under the Property, or 

has migrated from or to the Property, regardless of whether the foregoing condition of the 

Property was caused in whole or in part by the Seller’s actions or inactions.   

 

12. NOTICES.  Notices permitted or required by this Agreement must be in writing and 

shall be deemed given when delivered in legible form to the party to whom addressed.  

Notices may be sent by certified mail, fax or e-mail.  Notices are effective two business 

days after they are mailed via certified mail, return receipt requested or, if delivered in 

any other manner, when the party to whom the notice is directed actually receives the 

notice.  If delivered at the Closing, a notice shall be deemed given when hand-delivered 

to the party's representative at the Closing. The business addresses of the parties are as 

follows: 

 

Seller: City Administrator 

 City of Ramsey 

 7550 Sunwood Drive N.W. 

 Ramsey, MN 55303 

  

Buyer:  Riverstone Development, LLC 

Steve Bona 

14015 Sunfish Lake Blvd, Suite 400 

Ramsey, MN 5530 
 

Notices not given in the manner or within the time limits set forth in this Agreement are 

of no effect and may be disregarded by the party to whom they are directed. 

 

13. CLOSING.  This transaction shall close on or before July 15, 2018.  The Closing shall 

take place at the offices of the Escrow Agent, or at some other place as the parties may 

mutually agree prior to such date.  At the option of either Party, the executed closing 

documents, Purchase Price and closing costs may be deposited with the Escrow Agent 

and disbursed by the Escrow Agent pursuant to avoid the necessity for a Closing at which 

the Parties are present. 

 

a. Seller’s Obligations at Closing.  At Closing, Seller must deliver to Escrow 

Agent, for delivery to Buyer: 
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i. A quit claim deed, duly executed and acknowledged on behalf of the City 

and with the City’s seal affixed, conveying title to the Property, subject to 

(A) the lien of real estate taxes, if any, not yet due and payable and any 

installments of special assessments certified for payment therewith; (B) 

Building, Subdivision and Zoning Ordinances; (C) Matters that would be 

disclosed by an accurate survey of the Property; and (D) matters that 

constitute Permitted Exceptions pursuant to Section 6; 

 

ii. A certified copy of a duly adopted City Ordinance and Resolution 

authorizing Seller’s sale of the Property to Buyer; and 

 

iii. Seller’s affidavits, well disclosure certificate (if required), settlement 

statement approved by Seller and Buyer, and any other documents 

required by the Escrow Agent. 

  

b. Buyer’s Obligations at Closing.  At Closing, Buyer must: 

 

i. Wire Transfer (or deliver a certified check in) an amount equal to the 

amount of the Purchase Price adjusted for to reflect Buyer’s prior payment 

of the Earnest Money and to reflect amounts Buyer must pay or will 

receive pursuant to Section 13(c), to Escrow Agent for disbursement to 

Seller and others pursuant to this Agreement and the Settlement 

Statement; and  

 

ii. File or cause Escrow Agent to file an Electronic Certificate of Real Estate 

Value.  

 

c. Closing Costs. 
 

i. At Closing Seller must pay the following costs and expenses: 

 

1. Seller’s portion of the prorated property taxes.  

2. Seller’s own attorney’s fees. 

3. One-half the cost of any closing fees. 

4. The cost of providing Title Commitment as prescribed in Section 6 

5. The cost of real estate broker commission fees as prescribed in 

Section 14. 

 

ii. At Closing Buyer must pay the Purchase Price to Seller and the following 

costs and expenses: 

 

1. Buyer’s portion of prorated property taxes. 

2. Buyer’s own attorney’s fees. 

3. One-half the cost of any closing fees. 

4. Documentary and recording fees for the deed(s). 
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5. The cost of the owner’s title insurance policy if Buyer elects to 

purchase an Owner’s title insurance policy. 

6. State deed tax 

 

d. Possession.  Seller must deliver possession of the Property to Buyer at Closing. 

 

14. REAL ESTATE BROKERS.  Seller and Buyer represent and warrant to each other that 

they have dealt with no brokers, real estate agents, finders or the like in connection with 

this transaction, other than CBRE, Inc. (“Seller’s Broker”), which represents Seller.  

Seller shall pay Seller’s Broker as required by their agreement.  Seller and Buyer agree to 

indemnify each other and to hold each other harmless against all claims, damages, costs 

or expenses of or for any broker’s fees or commissions resulting for their actions or 

agreements regarding the execution or performance of this Agreement, other than the fees 

payable to Seller’s Broker, and will pay all costs of defending any action or lawsuit 

brought to recover any such fees or commissions incurred by the other party, including 

reasonable attorney’s fees. 

 

15. ASSIGNMENT.  This Agreement may not be assigned without the written consent of 

the non-assigning Party.   

 

16. THIRD PARTY BENEFICIARY.  There are no third party beneficiaries of this 

Agreement, intended or otherwise. 

 

17. JOINT VENTURE.  Seller and Buyer, by entering into this Agreement and completing 

the transactions described herein, shall not be considered joint venturers or partners. 

 

18. CAPTIONS.  The paragraph headings or captions appearing in this Agreement are for 

convenience only, are not a part of this Agreement, and are not to be considered in 

interpreting this Agreement. 

 

19. ENTIRE AGREEMENT / MODIFICATION.  This written Agreement, and the related 

Development Agreement, if any, constitutes the complete agreement between the parties 

and supersedes any prior oral or written agreements between the parties regarding the 

Property.  There are no verbal agreements that change this Agreement and no waiver or 

modification of any of its terms will be effective unless in writing executed by the parties.  

In the event the terms of this Agreement conflict with the terms of the Development 

Agreement, the latter shall control. 

 

20. BINDING EFFECT.  This Agreement binds and benefits the Parties and their 

successors and assigns. 

 

21. CONTROLLING LAW.  This Agreement is made under the laws of the State of 

Minnesota and such laws will control its interpretation. 

 

22. REMEDIES.   
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a. If Buyer fails to perform any of the terms or conditions of this Agreement within 

the specified time limits, Seller may declare this Agreement terminated pursuant 

to Minnesota Statutes section 559.21.  Seller’s sole remedy in the event of 

Buyer’s default is retention of the Earnest Money, unless Buyer defaults under 

Section 57 or 12 10 of this Agreement, in which case Seller may retain the 

Earnest money or suspend the performance of its obligations under this 

Agreement and commence an action in Anoka County District Court to recover its 

actual damages arising from the default.  

 

b. If Seller fails to perform any of the terms or conditions of this Agreement within 

the specified time limits, Buyer may, as its sole remedy, declare this Agreement 

terminated in which case Escrow Agent and, if applicable, Seller, shall refund the 

Earnest Money (both the Initial Disbursement and the Remaining Earnest Money) 

to Buyer, or, in the alternative, Buyer may have this Agreement specifically 

enforced.  Buyer waives all claims for consequential damages against Seller based 

on Seller’s breach or alleged default hereunder.   

 

23. WAIVER.  Failure of Seller or Buyer to insist upon the performance of any of the 

covenants, agreements and/or conditions of this Agreement or to exercise any right or 

privilege herein shall not be deemed a waiver of any such covenant, condition or right. 

 

24. SURVIVAL OF TERMS AND CONDITIONS.  The terms and conditions of this 

Agreement shall survive and be in full force and effect after the delivery of the deed, and 

shall not be deemed to have merged therein. 

 

25. SEVERABILITY.  Each provision of this Agreement shall apply to the extent permitted 

by applicable law and is intended to be severable.  If any provision is illegal or invalid for 

any reason whatsoever, such illegality or invalidity shall not affect the legality or validity 

of the remainder of the Agreement. 

 

26. CONSTRUCTION.  The Parties acknowledge that this Agreement was initially 

prepared by Seller solely as a convenience and that all Parties and their counsel hereto 

have read and full negotiated all the language used in this Agreement.  The Parties 

acknowledge that because all Parties and their counsel participated in negotiating and 

drafting this Agreement, no rule of construction shall apply to this Agreement to construe 

ambiguous or unclear language in favor of or against any Party. 

 

27. COUNTERPARTS; DIGITAL COPIES.  This Agreement may be executed in any 

number of counterparts and the signature pages of the separate counterparts combined 

into a single copy of this Agreement which will then constitute a fully executed version 

of this Agreement.  A facsimile, .pdf file or digital copy of a signed counterpart or of an 

assemblage of counterparts of this Agreement shall be deemed to be an original thereof. 

 

28. OPTION TO EXTEND.  In the event Buyer requests a 60-day extension of the 

Inspection Period or Closing Date, and the extension is agreed to in writing by Seller, 

Buyer must deposit an additional $5,000 Earnest Money with the Escrow Agent.  The 
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additional Earnest Money is nonrefundable immediately, and will comply with terms 

outlined in Section 4 of this Agreement; specifically including Section 4(e), Buyer shall 

receive a credit against the Purchase Price owing at Closing in an amount equal to the 

amount of the Earnest Money, including additional Earnest Money.  Buyer is granted a 

maximum two extensions. 
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SELLER: The City of Ramsey, Minnesota 
 

 

By: ____________________________  Dated: ___________________, 2017 

Sarah Strommen, Mayor 

 

 

By: ____________________________  Dated: ___________________, 2017 

Kurt Ulrich, City Administrator 
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Riverstone Development, LLC. 
 

 

By: ____________________________  Dated: ___________________, 2017 

 Stephenve A. Bona, Vice President 
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Economic Development Authority/July 13, 2017 

Page 1 of 9 

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, July 13, 2017, at the Ramsey Municipal Center, 7550 Sunwood Drive NW, Ramsey, 

Minnesota. 

 

Members Present: Chairperson Jim Steffen  

Member Brian Burandt 

Member Glen Hardin  

Member Chris Riley 

Member Wayne Skaff 

   Member Kristine Williams (arrived at 7:32 a.m.) 

 

Members Absent: Member Philip Brunt 

 

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

   Kurt Ulrich, City Administrator 

   Brian Pankratz, CBRE 

   Jim Deal, PSD 

   Matt Kuker, PSD 

   Mike Mulrooney, CMDC 

 

1. CALL TO ORDER 

 

Chairperson Steffen called the Economic Development Authority meeting to order at 7:30 a.m. 

 

2. APPROVE AGENDA 

 

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

 

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

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

 

3. APPROVE MINUTES 

 

3.01: Approve Meeting Minutes Dated June 8, 2017 

 

Motion by Member Hardin, seconded by Member Skaff, to approve the June 8, 2017, minutes as 

presented. 

 

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

Voting No:  None.  Absent:  Members Brunt and Williams.  
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Member Williams arrived. 

 

4. EDA BUSINESS 

 

4.01: Strategy for Marketing and Selling City Owned Land  

 

Economic Dev. Mgr/Assistant City Administrator Brama presented the staff report. 

 

Chairperson Steffen asked Mr. Pankratz for his input on not working with a broker long-term. 

 

Brian Pankratz stated that if the City were to sell the remaining land in a bulk sale, the developer 

would have the carry costs and maintenance on their hands, which will take the land price down.  

He noted that the developer would also want certainty on what can and cannot be developed in 

each location.  He stated that the unknown road alignment for Ramsey Parkway has come into 

play in some discussions.  He stated that another question would be if the amenities will be put 

into place, such as Lake Ramsey.  He stated that another issue is the visibility or lack thereof, 

from Highway 10, and therefore signage should be considered.  He noted that zoning would be 

another component to consider.  He stated that there is a lot of activity and once that is in place 

and the press releases go out, that will continue to build interest.  He stated that a full restaurant 

is very expensive to build and there are not second and third generation restaurant buildings for a 

restaurant to come into. 

 

Chairperson Steffen asked if Mr. Deal had input. 

 

Jim Deal stated that the activity has picked up substantially and the industrial side of things is 

starting to pick-up, which is why PSD thinks there is opportunity for a business park.  He noted 

that the increased industrial business would bring in additional traffic to The COR, which can 

bring in additional interest for businesses.  He stated that the more rooftops you gain, the more 

interest you will get from commercial and retail.  He identified an area (the old Diamonds parcel) 

that would be perfect for a large anchor, such as a Menards or Fleet Farm, which will then attract 

additional retailers. 

 

Matt Kuker stated that signage is a huge issue because businesses want to be visible from 

Highway 10.  He stated that people do not want to buy land if they do not know what can be 

done on it.  He stated that rather than master plan the development, they will almost have to 

piece it together as it comes.  He noted that the interest turned down for the Diamonds parcel was 

another RV dealer and they felt the City did not need another RV dealer. 

 

Chairperson Steffen agreed that the City should probably follow the wait and see approach 

because there are so many projects in the hopper. 

 

Economic Dev. Mgr/Assistant City Administrator Brama stated staff and the City is not taking 

the position of not doing anything and waiting, because there are several initiatives currently 

underway, and there will be more moving forward.  He noted that this would be more of an 

interim approach to allow the market to adjust. 
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Member Riley stated that doing nothing is not an approach he will support, but stated that he 

does understand that there is a lot going on right now that could attract additional interest.  He 

stated that the City should be prepared to say what they want when the time is right. 

 

Chairperson Steffen stated that the City is doing all of the things outlined in the case under the 

recommendation and confirmed the consensus of the EDA to follow the steps of the interim 

route. 

 

City Administrator Ulrich stated that the recommendation was to stay the course identified and 

let the pieces get into place in order to reassess the situation and identify a long-term strategy.  

He stated the recommended approach was not to wait and do nothing. 

 

Member Riley stated that Mr. Pankratz has knowledge of where the City has been in the past, to 

where they are now, and where they may end up in the future and asked for his opinion. 

 

Mr. Pankratz stated that perhaps there is a happy medium in between that involves the City, a 

broker, and developer.  He stated that the RFP process is unknown, noting that Shakopee is 

selling their old City Hall for $2, plus incentives through TIF.  He stated that from where the 

City was three years ago to where they are now has changed the perception of the City in a 

positive manner.  He stated that the City is creating a positive momentum.  He explained that the 

retail market has changed so dramatically in the past year that retailers are gun shy.  He stated 

that the housing market continues to boom.  He stated that the City could probably get a master 

developer but he was unsure how much skin those developers would be willing to put in the 

game.  He stated that the unknown with an RFP is how much the developer is willing to put into 

the game and what they are going to do.   

 

Mr. Kuker stated that ISD #11 is looking for a bond and identified Ramsey as one of their 

biggest areas.  He noted that another school would bring additional interest.  He agreed that the 

perception of Ramsey has changed in the past few years in a positive measure. 

 

Member Riley stated that although there are projects to be excited about, these are not the 

projects that residents have been asking for. 

 

Member Williams stated that the City does not know the cost to engage a developer, and what 

the deliverables would specifically be.  She stated that this interim plan maintains the status quo 

but the EDA still needs to identify what they want and what they are willing to pay for.   

 

Mr. Deal noted that restaurants are a tough market and will be a tough sell.  He noted that hotels 

have also been a discussion but those developers are also shy because they are unsure that the 

traffic flow would support that development.  He stated that those projects will come once the 

City has more activity. 

 

Mr. Pankratz stated that if residents want restaurants they should email those businesses to tell 

them they would like to see their business in Ramsey.   
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Member Williams encouraged the group to continue to discuss the vision, because if the EDA 

does not provide input, they will become reactive to someone else’s vision rather than being a 

part of that voice.  She provided additional input on the vision statement and the groups that have 

been involved.   

 

Economic Dev. Mgr/Assistant City Administrator Brama stated that he can add language that the 

EDA would like to continue to be a part of the visioning process. 

 

Member Williams suggested that the EDA take the vision statement and make their 

recommended changes; considering what the statement is today and whether the robust statement 

is what they want to put forward to developers.  She stated that she has thoughts on the plan from 

an EDA perspective, noting that the momentum of the document is going to represent the vision 

of The COR, although it reads more like a working document from one group (Planning 

Commission).  She did not believe it is representative of what the EDA or the City as a whole 

would like to see. 

 

Economic Dev. Mgr/Assistant City Administrator Brama stated that he can bring that document 

back to the EDA to review and provide input. 

 

Chairperson Steffen agreed that the EDA should be involved rather than simply reviewing the 

work of the Planning Commission.  He stated that it would be helpful for the EDA to jump on 

board before the train gets too far out of the station. 

 

The consensus of the EDA is to stay the course and reassess in the future, while continuing to 

participate in the vision discussion.   

 

4.02: 2018 EDA Workplan  

 

Economic Dev. Mgr/Assistant City Administrator Brama presented the staff report. 

 

Chairperson Steffen asked for clarification on business incubators. 

 

Economic Dev. Mgr/Assistant City Administrator Brama provided additional details on flexible 

workspaces, noting that many microbusinesses start in that manner because they do not have the 

capacity to lease space.   

 

Chairperson Steffen stated that he would support having business incubators within the 

Workplan.  He stated that RALF moved from secondary to primary and asked if there were any 

other shifts. 

 

Economic Dev. Mgr/Assistant City Administrator Brama confirmed that was the only shift. 

 

Member Riley stated that the City is only looking at strategic RALF properties.  He noted that in 

the past the City was too aggressive and is now being more strategic in acquiring properties, 

rather than simply acquiring the properties and removing them from the tax roll. 
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City Administrator Ulrich stated that as the road alignment is known, the City will be able to 

resell some of the properties that will not be needed that were purchased through RALF.   

 

Member Riley asked for additional clarification on the infrastructure.   

 

Economic Dev. Mgr/Assistant City Administrator Brama stated that there is infrastructure in 

place, but there is no plan for future infrastructure that will be needed. 

 

Member Riley stated that the City has a few plats that are pending and asked if that would be a 

good time to redo work and attempt to gain a separate zip code for Ramsey.   

 

Economic Dev. Mgr/Assistant City Administrator Brama stated that the City is able to reapply 

once per year at minimum for its own zip code.  He stated that there are items beyond number of 

mailing addresses or population that dictate where post offices are placed.  He stated that the 

other items outside of population and addresses are what is keeping the City from that step.   

 

Member Riley asked if the old municipal center should be removed. 

 

Economic Dev. Mgr/Assistant City Administrator Brama stated that there is not much left on that 

project and the City will continue to progress whether the item is on the Workplan or not. 

 

It was the consensus of the EDA to remove the old municipal center from the Workplan as the 

EDA’s work on that item has been completed. 

 

4.03: CBRE Real Estate Listing Contract, Amendment #2, 1-Year Extension w/Month to 

Month Termination Option 

 

Economic Dev. Mgr/Assistant City Administrator Brama presented the staff report. 

 

Chairperson Steffen asked if Mr. Pankratz is comfortable with this proposal. 

 

Mr. Pankratz stated that he is comfortable with this agreement.   

 

Motion by Member Skaff, seconded by Member Hardin, to recommend to City Council to 

approve the 1-year contract extension for broker services with CBRE, subject to final review and 

amendments by the City Attorney. 

 

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

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

 

4.04: Riverstone Development Purchase Agreement (Portions may be closed to the public) 

 

Economic Dev. Mgr/Assistant City Administrator Brama presented the staff report. 

 

Member Riley asked why the road was incorrectly aligned to begin with. 
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Economic Dev. Mgr/Assistant City Administrator Brama replied that the road was historically 

aligned incorrectly. 

 

Member Riley asked, and received confirmation, that the purchase price includes the right-of-

way.   

 

Member Williams stated that she would like to consider discussing the purchase price, as the 

development has a higher density than the other parcels and is on a major road.  She believed 

that the City should carefully consider the purchase price.   

 

Economic Dev. Mgr/Assistant City Administrator Brama replied that the EDA can go into closed 

session to discuss the purchase price.  He noted that the discussion can also occur in open session 

if the EDA is comfortable with that.  He stated that this deal is on the bottom of the range and 

therefore the EDA could negotiate for a higher price. 

 

Chairperson Steffen stated that discussion could occur in open session. 

 

Member Williams stated that the 1.5 acres has a higher density, has more visibility and is closer 

to the major road than the section in the middle of the development.  She explained that higher 

density equals higher prices for the developer.  She believed that parcel is worth more than 1.5 

acres in other areas.  She stated that perhaps negotiation should occur on that parcel.  She stated 

that it is not lost on her that the difference is not worth the effort of renegotiating when this 

supports a development that supports a lot of the goals of the community.  She asked for the 

input of the EDA on whether that is the right price for the right project. 

 

Economic Dev. Mgr/Assistant City Administrator Brama replied that the property is listed at 

$40,000 per acre and the offer was at $25,000 per acre.  He stated that the next step could be for 

staff to counter and ask for $5,000 to $10,000 more before this moves forward to the City 

Council. 

 

Chairperson Steffen asked if the road has to be realigned. 

 

Economic Dev. Mgr/Assistant City Administrator Brama confirmed that the Preliminary Plat has 

already been approved, and therefore the realignment of the road will occur.  He confirmed that 

the realignment does allow approximately four additional lots to be built.   

 

Chairperson Steffen agreed that it would be justified to bring the counteroffer to Capstone for 

$5,000 to $10,000 more per acre. 

 

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

the purchase agreement between the City of Ramsey and Riverstone Development for roughly 

1.9 acres of City owned land, and direct staff to counteroffer an additional $5,000 to $10,000 per 

acre for the sale price. 

 

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

Williams.  Voting No:  None.  Absent:  Member Brunt.  
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Member Hardin left the meeting at 8:46 a.m. 

 

4.05: Request from Ramsey Business for Use of EDA Revolving Loan Fund: Case of 

Stone Brook Children’s Academy  

 

Economic Dev. Mgr/Assistant City Administrator Brama presented the staff report. 

 

Mike Mulrooney, CMDC, stated that when they reviewed the request they believed that it would 

be helpful for the owners to reserve as much capital for working purposes.  He stated that the 

borrowers are highly educated with excellent track records and have jobs outside of this 

endeavor, which lends additional support for the repayment ability for the loan long-term.  He 

explained that this is a start-up business and therefore additional equity is required, moving the 

line from ten percent to 15 percent.  He noted that the revolving loan fund could fill that equity 

gap.  He explained the difference between the note rate and effective rate.   

 

Chairperson Steffen asked if the construction costs have risen in the past few months. 

 

Michael Johnson, representing the applicant, replied that the construction costs have risen with 

the comments and requirements of the Planning Commission.  He noted that the increased brick 

and glass will have a positive impact on the aesthetics of the project, but do have a higher cost. 

 

Member Riley asked if the landowner and business operated are separate entities or whether the 

two are one in the same. 

 

Mr. Mulrooney replied that the landowner will be separate for the operator but noted that both 

parties will be signed onto the loan as co-borrowers.   

 

Chairperson Steffen asked if it is necessary to go out 15 years on the term of the loan. 

 

Mr. Mulrooney stated that he believes that it is necessary because the loan will be secured with 

the same assets and therefore the SBA policy is to match the same term as the SBA.  He stated 

that the SBA term is 20 years but he feels that they will be able to gain approval from the SBA 

on the 15-year term to match the requirements of the City.   

 

Chairperson Steffen asked for input on the process from the applicant. 

 

Mr. Johnson stated that they are in the final stages of the approvals from the City and are 

awaiting the finishing touches on the loan processes.  He stated that once approval is gained from 

the City, they would finalize the purchase of the property and would hope to break ground soon 

after.  He stated that they are ready and are about three months behind their original schedule. 

 

Motion by Chairperson Steffen, seconded by Member Burandt, to recommend to City Council to 

approve a Ramsey EDA Loan to MK Johnson LLC consistent with the terms and conditions 

outlined in this case and to direct staff to draft proper loan agreements and loan documents for 

approval by the City Council. 
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Motion carried.  Voting Yes: Chairperson Steffen, Members Burandt, Riley, Skaff, and 

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

 

4.06: PSD LLC Business Park, Building B, Adrenaline Sports Center, Public Financing 

Agreement 

 

Economic Dev. Mgr/Assistant City Administrator Brama presented the staff report. 

 

Chairperson Steffen asked and received confirmation that the developer has closed on the land 

since the last meeting. 

 

Mr. Kuker stated that once approval is gained on the 25th they will order the wall panels.  He 

believed that on the 25th they will also be approved to move dirt on the site.  He noted that the 

tree clearing and mass grading was approved subject to the approval of the LRRWMO permit. 

 

Jason Arsvold, Ehlers, stated that the numbers are very similar to the TIF building, noting that 

this building is a bit larger than the TIF building and there is already a tenant for this building.  

He stated that with the assistance, after year five there would be a cash on cost return of eight 

percent; noting that year five would be the year the City assistance runs out.  He stated that is 

within the acceptable range and is not being over subsidized by any means. 

 

Chairperson Steffen asked when the first payment would begin. 

 

Mr. Arsvold replied that the payments would begin one year after completion and would 

continue for three years, beginning in 2019 and then in 2020 and 2021. 

 

Mr. Kuker stated that he appreciates the quick work of staff to change the parcels.  He 

recognized that changing the plans made things a bit scrambled and wanted to express his 

appreciation to City staff and the Council. 

 

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

approve Resolution #17-07-177 awarding a business subsidy to PSD LLC. 

 

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

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

 

5. MEMBER / STAFF UPDATE 

 

The EDA reviewed the Staff Update.   

 

Economic Dev. Mgr/Assistant City Administrator Brama provided an update. 

 

City Administrator Ulrich reported that the City is in the process of attempting to obtain the land 

back from McDonald’s.  He noted that the City met with the Game Fair the previous day and 

provided a flyer for this year’s event. 
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Member Riley stated that the Council reviewed the preliminary budget, noting that there was no 

change to the EDA portion.  He stated that the EDA might be interested in reviewing the 

preliminary budget to provide input. 

 

6. ADJOURNMENT 

 

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

 

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

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

 

The regular meeting of the Economic Development Authority adjourned at 9:13 a.m. 

 

Respectfully submitted, 

 

 

 

________________________________ 

Kurtis G. Ulrich 

City Administrator 

 

ATTEST: 

 

 

__________________________________ 

Patrick Brama 

Econ. Dev. Mgr/Assistant City Administrator 

 

 

Draft by Amanda Staple 

TimeSaver Off Site Secretarial, Inc. 
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