City of Ramsey
Agenda

Economic Development Authority (EDA)
Thursday, August 10, 2023
7:30 am
Council Chambers, 7550 Sunwood Drive NW

Remote Attendance available at www.cityoframsey.com/meetings.
Those joining remotely and requesting to speak are asked to use a webcam when speaking.

1. Call to Order
2. Approve Agenda
3. Approve Minutes

1. Approve Meeting Minutes for July 13, 2023

4. EDA Business

1. Consider Approval of Purchase Agreement and Right of Re-Entry Agreement for Part of Outlot A,
COR TWO: Norhart Architecture, LLC

2. Consider Provision of Business Assistance for Soderholm and Associates

3. Consider Recommendation for Approval of 2024 EDA Budget

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


http://www.cityoframsey.com/meetings

Economic Development Authority (EDA)
Meeting Date: 08/10/2023

Primary Strategic Plan Initiative: Enhance City’s communication through transparency and accountability.

3. 1.

Title:
Approve Meeting Minutes for July 13, 2023

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.

Recommendation:
Approval of July 13, 2023 meeting minutes.

Outcome/Action:
Motion to approve July 13,2023 EDA meeting minutes.

Attachments
EDA Minutes
Form Review
Inbox Reviewed By Date
Sean Sullivan Sean Sullivan 07/31/2023 11:10 AM
Brian Hagen Brian Hagen 08/03/2023 08:27 AM
Form Started By: Wendy Schlueter Started On: 07/31/2023 11:04 AM

Final Approval Date: 08/03/2023



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, 2023, at the Ramsey Municipal Center, 7550 Sunwood Drive NW, Ramsey,
Minnesota.
Members Present: Chairperson Scott Wiyninger

Member Chelsee Howell

Member Rachal Johnson

Member Brittany Lindahl

Member William MacLennan

Member Chris Riley

Member Shanna Stewart
Members Absent: None

Also Present: Sean Sullivan, Economic Development Manager

1. CALL TO ORDER

Chairperson Wiyninger called the Economic Development Authority meeting to order at 7:30 a.m.
2. APPROVE AGENDA

Motion by Member Johnson, seconded by Member Lindahl, to approve the agenda.

Motion carried. Voting Yes: Chairperson Wiyninger, Members Johnson, Lindahl, Howell,
MacLennan, Riley, and Stewart. Voting No: None. Absent: None.

3. CONSENT AGENDA
3.01: Approve Meeting Minutes Dated June 8, 2023

Motion by Member Riley, seconded by Member Johnson, to approve the June 8, 2023, minutes as
presented.

Motion carried. Voting Yes: Chairperson Wiyninger, Members Riley, Johnson, Howell,
Lindahl, MacLennan, and Stewart. Voting No: None. Absent: None.

4. EDA BUSINESS

Economic Development Authority/ July 13, 2023
Page 1 of 10



4.01: Consider Support of Financial Assistance for Presbyterian Homes Project; Haviland
Fields

Economic Development Manager Sullivan presented the staff report.

John Fletcher, Senior Vice President of Presbyterian Homes and Services, thanked staff for their
cooperation in this process and to Ehlers for their analysis. He stated that this project is a
collaboration with Lord of Life Church and the development is named after the Haviland family.
He commented that this development could bring intergenerationalshousing options to the
community. He provided an image of the property with the newly proposed-housing products that
would include slab on grade park twin homes, a senior building, and two 20% affordable / 80%
market rate apartment buildings. He provided details on Presbyterian.Homes and Services, the
development goals for the site and a summary of the proposed project.  He provided some design
samples. He reviewed some of the project considerations including project financials, property
tax impact, positive City financial impact, significant‘public benefit, the “but for” test, and the
financial request before the EDA. He also reviewed the financial impact with and without TIF,
noting that the property is currently tax exempt and would continue to be so if this were not
approved. He reviewed the breakdown of estimated City. fees that. would be paid through this
development. He provided details on mixed income housing, noting that as proposed about 20
percent of the units would be priced as‘attainable for households earning 50 percent AMI. He
noted that including the price restricted units, the projected average rents are $926, or 57 percent
higher, than the average median rent in Ramsey. He provided a summary of what the City would
gain through this development and why finangcial supportis needed:

Member Johnson recognized that public transportation is not readily available in this area and
asked if that has been considered.

Mr. Fletcher replied that while access to public transportation is an asset, price sensitive housing
is needed everywhere. He stated that regardless-of whether there is access to public transit, the
units are fully occupied almost immediately. He stated that for the senior units, Presbyterian
Homes has a network of buses that they use to circulate between the campuses.

Member Stewart asked for information on the past developments that included affordable housing.
Mr. Fletcher replied that those developments look identical to the market rate community, noting
that they build a market rate building and designate a portion of the units to have rents below that
market rate. He stated that the product and units look no different, and just have a lower income
requirement. He stated that this allows their residents to age in place as people transition in income
after they retire.

Member Stewart asked if the income restrictions increase over time.

Mr. Fletcher replied that restriction remains in place as long as the TIF district is in place.

Member MacLennan referenced the different age restrictions mentioned, 55 plus and 62 plus and
asked for clarification.
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Mr. Fletcher replied that would depend upon the ultimate designation they use through HUD. He
noted that whether they choose 55 or 62 plus, the average age is over 70.

Member MacLennan asked for clarification on the mixed age buildings mentioned.

Mr. Fletcher clarified that the housing development itself would be a mixture of ages, split between
the different housing products on the site. He noted that the u-shaped building would be seniors
62 plus, the park homes would be for those 55 plus, and the y-shaped buildings would be market
rate apartments that would not be restricted in age.

Chairperson Wiyninger asked the occupancy rate of the. company across their different
development projects that they manage.

Mr. Fletcher replied that it would depend on the producttype. He stated that across all their product
types, the occupancy rate is about 92.5, while the senior housing is between 96 to 98 percent. He
stated that as a nonprofit provider, they attempt to target the middle-income range. He stated that
they work hard to control their expenditures in order to controlrates:

Member MacLennan asked if a survey of the neighborhood has been done to gauge their opinion.

Mr. Fletcher replied that they have held two or three neighborhood meetings to date and the
feedback has been positive. He commented that a few neighbors to the south had concerns with
high density homes adjacent to their home and also did not want a park near their home. He
commented that concernhas been addressed by placing the park homes in that area. He
commented that they have placed the high-density housing as far away as possible from the single-
family homes.

Chairperson Wiyninger commented that this would bring 460 new residential units and asked the
estimated number of residents that would be added through this development.

Mr. Eletcher replied that senior housing has an average occupancy rate of about 1.2 people per unit
while all'age housing is closer to two or 2.5 people per unit. He estimated 600 to 700 people would
live in the development.

Jason Aarsvold, Ehlers, described the role of Ehlers in this process. He commented that the
property is currently exempt and explained how the base value and increment were calculated. He
stated that they completed an analysis to determine the assistance that would be needed in order
for this project to be viable and ensure that the assistance requested would not exceed the market
rate return on investment. He stated that the level of return is significantly less than what a market
rate developer would want to see and therefore the project does need assistance and meets the but
for test. He reviewed the proposed phased TIF assistance recommended over 20 years rather than
the 25 that was originally proposed. He stated that assistance would be provided through a “Pay
as you go note” from the City and provided details on that method of TIF financial assistance. He
noted that the developer has also agreed to a look back projection and provided details on that
clause and how it would provide the City with additional protection.
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Economic Development Manager Sullivan asked for details on the term sheet.

Mr. Aarsvold provided details on the preliminary term sheet which is a nonbinding document
under which the City would consider entering into a TIF agreement with the developer. He stated
that if support is indicated for the term sheet, it would provide support for the developer to continue
going forward on the project and this would then come back at a later date for approval of a more
formal TIF agreement. He stated that action today does not approve the project but provides
support or lack of support for the proposed project and provided an overview of what is included
in the term sheet.

Member Riley acknowledged the work that has gone into the process thus far. He asked what is
driving the need for assistance.

Mr. Aarsvold replied that every apartment project is.@ little different and the cost to build the
projects is then different. He stated that this is fairlyrepresentative of a class A apartment project.
He stated that while the rents are projected above the Ramsey market, that is still not enough to
offset the debt service costs of the loan and the construction costs. “He commented that some of
the units would be rent restricted which generates less income for the project. He stated that those
are the primary drivers for financial assistance. He noted that the financial lookback would ensure
that the assistance remains in line with actual project costs rather than the estimates to ensure the
developer is not unduly enriched with publie tax dollars.

Member Riley asked if the units were not income restricted whether there would still be a need for
financial assistance.

Mr. Aarsvold replied that it could be possible that could be enough to offset the gap, but the
developer did not feel that would be enough on its own to fill that gap. He commented that the
only opportunity they have to use TIF as a tool.is- through a housing district and a housing district
is only available to use as a tool if 20 percent of the units are designated at 50 percent AML
Member Stewart asked if the preliminary term sheet proposes $9,200,000 in support.

Mr. Aarsvold confirmed that'to be true between the two phases of assistance.

Member Howell asked if there is anything preventing an increase or decrease on the number of
affordable units for the project

Mr. Aarsvold replied that there could not be a viable TIF district if the percentage of affordable
units went below 20 percent.

Mr. Fletcher commented that there is a floor for the minimum number of affordable units but there
is not necessarily a ceiling.

Economic Development Manager Sullivan commented that all parties have been working together
to present this in a clear manner. He stated that the options this morning would be to support or
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not support the project and proposed term sheet. He referenced the comments by Member Howell
and noted that if desired, there could be a cap on the number of affordable units. He stated that
from a tax perspective there would be benefit in placing this property onto the tax roll and would
assist the City in coming into compliance with density as regulated by the Metropolitan Council.
He stated that the majority of manufacturers speak of the challenge with workforce, and this could
bring new workers to the area. He believed that the location is a good fit, with the density further
away from the single-family homes in the area. He commented that staff believes that this is a
quality project and developer and acknowledges that this is a large financial ask, noting that this
is pay-go financing so the City would not be providing any financing up front. He commented
that he has seen projects from this developer in other communities and they.are great projects.

Member Stewart commented that she would like to see a cap onthe percentage of affordable units
at 20 percent. She commented that she also likes the lookback provision.and 20-year length for
the term of financial assistance.

Member Johnson asked if a cap could be placed on flexibility given market conditions in.the future
for the affordable units.

Economic Development Manager Sullivan replied that would be contrary to what the other
members appear to be asking for.

Member MacLennan stated that he also likes the cap of 20 percent for the affordable units. He
stated that he does have some concern with a length of 20 years but also acknowledged that the
property is currently not generating property taxess He asked for details on the lookback clause
and its term.

Mr. Aarsvold provided details on the typical lookback period, which typically occurs when the
project is 95 percent occupied, and explained the process.

Economic Development Manager Sullivan asked if the cost to complete the lookback is paid for
by the developer.

Mr. Aarsvold confirmed that language can be included in the ultimate agreement.

Member Riley commented that the EDA has done a great job focusing on the dollars and the term
sheet. He acknowledged that the term sheet is just the first step in this process and other groups
within the City would focus on other project details such as traffic and zoning.

Economic Development Manager Sullivan confirmed that the EDA is a recommending body, and
its recommendation would move forward to the City Council. He stated that if support is also
provided by the Council, that would give the developer some confidence in moving forward in the
site plan and planning process.

Member Howell asked for details on the competition this would create with a nonprofit receiving
financial assistance from the City compared to developers that are providing market rate
apartments without assistance from the City.
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Economic Development Manager Sullivan replied that each project has its own merits. He noted
that the City is working with another developer that proposes to create a product that would exceed
these rental rates, which would fund that project. He stated that this applicant has a mission as a
nonprofit to provide some affordable housing as part of their projects and is one of the reasons the
subsidy is needed. He stated that the assistance would help to pay for the affordable units rather
than the market rate units and therefore did not see an issue with competition.

Member MacLennan commented that this project would bring in workers.and capital dollars to the
community and that should be the focus for the EDA.

Member Johnson commented that putting a cap on the affordable units would not be something
that she would want. She commented that the market can‘change and would want to see the
developer have flexibility to provide affordable more units if that is something they desired.

Chairperson Wiyninger commented that having rates available below market rate does not make
financial sense beyond what is required, therefore he would be fine not having a cap.

Member Stewart commented that she believes the 20 percent cap would be wise with that many
single-family homes near this project in order to keep the integrity of the project. She commented
that in 20 or 30 years, she would not want to see 90 percent of the units deemed affordable as that
could impact the adjacent home values.

Member Riley asked if the years and dollar move together on the'term sheet, using the example of
ten years versus 20 and asked if that would then feduce the financing by half as well.

Mr. Aarsvold confirmed that to be true. He commented that the dollars and term are based on
what the increment is projected to be.during that time. He commented that ten years would equate
to a little over half of the total projected in the term sheet.

Motion by Member Stewart, seconded by Member MacLennan, to recommend to City Council to
support the project with the term sheet and assistance levels as proposed with the addition of a cap
of 20 percent on the number of affordable units.

Motion carried. Voting Yes: Chairperson Wiyninger, Members Stewart, MacLennan, and
Lindahl. Voting No:» Members Howell, Johnson and Riley. Absent: None.

4.02: Consider Offers to Purchase and Develop a Portion of Outlot A, COR TWO
Economic Development Manager Sullivan presented the staff report.

Heather Lorch, Capstone Homes, commented that they have been following this parcel for almost
one year and are grateful to present a proposed project this morning. She provided details on
Capstone Homes and its mission. She reviewed the neighborhoods that Capstone has developed
in Ramsey and other metro communities. She also provided details on Capstone’s commitment to
Homes for Hope, noting a dedication that will occur in Riverstone South later this morning. She

Economic Development Authority/ July 13, 2023
Page 6 of 10



presented the concept for this property with 130 attached townhomes, noting that they feel that the
attached product would be ideal for this site and within the COR. She also reviewed the proposed
amenities within the development and proposed townhome design. She stated that the proposed
price point would be $300,000 to $335,000 for three-bathroom, three-bedroom units. She
commented that they would be happy to introduce this new product line in Ramsey, just as they
did with their liberty home model. She commented that the neighborhood would be professionally
managed by a townhome association. She provided details on the proposed schedule, noting that
they would ideally break ground in March or April of next year and build in multiple phases.

Steve Bona, Capstone Homes, commented they are happy to be looking.at another project in
Ramsey. He commented that it is hard to find a location for attached townhomes in the metro area
because of the need for close by conveniences. He stated that the.COR would provide the
accessibility and walkability that is needed for attached townhomes. He stated that they are
focusing on price point as well, noting that they cannot hitthis price point in Riverstone. He stated
that the market is thirsty for this price point and believes there is a huge demand for this. He
commented that they feel that the backyards and greénspace are important for buyers, as the target
market is young professionals and young families. He stated that they want to have their
landscaped entrance and greenspace for people to see when they drive into the development as that
will increase marketability. He invited the members of the EDA to attend the Homes for Hope
event at Riverstone South later this morfing as well.

Economic Development Manager Sullivan commented that there are some differences between
the proposals. He stated that the backyard units do not have a sidewalk which is not compliant
with COR standards and therefore Capstone would.fequest an R-2 zoning. He stated that in order
to hit the affordability price point; Capstone is asking for a reduction in park dedication fees. He
commented that Capstone would have an attached product while Centra will be presenting a
detached product.

Mr. Bona commented that Capstone feels that the reduction in park dedication is necessary, noting
that the Ramsey park dedication fees have significantly increased over the past few years. He
stated that Ramsey has higher fees than the other communities that Capstone builds within. He
noted.that the price for park dedication would equate to $6,000 per unit and while they can afford
that within Riverstone, they could not provide the proposed price point for the townhomes with
that level of'park dedication.

David Pattberg, Centra Homes, stated he appreciated the work of staff throughout this process. He
provided background information on Centra Homes, a local builder focused on the north metro.
He displayed the proposed product for the Centra concept that would that would be a similar
product to what they have already built in the COR. He stated that this would provide sidewalks
and trails to continue the connectivity of the COR. He commented that the trails and connections
within the COR are heavily used. He stated that for this product they have seen singles, young
families, and empty nesters. He stated that the 16-acre concept would reserve the remainder of the
site for commercial use and if that were not to come forward, they could continue the residential
development onto that remainder. He provided some of the example floorplans and elevations.
He commented that their existing neighborhood is fully built out within the COR and fully
occupied. He stated that staff has done a great job providing a comparison of the projects within
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the staff report. He stated that their intention was to provide a concept that meets the COR
guidelines, pays the full fees, and associated offer price.

Chairperson Wiyninger offered an opportunity to ask questions to either of the developers related
to the structure and vision with financial questions reserved for closed session.

Economic Development Manager Sullivan commented that Centra includes an option to develop
the three acres residentially. He noted that Capstone has also provided a concept for that as well,
but each developer understood the desire for the City to retain that.portion for commercial
development. He noted that the Capstone proposal would assume permission to fill the wetland
which would allow for additional units. He stated that staff did request a concept that also shows
the wetland remaining, should that permission not be gained noting the difference in unit count
from 115 units to 130 units.

Member Riley referenced the existing Centra development which is fully built in the COR and
asked if this would essentially look the same.

Mr. Pattberg confirmed that the exterior would be the same but there may be some tweaks to the
interior floorplans. He noted that existing neighborhood has 40 units.

Member Lindahl asked how the sell off was for.that development and also asked for the feedback
they received from the market.

Mr. Pattberg replied that when they started the sale'for those units it was a little slow. He stated
that they got the sense that'the homes directly along Bunker and Ramsey boulevards were slightly
less desirable, which is‘where they started building. He noted that once they got the first five or
six sales, the remainder of sales picked up. He recognized that it was a different product, rear
loaded and 20 feet wide, which is not.a common suburban product. He stated that the product has
been successful in the COR.

Chairperson Wiyninger referenced the comments from Capstone focusing on walkability and
noted.the lack of sidewalks. He asked if Capstone would be willing to reconsider sidewalks.

Mr. Bona replied that they are open to sidewalks. He stated that they have the trail running through
the community and have noted that perhaps that would be better served running along Bunker and
then connecting. He stated that they are very open to sidewalk discussion.

Ms. Lorch commented that they feel that this design without sidewalks appeals to a larger number
of buyers. She commented that they do not offer rear loaded homes and do not feel there is a
strong market for that. She commented that sidewalks also reduce the impervious surface and feel
that additional greenspace is more attractive in the market. She commented that they would be
willing to revisit that consideration, but additional sidewalks would also increase HOA fees
because of increased maintenance.

Mr. Bona clarified that he was speaking about sidewalks along the street.
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Ms. Lorch commented that her comments were related to sidewalks behind the homes. She noted
that her comments were related to the COR requirement.

Motion by Member Riley, seconded by Member Johnson, to enter closed session pursuant to Minn.
Stat. 13D.05 Subd. 3(c) to discuss Outlot A, COR 2, PID 28-32-25-22-0058.

Motion carried. Voting Yes: Chairperson Wiyninger, Members Riley, Johnson, Howell,
Lindahl, MacLennan, and Stewart. Voting No: None. Absent: None.

The meeting returned to open session.

Economic Development Manager Sullivan stated that EDA met under.closed session to discuss
offers and potential counter offers, and the EDA had reviewed the offers and there was direction
to have staff to work with Centra Homes to draft a purchase agreement with the terms identified
in the EDA case for City Council consideration.

Motion by Member Stewart, seconded by Member Lindahl, to recommend to City Council to select
Centra Homes and execute a Purchase Agreement with the terms.included in the developer’s

proposal.

A roll call vote was performed:

Member Lindahl aye
Member MacLennan nay
Member Johnson aye
Member Stewart aye
Chairperson Wiyninger nay
Member Riley aye
Member Howell nay

Motion carried.

5. MEMBER / STAFF UPDATE

Economic Development Manager Sullivan provided a brief summary of recent City Council
actions at recent meetings related to cases previously recommended by the EDA. He also noted
upcoming development activity and events.

6. ADJOURNMENT

Motion by Member Johnson, seconded by Member Stewart, to adjourn the meeting.

Motion carried. Voting Yes: Chairperson Wiyninger, Members Johnson, Stewart, Howell,
Lindahl, MacLennan, and Riley. Voting No: None. Absent: None.

The regular meeting of the Economic Development Authority adjourned at 9:07 a.m.
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Respectfully submitted,

Sean Sullivan
Economic Development Manager

ATTEST:

Wendy Schlueter
Economic Development Administrative Assistant

Draft by Amanda Staple
TimeSaver Off Site Secretarial, Inc.
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4. 1.
Economic Development Authority (EDA)
Meeting Date: 08/10/2023

Primary Strategic Plan Initiative:  {@!@ud_pd8@!@}

Title:
Consider Approval of Purchase Agreement and Right of Re-Entry Agreement for Part of Outlot A, COR TWO:
Norhart Architecture, LLC

Purpose/Background:

The purpose of this case is to consider a recommendation to the City Council to sell approximately 4 acres of
Outlot A, COR TWO to Norhart Architecture, LLC (the "Developer) to construct a 200 unit market rate apartment
project. Staff brought this proposed project to the City Council worksession to determine if there was general
support for the sale of City property in the COR for a market rate apartment project. The project was generally
well received by the Council and Staff has been working with the developer on the terms of a purchase agreement
since that meeting.

Staff has worked diligently with Norhart, and legal counsel to draft a Purchase Agreement and Right of Re-Entry
Agreement that all parties are comfortable with. The purchase agreement and right of re-entry agreement have
provisions similar to the Affinity at Ramsey (174 unit 55+ senior project) that extend deadlines for performance
and restricts the city ability to re-enter the property if a building permit is pulled, a foundation is constructed and
evidence of construction financing has been provided to the city. Staff has discussed this at great length with the
City Attorney and the requests by the developer are not uncommon based on the ability to obtain financing for a
project of this magnitude. The City will still have the ability to impose a $100,000 penalty if the project is not
completed by 2027. The negotiated purchase price for the land is $2.50 per square foot ($435,600) which is
within the City deal range for this parcel. Norhart has also committed to contribute $256,000 toward the
construction of West Ramsey Parkway NW. If the contribution of $256,000 for West Ramsey Parkwayis taken
into account the total consideration is $691,600, or $3.97 per square foot which is over the asking price of
$3.50/SF. It should be noted that the Developer is not asking for any financial assistance or a reduction
in development fees from the city.

Notification:
None required

Time Frame/Observations/Alternatives:

Staff believes that this project will be a great addition to the COR and will provide a visibly appealing
project at the entrance of the COR. The 200 units of high-end market rate housing and its proximity to
the retail area and future Waterfront park will provide great synergy and walkability. The property tax
revenues for a project of this size help finance past, current and future infrastructure improvements in
the COR.

Representatives from Norhart will be present to provide more detail relating to the proposed project and
to answer questions the EDA may have.

Project Highlights

Project Description - 200 Units - Market-rate, 5,000 Retail Cap on West Side of Building (Mixed Use)
Project Costs - 45M

Amenities - On Site Staffing, Community Room, Game Room, Coffee Station, Fitness and Yoga Center, Dog
Run, Pet Spa, Movie Room, Outdoor Lounge & Pool, Heated Underground Parking

Job Creation - 6




Tax Assessed Valution (Estimate) - 40M

Annual Property Tax (Estimate) $495,000

Annual Local (City,School, County Estimate) $410,000
Annual Property Tax - City Portion (Estimate) $164,000
Aids Unit Density Calculations in COR - 50 units/acre
Required a rezone to a COR 4b or 4¢ Subdistrict

Key Purchase Agreement Terms

Buyer - Norhart Architecture, LLC

Seller - City of Ramsey

Property Address - Northern corner of Sunwood Drive NW, Ramsey Parkway and Zeolite Street NW.
Proposed Units - Approximately 200

PID# - 283225220058

Acres - Approximately 4 acres

Purchase Price - $2.50/SF

Road Development - $256,000 to be contributed to road extension costs of W Parkway (between Sunwood
Drive NW roundabout and Zeolite Street)

Earnest Money - Earnest Money of $25,000.00 will be held by Stewart Title upon full execution of Purchase
Agreement. Said deposit would be refundable to Buyer in the event the escrow does not close, unless failure to
close is the result of default by Buyer under the Purchase Agreement (in which event the deposit would be
released to the Seller as liquidated damages). Additional Earnest Money events may occur upon discussion and
agreement in Purchase Agreement.

Inspection Period - Buyer shall have two-hundred forty (240) days following Effective Date to investigate
property.

Right of Re-entry - Within 24 months from the Closing Date Buyer shall have achieved completion of a
+200-unit Market Rate apartment building compliant with COR Zoning requirements to be further defined by an
approved Site Plan. At Closing, a “Right of Re-Entry Agreement” shall be executed and recorded against the
Property. The Seller agrees to waive the right to re-enter and take physical possession of the Property, providing
that Buyer has submitted the building permit and associated fees, City development and platting fees, the building
foundation has been set and evidence of sufficient financing for substantial completion of the project.

Closing - Closing shall take place 30 days after Buyer delivers Notice to Proceed to Seller. Two (2) additional
one hundred fifty (150) day extensions will be granted with each extension requiring a $15,000 earnest money
deposit that is nonrefundable but applicable to the purchase price.

Alternatives include:

1) Recommendation to the City Council Approval of Purchase Agreement and Right of Re-Entry Agreement (as
presented); subject to City Attorney review.

2) Recommendation to the City Council Approval of Purchase Agreement and Right of Re-Entry
Agreement (with changes); subject to City Attorney review.

3) Something else.

Funding Source:
N/A. There is no assistance being provided.

Recommendation:

City Council Approval of Purchase Agreement and Right of Re-Entry Agreement (as presented);
subject to City Attorney review.

Outcome/Action:


tel:283225220058

The EDA should consider the following actions.

1) Recommendation to the City Council Approval of Purchase Agreement and Right of Re-Entry
Agreement (as presented); subject to City Attorney review. (Staff Recommendation)

2) Recommendation to the City Council Approval of Purchase Agreement and Right of Re-Entry
Agreement (with changes); subject to City Attorney review.

3) Something else.

Attachments
Site Location Map
ACTION - Purchase Agreement - Norhart
ACTION - Form of Right of Re-Entry - Norhart
Term Sheet Items LOI Edits

Form Review

Inbox Reviewed By Date
Brian Hagen Brian Hagen 08/04/2023 02:32 PM
Form Started By: Sean Sullivan Started On: 06/22/2023 01:47 PM

Final Approval Date: 08/04/2023
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PURCHASE AGREEMENT

This Purchase Agreement (the “Agreement”) is entered into by and between the City of
Ramsey, a Minnesota municipal corporation (“Seller”), and Norhart Architecture LLC, a
Minnesota limited liability company or its Assigns (“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 August , 2023 (the
“Effective Date™).

2. SALE OF PROPERTY. Seller agrees to sell to Buyer, and Buyer agrees to buy from Seller
approximately 4 acres (174,240 SF) of vacant land, legally described on Exhibit A attached
hereto the “Property”).

3. PURCHASE PRICE. The purchase price for the Property is $2.50 / square foot or
$435,600 as described on attached Exhibit A and graphically depicted on attached Exhibit B;
subject to square footage of Final Plat (the “Purchase Price”™).

4. EARNEST MONEY AND ADDITIONAL EARNEST MONEY. Within five business
days after the Effective Date, Buyer must deposit the sum of $25,000.00 (the “Earnest
Money”) with Stewart Title or other title company that is mutually agreed upon (“Escrow
Agent”), via wire transfer or delivery of a certified check payable to Escrow Agent.

a. If Buyer does not deposit the Earnest Money 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. Upon Seller’s receipt of a Notice to Proceed from Buyer in accordance with
Section 9(b), all of the Earnest Money becomes non-refundable (except in
accordance with Section 23 as a result of a default by Seller).

c. If Buyer does not provide a Notice to Proceed to Seller in accordance with
Section 9(b), this Agreement automatically terminates, and Escrow Agent must

disburse all Earnest Money Escrow Agent holds to Buyer.

d. At Closing, Escrow Agent shall disburse to Seller any Earnest Money not
previously disbursed to Seller, and Buyer shall receive a credit against the
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Purchase Price owing at Closing in an amount equal to the amount of the Earnest
Money.

5. DUE DILIGENCE DOCUMENTS.

a. Seller has provided the Buyer a 2016 Minimum Standard Detail Requirements for
ALTA/NSPS Land Title Surveys, jointly established and adopted by ALTA and
NSPS, and includes Items: 1, 2, 3, 4, 5, 7a, 8, 11, and 14 of Table A thereof for
the underlying legal (the “Survey”) from a duly licensed surveyor dated April 10,
2017. Buyer may arrange with the surveyor to include additional information on
the Survey, or obtain a new survey, at Buyer’s expense.

b. Within fifteen (15) business days after the date of this Agreement, Seller shall
provide to Buyer the following documents to the extent the same are in Seller’s
possession or are reasonably available to Seller:

i. Any environmental reports, studies or assessments (including soil
tests or other geotechnical reports) that relate to the property and any
disclosure letters and/or off site determinations from the Minnesota
Pollution Control Agency in Seller’s possession;

ii. Any and all appraisals relating to the Property;

iii. Documents or correspondence to or from the city of Ramsey, Anoka
County or other governmental agencies regarding zoning of the
property, compliance of the Property with applicable laws or other
governmental approvals or consents;

iv. Any and all such other documents, agreements, correspondence or
information relating to the Property which may be reasonably
requested from time to time by Buyer.

6. TITLE COMMITMENT.

a. 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 thirty (30) 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

-
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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 ten (10)
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 9, 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 10, Buyer may, at any time with ten (10) business days
after Buyer’s receipt of Seller’s Title Notice, terminate this Agreement by written
notice to Seller in which case this Agreement is terminated and Escrow Agent
must disburse any Earnest Money to Buyer (“Buyer’s Title Termination
Notice”). If Buyer does not deliver a Buyer’s Title Termination Notice to Seller
within the ten (10) business days after Buyer’s receipt of Seller’s Title Notice,
then (i) Seller must perform in accordance with Seller’s Title Notice, (ii) 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, (iii) the matters to which Buyer
objected and Seller did not agree to resolve are deemed Permitted Exceptions, and
(iv) the parties shall proceed to closing in accordance with the terms of this
Agreement and the terms of Seller’s Title Notice.

7. RIGHT OF ENTRY. At all times after Buyer has deposited the Earnest Money with
Seller and before the Closing, 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. Within fifteen (15) days 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 10, 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 either directly or indirectly 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.
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c. Buyer must comply with and shall cause it employees, agents, and contractors to
comply with all applicable laws, while on the Property.

d. Other than a standard Phase 1 environmental assessment, 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.

f. The payment and indemnification provisions of this Section 7 shall survive any
termination or cancellation of this Agreement.

8. PROPERTY SOLD AS IS. Subject to Buyer’s right to terminate this Agreement
pursuant to Section 9, Buyer agrees to accept the Property in its current condition,
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) except as
follows:

i. Pending Improvements. There are no public improvements which have
been commenced or completed and for which assessment has been or may
be levied against the Property, and Seller has no knowledge of any
planned improvements which may result in assessment against the
Property except for Zeolite Street NW and West Ramsey Parkway NW.
These public improvements are anticipated to be constructed prior to the
completion of the 200 unit market rate apartment project by the Buyer.
The Buyer agrees to contribute $256,000 to the City for its share of the
construction costs for West Ramsey Parkway NW.

ii. Pending Proceedings. There is no litigation, suit, arbitration, mediation,
proceeding, claim or investigation, including without limitation any
environmental, zoning or land use regulation proceeding, pending or
threatened, against Seller or relating to any aspect of the Property which
might create or result in a lien on, or otherwise have a material adverse
impact on, the Property or any part thereof or interest therein and there is
presently no real estate tax protest or similar tax abatement proceeding
pending with respect to the Property.

iii. Authority. Seller has full power and authority to enter into this Purchase
Agreement and incur and perform its obligations hereunder.

4-

Error! Unknown document property name.



iv. Non-Foreign Status. Seller is not a "foreign person" within the meaning
of Paragraph 1445(f)(3) of the Internal Revenue Code of 1986, as
amended.

v. Other Documents. Neither the execution or delivery of this Purchase
Agreement nor the consummation of the transactions contemplated hereby
will result in any breach or violation of, or default under, any judgment,
decree, order, mortgage, lease, agreement, indenture or other instrument or
document of which Seller is a party or by which the Property is bound.

vi. Condemnation. To the best of Seller's knowledge, there are no
condemnation proceedings which are pending or threatened against all or
any portion of the Property.

vii. Wells. The Seller has no knowledge of wells located on the Property.

viii. Options. Seller has not entered into any contract of sale, or granted any
options or rights of first refusal to acquire any interest in the Real
Property.

ix. Unpaid Labor and Materials. Seller represents and warrants that Seller is
not indebted for labor or material that might give rise to the filing of notice
of mechanic's lien against the Property.

Xx. Leases. There are no leases affecting the Property.

Each of the foregoing representations shall be deemed remade as of the
Closing Date (with such changes thereto as Seller shall notify Buyer as of the
closing) and, as so remade, shall survive the closing, delivery of the deed and
other documents contemplated hereby, and any investigation by or on behalf
of either party; provided that such representations shall lapse unless suit is
brought with respect thereto within one (1) year after closing.

b. 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

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

d. 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
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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.

9. INSPECTION PERIOD.

a. Except as otherwise provided in Section 6, Buyer shall have two hundred forty
(240) days following the Effective Date (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 (including, but not limited to, approvals
necessary to subdivide and re-plat the Property) 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
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 9(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.

10. 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
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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.

11. RELEASE. By accepting the deed to the Property, 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 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.

12. CONDEMNATION. If, prior to closing, eminent domain proceedings are commenced
against all or any part of the Property, Seller shall immediately give notice to Buyer of such
fact. If, in Buyer’s reasonable discretion, the proposed taking interferes with Buyer’s
intended use of the Property, Buyer shall have the right (to be exercised within thirty (30)
days after Seller’s notice), to terminate this Agreement, in which event neither party will
have further obligations under this Agreement and the Earnest Money, together with any
accrued interest, shall be refunded to Buyer. If Buyer shall fail to give such notice then
there shall be no reduction in the Purchase Price, and Seller shall assign to Buyer at closing
all of Seller’s right, title and interest in and to any award made or to be made in the
condemnation proceedings. Prior to closing, Seller shall not designate counsel, appear in,
or otherwise act with respect to the condemnation proceedings without Buyer’s prior
written consent

13. 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 or e-mail. Notices are effective two business days
after they are mailed via certified mail, return receipt requested or, if sent by email, upon
email transmission (provided that any email transmission that occurs after 5:00 pm
Central Time will be deemed provided on the following day). If delivered at the Closing,
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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
Email: bhagen@cityoframsey.com

Buyer: Norhart Architecture LLC
Marybeth Wise, Real Estate Development Manager
1081 4™ St SW
Suite #400
Forest Lake, MN 55025
Email: marybeth.wise@norhart.com

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.

14. CLOSING. This transaction shall close within thirty (30) days after Buyer delivers a
Notice to Proceed to Seller or on such earlier date as Seller and Buyer may establish by
mutual, written agreement; provided, however, Buyer may extend the Closing a total of
two (2) times, each time for a period of one hundred fifty (150) days, by depositing an
additional Fifteen Thousand and 00/100 Dollars ($15,000.00) earnest money with Escrow
Agent for each extension. Each $15,000 extension payment shall be non-refundable, but
applicable to the Purchase Price. 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:

i. A limited warranty 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;

iii. The Right of Re-Entry Agreement provided for in Section 29 below;
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iv. Seller’s affidavits, well disclosure certificate (if required), settlement
statement approved by Seller and Buyer, and any other documents
required by the Escrow Agent; and

v. All other agreements, documents and instruments necessary or
incident to consummation of the transactions contemplated hereby.

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 14(c), to Escrow Agent for disbursement to
Seller and others pursuant to this Agreement and the Settlement
Statement;

ii. Execute and deliver the Right of Re-Entry Agreement provided for in
Section 28 below;

iii. File or cause Escrow Agent to file an Electronic Certificate of Real Estate
Value, if required and necessary; and

iv. All other agreements, documents and instruments necessary or
incident to consummation of the transactions contemplated hereby.

c. Closing Costs.

i. At Closing, the following Seller closing costs and expenses must be paid
from the Purchaser Price or, if the Purchase Price is not sufficient, paid by
Seller:

1. Seller shall pay all outstanding property taxes, including but not
limited to, payable 2024 for the Property.

2. Seller shall pay all special assessments levied or pending against
the Property as of the Closing Date.

3. Seller’s own attorney’s fees.
4. One-half the cost of any closing fees.
5. The cost of real estate broker commission fees as prescribed in

Section 14.
6. State Deed Tax.
7. Cost of issuance of the Title Commitment.

ii. At Closing Buyer must pay the Purchase Price to Seller and the following
costs and expenses:
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Buyer’s portion of prorated property taxes.

Buyer’s own attorney’s fees.

One-half the cost of any closing fees.

Documentary and recording fees for the deed(s).

The cost of the owner’s title insurance policy, if Buyer elects to
purchase an Owner’s title insurance policy.

Nk W=

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

15. 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™). Seller shall pay Seller’s
Broker as required by their agreement 3% of final gross sale price. 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.

16. ASSIGNMENT. This Agreement may not be assigned without the written consent of
the non-assigning Party. The Seller recognizes the Buyer intends to assign this
Agreement to an affiliated special purpose entity that will be registered officially with the
State of Minnesota. Consent will not be reasonable withheld, conditioned, or delayed.

17. THIRD PARTY BENEFICIARY. There are no third-party beneficiaries of this
Agreement, intended or otherwise.

18. JOINT VENTURE. Seller and Buyer, by entering into this Agreement and completing
the transactions described herein, shall not be considered joint ventures or partners.

19. 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.

20. ENTIRE AGREEMENT / MODIFICATION. This written Agreement 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.

21. BINDING EFFECT. This Agreement binds and benefits the Parties and their
successors and assigns.

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

Minnesota and such laws will control its interpretation.
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23. REMEDIES.

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 7 or 11 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: (i) declare this Agreement terminated in
which case Escrow Agent and, if applicable, Seller, shall refund the Earnest
Money to Buyer, and Seller shall reimburse Buyer for all reasonable costs
incurred by Buyer, prior to the Seller’s breach, in its inspection of the Property
and preparation for closing, including any costs incurred by Buyer in seeking
governmental approvals or development plans, and all reasonable attorneys’ fees,
or (ii) Buyer may have this Agreement specifically enforced and recover any
incidental damages.

24. 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.

25. 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 for a
period of six (6) months.

26. 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.

27. 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.

28. 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
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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.

29. CONSTRUCTION DEADLINE. Within 24 months from the Closing Date Buyer shall
have achieved completion of a +200-unit Market Rate apartment building compliant with
COR Zoning requirements to be further defined by an approved Site Plan. At Closing, a
“Right of Re-Entry Agreement” shall be executed and recorded against the Property. The
Seller agrees to waive the right to re-enter and take physical possession of the Property,
providing that, Buyer has submitted the building permit and associated fees, City
development and platting fees, the building foundation has been set and evidence of
sufficient financing for substantial completion of the project.

30. TIME PERIODS. The time for performance of any obligation or taking any action
under this Agreement shall be deemed to expire at 5:00 p.m. Central Time on the last day
of the applicable time period provided for in this Agreement. If the time for the
performance of any obligation or taking any action under this Agreement expires on a
Saturday, Sunday or legal holiday, the time for performance or taking such action shall be
extended to the next succeeding day which is not a Saturday, Sunday or legal holiday.

31. PLATTING & DEVELOPMENT AGREEMENT. Buyer must be in the process of
obtaining an approved final plat, development agreement, and building exterior visual
renderings with the City of Ramsey for its intended project before Closing. The
Development Agreement and Site Plan must comply with all local zoning ordinances and
design standards, including The COR Design Standards.

[REMAINDER OF PAGE INTENTIONALLY LEFT BLANK]
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IN WITNESS WHEREOF, the parties hereto have executed this Agreement as of the date first above
written.
SELLER: The City of Ramsey, a Minnesota municipal corporation

By: Dated: , 2023
Mark E. Kuzma, Mayor

By: Dated: , 2023
Brian Hagen, City Administrator

BUYER: Norhart Architecture LLC

By: Dated: ,2023
Marybeth Wise
Real Estate Development Manager
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Exhibit A
Legal Description
Part of Outlot A, COR TWO, to be platted as:
T.B.D. Anoka County, Minnesota
PID Number: Portion of 28-32-25-22-0058

approximately 4.0 acres (174,240 SF)
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Exhibit B

Site Location Map

26781866v3
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Exhibit C

Project Site Concept
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[Reserved for Recording Data]
RIGHT OF RE-ENTRY AGREEMENT
This Right of Re-entry Agreement is entered into on , 2024, by and between the

City of Ramsey, a Minnesota municipal corporation (“Seller”), and Norhart Architecture LLC, a
Minnesota Limited Liability Company (‘“Buyer”).

Recitals

A. On , 2024, Seller conveyed title of the following Property to Buyer:

Part of Outlot A, COR TWO, to be platted as:
T.B.D. Anoka County, Minnesota
PID Number: Portion of 28-32-25-22-0058 (“Property”)

B. Title to the Property was conveyed subject to Buyer fulfilling certain Conditions as set forth
below.

C. As indicated in the “Purchase Agreement” between the City of Ramsey and Norhart Architecture
LLC, dated , Section 29, it is the intent of the parties to create and set
forth a right to impose a penalty or a right of re-entry in favor of Seller in the event Buyer fails to
satisfy the Conditions.

Agreement

1. The recitals are incorporated herein as if fully set forth.

2. Seller shall have the right, but not the obligation, to either impose a penalty against the Property
pursuant to Paragraph 3, or to re-enter and take possession of the Property pursuant to Paragraph
4 excepting therefrom any delays caused by conditions outside of the reasonable control of Buyer
as described below:



3.

Provided, however that if completion of the performance shall be delayed at any time by
reason of acts of God, war, civil commotion, riots, strikes, picketing or other labor
disputes unavailability of labor or materials, damage to work in progress by reason of fire
or other casualty, or any cause beyond such Party’s reasonable control, then the time for
performance as herein specified shall be appropriately extended by the amount of the
delay actually so caused.

Seller may impose a separate penalty of $100,000.00 against the Property if the construction of
the multifamily 200 units building is not completed twenty four (24) months from the Closing
Date. The penalty is due upon written notice to Buyer from Seller of the failure to satisfy a
contingency. In the event the penalty is not paid within 60 days of receipt of the notice, Seller
may, but is not required to, certify the penalty to Anoka County as an assessment against the
Property.

As an alternative to imposition of a financial penalty and not in addition thereto, Seller may re-
enter and take physical possession of the Property by making a payment to Buyer in the amount
equal to the purchase price paid by Buyer pursuant to the Purchase Agreement. Title to the
Property shall be restored in Seller, and Buyer shall execute whatever documents and undertake
whatever steps are necessary to establish and confirm Seller’s fee simple interest in the Property
free of any claims or encumbrances, including mechanic’s liens.

The Seller agrees to waive the right to re-enter and take physical possession of the Property if the
following conditions are met:

Building permit application and payment are issued.

Building foundation is set.

City Development and Platting Fees

Evidence of sufficient financing for substantial completion of the project

o o

(the “Stage I Improvements™).

Upon satisfaction of the terms set forth in Section 4 above, the right of re-entry only set forth in
Section 4 herein shall be released in a recordable writing executed by the Seller’s Mayor and City
Administrator.

This document constitutes the entire Right of Re-entry Agreement between the parties. Any
modifications or amendments to this Agreement must be in writing and signed by both parties.



CITY OF RAMSEY

By:

Mark E. Kuzma, Mayor

By:

Brian Hagen, City Administrator

This instrument was acknowledged before me on , 2024, by Mark E.
Kuzma as Mayor and Brian Hagen as City Administrator, of the City of Ramsey, a Minnesota Municipal
Corporation on behalf of the Minnesota municipal corporation.

Notary Public

BUYER: Norhart Architecture LLC

By:

Marybeth Wise, Real Estate Development Manager

This instrument was acknowledged before me on , 2024, by Marybeth
Wise the Real Estate Manager of Norhart Architecture LLC, a Minnesota Limited Liability Company on
behalf of the Minnesota limited liability company.

Notary Public

This instrument drafted by:
City of Ramsey

7550 Sunwood Drive NW
Ramsey, MN 55303
763-433-9868



August 3, 2023

Sean Sullivan

City of Ramsey

7550 Sunwood Drive NW
Ramsey, MN 55303

RE: Letter of Intent

Dear Sean,

This letter, when fully executed, will constitute a Letter of Intent under which the “Buyer” would
purchase the below referenced property from the “Seller”. The Buyer and Seller acknowledge that this
Letter of Intent is intended to outline initial terms for consideration only and will not obligate any party

contractually, and no such obligation will arise unless and until a mutually satisfactory Purchase
Agreement is fully executed by and delivered to all parties.

Buyer
Seller

Property Address

Proposed Units
PID#

Acres

Purchase Price

Road Development

Earnest Money

Inspection Period

Norhart Architecture, LLC
City of Ramsey

Northern corner of Sunwood Drive NW, Ramsey Parkway and Zeolite Street
NW.

Approximately 200
283225220058
Approximately 4 acres
$2.352.50/SF

$256,000 to be contributed to road extension costs of W Parkway (between
Sunwood Drive NW roundabout and Zeolite Street)

Earnest Money of $25,000.00 will be held by aragreed-upenFitle
CompanyStewart Title upon full execution of Purchase Agreement. Said

deposit would be refundable to Buyer in the event the escrow does not
close, unless failure to close is the result of default by Buyer under the
Purchase Agreement (in which event the deposit would be released to the
Seller as liquidated damages). Additional Earnest Money events may occur
upon discussion and agreement in Purchase Agreement.

Buyer shall have ene-hundred-eightytwo-hundred forty (240) days following
Effective Date to investigate property.

Norhart HQ
1081 4th St SW #400
Forest Lake, MN
55025



Right of Re-entry

Closing

Purchase Agreement

Within 24 months from the Closing Date Buyer shall have achieved
completion of a +200-unit Market Rate apartment building compliant with
COR Zoning requirements to be further defined by an approved Site Plan.
At Closing, a “Right of Re-Entry Agreement” shall be executed and recorded
against the Property. The Seller agrees to waive the right to re-enter and
take physical possession of the Property, providing that, Buyer has
submitted the building permit and associated fees City development and
platting fees, the building foundation has been set and evidence of
sufficient financing for substantial completion of the project. and-the

building foundation-hasbeenset:

Closing shall take place 30 days after Buyer delivers Notice to Proceed to
Seller. Two (2) additional one hundred fifty (150) day extensions will be
granted with each extension requiring a $15,000 earnest money deposit
that is nonrefundable but applicable to the purchase price.

This proposal is subject to the execution of a Purchase Agreement within
thirty (30) days of mutual acceptance of the Letter of Intent.

If the above terms are acceptable, we request that the seller execute this Letter of Intent where
indicated below and return to marybeth.wise@norhart.com.

Sincerely,

Marybeth Wise
Norhart, LLC

1081 4™ Steet SW #400
Forest Lake, MN 55025

AGREED TO AND ACCEPTED:

BUYER SELLER

Norhart or assigns

By: By:

Its: It's:
Norhart HQ

1081 4th St SW #400
Forest Lake, MN
55025



Date: Date:

Norhart HQ
1081 4th St SW #400
Forest Lake, MN
55025



4.2.
Economic Development Authority (EDA)

Meeting Date: 08/10/2023
Primary Strategic Plan Initiative: Promote economic growth and development.
Title:

Consider Provision of Business Assistance for Soderholm and Associates

Purpose/Background:

The purpose of this case is to consider provision of financial assistance for the construction of a 46,000 square
foot expansion of manufacturing and warehouse space for Soderholm and Associates. Soderholm has completed
a business assistance application (attached) and provided a $5,000 administration fee to process it and related
loan documents if the assistance is approved. Soderholm has provided all of the financial information needed to
evaluate the project and underwrite a potential RLF Loan. The request is for $100,000 in Tax Abatement and an
$150,000 low interest loan which has been negotiated with Staff. This expansion will triple the size of their
business that was constructed in 1980 at its current location. The business currently is on well and septic and will
be connecting to City sewer and water as part of the expansion. Soderholm is an Employee Owned (ESOP) that
currently employs 60 workers, mostly from Ramsey and nearby communities with job wages ranging from
$60,000 - $160,000 annually. The business is expected to hire 33 more employees as a result of this expansion
between now and 2027. Development costs for the developer have been 1.5M more than they originally
budgeted which is why the business is requesting assistance.

Costs for the building expansion, real estate acquisition, parking lot, machinery and equipment and other costs are
eligible costs for the City RLF and Tax Abatement programs. These programs are in place to help encourage and
support the growth of tax base and the creation of quality jobs. This project meets that criteria. Although
Solderholm is truly committed to moving forward with this project, Staff believes that the EDA should consider
providing assistance due to ensure that the business is able to succeed and create the job opportunities here in
Ramsey. In addition, the City typically provides assistance to new projects and historically has not provided as
much assistance to existing business in need of assistance.

Ehlers has evaluated the project and the amount of assistance is appropriate for this type of industrial project.
The City has never utilized Tax Abatement but the memo by Ehlers and the abatement runs do a good
job outlining how it would look. For demonstrative purposes, Staff and Ehlers are showing what a
100% and 50% abatement scenarios would look like. In short, only the new city property taxes
generated by the expansion would be used to fund the proposed $100,000 in tax abatement. Staff is
proposing a $150,000 3-4% interest loan with a term of 5-7 years to mirror the timing of the tax
abatement. A copy of the complete analysis is attached and some highlights are below. Jason Aarsvold from
Ehlers will be present to walk the EDA through the analysis

The EDA should evaluate the amount and type of assistance and make a formal recommendation to
the City Council. If utilization of the RLF is recommended, Staff will work with CMDC to put together the
required loan documents and underwriting for City Council consideration.

Notification:

No notification is required at this time. However, if the business assistance package is over $150,000K in total, a
public hearing to award the business subsidy will be required at a future City Council meeting.

Time Frame/Observations/Alternatives:



The request for business assistance has been requested late in the development process by Soderholm and
Associates. Soderholm is hoping to pull its building permit in August and commence construction on the 46,000
expansion. Staff does believe that this timing should not prohibit this growing Ramsey business from accessing
these business tools to assist the project. A summary of some of the key points of the project is below:

Project Costs - $7.45M

Owner Equity - $1.4M

Bank Loan - 5.76M

Public Financing - 250K

Project - 46,000 SF expansion, real estate acquisition, machine and equipment purchase, and connection to City
sewer and water

New Taxable Value - $3.47M

New Annual Taxes - $97,000

New City Portion - $18,458

Job Creation - 33 new jobs averaging $40.41/hr

The EDA has a number of options it could consider relating to the business assistance request. Alternatives
include:

1) A combination of tax abatement and the RLF
2) Aax abatement only

3) RLF only

4) Or not providing any financial assistance at all.

Once an assistance structure is determined the EDA should also consider the levels of assistance for each
assistance type. It should be noted that the available RLF fund balance is $353,000. It should be noted that the
seed money for the RLF was provided from past MIF Loans through the State of Minnesota for other projects
(Panther Precision, Zero Zone refrigeration, etc.)

Staff is supportive of the request by Soderholm and Associates but understands that the City has never used tax
abatement in the past and this is uncharted waters for the EDA and City Council.

Funding Source:
RLF, Tax Abatement

Recommendation:

Staff recommends the following assistance package:

$100,000 in Tax Abatement on new taxes generated (100% from City of Ramsey)

$150,000 Loan from the City RLF for a term of 5 years with an interest rate between 3-4% with a term of 5-7
years

Outcome/Action:
Motion to recommend to City Council (Choose one or amend amounts and terms for one option)

1) $100,000 in Tax Abatement (100%) and $150,000 from RLF (3.5%, 6 years)
2) $100,000 in Tax Abatement (100%)

3) $150,000 in RLF (3.5%, 6 years)

4) Not provide any financial assistance at all

If a RLF Option is selected, staff will work with CMDC to underwrite the loan and to create the loan documents
for City Council consideration




Site Location Map

Business Assistance Application

Ehlers Soderholm Analysis

Tax Abatement Run 100% New Value
Tax Abatement Run 50% New Value
Reference - Soderholm Narrative and History

City RLF Policy

Business Subsidy Policy (Tax Abatement)

Project Site Plan and Elevations

Inbox

Brian Hagen

Form Started By: Sean Sullivan
Final Approval Date: 08/04/2023

Reviewed By
Brian Hagen

Attachments

Form Review

Date
08/04/2023 12:29 PM
Started On: 08/01/2023 08:11 AM



Soderholm and Associates Site Location Map
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Parcel Information: Approx. Acres: 3.8594292 Owner Information:
27-32-25-33-0004 Commissioner: MATT LOOK REPRESENTATIVE INVESTMENTS LLC
7150 143RD AVE NW 7150 143RD AVE NW

RAMSEY RAMSEY

MN 55303 MN
Plat: 55303

Sean Sullivan Date: 8/4/2023

Disclaimer: Map and parcel data are believed to be accurate, but accuracy is not guaranteed. This is not a legal document and should not be
substituted for a title search, appraisal, survey, or for zoning verification.
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EXHIBIT A
BUSINESS ASSISTANCE APPLICATION
A. APPLICANT INFORMATION

Name of Corporation/Partnership SA Group
Address 7150 143rd Ave NW, Ramsey, MN 55303

Primary Contact ~ Angela Forsman
Address 7150 143rd Ave NW, Ramsey, MN 55303
Phone 651-373-1647 Fax E-mail angela.forsman@soderholmrep.com

Type of business assistance requested (select one):
(] Tax Abatement [ |Tax Increment Financing [M|Revolving Loan Fund [ ]Other

Have you been, or are you currently, involved in any bankruptcy proceedings or lawsuits related to
other development projects with which you have been involved? If yes, please provide an
explanation.

[ ]Yes [H]No

On a separate sheet, please provide the following:
e Brief description of the corporation/partnership’s business, including history, principal product
or service, etc. Attach as Part 1.

e List names of officers and shareholders/partners with more than five percent (5%) interest in
the corporation/partnership. Attach as Part 2.

e Brief description of the proposed project. Attach as Part 3.
e A but for analysis and narrative. Attach as Part 4.

¢ Completed Revolving Loan Fund Application. Attach as Part 5 if required.

Attorney Name RB Legal, LLC
Address 5801 Duluth St, Ste 360, Golden Valley, MN 55422
Phone 763-582-1414  pax E-mail

Contractor Name Sharp & Associates - Monte Helget
Address 500 Bunker Lake Blvd, Anoka, MN 55303
Phone 763-425-2002 Eax E-mail Mhelget@sharpassocitates.com

Engineer Name Hakanson Anderson - Shane Nelson
Address 3601 Thurston Ave, Anoka, MN 55303
Phone 763-852-0479 Fpax 763-427-0520  E-mail

Architect Name Lampert Architechs - James Berthiaume
Address 420 Summit Ave, St Paul, MN 55102
Phone 763'755'1211 Fax 763'757'2849 E-mail




1"

B. PROJECT INFORMATION
The project will be: (Check all that apply)

[] Industrial: ( [_|New Construction [ |Redevelopment/Rehab [ |Expansion )
[] Office/research facility: ([_|New Construction [ |Redevelopment/Rehab [ |Expansion )
(W] Commercial: ( [_]New Construction [ |Redevelopment/Rehab [W|Expansion )
[] Housing: ( [_]New Construction [ |Redevelopment/Rehab [ |Expansion )
[ ] Other
The project will be: @] Owner Occupied [] Leased Space

o Ifleased space, please attach a list of names and addresses of future tenants and indicate
the status of commitments or lease agreements. Attach as Part 5.

Proj ect Address 7150 143rd Ave NW, Ramsey, MN 55303

e Include Legal Description and PID number(s). Attach as Part 6.

Site Plan Attached: (W] Yes [ ] No

Current Real Estate Taxes on Project Site:$ 34K

Estimated Real Estate Taxes Upon Completion: Phase I $ 183,767
Phase I1$
Phase II1 $
Total $ 183,767
Construction Start Date: August 2023
Construction Completion Date: September 2024
If Phased Project: 100 % Completed in 1 years
% Completed in years

% Completed in years



C. PUBLIC PURPOSE OBJECTIVES

It is the policy of the City and EDA of Ramsey that the business assistance should result in a public
benefit as identified in items 1-10 below. Please indicate how the proposed project will accomplish
this by checking the appropriate boxes. Attach additional narrative as Part 7.

D.

L] 1. To encourage redevelopment.

2. To retain local jobs and/or increase the number and diversity of jobs that offer stable
employment and/or attractive wages and benefits.

3. To enhance and/or diversify the City's economic base.

] 4. To encourage additional unsubsidized private (re)development.

5. To remove blight and/or encourage (re)development of commercial and industrial
areas.

L] 6. To create housing opportunities.

] 7. To provide a diversity of housing.

] 8. To provide a variety of family housing ownership alternatives and housing choices.

] 9. To promote neighborhood stabilization and revitalization by the removal of blight
and the upgrading of existing housing stock in residential areas.

] 10. To accomplish other public policies which may be adopted such as the promotion of
quality urban or architectural design, energy conservation, and decreasing capital
and/or operating costs of local government.

= Utilization of architectural and landscaping techniques that will enable the
components of the project to blend with the natural environment.
=  Mitigation of project impact on the natural environment.
SOURCES & USES OF FUNDS

Attach additional information as Part 8

SOURCES AMOUNT
Bank Loan $ 5,760,000
Other Loans $

Owner Equity $ 1,440,000
Fed Grant/Loan $

State Grant/Loan $

Industrial Development Bonds $

Tax Increment Financing $

Tax Abatement $ 100,000
Revolving Loan Fund $ 150,000
Other $ 90,000
TOTAL $ 7,450,000

12



USES AMOUNT

Land Acquisition $ 1,895,000
Site Development $ 100,000
Construction $ 5,052,754
Machinery & Equipment $ 150,000
Architectural/Engineering Fees $

Debt Service Reserve $
Contingencies $ 122,246
Other $ 130,000
TOTAL $ 7,450,000

Total Amount of business assistance requested from either Revolving Loan Fund, Abatement, Tax
Increment Financing or another source: $ 0100k Rewer & taxavatemeny
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E. ADDITIONAL DOCUMENTATION AND CHECKLIST
Applicants will also be required to provide the following documentation.
All personal financial information will be kept private and confidential.

1.
2
3
5
6
7

Written business plan or a description of the business, ownership/ management, date
established, products and services, and future plans.

Financial statements for past two years, including profit and loss statements and
balance sheets.

Two year financial projections.

Personal financial statements of all major shareholders (principals) including the most
recent 2 years of tax returns. (If requested.)

Letter of commitment from other sources of financing, stating terms and conditions of
their participation in the project.

Administrative fee of up to $5,000. In addition to defraying the cost of staff time, the
fee will be used to pay costs associated with processing this request for financial
assistance such as legal, engineering and financial analysis. The City reserves the right
to stop the processing of the request until additional fees are paid should the original
amount be insufficient to pay such costs. That portion which remains unspent, if any,
will be returned only if the project is denied approval.

Attach the following documentation:
See Attached Part 1 — Corporation/Partnership Description
See Attached Part 2 — List of Shareholders/Partners
See Attached Part 3 — Description of Project

NA Part 4 — But For Analysis
NA Part 5 — List of Prospective Lessees (If requested)
Part 6 — Legal Description, Property Identification Numbers,
Coming maps of the project area, and project renderings
Coming Part 7 — Public Purpose Narrative

See Attached Part 8 — Sources & Uses of Funds — Additional Information

The undersigned certifies that all information provided in this application is true and correct to the best of
the undersigned’s knowledge. The undersigned authorizes the City and EDA of Ramsey to check credit
references, verify financial and other information, and share this information with other political
subdivisions as needed. The undersigned also agrees to provide any additional information as may be
requested by the City after the filing of this application.

Applicant Name

SA Group Date 7/12/2023

By Angela Forsman

Tts Director of Finance




EXHIBIT B
BUSINESS ASSISTANCE REVIEW WORKSHEET
FOR COMMERCIAL/INDUSTRIAL PROJECTS
TO BE COMPLETED BY APPLICANT AND CITY STAFF

A. The project meets which of the following objectives as set forth in Section C of the Business
Assistance policy:

] 1. To encourage redevelopment.

2. To retain local jobs and/or increase the number and diversity of jobs that offer stable
employment and/or attractive wages and benefits.

To enhance and/or diversify the City's economic base.

] 4. To encourage additional unsubsidized private (re)development.

To remove blight and/or encourage (re)development of commercial and industrial
areas.

L] 6. To accomplish other public policies which may be adopted such as the promotion of
quality urban or architectural design, energy conservation, and decreasing capital
and/or operating costs of local government.

» Utilization of architectural and landscaping techniques that will enable the
components of the project to blend with the natural environment.
»  Mitigation of project impact on the natural environment.
B. Ratio of Private to Public Investment in Project: Points: 5
$ 7,200,000 Private Investment 5:1
$ 250,000 Public Investment 4:1
28.8:1 Ratio Private : Public Financing 3:1 3
2:1
Less than 2:1
C. Job Creation: Points: ,
Net new jobs (minimum 40 hours per week) or
33 fulltime equivalents 50+ 5
20+ 4
10+ 3
5+ 2
Lessthan2 1
D. Wage Level of jobs created: Points: 5
Average hourly wage Over $21/hour 5
Of new jobs 4041 $18-21/hour 4

$14-17/hour 3
$10-13/hour 2
Under $10/hour 1



Ratio Of Business Assistance To New Jobs Created: Points:

§ 250,000 Business assistance requested $5,000 or less
33 Number of net new jobs created $15,000 or less
§ 7575 of business assist. per net new job created $25,000 or less

$50,000 or less
Over $75,000

. Project size: Points:
The project will result in the construction 75,000+
of 46,000k square feet 50,000+

25,000+
10,000+

5,000 or less

. Type of Project: Points:

X 100% Owner Occupied
Mix Owner Occupied & Investment
Investment Property

. Likelihood that the project will result in unsubsidized, spin-off

development: Points:
High
Moderate
X Low

Sub-Total Points 27 of a possible 35 points.

Bonus Points Bonus Points: 4

The project will be 100% pay-as-you-go financing.

W

The project is a redevelopment project.

Total Points: 288

Overall project analysis: High 35 points
Moderate 25 points
Low 15 points

Not Eligible 5 points
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MEMORANDUM

TO: Sean Sullivan, Economic Development Manager
FROM: Jason Aarsvold, Ehlers

DATE: August 2, 2023

SUBJECT: Soderholm Expansion and Financial Assistance Request

The City of Ramsey (the “City”) received a request for financial assistance from SA Group for
expansion of its facility located at 7150 143™@ Ave NW. SA Group proposes a 46,214 square foot
expansion of its existing building that will help triple its production capacity. The project is
expected to add 33 additional employes by 2027 and will also include connection to the City
water and sewer system.

Citing increasing material costs and higher than expected utility connections fees, SA Group is
requesting up to $100,000 in City tax abatement for the project. Based on current estimates, it
would take an estimated 6.5 years to repay a $100,000 tax abatement note at 0% interest. The
number of years may change slightly pending final valuation assumptions from Anoka County.
Tax abatement will help offset the costs of site improvements. In addition, SA group is requesting
a loan from the EDA’s Revolving Loan Fund in the amount of $150,000 for machinery and
equipment.

The purpose of this memorandum is to evaluate whether SA Group’s request is necessary for
financial feasibility. Since this facility will be owned by the company, this analysis treats the SA
Group project as an independent income producing real estate venture that might be built by a
third party (developer) and leased back to the business. In this scenario, we explored whether the
project costs and end sources of funds (rent paid by the business) would meet typical market
returns to attract private financing from a bank and developer equity.

If this project were to be delivered by a developer on a for-lease basis to SA Group, the developer
may be expected to provide 20 percent equity to obtain debt financing for the remaining 80
percent of project costs. This is roughly the proposed financing structure by the business as well.

A developer building a project like this for lease back to a tenant would anticipate receiving a 10
percent Cash-on-Cash (“COC”) return. A COC rate of return is simply the annual net cashflow
from the project (after expenses and debt service) divided by the initial equity investment. A 10
percent COC is standard for this type of project. The table on the following page compares the
sources and uses for the project as proposed without any City assistance to a version that does
include the requested assistance.

BUILDING COMMUNITIES. IT'S WHAT WE DO. ] info@ehlers-inc.com Q\O 1(800) 552-1171 @) www.ehlers-inc.com
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SOURCES WITH ASSISTANCE WITHOUT ASSISTANCE
Amount Pct. Amount Pct.

Developer Financing - 1st Mortgage 5,760,000 77.32%| 5,760,000 77.32%
Developer Financing - Tax Abatement 100,000 1.34% 0 0.00%
Revolving Loan - Ramsey 150,000 2.01% 0 0.00%
Developer Equity 1,440,000 19.33%| 1,690,000 22.68%
TOTAL SOURCES 7,450,000 100.00%| 7,450,000 100.00%
Amount %of Cost| Amount % of Cost
Acquisition Costs 1,895,000 25.44%| 1,895,000 25.44%
Construction Costs / Site Work 5,175,000 69.46%| 5,175,000 69.46%
Financing Costs Prof. Services 130,000 1.74% 130,000 1.74%
Site Improvements 100,000 1.34% 100,000 1.34%
Machinery and Equipment 150,000 2.01% 150,000 2.01%
TOTAL USES 7,450,000 100.00%| 7,450,000 100.00%

Based on the total development costs and proposed financing for this project, we estimate a
business (like SA Group) would need to pay a blended lease rate of approximately $13.55 per
square foot without any assistance for a developer to achieve an average 10 percent COC return
for this project over 6.5 years (the anticipated term of tax abatement payments). We estimate
that a blended market lease rate for Ramsey is in the $7.50 to $9.50 per square foot range.

This analysis indicates SA Group would need to pay a lease rate that is higher than the market rate
to occupy the property, demonstrating assistance for the project may be warranted. If we assume
a developer received the requested $250,000 in assistance, SA Group would need to pay a lease
rate of approximately $13.40 per square foot for the developer to achieve an average 10 percent
COC return for this project within 6.5 years. This is still above the assumed market lease rate.
Therefore, if the City chooses to provide the requested assistance, we believe it will help facilitate

the project and not unduly enrich the applicant.

Please contact me at 651-697-8512 if you have any questions or require further information.

BUILDING COMMUNITIES. IT'S WHAT WE DO.

] info@ehlers-inc.com

W, 1(800) 552-1171

@) www.ehlers-inc.com



8/2/2023 Base Value Assumptions - Page 1

YEHLERS

Soderholm Expansion - No Inflation
City of Ramsey

46,214 Sq. Ft. Expansion

ASSUMPTIONS AND RATES

District Type: Abatement Current Total Local Tax Rate: 82.090% Pay 2023
Current City Tax Rate 40.4290% Pay 2023
First Year Construction or Inflation on Value 2023 Current County Tax Rate 24.4820% Pay 2023
Inflation Rate - Every Year: 0.00% Current School District No. 11 Tax Rate 13.6710% Pay 2023
Interest Rate 0.00% Current Other Tax Rate 3.5080% Pay 2023
State-wide Tax Rate (Comm./Ind. only used for total taxes) 33.0030% Pay 2023
Present Value Date: 1-Aug-24 Market Value Tax Rate (Used for total taxes) 0.21211% Pay 2023
First Period Ending 1-Feb-25
Cashflow Assumes First Abatement 2025 PROPERTY TAX CLASSES AND CLASS RATES:
Assumes Last Year of Abatement 2039 Exempt Class Rate (Exempt) 0.00%
Commercial Industrial Preferred Class Rate (C/I Pref.)
Fiscal Disparities Election [Inside, Outside or NA] Inside First $150,000 1.50%
Incremental or Total Fiscal Disparities Incremental Over $150,000 2.00%
Fiscal Disparities Contribution Ratio 34.1362% Pay 2023 Commercial Industrial Class Rate (C/I) 2.00%
Fiscal Disparities Metro-Wide Tax Rate 133.6670% Pay 2023 Rental Housing Class Rate (Rental) 1.25%
Affordable Rental Housing Class Rate (Aff. Rental) 0.75%
Term of City Abatement 15 Non-Homestead Residential (Non-H Res.) 1.25%
Term of County Abatement 0 Homestead Residential Class Rate (Hmstd. Res.)
Term of School District Abatement 0 First $500,000 1.00%
SD# 11 Over $500,000 1.25%
Total Years of Abatement: 15 Agricultural Non-Homestead 1.00%

BASE VALUE INFORMATION (Original Tax Capacity)

Percentage Tax Year Property Current Class After
Land Building Total Of Value Used Original Original Tax Original After Conversion
Map # PID Owner Address Market Value Market Value Market Value for District Market Value  Market Value Class Tax Capacity Conversion Orig. Tax Cap. Area/Phase
27-32-25-33-0004  Representative Investments LLC 7150 143rd Ave. NW 662,400 1,210,000 1,872,400 100% 1,872,400 Pay 2023 C/I Pref. 36,698 C/I Pref. 36,698
662,400 1,210,000 1,872,400 1,872,400 36,698 36,698

Note:

1. Base values are for pay 2024 based on review of County website on July 31, 2023.
2. Located in SD 11 - UTA 98-630111

Prepared by Ehlers & Associates, Inc. - Estimates Only N:\Minnsota\Ramsey\Housing - Economic - Redevelopment\Pending Projects\Soderholm Expansion\Abatement Run 8-2-23
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Soderholm Expansion - No Inflation E EHLERS

City of Ramsey
46,214 Sq. Ft. Expansion

PROJECT INFORMATION (Project Tax Capacity)

stimated axable Property Percentage Percentage Percentage Percentage Irst Year
Market Value Market Value Market Tax Project Completed Completed Completed Completed Full Taxes
Area/Phase New Use Per Sq. Ft./Unit Per Sq. Ft./Unit Sq. Ft./Units Value Class Tax Capacity 2023 2024 2025 2026 Payable
1 Existing Building 98.7 98.7 18,980 1,872,400 C/I Pref. 36,698 50% 100% 100% 100% 2026
Expansion 75 75 46,214 3,466,050 Cll 69,321 50% 100% 100% 100% 2026
TOTAL 5,338,450 106,019
Subtotal Residential 0 0 0
Subtotal Commercial/Ind. 65,194 5,338,450 106,019
Note:
1. Market values are based upon estimates.
TAX CALCULATIONS
Total Fiscal Local Local Fiscal State-wide Market
Tax Disparities Tax Property Disparities Property Value Total Taxes Per
New Use Capacity Tax Capacity Capacity Taxes Taxes Taxes Taxes Taxes Sqg. Ft./Unit
Existing Building 36,698 12,527 24,171 19,842 16,745 11,616 3,972 52,175 2.75
Expansion 69,321 23,664 45,657 37,480 31,630 22,218 7,352 98,680 2.14
TOTAL 106,019 36,191 69,828 57,322 48,375 33,834 11,323 150,855

Note:

1. Taxes and abatement will vary significantly from year to year depending upon values, rates, state law, fiscal disparities and other factors
which cannot be predicted.

WHAT IS EXCLUDED FROM ABATEMENT?

Total Property Taxes 150,855
less State-wide Taxes (33,834)
less Fiscal Disp. Adj. (48,375)
less Market Value Taxes (11,323)
Less Small Taxing Jurisdiction Taxes (2,450)
less Base Value Taxes (18,994)
Annual Gross Maximum Tax Abatement g
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\ Sodernolm EXpansion - NO Intlation

~EHLERS City of Ramsey

- LEADERS IN PUBLIC FINANCE

46,214 Sq. Ft. Expansion

100% 100% 100%

Combined Maximum City County School
Project Original Fiscal Captured City, County, Annual Semi Annual  Abatement  Abatement  Abatement Semi Annual Semi-Annual | PERIOD
Tax Tax Disparities Tax & School Gross Tax Gross Tax w/ Tax Rate w/Tax Rate w/ Tax Rate Net Tax Present ENDING Tax Payment
Capacity  Capacity Incremental Capacity Tax Rate Abatement  Abatement 40.4290% 24.4820% 13.6710% Abatement Value Yrs. Year Date

- - - - - 02/01/25
53,010 (36,698) (5,568) 10,743 79% 8,442 4,221 2,172 - - 2,172 2,172 0.5 2025 08/01/25
4,221 2,172 - - 2,172 4,343 1 2025 02/01/26
106,019 (36,698) (23,664) 45,657 79% 35,879 17,939 9,229 - - 9,229 13,573 15 2026 08/01/26
17,939 9,229 - - 9,229 22,802 2 2026 02/01/27
106,019 (36,698) (23,664) 45,657 79% 35,879 17,939 9,229 - - 9,229 32,032 25 2027 08/01/27
17,939 9,229 - - 9,229 41,261 3 2027 02/01/28
106,019 (36,698) (23,664) 45,657 79% 35,879 17,939 9,229 - - 9,229 50,491 35 2028 08/01/28
17,939 9,229 - - 9,229 59,720 4 2028 02/01/29
106,019 (36,698) (23,664) 45,657 79% 35,879 17,939 9,229 - - 9,229 68,949 45 2029 08/01/29
17,939 9,229 - - 9,229 78,179 5 2029 02/01/30
106,019 (36,698) (23,664) 45,657 79% 35,879 17,939 9,229 - - 9,229 87,408 55 2030 08/01/30
17,939 9,229 - - 9,229 96,638 6 2030 02/01/31
106,019 (36,698) (23,664) 45,657 79% 35,879 17,939 9,229 - - 9,229 105,867 6.5 2031 08/01/31
17,939 9,229 - - 9,229 115,097 7 2031 02/01/32
106,019 (36,698) (23,664) 45,657 79% 35,879 17,939 9,229 - - 9,229 124,326 75 2032 08/01/32
17,939 9,229 - - 9,229 133,555 8 2032 02/01/33
106,019 (36,698) (23,664) 45,657 79% 35,879 17,939 9,229 - - 9,229 142,785 8.5 2033 08/01/33
17,939 9,229 - - 9,229 152,014 9 2033 02/01/34
106,019 (36,698) (23,664) 45,657 79% 35,879 17,939 9,229 - - 9,229 161,244 9.5 2034 08/01/34
17,939 9,229 - - 9,229 170,473 10 2034 02/01/35
106,019 (36,698) (23,664) 45,657 79% 35,879 17,939 9,229 - - 9,229 179,702 105 2035 08/01/35
17,939 9,229 - - 9,229 188,932 11 2035 02/01/36
106,019 (36,698) (23,664) 45,657 79% 35,879 17,939 9,229 - - 9,229 198,161 115 2036 08/01/36
17,939 9,229 - - 9,229 207,391 12 2036 02/01/37
106,019 (36,698) (23,664) 45,657 79% 35,879 17,939 9,229 - - 9,229 216,620 125 2037 08/01/37
17,939 9,229 - - 9,229 225,850 13 2037 02/01/38
106,019 (36,698) (23,664) 45,657 79% 35,879 17,939 9,229 - - 9,229 235,079 135 2038 08/01/38
17,939 9,229 - - 9,229 244,308 14 2038 02/01/39
106,019 (36,698) (23,664) 45,657 79% 35,879 17,939 9,229 - - 9,229 253,538 145 2039 08/01/39
17,939 9,229 - - 9,229 262,767 15 2039 02/01/40

Total 510,742 262,767 - - 262,767

Present Value From 08/01/2024 Present Value Rate 0.00% 510,742 262,767 - - 262,767
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YEHLERS

Soderholm Expansion - No Inflation
City of Ramsey

46,214 Sq. Ft. Expansion

ASSUMPTIONS AND RATES

District Type: Abatement Current Total Local Tax Rate: 82.090% Pay 2023
Current City Tax Rate 40.4290% Pay 2023
First Year Construction or Inflation on Value 2023 Current County Tax Rate 24.4820% Pay 2023
Inflation Rate - Every Year: 0.00% Current School District No. 11 Tax Rate 13.6710% Pay 2023
Interest Rate 0.00% Current Other Tax Rate 3.5080% Pay 2023
State-wide Tax Rate (Comm./Ind. only used for total taxes) 33.0030% Pay 2023
Present Value Date: 1-Aug-24 Market Value Tax Rate (Used for total taxes) 0.21211% Pay 2023
First Period Ending 1-Feb-25
Cashflow Assumes First Abatement 2025 PROPERTY TAX CLASSES AND CLASS RATES:
Assumes Last Year of Abatement 2039 Exempt Class Rate (Exempt) 0.00%
Commercial Industrial Preferred Class Rate (C/I Pref.)
Fiscal Disparities Election [Inside, Outside or NA] Inside First $150,000 1.50%
Incremental or Total Fiscal Disparities Incremental Over $150,000 2.00%
Fiscal Disparities Contribution Ratio 34.1362% Pay 2023 Commercial Industrial Class Rate (C/I) 2.00%
Fiscal Disparities Metro-Wide Tax Rate 133.6670% Pay 2023 Rental Housing Class Rate (Rental) 1.25%
Affordable Rental Housing Class Rate (Aff. Rental) 0.75%
Term of City Abatement 15 Non-Homestead Residential (Non-H Res.) 1.25%
Term of County Abatement 0 Homestead Residential Class Rate (Hmstd. Res.)
Term of School District Abatement 0 First $500,000 1.00%
SD# 11 Over $500,000 1.25%
Total Years of Abatement: 15 Agricultural Non-Homestead 1.00%

BASE VALUE INFORMATION (Original Tax Capacity)

Percentage Tax Year Property Current Class After
Land Building Total Of Value Used Original Original Tax Original After Conversion
Map # PID Owner Address Market Value Market Value Market Value for District Market Value  Market Value Class Tax Capacity Conversion Orig. Tax Cap. Area/Phase
27-32-25-33-0004  Representative Investments LLC 7150 143rd Ave. NW 662,400 1,210,000 1,872,400 100% 1,872,400 Pay 2023 C/I Pref. 36,698 C/I Pref. 36,698
662,400 1,210,000 1,872,400 1,872,400 36,698 36,698

Note:

1. Base values are for pay 2024 based on review of County website on July 31, 2023.
2. Located in SD 11 - UTA 98-630111

Prepared by Ehlers & Associates, Inc. - Estimates Only N:\Minnsota\Ramsey\Housing - Economic - Redevelopment\Pending Projects\Soderholm Expansion\Abatement Run 8-2-23 - 50%



8/2/2023 Base Value Assumptions - Page 2

Soderholm Expansion - No Inflation E EHLERS

City of Ramsey
46,214 Sq. Ft. Expansion

PROJECT INFORMATION (Project Tax Capacity)

stimated axable Property Percentage Percentage Percentage Percentage Irst Year
Market Value Market Value Market Tax Project Completed Completed Completed Completed Full Taxes
Area/Phase New Use Per Sq. Ft./Unit Per Sq. Ft./Unit Sq. Ft./Units Value Class Tax Capacity 2023 2024 2025 2026 Payable
1 Existing Building 98.7 98.7 18,980 1,872,400 C/I Pref. 36,698 50% 100% 100% 100% 2026
Expansion 75 75 46,214 3,466,050 Cll 69,321 50% 100% 100% 100% 2026
TOTAL 5,338,450 106,019
Subtotal Residential 0 0 0
Subtotal Commercial/Ind. 65,194 5,338,450 106,019
Note:
1. Market values are based upon estimates.
TAX CALCULATIONS
Total Fiscal Local Local Fiscal State-wide Market
Tax Disparities Tax Property Disparities Property Value Total Taxes Per
New Use Capacity Tax Capacity Capacity Taxes Taxes Taxes Taxes Taxes Sqg. Ft./Unit
Existing Building 36,698 12,527 24,171 19,842 16,745 11,616 3,972 52,175 2.75
Expansion 69,321 23,664 45,657 37,480 31,630 22,218 7,352 98,680 2.14
TOTAL 106,019 36,191 69,828 57,322 48,375 33,834 11,323 150,855

Note:

1. Taxes and abatement will vary significantly from year to year depending upon values, rates, state law, fiscal disparities and other factors
which cannot be predicted.

WHAT IS EXCLUDED FROM ABATEMENT?

Total Property Taxes 150,855
less State-wide Taxes (33,834)
less Fiscal Disp. Adj. (48,375)
less Market Value Taxes (11,323)
Less Small Taxing Jurisdiction Taxes (2,450)
less Base Value Taxes (18,994)
Annual Gross Maximum Tax Abatement g

Prepared by Ehlers & Associates, Inc. - Estimates Only N:\Minnsota\Ramsey\Housing - Economic - Redevelopment\Pending Projects\Soderholm Expansion\Abatement Run 8-2-23 - 50%



8/2/2023 Tax Increment Cashflow - Page 3

\ Sodernolm EXpansion - NO Intlation

~EHLERS City of Ramsey

- LEADERS IN PUBLIC FINANCE

46,214 Sq. Ft. Expansion

50% 100% 100%

Combined Maximum City County School
Project Original Fiscal Captured City, County, Annual Semi Annual  Abatement  Abatement  Abatement Semi Annual Semi-Annual | PERIOD
Tax Tax Disparities Tax & School Gross Tax Gross Tax w/ Tax Rate w/Tax Rate w/ Tax Rate Net Tax Present ENDING Tax Payment
Capacity  Capacity Incremental Capacity Tax Rate Abatement  Abatement 40.4290% 24.4820% 13.6710% Abatement Value Yrs. Year Date

- - - - - 02/01/25
53,010 (36,698) (5,568) 10,743 79% 8,442 4,221 1,086 - - 1,086 1,086 0.5 2025 08/01/25
4,221 1,086 - - 1,086 2,172 1 2025 02/01/26
106,019 (36,698) (23,664) 45,657 79% 35,879 17,939 4,615 - - 4,615 6,786 15 2026 08/01/26
17,939 4,615 - - 4,615 11,401 2 2026 02/01/27
106,019 (36,698) (23,664) 45,657 79% 35,879 17,939 4,615 - - 4,615 16,016 25 2027 08/01/27
17,939 4,615 - - 4,615 20,631 3 2027 02/01/28
106,019 (36,698) (23,664) 45,657 79% 35,879 17,939 4,615 - - 4,615 25,245 35 2028 08/01/28
17,939 4,615 - - 4,615 29,860 4 2028 02/01/29
106,019 (36,698) (23,664) 45,657 79% 35,879 17,939 4,615 - - 4,615 34,475 45 2029 08/01/29
17,939 4,615 - - 4,615 39,089 5 2029 02/01/30
106,019 (36,698) (23,664) 45,657 79% 35,879 17,939 4,615 - - 4,615 43,704 55 2030 08/01/30
17,939 4,615 - - 4,615 48,319 6 2030 02/01/31
106,019 (36,698) (23,664) 45,657 79% 35,879 17,939 4,615 - - 4,615 52,934 6.5 2031 08/01/31
17,939 4,615 - - 4,615 57,548 7 2031 02/01/32
106,019 (36,698) (23,664) 45,657 79% 35,879 17,939 4,615 - - 4,615 62,163 75 2032 08/01/32
17,939 4,615 - - 4,615 66,778 8 2032 02/01/33
106,019 (36,698) (23,664) 45,657 79% 35,879 17,939 4,615 - - 4,615 71,392 8.5 2033 08/01/33
17,939 4,615 - - 4,615 76,007 9 2033 02/01/34
106,019 (36,698) (23,664) 45,657 79% 35,879 17,939 4,615 - - 4,615 80,622 9.5 2034 08/01/34
17,939 4,615 - - 4,615 85,237 10 2034 02/01/35
106,019 (36,698) (23,664) 45,657 79% 35,879 17,939 4,615 - - 4,615 89,851 105 2035 08/01/35
17,939 4,615 - - 4,615 94,466 11 2035 02/01/36
106,019 (36,698) (23,664) 45,657 79% 35,879 17,939 4,615 - - 4,615 99,081 115 2036 08/01/36
17,939 4,615 - - 4,615 103,695 12 2036 02/01/37
106,019 (36,698) (23,664) 45,657 79% 35,879 17,939 4,615 - - 4,615 108,310 125 2037 08/01/37
17,939 4,615 - - 4,615 112,925 13 2037 02/01/38
106,019 (36,698) (23,664) 45,657 79% 35,879 17,939 4,615 - - 4,615 117,540 135 2038 08/01/38
17,939 4,615 - - 4,615 122,154 14 2038 02/01/39
106,019 (36,698) (23,664) 45,657 79% 35,879 17,939 4,615 - - 4,615 126,769 145 2039 08/01/39
17,939 4,615 - - 4,615 131,384 15 2039 02/01/40

Total 510,742 131,384 - - 131,384

Present Value From 08/01/2024 Present Value Rate 0.00% 510,742 131,384 - - 131,384
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Description of the business and growth plan

Chuck Soderholm Sr and a good business friend founded Soderholm & Associates in 1959. The
company, a Manufacturers’ Representative (Rep) agency specialized in the sales of leading brands of
water heaters and water softeners. Over time, this line card grew to incorporate a larger number of
plumbing and HVAC manufacturers from around USA and Canada. In 1971, Chuck Sr decided to invest in
manufacturing his own brand of water softeners, and thus WCC (Water Control Corporation) was born.

In the late 1970’s, Chuck purchased land across the street from the local airport in Ramsey, MN; and in
1980, construction began on the facility that the companies continue to call home. The project GC was
Sharp Construction, with Chuck Senior and Denny Sharp becoming good friends in the process. But a
great deal has changed over nearly 45 years. What started as a 2 person business expanded to a larger,
family enterprise with 10+ employees. By the year 2000, more than 15 individuals depended on the
business for their livelihoods. Soderholm & Associates had developed a solid reputation nationally as a
model Rep agency. WCC had a nice book of water softening customers (residential and commercial
plumbers) in the Upper Midwest.

Starting in 2003, the company began investing a great deal more in its WCC division. New products for
water recycling, high-purity water, and the removal of difficult contaminants were added to the product
mix. Fabricators were hired to build pre-packaged water treatment systems, with all plumbing and
electrical connections completed prior to shipment/installation. Sales revenues increased from around
$1.5 million annually to nearly $15 million annually. Opportunities around the USA, Canada, and
Caribbean began to increase exponentially. The company brought on more fabricators, engineers,
service technicians, salespeople, and customer service.

Today, the company employs nearly 60 individuals, most from Ramsey and nearby communities. Most
of the jobs pay $60,000 - $160,000 annually. In 2015, the company owners, Chris and Brian Soderholm,
sold their shares and formed a 100% Employee Owned (ESOP) company. They continue to offer a
complete 401K and profit sharing plan. But these ESOP shares, which every employee qualifies for after
12 months of service, offer a true wealth building opportunity for EVERYONE in the company: a chance
to retire with a large nest egg. This program has created a culture of true ownership, care, and

growth. Most employees stay for many many years, if not for their entire careers.

Over the last 4 years, success and growth has led to serious space constraints in the current

facility. Employees are now scattered over several buildings, with production split between 2 facilities
and warehousing over 3. This has become quite inefficient and also does not make it easy to showcase
the company to potential clients, many who make the trip from around USA and Canada, to Ramsey, to
come for product training. For this reason, the company, now called The SA Group (the umbrella
company for Soderholm & Associates, WCC, and our new/growing service company called Equip) has
decided to embark on a 46,000 square foot building expansion. The project will once again be carried
out by Sharp Construction and will include a complete fire sprinkling + remodel of the existing facility,
hook up into city water and sewer, expanded parking lot with landscaping/ponding, and new road
access via Limonite Street.

The 46,000 extra square feet will allow WCC to triple its production capacity. 33 additional employees
are anticipated to be needed between now and 2027. This will be for positions in customer service,
production, purchasing, engineering, sales, and field service. These will be good paying jobs, with lots of



upward mobility potential — and with true wealth building opportunities for everyone, via the ESOP
program.

The entire project, which includes a buyout of the current facility by the investment firm that owns it,
plus the addition and remodel will run about S7million. Additionally there will be around $5,000 -
$500,000 worth of capital equipment, furniture, etc. needed to fit out the new spaces. The original
estimate for the project was about $1.5 million lower, but materials price increases, as well as higher-
than-anticipated sewer and water connection fees have driven up costs. While the company can survive
this, it will require a significant amount of financing and good cash flow management. Current property
taxes paid are around $30,000 annually. This is anticipated to nearly quadruple with the new expansion.

The SA Group values our partnership with our colleagues at the City of Ramsey. We’ve been here for
many years, are growing rapidly, and have every intention of doing that growing right here where it all
started. We are interested in exploring any options for help in offsetting these very high
growth/development costs that the city might have to offer: in particular any options for temporary tax
abatement and/ or low interest loans. We are grateful to the city for your guidance and help. We
believe that, in coming years, our little company is going to become a national leader in the water
treatment world. That will mean many more job and development opportunities; and Ramsey is where
we would like to be. Thank you from everyone at the SA Group.
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II.

I1I.

IV.

Economic Development Revolving Loan Guidelines

Purpose.

The purpose of these guidelines is to establish policies and procedures to regulate,
coordinate, and facilitate the workflow for underwriting new financing requests,
servicing revolving loans, and ensuring borrower compliance with loan terms and
conditions.

Authorization and Funding Sources.

Chapter 469 of the Minnesota State Statutes, as amended, authorizes the City of
Ramsey to make loans to prospective private businesses. The revolving loan fund
was capitalized through funds made available by the City of Ramsey and the
Minnesota Department of Employment and Economic Development.

Mission.

The mission of the revolving loan fund is to increase the City’s tax base, create
and retain permanent private sector jobs and improve economic opportunity and
living standards for the citizens of Ramsey by promoting local business
development and expansion, by attracting out-of-state business expansion,
leveraging private sector funds, and assisting with the development of new
technologies.

Program Obijective.

The objective of the revolving loan fund is to fill the financing gap between
project costs and private debt financing and private equity by making direct low-
interest rate loans for certain approved activities to businesses within the Ramsey
city limits.

Eligible Activities.

A. Loan funds may be used to assist small businesses primarily by providing
financial assistance for the following types of activities, including but not
limited to: growth and expansion, rehabilitation, code compliance, employee
recruitment and retention through housing initiatives, and facade
enhancement.



B. Eligible costs. Eligible costs may include the following:

1. Land improvements. Improvements to the land which are a portion of the
project cost including but not limited to: grading, new streets or street
improvements, parking lots, utilities, and landscaping.

2. Purchase or renovation of building. Purchase and, if necessary, renovation
of an existing industrial or commercial facility is permitted.

3. Purchase machinery or equipment. Purchase of major items of machinery
and equipment independent of land and buildings. These items must be
defined to have a useful life of at least 5 years.

4. Building construction. Construction of a new building and/or a major
addition to an existing building.

5. Leasehold improvements. Revolving loan funds may be used for certain
leasehold improvements provided the lease is equal to or greater than the
term of the loan and the City secures a lien on the land or building, and
improvements.

VL Ineligible Activities. Certain applicants, projects, activities, and costs are

ineligible for revolving loan funds.

A. Ineligible activities. Funds may not be used for nonprofit institutions,
retail businesses, gambling organizations, lending or investment
organizations, land speculation, or any activity deemed illegal by federal,
state, or local law or ordinance.

B. Ineligible costs. Ineligible costs include but are not limited to:
management fees, financing costs, franchise fees, debt repayment or
consolidation, moving costs, refinancing, and operating costs or
working capital.

VII. Loan Terms and Conditions

The City shall make available to eligible applicants direct low-interest loans for
the purpose of encouraging economic development, job creation and job retention
to meet business needs, and preservation of business districts in the City of



Ramsey.

A. Loan amount. There are maximum and minimum loan amounts for

eligible projects.

. Maximum loan amount. The maximum loan available from the
revolving loan fund for each eligible project is limited to $300,000.00
or 40% of total project cost, whichever is less.

Minimum loan amount. The minimum loan amount available from the
revolving loan fund for each eligible project is $25,000.00.

B. Interest rate. The interest rate shall be a fixed-rate and will be equal to the

10-year Treasury bond rate at the date of funding but shall not be less than
3.0%.

C. Term. The term of the loan will be tied to the useful life of the assets
being financed. The following general terms apply:

Machinery/equipment. The term of the loan for
machinery/equipment shall not exceed 7 years.

Land/building acquisition. The term of the loan for land/building
shall not exceed 15 years.

New construction/renovation. The term of the loan for new
construction/renovation shall not exceed 15 years.

Balance due. All balances will be due and payable if and when the
loan recipient sells or otherwise transfers any or part or his/her
interest in the property or fails to meet any of the guidelines
established within this document before the maturity date of the loan
or relocates any part or all of the business outside the City of
Ramsey.

D. Wage and job goals.

. Wage and Job goals shall be established for all loans in excess of

$75,000. The wage and job goals will be identified in the Loan
Agreement between the City of Ramsey and the borrower. The loan



agreement, must include: (1) the number of jobs created, which may
include separate goals for the number of part-time or full-time jobs,
or, in cases where job loss is specific and demonstrable, goals for the
number of jobs retained; (2) wage goals for any jobs created or
retained; and (3) wage goals for any jobs to be enhanced through
increased wages. If the creation or retention of jobs is determined
not to be a goal after a public hearing, the wage and job goals may
be set at zero.

2. A business that receives revolving loan funds must agree to list any
vacant or new position with the Minnesota Department of
Employment and Economic Development.

Equity participation. There shall be a minimum 10% owner equity investment of
total project costs required of all applicants.

Collateral requirements. All loan agreements will be secured by one or more of
the following; promissory note, mortgage, or security agreement as required by
the City; and

1.  The revolving fund may take a subordinate position to the primary lender
on the assets financed; and

2. Surety deposits shall be required for certain construction contracts as set
forth in Minnesota Statutes 290.9705.

Letters of Commitment. Letters of commitment from all funding sources must be
submitted for the application to be deemed complete.

Personal guaranty. Personal guarantees of persons with ownership interest of 20%
or greater are required. Personal guarantees of persons with ownership interest
between 5% to 19% may be required by the City but are discretionary.

Loan repayments. Loan payments must begin within one month of receipt of the
Revolving Loan. The City of Ramsey may make exceptions to this rule on a case-
by-case basis.

Loan prepayment. Prepayments are permitted where the Borrower makes the
EDA whole for any losses or costs associated with the prepayment.



Notice of award or denial. Applicants will be notified in writing not more than
fourteen (14) days after final action has been taken on their revolving loan fund
application by the City.

Loan closing documents. The City will close the loan within sixty (60) days of
final City approval of the loan application. At that time, the City will deliver to

the Borrower all closing documents and a final debt service schedule. In

exchange, the Borrower will deliver to the City its loan obligation which is

defined as a bond, note, or other evidence of obligation issued by the Borrower to

evidence it indebtedness under the loan agreement.

Post closing amendments and modifications. Requests for amendments and

modifications following award, closing or disbursement of funds to the

underwriting of the original request require City approval and shall be presented
at the next scheduled meeting of the EDA.

Loan declination. The City will not make a loan if it determines the loan amount

would place an undue burden on the financial resources of the Borrower or the

Borrower cannot demonstrate adequate financial capacity to repay the loan or the
City determines that making the loan is not in the best interest of the City.

Appeal. There will be a complaint and appeal procedure for aggrieved applicants:

1.

Written notice. Applicants will receive written notice of denial of the loan and
the reasons(s) for the determination within fourteen (14) days of the
determination.

Petition. The aggrieved applicant may petition the EDA in writing for
reconsideration within fourteen (14) days from date of the written notice of
denial. Any request to appear before the EDA must be in writing and must be
submit least seven (7) days prior to the EDA’s scheduled meeting. Upon
receipt of the written petition for reconsideration, the EDA shall consider the
petition at it’s next scheduled meeting and advise the petitioner in writing of
its decision within fourteen (14) days of that meeting. The EDA’s decision
will be final.

Re-application. Applicants aggrieved by the EDA’s final decision may re-
apply for revolving loan funds after ninety (90) days if the concerns in the



preceding application are adequately and appropriately addressed.

VIII. Administration.

A. Loan review committee. The Ramsey EDA will serve as the loan review
committee. The final determination on all revolving loan applications rests with
the City Council.

B. Conflict of Interest. All city officials and employees shall comply with the

applicable conflict of interest regulations set forth in the City Code.

C. Staff responsibility. Community development staff shall have the general
responsibility for coordinating the application process, reviewing loan
application, preparing applications and recommendations for review by the EDA,
and coordinating the loan approval and service process as set forth in Subsections
D -- G of this section.

D. Pre-application process. All parties seeking revolving loan funds must file a pre-
application. Pre-application forms may be obtained from the Community
Development Department.

1. There will be a pre-application form that must be completed and submitted to
the Community Development Department for review and approval.

2. The pre-application form will request information regarding the applicant,
project scope, and project costs.

3. Upon Community Development Department approval, the applicant will be
forwarded a revolving loan fund application.

4. Pre-application forms may be submitted on an open basis throughout the year.

E. Application process. All parties seeking revolving loan funds must file an
application. Application forms may be obtained from the Community
Development Department.

1. Components of application. Only completed applications will be reviewed for
consideration by community development staff. A completed application is
one that satisfies the checklist provided below:



a. Business plan describing the scope of the project, including site plans,

building plans, renderings, or blueprints;
Project budget;

Private financing commitment;

Equity investment commitment;

Proposed security;

Company financial statements (3 years);
Personal financial statements (2 years);
Credit check release;

Mortgage or lease of property to be improved,

~ER &Moo o

Proof of insurance of property to be improved;
Number of jobs to be created or retained;
Wage information;

. Amount of loan request; and

5g - or

Other documentation as requested.

2. Incomplete applications. Community development staff, in its sole discretion,
will determine if the application is complete and actionable. Incomplete
applications will be assigned pending status and the applicant will be
informed in writing of the missing documentation.

3. Transmittal. Applications transmitted by oral, telegraphic, facsimile, or e-mail
will not be accepted.

4. Determination of eligibility. Applicant eligibility will be determined by
community development staff using criteria enumerated in subsection D (1) of
this section.

5. Site inspection. As part of the eligibility determination process, the city will
inspect the property or building designated for improvements for compliance

with the city administrative ordinances and zoning codes.

6. Credit check. A credit check for the company and each of its principal owners
shall be conducted by community development staff.

Loan approval process. Community development staff will prepare loan
app lications and make recommendations to the EDA.

1. EDA agenda. Upon determining the eligibility of the completed application



and reviewing for credit worthiness and soundness of plan, community
development staff will place loan application the on the agenda for the EDA’s
next scheduled meeting.

2. Criteria. The EDA will base their decision on the economic benefit to the City
of Ramsey, credit underwriting typical to the lending community including
the borrower’s ability to repay the loan and the collateral offered to secure the
loan, the number of jobs to be created or retained, wage rates of jobs created
or retained, and increase in the local tax base.

3. EDA action. Upon placement on the agenda, the EDA shall approve, deny, or
postpone for consideration at a future meeting the loan application request.

4. Notification of EDA action. The applicant shall be notified in writing within
fourteen (14) days of the EDA’s decision in accordance with the requirements
set forth in Section VII, Subsection M of these guidelines.

5. Approval. If approved, the applicant will be sent a written commitment letter
that will outline the terms and conditions of the loan approval. A copy of the
commitment letter will be signed by the Borrowers and Guarantors signifying
acceptance of the terms and conditions of the loan proposal and the conditions
for funding. Upon the return of the executed commitment letter, community
development staff will begin the loan closing process with the City Attorney.

6. Closing. The City Attorney will prepare documentation and coordinate the
closing with the Borrower or the Borrower’s counsel.

Loan servicing. Community development staff will coordinate loan servicing
activities.

1. Monitoring. Community development staff will monitor loans for compliance
with the accepted terms and conditions including job creation statistics and
wage and benefit levels.

2. Reports. Community development staff and finance staff are responsible for
ensuring that all required reports are filed in a timely manner.

3. Records. Computer files and conventional paper files will be maintained for
the purpose of documenting, tracking, and monitoring program and project



activities. Program records will be maintained by the Community
Development staff and financial records will be maintained primarily by the
Finance Division. Where applicable, the following records will be maintained:

a. Program records. The following program information will be maintained
in the program project file, including but not limited to:

i.  Environmental report;

ii.  Eligibility determination records as set forth in Section VIII,
Subsection E (1) (a-n);

iii. Property inspection report;

iv.  Progress reports;

v.  EDA Resolutions;

vi. Correspondence;

vili. Loan documents; and

viii. Executed loan agreement.

b. Financial records. The following financial information will be maintained
in the financial project file, including but not limited to:

i. Copy of the executed loan agreement;
11. Disbursement data;

ii1. Progress reports;

iv. Repayment data; and

v. Amortization tables.

4. Record retention. All program and financial records, supporting documents,
statistical records, environmental review records and other records pertinent to
the revolving loan program shall be maintained for a period of at least three
(3) years from the final project report and project closeout date.

IX. Delinquency. There shall be a notification procedure for delinquent loans.

A. The finance officer is responsible for the timely posting and of all loan
repayments.

B. Thirty day notice. Upon thirty (30) days delinquency, the finance officer will
notify the Finance Director (FD) of the delinquency and the Director shall
send the borrower a delinquency notice requesting payment within fifteen



XI.

XII.

(15) days. A copy of the letter shall be forwarded to the City Administrator
(CA).

C. Forty-five day notice. If payment has not been received by the 45" day a
second delinquency notice will be sent to the Borrower by the FD requesting
payment within fifteen (15) days. A copy of the letter shall be forwarded to
the CA.

D. Sixty day notice. If payment has not been received by the 60™ day, the FD
will attempt to contact the Borrower by telephone to the delinquency. The
FD shall also send a notice of default to borrower via certified mail
requesting immediate payment and advising the borrower the delinquency
will be placed on the EDA agenda for discussion at the next scheduled
meeting.

E. Ninety day notice. If no repayment plan is submitted by the Borrower, or if
there is no attempt by the Borrower to negotiate the amount due, the FD will
contact the CA and the City Attorney to sending a 90 day letter calling due the
loan in full.

F. Negotiation. Throughout this process, every attempt will be made to preserve

the company, the jobs, and the loan funds.

Default. If the EDA determines a loan to be in default it will pass a resolution
declaring the entity in default and convey the matter to the City Attorney for
disposition.

Recaptured funds. The Ramsey Economic Development Revolving Loan Fund

will serve as the repository for all loan repayments. These recaptured funds are
available to other applicants for utilization as gap financing for certain approved
economic development projects. The revolving loan fund shall be administered
by a financial management system in compliance with all state and federal
requirements.

Funding acknowledgement. For projects financially supported by revolving loan
funds the Borrower shall:

A. Acknowledge revolving loan fund support in certain written materials



including company brochures, reports, newsletters, and press releases; and

B. On the building or expansion construction site post a sign acknowledging
financial support from the State of Minnesota and the City of Ramsey.

XIII.  Guidelines for the regulation of State Economic Development Revolving Loan
Funds.

A. General. The following rules, regulations, policies, and procedures govern
state economic development revolving loan funds.

B. Incorporation by Reference. The dissemination, use, and regulation of state

economic development revolving loan funds shall be generally governed by
guidelines including:

1. The Minnesota Investment Fund (MS.116J.8731).
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City and EDA of Ramsey Business Subsidy Policy

1. City and EDA of Ramsey Business Subsidy Policy
The following business subsidy criteria are intended to satisfy the requirements
of Minnesota Statutes, §§116J.993 through 116J.995 (the "Act"). The term
"City" means the City of Ramsey. The term "project" means the property with
respect to which the business subsidy is provided.

A. MANDATORY CRITERIA

All projects must comply with the following criteria:

1.

But For Test. There is a substantial likelihood that the project would
not go forward without the business subsidy.

Wage Policy. If the project results in the creation of any jobs, the wage
for each part-time and full-time job created must be, within two years
of the date assistance is received (as defined in the Act), at least equal
to 70% of the most recent median wage figure for the Twin City 7
County Metro County as published by the Minnesota Department of
Employment and Economic Development or such greater amount as the
City may require for a specific project.

Economic Feasibility. The recipient must demonstrate to the
satisfaction of the City that it has adequate financing for the project and
that the project will be completed in a timely fashion.

Compliance with Act. The business subsidy from the City must satisfy
all requirements of the Act.

Minimum Subsidy Amount: Financial assistance in the form of a
business subsidy of $25,000 or more; and business loans and
guarantees of $75,000, must be reported to the Department of
Employment and Economic Development. A public hearing is only
required if the business subsidy is greater than $150,000.

B. POLICY

1.

The City recognizes that the creation of good paying jobs is a desirable
goal which benefits the community. Nevertheless, not all projects
assisted with subsidies derive their public purposes and importance
solely by virtue of job creation. In addition, the imposition of high job
creation requirements and high wage level requirements may be
unrealistic and counter-productive in the face of larger economic forces
of influence and the financial and competitive circumstances of an
individual business. In determining the requirements for a project under
consideration for a business subsidy, the determination of the number
of jobs to be created and the wage levels therefore will be guided by the
following principles and criteria:

The Economic Development Authority and City of Ramsey, Minnesota. Policies.
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a. The evaluation of projects will take into consideration the project's
importance in and benefit to the community from all perspectives,
including created or retained jobs.

b. If a particular project does not involve the creation of jobs, but is
nonetheless found to be worthy of support and subsidy, assistance
may be approved without any specific job or wage goals if permitted
by applicable law.

c. In cases where the objective is the retention of existing jobs, the
recipient of the subsidy will be required to provide evidence which
demonstrates that the loss of those jobs is specific and
demonstrable.

d. The setting of wage and job goals will be informed by (i) prevailing
wage rates, (ii) local economic conditions, (iii) external economic
forces over which neither the City nor the recipient of the subsidy
has control, (iv) the financial resources of the recipient and (v) the
competitive environment in which the recipient's business exists.

2. Because it is not possible to anticipate all the needs and requirements of
every type of project and the ever-changing needs of the community
and in order to retain the flexibility necessary to respond to all
proposed projects, the City retains the right to approve projects and
business subsidies which may vary from the principles and criteria set
forth herein.

C. PROJECT EVALUATION CRITERIA

The project review and evaluation criteria are the following:

1. Jobs and Wages

a. New Jobs. The minimum net number of direct full time equivalent
jobs to be created or retained by the proposed project for a period
of at least two years from the estimated benefit date.

b. Payroll. The minimum annual net payroll (including employer
contributions for health benefits) to be generated at the end of the
second anniversary date of the estimated benefit date.

2. Tax Base

a. Increase in Tax Base. The net increase in property taxes
estimated to be generated by the project in the second full year
of operation.

The Economic Development Authority and City of Ramsey, Minnesota. Policies.
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3.

Land Use

a.

Compliance with Comprehensive or Other Plans. Whether, apart
from any needed services to the community described in section
5 below, the project is compatible with the comprehensive plan
and permitted uses for the property.

Marginal Property. Whether the project is located on property
which needs but is not likely to be developed or redeveloped
because of blight or other adverse conditions of the property. For
example property may be so blighted that the cost of making land
ready for redevelopment exceeds the property's fair market value.

Design and/or Other Amenities. Whether, as a result of the business
subsidy, the project will include design and/or amenity features not
otherwise required by law. For example, the project may, at the
request of the City, include landscaping, open space, public trails,
employee work out facilities or day care facilities which serve a
public purpose but are not required by law.

Impact on Existing and Future Public Investment

Utilization of Existing Infrastructure Investment. Whether and to
what extent (a) the project will utilize existing public infrastructure
capacity and (b) the project will require additional publicly funded
infrastructure investments.

Direct Monetary Return on Public Investment. Arrangements made
or to be made for the City to receive a direct monetary return on its
investment in the project. For example, the business subsidy may
be in the form of an interest bearing loan or may involve a project
sharing arrangement.

Economic Development

a.

Leveraged Funds. For every dollar of business subsidy to be
provided for the project, the minimum amount of private funds
which will be applied towards the capital cost of the project.

Spin Off Development. The dollar amount of non-subsidized
development the project is expected to generate in the surrounding
area and the need for and likelihood of such spin off development.

The Economic Development Authority and City of Ramsey, Minnesota. Policies.
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Growth Potential. Based on recipient's market studies and plans for
expansion, whether and to what extent the project is expected
within five years of its completion, be expanded to produce a net
increase of full time equivalent jobs and of payroll, over and above
the minimum net increase in jobs and payroll described in section 1
above.

6. Quality of Life

a.

Community Services. Whether the project will provide services in
the community and the need for such services. For example, the
project may provide health services, retail convenience services
such as a nearby grocery store, or social services needed in the
community.

Natural Environment. Whether the project will add to, or detract
from, the environment. It is a reflection of what is important to
the community - clean air and water, beautiful scenery, recreational
opportunities, and a strong desire to pass along these attributes to
future generations.

7. Other

a.

Other Factors. Depending on the nature of the project, such other
factors as the City may deem relevant in evaluating the project and
the business subsidy proposed for it.

D. ADDITIONAL CONSIDERATIONS

The City will give consideration to one or more of the issues listed below in
determining whether to provide financial or other assistance to a project as
a business subsidy:

1. The City may consider the requirements of any other business subsidy
received, or to be received, from a grantor other than the City.

2. If the business subsidy is a guaranty, the amount of the business
subsidy may be valued at the principal amount of the guaranteed
payment obligation.

3. If the business subsidy is real or personal property, the amount of the
subsidy will be the fair market value of the property as determined by
the City.
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4. If the business subsidy is received over time, the City may value the
subsidy at its present value using a discount rate equal to an interest
rate which the City determines is fair and reasonable under the
circumstances.

As used herein "benefit date" means the date the business subsidy is
received. If the business subsidy involves the purchase, lease, or donation
of physical equipment, then the benefit date occurs when the recipient puts
the equipment into service. If the business subsidy is for improvements to
property, then the benefit date refers to the earliest date of either: when the
improvements are finished for the entire project, or when a business
occupies the property.

E. FINANCIAL ASSISTANCE NOT CONSIDERED A BUSINESS
SUBSIDY

The following forms of financial assistance are not a business subsidy as
per Minnesota Statutes, §§116J.993, Subd.3 and therefore do not require a
public hearing:

1. A business subsidy of less than $150,000;

2. Assistance that is generally available to all businesses or to a general
class of similar businesses, such as a line of business, size, location, or
similar general criteria;

3. Public improvements to buildings or lands owned by the state or local
government that serve a public purpose and do not principally benefit a
single business or defined group of businesses at the time the
improvements are made;

4. Redevelopment property polluted by contaminants as defined in
section 116J.552, subdivision 3;

5. Assistance provided for the sole purpose of renovating old or decaying
building stock or bringing it up to code and assistance provided for
designated historic preservation districts, provided that the assistance
is equal to or less than 50 percent of the total cost;

6. Assistance to provide job readiness and training services if the sole
purpose of the assistance is to provide those services;

7. Assistance for housing;

8. Assistance for pollution control or abatement, including assistance for
a tax increment financing hazardous substance subdistrict as defined
under section 469.174, subdivision 23;

9. Assistance for energy conservation;

10. Tax reductions resulting from conformity with federal tax law;

The Economic Development Authority and City of Ramsey, Minnesota. Policies.
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11. Workers' compensation and unemployment insurance;

12. Benefits derived from regulation;

13. Indirect benefits derived from assistance to educational institutions;

14. Funds from bonds allocated under chapter 474A, bonds issued to
refund outstanding bonds, and bonds issued for the benefit of an
organization described in section 501(c)(3) of the Internal Revenue
Code of 1986, as amended through December 31, 1999;

15. Assistance for a collaboration between a Minnesota higher education
institution and a business;

16. Assistance for a tax increment financing soils condition district as
defined under section 469.174, subdivision 19;

17. Redevelopment when the recipient's investment in the purchase of the
site and in site preparation is 70 percent or more of the assessor's
current year's estimated market value;

18. General changes in tax increment financing law and other general tax
law changes of a principally technical nature;

19. Federal assistance until the assistance has been repaid to, and
reinvested by, the state or local government agency;

20. Funds from dock and wharf bonds issued by a seaway port authority;

21. Business loans and loan guarantees of $150,000 or less; and

22. Federal loan funds provided through the United States Department of
Commerce, Economic Development Administration; and

23. Property tax abatements granted under section 469.1813 to property
that is subject to valuation under Minnesota Rules, chapter 8100.

Adopted by: Ramsey EDA / City Council

Date of Adoption: 11-13-08/1-13-09

Date of Public Hearing: 1-13-09
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2. City and EDA of Ramsey Tax Abatement and Tax Increment Financing Policy
A. PURPOSE

The purpose of this policy is to establish the City's position relative to the
use of Tax Abatement (§§469.1812 through §§469.1815) and Tax
Increment Financing (§§469.174 through §§469.1799) (TIF), also referred
to in this document as the business assistance programs, or business
assistance. This policy shall be used as a guide in the processing and
review of applications requesting the use of Tax Abatement and Tax
Increment Financing. It is the expressed intent of the City to minimize the
risk and amount of business assistance to a project and to leverage its
public dollars to maximize private sector funding.

The City is granted the power to utilize the business assistance programs by
Minnesota Statutes 2008 as cited. The fundamental purpose of the business
assistance programs is to encourage desirable private development or
redevelopment within the City that would not occur but for the assistance
provided. Further information related to the States business assistance
programs and links to State Statutes can be found at www.state.mn.us.

The City will approve or reject requests for business assistance on a case by
case basis taking into consideration established policies, project criteria,
and the project’s demonstrated public purpose. Meeting all policy criteria
does not guarantee approval of the requested business assistance. The City
maintains its ability to approve or deny the request at its discretion.

B. PUBLIC PURPOSE OBJECTIVES

The City will consider the use of business assistance programs which
demonstrate the achievement of one or more of the following public
purpose objectives:

1. To encourage redevelopment of priority sites within the City as
determined by the City Council and EDA.

2. To retain local jobs and/or increase the number and diversity of jobs
that offer stable employment and/or attractive wages and benefits.

3. To enhance and/or diversify the City's economic base.
4. To encourage additional unsubsidized private (re)development.

5. To remove blight and/or encourage (re)development of commercial
and industrial areas.

The Economic Development Authority and City of Ramsey, Minnesota. Policies.
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6.

To assist in creating environmental sustainability.

To provide a diversity of family housing and alternative housing
choices.

To promote neighborhood stabilization and revitalization by the
removal of blight and the upgrading of existing housing stock in
residential areas.

To accomplish other public policies which may be adopted such as
the promotion of quality urban or architectural design, energy
conservation, and decreasing capital and/or operating costs of local
government, or any of the following:

= Utilization of architectural and landscaping techniques
that will enable the components of the project to blend
with the natural environment.

= Mitigation of project impact on the natural environment.

C. POLICY POSITIONS

L.

Business assistance shall be provided in a form that minimizes the risk
of public participation.

Business assistance requests for up-front project financing through the
sale of bonds or other internal sources may require personal guarantees
of the developer. These requests shall be addressed on a case by case
basis.

Business assistance shall not be provided for projects requiring land
and/or building purchases at prices in excess of fair market value.

Business assistance shall not be provided to developers/projects that
cannot adequately demonstrate an ability to complete the proposed
project on time and on budget.

Assistance will be provided based on $25,000 per qualified job
created as referenced in Section 1.A.2 in the Business Subsidy
Policy unless a waiver is provided by the City Council.

D. PROJECT REQUIREMENTS

All projects requesting business assistance must demonstrate the following:

1.

That the project is not financially feasible but-for the use of
Revolving Loan Fund, Tax Abatement or Tax Increment Financing.

That the project will comply with all provisions set forth in
Minnesota Statute chapters 116j.993 through 116j.995, as amended
(Business Subsidies).

The Economic Development Authority and City of Ramsey, Minnesota. Policies.
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3.

That the business assistance request complies with all provisions set
forth in Minnesota Statutes 2008 chapters 469.1812 through
469.1815 as amended (Tax Abatement), and chapters 469.174
through 469.1799 as amended (Tax Increment Financing).

That the project is consistent with the City’s comprehensive plan,
land use plan, and zoning ordinances.

E. APPLICATION PROCESS

L.

Applicant submits a Business Assistance Application (Exhibit A) to the
EDA and/or City.

Staff reviews the application and completes the Application Review
Worksheet (Exhibit B).

Staff uses results of the Worksheet to inform the EDA/City.

EDA reviews proposal, provides comments, and makes an advisory
recommendation to the City Council on denial or approval of the
request within 30 days.

If advisory approval is granted, staff prepares all necessary notices,
resolutions and certificates.

City Council holds public hearing(s) on the proposed project to
consider the advisory recommendation(s).

The City Council grants final approval or denies the request.

The Economic Development Authority and City of Ramsey, Minnesota. Policies.
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EXHIBIT A
BUSINESS ASSISTANCE APPLICATION

A. APPLICANT INFORMATION
Name of Corporation/Partnership

Address

Primary Contact
Address

Phone Fax E-mail

Type of business assistance requested (select one):
[] Tax Abatement [ ]Tax Increment Financing [ |Revolving Loan Fund [ _]Other

Have you been, or are you currently, involved in any bankruptcy proceedings or lawsuits related to
other development projects with which you have been involved? If yes, please provide an
explanation.

[]Yes [ JNo

On a separate sheet, please provide the following:

e Brief description of the corporation/partnership’s business, including history, principal product
or service, etc. Attach as Part 1.

e List names of officers and shareholders/partners with more than five percent (5%) interest in
the corporation/partnership. Attach as Part 2.

e Brief description of the proposed project. Attach as Part 3.
e A but for analysis and narrative. Attach as Part 4.

e Completed Revolving Loan Fund Application. Attach as Part 5 if required.

Attorney Name
Address

Phone Fax E-mail

Contractor Name

Address

Phone Fax E-mail

Engineer Name
Address

Phone Fax E-mail

Architect Name
Address

Phone Fax E-mail




1"

B. PROJECT INFORMATION
The project will be: (Check all that apply)

[ ] Industrial: ( [_]New Construction [|Redevelopment/Rehab [_JExpansion )
[] Office/research facility: ( [_|New Construction [IRedevelopment/Rehab [ |Expansion )
[] Commercial: ( [_JNew Construction[ |Redevelopment/Rehab [_JExpansion )
[] Housing: ( [_]New Construction []Redevelopment/Rehab [ |Expansion )
|:| Other
The project will be: [ ] Owner Occupied [ ] Leased Space

o Ifleased space, please attach a list of names and addresses of future tenants and indicate
the status of commitments or lease agreements. Attach as Part 5.

Project Address
e Include Legal Description and PID number(s). Attach as Part 6.

Site Plan Attached: [ ]Yes [ ] No

Current Real Estate Taxes on Project Site:$

Estimated Real Estate Taxes Upon Completion: Phase I §

Phase I1$
Phase III $
Total $
Construction Start Date: .
Construction Completion Date:
If Phased Project: % Completed in years
% Completed in years

% Completed in years



C. PUBLIC PURPOSE OBJECTIVES

It is the policy of the City and EDA of Ramsey that the business assistance should result in a public
benefit as identified in items 1-10 below. Please indicate how the proposed project will accomplish
this by checking the appropriate boxes. Attach additional narrative as Part 7.

L.
2.

L O 0O0O4d gdoo od

10.

To encourage redevelopment.

To retain local jobs and/or increase the number and diversity of jobs that offer stable
employment and/or attractive wages and benefits.

To enhance and/or diversify the City's economic base.

To encourage additional unsubsidized private (re)development.

To remove blight and/or encourage (re)development of commercial and industrial
areas.

To create housing opportunities.

To provide a diversity of housing.
To provide a variety of family housing ownership alternatives and housing choices.

To promote neighborhood stabilization and revitalization by the removal of blight
and the upgrading of existing housing stock in residential areas.

To accomplish other public policies which may be adopted such as the promotion of
quality urban or architectural design, energy conservation, and decreasing capital
and/or operating costs of local government.
= Utilization of architectural and landscaping techniques that will enable the
components of the project to blend with the natural environment.

= Mitigation of project impact on the natural environment.

D. SOURCES & USES OF FUNDS
Attach additional information as Part 8

SOURCES

Bank Loan

Other Loans

Owner Equity

Fed Grant/Loan

State Grant/Loan

Industrial Development Bonds
Tax Increment Financing

Tax Abatement

Revolving Loan Fund

Other
TOTAL

AMOUNT

R R A A R = < B < B <o B S B O
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USES AMOUNT
Land Acquisition

Site Development

Construction

Machinery & Equipment

Architectural/Engineering Fees

Debt Service Reserve

Contingencies
Other

TOTAL

©hH L BB L L L B L L

Total Amount of business assistance requested from either Revolving Loan Fund, Abatement, Tax
Increment Financing or another source: $

13
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E. ADDITIONAL DOCUMENTATION AND CHECKLIST
Applicants will also be required to provide the following documentation.
All personal financial information will be kept private and confidential.

]

L O o O

1.

Written business plan or a description of the business, ownership/ management, date
established, products and services, and future plans.

Financial statements for past two years, including profit and loss statements and
balance sheets.

Two year financial projections.

Personal financial statements of all major shareholders (principals) including the most
recent 2 years of tax returns. (If requested.)

Letter of commitment from other sources of financing, stating terms and conditions of
their participation in the project.

Administrative fee of up to $5,000. In addition to defraying the cost of staff time, the
fee will be used to pay costs associated with processing this request for financial
assistance such as legal, engineering and financial analysis. The City reserves the
right to stop the processing of the request until additional fees are paid should the
original amount be insufficient to pay such costs. That portion which remains unspent,
if any, will be returned only if the project is denied approval.

Attach the following documentation:
Part 1 — Corporation/Partnership Description
Part 2 — List of Shareholders/Partners
Part 3 — Description of Project
Part 4 — But For Analysis
Part 5 — List of Prospective Lessees (If requested)

Part 6 — Legal Description, Property Identification Numbers,
maps of the project area, and project renderings

Part 7 — Public Purpose Narrative

Part 8 — Sources & Uses of Funds — Additional Information

The undersigned certifies that all information provided in this application is true and correct to the best
of the undersigned’s knowledge. The undersigned authorizes the City and EDA of Ramsey to check
credit references, verify financial and other information, and share this information with other political
subdivisions as needed. The undersigned also agrees to provide any additional information as may be
requested by the City after the filing of this application.

Applicant Name

By

Date

Its




EXHIBIT B

BUSINESS ASSISTANCE REVIEW WORKSHEET

FOR COMMERCIAL/INDUSTRIAL PROJECTS

TO BE COMPLETED BY APPLICANT AND CITY STAFF

A. The project meets which of the following objectives as set forth in Section C of the Business

Assistance policy:
1. To encourage redevelopment.

employment and/or attractive wages and benefits.
To enhance and/or diversify the City's economic base.

arcas.

O oo g

4. To encourage additional unsubsidized private (re)development.

To remove blight and/or encourage (re)development of commercial and industrial

quality urban or architectural design, energy conservation, and decreasing capital

and/or operating costs of local government.

2. To retain local jobs and/or increase the number and diversity of jobs that offer stable

6. To accomplish other public policies which may be adopted such as the promotion of

= Utilization of architectural and landscaping techniques that will enable the
components of the project to blend with the natural environment.

= Mitigation of project impact on the natural environment.

B. Ratio of Private to Public Investment in Project:

$ Private Investment
$ Public Investment
Ratio Private : Public Financing

C. Job Creation:

Net new jobs (minimum 40 hours per week) or
fulltime equivalents

D. Wage Level of jobs created:

Average hourly wage
Of new jobs

Points:

5:1
4:1
3:1
2:1
Less than 2:1

Points:

50+

20+

10+

5+

Less than 2

Points:

Over $21/hour
$18-21/hour
$14-17/hour
$10-13/hour

Under $10/hour

S
4
3
2
1

1



E. Ratio Of Business Assistance To New Jobs Created: Points:

$ Business assistance requested $5,000 or less
Number of net new jobs created $15,000 or less

$ of business assist. per net new job created $25,000 or less
$50,000 or less

Over $75,000

F. Project size: Points:
The project will result in the construction 75,000+

of square feet 50,000+
25,000+

10,000+

5,000 or less

G. Type of Project: Points:

100% Owner Occupied
Mix Owner Occupied & Investment
Investment Property

H. Likelihood that the project will result in unsubsidized, spin-off
development: Points:

High
Moderate
Low

Sub-Total Points of a possible 35 points.

Bonus Points Bonus Points:

The project will be 100% pay-as-you-go financing.

W|W

The project is a redevelopment project.

Total Points:

Overall project analysis: High 35 points
Moderate 25 points
Low 15 points

Not Eligible 5 points



APPENDIX |
Business Subsidy Statute 2008
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APPENDIX Il
Sample Business Subsidy Agreement



APPENDIX I
Business Subsidy Reporting Form
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4.3.
Economic Development Authority (EDA)

Meeting Date: 08/10/2023
Primary Strategic Plan Initiative: Promote economic growth and development.
Title:

Consider Recommendation for Approval of 2024 EDA Budget

Purpose/Background:

The purpose of this case is to formulate a recommendation to the City Council on the proposed 2024
EDA Budget.

The EDA Budget and Levy are utilized for a variety of business retention and expansion efforts that
promote the growth of employment and tax base in the City of Ramsey. Key investments in the EDA
Budget include, but are not necessarily limited to:

. Community and Economic Development Marketing Efforts

. EDA Sponsored Events (Biz Network, Biz Expo, Biz Appreciation)

. Business Retention, Expansion and Recruitment

. Professional Services to supplement Staff on development projects (TIF Analysis, Legal,
Environmental, Land Acquisition, Hwy 10, COR Infrastructure, W. Armstrong Infrastructure,
etc.)

5. Training (Initial EDFP Certification for CD Director Hanson and containing education for

EDFP certification)

AWN =

Notification:
The EDA Meeting has been properly noticed.

Time Frame/Observations/Alternatives:

The 2024 EDA Budget has been increased (5.45%) from $87,610 to $92,390. The increase is due to
the requested training for the NDC Economic Development Finance Professional (EDFP) training for
Community Development Director Stephanie Hanson. This is a one-time expense. Economic
Development Manager Sullivan has completed the training and has his EDFP Certification.

Review by City Council
The City Council reviewed the overall 2024 Budget and Levy at Work Sessions and will continue to
refine the budget. It is possible that these, and future discussions, could impact the final EDA Budget.

The City Council is scheduled to adopt the preliminary budget on September 26, 2023.

Funding Source:

The EDA Budget is supported by the EDA Levy. The EDA Levy is collected as part of the City's
property tax and counts towards the City's overall Tax Levy.

Recommendation:
Staff recommends the budget as currently proposed.

Outcome/Action:



Motion to adopt the proposed 2024 EDA Budget and Levy as presented / as modified.

Attachments
ACTION - Proposed 2024 EDA Budget
REFERENCE - 2022 Expenses FINAL
REFERENCE - 2023 YTD Expenses

Form Review

Inbox Reviewed By Date
Brian Hagen Brian Hagen 08/03/2023 08:27 AM
Form Started By: Sean Sullivan Started On: 07/31/2023 08:29 AM

Final Approval Date: 08/03/2023



BUDGET SUMMARY:

Business | Object Descrioti 2019 2020 023 2028
Unit Account escription Actual Actual A goz2 Adopted Rquested
Actual Actual Budget Budget
9230 4011 CURRENT-AD VALOREM TAXES 85,062 76,787 63,927 66,843 82,610 87,390
9230 4012 DELINQUENT-AD VALOREM TAXES 434 410 1,060 348
9230 4014 FISCAL DISPARITIES 14,360 13,753 11,146 9,838
9230 4273 OTHER STATE GRANTS & AIDS -
9230 4609 OTHER MISCELLANEOUS REVENUES 46,972 10 198,638
9230 4701 INTEREST ON INVESTMENTS 35,028 40,633 (3,673) (11,202) 5,000 5,000
9230 4901 TRANSFER IN FROM OTHER FUNDS -
Total Revenue 181,856 131,583 72,470 264,465 87,610 92,390
Business | Object Description 2019 2020 2023 2024
Unit | Account Actual Actual 2021 2022 Adopted Rquested
Actual Actual Budget Budget
9230 6102 F.T. REGULAR-WAGES & SALARIES -
9230 6105 TEMPORARY-WAGES & SALARIES 840 755 560 660 1,500 1,000
9230 6121 PERA CONTRIBUTIONS - -
9230 6122 FICA/MEDICARE CONTRIBUTIONS 64 58 43 50 100 80
9230 6131 GROUP INSURANCE -
9230 6133 WORKERS COMP INSURANCE PREMIUM 4 4 2 4 10 10
9230 6246 MARKETING 22,027 2,430 7,190 24,154 25,000 25,000
9230 6249 MISCELLANEOUS OPERATING SUPPLY 10,771 9,562 2,364 8,769 19,000 18,000
9230 6304 LEGAL FEES -
9230 6315 MISCELLANEOUS PROFESSIONAL SER 20,999 70,426 46,082 43,193 35,000 36,200
9230 6322 POSTAGE -
9230 6323 CELLULAR PHONES -
9230 6331 TRAVEL & LODGING 850 - 312 449 2,300 2,300
9230 6335 TRAINING 2,048 483 575 660 1,500 6,600
9230 6361 GENERAL LIABILITY/PROPERTY INS 590 877 3,242 624 1,000 1,000
9230 6371 ELECTRIC UTILITIES -
9230 6433 REFUNDS/REIMBURSEMENTS - - 250,000
9230 6530 IMPROVEMENTS OTHER THAN BUILDINGS - 15,151
9230 6451 MEMBERSHIP DUES 1,437 940 1,121 1,798 2,200 2,200
9230 6452 SUBSCRIPTIONS - - 5 17 -
9230 6530 IMPROVEMENTS OTHER THAN BUILDINGS - - - 20,143 -
Total Expenditure 59,630 85,534 326,645 100,521 87,610 92,390

DESCRIPTION OF SERVICES:

The primary objective of the Economic Development Authority is to aid, assist and promote the
growth and expansion of commercial, retail and industrial development in the City of Ramsey.

GOALS OF CURRENT YEAR BUDGET:

Enhance Business Retention and Expansion Program
Increase number of jobs

Increase retail base

Reduce the amount of land owned by City for development
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	Approve Minutes 3.1. Approve Meeting Minutes for July 13, 2023
	       ATT_EDA Minutes
	EDA Business 4.1. Consider Approval of Purchase Agreement and Right of Re-Entry Agreement for Part of Outlot A, COR TWO
	       ATT_Site Location Map
	       ATT_ACTION - Purchase Agreement - Norhart
	       ATT_ACTION - Form of Right of Re-Entry - Norhart
	a. Building permit application and payment are issued.
	b. Building foundation is set.
	c. City Development and Platting Fees
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	(the “Stage I Improvements”).
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	EXHIBIT B

	BUSINESS ASSISTANCE REVIEW WORKSHEET
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	       ATT_Ehlers Soderholm Analysis
	       ATT_Tax Abatement Run 100% New Value
	       ATT_Tax Abatement Run 50% New Value
	       ATT_Reference - Soderholm Narrative and History
	Soderholm Narrative and Financials.pdf

	       ATT_City RLF Policy
	       ATT_Business Subsidy Policy (Tax Abatement)
	       ATT_Project Site Plan and Elevations
	Soderholm Plans RED.pdf
	PAVING.pdf
	Soderholm Plans RED.pdf
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	EDA Business 4.3. Consider Recommendation for Approval of 2024 EDA Budget
	       ATT_ACTION - Proposed 2024 EDA Budget
	       ATT_REFERENCE - 2022 Expenses FINAL
	       ATT_REFERENCE - 2023 YTD Expenses

