












































Participating property owners are obligated to maintain an insurance policy in an amount equal to
the debt (mortgages, liens, assessments, etc.) assembled against the property as recorded at the
Nicollet County Courthouse.

The guidelines require applications for grant funds be submitted prior to the end of February each
year. The proposals would be considered by a committee appointed by the Mayor and Council.

During the 2020 grant cycle, three automatic door opening systems were installed and funded by
the grant/loan program. Openers were installed at Kind Vet Clinic, Swedish Kontur and Riley -
Tanis and Associates. Each property owner is extremely pleased with the installation and have
expressed their appreciation for the financial assistance.

To finance the 2020 grants, $34,578 was earmarked from the interest income of the Economic
Development Authority revolving loan accounts. The three grants that were awarded totaled only
$11,862.48 given the limited participation.

Finance Director Vogel reports that the 2019 interest income from the revolving loan funds totaled
$28,434.37. At the Council's discretion, these funds could once again be set aside to fund
CBD/ADA Grants without materially impacting the EDA’s ability to make business loans or fund
other projects determined beneficial.

My goal for the meeting is the determine if the Council wishes to authorize the program for the
2021 year and if so ask if there are any substantial changes that Council would like to see
reviewed by the Economic Development Authority.

Please feel free to contact me should you have any questions or concerns about this agenda
item.

RJW



Memorandum

é CITY OF
WHERE HISTORY & PR OGRESS MEET

Todd Prafke DATE: 9/17/2020
City Administrator

FROM: Russ Wille
Community Development Director

RE: North Traverse Green — Community Asset
Development Group (CADG)

ACTION/RECOMMENDATION

Discuss the platting of the development property as well as the proposed terms of a Development
Agreement and Tax Increment Financing Agreement by and between the City and CADG.

BACKGROUND

On July 13, 2020, the City Council entered in to a Purchase Agreement with CAGD for the sale
of Outlot D, Traverse Green Subdivision. The agreement provides term for the sale of 12.8 acres
of the outlot. The City will retain ownership of what will ultimately become the Cullen Street right-
of-way and the lands lying to the west.

The tentative project schedule places consideration of the Preliminary and Final Plats will be on
the agenda for the Council meeting scheduled for September 28th (next week). A Development
Agreement and Tax Increment Financing Agreement are scheduled for your consideration and
approval at the October 12th Council meeting..

PRELIMINARY / FINAL PLATS

In consultation with your Public Works staff and Bolton & Menk, the engineers engaged by CADG
have prepared a Preliminary Plat and Final Plat for review and approval. The matter was
scheduled to be considered by the Planning Commission at a special meeting held on September
17, 2020. The Commission is asked to hold the public hearing and make a recommendation to
the City Council as to approval of the plat..

The preliminary plat depicts a mixture of multi-family and twin home townhouse lots. The
centerpiece would be the multi-family site. It is anticipated that a 66 unit apartment complex would
be constructed as phase one of the project. A second 66 units complex would be planned for
construction at some point in the future.
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The preliminary plat shows the future location of Cullen Street as it would be extended out of the
first phases of the original Traverse Green Subdivision. The lands to the west, are shown as
individual lots on the preliminary plat. As those lots would be shown as outlots of the final plat.
The lot lines and other markers are considered to be transitional and would likely change at such
time as they are platted for future development.

The final plat shows the site for the first 66 unit apartment complex and lots for the construction
of three twin home townhouse units. All of the remaining property would be a series of outlots.
The outlots would not be individually developable until such time as they were subject to the same
platting process as the current phase.

DEVELOPMENT AGREEMENT

As with the Development Agreement developed for the Anytime Fitness project, the agreement
for the North Traverse Green Subdivision project would address the installation of public
improvements and the costs assessed to, or otherwise paid by CADG.

CADG has paid all of the costs to design and engineer both the plat and utilities necessary to
serve the property (Exhibit B Improvements). The developer will also be obligated to pay all of
the costs associated with the installation or construction of the Exhibit B Improvements within their
development property.

The developer will reimburse the City for its actual costs to inspect the installation of the public
and utility improvements. CADG will also reimburse the City for $2,000 in costs incurred for the
City Attorney’s review of the project documents.

Clark Street is planned to be constructed within the existing right-of-way that was platted with the
first phase of Traverse Green Subdivision. Like the Windsor Pond development, the roadway
will only be constructed to the limits of the first phase of North Traverse Green Subdivision. As
future phases of the development are undertaken and constructed, Clark Street will be extended
westerly to the limits of the next stage of development. CADG will be assessed for one-half of
the costs to construct the roadway, curb & gutter, sidewalk and utilities.

Clark Street was previously platied on lands owned by the City and not lands dedicated by the
developer so CADG will pay the City $9,041 in land costs. That would provide compensation for
one-half of the land dedicated for the Clark Street right-of-way as if it had been dedicated by
CAGD.

Cullen Street on the western edge of the CADG property will not be constructed until needed
when future phases of the development are commenced. Once again, given that the Cullen Street
right-of-way is depicted upon lands owned by the City, CADG will reimburse the City $5,160 in
lieu of the dedication of lands. The development property will also be assessed one-half of the
construction costs of Cullen Street when built.

Stormwater drainage would be captured on-site through a series of catch basins and intakes. The
ultimate destination for the stormwater run-off would be the Clark Street Basin which is on the
east side of Nicollet Avenue (C.S.A.H. #20). Given that the development property is within the
Clark Street Basin watershed, it would have an assessment for construction of the dry basin. The
assessment would total $11,718.16. As with the Windsor Pond development, when future phases
of the North Traverse Green Subdivision project are undertaken, the developer will incur
additional stormwater assessments at a rate of $2,386.59 per acre.
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Parkland dedication fees are required by the Subdivision Ordinance whenever lands are originally
platted. Residential developments must dedicate 12% of the property for parkland purposes. If
no publicly owned parks are planned upon the development property, the City can choose to
obligate the developer to pay cash. That cash is deposited in to a dedicated parkland account.
Funds from the account can only be used to pay for park acquisition or capital improvements
within parks.

Since that the first phase contains 4.9 acres of land, the developer would need to provide 0.5892
acres of land as parkland dedication. Since there is no public park planned within the subdivision
the developer will make a cash payment of $5,892.00 given the sales price of $10,000 per acres.
As future phases of the project are platted, additional parkland dedication fees will be charged to
CADG.

TAX INCREMENT FINANCING:

A pay-as-you-go Tax Increment Financing Agreement is being prepared by Mary Ippel who is
your bond and development attorney. Ms. Ippel intends to have the draft completed and delivered
early the week of September 28th.

The agreement would provide reimbursement to CADG for expenses deemed eligible for a
Housing Tax Increment District by statute. CADG has identified $8,466,778 in expenses eligible
to be reimbursed. Those expenses are as follows:

Following the County Assessor’s office review and consideration of the site plan, floor plans and
other construction documents submitted by CADG, the Assessor's office suggests a post
construction market value of $7,395,400 for phase one of the project.

If the property is valued at that amount following construction, the annual gross tax increment
would be calculated to be $125,008 beginning with taxes paid in 2023. Statute allows the City to
retain 10% of the gross tax increment to reimburse itself for administrative costs. As such, the
annual net tax increment revenues would be $112,057.

After consultation with Shannon Sweeney of David Drown & Associates and City Administrator
Prafke, an offer has been made to reimburse CADG $2,100,000, a portion (24.8%) of the eligible
tax increment expenses, or a maximum of 15 years (taxes payable 2037).

If tax rates or tax classifications are changed by the legislature, it is possible that the net tax
increments will not reach the predicted $112,057. That is why we utilized a pay-as-you-go
agreement and cap the number of years. It also means that the developer only receives benefit if
they pay their property taxes. The developers agree to these requirements recognizing that if they
receive a lower annual tax increment payment, they have paid less than the amount of real estate
taxes projected.

The agreement obligates CADG to ensure that at least 20% (13) of the apartment units are
occupied by families with annual incomes at 50% of the area median income adjusted for
household size. For example, a single person household would need to have an annual income
below $29,650 while a family of four would need an income below $42,350. The provision of TIF
ensures that our moderate income families can occupy an apartment that otherwise would be
priced above of their ability to pay. The remainder of the units will be at “market rate” pricing which
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is estimated at $920 to $1250 for one and two bedroom units. The development also includes
garages.

My goal for the workshop is to review and discuss the plats, development agreement and TIF
agreement in anticipation of your future action.

Please feel free to contact me should you have any questions or concerns on this agenda item.

RJW
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PDF+PIN: 005+19.833.9999

Nicollet County Assessor

WORKING

Wed, 9/2/2020, 4:03 PM  Page 1

N Deed: St Peter (city of) Market Rate Apts 2nd estimate Map Area: St Pet Cty 13+ Units Checks/Tags:
Contract: Route: 000-000-000 Lister/Date:
CID#: Tax Dist: 1801SPetC508 Review/Date:
DBA:  Market Rate Appartments Plat Page: Entry Status:
Urban / Residential MLS: Subdiv.  [NONE]
Legal:None
Land
Land Basis | Front | Rear Side2 | R. Lot | SF | Acres |oeptwunit |eFFrtype | Qual/Land | UnitPrice |  Total  |Topo|Econ|Other] $Adj | Rod 208100,
FF Main 460.00( 460.00 520.00 [ 520.00 0.00 - _ 1.37[ 630.20 $550.00
Sub Total 239,200.00 5.491 $346,610) 0%| 0%| 0% $0 $346,600
Grand Total 23‘9.200.00I 5.481 I | $346.610 ' $346,600
Street Utilities Zoning Land Use
FF Main I None I None ' Not Applicable | Not Applicable
Sales Building Permits Values
Date | $Amount |NUTC| Recording | Date | Number freg] $Amount | Reason | Type | Appraised | BofR | St Equalized |
$0 $0
$0 $0
$0 $0
$0 $0
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City of Saint Peter, Minnesota
TIF District No. 1-20

Tax Increment Projections

Valuations & Projected Increases

Tax Rate Assumptions:

2017 Tax
Market Tax Capacity Rate
Qriginal Values 169,700 2,121 City of St. Peter 49.093%
Nicollet County 52.580%
Increased Value: (New Development) 7,395,400 92,443 School District 508 38.247%
Other 0.474%
140.404%
Projected Tax Increment Adjustments
" Retained  Projected Gross 10.00% 0.36% TOTAL
Payable QOriginal Projected Net Captured Less Fiscal Net Captured Tax Tax Admin. State Auditor’s NET
Year Tax Capacity Tax Capacity Tax Capacity Disparities Tax Capacity Rate* Increment Retainage Deduction REVENUES
2021 2,121 2,121 - - - 138.40%
2022 2,121 2,121 - - - 138.40% - - - -
2023 2,121 92,443 90,321 - 90,321 138.40% 125,008 12,501 450 112,067
2024 2,121 92,443 80,321 - 90,321 138.40% 125,008 12,501 450 112,057
2025 2,121 92,443 80,321 - 90,321 138.40% 125,008 12,501 450 112,057
2026 2,121 92,443 80,321 - 90,321 138.40% 125,008 12,501 450 112,057
2027 2,121 92,443 80,321 - 80,321 138.40% 125,008 12,501 450 112,057
2028 2,121 92,443 80,321 - 80,321 138.40% 125,008 12,501 450 112,057
2029 2,121 92,443 80,321 - 80,321 138.40% 125,008 12,501 450 112,057
2030 2121 92,443 80,321 - 80,321 138.40% 125,008 12,501 450 112,057
2031 2,121 92,443 80,321 - 80,321 138.40% 125,008 12,501 450 112,057
2032 2,121 92,443 80,321 - 90,321 138.40% 126,008 12,501 450 112,057
2033 2,121 92,443 90,321 - 90,321 138.40% 125,008 12,501 450 112,067
2034 2,121 92,443 90,321 - 90,321 138.40% 125,008 12,501 450 112,067
2035 2,121 92,443 90,321 - 90,321 138.40% 125,008 12,501 450 112,057
2036 2,121 92,443 90,321 - 90,321 138.40% 125,008 12,501 450 112,057
2037 2,121 92,443 80,321 - 90,321 138.40% 125,008 12,501 450 112,057
2,121 92,443 80,321 - 90,321 138.40% 125,008 12,501 "350 T12,067
2039 2,121 92,443 90,321 - 90,321 138.40% 125,008 12,501 450 112,067
2040 2,121 92,443 90,321 - 80,321 138.40% 125,008 12,501 450 112,067
2041 2,121 92,443 90,321 - 90,321 138.40% 125,008 12,501 450 112,087
2042 2121 92,443 90,321 - 90,321 138.40% 125,008 12,501 450 112,067
2043 2,121 92,443 90,321 - 90,321 138.40% 125,008 12,501 450 112,067
2,625,173 262,517 9,451 2,353,205

David Drown Associates, Inc.

Exhibit 3
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