
 

City of Newport 
City Council Minutes 

October 20, 2011 
                 
1.  CALL TO ORDER 
Mayor Tim Geraghty called the meeting to order at 5:30 P.M.  
 
2.  PLEDGE OF ALLEGIANCE 
 
3.  ROLL CALL -        
Council Present – Tim Geraghty, Bill Sumner, Tracy Rahm 
 
Council Absent –Tom Ingemann, Steve Gallagher 
              
Staff Present –   Brian Anderson, City Administrator; Bruce Hanson, Supt. of Public Works; Mark Mailand, Fire 
Chief; Renee Helm, Executive Analyst; Fritz Knaak, City Attorney 
 
Staff Absent –Curt Montgomery, Police Chief; John Stewart, City Engineer 
 
Others Present – Katy McElwee Stevens, Planning Commission member; Dave Engfer, Planning Commission 
Member; Susan Lindoo, Planning Commission Member 
                                            
4.  ADOPT AGENDA 
Mayor Geraghty – Item #7.A should be removed because we will be presenting that at the November 3, 2011 
meeting.   
 
Motion by Rahm, seconded by Sumner, to adopt the Agenda as amended.  With 3 Ayes, 0 Nays, 2 Absent, 
the motion carried. 
 
5.  ADOPT CONSENT AGENDA 
Motion by Sumner, seconded by Rahm, to adopt the Consent Agenda, which includes the following items: 

A.  Minutes of the October 6, 2011 Regular City Council Meeting  
 B.  List of Bills in the Amount of $74,236.01 
With 3 Ayes, 0 Nays, 2 Absent, the motion carried. 
  
6.  VISITORS PRESENTATIONS/PETITIONS/CORRESPONDENCE 
Virgil Voller, 1685 Kolff Street, Newport – Mr. Voller was present at the October 6 City Council meeting and 
doesn’t believe that much was done to address his concerns since then. Mr. Voller relocated his house numbers 
from the mailbox to the back door.   
 
Bruce Hanson discussed the water issue that Mr. Voller brought up at the October 6 City Council meeting. The 
inlets and outlets for the colverts are open and functioning fine. There is a pvc pipe in the southeast corner of the 
pond that has some erosion and that should be replaced. All of the other ones are working fine.  
 
Pete Orput, Washington County Attorney – Mr. Orput was present to introduce himself as the Washington 
County Attorney and to discuss several initiatives that he is working on. Mr. Orput invited the City Council and 
residents to visit his office in Stillwater to learn about what he does. Mr. Orput’s office works closely with the 
police and City attorney to work on training. Additionally his office has started a truancy initiative to keep 
students in school. The County Attorney’s office is also doing some classes in regards to how to prevent crime 
and would like to invite residents to attend those.  
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7.  MAYOR’S REPORT 
Mayor Geraghty – Nothing to report 
 
8.  COUNCIL REPORTS 
Councilman Rahm – Nothing to report 
 
Councilman Sumner – Nothing to report 
 
9.  ADMINISTRATOR’S REPORT 
A. Resolution No. 2011-32 – Finding the Existence of a Public Nuisance at 927 Seventh Avenue in the City of 
Newport, Minnesota, Ordering the Immediate Abatement Thereof and Authorizing the Assessment of the Cost of 
Abatement 
 
The public hearing for this item opened at 5:41 p.m. 
 
Admin. Anderson – The City has been in touch with Mr. Scofield for the past 18 months to get the property 
cleaned up. Originally, the property had two houses on it and a number of non-conforming issues. Last year, the 
building inspector went through the two houses and found them inhabitable. Mr. Scofield did demolish both 
houses. There is a garage on the property and Mr. Scofield received a permit to transform the garage into a house. 
There are also a couple boats on the property, as well as some debris. Since September 2011, Mr. Scofield has 
cleaned up a majority of the debris. The only outstanding issues are the garage and one sailboat. Mr. Scofield will 
be purchasing some new tires to get the sailboat off of the property shortly. The City did receive a compliment 
since the houses were demolished. The question before the Council is whether or not the City would like me to 
continue working with Mr. Scofield or take more aggressive action and hire someone to remove the sailboat. 
 
Councilman Rahm – Is there a timeline at all? 
 
Admin. Anderson – No, I was hoping he would be in attendance tonight to provide one for you but he had 
previous engagements. I do believe that he is trying to do his best but it does take a financial hit on him to try to 
get everything cleaned up at once. In his emails he does say that these items will be taken care of in the coming 
weeks but never provides a set timeline. 
 
Mayor Geraghty – If we do adopt the resolution how much time do we have to enforce it? 
 
Attorney Knaak – There are several options that the City can choose from. The first one is to adopt the 
resolution and serve the resolution to Mr. Scofield who would then have 20 days to respond. This option allows 
the City to assess the cost directly on the property. The second option is to continue the resolution for a couple 
months and take action at that point. The final option is to adopt the resolution and serve it to Mr. Scofield but not 
enforce it immediately.  
 
Mayor Geraghty – Could we enforce it in a couple months? 
 
Attorney Knaak – Yes. I would recommend that you adopt the presentation that was just made as the official 
record.    
 
The public hearing closed at 5:50 p.m. 
 
Mayor Geraghty – Given that we have flexibility on enforcing the resolution, I support adopting it as is. 
 
Councilman Rahm – The City has sent him letters in the past but Mr. Scofield didn’t do anything until we 
threatened to take action correct? 
 
Admin. Anderson – Correct 
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Councilman Rahm – It looks like we gave him a lot of opportunities for it. 
 
Mayor Geraghty – He has made progress and the City will ensure the garage is done properly and in a timely 
manner. 
 
Admin. Anderson – Yes, he did pull a permit for the garage so he will be required to complete the necessary 
inspections and complete it in the specified time. 
 
Councilman Sumner – I move for a continuance through the winter months as long as he is making progress 
during the winter months. I think he could get the boat out of there prior to the winter. 
 
Councilman Rahm – So you’re saying that you won’t adopt the resolution as it stands now? 
 
Councilman Sumner – Well this is for action within how many days?  
 
Mayor Geraghty – That’s what Fritz was talking about. There is some flexibility in regards to when the City 
takes action. 
 
Councilman Sumner – But within the document it doesn’t have a timeframe? 
 
Mayor Geraghty - No, but I think three to six months is reasonable. 
 
Councilman Sumner - We would certainly like him to make progress within that time and he’s made progress 
recently.  
 
Motion by Geraghty, seconded by Sumner, to approve Resolution No. 2011-32 finding the existence of a 
public nuisance at 927 Seventh Avenue in the City of Newport, Minnesota, ordering the immediate 
abatement thereof and authorizing the assessment of the cost of abatement.  With 3 Ayes, 0 Nays, 2 Absent, 
the motion carried.  
 
B. Resolution No. 2011-33 – Approving a Joint Powers Agreement with the State of Minnesota 
Admin. Anderson - When the City arrests somebody they run a background check through the Bureau of 
Criminal Apprehension, which goes through Washington County prior to the City or Attorney receiving it. This 
resolution will eliminate Washington County from the process of receiving background checks when the City 
arrests somebody.  
 
Attorney Knaak – This is a way of speeding up the process and getting the information directly. This will greatly 
improve the efficiency. I like it because our office will get the information immediately. We will not disclose any 
information. 
 
Councilman Rahm – Does your office keep any records indicating what records you request and when? 
 
Attorney Knaak – No, our office does not keep any such records. The Bureau keeps records and performs an 
internal audit if there’s unusual activity. My office is under strict regulations in regards to what I can and cannot 
disclose. I cannot use this information for private clients or files. 
 
Mayor Geraghty - Are you getting more information than what the public would get? 
 
Attorney Knaak - Yes, the public would not receive this information at all and I cannot disclose it. 
 
Councilman Sumner - This is just speeding up the process corret? You wouldn’t get a greater number or greater 
variety of documents? 
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Attorney Knaak - Yes 
 
Councilman Sumner - Is there any downside to this resolution? 
 
Attorney Knaak - No 
 
Mayor Geraghty - It’s only a five year agreement 
 
Attorney Knaak - Yes, you don’t want those running indefinitely and they should be renewed. It may change so 
that it’s renewed earlier than that. 
 
Councilman Rahm - I’m all for increasing efficiency. I’m just concerned about possible abuse. I would like 
some assurance from you that anything you do in your official capacity you are able to pull some record or log 
that shows what information you accessed and what is filed and when.  
 
Attorney Knaak - It’s put into the files and doesn’t go anywhere else and copies are not made. Only two lawyers 
and two paralegals have access to it. 
 
Councilman Rahm - That’s good enough for me. 
 
Councilman Sumner - And the records are destroyed at some point? 
 
Attorney Knaak - Yes, there’s a certain period of time that we keep files. Very often, if nothing comes up in a 
search the documents are destroyed. The BCA keeps track of everything we request so if they had an odd pattern 
of requests they would look into it. 
 
Mayor Geraghty - Does the police have the same access? 
 
Attorney Knaak - They have much broader access because they need it immediately when they pull someone 
over. 
 
Motion by Sumner, seconded by Rahm, to approve Resolution No. 2011-33 approving a joint powers 
agreement with the State of Minnesota on behalf of its City Attorney and Police Department. With 3 Ayes, 
0 Nays, 2 Absent, the motion carried.  
 
C. Resolution No. 2011-34 – Establishing the City of Newport’s Contribution for Employee Health and Dental 
Insurance Coverage 
 
Admin. Anderson – In the past the City has contributed a certain amount to healthcare premiums for City 
employees. This resolution takes the same pool of money but uses it to cover both dental and healthcare. The 
amount the City pays is not being increased. 
 
Councilman Sumner - Is this something the employees have been behind? 
 
Admin. Anderson - Yes, it’s something they’ve been asking for for a few years. In the past we haven’t had 
enough participation but we’ve gotten some decent rates now so all of the employees are interested in it.  
 
Motion by Rahm, seconded by Geraghty, to approve Resolution No. 2011-34 establishing the City of 
Newport’s contribution for employee health and dental insurance coverage. With 3 Ayes, 0 Nays, 2 Absent, 
the motion carried.  
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D. Ordinance No. 2011-9 - Amending Chapter 8, Section 811 Building and Property Maintenance of the City of 
Newport Code of Ordinances 
 
Admin. Anderson presented on this item as outlined in the October 20, 2011 City Council packet. This item was 
brought before the Planning Commission at both the September 18 and October 13 Planning Commission 
meetings due to a residential request. The Planning Commission approved a resolution for it at its October 13, 
2011 meeting.  
 
Councilman Sumner – They would revert to the requirement if the road became paved correct? 
 
Admin. Anderson – Yes 
 
Councilman Rahm – In the interest of transparency I wanted to note that my wife was the one who requested this 
because we do live on a gravel road. I would like to ask the attorney’s recommendation on whether or not I should 
abstain from voting, which I had planned on doing because it directly benefits me. 
 
Attorney Knaak – You’ve made your disclosure and there’s no reason not to vote unless you receive a direct 
financial benefit from it. Although it does benefit you, it also benefits several others in the same class, and it is 
considered to be legislative so you can vote.  
 
Councilman Rahm – Ok, I just wanted to fully disclose my relationship with it.  
 
Motion by Sumner, seconded by Geraghty, to approve Ordinance No. 2011-9 amending Chapter 8, Section 
811 Building and Property Maintenance of the City of Newport Code of Ordinances. With 3 Ayes, 0 Nays, 2 
Absent, the motion carried.  
 
E. Feasibility Analysis for the Red Rock Gateway Site 
Stacie Kvilvang of Ehlers and Associates was present to discuss her analysis of the feasibility for the Red Rock 
Gateway Area as outlined in her presentation, a copy of which is included in these minutes. Prior to her 
presentation, Sherri Buss of TKDA provided a brief overview of the Liveable Communities grant that the City 
received. The City received this grant from the Metropolitan Council to look at the Red Rock Gateway site for 
potential redevelopment around a future transit site. The grant includes three tasks. The first is revising the City’s 
land use map, zoning map, and zoning ordinance which the Planning Commission will work on in the coming 
months. The second piece was the market study that was presented a couple months ago. The third and final piece 
is a financial analysis of the area. The analysis is based on the market study and presents a couple options in 
regards to densities for the area. Stacie provided options based on low, medium and high densities.  
 
Councilman Rahm – My concern would be is that in order to have it financially work out we would need to have 
the light rail station already constructed  because why else would people live there?  
 
Ms. Kvilvang – You are correct that some of the draw for this area will be the transit station because individuals 
will want to relocate their housing and businesses near there but redevelopment does take a while and the transit 
station may be there in a couple years. 
 
Admin. Anderson – I think some of the other attractions to this site are the access to 494 and Highway 61, as 
well as the park and trail system. I did speak with the County today and I will be part of a RFP design services in 
the next couple weeks to get a firm to design the transit station. Right now there are $2 million that has to be spent 
within the City for the Knox site. They are planning on implementing the clearing and Phase I and II next year.  
 
Ms. Kvilvang – Another thing that is attractive about the site is that the County owns the site so it is easier 
because they are looking to clear the site.  
 
Councilman Sumner - Do we have restrictions on height? 
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Ms. Buss - It’s about 35 feet. That will be something that the Planning Commission will need to take a look at 
and it will be part of developing a zoning ordinance. 
 
Admin. Anderson – I know there’s some concern with our Fire Department in regards to how far we can go and 
whether or not a ladder truck will need to be added into the cost of redevelopment.  
 
Councilman Sumner – Is that a concern Mark? 
 
Mark Mailand – Yes 
 
Dave Engfer – Another factor to look at is that we may not be able to go underground for parking due to the 
bedrock and water. As a result of that, we’ll need to have above ground parking and as such will have less room 
for a building because we’ll be providing at least one parking stall per unit.  
 
Admin. Anderson – I think Stacie provided a lot of good examples in her presentation regarding three and four 
story apartments with their own courtyards. I was also thinking of Centennial Lakes in Edina that has an area for 
residents to rent out for parties, a flea market and paddle boats which are available for non-residents so I think that 
is one thing to think about as well.  
 
Mayor Geraghty – Infrastructure was not taken into account correct? 
 
Ms. Kvilvang – That is correct. 
 
Mayor Geraghty – Do you have any idea of what it would cost? 
 
Ms. Kvilvang - I think we would need to look at that more and put it together because it depends on the linear 
feedout and the types of infrastructure that you’re looking at. 
 
Mayor Geraghty – Is there any analysis out there that looks at how much of a mix of rental, senior housing or 
owner occupied we should have?  
 
Ms. Kvilvang - Traditionally, it’s around the 70/30 split for owner-occupied/rental. It’s a policy decision and 
discussion for what you want in your community.  
 
Admin. Anderson – I think what we’re looking for tonight is a general direction to take back to the Planning 
Commission and whether or not you’re comfortable with a three and four story building in that area. 
 
Mayor Geraghty – Do they ever do a parking ramp with a garden on top for apartments? 
 
Ms. Buss – Yes, there are several examples in Minneapolis and St. Paul so that would be another approach. The 
parking that is associated with the transit station is a ramp so there is a possibility that it could be shared with the 
housing units.  
 
Barbara Dacy – The Washington County HRA’s new development in Forest Lake is a senior housing complex 
that has multiple components such as private market rate apartments, assisted living and mental care. I would like 
to recommend that you set the word “high-density” aside and you look at the site that you are developing on and 
that can handle a larger complex. I believe several three or four story buildings can go in this area. In regards to 
parking, there are several examples where apartments have parking ramps for their residents. Finally, I would like 
to discuss the financial tools that are available. The County has implemented a redevelopment and housing TIF 
that the City can utilize to finance this site. The HRA also has bonding capacity that could help.  
 
Mayor Geraghty – Tax increment financing doesn’t really help the City budget correct? 
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Ms. Kvilvang - The existing tax base will continue so you will collect that, however you won’t collect additional 
taxes. TIF’s are short-term investments for a long-term gain.  
 
Councilman Rahm – I still struggle with what the best use of the land is. Would industrial work better because of 
the access to 494, 61, the river and the rail? I remember the developers said to use our strengths and to use this 
area for some sort of industrial use.  
 
Ms. Kvilvang – Industrial pays less for land and has less value whereas housing and commercial units pay more 
for land and has more value.  
 
Councilman Rahm – I agree with that completely. However, when you look at Newport’s tax capacity we have a 
lot of older individual home and less industry so we’re spreading our taxes among less and less units. Again 
whether its industrial or high-density residential we’re trying to figure out the best way to economically develop 
so I want to make sure we look at everything.  
 
Mayor Geraghty – Could we include use for clean manufacturing in office buildings?  
 
Ms. Buss – That will be one of the first questions that the Planning Commission will take on in regards to what 
uses will be allowed in this area. We could say that we will allow some business park uses such as light 
manufacturing or warehousing along with office, retail and housing. The Planning Commission will be looking at 
uses, densities and heights for this area in the next couple Planning Commission meetings. We should have a draft 
ordinance and zoning map for the Council to look at in December or early 2012.  
 
Mayor Geraghty – I do think a mix of owner-occupied, senior housing and businesses is important but I also 
want something that will be financially stable over the next 25 years.  
 
Ms. Buss – We did include a marina in the concept land use map but did not include it in the financial analysis 
because it is a specialized item. We would need to talk with a couple marina developers to determine the financial 
information and feasibility of it.  
 
Councilman Sumner – Is it even feasible to put a marina in or are you saying that you haven’t had any contact 
with any developers? 
 
Ms. Buss – We haven’t. I think the next step is to talk with developers to see if a marina is feasible or if we 
should look at another way of accessing the river. 
 
Councilman Rahm – I think we’re trying to develop something that brings people to Newport versus having 
people just live here and leave. We think that might be better for people spending money here.  
 
Ms. Buss – So we should try to integrate some employment opportunities as well as housing units? I think we 
should also try to incorporate some entertainment opportunities in this area as well for people to come visit. The 
trend is to incorporate business, housing and entertainment into the same land use instead of the separation that 
you’ve seen in the past. 
 
Mayor Geraghty – Thank you very much for the presentation and all the work you put into it.  
 
10.  ATTORNEY’S REPORT 
Attorney Knaak – The City did get a ruling in regards to the Hunter Case in our favor. The City will be moving 
forward with the prosecution and taking it to trial within the next couple months. 
 
Councilman Rahm – Do you think he’ll try to settle it earlier? 
 



Page 8 of 8 
City Council Minutes of 10-20-11 
Attorney Knaak – There’s always a possibility. 
 
11.  POLICE CHIEF’S REPORT - No Report 
 
12. FIRE CHIEF’S REPORT – No Report 
 
13.  ENGINEER’S REPORT – No Report 
 
14.  SUPERINTENDENT OF PUBLIC WORKS REPORT –  
Superintendent Hanson – If residents do have concerns similar to Mr. Voller’s please contact the City and we’ll 
look into it. Also, I spoke with Fire Marshall Mailand and house numbers should be visible from the street for 
safety issues so they should be kept on the mailbox. 
 
Councilman Sumner – Have we received the dump truck yet? 
 
Superintendent Hanson – No, we’ll get it early December. 
 
Councilman Sumner - Do we need any special adaptations or will it be ready to plow? 
 
Superintendent Hanson - It should be ready to go. 
 
Admin. Anderson – Once it does arrive I was going to have it parked outside so residents could take a look at it.  
 
Councilman Sumner – Do we have all the salt for the winter? 
 
Superintendent Hanson – Yes. 
 
15.  NEW/OLD BUSINESS 
None 
 
16.  ADJOURNMENT 
Motion by Geraghty, seconded by Rahm, to adjourn the regular Council Meeting at 6:57 P.M.  With 3 
Ayes, 0 Nays, 2 Absent, the motion carried. 
 
           Signed: _____________________________ 
            Tim Geraghty, Mayor 
Respectfully Submitted, 
 
 
 
Renee Helm 
Executive Analyst 
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Overview

 Financing tools available for redevelopment

 Redevelopment areas within Red Rock 
Corridor

 Review of Bonestroo study on market demand 
over next 10 years

 Assumptions for analysis

 Review of various housing, infill 
redevelopment projects

 Outcomes of Analysis



Financing Tools

 Redevelopment is inherently more expensive than 
greenfield development

 Land is more costly do to buildings and/or other site improvements 

 Costs associated with relocation, environmental remediation and 
demolition

 Limited tools available to cities
 Abatement typically doesn’t generate enough funds to pay for higher costs 

related to redevelopment

 There aren’t enough grant resources to cover every need

 Tax Increment is best option
 Redevelopment district – 26 years
 Renewal and renovation district – 16 years



Redevelopment Areas

Approximately 
23 Acres



Bonestroo Market Study

Use # of Units or Sq/Ft
Sr. Apartment 85-130
Market Rate Apartment 550
Retail 10,000
Office 30,000-60,000

Demand by use over next ten years



Assumptions For Analysis

 Prepared land assembly costs and what a future 
developer would pay for land

 Land assembly costs assume cost to purchase land, 
relocate existing owners/businesses, demolish the 
buildings and all soft costs related to purchasing and 
holding the land

 Assumed acquisition costs at high end of 150% of the pay 2012 market value

 Purchase price of land by developer
 $8,000/unit for rental housing
 $10 per sq/ft of building for retail and office



Assumptions For Analysis

 Prepared 26-year TIF projections based upon future 
value of various land uses 

 Sr. apartments are valued at $85,000/unit
 Market rate apartments are valued at $95,000/unit
 Retail and office is valued at $125 sq/ft

 Completed 3 different scenarios based upon density 
level of future housing

 Low density – 18 units/acre (current city zoning)
 Medium density – 25 units/acre
 High density – 50 + units/acre



Density Level Assumptions

Low Density City Zoning for Apartments (18 Units/Acre)

Apartment Type Area 1 Area 2 Area 3 Total Bonestroo Mk Study Development Valuation
Sr. Apartment 0 45 15 60 85-130 $5,117,242
Market Rate Apartment 93 57 0 150 550 $14,289,900

TOTAL 93 102 15 211 635-680 $19,407,142

Medium Density for Apartments (25 Units/Acre)

Apartment Type Area 1 Area 2 Area 3 Total Bonestroo Mk Study Development Valuation
Sr. Apartment 0 62 21 83 85-130 $7,055,000
Market Rate Apartment 129 80 0 209 550 $19,855,000

TOTAL 129 142 21 292 635-680 $26,910,000

High Density for Apartments (50+ Units/Acre)

Apartment Type Area 1 Area 2 Area 3 Total Bonestroo Mk Study Development Valuation
Sr. Apartment 0 110 60 170 85-130 $14,450,000
Market Rate Apartment 300 180 0 480 550 $45,600,000

TOTAL 300 290 60 650 635-680 $60,050,000



North Oaks – Waverly Gardens

Type of Development Acres # of Units Units Per/Acre
Apartments - Phase I - 
Senior Indendendent, 
Assisted Living and 
Skilled Care

8.6 180 21

TOTAL 8.60 180 N/A

Waverly Gardens - North Oaks



Waverly Gardens – North Oaks



St. Louis Park – Woodale & 
Oxford

Type of Development Acres # of Units Units Per/Acre
Town Homes 3.34 77 23

Condominiums 4.14 120 29
TOTAL 7.48 197 N/A

Woodale and Oxford Avenue - St. Louis Park



Village in the Park 

Town Homes









Village in the Park 

Senior Condos



The Landings

Forest Lake – Trailside

Type of Development Acres # of Units Units Per/Acre
HRA Senior Housing 2 70 35

TOTAL 2.00 70 N/A

Tailside - Forest Lake



Trailside



The Landings

St. Anthony – Silver Lake 
Village

Type of Development Acres # of Units Units Per/Acre
Mixed Income 
Apartments  - (25% of 
units affordable at 50% of 
Area Median Income) 
Market Rate and Senior 
Apartments

7.10 263 37

Condominiums 2.78 130 47
TOTAL 9.88 393 N/A

Silver Lake Village - St. Anthony



The Landings

St. Anthony – The Landings





The Village Condos

St. Anthony – Village Condos







The Landings

St. Louis Park – Hoigaards 

Type of Development Acres # of Units Units Per/Acre
Condos 1.45 74 51
Apartments 4.65 220 47

TOTAL 6.10 294 N/A

Hoigaards Redevelopment - St. Louis Park



Hoigaards

Harmony Vista Mixed Use Camerata Apartments



Hoigaards – Mixed Use



Hoigaards – Mixed Use 
Apartments



Hoigaards – Camerata Apts



Hoigaards – Camerata Apts



Hoigaards – Camerata Apts



St. Paul - 808 Berry & Emerald 
Gardens

Type of Development Acres # of Units Units Per/Acre
Mixed Income 
Apartments  - (25% of 
units affordable at 50% of 
Area Median Income) 

3.37 266 79

Condominiums  - 
Emerald Gardens 3.50 212 61

TOTAL 6.87 478 N/A

808 Berry and Emerald Gardens - St. Paul



808 Berry



808 Berry



Emerald Gardens Condos



Outcomes of Analysis

Cost of 90% TIF Excess/
Land Grant (0% infl) (gap)

(3 Parcels)
Parking Ramp N/A 2.50 N/A N/A N/A N/A

Apartments 129 5.14 25 $8,000 $1,032,000 $0

Apartments 0 0.00 0 $8,000 $0 $0

Office 30,000 3.00 23% $44 $1,306,800 $0

Retail 10,000 1.00 23% $44 $435,600 $0

$3,556,150 N/A N/A 11.64 N/A N/A $2,774,400 $0 $2,278,493 $1,496,743
11.64

Cost of 90% TIF Excess/
Land Grant (0% infl) (gap)

(27 Parcels)
Ponding N/A 1.00 N/A N/A N/A N/A

St. Apartments 62 2.50 25 $8,000 $496,000 $0

Apartments 80 3.19 25 $8,000 $640,000 $0

Office 20,000 2.00 23% $44 $871,200 $0

$6,589,329 N/A N/A 8.69 N/A N/A $2,007,200 $0 $1,679,989 ($2,902,140)
8.69

Cost of 90% TIF Excess/
Land Grant (0% infl) (gap)

(12 Parcels)
HRA Sr. Apartments 21 0.84 25 $8,000 $168,000 $0

Office 10,000 0.84 27% $37 $367,909 $0

$1,656,768 N/A N/A 1.69 N/A N/A $535,909 $0 ($52,249) ($1,173,109)
2.61

22.02 N/A N/A $5,317,509 $0 $3,906,232 ($2,578,507)

TOTAL               
Developer Price for 

Land

3,556,150$             $2,278,493 $1,496,743

Area 2 - Medium Density
62 Senior Rental (Independent & Assisted Living), 80 Apartments, 20,000 Sq/Ft Office & Ponding

Area 3 - Medium Density
Tinucci's & Existing Office, 21 Sr. Apartments, 10,000 Sq/Ft office

End Use # of Units or Sq/Ft Use Acrege Land Coverage 
or Units/Acre

Developer Land 
Purchase Price Per 

Unit or Sq/Ft

Area 1 - Medium Density
129 Apartments, 30,000 sq/ft Office, 10,000 Sq/Ft Retail & 2 Parking Ramps

End Use # of Units or Sq/Ft Use Acrege Land Coverage 
or Units/Acre

Developer Land 
Purchase Price Per 

Unit or Sq/Ft

TOTAL               
Developer Price for 

Land

6,589,329$             $1,679,989 ($2,902,140)

1,656,768$             ($52,249) ($1,173,109)

End Use # of Units or Sq/Ft Use Acrege Land Coverage 
or Units/Acre

Developer Land 
Purchase Price Per 

Unit or Sq/Ft

TOTAL               
Developer Price for 

Land

GRAND TOTAL



Gap Analysis Based Upon 
Density

 Housing density should be somewhere between medium and high density 
levels to make redevelopment be financially feasible

 With TIF there are still potentially some financing challenges

Housing Density 
Scenarios

Total Development 
Valuation              

(Including Commercial)

Total Costs to 
Assemble

Total Developer 
Land Payments

Total TIF 
(90%)

(GAP)/Surplus

Low (18 units/acres) $28,157,142 $11,802,248 $4,666,492 $2,840,359 ($4,295,397)
Medium (25 units/acre) $35,660,000 $11,802,248 $5,317,509 $3,906,232 ($2,578,507)
High (50 + units/acre) $68,800,000 $11,802,248 $8,181,509 $7,876,085 $4,255,346



Variables That Affect the Gap

 Cost to assemble the land

 Developer purchase price of land after clearance

 Higher taxable value of end uses

 Level of residential density

 Type of rental housing (affordable, mixed income, 
market rate)

 Level of public improvements



Questions
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