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AGENDA 
Economic Development Commission Meeting 

In-Person Meeting with Public Electronic Access 
August 4, 2021  |  7:30 a.m.  

City Hall Upper Level Conference Room 

 Attend the meeting in Person: Members of the public may attend the meeting in person. Attendees who are 
not vaccinated are encouraged to wear masks and comply with social distancing parameters. 
 

 Watch the meeting electronically: To observe the meeting electronically, visit www.newbrightonmn.gov or 
tune into CTV Channel 8023 (CenturyLink) or Channel 16 (Comcast).  
 

 Join the meeting electronically: If you need to interact with our elected officials or staff but are not 
comfortable attending the meeting in person, you may join the meeting electronically. Visit: 
https://us02web.zoom.us/j/82196592215?pwd=VGVZZE9DU2xjMUtVQlViRGNKVTA1dz09 (no app needed) or 
use your Zoom app to join by entering:  Meeting ID: 821 9659 2215 and  Passcode: 672150 

I. Call to Order  

II. Roll Call* 
 Chair Harry Carter 
 Commissioner Bob Benke 
 Commissioner Bret Fynewever 
 Commissioner Mike Murlowski 
 Commissioner Max Nundahl 

 
 Commissioner Anthony Pledger 
 Commissioner Jacqui Sauter 
 Commissioner Paul Zisla 
 Appointment Pending 

III. Approval of Agenda  

IV. Approval of Minutes 
1. June 2, 2021 EDC Minutes 

V. Report from City Council Liaison 

VI. Business Items 
1. Financial Needs Analysis for proposed Tax Increment Financing Redevelopment 

(TIF) District No. 35 (US Bank Redevelopment Project)  



*  

 

2. Business Outreach Program Updates 

VII. Adjournment 



 

 

 

 
 

 
MINUTES 

New Brighton Economic Development Commission 
Regular Meeting – June 2, 2021 

7:30 a.m. 
 
 

 Call to Order 

Chair Carter called the meeting to order at 7:30 a.m.  Due to the COVID-19 pandemic this 
meeting was held virtually.  

I. Roll Call 

Members Present......................Chair Harry Carter, Commissioners Bob Benke, Bret 
Fynewever, Clint Kuipers, Mike Murlowski, Max Nundahl, 
Anthony Pledger, Jacqui Sauter, and Paul Zisla 

Members Absent .......................None 

Also Present ..............................Ben Gozola-Assistant Director of Community Assets & 
Development, Jill Cady – DCAD Technician, and 
Councilmember Pam Axberg 

II. Approval of Agenda 

Motion by Commissioner Fynewever, seconded by Commissioner Sauter to approve the 
agenda as presented. 

A roll call vote was taken. Approved 9-0  

III. Approval of Minutes 

Motion by Commissioner Fynewever, seconded by Commissioner Pledger to approve the 
minutes from the March 3, 2021 meeting. 

A roll call vote was taken. Approved 9-0              

 

  



 

 

IV. Report from Council Liaison 

Councilmember Axberg provided the EDC with an update from the City Council.  She 
commented on the joint meeting the Council held with the EDC in May that addressed 
housing in New Brighton. She explained the Council discussed the Parks Comprehensive 
Plan at their last work session meeting and was working to advance and fund the plan.  
She reported the Council has also been addressing zoning issues surrounding short term 
rentals and manufactured home parks.  

V. Business Items 

A. Housing Market, Trends and Initiatives 

Gozola stated the City of New Brighton's 2040 Comp plan includes an entire chapter 
on housing and economic development. After learning from the Urban Land Institute 
about the effects of COVID-19 on the current housing market staff would like the 
commissioners to revisit our previous housing goals to check in on progress and how 
the City could shift our strategy moving forward.  

Cady provided the Commission with an update on new housing units that have been 
built in the community which included 32 townhouses built by Pulte Homes, 154 
affordable workforce units in the Dominium Brighton Oaks, and 204 affordable senior 
units within the Dominium Oaks Landing. It was noted the Benedictine Health Center 
would be renovating their site and would be adding 128 new units. In addition, the 
Comp Plan now allows for tiny homes within manufactured home parks.  

Gozola commented further on the 2040 Comp Plan noting the housing goals included 
which were to maintain and enhance existing housing stock, providing a wide variety 
of housing types, promoting neighborhoods that are walkable, safe and connected to 
amenities, and ensuring an adequate supply of quality affordable housing. 

Discussion included: 

 The Commission supported the City encouraging commercial focused mixed use 
housing developments in the future.  

 How commercial/residential developments have worked in the community and it 
was noted the market would drive the types of developments that were brought 
into the City. 

 The future plans for Old Highway 8 were discussed. 

 The themes from the Urban Land Institute meeting were summarized for the 
Commission.  

 The Commission discussed how to protect naturally occurring affordable housing 
in the community.  

 

 



 

 

 The importance of investing in the City’s existing housing stock was discussed. 

 It was noted the feedback from the Commission would be brought back to the City 
Council. 

B. Adopt Final 2021/2022 Work Plan  

Gozola reviewed the 2021/2022 Work Plan in detail with the Commission.  

VI. Adjourn 

Motion by Commissioner Zisla, seconded by Commissioner Pledger to adjourn the 
meeting.   

A roll call vote was taken. 9 Ayes, 0 Nays, Motion carried  

Meeting adjourned at 8:31 am  

Respectfully submitted, 
 
 
 
 
Ben Gozola 
Assistant Director of Community Assets and Development 
 

 

 

 



 

 

 

REQUEST FOR COMMISISON CONSIDERATION 
 

ITEM DESCRIPTION:   Financial Needs Analysis for proposed Tax Increment Financing Redevelopment 
(TIF) District No. 35 – US Bank Redevelopment Project 

DEPARTMENT HEAD’S APPROVAL:        

CITY MANAGER’S APPROVAL:       

No comments to supplement this report   ___       Comments attached   ___   

 
15.99 Deadline: None 

Recommendations:  Staff believes the SUP can be approved with conditions.   

 Template motions, recommended findings, and suggested conditions can 
be found on pages 11 & 12. 

Legislative History:  Application received on 7/1/21 

 Planning Commission review scheduled for 7/20/21 

Financial Impact: None 

Summary: The City of New Brighton received an application from North Shore 
Development Partners requesting financial assistance through Tax Increment 
Financing (TIF) to assist with financing redevelopment of the former US Bank 
building located at 2299 Palmer Drive.   
 
As part of the project the developer is proposing that 14 of the units 
(approximately 10%) will be affordable to occupants with incomes no greater 
than 60% median income.  TIF is requested to support these affordable units 
and to help with some extraordinary development costs like demolition. 
 
The developer has identified TIF-eligible expenditures equaling approximately 
$5,422,000 (breakdown included in the report).  Staff’s financial analysis of 
the project has identified approximately $2,650,000 of eligible expenditures 
that could be considered ‘extraordinary’ to the project and a barrier to 
redevelopment occurring.  Based on current tax increment projections, we 
estimate it would take approximately 9-11 years of increment collections to 
repay staff’s identified costs.  If approved for TIF, the developer would finance 
the total development costs of $33 million upfront and would be reimbursed 
for a portion of those costs on an annual basis using future tax increment 
revenues. 

Agenda Section: VI 

Item:              1 

Report Date: 7/29/21 

 Commission Meeting Date: 8/4/21 



 

  
Requested Action: The EDC is asked to review the requested level of TIF support along with 

staff’s analysis of the request, and make a recommendation on what, if any, 
support should be considered by the City Council. 

  
  

Attachments: 1) Staff Report 

2) Applicant’s TIF Application Materials 
 
 
 
 
 
________________________ 
Ben Gozola, AICP 
Assistant Director of Community Assets and Development 



 
Memo – Draft for Review 
 

To: 
Members of Economic Development Commission 
Craig Schlichting and Ben Gozola, City of New Brighton 

From: Mikaela Huot, Director 

Date: July 29, 2021 

Subject: 
Financial Needs Analysis for proposed Tax Increment Financing 
Redevelopment (TIF) District No. 35 (US Bank Redevelopment Project)  

 
Executive Summary 
The City of New Brighton received an application from North Shore Development Partners for financial 
assistance through Tax Increment Financing (TIF) to assist with financing redevelopment of the existing 
blighted building located at 2299 Palmer Drive through the offset of a portion of the costs necessary for 
redevelopment of the site and subsequent construction of 132 units of rental housing units.  As part of the 
project the developer is proposing that 14 of the units (approximately 10%) will be affordable to occupants with 
incomes no greater than 60% median income.  The application includes a request for 90% of the incremental 
revenues for the maximum term of 26 years. The current taxable value of the project is $1.725 million and 
generates total taxes of $57,394. The estimated taxable value of the project upon construction completion 
would be approximately $27 million and would generate approximately $482,404 in taxes. 
 
The developer has identified TIF-eligible expenditures equalling approximately $5,422,000 (breakdown included 
in Table 2 on the following page).  Financial analysis of the project, as further described within this memo, has 
resulted in the identification of approximately $2,650,000 of eligible expenditures that could be considered 
‘extraordinary’ to the project and a barrier to redevelopment occurring. Based on current tax increment 
projections, it is estimated to take approximately 9-11 years of increment collections to repay those costs. The 
developer would finance the total development costs of $33 million (Table 1 on page 2) upfront and would be 
reimbursed for a portion of those costs on an annual basis using future tax increment revenues. 
  

Background 
The purpose of this memorandum is to provide a summary of Baker Tilly’s review of the development project 
costs and operating pro forma as provided by the applicant (North Shore Development Partners) to assist the 
City with making a determination 1) if the project as proposed would be unlikely to proceed “but-for” the 
requested Tax Increment Financing (TIF) assistance, and 2) if assistance was necessary, to determine the 
appropriate amount and terms, if any, of public assistance.  Prior to establishing a tax increment financing 
district, there are findings that need to be made by the City that include: 1) determination that the project 
qualifies as a TIF district and 2) determination that the project as proposed would not proceed without public 
assistance (meeting the “but-for” test).  When reviewing requests for financial assistance it is important to 
understand how the level of financial assistance would impact the ability of the project to proceed as proposed 
and maximize new value created on the current project site. 
 
  



Project Summary and Qualifications 
The City of New Brighton has received an application from North Shore Development Partners for 
redevelopment of the project site and is proposing to construct 132 residential apartment buildings with 
underground parking. The developer has proposed that 14 of those units (approximately 10%) would be 
affordable.  This action would require the establishment of a Tax Increment Financing Redevelopment District.  
Tax increment financing is a tool the City may consider using to support financial assistance for the project, 
subject to meeting the but-for test and need for public financial participation.  A blight inspection confirming 
qualification of the building as substandard for inclusion in a Tax Increment Financing District was completed 
and would provide the basis for which a Redevelopment TIF District could be established. 
 
Applicant Request for Assistance 
The developer has requested assistance that includes 90% of incremental revenues for up to 26 years related 
to redevelopment of the project site and has identified approximately $5.632M in TIF eligible costs. The 
application includes an approximate $33.096 million project funded through a combination of debt and equity.  
The applicant’s supporting financial information includes sources and uses of funds with 65% as debt financing 
and 21% as private equity (including deferred developer fee) with 14% supported by TIF. Financial assistance 
through pay-as-you-go tax increment financing from the City of New Brighton has been requested to provide 
additional revenues to support the required level of debt and project cash flow to repay annual debt service 
payments.  Typical extraordinary redevelopment costs that cannot be supported solely by the project alone 
could justify the need for public financial assistance and allow the project to proceed as proposed to provide 
appropriate upfront funding and meet the minimum debt coverage requirements.  The applicant has indicated 
the receipt of City financial assistance is necessary for the project to proceed.  
 

Table 1: Sources and Uses of Funds 
 

Sources Amount  Uses Amount  

First Mortgage $21,657,912 65% Acquisition $1,500,000 5% 

Equity $6,088,450 18% Site Development $750,000 2% 

Deferred Developer Fee $850,000 3% Construction $25,080,000 75% 

TIF $4,500,000 14% Construction Contingency $752,400 2% 

   Developer Fee $1,000,000 3% 

   Soft Costs $2,504,150 8% 

   Financing $1,509,812 5% 

Total $33,096,362  Total $33,096,362  

 
Tax increment financing has been requested as pay-as-you-go and would not be an upfront funding source  
 

Table 2: Estimated Total TIF Eligible Costs 
 

 Eligible Extraordinary 

Affordability (including 14 parking stalls)  $1,900,000 

Acquisition $1,500,000 $0 

Demolition $750,000 $750,000 

Site Preparation $2,737,000 TBD 

Utilities/Streets $435,000 TBD 

   

Total $5,432,000 $2,650,000 

 
Project Financing 
There are generally two ways in which assistance can be provided for most projects, either upfront or on a pay-
as-you-go basis.  With upfront financing, the City would finance a portion of the applicant’s initial project costs 
through the issuance of bonds or as an internal loan.  Future tax increment would be collected by the City and 
used to pay debt service on the bonds or repayment of the internal loan.  With pay-as-you-go financing, the 
applicant would finance all project costs upfront and would be reimbursed over time for a portion of those costs 
as revenues are available.   
 
Pay-as-you-go-financing is generally more acceptable than upfront financing for the City because it shifts the 
risk for repayment to the applicant.  If tax increment revenues are less than originally projected, the applicant 



receives less and therefore bears the risk of not being reimbursed the full amount of their financing.  However, 
in some cases pay as you go financing may not be financially feasible. With bonds, the City would still need to 
make debt service payments and would have to use other sources to fill any shortfall of tax increment revenues.  
With internal financing, the City reimburses the loan with future revenue collections and may risk not repaying 
itself in full if tax increment revenues are not sufficient.  The project financing as requested includes pay-as-you-
go for reimbursement of eligible costs. 
 
Tax Increment Revenue Assumptions 
To estimate the amount of available TIF revenues generated by the proposed project, certain assumptions were 
made based on the value of the project, construction schedule, and anticipated financing terms. 
 

 Total existing value of $1,725,000 
o Parcel ID: 19.30.23.43.0034 
o Base value as of Jan. 1, 2021 
o Original net tax capacity (ONTC) of $21,563 
o Assuming classification as residential rental 

 Rental classification is 1.25% 

 Estimated total market value upon completion  
o $27,720,000 
o 132 new units at $210,000/unit 

 Classification for all units as rental 
o Rental class rate (1.25% per unit) 

 Incremental value based on difference between existing and new land/building value 

 Construction commences in 2021 and is completed in 2022 
o Project values 100% complete for assess 2023 and taxes payable 2024 

 First increment collected in 2024 
o Election to delay first increment by up to 4 years 

 Net present value (discount) rate of 4% 

 0% annual market value inflation 
 

Table 3: Tax Increment Revenue Estimates 
 

 Scenario 1 Scenario 2 

Existing ‘Base’ Value $1,725,000 $1,725,000 

   

Estimated Total Taxable Value $27,720,000 $27,720,000 

Annual Market Value Inflator 0% 3% 

Estimated Annual Increment (full buildout 2024) $385,251 $385,251 

   

Estimated Amount of Financial Assistance $2,650,000 $2,650,000 

Estimated Number of Years 11 years 9 years 

   

Estimated Taxable Value at Decertification $27,720,000 $35,114,867 

 
Financial Needs (Pro forma Analysis) including But-For 
Upon approval of a TIF district and project, the City must make several findings, including the “but for” test: that 
the proposed redevelopment would not reasonably be expected to occur solely through private investment 
within the reasonably foreseeable future.  The applicant has stated that but for the provision of tax increment 
financing, the project as proposed would not occur.  Based on the applicant’s stated position relative to the 
need for tax increment financing assistance, the City could make its “but for” finding and provide tax increment 
assistance.  We recommend, however, that the City review the provided assumptions to consider if the project 
meets the but-for test and, if so, what an appropriate level and type of TIF assistance may be based on the 
information submitted by the applicant.   
 
Following thorough evaluation of the project as provided allows the City to be prepared to make an informed 
“but-for” decision based on the likelihood of the project needing assistance, as well as the appropriate level of 
assistance.  To complete this analysis, we reviewed the applicant’s provided operating proforma and 



constructed similar ten-year project proformas, showing a result if the project received financial assistance as 
pay-as-you-go (reimbursement for TIF eligible costs) and showing a result if the project did not receive 
assistance.  Our analysis of the proformas include a review of the development budget, projected operating 
revenues and expenditures, and the project’s capacity to support annual debt service on outstanding debt.  The 
purpose of evaluating the operating proformas is to understand the potential cash flow performance through 
initial development of the project and the annual operations of the project over a 10-year period to assist with 
determining if the project is financially feasible and in need of public participation.  
 
Measuring project feasibility is typically accomplished by analyzing a combination of 1) projected rate of return – 
both annual and cumulative and 2) estimated debt coverage ratio (DCR).  Rate of return analysis illustrates the 
projected return to the investor using the available cash flow after payment of operating expenses and debt as a 
measurement to the initial equity investment.  Industry standards for development types indicate the level of 
investment a developer is willing to make based on projected returns from the project.  Should the projected 
annual and cumulative returns fall below those standards, the project would require a reduced level of equity 
participation and/or increased cash flow to be feasible.  Debt Coverage Ratio (DCR) is a calculation detailing 
the ratio by which operating income exceeds the debt payments for the project. If the DCR is greater than 1.0 it 
indicates the project has operating income that is greater than the debt-service payment by some margin; 
conversely if the DCR is less than 1.0, it indicates the project is incapable of meeting its debt-service payment 
and would need to seek additional revenue sources in order to pay its debt. Typical lending standards will 
require a DCR of greater than 1.0 as a measure of cushion in the event actual revenues and expenses are 
different than projected.   
 
We reviewed the financial information as provided by the applicant to assist with making the determination 1) 
that tax increment assistance is necessary and 2) what is an appropriate level of assistance.  We analysed the 
financial information as provided by the applicant including total development costs as compared to operating 
income to estimate both the projected rate of return and debt coverage ratios.  The level of debt financing the 
project can obtain and support is based on the net operating income (NOI) and approximately 65% of total 
project costs.  The annual lease and other (parking) revenues and operating expenses have been provided by 
the applicant to project the stabilized NOI.   
 
Review of the operating proformas based on with assistance as pay-as-you-go and with no assistance provides 
the range of financial feasibility for this project and what the estimated gap would be without assistance.  It is 
important to note that certain assumptions were made based on the applicant’s provided information and 
market industry standards for annual lease rates, vacancy rates and annual revenue and operating expense 
inflators in order to understand the project performance.  Adjustments made to those assumptions assist in 
understanding potential impact on project performance and what a required level of assistance (number of 
years and total amounts) may be. Below is a summary of the applicant’s financial assumptions related to the 
operating proforma: 
 

1) 2% annual revenue and 3% expense inflator   
2) 5% vacancy rate 
3) 38% operating expense ratio 
4) 132 rental units average $1.98/SF rent 
5) Parking income 

a. $100/stall underground per month (132 stalls) 
b. $40/stall surface per month (34 stalls) 

 
To understand viability of the project and need for an appropriate level of public assistance, we provided a 
sensitivity analysis to the proformas with adjustments made to the total project costs (including land/building 
acquisition, construction costs, soft costs, developer and other related construction management fees and 
contingency) and corresponding funding sources, as well as projected annual lease rates and operating 
expenses.  Realizing any adjustments is all subject to market conditions. The purpose of the sensitivity analysis 
is to test the level of assistance that may be needed using those assumptions to understand if the 
recommended level of assistance could be consistent with the City’s objectives resulting in less assistance than 
what has been requested.  The below table is a summary of the projected performance of the project based on 
current assumptions:  
 
  



Table 4: Estimated Developer Returns 
 

Projected Performance Metrics * 
Without 

Assistance 
With 

Assistance 

Cash-on-Cash 4.00% 7.20% 

Return on Cost 5.10% 6.10% 

Leveraged IRR 6.66% 13.50% 

 
* calculated using stabilized net operating income and net project costs financed by the developer 
 
Conclusion 
The applicant has requested financial assistance related to redevelopment of the existing blighted building and 
subsequent construction of 132 units of apartment units, of which 10% would be affordable.  Through 
submission of the tax increment financing application and supporting financial information, the applicant has 
indicated that the project would not occur as proposed without financial assistance from the City due to below 
market rates of return.  
 
Based on the financial analysis and available financing assumptions, without financial assistance, the project 
does not appear to be feasible.  Without assistance, the projected annual and cumulative rate of return is below 
industry standards for this type of project and with annual public assistance the project is projected to achieve 
marketable returns.  The rate of return analysis indicates that the provided financing structure would not be 
financially viable without one or more of the following: 1) reduction in project costs 2) additional annual cash 
flow, and/or 3) additional funding sources.   
 
Parameters for an appropriate level of public assistance that were considered when understanding what the 
extraordinary project costs are that may be financed through tax increment revenues included the following: 

 Return on Investment 

 Purchase price and other development costs 

 Public to private investment 

 Public assistance (TIF) and private equity 

 Extraordinary costs 

 Financial gap 

 Term of collection (district) 

 Other necessary public improvements 
 

Estimated Total TIF Eligible Costs 
 

 Eligible Extraordinary 

Affordability (including 14 parking stalls)  $1,900,000 

Acquisition $1,500,000 $0 

Demolition $750,000 $750,000 

Site Preparation $2,737,000 TBD 

Utilities/Streets $435,000 TBD 

   

Total $5,422,000 $2,650,000 

 
The applicant has requested tax increment financing from the City as a method of providing additional cash flow 
revenues required to achieve financial feasibility. The request is for 90% of the tax increments generated over 
the maximum 26-year term of the TIF District.  The project will be privately financed through debt and equity 
and the increment would provide additional annual revenues to support a secondary TIF mortgage, enhance 
cash flow and increase the developer’s return.  We typically review both the annual (upon stabilization) and 
long-term (10-15-year period) investment returns to understand financial performance and verification of need 
for public assistance.   
 
Thank you for the opportunity to be of assistance to the City of New Brighton.  Please contact me at 
651.368.2533 or Mikaela.huot@bakertily.com with any questions or comments.  

mailto:Mikaela.huot@bakertily.com
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APPLICATION FOR  
TAX INCREMENT FINANCING 

 
PROJECT: 2299 Palmer Drive, New Brighton MN 
 
1. Business Name: North Shore Development Partners 

Address:              641 East Lake Street #207 Wayzata, MN 55391 
Telephone:         651.485.5062 
Contact:              Katelyn Murray 
 

2. Description of the business specific to this project – what are the business operations that will occur onsite at 
this location you are requesting TIF for (Manufacturing, warehousing, retail, or any combination of these three):  
Multifamily  
  
 

3. Present ownership of the site:  
U.S. Bank National Association  
 

4. Property address and parcel identification number(s): 
2299 Palmer Dr. New Brighton, MN 55112-2464  
PID: 193023430034  

 
5. Proposed project:  Building(s) square footage, property size, description of buildings – materials, etc.  

Property Size: 1.86 Acres + an Easement Area of 0.4 Acres for a total of 2.26 Acres  
Total Square Footage: 177,549 – 2 levels of parking (1 below ground and 1 at grade) with 5 stories of framing.  
Thoughtfully designed, first class, class A building featuring exterior materials consisting of significant glazing, 
brick, concrete masonry, and fiber cement panel.  
 

6. Total Estimated Project Costs: 
 

a. Land Acquisition $1,500,000.00 
b. Site Development $750,000.00 
c. Building Cost $25,080,000.00 
d. Soft Costs $3,300,860.00 
e. Financing Costs $1,663,102.00 
f. Contingencies $802,400.00 

 Total:   $33,096,362 
 

7. Estimated Project Costs Eligible for TIF Assistance  
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a. Acquisition Costs $1,700,000 
b. Demolition $750,000 
c. Site Improvements $2,737,000 
d. Utilities/Streets $435,000 

 Total: $5,622,000 
 
8. PLEASE SUBMIT PROJECT PROFORMAS SHOWING NEED FOR ASSISTANCE (I.E. WITH ASSISTANCE 

AND WITHOUT). 
 
9. Total Estimated Market Value at completion: $28,380,000 
 
10. Estimated real estate taxes upon completion: $476,250 
 
11. Source of Financing  

a. Equity + Deferred Developer Fee $6,938,450 
b. Bank Loan $21,657,912 
c. TIF (Gap) $5,000,000 financed at 

90% for 4,500,000 

 Total $33,096,362 
 

12. Amount of Assistance (Estimated Gap): 5,000,000 
13. Type of Assistance Requested (Upfront or PayGO): PayGO 

 
14. Name & Address of architect, engineer, and general contractor:  

Architect: Kaas-Wilson Architects – 1301 American Blvd E, Bloomington, MN 55425  
Engineer: Wenck now part of Stantec – 1800 Pioneer Creek Center, Maple Plain, MN 55359  
GC: North Shore Contractors – 641 East Lake Street #214, Wayzata, MN 55391  
 
 

15. Project construction schedule:  
a. Construction Start Date Fall 2021 

b. Construction Completion Date Fifteen (15) months 
c. If phase project: _______Year _____% Complete 
  _______Year _____% Complete 
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16. State specific reasons why assistance is necessary for the project (the “but for” test). 
For a new construction multifamily project with a non-institutional equity provider, equity requires a leveraged 
IRR to be at a minimum of low-mid teens. For this project, without TIF assistance, the leveraged IRR is 6.66%. 
With TIF assistance, the returns are 13.50% which establishes our “but for” proposition and makes this 
opportunity feasible. We believe with the requested TIF assistance, the proposed returns are adequate to 
provide economic incentives to undertake this type of risk. The largest risks are construction and lease up. 
Assumptions in the underwriting consider the full development timeline (from construction and lease up) to be 
2-3 years. For an institutional equity source, the projected returns would be higher, but we are providing our 
own equity. Additionally, we are incorporating 14 units within the project to be offered at 60% AMI rents 
consistent with affordability guidelines established by HUD (the US Department of Housing and Urban 
Development) for Ramsey County and as administered by Minnesota Housing Finance Agency. This is an 
expensive component to provide without additional support.  
 
 

17. Please indicate how the project would meet one or more of the following: Public Purpose Goals; enhance 
economic growth, create and retain high quality jobs, and enhance the value of surrounding properties. 
We believe we can provide the City of New Brighton with its first class A apartment project which will welcome 
approximately 200 market rate renters to the New Brighton area who will contribute to the local economy and 
support local business nearby. With the current lack of new construction, market-rate, multifamily buildings in 
New Brighton, this $30+ million-dollar development also diversifies the City’s housing stock while promoting 
many goals of the City’s 2040 Comprehensive Plan. As mentioned above, providing 14 affordable units in the 
project supports the City’s Public Purpose Goals of offering diversifying the housing mix. 
 
 

18. Municipal Reference (if applicable).  Please name any other municipalities wherein the applicant, or other 
corporations the applicant has been involved with, has completed developments within the last five years. 
St. Louis Park  
Wayzata  
Plymouth  
Minnetonka  
St. Paul  
Cottage Grove  

 
19. Additional Comments: 

  
  
  
 

20. Submit this form along with an application fee of $5,500.  This fee is used to defray the cost of financial and 
legal consultation on processing and analyzing the application.  
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BUT-FOR ANALYSIS 
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1.1 2299 Palmer Dr, St Paul, MN 55112      07/16/21      21-04-H

UNIT MIX - GROSS AREAUNIT MIX - GROSS AREAUNIT MIX - GROSS AREAUNIT MIX - GROSS AREA

Name Count

Unit Gross

Area

Total Area %Main Floor

0 BR (Alcove)

Unit 0-0 15 515 ft² 7,726 ft² 11.3%

Unit 0-4 5 572 ft² 2,861 ft² 3.8%

Unit 0-5 15 532 ft² 7,979 ft² 11.3%

Unit 0-6 5 592 ft² 2,961 ft² 3.8%

40 21,528 ft² 30.1%

1BR

Unit 1-1 30 687 ft² 20,602 ft² 22.6%

Unit 1-3 15 744 ft² 11,160 ft² 11.3%

Unit 1-6 9 831 ft² 7,475 ft² 6.8%

54 39,237 ft² 40.6%

1BR +D

Unit 2-3 10 831 ft² 8,307 ft² 7.5%

10 8,307 ft² 7.5%

2BR

Unit 2-3 10 1,030 ft² 10,301 ft² 7.5%

Unit 3-1 10 1,102 ft² 11,020 ft² 7.5%

Unit 3-2 9 1,167 ft² 10,499 ft² 6.8%

29 31,820 ft² 21.8%

Grand total 133 100,893 ft² 100.0%

PARKINGPARKINGPARKINGPARKING
Level Type Count

Level -1 Parking - Garage 86

Level 1 Parking - Garage 46

Level 1 Parking - Surface 34

166

GROSS AREA - TOTALGROSS AREA - TOTALGROSS AREA - TOTALGROSS AREA - TOTAL
Level Area

Level 6 24,444 ft²

Level 5 24,444 ft²

Level 4 24,444 ft²

Level 3 24,444 ft²

Level 2 23,613 ft²

Level 1 24,364 ft²

Level -1 31,853 ft²

Grand total 177,606 ft²
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Date: July 16, 2021 

Attention: 

Ben Gozola, Assistant Director of Community 

Assets and Development for the City of New 

Brighton 

Re:  2299 Palmer Drive 

 

Summary 

 

The To-Be Named Development is a proposal to add 133 units, with 14 units being at 60% of area 

median income, and 119 units being market rate, and abundant amenities to New Brighton. Currently home 

to a 69-stall surface parking lot and a vacant U.S. Bank building, the site was originally developed in 1974 and 

is currently owned by U.S. Bank National Association. The subject site sits on Palmer Drive and Silver Lake Rd. 

in the Mixed-Use Regional Node and sits adjacent to Crossroads of New Brighton. The proposed development 

would be constructed on the existing 69-stall surface parking lot and U.S. Bank building, and has been 

thoughtfully designed to revitalize and diversify New Brighton’s housing stock. This proposed development not 

only meets, but progresses the housing goals of New Brighton by removing a vacant building, adding a new, 

attractive building and bringing roughly 200 renters to the community. The newly constructed amenities, such 

as a pool, community room, fitness center, and roof deck are available for use by the residents.  

 

Density 

 

The Mixed-Use Regional Node currently allows for 50-Units per acre. An amendment to the 2040 

Comprehensive Plan has been made to adjust this ratio to 60-Units per acre. The proposed development’s 

density will be greater than 50-Units per acre and less than 60-Units per acre. 

 

Exterior Design and Materials 

 

The exterior massing and materials feature a modern aesthetic that elevates the contemporary character 

of the site while remaining complementary to the existing commercial and multi-family buildings. The building 

consists of 5-stories of housing above an first floor with both amenities and enclosed parking and one level of 

below-grade garage. To activate the first floor and provide a dramatic pedestrian entrance, a two-story lobby 

was located on first floor with glazing sweeping the corner.  Other key exterior design elements include large 

windows with floor to ceiling glass at corners, metal balconies, and a rooftop trellis with integrated signage. 

The exterior cladding materials include brick and concrete masonry with accents of fiber cement panel and lap 

siding. 

 

Balancing the Unit Mix 

 

The proposed unit mix consists of studios, 1-bedroom units, 1-bedroom + den units, and 2-bedroom 

units. Marquette Advisors 1
st

 Quarter 2021 Trends Report shows that there’s a need in the New Brighton market 

for studio apartments and 1-bedroom units due to the prevailing, low vacancy rate associated with these style 

units. To balance the unit mix and meet the needs of New Brighton residents, 2-bedroom units are also included 

with roughly 20% of units being the 2-bedroom style. 
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Parking 

 

With enclosed parking both on first floor and in the below-grade, the total number of garage stalls is 

132 spaces. With an additional 34 surface parking spaces, a total of 166 parking spaces for 133 units 

achieves a ratio of 1.25 parking spaces per unit, which is in alignment with the anticipated parking demands 

of the residents considering roughly 80% of the units are studio or 1-bedroom units.  
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Public Purpose Narrative 

We believe we can provide the City of New Brighton with its first-

class A apartment project which will welcome approximately 200 

market rate renters to the New Brighton area who will contribute 

to the local economy and support local business nearby. With the 

current lack of new construction, market-rate, multifamily buildings 

in New Brighton, this $30+ million-dollar development also 

diversifies the City’s housing stock while promoting many goals of 

the City’s 2040 Comprehensive Plan. 

Additionally, we are providing 14 units within the project to be 

offered at 60% AMI rents consistent with affordability guidelines 

established by HUD (the US Department of Housing and Urban 

Development) for Ramsey County and as administered by 

Minnesota Housing Finance Agency. This is an expensive 

product to provide but willing to do so in order to advance the 
City's Public Purpose Goals by diversifying the offerings in the 
City's housing mix.
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New Brighton Apartments

Sources and Uses of Funds
132 units

Sources of Funds: TOTAL Per Unit

1st Mortgage (Property Portion) 21,657,912$      164,075$    

TIF Loan Amount (90% of TIF Note) -                  -            

Deferred Developer Fee 85.0% 850,000            6,439         
Borrower Equity Required at Closing 31.0% 10,098,762       76,506       

TOTAL SOURCES 32,606,674$      247,020$    

Uses of Funds: TOTAL Per Unit

Acquisition Price 1,500,000$       11,364$      

Building Demo, Site Prep., Enviro Rem. Allowance 750,000            5,682         

Hard Construction Cost 25,080,000       190,000      

Construction Contingency 3.0% 752,400            5,700         

Builders Risk, Other Const Costs 110,000            833            

FF&E 275,000            2,083         

Professional Consultants Fees - Arch, Struc, Civil, Int. 628,250            4,759         

Borrower & Lender Legal 100,000            758            

Municipal Fees 408,820            3,097         

SAC/WAC 341,616            2,588         

Third Party Reports 25,000             189            

Title, Closing, MRT 54,182             410            

1st Mortgage Origination Fee 0.50% 108,290            820            

TIF Loan Fees 1.00% -                  -            

Easement Rights Fee to KA 75,000             568            

Real Estate Taxes and Insurance During Construction 71,743             544            

Capitalized Interest - 1st Mortgage (21 months) (see draw sched) 1,076,374         8,154         

Capitalized Interest - TIF (24 months) (see draw sched) -                  -            

Marketing & Lease Up 200,000            1,515         

Soft Cost Contingency 50,000             379            
Developer Fee 1,000,000         7,576         

TOTAL USES 32,606,674$      247,020$    

NO TIF Scenario



New Brighton Apartments
Unit Mix

Unit Type Type
% of 
Mix

# of 
Units

Total 
Gross SF

Max 60% 
AMI rent

Less Utility 
Allow

Concluded 
Net Rent

Rent 
PSF Monthly GPI

0-0 - Studio 15      515         n/a n/a 1,225$         2.38$    18,375          
0-4 - Studio 5        572         n/a n/a 1,300$         2.27$    6,500           
0-5 - Studio 11      532         n/a n/a 1,225$         2.30$    13,475          
0-6 - Studio 5        592         n/a n/a 1,400$         2.36$    7,000           
0-5 - Studio - Affordable 4        532         1,000         (69)           931$           1.75$    3,724           
1-1 - 1 Bedroom 24      687         n/a n/a 1,400$         2.04$    33,600          
1-3 - 1 Bedroom 15      744         n/a n/a 1,475$         1.98$    22,125          
1-6 - 1 Bedroom 9        831         n/a n/a 1,650$         1.99$    14,850          
2-3 - 1 Bedroom + Den 5        831         n/a n/a 1,650$         1.99$    8,250           
1-1 - 1BR - Affordable 6        687         1,181         (78)           1,103$         1.61$    6,618           
2-3 - 2 Bedroom 11      950         n/a n/a 1,805$         1.90$    19,855          
3-1 - 2 Bedroom 10      1,102      n/a n/a 2,094$         1.90$    20,940          
3-2 - 2 Bedroom 8        1,167      n/a n/a 2,217$         1.90$    17,736          
2-3- 2 Bedroom Affordable 4        950         1,417         (95)           1,322$         1.39$    5,288           
TOTAL 100% 132 754         1,503          1.98$    198,336$      

Total Studios 40                

Total 1-Bed 59                

Total 2-Bed 33                

Parking Matrix Annual GPI = 2,380,032$    
Total Units 132 PSF Average 1.99$           
Total Bedrooms 165    2.08$           
Parking Stalls - Underground 132 Total Affordable Units 14                
Parking Stalls - Surface 34 % Affordable 10.61%
Total Parking Stalls 166
Parking Stalls Per Unit 1.26
Parking Stalls Per Bedroom 1.01

30%

45%

25%

Mkt PSF Average



New Brighton Apartments
Base Pro-Forma

132 units

Total Per Unit

Gross Potential Income 2,380,032$          18,031$     
Less Rent Loss 5.0% (119,002)             (902)          

Net Rental Income 2,261,030$          17,129$     

Parking Revenue - underground 100$         142,560$             1,080$      
Parking Revenue - surface 40$           14,688                111           
Storage Income 9,450                  72            
Utility Reimbursement 47,916                363           
Other Revenue 19,800                150           

Total Other Income 234,414$             1,776$      

TOTAL INCOME 2,495,444$          18,905$     

Utilities 85,800$              650$         
Payroll 165,000              1,250        
Repairs and Maintenance 66,000                500           
Marketing 16,500                125           
Administrative 16,500                125           
Insurance 39,600                300           
Management Fee 3.5% 87,341                662           
Real Estate Taxes 476,250              3,608        
Replacement Reserves 26,400                200           

TOTAL EXPENSE 979,391$             7,420$      39.2%

NET OPERATING INCOME 1,516,054$          11,485$     

Annual TIF Revenue -$                   0
NOI and TIF 1,516,054$          

Proposed Debt Service 1st Mortgage 1,259,580            
Proposed Debt Service TIF Loan -                     
DSCR - Total 1.20x



New Brighton Apartments
Estimated Loan Sizing

Estimated NOI (see detail) 1,516,054$        
-$                 

Total NOI 1,516,054$        

Loan To Value Constrained Loan Assumptions:
Cap Rate 5.25%
Estimated Value - Property 28,877,216$      
Per Unit Value 218,767$          

LTV Loan Amount - Property only 75% 21,657,912$      

Loan To Cost Constrained Loan Assumptions:
Total Construction and Acquisition Costs 32,606,674$      
Per Unit Cost 247,020$          

Loan to Cost Constrained Loan: 80% 26,085,340$      

Concluded 1st Mortgage Loan Amount - Lesser of:
LTV Constrained Loan 21,657,912$      
LTC Constrained Loan 26,085,340$      

Concluded 1st Mortgage Loan Amount: 21,657,912$      

PLUS - Estimated TIF Loan Amount
Estimated TIF Note from City of New Brighton -$                 
Estimated Portion of TIF to be Monetized 0%

Estimated TIF Loan Amount -$                 

Concluded 1st Mortgage Amount 21,657,912$      
Concluded TIF Loan Amount -$                 
TOTAL 1st Mortgage and TIF Loan 21,657,912$      



New Brighton Apartments

10-year Pro Forma and IRR Analysis

Income growth 2.0%
Expense growth 3.0%

2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031
12/1/21 12/1/22 12/1/23 12/1/24 12/1/25 12/1/26 12/1/27 12/1/28 12/1/29 12/1/30 12/1/31
Year 0 Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10

Vacancy: 100% 50% 5% 5% 5% 5% 5% 5% 5% 5%

GPR (net of loss to lease) 2,380,032$          2,427,633$          2,476,185$          2,525,709$          2,576,223$          2,627,748$          2,680,303$          2,733,909$          2,788,587$          2,844,359$          
Total Rent Loss (2,380,032)           (1,213,816)           (123,809)             (126,285)             (128,811)             (131,387)             (134,015)             (136,695)             (139,429)             (142,218)             

Net Rental Income -$                   1,213,816$          2,352,376$          2,399,424$          2,447,412$          2,496,360$          2,546,287$          2,597,213$          2,649,157$          2,702,141$          

Total Ancillary Income -$                   119,551$             243,884$             248,762$             253,737$             258,812$             263,988$             269,268$             274,653$             280,146$             

TOTAL INCOME -$                   1,333,367$          2,596,260$          2,648,186$          2,701,149$          2,755,172$          2,810,276$          2,866,481$          2,923,811$          2,982,287$          

Utilities -$                   85,800$              88,374$              91,025$              93,756$              96,569$              99,466$              102,450$             105,523$             108,689$             
Payroll -                     165,000              169,950              175,049              180,300              185,709              191,280              197,019              202,929              209,017              
Repairs and Maintenance -                     66,000                67,980                70,019                72,120                74,284                76,512                78,807                81,172                83,607                
Marketing -                     16,500                16,995                17,505                18,030                18,571                19,128                19,702                20,293                20,902                
Administrative -                     16,500                16,995                17,505                18,030                18,571                19,128                19,702                20,293                20,902                
Insurance -                     39,600                40,788                42,012                43,272                44,570                45,907                47,284                48,703                50,164                
Management Fee -                     46,668                90,869                92,686                94,540                96,431                98,360                100,327              102,333              104,380              

Total Operating Expenses -$                   436,068$             491,951$             505,801$             520,048$             534,704$             549,781$             565,291$             581,246$             597,660$             

Real Estate Taxes -$                   47,625$              285,750$             476,250$             490,537$             505,254$             520,411$             536,024$             552,104$             568,667$             
Replacement Reserves (implied) -                     26,400                26,400                26,400                26,400                26,400                26,400                26,400                26,400                26,400                

Total Non-Operating Expenses -$                   74,025$              312,150$             502,650$             516,937$             531,654$             546,811$             562,424$             578,504$             595,067$             

TOTAL EXPENSE -$                   510,093$             804,101$             1,008,451$          1,036,986$          1,066,358$          1,096,592$          1,127,714$          1,159,751$          1,192,728$          

NET OPERATING INCOME -$                   823,275$             1,792,159$          1,639,735$          1,664,164$          1,688,814$          1,713,683$          1,738,767$          1,764,060$          1,789,559$          

Annual NET Debt Service - 1st mortgage -$                   225,829$             908,279$             1,259,580$          1,259,580$          1,259,580$          1,259,580$          1,259,580$          1,259,580$          1,259,580$          
DSCR 3.65x 1.97x 1.30x 1.32x 1.34x 1.36x 1.38x 1.40x 1.42x
 
Excess Cash Flow for Subordinate Debt Service -$                   597,446$             883,881$             380,154$             404,583$             429,234$             454,103$             479,187$             504,480$             529,979$             

DSCR after all debt service 3.65x 1.97x 1.30x 1.32x 1.34x 1.36x 1.38x 1.40x 1.42x

Excess Cash Flow after all Debt Service -$                   597,446$             883,881$             380,154$             404,583$             429,234$             454,103$             479,187$             504,480$             529,979$             

IRR CALCULATION:
Acquisition Price (1,500,000)$         -                     
Hard and Soft Construction Related Cost (27,595,650)         -                     
Other Development and Financing Costs and Reserves (2,511,024)           -                     
Developer Fee (1,000,000)           -                     
Sales Price - Property 5.70% cap -                     31,846,650          
Total (32,606,674)$       -$                   -$                   -$                   -$                   -$                   -$                   -$                   -$                   -$                   31,846,650$        

1st Mortgage (Property) 21,657,912          
Deferred Developer Fee 850,000              
Net Debt Service - First Mortgage -                     (225,829)             (908,279)             (1,259,580)           (1,259,580)           (1,259,580)           (1,259,580)           (1,259,580)           (1,259,580)           (1,259,580)           
PAYOFF 1st Mortgage (18,829,295)         
Total Leverage Related Activity 22,507,912$        -                     (225,829)             (908,279)             (1,259,580)           (1,259,580)           (1,259,580)           (1,259,580)           (1,259,580)           (1,259,580)           (20,088,876)         

LEVERAGED NET CASH FLOW AFTER DEBT (Equity in) (10,098,762)$       -$                   597,446$             883,881$             380,154$             404,583$             429,234$             454,103$             479,187$             504,480$             13,547,334$        
LEVERAGED CASH ON CASH YIELD 0.0% 5.9% 8.8% 3.8% 4.0% 4.3% 4.5% 4.7% 5.0% 134.1%
RETURN ON COST (NOI/COSTS) 2.5% 5.5% 5.0% 5.1% 5.2% 5.3% 5.3% 5.4% 5.5%

LEVERAGED 10-YEAR HOLD IRR 6.66%

NO TIF Scenario



RAMSEY COUNTY MARKET RATE TAX CALCULATION

Example of a tax calculation for FINAL taxes payable in 2021 on a market rate APARTMENT PROPERTY
in District Code 8336 (Shoreview - 623 M (NB)).

Enter Estimated Market Value: 215,000 p/u $28,380,000

STEP 1:  CALCULATE THE NET TAX CAPACITY

1.25% x Estimated Market Value $354,750
0

Total Net Tax Capacity $354,750

STEP 2:  CALCULATE THE LOCAL TAX
STEP 1

Local Tax = 114.018% multiplied by $354,750 = $404,478.03

STEP 3:  CALCULATE THE MARKET TAX
Referendum Market Value

Market Tax 0.25290% multiplied by $28,380,000 = $71,771.97

STEP 4:  ADD LOCAL & MARKET TAXES

Local Tax $404,478.03
Plus: Market Tax $71,771.97

Total APARTMENT  PROPERTY Tax 3,608$           $476,250

For a different city, see instructions at bottom of page



New Brighton Apartments
Estimated Amortization and Draw Schedule

1st Mortgage (Property Portion)
Loan Amount 21,657,912$     

Interest Rate 4.125%
Interest Only Term (months) 36                     
Construction Period 14                     
Capitalized Interest Period (months) 21                     

Maturity Date 10 years 12/1/31
Amortization Period 30.00                

Month # Date Rate Principal Interest
Capitalized 

Interest Net Debt Service Draw Amount
Ending Principal 

Balance
21,657,912$     8,158,687$         1,076,374$         28,740,225$            100.0% 21,657,912$         

0 12/1/21 10.0% 2,165,791      2,165,791         
1 1/1/22 4.13% -              7,693           (7,693)          -                   6.4% 1,392,294      3,558,086         
2 2/1/22 4.13% -              12,639         (12,639)        -                   6.4% 1,392,294      4,950,380         
3 3/1/22 4.13% -              15,882         (15,882)        -                   6.4% 1,392,294      6,342,674         
4 4/1/22 4.13% -              22,530         (22,530)        -                   6.4% 1,392,294      7,734,969         
5 5/1/22 4.13% -              26,589         (26,589)        -                   6.4% 1,392,294      9,127,263         
6 6/1/22 4.13% -              32,421         (32,421)        -                   6.4% 1,392,294      10,519,557       
7 7/1/22 4.13% -              36,161         (36,161)        -                   6.4% 1,392,294      11,911,852       
8 8/1/22 4.13% -              42,312         (42,312)        -                   6.4% 1,392,294      13,304,146       
9 9/1/22 4.13% -              47,257         (47,257)        -                   6.4% 1,392,294      14,696,440       

10 10/1/22 4.13% -              50,519         (50,519)        -                   6.4% 1,392,294      16,088,735       
11 11/1/22 4.13% -              57,149         (57,149)        -                   6.4% 1,392,294      17,481,029       
12 12/1/22 4.13% -              60,091         (60,091)        -                   6.4% 1,392,294      18,873,323       
13 1/1/23 4.13% -              67,040         (67,040)        -                   6.4% 1,392,294      20,265,618       
14 2/1/23 4.13% -              71,985         (71,985)        -                   6.4% 1,392,294      21,657,912       
15 3/1/23 4.13% -              69,486         (69,486)        -                   0.0% -                 21,657,912       
16 4/1/23 4.13% -              76,931         (76,931)        -                   0.0% -                 21,657,912       
17 5/1/23 4.13% -              74,449         (74,449)        -                   0.0% -                 21,657,912       
18 6/1/23 4.13% -              76,931         (76,931)        -                   0.0% -                 21,657,912       
19 7/1/23 4.13% -              74,449         (74,449)        -                   0.0% -                 21,657,912       
20 8/1/23 4.13% -              76,931         (76,931)        -                   0.0% -                 21,657,912       
21 9/1/23 4.13% -              76,931         (76,931)        -                   0.0% -                 21,657,912       
22 10/1/23 4.13% -              74,449         -               74,449             0.0% -                 21,657,912       
23 11/1/23 4.13% -              76,931         -               76,931             0.0% -                 21,657,912       
24 12/1/23 4.13% -              74,449         -               74,449             0.0% -                 21,657,912       
25 1/1/24 4.13% -              76,931         -               76,931             -                 21,657,912       
26 2/1/24 4.13% -              76,931         -               76,931             -                 21,657,912       
27 3/1/24 4.13% -              71,967         -               71,967             -                 21,657,912       
28 4/1/24 4.13% -              76,931         -               76,931             -                 21,657,912       
29 5/1/24 4.13% -              74,449         -               74,449             -                 21,657,912       
30 6/1/24 4.13% -              76,931         -               76,931             -                 21,657,912       
31 7/1/24 4.13% -              74,449         -               74,449             -                 21,657,912       
32 8/1/24 4.13% -              76,931         -               76,931             -                 21,657,912       
33 9/1/24 4.13% -              76,931         -               76,931             -                 21,657,912       
34 10/1/24 4.13% -              74,449         -               74,449             -                 21,657,912       
35 11/1/24 4.13% -              76,931         -               76,931             -                 21,657,912       
36 12/1/24 4.13% -              74,449         -               74,449             -                 21,657,912       
37 1/1/25 4.13% 28,034        76,931         -               104,965           -                 21,629,878       
38 2/1/25 4.13% 28,134        76,831         -               104,965           -                 21,601,744       
39 3/1/25 4.13% 35,659        69,306         -               104,965           -                 21,566,084       
40 4/1/25 4.13% 28,360        76,605         -               104,965           -                 21,537,724       
41 5/1/25 4.13% 30,929        74,036         -               104,965           -                 21,506,795       
42 6/1/25 4.13% 28,571        76,394         -               104,965           -                 21,478,224       
43 7/1/25 4.13% 31,134        73,831         -               104,965           -                 21,447,090       
44 8/1/25 4.13% 28,783        76,182         -               104,965           -                 21,418,307       
45 9/1/25 4.13% 28,885        76,080         -               104,965           -                 21,389,422       
46 10/1/25 4.13% 31,439        73,526         -               104,965           -                 21,357,983       
47 11/1/25 4.13% 29,100        75,865         -               104,965           -                 21,328,883       
48 12/1/25 4.13% 31,647        73,318         -               104,965           -                 21,297,236       
49 1/1/26 4.13% 29,315        75,650         -               104,965           -                 21,267,921       
50 2/1/26 4.13% 29,420        75,545         -               104,965           -                 21,238,501       
51 3/1/26 4.13% 36,825        68,140         -               104,965           -                 21,201,676       
52 4/1/26 4.13% 29,655        75,310         -               104,965           -                 21,172,021       
53 5/1/26 4.13% 32,186        72,779         -               104,965           -                 21,139,835       



54 6/1/26 4.13% 29,875        75,090         -               104,965           -                 21,109,961       
55 7/1/26 4.13% 32,400        72,565         -               104,965           -                 21,077,561       
56 8/1/26 4.13% 30,096        74,869         -               104,965           -                 21,047,465       
57 9/1/26 4.13% 30,203        74,762         -               104,965           -                 21,017,263       
58 10/1/26 4.13% 32,718        72,247         -               104,965           -                 20,984,544       
59 11/1/26 4.13% 30,426        74,539         -               104,965           -                 20,954,118       
60 12/1/26 4.13% 32,935        72,030         -               104,965           -                 20,921,183       
61 1/1/27 4.13% 30,651        74,314         -               104,965           -                 20,890,532       
62 2/1/27 4.13% 30,760        74,205         -               104,965           -                 20,859,772       
63 3/1/27 4.13% 38,040        66,925         -               104,965           -                 20,821,732       
64 4/1/27 4.13% 31,004        73,961         -               104,965           -                 20,790,727       
65 5/1/27 4.13% 33,497        71,468         -               104,965           -                 20,757,230       
66 6/1/27 4.13% 31,234        73,731         -               104,965           -                 20,725,997       
67 7/1/27 4.13% 33,719        71,246         -               104,965           -                 20,692,277       
68 8/1/27 4.13% 31,464        73,501         -               104,965           -                 20,660,813       
69 9/1/27 4.13% 31,576        73,389         -               104,965           -                 20,629,237       
70 10/1/27 4.13% 34,052        70,913         -               104,965           -                 20,595,185       
71 11/1/27 4.13% 31,809        73,156         -               104,965           -                 20,563,376       
72 12/1/27 4.13% 34,278        70,687         -               104,965           -                 20,529,097       
73 1/1/28 4.13% 32,044        72,921         -               104,965           -                 20,497,054       
74 2/1/28 4.13% 32,158        72,807         -               104,965           -                 20,464,896       
75 3/1/28 4.13% 36,962        68,003         -               104,965           -                 20,427,934       
76 4/1/28 4.13% 32,403        72,562         -               104,965           -                 20,395,531       
77 5/1/28 4.13% 34,855        70,110         -               104,965           -                 20,360,675       
78 6/1/28 4.13% 32,642        72,323         -               104,965           -                 20,328,033       
79 7/1/28 4.13% 35,087        69,878         -               104,965           -                 20,292,946       
80 8/1/28 4.13% 32,883        72,082         -               104,965           -                 20,260,063       
81 9/1/28 4.13% 33,000        71,965         -               104,965           -                 20,227,063       
82 10/1/28 4.13% 35,434        69,531         -               104,965           -                 20,191,629       
83 11/1/28 4.13% 33,243        71,722         -               104,965           -                 20,158,386       
84 12/1/28 4.13% 35,671        69,294         -               104,965           -                 20,122,716       
85 1/1/29 4.13% 33,487        71,478         -               104,965           -                 20,089,228       
86 2/1/29 4.13% 33,606        71,359         -               104,965           -                 20,055,622       
87 3/1/29 4.13% 40,620        64,345         -               104,965           -                 20,015,002       
88 4/1/29 4.13% 33,870        71,095         -               104,965           -                 19,981,132       
89 5/1/29 4.13% 36,280        68,685         -               104,965           -                 19,944,852       
90 6/1/29 4.13% 34,119        70,846         -               104,965           -                 19,910,733       
91 7/1/29 4.13% 36,522        68,443         -               104,965           -                 19,874,211       
92 8/1/29 4.13% 34,370        70,595         -               104,965           -                 19,839,841       
93 9/1/29 4.13% 34,492        70,473         -               104,965           -                 19,805,348       
94 10/1/29 4.13% 36,884        68,081         -               104,965           -                 19,768,464       
95 11/1/29 4.13% 34,746        70,219         -               104,965           -                 19,733,718       
96 12/1/29 4.13% 37,130        67,835         -               104,965           -                 19,696,588       
97 1/1/30 4.13% 35,001        69,964         -               104,965           -                 19,661,587       
98 2/1/30 4.13% 35,125        69,840         -               104,965           -                 19,626,462       
99 3/1/30 4.13% 41,997        62,968         -               104,965           -                 19,584,465       

100 4/1/30 4.13% 35,399        69,566         -               104,965           -                 19,549,065       
101 5/1/30 4.13% 37,765        67,200         -               104,965           -                 19,511,300       
102 6/1/30 4.13% 35,659        69,306         -               104,965           -                 19,475,641       
103 7/1/30 4.13% 38,017        66,948         -               104,965           -                 19,437,624       
104 8/1/30 4.13% 35,921        69,044         -               104,965           -                 19,401,703       
105 9/1/30 4.13% 36,049        68,916         -               104,965           -                 19,365,654       
106 10/1/30 4.13% 38,396        66,569         -               104,965           -                 19,327,259       
107 11/1/30 4.13% 36,313        68,652         -               104,965           -                 19,290,946       
108 12/1/30 4.13% 38,652        66,313         -               104,965           -                 19,252,293       
109 1/1/31 4.13% 36,579        68,386         -               104,965           -                 19,215,714       
110 2/1/31 4.13% 36,709        68,256         -               104,965           -                 19,179,005       
111 3/1/31 4.13% 43,432        61,533         -               104,965           -                 19,135,572       
112 4/1/31 4.13% 36,994        67,971         -               104,965           -                 19,098,578       
113 5/1/31 4.13% 39,314        65,651         -               104,965           -                 19,059,265       
114 6/1/31 4.13% 37,265        67,700         -               104,965           -                 19,022,000       
115 7/1/31 4.13% 39,577        65,388         -               104,965           -                 18,982,423       
116 8/1/31 4.13% 37,538        67,427         -               104,965           -                 18,944,885       
117 9/1/31 4.13% 37,671        67,294         -               104,965           -                 18,907,214       
118 10/1/31 4.13% 39,971        64,994         -               104,965           -                 18,867,242       
119 11/1/31 4.13% 37,947        67,018         -               104,965           -                 18,829,295       
120 12/1/31 4.13% 18,829,295 64,726         -               18,894,021      -                 -                   
121 1/1/32 4.13% -              -               -               -                   -                 -                   



New Brighton Apartments

Sources and Uses of Funds
132 units

Sources of Funds: TOTAL Per Unit

1st Mortgage (Property Portion) 21,657,912       164,075$    

TIF Loan Amount (90% of TIF Note) 4,500,000         34,091       

Deferred Developer Fee 85.0% 850,000            6,439         
Borrower Equity Required at Closing 18.4% 6,088,450         46,125       

TOTAL SOURCES 33,096,362$      250,730$    

Uses of Funds: TOTAL Per Unit

Acquisition Price 1,500,000$       11,364$      

Building Demo, Site Prep., Enviro Rem. Allowance 750,000            5,682         

Hard Construction Cost 25,080,000       190,000      

Construction Contingency 3.0% 752,400            5,700         

Builders Risk, Other Const Costs 110,000            833            

FF&E 275,000            2,083         

Professional Consultants Fees - Arch, Struc, Civil, Int. 628,250            4,759         

Borrower & Lender Legal 100,000            758            

Municipal Fees 408,820            3,097         

SAC/WAC 341,616            2,588         

Third Party Reports 25,000             189            

Title, Closing, MRT 65,432             496            

1st Mortgage Origination Fee 0.50% 108,290            820            

TIF Loan Fees 1.00% 45,000             341            

Easement Rights Fee to KA 75,000             568            

Real Estate Taxes During Construction 71,743             544            

Capitalized Interest - 1st Mortgage (21 months) (see draw sched) 1,076,374         8,154         

Capitalized Interest - TIF (24 months) (see draw sched) 433,438            3,284         

Marketing & Lease Up 200,000            1,515         

Soft Cost Contingency 50,000             379            
Developer Fee 1,000,000         7,576         

TOTAL USES 33,096,362$      250,730$    

TIF Scenario



New Brighton Apartments
Unit Mix

Unit Type Type
% of 
Mix

# of 
Units

Total 
Gross SF

Max 60% 
AMI rent

Less Utility 
Allow

Concluded 
Net Rent

Rent 
PSF Monthly GPI

0-0 - Studio 15      515         n/a n/a 1,225$         2.38$    18,375          
0-4 - Studio 5        572         n/a n/a 1,300$         2.27$    6,500           
0-5 - Studio 11      532         n/a n/a 1,225$         2.30$    13,475          
0-6 - Studio 5        592         n/a n/a 1,400$         2.36$    7,000           
0-5 - Studio - Affordable 4        532         1,000         (69)           931$           1.75$    3,724           
1-1 - 1 Bedroom 24      687         n/a n/a 1,400$         2.04$    33,600          
1-3 - 1 Bedroom 15      744         n/a n/a 1,475$         1.98$    22,125          
1-6 - 1 Bedroom 9        831         n/a n/a 1,650$         1.99$    14,850          
2-3 - 1 Bedroom + Den 5        831         n/a n/a 1,650$         1.99$    8,250           
1-1 - 1BR - Affordable 6        687         1,181         (78)           1,103$         1.61$    6,618           
2-3 - 2 Bedroom 11      950         n/a n/a 1,805$         1.90$    19,855          
3-1 - 2 Bedroom 10      1,102      n/a n/a 2,094$         1.90$    20,940          
3-2 - 2 Bedroom 8        1,167      n/a n/a 2,217$         1.90$    17,736          
2-3- 2 Bedroom Affordable 4        950         1,417         (95)           1,322$         1.39$    5,288           
TOTAL 100% 132 754         1,503          1.98$    198,336$      

Total Studios 40                

Total 1-Bed 59                

Total 2-Bed 33                

Parking Matrix Annual GPI = 2,380,032$    
Total Units 132 PSF Average 1.99$           
Total Bedrooms 165    2.08$           
Parking Stalls - Underground 132 Total Affordable Units 14                
Parking Stalls - Surface 34 % Affordable 10.61%
Total Parking Stalls 166
Parking Stalls Per Unit 1.26
Parking Stalls Per Bedroom 1.01

30%

45%

25%

Mkt PSF Average



New Brighton Apartments
Base Pro-Forma

132 units

Total Per Unit

Gross Potential Income 2,380,032$          18,031$     
Less Rent Loss 5.0% (119,002)             (902)          

Net Rental Income 2,261,030$          17,129$     

Parking Revenue - underground 100$         142,560$             1,080$      
Parking Revenue - surface 40$           14,688                111           
Storage Income 9,450                  72            
Utility Reimbursement 47,916                363           
Other Revenue 19,800                150           

Total Other Income 234,414$             1,776$      

TOTAL INCOME 2,495,444$          18,905$     

Utilities 85,800$              650$         
Payroll 165,000              1,250        
Repairs and Maintenance 66,000                500           
Marketing 16,500                125           
Administrative 16,500                125           
Insurance 39,600                300           
Management Fee 3.5% 87,341                662           
Real Estate Taxes 476,250              3,608        
Replacement Reserves 26,400                200           

TOTAL EXPENSE 979,391$             7,420$      39.2%

NET OPERATING INCOME 1,516,054$          11,485$     

Annual TIF Revenue 340,673$             TBD
NOI and TIF 1,856,727$          

Proposed Debt Service 1st Mortgage 1,259,580            
Proposed Debt Service TIF Loan 307,863              
DSCR - Total 1.18x



New Brighton Apartments
Estimated Loan Sizing

Estimated NOI (see detail) 1,516,054$        
Annual TIF Revenue (Stabilized, estimate) 340,673$          
Total NOI plus TIF 1,856,727$        

Loan To Value Constrained Loan Assumptions:
Cap Rate 5.25%
Estimated Value - Property 28,877,216$      
Per Unit Value 218,767$          

LTV Loan Amount - Property only 75% 21,657,912$      

Loan To Cost Constrained Loan Assumptions:
Total Construction and Acquisition Costs 33,096,362$      
Per Unit Cost 250,730$          

Loan to Cost Constrained Loan: 80% 26,477,090$      

Concluded 1st Mortgage Loan Amount - Lesser of:
LTV Constrained Loan 21,657,912$      
LTC Constrained Loan 26,477,090$      

Concluded 1st Mortgage Loan Amount: 21,657,912$      

PLUS - Estimated TIF Loan Amount
Estimated TIF Note from City of New Brighton 5,000,000$        
Estimated Portion of TIF to be Monetized 90%

Estimated TIF Loan Amount 4,500,000$        

Concluded 1st Mortgage Amount 21,657,912$      
Concluded TIF Loan Amount 4,500,000$        
TOTAL 1st Mortgage and TIF Loan 26,157,912$      



New Brighton Apartments

10-year Pro Forma and IRR Analysis

Income growth 2.0%
Expense growth 3.0%

2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031
12/1/21 12/1/22 12/1/23 12/1/24 12/1/25 12/1/26 12/1/27 12/1/28 12/1/29 12/1/30 12/1/31
Year 0 Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10

Vacancy: 100% 50% 5% 5% 5% 5% 5% 5% 5% 5%

GPR (net of loss to lease) 2,380,032$          2,427,633$          2,476,185$          2,525,709$          2,576,223$          2,627,748$          2,680,303$          2,733,909$          2,788,587$          2,844,359$          
Total Rent Loss (2,380,032)           (1,213,816)           (123,809)             (126,285)             (128,811)             (131,387)             (134,015)             (136,695)             (139,429)             (142,218)             

Net Rental Income -$                   1,213,816$          2,352,376$          2,399,424$          2,447,412$          2,496,360$          2,546,287$          2,597,213$          2,649,157$          2,702,141$          

Total Ancillary Income -$                   119,551$             243,884$             248,762$             253,737$             258,812$             263,988$             269,268$             274,653$             280,146$             

TOTAL INCOME -$                   1,333,367$          2,596,260$          2,648,186$          2,701,149$          2,755,172$          2,810,276$          2,866,481$          2,923,811$          2,982,287$          

Utilities -$                   85,800$              88,374$              91,025$              93,756$              96,569$              99,466$              102,450$             105,523$             108,689$             
Payroll -                     165,000              169,950              175,049              180,300              185,709              191,280              197,019              202,929              209,017              
Repairs and Maintenance -                     66,000                67,980                70,019                72,120                74,284                76,512                78,807                81,172                83,607                
Marketing -                     16,500                16,995                17,505                18,030                18,571                19,128                19,702                20,293                20,902                
Administrative -                     16,500                16,995                17,505                18,030                18,571                19,128                19,702                20,293                20,902                
Insurance -                     39,600                40,788                42,012                43,272                44,570                45,907                47,284                48,703                50,164                
Management Fee -                     46,668                90,869                92,686                94,540                96,431                98,360                100,327              102,333              104,380              

Total Operating Expenses -$                   436,068$             491,951$             505,801$             520,048$             534,704$             549,781$             565,291$             581,246$             597,660$             

Real Estate Taxes -$                   47,625$              285,750$             476,250$             490,537$             505,254$             520,411$             536,024$             552,104$             568,667$             
Replacement Reserves (implied) -                     26,400                26,400                26,400                26,400                26,400                26,400                26,400                26,400                26,400                

Total Non-Operating Expenses -$                   74,025$              312,150$             502,650$             516,937$             531,654$             546,811$             562,424$             578,504$             595,067$             

TOTAL EXPENSE -$                   510,093$             804,101$             1,008,451$          1,036,986$          1,066,358$          1,096,592$          1,127,714$          1,159,751$          1,192,728$          

Plus TIF Revenue -                     7,113                  104,905              268,129              340,673              340,673              340,673              340,673              340,673              340,673              

NET OPERATING INCOME and TIF -$                   830,387$             1,897,064$          1,907,863$          2,004,836$          2,029,487$          2,054,356$          2,079,440$          2,104,733$          2,130,232$          

Annual NET Debt Service - 1st mortgage -$                   225,829$             908,279$             1,259,580$          1,259,580$          1,259,580$          1,259,580$          1,259,580$          1,259,580$          1,259,580$          
DSCR 3.68x 2.09x 1.51x 1.59x 1.61x 1.63x 1.65x 1.67x 1.69x
 
Excess Cash Flow for Subordinate Debt Service -$                   604,558$             988,786$             648,283$             745,256$             769,907$             794,776$             819,859$             845,153$             870,652$             

Net Debt Service - TIF Loan -$                   -$                   217,313$             307,863$             307,863$             307,863$             307,863$             307,863$             307,863$             307,863$             
DSCR after all debt service 3.68x 1.69x 1.22x 1.28x 1.29x 1.31x 1.33x 1.34x 1.36x

Excess Cash Flow after all Debt Service -$                   604,558$             771,473$             340,420$             437,393$             462,044$             486,913$             511,996$             537,290$             562,789$             

IRR CALCULATION:
Acquisition Price (1,500,000)$         -                     
Hard and Soft Construction Related Cost (27,595,650)         -                     
Other Development and Financing Costs and Reserves (3,000,712)           -                     
Developer Fee (1,000,000)           -                     
Sales Price - Property 5.70% cap -                     31,846,650          
Sales Price - NPV of Remaining TIF Stream 3,954,850            
Total (33,096,362)$       -$                   -$                   -$                   -$                   -$                   -$                   -$                   -$                   -$                   35,801,500$        

1st Mortgage (Property) 21,657,912          
TIF Loan Amount (90% of TIF Note) 4,500,000            
Deferred Developer Fee 850,000              
Net Debt Service - First Mortgage -                     (225,829)             (908,279)             (1,259,580)           (1,259,580)           (1,259,580)           (1,259,580)           (1,259,580)           (1,259,580)           (1,259,580)           
Net Debt Service - TIF Loan -                     -                     (217,313)             (307,863)             (307,863)             (307,863)             (307,863)             (307,863)             (307,863)             (307,863)             
PAYOFF 1st Mortgage (18,829,295)         
PAYOFF TIF Loan (3,754,440)           
Total Leverage Related Activity 27,007,912$        -                     (225,829)             (1,125,591)           (1,567,444)           (1,567,444)           (1,567,444)           (1,567,444)           (1,567,444)           (1,567,444)           (24,151,179)         

LEVERAGED NET CASH FLOW AFTER DEBT (Equity in) (6,088,450)$         -$                   604,558$             771,473$             340,420$             437,393$             462,044$             486,913$             511,996$             537,290$             13,780,553$        
LEVERAGED CASH ON CASH YIELD 0.0% 9.9% 12.7% 5.6% 7.2% 7.6% 8.0% 8.4% 8.8% 226.3%
RETURN ON COST (NOI/COSTS) 2.5% 5.7% 5.8% 6.1% 6.1% 6.2% 6.3% 6.4% 6.4%

LEVERAGED 10-YEAR HOLD IRR 13.50%

TIF Scenario



RAMSEY COUNTY MARKET RATE TAX CALCULATION

Example of a tax calculation for FINAL taxes payable in 2021 on a market rate APARTMENT PROPERTY
in District Code 8336 (Shoreview - 623 M (NB)).

Enter Estimated Market Value: 215,000 p/u $28,380,000

STEP 1:  CALCULATE THE NET TAX CAPACITY

1.25% x Estimated Market Value $354,750
0

Total Net Tax Capacity $354,750

STEP 2:  CALCULATE THE LOCAL TAX
STEP 1

Local Tax = 114.018% multiplied by $354,750 = $404,478.03

STEP 3:  CALCULATE THE MARKET TAX
Referendum Market Value

Market Tax 0.25290% multiplied by $28,380,000 = $71,771.97

STEP 4:  ADD LOCAL & MARKET TAXES

Local Tax $404,478.03
Plus: Market Tax $71,771.97

Total APARTMENT  PROPERTY Tax 3,608$           $476,250

For a different city, see instructions at bottom of page



New Brighton Apartments
Estimated Amortization and Draw Schedule

1st Mortgage (Property Portion)
Loan Amount 21,657,912$     

Interest Rate 4.125%
Interest Only Term (months) 36                     
Construction Period 14                     
Capitalized Interest Period (months) 21                     

Maturity Date 10 years 12/1/31
Amortization Period 30.00                

Month # Date Rate Principal Interest
Capitalized 

Interest Net Debt Service Draw Amount
Ending Principal 

Balance
21,657,912$     8,158,687$         1,076,374$         28,740,225$            100.0% 21,657,912$         

0 12/1/21 10.0% 2,165,791      2,165,791         
1 1/1/22 4.13% -              7,693           (7,693)          -                   6.4% 1,392,294      3,558,086         
2 2/1/22 4.13% -              12,639         (12,639)        -                   6.4% 1,392,294      4,950,380         
3 3/1/22 4.13% -              15,882         (15,882)        -                   6.4% 1,392,294      6,342,674         
4 4/1/22 4.13% -              22,530         (22,530)        -                   6.4% 1,392,294      7,734,969         
5 5/1/22 4.13% -              26,589         (26,589)        -                   6.4% 1,392,294      9,127,263         
6 6/1/22 4.13% -              32,421         (32,421)        -                   6.4% 1,392,294      10,519,557       
7 7/1/22 4.13% -              36,161         (36,161)        -                   6.4% 1,392,294      11,911,852       
8 8/1/22 4.13% -              42,312         (42,312)        -                   6.4% 1,392,294      13,304,146       
9 9/1/22 4.13% -              47,257         (47,257)        -                   6.4% 1,392,294      14,696,440       

10 10/1/22 4.13% -              50,519         (50,519)        -                   6.4% 1,392,294      16,088,735       
11 11/1/22 4.13% -              57,149         (57,149)        -                   6.4% 1,392,294      17,481,029       
12 12/1/22 4.13% -              60,091         (60,091)        -                   6.4% 1,392,294      18,873,323       
13 1/1/23 4.13% -              67,040         (67,040)        -                   6.4% 1,392,294      20,265,618       
14 2/1/23 4.13% -              71,985         (71,985)        -                   6.4% 1,392,294      21,657,912       
15 3/1/23 4.13% -              69,486         (69,486)        -                   0.0% -                 21,657,912       
16 4/1/23 4.13% -              76,931         (76,931)        -                   0.0% -                 21,657,912       
17 5/1/23 4.13% -              74,449         (74,449)        -                   0.0% -                 21,657,912       
18 6/1/23 4.13% -              76,931         (76,931)        -                   0.0% -                 21,657,912       
19 7/1/23 4.13% -              74,449         (74,449)        -                   0.0% -                 21,657,912       
20 8/1/23 4.13% -              76,931         (76,931)        -                   0.0% -                 21,657,912       
21 9/1/23 4.13% -              76,931         (76,931)        -                   0.0% -                 21,657,912       
22 10/1/23 4.13% -              74,449         -               74,449             0.0% -                 21,657,912       
23 11/1/23 4.13% -              76,931         -               76,931             0.0% -                 21,657,912       
24 12/1/23 4.13% -              74,449         -               74,449             0.0% -                 21,657,912       
25 1/1/24 4.13% -              76,931         -               76,931             -                 21,657,912       
26 2/1/24 4.13% -              76,931         -               76,931             -                 21,657,912       
27 3/1/24 4.13% -              71,967         -               71,967             -                 21,657,912       
28 4/1/24 4.13% -              76,931         -               76,931             -                 21,657,912       
29 5/1/24 4.13% -              74,449         -               74,449             -                 21,657,912       
30 6/1/24 4.13% -              76,931         -               76,931             -                 21,657,912       
31 7/1/24 4.13% -              74,449         -               74,449             -                 21,657,912       
32 8/1/24 4.13% -              76,931         -               76,931             -                 21,657,912       
33 9/1/24 4.13% -              76,931         -               76,931             -                 21,657,912       
34 10/1/24 4.13% -              74,449         -               74,449             -                 21,657,912       
35 11/1/24 4.13% -              76,931         -               76,931             -                 21,657,912       
36 12/1/24 4.13% -              74,449         -               74,449             -                 21,657,912       
37 1/1/25 4.13% 28,034        76,931         -               104,965           -                 21,629,878       
38 2/1/25 4.13% 28,134        76,831         -               104,965           -                 21,601,744       
39 3/1/25 4.13% 35,659        69,306         -               104,965           -                 21,566,084       
40 4/1/25 4.13% 28,360        76,605         -               104,965           -                 21,537,724       
41 5/1/25 4.13% 30,929        74,036         -               104,965           -                 21,506,795       
42 6/1/25 4.13% 28,571        76,394         -               104,965           -                 21,478,224       
43 7/1/25 4.13% 31,134        73,831         -               104,965           -                 21,447,090       
44 8/1/25 4.13% 28,783        76,182         -               104,965           -                 21,418,307       
45 9/1/25 4.13% 28,885        76,080         -               104,965           -                 21,389,422       
46 10/1/25 4.13% 31,439        73,526         -               104,965           -                 21,357,983       
47 11/1/25 4.13% 29,100        75,865         -               104,965           -                 21,328,883       
48 12/1/25 4.13% 31,647        73,318         -               104,965           -                 21,297,236       
49 1/1/26 4.13% 29,315        75,650         -               104,965           -                 21,267,921       
50 2/1/26 4.13% 29,420        75,545         -               104,965           -                 21,238,501       
51 3/1/26 4.13% 36,825        68,140         -               104,965           -                 21,201,676       
52 4/1/26 4.13% 29,655        75,310         -               104,965           -                 21,172,021       
53 5/1/26 4.13% 32,186        72,779         -               104,965           -                 21,139,835       



54 6/1/26 4.13% 29,875        75,090         -               104,965           -                 21,109,961       
55 7/1/26 4.13% 32,400        72,565         -               104,965           -                 21,077,561       
56 8/1/26 4.13% 30,096        74,869         -               104,965           -                 21,047,465       
57 9/1/26 4.13% 30,203        74,762         -               104,965           -                 21,017,263       
58 10/1/26 4.13% 32,718        72,247         -               104,965           -                 20,984,544       
59 11/1/26 4.13% 30,426        74,539         -               104,965           -                 20,954,118       
60 12/1/26 4.13% 32,935        72,030         -               104,965           -                 20,921,183       
61 1/1/27 4.13% 30,651        74,314         -               104,965           -                 20,890,532       
62 2/1/27 4.13% 30,760        74,205         -               104,965           -                 20,859,772       
63 3/1/27 4.13% 38,040        66,925         -               104,965           -                 20,821,732       
64 4/1/27 4.13% 31,004        73,961         -               104,965           -                 20,790,727       
65 5/1/27 4.13% 33,497        71,468         -               104,965           -                 20,757,230       
66 6/1/27 4.13% 31,234        73,731         -               104,965           -                 20,725,997       
67 7/1/27 4.13% 33,719        71,246         -               104,965           -                 20,692,277       
68 8/1/27 4.13% 31,464        73,501         -               104,965           -                 20,660,813       
69 9/1/27 4.13% 31,576        73,389         -               104,965           -                 20,629,237       
70 10/1/27 4.13% 34,052        70,913         -               104,965           -                 20,595,185       
71 11/1/27 4.13% 31,809        73,156         -               104,965           -                 20,563,376       
72 12/1/27 4.13% 34,278        70,687         -               104,965           -                 20,529,097       
73 1/1/28 4.13% 32,044        72,921         -               104,965           -                 20,497,054       
74 2/1/28 4.13% 32,158        72,807         -               104,965           -                 20,464,896       
75 3/1/28 4.13% 36,962        68,003         -               104,965           -                 20,427,934       
76 4/1/28 4.13% 32,403        72,562         -               104,965           -                 20,395,531       
77 5/1/28 4.13% 34,855        70,110         -               104,965           -                 20,360,675       
78 6/1/28 4.13% 32,642        72,323         -               104,965           -                 20,328,033       
79 7/1/28 4.13% 35,087        69,878         -               104,965           -                 20,292,946       
80 8/1/28 4.13% 32,883        72,082         -               104,965           -                 20,260,063       
81 9/1/28 4.13% 33,000        71,965         -               104,965           -                 20,227,063       
82 10/1/28 4.13% 35,434        69,531         -               104,965           -                 20,191,629       
83 11/1/28 4.13% 33,243        71,722         -               104,965           -                 20,158,386       
84 12/1/28 4.13% 35,671        69,294         -               104,965           -                 20,122,716       
85 1/1/29 4.13% 33,487        71,478         -               104,965           -                 20,089,228       
86 2/1/29 4.13% 33,606        71,359         -               104,965           -                 20,055,622       
87 3/1/29 4.13% 40,620        64,345         -               104,965           -                 20,015,002       
88 4/1/29 4.13% 33,870        71,095         -               104,965           -                 19,981,132       
89 5/1/29 4.13% 36,280        68,685         -               104,965           -                 19,944,852       
90 6/1/29 4.13% 34,119        70,846         -               104,965           -                 19,910,733       
91 7/1/29 4.13% 36,522        68,443         -               104,965           -                 19,874,211       
92 8/1/29 4.13% 34,370        70,595         -               104,965           -                 19,839,841       
93 9/1/29 4.13% 34,492        70,473         -               104,965           -                 19,805,348       
94 10/1/29 4.13% 36,884        68,081         -               104,965           -                 19,768,464       
95 11/1/29 4.13% 34,746        70,219         -               104,965           -                 19,733,718       
96 12/1/29 4.13% 37,130        67,835         -               104,965           -                 19,696,588       
97 1/1/30 4.13% 35,001        69,964         -               104,965           -                 19,661,587       
98 2/1/30 4.13% 35,125        69,840         -               104,965           -                 19,626,462       
99 3/1/30 4.13% 41,997        62,968         -               104,965           -                 19,584,465       

100 4/1/30 4.13% 35,399        69,566         -               104,965           -                 19,549,065       
101 5/1/30 4.13% 37,765        67,200         -               104,965           -                 19,511,300       
102 6/1/30 4.13% 35,659        69,306         -               104,965           -                 19,475,641       
103 7/1/30 4.13% 38,017        66,948         -               104,965           -                 19,437,624       
104 8/1/30 4.13% 35,921        69,044         -               104,965           -                 19,401,703       
105 9/1/30 4.13% 36,049        68,916         -               104,965           -                 19,365,654       
106 10/1/30 4.13% 38,396        66,569         -               104,965           -                 19,327,259       
107 11/1/30 4.13% 36,313        68,652         -               104,965           -                 19,290,946       
108 12/1/30 4.13% 38,652        66,313         -               104,965           -                 19,252,293       
109 1/1/31 4.13% 36,579        68,386         -               104,965           -                 19,215,714       
110 2/1/31 4.13% 36,709        68,256         -               104,965           -                 19,179,005       
111 3/1/31 4.13% 43,432        61,533         -               104,965           -                 19,135,572       
112 4/1/31 4.13% 36,994        67,971         -               104,965           -                 19,098,578       
113 5/1/31 4.13% 39,314        65,651         -               104,965           -                 19,059,265       
114 6/1/31 4.13% 37,265        67,700         -               104,965           -                 19,022,000       
115 7/1/31 4.13% 39,577        65,388         -               104,965           -                 18,982,423       
116 8/1/31 4.13% 37,538        67,427         -               104,965           -                 18,944,885       
117 9/1/31 4.13% 37,671        67,294         -               104,965           -                 18,907,214       
118 10/1/31 4.13% 39,971        64,994         -               104,965           -                 18,867,242       
119 11/1/31 4.13% 37,947        67,018         -               104,965           -                 18,829,295       
120 12/1/31 4.13% 18,829,295 64,726         -               18,894,021      -                 -                   
121 1/1/32 4.13% -              -               -               -                   -                 -                   



New Brighton Apartments
Estimated Amortization and Draw Schedule

TIF Loan Amount (90% of TIF Note)
Loan Amount 4,500,000$       

Interest Rate 4.750%
Interest Only Term (months) 36                     
Construction Period 14                     
Capitalized Interest Period (months) 24                     

Maturity Date 10 years 12/1/31
Amortization Period 25.00                

Month # Date Rate Principal Interest
Capitalized 

Interest Net Debt Service Draw Amount
Ending Principal 

Balance
4,500,000$       2,049,440$         433,438$            6,116,002$               100.0% 4,500,000$            

0 12/1/21 100.0% 4,500,000      4,500,000         
1 1/1/22 4.75% -              18,406         (18,406)        -                   0.0% -                 4,500,000         
2 2/1/22 4.75% -              18,406         (18,406)        -                   0.0% -                 4,500,000         
3 3/1/22 4.75% -              16,625         (16,625)        -                   0.0% -                 4,500,000         
4 4/1/22 4.75% -              18,406         (18,406)        -                   0.0% -                 4,500,000         
5 5/1/22 4.75% -              17,813         (17,813)        -                   0.0% -                 4,500,000         
6 6/1/22 4.75% -              18,406         (18,406)        -                   0.0% -                 4,500,000         
7 7/1/22 4.75% -              17,813         (17,813)        -                   0.0% -                 4,500,000         
8 8/1/22 4.75% -              18,406         (18,406)        -                   0.0% -                 4,500,000         
9 9/1/22 4.75% -              18,406         (18,406)        -                   0.0% -                 4,500,000         

10 10/1/22 4.75% -              17,813         (17,813)        -                   0.0% -                 4,500,000         
11 11/1/22 4.75% -              18,406         (18,406)        -                   0.0% -                 4,500,000         
12 12/1/22 4.75% -              17,813         (17,813)        -                   0.0% -                 4,500,000         
13 1/1/23 4.75% -              18,406         (18,406)        -                   0.0% -                 4,500,000         
14 2/1/23 4.75% -              18,406         (18,406)        -                   0.0% -                 4,500,000         
15 3/1/23 4.75% -              16,625         (16,625)        -                   0.0% -                 4,500,000         
16 4/1/23 4.75% -              18,406         (18,406)        -                   0.0% -                 4,500,000         
17 5/1/23 4.75% -              17,813         (17,813)        -                   0.0% -                 4,500,000         
18 6/1/23 4.75% -              18,406         (18,406)        -                   0.0% -                 4,500,000         
19 7/1/23 4.75% -              17,813         (17,813)        -                   0.0% -                 4,500,000         
20 8/1/23 4.75% -              18,406         (18,406)        -                   0.0% -                 4,500,000         
21 9/1/23 4.75% -              18,406         (18,406)        -                   0.0% -                 4,500,000         
22 10/1/23 4.75% -              17,813         (17,813)        -                   0.0% -                 4,500,000         
23 11/1/23 4.75% -              18,406         (18,406)        -                   0.0% -                 4,500,000         
24 12/1/23 4.75% -              17,813         (17,813)        -                   0.0% -                 4,500,000         
25 1/1/24 4.75% -              18,406         -               18,406             -                 4,500,000         
26 2/1/24 4.75% -              18,406         -               18,406             -                 4,500,000         
27 3/1/24 4.75% -              17,219         -               17,219             -                 4,500,000         
28 4/1/24 4.75% -              18,406         -               18,406             -                 4,500,000         
29 5/1/24 4.75% -              17,813         -               17,813             -                 4,500,000         
30 6/1/24 4.75% -              18,406         -               18,406             -                 4,500,000         
31 7/1/24 4.75% -              17,813         -               17,813             -                 4,500,000         
32 8/1/24 4.75% -              18,406         -               18,406             -                 4,500,000         
33 9/1/24 4.75% -              18,406         -               18,406             -                 4,500,000         
34 10/1/24 4.75% -              17,813         -               17,813             -                 4,500,000         
35 11/1/24 4.75% -              18,406         -               18,406             -                 4,500,000         
36 12/1/24 4.75% -              17,813         -               17,813             -                 4,500,000         
37 1/1/25 4.75% 7,249          18,406         -               25,655             -                 4,492,751         
38 2/1/25 4.75% 7,279          18,377         -               25,655             -                 4,485,472         
39 3/1/25 4.75% 9,084          16,571         -               25,655             -                 4,476,388         
40 4/1/25 4.75% 7,346          18,310         -               25,655             -                 4,469,043         
41 5/1/25 4.75% 7,965          17,690         -               25,655             -                 4,461,077         
42 6/1/25 4.75% 7,408          18,247         -               25,655             -                 4,453,669         
43 7/1/25 4.75% 8,026          17,629         -               25,655             -                 4,445,643         
44 8/1/25 4.75% 7,471          18,184         -               25,655             -                 4,438,172         
45 9/1/25 4.75% 7,502          18,153         -               25,655             -                 4,430,670         
46 10/1/25 4.75% 8,117          17,538         -               25,655             -                 4,422,552         
47 11/1/25 4.75% 7,566          18,089         -               25,655             -                 4,414,987         
48 12/1/25 4.75% 8,179          17,476         -               25,655             -                 4,406,807         
49 1/1/26 4.75% 7,630          18,025         -               25,655             -                 4,399,177         
50 2/1/26 4.75% 7,661          17,994         -               25,655             -                 4,391,516         
51 3/1/26 4.75% 9,431          16,224         -               25,655             -                 4,382,085         
52 4/1/26 4.75% 7,731          17,924         -               25,655             -                 4,374,353         
53 5/1/26 4.75% 8,340          17,315         -               25,655             -                 4,366,013         



54 6/1/26 4.75% 7,797          17,858         -               25,655             -                 4,358,216         
55 7/1/26 4.75% 8,404          17,251         -               25,655             -                 4,349,812         
56 8/1/26 4.75% 7,863          17,792         -               25,655             -                 4,341,949         
57 9/1/26 4.75% 7,896          17,760         -               25,655             -                 4,334,053         
58 10/1/26 4.75% 8,500          17,156         -               25,655             -                 4,325,554         
59 11/1/26 4.75% 7,963          17,693         -               25,655             -                 4,317,591         
60 12/1/26 4.75% 8,565          17,090         -               25,655             -                 4,309,026         
61 1/1/27 4.75% 8,030          17,625         -               25,655             -                 4,300,996         
62 2/1/27 4.75% 8,063          17,592         -               25,655             -                 4,292,933         
63 3/1/27 4.75% 9,795          15,860         -               25,655             -                 4,283,138         
64 4/1/27 4.75% 8,136          17,519         -               25,655             -                 4,275,002         
65 5/1/27 4.75% 8,733          16,922         -               25,655             -                 4,266,268         
66 6/1/27 4.75% 8,205          17,450         -               25,655             -                 4,258,063         
67 7/1/27 4.75% 8,800          16,855         -               25,655             -                 4,249,263         
68 8/1/27 4.75% 8,275          17,381         -               25,655             -                 4,240,988         
69 9/1/27 4.75% 8,308          17,347         -               25,655             -                 4,232,680         
70 10/1/27 4.75% 8,901          16,754         -               25,655             -                 4,223,779         
71 11/1/27 4.75% 8,379          17,276         -               25,655             -                 4,215,400         
72 12/1/27 4.75% 8,969          16,686         -               25,655             -                 4,206,431         
73 1/1/28 4.75% 8,450          17,205         -               25,655             -                 4,197,981         
74 2/1/28 4.75% 8,484          17,171         -               25,655             -                 4,189,496         
75 3/1/28 4.75% 9,625          16,031         -               25,655             -                 4,179,872         
76 4/1/28 4.75% 8,558          17,097         -               25,655             -                 4,171,313         
77 5/1/28 4.75% 9,144          16,511         -               25,655             -                 4,162,170         
78 6/1/28 4.75% 8,631          17,024         -               25,655             -                 4,153,539         
79 7/1/28 4.75% 9,214          16,441         -               25,655             -                 4,144,324         
80 8/1/28 4.75% 8,704          16,951         -               25,655             -                 4,135,621         
81 9/1/28 4.75% 8,739          16,916         -               25,655             -                 4,126,881         
82 10/1/28 4.75% 9,320          16,336         -               25,655             -                 4,117,561         
83 11/1/28 4.75% 8,813          16,842         -               25,655             -                 4,108,748         
84 12/1/28 4.75% 9,391          16,264         -               25,655             -                 4,099,357         
85 1/1/29 4.75% 8,888          16,768         -               25,655             -                 4,090,469         
86 2/1/29 4.75% 8,924          16,731         -               25,655             -                 4,081,545         
87 3/1/29 4.75% 10,576        15,079         -               25,655             -                 4,070,969         
88 4/1/29 4.75% 9,004          16,651         -               25,655             -                 4,061,965         
89 5/1/29 4.75% 9,577          16,079         -               25,655             -                 4,052,388         
90 6/1/29 4.75% 9,080          16,575         -               25,655             -                 4,043,308         
91 7/1/29 4.75% 9,651          16,005         -               25,655             -                 4,033,658         
92 8/1/29 4.75% 9,157          16,499         -               25,655             -                 4,024,501         
93 9/1/29 4.75% 9,194          16,461         -               25,655             -                 4,015,307         
94 10/1/29 4.75% 9,761          15,894         -               25,655             -                 4,005,546         
95 11/1/29 4.75% 9,271          16,384         -               25,655             -                 3,996,274         
96 12/1/29 4.75% 9,837          15,819         -               25,655             -                 3,986,438         
97 1/1/30 4.75% 9,350          16,306         -               25,655             -                 3,977,088         
98 2/1/30 4.75% 9,388          16,267         -               25,655             -                 3,967,700         
99 3/1/30 4.75% 10,997        14,658         -               25,655             -                 3,956,703         

100 4/1/30 4.75% 9,471          16,184         -               25,655             -                 3,947,232         
101 5/1/30 4.75% 10,031        15,624         -               25,655             -                 3,937,201         
102 6/1/30 4.75% 9,551          16,104         -               25,655             -                 3,927,650         
103 7/1/30 4.75% 10,108        15,547         -               25,655             -                 3,917,542         
104 8/1/30 4.75% 9,631          16,024         -               25,655             -                 3,907,910         
105 9/1/30 4.75% 9,671          15,984         -               25,655             -                 3,898,239         
106 10/1/30 4.75% 10,225        15,431         -               25,655             -                 3,888,015         
107 11/1/30 4.75% 9,752          15,903         -               25,655             -                 3,878,263         
108 12/1/30 4.75% 10,304        15,351         -               25,655             -                 3,867,959         
109 1/1/31 4.75% 9,834          15,821         -               25,655             -                 3,858,124         
110 2/1/31 4.75% 9,874          15,781         -               25,655             -                 3,848,250         
111 3/1/31 4.75% 11,438        14,217         -               25,655             -                 3,836,812         
112 4/1/31 4.75% 9,962          15,694         -               25,655             -                 3,826,850         
113 5/1/31 4.75% 10,507        15,148         -               25,655             -                 3,816,343         
114 6/1/31 4.75% 10,045        15,610         -               25,655             -                 3,806,297         
115 7/1/31 4.75% 10,589        15,067         -               25,655             -                 3,795,709         
116 8/1/31 4.75% 10,130        15,526         -               25,655             -                 3,785,579         
117 9/1/31 4.75% 10,171        15,484         -               25,655             -                 3,775,408         
118 10/1/31 4.75% 10,711        14,944         -               25,655             -                 3,764,697         
119 11/1/31 4.75% 10,257        15,399         -               25,655             -                 3,754,440         
120 12/1/31 4.75% 3,754,440   14,861         -               3,769,302        -                 -                   
121 1/1/32 4.75% -              -               -               -                   -                 -                   



New Brighton Apartments
Real Estate Tax Projection and TIF Estimate

assessed %: 10% 60% 100% 100% 100%
year 1 year 2 year 3 year 4 year 5

2022 assessed 2023 assessed 2024 assessed 2025 assessed 2026 assessed
2023 payable 2024 payable 2025 payable 2026 payable 2027 payable

Local Tax Capacity Rate 114.01777% 114.01777% 114.018% 114.018% 114.018%
Market Value Tax Rate 0.25290% 0.25290% 0.25290% 0.25290% 0.25290%

Residential Valuation:
Assessed Value - Per Unit 215,000$                 215,000$                 215,000                  215,000                  215,000                  
# of Units 132 132 132 132 132
Total Assessed Value 2,838,000$              17,028,000$            28,380,000              28,380,000              28,380,000              
Per unit 21,500                    129,000                  215,000                  215,000                  215,000                  

Affordability for 4(d) Treatment 0.0% 0.0% 0.0% 0.0% 0.0%

Valuation Rate 1.25% 1.25% 1.25% 1.25% 1.25%
Total Net Tax Capacity - Residential 35,475$                  212,850$                 354,750$                 354,750$                 354,750$                 

Commercial Portion:
Assessed Value -$                       -$                       -$                       -$                       -$                       

Valuation Rate 2.00% 2.00% 2.00% 2.00% 2.00%
Total Net Tax Capacity - Commercial -$                       -$                       -$                       -$                       -$                       

Total Net Tax Capacity 35,475$                  212,850$                 354,750$                 354,750$                 354,750$                 

Original Tax Capacity 21,563$                  21,563$                  21,563$                  21,563$                  21,563$                  
State Auditor 0.36% 0.36% 0.36% 0.36% 0.36%
Admin Fee 10.00% 10.00% 10.00% 10.00% 10.00%

Estimated TIF to be received = 14,225$                  195,585$                 340,673$                 340,673$                 340,673$                 
Estimated RE Tax Paid = 47,625$                  285,750$                 476,250$                 476,250$                 476,250$                 



Tax Year 
Payable Date

Project Tax 
Capacity

Original 
Tax 

Capacity
Captured Tax 

Capacity
Annual Gross 

Increment

Semi-Annual 
Gross 

Increment
State 

Auditor
Administrativ

e Fee

Net Semi 
Annual 

Increment to 
Project Periods PV Factor PV of Increment

growth: 0.00% 114.018% 0.36% 10.00% 4.50%
8/1/22
2/1/23 0.50      0.9782        -                

2023 8/1/23 35,475      (21,563)    13,913       15,863          7,931          (29)           (790)            7,113           1.00      0.9569        6,806             
2023 2/1/24 -           -          -            -               7,931          (29)           (790)            7,113           1.50      0.9361        6,658             
2024 8/1/24 212,850    (21,563)    191,288      218,102         109,051       (393)         (10,866)       97,792          2.00      0.9157        89,551           
2024 2/1/25 -           -          -            -               109,051       (393)         (10,866)       97,792          2.50      0.8958        87,602           
2025 8/1/25 354,750    (21,563)    333,188      379,893         189,946       (684)         (18,926)       170,336        3.00      0.8763        149,265          
2025 2/1/26 -           -          -            -               189,946       (684)         (18,926)       170,336        3.50      0.8572        146,016          
2026 8/1/26 354,750    (21,563)    333,188      379,893         189,946       (684)         (18,926)       170,336        4.00      0.8386        142,838          
2026 2/1/27 -           -          -            -               189,946       (684)         (18,926)       170,336        4.50      0.8203        139,728          
2027 8/1/27 354,750    (21,563)    333,188      379,893         189,946       (684)         (18,926)       170,336        5.00      0.8025        136,687          
2027 2/1/28 -           -          -            -               189,946       (684)         (18,926)       170,336        5.50      0.7850        133,711          
2028 8/1/28 354,750    (21,563)    333,188      379,893         189,946       (684)         (18,926)       170,336        6.00      0.7679        130,801          
2028 2/1/29 -           -          -            -               189,946       (684)         (18,926)       170,336        6.50      0.7512        127,953          
2029 8/1/29 354,750    (21,563)    333,188      379,893         189,946       (684)         (18,926)       170,336        7.00      0.7348        125,168          
2029 2/1/30 -           -          -            -               189,946       (684)         (18,926)       170,336        7.50      0.7188        122,443          
2030 8/1/30 354,750    (21,563)    333,188      379,893         189,946       (684)         (18,926)       170,336        8.00      0.7032        119,778          
2030 2/1/31 -           -          -            -               189,946       (684)         (18,926)       170,336        8.50      0.6879        117,171          
2031 8/1/31 354,750    (21,563)    333,188      379,893         189,946       (684)         (18,926)       170,336        9.00      0.6729        114,620          
2031 2/1/32 -           -          -            -               189,946       (684)         (18,926)       170,336        9.50      0.6583        112,125          
2032 8/1/32 354,750    (21,563)    333,188      379,893         189,946       (684)         (18,926)       170,336        10.00    0.6439        109,684          
2032 2/1/33 -           -          -            -               189,946       (684)         (18,926)       170,336        10.50    0.6299        107,297          
2033 8/1/33 354,750    (21,563)    333,188      379,893         189,946       (684)         (18,926)       170,336        11.00    0.6162        104,961          
2033 2/1/34 -           -          -            -               189,946       (684)         (18,926)       170,336        11.50    0.6028        102,676          
2034 8/1/34 354,750    (21,563)    333,188      379,893         189,946       (684)         (18,926)       170,336        12.00    0.5897        100,441          
2034 2/1/35 -           -          -            -               189,946       (684)         (18,926)       170,336        12.50    0.5768        98,255           
2035 8/1/35 354,750    (21,563)    333,188      379,893         189,946       (684)         (18,926)       170,336        13.00    0.5643        96,116           
2035 2/1/36 -           -          -            -               189,946       (684)         (18,926)       170,336        13.50    0.5520        94,024           
2036 8/1/36 354,750    (21,563)    333,188      379,893         189,946       (684)         (18,926)       170,336        14.00    0.5400        91,977           
2036 2/1/37 -           -          -            -               189,946       (684)         (18,926)       170,336        14.50    0.5282        89,975           
2037 8/1/37 354,750    (21,563)    333,188      379,893         189,946       (684)         (18,926)       170,336        15.00    0.5167        88,016           
2037 2/1/38 -           -          -            -               189,946       (684)         (18,926)       170,336        15.50    0.5055        86,100           
2038 8/1/38 354,750    (21,563)    333,188      379,893         189,946       (684)         (18,926)       170,336        16.00    0.4945        84,226           
2038 2/1/39 -           -          -            -               189,946       (684)         (18,926)       170,336        16.50    0.4837        82,393           
2039 8/1/39 354,750    (21,563)    333,188      379,893         189,946       (684)         (18,926)       170,336        17.00    0.4732        80,599           
2039 2/1/40 -           -          -            -               189,946       (684)         (18,926)       170,336        17.50    0.4629        78,845           
2040 8/1/40 354,750    (21,563)    333,188      379,893         189,946       (684)         (18,926)       170,336        18.00    0.4528        77,128           
2040 2/1/41 -           -          -            -               189,946       (684)         (18,926)       170,336        18.50    0.4429        75,449           
2041 8/1/41 354,750    (21,563)    333,188      379,893         189,946       (684)         (18,926)       170,336        19.00    0.4333        73,807           
2041 2/1/42 -           -          -            -               189,946       (684)         (18,926)       170,336        19.50    0.4239        72,200           
2042 8/1/42 354,750    (21,563)    333,188      379,893         189,946       (684)         (18,926)       170,336        20.00    0.4146        70,629           
2042 2/1/43 -           -          -            -               189,946       (684)         (18,926)       170,336        20.50    0.4056        69,091           
2043 8/1/43 354,750    (21,563)    333,188      379,893         189,946       (684)         (18,926)       170,336        21.00    0.3968        67,587           
2043 2/1/44 -           -          -            -               189,946       (684)         (18,926)       170,336        21.50    0.3882        66,116           
2044 8/1/44 354,750    (21,563)    333,188      379,893         189,946       (684)         (18,926)       170,336        22.00    0.3797        64,677           
2044 2/1/45 -           -          -            -               189,946       (684)         (18,926)       170,336        22.50    0.3714        63,269           
2045 8/1/45 354,750    (21,563)    333,188      379,893         189,946       (684)         (18,926)       170,336        23.00    0.3634        61,892           
2045 2/1/46 -           -          -            -               189,946       (684)         (18,926)       170,336        23.50    0.3554        60,544           
2046 8/1/46 354,750    (21,563)    333,188      379,893         189,946       (684)         (18,926)       170,336        24.00    0.3477        59,227           
2046 2/1/47 -           -          -            -               189,946       (684)         (18,926)       170,336        24.50    0.3401        57,937           
2047 8/1/47 354,750    (21,563)    333,188      379,893         189,946       (684)         (18,926)       170,336        25.00    0.3327        56,676           
2047 2/1/48 -           -          -            -               189,946       (684)         (18,926)       170,336        25.50    0.3255        55,442           

8,971,502      Estimated NPV of FULL TIF Income Stream 4,556,181$     

Estimated of Actual TIF Note from City 5,000,000$     

Estimated NPV of PROJECTED TIF Income Stream 4,554,101$     



 

 

 
REQUEST FOR COMMISISON CONSIDERATION 
 

ITEM DESCRIPTION:   Business Outreach Update 

DEPARTMENT HEAD’S APPROVAL:        

CITY MANAGER’S APPROVAL:       

No comments to supplement this report   ___       Comments attached   ___   
 

15.99 Deadline: None 

Recommendations:  Commissioners make decision on how they want to move forward with 
Business Outreach Program based on latest updates 
 

Legislative History:  N/A 
Financial Impact: None 

Summary: The city will be giving commissioners a brief update on the business outreach 
letters that were sent out in mid-July and requesting feedback on next steps. 
 

  
Requested Action: The EDC will discuss how they want this new Business Outreach Initiative to 

function and how to garner more participation among business owners 
throughout the community. 

  
  

Attachments: 1) Business Outreach Letter 
 
 
 
 
 
________________________ 
Ben Gozola, AICP 
Assistant Director of Community Assets and Development 

Agenda Section: VI 
Item:              2 

Report Date: 7/29/21 
 Commission Meeting Date: 8/4/21 
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07/15/2021 

Dear Employees & Business Owners, 

New Brighton is continually striving to be a great place to do business.  To that end, the City would 
like an opportunity to engage with you as a local business to find out what you need to succeed, 
and to hear your ideas on how the City could be of assistance. 

 The City is launching a new business outreach program to ensure you have access to timely 
updates on business-related matters of importance, and to give you a direct contact with the City 
for when questions arise.  To opt-in to this program, please visit the City’s Website, and click into 
the “Business Outreach” page within the “Tools for Business” tab at the top of the home page (or 
navigate to:  www.newbrightonmn.gov/business-outreach).  There you will find a form to complete 
to become part of this exciting new program! 

Are you thinking about expanding? Moving? Hiring?  The City is in contact with people every day 
who are looking to sell property, rent space, or relocate their family to the City, and we may be in a 
position to help you make a connection that could otherwise be missed.  We’d love to have the 
opportunity to participate in your success, and will happily forward prospects your way – just let us 
know your needs so we can work on your behalf. 

Want to know what’s happening in the City or learn about programs available to assist during the 
pandemic?  Opting in to this program will ensure you receive timely email updates as new 
programs become available.  Importantly, we’d also like to hear from you on what information we 
could provide that would be worthwhile to you, and also learn about things we do that aren’t of 
help.  Our goal is to improve, and we can only do so with your assistance. 

Your presence in the City is important and valued, and we believe participation in this program will 
be mutually beneficial.  Should you have any questions, please reach out any time to our 
Assistant Director of Community Assets & Development, Ben Gozola, at 
ben.gozola@newbrightonmn.gov or call him at 651-638-2059.  He looks forward to learning more 
about your business needs, and will be a great first point of contact to your elected and appointed 
officials at City Hall. 

Thank you, 
 
 
 
 
Mayor Kari Niedfeldt-Thomas 
651-260-3174 
Kari.Niedfeldt-Thomas@newbrightonmn.gov 

http://www.newbrightonmn.gov/business-outreach
mailto:ben.gozola@newbrightonmn.gov
mailto:Kari.Niedfeldt-Thomas@newbrightonmn.gov
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Business Outreach Initiative 

 
On Friday July 16th the City sent out a letter to all 450 businesses in New Brighton to gage initial interest in 
a new Business Outreach Initiative. Employees and business owners were asked to go onto New 
Brighton’s website and fill out a brief survey on whether they’d like to receive a quarterly newsletter with 
relevant updates and or be partnered with a business liaison from our Economic Development 
Committee.  
 
Since then we have received a total of nine responses, all of whom would like to receive a quarterly 
newsletter about business updates, grant opportunities, and relevant city plans. Two of those nine 
businesses, Wilson Wolf & Johnson Screens, have also expressed interest in being paired with a 
commissioner to help them reach their specific business goals. As we all know this initiative is in its very 
preliminary stages and can still be shaped however the commission sees fit. We’re looking forward to 
getting feedback from all of you on how you want this outreach program to function and how we can get 
more businesses involved in the coming months.    
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