
This meeting will be recorded and then posted to the City website within 3 to 5 business days. 

 

 

AGENDA 
ECONOMIC DEVELOPMENT AUTHORITY MEETING 

MAPLE PLAIN CITY HALL 
August 10, 2026 

7:00 PM 

 

1. CALL TO ORDER 

2. ADOPT AGENDA 

3. MINUTES 

A. Meeting Minutes from 04-13-26 

4. OLD BUSINESS 

5. NEW BUSINESS 

A. TIF District 2-2 Term Extension 

6. OTHER BUSINESS 

A. Staff Report - Business Visit - Monies, Bank of Maple Plain, Haven Homes, and The 
Daily Store 

7. ADJOURNMENT 



 

 

 

 

MINUTES 
ECONOMIC DEVELOPMENT AUTHORITY MEETING 

MAPLE PLAIN CITY HALL 
April 13, 2026 

7:00 PM 

 

1. CALL TO ORDER 

Chair Julie Maas-Kusske called the meeting to order at 7:00 PM 

PRESENT: Chair Julie Maas-Kusske, Commissioner Mike DeLuca, Commissioner Connie 
Francis, Commissioner Andrew Burak, Commissioner Rochelle Arvizo, Commissioner 
Jack Henrich, and Commissioner Adam Warden 

2. ADOPT AGENDA 

Commissioner Francis made a motion to approve the meeting agenda. Seconded by 
Commissioner Warden. 

Voting Yea: Chair Maas-Kusske, Commissioner DeLuca, Commissioner Francis, 
Commissioner Burak, Commissioner Arvizo, Commissioner Jack Henrich, and 
Commissioner Adam Warden  

Motion Passed 7-0 

3. MINUTES 

A. Meeting Minutes from 01/12/2026 

Motion by Commissioner DeLuca to approve the minutes. Commissioner Francis 
seconded the motion.  

Voting Yea: Chair Maas-Kusske, Commissioner DeLuca, Commissioner Francis, 
Commissioner Burak, Commissioner Arvizo, Commissioner Jack Henrich, and 
Commissioner Adam Warden  

Motion Passed 7-0 

4. OLD BUSINESS 

5. NEW BUSINESS 

A. MU-B Townhome Development 

City Planner Mark Kaltsas presented the concept plan and development proposals for 
the Mixed-Unit B Townhome Development. Noting the use of the land and the need for 
more rooftops to support more commercial business. City Planner Kaltsas noted rental 



 

 

townhomes are not a current product in the area and creates an argument for 
continued development. Utilities need to be accounted for and the impact on the Cities 
water supply. An additional access onto highway 12 will run through Pioneer to 
Halgren. 

EDA Direction: bring the concept to the planning commission for review. 

6. OTHER BUSINESS 

A. Staff Report - Business Visit 

Assistant City Administrator Larson presented an overview of a business visit with 
Spikes & Houles. 

7. ADJOURNMENT 

Commissioner Henrich made a motion to adjourn. Seconded by Commissioner Francis. 

Voting Yea: Chair Maas-Kusske, Commissioner Deluca, Commissioner Francis, 
Commissioner Burak, Commissioner Arvizo, Commissioner Henrich and Commissioner 
Warden  
 

Motion Passed 7-0 

The commission adjourned at 7:41 

 

 



 
Executive Summary 

Economic Development Authority 
 

AGENDA ITEM:     TIF District 2-2 Term Extension 

PREPARED BY: Mark Kaltsas, City Planner 

RECOMMENDED ACTION:  Discussion 

 

Please review the documentation provided by City Planner Mark Kaltsas. 
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CITY OF MAPLE PLAIN 
Economic Development Authority 

ECONOMIC DEVELOPMENT AUTHORITY MEMORANDUM 

Maple Plain Townhome Redevelopment –  

TIF District No. 2-2 
Request to Extend District Term • 20 Years to 26 Years • 5370 Highway 12 

To: Maple Plain Economic Development Authority 

From: City Staff 

Meeting Date: Monday, August 10, 2026 

Applicant: Equinox Development Partners, LLC 

Location: 5370 Highway 12, Maple Plain, MN 

Re: TIF District No. 2-2 – Request to Extend District Term from 20 to 26 Years 

DISCUSSION 

On April 13, 2026, staff presented a concept-level memorandum to the Authority regarding the proposed 
redevelopment of the property located adjacent to 5370 Highway 12 by Equinox Development Partners. The 
concept consisted of approximately 85 rental townhome units on the approximately 6.5-acre site, which is 
zoned Mixed-Use Budd Avenue (MU-B). At that meeting, the Authority provided favorable, policy-level 
feedback on the general land use concept and expressed preliminary willingness to explore the use of 
redevelopment tax increment financing (TIF) to support the project, with no specific TIF structure, term, or 
participation level established at that time. 

Since the April 13 meeting, the developer has submitted formal applications requesting City approval and land 
use entitlement for the project. As part of preparing more detailed construction plans and completing 
additional due diligence, the developer has identified extraordinary site costs that were not fully known at the 
concept stage. These include the following: 

▪ A sidewalk connection linking the development to the existing HAWK-controlled pedestrian signal 
intersection. The City's engineering consultant, Bolton & Menk, has prepared a preliminary construction 
cost estimate of $225,095 for this connection, dated July 20, 2026 (see Exhibit A and Exhibit B). This 
connection had been identified by the City during the concept review as a desired improvement to link 
the development to the downtown area. 

▪ Soil correction and remediation costs associated with site conditions identified through geotechnical and 
environmental due diligence. 

▪ Other site-related development costs identified during final engineering and design. 

The City had previously found, on a preliminary basis, that the project could move forward with a 20-year term 
of TIF reimbursement (a standard term for a redevelopment TIF district under Minnesota law is up to 26 years). 
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In light of the additional costs summarized above, the developer has requested that the City consider extending 
the TIF district term to the full 26 years permitted for redevelopment districts, rather than the 20-year term 
previously discussed. 

TIF Consultant Analysis 

The City's TIF consultant, Northland Securities, has prepared a memorandum dated August 4, 2026, along with 
updated TIF cash flow projections, comparing the two scenarios (copy attached). A summary of the key 
differences is provided below. 

Item (Estimated) Scenario A (20 Years) Scenario B (26 Years) Difference 

District Duration 2029–2048 2029–2054 +6 years 

Total Net Available TIF to Developer $6,277,683 $8,805,067 +$2,527,384 

Present Value of Net TIF to Developer @ 
6.0% $3,500,000 $4,151,000 +$651,000 

 

Both scenarios are structurally identical through 2048; Scenario B simply extends the district and the associated 
increment collection for an additional six years (2049–2054), with no change to the base tax capacity, tax rate, 
or growth assumptions. Because present value discounts more heavily for cash flows received further in the 
future, the additional six years increase total nominal assistance to the developer by approximately $2.53 
million but increase the present value of that assistance by a more modest $651,000 (at a 6.0% discount rate). 

Considerations for the Authority 

▪ Site Improvement Costs: The developer has identified additional extraordinary site improvement costs in 
recent weeks, prompting the request for a 26-year term. 

▪ Sidewalk Connection: The City has expressed interest in a sidewalk connection linking the development 
to downtown; construction of this connection by the developer, estimated at $225,095 (Exhibit A), is a 
contributing factor to the increased cost of the project. 

▪ Project Feasibility: Whether the additional $651,000 in present-value assistance under Scenario B is 
necessary for the project to be financially viable, or whether the $3.5 million provided under Scenario A 
is sufficient. 

▪ Duration and Flexibility: A 26-year district extends the City's TIF obligations and administrative 
responsibilities through 2054. The Authority should weigh whether the additional assistance justifies the 
longer commitment. 

▪ Statutory Eligibility: A 26-year term is permissible under Minnesota TIF statutes for a redevelopment 
district. 

▪ Community Benefit: Both scenarios support development of the same 85 rental townhome units. The 
Authority should consider whether the extended term meaningfully improves the likelihood of project 
completion and long-term community benefit. 

Public Hearing Timing 

A public hearing on the establishment of TIF District No. 2-2 is currently scheduled before the City Council on 
August 12, 2026, based on the 20-year term (Scenario A). Should the Authority find that the requested 
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extension to a 26-year term is justified, staff recommends that the City cancel the August 12 public hearing and 
reschedule it for a future date, so that the public hearing notice and TIF plan can be updated to reflect the 
revised term and supporting financial information. 

Requested Action 

Staff is seeking feedback and direction from the Authority regarding the developer's request to extend TIF 
District No. 2-2 from a 20-year to a 26-year term. No formal action is required at this meeting; staff will proceed 
based on the direction provided by the Authority, including, if warranted, rescheduling the City Council public 
hearing. 

ATTACHMENTS 

▪ Northland Securities Memorandum, “TIF District 2-2 – Comparing Terms for District,” dated August 4, 
2026 (includes Scenario A and Scenario B cash flow projections). 

▪ Exhibit A: Engineer's Preliminary Cost Estimate – Equinox Townhome Hwy 12 Sidewalk, Bolton & Menk, 
dated July 20, 2026. 

▪ Exhibit B: Sidewalk Alignment Plan – Equinox Townhome Hwy 12 Sidewalk, Bolton & Menk, dated July 
2026. 
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EXHIBIT A – ENGINEER'S PRELIMINARY COST ESTIMATE 

 
Exhibit A – Equinox Townhome Hwy 12 Sidewalk, Engineer's Preliminary Cost Estimate (Bolton & Menk, dated July 20, 2026) 
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EXHIBIT B – SIDEWALK ALIGNMENT PLAN 

 
Exhibit B – Equinox Townhome Hwy 12 Sidewalk, Conceptual Alignment (Bolton & Menk, dated July 2026) 


