
 

ECONOMIC DEVELOPMENT AUTHORITY MEETING 
City Hall: 3750 Bridge St NW 

Wednesday, February 19, 2025 at 5:30 PM 

AGENDA 

1. CALL TO ORDER 
2. ROLL CALL 
3. APPROVAL OF MINUTES 

A. EDA Minutes of October 24, 2024 
4. APPOINTMENTS OF PRESIDENT AND VICE PRESIDENT 
5. APPROVAL OF AGENDA 
6. PUBLIC HEARING 

A. Land Sale – Public Hearing 

7. NEW BUSINESS 
A. TIF – For Discussion Only 

B. 2024 Annual Report 
8. MEMBER REPORTS 
9. ADJOURNMENT 
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ST. FRANCIS ECONOMIC DEVELOPMENT AUTHORITY 
St. Francis City Hall, 23340 Cree Street NW 

Tuesday, October 24, 2024 at 6:00 PM 

MINUTES 

1. CALL TO ORDER 
Meeting called to order at 6:00 p.m. on October 24, 2024 
 

2. ROLL CALL 
 Present: Joe Muelbauer, Michael Rodger, and Crystal Kreklow. 

 
Absent: Brenda Pavelich-Beck and MaraLynn Kubacki 
 
Also Present: City Administrator Kate Thunstrom and Community Development Director 
Jessica Rieland.  
 

3. ELECTION OF OFFICERS 
Motion to appoint Rodger as President.  
  
 Motion: Muehlbauer 
 Second: Kreklow 
 Motion Carried: 3-0 
 
Motion to continue the appointment of a Vice President until the next meeting.  
 
 Motion: Rodger 
 Second: Muehlbauer 
 Motion Carried: 3-0 

 
4.  APPROVAL OF MINUTES 

Motion to approve the EDA Minutes for the meeting dated May 3, 2023. 
 
Motion: Muehlbauer  
Second: Rodger 
Motion Carried: 3-0 
 
Motion to approve the EDA Minutes for the meeting dated August 22, 2023. 
 
Motion: Kreklow  
Second: Muehlbauer 
Motion Carried: 3-0 

 
5. APPROVAL OF AGENDA 

 
Motion: Muehlbauer 
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Second: Rodger 
Motion Carried: 3-0 

 
6. NEW BUSINESS 

A. LOI - NorthShore Development 
City Administrator Thunstrom reviewed the Staff report in regard to the LOI agreement for 
the Northshore Development.  
 
Rodger asked if they could potentially get an easement for the access into the Subway as 
access for the second lot. Thunstrom said no and explained that Subway access is already 
tight. She noted that there was a Rum River corridor study that the County did in this area 
which removes all access points along Bridge Street and tries to get them consolidated. She 
added that the County could request that Subway close their access after they get one off 
of a private road. She noted the County is trying to mitigate the access points due to the 
danger of them.  
 
Muehlbauer asked if they are considering a roundabout in this area. Thunstrom explained 
that the County does not have anything set aside in a CIP for a roundabout at this time and 
they will be keeping this as a three-way intersection.  
 
Rodger asked if there is infrastructure work that needs to be done in this area with the sewer 
line not being compatible. Thunstrom stated this is a part of Highway 47 and Rum River 
Blvd. to the south. She explained this would be an access point to create development 
opportunities.  
 
Rodger asked if there had been any movement on this lot. Thunstrom said there has not 
been any movement lately; however, she thinks the development of the apartment will 
change the face of Bridge Street.  
 
Muehlbauer noted they have invested a decent amount of money into this property. He 
asked if this additional work is something that would typically be done for something like 
this.  Thunstrom said yes, to an extent. She explained that the City Attorney is redefining a 
lot of language in this agreement. She noted that there is a balance between not doing too 
much and having enough equity to keep the project moving forward.   
 
Muehlbauer asked if these developers are interested in TIF. Thunstrom said yes and 
explained that the development costs in multi-family housing uses some kinds of subsidies. 
She added that the City’s natural rent prices will allow the developer to apply for these types 
of funds. She noted that there are State statutes that provide a maximum for TIF that would 
end when they refinance.  
 
Muehlbauer noted that the residents will likely have a fit when they see TIF projects and low 
income housing.  
 
Thunstrom shared that St. Francis is not a cheap City to build in because of their standalone 
fees; however, they are nowhere near the most expensive to build in.  She noted they did 
lose one of their TIF projects due to the cost of building. She stated this developer is very 
interested and is watching interest rates and hopes to break ground next year.  
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Rodger shared that he would like to see strong language on the TIF money. Thunstrom said 
this is in State statute and will need to go through Council for approval.  
 
Rodger asked if they could use County TIF money for this project. Thunstrom said the 
County does not use TIF for projects and the City would be the holder of the TIF.  
 
Motion to authorize entering into a Letter of Intent with Northshore Development for the EDA 
property located at 3731 Bridge Street subject to attorney form. 
 

Motion: Kreklow 
Second: Muehlbauer 
Motion Carried: 3-0 

 
B. 2023 Annual Report 
Thunstrom reviewed the 2023 annual EDA report. 

 
Motion to accept the Annual Report for 2023. 
 

Motion: Muehlbauer 
Second: Kreklow 
Motion Carried: 3-0 
 

7. MEMBER REPORTS 
 Rodger asked about the Rum River Inn. Thunstrom shared that it has been in the hands of 

the bank since June. She said she was able to get inside the building and it is extremely 
dilapidated and stripped out. She noted the amount to remodel the property is more than 
the amount to acquire the property. She added that once it went on the market they had a 
handful of calls about the property; however, once they walked through the building, no one 
had come back. She shared that they applied with the State to see if they could get some 
funds to look at a reuse study for the building but this request was denied.  

 
 Kreklow asked if the building was pulled from the historical list. Thunstrom said this is their 

next step. She noted that in order to demolish the building they would have to do an 
environmental assessment worksheet and Community Development Director Rieland has 
started this process.  

 
Thunstrom explained that this property has a lot of challenges as it is on the river, on a 
County road, and is a historical site.  
 
Rieland shared that they received a call from two tradesmen who said they would be able 
to take the building down. She noted that there Tim, who owns the hardware store, is 
considering buying the property.  
 
Rodger asked what was going on with Highway 47. Thunstrom shared that they have 
received regional solicitation finds in the amount of $7,000,000 and she is about to bring an 
environmental and design JPA to the Council along with a scope of work so they can get 
this started. She added they will also be working with the legislature to get more money. 
 

8. ADJOURNMENT 
Muehlbauer made a motion to adjourn the meeting at 6:35 p.m. Kreklow seconded. 
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ECONOMIC DEVELOPMENT 
AUTHORITY 

AGENDA REPORT 
 

TO: Mayor and Council 

FROM: Kate Thunstrom, City Administrator 

SUBJECT: Land Sale – Public Hearing 

DATE: February 19, 2025 
  

 

OVERVIEW: 

In 2023, the city began its work with North Shore Development on the concept of a multi-family 

housing units on the site previously known as 3731 Bridge Street.   This property was acquired 

by the EDA in 2019 to address the blight and create a housing redevelopment site.   Since that 

time staff has worked with developers on concepts related to townhomes and multi-unit 

buildings.   As this site has been shown to be a challenge for townhomes due to the cost of the 

infrastructure for the limited number of units, it has proven to provide adequate space for a 

multi-family building. 

Over the last 18 months, the EDA has entered into a letter of intent with North Shore 

Development as they worked through site information, surveys, financing discussions, etc.  

This project is ready to move forward with a land use application and therefor is entering into a 

purchase agreement with the EDA. 

 

PURCHASE AGREEMENT 

North Shore Development is the entity that has continued to work with the city on the land use 

steps and organization to move a project forward.  The EDA is the owner of the property, 

therefore separate than the City authority and is has the individual authority to sell the real 

property.  

 

REQUIREMENTS FOR SALE 

To finalize the sale of the property, the EDA must hold a public hearing and set the final terms 

for the sale. The proposed terms of the sale are memorialized in the attached Purchase 

Agreement and Development Contract Performance Agreement. 
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ACTION TO BE CONSIDERED: 

1. EDA Authority to hold a public hearing and approve the purchase agreement, if the 

terms of the sale are deemed acceptable.  Purchase Agreement with North Shore 

Development subject to Attorney approval to form. 

 

2. Approve Resolution 2025-01 a Resolution Approving the Sale of Property, Purchase 

Agreement and Granting Signatory Authority 

 

Attachments:    

 2025-01 a Resolution Approving the Sale of Property, Purchase Agreement and 
Granting Signatory Authority 

 Purchase and Development Contract Performance Agreement  
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Economic Development Authority for the City of St. Francis 

St. Francis, MN 

Anoka County 

 

RESOLUTION 2025-01 

 

Resolution Approving the Sale of Property, 

Purchase Agreement and Granting Signatory Authority 

 

 

BE IT RESOLVED THAT, the Board/Commissioners of the Economic Development 

Authority for the City of St. Francis, Minnesota hereby approves the sale of the real property 

described herein as Parcel ID 323424310020, 323424340035 and part of 323424310016, located 

at or about 3731 Bridge Street NW., Anoka County, Minnesota, to North Shore Development 

Partners LLC or its successors and assigns. 

 

BE IT FURTHER RESOLVED THAT, the Board/Commissioners of the Economic 

Development Authority for the City of St. Francis, Minnesota hereby authorizes Kate 

Thunstrom, Chief Executive Officer of the Economic Development Authority for the City of St. 

Francis, Minnesota, to execute any and all necessary and reasonable documents to effectuate the 

sale of the above referenced real property to North Shore Development Partners, LLC., or its 

successors and assigns, including but not limited to, closing documents, deed, affidavits and an 

amendment to the purchase agreement to extend the closing date specified therein. 

 

ADOPTED BY THE BOARD/COMMISSIONERS OF THE ECONOMIC DEVELOPMENT 

AUTHORITY OF THE CITY OF ST. FRANCIS THIS 19TH DAY OF FEBRUARY 2025. 

 

 

      APPROVED: 

 

 

                

       

      ______________________________ 

      Print Name 

      EDA President     

  

 

 
672398-v1 
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ECONOMIC DEVELOPMENT 
AUTHORITY 

AGENDA REPORT 
 

TO: Mayor and Council 

FROM: Kate Thunstrom, City Administrator 

SUBJECT: TIF – For Discussion Only 

DATE: February 19, 2025 
  

 

OVERVIEW: 

As the North Shore multi-family project is moving forward and as discussed in past meetings, 
will be making a Tax Increment Financing (TIF) application.    TIF is a complicated subsidy tool 
that was created in 1979 in Minnesota. Nationally, 49 of the 50 states utilize TIF programs.   

 

An application for this type of funding requires the City utilize our financial advisors, Ehlers, for 
the process, underwriting and documentation of this process.  The application costs cover the 
expenses of this process. 

 

As this is not the full process or list of details, we are hopeful that it is beneficial when 
understanding the project request. 

 

 TIF is a financing tool established to support local redevelopment, economic and 
housing development. As it suggests, TIF enables cities to finance development 
activities using an incremental portion of the taxes. 
 

 TIF is not a tax reduction; taxes are paid on the full taxable value of the property. The 
original value continues to be part of the tax base that supports the tax levies of the city, 
county, school district and other taxing jurisdictions. 
 

 The new, additional value from development activity is “captured” from the tax base 
which are used to finance qualifying costs that make the new development possible and 
subject to various restrictions. 
 

 Statute defines the maximum duration for each type of TIF district, but often there are 
reasons that decertification prior to the maximum duration makes sense and is in the 
public interest. Many projects refinance prior to the full term. 
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 For a project to use TIF it must pass a “But-For” test.  Meaning the development would 
not happen – but for – the use of TIF. That helps to ensure the use is not capturing tax 
base that would be available to support local needs without its use. Ehlers reviews all 
financial records to verify this.  

 The city retains a fee to reimburse administrative costs, not to exceed 10% 

 

Statewide Highlights: 

 TIF is defined and regulated by the State of Minnesota 

 In 2023, 377 cities submitted reports for 1,678 TIF districts.  

 Cities are required to complete annual financial reports on TIF districts 

 In 2023, 71 new districts were certified with the State. TIF is common. 

 

For the City of St. Francis: 

 We had one Housing TIF district that has refinanced and no longer using TIF 

 There are no statutory limitations as to how many districts a city can have. 

 A base amount will be determined and will remain with the city. The base amount is 
frozen and does not change. 

 

 

Attachments:    

 City of St. Francis Tax Increment Financing (TIF) Policy 
 

 Ehlers Conference Slides 
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CITY OF ST FRANCIS, MINNESOTA 
TAX INCREMENT FINANCING (TIF) POLICY 

 

1) POLICY PURPOSE 
For the purposes of this document the term “City” includes the City of St Francis Council, Staff, 
the Economic Development Authority, Advisory Boards and Commissions, Financial consultants, 
and legal counsel. 

The purpose of this policy is to establish he City of St. Francis’s position related to the use of Tax 
Increment Financing (TIF) for private development above and beyond the requirements and 
limitation set forth by State Law. This policy shall be used as a guide in the processing and 
review of applications requesting tax increment assistance.  

The City of St. Francis (City) is granted the power to utilize TIF by the Minnesota Tax Increment 
Financing Act, Minnesota Statutes 469.174 through 469.1794, as amended. The fundamental 
purpose of tax increment financing in the City of St. Francis is to encourage desirable 
development or redevelopment that would not other occur but for the assistance provided 
through TIF. 

The City reserves the right to approve or reject projects on a case by case basis, taking into 
consideration established policies, project criteria, and demand on City services in relation to 
the potential benefits from the project. Meeting policy criteria does not guarantee the award of 
business assistance to the project. Approval or denial of one project is not intended to set 
precedent for approval or denial of another project. 

The Council (and EDA Board) can deviate from this policy for projects that supersede the 
objectives identified herein. 

2) OBJECTIVES OF TAX INCREMENT FINANCING 
Tax Increment Financing (TIF) uses the increased property taxes generated by new real estate 
development within a tax increment district to pay for certain eligible costs associated with the 
development. As a matter of adopted policy, the City will consider using TIF to assist private 
development projects that will achieve one or more of the following objectives: 

• To retain local jobs and/or increase the number and diversity of jobs that offer stable 
employment and/or attractive wages and benefits. Preference will be given to higher 
paying jobs that also provide benefits such as health care coverage. 

• Projects that provide value in the forms of needed transportation and other utility 
infrastructure improvement that would be completed in conjunction with the project. 

• To encourage additional unsubsidized private development in the area, either directly or 
indirectly through “spin-off” development. 

• To facilitate the development process and to achieve development on sites which would 
not otherwise be developed but-for the use of TIF. 

• To remove blight and/or encourage redevelopment of commercial and industrial area in 
the City that result in high quality redevelopment and private reinvestment. 

45

Agenda Item # 7A.



 
2 Adopted 2016 

• To offset increased costs of redevelopment (i.e. contaminated site clean-up) over and 
above the costs normally incurred in development. 

• To create opportunities for affordable housing. 
• Projects that improve the quality of life in the City by providing a desirable good or 

service and address an unmet demand in the community. 
• To contribute to the implementation of other public policies, as adopted by the city 

from time to time, such as the promotion of quality urban or architectural design, 
energy conservation, and decreasing capital and/or operating costs of local government.  
 

3) USE OF TAX INCREMENT FINANCING 
1. When possible, TIF shall be used to finance public improvements associated with the 

project. The priority for the use of TIF funds is: 
a. Public improvement, legal, administrative and engineering costs. 
b. Site preparation, site improvement, land purchase, demolition and environmental 

remediation. 
c. Capitalized interest, bonding costs. 

2. The following types of TIF districts may be established 
a. Economic Development Districts (maximum term 9 years) 
b. Redevelopment Districts (maximum term 26 years) 
c. Housing Districts (maximum 26 years) 
d. Renewal and Renovation Districts (maximum term 16 years) 
e. Other types of TIF districts, along with specific criteria, may be considered on a case 

by case basis. 
3. TIF assistance shall not be provided for reimbursement of land and/or property price that is 

in excess of fair market value. An appraisal by a third party, agreed upon by the City and 
Developer, will determine the fair market value of land 

4. The City shall retain a fee to reimburse administrative costs up to but not to exceed ten 
percent (10%) of any tax increment received. 

5. Any developer receiving TIF assistance shall provide a minimum of twenty percent (20%) 
cash equity investment in the project.  The TIF assistance shall not be used to supplant cash 
equity.  The City may consider exception for “pay-as-you-go” TIF projects.  

6. Developer shall be able to demonstrate a market demand for a proposed project. TIF shall 
not be used to support purely speculative projects. 

7. TIF shall not be utilized in cases where it would create an unfair and significant competitive 
financial advantage over other projects in the City.  

8. TIF shall not be provided for projects that would place extraordinary demands on the city 
services or for projects that would generate significant environmental impacts. 

9. The developer must provide adequate financial guarantees to ensure completion of the 
project, including, but not limited to: assessment agreements, letter of credit, personal 
guarantees, etc. 

10. The developer shall adequately demonstration, to the City’s sole satisfaction, any ability to 
complete the proposed project based on past development experience, general reputation 
and credit history, among other factors, including the size and scope of the proposed 
project. 
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11. For the purposes of analyzing the proposal, the developer shall provide any requested 
market, financial, environmental or other data requested by the City or its consultants.  
 

4) PROJECT QUALIFICATIONS 
All TIF projects considered by the City of St. Francis must meet all of the following requirements: 
1. To be eligible for TIF, a project shall result in one of the following: 

a. For Economic Development TIF Districts, new construction of a minimum of 50,000 
square foot building 

b. For Economic Development TIF Districts, the minimum creation of one new or 
retained full time job per $15,000 of TIF provided 

c. For Redevelopment TIF Districts, a minimum value increase of 2 times the current 
year assessed value, whichever is greater 

2. The project shall meet at least one of the objectives set forth in Section 2 and satisfy all the 
provisions set forth in Section 3 of this document. 

3. The developer shall demonstrate the project is not financially feasible but-for the use of TIF. 
4. The project must be consistent with the City’s Comprehensive Plan, Land Use Plan and 

Zoning Ordinances. 
5. The project shall serve at least two of the following public purposes:  

a. Creation of jobs with livable wages and benefits, per City’s Business Subsidy Policy. 
b. Increase tax base. 
c. Enhancement or diversification of the City’s economic base. 
d. Industrial development that will spur additional private investment in the area. 
e. The project contributes to the fulfillment of the City’s development or 

redevelopment objectives 
f. Removal of blight or the rehabilitation of a high profile or priority downtown site. 

 
5) SUBSIDY AGREEMENT & REPORTING REQUIREMENTS 

• All developers/businesses receiving tax increment financing assistance from the City of 
St. Francis shall be subject to the provisions and requirements set forth by State Statute 
116J.993 and summarized below. Developers/businesses must also comply with the 
cities Business Subsidy Policy.  

• All developers/businesses receiving TIF assistance shall enter into a Subsidy Agreement 
with the City of St. Francis that identifies: the reason for the subsidy, the public purpose 
served by the subsidy, and the goals for the subsidy, as well as other criteria set forth by 
State Statute 116J.993. 

• The developer/business shall file a report annually for two years after the date the 
benefit is received or until all goals set forth in the application and performance 
agreement have been met, whichever is later. Reports shall be completed using the 
format drafted by the State of Minnesota and shall be filed with  the City of St. Francis 
no later than March 1 of each year for the previous calendar year. Businesses fulfilling 
job creation requirements must file a report to that effect with the City within 30 days 
of meeting the requirements.   

• The developer/business owner shall maintain and operate its facility at the site where 
TIF assistance is used for a period of five years after the benefit is received. 
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• The developer/business will be required to attain or exceed the jobs and wage goas set 
forth in the Subsidy Agreement. 

• Developer/Businesses failing to comply with the above provisions will be subject to 
fines, repayment requirements, and be deemed ineligible by the State of Minnesota to 
receive any loans or grants from public entities for a period of five years.  
 

6) APPLICATION PROCESS 
1. Applicant submits the completed application. 
2. City staff reviews the application and completes a project score sheet 
3. Results of the score sheet are submitted to the appropriate governing authorities for 

preliminary approval of the proposal. 
4. If preliminary approval is granted, the applicant submits the application fee of $6,000 for the 

Tax Increment Financing Plan, along with the all necessary notices, resolutions and 
certificates as prepared by City staff and/or consultants. The application funds will be placed 
in a non-interest bearing account and any unused portion of the fee will be returned to the 
application.  

5. Notices are published and sent to the county and school board. 
6. Public Hearing(s) on the proposed project are held. 
7. The City Council grants final approval or denial of the proposal. 

 

 

 

*This policy shall be reviewed on a biannual basis with the next review being set forth May 2018 
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ANNUAL REPORT 2024 

 

 

 

 

 

 

 

Respectfully Submitted by: 

Kate Thunstrom, SFEDA Executive Director 
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Economic Development Authority Annual Report for 2024 

 

The City of St. Francis created an Economic Development Authority (SFEDA) for the purpose of 

encouraging, attracting and promoting development that would support an economically sound 

industry and commerce for the City. Council established the SFEDA in 2008. 

 

Meetings: 

The Economic Development Authority held one meeting in 2024.  Meetings and agenda for 

each meeting were as follows: 

 

 October 24, 2024 

o Items discussed included a Letter of Intent with North Shore Development 

regarding the construction of a multi-family unit housing building on the EDA 

owned property at 3731 Bridge Street. 

 

Property held by the EDA: 

 3731 Bridge Street – working with North Shore Development Partners 

 3757 and 3765 Bridge Street – no current development discussions, parcels are 

dependent on road completion to the north happening 2025 by Public Works 

 3518 Bridge – no current development partners 

 

Projects: 

 EDA Lunch and Learn – in December staff hosted a lunch and learn for area businesses 

to gain knowledge on   

 Placer.ai – city joined a software program that allows staff to work with developers and 

businesses on information related to the demographics and shopping habits within the 

city.  This information allows us to target our audience for City events, the Bottle Shop 

as well as the conversations with businesses on what we are unable to offer in 

commercial/retail needs and were people are going. 
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New Commercial growth recognized in 2024: 

 Auto Zone – Hwy 47 

 Vista Prairie Senior Housing - Hwy 47 

 New restaurant in St. Francis Mall and City Centre 

 Clinic opened on Bridge Street 

 City Hall /Fire Station completed construction November 2024 

 

Financial Update (these figures are unaudited): 

Fund Balance on January 1, 2024                    $43,736.24 

Revenues during 2024 included                        $2,595.53        Interest Revenues 

Expenses during 2024 included                         $0.00 

Fund Balance on December 31, 2024           $46,331.77 
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