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• Pay the costs of public 
infrastructure improvements 
and/or development incentives 
as determined by the City.

Purpose

• Not less than 50% by area 
meets statutory definition of an 
area suitable for mixed use 
development.

• No more than 35% of area for 
newly platted residential.

Required Finding
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Tax Incremental District No. 14
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Compliance with 12% Test
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Phase 1 Only Phase 1 & 2 

Incremental Value $211 million $607 million

Total tax increment $57.2 million $117.4 million

Project Costs 
supported

All costs except Phase 
2 infrastructure & 

incentives

All project costs

Projected Closure 2047 2042

Financial Scenarios
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Project Cost Summary
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Phase 1 Projected Incremental Value



9

Phase 1 Projected Tax Increment
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• A development agreement approved by the Common Council will be 

necessary for any developer incentive to be awarded for the Project.

• The development agreement is anticipated to include security 

provisions including but not limited to: prioritization of tax increment 

to pay City debt service first, a letter of credit ($11 million) as 

security for Phase 1 infrastructure improvements subject to drawn 

down provisions, construction milestones, and other requirements of 

the developer.  

 

Development Incentive for Phase 1
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1.  Phase 1 infrastructure financed 
with debt ($11.6 million of project 
costs).

2.  PAYGO incentive of $14 million 
present value at 6% interest.

3.  Majority of remaining projects 
(except Phase 2) debt financed 
prior to end of expenditure period.

Phase 1 Only Summary
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Phase 1 and 2 incremental value
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Phase 1 and Phase 2 Projected Tax Increment
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1.  Phase 1 and Phase 2 infrastructure 
financed with debt.

2.  Phase 1 PAYGO incentive of $14 
million present value at 6% 
interest.

3. All other project costs financed 
with cash as fund balance is 
available.

Phase 1 and Phase 2 Summary
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Ehlers is the joint marketing name of the following affiliated businesses (collectively, the “Affiliates”): Ehlers & Associates, Inc. 

(“EA”), a municipal advisor registered with the Municipal Securities Rulemaking Board (“MSRB”) and the Securities and Exchange 

Commission (“SEC”); Ehlers Investment Partners, LLC (“EIP”), an SEC registered investment adviser; and Bond Trust Services 

Corporation (“BTS”), a holder of a limited banking charter issued by the State of Minnesota.

Where an activity requires registration as a municipal advisor pursuant to Section 15B of the Exchange Act of 1934 (Financial 

Management Planning and Debt Issuance & Management), such activity is or will be performed by EA; where an activity requires 

registration as an investment adviser pursuant to the Investment Advisers Act of 1940 (Investments and Treasury Management), 

such activity is or will be performed by EIP; and where an activity requires licensing as a bank pursuant to applicable state law 

(paying agent services shown under Debt Issuance & Management), such activity is or will be performed by BTS. Activities not 

requiring registration may be performed by any Affiliate.

This communication does not constitute an offer or solicitation for the purchase or sale of any investment (including without 

limitation, any municipal financial product, municipal security, or other security) or agreement with respect to any investment 

strategy or program. This communication is offered without charge to clients, friends, and prospective clients of the Affiliates as a 

source of general information about the services Ehlers provides. This communication is neither advice nor a recommendation by 

any Affiliate to any person with respect to any municipal financial product, municipal security, or other security, as such terms are 

defined pursuant to Section 15B of the Exchange Act of 1934 and rules of the MSRB. This communication does not constitute 

investment advice by any Affiliate that purports to meet the objectives or needs of any person pursuant to the Investment Advisers 

Act of 1940 or applicable state law.

Important Disclosures
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