
                                    
                                            

 
WORK SESSION  
1. Call Meeting of City Council Work Session to Order 

 
2. Approve Agenda 

2.1  County Road 34 Speed Limit 
2.2   City Attorney Items 
      a)  Sexual Offenders and Sexual Predators Sample Ordinance 
      b)  Administrative Enforcement of City Code 
         

 
 
ECONOMIC DEVELOPMENT AUTHORITY 
1. Call Meeting of Economic Development Authority to Order 

1.1 Pledge of Allegiance 
 
2. Approve Agenda 

2.1   Approve minutes of January 8, 2018 
 

3. Establishment of Tax Increment Financing No. 3-6 
  3.1    Modification to the Redevelopment Plan for the Tacoma West Industrial Park Project 
  3.2    Purchase and Redevelopment Contract with Par Real Estate, LLC 
 

4. Public Hearing  
  4.1   Conveyance of Land and Business Subsidy to and for Par Real Estate, LLC 
 

  5.   Resolution No. 1804, Resolution No. 1804, Adopting a Modification to the Redevelopment Plan for the Tacoma West     
          Industrial Park Redevelopment Project, Establishing Tax Increment Financing District No. 3-6  
 
  6.   Resolution No. 1805, Approving a Purchase and Redevelopment Contract with Par Real Estate, LLC including the    

Conveyance of Land and a Business Subsidy Agreement 
 
  7.   Resolution No. 1806, Authorizing Interfund Loan for Advance of Certain Costs in Connection with Tax Increment       
   Financing District No. 3-6 
 
8. Adjournment 

 
    
  CITY COUNCIL 
1. Call Meeting of City Council to Order 
 
2. Approve Agenda 

 
3. Introductions, Presentations, Proclamations, Awards, and Public Comment  

(Individuals may address the City Council about any non-agenda item of concern.  Speakers must state their name, 
address, and limit their remarks to three minutes.  The City Council will not take official action on these items, but may 
refer the matter to staff for a future report or direct that the matter be scheduled for a future meeting agenda.) 
 

4. Consent Agenda  
(NOTE TO THE PUBLIC: All those items listed as part of the Consent Agenda will be approved by a single motion, unless a 
request to discuss one of those items is made prior to that time.  Anyone present at the meeting may request an item to 
be removed from the consent agenda.  Please inform the Council when they approve the agenda for this meeting.)      

CITY COUNCIL AGENDA 
February 26, 2018 – 6:00 p.m.  

Work Session; followed by EDA / City Council Meetings 
 



4.1  Approve minutes of February 12, 2018 meeting 
4.2  Approve payment of claims 
4.3  Approve 2018 township fire contracts 
4.4  Accept Parks & Recreation Commission Resignation 
4.5  Accept Economic Development Commission Resignation 

 
5.      Public Hearing 
   Establishment of Tax Increment Financing No. 3-6 
 
6.    Old Business 

 
7.      New Business 

  7.1   Resolution 2018-09, Approving Preliminary and Final Plats of Tacoma West Industrial Park 3rd Addition 
  7.2  Resolution 2018-10, Approving Variance to Maximum Building Height for Vickerman Company 
  7.3  Resolution 2018-11, Approving Variance to required Interior Side Yard Setback for Vickerman Company 
  7.4   Resolution 2018-12, Approving Variance to required Overstory Tree Planting for Vickerman Company 
  7.5   Resolution 2018-13, Approving Site Plan for an 118,698 Square Foot Warehouse for Vickerman Company 

          7.6   Resolution 2018-14, Adopting a Modification to the Redevelopment Plan for the Tacoma West     
                   Industrial Park Redevelopment Project; and Establishing TIF No. 3-6  

  7.7    Resolution 2018-15, Authorizing Conveyance of City Property to the EDA, authorizing an Internal Loan, and     
    approving Business Subsidy in connection with TIF District No. 3-6 
  7.8    City Council Email Addresses 
  7.9   Young America Corporation Donation 
   

8.  Council Member & Mayor Reports 
 
9.   Adjournment 
 
The following informational items have been included in the Council packet for informational purposes, council review and 
discussion.  No action is required by the City Council:   
 
UPCOMING MEETINGS / EVENTS 
March 6  Planning Commission – 6:00 p.m. 
March 12  City Council – 6:00 p.m.  
March 14  Joint Meeting – City Council, EDC, Planning Commission, Chamber of Commerce Board – 6:30 p.m. 
March 20  Parks and Rec. Commission – 5:30 p.m. 
March 22  Senior Advisory Committee – 9:00 a.m. 
March 26  Work Session, EDA, City Council – 6:00 p.m. 
 



























 
 
 
Attendees:  Carol Lagergren, Dick Stolz, Craig Heher, Mike McPadden, Charlie Storms 
City Staff:  City Administrator Steve Helget, City Clerk/Treasurer Kelly Hayes, Public Services Director Tony Voigt 
Others:  Matthew Arnst 
 
ECONOMIC DEVELOPMENT AUTHORITY 
1. Call Meeting of Economic Development Authority to Order 

1.1 Pledge of Allegiance 
Meeting was called to order by President Carol Lagergren at 6:02pm. 

 
2. Approve Agenda 

Motion:  MM/CH to approve the agenda as printed.  Vote 5 – 0.  Motion carried. 
 

2.1 Resolution 1801, Nomination and Appointment of Officers 
Motion:  MM/DS to approve Resolution 1801, a resolution nominating and electing officers of the Economic Development 
Authority for the City of Norwood Young America.  Vote 5 – 0.  Motion carried. 
 

2.2 Approve minutes of December 27, 2017 
Motion:  DS/CS to approve the minutes of December 27, 2017.  Vote 5 – 0.  Motion carried. 

 
3. New Business 

Vickerman Company (aka Par Real Estate, LLC) would like to purchase Lot 3, Block 1 and Lots 4 and 5, Block 2 of 
the Tacoma West Industrial Park.  A Public Hearing is required to establish this TIF District. 
3.1 Resolution 1802, Requesting the City Council Call for a Public Hearing for Establishment of TIF District No. 3-6 

Motion:  DS/Cs to approve Resolution 1802 requesting the City Council of the City of Norwood Young America call 
for a public hearing on a modification to the redevelopment plan for the Tacoma west industrial park redevelopment 
project, the establishment of tax increment financing district no. 3-6, the adoption of a tax increment financing plan 
therefor, and a proposed business subsidy.  Vote 5- 0.  Motion carried. 

 
  3.2   Resolution 1803, Calling for a Public Hearing Regarding Land Conveyance and Associated Business Subsidy  
           to Par Real Estate, LLC.   

Motion:  MM/CH to approve Resoltuion 1803, a resolution calling a public hearing regarding land conveyance and 
associated business subsidy to Par Real Estate, LLC.  Vote 5 – 0.  Motion carried. 

 
4. Adjournment 

Motion:  DS/CH to adjourn at 6:11pm.  Vote 5 – 0.  Motion carried. 
 
Respectfully Submitted, 
        ____________________________________________ 
        Carol Lagergren, President  
 
__________________________________________ 
Kelly Hayes, City Clerk / Treasurer 
 
 

EDA MINUTES 
January 8, 2018 – 6:00 p.m.  

 



 

 

Memo 
To: City of Norwood Young America 

From: Nick Anhut, Ehlers & Associates 

Date: February 20, 2018 

Subject: Establishment of Tax Increment Financing District 3-6 

  

 
Par Real Estate and Vickerman Company (the “Redeveloper”) are seeking to purchase three 
parcels of land within the Tacoma West Industrial Park seeking to redevelop the site into an 
approximately 120,000 square foot warehouse building to service its existing manufacturing and 
distribution facility.  The Redeveloper seeks to complete the initial expansion in 2018.   
 

The City of Norwood Young America Economic Development Authority (the “EDA”) pursuant to 
statutory authority created the Tacoma West Industrial Park Redevelopment Project to promote 
economic development and job opportunities in redeveloping underutilized land within the city.  
To this end, the EDA can acquire interest in the industrial park property to undertake activities to 
facilitate redevelopment by private enterprise.  Original costs to acquire and install infrastructure 
and other public improvements within the Tacoma West Industrial Park equals $2.75 per square 
foot.  Passing this land acquisition and infrastructure investment cost onto potential businesses 
makes further development in the park infeasible without public assistance.  The Redeveloper is 
proposing to purchase the 8.5 acres for $1.11 per square foot, or $412,207 equal to a 
$609,027.50 subsidy as detailed in the table below: 

 

 
 
Consistent with past practices for the Industrial Park Project, the EDA has requested the City 
hold a public hearing to consider establishing a Tax Increment Financing District to capture 
future taxes generated by the proposed redevelopment to repay the subsidy used to write down 
the cost of the land and its improvement, and potentially assist in financing other redevelopment 
activity tied to soils conditions of the site with any additional TIF revenue capacity. 
 

Process to Establish TIF District 
Prior to establishing a new TIF District, the EDA as the administrating authority of the industrial 
park project must approve a TIF Plan stating the objectives, establishing the boundaries, and 
estimating the costs and use of funds of the TIF District.  Upon its approval of the TIF Plan, the 
EDA will request the City Council, as the governing body of the municipality in which the TIF 

Total Acres 8.525             

Easement Acres -                 

Net Acres 8.525             

S.F.  (1 A = 43,560 sf) 371,358.00     

City Cost per s.f. 2.75               

Total City Cost 1,021,234.50   

Sale Price 412,207.00     

Subsidy 609,027.50     

Norwood Young America TIF 3-6

Land Write Down Calculation
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District is located, hold a public hearing for its consideration of establishing the TIF District and 
approval of the proposed TIF Plan. 
 

Tax Increment Financing Plan Summary 

 
The following summary contains an overview of the basic elements of the Tax Increment 
Financing Plan for Tax Increment Financing District No. 3-6.  More detailed information on each 
of these topics can be found in the complete Tax Increment Financing Plan.  
 

Proposed action: Modification to the Redevelopment Plan for the Tacoma West 
Industrial Park Redevelopment Project to include the establishment of 
Tax Increment Financing District No. 3-6, which represents a 
continuation of the goals and objectives set forth in the 
Redevelopment Plan for the Tacoma West Industrial Park 
Redevelopment Project.  
 
Establishment of Tax Increment Financing District No. 3-6 (the 
"District") and the adoption of a Tax Increment Financing Plan (the 
"TIF Plan"). 

Type of TIF District: An economic development district 

Existing Parcel 
Numbers: 

58.7510030  58.7500070 

58.7500080  

 

Proposed 
Development: 

The District is being created to facilitate construction of an 
approximately 120,000 square foot warehouse expansion to an 
existing warehouse and distribution facility within the Industrial Park. 
The developer plans for an additional 35,000 square foot expansion 
anticipated as soon as 2020. A more detailed description in provided in 
Appendix A of the TIF Plan. 
 

Maximum duration: The duration of the District will be 8 years from the date of receipt of 
the first increment (9 years total).  Receipt of the first tax increment is 
expected to be 2020. It is estimated that the District, including any 
modifications of the TIF Plan for subsequent phases or other changes, 
would terminate after 2028, or when the TIF Plan is satisfied. 

Annual tax 
increment: 

The TIF Plan estimates up to $161,131 at the end of the term.  This 
estimate assumes completion of a second phase to the 
redevelopment. 
 

Form of financing: The project is proposed to be financed primarily by an interfund loan to 
repay the subsidized land price.  Terms of the loan and TIF Note will 
be established within a Purchase and Development Contract between 
the EDA and the Redeveloper. 

Administrative 
costs: 

Per statute, the EDA may retain up to 10% of annual increment to pay 
administrative costs, if costs are justified. 

Interfund Loan 
Requirement: 

Because the EDA wants to be reimbursed for its land investment and 
administrative expenditures from the tax increment fund, it will 
consider a resolution authorizing a loan from another fund be passed 
PRIOR to, or within 60 days of, the land conveyance. 
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Authorized uses:
  
  
  
 

The TIF Plan contains a budget for the full duration of increment and 
authorizes the maximum amount that may be expended.  The budget 
allocates the amount among the following TIF qualified items: 

 
Land/Building Acquisition ........................................... $650,000 
Site Improvement/Preparation .................................... $250,000 
Utilities ......................................................................... $70,000 
Other Qualifying Improvements………………………..…$26,697 
Administrative Costs .................................................... $65,000 
PROJECT COSTS TOTAL ...................................... $1,061,697 
Interest ....................................................................... $271,427 
PROJECT COSTS TOTAL ..................................... $1,333,124 
 
See Subsection 2-10, on page 2-5 of the TIF Plan for the full budget 
authorization.   

4 Year Activity Rule  
(§ 469.176 Subd. 
6) 

After four years from the date of certification of the District one of the 
following activities must have been commenced on each parcel in the 
District:  

 Demolition 

 Rehabilitation 

 Renovation 

 Other site preparation (not including utility services) 
 
Qualifying activities will have to commence on each parcel prior to 
2022, or else no additional tax increment may be taken from a parcel 
until the qualifying activity. 

5 Year Rule 
(§ 469.1763 Subd. 
3) 
 
 

Within 5 years of District certification, revenues derived from tax 
increments must be expended or obligated to be expended through 
adoption of the interfund loan or issuance of a third-party obligation in 
order to be eligible for repayment. 

 
The reasons and facts supporting the findings for the adoption of the TIF Plan for the District, as 
required pursuant to M.S., Section 469.175, Subd. 3, are included in Exhibit A of the City 
resolution. 
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MAP OF THE TACOMA WEST INDUSTRIAL PARK REDEVELOPMENT PROJECT AND 
TAX INCREMENT FINANCING DISTRICT NO. 3-6 
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Section 1 - Modification to the Redevelopment Plan 
for the Tacoma West Industrial Park Redevelopment Project 

 

Foreword 
 

The following text represents a Modification to the Redevelopment Plan for the Tacoma West Industrial Park 
Redevelopment Project. This modification represents a continuation of the goals and objectives set forth in 
the Redevelopment Plan for the Tacoma West Industrial Park Redevelopment Project. Generally, the 
substantive changes include the establishment of Tax Increment Financing District No. 3-6. 

 
For further information, a review of the Redevelopment Plan for the Tacoma West Industrial Park 
Redevelopment Project, adopted May 8, 2006, is recommended. It is available from the City Administrator 
at the City of Norwood Young America. Other relevant information is contained in the Tax Increment 
Financing Plans for the Tax Increment Financing Districts located within the Tacoma West Industrial Park 
Redevelopment Project. 
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Section 2 - Tax Increment Financing Plan 
for Tax Increment Financing District No. 3-6 

 
Subsection 2-1.  Foreword 

 
The Norwood Young America Economic Development Authority (the "EDA"), the City of Norwood Young 
America (the "City"), staff and consultants have prepared the following information to expedite the 
establishment of Tax Increment Financing District No. 3-6 (the "District"), an economic development tax 
increment financing district, located in the Tacoma West Industrial Park Redevelopment Project. 

 
Subsection 2-2.   Statutory Authority 

 
Within the City, there exist areas where public involvement is necessary to cause development or 
redevelopment to occur. To this end, the EDA and City have certain statutory powers pursuant to Minnesota 
Statutes ("M.S."), Sections 469.090 to 469.1082 and Sections 469.001 to 469.047, inclusive, as amended, 
and M.S., Sections 469.174 to 469.1794, inclusive, as amended, to assist in financing public costs related 
to this project. 

 
This section contains the Tax Increment Financing Plan (the "TIF Plan") for the District. Other relevant 
information is contained in the Modification to the Redevelopment Plan for the Tacoma West Industrial Park 
Redevelopment Project. 

 
Subsection 2-3.   Statement of Objectives 

 
The District is being created to facilitate construction of an approximately 120,000 square foot warehouse 
expansion to an existing warehouse/manufacturing and distribution facility in 2018. An additional 
approximately 35,000 square foot expansion is anticipated as soon as 2020. Please see Appendix A for 
further project information. The EDA has designated Par Real Estate, LLC as the developer. This TIF Plan 
is expected to achieve many of the objectives outlined in the Redevelopment Plan for the Tacoma West 
Industrial Park Redevelopment Project. 

 
The activities contemplated in the Modification to the Redevelopment Plan and the TIF Plan do not preclude 
the undertaking of other qualified development or redevelopment activities. These activities are anticipated 
to occur over the life of the Tacoma West Industrial Park Redevelopment Project and the District. 

 
Subsection 2-4.   Redevelopment Plan Overview 

 
1. Property to be Acquired - Selected property located within the District may be acquired by 

the EDA or City and is further described in this TIF Plan. 
 

2. Relocation - Relocation services, to the extent required by law, are available pursuant   to 
M.S., Chapter 117 and other relevant state and federal laws. 

 
3. Upon approval of a developer's plan relating to the project and completion of the necessary 

legal requirements, the EDA or City may sell to a developer selected properties that it may 
acquire within the District or may lease land or facilities to a developer. 

 
4. The EDA or City may perform or provide for some or all necessary acquisition, construction, 

relocation, demolition, and required utilities and public street work within the District. 
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5. The City proposes both public and private infrastructure within the District. The proposed 
reuse of private property within the District will be for a warehouse and distribution 
facility, and there will be continued operation of the Tacoma West Industrial Park 
Redevelopment Project after the capital improvements within the Tacoma West Industrial 
Park Redevelopment Project have been completed. 

 
Subsection 2-5.         Description of Property in the District and Property To Be Acquired 

 
The District encompasses all property and adjacent rights-of-way and abutting roadways listed in Appendix 
C of this TIF Plan. Please also see the map in Appendix B for further information on the location of the 
District. 

 
The City currently owns the property to be included in the District. The City will convey the property to the 
EDA, which will in turn convey the property to the developer. 

 
Subsection 2-6.         Classification of the District 

 
The EDA and City, in determining the need to create a tax increment financing district in accordance with 
M.S., Sections 469.174 to 469.1794, as amended, inclusive, find that the District, to be established, is an 
economic development district pursuant to M.S., Section 469.174, Subd. 12 as defined below: 

 
"Economic development district" means a type of tax increment financing district which consists of any 
project, or portions of a project, which the authority finds to be in the public interest because: 

 
(1) it will discourage commerce, industry, or manufacturing from moving their operations 

to another state or municipality; or 
(2) it will result in increased employment in the state; or 
(3) it will result in preservation and enhancement of the tax base of the state. 

 
The District is in the public interest because it will meet the statutory requirement from clauses 1, 2, and 3. 

 
Pursuant to M.S., Section 469.176, Subd. 4c, revenue derived from tax increment from an economic 
development district may not be used to provide improvements, loans, subsidies, grants, interest rate 
subsidies, or assistance in any form to developments consisting of buildings and ancillary facilities, if more 
than 15 percent of the buildings and facilities (determined on the basis of square footage) are used for a 
purpose other than: 

 
(1) The manufacturing or production of tangible personal property, including processing resulting 

in the change in condition of the property; 
(2) Warehousing, storage, and distribution of tangible personal property, excluding retail sales; 
(3) Research and development related to the activities listed in items (1) or (2); 
(4) Telemarketing if that activity is the exclusive use of the property; or 
(5) Tourism facilities; 
(6) Space necessary for and related to the activities listed in items (1) to (5) 

 
In meeting the statutory criteria the EDA and City rely on the following facts and findings: 

 
The facilities in the District meet the conditions of Purposes 1, 2, and 6. 

 
The District is being created to assist in the construction of an expansion to a manufacturing and distribution 
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facility for artificial Christmas trees and other seasonal decorations. The facility is used for manufacturing, 
wholesale distribution, and related activities. The purpose of the expansion is for additional warehouse 
space to assist in these activities. 

 
Pursuant to M.S., Section 469.176, Subd. 7, the District does not contain any parcel or part of a parcel that 
qualified under the provisions of M.S., Sections 273.111, 273.112, or 273.114 or Chapter 473H for taxes 
payable in any of the five calendar years before the filing of the request for certification of the District. 

 
Subsection 2-7.   Duration and First Year of Tax Increment of the District 

 
Pursuant to M.S., Section 469.175, Subd. 1, and M.S., Section 469.176, Subd. 1, the duration of the District 
must be indicated within the TIF Plan. Pursuant to M.S., Section 469.176, Subd. 1b., the duration of the 
District will be 8 years after receipt of the first increment by the EDA or City. The date of receipt by the City 
of the first tax increment is expected to be 2020. Thus, it is estimated that the District, including any 
modifications of the TIF Plan for subsequent phases or other changes, would terminate after 2028, or when 
the TIF Plan is satisfied. If increment is received in 2019, the term of the District will be 2027. The EDA or 
City reserves the right to decertify the District prior to the legally required date. 

 
Subsection 2-8. Original Tax Capacity, Tax Rate and Estimated Captured Net Tax Capacity 
Value/Increment and Notification of Prior Planned Improvements 

 
Pursuant to M.S., Section 469.174, Subd. 7 and M.S., Section 469.177, Subd. 1, the Original Net Tax Capacity 
(ONTC) as certified for the District will be based on the market values placed on the property by the assessor 
in 2018 for taxes payable 2019. 

 
Pursuant to M.S., Section 469.177, Subds. 1 and 2, the County Auditor shall certify in each year (beginning 
in the payment year 2020) the amount by which the original value has increased or decreased as a result of: 

 
1. Change in tax exempt status of property; 
2. Reduction or enlargement of the geographic boundaries of the district; 
3. Change due to adjustments, negotiated or court-ordered abatements; 
4. Change in the use of the property and classification; 
5. Change in state law governing class rates; or 
6. Change in previously issued building permits. 

 
In any year in which the current Net Tax Capacity (NTC) value of the District declines below the ONTC, no 
value will be captured and no tax increment will be payable to the EDA or City. 

 
The original local tax rate for the District will be the local tax rate for taxes payable 2019, assuming the 
request for certification is made before June 30, 2019. The ONTC and the Original Local Tax Rate for the 
District appear in the table below. 

 
Pursuant to M.S., Section 469.174 Subd. 4 and M.S., Section 469.177, Subd. 1, 2, and 4, the estimated 
Captured Net Tax Capacity (CTC) of the District, within the Tacoma West Industrial Park Redevelopment 
Project, upon completion of the projects within the District, will annually approximate tax increment revenues 
as shown in the table below. The EDA and City request 100 percent of the available increase in tax capacity 
for repayment of its obligations and current expenditures, beginning in the tax year payable 2020. The 
Project Tax Capacity (PTC) listed is an estimate of values when the projects within the District are completed. 
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Pay 2018 

 
 
 

Tax capacity includes a 2% inflation factor for the duration of the District. The tax capacity included in this 
chart is the estimated tax capacity of the District in year 9. The tax capacity of the District in year one is 
estimated to be $130,800. 

 

Pursuant to M.S., Section 469.177, Subd. 4, the EDA shall, after a due and diligent search, accompany its 
request for certification to the County Auditor or its notice of the District enlargement pursuant to M.S., 
Section 469.175, Subd. 4, with a listing of all properties within the District or area of enlargement for which 
building permits have been issued during the eighteen (18) months immediately preceding approval of the 
TIF Plan by the municipality pursuant to M.S., Section 469.175, Subd. 3. The County Auditor shall increase 
the original net tax capacity of the District by the net tax capacity of improvements for which a building 
permit was issued. 

 
The City has reviewed the area to be included in the District and found no parcels for which building 
permits have been issued during the 18 months immediately preceding approval of the TIF Plan by the 
City. 

 
Subsection 2-9.   Sources of Revenue/Bonds to be Issued 

 
The costs outlined in the Uses of Funds will be financed primarily through the annual collection of tax 
increments. The EDA or City reserves the right to incur bonds or other indebtedness as a result of the TIF 
Plan. As presently proposed, the projects within the District will be financed by an interfund loan and pay-as- 
you-go note issued to the developer. Any refunding amounts will be deemed a budgeted cost without a 
formal TIF Plan Modification. This provision does not obligate the EDA or City to incur debt. The EDA or 
City will issue bonds or incur other debt only upon the determination that such action is in the best interest of 
the City. 

 
The total estimated tax increment revenues for the District are shown in the table below: 

Project Estimated Tax Capacity upon Completion (PTC) $192,669 

Original Estimated Net Tax Capacity (ONTC) $11,424 

Fiscal Disparities Incremental $59,659 

Estimated Captured Tax Capacity (CTC) $121,586 

Original Local Tax Rate 1.32524 Estimated 

Estimated Annual Tax Increment (CTC x Local Tax Rate) $161,131 

Percent Retained by the EDA 100% 
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SOURCES OF FUNDS TOTAL 

Tax Increment $1,269,642 

Interest $63,482 

TOTAL $1,333,124 
 

The EDA or City may issue bonds (as defined in M.S. Section 469.174, Subd. 3) secured in whole or in part 
with tax increments from the District in a maximum principal amount of $1,061,697. Such bonds may be in 
the form of pay-as-you- go notes, revenue bonds or notes, general obligation bonds, or interfund loans. This 
estimate of total bonded indebtedness is a cumulative statement of authority under this TIF Plan as of the 
date of approval. 

 
Subsection 2-10. Uses of Funds 

 
Currently under consideration for the District is a proposal to facilitate construction of a 120,000-square foot 
warehouse and distribution expansion in 2018, with the potential for an approximately 35,000 square foot 
warehouse addition in 2020. The EDA and City have determined that it will be necessary to provide 
assistance to the project(s) for certain District costs, as described herein. The EDA has studied the feasibility 
of the development or redevelopment of property in and around the District. To facilitate the establishment 
and development or redevelopment of the District, this TIF Plan authorizes the use of tax increment financing 
to pay for the cost of certain eligible expenses. The estimate of public costs and uses of funds associated 
with the District is outlined in the following table. 

 

USES OF TAX INCREMENT FUNDS TOTAL 

Land/Building Acquisition $650,000 

Site Improvements/Preparation $250,000 

Utilities $70,000 

Other Qualifying Improvements $26,697 

Administrative Costs (up to 10%) $65,000 

PROJECT COST TOTAL $1,061,697 

Interest $271,427 

PROJECT AND INTEREST COSTS TOTAL $1,333,124 

 
The total project cost, including financing costs (interest) listed in the table above does not exceed the total 
projected tax increments for the District as shown in Subsection 2-9. 

 
Estimated capital and administrative costs listed above are subject to change among categories by 
modification of the TIF Plan without hearings and notices as required for approval of the initial TIF Plan, so 
long as the total capital and administrative costs combined do not exceed the total listed above. Further, the 
EDA or City may spend up to 20 percent of the tax increments from the District for activities (described in 
the table above) located outside the boundaries of the District but within the boundaries of the Project 
(including administrative costs, which are considered to be spend outside the District), subject to all other 
terms and conditions of this TIF Plan. The budget as proposed anticipates the use of increment outside the 
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boundaries as allowed. 
 
Subsection 2-11. Fiscal Disparities Election 

 
Pursuant to M.S., Section 469.177, Subd. 3, the City or EDA may elect one of two methods to calculate fiscal 
disparities. If the calculations pursuant to M.S., Section 469.177, Subd. 3, clause b, (within the District) are 
followed, the following method of computation shall apply: 

 
(1) The original net tax capacity shall be determined before the application of the fiscal disparity 

provisions of Chapter 276A or 473F. The current net tax capacity shall exclude any fiscal 
disparity commercial-industrial net tax capacity increase between the original year and the 
current year multiplied by the fiscal disparity ratio determined pursuant to M.S., Section 
276A.06, subdivision 7 or M.S., Section 473F.08, subdivision 6. Where the original net tax 
capacity is equal to or greater than the current net tax capacity, there is no captured tax capacity 
and no tax increment determination. Where the original tax capacity is less than the current tax 
capacity, the difference between the original net tax capacity and the current net tax capacity 
is the captured net tax capacity. This amount less any portion thereof which the authority has 
designated, in its tax increment financing plan, to share with the local taxing districts is the 
retained captured net tax capacity of the authority. 

 
(2) The county auditor shall exclude the retained captured net tax capacity of the authority from the 

net tax capacity of the local taxing districts in determining local taxing district tax rates. The 
local tax rates so determined are to be extended against the retained captured net tax capacity 
of the authority as well as the net tax capacity of the local taxing districts. The tax generated by 
the extension of the less of (A) the local taxing district tax rates or (B) the original local tax rate 
to the retained captured net tax capacity of the authority is the tax increment of the authority. 

 
The EDA will choose to calculate fiscal disparities by clause b. 

According to M.S., Section 469.177, Subd. 3: 

(c) The method of computation of tax increment applied to a district pursuant to paragraph (a) or 
(b) shall remain the same for the duration of the district, except that the governing body may 
elect to change its election from the method of computation in paragraph (a) to the method in 
paragraph (b). 

 
Subsection 2-12. Business Subsidies 

 
Pursuant to M.S., Section 116J.993, Subd. 3, the following forms of financial assistance are not considered 
a business subsidy: 

 
(1) A business subsidy of less than $150,000; 
(2) Assistance that is generally available to all businesses or to a general class of similar businesses, 

such as a line of business, size, location, or similar general criteria; 
(3) Public improvements to buildings or lands owned by the state or local government that serve a 

public purpose and do not principally benefit a single business or defined group of businesses at 
the time the improvements are made; 

(4) Redevelopment property polluted by contaminants as defined in M.S., Section 116J.552, Subd. 3; 
(5) Assistance provided for the sole purpose of renovating old or decaying building stock or bringing 

it up to code and assistance provided for designated historic preservation districts, provided that 



Norwood Young America Economic Development Authority 
Tax Increment Financing Plan for Tax Increment Financing District No. 3-6 

   2-7  

the assistance is equal to or less than 50% of the total cost; 
(6) Assistance to provide job readiness and training services if the sole purpose of the assistance is to 

provide those services; 
(7) Assistance for housing; 
(8) Assistance for pollution control or abatement, including assistance for a tax increment financing 

hazardous substance subdistrict as defined under M.S., Section 469.174, Subd. 23; 
(9) Assistance for energy conservation; 
(10) Tax reductions resulting from conformity with federal tax law; 
(11) Workers' compensation and unemployment compensation; 
(12) Benefits derived from regulation; 
(13) Indirect benefits derived from assistance to educational institutions; 
(14) Funds from bonds allocated under chapter 474A, bonds issued to refund outstanding bonds, and 

bonds issued for the benefit of an organization described in section 501 (c) (3) of the Internal 
Revenue Code of 1986, as amended through December 31, 1999; 

(15) Assistance for a collaboration between a Minnesota higher education institution and a business; 
(16) Assistance for a tax increment financing soils condition district as defined under M.S., Section 

469.174, Subd. 19; 
(17) Redevelopment when the recipient's investment in the purchase of the site and in site preparation 

is 70 percent or more of the assessor's current year's estimated market value; 
(18) General changes in tax increment financing law and other general tax law changes of a principally 

technical nature; 
(19) Federal assistance until the assistance has been repaid to, and reinvested by, the state or local 

government agency; 
(20) Funds from dock and wharf bonds issued by a seaway port authority; 
(21) Business loans and loan guarantees of $150,000 or less; 
(22) Federal loan funds provided through the United States Department of Commerce, Economic 

Development Administration; and 
(23) Property tax abatements granted under M.S., Section 469.1813 to property that is subject to 

valuation under Minnesota Rules, chapter 8100. 
 

The EDA will comply with M.S., Sections 116J.993 to 116J.995 because the tax increment assistance under 
this TIF Plan does not fall under any of the above exemptions. 

 
Subsection 2-13. County Road Costs 

 
Pursuant to M.S., Section 469.175, Subd. 1a, the county board may require the EDA or City to pay for all or 
part of the cost of county road improvements if the proposed development to be assisted by tax increment 
will, in the judgment of the county, substantially increase the use of county roads requiring construction of 
road improvements or other road costs and if the road improvements are not scheduled within the next five 
years under a capital improvement plan or within five years under another county plan. 

 
If the county elects to use increments to improve county roads, it must notify the EDA or City within forty- 
five days of receipt of this TIF Plan. In the opinion of the EDA and City and consultants, the proposed 
development outlined in this TIF Plan will have little or no impact upon county roads, therefore the TIF Plan 
was not forwarded to the county 45 days prior to the public hearing. The EDA and City are aware that the 
county could claim that tax increment should be used for county roads, even after the public hearing. 
 
Subsection 2-14. Estimated Impact on Other Taxing Jurisdictions 

 
The estimated impact on other taxing jurisdictions assumes that the redevelopment contemplated by the TIF 
Plan would occur without the creation of the District. However, the EDA or City has determined that such 
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development or redevelopment would not occur "but for" tax increment financing and that, therefore, the 
fiscal impact on other taxing jurisdictions is $0. The estimated fiscal impact of the District would be as 
follows if the "but for" test was not met: 

 

IMPACT ON TAX BASE 
 

 
 Estimated Estimated Captured  

2017/Pay 2018 Tax Capacity (CTC) Percent of CTC 
Total Net Upon Completion to Entity Total 

Tax Capacity   

Carver County 131,095,450 121,586 0.0927% 
City of Norwood Young America 2,497,355 121,586 4.8686% 
ISD No. 108 8,878,362 121,586 1.3694% 

 

IMPACT ON TAX RATES 
 

 
 Estimated 

Pay 2018 
Extension Rates 

Percent 
of Total 

 
CTC 

Potential 
Taxes 

Carver County 0.374040 28.22% 121,586 45,478 
City of Norwood Young America 0.717690 54.16% 121,586 87,261 
ISD No. 108 0.179490 13.54% 121,586 21,823 

Other 0.054020 4.08% 121,586 6,568 

Total 1.325240 100.00%  161,130 
 

The estimates listed above display the captured tax capacity when all construction is completed. The tax rate 
used for calculations is the estimated Pay 2018 rate. The total net capacity for the entities listed above are 
based on estimated Pay 2018 figures. The District will be certified under the actual Pay 2019 rates, which 
were unavailable at the time this TIF Plan was prepared. 

 
Pursuant to M.S. Section 469.175 Subd. 2(b): 

 
(1) Estimate of total tax increment. It is estimated that the total amount of tax increment that will be 

generated over the life of the District is $1,269,642; 
 

(2) Probable impact of the District on city provided services and ability to issue debt. An impact of the 
District on police protection is not expected. The City currently contracts with the Carver County 
Sheriff’s Office for police services. The Carver County Sheriff's Office does track all calls for 
service including property-type calls and crimes. With any addition of new residents or businesses, 
police calls for service may increased. New developments add an increase in traffic, and additional 
overall demands to the call load. The City does not expect that the proposed development, in and 
of itself, will necessitate new capital investment or require that the City expand its contract with 
Carver County. 

 
The probable impact of the District on fire protection is not expected to be significant. Typically new 
buildings generate few calls, if any, and are of superior construction. 
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The impact of the District on public infrastructure is expected to be minimal. The development is not 
expected to significantly impact any traffic movements in the area. The current infrastructure for 
sanitary sewer, storm sewer and water will be able to handle the additional volume generated from 
the proposed development. Based on the development plans, there are no additional costs associated 
with street maintenance, sweeping, plowing, lighting and sidewalks. The development in the District 
is expected to contribute to sanitary sewer (SAC) and water (WAC) connection fees. 

 
It is not anticipated that there will be any general obligation debt issued in relation to this project, 
therefore there will be no impact on the City's ability to issue future debt or on the City's debt limit. 

 
(3) Estimated amount of tax increment attributable to school district levies. It is estimated that the 

amount of tax increments over the life of the District that would be attributable to school district 
levies, assuming the school district's share of the total local tax rate for all taxing jurisdictions 
remained the same, is $171,910; 

 
(4) Estimated amount of tax increment attributable to county levies. It is estimated that the amount of 

tax increments over the life of the District that would be attributable to county levies, assuming the 
county's share of the total local tax rate for all taxing jurisdictions remained the same, is $358,293; 

 
(5) Additional information requested by the county or school district. The City is not aware of any 

standard questions in a county or school district written policy regarding tax increment districts and 
impact on county or school district services. The county or school district must request additional 
information pursuant to M.S. Section 469.175 Subd. 2(b) within 15 days after receipt of the tax 
increment financing plan. 

 
No requests for additional information from the county or school district regarding the proposed 
development for the District have been received. 

 
Subsection 2-15. Supporting Documentation 

 
Pursuant to M.S. Section 469.175, Subd. 1 (a), clause 7 the TIF Plan must contain identification and 
description of studies and analyses used to make the determination set forth in M.S. Section 469.175, Subd. 
3, clause (b)(2) and the findings are required in the resolution approving the District. Following is a list of 
reports and studies on file at the City that support the EDA and City's findings: 

 
• Industrial Park Cashflow 
• Developer’s Soil Correction Cost Request 

 
Subsection 2-16. Definition of Tax Increment Revenues 

 
Pursuant to M.S., Section 469.174, Subd. 25, tax increment revenues derived from a tax increment financing 
district include all of the following potential revenue sources: 

 
1. Taxes paid by the captured net tax capacity, but excluding any excess taxes, as computed under M.S., 

Section 469.177; 
2. The proceeds from the sale or lease of property, tangible or intangible, to the extent the property was 

purchased by the authority with tax increments; 
3. Principal and interest received on loans or other advances made by the authority with tax increments; 
4. Interest or other investment earnings on or from tax increments; 
5. Repayments or return of tax increments made to the Authority under agreements for districts for 
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which the request for certification was made after August 1, 1993; and 
6. The market value homestead credit paid to the Authority under M.S., Section 273.1384. 

 
Subsection 2-17. Modifications to the District 

 
In accordance with M.S., Section 469.175, Subd. 4, any: 

 
1. Reduction or enlargement of the geographic area of the District, if the reduction does not meet the 

requirements of M.S., Section 469.175, Subd. 4(e); 
2. Increase in amount of bonded indebtedness to be incurred; 
3. A determination to capitalize interest on debt if that determination was not a part of the original TIF 

Plan; 
4. Increase in the portion of the captured net tax capacity to be retained by the EDA or City; 
5. Increase in the estimate of the cost of the District, including administrative expenses, that will be paid 

or financed with tax increment from the District; or 
6. Designation of additional property to be acquired by the EDA or City, 

 
shall be approved upon the notice and after the discussion, public hearing and findings required for approval 
of the original TIF Plan. 

 
Pursuant to M.S., Section 469.175 Subd. 4(f), the geographic area of the District may be reduced, but shall 
not be enlarged after five years following the date of certification of the original net tax capacity by the 
county auditor. If an economic development district is enlarged, the reasons and supporting facts for the 
determination that the addition to the district meets the criteria of M.S., Section 469.174, Subd. 12 must be 
documented in writing and retained. The requirements of this paragraph do not apply if (1) the only 
modification is elimination of parcel(s) from the District and (2) (A) the current net tax capacity of the 
parcel(s) eliminated from the District equals or exceeds the net tax capacity of those parcel(s) in the District's 
original net tax capacity or (B) the EDA agrees that, notwithstanding M.S., Section 469.177, Subd. 1, the 
original net tax capacity will be reduced by no more than the current net tax capacity of the parcel(s) 
eliminated from the District. 

 
The EDA or City must notify the County Auditor of any modification to the District. Modifications to the 
District in the form of a budget modification or an expansion of the boundaries will be recorded in the TIF 
Plan. 
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Subsection 2-18. Administrative Expenses 
 

In accordance with M.S., Section 469.174, Subd. 14, administrative expenses means all expenditures of the 
EDA or City, other than: 

 
1. Amounts paid for the purchase of land; 
2. Amounts paid to contractors or others providing materials and services, including architectural and 

engineering services, directly connected with the physical development of the real property in the 
District; 

3. Relocation benefits paid to or services provided for persons residing or businesses located in the 
District; 

4. Amounts used to pay principal or interest on, fund a reserve for, or sell at a discount bonds issued 
pursuant to M.S., Section 469.178; or 

5. Amounts used to pay other financial obligations to the extent those obligations were used to finance 
costs described in clauses (1) to (3). 

 
For districts for which the request for certification were made before August 1, 1979, or after June 30, 1982, 
and before August 1, 2001, administrative expenses also include amounts paid for services provided by bond 
counsel, fiscal consultants, and planning or economic development consultants. Pursuant to M.S., Section 
469.176, Subd. 3, tax increment may be used to pay any authorized and documented administrative 
expenses for the District up to but not to exceed 10 percent of the total estimated tax increment expenditures 
authorized by the TIF Plan or the total tax increments, as defined by M.S., Section 469.174, Subd. 25, clause 
(1), from the District, whichever is less. 

 
For districts for which certification was requested after July 31, 2001, no tax increment may be used to pay 
any administrative expenses for District costs which exceed ten percent of total estimated tax increment 
expenditures authorized by the TIF Plan or the total tax increments, as defined in M.S., Section 469.174, Subd. 
25, clause (1), from the District, whichever is less. 

 
Pursuant to M.S., Section 469.176, Subd. 4h, tax increments may be used to pay for the County's actual 
administrative expenses incurred in connection with the District and are not subject to the percentage limits 
of M.S., Section 469.176, Subd. 3. The county may require payment of those expenses by February 15 of the 
year following the year the expenses were incurred. 

 
Pursuant to M.S., Section 469. 177, Subd. 11, the County Treasurer shall deduct an amount (currently 0.36 
percent) of any increment distributed to the EDA or City and the County Treasurer shall pay the amount 
deducted to the State Commissioner of Management and Budget for deposit in the state general fund to be 
appropriated to the State Auditor for the cost of financial reporting of tax increment financing information 
and the cost of examining and auditing authorities' use of tax increment financing. This amount may be 
adjusted annually by the Commissioner of Revenue. 

 
Subsection 2-19.       Limitation of Increment 

 
The tax increment pledged to the payment of bonds and interest thereon may be discharged and the District 
may be terminated if sufficient funds have been irrevocably deposited in the debt service fund or other escrow 
account held in trust for all outstanding bonds to provide for the payment of the bonds at maturity or 
redemption date. 

 
Pursuant to M.S., Section 469.176, Subd. 6: 
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if, after four years from the date of certification of the original net tax capacity of the tax 
increment financing district pursuant to M.S., Section 469.177, no demolition, rehabilitation 
or renovation of property or other site preparation, including qualified improvement of a 
street adjacent to a parcel but not installation of utility service including sewer or water 
systems, has been commenced on a parcel located within a tax increment financing district 
by the authority or by the owner of the parcel in accordance with the tax increment financing 
plan, no additional tax increment may be taken from that parcel, and the original net tax 
capacity of that parcel shall be excluded from the original net tax capacity of the tax 
increment financing district. If the authority or the owner of the parcel subsequently 
commences demolition, rehabilitation or renovation or other site preparation on that parcel 
including qualified improvement of a street adjacent to that parcel, in accordance with the 
tax increment financing plan, the authority shall certify to the county auditor that the activity 
has commenced and the county auditor shall certify the net tax capacity thereof as most 
recently certified by the commissioner of revenue and add it to the original net tax capacity 
of the tax increment financing district. The county auditor must enforce the provisions of this 
subdivision. The authority must submit to the county auditor evidence that the required 
activity has taken place for each parcel in the district. The evidence for a parcel must be 
submitted by February 1 of the fifth year following the year in which the parcel was certified 
as included in the district. For purposes of this subdivision, qualified improvements of a 
street are limited to (1) construction or opening of a new street, (2) relocation of a street, 
and (3) substantial reconstruction or rebuilding of an existing street. 

 
The EDA or City or a property owner must improve parcels within the District by approximately February 
2022 and report such actions to the County Auditor. 

 
Subsection 2-20. Use of Tax Increment 

 
The EDA or City hereby determines that it will use 100 percent of the captured net tax capacity of taxable 
property located in the District for the following purposes: 

 
1. To pay the principal of and interest on bonds issued to finance a project; 
2. To finance, or otherwise pay the cost of redevelopment of the Tacoma West Industrial Park 

Redevelopment Project pursuant to M.S., Sections 469.090 to 469.1082; 
3. To pay for project costs as identified in the budget set forth in the TIF Plan; 
4. To finance, or otherwise pay for other purposes as provided in M.S., Section 469.176, Subd. 4; 
5. To pay principal and interest on any loans, advances or other payments made to or on behalf of the 

EDA or City or for the benefit of the Tacoma West Industrial Park Redevelopment Project by a 
developer; 

6. To finance or otherwise pay premiums and other costs for insurance or other security guaranteeing 
the payment when due of principal of and interest on bonds pursuant to the TIF Plan or pursuant to 
M.S., Chapter 462C. M.S., Sections 469.152 through 469.165, and/or M.S., Sections 469.178; and 

7. To accumulate or maintain a reserve securing the payment when due of the principal and interest on 
the tax increment bonds or bonds issued pursuant to M.S., Chapter 462C, M.S., Sections 469.152 
through 469.165, and/or M.S., Sections 469.178. 

 
These revenues shall not be used to circumvent any levy limitations applicable to the City nor for other 
purposes prohibited by M.S., Section 469.176, Subd. 4. 

 
Tax increments generated in the District will be paid by Carver County to the EDA for the Tax Increment 
Fund of said District.       The EDA will pay to the City annually an amount to reimburse the costs of land 
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acquisition. Remaining increment funds will be used to reimburse the Developer’s site costs or used for EDA 
or City administration (up to 10 percent) and for the costs of public improvement activities outside the 
District. 

 
Subsection 2-21.       Excess Increments 

 
Excess increments, as defined in M.S., Section 469.176, Subd. 2, shall be used only to do one or more of the 
following: 

 
1. Prepay any outstanding bonds; 
2. Discharge the pledge of tax increment for any outstanding bonds; 
3. Pay into an escrow account dedicated to the payment of any outstanding bonds; or 
4. Return the excess to the County Auditor for redistribution to the respective taxing jurisdictions in 

proportion to their local tax rates. 
 

The EDA or City must spend or return the excess increments under paragraph (c) within nine months after 
the end of the year. In addition, the EDA or City may, subject to the limitations set forth herein, choose to 
modify the TIF Plan in order to finance additional public costs in the Tacoma West Industrial Park 
Redevelopment Project or the District. 

 
Subsection 2-22.       Requirements for Agreements with the Developer 

 
The EDA or City will review any proposal for private development to determine its conformance with the 
Redevelopment Plan and with applicable municipal ordinances and codes. To facilitate this effort, the 
following documents may be requested for review and approval: site plan, construction, mechanical, and 
electrical system drawings, landscaping plan, grading and storm drainage plan, signage system plan, and any 
other drawings or narrative deemed necessary by the EDA or City to demonstrate the conformance of the 
development with City plans and ordinances. The EDA or City may also use the Agreements to address other 
issues related to the development. 

 
Pursuant to M.S., Section 469.176, Subd. 5, no more than 10 percent, by acreage, of the property to be 
acquired in the project area as set forth in the TIF Plan shall at any time be owned by the EDA or City as a 
result of acquisition with the proceeds of bonds issued pursuant to M.S., Section 469.178 to which tax 
increments from property acquired is pledged, unless prior to acquisition in excess of 10 percent of the 
acreage, the EDA or City concluded an agreement for the development of the property acquired and which 
provides recourse for the EDA or City should the development not be completed. 

 
Subsection 2-23. Assessment Agreements 

 
Pursuant to M.S., Section 469.177, Subd. 8, the EDA intends to enter into a written assessment agreement in 
recordable form with the developer of property within the District which establishes a minimum market 
value of the land and completed improvements for the duration of the District. The assessment agreement 
shall be presented to the County Assessor who shall review the plans and specifications for the improvements 
to be constructed, review the market value previously assigned to the land upon which the improvements are 
to be constructed and, so long as the minimum market value contained in the assessment agreement appears, 
in the judgment of the assessor, to be a reasonable estimate, the County Assessor shall also certify the 
minimum market value agreement. 
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Subsection 2-24. Administration of the District 
 

Administration of the District will be handled by the EDA Executive Director. 
 
Subsection 2-25. Annual Disclosure Requirements 

 
Pursuant to M.S., Section 469.175, Subds. 5, 6, and 6b the EDA or City must undertake financial reporting 
for all tax increment financing districts to the Office of the State Auditor, County Board and County Auditor 
on or before August 1 of each year. M.S., Section 469.175, Subd. 5 also provides that an annual statement 
shall be published in a newspaper of general circulation in the City on or before August 15. 

 
If the City fails to make a disclosure or submit a report containing the information required by M.S., Section 
469.175 Subd. 5 and Subd. 6, the Office of the State Auditor will direct the County Auditor to withhold the 
distribution of tax increment from the District. 

 
Subsection 2-26. Reasonable Expectations 

 
As required by theM.S., Section 469.175, in establishing the District, the determination has been made that 
the anticipated development would not reasonably be expected to occur solely through private investment 
within the reasonably foreseeable future and that the increased market value of the site that could reasonably 
be expected to occur without the use of tax increment financing would be less than the increase in the market 
value estimated to result from the proposed development after subtracting the present value of the projected 
tax increments for the maximum duration of the District permitted by the TIF Plan. In making said 
determination, reliance has been placed upon written representation made by the developer to such effects 
and upon EDA and City staff awareness of the feasibility of developing the project site(s) within the District. 
A comparative analysis of estimated market values both with and without establishment of the District and 
the use of tax increments has been performed as described above. Such analysis is included with the cashflow 
in Appendix D, and indicates that the increase in estimated market value of the proposed development (less 
the indicated subtractions) exceeds the estimated market value of the site absent the establishment of the 
District and the use of tax increments. 

 
Subsection 2-27. Other Limitations on the Use of Tax Increment 

 
1. General Limitations. All revenue derived from tax increment shall be used in accordance with the TIF 

Plan. The revenues shall be used to finance, or otherwise pay the cost of redevelopment of the Tacoma 
West Industrial Park Redevelopment Project pursuant to M.S., Sections 469.090 to 469.1082 and 
Sections 469.001 to 469.047. 
Tax increments may not be used to circumvent existing levy limit law. No tax increment may be used for 
the acquisition, construction, renovation, operation, or maintenance of a building to be used primarily and 
regularly for conducting the business of a municipality, county, school district, or any other local unit of 
government or the state or federal government. This provision does not prohibit the use of revenues 
derived from tax increments for the construction or renovation of a parking structure. 

 
2. Pooling Limitations. At least 80 percent of tax increments from the District must be expended on 

activities in the District or to pay bonds, to the extent that the proceeds of the bonds were used to finance 
activities within said district or to pay, or secure payment of, debt service on credit enhanced bonds. Not 
more than 20 percent of said tax increments may be expended, through a development fund or otherwise, 
on activities outside of the District except to pay, or secure payment of, debt service on credit enhanced 
bonds. For purposes of applying this restriction, all administrative expenses must be treated as if they 
were solely for activities outside of the District. 
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3. Five Year Limitation on Commitment of Tax Increments. Tax increments derived from the District shall 
be deemed to have satisfied the 80 percent test set forth in paragraph (2) above only if the five year rule 
set forth in M.S., Section 469.1763, Subd. 3, has been satisfied; and beginning with the sixth year 
following certification of the District, 80 percent of said tax increments that remain after expenditures 
permitted under said five year rule must be used only to pay previously committed expenditures or credit 
enhanced bonds as more fully set forth in M.S., Section 469.1763, Subd. 5. 

 
Subsection 2-28.      Summary 

 
The Norwood Young America Economic Development Authority is establishing the District to preserve and 
enhance the tax base, assist an existing business in the City with an expansion, and provide employment 
opportunities in the City. The TIF Plan for the District was prepared by Ehlers & Associates, Inc., 3060 
Centre Pointe Drive, Roseville, Minnesota 55113-1105, telephone (651) 697-8500. 



Appendix  

Subsidy   649,876.50 

Appendix A 

Project Description 

The City of Norwood Young America planned, for almost 10 years, to sponsor a business park to expand the 
City’s tax base and employment opportunities. In 2005, the city began this process by internally financing 
the acquisition of approximately 55 acres of land. The City issued approximately $3,000,000 in General 
Obligation Improvement Bonds in 2006 to install infrastructure to service approximately 15 lots in the area 
known as the Tacoma West Industrial Park. Extensive grading to create buildable area, including storm water 
ponding in the industrial park, required extraordinary site improvement and utility costs resulting in high land 
acquisition costs for potential businesses. The original costs of the public improvements needed to pay the 
debt service required a market value of $2.75 per square foot. Post-recession market values have been trending 
downward and have not recovered to such a level. These high costs make development of facilities in this 
location infeasible without public assistance. Tax increment from this TIF District will be utilized to write 
down a portion of the cost of the land which is associated with the infrastructure improvement costs over 
the nine-year life of the district. 

 
Par Real Estate, LLC built a 36,060-square foot warehouse and distribution facility in 2007. It has since built 
expansions to that facility and the developer is currently under lease with Vickerman Company. Par Real 
Estate, LLC is proposing a new expansion, on behalf of Vickerman Company, to be built on land adjacent 
to the existing site. Preliminary plans call for the 2018 construction of an approximately 120,000 square 
foot warehouse/distribution building to service the existing facility, with land area designated for a yet-to-
be-determined future addition of 35,000 square feet. The proposed TIF Plan budget anticipates that the 
future addition will be started in 2020. The City will convey the land to the EDA, which will sell the land to 
the developer at a rate of $1.00 per square foot. 

 
The EDA is planning to use tax increment to reimburse the City for the land costs associated with building 
the infrastructure to support this development, plus interest. The EDA plans to use additional tax increment 
to reimburse extraordinary site and utility costs incurred by the developer through a Pay-As-You-Go TIF 
Note. 

 
 

Norwood Young America TIF 3-6 
Land Write Down Calculation 

Total Acres 8.525 
Easement Acres - 
Net Acres 8.525 
S.F.  (1 A = 43,560 sf) 371,358.00 
City Cost per s.f. 2.75 
Total City Cost 1,021,234.50 
Sale Price 371,358.00 
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Appendix B 
 

Map of the Tacoma West Industrial Park Redevelopment Project and the District 



Tax Increment Financing District No. 3-6 
The Tacoma West Industrial Park 

Redevelopment   Project 
City of Norwood Young America 

Carver County, Minnesota 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

TIF District No. 3-6 
 
 
 

 

Legend 

Parcels 

City Boundary 

The Tacoma West Industrial Park Redevelopment Project 
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Appendix C 
 

Description of Property to be Included in the District 
 
 

The District encompasses all property and adjacent rights-of-way and abutting roadways identified by the 
parcels listed below. 

 

Parcel Numbers Address Owner 

58.7510030 725 Tacoma Blvd City of Norwood Young America 

58.7500070 735 Tacoma Blvd City of Norwood Young America 

58.7500080 411 Tacoma Cir City of Norwood Young America 
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Appendix D 
 

Estimated Cash Flow for the District 



1/25/2018 Base Value Assumptions  - Page 1

Vickerman 2018 expansion - No Inflation
City of Norwood Young America, MN

120,000 sq.ft. warehouse in 2018; 35,000 sq.ft. expansion in 2020

ASSUMPTIONS AND RATES

DistrictType: Economic Development
District Name/Number: TIF 3-6
County District #: SD 108 / WD 067 Exempt Class Rate (Exempt) 0.00%
First Year Construction or Inflation on Value 2018 Commercial Industrial Preferred Class Rate (C/I Pref.)
Existing District  -  Specify No. Years Remaining First $150,000 1.50%
Inflation Rate - Every Year: 2.00% Over $150,000 2.00%
Interest Rate: 4.00% Commercial  Industrial Class Rate (C/I) 2.00%
Present Value Date: 1-Aug-18 Rental Housing Class Rate (Rental) 1.25%
First Period Ending 1-Feb-19 Affordable Rental Housing Class Rate (Aff. Rental)
Tax Year District was Certified: Pay 2019 First $121,000 0.75%
Cashflow Assumes First Tax Increment For Development: 2020 Over $121,000 0.25%
Years of Tax Increment 9 Non-Homestead Residential (Non-H Res. 1 Unit)
Assumes Last Year of Tax Increment 2028 First $500,000 1.00%
Fiscal Disparities Election [Outside (A),  Inside (B), or NA] Inside(B) Over $500,000 1.25%
Incremental or Total Fiscal Disparities Incremental Homestead Residential Class Rate (Hmstd. Res.)
Fiscal Disparities Contribution Ratio 32.9162% Pay 2018 First $500,000 1.00%
Fiscal Disparities Metro-Wide Tax Rate 145.0950% Pay 2018 Over $500,000 1.25%
Maximum/Frozen Local Tax Rate: 132.524% Pay 2018 TNT Agricultural Non-Homestead 1.00%
Current Local Tax Rate: (Use lesser of Current or Max.) 132.524% Pay 2018 TNT
State-wide Tax Rate (Comm./Ind. only used for total taxes) 45.0000% Pay 2018
Market Value Tax Rate (Used for total taxes) 0.11077% Pay 2018 TNT

Building Total Percentage Tax Year Property Current Class After
Land Market Market Of Value Used Original Original Tax Original After Conversion

Map ID PID Owner Address Market Value Value Value for District Market Value Market Value Class Tax Capacity Conversion Orig. Tax Cap.
58.7510030 City of NYA 208,400 0 208,400 100% 208,400 Pay 2019 Exempt -                      C/I 4,168                      
58.7500070 City of NYA 213,300 0 213,300 100% 213,300 Pay 2019 Exempt -                      C/I 4,266                      
58.7500080 City of NYA 149,500 0 149,500 100% 149,500 Pay 2019 Exempt -                      C/I 2,990                      

571,200 0 571,200 571,200  0 11,424

Note:
1.  Base values are for pay 2018 based upon review of County website on 12/1/2017.

Area/ 
Phase

Tax Rates

 BASE VALUE INFORMATION  (Original Tax Capacity)

Prepared by Ehlers & Associates, Inc. - Estimates Only N:\Minnsota\Norwood Young America\Housing Economic Redevelopment\TIF Districts\TIF 3-6\TIF 3-6 TIF Cashflow for FI (1.17.18)



1/25/2018 Base Value Assumptions  - Page 2

Vickerman 2018 expansion - No Inflation
City of Norwood Young America, MN

120,000 sq.ft. warehouse in 2018; 35,000 sq.ft. expansion in 2020

Estimated Taxable Total Taxable Property Percentage Percentage Percentage Percentage First Year
Market Value Market Value Total Market Tax Project Project Tax Completed Completed Completed Completed Full Taxes

Area/Phase New Use Per Sq. Ft./Unit  Per Sq. Ft./Unit Sq. Ft./Units Value Class Tax Capacity Capacity/Unit 2018 2019 2020 2021 Payable
1 Manufacturing 55 55                   120,000 6,540,000 C/I 130,800 1                      100% 100% 100% 100% 2020
2 Manufacturing 50 50                   35,000 1,750,000 C/I 35,000 1                      0% 0% 100% 100% 2022

TOTAL 8,290,000  165,800     
Subtotal Commercial/Ind. 155,000 8,290,000  165,800     

Note:
1. Market values are based upon per square foot assumptions from preliminary estimates of the County Assessor's office.

Total Fiscal Local Local Fiscal State-wide Market
Tax Disparities Tax Property Disparities Property Value Total Taxes Per

New Use Capacity Tax Capacity Capacity Taxes Taxes Taxes Taxes Taxes Sq. Ft./Unit
Manufacturing 130,800 43,054 87,746 116,284 62,470 58,860 7,244 244,858 2.04
Manufacturing 35,000 11,521 23,479 31,116 16,716 15,750 1,938 65,520 1.87

TOTAL 165,800 54,575 111,225 147,400 79,186 74,610 9,183 310,379
Note:  
1.  Taxes and tax increment will vary significantly from year to year depending upon values, rates, state law, fiscal disparities and other factors
         which cannot be predicted.
2.  If tax increment is received in 2019, then the district will be one year shorter.

Total Property Taxes 310,379 Current Market Value - Est. 571,200
less State-wide Taxes (74,610) New Market Value - Est. 8,290,000
less Fiscal Disp. Adj. (79,186)     Difference 7,718,800
less Market Value Taxes (9,183) Present Value of Tax Increment 987,484
less Base Value Taxes (10,156)     Difference 6,731,316
Annual Gross TIF 137,244 Value likely to occur without Tax Increment is less than: 6,731,316

 WHAT IS EXCLUDED FROM TIF? MARKET VALUE BUT / FOR ANALYSIS

TAX CALCULATIONS

PROJECT INFORMATION (Project Tax Capacity)

Prepared by Ehlers & Associates, Inc. - Estimates Only N:\Minnsota\Norwood Young America\Housing Economic Redevelopment\TIF Districts\TIF 3-6\TIF 3-6 TIF Cashflow for FI (1.17.18)



1/25/2018 Tax Increment Cashflow - Page 3

Vickerman 2018 expansion - No Inflation
City of Norwood Young America, MN

120,000 sq.ft. warehouse in 2018; 35,000 sq.ft. expansion in 2020

TAX INCREMENT CASH FLOW
Project Original Fiscal Captured Local Annual Semi-Annual State Admin. Semi-Annual Semi-Annual PERIOD

% of Tax Tax Disparities Tax Tax Gross Tax Gross Tax Auditor at Net Tax Present  ENDING Tax  Payment
OTC Capacity Capacity Incremental Capacity Rate Increment Increment 0.36% 5% Increment Value Yrs. Year Date

-                     -                -                    -                    02/01/19
-                     -                -                    -                    08/01/19
-                     -                -                    -                    02/01/20

100% 130,800             (11,424)          (39,294)            80,082              132.524% 106,128        53,064               (191)              (2,644)               50,229              46,404              0.5 2020 08/01/20
100% 130,800             (11,424)          (39,294)            80,082              132.524% 106,128        53,064               (191)              (2,644)               50,229              91,899              1 2020 02/01/21
100% 133,416             (11,424)          (40,155)            81,837              132.524% 108,454        54,227               (195)              (2,702)               51,330              137,478            1.5 2021 08/01/21
100% 133,416             (11,424)          (40,155)            81,837              132.524% 108,454        54,227               (195)              (2,702)               51,330              182,164            2 2021 02/01/22
100% 171,084             (11,424)          (52,554)            107,106            132.524% 141,942        70,971               (255)              (3,536)               67,180              239,501            2.5 2022 08/01/22
100% 171,084             (11,424)          (52,554)            107,106            132.524% 141,942        70,971               (255)              (3,536)               67,180              295,714            3 2022 02/01/23
100% 174,506             (11,424)          (53,680)            109,402            132.524% 144,984        72,492               (261)              (3,612)               68,619              352,006            3.5 2023 08/01/23
100% 174,506             (11,424)          (53,680)            109,402            132.524% 144,984        72,492               (261)              (3,612)               68,619              407,194            4 2023 02/01/24
100% 177,996             (11,424)          (54,829)            111,743            132.524% 148,087        74,043               (267)              (3,689)               70,088              462,458            4.5 2024 08/01/24
100% 177,996             (11,424)          (54,829)            111,743            132.524% 148,087        74,043               (267)              (3,689)               70,088              516,638            5 2024 02/01/25
100% 181,556             (11,424)          (56,001)            114,131            132.524% 151,252        75,626               (272)              (3,768)               71,586              570,892            5.5 2025 08/01/25
100% 181,556             (11,424)          (56,001)            114,131            132.524% 151,252        75,626               (272)              (3,768)               71,586              624,081            6 2025 02/01/26
100% 185,187             (11,424)          (57,196)            116,567            132.524% 154,480        77,240               (278)              (3,848)               73,114              677,340            6.5 2026 08/01/26
100% 185,187             (11,424)          (57,196)            116,567            132.524% 154,480        77,240               (278)              (3,848)               73,114              729,555            7 2026 02/01/27
100% 188,891             (11,424)          (58,415)            119,052            132.524% 157,772        78,886               (284)              (3,930)               74,672              781,838            7.5 2027 08/01/27
100% 188,891             (11,424)          (58,415)            119,052            132.524% 157,772        78,886               (284)              (3,930)               74,672              833,095            8 2027 02/01/28
100% 192,669             (11,424)          (59,659)            121,586            132.524% 161,131        80,566               (290)              (4,014)               76,262              884,417            8.5 2028 08/01/28
100% 192,669             (11,424)          (59,659)            121,586            132.524% 161,131        80,566               (290)              (4,014)               76,262              934,733            9 2028 02/01/29

      Total 1,274,229          (4,587)           (63,482)             1,206,160         
Present Value From  08/01/2018 Present Value Rate 4.00% 987,484             (3,555)           (49,196)             934,733            

Prepared by Ehlers & Associates, Inc. - Estimates Only N:\Minnsota\Norwood Young America\Housing Economic Redevelopment\TIF Districts\TIF 3-6\TIF 3-6 TIF Cashflow for FI (1.17.18)
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Appendix E 
 

Minnesota Business Assistance Form 
(Minnesota Department of Employment and Economic Development) 

 
A Minnesota Business Assistance Form (MBAF) should be used to report and/or update each calendar 
year's activity by April 1 of the following year. 

 
Please see the Minnesota Department of Employment and Economic Development (DEED) website at 
http://www.deed.state.mn.us/Community/subsidies/MBAFForm.htm for information and forms. 



Appendix F 
 

Findings Including But/For Qualifications 
 
 
The reasons and facts supporting the findings for the adoption of the Tax Increment Financing Plan for Tax 
Increment Financing District No. 3-6 as required pursuant to M.S., Section 469.175, Subd. 3 of the TIF Act 
are as follows: 
 
1. Finding that the TIF District is an economic development district as defined in Section 469.174, 

Subd. 12 of the Act. 
 

Tax Increment Financing District No. 3-6 (the “TIF District”) is a contiguous geographic area within 
the City's Tacoma West Industrial Park Redevelopment Project, delineated in the TIF Plan, for the 
purpose of financing economic development in the City through the use of tax increment. The TIF 
District is in the public interest because it will facilitate construction of an expansion to an existing 
business in the City consisting of a 120,000-square foot warehouse and distribution facility in 2018 
together with a proposed approximately 35,000-square foot expansion in 2020.  This expansion will 
allow an existing manufacturing business to maintain its operations in the City, which will increase 
employment and preserve and enhance the tax base of City and State. 

 
2. Finding that the proposed development, in the opinion of the City Council, would not reasonably be 

expected to occur solely through private investment within the reasonably foreseeable future and 
that the increased market value of the site that could reasonably be expected to occur without the 
use of tax increment financing would be less than the increase in the market value estimated to 
result from the proposed development after subtracting the present value of the projected tax 
increments for the maximum duration of Tax Increment Financing District No. 3-6 permitted by the 
TIF Plan. 

 
The proposed development, in the opinion of the City, would not reasonably be expected to occur 
solely through private investment within the reasonably foreseeable future: The development 
proposed in this Plan lies within the City’s industrial park and is an expansion of a project originally 
constructed with tax increment assistance, and meets the City's objectives for economic 
development.  All of the parcels within the industrial park have been made development-ready by 
the City at significant cost.  The developer has stated that if the City sold the parcels within the 
industrial park at a price that captured the City’s investment, the developer would not be able to 
obtain financing for its proposed expansion and would be unable to expand its business in this 
location.  Therefore, the EDA will convey certain property adjacent to its existing facilities to the 
developer at a substantial write-down in costs, and will use tax increment to reimburse itself for the 
written-down land costs including infrastructure improvements on the land. The EDA will use a 
portion of the tax increment to provide pay-as-you-go assistance to the developer for extraordinary 
costs of soils corrections incurred, including interest. (See Appendix F of the TIF Plan) 

 
The increased market value of the site that could reasonably be expected to occur without the use of 
tax increment financing would be less than the increase in market value estimated to result from the 
proposed development after subtracting the present value of the projected tax increments for the 
maximum duration of the TIF District permitted by the TIF Plan: This site is part of an industrial 
park with high start-up costs incurred by the City to acquire and grade land and install infrastructure.  
As the City has attempted to sell the land at its true value without assistance (estimated at $2.75 per 
square foot), it has been unable to find willing buyers because of competition with other states and 
municipalities.  If the City and EDA did not assume the role of land developer, it is unlikely that the 
property would develop in the near term.  If the property did develop without assistance, the likely 



long-term uses would be dominated by housing or other development with lower value and little to 
no meaningful employment.  For these reasons, the City reasonably determines that no other 
development of this type is anticipated on this site without substantially similar assistance being 
provided for its development.   

 
Therefore, the City concludes as follows: 

 
a. The City's estimate of the amount by which the market value of the entire TIF District will 

increase without the use of tax increment financing is $0. 
 

b. If the proposed development occurs, the total increase in market value will be $7,718,800. 
  

c. The present value of tax increments from the TIF District for the maximum duration of the 
district permitted by the TIF Plan is estimated to be $987,484. 

 
d. Even if some development other than the proposed development were to occur, the Council 

finds that no alternative would occur that would produce a market value increase greater 
than $6,731,316 without tax increment assistance. 

 
3. Finding that the TIF Plan for Tax Increment Financing District No. 3-6 conforms to the general 

plan for the development or redevelopment of the municipality as a whole. 
 

The Norwood Young America Planning Commission reviewed the TIF Plan and found that the TIF 
Plan conforms to the general development plan of the City.   

 
4. Finding that the Tax Increment Financing Plan for Tax Increment Financing District No. 3-6 will 

afford maximum opportunity, consistent with the sound needs of the City as a whole, for the 
development of Tacoma West Industrial Park Redevelopment Project by private enterprise. 

 
The project to be assisted by the TIF District will result in increased employment in the City and the 
State of Minnesota, increased tax base of the State, and add a high-quality development to the City. 

 
 
 
 

But-For Analysis 

Current Market Value 571,200 

New Market Value - Estimate 8,290,000 

Difference 7,718,800 

Present Value of Tax Increment 987,484 

Difference 6,731,316 

Value Likely to Occur Without TIF is Less Than: 6,731,316 

 
 





















































































































NORWOOD YOUNG AMERICA ECONOMIC DEVELOPMENT AUTHORITY 
CITY OF NORWOOD YOUNG AMERICA 

CARVER COUNTY 
STATE OF MINNESOTA 

   
 

RESOLUTION NO. 1804 
 

RESOLUTION ADOPTING A MODIFICATION TO THE REDEVELOPMENT 
PLAN FOR THE TACOMA WEST INDUSTRIAL PARK REDEVELOPMENT 
PROJECT, ESTABLISHING TAX INCREMENT FINANCING DISTRICT NO. 
3-6 THEREIN AND ADOPTING A TAX INCREMENT FINANCING PLAN 
THEREFOR. 

 
 WHEREAS, it has been proposed that the Board of Commissioners (the "Board") of 
the Norwood Young America Economic Development Authority (the "EDA") and the City of 
Norwood Young America (the "City") adopt a Modification to the Redevelopment Plan (the 
"Redevelopment Plan Modification") for the Tacoma West Industrial Park Redevelopment 
Project (the "Redevelopment Project") and establish Tax Increment Financing District No. 3-6 
(the "TIF District") therein and adopt a Tax Increment Financing Plan (the "TIF Plan") for the 
TIF District (the Redevelopment Plan Modification and the TIF Plan are referred to 
collectively herein as the "Plans"), all pursuant to and in conformity with applicable law, 
including Minnesota Statutes, Sections 469.001 to 469.047, Sections 469.090 to 469.1082, 
and Sections 469.174 to 469.1794, all as amended (the "Act"), as reflected in the Plans and 
presented for the Board's consideration; and 
 
 WHEREAS, the EDA has investigated the facts relating to the Plans and has caused 
the Plans to be prepared; and 
 
 WHEREAS, the EDA has performed all actions required by law to be performed prior 
to the adoption of the Plans.  The EDA has also requested the Norwood Young America 
Planning Commission to provide for review of and written comment on the Plans and that the 
City Council of the City hold a public hearing on the Plans upon published notice as required 
by law. 
 
NOW, THEREFORE, BE IT RESOLVED by the Board as follows: 
 

1. The EDA hereby finds that the TIF District is in the public interest and is an 
"economic development district" under Section 469.174, Subd. 12 of the Act, and 
finds that the Plans conform in all respects to the requirements of the Act and will 
help fulfill a need to develop an area of the State of Minnesota which is 
underutilized, and that the adoption of the proposed Plans will help provide 
employment opportunities in the State and will result in the preservation and 
enhancement of the tax base of the City and the State because it will discourage 
commerce and industry from moving their operations to another state or 
municipality and thereby serves a public purpose.  

 
2. The EDA further finds that the Plans will afford maximum opportunity, consistent 

with the sound needs for the City as a whole, for the development or 



redevelopment of the Redevelopment Project by private enterprise in that the 
intent is to provide only that public assistance necessary to make the private 
development financially feasible. 

 
3. The boundaries of the Redevelopment Project are not being expanded. 
 
4. The reasons and facts supporting the findings in this resolution are described in 

the Plans. 
 
5. The EDA elects to calculate fiscal disparities for the TIF District in accordance 

with Section 469.177, Subd. 3, clause b of the Act, which means the fiscal 
disparities contribution would be taken from inside the TIF District. 

 
6. Subject to approval of the Plans and the creation of the TIF District by the City 

Council following its public hearing thereon, the Plans, are hereby approved, 
established, and adopted and shall be placed on file in the office of the EDA 
Executive Director. 

 
7. Upon approval of the Plans by the City Council, the EDA's staff, advisors and 

legal counsel are authorized and directed to take all actions necessary to certify 
the TIF Plan and give effect to its objectives, and are further authorized an 
directed to negotiate, draft, prepare and present to this Board for its 
consideration all further plans, resolutions, documents and contracts. Approval of 
the Plans does not constitute approval of any project or a development 
agreement with any developer. 

 
 
Approved by the Board of Commissioners of the Norwood Young America Economic 
Development Authority this 26th day of February, 2018. 
 
 
 
             
      Carol Lagergren, President 
 
 
 
ATTEST:  
 
 
       
Steven Helget, Executive Director 
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NORWOOD YOUNG AMERICA ECONOMIC DEVELOPMENT AUTHORITY 
CITY OF NORWOOD YOUNG AMERICA 

CARVER COUNTY 
STATE OF MINNESOTA 

 
 RESOLUTION NO. 1805 
 
  RESOLUTION APPROVING A PURCHASE AND 

REDEVELOPMENT CONTRACT WITH PAR REAL ESTATE, LLC 
INCLUDING THE CONVEYANCE OF LAND AND A BUSINESS 
SUBSIDY AGREEMENT 

 
 BE IT RESOLVED BY the Board of Commissioners ("Council") of the Norwood Young 
America Economic Development Authority (the "Authority") as follows: 
 
 Section 1.  Recitals. 
 
 1.01.  Subject to approval by the City Council of the City of Norwood Young America, 
Minnesota (the “City”) following a duly noticed public hearing, the Authority has approved the 
establishment of its Tax Increment Financing District No. 3-6, an economic development TIF 
District (the "TIF District") within the Tacoma West Industrial Park Redevelopment Project 
("Redevelopment Project"), and has adopted a tax increment financing plan for the purpose of 
financing certain improvements within the Redevelopment Project. 
 
 1.02.  To facilitate development of certain property in the TIF District, the Authority proposes 
to enter into a Purchase and Redevelopment Contract (the “Contract”) with Par Real Estate, LLC, a 
Minnesota limited liability company, or an affiliate thereof (the “Developer”), under which among 
other things the City will convey to the EDA, and the EDA will convey to the Developer, certain 
property described as Lot 1, Block 1 Tacoma West Industrial Park 3rd Addition, Carver County, 
Minnesota (the “Development Property”) at a cost below market value. 
 
 1.03. The legal description of the Development Property is subject to approval of a plat by 
the City Council of the City. 
 
 1.04. The Authority proposes to sell the Development Property to the Developer at the 
price of $412,207 which is less than the fair market value of $1,021,234.50 and represents a land 
write down in the amount of $609,027.50 the “Land Write Down”).   
 
 1.05. The Land Write Down provided to the Developer under the Contract constitutes a 
“business subsidy” exceeding $150,000 within the meaning of Minnesota Statutes, Section 
116J.993 to 116J.995 (the “Business Subsidy Act”). 
 
 1.06. The “business subsidy agreement” as required under the Business Subsidy Act is 
included as one section of the Contract, and the Authority has on this date conducted a duly 
noticed public hearing regarding both the sale of the Development Property to Developer and the 
business subsidy agreement, at which all interested persons were given an opportunity to be 
heard. 
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 1.07. The Authority finds and determines that conveyance by the Authority of the 
Development Property to the Developer is for a public purpose and is in the public interest because 
it will further the objectives of the Project, and the Planning Commission of the City has reviewed 
the proposed conveyance and finds that it conforms to the City’s comprehensive plan. 
 
 1.08. The City has reviewed the Contract and business subsidy agreement and finds that 
the execution of the same and the City's performance of its obligations thereunder are in the best 
interest of the City and its residents. 
 
 Section 2.  Business Subsidy, Contract and Land Sale Approved. 
 
 2.01   The Board approves the Contract as presented to the Board, including the 
business subsidy agreement and provisions for the conveyance of the Development Property 
therein, subject to approval by the City Council of the business subsidy and land sale and 
subject to modifications that do not alter the substance of the transaction and that are approved 
by the President and Executive Director, provided that execution of the documents by the those 
officials shall be conclusive evidence of their approval. 
 
 2.02. Authority staff and officials are authorized to take all actions necessary to perform 
the Authority’s obligations under the Contract as a whole, including without limitation execution 
of any documents to which the Authority is a party referenced in or attached to the Agreement 
necessary to convey the Development Property to Developer. 
 
 Section 3. Certification of Proceedings. 
 
 3.01.  Certification of Proceedings.  The officers of the Authority are hereby authorized and 
directed to prepare and furnish to the Owner of the Note certified copies of all proceedings and 
records of the Authority, and such other affidavits, certificates, and information as may be required 
to show the facts relating to the legality and marketability of the Note as the same appear from the 
books and records under their custody and control or as otherwise known to them, and all such 
certified copies, certificates, and affidavits, including any heretofore furnished, shall be deemed 
representations of the Authority as to the facts recited therein. 
 
 Section 4. Effective Date.  This resolution shall be effective upon approval. 
 
Approved by the Board of Commissioners of the Norwood Young America Economic 
Development Authority, this 26th day of February, 2018. 
 
 
 ______________________________ 
 Carol Lagergren, President 
 
ATTEST: 
 
 
_______________________ 
Steven Helget, Executive Director 
 



NORWOOD YOUNG AMERICA ECONOMIC DEVELOPMENT AUTHORITY 
CITY OF NORWOOD YOUNG AMERICA 

CARVER COUNTY 
STATE OF MINNESOTA 

 
RESOLUTION NO. 1806 

 
AUTHORIZING INTERFUND LOAN FOR ADVANCE OF CERTAIN COSTS 
IN CONNECTION WITH TAX INCREMENT FINANCING DISTRICT NO. 3-6 

 
 BE IT RESOLVED By the Board of Commissioners of the Norwood Young America 
Economic Development Authority (the “Authority”) as follows: 
 
 Section 1. Background. 
 
 1.01.  Subject to approval by the City Council on the date hereof, the Authority and the 
City of Norwood Young America, Minnesota (the “City”) have established Tax Increment 
Financing District No. 3-6 (the “TIF District”) within the Tacoma West Industrial Park 
Redevelopment Project (the "Redevelopment Project") pursuant to Minnesota Statutes, 
Sections 469.174 to 469.1794, as amended (the “TIF Act”), Sections 469.001 to 469.047, as 
amended (the “HRA Act”) and Sections 469.090 to 469.1082, as amended (the “EDA Act”). 
 
 1.02. The Authority may incur certain costs related to the TIF District, which costs may 
be financed on a temporary basis from available Authority or City funds. 
 
 1.03. Under Section 469.178, Subdivision 7 of the TIF Act, the Authority is authorized to 
advance or loan money from any fund from which such advances may be legally made in order 
to finance expenditures that are eligible to be paid with tax increments under the TIF Act. 
 
 1.04. The City owns certain property (the “Redevelopment Property”) in the TIF District 
and has incurred or will incur certain costs to prepare such property for redevelopment.  The 
City and the Authority determined that the market price of the improved Redevelopment 
Property is at least $1,021,234.50, or $2.75 per square foot. 
 
 1.05. The Authority proposes to enter into a Purchase and Redevelopment Contract (the 
“Contract”) with Par Real Estate, LLC (the “Redeveloper”), under which the City will convey the 
Redevelopment Property to the Authority, and the Authority will (among other things) convey the 
Redevelopment Property to the Redeveloper for a purchase price of $412,207.00. 
 
 1.06. When conveying the Redevelopment Property under the Contract, at closing the 
City and Authority will forgo receipt the full market price of the Redevelopment Property.  Such 
forbearance represents an advance of Authority funds in the amount of $609,027.50.   
 
 1.07. The Authority has also determined that it may be necessary to finance up to 
$30,000 in administrative costs associated with the TIF District (the “Administrative Costs”) 
using EDA funds legally authorized for such purpose, and to reimburse such funds from tax 
increments from the TIF District when received. 
 
 



 1.12.  Accordingly, the Authority hereby designates the land write-down related to the 
Redevelopment Property, together with the payment of Administrative Costs, as an interfund 
loan in accordance with the terms of this resolution and the TIF Act. 
 
 Section 2. Repayment of Interfund Loan.  
 

2.01. The Authority will reimburse the City for the land write down related to the 
Redevelopment Property ($609,027.50) and itself for Administrative Costs ($30,000), for an 
aggregate principal amount of $639,027.50, together with interest at the rate of 4% per annum 
(the “Interfund Loan”).  Interest accrues on the principal amount from the date of closing on 
conveyance of the Redevelopment Property to the Redeveloper under the Contract (hereafter, 
the “Closing Date”). The interest rate is no more than the greatest of the rate specified under 
Minnesota Statutes, Section 270C.40 and Section 549.09, both in effect for calendar year 2018, 
and will not be adjusted. 

 
 2.02. Principal and interest ("Payments") on the Interfund Loan shall be paid semi-
annually on each August 1 and February 1 (each a “Payment Date”), commencing on the first 
Payment Date on which the Authority has Available Tax Increment (defined below), or on any 
other dates determined by the Executive Director, through the date of last receipt of tax 
increment from the TIF District. 
 
 2.03. Payments on the Interfund Loan will be made solely from Available Tax Increment, 
defined as the tax increment from the TIF District received by the Authority from Carver County 
in the six-month period before any Payment Date.  Payments shall be applied first to accrued 
interest, and then to unpaid principal.  Simple interest will accrue from the Closing Date, unless 
otherwise specified by the Executive Director.   
 

2.04. The principal sum and all accrued interest payable under this resolution is pre-
payable in whole or in part at any time by the Authority without premium or penalty.   

 
 2.05. This resolution is evidence of an internal borrowing by the Authority and the City in 
accordance with Section 469.178, subdivision 7 of the TIF Act, and is a limited obligation 
payable solely from Tax Increment pledged to the payment hereof under this resolution. The 
Interfund Loan shall not be deemed to constitute a general obligation of the State of Minnesota 
or any political subdivision thereof, including, without limitation, the Authority and the City.  
Neither the State of Minnesota, nor any political subdivision thereof shall be obligated to pay the 
principal of or interest on the Interfund Loan or other costs incident hereto except out of Tax 
Increment.  The Authority shall have no obligation to pay any principal amount of the Interfund 
Loan or accrued interest thereon, which may remain unpaid after the final Payment Date. 
 
 2.06. The Authority may at any time make a determination to forgive the outstanding 
principal amount and accrued interest on the Interfund Loan to the extent permissible under law. 
 
 2.07. The Authority may from time to time amend the terms of this Resolution to the 
extent permitted by law, including without limitation amendment to the payment schedule and 
the interest rate; provided that the interest rate may not be increased above the maximum 
specified in Section 469.178. subd. 7 of the TIF Act.   
 
 



 Section 3. Effective Date.  This resolution is effective upon execution in full of the 
Contract. 
 
 
Approved by the Board of Commissioners of the Norwood Young America Economic 
Development Authority, this 26th day of February, 2018. 
 

 
  
_____________________________  

       Carol Lagergren, President 
ATTEST: 
 
 
   
Steven Helget, Executive Director 
 

 
 



 
 

Attendees:  Carol Lagergren, Craig Heher, Mike McPadden, Dick Stolz, Charlie Storms 
City Staff:  City Administrator Steve Helget, City Clerk/Treasurer Kelly Hayes, Fire Chief Steve Zumberge 
Others:  Shelly Eldridge, LaVonne Kroells, Randy Schuster, Jeff Hebeisen, Jo Faust, Jon Solberg, Kevin Juille, Tina Diederick 
 

  CITY COUNCIL 
1. Call Meeting of City Council to Order 

1.1 Pledge of Allegiance 
Meeting was called to order by Mayor Lagergren at 6:00pm. 

 
2. Approve Agenda 
Motion:  MM/CH to approve the agenda.  Vote 5 - 0, motion carried. 
 
3. Introductions, Presentations, Proclamations, Awards, and Public Comment  

3.1   Steve Zumberge, Fire Chief – 2017 Annual Report 
Increase in calls compared to the previous year.  2016 = 248 calls, 2017 = 279 call.  Of those calls, 199 were within City 
limits.  15% = fire, 15% = car accident, 70% = medical.  A recent change is that only one station is on-call a week at a 
time.  If there is something major, both stations are called – this is to retain firefighters.  2017 was under expense 
budget by $7,900 and over $7,000 in revenues.   
 
Recently had meetings with townships.  Ladder 11 is set to be replaced in 2022, approximately $750,000.  Townships 
are onboard to assist with the purchase. 
 
Lavonne Kroells gave an update of the Heritage Center.  This year they are going to focus on the railroad at 
Stiftungsfest.  There is a leak in their building that Tony has been notified of.  They plan to recognize the following 
businesses this year:  Methodist Church – 160 years, McBride Funeral Chapel – 80 years. 
 
Lavonne Kroells had requested additional monies for the Senior Advisory Commission so they can pay for 
transportation for people to Music in the Park and the Carver County Fair.  
 

4. Consent Agenda       
4.1 Approve minutes of January 26, 2018 meeting 
4.2 Approve payment of claims 
4.3 Community Education Donation Request 

Motion:  DS/CS to approve the consent agenda.  Vote 5 – 0.  Motion carried. 
 
5.  Public Hearings 
   5.1   700 Railroad Street CUP Revocation – Hearing Continuation 

Mayor Lagergren reopened the public hearing for the 700 Railroad Street CUP Revocation from the previous City 
Council meeting.  There was no public comment. 

Motion:  DS/CS to close the public hearing.  Vote 5 – 0.  Motion carried. 
  

5.2 Drainage & Utility Easements Vacation - Tacoma West Industrial Park and Tacoma West Industrial Park 2
nd

 
Addition 
There are easements on the lots that Vickerman is proposing to purchase.  A letter was received from Centerpoint 
Energy stating that they do not have any issues with this.  There was no public comment. 

Motion:  CH/DS to close the public hearing.  Vote 5 – 0.  Motion carried. 
 
6.  Old Business 

6.1 Resolution 2018-02, 700 Railroad Street CUP Revocation 
This CUP has been in place since 2006 and the owner, Greg Brakefield, has not been in compliance.  Some 
landscaping has been completed, but there are additional things that need to be completed.  Mr. Brakefield had 
told the Planning Commission that he will have this completed this year.  If the CUP is revoked, there will be no 
outdoor storage approved. 

Motion:  CH/CS To approve Resolution 2018-02, a resolution to revoke the CUP with item #1 having a June 1, 2018 unless 
the property comes into full compliance.  Vote 5 – 0.  Motion carried. 

CITY COUNCIL MINUTES 
February 12, 2018 – 6:00 p.m.  

City Council Meeting 
 



 
6.2    Resolution 2018-07, Vacating Certain Drainage & Utility Easements in the Tacoma West Industrial Park and  
           Tacoma West Industrial Park 2

nd
 Addition 

Motion:  MM/CH to adopt Resolution 2018-07, a resolution Vacating Certain Drainage & Utility Easements in the Tacoma 
West Industrial Park and Tacoma West Industrial Park 2nd Addition.  Vote 5 – 0.  Motion carried. 

 
6.3 U.S. Highway 212 Underpass Project Preliminary Design Update 

Kevin Jullie, SRF Consulting, has been working on creating the design for the underpass project.  They are on-track 
with the timeline.  Currently there have not been any big cost changes to the project.  The was a design change to 
the north side of the underpass.    
 
Jon Skolberg, MN Dot, offered suggestions for the intersection at Tacoma and Highway 212.  They have about $1 
million to make changes to this intersection.  Most of the suggestions included a “J Turn”.  The council believes that 
a J Turn would cause additional confusion and would not be beneficial. A round-about would be well over the $1 
million. 

 
7.  New Business 

7.1    Vickerman Company Warehouse Project – Land Sale and Terms of Assistance 
Vickerman Company is looking at purchasing 3 lots from the City.  This would be a warehouse and would add 
about 10 jobs.  Vickerman Company is requesting financial assistance from the City which may include reduced 
SAC/WAC fees.  Councilmember Stolz mentioned that the City hasn’t done this in the past and what would 
current companies and future companies request, plus the City is selling the lot at $1 a square foot.  Shelly 
Eldridge, Ehlers Company, reviewed the TIF District and how that would affect the City, schools and county. 

Motion:  DS/CS to prepare a purchase agreement between the City of Norwood Young America and Par Real Estate LLC 
based on the concept of the land sale.  Vote 5 – 0.  Motion carried.  

   
7.2    Resolution 2018-08, Resolution Regarding the Support of Vickerman Company’s DEED Job Creation Program 

Application 
Jo Faust, Municipal Development Group LLC, discussed what state programs are available for Vickerman 
Company to apply for.  One of the applications requires a resolution from the City. 

Motion:  MM/CH to adopt Resolution 2018-08, a Resolution Regarding the Support of Vickerman Company’s DEED Job 
Creation Program Application.  Vote 5 – 0.  Motion carried. 

 
7.3    Snow Plow Purchase Proposal for Bobcat 3400 Utility Vehicle 

Current Bobcat utility vehicle is not a commercial grade and has been repaired numerous times.  This would come 
out of the street budget. 

Motion:  CH/DS to purchase a SnowDogg UTV v-plow from Pro Auto Transmission Repair in the amount of $2829.  Vote 5 – 
0.  Motion carried. 
Motion: DS/MM to declare the current snow plow as surplus property to be sold or disposed of.  Vote 5 – 0.  Motion carried. 
 

7.4    Peace Villa Bus Loan Agreement – Liability Insurance Coverage 
Jeff Hebeisen, Citizen’s Insurance, spoke about Peace Villa’s insurance carrier not approving a Liability Insurance 
Coverage since the City owns the bus.  This liability insurance coverage recommendation came from the League of 
MN Cities.  This would not be insuring the bus, but Peace Villa’s drivers.  It is the recommendation of the Council 
that Peace Villa use the City bus drivers. 

 
7.5    Public Service Technician Hiring Proposal – this item was tabled. 
 

8.  Council Member & Mayor Reports 
CS –  nothing new 
DS –  According to SW Transportation Coalition, last gas tax increase was in 1992.   
 Councilmember Stolz also brought up social media comments that were recently made.  Some of the comments 

were very negative and could cause damage to people if false information is posted.  He recommends that residents 
contact the City Council representatives if there are questions or suggestions so misinformation is not put out to 
the public.  Do not jump to conclusions before getting all of the facts. 

MM – none 
CH –  Planning Commission reviewed three variances.  Recommendations will be brought to the next council meeting. 
CL –  Comp Plan group looking at potential growth for businesses and housing. 
 Mayor Lagergren encouraged residents to contact Councilmembers if there are questions. 

 
UPCOMING MEETINGS / EVENTS 
February 19 City Offices Closed in Observance of Presidents’ Day 
February 20 Parks and Rec. Commission – 5:30 p.m. 



February 21 Economic Development Commission – 6:30 p.m. 
February 22 Senior Advisory Committee – 9:00 a.m. 
February 26 Work Session, EDA, City Council – 6:00 p.m. 
March 6  Planning Commission – 6:00 p.m. 
March 12  City Council – 6:00 p.m.  
March 14  Joint Meeting – City Council, EDC, Planning Commission, and Chamber of Commerce Board – 6:30 p.m. 
 
9.  Adjournment 
Motion:  MM/CH to adjourn at 8:52pm.  Vote 5 – 0.  Motion carried. 
 
 
Respectfully Submitted: 
 
 
___________________________________________    ___________________________________________ 
Kelly Hayes, City Clerk / Treasurer    Carol Lagergren, Mayor 
 
 
 
 



















 

 
 
 
 
 
 
 
 
 
 
 
 
TO:    Mayor and City Council Members 
 
FROM:   Debbie Lenz, Deputy Clerk 
 
DATE:    February 26, 2018 
 
SUBJECT:   2018-19 township fire contracts 
 

 

The townships contract with the City of Norwood Young America for fire protection. Area 

townships include Benton, Camden, Hancock, Waconia, and Young America.   

 

The Years 2018-19 township fire contract rate of $150.00 per unit was adopted on January 8, 

2018 per Resolution 2018-01.    

 

Recommendation:   Motion to authorize the Mayor and City Clerk to enter into contracts with the 

townships for 2018-19 fire service protection. 

 

 

. 

 
 
 
 
 
 

 



 

 
 
 
 
 

 
 
 
 

TO: Mayor Lagergren and City Council Members 

FROM: Kelly Hayes, City Clerk / Treasurer 

DATE: February 26, 2018 

RE:   Parks & Rec Commission Resignation  
 
 

On February 10, 2018, Lori Trocke submitted her resignation from the Parks & Rec Commission.  Lori has been 
on the Commission since 2014 and most recently has been the Chairperson.   
 
We thank Lori for her years of service to the City of Norwood Young America and we wish her all the best in 
her future endeavors. 
 
 
Suggested Motion:   
Approving the resignation of Lori Trocke from the Parks & Recreation Commission. 
 
AND 
 
Posting an opening on the Parks & Recreation Commission. 
 



 

 
 
 
 
 

 
 
 
 

TO: Mayor Lagergren and City Council Members 

FROM: Kelly Hayes, City Clerk / Treasurer 

DATE: February 26, 2018 

RE:   EDC Resignation  
 
 

Kyle Strickfadden has requested to resign from the EDC due to other commitments that he has.  Kyle 
has been on the commission since 2012.  We thank Kyle for his years of service to the City of Norwood 
Young America and we wish him all the best in his future endeavors. 
 
 
Suggested Motion:   
Approving the resignation of Kyle Strickfadden from the EDC. 
 
AND 
 
Posting an opening on the EDC. 
 







































































































RESOLUTION 2018-10 

 

A RESOLUTION APPROVING A VARIANCE TO 

MAXIMUM BUILDING HEIGHT IN THE LIGHT 

INDUSTRIAL DISTRICT FOR VICKERMAN COMPANY  
 

 

BE IT RESOLVED by the City Council of Norwood Young America, Carver County, Minnesota as 
follows: 

 
WHEREAS, PAR Real Estate LLC (Vickerman Company) has applied for a variance to allow a 
maximum building height of forty-two (42) feet in the I-1 Industrial District, the Code standard is forty 
(40) feet; and 
 
WHEREAS, if approved the variance would allow the placement of a 118,698 square foot warehouse 
facility on Lot 1, Block 1 Tacoma West Industrial Park 3rd Addition (the “Property”); and 
 
WHEREAS, the Property is zoned I-1 Light Industrial; and 
 
WHEREAS, the Applicant makes the following representations which the City accepts as a good faith 
representation of the proposed operation: 
 

1. The proposed variance will apply to only a portion of the structure near the ridgeline. 
 

2. The proposed variance will allow storage space within the facility to increase approximately 
ten (10) percent while maintaining a three-foot clear zone for a fire suppression system. 
 

WHEREAS, the City of Norwood Young America Planning Commission on February 6, 2018 held a 
public hearing regarding the variance request after the hearing notice was posted, published, and 
distributed as required under law; and, 
 
WHEREAS, the Planning Commission, after review and discussion, recommended the City Council 
conditionally approve the variance based on the following facts:  
 

1. The proposed use is consistent with the planned land use contained in the Comprehensive Plan 
and development in the adjacent locale as allowed under I-1 District performance standards. 

2. The proposed variance is not for the use of property. 
3. The proposed structure is part of warehouse campus with each building physically connected 

through an at-grade link. Previously existing campus structures are sympathetic in height.to the 
42’ proposed. 

4. The additional two feet of building height allows for full use of standard sized warehouse 
racking units and can accommodate a clear zone needed for a required fire suppression system. 

5. The proposed variance is minimal in scope and scale impacting only a portion of the roof. 



6. The proposed variance provides for more efficient development and consumption of land as 
required under the 2030 Comprehensive Plan by prioritizing vertical expansion versus a larger 
building footprint.  

7. The proposed building height variance makes development more cost-effective by building up 
as opposed to building a larger footprint and by increasing the volume of warehouse storage 
available by as much as ten (10) percent.  

8. The lot is irregularly shaped and is bounded by two roadways. 
9. The proposed structure is consistent in size and scale to other industrial structures in the 

adjacent locale and will not negatively impact the essential character of the industrial district.  
 
WHEREAS, at a regular meeting held on February 26, 2018, the City Council considered the 
application materials on file with the City, the Planning Commission’s findings, and Planning 
Commission’s recommendation.  
 
NOW THEREFORE, BE IT RESOLVED, that the City Council of Norwood Young America, Carver 
County, Minnesota, hereby makes and adopts the following findings of fact: 
  

1. The proposed use is consistent with the planned land use contained in the Comprehensive Plan 
and development in the adjacent locale as allowed under I-1 District performance standards. 

2. The proposed variance is not for the use of property. 
3. The proposed structure is part of warehouse campus with each building physically connected 

through an at-grade link. Previously existing campus structures are sympathetic in height.to the 
42’ proposed. 

4. The additional two feet of building height allows for full use of standard sized warehouse 
racking units and can accommodate a clear zone needed for a required fire suppression system. 

5. The proposed variance is minimal in scope and scale impacting only a portion of the roof. 
6. The proposed variance provides for more efficient development and consumption of land as 

required under the 2030 Comprehensive Plan by prioritizing vertical expansion versus a larger 
building footprint.  

7. The proposed building height variance makes development more cost-effective by building up 
as opposed to building a larger footprint and by increasing the volume of warehouse storage 
available by as much as ten (10) percent.  

8. The lot is irregularly shaped and is bounded by two roadways. 
9. The proposed structure is consistent in size and scale to other industrial structures in the 

adjacent locale and will not negatively impact the essential character of the industrial district.  
 
BE IT FURTHER RESOLVED, that the City Council of Norwood Young America, Carver County, 
Minnesota, hereby approves a variance authorizing a two foot variance to the maximum building 
height in the I-1 District allowing a maximum height of forty-two (42) feet, subject to the following 
conditions: 
 

1. The “Use” of the property is an 118,698 square foot warehouse facility on a single parcel of 
record. 

2. Variance approval is contingent on approval of a site plan and approval of variances to interior 
side yard setback and required landscaping. 

3. The maximum building height is 42 feet. 
4. The variance shall expire one year after date of approval unless the Applicant has commenced 

construction of the principal structure.  



Adopted by the City Council this 26th day of February, 2018. 
     
 

 

              
        Carol Lagergren, Mayor  
Attest:  
 
 
       
Kelly Hayes, City Clerk/Treasurer 
 
 
  



RESOLUTION 2018-11 

 

A RESOLUTION APPROVING A VARIANCE TO THE 

REQUIRED INTERIOR SIDE YARD SETBACK 

REQUIREMENT IN THE LIGHT INDUSTRIAL DISTRICT 

FOR VICKERMAN COMPANY  
 

 

BE IT RESOLVED by the City Council of Norwood Young America, Carver County, Minnesota as 
follows: 

 
WHEREAS, PAR Real Estate LLC (Vickerman Company) has applied for a variance to allow a zero 
interior side yard setback to accommodate a link between an existing structure and a proposed 
structure; and 
 
WHEREAS, if approved the variance would allow the placement of a 118,698 square foot warehouse 
facility on Lot 1, Block 1 Tacoma West Industrial Park 3rd Addition (the “Property”) which would be 
connected by a link to an adjacent existing structure; and 
 
WHEREAS, the requested variance is applicable to approximately 32 feet of the interior side property 
line; and  
 
WHEREAS, the Property is zoned I-1 Light Industrial; and 
 
WHEREAS, the Applicant makes the following representations which the City accepts as a good faith 
representation of the proposed operation: 
 

1. The proposed variance will apply to only a portion of the side property line, approximately 32 
feet in length. 

 
2. The proposed variance will allow movement between an existing and proposed structure 

without the need to exit either structure. 
 

3. The variance will cease in the event the structural link is removed. 
 

4. The structural link is designed to be removed should the connected structures ultimately be sold 
as individual units. 
 

WHEREAS, the City of Norwood Young America Planning Commission on February 6, 2018 held a 
public hearing regarding the variance request after the hearing notice was posted, published, and 
distributed as required under law; and 
 
WHEREAS, the Planning Commission, after review and discussion, recommended the City Council 
conditionally approve the variance based on the following facts:  



1. The proposed use is consistent with the planned land use contained in the Comprehensive Plan 
and development in the adjacent locale as allowed under I-1 District performance standards. 

2. The proposed variance is not for the use of property. 
3. The proposed structure is part of warehouse campus with each building physically connected 

through an at-grade links.  
4. The setback variance is applicable only to a 32-foot segment of the structure, the vast majority 

of the building will exceed the required setback.  
5. The proposed variance is minimal in scope and scale. 
6. The proposed variance provides for more efficient development and consumption of land as 

required under the 2030 Comprehensive Plan. 
7. The proposed building link makes development more cost-effective by eliminating external 

trips between separate buildings.  
8. The lot is irregularly shaped and is bounded by two roadways. 
9. The proposed structure is consistent in size and scale to other industrial structures in the 

adjacent locale and will not negatively impact the essential character of the industrial district.  
 
WHEREAS, at a regular meeting held on February 26, 2018, the City Council considered the 
application materials on file with the City, the Planning Commission’s findings, and Planning 
Commission’s recommendation.  
 
NOW THEREFORE, BE IT RESOLVED, that the City Council of Norwood Young America, Carver 
County, Minnesota, hereby makes and adopts the following findings of fact: 
  

1. The proposed use is consistent with the planned land use contained in the Comprehensive Plan 
and development in the adjacent locale as allowed under I-1 District performance standards. 

2. The proposed variance is not for the use of property. 
3. The proposed structure is part of warehouse campus with each building physically connected 

through an at-grade links.  
4. The setback variance is applicable only to a 32-foot segment of the structure, the vast majority 

of the building will exceed the required setback.  
5. The proposed variance is minimal in scope and scale. 
6. The proposed variance provides for more efficient development and consumption of land as 

required under the 2030 Comprehensive Plan. 
7. The proposed building link makes development more cost-effective by eliminating external 

trips between separate buildings.  
8. The lot is irregularly shaped and is bounded by two roadways. 
9. The proposed structure is consistent in size and scale to other industrial structures in the 

adjacent locale and will not negatively impact the essential character of the industrial district.  
 
BE IT FURTHER RESOLVED, that the City Council of Norwood Young America, Carver County, 
Minnesota, hereby approves a variance authorizing a zero interior side yard setback in the I-1 District 
allowing a maximum height of forty-two (42) feet, subject to the following conditions: 
 

1. The “Use” of the property is an 118,698 square foot warehouse facility on a single parcel of 
record. 

2. Variance approval is contingent on approval of a site plan and approval of variances to building 
height and required landscaping. 

3. The zero side yard setback variance is applicable to an approximately 32-foot building link.  



4. The variance shall expire one year after date of approval unless the Applicant has commenced 
construction of the principal structure.  

 
 
Adopted by the City Council this 26th day of February, 2018. 
     
 

 

              
        Carol Lagergren, Mayor  
Attest:  
 
 
       
Kelly Hayes, City Clerk/Treasurer 
  



RESOLUTION 2018-12 

 

A RESOLUTION APPROVING A VARIANCE TO 

REQUIRED OVERSTORY TREE PLANTINGS FOR 

VICKERMAN COMPANY  
 

 

BE IT RESOLVED by the City Council of Norwood Young America, Carver County, Minnesota as 
follows: 

 
WHEREAS, PAR Real Estate LLC (Vickerman Company) has applied for a variance to reduce the 
number of overstory trees to be planted at a site in the I-1 Industrial District, the Code standard 
requires 119 trees; thirty (30) overstory trees are proposed; and 
 
WHEREAS, if approved the variance would allow the placement of a 118,698 square foot warehouse 
facility on Lot 1, Block 1 Tacoma West Industrial Park 3rd Addition (the “Property”); and 
 
WHEREAS, the Property is zoned I-1 Light Industrial; and 
 
WHEREAS, the Applicant makes the following representations which the City accepts as a good faith 
representation of the proposed operation: 
 

1. A total of 30 overstory trees will be installed on site as illustrated in the landscape plan attached 
hereto as Attachment A. 

 
WHEREAS, the City of Norwood Young America Planning Commission on February 6, 2018 held a 
public hearing regarding the variance request after the hearing notice was posted, published, and 
distributed as required under law; and, 
 
WHEREAS, the Planning Commission, after review and discussion, recommended the City Council 
conditionally approve the variance based on the following facts: 
 

1. The proposed structure is part of warehouse campus with each building physically connected 
through an at-grade links.  

2. The Light Industrial District allows for maximum impervious surface coverage of 80% of the 
lot. Under maximum intensity twenty (20) percent of the lot is available for plantings. Research 
indicates mature overstory trees such as maple and oak can have canopies of up to 1,800 square 
feet in area. As such minimum planting distances of 25-40 feet are encouraged. The pervious 
acreage available is unable to accommodate 119 trees.  

3. The 2030 Comprehensive Plan includes policies supporting efficient development and 
consumption of land and is based on a build out at up to 80 percent impervious surface.  

4. The lot is irregularly shaped and is bounded by two roadways which require increased front and 
corner yard setbacks. 

5. The proposed development is consistent in size and scale to other industrial structures in the 
adjacent locale and will not negatively impact the essential character of the industrial district.  



WHEREAS, at a regular meeting held on February 26, 2018, the City Council considered the 
application materials on file with the City, the Planning Commission’s findings, and Planning 
Commission’s recommendation.  
 
NOW THEREFORE, BE IT RESOLVED, that the City Council of Norwood Young America, Carver 
County, Minnesota, hereby makes and adopts the following findings of fact: 
  

1. The proposed structure is part of warehouse campus with each building physically connected 
through an at-grade links.  

2. The Light Industrial District allows for maximum impervious surface coverage of 80% of the 
lot. Under maximum intensity twenty (20) percent of the lot is available for plantings. Research 
indicates mature overstory trees such as maple and oak can have canopies of up to 1,800 square 
feet in area. As such minimum planting distances of 25-40 feet are encouraged. The pervious 
acreage available is unable to accommodate 119 trees.  

3. The 2030 Comprehensive Plan includes policies supporting efficient development and 
consumption of land and is based on a build out at up to 80 percent impervious surface.  

4. The lot is irregularly shaped and is bounded by two roadways which require increased front and 
corner yard setbacks. 

5. The proposed development is consistent in size and scale to other industrial structures in the 
adjacent locale and will not negatively impact the essential character of the industrial district.  

 
BE IT FURTHER RESOLVED, that the City Council of Norwood Young America, Carver County, 
Minnesota, hereby approves a variance authorizing the installation of thirty (30) overstory trees rather 
than 119 overstory trees, subject to the following conditions: 
 

1. The “Use” of the property is an 118,698 square foot warehouse facility on a single parcel of 
record. 

2. Variance approval is contingent on approval of a site plan and approval of variances to interior 
side yard setback and building height. 

3. The variance shall expire one year after date of approval unless the Applicant has commenced 
construction of the principal structure.  

 
 
Adopted by the City Council this 26th day of February, 2018. 
     
 

 

             
       Carol Lagergren, Mayor  
Attest:  
 
 
       
Kelly Hayes, City Clerk/Treasurer 
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RESOLUTION 2018-13 

 

A RESOLUTION APPROVING A SITE PLAN FOR A 118,698 

SQUARE FOOT WAREHOUSE FOR 

VICKERMAN COMPANY  
 

 

BE IT RESOLVED by the City Council of Norwood Young America, Carver County, Minnesota as 
follows: 

 
WHEREAS, PAR Real Estate LLC (Vickerman Company) has applied for approval of a site plan to 
allow the placement of a 118,698 square foot warehouse facility on Lot 1, Block 1 Tacoma West 
Industrial Park 3rd Addition (the “Property”); and 
 
WHEREAS, the Property is zoned I-1 Light Industrial; and 
 
WHEREAS, the City of Norwood Young America Planning Commission on February 6, 2018 
reviewed, discussed, and considered civil plans and other associated materials submitted with the 
request for site plan approval; and 
 
WHEREAS, the Planning Commission, after review and discussion, recommended the City Council 
conditionally approve the site plan based on the following facts; and 
 

1. The proposed use is consistent with planned future land use prescribed in the 2008 
Comprehensive Plan. 
 

2. The subject property is zoned I-1 Light Industrial. The proposed warehouse use is a permitted 
use in the I-1 Light Industrial District. 
 

3. With the exception of interior yard setback and building height standards the proposed 118,698 
square foot structure appears to meet lot performance standards as proposed. The maximum 
impervious surface coverage is limited by previous design/grading to 72%, under the 80% 
maximum under Code. 

 
4. Access to the proposed structure is from Tacoma Boulevard which is classified as a ‘local’ 

street and which has been designed to accommodate truck traffic. The Applicant represents that 
the estimated volume of semi-truck traffic is ten trucks per day. The volume of truck traffic as 
represented by the Applicant appears to be of minimal impact on the transportation system. In 
the event larger volumes of truck traffic are generated at a point in the future, additional study 
may be required of the Applicant and/or Property Owner to determine impact on the 
transportation system.  

 
5. Under Code larger access throat widths may be approved by the City Engineer. The proposed 

access width exceeds 100 feet. The City Engineer in a review memo dated January 25, 2018 
approves of the proposed width.  



 
6. Evidence that all truck traffic maneuvers can be accommodated on site without interfering with 

employee parking and pedestrian movements has been submitted.  
 

7. The plans illustrate a total of 60 parking spaces. Parking areas are proposed to be surfaced with 
bituminous, surrounded by B-612 curb, and setback a minimum of ten feet from the property 
line. The volume of parking spaces is consistent with Code requirements.  

 
8. The applicant is proposing minimal facade improvements for the building with a little over 

two-feet of wainscot concrete masonry units along the base of the front building wall adjacent 
to Tacoma Boulevard. This is consistent with the baseline facade improvements on existing 
buildings. The remainder of the building will be pre-finished steel wall panels. Colors and 
materials are intended to compliment the current building and are evident on the north elevation 
rendering submitted with the plan set.   

 

WHEREAS, at a regular meeting held on February 26, 2018, the City Council considered the 
application materials on file with the City, the Planning Commission’s findings, and Planning 
Commission’s recommendation; and 
 
WHEREAS, the site plan is attached hereto as Attachment A. 
 
NOW THEREFORE, BE IT RESOLVED, that the City Council of Norwood Young America, Carver 
County, Minnesota, hereby approves a site plan for an 118,698 square foot warehouse facility on Lot 1, 
Block 1 Tacoma West Industrial Park 3rd Addition, subject to the following conditions: 
 

1. The “Use” of the property shall be defined as an 118,698 square foot warehousing facility.  
 

2. All application materials and plan sets, as may be required to be amended, are hereby 
incorporated by reference and accepted in good faith by the City as the Applicant’s 
intended development.  
 

3. Approval of variance requests relating to building height, interior side yard minimum 
setback, and required tree plantings.  

 
4. Submittal of a revised set of plans illustrating compliance with required conditions of 

approval.  
 

5. Compliance with all standards required and as set forth within the memo from Consulting 
Planner, Cynthia Smith Strack, dated February 6, 2018.  
 

6. Compliance with all recommendations as set forth within the memo from John Swanson, 
Bolton-Menk (City Engineer) dated January 25, 2018.  
 

7. Compliance with all recommendations as set forth within a memo from Fire Chief Steve 
Zumberge dated January 25, 2018.  
 

8. Submittal of a landscape plan to the City Council review illustrating the installation of 
thirty (30) overstory trees on site.  



 
9. Revised plans illustrating pedestrian movement through employee parking to ingress/egress 

points and proposed signage, striping, and/or installation of sidewalk.  
 

10. Illustration of stall and drive aisle dimensions on the revised plan set, confirming 
consistency with code requirements for drive aisle dimension and stall dimension.  
 

11. The height of wall-mounted luminaries shall not exceed 18 feet above ground level at the 
building line.  
 

12. The use shall continuously meet all performance standards set forth in Section 1245.01 of 
the City Code, as may be amended.  Garbage /refuse area shall be kept in an enclosed 
building or otherwise hidden from public view by a privacy fenced area.  
 

13. All signage shall require submittal of a sign permit application and approval by the Zoning 
Administrator and/or Building Official.  
 

14. Building permits shall be required prior to any building construction or improvements on 
the property.  
 

15. Approval is subject to all applicable codes, regulations and ordinances, and violation 
thereof shall be grounds for revocation.  
 

16. This approval shall expire one year after date of approval unless the Applicants have 
commenced construction of the Use on the Property.  
 

17. Approval of the site plan does not approve any future expansion or associated 
improvements on-site.  
 

18. Any modifications not defined as “minor” pursuant to Section 1210.08, Subd. 4, shall 
require separate site plan approval. 

 
 
Adopted by the City Council this 26th day of February, 2018. 
     
 

 

             
       Carol Lagergren, Mayor  
Attest:  
 
 
       
Kelly Hayes, City Clerk/Treasurer 
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CITY OF NORWOOD YOUNG AMERICA 

CARVER COUNTY 

STATE OF MINNESOTA 
      
 
Council member ______________________ introduced the following resolution and moved its adoption: 
 
 

RESOLUTION NO. 2018-14 
 

RESOLUTION ADOPTING A MODIFICATION TO THE REDEVELOPMENT 

PLAN FOR THE TACOMA WEST INDUSTRIAL PARK REDEVELOPMENT 

PROJECT; AND ESTABLISHING TAX INCREMENT FINANCING DISTRICT 

NO. 3-6 THEREIN AND ADOPTING A TAX INCREMENT FINANCING PLAN 

THEREFOR. 
 
 BE IT RESOLVED by the City Council (the "Council") of the City of Norwood Young America, 
Minnesota (the "City"), as follows: 
 
Section 1. Recitals. 
 
 1.01. The Board of Commissioners of the Norwood Young America Economic Development 
Authority (the "EDA") has heretofore established the Tacoma West Industrial Park Redevelopment 
Project (the “Redevelopment Project”) and adopted the redevelopment plan (the “Redevelopment Plan”) 
therefor.  It has been proposed that the EDA and the City that the City adopt a Modification to the 
Redevelopment Plan (the "Redevelopment Plan Modification") for the Redevelopment Project (the 
"Redevelopment Project") and establish Tax Increment Financing District No. 3-6 (the "TIF District") 
therein and adopt a Tax Increment Financing Plan (the "TIF Plan") therefor (the Redevelopment Plan 
Modification and the TIF Plan are referred to collectively herein as the "Plans"); all pursuant to and in 
conformity with applicable law, including Minnesota Statutes, Sections 469.001 to 469.047, Sections 
469.090 to 469.1082, and Sections 469.174 to 469.1794, all as amended (the "Act"), all as reflected in the 
Plans, and presented for the Council's consideration. 
 
 1.02. The EDA and City have investigated the facts relating to the Plans and have caused the 
Plans to be prepared. 
 
 1.03. The EDA and City have performed all actions required by law to be performed prior to 
the establishment of the TIF District and the adoption and approval of the proposed Plans, including, but 
not limited to, notification of Carver County and Independent School District No. 108 having taxing 
jurisdiction over the property to be included in the TIF District, a review of and written comment on the 
Plans by the Norwood Young America Planning Commission, approval of the Plans by the EDA on the 
date hereof, and the holding of a public hearing upon published notice as required by law. 
      
 1.04.  Certain written reports (the ''Reports") relating to the Plans and the activities 
contemplated have heretofore been prepared by staff and consultants and submitted to the Council and/or 
made a part of the City files and proceedings on the Plans.  The Reports include data, information and/or 
substantiation constituting or relating to the basis for the findings and determinations made in this 
resolution.  The Council hereby confirms, ratifies and adopts the Reports, which are hereby incorporated 
into and made as fully a part of this resolution to the same extent as if set forth in full herein. 
 



 1.05 The City and the EDA elect to calculate fiscal disparities for the TIF District in 
accordance with Section 469.177, Subd. 3, clause b of the Act, which means the fiscal disparities 
contribution will be taken from inside the TIF District. 
 
 1.06. The City is not modifying the boundaries of the Redevelopment Project, but is modifying 
the Redevelopment Plan to include the establishment of the TIF District. 
 
Section 2. Findings for the Adoption and Approval of the Redevelopment Plan Modification. 
 
 2.01. The Council approves the Redevelopment Plan Modification, and specifically finds that: 
(a) the land within the Redevelopment Project would not be available for development or redevelopment 
without the financial aid to be sought under the Redevelopment Plan; (b) the Redevelopment Plan 
Modification will afford maximum opportunity, consistent with the needs of the City as a whole, for the 
development of the Redevelopment Project by private enterprise; and (c) that the Redevelopment Plan 
Modification conforms to the general plan for the development of the City as a whole. 
 
Section 3. Findings for the Establishment of Tax Increment Financing District No. 3-6. 
 
 3.01. The Council hereby finds that the TIF District is in the public interest and is an 
"economic development district" under Section 469.174, Subd. 12 of the Act.   
 
 3.02. The Council further finds that: the proposed development would not occur solely through 
private investment within the reasonably foreseeable future and that the increased market value of the site 
that could reasonably be expected to occur without the use of tax increment financing would be less than 
the increase in the market value estimated to result from the proposed development after subtracting the 
present value of the projected tax increments for the maximum duration of the TIF District permitted by 
the TIF Plan; the Plans conform to the general plan for the development or redevelopment of the City as a 
whole; and the Plans will afford maximum opportunity consistent with the sound needs of the City as a 
whole, for the redevelopment or development of the TIF District by private enterprise. 
 
 3.04. The Council further finds, declares and determines that the City made the findings stated 
in this Section and in Section 2 and based on the reasons and supporting facts for each finding, attached 
hereto as Exhibit A. 
 
Section 4. Public Purpose. 
 
 4.01. The adoption of the Plans conforms in all respects to the requirements of the Act and will 
help discourage commerce, industry, or manufacturing from moving their operations to another state or 
municipality; will result in increased employment in the state; and will result in preservation and 
enhancement of the tax base of the State and thereby serves a public purpose. For the reasons described in 
Exhibit A, the City believes these benefits directly derive from the tax increment assistance provided 
under the TIF Plan.  A private developer will receive only the assistance needed to make this development 
financially feasible.  As such, any private benefits received by a developer are incidental and do not 
outweigh the primary public benefits. 
 
Section 5. Approval and Adoption of the Plans. 
 
 5.01. The Plans, as presented to the Council on this date, including without limitation the 
findings and statements of objectives contained therein, are hereby approved, ratified, established, and 
adopted and shall be placed on file in the office of the EDA Executive Director. 
 



 5.02. The City's staff, advisors and legal counsel are authorized and directed to proceed with 
the implementation of the Plans and to negotiate, draft, prepare and present to this Council for its 
consideration all further plans, resolutions, documents and contracts necessary for this purpose. 
 
 5.03 The Auditor of Carver County is requested to certify the original net tax capacity of the 
TIF District, as described in the Plans, and to certify in each year thereafter the amount by which the 
original net tax capacity has increased or decreased; and the EDA is authorized and directed to transmit 
this request to the County Auditor in such form and content as the Auditor may specify. 
 
 5.04. The EDA is further authorized and directed to file a copy of the Plans with the 
Commissioner of Revenue and the Office of the State Auditor pursuant to 469.175, Subd. 4a of the Act.  
 
 
 The motion for the adoption of the foregoing resolution was duly seconded by Council member 
_________________, and upon a vote being taken thereon, the following voted in favor thereof: 
 
 
and the following voted against the same: 
 
 
 
             
       Carol Lagergren, Mayor  
Attest:  
 
 
       
Kelly Hayes, City Clerk/Treasurer 
 
 
 
 
 
(Seal) 
 
 



EXHIBIT A 

 

RESOLUTION NO. 2018-14 
 
The reasons and facts supporting the findings for the adoption of the Tax Increment Financing Plan for Tax 
Increment Financing District No. 3-6 as required pursuant to M.S., Section 469.175, Subd. 3 of the TIF Act are 
as follows: 
 
1. Finding that the TIF District is an economic development district as defined in Section 469.174, Subd. 

12 of the Act. 
 

Tax Increment Financing District No. 3-6 (the “TIF District”) is a contiguous geographic area within the 
City's Tacoma West Industrial Park Redevelopment Project, delineated in the TIF Plan, for the purpose 
of financing economic development in the City through the use of tax increment. The TIF District is in 
the public interest because it will facilitate construction of an expansion to an existing business in the 
City consisting of a 120,000-square foot warehouse and distribution facility in 2018 together with a 
proposed approximately 35,000-square foot expansion in 2020.  This expansion will allow an existing 
manufacturing business to maintain its operations in the City, which will increase employment and 
preserve and enhance the tax base of City and State. 

 
2. Finding that the proposed development, in the opinion of the City Council, would not reasonably be 

expected to occur solely through private investment within the reasonably foreseeable future and that 

the increased market value of the site that could reasonably be expected to occur without the use of tax 

increment financing would be less than the increase in the market value estimated to result from the 

proposed development after subtracting the present value of the projected tax increments for the 

maximum duration of Tax Increment Financing District No. 3-6 permitted by the TIF Plan. 
 

The proposed development, in the opinion of the City, would not reasonably be expected to occur solely 

through private investment within the reasonably foreseeable future: The development proposed in this 
Plan lies within the City’s industrial park and is an expansion of a project originally constructed with tax 
increment assistance, and meets the City's objectives for economic development.  All of the parcels 
within the industrial park have been made development-ready by the City at significant cost.  The 
developer has stated that if the City sold the parcels within the industrial park at a price that captured the 
City’s investment, the developer would not be able to obtain financing for its proposed expansion and 
would be unable to expand its business in this location.  Therefore, the EDA will convey certain 
property adjacent to its existing facilities to the developer at a substantial write-down in costs, and will 
use tax increment to reimburse itself for the written-down land costs including infrastructure 
improvements on the land. The EDA will use a portion of the tax increment to provide pay-as-you-go 
assistance to the developer for extraordinary costs of soils corrections incurred, including interest. (See 
Appendix F of the TIF Plan) 

 
The increased market value of the site that could reasonably be expected to occur without the use of tax 

increment financing would be less than the increase in market value estimated to result from the 

proposed development after subtracting the present value of the projected tax increments for the 

maximum duration of the TIF District permitted by the TIF Plan: This site is part of an industrial park 
with high start-up costs incurred by the City to acquire and grade land and install infrastructure.  As the 
City has attempted to sell the land at its true value without assistance (estimated at $2.75 per square 
foot), it has been unable to find willing buyers because of competition with other states and 
municipalities.  If the City and EDA did not assume the role of land developer, it is unlikely that the 
property would develop in the near term.  If the property did develop without assistance, the likely long-
term uses would be dominated by housing or other development with lower value and little to no 
meaningful employment.  For these reasons, the City reasonably determines that no other development 



of this type is anticipated on this site without substantially similar assistance being provided for its 
development.   

 
Therefore, the City concludes as follows: 

 
a. The City's estimate of the amount by which the market value of the entire TIF District will 

increase without the use of tax increment financing is $0. 
 

b. If the proposed development occurs, the total increase in market value will be $7,718,800. 
  

c. The present value of tax increments from the TIF District for the maximum duration of the 
district permitted by the TIF Plan is estimated to be $987,484. 

 
d. Even if some development other than the proposed development were to occur, the Council 

finds that no alternative would occur that would produce a market value increase greater than 
$6,731,316 without tax increment assistance. 

 
3. Finding that the TIF Plan for Tax Increment Financing District No. 3-6 conforms to the general plan 

for the development or redevelopment of the municipality as a whole. 
 

The Norwood Young America Planning Commission reviewed the TIF Plan and found that the TIF Plan 
conforms to the general development plan of the City.   

 
4. Finding that the Tax Increment Financing Plan for Tax Increment Financing District No. 3-6 will afford 

maximum opportunity, consistent with the sound needs of the City as a whole, for the development of 

Tacoma West Industrial Park Redevelopment Project by private enterprise. 
 

The project to be assisted by the TIF District will result in increased employment in the City and the 
State of Minnesota, increased tax base of the State, and add a high-quality development to the City. 

 
 
 



RESOLUTION NO. 15 

 

CITY OF NORWOOD YOUNG AMERICA  
 

AUTHORIZING CONVEYANCE OF CITY PROPERTY TO THE EDA, 

AUTHORIZING AN INTERNAL LOAN FOR ADVANCE OF  

PUBLIC REDEVELOPMENT COSTS AND APPROVING BUSINESS SUBSIDY  

IN CONNECTION WITH TAX INCREMENT FINANCING DISTRICT NO. 3-6 

  
 BE IT RESOLVED BY THE CITY COUNCIL OF THE CITY OF NORWOOD YOUNG AMERICA, 
MINNESOTA (the “City”) AS FOLLOWS: 
 
 Section 1.  Background. 
  
 1.01.  The Norwood Young America Economic Development Authority (“Authority”) has previously 
established and currently administers the Tacoma West Industrial Park Redevelopment Project (the "Project"), pursuant 
to Minnesota Statutes, Sections 469.090 to 469.1082, as amended. 
 
 1.02. Pursuant to Minnesota Statutes, Sections 469.174 to 469.1794, as amended (the “TIF Act”) the City 
and the Authority  have established Tax Increment Financing District No. 3-6 (the “TIF District”) within Project on the 
date hereof. 
 
 1.03. To facilitate redevelopment of certain property in the TIF District, the Authority proposes to enter into 
a Purchase and Redevelopment Contract (the “Contract”) between the Authority and the Par Real Estate, LLC under 
which among other things the Authority will convey certain property described as Block 1, Lot 1, Tacoma West 
Industrial Park 3rd Addition (the “Redevelopment Property”) to the Redeveloper. 
 
 1.04.  The City currently owns the Redevelopment Property.   
 
 1.05. The City is authorized to convey real property pursuant to Minnesota Statutes Section 465.035 to any 
governmental subdivision for a nominal consideration, or pursuant to Minnesota Statutes Section 471.64 to any other 
political subdivision of the State. 
 
 1.06. The Authority is a political subdivision of the State pursuant to Minnesota Statutes Section 469.091, 
Subdivision 2. 
 
 1.07. The City finds and determines that conveyance of the Redevelopment Property to the Authority is for a 
public purpose and is in the public interest because it will further the objectives of the Project. 
 
 1.08. The City finds and determines that conveyance by the Authority of the Redevelopment Property to the 
Redeveloper is for a public purpose and is in the public interest because it will further the objectives of the Project. 
 
 1.09. The Authority may incur certain costs related to the TIF District and Project, which costs may be 
financed on a temporary basis from Authority or City funds available for such purposes. 

 
 1.10.  Under Section 469.178, Subdivision 7 of the TIF Act, the Authority and City are authorized to 
advance or loan money from any fund from which such advances may be legally made in order to finance expenditures 
that are eligible to be paid with tax increments under the TIF Act. 
  
 1.11. The City has incurred substantial expenses relating to preparing the Redevelopment Property for 
redevelopment.  The City and the Authority will convey the Redevelopment Property at a price of $412,207.00, which 
is less than the fair market value of $1,021,234.50 and represents a land write down of $609,027.50 (the “Land Write 
Down”).  When conveying the Redevelopment Property under the Contract at Closing, the City and Authority will 
forgo receipt the full market price of the Redevelopment Property.  Such forbearance represents an advance of 
Authority and City funds in the amount of $609,027.50 representing the land write down (the “Interfund Loan”).  



 

 

On the date hereof, the Authority has approved a resolution (the “Interfund Loan Resolution”) authorizing the Interfund 
Loan and a resolution approving the Land Write Down to be repaid with tax increments from the TIF District. 
 
 1.12. Payment of the Land Write Down by the City or Authority will benefit a private developer, and 
therefore qualifies as a business subsidy (the “Subsidy”) under Minnesota Statutes, Sections 116J.993 to 116J.995, as 
amended (the “Business Subsidy Act”).  On the date hereof, the Authority has held a duly noticed public hearing 
pursuant to the Business Subsidy Act and has approved a Contract, which Contract includes a business subsidy 
agreement (the “Business Subsidy Agreement”) memorializing the Subsidy. 
 
 Section 2. Approval of Land Sale. 
  
 2.01. The Council approves the conveyance of the Redevelopment Property to the Authority by quit claim 
deed for reconveyance to the Redeveloper, and authorizes and directs city staff and officials to execute the deed and 
related documents necessary to facilitate the transaction referenced herein and contemplated herein, with all such 
actions to be in accordance with the terms and conditions set forth in this resolution. 
 

Section 3. Interfund Loan Authorized; Subsidy Approved. 
 

3.01. The City approves the Interfund Loan described in the Interfund Loan Resolution, and authorizes use 
of any unencumbered City or Authority funds available for such purposes under law as the source of the funds for the 
loan.   

 
3.02. The City Administrator is authorized and directed to determine the fund(s) or account(s) from which 

monies are drawn for the Interfund Loan, and to credit repayments under the Interfund Loan Resolution to the relevant 
fund(s) or account(s). 

 
3.03. The City approves the Subsidy granted by the Authority to the Redeveloper as provided within the 

Business Subsidy Agreement. 
 

Section 4. Further Acts.   
 

 4.01. City staff and officials are authorized and directed to take any and all additional steps and actions 
necessary or convenient in order to accomplish the intent of this resolution. 

 
 

Adopted by the City Council this 26th day of February, 2018. 
    
  
             
       Carol Lagergren, Mayor  
Attest:  
 
 
       
Kelly Hayes, City Clerk/Treasurer 



 

 
 
 
 
 

 
 

 

TO: Mayor Lagergren and City Council Members 

FROM: Kelly Hayes, City Clerk / Treasurer 

DATE: February 26, 2018 

RE:   Council Email  
 

 
The Council has had quite a few issues with the email system not working through our IT provider.  There 
have been numerous calls trying to figure out how to make it possible for the council to be able to open their 
emails from their own computer or phone.  Below are some options that the City has for a secure email: 
 

Free G-Mail 
 There is no cost 
 The address would be @gmail.com, verses @cityofnya.com 

 
G Suite Basic 

 $5 per month per user 
 Yearly expense would be $300 for five email addresses 
 The address could be @cityofnya.com 
 30GB storage 
 Video and voice conferencing 
 Ability to create spreadsheets and documents 
 Ability to share calendars 
 Administrator would be able to retrieve information if requested 
 

G Suite Best Value 
 $10 per month per user 
 Yearly expense would be $600 for five email addresses 
 All options that Basic has, except there is unlimited storage 

 
Yahoo Small Business 

 $1.59 per user per month 
 Yearly expense would be under $100 for five email addresses 
 Unlimited cloud storage 
 The address could be @cityofnya.org 

 
Microsoft Office 

 $5 a month per user 
 The address could be @cityofnya.com 
 Web versions of Microsoft Office:  Excel, Word, Powerpoint 
 1TB of storage (unlimited storage) 

 
 
Suggested Motion:   
Approve switching City Council email services to ______________________________________________. 
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