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66 West Apartments  

Consideration of Public Funding 

No action. Discussion only. 

 

Information / Background: 

Beacon Interfaith Housing has requested financial support from the City to provide gap financing for the 

proposed 66 West affordably-priced apartment project located at 3330 West 66th Street. A variety of 

funding sources are anticipated to support the construction and operation of this project. 

Staff has engaged Ehlers Associates and Dorsey & Whitney to review this request and discuss the feasibility 

of using tax increment financing to help support this project. Based upon preliminary review, it appears that 

the Southdale 2 TIF District will have funds available. In 2014, the MN State legislature approved special 

provisions that would enable the City to use funds from this existing TIF District to support new housing 

developments that provide at least 20% affordably-priced housing. 

The combination of these two conditions could allow the City to provide financial support to further the 

City’s goal of creating new housing units that are affordably-priced. The use of Southdale 2 TIF increment 

appears to be the most viable means to provide financial support to this project. 

Staff has met with the developer to discuss potential terms that would allow the project to advance. A copy 

of the draft Term Sheet is attached for review and discussion. 

Discussion points are attached for consideration. Representatives from Beacon Interfaith Housing and the 

City’s public finance and legal consultants will be on hand to review the proposed Term Sheet and answer 

questions regarding the request and need for public funds. 

 

 

Attachments: 

Discussion points 

January 28, 2015 funding request memo 

Approved 66 West site plans (5-pages) 

Draft TIF term sheet 

 



  

 

66 West Apartments 

 

Discussion Points 

 

 In addition to federal tax credits, the Minnesota Housing Finance Authority (MHFA) 

provides an essential source of funding. The developer anticipates application to the MHFA 

in June 2015. A resolution committing the City to funding will need to accompany this 

application. 

 

 The developer also anticipates applying to Metropolitan Council for Livable Communities 
grant funding in June 2015. A letter of support and receptivity from the City will need to 

accompany this grant request. 

 

 A new Housing TIF District will need to be established to support this project. 

 

 A redevelopment agreement will need to be negotiated with the developer to finalize details 
of the City’s level and type of financial support. 

 

 Assuming full financial support is secured in 2015, the construction project would begin in 

2016. Completion is targeted for 2017. It is not unusual for funding applications to be 

considered multiple times before they secure full funding. 

 

 The developer needs as much funding as possible at closing (prior to project completion). 
 

 The developer is willing to bear the costs associated with the creation of the TIF District 

and preparation of the Redevelopment Agreement, provided that the costs are 

reimbursable as a TIF-eligible cost. 

 

 The special TIF legislation expires June 30, 2017. Consideration should be given to use this 
special authority on other projects in the event that 66 West does not receive full funding 

in a timely fashion. 

 

 The City has visions to improve walkability in the Greater Southdale area. The 66 West 

project could be the impetus to bring pedestrian improvements to the corner of W. 66th 

and Barrie. 

 

 The project is located in the Richfield #280 school district. 
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Date: January 28, 2015 

To: Scott Neal, City Manager 

From: Bill Neuendorf 
Economic Development Manager 

Re: 66 West Apartments –  
Funding Request from Beacon Interfaith Housing 

 
Representatives from Beacon Interfaith Housing recently met with City staff to request support for the 66 
West Apartments. 

This project consists of 39 efficiency apartment units targeted as affordably-priced housing for teenagers and 
young adults who were formerly homeless. City Council approved the re-zoning of the property in October 
2014 and modified the Comprehensive Plan to allow this type of use in the developers preferred location in 
November 2014 after concurrence by the Metropolitan Council. The developer acquired the property in 
October 2014 and is currently seeking funding from several sources to construct the project in 2016. 

The developer requested consideration on two levels. Direction from City Council is necessary for staff to 
proceed. 

 

1) Provide Letters of Support for Grant Requests to Other Agencies 

The majority of the funds are anticipated to come from state and federal resources. A successful grant 
application usually requires written support from the local municipality. Municipalities commonly serve as the 
grantees on behalf of the developer for grant awards from Hennepin County and the Metropolitan Council. 

The City of Edina has frequently issued support letters and serves as a grantee when requested. 

 

2) Provide Direct Financial Assistance 

The developer requests direct financial assistance from the City to further demonstrate its support for the 
project and to make progress on the City’s goal of creating additional affordably-priced housing in Edina. The 
preliminary budget prepared by the developer anticipates funding from the City of Edina in the range of 
$100,000 to $500,000. The developer prefers that such support be confirmed prior to June 2015, to coincide 
with their application for the majority of the funding from the Minnesota Housing Finance Agency. 
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To date, financial support of this project has not been included in the City budget. City staff identified a few 
funding sources to potentially draw from, if so directed. 

Revenue 
Source 

Annual 
Amount Background 

CDBG, 
direct 

allocation 

Approximately 
$120,000 

These funds are typically split among various agencies that serve Edina 
residents. Approximately 85% supports West Hennepin Affordable Housing 
Land Trust (WHAHLT) and Hennepin County Housing Rehabilitation 
Program (HCHRP) while 15% supports local public service agencies. 

• WHAHLT underwrites the land value for affordably-priced single-
family homes; they have completed 9 homes in Edina since 2007 

• HCHRP provides forgivable loans to income-restricted households to 
make needed improvements to their homes; they fund 2-3 projects 
per year in Edina 

• Public service agencies include: Senior Community Services, 
Community Action Partnership, & Homeline (tenant advocacy) 

Southdale 2 
TIF Unknown 

The property is located within an established TIF District that was granted 
flexibility to fund affordably-priced developments initiated prior to June 2017. 
Over the 8-year life of the Southdale 2 TIF District, it is likely that some 
excess increment will be collected. The specific amount of revenue is 
uncertain at this time. A reasonably accurate estimate is anticipated in 
April/May 2015. 

Centennial 
Lakes TIF -- 

This TIF District closed in December 2014 and is no longer collecting new 
revenue. The Edina CIP contains a spending plan to use remaining funds to 
support public improvements that spur additional economic return to the 
community. No additional funds are available. 

Waiver of 
Permit Fees -- Historically, the building permit fees for private development projects have 

not been waived. 

Waiver of 
SAC/WAC 

Fees 
-- Historically, these Met. Council assessed fees are passed along to the private 

development rather than being absorbed by the City. 

General 
Fund -- Historically, the General Fund has not been used to support private 

development projects. 

 

It would be helpful for staff to learn whether the City Council is generally supportive of providing financial 
assistance to this development and, if so, what funding sources should be considered. 
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Term Sheet 

Between 

The City of Edina/Edina Housing and Redevelopment Authority (the “City”) 

And 

Beacon Interfaith Housing Collaborative (the “Developer”) 

Draft: [____], 2015 

1) Purpose and Scope 

a. This project consists of 39 efficiency apartment units targeted as affordably-priced 

housing for teenagers and young adults who were formerly homeless (the “Project”). 

City Council approved the re-zoning of the property in October 2014 and modified the 

Comprehensive Plan to allow this type of use in the developers preferred location in 

November 2014 after concurrence by the Metropolitan Council. The Developer acquired 

the property in October 2014 and is currently seeking funding from several sources to 

construct the project in 2016.  

b. A variety of grants or other public financial assistance will be required to build the 

Project. 

c. The Project will be designed to encourage increased walkability in the Southdale district. 

d. The Project will be developed with the requirements of the Minnesota Statutes Section 

169.174 to 469,174 (the “TIF Act”). 

e. The Project will be developed consistent with Resolution 2014-139 and Ordinance 2014-

17 allowing affordable housing with supportive service in the Regional Medical District.    

f. This Term Sheet is applicable only to the redevelopment of the property legally 

described in Exhibit 1 (the “Property”).   

 

2) Project Financial Assistance 

a. The Project is estimated to cost approximately $10,080,000.  The Project summary 

budget is shown on Exhibit 2 (the “Project Budget”) and the projected Project capital 

sources is shown on Exhibit 3 (the “Capital Sources”).  The Developer is requesting 

$500,000 in tax increment from the City as reflected in the Project Budget.  

 

3) Creation of TIF District 

a. The City will establish a new housing TIF district pursuant to the TIF Act and 2014 

Minnesota Session Laws, Chapter 308, _____, Section 8 (the “Edina Legislation”) that 

will include the Property (the “Housing TIF District”).  The tax increment within the 

Housing TIF District for the Project will be generated from the City of Edina, Southdale 2 

tax increment district (the “Southdale 2 district”) in reliance on the Edina Legislation. 

The City will commence the establishment of the new TIF District upon approval by the 
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Minnesota Housing Finance Agency (“MHFA”) of funding shown in the Capital Sources.  

The City will work diligently according to the state laws regarding tax increment 

financing and strives to establish the Housing TIF District within 6 months of 

commencement. 

b. The Edina Legislation provides that tax increment from the Southdale 2 District may be 

expended to support a housing project within a housing TIF district established in the 

Southeast Edina Redevelopment Project Area.  The Housing TIF District will be 

established within the Southeast Edina Redevelopment Project Area. 

c. If the Developer fails to secure MHFA financing by December 1, 2016, the City may 

rescind its gap financing commitment to this project.  

 

4) City Out-of Pocket Costs 

a. The Developer will reimburse the City for its direct cost of legal, financial and other 

required consultants. In accordance with City of Edina policy, Developer will contribute 

$2,000 to the City to cover the internal staff costs related to establishing a new TIF 

District. Developer’s costs for this reimbursement will be qualified costs for use of tax 

increment from the Housing TIF District.  

 

5) City Administrative Costs 

a. Ten percent (10%) of tax increment generated from the Housing TIF District is 

anticipated to be retained by the City for administrative costs related to the planning, 

management and oversight of the Housing TIF District. 

 

6) Project Timeline 

a. The Project timeline is as follows:  

 May 5:  City Council Resolution of Support for Project and LCDA grant application 

 June 2015: Funding applications completed for sources shown in the Capital 

Sources. 

 [November] 2015: City Council approval of Redevelopment Agreement and 

execution thereof.  

 [May] 2016: Commence construction  

 [__] 2017: Complete construction  

 

7) Tax Increment Assistance 

Upon establishment of the Housing TIF District and Project completion, the City will provide tax 

increment assistance in the amount of $500,000 (plus reimbursable tax increment expenses) as 

follows: 

 

 
 



City Draft 3/27/15 

 

66 West Apartments Term Sheet  [____], 2015  
D R A F T  Page 3 
 

Activity Amount 

Commencement of construction $250,000 

Completion of construction $250,000 

 One-half of eligible reimbursable expenses will be added to each payment. 

 

8) TIF Notes 

a. The tax increment assistance to be provided under Section 7 will be provided through 

one or more TIF Notes to be provided simultaneously with the closing on permanent 

Project financing. 

 

9) Compliance with TIF Act 

a. Costs eligible for TIF reimbursement must comply with the TIF Act. 

  

10) Evaluation Process for TIF Assistance 

a. As part of the TIF Assistance process, the Project as a whole must be evaluated and the 

“but for” must be demonstrated. The Developer will provide full and complete 

information so that the City can understand the need for the requested financial 

assistance.  

 

11) City Approval of Significant Changes:   

a. Changes to the Project scope and design that are inconsistent with approvals granted by 

City Council on November 18, 2014 will be subject to City review and approval.  

 

12) Default by Developer 

a. Standard default provisions will be applicable, including default provisions for failure to 

commence or complete the Project.  Default provisions will also address Developer 

failure to operate the facility in accordance with the approved Plans and to maintain the 

facility in accordance with applicable codes and regulations. 

 

13) No Waiver of City Fees  

a. Developer shall be responsible for payment of all applicable City permit or other fees. 

 

14) Grants 

a. The City will assist the Developer in applications for eligible grants as described in the 

Project Budget. 

b. The timing of the application of the grants will be mutually agreed upon. 

 

15) Preparation of Redevelopment Agreement:   
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a. The City and Developer will work diligently to prepare a Redevelopment Agreement for 

City Council consideration.  

b. The Redevelopment Agreement will be presented to the City Council pre-signed by the 

Developer.  

 

16) Certificate of Completion:  

a. City will issue a certificate of completion upon completion of the Project.  
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EXHIBIT 1 

PROPERTY LEGAL DESCRIPTION 

The South 300 feet of Lot 2, as measured along the West line of said lot from the Southwest 
corner thereof in Block 3, Southdale Acres, Hennepin County, Minnesota. Torrens Property Certificate of 
Title No: 361393. 
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EXHIBIT 2 

PROJECT BUDGET 
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EXHIBIT 3 

PROJECT CAPITAL SOURCES 
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