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Topics 
• Project Summary & Master Plan 
• Anticipated TIF & Planning Processes 
• Project Pro-Forma 
• Fundamental Deal Structure 
• Significant Deal Points 

• Terminology 
• Qualified costs 
• Minimum improvements 
• Key dates 
• Default provisions 
• “Look-back” provisions 

• Question & Answer 
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Project Summary & Master Plan 

• 1.4 million S.F. new office, new 400-450 room hotel 
and new service retail 

• New public improvements to serve the area 
• $500+ million in new private investment on 42 acres 
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Anticipated TIF & Planning Process 
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Project Pro forma 
part 1 

• Based on Developer 
projections 
• Reviewed by Ehlers 
• High costs of new 

infrastructure, soil 
stabilization and site 
preparation 
 

1) Demonstrates project 
viability 

2) Demonstrates funding 
gap and the need for 
TIF to proceed (“but-
for” test) 
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Project Pro forma 
part 2 
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Fundamental Deal Structure, part 1 

• Details and timing of each Phase is market driven 
• RDA contains flexible provisions to deal with market uncertainty 

• Developer assumes cost of public improvements at sole risk 
• Public streets and streetscape 
• Connections to regional trail 

• Future TIF revenue split between Developer and City: 
• City retains 10% for administrative costs 

• City to use up to $8.0 million additional on public improvements yet to 
be determined 

• Financial gap evaluated separately for each Phase 
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Fundamental Deal Structure, part 2 
• Each phase to have separate TIF note(s) 

• City will issue pay-as-you-go TIF Note(s) to reimburse 
Developer for qualified costs 
• Term of all payments no more than 26 years 
• TIF Note issued only after developer has incurred qualified costs and 

completed public improvements 
• If public parking is funded, TIF Note issued only after qualified costs 

and Certificate of Completion issued for related buildings. 
• TIF Notes bear 6% interest (to Developer)  
• TIF payments come from new taxes created within the TIF 

boundaries (not general tax levy) 
• TIF Notes can be held or transferred 

• Repayment of Notes only if TIF revenue is created 
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1 Project, 5 Phases, Many Elements 

Phase 

Project 

Element 

Significant Deal Points – terminology 
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Significant Deal Points – qualified costs 

• All state-qualified costs will be recognized to satisfy 5-year 
rule of MN TIF Law 

• Only locally-approved costs will be reimbursable 
• Demolition 
• Site preparation & soils correction 
• On-site Storm water 
• Public improvements (roads, sidewalks, utilities, etc.) 
• Parking structures that include public parking 
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Significant Deal Points – minimum improvements 

• Developer will begin clearance of the south parcel Tower & 
wings by December 2015 

• Developer will pay for reconstruction of W. 77th Street after 
100,000 sq. ft. of new construction completed 
 

• Developer will provide updates to City at least quarterly 
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Create 
District 
2013-14 

Year 
0 

Year 
5 

Year 
26 

Master Planning 

Certify eligible 
costs incurred 

2019 

Certify
District 
2014 

District 
expires 
2040 

Planning & Design of Phase 1-5 

Construction of Phases 1-5 

Market-Driven Schedule 

2016-2017 2019 2021 2023 

Significant Deal Points – key dates 
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Significant Deal Points – default provisions 

City can cancel agreement if: 
• Demolition of Phase 1 does not occur by December 2016 
• If no activity for two years between phases  

 
City still obligated to make debt payments on any TIF Note 
issued before default 
• Presuming TIF revenue is available to make payments 
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Significant Deal Points – “look back” provisions 

• City retains the ability to review project finances (IRR) 
after sale to verify the need for the full TIF Note 
• Evaluated phase-by-phase 
• If IRR of land sale or building sale exceeds fixed amount, “look-

back” will apply 
• Threshold for land sale IRR determined in RDA 
• Threshold for building sale IRR determined at time of Final 

Development Plan approval 
• Amount withheld limited to 25% of profits greater than IRR and not 

to exceed 25% of the TIF Note 
• True-up look-back amounts after multiple phases complete (if 

necessary) 
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Questions? 

Discussion 
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