
 
 

Request for City Council Committee Action 
from the Department of  

Community Planning & Economic Development 
 
 
Date:  June 19, 2007 
To: Council Member Lisa Goodman, Community Development Committee 
 
Subject: Project Analysis Authorization (PAA) for the Jackson Street NE Artist Affordable 

Housing Project 
 
Recommendation:  Authorize staff to continue analysis of the Jackson Street NE Artist 
Affordable Housing Project proposal for Tax Increment Financing Assistance; establish a 
Preliminary Planning Fund budget in the amount of $9,170, for the Jackson Street NE Artist 
Affordable Housing Project; negotiate terms and conditions of a redevelopment contract 
with Northeast Community Development Corporation and Flannery Construction, Inc.; 
prepare a redevelopment plan and tax increment financing plan for the Jackson Street NE 
Artist Affordable Housing Project. 
 
Previous Directives:  N/A 
 
Prepared by: Theresa Cunningham, Senior Project Coordinator – 612.673.5237 
Approved by: Elizabeth J. Ryan, Director, CPED Housing Policy & Development 
Presenters in Committee: Theresa Cunningham, Senior Project Coordinator 
 

Financial Impact (Check those that apply) 

_X_ No financial impact (If checked, go directly to Background/Supporting 
Information). 

___ Action requires an appropriation increase to the ____ Capital Budget or ____ 
Operating Budget. 

___ Action provides increased revenue for appropriation increase. 

___ Action requires use of contingency or reserves. 

___ Business Plan: ____ Action is within the plan.    ____ Action requires a change 
to plan. 

___ Other financial impact (Explain): 

___ Request provided to department’s finance contact when provided to the 
Committee Coordinator. 

 

Community Impact (use any categories that apply) 

Neighborhood Notification:  On April 11, 2007, the Logan Park Neighborhood 
Association was advised of the Northeast Community Development Corporation’s 
application for public financial assistance for the proposed Jackson Street NE Artist 
Affordable Housing Development.  



City Goals:  Increase the city’s population and tax base by developing and supporting 
housing choices citywide through preservation of existing housing and new 
construction. 

Comprehensive Plan:  Section 4.9: Minneapolis will grow by increasing its supply of 
housing.  Section 4.10: Minneapolis will increase its housing that is affordable to low 
and moderate income households.  Section 4.11: Minneapolis will improve the 
availability of housing options for its residents. 

Zoning Code:  Approval of a Conditional Use Permit (CUP) and Variance will be 
required. 

Other:  N/A 
 
Supporting Information 
 
Site - A joint partnership of the Northeast Community Development Corporation and 
Flannery Construction, Inc. propose the development of the Jackson St. NE Artist Affordable 
Housing project to be constructed along Jackson Street NE, between 18-1/2 and 19th 
Avenue NE and includes the following parcels of land at 901, 905, 907, 907-1/2, 911, 911-
1/2, 913 18-1/2 Avenue NE, 1839, 1843 and 1847 Jackson Street NE, and 914 – 19th 
Avenue NE in the Logan Park neighborhood of Northeast Minneapolis.  The development site 
includes several deteriorated single family and duplex structures exhibiting varying stages 
of deferred maintenance with blighted structures and vacant, under-utilized land.  The 
proposed development will remove the significantly blighted structures that have long been 
a problem in the immediate area and revitalize the area with much needed decent 
affordable ownership housing. 
 
Development Entity - The development team includes the Northeast Community 
Development Corporation (NECDC) in joint partnership with Flannery Construction, Inc.  
NECDC is a 501(c)3 nonprofit community development corporation created in 2002 and 
serving all thirteen (13) Northeast neighborhoods.  Their mission is to promote economic 
development focusing in three main areas: mixed-use retail and affordable housing 
development, commercial corridor revitalization, and community building.  The NECDC 
currently has 1.5 full-time employees and a number of consultants they draw upon to 
accomplish their goals.  NECDC will be responsible for fundraising, community relations, 
design oversight, sales and marketing. 

Flannery Construction, Inc. is a for-profit Minnesota company located in St. Paul, 
established in 1982 and offers a full line of general contracting and construction services. 
The company has developed expertise in all sectors of the construction industry – 
residential, commercial, and governmental.   It has built, remodeled, and renovated homes 
and high rises, offices, clinics, and restaurants. Projects have ranged from one-of-a-kind 
dream houses and lake homes to helping non-profits strategize to make their budgets work, 
to fast-track multi-level office buildings remodeled while work continues in adjacent areas.  
Flannery Construction builds in and around the Twin Cities metropolitan area as well as in 
western Wisconsin. They employ their own carpenters and general laborers.  Flannery will 
be responsible for construction management services and expertise, financial capabilities 
necessary to secure construction funding, and expertise in green and sustainable building 
construction.  On this project, Flannery will act as co-developer/partner and the general 
contractor on a negotiated contract basis. 

Proposed Development – The Jackson Street NE Artist Affordable Housing Development will 
include the construction of 39 (1 and 2 bedroom) affordable ownership condominium 
housing units that are fully accessible.  The units will feature from 956 to 1,156 square feet 
of living space.  The entire building will be structured as a land trust with the cooperation of 
the City of Lakes Community Land Trust providing technical expertise and program 



oversight in achieving their mission, which is to provide and foster stewardship of 
permanently affordable home ownership opportunities for low and moderate-income 
families.   A small area (2,700 square feet) of the building will be set aside as an arts 
production common space for residents.  Architectural services will be provided by Pollock 
Buchanan Architects of Minneapolis, MN.  Attached is a Project Data Worksheet providing 
additional details regarding the proposed development. 

Public Assistance Requested – On May 11, 2006, NECDC submitted a Higher Density 
Corridor Housing Initiative – Site Nomination Form to CPED for a portion of the development 
site located at 907 and 907-1/2 18-1/2 Avenue NE.   CPED staff negotiated the purchase of 
the distressed duplex structure and entered into a purchase agreement with the owner and 
relocation benefits for both the owner and tenants totaling approximately $260,000.  
Closing is set to occur prior to August 31, 2007.  After closing, the property will be secured 
and maintained until a definite decision is made on the type of TIF district the project will 
qualify for; however, prior to development, the structure will be razed and the site sold to 
the developer for the fair market value estimated at $18,300. 

On April 5, 2007, the development team submitted an Application for Public Financial 
Assistance with the required application fee of $3,000 for tax increment assistance totaling 
approximately $340,000.  Further analysis following PAA approval will include a formal 
blight analysis process and evaluation of eligibility for either a Redevelopment or Housing 
TIF district.  Proceeds will be used to cover eligible tax increment expenses. 

Pursuant to the attached Project Data Worksheet, an additional application for CPED’s 
Affordable Ownership Housing Program funds is expected during this year’s RFP solicitation 
cycle.  That application is expected to include a request for both development and 
affordability gap assistance.  Proposals are due by July 12, 2007 with awards granted some 
time in early fall. 

Public assistance is also anticipated from the MHFA, Hennepin County, Metropolitan Council 
and Federal Home Loan Bank.  The estimated total development cost of the project is $9.2 
million (see Project Data Worksheet).  All development cost estimates, including the 
proposed developer fee, are preliminary and subject to further CPED review and analysis.  
The developer has proposed a fee including consultant service fees ($728,610) of 
approximately 9%, reflecting the development complexity, financial risks, and private 
financing requirements.  The proposed developer fee currently falls within the CPED Housing 
Developer Fee Policy Guidelines and will be subject to further review and analysis as the 
project’s financing is structured. 

Proposed Timeframe – The proposed project timeline is as follows: 

• PAA considered by the City Council June, 2007 
• Secure additional funds needed to construct the development January 2008 
• City Council considers redevelopment contract business terms and the creation of the 

TIF district February 2008 
• Close on financing and purchase CPED land March 2008 
• All units completed with occupancy November 2008  

 
Results of Preliminary Staff Analysis 
 
Based on the preliminary review to date, staff concludes that a) the Application for Public 
Financial Assistance is complete, b) the project appears feasible, and c) some level of public 
financial assistance may be justified. 
 
The proposed development is consistent with City goals and criteria established by the 
Central Avenue Corridor Housing Initiative.  The development meets a number of public 
purposes, including: providing needed high quality affordable housing; removing vacant and 
under-utilized blighted structures; accommodating growth and density along an identified 



transit corridor; and increasing the city’s tax base.  The proposed project’s financial 
feasibility and level of public participation appears reasonable. 
 
Project Analysis Fee 
 
If the Project Analysis Authorization is approved by the City Council, the developer will be 
assessed an additional nonrefundable project analysis fee of $9,170 (based on the 
estimated cost of staff time and other expenses up to the point in time when the request for 
public financial assistance is either approved or denied by the City Council) in addition to 
the $3,000 initial application fee already provided. 
 
Acceptance by the City of the application or project analysis fee does not signify a 
commitment on the part of the City to grant approval of any requested public assistance. 
 


