
 
 

Request for City Council Committee Action  
From the Department of Community Planning & Economic Development 

 
 
Date:  June 22, 2004 
   
To:  Council Member Lisa Goodman, Community Development Committee 
  Council Member Barbara Johnson, Ways & Means/Budget Committee 
   
Prepared by:  Theresa Cunningham, Phone 612-673-5237   
Presenter in 
Committee: Theresa Cunningham, Project Coordinator 
 
Approved by: Lee Pao Xiong, Director, Housing  ______________ 
  
Subject: Clare Apartments/Old Third Avenue Townhomes Development Plan – 

Public Hearing of Redevelopment & Tax Increment Financing Plan 
 
RECOMMENDATIONS:  

1. approve the attached City Council Resolution adopting the Clare Apartments/Old 
Third Avenue Townhomes Tax Increment Finance Plan, Clare Apartments/Old 
Third Avenue Townhomes Redevelopment Plan, Modification No. 15 to the St. 
Anthony West/East Bank I-335 Urban Renewal and TIF Plans, and Modification 
No. 99 to the Common Plans;  

2. approve the proposed housing project term sheets attached; 
3. approve the attached City Council Resolution authorizing the issuance of a Pay-

As-You-Go Tax Increment Financing Revenue Note to Wells Fargo in a principal 
amount not to exceed $423,500; and  

4. authorize the appropriate City officials to execute a redevelopment contract with 
the Clare Housing, Inc. as the general partner of Clare Apartments Limited 
Partnership, and Central Community Housing Trust, Inc. based on the terms 
contained in this report, and all other necessary documents related to the above 
recommended actions. 

 
Previous Directives:  
On July 29, 2003, the MCDA Board of Commissioners approved the sale of the 
redevelopment project area to the developers and authorized staff to continue to analyze 
the future creation of a TIF District. 
On December 16, 2002, the MCDA Board of Commissioners approved Multifamily 
Rental and Cooperative funding of $435,000 to assist in this development. 
On November 25, 2002, the MCDA Board of Commissioners granted exclusive 
development rights to Clare Housing for a 6-month period. 
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The MCDA acquired the following parcels: 
Parcel Address Date Acquired 
200-10th Street NE 4/16/99 
1000-3rd Ave NE 11/14/91 
1004-3rd Ave NE 11/21/83 
1006-3rd Ave NE 4/1/70 
929 3rd Ave NE 10/21/83 
 
Financial Impact (Check those that apply) 

  X   No financial impact - or - Action is within current department budget. 
        (If checked, go directly to Background/Supporting Information) 

        Action requires an appropriation increase to the Capital Budget  
        Action requires an appropriation increase to the Operating Budget 
        Action provides increased revenue for appropriation increase 
        Action requires use of contingency or reserves 

       Other financial impact (Explain): Annual bond fees will be collected when the 
 bonds are issued.       
       Request provided to the Budget Office when provided to the Committee    

                  Coordinator 
 

Community Impact  
 Ward:   One 
 Neighborhood Notification: The St. Anthony East Neighborhood Association 

(SAENA) was notified of the Clare Apartments proposal April of 2001 and met on 
several occasions throughout 2002 to come to a final resolution on what should 
be proposed at the Clare site.  At the urging of the neighborhood organization the 
developer sought and identified partner Central Community Housing Trust to 
assist them in creating a mixed-use development on the project area. 

 City Goals: Foster the development and preservation of a mix of quality housing 
types that is available, affordable, meets current needs, and promotes future 
growth. 

 Comprehensive Plan:  Minneapolis will increase its housing that is affordable to 
low and moderate income households (Section 4.10), and improve the availability 
of housing options to all of its citizens (Section 4.11). 

 Zoning Code: R5.  The assembled subject parcels are zoned R5 (multi-family 
district) and will require no re-zoning reclassification, however, the developer has 
undertaken a planned unit development (PUD/Re-zoning).  The entire site at 929 
- 3rd Avenue NE is zoned R1A for (single-family district) based on the RlA zoning 
classification up to five units would be allowed: a lot area variance was needed to 
allow up to eight units.  The developer has undertaken the required applications 
and gained City Council approval of the PUD/Re-zoning applications. 

 Living Wage/Job Linkage:  NA 
 Other:   
 
Background/Supporting Information   
 
In April 2001, Clare Housing responded to a Request for Proposals (RFP), prepared by 
the neighborhood and City staff, to purchase and develop five vacant lots, currently 
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owned by the MCDA at 200 Tenth Street NE and 929, 1000, 1004, 1006 Third Avenue 
NE in the St. Anthony East neighborhood of Minneapolis.  Clare Housing was the only 
proposal received in response to the RFP.   
 
Attached is a site plan for the area.  Clare Housing proposes to create 32 units of 
affordable housing for persons living with HIV/AIDS, office space for Clare Housing 
administration and Board, a commercial space for socialization and employment 
opportunities, underground parking for residents, and shared parking and green space 
for the community on a portion of the 929 – 3rd Ave NE vacant lot.   
 
As proposed, the Clare Apartments will be rent subsidized with MPHA Project Based 
Section 8 certificates for 28 low-income units affordable at < 30% of MMI. 
 
Upon presenting the initial proposal to the neighborhood for review and comment, Clare 
Housing was encouraged to pursue a partnership with a more experienced mixed-use 
developer to expand on the commercial component of the project.  In response to that 
request, Clare entered into a partnership with Central Community Housing Trust (CCHT) 
to develop a much larger development with a more expanded commercial/retail 
component. 
 
After much work on the part of the new partnership, the CCHT/Clare Partnership has 
expanded the initial proposal and included the creation of the Clare Apartments/Old 
Third Avenue Townhomes Redevelopment TIF District Plan, which is a three-component 
development consisting of Clare Apartments, Old Third Avenue Townhome 
Condominiums development and the construction of shared greenspace and parking lot 
improvements.  Adjacent to the MCDA owned vacant land was a bar/restaurant property 
which was in sub-standard condition and vacant. Clare Housing purchased the adjacent 
property at 957 Central Avenue NE (King of Clubs Lounge).  The structure was razed to 
accommodate the development. 
 
Within the Clare Apartments component Clare Housing proposes to create a 32 unit 
apartment building that will include 31 units of affordable rental housing for people with 
HIV/AIDS, one resident support unit and office space for Clare Housing administration 
and Board.  Surface parking and green space to be shared by the surrounding 
community will also be provided on adjacent parcels.  Two streets (10th Street NE and 
3rd Avenue NE) bisecting the redevelopment site have been approved for vacation by 
the City Council contingent on the approval and creation of the Redevelopment Plan and 
TIF District. 
 
Clare Apartments is proposed as a 37,063 sq. ft. four-story mixed-use building with 
22,464 sq. ft. of residential space on three levels, and 6,020 sq. ft. of office space on the 
main level, which will be paid for and owned separately by Clare Housing.  Locating 
Clare Housing offices in the building will increase the level of supervision of the building 
and help establish linkages between Clare Housing and the residents in the building.  
Clare Apartments will be owned and managed by a newly created limited partnership. 
 
The lower level will feature a 1,983 sq.ft. space for social service providers and property 
management offices.  An additional 2,000 sq.ft. on the lower level will be used as 
common space by the residents.   
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Exterior finishes are proposed to be a mix of two color brick with glazed block inlays at 
the first level.  On the back side of the building along the second to fourth floor, the 
exterior facade will consist of a stucco type finish.   
 
As proposed, the Clare Apartments will be rent subsidized with MPHA Project Based 
Section 8 certificates for 28 low-income units affordable at < 30% of MMI.  Two units will 
be made available to persons earning 50% or less of MMI and 2 market rate units. 
 
To create the shared Greenspace & Parking Lot Improvements MPHA, Clare Housing 
and CCHT have entered into a Shared Parking Agreement that includes the creation of 
90-shared parking spaces within the reconfigured parking lot.  CCHT will act as lead 
developer for the completion of the greenspace and parking lot improvements.  Off-site 
parking improvements will also include five (5) handicap only parallel parking spaces in 
front of MPHA owned and operated Spring Manor complex at 828 Spring Street, just 
north of the redevelopment area, and eight (8) parallel parking spaces along 3rd Avenue 
NE.  Attached as Schedule A1 are front elevational drawings as well as a site plan for 
the proposed development.   
 
The Old Third Avenue Townhomes Condominiums will include the construction of an 
eight-unit owner-occupied development, which will include a portion of 929 Third Avenue 
NE.  Streets adjacent and bisecting the site will be vacated with existing utility 
easements remaining in place.   
 
The units will feature a 20 ft. x 34 ft. “footprint”, two-stories and a full basement ready for 
future finishing.  Four 28 ft. x 22 ft. garages are to be constructed, with a demising wall 
separating each, thus allowing each unit adequate space to park a vehicle plus 
additional storage.  The townhouses will feature a wood-frame construction with 1,330 
square feet of finished living area.  Exterior finishes are proposed to be a mix of brick 
and potentially stucco or cement-board.  Each townhome will have a front porch and a 
rear patio area.  Estimated sales prices will start at $220,000 with special affordability 
loans for buyers below 80% of median income. 
 
Financial Summary 
 
Total development cost for all three components is estimated at approximately 
$8,760,985.  This includes hard construction costs of approximately $5,725,370.  Clare 
Housing will act as the developer of the Clare Apartments component and will create a 
limited partnership to own and manage the Clare Apartment residence and common 
areas with Clare Housing owning and occupying its office space and conference areas 
representing approximately 17% of the facility. 
 
The site is currently owned by the MCDA and has been approved for sale by the MCDA 
Board of Commissioners on August 8, 2003.  The assembled subject parcels are zoned 
R5 (Multiple Family District) and will require no zoning re-classification; however, the 
developer has requested a rezoning conditional use replatting which was approved on 
May 21, 2004  by the City Council. 

 
Detailed sources and uses of funds: 
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Attached is a complete Sources and Uses of Funds for the entire development project.   
 
The financial leverage ratio for The Clare Apartments/Old Third Avenue Townhomes 
Development is as follows: 
 

• Private investment to total public funds:  1.6 : 1 
 
 In this analysis, “private investment” includes the amount of the project revenues and 
the amount of syndication proceeds from the housing tax credits. “City funds” include 
TIF, Affordable Housing Trust Funds (AHTF) formerly known as Multi-Family Rental & 
Cooperative Housing Program funds, Non-Profit Housing Development Program funds, 
HUD (Supportive Housing Program (SHP) and Housing Opportunities for People Living 
with AIDS (HOPWA) funds with State of Minnesota deferred loan and HOPWA funds. 
 
The unit composition and rent levels for the Clare Apartments building is shown below.  
 

Unit Type # of 
Units 

Sq. Ft. Gross 
Rents 

% of 
MMI 

 
      
Efficiencies 13 392 - 645 618 <30% PBA Section 8 
Efficiencies 2 392 - 645 618 <50%  
Efficiencies 1 392 - 645 618 Market  
      
      
One bedroom 15 574 - 791 795 <30% PBA Section 8 
One bedroom 
(resident support unit) 

1 791 0 N/A 
 

      
Total Units 32     

  
 
Within the Clare Apartments development, a total of 32 units will be developed with 30 
units at or below 50% of MMI, this component of the project complies with the City 
Affordable Housing Policy, which would require at least 7 affordable units (i.e. 20% of 
32).    
 
In addition to the Clare Apartments units, the Old Third Avenue Townhomes will create 8 
townhome units affordable to households at 100 – 115% of MMI.  The entire project will 
create a total of 40 units.  Based on the creation of a total of 40 units, the City Affordable 
Housing Policy would require that a total of 8 units be affordable at or below 50% of 
MMI.  The Clare Apartments/Old Third Avenue Townhomes Development meets the City 
Affordable Housing Policy requirement by providing a total of 30 units affordable to 
household earning 50% or less of MMI. 
 
Proposed Redevelopment Contract Terms 
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The proposed redevelopment contract business terms for The Clare Apartments/Old 
Third Avenue Townhomes Development Project are provided in the attached Housing 
Project Term Sheets for both Clare Apartments and the Old Third Avenue Townhome 
Developments. 
 
Tax Increment Finance Plan & Plan Modifications 
 
The proposed plans authorize the creation of a new tax increment finance district as a 
tool for carrying out the redevelopment activities described therein.  The Clare 
Apartments/Old Third Avenue Townhomes TIF Plan provides for the establishment of a 
new housing TIF district, authorizes public redevelopment activities, and establishes a 
budget for expenditures.  Tax increment will be used to pay for a portion of the public 
redevelopment costs associated with the project. 

 
The Clare Apartments/Old Third Avenue Townhomes Redevelopment Plan establishes a 
new redevelopment project area, establishes objectives for redevelopment, identifies 
land uses for the redevelopment of the project area, and authorizes the creation of a 
new tax increment finance district as a tool for carrying out the redevelopment activities 
described therein.   

 
Modification No. 15 to the St. Anthony West/East Bank I-335 Urban Renewal and TIF 
Plan removes parcels from the Project Area and TIF District in order that those parcels 
can be included in the new Clare Apartments/Old Third Avenue Townhomes TIF District 
and Project Area.  Because the St. Anthony West/East Bank I-335 Urban Renewal 
Project and TIF District are in the Common Project, Modification No. 99 to the Common 
Plans has also been prepared.  The new Clare Apartments/Old Third Avenue 
Townhomes TIF District and project area are not being incorporated into the Common 
Project and will not be subject to the existing Common Project obligations and 
commitments, and are being created as a free-standing tax increment district and project 
area.                  

 
The proposed TIF district includes six existing tax parcels1 and a portion of a parcel 
located at 828 Spring Street NE2, at the intersection of old 3rd Avenue and Central 
Avenue Northeast.   

 
The proposed Plans are being transmitted for review and comment to the Hennepin 
County Board of Commissioners, Special School District No. 1, the City Planning 
Commission, St. Anthony East Neighborhood Association, the St. Anthony West 
Neighborhood Organization and other interested parties. 
 
The City Planning report is attached that indicates that the proposed redevelopment plan 
modifications and the proposed TIF plan are consistent with City policies and plans.   
 
Development Finance Committee Report 
 
On June 17, 2004, the Development Finance Committee reviewed The Clare 

                                                           
1 A replat has been applied for and there is currently a division in process for the reconfiguration of the existing parcels.   
2 A ministerial lot division to enable Hennepin County to assign 2 property identification numbers to allow the appropriate 
portion to be included within the TIF district is underway. 
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Apartments/Old Third Avenue Townhomes Redevelopment and TIF Plan and the 
proposed financial terms and has forwarded its comments to the Community 
Development Committee. 
 
Projected Timetable 
 
The following is a tentative timetable for The Clare Apartments/Old Third Avenue 
Townhomes TIF Plan. 
 
• City Council considers:  
  Housing Project Term Sheet, and  
  approval of a TIF District and Redevelopment  
  Plan modifications June 22, 2004 
 
• Project closing/construction start – Clare Apartments August 30, 2004 
• Project closing/construction start – Old 3rd Townhomes October 29, 2004 
• Construction completion & occupancy – Clare Apartments December, 2005 
• Construction completion & occupancy – Old 3rd Townhomes April, 2006 
 
Attachments: 
 Term Sheets 
 Project Data Worksheets 
 Front elevational drawings 
 Site Plan 
 The Clare Apartments/Old Third Avenue Townhomes TIF Plan 
 The Clare Apartments/Old Third Avenue Townhomes Redevelopment Plan 
 Modification No. 99 to the Common Plans 
 Modification No. 15 to the St. Anthony West/East Bank I-335 Urban Renewal 

and TIF Plan 



 
 
 
 
 
 
Adopting the Clare Apartments/Old Third Avenue Townhomes Tax 
Increment Finance (TIF) Plan, the Clare Apartments/Old Third Avenue 
Townhomes Redevelopment Plan, Modification No 15 to the St. Anthony 
West/East Bank I-335 Urban Renewal Plan, and Modification No 99 to the 
Common Development and Redevelopment and Common TIF Plans (the 
“Common Plans”). 
 

RESOLVED BY THE CITY COUNCIL OF THE CITY OF MINNEAPOLIS: 
 
 

Section 1. Recitals 
 

1.1 Pursuant to Laws of Minnesota 2003, Chapter 127, Article 12, Sections 31-
34, and Minneapolis Code of Ordinances, Chapter 415, the City of 
Minneapolis (the “City”), acting by and through its department of Community 
Planning and Economic Development, has been granted the authority to 
propose and implement city development districts, housing and 
redevelopment projects and tax increment financing districts, all pursuant to 
Minnesota Statutes, Sections 469.001 through 469.134, and 469.174 
through 469.179, as amended, and other laws enumerated therein 
(collectively, the “Project Laws”). 

 
1.2 That By Resolution No 89R-530 duly adopted by the City Council (the 

“Council”) December 15, 1989 and approved December 21, 1989, the City 
has approved the creation of the Common Development and 
Redevelopment Project (“the Common Project Area”) and the adoption of 
the Common Development and Redevelopment Plan and the Common Tax 
Increment Financing Plans, (the “Common Plans”) relating thereto, all 
pursuant to the Project Laws.   

 
1.3 That by Resolution duly adopted by the Council on March 13, 1964, and by 

subsequent resolutions, the City adopted the St. Anthony West/East Bank I-
335 Urban Renewal Plan. 

 
1.4 It has been proposed and the City has prepared, and this Council has 

investigated the facts with respect to, a proposed new Clare Apartments/Old 
Third Avenue Townhomes Redevelopment Plan, a proposed new Clare 
Apartments/Old Third Avenue Townhomes TIF Plan, a proposed 
Modification No 15 to the St. Anthony West/East Bank I-335 Urban Renewal 
Plan, and a proposed Modification No 99 to the Common Plans 
(“collectively, the Plans”).  The Plans establish a new TIF district and 
redevelopment project, modify the existing St. Anthony West/East Bank I-
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335 Urban Renewal Plan and Common Plans to describe three parcels 
excluded from the existing TIF District No 18 and Common Project 
boundary in order to accommodate the activities and financing related to the 
proposed project, all pursuant to and in accordance with the Project Laws.  
The TIF Plan identifies a budget for expenditures, reflecting project activities 
and costs, and establishes a “Housing TIF District” as defined in Minnesota 
Statutes, Section 469.174, Subd. 11 and Subd. 29; all pursuant to and in 
accordance with the Project Laws. 

 
1.5 The City has performed all actions required by law to be performed prior to 

the adoption of the Plans, including, but not limited to, a review of the 
proposed Plans by the affected neighborhood groups and the City Planning 
Commission, transmittal of the proposed Plans to the Hennepin County 
Board of Commissioners, and the School Board of Special School District 
No 1 for their review and comment, and the holding of a public hearing after 
published and mailed notice as required by law. 

 
1.6 A request has been made to release three parcels to be excluded from 

TIF No 18  from the prior pledge of TI Revenue Bonds of 1990 (the 
Common Project) by the MBIA Insurance Corporation.  A request will be 
made to Hennepin County to decertify and remove the affected parcels 
from the existing TIF district, which is designated as Minneapolis TIF 
Project No 18 in the Hennepin County administrative system. The new 
Clare Apartments/Old Third Avenue Townhomes TIF District is not being 
incorporated into the Common Project and will not be subject to the 
existing Common Project obligations and commitments, and is created as 
a free-standing tax increment district 

 
1.7 The Council hereby determines that it is necessary and in the best interests 

of the City at this time to approve the Plans to reflect exclusion of three 
parcels from an existing TIF district and Common Project, and new project 
activities and costs in the proposed TIF District.  

 
 

Section 2. Findings for the Adoption of the Plans 
 

2.1 The Council hereby finds, determines and declares that on July 31, 1998, 
the Council adopted Resolution 98R-281 which established an Affordable 
Housing Policy for the City of Minneapolis documenting the growing 
shortage of decent, safe and affordable housing for low and moderate 
income families and individuals in the City.  The Clare Apartments/Old Third 
Avenue Townhome project will include 32 rental housing units, 8 for-sale 
townhome units, shared green space improvements, and reconfigured 
parking for the development residents and Minneapolis Public Housing 
Authority’s “Spring Manor Apartments” located adjacent to the site. It is 
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proposed that the Clare Apartments will be rent subsidized with Section 8 
certificates for 28 low-income units affordable at or below 30% of 
Metropolitan Median Income (MMI). There will be 2 units at or below 50% of 
MMI for a total of 30 affordable units.   As a result, 80% of the units will be 
affordable to low or moderate income households and the project meets all 
of the income requirements for a “Housing TIF District”. The townhome 
component of the development will include eight units of owner-occupied 
housing to be initially purchased and occupied by persons or households 
whose income is less than or equal to 100% of MMI for one to two person 
households and less than or equal to 115% of MMI for three or more person 
households.  It is therefore found that the  

 
establishment of the Clare Apartments/Old Third Avenue Townhomes TIF 
district is fully justified to facilitate public development activities and 
expenditures to alleviate the current shortage of decent, safe, and 
affordable housing for low and moderate income households in Minneapolis. 

 
2.2 The Council further finds, determines and declares that low income housing 

is defined as housing affordable to families with incomes below 80 percent 
of the MMI, and further, that moderate income housing is defined as 
housing affordable to families with incomes between 80 percent and 120 
percent of the MMI; and further, moderate income is defined for this purpose 
in terms of the income levels for which the market does not provide housing 
without public assistance.  In addition, 469.002, Subdivision 18, defines 
moderate income persons as “persons and their families whose income is 
not adequate to cause private enterprise to provide without governmental 
assistance a substantial supply of decent, safe, and sanitary housing at 
rents or prices within their financial means”.  

 
2.3 The Council further finds, determines and declares that the Clare 

Apartments/Old Third Avenue Townhomes TIF District is a housing district 
pursuant to Minnesota Statutes, Section 469.174, Subdivision 11.   The 
proposed district is located within the proposed new Clare Apartments/Old 
Third Avenue Townhomes Redevelopment Project, in accordance with the 
provisions of Minnesota Statutes Sections 469.001 through 469.047. 

 
2.4 The Council further finds, determines and declares that the fair market value 

of the low and moderate income housing project constitutes 91.10 percent 
of the total valuation of the improvements constructed in the Clare 
Apartments/Old Third Avenue Townhomes Housing TIF District, pursuant to 
Minnesota Statutes, Section 469.174, Subdivision 11.  Approximately 8.9% 
of the assessed value of the complete development is attributable to the 
office value portion of the Housing TIF District. 

 



Request for City Council Committee Action 
Page   11 
 
 
2.5 The Council further finds, determines and declares that the property to be 

included in the Redevelopment Project consists of six existing tax parcels, 
and a portion of a parcel, including vacated streets and alleys.  Construction 
Management Specialist staff of the City Department of Community Planning 
and Economic Development conducted inspections of the proposed 
redevelopment project.  The site analysis found several unimproved vacant 
lots, three irregularly shaped parcels and vacated streets, and is 
characterized by faulty arrangement or design, deleterious land use and 
obsolete layout.  Therefore, the proposed redevelopment project is found to 
be a blighted area, according to Minnesota Statutes, Section 469.002, 
Subdivision 11. 

 
2.6 The Council hereby finds, determines and declares that the Plans will afford 

maximum opportunity, consistent with the sound needs of the City as a 
whole, for the redevelopment of the Project by private enterprise, as the 
proposed redevelopment removes blight and blighting influences, provides 
affordable rental housing opportunities for low and moderate income 
households, and provides homeownership opportunities for moderate 
income households.  Adoption of the Plans is essential in order to finance a 
portion of the public redevelopment activities necessary to subsidize the 
extraordinary cost of providing affordable housing at this site.  The project 
will relieve the current shortage of decent, safe, and sanitary housing for 
persons of moderate or low income and their families in Minneapolis; 
enhance the city’s tax base; serve as an impetus for the provision of needed 
community redevelopment; places new housing on a transportation corridor; 
and strengthens the City’s commitment to policies of housing growth by 
increasing the supply of affordable housing to those households with few or 
constrained housing choices. 

 
2.7 The Council further finds, determines and declares that the land in the 

Project Area would not be made available for redevelopment without the 
financial aid to be sought. 

 
2.8 The Council further finds, determines and declares that the Plans conform 

to the general plan for the development or redevelopment of the City as a 
whole.  Written comments of the Planning Commission with respect to the 
Plans were issued, are incorporated herein by reference, and are on file in 
the office of the City Clerk. 

 
2.9 The Council further finds, determines and declares that the use of tax 

increment financing is deemed necessary as the proposed 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 
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subtracting the present value of the projected tax increments for the 
maximum duration of the district permitted by the TIF Plan.  Because it is 
the opinion of the City of Minneapolis that the proposed Clare Apartments 
and Old Third Avenue Townhomes Project (the “Project”) to be financed, in 
part, by this TIF District would not occur solely through private investment at 
this time, the City projects that the estimated market value of the site without 
the use of tax increment would remain at its present level.  The calculations 
necessary to pass this test are contained in the TIF Plan on page 19.  As 
shown there, the public redevelopment activity, expenditures, and market 
values associated with the redevelopment that is proposed in the Plans 
results in a series of calculations and figures that clearly pass the market 
value test.  It is therefore the opinion of the City of Minneapolis that the 
development in this TIF District could not occur solely through private 
investment within the foreseeable future. 

 
 Further, rents to be charged for the 31 rental units and the sales prices of 

the for-sale units are not sufficient to amortize the entire cost of the 
respective components of this Project.  The proposed Project meets the 
need for affordable housing, and eliminates the blighting influences of 
vacant and irregularly-shaped parcels. The Project addresses the strong 
unmet need for workforce housing. It is found that gap financing will need to 
be provided from a variety of private and public sources in order to provide 
affordable housing, based on the current context for development in the 
Twin Cities in terms of development costs, typical development patterns, 
consumer expectations, and existing housing and zoning regulations. The 
value of the tax increment financing will enable the Project to offer a broad 
range of housing opportunities, including affordable rental and home 
ownership units for singles and families.  This financing source is critical to 
ensuring the Project is a financially viable long-term asset for the 
community.  Without the tax increment financing, the Project would not be 
financially feasible, and it is not possible to replace the revenue from the tax 
increment with any other available and attainable resource.  Other financial 
assistance is necessary for the Clare Apartments component of the Project 
in order to allow rents to be affordable to low and moderate income 
individuals.  Without this assistance, the rents would be unaffordable for this 
segment of the market.   

 
2.10 The Council further finds, determines and declares that the entire fiscal 

disparity contribution required of the City for development occurring within 
this TIF District be taken from outside the Clare Apartments/Old Third 
Avenue Townhomes TIF District.  The election provided in the Minnesota 
Statutes Section 469.177, Subdivision 3, paragraph (a) is elected. 
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2.11 The Council finds additional public benefits will include blight remediation, 

tax base enhancement, and increased neighborhood livability.  The creation 
of this TIF District is in the public interest because it will facilitate the 
development of a mixed-income housing project which will provide needed 
rental housing for low and moderate income households, and home 
ownership opportunities for moderate income households. 

 
2.12 The Council further finds, determines and declares that it is necessary and 

in the best interests of the City at this time to approve the Plans. 
 
2.13 The Council hereby finds, determines and declares that the objectives and 

actions authorized by the Plans are consistent with the undertaking of a 
“redevelopment project area” and “Housing TIF District”, all pursuant to and 
in accordance with the Project Laws. 

 

 
Section 3.  Approval of the Plans; Creation of TIF District 

 
3.1 Based upon the findings set forth in Section 2, the Clare Apartments/Old 

Third Avenue Townhomes TIF Plan, the Clare Apartments/Old Third 
Avenue Townhomes Redevelopment Plan, Modification No 15 to the St. 
Anthony West/East I-335 Urban Renewal Plan excluding three parcels from 
TIF No 18, and Modification No 99 to the Common Plans presented to the 
Council on this date are hereby approved and shall be placed on file in the 
office of the City Clerk. 

 
 
Section 4. Implementation of the Plans 

 
4.1 The officers and staff of the City and the City's consultants and counsel, are 

authorized and directed to proceed with the implementation of the Plans, and 
for this purpose to negotiate, draft, prepare and present to this Council for its 
consideration, as appropriate, all further modifications, resolutions, documents 
and contracts necessary for this purpose. 
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 Authorizing the issuance of a tax increment limited revenue note in a principal 
amount not exceeding $423,500 in connection with the Clare Apartments Old Third 
Avenue Tax Increment Financing District. 
 
 Whereas, the City Council, exercising powers granted by Minnesota Laws 2003, 
Chapter 127, Article 12, Sections 31-34, adopted Chapter 415, Minneapolis Code of 
Ordinances, establishing the Department of Community Planning and Economic 
Development (“CPED”); and 
 
 Whereas, CPED and the Department of Finance have prepared the Clare 
Apartments/Old Third Avenue Townhomes Redevelopment Plan, dated May 21, 2004 (the 
“Redevelopment Plan”) and the Clare Apartments/Old Third Avenue Townhomes Tax 
Increment Finance Plan, dated May 21, 2004 (the “TIF Plan”); and 
 
 Whereas, pursuant to Resolution No. 2004R-________ adopted by the City Council of 
the City of Minneapolis (the “City”) on ___________, 2004, the City established the Clare 
Apartments/Old Third Avenue Townhomes Redevelopment Project (the “Redevelopment 
Project”) and the Clare Apartments/Old Third Avenue Townhomes Tax Increment Financing 
District (the “TIF District”); and 
 
 Whereas, the Redevelopment Project is established pursuant to the authority granted 
to the City by Minnesota Statutes, Sections 469.001 through 469.047 and the TIF District is 
established pursuant to the authority granted to the City in Minnesota Statutes, Section 
469.174 through Section 469.179, as amended; and  
 
 Whereas, pursuant to Resolution No. 2004R-___________, the City Council of the 
City approved the Redevelopment Plan and the TIF Plan; and   
 
 Whereas, in order to provide for the redevelopment of real property located in the 
Redevelopment Project and the TIF District, the City proposes to enter into a redevelopment 
contract (the “Clare Redevelopment Contract”) with Clare Housing Limited Partnership 
(“Clare”) which will address Clare’s proposal to develop housing on a portion of the real 
property located in the Redevelopment Project and the TIF District and the City proposes to 
enter into a redevelopment contract (the “CCHT Redevelopment Contract”) with Central 
Community Housing Trust (CCHT) which will address CCHT’s proposal  to develop housing 
and certain improvements on portions of the real property located in the Redevelopment 
Project and the TIF District; and 
 
 Whereas, pursuant to Minnesota Statutes, Section 469.174 through Section 469.179, 
as amended (the “TIF Act”), the City is authorized to issue its bonds or notes for the purpose 
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of financing public redevelopment costs in a redevelopment project and to pledge tax 
increment revenues derived from a tax increment financing district established within the 
redevelopment project to the payment of the principal of and interest on said bonds, notes or 
obligations. 
 
 Now, Therefore, Be It Resolved by The City Council of The City of Minneapolis: 
 
 That the City Council hereby authorizes the issuance of a tax increment revenue note 
to be designated as the “Limited Revenue Taxable Tax Increment Note (Clare Apartments 
Old Third Avenue Townhomes), Series 2004 (the “Note”) in the principal amount not to 
exceed $423,500. 
 
 Be It Further Resolved that the form of Note attached hereto is hereby approved and 
shall be executed by the CPED Director or Deputy Director and countersigned by the Finance 
Officer in substantially the form attached and with such changes thereto not inconsistent with 
law. 
 

Be It Further Resolved that the Note may be issued on such date and upon the terms 
and conditions determined by the Finance Officer and may be designated such other name 
as determined to be appropriate by the Finance Officer.  

 
Be It Further Resolved that the issuance of the Note to the creditor named in the Note 

is effective without any additional action of the City Council and shall be undertaken by the 
Finance Officer in the amount indicated in the Note and at a rate or rates of interest and upon 
such other terms and conditions deemed reasonable by the Finance Officer. 

 
 Be It Further Resolved that there shall be prepared, executed and delivered in 

conjunction with the issuance of the Note, in the discretion of the Finance Officer, the 
following documents: (i) the Note; (ii) an “Assessment Agreement” as that term is defined in 
Minnesota Statutes, Section 469.177, subd. 8, (the “Assessment Agreement”), to be 
executed by the City, CCHT and Clare; and (iii) such other instruments or documents 
deemed necessary or appropriate by the Finance Officer with respect to the issuance of or 
security for the Note. 

 
Be It Further Resolved that the issuance and delivery of the Note by the City shall be 

conclusive evidence that the Finance Officer has approved the terms and provisions of the 
Note in accordance with the Authority granted in this Resolution. 

 
Be It Further Resolved that no provision, covenant or agreement contained in the Note 

or in any other document related to the Note, and no obligation therein or herein imposed 
upon the City or the breach thereof, shall constitute or give rise to any pecuniary liability of 
the City or any charge upon its general credit or taxing powers.  In making the agreements, 
provisions, covenants and representations set forth in such documents, the City has not 
obligated itself to pay or remit any funds or revenues, other than funds and revenues derived 
from the tax increment revenues that are to be applied to the payment of the Note, as 
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provided therein and in either the Clare Redevelopment Contract or the CCHT 
Redevelopment Contract.  The Note shall not constitute a charge, lien or encumbrance, legal 
or equitable, upon any property or funds of the City except the revenue pledged to the 
payment thereof, nor shall the City be subject to any liability thereon.  The holders of the Note 
shall never have the right to compel any exercise of the taxing power of the City to pay the 
outstanding principal on the Note or the interest thereon, or to enforce payment thereon 
against any property of the City.  The Note shall not constitute a payment thereon against any 
property of the City.  The Note shall not constitute a debt of the City within the meaning of 
any constitutional or statutory limitation. 

 
Be It Further Resolved that the Note, when executed and delivered shall contain a 

recital that it is issued pursuant to the TIF Act, and such recital shall be conclusive evidence 
of the validity of the Note and the regularity of the issuance thereof, and that all acts, 
conditions and things required by the laws of the State of Minnesota relating to the adoption 
of the resolution, to the issuance of the Note and to the execution of the aforementioned 
documents to happen, exist and be performed precedent to and in the enactment of this 
resolution, and precedent to issuance of the Note and precedent to the execution of the 
aforementioned documents have happened, exist and have been performed as so required 
by law. 

 
Be It Further Resolved that except as herein otherwise expressly provided, nothing in 

this resolution, the Note, the Clare Redevelopment Contract or the CCHT Redevelopment 
Contract, expressed or implied, is intended or shall be construed to confer upon any person 
or firm or corporation other than the City and either Clare or CCHT (but, not both entities) any 
right, remedy or claim, legal or equitable, under any by reason of this resolution or any 
provision hereof or of the Note, the Clare Redevelopment Contract and the CCHT 
Redevelopment Contract; this resolution, the Note, the Clare Redevelopment Contract and 
the CCHT Redevelopment Contract and all of their provisions being intended to be and being 
for the sole and exclusive benefit of the City and either Clare or CCHT. 

 
Be It Further Resolved that in case any one or more of the provisions of this resolution, 

the Note, the Clare Redevelopment Contract or the CCHT Redevelopment Contract shall for 
any reason be held to be illegal or invalid, such illegality or invalidity shall not affect any other 
provisions of this resolution, the Note, the Clare Redevelopment Contract or the CCHT 
Redevelopment Contract. 

 
Be It Further Resolved that this resolution shall be in full force and effect from and 

after its passage. 
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FORM OF NOTE  
 

$423,500 
UNITED STATES OF AMERICA 

STATE OF MINNESOTA 
COUNTY OF HENNEPIN 

MINNESOTA COMMUNITY DEVELOPMENT AGENCY 
 

TAXABLE LIMITED REVENUE TAX INCREMENT NOTE 
(Clare Apartments/Old Third Avenue  
Townhomes Redevelopment Project) 

 
 The City of Minneapolis (the "City"), hereby acknowledges itself to be obligated and, for value received, 
promises to pay to the order of Central Community Housing Trust, a Minnesota corporation (the "Note Holder"), solely 
from the source, to the extent and in the manner hereinafter provided, the principal amount of this TIF Note, being four 
hundred twenty-three thousand five hundred and No/100 Dollars ($423,500.00), or such lesser amount as may equal the 
Public Redevelopment Costs, together with interest at the TIF Note Rate, in the installments specified in this TIF Note, on 
the Payment Dates. 
 
 Capitalized terms used in this Note and not defined herein shall have the following meanings: 
 
 “Adjoining TIF Property” means the real property legally described as _________________ 

_________________________________________________ Addition to Minneapolis. 
 
 “Affordability Period” shall have the meaning given to it in the Contract. 
 
 “Available Tax Increment” means the amount of tax increment revenue after deducting "administrative expenses" 

as defined at Minnesota Statutes, Sections 469.174, Subd. 14; "county road costs" as defined at Minnesota 
Statutes, Section 469.175, subd. 1a; "county costs" as defined at Minnesota Statutes, Section 469.176, "costs of the 
state auditor" as provided at Minnesota Statutes, Section 469.177 Subd. 11; and tax delinquencies.  

 
 “Contract” means that Contract for Private Redevelopment by and between the City and the Note Holder dated 

July ____, 2004. 
 
 “District” means the Clare Apartments/Old Third Avenue Townhomes Tax Increment Finance District as defined 

in the Clare Apartments/Old Third Avenue Townhomes District Tax Increment Financing Plan adopted by the 
City on July 2, 2004 (the “TIF Plan”). 

 
 “Maturity Date” means the earlier of (i) the final year of Tax Increment collection from the District as provided in 

the TIF Plan, and (ii) the date when the principal and interest amount of this TIF Note has been paid in full. 
 
 “Minimum Improvements” shall have the meaning given to it in the Contract. 
 
 “Payment Date” means July 30 of the year of the first Tax Increment collection from the District and each July 30 

and December 30 thereafter until the Maturity Date. 
 
 “Public Redevelopment Costs” shall have the meaning given to it in the Contract. 
 
 “Public Redevelopment Costs Certification” means the certification of Public Redevelopment Costs to be issued 

by the City pursuant to Section 5.04 of the Contract. 
 
 “Redevelopment Property” shall have the meaning given to it in the Contract. 
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 “Tax Increment” means that portion of the real property taxes generated by the Clare TIF Property and the 

Redevelopment Property that is actually remitted to the City as tax increment under the Tax Increment Act. 
 
 “Tax Increment Act” means Minnesota Statutes, Sections 469.174 – 469.179, as amended, or any successor 

statutes applicable to the District. 
 
 “TIF Note Rate” means __________________________________________________. 
 
 On each Payment Date, the City shall pay to ____________ an installment equal to the lesser of (i) the Available 
Tax Increment or (ii) the amount necessary to pay the accrued unpaid interest and the unpaid principal amount due for the 
Payment Date and each previous Payment Date of this TIF Note in full.  Notwithstanding the foregoing, any installment 
paid under the immediately preceding sentence shall not exceed the amount of property taxes actually paid by 
_____________ or its successors with respect to the Redevelopment Property and to the extent the real property taxes are 
actually paid by the owner of the Adjoining TIF Property with respect to the corresponding six (6) month period.  If before 
the end of the Affordability Period _____________ is in default under the Contract, and such default has not been cured 
within the time period provided in the Contract, then the City may suspend payments on this TIF Note until the default is 
cured or the Contract and the City’s obligations under this TIF Note are terminated.  The City shall have no obligation to 
pay principal of and interest on this TIF Note from any source other than Available Tax Increment.  Failure of the City to 
pay the interest on and the principal of this TIF Note shall not constitute a default hereunder so long as the City pays 
principal and interest hereon to the extent of the Available Tax Increment. 
 

Interest shall accrue at the TIF Note Rate on this TIF Note from the date the City issues the Public Redevelopment 
Costs Certification.  Each payment under this TIF Note, whether a scheduled payment or any other payment, must be 
applied first to accrued unpaid interest and then to the unpaid principal amount of this TIF Note. 
 
 On the Maturity Date, this TIF Note shall be deemed paid in full and the City shall have no further obligation 
under this TIF Note even if the aggregate of the Available Tax Increment that has actually been paid to _____________ on 
the Payment Dates is less than the full principal and interest amount of this TIF Note.  The obligation of the City to make 
any scheduled payment shall terminate if and to the extent that the full principal and interest amount of this TIF Note has 
been paid in full.  This TIF Note may be prepaid in full or in part at any time without penalty.   
 
 Each payment on this TIF Note is payable in any coin or currency of the United States of America which on the 
date of such payment is legal tender for public and private debts and shall be made by check or draft made payable to the 
TIF Note holder and mailed to the TIF Note holder c/o (name)                                                       (street address)                                           
 , Minneapolis, Minnesota  (zip code)             or such other address as the TIF holder provides in writing to the City’s notice 
address as set forth in the Contract or by wire transfer according to written wire transfer instructions from the TIF Note 
holder. 
 
 The TIF Note is a special and limited obligation and not a general obligation of the City, which has been issued by 
the City to aid in financing a "project," as defined in Minnesota Statutes, Section 469.174, of the City consisting generally 
of defraying certain capital and administration costs incurred and to be incurred by _____________ within and for the 
benefit of the District. 
  
 THE TIF NOTE IS NOT A DEBT OF THE CITY OF MINNEAPOLIS OR THE STATE OF MINNESOTA 
(THE "STATE"), AND NEITHER THE CITY OF MINNEAPOLIS, THE STATE NOR ANY POLITICAL 
SUBDIVISION THEREOF SHALL BE LIABLE ON THE NOTE, NOR SHALL THE NOTE BE PAYABLE OUT OF 
ANY FUNDS OR PROPERTIES OTHER THAN AVAILABLE TAX INCREMENT. 
 
 THE CITY MAKES NO REPRESENTATION OR WARRANTY THAT AVAILABLE TAX INCREMENT 
WILL BE SUFFICIENT TO PAY ALL OR ANY PORTION OF THE PRINCIPAL AMOUNT OF, OR INTEREST ON, 
THIS TIF NOTE. 
 
 Any payments on this TIF Note which are due on any Payment Date shall be payable solely from and only to the 
extent that the City shall have received as of such Payment Date, the Available Tax Increment.  The Available Tax 
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Increment may not be used or pledged for the payment of any tax increment obligation previously made or issued or to be 
made or issued at a date subsequent to the Agreement and this TIF Note, by the City.  
 
 Notwithstanding anything to the contrary in this TIF Note, on each of the Payment Dates, the City shall pay to 
______________ the Available Tax Increment provided, however, that the maximum amount the City shall pay to 
Redeveloper from the payments described herein shall be the principal amount of four hundred twenty-three thousand five 
hundred and No/100 Dollars ($423,500.00) plus accrued interest as provided herein.  To the extent that on any Payment 
Date the City is unable to make a payment from Available Tax Increment due on such date as a result of having received, as 
of such date, insufficient Available Tax Increment, such failure shall not constitute a default under this TIF Note and, 
except as provided below, the City shall have no obligation under this TIF Note, or otherwise, to subsequently pay any such 
deficiency unless the deficiency is the direct result of the failure of the County to timely remit the proper amount of Tax 
Increment, in which case, such deficiency shall be paid promptly upon remittance by the County.  If, on any Payment Date 
there is insufficient Available Tax Increment to make the payment due on such date, the amount of such deficiency shall be 
deferred and shall be paid with interest at the TIF Note Rate thereon, on the next Payment Date on which the City has 
Available Tax Increment in excess of the amount necessary to make the payment due on such Payment Date, and if such 
deficiency has not been paid in full by the final Payment Date, then the term of this TIF Note may be extended to include 
additional successive Payment Dates on which any Available Tax Increment will be applied to the payment of such accrued 
and unpaid deficiencies in the payments to be made hereunder.  In no case, however, shall the term of this TIF Note and the 
City's obligation to make payments hereunder, extend beyond the expiration of the District. 
 
 This TIF Note shall not be payable from or constitute a charge upon any funds of the City, and the City shall not 
be subject to any liability hereon or be deemed to have obligated itself to pay hereon from any funds except the Available 
Tax Increment, and then only to the extent and in the manner herein specified. 
 
 _______________ shall never have or be deemed to have the right to compel any exercise of any taxing power of 
the City or of any other public body, and neither the City nor any director, commissioner, council member, board member, 
officer, employee or agent of the City, nor any person executing or registering this Note shall be liable personally hereon by 
reason of the issuance or registration hereof or otherwise. 
 
 This TIF Note shall not be transferable or assignable, in whole or in part, by __________ without the prior written 
consent of the City, which approval shall not be unreasonably withheld.   

 ________________ represents that it is sufficiently knowledgeable and experienced in financial and business 
matters, including the purchase and ownership of obligations of a nature similar to the TIF Note, to be able to evaluate the 
risks and merits of the purchase and ownership of the TIF Note.  _________________has been made aware of the security 
for the TIF Note and the proposed uses of the Note proceeds, and has received the cooperation of the City in undertaking 
any due diligence that the Redeveloper deemed necessary and appropriate. 
 
 _________________ understands that the TIF Note is not registered or otherwise qualified for sale under the 
securities laws and regulations of the State or under the Federal securities laws or regulations, the TIF Note is not listed on 
any stock or other securities exchange, and the TIF Note will carry no rating from any rating service. 
 
 _________________ has not relied on any representations of the City, or any of its officers, agents, or employees, 
and has not relied on any opinion of any City attorney, as to the Federal or State income tax consequences relating to the 
Redeveloper’s purchase and ownership of the TIF Note.  
 
 This Note is issued pursuant to Resolution 2004R-_____ of the City, dated ______________, 2004, and is entitled 
to the benefits thereof, which Resolution is incorporated herein by reference. 
 
 IT IS HEREBY CERTIFIED AND RECITED that all acts, conditions, and things required by the Constitution 
and laws of the State of Minnesota to be done, to have happened, and to be performed precedent to and in the issuance of 
this TIF Note have been done, have happened, and have been performed in regular and due form, time, and manner as 
required by law; and that this TIF Note, together with all other indebtedness of the City of Minneapolis outstanding on the 



Request for City Council Committee Action 
Page   20 
 
 
date hereof and on the date of its actual issuance and delivery, does not cause the indebtedness of the City of Minneapolis to 
exceed any constitutional or statutory limitation thereon. 
 
 IN WITNESS WHEREOF, the City of Minneapolis has caused this TIF Note to be executed by the manual 
signature of the Mayor and the counter signature of the Finance Officer and has caused this TIF Note to be dated as of 
__________, 200___.  
 
 
 

By ___________________________________________ 
      Its Director/Deputy Director 
 
 
By ___________________________________________ 

 
 
 


