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FIVE15 ON THE PARK 

FUNDING SOURCES FOR PROPOSED DEVELOPMENT 

 
Total Development 
Cost $51,642,229  

1 
Low Income Housing 
Tax Credit Equity $6,376,148 

Credits are priced at $0.85. 

Eligible basis for determining credits increased because of project 
location in a Qualified Census Tract.   

Commercial space also included in tax credit basis because it is 
considered a “commercial service facility” as defined by the IRS, Section 
42. 

2 
NOI Supported 
Permanent Financing $28,660,201 4.25% interest rate; MIP at 0.45%. 

3 
TIF Supported 
Permanent Financing $4,650,000 

Amount determined by calculating the increased tax increment 
generated by the proposed development, available to the project in the 
form of pay-as-you-go TIF for 25 years using a 3.7% interest rate and 
1.46 tax capacity; does not include capitalized interest. 

4 
City – Hiawatha Land 
Assembly Funds 
(forgivable loan) 

$1,720,000 
Contract signed November 10, 2009 

Forgivable loan funded by the City of Minneapolis; the lender as the 
recipient of the Met Council HLAF award 

5 
Hennepin County TOD 
Grants $760,000 

Contract signed July 2, 2009 for $370,000. 

On October 9, 2012, the Hennepin County HRA Board approved an 
additional $390,000 TOD Grant 

6 
CPED Affordable 
Housing Trust Fund 
Deferred Loan 

$1,200,000 Approved by the Minneapolis City Council on February 10, 2012 

7 
Minnesota Housing 
Deferred Loan $400,000 Approved by the Minnesota Housing Board on November 17, 2011 

8 
Family Housing Fund 
Deferred Loan $250,000 Approved by the Family Housing Fund Board on December 16, 2011 

9 
Met Council Local 
Housing Incentive 
Account Deferred Loan 

$250,000 Approved by the Met Council on December 14, 2011 

10 

Met Council Livable 
Communities 
Development Account 
Grant 

$433,771 
Approved by the Met Council on December 14, 2011 

 

11 

Met Council Livable 
Communities 
Development Account 
– Transit Oriented 
Development Grant 

$993,229 Approved by the Met Council on December 12, 2012 

12 Existing Gap $4,948,880  

13 
Deferred Developer 
Fee $3,950,000  

14 
Additional Owner 
Equity $1,000,000  
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Estimates for the moving of 1500 6th Street Building to 1527 6th Street S. 
 
 Work Estimate Notes 

1 Proposal A, Move:  Stubbs 
Building Movers 

$257,000 See Stubbs Building Movers estimate dated 1-6-13 

2 Proposal B, Move:  Thein 
Moving Company 

$300,000 See Thein Moving Company estimate dated 1-7-13 

3 Excavation/concrete 
removal, new foundation/ 
restore concrete parking 

$96,835 See Innovative Concrete, Inc. estimate dated 12-6-12 

4 Sewer & Water Connection $12,000 Based on consultation with Top Notch Sewer Company. 

Based on a consultation with Midwest Fire Sprinkler Co., 
an additional $25,000 expense would be incurred if the 
building is required to have fire sprinklers 

5 Electrical Hookup $1,000 Based on consultation with Stinson Electric 

6 Site Improvements  $2,400 Includes sod, plantings, bicycle rack and walkway 

7 Tree 
Removals/Replacement 

$5,000 Based on consultation with Minneapolis Park Board 
arborist 

8 Front Window Restoration $2,575 See Minneapolis Glass Company estimate dated 5-24-13 

9 Street Electric Lines and 
Lights – Temporary 
Clearance 

$10,000 Based on consultation with Xcel Energy 

10 Pollution Inspection $1,501 See Braun Intertec Company Invoice 

11 Mold Remediation $8,970 Based on consultation with Frana Construction 

12 Miscellaneous & 
Contingency (5%) 

$19,864 Proposal A, Stubbs Building Movers 

$22,014 Proposal B, Thein Moving Company 

 
Total with Proposal A     
(Stubbs) 

$417, 145  

 
Total with Proposal B 
(Thein) 

$462, 295  
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Estimates for the moving of 1500 6th Street Building to 420 Cedar Avenue S. 
 
 Work Estimate Notes 
1 Proposal A, Move:  Stubbs 

Building Movers 
$292,000 See Stubbs Building Movers estimate dated 1-6-13 and 

email dated January 29,2013 

2 Proposal B, Move:  Thein 
Moving Company 

$300,000 See Thein Moving Company estimate dated 1-7-13 

3 Excavation/new foundation $59,231 See Innovative Concrete, Inc. estimate dated 12-6-12 

4 Sewer & Water Connection $12,000 Based on consultation with Top Notch Sewer Company. 

Based on a consultation with Midwest Fire Sprinkler Co., 
an additional $25,000 expense would be incurred if the 
building would be required to have fire sprinklers 

5 Electrical Hookup $1,000 Based on consultation with Stinson Electric 

6 Site Improvements to 
include parking area, 
lighting, bicycle rack, 
walkways, & landscaping 

$89,300  
 

Based on consultation with Frana Companies.  Includes 
shoring at existing adjacent building  foundation. 

7 Tree Removals & 
Replacement 

$24,800 Based on consultation with Minneapolis Park Board 
forester. 

8 Front Window Restoration $2,575 See Minneapolis Glass Company estimate dated 5-24-13 

9 Traffic Signal/Power Line – 
Temporary Removal 

$15,000 Based on consultation with Hennepin County 
Transportation Department and Xcel Energy 

10 Pollution Inspection $1,501 See Braun Intertec Company Invoice 

11 Mold Remediation $8,970 Based on consultation with Frana Construction 

12 Miscellaneous & 
Contingency ( 5%) 

$25,319 Proposal A, Stubbs Building Movers 

$25,719 Proposal B, Thein Moving Company 

 Total with Proposal A     
(Stubbs) 

$531,696  

 Total with Proposal B 
(Thein) 

$540,096  
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We concluded, however, that moving the Affected Property to the 420 Cedar site is not a 
reasonable alternative, for the following reasons: 

•         The necessary route of the approximately four-block move would require removal of 
most of the boulevard trees along 6th Street. Many of those trees are mature trees with a 
large canopy. Even though we would replace them, the replacement trees would be small 
and would not compensate for the loss of some of the few significant elements of 
landscape in this green-starved neighborhood. We have discussed this issue with Council 
Members Cam Gordon and Gary Schiff, who are both unequivocally opposed to the 
removal of those trees. (See Attachment A.) 

 •        A move to the 420 Cedar site would be prohibitively expensive, even more than a move 
to the site approved by the City Council, for reasons that include: 

o   The 420 Cedar site would require constructing a parking area with associated 
drainage facilities, walkways, lighting and landscaping site improvements. 

o   This location would require shoring to protect the foundation of an existing 
adjacent building. 

We have obtained cost estimates from two reputable movers for moving the Affected Property to 
the 420 Cedar Avenue site: I attach a schedule of the total estimated costs. As you can see, the 
average expected cost of the move is about $535,000—almost $100,000 higher than the move to 
the 1527 6th Street site. (See Attachment B.) 
 
Please be advised that for either sites the above costs do not include the costs of restoring the 
building to make it usable for a commercial use of the first floor and for an apartment unit on the 
second floor. Those costs would be approximately $75/square foot (for a total of $232,500 since 
the building has 1550 square feet of surface on each floor). Please be advised that the second 
floor of the building could only be used as a residential unit because the building is too small to 
fit an elevator in it to make it ADA-compliant for a commercial use of the second floor. 
 
I hope that this will answer your questions. Please let me know if you need any additional 
information. 
 
Regards, 
 
Bob Kueppers 

Robert T. Kueppers 
Fine Associates 
1916 IDS Center 
80 S 8th Street 
Minneapolis, MN  55402 
Phone:  612-332-2561 
Fax:  612-334-3348 
Cell:  612-418-1900 
Email: rkueppers@fineassociates.com 

mailto:rkueppers@fineassociates.com
hanauam0
Text Box
Attachment 13: Costs of moving to 420 Cedar Avenue







ctuttle
Typewritten Text

ctuttle
Typewritten Text

ctuttle
Typewritten Text
Attachment A



Good evening, Aaron.  
 
Currie Park Developments, LLC, the Applicant for Demolition of Historic Resource related to 
the 1500 6th Street S. building (the “Affected Property”), has tried unsuccessfully to find an 
individual or an entity who would take the Affected Property for a symbolic price such as $1, 
provided that such individual or entity would shoulder the costs of moving and retrofitting the 
Affected Property.   
 
The reasons of our lack of success were twofold: 
 

1. The costs of moving and retrofitting the Affected Property, which would make the 
re-use of the building financially impossible for any commercial or residential 
purpose. As summarized in previous correspondence, the cost of moving the building 
would average $440,000 if moved a very short distance, such as to the 1527 6th Street S. 
lot; or $536,000 if moved further away, such as to a location along the 400 block of 
Cedar Avenue S. To these amounts we would need to add approximately $70/sq. ft. of 
retrofitting costs, for a total of $232,500 (the building has a footprint of 1550 sq. ft., and 
two floors). 
 
This expense (between $672,500 and $768,500) would yield a building that would 
include 1,450 sq. ft. of commercial leasable space on the first floor, and approximately 
1,450 sq. ft. of housing leasable space on the second floor (the stairway to the second 
floor removes approximately 100 sq. ft. from the leaseable square footage of each floor).  
 
Thus, the cost per sq. ft. of the leasable space of the moved Affected Property would be 
between $232/sq. ft. and $265/sq. ft.  The typical price of new construction for 
commercial space is about $100/sq. ft. or less, and for low-rise housing is $120/sq. ft. or 
less. Thus, the cost of space in the Affected Property would be up to 260% more than that 
financially reasonable and sustainable for this kind of structure.  

2. The presence between the Affected Property and potential relocation sites of power 
lines and trees that could not be cut; the additional land at a potential relocation site 
that would have been needed to accommodate the building, and that could not be 
bought; and the need from neighboring property owners of temporary easements, 
which were denied.  
 
I summarize below the most significant attempts we made: 
 
a) We investigated through our contacts in the West Bank Business Association whether 

any business in the area was interested in the Affected Property. We entertained 
extensive discussions with Mr. Peter Dodge, who with his daughter, Ms. Susannah 
Dodge, owns several commercial properties in the neighborhood. We investigated the 
possibility to move the Affected Property to a lot owned by Mr. Dodge at the corner 
of 6th and Cedar. However, Mr. Dodge concluded that the cost was too high, and he 
could not make it work financially. 

b) We entertained discussions with the City to determine whether we could move the 
Affected Property to the Dania Hall site at 427 Cedar Avenue. However, the City 
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decided they wanted a more intense development of the site, and the Affected 
Property did not satisfy that plan. 

c) An early discussion was with the owners of the property at 1504 7th Street S., across 
the Blue Line from 1501 6th Street. These discussions, however, ended when we 
learned that the Met Transit will not allow the LRT power lines to be temporarily cut 
at this location to allow for the building to be moved.  

d) We discussed the possibility of donating the building to Ka Joog, the non-profit 
Somali youth organization. This possibility, however, was made moot by Ka Joog’s 
inability to raise the money necessary for the move and retrofit of the building, 
especially considering the small size of the building, which would make it suitable 
only for a temporary accommodation, and the extra costs required to make the 
Affected Property ADA-compliant.  
 
This option would have required that we donate the land. However, the three possible 
land parcels where the Affected Property could in principle be moved had to be 
dismissed as viable candidates for the following reasons: 
• The lot we own at 1527 6th Street S. could not be used because the adjoining 

landowner (Sherman Associates) refused to provide the temporary easement 
needed to allow the moving the Affected Property to the 1527 6th Street S. site.  

• A small lot we own at 308 Cedar Avenue had to be abandoned as a potential 
candidate because it would have required that Hennepin County sell us a small 
amount of right-of-way land, to allow the building to fit. Hennepin County turned 
down our request because they wanted to wait to decide on the use of their right-
of-way land until the Central Corridor LRT line (Green Line) will be open. The 
County and City have hopes for development of adjacent parcels of land they own 
in that area (the City owns the adjoining so-called “Parking Lot A”). 

• The property we own at 420 Cedar had to be abandoned as a candidate for the 
reasons summarized in our previous correspondence. 

 
I hope this satisfies your request for information on these issues.  
 
Regards, 
 
Bob Kueppers 
 

Robert T. Kueppers 
Fine Associates LLC 
1916 IDS Center 
Minneapolis, MN 55402 
Tel: 612-332-2561 
Fax: 612-334-3348 
Cell: 612-418-1900 
Email: rkueppers@fineassociates.com 

mailto:rkueppers@fineassociates.com
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