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RTC 
Ramsey Town Center 

•  322 Acres 
•  2,200 Housing Units 
•  775,000 sq. ft. commercial, retail, office, civic uses 
•  35 acres parkland 



RTC 
Ramsey Town Center 

1998 – Comp Plan Amended contemplating downtown development 
2000-2003 – Planning and Approvals 
2005 – City Constructs Municipal Center 
2006-2008 – Development struggles and falls into foreclosure 
2009 – HRA acquires remaining 150 acres out of foreclosure 



RTC 
Ramsey Town Center 

Public Investment 
$    420,000  Northstar Commuter Grant 
$ 2,873,659  MSA Funds 
$    800,000  Met Council Grant (Sunwood Drive) 
$ 2,210,000  Met Council Grant (Parking Structure) 
$    350,000  Met Council Grant (Amphitheatre) 



Constructed Projects 
•  Northstar Marketplace 
•  Municipal Center 
•  600 stall Parking 

Structure and transit 
center 

•  Ramsey Office Plaza 
•  Midwest Medical 

Examiners Office 
•  NAU Insurance 
•  PACT Charter School 
•  Approximately 250 

residential units 
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•  Anoka County Traveler 
•  Northstar Commuter 

Rail 
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Acquisition 
•  Ramsey Acquires 

approximately 150 
acres 

•  19 participating banks 
•  $12m in municipal 

investments protected 
•  Strength of the 

development 
agreement 

•  $6.75 Million 
•  Bank paid 

outstanding taxes 



Overview of the project 
•  400 acre Project 
•  HRA acquired 150 acres  
•  118 acres net developable 



OWNERS! 

•  Now What? 

•  HRA Decides to shepherd 
project to better economic 
times. 



DEVELOPMENT GOALS 
1. Positive Leadership 
2. Establish Goals 
3. Develop Systems 
5. Standardize Process 
6. Expand Credit 
6. Growth Readiness 
8. Competitive Advantages 
9. Invest in Market Studies 
 

MARKET CYCLES 
Currently in Early Phase A 
 



 
Re-Visioning effort 

•  Community Input 
•  Scope, scale, and uses 
•  Community Components 

 
 



 
Re-Visioning effort 

•  Timeframe expectations 
for build out  

•  Concept of ‘Patient 
capital’Clarified 

 

 



•  Challenges in this particular development and 
this environment necessitate the public realm 
take on a new role to shepherd the project to the 
other side 

•  Need to ‘clear the slate’ on former Master 
Developer issues 
•  Master Development Agreement, Master declaration, title, 

zoning, design guidelines, existing owner concerns, etc. 

  



The History of P3 Partnerships 
 

Traditional public role:   
•  Site assembly, acquisition, infrastructure/

transportation improvements, pursuit of grants, 
incentives, streamline entitlement process 

Traditional private role:  
•  Role of developer, site planning, entitlement, 

build improvements, secure tenants, market/
brand 



Reconsidering the Public-Private 
Partnership (P3) 

 
•  Forget the past roles 
•  Reconsider vision and goals 
•  Assess impediments to successful development 
•  Try to identify a successful process  
•  Continually reassess 



Private Realization of Public Realm 
•  Public data, meetings – challenge to development relationships 
•  Transparency of the deal 
•  City creates “Chinese wall” for HRA business 

Public Realization of Private Realm  
•  Need to operate as “developer” – Understand Development – 

Entitlement phase continuing efforts. 
•  Move at “speed of business” vs. the “speed of democracy”  
•  Become more familiar with market force realities  



Build Team 
•  Design and Development 
•  Development Management 

Structure 
•  Operate like a business 

Organizational Structure 
•  Reporting 
•  Communications 
•  Management 



Establishing a basis for the 
project 
•  Land acquisition 
•  Infrastructure (public and developer 

improvements) 
•  Capture return for public investments 

previously made in infrastructure  
•  HRA establishes dashboard and balance 

sheet for the project 
•  Broader measure of return – Fees, tax 

base, amenities, etc. 
•  ROI? 

12/2/10corteam:COR Development Management:DM Dashboard:RTC Dashboard 4.0 - TIF District.xlsx

Project Code: RAM09001
Project Name: Ramsey Town Center
Site Plan Reference: 4.0 - TIF DISTRICT
Today's Date 12/2/10
Last Revision Date 4/1/10
Development Manager: DBL

Project Size Acres SF SF %  AVG $ PSF Units/BSF Realized Value

Gross Project Area 148.5

Parks
Rights-of-way

Net Developable Acreage 332.14               14,468,018     

Retail District 69.23                 3,015,509       20.84% $14.90 27,124,136$               
Mixed Use District 10.28                 447,667          3.09% $18.40 8,359,980$                 
Business District 15.00                 654,588          4.52% $10.50 6,077,613$                 
Housing District 16.01                 697,218          4.82% $7.00 5,263,986$                 
Transit District 0.14                   6,000             0.04% $0.01 60$                            
TIF District Additions 221.60               9,652,896       66.72% 8.00$                   77,223,168$               

124,048,943$              
Other Revenue
Developers Escrow 1,500,000$                 
CMAQ Grant 3,500,000$                 
LCMR - EMP 364,000$                    
Existing TC Park Obligation Fund 347,000$                    
Existing Park Dedication funds within district 438,000$                    
Existing Park Dedication funds from outside district (allocated to EMP) 750,000$                    
Stormwater Management Fee 1,631,407$                 
Trails Fee 639,201$                    
Misc Revenues 1$                             

TOTAL RECOGNIZED REVENUE 133,218,552$              

Land Acquisition Usable Acres Cost / Acre Total SF Cost / SF Total Cost Category Cost Notes Total

Purchase Price 332.14               20,366$          14,468,018           0.47$                6,764,429.38$             Negotiated Price

Assessment Recapture
Phase I 493,280.00$               x
Phase II 290,066.00$               x
AUAR 1,689,284.00$             x
Parking Ramps 3,378,567.00$             x
Penalty and Interest -$                           Waived by HRA

Net Land Costs 332.14           37,983$      14,468,018      0.87$            12,615,626$          12,615,626$      15.99%

Hard Costs Total Acres Cost / Acre Total Cost Category Cost Total Cost District Share Total

Exist - AUAR Regional Roads (Bunker & Armstrong) 332                     16,770.04$        5,570,000.00$             12.35% 5,570,000.00$      100.00%
Exist - City Phase 2 (Civic Center Dr, Zeolite St) 332                     1,776.16$          589,934.00$               1.31% 589,934.00$         100.00%
Fut  - Developer Phase 3 (E & W Town Dr. W Ramsey Pkwy) 332                     11,821.73$        3,926,470.00$             8.71% 3,926,470.00$      100.00%
Fut - Secondary Development (Internal Roadways) 332                     6,281.81$          2,086,440.00$             4.63% 2,086,440.00$      100.00%
Secondary Development Agreements (RTC 7-10th Add.) 332                     1,505.39$          500,000.00$               1.11% 500,000.00$         100.00%
Streetscape (Sunwood, Zeolite, Civic Center Dr, Rhinestone) 332                     2,619.38$          870,000.00$               1.93% 870,000.00$         100.00%
Remaining Mass Grading Costs 332                     7,526.95$          2,500,000.00$             5.54% 2,500,000.00$      100.00%
Wetland Mitigation 332                     1,505.39$          500,000.00$               1.11% 500,000.00$         100.00%
Rail Station (City Share) 332                     7,225.87$          2,400,000.00$             5.32% 2,400,000.00$      100.00%
Armstrong Interchange (City Share) 332                     15,053.89$        5,000,000.00$             11.09% 5,000,000.00$      100.00%
Existing Ramp Addition 332                     12,043.11$        4,000,000.00$             8.87% 4,000,000.00$      100.00%
Future Parking Ramp 332                     21,256.10$        7,060,000.00$             15.65% 7,060,000.00$      100.00%
Entrance Monuments / Sign Package 332                     1,505.39$          500,000.00$               1.11% 500,000.00$         100.00%
Amphitheatre / EMP Completion 332                     9,032.34$          3,000,000.00$             6.65% 3,000,000.00$      100.00%
Lake Ramsey Park 332                     6,021.56$          2,000,000.00$             4.43% 2,000,000.00$      100.00%
Municiple Plaza 332                     4,516.17$          1,500,000.00$             3.33% 1,500,000.00$      100.00%
Ballfield Parking 119                     1,260.50$          150,000.00$               0.33% 150,000.00$         100.00%
North Park 119                     6,722.69$          800,000.00$               1.77% 800,000.00$         100.00%
Other Costs 332                     0.00$                1.00$                         0.00% 1$                       100.00%

Subtotal 42,952,845$               

Contingency 5% -$                 2,147,642$                 

Total Hard Costs -                  -$              45,100,487$          45,100,487$      57.15%
 

Soft Costs AC Cost/Acre Total Cost Category Cost District Share Total

Previous Costs
RTC Billings 332                     -$                 -$                           0.00% -$                        100.00%
2nd Half Property Tax (2009) 332                     -$                 -$                           0.00% -$                        100.00%
Hold Estimate (2010 Taxes forgone/ less park property $55,733) 332                     -$                 -$                           0.00% -$                        100.00%
Rail Station Preliminary Design 332                     258.93$            86,000.00$                 0.45% 86,000$               100.00%
Rail Station Final Design 332                     489.25$            162,500.00$               0.85% 162,500$              100.00%
Existing Ramp Addition Design 332                     331.19$            110,000.00$                0.57% 110,000$              100.00%
Buxton Study 332                     195.70$            65,000.00$                 0.34% 65,000$               100.00%

Armstrong Interchange (Environmental/Prelim Design) 332                     752.69$            250,000.00$               1.30% 250,000$              100.00%
Armstrong Interchange Final Design 332                     2,107.55$          700,000.00$               3.65% 700,000$              100.00%
Purchase of Existing Park Plans 332                     45.16$              15,000.00$                 0.08% 15,000$               100.00%
Civil Engineering 332                     2,408.62$          800,000.00$               4.17% 800,000$              100.00%
Park Design (Lake Ramsey and Municipal Plaza) 119                     1,260.50$          150,000.00$               0.78% 150,000$              100.00%
Architectural (Arch Stds, Entry Monuments, Renderings, etc)  332                     1,053.77$          350,000.00$               1.82% 350,000$              100.00%
Pre-Marketing (Branding and Identity) 332                     225.81$            75,000.00$                 0.39% 75,000$               100.00%
Pre-Development (Vision and DM Fees and costs Thru Jan 10) 332                     301.08$            100,000.00$               0.52% 100,000$              100.00%
Marketing (Design, Materials, Web Site, Conferences, etc.) 332                     1,505.39$          500,000.00$               2.60% 500,000$              100.00%
Development Fee 332                     15,053.89$        5,000,000.00$             26.04% 5,000,000$           100.00%
Real Estate Commissions 6% 332                     22,409.03$        7,442,936.58$             38.76% 7,442,937$           100.00%
Closing Fees 332                     2,107.55$          700,000.00$               3.65% 700,000$              100.00%
City Staff Time 332                     1,505.39$          500,000.00$               2.60% 500,000$              100.00%
Travel 332                     903.23$            300,000.00$               1.56% 300,000$              100.00%
Meals and Entertainment 119                     840.34$            100,000.00$               0.52% 100,000$              100.00%
Permits & Utilitiy Fees 332                     150.54$            50,000.00$                 0.11% 50,000$               100.00%
Other Costs 332                     0.00$                1.00$                         0.00% 1$                       100.00%

Subtotal 17,456,438$               

Contingency 10% 1,745,644$                 

Total Soft Costs -                  -$              19,202,081$          19,202,081$      24.33%

Incentives AC Cost/Acre Total Cost Category Cost District Share Total

Cash Incentives 332                     3,010.78$          1,000,000.00$             5.21% 1,000,000$           100.00%
Land Cost Abatement 332                     3,010.78$          1,000,000.00$             5.21% 1,000,000$           100.00%

Total Incentives 2,000,000              2,000,000         2.53%

Total Project Costs 78,918,195$  54,300,357$  100.00%

Development Cost/ Acre 237,605.21            
Development Cost / ft 5.45                      /ft Simple Basis

TOTAL REVENUES

Land Sales 124,048,943$      
Tax Revenues 61,786,863$       
Application Fees 100,000$            
Park Fees 2,713,123$         
Trail Fees 639,201$            
Stormwater Fees 1,631,407$         
Building Permit Fees 4,646,441$         
WAC -$                  
Connection Fees -$                  

Total 195,565,977$      

TOTAL EXPENSES

Acquisition 5,264,429.38$     
Hard Costs 45,100,487$       
Previous Soft Costs 423,500.00$       
Design Fees 2,265,000.00$     
Mktg and Development 13,817,936.58$   
Staff/Travel/Misc 950,001.00$       

Total 67,821,354.21$   

VALUATIONS

District
Retail 140,183,786$      
Mixed Use 41,621,932$       
Business 24,750,000$       
Housing 72,305,684$       
TIF 239,328,000$      

Total 518,189,402$      

RTC DEVELOPMENT DASHBOARD
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Bringing the project to the Market 
& Community 
•  Re-branding and developing a marketing/

communication plan 
•  Marketing on a city budget, push and pull 

of desire to maintain the brand/image 
•  Taking the brand and project to public 

events 
•  Ring the bell with successes, press 

release for milestones, deals – build 
community support and market 
recognition 

•  Talk to the marketplace – and the Public 





Build momentum  
 

Bring relationships to the project  
•  Housing, larger retail partners 
•  Moving them to perform with creative partnerships 
•  Involving local home builders to create buy-in and 

support 
 

Focus on Catalyst Project  

 



Public Projects 
•  Signage 
•  The Draw – Park and 

Amphitheatre 
•  Streetscape 

Improvements 
•  Northstar Commuter Rail 
•  Armstrong Overpass 
•  Utility Coordination 
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Facilitating Deals 
Incentives and Financing  

•  City receives authority for new tax increment financing district for 
construction of interchange, rail station, road and parking 
improvements, incentive for private development 

•  City contemplates Special Service District to replace Association 
•  Consideration of land write-downs, city participation in 

infrastructure,  
•  Creative terms on disposition of land 

Catalyst Projects 
•  What is the best first step? 



Project Examples and Structures 
1.  Senior Living Project 
2.  Residential Projects 
3.  Community Center 
4.  Market Rate Apartment  
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Market Rate 
Apartment Project 

•  230 units 
•  Transit oriented 
•  High amenities 
•  Wraps existing 

parking structure 

 



Other Projects Underway 
•  Allina Medical Clinic 
•  VA Outpatient Clinic 
•  87 Assisted Living Units 
•  +/- 30 Single Family Lots 
•  Legacy Christian 

Academy 

 

Projects in Discussions 
•  Large Retail Partner 
•  Retail Anchor  
•  Retail/Pharmacy 
•  Private Colleges 
•  Daycare 
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Transit Corridor Demographics 
 



Given the foundation outlined… 
 
What impediments to successful 

development would exist? 
 
What other partnership roles can the 

public play in overcoming those 
impediments? 



Darren B. Lazan, RLA 
Principal,  Landform 
Professional Services 
 

Heidi A. Nelson, EDFP 
HRA Executive Director 

City of Ramsey, MN 
 


