
 

 

 
NORTH BRANCH 
⎯⎯⎯Minnesota⎯⎯⎯ 

 

CITY COUNCIL 
REGULAR AGENDA 
TUESDAY, SEPTEMBER 16, 2025 @ 6:30 PM 
CITY HALL, 6408 ELM STREET, NORTH 
BRANCH, MN 55056 

Kevin Schieber 
Mayor 

 
Robert Canada 

Councilmember/Acting Mayor 
 

Jeff Goulet 
Councilmember 

 
Jim Ibinger 

Councilmember 
 

Patrick Meacham 
Councilmember  

1. CALL TO ORDER  

2. PLEDGE OF ALLEGIANCE  

3. ROLL CALL  

4. AGENDA APPROVAL  
 a. Approve Agenda ACTION 

5. PUBLIC COMMENT 
Provides an opportunity for the public to address the Council on items that are not on the Agenda. Please raise 
your hand to be recognized. Please state your name and address for the record. This section is for the express 
purpose of addressing concerns of City services and operations. It shall not be used to clarify individual’s views 
for political purposes. 

6. CONSENT AGENDA 
All matters listed under Consent Agenda are considered routine and/or non-controversial and will be approved by 
one motion. There will be no separate discussion of these items unless a Councilmember or citizen so requests, in 
which case the item will be removed from the Consent Agenda and considered in its normal sequence on the 
Agenda.  

7. STAFF REPORTS  
 a. TIF Overview INFO 
 b. Viking Meadows Development INFO 

8. ADJOURNMENT  
  

Since we do not have time to discuss every point presented, it may seem that decisions are 
preconceived.  However, background information is provided to the City Council on each Agenda item in 
advance from Staff and appointed Commissions; and decisions are based on this information and past 
experiences.  In addition some items may also have been discussed preliminarily at Council Work Sessions.  If 
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City Council REGULAR MEETING Tuesday, September 16, 2025 
 

North Branch City  9/16/2025 
 

you are aware of information that has not been discussed, please raise your hand to be recognized.  Comments 
that are pertinent are appreciated.  Items requiring excessive time may be continued to another meeting. 
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City of North Branch 

Staff Report 
 

Prepared By:  

Presenter:  

Date: 09/11/2025 

Board & Commission: City Council 

Subject: TIF Overview 

 
Ehlers will be providing an overview of TIF 
 
Voting Requirements: 
 
Voting Options            Simple Majority 
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Housing Assistance Policy Application Process and Fees  

The following outlines the process for the City to accept and consider requests for assistance for housing 

projects in the City of North Branch:  

 

1. All applicants for housing assistance must complete and submit an Application for Public 

Financing form and the $2500 fee to the City.  

 

2. The applicant must provide all supplementary information and attachments as required in the 

Application for Public Financing.  

 

3. The Application and fee will initiate the City’s preliminary due diligence to ensure the project is 

consistent with the City’s policies, demonstrates that the project will fill a public purpose and will 

be in compliance with Minnesota Statutes -- including the TIF Statutes, if TIF is requested -- and 

the City’s land use requirements. 

 

4. If staff determines that the preliminary due diligence requirements are met, then the City Council 

and their financial consultant shall conduct a preliminary proforma analysis to determine if the 

project has a financial gap and whether public assistance is needed. 

 

5.  After preliminary proforma analysis, staff will bring the project forward to the Council with a 

staff recommendation about whether the project warrants any financial assistance from the City 

and, if so, the amount and terms of such assistance.  The staff recommendation will include an 

assessment of the public purpose and the City goals the project will fulfill if assistance is being 

recommended.  

 

If an application is incomplete, the project does not meet minimum statutory requirements, or if 

the project is for a use (i.e., single family housing) that is prohibited by this Policy, it will not be 

brought forward by staff to the City Council. 

 

6. The City Council will consider the staff recommendation and decide whether to provide 

conceptual approval of the assistance as recommended. 

 

7. If the City Council provides conceptual approval for providing assistance to the project, the 

applicant shall deposit $10,000 with the City to cover costs incurred by the City, including but not 

limited to, legal and consultant costs incurred as part of conducting any additional fiscal analysis 

that may be required to meet the requirements of utilizing any public financing, drafting and 

negotiating a development agreement, and establishing a TIF district or abatement.   

 

If additional expenses are incurred beyond the $10,000, prior to the execution of a development 

agreement, the City shall notify the applicant in writing, and the applicant will be required to 

deposit additional funds upon notice. Any unused portion of the deposit shall be returned to the 

applicant.  

 

8. If the City decides to grant assistance to the applicant, the applicant and the City must enter into a 

Contract for Private Development containing at least the following elements: 

 

a. A description of the business assistance, including the amount and type of assistance, and 

the type of district, if tax increment financing is provided 

 

Page 4 of 53



2 
 

b. A statement of the assistance’s use and public purpose 

 

c. Measurable, specific, and tangible goals for the housing assistance, including income 

and/or rent restrictions 

 

d. A description of the recipient’s financial obligations if the goals are not met 

 

e. A statement of why the subsidy is needed 

 

f. The City may require the application to retain ownership of the project for at least the 

period of time needed to complete the development and/or structure, to stabilize its 

occupancy, and to establish the project’s management.   

 

g. The City may require the applicant to maintain a taxable property for an additional period 

of time after enough tax increment/abatement has been generated to repay the subsidy.  

This period of time is at the sole discretion of the City and will be determined on a case 

by case basis. 

 

If at any point during the process the applicant or a member of the applicant’s development team contacts 

a City Council or Economic Development Authority member, the Council member or EDA member will 

redirect the applicant to City staff. City Council and Economic Development Authority members will not 

meet directly with or have discussions with the applicant or a member of the applicant’s development 

team. 
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City of North Branch, Minnesota 

Housing Assistance Policy 

I. PURPOSE 

 

The purpose of this policy is to establish the criteria and procedures by which public assistance – 

including tax increment financing and tax abatement -- may be used to incent and support the 

development of logical and efficient housing development in the City that addresses a public 

purpose that the private sector is not accomplishing in the community without assistance. 

 

In certain situations, the cost of utilities, streets, eligible public improvements, affordable 

housing, City fees, redevelopment and environmental remediation, or site acquisition may make a 

housing project financially infeasible.  In any of these situations, the City may consider providing 

financial assistance to fill a demonstrated financial gap in the project when it is determined that 

the proposed housing project will address a demonstrated public need.  This policy shall be used 

as a guide in reviewing housing development applications for financial assistance.   

 

II. POLICY 

 

It is the policy of the City of North Branch to provide financial assistance to housing projects to 

assist with certain development costs.  A housing project receiving financing assistance must first 

demonstrate that it is addressing or responding to a housing need and, upon the showing of need, 

meet one of the City’s two additional goals. Eligible projects must be a (1) rental housing project 

that  meets or exceeds the income qualifications for tax increment financing as defined under 

Minnesota Statutes, Section 469.174 through 469.1794 and provides affordable rents to those 

units; or (2) provide for reuse or redevelopment of an existing property to increase the tax base. 

Housing projects may include workforce housing, senior developments, manufactured home 

developments and supportive housing. New construction of single-family developments and 

luxury rental housing are not eligible for public assistance unless they are part of a redevelopment 

project.  

 

Priority will be given to projects meeting some or all the criteria below:  

 

 Projects developed on City or EDA owned land 

 Projects showing deeper levels of affordability that exceed the minimum requirements of 

the TIF Law 

 Projects developing housing options not available in the City  

 Projects including amenities that are not available in other housing developments within 

the community above and beyond what is typically required in developments 

 Projects maximizing the density allowed under the zoning guidelines   

 Projects incorporating energy efficiency and / or sustainable practices 

 

Financial assistance may be considered to assist with the following eligible project costs: 

 

 Construction of affordable housing 

 Extending or relocating utilities or constructing utility infrastructure 

 Street improvements or street assessments 

 Site improvements  

 Site acquisition 
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 Clearance and demolition expenses 

 Environmental remediation 

 City fees including park dedication, utility connection, or storm water fees 

 Other eligible public improvements 

 

Public assistance will be provided through issuance of a Pay-as-you-go Note, with the Developer 

providing the financing and being reimbursed per the terms of the Development Agreement. 

Assistance will be up to – and not exceed -- an amount that generates a return that is within the 

market return for a comparable project at the time of development.  

 

III. PROCEDURE 

A developer may request assistance from the City by submitting a financial assistance application 

and supporting documentation, together with the non-refundable application fee to the City of 

North Branch.  Significant additional information may be requested at any time by the City. This 

information may be in addition to the materials outlined in the financial assistance 

application.  The Applicant shall be required to submit any and all information as requested by 

the City. 

City staff and, as appropriate, the City’s municipal advisor shall review the application materials 

and make a preliminary recommendation to the City.  The staff recommendation will include: 

a. The proposed amount of the financial assistance 

b. The proposed structure and terms of the financial assistance 

c. A rationale for the recommendation 

d. Eligible affordable housing project costs and the estimated cost of the project 

e. Past history of the developer’s performance after completing due diligence on the 

applicant 

 

The City may either deny or grant approval of any assistance.  Once the City has completed 

preliminary due diligence and financial review of the application, the developer applicant shall 

deposit additional funds in an amount established by the City, but not less than $10,000 as an 

initial escrow, to cover legal and consultant costs incurred as part of establishing a tax increment 

financing district, drafting and negotiating a development agreement, and conducting any fiscal 

analysis that may be required to meet the requirements of utilizing any public financing to 

support the affordable housing project proposed.  If additional expenses are incurred beyond the 

initial deposit, prior to the execution of a development agreement, the City shall notify the 

applicant in writing and the applicant will be required to deposit additional funds into the escrow 

upon notice. Unused applicant escrow funds on deposit shall be returned to the developer 

applicant. 

 

IV. GENERAL TERMS AND CONDITIONS 

 

The project must comply with the rent and income restrictions for the term of the assistance and 

report the rents and incomes to the City for the term of the restrictions on an annual basis. 

 

The City reserves the right to deny any application for financial assistance at any stage of the 

proceedings prior to adopting the resolution approving the financial assistance.  The Applicant is 

not entitled to rely on any preliminary actions by the City or its staff prior to the adoption by City 

of a final resolution of approval of the financial assistance, and all expenditures, obligations, 
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costs, fees, or liabilities incurred by the Applicant in connection with the Project are incurred by 

the Applicant at its sole risk and expense and not in reliance on any actions of the City. 

Any applicant who is not in good standing with the City, in regard to licenses, fees, taxes or other 

specific charges, will not be considered for receiving financial assistance. 

The Applicant shall hold the City, its officers, consultants, attorneys, and agents harmless from 

any and all claims arising from or in connection with the project or financial assistance 

application, including but not limited to, any legal or actual violations of any State or Federal 

securities laws. 

The City shall have the option of amending or waiving sections of this housing policy when they 

determine a change necessary or appropriate to continue to advance its housing goals. 
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CITY OF NORTH BRANCH, 
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Update to the City’s Business Subsidy, Tax Increment and Tax Abatement Policies 
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Business Subsidy Policy 
 
Introduction 
 
This Policy is adopted for the purposes of the business subsidies act (the “Act”), which is Minnesota 
Statutes, Sections 116J.993 through 116J.995, as amended.  Terms used in this Policy are intended to 
have the same meaning as used in the Act, and this Policy shall apply only with respect to subsidies granted 
under the Act if and to the extent required thereby. 
 
To effectively promote economic development within the city, be competitive with other communities and 
meet the diverse and continued needs of business and industry, the City of North Branch (the “City”) and 
Economic Development Authority (the “EDA”) have determined to make use of all available local and state  
economic development incentives and tools.   The use of these incentives and tools generally cannot be 
analyzed and reviewed using a single measurement but must rather be evaluated in terms of community 
needs and objectives, market trends, job creation, capital outlay and installation of public improvements. 
 
Intent to Retain Flexibility 
 
It is not always possible to anticipate every type of project that may provide benefit to the City. The City 
shall retain the option to amend or waive sections of this policy when it is determined to be necessary and/or 
appropriate based on the changing needs of the community.  Minnesota Statute 116J.994, Subd. 2 allows 
the City to deviate from its criteria by documenting in writing the reason for the deviation and attaching a 
copy of the document to its next annual report to the State. 
 
Business Subsidy Public Purpose 
Business Subsidies may be provided in order to achieve the following public purposes: 

 
1. Enhance the economic diversity of the city 
2. Create a variety of housing options 
3. Job retention and growth 
4. Create high quality jobs  
5. Stabilization of the community 
6. Increase of tax base 

 
The public purpose(s) of the Business Subsidy may include, but not be limited to, increasing the tax base 
of the community.  Job retention may only be used as a public purpose in cases where job loss is specific 
and demonstrable. 
 
This policy is adopted in compliance with M.S. § 116J.994 Subd. 2.  
 
Definitions 
 
“Business Subsidy” means a state or local government agency grant, contribution of personal property, 
real property, infrastructure, the principal amount of a loan at rates below those commercially available to 
the recipient, any reduction or deferral of any tax or any fee, any guarantee of any payment under any loan, 
lease, or other obligation, or any preferential use of government facilities given to a business, and as defined 
by the Business Subsidy statute M.S. §§ 116J.993 - 116J.995.   
 

  Business Subsidies do not include the following: 
 

1. Assistance of less than $150,000. 
2. Assistance that is generally available to all businesses or to a general class of similar 

businesses, such as a line of businesses, size, location or similar general criteria; 
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3. Public improvements to buildings or lands owned by the City of North Branch that serve a public 
purpose and do not principally benefit a single business or defined group of businesses at the 
time the improvements are made; 

4. Property polluted by contaminants being redeveloped as defined in M.S. § 116J.552, Subd. 3. 
5. Assistance provided for the sole purpose of renovating old or decaying building stock or 

bringing it up to code and assistance to designated historic preservation sites or districts, 
provided that the assistance is equal to or less than 50% of the total cost of the development; 

6. Assistance to provide job readiness and training services; 
7. Assistance for housing; 
8. Assistance for pollution control or abatement, including assistance from a TIF hazardous 

substances sub-district; 
9. Assistance for energy conservation; 
10. Tax reductions resulting from conformity with federal tax law; 
11. Workers compensation and unemployment compensation; 
12. Benefits derived from regulation; 
13. Indirect benefits derived from assistance to educational institutions; 
14. Funds from bonds allocated under M.S., Chapter 47A refunding bonds and 501(c)(3) bonds; 
15. Assistance for collaboration between a Minnesota higher education institution and a business; 
16. Assistance from a tax increment financing soils condition district as defined under M.S.469.174, 

subd.19; 
17. Redevelopment when the Recipients or Qualified Business’ investment in the purchase of the 

site and in site preparation is 70 percent or more of the assessor’s current years estimated 
market value; 

18. General changes in tax increment financing law and other general tax law changes of a 
principally technical nature; 

19. Federal assistance until the assistance has been repaid to and reinvested by the local 
governmental unit; 

20. Funds from dock or wharf bonds issued by a seaway port authority; 
21. Business loans and guarantees of $150,000 or more, 
22. Federal loan funds provided through United States Department of Commerce, Economic 

Development Administration and 
23. Property tax abatements granted under MN Statutes 469.18 to property that is subject to 

valuation under Minnesota Rules, chapter 8100. 
 
 
“Business Subsidy Report” means the annual reports submitted each year for each business receiving 
a business subsidy in the community.  The report is submitted by the local government unit in order to 
comply with M.S. § 116J.994 Subd. 7. (b). 
 
“Criteria” means the equitably applied, uniform standards by which the Economic Development Agency 
and /or the City bases its decision to award any business subsidy to a private business or development 
project establishing a business and creating jobs in the City of North Branch.   
 
“DEED” means Minnesota Department of Employment and Economic Development. 
 
“Economic Development Agent” means the city department, local or regional economic development 
agency or other authorized entity that is empowered to solicit, negotiate and form business subsidy 
agreements on behalf of the City of North Branch.  The Economic Development Agent for the City of North 
Branch shall be the North Branch Economic Development Authority (EDA), hereinafter “Agent”. 
 
 “Recipient” means any business entity that receives a business subsidy as defined by M.S. § 116J.993, 
and that has signed a Business Subsidy Agreement with a city.  
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Business Subsidy Policies and Requirements 
 
 The City of North Branch adopts the following: 
 

1. Any time the City of North Branch provides a business subsidy to a Recipient, that business is 
subject to the wage levels, job creation and other criteria set forth in this policy and specified 
in the Business Subsidy Agreement made with the city.   

 

2. The City of North Branch may authorize the Economic Development Authority (EDA) to act as 
its Economic Development Agent for certain types of projects for purposes of marketing the 
city, initiating & negotiating Business Subsidy Agreements, and executing Business Subsidy 
Agreements on its behalf. 

 

3. Job Creation/Retention & Wage Requirements 
 

A. Job Creation/Retention Requirement 
 
If the City determines that job creation is a goal of the project, at least 1 full-time or full-
time-equivalent job must be created when assistance is provided.     
 
Retention of existing jobs is acceptable, provided that the applicant can document that, 
absent the business subsidy, the job loss would be specific and demonstrable. 
 
If the City determines that the creation or retention of jobs is not a goal of a specific project, 
the job creation goal may be set to zero (0). 
 

B. Wage Requirement 
 
Wages paid (exclusive of benefits) for jobs created as a result of the Business Subsidy 
must be at least equal to 120% state minimum wage levels as of the date the business 
subsidy is approved.   

 

4. The City of North Branch may deviate from the wage and job criteria in this section by 
documenting the reason in writing for the deviation and attaching a copy of this reason to the 
next annual Business Subsidy Report submitted to DEED. 

 

5. A public hearing shall be held by the City of North Branch or EDA as provided by M.S. § 
116J.994, when the value of the subsidy exceeds or is expected to exceed $150,000 from local 
sources. 

 
The purpose of the hearing is to identify and define the criteria that the recipient shall meet in 
order to be eligible to receive a business subsidy. The hearing shall specify all information 
required to be included in the Business Subsidy Agreement as listed in section 7 (a) (below). 

 
As provided by M.S. 116J.994, Subd. 5., a public notice shall be published in print and if 
possible, on the internet, more than 10 days prior to the hearing identifying the location, date, 
and time of the hearing and providing information about the business subsidy proposed, 
including a summary of the terms of the subsidy. 

 

6. Business Requirements 
 

The business must enter into a “Business Subsidy Agreement” with the City that includes: 
a. Description of the subsidy, including the amount and type of subsidy, and the type of 

district if the subsidy is tax increment financing; 
b. Statement of the public purpose(s) of the subsidy; 
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c. Measurable, specific and tangible goals for the subsidy; 
d. Description of the financial obligation of the recipient if the goals are not met; 
e. Statement as to why the subsidy is needed; 
f. Commitment to continue operations in the jurisdiction where the subsidy is used for at 

least five years after the benefit date. 
g. Name and address of the parent corporation of the recipient, if any; and, 
h. A list of all financial assistance by all grantors for the project 

 
Businesses failing to meet the goals agreed to in the Business Subsidy Agreement must repay 
the assistance provided with interest, which is set at no less than the implicit price deflator as 
defined in the Business Subsidy Statute, M.S. §§ 116J.993 - 116J.995.  Repayment may be 
prorated to reflect partial fulfillment of goals. 

 
 

Tax Increment Financing Policy 
 
Purpose 
The purpose of this policy is to ensure development receiving Tax Increment Financing (TIF) is consistent 
with the City’s long-term goals and objectives. This is intended to be a guide for processing and reviewing 
TIF applications. The City of North Branch shall utilize TIF to encourage desirable development or 
redevelopment that would not otherwise occur but for TIF. 
 
The City is authorized to use TIF through Minnesota Statutes 469.174 through 469.1794. The City’s goal is 
to provide the minimum amount of TIF at the shortest term required for a project to proceed. The City 
reserves the right to approve or reject projects on a case-by-case basis, taking into consideration 
established policies, project criteria, and demand on city services in relation to the potential benefits from 
the project. Projects meeting policy criteria are not guaranteed the award of TIF. Approval or denial of a 
certain project is not a precedent for approval or denial of another project.  
 
The City Council and Economic Development Authority can deviate from this policy for projects that 
supersede the objectives identified herein. The City Council and Economic Development Authority intend 
to focus the use of Tax Increment Financing for projects that provide additional benefits to the community 
that may include public improvements and other amenities. 
 
Authority 
Minnesota Statutes 469.174 through 469.1794 govern the use of TIF and exceed any issues that conflict 
with this policy. 
 
Public Purpose 
The City of North Branch will consider TIF for projects that achieve one or more of the following: 

1. Demonstrate long-term benefits to the community. 
2. Provide additional public amenities as project enhancements. 
3. Retain local jobs and/or increase the number and diversity of jobs that offer stable employment 

and/or attractive wages and benefits through: 
a. Diversification of the local economy 
b. Significant addition of permanent, high-wage, full-time jobs 
c. Addition of jobs attractive to those unemployed or underemployed 

4. Significantly increases the city’s commercial and industrial tax base. 
5. Demonstrates the ability to encourage unsubsidized private development through “spin off” 

development. 
6. Facilitates the development process and achieves development on sites that would not develop 

“but for” the use of TIF. 
7. Removes blight and/or encourages redevelopment of commercial and industrial areas resulting in 

high quality redevelopment and private reinvestment. 
8. Offsets redevelopment costs (i.e. contaminated site cleanup) over and above the costs normally 

incurred in development. 
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Policy Statements 
1. The primary intent of TIF is funding for public improvements and secondarily for developer 

assistance. 
2. The use of TIF shall be in accordance with state law. The more restrictive language will apply when 

a conflict exists between this policy and state law. 
3. Projects must be consistent with the Comprehensive Plan. 
4. Preferred projects promote the completion of major public improvement projects within the city such 

as the installation of trunk sewer and water lines and major transportation projects. 
5. The level of assistance provided will be determined on a case-by-case basis as referenced in Public 

Purpose. 
 
Based on the extent to which the project achieves the policy statements (1-5 above), the city will 
consider TIF for projects in the following categories: 

a. Manufacturing 
b. Major office warehouse/production facilities 
c. Research and development 
d. Commercial projects encouraging substantial redevelopment of substandard properties 
e. Housing needs identified in the most recent city housing study  

 
 

1. Assistance for TIF is required to meet the uses identified by statute including, but not limited to the 
following: 

a. Public improvements 
b. Land acquisition and land write down 
c. Loans 
d. Site preparation and improvement 
e. Demolition 
f. Legal, administration, and engineering 

2. The preferred method of TIF is pay-as-you-go for eligible costs as reimbursement, upfront financing 
may be considered on a case-by-case basis. 

3. A maximum of ten percent (10%) of any tax increment received from the district shall be retained 
by the city to reimburse administrative costs.  

4. All TIF assistance must be accompanied by a signed development agreement including a minimum 
assessment value. The developer must provide additional financing guarantees to ensure 
completion of the project, including, but not limited to: letters of credit, personal guarantees, 
corporate guarantees, etc.  

5. TIF Districts shall be limited to the minimum term necessary to meet the project needs. Only 
projects exceeding the objectives identified in this policy will be considered to exceed the following 
general thresholds: 

6. Policy Considerations 
a. Each project is required to meet the “but-for” test to determine the need for and level of 

assistance. This test and the amount of tax increment generated determines the district’s 
term. It is difficult to facilitate a redevelopment, housing or soils condition district for less 
than the maximum term as the extraordinary costs involved are usually significant. The 
term of the district could coincide with the amount of tax increment the city has to spend 
on its priorities within a project area. 

b. Of all the TIF districts, the Economic Development District is most often the one limited to 
a lesser term. Economic Development Districts are really “incentive” districts where it is not 
so much the extraordinary costs as it is an “incentive” to get a business to locate in a 
community. In the other districts, the costs are easily identifiable and usually significant 
such as demolition, relocation, environmental remediation, and the cost differential 
between market rate and income/rent restricted housing.  
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7. Developers receiving TIF assistance shall provide a minimum of ten percent (10%) cash equity 
investment in the project. TIF will not be used to supplant cash equity. 

8. TIF will not be used in circumstances where land and/or property price is in excess of fair market 
value. A third-party appraiser agreed upon by the city and developer will determine the fair market 
value of the land. 

9. The developer shall demonstrate a market demand for a proposed project. TIF shall not be used 
to support purely speculative projects. 

10. The developer shall adequately demonstrate, to the city’s sole satisfaction, an ability to complete 
the proposed project based on past development experience, general reputation, and credit history, 
among other factors, including the size and scope of the proposed project. 

11. For the purposes of underwriting the proposal, the developer shall provide any requested market, 
financial, environmental, or other data requested by the city or its consultants.  

12. The City of North Branch shall only use TIF to encourage economic growth and development within 
the city limits. 

 
Application Process 

1. Applicant submits a complete application and application deposit consistent with the City’s adopted 
fee schedule. The application deposit will be used toward the cost of services provided in the 
evaluation of financial feasibility, establishment or modification of the district, and preparation of 
legal documents and agreements. An additional deposit of $5,000 shall be required for projects 
requiring statutory redevelopment substandard tests. The applicant shall reimburse the city for 
professional services in excess of the initial deposit. Deposit portions not utilized shall be refunded. 

2. City staff reviews the application for completeness and submits the application to the city’s financial 
consultant for review and preparation of a financial analysis. 

3. The EDA (as necessary) reviews the proposal and the recommendation to determine conformance 
with this policy. The authority makes a recommendation to the City Council. 

4. After meeting the statutory requirements for establishing the Tax Increment District, the City Council 
holds a Public Hearing and takes action on the proposal (Approximately 45-60 days). Increment 
Financing Policy 

 
 

Tax Abatement Policy 
 
Purpose 
The purpose of this policy is to establish the City of North Branch’s position relating to the use of Tax 
Abatement for private development above and beyond the requirements and limitations set forth by State 
Law. This policy shall be used as a guide in the processing and review of applications requesting Tax 
Abatement assistance. The fundamental purpose of providing Tax Abatement in North Branch is to 
encourage desirable development or redevelopment that would not otherwise occur but-for the assistance 
provided through the Tax Abatement.  
 
The City of North Branch is granted the power to utilize Tax Abatement by Minnesota Statutes, Sections 
469.1812 to 469.1815 (the “Minnesota Tax Abatement Act”), as amended. It is the intent of the city to 
provide the minimum amount of Tax Abatement, as well as other incentives, at the shortest term required 
for the project to proceed. Preference is given to projects in which the total amount of Tax Abatement 
request includes participation from the county. The city reserves the right to approve or reject projects on a 
case by case basis, taking into consideration established policies, project criteria, and demand on city 
services in relation to the potential benefits from the project. Meeting policy criteria does not guarantee the 
award of Tax Abatement to the project. Approval or denial of one project is not intended to set precedent 
for approval or denial of another project 
 
Difference between Tax Abatement and Tax Increment Financing  
The primary difference between Tax Abatement and Tax Increment Financing (TIF) is the way in which the 
dollars are awarded to the project. When TIF is awarded to a project by the city, the other taxing jurisdictions 
(the school district and the county) are required to contribute their portion of the increased taxes to the 
project. Conversely, when Tax Abatement is requested, each political subdivision has the option of granting 
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its portion of the increased taxes to the project. Subsequently, the dollars generated for the project with Tax 
Abatement are generally less than the dollars generated with TIF. 
 
Objectives of Tax Abatement 
As a matter of adopted policy, the city will consider using Tax Abatement to assist private development 
projects to achieve one or more of the following objectives: •  

 To retain local jobs and/or increase the number and diversity of jobs that offer stable employment 
and/or attractive wages and benefits as defined in the city’s Business Subsidy Policy. •  

 To enhance and diversify the city of North Branch’s economic base. •  

 To encourage additional unsubsidized private development in the area, either directly or indirectly 
through “spin off” development. 

 To facilitate the development process and to achieve development on sites which would not be 
developed without Tax Abatement assistance. •  

 To remove blight and/or encourage redevelopment of commercial and industrial areas in the city 
that result in high quality redevelopment and private reinvestment. •  

 To offset increased costs of redevelopment (i.e. contaminated site clean-up) over and above the 
costs normally incurred in development. •  

 To create opportunities for affordable housing. •  

 To contribute to the implementation of other public policies, as adopted by the city from time to 
time, such as the promotion of quality urban or architectural design, energy conservation, and 
decreasing capital and/or operating costs of local government. •  

 To significantly increase the City of North Branch’s tax base. 
 
 
Policy Statement 

1. Tax Abatement assistance will generally be provided to the developer upon receipt of taxes by the 
city, otherwise referred to as the pay-as-you-go method. Requests for up front financing will be 
considered on a case-by-case basis.  

2. Any developer receiving Tax Abatement assistance shall provide a minimum of ten percent (10%) 
owner cash equity investment in the project.  

3. Tax Abatement will not be used in circumstances where land and/or property price is in excess of 
fair market value.  

4. Developer shall be able to demonstrate a market demand for a proposed project.  
5. Tax Abatement will not be utilized in cases where it would create an unfair and significant 

competitive financial advantage over other projects in the area.  
6. Tax Abatement shall not be used for projects that would place extraordinary demands on city 

services or for projects that would generate significant environmental impacts.  
7. The developer must provide adequate financial guarantees to ensure completion of the project, 

including, but not limited to: agreements, letters of credit, personal guaranties, etc. 
8. The developer shall adequately demonstrate, to the city’s sole satisfaction, ability to complete the 

proposed project based on past development experience, general reputation, and credit history, 
among other factors, including the size and scope of the proposed project.  

9. For the purpose of underwriting the proposal, the developer shall provide any requested market, 
financial, environmental, construction plans or other data requested by the city or its consultants.  

10. Tax Abatement proposals shall not be used to support speculative office projects. Speculative 
projects are defined as those projects which have preleasing agreements or letters of intent for less 
than 50% of the available space.  

11. All Tax Abatement proposals shall optimize the private development potential of a site. 
 
Project Qualifications 
 
All Tax Abatement projects considered by the City of North Branch must meet each of the following 
requirements:  

 The project shall meet at least one of the objectives set forth in this document.  

 The use of Tax Abatement will be limited to:  
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• Industrial development, expansion, redevelopment, or rehabilitation; or  
• Commercial redevelopment or rehabilitation; or  
• Office facilities with a minimum new construction of 25,000 square feet  
• Workforce housing 

 The developer shall demonstrate that the project is not financially feasible without Tax Abatement. 
Evaluation of the project’s financial feasibility without Tax Abatement shall be provided by the city’s 
financial advisor on all requests of over $25,000 total public investment. 

 The project must be consistent with the city’s Comprehensive Plan, Land Use Plan, and Zoning 
Ordinances.  

 The project shall serve at least two of the following public purposes:  
• Job creation or job retention.  
• Significantly increase the tax base.  
• Enhancement or diversification of the city’s economic base.  
• Development or redevelopment that will spur additional private investment in the area.  
• Fulfillment of defined city objectives.  
• Removal of blight or the rehabilitation of a high profile or priority site. 

 
Subsidy Agreement and Reporting Requirements 
All developers/businesses receiving Tax Abatement assistance from the City of North Branch shall be 
subject to the provisions and requirements set forth by the city’s Business Subsidy Policy as amended and 
Minnesota Statutes Sections 116J.993 to 116J.995 (the “Minnesota Business Subsidy Law”), if applicable. 
 
Application Process 

1. Applicant submits the completed application along with an application deposit consistent with the 
City’s adopted fee schedule, to be refunded for any portions not utilized if the project does not 
proceed. The application deposit will be used toward the cost of services provided in the evaluation 
of financial feasibility and preparation of legal documents and agreements. Projects that demand 
professional services in excess of the initial deposit shall be required to reimburse the city for the 
additional expenses.  

2.  City staff and consultant review the application.  
3. Results of the review are submitted to the appropriate governing authority (EDA) for 

recommendation to the City Council of approval or denial of the request.  
4. If preliminary approval is granted, all necessary notices, resolutions and agreements are prepared 

by city staff and/or consultants.  
5. Public hearing(s) on the proposed request are held.  
6. The City Council grants final approval or denial of the request. 

 
Applications to other Taxing Entities 
 
It is recommended that applicants intending to seek Tax Abatement from the County and/or School District 
make their applications to those bodies concurrent with their application to the City of North Branch.  
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Tax Increment Financing
City of North Branch
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• Encourage development that 
normally wouldn’t occur without 
assistance (“but for”)

• To do what the market won’t do on 
its own

• Only ‘nudge’ markets, can’t create 
markets

Fill a Financing 
Gap

Why consider providing TIF assistance?
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Create or 
retain jobs

Redevelop 
blighted 

areas
Remediate 

polluted sites

Construct 
affordable 
housing

Increase or 
diversify tax 

base

How can TIF be used?
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What is Tax Increment Financing (TIF)?

The ability to capture and 
use most of the increase in 
local property tax revenues 

from new development 
within a defined geographic 
area for a defined period of 
time without approval of the 

other taxing jurisdictions.

Minnesota Statutes 
469.174-469.1794
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Before Development After Development
0

20,000

40,000

60,000

80,000

100,000

120,000

140,000

160,000

180,000

200,000

After - School (TIF)

After - County (TIF)

Acter - City (TIF)

School

County

City

What is TIF? (Residential Example)

• Market Value
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• Tax Capacity

(Frozen Tax Rate)
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Before Development After Development
0

100,000

200,000

300,000

400,000

500,000

600,000

After - School (TIF)

After - County (TIF)

Acter - City (TIF)

Fiscal Disparities (Metro)

State General 

School

County

City

What is TIF? (Commercial Example)

• Market Value

• Property Taxes

• Tax Capacity
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• Base Value
• State-wide Taxes
• Market Referendum Taxes

What is Excluded from TIF?
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Types of TIF Districts

• Redevelopment

• Renovation & Renewal

• Housing

• Economic Development
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• Goal
ü Clean up blighted sites & remove substandard buildings

• Maximum Term
ü 25 years from receipt of first increment (26 years total)

• Establishment Requirements
ü Coverage test 

ü Blighted building test (substandard) 

ü Reasonable distribution

Redevelopment TIF Districts
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• 70% of parcels must be occupied by:
ü Buildings
ü Streets

ü Utilities

ü Paved or gravel parking lots
ü …or other similar structures

• Parcel must be 15% covered to be considered “occupied”

Redevelopment Districts: Coverage Test
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More than 50% of buildings must be “structurally substandard.”
ü Defined as containing defects in structural elements or combination of 

deficiencies in essential utilities & facilities

ü Cost to bring building into compliance with today’s building code must 
be more than 15% of the cost to construct a new structure of same type 
& square footage

ü Consultant typically utilized, some do this internally

Redevelopment Districts: Blighted Building Test
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• Goal
ü Clean up blighted sites & remove substandard buildings

• Maximum Term
ü 15 years from receipt of first increment (16 years total)

• Establishment Requirements
ü Coverage test

ü Blighted building tests (substandard and obsolete)

ü Reasonable distribution

Renewal & Renovation TIF Districts
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Redevelopment vs. Renewal & Renovation 
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• Goal
ü Create rental or owner-occupied housing for low- to moderate-income 

households

• Maximum Term
ü 25 years from receipt of first increment (26 years total)

• Establishment Requirements
ü Rental

ü Owner-occupied

ü Commercial restriction

Housing TIF Districts
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Rental:

• 20% of units must be 
reserved for tenants with 
incomes at or below 50% of 
area median income (AMI)

-OR-
• 40% of units must be 

reserved for tenants with 
incomes at or below 60% of 
the area median income

Owner-Occupied:

• 95% of housing units 
must be sold initially to 
buyers with incomes at or 
below:
Ø100% of greater of 1) 

Family AMI or 2) state 
median income for 
families of three or less

Ø115% of the greater of 
1) Family AMI or 2) state 
median income for 
families of three or more 

Commercial Restriction:

•No more than 20% of the 
square footage of buildings 
in district may consist of 
commercial, retail, or other 
nonresidential use

Housing Districts: Establishment Requirements
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• 20% of units for persons at 50% AMI; or

• 40% of units for persons at 60% AMI

17

TIF for Rental Housing

Page 35 of 53



 

18

Sources Uses

Cash

Equity

Debt

Total Development Costs

The Financial Gap: Sources & Uses
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Expenses Revenue

Debt 
Service

Operating 
Expenses

Projected 
Revenues

The Financial Gap: Ongoing Operations
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• First owner must have an income at or below 100% - 115% AMI
ü Family of 1-2: $116,900 for 2025

ü Family of 3+: $134,435 for 2025

20

TIF for Owner-Occupied Housing

Page 38 of 53



 

21

• Goal
ü Create tax base & new jobs

• Maximum Term
ü 8 years from receipt of first increment (9 years total)

• Establishment Requirements
ü Building use

ü Workforce housing

ü Commercial – Small Cities

Economic Development TIF Districts
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85% or more of building used for…

• Manufacturing, production, warehousing, 
storage, and/or distribution of tangible 
personal property

• Research & development
• Telemarketing
• Tourism facilities
• Space necessary for above activities

Workforce Housing

• City located outside of metropolitan area
• Average vacancy rate is 3% or less in last 2 

years
• Written statement from one business within 

15 miles employs a minimum of 20 FTE 
employees indicating lack of available 
housing

• School and County approval 
• Ends in 2027

Economic Development Districts: Establishment 
Requirements
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ESTABLISHMENT
TIF 101
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Develop a 
Business 

Assistance 
Policy & 

application 
process

Complete 
application & 

provides 
escrow 

(applicant)

Review 
proforma and 
conduct gap 

analysis 
(City)

Draft terms 
sheet

Draft 
development 
agreement 

Establish TIF 
District & 
approve 

agreement

TIF: Subsidy Process
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• Gap analysis to determine how much TIF a project needs to be 
financeable and for owner/developer to maker a market rate profit

• TIF pledged to developer via agreement, including a TIF Note

• TIF Note – Pay as you go (PAYGO) – Developer financing, no debt 
borrowing by community
ü Some TIF kept by community for administration

• Lookback provision – Can adjust TIF Note if project overperforms

25

Project Funding Gap Analysis and TIF Note
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Draft TIF Plan

Statutory 
authority

Statement of 
objectives Prepare budget

Assess 
departmental 
fiscal impact 

Create a map of 
the district

But-for 
qualification
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Notices

Notice to County 
Commissioner 30 days 
prior to hearing notice 

publication

TIF Plan with fiscal 
impacts to County & 
School Districts 30 
days prior to public 

hearing

Hearing notice 
publication at least 10 
days prior to hearing
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• Council holds public hearing, 
considers resolution to adopt TIF 
plan
ü Type of district

ü But-for finding (pro forma analysis)

ü District conforms to general 
development plan

ü Plan affords maximum opportunity 
for city’s development needs

Public Hearing
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Just because you are 
authorized to spend up to a 

specific dollar amount 
doesn’t mean you have to 

use it…

Interfund Loan Resolutions

Interfund Loan 
Resolutions are 

“insurance policies” 
against negative cash 

balances! 
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Ehlers is the joint marketing name of the following affiliated businesses (collectively, the “Affiliates”): Ehlers & Associates, Inc. (“EA”), a municipal advisor registered with the Municipal Securities Rulemaking Board 

(“MSRB”) and the Securities and Exchange Commission (“SEC”); Ehlers Investment Partners, LLC (“EIP”), an SEC registered investment adviser; and Bond Trust Services Corporation (“BTS”), a holder of a limited 

banking charter issued by the State of Minnesota.

Where an activity requires registration as a municipal advisor pursuant to Section 15B of the Exchange Act of 1934 (Financial Management Planning and Debt Issuance & Management), such activity is or will be 

performed by EA; where an activity requires registration as an investment adviser pursuant to the Investment Advisers Act of 1940 (Investments and Treasury Management), such activity is or will be performed by EIP; 

and where an activity requires licensing as a bank pursuant to applicable state law (paying agent services shown under Debt Issuance & Management), such activity is or will be performed by BTS. Activities not 

requiring registration may be performed by any Affiliate.

This communication does not constitute an offer or solicitation for the purchase or sale of any investment (including without limitation, any municipal financial product, municipal security, or other security) or 

agreement with respect to any investment strategy or program. This communication is offered without charge to clients, friends, and prospective clients of the Affiliates as a source of general information about the 

services Ehlers provides. This communication is neither advice nor a recommendation by any Affiliate to any person with respect to any municipal financial product, municipal security, or other security, as such terms 

are defined pursuant to Section 15B of the Exchange Act of 1934 and rules of the MSRB. This communication does not constitute investment advice by any Affiliate that purports to meet the objectives or needs of any 

person pursuant to the Investment Advisers Act of 1940 or applicable state law.

Important Disclosures
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City of North Branch 

Staff Report 
 

Prepared By: Ryan Saltis, City Planner 

Presenter: Nathan Sondrol, Community Development Director, Ryan Saltis, City Planner 

Date: 09/11/2025 

Board & Commission: Planning Commission 

Subject: Viking Meadows Development 

 
Background:  
City staff met with developers who are interested in developing a 27.75 acre vacant parcel 
located at PID 11.00343.00.  
 
This is on the agenda as a discussion item. There is no action to take at this time. 

  
 
Voting Requirements: 
 
Voting Options            Simple Majority 
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Date:   9/2/2025 

To:  North Branch Planning Commission 

From:  Ryan Saltis – City Planner / Nate Sondrol – Community Development Director 

Re:   Discussion Item – Viking Meadows Development 

 

Background:  

City staff met with developers who are interested in developing a 27.75 acre vacant parcel located at 
PID 11.00343.00. This parcel is directly to the east of the North Branch Wastewater Treatment Plant 
with access to the parcel from Hemingway Ave.  

 

The parcel is zoned R-3 High Density Residential and is also guided as LUR-3 Land Use High Density 
Residential within the City of North Branch Comprehensive Plan. The minimum density requirement for 
High Density Residential is 6 units per acre.  
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The concept plan for this development shows a mix of Single-Family Homes and duplexes. The concept 
plan also shows areas for a park, Right of Way locations and storm water ponds. This layout is planning 
to be modified to account for the city’s future transportation corridor which runs through the parcel.   
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Comprehensive Plan – Future Transportation System Map:  

 

 

This is on the agenda as a discussion item. There is no action to take at this time.  

 

 

 

 

 

 

Subject 

Site
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