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POSED DISPOSITION PROCEDURI JR PROJECT UR MINN, 1-2

Th.s document has been prepared to present proposed procedures for the
digposition of land in Project UR Mimn. 1-2. It is divided into the
following parts:

A, Parcelization
Genersl Outliné of Procedure for Disposition of ¥ajor
Tracta under Competitive Conditions
D spos.tian for Public Use
Digpos tion for NHopeProfit Isstitutiomal Use

Disposition of Land Having Special Adaptaviiity ang S

Yalue for Use by a Specific Private Redeveioper

Disposition of Hegidentisl Lots
Methods of Developing Interest

Mathods »f Avolding Speculation




PARCELIZATI

The proposed parcelization of Weagtern Redavelopmeant Project, UR
Minnesota 12 for the purpose of disposition of land is shown on
accompany ing Parcel Map. The follmwing Table ind.cates the appre

sige of each tract and the proposed use;

PROPOSED USE;

Commereial
Isatitutiosal (Chureh)
Commereial
Commere .2l
Cozptreial o Resident:al
Regidential
Publie Pars
Reg (dentlal

Res idential or
Iagtitutionel

Publie Sehool
Comzere al 66,012

Fubl.ie Sehool or
Community Center Playground 6,913




B, GENERAL OUTLINE OF PROCEDURES FOR DISPOSITION USUER COMPETITIVE COWDITIONS

1his procedure will apply to tracts 1, 3 Shrough 6, 8, ¥, and 11 a8 shown on

the Parcel Map.

l. Bstablistment of Palr value for Use

Sl - e i i L —— -

&. The Authority shall establish a falr value for use for smch tract to
B¢ gold under competitive conditioms. These values will be far the
guidance of She Auvihority and its staff (see footnote no. 1; value
for use, attached herets).

The fair values for use shall b6 sudbmitted for ecamcurrence to the
Eousing and Howe Finanee Agency.

Ihe faly values for use shall be sudbject to revisios by the Authority
Vvith the eoncurrence of the Hous:ng and Home Finance Ageney. Any
necessary changes ia ust valuss shall be made prior to avard of Bny
oid for land purchase.

General Publioity

The Authority shall widely advertise the ava iability of the Redevelopuent
land for a period of four months through the following wechan . eus;

8. A broghure distributed natiomally '

b. Gpeclal letters to particular types of potentiel redevelopers

¢. Meelings with nterested groups .n St. Paul and M nnsapslis

d. Special publicity in newspapers and trsde af: Az .nss

¢. Individual interviews with potential redevelopers

Formal Advertigement for Proposals

LilAY .

&. AL The end of the period of Gensral Publicity specified in "2 avova,

the Authority shell formally adverti.se the avallability of the




ERdevelopment projeet land %oth in & mewspaper of nat . omal girculstios
and in local sewspapérs. This advertisement shall specify & cuteofy
date for the submission of proposals of mot less than 60 days from

the first date of sdvertising. The advertisesent will indicate the
pature of the land for sale and generally the terss and cond . tions

of sale. It shall reguest interegted pérsons to ocblalinm bid documents,
sanple contracts and ilsstruments from the Authority. All persons having
previously expressed iuterest in the land will receive copiss of the
published sotice by mail,

he instructions shall call for open proposals together with b.ds and
vid guarasntee. They will indleste the eriteris upon which proposals
vill be Judged. (See fobtnote no. 8) The Authority will ask for site
plans, data as %0 bullding types, use and eccupancy and cther detailed
inforsatitn alloving snalysis %o be made as ©0 the degree o whieh

the propossl meets the requiresents of the Authority and as to the
general excellence of the proposal.

Analysis o>f Proposals

All proposals shell be carefully studied by the Authority staff. A tabulation
af bids shall be prepared snd a written amalysis of each proposal prepared
poiating sut the extent to which it meets the standards and criter.a

»f the Housing Autherity for the development of the tract and indlcating

suy deficieney. The tabulation and the asalysie shall B¢ revieved by the
Authority and placed on file at the affice of the Authority. The Authority
may refor any proposal to the Departseant of C.iy Plaasning or 9ther Clty
Pepartments for comment., The Authority shall provide each pidéder with a

tabulation and snalysis of all bids.




Finsl Bide

W.th ten days due publle not .ee and personal notice by mail %o each

bidder, the Authority shall hold a public weeting at wiich any bl.dder

gliall have a foraml opportunity to saend hile proposal oOr change nie
vid.

Amalysig of Finsl B.ds

a. The Authority shall ismedistely ssalyze all bids received and
deterpine the ssard for sach t on whieh an agespiable bld has
paen received.

Coples of the final Sabulation of all bids logether wilh rec ansnded
azountes shall be tramemitted t0 the Eouwsing and fome Fiheuee Agenay
vith & request for concuwrrense in the proposed anduat.

Publie Hearing and Award

8. The Authority sball publish motige of public hearimy on the proposed
avard or swmrds as required by Minnesots Dtatute ineluding per soanal
potice by mail to each of the bidders. (Bee Fostmote ¥o. 3)

The Authority shall hold & public hearing on the avard or avards.
At thig hearing >r as socon thereafter as practicable, the Acthorivy
ghiall sake the forual awards t0 the successful bidders. If ¢iue
gurrence has n>t besn received from the Housing ansd Howe F.ngnce
Agency, these avards shall be sade contimgent upin suck eoncurrence.

B. Execution of Contracis

gais shail be prepared by the Authority and executed

by bhoth parties,




C.

DISPOBITION FOR PUBLIC USE

1. Park 8ite Tracty 7

Tract 7 is to be disposed of to the Housing and Redevelopment
Authority for developmént as a C.ty Perk and dedicated to the ¢ 'ty
»f Bt. Paul for operation,

Behool Site Tracts 10 and 12

Tract 10 im to ba sold to the Board of Educati.on for development
ag & grade sehool and playground site, Traect 12 will be d.spoeed of
for playground use to elther the Board of Education or the Over
Boys Club Community Center wikich owas the adjdning property.
DISPOSITION FOR NON=-PROFIT INSTITUTIOMAL UsE
It is proposed thatl Tract E conslsi.ng of 10,930 square feel be sold
to the Trinity Lutheran Church which adjoing this traect 2 tThe east
to provide land for & parish house. It is proposed to negotiate this
sale Bt & price based on the faly use value for the tract for its most
provable other use wnich ig commercial. This propdsal ia desired by
the ¢church. If this sale ig not aceomplished the trsct will be comd.ned
vith Tract 3 apd gold for commeresial use.

PISPISITION OF LAND HAVISG SPECIAL APAPTABILITY AED SPECIAL VALUE FO
USE BY A SPECIFIC PRIVATE DEVELOPER

Ju both sides of Aurore Avenue between Farrington and Galtier Strests

the Authoity is acquiring & tutal of 7 scattered tracts ineluding 16
acguisition parcels. In every ¢as® these tracts adjoin resideatial
properties. In & susber of cases where thesge properties have lnaduuate
glde yards it is proposed to gell the owner strips of land vearying from

10 2o 30 feet in frontage at fixed prices to provide more adeguate spacing.
ihe procedure in these cases will bve to get a speeific fromt foot value

and work out with the swner the saount of land AL is deslirable for him




to purchase. The Authority will submit the spec.fic prices and parcel
identifigations to the Housing end Home® Finance Ageney for approval.

it v .11 then advert.se and hold & public hear.ng on the proposed sale of
the pareels in guestion to these Jwners.

DISPOSITION OF RESIDERTIAL LOTS

The Authority will have remaining a total of approximately four lots

in the area vetween Jaltier and Farrington Jtreets om Aurors Avesue,

1% is proposed to offer these lots at a fixed price o owners of
standard regidentisl properties in the area whio wish T move their

houses. Any remaining 1ots will be sold st suction 9 the high bidder

aftor appropriate advertising. Suscessful bidders will be required o

meet the gtendsrds of both the City and the Authrity in moving houses

snto these lots or in construding new resgidential buildings.

METHODS OF DEVELOPING INTEREST

Projects UR Mianesota l-l and UR Minnegota 1«2 have been in various stages
»f planuing and developasnt for more thas four years. Dur . ng this tLime

4 great deal of loeal publicity and some national publieity hse been given
the projects. Thius publicity has atiracted the attention of & number of
losal and suts de poteatial redevelopers who bave gpprosched the Authority
for ‘aformation. Others have been made generally aware of the prijects

and eventusl availavility of sigeable tracis of land for private develap-
ment, N0 special effort has veen made to build on this general publieity
and interest, in view of the Authority’s inabllity up to the preseat o
promise delivery of any barge parcel of land at a detergined date withinm

& reassonable length of time. Developers need te know as precisely ss
possible vhen they can start constructiam,

The Authority is begimning ilemediately s period of more intens:ve publicity

leading to dlsposition of the magor tracta m the Wegtern Redevelopaent




VA N oaneaota l-2, through empet tive bidd ng. This period of
by w1l ecntinue for about six months. After approximately
Wonthe, the tracts will ve forma.ly advertised laviting proposals
sent to the Authority withim a period of 60 day The major
¢lements of this ‘ntensified csmpalgn to devalop
purchase of redevelopaent land by poteatial devels
Printed brochure
Newspaper publicity
Hagazines
Gpecial letter to particular types of
potential redevelopers
Meetings with Interested local groups
Each of these is discussed below:

grochure

s s

printed brochure will be g folder of & gize to £1% in & businoss

Sir 8lav, propoged uses and exewllasat amenitiss.
salient Teatures of 8t. Paul and its trade area.
The brochure will be distrivuted throughout the country and thepefore
s purpose will be to report general inforsstion ssd srouse mBquiry
for detalled data.
IS 1s planned to gsead the brachure baoth to potential redevelopers sand
Lo orgaaizstions in various aspects of the real estate business. The

brochure will be distributed during the Summer of 1985,

€. Newspsper publicity

During thelir planning and developuent %0 date, the St. Paul redeve lope
went projects bave received a considerable smount of local favorable

nevspapery publleis The intérest of speeif




and their preliminary sketel plans have beon the subject of sxteasive recent
néwvepaper storiss. The local piwspapérs, 5t. Paul D.spateh and 8t. Pau)
Pioneer Press, have shown every interet in the projects and the scceleration

of their pragress t0 and through the period of property dlsposition. Aa i
tensive effort will be wede 0 concentrate ndwspaper attentionm on the progress

Jects and the availability of land for sale during the period of

lagazines.
¢ planzned o attegpt ¢ obtain short write-ups in trede maganines at the
time of publishing the brochure, and when the land is advertised. ?é@v‘aus
uxperisnce indicates that these publications will give comsidersble attentisa
isyelopments.

ipaeial isttears.,

It i@ proposed L0 send & ssries of special personsl lettars from the Authority
and possibly tha Mayor and Chauber of Commerce Lo selectad groups of progpective
developers throughout the eountry, ealling their attention to the availability
of prajeet land.

5« Meetings with Interested Local Groups.

f meet nga ‘v pisnnad v .t ! roups Lo the resl egtate induatry

eote, the ava' lab

F AVOIDIRG
opmenti Jland
prevent oo of speculatis
ment and provieion that the comenants and

3 twenty-five years after sale,




Y¥OOTROTES

such lend shall be wmede availavie at ite fa'r use value, as dete
the Authorit,, vhich determimation shall be based on ite proposed
forth in the redevéelopument plan." (Minnesote Statutes Annotated
462.525,
iou of the lease® or sale of a project area as an eulirely the Auth
nay lease or se¢ll parts 4f that area separately te redavelopment ecompan e,
pther persons, any such 353: ' legas of & part or parts of a proJeet area shall
be fully subjeet to The provisions of the Bection, 'melpding property requ

public lowsrent housing projectis.™ (Ibid Subd. &,)

include the bid pries; anticipated beansfits, ecomoale,
socinl and fipancisl, imcluding antisipated tax revenue, sffects on adjacent
and vearby areas; rentals Or pale price 50 be established for the completed
unl®tg; the introductilon 21 aev coumsreiel enterprise in the area, asd comssguential
‘ngrease in employment; effect on traffic and public transportation; aesthetic
fuctors; locatlon of various units in relation to the ftate Caplitol approsch)

-

jualifications, experi.énes, apility, Tfinencial status and .aterest of the preposed

rédevelioper, partigipants and sponsors; anticlpated commeaceatut and couplet.on

dates for the tomstructi on of the preposed developme d ‘aprovesenis; the relation

and effegtl 0f the particulsr propised improvements covered oy the bid upon the
entire propsed redevelopment plan; compliance with all federal, state, am
sunicipal lawvs and all regulations thereunder, including reguirements b

redeve Lopaent authority.




Footnote

Minnesota Statutes Acnotated, Section 462,525, fubd, 2
provides in part, "Any such lease or gale may be made vithout public bidding

but only efter public hesring, after 10 days public notice; by the Authority

upon the proposed lease or sale and the provisioms thereof." This Sectlion

eontaing soue, but not all, of the requiremeats o be followed and qualifi-

cations to be met by bidders im the offeriang for sale of recevelopuent

lande .
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Statozent on Mir Yolus fg!.ﬁ = Wgetern “edeveloyment E-WJQJ_B*-..}‘.-tm, i=2_(contd,)

Tract 31 Approx, 708,760 squars feet
Recormended Valus §1,50 per square Teet
Totel Recommenied Valus $992,26L

Tract &1 . Approx, 315,000 square feetd
Rogonmonded Yalue $1.40 per sguare fest
Total Reconmended Valuwe B48),000

Theae tractes reyraesent o goneidernble enlargessant of port of the commereinl tyuet apyyprised
by Boeth and Dolan snd by Venrlick =0 that the values arrived at by them are not striolly
spplicable, Thay, hovever, tan be wsed as 2 etaring point, Beeth and Delan appear 10 have
used comparsble sclese almost sxeluwrively in setting thelir walues, The originally set »
flat figare of §1,50 por squars foot Tor commercial land in the Yestera Areas Thiz waa
later increased by 207 %o $1.68 per square foot,

Roy Yenslick's nppraisers arrived at thelr walumstions ia & somewha$ different mannar, They
firnt establishad o $200 front foot walue for lots fronting om Rice Street snd §l25 per frons
foot on Jots fronting om othar project mtreets, These valuez wers for lote of a standard 125
foot depth, Additionsl]l depth alded s decreceing insrement $0 walue agcording to & predeter-
mined formala, 7Thus A th insressing depth, the valwe for fromt foot incrassed bub the average
value por square foot degrensed, The Yenziick method for the precent parcel ¢3 gives s valus
of §1,06 por squnre foot, snd for Parsel "4" g welue of §1,08 por sgwmrs Toot, It is Delieved
that the Venslitk mathod 18 inadscwato for arriving at & proper value for the trmets of Jand
involved ere., It preswses $hnt waluwe 12 almect entirely deternined by street fromfage while
one of the wost ssstential faote sbout the precent tracts 4 their size wvhich briwge into the
mayket for thew uses vhich caanot be 2pcommadated L any wvay on & 125 foot lot, The Vem:liick
formula on a street wish 2 wvalus of 0200 per front oot for 12¢ depth lots mesigne 305 of

the value to She firet 15 feet in depth. Zach ssuare feet of land in these first 15 feet are
varth about 34,00 2 piese, On the other hand, the land Debtween a depth of 200 and 250 feet

is vorth emly shoub 60¢ per squave foot, The norrower the paresl the more wilunble sctording
to this mproach, Thas scphaeis in the ¥enslick report 4s on ribdom-type GOwcesrcial develope
mat slong FMise Strent with parking in the reay,

In view of the frat Shat the walue of the land in thave tracts 1o comsilershly cshonsed by
the sise of the pargeles and the fagt that langer comuereial users, perticularly lasgs retail
stores or shoppin: smmter develoyment i jpoesidle, an messsblage factor should be waed %o
values obtained by the framt Toot valus mathod., I A 205 fagtor i applied to tha §1,06
figures, 1l.27 pér sogware foot results,

If a 308 factor is added, n $138 por square foot velue results,

Both sppraisals olte wany sales of commereisl land of more or less recency, fono of the
sales, however, 12 for parvels approaching the sise of either Pareel 3% or Farecel "4, The
largest parcel aited by Wemslick 19 27,780 square feet, vhile the larvgeat parcel ol ted by
Beoth and Dolan 15 70,000 squars feet, Valuse nre astimated at Cros 44¢ per squere Food %o
more than §20.00 yer squere fpot, The parcsl which Beeth end Dolan find more conpammble is
one at Eios anwd Sharturne of 27,780 stvare fest vhich rented om a long term lense for o super
parket purryose on the Lasis of & wvalue of §1,40 per scuare oot The lotcation in quite
conparable % Pargels Y3V and "4" glthowgh prodably less desirsble for user which wvould be
gerved by the prostige of the Capitol Approqch locstiom,

Since the appraionls wers aade, one large piege of properSy iknown as the "Qur Darn Hite" sold
for §1.30 per square foot, This ssle late in 1954 insluded several asres at the gorner of
Undversity and Smelling Avenwes, A large shopping cemder is plannad for thiu site.




It bae the sdvantege of belng on Uniwrsity and Saelling Avenuse, both mjor streato] ie
served by reilrond Sratkage sad 40 in e heart of the Midwm, Industrial avea., IS 495, howe

ever, aome 3 miles furtler from She centar of the City than are Parcels *J" and “4%,

Eince both sypraisals vere made, ndditiomal stope have been tarten to complete the Capiteld
Approseh Programs, The nuthorirzation of an expenditure of §6,000,000 for the State g hway
Depnrtment Bulldin: drectly sross fron the Jemsardisl Ares ia UR Man, 1=2, and the
suthorigation of 45,000,000 for fuwrther State Office Building in the Capitel Approash
enhanses the velue of She redevelopment lund,

The Yemslick report indiscted that bighey wveluwas ooull Ye nseigned the Oommorcisl Aress in
the Yeptern Projeoct, if the percelimation wee shanged so as to allow the developer %0
determine the lotnbion of e parking and 4 the wseo slioved were less restricied so a8
0 permdt & vider compotition, Freesnt plane ain %o aoCapt Both of these suggentions, In
viow of all of %he apve wmasiderations, 1t 15 believed thet gir wvalue for percels "3 and
"a* ghould be vat ab 8180 por squere fout,

Trest 52 Approx, 235,050 sgunre feed
Rosidentinl Focasmended Jommereinl Recormended
Value 00,55 psr square foob Valus $1,20 per souare foob
Total Yecounended Velue £129,278 Total Focommended Value $202,060

It 45 now plammed %o offer Parosl "5" for sale for hish density residential development, or
for comperainl development &8s of fice building eitea,

a i
™e origioal Feet: and Rolan zppeisal placed the fadr use value for high density resicdentisl
aread in Project UR Mun, 1«2 at 304 per nquare foofs later this wvalus wae ralosd % bo¢
a squave foot, Ths Venzliok appratisel saseigned n valua of §65.00 per frant foot imci-viirg
an astemdlige Tadtor for 125 foot dapth, Tor the 255 foot depth of Tract, Shis rooulte by
formuls in a value of $92,30 per front foot or 36,2 por square foot., "These appraisals were
both made in the sbesnse of Tederal lesislation giving the faverable Steras for inswred uort~
gnges sincs provided by Seotion 220 of the Bowing Act of 1998 In view of tis anddso
besause of the demmmifor opportunities ia €:4s nren whish will Ye greatly strengibonsd bWy the
eonetrustion of the bwo state ofTice Duildings sentionsd sbawve & felr value for use of 559 per
sqguere foot is vetornaended, At maximus density oF 553welling wnite par agre, Shis will resull
in an average land 90t per apartment of 3496 whish would probably be adout 55 of todal
dovelopment cont par spertment at currens comutruction coste,

Someroind

The originel Booth and Dolan appraisal would iniidate u yalue of $1.40 por square foot,

ns this figure was dacged on all sonrersianl land salthough at the #ime of the mppraisal, thie
yarcel wis #choduled for veuldential use, The rovised appraisal in a sizilar way would
indicats » value of $1.68 per squave foot, The nethod euployéd in the Yenslick sppraiasl
pineing » Tromt fool velne of 51,20 per front Tood for a 125 foot depth, resuite in a figure
of 30.99 per squase foots It is Delieved that at lenst a 200 sssexblage Tactor should be added
$0 this Tigers, This results in s wvalue of spproximatsly 51.20 per square foet vhich is re~-
conmended 28 the falr wvalue for use., It should b pobthd that the limitation of thie yarcel ®
office dullding ues and its velative distencs fron the Cmpitol Approssh Justifies & lesser
value than that far tha Srects bordering Toe Strect,




r Yalue Sor Ute = Yestorn Jedeveloument Fiojeas UR Finm. A=C (Gen'd,)

Traet 61 Approxe 153,000 square ?‘:!3%
lnvit‘r Hasidentinl High

anded Value 30,35 Facous ’--'*v'-l
Legomended V: iue : L “otnl lNecormss

Por elthey low or high density residentiel we,
, s the sars a8 for Tmist 5. Yensiiek ap) id & front feod wal
“the Tor the 185 foob agtual depth of Tyt "5" by forsmls, & is
_ fyont Toot or 53,8 geats per square f¢ For subetitutions
denaity uses see Twot "H* below,

The faste applying
$0.,55 per saaare

Tds treet 48 S0 bo sold for low density tesfdgatial weo with a maximum of 16 dvelliing uaits
per acre, The original Seeth and Dolan sppraisal placad s valus of 26 cente por sauwnye foot
on this *FL,,‘ it g anb Hlvn\}{-;t,i"' ratesdl t¢ 314, Onzlick a-pilied & 4 | foot Lo of 1-{05.:
.or 125 foot dept iy formiln, this *f‘t-'-l?-a s $51.75 por front foot for @ atu:l dapth

P 165 feet, ™ youltin: yalue por o mare Toot 48 3.0 conts.

Fince the appral wore made, She svellability of Segtion 220 WA imesurante hawn brig toned
the mortesge plotw nile t“ﬁ atate dullding progvan has Tirmed up the mrx in the jsmediate

ares. AL due for uvse of $0,35 per square foot is therefore recommenced,

Tract 9t Approw, 61,000 squnrs foel
fagoueended Valuo {'.BC PEr sTuArs
Total Medormended Yalue o 181,4 0

This trast 45 40 Be stld for lov density residentiel wuase vith an sltornative
stitutionnl,

Parsel. It wue subeequantly revised o 31 cants, Vemmiick nspigred & Tromt
$36.00 for the satml 125 f50% depth, This amotmts %0 20,9 omis per square

The origiinal Jeeth and Dolan eppraitel placsed s walus of 26 5 per sguare

A falr wmivs for vee this tragt
L

value than Tor Trugl

of 30 sents poy cqumre fo0% ip Fecormand P
§ 18 considersd sypropriats in view ¢ the fadt thal 1%
huve the nsighborhas sulfies of

Appraxe 66,812 square Teet
Recormondad Valug $1.00 par
Tatal Hessnsenied Value 566, L’il

Tiz Sraot iz o %o dispesed of for losal shopping center '*‘:-. T™he Seoth nnd Polan rajiesl
atsimed a vaiue T of B1.40 par sousre ook for $his traofs It was later ingveated %0

$1.68 per smuare fool T™he Yenzliek arsrsiszsal plaged s value of 09 cante por squ L0t on
this tract, fince both srpmisals vere mado, At £8 planmed to expand this area of Wis traot
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