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Oxboro Heights

Bloomington, MN
125 Units
Senior Affordable | 55+ Independent Living




Development Proposal

1644 Larpentuer Avenue West
110-unit age-restricted (55+ years) affordable apartments
Studio, 1BR, and 2BR units

4 stories residential + 1 level of underground enclosed parking

116 off-street parking stalls

vV v v v VvV Vv

Amenities: outdoor patio, community room, library/craft room,
fitness center, package room, WIFI

v

In-unit features: quartz countertops, washer/dryer, adjustable
thermostat, LVP flooring
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4-STORY APARTMENT BULDING
110 UNITS!
~24,725 SF BUILDING!
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UNIT MIX - GROSS AREA

SITE PLAN KEY

LARPENTEUR AVE W. : .
I EUILDING ENTRAMCE

GARAGE ENTRANCE ) —
B Maome Count | Main Floor | Total Area

0BR (Stdio)
[UnitS1 | 16 | <varies> | 8826 ft* |

B coMMUNITY PATIO

UNDERGROUND STORMWATER RETEMTICN 1BR

SIDEWALK, PROMENADE Unit A1 663 ft2 | 18,557 ft2
| Unit A2 713 ft? 34,234 fi*
RAIN GARDEM ) ) A

BIKE RACK, 2BR
UnitC1 | 14 | 1192#° | 16888 | 13%

Unit C2 4 1,255 ft* 5,022 fi? 4%
Grand total 110 100%

PARKING EASEMENT

Level Type Count

Level 1 Easement Parking 54

@
o
]
g
L
O
=
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4-STORY APARTMENT BULDING

(110 UMNITS}
~24,725 SF BUILDING

Approx. FAR: 0.9

SO Site Plan

Level

Type

Level -1 Garage Stalls
Level 1 Surface Stalis

GROSS AREA - TOTAL

Level

Area

116

Level 4

24,724 ft?

Level 3
Level 2

24,724 f?
24 724 1t*

Level 1

24,684 fit*

_Leve! -1
Grand total

26,119
123,975 ft?

1 1“ = Eﬂl_nli
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FLOOR PLANS - LEVELS -1 1644 Larpenteur Ave, Falcon Heights, MN




Leval 1
132" = 10"

1

:\ 71 Y FLOOR PLANS - LEVELS 1 1644 Larpenteur Ave, Falcon Heights, MN
1 architects




@ Level 2 (Levals 3 & 4 Sim.)
032" = 90"

[\ 71 \J FLOOR PLANS - LEVEL 2-4 1644 Larpenteur Ave, Falcon Heights, MN
1 architecks




Parking

» Total Off-Street Parking Spaces = 116 stalls.
» 72 surface stalls
» 44 garage stalls

» Parking Easement

» Existing Earking easement sets-aside 54 surface parking stalls for use by Amber
Union. These stalls are NOT included in the 116-stall count.

» Parking Ratio = 1.05 stalls per unit.
» Velair Proposal = 0.91 stalls per bedroom
» Amber Union = 0.51 stalls per bedroom
» Amber Flats PUD = 0.90 stalls per bedroom
» Transit
» Less than 1,000 ft walking distance from A Line BRT
» Less than 200 ft walking distance from Bus Route 61




Housing

» Rent and Income restrictions will average to the 60% Area
Median Income (AMI) limit.

» 2025 60% AMI limit for 2-person household = $63,600
» Underwritten Rents =

» Studio = $653-$1,116/month

» 1BR = $1,346-51,495/month

» 2BR = $1,795/month

» At least one member of each household must be 55+ years.
All other household members must be 50+ years.

» Independent Living.




Qualifications

» Age Requirements

» At least one member of each household must be 55+ years. All
other household members must be 50+ years.

» Income Qualify

» All households must meet income requirements.
» Criminal Background Check

» All households must pass criminal background check.
» Financial Credit Check

» All households must pass financial credit check.




Security & Management Plan

>

>

>

Long-Term Owner & Operator
Access Control

» Entrances always locked. Access control via fob.
Security Cameras

» Typically, between 30 to 40 cameras. In parking areas, entrances,
common areas, stairwells, hallways, elevator cab.

On-Site Personnel

» Property manager. Maintenance technician. Roving regional property
manager.

Police Meeting

» VDC / VPM meet with police department prior to opening.
Opportunity to discuss best management practices and establish
relationship between Owner, VPM, and police.




Key Benefits to City

» Provides New Housing
» 110 units of new senior housing at affordable level.
» Benefits Commercial Uses
» New households will increase commercial demand.
» Increase Property Tax Base
» Projected $75,000 to $80,000 in annual property taxes.
» Issuance Fee
» Projected Fee between $50,000 to $60,000.
» Highest & Best Use of Key Development Site

» High quality, dense development, that is compatible with surrounding
uses.




Development Schedule

e December 2025: City Council Workshop, Bond Inducement Resolution

e January 2026: MMB Bond Application

e Winter/Spring 2026:  Neighborhood Meeting, Land Use Entitlements

e July 2026: MMB Bond Award

e December 2026: Secure Building Permit, Close on Financing, Start Construction

e March 2027: Construction Complete, Lease-up Begins




Questions / Discussion

Contact:

Velair Development Company
Marty O’Connell
612-243-4623
MartyOConnell@Velairdc.com



mailto:MartyOConnell@mwfproperties.com
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APPLICATION FOR ALLOCATION
OF BONDING AUTHORITY FOR
RESIDENTIAL RENTAL PROJECTS

Pursuant to Minnesota Statutes, Chapter 474A, as amended

NAME OF 1ssuer: City of Falcon Heights, Minnesota

NAME OF PROJECT: Project

AMOUNT OF ISSUANCE AUTHORITY REQUESTED: $29,00,000

TYPE OF RESIDENTIAL RENTAL PROJECT BONDSTO BE ISSUED AND AGGREGATE BOND LIMITATION:

Applicant must complete and submit the Sworn Applicant Statement, Form S-Rental, identifying the type of residential rental
project and certifying the project’s aggregate bond limitation. A copy of this Statement will be appended to any Certificate of
Allocation for thisproject. NOTE: The project must be treated as a single project for purposes of Internal Revenue Code section
142(d)(1) and associated Treasury Regulations.

DESCRIPTION OF PROJECT:

The acquisition, construction, and equipping of an approximately 110-unit 4-story multifamily rental
building for low- and moderate-income senior households, located at 1644 Larpenteur Avenue West
in the City, to be initially owned and operated by Velair Development Company, or an affiliate,
successor, or assign.

AGGREGATE BOND LIMITATION: $
Amount of bonds previously issued for the project using an allocation of volume cap: $ 0
Remaining amount of bonds for which an allocation is requested: $ [25,000,000]
Total unitsin the building(s) that will be financed as part of the project: 110
Total number of units that have project-based rental assistance: 0

If the project consists of multiple buildings, will it be asingle project for purposes of Internal Revenue Code section 142(d)(1) and
associated Treasury Regulations? Yes /[_INo Not Applicable

Hasthe project already submitted an application, or been prequalified by an allocation entity, for tax credits? DYes /@ No
IN ORDER TO BE CONSIDERED COMPLETE, THISAPPLICATION FORM MUST BE ACCOMPANIED BY:

1. A nonrefundable application fee of $20 for each $100,000 amount of i ssuance authority requested, with the request rounded to the
nearest $100,000. The minimum fee is $20, and this fee will not be refunded or recalcul ated;

2. A preliminary resolution adopted by the governing body;

3. A statement from bond counsel that the proposed issue of obligations requires an allocation under M.S. 474A and the Internal
Revenue Code in the amount requested;

4. An application deposit in the amount of 2% of the requested allocation;

5. A Sworn Applicant Statement on Form S-Rental from the applicant identifying the type of residential rental project;

6. A certification from the applicant or its accountant stating that the requested allocation does not exceed the aggregate bond
limitation; and

7. A map or site diagram with the project area and surrounding street names clearly identified.

Note Regarding Payments. All issuers must pay the application fee and application deposit by separate checks or wire transfers
made payable to Minnesota Management and Budget. All payments of fees and deposits must be made by the issuer (not the
project developer). The Minnesota Housing Finance Agency, Minnesota Rural Finance Authority, and Higher Education Services
Office may provide payment on a SWIFT Interagency Invoice. The federal employer identification number (FEIN) for the State of
Minnesotais 41-6007162.




The following official of the issuer is designated for contact by Minnesota Management and Budget:

NAME: Jack Linehan PHONE NO: 651-792-7611
TITLE: City Administrator E-MAIL: jack.linehan@falconheights.org
|SSUER: City of Falcon Heights, Minnesota

ADDRESS: 2077 West Larpenteur Avenue

CITY/STATE/zIP: Falcon Heights, MN 55113

THE UNDERSIGNED CERTIFY THE ACCURACY OF THE ABOVE INFORMATION SUBMITTED WITH THIS
APPLICATION:

Mayor or Chief Administrator of Local Issuer Date

Attorney for Local Issuer or Bond Counsel Date

Send oneoriginal copy to:

Minnesota Management and Budget

Attn: Debt Management Division

400 Centennia Building, 658 Cedar Street
St. Paul, Minnesota 55155-1489

Form H-Rental (Application Form), Revised December 2020, Page 2 of 2



SWORN APPLICANT STATEMENT

APPLICATION FOR ALLOCATION OF BONDING AUTHORITY
FOR RESIDENTIAL RENTAL PROJECTS

THE UNDERSIGNED is the mayor or chief administrator of the City of Falcon Heights | State of Minnesota (the
“Applicant”) and hereby makes the following statements in support of its Apphcatlon for Allocation of Bonding
Authority for Residential Rental Projects, dated December __, 2025 :

1.

The Applicant is requesting allocation under Minnesota Statutes, Chapter 474A, Minnesota Bond Allocation
Act, for a residential rental project to be known as (the “Project”) being undertaken
by Velair Development Company (the “Developer™).

The project is, or will be, located at 1644 Larpenteur Avenue West in the City of Falcon Heights, Minnesota

[provide street address or, if none yet, reference to boundary streets].

The project meets or will meet all of the criteria specified in the applicable provisions of Minnesota Statutes,
Section 474A.02, including but not limited to subdivisions 1a, 1b, 21a and 30 to 33,* and thereby qualifies for
designation as a:

[ Preservation project 100 percent LIHTC project
[ 30 percent AMI residential rental project [ 20 percent LIHTC project
L] 50 percent AMI residential rental project L] Other residential rental project

*See page 2 of this Sworn Applicant Statement for the definition of each type of project.

The reasonably expected aggregate basis of the project and the land on which the project is or will be located is
§ see attached . Therefore, the aggregate bond limitation for the project, representing 55 percent of
the reasonably expected aggregate basis, is $ see attached . (Alternatively, the Applicant may attach
a sworn certification from its certified public accountant attesting to the reasonably expected aggregate basis.)

I hereby declare that the information contained in this Sworn Statement is true and correct.

City of Falcon Heights , a political subdivision of the State
of Minnesota
By:
Title: City Administrator
Dated:
STATE OF MINNESOTA )
) ss
COUNTY OF RAMSEY )
The foregoing instrument was acknowledged before me this day of , 2025 by
, the City Administrator , of City of Falcon Heights

a political subdivision of the State of Minnesota.

Notary Public

MMB Form S-Rental, Last Revised December 2019
Page 1 of 2



Definition of Project Types

Preservation project. "Preservation project" means any residential rental project, regardless of whether or not the project is restricted
to persons of a certain age or older, that is expected to generate low-income housing tax credits under section 42 of the Internal Revenue
Code of 1986, as amended, and (1) receives federal project-based rental assistance, or (2) is funded through a loan from or guaranteed by
the United States Department of Agriculture's Rural Development Program. In addition, to qualify as a preservation project, the amount of
bonds requested in the application must not exceed the aggregate bond limitation.

30 percent AMI residential rental project. "30 percent AMI residential rental project”" means a residential rental project that does
not otherwise qualify as a preservation project, is expected to generate low-income housing tax credits under section 42 of the Internal
Revenue Code of 1986, as amended, from 100 percent of its residential units, and in which:

(1) all the residential units of the project:

(i) are reserved for tenants whose income, on average, is 30 percent of AMI or less;

(i1) are rent-restricted in accordance with section 42(g)(2) of the Internal Revenue Code of 1986, as amended; and

(iii) are subject to rent and income restrictions for a period of not less than 30 years; or

(2)(1) is located outside of the metropolitan area as defined in section 473.121, subdivision 2, and within a county or metropolitan area
that has a current median area gross income that is less than the statewide area median income for Minnesota;

(i1) all of the units of the project are rent-restricted in accordance with section 42(g)(2) of the Internal Revenue Code of 1986, as
amended; and

(iii) all of the units of the project are subject to the applicable rent and income restrictions for a period of not less than 30 years.

In addition, to qualify as a 30 percent AMI residential project, the amount of bonds requested in the application must not exceed the
aggregate bond limitation.

For purposes of this definition, "on average" means the average of the applicable income limitation level for a project determined on
a unit-by-unit basis for example, a project with one-half of its units subject to income limitations of not greater than 20 percent AMI and
one-half subject to income limitations of not greater than 40 percent AMI would be subject to an income limitation on average of not
greater than 30 percent AMI.

50 percent AMI residential rental project. "50 percent AMI residential rental project" means a residential rental project that does
not qualify as a preservation project or 30 percent AMI residential rental project, is expected to generate low-income housing tax credits
under section 42 of the Internal Revenue Code of 1986, as amended, from 100 percent of its residential units, and in which all the residential
units of the project:

(1) are reserved for tenants whose income, on average, is 50 percent of AMI or less;

(2) are rent-restricted in accordance with section 42(g)(2) of the Internal Revenue Code of 1986, as amended; and

(3) are subject to rent and income restrictions for a period of not less than 30 years.

In addition, to qualify as a 50 percent AMI residential rental project, the amount of bonds requested in the application must not exceed
the aggregate bond limitation.

For purposes of this definition, "on average" means the average of the applicable income limitation level for a project determined on
a unit-by-unit basis for example, a project with one-half of its units subject to income limitations of not greater than 40 percent AMI and
one-half subject to income limitations of not greater than 60 percent AMI would be subject to an income limitation on average of not
greater than 50 percent AMI.

100 percent LIHTC project. "100 percent LIHTC project” means a residential rental project that is expected to generate low-income
housing tax credits under section 42 of the Internal Revenue Code of 1986, as amended, from 100 percent of its residential units and does
not otherwise qualify as a preservation project, 30 percent AMI residential rental project, or 50 percent AMI residential rental project. In
addition, to qualify as a 100 percent LIHTC project, the amount of bonds requested in the application must not exceed the aggregate bond
limitation.

20 percent LIHTC project. "20 percent LIHTC project”" means a residential rental project that is expected to generate low-income
housing tax credits under section 42 of the Internal Revenue Code of 1986, as amended, from at least 20 percent of its residential units and
does not otherwise qualify as a preservation project, 30 percent AMI residential rental project, 50 percent AMI residential rental project,
or 100 percent LIHTC project. In addition, to qualify as a 20 percent LIHTC project, the amount of bonds requested in the application must
not exceed the aggregate bond limitation.

Additional Definitions:

Aggregate bond limitation. "Aggregate bond limitation" means up to 55 percent of the reasonably expected aggregate basis of a
residential rental project and the land on which the project is or will be located.

AMI. "AMI" means the area median income for the applicable county or metropolitan area as published by the Department of
Housing and Urban Development, as adjusted for household size.

MMB Form S-Rental, Last Revised December 2019
Page 2 of 2



[Taft Letterhead]

December 2025

Minnesota Management and Budget
Debt Management Division

400 Centennial Building

658 Cedar Street

St. Paul, Minnesota 55155-1489

Re: City of Falcon Heights, Minnesota
Multifamily Housing Revenue Bonds ( Project)

We are acting as bond counsel to the City of Falcon Heights, Minnesota in connection with the
issuance of the above-referenced obligations (the “Bonds”). We have reviewed an Application for
Allocation of Bonding Authority for Residential Rental Projects, Form H-Rental (Revised December 2020)
with respect to the Bonds. We are of the opinion (i) that the proposed Bonds require an allocation of
bonding authority under Minnesota Statutes, Chapter 474A, as amended (the “Allocation Act”), and Section
146 of the Internal Revenue Code of 1986, as amended (the “Code”), in the amount requested, (ii) that the
Bonds, when issued, will constitute “residential rental project bonds,” to be issued to finance a “qualified
residential rental project” within the meaning of the Allocation Act, and (iii) that the Bonds will finance a
“qualified residential rental project” within the meaning of Section 142(d) of the Code and a “multifamily
housing development” within the meaning of Minnesota Statutes, Section 462C, as amended.

Taft Stettinius & Hollister LLP

Rhonda M. Skoby

RMS:clIn

196207527v1



[TAFT LETTERHEAD]

December __, 2025

VIA E-MAIL

Ms. Jennifer Hassemer, Assistant Commissioner
Mr. Craig Wieber, Debt Analyst

Minnesota Management and Budget

Debt Management Division

400 Centennial Building

658 Cedar Street

St. Paul, Minnesota 55155-1489

Re:  Allocation Application
City of Falcon Heights
Multifamily Housing Revenue Bonds ( Project)

Dear Ms. Hassemer and Mr. Wieber:

On behalf of the City of Falcon Heights, Minnesota (the “Issuer” or “Applicant”), with respect to the
proposed issuance of the above-referenced obligations (the “Bonds”), enclosed in this electronic application
package, please find the following items:

1. An application by the Issuer for an allocation of bonding authority for residential rental bonds in
the amount of [$25,000,000] on the form provided by Minnesota Department of Management and
Budget—Application for Allocation of Bonding Authority for Residential Rental Projects, Form H-
Rental (Revised December 2020);

2. Resolution No. , adopted by the City Council of the Issuer on December 10, 2025,
granting preliminary authorization to the issuance of the Bonds in the aggregate principal amount
of $25,000,000;

3. A statement of bond counsel that the proposed Bonds require an allocation under Minnesota
Statutes, Chapter 474A, as amended, and the Internal Revenue Code of 1986, as amended;

Taft Stettinius & Hollister LLP / Taftlaw.com / The Modern Law Firm
196207971v1



December __, 2025
Page 2

4. A Sworn Applicant Statement—Application for Allocation of Bonding Authority for Residential
Rental Projects, Form S-Rental (Revised December 2019), executed by the Applicant, (i) identifying
the project as a 100 Percent LIHTC Project, based solely on the attached Sworn Statement of
Borrower, and (ii) setting forth the aggregate bond limitation, based solely on the attached Sworn

Certification of Applicant’s Certified Public Accountant Regarding Aggregate Bond Limitation;
and

5. A map or site diagram with the project area and surrounding street names clearly identified.

In addition, the Applicant will directly wire certain amounts to Minnesota Department of Management and
Budget, including for payment of:

6. the refundable application deposit in the amount of [$250,000] (representing one percent (1%) of
the [$25,000,000] of allocation of bonding authority requested); and

7. the non-refundable application fee in the amount of $5,000 (representing $20 for each $100,000 of
allocation of bonding authority requested, rounded to the nearest $100,000).

Please do not hesitate to call me if you have any questions.

Sincerely,

Taft Stettinius & Hollister LLP

Rhonda M. Skoby

RMS:cIn

196207971v1



ATTACHMENT TO

Sworn Applicant Statement—Application for Allocation of Bonding Authority for Residential
Rental Projects, Form S-Rental (Revised December 2019)

SWORN STATEMENT OF BORROWER
IDENTIFYING PROJECT AS A 100 PERCENT LIHTC PROJECT

City of Falcon Heights, Minnesota
Multifamily Housing Revenue Bonds

( Project)
December __, 2025
I , the duly authorized representative of Velair Development Company, a

Minnesota limited liability company (the “Borrower”), hereby swear or affirm on behalf of the Borrower
as follows:

1. This statement has been prepared and executed in conjunction with an application by the City
of Falcon Heights, Minnesota (the “Issuer”) for an allocation of bonding authority (the
“Allocation Application”) with respect to the above-referenced obligations (the “Bonds”), the
proceeds of which the Borrower proposes to apply to the acquisition, construction, and equipping
of an approximately 110-unit 4-story multifamily rental building for low- and moderate-income
senior households, and facilities functionally related and subordinate thereto located at 1644
Larpenteur Avenue West in the City of Falcon Heights, Minnesota (the “Project”).

2. The Projectis aresidential rental project that is expected to generate low-income housing tax credits
under Section 42 of the Internal Revenue Code of 1986, as amended, from 100 percent of its
residential units and does not otherwise qualify as a preservation project, 30 percent AMI
residential rental project, or 50 percent AMI residential rental project. In addition, the amount of
Bonds requested in the application does not exceed the aggregate bond limitation, as provided in
the Sworn Certification of Applicant’s Certified Public Accountant Regarding Aggregate Bond
Limitation attached to the Allocation Application to which this statement is attached. Accordingly,
the Project constitutes a “100 percent LIHTC project,” as that term is defined under Minnesota
Statues, Section 474A.02, subdivision 32. All italicized terms used in this paragraph 2 have the
meanings given to such terms under Minnesota Statutes, Section 474A.02.

3. | swear under penalty of perjury that the information | have provided is true and accurate to the
best of my knowledge, information and belief.

4. It is understood and agreed by the Borrower that the Borrower shall indemnify the Issuer against

all liabilities, losses, damages, costs, and expenses (including attorney’s fees and expenses incurred
by the Issuer) arising with respect to the Allocation Application, the Project and the Bonds.

196207773vl



VELAIR DEVELOPMENT COMPANY, a
Minnesota limited liability company

By:
Name:
Its:
STATE OF MINNESOTA )
) ss
COUNTY OF )
The foregoing instrument was acknowledged before me this day of June 2025, by
, the of Velair Development Company, a Minnesota

limited liability company.

Notary Public

Signature page to Sworn Statement of
Borrower ldentifying Project as a 100 Percent LIHTC Project
(Workforce Housing Project)

S-1

196207773vl



ATTACHMENT TO
Sworn Applicant Statement—Application for Allocation of Bonding Authority for Residential
Rental Projects, Form S-Rental (Revised December 2019)

SWORN CERTIFICATION OF APPLICANT’S CERTIFIED PUBLIC ACCOUNTANT
REGARDING AGGREGATE BOND LIMITATION

City of Falcon Heights, Minnesota
Multifamily Housing Revenue Bonds
(___ Project)

December __, 2025

The undersigned is the duly authorized representative of [Mahoney Ulbrich Christiansen & Russ,
PA] a Minnesota professional association (the “Accountant”), and hereby represents and certifies as
follows:

1. This Sworn Certification of Applicant’s Certified Public Accountant Regarding Aggregate Bond
Limitation (the “Certification™) has been prepared and executed in conjunction with an application
by the City of Falcon Heights, Minnesota (the “Applicant™) for an allocation of bonding
authority (the “Allocation Application”) with respect to the above-referenced obligations, the
proceeds of which Velair Development Company, a Minnesota limited liability company (the
“Borrower”), proposes to apply to the acquisition, construction, and equipping of an
approximately 110-unit 4-story multifamily rental building for low- and moderate-income senior
households, and facilities functionally related and subordinate thereto, located at 1644
Larpenteur Avenue West in the City of Falcon Heights, Minnesota (the “Project”).

2. The Accountant is the certified public accountant of the Applicant for purposes of the certification
as to aggregate bond limitation required to be made in connection with the Allocation
Application.

3. The reasonably expected aggregate basis of the Project and the land on which the Project is or will
be located is $ . Therefore, the aggregate bond limitation for the Project, representing
55 percent of the reasonably expected aggregate basis, is $

4. The amounts set forth in the preceding paragraph were calculated based on preliminary information
provided by the Borrower or its affiliates and represent our professional judgment based on the
stated facts as of the date of this Certification. These amounts will change if there is a change in
the basis in land, building, land improvements, or personal property.

5. | swear under penalty of perjury that the information | have provided is true and accurate to the
best of my knowledge, information and belief, as of the date of this Certification.



MAHONEY ULBRICH CHRISTIANSEN &

RUSS, PA
By:
Name:
Its:
STATE OF MINNESOTA )
) ss
COUNTY OF )
The foregoing instrument was acknowledged before me this day of December, 2025, by
, a of Mahoney Ulbrich Christiansen & Russ, PA, an

Minnesota professional association, on behalf of said professional association.

Notary Public

Signature page to Sworn Certification of
Applicant’s Certified Public Accountant Regarding Aggregate Bond Limitation
(Workforce Housing Project)



EXTRACT OF MINUTES OF A MEETING
OF THE CITY COUNCIL OF THE
CITY OF FALCON HEIGHTS, MINNESOTA

Pursuant to due call and notice thereof a regular meeting of the City Council of the City of
Falcon Heights, Ramsey County, Minnesota, was duly held at the City Hall in said City on
December 10, 2025 at 7:00 P.M.

The following members were present:

The following were absent:

Member introduced the following resolution and moved its adoption:

RESOLUTION NO. 25-106

RESOLUTION GRANTING PRELIMINARY APPROVAL TO THE ISSUANCE
OF MULTIFAMILY HOUSING REVENUE BONDS (LARPENTEUR AVENUE
PROJECT); AUTHORIZING THE SUBMISSION OF ONE OR MORE
APPLICATIONS FOR ALLOCATION OF BONDING AUTHORITY UNDER
MINNESOTA  STATUTES, CHAPTER 474A; AUTHORIZING THE
PREPARATION OF A HOUSING PROGRAM PURSUANT TO MINNESOTA
STATUTES, CHAPTER 462C; AND AUTHORIZING A PUBLIC HEARING AND
PUBLICATION OF A NOTICE THEREOF

WHEREAS, the City of Falcon Heights, Minnesota (the “Issuer” or “City”), is a statutory city
existing under the Constitution and laws of the State of Minnesota.

WHEREAS, pursuant to Minnesota Statutes, Chapter 462C, as amended (the “Housing Act”),
the Issuer is authorized to carry out the public purposes described in the Housing Act by issuing
revenue bonds or other obligations to finance or refinance multifamily housing developments, and as
a condition to the issuance of such revenue bonds, adopt a housing program providing the information
required by Section 462C.03, subdivision 1a of the Housing Act.

WHEREAS, in the issuance of revenue bonds to finance multifamily housing developments,
the Issuer may exercise within its corporate limits any of the powers the Minnesota Housing Finance
Agency may exercise under Minnesota Statutes, Chapter 462A, as amended, including without
limitation under the provisions of Minnesota Statutes, Chapter 475, as amended.

WHEREAS, Velair Development Company, a Minnesota limited liability company, or an
affiliate, successor, or assign (collectively, the “Borrower”) submitted an application to the Issuer
requesting the issuance of one or more series of multifamily housing revenue bonds or other



obligations (the “Bonds”), in an aggregate principal amount not to exceed $_,000,000, under the
provisions of the Housing Act to assist in financing the acquisition, construction, and equipping of an
approximately 110-unit 4-story multifamily rental building for low- and moderate-income senior
households, located at 1644 Larpenteur Avenue West in the City, to be initially owned and operated by
the Borrower (the “Project”).

WHEREAS, under Section 147(f) of the Internal Revenue Code of 1986, as amended (the
“Code™), prior to the issuance of the Bonds, a public hearing duly noticed must be held by the City
Council of the City (the “City Council”). Under Section 462C.04, subdivision 2 of the Housing Act,
a public hearing must be held on a housing program with respect to the Project (the “Housing
Program”) after one publication of notice in a newspaper circulating generally in the City, at least ten
(10) days before the hearing (or such other notice period as is then in effect under the Housing Act
and Treasury regulations applicable to tax-exempt bonds), and on or before the date of publication of
such notice, the Housing Program must be submitted to the Metropolitan Council for review and
comment.

WHEREAS, under Section 146 of the Code, the Bonds must receive allocation of the bonding
authority of the State of Minnesota, and one or more applications for such an allocation must be made
pursuant to the requirements of Minnesota Statutes, Chapter 474A, as amended (the “Allocation Act”).

WHEREAS, the City Council may grant preliminary approval to the issuance of the Bonds to
finance the multifamily housing development referred to in the Housing Program, and may authorize
the submission of one or more applications to the State of Minnesota Department of Management and
Budget (“MMB”) for allocation of bonding authority with respect to the Bonds to finance the Project
in accordance with the requirements of Section 146 of the Code and the Allocation Act.

BE IT RESOLVED, that the City Council of the City approve the following:

1. The Project and the issuance of the Bonds therefor, in one or more series of tax-exempt
or taxable bonds or notes in an amount not to exceed $ ,000,000, are hereby given preliminary
approval by the Issuer, subject to mutual agreement of the Issuer, the Borrower, and the initial
purchaser of the Bonds as to the details of the Bonds and provisions for their payment. In all events,
it is understood, however, that the Bonds shall not constitute a charge, lien or encumbrance, legal or
equitable, upon any property of the Issuer, except the Issuer’s interest in the loan agreement with the
Borrower for the Project and security pledged to the payment thereof. The Bonds, when, as, and if
issued, shall recite in substance that the Bonds, including interest thereon, are payable solely from the
revenues received from the Project and property and security pledged to the payment thereof, and shall
not constitute general or moral obligations of the Issuer.

2. The Bonds will be payable solely from the revenues of the Project and other money and
security, if any, provided by the Borrower and its affiliates, and the Bonds will not constitute or give
rise to a pecuniary liability of the Issuer or a charge against the general credit, full faith and credit, or
taxing powers of the Issuer .

3. No holder of any such Bonds shall ever have the right to compel any exercise of the
taxing power of the Issuer to pay the Bonds, or the interest thereon, nor to enforce payment against any
property of the Issuer, except revenues of the Project to be paid to the Issuer and pledged to the Bonds.

4. The Borrower may incur expenditures for the Project prior to the issuance of the Bonds
therefor, and such expenditures may be reimbursed from proceeds of theBonds, when, and if issued.

2
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This resolution shall constitute an “official intent” to reimburse such expenditures for purposes of
Treasury Regulations, Section 1.150-2.

5. The City Administrator and other officials, employees, and agents of the Issuer, with
the assistance of the Borrower and Taft Stettinius & Hollister LLP, as bond counsel to the Issuer
(“Bond Counsel”), are authorized and directed to prepare and submit one or more applications to MMB
for allocation of bonding authority for the Project and the Bonds to be issued therefor in an amount not
to exceed $_,000,000, pursuant to the Allocation Act.

6. The officials, employees, and agents of the Issuer are hereby authorized to receive
money from the Borrower for the payment of the deposit and fee required to be paid to MMB under
the Allocation Act in connection with the application for an allocation of bonding authority. The
officials, employees, and agents of the Issuer are further authorized to disburse to the Borrower any
money returned to the Issuer by MMB in connection with such application.

7. The City Administrator and other officers, employees and agents of the Issuer are
hereby authorized to: (i) prepare the Housing Program in accordance with the requirements of the Act;
(i) submit the Housing Program to the Metropolitan Council for its review and comments in
accordance with Section 462C.04, subdivision 2 of the Housing Act; and (iii) participate in the
preparation and review of necessary documents relating to the Project and the Bonds issued in
connection therewith.

8. The Borrower will be responsible for paying any and all costs incurred by the Issuer or
County in connection with the Bonds and the Project, including costs that the Issuer may incur for legal
counsel and any fees the Issuer may charge, whether or not the Project is carried to completion, and
whether or not the Bonds or operative instruments are executed.

9. The adoption of this resolution does not constitute a guaranty or firm commitment that
the Issuer will issue the Bonds as requested by the Borrower. The Issuer retains the right, in its sole
discretion, to withdraw from participation and accordingly not to issue the Bonds, or issue the Bonds
in an amount less than the amount referred to herein should the Issuer at any time prior to issuance
thereof determine that it is in the best interest of the Issuer not to issue the Bonds, or to issue the Bonds
in an amount less than the amount referred to herein, or should the parties to the transaction be unable
to reach agreement as to the terms and conditions of any of the documents required for this transaction,
including substantial changes to the affordability level, unit mix, scale, scope, or cost of the Project.

10. A public hearing on the Housing Program relating to the Project and the issuance of the
Bonds shall be held before the City Council of the City on a date, and at a time and place, as is deemed
appropriate by City Administrator. The City Administrator shall publish notice of the public hearing, in
substantially the form attached hereto as EXHIBIT A in the St. Paul Pioneer Press, the official
newspaper and a newspaper of general circulation in the City. The notice shall be published at least
once at least 10 days prior to the date of the public hearing (or such other notice period as is then in
effect under the Housing Act and applicable Treasury regulations applicable to tax-exempt bonds), but
not more than 30 days prior to the date of the public hearing, and a copy of the Housing Program shall
be submitted to the Metropolitan Council for review and comment on or before the date of publication
of the notice.

11. This resolution shall be in full force and effect from and after its passage.
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The motion for the adoption of the foregoing resolution was duly seconded by member
, and after full discussion thereof and upon vote being taken thereon, the
following voted in favor thereof:

and the following voted against the same:

whereupon said resolution was declared duly passed and adopted.

Mayor
Attest:

City Administrator

(The remainder of this page is intentionally left blank.)
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EXHIBIT A

Form of Notice of Public Hearing

NOTICE OF PUBLIC HEARING ON THE ISSUANCE OF REVENUE BONDS TO
FINANCE A MULTIFAMILY HOUSING DEVELOPMENT UNDER
MINNESOTA STATUTES, CHAPTER 462C, AS AMENDED, IN THE CITY OF
FALCON HEIGHTS

NOTICE IS HEREBY GIVEN that the City Council (the “City Council”) of the City of Falcon
Heights, Minnesota (the “City”) will hold a public hearing on [ _, 201,
commencing on or after __:  p.m. in the City Hall Council Chambers, 2077 W. Larpenteur Ave, in the
City, to consider a housing program (the “Housing Program™) prepared under the provisions of Minnesota
Statutes, Chapter 462C, as amended (the “Act”), for the issuance by the City of revenue bonds or other
obligations (the “Bonds™) to finance a multifamily housing development located within the City. The
Bonds are proposed to be issued in an aggregate principal amount not to exceed $ ,000,000. The Bonds
may be issued in one or more series of tax-exempt or taxable obligations.

The project proposed to be financed under the Housing Program consists of the financing and
refinancing of the acquisition and rehabilitation of in financing the acquisition, construction, and
equipping of an approximately 110-unit 4-story multifamily rental building for low- and moderate-income
senior households, located at 1644 Larpenteur Avenue West in the City (the “Project), to be initially owned
by Velair Development Company, a Minnesota limited liability company, or an affiliate, successor, or
assign (collectively, the “Borrower”).

The Bonds will be issued by the City and will be special, limited obligations of the City payable
solely from the revenues pledged to the payment thereof. The Bonds will not constitute general or moral
obligations of the City, the State of Minnesota, or any political subdivision thereof, and will not be secured
by any taxing powers of the City or other assets of the City (other than the interests of the City in the
Project). Before issuing the Bonds, the City will inter into an agreement with the Borrower whereby the
Borrower will be obligated to make payments at least sufficient at all times to pay the principal of and
interest on the Bonds when due.

At said time and place all parties who appear shall be given an opportunity to express their views
with respect to the Housing Program and the proposal to issue the Bonds to finance the Housing Program
and the Project. In addition, interested persons may direct any question or file written comments respecting
the proposal with the City Administrator, at or prior to the public hearing.

Dated: [date of publication]
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REQUEST FOR COUNCIL ACTION

Meeting Date December 10, 2025

/ Agenda Item Consent G13

FALCON HEIGHTS Attachment See below.
THE CITY THAT SOARS - .

Submitted By Hannah Lynch, Community

Development Coordinator / Planner

Item Resignation of James Mogen from the Planning Commission and Vacancy
Declared
Description James Mogen was appointed to the Planning Commission on July 14, 2021. He

brought a wealth of knowledge from his career as an attorney and has been a
valued member of the Commission for over four years.

Staff appreciates Jim’s contributions and for the time he spent on the Planning
Commission. Staff sincerely thanks Jim and wishes him well as he moves into
his seat as a new City Council member.

A vacancy will now be declared on December 11, 2025, and posted for at least
30 days, allowing applications to be received and considered for this one (1)
open Planning Commissioner vacancy.

Budget Impact

N/A

Attachment(s) * Resignation of James Mogen
e Resolution 25-107 Accepting Resignation of James Mogen from the
Planning Commission
Action(s) Staff recommends approval of attached resolution, accepting the resignation of
Requested James Mogen from the Planning Commission and declaring a vacancy.

City of Falcon Heights, Minnesota




JAMES A MOGEN
1734 St. Marys St.
Falcon Heights, MN 55113

Randy Gustafson

Mayor

City of Falcon Heights
2077 Larpenteur Ave. W.
Falcon Heights, MN 55113

Mike Tracy

Chair, Planning Commission
City of Falcon Heights

2077 Larpenteur Ave. W.
Falcon Heights, MN 55113

Honorable Mayor Gustafson and Chair Tracy:

Due to my recent election to serve the City of Falcon Heights as a member of the Falcon
Heights City Council, taking office January 5, 2026, | hereby resign from my position as a
member of the Falcon Heights Planning Commission, effective January 14, 2026. It is my intent
for the City Council to declare a vacancy on the Planning Commission at its December 10, 2025
meeting and to begin the process of advertising the vacancy, and recruiting and appointing a
replacement commissioner.

| also intend to serve as both a member of the City Council and the Planning Commission
through January 14, 2026.

It has been an honor to serve.
Regards,

/s/ James A Mogen
JAMES A MOGEN
Planning Commission
City of Falcon Heights

CC: Jack Linehan, City Administrator; Hannah Lynch, Community Development Coordinator;
City Council members; Mike Tracy, Chair, Planning Commission; Planning Commission
members



CITY OF FALCON HEIGHTS
COUNCIL RESOLUTION

December 10, 2025

No. 25-107

RESOLUTION ACCEPTING THE RESIGNATION OF JAMES MOGEN FROM THE
FALCON HEIGHTS PLANNING COMMISSION

WHEREAS, the City appointed James Mogen as a member of the City of Falcon Heights
Planning Commission in 2021; and

WHEREAS, James Mogen communicated his intent to resign his duties from the Planning
Commission effective January 14, 2026.

NOW THEREFORE BE IT RESOLVED by the City Council of the City of Falcon Heights,
Minnesota:

1. That the resignation is accepted by the City Council of the City of Falcon Heights.

Moved by: Approved by:
Randall C. Gustafson
Mayor
GUSTAFSON _ InFavor Attested by:
MEYER Jack Linehan
LEEHY __ Against City Administrator
WASSENBERG

MIELKE
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C-5. To inform staffing and work planning, does the City anticipate a greater share of scope
devoted to environmental assessment tasks (Section 3-1.B) versus public-facing items (Sections
3-1.C, D, E)?

This will need to be mutually determined as we work with our selected team.

D. Meetings, engagement, and deliverables

RFP cross-reference: Section 3-1.D (community engagement support) and 3-1.C (concept plans,
visualizations, master plan alternatives).

D-1. How many community workshops, public open houses, stakeholder meetings, and
presentations to Council and Commission should proposers assume? If not specified, should
proposals price these as hourly or per-meeting rates?

Response D-1:

We would advise thinking at hourly or per-meeting rates, and we work on identifying how many
sessions and what makes sense in a mutually agreed manner. We do not have a predetermined
answer, and will evaluate and consider all options.

D-2. Does the City require a final redevelopment deliverable (e.g., a summary report or plan)
documenting process, findings, and recommendations? If so, what format is preferred?
Response D-2:

Other than assisting with the required documentation/processes (I.e. EAW/AUAR), not at this
time. The primary need for the consultant remains in the area of a subject-matter-expert to
supplement our staff with advice and guidance rather than a more predetermined deliverable
expectation.

D-3. What frequency of project management interactions does the City prefer (e.g., biweekly
staff meetings, monthly Council briefings), and what are the format expectations for status
updates (verbal updates vs. formal written reports)?

This can be worked out mutually as we work together on building out a shared scope.

E. Schedule and milestones

RFP cross-reference: Section 2-2 (Tentative Schedule).

E-1. What overall project timeline and key milestones does the City anticipate, particularly in
relation to a developer’s design and entitlement process?

Response E-1:

We anticipate that the bids for buyers will close on December 18, 2025 as specified in the RFP,
and that the seller will award a buyer in Q1 of 2026. We would work together leading up to this
selection to prepare for what we may need, and then work with the buyer over the time
required to develop plans for the project. It is likely a multi-year engagement with our
consultant.



E-2. Does the City have an identified timeline beyond the tentative RFP schedule (e.g., for
planning approvals, environmental review, and engagement phases)?

Response E-2:

Not at this time, but it will be determined by the U of M’s timeline.

E-3. What is the project schedule and is there a completion deadline that the City is targeting?

Response E-3:
This will likely be a multi-year engagement.

E-4. Section 4, Item 7 references a “Proposed work schedule aligned with Section 2 milestones.”
Are there milestones after December 15 that we should consider when drafting our schedule
and timeline?

Response E-4:

This will primarily be driven by the U of M’s close of their RFP. We will work together once we
select a team to be our advisor / work with our team as a project consultant to help us navigate
a complex and large project with a small internal staff size.

F. Budget and pricing assumptions

RFP cross-reference: Section 4-2(6) (Fee Schedule).

F-1. The City Council discussed $60,000 for this purpose in 2025. Should proposers treat $60,000
as the total expected budget for the full scope, or as a current City contribution toward a larger
multi-phase effort?

Response F-1:

$60,000 is our budget figure for 2026, but we will be seeking additional funding as well. This will
likely be a multi-year engagement spanning multiple budgets. If more or less is needed, we can
adjust budgets accordingly.

F-2. For meeting participation (Council/Commission/public), would the City prefer a fixed count
of included meetings with unit rates for additional meetings, or to price all meeting work on an
hourly/meeting-rate basis?

Response F-2:

We think hourly with an annual not-to-exceed would make sense, as there are a lot of
unknowns on the full scope of assistance we will need in a partner.

F-3. We understand the City has budgeted $60,000 and is seeking additional grant funding.
What is the City’s total budget target for this project, inclusive of anticipated grants?

Response F-3:



We do not have a figure for the total cost of this project. We know that we can afford $60,000
of our city funds in 2026, but this number can be adjusted if needed. We will be seeking grants
and additional planning assistance to undertake this project.

G. Submittal focus and content alighnment
RFP cross-reference: Section 4 (Proposal Form and Content) and Section 5 (Evaluation Criteria).
G-1. Are there any specific expectations for the organization or emphasis of the “Project

Understanding and Approach,” “Timeline,” and “Key Personnel” sections, beyond what is
outlined in Section 4?

Response G-1:
No.

G-2. What method will the City use to select the consultant? Will scoring criteria be weighted,
and if so, can the City share the weighting breakdown?

Response G-2:

We will evaluate based on Section 5. This is a professional service and will be evaluated using
the criteria in Section 5.

End of Addendum No. 1. Proposers must acknowledge receipt of this addendum with their
submission.






The City’s consultant will have considerable coordination with the buyer/developer. It will be a
co-created concept that mutually works for all parties.

The sellers (U of M) have a team of advisors, as will the buyers (developer). The City is seeking
advisors to serve in our corner to help guide us through this process.

B-3. The RFP notes that the consultant would serve as an extension of City staff. What level of
involvement is envisioned from City staff on the project?

Response B-3:

C. Scope boundaries: environmental review (AUAR/EAW) and analysis depth

RFP cross-reference: Section 3-1.B (Assist with or administer AUAR/EAW; review environmental
and transportation studies).

C-1. Please confirm that the consultant will administer or assist in administering the AUAR/EAW
process on the City’s behalf, and will not be responsible for drafting the full AUAR/EAW
documents unless otherwise directed.

Response C-1:

The consultant would likely help us administer the AUAR/EAW process on our behalf to meet
our statutory obligations. The responsibility to perform soil sampling and other steps in the
environmental review process would remain the responsibility of the owner.

C-2. To what level of detail should design impacts on neighborhoods, transportation corridors,
and open space systems be evaluated? Should recommendations extend to regional systems
(transportation, open space, housing, etc.)?

Response C-2:
Likely yes, the analysis should look at a regional level as well.

C-3. Is it expected the consultant will conduct the AUAR or EAW, or is it expected the consultant
will review the AUAR or EAW?

Response C-3:
Conduct or help administer the AUAR. The consultant will also help us answer this question.

C-4. Given WSB’s Larpenteur—Snelling Corridor Study, does their scope of work include analysis
of the golf course site that the selected team will be expected to utilize?

The selected team will use the Larpenteur-Snelling Corridor Study as part of the guiding land use
for the site, but we will be continuing to modify the initial study and working with the U of M
and buyer.



C-5. To inform staffing and work planning, does the City anticipate a greater share of scope
devoted to environmental assessment tasks (Section 3-1.B) versus public-facing items (Sections
3-1.C, D, E)?

This will need to be mutually determined as we work with our selected team.

D. Meetings, engagement, and deliverables

RFP cross-reference: Section 3-1.D (community engagement support) and 3-1.C (concept plans,
visualizations, master plan alternatives).

D-1. How many community workshops, public open houses, stakeholder meetings, and
presentations to Council and Commission should proposers assume? If not specified, should
proposals price these as hourly or per-meeting rates?

Response D-1:

We would advise thinking at hourly or per-meeting rates, and we work on identifying how many
sessions and what makes sense in a mutually agreed manner. We do not have a predetermined
answer, and will evaluate and consider all options.

D-2. Does the City require a final redevelopment deliverable (e.g., a summary report or plan)
documenting process, findings, and recommendations? If so, what format is preferred?
Response D-2:

Other than assisting with the required documentation/processes (I.e. EAW/AUAR), not at this
time. The primary need for the consultant remains in the area of a subject-matter-expert to
supplement our staff with advice and guidance rather than a more predetermined deliverable
expectation.

D-3. What frequency of project management interactions does the City prefer (e.g., biweekly
staff meetings, monthly Council briefings), and what are the format expectations for status
updates (verbal updates vs. formal written reports)?

This can be worked out mutually as we work together on building out a shared scope.

E. Schedule and milestones

RFP cross-reference: Section 2-2 (Tentative Schedule).

E-1. What overall project timeline and key milestones does the City anticipate, particularly in
relation to a developer’s design and entitlement process?

Response E-1:

We anticipate that the bids for buyers will close on December 18, 2025 as specified in the RFP,
and that the seller will award a buyer in Q1 of 2026. We would work together leading up to this
selection to prepare for what we may need, and then work with the buyer over the time
required to develop plans for the project. It is likely a multi-year engagement with our
consultant.






We do not have a figure for the total cost of this project. We know that we can afford $60,000
of our city funds in 2026, but this number can be adjusted if needed. We will be seeking grants
and additional planning assistance to undertake this project.

G. Submittal focus and content alighnment
RFP cross-reference: Section 4 (Proposal Form and Content) and Section 5 (Evaluation Criteria).
G-1. Are there any specific expectations for the organization or emphasis of the “Project

Understanding and Approach,” “Timeline,” and “Key Personnel” sections, beyond what is
outlined in Section 4?

Response G-1:
No.

G-2. What method will the City use to select the consultant? Will scoring criteria be weighted,
and if so, can the City share the weighting breakdown?

Response G-2:

We will evaluate based on Section 5. This is a professional service and will be evaluated using
the criteria in Section 5.

End of Addendum No. 1. Proposers must acknowledge receipt of this addendum with their
submission.
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Andrew Dresdner
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111 Washington Ave South
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BOLTON
& MENK

Real People. Real Solutions.

111 Washington Ave South
Suite 650 | Minneapolis, MN 55401
612-416-0220 | Bolton-Menk.com

We acknowledge the addendum
received on November 13, 2025.

This proposal and cost schedule
are valid and binding for 90 days
from submittal.

Dear Jack,

Thank you for the opportunity to share with you our proposal to support the
City of Falcon Heights in the redevelopment of the Les Bolstad Golf Course.

At 140 acres, the redevelopment is a generational opportunity to redefine the
trajectory of the community—to bring new amenities and housing en route
to a more complete and sustainable community will ensure the future of the
site yields positive results for the city.

We understand you are seeking a team who can support your city by
working alongside the developer to create a transformational master plan.
As a small community with limited capacity, you need a team of experienced
professionals to offer solid advice and to stand firmly in your corner.

Our team includes the following:

< Bolton & Menk, Inc.: Lead Firm, Land Use and Transportation Planning,
Urban Design, Sustainability, and Municipal Infrastructure

= Barr Engineering: Stormwater and Ecological Resources

< Braun Intertec: AUAR and Geotechnical Engineering

Our proposal is highlighted by the following features:

A Core Team with a Deep Bench

In order to serve as an extension of your staff, we have structured our team
with a core group of planners and support technicians—all having experience
in both private and public sector work, and with projects of this scale. Our
team will be available to the city to both lead and respond to efforts as

they arise. If you have questions related to zoning, sustainability, traffic
management, environmental mitigation, and more, we have you covered.

Experience with Large Scale Golf Course Redevelopments
Projects of this scale and complexity are rare. Qur team brings a portfolio of
experience with similar projects, both locally and nationally. We understand
the nuances of golf course projects (topography, contamination, legacy
greenspace), as well as the importance of master plans (predictability,
flexibility, district systems) and the once in a lifetime opportunity to use
the project to meet city and regional needs (housing, trail connections,
employment).

Commitment to Lasting and Broadly-Shared

Public Outcomes

We do not know what the long-term public outcomes should be today.
We are committed to working with you to define them and help create
a plan that achieves them.

Thank you for the opportunity to share our proposal. | will be your main
contact and project manager. If you have any questions, please don't hesitate
to contact me at Andrew.Dresdner@bolton-menk.com or 612-271-6343.

aks. M

Mike Thompson, AICP
Principal-in-Charge, Authorized Signer

Andrew Dresdner,
Project Manager, Lead Urban Designer
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INTRODUCTION

INTRODUCTION -

Redevelopment of the Les Bolstad Golf
Course is a generational opportunity for
Falcon Heights to define a new trajectory
for the community.

Redevelopment of the golf course has the potential for
transformative change. The challenge is to ensure that impacts
are positive, contributing to a more sustainable and complete
community.

While much will rely on the vision brought forth by the owner/
developer, we have structured our approach based on the
following three ideas:

Opportunity

At 140 acres, the redevelopment can, and should, yield
significant public benefits to Falcon Heights and the greater
community. The redevelopment can connect to regional
systems; it can provide new public open spaces, housing,
employment, and a broad array of amenities to help Falcon
Heights remain a complete community with a high quality of
life.

Partnerships

Falcon Heights is a small community operating in a unique
corner of the region. The city regularly collaborates with
partners—not just with surrounding communities, but with

the county, the watershed districts, and the University.

These relationships will remain important throughout the
redevelopment process. Nurturing those relationships will help
deliver a project that is widely embraced.

Regeneration

It is tempting to view the site as pastoral and natural. While
itis quiet, lightly-used, and home to several large trees

and open space features, it is important to note that it is a
contaminated site. Years of fertilizer and mercury have likely
built up in the soils; and grading has altered the drainage
patterns. Remediation and mitigation will be essential in any
redevelopment option. For that reason, we are excited about the
opportunity to regenerate the site through insightful analysis
and creative design solutions.

Les Bolstad Golf Course Redevelopment | Falcon Heights, MN 3



PROJECT UNDERSTANDING

Summary of City Goals and Guiding Principles

Connectivity

« Integrated, not isolated

» Seamless transitions to surrounding areas

= Public biking and walking connections to nearby parks and amenities

Green Space

« Exceed the minimum 10 percent park land dedication

 (Open spaces for environmental health, neighborhood character,
and community well-being

« Tree preservation and replacement

Self Sustaining
« Public revenues must cover public costs

Housing Mix
« Variety of housing types for residents at different life stages and income levels
« Higher density along Larpenteur Avenue, small single family lots to the interior

Sustainability
« Building designs that encourage renewable energy
« Site design that minimizes impermeable parking lots and heat island effects

Commercial Uses
A mix of commercial uses focused on the surrounding arterials
= Smaller neighborhood oriented businesses to the interior

Development Funding
« Willingness to be a partner in return for broad public benefits

INTRODUCTION

_I_

Four Key Design
Approaches

Aggregating Assets to Create a
Prominent and Connected Public
Realm

District Systems to Stack and
Multiply Benefits

Compact Patterns and Mixed-
Uses to Promote Walkability
and Active Living

Connecting and Completing
Regional Systems to Build
Partnerships and Attract Funding

Les Bolstad Golf Course Redevelopment | Falcon Heights, MN

Overall Master Plan

/A






HOW WE MEET THE CRITERIA

1. Understanding of Falcon Heights' Goals and

Project Scope

We have reviewed the city's goals and guiding principles
adopted this past summer. They are an admirable set of
expectations, without dictating specific outcomes—thereby
offering flexibility and inviting creativity. These goals anticipate
a well-connected community with a range of housing and
commercial types, aspirational sustainability features, and
considerable tax revenues that cover public costs. We look
forward to working with Falcon Heights and the developer to
make a creative master plan that achieves these goals.

2. Demonstrated Experience With Comparable

Planning and Redevelopment Projects

Our team has created and implemented similar redevelopment
projects across the Midwest and Southeast, representing both
public and private parties. We understand how to develop

plans that are both aspirational and achievable, as well as
technically sound while yielding substantial public benefits to
the community. Please refer to page 10 for more information on

these projects.

INTRODUCTION

3. Quality and Completeness of the Proposal

We take pride in conducting initial research on all projects

in order to immerse ourselves deep within the issues. Rather
than repackaging proposals, each one is unique. We are proud
to deliver final master plans that are thorough, custom to the

site, and tailored specifically to the client's need. Please refer

to page b for more information on the background research
conducted for this proposal.

4. Qualifications of Key Staff

Our team has considerable experience creating and
implementing large master plans, conducting land use and
zoning reviews, performing environmental and infrastructure
analysis, engaging with the community and public officials,
and providing policy and implementation guidance. We have
identified Andrew Dresdner to lead the project, as well as
support staff who will assist in providing key resources during
the golf course’s redevelopment. Please refer to page 20 for
more information on team members.

5. Cost Competitiveness and Value to the City

Our team understands the city has $60,000 in this year's budget
to complete this project. We also understand you are looking
for an extension of staff to work alongside the developer to
create the master plan. We propose to work on an hourly basis
advising the city and preparing the foundational analysis that
will inform a thoughtful Master Plan. Please refer to page 16 for
more information on our proposed budget and fee.

6. Demonstrated Ability to Work Collaboratively

With Elected Officials, Staff, and the Public

We have a proud history of serving public clients as extension
of staff on special projects. Engagement with staff, elected
officials, the public, and partner jurisdictions is central to our
work and we regularly appear before boards and commissions
in both public hearings and work sessions. Each of the projects
highlighted in this proposal have come before either elected or
appointed bodies for approvals.

Les Bolstad Golf Course Redevelopment | Falcon Heights, MN 6



2 FIRMQUALIFICATIONS -

Summary of Team and Roles BOLTON
& MENK

Real People. Real Solutions.
 Project Management
< Urban Design
< Master Planning
< Zoning and Policy Planning
« Transportation Planning
< Municipal Infrastructure
« Sustainability
< Community Engagement
 Funding

We are proud to assemble a team with the experience and
commitment to public service to support the City of Falcon
Heights and your neighbors on this transformational project.

Bolton & Menk will be the lead firm, responsible for
contracting, administration, and primary client contact. In the
RFP, we acknowledge the city is looking for a partner to act

as an extension of staff, working alongside the developer to
create a master plan for the golf course. At times, we anticipate
reviewing proposals or issues brought forward by the developer
on behalf of the city, while other times we anticipate initiating
ideas and solving problems together with the developer.

HBARR.

e Stormwater
< Ecological Resources

BRAUN
INTERTEC

the science you build on

 Geotechnical Engineering
« State Environmental Review - Alternative
Urban Areawide Review (AUAR)
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BOLTON
& MENK 1 OO

Real People. Real Solutions.

Sleeves Rolled Up

Since 1949, Bolton & Menk planning and urban design staff

help clients plan and design their future. Rooted in skilled
technical analysis, visionary yet practical insights, and intentionally
inclusive public engagement, our team facilitates community-
centered consensus for buildable, sustainable solutions. Bolton &
Menk helps solve multifaceted problems with technical, regulatory,
funding, and community expertise. We deliver plans and designs for
projects that transcend expectations.

Our planning, placemaking and policy practice area focuses on
delivering innovative solutions for master plans, small areas,
districts, transit-oriented development, corridors, private
development feasibility, parks, trails, and placemaking. Alongside
our expertise in transportation, water resources, funding, project
communication, and related services, we offer a comprehensive
approach for communities looking to make their vision a reality to
help create and maintain great places. Today—more than 75 years
later—Bolton & Menk has more than 1,200 employees including a
professional staff of more than 400 engineers, planners, landscape
architects, and surveyors.

»

AVt

We know how to navigate complex challenges—technical,
regulatory, funding, and community-driven—and we do it with
care. Because at the end of the day, we're Real Peaple offering

i Real Solutions.

FIRM QUALIFICATIONS Les Bolstad Golf Course Redevelopment | Falcon Heights, MN 8
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Barr Engineering Co. provides engineering and environmental consulting services to clients
across the Midwest, throughout the Americas, and around the world. Founded as an employee-
owned firm in 1966, Barr was built upon the hydrology practice of Adolph Meyer, one of the first
hydrologists in the United States in the early 1900s. With more than 900 engineers, scientists,
and technical specialists, they help clients develop, manage, and restore natural resources.

Barr is based in the Twin Cities, and also has offices in Duluth and Hibbing, Minnesota, as well as
in Denver, Colorado; Jefferson City, Missouri; Ann Arbor and Grand Rapids, Michigan; Bismarck,
North Dakota; Salt Lake City, Utah; and Calgary, Alberta. More than 400 staff members are based
at their Minneapolis office.

Their Minneapolis-based engineers and scientists are engaged in water resources engineering
and design, stormwater management, wetland management, limnology, and landscape ecology,

structural engineering and design, assessment and remediation, and environmental management.

They also have world-class groundwater, geatechnical, and hydrologic and hydraulic modeling
expertise.

Since the early 1960s, Barr has worked with nearly all of the municipalities in the Twin Cities
metropolitan area, as well as many other cities in Minnesota and neighboring states. Because
of their long record of service and large staff base, clients rely on them for comprehensive
engineering and communications services.

FIRM QUALIFICATIONS
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Braun Intertec’s scientific achievements are driven by its team members. They foster collaboration
and are dedicated to providing high-quality solutions and recommendations for engineering,
environmental, design, and testing challenges. Since its founding in 1957, Braun Intertec has
established a trusted reputation by consistently delivering innovative thinking that meets project
scope, schedule, and budget requirements.

Braun employs more than 1,000 engineers, scientists, managers, and field personnel who
specialize in more than 100 technical services. Backed by rigorous quality assurance and quality
control programs, as well as numerous national accreditations, they offer reliable and cost-
effective solutions for projects of any size. This expertise and commitment to quality are paired
with a collaborative approach, ensuring that clients receive the scientific support needed for
success.

Through an interdisciplinary strategy, Braun Intertec’s experience and dedication to excellence
lead to successful outcomes at every stage—from planning and design to construction, ongoing
management, and operations. As an employee-owned company, Braun Intertec strives daily

to be each client’s Consultant of Choice, earning trust by consistently completing projects to
satisfaction.

By delivering reliable, cost-effective, and innovative solutions, the company maintains

approximately 80 percent of its workload from repeat clients. Few firms can offer the same
breadth of expertise, level of accountability, and personal attention.
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SELECT SAMPLE OF PROJECT AND TEAM MEMBER EXPERIENCE

Golf Course Redevelopments

Hillcrest/The Heights Golf Course Redevelopment,

Saint Paul, MN

Hiawatha Golf Course Reuse Plan, Minneapolis, MN
Owatonna Country Club, Owatonna, MN

Bay Tree Golf Course Redevelopment, North Myrtle Beach, SC
Waterway Hills Redevelopment, Myrtle Beach, SC

Diamond Back Golf Course Redevelopment, Longs, SC
Winyah Bay Golf Course Redevelopment, Georgetown, SC
Wicked Stick Golf Course Redevelopment, Surfside Beach, SC
Cypress Bay Golf Course Redevelopment, Little River, SC
Wild Wing Golf Course Redevelopment, Conway, SC

On most of the projects listed above, our team members have
delivered the following services: master planning, rezoning, civil
design, regulatory permitting, and landscape design.

Master Plans in the Twin Cities

Northwest Growth Area, Brooklyn Park, MN (637 acres)
Opportunity Site, Brooklyn Center, MN (110 acres)

Central Commons Master Plan, Eagan, MN (120 acres)
TCAAP/Rice Creek Commons, Arden Hills, MN (427 acres)
The Village Master Plan, Brooklyn Park, MN (97 acres)

Blue Line Station Area Plan, Brooklyn Park, MN (108 acres)
Highland Bridge Green Infrastructure, Saint Paul and Capitol
Region Watershed District, MN (122 acres)

FIRM QUALIFICATIONS

We Have Served as Planners for the

Following Twin Cities Communities
 Arden Hills, MN
< Jordan, MN

e (Chaska, MN

< Shakopee, MN

e Albertville, MN

< Burnsville, MN

< (ottage Grove, MN
< Shakopee, MN

< Tonka Bay, MN

< Bloomington, MN

We Have Served as City Engineers for the

Following Twin Cities Communities
e Carver, MN

e Dellwood, MN

« Forest Lake, MN
e Jordan, MN

e Lake Elmo, MN
« [ittle Canada, MN
e (Qrono, MN

< Red Wing, MN
e Shorewood, MN
< Victoria, MN

= Waconia, MN

State Environmental Review (AUAR or EAW)

Northwest Growth Area AUAR, Brooklyn Park, MN
Growth Area AUAR, Empire, MN

Hermantown Business Park AUAR, Hermantown, MN
Graff Quarry EAW, Cottonwood County, MN

Fox Meadows Development EAW, Eagle Lake, MN
Public Works Facility EAW, Blue Earth County, MN
Wagner Dairy EAW, Litchfield, MN

City Housing Authority Federal EA, Faribault, MN
Mississippi River Learning Center, Saint Paul, MN
Stearns County Justice Center EAW, Saint Cloud, MN
Timm's Marina EAW, Forest Lake, MN

Downtown Redevelopment EAW, Buffalo, MN

Organizations in the Twin Cities for whom
we have provided Watershed Planning and
Ecological Services

Capitol Region Watershed District

Rice Creek Watershed District

Ramsey Washington Metro Watershed District

Nine Mile Creek Ramsey Washington Metro Watershed
District

Mississippi Watershed Ramsey Washington Metro
Watershed District

Riley Purgatory Bluff Creek Ramsey Washington Metro
Watershed District

Valley Branch Ramsey Washington Metro Watershed District

Les Bolstad Golf Course Redevelopment | Falcon Heights, MN 10



PROJECT EXAMPLES

Hillcrest/The Heights Golf Course Redevelopment o

Saint Paul, MN

Bolton & Menk and Barr Engineering have worked
collaboratively on developing and implementing a master plan
for the Heights—a golf course redevelopment project on the
east side of Saint Paul. While with a previous firm, Andrew
Oresdner led the master planning process, working with Nathan
Campeau of Barr to develop a district stormwater solution that
provides long-term value to the project.

Bolton & Menk and Barr have worked together throughout the
past several years with the property owner, Port Authority, to
implement the master plan. Our team has been designing the
roadways, stormwater system, and managing regulations and
permitting.

FIRM QUALIFICATIONS
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Northwest Central Commons Small Area Plan Opportunity Site RedevelopmentPlan ...
Eagan, MN Brooklyn Center, MN

R

Bolton & Menk developed a plan for Eagan’s
Central Park and 60 acres that are adjacent

to the site. The park is home to the city’s
community center and host to large events,

yet it is unused and does not add value to
~surrounding properties. The plan grew and

: reorganized the park to increase its functionality
. and connectivity to surrounding properties and
e A beyond. The small area plan also establishes

a development plan for adjacent properties,
creating two neighborhoods each with its own
character and relationship to the park.

The City of Brooklyn Center invested in the
Opportunity Site, situated west of Hwy 100 and
south of TH 694, as a multi-use redevelopment
corridor. Through a master developer and
Bolton & Menk, regional transportation,
development, and drainage strategies were
identified. Stormwater management concepts
include a greenway corridor, complete street
concepts, integrated landscaping, underground
storage, and impervious area reduction
strategies to protect Shingle Creek.

FIRM QUALIFICATIONS Les Bolstad Golf Course Redevelopment | Falcon Heights, MN 12



Towerside and Malcolm Yards
Minneapolis, MN

FIRM QUALIFICATIONS

TCAAP/Rice Creek COMMONS oo oo

Arden Hills, MN

While with a previous firm, Andrew Dresdner
led the master plan for the 427-acre site in
Arden Hills. Overall, the site plan called for
approximately 3,000 households and 3,000 jobs
organized in three separate neighborhoods, and
tied together with stormwater and a local road
system. Each of the neighborhoods contained
a central park and a range of housing and
amenities. Bolton & Menk is working for
Ramsey County designing the roadway and
stormwater infrastructure for the community.

Towerside is a 300-acre mixed-use neighborhood
focused on innovative, sustainable development
showcasing district transportation, energy, and
stormwater. While at a previous firm, Andrew
Oresdner worked with the community on initial
visioning, while Nathan Campeau worked closely
with the Mississippi Watershed Management
Organization to develop a district-wide system
that manages and treats urban stormwater
runoff on a district scale. The system reduces
landowner costs, implements more effective and
environmentally friendly stormwater treatment,
and provides public green space.

Fitness loops

d Green fingers
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Highland Bridge Green Stormwater Infrastructure Hiawatha Golf Course Alternatives Analysis and Master Planning o..............
Saint Paul, MN Minneapolis, MN

The Highland Bridge district in Saint Paul

is a redevelopment of the former Ford

Motor Company assembly plant site into a
sustainable, mixed-use community designed
to improve surface water quality. Central

to the project is an innovative stormwater
management system that features a
continuous waterway, rain gardens, and
underground filtration—all aimed at treating
runoff efficiently and supporting public spaces.
Barr completed the system in 2021, capturing
and cleaning millions of gallons of stormwater
each year. It has significantly reduced pollution
and mitigated downstream erosion, and
received national recognition for excellence.

-

Between 2015 and 2018, the Minneapolis Park
and Recreation Board engaged Barr to assess
groundwater and water management issues
at Hiawatha Golf Course; develop models to
evaluate flooding impacts; conduct public
outreach; and guide master planning for the
site’s future. Barr's work included analyzing
alternatives for pumping and land use, and
designing a plan that addresses water resource
challenges, enhances visitor experiences,

and offers broader benefits such as reduced
pumping, improved water quality, restored
habitats, and maintain compliance with
pollutant reduction requirements.
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3 PROJECT UNDERSTANDING AND APPROACH o

We understand you are seeking a consultant to serve as an
advisor and extension of your staff; to stand in your corner and
co-create a master plan with the owner/developer. Rather than
defining a specific scope of work, we have assembled a team and
developed an approach that is flexible and able to respond to the
needs of the project as they arise.

A project of this scale will not happen overnight, yet these initial
& steps are crucial. Advising and co-creating the master plan with
the developer will require:

- A thorough analysis of existing conditions

Technical support and systems-level solutions to utilities
and infrastructure

Creative problem solving

Regulatory guidance and support

Skill and commitment to public engagement

Ability to work with multiple parties toward a mutually
beneficial solution
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The city has allocated $60,000 for consultant services in 2026. Assuming the developer/
owner will use part (or all) of 2026 to perform their own due diligence and the master
plan may not begin until late 2026 or early 2027, we believe we can help you prepare and
lay the foundation for a successful master plan. This can include:

- Mapping of regional systems (trails, transit, habitat,
water, etc.) that impact the site and identification of
potential connections to surrounding assets

= Review of geotechnical data and understanding how it
may impact site layout

» Desktop and on-site review of ecological resources
(water, habitat, specimen, or mature trees)

« Initial work with city’s financial consultant to
help identify ways in which the plan can be financially
sustainable; we anticipate the owner/developer will have
a financial ask from the city and this pre-work will help
prepare the city to respond

« Initial coordination with likely partners at Met Council,

watershed districts, the University, county, and surrounding
communities to understand existing and future stake/
interest in the project

« Evaluation of zoning compatibility with initial concepts
in the Larpenteur Corridor Plan

PROJECT UNDERSTANDING AND APPROACH

Site analysis of topography, viewsheds, features,
amenities, and edge conditions

Initial municipal utility assessments to understand
capacity constraints, if any

Initial fit studies and high-level concept plans that
test different potential outcomes not considered in the
Larpenteur Corridor Plan

Identification of barriers to creative and mixed-use
design solutions

Identify potential funding sources and grant
opportunities to advance planning efforts focusing on
sustainability

Review of scoping documents produced by owner/
developer, if produced in 2026

High-level triple bottom line assessment scoping
and analysis

Les Bolstad Golf Course Redevelopment | Falcon Heights, MN
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Project History

In 1929, the University of Minnesota established the Les Bolstad Golf Course
at the corner of Larpenteur Avenue and Cleveland Avenue. At the time, it sat
on the edge of the Twin Cities metro, surrounded by agricultural lands.

Over the next 100 years, the region and the University grew up around the
golf course.

Today, the golf course is located in Falcon Heights, while sharing a border
with the Saint Paul Campus of the University, the City of Lauderdale, the Saint
Anthony Neighborhood of Saint Paul, and the Midland Hills neighborhood of
Roseville. This unique cluster of communities share a common interest as
they are intimately connected to the University—and to the golf course. It has
served as an accessible form of recreation for golfers, cross country skiers,
and sledders, a green quiet buffer space for Lauderdale. Every fall for the
past 40 years, the golf course hosts one of the largest cross country meets in
the country—the Roy Griak Invitational.

In 2024, the University announced it will be closing and selling the 140-acre
golf course to a developer and the proceeds will be reinvested in the Saint
Paul Campus (located in Falcon Heights).

While plans for the site are not fully determined, the impact on Falcon
Heights (and the surrounding neighborhoods) will be significant. The
redevelopment will be as large as the City of Lauderdale, and it will
potentially double the population of Falcon Heights.

Furthermore, while the site may be viewed as a pastoral greenspace and quiet
buffer, the reality is the site is contaminated and has long since departed
from its natural state. It is a highly manipulated space that deserves and
requires mitigation and reclamation so it can become a yet greater asset to
the community.

PROJECT UNDERSTANDING AND APPROACH

Coordination with Owner/Developer

Concurrent to this RFP, the University has issued an RFP to purchase the site.
The assumption is a party will step forward to purchase the site, develop a
master plan for it, and assume the role of master developer. The master plan
developer will coordinate the horizontal infrastructure in order to sell the land
to other developers.

The selected consultant will coordinate closely with the owner/developer
in the master planning process. The owner/developer will likely bring forth
their development vision presumably with the intent to maximize financial
outcomes and justify the proposed purchase price. Meanwhile, the city's
selected consultant will represent the general public, working to ensure
public benefits and community concerns are met.

This past summer, the city initiated and completed a preliminary planning
process to develop a set of guiding principles and goals for the golf course
site. This document was included in the University's RFP and will be
considered by the future owner/developer. The document is a strong start to
articulating community desires. It intentionally lacks specifics so the master
plan can proceed without too many restrictions and with maximum creativity.
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Design and Planning Approach
There are several basic design principles our team will advocate for in the
co-creation process of the master plan.

Aggregating Assets to Create a Prominent and Connected

Public Realm

We will analyze the underlying properties of the site, such as topography,
environmental resources, mature trees, water resources, and viewsheds.
|deally, these assets can be protected, enhanced, and leveraged for
common and public benefits.

District Systems to Stack and Multiply Benefits

Building out the site will require a street, open space, and stormwater

systems. Ideally, these systems reinforce each other rather than being

separate. We will look for opportunities for the street system to double
function as open space and for future parks to leverage stormwater.

Compact Patterns and Mixed-Uses to Promote Walkability

The city's guiding principles suggest a mixed land use pattern and a range of
housing. In order to maximize open space and revenue potential for the city,
we advocate for a walkable pattern of streets and blocks that interconnect
with each other and the surrounding community.

Connecting and Completing Regional Systems to Build Partnerships
Thoughtful design of the site will consider ways in which regional systems
(such as transit, trails, habitat, etc.) can be connected through or along
edges of the site. Doing so will enhance the value of the site while building
stewardship with a wide set of potential implementing and funding partners.

PROJECT UNDERSTANDING AND APPROACH

Community Engagement Approach

Community engagement will continue to be an important part of the process.
While regulatory, land use, and many utility approvals will come from

the City of Falcon Heights, neighboring communities such as Lauderdale,
Saint Anthony Park in Saint Paul, and Midland Hills in Roseville are paying
close attention to the project. Furthermore, due to the size of the project,
Ramsey County—specifically economic development, transportation, and

the historical society; the University of Minnesota's athletics programs, Bell
Museum and real estate; the Metropolitan Council; and Metro Transit are
likely to be stakeholders in the process.

One option would be to create a steering committee representing the myriad
of stakeholders and tasking that committee with being a liaison between
their communities and the project. A steering committee could serve as local
experts with a broad outreach network. While this sort of steering committee
would not likely have any official approval powers, they could serve as a
valuable resource to the project.

We anticipate early efforts to build on the guiding principles to broaden

staff and the city council's understanding about what is possible on the golf
course. Our team will conduct case studies that highlight how other similar
projects achieved aspirational results. We can explore new ideas, such

as district energy, habitat renewal, and new housing solutions for things

like co-housing and live/work housing. Our team can develop high-level
alternative frameworks for the site that test different approaches to different
redevelopment plans. Early, pre-master plan work, such as this would allow
the city to get a head start on the process and be well-positioned to guide (or
react to) the owner/developers early concepts.

Les Bolstad Golf Course Redevelopment | Falcon Heights, MN
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Environmental Review

Eventually, the master plan will require land use approvals, comprehensive
plan amendment, zoning approvals, and an AUAR. The owner/developer will
submit the AUAR, however, the selected consultant will advise and support
the city with their regulatory obligations as the responsible government unit
(RGU). This will likely include scoping at the beginning of the master plan, as
well as a draft/final AUAR towards the end.

The environmental review process entails multiple phases, including city
review and acceptance of the owner/developer prepared scoping and AUAR
documents, two 30-day public notice periods, response to comments,
findings of fact, and city council actions.

Braun Intertec will guide these efforts with city staff to ensure the
Minnesota Environmental Policy Act (MEPA) requirements and standards
are properly met.

Sustainability and Ecological Design

As stated in the city's Guiding Principles, “Falcon Heights has long been

a leader in climate action and is committed to ensuring that future
development strengthens this legacy.” As your consultant team, we would be
excited to be your partner in these efforts. Early district-level decisions about
how and where to invest in sustainability are particularly important—they set
the template and expectations for decades of investments.

Protection (and regeneration) of ecological resources, renewable energy
systems, compact patterns that promote walking and biking, community
amenities, and green infrastructure are just some of the district level
strategies we will can explore with the City of Falcon Heights. At a minimum,
we would anticipate conducting a high-level, “triple bottom line" assessment
scoping and analysis of green infrastructure options for the site.

PROJECT UNDERSTANDING AND APPROACH

Funding Support

Projects of this size and complexity have regional impacts and typically
require more resources than a small suburban community has available. It
is a site in which the county, University, Met Council, State, and Watershed
Districts will have a stake and interest. Itis also a rare opportunity to
accomplish sustainability outcomes that are not achievable on small sites,
meaning it is a project that can attract broad attention and the likelihood of
additional funding from the public, private, and non-profit sectors.

To further support project implementation, our team can develop a project
funding matrix identifying external funding sources delineated by project
type. Throughout the last 10 years, Bolton & Menk's funding team has
secured more than $1.2 billion in competitive funding, leveraging more than
$2.3 billion in total project coasts. Barr Engineering has had similar success
with raising funds for projects related to water quality and

ecological resources. This expertise uniquely positions our team to

identify funding solutions that will provide the greatest likelihood of
successful project delivery.

Les Bolstad Golf Course Redevelopment | Falcon Heights, MN
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4 KEYPERSONNEL-

The team will be lead by Andrew
Oresdner as project manager.
We have also identified several

: CLIENT POTENTIAL PARTNERS
team members who will serve City of Falcon Heidht Ramsey County
in a support role. At any point (IR University of Minnesota
in the project, our three firms City of Lauderdale
can draw from our deep bench City of Roseville
of internal staff specialists for City of Saint Paul
questhns or challenges that Andrew Dresdner Watershed Districts
May arise. Project Manager and
Lead Urban Designer
Mike Thompson, AICP Nathan Campeau, ..
Lead Planner, PE, ENV SP TraVL\SUZEStEd
A Principal-in-Charge District Stormwater
Core Team
; Karl Keel, PE Joel Mann
Municipal Infrastructure | Transportation Planner
Support Leslie Brandt, : Matt Metzger,
Tea?nl: ; PhD, ENV 'SP Britton Jones, PLA | Brendan Dougherty, PLA PE, ENV SP

Landscape Architect Ecological Resources

Sustainability Planner Stormwater Design
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Andrew Dresdner
(Bolton & Menk)
Project Manager and
Lead Urban Designer

Minneapolis, MN

Andrew will lead the project team and serve as the primary point
of contact for the City of Falcon Heights. He will coordinate team
efforts, facilitate communication, and advise on matters related to
urban design.

Andrew is a senior urban designer at Bolton & Menk whose
professional career began in 2000. His expertise spans urban
design, redevelopment planning, community development,
public space design, and placemaking. Andrew appreciates the
interdisciplinary approach to projects, as well as the willingness
to bring innovation to all projects.

Relevant Experience:

« Hillcrest Golf Course Redevelopment Master Plan, Saint
Paul, MN

= TCAAP/Rice Creek Commons, Arden Hills, MN

« (pportunity Site Redevelopment Plan, Brooklyn Center, MN

 Northwest Central Commons Small Area Plan, Eagan, MN

« Industrial Land Use Feasibility Study and Small Area Plan,
Monticello, MN

« C(Central Avenue Small Area Plan, Minneapolis, MN

 Downtown Small Area Plan, Monticello, MN

« (ahill Area District Plan, Edina, MN

« Historic Millwork District Small Area Plan, Dubugue, 1A

KEY PERSONNEL

Mike Thompson, AICP

(Bolton & Menk)
Lead Planner,
Principal-in-Charge

Minneapolis, MN

As lead planner, Mike will help oversee all planning tasks and will
be responsible for advising on zoning, land use, and policy matters.

Mike is an urban design planning group leader who began
his career in 2012. He brings national experience in site
planning, public realm design, multimodal transportation,
and engagement. Mike helps communities rethink how
neighborhoods Lok, feel, and function—creating places that
reflect the people who use them every day.

Relevant Experience:

< (pportunity Site Redevelopment Plan, Brooklyn Center, MN
< Northwest Central Commons Small Area Plan, Eagan, MN
« Rice Street Redevelopment Feasibility Plan, Saint Paul, MN
< Downtown Redevelopment Plan, Savage, MN

2025 Downtown Small Area Plan, Ek River, MN

Brooklyn Boulevard Land Use Study, Brooklyn Center, MN
Cahill Area District Plan, Edina, MN

University Connections, Vanderbilt University, TN

< Downtown and Infrastructure Plan, Wisconsin Rapids, WI
Madison Downtown Development Plan, Madison, TN

< Dreaming Big for Public Space, Nashville, TN

Les Bolstad Golf Course Redevelopment | Falcon Heights, MN

Britton Jones, PLA

(Bolton & Menk)
Landscape Architect

Minneapolis, MN

Britton will support the team as lead landscape architect. He will
advise the team on design matters related to site planning, overall
layout, and deign of the public realm.

Britton is a senior landscape architect at Bolton & Menk who
began his career in 2004. His work centers on designing flexible,
welcoming spaces that serve as a framework for development
and daily life. He enjoys working closely with clients and
communities to create places that feel rooted and resilient.

Relevant Experience:

 (pportunity Site Redevelopment Plan, Brooklyn Center, MN

 Heart of the City, Plaza and Streetscape, Rochester, MN

« Discovery Walk, Rochester, MN

« Downtown Small Area Plan, Monticello, MN

2025 Downtown Small Area Plan, Elk River, MN

« Rice Street Final Design, Ramsey County, MN

« Downtown Roadway and Pedestrian Improvements,
Monticello, MN

« Riverfront Activation Plan, Greater Topeka Partnership, KS

 Parks Master Plan, Moss Point, MS
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Joel Mann

(Bolton & Menk)
Transportation Planner

Minneapolis, MN

Joel will lead transportation planning efforts, bringing a
comprehensive, multimodal lens to the project. He specializes in
street design, parking Strategy, and active transportation planning—
helping communities make informed decisions that balance mobility,
safety, and place.

Joelis a senior transportation planner who began his career in
2004. His work spans downtowns, urban neighborhoods, and
maturing suburban corridors, often supporting multidisciplinary
teams. He's passionate about helping clients tackle complex
challenges and make meaningful change through policy, design,
and implementation.

Relevant Experience:
« Lyndale Avenue Corridor Master Plan, Bloomington, MN
 Downtown Fort Myers Redevelopment Plan, Fort Myers, FL
« Mallory Square Parking Strategy, Key West, FL
« Rock Creek East Il Livability Study, District Department of
Transportation, Washington, D.C.
 Downtown Chattanooga Parking Study,
Chattanooga Parking Authority, TN
« Regional Thoroughfare Design Guidelines,
Atlanta Regional Commission, Atlanta, GA
« Downtown Hapeville Master Plan, Hapeville, GA
 Downtown Tampa Parking Plan and Study,
Tampa Downtown Partnership, FL

KEY PERSONNEL

\ Leslie Brandt, PhD, ENV SP

(Bolton & Menk)
Sustainability Planner

Minneapolis, MN

Leslie will use her 17 years of experience in climate vulnerability
assessment, urban forestry, and resilience planning to assess the
golf course’s current conditions. She will also advise the team

on matters related to climate change adaptation, regenerative
strategies, and ecological balance.

Leslie is a resiliency and sustainability project manager who
began her career in 2008. Her experience lies in program
administration, strategic planning, and technical guidance at
the intersection of climate adaptation, sustainability, urban
forestry, and natural resource management. She has led high-
impact partnerships across federal, academic, and nonprofit
sectors.

Relevant Experience:

Tower Harbor Site Development Phase |, Tinde-USA

< ReLEAF Grant Proposal, Rochester, MN

New Public Services Facility, Carver, MN

< Snow Operations Practices, Saint Paul, MN

< (limate Vulnerability Assessment, Detroit, Ml

< Northern Minnesota Ecosystem Vulnerability
Assessment, USFS

< Mark Twain National Forest Climate Change
Impact Assessment and Vulnerability Framework, USFS

= Adaptation Strategies-Climate Change Response Framework,

USDA Northern Forests Climate Hub

) Karl Keel, PE
(Bolton & Menk)

Municipal Infrastructure

Minneapolis, MN

Karl will support the team on all matters related to municipal
infrastructure. He will work closely with the city engineer to conduct
initial infrastructure analysis to municipal systems are adequate to
serve the redevelopment.

Karl is a municipal practice expert at Bolton & Menk who began
his career in 1983. He is responsible for leading municipal
projects and ensuring project timelines and plans are adhered
to. Karl strives to build lasting relationships between his
project teams and our clients. His key areas of expertise lie in
municipal engineering, public works, urban design, solid waste
management, and environmental planning. Supporting clients,
accomplishing challenging projects, and working as a team are
what drives Karl.

Relevant Experience:

< New Basset Creek Tunnel, Minneapolis, MN

< Speed Limits Communication Plan, Bloomington, MN
« Interim Public Works Assistance, Mankato, MN

« South Loop Redevelopment, Bloomington, MN
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Nathan Campeau,

PE, ENV SP (Barr)
Water Resources

Denver, CO

Nathan will serve as water resources expert and advisor on all
matters related to stormwater. Nathan will be the liaison to the
various watershed districts with jurisdiction in the area. Nathan will
focus on innovative solutions that bring value to both the community
and the development.

Nathan has more than 20 years of experience with hydrologic
and hydraulic (H&H) analysis, flood-risk management design,
and green infrastructure design. His projects involve low-impact
site design, stormwater-quality analysis and improvement,

and flood analysis and mitigation. He has led many green
infrastructure, water-quality, and flood-mitigation alternatives
analyses, feasibility studies, and stormwater systems design.

Relevant Experience:

37" Avenue Greenway Green Infrastructure
and Flood Mitigation, Minneapolis, MN

= 4" Street SE Boulevard Improvements and Green
Infrastructure, Mississippi Watershed Management
Organization, MN

- Highland Bridge Green Infrastructure, Ryan Companies,
Saint Paul and Capitol Region Watershed District, MN

« Riverside Avenue Green Infrastructure, Minneapolis, MN

« Prior Avenue Green Infrastructure Study, Saint Paul, MN

» West Side Flats Stormwater System and Greenway,
Saint Paul, MN

KEY PERSONNEL

Brendan Dougherty, PLA

(Barr)
Ecological Resources

Minneapolis, MN

Brendan will advise on innovative ecological and stormwater
solutions for the Les Bostad Golf Course, integrating bioretention,
1ain gardens, and sustainable landscape features. He will work with
local agencies to improve water quality and ecological health of
redeveloped course environments.

Brendan is a professional landscape architect with 14 years
of experience in ecological planning, native plant community
restoration, sustainable landscape design, alternative
stormwater management, and construction administration.
He designs and develops construction documents for green
infrastructure, pollinator plantings, wetland restoration, and
creek stabilization projects.

Relevant Experience:
« Hillcrest Golf Course Redevelopment Master Plan,
Saint Paul, MN

= Hiawatha Golf Course Alternatives Analysis and Master Plan,

Minneapolis Park and Recreation Board, Minneapolis, MN
< Morningside Flood Improvement Project at Weber Park,
Edina, MN
Hasenbank Stormwater Park, South Washington
Watershed District, Woodbury, MN
West Side Flats Stormwater System and
Greenway, Saint Paul, MN

Matt Metzger, PE, ENV SP

(Barr)
Stormwater Designer

Minneapolis, MN

Matt will support the team with stormwater design, ensuring all the
Infrastructure is resilient and built to withstand numerous scenarios.

Matt is a senior civil engineer, project leader, and Envision™
Sustainability Professional with more than 20 years of design
engineering experience related to community infrastructure

and water resources. He has planned, engineered, and designed
large project alternatives evaluations, climate-change-resilient
flood risk reduction systems, green stormwater infrastructure,
and industrial site sustainability improvements for clients in the
public and private sectors.

Relevant Experience:
« Hillcrest Golf Course Redvelopment Master Plan,
Saint Paul, MN
« Hiawatha Golf Course Redevelopment, Minneapolis, MN
« Highland Bridge Green Infrastructure, Ryan Companies,
« Saint Paul and Capitol Region Watershed District, MN
« Ford Site Sustainable Stormwater Master Plan, Capitol
Region Watershed District, Saint Paul, MN
« (wasso County Park Stormwater Master Plan, Ramsey-
Washington Metro Watershed District, Shorewood, MN
< Maplewood Mall Stormwater Retrofit, Ramsey-Washington
Metro Watershed District, Maplewood, MN
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