
 
   

  PLANNING COMMISSION MEETING 
Tuesday, April 8, 2025 at 5:30 PM 

Council Chambers, City Hall at 540 West Hills Circle 
Roll Call: Meier, Springer-Gasner, Rooks, Eickhoff, 

Wilson, Peake, Effertz 
  

 

  
  

1. Planning Commission Agenda - April 8, 2025 
   1.a. Planning Commission Agenda  
2. Roll Call: Meier, Springer-Gasner, Rooks, Eickhoff, Wilson, Peake, Effertz 
3. Approval of Last Meeting Minutes 
   3.a. Planning Commission Minutes - December 10, 2024 
4. Public Hearings 
   4.a. Application No. RZ-10 
5. Downtown Parking Committee Requests 
   5.a. Main Street Request 
6. Other Business 
   6.a. Updates on Previous Items 
   6.b. TIF 3-18 TIF Compliance Resolution - Sputtering Components 
7. Next Meeting - April 22, 2025 
8. Adjournment 
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Owatonna Planning Commission Agenda 
 

Tuesday, April 8, 2025 
5:30 PM 

**Charles S. Crandall Center at West Hills** 
 
Roll Call:  Meier, Springer-Gasner, Rooks, Eickhoff, Wilson, Peake, Effertz 
 
 

1. Approve minutes of the December 10, 2024 meeting 
 
 

2. Public Hearings 
 

A. Application No. RZ-10, by Christine Rotthoff, CRK Properties LLC, 
a request for a zone change from I-1 Light Industrial District to 
PUD, Planned Unit Development for the purposes of continuing to 
operate a multi-use facility including office spaces, contractor spaces 
and an educational facility for the property located at 631 Cedar 
Avenue North.   
 

3. Downtown Parking Committee Requests 
 

A. Main Street Request 
 
 

4. Other Business 
 

 
A. Updates on Previous Items 
B. TIF 3-18 TIF Compliance Resolution – Sputtering Components 

 
 

5. Next Meeting –  April 22, 2025 
 
 

6. Adjourn 
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DRAFT COPY 

 

OWATONNA PLANNING COMMISSION MINUTES FOR DECEMBER 10, 2024 
 
The Owatonna Planning Commission met in regular session at 5:30 p.m. in the Crandall Center – Chambers 
with Chairperson Kelly Rooks conducting the meeting. Present at roll call were Commissioners Kelly 
Rooks, Rachel Springer-Gasner, John Eickhoff, Nick Peake, and Dave Effertz. Commissioner Mark Meier 
was absent. Community Development Manager Greg Kruschke and Senior Administrative Technician 
Kristen Kopp were also present.  
 
A motion was made by Springer-Gasner and seconded by Peake to approve the minutes of the regular 
meeting of October 8, 2024. All Commissioners voting Aye, the motion carried.  
 
Application No. RZ-9, which is a request by Anna Lee on behalf of the Lee Foundation to rezone property 
from R-1, Single Family Residential, to R-6, High Density Residential District, for the purposes of 
providing group housing for the property located at 545 Florence Avenue NW, was presented by 
Community Development Manager Greg Kruschke. (Refer to report on file.) Public hearing opened at 5:34 
pm. Anna Lee thanked the Commissioners for taking time to hear her request and appreciates their 
consideration. The Lee Foundation has been in existence since 2014 and Dr. Lee has been in manufacturing 
in Owatonna for the last 27 years and wanted to pay Owatonna back. His idea is to have the foundation 
focus on enriching the culture and education of students. She said they are immigrants and have benefited 
from all of the education they’ve got from the state. They want to get young people educated and trained. 
Owatonna is a great city, but affordable housing has been lagging. She said the workers have to have a good 
living standard and affordable housing is precious and a challenge. When this West Hills building was 
available, the Lee Foundation put forth the initiative to use the building for workforce housing. The building 
has 20 rooms, a commercial kitchen, and up-to-code bathrooms. The goal is for low-income housing or 
working with a staffing agency who provides manufacturing jobs. Dr. Lee said they’ve lived in Owatonna 
since 1996 and brought their family here. He said the Foundation has a scholarship for students. They 
purchased this building in Covid time. They’ve talked with some of the people who lived there when it was 
a treatment center. He said they have put in a lot of effort to fix up the building to get it ready. A motion 
was made by Effertz and seconded by Wilson to recommend City Council approval of the rezoning property 
from R-1, Single Family Residential, to R-6, High Density Residential District, for the property located at 
545 Florence Avenue NW. All Commissioners voting Aye, the motion carried.  
 
Kruschke said that there is a Notify Me sign-up for the Vine Street Parking Lot that will text or email to let 
people know when the lots will be plowed. The goal is to open it up a little more—they shouldn’t have to 
close the lot one night a week unnecessarily. Springer-Gasner said it looks great, but she’s heard complaints 
about the stall sizes being small. Wilson asked if the app would be expanded to other lots. Kruschke said 
this is a test and they will see how it goes.  
 
A motion was made by Springer-Gasner to adjourn and seconded by Effertz at 5:51 p.m. All Commissioners 
voting Aye, the motion carried.  
 
 
Respectfully Submitted, 
 
 
________________________________ 
Greg Kruschke  
Community Development Manager 
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April 3, 2025 
 

To:   Planning Commission 
From: Community Development Department 
RE:   Application No. RZ-10, by Christine Rotthoff, CRK Properties LLC, a request for a zone 
change from I-1 Light Industrial District to PUD, Planned Unit Development for the purposes of 
continuing to operate a multi-use facility including office spaces, contractor spaces and an 
educational facility for the property located at 631 Cedar Avenue North.   
 
Application Review: 
 
Applicant/Owner: Christine Rotthoff, CRK Properties LLC 
 
Legal Description: Part of Block 2, Jolly Addition 
 
Existing Zoning: I-1, Light Industrial District 
 
Existing Land Use: Industrial / Office Uses 
 
Adjacent Zoning & Land Uses: North:  Amerigas zoned I-1 
 

South:  Railroad   
 

East:  Owatonna Glass zoned I-1 
 

West:  Gas Station zoned I-1   
 

Report Attachments:  1.  Application Materials 
      2.  Location Maps 
           
Proposed Development: 
 

♦ Application No. RZ-10, by Christine Rotthoff, CRK Properties LLC, a request for a zone 
change from I-1 Light Industrial District to PUD, Planned Unit Development for the 
purposes of continuing to operate a multi-use facility including office spaces, contractor 
spaces and an educational facility for the property located at 631 Cedar Avenue North.   

♦ The building is currently occupied by a staffing agency, Steele County Community 
Corrections, and two different contractors.   

♦ The applicant has a space being vacated by Steele County Community Corrections.  
Choice Technical Academy wishes to relocate into this space.  Due to the existing zoning 
the property needs to be rezoned in order to accommodate this user. 

♦ The school currently has 51 students enrolled and 15 staff members.  The office user has 
2 employees at this location and the two contractors have 3 employees total at this 
location.   
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♦ Code would require 36 parking stalls for these uses.  The applicant is showing a total of 
42 stalls available for this building.  Two ADA stalls are also included in that number and 
are currently located at the front door. 

♦ The applicant has a drop off area shown on the site plan.  This drop off area appears to 
impede traffic on Cedar Avenue.  All drop offs will need to occur in private parking stalls 
unless it is a school bus and permitted by State Statute. 

♦ During the Comprehensive Plan process we discussed the north downtown area 
extensively.  Due to the slow transition of this area to commercial uses, the 
nonconformity of all of the industrial buildings it was determined that this area should 
have a new blended zoning district created as part of the code update process.  This 
process will begin this year but will not be completed for a while.  

 
Staff Review: 
 
Staff feels that the proposed rezoning would fit in with the surroundings and the desired use of 
this property as designated within the Comprehensive Plan.  Staff is recommending approval of 
the rezoning property from I-1, Light Industrial District to PUD Planned Unit Development for 
the property located at 631 Cedar Avenue North with the following conditions on the PUD: 
 

1) All building codes shall be met at all times. 
2) All exterior signs require a sign permit. 
3) All drop offs will need to occur in private parking stalls unless it is a school bus and 

permitted by State Statute. 
4) The properties shall be combined into one lot in order to remove all property lines 

from inside the building prior to any new tenants occupying the space.   
5) All future uses shall be in compliance with the current underlying zoning district or 

an amendment to the PUD is required. 
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To:  City of Owatonna 

From:  CRK Properties, LLC and Choice Technical Academy 

RE:  631 N Cedar Avenue; Rezoning Request 

 

We are respectfully requesting the rezoning of the multi-tenant property at 631 and 625 Cedar 

Avenue to a PUD to allow an “E” education occupancy use. The building has historically been 4 

suites with mixed uses B-1 and S-1 tenants; offices and shop/ warehouse spaces. This area of 

Owatonna is located North of downtown and is an area of transition. 

This zoning request is triggered by a tenant vacating the front office area, Suite 100, 6,180 SF.  

Choice Technical Academy Charter School has completed their evaluation of the location and 

determined the location is a fit for their operation. The Central location will provide more 

visibility for the school. The interior is updated to allow student spaces and staff offices to be 

efficient for classes and administration.  The Charter school serves students in grades 7 -12 and 

has a current enrollment of 51 students with 15 staff members. The school is open September – 

June and provides summer school opportunities as well. Primary school hours are from 7:00 am 

to 4:00 pm Monday through Friday. The majority of students arrive by bus or school van to the 

school. Some students will be dropped off by parents, a student drop off/ pick up zone will be 

created at the front entrance. Very rarely do students drive themselves to the school. Events 

that include parents happen several times per year typically in the evening. The school user 

volume and parking is similar to historic uses of the space.  The 20 parking stalls along the front 

of the suite as well as 12 stalls to the south of the space are available for daily use. Additionally, 

there is over flow parking to the East on the property. Students arrive generally at the same 

time and leave at the same time daily create a stable flow of movement at the property.  

Thank you for your consideration. 
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DATE:  April 2, 2025 
 
TO:  Mayor and City Council 
 
FROM: Community Development Dept. – Greg Kruschke 
 
SUBJECT: Main Street Parking Change – Mid Block Crosswalk Area 
 
Purpose: 
 
Act on the request to install an ADA stall and remove 3 parking spaces in the area to increase 
safety.   
 
Background: 
 
See attached memo from the City Engineer. 
 
Budget Impact: 
 
There will be a minimal cost for the street crew’s time to change the signage and the street 
striping.   
 
Staff Recommendation: 
 
Staff recommends approval of this request to install an ADA stall and remove 3 parking spaces 
in the area to increase safety.   
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PUBLIC WORKS DEPARTMENT 
540 WEST HILLS CIRCLE | OWATONNA, MN 55060-4701 | OWATONNA.GOV | 507.444.4350 

To: Greg Kruschke, AICP 
From: Sean Murphy, PE 
Date: March 5, 2025 
Subject: Main St (CSAH 48) - Parking Modifications at Court Ave Crossing 
 
Greg, 
 
The City’s Engineering Department received a request to remove parking adjacent to the Court 
Avenue SE crosswalk at Main St E (CSAH 48).   
 
In review with County Engineer Sponholz, the Engineering Department recommends the removal of 
two parking spaces on the westbound parking lane, east of the Court Ave crosswalk, as well as the 
easternmost parking space on the eastbound parking lane, west of Court Ave.  The Engineering 
Department also recommends removal of the loading zone spaces and allocating the westbound 
parking space just west of the Court Ave crosswalk as an accessible space.   
 
Please see the attached exhibit for reference.   
 
Sincerely, 
 

 
 
Sean Murphy, PE 
Owatonna City Engineer 
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DATE:  April 2, 2025 
 
TO:  Planning Commission 
 
FROM: Community Development Dept. – Greg Kruschke 
 
SUBJECT: Sputtering Components TIF Compliance 
 
Purpose: 
 
The Planning Commission is required to adopt a resolution for any TIF project declaring that the 
project is in compliance with the City’s Comprehensive Plan.   
 
Attached is a copy of the resolution, the TIF Plan for Sputtering and a copy of the City’s Future 
Land Use Plan. 
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Northland Securities, Inc.  150 South Fifth Street, Suite 3300, Minneapolis, MN 55402, Main Tel.  612-851-5900 

www.northlandsecurities.com 
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MEMORANDUM 

To: Greg Kruschke, City of Owatonna 

From: Tammy Omdal, Managing Director 
 Jessica Green, Managing Director 

Date: March 13, 2025 

Re: Proposed Tax Increment Financing District No. 3-18 

The City of Owatonna (the “City”) received a request for financial assistance from Sputtering 
Components Inc. (the “Developer”) for the construction of an approximate 9,000 square foot 
expansion to an existing approximate 29,514 square foot building to provide additional office and 
manufacturing space (the “Project)”. The site for the Project is located on a single parcel (PID 17-479-
0201) at 375 Alexander Drive Southwest in the City (the “Property”).   

The City plans to hold a public hearing on April 15, 2025 to consider the establishment of Tax 
Increment Financing (Economic Development) District No. 3-18 (the “TIF District”) within 
Development District No. 3. Following the public hearing the City Council may consider adoption of 
a resolution to establish the TIF District. The establishment of the TIF District by the City provides the 
authority to consider approval of financial assistance to the Developer for the Project at a future date.  

The purpose of this memorandum is to provide information on tax increment financing authority 
and process followed for establishing the TIF District, along with a summary of the plan for the TIF 
District.    

Background on TIF Authority 
The establishment of tax increment financing (TIF) economic development district is a statutory 
financing tool that can be used to promote economic development in areas where it would otherwise 
not occur. The establishment of the TIF district will allow the City to “capture” the revenues 
generated by the increase in net tax capacity resulting from the expansion within the TIF District. The 
revenue comes from the increase in property taxes, with some limited exceptions to the taxes that 
may be captured within a TIF district. For example, referendum taxes and state property taxes cannot 
be captured with the TIF district.   

The maximum duration to capture the tax increments from an economic development district is 8 
years after the first year of tax increment collections for a total of 9 years. 
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Owatonna TIF District 3-18 
March 13, 2025 

Page 2 

The City may use tax increments to assist the developer with financing of site improvement costs 
related to the expansion. Certain findings must be made by the City when approving the TIF district, 
including a finding that the project, as proposed, is feasible only through assistance, in part, from tax 
increment financing. This is commonly referred to as the “but for” finding.  

The Project qualifies as an economic development TIF district. The Project is for a manufacturing 
facility, and 100% of the planned building expansion will allow for additional manufacturing and 
office space related to this purpose. The Project will meet the following conditions: 

(1) it will discourage commerce, industry, or manufacturing from moving their operations to 
another state or municipality; or 
(2) it will result in increased employment in the state; and  
(3) it will result in preservation and enhancement of the tax base of the state. 

Process for Approval 
The first step in creating the TIF District is the adoption of a Tax Increment Financing Plan for the TIF 
District (the “TIF Plan”). The TIF Plan provides information about the Project to be funded with tax 
increment from the TIF district and authorizes the use of tax increment from the district to pay TIF-
eligible project costs, among other items.  

A tax increment financing district must be located within the boundaries of a specified development 
project area. The City has previously established Development District No. 3 (the “Project Area”), as 
modified over time, and set the boundaries of the Project Area as shown in the map included in 
Exhibit V of the TIF Plan. It is proposed that the City modify the boundaries of the Project Area, and 
the related Development Plan, to include the addition of the Property.      

After the TIF District is established by the City, the City may consider its actions, including a contract 
for private development with the Developer for tax increment financing assistance. 

Notice to County and School District 
Before the public hearing and the establishment of the TIF District, the City must provide certain 
notices to the county and the school district, including providing a copy of a draft tax increment 
financing plan. The county and school district may comment on the proposed plan and TIF district 
but cannot prevent the creation of the district. On behalf of the City, Northland will submit a letter 
and a draft copy of the plan for the TIF District to Steele County and Owatonna Public Schools 
(District No. 761) on no later than March 14, 2025, with a request to receive comments.  

Adoption of TIF Plan  
Following the public hearing, the City Council may adopt the resolution approving modification to 
Development District No. 3 and adopting the modified Development Plan for Development District 
No. 3 relating thereto, and the establishment of the TIF District and the adoption of the Tax 
Increment Financing Plan (the “TIF Plan”) relating thereto, among other actions.   
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TIF Plan Summary and Terms for Assistance 
The summary that follows highlights the key elements of the draft TIF Plan. The TIF Plan provides 
for the City to capture 100% of the tax increments collected from the Property within the TIF District 
to reimburse City administrative costs for the TIF District and site improvement/preparation costs to 
be incurred by the Developer within the TIF District in an amount not to exceed $176,063, payable 
with simple non-compounded interest at rate of 5.0%.  

The Developer will receive 90% of the tax increment derived from the Property until the Developer is 
reimbursed $176,063 plus interest, or until the maximum duration of the TIF District is reached, 
whichever occurs first. 

Item 
Plan 
Section 

Highlights from TIF Plan 

City Plans and 
Development 
Program 

3.02 

 

Section 2.02 of the TIF Plan summarizes the proposed development 
and explains how this development is consistent with local plans 
and policies of the City.   

Boundaries of TIF 
District 

3.03.2 The TIF District includes one parcel. The parcel is owned by the 
Developer. 

Type of District 3.03.3 The TIF District is an economic development district. The district 
will meet the statutory criteria for this type of district as a 
manufacturing facility with related office space. 

Estimated Tax 
Increment 

3.04.1 

 

The Project is estimated to create annual tax increment revenue of 
$26,131 in the first year of the TIF District or upon completion of 
development. This amount is based on the following factors: 

 Total estimated taxable market value of the Property of 
$2,706,600 after completion to be classified as commercial-
industrial. 

 The original net tax capacity value of the TIF District is 
estimated based on the current market value of the Property for 
taxes payable in 2025. A property’s net tax capacity is 
determined by multiplying the property’s taxable market value 
by the relevant class rate or rates. Class rates are set by statute, 
vary by property type, and are uniform statewide. For purpose 
of calculating tax increments, the county auditor will set the 
original net tax capacity value of the TIF District based on the 
future use (commercial-industrial).   

 The estimated combined local tax rate is 129.64% based on Pay 
2024 tax rates. This rate is used to estimate tax increments. 
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Item 
Plan 
Section 

Highlights from TIF Plan 

Upon request to the county auditor to certify the TIF District, 
and the anticipated timing of the request, it is anticipated the 
final certified tax rate for the TIF District will be based on the 
local tax rate for taxes payable in 2025. 

The actual estimated market value of the property will be set by the 
Assessor.  Changes in property values and tax rates will alter the 
amount of tax increment revenue from year-to-year. The TIF Plan 
includes estimates for planning purposes only and the actual 
amounts will vary. 

Project Costs, 
Estimated Source 
and Uses of 
Funds, 
Administrative 
Expense 

3.04.2 

3.04.3 

3.04.4 

 

Tax increment revenue will be used to pay Project Costs related to 
development of the Property. The TIF Plan provides for the 
reimbursement of up to $260,946 of total estimated Project costs.  

The Project Costs include $176,063 for site 
improvement/preparation costs to be incurred by the Developer 
and $26,095 for City administrative costs. 

Reimbursement of Project Costs will be on a pay-go basis. As tax 
increment is collected by the City upon distribution of taxes from 
the county, the City will use the available tax increments to 
reimburse the Developer and itself for actual costs incurred. The 
terms for payment to the Developer will be detailed in a written 
contract between the City and the Developer. 

Bonded 
Indebtedness 

3.04.6 All payments made by the City will be on a “pay-go” basis payable 
solely from available tax increments and will not be a general 
obligation of the City. 

Duration 3.04.7 The TIF Plan elects a duration of nine (9) years which is the 
maximum duration allowed for an economic development district. 
The estimated month and year of first receipt of tax increment is 
July 2027. The estimated required decertification date based on year 
2027 as the first year of tax increment collection is December 31, 
2035.   
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DRAFT

CITY OF OWATONNA, MINNESOTA

MODIFIED DEVELOPMENT PROGRAM FOR DEVELOPMENT 
DISTRICT NO. 3 
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DISTRICT NO. 3-18 (SPUTTERING COMPONENTS)

PUBLIC HEARING DATE:   ________________, 2025
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REQUEST FOR CERTIFICATION: ____________________, 2025

TIF DISTRICT CERTIFIED: __________________, 2025

Northland Securities, Inc.
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DEVELOPMENT DISTRICT NO. 3 AND TAX INCREMENT FINANCING DISTRICT NO. 3-18

DRAFT TIF PLAN AS OF MARCH 13, 2025	 1

ARTICLE I – INTRODUCTION AND DEFINITIONS

SECTION 1.01	 INTRODUCTION
The City of Owatonna propose to provide tax increment financing assistance through 
the establishment of Tax Increment Financing (Economic Development) District No. 3-18 
within Development District No. 3 to assist with the financing of certain project costs for the 
construction of an approximate 12,460 square feet expansion to an existing manufacturing 
facility by a private developer.
The Development District serves as the “project area” for tax increment financing districts 
established within its boundaries. The Development Program describes the City’s objectives 
for the development of the area within the Development District and the use of tax increment 
financing within. This document contains the Modified Development Program for achieving 
the objectives of Development District No. 3 through the adoption of a Tax Increment Financing 
Plan for Tax Increment Financing (Economic Development) District No. 3-18.  
Below is a summary of the municipal action that has been taken in connection with 
Development District No. 3 and establishment of tax increment financing districts therein to 
date and as proposed:

•	 Development District No. 3 was created by the City on November 18, 2000, amended 
July 5, 2006, September 18, 2007, September 2, 2008, June 19, 2012, February 19, 2013, 
December 17, 2013, April 15, 2014, June 7, 2016, August 14, 2017, September 3, 2019 (for 
the Costco warehouse/distribution project), September 3, 2019 (for the Daikin Applied 
Americas, Inc. warehouse project), April 7, 2020 (for the Bosch Automotive warehouse/
distribution project), May 17, 2022 (for the AMP Automation Manufacturing Project), 
and September 19, 2023 (for the FoamCraft Manufacturing Expansion Project), and is 
hereby amended. 

•	 This modification constitutes the fifteenth amendment of the Development District Plan. 
•	 All provisions of the Development District Plan adopted November 18, 2003, and 

amended July 5, 2006, September 18, 2007, September 2, 2008, June 19, 2012, February 
19, 2013, December 17, 2013, April 15, 2014, June 7, 2016, August 14, 2017, September 
3, 2019, April 7, 2020, May 17, 2022, and September 19, 2023 are hereby incorporated 
by reference. The purpose of this amendment is to increase the boundaries of the 
Development District by the addition of the property described in Section 3.03.2 and 
shown on the map in Exhibit V of this Plan.  

Tax increment financing districts previously established and the tax increment financing plans 
related thereto, within Development District No. 3, remain in full force and effect and are not 
modified.

SECTION 1.02	 DEFINITIONS
The terms defined below, for purposes hereof, and for purposes of Development District No. 
3 and the Modified Development Program related thereto and for Tax Increment Financing 
District No. 3-18 and the Tax Increment Financing Plan related thereto which is established and 
approved within Development District No. 3, shall have the following respective meanings, 
unless the context specifically requires otherwise.  
1.	 “City” means the City of Owatonna, Minnesota. 
2.	 “City Council” means the City Council of the City. 
3.	 “County” means Steele County, Minnesota.
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4.	 “Developer” means the private party undertaking construction within the TIF District.
5.	 “Development” means the construction of an approximate 9,000 square foot addition to an 

existing approximate 29,514 square foot manufacturing facility in the City.
6.	 “Development District” means Development District No. 3 in the City, created and 

established pursuant to and in accordance with the Development District Act.
7.	 “Development District Act” means Minnesota Statutes, Sections 469.124 through 469.133, as 

amended and supplemented from time to time.
8.	 “Development Program” means the Development Program for the Development District, as 

amended and supplemented from time to time.
9.	 “Public Development Costs” means the cost of the Development, including administrative 

expenses, and interest as a financing cost, which will be paid or financed with tax 
increments from the TIF District, but not to exceed the estimated tax increment generated 
by the development activity expected to occur within the Development District and TIF 
District.  

10.	 “Property” means the approximate 4.24 acre site within the TIF District as described in 
Section 3.03.2 of the TIF Plan.

11.	 “Project Area” means the geographic area of the Development District.
12.	 “Project Costs” means Public Development Costs.
13.	 “School District” means Owatonna Public Schools, Independent School District 761.
14.	 “State” means the State of Minnesota.
15.	 “Tax Increment Bonds” means any tax increment bonds as defined in Section 469.174, 

subd. 3 of the TIF Act, issued by the City to finance Public Development Costs, and any 
obligations issued to refund such bonds, pursuant to Section 469.178 of the TIF Act.  

16.	 “TIF Act” means Minnesota Statutes, Sections 469.174 through 469.1794 as amended, both 
inclusive.

17.	 “TIF District” means Tax Increment Financing (Economic Development) District No. 3-18 
(Sputtering Components).

18.	 “TIF Plan” means the tax increment financing plan for the TIF District (this document).

SECTION 1.03	 EXHIBITS
The following exhibits are attached to and by reference made a part of the Development 
Program and Tax Increment Financing Plan:

•	 Exhibit I:		 Present Value Analysis.
•	 Exhibit II:	 Projected Tax Increment
•	 Exhibit III:	 Impact on Other Taxing Jurisdictions
•	 Exhibit IV:	 Estimated Tax Increment Over Life of District
•	 Exhibit V:	 Maps of Development District and TIF District

SECTION 1.04	 PLAN PREPARATION
This document was prepared for the City by Northland Public Finance, part of Northland 
Securities, Inc. 
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ARTICLE II - DEVELOPMENT PROGRAM

SECTION 2.01	 OVERVIEW
The City hereby modifies Development District No. 3 and the related Development Program as 
a tool to achieve the objectives described in Section 2.02. The Development District serves as the 
“Project Area” for the tax increment financing districts established within its boundaries. The 
Development Program describes the City’s objectives for the development of this area and the 
use of tax increment financing.

SECTION 2.02 	 STATEMENT OF OBJECTIVES
The establishment and modification of the Development District pursuant to the Development 
District Act is necessary and in the best interests of the City and its residents and is necessary to 
give the City the ability to meet certain public purpose objectives that would not be obtainable 
in the foreseeable future without intervention by the City in the normal development process.
The City intends, to the extent permitted by law, to accomplish the following objectives through 
the implementation of the Development Program:
1.	 Provide for the acquisition of land and construction and financing of the private 

development in the Development District which are necessary for the orderly and beneficial 
development of the Development District and adjacent areas of the City.

2.	 Encourage the redevelopment of blighted and under-utilized areas of the City.
3.	 Facilitate the removal of deteriorated structures and encourage redevelopment in 

commercial areas providing high levels of property maintenance and private investment.
4.	 Provide parking needed to support development and encourage use of shared parking to 

promote additional private development.
5.	 Build, maintain improve, and reconstruct public improvements and utilities needed to 

support development.
6.	 Promote and secure the prompt and unified development of certain property in the 

Development District, which property is not now in productive use or in its highest and best 
use, with a minimum adverse impact on the environment, and thereby promote and secure 
the desirable development of other land in the City.

7.	 Promote and secure additional employment opportunities within the Development District 
and the City for residents of the City and the surrounding area, thereby improving living 
standards and reducing unemployment and the loss of skilled and unskilled labor and other 
human resources in the City.

8.	 Secure the increase in values of property subject to taxation by the City, the School District, 
the County, and other taxing jurisdictions in order to better enable such entities to pay for 
governmental services and programs that they are required to provide.

9.	 Promote the concentration of new unified development consisting of desirable industrial 
and other appropriate development in the Development District so as to maintain these 
areas in a manner compatible with its accessibility and prominence in the City.

10.	 Encourage the expansion and improvement of local business, economic activity and 
development, whenever possible.

11.	 Create a desirable and unique character within the Development District through quality 
land use alternatives and design quality in new buildings.
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SECTION 2.03	 BOUNDARIES OF DEVELOPMENT DISTRICT
The boundaries of the Development District are coterminous with the boundaries of the 
following tax increment financing districts, as shown in the map in Exhibit V.  
•	 Tax Increment Financing District No. 3-6 (Viracon)
•	 Tax Increment Financing District No. 3-7 (Kerry)
•	 Tax Increment Financing District No. 3-8 (Daikin)
•	 Tax Increment Financing District No. 3-9 (Cybex)
•	 Tax Increment Financing District No. 3-10 (Pro-Pet)
•	 Tax Increment Financing District No. 3-11 (Cemstone)
•	 Tax Increment Financing District No. 3-12 (Costco)
•	 Tax Increment Financing District No. 3-13 (Daiken #2)
•	 Tax Increment Financing District No. 3-14 (Bosch)
•	 Tax Increment Financing District No. 3-15 (CDI)
•	 Tax Increment Financing District No. 3-16 (Kamp)
•	 Tax Increment Financing District No. 3-17 (FoamCraft)
•	 Tax Increment Financing District No. 3-18 (Sputtering Components)

SECTION 2.04	 DEVELOPMENT ACTIVITIES
The City will perform or cause to be performed, to the extent permitted by law, all project 
activities pursuant to the Development District Act, the TIF Act, and other applicable state laws, 
and in doing so anticipates that the following may, but are not required, to be undertaken by 
the City:
1.	 The making of studies, planning, and other formal and informal activities relating to the 

Development Program.
2.	 The implementation and administration of the Development Program.
3.	 The rezoning of land within the Development District.
4.	 The acquisition of property, or interests in property, by purchase or condemnation, which 

acquisition is consistent with the objectives of the Development Program.
5.	 The preparation of property for use and development in accordance with applicable Land 

Use Regulations and the Development Agreement, including demolition of structures, 
clearance of sites, placement of fill and grading.

6.	 The resale of property to private parties.
7.	 The construction or reconstruction of site improvements to property within a tax increment 

financing district.
8.	 The construction, improvement and maintenance of parking facilities.
9.	 The construction, improvement and maintenance of streets, sidewalks, alleys, and public 

utilities.
10.	 The issuance of Tax Increment Bonds to finance the Public Development Costs of the 

Development Program, and the use of tax increment revenue available to the City to pay or 
finance the Public Development Costs of a tax increment financing district, as provided in a 
tax increment financing plan, incurred or to be incurred by it pursuant to the Development 
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Program.
11.	 The use of tax increment revenue to pay debt service on the Tax Increment Bonds or 

otherwise pay or reimburse with interest the Public Development Costs of a tax increment 
financing district, as provided in a tax increment financing plan.

SECTION 2.05	 PAYMENT OF PUBLIC DEVELOPMENT COSTS
Public Development Costs and the plan for their payment are described in each tax increment 
financing plan for each tax increment financing district established within the boundaries of 
the Development District. Public Development Costs of the Development Program will be 
paid primarily from tax increment revenues from tax increment financing districts within the 
Development District. The City may utilize other available sources of revenue which the City 
may apply to pay a portion of the Public Development Costs.

SECTION 2.06	 ENVIRONMENTAL CONTROLS; LAND USE REGULATIONS
All municipal actions, public improvements and private development shall be carried out in a 
manner consistent with existing environmental controls and all applicable land use regulations.

SECTION 2.07	 PARK AND OPEN SPACE TO BE CREATED
Park and open space within the Development District, if created, will be created in accordance 
with the City’s Comprehensive Plan and zoning and subdivision ordinances.

SECTION 2.08	 PROPOSED REUSE OF PROPERTY
The Development Program provides that the City may acquire property and reconvey the 
same to another entity. All parcels in the Development District are eligible for acquisition. In 
acquiring land, the City will require the execution of a binding development agreement with 
respect thereto and evidence that tax increment revenues or other funds will be available to 
repay the costs associated with the proposed acquisition of property. It is the intent of the 
City to negotiate the acquisition of property whenever possible. Appropriate restrictions 
regarding the reuse and redevelopment of property shall be incorporated into any development 
agreement to which the City is a party.

SECTION 2.09	 ADMINISTRATION AND MAINTENANCE OF DEVELOPMENT 
DISTRICT
Maintenance and operation of the Development District will be the responsibility of the City 
Administrator who shall serve as administrator of the Development District. Each year the 
Administrator will submit to the City Council the maintenance and operation budget for the 
following year. The Administrator will administer the Development District pursuant to the 
provisions of Section 469.131 of the Development District Act; provided, however, that such 
powers may only be exercised at the direction of the City Council. No action taken by the 
Administrator pursuant to the above-mentioned powers shall be effective without authorization 
by the City Council.

SECTION 2.10	 AMENDMENTS
The City may alter and amend the Development Program or enlarge or reduce the size of the 
Development District all pursuant to the Development District Act. 
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ARTICLE III - TAX INCREMENT FINANCING DISTRICT AND PLAN

SECTION 3.01	 STATUTORY AUTHORITY
Tax Increment Financing (Economic Development) District No. 3-18 and the TIF Plan therefor 
are established and adopted under the authority of the TIF Act. 

SECTION 3.02	 PLANNED DEVELOPMENT
3.02.1	 Statement of Objectives
The objectives which the City seeks to achieve through the implementation of the TIF District 
are set out in the Development Program.

3.02.2	 Development Description
The Development within the TIF District includes the construction of an approximate 9,000 
square foot addition to an existing approximate 29,514 square foot manufacturing facility in the 
City.

3.02.3	 City Plans and Development Program
In addition to achieving the objectives of the Development Program, the Development is 
consistent with and works to achieve the development objectives of the City. The TIF Plan for 
the TIF District conforms to the general plan for development of the City as a whole.  

3.02.4	 Property Acquisition
The City does not plan to acquire property within the TIF District. 

3.02.5	 Development Activities
As of the date of approval of the TIF Plan, there are no development activities proposed in the 
TIF Plan that are subject to contracts.

3.02.6	 Need for Tax Increment Financing
The Development would not occur solely through private investment within the reasonably 
foreseeable future and, therefore, the use of tax increment financing is deemed necessary. The 
Developer has represented to the City that it could not proceed with the proposed construction 
of the Development in the TIF District without tax increment assistance to offset the high cost 
of the site improvements for the Development. The Developer has further represented that 
the expansion planned in the Development is necessary for the Developer to retain its current 
operations in the State, as well as to expand its business and increase jobs and the tax base in the 
State.
The TIF Plan conforms with the general development plan of the City and will generally 
complement and serve to implement policies adopted in the City’s comprehensive plan.  The 
Development is in accordance with the existing zoning for the property and the City’s Planning 
Commission has determined that the Development is consistent with the comprehensive plan.
The TIF Plan will afford maximum opportunity consistent with the sound needs of the City as a 
whole for the development of the TIF District by private enterprise. The proposed Development 
will be used by the Developer, a private enterprise, for warehousing and distributing products 
and will afford maximum opportunity for the development of the applicable parcels consistent 
with the needs of the City. The Development will maximize the potential of an underutilized 
site and will increase the taxable market valuation of the City and the available warehouse and 
distribution facilities in the City.
A comparative analysis of estimated market values both with and without establishment of 
the TIF District and the use of tax increments has been performed as described above and is 
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shown in Exhibit I. This analysis indicates that the increase in estimated market value of the 
proposed development (less the present value of the projected tax increments for the maximum 
duration permitted by the TIF Plan) exceeds the estimated market value of the site prior to the 
establishment of the TIF District.

SECTION 3.03	 TAX INCREMENT FINANCING DISTRICT
3.03.1	 Designation
The TIF District is designated as Tax Increment Financing (Economic Development) District No. 
3-18 (Sputtering Components).  

3.03.2	 Boundaries of TIF District
The boundaries of the TIF District are shown in the maps included in Exhibit V.
The TIF District boundaries includes the area of parcel identified as PID 17-479-0201, an 
approximate 4.24 acre site (the “Property), and all adjacent rights-of-way and abutting 
roadways to the Property. 

3.03.3	 Type of District
The TIF District is established as an “economic development” district pursuant to Sections 
469.174 subd. 12, and 469.176, subd. 4c, of the TIF Act. 
The TIF Act allow tax increments from an economic development district as a tax increment 
financing district that consists of any project or portions of a project which the City finds to be in 
the public interest because:
(1) it will discourage commerce, industry, or manufacturing from moving their operations to 
another state or municipality; 
(2) it will result in increased employment in the state; 
(3) it will result in preservation and enhancement of the tax base of the state; or
(4) it satisfies the requirements of a workforce housing project under Section 469.176, subd. 4c, 
paragraph (d) of the TIF Act.
The City finds the Development to be in the public interest because it will discourage 
commerce, industry, or manufacturing from moving their operations to another state or 
municipality, it will result in increased employment in the state and it will result in preservation 
and enhancement of the tax base of the state.
Revenue derived from tax increment from an economic development district may not be used to 
provide improvements, loans, subsidies, grants, interest rate subsidies, or assistance in any form 
to developments consisting of buildings and ancillary facilities, if more than 15 percent of the 
buildings and facilities (determined on the basis of square footage) are used for a purpose other 
than:
(1) the manufacturing or production of tangible personal property, including processing 
resulting in the change in condition of the property;
(2) warehousing, storage, and distribution of tangible personal property, excluding retail sales;
(3) research and development related to the activities listed in clause (1) or (2);
(4) telemarketing if that activity is the exclusive use of the property;
(5) tourism facilities;
(6) space necessary for and related to the activities listed in clauses (1) to (5) or
(7) a workforce housing project that satisfies the requirements of Section 496.176, subd. 4c, 
paragraph (d) of the TIF Act.
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The Development will be used for the purpose of manufacturing and 100% of the planned 
building will be used for this purpose. The Development is a qualified facility and meets the 
requirements in the TIF Act.    

SECTION 3.04	 PLAN FOR USE OF TAX INCREMENT
3.04.1	 Estimated Tax Increment
The original tax capacity of value of the TIF District will be set by the County Auditor upon 
request for certification. The original tax capacity value may change over time based on the use 
and tax classification of each parcel.
For the purposes of the TIF Plan, the estimated original tax capacity is $32,402 based on the total 
current estimated market value of $1,657,600 of the Property as described in Section 3.03.2.  
The estimated total tax capacity value of the property after completion of the Development is 
$52,632. This amount is based on a total estimated taxable market value of $2,706,600 classified 
as commercial property. The taxable market value is an estimate for purpose of estimating tax 
increment for the TIF Plan. The actual market value, as will be assessed by the County Assessor, 
may vary from this estimate.  
The difference between the total tax capacity value and the original tax capacity value is the 
captured tax capacity value for the creation of tax increment. It is the City’s intent to retain 100% 
of the  captured tax capacity value for the life of the TIF district. 
The original tax rate for the TIF District, as certified by the auditor of the County, will be the 
sum of all the local tax rates excluding that portion of the school rate attributable to the general 
education levy (under Minnesota Statutes Section 126C.13) that apply to property in the district. 
Tax increment estimates included in the TIF Plan are based on an estimated combined local 
tax rate of 129.64% (Pay 2024 tax rate). The original tax rate for the District will be based on the 
current tax rate based on the actual certification date for the TIF District and will vary from the 
estimated tax rate.
Pursuant to Section 469.177, subd. 2 of the TIF Act, it is found and declared that all of the 
captured tax capacity generated within the TIF District is necessary to finance or otherwise 
make permissible expenditures authorized by Section 469.176, subd. 4 of the TIF Act.
Under these assumptions, the estimated annual tax increment upon completion of the 
Development is $26,131 (after deducting the State Auditor’s Office fee of 0.36% of the tax 
increment distribution) in the first year of tax increment collection. The actual tax increment 
will vary according to the certified original tax capacity value and original tax rate, the actual 
property value produced by the proposed development and the changes in property value 
and state laws that govern calculation of property taxes over the life of the district. Exhibit II 
contains the projected tax increment over the life of the TIF District.

3.04.2	 Public Development Costs
The City plans to use tax increment to pay the Public Development Costs. The Public 
Development Costs eligible for reimbursement from tax increment pursuant to the TIF Act may 
include land acquisition, site improvements and preparation costs, utilities, other qualified 
costs, and costs related to the establishment of the TIF District and other administration costs.   

3.04.3	 Estimated Sources and Uses of Funds 
The estimated sources of revenue, along with the Public Development Costs of the TIF District, 
are itemized in Figure 3-1. These estimates are based on the best available information for the 
sources and uses of funds. Such costs are eligible for reimbursement from tax increment from 
the TIF District. The City reserves the right to administratively adjust the amount of any of the 
Project Cost line items listed in Figure 3-1, so long as the “Total Estimated Project Costs” is not 
increased, not including interest expense.
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Total
Estimated Tax Increment Revenues (from tax increment generated by the district)

Tax increment revenues distributed from the county $260,946
Interest and investment earnings $0

Total Estimated Tax Increment Revenues $260,946

Estimated Project/Financing Costs (to be paid or financed with tax increment)
Project costs

Land/building acquisition
Site improvements/preparation costs $176,063
Utilities $0
Other qualifying improvements $0
Administrative costs $26,095

Estimated Tax Increment Project Costs $202,158

Estimated financing costs
Interest expense $58,789

Total Estimated Project/Financing Costs to be Paid from Tax Increment $260,946

Estimated Financing
Total amount of bonds to be issued $202,158

City of Owatonna
Tax Increment Financing District No. 3-18

TIF Plan Estimated Sources and Uses of Funds
Sputtering Components Expansion

Figure 3.1

 3.04.4	 Administrative Expense
Tax increment shall be used to pay documented administrative expenses of the City for 
administration of the TIF District. The tax increment used to pay administrative expenses 
will not exceed 10% of the total estimated tax increment expenditures included in Figure 3-1. 
Increments used to pay the county’s administrative expenses are not subject to the 10% limit. 
The City will use these monies to pay for and reimburse the City for costs of administering the 
TIF District, pursuant to the limitation in the TIF Act. Section 469.174, subd. 14 of the TIF Act 
defines administrative expenses or administrative costs.

3.04.5	 County Road Costs
The Development will not substantially increase the use of county roads and necessitate the 
need to use tax increments to pay for county road improvements.  

3.04.6	 Bonded Indebtedness
Tax Increment Bonds issued in connection with “any project for which tax increment financing 
has been undertaken” must be one of the types of bonds expressly authorized by Section 
469.178 of the TIF Act. The types of bonds include general obligation bonds supported by tax 
increment, revenue bonds (including “pay-as-you-go” obligations); and interfund loans or 
advances.
The total amount of bonds estimated to be issued to pay Public Development Costs is shown 
in Figure 3.1. The City will not issue general obligation bonds as a result of the TIF Plan. The 
City plans to use tax increments to reimburse itself for administrative expense and to reimburse 
the Developer on a pay-go basis through issuance of a Tax Increment Financing Revenue Note, 
payable solely from tax increment from the TIF District, for certain Public Development Costs, 
with interest.
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The City may approve an interfund loan to reimburse itself for administrative expense it will 
incur for the TIF District. The City may advance or loan money to finance expenditures, under 
Section 469.176, subd. 4 of the TIF Act, from the general funds of the City or any other legally 
authorized fund to finance qualified expenditures, subject to the provisions defined in this 
section of the TIF Act.

3.04.7	       Duration of TIF District
The duration to collect and spend tax increments on eligible purposes is set at the maximum 
duration of eight (8) years after the date of receipt of the first tax increment or nine (9) years 
of tax increment collection. The estimated first year of tax increment collection is 2027. The 
estimated decertification date is 12/31/2035.   

3.04.8	 Estimated Impact on Other Taxing Jurisdictions
Exhibits III and IV show the estimated impact on other taxing jurisdictions if the maximum 
projected retained captured net tax capacity of the TIF District was hypothetically available to 
the other taxing jurisdictions. The City finds that there will be no adverse impact on other taxing 
jurisdictions during the life of the TIF District, since the proposed development would not have 
occurred without the establishment of the TIF District and the provision of public assistance. A 
positive impact on other taxing jurisdictions will occur when the TIF District is decertified and 
the development therein becomes part of the general tax base.
The City anticipates minimal impact of the proposed development on city-provided services. A 
slight increase in water and sewer usage is expected. It is anticipated that there may be a slight 
but manageable increase in police and fire protection duties due to the development.

3.04.9	 Prior Planned Improvements
There have been no building permits issued in the last 18 months in conjunction with any of 
the properties within the TIF District. The City will include this statement with the request for 
certification to the County Auditor.  If building permits had been issued during this time period, 
then the County Auditor would increase the original net tax capacity of the TIF District by the 
net tax capacity of each improvement for which a building permit was issued.

ARTICLE IV – ADMINISTERING THE TIF DISTRICT

SECTION 4.01	 FILING AND CERTIFICATION
The filing and certification of the TIF Plan consists of the following steps:
1.	 Upon adoption of the TIF Plan, the City shall submit a copy of the TIF Plan to the Minnesota 

Department of Revenue and the Office of the State Auditor.  
2.	 The City will request that the County Auditor certify the original net tax capacity and net tax 

capacity rate of the TIF District. To assist the County Auditor in this process, the City shall 
submit copies of the TIF Plan, the resolution establishing the TIF District and adopting the 
TIF Plan, and a listing of any prior planned improvements.  

SECTION 4.02	 MODIFICATIONS OF THE TAX INCREMENT FINANCING PLAN
The City reserves the right to modify the TIF District and the TIF Plan. Pursuant to the TIF Act, 
the following actions can only be approved after satisfying all the necessary requirements for 
approval of the original TIF Plan (including notifications and public hearing):
	Reduction or enlargement in the geographic area of the Development District or the TIF 

District.
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	 Increase in the amount of bonded indebtedness to be incurred.
	 Increase in the amount of capitalized interest.
	 Increase in that portion of the captured net tax capacity to be retained by the City.
	 Increase in the total estimated Project Costs.
	Designation of additional property to be acquired by the City.
Other modifications can be made by resolution of the City Council. In addition, the original 
approval process does not apply if (1) the only modification is elimination of parcels from the 
TIF District and (2) the current net tax capacity of the parcels eliminated equals or exceeds the 
net tax capacity of those parcels in the TIF District’s original net tax capacity, or the City agrees 
that the TIF District’s original net tax capacity will be reduced by no more than the current net 
tax capacity of the parcels eliminated.
The City must notify the auditor of the County of any modification that reduces or enlarges the 
geographic area of the TIF District. The geographic area of the TIF District may be reduced but 
not enlarged after five years following the date of certification.

SECTION 4.03	 FOUR-YEAR KNOCKDOWN RULE
Pursuant to Section 469.176, subd. 6 of the TIF Act, the Four-Year Knockdown Rule requires 
that if after four years from certification of the TIF District no demolition, rehabilitation, 
renovation or site improvement, including a qualified improvement of an adjacent street, 
has commenced on a parcel located within the TIF District, then that parcel shall be excluded 
from the TIF District and the original net tax capacity shall be adjusted accordingly. Qualified 
improvements of a street are limited to construction or opening of a new street, relocation of a 
street, or substantial reconstruction or rebuilding of an existing street. The City must submit to 
the auditor of the County, by February 1 of the fifth year, evidence that the required activity has 
taken place for each parcel in the TIF District.
If a parcel is excluded from the TIF District and the City or owner of the parcel subsequently 
commences any of the above activities, the City shall certify to the auditor of the County that 
such activity has commenced and the parcel shall once again be included in the TIF District.  
The auditor of the County shall certify the net tax capacity of the parcel, as most recently 
certified by the Commissioner of Revenue of the State, and add such amount to the original net 
tax capacity of the TIF District. 

SECTION 4.04	 FIVE YEAR RULE AND SIX YEAR RULE
Pursuant to Section 469.1763, subd. 2 of the TIF Act at least 80% of the total revenue derived 
from tax increments paid by properties in the TIF District must be expended on activities in the 
in the TIF District or to pay bonds, to the extent that the proceeds of the bonds were used to 
finance activities in the district or to pay, or secure payment of, debt service on credit enhanced 
bonds.
Not more than 20% of the total revenue derived from tax increments paid by properties in the 
TIF District may be expended, through a development fund or otherwise, on activities outside 
of the TIF District but within the defined geographic area of the project except to pay, or secure 
payment of, debt service on credit enhanced bonds. All administrative expenses for the TIF 
District will be considered to be expenditures for activities outside of the TIF District pursuant 
to requirements within the TIF Act.

Five Year Rule
Revenues derived from tax increments paid by properties in the TIF District that are expended 
on an activity within the district will instead be considered to have been expended on an 
activity outside the district for purposes of Section 469.1763, subd. 2 of the TIF Act unless:
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(1) before or within five years after certification of the district, the revenues are actually paid to a 
third party with respect to the activity; 
(2) bonds, the proceeds of which must be used to finance the activity, are issued and sold to a 
third party before or within five years after certification of the district, the revenues are spent to 
repay the bonds, and the proceeds of the bonds either are, on the date of issuance, reasonably 
expected to be spent before the end of the later of (i) the five-year period, or (ii) a reasonable 
temporary period within the meaning of the use of that term under section 148(c)(1) of the 
Internal Revenue Code, or are deposited in a reasonably required reserve or replacement fund;
(3) binding contracts with a third party are entered into for performance of the activity before 
or within five years after certification of the district and the revenues are spent under the 
contractual obligation;
(4) costs with respect to the activity are paid before or within five years after certification of 
the district and the revenues are spent to reimburse a party for payment of the costs, including 
interest on unreimbursed costs; or
(5) revenues are spent for housing purposes as described by Section 469.1763, subd. 2 of the TIF 
Act, paragraph (b).
(b) For purposes of this subdivision, bonds include subsequent refunding bonds if the original 
refunded bonds meet the requirements of paragraph (a), clause (2).
It is anticipated that all tax increments collected in the TIF District will be spent or obligated 
before within five years after certification of the TIF District.   

Six Year Rule
Pursuant to Section 469.1763, subd. 4  of the TIF Act, beginning with the sixth year following 
certification of the TIF District, the use of tax increment derived from property within the TIF 
District is further limited. The general concept of the Six Year Rule provides that the TIF District 
must be decertified when the product of the applicable in-district percentage multiplied by 
cumulative revenues derived from tax increments paid by properties in the district that have 
been collected through the end of the calendar year, equals or exceeds an amount sufficient to 
pay costs and obligations. The City will administer the TIF District in compliance with the Six 
Year Rule. 

SECTION 4.05	 FINANCIAL REPORTING AND DISCLOSURE REQUIREMENTS
The City will comply with the annual reporting requirements of state law pursuant to the 
guidelines of the Office of the State Auditor.  Under current law, the City must prepare and 
submit a report on the TIF District on or before August 1 of each year. The City must also 
annually publish in a newspaper of general circulation in the City an annual statement for each 
tax increment financing district.
The reporting and disclosure requirements outlined in this section begin with the year the 
district was certified, and shall end in the year in which both the district has been decertified 
and all tax increments have been spent or returned to the county for redistribution. Failure to 
meet these requirements, as determined by the State Auditors Office, may result in suspension 
of distribution of tax increment.

SECTION 4.06	 BUSINESS SUBSIDY COMPLIANCE 
The City will comply with the business subsidies requirements specified in Minnesota Statutes, 
Sections 116J.993 to 116J.995.                                                                                                      
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 469.175(3)(2) of the TIF Act

1 Estimated Future Market Value w/ Tax Increment Financing 2,930,860 1

2 Payable Pay 2024 Market Value 1,657,600

3 Market Value Increase (1-2) 1,273,260

4 Present Value of Future Tax Increments 195,626

5 Market Value Increase Less PV of Tax Increments 1,077,634

6 Estimated Future Market Value w/o Tax Increment Financing 1,794,943 1

7 Payable Pay 2024 Market Value 1,657,600

8 Market Value Increase (6-7) 137,343

9 Increase in MV From TIF 940,291 2

1 Assume 1.00% annual appreciation over 9 year life of district.

2

Exhibit I
City of Owatonna

Statutory compliance achieved if increase in market value from TIF (Line 9) is 
greater than or equal to zero.

Present Value Analysis As Required By Section
Tax Increment Financing District No. 3-18
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1 2027 2,706,600    52,632      32,402 20,230     129.64% 26,131 23,871
2 2028 2,733,666    53,173      32,402 20,771 129.64% 26,830 47,199
3 2029 2,761,003    53,720      32,402 21,318 129.64% 27,537 69,988
4 2030 2,788,613    54,272      32,402 21,870 129.64% 28,250 92,241
5 2031 2,816,499    54,830      32,402 22,428 129.64% 28,970 113,962
6 2032 2,844,664    55,393      32,402 22,991 129.64% 29,698 135,155
7 2033 2,873,110    55,962      32,402 23,560 129.64% 30,432 155,826
8 2034 2,901,842    56,537      32,402 24,135 129.64% 31,174 175,980
9 2035 2,930,860    57,117      32,402 24,715 129.64% 31,925 195,626

TOTAL = 260,946 195,626
Key Assumptions for Cash Flow:

1 Taxable market value (TMV) is assumed to increase by 1.0% annually.
2 
3 Election for captured tax capacity is 100.00%.
4 

5 

6 TIF from District is after deduction of State Auditor fee of 0.36%.
7 

8 TIF to City for Admin equals 10% of the TIF from District.

Base Tax Capacity is calculated based on estimated taxable market value of $1,657,600 for PID 
17-479-0201.

Captured 
Tax 

Capacity 
for TIF

PV Available 
TIF from 
District

Original Tax Capacity Rate estimated based on Taxes Payable Year Pay 2024.

TIF 
District 

Year

Taxes 
Payable 

Year

Tax 
Capacity

Base Tax 
Capacity

Taxable 
Market  
Value

Taxable Market Value (TMV) includes estimated value of all property in district, including 
existing building, and construction of an approximate 9,000 SF expansion of the qualified 
facility at estimated TMV of $1,049,000 (in today's dollars).

Tax Increment Financing District 3-18 (Economic Development)
City of Owatonna

Exhibit II

Sputtering Components Expansion
Projected Tax Increment Financing (TIF) Cash Flow

Present Value (PV) calculated based on semi-annual payments, interest rate 5.0%, dated date 
1/1/2026.

Original 
Tax Rate

TIF from 
District
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Estimated Annual Captured Tax Capacity (Full Development) $24,715
Payable Pay 2024 Local Tax Rate 129.635%
Estimated Annual Tax Increment $32,040

Net Tax 
Capacity 

(NTC)

Captured 
Tax 

Capacity

Percent of 
Total NTC

City of Owatonna 33,651,269 24,715 0.07%
Steele County County 67,134,131 24,715 0.04%
ISD #761 49,709,839 24,715 0.05%

Net Tax 
Capacity 

(NTC)
% of Total

Tax 
Increment 

Share

Added Local 
Tax Rate

City of Owatonna 58.752% 45.321% 14,521 0.043%
Steele County County 45.308% 34.950% 11,198 0.017%
ISD #761 25.575% 19.728% 6,321 0.013%
Other 0.000% 0.000% 0
  Totals 129.635% 100.000% 32,040

NOTE NO. 1:  Assuming that ALL of the captured tax capacity would be available to all taxing jurisdictions even 
if the City does not create the Tax Increment District, the creation of the District will reduce tax capacities and 
increase the local tax rate as illustrated in the above tables.

NOTE NO. 2:  Assuming that NONE of the captured tax capacity would be available to the taxing jurisdiction if 
the City did not create the Tax Increment District, then the plan has virtually no initial effect on the tax capacities 
of the taxing jurisdictions.  However, once the District is established, allowable costs paid from the increments, 
and the District is terminated, all taxing jurisdictions will experience an increase in their tax base.

Annual Tax Increment

Exhibit III

Impact on Other Taxing Jurisdictions
(Taxes Payable Pay 2024)

Percent of Tax Base

City of Owatonna
Tax Increment Financing District No. 3-18

Dollar Impact of Affected Taxing Jurisdictions
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Based on Pay Pay 2024 Tax Rate = 129.635% 58.752% 45.308% 25.575%

New Estimated City County School
TIF Taxes Taxable New Base Captured Total TIF TIF TIF

District Payable Market Tax Tax Tax Tax Related Related Related
Year Year Value Capacity Capacity Capacity Increments Share Share Share

1 2027 2,706,600     52,632    32,402    20,230      26,225        11,886        9,166          5,174          
2 2028 2,733,666     53,173    32,402    20,771      26,927        12,204        9,411          5,312          
3 2029 2,761,003     53,720    32,402    21,318      27,636        12,525        9,659          5,452          
4 2030 2,788,613     54,272    32,402    21,870      28,352        12,849        9,909          5,593          
5 2031 2,816,499     54,830    32,402    22,428      29,075        13,177        10,162        5,736          
6 2032 2,844,664     55,393    32,402    22,991      29,805        13,508        10,417        5,880          
7 2033 2,873,110     55,962    32,402    23,560      30,542        13,842        10,675        6,026          
8 2034 2,901,842     56,537    32,402    24,135      31,287        14,180        10,935        6,172          
9 2035 2,930,860     57,117    32,402    24,715      32,040        14,521        11,198        6,321          
Total 261,889      118,692      91,532        51,666        

Note:  The Estimated Total Tax Increment shown above is before deducting the State Auditor's fee, which is payable at a 
rate of 0.36% of the Total Tax Increment collected.  Exhibit II provides Estimated Total Tax Increment after deducting for 
the State Auditor's fee.

Exhibit IV
City of Owatonna

Tax Increment Financing (Economic Development) District No. 3-18
Estimated Tax Increments Over Maximum Life of District
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Exhibit V
Boundaries Map for Development District and TIF District

March 06, 2025

This drawing is neither a legally recorded map nor a
survey and is not intended to be used as one. This
information is a compilation of records, information,
and data located in various city, county, and state
offices and other sources, affecting the area shown,
and is to be used for reference purposes only.
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PLANNING AND ZONING COMMISSION 
CITY OF OWATONNA, MINNESOTA 

 
RESOLUTION NO. _____________ 

 
RESOLUTION OF THE PLANNING AND ZONING COMMISSION FINDING THE 
MODIFICATION OF DEVELOPMENT DISTRICT NO. 3; THE ADOPTION OF A 

MODIFIED DEVELOPMENT PROGRAM RELATING THERETO; THE PROPOSED 
ESTABLISHMENT OF TAX INCREMENT FINANCING DISTRICT (ECONOMIC 

DEVELOPMENT) NO. 3-18 (SPUTTERING COMPONENTS) AND THE PROPOSED 
ADOPTION OF A TAX INCREMENT FINANCING PLAN RELATING THERETO 

CONFORM TO THE GENERAL PLAN FOR THE DEVELOPMENT AND 
REDEVELOPMENT OF THE CITY 

WHEREAS, the City of Owatonna, Minnesota (the "City") has heretofore prepared a 
Development Program (the "Development Program") for Development District No. 3 (the 
"Development District"), which Development Program was approved by the Planning and Zoning 
Commission pursuant to Minnesota Statutes, Section 469.126; and 

WHEREAS, the City proposes to modify the Development Program to enlarge the 
Development District; and 

WHEREAS, the City proposes to establish Tax Increment Financing District (Economic 
Development) No. 3-18 (Sputtering Components) (the "TIF District") within the Development 
District, as enlarged; and  

WHEREAS, the City has prepared a Modified Development Program (the "Modified 
Development Program") and has prepared a Tax Increment Financing Plan (the "TIF Plan") for 
the TIF District and has submitted the Modified Development Program and the TIF Plan to the 
City Planning and Zoning Commission pursuant to Minnesota Statutes Section 469.126 and 
Section 469.175, Subd. 3, and 

WHEREAS, the Planning and Zoning Commission has reviewed said Modified 
Development Program and TIF Plan to determine its conformity to the general plan for the 
development or redevelopment of the City as described in the comprehensive plan for the City; 
and 

WHEREAS, the Planning and Zoning Commission is in agreement with the Modified 
Development Program and the TIF Plan. 

NOW, THEREFORE, BE IT RESOLVED by the Planning and Zoning Commission of the 
City of Owatonna, Minnesota that the proposed Modified Development Program and the TIF Plan 
conform to the general plan for the development or redevelopment of the City as a whole and the 
Commission recommends the Modified Development Program and the TIF Plan to the City 
Council of the City of Owatonna for its approval. 
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Adopted by the Planning and Zoning Commission of the City of Owatonna, this 8th day of 
April, 2025. 

______________________________ 
Chair 
Planning and Zoning Commission of the 
City of Owatonna, Minnesota 
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