Memorandum
To:

Marty Doll, Community Development Director, City of Victoria

From:

Jacob W. Steen

Date:

November 9, 2021

Re:

Ridgeview Medical Center & HomeTown Bank –Gateway to Victoria Project –
Downtown East & Downtown West Economic Development Proposal

1.

Parties and Location

Java Companies (the “Developer”), on behalf of Ridgeview Medical Center (the “Clinic”), Greystone
Construction (the “General Contractor”) and Silver Creek Equity LLC (the “Senior Housing Operator”),
together with HomeTown Bank (the “Bank”) Exhibit A (“Company Biographies”), is seeking to develop
the approximately 4.5-acre parcel (PID # 650132100) (the “Property”) Exhibit B (the “Survey”) located
along the south side of State Highway 5, immediately east of the City of Victoria (“City”) public safety
center. The Property is the gateway to the City and the hillside location is the most prominent site line as
you enter the city as a first impression of Victoria Exhibit C (the “Rendering”).
2.

Proposed Development

The proposed development (the “Project”) Exhibit D (the “Site Plan”) would include the construction of a
Ridgeview Clinic, a combination HomeTown Bank branch and Mocha Monkey coffee shop, and daycare
center. The Project would include a first of its kind public/private/non-profit partnership for the City of
Victoria. The Project is anticipated to result in a significant increase in tax base, provide needed services
in a convenient and accessible location, supply significant job creation, and jumpstart development in
both eastern downtown Victoria, as well as the City’s Downtown West development, through the use of a
market-rate land swap with the City Exhibit E (“Land Swap Proposal”). Ridgeview locates on main
thoroughfares, and as such, locating a clinic in downtown west is not of interest to the hospital system as
it is counter to their business model. Ridgeview has received contributions of land from other
communities on numerous occasions as the city’s contribution to bring medical services to the
community.
3.

Addressing the need for Local Services

Currently, Victoria is underserved with respect to immediate medical clinic access when compared to
neighboring communities such as Waconia, Chanhassen, Excelsior, and Chaska. Victoria also has
significant need for daycare to allow the employment base to be involved in the workforce. Continuing
with a comparison to similar neighboring community like Waconia, Victoria has one day care center
while Waconia has five centers. Similarly, Victoria has one financial institution, while Waconia has five

financial institutions. The city of Victoria has one coffee shop, while Waconia also has six coffee shop
locations.
4.

Economic Development
a.

Ridgeview – Est. $6 Million Investment, 15-20 New Jobs, $80k Annual Real Estate
Taxes (using comps for all)

Ridgeview is the largest employer in the County and nationally ranked in the top 10% of healthcare
systems in patient satisfaction. Ridgeview intends to conduct a health care survey as a means to engage
the public in the type of services to be offered at this new facility. Preliminarily identified areas of care
are primary care, urgent care, and pediatric care, along with additional services that best fit the
community demographics.
b.

HomeTown – Est. $6 Million Investment, 15-20 New Jobs, $80k Real Estate Taxes

HomeTown Bank is the 39th largest Minnesota-based bank and is locally owned and headquartered in
Minnesota. HomeTown has been named the Reader’s Choice best bank in Waconia, a 7 time Star Tribune
Top Workplace, and has a 5 Star Rating by Bauer Financial for financial strength and stability. Like with
their Waconia bank expansion, they are committed to building the new bank with local contractors and
customers.
c.

Daycare – $4 Million Investment, 30 New Jobs, $40k Annual Real Estate Taxes

The proposed daycare user anticipates creating 30 new jobs while simultaneously providing a valuable
service to local families, as referenced in The City’s Strategic Plan, Strategic Priority 4. The daycare
facility is estimated to be 10,000 square feet with capacity to provide child care and early education for
approximately 150 children ranging in age from infant to pre-k.
d.

Mocha Monkey – $250k Investment and 20 New Jobs

Mocha Monkey is locally owned and operated and has been rated the #1 coffeehouse in the state of
Minnesota. The Mocha Monkey and HomeTown partnership has provided for significant community
building and gathering opportunity and is well utilized by a variety of community members, community
groups and local businesses.
e.

Greystone & Silver Creek—Partnership Entity TBD (“Senior Housing Entity”)-$25-35 Million Investment, New Jobs TBD, $350-425k Annual Real Estate Taxes

Greystone Construction is an experienced builder of multifamily construction projects with expertise in
Senior Housing and Assisted Living. Silver Creek Equity is a private equity firm with a core focus of
investment in Multifamily and Senior Living Communities. The proposed housing project most likely
would include 55+ independent living apartments and may include memory care. This portion of The
Project fills a housing need and coincides with The City’s Strategic Priority 3: Housing & Community
Character.
f.

Total Est. Investment in Victoria Community: $51 Million Invested & 90-150+ New
Jobs & $625,000 increase in Annual Real Estate Taxes (currently $832.00 annually)

The Project’s increase in Real Estate Taxes and the creation of permanent jobs in town directly reflects
the goals of Strategic Priority 2: Economic Vitality of the Victoria Strategic Plan.
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5.

Access & Safety

The safety of travelers entering and exiting the east corridor on Highway 5 is an important priority of The
Project. The speed of traffic (westbound) and site lines (eastbound) are a major concern for all users in
terms of safety for residents, employees and customers. Not only is safe and full access to Highway 5
critical for the Project to be viable, but the improvements here are a benefit to Victoria residents and
coincide with Strategic Priority 6: Public Safety or Victoria’s Strategic Plan.
For feasibility of the Project, ambulances will need to safely and efficiently enter the site as well as safely
and efficiently exit the site going westbound en route to Ridgeview Medical Center campus in emergency
situations. The proposed roundabout will free up queuing on side streets and allow the necessary quick
access to Highway 5 while also serving as a source of slowing down the high-speed highway traffic as it
enters the city of Victoria. A stated priority for the vision of Victoria is to have the downtown corridor
book-ended by roundabouts both at County Road 11, and ideally at this intersection to slow traffic and
create the sense of a downtown boulevard where travelers can get a better sense of the quaintness of the
Victoria downtown. In conversations with the local representatives and local business community, we
have experienced substantial support for the access to the site as proposed Exhibit F (the “State of MN
Letter of Support”).
The Arboretum Plan incorporates taking property from, and negatively affecting the access to several
local businesses; whereas the proposed roundabout utilizes Commercial Avenue as an existing city street,
while preserving full access of 80th St for the fire station and residents and enhancing safe access with a
left turn lane, while also allowing all other aspects of the Arboretum Plan to take place in the future
Exhibit G (“Arboretum Transportation Plan vs Proposed Transportation Plan”).
The updates and improvements being proposed in relation to The Project not only serve as an
improvement to public safety, as previously mentioned, but would also be an improvement to the
infrastructure and transportation, a priority stated in Strategic Priority 1: Infrastructure & Transportation
of Victoria’s Strategic Plan. Accordingly, we are seeking City support for a roundabout located at
Commercial Ave to coincide with the City’s plan to connect Commercial Avenue to Tower Street for
continuity of the Central Business District Exhibit H (the “Traffic Impact Study”).
6.

Roundabout Funding & Cost Sharing

The cost of the roundabout improvement has been estimated by Alliant Engineering Exhibit I (the
“Engineer’s Concept Level Estimate”). The parties will be seeking a cost-sharing agreement for the
roundabout improvements from the stakeholder jurisdictions, including but not limited to the Developer,
MnDOT, Carver County, and the City. The parties will also ask the City for assistance in pursuing other
potential funding sources that may be available for such transportation improvements, including tax
abatement, or grant programs.
7.

Ridgeview Land Swap & Business Subsidy Request

Greystone Construction and Silver Creek Equity LLC, the Senior Housing Entity will own an
approximately 1-2 acre parcel (“Clinic Parcel”) on the Property where the proposed Ridgeview Medical
facility will be located. Collectively, Ridgeview, Greystone Construction, and Silver Creek Equity LLC
will be requesting that the City enter into a business subsidy agreement in which the developer will
exchange the build-ready Clinic Parcel in exchange for the City-owned parcel Exhibit J (“Phase 2 City
Parcel”) guided for senior housing in the Downtown West development. Under this plan, the City would
exchange the City Parcel for the Clinic Parcel with Greystone, then the City would contribute the land to
Ridgeview as a business subsidy with certain expectations of job production and services. The Clinic
Parcel will be acquired by Greystone Exhibit K (the “Draft Letter of Intent”) and the City’s cost basis in

3.

the Phase 2 City Parcel is estimated to be approximately $600,000. The difference would be considered
profit to the City from a development perspective for the value created by the City’s development, then a
contribution of the parcel to Ridgeview.
8.

Summary of Requests:
a.

Access: Full access is critical. A right-in, right-out access will result in the dissolution of
the project and has been deemed unsafe by the Traffic Impact Study. The roundabout as
proposed is a public improvement in safety in addition to the other economic benefits of
the project.

b.

Zoning: The property is currently zoned low density residential. The Developer’s request
is to have the parcel re-zoned to Central Business District use.

c.

Business Subsidy: For the benefit of Ridgeview, the hospital is requesting the land swap
and resulting City contribution of the land for the future construction of the Clinic.

d.

Setback & Parking: The Central Business District has a zero lot line for buildings or
parking to be constructed up to the boundary of a property line; however, there is a local
ordinance related to impervious drive-thru lanes resulting in a 100 foot setback from a
residential parcel. A drive-thru lane is part of a parking lot and in essence they are one in
the same as it relates to the impact to a residential neighbor. Our request is to obtain a
variance related to this issue. The slope in elevation on the site will necessitate a 16 foot
retaining wall abutting the fire station, and as a result, most of the vehicles will be below
grade. We will continue to be happy to collaborate with neighbors for landscaping
improvements or other remediation ideas to everyone’s mutual benefit. In addition, with
the site being the gateway to the community, we are proposing parking along Hwy 5 so
the businesses can face the corridor as opposed to the backsides of the buildings facing
the highway and traffic flow. This orientation is commonplace in all other existing
buildings along Hwy 5 through the corridor.
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