Letters and handouts provided to the Minnesota Housing Board at its March 23, 2017 meeting by the
following:









National Trust for Historic Preservation
Minnesota State Building and Construction Trades Council
Board of Hennepin County Commissioners
Minnesota Historical Society
Larry Peterson, Fort Snelling State Park Manager (retired)
Dominium
United States Department of the Interior
Minnesota Department of Natural Resources
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March 22, 2017
Mary Tingerthal
Commissioner
Minnesota Housing Finance Agency
400 Sibley St, Suite 300
St. Paul, MN 55101-1998
Subject: Upper Post at Fort Snelling
Dear Commissioner:
I am unable to attend your meeting Thursday, but I ask that my letter be part of the public comments
given on “The Upper Post at Fort Snelling.”
The Upper Post at Fort Snelling is a unique and important part of Minnesota's history. It served our
State and Nation at a critical, yet tragic time, as we developed as a young state and a growing nation.
Today the Fort continues to reflect our past, and now can start a new chapter in its history with the
renovation of over 300,000 square feet into affordable housing for Minnesotans.
This project will not only provide needed housing units to the region, but it also gives preference to
veterans that served our country. This is all part of a great story. With the preservation of a unique
part of Minnesota's history, how can we lose?
An added bonus is the 10’s of thousands of work-hours that will go to hard-working Minnesotans and
Building Trades members, many who have also served our country.
The Minnesota State Building and Construction Trades Council encourages the agency to assist in
making this project a permanent piece of Minnesota's history.
Thank you, Commissioner, for all that you and the agency's employees do to make housing affordable
for those that need it most. Great work! Let's do more projects like this that provide housing and
needed jobs for Construction Workers throughout our State.
Sincerely,

Harry Melander
Minnesota Building and Construction Trades Council
President

HARRY MELANDER, President 
353 W. 7th ST., ROOM 105, ST. PAUL, MN 55102

CRAIG OLSON, Secretary Treasurer
TEL (651) 287-9999  FAX (651) 224-9783
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March 22, 2017
Members of the Board of Directors of the Minnesota Housing Finance Agency:
Because of legislative activity affecting Hennepin County, it is unclear whether I will be able to attend the
Board meeting on March 23. I would, however, like to thank you for the opportunity to address the Fort
Snelling Upper Post redevelopment project, as proposed by the Minnesota Department of Natural Resources
and Dominium.
In addition to being one of the only remaining urban military posts in the country, the Fort Snelling Upper Post
is perhaps Minnesota’s most critically endangered National Historic Landmark. A decade ago the National
Trust for Historic Preservation named it one of the Eleven Most Endangered Historic Sites in the Nation. Last
year ago the National Trust went even further and named Fort Snelling the first and only National Treasure in
Minnesota with only 48 of the original 312 buildings remaining. The preservation and restoration of the Upper
Post is critically important to our state and community. I am happy to offer my support for the redevelopment
and affordable housing project.
As you may know, Hennepin County and the Department of Natural Resources have invested significant
resources over the last decade to preserve this landmark for a future redevelopment. During this period, the
DNR, alongside the county, solicited requests for qualifications and proposals from an interested and capable
developer. Dominium was the only party to bring forward a sound and feasible proposal to save the historic
landmark, while also finding a productive use for the buildings.
Dominium’s proposal would add nearly 200 units and 350 new bedrooms to the Twin Cities’ affordable
housing stock. As well as anyone in the state, you know the need for affordable housing in Hennepin County
is critical. The many nearby public transportation options, including light rail transit and bike trail
connections, make it an even better site for affordable housing.
If we are ever to save the Fort Snelling Upper Post, we must take action now. One building has already
collapsed, and we nearly lost the deteriorating hospital building – the largest of them all. An enormous amount
of work has been done to stabilize the historic structures on the Upper Post, but each additional Minnesota
winter without full rehabilitation poses an increasing threat to this historic landmark. As it currently stands, if
Dominium’s proposal does not move forward, there is no other viable option available. If the timing to move
this forward is not now, when we decide the time is right, we may no longer have a chance to save this
cherished state and national landmark.
So, in the name of both affordable housing and historic preservation, I ask for your support of this important
project.
Sincerely,

Peter McLaughlin
Hennepin County Commissioner
C: Mary Tingerthal
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Schack, Becky (MHFA)
From:
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L. Peterson <larzp@swissmail.org>
Wednesday, March 22, 2017 4:19 PM
Tingerthal, Mary (MHFA); Butler, Wes (MHFA); jdecramer@bhelectronics.com;
tthao@nexuscp.org; jjohnson@banknorthshore.com; craigklausing@comcast.net;
mayorer@charter.net; rebecca.otto@osa.state.mn.us
Wilson, Tamara (MHFA)
Fort Snelling Upper Post Affordable Housing Proposal
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Flagged

Dear Commissioner Tingerthal, Chair DeCramer, and Board Members of Minnesota Housing:
I am writing to urge you to carefully and thoughtfully weigh the merits of the Upper Post Flats affordable housing
proposal by Dominium, LLC, located at the Fort Snelling Upper Post. I write this as a private citizen, having spent 31
years in service to state and local government, retiring last year. The last five years of my career as a civil engineer and
natural resource manager were spent as manager of Fort Snelling State Park, a job I found to be both humbling and
incredibly rich with the vast diversity of the people I served.
The Fort Snelling Upper Post is at the heart of Minnesota's history; cross-roads and leaping off point for thousands of
young soldiers going off to fight many of our nations wars. The Buffalo Soldiers lived here for a time, along with
hundreds of Asian-American soldiers who served our country as interpreters and cryptographers in the Second World
War. Whiskey the trick horse entertained generations, and lives began and ended at the Post Hospital.
I would urge you to take a risk here; this may not be a typical affordable housing development, but it is certainly one of
the most unique in the nation. Residents will enjoy large green lawns and immediate access to soccer fields and
baseball fields. The Boy Scouts of America are on site with high quality youth programming. Light-rail transit is minutes
away, with stops at the MSP Airport and the Mall of America a five minute ride. This is a chance to blend the most
important National Historic Landmark in Minnesota with high-quality affordable rental housing. Please look past the
stone walls in need of tuck-pointing and the slate roofs that are in need of replacement, and try to see the vibrant
community that can exist here, rooted in both our nation's history and offered a green space ripe for recreation and
growing new families.
This is an opportunity that I worked toward for eighteen years of my career. The blend of historic tax credit assistance
and affordable housing tax credit assistance that is being proposed is in my opinion,
the only way a complex project like this can succeed. Please give the
project your most thoughtful and careful consideration.
Thank you for your time,
Larry Peterson
Maplewood, Minnesota
============================================
I would very much appreciate it if my letter could be read and considered as part of your discussion on March 23rd. I
would be there in person, but am out of the state helping my wife celebrate her 60th birthday.
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To:

MHFA Board, Commissioner Tingerthal

From:

Dominium

Date:

March 23, 2017

Subject:

Response to March 16th Staff Report on the proposed Upper Post Flats Redevelopment

Project Overview:
The adaptive re-use of 26 long-vacant historic buildings owned by the Minnesota Department of Natural
Resources (DNR) in to approximately 180 affordable large-family apartment homes with a preference for
U.S. service veterans. Put simply, we are asking for your help to:
1. Save the Upper Post, Minnesota’s first National Historic Landmark and only National Treasure
2. Provide new housing for low-income veterans and their families
Summary of Request:
Dominium, in partnership with the DNR, has applied to Minnesota Housing for an issuance of up to $58
million in tax-exempt bond allocation for 2018. If approved, this partnership will (i) save an iconic
Minnesota landmark and (ii) house low-income veterans and their families.
Dominium cannot continue to invest resources in this redevelopment without assurances that taxexempt bonds will be available from Minnesota Housing when this redevelopment is ready to close,
which is anticipated in late 2018. If final development and construction costs are less than anticipated,
Dominium would limit the bond request, or issuance, to no more than 55% of the anticipated aggregate
basis.
Dominium and the DNR respectfully request that the MHFA Board not just discuss our request, but
commit to the redevelopment the requested bonds in addition to the needed waivers identified by
MHFA staff with respect to the Debt Management Policy. It is our understanding that similar projects
have received similar waivers of this policy and that the MHFA Board approves waivers and permanent
changes to the Debt Management Policy routinely.
If and when MHFA makes this determination, it would jump start an 18 to 24-month process to get to an
ultimate closing, or issuance, of the requested bonds. This process will also include an investment of $3
to $5 million in architectural plans, environmental studies, archaeological studies, legal fees, structural
reports, façade condition surveys, and historical window surveys to name a few. This 18 to 24 month
period will also entail a detailed review by the State Historic Preservation Office and National Park
Service of the full construction plans.
None of this process or investment can move forward until there is an assurance that MHFA is in full
support of this redevelopment, and that at the time of closing in late 2018, bonds and 4% tax credits will
be available.
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Additional Background:
The original fort at Historic Fort Snelling was built in 1820. Additional buildings were started on the
Upper Post in the late 1800s and into the 1900s. Although at one time it was known as the “Country
Club of the Army,” for its extraordinary accommodations, the Fort was decommissioned after World
War II.
Fort Snelling originally consisted of over 300 buildings, of which only 48 remain intact today. The Upper
Post Flats proposed redevelopment consists of over half of these buildings. The remaining 26 buildings
have been vacant and boarded-up for over 30 years. While most were ‘moth-balled’ a decade ago, the
freeze-thaw of our harsh Minnesota winters has resulted in many buildings having significant leaks that
are further compromising their structural and historic integrity. In fact, one building has already
collapsed and cannot be rebuilt. It is uncertain how many more winters these buildings can withstand.
In 2006 the National Trust for Historic Preservation named the Upper Post one of America’s “11 Most
Endangered Historic Places” to focus attention on dozens of rapidly deteriorating historic buildings in
this National Historic Landmark—the first ever site in Minnesota designated a National Historic
Landmark in 1960. Then, last year the National Trust took that a step further and designated Fort
Snelling the state’s very first “National Treasure.” Now we need your help to save it.
Debt Management Policy Waivers:
It is time to save history and house low-income veterans and their families, but this will require the
MHFA board have flexibility—a flexibility that has been used in the past.
The “Debt Management Policy” of Minnesota Housing requires a waiver for any conduit bond issuance
that creates new affordable housing—including new construction and historic adaptive-reuse.
Therefore, unless one is preserving and renovating existing affordable housing, all other developments
require a waiver. Because we are creating new affordable housing, it is clear that particular waiver of
the Debt Management Policy will be required. However, we did want to provide some comments
regarding the other two threshold conditions that MHFA staff suggested require waiver.


Threshold Condition: “Significant barriers to issuance by a different government issuer exist,
such as properties located in multiple jurisdictions, making public notice and authorization
requirements difficult.”
On numerous occasions, Dominium has made very clear to Commissioner Tingerthal and MHFA
staff that these “significant barriers” do in fact exist and explained why applying to MMB for
bonds from the housing pool was not a feasible option. This is why Dominium applied to MHFA
for a conduit bond issuance in the first place.
One of those discussions with MHFA staff occurred at a September 6, 2016 meeting at MHFA’s
offices. At that time bonds were oversubscribed from the Unified Pool administered by
Minnesota Management and Budget. Dominium explained to MHFA staff that due to this
shortage, and likely shortage in the future, this important redevelopment would require MHFA
to utilize a portion of its carryforward or annual entitlement allocation. Dominium described
the $3 million to $5 million investment that would be required to get to a closing and explained
why it was not reasonable to expect a sufficient bond award from the oversubscribed Housing
or Unified Pools.
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This was discussed again at a January 11, 2017 meeting called by Governor Dayton’s Chief of
Staff Jaime Tincher, which was attended by DNR Commissioner Landwehr, MHFA Commissioner
Tingerthal, and Dominium—along with other representatives of each the DNR, MHFA and
Dominium. Again, Dominium explained in detail to all parties why a “significant barrier” existed
to getting tax-exempt bonds because of oversubscription. Dominium further described the $3
to $5 million of investment that would be required to get to a closing, or bond issuance, and
that we could not make that investment and the redevelopment could not proceed without
MHFA agreeing to issue tax-exempt bonds.


Threshold Condition: “Bonding authority used for conduit issues does not cause a significant
loss of authority available to operate priority programs, in the sole judgment of the Agency.”
It is absolutely true that a choice by the MHFA Board to utilize some of its available bonds to
allow the redevelopment of the 26 buildings at the Upper Post will come at a cost; however,
saving these buildings is a prudent decision. It should not be taken lightly that preserving this
historic landmark is absolutely the right thing to do for the State of Minnesota. The bond
issuance will save the remainder of arguably the most important historic site in Minnesota and,
in addition, it will provide new affordable large-family affordable housing for veterans and their
families in the process. This is an once-in-a-lifetime opportunity to do something special—how
can this not be a priority?
We are asking the MHFA Board to say ‘yes’ to saving the Upper Post and ‘yes’ to creating new
affordable housing for veterans and their families.

Total Development and Construction Costs:
There is no “predictive model” for saving and redeveloping 26 historic buildings military buildings,
comprising over 350,000 gross square feet, that are spread across 40+ acres and that have sat vacant
and deteriorating for over 30 years. The anticipated total development and construction costs reflect
the complexity of the redevelopment. If it were easy and inexpensive, we would not be here today
asking for your help. These buildings would have already been saved.
The bond request and waivers needed are very similar to the wonderful deal the MHFA Board approved
in 2014—the Upper Post Veterans Community that was done by Common Bond, which saved 5 of the 48
buildings at Fort Snelling and provided needed housing for veterans. That is a perfect example of
leveraging various resources and provides a great comparison to our request. While the per-unit costs
are significantly higher for what we are proposing, that is not a reasonable metric for comparison.
When comparing the development cost or construction cost on a square foot basis, a much more
relevant figure, the Upper Post Flats redevelopment has equal or lower costs than the Common Bond
project. Per square foot costs are more relevant because the Common Bond redevelopment was
primarily SRO units, which averaged 590 square feet per unit. The Upper Post Flats is large-family
housing with units expected to average over 1,060 square feet—or almost double the size. This
additional square footage needed to serve veterans and their families comes at a cost.
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When comparing total development costs, the Upper Post Flats is the same per rentable square foot,
35% less per gross square foot, and 13% less per bedroom. When comparing hard construction costs,
the Upper Post Flats is 4% less per rentable square foot, 37% less per gross square foot, and 16% less per
bedroom.
Finally, when the historic costs, and corresponding sources of funds, are isolated from the typical costs
related to a new construction low-income housing tax credit development, this looks very much like
many of the developments the MHFA Board has approved and granted similar waivers on in the past.
The state and federal historic tax credits were approved by our policy makers for a reason—to provide
public resources to save historic buildings just like this.
Conclusion:
Please help save the Upper Post at Fort Snelling, Minnesota’s first National Historic Landmark and only
National Treasure. These 26 vacant, boarded-up buildings deserve your careful consideration and we
urge you to join the partnership between the DNR, Hennepin County, National Park Service, Minnesota
Historical Society and Dominium. With your help we will ensure no more buildings are lost to further
deterioration. Please help write a new history by:
1. Saving the Upper Post, Minnesota’s first National Historic Landmark and only National Treasure
2. Providing new housing for low-income veterans and their families

4|Page

Distributed by Dominium
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Fort Snelling from Minnesota River

War Training by Officers Row

Provided by Dominium

Aerial Looking at Upper Post

War Training on Marching Grouns

Colonel Mason’s Residence

Fort Snelling from Minnesota River

Barracks Bunk Room

Ft. Snelling Hockey Team Practicing Behind Officers Row (c1938)

Japanese Translators at Fort Snelling

War Training by Barracks

War Maneuvers by Barracks

Final Retreat at Post Headquarters c 1946 (transferred to Veteran’s Adminstration)

B Row Wards, US General Hospital Number 29

“Whiskey”, United State Government Horse behind Post Headquarters

Departure of 39th Infantry to Cuba by Barracks (c1898)

Wo-wi-na-pe (One Who Comes in Sight), Little Crow's son, captive at Fort Snelling (c1864)
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Dead House (Morgue)
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Fort Snelling, Upper Post Flats
Proposal by Dominium, LLC
Minnesota Housing Finance Agency Board Meeting
March 24, 2017

Fort Snelling Neighborhood

13th Provisional Training Regiment - 1913

Building 67- Post Administration
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Fort Snelling Upper Post
Redevelopment Announcement, July 2015
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