REQUEST FOR COUNCIL ACTION

Date: 07/20/2009

Item No.: 13d
Department Approval City Manager Approval
Item Description: Discussion regarding appraisals for property purchased from Roseville

Acquisitions for Twin Lakes Phase I infrastructure

BACKGROUND

At the June 29, 2009 City Council meeting, Councilmember Ihlan requested that information regarding the
purchase of portions of property located at 2690 Cleveland Ave. and 1947 County Rd. C be discussed at the July
13, 2009 City Council meeting. The property, owned by Roseville Acquisitions LLC, was needed to construct
Phase | of the Twin Lakes infrastructure project. The City Council approved the purchase of the property and
the acquisition of temporary construction and demolition easements on June 15, 2009 in the amount of
$2,107,700.00. The City closed on the property on June 30",

For the Phase | Twin Lakes infrastructure project, the City purchased portions of two properties, 2690 Cleveland
Ave. (Parcel 2) and 1947 Cleveland Ave. (Parcel 8). In March of 2009, the City received appraisals for the
needed property purchases. The portions of Parcel 2 needed for the project was appraised at $1,031,200 for the
purchase of 62,245 square feet plus nearly 44,000 square feet needed for temporary construction and demolition
easements. The portions of Parcel 8 needed for the project was appraised at $1,051,500 for the purchase of
105,725 square feet plus 50,000 square feet needed for temporary construction and demolition easements. The
appraised value of both properties needed for the Phase | Twin Lakes infrastructure project included temporary
construction and building demolition easements was $2,082,700.00.

Parcel Value of purchased | Value of Value of misc. | Value of Value of Total
land building improvements | temp. temp.
construction | demolition
easement easement
Parcel 2 $802,600 $165,000 $52,400 $7,400 $3,800 $1,031,200
Parcel 8 $1,037,500 $0 $10,200 $3,300 $500 $1,051,500
Total
$2,082,700

It should be noted that as part of the transaction, the City purchased two buildings since they were within the right-
of-way needed for the project. Parcel 2 contained the Cummings Diesel building valued at $1,113,300 for 2009 tax
purposes (the City paid $165,000 for the building as part of the recent transaction). On Parcel 8, the City needed to
purchase the Indianhead accessory building located on the northside of the property. The building was determined to
have no value as part of the appraisal and the City did not pay anything to acquire it.
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Both properties were discounted $2.50 per square foot due to the environmental issues contained on site. For Parcel
2, the purchase of the parcel was discounted $155,612 due to environmental concerns. Parcel 8 was discounted
$264,312 due to environmental concerns. Therefore, a the overall property purchase was discounted a total of
$419,924 due to existing environmental conditions.

The final agreed upon settlement for the purchase of both properties was $2,107,700 or $25,000 more than the
combined appraisals.

Staff and the City Attorney has estimated that if the City did not settle with Roseville Acquisitions and received the
property thru the eminent domain action begun in March, it would have cost the City anywhere from $50,000 up to
$142,000 plus the final settlement amount determined by the court appointed commissioners. The breakdown is as
follows:

Attorneys fees....$7,500-30,000 (assumes two day hearing and possible appeal);

Appraiser costs...$3,000-7,000(prep/testimony);

Commissioner comp./landowner appraisal...$3,000-5,000;

Interest due on award...$40,000-100,000(assumes 4% from date of taking to final resolution)

Staff has not attempted to quantify the amount of an actual award by the commissioners as it would be
speculative. However, staff’s and the City Attorney’s experience has shown that the final settlement is usually
somewhere between the City’s appraisal and the landowner’s appraisal.

Staff has included several documents related to the purchase of the properties including an executive summary of
the appraisals as well as the pertinent section regarding the environmental contamination adjustment to the price.

PoLicy OBJECTIVE

The purchase of the property allows for the construction of infrastructure in the Twin Lakes redevelopment area.
Twin Lakes has long been indentified in the Roseville Comprehensive Plan as in important redevelopment area
for the City.

BUDGET IMPLICATIONS

The costs for the acquisition of 2690 Cleveland Ave. and 1947 County Road C is initially funded from the

existing balances of Twin Lakes TIF District #17. As the property within Twin Lakes redevelops, property
owners will pay their prorated share of the infrastructure costs as outlined in the Twin Lakes Infrastructure

Study.

STAFF RECOMMENDATION
This item is being brought for discussion purposes at this time.
REQUESTED COUNCIL ACTION

None requested
Prepared by: Patrick Trudgeon, Community Development Director (651) 792-7071
Attachments: A: Executed Purchase Agreement between City and Roseville Acquisitions
B: Letters between the City of Roseville and Roseville Acquisitions regarding transaction
C: Executive Summary of Appraisal for 2690 Cleveland Ave. (Parcel 2) &

1947 County Road C (Parcel 8)
D: Page from Parcel 2 appraisal regarding environmental contamination adjustment to value
E: Page from Parcel 8 appraisal regarding environmental contamination adjustment to value
F:  Memo from City Attorney regarding issues related to the purchase
G: Staff Memo to City Council dated June 3, 2009

Page 2 of 2



Attachment A


kara.hoier
Text Box
Attachment A


















































Attachment B


kara.hoier
Text Box
Attachment B











Roseville Acquisitions Three, LLC
2575 Fairview Avenue North, Suite 250
Roseville, Minnesota 55113

April 24, 2009

City of Roseville

Attn: William J. Malinen, City Manager
2660 Civic Center Drive

Roseville, Minnesota 55113

Re: 2690 Cleveland Avenue N - Former Cummins Diesel Property
Offer of Just Compensation - Parcel 2
Twin Lakes Infrastructure Improvements - Phase 1
WSB Project #1814-00

Dr. Mr. Malinen:

This letter will confirm that on April 22, 2009, Roseville Acquisitions Three, LLC received from the City
of Roseville a letter dated April 8, 2009 together with an Offer to Purchase a portion of the property
located at 2690 Cleveland Avenue N (Former Cummins Diesel Property) (the "Property"), a copy of an
appraisal performed by Dahlen, Dwyer and Foley, Inc., a three page handout titled "Acquisition
Information for Property Owners," Acquisition and Appraisal Summary showing a value of $1,031,200
and a parcel sketch. We are pleased to accept your offer referenced in the April 8, 2009 letter, subject to
the followtng clarifications and/or medifications:

1.

Demolition. The City of Roseville agrees to pay all costs necessary to completely demolish and
remove all buildings located immediately adjacent to the Property to be conveyed to the City (the
"Future Right of Way") on or before June 1, 2009.

Mount Ridge Road. The City of Roseville agrees at its sole cost and expense to take all necessary
action (including, without limitation, vacation proceedings, written conveyance, termination of
rights) to, on or before June 1, 2009, (i) vacate the portion of Mount Ridge Road and any
easements located therein which abut the Property and (ii) cause ownership of one half of such
road to be vested in fee simple in the name of the adjacent property owners located to the east and
west of the road. Fee simple ownership in Mount Ridge Road will be transferred to the adjacent
property owners without any requirement of payment to the City of Roseville.

Condition of the Property. The City of Roseville agrees that it is acquiring the Future Right of
Way "as 15" and in its current condition without any representation whatsoever as to the condition
of such property or its fitness for any intended use of such property by the City of Roseville.

Government Grant Funds. In the event the Property is to be assessed or has been assessed for the
cost to construct roadways or for the cost to construct the infrastructure or remediate contaminated




soil for such roadways, and a city, state and/or federal government grant is recetved to pay for part
or all of such costs, whether the grant is received before or after construction of such roadways,
infrastructure or remediation of soil, the amount of the assessment against the Property will be
reduced by a prorata portion of any such grant or grants.

Please acknowledge your acceptance of the foregoing changes and/or modifications.

Very truly yours,

Roseville Acquisitions Three, LL.C
(A Minnesota limited liability company)

By: /?r«// / p
Its: W”'ﬂ«v’ %'/

Acknowledged, Agreed and Accepted:

The City of Roseville

By

Its:

And By:

Its:

400106.2



Roseville Acquisitions, LLC
2575 Fairview Avenue North, Suite 250
Roseville, Minnesota 55113

April 24, 2009

City of Roseville

Attn: William . Malinen, City Manager
2660 Civic Center Drive

Roseville, Minnesota 55113

Re: 1947 County Road C W - Former Indianhead Trucking Property
Offer of Just Compensation - Parcel §
Twin Lakes Infrastructure Improvements - Phase |
WSB Project #1814-00

Dr. Mr. Malinen:

This letter will confirm that on April 22, 2009, Roseville Acquisitions, LLC received from the City of
Roseville a letter dated April 8, 2009 together with an Offer to Purchase a portion of the property located at
1947 County Road C W (Former Indianhead Trucking Property) (the "Property”), a copy of an appraisal
performed by Dahlen, Dwyer and Foley, Inc., a three page handout titled "Acquisition Information for
Property Owners," Acquisition and Appraisal Summary showing a value of $1,051,500 and a parcel
sketch. We are pleased to accept your offer referenced in the April 8, 2009 letter, subject to the following
clarifications and/or modifications:

1.

(WS ]

Demolition. The City of Roseville agrees to pay all costs necessary to completely demolish and

remove the building located within the portion of the Property to be conveyed to the City (the
"Future Right of Way") on or before June 1, 2009.

Mount Ridge Road. The City of Roseville agrees at its sole cost and expense to take all necessary
action (including, without limitation, vacation proceedings, written conveyance, termination of
rights) to, on or before June 1, 2009, vacate the portion of Mount Ridge Road and any easements
located therein which abut the Property and (ii) cause ownership of one-half of such road to be
vested in fee simple in the name of the adjacent property owners located to the east and west of the
road. Fee simple ownership in Mount Ridge Road will be transferred to the adjacent property
owners without any requirement of payment to the City of Roseville.

Pond. The City of Roseville agrees to grant and convey to the owner of the Property a perpetual
casement for drainage of storm water from the portion of the Property that is designated to drain to
Langton Lake into any retention pond or ponds constructed on the property located to the east of
the Property by or at the direction of the City of Roseville. The pond easement shall be in
recordable form and shall be in a form and content acceptable to the owner of the Property and



shall be granted at the City's sole cost and expense, and without any requirement of payment to the
City of Roseville.

4. Roundabout. The City of Roseville agrees that it is open to discussions with Roseville
Acquisitions regarding the final design of any "roundabout" roadways to be constructed in the area.

5. Condition of the Property. The City of Roseville agrees that it is acquiring the Future Right of
Way "as is" and in its current condition without any representation whatsoever as 1o the condition
of such property or its fitness for any intended use of such property by the City of Roseville.

6. Government Grant Funds. In the event the Property is to be assessed or has been assessed for the
cost to construct roadways or for the cost to construct the infrastructure or remediate contaminated
soil for such roadways, and a city, state and/or federal government grant is received to pay for part
or all of such costs, whether the grant is received before or after construction of such roadways,
infrastructure or remediation of soil, the amount of the assessment against the Property will be
reduced by a prorata portion of any such grant or grants.

Please acknowledge your acceptance of the foregoing changes and/or modifications.
Very truly yours,

Roseville Acquisitions, L1.C
(A Minnesota ltimited lability company)

By: /Ii@/cfp / @7‘—-——‘@———\-—.
Its: /Mkap-:—-; Z«‘éﬁa—‘_‘

Acknowledged, Agreed and Accepted:

The City of Roseville

By:

Its:

And By:

its:

400099.2












ROSEVILLE PROPERTIES

MANAGEMENT BROKERAGE  DEVELOPMENT

May 20, 2009

Sonya Henning, P.E.

Right of Way Services Manager
WSB & ASSOCIATES

701 Xenia Avenue South, Suite 300
Minneapolis, MN 55416

Re: Agreement to Terms of Purchase — Roseville Acquisitions Properties

Sonya:

Please accept this letter as confirmation of our agreement to sell our land as described in
the Stipulation Agreement dated May 5, 2009, under the terms and considerations listed

in the Stipulation and letter from William Malinen, Roseville City Manager, dated May 1
2009, for an amount of $2,107,700.

>

This counter offer reflects the understanding reached at our City Hall meeting on May 1,
2009, and considerations offered by the City in the May 1, 2009 letter, and for our
administrative, legal and professional services costs associated with this transaction.
Please forward the appropriate purchase documents.

Very truly yours,

Daniel P. Commers, Chief Manager
ROSEVILLE ACQUISITIONS, LLC

Cc: Pat Trudgeon, City of Roseville

2575 NORTH FAIRVIEW AVE. » SUITE 2506 + ROSEVILLE, MN 55113
TEL 651-633-6312 » FAX 651-633-9221
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Parcel 2 Attachment D

Size/Utility

Adjustments for size have been made on the basis that a smaller parcel will sell
for a higher value/SF than a larger parcel and conversely a larger parcel will sell for a
lower value/SF than a smaller parcel. Adjustments for utility were made on the basis
that a parcel which is very irregular in shape or is long and narrow has below average
functional utility and less demand in the marketplace than a parcel which is more
rectangular in shape. This also takes into consideration topography and development
costs.

Zoning

Zoning considerations are weighted when making adjustments. Zoning
determines uses to which a property can be put and contributes to its value. All of
the sales with the exception of Sale #4 had similar zonings to that of the subject.
Sale #4, located in Roseville, was zoned B-1 necessitating a slight downward
adjustment.

Utilities

This adjustment considers the availability of city water, sanitary sewer, storm
sewer, gas, electricity, etc. All sales, similar to the subject, had all services and
utilities available.

Other

The adjustment for “other” is a catch-all for relevant adjustments that cannot
be categorized in the previous adjustments. The major adjustment made under this
line item reflects environmental remediation costs for the subject property of
approximately $2.50/SF based on American Engineering Testing, Inc. report dated
February 16, 2005. This clean-up would be performed in accordance with a risk-
based approach based on proposed property use in the Twin Lakes area. Clean-up for
commercial/industrial development would be less expensive than clean-up for any
type of residential development. Soil remediation would likely include excavation and
disposal of the more impacted soils at an appropriate off-site disposal facility. The
less impacted soils in the area could be re-used on the site below structure and
pavement surfaces. This assumes that the maximum site coverage allowable would
be 30% or approximately 53,350 SF for the subject property.

Dahlen, Dwyer ‘& Foley, Inc. 68



Parcel 8 Attachment E

Size/Utility

Adjustments for size have been made on the basis that a smaller parcel will sell
for a higher value/SF than a larger parcel and conversely a larger parcel will sell for a
lower value/SF than a smaller parcel. Adjustments for utility were made on the basis
that a parcel which is very irregular in shape or is long and narrow has below average
functional utility and less demand in the marketplace than a parcel which is more
rectangular in shape. This also takes into consideration topography and development
costs.

Zoning

Zoning considerations are weighted when making adjustments. Zoning
determines uses to which a property can be put and contributes to its value. All of
the sales had similar zonings to that of the subject.

Utilities

This adjustment considers the availability of city water, sanitary sewer, storm
sewer, gas, electricity, etc. All sales, similar to the subject, had all services and
utilities available.

Other

The adjustment for “other” is a catch-all for relevant adjustments that cannot
be categorized in the previous adjustments. The major adjustment made under this
line item reflects environmental remediation costs for the subject property of
approximately $2.50/SF based on American Engineering Testing, Inc. report dated
February 16, 2005. This clean-up would be performed in accordance with a risk-
based approach based on proposed property use in the Twin Lakes area. Clean-up for
commercial/industrial development would be less expensive than clean-up for any
type of residential development. Soil remediation would likely include excavation and
disposal of the more impacted soils at an appropriate off-site disposal facility. The
less impacted soils in the area could be re-used on the site below structure and
pavement surfaces. This assumes that the maximum site coverage allowable would
be 30% or approximately 127,600 SF for the subject property. Indicated remediation
costs would then be a little over $300,000.

Dahlen, Dwyer ‘® Foley, Inc. 63



Attachment F

Eric J. Quiring
gjg@ratwiklaw.com

Ratwik, Roszak & Maloney, P.A.

June 11, 2009

Mr. Bill Malinen Mr. Pat Trudgeon

City Manager Community Development Director
City of Roseville City of Roseville

2660 Civic Center Drive 2660 Civic Center Drive
Roseville, MN 55113-1899 Roseville, MN 55113-1899

RE: Non-Retainer/Twin Lakes Pkwy. and Mt. Ridge Road Condemnation
Our File No. 4002(2)-0050

Dear Mr, Malinen and Mr. Trudgeon:

This letter is in response to a number of questions that were raised by the Council
during its discussion of the proposed settlement with Roseville Acquisitions. We provide the
following information in response to those questions.

1. How does the acquisition of the Roseville Acquisitions properties on an “as is™ basis
affect the City’s interests?

Purchasing the property in “as is” condition rather than taking the property through
eminent domain resulis in no difference in the City’s interest in the property. Minnesota law
authorizes cities to take property by eminent domain. Minn. Stat. § 412.211. When taking
property for public use, the right, interest, or estate in the property proposed to be taken must
be specifically described in the proceedings. Minn. Stat. § 117,215, Cities may take an
easement in the property or fee simple absolute. Id. However, once an interest in property is
taken by eminent domain, the city possesses that exact interest in the property. When taking
property in fee simple, which allows a city to control, use, and transfer the property at will, the
previous property owner’s interests are completely extinguished. Most significantly, the
previous property owner is no longer responsible for the condition of the property.

730 Second Avenue South, Suite 300, Minneapolis, MN 55402 + p (612) 339-0060 » [ (612) 330-0038 * www.ratwiklaw.com

Paut C. Ratwik Jay T. Squires®f Eric 1. Quiring % Also pdmitted in WI
John M. Roszak Arnun R. Goering Sonya I, Guggemos #* Civil Trial Specialist
Patricia A. Maloney™ Nancy E.Blumstein* Erin E, Ische Certified by the MN
Terrence J. Foy* Joseph 1. Langel® Andeea N. Amidon State Bar Association
Stephen G. Andersen** Michael I. Waldspurger* Christian R. Shafer t Real Properly Specialist
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Mr. Malinen and Mr. Trudgeon
June 11, 2009
Page 2

Minnesota law does not provide a condemning authority with any ongoing
environmental protections once it has acquired property. Seg Minn, Statutes Chapter 117, In
essence, if a city wants to take fee title to private property, it must take the property “as is.” As
a result, the City’s acceptance of the Roseville Acquisitions property on an “as is™ basis is no
different than if the City were to proceed through eminent domain proceedings to acquire the
property, which would also be on an “as is” basis.

The legislature has acknowledged the risk of taking property “as is” by providing cities
with authority to enter property that may need to be acquired by eminent domain for the
purposes of investigation, monitoring, testing, surveying, boring, or other similar activities
necessary or appropriate to identify the existence or threat of release of a hazardous substance,
poliutant, or contaminant, Minn. Stat. § 117.041, subd. 2. Cities are granted the authority to
investigate the condition of the property before committing to the eminent domain process to
acquire the property because once the property is taken, the city is stuck with the property
regardless of iis condition, There are no refunds. It is important to note that the City is aware
of the environmental condition of the Roseville Acquisitions property, but the condition does
not prevent the City’s proposed use of the property. In fact, the environmental condition of the
property was factored into the City’s appraisal to determine the value of the property.

While we would generally recommend securing warranties and representations
regarding the environmental condition of property to be acquired by the City through direct
purchase, those protections are not available when acquiring property through eminent domain.
Accepting the property on an “as is” basis through a direct purchase in lieu of condemnation
results in no difference in the City’s environmental protections or authority to address
environmental remediation as part of the infrastructure project.

2. Who is responsible for demolition costs?

As discussed above, a city acquiring fee title to property through eminent domain
acquires the property as it exists. That includes any buildings or other improvements located
on the property. Minnesota law does not impose the obligation on property owners to
demolish buildings or remove all improvements from their property if it is being taken by
eminent domain. The condemning authority takes the property with all improvements. If it
desires to demolish any buildings, it must do so at its own cost.

A city and private property owner can certainty agree to apportion the value of the
property and any necessary demolition costs as they sec fit. However, if the property is
acquired through eminent domain, the property owner will have no obligation to pay for any
demolition costs. Again, by agreeing to pay for the cost of building demolition, the City is no
worse off than it would be if it acquired the property through eminent domain.



Mr. Malinen and Mr. Trudgeon
June 11, 2009
Page 3

3. Can the City charge a property owner for the vacation of a right-of-way?

As a general rule, a city has no proprietary interest in a public right-of-way, bul rather
holds the right-of-way in trust for the public. See City of St. Paul v. Chicago, M. & St. F. Ry.
Co., 63 N.W. 267 (Minn. 1895). By statute, cities are authorized to vacate “any street, alley,
public grounds, public way, or any part thereof.” Minn. Stat. § 412.851. No vacation shall be
made unless it “appears in the interest of the public to do so™ after published notice and a
public hearing. Id. Pursuant to the statute, the authority of a city to vacate a street arises only
by reason of the council’s motion or a petition of a majority of the owners of land abutting the
sireet. Id.

Upon vacation, title to the property reverts to the owner of the fee underlying the street.
Steenerson v. Fontaine, 119 N.W. 400 (Minn. 1908). Because title automatically reverts, the
vacating city possesses no interest to convey. The City does not have authority to require
payment of consideration when it acts to vacate a public right-of-way. Se¢ Minn. Op. Atty.
Gen. 396g-16 (September 9, 1965). In addition, the Minnesota Attorney General has also
opined that a city cannot condition a vacation upon the payment of special assessments to be
subsequently levied. 1d. As aresult, the City cannot charge Roseville Acquisitions for the
vacation of Mount Ridge Road.

If you have any questions or concerns, please do not hesitate to contact our office.

Very truly yours,

i) Doz

Eric J. Quiring

RRM: 7132028



Attachment G

REMSEVHEE

Community Development Department

Memo

To: Mayor, City Council

cc: Bill Malinen, City Manager

From: Patrick Trudgeon, Community Development Director
Date: June 3, 2009

Re:  Consideration of purchasing property for the Twin Lakes Infrastructure Project and
proposed settlement of eminent domain action for properties located at 2690
Cleveland Ave. and 1947 County Road C.

The purpose of the closed executive session is to discuss the purchase of portions of property
located at 2690 Cleveland Ave. and 1947 County Road C, City of Roseville for road and
construction purposes as part of the Twin Lakes Phase I Infrastructure Project. The
properties are owned by Roseville Acquisitions LLC (Roseville Properties).

On April 8, 2008, City staff sent out offer letters to property owners within the Twin Lakes
redevelopment area for the purchase of land and temporary construction easements for the
Twin Lakes Phase I infrastructure project based on City Council action taken at the March
23, 2009 City Council meeting.

The City sent two offer letters to Daniel Commers of Roseville Acquisitions, LLC. The offer
amounts, which were based on appraisals, were $1,031,200.00 for 2690 Cleveland Ave. and
$1,051,500.00 for 1947 County Road C. The grand total that was offered to Roseville
Acquisitions, LLC was $2,082,700.00.

In response to the City’s offer, Roseville Acquisitions LLC sent a letter dated April 24, 2009
to the City with their comments on the offer. City staff and Roseville Acquisitions met on
May 1* to discuss the offer and review their comments. As a result of the meeting, City
Manager Malinen sent Roseville Acquisitions, LLC a letter dated May 1, 2009 responding to
Roseville Acquisitions letter of April 24, 2009.

On May 20, 2009, the City received a letter from Roseville Acquisitions LLC stating that they
would agree to settle on the terms for purchasing the needed property with the understandings
discussed in the May 1, 2009 letter from City Manager Bill Malinen and in the settlement
amount of $2,107,700.00



The proposed settlement amount is $25,000.00 more than the appraised value. Staff has
reviewed the proposed settlement and recommends that the City Council authorize staff to
enter into a settlement agreement with Roseville Acquisitions based on the terms identified in
the May 1, 2009 letter from the City and in the amount of $2,107,700.00.

Staff feels that this action would lead to a fair settlement for the purchase of needed right-of-
way for the Phase I Twin Lakes infrastructure project and would allow the City to acquire a
significant piece of property needed for the Phase I Twin Lakes infrastructure project.

If the City Council does not find this offer acceptable, the next step would be to continue with
the eminent domain action and set a hearing with the commissioners for a final determination
on the compensation owed to the property owners. Moving to this process will raise the costs
for the City thru additional legal and professional services costs as well as paying for
commissioner and staff time. In addition, interest will be accruing on the proposed settlement
from the date of the taking (June 15™). This amount alone could quickly exceed $25,000. Of
course, if the commissioners award the property owner a higher settlement amount for the
property (which the City would be obligated to pay) the costs would increase as well.

The City Council is aware that the costs for acquisition of the property was factored into the
Twin Lakes Infrastructure study and will be paid by the developers of the property as
development occurs. In the short term, the amount paid to Roseville Acquisitions will be paid
from TIF #17 (Twin Lakes).

Staff has prepared a case for consideration at the regular meeting of June 8, 2009 for the City
Council to take official action on this matter.

In the meantime, if you have any questions, please feel free to contact me at (651) 792-7071.
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