
 

 

CITY OF CLOQUET 

 
City Council Agenda 

Tuesday, April 18, 2023 

6:00 p.m. 

City Hall Council Chambers 

 

 

 

1. Roll Call 

 

2. Pledge of Allegiance  

 

3. Approval of Agenda 

 

 a. Approval of April 18, 2023 Council Agenda 

 

4. Approval of Council Minutes 

 

a. Minutes from the April 4, 2023 Regular Council Meeting    

  

5.  Public Comments 

 Please give your name, address, and your concern or comments.  Visitors may share their 

 concerns with the City Council on any issue of public business.  Each person will have 3 minutes 

 to speak.  The Mayor reserves the right to limit an individual or successive individual’s 

 presentation if they become redundant, repetitive, irrelevant, or overly argumentative.  All 

 comments will be taken under advisement by the City Council.  No action will be taken at this 

 time.   

 

6. Consent Agenda 

 Items on the Consent Agenda are considered routine and will be approved with one motion 

without discussion/debate.  The Mayor will ask if any Council members wish to remove an item.  

If no items are to be removed, the Mayor will then ask for a motion to approve the Consent 

Agenda. 

 

a. Resolution No. 23-18, Authorizing the Payment of Bills 

b. Fond du Lac Water Service Agreement  

 

7.  Public Hearings 

  

 None.  

 

8.  Presentations 

 

• Stormwater Modeling Study  

 

 

 

 

 

 

 

 

 

 

 

 



 

 

 

CITY OF CLOQUET 
City Council Agenda 

Tuesday, April 18, 2023 

6:00 p.m. 

City Hall Council Chambers 

 

 

 

9. Council Business 

 

a. Award Bid for the 2023 Sewer Lining Project 

b. Adopt 14th Street Utility Connection Charges  

c. Approve Incentivizing Private PLAs in Cloquet EDA Policies Language  

d. City Hall Summer Hours  

 

10. Council Comments, Announcements, and Updates 

 

11.  Adjournment  

 

 

 







































































LDO Loan Program Fund Policy Page 1 

 
 
 

LDO LOAN PROGRAM FUND (#201)  
POLICIES AND GUIDELINES 

Created April 5, 2011 
Amended April 18, 2023  

 
Program Overview 
The Local Development Organization (LDO) loan program fund was created in 2011 after DEED 
requested the City correct its enabling resolution for the Cloquet Economic Development Authority to 
appropriately function as the City’s LDO (which the City had identified the EDA to be in 2004).  In 
2004, the City adopted a resolution requesting this designation from the State which was approved 
by the State.  In 2010, the State notified the City that it had incorrectly designated the Cloquet EDA 
in its LDO capacity because the EDA was not a standalone agency.   
 
On January 18, 2011 the City approved the corrected enabling resolution for the Cloquet EDA and 
with the EDA having all authority authorized under state statute, the State requested the City revisit 
the designation request and reconsider and correct its 2004 resolution.  The City Council, at its 
February 1, 2011 meeting, adopted a resolution re-designating the EDA as an LDO which was sent 
to the State for approval designation.  The Cloquet EDA and City then approved the agreement 
between the City and EDA acknowledging the LDO responsibilities on March 1, 2011.  The State 
approved the Cloquet EDA LDO designation on March 14, 2011.  On April 5, 2011 the Council 
approved loan fund transfers and created the LDO program fund to begin receiving loan 
repayments.   
 
By having an LDO, the City is able to take former state and federal loan/grant monies and loan them 
to local businesses.  When paid back to the City, all such funds no longer are required to meet any 
state or federal regulations that were associated with these monies.  The EDA can then use the 
money in other areas that may have been identified as priorities of the EDA.  The City has indicated 
its desire to have a proactive EDA with broad based support for economic development efforts with 
the community.  The City’s Comprehensive Plan also has established goals for enhancing the 
community through economic development.  The re-loaning of funds through the LDO creates future 
flexibility with loan monies for the EDA.  It creates an opportunity for the EDA to evaluate its 
economic development policies and better allocate funds for its priorities.  The City of Cloquet 
Economic Development Authority (EDA) administers the Economic Development loan program.  
 
Purpose of the Revolving Loan Fund 
This flexible source of loan funds in collaboration with local lenders provides gap financing to 
achieve the following objectives:   
 
 a) Creation of jobs by attracting new business and promoting the expansion of existing 
businesses. 
 b) Expand the range of goods and services available in Cloquet. 
 c) Increase the property tax base of the City and the School District. 
 d) Generate a high ratio of private investment to public assistance. 
 e) Participate in projects that achieve other community development objectives by 

attracting development to specific areas of the community and/or promoting other 
“spin off” private investment. 

 
Eligible Expenditures 
LDO loan funds can be used to provide assistance for loans, loan guarantees, interest buy-downs, 
and other forms of participation with private sources of financing.  As public monies the fund is not 
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subject to any State or Federal requirements, though the applicant must meet all adopted City 
Business Subsidy requirements. 
 
Business Eligibility 
Any new or expanding manufacturing business, distributing, warehousing, packaging and processing 
facilities, office, industries (including corporate, professional and technical) and retail that create or 
retain permanent jobs and demonstrate a significant payroll and other long term economic benefits 
to the City of Cloquet.  Other projects as determined by the EDA. 

• Currently be operating or relocating within the corporate limits of the City of Cloquet  
• Demonstrate the ability to create and/or retain jobs 
• Meet the financial (cash flow), collateralization, and credit requirements for borrowing 

 
Eligible Initiatives for Assistance (Use of Proceeds) 
LDO loan funds may be used for any or all of the following initiatives subject to the applicant meeting 
financial (cash flow), collateralization, and credit requirements for borrowing: 
 

• Purchase of equipment and machinery 
• Purchase of furniture, fixtures and inventory 
• Land and building acquisition 
• New building construction or building renovation/rehabilitation 
• Building expansion and/or construction of site improvements  

 
Ineligible Use of Proceeds 
LDO loan funds may not be used for any of the following: 
 

• Loans may not be used to service or refinance any existing debt. 
• Not-for-profit businesses are not eligible. 
• Personal property items. 
• Working capital. 
• Projects started or completed prior to application and EDA approval 

 
Public Benefit 
A project using LDO loan funds must meet all adopted Business Subsidy Guidelines. 
 
National Objective 
A project using Economic Development loan funds is not required to meet any national objectives. 
 
Slums/Blight 
A project using Economic Development loan funds is not required to meet any local/state/federal 
slum or blight criteria or objectives. 
 
Other Federal Requirements 
A project using Economic Development loan funds is not required to meet any other federal 
requirements, laws, executive orders or regulations. 
 
State Requirements 
A project using Economic Development loan funds is not required to meet any other state 
requirements, laws, executive orders or regulations. 
 
Finance Terms and Conditions 
Final loan terms/rates are determined by agreement between the participating lender and City on a 
case-by-case basis. 
 



LDO Loan Program Fund Policy Page 3 

• Interest rates shall generally be at Wall Street Journal prime rate -1 percent (based on the 
credit and project risk); fixed for the term of the loan. 
 

• Loan terms are three to five years on leasehold improvements, office equipment and 
inventory; five to ten years on manufacturing machinery and equipment; and fifteen to twenty 
years on real estate (land, buildings, and site improvements) or for terms consistent with 
and/or required under Federal SBA guidelines or other State and Federal lending 
requirements. 
 

• The loan fund shall not provide gap financing exceeding 50% of the project total cost and 
total combined public funding will not exceed 50% of the project total cost. 
 

• Relocation outside the Cloquet area requires immediate and full loan repayment. 
• Business pays $350 application fee to initiate the loan review process and all loan 

administration and closing costs must be paid on the date of the loan closing. 
 

• Loans must be secured by collateral sufficient enough to assure repayment. 
 

• A personal guarantee from each major principal in the company is required. 
 

• A life insurance policy matching the EDA’s loan and naming the City as beneficiary may be 
required from each major principal in the company. 
 

• Minimum equity participation shall be ten to twenty (10-20%) percent based upon 
established banking criteria.  Existing equity in real property (including real estate and 
equipment is eligible for meeting equity requirement.) 

 
Application Procedures 
An applicant must follow the following procedures in order to qualify and seek funds through the 
Economic Development Loan Program Loan Fund: 
 

1. Meet with EDA staff to discuss and review the potential project. 
 

2. EDA Staff informs the interested party as the eligibility of the proposed project. 
 

3. Applicant submits the EDA Revolving Loan Fund Application and all attachments identified 
as part of the application and/or supplemental materials requested by EDA staff and/or its 
representatives, including $350 application fee. 
 

4. EDA staff or its representative(s) conducts a loan review and meet with applicant and/or the 
applicant’s primary lender to discuss the analysis. 
 

5. EDA staff prepares a written loan review and report, including recommendation, for the EDA 
consideration. 

a. Labor Incentive: if a private project considers utilization of a project labor agreement 
(PLA) with the regional Duluth Trades Council, and has applied for, and is eligible for, 
city funding, then city will review the gap financing requested for the project to 
consider a 15% increase to the city’s contribution for this project per program policy 
terms and availability of funds.  The City funding, plus the incentive amount, will be 
approved only after an executed copy of the private PLA contract with the Duluth 
Trades Council is provided for the City to review.   
 

6. EDA considers application and identifies any/all terms as part of an approval/denial 
resolution. 
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7. If approved, staff forwards a copy of the approval resolution to the City Attorney to prepare 

all loan closing documents. 
 

8. Attorney prepares and provides City and applicant with a loan closing summary detailing any 
closing costs. 
 

9. EDA and applicant close on loan and execute all required documents, funds are disbursed. 



Cloquet, Minnesota 

LDO 

Loan Program 

CONTACT 

Additional information and application may be 

obtained online at www.cloqueteda.com or from: 

Holly Hansen, Community Development Director 

101 14th ST 

Cloquet MN 55720 

Ph:  (218) 879-2507 ext. 4 

Email:  hhansen@cloquetmn.gov  

OVERVIEW 

The Cloquet LDO Loan Program was created in 2012 to achieve local goals for development in the community.  

While all businesses are eligible, the program was created to respond to needs from the commercial/retail 

business sector.  This flexible source of loan funds in collaboration with local lenders provides gap financing to 

businesses on relocation/expansion projects that encourage the creation of quality jobs and increase new property 

tax opportunities within the City of Cloquet.    

USE OF PROCEEDS 

Eligible activities for assistance include: 

• Equipment and machinery. 

• Furniture, fixtures and inventory. 

• Land and building acquisitions. 

• New building construction or building renovation. 

• Building expansion or site improvements. 

Ineligible use of proceeds: 

• Loans may not be used to service or refinance any 

existing debt. 

• Not-for-profit businesses are not eligible. 

• Personal property items. 

• Working capital. 

• Previously completed or started projects. 

LOAN TERMS AND CONDITIONS 

Loan Terms 

• Final loan terms/rates are determined by agreement between the 

participating lender and City on a case-by-case basis. 

• Interest rates shall generally be at Wall Street Journal prime rate –1 

percent (based on credit and project risk); fixed for the term of loan. 

• Terms shall generally be: 3-5 years on leasehold improvements, 

office equipment and inventory;  5-10 years on manufacturing 

machinery and equipment; and 15-20 years on real estate (land, 

buildings, and site improvements) or for terms consistent with and/

or required under Federal SBA guidelines or other State and Federal 

lending requirements. 

Loan Conditions/Amount 

• The loan fund shall not provide gap financing exceeding 50% of the 

total project cost and total public funding (government) will not 

exceed 50%. 

• Job creation and retention as well as compliance with business 

subsidy is required. 

• Relocation of business outside of Cloquet Area requires immediate 

and full loan repayment. 

• Minimum equity participation shall be 10%. 

• Qualifying private projects utilizing a private project labor 

agreement (PLA) with the Duluth Trades Council will be reviewed for 

an increase of 15% of requested City funding. 

Loan Security/Collateral 

Loans must be secured by collateral sufficient enough to assure 

repayment.  Acceptable security could include a mortgage or land, 

building and/or equipment; and in some projects assignment of 

accounts receivable.  A personal guarantee from each major principal in 

the company is a requirement.  A life insurance policy matching the 

City’s loan and naming the City of Cloquet as beneficiary may be 

required from each major principal in the company.   

Origination and Closing Costs 

An application fee of $350 is due on the date of application.  There are 

no service fees.  The business must pay all loan administrative and 

closing costs on the date of the loan closing. 

ELIGIBLE BUSINESSES 

Any new or expanding manufacturing business, 

distributing, warehousing, packaging and processing 

facilities, office, industries (including corporate, 

professional and technical), and retail that create or 

retain permanent jobs and demonstrate a significant 

payroll and other long term economic benefits to the City 

of Cloquet.  Other projects as determined by the EDA. 

(Fund 201) 
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FEDERAL CDBG LOAN FUND (#202) 
POLICIES AND GUIDELINES 

Created 1986 
Amended 3/28/11, 6/6/12, April 18, 2023 

 
Program Overview 
The Federal CDBG loan program fund was initially created in 1986 through the receipt of a $300,000 
Federal Community Development Block Grant which was originally borrowed to Diamond Brands 
Company.  The fund was supplemented through a second CDBG grant to the company in 1991.  As 
these loans were repaid to the State, the City was allowed to retain a portion of each loan to 
establish a revolving loan fund replenished only through the re-payment of outstanding principal and 
interest from business loans.    The City of Cloquet Economic Development Authority (EDA) 
administers the Federal CDBG loan program.  
 
Purpose of the Revolving Loan Fund 
Revolving loan funds are to be used for business startups, expansions, and retentions where jobs 
are created or retained.  This may be accomplished by the following means: 
 
1) Creation or retention of permanent private-sector jobs in order to create above average 

economic growth; 
2) Stimulation or leverage of private investment to ensure economic renewal and 

competitiveness; 
3) Increase to the local tax base; 
4) Improvement of employment and economic opportunity for citizens in the region to create a 

reasonable standard of living; and 
5) Stimulation of productivity growth through improved manufacturing or new technologies. 
 
Eligible Expenditures 
CDBG funds can be used to provide assistance for infrastructure, loans, loan guarantees, interest 
buy-downs, and other forms of participation with private sources of financing.   
 
Business Eligibility 
Any new or expanding manufacturing business, distributing, warehousing, packaging and processing 
facilities, office, industries (including corporate, professional and technical) and retail are eligible but 
must be evaluated upon the existence of the following criteria: 
 
The grant or loan must be based on the following criteria: 
 
1) Creation of new jobs or retention of existing jobs; 
2) Increase in the tax base; 
3) The project can demonstrate that investment of public dollars induces private funds; 
4) The project can demonstrate an excessive public infrastructure or improvement cost beyond 

the means of the affected community and private participants in the project; 
5) The project provides higher wage levels to the community or will add value to current 

workforce skills; 
6) Whether assistance is necessary to retain existing business; and 
7) Whether assistance is necessary to attract out-of-state business. 
 
The grant or loan cannot be made based solely on a finding that the conditions in clause 6) or 7) 
exist.  A finding must be made that a condition in clause 1), 2), 3), 4), or 5) also exists.
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Eligible Initiatives for Assistance (Use of Proceeds) 
CDBG loan assistance may be used for any or all of the following initiatives subject to the applicant 
meeting financial (cash flow), collateralization, and credit requirements for borrowing: 
 

• Purchase of equipment and machinery, furniture and fixtures 

• Building expansion and/or construction of site improvements 

• Working capital (targeting initiatives outlined in company business plan) 

• Land and building acquisition 

• New building construction or building renovation/rehabilitation 

• Purchase Inventory 

• Lease space in or purchase an existing building 

• Public facilities and improvements and privately owned utilities 
 

The EDA itself may also use these monies to assist the project through the construction of utilities or 
infrastructure.  The fund may also be used for workplace development (including job training and 
placement) or microenterprise assistance. 
 
Ineligible Use of Proceeds 
CDBG loan assistance may not be used for any of the following: 
 

• Acquisition of land for which a specific use has not been identified (i.e. land banking) 

• New housing construction or repair of existing housing. 

• To service or refinance any existing debt. 

• Not-for-profit businesses 

• Personal property items 

• Projects started or completed prior to application and EDA approval 

• Operation or expansion of casino 

• Professional sports team sports facility 

• General promotion of community 

• Privately owned recreation facilities serving high income clientele 

• Planning for economic development projects 

• Job training that is not a part of a eligible activity 
 
Public Benefit 
A project using CDBG loan funds must meet all adopted Business Subsidy Guidelines and show a 
minimum level of public benefit.  The amount of assistance must not exceed $50,000 per full-time 
equivalent, permanent job (created or retained). 
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National Objective 
A project using CDBG loan funds must meet at least one of two national objectives.  These 
objectives are:  benefit to low and moderate income, (LMI) or prevention or elimination of slums or 
blight. 
 
Low and Moderate Income 
 
Job Creation/Retention 
The business to be assisted must commit to the creation and/or retention of jobs with 51% of the 
jobs to be made available to or held by LMI persons.  When jobs will be retained, the business must 
document that the jobs would be lost without the RLF assistance and that one or both of the 
following applies to at least 51% of the jobs: 
 
a) The job is held by a LMI person; or 
b) The job can reasonably be expected to turn over within the following 2 years and steps will 

be taken to ensure that the job will be filled by, or made available to, a LMI person. 
 
A position is “Available to” LMI persons if the following criteria applies to the position: 
 
a) The job does not require special skills that can only be acquired with substantial training, 

work experience or education beyond high school. 
b) The business agrees to hire unqualified persons and provide training; and 
c) The city and the assisted business take actions to ensure that LMI persons receive first 

consideration for filling such jobs. 
 
A job that is “Taken by” an LMI person if his/her household income is within the Section 8 income 
guidelines.  (See attached Job Information form) 
 
Retained Jobs 
 
In order to consider jobs retained as a result of this assistance, there must be “clear and objective” 
evidence that permanent jobs will be lost without such assistance.  For these purposes “clear and 
objective” evidence means that jobs will be lost would include: 
 
a) Evidence that the business has issued a notice to affected employees or made a public 

announcement to that effect, or 
 
b) Analysis of relevant financial records which clearly and convincingly shows that the business 

is likely to have to cut back employment in the near future without the planned intervention. 
 
To meet the LMI standard, 51% or more of the retained jobs must be either: 
 
a) Known to be held by LMI persons at the time this assistance is provided and/or  
 
b) Jobs not known to be held by LMI persons, but which can be reasonably expected to “turn 

over” to LMI persons within 2 years.  (This would involve the grant recipient or business 
taking actions to ensure that such a job, upon turnover, will be either taken by or made 
available to a LMI person in a manner similar to that pertained to a newly created job. 

 
Slums/Blight 
An economic development project, such as commercial rehab, which aid in the prevention or 
elimination of slums or blight in a designated area may qualify under the Slum/Blight National 
Objective. 
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To qualify, the economic development activity must take place in an area that: 
 
1) Has been designated by the City as meeting a definition of a slum, blighted, deteriorated or 

deteriorating area under state or local law; and 
 
2) Has a substantial number of deteriorated or deteriorating buildings, or the public 

improvements are in a general state of deterioration. 
 
The assisted activity must address the conditions that contributed to the deterioration of the 
delineated area. 
 
The City must maintain documentation on the boundaries of the area and the condition which 
qualified the area when it was designated under state or local law. 
 
Other Federal Requirements 
A project using CDBG loan funds is required to meet a variety of other federal requirements, laws, 
executive orders or regulations as follows: 
 
The RLF policies and procedures must comply with the following Federal laws, executive orders and 
regulations: 
 
1. FAIR HOUSING AND EQUAL ACCESS 
 
 a) Title VI of the Civil Rights act of 1964, as Amended (42 U.S.C. 2000d et seq.) (24 

CFR Part 1)   
  No person may be excluded from participation in, denied the benefits of, or subjected 

to discrimination under any program or activity receiving Federal financial assistance 
on the basis of race, color or national origin. 

 
 b) The Fair Housing Act (42 U.S.C. 3601-3620) (24 CFR Part 100-115) 
  Prohibits discrimination in the sale or rental of housing, the financing of housing or 

the provision of brokerage services against any person on the basis of race, color, 
religion, sex, national origin, handicap or familial status.  Furthermore, section 104 
(b) (2) of the Act requires that each grantee certify to the secretary of HUD that it is 
affirmatively furthering fair housing.  The certification specifically requires grantees to 
conduct a fair housing analysis, develop a fair housing plan, take appropriate actions 
to overcome the effects of any impediments identified and maintain records on the 
analysis, plan and actions in this regard. 

 
 c) Equal Opportunity in Housing (Executive Order 11063, as amended by Executive 

Order 12259) (24CFR part 107) 
  Prohibits discrimination against individuals on the basis of race, color, religion, sex or 

national origin in the sale, rental, leasing or other disposition of residential property, 
or in the use or occupancy of housing assisted with Federal funds. 

 
 d) Age Discrimination Act of 1975, As Amended (42 U.S.C. 6101) (24 CFR Part 146) 
  Prohibits age discrimination in programs receiving Federal financial assistance. 
 
 e) Section 109 of Title I of the Housing and Community Development Act of 1974 
  Requires that no person shall be excluded from participation in, be denied the 

benefits of, or be subjected to discrimination under any program or activity funded 
with CDBG funds on the basis of race, color, religion, national origin or sex. 
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 f) Americans with Disabilities Act (ADA) (42 U.S.C. 12131; 47 U.S.C. 155,201,218 and 
225) 

  Provided comprehensive civil rights to individuals with disabilities in the areas of 
employment, public accommodations, state and local government services and 
telecommunications.  The Act also states that discrimination includes the failure to 
design and construct facilities that are accessible to and usable by persons with 
disabilities and requites the removal of architectural and communication barriers that 
are structural in nature in existing facilities. 

 
 g) Section 504 of the Rehabilitation Act of 1973 
  Prohibits discrimination in Federally assisted programs on the basis of handicap.  It 

imposes requirements to ensure that “qualified individuals with handicaps” have 
access to programs and activities that receive Federal funds. 

 
 h) Architectural Barriers Act of 1968 (942 U.S.C. 4151-4157) 
  Requires certain Federally funded buildings and other facilities to be designed, 

constructed or altered in accordance with standards that ensure accessibility to, and 
use by, physically handicapped people. 

 
2) EQUAL OPPORTUNITY 
 
 a) Equal Employment Opportunity, Executive Oder 11246, as amended (41 CFR part 

60) 
  Prohibits discrimination against any employee or applicant for employment because 

of race, color, religion, sex or national origin.  Provisions to effectuate this prohibition 
must be included in all construction contracts exceeding $10,000. 

 
 b) Section 3 of the Housing and Urban Development Act of 1968 
  Requires that, to the greatest extent feasible, opportunities for training and 

employment arising from CDBG will be provided to low-income persons residing in 
the program service area.  Also, to the greatest extent feasible, contracts for work (all 
types) to be performed in connection with CDBG will be awarded to business 
concerns that are located in or owned by persons residing in the program service 
area. 

 
 c) Minority/Women’s Business Enterprise (Executive Orders 11625, 12432, 12138) (24 

CFR 85.36(e) 
  City must prescribe procedures for a minority outreach program to ensure the 

inclusion, to the maximum extent possible, of minorities and women, and entities 
owned by minorities and women, in all contracts. 

 
3. LABOR REQUIREMENTS 
 
 All contracts for construction and installation of equipment must comply with the following: 
 
 a) Davis-Bacon and Related Acts (40 USC 276 (A)-7) 
  Ensures that mechanics and laborers employed in construction work under Federally 

assisted contracts are paid wages and fringe benefits equal to those that prevail in 
the locality where the work is performed. 

 
 b) Contract Work Hours and Safety Standards Act, as amended (40 USC 327-333) 
  Provides that mechanics and laborers employed on Federally assisted construction 

jobs are paid time and one-half for work in excess of 40 hours per week, and 
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provides for the payment of liquidated damages where violations occur.  It also 
addresses safe and healthy working conditions. 

 
 c) Copeland (Anti-Kickback) Act (40 USC 276c) 
  Governs the deductions from paychecks that are allowable.  Makes it a criminal 

offense to induce anyone employed on a Federally assisted project to relinquish any 
compensation to which he/she is entitled, and requires all contractors to submit 
weekly payrolls and statements of compliance. 

 
 d) Fair Housing Standards Act of 1938, As Amended (29 USC 201, et.seq.) 
 Establishes the basic minimum wage for all work and requires the payment of 

overtime at the rate of at least time and one-half.  It also requires the payment of 
wages for the entire time that an employee is required or permitted to work, and 
establishes child labor standards. 

 
In accordance with 24 CFR Part 5, CDBG funds may not be used to directly or indirectly employ, 
award contracts to or otherwise engage the services of any contractor or subrecipient during any 
period of debarment, suspension or placement of ineligibility status.  Grantees should check all 
contractors, subcontractors, lower tier contractors and subrecipients against the Federal publication 
that lists debarred, suspended and ineligible contractors.  See internet site at 
http://www.arnet.gov/epls/. 
 
4. PROCUREMENT 
 
 The procurement standards of 24 CFR 85.36 apply. 
 
5. CONFLICT OF INTEREST 
 
For the procurement of property and services, the conflict of interest provisions at 24 CFR 85.36 and 
24 CFR 84.42 apply.  This requires the City to maintain written standards governing the performance 
of their employees engaged in awarding and administering contracts.  At a minimum, these 
standards must: 
 
 a) Require that no employee, officer, agent of the city of its subrecipient shall participate 

in the selection, award or administration of a contract supported by CDBG if a conflict 
of interest, either real or apparent, would be involved; 

 b) Require that grantee or subrecipient employees, officers and agents not accept 
gratuities, favors or anything of monetary value from contractors potential contractors 
or parties to subagreements; and 

 c) Stipulate provisions for penalties, sanctions or other disciplinary actions for violations 
of standards. 

 
A conflict would arise when any of the following has a financial or other interest in a firm selected for 
award: 
 
 a) An employee, agent or officer of the grantee or subrecipient; 
 b) Any member of an employee’s, agent’s or officer’s immediate family; 
 c) An employee’s agent’s or officer’s partner; or 
 d) An organization that employs or is about to employ an employee, agent or officer of 

the grantee or subrecipient. 
 
  

http://www.arnet.gov/epls/
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In cases not covered by the above, the CDBG regulations at 24 CFR 570.611 governing conflict of 
interest apply.  These provisions cover employees, agents, consultants, officers and elected or 
appointed officials of the city or subrecipient.  The regulations state that no person covered who 
exercises or has exercised any functions or responsibilities with respect to CDBG activities or who is 
in a position to participate in decisions or gain inside information: 
 
 a) May obtain a financial interest or benefit from a CDBG activity; 
 b) Have an interest in any contract, subcontract or agreement for themselves or for 

persons with business or family ties. 
 
This requirement applies to covered persons during their tenure and for one year after leaving the 
city or subrecipient entity. 
 
Upon written request, exceptions to these provisions may be granted by HUD on a case-by-case 
basis only after the city has: 
 
 a) Disclosed the full nature of the conflict and submitted proof that the disclosure has 

been made public, and 
 b) Provided a legal opinion from the city stating that there would be no violation of state 

or local law if the exception were granted. 
 
6. ENVIRONMENTAL REVIEW 
 
 The city is responsible for undertaking environmental reviews in accordance with the 

Environmental Handbook.  The ER must be completed before funds are committed. 
 
7. FLOOD INSURANCE 
 
 Section 202 of the Flood Disaster Protection Act of 1973 (42 USC 4106) 
 Requires that CDBG funds shall not be provided to an area that has been identified by the 

Federal Emergency Management Agency (FEMA) as having special flood hazards unless: 
 
 a) The community is participating in the National Flood Insurance Program, or it has 

been less than a year since the community was designated as having special flood 
hazards; and 

 b) Flood insurance is obtained. 
 
8. DISPLACEMENT, RELOCATION, ACQUISITION AND REPLACEMENT OF HOUSING 
 
 Projects involving acquisition, rehabilitation or demolition may be subject to the provisions of 

the Uniform Relocation Act. 
 
State Requirements 
A project using CDBG loan funds is required to meet a variety of other state requirements, laws, 
executive orders or regulations as follows: 
 
1. MINNESOTA INVESTMENT FUND (MS.116J.8731) 
 
 Wage Goals - Businesses receiving RLF assistance must pay each employee total 

compensation, including benefits not mandated by law, that on an annualized basis is equal 
to at least 110% of the federal poverty level for a family of four, which as of March 1, 2012 is 
$12.19 per hour.  The federal poverty level changes annually. 
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 Retail Businesses - are not prohibited from receiving Federal ED assistance. 
 
2. MUNICIPAL RIGHTS, POWERS, DUTIES (MS 471.87-471.88) 
 
 An officer of the city may not have a personal financial interest or personally benefit 

financially from the business to be assisted. 
 
3. BUSINESS SUBSIDY LAW (MS 116J.993-116j.995) 
 
 Any state or local government agency or public entity that provides financial assistance to a 

business must comply with this statute. 
 
4. FIRST SOURCE AGREEMENT (MS 116L.66) 
 
 A business that receives grants or loans in an amount greater than $200,000 must agree to 

list any vacant or new positions with the MN Department of Employment and Economic 
Development. 

 
5. SURETY DEPOSITS REQUIRED FOR CONSTRUCTION CONTRACTS (MS 290.9705) 
 
 When a contract exceeds $100,000 and a non-Minnesota construction contractor has been 

hired to perform the work, the city must do one of the following: 
 
 a) Deposit with the Department of Revenue, 8% of every payment made to the 

contractor; or 
 b) Have in its possession a Waiver of Withholding from the Department of Revenue. 
 
6. GOVERNMENT DATA PRACTICES (MS 13) 
 
 Information contained in the application for assistance will become a matter of public record 

with the exception of those items protected under the Minnesota Government Data Practices 
Act. 

 
Finance Terms and Conditions 
Final loan terms/rates are determined by agreement between the participating lender and City on a 
case-by-case basis. 
 

• The loan fund shall not provide gap financing exceeding 50% of the project total cost. 

• Relocation outside the Cloquet area requires immediate and full loan repayment. 

• Business pays $350 application fee to initiate the loan review process and all loan 
administration and closing costs must be paid on the date of the loan closing. 

• Loans must be secured by collateral sufficient enough to assure repayment. 

• A personal guarantee from each major principal in the company is required. 

• A life insurance policy matching the EDA’s loan and naming the City as beneficiary may be 
required from each major principal in the company. 
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Application Procedures 

An applicant must follow the following procedures in order to qualify and seek funds through the 
CDBG Loan Program Fund: 
 

1. Meet with EDA staff to discuss and review the potential project. 
2. EDA Staff informs the interested party as the eligibility of the proposed project. 

3. Applicant submits the EDA Revolving Loan Fund Application and all attachments identified 
as part of the application and/or supplemental materials requested by EDA staff and/or its 
representatives, including $350 application fee. 

4. EDA staff or its representative(s) conducts a loan review and meet with applicant and/or the 
applicant’s primary lender to discuss the analysis. 

5. EDA staff prepares a written loan review and report, including recommendation, for the EDA 
consideration. 

a. Labor Incentive: if a private project considers utilization of a project labor agreement 
(PLA) with the regional Duluth Trades Council, and has applied for, and is eligible for, 
city funding, then city will review the gap financing requested for the project to 
consider a 15% increase to the city’s contribution for this project per program policy 
terms and availability of funds.  The City funding, plus the incentive amount, will be 
approved only after an executed copy of the private PLA contract with the Duluth 
Trades Council is provided for the City to review.   

6. EDA considers application and identifies any/all terms as part of an approval/denial 
resolution. 

7. If approved, staff forwards a copy of the approval resolution to the City Attorney to prepare 
all loan closing documents. 

8. Attorney prepares and provides City and applicant with a loan closing summary detailing any 
closing costs. 

9. EDA and applicant close on loan and execute all required documents, funds are disbursed. 



Cloquet, Minnesota 

Federal CDBG 

Loan Program 

CONTACT 

Additional information and application may be 

obtained online at www.cloqueteda.com or from: 

Holly Hansen, Community Development Director 

101 14th ST 

Cloquet MN 55720 

Ph:  (218) 879-2507 ext. 4 

Email:  hhansen@cloquetmn.gov  

OVERVIEW 

The Cloquet Federal CDBG Loan Program was created through two CDBG Grants to the City to be borrowed out to a 

local manufacturing company.  As the money was paid back to the City, a revolving loan fund was created with 

emphasis on job creation / retention and serving the LMI population within the City of Cloquet. 

USE OF PROCEEDS 

Eligible activities for assistance include: 

• Equipment and machinery. 

• Furniture and fixtures. 

• Land and building acquisitions. 

• Working capital and inventory. 

• New building construction or building reconstruction/

rehabilitation. 

• Building expansion or site improvements. 

• Utilities or infrastructure. 

• Workforce development. 

• Microenterprise assistance. 

Ineligible use of proceeds: 

• Loans may not be used to service or refinance any 

existing debt. 

• Not-for-profit businesses are not eligible. 

• Personal property items. 

• Previously completed or started projects. 

• Other uses as listed by the Federal Government. 

LOAN TERMS AND CONDITIONS 

Loan Terms 

• Final loan terms/rates are determined by agreement 

between the participating lender and City on a case-by-case 

basis. 

Loan Conditions/Amount 

• The loan fund shall not provide gap financing exceeding 50% 

of the total project cost. 

• Create one job per $50,000 of investment maximum. 

• Relocation of business outside of Cloquet Area requires 

immediate and full loan repayment. 

• Must meet financial (cash flow), collateralization, and credit 

requirements for borrowing and all federal program 

requirements. 

• Prevailing wage/Davis Bacon contractor rates apply to the 

use of these funds; or if benefiting low and moderate income 

jobs 51% of those jobs, must be made available to 50-80% 

of area household median income. 

• Qualifying private projects utilizing a private project labor 

agreement (PLA) with the Duluth Trades Council will be 

reviewed for an increase of 15% of requested City funding. 

Loan Security/Collateral 

Loans must be secured by collateral sufficient enough to assure 

repayment.  Acceptable security could include a mortgage or 

land, building and/or equipment; and in some projects 

assignment of accounts receivable.  A personal guarantee from 

each major principal in the company is a requirement.  A life 

insurance policy matching the City’s loan and naming the City of 

Cloquet as beneficiary may be required from each major principal 

in the company.   

Origination and Closing Costs 

An application fee of $350 is due on the date of application.  

There are no service fees.  The business must pay all loan 

administrative and closing costs on the date of the loan closing. 

ELIGIBLE BUSINESSES 

Any new or expanding manufacturing business, 

distributing, warehousing, packaging and processing 

facilities, office, industries (including corporate, 

professional and technical) and retail are eligible upon 

the finding that certain conditions set by the Federal 

Government are met. 

(Fund 202) 
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ECONOMIC DEVELOPMENT LOAN PROGRAM FUND (#203) 
POLICIES AND GUIDELINES 

Created February 15, 2000 
Amended 6/6/12; April 18, 2023  

 
Program Overview 
The Economic Development loan program fund was created in 2000 by the City at the request of the 
Cloquet Chamber of Commerce.  The City and Chamber were looking to create a loan program that 
was more user friendly for the community’s retail businesses and that did not have all of the federal 
and state restrictions that are part of CDBG or MIF funds. 
 
The initial seed money for this program consisted of $150,000 from the City and is replenished only 
through the re-payment of outstanding principal and interest from business loans.  No federal, state, 
or local tax monies are currently used as part of this program. The City of Cloquet Economic 
Development Authority (EDA) administers the Economic Development loan program.  
 
Purpose of the Revolving Loan Fund 
This flexible source of loan funds in collaboration with local lenders provides gap financing to 
achieve the following objectives:   
 
 a) Creation of jobs by attracting new business and promoting the expansion of existing 

businesses. 
 b) Expand the range of goods and services available in Cloquet. 
 c) Increase the property tax base of the City and the School District. 
 d) Generate a high ratio of private investment to public assistance. 
 e) Participate in projects that achieve other community development objectives by 

attracting development to specific areas of the community and/or promoting other 
“spin off” private investment. 

 
Eligible Expenditures 
Economic Development funds can be used to provide assistance for loans, loan guarantees, interest 
buy-downs, and other forms of participation with private sources of financing.  As public monies the 
fund is not subject to any State or Federal requirements, though the applicant must meet all adopted 
City Business Subsidy requirements. 
 
Business Eligibility 
Any new or expanding manufacturing business, distributing, warehousing, packaging and processing 
facilities, office, industries (including corporate, professional and technical) and retail that create or 
retain permanent jobs and demonstrate a significant payroll and other long term economic benefits 
to the City of Cloquet.  Funds may also be used for certain non-profits that provide identified arts and 
cultural benefits or tourist attractions to the community. 

• Currently be operating or relocating within the corporate limits of the City of Cloquet  

• Demonstrate the ability to create and/or retain jobs 

• Meet the financial (cash flow), collateralization, and credit requirements for borrowing 
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Eligible Initiatives for Assistance (Use of Proceeds) 
Economic Development loan funds may be used for any or all of the following initiatives subject to 
the applicant meeting financial (cash flow), collateralization, and credit requirements for borrowing: 
 

• Purchase of equipment and machinery, furniture and fixtures 

• Building expansion and/or construction of site improvements 

• Land and building acquisition 

• New building construction or building renovation/rehabilitation 

• Purchase Inventory 
Ineligible Use of Proceeds 
Economic Development loan funds may not be used for any of the following: 
 

• Acquisition of land for which a specific use has not been identified (i.e. land banking) 

• New housing construction or repair of existing housing. 

• To service or refinance any existing debt. 

• Personal property items 

• Projects started or completed prior to application and EDA approval 
 
Public Benefit 
A project using Economic Development loan funds must meet all adopted Business Subsidy 
Guidelines. 
 
National Objective 
A project using Economic Development loan funds is not required to meet any national objectives. 
 
Slums/Blight 
A project using Economic Development loan funds is not required to meet any local/state/federal 
slum or blight criteria or objectives. 
 
Other Federal Requirements 
A project using Economic Development loan funds is not required to meet any other federal 
requirements, laws, executive orders or regulations. 
 
State Requirements 
A project using Economic Development loan funds is not required to meet any other state 
requirements, laws, executive orders or regulations. 
 
Finance Terms and Conditions 
Final loan terms/rates are determined by agreement between the participating lender and City on a 
case-by-case basis. 
 

• Interest rates shall generally be at Wall Street Journal prime rate -1, with a minimum of 2.5%; 
fixed rate for the term of loan. 

• Loan terms are three to five years on leasehold improvements, office equipment and 
inventory; five to ten years on manufacturing machinery and equipment; and fifteen to twenty 
years on real estate (land, buildings, and site improvements) or for terms consistent with 
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and/or required under Federal SBA guidelines or other State and Federal lending 
requirements. 

• The loan fund shall not provide gap financing exceeding 25% of the project total cost and 
total combined public funding will not exceed 50% of the project total cost. 

• Relocation outside the Cloquet area requires immediate and full loan repayment. 

• Business pays $350 application fee to initiate the loan review process and all loan 
administration and closing costs must be paid on the date of the loan closing. 

• Loans must be secured by collateral sufficient enough to assure repayment. 

• A personal guarantee from each major principal in the company is required. 

• A life insurance policy matching the EDA’s loan and naming the City as beneficiary may be 
required from each major principal in the company. 

• Minimum equity participation shall be ten to twenty (10-20%) percent based upon 
established banking criteria.  Existing equity in real property (including real estate and 
equipment is eligible for meeting equity requirement.) 

 
Application Procedures 

An applicant must follow the following procedures in order to qualify and seek funds through the 
Economic Development Loan Program Loan Fund: 
 

1. Meet with EDA staff to discuss and review the potential project. 

2. EDA Staff informs the interested party as the eligibility of the proposed project. 
3. Applicant submits the EDA Revolving Loan Fund Application and all attachments identified 

as part of the application and/or supplemental materials requested by EDA staff and/or its 
representatives, including $350 application fee. 

4. EDA staff or its representative(s) conducts a loan review and meet with applicant and/or the 
applicant’s primary lender to discuss the analysis. 

5. EDA staff prepares a written loan review and report, including recommendation, for the EDA 
consideration. 

a. Labor Incentive: if a private project considers utilization of a project labor agreement 
(PLA) with the regional Duluth Trades Council, and has applied for, and is eligible for, 
city funding, then city will review the gap financing requested for the project to 
consider a 15% increase to the city’s contribution for this project per program policy 
terms and availability of funds.  The City funding, plus the incentive amount, will be 
approved only after an executed copy of the private PLA contract with the Duluth 
Trades Council is provided for the City to review.   

6. EDA considers application and identifies any/all terms as part of an approval/denial 
resolution. 

7. If approved, staff forwards a copy of the approval resolution to the City Attorney to prepare 
all loan closing documents. 

8. Attorney prepares and provides City and applicant with a loan closing summary detailing any 
closing costs. 

9. EDA and applicant close on loan and execute all required documents, funds are disbursed. 



Cloquet, Minnesota 

Economic Development 

Loan Program 

CONTACT 

Additional information and application may be obtained 

online at www.cloqueteda.com or from: 

Holly Hansen, Community Development Director 

101 14th ST 

Cloquet MN 55720 

Ph:  (218) 879-2507 ext. 4 

Email:  hhansen@cloquetmn.gov   

OVERVIEW 

The Cloquet Economic Development Loan Program was created in 2000 to achieve local goals for development in 

the community.  While all businesses are eligible, the program was created to respond to needs from the 

commercial/retail business sector.  This flexible source of loan funds in collaboration with local lenders provides 

gap financing to businesses on relocation/expansion projects that encourage the creation of quality jobs and 

increase new property tax opportunities within the City of Cloquet. 

USE OF PROCEEDS 

Eligible activities for assistance include: 

• Equipment and machinery. 

• Furniture, fixtures and inventory. 

• Land and building acquisitions. 

• New building construction or building renovation. 

• Building expansion or site improvements. 

Ineligible use of proceeds: 

• Loans may not be used to service or refinance any 

existing debt. 

• Not-for-profit businesses are not eligible. 

• Personal property items. 

• Working capital. 

• Previously completed or started projects. 

LOAN TERMS AND CONDITIONS 

Loan Terms 

• Final loan terms/rates are determined by agreement between the 

participating lender and City on a case-by-case basis. 

• Interest rates shall generally be at Wall Street Journal prime rate –1 

with a minimum of 2.5% (based on credit and project risk); fixed for 

the term of loan. 

• Terms shall generally be: 3-5 years on leasehold improvements, 

office equipment and inventory;  5-10 years on manufacturing 

machinery and equipment; and 15-20 years on real estate (land, 

buildings, and site improvements) or for terms consistent with and/

or required under Federal SBA guidelines or other State and Federal 

lending requirements. 

Loan Conditions/Amount 

• The loan fund shall not provide gap financing exceeding 25% of the 

total project cost and total public funding (government) will not 

exceed 50%. 

• Job creation and retention as well as compliance with business 

subsidy is required. 

• Relocation of business outside of Cloquet Area requires immediate 

and full loan repayment. 

• Minimum equity participation shall be 10%. 

• Qualifying private projects utilizing a private project labor 

agreement (PLA) with the Duluth Trades Council will be reviewed for 

an increase of 15% of requested City funding. 

Loan Security/Collateral 

Loans must be secured by collateral sufficient enough to assure 

repayment.  Acceptable security could include a mortgage or land, 

building and/or equipment; and in some projects assignment of 

accounts receivable.  A personal guarantee from each major principal in 

the company is a requirement.  A life insurance policy matching the 

City’s loan and naming the City of Cloquet as beneficiary may be 

required from each major principal in the company.   

 

Origination and Closing Costs 

An application fee of $350 is due on the date of application.  There are 

no service fees.  The business must pay all loan administrative and 

closing costs on the date of the loan closing. 

ELIGIBLE BUSINESSES 

Any new or expanding manufacturing business, 

distributing, warehousing, packaging and processing 

facilities, office, industries (including corporate, 

professional and technical), and retail that create or 

retain permanent jobs and demonstrate a significant 

payroll and other long term economic benefits to the City 

of Cloquet. 

(Fund 203) 



CLOQUET LOAN PROGRAMS 
 
 
Application Processing 
The Cloquet Economic Development Authority offers several different revolving loan programs.  After meeting 
with EDA staff to determine eligibility and the appropriate loan program, the full loan application should be 
completed.  Applications will be considered on a first come, first served basis.  Applications should be 
submitted to: 

City of Cloquet 
Community Development Director 
101 14th ST 
Cloquet, MN 55720 

  
Upon receipt of the completed full loan application, application fee of $350.00 and all required exhibits, EDA 
staff will initiate and conduct a thorough review.  Upon completion of the due diligence process, staff will 
present its findings to the EDA at its next available meeting with a resulting decision to approve, deny, or 
approve with changes.  All loans will be subjected to underwriting criteria. 
 
Loan Closing 
Loan closing shall be completed in compliance with the conditions identified as part of the various loan 
programs.  Loans will be expected to close no more than 60 days after final loan approval. 
 
Work Completion 
The EDA’s financing approval will become null and void, if the project has not begun within ninety (90) days of 
application approval.  The applicant may apply for one additional thirty (30) day extension, if necessary.  All 
work must generally be completed within nine months to one year from the loan closing, but exceptions may 
apply for more complicated or larger projects. 
 
Disbursement Process 
Loan proceeds from the EDA will be provided at loan closing. 
 
Monitoring 
The loan recipient shall agree to provide to the EDA information as needed to monitor project implementation 
for compliance with program objectives and loan guidelines.  The project will be reviewed on an annual basis 
during the duration of the loan. 
 
Labor Incentive  
Labor Incentive: if a private project considers utilization of a project labor agreement (PLA) with the regional 
Duluth Trades Council, and has applied for, and is eligible for, city funding, then city will review the gap 
financing requested for the project to consider a 15% increase to the city’s contribution for this project per 
program policy terms and availability of funds.  The City funding, plus the incentive amount, will be approved 
only after an executed copy of the private PLA contract with the Duluth Trades Council is provided for the City 
to review.  (Please contact city staff if you’d like a current copy of the PLA to review). 
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CLOQUET REVOLVING LOAN FUND(S) APPLICATION 

Company Information 
Borrower’s Name Authorized Signature Email Address 

Company Name Date Established SIC Code Website URL 

Company Street Address City State Zip 

Type of Business   Proprietorship      Partnership      C Corporation      S Corporation      LLC 

Company Ownership 
Owner Name Title Ownership 

  % 

  % 

  % 

Project Contact Information 
Participating Bank Name Account Officer Phone 

Accountant Firm Name Phone 

Legal Counsel Firm Name Phone 

Project Information 
Anticipated Project Start Date: Anticipated Project Completion Date: 

http://www.cloqueteda.com/
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Current Employees: 
 
FTE:      PTE:   

Retain Employees?      Yes       No 
 
New Employees?  FTE:   
 
Wage Scale for new FTE:    

How many retained?   
 
PTE:     
 
For new PTE:    

Projected Annual Increase in Property Tax Revenue: 
 
$ 

New Business or Business Start-up 
 

   Yes        No 

Business Expansion 
 

   Yes       No 

Describe proposed project, the types of positions added or retained, and benefits offered employees: 

Uses of Funds  Sources of Funds  

Acquisition (Land/Building) $ Equity Investment (if required) $ 

Building (Construction/Renovation) $ Bank Loan  

Machinery & Equipment $ Cloquet EDA $ 

Infrastructure $ Other: $ 

Soft Costs (fees, miscellaneous) $ Other: $ 

Working Capital $ Other: $ 

Site Improvements $ Other: $ 

Purchase of Franchise $   

Interest During Construction $   

Other Costs (Describe) $   

TOTAL PROJECT COSTS $ TOTAL PROJECT SOURCES $ 

 

Amount of Economic Development Loan Requested: 
 
 
$       

Indicate the intended use of the Economic Development Loan Funds: 
 
 
$        

 
To be signed by applicant(s): 
 
“I declare that the information provided in this application is true and complete to the best of my knowledge.  I understand that the 
City of Cloquet has the right to verify this information and will be in contact with those individuals and institutions involved in the 

http://www.cloqueteda.com/
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proposed project as well as credit references.  False information, in addition to disqualifying me from any further consideration for 
financial assistance, may also subject me to litigation to recover the City’s expenses related to reviewing this application and/or the 
costs to collect any loan balances.  I understand that the City of Cloquet may release information for public purposes regarding the 
project, excluding any confidential financial information.” 
 
 
By:                
 
 
Its           Date:        
 
 
By:                
 
 
Its           Date:        
 
 
 
REMITTANCE 

Submit completed application to:  Holly Hansen, Community Development Director 
City of Cloquet  
101 14th ST 
Cloquet MN 55720 
hhansen@cloquetmn.gov 

 

FOR INTERNAL USE ONLY 
 

 LDO (201)    Federal CDBG (202)    Economic Development (203)         Revolving SCDP (206) 

 
  

http://www.cloqueteda.com/
mailto:hhansen@cloquetmn.gov
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DATA PRACTICES ADVISORY 
(Tennessen Warning) 

As an applicant for financial assistance from the City of Cloquet Cloquet Economic Development 
Authority (EDA) Revolving Loan Fund Program (“RLF”) you are being asked to provide 
information which will be used in consideration of your application.  The purpose and intended 
use of this request is to obtain information to permit the City to evaluate your eligibility and 
need for the financial assistance available through the RLF.  You are being requested to sign the 
loan application and submit information and documents to be considered for a loan.  You are 
not legally required to provide any information requested by the City.  However, if the 
requested information is not furnished, your application will not be processed, and a loan will 
not be considered. 

The data you are being asked to provide is defined under the Minnesota Government Data 
Practices Act, Minnesota Statutes Chapter 13.  Under the Data Practices Act, some of this data is 
classified as public data; the remaining information is classified as private or confidential.  
Private and confidential data is available only to you and City employees/contracted review 
consultants and officials with a bona fide need to know such information to process and make a 
decision on the approval of your application.  Public data is available to anyone requesting it and 
consists of all data furnished in the application process that is not designated private or 
confidential.  If a loan is approved, most of the information supplied by you may become public 
and may be conveyed to third parties. 

I have read and understand the above information regarding my rights as a subject of 
government data. 

 

Dated this ________________ day of ________________________, 20_______. 

 

_____________________________________________________________________________ 
Print name  

 

_____________________________________________________________________________ 
Signature and Title (if signing on behalf of entity) 
 
 
 

http://www.cloqueteda.com/
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CLOQUET LOAN PROGRAMS 

Required Exhibits 
These exhibits are components of a business plan, which applicants are encouraged to complete. Please clearly label exhibits. The 
legibility, completeness and organization of the information requested directly impact staff review time. Please contact Cloquet EDA 
staff if you have questions regarding the information being requested.  

 
 EXHIBIT 1: History and Description of Business 

 
Briefly describe the past operation of the business and/or events 
leading up to its creation. Include information on the product lines 
or services, management, key employees, the operation’s growth 
and affiliates. 
 

 EXHIBIT 2: The Project and Related Marketing Plan 
 
Describe the proposed project for which financing is being 
requested. Detail the marketing strategy and describe how it will 
support the planned business expansion or startup. Include 
information on the following: 
+ Current customers and target markets (provide copies of 

contracts, purchase orders, etc., which relate to the loan 
request); 

+ Manufacturing process and materials; 
+ Major suppliers; 
+ Competition and comparison of products; 
+ Pricing, distribution, and promotion. 
 

 EXHIBIT 3: Detailed Source and Use of Proceeds 
 
Detail how the total project amount will be used including all 
sources of funds. Attach written cost estimates. 
 

 EXHIBIT 4: List of Collateral 
 
Provide a detailed list of all collateral offered, new and existing, 
its value, and security position by funding source. Values of 
existing equipment should be supported by an independent 
appraisal. Proof of insurance and a UCC filing of equipment will 
be secured prior to closing. 
 

 EXHIBIT 5: Commitment Letters 
 
Include firm commitments from banks and other participating 
lenders stating the terms and conditions for their financing. 
 

 EXHIBIT 6: Impact on Community/Jobs/Revenue 
 
Describe how the proposed project will benefit the community or 
area in which the business is located. Be specific in terms of the 
type and number of jobs created or preserved, the wage rates and 
benefits, and the proposed hiring schedule. The annual projected 
increase to property tax revenue created in the City of Cloquet 
and/or how this project will enhance community development. 
All relevant statements will be required as part of the loan closing 
documents; to include, but not limited to, job creation statement 
and/or property tax estimate.  
 

 EXHIBIT 7: Financial Statements 
 
Provide balance sheets, income statements and cash flow 
statements for the past three years and an interim statement  

less than 90 days old. Include footnotes and relevant accounting 
policies. 
 

 EXHIBIT 8: Schedule of Business Debts 
 
List original amount and date, present balance, interest rate, 
monthly payments, maturity, collateral, personal guarantees and 
indicate whether the loan is current or delinquent. 
 

 EXHIBIT 9: Projections 
 
Provide two years pro forma balance sheets, income statements 
and cash flow stated on a monthly and annual basis. Define the 
assumptions used to derive the projections. 
 

 EXHIBIT 10: Resumes and Personal Financial 
Statements 

 
Provide resumes of all principals as well as current, dated and 
signed personal financial statements on all principals with a 
significant interest in the business. 
 

 EXHIBIT 11: Affiliates 
 
Provide a description of any affiliates or subsidiaries of business 
or principals requesting assistance, as well as balance sheets and 
income statements for the past two years. 
 

 EXHIBIT 12: Appraisals/Proposed Lease/Purchase 
Options or Agreements/Site Control 

 
An independent appraisal will be required for any real estate or 
equipment which is a subject of the proposed financing, or which 
is offered as a major source of collateral to secure the loan. Also 
include copies of existing or proposed lease(s), purchase options 
or agreements, evidence of site control, or other financial 
arrangements. 
 

 EXHIBIT 13: Partnership Certificate of Authorization or 
Corporate Certificate of Authority 

 
Include minutes of the corporate meeting adopting this 
certification, where applicable. Evidence of the corporate action 
approving the borrowing will be required at closing. 
 

 EXHIBIT 14: Other Required Attachments 
 
+ Copy of last year’s business income tax statement 
+ Copy of last year’s personal income tax statement of 

principals 
+ Evidence of payment of last quarter’s payroll tax 
+ Evidence of Workers’ Compensation insurance coverage 
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CITY OF CLOQUET 

 
TAX INCREMENT FINANCING POLICY 

Adopted 08/04/05 
Amended 03/15/11; 02/7/12; 04/18/23 

 
1. PURPOSE 

The purpose of this policy is to establish the City’s position as relates to the use of Tax 
Increment Financing for private development.  This policy shall be used as a guide in 
processing and reviewing applications requesting Tax Increment assistance. 

 
The City shall have the option of amending or waiving sections of this policy when 
determined necessary or appropriate. 

 
2. STATUTORY LIMITATIONS 

In accordance with the Tax Increment Policy, TIF requests must comply with applicable 
state statutes.  The City of Cloquet is governed by the limitations established in 
Minnesota Statutes 469.174, the Minnesota Tax Increment Financing Act, for all districts 
created after August 1, 1979. 

 
3. ELIGIBLE USES FOR THE USE OF TAX INCREMENT FINANCING 

While Tax Increment Financing (TIF) is an important and useful tool in retaining and 
attracting business, it is essential that it is used appropriately to accomplish the City’s 
economic goals and objectives.  The fundamental principle which makes TIF viable is 
that it is designed to encourage development which would not otherwise occur. 

 
The City Council and EDA have expressed their support for the use of TIF, however, the 
EDA and City have reserved the right to approve or reject new industrial or commercial 
projects, mixed and multi-family housing, or rehabilitation and/or expansion of business 
already existing in the City, on an individual case-by-case basis.  As a matter of adopted 
policy, the City of Cloquet will consider using Tax Increment Financing (TIF) to assist 
private developments only in those circumstances in which the proposed private projects 
meet one or more of the following uses: 

 
A. To meet the following housing related uses: 

 
1. To provide a diversity of housing throughout the community. 

 
2. To provide a variety of housing ownership alternatives and housing 

choices. 
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3. To promote affordable housing for low or moderate income individuals. 
 
4. To promote neighborhood stabilization and revitalization by the removal 

of blight and the upgrading in existing housing stock in residential areas. 
 

5. To provide housing development which are not being met at adequate 
levels by the private market which contribute to the life cycle housing 
availability in the community. 

 
6. Housing which leverages other state and federal resources will be given a 

priority for funding through TIF. 
 

7. Housing which will burden other city services such as infrastructure 
extension beyond existing plans will be given less of a priority for TIF. 

 
8. TIF for owner occupied housing will be limited to the housing which is 

affordable and the TIF will be treated as a second mortgage for the buyer 
to eliminate the opportunity for a short-term gain through speculation of 
TIF assisted units. 

 
9. TIF shall be awarded to housing developments only in an amount 

necessary to enable the developer to receive a reasonable development fee 
and/or a reasonable return on equity.  The City staff and/or its consultants 
shall determine industry standards. 

 
10. Any TIF assistance to housing shall be subject to a “look back” provision 

in which the developer certifies a budget for revenue and expenses prior to 
commencing the project and will set an estimated net profit.  After 
construction is complete, the developer shall submit a final accounting of 
net profit and if the profit is higher than anticipated, the TIF assistance 
shall be reduced on a proportional basis. 

 
B. To remove blight and encourage redevelopment in the commercial and industrial 

areas of the City in order to encourage high levels of property maintenance and 
private reinvestment in those areas. 

 
C. To increase the tax base of the City in order to ensure the long-term ability of the 

City to provide adequate services for its residents while lessening the reliance on 
residential property tax. 

 
D. To retain local jobs, increase the local job base, and provide diversity in that job 

base. 
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E. To increase the local business and industrial market potential of the City of 
Cloquet. 

 
F. To encourage additional unsubsidized private development in the area, either 

directly or through secondary “spin-off” development. 
 

G. To accelerate the development process and achieve development on sites which 
would not be developed without this assistance. 

 
H. To meet other uses of public policy, as adopted by the Council from time to time, 

including the promotion of quality design, quality architectural design, energy 
conservation, decreasing the capital and operating costs of local government, etc. 

 
4. TAX INCREMENT PROJECT APPROVAL CRITERIA 

All projects approved by the City of Cloquet should meet the following mandatory 
minimum approval criteria.  However, it should not be presumed that a project meeting 
these criteria will automatically be approved.  Meeting these criteria creates no 
contractual rights on the part of any potential developer. 

 
A. The TIF assistance shall be provided within applicable state legislative 

restrictions, debt limit guidelines, and other appropriate financial requirements 
and policies. 

 
B. The project should meet one or more of the above adopted Tax Increment 

Financing goals of the City. 
 

C. The project must be in accord with the Comprehensive Plan and Zoning 
Ordinances, or required changes to the Plan and Ordinances must be under active 
consideration by the City at the time of approval. 

 
D. TIF assistance will not be provided to projects that have the financial feasibility to 

proceed without the benefit of Tax Increment Financing.  In effect, TIF assistance 
will not be provided solely to broaden a developer’s profit margins on a project.  
Prior to consideration of a TIF assistance request, the City may undertake an 
independent underwriting of the project to help ensure that the request for 
assistance is valid. 

 
E. Any developer requesting TIF assistance should be able to demonstrate past 

successful general development capability as well as specific capability in the 
type and size of development proposed. 
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F. The level of TIF funding should be reduced to the lowest possible level by 
maximizing the use of private debt and equity financing first, and then using other 
funding sources or income producing vehicles that can be structured into the 
project financing, prior to using additional TIF funding. 

 
G.  Prior to approval of a TIF plan, the developer shall provide any required market 

and financial feasibility studies, appraisals, soil borings, information provided to 
private lenders for the project, and other information or data that the City or its 
financial consultants may require in order to proceed with an independent 
underwriting. 

 
5. TAX INCREMENT PROJECT EVALUATION CRITERIA 

All projects will be evaluated on the following criteria for comparison with other 
proposed TIF projects reviewed by the City, and for comparison with other subsidy 
standards (where appropriate).  It is realized that changes in local markets and costs of 
construction and interest rates may cause changes in the amount of Tax Increment 
subsidies that a given project may require at any given time. 

 
Some criteria, by their very nature, must remain subjective.  However, wherever possible, 
benchmark criteria have been established for review purposes.  The fact that a given 
proposal meets one or more benchmark criteria does not mean that it is entitled to 
funding under this policy, but rather that the City is in position to proceed with 
evaluations of (and comparisons between) various TIF proposals, using uniform 
standards whenever possible. 
 
Following are the evaluation criteria that will be used by the City of Cloquet: 

 
A. All TIF proposals should optimize the private development potential of a site. 

 
B. All TIF proposals should obtain the highest possible private-to-public financial 

investment ratio.  The Council establishes a benchmark ratio of three parts private 
to one part public funding for industrial projects.  The Council establishes a 
benchmark ratio of two parts private to one part public funding for housing 
projects.  Commercial projects shall be reviewed on an individual basis. 

 
C. All TIF proposals should create the highest feasible number of new jobs on the 

site.  The Council establishes a benchmark of one newly created (or retained) FTE 
job per $10,000 of TIF assistance provided to industrial projects.  Housing and 
retail/commercial projects shall be reviewed on an individual basis. 

 
D. All TIF proposals should create the highest ratio of property taxes paid before and 

after redevelopment.  Given the different assessment circumstances in the City, 
this ratio shall vary widely.  However, under normal circumstances, the Council 
will expect at least a 1:2 ratio of taxes paid before and after redevelopment. 
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E. TIF proposals should normally not be used for speculative industrial, commercial, 
and office projects.  In general, speculative projects are defined as those projects 
which have letters of intent or preleasing for less than 50 percent of the space 
available for lease. 

 
F. All TIF proposals involving the displacement of low and moderate income 

residents should give specific attention to the re-housing of those residents.  
Normally, this should be done as part of the TIF funding proposal.  Adequate 
solutions to these re-housing needs will be required as a matter of public policy. 

 
G. TIF will normally not be used in a project that involves an excessive land and/or 

property price.  This will normally be where the acquisition price is more than 10 
percent in excess of market value. 

 
H. All TIF projects will need to meet the “but for” test.  TIF will not be used unless 

the need for the City’s economic participation is sufficient that without that 
assistance the project could not proceed in the manner as proposed. 

 
I. TIF will not be used in projects that would give a significant competitive financial 

advantage over similar projects in the area due to the use of tax increment 
subsidies. 

 
J. TIF will not be used when the developer’s credentials, in the judgement of the 

City, are inadequate due to past track record relating to: completion of projects, 
general reputation and/or bankruptcy, or other problems or issues considered 
relevant by the City. 

 
K. TIF will not be used to support projects that place demands on City services, or 

other capital or operating expenditures that exceed the average City expenditures 
for similar facilities.  Consideration will be given to the total public costs that are 
required to support similar facilities.  Consideration will be given to the total 
public costs that are required to support the project, including off-site facilities 
costs that are required. 

 
L. TIF will not normally be used for projects that would generate significant 

environmental problems in the opinion of the local, state, or federal governments. 
 

M. TIF will not be used when the schedule for development has exceeded the 
schedule established in the redevelopment agreement, and where the City has not 
agreed to extensions of that schedule. 
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N. TIF funding should not be provided to those projects that fail to meet good public 
policy criteria as determined by the City Council, including; poor project quality; 
projects that are not in accord with the Comprehensive Plan, zoning, 
redevelopment plans, and City policies; projects that provide no significant 
improvement to surrounding land uses, the neighborhood, and/or the City; 
projects that do not provide a significant increase in tax base; projects that do not 
have a significant new, or retained, employment; projects that do not meet 
financial feasibility criteria established by the City; and projects that do not 
provide the highest and best desired use for the property. 

 
O. Economic Development TIF/Bond Issue:  Bonds may be issued to pay for public 

improvements such as streets, sewers, storm water control, water, public lots or 
parking, purchase of land for lease back, streetscaping, lights, and other publicly 
owned infrastructures.  TIF project timetable will not exceed the State law 
stipulation of 8 annual payments in a given 10 year project. 

 
P. Economic Development TIF/Pay-As-You-Go:  The City and EDA encourages the 

use of “Pay-As-You-Go” TIF whenever possible.  Pay-As-You-Go may be used 
to pay for public improvements such as streets, sewers, storm water control, 
water, public parking lots and structures, purchase of land for lease back, 
streetscaping, lights, and other publicly owned infrastructures.  TIF project 
timetable will not exceed the State law stipulation of 8 annual payments in a given 
10 year project.  Economic Development TIF bonding and Pay-As-You-Go 
programs may be combined as a development tool if financially feasible in the 
project. 

 
6. PROCEDURES FOR TAX INCREMENT FINANCING ASSISTANCE 
 

A. Meet with appropriate City Staff to discuss the scope of the project, public 
 participation being requested, time schedule, and other information as may be 
 necessary. 
 

B. Applicant submits a TIF Worksheet to the Community Development Office of the 
City which staff reviews (Exhibit A/B) with the developer. 
 

C. Staff submits results of the Worksheet for review by the EDA 
(commercial/industrial project), or the (housing project), Cloquet HRA input is 
requested as it relates to the application. 
 

D. EDA reviews proposal, provide comments, and make an advisory 
recommendation to the City Council on denial or approval of the request within 
30 days. 
 

E. The application shall be placed on the City Council agenda (regular or work 
session) for concept review.  The applicant may at that time make a formal 
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presentation of the project. 
 

F. If the applicant decides to make TIF Application (Exhibit C), staff prepares all 
necessary notices, resolutions, and certificates.  The applicant pays the TIF fee 
and the case is reviewed by the City’s financial advisors to ensure that the project 
meets the but for test and other requirements.  The City’s financial advisors 
prepare a TIF Plan. 
 

 At the time of submission of the Final Application for Tax Increment Financing 
 Assistance Form, a $15,000 deposit (cash or letter of credit) shall be required to 
 defray costs involved in these steps.  In the event that consultant costs exceed 
 $15,000, the applicant will be required to deposit additional funds with the City. 

o Labor Incentive: if a private project considers utilization of a project labor 
agreement (PLA) with the regional Duluth Trades Council, and has 
applied for, and is eligible for, city funding, then city will review the gap 
financing requested for the project to consider a 15% increase to the city’s 
contribution for this project per program policy terms and availability of 
funds.  The City funding, plus the incentive amount, will be approved only 
after an executed copy of the private PLA contract with the Duluth Trades 
Council is provided for the City to review. 

 
G. City Council holds public hearing(s) on the proposed project to consider the 

advisory recommendation by the EDA on the project. 
 

H. If approved, a Development Agreement is prepared based upon the terms 
approved. 
 

I. The City’s advisor prepares A Development Plan and Tax Increment Financing 
Plan. 
 

J. The City Council grants final approval or denies the request. 
 

K. The business/developer is provided copies of approved documents including the 
original TIF Note. 

 
L. It is understood that the City/Staff may from time to time determine that a 

different process than that which is outlined here is more appropriate, given the 
circumstances of each individual request. 
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EXHIBIT A 

BUSINESS ASSISTANCE REVIEW WORKSHEET 

FOR COMMERCIAL/INDUSTRIAL PROJECTS 

TO BE COMPLETED BY APPLICANT AND CITY STAFF 
 

A.  The project must meet one or more of the following objectives set forth in the TIF Policy:  

 

1. To encourage redevelopment of the Central Business District / West End Historic 

District (Original City). 

2. To retain local jobs and/or increase the number and diversity of jobs that offer 

stable employment and/or attractive wages and benefits. 

3. To enhance and/or diversify the City’s economic base. 

4. To encourage additional unsubsidized private re(development). 

5. To remove blight and/or encourage (re)development of commercial and industrial 

areas. 

6. To accomplish other public purpose policies which may be adopted such as the 

promotion of quality urban or architectural design, energy conservation, green 

building, and decreasing capital and/or operating costs of local government, or any 

of the following: (1) utilization of architectural and landscaping techniques that will 

enable the components of the project to blend with the natural environment; or (2) 

mitigation of project impact on the natural environment. 

7. To provide diversity of housing adjacent to or within the Central Business District / 

West End Historic District (Original City), including mixed use facilities that integrate 

housing. 

B. Ratio of Private to Public Investment in Project:  Points: __ 

$  _________  Private Investment  5:1 5_ 
$  _________  Public Investment  4:1 4_ 
  ____:____  Ratio Private : Public Financing  3:1 3_ 
    *Industrial projects require a 3 : 1, private to public  2:1 2_ 
    financing ratio; *Commercial projects are reviewed 

on an individual basis. 
Less than 2:1 1_ 

 
 
C. Job Creation:  Points: __ 

  _________  Net new jobs (minimum 40 hours FTE per week)  
50+

 
5_ 

  _________  Net retained jobs   40+ 4_ 
      25+ 3_ 
      15+ 2_ 
      Less than 15 1_ 

 
 
D. Wage Level of jobs created:  Points: __ 

Average hourly wage    Over $21/hour 5_ 
Of new  jobs   _______________    $18‐21/hour 4_ 
*Business subsidy requires    $14‐17/hour 3_ 
125% plus benefits    $10‐13/hour 2_ 
    Under $10/hour 1_ 
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E. Ratio Of  Business Assistance To New Jobs Created:  Points:  

$    Business assistance requested  $8,000 or less 5 

  _________  Number of net new jobs created  $10,000 or less 4 

          :  Ratio Business assistance : Net new jobs created  $12,000 or less 3 

    *Industrial projects require a minimum of $10,000  $15,000 or less 2 

    per one FTE new job.  Over $15,000 1 

 

F. Project size: 

Points:  

  The project will result in the construction    50,000+ 5 

  of    square feet  30,000+ 3 

      15,000 or less 1 

            
G. Type of Project:  Points:  

    100% Owner Occupied  5 

    Mix Owner Occupied & Investment  3 

    Investment Property  1 

 
H. Likelihood that the project will result in unsubsidized, spin‐off 

development:  Points:
 

    High      5 

    Moderate      3 

    Low      1 

 
Sub‐Total Points _____ of a possible 35 points. 
 
Bonus Points    Bonus Points:            /   5 

  The project will be 100% pay‐as‐you‐go financing            /     5 

 
Total Points:       

Overall project analysis:  High  31 ‐ 40 points
  Moderate  21 ‐ 30 points
  Low  11 ‐ 20 points
  Not Eligible  0 ‐ 10 points
 
Ratio of taxes paid before : after redevelopment  
___________:_____________ 
*Minimum of 1 : 2 required, before : after taxes 
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EXHIBIT B 

BUSINESS ASSISTANCE REVIEW WORKSHEET 

FOR HOUSING PROJECTS 

TO BE COMPLETED BY APPLICANT AND CITY STAFF 
 
A.  The project must meet one or more of the following objectives set forth in the TIF Policy.  

 

1. To encourage redevelopment of the Central Business District / West End Historic 

District (Original City). 

2. To enhance and/or diversify the City’s economic base. 

3. To encourage additional unsubsidized private re(development). 

4. To create housing opportunities for senior and low to moderate income families.   

5. Projects that strive to (re)develop or improve the quality and functionality of 

existing housing stock, an identified need for Cloquet.  These projects promote 

neighborhood stabilization and revitalization by the removal of blight and the 

upgrading of existing housing stock in residential areas. 

6. To provide diversity of housing adjacent to or within the Central Business District / 

West End Historic District (Original City), including mixed use facilities that integrate 

housing. 

7. To provide a variety of family housing ownership alternatives and housing choices. 

8. To accomplish other public purpose policies which may be adopted such as the 

promotion of quality urban or architectural design, energy conservation, green 

building, and decreasing capital and/or operating costs of local government, or any 

of the following: (1) utilization of architectural and landscaping techniques that will 

enable the components of the project to blend with the natural environment; or (2) 

mitigation of project impact on the natural environment. 

B. Ratio of Private to Public Investment in Project:  Points:  

$    Private Investment (& programs leveraged)  5:1 5 

$    Public Investment  4:1 4 

              :  Ratio Private : Public Financing  3:1 3 

    *Projects with less than a 2 : 1, private to public   2:1 2 

    financing ratio will not be considered for TIF.  Less than 2:1 1 
      This ratio represents the minimum ratio for  
      consideration, higher ratios preferred.  Additionally, 
      this ratio must include all public dollars of funding 
      into this project and all types of business assistance. 
 
C. Project proposes rehabilitation of existing housing, housing stock, and 

maximizes utilization of existing infrastructure:  Points:
 

      5 
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D. Project proposes a location near existing jobs, transportation, 

recreation, retail services, social services, and schools:  Points:
 

      5 
 
E. Project size:  Points:  

  The project will result in the construction    50,000+ 5 

  of    square feet  30,000+   3 

      15,000 or less 1 
 
F. Likelihood that the project will result in unsubsidized, spin‐off 

development:  Points:
 

    High      5 

    Moderate      3 

    Low      1 

 
Sub‐Total Points    of a possible 25 points. 

 
Bonus Points    Bonus Points:  /   15 

  1.  Does the owner / developer have previous favorable  
       experience developing and operating affordable  
       housing developments?  
 
2.  A specific market study has been conducted 

demonstrating the need for this project?  
 
3. The project will have a management company used to 

operate the facility 
 

          
         /   5 
 

 
 

/   5 
 
 

/   5 
 
 

Total Points:       
Overall project analysis:  High  30 ‐ 40 points
  Moderate  21 ‐ 29 points
  Low  11 ‐ 20 points
  Not Eligible  0 ‐ 10 points
Ratio of taxes paid before : after 
redevelopment  
___________:_____________ 
*Minimum of 1 : 2 required, 
before : after taxes 
 
The project will be required to 
use 100% pay‐as‐you‐go 
financing 
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EXHIBIT C: TIF APPLICATION 
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Community Development Department 
101 14th ST • Cloquet MN  55720 

Phone:  218-879-2507 •  Fax:  218-879-6555 
www.cloqueteda.com 

 
 
 

 

 
 
 
 
 

TAX INCREMENT / TAX ABATEMENT FINANCING 
FINAL APPLICATION 

 
 
 Date:             
 
1. Applicant:  
  
 Business Name           
 Address:            
 Address:            
  
 Primary Contact Person 
 Name:             
 Title:             
 Telephone #            
 Fax #             
 Email:             
  
 General Information: 
 
 Business Form:         Corporation           Partnership           Sole Proprietorship 
 State of Incorporation or Organization:    
 Years in Business:       
 Years a Cloquet Business:      
 
2. Brief description of the business: 
              
              
  
3. Proposed project site: 
  
 Location/Address:           
              
  

http://www.cloqueteda.com/
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 a. Location 
  Attach (and label as Exhibit A) information which fully described and illustrates 

the location and boundaries of the proposed project.  Include map(s), legal 
description(s), property identification numbers, addresses, and area (in sq. ft. or 
acres). 

 
 b. Ownership and Legal Structure 
  Attach (and label as Exhibit B) the full name(s) of the entity(s) which will own the 

project, and fully describe their legal structure (i.e. principals, ownership 
interests, liability, relationship to parent organization, subsidiaries, etc.).  If 
available, provide federal and state tax ID #’s. 

 
 c. Zoning and Planning Analysis 
  Attach (and label as Exhibit C) information which describes the current and 

proposed zoning, variances required, property consolidations or subdivisions, 
etc. 

 
4. Estimated Project Costs: 
  

a. Land Acquisition $ 
b. Site Development $ 
c. Building Cost $ 
d. Equipment $ 
e. Architectural/Engineering Fees $ 
f. Legal Fees $ 
g. Financing Costs $ 
h. Broker Costs $ 
i. Contingencies $ 
j. Other (please specify) $ 
  Total Costs $ 

 
5. Market Value: 
 
 Total current market value prior to construction:  $     
 Total estimated market value at completion:  $     
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6. Description of proposed project:   
 (Building square footage, size of property, description of buildings, materials, etc.) 
 
              
              
              
              
              
  
7. Sources of Financing: 
 

a. Developer Equity $ 
b. Bank Loan/Private Financing Institution $ 
c. Tax Abatement $ 
d. Tax Increment Financing $ 
e. Other Public Funds (please specify) $ 
f. Other (please specify) $ 
  Total Sources $ 

 
8. Requested Tax Abatement Assistance: 
 
 a. Form of tax abatement financing assistance requested:   
     Pay as you go 
     Bond Issuance 
 
 b. Requested tax amount to be abated: $    per year 
 
 c. Requested duration of abatement:      years 
 
 d. Has a tax abatement application been submitted to the County or School 

District?    Yes        No      
  If yes, please provide details of the requested abatement. 
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 e. Description of expected financial benefit to the City and statement of 
justification for the use of Tax Abatement: 

 
              
              
              
  
 f. If tax abatement is not provided, will the project; (1) proceed as previously 

described utilizing other financing; (2) proceed in some alternative form; or (3) 
not proceed at all?  If the project will not proceed in some alternative form, 
provide a summary below: 

 
              
              
              
   
 g. Proposed use of abatement funds:  (check all that apply) 
 

 Building Improvements  Building Expansion  New Construction 
 Equipment Purchases  Infrastructure/Utilities  Assessments 
 Site Improvements  Land Acquisition  Demolition/Cleanup 

 
9. Requested Tax Increment Financing Assistance: 
 
 a. Form of tax increment financing assistance requested? 
     Pay as you go 
     Bond issuance 
 
 b. Describe the amount and purpose of the tax increment assistance. 
 
             

            
              
 
 c. Description of expected financial benefit to the City and statement of 

justification for the use of TIF. 
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 d. If tax increment financing is not provided, will the project; (1) proceed as 
previously described utilizing other financing; (2) proceed in some alternative 
form; or (3) not proceed at all?  If the project will not proceed in some 
alternative form, provide a summary below: 

 
              
              
              
              
              
 
10. Professional services of applicant: 
 
 Architectural Firm:           
 Contact Person:           
 Address:            
 Address:            
 Telephone #            
 Fax #             
 
  
 Engineering Firm:           
 Contact Person:           
 Address:            
 Address:            
 Telephone #            
 Fax #             
 
  
 General Contractor:           
 Contact Person:           
 Address:            
 Address:            
 Telephone #            
 Fax #             
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 Attorney Firm:            
 Contact Person:           
 Address:            
 Address:            
 Telephone #            
 Fax #             
 
  

 Accounting Firm:           
 Contact Person:           
 Address:            
 Address:            
 Telephone #            
 Fax #             
 
11. Project construction schedule: 

 
 a. Anticipated construction start date:        
 b. Construction completion date:        
   
  If construction will not be completed at year end, what % of construction will be 

completed by year end?   % 
 
12. Current and projected employment: 
 

Type 
Existing 

Jobs 
First 
Year 

Second 
Year 

Average 
Hourly Wage Benefits 

Professional/Managerial 
  FT 
  PT 

  FT 
  PT 

  FT 
  PT 

$   
$   

   
   

Technical/Skilled 
  FT 
  PT 

  FT 
  PT 

  FT 
  PT 

$   
$   

   
   

Unskilled/Semi-skilled 
  FT 
  PT 

  FT 
  PT 

  FT 
  PT 

$   
$   
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13. Financial Background: 
 
 a. Have “you” personally, your partnership, or your company ever filed for 

bankruptcy?        Yes        No   If yes, provide details on a separate sheet. 
 
 b. Have “you” personally, your partnership, or your company ever defaulted on any 

loan commitment for these projects?        Yes        No    If yes, provide details 
on a separate sheet. 

 
 c. Include firm commitment letters from banks and other participating lenders 

stating the terms and conditions of their financing for this project.  Note the 
attached Release Authorization allows the City of Cloquet/Cloquet EDA to 
discuss the terms and conditions of their firm commitment for this project.  
Confirm, you have applied for and have received firm commitment for primary 
conventional financing for the project?       Yes        No 

   
 d. List financial references (include contact person and phone #): 
 

Reference: Email and Phone 
  

  

  

 
 e. Have you ever used tax increment financing before or requested financial 

assistance from a public source?       Yes        No     
  If yes, where and when?        

           
            

 
14. Additional Project Information Required for Application (please attach). 
 
 a. Description 
   
  Attach (and label as Exhibit D) a complete description of the proposed project.  If 

the project will proceed in phases, then provide information for each phase as 
well as the total project.  Minimally provide the following information: 

   
  (1) Do you have control of the project site?  Explain in detail. 
  (2) Details of all known or suspected environmental issues with the site.  Has 

any testing been completed or is underway? 
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  (3) Type of project (retail, office, industrial, rental housing, home ownership, 
etc.) 

   
  (4) New construction or rehabilitation/renovation.  If renovation, provide 

details. 
  (5) Description of structures which will need to be demolished. 
  (6) Description of owners/tenants which will need to be relocated. 
  (7) Details of any historic preservation designations and/or related issues. 
  (8) For commercial/industrial: 

• Number and size of structures (sq. ft.) 
• Type of construction and materials 
• Terms of sale (if applicable) 
• Details/terms of signed leases (rates, duration, etc.) 
• Projected terms for space not currently under lease 
• Details of any market studies completed or underway 

   
  (9) For ownership housing: 

• Type, number, and size of units (sq. ft. & number of bedrooms) 
• Type of construction and materials 
• Anticipated sales price 
• Details of any market studies completed or underway 

  (10) For rental housing: 
• Type and size of buildings (# floors, units, etc.) 
• Type of construction and materials 
• Size of units (sq. ft.) and number of bedrooms 
• Description of building/unit amenities 
• List of utilities included with rent 
• Monthly rental rates by unit type 
• Details of any market studies completed or underway 

  (11) Schematic plans and drawings of the project. 
 
 b. Development Budget (Sources and Uses) - During Construction Period 
   
  Attach (and label as Exhibit E) a complete development budget for construction 

of the project.  This budget should include a detailed listing of all sources and 
uses of funds. 

 
  For each “use” of funds, indicate the methodology or means by which this 

estimated cost was derived (i.e. appraisal, contractor estimate, 4% of hard costs, 
actual cost, etc.) 

  For each “source” of funds (debt, equity, public assistance, etc.), indicate the 
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status of the funding source (committed, pending, projected, etc.), and the 
actual or anticipated financing terms/details. 

 
 c. Development Budget (Sources and Uses) - Permanent Financing 
 
  If ownership of the project is being retained by the applicant (or affiliate or 

subsidiary) and permanent financing will be obtained, attach (and label as  
  Exhibit E1) a complete development budget upon permanent financing. 
  
 d. Operating Cash Flow Proforma (10 year) 
 
  If ownership of the project is being retained by the applicant (or affiliate or 

subsidiary), attach (and label as Exhibit E2) a projected 10 year operating cash 
flow proforma for the project.  The proforma should clearly identify all 
assumptions, and should provide a detailed listing of all anticipated revenues, 
expenses, capital contributions/distributions, etc.  The cash flow should clearly 
identify “Net Operating Income (NOI), “Cash Flow Before Taxes (CFBT)”, and 
“Cash Flow After Taxes (CFAT).” 

 
 e. Payment of Application Fee (TIF - $15,000; Tax Abatement - $5,000) 
 
 f. Signed authorization allowing City/EDA to check background of personnel 

involved in project. 
 
15. Labor Incentive: if a private project considers utilization of a project labor agreement 

(PLA) with the regional Duluth Trades Council, and has applied for, and is eligible for, 
city funding, then city will review the gap financing requested for the project to consider 
a 15% increase to the city’s contribution for this project per program policy terms and 
availability of funds.  The City funding, plus the incentive amount, will be approved only 
after an executed copy of the private PLA contract with the Duluth Trades Council is 
provided for the City to review.  (Please contact city staff if you’d like a copy of the 
current PLA agreement to review). 

 
16. Signatures:  
 

I declare that any statement in this application or information provided herein is true 
and complete in substance and in fact.  Also, I authorize this information to be released 
to the appropriate agencies that may be able to assist in this request.  Finally, I 
acknowledge and agree that the application deposit associated with the request for 
public financial assistance is non-refundable. 
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 Name of Business:           
  
 By:             
  
 Title:             
  
 Date:             
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APPLICATION FOR 
TAX INCREMENT / TAX ABATEMENT FINANCING 

RELEASE AUTHORIZATION 
 

(A separate form must be signed by all partners, officers, owners, or shareholders of the 
applicant for tax increment / tax abatement financing) 

 
Date:              
 
Applicant Name:            
 
 Applicant hereby affirms that all information provided to the Cloquet Economic 

Development Authority relative to all applications submitted for Tax Increment 
Financing (TIF) / Tax Abatement consideration are true and complete to the best of the 
applicant’s knowledge.  Applicant further agrees that falsified information or significant 
omissions on either this application or others supporting documents may disqualify the 
applicant for further consideration for TIF / Tax Abatement from the City of Cloquet.   

 
Applicant hereby authorizes the Cloquet Economic Development Authority to 
investigate all statements, financial institutions commercial and/or private partnerships, 
credit ratings, or other records as may be necessary for the EDA to determine an 
appropriate recommendation of the Tax Increment Financing / Tax Abatement 
application. 

 
 Applicant hereby authorizes release of personal, financial, or business records to the 

Cloquet Economic Development Authority.  Applicant hereby releases any individuals or 
institutions releasing information from all liability for damages that may arise from 
furnishing this information. 

 
 
Applicant’s Signature:            
 
Applicant’s Name (printed):           
 
Title of Applicant:            
 
Date:              
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CITY OF CLOQUET 
& 

CLOQUET ECONOMIC DEVELOPMENT AUTHORITY 
 

TAX ABATEMENT FINANCING POLICY 
Adopted 03/15/11 

Amended April 18, 2023 
 
Purpose 
The purpose of this Policy is to ensure that the use of Tax Abatement shall be consistent with the 
long-term economic development program of the City.  The fundamental purpose of tax 
abatement in Cloquet is for the City to utilize this tool for the following: 
 

• New property acquisition.  Property currently owned cannot be reimbursed 
through abatement. 

• Site preparation, which includes only the following:  removal of buildings and 
other improvements from a parcel, grading including fill, environmental testing 
and soil correction. 

• Streets and utilities including water, sanitary sewer, and storm sewer. 
• Landscaping. 
• Trails. 

 
The City of Cloquet is granted the power to utilize Tax Abatement by State Statutes 469.1812 – 
469.1815.  It is the intent of the City to provide the minimum amount of Tax Abatement for the 
shortest term required that results in the most desirable development.  The City Council and 
EDA can deviate from this policy for projects that supersede the objectives identified therein.   
 
Policy Consideration 
The City of Cloquet will consider providing Tax Abatement for public improvement projects that 
achieve the following: 
1. Demonstrate long-term benefits to the community. 
 
2. To retain local jobs and/or increase the number and diversity of jobs that offer stable 

employment and/or attractive wages and benefits through: 
 

• Diversification of the local economy. 
• Providing a high number of full-time permanent jobs at good wages. 
• Providing jobs to persons who are currently unemployed and underemployed. 

 
3. Significantly adds to the City’s commercial and industrial tax base by providing a high 

quality development. 
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4. To encourage additional unsubsidized private development in the area, either directly or 
indirectly through “spin-off” development. 

 
5. To facilitate the development process and to achieve development on sites which would 

not otherwise be developed but/for the use of Tax Abatement. 
 
6. To remove blight and/or encourage redevelopment of commercial and industrial areas in 

the city that result in high quality redevelopment and private reinvestment. 
 
7. To offset increased costs of redevelopment related to public improvements over and 

above the costs normally incurred. 
 
8. To contribute to the implementation of other public policies, as adopted by the city from 

time to time, such as the promotion of quality urban or architectural design, energy 
conservation, and decreasing capital and/or operating costs of local government. 

 
9. To aid in implementing the EDA’s strategic plan for economic development. 
 
Policy Statements 
1. The City may use Tax Abatement to repay debt issued for installing public improvements 

without assessing the cost to benefiting property owners, which results in making sites 
more desirable for development. 

 
2. The use of Tax Abatement shall be in accordance with State law.  Because changes are 

frequently made to the State law regarding the use of Tax Abatement, conflicts in the 
regulations may occur from time to time.  If a conflict arises between this policy and the 
State law, the more restrictive language will apply. 

 
3. Tax Abatement projects must be consistent with the City’s Comprehensive Plan, as 

determined by the Planning Commission. 
 
4. Tax Abatement must be consistent with the EDA’s Strategic Plan for Economic 

Development, as determined by the EDA. 
 
5. Tax Abatement projects that promote the completion of major improvement projects 

within the City of Cloquet such as the installation of trunk sewer and water lines, and 
major transportation projects, are preferred. 

 
6. The City reserves the right to utilize Tax Abatement in the most fiscally responsible 

manner including the issuance of Tax Abatement bonds or on a pay-as-you-go method.  
The use of Tax Abatement bonds will be considered on a case-by-case basis for public 
improvements or projects that are determined to meet/exceed the City’s development 
goals. 

7. The maximum term of abatement shall be fifteen (15) years. 
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8. The City may limit the amount of the abatement, based upon the requirements of M.S. 

469.1812-1815, to the following: 
 

• A specific dollar amount per year or in total. 
• The increase in property taxes resulting from improvement of the property. 
• The increase in property taxes resulting from increases in the market value or tax 

capacity of the property. 
• In any other manner the City determines is appropriate. 
• The total annual abatement authorized, for all projects, in the City may not exceed 

ten percent (10%) of the net tax capacity of the City or $200,000, whichever is 
greater in one year. 

• The City may not abate tax attributable to the value of the land. 
 

9. The City/EDA does not support tax abatements for proposals that are not economically 
feasible.  The applicant must demonstrate that the project is not financially feasible “but 
for” the tax abatement subsidy requested.  The project should maximize the amount of 
private development investment in a site. 

 
10. The extent to which the project represents “new” dollars into the City.  The City/EDA 

will not consider a tax abatement application that abates existing tax dollars. 
 
11. Equal consideration will be given to both existing business expansion and new businesses 

locating in the City. 
 
12. Retail and service businesses will not be considered for tax abatements unless the project 

creates substantial quality employment, creates substantial tax base, provides a necessary 
service not already provided in the community, or redevelops blighted areas. 

 
Procedure 
The procedure to receive tax abatement is: 

• Applicant meets with the Community Development Director, discusses the project 
and receives an application. 

• Applicant submits the completed application, financial deposit of $5,000, plans 
and specifications, financial information including past information and pro forma 
future projections for the project and company information to the Community 
Development Director. 

• Community Development Director meets with the City Administrator to discuss 
the project including conformity with the City policies and plans. 

 
• Community Development Director discusses project with the City/EDA's tax 

abatement consultants and receives a not to exceed quote for the cost of 
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completing the work should the EDA Board of Commissioners accept the project 
as feasible for tax abatement financing. 

• Project is placed on both the Planning Commission and EDA Agenda for the next 
regularly scheduled meeting. 

• The Community Development Director and applicant present the project to the 
EDA Board and the Planning Commission. 

• Within 30 days, the EDA will determine to accept or reject the application and 
deposit.  If rejected, nothing further happens and deposit is returned.  Such 
recommendation shall than be forwarded to the City Council for consideration. 
 

• If the EDA and City Council accepts and approves the application and deposit, 
staff will be directed to work with the consultants to put together a tax abatement 
financing plan and enter into negotiations with the applicant to secure agreeable 
terms for the development agreement.  

o Labor Incentive: if a private project considers utilization of a project labor 
agreement (PLA) with the regional Duluth Trades Council, and has 
applied for, and is eligible for, city funding, then city will review the gap 
financing requested for the project to consider a 15% increase to the city’s 
contribution for this project per program policy terms and availability of 
funds.  The City funding, plus the incentive amount, will be approved only 
after an executed copy of the private PLA contract with the Duluth Trades 
Council is provided for the City to review. 
 

• Upon completion of a draft of the tax abatement financing plan, district plan and 
development agreement terms that are agreeable to the applicant, the EDA Board 
will hold a special meeting to discuss these drafts. 

 
• If approved, the EDA Board will make a recommendation to the City Council to 

proceed with allowing this project to move forward.   

• The Community Development Director, applicant and consultants will make a 
presentation to the City Council and request public hearings and other statutory 
items be scheduled and other board reviewal scheduled, if appropriate. 

• The public hearings will be conducted and after hearing the public input and 
receiving other board recommendations, the City Council may:  1) accept the 
plans and recommendations and direct staff to complete these plans, 2) reject the 
plans and project or 3) modify the plans accordingly and reenter negotiations. 

• If/once approved and both parties sign the documents, the business/developer will 
be provided the approval documents. 

PLEASE ALLOW UP TO 120 DAYS TO COMPLETE THIS PROCESS! 




