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Red Wing Housing and Redevelopment Authority 
Equal Opportunity Housing/Equal Opportunity Employment 

 
Our Mission 

To provide quality, affordable, sustainable housing and community redevelopment programs utilizing resources  
that develop public and private partnerships. 

 
Statement of Intent 

We gather today in this room as one people to discuss and attend to the matters of Red Wing. 
Together, as a government body and as community members, we agree to treat everyone with courtesy, dignity, and 

respect. We will listen to all sides of an issue, encourage participation, support each other, act with honor and 
accountability, and inspire pride in our community. This we commit as we open this meeting.  

  
   

Meeting Announcement and Agenda  
Housing & Redevelopment Authority Board Regular Meeting 

City Council Chambers, 315 West 4th Street, Red Wing, MN & Virtually 
Tuesday, December 9, 2025, at 3:30 PM 

 

This meeting will be held in the City Hall Council Chambers and virtually via Webex at the same time. 
Members of the public can join this meeting either in person at City Hall or virtually. To join this 
meeting via Webex, click this link. To join via telephone, please dial (415) 655-0001. Enter access 
code 2555 573 2565 and password 2025 when prompted.  
  
1. Call to Order 
2. Pledge of Allegiance 
3. Roll Call 
4. Approval of Agenda 
5. Public Comment 
 We now invite anyone to share their thoughts on a topic that is not on the agenda. We welcome 

all opinions and ideas. We appreciate you stating your name at the lectern, and please 
remember that personal attacks may be ruled out of order. You will have up to three minutes to 
comment, and we appreciate your time in coming tonight. 

6. Consent Agenda (Roll Call Required *) 
 The Consent Agenda consists of items that often don’t require Council discussion. These items 

are usually routine business, non-controversial, or have been discussed publicly in the past. 
These items can be approved by the Council all at once unless a Council member 
acknowledges they would like to comment or have a discussion on any of these items at this 
meeting. If no Council member has a concern or comment on any of the consent agenda items, 
the Council will approve them all at the same time.  

 6.A. Motion to Approve November 4, 2025 Regular Meeting Minutes. 

 
6.B. Motion to Approve Bills (Checks 52723-52828, totaling $43,851.88). 

Public Housing: $15,715.36 
Housing Choice Voucher: $2,666.45 
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Jordan Tower II: $12,762.61 
Redevelopment: $11,679.46 
Small Cities: $1,028.00 
TIF: $0 
AHTF: $0  

 6.C. Motion to Approve Charging off Non-Collectible Debts Due to the RWHRA as of 
December 31, 2025 

7. Motions & General Business  
 7.A. Motion to Approve Extension of Cell Site Lease Agreement 
 7.B. Motion to Approve Sales Price for Twin Home Property 
8. Communication Items 
 8.A. Director's Report 
 8.B. Finance Report 
 8.C. Housing Report 
 8.D. Community Redevelopment Report 
 8.E. Resident Council Report 
 8.F. Hope Coalition Liaison Report 
 8.G. City Council Liaison Report 

 
8.H. Announcements 

 The next regular Board Meeting will be January 13, 2026, at 3:30 p.m. in the City Council 
Chambers 

9. Adjournment 
 
Accommodations for signing interpreter, Braille, large print, etc. can be made. Call City Hall at 
385.3600 seven days prior to the need. Hearing assistance devices are available during meetings. 
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Red Wing Housing & Redevelopment Authority 
HRA Board Regular Meeting 

Tuesday, November 4, 2025 at 3:00 PM 
 

Board members present: Board Chair, Jason Jech; Commissioners: Abby Villaran, Kristi Reuter, Liz 
Magill, and Jackie Luikart. 
Others present: Kurt Keena, Executive Director; Jennifer Jacobson, Housing Director; Corrine Kulseth, 
Finance Director; and Dawn Gielau, Finance Administrative Assistant. 
 
  1.   Call to Order 
 The meeting was called to order at 3:00 p.m. by Board Chair Jech. 
  2.    Pledge of Allegiance 
  3.    Roll Call 
   Roll call was taken with all members present except Abney and Hoffman. 
  4.    Approval of Agenda 
 A motion to approve the agenda was made by Vilaran and seconded by Magill. All were in 
 favor. Motion carried. 
  5.    Public Comment 
        There were no public comments. 
  6.    Consent Agenda (Roll Call Required*) 
     A.  Motion to Approve October 14, 2025 Regular Meeting Minutes. 
    B.  Motion to Approve Bills (Checks 52655 – 52722; Totaling $209,653.96). 
      a.   Public Housing: $49,550.85 
      b.   Housing Choice Voucher: $1,805.32 
      c.   Jordan II: $46,479.22 
      d.   Redevelopment: $33,219.44 
      e.   Small Cities: $53,500.00 
      f.    TIF: $99.13 
      g.   AHTF: $25,000.00 
     C.  Housing Choice Voucher Payment Standards Update – Effective January 1, 2026. 

D.  Housing Choice Voucher Utility Allowance Update – Effective January 1, 2026. 
       A motion to accept the Consent Agenda was made Reuter and seconded by Magill. Roll  
       call was taken and all board members were in favor. Motion carried. 
 7.    Motions and General Business  
     A.   Motion to Approve Resolution No. 1469-25 Approval of 2026 Final Operating Budget. 

The 2026 Final Operating Budget is a refinement of the Preliminary Budget that was presented 
   to the Board in August 2025. This budget is presented to both the City of Red Wing, as well as 

HUD for acceptance. The preliminarily approved levy amount is $545,000.00.  
A motion to Approve Resolution No. 1469-25 was made by Reuter and seconded by Luikart. 
Roll call was taken and all board members were in favor. Motion carried. 

8.    Communication Items   
    A.  Executive Director Report 

    Keena stated the Federal Government shutdown continues, but HUD has added funding for 
Public Housing and Housing Choice Voucher through the month of December. Amy Leach, who 
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accepted the promotion, has filled the open Assistant Voucher Manager position. We will now 
be accepting applications for the Housing Assistant position. In regards to the Twin Home on 5th 
Street, we are having the home appraised and will be working with Habitat for Humanity to  
purchase this half like they did the other half approximately two years ago. 

    B.   Finance Report 
   Kulseth presented August and September’s financials. Bridges funds for September and 

October were finally received, so we are no longer behind in funding. ROSS Grant NOFO was 
issued so staff is working on the application process and will submit by the end of November. A  
CD at Minnesota First for Jordan Tower II was renewed for 13 months at 4.10% APY. 

C.    Housing Report 
   Jacobson presented waitlist, move out and Voucher program numbers ending October 2025. 

She announced the HRA will have a booth at the Senior Resource Fair, being held at Pier 55, on 
Wednesday November 19, 2025. Staff submitted the NOAH application for approximately 
$2,500,000 for the Bluffview Townhomes. We expect to hear a decision in November of 
December 2025. POHP 2024 updates: we are 90% complete with the plans and specifications 
for Jordan Tower I and anticipate bringing the bid for approval to the January or February 
board meeting. 

D.    Community Development Report 
   Keena presented Small Cities Program Income Notes Receivable and Cash Reserves. We have 

submitted the due diligence paperwork required by MHFA to get access to the LHTF matching 
grant that we were awarded. Once approved, we can execute an agreement and then request 
funding in two separate increments, which will add $150,000 to our AHTF. September reserves 
for the AHTF are $374,258. Certificate of Occupancy for the last phase of the TIF #8 was issued. 
We are working with the TIF attorney to draft a final TIF note for this phase and hope to have it 
executed before the end of this year. A quarterly meeting with Habitat for Humanity and the 
City regarding the status of the Owner Occupied Rehab Program. Habitat reports they 
completed five projects with another four in progress. The program seems to be working as 
envisioned. 

   E.    Resident Council Report 
   Luikart said for Halloween they had a party with a band and they will be having a Friendship                                 

Gathering on November 13, 2025. A Thanksgiving Dinner will be held and in early December 
they are having a tree lighting event with hot chocolate and candy canes. 

F.    Hope Coalition Report 
    Villaran stated there was nothing to report as no meeting was held. 

   G.    City Council Liaison Report 
Snyder was absent no report was given 

H.    Announcements 
            a. The next HRA Board Meeting will be on December 9, 2025 at 3:30 p.m. in the City   

        Council Chambers 
9.  Adjourn 

   The meeting was adjourned at 3:37 p.m. by Board Chair Jason Jech 
 
 
  Respectfully Submitted By, 
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    Dawn Gielau 
 
 
   ____________________________________________ 
  Board Chair 
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Red Wing Housing & Redevelopment Authority 
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                       Red Wing, MN    55066      FAX  (651) 385-0551           
             TDD/TTY 7-1-1              www.redwinghra.org 
   

 

              
EQUAL OPPORTUNITY HOUSING / EQUAL OPPORTUNITY EMPLOYMENT 

 
 
December 9, 2025 
 
To:  Red Wing HRA Board of Commissioners 
From: Jennifer Jacobson, Housing Director 

 RE:      Charging off Non-Collectible Debts Due to the RWHRA as of December 31, 2025 
 
 
Background 
The Department of Housing and Urban Development strongly encourages each HRA to annually 
write off any uncollectible debts from vacated tenant and former program participants.  It is a 
matter of good business practice and assists in ensuring accurate financial records. 
 
The HRA goes through a lengthy process to attempt to collect these amounts before deeming them 
to be non-collectible.   The amounts written off are still owed and the HRA continues to pursue 
recapturing these funds.  Staff enters the debt information into a HUD system which all PHA’s 
access to run any potential applicants name to see if they owe any other PHA any debt.  The HRA 
also entered the debt information in the Minnesota Revenue Recapture system.    
 
Proposal 
HRA staff has determined that ten debts are uncollectible and should be written off.  The total of 
all debts are $21,892.87.  All debts that are written off are entered into the Revenue Recapture 
system in attempts to collect this debt. 
 
Attached are the following reports: 

• Exhibit A: Listing of itemized debts  

• Exhibit B: Summary of debts written off and amount received through Revenue 
Recapture 

 
Recommendation 
Staff requests the HRA Board of Commissioners to approve writing off non-collectible debts due 
of $21,892.87 to the Red Wing HRA as of December 31, 2025.  
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Exhibit A- 2025

Tenant
Length of
Tenancy

Program
Reason for

moving

Total
Amount

Owed

Security
Deposit

Any
Payments

Final
Balance

M.B. 8 mos PH-JT Relocate $ 532.25 $ (343.28) $ - $ 188.97
J.L. 2 yrs, 6 mos PH-JT Deceased $ 1,014.50 $ (303.30) $ - $ 711.20
J.B. 7 yrs PH-JT Eviction $ 5,318.75 $ (435.71) $ - $ 4,883.04
K.P. 7 yrs, 6 mos PH-JT Deceased $ 805.50 $ (709.07) $ - $ 96.43
D.W. 1 yr PH-JT Lease Term $ 3,101.50 $ (207.17) $ - $ 2,894.33
C.P. 4 yrs, 1 mo PH- Family Relocate $ 995.00 $ (693.24) $ - $ 301.76
K.S. 3 yrs, 9 mos. PH-Family Relocate $ 2,208.30 $ (413.94) $ - $ 1,794.36
T.F. 4 yrs, 3 mos JT2 Lease Term $ 254.25 $ (26.18) $ - $ 228.07
H.F. 1 yr, 6 mos Hill Street Lease Term $ 2,776.66 $ (759.07) $ - $ 2,017.59
P.B. 10 yrs, 7 mos Twin Home Eviction $ 9,880.91 $ (1,103.79) $ 8,777.12

$ -
$ 21,892.87
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Exhibit B- 2025

Charging Off Non-Collectible Debts

Year
Write Off
Amount

Revenue Recapture
Recoveries

Write-Offs Minus
Recoveries

2016 $ 7,484.12 $ 8,226.01
2017 $ 20,918.85 $ 11,082.19
2018 $ 8,913.02 $ 6,202.39
2019 $ 6,422.92 $ 4,064.23
2020 $ 2,135.82 $ 2,065.12
2021 $ 11,920.79 $ 1,999.10
2022 $ 12,438.28 $ 567.13
2023 $ 7,477.96 $ 1,440.00
2024 $ 16,985.48 $ 9,866.54
2025 $ 21,892.87 $ 6,081.72

Total $ 116,590.11 $ 51,594.43 $ 64,995.68

Average $ 10,521.92 $ 5,056.97 $ 5,464.95
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December 9, 2025 
 
To:  Red Wing Board of Commissioners 
From:  Kurt Keena, Executive Director  
Re: Extension of Cell Site Lease Agreement 
 
Background 
Verizon has a cell site lease agreement with us for a site on top of Jordan Tower II and 
has operated equipment at the site for a period of 20 years. We currently receive $730 
per month in lease payments from them. 
 
The current cell site lease agreement we have with Verizon will expire at the end of May 
2026. Verizon wishes to extend the lease agreement for another 20 years. We have been 
in negotiations with Verizon and their consultants for a number of months regarding the 
terms of the extension. We reached early agreement on the monthly lease amount, the 
annual inflationary adjustment and the length of the renewal term. We have now reached 
agreement on the termination and relocation language that we had initially objected to. 
With these items now in an acceptable form we are ready to execute the lease extension 
with Verizon. 
 
The new extension agreement will call for a monthly payment of $2700 per month with 
a 2.5% annual increase to that amount over the 20-year term of the extension. This 
increased income will stay with Jordan Tower II and be available to help meet operating 
and capital improvement costs over the life of the agreement. 
 
Recommendation 
I recommend approval of the attached Amendment No. 2 to Option and Site Lease Agreement and 
request authorization to execute the necessary documents with Verizon. 

Page 11 of 31



Tenant Site Name:  MN11 Red Wing H&D 
Tenant MDG: 5000049181 

1 
 

 
 

AMENDMENT NO. 2 TO OPTION AND SITE LEASE AGREEMENT 
 

 This AMENDMENT NO. 2 TO OPTION AND SITE LEASE AGREEMENT (the “Amendment”) 
is made as of the date of the last signature hereto (the “Effective Date”) by and between Red Wing Housing 
and Redevelopment Authority (“Landlord”), with a mailing address of ________________, and Cellco 
Partnership d/b/a Verizon Wireless, a Delaware general partnership, as successor in interest to Verizon 
Wireless (VAW) LLC d/b/a Verizon Wireless (“Tenant”), with its principal offices located at One Verizon 
Way, Mail Stop 4AW100, Basking Ridge, New Jersey 07920.  Landlord and Tenant are at times collectively 
referred to hereinafter as the “Parties” or individually as the “Party.” 
 

RECITALS 
 

WHEREAS, The Parties, or their predecessors-in-interest, are parties to an Option and Site Lease 
Agreement and Addendum dated December 29, 2000, as amended by that certain Amendment No. 1 to 
Option and Site Lease  Agreement (“First Amendment”) dated August  12, 2005 (collectively the 
“Agreement”), whereby Landlord leased to Tenant certain space upon and within Landlord’s building 
located at  440 West 5th Street, Red Wing, Minnesota (“Building”) for the construction, maintenance and 
operation of Tenant’s communications facility and uses incidental thereto; and 

 
WHEREAS, the Parties desire to amend the Agreement to extend the term thereof and modify other 

provisions of the Agreement as set forth herein. 
 

AGREEMENT 
 
 NOW THEREFORE, in consideration of the facts contained in the Recitals above, the mutual 
covenants and conditions below, and other good and valuable consideration, the receipt and sufficiency of 
which are hereby acknowledged, the Parties agree as follows:  
 

1. ADDITIONAL RENEWAL TERMS.  Commencing on May 1, 2026 (the “Additional 
Renewal Term Commencement Date”), the term of the Agreement shall automatically be extended for 
four (4) additional renewal terms of five (5) years each (each an “Additional Renewal Term”), unless 
Tenant sends written notice of non-renewal to Landlord no later than thirty (30) days prior to the expiration 
of the then-current term.   
 

2. RENT.  Commencing upon the Additional Renewal Term Commencement Date, the Rent 
due under the Agreement shall be $2,700.00 per month.  The rent shall increase by 2.5% on each annual 
anniversary of the Additional Renewal Term Commencement Date.  

 
3. SUBLEASE.  Section 5 of the First Amendment is hereby modified to require Landlord’s 

consent to any sublease, provided such consent shall not be unreasonably withheld, conditioned or delayed. 
 
4. TERMINATION.  Section 13(c) of the Agreement is hereby modified such that Tenant 

may terminate the Agreement for any reason whatsoever, upon six (6) months prior written notice to 
Landlord.  Additionally,  

 
5. RELOCATION.  In the event Landlord desires to replace, relocate, modify, demolish, or 

in any way alter the Building in any manner likely to interfere with the operation of Tenant’s 
communications equipment (each event, a “Project”), Landlord shall have the right to cause Tenant to 
temporarily or permanently relocate the communications equipment and/or utilities, as the case may be, 
subject to the terms and conditions set forth herein; provided, however, Landlord shall accommodate 
Tenant’s continued uninterrupted use of temporary communications equipment throughout the Project.  If 
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Landlord’s Project requires Tenant to temporarily or permanently relocate its communications equipment 
from the Leased Premises, Landlord shall have the right to require Tenant to relocate the communications 
equipment upon the following terms and conditions: (i) Landlord shall deliver to Tenant written notice of 
its Project at least 2 years in advance, unless the Project is necessary to preserve the integrity and 
functionality of the Building, in which case the Parties may agree to a lesser notice period in writing; (ii) 
Landlord shall identify an alternate location on the Building that provides substantially similar signal 
coverage for the communications equipment as that of the Leased Premises being relocated and is otherwise 
reasonably acceptable to Tenant; (iii) Tenant will perform all work associated with such relocation at 
Tenant’s cost, and (iv) in the event of permanent relocation of the communications equipment and/or 
utilities, the Parties shall execute an amendment to this Agreement memorializing the same.  Tenant shall 
not be required to pay any additional application, review or other fees in connection with any relocation 
initiated by Landlord.  Notwithstanding the foregoing, in the event Landlord requires Tenant to temporarily 
or permanently relocate its communications equipment, as provided above, Tenant shall have the right to 
terminate the Agreement upon written notice to Landlord.   
 

6. NOTICE.  Commencing upon the Effective Date, Tenant’s notice is hereby replaced with 
the following: 
 
 

TENANT:  Cellco Partnership  
   d/b/a Verizon Wireless 
   180 Washington Valley Road 
   Bedminster, New Jersey 07921 
   Attention: Network Real Estate 
 
With a copy to:   Basking Ridge Mail Hub 

Attn: Legal Intake 
One Verizon Way 
Basking Ridge, New Jersey 07920 

 
7. RATIFICATION OF THE AGREEMENT.  Except as specifically modified by this 

Amendment, the Parties agree that all of the terms and conditions of the Agreement are in full force and 
effect and remain unmodified, and the Parties hereby ratify and reaffirm the terms and conditions of the 
Agreement and agree to perform and comply with the same.  In the event of a conflict between any term of 
provision of the Agreement and this Amendment, the terms and provisions of this Amendment shall control.  
In addition, except as otherwise stated in this Amendment, all initially capitalized terms will have the same 
respective defined meaning stated in the Agreement.  All captions are for reference purposes only and shall 
not be used in the construction or interpretation of this Amendment. 

 
 

(Signatures appear on the following page) 
 
 

(The remainder of this page left intentionally blank) 
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IN WITNESS WHEREOF, the Parties hereto have executed this Amendment as of the Effective 
Date. 
 
      LANDLORD: 
 

Red Wing Housing and Redevelopment Authority 
 
   By: ____________________________ 
 

             Name:  
 
      Its: 
 
      Date:       
 
  

 
TENANT: 

 
Cellco Partnership d/b/a Verizon Wireless 

 
 
   By: ____________________________ 
 

             Name: _________________________ 
 
      Its: ____________________________ 
 
      Date:       
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December 9, 2025 
 
To:  Red Wing Board of Commissioners 
From:  Kurt Keena, Executive Director  
Re: Sales Price for Twin Home Property 
 
Background 
In 2023 the HRA sold one half of the twin home property we own on East 5th Street to 
Goodhue County Habitat for Humanity (GCHFH) who in turn prepared it for sale to a 
family in their affordable homeownership program. The other half of the property is now 
vacant and GCHFH is interested in purchasing the unit for eventual sale to another 
family in their program. 
 
The HRA build these units for sale approximately a dozen years ago but was unable to 
sell them given the market conditions that existed at that time. The HRA has rented 
these two units in the intervening years until something more permanent could be done 
with them.  
 
The partnership with GCHFH helps achieve the HRA’s goals of advancing affordable 
home ownership in Red Wing. A sale to GCHFH also bring sales proceeds back to the 
HRA for use in future affordable housing activities and/or capital improvements at our 
other affordable rental properties. 
 
Value of the Property 
The property had a 2025 assessed value of $245,500 according to Goodhue County tax 
records. For 2026 the assessed value increased slightly to $250,100. GCHFH had the 
property appraised by the appraiser who values their homes prior to sale to a participant 
family. The value based upon that appraisal is $242,000. 
 
For comparison, the other unit in this property that we sold to GCHFH in 2023 had an 
assessed value of $229,400 and an appraised value of $229,000. We sold the property to 
GCHFH for $205,000 in consideration of several factors including the cost for GCHFH 
to prepare the unit for sale, cost savings of a direct sale, and what GCHFH thought a 
participant family could afford. 
 
Considerations 
This unit will require more time, effort and cost to prepare for resale than the previous 
unit. Based on a preliminary inspection of the property the cost to prepare it for sale to a 
participant family could be in the $35 to $45,000 range. The previous unit cost 
approximately $30,000 to prepare for resale.  
 
There are three variables that GCHFH must be mindful of as they undertake a project 
like this. First is the final appraised price of the property, on the last sale the final 
appraisal came in lower than the initial appraisal and resulted in a $20,000 deficit 
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GCHFH had to cover. The second is the exact cost of preparing the unit for resale. 
GCHFH hopes to solicit donated materials and labor for some of the work but it is 
unknown to what extent that will actually occur. The third variable is what the selected 
family will be able to afford in terms of a mortgage and what the source of the mortgage 
will be. Both factors influence the final sales price of the property. 
 
A direct sale to GCHFH saves the HRA costs related to a sale on the open market such 
as realtor commissions and related seller paid closing costs. This savings could be in the 
area of $15,000 based on typical commission rates and the appraised value of the 
property.  
 
This property currently has a modest reserve account of approximately $12,500. This 
reserve account would revert to the HRA General Redevelopment account and become 
unrestricted upon a sale of this unit. 
 
GCHFH Proposal 
GCHFH is requesting that the HRA sell the unit to them for a price of $205,000, the 
same as the other unit. They also request that the HRA carry a Contract for Deed for the 
sales amount with no payments until the time GCHFH closes on the sale of the property 
to a participant family. Additionally, in order to avoid and/or mitigate any potential 
deficit in the sales transaction that may result from the three variables mentioned earlier, 
GCHF would request a payment under the current agreement with the HRA from the 
AHTF in an amount necessary to cover any deficit but not to exceed $25,000. 
 
Options 
The Board can set the sales prices at any level they deem reasonable. Options could 
include: 

• Using the assessed value from the County of $250,100. 
• Using the appraised value of $242,000. 
• Accepting the proposed price from GCHFH. 
• Some other price that takes into consideration objectives that both the HRA and 

GCHFH wish to achieve in the transaction. 
 

Direction/Action 
Staff seeks direction on the value the Board would like to use so that we may continue to work with 
GCHFH to complete this transaction. If the Board is ready to set a price for the property, staff requests 
a motion to that effect. 
 
Attachments 

• Goodhue County Assessment 
• Appraisal Summary Report 
• 2023 Board Report for previous sale 
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January 10, 2023 
 
To:  Red Wing HRA Board of Commissioners 
From:  Kurt Keena, Executive Director 
Re:  Sales Price for Twin Home Property 
 
 
Background 
In previous meetings the Board has given staff direction to continue to explore the sale of one 
half of this property to Habitat for Humanity for the purpose of promoting affordable home 
ownership and to provide resources in our General Redevelopment account for future affordable 
housing activities and/or capital improvements at or properties. 
 
Goodhue County Habitat for Humanity had the property inspected and is interested in 
purchasing one half of the property for use in their program. The inspection showed the property 
to be in generally good condition with only a few relatively minor items needing attention or 
correction. 
 
The next step is for the HRA to determine a sales price for the property and to enter into 
negotiations with Habitat on a purchase agreement. 
 
Use of Sales Proceeds 
Proceeds from the sale of the property would go into our General Redevelopment account and 
be earmarked for use in completing capital improvement projects at our supportive housing 
properties such as the women’s shelter and our transitional housing property on Hill Street. Both 
properties are or will be in need of interior and exterior improvements in the near future and 
neither property has meaningful reserves to complete such projects.  
 
We recently spent about $65,000 upgrading the HVAC system at the shelter and used tax levy 
funds to pay for the project. We were very fortunate to receive earmarked federal funds to 
reimburse the cost of that project but can’t count on that happening in each instance where 
improvements are needed.  
 
Having the sales proceeds from this property available for capital improvements at these 
properties relieves the pressure on our tax levy funds and allows them to be used for other 
mission related purposes. 
 
Typical Goodhue County Habitat for Humanity (GCHFH) Mortgage Structure 
Habitat has the homeowners apply for a first mortgage from the USDA RD 502 program.  They 
work with USDA to structure the family’s monthly payment (mortgage/real estate taxes/ 
homeowner’s insurance) so it equates to 26% of their gross income on a 33-year term. They 
also structure the mortgage to take into account other debt the homeowner may have so that 
total debt payments do not exceed 40% of gross income. If it does, the amount of the first 
mortgage is reduced. 
 
They then typically seek a deferred, 0% interest second mortgage from HFH MN.   GCHFH fills 
the gap between the home’s appraised value and the first + second mortgage amounts with a 
deferred, 0% third mortgage of our own.  The family makes no payments on these mortgages 
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during the term of the first mortgage, the second mortgage is paid after the first mortgage has 
been paid off and GCHFH forgives the third mortgage if they live in the home for the full term of 
the first mortgage. 
 
If the homeowner decides to sell before the first mortgage is paid, GCHFH may have first right 
to buy the house back based on a new, current appraisal. If the homeowner decides to sell and 
GCHFH does not purchase the home all mortgages become payable. 
 
While much of the financing is based on the selected homeowner’s individual circumstances, 
GCHFH feels that they could make a sale of this property work for their participants and 
program somewhere in the $200,000 to $205,000 range. This is where they feel they can close 
the gap on the appraised value for the HRA and maintain an affordable housing scenario for 
their homeowner. 
 
Value 
The property had a 2021 assessed value of $191,700 according to Goodhue County tax 
records. The assessed value for 2022 has risen to $229,400. 
 
This past August we have a market analysis completed by John Rohan, a local realtor who has 
handled past sales for the HRA, and the value he arrived at for the property was $175,000. 
 
We had the property appraised for sale in December and the value indicated by the appraisal is 
$229,000. 
 
Options 
The Board can set the sales price at any level they deem reasonable. Options could include: 

• Using the assessed value from the County. 
• Using the value arrived at in the market analysis by Mr. Rohan. 
• Using the appraised value. 
• Some other price that is based on the three values and takes into consideration 

objectives the HRA wishes to achieve such as advancing affordable home ownership. 
 
Considerations 
A direct sale to GCHFH would save the HRA costs related to a sale on the open market. Net 
proceeds to the HRA from a sale on the open market for appraised value would be estimated at 
approximately $213,000 assuming a 6% realtor commission and other related seller paid closing 
costs. 
 
Direction/Action 
Staff seeks direction on the value the Board would like to use so that we may continue to work 
with Habitat to complete this transaction. If the Board is ready to set a price, staff requests a 
motion to that effect. 
 
 

Page 22 of 31



 
     RREE DD   WW II NN GG   HHOO UU SS II NN GG   &&   RREE DD EE VV EE LL OO PP MM EE NN TT   AAUU TT HH OO RR II TT YY 

 

428  WEST FIFTH STREET ,  RED WING ,  MN     55066 
                                         T E L E P H O N E  (651)  388-7571       FAX   (651)  385-0551 
                                         TDD/TTY   711                            W W W . R E D W I N G H R A .O R G  

  

                                                         
EQUAL OPPORTUNITY HOUSING / EQUAL OPPORTUNITY EMPLOYMENT 

December 9, 2025 
 
To: Red Wing HRA Board of Commissioners 
 
From: Kurt Keena, Executive Director 
 
Re: Executive Director’s Report 
 
 
Federal, State & Local Funding 
The Federal government shutdown has ended and we are operating on a Continuing Resolution 
through the end of January. Funding for our programs will be available for January but full year 
funding for 2026 remains to be settled until a full budget is passed and signed into law. 
Hopefully that happens before the end of January.  
 
Our Congressionally Directed Spending request for our Haven property is still included in the 
proposed budget and if it actually gets passed we expect to receive just over $900K for 
continued improvements. 
 
Prior to the shutdown HUD issued a NOFO for the ROSS program and we will be submitting our 
application early this month. We then wait to hear from HUD if we are awarded any funding. 
This also hinges on the passing of a 2026 full year budget. 
 
At the State level we expect to hear on our NOAH application to MHFA in the next couple of 
months. We have applied for $2.5M to make extensive capital improvements at our Bluffview 
Property. 
 
Staffing 
I am pleased to share that Amy Leach, our current Housing Assistant, has accepted a 
promotion to fill the Assistant Voucher Manager role with us. Amy has been with us just over a 
couple of years and will continue her career with us in this new role.  
 
We have hired Holly Getzie as our Housing Assistant to replace Amy. Holly started with us on 
Monday, December 1. 
 
RyAnne Schulz, Service Coordinator in Jordan Tower I, has resigned her position to take a 
position with Goodhue County Social Services. This the ROSS grant funded position. We will 
pause a short while in proceeding to fill this position in hopes of learning whether or not we are 
successful in getting another ROSS grant.  
 
2026 Meeting Schedule 
The 2026 meeting schedule is attached for your information. 
 

Page 23 of 31



Page 24 of 31



 

 
Red Wing Housing & Redevelopment Authority 

 

         428 West Fifth Street                  Telephone  (651) 388-7571 
                       Red Wing, MN    55066      FAX  (651) 385-0551           
             TDD/TTY 7-1-1              www.redwinghra.org 
   

 

              
EQUAL OPPORTUNITY HOUSING / EQUAL OPPORTUNITY EMPLOYMENT 

December 9, 2025 
 
To: Red Wing HRA Board of Commissioners 
From: Corrine Kulseth, Finance Director 

Re: Finance Report 

 
Reserves Adjusted 

  Program September 
2025 

October 2025 

Public Housing $312,926 $273,691 
Housing Choice Vouchers 
(FSS and restricted included) 

$24,714 $23,718 

Redevelopment $854,806 $815,760 
AHTF $375,258 $350,588 
Bridges -$34,789 -$45,824 
Small Cities Program $321,680 $282,787 
Jordan Tower II $1,559,022 $1,660,573 
Total $3,413,617 $3,301,293 

 
Operating Budget Update   
 

Category YTD 2025 
(October) 

Budgeted Variance 

Revenues $3,932,492 $4,329,534 -9% 
Expenses $3,753,474 $4,071,578 -8% 
Net Income $179,017   

 
Notes to Financial Statements 

• Public Housing decrease reflects payments made for A&E for POHP 2024 
• Redevelopment decrease is due to paying off contract for Wage Compensation Study 

and training costs 
• Bridges received September and October HAP in November 
• Small Cities is pay out of recent loans 

 
Other Business 

• ROSS Grant NOFO out. Staff is working on the application process and will submit by 
the end of December 
 

Committee Reports 
No Finance Committee held for December 
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EQUAL OPPORTUNITY HOUSING / EQUAL OPPORTUNITY EMPLOYMENT 

December 9, 2025 
 
To:  Red Wing HRA Board of Directors 
From:  Jennifer Jacobson, Housing Director 
Re: Housing Board Report for month ending November 2025 
  
HRA Owned Properties 

 
Voucher Programs 
 
Housing Choice Voucher 
Waiting List Numbers 452 Monthly HAP Received $93,553 
Allocated Vouchers  169 Monthly HAP Paid $94,550 
Funded Vouchers  121 HAP Reserves $111,467 
Leased Vouchers 118 Per Unit Cost $801 
Utilization Rate for 
Vouchers 97% Utilization Rate for 

Monthly Funding 101% 

Move-ins 5 Shopping (includes PO) 16 
Move-outs 5 Processing Applications 20 

 
Bridges Rental Assistance  
Grant Years 2025-2027 Total Grant Awarded $368,280 
Awarded Vouchers 16 Available Balance $313,504 
Vouchers Leased 12 Grant Months 

remaining 19 

Utilization of 
Vouchers 75% Grant Funds 

Utilization  15% 

Move-ins 0 Shopping 5 
Move-outs 1 Processing 

Applications 2 

 

 Jordan 
Tower I  

Jordan 
Tower II 

Family Public 
Housing Units 

Market Rate 
Units (12) 

Waiting List Numbers 127 96 52 n/a 

Move-outs 0 2 3 0 
Move-ins/Offline* 17* 0 1 0 

Lease Terminations or 
Evictions this month 0 0 0 0 

Occupancy Rate 100%* 97% 96% 100% 
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EQUAL OPPORTUNITY HOUSING / EQUAL OPPORTUNITY EMPLOYMENT 

Program/Project Updates 
 

• Bring It Home Rental Vouchers 
o Minnesota Housing has sent out contracts for signature. We are now awaiting 

guidance on accessing the start-up cost funds and the two months of housing 
assistance payments.    
 

• Hill Street Project 
o The finalized plans from the structural engineer have been submitted for Mike 

Hegna to review. A meeting is scheduled for December with HRA staff to review 
and finalize the plans. We expect to go out for bids in January 2026 and present 
the bids for approval at the March 2026 board meeting. 

 
• POHP 2024 Updates 

o Jordan Tower I 
▪ We plan to submit bids for approval at the March board meeting.   
▪ Plumbing projects of this scope do take the longest for the design process.   
▪ Buy America, Build America (BABA) requirements have delayed the 

process of compiling the materials list for the bid process.   
• Buy America Preference requires all iron, steel, manufactured 

products, and construction materials used in projects to be 
produced in the United States. 

• This preference will impact the project costs and timelines.   
 

o Scattered Sites 
▪ We plan to present these bids for approval at the April board meeting. 
▪ We have reopened the waiting list for the three- and four-bedroom units. 

After reviewing the preliminary plans, the idea of using vacant units as 
hotel units will not work for this project.   
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EQUAL OPPORTUNITY HOUSING / EQUAL OPPORTUNITY EMPLOYMENT 

December 9, 2025 
 

To:  Red Wing HRA Board of Commissioners 
 
From: Kurt Keena, Executive Director 
 
Re: Community Redevelopment Report 
 
Small Cities Program Income Notes Receivable and Cash Reserves 
             

Category October 2025 
Notes Receivable $1,729,825 
Forgivable $756,405 
Reserves $282,787 

 
Small Cities Loan Servicing and Activities 
No activities to report this month. We have signed an agreement with CEDA to make an application to 
MN DEED for additional SCDP funds in 2027. 
 
Affordable Housing Trust Fund Activities and Reserves 
We have completed the due diligence paperwork required by MHFA to get access to the LHTF 
matching grant that we were awarded. Once they have reviewed and approved the paperwork we can 
execute an agreement and then request funding in two separate increments. This will add $150K to our 
fund. October reserves for the AHTF are $350,588. 
 
Housing TIF District No. 8 
We have executed the final TIF note for this district. Ongoing compliance monitoring of the district 
will begin in early 2026. 
 
Housing & Redevelopment Related Update 
No new updates at this time. 
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