
AGENDA 
CITY COUNCIL  
WORK SESSION 

CITY OF WYOMING, MINNESOTA 
SEPTEMBER 2, 2025  

5:30 PM  
 
 
CALL TO ORDER: 
 
CALL OF ROLL: 
 
DETERMINATION OF A QUORUM: 
 
NEW BUSINESS:  
  
1.  To continue discussion and review the 2026 Preliminary Budget 
  
2.  To discuss property located at 26263 Forest Blvd., Wyoming, MN 55092 
 
ADJOURN  
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BUDGET MEMO 

TO: CITY ADMINISTRATOR 

FROM:  ABDO FINANCIAL SOLUTIONS, LLC 

SUBJECT:  COUNCIL WORK SESSION  

DATE: 9/2/2025 

 
Introduction 
 
Upon your request, we have summarized some of the key changes since the last budget workshop. 
 
Budget Format 
 
Since the budget workshop on August 19, 2025, we have added the following items to the budget: 
 

 Increased election judge wages by $1,500. 
 Increased utilities by $20,000. 
 Increased cleaning by $20,000. 
 Increased lawn mowing by $7,200. 
 Increased refuse by $2,000.   

 
 With those additions, the 2026 tax levy is proposed to increase $533,362 or 9.20% from 2025. 

 
o The general levy increased $318,881 or 7.21%. 

 
 Factors relating to this increase are explained in this memo under the General Fund Budget 

Summary section. 
 

o The debt levy decreased by $108,119 or -14.87%.  This is due to the scheduled bond payments and the 
2015A GO Bond falling off for 2026.   

 
o The capital levy increased $322,600 or 51.17%.   

 
 Capital levies are needed to fund equipment and improvements and details can be found in the 

City’s Long-Term Plan.   
 

 The street replacement levy increased by $100,000 or 20.00%. 
 

 The capital equipment levy increased by $222,600 or 221.71% 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Page 2 of 65



 

 

 
Tax Levy Summary 
 
Overall, the property tax levy includes levies for general operations, EDA, capital equipment and improvements, street 
replacement, and debt service.  The 2025 levy and 2026 proposed property tax levies are listed below: 
 
 

2025 Levy
Proposed 2026 

Levy

Increase 
(Decrease) from 

2025
Percent Change 

from 2025 Fund #

General Levy 4,422,733$       4,741,614$       318,881$          7.21% 101

EDA Levy 15,000              15,000              -                        0% 280

Capital Levy  

Capital Equipment 100,400            323,000            222,600            221.71% 401

Park Development 30,000              30,000              -                        0% 404

Street Replacement 500,000            600,000            100,000            20.00% 408

Total 630,400            953,000            322,600            51.17%

Debt Levy

2015A GO Bonds 233,777            -                        (233,777)           -100.00% 338

2016A GO Bonds 104,191            147,249            43,058              41.33% 339

2018A GO Bonds 101,599            109,264            7,665                7.54% 340

2020A GO Bonds 224,636            225,265            629                   0.28% 341

2024A GO Bond 63,000              137,306            74,306              117.95% 342

Total 727,203            619,084            (108,119)           -14.87%

Total 5,795,336$       6,328,698$       533,362$          9.20%

  

Tax Capacity 14,068,820$     14,722,577$     653,757$          4.65%

City Tax Rate* 41.19% 42.99% 1.79%

*The City's Payable 2026 Tax Rate has been estimated based on preliminary tax capacity information provided by 
Chisago County. The final tax capacity and rate will vary from the rate estimated in this memo.

 
 
 
The preliminary levy will be set on September 16, 2025.  Once the preliminary levy is set, it cannot go any higher.  We will 
continue to look for areas that can be decreased until the December 2, 2025 meeting where the final levy will be adopted.   
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  Request for Council Action  

 

 

Date: August 28, 2025 

 

Presented to: Mayor Iverson and City Council Members 

Presented by: City Administrator Linwood 

Department: Administration 

Reference: Building Inspection of 26263 Forest Blvd – Nova Group 

Method: Work Session 

 

Background Information 

As the City continues to conduct due diligence on the Wyoming Business Center property at 26263 Forest Boulevard, 
Nova Group, GBC was retained to complete a Property Condition Assessment (PCA). The purpose of this report is to 
evaluate the building’s physical condition, identify any immediate maintenance needs, and outline capital reserve 
requirements for the next 12 years. 

Key Findings 

• General Condition: The property is in good overall condition, with proactive maintenance noted. No significant 
structural or utility concerns were identified. 

• Immediate Repairs (within 1 year): Sidewalk repairs to address trip hazards and cracking near entrances 
($2,500). 

• Other Short-Term Repairs: None identified. 
• Capital Reserves (1–12 years): Estimated at $76,350 (uninflated) or $89,350 (inflated at 2.5% annually). Major 

items include: 
o Roof replacement ($51,000) 
o Exterior repainting/recaulking ($4,250) 
o HVAC condenser replacement ($4,000) 
o Parking lot resealing and restriping ($17,100) 

Capital Improvement Schedule 
The PCA outlines the following anticipated timing of improvements: 

Year Improvement Estimated Cost 

Year 0 (2025) Sidewalk repairs (trip hazards and cracks $2,500 

Year 2–3 (2027–2028) HVAC condenser replacements (4 units) $4,000 

Year 4 (2029) Parking lot sealcoating & restriping $8,550 

Year 5 (2030) Exterior painting and recaulking $4,250 

Year 8 (2033) Roof replacement (asphalt shingles) $51,000 

Year 10 (2035) Parking lot sealcoating & restriping $8,550 

Immediate Repairs 
The only immediate item identified is to conduct fire and life safety inspections and provide updated documentation. 
Estimated cost: $1,000. 
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Useful Life & Compliance 

• The building and site improvements are expected to remain functional for at least 35 additional years, assuming 
continued maintenance. 

• No zoning, building code, or municipal violations were reported. 
• ADA accessibility appears compliant with minimum standards. 

Summary: The Wyoming Business Center is in sound condition with limited immediate maintenance needs. The most 
significant costs will occur within the reserve schedule, particularly roof replacement and parking lot maintenance. A 
proactive approach to budgeting for these capital items will ensure the property continues to serve the City effectively. 
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JAMES MCINTYRE
PROJECT MANAGER 

PROFESSIONAL EDUCATION
Telecommunications Diploma, Dakota County Technical College, Rosemount, MN, May 2001

CERTIFICATIONS/QUALIFICATIONS
OSHA 10-Hour Construction Course
Termites and Other Wood Destroying Pests Training

SELECTED EXPERIENCE
Mr. McIntyre has more than 18 years of experience in the construction, utility, and real estate industry. Mr. McIntyre is 
developing proficient skills as a Project Manager out of the company headquarters in Chaska, Minnesota. He is conducting 
Construction Loan Monitoring (CLM) projects under the mentorship of Nova’s qualified inspectors and assessors. The 
properties he has evaluated have included multifamily residential, office, commercial, industrial, and retail.

Mr. McIntyre has previously worked as a Construction Manager wherein he was accountable for the successful construction 
execution for subcontracted projects, as well as site safety, quality, schedule, and cost on assigned projects. He also had the 
authority to allocate resources and make construction decisions for the assigned area. Mr. McIntyre was responsible for 
assuring availability of resources with proper expertise and tools to support execution of the assigned construction projects. 
He also reconciled construction activities and managed scope changes during construction. Mr. McIntyre also has experience
in various aspects of land acquisition.
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EMPLOYEE RESUME

BERNARD ZANGENEH
SENIOR PROJECT MANAGER/NATIONAL PRACTICE LEADER

PROFESSIONAL EDUCATION
Bachelor of Science Civil Engineering, California State Polytechnic University, Pomona, 1993

CERTIFICATIONS/QUALIFICATIONS
Certified CA/AHERA Asbestos Building Inspector
Certified Technical Writer
State of California General Building Contractor – Classification B
State of California General Engineering Contractor – Classification A
HUD MAP Training, March 2007
HUD PCNA Training - Addressing Accessibility in Capital Needs Assessments, 2012
Termite and Wood Destroying Pests Training, 2009
OSHA 40-Hour Hazardous Waste Operations and Emergency Response Certification with Annual Refresher

SELECTED EXPERIENCE
Mr. Zangeneh is a Senior Project Manager and National Practice Leader with Nova Consulting Group. He has over twenty-five 
years of experience in Engineering, Construction and Design in both the private and public sector. Mr. Zangeneh has 
considerable project management experience in Property Condition Assessments, Due Diligence, Physical Needs 
Assessments, and Phase I Environmental Site Assessment for all types of Real Properties.

Mr. Zangeneh has worked on and managed a variety of Commercial, Residential, and Industrial Development Projects, 
including Property Condition Assessments (PCA), Physical Needs Assessments (PNA), and Due Diligence. His services have 
been provided to Real Estate Lenders, Investors, and Owners throughout the United States. Mr. Zangeneh has worked for 
private clients, as well as government agencies such as Fannie Mae, Freddie Mac, and HUD Multifamily Accelerated Processing 
(MAP).

Mr. Zangeneh was the General Contractor and Construction Manager for various types of development projects, including 
Commercial, Multifamily, Residential, and Industrial. He has performed all responsibilities for Capital Improvement projects, 
including site selection, design, negotiations, and presentations to local governing agencies. Mr. Zangeneh has developed and 
implemented Capital Improvement budgets, negotiated contracts, and been responsible for all aspects of project 
development and interaction with municipalities, design consultants, subcontractors, suppliers, borrowers, and their 
representatives. Mr. Zangeneh has performed Construction Loan Monitoring of various Commercial Real Estate properties
in Southern California.

PHASE I ESA
Mr. Zangeneh has provided hundreds of ESAs in accordance with ASTM E1527, the USEPA All Appropriate Inquiry rules, Fannie 
Mae Delegated Underwriting Standards (DUS), Freddie Mac guidelines, and other client-specific scopes of work. He is 
experienced in assessing the risks associated with hazardous and regulated materials storage, use generation and disposal, 
above ground and underground storage tanks, polychlorinated biphenyls (PCBs), asbestos-containing materials (ACM), lead-
based paint (LBP), mold, and radon.

PCA
Mr. Zangeneh has provided hundreds of PCAs in accordance with ASTM 2018, Fannie Mae Delegated Underwriting Standards 
(DUS), Freddie Mac guidelines, HUD guidelines, and other client-specific scopes of work. He is experienced in assessing site 
improvements, building structures and envelopes, and mechanical, electrical, and plumbing systems for evidence of deferred 
maintenance or problematic or deleterious materials. He has been responsible for estimating Immediate Needs Reserves as

Page 62 of 65



well as On-Going Reserves needed to maintain a property, based on his observations and interviews with personnel familiar 
with the property.

Mr. Zangeneh has provided Project Management and Quality Control for Engineering Services for a variety of clients. His 
responsibilities have included technical supervision, review and support to field engineers and site operations while 
supervising Quality Assurance and Control on property assessments.

CONSTRUCTION MONITORING
Mr. Zangeneh has performed Construction Loan Monitoring of various Real Estate properties, including Commercial Offices, 
Multifamily Housing, and Industrial Buildings.
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MARK A. PERRY 
CORPORATE VICE PRESIDENT 

PROFESSIONAL EDUCATION
Bachelor of Science, Earth Science – Geology, St. Cloud State University, St. Cloud, MN, 1993
College Major Studies: Secondary Education – Earth Science, Gustavus Adolphus College, St. Peter, MN, 1988-90

CERTIFICATIONS/QUALIFICATIONS
Certified Asbestos Building Inspector in the State of Minnesota, License No. AI9224
Certified Asbestos Management Planner in the State of Minnesota, License No. AM9224
OSHA 40-Hour Hazardous Waste Operations and Emergency Response Certification with Annual Refresher

SELECTED EXPERIENCE
Mr. Perry has more than 25 years of experience conducting and managing environmental investigations and property site 
assessments for private clients, commercial and industrial business clients, property management/real estate development 
companies, and state/local government agencies (i.e. MNDOT, Hennepin County, and the City of Minneapolis). Mr. Perry has 
conducted phase I environmental site assessments (ESAs), including various scope-specific studies (HUD, Freddie Mac, and 
Fannie Mae) and right-of-way corridor assessments; phase II subsurface and remedial investigations; soil vapor assessments; 
asbestos and hazardous materials building surveys; and prepared asbestos operations and maintenance (O&M) plans. Mr.
Perry has also coordinated and managed the completion of ASTM property condition assessments (PCAs), HUD project capital 
needs assessments (PCNAs), and various scope physical needs assessments (PNAs). In addition to assessment and 
investigation activities, Mr. Perry has managed the implementation of various active soil and groundwater remediation 
technologies (including hazardous waste characterization and disposal coordination) and soil vapor mitigation systems; and 
coordinated geotechnical evaluations for proposed retail development projects. Mr. Perry has continually maintained
expertise in environmental compliance, rules, and regulations, and has coordinated project financing through the Petrofund, 
Dry Cleaner Reimbursement Fund, Tax-Increment Financing (TIF), and grant programs administered by Hennepin County, the 
Metropolitan Council, and the Department of Employment & Economic Development (DEED).

In addition to project management, Mr. Perry has extensive field experience pertaining to subsurface contamination 
investigation and remediation at brownfield redevelopment properties, right-of-way expansions, petroleum retail and dry 
cleaning facilities, housing developments, and natural gas compressor/booster stations. Mr. Perry has coordinated the 
implementation of active remediation/mitigation technologies, including sub-slab depressurization, soil vapor extraction, 
free product recovery, and soil removal and disposal; and has maintained air sparge and vent, soil vapor extraction, and 
groundwater pump and treatment corrective action systems. Mr. Perry has installed soil borings, temporary monitoring wells, 
and vapor extraction points using a Geoprobe-hydraulic push probe and has installed, developed, and sampled groundwater 
monitoring wells. Mr. Perry also has experience performing groundwater aquifer parameter tests and laboratory soil tests, 
including Atterberg limits, proctor, sieve and hydrometer analyses, and surveying.

EQUIPMENT
Photoionization Detectors (HNU, Thermo Instruments, RAE Systems)
Flame-Ionization Detectors
Lumex Mercury Vapor Analyzer
Geoprobe Hydraulic Sampling Units
Combustible Gas Meters
Submersible and Peristaltic Pumps
Pressure Transducers
Aquifer Parameter Meters
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