
**The mission of the Economic Development Authority is to advise 
the City Council on matters related to affordable housing, redevelopment, 

and economic development.** 

AGENDA 
MINNETONKA ECONOMIC DEVELOPMENT AUTHORITY 

 
Monday, March 17, 2008 

Please note time & location change        5:00 p.m. 
 

Mezzanine Conference Room 
Minnetonka City Hall, Upper Level 

 
 
1.  Call to Order. 
 
 
2.  Roll Call:  Ellen Cousins  Brad Wiersum 

Dan Duffy   Tony Wagner 
   Bunny Robinson  Bill Yaeger 
   Peter St. Peter 
 
 
3.  Approve minutes of January 8, 2008 EDA meeting. 
      
 

BUSINESS ITEMS 
 
 

4.  Housing Component of the Comprehensive Plan Update. 
 
     Action recommended is to review the plan and provide feedback to staff. 
 
 
5.  Staff Report. 
 
 
6.  Other Business. 
 
    The next regular EDA meeting will be Tuesday, April 8, 2008. 
 
 The Volunteer Recognition Dinner will be Wednesday, April 9, 2008. 
 
 
7.  Adjourn to City Council Study Session in Boards & Commission Room. 

 
 
 



 

 

Unapproved 
MINNETONKA ECONOMIC DEVELOPMENT AUTHORITY 

MEETING MINUTES 
 

January 16, 2008 
5:00 p.m. 

 
Boards and Commissions Room 

Minnetonka City Hall, Lower Level 
 

1. CALL TO ORDER 
 
EDA President Peter St. Peter called the meeting to order at 5:05 p.m. 
 
2. ROLL CALL 
 
EDA commissioners present: Dan Duffy, Bob Walker, Bunny Robinson, Brad 
Wiersum, Tony Wagner, Bill Yaeger 
 
Staff present: Ron Rankin, Elise Durbin, Stephanie Scott-Sims 
 
Others present: James Hiller 
 
3. APPROVE MINUTES OF NOVEMBER 13, 2007 MEETING 
 
Wagner made a correction. Wagner moved, Robinson seconded a motion to 
approve the November 13, 2007 meeting minutes as corrected. Duffy, 
Walker, Wagner and Yaeger voted yes. St. Peter and Wiersum abstained.  
Motion passed. 
 

BUSINESS ITEMS 
 

4. DISCUSSION ABOUT SOLICITING PROPOSAL FOR A MULTI-
HOUSING DEVELOPMENT 

 
Rankin introduced the item stating that several years ago the city purchased 
two parcels in the vicinity of Baker Road and Rowland Road. Recently, the 
city learned that the other four homes adjacent to the city’s properties have 
willing sellers. City staff has spoken with two local multi-family developers 
about the property. While one was not interested, the other discussed a 
potential project for market-rate rental apartments using a design that would 
minimize noise from I-494. However, during follow-up discussions, the ability 
to include an affordable housing component became an issue. The developer 
is interested in pursuing Minnesota Housing funds and still wants to be 
considered for the project.   
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Rankin said that staff’s recommendation is for the EDA to direct staff to solicit 
proposals from developers willing to work with the city to obtain funds under 
an affordable rental program offered by Minnesota Housing. Staff would 
prepare a Request for Proposals and send it to developers already having a 
track record with Minnesota Housing’s programs. Proposals would be brought 
back to the EDA for review and discussion. 
 
Rankin reviewed the site and its features, including proximity to I-494, 
wetlands and slopes, trail right of way, and power lines.  
 
Wagner asked whether the piece next to the trail was owned by the County. 
Rankin stated that it is, and that the site is constrained by the knoll and the 
power lines. Wagner asked about the site’s proximity to the proposed light rail 
transit station. Rankin stated that the site is about 2 miles away. Wagner 
asked whether people could walk to the station from this site. Rankin stated 
yes, the trail goes up to Shady Oak Road. 
 
Wagner asked what the surrounding land uses are. Rankin reviewed the 
surrounding land uses.  
 
Wiersum stated that this is an intriguing opportunity and that an apartment 
development would fit well on this site.  He noted that one issue of concern is 
at what point do we engage the surrounding neighbors in the process?  This 
situation is different from one where the developer comes in with a project 
because the city is being more proactive by buying parcels, soliciting 
developers for the project, and requiring a guide plan change. Wiersum stated 
that a higher standard of resident input is imperative in this situation and this 
input must be obtained early on in the process.  
 
Rankin stated that two parcels across the street from the city owned parcels 
were listed as “for-sale” as well.  Rankin asked whether we should look at 
both sides of Rowland Road.  However, neither developer was interested in 
building on the other side. 
 
Walker asked if there was a way to look at a larger land area. We need to 
look at the Rowland Road/Baker Road intersection. Walker stated that the 
intersection is dangerous because of misalignment and asked if there is an 
opportunity to discuss road improvements with the developer. 
 
Duffy asked what the total size of the area is. Durbin stated that it is 4 to 4.5 
acres total. Rankin stated that there is also a power line easement. 
 
Duffy asked whether the city would entertain other development proposals 
from developers experienced with Minnesota Housing. Rankin stated that the 
city would like to work with the current developer right now, but if it does not 
work out, then it would get others involved.  
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Duffy asked whether the city would consider market-rate senior housing with 
an ICF design for this site. 
 
Discussion ensued about noise from the interstate.  
 
Wagner asked whether it is suggested that the city would facilitate the 
purchase of property. He asked what funds were used to purchase the city-
owned parcels. Rankin stated that Development/Livable Communities 
accounts were used to purchase the smaller parcel, and the larger parcel was 
possibly purchased with roadway funds. 
 
Rankin stated that the developer would be responsible for acquisition, but 
there is a sense of urgency to purchase the last property. He said that all four 
property owners have expressed interest in selling to the city. 
 
Wiersum suggested that it is not a good time to sell homes due to the market; 
however because of market conditions, the city may get more offers from 
property owners wanting to sell their home. 
 
St. Peter stated that this process should be done through an RFP to notify 
other developers of the project. He said that he shares the concern about 
making changes to the comprehensive plan and introducing something that 
was not in the previously in the plan. He stated that getting more density is 
good for this area. If the this site is going to be developed for multi-family 
housing, then he suggested that the city look at access to transportation, 
parks, trails, and services. St. Peter said that traffic is of concern in this area. 
Baker Road is a county road and if density increases, the county may want 
the city to install a stop light at the intersection.   
 
St. Peter said that when the city purchased its parcels, the understanding was 
that affordable rental housing would be a component. The city should provide 
the developer with a loan to speculate the other properties, rather than 
purchasing the other properties itself due to current market conditions. 
 
Wiersum stated that senior housing would have less traffic impacts than 
general housing.  Wagner stated that there is senior housing just down the 
street. 
 
Walker agreed with St. Peter and stated that the city should publish an RFP 
and let the free market dictate what the highest and best use for the property 
is, subject to the EDA’s restrictions. 
 
Wagner stated that the neighbors must be engaged prior to the publishing of 
an RFP. 
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Duffy cautioned that a proposed alternative light rail transit route goes through 
this area, but that it is not the preferred route. 
 
Wagner stated that the city is short on meeting the city’s affordable housing 
goals and suggested that the EDA require more than 20% affordability. 
Wiersum asked whether the city could donate property to exceed its 
affordable housing goals.  Wagner asked what would more than 20% look like 
and whether the city could use its property for negotiating for more affordable 
units. Rankin stated that according to an appraisal, the two city-owned 
parcels were valued at $600,000. He said that the EDA could consider a land 
write-down. 
 
Rankin asked if the EDA wants staff to look at rental or senior co-op. St. Peter 
stated that it was his understanding that in co-ops, there is no room for 
affordable units because they are sold at market-rate.  
 
Wagner asked whether the city received credit for the affordable housing at 
Cedar Hills Townhomes. Durbin stated no, while they renewed their Section 8 
contract, the city only receives credit for the creation of new units, however, 
we did get credit on the Livable Communities Survey. 
 
Wagner moved, Yaeger seconded a motion to direct staff to hold a 
neighborhood meeting to obtain resident input and to solicit an RFP to the 
broader development community indicating a preference for rental or senior 
housing with the possibility of 20% or more affordable units in the project. All 
voted yes. Motion Passed. 

 
5. STAFF REPORT 

 
Scott-Sims reviewed the staff report items including: 2007 EDA Annual 
Report, WHAHLT/HWR Update, Minnetonka Blvd. Corridor Planning, 
Minnetonka Blvd./Co. Rd. 101 update, and upcoming events. 
 
6. OTHER BUSINESS 

 
7. ADJOURN 

 
Wagner moved, Duffy seconded a motion to adjourn the meeting. All voted 
yes. Motion Passed. The meeting adjourned at 6:00 p.m. 
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Chapter V.   Housing Plan 

A. Introduction 
Housing is important to Minnetonka. Beyond providing shelter, housing establishes the look 
and feel of the community; its location affects mobility and transportation and where 
children go to school. It is a commodity that can be bought and sold and is a means for 
building wealth. Housing is a generator of revenue for municipal services. It affects how 
neighbors interact with one another and builds a neighborhood and community identity.  

This chapter of the Minnetonka Comprehensive Guide Plan describes the City’s role to achieve 
its goals of:  

∗ Strengthening neighborhoods by improving the existing housing stock;  

∗ Promoting new affordable and market-rate rental and for-sale housing; 

∗ Encouraging diversity in the types, sizes, and prices of housing units available in 
Minnetonka; and  

∗ Creating partnerships with other agencies to ensure the longevity of affordable 
housing.  

This chapter provides a brief overview of housing trends in Minnetonka and includes an 
analysis of existing housing conditions. Based upon the trends and analyses, a forecast of 
future housing needs is presented along with goals and actions for increasing affordable 
housing. The chapter concludes with a description of implementation strategies to be used by 
the city to achieve the goals and policies. 

B. Overview of Minnetonka Housing Trends 
1. Development Conditions 

Minnetonka is a desirable community in which to live. Its natural environment, good schools, 
and homes on large lots contribute to the attraction of Minnetonka as a great place to live, 
work and play.  As such, the demand for these community attributes have led to increased 
home values that have risen to the point that most single-family homes, despite their age, are 
not affordable to low and moderate income families. Land values, in particular, have 
increased substantially, making it difficult for developers to build affordable and mid-priced 
single-family homes.   

Additionally, Minnetonka is a fully developed city with little vacant or underdeveloped land 
available for new housing development. With the combination of increasing land values and 
little developable land, most of the affordable homes in the community are rental units and 
for-sale condominiums and townhomes. 

2. Demographic Trends 

One of the biggest demographic shifts affecting this nation is the aging of the “baby boomer” 
generation (the large generation of people born between 1946 and 1964). The shift in 
demographics will be most visible at the local level of government, where residents have the 
greatest ability to affect services, and where there is substantial contact with service 
providers.  
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The first of the boomers will begin to turn 65 years old in 2011. According to the Minnesota 
Department of Human Services, most of the growth in Minnesota’s population in the next 50 
years will occur in persons over 50, and by 2020, Minnesota will have more retirees than 
school age children.  This trend is already apparent in Minnetonka, where the average age 
was 40.8 years old in 2000, older than the neighboring cities of Eden Prairie, Plymouth and St. 
Louis Park. By 2012, Minnetonka’s 55+ population is projected to grow by 4,500 people while 
the younger population (those under the age of 44) declines by 4,300 people as depicted in 
Table 1.  

 

Table 1 
Population Age Distribution  
(1990, 2000, 2007 & 2012) 

 
 

 Population Change 

  1990-2000 2000-2012 
Age 1990 2000 2007 2012 No. Percentage No. Percentage 

17 & under 11,691 11,873 11,050 10,670 182 1.6 -1,203 -10.1 

18-24 3,806 3,078 3,350 3,435 -728 -19.1 357 11.6 

25-34 8,314 5,994 5,360 5,285 -2,320 -27.9 -709 -11.8 

35-44 9,132 8,637 6,940 5,950 -495 -5.4 -2,687 -31.1 

45-54 6,108 9,274 9,810 9,185 3,166 51.8 -89 -1.0 

55-64 4,558 5,280 7,230 8,285 722 15.8 3,005 56.9 

65-74 3,104 3,694 3,790 4,630 590 19.0 936 25.3 

75+ 1,657 3,471 3,930 4,060 1,814 109.5 589 17.0 

Total 48,370 51,301 51,460 51,500 2,931 6.1 199 0.4 
Source:  Census Bureau, Claritas Inc, Maxfield Research, Inc. 

The aging of the population will trigger increased needs for services such as health care, 
recreation, technology, education, employment and retirement, and housing: 

• Because people are living longer, and because they make up a sizable percentage of 
the population, aging boomers will require more health care services and facilities to 
serve them.   

• Recreational choices will need to focus on the different stages and abilities of the 
aging boomer, both active and more passive activities. 

• Population trends show that there is a growing senior population in Minnetonka, with a 
corresponding decline in families with young children. This trend will force the city 
and schools to rethink how they provide educational and recreational opportunities to 
residents. 

• Today’s boomers are likely to be more technology savvy than their predecessors and 
will desire the use of technology in most facets of their lives. 
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• Trends show that aging boomers are continuing to work, even into retirement. This 
will affect how both the city and developers think about housing and transportation. 
Housing location, types, and proximity to public transit or transit alternatives will 
become increasingly important. 

To prepare for the rapid increase in the senior population, the City will need to work with and 
encourage developers and housing providers to develop a variety of housing types at various 
costs and rents with features that cater to the diverse and changing desires and needs of its 
senior population. 
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C. Current Housing Conditions 
1. Housing Stock 

In 2007, there were approximately 22,500 housing units in Minnetonka. The housing stock 
includes a mix of the following types: 

∗ 57% single-family 

∗ 20% condominium/townhome 

∗ 18% general-occupancy rental 

∗ 5%   senior (including independent and assisted living facilities) 

 

a. Single-Family Housing Number and Condition 

Only 11 percent of the City’s single-family housing was built before 1950 while the 
majority (65 percent) of these units were built between 1950 and 1980 as shown in Table 
2. 

Table 2 
Single-Family Homes, by year built 

Year  Number  Percent 

Pre 1940 681 5.2 

1940s 754 5.8 

1950s 3,600 27.7 

1960s 2,782 21.4 

1970s 2,077 16.0 

1980s 1,848 14.2 

1990s 877 6.8 

2000s 367 2.8 

TOTAL 12,986 100.0 
Source:  City of Minnetonka, Maxfield Research, Inc. 

Overall, the City’s single-family housing stock is well maintained and in good condition, 
according to the City’s Assessor’s Office. Over 70 percent of Minnetonka’s single-family 
housing stock is considered to be in good or excellent condition, and only 3.5 percent are 
rated as substandard or fair. The majority of housing deemed to be substandard was built 
prior to 1960.   

Much of the housing in Minnetonka was built from the 1950’s through the 1970’s. 
Maintenance of older homes and property, especially for homes that are more than 50 
years old, becomes more difficult due to cost for rehabilitation and the amount of 
upkeep. Oftentimes, if the value of the land becomes greater than the value of the home, 
it is difficult to reconcile the costs of rehabilitation with the underlying land value.  
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Maintaining the City’s existing housing stock is, and will continue to be, a priority 
especially over the next 25 years as a large percentage of homes reach 80 or more years 
of age.  Further, as Minnetonka’s population ages, households comprised of aging seniors 
often require additional assistance, both financial and physical, to maintain their homes 
and property.  

Also, on certain properties in the city, older single-family home properties are undergoing 
complete redevelopment due to the age of the existing home and the owner’s desire for a 
newer, more updated home. For example, between 2000 and 2006, 122 single-family 
homes were demolished to make way for the construction of new homes. This type of 
redevelopment occurred primarily on lots where the land value (excluding building value) 
consisted of 50 percent or more of the total value of the property as shown in Table 3.  

Table 3 
Single-Family Demolished, Minnetonka, 2000-2006 
Original Land Value* Number Percent 

Under $75,000 21 17.2% 

$75,000 - $100,000 38 31.1% 

$100,000 - $150,000 39 32.0% 

$150,000+ 24 19.7% 

Total 122 100.0% 

   

Median Value $100,000  

Average Value $140,803  

   

Original Total Value** Number Percent 

Under $200,000 50 41.0% 

$200,000 - $300,000 44 36.1% 

$300,000 - $400,000 16 13.1% 

$400,000+ 12 9.8% 

Total 122 100.0% 

   

Median Value $212,550  

Average Value $277,107  
*Value at the time of demolition 

** Total value of house and land at the time of demolition 

Source: City of Minnetonka, Maxfield Research, Inc. 

On the redeveloped properties, the new homes constructed were valued much higher than 
the previously existing homes as shown in Table 4. While the demolition of existing 
housing stock to make way for new homes has not been the custom in Minnetonka, it may 
become more prevalent in the future if land values continue to increase as homes 
continue to age.  
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Table 4 
Single-Family Demolished For New Single-Family Homes, Minnetonka, 2000-2006 

Original Total 
Value* 

Number 
Demolished 

Average  Original 
Value* 

Average Value of 
New Home** 

Under $150,000 17 $115,853 $610,676 

$150,000 - $200,000 16 $178,850 $622,194 

$200,000 - $250,000 20 $224,275 $684,280 

$250,000+ 17 $453,041 $1,298,000 

Total 70   
* Total value of the house and lot at the time of demolition 

**Total value of the house and lot in 2007 
Note: These figures only include demolished homes with an exact address match with a new construction home. Other homes may have been 
demolished for the development of a home with a different address.  

Source: City of Minnetonka, Maxfield Research, Inc. 

 

b. Multi-Family Housing Stock 

The construction of multi-family for-sale housing in Minnetonka began in the 1960s and 
1970s but did not accelerate until the 1980s. According to the City’s Assessor’s Office, 
most of the City’s multi-family for-sale housing is in good or excellent condition.  

Table 5 
Quality of Condominiums and Townhomes by Age and Value, Minnetonka,  

May 2007 
 

 <1960 1960s & 1970s 1980s+  

Number <$300K 
$300-
500K $500K+ <300K 

$300-
500K $500K+ <300K 

$300-
500K $500K+ Total 

Substandard 0 0 0 0 0 0 0 0 0 0 

Fair 1 0 0 2 0 0 5 0 0 8 

Average 8 0 0 337 12 0 382 40 2 781 

Good 6 0 0 928 32 0 1,366 360 63 2,755 

Excellent 0 0 0 4 0 0 361 151 183 699 

Total 12 0 0 1,271 44 0 2,114 551 248 4,243 
Source: City of Minnetonka, Maxfield Research, Inc. 

Nearly all of Minnetonka’s multi-family rental housing was built in the 1970s and 1980s.The 
redevelopment and/or rehabilitation of these units will become likely as they age over the 
next 25 years.  
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2. Housing Tenure 

76.6% of Minnetonka’s households own their homes. Historically, the percentage of 
homeowners has been high (from 86.5% in 1980 to 76.6% in 2007). However, over the last 27 
years, the percentage of homeownership has decreased. This is largely due, in part, to the 
construction of the majority of the City’s rental units during the 1970s and 1980s, which 
brought more renters into the city. Nevertheless, it is unlikely that the percentage of 
homeowners will substantially change in the future due to limited opportunities to build new 
single-family and multi-family housing. Therefore, it is expected that owner-occupied homes 
will continue to characterize Minnetonka into the future.  

3. Housing Values 

a. Single Family Housing 

Land values greatly influence the cost of housing. Industry standard suggests that land 
values should account for one-fifth of a home’s total value. In Minnetonka, land accounts 
for about one-third of a home’s total value, thus making up a large proportion of the 
home value.  An assessment of Minnetonka homes valued under $300,000 showed that 
approximately 90 percent had a land value above $100,000. 

Eighty-six percent of the single-family homes valued under $300,000 were built prior to 
1970 as shown in Table 6. Homes built more recently are much more expensive; those 
built during the 1990s have a median value of $716,800; and those built in the 2000s have 
a median value of $822,000. 
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Table 6 
Single-Family Homes by Age and Value, May 2007 

 <1940 1940s 1950s 1960s 1970s 1980s 1990s 2000s Total 

Under 
$200,000 

40 37 49 4 2 1 1 1 135 

$200,000 -
$300,000 

346 417 2,374 1,024 444 222 22 8 4,857 

$300,000-
$400,000 

147 171 908 1,259 968 547 77 22 4,099 

$400,000-
$500,000 

51 59 160 326 395 410 100 29 1,530 

$500,000-
$600,000 

26 33 48 94 168 242 102 35 748 

$600,000-
$700,000 

19 10 23 32 63 136 120 35 438 

$700,000-
$800,000 

15 7 11 20 22 140 157 43 415 

$800,000-
$900,000 

13 6 7 8 11 68 126 35 274 

$900,000-
$1,000,000 

7 6 1 5 2 38 59 31 149 

$1,000,000+ 17 8 19 10 2 44 113 128 341 

Total 681 754 3,600 2,782 2,077 1,848 877 367 12,986 

Median 
Value 

$287,600 $279,650 $276,300 $319,500 $357,600 $433,450 $716,800 $822,000 $326,850 

Average  
Value 

$362,406 $326,964 $300,666 $345,813 $382,984 $492,832 $729,293 $929,308 $402,383 

Source:  City of Minnetonka, Maxfield Research, Inc. 

The average resale price of homes sold in Minnetonka has increased substantially since 
2000. In 2000, 35 percent of the single-family homes sold were priced under $200,000. By 
2006, only four homes (less than 1 percent) sold for under $200,000. Between 2000 and 
2006, the average resale price of single-family homes increased from $286,000 to 
$440,900, a 54 percent increase. 

Overall, Minnetonka’s housing stock is similar in value to its neighbors, with lower values 
than Edina and higher values than St. Louis Park as shown in Table 7. Nevertheless, 
Minnetonka’s neighbors have also seen an increase in home values since 2000. 
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Table 7 
Housing Comparison, Average Single-Family Home Resale Value 

 Minnetonka Edina 
Eden 

Prairie Plymouth 
St. Louis 

Park 

Avg. single-family home 
resale value in 2000 

$286,121 $342,945 $342,979 $267,833 $174,968 

Avg. single-family home 
resale value in 2006 

$440,860 $624,359 $483,820 $395,376 $275,890 

Percent Increase 54.1% 82.1% 41.1% 47.6% 57.7% 

Source:  Regional MLS, GVA Marquette Advisors, Maxfield Research Inc. 

Homes considered affordable by the Metropolitan Council are those affordable to families 
earning 80 percent of the metropolitan area’s median income and adjusted for household 
size. In 2008, the Area Median Income (AMI) was $80,900. Thus, a family of four, earning 
80 percent of the AMI, would be able to afford a home sold at $206,800. About 10 single-
family homes in Minnetonka are sold each year below this level, amounting to just 1 
percent of all sales.  

b. Multi-Family For-Sale Housing 

The median value of Minnetonka’s multi-family for-sale homes (i.e. condominiums and 
townhomes) in 2007 was $200,000. Multi-family homes contribute to the bulk of the city’s 
affordable for-sale housing stock because they are generally more affordable than 
Minnetonka’s single-family detached homes. Multi-family for-sale homes are 
approximately $125,000 less than the median value for the single-family detached homes. 
Older units (those built between 1960 and the 1990s) are the most affordable. 

Table 8 shows the age and value of multi-family units built in Minnetonka. 

Table 8 
Condominiums and Townhomes by Age and Value, May 2007 

Number <1960 1960s 1970s 1980s 1990s 2000s Total 

Under 
$100,000 

0 1 1 2 0 0 4 

$100,000-
$199,999 

1 178 704 1,097 102 118 2,200 

$200,000-
$299,999 

15 2 385 563 388 38 1,391 

$300,000-
$399,000 

0 0 44 131 205 54 434 

$400,000-
$499,999 

0 0 0 63 72 54 189 

$500,000-
$599,000 

0 0 0 35 60 63 158 

$600,000-
$699,000 

0 0 0 7 10 39 56 
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$700,000+ 0 0 0 1 4 33 38 

Total 16 181 1,134 1,899 841 399 4,470 

Median 
Value 

$229,600 $111,200 $184,000 $193,000 $267,300 $369,500 $200,000 

Source:  City of Minnetonka, Maxfield Research, Inc. 

A significant factor that contributes to the lower cost for multi-family for-sale units is that 
they are generally built at a greater density and on smaller lots, which lowers the land’s 
cost as depicted on Table 9.  

Table 9 
Land Values for Multi-Family For-Sale Homes, June 2007 

Land Value Number of Homes Percentage 

Under $50,000 2,852 63.8 

$50,000 - $99,999 1,586 35.5 

$100,000+ 32 0.7 

Total 4,470 100.0 

Median Value $40,000  

Source:  City of Minnetonka, Maxfield Research, Inc. 

The average resale price of condominiums and townhomes sold in Minnetonka since 2000 
has not increased as significantly as single-family homes as shown on Table 10. Between 
2000 and 2006, the average resale price of multi-family for-sale homes increased from 
$182,300 to $227,700. 

Table 10 
Multi-family For-Sale Home Resales, 2000 - 2006 

Year No. of Sales 
Average Sale 

Price 
Percent 
Change 

Avg. Year 
Built 

2000 261 $182,661 - 1986 

2001 217 $192,822 5.6 1985 

2002 258 $207,862 7.8 1986 

2003 289 $215,787 3.8 1984 

2004 347 $239,672 11.1 1987 

2005 344 $238,600 -0.4 1987 

2006 376 $227,675 -4.6 1991 

Source:  Maxfield Research 
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Table 11 
Multi-Family For-Sale Home Resale Price Distribution (Number of Sales), 2000, 2003, 2006 

 2000 2003 2006 

Price Range Number Percent Number Percent Number Percent 

Under $200,000 189 72.4 161 55.7 180 47.9 

$200,000 - $300,000 50 19.2 86 29.8 136 36.2 

$300,000 - $400,000 11 4.2 24 8.3 39 10.4 

$500,000+ 5 1.9 4 1.4 11 2.9 

Total 261 100% 289 100% 376 100% 

Source:  Regional MLS, Maxfield Research, Inc. 

About half of Minnetonka’s multi-family for-sale homes are considered affordable, 
according to the Metropolitan Council’s standard, to households earning 80 percent of the 
metropolitan area’s median income. Since 2000, about 40 percent of the condominiums 
and townhomes sold in Minnetonka have been below the Metropolitan Council’s affordable 
home price. These types of units have become an important source of affordable housing 
in Minnetonka, providing homeownership opportunities to low- and moderate-income 
households.  

c. Multi-Family Rental Housing 

The average monthly rents at Minnetonka’s market-rate multi-family apartments are much 
higher than other market-rate apartments in the metropolitan area. In the 1st Quarter 
2007, Minnetonka’s average apartment rents were $1,106 compared to the metropolitan 
area’s average apartment rental rate of $876. However, when compared to neighboring 
cities, Minnetonka’s average monthly rents for apartment units were just slightly higher. 

Table 12 
Housing Comparison-General Occupancy Rental Market 

 Minnetonka Edina 
Eden 

Prairie Plymouth 
St. Louis 

Park 

Avg. monthly rent for  market-rate 
units in 1st quarter 2007 

$1,106 $1,028 $1,029 $1,037 $901 

Vacancy rate of market-rate units in 
1st quarter 2007 

4.1% 4.1% 5.2% 4.6% 3.4% 

Number of subsidized rental units in 
2007 

357 154 459 323 418 

Rental units added from 2000 to 2006 224 100 201 1251 575 

Source:  Maxfield Research 

The metro area apartment market experienced high vacancies in the early 2000s in the 
metropolitan area that caused rents to remain relatively flat. In Minnetonka, the average 
monthly rent for apartment units increased only 3.8 percent from 1st Quarter 2001 to 1st 
Quarter 2007. 
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Table 13 
Average Vacancy and Rent Trends, First Quarter 2001 – First Quarter 2007 

 Minnetonka Metro Area 

Year (1st Quarter) Avg. Vacancy Avg. Rent Avg. Vacancy Avg. Rent 

2001 3.2% $1,065 2.1% $830 

2002 6.4% $1.064 4.8% $840 

2003 7.2% $1,074 6.5% $841 

2004 5.5% $1,074 7.4% $847 

2005 8.2% $1,078 6.9% $850 

2006 4.6% $1,075 5.5% $855 

2007 4.1% $1,106 4.4% $876 

Source:  GVA Marquette Advisors, Maxfield Research, Inc. 

Apartments considered affordable by the Metropolitan Council are those affordable to 
households earning 50 percent of the metropolitan area median income. An estimated 800 
units out of Minnetonka’s total 4,000 general-occupancy units are affordable to low-
income households, including 465 market-rate units. Although Minnetonka’s market-rate 
rentals are generally more costly than others in the metropolitan area, the stability in 
rents over the past several years has allowed more apartments in Minnetonka to be 
affordable to low and moderate-income households. 

Table 14 
Affordability of Market Rate Units by Income Level, Minnetonka, June 2007 

Market Rate Units Affordable at an Income of: 

Unit Type 
Average 

Rent 
$25,000-
$29,999 

$30,000-
$34,999 

$35,000-
$39,999 

$40,000-
$44,999 

$45,000-
$49,999 

$50,000
+ 

1 BR Units $905 35 567 673 277 32 - 

2 BR Units $1,110 - 322 155 586 423 454 

3 BR Units $1,480 - - - 110 - 361 

4BR Units $2,775 - - - - - 12 

Total 
Percent 

 35 
0.9% 

889 
22.9% 

828 
20.7% 

973 
24.3% 

455 
11.4% 

827 
20.6% 

Total       4,007 

Source:  Maxfield Research, Inc. 
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Table 15: Units Affordable at 50% of Area Median Income, Minnetonka, June 2007 
 Rental Unit Supply 

Household 
Size 

Median 
Income 

Affordable 
Rent 

Unit Size 
Required 

Market 
Rate 

Deep 
Subsidy 

Shallow 
Subsidy 

Total 
Units 

2 $31,400 $736 1 80 65 13 158 

3 $35,350 $883 2 355 155 36 546 

4 $39,250 $1,020 3 30 45 18 93 

5 $42,400 $1,020 3 - - - - 

6 $45,550 $1,138 4 0 1 0 1 

Total    465 266 67 798 

Source:  Maxfield Research, Inc. 

4. Senior Housing 

Accommodating the varied housing needs of seniors and older adults is especially important to 
Minnetonka’s future because of the aging population. The aging baby boomers, as well as 
Minnetonka’s large existing senior population, will have different needs and housing 
expectations in the coming years.  

To address senior housing needs, focus groups were convened to examine housing and service 
needs in the coming years.  Through the focus group process, it was realized that the term 
“seniors” is used to describe people within a 45-year generational span and includes younger 
baby boomers (many of whom do not label themselves as “senior”), older adults, and the 
elderly. Further, descriptions for older adults are based on their physical condition including:  

• “Go-go” (active, healthy, vigorous independent adults) 

• “Slow-go” (more passive, takes life at a slower pace, may have a few physical ailments 
that require some limited help, but still live independently) 

• “No-go” (frail, older adults with failing health, requires assisted living) 

In order to attract and retain the growing senior population, Minnetonka will need to 
accommodate housing opportunities attractive to the varied needs and desires of the senior 
lifecycle such as: 

• age-restricted owner-occupied and rental units (e.g. condominiums, townhomes, 
apartments, co-ops); 

• assistance for seniors who want to remain in their single-family homes; 

• subsidized, affordable senior units; 

• congregate buildings; and 

• assisted living and memory care;  

In Minnetonka and surrounding communities, there is a strong demand for a variety of senior 
housing developments. It is anticipated that in Minnetonka, there will be a need for 
additional housing and unit types to meet the growing demand for senior housing. 

As of June 2007, Minnetonka’s senior housing supply consisted of two affordable rental 
buildings (143 units) and eight market-rate buildings (882 units with 86 affordable units).  The 
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majority of Minnetonka’s senior housing accommodates frail seniors and offers congregate, 
assisted living, and memory care services. Compared to neighboring communities as depicted 
in Table 16, Minnetonka has a larger number of housing types that cater to older senior needs 
and services.  

Table 16 
Housing Comparison-Edina, Eden Prairie, Plymouth & St. Louis Park 

 Minnetonka Edina 
Eden 

Prairie Plymouth 
St. Louis 

Park 

Number of subsidized senior units in 
2007 
 As % of senior population 

229 
 

4.7% 

391 
 

5.4% 

60 
 

2.5% 

144 
 

3.7% 

304 
 

7.6% 

Number of owner-occupied senior 
units in 2007 
 As % of senior population 

0 
 

0.0% 

338 
 

4.7% 

142 
 

6.0% 

210 
 

5.4% 

166 
 

4.2% 

Number of adult rental units in 2007 
 As % of senior population 

0 
 

0.0% 

0 
 

0.0% 

66 
 

2.8% 

193 
 

5.0% 

0 
 

0.0% 

Number of congregate, assisted living, 
& memory care units in 2007 
 As % of senior population 

882 
 
 

18.3% 

795 
 
 

10.9% 

537 
 
 

22.7% 

278 
 
 

7.2% 

526 
 
 

13.2% 

Senior units added from 2000 to 2006 61 6 458 482 265 

Source: Regional MLS, GVA Marquette Advisors, Maxfield Research, Inc. 

Additionally, there are no owner-occupied or market-rate rental senior units (senior housing 
without services that are marketed toward younger, active seniors) in the city. The 
opportunities to add additional senior units to the City’s housing stock are limited due to the 
lack of developable land. Thus, redevelopment of property, and the development of multi-
family for-sale units such as co-ops will likely be the only opportunities to increase senior 
housing in the community. 

D. ANALYSIS OF HOUSING NEEDS 
1. Housing Affordability 

Minnetonka is known in the Twin Cities metropolitan area as a desirable community in which 
to live, work, and play. Due to this attractiveness, the land and housing values in the city are 
high when compared to many other suburban communities. Over the past decade, land and 
housing values have substantially increased in the city and have limited opportunity for 
builders and developers to construct “starter” or “affordable” single-family homes.  In 
addition, the increase in housing values in the city has affected the price of all existing homes 
including starter and affordable homes so that they are generally unavailable. Though rents 
have also increased over the past decade, a greater number of rental units in the city are 
affordable for low and moderate income households.  

Many Minnetonka residents and city leaders have expressed a need to provide opportunities to 
encourage and ensure that there is affordable housing within the city. The following section 
of the Housing Chapter describes the importance of affordable housing in Minnetonka and city 
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initiatives and strategies to increase opportunities for affordable homeownership and rental 
housing units for low- and moderate income households.  

The U.S. Department of Housing and Urban Development (HUD) defines housing as affordable 
when a household spends no more than 30 percent of its annual income on its housing needs. 
Households that pay more than 30 percent of their income for housing are considered cost 
burdened and may have difficulty affording other necessities such as food, clothing, 
transportation and medical care.   

The Metropolitan Council has further defined affordable housing as:  

• Rental housing that is affordable at incomes at or below 50 percent of the area’s median 
family income. 

• Owner-occupied housing that is affordable at incomes at or below 80 percent of the area’s 
median family income. 

2. Importance of Affordable Housing 

The city recognizes that there is a need for quality housing in Minnetonka for residents of all 
income levels and ages. Further, the city recognizes its role in the metropolitan region and 
needs to participate as a partner to facilitate regional economic growth. One way to achieve 
regional economic growth is to provide opportunities for a variety of housing, including 
affordable housing, to complement the growth of jobs that will occur in all parts of the 
region. 

Quality housing of a varied price range is an asset to the city because housing reinforces 
families by creating stable and safe living environments. Further, quality housing serves to 
promote attachment to Minnetonka if a variety of residential environments and costs are 
available for all stages of life and within a reasonable distance of services and employment. 

Affordable housing is important for Minnetonka because: 

∗ As Minnetonka’s population ages, many older adults will have limited funds to pay for 
housing and maintenance costs and will seek lower-cost housing options.  

∗ It is attractive to many young families and young professionals as a beginning point to 
“move-up” to numerous other housing choices in the city. 

∗ Affordable housing allows for people to live in the city in which they work. Many 
people that work in Minnetonka, such as police officers, firefighters, teachers, 
government employees, and service workers, cannot afford to live in the city. 

∗ Affordable housing provides a balance of income levels within the city and attracts a 
diverse range of people and talents to the community. 

3. Affordable Housing Types 

There are several types of affordable rental and owner-occupied housing: 

a. Rental 

Public Housing: Publicly owned and managed rental units for low-income households, 
including scattered site single family homes, apartment buildings and other rental units 
operated by a public housing agency such as a housing and redevelopment authority 
(HRA). The tenant pays a portion of their income (usually 30 percent of the household’s 
adjusted gross income) toward rent. There are 10 scattered-site public housing units 
within Minnetonka 



 February 27, 2008 16 

Project-Based Section 8: Privately owned and managed rental units that are reserved for 
low-income households that include single-family homes, apartments and townhomes. The 
subsidy remains with the unit and the tenant pays a portion of their income (usually 30 
percent of the household’s adjusted gross income) toward rent.  

Section 8 Voucher: A government funded program that helps low-income households pay 
the rent on private, market-rate rental units. Voucher recipients find a unit of their 
choice, within certain requirements, and the housing authority pays a portion of the rent 
directly to the property and the tenant pays 30 to 40 percent of the household’s adjusted 
gross income toward rent.  This is a tenant-based subsidy meaning the tenant can take the 
subsidy with them to another unit. 

There are several rental communities in Minnetonka that provide a project-based Section 
8 subsidy or accept Section 8 vouchers. 

Metropolitan Council Family Affordable Housing Program (FAHP): The FAHP is a federally 
funded affordable rental housing program which provides affordable housing throughout 
the region. The goal of this program is to reduce concentrations of poverty by dispersing 
affordable housing throughout the metro area.  The Metropolitan Council owns 150 units, 
consisting of single-family homes, townhomes, and condominiums, which are rented to 
low and moderate income families. There are 14 scattered-site FAHP units in Minnetonka.  

b. Owner-Occupied  

Homes Within Reach (HWR) is a non-profit land trust program, initially formed by the 
city, to create and sustain affordable, owner-occupied housing in the Minnetonka. 
Incorporated as a non-profit organization in 2001, the city and other communities support 
the work of HWR that provide the opportunity for low-income households to own their 
own home in communities where it may not be generally possible.   

HWR purchases residential properties, both existing and new construction, and sells the 
home (without the underlying land) to income qualified households for an affordable 
price. HWR retains ownership of the underlying land and provides the new homeowner 
with a 99 year lease on the land. By retaining ownership of the land, HWR is able to 
ensure that the sale of the house is affordable.  

The lease interest of the underlying land is inheritable and renewable for another 99 
years, and can be deducted by the leaseholder as property tax on federal income tax 
returns. Upon sale of the home, the homeowner receives 35 percent of the appreciation 
and must sell to another income qualified low-income household. This ensures that the 
home remains affordable for subsequent low-income households, as well as providing the 
seller with equity to use in the purchase of another home. In 2007, there were 29 
scattered-site HWR units in the city.  

 

E. Affordable Housing Goals 
1. Livable Communities Housing Goals  

In 1995, the Minnesota Legislature passed the Livable Communities Act in an effort to expand 
affordable and lifecycle housing opportunities throughout the metropolitan area.  In 
November 1995, Minnetonka negotiated 15 year goals (1995-2010) with the Metropolitan 
Council to add new affordable and lifecycle housing in the city.  While the city has worked to 
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maintain its existing affordable housing stock, it has also worked to add new affordable 
owner-occupied and rental units to meet its negotiated goals as shown on Table 18. 

Table 18 
Livable Communities Act goals and results as of March 2008 

  
Long-Term Goals 

(1995-2010) 
Results to 

Date 
Percent of Long-

Term Goals 

Owner-Occupied New Construction 180 Units 201 Units 111% 

Rental New Construction 324 Units 200 Units 62% 

Total 504 Units 401 Units 79% 

Source:  City of Minnetonka 

An additional 13 affordable rental and 23 owner-occupied units have been approved for 
development by the city; however, have not yet been built and therefore are not reflected in 
the table above.  The city continues to work towards achieving these goals, and the city’s 
Economic Development Authority (EDA) adopted a resolution in 2003 stating the 10 to 20 
percent of the total units in new multi-family developments should be affordable. 

2. 2011-2020 Allocation of Affordable Housing Needs 

In 2006, the Metropolitan Council released a report on the affordable housing needs for the 
metropolitan area by community between 2011 and 2020.  Each community, based on a 
formula that included such factors as land use and transit service levels, was assigned a 
number of new affordable units that should be constructed between 2011 and 2020 to meet 
the need for new affordable housing units within the region. 

The Metropolitan Council anticipates that Minnetonka will gain 811 new households between 
years 2011 and 2020. To meet its regional share of affordable housing, 383 (47 percent) of the 
new housing units should be affordable.   

F. Lifecycle Housing 
The primary need for lifecycle housing should be oriented towards the varied age groups of 
the senior population. The city’s average age, in 2000 was 40.8 years, slightly above the 
metropolitan area’s average and will experience a demand for different housing options for 
seniors in the coming years.  Currently, the city has few types of housing options for seniors—
housing with services, assisted living, and memory care/skilled nursing.   

Because of the span of 40 plus years within the senior age category (ages 55 to 95), there is a 
need for a variety of housing types to meet senior residential living needs.  For example, the 
younger baby boomers may have a preference for a co-op or an active living community, 
while the more elderly and frailer seniors will require more assistance such as assisted living, 
memory care, or a skilled nursing facility. 

In addition to meeting the housing needs of the growing senior population, there is a 
continual need to meet residential living desires of young professionals, families, and others 
at various stages in their life.  These residential living opportunities include general rental 
units, varied multi-family ownership housing opportunities such as condominiums and 
townhouses, older smaller single-family homes, and the larger and newer “move-up” homes. 
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G. Housing Goals and Actions 
1. Preserve Existing Owner-Occupied Housing 

Approximately 80 percent of the city’s housing stock is owner-occupied either as single-family 
homes or as multi-family homes such as condominiums and townhouses. Further, nearly 65 
percent of the city’s single-family housing stock is 30 to 60 years of age, and another 11 
percent is 60 years of age and older.  As the city’s housing stock continues to age, there will 
be a need to begin to or continue to invest in the rehabilitation and renovation of properties 
to maintain the condition of the housing stock. 

Several rehabilitation programs are available to low and moderate income Minnetonka 
homeowners for home improvements.  The city offers two housing rehabilitation programs 
that are funded with Community Development Block Grant (CDBG) funds  The initial program, 
which began in 1975, and the second in 2005, have assisted over 460 Minnetonka homeowners 
with over $3.4 million for eligible home improvement projects.  Additionally, other 
rehabilitation funds are available for residents with higher incomes, including a new energy 
efficiency loan for improvements to make homes more energy efficient.   

Actions 

1. Continue to use CDBG funds as a financing tool for housing rehabilitation. 

2. Continue to collaborate with lenders or other agencies that offer programs for home 
rehabilitation. 

3. Promote resident awareness of the programs available for home rehabilitation by 
publishing articles in the city newsletter, the local newspaper, and making sure 
information is available on the city’s website. 

4. Research “point of sale” inspection programs and determine if it is appropriate to 
implement such a program in Minnetonka. 

5. Continue to promote homeowner education opportunities, such as first-time homebuyer 
classes, reverse mortgage education, and foreclosure prevention. 

 

2. Infill Development and Redevelopment 

The city is nearly 100 percent developed; however, infill development and redevelopment 
activities will be the only ways to add new housing in order to meet the goals for achieving 
the 383 new affordable units in the city by 2020.  In certain cases, redevelopment may occur 
where older, more affordable homes exist.  Further, infill development and redevelopment 
will also involve replacing single-family homes with multi-family units where opportunities 
may exist to increase the number of affordable units.     

Actions 

1. Continue to add new housing units, where appropriate, while maintaining a balance of 
housing types in order to meet lifecycle housing needs. 
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3. Rental Housing 

a. Existing rental units 

Minnetonka has nearly 4,000 general occupancy rental housing units, with 800 of these 
units available to those earning 50 percent of the metropolitan area mean income. Three 
of the rental housing properties contain buildings constructed before 1970 and eight 
properties contain buildings constructed before 1980. As rental properties continue to 
age, there will be the need to examine the need for rehabilitation of certain buildings.  
Rehabilitation work has already been completed on several complexes including 
Minnetonka Heights, Elmbrooke, and more recently, the Cedar Hills Townhouses.                  

Actions 

1. Work with property owners to encourage the rehabilitation of rental properties, as 
needed. 

2. Investigate the need for a rental licensing and inspections program. 

3. Encourage those property owners that provide affordable units in their building, 
either through the Housing Choice Voucher system or through another program, to 
continue accepting the vouchers or extending their affordability program. 

b. New construction 

The city had a significant number of new rental housing units built in the late 1990’s.  
Due to the favorable conditions for purchasing a home, high vacancies existed within the 
rental housing market in the early 2000’s, and therefore only three new general 
occupancy rental buildings have been constructed since 1997. It is anticipated that it will 
be difficult to construct new and larger rental housing buildings or complexes in the 
future because it will require redevelopment and few programs are available to cities for 
redevelopment activities.   

Actions 

1. Assist developers, to the extent allowed by law, who may want to construct rental 
housing. At a minimum, provide advice about desired areas and potential sites. 

 

4. Senior Housing 

The significant increase in the senior population in Minnetonka in the coming years will 
impact housing opportunities and services in the city. To accommodate increased demands for 
housing, additional senior housing units will need to be built.  In particular, one of the unmet 
needs are units for younger, active seniors since there are no such developments in 
Minnetonka. Nearly all of Minnetonka’s current senior housing has services available, and are 
marketed towards the older, frailer senior. At the same time, it is important to maintain a 
balance of housing between senior housing and family housing.     

Actions 

1. Work to diversify housing choices available to seniors in order to fulfill the unmet senior 
housing needs in the community.  

2. Assist developers that may want to construct senior housing as to desired areas and 
potential sites. 
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5. Affordable Housing 

Minnetonka has actively worked to provide opportunities for new affordable housing in the 
city. For example, a policy of the city council is that 10 to 20 percent of new multi-family 
units should be available as affordable housing.  Additionally, one of the criteria that the city 
utilizes for considering land use plan changes is the inclusion of affordable housing in a 
project. 

The city is working to achieve the 2010 Livable Communities Act goals and the 2011-2020 goal 
for new affordable housing as set by the Metropolitan Council. The city has met the 2010 
Livable Communities Act goal for new affordable owner-occupied housing; however, it is 
behind the 2010 Livable Communities Act goal for the construction of new affordable rental 
housing. In spring 2008, the city will be 111 units short of achieving the 2010 Livable 
Communities Act affordable rental housing goal.   

The 2020 goal is for the addition of 383 new affordable units between 2011 and 2020. Since 
the city is fully developed, these units will likely be added to the city’s affordable housing 
supply through infill or redevelopment opportunities. Additionally, in order to make the units 
affordable, it is probable that the units will be multi-family (either owner-occupied or rental) 
due to the high land values in the city. 

Actions 

1. Continue working with developers to include affordable housing in their developments, 
where appropriate. 

2. Continue to work with developers in the development process to ensure the long-term 
affordability of units.  

3. Work with Homes Within Reach and other affordable housing agencies and developers to 
add more affordable housing units in the city.  Collaborate and support applications for 
grants or other funding sources for affordable housing.  

4. Locate new affordable and senior housing near access to the transit system, as 
appropriate. 

5. Encourage multi-family rental developments where affordable housing is currently being 
provided to extend their affordability contract, if it is expiring, in order to continue 
providing affordable rents. 

6. Make sure affordable housing is distributed throughout the entire community to prevent 
concentration in one particular area of the city. 

 

6. Linking Housing with Jobs, Transit, and Support Services 

a. Employment Trends 

Minnetonka has nearly the same amount of jobs as it does residents.  In 2000, the city had 
51,256 jobs, and is expected to have 58,600 jobs by the year 2030, an increase of 14.3 
percent.  The city’s unemployment rate has remained relatively stable over the past few 
years in the low to mid three percent range.  As of December 2007, the city’s 
unemployment rate was 3.6 percent. 

More than half of the jobs in Minnetonka are in the service sector, including retail and 
wholesale activities.  Additionally, financial activities, professional and business services, 
and education and health services make up the majority of the city’s jobs.  According to 
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the Minnesota Department of Employment and Economic Development, the 2006 average 
salary of all jobs in Minnetonka was $66,508, with significant variation among the job 
sectors as shown in Table 19.   

Table 19 
Average Annual Salary of Selected Job Sectors 

Job Sector Average Annual Salary 

Arts/Entertainment/Recreation $16,120 

Retail Trade $26,364 

Health Care and Social Assistance $34,892 

Education $36,036 

Professional & Business Services $103,116 

Finance and Insurance $121,004 
Source:  Minnesota Department of Employment and Economic Development 2006 

It is important to recognize the need for affordable housing, given the variation in annual 
salaries, to accommodate those who work in those job sectors, such as retail trade, where 
the annual salary or wage meets the definition of low to moderate income.  This is 
particularly important for single-parent households where there is only one wage earner. 

Actions 

1. Educate employers about employer-assisted housing opportunities for their employees. 

 

b. Transit  

Access to transit in Minnetonka continues to be a challenge for all residents because of 
the lack of convenient routes.  Linking affordable and senior housing to transit services is 
important as many of these residents rely upon the transit system to reach work and 
service destinations.  

In 2002, the city opted out of the regional transit system; however, after considerable 
review contracted with Metro Transit to provide transit service in the city.  There is more 
convenient transit service along the I-394 corridor that provides express bus service to 
and from downtown Minneapolis.  There are also other express routes along major 
thoroughfares that provide peak hour service to and from downtown Minneapolis.  While 
the city is served with peak hour service, there is little mid-day, evening, and weekend 
regular route local service and residents rely heavily upon the Dial-a-Ride, which has a 
limited geographic area for providing transportation, if they need transit service during 
these times. 

Actions 

1. Continue to collaborate with the transit provider in Minnetonka to ensure that as many 
residents are served as possible.  Analyze and prioritize areas where more transit 
service may be necessary such as near locations with transit-dependent populations. 

c. Support Services 

The city provides financial support through Community Development Block Grant (CDBG) 
funds to a number of public service agencies that offer various support services to 
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families and individuals in need.  However, the city is limited to using only 15 percent of 
its annual CDBG allocation on public services.  When the city’s total CDBG allocation 
declines, as it has been over the past five years, the amount available for public services 
also decreases.  It has been the city’s practice to allocate the maximum 15 percent of its 
total CDBG funds to public services—many of which provide housing related services to 
both renters and owners.   

Actions 

1. Continue allocating the maximum amount allowed by CDBG regulations towards public 
service agencies that provide services important to Minnetonka residents—in particular 
housing related services. 

2. Collaborate with agencies that provide support services to educate residents of the 
services available to them. 

 

7. Local Initiatives  

The limited amount of land available for development in Minnetonka creates difficulties to 
implement broad based housing strategies. Each opportunity for affordable housing 
development or redevelopment will have a unique set of land use features and planning and 
policy implications.  The city will continue to re-examine local controls and the approval 
process as they impact the costs associated with residential development and redevelopment.  

H. Tools for Providing Affordable Housing in Minnetonka  
1. Planning and Land Use Regulations 

The city recognizes that there are many land use and zoning tools that can be utilized to 
increase the supply of affordable housing and decrease development costs. However, with 
only 1 percent of the land vacant, most new projects will be in the form of redevelopment or 
development of under-utilized land. New infill development and redevelopment is typically 
categorized as a planned unit development (PUD), which is given great flexibility under the 
current zoning ordinance.  

The following tools will be used to increase flexibility and creativity: 

a. Density Bonus 

Residential projects could be developed at the higher end of the density range within a 
given land use designation. For example, a developer proposing a market rate townhouse 
development for 6 units/acre on a site guided for mid-density (4.1-12 units/acre) could 
work with planning staff to see if higher density housing, such as 8 units/acre, would 
work just as well on the site as 6 units/acre. This should be done on a case by case basis 
rather than as a mandatory requirement, based on individual site constraints.  

b. Planned Unit Developments 

The use of cluster-design site planning and zero-lot-line approaches, within a planned 
unit development, may enable more affordable townhome or single family cluster 
developments to be built. Setback requirements, street width design, and parking 
requirements that allow for more dense development, without sacrificing the quality of 
the development or adversely impacting surrounding uses, should be considered.  
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c. Mixed Use 

Mixed use developments that include two or more different uses such as residential, 
commercial, office, and manufacturing or with residential uses of different densities will 
be examined for projects to determine the potential for the inclusion of affordable 
housing opportunities.    

d. Transit Oriented Development (TOD) 

 TOD can be used to build more compact development (residential and commercial) within 
easy walking distance (typically a half mile) of public transit stations and stops.  TODs 
generally contain a mix of uses such as housing, retail, office, restaurants, and 
entertainment. TODs provides households of all ages and incomes with more affordable 
transportation and housing choices (such as townhomes, apartments, live-work spaces, 
and lofts) as well as convenience to goods and services. 

2. Financial Tools 

a. Land Dedication or Sale 

The City owns a number of parcels, both developed and vacant. The city will examine if 
city owned property could be dedicated for affordable housing development; sold at 
below market rates; or, sold as a second mortgage on the property. This benefit would be 
passed along to the developer through lower site acquisition costs, making the 
development more affordable. 

b. Home Relocation 

The City owns several homes, acquired for road expansions or park plans that never 
developed. Almost all the homes are in good condition, needing very little rehabilitation. 
Some of the homes are currently rented at affordable rents. The City must eventually 
demolish the homes or move them to vacant parcels. The City will examine the potential 
to coordinate ownership with a non-profit housing provider to preserve affordability and 
prevent the loss of these units. 

c. Livable Communities Fund 

In 1997, special legislation was approved allowing the City to use funds remaining from 
Housing TIF District No. 1 for affordable housing and Livable Communities Act purposes. 
The City can use these funds to help achieve its affordable housing goals. The city will 
examine the appropriate use of these funds for qualified projects that meet housing 
goals. 

d. Tax Increment Financing 

Minnetonka has used tax increment financing (TIF) to offset costs to developers of 
providing affordable housing in their development projects. The city will continue to use 
TIF financing, as permitted by law, to encourage affordable housing opportunities. 

e. Housing Revenue Bonds 

The City has used housing revenue bonds for eight rental projects since 1985. Housing 
revenue bonds provide tax exempt financing for multi-family rental housing. The bond 
program requires that 20 percent of the units have affordable rents to low and moderate 
income persons. The city will continue to use housing revenue bonds for projects that 
meet housing goals. 
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f. Housing and Redevelopment Authority (HRA) Levy 

By law, the city’s Economic Development Authority (EDA) has both the powers of an 
economic development authority and a housing and redevelopment authority (HRA). It can 
use these powers to levy taxes to provide funding for HRA activities, including housing and 
redevelopment. 

g. Employer Assisted Housing 

Through employer assisted housing initiatives, Minnetonka employers can help provide 
their employees with affordable rental or home ownership opportunities. There are 
several options that employers can use to both increase the supply of affordable housing, 
as well as to provide their employees with direct assistance by:  

∗ Providing direct down payment and closing cost assistance,  

∗ Providing secondary gap financing,  

∗ Providing rent subsidies,   

∗ Providing homebuyer education and counseling funding, 

∗ Making corporate contributions to housing agencies, and by 

∗ Providing an equity contribution to developers through a limited partnership, 
purchasing low income tax credits. 

The City’s EDA can partner with employers interested in these initiatives by providing 
housing market information, by providing funding assistance, as well as information on 
other funding sources. 

h. Livable Communities Act Funds 

In 1995, when the Minnesota Legislature created the Livable Communities Act certain 
grant funds became available to communities through a competitive application process.  
The Metropolitan Council awards grants to participating communities (Minnetonka is one) 
for projects relating to the creation of new affordable housing.   

i.  Community Development Block Grant (CDBG) funds 

CDBG funds are allocated to the city by HUD each year.  Based upon the needs, priorities, 
and benefits to the community, CDBG activities are developed and the division of funding 
is determined at a local level.  CDBG funds are available to help fund affordable housing.    

j. Low Income Housing Tax Credits 

The Low Income Housing Tax Credit program is administered by Minnesota Housing.  The 
program provides tax credits to developers for rental projects renting to low- and 
moderate-income persons.   

3. Housing Preservation 

a. Emergency Repair Loan 

Established in 2005, the City’s Emergency Repair Loan program provides a deferred loan 
without interest or monthly payments for qualifying households to make emergency 
repairs to their home. The amount of the loan is repaid only if the homeowner sells their 
home, transfers or conveys title, or moves from the property within 10 years of receiving 
the loan. After 10 years, the loan is completely forgiven.  This loan is funded through the 
City’s federal Community Development Block Grant (CDBG) funds in order to preserve the 
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more affordable single-family housing stock by providing needed maintenance and energy 
efficiency improvements.   

b. Homes Within Reach 

Homes Within Reach acquires both new construction and existing properties for their 
program to provide affordable housing in the city.  Through the use of a ground lease, it 
allows the land to be owned by Homes Within Reach and ensures long-term affordability.  
Additionally, if rehabilitation is needed on a home, Homes Within Reach will rehabilitate 
the home as needed, before selling the property to a qualified buyer. 

c. Senior Regeneration program 

As residents age, many older adults will consider selling their single-family homes for a 
variety of reasons.  As older adults move out, the city will rely on younger households to 
move into these homes and preserve neighborhoods. The City could establish a senior 
regeneration program where it would partner with a housing agency to purchase homes 
from older adults looking to sell, rehabilitate the home, and sell it to income-qualified 
buyers.  

d. H.O.M.E. program 

The H.O.M.E. program is a homemaker and maintenance program that is designed to 
assist the elderly. The H.O.M.E. program assists those who are age 60 and older, or those 
with disabilities with such services as: house cleaning, food preparation, grocery 
shopping, window washing, lawn care, and other maintenance and homemaker services.   

e. Minnesota Fix-up Fund 

The Minnesota Housing Fix-Up Fund allows homeowners to make energy efficiency, and 
accessibility improvements through a low-interest loan. 

 Examples of improvement that can be made include: 

∗ Room addition or new garage  

∗ Furnace/air conditioning installation  

∗ Roof replacement  

∗ New paint job/siding  

∗ Upgrade/replace electrical wiring  

∗ Septic system/plumbing repairs  

∗ Energy conservation (such as windows, doors, insulation)  

∗ Accessibility improvements (bathrooms, ramps)  

f. Center for Energy and the Environment 

Center for Energy and Environment offers a number of housing programs for Minnetonka, 
including administration of the Minnesota Fix-Up Fund loan.  Additionally, they offer a 
home energy and rental energy loan program to allow homeowners and owners of rental 
buildings to make energy efficiency improvements to their properties. 

g. Community Fix-up Funds 

The Community Fix-Up Fund, offered through Minnesota Housing, is similar to the Fix-Up 
Fund, but eligibility is targeted with certain criteria.  In the city, Community Fix-Up Fund 
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loans are available to Homes Within Reach homeowners, since community land trust 
properties cannot access the Fix-Up Fund due to the ground lease associated with their 
property. 

 Actions 

1. Continue to seek out and use financial tools to assist housing developers in including 
affordable units in their projects. 

2. Continue to fund and support financial programs that are utilized by residents in the 
maintenance of their homes. 

 

 

 

 

 

 

 



 
 TO:    EDA Commissioners 
 
FROM: Ron Rankin, Community Development Director 
  Elise Durbin, AICP, Community Development Supervisor 
  Stephanie Scott-Sims, Community Development Coordinator 
   
DATE:  March 7, 2008  
 
SUBJECT: Staff Report for March 17, 2008 EDA Meeting 
 

1. Welcome Ellen Weisher Cousins and Brad Wiersum! 
Please welcome both Ellen Weisher Cousins and Brad Wiersum as the new 
EDA commissioners. We look forward to working with you both. 

 
2. Minnetonka Boulevard Corridor Planning  
In February, the city and St. Louis Park were notified that we will be receiving 
$40,000 in grant funds for corridor planning along Minnetonka Boulevard 
corridor from I-494 to Highway 100.  The cities will work collaboratively with a 
consultant to come up with a concept design plan for this segment of 
Minnetonka Boulevard.  The design plan for the corridor will provide such 
items as typical section drawings, enhanced streetscape/landscaping 
amenities, details of the intersection, as well as showing connections to 
parks, recreation, open space, and Minnehaha Creek.  Trail connections 
along this corridor are especially important to both cities.  A scope of work is 
currently being prepared by staff and a consultant will be hired soon to begin 
the work.   

 
3. 2008 CDBG 
In January, staff accepted applications for the 2008 Community Development 
Block Grant (CDBG) funding. For the 2008 funding cycle, Minnetonka 
anticipates receiving approximately $186,658, which is 4.3 percent less than 
last year’s allocation of $195,032. This year, as in the past, Minnetonka 
anticipates funding organizations and programs that fall within the following 
categories: 
• Public Services 
• Emergency Repair 
• Owner-Occupied Rehab 
• Administration/Fair Housing 
 



On Monday, February 11, 2008, the city council held a public hearing on the 
2008 allocation. Council approved all but $3,300 of 2008 funds and the 
reprogramming of prior year’s funds ($15,365). At Monday’s council study 
session the council will to discuss how these remaining funds will be 
allocated, as well as review staff’s recommendations for changes to the city’s 
policy on city support of non-profits. The EDA is invited to attend this study 
session. At its next regular meeting on March 24, council will be asked to 
appropriate the remaining 2008 CDBG allocation and to reprogram unspent 
prior year funds. 

 
4. Minnetonka Blvd./Co. Rd. 101 
In December 2007, community development and public works staff met with 
business owners to discuss snow removal issues.  Staff is continuing to 
develop a resolution to the issues, including the proposed establishment of a 
special service district.  Staff will plan a tour for the EDA in the spring to see 
the improvements at the intersection. 
 
5. Joint Study Session with the Comprehensive Plan Steering 

Committee Meeting Cancelled 
The Joint Study Session with City Council, boards and commissions, and the 
Comprehensive Steering Committee on the Comprehensive Plan update 
scheduled for Wednesday, March 26, 2008 has been cancelled. Instead, 
there will be a regular Steering Committee meeting this evening.  The Joint 
Study Session will be rescheduled at a later time. 

 
     Upcoming Events 
 

Wednesday, March 26, 2008 Sensible Land Use Coalition Program  
“New Thrills or No Frills – What lies 
ahead for commercial development?” 
DoubleTree Hotel—St. Louis Park 
11:30 a.m. -1:30 p.m. 
 

 Please let Stephanie know by March 18 if you wish to attend 
 

 
Friday, March 28, 2008              CURA Housing Forum: 

         “Margins to the Mainstream; 
Philanthropic Interests in Affordable 
Housing” New presidents of two large 
Twin Cities Foundations will discuss 
their  future commitments to the 
provision of affordable housing 

 Presenting: Sandra Vargas, President, 
The Minneapolis Foundation and Kate 



Wolford, President, The McKnight 
Foundation  
Carlson School of Management,  
Rm. 2-213 

          University of MN - West Bank    
          12:00 – 1:30 pm  
 

 Please let Stephanie know by March 25 if you wish to attend 
 
 Tuesday, April 8, 2008          Regular EDA meeting 
      Minnetonka City Hall 
      Boards & Commissions Room 
      6:00 pm 
 
 Wednesday, April 9, 2008  Volunteer Recognition Dinner 
      6:00 p.m. 
      Minnetonka Community Room 
 

Please RSVP by sending in the postcard or to Stephanie by March 26 
 
  
   Attachments 

• EDA Project Update 
• Revised 2008 EDA Roster 
• Sensible Land Use program flier 

 



EDA PROJECT UPDATE 

Updated 03/12/2008 
 

Affordable Housing 
Livable Communities Act Goals 
(The results to date include all affordable units approved by the City Council; however, they may not 
necessarily be built yet). 
 Goals (1995-2010) Results to Date Percent of Goals 
Owner-Occupied New Construction 180 units 223 units 124% 
Rental New Construction 324 units 213 units 65% 

TOTAL 504 units 436 units 86% 
 
Project Updates 

Project Total Units Affordable Units Update 
Sanctuary 23 4 Third affordable unit sold to WHAHLT on 

4/19/07—WHAHLT sold to homebuyer on 
4/23/07. Fourth unit is pending. 

Meadowwoods 17 2 Working with WHAHLT to sell units. 
Deephaven Cove 28 5 All five affordable units have been sold to 

WHAHLT. 
Glen Lake  197 33 Construction continues. 
HWR (WHAHLT)   29 Minnetonka units, 49 units total; 48 units have 

been leased to homebuyers, with 1 Minnetonka 
unit with a pending purchase agreement. 

 
Transit 
Dial-a-Ride 

• Ridership  
Month 2006 2007 Difference 

2006 to 2007 
2008 

January 814 813 (1) 1,649 
February 822 730 (92)  

March 956 788 (168)  
April 764 725 (39)  
May 896 727 (169)  
June 840 667 (173)  
July 776 588 (188)  

August 816 739 (77)  
September* 774 1,777 1,003  

October* 832 2,114 1,282  
November* 724 2,392 1,668  
December* 681 1,658 977  

Totals 9,695 13,718 4,023  
*Extended Dial-a-Ride service began September 1st with evening and Saturday service.  4 more 
hours of service on weekdays and 8 hours of Saturday service were added.  The new Lake 
Minnetonka Dial-a-Ride now provides curb-to-curb service to Minnetonka, Deephaven, Greenwood, 
Excelsior, Navarre, Shorewood, and Tonka Bay. The new service provider is Midwest Paratransit. 
 

Metro Transit 
• Route 612 (Minnetonka Heights/7-HI/Glen Lake/Downtown Hopkins) will be reinstated in June 

2008. Staff is currently working with Metro Transit, Minnetonka Heights Apartments, and City of 
Hopkins on developing a marketing strategy for the reinstated route. 

 
Economic Development/Business 

• Minnetonka • 101 Business Association 
o Discussions continue on the establishment of a special services district. 



Updated:  January 9, 2008  

 
 
CITY OF MINNETONKA--ECONOMIC DEVELOPMENT AUTHORITY 
 
OFFICIAL ROSTER - 2008   
 NAME & ADDRESS  APPOINTED  TERM EXPIRES 
Dan Duffy** 
17900 Susan Lane 
Minnetonka, MN 55345 
541-7888 (W)   476-8588 (H) 
duffyarch@comcast.net  

 
05/08/00 

Reappointed 
01/03/05 

 
 

01/31/11 

Bunny Robinson 
12800 Meadow Circle 
Minnetonka, MN  55305 
544-9781 (H)  942-8938 (W) 
bunny@rob2rob4jobs.com 

 
01/27/03 

Reappointed 
01/23/06 

 
01/31/12 

Peter St. Peter*  
1901 Timberline Spur 
Minnetonka, MN 55305 
544-8713 (H) 
stpeterlaw@hotmail.com 

11/09/98 
Reappointed 
12/13/99 and 

01/23/06 

  
 

01/31/12 

 
Brad Wiersum*** 
16370 Eagle Ridge Drive 
Minnetonka, MN  55345 
930-9693 (H)  763-593-7261(W) 
bwiersum@eminnetonka.com 

  
01/07/08 

  
01/31/14 

  
Tony Wagner*** 
1804 Traymore Road 
Minnetonka, MN  55305 
512-1817 (H)  763-212-3780 (W) 
twagner@eminnetonka.com 

  
01/26/04 

 
01/31/09 

Ellen Weisher Cousins 
4531 Greenwood Drive 
Minnetonka, MN  55343 
(H)  938-8211 (C) 612-860-1133 
ewcousins@comcast.net   

 
 

01/28/08 
  

   
 01/31/10 
 

Bill Yaeger 
15694 Sussex Dr.  
Minnetonka, MN 55345 
936-0473 (H)  367-4000 (W) 
w.j.yaeger@att.net 

  
02/12/07 

 
01/31/13 

Vacant****   

Boards and Commissions Room:  952-939-8353  *EDA President 
Mezzanine Conference Room:  952-939-8343  **EDA Vice-President 
Gray’s Bay Room:  952-939-8682    ***City Council Representative 
        ****Youth Representative   
Ron Rankin:  952-939-8282 
Elise Durbin:  952-939-8285 
Stephanie Scott-Sims: 952-939-8283 
City Hall:  952-939-8200 
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Upcoming program                    2008 Sponsors

Each month the Sensible Land Use Coalition hosts a forum to promote awareness of  
emerging land use issues.  These programs are open to the public. 

New Thrills or No Frills –  
What lies ahead for commercial development?

This program has been approved for 1.0 hour of AICP CM! 
Approval for 1.0 Continuing Real Estate education credits is pending. 
 
Program Date: March 26, 2008 
Registration Begins: 11:15 am 
Luncheon: 11:30 am 
Cost: $35/members  $45/nonmembers (Add $10 after 4:00 pm on March 24.) 
Location: DoubleTree Park Place 
 
Moderator:  Bruce Carlson 
President of MSCA and Vice President of Retail Development, United Properties 

Panelists: 
Rick Collins, Vice President of Development, Ryan Companies US 
Kelly Doran, Founder & Principal, Doran Companies 
Keith Ulstad, Vice President Retail Development, United Properties

Register on-line 
 
Download .pdf registration form

The commercial real estate market has managed to escape the residual effects of the housing market 
decline. But the question remains: will the commercial markets remain resilient against the current 
economic slow down, and what types of new commercial projects can we expect to see in coming years?

A panel of leading experts from the Twin Cities commercial construction and development community 
will discuss the market outlook and trends in their respective markets, delving into questions such as:

●     Will the fundamentals of the commercial market remain strong in 2008? 
●     What impacts will current market conditions have on office, super big boxes, new main streets, 

lifestyle centers, entertainment, and mixed use developments? 
●     Where are the future commercial hot spots? 
●     What are the latest design trends in office and retail construction? 
●     What is on the minds of commercial builders and developers: green, LEED, capital markets, 

http://www.sensibleland.org/ (1 of 2)3/7/2008 2:25:32 PM

http://www.sensibleland.org/index.cfm
http://www.sensibleland.org/displaycommon.cfm?an=1&subarticlenbr=27
http://www.sensibleland.org/displaycommon.cfm?an=3
http://www.sensibleland.org/displaycommon.cfm?an=1&subarticlenbr=28
http://www.sensibleland.org/displaycommon.cfm?an=1&subarticlenbr=34
http://www.sensibleland.org/forum.cfm
http://www.sensibleland.org/displaycommon.cfm?an=5
http://www.sensibleland.org/search.cfm
http://www.sensibleland.org/displaycommon.cfm?an=6
http://www.sensibleland.org/jobbank.cfm
http://www.sensibleland.org/displaycommon.cfm?an=1&subarticlenbr=32
http://maps.live.com/default.aspx?v=2&cp=44.968565~-93.350683&style=r&lvl=14&tilt=-90&dir=0&alt=-1000&scene=6305948&where1=1500%20Park%20Place%20Blvd%2C%20St.%20Louis%20Park%2C%20MN%2055426&encType=1
http://www.uproperties.com/employeesearch/search3.asp?sqlId=253
http://www.msca-online.com/index2.html
http://www.ryancompanies.com/news/SpeakersBureau.htm
http://www.dorancompanies.com/
http://uproperties.com/EmployeeSearch/search.asp
http://www.sensibleland.org/cde.cfm?event=204993
http://www.sensibleland.org/cde.cfm?event=204993
http://www.sensibleland.org/associations/1493/files/SLUC Flyer 2008-03 Final.pdf


Sensible Land Use Coalition

construction costs, new market opportunities, recession? 

Save the date for another program April 30, 2008...learn more!
 
More information about Continuing Education credits

Administrative log in.
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EXISTING & PROPOSED LIGHTS:
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PEDESTRIAN EXPERIENCE: LIGHTS

EXISTING WALKWAYS 

• WALK IS LOCATED AT BACK OF CURB, CLOSE TO 
FAST MOVING TRAFFIC.

•VERY FEW STREET TREES OFFER LITTLE SHADE 
DURING SUMMER MONTHS

• LIGHTING IS NOT PEDESTRIAN SCALE, AND HAS NO 
CHARACTER.

PROPOSED  WALKWAYS 

• 6’ WIDE, COLORED CONCRETE WALKS

• WALK IS SETBACK FROM STREET, AND WOULD BE 
ELEVATED ABOVE STREET GRADE WHERE POSSIBLE.

• STREET TREES OFFER SHADE DURING SUMMER.  
LOW GROWING PLANTS CREATE A BUFFER FROM 
TRAFFIC.

• LIGHTING IS PEDESTRIAN SCALE AND BANNERS 
COULD DISPLAY THE CHARACTER OF GLEN LAKE

Glen Lake
Streetscape Improvements Project
January 2008
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EXISTING PROPOSED 

INTERSECTION OF EXCELSIOR AND 
BEACON HILL ROAD
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EXISTING PROPOSED 

EDEN PRAIRIE ROAD LOOKING 
NORTH FROM SNYDERS PARKING 
LOT



PRELIMINARY SKETCH STUDIES:

Glen Lake
Streetscape Improvements Project
January 2008
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LOOKING EAST DOWN EXCELSIOR 
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Council Present: Dick Allendorf, Bob Ellingson, James Hiller, Terry Schneider, Tony 
Wagner, Brad Wiersum, and Mayor Jan Callison.  

 
Council Absent: None 
 
Staff:   John Gunyou, Geralyn Barone, Desyl Peterson, Ron Rankin, Julie 

Wischnack, Susan Thomas, Jo Colleran, David Maeda 
 
 

City Manager John Gunyou reported that the first Minnehaha Creek Corridor 
neighborhood meeting was held. Around 30 people attended. Once all the 
neighborhood meetings and community open house have been held, the steering 
committee will meet again. Gunyou said the park planning process would come 
next. Construction work could then begin next fall on the new Mills Park.  
 
Wagner said he has received a number of recent calls inquiring about a potential 
private development by the Burwell House. He asked for an update. Community 
Development Director Ron Rankin said he received a letter from the developer 
that indicated about half the neighbors had signed on. It is unknown what the 
developer is proposing for the area. A creek corridor meeting with the neighbors 
in that area is scheduled for February 7.  

 
1. Development philosophy and process 

 
Philosophy 
Gunyou noted the challenge of drafting ordinances that are too specific and 
hinder the council’s ability to make responsible decisions that consider public 
benefits. Development standards must be consistently applied, but still allow for 
exceptions as tradeoffs for public benefits. He asked for council direction.  
 
Schneider said there have been a number of instances when a developer will do 
something inappropriate and the city takes action to make sure a similar action 
does not happen again. He said a lot of the time the reaction doesn’t solve the 
problem but rather creates more issues. The issue is about tightening up 
ordinances with the reality of how far the restrictions should go. He said the 
proposed tree ordinance goes too far. The original premise was every property 
has the ability to do a normal house pad but the city has the ability to direct the 
location of the house pad to minimize the overall impact on trees. Similarly, 
conservation easements were originally supposed to be used sparingly but are 
now used all the time. Ultimately an entire development needs to be looked at to 
determine the tradeoffs and what will be done to ensure the project ends up 
being a good one. He supports the PUD concept but not with all types of 
provisions that a property owner must do. 
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Hiller said he did not understand the goal of what was trying to be accomplished. 
Is it the city having control over the larger problems like clear cutting trees or is it 
a matter of defining the natural resource characteristics that should be 
preserved? He said both are good goals that would require different tactics to 
achieve. Callison said the process has evolved into identifying specific 
characteristics that should be preserved.  
 
Gunyou said the premise behind the draft tree ordinance was to establish stricter 
performance standards, but allow for flexibility to encourage responsible 
development.  
  
Wiersum said the city learned from the shoreland ordinance process that there 
was a difficult line between having some standards that preserve the things that 
are valued versus getting heavy handed and infringing on people’s property 
rights.  
 
Wagner said he isn’t sure the target audience has been identified yet. He said 
the council has to decide what types of properties are being looked at.   
 
Hiller asked if there is more specific information about the amount of trees in 
different areas of the city. Natural Resources Manager Jo Colleran said there are 
108 residential parcels that are two acres or larger. The city also knows where the 
woodland preservation areas are located.  
 
Allendorf said the members of the council will change over time as will community 
standards. The ordinances should specify clearly defined standards. But to be too 
prescriptive doesn’t recognize there will be exceptions and the city will need some 
flexibility. 
 
Callison said there is a risk that people will see a standard where an exception is 
allowed, and they will not listen to the reasons but will simply believe the council 
decision does not follow the rules. The standard has to be set so the city can meet it 
most of the time rather than be put in a position where exceptions are always being 
granted. She said so far there have been a lot of exceptions to the tree ordinance 
because there is an expectation of a number of trees being planted that is not 
realistic. This indicates the ordinance is too strict.  
 
Allendorf said there will be times when people take items out of context and accuse 
the council of not following the overall standards.  
 
Schneider said over the years the council has not strictly stuck to the standards and 
the end result is a better project. He said the city crossed the line on the tree 
ordinance when the ordinance did not allow for a normal building pad as a right. He 
suggested staff study the parcels that are five acres or more. This might provide 
some wisdom on crafting the ordinance.  
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Peterson said one approach might be developing strict standards but allowing a 
developer to get additional lots under a PUD. Schneider said that idea has merit, . 
Studying and identifying the areas it will help protect is important. Gunyou suggested 
an overlay district approach might work so that everybody knows where the 
standards apply.  
 
Callison said she was hearing that the staff needs to identify the areas that will be 
affected. Then there would be clearer standards with more specificity with the 
understanding that exceptions will be allowed. Gunyou said presumably the 
identified areas would have stricter standards, even for individual or two lot splits 
within the significant areas. This approach would be consistent with the way 
wetlands and shorelands are treated. 
  
Review process 
Gunyou explained the benefit of a formal review process, including reinforcing the 
role of the planning commission. To help do this, concept plan reviews and 
neighborhood meetings could be required for potentially controversial projects.. 
Improvements to communication are also being recommended.  
 
Allendorf said during the last few controversial developments the neighbors felt the 
communication problem was not at the beginning of the process but at the end. The 
concerns expressed indicated people felt too many things were happening too 
quickly. He said the recommendations did not get at this problem. He suggested 
conducting a neighborhood meeting at the end of the process before the final 
changes are made to the proposal. Allendorf said he has always felt uncomfortable 
when developers ask to come before the council to gauge feelings towards a 
project. Allowing this opens up the council to criticism that statements made early on 
 might contradict how a member ultimately votes on the project.  
 
Wiersum said there are times when residents feel that a project has a lot of 
momentum before the residents have the opportunity to provide input. Requiring a 
neighborhood meeting may help address that issue. The problems may be more 
perception than reality but the issue still needs to be addressed.  
 
Wagner said currently neighborhood meetings are presentations given by the 
developer and not meetings with true interaction to get feedback. The concept plan 
review might provide a way to present issues to the neighborhood and solicit 
feedback. He said the current process can be intimidating and he would like to see 
the city solicit feedback from residents involved in recent controversial projects. 
 
Schneider said the concept review process is unique and most developers like it 
because they can get feedback before investing a lot of money in developing plans. 
He suggested rethinking the terminology. Rather than a formal concept plan review, 
it could be an opportunity to identify issues. As soon as the city receives an 
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application, instead of introducing the ordinance the application would be introduced 
for the purpose of indentifying issues.  
 
Hiller suggested developing a pamphlet that could be distributed at the 
neighborhood meetings explaining the process.  
 
Callison said she likes the idea of the concept plan review. Residents don’t realize 
that staff works through a lot of issues before a project is introduced. If residents are 
given the opportunity to express concerns early on, the concerns are likely already 
being dealt with by staff, and the history of how issues are dealt with could be 
tracked. She would be concerned with having the council involved in this process. 
The council’s role is to listen to the concerns as they come through and not pre-
judge the issues. She agreed with Allendorf’s point about communication issues at 
the back end of a project. She said in the past the council has discussed getting the 
council packet earlier to give everybody more of an opportunity to go through the 
materials. She shared the concern raised about the comment section of the packet. 
It’s helpful because it helps identify issues but it leads people to believe that the 
council can vote against proposals based on the number of people who express 
opposition.  
 
Allendorf clarified he isn’t against an issues review type meeting. His concern is 
having planning commission and council members voicing opinions at the meetings.  
 
Wiersum said that when the comment cards come in with 80 people strongly 
opposing a project and a handful expressing support, it looks like the council doesn’t 
listen to residents if the project is approved. He said qualitative responses could be 
more helpful.  
 
Schneider said the concept review process could be used when the applicant 
requests it. He has seen the process work well with challenging sites with difficult 
issues. There might be multiple alternatives that could work but it is impractical to 
develop a half a dozen plans. Reviewing the three or four best plans with the 
planning commission or the city council to get feedback, while not binding members 
to what is discussed, can work well.  
 
Ellingson said the park plan process has worked well and he likes the idea of using 
a similar process for development. He said he has heard from residents inquiring 
about a project. The resident has called staff and was told that there has not been 
an application submitted yet. This delays engaging people in the affected 
neighborhood. He said a discussion is needed on whether the issue is the process 
itself, or the end results.  
 
Wagner said looking at the Opus development there was agreement the end result 
was better than the original proposal. He thought the end result could have been 
arrived at sooner, and that left the neighbors disillusioned by the process.  
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Gunyou agreed the process is necessarily dynamic, and that the proposal will 
change from the time a developer first submits an application to the time it is 
discussed by the council. As a result, staff can be perceived as being advocates for 
either the developer or for the neighborhood, rather than as professional advisors. 
Many of the process recommendations help make the staff role clearer. The concept 
plan or issue review is one way to do that. Gunyou thought it important to have a 
threshold for the projects that will go through that type of process. One way to 
address some of the communication timing issues as the proposal evolves is to use 
the internet even more than is currently done.  
 
Schneider asked if the council packets could be distributed on Wednesdays rather 
than Fridays. Wiersum suggested the packets be distributed by noon on Thursday. 
Gunyou said staff could accommodate whatever timing the council wanted, but 
noted the dynamic nature of the process will still lead to changes after the council 
packet is distributed.  
 
Schneider suggested that staff determine what projects warrant the more complex 
review process.  
 
Wiersum asked if the planning commission’s workload will increase with the 
changes. His concern is retaining good commissioners, which might be difficult if the 
work increases. Schneider said the issue review could become part of the 
commission’s meeting agenda. Callison said that might work against the more 
informal discussion that is being sought. Wagner said one benefit of being on the 
planning commission is knowing the schedule ahead of time. He said there is a way 
to add the item to the agenda and still have an informal discussion take place. 
Callison said the proposed changes should be discussed by the planning 
commission for feedback. 
 
Roles and responsibilities 
Gunyou said one role the commission could play better is to provide more 
prescriptive recommendations to the council after carefully weighing all the issues.  
 
Schneider said when he served on the planning commission a great deal of training 
was provided explaining roles and responsibilities. He said one thing that is currently 
missing is that the commission should continue items when more information is 
needed rather than passing it along to the council. Wagner said the city needs to do 
a better job setting expectations for the planning commission. He noted the current 
commission does not have a lot of experience, so staff may need to guide the 
commission when items need to be continued for further discussion. Rankin said 
training is planned for the commission this spring.  
 
Callison said the staff report listing issues for the commission discourages the 
commission from thinking through the issues.  
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Allendorf said as far as the council’s role he agrees it is not helpful to the process 
when a member sides with developers or the neighbors openly before all the 
information comes in.  
 
Schneider said he is always willing to talk to people about projects but will not to 
commit to one side. The difficulty comes when specific issues like traffic or variances 
are brought up. When that happens Schneider said he focuses the discussion on 
educating the resident on the process.  
 
Ellingson said the council’s role is both judicial and legislative. He said often 
residents want the council to be advocates for issues. At times he will tell people 
how he plans to vote on an issue.  
 
Wagner said the role of the at large members can differ from the ward members. If a 
development is in a different ward than the one he represents he will take the role of 
educating residents how the process works.  
 
Wiersum said he tries to be neutral on issues as long as he can. He said when a 
resident calls and he disagrees about the issue he still will help the resident make as 
powerful an argument as possible to the council.  
 
Schneider said part of the planning commission’s role is to question staff 
recommendations. If something doesn’t make sense the conversation should occur 
on why it might not be better to change the ordinance. Wagner said when he was on 
the commission he was trained that their role was not to get into policy but rather to 
interpret the ordinance.  
 
Allendorf suggested that if an ordinance is to specifically be addressed in the 
discussion of an application, that a copy of the ordinance be included in the staff 
report to the planning commission.  
 
Gunyou said based on the discussion the message to the planning commission is 
that their role is to follow the ordinances and to suggest policy changes when they 
see trends developing. Callison added that when the commission sees a policy that 
is not working they should call it to the attention of the council.  
 
Schneider suggested not rushing through the process in developing the 
environmental ordinances. Gunyou said the plan was to draft proposed ordinances 
for introduction, and that the public review process would follow. Peterson said 
introducing an ordinance just begins the process.  
 
Wiersum asked when the shoreland ordinance would be ready. Gunyou said it 
depends on the DNR. Colleran said it’s likely to come to the council sometime during 
March. Schneider asked if the city could adopt an ordinance if the DNR delays the 
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process. Colleran said the DNR gives the city its zoning authority and could 
potentially withdraw that authority.  
 

2. Adjournment  
 

 The study session adjourned at 8:50 p.m.    
 
 
Respectfully submitted, 
 
 
David E. Maeda 
City Clerk  
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