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October 2006

Dear Fellow Edina Citizens,

In November 2004 the City of Edina assembled a Task Force to study housing and its
affordability in our community. The Task Force is comprised of 19 individuals, most of

whom live in Edina.

This report is the result of the Task Force’s work and contains a plethora of informa-
tion. This is not the final word, but we do seek to spur action. The Task Force believes

that housing problems exist and will only grow unless some action is taken by the City.

This report represents a consensus of the Task Force members. Most of the recom-
mendations enumerated here are endorsed by a super majority of the group. We ask
that you keep an open mind when reading and studying this report. We, like you, are

committed to Edina's future. It's our legacy.

Douglas Mayo
Chair, on Behalf of the Edina Housing Task Force




Page 6




EXECUTIVE SUMMARY

After months of research, intense discussions, and input from around the community, the Edina
Housing Task Force (the Task Force) recommends that Edina implement a Housing Succession
Plan to help sustain our community and serve as a strong force for our region. The Plan puts forth
a goal of making 500 units of housing available to households of lower and moderate income by the

year 2020 and suggests five primary strategies to accomplish this goal:

I. Adopt a mandatory inclusionary zoning policy;

2. Update the Comprehensive Plan to convert appropriate areas to mixed use and provide
for greater density in appropriate areas;

3. Use the greater Southdale area as a demonstration of a cutting-edge, livable, pedestrian-
friendly urban redevelopment;

4. Create long-term opportunities to make a portion of Edina’s existing housing stock afford-
able to more people and families; and

5. Leverage existing housing programs to create more opportunities for moderate- and

lower-income families.

Edina’s housing market is very healthy. So why does Edina need to bother with a Housing Succes-
sion Plan? For most people in Edina, market forces work sufficiently to provide the housing they
need and desire. However, some segments of the population are not well served by the market.
The Housing Succession Plan focuses on the areas where the market functions less well. Housing
options in this context mean that Edina has lifecycle housing opportunities for people of a broad

range of incomes and ages who will contribute to making it a great place to live.

The Housing Succession Plan is built on the idea that continuous renewal is essential to vital com-
munities. Ve are a city with a variety of people across age and economic spectrums: young fami-
lies, seniors, teachers, professionals, life-long residents and newcomers. Because of rising housing
costs, it is likely that this diversity will diminish. With average home sale prices increasing by
$185,000, from about $215,000 to over $400,000 between 1997 and 2004, living in Edina is be-

coming unaffordable for many.
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Of the over 21,000 households in Edina, more than 7,700 have incomes of less than
$50,000 per year; nearly 3,300 have incomes of $25,000 or less. Of these 7,700 house-
holds, approximately 3,500 pay 30% or more of their income for housing, a standard
measure of affordability. Lower- and moderate-income workers in Edina are often
priced out of its housing market. As housing values outpace the incomes of those who
have helped create higher property values (such as teachers, police officers, firefighters,
retail/service workers, hospital staff, office workers, nurses, etc.), it becomes difficult for

Edina to be their home.

This Plan aims to protect and enhance Edina as a community of character, openness, and
foresight by creating and maintaining a diversity of housing options. The Task Force be-
lieves that deliberate attention to Edina’s housing is necessary to:
e Preserve and enhance the strength of our schools;
e Maintain community character;
e Foster diversity;
e Support Edina businesses’ ability to remain competitive in regional and global
markets and attract quality employees; and
e Provide lifecycle opportunities for community renewal (provide opportunities
for people to live and work in Edina throughout their lives, continually renewing

Edina’s residential base).

Before finalizing this report, the Task Force consulted heavily with people throughout
Edina. The primary response was one of tremendous support: Edina must take action to
ensure that the type of families who have always lived in Edina can continue to afford to
live in Edina. This report also outlines the next steps for each housing strategy. It sets
clear lines of accountability for achieving the goal of providing 500 units of affordable

housing by 2020.



“Edina will be the preeminent place
for living, learning, raising families
and doing business...”

— Edina Vision 20/20 Plan

I. AVISION FOR EDINA’S FUTURE

People choose Edina. Edina is primarily a residential community, but is also home to nearly 50,000
jobs. Edina offers outstanding public schools, beautiful parks and abundant recreational opportuni-
ties, civically engaged citizens, quality medical facilities, numerous employment opportunities, and a
convenient location. The people of Edina, both its residents and its workforce, contribute to mak-

ing Edina an outstanding place to live, raise a family, work, and retire.

Successful communities create an environment that allows them to continually renew and reinvigo-
rate themselves despite economic upheavals and demographic changes. They take the long view
and rise to challenges. They recognize that in this fast-paced, globally competitive world a successful
past does not guarantee a successful future. The imperative to look ahead was the impetus for

Edina’s Vision 20/20 plan (20/20 plan) as well as the Edina Housing Task Force (the Task Force).

Edina‘s 20/20 plan sees Edina as the “preeminent place for living, learning, raising families and doing
business.” This cannot be accomplished without balanced housing options. In particular, Edina
must continue to offer housing opportunities to people who have always been a part of Edina —
hard-working people, and families and seniors of modest means. Some of the 20/20 plan strategies,
such as a high-quality, livable environment and a balance of land uses, speak directly to the impor-
tance of housing in Edina. Yet achieving the 20/20 plan’s vision will be complicated and challenging
in a fully developed suburb where over 60% of its housing was built before 1970 and more than 80%

before 1980.

Edina’s Vision 20/20 plan calls for a balance of land uses, characterized by lifecycle housing, out-

standing neighborhoods, and an extensive network of parks, all arranged in pedestrian- and transit-
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Edina Public Works Employee, 1972
Edina Millstone relocation to Grange Hall

friendly ways. This will, according to the 20/20 plan, address changing housing and business
needs while sustaining Edina’s enormous investment in its housing stock and neighborhoods.
The first objective in the 20/20 plan is to “maintain strong residential neighborhoods.” Not
only is affordable housing cited as a key component of this, but the 2003 update of the 20/20
plan calls for Edina to “take a leadership role in encouraging affordable, lifecycle housing op-

portunities.”

Edina’s past teaches us that its attention to planning and redevelopment has kept Edina strong.
Looking to the future, the Housing Task Force recommends that the City of Edina implement
a Housing Succession Plan (the Plan) built on the idea that continuous renewal is an essential

quality of successful communities.

The Housing Succession Plan aims to sustain and enhance Edina as a community of character,
openness, and foresight by creating and maintaining a diversity of housing options. The Task
Force believes that deliberate attention to Edina’s housing is necessary to:
e Preserve and enhance the strength of our schools;
e Maintain community character;
e Foster diversity;
e Support Edina businesses’ ability to remain competitive in regional and global markets
and attract quality employees; and
e Provide lifecycle opportunities for community renewal (provide opportunities for peo-
ple to live and work in Edina throughout their lives, continually renewing Edina’s resi-

dential base).
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The Edina Housing Task Force was convened by the Research, Planning and Coordina-
tion for Human Services Ad Hoc Committee of the Edina Human Rights and Relations
Commission (see Appendix A for a list of Task Force members). The Task Force was
charged with identifying how and why affordable housing matters to Edina’s future and
to make practical recommendations that can help Edina meet its 20/20 plan vision of be-
ing the “preeminent place for living, learning, raising families and doing business.” This
report addresses why housing matters and delivers a call to action, including specific

housing strategies and a three-point action plan.

Before releasing this final report, the Task Force presented its draft work in various fo-
rums throughout Edina. The Task Force wishes to thank the many people who took
time to learn about the need for affordable housing and provide their perspective. The
Task Force was pleased, and somewhat surprised, at the support it found in the commu-
nity. Edina residents see that their community is changing and rapidly becoming unaf-
fordable to the type of people who have always called Edina home. They urged the Task
Force to put forth specific goals and ideas for making housing more affordable in Edina.
A list of these community meetings and a summary of the discussions can be found in

Appendix B.

If Edina’s past has taught us anything,
it is that Edina’s attention to planning
and redevelopment has kept it strong.
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1. WHY HOUSING MATTERS

Housing is easy to take for granted. Yet the physical asset becomes homes for families
and individuals, opportunities for those working hard to get ahead, community for cities,

and resources for the economy.

A mix of housing types and values is necessary to ensure that those who contribute to
the community can live in the community if they desire. The same mix enables new-
comers and young families to join the community, renewing it with fresh talents and
ideas. A mix of housing respects the desires of older citizens to remain in the commu-
nity that is the seat of their life’s work and dreams. Housing is increasingly a factor in

business’ ability to recruit and retain workers.

Economic and land-use pressures are creating strains that threaten Edina’s ability to of-
fer a mix of housing opportunities. Housing prices in Edina are escalating well beyond
the reach of many who work and even currently live in Edina. Throughout the metro-
politan area, workers and young families are “driving to affordability,” housing made af-
fordable by relatively inexpensive rural land and accessible by good freeways, but which
leaves traffic congestion, air pollution, and water quality problems in its wake. These

factors contribute to the increasing land values in Edina.

If housing prices explode beyond the means of all but the wealthy, Edina will not attract
young families, it may struggle to attract the workers it needs, and seniors on fixed in-
comes may be forced to relocate. These scenarios are not farfetched. Indeed, there
are signs that these problems are beginning to happen, just as they have emerged in

other communities around the country.




Change in income vs. Change in house prices, 1997-2005
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Edina Housing Task Force,
Aug. 2006
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Chart A.
Shows the per-
centage by
which average
incomes (blue
diamonds) and
average house
prices (orange
circles) in-
creased from
1997. Incomes
rose by just
over 30% over
the period,
while house
prices rose by
more than
100%.

Housing is expensive and getting more expensive as land becomes more valuable. Home

prices in Edina have typically been among the highest in the Twin Cites metropolitan

area. The recent surge in home prices was particularly strong in Edina: between 1997

and 2005, the average sale price of a home in Edina increased by $235,000, from about
$215,000 to over $450,000 or approximately 15% a year'. (See Appendix C.) At the

same time, the average income for households in Edina has increased much more slowly,

rising by 4.4% per year from $33,000 in 1997 to $44,000 in 20052, Chart A shows this

increase in home prices compared to incomes. This means that housing in Edina is less

affordable today than in 1997. (See Appendix E for the definition of affordable housing.)

: 2000 U.S. Census.
Minnesota Department of Employment and Economic Development.
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Another sign of the market strength and declining affordability of Edina’s housing is the growing
trend of “tear downs” (buying smaller single-family homes, tearing them down, and building sig-
nificantly larger homes on those lots). Chart B shows that the number of tear downs jumped
sharply from about 8 a year from 2000 to 2003 to 20 in 2004 and 37 in 2005°. The number of
major construction projects for renovation and additions rose steeply as well, further contrib-
uting to the rise in Edina home values. The estimated value of new construction for remodel-

ing, additions, and tear downs increased by more than 60% between 2000 and 2005.

Edina’s residents have a wide range of incomes. Of the more than 21,000 households in Edina,
more than 7,700 have incomes of less than $50,000 per year; nearly 3,300 have incomes of
$25,000 or less. Of these 7,700 households, 3,300 are renters, 60% of whom pay more than
30% of their income for housing, a standard measure of affordability. When looking at single-
family homeowners who earn less than $50,000, approximately 1,300 households, about one in
two, pay more than 30% of their income for housing*. (Data for condominium and townhome
owners are not available.) Chart C shows the proportion of all homeowners and renters who
pay more than 30% of their income in housing costs. Teachers, police officers, firefighters, re-
tail/service workers, hospital staff, office workers, nurses, etc. who work in Edina often cannot

afford to live in Edina.

% All Homeowners & Renters Below. Chart B. Using permit information

Paying More Than 30% of Income for Housing fOl' demOlItIOﬂS, thIS Chart ShOWS the number

of “tear downs” in Edina per year.

e e Left. Chart C. While both homeowners

B and renters often pay more than 30% of
their income for housing costs, renters do so
much more often. While just more than one
in seven homeowners pay 30% or more of
income for housing, more than three in
seven renters do.

# Edina Tear Downs by Year

Edina Housing Task Force,
Aug. 2006

% paying more than 30% in housing costs

[ homeow ners [J renters

City of Edina, Office of the Assessor.
2000 U.S. Census.

2000 2001 2002 2003 2004 2005




Aug. 2006

Edina Housing Task Force,

Affordable Monthly
Mortgage Payment

% income required
for $200,000 home

% income required
for $350,000 home

Assistant

Position | Salary
1 earner |2 earners| 1 earner |2 earners| 1 earner |2 earners

Teacher, | ¢35 000 |  $800 $1,600 65% 32% 114% 57%
starting

Teacher, | «49000 | $1,225 | $2,450 | 42% 21% 74% 37%
median
Police
officer, $38,000 $950 $1,900 55% 27% 96% 48%
starting

Healthcare
worker, $54,000 | $1,350 $2,700 38% 19% 67% 34%
median

Food Service o5 50 | 4375 $750 138% 69% 242% 121%
worker

Administrative

$29,000 $725 $1,450 72% 36% 125% 63%

Chart D. This chart shows an affordable monthly payment for one and two earners in a household.
For two earner households, the same income for each household was assumed (i.e. two teachers or
two police officers). Using Fannie Mae’s mortgage payment calculator, the monthly payment for a
$200,000 and $350,000 home was calculated assuming a 30-year fixed mortgage with 7.0% interest
rate. Assuming no other debts and enough cash to cover closing costs, the chart shows the percent-
age of income required for a $200,000 and $350,000 home at each income level. This figure includes
tax and insurance.
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Of the approximately 47,500 residents in Edina, nearly 10% work in jobs earning less than
$14.40 per hour®. Many of these are our service providers, including retail clerks and day-
care workers. It is especially hard for these households to find affordable housing in Edina.
Chart D compares local wages for various jobs with the amount of monthly housing pay-
ments these workers can afford®’. It also shows the percentage of income they would need

to spend to buy a $200,000 or $350,000 home—homes that are not affordable to them.

Housing Affordability:
# Households vs. # Affordable Homes

10,000

9,000 +— _. .
Edina Housing Task Force,
Aug. 2006

8,000

7,000

6,000

# Households & Homes

5,000

4,000

3,000 276

2,000

1,000
I B

<$25,000 $25,000-$50,000 $50,000-$75,000 $75,000-$100,000

Income

I Condos [ Townhouses [18Single Family I # Rentals  ==¢==# Households

Chart E. The red line on this chart indicates the number of Edina households earning an income within the specified
range. The bars show how many homes are affordable for a household* in that income range, color-coded by type (rental,
single family home, etc.). The number of available affordable homes is cumulative up the income bands, because if a home
is affordable to a household earning $20,000, it is still affordable to a household earning $40,000. There is a deficit of
homes available for households earning less than $50,000, and limited homeownership** opportunities for those earning
less than $75,000. Even for those 2,124 households earning $100,000, there are fewer than 1000 single-family homes af-
fordable for purchase in Edina. The number of homes available by type are listed in the table on the right.

*All households within an income range have been calculated at the average income for that range, because distribution is unknown (e.g.
for the income band $25,000—$50,000, $37,5000 was used to calculate affordability).

**Assumptions for homeownership include: 30-year mortgage at 7.0% interest and enough cash on hand to cover closing costs.

* 2000 U.S. Census.

¢ Minnesota Department of Employment and Economic Development.

’ Fannie Mae’s “How Much Can You Afford with a Specific Monthly Payment” calculator.
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Charts E and F show that there is an absolute deficit of affordable housing in Edina for
households under $50,000; the shortage is especially severe for households with in-
comes of $25,000 or less. The red line on the chart shows the number of households at
each income level. The bars show how many total homes are available to households at
that income level (color coded by type of housing). The graph shows very clearly that
there is a large deficit of housing for families earning less than $25,000, and a smaller but

still sizable deficit for households earning between $25,000 and $50,000.8

# Households vs. # Affordable Homes S
Annual Household < $25.000 $25,000 - $50,000 - | $75,000 -
Income ’ $50,000 $75,000 $100,000
Affordable owner- | ¢,3 355 | $120,000 | $200,000 | $275,000
ship price
# Households 3,276 4,469 3,910 2,573
# available homes at each income level
Annual Household < $25.000 $25,000 - $50,000 - | $75,000 -
Income ’ $50,000 $75,000 $100,000
# Single-Family 0 0 52 975
Homes
# Townhomes 0 0 103 201
# Condos 1 682 2544 3097
# Rental 793 2923 4503 4857
Surplus/Deficit -2,472 -864 3,292 6,557

Chart F. This chart depicts the number and price of units affordable to households earning
incomes within each band, as well as how many homes are available within this band. The
last row contains the surplus or deficit of affordable homes to each income band. Chart D
shows this deficit on a graph.

82000 U.S. Census
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Housing’s Role in Edina’s Future

The Task Force talked about why housing matters and especially why affordable housing
matters. Members of the Task Force differed about which reasons were most important,
but all agreed there are many legitimate reasons. We invite you to think about which of

the following reasons resonates most strongly with you.

Preserving Strong Schools. The Edina public schools are among the best in the state
and the nation. Real estate agents say the number one reason that people, whether or not
they have children, move to Edina is the schools, because strong schools are a significant
factor in maintaining strong property values. Between 2000 and 2004, school enrollment
fell in 68% of Minnesota’s school districts, yet enrollment in Edina’s schools grew, due to
the largest net gain of open enrollment in the state at more than 800 students’. As the
school-age population of Edina declines, open enrollment helps maintain funding levels

which keeps class sizes low and provides more choices for students.

It is good that the quality of public school education in Edina attracts students from around
the metropolitan area. Yet, Edina and its schools would benefit from serving more local
families. Parental involvement in the community often occurs through children’s activities
and children’s activities often occur through the schools. If more young families with chil-
dren lived in Edina, Edina would benefit from their active involvement. The Task Force

heard repeatedly in its community meetings that Edina schools are a number one priority.

Edina’s recent building trends usually result in high-cost housing developments (such as
condominiums starting around $500,000) that typically do not attract families with school-
age children. They may, in fact, attract voters less likely to support school referenda. Facili-
tating housing opportunities to encourage more young families to move into Edina will help

the Edina schools remain strong.

? Edina Public Schools.

Edina schoolchildren.




= Left: Edina, Richfield
% . and Airport police.

e

Right: Officer Rofidal
with dog Kodiak upon
graduation from training
Academy, May 2002.

Maintaining Community Character. Edina’s neighborhoods are the pieces of this
successful community. Each neighborhood has its own character and charm. Neighbor-
hoods provide the starting point for residents’ involvement in the community at large.
Edina’s citizens are active and engaged in the schools, city government, and parks and
recreation programs. Edina is a well-run city, often upheld as a model of leadership
within the region. It is a safe community with the fifth lowest crime rate in Hennepin
County. Edina’s location as a first-tier suburb is a positive asset, with easy access to
parks and other recreational activities, neighborhood and regional shopping areas, high-

quality medical facilities, and other businesses.

To maintain its strong community character, Edina needs the people who make a com-
munity strong and these people need a place to live. Increasingly, the workers who di-
rectly support the quality of life in our city—such as school, government, and health
workers—cannot afford to live in Edina. According to a recent survey conducted for the
Task Force, only 29% of school, city, and hospital employees live in Edina, while an addi-
tional 51% would like to live in Edina if housing options were available. The quality of
life for all Edina citizens is compromised when these workers must commute, diminish-
ing their opportunities to be part of the broader fabric of our community. When teach-
ers, for example, live further and further away, it becomes difficult for them to assist

students after school or attend extracurricular activities.
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Foster Diversity. A diverse community makes for a healthy community. It is impor-
tant to maintain housing that accommodates such diversity. Former Edina leaders have
embraced projects that have fostered diversity. Just as early immigrants established
roots and became “Edinans”, immigrants today desire the opportunity to do the same.
Early frontier settlers in the 1800’s were young, mostly under 40, with varying ethnic
backgrounds (Swedes, Germans, Scots and Irish). By 1889, Edina had become a pros-
perous farm community of diverse origins. A hundred years later a gravel pit was trans-
formed into a cutting-edge, mixed-use development providing affordable housing alterna-
tives for the area. All of these actions were the result of strong leadership and fore-

sight.

Diversity in a community is positive. Diversity should not be achieved at the expense of
existing stakeholders, but it can be accomplished through innovative techniques that in-
volve a variety of funding sources, public and private. Minnesota is projected to grow by
I.4 million people by 2030, a million of whom will live in the greater metropolitan area.
This growth is greater than any other Midwestern or Northeastern state but New
Hampshire. Currently, Minnesota’s minority population totals 12%. A portion of these
new community members will be minority and immigrant populations. It is anticipated
that minorities may comprise one-quarter of the metropolitan area’s next generation of

workers.

Forced Out of Edina

“A parent of four children in the Edina Public Schools lost her Section 8
home when the lease was not renewed in January of last year. Because
there is little Section 8 housing in Edina—and what’s available has a two-
year waiting list—the family was forced to relocate four school-age children
in the middle of the school year. This is not an isolated incident. When an
affordable housing option is lost, we do not have other options available, for
families in particular.”

— Valerie Burke, Edina Resource Center



Edina public school primary room,
May 15, 1911. The teacher on

the right is Miss Callie Dixon. Edina Public School Prima 15, 1911.

Diversity embraces people at all stages of life: youth, young families, hard workers, active retir-
ees, frail elderly, civic employees and the like. Currently, 23% of Edina residents are seniors,
12% are disabled, 6% are foreign born and one in three live alone'®. Diversity also embraces
people in a broad range of income levels. To facilitate diverse housing options, the City can help
redevelop the community in a way that prepares our children and residents for the realities of

society’s future.

Regional realities also point to the need to facilitate diversity in our community. The Metropoli-
tan Council has defined the current and future need for low- to moderate-income housing. As
part of the metropolitan area, Edina can contribute to the region’s housing solution while bene-
fiting from both governmental support and a strengthened community. By doing so, Edina will

position itself as a responsible and forward-thinking community within the region.

Housing diversity is not only about the current residents of Edina. It is also about meeting the
responsibility bequeathed to us by Edina’s previous leaders: the responsibility of helping our re-
gional community in a way that reduces housing burdens on other communities. Diversity is
about more than just helping Edina; it also involves helping our community neighbors and others

who work and travel in our community.

1 2000 U.S. Census.
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Supporting Edina Businesses. Edina is a strong employment center. Although the
city’s population remained stable between 1990 and 2000 at approximately 47,000, the
number of jobs in Edina increased almost 40%, from around 37,000 to over 51,000".

However, only about one in eight workers now lives in Edina.

The link between housing and economic competitiveness is typically a regional issue. At
the regional level, the high cost and limited availability of housing can limit future growth.
For example, Massachusetts and California have experienced workers leaving to regions
of more affordable housing. Portland, Maine, has found that its lack of moderately priced
housing makes it difficult for businesses to attract workers in the $8 to $15 an hour

range.

Businesses in Minnesota are beginning to experience this phenomenon as well. The Min-
nesota Chamber of Commerce reports that 18% of businesses involved in their 2004-
2005 Grow Minnesota program rated their communities unfavorable with respect to
housing availability. Despite Minnesota’s growing population, its labor force growth will
slow in the years ahead, from [.5% annually this decade to 0.3% in the 2020s. Workers
will be able to be more selective and choose employment closer to home. So in the
years ahead, the availability and price of housing could begin to figure as a prominent fac-

tor in economic competitiveness.

''2000 U.S. Census.

Isn’t someone
who works in Edina
good enough to
live in Edina?

s A"
Gas station employee, 1950. , b 4



Minneapolis Gas Company
dinner at Southdale Center,
1957.

Even if economic competitiveness is primarily a metropolitan-wide issue, there are three
reasons why Edina should care. First, we are part of the region. Housing is built, zoned
and permitted at the city level, not the regional level. If all cities chose to defer to the
region on affordable housing, there would simply be no affordable housing. Second, as
the price of gasoline soars, it may become more difficult for local businesses to attract
workers to lower paying jobs. Finally, businesses provide jobs to local residents, make
important contributions to local leadership, and add to the local tax base. It is impor-
tant to note that a strong commercial/industrial base in Edina helps keep property taxes
reasonable. Edina’s tax base has 23% more market value per resident than the next
highest city, Eden Prairie. Beside Minneapolis and St. Paul, Edina’s total market value is
surpassed only by Bloomington and slightly edged out by Plymouth and Eden Prairie.
One consequence is that Edina’s property tax rates are relatively low: 8% less than the
metropolitan average for total tax rates and only 67% of the metropolitan average of

taxes levied for city services.
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Affordable, lifecycle housing is important to Edina’s senior population.

Photos courtesy of worldofstock.com and Lutheran Social Services.

Providing Lifecycle Opportunities for Community Renewal. Housing for people at
different places in the lifecycle plays an integral role in creating a healthy community. Lifecy-
cle housing creates housing opportunities for all points in the lifecycle: young adults, families
(young, mature, or non-traditional), empty nesters, and seniors. Today, Edina residents with
unaffordable housing costs are disproportionately seniors. Edina will need to ensure that the
community has the social and physical infrastructures that allow seniors to thrive. Edina
should assist seniors to find desirable housing, to help first-time home buyers into seniors’
homes when they wish to sell, and to ensure that any new housing can be recycled using the
emerging principles of universal design. In the future, lack of affordable housing will impact
other segments of our community, especially young families. Edina will need affordable hous-
ing to better compete with other regional communities for young families seeking affordable
housing so that we can maintain our vibrant community, fill schools and jobs with Edina resi-

dents, and ensure a diversity of ages within the city.

America and Minnesota are growing older. In roughly ten years, the number of Minnesotans
aged 65 or older will surpass the number of school-aged children—an unprecedented rever-
sal of the population-age pyramid. Edina is already at the leading edge of this trend. In 2000
the number of residents 65 or older surpassed the number of school-aged children by nearly
2,000 people. Edina has one of the highest concentrations of senior citizens in the metropoli-

tan area and, conversely, a relatively small population of young families'?. (See Appendix D.)

With such a high population of seniors, Edina can expect a fair amount of turnover in its
housing stock in the coming years. Indeed, housing statistics show an Edina in transition.
One in three Edina residents was born outside Minnesota, and 6% were foreign born'®. As of
the 2000 census, more than a third of residents lived in a different home five years before.

As a community, we have a stake in how our housing transitions.

12 US. Census.
" bid.
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I1l. CALL TO ACTION

Edina has a tradition of taking action to meet its community ideals. Edina’s population
more than doubled in the 1920’s, forcing village government to adapt to new conditions.
Edina led the way in using zoning ordinances to control growth long before any other
suburb and was the first Minnesota city to employ a full-time planner. Consequently,
Edina addressed early on what it was and should be and established the political and so-
cial tools to facilitate its ideals. When most municipalities struggled in the postwar pe-
riod, Edina created a structure that allowed it to adapt to rapid changes more efficiently
than most suburban communities, laying the groundwork for “successful suburbaniza-

tion.”

Unlike many similar communities during the postwar boom, Edina retained its upper-
middle-class residential character. By 1970, Edina held some of the highest median
home values ($38,100) in the metropolitan area. In response, the Edina Housing and
Redevelopment Authority (Edina HRA) was established in 1974 to undertake urban re-
development projects and assist with the development of affordable housing. The Edina
HRA served as the driving force behind many development projects, including the 50th
and France commercial area renewal, the Edinborough and Centennial Lakes mixed de-
velopment projects (where the City offered second mortgages), and low- and moderate-

income housing at Yorkdale Townhomes, Oak Glen, Summit Point, and South Haven

Who will live in afforaable housing?

The answer is the key to Edina’s future—
our sons and daughters,
hard-working families, teachers, police officers,
your local bank teller or hospice nurse.
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(see Appendix D for map locations). In January 2000 the Metropolitan Council estab-
lished the Family Affordable Housing Program (FAHP), which provided scattered-site
rental units and partnered with Edina and other suburbs to help provide affordable
housing. Some of these housing developments and initiatives were originally put in place
largely to help attract young families to Edina and serve as an important source of af-
fordable housing in the community. By all accounts, these efforts have been enormously

successful and have served as a model for the region.

The City of Edina has a history of creating housing that is affordable to people of various
incomes. Edina has thrived for the past 100-plus years because each generation sought
to leave a legacy of inclusiveness, opportunity, and hard work based on a calculated vi-

sion for the future.

The Housing Task Force believes that it is important for Edina to continue to build its
legacy of action in housing. We have developed a Housing Succession Plan based on
eight values, four principles and centered on five key strategies. During the course of
our research, we looked at best practices around the country (see bibliography in Ap-
pendix K) and engaged both experts and community representatives in conversations

about housing (see Appendix G).

Mrs. Keobounpheng pulling her two
children in a wagon to go grocery
shopping near her house at 66th
Street and Xerxes Avenue,

Edina, 1980.
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Housing is the face of a community.
What do we want Edina’s face to project to the world?

Values:

Our values served as a litmus test for our work. We required of ourselves that our housing strategies:

e Preserve and enhance the character of the neighborhoods and property values;

e Maintain high-quality neighborhood standards;

e Support and maintain Edina’s quality schools;

e Aim for the long-term good of Edina and not rely on temporary fixes;

e Maintain Edina’s strength in the region by being a regional leader, seeking unique and innovative
approaches;

e Respect market forces;

e Promote lifecycle housing stock that supports a range of housing options that meet people’s
preferences and circumstances at all life’s stages; and

e Make affordability sustainable.
Principles:

Edina’s housing efforts will be most successful if it follows these principles for action:

e Collaboration: Collaboration allows communities to leverage strengths and resources. Edina col-
laborates well with other communities and should continue this approach for housing.

e Communication: Structured, inclusive communication is central to engaging the community and
building support for the Housing Succession Plan.

e Existing Resources: To ensure the greatest effectiveness and efficiency, Edina should tap existing
resources, both institutional structures as well as funding sources.

e Accountability: For the Housing Succession Plan to succeed there must be clear accountability

and shared responsibility.

The Housing Succession Plan incorporates these principles.
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IV. HOUSING SUCCESSION PLAN

We recommend that Edina implement the Housing Succession Plan. The objective of the
Plan is to sustain Edina’s character while enhancing housing options. For most people in
Edina, market forces'* provide the housing they need and desire. However, some segments
of the population are not well served by the market. The Housing Succession Plan focuses
on the areas where the market functions less well. Housing options in this context mean
that Edina has lifecycle housing opportunities for people within a broad range of incomes and
ages who will contribute to making it a great place to live. The purpose of the Edina Housing
Succession Plan is to create and take advantage of opportunities over the next |5 years to
ensure that a portion of Edina’s housing remains affordable to seniors, young families and

working families. The Plan’s overall goal is to:

Make 500 units of housing available to

lower- and moderate-income families by the year 2020.

There are two ways to make housing more affordable: subsidize the cost of a dwelling unit
or offer income assistance to a household. Given the limited opportunity for development in
Edina and the large subsidies needed to make certain types of housing affordable, the Plan
includes both approaches and suggests a mix of housing opportunities—new construction,
preserving existing affordable housing, homebuyer and rental incentives, second mortgages,

and accessory apartments.

The Plan uses as its base the Metropolitan Council’s affordable housing allocation for Edina.
This allocation represents Edina’s share of the regional need for affordable housing for
households at 60% of area median income or less (approximately $46,000 in 2005). The re-
gional need has been projected to total 51,000 units. Edina’s share of 212 new units repre-
sents four-tenths of one percent of the regional need and one percent of the housing stock

in Edina.

'* Market forces refer to where a willing buyer and a willing seller, having all of the facts, determine a price based
on the principles of supply and demand. This means that if there is an excess supply (for example, an oversupply of
available houses in an area) and low demand (few buyers), the price will be relatively low. Conversely, if there is
little supply (only a few houses available for purchase), and high demand (more buyers than available houses), the
price will rise. In the case of Edina, buyers who wish to purchase a home may be priced out of the market because
there are fewer homes than prospective buyers.



To achieve its vision of a diverse, self-renewing community, the Task Force believes that
there is a need to assist higher-income families as well. The Plan calls for making an ad-
ditional 288 units affordable to families earning 60% to |15% of area median income
($46,000 to $88,000). For reference, in 2000, Edina had incomes mirroring the greater
Twin Cities, with more than half of its households at |15% or below the Twin Cities

median income ($66,000).

The Plan breaks this allocation into three goals in order to take advantage of existing
programs; these are: (1) programs that provide tax credits and other resources to assist
families with up to 60% of area median income; (2) home-ownership assistance pro-
grams available for families with up to 80% of area median income; and (3) loan assis-

tance for rehabilitation for families with incomes up to | 15% of median area income.
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Parent helping children with homework.

Goal One: 212 units for families with up to 60% ($46,200 in 2005) of area me-

dian income

The units at this income level will be rental. The cost of housing in Edina is too high to
provide ownership opportunities for these families without providing exorbitant subsi-
dies and/or asking families to assume mortgage debt where they risk losing their homes
and investments. Edina's greatest need is for affordable rental housing. Approximately
5,500 households in Edina rent their homes and 60% of these spend more than 30% of
their income on housing. In other words, about three in five Edina rental households

are burdened by high housing costs.
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Rental housing could include townhomes for families with children, housing with
services for the disabled or elderly, or apartment buildings with elevators. Most
proposed rental housing would be privately owned and made affordable through
the sale of federal housing tax credits. Federal assistance is also available to make
senior rental housing affordable. In addition, Edina should consider permitting ex-
isting homeowners to add accessory or “in-law” apartments to their homes, which

would provide very reasonably priced rental housing for adult children or parents.

More rental opportunities could be made available in Edina for very limited cost if
more landlords were willing to accept Section 8 or other rental incentives. One
study estimates that nearly 45% of rental units in suburban Hennepin, Dakota and
Anoka counties are off limits to families with Section 8 vouchers because landlords
will not accept them. Yet, Lutheran Social Services, for example, offers a highly
successful service working with landlords to accept Section 8 tenants and ensure

the relationship is mutually beneficial.

Private market rental housing 90 units
Senior federally assisted housing 52 units
Accessory apartments 30 units
Lower-income rental incentives 40 units

Total at 60% area median income 212 units
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Goal Two: 175 units for families with up to 80% ($61,600 in 2005) of area

median income

In this income range, the Plan focuses on ownership housing and preserving Edina’s ex-
isting stock of more affordable single-family homes. As mentioned earlier, Edina has the
largest concentration of senior citizens in the metropolitan area. The Plan recommends
constructing suitable downsized housing for seniors who wish to stay in Edina. The op-
tions could include new senior-oriented townhouse developments or providing incen-
tives for accessory units built into existing housing. The homes vacated by seniors can
then be made available for sale to young families utilizing a community land trust, second

mortgages and/or first-time homebuyer programs.

As Edina considers how to provide housing options so that its seniors can stay in Edina,
it has the opportunity to lead on creating new types of senior housing opportunities.
Perhaps there are designs that could be adapted to young families once seniors leave.
Or packages of economical services could be created, perhaps through homeowners as-

sociations, so that seniors can stay in their homes as long as possible.

There are many programs that assist moderate-income home buyers, including down-
payment assistance, closing costs assistance, and deferred/forgivable rehabilitation loans.
Edina should develop expertise in these programs, package them, and work with real-
tors and banks to attract moderate-income households to Edina. The East Edina Housing
Foundation has been providing some of these programs, but, clearly, these are among

the most economical routes for attracting new families into Edina and should be given

top priority.
New senior downsized housing 50 units
Land trust 50 units
Second Mortgage 30 units
Existing programs/homebuyer assistance 45 units

Total 175 units
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Goal Three: 113 units for families with up to 115% ($88,500 in

2005) of area median income

At this income level, some of Edina’s lower-priced condominiums units
and bungalows become affordable. Often, however, the homes are small
and/or need rehabilitation. Housing can be made affordable at these in-
come levels with reasonable subsidies. Other new homeowners can be

assisted through low-interest rehabilitation loan programs.

New construction — inclusionary zoning 75 units

Existing programs/rehabilitation loans 38 units

Total I 13 units




Edina’s Housing Succession Plan - 20/20 Goals

Edina
60% ami or be-| up to 80% | up to 115% subsidy
low ami ami total |per unit*| total cost strategy
Affordability levels
2005 income limit $46,200 $61,600 $88,550
Aff. Purchase** $134,000 $178,000 $256,000
Affordable monthly housing
payment $1,155 $1,540 $2,214
Unit # goal 212 175 113 500
tax credit rental
housing; subsi-
dized senior | homebuyer
Programs/funding housing; Sect. 8 assistance | rehab loans
Ownership
New Construction
family housing 75 75 | $50,000| $3,750,000 |incl. zoning.; comp plan; Southdale
senior downsize housing 50 50 | $75,000| $3,750,000 |incl. zoning.; comp plan; Southdale
Existing Housing
land trust 50 50 |$90,000| $4,500,000 land trust
2nd mortgage 30 30 | $40,000| $1,200,000 2nd mortgage
existing programs 45 38 83 existing programs
subtotal ownership 0 175 113 288 $12,000,000
Rental
New Construction $0
tax credit housing 90 90 |$20,000 | $1,800,000 |incl. zoning; low income programs
senior housing 52 52 |$20,000| $1,040,000 |incl. zoning; low income programs
accessory units 30 30 | $5,000 $150,000 Incl. zoning
Existing programs 40 40 | minimal $0 existing programs
subtotal rental 212 0 0 212 $2,990,000
Total 212 175 113 500 $14,990,000

* funds exclusive of federal, MHFA and County programs

**using Fannie Mae calculator with assumptions: 7.0% interest, 30-year mortgage, enough cash to cover closing costs, no points, closing costs = 5% of purchase price, and no

other debt obligations. PMI, home insurance, and taxes at 0.2% included in affordability calculation.

€ aged



Housing Strategies

The Housing Succession Plan proposes five primary strategies for achieving these goals.

Note that these are strategies. They do not produce affordable housing or create

stronger schools or attract young families in and of themselves. But they do create a

structure for allowing the market, partnerships and existing resources to maximize op-

portunities as they arise and provide clear direction for the future. The strategies are:

l.
2.

Adopt a mandatory inclusionary zoning policy;

Update the Comprehensive Plan to convert appropriate areas to mixed-use de-
velopment and provide for greater density in appropriate areas;

Use the greater Southdale area as a demonstration of a cutting-edge, livable, pe-
destrian-friendly urban redevelopment;

Create long-term opportunities to make a portion of Edina’s existing housing
stock affordable to more people and families; and

Leverage existing housing programs to create more opportunities for moder-

ate- and lower- income households.

The Task Force explored a variety of other strategies (See Appendix H). Many of these

could prove highly effective, but we believe setting clear priorities creates greater focus

and resolve and uses limited resources to maximum effect. Therefore, we offer the

strategies we believe will have the biggest payback for Edina.
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I. Adopt Mandatory Inclusionary Zoning. Developers often use a general rule
that the value of a house must be four times the price of the land it’s on for the eco-
nomics of the development to work. As land prices increase, it becomes ever more dif-
ficult to build lower-priced housing. Throughout the country, 135 cities, towns and
counties have responded to this market condition with inclusionary zoning policies.
Most simply, inclusionary zoning requires any new housing development to include a

percentage of affordable units.

Inclusionary zoning relies on private industry to produce housing. Local governments
tailor their ordinances to their housing needs and market conditions, including setting
income and price limits for the inclusionary units. Developers are provided incentives,
such as density bonuses, that offset the cost of developing affordable units. The goal of
inclusionary zoning is to ensure a portion of all new housing is affordable and becomes a

seamless part of the fabric of the community.

Edina has few new development opportunities. However, there are a number of rede-
velopment opportunities, and these provide opportunities to create affordable housing
through inclusionary zoning. The Task Force believes Edina cannot afford to miss these
opportunities. For instance, if Edina had adopted an inclusionary zoning ordinance that
required 15% of all multifamily units constructed to be affordable beginning in the year
2000, 72 units of affordable housing would have already been produced. Additionally,
had 15% of single-family units been produced as affordable during the same time frame,
Edina would have produced another 25 affordable units. Not a single multifamily or sin-
gle-family home produced since the year 2000 in Edina was affordable to a household at

or below 80% of area median income.

Example of an inclusionary zoning de-
velopment in the state of New York.




The Task Force recognizes that building affordable housing can be
very time consuming and costly for developers, often requiring
the piecing together of multiple funding sources. Affordable
housing may also entail greater political and financial risk than
market-rate projects. The Task Force’s research suggests that the
fairest inclusionary zoning policies provide incentives that offset
the cost and serve as carrots, enticing developers to include af-
fordable units in their housing plans. Some possible incentives
include density bonuses (used in 95% of all inclusionary zoning
ordinances), low-interest loans funded through a housing and re-
development authority levy, tax increment financing, building fee
waivers, fast-track processing, and even cash subsidies. Any inclu-
sionary zoning policy in Edina should be based on a thorough un-
derstanding of Edina’s housing market and development finance
and should not become a hidden tax. Unless the inclusionary

housing policy is designed to elicit developer cooperation, it is

unlikely to be effective.

Inclusionary zoning ordinances have been adopted in many cities
and counties throughout the country and have worked well in
other high demand areas similar to Edina. (See Appendix I). An
analysis of data in California showed that the adoption of inclu-
sionary housing programs was not associated with a negative ef-
fect on housing production. The City of Cambridge, Massachu-
setts, adopted an inclusionary zoning program in 1998 that re-
quires the inclusion of low- and moderate-income units in every
new residential development of ten or more units. The ordi-
nance offers incentives such as density bonuses and contains pro-

visions to hold the developer harmless from the costs involved in

meeting the ordinance’s requirements.

SRR
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10 Examples of
Inclusionary Zoning
Strategies

Provide density bonuses
Streamline permitting process
Allow accessory dwelling units
Allow for affordable unit modifi-
cations, like relaxed floor-size
minimums

Offer fee deferrals or waivers
Provide tax increment financing
Permit off-site compliance
Implement inclusionary housing
requirements for affordable
housing

Create and support affordable
housing policy initiatives

10.Make it known that apartments

can support single-family hous-
ing values.
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No city in Minnesota has adopted mandatory inclusionary zoning policies. This is an op-
portunity for Edina to pioneer a new tool. We believe that to create affordable housing
in Edina, inclusionary zoning will need to be mandatory. This is consistent with the ex-
perience of other high-demand markets on the east and west coasts where very little
affordable housing was built using voluntary programs. The Edina housing market by it-
self will not create affordable housing. To ensure that affordable housing will be built in

our community, we must provide incentives.

Some cities do require developers to provide affordable housing if they are receiving fi-
nancial assistance from the city for the development. There are ways to craft inclusion-
ary zoning measures under the current law, but many experts believe that statutory au-
thority needs to be broadened to permit Minnesota cities to legally adopt inclusionary
zoning ordinances. Thus, any inclusionary zoning policy for Edina must be researched
and crafted carefully to conform to Minnesota state law. In addition, any inclusionary
zoning ordinance must be crafted to fully respect the marketplace. We must create the
right incentives and opportunities for developers to build affordable housing that meets
the high expectations Edina residents have for new developments, as well as their expec-

tation that all development will enhance community character.

Density Bonuses: How they work

For example, an inclusionary zoning law may re-
quire that 15% of new units be affordable, while
providing a 20% density bonus as an incentive to
help offset cost. In this case, a developer could
then build 120 units on a parcel of land only zoned
for 100. Eighteen of these units would need to be
affordable (15% of 120 units = 18 units), but 102
would be market rate, granting a “bonus” of 2 mar-
ket rate units over regular zoning to the developer.
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What does affordable housing
have to do with economic
competitiveness?

Everything.

Accessible, quality, afford-
able housing is important
for businesses to attract
and retain workers.

2. Update Edina’s Comprehensive Plan to Convert Appropriate Areas
to Mixed-use Development and to Provide for Greater Density in Ap-
propriate Areas. Edina is required to update its Comprehensive Plan by 2008.
Because Edina’s development opportunities are so limited, the land-use portion
should aggressively and creatively identify opportunities to rezone underutilized
office and industrial parks to mixed-use developments to include housing. These
parcels provide a rare opportunity for the City to develop high-quality housing of
different types and prices that can adapt to people’s needs over time. They also
provide a way for Edina to exhibit leadership in how the use of scarce land can be

optimized. Edina might consider Portland’s efforts, which has been highly success-

ful in making optimal use of its limited land.
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Southdale, 1956.

3. Use the Greater Southdale Area as a Demonstration of Cutting-Edge, Liv-
able, Pedestrian-Friendly Redevelopment. Healthy Community Design is a new
movement in redevelopment that is attracting considerable funding and attention. Fea-
tures of healthy community design include mixed use, a variety of housing, pedestrian-
friendly environments, innovative public transportation, and environmentally sensitive
design (such as surface water management through reduced hardscape and green roofs,
water use reduction, indoor environmental quality, efficient use of materials and re-

sources, waste management, renewable energy and energy efficiency).

The plans for redevelopment of the greater Southdale area provide an immediate op-
portunity for Edina to play a leadership role in both healthy community design and in
helping to alleviate the current mismatch among employment, transportation, and hous-
ing that troubles the metropolitan area. When Southdale was originally built in the
1950s, Edina received national publicity for this innovative development. The City has
invested significant effort into its vision for the greater Southdale area and should use
this opportunity to create mixed-income housing. The City should commission a mar-

ket study of the potential for housing in the Southdale area.

When Centennial Lakes in Edina was
constructed, it set a new standard for
mixed-use development nationwide.




Brookside train as it passed through Edina, 1953 and 1954.

4. Create Long-Term Opportunities to Make a Portion of Edina’s Existing Hous-
ing Stock Affordable to More People and Families. Although it is important to recog-
nize the role of redevelopment and new construction in providing affordable housing, there
is limited opportunity for new single-family construction in Edina. Therefore, it is critical to
look at how Edina’s existing housing stock might be made affordable to more people and
families. The two primary means of doing so are Community Land Trusts and low- or no-
interest second mortgages, both of which “buy down” the cost of owning a home through

equity sharing.

Community Land Trusts (CLT) are an excellent way to make available a stock of perma-
nently affordable homes in areas where land values are rapidly escalating. The concept of a
land trust is very simple. The price of the land is severed from the price of the home, reduc-
ing the overall cost to the homeowner. The land is owned by a separate, nonprofit commu-
nity-based organization and leased to the homeowner at a nominal amount. When the home
is sold, any appreciation in total market value is split between the homeowner and the land-
owner depending on a predetermined formula intended to balance the interests of present

homeowners with the long-term goals of the CLT.

CLTs have several advantages. One of the beauties of a land trust is that it can be as limited
or expansive as resources allow. Another is that it helps families of modest means own a
home and build equity rather than paying rent which never provides a financial return to the

renting family. In some communities, land trust homes are completely anonymous, reducing
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the stigma of affordable housing. Land trusts allow scarce dollars to be used as a one-
time, long-term, sustainable community investment in affordable housing. Although the
land is owned by a nonprofit, CLTs can remain on property tax rolls. Research has
demonstrated the success of CLTs in maintaining and expanding the stock of affordable
housing in an area. A number of communities in the Twin Cities have highly successful

CLTs.

While CLTs can be costly to administer, Edina lies within the geographic boundary of
the West Hennepin Affordable Housing Land Trust (WHAHLT). A potential limitation
of CLTs is that they are nearly always used for single-family housing. The legal com-
plexities of land ownership in multifamily dwellings have hindered the use of CLTs in the
past, but a recent application of CLTs to multi-family housing in the Twin Cities suggests

these issues can be overcome.

The Community Land Trust program could effectively meet lifecycle goals in a number
of ways. If paired with services, such as the Greater Metropolitan Housing Corpora-
tion’s program that helps senior citizens move from their single-family home to more
desirable housing, a CLT could help attract new young families. Employer-based strate-
gies, such as the model developed by Bremer Bank and the United Way, could also be

used both to promote land trust opportunities and provide down-payment assistance.

Second mortgages provide zero- or low-interest loans and/or defer repayment to help

put monthly mortgage payments within reach of moderate-income buyers. The benefits

Community Land Trust hous-
ing in Battelboro, VT, that

was organized and incorpo- e
rated by a group of con- - '—'f — -
cerned citizens in August = S
1987 in response to concerns
about available affordable
housing.




Community Land Trust
Example of how it works

A community land trust (CLT) in Minnesotaville acquires and renovates a home for
$65,000; this includes $23,000 in land value. The Fisher family buys the home for
$42,000, with a bank mortgage of $40,000 available through an affordable housing pro-
gram and $2,000 sweat equity. At the same time, the Fishers lease the land under the
home from the Minnesotaville CLT for a nominal amount. After six years, the Fishers de-
cide to sell the house for its appreciated value of $46,000. Meanwhile, the land has ap-
preciated to $25,530, bringing the total value of the home to $71, 530. Depending on
their agreement with the CLT, the appreciated value is split between the CLT and the
Fishers. If it is sold back to the CLT, the Minnesotaville community will have a property
worth $71,530 including land value. The next family's price to buy only the house is still
well below the fair market value of the total property. The community will continue to
have a home affordable to the next family without the need for substantial further sub-
sidy. Moreover, the home will likely grow more affordable relative to the housing market
over time because all the increase in value attributable to the land will remain with the
Minnesotaville Community Land Trust and not be factored into the cost of the house it-
self.

of second mortgages are numerous. Upon resale, the equity in the home is split between the
homeowner and any mortgage holders, depending on a predetermined formula. Second mort-
gages allow families to have more housing choices available to them. Also, the administrative
costs are minimal compared to CLTs. Sometimes second mortgages are tied to a “first right of
refusal” so that the home can be repurchased by the second mortgage holder or the community
entity and sold to another family needing affordable housing. However, as property values con-
tinue to escalate, the size of the second mortgage needed to reach affordability is likely to grow

as well.

As these or other options are explored more fully, the Task Force believes that important ob-
jectives to keep in mind include making the opportunities: (1) available for the long-term; (2)

throughout the community rather than concentrated in a single area; and (3) seamless so that

no stigma is attached to a particular piece of real estate.
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5. Leverage Existing Housing Programs to Create More Opportunities for
Moderate- and Lower-income Households. Fortunately, Minnesota has a well-
developed and committed affordable housing industry and many programs exist to help
lower- and moderate-income families, both homeowners and renters. Existing pro-
grams and resources can be used to achieve balanced housing in Edina. The Minnesota
Housing Finance Agency provides low-interest loans and down payment assistance to
first time homebuyers, with a special emphasis on assisting minority homebuyers. Fed-
eral programs help make rental housing more affordable. Lutheran Social Services has
had great success working with landlords to increase their willingness to accept and
manage Section 8 vouchers. Hennepin County provides gap financing for affordable
rental and home-ownership housing developments. Community Development Block
Grant funds can be used to create zero or low interest, deferred payment loans to resi-
dents to update their houses. The Family Housing Fund offers a highly successful pro-
gram (less than 1% default rate) to move families from publicly-assisted rental housing to

home ownership through second mortgages and intensive home-ownership counseling .

Many lower-income households live in Edina now and contribute to our community.
People are often concerned that lower-income housing leads to diminished property val-
ues or increased crime, but these fears are not substantiated by the evidence. Many
studies have been conducted to evaluate the impact of lower-income housing on prop-
erty values. No link has been found between affordable housing and reduced property
values. As for crime, Edina’s Police Chief reports that although the number of police
calls is higher in subsidized housing properties, these calls are not of a criminal nature.
Instead, they are primarily related to medical emergencies and “miscellaneous officer
calls” (e,g, an officer visits residents on a scheduled or random basis to stay current on

events in the complex).

i3
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Possible Funding Sources

The Plan estimates Edina’s cost at roughly $15 million (exclusive of federal, state and county

sources for new construction), or $| million per year. While this may sound daunting, it repre-

sents only two-tenths of one percent of the value of Edina’s housing stock ($7.4 billion in 2005).

Moreover, there are a number of potential funding sources.

Self-generated property taxes: The 267 units of newly constructed housing anticipated by
the plan will generate an estimated $330,000 a year in taxes (nearly $5 million over |5
years) for the City of Edina and the school district (exclusive of county taxes and those
of other taxing districts).

Community Development Block Grants: Edina receives roughly $140,000 per year (more
than $2 million over |5 years), which can be used for affordable housing.

East Edina Housing Foundation: The East Edina Housing Foundation has assets of $2 to
$3 million that could possibly be applied toward the Housing Succession Plan.

Building permit fees: Edina could set aside incremental fees generated over the 2006 base
budget of $1.9 million. Permitted residential construction grew an average of 16% a year
from 1996 to 2005. If total permit fees grew by only half this rate for the next fifteen
years, more than $2.7 million would be generated and captured for affordable housing.
Housing Redevelopment Authority (HRA) Levy: The Edina HRA is authorized to levy as
much as $1.3 million a year, an option it has never chosen to exercise. New taxes are
always controversial. However, a very modest contribution of $12 a year from the aver-

age Edina home would raise roughly $270,000 a year, or $4 million over |5 years.

Other possible funding sources include:

e Minnesota Housing Finance Agency
e Capital campaign
e Home Funds

e Family Housing Fund

e Foundations
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Next Steps

The Housing Succession Plan presents five strategies to achieve Edina’s housing goals. The Task

Force recommends the following steps to implement these strategies:

I. Inclusionary Zoning. The City Council should approve a resolution requesting the
Planning Department develop an inclusionary zoning policy that will enable creation of 270
units of affordable housing and accessory units by the year 2020. The City may wish to re-
view the experience of Baltimore and San Diego, which have recently developed thoughtful

and well-researched inclusionary zoning policies.

2. Edina’s Comprehensive Plan. The Planning Commission and the City Council should
adopt a resolution that: (1) incorporates the Metropolitan Council’s goal of 212 new afford-
able housing units for people at 60% or below the area median income; (2) requests the
Planning Commission take a highly critical and creative look at land use in the Comprehen-
sive Plan to identify opportunities for constructing 270 units of affordable housing, including

90 lower-income rental and 52 senior rental.

3. Southdale. The Planning Commission and the City Council should adopt a resolution
stating that the plans for the redevelopment of Southdale area represent a prime opportu-
nity for a visionary, high-density development that combines sustainable and “green” devel-
opment with the best in transportation. The Plan should include at least 100 units of afford-
able housing. The Task Force recommends that the City conduct a market study to deter-

mine the need for housing at all income levels in the Southdale area.

4. Land Trusts and Second Mortgages. The City Council should invite the East Edina
Housing Foundation and the West Hennepin Affordable Housing Land Trust to develop pro-
posals to create opportunities for 80 families to purchase existing housing through the use

of second mortgages and community land trusts.

5. Package and Market Existing Programs. Edina’s Planning Department should work

with organizations such as the Greater Metropolitan Housing Corporation to develop plans
for assisting low-income seniors to transition to downsized housing. The Planning Depart-
ment should also work with organizations that educate landlords to encourage them to ac-

cept Section 8 vouchers for families. It should package services and loan products for mod-
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erate-income and first-time home buyers, while working with real estate agents and banks to aggressively

market these products in Edina.

Overall Plan

I. Edina’s Vision 20/20 Plan. The Task Force requests that the Edina City Council adopt an addi-
tional objective for Edina’s Vision 20/20 plan: “Maintain a full mix of housing options in Edina to provide

’

opportunities for people to live here throughout their lives.” An outline of the complete suggested lan-

guage can be found in Appendix |.

2. Assign Responsibility for Implementation of the Plan. The City Council should pass a resolu-
tion assigning responsibility for implementing the Housing Succession Plan, including an annual progress
report. The annual report should address specific goals of the Plan, but also broader community indica-
tors to determine whether or not the Plan’s objectives are being met. The following are examples of indi-

cators that can help in measuring our success:

Centennial Lakes Park & Office Buildings.

Photo courtesy of realestatetwincities.net.
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Edina City Hall,
2005.

N

e Geographical distribution of affordable dwelling units

e Housing price to income ratio by household type (renter and owner occupied)

e Number of affordable units by unit size, type, and family composition

e Number of existing affordable units preserved

e Number of new affordable units produced by unit size, type, and family compo-
sition and income

e Numbers of households paying more than 30% of income for shelter by house-
hold size, household type (renter and owner occupied), and income

e Ratio of professionals (e.g., teachers, police officers, city workers, and health
care workers) employed and living in Edina to total employed in these catego-
ries

e Ratio of Edina residents employed in Edina to total employed in Edina

e School enrollment (% living in Edina)

e Trends in economic diversity

e Trends in racial diversity

3. Create a Financing Plan for the Housing Succession Plan. The Task Force
realizes that without agreed upon funding sources, the Housing Succession Plan can not
be implemented. While there are many competing priorities for funds, the Task Force

believes that investment in the Housing Succession Plan is truly an investment in Edina’s

future. Therefore, it urges the City Council to: (1) direct the appropriate city staff to
develop a funding plan for the Housing Succession Plan; and (2) to review, revise and

adopt the funding plan.



IV. CONCLUSION

The importance of housing to the vitality of a community cannot be overstated. It is
easy to overlook the role of housing when the housing market seems to work automati-
cally. However, rapidly escalating home prices in Edina are putting Edina out of reach
for many. A growing segment of current Edina residents would be unable to afford a

home in Edina if they had to purchase it today.

Edina is a community of legacy and foresight. Each generation has faced challenges with
resolve, innovation, and hard work to make Edina the great community we enjoy today.

Now it’s our turn.

The Task Force invites you to discuss with your family, neighbors and friends the issues
of housing in our community and region. The fundamental question is, “What kind of
community do we want to be?” If the answer is one of vision, character, and inclusive-
ness, then we cannot ignore the role housing plays. VVe urge you to join us in support-

ing the adoption and implementation of the Housing Succession Plan.

Edina teachers and school

administrators at the Edina
Community Center to learn
about new K-12 education

standards.

Photo courtesy of MPR.org.
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Appendix A

Housing Task Force Members

Bob Aderhold, Edina Resident, Wells Fargo Bank

Valerie Burke, Edina Resident, Edina Resource Center

Hal Clapp, retired, formerly with the United Way

Kandace Ellis, Edina Resident, Edina School Psychologist

Michael Fischer, Edina Resident, Architect/Urban designer, Edina Planning
Commission, Southdale Area Planning Committee

John Helling, Edina Resident; Senior Advisor, The Griffin Companies.

Mike Huck, former long-term Edina Resident, United Way

Jeff Huggett, Edina Resident; Dominium Development and Acquisition, LLC

Doug Johnson, Edina Resident, Edina Public Schools Administration

Sally Krusell, Edina Resident, Greater Metropolitan Housing Corporation

Scott Massie, Edina Resident, Attorney

Douglas Mayo, Edina Resident, retired, formerly with Common Bond Communities

Barb McFarlane, Edina Resident, Dakota County Human Services

Sharon Ming, Edina Resident, Small Business Owner, Edina Human Rights and
Relations Commission

Cappy Moore, Edina Resident, St. Patrick’s Church

Carol Mork, Edina Housing Initiative; Mission Developer, Edina Community Lutheran
Church

Joan Naymark, Edina Resident, Habitat for Humanity volunteer

Skip Thomas, Edina Resident, Re-Max Realtor, Edina Chamber of Commerce

Janice Williams, Fairview Southdale Hospital



Appendix B
Community Feedback

Members of the Edina Housing Task Force took a draft of the Housing Succession Plan to the
community in the spring of 2006 to solicit feedback. The Task Force gave presentations at com-
munity group meetings, held its own open house for community residents, and engaged in count-
less informal conversations with their neighbors and coworkers. Task Force members made

presentations to the following Edina organizations:

Edina City Council

Edina Chamber of Commerce

Edina Chamber of Commerce Government Affairs Committee
Edina Housing Initiative

Edina League of Women Voters

Edina Ministerial Association

Edina Planning Commission

Edina Realtors

Fairview Southdale Hospital

Human Rights and Relations Commission
St. Patrick’s VIP Group

The community open house included a presentation and small group discussions led by Task
Force members. More than 100 community residents attended, and their comments, questions

and concerns were noted and later used by the Task Force when revising the report.

All in all, the Task Force spoke with nearly 400 Edina residents about the need for affordable
housing and the Housing Succession Plan. While some residents expressed skepticism and oth-
ers requested further information, the majority recognized the need for affordable housing in the

community and supported the work of the Task Force.

All community feedback was complied and incorporated into the final version of the report.
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Appendix C

Change in Home Values

Average Single Family Sales Price, 1997-2005
$440,000 Z
Edina Housing Task Force,

$390,000 44— J
$340,000
$290,000
$240,000
$190,000
$140,000

$90,000

$40,000 . . . . . . . .

1997 1998 1999 2000 2001 2002 2003 2004 2005
= Edina — Chaska Eden Prairle
= Falcon Hgts/Roseville = Hopkins Maple Groye
== Minnetonka Plymouth Richfield
- St. Louis Park Woodbury = Minneapoli$
= Minneapolis-Phillips = Minneapolis-Powderhorn

Chart G. This chart shows the change in average sales prices for Edina and other communi-
ties throughout the Twin Cities metropolitan area between 1997 and 2004. While prices rose
across the board, Edina saw the most significant gains, both in terms of price ($185,000) and
percentage increase (12%). Edina’s wages have not been able to keep up, rising at just over 4%
per year during the same period. Edina has consistently maintained some of the most expen-
sive housing stock in the metropolitan area. As shown in the body text, a portion of Edina’s
workers, particularly those central to Edina’s livelihood and vitality, have been priced out of
the market.
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# Single Family Homes Available per Price Range,
1990 and 2000
SRS 1990 | 2000 %

Change

Total # Single Family Homes 11,718 12,422 6.0%
less than $50,000 33 11 -66.7%
$50,000 to $99,999 1448 153 -89.4%
$100,000 to $149,000 3982 1092 -72.6%

$150,000 to $199,999 2576 2729 5.9%
$200,000 to $299,999 2105 3765 78.9%
$300,000 to $499,999 1095 3170 189.5%
$500,000 or more 479 1502 213.6%
Median Value $156,700 | $248,500 | 58.6%

Chart H. This chart shows the change in the number of single family homes available in
each price range from 1990 to 2000. Overall, the amount of low— to moderate—value units
decreased significantly (e.g. the number of homes valued between $100,000 and $149,999
decreased by 72.6%), while the number of high-value homes dramatically increased (e.g. the
number of homes valued over $500,000 increased by well over 200%).
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Appendix D

Concentration of Seniors throughout the Twin Cities
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Source: U.S. Census Bureau




Appendix E
What is “affordable’’?

A variety of definitions are used to define “affordable” housing. The definitions refer both to the
portion of income spent on housing, as well as income levels and vary by housing program.

Housing Costs

Affordable ownership: Generally, housing is considered affordable to a particular household if it
does not cost more than 30% of household income. Banks sometimes will make mortgages where
the income to house payment ratio exceeds 30%, especially when the buyer’s income is high.

Affordable rental: The Minnesota Housing Finance Agency (MHFA) considers rental housing af-
fordable if it doesn’t exceed 30% of household income. For Section 8 properties, the tenant pays
30% of household income, and Section 8 subsidizes the difference between that and fair market
rents. HUD used to define affordable as 25% of income. Now, some are urging that something
more than 30% be considered affordable — in the 40% range.

Income Levels
HUD defines low or lower income as 80% of area median, very low income as 50% of area median
income and extremely low income as 30% of area median. These definitions are used in most

HUD rental programs. The median family income in the Twin Cities metropolitan area in 2004
was $76,700.

Program Qualifications

The income that qualifies a household for housing assistance varies. For example, 60% of median
income is one of the income limits used in the federal tax credit program. It is also used with tax
exempt bonds for rental housing. The Metropolitan Council has used 80% of median for affordable
homeownership. This means that a home was affordable in 2004 if it was priced at $193,700 or
less (i.e, the price that a household earning 80% of median income could afford). MHFA also uses
this income level for its mortgage programs, but one of the largest state appropriated programs —
the Challenge program — has an income limit of | 15% of median for homeownership projects.

Some cities with affordable housing policies (for example Minneapolis and Saint Paul) require devel-
opers who receive city financial assistance to include housing units affordable to households at 50%
of median income, and some affordable to those at 30% of median income.
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Appendix F
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Appendix G
Community Sources

Daniel Bartus, Real Estate Developer

Stacy Becker, Consultant to the Task Force

Jennifer Bergman, Program Director, Greater Metropolitan Housing Corporation
Phyllis Brevig, Edina Resident

David Byron, Edina Planning Commission Chair

Jan Callison, City of Minnetonka Mayor, original Executive Director of West Hennepin Af-
fordable Housing Land Trust (“WHAHLT?”), former City Council member

Cathy Capone Bennet, Redevelopment Specialist for the City of Roseville, Executive Direc-
tor of the Roseville Housing Redevelopment Authority

Brian Carey, United Properties

Lee Canning, ex-officio member and note taker for the Task Force

Polly Dennison, Edina Resident

Tom Dolan, Edina Resident, Our Lady of Grace

Dave Engstrom, Midwest Housing Collaborative, LLC

Ron Erhardt, Minnesota State Representative District 41 A, Edina Resident

Kimberly Gartner, Consultant to the Task Force

Judy Gempler, Edina Resident

Carol Gressett, Edina Resident

Susan Heiberg, City of Edina Human Services

Mark Hendrickson, Principal Planner, Hennepin Co. Housing, Community Works, Transit
Jim Hovland, Mayor of Edina

Gordon Hughes, Edina City Manager

Jack Jenkins, Minnesota Housing Finance Agency

Marty Kirsch, Mayor of Richfield

Linda Koblick, Hennepin County Commissioner, District 6 (includes Edina)

Dorothy Krueger, Edina Resident

Craig Larsen, Edina City Planner

Larry Laukka, Real Estate Developer, Edina Resident

Janet Lindbo, Executive Director, West Hennepin Affordable Housing Land Trust

Tim Marx, MHFA Executive Director

John McDonald, Edina Realty, Edina Resident

Rich McLaughlin, Midwest Housing Collaborative, LLC

Geoff Michel, Minnesota State Senator District 41, Edina Resident

Bruce Nordquist, City of Richfield Housing and Redevelopment Manager

Carolyn Olson, President, Greater Metropolitan Housing Corporation

Shirley Olson, Director, Lutheran Social Services of Minnesota

Deborah Paone, Executive Director of the Normandale Center for Healing and Wholeness
and researcher for the Partners in Care project that is being funding by the State of Minnesota
Rick Peterson, Midwest Housing Collaborative, LLC

Matt Podhradsky, City Administrator, City of Chaska

Joyce Repya, Associate Planner, City of Edina

Erin Sapp, Consultant to the Task Force

Helene Shear, Midwest Housing Collaborative, LLC

John Wanninger, Coldwell Banker Burnet

Sue Weigle, Edina Senior Center
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Appendix H
Housing Strategies Explored

Program targeted to help “hard working” young families with lower incomes by working
with the Minnesota Housing Finance Agency (MHFA) Ist time home-buyers program, Sec-
tion 8, and/or Habitat for Humanity.

Explore opportunities with a major employer to develop a mixed-use development, includ-
ing housing, for lower income workers. For example, a retailer might include housing on an
upper level or elsewhere on the property.

Mandatory inclusionary zoning with “carrots” such as a. density bonuses; b. TIF or tax

abatement for gap funding; c. Fee waivers, building permit fee waivers

Update the land use section of Edina’s Comprehensive Plan to include long-term redevel-
opment of Edina’s office and industrial park into mixed-use development, including housing.
Community Land Trust.

Employer down payment assistance (or other employer-based program, e.g. United Way/
Bremer Model, closing cost assistance, mortgage assistance).

Use Southdale area as a case study for “healthy community design,” including features such
as life cycle housing, sustainable design in all new buildings (i.e. green roofs, etc), pedes-
trian-friendly environment, innovative public transportation (perhaps a personal rapid tran-
sit experiment)

Remodeling assistance for seniors with incentives (perhaps low interest loans, tax relief, in
home care “discounts” or tax credits) and a design center to promote universal design, al-
lowing seniors to safely stay in the home while preserving homes that would be attainable
for young families.

City of Edina real estate tax policy changes so homes remodeled (either for seniors or to
provide affordable rental properties) have taxes waived on the increased market value
(either until sale of the home or for 30 years). For example, properties of seniors who re-
model homes would increase in value but their taxes on that increased value would not.

. Education and communication efforts encouraging baby boomers to financially plan for

their own long-term care needs.

. Housing resource center for anyone wishing to remodel/rehab homes. The Center would

promote universal design (and could include incentives such as low interest loans, etc).

Association fee relief for condominium buyers.

Transit-oriented development at location of bus garage and public works facility.

Further Edina efforts to obtain state grants to develop semi-formal city/neighborhood part-
nerships that support seniors and their families with the goal of preventing crises that lead
to hospitalization/nursing home placement.

. Zoning that would allow granny flats, etc.
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Appendix I
Inclusionary Housing Programs Nationwide

Virginia; 1991

Irvine, CA; 1978 More than 3,400

Longmont, CO;

104 or 352 anticipated
1995 P

Montgomery

County, MD: 1974 More than 10,000

Santa Fe, NM;
1998

Developments exceed-

No threshold number -
applicable to develop-
ments with any unit tar-
geted to over 120% of

Affordable Units ~ Threshold # of Arordaple
Produced Units .
Requirement
Boston, MA; 2000 i De"e'ﬁl‘;ﬂ%”ffnﬁ;‘ceed' 10% of on-site units
No threshold # - appli- 20% in for-sale and
. X rental developments
; - cable to all residential . .
Boulder, CO; 1999 developments (depending on project
size)
25% in for-sale devel-
Developments exceed- opments; 25% in rental
Davis, CA; 1990 1,474 i0q 5 units developments
9 (depending on project
size)
Developments exceed- 12.5% in single-family
Fairfax County, 1723 ing 50 units (fee home developments;

charged on projects

6.5% in multifamily de-
with fewer than 50

velopments

No threshold # - appli-
cable to all residential
developments

Voluntary goal: 15% of
all units

No threshold # - appli-
cable on all annexed
land

10% of all units in an-
nexation areas

12.5 - 15% of all units,

of these, local housing

authority may purchase
33%; qualified non-
profit organizations

ing 50 units

may purchase 7%.
11% in developments
with homes priced
$240,000 - $400,000;
16% in development
with homes prices over
$400,000

area median income
(sale price over
$240,000
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From Paul Fisher and Jo Patton (June 2001) "Expanding Housing Options Through Inclusionary Zoning" Ideas @ Work Volume 3.

Control Period

In-Lieu-of Pay-
ment Off-site
Development

Other Developer

Density Bonus .
Incentives

Maximum allowable by
law

Permanent affordability
by deed restriction

Permanent affordability
for rental units; no con-
trol period for for-sale
units

15 years for for-sale
housing; 20 years for
rental housing; local
housing authority may
purchase 33% of all
units to keep affordable

20 - 30 years; deter-
mined case-by-case
depending on financing

No control period for
for-sale units; 5 years
for rental units

10 years for for-sale
units; 20 years for
rental units

30 years for all units;
30 year period starts
over with each new oc-
cupant

May build off-site if
15% of all units afford-
able; in-lieu-of payment

permitted

Half of for-sale units
may be built off-site.
Developers have flexi-
bility with on/off-site mix
of rental units

In-lieu-of payment per-
mitted for develop-
ments under 30 units or
demonstration of
"unique hardship"

Not permitted

In-lieu-of payments and
other alternatives to on-
site units permissible

May make in-lieu-of
payment to affordable
housing fund; case-by-
case consideration of

off-site construction

In-lieu-of payments not
permitted; may request
approval to build afford-
able units off-site in
contiguous planning
area

Not permitted, except in
case of economic hard-
ship

Tax break for devel-

None
oper
N Waiver of development
one )
excise taxes
25% None
20% for single-family
units; 10% for multifam- None
ily units
None currently offered
25% (pa_lrl_qng., fees,_ and per-
mitting incentives may
be reintroduced)
Relaxed regulatory re-
Y quirements on parking,
es )
setbacks, landscaping,
etc.
Waiver of water/sewer
development charge
Up to 22% and development im-

pact fees; 10% com-
patibility allowance and
other incentives

Bonus equivalent to
set-aside percentage,
16% in developments

targeting under 80% of
AMI (sale price

Waiver of building fees
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Appendix )
Vision 20/20 Proposed Language

Objective: Maintain a full mix of housing options in Edina to provide opportunities for people

to live here throughout their lives.

Issues:

Housing prices in Edina are escalating well beyond the means of many Edina residents and
workers.

Life-cycle housing is an essential asset for a community’s ability to renew itself. If young
families cannot afford to live in Edina, we put the quality of our schools at risk.

A mix of housing opportunities enables those who contribute to Edina’s well-being, such
as teachers and police officers, to live in Edina.

Accessible, affordable housing is increasingly a factor in businesses’ ability to recruit and

retain workers.

Strategies:

l.
2.

Adopt a mandatory inclusionary zoning policy;

Update the Comprehensive Plan to convert appropriate areas to mixed-use and to pro-
vide for greater density in appropriate areas;

Use the greater Southdale area as a demonstration of a cutting-edge livable, pedestrian-
friendly urban redevelopment;

Create long-term opportunities to make a portion of Edina’s existing housing stock afford-
able to more people and families; and

Leverage existing housing programs to create more opportunities for moderate- and

lower-income households.
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Appendix K
Best Practices Bibliography

Administration on Aging http://www.aoa.gov/doingbus/doingbus.asp
American Association of Retired People http://www.aarp.org/

Association of Bay Area Governments (October 1992) Adopted Platform on Growth Man-
agement http://www.abag.ca.gov/planning/rgp/platform/

Boston Indicators Project Housing http://www.tbf.org/indicators2004/housing/index.asp
Boston Indicators Project http://www.tbf.org/indicators2004/housing/grid.asp

Bremer (April 2005) Homebuyer Employee Loan Program: Summary Plan Description Minne-
sota: Bremer.

Campaign for Sensible Growth Creating Value Through Sensible Growth http://www.
growingsensibly.org/archive/archiveDetail.asplobjectlD=782

Center for Universal Design 10 principles of universal design http://www.design.ncsu.edu/
cud/univ_design/princ_overview.htm

Center for Universal Design at North Caroline State University (September 2003) Uni-
versal Design in Housing http://www.design.ncsu.edu:8120/cud/pdf_files/
UDinHousing.pdf

Chung, Connie (October 2002) Using Public Schools as Community-Development Tools:
Strategies for Community-Based Developers Harvard Joint Center for Housing Stud-
ies http://www.jchs.harvard.edu/publications/communitydevelopment/W02-
9_Chung.pdf

Citizens’ Housing and Planning Association (May 2004) Fact Sheet on Chapter 40B: The
State’s Affordable Housing Zoning Law http://www.chapa.org/40b_fact.html

City of Minneapolis (accessed November 205) Top |0 Affordable Housing Strategies http://
www.ci.minneapolis.mn.us/mayor/priorities/affordable-
housing/200209 | 2statusreport.asp

Commonwealth Housing Task Force from the Center for Urban and Regional Policy at
Northeaster University (October 2003) Building on our Heritage: A Housing Strat-
egy for Smart Growth and Economic Development http://www.curp.neu.edu/pdfs/
housingexecsumm.pdf

Community Preservation Coalition (September 2000) Massachusetts Community Preserva-
tion Act http://www.communitypreservation.org/index.cfm

Department on Housing and Urban Development Homeownership Zones http://www.hud.
gov/offices/cpd/affordablehousing/programs/hoz/index.cfm

Department on Housing and Urban Development http://www.hud.gov/
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Design Center, University of Minnesota (2002) Cooperating Across Boundaries Conference http://
www.designcenter.umn.edu/reference_ctr/publications/reports/pdf/conf_report.pdf

Design Center, University of Minnesota I-35W Codlition Briefing Book

Design Center, University of Minnesota Northwest Corridor Coalition http://www.designcenter.
umn.edu/projects/pre2002/nwcorridor.html

Fannie Mae http://www.fanniemae.com/index.jhtml

Fennelly, Katherine (forthcoming 2006) Listening to the Experts: Provider Recommendations on the
Health Needs of Immigrants and Refugees Journal of Cultural Diversity.

Fennelly, Katherine (March 2005) “Latinos, Africans and, Asians in the North Star State: Immi-
grant Communities in Minnesota” in Beyond the Gateway: Immigrants in a Changing
America: Migration and Refugee Studies, Gozdziak, Elzbieta and Martin, Susan (eds.), Lex-
ington Books.

Fischer, Paul and Patton, Jo (June 2001) “Expanding Housing Options through Inclusionary
Housing” in Ideas @ Work Volume 3 http://www.growingsensibly.org/cmapdfs/ideasv3.
pdf

Freddie Mac http://www.freddiemac.com/
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