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BACKGROUND
Tax Increment Financing is a financing tool authorized by state law that allows an authority to capture
and use most of the increased local property tax revenues from new development within a defined
geographic area for a defined period of time. In general, tax increment revenues are used to pay for
eligible project costs which encourage creation or retention of jobs, redevelop blighted areas or polluted
sites and construction of affordable housing. This revenue tool allows the City to address blight,
contamination, housing or redevelopment needs for the parcels in the TIF district for a specified period
of time. The revenue generated is first used to pay debt service on outstanding bonds, interfund loans
and developer pay-as-you-go notes (PAYGO). A portion, but not all, of the remaining revenues can be
used to participate in other eligible development projects and City initiatives.
At the workshop, Mikaela Huot, with Baker Tilly, will present the attached draft TIF district management
report to review the status, financial condition, debt management, and future value of the city’s tax
increment districts. Information in the report is used by staff as a reference guide when performing
analyses and making recommendations to the City Council on economic and housing development
projects. The report also describes the revenues generated from each TIF district, projected cash flows,
and recommendations to consider. It also describes how recently enacted special legislation will provide
the city with greater flexibility on the use of TIF funds.
The financing for this TIF report review was approved at the October 26, 2021 City Council meeting. The
districts included in this review are listed in the table below.
State Description
TIF Dist 6 Bergan Plaza
TIF Dist 1-4 Eastwood Village
TIF Dist 1-5 Pres Homes
TIF Dist 2-11 Tartan Crossing
TIF Dist 2-12 Tanner’s Lake

County TIF #
0025-0
0049-0
0058-0
0080-0
0096-0

Type
Redevelopment
Housing
Housing
Redevelopment
Redevelopment

Start Date
1990
1995
1998
2015
2021

End Date
2040
2022
2023
2040
2046

Summary of TIF Districts
DRAFT FOR REVIEW
City of Oakdale, MN
March 2022

BAKER TILLY PROVIDES HIGH QUALITY, INDEPENDENT FINANCIAL AND MANAGEMENT ADVISORY SERVICES TO PUBLIC
AND NON-PROFIT ORGANIZATIONS, AND WORKS WITH THEM IN THE LONG-TERM PROCESS OF BUILDING THEIR
COMMUNITIES ON A FISCALLY SOUND AND WELL-MANAGED BASIS.
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1. Introduction: Tax Increment Financing District Review
Tax Increment Financing (TIF) uses the increased property taxes generated by increased property tax value within a tax increment
financing district to pay for certain eligible costs associated with the development. The value that is “captured” (i.e., the increase in
value over the year the TIF district was established) generates “incremental” property taxes that go to the development authority or
the city authority rather than to the city, county, school district, and other taxing jurisdictions that normally share in the total local
share of a property tax bill. The captured taxes are used to finance eligible project costs such as land acquisition, demolition, public
and site improvements, and related administrative costs. The value of the property prior to development (i.e., the “non-captured”
portion) continues to generate property taxes which are distributed to all appropriate taxing jurisdictions.
Tax increment is one of the more powerful financing tools that communities have available to assist with meeting development
objectives including tax base growth, expansion and retention of desirable jobs, construction of housing (senior, workforce,
affordable, mixed income), and redevelopment and revitalization. In addition to assisting core development and
redevelopment, peripheral growth outside of the established TIF districts provides a direct benefit to all taxing jurisdictions.
Using the available information, we were able to determine each district’s type which dictates statutory requirements on use,
authorized budget authority, and future budget capacity. We prepared a cash flow analysis for each district and projected future
revenues & expenditures through the term of existing obligations and districts. In most cases, the TIF Plans authorize the districts to
remain open for the entire statutory maximum terms. With this information, we were able to make recommendations for additional
spending and the timing of closing districts in the future.
Depending on the statutory authorities for the districts, as individual obligations are fulfilled, the districts may be required to be
decertified. Therefore, the estimated fund balances may not reflect actual amounts available for pooling or other projects if individual
obligations are already fulfilled and if districts then need to pay the balance to other taxiing entities. Depending on the type of district
(as further described in this report), the City may have the ability to extend the collection of increment for up to the statutory
maximum term of the districts for financing of eligible projects. The estimated amount of increment available for future spending from
each district outlined in the report may be adjusted depending on the City’s objectives.
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2. Executive Summary: Tax Increment Financing District Review
The primary purpose of the review is to understand the current financial status for each of the City’s TIF Districts and to determine
what flexibility there may be in each district to deal with potential surplus increments, deficits, as applicable, pooling opportunities,
administrative payments, additional expenditures, etc. In preparing this report, Baker Tilly has relied on information provided by the
City based on previously prepared reports and supporting TIF district activities. Due to the timing for availability of information, the
report is based on a combination on 2020 and 2021 financial data. As available and applicable, all estimates will be updated with
current information.
For the purpose of this report we have evaluated the City’s districts and placed them into separate categories dependent upon the
type of district and the date of approval and certification. Statutory powers relate directly to the type and certification dates of a TIF
district. The City has three types of TIF Districts: Redevelopment District certified pre-1990, Redevelopment District certified post1990 and Housing District certified post-1990. The ability to use tax increment revenues is generally dependent upon the type and
establishing dates of a TIF District.
Two of the City’s Redevelopment districts (TIF 6 – Bergen and TIF 2-11 – Tartan Crossing) are supporting an existing pooled debt
obligation. Post-90 districts have less flexibility as outlined in the first sections of the report and were established to assist with
development and redevelopment of individual projects within the districts. Once the obligations have been fulfilled, there will be limited
opportunities to finance additional projects. The City’s two older Housing districts (TIF 1-4 – Eastwood Village and 1-6 – Presbyterian
Homes) may have more flexibility to use increment for other eligible housing projects, subject to outstanding obligation status and
budget authority. The City’s newest Housing district (Bethesda) is still in the initial stages of establishment with the housing project
expected to commence in spring 2022.
Tax Increment has been a benefit to the City of Oakdale with tax capacity and market value growth in the TIF districts. As each district
is certified, the captured tax capacity is added to the City’s tax base as increased tax capacity that wouldn’t have occurred but for the
use of this tool.
Ongoing, we recommend the City annually review the current status of existing TIF Districts and use available surplus increments to:






Continue to finance authorized project area and district obligations
Annually review budgets to determine when/if modifications may be necessary
Support pooled debt service payments as necessary
Decertify upon fulfillment of obligations
Return/use available increment
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3. Fundamentals of Tax Increment Financing (TIF)
Pooling is described as dollars spent outside the geographic boundaries of a TIF District and, in most cases, within the geographic
boundaries of a Project Area. TIF District and Project Area boundaries may be coterminous or the Project Area boundaries may be
larger than the TIF District boundaries. The City’s TIF Districts have been established within three project areas. The City’s project
areas are further described below:
1) Redevelopment Project No. 2 – that includes TIF Redevelopment District No. 6 (Bergen Plaza), TIF Redevelopment District
No. 2-11 (Tartan Crossing) and TIF Redevelopment District No. 2-12 (Tanner’s Lake) and
2) Municipal Development District No. 1 – that includes TIF Housing District No. 1-4 (Eastwood) and TIF Housing District No.
1-6.
3) Helmo Station Redevelopment Area – that includes Bethesda Housing TIF District No. 1.
Project Area and TIF District can be the same

Project Area can be larger than the TIF District

All three of the City’s project areas are larger than the boundaries are the individual TIF districts, which provides an opportunity for
pooling and use of eligible surplus increment for qualifying projects within the respective project areas.
A map showing the boundaries of the TIF Districts is included in Section 5.
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3. Fundamentals of Tax Increment Financing (TIF)
Pre-90 Districts
Pre-90 districts are TIF districts for which certification was requested before May 1, 1990. These districts are not subject to most of
the 1990 changes in the TIF law. The 1990 changes included (1) the percentage limitations on pooling and (2) the five-year rule. The
enforcement provisions of the 1990 act apply to all TIF districts. To qualify as a pre-1990 district, the development authority had to
do one of the following by June 1, 1991: (1) enter into a development agreement for a site in the district, (2) issue bonds, or (3)
acquire property in the district. These districts overall have considerable flexibility regarding the use of tax increment. The City
should have 1 pre-90 district – TIF District 6 (Bergen Plaza).
Post-90 Districts
Post-90 districts are subject to the pooling percentage limitations for individual districts and the timing rules as further described within
this report. The City has 4 certified TIF Districts that are considered post-90 and 1 newly established district to total 5 post-90 districts.
Pooling Percentage Limitations
For redevelopment districts, at least 75% of the tax increments from a TIF District must be expended on activities within the district or
to pay for bonds used to finance the estimated public costs of the TIF District. No more than 25% of the tax increments may be
spent on costs outside of the TIF District but within the boundaries of the Project Area. All administrative expenses are considered to
have been spent outside of the TIF District.
Pooled tax increment from a housing district may be used to fund other eligible housing-related costs outside of the geographic
boundaries of the TIF District and within the Project Area without pooling percentage or timing limitations. However, the use of
pooled tax increment from the housing district is limited to qualifying affordable housing projects.
In order to exercise the pooling opportunities described above, the TIF Plan for the TIF District(s) must provide authority regarding
the use of tax increment funds. In addition, for Redevelopment Districts, the pooling activities must occur within the Project Area.
When considering future potential pooling activities, the City should verify that the activities are within the TIF Districts and/or Project
Areas. In addition, based on the restrictions outlined above, it should be verified that the anticipated expenditure is within the pooling
percentage limitations as described. The summaries for each individual district will outline the estimated pooling opportunities for
each district.
Three Year Rule:
Minnesota Statutes section 469.176 sub 1a was repealed in 2005. However, the requirement is still effective for districts that were
established when the rule was in effect. The three-year rule states that, within three years from certification date, bonds must be
issued; the authority has acquired land or has caused public improvements to be constructed in the district.
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3. Fundamentals of Tax Increment Financing (TIF)
Four Year Rule:
Minnesota Statutes section 469.176 sub 6 requires that, within four years from certification date, certain activities must have taken
place on each parcel with the TIF district. Required activities include demolition, rehabilitation, renovation and site improvements. If
these activities have not taken place within the required time, the parcel is ‘knocked down’ from the district, meaning, that no
increment may be collected from that individual parcel for the duration of the district. The law does, however, allow for
reinstatement procedures should the required activity later occur on the parcel.
Five Year Rule
For post-90 districts, the majority of activities of the district must occur within 5 years of certification. After 5 years, spending is
limited to existing obligations, administrative expenses and limited future activities that are subject to the pooling percentage
limitations. In order to qualify under the 5-year rule, tax increments are considered to have been spent within a TIF District if such
amounts are:
 actually paid to a third party for activities performed within the TIF District within five years after certification of the
district.
 used to pay bonds that were issued and sold to a third party, the proceeds of which are reasonably expected on the date
of issuance to be spent within the later of the five-year period or a reasonable temporary period or are deposited in a
reasonably required reserve or replacement fund.
 used to make payments or reimbursements to a third party under binding contracts for activities performed within the TIF
District, which were entered into within five years of certification of the district; or
 used to reimburse a party for payment of eligible costs (including interest) incurred within five years from certification of
the district.
Six Year Rule
Beginning with the sixth year following certification of the TIF District, at least 75% of the tax increments must be spent or
obligated to pay outstanding bonds or make contractual payments obligated within the first five years. When outstanding bonds
have been defeased and sufficient money has been set aside to pay for such contractual obligations, the TIF District must be
decertified.
Administrative Expenses
Administrative expenses include amounts paid for services provided by bond counsel, fiscal consultants, planning or
economic development consultants, and city staff time. The City may allocate administrative expenses on a district-by-district
basis.
.
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3. Fundamentals of Tax Increment Financing (TIF)
Delinquent Taxes for Existing Districts
When property owners within a tax increment district pay their taxes late or not at all, it can affect a city’s ability to pay outstanding
obligations on time or require the city to find alternative temporary sources (such as an interfund loan) until those property taxes are
paid. If there are delinquent taxes when a TIF district expires, the city can notify the county auditor when there are outstanding
bonds or contractual obligations that will go unpaid or be paid by other sources. (M.S. 469.176 Subd. 1f.) In that case, the county
will continue to send the delinquent tax increment to the city even after the district has expired. The county auditor may request
information regarding the amount of outstanding obligations or other information necessary to administer the payment.
Tax Court Petitions for Existing and Expired Districts
When property owners within a tax increment financing district contest their prior years’ values tax court, it can also affect a city’s
ability to pay obligations. Property owners can contest their values going back several years, which can result in negative tax
increment after a district has been decertified. In the case where a decertified TIF district has negative tax increment as part of the
County tax settlement, the City will need to find other sources if the TIF fund has been closed or there are insufficient cash balances
available in the TIF Fund.
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4. City of Oakdale TIF District Summary
The following pages provide a short summary of each TIF district and the map below shows all the City’s TIF District boundaries.
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4. City of Oakdale TIF District Summary

City of Oakdale, Minnesota
Summary of Existing Tax Increment Financing (TIF) Districts - Payable Year 2021
City TIF #

6

1-4

1-6

2-11

2-12

Bergen Plaza

Eastwood
Village

Presbyterian
Homes

Tartan Crossing

Tanner's Lake

TIF Authority

EDA

City

City

EDA

EDA

County TIF #

0025-0

0049-0

0058-0

0080-0

0096-0

Washington
622
Redevelopment
A
3/14/1989
1991
12/31/2040

Washington
622
Housing
A
4/14/1994
1997
12/31/2022

Washington
622
Housing
A
10/03/1997
1998
12/31/2023

Washington
622
Redevelopment
A
3/21/2011
2015
12/31/2040

Washington
622
Redevelopment
A
12/22/2017
2021
12/31/2056

Pooled Debt

N/A

N/A

Pooled Debt

Interfund Loan

Current Tax Rate
Frozen Tax Rate

105.763%
97.895%

105.763%
123.032%

105.763%
121.694%

105.763%
100.173%

106.689%

Current Net Tax Capacity
Less: Base Net Tax Capacity
Sharing Factor
Equals: Retained Captured NTC
Times: Applicable Tax Rate
Equals: Projected Tax Increment

518,650
53,181
0.897463
465,467
97.895%
455,668.58

88,126
2,025
0.977022
86,101
105.591%
90,914.51

162,046
4,056
0.974970
157,990
104.901%
165,732.80

378,500
76,422
0.798092
302,078
100.173%
302,599.73

Name/Description

County
School District #
Type of TIF District
Fiscal Disparities
Date Certified
1st Year Increment Collected
Last Year of District (as required)
Current Obligations

0
0
0.000000
0
0
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4. City of Oakdale TIF District Summary
Summary of Non-Pooled Obligations as of December 31 ,2020
District
1-4
1-6
2-12
1

District Name
Eastwood Village
Presbyterian Homes
Tanner's Lake
Bethesda Cornerstone Housing

Obligation Name

Outstanding

PayGO Note
PayGO Note
Interfund Loan
PayGO Note

$0
$0
TBD
TBD

Summary of Outstanding Pooled Obligations as of December 31 ,2020
Obligation

Proceeds to District(s)

District(s) Expected to Pay

Final Payment

G.O. Tax Increment Revenue
Bond, Series 2016D

TIF District No. 2-11

TIF District No. 2-11
TIF District No. 6

2/1/2037

Issue Amount
$

4,315,000

Outstanding
$

3,665,000

Summary of Bond Proceeds as of December 31, 2020

Districts

TIF District No. 2-11
TIF District No. 6

Obligations

G.O. TIF Bond 2016D

Total Obligations

Non-Pooled /
Pooled

Pooled

Proceeds
Received

Outstanding by
District

$4,315,000

$3,665,000

$4,315,000

$3,665,000
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4. City of Oakdale TIF District Summary

TIF as a Development Tool
The City of Oakdale has utilized TIF for key economic development, redevelopment and housing projects in the City. Utilizing this
tool to accomplish the various goals of the City has strengthened the overall diversity of housing options, land uses and tax base,
while increasing employment opportunities and cleaning up contaminated sites. One immediate benchmark of the benefit in utilizing
TIF is the overall increase in market value from when the district was created to when it is fully developed and aging. As illustrated in
the following table, the City’s overall market value has increased in the various TIF districts that are still active for taxes payable
2020 and do not include those decertified as of December 31, 2021 or earlier by over 595% on a cumulative basis:
Payable 2020
Market Value

Base
Year

Original
Market Value

Inflated
Original Market

TIF 6 (Bergen Plaza)

1990

$

2,839,300

$

4,460,782

$

26,232,500

488%

TIF 1-4 (Eastwood Village)

1995

$

232,900

$

340,192

$

10,222,800

2905%

TIF 1-6 (Presbyterian Homes)

1998

$

324,500

$

453,714

$

14,090,900

3006%

TIF 2-11 (Tartan Crossing)

2015

$

4,955,500

$

5,408,311

$

23,606,400

336%

TIF 2-12 (Tanner's Lake)

2017

$

District

-

$

-

$

-

Percent
Increase in

0%

TIF 1
$

8,352,200

$

10,662,999

$

74,152,600

595%
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4. City of Oakdale TIF District Summary
Many cities utilize TIF as a development tool as they realize the benefits it can provide. However, there sometimes may
be concern if the tool may be over or underutilized. Measuring a city’s use of TIF as compared to existing tax base is one
way of understanding how it is being used. A common measurement of TIF usage is the percentage of gross tax base
captured in TIF districts. The chart below demonstrates the City’s current and projected tax base that is captured on an
annual basis in the TIF districts.
Projected Captured TIF Tax Capacity
Decertification
Date

Actual
2019

Actual
2020

Actual
2021

2022

Projected
2024

2023

2025

2026

TIF 6 Bergen Plaza

12/31/2040 $

370,647

$

455,493

$

465,467

$

465,467 $

465,467 $

465,467 $

465,467 $

TIF 1-4 Eastwood Village

12/31/2022 $

84,337

$

84,251

$

86,101

$

86,101 $

-

$

-

$

-

$

-

TIF 1-6 Presbyterian Homes

12/31/2023 $

154,236

$

154,236

$

157,990

$

157,990 $

157,990 $

-

$

-

$

-

TIF 2-11 Tartan Crossing

12/31/2040 $

290,141

$

299,180

$

302,078

$

302,078 $

302,078 $

302,078 $

302,078 $

TIF 2-12 Tanner's Lake

12/31/2056 $

$

-

-

-

-

$

1,011,636 $

Total Captured

Total Tax Capacity
Percentage of Tax Base in TIF

$

-

899,361

26,504,286
3.39%

$

$

-

993,160

28,811,709
3.45%

$

$

-

1,011,636

29,958,475
3.38%

30,833,756
3.28%

$

$

925,535 $

30,833,756
3.00%

$

767,545 $

30,833,756
2.49%

2.49%

302,078

$

767,545 $

30,833,756

465,467

-

767,545

30,833,756
2.49%
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4. City of Oakdale TIF District Summary
Redevelopment also plays an important factor in future market value growth for communities. The following table demonstrates the
historical market value growth of the City of Oakdale.
Tax Payable
Year

Taxable
Market Value

Percent
Change
from prior
year

2022

3,070,210,400

3.11%

2021

2,977,729,500

3.82%

2020

2,868,048,600

8.45%

2019

2,644,688,200

7.61%

2018

2,457,661,500

8.06%

2017

2,274,440,600

2.61%

2016

2,216,689,400

2.51%

2015

2,162,439,300

10.28%

2014

1,960,930,900

6.25%

2013

1,845,573,300

-11.49%

2012

2,085,265,300

-10.46%

2011

2,328,961,900

-6.56%

2010

2,492,417,500

-5.08%

2009

2,625,856,100
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5. Assumptions
Many assumptions were utilized to prepare the projections and analysis as included within this report.
 Fund balances shown are based on amounts as provided for December 31, 2020, using the City’s financial statements and OSA
reports
 Pay 2021 and future tax increment revenues are based upon tax increment calculations, assuming 100% collections, as provided
by Washington County property tax records
 Projected revenues do not account for additional development or inflation of existing values.
 Projected revenues also do not account for decreases or increases in the tax rate or inflationary changes on taxable value.
 Interest revenue has not been projected individually for each district.
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6. Individual Summary of Tax Increment Financing
6. Summary of Individual Tax Increment Financing Districts
Tax Increment Financing Redevelopment District No. 6 – Active
Bargen Plaza – also known as TIF 2-6
Description:
This Redevelopment District was established to assist with the development of a commercial-use development. The Oakdale Housing
and Redevelopment Authority (the “HRA), on October 25, 1988, created Tax Increment Financing District No. 6, within
Redevelopment District No. 2, and adopted a Tax Increment Financing Plan. The HRA modified the Plan for Tax Increment
Financing District No. 2-6, also known as TIF District No. 6 (Bergen Plaza) to provide for the acquisition of additional land, encourage
business and economic development, and provide for the payment of additional project costs. The boundaries of Tax Increment
Financing District No. 2-6 were not modified. The development activities to be financed as a result of the Original and Modified Plan
deemed financing for additional public improvements as necessary.
Pursuant to Resolution No. 2015-20 adopted March 10, 2015, the City of Oakdale, Minnesota (the “City”) and pursuant to Resolution
No. 2015-20 adopted March 10, 2015, the Oakdale Housing and Redevelopment Authority (the “HRA”) transferred the control,
authority and operation of all projects and programs of the HRA, including without limitation Redevelopment Project No. 2 and Tax
Increment Financing District No. 2-6, to the Economic Development Authority of the City of Oakdale (the “Authority”). Pursuant to
Resolution No. 2015-02 adopted March 24, 2015, the Authority accepted responsibility for the control, authority and operation of each
project and program of the HRA, including without limitation Redevelopment Project No. 2 and Tax Increment Financing District No.
2-6.
The purpose of the modification to the was to increase the authorized tax increment revenues and public costs to provide the
Authority with the ability to utilize future tax increments from the District for future tax increment eligible expenditures, to extend the
duration of the district in accordance with the 2013 Special Law, and to authorize for ‘pooling’ of increment to the specified
redevelopment sites.
Adopted:
Requested Date:
Certified Date:
First Year Increment
Decertifies:
Modifications:

10/25/1988
02/03/1989
03/14/1989
1990
12/31/2040
10/1/1993
1/25/2011
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6. Individual Summary of Tax Increment Financing
6. Summary of Individual Tax Increment Financing Districts
Current PIN Number(s):
32.029.21.22.0006
32.029.21.22.0008
32.029.21.22.0012 through 32.029.21.22.00017
Frozen Tax Rate:

Fiscal Disparities Election: Option A – outside district.

Allowable Uses:
For redevelopment districts, Minnesota Statutes section 469.176 sub 4j specifies the activities on which tax increment may be spent.
In general, tax increment must be spent correcting those conditions which caused the area to be designated a redevelopment
district. Allowable uses include property acquisition, demolition, rehabilitation, installation of public utilities, road, sidewalks, public
parking facilities, and allowable administrative expenses.
Obligations:
The District’s revenue is pledged as a payment source through pooling for the Taxable General Obligation Tax Increment, Revenue
Bonds, Series 2016D. The current outstanding balance for these bonds is $3,665,000 as of January of 2022. The next principal
payment due is $185,000 due on February 1st, 2022. After that payment is complete the remaining balance will be $3,480,000.
Three Year Rule:
The Bergen TIF District met the 3-year rule.
Four Year Rule:
The Four-Year Rule does not apply to this TIF District
Five Year Rule:
The Five-Year Rule does not apply to this TIF District
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6. Summary of Individual Tax Increment Financing Districts

Add map
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6. Summary of Individual Tax Increment Financing Districts
City of Oakdale, Minnesota
Tax Increment Financing (Redevelopment) District No. 6
Bergen Plaza
District Summary Details
Original
Approval Date
10/25/1988
Request for Certification
02/03/1989
Certification Date
03/14/1989
Decertification Date
12/31/2040

Observations:
Projected ending fund balance of $10,431,332 by December 31, 2040
Pooled debt obligation (2014A) financed solely by TIF 2-11
Actual budget may exceed original budget, subject to expenditures

Modification
1/14/1997
---------

Prior Years

Current

Projected

Projected

Projected

2019 & Prior

2020

2021

2022

2023

1,081,145

1,545,312

1,989,613

2,433,914

2,878,215

444,301
20,811

444,301

444,301

444,301

465,112

444,301

444,301

444,301

7,553,117
7,553,117

Projected Fund Balance

Tax increment revenue
Investment earnings
Bond Proceeds
Sales/lease proceeds
TIF credits
Loan/advance payments
Bond Premium
Other: Developer Deficiency
Transfer In
Estimated Tax Increment Revenues

Land/building acquisition
Site improvements/preparation costs
Utilities
Other qualifying improvements
Construction of affordable housing
Temporary ED
Authority Admin
County Admin
Other qualifying improvements
Transfer Out: Spending Plan
Transfer Out
Estimated Tax Increment Project Costs
Interest expense
Total
Bonds
Surplus / (Deficit)

Original Budget
Cumulative Modified Budget
8,334,000
14,934,000
1,200,000
1,845,000

9,534,000

16,779,000

2,700,000
500,000
2,092,000
5,050,000

6,200,000
600,000
2,092,000
6,608,000

350,000

407,000

10,692,000

15,907,000

Projected over District Term
18,825,792
753,533
2,701,866
218,110
22,499,301

3,276,891
617,914
215,070
372,486
620
480,000
4,962,981

9,495,471
732,722

2024-2040

2,701,866
218,110

13,148,169

3,276,891
617,914
215,070

-

371,901
260

585
360

480,000
4,962,036

945

-

-

-

945

-

-

-

-

-

-

-

-

3,200,000

3,459,264

5,940,012

5,940,012

13,892,000

19,366,264

10,902,993

10,902,048

(6,265,000)
5,169,607
(1,095,393)

(6,265,000)
5,169,607

-

(4,358,000)

(2,587,264)
Bond Principal Payments
Bond Proceeds Original
Bond Proceeds Refunding
Bond Premium/(Discount)
Net Bond Payments

(1,095,393)

PayGO
PayGO Principal
PayGO Interest
Total PayGO Payments

69,583
69,583

69,583

Projected Ending Fund Balance

10,431,332

1,081,145

69,583

-

1,545,312

-

1,989,613

-

2,433,914

2,878,215

10,431,332
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Special Legislation:
Special legislation was adopted to allow for the extension of TIF 6 (in 2010 and in 2013). The maximum duration of the
Redevelopment is until December 31, 2040 as further described below.
The Authority modified the Plan for Tax Increment Financing District No. 2-6 on January 25, 2011 to provide for the financing
of certain redevelopment and infrastructure costs associated with redevelopment activities in the City, namely those related to
the former Oakdale Mall site located within the boundaries of the Authority’s Tax Increment Financing (Redevelopment)
District No. 2-11 (referred to as Tartan Crossing). The Plan was modified pursuant to Minnesota Laws 2010, chapter 216,
Section 55 (the “2010 Special Law”), to extend the duration of TIF District No. 2-6 through December 31, 2024 if certain
conditions were met. Additionally, under Minnesota Laws 2013, chapter 143, Article 9, Section 13 (the “2013 Special Law”),
the Authority was authorized to further extend the duration of TIF District No. 2-6 through December 31, 2040 if certain
conditions were met. Such conditions have been satisfied by the Authority. The purpose of the modification to the Plan is to
increase the authorized tax increment revenues and public costs to provide the Authority with the ability to utilize future tax
increments from the District for future tax increment eligible expenditures, to extend the duration of the district in accordance
with the 2010 and 2013 Special Laws, and to authorize for ‘pooling’ of increment to the Oakdale Mall site.
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Tax Increment Financing Housing District No. 1-4 – Active
Eastwood Village
Description:
This Housing District was established in order to assist with the development of a multifamily housing project, of which a portion of the
units will be maintained as affordable to meet the income requirements of a housing district. The City created Tax Increment
Financing District No. 1-4, within Municipal Development District No. 1, and adopted a Tax Increment Financing Plan on December
14, 1993. The boundaries of Tax Increment Financing District No. 1-4 were not modified with the 2016 amendment. The
development activities to be financed as a result of the Plan Modification are being expanded and will be further defined. The City
modified the Plan for Tax Increment Financing District No. 1-4 on December 13, 2016 to provide for the financing of certain
development costs associated with affordable housing activities in the City. The purpose of the modification to the Plan at this time is
to increase the authorized tax increment revenues to be equal to the public costs as initially authorized to provide the City with the
ability to utilize future tax increments from the District for future tax increment eligible expenditures and to authorize for ‘pooling’ of
increment for specified housing activities and eligible uses. The sections specifically being modified in the Plan include Section 3.07,
Estimated Public Costs and Section 3.09, Sources of Revenue. The updated budget of estimated public costs and sources of
revenue is included in the financial cashflows on the following pages. Additional information relative to the TIF District is listed below:
Adopted:
Requested Date:
Certified Date:
First Year Increment
Decertifies:
Modifications:

12/14/1993
02/22/1994
04/14/1994
1997
12/31/2022
12/13/2016

Current PIN Number(s)
18.029.21.31.0057
18.029.21.32.0020
18.029.21.32.0021
18.029.21.32.0022
Frozen Tax Rate:

Fiscal Disparities Election: Option A, N/A for housing
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Allowable Uses:
All activities authorized per the original and amended plan will be assistance to affordable housing that meets the income limits under
Section 469.1761, and therefore all such expenditures will be considered to be spent within the district.
Obligations:
The Eastwood Village TIF District supported one pay-as-you-go obligation. According to the Development Agreement between the
City of Oakdale and Eastwood Village L.L.C., the City agreed to provide financial assistance through TIF as reimbursement for land
acquisition and site improvements up to a maximum amount of $387,500 plus interest at 9%. Payment dates on the TIF Note were
August 1, 1997 through February 1, 2021. The City’s OSA reports listed different obligations and no payments being made. It is our
understanding after review of the original TIF district obligation documentation, that payments have been made in full for the
outstanding obligation.
Three Year Rule:
The Eastwood Village TIF District met the 3-year rule as of April 1997.
Four Year Rule:
The County lists the knockdown rule date as August 13, 1999.
Five Year Rule:
The five-year deadline was April 1999, by which time the development agreement was signed and obligations were issued.
Geographic Enlargements:
MN Statute 469.175 sub 4(f) places limits on the length of time a TIF district may add parcels. No parcels may be added five years
after the certification date. The Eastwood Village TIF may not be enlarged after April 1999.
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6. Summary of Individual Tax Increment Financing Districts
City of Oakdale, Minnesota
Tax Increment Financing (Housing) District No. 1-4
Eastwood Village
District Summary Details
Original
Approval Date
12/14/1993
Request for Certification
02/22/1994
Certification Date
04/14/1994
Decertification Date
12/31/2022
County Decertification Date

Observations:
Projected ending fund balance of $692,733 by December 31, 2022
No remaining outstanding obligations
Actual budget not projected to exceed cumulative modified budget

Modification
1/14/1997
---------

12/31/2022

Prior Years

Current

2019 & Prior

2020

Land/building acquisition
Site improvements/preparation costs
Utilities
Other qualifying improvements
Construction of affordable housing
Temporary ED
Authority Admin
County Admin
Other qualifying improvements
Transfer Out: Spending Plan
Transfer Out
Estimated Tax Increment Project Costs
Interest expense
Total
Bonds
Surplus / (Deficit)

Original Budget
Cumulative Modified Budget
2,371,150
3,469,248
50,000

2,371,150

1,322,123
770,000
1,190,000

3,519,248

1,322,123
770,000
1,377,125

237,125

50,000

3,519,248

3,519,248

-

-

3,519,248

3,519,248

Projected over District Term
1,694,741
57,780
42,484
1,795,005

343,040
7,075
17,838
1,120
369,073

2022

415,699

511,559

602,146

1,424,414
50,208

89,153
7,572

90,587

90,587

42,484
1,517,106

96,725

90,587

90,587

343,040
7,075
17,253
840

585
280

368,208

865

-

-

368,208

865

-

-

-

-

-

-

-

-

Projected Fund Balance

Tax increment revenue
Investment earnings
Bond Proceeds
Sales/lease proceeds
TIF credits
Loan/advance payments
Bond Premium
Other: Developer Deficiency
Transfer In
Estimated Tax Increment Revenues

Projected
2021

369,073

(1,148,098)

Bond Principal Payments
Bond Proceeds Original
Bond Proceeds Refunding
Bond Premium/(Discount)
Net Bond Payments

-

-

PayGO
PayGO Principal
PayGO Interest
Total PayGO Payments

733,199
733,199

733,199

Projected Ending Fund Balance

692,733

415,699

733,199

511,559

602,146

692,733
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Tax Increment Financing Housing District No. 1-6 (Presbyterian
Homes)
Description:
This Housing District was established in order to assist with the development of an approximate 98-unit senior rental housing facility,
of which a portion are affordable to meet the income requirements of a housing district. The TIF District was established within the
City’s Municipal Development District No. 1. The proposed modification to the tax increment plan extended the term to the maximum
number of years as authorized by statute and increase the budgeted revenues and expenditures based on the extension. The City
anticipates using future tax increment revenues to facilitate the continuation of providing affordable housing, as well as pooling for
other eligible affordable housing projects within the Municipal Development District. The City reserves the right to use tax increment
revenues for all TIF-eligible costs of the district, including related administrative costs.
Adopted:
Requested Date:
Certified Date:
First Year Increment
Decertifies:
Modifications:

05/14/1997
05/16/1997
10/03/1997
1998
12/31/2023
11/27/2012

Current PIN Number(s):
Current PIN Number(s)
30.029.21.33.0018
Frozen Tax Rate: 121.694%

Fiscal Disparities Election: Option A, N/A for housing

Allowable Uses:
All activities authorized per the original and amended plan will be assistance to affordable housing that meets the income limits
under Section 469.1761, and therefore all such expenditures will be considered to be spent within the district.
Obligations:
The Presbyterian Homes TIF District supported one pay-as-you-go obligation. According to the Development Agreement between
the City of Oakdale and PHM/Oakdale, Inc., the City agreed to provide financial assistance through TIF as reimbursement for eligible
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project costs up to a maximum amount of $1,000,000 plus interest at 2%, pledging 90% of annual increments received. Payment
dates on the TIF Note were August 1, 1999 through February 1, 2012. The City’s OSA reports listed different obligations and no
payments being made. It is our understanding after review of the original TIF district obligation documentation, that payments have
been made in full for the outstanding obligation.
Three Year Rule:
The TIF District met the 3-year rule.
Four Year Rule:
The County lists the knockdown rule date as January 3, 2002.
Five Year Rule:
The five-year deadline was May 2002, by which time the development agreement was signed, qualifying costs were incurred and
obligations were entered into.
Geographic Enlargements:
MN Statute 469.175 sub 4(f) places limits on the length of time a TIF district may add parcels. No parcels may be added five years
after the certification date. The TIF District may not be enlarged after May 2002.
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6. Summary of Individual Tax Increment Financing Districts
City of Oakdale, Minnesota
Tax Increment Financing (Housing) District No. 1-6
Presbyterian Homes
District Summary Details
Original
Approval Date
5/14/1996
Request for Certification
5/16/1997
Certification Date
10/03/1997
Decertification Date
12/31/2023
County Decertification Date

Observations:
Projected ending fund balance of $1,492,511 by December 31, 2023
No remaining outstanding obligations
Actual budget not projected to exceed cumulative modified budget

Modification
---------

12/31/2023

Prior Years

Current

2019 & Prior

2020

Land/building acquisition
Site improvements/preparation costs
Utilities
Other qualifying improvements
Construction of affordable housing
Temporary ED
Authority Admin
County Admin
Other qualifying improvements
Transfer Out: Spending Plan
Transfer Out
Estimated Tax Increment Project Costs
Interest expense
Total

Original Budget
Cumulative Modified Budget
2,100,000
3,482,116

2,100,000

3,482,116

1,280,000
320,000
500,000

1,280,000
320,000
500,000
1,243,905
138,211

2,100,000
-

-

2,100,000

Bonds

-

Surplus / (Deficit)

-

3,482,116

3,482,116

Projected over District Term
2,797,735
116,442
2,914,177

1,383
19,713
54,292
880
250,000
326,268

2022

2023

822,861

997,102

1,162,238

1,327,374

2,139,283
101,482

163,043
14,960

165,136

165,136

165,136

2,240,765

178,003

165,136

165,136

165,136

Projected Fund Balance

Tax increment revenue
Investment earnings
Bond Proceeds
Sales/lease proceeds
TIF credits
Loan/advance payments
Bond Premium
Other: Developer Deficiency
Transfer In
Estimated Tax Increment Revenues

Projected
2021

1,383
19,713

50,750
660

3,542
220

250,000
322,506

3,762

-

-

-

322,506

3,762

-

-

-

-

-

-

-

-

-

-

-

326,268

Bond Principal Payments
Bond Proceeds Original
Bond Proceeds Refunding
Bond Premium/(Discount)
Net Bond Payments

-

-

PayGO
PayGO Principal
PayGO Interest
Total PayGO Payments

1,095,398
1,095,398

1,095,398

Projected Ending Fund Balance

1,492,511

822,861

1,095,398

997,102

1,162,238

1,327,374

1,492,511
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Tax Increment Financing Redevelopment District No. 2-11 - Active
Tartan Crossing
Description:
The project includes the redevelopment of the former Oakdale Mall project site in the City of Oakdale. Redevelopment of the site
entailed site preparation including demolition of the existing building, site grading, and soil correction. There is also the installation of
public infrastructure including on site improvements of streets, sanitary sewer, water and storm sewer and offsite improvements
including signal lights, turn lanes and curb improvements. Following redevelopment of the site, construction will include a mixed use
development consisting of senior housing and office/retail commercial space. The total estimated number of housing units is 120 with
an additional 154,000 square feet of commercial office/retail space. The TIF District is within Redevelopment Project No. 2.
Adopted:
Requested Date:
Certified Date:
First Year Increment
Decertifies:
Modifications:

01/25/2011
02/18/2011
03/21/2011
2015
12/31/2040
N/A

Current PIN Number(s):
Current PIN Number(s)
29.029.21.33.0017
29.029.21.33.0021
29.029.21.33.0023
29.029.21.33.0024
29.029.21.33.0025
Frozen Tax Rate:

Fiscal Disparities Election: Option A – outside district.

Allowable Uses:
MN Statute 469.176 sub 4j specifies the activities on which tax increment from a redevelopment district may be spent. In general, tax
increment must be spent correcting those conditions which caused the area to be designated a redevelopment district. Allowable
uses include property acquisition, demolition, rehabilitation, installation of public utilities, road, sidewalks, public parking facilities, and

30

6. Summary of Individual Tax Increment Financing Districts
allowable administrative expenses.
Obligations
The District’s revenue is pledged as a payment source for the Taxable General Obligation Tax Increment, Revenue Bonds, Series
2016D. The current outstanding balance for these bonds is $3,665,000 as of January of 2022. The next principal payment is
$185,000 due on February 1, 2022. After that payment is complete the remaining balance will be $3,480,000.
Three Year Rule:
MN Statute 469.176 sub 1a was repealed in 2005.
Four Year Rule:
The County lists the knockdown rule date as 2/1/2019.
Five Year Rule:
The five-year deadline was May 2016, by which time the development agreement was signed, qualifying costs were incurred and
obligations were entered into.
Geographic Enlargements:
MN Statute 469.175 sub 4(f) places limits on the length of time a TIF district may add parcels. No parcels may be added five years
after the certification date. The TIF District may not be enlarged after May 2016.
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6. Summary of Individual Tax Increment Financing Districts
City of Oakdale, Minnesota
Tax Increment Financing (Redevelopment) District No. 2-11
Tartan Crossing
District Summary Details
Original
Approval Date
1/25/2011
Request for Certification
2/18/2011
Certification Date
3/21/2011
Decertification Date
12/31/2040
County Decertification Date

Observations:
Projected ending fund balance of $1,579,727 by December 31, 2040
Pooled debt obligation (2014A) financed solely by TIF 2-11
Actual budget not projected to exceed original budget

Modification
-------------

12/31/2040

Prior Years

Current

2019 & Prior

2020

Land/building acquisition
Site improvements/preparation costs
Utilities
Other qualifying improvements
Construction of affordable housing
Temporary ED
Authority Admin
County Admin
Other qualifying improvements
Transfer Out: Spending Plan
Transfer Out
Estimated Tax Increment Project Costs
Interest expense
Total

Original Budget
Cumulative Modified Budget
15,254,619
1,500,000

-

Projected over District Term
7,313,098
25,932
180,000
7,519,030

13,538,135

-

180,000
150,000
6,235
840
720,000
1,057,075

7,716,484

-

993,254

21,254,619

-

2,050,329

4,500,000

21,254,619

7,500,000
1,000,000
3,300,000
1,700,000

38,135

Bonds

-

Surplus / (Deficit)

-

2022

2023

2024-2040

352,846

387,773

411,106

433,089

453,822

984,273
18,738

298,618
7,194

301,510

301,510

301,510

180,000
1,183,011

305,812

301,510

301,510

301,510

5,125,676
5,125,676

Projected Fund Balance

Tax increment revenue
Investment earnings
Bond Proceeds
Sales/lease proceeds
TIF credits
Loan/advance payments
Bond Premium
Other: Developer Deficiency
Transfer In
Estimated Tax Increment Revenues

Projected
2021

180,000
150,000

5,650
540

585
300

450,000
786,190

270,000
270,885

786,190

270,885

-

-

-

-

98,178

94,528

90,778

709,771

98,178

94,528

90,778

709,771

180,000

185,000

190,000

180,000

185,000

190,000

3,290,000
3,290,000

Bond Principal Payments
Bond Proceeds Original
Bond Proceeds Refunding
Bond Premium/(Discount)
Net Bond Payments

3,845,000
3,845,000

PayGO
PayGO Principal
PayGO Interest
Total PayGO Payments

43,975
43,975

43,975

Projected Ending Fund Balance

1,579,727

352,846

-

43,975

-

387,773

411,106

433,089

453,822

1,579,727
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Tax Increment Financing Redevelopment District No. 2-12 –
(Tanner’s Lake)
Description:
The proposed redevelopment consists of the acquisition and demolition of blighted properties to allow for development of a new
medical office building with potential for additional retail/office commercial space. The original plan for development has not occurred
and the City has been considered alternate development scenarios that may include housing, mixed use, commercial/retail and/or
office uses. The TIF District was established within Redevelopment Project No. 2.
Adopted:
Requested Date:
Certified Date:
First Year Increment
Decertifies:
Modifications:

09/26/2017
11/27/2017
12/22/2017
N/A
12/31/2056
N/A

Current PIN Number(s):
ORIGINAL PIN
31-029-21-32-0053
31-029-21-32-0054
31-029-21-32-0055
31-029-21-32-0056
31-029-21-32-0057
31-029-21-32-0058
31-029-21-33-0005
31-029-21-33-0004
31-029-21-32-0062
31-029-21-32-0063
31-029-21-32-0059
31-029-21-32-0060
31-029-21-32-0061

NEW PIN
31-029-21-33-0010

31-029-21-32-0180
No Change
No Change
No Change
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Frozen Tax Rate:

Fiscal Disparities Election:
Option B– properties within district.

Allowable Uses:
MN Statute 469.176 sub 4j specifies the activities on which tax increment from a redevelopment district may be spent. In general, tax
increment must be spent correcting those conditions which caused the area to be designated a redevelopment district. Allowable
uses include property acquisition, demolition, rehabilitation, installation of public utilities, road, sidewalks, public parking facilities, and
allowable administrative expenses.
Obligations:
Tanner’s Lake TIF District currently has an interfund loan for costs incurred prior to district establishment. Future development is
expected to generate tax increment revenues that could be used to repay the original obligation.
In-District Obligations:

Interfund Loan

Pooled Obligations:

N/A
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Three Year Rule:
The 3-year rule was repealed in 2005 and not applicable to this district.
Four Year Rule:
The County lists the knockdown rule date as 2/1/2025.
Five Year Rule:
The five-year deadline was December 2022, by which time the development agreement was signed, qualifying costs were incurred
and obligations were entered into.
Geographic Enlargements:
MN Statute 469.175 sub 4(f) places limits on the length of time a TIF district may add parcels. No parcels may be added five years
after the certification date. The TIF District may not be enlarged after December 2022.
Special Legislation:
The City previously received special legislation in 2008 and 2009 that contained certain provisions relative to the establishment of a
proposed Redevelopment Tax Increment Financing District on the Tanner’s Lake project site. Legislation approved in 2013 replaced
the provisions of the previously approved special legislation of 2008 and 2009. As a result, the Plan for the proposed Tax Increment
Financing District No. 2-12 is based on Minnesota Statutes, Laws 2013, Chapter 143, Article 9, Section 12, Para (1). The legislation
states that the City of Oakdale may find within the proposed Redevelopment District No. 2-12 the following:
Parcel numbers 31.029.21.32.0054, 31.029.21.32.0055, 31.029.21.32.0056, 31.029.21.32.0057, 31.029.21.32.0061 and
31.029.21.33.0004 are deemed occupied and meet the requirements of Minnesota Statutes, section 469.174 subdivision 10,
paragraph (d), notwithstanding any contrary provisions of that paragraph, if the following conditions are met:
i. A building located on any part of each of the specified parcels was demolished after the Housing and Redevelopment Authority
for the city of Oakdale adopted a resolution under Minnesota Statutes, section 469.174, subdivision 10, paragraph (d), clause
(3);
ii. The building was removed either by the authority, by a developer under a development agreement with the Housing and
Redevelopment Authority for the city of Oakdale, or by the owner of the property without entering into a development agreement
with the Housing and Redevelopment Authority for the city of Oakdale; and
iii. The request for certification of the parcel as part of a district is filed with the county auditor by December 31, 2017.
The City adopted Resolution No. 2008-46 on March 25, 2008 and adopted Resolution 2008-113 on October 14, 2008 making the
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required findings and accepting the reports from LHB Engineers & Architects dated March 14, 2008 and October 14, 2008.
Tax Increment Financing Redevelopment District No. 2-12 will comprise of the following parcels:
ORIGINAL PIN
31-029-21-32-0053
31-029-21-32-0054
31-029-21-32-0055
31-029-21-32-0056
31-029-21-32-0057
31-029-21-32-0058
31-029-21-33-0005
31-029-21-33-0004
31-029-21-32-0062
31-029-21-32-0063
31-029-21-32-0059
31-029-21-32-0060
31-029-21-32-0061

NEW PIN

31-029-21-33-0010

31-029-21-32-0180
No Change
No Change
No Change

Parcels not included in legislation are currently occupied by paved parking and are qualifying under general law.
In addition, the Authority may elect to extend the collection of tax increment by 10 years.
This section is effective upon compliance by the governing body of the city of Oakdale with the requirements of Minnesota Statutes,
section 645.021, subdivision 3, except that the provisions of paragraph (c) are effective only upon compliance with Minnesota
Statutes, section 469.1782, subdivision 2, by Washington County and Independent School District No. 622. The City of Oakdale,
Washington County and Independent School District No. 622 have all approved the special law as required.
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City of Oakdale, Minnesota
Tax Increment Financing (Redevelopment) District No. 2-12
Tanner's Lake
District Summary Details
Original
Approval Date
Request for Certification
Certification Date
Decertification Date *
12/31/2056

Observations:

Modification

* includes special legislation to extend collection up to 10 additional years

Prior Years

Current

2019 & Prior

2020

Projected
2021

Tax increment revenue
Investment earnings
Bond Proceeds
Sales/lease proceeds
TIF credits
Loan/advance payments
Bond Premium
Other: Developer Deficiency
Transfer In
Estimated Tax Increment Revenues

Original Budget
Cumulative Modified Budget
2,854,981

2,854,981

-

Projected over District Term
-

2022

-

Projected Fund Balance

-

-

-

-

-

-

-

-

-

-

Land/building acquisition
Site improvements/preparation costs
Utilities
Other qualifying improvements
Construction of affordable housing
Temporary ED
Authority Admin
County Admin
Other qualifying improvements
Transfer Out: Spending Plan
Transfer Out
Estimated Tax Increment Project Costs

1,262,752

-

-

Interest expense

1,592,229

-

-

Total

2,854,981

-

-

-

-

-

-

Bond Principal Payments
Bond Proceeds Original
Bond Proceeds Refunding
Bond Premium/(Discount)
Net Bond Payments

-

-

-

-

-

PayGO
PayGO Principal
PayGO Interest
Total PayGO Payments

-

-

-

-

-

Interfund
Interfund Principal
Interfund Interest
Total Interfund Payments

-

-

-

-

-

-

-

-

-

850,000
270,000

142,752

Bonds

-

Surplus / (Deficit)

-

-

Projected Ending Fund Balance
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6. Future Considerations
Upon completion of our analysis it appears the City’s objectives regarding the use of tax increment financing has been to assist with
development/redevelopment activities of the districts and project areas, through individual developer obligations, issuance of pooled
debt opportunities, flexible pooling opportunities and followed by anticipated decertification upon fulfillment of obligations. The City’s
goal with the use of tax increment financing has been to explore opportunities that maximize the use of funds collected by the TIF
Districts through pooling.
A TIF District is required to be decertified once all obligations have been paid and the objectives of the TIF Plan have been met.
However, in some cases a TIF District can remain open and continue to collect tax increment to finance additional eligible project
costs. Continuing to receive tax increment from the districts through the maximum terms will enable the City to retain the captured
tax capacity to finance additional TIF eligible projects, as allowed by the individual TIF Plans and TIF District establishment dates.
However, decertifying the TIF districts once obligations have been met will allow the captured tax capacity to be added to the city’s
total tax capacity thereby helping to reduce property owners’ overall tax burden.
Two of the districts are supporting existing pooled debt obligations and may have some flexibility regarding the use of future funds.
Post-90 districts have less flexibility as outlined in the first sections of the report and were established to assist with development and
redevelopment of individual projects within the districts. Once the obligations have been fulfilled, there will be limited opportunities to
finance additional projects.
For purposes of our analysis we have provided estimated fund balances for the projected maximum term as authorized by current
TIF Plans, original and modified. In some cases, to the extent the individual obligations are fulfilled and no remaining uses of
available funds may exist, individual districts may be decertified. Depending on the type of district and status of outstanding
obligations, the City may have the ability to extend the collection of increment for up to the statutory maximum term of the districts
for financing of eligible projects and use all available balances. The City has previously modified several of the TIF Plans, including
the housing districts TIF 1-4 and 1-6 to generally authorize pooling for affordable housing, and TIF 6 to authorize for eligible
redevelopment pooling activities. In circumstances in which pooling activities would cause a district to exceed its total revenue and
expenditure authority, a budget modification to increase the total amounts would be required.
The estimated amount of increment available for each district could be adjusted depending on the City’s objectives. Additionally,
new districts created by the City may have the ability to provide additional pooling capacity to the existing TIF Districts.
It’s important to study the cost/benefit of using any surplus tax increment revenues for desired existing projects already in place
before releasing TIF funds and risk levying or creating new TIF districts for key projects.
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6. Future Considerations
Ongoing, we recommend the City annually review the current status of existing TIF Districts and identify any available surplus
increments that may be used to:







Continue to finance authorized project area and district obligations
Annually review budgets to determine when/if modifications may be necessary
Support pooled debt service payments as necessary
Support redevelopment opportunities at Tanner’s Lake and other identified sites
Decertify upon fulfillment of obligations
Return/use available increment
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7. Recommendations
The financial analysis of the City of Oakdale’s TIF Districts results in the following preliminary recommendations:
Budget Modifications
Budget modifications may sometimes be necessary if allowable within certain timeframes for eligible district costs and should be
monitored on a regular basis. We recommend the City continue to monitor the current budget authority for TIF District No. 6 to
maximize collections over the extended term. Current projections of budget to actual will be close, subject to the maximum length of
the increment collections.
Early Decertification
Once a district has paid off all outstanding obligations, it may need to be decertified early (depending on the district), if no other uses
of increment exist.
Cash Balances and Pooling Potential
Special Legislation Districts: TIF No. 6, 2-11 and 2-12 have special legislation related to term of collection and potential pooling
abilities. There is estimated to be significant revenues available from one or more of the districts after payment of existing
obligations that may be considered for pooling prior to the date in which these districts expire.
Post-1990 Districts: TIF 1-4, TIF 1-6, TIF 2-11, TIF 2-12 and TIF 1 are subject to pooling limitations, thus will be looked at
individually.
TIF No. 1-4: budget amendment was approved in 2012 to authorize eligible affordable housing activities, subject
to qualifying activities and reporting
TIF No. 1-6: budget amendment was approved in 2016 to authorize eligible affordable housing activities, subject
to qualifying activities
TIF No. 2-11: special legislation to pool with TIF 6 for qualifying redevelopment obligations and activities
TIF No. 2-12: special legislation related to term of collection and timing of district establishment
TIF No. 1: newly established housing district with all projected increment pledged to in-district obligation
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7. Recommendations
Pooled Debt Service
The allocations of pooled debt payments may be subject to change based on pooling opportunities, cash flow, and other
factors. We recommend a periodic review of the allocation of all pooled debt obligations. Current projections have included all
debt service payments being made from TIF 2-11, allowing for TIF 6 increment to remain in the existing fund.
Excess Increment on TIF Reporting
We recommend this be monitored annually to avoid calculation of excess increment.
Four Year Rule
MN Statute 469.176 sub 6 requires that, within four years from certification date, certain activities must have taken place on each
parcel with the TIF district. Required activities include demolition, rehabilitation, renovation and site improvements. If these activities
have not taken place within the required time, the parcel is ‘knocked down’ from the district, meaning, that no increment may be
collected from that individual parcel for the duration of the district. The law, does, however allow for reinstatement procedures
should the required activity later occur on the parcel. The following districts have had parcels removed from the district due to
inactivity:
A list of parcels (if any) is pending from Washington County.
Five Year Rule
MN Statute 469.1763 Subd. 3 states that for Post-1990 districts, tax increment is only considered to be expended on an in-district
activity if certain activities occur. For redevelopment and renewal & renovation districts certified after June 30, 2003 and before
April 20, 2009 this deadline is extended to ten years due to the downturn in the economy. We recommend the City monitor the
Five-Year deadlines to avoid missing any obligation opportunities.
Pooling Recommendations
Pre-1990 TIF Districts: These districts were created prior to the pooling limitations we have today and are able to pool to other
TIF districts without restriction. The City has 1 pre-1990 district (TIF 6 – Bergen Plaza)
Special Legislation: TIF District No. 6, 2-11 and 2-12 have special legislation which allows these districts extended duration and
additional pooling authority, subject to specific legislation.
Post-1990 TIF Districts:
We recommend additional discussion to explore opportunities for each district.
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Appendix
Administrative Expenses
Minnesota TIF law defines certain costs to administer and maintain the district as allowable costs that can be paid for from
tax increment revenues. These generally include City staff time, legal expenses, financial advisory expenses and
publication and reporting expenses. This allows a City to defray documented staff time that is most likely a General Fund
expense, such as Finance staff, Community Development staff, Assessing staff and Administration. Documented time
spent can be paid for from TIF revenues rather than general property tax or other revenues. The table on the next page
shows the estimated amount of increment remaining in the City’s TIF districts for payable 2021 after district obligations
have been paid and after estimated administrative costs.
The City’s TIF districts are all within the 10% limitation for administrative expenses with annual monitoring of each districts’
activities. Based on current estimates for future revenues and expenditures all districts are expected to remain within the
10% limitation. The table on the following page illustrates each district’s current status relative to the administrative expense
limitation.

COUNCIL MEMORANDUM
To:
From:
Date:
Subject:

Honorable Mayor and City Council
Christina M. Volkers, City Administrator
March 29, 2022
City Resident and Business Loan Status

BACKGROUND
Our Community Development Department has created and managed many loan programs over past
years. All the staff involved have moved on, thus I have asked that our city Finance Department to work
with Community Development to get a plan to manage these accounts receivable in the future.
We will review the attached spreadsheets that finance has created with the information available.
FINANCIAL CONSIDERATIONS
The City has a large quantity of loans outstanding and accounts receivable outstanding.
COUNCIL DIRECTION REQUESTED
Staff would like to get any information from Council regarding current and past loans. Staff also would
like to hear current council philosophy on providing city monies as loans for residents and businesses
and if so, under what parameters.

Attachments
2022 Loans Receivable
2021 Loans Receivable
2020 Loans Receivable
2020 Payments Received

COUNCIL MEMORANDUM
To:
From:
Date:
Subject:

Honorable Mayor and City Council
Andrew Gitzlaff, Community Development Director
March 24, 2022
Comprehensive Plan Housing and Neighborhoods Chapters Discussion

BACKGROUND
Through a series of Council workshops staff has been providing a chapter-by-chapter overview of the
Comprehensive Plan and facilitating a discussion with Council on the adopted goals and policies. Staff is
tracking language changes that will likely need to be made as part of a future Comprehensive Plan
amendment.
The Introduction and the Land Use Chapters were discussed at the February 8, 2022 and February 22,
2022 Council workshops. At the March 29, 2022 Special Council workshop, staff will lead a facilitated
discussion with Council on the Housing and Neighborhoods chapter of the Comprehensive Plan
Future Council workshops will focus on the remaining chapters of the Comprehensive Plan.
(3) Transportation
(4) Water resources
(5) Parks and Trails
(7) Economic Development
(8) Resilience
(10) Implementation
Attachments
Presentation
2040 Comprehensive Plan Housing and Neighborhoods Chapters

Comprehensive Plan Housing &
Neighborhood Chapters and Housing
Program Overview
Oakdale Special City Council Workshop
March 29, 2022

Overview
• Housing and Neighborhood Chapter Overview and Discussion
•
•
•
•

Existing Local Conditions
Summary of Needs
Legal Requirements and Policy Framework
Review the adopted goals and polices

• Future Workshops for remaining chapters.

Comprehensive Plan Workshop Format
• Send out Chapter(s) in advance with packet
• Provide a Chapter overview
• Discuss Adopted Goals and Policies
• Are the policies identified the appropriate course of action to achieve the
goal?
• Is anything missing, inaccurate or in need of further evaluation?
• Are there some policies that should be prioritized?

• Staff is tracking language changes that may need to be made as
part of a future Comprehensive Plan amendment

Existing Local Conditions

Legal Requirements and Policy Framework
• Metropolitan Land Planning Act, (§473.175, §473.851 to
§473.851) and Municipal Planning Act (§462.355) specify purpose,
requirements and procedures for a Comprehensive Plan.
• Housing Chapter must meet the following minimum requirements
to be in conformance with Metropolitan Council’s Thrive MSP
2040 Plan
• Include a description of public programs, fiscal devices, and other specific
actions that could be used to meet the existing and projected housing
needs.
• Clearly and directly link identified needs to available tools.
• Plan must consider all widely accepted tools to address their housing
needs.

Housing Chapter
Adopted Goals and Policies
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Goal 1: All people, regardless of age, income, family status, ability, race or ethnicity
shall have realizable choices and access to a safe, stable, and affordable home

Policies: Housing Physical Condition
1. Continue the implementation of the
Neighborhood Preservation and Enhancement
Initiative’s Housing Rehabilitation Strategic
Framework (last updated 2015) to maintain
and improve the physical condition of existing
older owner-occupied and rental housing stock.
Policies: Housing Affordability
2. Develop plans with partners such as Minnesota
Housing, Metropolitan Council, non-profit and
for-profit housing developers, and the
Washington County Community Development
Authority to preserve existing affordable rental
housing, such as Low-Income Housing Tax
Credit properties and others, with a focus on
the following properties (shown to the right)

Goal 1: All people, regardless of age, income, family status, ability, race or ethnicity
shall have realizable choices and access to a safe, stable, and affordable home

Policies: Housing Affordability
3. Facilitate the creation of at least an additional 791 housing units affordable to
households earning up to $68,000 (or 80 percent of area median income), by
using a variety of tools such as tax increment financing, density bonuses, fee
waivers, zoning and subdivision modifications, etc., to accommodate the existing
and future need for affordable homes for individuals, families, persons
experiencing homelessness, and the local workforce. The City acknowledges that
changes in the future may increase the amount of affordable housing needed,
particularly if existing affordable homes are lost due to market forces or expiring
affordability agreements.
4. Promote and support homeownership and first-time homebuyers through
partnerships with Minnesota Housing and their Startup Program, Two Rivers
Community Land Trust, and other organizations with an emphasis on low- and
moderate-income homebuyers.

Goal 1: All people, regardless of age, income, family status, ability, race or ethnicity
shall have realizable choices and access to a safe, stable, and affordable home

Policies: Housing Accessibility
5. Develop, adopt, and implement a local fair housing
policy to ensure fair housing access for all residents
according to the Federal Fair Housing Act and the
Minnesota Human Rights Act.
Policies: Housing Choices
6. Guide and zone land to facilitate and promote the
construction of a full range of housing choices to
include single-family detached homes, twin-homes,
townhomes, duplexes-fourplexes, and multi-family
buildings.
7. Promote the development of a variety of housing types
within close proximity and safe pedestrian access to
shopping and services, centers of employment, transit,
schools, and parks, trails, and open space.

Neighborhoods Chapter
Adopted Goals and Policies

10

Goal 1: The physical quality of the City’s owner-occupied and
rental housing stock shall be maintained and improved.
POLICIES:
1. Continue to enforce the property maintenance code.
2. Continue to administer the rental property licensing program.
3. Continue to administer the foreclosed and vacant homes monitoring
program.
4. Identify opportunities to amend the zoning ordinance to promote
housing reinvestment.
5. Continue to facilitate and fund housing reinvestment through the
City’s Emergency Loan, Community Fix Up, Housing Improvement
Area, and other similar programs.
6. Adopt into City Code, Minnesota State Statutes 65A.50 Trust or
Escrow Accounts; Insured Real Property Fire or Explosion Loss
Proceeds.

Goal 2: Neighborhood amenities shall be maintained and
improved; disamenities shall be reduced or eliminated.
POLICIES:
1. Develop a variety of
approaches to engage
residents in the City’s 18
neighborhoods to identify and
plan to improve
neighborhood amenities and
eliminate or reduce
disamenities

Goal 3: Support and facilitate strong neighborhood social
capital.
POLICIES:
1. Develop approaches to engage
residents in the city’s 18
neighborhoods to identify
opportunities to build connections
among residents of diverse ages,
incomes, ethnicities, and races.

Discussion

CHAPTER 6
HOUSING
People in all stages of life and of all economic means need to have
feasible choices for safe, stable, and affordable homes in desirable
neighborhoods. Housing provides many benefits necessary for a good
quality of life. Housing provides shelter from the elements, but it also
provides a setting for family life and a place for refuge and relaxation.
Housing also provides a connection to the larger community in terms
of access to jobs, transportation and transit, schools, parks, and social
networks. Housing is also expression of status and expression of style
as well as an asset to build personal wealth. Furthermore, businesses
wishing to locate and expand in a community require quality housing
affordable to their employees. The city’s role is to facilitate housing
choices that are affordable to all Oakdale residents.
Housing
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GOAL 1

All people, regardless of age, income, family status, ability, race or
ethnicity shall have realizable choices and access to a safe, stable,
and affordable home.
POLICIES: Housing Physical Condition
1. Continue the implementation of the
Neighborhood Preservation and Enhancement
Initiative’s Housing Rehabilitation Strategic
Framework to maintain and improve the physical
condition of existing older owner-occupied and
rental housing stock.
POLICIES: Housing Affordability
2. Develop plans with partners such as Minnesota
Housing, Metropolitan Council, non-profit and forprofit housing developers, and the Washington
County Community Development Authority to
preserve existing affordable rental housing, such
as Low-Income Housing Tax Credit properties and
others, with a focus on the following properties:.
a. Gentry Place (1303 Gentry Avenue North)
b. Eastwood Village of Oakdale (6219, 6181 Upper
35th Street North)
c. Oakdale Village Apartments (1213 Gentry
Avenue North)
d. Geneva Village (4059 Geneva Avenue North)
e. Oakdale Terrace (1225 Gentry Avenue North)
f. Century North Apartments (4131 Geneva Avenue
North)
g. Cottages of Aspen (1225 gentry Avenue North)
h. The Arbors at Red Oak Preserve (4980 Hamlet
Avenue North)
i. Cypress Senior Living (4994 Hamlet Avenue
North)
j. Waterford Townhomes (1531 Hallmark Circle N.)

3. Facilitate the creation of at least an additional
791 housing units affordable to households
earning up to $68,000 (or 80 percent of area
median income), by using a variety of tools such
as tax increment financing, density bonuses, fee
waivers, zoning and subdivision modifications,
etc., to accommodate the existing and future need
for affordable homes for individuals, families,
persons experiencing homelessness, and the local
workforce. The City acknowledges that changes in
the future may increase the amount of affordable
housing needed, particularly if existing affordable
homes are lost due to market forces or expiring
affordability agreements.
4. Promote and support homeownership and
first-time homebuyers through partnerships with
Minnesota Housing and their Startup Program,
Two Rivers Community Land Trust, and other
organizations with an emphasis on low- and
moderate-income homebuyers.
POLICIES: Housing Accessibility
5. Develop, adopt, and implement a local fair
housing policy to ensure fair housing access for all
residents according to the Federal Fair Housing Act
and the Minnesota Human Rights Act.
POLICIES: Housing Choices
6. Guide and zone land to facilitate and promote the
construction of a full range of housing choices to
include single-family detached homes, twinhomes,
townhomes, duplexes-fourplexes, and multi-family
buildings.
7. Promote the development of a variety of housing
types within close proximity and safe pedestrian
access to shopping and services, centers of
employment, transit, schools, and parks, trails, and
open space.
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EXISTING LOCAL CONDITIONS
Measure

Number

Total housing units

11,625

Total households

11, 270

Housing affordable to households with incomes at or below 30% AMI

%

769

7%

Housing affordable to households with incomes between 31% and 50% AMI

1,922

17%

Housing affordable to households with incomes between 51% and 80% AMI

6,407

55%

Owner-occupied housing units

8,760

75%

Renter-occupied housing units

2,865

25%

Single family homes

8,760

76%

Multi-family homes (includes 2-5+ unit buildings)

2,865

22%

185

2%

0

0%

Publicly subsidized housing units: all other

959

8%

Households at or below 30% AMI experiencing housing cost burden

595

5%

1,016

9%

596

5%

Publicly subsidized housing units: housing for seniors
Publicly subsidized housing units: housing for people with disabilities

Households between 31% and 50% AMI experiencing housing cost burden
Households between 51-80% AMI experiencing housing cost burden

Source: Metropolitan Council, 2016 housing stock estimates

EXPIRATION DATES OF
PUBLICLY SUBSIDIZED HOUSING UNITS
Complex Name

Address

Total
Number
of Units

Population
Served

Total
Affordable
Units

Expiration
Date of
Affordability
Term

31

General

31

TBD

Waterford Townhomes

1531 Hallmark Circle N.

Gentry Place Townhomes

1343 Gentry Avenue N.

48

General

48

TBD

Echo Ridge Apartments

1033 Gershwin Avenue N.

100

Senior

20

2023

Oakdale Village
Apartments

1213 Gentry Avenue N.

175

General

175

2025

Oakdale Terrace
Townhomes

1225 Gentry Avenue N

17

General

17

2025

Eastwood Village
Townhomes

6181 Upper 35th Street N.

90

Senior

70

2025 (51 units)
2027 (17 units)

175

General

171

2028

177

General

177

2031

114

Senior

114

2037

29

General

29

2039

39

Senior

39

2040

68

General

68

2041

196

General

196

2046

50

Senior

49

No expiration

Geneva Village
Apartments

6040 40th Street N.

Century North

4131 Geneva Avenue N.

Cottages of Aspen
Townhomes

1745 Granada Avenue N.

The Arbors at Red Oak Preserve

4980 Hamlet Avenue N.

Cypress Senior Living at Red
Oak Preserve

4994 Hamlet Avenue N.

Granada Lakes
Townhomes

3915 Granada Way N.

Briar Ponds
Apartments

1591 Granada Avenue N.

Oak Terrace Apartments

1171 Hadley Avenue N.

Source: City of Oakdale
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Analysis of Existing Housing Needs
Housing Cost Burden Relief: Housing cost burden means
households pay 30 percent or more of their income on
housing costs. Paying more than 30 percent for housing
costs makes it difficult for low-income households to
purchase other necessities and leaves them vulnerable
to cash flow crises. Housing cost burdened households
are in need of more affordable housing options, which
may include rent assistance, mortgage modifications,
or energy-efficiency improvements to lower utility costs.
Twenty percent (2,207 households) of all low-income
Oakdale households experience a housing cost burden.
Fourteen percent (1,611) of these cost burdened
households earn 50 percent ($42,900) of Area Median
Income (AMI) or less.
Housing Affordability and the Aging Housing Stock:
Seventy-three percent of all owner-occupied housing
units in Oakdale are assessed at a value of $235,000
or less, making them affordable to households earning
80 percent of AMI or more. At the same time, 63
percent of all housing units in Oakdale are 25 years
old or older. Older housing is more likely to be in need
of repair, including large capital improvements such as
roof and siding replacement, etc. These expenses may
cause hardship for low-income homeowners and the
projects may be deferred due to cost. It is likely that
many homeowners in Oakdale currently need assistance
with financing major home improvements. City
recognizes the importance of preserving
its naturally-occurring affordable housing
(NOAH).
Family Rental Housing: A commonly
cited impediment to fair housing
choices across the Twin Cities
metro is the lack of three bedroom
apartments for rent. Of the 2,111
apartment units in Oakdale, only
129 (6 percent) are three
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bedroom units. This lack of three bedroom apartments
presents a challenge to Oakdale families looking for
affordable housing. As evidenced in the “2014 Analysis
of Impediments to Fair Housing Choice: Twin Cities
Region” report produced by HousingLink, even when
families are willing to make smaller apartment units
work for their family, landlords often impose occupancy
limits that prohibit families from taking smaller
apartments. There is a need for more three- and fourbedroom apartments.
Affordable Housing for People with Disabilities: Oakdale
currently has no publicly subsidized housing for people
with disabilities. According to the “2014 Analysis of
Impediments to Fair Housing Choice: Twin Cities Region”
report produced by HousingLink, 7.6 percent or 18,855
residents of Washington County are disabled, and the
poverty rate for disabled residents is 13.4 percent
compared to 5.6 percent for the general population of
Washington County. Disability status is highly correlated
with poverty and thus a need for affordable housing
options.
Affordable Housing for Seniors: Currently, Oakdale
seniors comprise 11 percent or 3,262 residents age 65
or older of Oakdale’s population, and that percentage
is expected to grow into the future. Only 2 percent
(185 units) of the Oakdale housing stock are publicly
subsidized affordable units reserved for seniors. Many
senior homeowners would prefer the convenience
of renting but either cannot afford the rent on their
fixed income or cannot find an available unit in their
community of choice. Oakdale’s population will continue
to age and the need for affordable senior housing will
continue to grow.
Preservation of Existing Subsidized Rental Units: Over
the next twenty years, 68 percent (821 units) of the
publicly subsidized affordable rental housing in Oakdale
is at risk of losing their affordability due to expiring
subsidy contracts that require an affordable rent. The
consequence of the expiring affordability would mean
the property owner would raise rents and thereby make
them unaffordable for existing residents
who would then have to move out. The
preservation of existing affordable units
is a current and growing need.

Elements Necessary for Success in Meeting Affordable Housing Needs
The creation of affordable housing is a challenging issue requiring four specific actions by the public sector. These
actions fall into four general policy categories: land use regulations, financial resources, awareness of need, and fair
housing practices.
LAND USE AND REGULATION
The City’s planning and zoning authority sets the stage for the possibility of affordable housing by guiding and
zoning enough land at sufficient densities to support the development of affordable housing. The number of
housing units allowed per acre directly influences the cost of developing housing. Guiding residentially zoned
land to allow for the development of eight dwelling units per acre is the minimum density required to support a
range of affordable housing options. Higher densities may support the development of housing that is affordable
to lower-income households. Oakdale’s 2040 Land Use Plan provides opportunities for higher-density housing
development.
FINANCIAL RESOURCES
The current state of the Twin Cities housing market is such that low- and moderate-income households are
unable to afford market priced rents. Affordable homeownership options are also limited by rising market prices.
In order to make housing more affordable, it is often necessary to subsidize the difference between the market
price and what is considered affordable for low- or moderate- income households (spending no more than 30% of
gross income in housing). This type of assistance is required when affordable rents or prices would not otherwise
financially support the development and operation of housing.
State and federal financial support for affordable housing preservation and development is extremely limited and
competitive. Cities are increasingly left on their own to support the preservation and development of additional
affordable housing. It is especially challenging for cities to provide enough subsidy to provide housing units
affordable to extremely low-income households (30 percent AMI, or $24,400). In order to support the development
of affordable housing, funding sources sufficient enough to meet this regional need should be developed.
AWARENESS OF NEED
In order to support planning and funding for affordable housing, the Oakdale community must understand
the existing need for affordable housing and the benefits that accrue to communities and households that
accommodate a full range of housing options. Communities that offer viable choices for safe, stable, and
affordable homes experience better overall quality of life and community vitality.
Safe and stable housing that is in good condition is essential for the success of individuals, families, and local
business attraction efforts. At its most basic level, housing provides human shelter. But housing also provides
both private space for family life and connection to the larger community, including access to schools, jobs,
social networks, parks, transportation, and commerce. Viable housing choices allow households to find housing
affordable to them in the places where they want to live. Housing preferences also change along the continuum of
a person’s lifecycle, so maintaining a variety of housing choices enables individuals to remain in their community
of choice throughout their life. Businesses prefer to locate in communities that offer a good quality of life, including
desirable housing options that are affordable to their employees.
Maintaining and increasing affordable housing options in the community benefits individuals, families, and
businesses. Explaining these benefits through education and awareness building efforts help to improve the
likelihood that the community will politically and financially support an affordable housing development.
FAIR HOUSING PRACTICES
Fair housing is the right of all persons to choose housing free from unlawful discrimination. Federal, state and
local fair housing laws protect people from discrimination in housing transactions such as rentals, sales, lending,
and insurance. Impediments to fair housing are also impediments to meeting the need for affordable housing. In
addition to the already cited impediment to families looking for rental units, the “2014 Analysis of Impediments
to Fair Housing Choice: Twin Cities Region” report produced by HousingLink identified several other impediments
to fair housing choice in the Twin Cities metro. These include a high rental application denial rate in communities
of color and for those with disabilities resulting from rental selection criteria related to credit history, criminal
background, and rental background. Additionally, there exists a rampant inability to place tenant based rental
assistance vouchers for those with disabilities, households with children, and households of color, including but
not limited to Housing Choice Vouchers (commonly referred to as Section 8 vouchers). Complying with fair housing
laws ensures access of all persons to the housing of their choice.

Housing
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ANALYSIS OF PROJECTED HOUSING NEEDS
The Metropolitan Council forecasts the anticipated
growth in population and households for the City of
Oakdale between now and 2040. It is anticipated that
over the next 20 years, the population of Oakdale will
grow by 6,400 persons and 2,900 households.

The Metropolitan Council has forecasts the overall
regional need for low-and-moderate income housing for
the decade of 2021 through 2030. Oakdale’s share of
the forecasted regional need is 791 additional units of
housing affordable to households earning 80 percent of
Area Median Income (AMI) or below. More specifically,
Oakdale’s allocated housing need is 422 new units

affordable to households earning 30 percent AMI or
less, 200 new units affordable to households earning 31
percent to 50 percent AMI, and 169 new units affordable
to households earning 51 percent to 80 percent AMI.
Affordable Housing Need Allocation for Oakdale
At or below 30% AMI
422
31 to 50% AMI
200
51 to 80% AMI
169
Total Units
791
Source: Metropolitan Council

Connection to the Land Use Plan
Oakdale is nearly fully developed, yet some pockets of undeveloped land remain available for residential
development. Opportunities for new residential development include the 3M Foundation site (located on
either side of 40th Street North between I-694 and Ideal Avenue North), the Gold Line BRT Helmo Station
Area (located around 3rd Street and Helmo Avenue North), and various redevelopment and infill sites
scattered throughout the City. In these areas the City will ensure that land is guided and zoned appropriately
to meet Oakdale’s housing goals, allowing for development densities that support a range of housing choice
including affordable housing.
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Owner-Occupied
OWNER-OCCUPIED
ESTIMATEDResidential
MARKET
VALUE
Housing
Estimated Market Value

Estimated Market Value

(2016 Estimated Market Value from Washington County)

$82,500 or less
(affordable to households
at 30% AMI and below)
$82,501 - $148,000
(affordable to households
at 31% to 50% AMI and below)
$148,001 - $235,000
(affordable to households at
51% to 80% AMI and below)
$235,001 and above

4/4/2018 v1

Source: Washington County Assessor 2016 data, Affordability according to Metropolitan Council 2016 Housing Affordability Criteria
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RENTAL Housing
HOUSING AFFORDABILITY(5+ Unit Buildings Only)
4 18

1

73
174

2
3

352

68

4
5
20

7

6

Total Units for Number of
Rent
Complexes
269
3
0
0
68
2
352
2
90
1
68
1
0
0
0
0
196
1
114
1
31
1
0
0
0
0
0
0
382
5
316
3
55
1
170
2

Neighborhood
1
2
3
4
5
6
7
8
9
10
11
12
13
14
15
16
17
18

5

Dwelling units affordable above 81% AMI
Dwelling units affordable at 80% AMI or less

68 68

65

Dwelling units affordable at 60% AMI or less
Dwelling units affordable at 50% AMI or less
Dwelling units affordable at 30% AMI or less

12

Citywide

8
31

469
469

10

114

11

196

107

20

963
895

550
550

196

80

124

14

9
114

55 192

15
175

16

13

69

73

174

18
48

17
122

55
1/25/2018 v1

Source: City of Oakdale
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CHAPTER 9
NEIGHBORHOODS
Oakdale’s future success depends on maintaining
and improving the quality of its neighborhoods.
Oakdale’s neighborhoods comprise a significant
portion of the City’s land area and tax base.
Furthermore, desirable neighborhoods are
important in creating a strong quality of life for
individuals and families. To this end, the City
Council adopted the Neighborhood Preservation
and Enhancement framework that focuses the
City’s attention on areas that are most influential
in preserving and enhancing neighborhood quality.
These areas include facilitating housing investment,
improving amenities and reducing or eliminating
disamenities, and building social capital.

68

Neighborhoods

GOAL 1

GOAL 3

The physical quality of the City’s
Support and facilitate strong
owner-occupied and rental
neighborhood social capital.
housing stock shall be maintained POLICIES:
and improved.
POLICIES:
1. Continue to enforce the property maintenance
code.

1. Develop approaches to engage residents in the
city’s 18 neighborhoods to identify opportunities to
build connections among residents of diverse ages,
incomes, ethnicities, and races.

2. Continue to administer the rental property
licensing program.
3..Continue to administer the foreclosed and vacant
homes monitoring program.
4. Identify opportunities to amend the zoning
ordinance to promote housing reinvestment.
5. Continue to facilitate and fund housing
reinvestment through the City’s Emergency Loan,
Community Fix Up, Housing Improvement Area, and
other similar programs.
6. Adopt into City Code, Minnesota State Statutes
65A.50 Trust or Escrow Accounts; Insured Real
Property Fire or Explosion Loss Proceeds.

GOAL 2

Neighborhood amenities shall
be maintained and improved;
disamenities shall be reduced or
eliminated.
POLICIES:
1. Develop a variety of approaches to engage
residents in the City’s 18 neighborhoods to identify
and plan to improve neighborhood amenities and
eliminate or reduce disamenities.
Oakdale’s bike safety program.

Neighborhoods
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COUNCIL MEMORANDUM
To:
From:
Date:
Subject:

Honorable Mayor and City Council
Andrew Gitzlaff, Community Development Director
March 24, 2022
Housing Programs Overview

BACKGROUND
At the March 29 special Council workshop, staff will provide an overview of the following City’s housing
programs:





Emergency Home Repair Loan (EHRL) Program – currently put on hold
Community Fix Up Loan (CFUF) Program – currently put on hold
Minnesota City Partnership Program (MCPP)
Housing Impact Area (HIA) Program – currently put on hold

The overview will include a summary of the purpose and background for each program, current and
historical performance and recommendations for future utilization. City polices and relevant background
information for each of these programs are attached for additional reference.
Attachments
Presentation
EHRL City Policy
CFUF City Policy
MCPP Overview
HIA Program Policy

Housing Programs Overview
Oakdale Special City Council Workshop
March 29, 2022

Overview
• Overview of Oakdale housing programs and current performance
•
•
•
•

Emergency Home Repair Loan (EHRL) Program – put on hold
Community Fix Up Loan Program (CFUF) – put on hold
Minnesota City Partnership Program (MCPP)
Housing Impact Area (HIA) – put on hold

• Future Workshops for specific programs and policies

Emergency Home Repair Loan Program
• Program established by Council in 2015 under Minnesota State
Statutes 469.012, Subd. 6, and 469.192.
• Goal to maintain desirability of Oakdale’s neighborhoods by
ensuring affordable capital for low to moderate income property
owners to complete eligible housing rehabilitation, repair, and
maintenance activities.
• Maximum loan amount of $15,000
• Annual interest rate is 2%.
• Loan is due upon sale of the property or when the owneroccupant no longer resides in the structure

Emergency Home Repair Loan Program
• Loans administered by City staff creating unnecessary
administrative burden
• Loans are often high risk as City serves as lender of last resort
• Poor track record of loan repayment or ability to recoup loan at
time of sale or foreclosure
• No dedicated funding source for the program
• Program put on hold by City Administrator, Fall 2021
• Staff recommends Council discontinue program

Community Fix Up Fund Loan Program
• Oakdale a member since 2017
• Lake Elmo Bank Administers loans that are then
purchased by Minnesota Housing
• City provides funding for interest rate write-down
to 2% rate.
• $15,000 loan max
• Eligibility includes entire geographic area of
Oakdale to households of 2 or fewer persons
making 100% of AMI or less, and households of 3
or more persons making 115% AMI of less.
• 55% (4,706) of Oakdale homeowners earn less
than 100% of AMI, meaning that at least 4,706
households may be eligible for this initiative.

Community Fix Up Fund Loan Program
• Oakdale CFUF intended to fill gaps for households on waiting lists for other programs
or households slightly above income limits for other programs
• Washington County offers deferred loans for home maintenance activities for
households earning 80% of AMI or less but fund is limited and demand exceeds
supply
• No dedicated funding sources for Oakdale CFUF
• Put on hold by City Administrator Fall 2021
• Goal of 10 loans per year has not been met
• City averaging 2-3 loans per year (underperforming)
• If Council desires to continue this program staff recommends the following:
• A dedicated funding source is needed
• Reevaluate eligibility requirements to target funds to low and moderate disadvantaged
neighborhoods
• Market and outreach the program to targeted residents

Minnesota City Partnership Program
• Managed by Minnesota Housing
• Use Tax Exempt Bond Housing Pool Allocation authorized by the Office
of Minnesota Management and Budget (MMB)
• Enable communities throughout the state to efficiently provide firsttime homebuyer loans, down payment and closing cost assistance
without administrative burden of running their own bond program.
• Borrower income must be below 80% of Area Median Income.
• No administrative fees required from the participating community.
• City responsible for yearly renewal of partnership agreement and
marketing the program to residents

How it works

Minnesota City Partnership Program
• Oakdale a member of Minnesota City Partnership Program since
2018
• 2021 Program Usage
• 5 loans totaling $1,111,000 providing $65,000 in down payment
assistance to Oakdale residents
• Exceeded allocation of $470,000 (City not responsible for costs if program
is oversubscribed)

• Staff recommends continued participation in program and
increasing marketing and outreach efforts to residents

Housing Improvement Area
• A defined area within the city where housing improvements are made
or constructed and the costs of the improvements are paid from fees
imposed within the area
• Establishing a HIA allows the City to make a loan to a Homeowners
Association for the purpose of capital improvements to property
owned-in-common (“common elements”)
• Associations must petition the City Council to establish an HIA
• HIA loans are repaid as part of the individual owner/member’s property
taxes as a special assessment.
• HIA loans are loans of last resort for Associations that otherwise could
not get financing.

Program Overview
• Tool for encouraging housing reinvestment, maintenance of the
housing stock, and neighborhood preservation
• About 2,400 or 20% of Oakdale homes are part of a townhome or
condominium association.
• Most associations are over 30 years old, likely to need capital
improvements

• Associations that are self-managed or went through a period of
self-management often end up with capital reserve shortages
• Program policy was established in 2012, program is also identified
in the Neighborhoods Chapter of the Comprehensive Plan

Goals of the HIA Loan Program
• HIA financing is available to achieve one or more of the following
goals:
i.
ii.
iii.
iv.
v.
vi.
vii.
viii.

Provide safe and adequate housing for Oakdale residents.
Maintain the integrity of existing residential structures.
Stabilize and enhance the tax base.
Eliminate blight.
Correct housing or building code deficiencies.
Maintain FHA mortgage eligibility.
Promote energy conservation.
Other public policy goals identified by the City Council.

How many HIAs has Oakdale established?
Name

Total
Homes
(units)

Principal
Amount
Borrowed

Remaining Improvements
Balance
Made

Year
Repayment Method
Established Term
of
(years)
Financing

15th Street
Townhomes

48

$253,000

$9,687

Concrete aprons,
patios, driveways,
garage doors

2012

10

Cash

Lakeview
Terrace
Condos

74

$750,000

$240,000

Parking lot, flat roof, 2012
elevator, boiler,
fresh air exchanger,
fire protection

15

Bond

Oakwood
Lustre
Townhomes

103

$950,000

$430,000

Driveways, roads,
roofs

18

Bond

2016

Where does the funding come from?
• No dedicated funding source to finance the program
• Options for financing:
• City’s cash on hand
• Bond sale
• Other

• Association pays all costs of issuance including financial advisor,
legal advisor, and bond counsel, also funds a reserves account
• Property owners repay the money through a special assessment
on their property taxes

How does it work? (process summary)
1. Association requests establishment of an HIA, presents a
supporting petition from 65% of owners within the association
2. Council holds a public hearing, to which all affected residents
are invited
3. Council decides whether or not to establish the HIA and impose
the HIA fee (a special assessment).

Current Program Interest
Owners Association

Potential Amount Request

Purpose

Lakeview Terrace

$300,000

Balcony Repair and
Stabilization

Timber Hill Ridge Townhomes

$100,000

Private Street Paving, New
Gutters

• Owners associations are unable to obtain financing on private
market or from other public sources
• Seeking direction from Council on whether HIA loan program
should be considered

Discussion

Standard Operating Policy
City of Oakdale
Policy Number: EPB-024
Pages: 2
Subject: Emergency Home Repair Loan Program
Date Approved: 2016

1.0

Purpose

1.1

To establish the justification and administrative guidance for the Emergency Home Repair Loan
Program. This policy shall be used when reviewing and processing loan requests.

2.0

Authority

2.1

Minnesota State Statutes 469.012, Subd. 6, and 469.192 provide the city with the authority to
establish a residential rehabilitation loan program for low and moderate income homeowners.

2.2

The City Council may, at any time and / or for any reason, amend or waive any part of this policy.

2.3

The City Council reserves the right to deny funding for specific improvements if it determines that
the improvements are not in keeping with the intent of the policy.

3.0

Goal

3.1

To maintain the desirability of Oakdale’s neighborhoods by ensuring affordable capital in a
sufficient amount for low- to moderate-income property owners to complete housing rehabilitation,
repair, and maintenance activities.

4.0

Definitions

4.1

Emergency Repair: Any rehabilitation, repair, or maintenance to the structure, mechanical or
electrical systems, or plumbing of a residential home that is immediately necessary to maintain the
life, health, and safety of the inhabitants.

5.0

Oakdale Emergency Home Repair Loan

5.1

Eligible Buildings
A)

5.2

One to four unit residential structures.

Eligible Applicants
A)
B)

5.3

Owner occupants.
Household income must comply with Minnesota Statutes 469.1761, Subd.
2.
Loan Terms

A)
B)
C)
D)
5.4

Loan must be secured by a promissory note and mortgage.
Maximum loan amount of $15,000.
Annual interest rate is 2%.
Loan is due upon sale of the property, or the owner-occupant no longer resides in the
structure, or the end of the loan term, whichever occurs first.

Eligible Improvements:
A)
B)

Siding
Roofing

C)
D)
E)
F)
G)
H)
I)
J)
K)
5.5

Windows and exterior doors
Foundation repairs
HVAC systems
Plumbing
Electrical
Accessibility improvements
Aging-in-place improvements (e.g. installation of slip-resistant flooring, safety grab bars,
bathtub removal or modifications, door knob replacement, moving washer and dryer to
main level of home, lifting devices, etc.).
Mold and radon remediation
Any other qualified repair or modification as approved by the City Council

Ineligible Improvements
A)
B)
C)
D)

Refinancing existing indebtedness
Personal property items
Previously completed projects
Any other purpose that the City Council deems does not meet the purpose and goals of the
program

6.0

Application

6.1

Loans are made based upon available capital.

6.2

Applications are considered on a first come, first served basis.

6.3

A sworn construction statement or scope of work with cost estimate by a licensed and bonded
contractor is required with application.

7.0

Selection Criteria

7.1

Priority will be given to applications that best meet the program goals.

7.2

Applicants who have not received a loan will be considered before those applicants that have
previously received a loan.

7.3

The project must be in compliance with the Comprehensive Plan and Zoning Ordinances, or
required changes to either of the former must first be approved by the City Council.

7.4

Code violations, to include zoning, property maintenance, building, and nuisance code on the
subject property, and any property in the city owned by the applicant, must first be brought into
compliance with city code.

7.5

Taxes, assessments, fines, fees, and any other monies due the city by the applicant on the subject
property, or any other property owned by the applicant in the city, must be current.

8.0

Disbursement Process

8.1

All work must be initiated within 90 days of application approval and completed within 120 days
of application approval.

8.2

Borrower may request loan disbursement at any time after the execution of a promissory note and
mortgage.

9.0

Administration

9.1

The Executive Director or Deputy Executive Director is authorized to execute all relevant loan and
related documents provided they comply with this policy.

Minnesota City Participation Program (MCPP) Background and Summary Information
Minnesota Housing manages the Minnesota City Participation Program (MCPP), which uses the Tax
Exempt Bond Housing Pool Allocation authorized by the Office of Minnesota Management and Budget
(MMB) to enable communities throughout the state to efficiently provide first-time homebuyer loans in
their community without the administrative burden of running their own bond program. The first-time
homebuyers access the program through their local lenders and have access to downpayment and
closing cost assistance if needed.
Self-issuance of bonds may not be economically feasible for some communities, given economies of
scale necessary for successful self-issuance. Under the MCPP Program, Minnesota Housing can sell
bonds on behalf of local governments to assist them in meeting local housing goals pursuant to
Minnesota Statutes Section 474A.061, subdivision 2a.
MCPP can help you effectively and efficiently provide first-time homebuyer loans in your community,
with minimal administrative burden.
By partnering with Minnesota Housing, eligible first-time buyers in your area will have access to our
affordable Start Up loan program and downpayment and closing cost loans. We are able to run the
program with no administrative fees required from the participating community.
We’ll connect you to our approved lenders and help you market this opportunity to homebuyers in your
community with:






Marketing materials
Press release/newsletter template
Social media templates
Monthly reports
General information on programs and Minnesota Housing

In accordance with the statute, cities (or counties or multi-county organizations) apply to Minnesota
Housing annually for such authority. Funding allocations are allocated to participating cities on a per
capita basis, with each applicant allocated a minimum of $100,000. There will be a minimum usage
requirement of 50% of the allocation in order to participate the following year.

COUNCIL MEMORANDUM
To:
From:
Date:
Subject:

Honorable Mayor and City Council
Christina M. Volkers, City Administrator
March 29, 2022
Sales Tax Authorization – Cost of Construction and Construction Management Options

BACKGROUND
This is a continued discussion from the City Council Workshop on March 22, 2022. There is much to
consider as we move forward with our plan to put a half-cent sales tax referendum on the ballot in
November to finance a new Public Works facility and reconstruction and expansion of the Police
Department.
In 2017, when we first ventured into this discussion and weighed our options, we were looking at a cost
of $27M for both buildings. In 2020, we increased that amount to $37M based on costs at that time.
Now in 2022, the city is looking at an even larger increase in construction costs to fund both projects.
Further, we received approval for a 25 year term and this number should be expanded given the current
market. We have approximately 50 days left in the legislative session so there is some time/little time
to make adjustments if needed that could possibly be done as an amendment to the House and Senate
tax bills which gave us authority to seek voter approval.
At the March 22, 2022 workshop, the council directed the City Administrator to engage the lobbyist
further to see approval for a longer term.
If all goes accordingly, a new Public Works Facility would be planned for 2023-2024 and a renovated
and expanded Police Department facility would be planned for 2024-2025. The rising cost of
construction is of great concern and we believe cutting further from the projects thus further reducing
our significant needs would only make these new buildings less functional.
In regards to construction management options, staff distributed an analysis of current considerations
at the March 22, 2022 workshop.
FINANCIAL CONSIDERATIONS
Significant dollars have already been spent on architects and our lobbyist. We’ve asked the lobbyist to
get an amended bill through the legislature at a cost of $5,000; negotiated down from their original
quote of $10,000. It is clear that our cost projections from a few years ago is too low and we should
adjust both total amount needed and time period.
We do have the option of stretching out our payback up to 40 years.. The table below shows us some
options of both increasing the project costs and longer payback. This information was also . included on
the memo from March 22 for City Council workshop.

COUNCIL DIRECTION REQUESTED
Further discussion is needed and direction to staff on how the Council would like us to proceed on both
the project cost and construction management options.

