5. Housing and Neighborhoods
The purpose of this chapter is to identify housing
needs and to provide a foundation for local decision-making to guide residential development and
redevelopment efforts in Apple Valley. Apple Valley
strives to provide a balanced stock of high-quality
housing to meet the diverse needs of existing
and future residents. Sufficient, desirable housing
is the building block for strong, healthy neighborhoods. Housing is the largest use of land in the
City; the character of residential neighborhoods
plays a significant role in shaping the every-day
experience of Apple Valley residents and helps
create a sense of place and belonging.
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Apple Valley residents are proud of their neighborhoods and the quality of life they afford. Within
the last 10-20 years, targeted development has increased the overall diversity of the housing stock.
As various demographics grow and change, the
City will continue to expand housing choice to
meet the needs of different residents.
Likewise, the City is committed to providing its
regional share of affordable housing. Lack of affordable housing is a national issue. The City will
continue to encourage affordable housing construction through its land use plan and the application of available tools, resources, and partners
to maintain the quality and price of existing affordable units.
The Housing Chapter focuses on Apple Valley’s
housing goals and strategies. These goals and
strategies respond to public feedback, to the housing and household data that was summarized in
the Community Context Chapter, to the affordable
housing allocation need, and marketplace opportunities.

Statutory Requirements
The Land Planning Act
State Law requires that the Comprehensive Plan
contains a housing element that includes “standards, plans, and programs for providing adequate
housing opportunities to meet existing and projected local and regional housing needs, including
but not limited to the use of official controls and
land use planning to promote the availability of
land for the development of low and moderate
income housing.” (Minnesota Statutes, Section

473.859, Subd.2c) The Comprehensive Plan
must also include a housing implementation program that de- scribes “official controls to implement the housing element of the land use plan,
which will provide sufficient existing and new
housing to meet the local unit’s share of the metropolitan area need for low and moderate income
housing.” (Minnesota Statutes Section 473.859,
Subd. 4)

The Livable Communities Act
In 1995, the state legislature created the “Livable
Communities Act” (LCA), which affects all cities
within the 7-county metropolitan area. The Act requires that the Metropolitan Council evaluate the
housing characteristics of each city and generate
guidelines to achieve a diversity of housing
choices in the area. The Act also created the
LCA’s Local Housing Incentives Account (LHIA),
a voluntary program that provides cities the opportunity to compete for grants and loans to support
activities that help meet affordable and life-cycle
housing goals.
The City elected in 1996 to participate in the LHIA
and negotiated multiple agreements with the Metropolitan Council, which identified affordable and
life-cycle housing goals. The goals generally encouraged 75% ownership housing and 25% rental
housing with a portion being affordable. Participation in the LHIA allowed the City to submit applications for LCA grants for a variety of projects.
The adopted 2040 Comprehensive Plan Update
acknowledges the Metropolitan Council’s allocation of Affordable Housing Need for 2021 to 2030
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of 468 units for Apple Valley, which the Comprehensive Plan states “can be achieved by both the
private market and Dakota County Community
Development Agency development activities.”
The Comprehensive Plan also indicates that the
City will continue to follow the goals outlined in
the Livable Communities Act and update its goals
when Comprehensive Plan updates occur. In the
period 2021 to 2030, the need/goal has been further stratified. The segments include, a portion
at/or below 30%, 31 to 50% and 51 to 80% of area median income to achieve 468 units of added
affordability. Apple Valley has consistently led regionally on attracting housing choices that meet
identified local needs.

Fair Housing Policy
Minnesota’s fair housing policy stems from the
Fair Housing Act of 1968. It aims to provide all
residents with equal access to Minnesota Housing (MHFA) programs, regardless of race, color,
creed, religion, national origin, sex, marital status,
status with regard to public assistance, disability,
familial status, gender identity, or sexual orientation. Minnesota Housing’s Fair Housing web page
provides numerous resources and helpful links,
including information for housing providers, information about tenants’ legal rights, and contact
information for community resources.

Existing Conditions
Apple Valley is a mature, suburban metropolitan
community. Many neighborhoods are comprised
of single-family homes built during the 1960s
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1970s. The character of suburban development
reflected desires for large properties, good
schools, safety, and other amenities – the same
qualities that many Apple Valley residents value
today. Established neighborhoods are integral to
Apple Valley’s identify and sense of place, and also create challenges for new development opportunities, infill, and connectivity. The established
neighborhoods are efficiently located within a
mile of the regional highway system, including TH
77 (Cedar Avenue) and County Road 42 (150th
Street). As the south metro has grown, traffic
congestion needs to be monitored and the addition of bus rapid transit solutions has offered new
mobility in the neighborhoods.
In the 1980s, 1990s, and 2000s, the development
focus shifted toward attached townhomes and
multifamily apartments, in response to changing
market demand and local efforts to offer more
housing choice. This period saw a rise in the
number of homeowner associations (HOAs) and
the application of Planned Unit Development concepts (PUDs) to facilitate alternative housing
styles and build more cohesive neighborhoods.
Mid-density and high-density neighborhoods are
distributed throughout the City, but tend to be located within and surrounding the Downtown. The
Cobblestone Lake neighborhood, completed in
the last decade, includes a variety of single-family
styles, multifamily, and mixed commercial of successful PUD application. Mid-density and highdensity development including attached singlefamily and apartments, are distributed throughout
the City, and are now centered in the Downtown
Central village area near major shopping and

services and the Apple Valley Transit Station.
Following a surge in construction of town homes
from 2000 to 2009, the market for new development has shifted towards multifamily. Between
2000 and 2014, 571 single-family detached units
were constructed, compared to 756 townhomes
and 671 apartment units. From 2015 to 2017, 160
single-family units were constructed during that
period, compared to 37 townhomes and 224
apartment units. Through 2020 growth in multi-unit
housing, both ownership rental and cooperative,
continues at a fast rate of growth, (as will be further discussed in the following sections) as raw
land for single-family homes becomes in shorter
supply. City population forecasts continue to reflect an estimated growth of 10% each decade.
The Community Context chapter further summarizes the character of Apple Valley’s neighborhoods and housing stock.
Growth and Development Requires a Complete Count
In 2019, Apple Valley celebrated 50 golden years,
having become a city by actions taken in 1969.
Part of the celebration recognized a growth in
population exceeding projections; a window into
the planning, construction and occupancy in the
last three years recognizes significant multi-unit
housing additions that had not been experienced
in the previous 15 years. Job growth exceeds
forecasts as Apple Valley plans for, advocates,
and grows and redevelops employment areas.
Business attraction, retention, and expansion
was a priority in 2009, in preparing the 2040
Comprehensive Plan and remains a priority with
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land and redevelopment opportunities.
Cities are forever. Every city uses the positive
aspects of competition to be the best place to
live, work, shop, learn and recreate. Thoughtfully
done, as the City has developed in Dakota County
in the last decade, defines what it means to be a
“community for a lifetime”. The Comprehensive
Plan to 2040 instills the attributes contained in the
12 keys to the City vision (see Chapter 2). The period 2020 to 2040 offers the best opportunity to
address both jobs and housing with a continuing
active marketplace for both; land assets for job
creation primarily in the Mixed Business Campus
known as Orchard Place and redevelopment of
downtown and Red Line BRT locations for suburban intensive housing at guided densities as opportunities present themselves and vacant land
resources are reduced by 2040.
The City strives to achieve the complete counts
related to jobs and households. The jobs count
is focused on a commitment in 2009, in the 2030
Comprehensive Plan, that identifies a key 400
acres of land now being actively mined and becoming a focused mixed business campus (MBC)
location where housing is an incidental use on the
edges of a large business and job development
area. As recently as 2016, Alternative Urban Areawide Review (AUAR) studies of the MBC support
3.4 million square feet of business opportunity.
Elsewhere, primarily in the Downtown, opportunity
areas are presented where the organic growth of
higher density housing, designated as “suburban
intensive housing” at densities of 40 to 50
units/acre, is already being demonstrated. During
the last 10 years, and continuing, will be redeve-
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lopment of underutilized sites adjacent to the Red
Line BRT corridor.
Every decade, the U.S. Census coincides closely
with the preparation and finalization of the Comprehensive Plan required by statute. Apple Valley,
is historically known for striving for a “complete
count” and was considered a leader in response
rates in the country, 2000 and 2010. Again, in
preparation for Census taking in April 2020, the
City is reporting through a process of address
verification called “Local Update of Census Addresses – LUCA” and “New Construction Program for Ad- dresses Added between March 1,
2018 and April 1, 2019”. The critical objective met
is the identification of the number of housing
units, at assigned addresses, where people reside. This process has reconciled the addition of
1,470 new households post 2017 benchmarks
established by the Metropolitan Council.
Using detailed analytics tied to permits and certificates of occupancy, Apple Valley is realizing substantial growth and seeks a complete count in
units completed and occupied after the 2017
benchmarks established by the Metropolitan
Council. Intuitively, these numbers will emerge in
forecasts and counts during the period 2021 to
2030 as new households. Metropolitan Council
benchmarks are sourced from 2016 year-end
projections forecasted by the U.S. Census. For
planning purposes the counts of 1,470 additional
households in 2017, 2018, and 2019 will be realized as part of the 2040 Comprehensive Plan and
after the established benchmark was set. These
households represent one third of the forecasted
growth of 4,751 households, by 2040, sought by

the Metropolitan Council. The Housing Chapter
narrative will address the balance of 3,281 units
in increments of 2021 – 2030 and 2031 – 2041.
Apple Valley supports that forecasted growth can
occur on land available through the declining
amount of raw land and redevelopment. Most importantly, the units added represent the best efforts of the City in the last 10 years to be responsive in approving the types of affordable units and
households sought and supported by the Metropolitan Council. In the broadest policy sense,
mixed incomes and generations receive needed
choices in the form of single family to higher density apartment units offering ownership, rental and
cooperative choices, and including a mix of both
market rate and affordable units. The occupancy
rate is extraordinary upon development completion in that 2017 and 2018 production results in
an unheard of 100% occupancy upon completion.
First-time buyers are discovering affordable existing single-family homes, half of 1,000 sales experienced annually, from homes vacated by empty
nester older adult households. Empty-nester
households are discovering the new, modern and
sustainable apartments are located near shopping, services, entertainment and transit without
encumbering fixed assets and long term housing
mobility choices. Single and paired households
are discovering modern housing choices near
transit and the airport can have their “home” in
suburban Apple Valley. Seniors are discovering
new and renovated independent, assisted and
long-term care options. The City additionally encourages age-in-place strategies where accessory dwelling units (ADU) with attention to universal
design will contribute to achieving the household
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counts to 2040. A program to be introduced in 2020
called “Polishing the Apple,” will encourage age-inplace and extended family solutions for residents to
consider by repairing, investing in and expanding existing homes. Apple Valley’s last 10 years of housing efforts, particularly the last three to four years,
are seen as best practices by Dakota County in defining the attributes of a “community for a lifetime”.
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Townhomes offer an alternative housing choice that is suitable
for first-time homeowners, including Millennials, and step-down
homeowners, such as Baby Boomers. These groups drive market
demand for lower-maintenance housing. A complete sidewalk
network and pleasant streetscaping promote activity and public
health in the Cobblestone Neighborhood, above.

Construction of multifamily apartments and senior living facilities
is surging.

Manufactured Housing

Sustainable Housing

Like many suburban communities, Apple Valley
offers a place for affordable housing through the
availability of manufactured housing. Apple Valley
contains two manufactured housing parks, both
located within the Cedar Avenue corridor on the
north side of the City. While manufactured housing
provides viable affordable housing for low-income
residents, it may face redevelopment pressure
over the course of this plan given the location on
the Red Line BRT and central location in Dakota
County. Improved access to transit services are
planned to serve existing residents. The City supports maintaining these areas for manufactured
housing and has taken the following distinct actions:

Apple Valley aspires to be a sustainable, resilient
community. The City is a Step 3 GreenStep City,
but aspires to achieve Step 5 recognition. One of
the most impactful changes the City can encourage is shifting its energy supply from conventional
fuels to renewables. The Great Plains Institute estimates that 46% of greenhouse gas (GHG)
emissions are attributable to the residential sector. Apple Valley has become more efficient as its
primary energy providers, Dakota Electric and
Xcel Energy, have started the transition to renewables. Still, most of the energy that is consumed
in the residential sector is derived from conventional fuels, such as coal and natural gas, which
are burned for electricity or consumed directly for
heating, cooking, and other uses. Natural gas
constitutes more than two-thirds of energy consumed by residences. Therefore, there is a substantial opportunity to improve overall energy efficiency by targeting the residential sector.

•

Adopted a City Ordinance (151.50) in March,
2000, that provides a fair level of protection
and compensation to potentially displaced
residents if changes are proposed.

•

The park owner must, at the least, give residents and the Planning Commission notice at
least nine months prior to conversion to another use.

•

The resident is entitled to compensation from
the owner or buyer to mitigate the adverse
impact of the park closing.

•

Further, in 2018, the manufactured park locations received a new comprehensive plan
designation as “Manufactured Home Park.”
Any land use change would require a Comprehensive Plan amendment.

The predominant housing type is single-family detached. The
Cobblestone Neighborhood features mixed architecture and highquality landscaping.
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Dakota Electric is the primary electricity provider.
There are more than 19,000 electric customers in
Apple Valley, and Dakota Electric serves more than
18,000 of them. Dakota Electric’s transition to renewables has proceeded slower than Xcel’s. The
carbon intensity of electricity from Dakota Electric
is more than twice that of Xcel Energy. Emissions
could fall significantly in Apple Valley if clean energy continues to become more cost-competitive
with conventional fuels.
Residential improvements, specifically, can be more
easily implemented than large-scale commercial/
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industrial solutions. Small-scale improvements in
building envelopes or home insulation, furnaces
and air conditioners, lighting, and appliances can
have a very significant effect. Xcel Energy offers
rebates to customers who improve energy efficiency. The City of Apple Valley, with assistance
from the Great Plains Institute, launched a residential program:

ties are increasing for individual homeowners, and
owners of rental property, to install rooftop solar.
Wind energy is another alternative that can power
residents’ homes. Locally, wind potential is much
lower than solar. Like solar, the most suitable location for wind turbines is in the southeast quadrant of the City. Although there is some potential
for local wind production, residents frequently resist proposals for wind towers within their neighborhoods. A more plausible alternative is sourcing
wind power from current energy providers. Residents can subscribe to the following wind energy
programs:
•

Wellspring Renewable Energy ® program
(Dakota Electric)

•

Windsource ® program (Xcel Energy)

•

Renewable*Connect ® (Xcel Energy)

Housing Needs and Opportunities
A solar suitability map developed by the University of Minnesota illustrates the potential for direct
solar energy production in Apple Valley (See Figure 3.23 in the Community Context Chapter.). It is
estimated that rooftop solar could generate up to
250,000 megawatt hours per year. Solar potential
is highest in the City’s south and east. Many of
these neighborhoods were developed in the last
decade or two. Solar potential is enhanced because there is greater housing density and there
are fewer/younger trees. Studies show that the
cost of solar continues to drop. Coupled with potential utility, state, or federal rebates, opportuni-

Housing Growth Projections
The Metropolitan Council has forecasted a 24,900
household count will be achieved in Apple Valley
by 2040. In 2017, the Council estimated that the
City’s housing stock consisted of 20,149 units.
With a forecast of 24,900 households in 2040, the
City must plan for at least 4,751 housing units. In
the 24 months leading up to 2020, vacancy rates
at 1 to 1.5% have been reported.
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Infill Opportunities
Even with limited land, Apple Valley can accommodate its forecasted housing growth through infill and redevelopment. At minimum density assumptions, Apple Valley can accommodate nearly
40% of its forecasted housing growth along the
edges of Orchard Place (also known as the MBC)
and other designated infill sites. Note that Apple
Valley’s recent multi-unit developments are closer
to 40 units per acre, a pattern that has be- come
commonplace in the last ten years. Under maximum density assumptions, there is sufficient
acreage to accommodate the entirety of forecasted housing growth on these sites. Actual development will likely fall in-between a minimum and
maximum range of density of 2,544 to 4,553 housing units.
Apple Valley will consider the use of the following
tools to meet infill needs:
Local Funding and Support Mechanisms tools
to address this need would include


EDA/CDA Levy



Tax Increment Financing (TIF)



Housing Revenue Bonds



Housing Improvement Areas (HIA)



Accessory Dwelling Unit (ADU)

Regional, State, and Federal Funding tools to
address this need would include


Housing Choice Voucher / Public Housing on
Scattered Sites or Project Based (CDA)
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Community Development Block Grant
(CDBG): Site Assembly



MN Housing Finance Agency (MHFA): First
Time Buyer



HOME Funds (CDA)



Livable Community Grant (Metropolitan
Council)



Low Income Housing Tax Credit (LIHTC)



HUD Insured Mortgage

Other Housing Initiatives tools to address this
need would include

Table 5.1 summarizes residential infill potential for
the City.
Table 5.1 – Residential Infill Potential
NET DEVELOPABLE ACRES

DENSITY
RANGE

MIN
UNITS

MAX
UNITS

LD

58

3-6

181

320

MD

40

6-12

242

485

LAND
USE
Infill Sites

HD

40

12-40

589

838

SIHD

19

24-48

579

924



Community Land Trust

59

24-48

953

1,986



Opportunity
Areas

Community Development Corporation (Land
Bank)

Totals

216

NA

2,544

4,553



Local Initiative Support Corporation (LISC)



Project for Pride in Living (non-profit)

NET DENSITY
11.8 DU/ACRE – 21.0 DU/ACRE
Notes:



Common Bond (non-profit)

No deductions were made for ROW or wetlands other than what
is indicated on the Future Land Use Map.



Registration, Licensing, Inspection of Rental
Housing

Available Infill Potential Areas calculated using approved development units rather than ranges in some cases. See Table
4.2 for documentation.



4(D) Property Tax Relief

Redevelopment Opportunities



NOAH (Naturally Occurring Affordable Housing)

Additional redevelopment opportunities will be
targeted in the Downtown Focus Area and the
transit corridors (See Chapter 4, Land Use Plan).
In addition to the infill parcels already guided for
suburban-intensive high density (SIHD) in the
Central Village, approximately nine (9) acres west
of the 147th Street Transit Station appear to be
underperforming commercial properties that are
expected to be redeveloped by 2040. As the
METRO Red Line matures, redevelopment from
existing commercial
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uses to higher-density residential is likely. Any redevelopment within the station areas will be
guided for the SIHD density of 24-48 units per
acre. The Legends apartment development at 45
units per acre, which opened in 2018, is an example of higher density results at 140th Street
and Cedar Avenue and on the Red Line.
One of the objectives of this plan is to increase
residential density in the Downtown Focus and
transit corridor areas. Doing so will increase activity in the Downtown core and leverage local
and regional investments in transit. As this plan is
implemented, the City may adopt development
targets to guide the overall number of units and
residential density in these areas.
Apple Valley will consider the following tools to
assist with redevelopment:
Local Funding and Support Mechanisms tools
to address this need would include


Tax Increment Financing (TIF)



Housing Revenue Bonds

Regional, State, and Federal Funding tools to
address this need would include


Community Development Block Grant
(CDBG): Site Assembly
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MN Housing Finance Agency (MHFA)



HOME Funds (CDA)



Livable Community Grant (Metropolitan
Council)



Low Income Housing Tax Credit (LIHTC)



HUD Insured Mortgage

Other Housing Initiatives tools to address this
need would include


Community Land Trust



Community Development Corporation (Land
Bank)



Local Initiative Support Corporation (LISC)



Project for Pride in Living (non-profit)



Common Bond (non-profit)



Registration, Licensing, Inspection of Rental
Housing



4(D) Property Tax Relief



NOAH (Naturally Occurring Affordable Housing)

Accessory Dwelling Units

Balanced Housing Supply

Accessory dwelling units (ADUs) are gaining
recognition as a practical tool for providing housing options and addressing housing costs. As an
accessory unit, they typically do not require additional vehicle access or parking. They can help
create additional housing stock in an organic way,
without requiring new infrastructure to support it.
Often dubbed “granny flats”, ADUs can be a good
match for 1- and 2-person households, and allow
greater flexibility for older residents to age in
place, rent out their main property, and continue
to stay in their neighborhood.

A balanced housing supply meets the needs of all
demographics. Apple Valley strives to provide
sustainable supplies of ownership and rental
units to meet demand for all market segments. In
2000, 88% of units were owner-occupied. The recent wave of construction helped achieve a different balance approaching livable community
objectives. In 2016, 78% of units were owneroccupied. There must be a constant awareness
across market segments to prioritize affordable
lifecycle options.

Apple Valley’s ordinance does not currently permit
ADUs very broadly, but the City recognizes that
permitting ADUs could be a practical step at some
point, due to the aging population and the limited
land supply. If Apple Valley were to more broadly
permit ADUs, existing owner-occupancy requirements would need to be modified. One way to try
this would be to target one area of the City, using
a zoning overlay if necessary, and evaluate the
impacts of this policy after a period of time. It
would also be necessary to develop design
standards that are appropriate for small-scale
housing and that respect the existing character
and privacy of single-family neighborhoods.
These policies need not be built from scratch;
there are many examples from other communities.
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Table 5.2 describes the characteristics and preferences of various housing markets. Two market
segments drive housing demand: In Minnesota
and the rest of the United States, the housing
market is driven by young Millennials and an aging population of Baby Boomers (See Figure 3.14,
Apple Valley Population Pyramid, in the Community Context chapter.) Baby Boomers have affected every housing trend as they have moved
through their life cycle, including the apartment
boom in the 1960s and 1970s. Millennials, too,
are driving the current market and will exhibit similar influence over the course of this plan. Currently, these two groups tend to exhibit similar housing preferences. As they enter or exit the job
market, Millennials and older residents generally
have limited financial resources compared to the
middle-aged demographic with established careers. While most Baby Boomers will prefer to
stay in their single-family homes, a portion will
downsize to other choices. Across the United
States, the rate of homeownership among Mil-
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lennials has fallen faster than for any other age
group. This reality is reflected in the Comprehensive Dakota County Housing Needs Assessment
(2013). Compared to the 2005 report, the demand for rental housing is forecasted to increase
from 23% to 30% by 2030. To meet demand, the
study fore- casted that approximately 25,000 ForSale units and 10,000 rental units would be constructed from 2010 to 2030 in Dakota County.

Table 5.2 –Life-Cycle Housing Consumer Groups
MARKET GROUP

HOUSEHOLD CHARACTERISTICS

CONSUMER
PREFERENCES

EXAMPLE HOUSING

Limited tenure duration PreEntry-level homebuyers

First-time homebuyers and moveup renters

Move-up homebuyers

Early to Mid-20s

fer to rent

Often single

May distribute costs with other
roommates

Mid-20s or 30s; Includes single and married/partnered households,
some with children.
Late 30s to 40s
Many households have
children

Prefer to purchase modestly-priced
single family homes or rent upscale
apartments

Younger independent seniors

Older seniors

Typically prefer to purchase newer,
larger, and more expensive single-family homes
Prefer to own

One- or two-person households with no children

Lower maintenance housing alternatives, including homeowners’
associations

60s to 70s

Prefer to own but may consider
renting

One- or two-person households with no children

Lower maintenance housing

Mid-70s or older

May need or choose to move out of
single-family home due to health
constraints or a desire to reduce
maintenance responsibilities

Generally single-person
households (widow or
widower)

May be seasonal residents

The senior demographic is large and growing. In
2000, 7% of Dakota County’s population was
over the age of 65. The percentage of seniors increased to 10% in 2010, and is projected to increase to 13% in 2020 and 17% in 2030. From
2020 to 2030, growth in the 65-and-
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Traditional single-family
detached
Townhomes and twin
homes
Upscale apartments

50s to 60s
Empty-nesters

Basic Apartments

Traditional single-family
detached
Smaller single-family
attached and detached;
townhomes and twin
homes
Smaller single-family
attached and detached;
townhomes and twin
homes
May move in with relatives
or move to assisted living
communities

over age group will be nearly equivalent to growth
among all other age groups. Meanwhile, growth
in the number of senior households is anticipated
to be nearly double the growth for all other households, given the increasing number of one- and
two-person senior households and questions will
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remain:



How long will residents stay in their current
homes (age in place)?
If people want to move, are desirable and affordable housing options available in Apple
Valley?

Apple Valley will consider the use of the following
tools to provide a balanced housing supply:

Other Housing Initiatives tools to address this
need would include

Local Funding and Support Mechanisms tools
to address this need would include



Community Land Trust



Community Development Corporation (Land
Bank)



Tax Increment Financing (TIF)



Housing Revenue Bonds



Local Initiative Support Corporation (LISC)

Will economic conditions encourage different
family and non-family household structures to
live in Apple Valley (adult children with parents, parents with adult children, groups of unrelated seniors)?



Housing Improvement Areas (HIA)



Project for Pride in Living (non-profit)



Accessory Dwelling Unit (ADU)



Common Bond (non-profit)



Registration, Licensing, Inspection of Rental
Housing

Seniors will comprise an increasing share of demand for low maintenance homes and multifamily apartments in Dakota County. (See Chapter 3, Community Context, for further discussion
of housing projections for Dakota County and the
City of Apple Valley.)





4(D) Property Tax Relief



NOAH (Naturally Occurring Affordable Housing)



While there is no doubt that the region’s population will grow older over the life of this Comprehensive Plan, the potential impacts and opportunities are changing.
Aspects of the current housing stock suggest potential barriers for the population aging in place.
According to County property tax records, 33 percent of the housing supply is classified as containing two stories or two-plus stories. Over 55% of all
single-family homes, townhomes, and twin
homes contained more than 2,000 square feet
of finished living space. Nearly 20% contained
more than 3,000 square feet. These larger, multistory homes are not matched to future wants or
needs of an aging population.

Regional, State, and Federal Funding tools to
address this need would include





Housing Choice Voucher / Public Housing on
Scattered Sites or Project Based (CDA)
Community Development Block Grant
(CDBG):


Housing Rehabilitation Loans (CDA)



Homecare/Chore Service (DARTS)



Site Assembly

MN Housing Finance Agency (MHFA):


Housing Rehabilitation Loans



First Time Buyer



HOME Funds (CDA)



Livable Community Grant (Metropolitan
Council)



Low Income Housing Tax Credit (LIHTC)



HUD Insured Mortgage
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Universal Design
One way to accommodate the growing senior
population is by broadening the application of
universal design concepts for new residential development, rehabilitation and redevelopment.
Universal design refers to flexible design of individual units that allows housing to accommodate
many occupants with various needs, such as
persons with disabilities or families with young
children. Universal design advocates for supportive housing design that is more or less invisible,
with the understanding that all users can benefit
from simple design improvements that also help
people with disabilities. Such design is accessible
and barrier-free, and seeks to incorporate consumer products that are commonly available. It is
not geared around assistive technology, medical
equipment, or special features, but enables these
features to be accommodate or removed if need-
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ed.
The following are some of the recommended features:
•

Open floor plans

•

Multiple stepless entrances are encouraged; if
only one, it should not be through the garage
or a patio/deck

•

Driveway and garage elevations match the
floor level so vehicles do the climbing

•

Wider doors and hallways

•

Main-floor bedroom, bathroom, and laundry

•

Turning space of five feet (5’) diameter in all
rooms

•
•

Color contrast between floors, counters, and
walls or trim
At least one bathroom with a curbless shower
or a tub with integral seat, waterproof floor,
and drain

Apple Valley is committed to providing lifecycle housing stock that meets the needs of
residents of all ages. Employing concepts of
Universal Design enhances the flexibility of individual units to adapt to the needs of various users.

These elements are just as supportive for a family
with young children or those with disabilities as
they are for aging residents. Encouraging lifecycle housing and universal design for new housing stock will enable more senior residents to
“age in place” rather than forcing a move. A comprehensive summary of universal design history,
goals, and guidelines is available at:
www.humancentereddesign.org.
Apple Valley will consider the following incentives
for projects that include Universal Design:
Local Funding and Support Mechanisms tools
to address this need would include


Housing Improvement Areas (HIA)



Accessory Dwelling Unit (ADU)

Regional, State, and Federal Funding tools to
address this need would include


Community Development Block Grant
(CDBG):


Housing Rehabilitation Loans (CDA)



Homecare/Chore Service (DARTS)



MN Housing Finance Agency (MHFA): Housing Rehabilitation Loans



Livable Community Grant (Metropolitan
Council)



Low Income Housing Tax Credit (LIHTC)



HUD Insured Mortgage
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Other Housing Initiatives tools to address this
need would include


Common Bond (non-profit)



Vo-Tech Building Programs



Registration, Licensing, Inspection of Rental
Housing



4(D) Property Tax Relief



NOAH (Naturally Occurring Affordable Housing)

Maintenance of Existing Housing Stock
Apple Valley benefits from a safe and attractive
housing supply. The failure to adequately maintain
housing reduces the livability of individual units.
The outward evidence of inadequate maintenance
is visual disrepair. When housing is not well maintained, it depresses the values of adjacent properties, which discourages neighborhood investment
and can lead to blighted conditions.
Maintenance is the responsibility of the property
owner – either the owner-occupant, the home-
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owners association or the landlord. Not all homeowners are willing or able to address maintenance
needs. For example, some older residents may
choose or be forced to stay in aging single-family
homes with less ability to maintain these units.
Rental property improvements are the responsibility of the landlord. Rental properties in good
condition avoid the cost of vacancy and maximize
rental gains. Maintenance of rental properties is
expensive and affects ongoing affordability if deferred. Most of Apple Valley’s apartment units
were constructed after 1980 and are in average or
better condition. New construction since 2010 has
improved energy efficiency and amenities sought
by renters in the market place. Several tools are
available to promote maintenance of rental properties and provide stability for tenants. (See the
Implementation section and Table 5.10 at the end
of the chapter.
In addition to multifamily rental units, there is a
supply of single-family rental units. Single-family
rental units assist families in transition and owners waiting for down-turned markets to stabilize.
Neighborhood homeowners may raise concerns
about deteriorating neighborhood stability or
property values. It is important to maintain the
quality of single-family rental units to preserve
neighbor- hood character and support continued
opportunities for homeownership.

mation about funding programs and other resources that can assist property owners with repair. The City will proactively inventory neighborhood housing conditions to identify signs of deterioration and prioritize areas for reinvestment. A
program called “Polishing the Apple” is being developed to launch in 2020 that offers local financial resources and advice to assist reinvestment.
Property inspectors are the first point of contact for code issues. Equipping them with a
tablet-based GIS application may offer further
insight about the quality of neighborhood housing stock and help streamline data collection.
Apple Valley will consider the use of the following
tools to ensure Maintenance of Existing Housing
Stock:



MN Housing Finance Agency (MHFA): Housing
Rehabilitation Loans



HOME Funds (CDA)



Low Income Housing Tax Credit (LIHTC)



HUD Insured Mortgage

Other Housing Initiatives tools to address this
need would include


Common Bond (non-profit)



Vo-Tech Building Programs



Registration, Licensing, Inspection of Rental
Housing



4(D) Property Tax Relief



NOAH (Naturally Occurring Affordable Housing)

Local Funding and Support Mechanisms tools
to address this need would include


EDA/CDA Levy



Tax Increment Financing (TIF)



Housing Improvement Areas (HIA)



Accessory Dwelling Unit (ADU)

Regional, State, and Federal Funding tools to
address this need would include


Property inspection and code enforcement are the
City’s primary means of addressing maintenance.
Inspectors notify property owners of compliance
issues and the steps needed to address them.
They are the first point of contact to provide infor-
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Community
(CDBG):

Development

Block

Grant



Housing Rehabilitation Loans (CDA)



Homecare/Chore Service (DARTS)
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Home Renovations – “Polishing the Apple”
Apple Valley is an established community. Approximately 50% of the housing stock consists of
units that were constructed between 1960 and
1990. These units constitute the core of the City’s
housing stock. As they continue to age, reinvestment is needed to address repairs, including
major repairs to roofs, siding, wiring, plumbing,
appliance, driveways, etc. The City has embarked on a multi-year street and utility improvement and replacement project that leads by example with neighborhood investment. This investment is done without special assessment to
leave property owners better able to invest in
their homes.
The City encourages homeowner reinvestment
and infill of vacant parcels. Home improvements
and rehabilitation should reflect the architectural
style and scale of surrounding residential property.
Local lenders have expressed support to finance
investments, expansions, universal design and
age-in-place strategies. There are various programs to help finance renovation, particularly at
the time of sale. For example, the State of Minnesota authorizes the financing of repairs by eligible first-time homebuyers, which can be rolled
into the home mortgage loan. Federal programs,
such as FHA203k, can be used to facilitate the
acquisition of property and/or finance improvements to homes requiring significant rehabilitation
or comprehensive repair.

Homeowner Associations
Many newer developments were formed as

common element subdivisions being managed by
homeowner associations (HOAs) and association
management companies.

expenditures and sustain resources for both elements.

HOAs provide a benefit to Apple Valley in that
they reduce operational costs for local government. HOAs are typically responsible for snow
removal, repair and replacement of roads,
maintenance of common external features such
as roofs, siding, and windows, as well as any
parks, pools, and other parts of common property.
Their primary purposes are to provide safe, secure housing, maintain common property, and
sustain property values.

Like the City, HOAs should have a strategic
long-term investment plan. Part of the monthly dues should be reserved to finance future
improvements to common property.

HOAs are often challenged to provide these services efficiently and effectively over the life of the
collective property when repairs are needed. Not
all HOAs have the training they need to provide
these services. Some lack volunteer resources,
as Board members typically have a full-time job
outside of the HOA. Some HOAs may have underfunded repair and replacement reserves in the
past with state law now requiring better planning.
Under-funded associations may defer maintenance or increase dues. Aging HOAs may struggle to increase dues commensurate to increasing
property maintenance needs, especially if the
dues were set artificially low at the time of development to encourage membership. Unchecked,
deferred maintenance affects the value and sale
of homes.
The most important financial factor for homeowner’s associations is the creation of reserves
needed for capital investment. The financial status
of HOAs is tied to the health of the housing market. HOAs must address operational and capital
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The existing financial condition of homeowner’s
associations is an internal operations dilemma. In
2019 statutory changes have improved financial
reporting and oversight of HOA operations. Information on the financial condition of homeowner associations is important to understanding current issues and working with the associations to
prevent future problems. Apple Valley may assist
associations with the establishment of housing
improvement areas (HIAs) allowed by statute if
reserves or lender resources prove insufficient.

Affordable Housing
Lack of affordable housing is a national issue.
Housing is the largest expense for American
households. High housing cost is an acute problem for low-income households, which spend
proportionally more income on housing and have
relatively less remaining income to address other
household needs.
Affordable housing goals seek to ensure that
housing options exist at a wide range of prices.
The Comprehensive Plan seeks a housing supply
that offers a variety of housing choices. Ideally, this
objective is achieved by guiding residential development at different densities: low, medium, and
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high – promoting planned unit developments that
encourage mixed-use development. However,
there are substantial barriers to providing affordable housing from the developer’s perspective.
Developers in Dakota County have expressed
concern that it is not always financially viable to
construct units at rent levels needed to support affordable housing, let alone market-rate housing,
given limited availability of land and high development costs. Sought after successful development in Apple Valley offers both market rate units
with affordable units.

Affordable Housing Assessment
The Department of Housing and Urban Development (HUD) evaluates housing affordability in
terms of area median income (AMI). In 2016, AMI
in the Twin Cities Region as $85,800 for a family of
four. Households that have an income at or below
80% of AMI are defined as low-to-moderate income (LMI) households. Various local, state, and
federal housing programs are tailored to these
three LMI groups:


Between 51% and 80% AMI



Between 31% and 50% AMI



At or below 30% AMI

Table 5.3 – LMI Thresholds in Apple Valley and the
Twin Cities
TWIN CITIES

APPLEY VAL-

REGION*

LEY**

Area Median Income

$85,800

$83,450

80% AMI

$68,640

$66,760

50% AMI

$42,900

$41,725

30% AMI

$25,740

$25,035

LMI THRESHOLD

* The definition of 2016 regional AMI for the Twin Cities
is determined by HUD.
** The estimate of AMI for Apple Valley comes from the
American Community Survey (ACS) 2012-2016 5-year
estimates. Note that the ACS estimate considers households of all sizes, rather than assuming a household of
4. In 2016, the average household size in Apple Valley
was about 2.6 persons per household.

Metropolitan Council’s Existing Housing Assessment estimates that Apple Valley had 20,149 units
in 2017. Of these, 38% of units were unaffordable
to households earning 80% or less of AMI. Table
5.4 summarizes the number of affordable units
for each LMI group. Of the 12,793 affordable
units, 607 units are publicly subsidized, including
132 senior units and 81 units for people with disabilities.

Table 5.4 – Affordable Housing Units by LMI group
UNITS CATEGORY

QUANTITIY*

PERCENT

Units affordable at 51% to

8,636

41.7%

3,128

15.1%

1,033

5.0%

Unaffordable Units

7,906

38.2%

Total Units

20,703

--

80% AMI
Units affordable at 31% to
50% AMI
Units affordable at 30%
AMI or less

Source: 2016 Existing Housing Assessment (Metropolitan Council)

Housing Cost Burden
For an owner-occupant or renter household in any
LMI group, housing is “affordable” if less than
30% of income is spent toward gross housing
costs. A household is “cost-burdened” if it spends
more than 30% of income on housing, and “extremely” or “severely” cost-burdened if it spends
more than 50% of income on housing. Table 5.5
shows the incidence of cost burden in Apple Valley and neighboring communities.

Table 5.3 shows the income threshold for each
LMI group in Apple Valley and the Twin Cities metro. In this regard, Apple Valley and the metro are
quite similar.
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Table 5.5 – Housing Cost Burden
LMI GROUP
GEOGRAPHY

Apple Valley

51-

TOTAL

< 30%

31-50%

AMI

AMI

1,001

1,279

1,061

3,341

80%
AMI

(5%)

(6%)

(5%)

(17%)

Burnsville

8%

9%

6%

23%

Eagan

5%

5%

6%

16%

Lakeville

4%

4%

6%

15%

Rosemount

4%

7%

8%

19%

Twin Cities

10%

8%

6%

24%

Region

Approximately one in six households in Apple Valley is cost-burdened. The percentage of costburdened households in Apple Valley is similar as
neighboring communities, but substantially less
than the regional average. Because household incomes in Apple Valley are similar as the regional
average (Table 5.3), its lower rate of cost burden is
driven by lower housing costs.
Households which spend more than 30 percent of their income on housing are defined
as cost-burdened. Cost burden affects owners
and renters alike, but is an acute problem for
low-income renters.
It is important to note that transportation expenditures represent a significant portion of household
budgets. In commuter suburbs, this is especially
true. Only 11% of Apple Valley residents are employed in the City. The Housing and Transportation Index estimates that transportation costs

(vehicle + fuel + insurance + fees), on average,
represent about 20% of Apple Valley house- hold
incomes. The Comprehensive Plan aims to increase local jobs and transit access, which reduces vehicle miles traveled, which will help improve the cost of living, along with the affordable
housing strategies discussed in this chapter.

Affordable Housing Price Point
In practice, assumptions about AMI and poverty
depend on household size. A two-person household with one wage earner may be low-income,
while a five-person household that earns equivalent income may be very low-income. Therefore,
determinations of affordability vary depending on
household size and, consequently, on the size of
the housing unit. Table 5.6 summarizes affordable rent thresholds for different-sized units for the
three income levels defined by HUD.

Figure 5.1 maps owner-occupied housing that are
valued above and below this threshold. The data
contains 14,730 units, including all single-family
residential, town homes, and twin homes in Apple
Valley’s GIS database. Of these, 6,414 units
(43.5%) are valued at a price of $238,500 or less,
while 8,316 units (56.5% ) are valued at a price
over
$238,500. In general, affordable owner-occupied
housing consists of older single-family units or
medium-density townhomes that were constructed more recently.

Table 5.6 – Affordable Rents
NUMBER
OF BEDROOMS

AFFORDAFFORDAFFORDABLE RENT ABLE RENT ABLE RENT
AT 30% AMI AT 50% AMI AT 80% AMI

Studio

$450

$751

$1,201

1 Bedroom

$483

$805

$1,288

2 Bedroom

$579

$966

$1,545

3-Bedroom

$669

$1,115

$1,784

4-Bedroom

$747

$1,245

$1,992

For owner-occupied units, “affordability” depends
on generalized assumptions about down payments, interest rates, and tax credits. For the
2040 Plan, Metropolitan Council has determined
that the affordable purchase price for owneroccupied housing in 2017 was $238,500.
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Table 5.7 – Metropolitan Council 2016 Existing Housing Stock
2016 Existing Housing Assessment, provided by the Metropolitan Council
TOTAL HOUSING UNITS

20,703

TOTAL HOUSEHOLDS

19,917

UNITS AFFORDABLE TO HOUSEHOLDS
WITH INCOME AT OR BELOW 30% AMI

UNITS AFFORDABLE TO HOUSEHOLDS WITH INCOME 31% TO
50% AMI

UNITS AFFORDABLE TO HOUSEHOLDS
WITH INCOME 51% TO 80% AMI

1,033

3,128

8,636

OWNERSHIP UNITS

RENTAL UNITS

16,106

4,597

SINGLE-FAMILY UNITS

MULTIFAMILY UNITS

16,017

4,214

MANUFACTURED

OTHER HOUSING UNITS

HOMES
472

0

ALL PUBLICLY SUBSIDIZED
UNITS

PUBLICLY SUBSIDIZED SENIOR UNITS

PUBLICLY SUBSIDIZED
UNITS FOR PEOPLE
WITH DISABILITIES

PUBLICLY SUBSIDIZED
UNITS: ALL OTHERS

607

132

81

394

INCOME AT OR BELOW 30% AMI

INCOME 31% TO 50% AMI

INCOME 51% TO 80% AMI

1,001

1,279

1,061
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Figure 5.1. – Owner-Occupied Housing at 2017 Affordable Purchase Price
EAGAN

Owner-Occupied Housing Value Above or Below $211,500

A
é
?
@
125TH ST W

(
&
%
c

Less than $211,500
$211,500 or More
Source: Dakota County GIS

COUNTY ROAD 38

0

0.25

0.5
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DIAMOND PATH

PILOT KNOB RD

GARDEN VIEW DR

150TH ST W

JOHNNY CAKE RIDGE RD

GALAXIE AVE

BURNSVILLE

CEDAR AVE

140TH ST W

ROSEMOUNT

*Indicates estimated total
market value (land + building)
for all single-family detached,
townhomes, and twin homes.

160TH ST W

LAKEVILLE
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Apple Valley Affordable Housing Allocation

Table 5.9 – Affordable Housing Unit Calculations
2021-2030

Given HUD’s guidance, the Metropolitan Council
has determined the regional affordable housing
need for 2021-2030 and allocated a share to each
community in the metro. Table 5.8 summarizes
the allocation of affordable housing need for Apple
Valley.

LAND USE

DENSITY

YIELD

Low Density
Residential

3-6

100%

Medium Density

6-12

High Density
Residential
Suburban Intensive

MINIMUM

GUIDED

MINIMUM

ACRES

UNITS

ACRES

UNITS

36

107

11

32

100%

21

125

20

117

12-40

100%

28

393

0

0

24-48

100%

7

175

7

171

100%

59

953

97

1,273

Residential

Table 5.8 – 2021-2030 Affordable Housing Allocation

AMI RANGE

ALLOCATION

High Density

At or below 30 AMI

221

Opportunity Areas

24-48

31-50 AMI

118

Total

NA

51-80 AMI

129

Total

468

The City of Apple Valley is committed to meeting
its fair share of the region’s need for low- and
moderate-income housing. To meet this allocation, the City will need to produce at least 468 affordable units between 2021 and 2030. To be
considered affordable, units must be developed at
a density of at least eight (8) units per acre or
more. Table 5.9 demonstrates how Apple Valley’s
future land use plan will help it meet its affordable
housing goals.

2031-2040

GUIDED

91

800

Note: Housing units calculated using approved unit count where known. See Table 4.2.

It must be noted that simply guiding land at higher
densities does not automatically produce affordable housing. By definition, affordable housing is
housing that is priced at sub-market values. Developers won’t produce affordable housing if they
can’t make a reasonable profit. Table 5.10 at the
end of this chapter summarizes several tools that
support affordable housing objectives, in addition
to guiding development for higher densities.

A Housing Action Plan, 2021 to
2030 and 2031 to 2040
•

The City will achieve the Affordable Housing
Allocation presented in Table 5.7 and has
guided sufficient land.

•

The City will sufficiently demonstrate the forecasted household growth of 4,751 households
to 2040 and, again, has guided sufficient land.
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•

The City will continue participating in the Local Housing Incentives Account Program under the Metropolitan Livable Communities Act
by continuing to spend the required Affordable
and Life-Cycle Housing Opportunities Amount
(AL-HOA); making local contributions toward
meeting affordable and life cycle housing
goals.

The City of Apple Valley strives to create, preserve,
and facilitate housing that is affordable in collaborative partnership with federal, state, regional, and
county agencies, private developers and non-profit housing and service providers. The best way to
demonstrate future performance is by example
with affordable housing success during the period
of 2016 to 2019. Of the 1,470 new households
realized during that time period, 457 households
were affordable at 30, 50 and 60% of area
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median income. This is meant to demonstrate
that a similar affordable housing allocation of 468
households to 2030 is achievable.
The following case studies from 2016 through
2019 emphasize how 875 of the total household
units of 1,470 was created and how those specifically providing the 457 affordable housing units
have addressed regional and Apple Valley needs.
•

Case 1 – Parkside Gabella and Galante. The
City approved a housing tax increment district
for the private development of 330 multi-unit
apartments with 67 units affordable at less
than 60% of area median income be- tween
2016 and 2018.

•

Case 2 – Legends of Apple Valley. The City,
by partnering with the Dakota County CDA,
supported the CDA’s award of housing tax increment, low income housing tax credits and
federal HOME resources for the private development of 163 multi-unit affordable apartments for seniors at less than 60% of median
income within a Red Line transit station area
in 2018.

•

•

Case 3 – Orchard Path. The City worked with
a non-profit housing partner, Presbyterian
Homes, to develop a continuum of care location (independent, assisted, and nursing care
for seniors) with 196 units provided in 2018.
The housing is primarily market-rate and fee
for service driven but 39 of the units are offered as affordable to seniors with housing
choice vouchers; a mission of the non-profit.
Case 4 – Boulder Ridge/Whitney Townhomes.

A non-profit housing partner, Common Bond,
used low income housing tax credits and renewal of expiring project based Section 8 to
retain 188 units of affordable housing and be
repaired for future use. The City supported
Common Bond’s initiative in 2016.
To summarize, in the period 2016 through 2019,
supportive and deliberate action by the City with
multiple housing partners, added 875 units, with
457 of the units being affordable at 30, 50 and
60% of area median income. The City achieved
these case study examples by using or assisting
in using the available tools for affordability for the
period 2011 to 2020. And, as a way of demonstrating that the City is capable of achieving affordability that addresses needs again, and again as
opportunities are presented to 2040.

Apple Valley Affordable Housing Implementation Tools
This section describes existing local, regional, and
state/federal tools which can be used to address
Apple Valley’s identified needs and objectives
and the supported Affordable Housing Allocation
to 2030. Table 5.9 summarizes the resource, City
experience and use, and a willingness to explore
when affordable housing is being considered. In
many instances, the City will combine tools (e.g.,
funding sources) to complete a project. In fact,
developing affordable housing may require multiple partners and a combination of 10 to 12 different sources to achieve the affordable housing objective. The City of Apple Valley has a history of
achieving the stated regional affordable housing
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need and being a leader in affordable housing performance among cities in the region.

Land Use Controls
The Land Use Chapter is an essential tool for meeting Apple Valley’s housing needs. The Land Use
Plan guides various locations for future lowdensity, medium-density, and high-density residential at acreages sufficient to meet Apple Valley’s household growth forecast and affordable
housing allocation. It provides the basis for updating and amending the Zoning Code as needed to
implement the Comprehensive Plan. (See Chapter 10, Implementation). Through land use controls Apple Valley is very experienced at guiding
and facilitating land use opportunities where the
marketplace drives innovation, energy efficiency,
sustainability, universal design, and multimodal
transportation options all with greater affordability
in mind.

Effective Referrals Through Multiple
Partners
City government is uniquely positioned to facilitate
meeting local housing needs. Other stakeholders
include:
•

Apple Valley Economic Development Authority (AVEDA)

•

Dakota County Community Development
Agency (CDA)

•

Metropolitan Council; leading policy and resource directions through Livable Communities programs

•

Minnesota Housing (MHFA); resources to
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maintain and develop affordable housing

Housing Information Systems

•

MN Department of Employment and Economic
Development (DEED) that provides resources
for competitive salaries and redevelopment locations that may include housing

•

Non-profit organizations; developers, owners,
managers

•

Lending institutions; construction/permanent
financing; reinvestment act strategies

A common theme in the Housing Chapter is the
evolving nature of housing issues in Apple Valley.
A key success factor will be the ability of the City to
monitor changes in the housing stock. The City will
continue to use geographic information systems
(GIS) software for compiling and analyzing data
about parcels of property in Apple Valley. Some
data that could be in a housing database are:

•

Providers of senior housing; often times as
non-profit sponsors of housing

•

Area homebuilders and developers; building
housing and syndicating investment in that
housing to fill gaps to affordability

•

Equity investors

To make the best use of available resources, Apple Valley facilitates successful partnerships with
the agencies and programs which are best suited
to meet needs. Apple Valley leads in promoting full
access to all available tools and programs, many
of which are described in the following pages.

•

The Twenty Year Road and Utility Update
Plan; which has the City leading on infrastructure repair and replacement followed by
encouraging private property neighborhood
investment.

•

Potential change in ownership when the tax
classification becomes “non-homestead”.

•

Changes (particularly declines) in estimated
market value.

•

Sale of property.

•

Condominium and homeowner association
funding of maintenance reserves now required by state law.

•

Foreclosures monitoring.

•

Building permit data on home improvements.

•

Assessor’s data; year to year trends.

Compiling this data and monitoring housing conditions would provide important guidance to staff
and policy makers. New GIS applications make it
easier to collect, process, and analyze data; the
new neighborhood analytics.
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Table 5.10 – Apple Valley Affordable Housing Implementation Tools
Resources That will Be Considered to
Address Housing Goals/Needs

Experienced
and Used

EDA/CDA Levy

✔

✔

Tax Increment Financing (TIF)

✔

✔

✔

Housing Revenue Bonds

✔

✔

✔

Housing Improvement Areas (HIA)

✔

✔

✔

Accessory Dwelling Unit (ADU)

✔

✔

✔

Housing Choice Voucher / Public Housing on Scattered Sites or Project Based (CDA)

✔

✔

✔

Community Development Block Grant (CDBG):

✔

✔

✔

Housing Rehabilitation Loans (CDA)

✔

✔

✔

Homecare/Chore Service (DARTS)

✔

✔

✔

Site Assembly

✔

✔

✔

Tools That Address Identified Housing Needs

Will Explore

Unlikely to use
this tool

Local Funding and Support Mechanisms
✔

Tax Abatement

✔

Regional, State, and Federal Funding

MN Housing Finance Agency (MHFA):

✔

Housing Rehabilitation Loans

✔

First Time Buyer

✔

✔

✔

HOME Funds (CDA)

✔

✔

✔

Livable Community Grant (Metropolitan Council)

✔

✔

✔

Low Income Housing Tax Credit (LIHTC)

✔

✔

✔

HUD Insured Mortgage

✔

✔

✔

✔

Other Housing Initiatives
Community Land Trust

✔

✔

Community Development Corporation (Land Bank)

✔

✔

Local Initiative Support Corporation (LISC)

✔

Habitat For Humanity (non-profit)

✔
✔

✔

Project for Pride in Living (non-profit)

✔

✔

✔

Common Bond (non-profit)

✔

✔

✔

Vo-Tech Building Programs

✔

✔

✔

Registration, Licensing, Inspection of Rental Housing

✔

✔

✔

4(D) Property Tax Relief

✔

✔

✔

NOAH (Naturally Occurring Affordable Housing)

✔

✔

✔
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Apple Valley Affordable Housing
Implementation Tools in Greater Detail

•

Housing Revenue Bonds –
Housing Revenue Bonds, when issued by
the City and fully supported by revenues from
the housing, offer affordable rates of financing. The City is an experienced issuer within
allowed caps when approached by non-profit
partners in providing affordable housing.

•

Housing Improvement Areas (HIA) –
The 2030 and 2040 Comprehensive Plan
recognize the challenge in the repair and
maintenance of housing locations with underfunded homeowner association reserves.
The Dakota County Community Development
Agency has administered an HIA program
that has received support from the City and
remains a resource when private lenders
choose not to participate.

Additional descriptions of how each tool in Table
5.9 is used by Apple Valley to address needs is
explained below:

Local Funding or Support Mechanisms:
Each of these tools represent a local initiated
combination of tools to reach new housing affordability at 50 and 60% of area median income.
•

EDA/CDA Levy –
The authority to levy by the Economic Development Authority is provided in state statute. The City of Apple Valley supports the
Dakota County Community Development
Agency levy for housing program purposes.

•

Tax Increment Financing (TIF) –
State statute authorizes the formation of
Housing Districts for affordability. Both the
City and Dakota County have established
these Districts and support their role.

•

Tax Abatement –
State statute allows for establishment of
tax abatement as a mechanism in support
of affordable housing locations. Tax increment is the preferred tool rather than tax
abatement as it leverages County, City and
School District resources most effectively and
efficiently to make the housing as affordable
as possible.

•

Accessory Dwelling Unit (ADU) –
The City has multiple zoning districts that allow ADUs. Additional zoning districts will be
considered to 2040. A priority includes
providing affordable options for extended
family and aging parent care.

Regional, State, and Federal
Funding:
Each of these tools represents the best resources
to reach new housing affordability at 30% of area
median income
•
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Housing Choice Vouchers, Public Housing on
Scattered Sites and/or other Project Based
assistance may be available through the
CDA:
The City has multiple public, private and

non-profit project based voucher and public
housing locations. More recently, the naturally occurring affordable housing locations
have re-subscribed to project based assistance and continued affordability. The Dakota
County CDA also reports the use of 300
vouchers on scattered sites. It is extremely
difficult to secure federally funded vouchers
again; rather, the effort is to retain vouchers
for continued use.
•

Community Development Block Grant
(CDBG):
Apple Valley is part of the Urban Dakota
County application for CDBG resources. Annually about $160,000 is utilized in multiple
program areas:


Housing Rehabilitation Loans (CDA)



Homeowners at 30 to 50% of median income qualify for up to $35,000 each for
housing repairs and improvements
as a deferred zero interest loan. Homeowners up to 80% of median may benefit
if a low interest rate is charged and resources are available.



Homecare/Chore Service (DARTS)



One of the most affordable housing options for low income seniors is to agein-place in existing single family homes
if simple care, house work and chores
can be supported. CDBG resources are
dedicated to this annually to retain homeowner independence.



Site Assembly
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•

From time to time on scattered sites, deferred maintenance and age of structures
may lead to uninhabitable homes that are
demolished and new affordable homes
offered on scattered sites, with sufficient
supporting resources, may be developed.
CDBG resources can be used to acquire
and clear substandard conditions.

MN Housing Finance Agency (MHFA):
MHFA is the State of Minnesota lead housing
finance agency for the issuance of housing
revenue bonds, the Coordinated RFP for the
addition of multi-unit affordable housing, and
direct deferred loans and home improvement
loans at affordable rates. Several qualifying
lenders and the Dakota County CDA assist in
access to affordable rate financing.


Housing Rehabilitation Loans



Like CDBG, MHFA resources can be
used to assist lower income homeowners with repairs and improvements.
These resources can be combined when
significant repairs require significant resources. Homeowners and manufactured home residents at 30 to 50% of
median income qualify for emergency
repair financing and for up to $35,000 for
housing rehab.



First Time Buyer



Mortgage financing at affordable rates is
available to qualifying first time buyers.
Homes for sale in good repair and at a
middle of the market cost offer an afford-

able first option to home ownership.
•

•

•

•
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HOME Funds (CDA) –
These resources are used in combination
with other multiple resources required to
improve multi-unit housing affordability at
a location. The Dakota County CDA is our
partner in accessing this resource for most
housing projects affordable at 30% to 60%
of median.
Livable Community Grant (Metropolitan
Council) –
The City is a recipient of multiple grants of
Livable Community resources made competitively available to encourage community
place-making and when possible, leverage
the addition of affordable housing at 30% to
60% of median income. The City is a strong
affordable housing provider; often a top 15
city in the Region that strives to develop in
suburban intensive locations.
Low Income Housing Tax Credit (LIHTC) –
The availability of federal Low Income
Housing Tax Credits in Apple Valley has allowed both the new construction of family
townhomes affordable at 30% to 60% of the
median and the non-profit acquisition of
naturally occurring affordable housing with
project based resources that also allows the
renovation of multi-units and buildings while
retaining affordability.
HUD Insured Mortgage –
In combination with multiple resources, permanent financing of more affordable housing

due to reduced rates may exist though a
HUD insured mortgage.
•

Fair Housing Policy –
In accordance with state and federal law, it is
a policy to encourage and support equal
housing opportunities regardless of race,
color, creed, religion national origin, sex, and
marital status, status with regard to public
assistance, disability, familial status, gender
identity or sexual orientation.

Other Housing Initiatives:
Each of these tools as part of a portfolio for affordability, as non-profit contributors, as protecting
the NOAH housing stock, and used in combination
with other tools, offers additional opportunity to
reach the full range of the housing need allocation
from 30 to 50 to 60 to 80% of area median income
•

Community Land Trust (land bank) –
A community land trust would provide for a
discounted land solution to affordable housing development. With limited resources, it is
difficult to identify locations to acquire. Both
the Apple Valley Economic Development Authority and the Dakota County Community
Development Agency have underutilized land
locations to explore to 2040.

•

Community Development Corporation (CDC) –
Is a joint powers agency often times used
as a collaborative economic development
strategy for business development that does
not preclude exploring affordable housing
strategies where a non-profit CDC shares

Housing 5-23

an objective of developing affordable housing.
•

•

•

Local Initiative Support Corporation (LISC)
– A recognized local non-profit collaborative that is a community development finance corporation with a focus on investment and partnerships with others leading
to addition- al affordable housing. Based in
St. Paul, a partnership can be explored.
Habitat For Humanity (non-profit) –
The City developed a relationship that delivered affordable homes locally when resources were available. Although not likely to
have those resources to replicate the initiative, affordable home ownership continues to
be supported.

•

Common Bond (non-profit) –
This non-profit has successfully retained
expiring Section 8 project based assistance
in both apartments and townhomes. Leveraging tax credit resources allowed repairs
to be made and for affordable housing to be
retained and remain of service.

•

Vo-Tech Building Programs –
From time to time, Vocational Schools in Dakota County offer construction trade training
and home building products for local placement. The City has experience with these
products, in partnership with the Dakota
County Community Development Agency.

•

Project for Pride in Living (non-profit) –
This non-profit remains active in providing affordable multi-unit housing uniquely tied to
developing workforce opportunities for its residents. Resources and locations for development remain a constraint as opportunities are
explored.
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Registration, Licensing, Inspection of Rental
Housing –
Apple Valley presently has a rental registration program. The Dakota County CDA routinely inspects affordable housing units to
ensure they remain decent, safe and sanitary. At this time, no City licensing program is
planned.

•

4(D) Property Tax Relief –
A property tax incentive program is again
being considered by the State Legislature.
If explored, and offering true affordability to
existing multi-unit apartments (rather than
property tax benefits to property owners), it
remains a possible useful tool to the affordability toolbox

•

NOAH (Naturally Occurring Affordable Housing) –

•
The City has worked closely with Co-Star, the
commercial property researcher, to identify
2,300 existing affordable multi-unit apartments
in Apple Valley. This supply of naturally occurring affordable housing remains used and
available without a threat of gentrification.
While fluctuation can be expected, it remains
a stable affordable resource

Housing 5-24

Goals and Policies, (2021 to
2030 and 2031 to 2040)
Housing Goals
The City of Apple Valley seeks to achieve the following goals through the implementation of the
Comprehensive Plan:

8. Encourage individual homeowners and owners of rental housing to increase energy independence and to minimize energy consumption and waste.
9. Invest, remodel, repair and maintain all housing types.

Housing Policies

1. Work with the Metropolitan Council, the Dakota County Community Development Agency,
builders and other involved parties to provide
a fair share of the region’s affordable housing.

The City will use the following policies to achieve
these goals:

2. Use the Comprehensive Plan and other identified resources to address community housing
needs.

 The Planning Commission and City will
continue to review all site plans for multiple
residential development, preliminary plats,
conditional use permits, and rezonings.

3. Encourage a supply of choices that lets people
of all ages continue to live in Apple Valley; the
supply should adapt to future changes in demographics and meet local labor force needs.
4. Continue to encourage a high standard of
property maintenance; supported by collaborative code enforcement strategies.
5. Promote quality housing developments that
respect the natural environment and resident
health.
6. Promote a high level of safety and security for
people living in all types of housing.
7. Reduce greenhouse gas emissions from residences by managing energy use in the home
and encouraging wider adoption of renewable
resources by utility companies.

Residential Development and Land Use

 The City will emphasize proper landscaping,
maintenance of landscaped areas, development of compatible architecture and similar amenities that are necessary for a quality living environment. Promotion of housing
for low and moderate income residents
means good design and placemaking in
landscaping and architectural treatment of
residential developments.
 The City will provide an opportunity to develop a variety of housing types within each
neighborhood of the City; directing the
highest density housing to the downtown
area or in locations already zoned for that
higher density.
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 The City will continue to review drainage,
grading, utility, and similar plans to ensure
that the existing environment is properly protected and preserved with the development
of each residential subdivision or development site.
 The City will continue to encourage Planned
Unit Development to provide for a variety of
housing types and flexibility in zoning standards while encouraging housing affordability.
 The City will promote residential development
that includes amenities such as ponds, parks,
vegetation, and similar site features. Material
selection with an emphasis on longevity and
attractiveness are encouraged.
 The City will only permit residential development in residentially zoned areas where
sanitary sewer, water, and public streets are
available.
 The City supports high-density residential
housing along transit corridors where convenient access to transportation is available.
 The City will promote the reasonable incorporation of renewable energy sources in the
design of new individual homes and multi-unit
properties.

Maintenance, Rehabilitation, and Redevelopment
 The City will use GIS and other data sources
to monitor conditions and trends in the housing stock, including ownership status, values,
sales, and improvements.
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 The City will explore ways to protect neighborhoods from the negative impacts of foreclosure, including the routine monitoring of
properties and their contacts such as owners,
mortgage companies, builders, or other key
parties.
 The City will explore ways to monitor and
collaborate with homeowner associations on
property conditions.
 The City will encourage the reasonable modification of all types of housing to further energy independence, through various means
such as roof top solar or geothermal energy.

Housing Affordability
 The City of Apple Valley will continue to
work with the Dakota County CDA in order
to provide additional “rental assistance” and
“scattered site” dwelling units within the community to secure additional housing for low
and moderate income persons as qualified by
the Dakota County CDA and meeting Metropolitan Council needs objectives.

 The City will continue to work with Federal
and State agencies in order to provide new
multiple dwelling units that will serve low and
moderate income persons.
 The City will continue to follow the goals
outlined in the Livable Communities Act, and
to report performance and update its goals
annually.
 The City encourages all market rate development to consider making 20% of their units
affordable at less than 60% of median income. Apple Valley also supports developments that promote on-site or nearby day
care, recreation, transit facilities, and similar
services that are supportive to afford- able
housing. Apple Valley promotes the idea that
development projects should contain an economic and generational mix within the development itself, as well as be integrated in an
economically mixed neighborhood.
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