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Executive Summary
The City of Edina is healthy and thriving. It has and continues to
be one of the most sought-after communities in the Twin Cities
for people seeking strong schools, lovely neighborhoods, amenities
like parks, convenient access to both downtowns, and a high quality
of life. The neighborhoods have distinctive character, from “urban
villages” like “The Lakes” to low rise townhomes and duplexes to
compact, small lot neighborhoods with sidewalks, to large lot estates.
The diversity of neighborhood options provides people with a place
to call home during different phases of their life, based on income,
household size and lifestyle.
As demographics, economics and people’s lifestyle habits change,
housing preferences change as well. Edina has a diverse mix of
housing types and changes in this mix have occurred and are likely to
continue changing. As an example, in 2010 Edina’s housing was 57%
single-family and 43% multi-family. In 2019, it was 53% single-family
and 47% multi-family. If the projected growth trajectory is realized, it
is likely that by the end of 2040 there will be more multi-family units
than single- family units resulting in significant change in Edina.
Housing projections in Edina and other Twin Cities communities
are guided by a process that starts with the Metropolitan Council.
Every 10 years, the Metropolitan Council updates its general growth
projections for the Twin Cities region and from these projections,
it allocates a growth percentage to each community in the region.
Within this allocation is a community’s share of recommended new
affordable housing units to help meet the projected regional need.
The allocated number of affordable housing units for Edina in this
cycle is significant and requires and deserves Edina’s leadership. City
staff and volunteer community groups used the housing allocations

to guide housing and land use policies in the Comprehensive Plan
update. The policies were also informed by consultant reports,
market trends and community engagement. In 2020, the Edina City
Council approved the 2040 Comprehensive Plan with a Housing
Chapter that provides data, goals, and strategies to advance city
housing objectives.
To get additional community engagement and direction on the
housing policies in the 2040 Comprehensive Plan, the City Council
commissioned this Housing Strategy Task Force in 2019 to provide
further guidance around housing priorities for the City. This sevenperson task force, composed of individuals with a variety of views
and opinions, came together over an 18-month period to develop the
recommendations in this report.
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The Housing Strategy Task Force has embraced three key Principles
to guide housing policy in Edina. These Principles are consistent with
key housing themes from the Edina 2040 Comprehensive Plan.
»» Supply and Growth: Plan to accommodate projected residential
growth.
»» Housing Choice: Support the development of a wide range of
housing options to meet the diverse needs and preferences for
the existing and future Edina community.
»» Affordability: Encourage the development and maintenance
of diverse housing options affordable to residents at a range of
incomes and life stages.

Additionally, these factors influenced the recommendations of the
Task Force:
»» Metropolitan Council’s allocation of new housing units,
particularly affordable units, to individual cities.
»» Comprehensive Housing Market Analysis for the City of Edina,
April 2020 [henceforth referred to as the “Maxfield Housing
Market Study”]

The City of Edina commissioned Maxfield Research and Consulting
to do a housing market study to examine the city’s housing supply
and demand, relative to market needs and trends at the local and
regional level. The report was completed in April 2020. The report
identified “gaps” in the Edina housing stock, where demand far
exceeds supply.
Based on the market study, the Comprehensive Plan, and
extensive research by the Task Force, this report identifies
four priority goals for housing development:
1) Promote Lifecycle Housing
2) Enable Diverse Housing Stock
3) Reduce Housing Development Costs
4) Encourage Sustainable Design and Technology
More specifically, this task force recommends five priorities for
the provision of new housing in Edina, based on the Edina City
Council’s approved housing numbers in the 2040 Comprehensive
Plan, and further informed by the Maxfield Housing Market Study.

»» Interviews and reports from developers, planning experts,
neighboring cities’ staff, and Edina city staff and council
members.
»» Task Force desire to support housing policy that is consistent
with “community drivers”
»» City and Task Force desire for economic diversity
»» City and Task Force desire for racial and ethnic diversity
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Priorities for New Housing in Edina
1) Add 992* affordable rental housing units
»» 80% affordable rental for general
occupancy [see note]
»» 20% affordable rental for active
seniors
2) Add 900** market rate rental housing
units for general occupancy
3) Add 360** senior independent living,
congregate housing units
4) Add 250** owned multi-family housing
units

Affordable rental at Oak Glen Apartments. Source:
https://www.rent.com/minnesota/edina-apartments

Market rate rental at The Lorient. Source: Tom Koon.

Senior assisted living and memory care at Yorkshire.
Source: Tom Koon.

Owned, multi-family at Halifax condominiums on
50th near France Ave. Source: Tom Koon.

5) Add 200** senior assisted living housing
units
*Metropolitan Council
**Maxfield Housing Report
Note: ‘General Occupancy’ is a term for
all housing types, available for purchase or
rental by people of any age and ability level.
The term is used to differentiate from agerestricted housing for 55+ ‘active adults’ and
senior housing.

Report from the City of Edina Housing Strategy Task Force | 3

Executive Summary

This Task Force recommends the following next steps for the City Council:
»» Solicit additional input from city residents regarding the
recommendations in this report. This should include use of
the biennial Quality of Life survey of Edina residents in 2021
to test additional questions on housing and obtain statistically
valid feedback from a larger sample of residents. In addition,
the city should host focus group discussions about these report
recommendations and how to advance them when public health
measures allow.
»» Evaluate the impact of the increased population and housing
growth rate, by housing type, on all areas of the city.
»» Use the five priorities to evaluate new housing proposals when
considering additional developments and growth.
»» Evaluate and streamline the current approval process for housing
development.
»» Recognize that to achieve the affordable housing goal of 992
units in the next decade, after having built only 98 of the 212
units goal for the past ten years, the Council and City Staff must
redouble their current laudable effort and provide the needed
financial support and political leadership.
Details, background, and strategies that follow in this report will
allow readers to better understand the context and appropriate use
of these recommendations. The overarching goal of this report is to
provide housing recommendations that will keep Edina healthy and
thriving over the next decade.

Working in Special Times
The Task Force wants to note two special circumstances that
affected the process of its work, as well as its view of housing in
light of economic and socio-political events.
This report was developed during the COVID-19
pandemic, which limited the Task Force’s ability to obtain
community input through focus group meetings and other means
of communication. The Task Force recommends that the goals
and recommendations of this report be thoroughly reviewed with
the residents of Edina when public health conditions allow. This
review can include a better understanding of how the COVID-19
pandemic may influence the future design of housing, at-home
workspace, and congregate housing such as senior living.
COVID-19:

The year 2020 was also
marked by the social unrest in Minneapolis and across our
nation resulting from the killing of George Floyd at the hands
of Minneapolis Police. Based on discussions at the regional
and state level, there may be greater priority on policies and
resource allocation to address racial disparities across systems
such as employment and housing. The pandemic and heightened
awareness of racial disparities following the George Floyd killing
contributed to the context in which the Task Force discussed and
evaluated the future of housing in Edina, and will continue to
inform future housing priorities in ways that we cannot currently
anticipate.
SPOTLIGHT ON DISPARITIES:
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Chapter 1: Introduction
This report is the culmination of work by the Edina Housing
Strategy Task Force, which began meeting in June 2019. The Edina
City Council created the Task Force with the following charge:
- Support the City’s development of a comprehensive
housing strategy.
PURPOSE

- Gather information, perspectives and provide
analysis that assists in the development of a comprehensive
housing strategy for the community.
OBJECTIVE

The Task Force had seven members, representing different
perspectives and housing experiences in Edina. One member needed
to resign, but she was soon replaced with another to maintain a Task
Force of seven people. City staff organized and supported the Task
Force work, and periodic updates were provided to City Council on
Task Force progress. About halfway through the Task Force work, a
consultant was engaged to prepare a final report reflecting the Task
Force’s findings and recommendations.
During its work, the Task Force met 45 times, heard presentations
from 10 people (from the Edina Chamber of Commerce, the Edina
School District, Metropolitan Council, Center for the American
Experiment, and Mapping Prejudice, to name a few), and interviewed
19 people (including developers of affordable, market-rate and senior
housing, architects, staff from the Edina school district, and housing
and development professionals from nearby cities). The Task Force
felt it was very important to have first person presentations and
interviews with people to hear a variety of viewpoints and ideas.
The Task Force also reviewed dozens of articles, reports, data sets,

and opinion pieces on housing generally and specific to Edina. They
discussed points of interest and debated areas of difference.
This report provides a synthesis of the group’s research, discussions,
and topics of shared interest, and recommendations supported by
the group. Any single point or item in this report may be viewed a
bit differently by each Task Force member, which is healthy and to
be expected of a group intended to represent a range of people and
ideas in the City of Edina.
This report is organized into three sections:
»» Housing in Edina – Current and Future
»» What Shapes Housing in Edina
»» Recommended Priorities for Edina Housing

Each section builds on the prior section, starting with existing
conditions and what is changing, moving to what can influence
housing change in Edina, followed by Task Force recommended
Goals and Strategies.
This report complements and advances the ongoing work by the
City of Edina to proactively address its high-quality mix of housing
options.
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Image courtesy of Lander Group.
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Chapter 2: Housing in Edina – Current and Future
Edina has the reputation as a desirable place to live with a variety
of housing options. The variety of living options provides the
foundation for a vibrant city, serving people of different lifestyles,
household sizes and incomes.
Housing diversity can be measured in different ways:
»» Housing Type or Style
»» Rental or Ownership
»» Price
»» Assisted or Supportive
Edina housing provides good diversity in a number of these ways
and offers more limited options in others. Demographic shifts in
Edina, mirroring the United States a whole, have resulted in an
aging population and reductions in family and household sizes. As
the age and size of households change, so too does the demand for
certain types of housing. If Edina wishes to retain residents with
changing housing needs, while attracting new residents who reflect
the region’s demographic trends, then Edina must consider which
policies, programs and regulations will best provide the needed range
of housing.
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Types of Housing
Opportunity: Enhance Edina’s housing mix with
duplexes, triplexes, quads, and townhomes

Duplexes, triplexes and quads
2%
Townhomes
6%

Edina neighborhoods are primarily composed of single-family
homes. 88% of residential land in Edina is used for single-family
homes, compared to 12% for multi-family homes.1 However, due to
the greater number of homes per acre in multi-family areas, the 12%
of residential land that is multi-family hosts 47% of Edina’s current
households. This means that as the City looks to accommodate future
growth, it can do so using only a small fraction of the City’s land.
Edina currently offers a good mix of single-family and multi-family
housing types, while having relatively few townhomes and 2 - 4-unit
housing units. In 2019, the mix of housing types in Edina was:
»» 53% single-family
»» 39% apartments and condos
»» 6% townhomes

Mix of Housing Types in Edina, 2019

Single-family
53%

Apartments and condos
39%

Figure 1: Edina mix of housing in 2019. Source: Metropolitan Council.

Mix of Housing Types in Edina - 1990 to 2019
14,000
12,000
10,000

»» 2% duplexes, triplexes, and quads

8,000

Between 1990 and 2010, the mix of housing types remained fairly
consistent, and then began to shift around 2010, with almost all new
housing being multi-family. This trend is expected to continue for the
foreseeable future.

6,000
4,000
2,000
0

1990

2000

Single-family detached
Townhomes (single-family attached)

2010

2019

Duplex, triplex and quad
Multifamily (5 units or more)

Figure 2: Edina mix of housing since 1990. Source: Metropolitan Council
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Single-family detached housing accounts for 53% of Edina’s residential units and occupy 88% of all residential land in the city.

Image courtesy of www.joshsprague.com

Apartments and condominiums account for 39% of all Edina housing. They are identified as “multi-family” housing, which occupies
12% of Edina’s residential land.
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Townhomes account for 6% of Edina housing and are classified as “multi-family”.

Duplexes, triplexes, and quads account for 2% of Edina housing and are classified as “multi-family”.
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Figure 3: Continuum of housing types by scale, highlighting “missing middle” types. Source: Opticos Design.

Maintaining a variety of housing and neighborhood options allows
people who love Edina to stay there over their lifetime. Long-term
residency can deepen community ties, foster strong connections
between residents and city institutions, and improve health outcomes
for the residents.
“There is strong evidence characterizing housing’s relationship to health. Housing
stability, quality, safety, and affordability all affect health outcomes, as do physical
and social characteristics of neighborhoods.”
~ Housing and Health: An Overview of the Literature2

“Missing middle” housing encompasses housing between the scale of low and
high densities, providing both an option to meet needs, and a built form type that
can transition between adjacent districts of different levels of scale and intensity.
These may include co-housing, duplexes, triplexes, fourplexes, and other smaller
scale multi-family types.”
~ Edina Comprehensive Plan
“Missing middle” housing is somewhat larger than a single-family
structure and smaller than typical multi-family buildings. This
scale makes Missing Middle housing adaptable to many residential
areas, be they predominantly single-family or multi-family. Missing
Middle homes offer the opportunity to create housing variety within
neighborhoods, as well as to transition between high density areas
and low-density areas.
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Missing Middle housing is gaining in market popularity,
and Edina’s demographic trends show growth in the
areas with greatest preference for these housing types. If
Edina wishes to match people’s interest in these housing
forms and diversify its housing stock, then it will need
to proactively foster them with tools such as focused
zoning districts, flexible design standards, targeted finance
programs for affordable midsize housing, and outreach to
specialized builders.

“MISSING MIDDLE” HOUSING is a
Housing Diversification Opportunity
for Edina

“With the overall aging of the population, more households are
looking for greater convenience and less space in their housing and
are selecting twin homes, detached townhomes, and condominiums.
Typically, the target market for owned multi-family housing is
empty-nesters and retirees seeking to downsize from their singlefamily homes.
In addition, professionals, particularly singles and couples without
children also seek these products if they prefer not to have the
maintenance responsibilities of a single-family home. In many
housing markets, younger households also find purchasing owned
attached housing more affordable than purchasing new single-family
homes.”
~ Maxfield Housing Study 2020
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Rental and Ownership
Opportunity: Increase the proportion
of housing that is rental and alternative
ownership models.
Edina’s mix of rental and ownership housing has remained steady
for four decades, at around 73% ownership and 27% rental. This
homeownership rate is about 10% higher than Hennepin County and
about 5% higher than the Twin Cities region.
The proportion of rental housing in Edina has been stable and is
similar to the proportion regionally. Therefore, is there any reason for
Edina to take an active role in encouraging that mix to change? The
answer is ‘yes’ according to the Maxfield Housing Market Study for
Edina, completed in April 2020.
Lifestyle changes impact housing demand. The increasingly busy lives
of adults and children has meant less time to maintain a single-family
home and lot. Other reasons that people rent include convenience,
seasonal residency, and financial considerations. Nationally, the
fastest-growing group of renters are high-income people who choose
renting over owning.
In addition to rental, market interest in other alternatives to
traditional home ownership have grown. More people are exploring
options such as cohousing, cooperatives, and land trusts. Cohousing
provides unique social amenities such as congregate dining, movie
night, or other activities as decided on by the residents. Land trusts
and limited equity cooperatives are designed to provide more
affordable ownership, with varied ability to benefit from equity if the

Edina Housing Units - Ownership and Rental
1940 to 2018
25,000
20,000
15,000
10,000
5,000
0

1940

1950

1960

1970

Owned

1980

1990

2000

2010
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Rented

Figure 4: Mix of ownership and rental homes in Edina since 1940. Source:
Metropolitan Council / US Census.

property appreciates. Each is described briefly below and can apply to
different styles of housing.
– A community land trust (CLT) is a
nonprofit, community-based organization that provides perpetually
affordable homeownership opportunities. In the truest sense, a CLT
acquires land and removes it from the speculative, for-profit, real
estate market. CLT’s hold the land they own “in trust” for 99-years
for the benefit of the community by ensuring that it will always
COMMUNITY LAND TRUST
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remain affordable for homebuyers.3 The land is leased back to the
homeowner through a land lease.
A Local Example - Since 2007, the City of Edina has supported the West
Hennepin [County] Affordable Housing Land Trust (WHAHLT), also
known as Homes Within Reach (HWR), through the allocation of some of
Edina’s Community Development Block Grant program funds.
Since that time, 14 houses have been placed into a Land Trust to remain
affordable for 99-years. HWR establishes affordability by using the Community
Land Trust practice to acquire and retain the ownership of real property,
rehabilitate, and then sell the improvement (home) to buyers earning less than
80% Area Median Income (AMI).

which often includes one or more multi-family buildings or even
a group of detached houses owned by the cooperative, and where
share owners are members and have rights to occupy one housing
unit. Some cooperatives are a “limited equity cooperative.” A limited
equity cooperative (LEC) is a cooperative model in which residents
commit to resell their share at a price determined by formula—an
arrangement that maintains affordability at purchase and over the
long term. Cooperative share owners enjoy all the tax advantages of
home ownership regarding the deduction of interest and property
taxes under State and Federal tax law. In Minnesota, many recent
cooperatives have been for seniors.

The HWR Community Land Trust program removes the land value from the
mortgage equation to create initial affordability. The home costs less than market
rate homes because HWR buyers purchase only the house and enter into a
Ground Lease with WHAHLT-HWR to secure the long-term rights and use
of the land. This land trust practice offers long-term affordability, where each
affordable home will offer homeownership to 7-12 families throughout the life of
the lease. The homes are made permanently affordable for work-force homeowners
through two contractual provisions embedded in the Ground Lease.4
–A multi-family building or cluster of single-family
homes with separate living space for households that includes
communal areas such as gardens, kitchens, gathering spaces.
Cohousing residents consciously commit to living as a community.
The neighborhood’s physical design encourages both individual space
and social contact. Most cohousing communities use some form of
consensus as the basis for group decision-making on community
expectations, social events, and property care.
COHOUSING

– A legal ownership arrangement where
members own a share of the property (rather than an individual unit)
COOPERATIVE HOUSING

The Monterey Cohousing Community in St. Louis Park.
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Demand for single-family ownership housing in
Edina will remain strong, but opportunities to
expand the number of ownership opportunities are
extremely limited under current city zoning. The
best opportunity to open up single-family options
for new households in Edina is through turnover.
An increase in rental and alternative ownership
housing in Edina will give some existing singlefamily residents who are ready to downsize the
option to move within the community, freeing up
their homes for new owners. Without alternatives,
people with more limited incomes may remain in
their existing single-family home to avoid the cost
of new housing and the expense and stress of a
move.

RENTAL HOUSING AT ALL PRICE LEVELS and
ALTERNATIVE OWNERSHIP HOUSING are
Housing Diversification Opportunities
for Edina

An increase in housing options enables the city
to better meet the rising demand for rental or
alternative ownership housing among empty
nesters, seniors, young families, and limited income
households who wish to live in Edina.

7500 York is a 337-unit, limited equity senior cooperative. Source: Thomas Koon.
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Housing Prices
Opportunity: Provide more housing that is
affordable to people who make less than
average median income.
Edina’s desirability has made it one of the most expensive places
to live in the region. This map shows the estimated price of singlefamily homes in Edina. The distribution of single-family housing
prices in Edina is:
11% - $1 million or higher
43% - $500,000-$1 million
34% - $350,000-$500,000
12% -<$350,000
Map 1 shows homes in Edina color coded by price level, with red at
the high end of homes valued are over $1 million and purple at the
low end of homes valued at $350,000 or less. According to the City
Assessor, in 2020 the average home value in Edina was $548,500. In
Hennepin County it was $289,990.5
The strong demand for Edina living exceeds the available homes,
putting upward pressure on home prices. When neighborhoods
become more expensive, the number of people who can afford
to live there shrinks and some people move out in search of less
expensive housing or cannot afford to move in. Seniors on fixed
incomes, young families, and local workers in medium to low wage
jobs are disproportionately impacted by this phenomenon.
Map 1 - Estimated single-family home values in 2018. Source: City of Edina.
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“In the 2019 Edina Quality of Life survey, 35% of respondents stated the most serious issue facing Edina is housing
[including teardowns, overdevelopment and affordability]. Most respondents listed the number of housing options in Edina
as fair and the availability of affordable housing as fair to poor.”
~ Maxfield Housing Market Study, 2020

Figure 5: Comparison of Edina home sale prices to other nearby areas. Source: Maxfield Housing Study, page 66.

The availability of entry level or affordable homes has been further impacted by the moderate priced
homes being acquired, demolished, and replaced with luxury homes. Between 2008 and 2019, 886
permits were issued for teardowns and replacement houses. The peak was in 2014 when 115 permits
were issued. According to the Maxfield Housing Market Study, the average price of a home torn down
in Edina has been in the mid $400,000s and the average value of the replacement house has been $1.2M.
The Task Force recognizes that there is little the City can do to preserve the more moderate priced
homes due to private property laws. Nonetheless some programs could be explored to incentivize the
preservation of these houses.
There are several ways to talk about the price of housing and housing affordability. Affordability can be
defined in the traditional sense, relative to Area Median Income, or it can be thought of in relation to
what people are able to pay. Here are some common terms used to talk about the price of housing:

Edina homes for sale in December 2020
priced around $350,000, the amount
considered affordable to a family of four
earning the Average Median Income in
the Twin Cities region in 2020. Source:
Realtor.com.
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- Housing sold or rented on the open real estate
market, with no subsidy, program, or contractual obligation that
limits the price. “Market rate” does not define housing value, it
may be very expensive or very inexpensive, depending on the size,
location, quality, age, and other factors.
MARKET RATE

- Housing is defined by HUD,
lenders, and other government agencies as ‘affordable’ when it costs
30% or less of the household’s gross income.
HOUSING AFFORDABILITY

The Twin Cities Metropolitan Council measures affordability using
Area Median Income (AMI). Affordable Housing may or may not be
subsidized and it may or may not have contractual limits on the rent
or sales price. Low to moderate income affordability is defined at
four levels:
»» Extremely low income (30% or less of AMI, or $31,000 in 2020))
»» Very low income (30% to 50% of AMI, or $51,700 in 2020)

not have contractual limits on the income of the residents and/ or
rent or sales price.
- Housing that meets affordability
thresholds for moderate income households, between 80% and 120%
percent of the Area Median Income.
ATTAINABLE HOUSING

»» Moderate income ($78,500 to $118,910 for a family of four in
Edina in 2020)
- The National Association of Realtors
defines workforce housing as being affordable to workers and close
to their jobs. It includes ownership, and rental homes that can
be reasonably afforded by a moderate to middle income, critical
workforce and located in acceptable proximity to workforce centers.6
WORKFORCE HOUSING

occurs when a household’s housing
costs exceed 30% of the household gross income, regardless of the
level of income.
HOUSING COST BURDEN

»» Low income (50% to 80% of AMI, or $78,500* in 2020)
* The 80% AMI value is capped at the Area Median Income for
the United States as a whole. See Appendix III for more detailed
information on affordability thresholds.
NATURALLY OCCURRING (MARKET RATE) AFFORDABLE

- Homes that are affordable because the market
price or rent falls into a range that can be considered affordable to a
low- or moderate-income household.
HOUSING (NOAH)

Subsidized Affordable Housing - The Twin Cities Metropolitan
Council measures affordability using Area Median Income (AMI).
Affordable Housing may or may not be subsidized and it may or may

Percent of Edina Households Experiencing Cost Burden
50%

43%

43%
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39%
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26%
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0%
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Renter Households

Figure 6: Rates of cost burdened households in Edina. Source: Metropolitan
Council / US Census.
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»» For renters, housing costs include rent and utilities
»» For owners, housing costs include mortgage principal and
interest, property taxes, property insurance, utilities, and other
fees.
“Americans may choose to spend substantially on housing to live in neighborhoods
that provide access to health-promoting features such as schools and parks.
However, a lack of affordable housing options can affect families’ ability to make
other essential expenses and can create serious financial strains.”
~ Housing and Health: An Overview of the Literature, Lauren Taylor, June
7, 20187
Figure 6 shows that nearly one third of Edina households were
cost burdened in 2016. Renters are more likely to experience cost
burden in Edina than homeowners. People at any income level can
experience cost burden if they pay more than 30% of their income
for housing.
For example, if a household’s income is $100,000, then the
household would be classified as “cost burdened” if their annual
housing expense exceeded $30,000, or said another way, if their home
cost more than $370,000 (depending on the interest and term).
This map identifies all existing structures in the city that have
affordable units, regardless of how they are financed. It includes
a mix of rental and ownership. The pink and orange dots show
properties that have a market price that makes them affordable
without subsidy (NOAH) to households with annual incomes less
than 80% and 60% of the Area Median Income (AMI). Yellow,
red, and green dots show subsidized affordable developments
contractually obligated to be priced at or below 60% of AMI. The
blue dots represent homeowners who received second mortgage

Map 2: Ownership and rental properties affordable to households in Edina making
at or below 60% AMI, as of 2020. Source: City of Edina.
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financing through the Come Home 2 Edina program. At the time
of acquisition, the homes needed to be valued below a certain
threshold that has changed over time. When the homes sell there is
no obligation to remain affordable.

Affordable homes, both rental and ownership, tend to be older.
»» 100% of affordable ownership housing was built before 1990 and
all are multi-family (condominiums).
Since the 1970s, the pace of adding subsidized affordable units in
Edina slowed.

Here is information about multi-family housing built in Edina
between 2010 and 2020

»» 33% were built in the 1960s

»» 100% of affordable housing options are rental.

»» 38% were built in the 1970s

»» 7% of the rental units built are affordable.

»» 10% have been built since the year 2000

»» 0% of affordable housing options are ownership.

Of new housing units built in Edina over the 15-year period
from 2003 to 2018, 97% were market rate and only 3% were
subsidized to make them affordable to people making less
than 60% of Area Median Income.

New Edina Housing Units by Affordability and Tenure, 2003 to 2018
700

Naturally Occurring Affordable Housing (NOAH) units across
the Twin Cities have rising values/rents due to increased demand,
including in Edina. Existing homes that were previously affordable
at or below the 60% level have increased in price beyond that
affordability, decreasing the City’s net stock. It is prudent to look at
the net stock of affordable units in Edina each year to understand
how affordable units being added may or may not replace those that
are lost. The City began an annual count of multi-family NOAH
properties in 2019, to track trends in the gain or loss of NOAH
inventory.
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Figure 7: Market and affordable housing units built since 2003. Source: New
housing permits in Edina.

“There is a demand/need for more modest homes across the Twin Cities and
in Edina... particularly housing targeted to entry-level buyers (i.e. low to mid$300,000s).”
~ Maxfield Housing Market Study 2020
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How New Multi-Family Housing Impacts Nearby
Home Values
The potential impact of new housing construction on the value
of existing homes is frequently questioned. The most common
questions follow, with research findings on each.
1. At a regional level, does increasing the supply of housing
in an area help to bring down the price of existing housing,
because the increased housing supply reduces the inflationary
price pressure of unmet demand?
- Economists and policymakers share a consensus that building
more homes, and thereby increasing supply, drives down housing
prices within a market. New research is emerging on how adding
homes affects affordability of homes within a few blocks of new
apartments. A 2019 study from the Upjohn Institute8 found that on
a macro level, such as a metropolitan region, the effect of adding
housing units at any price, reduces upward housing cost pressures,
making the region’s housing more affordable than it would have been
without the added housing.
YES

“New market-rate construction loosens the housing market in such areas and,
moreover, could do so in less than five years. This implies that market-based
strategies can play an important role in improving housing affordability for
middle- and low-income households.”

Home Values,” concluded that in the nation’s 20 least affordable
housing markets, low-income housing built during a 10-year span
shows no effect on nearby home values. A few years earlier, the
locally based Family Housing Foundation concluded the same.
“Whether in the Twin Cities or elsewhere in the country, the evidence is
overwhelming: providing quality housing that lower-income families can afford
poses no threat to area property values.”
~ “Affordable Rental Housing Does Not Reduce Property Values: Evidence
from the Twin Cities” Family Housing Fund study, May 2014
3. At a local level, does adding new market-rate housing drive
up the cost/value of nearby rental properties?
- Recent studies10 indicate that adding new apartments
has a small, but statistically significant effect on nearby rental
properties, lowering their value (rent) slightly immediately after
construction. The higher the rent of the nearby units, the more
noticeable the short-term price drop will be. The research finds
that the impact on very low-rent apartments nearby is mixed,
showing both small decreases and small increases in rent following
construction of a new apartment nearby.
IT DEPENDS

2. At a local level, does the addition of affordable housing
decrease the value/cost of nearby properties?
- Research9 shows that building an apartment building near
single-family homes does not decrease their value. In a 2016 article
posted on Trulia (a subsidiary of Zillow) entitled “There Doesn’t Go
the Neighborhood: Low-Income Housing Has No Impact on Nearby
NO
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MODERATE TO LOW-INCOME
HOMEOWNERSHIP and RENTAL are
Housing Diversification Opportunities
for Edina

“The City recognizes the need to provide affordable housing in order to create and maintain a diverse
population and to provide housing for those who live or work in the City.”
~ Edina Affordable Housing Policy
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Assisted and Supportive Housing
Opportunity: Expand housing options for
residents seeking specialized design, services,
or care.

include common areas for socializing. Living space may consist of
independent apartments, hotel-like rooms, or congregate living.

Thousands of Edina’s residents need some form of support or
assistance to maintain their health and home. This includes some
seniors on fixed incomes, people with physical and cognitive
disabilities, and people who have other barriers to maintaining stable
housing without support. The Maxfield Housing Market Study shows
that of an estimated 4,883 people in Edina with physical or cognitive
disabilities that may impact their housing options, 271 are children
under the age of 18, 1,235 are adults 18 to 64 years of age, and 3,377
are over the age of 65. The proportion of Edina residents with
disabilities is slightly less than the greater metro area. Edina currently
offers limited housing options for this population, which includes the
varied levels of direct support some people with disabilities need to
live independently.

Supportive Housing tends to be more clearly defined. “Supportive
housing combines affordable housing with services to help people
who face the most complex challenges to live with stability, autonomy
and dignity,” as described by the nonprofit Corporation for
Supportive Housing. It is an effective housing model for individuals
and families moving out of homeless and who also have serious
and persistent issues including chronic physical or mental illness,
substance use disorders and disabilities.

Supportive Housing

While the cost to construct and operate supportive housing is higher
than traditional affordable housing, research indicates that supportive

Assisted Living
“Assisted Living” provides a semi-independent living option for
people with disabilities or adults who cannot live independently. This
type of housing t is an important part of the “Lifecycle Housing”
spectrum.
There is no universally accepted definition of an Assisted Living
housing development. These properties can provide various levels
of care and a diversity of services, ranging from basic board and
assistance with household chores, to medication management and
bathing assistance and limited Registered Nurse support. They usually
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housing reduces use of homeless shelters, hospitals, emergency
rooms, jails, and prisons. Research also shows that supportive housing
interrupts cycles of homelessness.11 Furthermore, the data shows that
the deep development and operating subsidies required to own and
manage supportive housing properties are financially neutral or a net
benefit to communities.
“Lifecycle housing [offers] a full range of housing options for all stages of life,
from starter homes through continuum of care, so people can live their whole lives
in Edina as they choose.”
~ Edina Comprehensive Plan

Intersection of Assisted, Supportive, and
Affordable Housing
The need for assisted living, supportive and affordable housing
options overlap in providing homes for many people with disabilities.
People with disabilities tend to have lower incomes than the general
population. According to the American Psychological Association
and 2015 United States Census Statistics, the typical disabled person
in the United States makes 66% of the average median income. A
disproportionate number of disabled persons and their households
have incomes at or below the 80% Average Median Income limit and
need affordable housing. The American Institute for Research noted
that disabled Minnesotans with a bachelor’s degree had a disparity
in income of $18,000. A Cornell University analysis of 2018 U.S.
Census data found that 25% of disabled persons in Minnesota who
live outside an institution, live in poverty.
People with disabilities typically have higher medical costs, further
straining their household budgets. A higher rate of disabled
individuals may not marry or have a significant other, which limits

household wealth and income in the era of two income households.
Household expenses are strained by the cost of added therapies,
support, learning resources, and medical requirements for a disabled
child or adult family member. Households with a severely disabled
child may be limited in their income because one parent stays home
to care and out of the paying workforce, since needs based daycare
may be hard to find. The Minnesota Housing Partnership in 2018
cited that 27% of households in Minnesota with extremely low
incomes were disabled. In the United States, nearly 40% of those
households with a worst-case housing problem and 43% of those in
homeless shelters have a self-reported disability.
In discussions with special education teachers in the Edina Public
Schools and statistics around the country there is a noted increase
in children diagnosed on the Autism spectrum, other learning
disabilities and Attention Deficit Disorder. While these disorders
have a large range, many with these diagnoses will have trouble
commanding higher incomes in the workforce because of challenges
in obtaining advanced education, going through the job interview
process, or advancing in careers. Yet these children and their parents’
want to live as independently as possible and require affordable or
supportive housing.
Those with milder disabilities will need affordable or workforce
housing designed for singles or families with children. Those with
significant disabilities need age appropriate congregate or supportive
housing units. To meet the needs of current and future Edina
residents with significant disabilities more housing is needed. The
cost to construct and operate supportive housing is higher than
average housing, requiring deep development and operating funds
and specialized agencies to own and manage the properties.
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Assisted and supportive housing is important
to meet the needs of current and future Edina
residents. In adding these options, it is important
to recognize that many of these residents are also
income constrained and a significant proportion
of these housing types groups will need to be
affordable.

SENIOR AND SUPPORTIVE
HOUSING OF ALL TYPES is a
Housing Diversification Opportunity
for Edina

“The development of additional senior housing serves a
two-fold purpose in meeting the housing needs in Edina:
older adult and senior residents can relocate to new agerestricted housing in Edina and existing homes and rental
units that were occupied by seniors become available to other
households.”
~ Maxfield Housing Market Study 2020

Avidor is a rental community in Edina for people 55 years and older. Source: Tom Koon.
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What Shapes
Housing in Edina?
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Chapter 3: What Shapes Housing in Edina?
The housing that exists in any community is the result of policies
and decisions made over time. To influence housing in the future
there are a number of options (such as policies, programs, plans,
guidelines) that the city can use. Understanding how these options
may have been used in the past, how they interact with one another,
and how they could be used in the future, will ensure intent and
outcome.
This task force has identified the following as forces shaping housing
in Edina:
1) Policy and Principles
2) Community Drivers
3) Demographics and Housing Trends
4) Regulations
5) Financing
6) Outreach
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1. Policy & Principles
Public feedback about new development proposals can be strong,
with people speaking for or against a project based on issues (or
perceived issues) such as traffic, environmental impact, and impact
on property values. Public officials should consider their constituents’
input carefully and measure the issues raised based on what is
technically or legally relevant and within city control. In order to meet
the city’s housing needs into the future, there needs to be the political
will to make tough decisions and allow for flexibility and creativity in
future developments in Edina.

Past Attitudes and Housing Policies
The history of zoning is based on the premise that some land uses
are incompatible with one another, with one use having negative
consequences to the health, safety, and welfare of the other use.
Zoning provides a legal means to segregate certain uses from one
another, such as a heavy industrial use and a residential area.
Edina’s Planning Commission frequently reviews zoning requests
and studies elements of the zoning code that have unusually high
incidents of variance requests. Following adoption of the 2030
Comprehensive Plan around 2010, variance requests for multi-family
housing projects became frequent, because the number of limitations
in the code made it financially challenging and sometimes impossible
to develop projects without variances. These limitations made it
particularly difficult to produce affordable housing.
The recently adopted 2040 Comprehensive Plan addressed some
of the more prohibitive issues by amending the allowed uses within
certain districts. It also identified zoning code revisions that could

reduce the cost of new or rehabilitated housing. The Edina Planning
Commission is already studying potential zoning changes, which it
could recommend to the City Council.
To help understand where the City should go, it is important to
understand where we have been. Separating certain uses from
one another makes sense. The question is how much separation is
prudent and when does government regulation overstep.
When zoning began in the United States,12 it was used sparingly. In
1899 Washington D.C. enacted zoning to limit building height. In
1908, Los Angeles adopted zoning to prevent industrial uses from
moving into residential areas. However, zoning codes across the
country evolved to separate almost all types of uses. Zoning districts
were designated for one type of use – industrial, commercial, or
residential. That later evolved into districts for subsets of use, such
as heavy industrial and light industrial, large scale commercial from
neighborhood commercial, and differentiated residential districts by
type and density of housing - and race.
“What began as a means of improving the blighted physical environment in which
people lived and worked, [became] a mechanism for protecting property values and
excluding the undesirables.”
~ Yale Rabin, Urban Planner and Professor
In “The Color of Law,” Richard Rothstein documented 1910
zoning codes that included explicit racial zoning. People of certain
races were prohibited from living in certain zones. After this was
deemed illegal by the United States Supreme Court in 1917, many
zoning codes were written to allow only expensive, large homes on
large lots. They also prohibited less expensive duplexes and small
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apartment homes. Black people and people of color were
systematically excluded from economic opportunity, and
zoning rules requiring expensive homes took advantage of
economic barriers to separate communities by race. Now called
“exclusionary zoning,” these requirements have the effect of
pricing out households with lower incomes.
Citing concerns about crime and property value declines
from white buyers, some housing developers added clauses to
property deeds that included racially restrictive covenants. In
Minneapolis, people began using racial covenants to segregate
neighborhoods in 1910. The first documented use in property
deeds in Edina is in 1916. The Mapping Prejudice project
has documented where racially restrictive covenants were
used across Hennepin County. While these covenants are no
longer legally enforceable, they have created persistent racial
segregation patterns. This map shows lots in Edina that had or
still have (unenforceable) racially restrictive covenants.
“Planning that regulated urban development through implementation of
master plans and capital improvement programs, as well as through a more
subtle sort of “racially informed zoning,” helped to create the racially
bifurcated social geography of most contemporary American cities.”
~ Christopher Silver, “The Racial Origins of Zoning in American
Cities” 199713
In Edina as elsewhere, local zoning and land use rules directly
impact the type, location and price of housing allowed in a
community. Requirements on lot size, lot coverage, landscaping,
building materials used, and minimum building size all drive the
cost of housing.14 For developers of affordable housing, strict
requirements translate to needing a higher level of subsidy per
unit to make them home affordable.

Map 3: Parcels in the City of Edina that had or still have racial covenants recorded
on the property deed. Source: City of Edina.
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Understanding the history of exclusionary housing policy helps
people recognize housing regulations that may reinforce patterns of
income exclusion. It is a matter of personal opinion whether active
zoning measures should be taken to reduce the income segregation
created by past housing policies.

Edina’s Housing Policy Vision
Edina seeks to be a welcoming, diverse, and inclusive community
for all who live, work, and spend time in the city. Furthermore,
Edina is committed to creating a community where every person can
contribute, thrive, and enjoy the benefits of all that our city has to
offer. Edina is committed to ensure that there is no systemic racial
discrimination that limits any person from living anywhere that they
wish in Edina. Moreover, the City has put processes and resources
in place to support the continuing growth of economic diversity
by welcoming new residents of varied economic strata. The Task
Force believes that the Goals and Strategies that are proposed in
this report make a positive contribution to continuing this growth
in making Edina an open and welcoming community with housing
opportunities for all.
The City of Edina has taken active steps in recent years to provide
and support housing for new residents across the economic strata.
Prior to the creation of this Task Force, the City of Edina took
steps in recent years to articulate and act on its vision and values for
housing. The Task Force believes that all of these actions have been
instrumental in continuing to make Edina a welcome home for all
families.

support. Prior to this policy, the City was behind its prior
Comprehensive Plan goal of 212 new affordable units. The 66
West project had been the only affordable housing development
in Edina’s recent history.
»» In 2016, the City Council of Edina commissioned the Race and
Equity Task Force, resulting in the Race and Equity Initiative
Final Report and Recommendations, issued on June 26, 2018.
»» In 2018, the City created a new position in the Planning
Department and hired its first housing specialist. This staff
person, the Affordable Housing Development Manager, is tasked
with pursuing and advancing new affordable housing projects in
Edina. In 2019, Edina hired its first Race and Equity Coordinator,
another step toward becoming a more racially inclusive and
equitable community.
»» In 2020, the City Council approved an ordinance amendment
that requires all new residential developments with over 20 units
to designate some of those as affordable, even if a development
does not require city financing or approval as a Planned Unit
Development. The housing developer may opt out of including
the affordable units if they make payment to the city in lieu
of incorporating them. The city can then use these funds to
subsidize affordable housing units in future projects.

»» In 2015, the City of Edina passed an Affordable Housing Policy
for new multi-family housing developments. This applied to
housing proposals that require a zoning change or financial
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»» Since the Affordable Housing Development Manager has been
retained, the City has taken these additional steps to support
affordable housing:
-- Passed the Fair Housing Policy
-- Created the Affordable Housing Trust Fund
-- Included Non-discrimination of Housing Choice vouchers
and the requirement for an Affirmative Fair Housing
Marketing Plan in the Affordable Housing Policy and
Ordinance
-- Amended an ordinance to reduce the hookup fees to sewer
and water for new developments, if certain conditions are met
-- Adopted a rental housing licensure program
-- Adopted a finance program to help preserve NOAH
properties
-- Received grant funds to enhance the tree canopy on affordable
housing sites
All of these actions demonstrate Edina’s commitment to be a more
racially inclusive, equitable and welcoming community.

The Edina Comprehensive Plan
Communities are complex ecosystems influenced by many
interrelated factors. Housing is one element in the ecosystem -shaping and being shaped by other elements. When housing projects
are proposed it can be tricky for City policy makers to make data
driven housing decisions since housing preferences are often based
on personal opinions and lifestyle choices. It is human nature to resist
change in your immediate environment, even if you might support
it in principle. The NIMBY (Not In My Back Yard) objections of
neighbors to projects can occur in any area. In light of this response
to projects, it is important that policy makers have clear guidelines
for evaluation and decision making. Housing decisions should be
vetted through a consistent set of criteria, which take into account
the welfare of the entire city. This is where the Edina Comprehensive
Plan comes in.
Every 10 years, the State of Minnesota and the Twin Cities
Metropolitan Council require each city in the region to update
their Comprehensive Plan. The plan sets policies, goals, and
strategies in the areas of Land Use, Housing, Transportation, Water,
Environment, and other systems. A Comprehensive Plan update
requires extensive engagement from the community and is guided by
regional growth forecasts from the Metropolitan Council. The City
of Edina began its last update process in 2016 and formally approved
its new Comprehensive Plan in 2020.
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Metropolitan Council Affordable Housing Allocation for Edina
The Metropolitan Council forecasts the anticipated regional demand for new affordable housing units based on forecasted
regional household growth by income ranges. The Council then apportions a share of the needed new affordable units across
all Twin Cities communities. Each city’s portion of meeting the regional need is called its “Allocation”.
»» Met Council’s forecasted demand for affordable housing across the Twin Cities region from 2021 to 2030 is 37,900
units.
»» Edina’s Allocation of new affordable housing to help meet regional need from 2021 to 2030 is 1,804 units.
The ability to provide affordable housing is based on funding availability from various public sources. The Metropolitan
Council recognizes that financial resources for affordable housing from the Federal Government, State, County, Metropolitan
Council and City are limited. Based on estimated funding for affordable housing in the region, the Metropolitan Council
established a production goal of 992 units for Edina that it thinks is realistic.
This results in a Metropolitan Council goal range for Edina to produce between 992 new affordable housing units (based on
anticipated financial feasibility) and 1,804 new affordable housing units (based on anticipated regional need and Edina’s share
of meeting that need).
Goal Range for New Affordable Housing Units in Edina between 2021 and 2030, as adopted in the Edina 2040
Comprehensive Plan
Edina’s Share of New Affordable
Housing needed to help meet regional
demand*

New Affordable Housing that
Edina can supply based on funding
availability*

30% AMI and below

751 (42%)

413 (42%)

31% to 50% AMI

480 (26%)

264 (26%)

51% to 80% AMI

573 (32%)

315 (32%)

1,804

992

Household Income as % of Average
Median Income

TOTAL affordable homes

Figure 8: Number of affordable housing units to be added in Edina, per the Edina 2040 Comprehensive Plan.
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2. Community Drivers
Community Drivers are those qualities of the Edina community
that make it an attractive and inviting place to live - they are those
characteristics that drive people to choose Edina as the place to be
for them and their families. These are well described by the City’s
Vision statement:
“Edina holds a well-earned reputation as a city of choice. It is a model of a
successful, mature, and progressive urban community, that strives to lead in a
modern and evolving world. We maintain our heritage and attractiveness, and
afford our residents the highest quality of life, while actively embracing the
future.”
Thriving communities share a number of things in common -good schools, stable housing, proximity to jobs, accessible parks,
mix of local retail and services, and established neighborhoods.
Each of these factors complements the others, in a virtuous cycle.
Edina is fortunate to have these elements in place and has benefited
economically from rising land values and a strong tax base. We
are proud of these traits and intend to make them stronger. It is
critical to evaluate the relationship between housing and these key
“community drivers.” The Task Force considered the following
Community drivers:

Quality of Life
Since 2011, the City of Edina has conducted a statistically valid
Quality of Life survey every other year. The Quality of Life surveys15
have, overall, indicated that the residents of Edina believe that
Edina is a good to excellent place to live. The top five reasons that
residents choose to live in Edina are:

»» Quality of Life

»» Safe Community

»» Jobs

»» High performing Schools

»» Schools

»» Desirable Community

»» Location and Transportation

»» Distinct Neighborhoods

»» Demographics and Market Trends

»» Amenities (e.g. parks library, etc.)
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The Quality of Life Survey also asked about people’s concerns, such
as, “All in all, do you think things in Edina are generally headed in
the right direction, or do you feel things are on the wrong track?”
Between 2017 and 2019, those who answered the ‘wrong track’
increased from 22% to 29%. Of these residents, 49% said that one
of their primary concerns was “Poor development/overbuilding/
density of the city,” which was an increase from 26% in 2017.
As the City looks to accommodate additional growth and housing, it
is important to better understand this concern and how to address it.
Due to public health concerns during the COVID-19 pandemic, the
Task Force was not able to do the type of community engagement
that is needed to investigate these concerns and to work with people
to find solutions.
The Task Force recommends that the concerns related to “poor
development/overbuilding/density of the city,” be investigated with
new questions in the 2021 City of Edina Quality of Life survey and
supplemented by focus group discussions when public health safety
allows.

Jobs
Edina is uniquely located with excellent proximity to key job centers
in the Twin Cities region – including Minneapolis, Bloomington,
and St. Paul. As a result, Edina is a convenient place to live for a
large share of the region’s employees. Edina’s central location and
employment base also makes it a convenient jobs center for people
from around the region. In 2019, Edina was home to 44,899 jobs,
across all employment sectors, and 98% of those jobs were filled by
non-residents of the community.16

Employee at Braemar golf course. Source: City of Edina.

Despite its central location, Edina employers may still find it
challenging to fill positions, and therefore seek solutions to make it
easier for their employees to get to work. Housing is one of those
solutions.
“Like employers throughout the MSP region, Edina employers are experiencing
talent recruitment challenges and report that prospective employees seek transit
access, housing within their household’s budget, quality of life amenities and
ongoing training and education to remain relevant in their field of expertise.”
~ Edina Comprehensive Plan, Economic Competitiveness Chapter
If Edina wants to provide housing options for people who work in
the city, then housing options should align with employees’ salaries
and desired housing types. Edina performed well by this measure for
decades, relying on the private market to deliver housing that was
affordable to many people who worked in and near the city. Today,
the private market struggles to fulfill that role, as the cost of housing
continues to rise faster than wages.
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Figure 9 shows a few prevalent job sectors that do not pay a
wage that allows those employees to afford the average mortgage
payment in Edina (based on 30% or less of wages for housing being
affordable to a household). Today’s young professionals, office
workers, construction trades, teachers, firefighters, and health care
aides cannot afford the types of homes in Edina that they could a
generation ago.

“Workforce housing gives working families more choice as to what neighborhood
they can live in. It also addresses affordability and offers homeownership
opportunities for moderate- and middle-income families. Additionally, there are
advantages to having employees live in the same community in which they work.
This includes decreased traffic and sprawl and shorter commute times for the
workers, leading to an improved quality of life. It also may increase the level of
community involvement if workers are able to live in the same communities in
which they work.”
~ National Association of Realtors17

30% of Average Wages in Growth Industries vs.
Mortgage Payment on an Average Priced House
$40,000

Schools

$35,000

The relationship between housing and local schools is complex. In
years past, when neighborhood schools were the primary option for
communities, the relationship between local housing and the local
school was clear. Neighborhood schools reflected the demographics
of the community. The quality of the school was not based on the
students themselves, but on the resources available to educate the
students.

$30,000
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Figure 9: Average wages compared to an average priced home in Edina.
Source: City of Edina.

2019

Today, the school and housing relationship is somewhat complicated.
Students in Edina are not limited to attending their neighborhood
schools. They can attend public schools, charter schools or private
schools. Under the Open Enrollment program, public school
students can apply to attend any school in any school district,
regardless of home address. Furthermore, the City of Edina straddles
three different school districts within its borders (Edina, Hopkins,
and Richfield), further disconnecting the relationship between
housing location and schools. Within this system, some limiting
factors on school choice remain. Private schools are financially out
of reach for many families, as they are for families who are unable
to drive the child to and from school. Popular schools may be
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oversubscribed and hard to get into in the open enrollment system if
you live outside the school preference area.

duplexes yielding 0.30 students and apartments yielding 0.23 students.
Condominiums yielded a very low 0.03 students.18

Despite greater school choice today, proximity to high quality local
schools remain one of the most important factors that families
consider when seeking new housing. Everyone wants a good
educational experience for their children and most people prefer to
live close to their school. Thus, finding a home near a desired school
is important. Unfortunately, the area near the school may lack the
type and range of housing affordability families require.

The school district concluded that changes in single-family detached
housing stock (newly built units from tear downs and the sales of
existing units) have a significant positive effect on resident enrollment
in the Edina Public Schools. Edina’s per single-family detached
unit student yields look more like a developing area than a first ring
suburb. As a built-up city, Edina has the most potential to attract new
families and grow the student population in these ways:
»» Allowing subdivision of large lots to build additional singlefamily homes
»» Adding duplexes and triplexes
»» Adding apartments sized for families
»» Encouraging turnover of single-family homes, which can be
assisted with the addition of multi-family housing options in the
city.
In addition to single-family homes, apartments, duplexes, and
triplexes are important for welcoming and maintaining a diversity
of students. When the school district looked specifically at where
BIPOC students lived, they found that they come from a diverse
range of housing.19

Figure 10: Average number of students per housing type. Source: 2018 report
by Edina School District.

The Edina School District did a ‘yield’ analysis to determine which
types of housing generated the most students. It found that averaged
across the city, a single-family house generates 0.54 students, with

Location and Transportation
In the recent Edina Quality of Life Survey, people were asked to
write in their own words what they liked most about living in Edina.
40% of the comments related to the convenience, accessibility, and
walkability of Edina. Transportation options for residents going
to work, school and recreation factor heavily into how livable a
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community is. Travel time takes time away from other daily activities
such as work, family and friends, exercise, rest, and play.
A community with a range of transportation options and proximity
to primary destinations, makes it easier for residents of all ages and
incomes to pick a transportation mode that works for them and to
minimize their time using it. Opportunities to take transit, walk or
bicycle between destinations reduces auto dependence and ownership
costs. Low-wage workers often have to work two jobs to pay the bills,
leaving less time to travel between home and workplaces.
“As transportation costs rise, it is becoming increasingly difficult to make the
economic case for “driving until you qualify” [for a reasonably priced mortgage]
because these increased costs consume much of the home price savings.”
~ National Association of Realtors20
Edina is well served by regional
transit, with multiple connections
to the north, east and south. Within
the city limits, there are transit links
to job centers, commercial nodes,
and higher density housing areas,
but there are few transit connections
through and between the low-density
single-family neighborhoods. Areas
with limited transit access are more
car dependent and tend to have
higher average daily trips per capita
than areas well served by transit.
Shifting the proportion of trips by
cars to other modes, even modestly,
Source: Tom Koon.

will benefit the city through reduced traffic and vehicle emissions.
Fewer vehicle trips also means less demand for street infrastructure
and maintenance, which can be a significant portion of a city’s
budget. The recently adopted Edina Comprehensive Plan calls for
adding a regional or municipal connector or shuttle bus service to
move people to major locations around Edina to lessen dependency
on cars. Another means to reduce driving within Edina is to locate
new housing near activity nodes that are already well-served by
transit, walk and bike infrastructure. Directing residential growth to
existing transportation hubs is faster and less costly to the city than
expanding multi-modal transportation infrastructure to less dense
residential areas. Focusing new housing growth near activity nodes is
a central policy in Edina’s Comprehensive Plan.

Suburban to Urban
One of Edina’s strengths is that it has already established a wide
variety of housing options and a wide distribution of housing
types. Future planning should continue to accommodate the diverse
housing in Edina.
The Metropolitan Council has designated Edina as an “Urban”
community. Urban communities are expected to plan for forecasted
population and household growth at average densities of at least 10
units per acre for new development and redevelopment. In addition,
Urban communities are expected to target opportunities for more
intensive development near regional transit at densities and in a
manner articulated in the 2040 Transportation Policy Plan.
Communities designated as “Suburban” communities are expected
to plan for forecasted population and household growth at average
densities of at least 5 units per acre for new development and
redevelopment. As a comparison, the cities of Eden Prairie and
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Minnetonka have been designated as Suburban communities by
the Metropolitan Council.
As shown in Map 4 - Future Land Use of Edina,21 the areas
of higher density in Edina are much less than the areas of low
density residential, defined as 1-5 housing units per acre. Edina
is a unique community in that it has some areas that are urban,
in addition to areas that are clearly suburban. The low-density
suburban residential areas are essentially fully developed and are
not likely targets for redevelopment as compared to high density
residential areas.
Given the history and current mix of household units in Edina,
when planning for development, Edina must account for the
needs of a suburban environment, as well as planning in specific
areas for an urban environment.
For examples, the Metropolitan Council recommends the
implementation of travel demand management policies that
encourage the use of travel options and decrease reliance on
single-occupancy vehicle travel. However, since Edina includes
large suburban areas, vehicle travel must be accounted for in
planning for parking for mixed use and retail areas for the
foreseeable future. Development in areas such as the Southdale
area should take into consideration appropriate parking
requirements specific to the area and driven by market demands.
Residents in the low-density residential areas of Edina will
continue to rely on automobile transportation for the foreseeable
future and retail parking will need to accommodate the needs of
these residents by providing user friendly parking alternatives that
meet the needs of single-family residents in a suburban setting.

Map 4: Future Land Use Map for Edina. Source: Edina 2040 Comprehensive Plan.
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3. Demographics and Market Trends
This report identifies strategies to implement the housing goals
identified in Edina’s Comprehensive Plan, and to address the
expected gap between natural market growth and the growth in
housing demand, as identified in the Maxfield Housing Market Study.

Edina Comprehensive Plan
Figure 11 from the Comprehensive Plan shows growth in Edina’s
population and households since 1960, and anticipated growth
through 2040. After rapid growth in the 1960s, growth in population
and households between 1970 and 2010 was modest. Since 2010, the
pace of growth has picked up and is expected to continue through
2040.
»» From 1980 to 2010 (30 years), Edina’s population grew 4% and
the number of households grew 15%.
»» From 2010 to 2040 (30 years), Edina’s population is projected to
grow 32% and the number of households to grow 44%.
Since the areas in Edina zoned for single-family homes are virtually
built out, there is likely to be very little growth in single-family
housing units to accommodate future growth. Rather it will take place
in multi-unit buildings (duplex, triplex, quad, townhomes, and multifamily housing with five or more units). With this in mind, Edina
can anticipate and plan for a change in its housing mix, as shown in
Figure 12.

Edina Population and Households
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Figure 11: Growth in Edina population and households. Source: Metropolitan
Council.
Single Family Units vs. Duplex, Triplex, Quad and Multi-Family Units Through 2040
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In 2019, housing units in Edina were 53% single-family and 47%
multi-family (2+ units). By 2040, based on the projections in the
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Figure 12: Past and projected mix of single-family and multi-family housing in
Edina. Source: US Census and Metropolitan Council.
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Comprehensive Plan, the balance will flip, with slightly less than 50%
single-family and slightly more than 50% multi-family.

Maxfield Housing Market Study
In 2019, the Edina City Council commissioned a housing market
study from Maxfield Research and Consulting to determine the
market demand for different types of housing in Edina. The report,
Table 1
titled “Comprehensive Housing Market Analysis for the City of
GENERAL
Edina,
Minnesota,” was completedSENIOR
in April 2020.
TYPE

Demand

TYPE

1377
315
- Market
Active Adult TheRental
report
includes in
depth information
and analysis
of
Market; Rental
Rental - Affordable trends, 1456
Active Adult
576
demographic
existing housing
in Edina,
and anticipated
Affordable; Rental
Owned SingleActive Adult
109 analysis found
220
demand.
The Maxfield
that- housing market
demand in
family - Market
Market;
Edina exceeds the minimum goals Ownership
for new housing units identified in
461
553
Owned MultiIndependent
- MarketComprehensive Plan (which
Congregate
Living based on Metropolitan
the family
Edina
were
55+ and Other
Assisted Living
2165
298
Council’s
allotment of new units needed in Edina to help meet
Senior
Memory Care
203
regional housing needs).

The Maxfield analysis identified the total demand for new housing in
Edina as 5,568 units by 2030.22 This exceeds the forecasted growth
of 3,700 new homes for Edina, as identified in the Edina 2040
Comprehensive Plan.
Maxfield then analyzed the expected supply of housing in Edina
through 2030, compared to the anticipated need for housing in all
housing categories. In almost all cases, the level of demand exceeded
the expected supply that would be provided under existing market
conditions, policies, and regulations in Edina. The difference between
supply and demand is considered the market “gap”, where additional
efforts are needed by the city to advance specific housing types. The
Maxfield report is a must read for anyone who wants to understand
more about the expected demand and supply, and the resulting
Maxfield recommendations. Maxfield identified housing demand by
types of units within the “General Occupancy” categories and the
“Senior Housing” categories (Figure 13).

Demand for General Occupancy and 55+ and Senior Housing in Edina 2020 to 2030
Owned Single-family - Market
2%

Owned Multi-family - Market
8%
109

Rental - Affordable
26%

461

Assisted Living
14%

1,456

2,165

1,377

Rental - Market
25%

Memory Care
9%

Active Adult - Market; Rental
15%
203

315

298

55+ and Other Senior
39%

576

Active Adult - Affordable; Rental
27%
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Independent Congregate Living
26%

220

Active Adult - Market; Ownership
10%

Figure 13: Anticipated demand for housing by type in Edina between 2020 and 2030, with “Senior Housing” types described. Source: Maxfield Housing Study.
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4. Land Use Regulations
The strongest tool that a city has to expand or limit housing is land
use regulation. Land use rules determine what can be built, where
and the process for review and permitting. A city’s zoning code, like
the Edina code found here, is the primary way a city impacts housing
development and redevelopment. Zoning rules identify what can
be built, but do not make things happen. For example, two projects
that are part of the Southdale office center redevelopment, 7200
France and The Avenue on France, had zoning approval to proceed,
but both projects stalled for other reasons. Common reasons that
projects fold, despite being allowed under zoning, are lengthy process
review by public entities, lack of community support, financing
issues, or changes in market demand.

Land Costs
When building a new home, the cost of the land can be substantial.
If local zoning requires a large lot for a home, then the price of
that new home will be higher from the outset than one allowed on
a smaller lot. When a lot is allowed to provide more than one home,
the price of the land is split among the homes, reducing the base land
price for each unit. The land cost goes down with every additional
household. Edina could promote the construction of less expensive
homes by allowing smaller lots or allowing multiple homes on a lot in
specific areas of the city where the density would be compatible with
surrounding land uses.

Zoning Rules Impact Housing Costs
Many different costs determine the price of a new single-family or
multi-family home. The two biggest expenses for new housing are
land purchase and materials/construction costs. [Article “Why are
new apartments so expensive?” available at Open: Housing] Zoning
and land use rules also add significant costs to building homes of
all types. These rules might be at the State, regional or city level. At
the regional level, the average cost to build a single-family home is
affected by the Metropolitan Council’s tight MUSA (Metropolitan
Urban Service Area) allocation that decreases affordability
throughout the region by raising land cost. Fortunately, there are a
number of things that can be done at the city level through flexible
zoning and streamlined review and approval procedures.
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Here is a list of common zoning requirements, which drive up
housing costs or disallow less expensive housing options, ordered
from most expensive to least:
»» Requirements for parking – minimum number of spaces;
structured parking
»» Prohibitions on mother-in-law apartments, duplexes, triplexes,
townhouses, garden, walk-up, or low-rise buildings
»» Restrictive height and density limits
»» Buildings setbacks
»» Mandatory basements
»» Minimum unit or bedroom sizes
»» Exterior finish requirements
Reducing more expensive requirements at the local level does not
reduce construction quality since the State Building Code sets quality
building standards to ensure safe, durable, and healthy homes.
Just as zoning and land use controls facilitated segregation, they can
be re-envisioned and revised to reopen housing choice for a wider
range of households by allowing for wider varieties of well-built,
less expensive homes. The City of Edina can use its own zoning and
land use regulations to help affect the underlying price of housing in
Edina, but State and regional land use rules also have an impact.

Review Costs and Fees (Soft Costs)
Once it is determined whether zoning allows a certain type of
housing in an area, there are multiple processes to secure permission
to build. Land use approvals may be required, and building permits
are always required. The process of securing land use permits and
building permits and the costs of fees imposed on new development
add to the cost of building homes. It requires an enormous amount
of time for developers and contractors to prepare applications,
work with communities and city staff, and attend meetings and
hearings. The developer or project sponsor needs to have “control”
(ownership) of the land during that process and maintaining that
control through holding costs adds more to the expenses the longer
the approvals process takes.
Developers report lengthy project review, as well as a lack of
community support, as obstacles to development. The Edina
Housing Strategy Task Force found this to be the case in a number
of interviews it did with developers who have done or tried to do
housing projects in Edina.23 Extended review times increase risk and
holding costs, costs which the developer adds to the project, making
it more expensive to develop in Edina.
Every city has the ability to structure its development and
construction review process to be as efficient as possible, within
certain limits. Anything allowed “by right” complies with the zoning
code and does not require public notification or review. “By right”
reviews are administrative processes at the city level and have some
ability to be “fast tracked” if policy and staff capacity allow. Building
inspections and permitting are required for all projects and may
also be sped up or slowed depending on city policy and staffing. If
State inspections and permits are needed, the City has no ability to
influence how quickly these are completed.
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Proposed projects that require a “variance”, a Conditional
Use Permit or a Special Use Permit under City zoning
must provide public notice and review to comply with
State rules that dictate the minimum and maximum
number of days to complete them. Proposed housing
projects may also trigger reviews beyond zoning,
related to environmental conditions (soil, air, or water),
infrastructure improvements, or historic resources, to
name a few. These items have State mandated minimum
and maximum review days as well, to ensure that the
public and interested parties or agencies have adequate
time for review.
Cities like Edina can streamline some review processes
and waive or eliminate fees to lower housing project costs.
Common types of discretionary reviews and fees are
preliminary design review, permit fees, and impact fees.
Edina has reasonable impact and permit fees compared
to comparable Minnesota communities, so its focus for
should be on determining which development review
requirements support the policy goals of the Edina
Comprehensive Plan (such as housing affordability), and
which requirements undermine them.

$5,787,000

Funding Sources for a 70-Unit, 100%
Affordable Development: $23,435,489
$2,400,000

$888,634
$798,000
$500,000
$993,950
$316,500
$214,418
$206,000
$11,295,887

Tax Credit Equity
MN Housing Deferred Loan
Met Council LCDA & LHIA
Philanthropic

First Mortgage
Edina TIF Pay-Go Note
Sales Tax Rebate

Edina Deferred Loan
Hennepin Cnty HOME Loan
Deferred Developer Fee

Figure 14: Funding sources for a recent affordable housing project. Source: City of Edina.
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5. Financing and Programs
Financing for rent and/ or income-restricted affordable housing is
distinct from market rate housing finance. Market rate projects are
financed through banks, developer collateral, and investors who rely
on operating revenues to pay the mortgage revenue and/or future
sale revenue earns a return on their initial investment.

obtain LIHTC a developer applies to Minnesota Housing through
a competitive application process. LIHTC are awarded based on a
pointing system, so certain criteria must be met as described in their
Qualified Allocation Plan. The proposed development with the most
points receives the tax credits.

The financing for affordable multi-family development comes from
three main sources:

Soft debt can come from a variety of sources including Minnesota
Housing, Hennepin County, Metropolitan Council, and the City
of Edina. Again, these sources are limited and awarded through
a competitive application process. The different funding agencies
have their own criteria, so a developer must know how to thread
the needle to secure funding from multiple sources. Local support
is a key criterion for obtaining awards of LIHTC and all public
subsidies. The City of Edina should be prepared to assist developers
seeking these sources by providing letters of support and facilitating
expedited reviews to control project costs when possible.

»» First mortgage debt - bank financing, bonds, FHA/ HUD
insured
»» Equity - Generated by the sale of Low-Income Housing Tax
Credits
»» Public Financing / Soft Debt - payable from surplus cash flow or
deferred and payable upon sale or refinance.
Due to the restricted rents, the property income is not sufficient to
leverage the bank debt needed to fully finance an affordable housing
development. Debt secures a mortgage that pays for 30%-70% of
the construction costs, depending on the level of affordability. The
remaining 30% and 70% of capital funds required to construct the
housing needs to come from other sources, primarily Low-Income
Housing Tax Credits and public financing. These sources are limited
and highly competitive.
Each state is allocated a certain amount in Low Income Housing Tax
Credits (LIHTC) under Section 42 of the IRS Revenue code based
on the state’s population. Minnesota Housing is the primary conduit
for distribution of the credits in Minnesota and is the designated
allocator of tax credits for developments in Edina. Therefore, to
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6. Outreach, Communication and Dialogue
Like many cities across the nation and in the Twin Cities region,
Edina is growing. Growth can be positive in many ways, but there
are downsides as well. In either case, growth is a big change for a
community and by and large, people are apprehensive about change
and how it will impact them. In this way, Edina is experiencing
heightened sensitivity and public engagement from the community
regarding the change. In the 2019 Edina Quality of Life Survey,
respondents were asked how well, if at all, they felt the City does
at managing tensions in the community related to residential
redevelopment in Edina. Only about half of residents felt the City
manages tensions very or somewhat well, which was a decline from
2017 and 2015.24
In Edina today, recently formed grassroot citizen groups are
organizing and communicating around specific agendas in regard
to growth and the nature of development. These groups represent
different perspectives on growth, some in general support and some
in general opposition. The groups are increasingly sophisticated, with
websites, strong communication networks, visibility at city meetings
and hearings, and even registered as formal nonprofits with the State
of Minnesota. The increased skill and activity of engaged residents
amplifies areas of disagreement between citizens and challenges city
leadership and staff to lead and facilitate constructive and respectful
public dialogue. It also challenges citizens with different opinions
to hone their skills at talking with one another instead of to one
another.
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Image courtesy of Urban Design Associates.
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Chapter 4: Recommended Priorities for Edina Housing
Principles
The Edina Housing Strategy Task
Force has identified three Principles
as foundational to maintaining Edina’s
strength as a great residential community.
These Principles mirror three of the four
goal areas in Edina’s Comprehensive
Plan and serve as the basis for the
recommendations in this report.
Plan to
accommodate projected residential growth.
SUPPLY AND GROWTH:

Support the
development of a wide range of housing
options to meet the diverse needs and
preferences for the existing and future
Edina community.
HOUSING CHOICE:

Encourage the
development and maintenance of diverse
housing options affordable to residents at a
range of incomes and life stages.
AFFORDABILITY:

Two Key Value Statements of the City of Edina
The work of this report is guided by the values
of the Edina community. Two key City of Edina
values are Equity and Community Engagement:

Equity
As the Edina City Council, we are dedicated
to creating an environment in our community
where residents have equitable opportunities to
participate in their city government and access
the City’s institutions, facilities, and services.
Our commitment to diversity, equity and
inclusion will be a continuous process of learning
and adapting to the multiple needs of all in
the community, while consistently applying an
equity lens in all decisions and interactions. Our
vision of a welcoming Edina includes removing
systemic and institutional barriers to create
opportunities for all in the community to thrive.

Community Engagement
As the Edina City Council, we are dedicated
to fostering an engaged community built
on a foundation of trust. We will do this by
intentionally focusing on equity, diversity and
inclusion and creating a dialogue of perspectives.
We will build trust by demonstrating our
engagement principles of Relationships, Equity,
Inclusivity, and Accountability.
»» Relationships: make relationships
foundational; strengthen relationships and
build new ones; develop a trust between the
City and residents
»» Equity: engage with residents where they are;
remove barriers for participation; provide
multiple options for participation
»» Inclusivity: strive to provide meaningful
engagement opportunities; invite
underrepresented groups to participate;
make all feel welcomed and valued
»» Accountability: plan; do what we say we are
going to do; do not change the rules; make
a decision; communicate how participation
influenced decision
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Goals and Strategies
GOAL 1: PROMOTE LIFECYCLE HOUSING
Actively work to create lifecycle housing to support a range of
housing options that meet people’s preferences and circumstances
in all stages of life, such as renters, first-time homebuyers, empty
nesters, and seniors.

A) Promote Affordable and Attainable Housing
1) Prepare a housing implementation plan using a mix of tools to
achieve the City’s housing goals, including the Comprehensive
Plan goal range of 992 to 1,804 affordable units, in the ten-year
horizon, with time-bound goals and milestones, to be reviewed
on an annual basis.
2) Facilitate the development of “new” housing options such as
accessory dwelling units to accommodate the diverse needs of
people of different ages, household sizes, lifestyle, and incomes.
3) Attract new residents and retain existing residents by preserving
and expanding housing options for moderate- and low-income
households.
4) Promote affordable and workforce housing that includes a range
of housing prices and options, based on the principle that those
who contribute to the community should have the opportunity to
live here.
5) Explore directing for a limited period of time, the City’s portion
of the increased tax value of tear down properties to support
Affordable Housing.

B) Promote Missing Middle Housing Production
1) Support opportunities to accommodate Missing Middle housing
within the city, defined as range of multi-unit or clustered
housing types compatible in scale with single-family homes

C) Promote Special Needs Housing
1) Support a range of housing options for people with special needs
(Developmentally, Physically, or Mentally)
a) Families with a disabled member
b) Affordable housing for working households with a disabled
member
c) Assisted living for individuals with disabilities.

D) Encourage Preservation and Promotion of
Diverse Housing Stock
1) Assist neighborhoods in retaining starter housing stock that can
accommodate young families.
2) Encourage the preservation, maintenance, and rehabilitation of
existing subsidized and naturally occurring affordable rental and
ownership housing (NOAH)
3) Maintain some of Edina’s single-family, lower square footage
housing stock.
4) Support program(s) for assisting income eligible property owners
with rehabilitating their homes to extend their useful life.
5) Increase awareness about the range of housing variety that exists
in Edina.
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GOAL 2: AMEND LAND USE REGULATIONS TO ENABLE
A MORE DIVERSE HOUSING MIX
A) Adjust Zoning Standards for Housing
1) Provide zoning flexibility in the specific areas identified for development in the
Comprehensive Plan to streamline the public approval process for minor variances.
2) Continue to allow teardowns/rebuilds but consider design guidelines and regulations
that prevent privacy invasion via window placement and infringement on both active
and passive solar energy capture.
3) Allow for creative solutions and some flexibility in the provision of off-street
parking standards for housing. This might include options like shared parking,
reduced minimums near transit and activity nodes, or exceptions to structured
parking requirements for affordable housing.

B) Consider Zoning District Amendments to Expand Housing
Options
1) Consider zoning amendments in limited areas (such as transitional areas and activity
nodes) and pursue zoning changes to encourage split lots to allow infill, to allow lot
splits for infill, single-family ownership housing, detached or attached (zero lot line),
on lots after splitting that are 50’ or wider (or 3,500 sf or larger).
2) Consider amending current R1 zoning to allow attached or detached Accessory
Dwelling Units (ADU) such as self-contained “mother-in-law units”. Develop Small
Area Plans for extending R2 zoning along Vernon Ave from 169 to Interlachen,
France Ave north of Hwy 62, and Valley View from 66th to Hwy 100. Evaluate
additional areas for R2 zoning.
3) Support the development and preservation of affordable housing throughout Edina
where there is access to transit.
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GOAL 3: REDUCE BUILDING COSTS
A) Streamline the Approval Process for Housing
Developments Requiring a Variance or Subsidy
1) Fully empower the City’s Community Development Department
to identify properties for development or redevelopment,
analyze projects for both fit with the Comprehensive Plan
Design Guidelines and economic feasibility in prevailing market
conditions, balancing these two as needed. Communicate
development objectives to developers and encourage the
preparation of proposals for development.
2) Implement active outreach and recruit developers with a
successful track record in providing the housing desired
3) Empower the City’s Community Development Department to
guide developers through the project approval process.
4) Provide better guidelines for development requirements, based on
location and economic objectives.
5) Simplify the current project approval process. Limit discussion
to the variance or Comprehensive Plan amendment issues being
raised.

have been delayed or have been negatively impacted by incurring
additional costs in the development process due to multiple levels
of approvals or ad hoc design and amenity requests.
8) Ensure that there is a robust system in place to identify the
evolving best practices for managing housing developments being
used by other communities. For example, Bloomington, St. Louis
Park, Brooklyn Center, or others.

B) Reduce the Cost of Building, Renovating and
Financing Quality Housing
1) Develop a parking policy that reflects the latest thinking for
current and future parking needs, parking construction costs,
sustainability and evolving economic and marketability needs for
successful projects.
2) If underground or covered parking is required, be willing to fund
it by Tax Increment Financing (TIF) or other means of subsidy.
3) Expand the HRA levy to generate funds that can be leveraged for
land acquisition, bridge loans and renovations.
4) Utilize land trusts and land write-downs to secure land for future
development projects.

6) Conduct semi-annual project review meetings between Staff, City
Council and Planning Commission to discuss lessons learned,
gain alignment, and determine policy implications of projects
completed in the past six months.

5) Empower the City’s Affordable Housing Development Manager
to be responsible for establishing/evaluating the parking, design,
and amenity requirements for affordable housing developments
to ensure economic viability of these projects.

7) Complete Post-mortem reviews of the current development
review process, paying particular attention to assessing the level
of quality of resulting developments. Identify what developments

6) Empower the City’s Affordable Housing Development Manager
and the Director of Community Development to be responsible
for parking, design, and amenity requirements for housing
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for seniors, people with disabilities and other housing market
segments with specific needs.
7) Authorize the City, through a public hearing process, to have
authority to make property purchases that are consistent with
a city development strategy, within a financial limit, to be able
to secure control of potential properties for affordable housing
development, in an expeditious manner.
8) Fully utilize the other options the city has to lower the cost of
development and or financing (i.e. rebate on fees, tax exempt
bond financing, upgrading to an Economic Development
Agency, selling land below market value, reduced property taxes,
etc.).
9) Explore directing City portion of increment of increased tax
value of tear down properties to Affordable Housing Trust Fund.

GOAL 4: ENCOURAGE SUSTAINABLE
DESIGN AND TECHNOLOGY IN ALL NEW
AND SUBSTANTIAL REHABILITATION
HOUSING
1) Encourage alternative energy sources including solar, wind, waste
material, and geothermal.
2) Promote active and passive energy efficiency in the design and
placement of buildings and trees and educate property owners
regarding weatherization and energy efficiency.
3) Require shadow studies on new or replacement housing
structures to ensure active and passive solar energy use by
adjacent properties is not adversely impacted.
4) Promote water conservation by homeowners and housing
property owners through education about wat er conserving
appliances and fixtures, and reusing wastewater.
5) Support mitigation of water runoff by encouraging use of rain
gardens, rain barrels, cisterns, permeable driveways and walkways,
and appropriate building and landscape design.
6) Frequently review housing codes and policies to incorporate
new technology regarding alternative energy sources, new energy
efficient building practices.
7) Promote new construction and substantial rehabilitation projects
to follow leading industry sustainability standards.

Solar panels on rooftop of home in the Morningside neighborhood. Photo
credit: Tom Koon.
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Priorities for New Housing in Edina
The Task Force considered the results of the Maxfield study and the
Edina 2040 Comprehensive Plan to identify recommended housing
priorities for the City of Edina.
This Task Force acknowledges that adopted policy in the Edina 2040
Comprehensive Plan anticipates housing growth and is planning for
ways to accommodate it. The City of Edina should craft policies,
adjust regulations, and prioritize financing for housing that meets the
highest market need, and which the market may not deliver under
current city conditions.
A zero or tentative growth policy is not an option if Edina wishes to
maintain and sustain itself as a thriving and desirable community.
After extensive analysis and discussion, the Task Force decided to
recommend a minimum of 992 new affordable housing units to
Edina, based on the adopted 2040 Comprehensive Plan. In other
housing categories, the Task Force based its recommendation for
new units on the Maxfield Housing Market study, which identified
housing types where demand most exceeds the anticipated supply.

The top five Task Force recommended housing priorities are:
1) Add 992* affordable rental housing units
-- 80% affordable rental for general occupancy
-- 20% affordable rental for active seniors.
2) Add 900 market rate rental housing units for general
occupancy
3) Add 360 senior ‘independent living,’ congregate housing
units
4) Add 250 owned multi-family housing units
5) Add 200 senior ‘assisted living’ housing units

*Note: To meet the lower bound goal of 992 affordable housing
units, it would require approximately nine projects consisting of
100 apartments each - which is a typical size for affordable housing
projects. In addition to 92 additional apartments created through
Edina’s inclusionary housing policy, which mandates 10% of all new
multi-family units be affordable at 60% of Area Median Income.
To get built, all nine of these projects would have to be vetted
thoroughly to receive both city approvals and competitive awards
of subsidized financing. The Task Force understands that this is
a lofty goal and as such will require consistent effort by Edina’s
policymakers and city staff.
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Concluding Highlights
- The
Task Force acknowledged early on that the 2040 Comprehensive
Plan was developed with an impressive amount of community
engagement, debate, and input, both in aggregate and in each of
the Small Area Plans. Regarding housing, which is our charge, the
Comprehensive Plan provides clear guidance on overall quantity
needed, and where new development should happen. The Task
Force accepted and supports the population, housing unit and
affordable housing unit forecasts in the Comprehensive Plan. Our
charge was to provide more guidance on the amount of specific types
of housing needed for specific target audiences and recommend
goals and strategies to help ensure this housing gets built.
RELATIONSHIP TO THE 2040 COMPREHENSIVE PLAN

– The Task Force was focused on ensuring
that we addressed the full spectrum of housing needs. We strongly
believe that one of Edina’s strengths is that it has a wide variety and
distribution of housing types. We believe future housing should
continue to accommodate diverse housing in Edina while minimizing
the impact on our predominantly single-family neighborhoods. The
Task Force recognizes that the wide variety of homes available in
single family home neighborhoods has had an important role in
attracting families to Edina. We want to ensure that these singlefamily home neighborhoods continue to be a part of the diversity
of housing that is a strength of Edina. Our recommended top
priorities for housing cover a wide variety of housing types, including
affordable, market rate, senior and multi-family. Our priorities are
intended to help guide the City in what types of projects it should
support. This report can give the incorrect impression that the Task
Force was focused on affordable housing. The report includes a
lot of information on affordable housing because while the market
HOUSING DIVERSITY

will work to satisfy the demand for market rate housing, both new
and existing, it will not do that for new affordable housing. New
affordable housing is more challenging to produce. It usually requires
financial support and political leadership from the City. Our report
works to educate the reader on why we need new affordable housing,
the benefits of having it, and why it will not happen on its own.
–Covid-19 limited our ability to
get robust input from the community about our ideas, through either
large in person meetings, robust surveys or focus groups. The issues
we grappled with are being debated throughout the city and, like our
task force, there are widely disparate positions. We feel strongly that
when circumstances change, the City should ensure that it has robust
input from the community about the recommendations we have
made. This includes the recommendation we made about topics to
be included in the 2021 Quality of Life Survey.
COMMUNITY ENGAGEMENT

– This report is the culmination of spirited
debates among the Task Force members who held widely disparate
views on many of the topics we discussed. The task force used a
voting system that allowed everyone to state their level of support for
an idea, debate further if there was insufficient support for the idea,
and ultimately allow for majority rule on accepting or rejecting the
final shape of the idea.
SPIRITED DEBATE

– The Task Force recognizes the City’s deep
commitment to open, informed debate of complex issues. This
is evident in the extensive public engagement used to prepare the
Comprehensive Plan, the subsequent formation of this public Task
Force, the extension of time to complete our work, the investment
in the Maxfield Study, and in Staff resources and consulting services
to support our work. We hope this report is a useful contribution to
what will be an important ongoing debate to ensure Edina continues
to be a healthy and thriving community.
CITY SUPPORT
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Appendix I - Getting from Here to There
Achieving the goals in this report requires a suite of policy, funding,
and program tools. The Edina 2040 Comprehensive Plan had a full
matrix of tools to advance housing projects in the city. It is found
in Chapter 4 - Housing, page 4-2-, Table 4-7. Below is a list of tools
available through the city.

Housing Tools
The following are housing programs offered through the City of
Edina to address housing needs of Edina residents, preserve and
improve the existing housing stock, provide for affordable housing,
provide for new housing products, provide for the safety and security
of residents residing in rental housing and ownership housing and
other strategies and initiatives to support ongoing stability and
enhancement of the City’s housing stock.
- Bonds have been used to
a limited degree by municipalities and counties to support the
development of affordable housing. Typically, the government
guarantees the bonds issued. This can create affordable housing,
usually affordable to households with incomes between 60% and
80% of AMI but is not prevalent in the market.
GENERAL OBLIGATION BONDS

- An affordable housing
trust fund provides a source of funds to facilitate the housing
needs of low- and moderate-income individuals and families in
the city. The affordable housing trust fund shall be a permanent
endowment and continually renewable source of revenue to provide
loans and grants to for-profit and non-profit housing developers
for the acquisition, capital and soft costs necessary for the creation
AFFORDABLE HOUSING TRUST FUND

of new affordable rental and owner-occupied housing, and for the
acquisition, rehabilitation and preservation of existing multi-family
residential rental housing including naturally occurring affordable
housing (NOAH). This fund is composed primarily of the “Buy-in”
fees developers may opt to pay in lieu of including affordable units
into their market rate developments.
- Tax Increment Financing has
been utilized in many communities throughout the Metro Area and
in Greater Minnesota to support the development of new housing,
primarily rental housing to reduce rental rates to bring them in line
with levels supportable in the market. The use of TIF to address
housing needs for very low-income households has not been used
extensively and typically does not provide sufficient gap funding to
create this type of housing.
TAX INCREMENT FINANCING

RENTAL HOUSING LICENSING AND INSPECTION PROGRAM

- Edina only recently implemented a rental housing licensing and
inspection program. The rental housing licensing and inspection
program consists of inspecting all registered rental dwelling units,
including single-family homes, townhouses, condominiums, duplexes,
multi-family buildings, housing with services dwellings and accessory
dwelling units. The goal is to inspect a minimum of one-third of
all licensed rental units each year so that all rented units will be
inspected at least once every three years. The focus of the rental
inspection program is to maintain the quality and stability of rental
units, thereby preserving land and building values in the community.
Rental housing conditions that adversely affect the life, safety, and
general welfare of renters should be attended to for the well-being
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of all residents and the improvement of housing conditions in the
community.

do not believe that Edina has ever funded this type of loan for any
owned multi-family property in the city to date.

- The City offers a low interest second
home mortgage intended to assist families and individuals looking for
affordable homeownership in Edina. The maximum loan amount is
25% of the purchase price and not to exceed $60,000. Borrower must
spend at least 25% of their gross income on the first mortgage (PITI,
etc.) and the program uses the interest rate of the first mortgage.
The purchase price of the property cannot exceed $425,000 and
the borrower shall not pay less than $1,000 towards down payment,
closing costs and/or prepaid expenses. The program has been
in place for 20 years. The program is funded through the Edina
Housing Foundation. The only area excluded from consideration is
the far southwest corner of Edina.

INCLUSIONARY HOUSING POLICY AND ZONING

COME HOME2 EDINA

- The City has, in the past,
provided some assistance to various housing developments through
the use of TIF or other funding to support redevelopment.
Redevelopment activity has been focused on the Southdale area, the
Grandview area and 50th and France commercial district. Each of
these areas has experienced increased density and redevelopment
with owned and rental housing properties.
REDEVELOPMENT ACTIVITIES

- The HIA
program is a financial tool for improvements in condominiums and
townhomes. This program was established by State law and can be a
tool through the municipality to assist condominium and townhome
developments that may have significant improvements to make to
common elements that they would otherwise be unable to finance. St.
Louis Park, Bloomington, Minneapolis, and Hopkins have all funded
various HIA owned multi-family projects through this program. We
HOUSING IMPROVEMENT AREA (HIA) PROGRAM

- The City
of Edina requires that multi-family properties seeking rezoning or
comprehensive plan amendments incorporate affordable housing
units at 10% affordable at 50% AMI or 20% affordable at 60% AMI.
Most new developments have opted for 10% affordable at 50% AMI
or have opted out of including affordable housing units by paying
a per unit fee of $100,000 for the required affordable units. Today’s
cost of constructing new housing units is upwards of $200,000 per
unit or higher. Therefore, requiring a per unit fee of $100,000 is less
than the cost to develop new affordable housing units. A total of 98
new affordable units have been developed or approved in the City
between 2015 and 2018. The plan has been expanded to include
developments on city owned land and projects seeking city financial
assistance. The affordability requirement has also been extended
from 15 years to 20 years. This is an effort to increase the number
of affordable housing units developed and to provide for more
affordable housing over the long-term.

Innovative Tools Enable Attainable Ownership
Options
Land use regulations can create new affordable housing tools with
less direct financial subsidies. Many cities are applying different
models, tailored to their local needs – some of which may exist in
Edina today. These approaches can be examined and if they seem
useful, they can be tailored to meet the unique circumstances and
needs of Edina.
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»» Several cities and counties around the country are using different ADU
program models tailored to local goals to add affordable housing.
»» The nonprofit Hacienda Community Development Corporation is
developing a program that would build 537-square-foot cottages in the
backyards of low- to middle-income homeowners. They would provide
affordable housing for low-income tenants for 10 to 15 years. They are
specifically targeting lower-income homeowners to receive the ADUs and
building in a modest monthly income for the homeowner—maybe $200
out of a $990 per month rent payment.
»» The City of Portland, partly in response to teardowns and out-ofscale new buildings, recently passed innovative reforms that discourage
teardowns and encourage affordable homes. The Residential Infill Project
allows more housing units to be built in residential neighborhoods, but
only if they follow new limits on size and scale. An innovative aspect of
the proposal simultaneously lowers the maximum size of new homes
in low-density areas, allows buildings to contain more homes, and lets
a building be a little bit larger if it creates either more homes or very
affordable homes. It is a building size sliding scale, which encourages
affordable smaller homes that fit into the surrounding neighborhoods.
»» Austin, Texas has an affordable housing bonus which allows more homes
on any lot in the city, but only if half of the homes are deeply affordable.
»» In Denver, Colorado, Silvernest is a service that helps homeowners with
extra bedrooms and people looking for a bedroom to connect, create a
home-sharing lease, and collect rent.
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Appendix II – Housing Definitions
These definitions came from a variety of sources, including the Maxfield report,
the Metropolitan Council, Wikipedia, the Urban Land Use Institute, Opticos,
and subject specific websites.
Accessory Dwelling Unit or Auxiliary Dwelling Unit (ADU) Secondary suites or in-law apartments are self-contained
apartments, cottages, or small residential units, that are located
on a property that has a separate main, single-family home,
duplex, or other residential unit. They may be inside the primary
residents or a smaller secondary structure on the same lot.
Affordable Housing - There is no single definition of “affordable
housing.” HUD defines a home as affordable if the household
that lives in it pays less than 30% of their income for housing.
Affordable housing may or may not be subsidized and it may or
may not have contractual limits on the rent or sales price. The
Metropolitan Council measures affordability using Area Median
Income (AMI). Low income affordability is defined at three
levels:
»» Extremely low income (30% of AMI)
»» Very low income (50% of AMI)
»» Low income (80% of AMI)
Area Median Income - The Area Median Income (AMI) is the
midpoint of a region’s income distribution – half of families in
a region earn more than the median and half earn less than the
median. For housing policy, income thresholds are set relative
to the area median income—such as 50% of the area median
income—identify households eligible to live in income-restricted

housing units and the affordability of housing units to lowincome households.
Assisted Living - Assisted Living provides a semi-independent living
option for people with disabilities or adults who cannot or
choose not to live independently. There is no official definition
of an Assisted Living Facility, and they provide a wide range of
levels of care and diversity of services. It can range from basic
board and assistance with household chores, to medication
management and bathing assistance and limited Registered
Nurse support. They usually include common areas for
socializing. Living space may consist of independent apartments,
or hotel-like rooms.
Attainable Housing - Non-subsidized, for-sale housing that is
affordable to households with incomes between 80 and 120
percent of the area median income.
Building Permit - Building permits track housing starts and the
number of housing units authorized to be built by the local
governing authority. Most jurisdictions require building permits
for new construction, major renovations, as well as other
building improvements. Building permits ensure that all the
work meets applicable building and safety rules and is typically
required to be completed by a licensed professional. Once the
building is complete and meets the inspector’s satisfaction, the
jurisdiction will issue a “CO” or “Certificate of Occupancy.”
Building permits are a key barometer for the health of the
housing market and are often a leading indicator in the rest of
the economy as it has a major impact on consumer spending.
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Community Land Trust - A community land trust (CLT) is a
nonprofit, community-based organization that works to provide
perpetually affordable homeownership opportunities. CLTs hold
the land they own “in trust” permanently for the benefit of the
community by ensuring that it will always remain affordable for
homebuyers. CLTs enter into a long-term, renewable lease with
prospective homeowners instead of a traditional sale.
Cooperative Housing - A legal ownership arrangement where
members own a share of the property (rather than an individual
unit) which often includes one or more multi-family buildings
or even a group of detached houses owned by the cooperative,
and where share owners are members and have rights to
occupy one housing unit. Some cooperatives are a “limited
equity cooperative.” A limited equity cooperative (LEC) is a
cooperative model in which residents commit to resell their
share at a price determined by formula—an arrangement that
maintains affordability at purchase and over the long term.
Cooperative share owners enjoy all the tax advantages of home
ownership regarding the deduction of interest and property
taxes under State and Federal tax law.
Co-Housing - A multi-family building or cluster of single-family
homes with separate living space for households that includes
communal areas such as gardens, kitchens, gathering spaces.
Demand – The total number of households that would potentially
move into a proposed new or renovated housing project or
community. Components vary and can include, but are not
limited to turnover, people living in substandard conditions, rent
over-burdened households, income-qualified households, and
age of householder. Demand is project specific.

Density – Number of units in a given area. Density is typically
measured in dwelling units (DU) per acre – the larger the
number of units permitted per acre the higher the density; the
fewer units permitted results in lower density.
Detached housing – a freestanding dwelling unit, most often singlefamily homes, situated on its own lot.
Exclusionary Zoning - After explicit racial zoning that prohibited
people of a designated race from living in particular zones
was deemed illegal by the United States Supreme Court in
1917, many zoning codes were written to allow only expensive,
large homes on large lots. They prohibited less expensive
duplexes and small apartment homes. An explicit goal of many
exclusionary zoning policies was racial segregation. Now called
“exclusionary zoning,” these requirements ensure lower-income
people cannot afford the community.
Extremely low-income – person or household with incomes below
30% of Area Median Income, adjusted for respective household
size.
Fair Market Rent – Estimates established by HUD of the Gross
Rents needed to obtain modest rental units in acceptable
conditions in a specific geographic area. The amount of rental
income a given property would command if it were open for
leasing at any given moment and/or the amount derived based
on market conditions that is needed to pay gross monthly rent
at modest rental housing in a given area. This figure is used
as a basis for determining the payment standard amount used
to calculate the maximum monthly subsidy for families on
financially assisted housing.
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Floor Area Ratio (FAR) – Ratio of the floor area of a building to the
area of the lot on which the building is located.

establishing an upper limit for eligibility for a specific housing
program.

General Occupancy housing – All housing types, available for
purchase or rental by people of any age and ability level. The
term is used to differentiate from age-restricted housing for 55+
‘active adults’ and senior housing.

Infill - Development of vacant or under-used parcels, refurbishing
or reusing existing buildings in areas that are already largely
developed. It includes adding a little bit of density, such as
with Accessory Dwelling Units or by subdividing lots to build
additional single-family homes or duplexes.

Holding costs (also known as Carrying Costs) – Costs or expenses
associated with owning or maintaining a property that an
individual or company incurs during a specified period of
time. Typical holding costs are Taxes, Insurance, Utilities,
Maintenance, Wear and Tear, Municipal Charges, and Interest on
income.
Household – All persons who occupy a housing unit, including
occupants of a single-family, one person living alone, two or
more families living together, or any other group of related or
unrelated persons who share living arrangements.
Household Trends – Changes in the number of households for any
particular area over a measurable period of time, which is a
function of hew households’ formations, changes in average
household size, and met migration.
Housing Stock - The total number of houses and apartments in a
geographic area.
Housing Unit – House, apartment, mobile home, or group of rooms
used as a separate living quarters by a single household.
Income limits – Maximum household income by a designed
geographic area, adjusted for household size and expressed as
a percentage of the Area Median Income, for the purpose of

Land Use Regulation - Laws or the application of laws that limit or
restrict how an owner or lessee can use or develop land. Zoning
and related governmental approvals to use or develop land are
the most common types of land use regulation.
Lifecycle housing - Ensuring there is a full range of housing options
for all stages of life, from starter homes through continuum of
care, so people can live their whole lives in a given community.
Low-Income – Person or household with gross household incomes
below 80% of Area Median Income, adjusted for household
size. [See Appendix III for income levels that qualify.]
Market analysis – The study of real estate market conditions for
a specific type of property, geographic area or proposed (re)
development.
Market rent – The rent that an apartment, without rent or income
restrictions or rent subsidies, would command in a given area or
“Market Area” considering its location, features and amenities.
Market study – A comprehensive study of a specific proposal
including a review of the housing market in a defined market
or geography. Project specific market studies are often used
by developers, property managers or government entities to
determine the appropriateness of a proposed development,
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whereas market specific market studies are used to determine
what house needs, if any, existing within a specific geography.
Market rate rental housing – Housing that does not have any incomerestrictions. Some properties will have income guidelines, which
are minimum annual incomes required in order to reside at the
property.
Missing Middle - These housing types provide diverse housing
options, such as duplexes, fourplexes, cottage courts, and
multiplexes. These house-scale buildings fit seamlessly into
existing residential neighborhoods and support walkability,
locally serving retail, and public transportation options. They can
provide solutions along a spectrum of affordability. Some types
of missing middle housing are moderately larger than housescale and can transition between adjacent districts of different
levels of scale and intensity.
Moderate Income – Person or household with gross household
income between 80% and 120% (or 115% in Edina) of the Area
Median Income, adjusted for household size.
Mother-in-law unit - See Accessory Dwelling Unit.
Multi-family – Properties and structures that contain two or more
housing units.
Naturally Occurring Affordable Housing (NOAH) – NOAH
housing units happen to have affordable rents due to age of
structure, condition, location, or size. They were not developed
or designated with income guidelines or any governmental
or philanthropic subsidy. Because their lower costs occur for
reasons unrelated to subsidy, they are considered “naturallyoccurring” or “unsubsidized affordable” units.

Owned, multi-family housing – Two or more attached dwelling
units, each unit owned by its occupant(s), including townhomes,
condominiums, or cooperatives.
Owned, single-family housing – A single home, not attached to other
housing units, that is owned by the occupant(s).
Pent-up demand – A market in which there is a scarcity of supply
and as such, vacancy rates are very low or non-existent.
Population Trends – Changes in population levels for a specific
geographic area over a specific period– a function of the level
of births, deaths, and in/out migration.
Racially Restrictive Covenants - Covenants are clauses in property
deeds that restrict how a property may be used or who may
occupy the property. Racially Restrictive covenants prohibited
a buyer of real property from allowing sale, use or occupancy
by members of a given race, ethnic origin, and/or religion as
specified in the title deed. Such covenants were employed by
many real estate developers to “protect” entire subdivisions,
with the primary intent to keep “white” neighborhoods
“white.” Ninety percent of the housing projects built in the
years following World War II were racially restricted by such
covenants.
Redevelopment – The redesign, rehabilitation, or expansion of
existing properties.
Senior Housing – The term “senior housing” refers to any housing
development that is restricted to people age 55 or older.
Today, senior housing includes an entire spectrum of housing
alternatives. Senior housing is often classified into four
categories based on the level of support services. The four
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categories are: Active Adult, Independent Living, Assisted Living
and Memory Care.
Single-family home – A dwelling unit, either attached or detached,
designed for use by one household and with direct street access.
It does not share heating facilities or other essential electrical,
mechanical, or building facilities with another dwelling.
Single-family attached home – a side by side duplex, semi-detached
unit or two-unit townhouse. May look like one large home, two
distinct homes, or a townhome.
Subsidized housing – Housing that is income-restricted to
households earning at or below a specific % of AMI. Some
programs may set a specific rent where households may qualify
based on 30% or less of AMI.
Subsidy – Public entities provide subsidy to housing developments
or individuals to achieve a variety of public goals. The most
common subsidy programs include:
»» Low Income Housing Tax Credits (LIHTC) or Section 42

Teardown - Demolishing a structure for the purpose of building a
new structure. Most common in communities that have limited
vacant land.
Tenant – One who rents real property from another individual or
rental company.
Transition zone - The area where land use shifts from one type
of use to another, generally between areas with commercial
buildings and residential buildings. They are characterized
by a gradual shift from larger buildings to smaller buildings,
which enable the provision of several housing types in a small
geographic area.
Workforce housing – Housing that is income-restricted to
households earning between 80% and 120% AMI. Also referred
to as moderate-income housing.
Zoning – Classification and regulation of land use by local
governments according to use categories (zones); often also
includes density designations and limitations

»» Tax Increment Financing (TIF)
»» Housing Choice Vouchers (Section 8)
»» Other state or Federal rental assistance programs
»» HUD Project-based Section 8
»» HUD Section 202
»» HUD Section 811
»» HUD Section 236
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Appendix III - Housing Affordability and Income
Qualifications
In 2020, the area median income (AMI) for a household of four in the Twin Cities 7-County metropolitan area was $103,400. Area Median
Income is the basis for calculations of housing affordability. Based on the 2020 AMI, affordability levels for rental and ownership housing have
been calculated. [https://metrocouncil.org/Communities/Services/Livable-Communities-Grants/Ownership-and-Rent-Affordability-Limits.
aspx#History]
Based on an Area Median Income (AMI) of $103,400
»» 80% AMI = $78,500
»» 60% AMI = $62,040
»» 50% AMI = $51,700
»» 30% AMI = $31,000		

Rental Housing Affordability
Rents include tenant-paid utilities. Tenant-paid utilities are included in the rent value because all housing costs should be included to determine
affordability, rather than just rent alone.
2020 Rental Housing
# Bedrooms 30% AMI

50% AMI

60% AMI

80% AMI

Efficiency

$543		

$905		

$1,086		

$1,448

1 Bedroom

$582		$970		$1,164		$1,552

2 Bedrooms

$697		$1,163		$1,395		$1,860

3 Bedrooms

$806		$1,344		$1,612		$2,150

4 Bedroom

$900		$1,500		$1,800		$2,400
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Ownership Housing Affordability
For owner-occupied housing, the income limit includes principal,
interest, property taxes and home insurance.
Assumptions include:
»» Fixed-interest, 30-year home loan
»» Interest rate of 3.625%
»» A 29% housing debt-to-household income ratio
»» A 3.5% down payment
»» A property tax rate of 1.25% of the property sales price
»» Mortgage insurance at 0.85% of unpaid principal
»» $100/month for hazard insurance
2020 Home Ownership
Household Income Level

Affordable Home Price

80% AMI ($78,500)			

$293,500*

60% AMI ($62,040)			

$228,500

50% AMI ($51,700)			

$187,500

30% AMI ($31,000)			

$106,000

*Applying an interest rate of 3.625% on a 30-year fixed-rate home
loan for 2020 and other standard mortgage assumptions listed above
to the 80% of AMI amount for a family of four ($78,500), yields an
affordable purchase price of $293,500.
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Appendix IV - Regional Housing Need and Edina’s Role
The Metropolitan Council determines the allocation of affordable
housing need for each community in the Twin Cities region. The
explanation below is provided by the Metropolitan Council on its
website at https://metrocouncil.org/housing/planning/AffordableHousing-Measures/Allocation-of-Affordable-Housing-NEED.aspx

ALLOCATION OF AFFORDABLE HOUSING
NEED
Planning for the growing need for affordable housing
The Council forecasts future affordable housing needs using a
regional economic model, then allocates a share of the overall need
to all communities expecting sewer-serviced household growth over
the next decade. Cities are not required to create enough units to
meet their share of the NEED, but they must plan for the possibility
of these units by guiding sufficient land at higher residential densities.
The NEED number is calculated every 10 years in preparation
of a community’s comprehensive plan update—therefore it only
applies to the upcoming decade, not the full 30-year scope of their
comprehensive plan.

How the Metropolitan Council calculates the NEED
The methodology for calculating a community’s share of the regional
need is revisited and updated every 10-year cycle. The 2021-2030
NEED is proportional to a city’s
»» overall forecasted growth;
»» its existing affordable housing stock; and
»» the ratio of low-wage jobs to low-wage earning residents.
Changes in a community’s forecasted growth may result in changes
to their NEED number. Housing information—including NEED
numbers—for each city and township is available in Local Planning
Handbook’s Community Pages
The Region’s Total Need for Affordable Housing for 2021- - 2030 is 37,900
units. Edina’s 2021-2030 Allocation of Need is 1,804 units.
~ Metropolitan Council Community Page for Edina at https://lphonline.
metc.state.mn.us/CommPage?ctu=2394621&applicant=Edina
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Appendix V - References and Sources
This appendix identifies references in the report and resources
considered by the Task Force in preparing its recommendations.

Interviews with subject matter experts

Guest speakers at Housing Task Force
meetings
»» Tara Beard, Livable Communities Manager, Metropolitan Council

Members of the Task Force interviewed 19 subject matter experts
to gain a deeper understanding of the housing development process,
market opportunities and challenges, and the interaction of housing
with other systems, such as the school district. Those interviewed
included:

»» Mary Bujold, President, Maxfield Research and Consulting

»» developers of affordable, market-rate and senior housing

»» Kevin Ehrman-Solberg, Co-Founder, Mapping Prejudice

»» architects

»» Todd Graham, Principal Forecaster, Metropolitan Council

»» staff from the Edina school district

»» Heidi Lee, Race and Equity Coordinator, City of Edina

»» housing and development professionals from nearby cities

»» Mary Manderfeld, Director of Equity and Enrollment, Edina
Public Schools
»» John Phelan, Economist, Center for the American Experiment
»» Matt Schroeder, Senior Researcher, Metropolitan Council
»» Lori Syverson, President, Edina Chamber of Commerce
»» Cary Teague, Community Development Director, City of Edina
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Appendix VI - Responses to the Report
1: From the Human Rights and Relations Commission
Email message from Cat Beringer, Chair of the Edina Human
Rights and Relations Commission
From: Cat Beringer <cat.beringer@gmail.com>
Sent: Thursday, December 3, 2020 4:53 PM
To: Stephanie Hawkinson <SHawkinson@EdinaMN.gov>; Heidi
Lee <HLee@EdinaMN.gov>; Mark Felton <markfeltoncpa@
feltonforensics.com>
Subject: Housing Task Force Report comments

Hi Heidi and Stephanie,
I really appreciated how much depth went into compiling this report,
including Edina’s history. However, I do have some concerns about a
few phrases in the document.
1. I would like to suggest that the word unfounded be added to this
sentence:
p. 30 Citing unfounded concerns about crime and property value
declines from white buyers, some housing developers added clauses
to property deeds that included racially restrictive covenants.
I think it’s important to state that these concerns about crime
and property values were unfounded and not based in fact. These

“concerns about crime and property values” were unfounded
complaints used to conceal the true purpose of these covenants. The
segregatory effects of these housing policies were not a fluke, they
were the point. To allow this sentence to stand is to be complicit with
these housing policies.
TPT’s Jim Crow of the North.
https://www.tpt.org/minnesota-experience/video/jim-crow-of-thenorth-stijws/
and this article
https://www.npr.org/2017/05/03/526655831/a-forgotten-historyof-how-the-u-s-government-segregated-america
https://www.nytimes.com/2017/08/24/upshot/how-redliningsracist-effects-lasted-for-decades.html
2. p.31 Understanding the history of exclusionary housing policy
helps people recognize housing regulations that may reinforce
patterns of income exclusion. It is a matter of personal opinion
whether active zoning measures should be taken to reduce the
income segregation created by past housing policies.
The two sentences above seem to be in direct contradiction with each
other. The second sentence should maybe be removed or rephrased.
Otherwise, it gives the impression that the city is okay with income
segregation in housing. The phrase “personal opinion” especially
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seems to imply a certain level of absence of culpability, as the entire
point is that housing policy helped to create the problem, and it
cannot be fixed without further housing policy.

Reply message from Mark Felton
From: Mark Felton <markfeltoncpa@feltonforensics.com>
Sent: Thursday, December 3, 2020 6:55:23 PM

3. I would like to reiterate my concerns about affordable housing that
can accomodate families. Although, I think it is too late to be added
to the discussion about housing for this report, I would like the city
to be more aware of the lack of affordable housing beyond studio,
one bedroom, or two bedroom apartments. I think the commonly
used industry term “multifamily housing” is misleading when you
are describing households and not families. And, although a two
bedroom apartment could conceivably accomodate a family of four,
leasing agreements may not allow a family of that size.
Overall, I really appreciate the comprehensive work of the task force
and their attempt to cover such a broad range of topics while trying
to give voice to many different perspectives.

To: Cat Beringer <cat.beringer@gmail.com>
Cc: Stephanie Hawkinson <SHawkinson@EdinaMN.gov>; Heidi
Lee <HLee@EdinaMN.gov>
Subject: Re: Housing Task Force Report comments

Hello Everyone:
I support and concur with Chair Beringer’s comments and concerns.
I am very comfortable letting her letter represent my concerns as a
member of the HRRC and as an Edina resident.
Best regards,

Thanks,

Mark Felton

Cat Beringer
Chair HRRC
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2: From the
Edina Housing
Foundation
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For more information about City of Edina
housing initiatives, please contact the
Planning Department, 952-826-0369.
Planning Department
Edina City Hall
4801 W. 50th St.
Edina, MN 55424

