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inTRoDuCTion
An adequate supply of safe, affordable and quality housing is an important value 
for any city. Housing is a particularly significant asset for Columbia Heights as 
it makes up the largest component of the existing land use with 54% residential 
acres. In addition, housing is the largest portion of the City’s total market value 
with residential properties making up 66% ($724.4 million in 2017) of the City’s 
total market value.1

Columbia Heights is considered a first ring community to Minneapolis. This 
means that Columbia Heights developed after Minneapolis, but prior to, and 
during the rapid expansion of the suburbs after World War II. First ring cities 
have unique challenges and opportunities. For example, homes of first ring 
cities include a mix of suburban and urban styles, which attract a variety of 
residents and therefore are able to sustain change and resident diversity as the 
community ages. Single-family lots are generally smaller, similar to the core city, 
but tend to be farther from convenient services and less walkable. This 
characteristic is similar to outer ring suburbs. Housing stock in first ring suburbs 
lack larger lots and newer style homes, which is a characteristic in the suburbs 
and is generally appealing to younger families with children. However, smaller 
homes that are closer to key services and employment centers are becoming 
more attractive and drawing a younger demographic back to the first ring 
communities.

One of the key issues for first ring suburbs is age (e.g., aging homes, aging 
infrastructure and aging residents). First ring suburbs attracted families 
primarily due to its location and affordability. The first ring suburbs, like 
Columbia Heights, were just far enough from the core cities, but also offered 
home autonomy and privacy. Many of the original families stayed in the city 
due to the location and affordability, but also because the home was sufficient 
to raise a family and age in. However, with the aging of the homes, comes the 
challenge of maintenance, functionality and the ability to attract new owners, 
which is critical to the regeneration of a community and vitality of a city.

The housing chapter of the Comprehensive Plan will:
 » Provide an understanding of the current condition, diversity and 
affordability of the housing stock.

 » Determine who lives in the city, where they work and how the composition 
of the households has changed.

 » Anticipate the future housing needs of the city as it relates to the 
changing demographics of the residents, condition and age of the housing 
stock and opportunities for new housing. 

 » Review and evaluate the housing and demographic conditions in similar 
older cities to help benchmark how Columbia Heights compares and 
competes for housing. 

 » Identify the future role of the city in maintaining the quality of the 
housing and ensuring that there is a diversity of housing to respond to the 
changing needs of the community.

1 League of Minnesota Cities, Market Value and Tax Capacity 
Composition City by City for Taxes Payable 2017

Housing DATA 
souRCEs
The housing chapter was 
developed using the most recent 
data sets available at the time of 
the update. The following data 
sets served as a foundation for this 
chapter, unless otherwise noted 
throughout the chapter: 

•	 2010 Census 
•	 2015 American Community 

Survey (ACS) Five Year (2011 – 
2015) Estimates - Census Bureau

•	 2017 Anoka County Tax 
Assessor Data
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Housing goALs & PoLiCiEs
In response to the changing demographics and housing conditions outlined 
in the plan, the City has established housing goals and policies. The goals 
and policies will help provide direction for current and future policy leaders 
in response to meeting the housing needs of the city as it ages and grows. In 
addition, they will be beneficial in the prioritization of the City’s financial and 
staff resources as it relates to ensuring quality public services, stable community 
market values, and continued neighborhood vitality.

Goal: Provide a variety of life cycle housing opportunities 
within the community.
1. Encourage development and redevelopment with a mix of housing choices in 

appropriate areas that protect single-family neighborhoods.

2. Continue to ensure that the community’s senior residents and residents with 
special needs have safe and accessible affordable housing.

3. In redevelopment areas of the city, incorporate, when appropriate, options 
for housing that is affordable at 60% of the most recent area median income.

Goal: Advocate housing efforts that attract and retain residents, 
especially young families.
1. Partner with employers and the school district to attract workers to live in 

the city.
 » Promote the value of quality affordable homes near established city 
services, schools and jobs.

 » Promote community benefits including parks, trails, recreational 
opportunities, small community downtown and schools.

Goal: Preserve and reinvest in the housing stock to protect 
values and investment in the city.
1. Consider offering programs that provide financial assistance and provide 

education on the importance of improving housing within the community.
 » Create an energy efficiency program for home remodeling.
 » Create home renovation marketing materials for multiple languages.

2. Reinvest in older ownership single family housing and multifamily complexes 
through the use of Housing Improvement Areas or other innovative financing 
methods.
 » Survey multifamily ownership complexes to determine renovation needs 
and financial capacity to complete long term maintenance.

 » Educate homeowner associations on the importance of ongoing 
maintenance and options for financing large common area projects.

3. Encourage energy efficiency and sustainability in renovation and new 
construction.
 » Adopt a sustainability policy for home construction and renovation.

suPPoRTiVE FinDings
Columbia Heights is experiencing 
an increase in younger age cohorts 
and new families moving into the 
community. 

•	 From 2000 to 2015, the younger 
population (19 and under) in the 
city increased by 5.9 percent. 
This	is	a	significant	rebound	
compared to the decrease 
(12.36%) in the younger 
population from 1990 to 2000.

Columbia Heights’ population is 
aging; however, the population 
over the age of 65 has been 
declining in recent years. 

•	 In 2015, 14.8 percent of the 
population was over the age of 
65.

There is a limited availability of 
newer, move up housing to attract 
growing families.

•	 There are 322 owner occupied 
housing units (5.8%) that have 
a market value of $300,000 and 
above.

Housing was the largest portion 
(66%) of the city’s total market 
value ($722.4 million) in 2017.1

1. League of Minnesota Cities, Market Value 
and Tax Capacity Composition City by City 
for Taxes Payable 2017
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Goal: Preserve the single-family neighborhoods as one of the 
community’s strongest asset.
1. Hold quarterly meetings with City department leaders to review the status 

of the City’s housing conditions.

2. Enhance and maintain the quality and appearance of single-family 
neighborhoods and the housing stock through code enforcement and clean-
up efforts.
 » Create an energy efficiency program for home remodeling.

3. Reduce the potential adverse impacts of adjacent commercial or industrial 
land uses on single-family residential areas.
 » Evaluate redevelopment of commercial and industrial land uses adjacent to 
single-family neighborhoods to compliment residential uses.

4. Identify redevelopment areas that could support new single-family housing.

5. Evaluate new higher valued housing opportunities to provide move-up 
housing for existing and new residents.

Goal: Promote the redevelopment and reinvestment of rental 
housing properties to provide for safe, quality housing for 
resident renters.
1. Strengthen the rental housing license program to ensure that all rental 

housing properties meet the City maintenance codes.

2. Establish a Crime Free Multi-Family Housing Network as a forum for 
landlords to communicate with each other and the city.

3. Seek county and state funding for the renovation of rental complexes in 
partnership with owners and non-profit developers.

Goal: Strengthen areas of commercial and civic activity by 
introducing complementary housing development.
1. Support the inclusion of appropriate housing alternatives during 

redevelopment in mixed-use districts.

2. Create pedestrian and bicyclists accessibility between housing and multi-use 
districts.

suPPoRTiVE FinDings

Homes over 30 years of age 
require some level of maintenance 
to remain in quality and safe 
condition.

•	 85 percent of the city’s housing 
units are over 30 years old.

•	 90 percent of the city’s rental 
units are over 30 years old.

There’s a lower overall value 
of housing units compared to 
surrounding communities, 
which reduces City revenues and 
resident’s home investment.

•	 The median sale price of homes 
in 2017 was $190,0002, which 
was the lowest median sales 
price compared to 12 similar 
cities.

There has been an increase of 288 
additional properties licensed for 
rental	within	the	past	five	years	
(2011 – 2015). 

2. North Metro Association based on MLS 
data for all homes sold.
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EXisTing ConDiTions
Columbia Heights has a good mix of housing available to its residents including 
single family detached, single family attached/townhome, and apartment 
housing. Characteristics associated with this housing stock are described 
through this section. In some cases, these characteristics were reviewed and 
compared against 12 similar communities from a housing perspective. These 
communities are older in a nature and have a similar housing stock. This 
comparison serves as a benchmark for reviewing Columbia Height’s existing 
conditions against the region.  The cities chosen for this comparison are located 
within the seven-county metropolitan area and include the following:

 » Anoka
 » Brooklyn Center
 » Crystal
 » Hastings
 » Hopkins
 » New Brighton

 » New Hope
 » Richfield
 » S. St. Paul
 » Shoreview
 » W. St. Paul
 » White Bear Lake

Housing Supply
Columbia Heights has a diverse housing stock. This is important to ensure that 
there are housing choices for the current residents as they move through their 
life cycle and for the future residents as the demographics of the population 
changes (see Community Context Chapter). In 2015, there were a total of 8,403 
housing units. Of those units, 62 percent are single-family detached and 22 
percent are multifamily with 3 or more units. 

The overall housing stock in Columbia Heights is fairly diverse and continues to 
diversify through redevelopment opportunities. Recent redevelopment projects 
(2007 to 2016) have resulted in 477 new single and multifamily housing units.2 
Redevelopment opportunities are further discussed in the Land Use Chapter.

Table 4-1. NUMbeR OF UNITS IN STRUCTURe               

Housing Type
2000 2015

number % number %

Single Family Detached 5,261 64.5% 5,250 62.5%

Single Family Attached (Townhomes) 396 4.9% 963 11.5%

Multi Family (duplex, 3 or more units) 1,924 23.6% 1,852 21.9%

Duplex 547 6.7% 300 3.6%

Other 23 0.3% 38 0.5%

TOTAL 8,151 100% 8,403 100%

Source: US Census 2011-2015 ACS 5-Year Estimates

2  City of Columbia Heights

Examples of Columbia Heights’ Multi-Family 
Residential Units



4-66    Columbia Heights 2040 Comprehensive Plan APRIL DRAFT

Tenure

Columbia Heights also has a diverse and stable distribution of ownership 
and rental housing. In recent years, there has been an upward trend in rental 
housing between 2000 and 2015. In 2000, 71 percent of the housing units 
were owner occupied and 29 percent were renter occupied; while in 2015, 65 
percent of the housing units were owner occupied and 35 percent were rental 
occupied. This 6 percent increase mirrors national trends that indicate a shift 
in preference between renting and ownership. In general, this shift is linked to 
specific demographics such as the Baby Boomer generation who are downsizing 
and a younger population choosing to live in smaller units without the burden of 
a mortgage. In Columbia Heights, 28 percent of the households under the age 
of 35 live in rental housing (2010). With 9,212 residents younger than 35 (47% of 
the total population), over half of them live in some type of rental housing in the 
city. 

Historically, the City has seen an increase in the number of single-family homes 
that are rentals. In 1989, the City enacted a rental licensing requirement to 
ensure the quality of rental units and to improve the ability of the city to track 
rental housing. This program tracks known units of rental housing within the city 
and conducted 1,912 inspections in 2017 as a part of the licensure process. 

Housing Quality
The quality of housing can be reviewed by evaluating the property age, 
condition, value and sales information. One effective measurement is to 
evaluate these factors against similar older cities. Columbia Heights is 
considered to be part of an “Old Metro Cities” group. This clustering of cities 
was developed by the League of Minnesota Cities, which compares cities 
based upon similar financial categories and similar tax capacities. In mostly all 
categories, Columbia Heights has one of the lowest residential market values, 
lower median sales price and has one of the oldest housing stocks. This is 
an indicator that the City will need to continue to focus on maintaining and 
improving the current housing stock, as well as provide new housing options in 
redevelopment areas.

Property Age

In Columbia Heights, 84 percent of the homes were built before 1990.3 Only 7 
percent of Columbia Heights’ housing units were built in the last twenty years. 
Generally, homes over 30 years of age require some level of maintenance. 
Encouraging reinvestment in homes is critical to maintain and enhance the 
City’s value and integrity. Because so much of the housing stock is over 30 years 
old, it will be of critical importance to ensure the community has the available 
resources for residents to maintain their homes. The useful life for many 
housing components such as roofs, windows, siding, and mechanical systems is 
often 20 to 30 years.

3  2017 Anoka County Assessor

Columbia Heights Neighborhood (circa 1921) - 
40th Avenue looking east.

Example of a Columbia Heights neighborhood 
that offers a variety of housing options.
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Housing Value

There are several methods to determine how Columbia Heights’ housing values 
are holding up compared to other like cities. Census values, sales prices and 
market value for taxes are all methods that measure the performance of a city 
related to home value. In all cases, Columbia Heights is the lowest or one of the 
lowest in home value. For example, Columbia Heights had the lowest median 
value of owner occupied housing units ($155,300) in Anoka County, followed by 
Spring Lake Park ($160,400), Fridley ($166,600), and Anoka ($167,800).4  When 
comparing the average median value of owner occupied housing units between 
2010 and 2015, Columbia Heights’ average median value decreased by 15 
percent. The Twin Cities also experienced a decrease of 7 percent during this 
timeframe. The decrease reflects a housing market that has been recovering 
from the economic downturn in 2008.

In 2017, Columbia Heights fell behind in the median market value compared to 
similar communities in the metro. According to North Metro Realtor Association 
data, the median sales price of single-family homes in Columbia Heights was 
$190,000. This was the lowest sales price compared to the 12 other cities. 
The good news, Columbia Heights experienced a significant increase (31%) in 
median sales prices between 2013 and 2017. The average increase between the 
12 other cities was 24 percent.

FIgURe 4-1. MeDIaN SaleS PRICe                           

$100,000
$120,000
$140,000
$160,000
$180,000
$200,000
$220,000
$240,000
$260,000

Median Sales Price

2013 2017

Source: North Metro Association Data

The lower sales price compared to others may be due to location, quality of 
neighborhoods, city infrastructure, generally smaller square footage of the 
homes, and the overall older age of the housing stock. However, the increase 
in median sales prices is a positive indicator for a stronger housing market in 
Columbia Heights. The City should continue to support the addition of new 
housing units in the community, providing a variety of incentives for households 
to reinvest in their existing homes and ensuring that homes are maintained and 
not allowed to fall into disrepair. This approach will help increase the overall 
value and sales of homes, as well as diversify the housing options in the city. 
4  2012 – 2016 American Community Survey
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Property Maintenance

Another method to determine the level of reinvestment in homes in the city is 
to review the activity of home renovation permits, as well as the number and 
type of property maintenance complaints. Based on the property maintenance 
complaints from 2017, as monitored by the Columbia Heights Fire Department, 
there were a total of 4,719 property inspections with approximately 50% of 
those inspections due to deferred maintenance issues. 

Homes with deferred maintenance are at risk of being purchased by investors. 
Some of these investment purchases are minimally maintained and then rented. 
The transition of single-family ownership homes to single-family rental can 
affect a neighborhood’s home value and desirability, due to the lack of home 
investment, parking issues and higher turnover of residents.

Columbia Heights has seen a stable level of home renovation permits over the 
past 5 years (see Table 4-2). 

Table 4-2. COlUMbIa HeIgHTS HOMe ReNOVaTION 
PeRMIT

Year Home Renovation Permit

2010 520

2011 726

2012 517

2013 537

2014 530

2015 1,420 *

2016 708

Source: Columbia Heights

* The spike in home renovation permits are a result of a 2015 weather event, which caused 
property damage.

Housing Need
Between 2020 and 2040, Columbia Heights is projected to add 900 new 
homes. The type of new housing will be market driven; however it is important 
to recognize the changing demographics (e.g., age of population, family 
composition and income levels) in a city that can influence the housing types 
and values. This section highlights several influencing factors that may shape 
the future housing stock in Columbia Heights. 

Age of Population

The age distribution of the people who live in the city and surrounding areas 
will have an important impact on housing type, style, and price points that 
current and future residents will demand. It is important to examine the age 
distribution of current Columbia Heights residents, because they will also 
affect demand for certain types of housing as their age and family composition 

Columbia Heights Community Picnic



4-69    HousingAPRIL DRAFT

H
o

u
sin

g

changes. 

Not unlike many other communities, the population is aging. During the 1990’s 
there was a shift from an emphasis on younger residents (under age 35) to 
middle aged residents between the ages of 35 to 54. This population has 
continued to age and is now reflected in the subsequent age groups of 45 to 54, 
and 55 to 64 (see Figure 4-2). At the same time, the population older than 65 has 
decreased. It is assumed this population will increase over the next ten years 
as the previously stated age groups continue to age in place. Other notable 
changes include an increase in the younger age cohorts from 2000 to 2015. 
During this time period, Columbia Heights experienced a 4 percent increase in 
populations between the ages of 15 and 34.

FIgURe 4-2. age OF POPUlaTION

Source: US Census 2011-2015 ACS 5-Year Estimates

Family Composition

In addition to age, family composition provides good information as to the type 
of housing that will be needed by current and future residents of Columbia 
Heights. In most cases, the family composition in Columbia Heights has stayed 
relatively the same between 2000 and 2015. The most notable change occurred 
in married-couple households with no children, which experienced a 21.2 
percent decrease (see Table 4-3). This decrease may suggest several shifts in 
the types of families or populations moving to Columbia Heights. Regardless 
of this shift, Columbia Heights is still projected to see modest growth over the 
next twenty years and offers a variety of housing options.

gRAnnY 
FLATs
Granny	flats	are	a	

living area located on the 
grounds or attached to a 
single-family home. The 
demand	for	granny	flats	
has grown in popularity 
to accommodate aging 
parents. 

Providing this type of 
housing is typically 
considered an Accessory 
Dwelling Units (ADU). 
In most cases, an ADU 
requires a Conditional Use 
Permit (CUP) or variance. 

As Columbia Heights’ 
population ages in place, 
the City should explore 
updates to its zoning 
code that provides 
opportunities for granny 
flats.	Providing	this	type	
of housing can offer the 
following	benefits:

•	 Create new housing 
units, while respecting 
the look and scale of 
single-family dwelling 
development.

•	 Increase the housing 
stock in existing 
neighborhoods in 
a manner that is 
less intense than 
alternatives. 

•	 Allow	more	efficient	
use of existing 
housing stock, public 
infrastructure, and 
the embodied energy 
contained within 
existing structures.

•	 Provide a mix of 
housing options that 
responds to changing 
family needs and 
smaller households. 
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Table 4-3. FaMIlY COMPOSITION bY HOUSeHOlD 
TYPe

Source: US Census 2011-2015 ACS 5-Year Estimates

Regardless of these trends, Columbia Heights’ household size has increased 
from 2.29 to 2.46 and the average family size has increased from 2.93 to 3.23 
(see Figure 4-3). Retaining and attracting new families will be an important asset 
to the city in the future.

FIgURe 4-3. aVeRage HOUSeHOlD aND FaMIlY SIZe 

Source: US Census 2011-2015 ACS 5-Year Estimates

Ethnicity (Diversity of Residents)

The ethnic diversity of a community can shape not only housing needs, but also 
community service delivery such as recreation opportunities, multiple language 
materials and communications, school programming and retail services. In 2015, 
Columbia Heights remained mostly Caucasian but declined significantly from 87 
percent in 2000 to 64 percent (see Figure 4-4). All communities, as well as the 

Household Type 2015 2000 % Change

Family Households 55.0% 58.9% -3.9%

Married-couple family, no children 25.6% 46.8% -21.2%

Married-couple family, with own children under 18 27.0% 26.5% 0.5%

Single householder, no children 17.1% 16.1% 1.1%

Single householder, with own children under 18 17.4% 13.8% 3.6%

Nonfamily Households 42.5% 41.1% 1.4%

Householder living alone 81.2% 82.9% -1.7%

Multiple unrelated residents 18.8% 17.1% 1.7%
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nation, are seeing an increase in ethnic diversity, which will have an impact on 
the demand for future housing choices and the modification in the delivery of 
public services.

The increase in diversity is likely to continue. This is shown in Columbia Heights 
Public School enrollments. For example, there is a much larger diversity of 
non-white students (78%)5, which is attributed to the growing presence of 
immigrant families moving to the region and choosing Columbia Heights due to 
its affordable housing stock and convenient proximity to both Minneapolis and 
Saint Paul.   

FIgURe 4-4. COlUMbIa HeIgHTS CHaNge IN RaCe

Source: US Census 2011-2015 ACS 5-Year Estimates

Income

Income of the residents is one of the most important factors to consider when 
determining the demand and need for housing in a community. Evaluating 
income provides insight into the ability of residents to reinvest in their home 
and the type of homes they can afford to purchase or rent. 

Columbia Heights had a median household income of $47,717, which was 45 
percent below the metropolitan area median ($86,600); 33 percent below Anoka 
County ($70,873), and 22 percent below the state median income ($61,492). This 
lower income level may result in residents deferring maintenance items on their 
home, as well as reinvest in home improvement.  Conversely, Columbia Heights 
is an affordable community when comparing the household cost burdens with 
12 similar cities.  A housing cost burden is defined as a household that spends 
30 percent or more of its income on housing costs. In Columbia Heights, 
approximately 2,326 of these households experience a housing cost burden (see 
Table 4-4). This means that 27 percent of the City’s households have a moderate 
to severe housing cost burden. 

5  2017 Columbia Heights Public School Enrollment Data
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Table 4-4. HOUSINg COST bURDeNeD HOUSeHOlDS

income at or 
below 30% of AMi 
(Extremely Low 
income)

income 31% to 50% 
of AMi
(Very Low income)

income 51% to 80% 
of AMi
(Low income)

1,139 755 432

Source: Metropolitan Council

Even though there is an overall lower cost burden in Columbia Heights than 
the other cities, there are a relatively high percentage of residents who live in 
poverty. The Census estimates suggest 18 percent of the residents in Columbia 
Heights live in poverty, which is the second highest of  the comparable cities 
and higher than the county of 7.4 percent, but comparable to the Twin Cities at 
21 percent. Households in Columbia Heights that receive public assistance has 
dropped from 4.3 percent (2000) to  3.15 percent (2015), which is the fifth lowest 
of the comparable cities.

Acknowledging that there is a higher percentage of the population with lower 
incomes with an affordable housing stock is important. The City will need to 
provide assistance for home renovation for the lower income households, as 
well as promote and support new housing options in redevelopment areas to 
build the market base of the city, and provide additional housing options for 
medium and higher income people.

Job Growth and Economic Base

Columbia Heights’ employment status increased 4 percent, from 9,614 jobs in 
2010 to 10,025 jobs in 2015. The employment status change in Columbia Heights 
over the last 5 years is on par with Anoka County at 4.5 percent. However, 
Columbia Heights and Anoka County lagged behind Minneapolis (9%) and Saint 
Paul (6%). 

Unemployment in Columbia Heights has also increased during this time period 
from 2.6 percent to 7.4 percent. More significantly, since 2010, the jobs in 
Columbia Heights has decreased with a total of 3,690 jobs in 2014.6 This was 
likely due to the redevelopment of industrial areas to residential uses in the past 
several years, making the projections for employment growth directly related 
to Columbia Heights’ ability to redevelop and reinvest in the land. According to 
Metropolitan Council Forecasts, Columbia Heights’ employment base will grow 
by 320 jobs between 2020 and 2040, with a total employment base of 4,600 
jobs by 2040. 

As older areas in the city are redeveloped, there will be additional opportunities 
to add jobs as well as new housing. Due to the City’s central location, and 
freeway access, there is greater potential to access labor needed to attract 
quality business development. Additional jobs will provide employment 
opportunities for existing residents and those who might consider moving to 
the City, thereby providing a positive market for existing and new housing.

6  U.S. Census Bureau, 2016. LEHD Program
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AFFoRDABLE Housing
The demographics discussed in the previous section highlight various trends 
that should be considered when planning for the City’s future housing stock. 
As part of these planning efforts, affordable housing is a key component in 
providing adequate and safe housing options for all income levels. This includes 
a balanced housing supply that offers both ownership and rental options. For 
example, there are many reasons why an individual and/or family choose to 
rent rather than own. Those choices may be short term due to financial issues 
(e.g., unable to afford a mortgage, need to save for a down payment, or  credit 
issues), family issues (e.g., divorce, separation, or job relocation) or social issues 
(e.g., disability, in-between home ownership, not secure in job, or unsure on 
location preference). Also, many people choose a life of renting rather than 
owning due to income, transitional careers, traveling, and aging.

While there are many affordable ownership and rental opportunities in the 
City, there are few larger, more expensive move-up opportunities. This limits 
the ability of the City to retain residents who have either a growing family and 
or desire to purchase a newer, larger home and stay in the City. For all these 
reasons, a community that embraces the benefits of providing a wide range 
of living choices, which includes quality rental and a variety of single-family 
housing and multi-family ownership choices, provides a healthy balance of 
opportunities in the city.

Metropolitan Council Goals
Through its regional planning efforts, the Metropolitan Council has prioritized 
housing affordability in the Thrive MSP 2040 Regional Policy. The Metropolitan 
Council determined the allocation of affordable housing needed to meet the 
rising need of affordable housing across the Twin Cities metropolitan region. 
Housing is considered “affordable” when no more than 30% of household 
income goes to housing. As such, households with different income levels have 
different thresholds of “affordable” (see Table 4-5).

Table 4-5. TWIN CITIeS MeTROPOlITaN RegIONal 
HOUSeHOlD INCOMe leVelS, 2015

Household size 30% AMi 50% AMi 80% AMi 

One-person $18,050 $30,050 $46,000 

Two-person $20,600 $34,350 $52,600 

Three-person $23,200 $38,650 $59,150 

Four-person $25,750 $42,900 $65,700 

Five-person $28,440 $46,350 $71,000 

Six-person $32,580 $49,800 $76,250 

Seven-person $36,730 $53,200 $81,500 

Eight-person $40,890 $56,650 $86,750 

Source: Metropolitan Council



4-74    Columbia Heights 2040 Comprehensive Plan APRIL DRAFT

The Metropolitan Council has selected the four-person household thresholds as 
a general measurement for affordable housing needs at each income level. This 
allocation of affordable housing need is calculated based on a variety of factors:

 » Projections of growth of households experiencing housing cost burden. 
 » Current supply of existing affordable housing, whether subsidized or 
naturally occurring. 

 » Disparity of low-wage jobs and housing for low-wage households within a 
community. 

Through these calculations, the Metropolitan Council has determined the 
Affordability Housing Need Allocation for Columbia Heights between 2020 and 
2030 is 133 units (see Table 4-6). 

Table 4-6. aFFORDable HOUSINg NeeD 
allOCaTION

At Or Below 30 AMI 62

From 31 to 50 AMI 0
From 51 to 80 AMI 71

Total Units 133
AMI = Area Median Income

Source: Metropolitan Council

The way that communities accomplish this affordable housing allocation 
is by designating adequate vacant land or redevelopable land at minimum 
densities (units/acre) that are high enough for affordable housing to be an 
option. Essentially, the more units/acre allowed on a site, the less cost per unit 
to be built, which makes the development an option for affordable housing 
developers, as well as market-rate developers. The affordable housing allocation 
does not mean that the City must force the building of this many affordable 
units by 2030. Rather, through future land use guidance, the City needs to 
ensure that the opportunity for affordable housing exists by having adequate 
vacant or redeveloped land guided for higher densities to meet the stated 
share. 

In order to determine if Columbia Heights can achieve the calculated number of 
units, we need to determine which Columbia Heights residential future land use 
designations count towards the Affordable Housing Allocation Need. According 
to the Metropolitan Council, any residential future land use designation that 
has a minimum density of 8 units per acre or more can count towards affordable 
housing allocation calculations. Table 4-7 features all future residential land use 
designations for Columbia Heights and their minimum units per acre. 
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Table 4-7. aFFORDable HOUSINg NeeD 
allOCaTION

Source: City of Columbia Heights, HKGi

Any vacant or redevelopable land designated as Medium Density Residential, 
High Density Residential, Transit Oriented Development, or Transitional 
Development may count towards affordable housing allocation calculations. The 
net developable or redevelopable acres of each applicable land use have been 
multiplied by the minimum units per acre to determine the minimum number of 
units that could be developed on this available land (see Table 4-8). It is also 
important to recognize the Transitional Development and Transit Oriented 
Development category requires a proportion of the developable land to be 
residential. Those percentages were applied to the unit count calculations. 
These areas will provide enough land capacity to meet Columbia Heights 
affordable housing goal of 133 units.

Table 4-8. COlUMbIa HeIgHTS aFFORDable 
HOUSINg CalCUlaTIONS

Source: City of Columbia Heights, HKGi

Future Land use Minimum units / Acre Qualify for Affordable 
Housing Allocation? 

Low Density Residential 0.5 No

Medium Density Residential 8 No

High Density Residential 15 Yes

Transit Oriented Development 25 Yes

Transitional Development 25 Yes

Redevelopment 
Area

Acres 
(net)

Min. 
Percent 
Residential

Total Acres 
Allocated for 
Residential

Acres 
Anticipated 

to Develop by 
2030

Min. units/
Acre units

Medium Density 
Residential 0 100% 0 0 0 0

High Density 
Residential 9.49 100% 9.49 7.12 15 107

Transit Oriented 
Development 12.39 70% 8.67 7.37 25 184

Transitional 
Development 13.96 50% 6.98 4.19 25 105

Total 35.86  - 25.14 18.67  - 396
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Opportunities for New Affordable Workforce Housing

There are several opportunity areas within the city that have the potential 
to create additional housing units. These areas, outlined in the economic 
development and land use chapters of the plan, are areas for potential higher 
densities with mixed uses and mixed income housing. Estimates for new housing 
range from 550 - 1,200 potential units if fully built out by 2030. New housing 
would require various price points to be considered affordable (see Table 4-9 
and Table 4-10) to achieve Metropolitan Council’s affordable housing goals. 
Those options will likely be additional rental housing, ownership multifamily 
homes or small lot single-family homes that are developed in partnership with 
non-profit housing developers or organizations (e.g., Habitat for Humanity or 
Community Land Trusts Groups) within redevelopment areas in the city.

Table 4-9. COlUMbIa HeIgHTS aFFORDable 
PURCHaSe PRICe (2016)

30% of AMi 50% of AMi 80% of AMi

Affordable 
Purchase Price $82,500 $148,000 $235,000

Source: Metropolitan Council

Table 4-10. COlUMbIa HeIgHTS aFFORDable 
ReNTal

Source: Metropolitan Council

number of 
Bedrooms

Affordable Rent 
(including utilities) 

at 30% AMi

Affordable Rent 
(including utilities) 

at 50% AMi

Affordable Rent 
(including utilities) 

at 80% AMi

Studio $450 $751 $1,201

1 Bedroom $483 $805 $1,288

2 Bedroom $579 $966 $1,545

3 Bedroom $669 $1,115 $1,784

4 Bedroom $747 $1,245 $1,992
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Housing FinAnCiAL 
REsouRCEs
Providing an adequate amount of funding implements the initiatives that will 
help to achieve the City’s housing goals is an ongoing issue for the City. With 
limited local public resources, the City must seek additional outside sources of 
funds to adequately address home renovation, rehabilitation and revitalizations. 
While there are federal, state and local programs to encourage reinvestment in 
the housing stock, they are neither long-term nor substantial. 

There are a number of financial tools available to the City and its residents to 
promote housing maintenance and revitalization. Access to these tools, along 
with redevelopment resources, will help to achieve the City housing goals and 
promote a community with a safe, affordable and diversity of housing choices 
for current and future residents. The tools and a brief definition are provided in 
Table 3.11.

Table 4-11. HOUSINg TOOlS aND PROgRaMS

City Tools & 
Programs Description

Tax Increment 
Financing

Tax increment financing (TIF) is the primary development 
finance tool available to Minnesota cities. TIF is simple in 
concept, but complex in its application. Through tax increment 
financing, the property taxes created by new development (or 
redevelopment) are captured and used to finance activities 
needed to encourage the development. The challenge in 
using TIF lies with the complex and ever-changing statutory 
limitations. These complexities make it impractical to provide a 
thorough explanation of tax increment financing as part of this 
plan. Instead, this section highlights the use of TIF as it relates 
to the implementation of the plan.

Tax Abatement

Tax abatement acts like a simpler and less powerful version 
of tax increment financing. With TIF, the city controls the 
entire property tax revenue from new development. Under 
the abatement statute (Minnesota Statutes, Sections 469.1812 
through 469.1815), the city, county, and school district have 
independent authority to grant an abatement.
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City Tools & 
Programs Description

Special 
Assessments

Public improvements are often financed using the power to 
levy special assessments (Minnesota Statutes Chapter 429). A 
special assessment is a means for benefiting properties to pay 
for all or part of the costs associated with improvements, and 
to spread the impact over a period of years. This tool can be 
applied to both the construction of new improvements and the 
rehabilitation of existing improvements.

Special Service 
District

A special service district is a tool for financing the construction 
and maintenance of public improvements within a defined 
area. Minnesota Statutes, Sections 428A.01 through 428A.10 
govern the creation and use of special service districts. This 
legislation is currently scheduled to sunset in 2009. A special 
service district provides a means to levy taxes (service charge) 
and provide improvements and service to a commercial area.

Housing 
Improvement 

Area

The City has the power to establish a special taxing district 
to make improvements in areas of owner-occupied housing 
(Minnesota Statutes, Sections 428A.11 through 428A.21). 
The housing improvement area is similar in concept to the 
special service district. It is a special taxing district that can 
be used to finance a variety of improvements. However, there 
is an important administrative difference with the housing 
improvement area. The City has the ability to assign the 
procedures for imposing “fees” and administering the area to 
another “authority,” such as the HRA or EDA.

Scattered Site TIF

Over the years, the Columbia Heights Economic Development 
Authority (EDA) has acquired property within the City of 
Columbia Heights for economic development purposes. 
In 2009, the EDA approved the “Scattered Site Housing 
Program” in an effort to address foreclosure issues and 
remediate the emergence of blight within Columbia Height’s 
neighborhoods. The program was setup to purchase blighted 
residential properties, demolish the house, and then sell the
vacant lots to families seeking new construction of single-
family homes.
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Regional Tools 
& Programs Description

Anoka County 
Community 

Action Program 
(ACCAP) 

ACCAP is committed to helping individuals in Anoka County 
out of poverty and into the community as productive citizens. 
Educational opportunities are offered through programs such 
as Head Start (Anoka & Washington Counties) and Home 
Ownership workshops.

Information and referral services are offered to Anoka County 
residents through programs such as Child Care Resource & 
Referral and the Senior Information Line. ACCAP also provides 
direct services and subsidies to residents such as affordable 
housing, the Energy Assistance Program, the Child Care 
Assistance Program.

Anoka County 
Family Assets for 

Independence 
(FAIM) Program

FAIM is an Individual Development Account (IDA) program 
for low-income wage earners to gain assets through matched 
savings. You save earned income, which is matched $3 to you 
$1 of savings for 2 years toward a goal of homeownership, 
educations or small business. FAIM also provides 12 hours 
of Financial Fitness Education training and monthly budget 
counseling. Please call one of our FAIM Coordinators today to 
see if you qualify for this program.

Metropolitan 
Council Housing 
Choice Voucher 
Rent Assistance 

Program

The Housing Choice Voucher Program is funded by the 
federal government and offers rental assistance to low-
income households.  The Metro HRA offers the program in 
communities throughout Anoka, Carver, and most of suburban 
Hennepin and Ramsey Counties.

The program uses the existing private rental market and 
provides payments to private landlords on behalf of low-
income renters. Participating property owners are guaranteed 
a stable source of rental income.

Eligible households pay 30% to 40% of their incomes for rent, 
and Metro HRA pays the remainder, within established rent 
guidelines. Families may rent any type of housing in the Metro 
HRA service area.
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