
Developing Large Parcels

Beyond the Blueprint 2025 Habitat for Humanity Midwest Regional Conference



• Douglas County, MN
• Population: 39,953
• GSA: Small Affiliate
• USDA 502 Eligible
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Served since 1997:

Aging in Place 
projects

homes built 
or improved

individuals

families
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Habitat for Humanity of Douglas County

• 70% of applicants want to live in Alexandria
• Build 4 to 5 homes per year
• Complete 25 Aging in Place Projects
• Top 10% of small affiliates in Habitat network
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The why

• Lack of land in most desired place to live 
in Douglas County. 

• Lot cost had increased significantly for 
anything available. 
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Land Purchase 
(Feb. 23- July 

2023)

 Signed Purchase 
Agreement with 
Contingencies

Planned Unit 
Development 
(Feb. 23-June 

23)

DRT Meeting
Planning 

Commission 
Approved 
City Council 

Approved

USDA Site Loan
(Sept. 23-
Current)

USDA Site Loan 
Award
Environmental 

Review Process
Archaeological 

Review
Public Bid Process

TIF Request
(Sept. 

23-Dec. 23)

 TIF Application 
 TIF Projections
 TIF Hearing

Infrastructure 
(July 24- Oct 

24)

USDA Site Loan 
Draw requests

Timeline of the project

Start to finish – accelerated timeline
February 2023 – October 2024
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Desirable site characteristics

1. Sand vs clay
2. Level site
3. Adjacent utilities (sewer – water)
4. Deep adjacent sewer (no need for pump station)
5. Non-wooded
6. Non-collector road access
7. No groundwater
8. Layout allowing units on both sides of road (optimum 350’ – 400’ wide)
9. Funding options
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Purchase Agreement 

• Ran in tandem with PUD planning. 
• Special contingences to protect the interest of Habitat: 

o Habitat board approval – board would not approve until PUD was approved by the 
City Council thus this contingency allowed us to wait to make sure that happened. 

o Secured financing

• There were numerous amendments to the purchase agreement to 
extend closing until the two above items were secured. 
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How many lots analysis?
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The Creation of the PUD (Planned Unit Development)
Purpose: Permit great flexibility in the use and design of 
structures and land in a situation where modification of specific 
provisions of this ordinance would not be contrary to its intent. 
Allowed to maximize the development of the land by increasing 
density to decrease costs per lot. 
Steps to creating the PUD: 
1. DRT Meeting
2. PUD Application
3. Preliminary PUD – Planning Commission & City Council 

approval
4. Final PUD – within 12 months of approval of the preliminary 

PUD, the final PUD to be submitted with the city. This is 
when the new plat is recorded. 
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The opposing side

• Increased density – parking/traffic
• A traffic/parking study was completed by the city and sited in our PUD 

application. 

• Negative impact on property values
• Proof of appraisal values of the homes as well as context behind how 

value is determined. 

• The stigma of “those homeowners”
• Providing reassurance of setting homeowners up for success. 
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Development Financing 

• USDA site loan $1.6 M pay off when we close a home, can be 
refinanced

• 26-year TIF district - $1,078,200 TIF note
• Annual budget to fund 4 to 5 homes per year
• Total project cost projected at $10,500,000
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USDA Section 524 Site Loan
Program purpose: To assist public or private nonprofits in acquiring and developing land in rural 
areas. These developed sites are then sold to very-low to moderate income families. 
Terms of the program: 
• Fixed interest rate (HFHDC 4.125%) 
• 5 year loan term (extended upon approval) 
• Loan is repaid as the sites are developed and sold. 
• Property must be located in an eligible rural area. 
How can the funds be used? 
• Purchase and development of real estate (can not be used for the construction of the home)
• Construction of essential access roads, streets, utilizes, and related equipment. 
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Find out more here: https://www.rd.usda.gov/programs-services/single-family-housing-
programs/rural-housing-site-loans#overview



Requirements for USDA funding

Beyond the Blueprint 2025 Habitat for Humanity Midwest Regional Conference

• Environmental Review
• Archeological Study

• Appraisal 
• “AS IS” value of vacant land
• “AS PROPOSED” value of 

developed land 
• Discounted value of developed 

land 



Archeological Survey
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Tax Increment Financing 

• Education about TIF
• Advocacy for TIF
• Application 
• TIF Hearing - Alexandria Housing Study
• City approved 26-year TIF district - $1,078,200 TIF note

Beyond the Blueprint 2025 Habitat for Humanity Midwest Regional Conference



TIF Valuations & Projected Increases
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2024 Hamline Presetation 19



What does it take to build a Habitat 
home?

Lot = $50,000 

150 volunteers

sharing 1,400 
volunteer hours

Home = $190,000

In-kind = $25,000 
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Team 

• Dedicated staff member, team members on board
• Board members – engineering firm and construction 
• City Planner, City Council and Planning Committee
• Economic Development Director
• USDA State Director
• Other Habitat staff
• Environmental review 
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Summer Meadows home design – next level
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• Match the exterior of the existing 
homes by adding brick & porches. 

• Required a cement driveway which 
was not typical unless required by 
covenants. 

• Picked a siding color selection as to 
provide some consistence. 

• Construction committee & Habitat 
homeowner input such as closets, 
bathrooms, layout, etc. 



Progression of the Infrastructure
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Projection vs Actual vs Original Plat
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26 lots as initially 
platted 

Cost per lot: 
$70,600 

Our Why



Approval Process

• Planning Commission approved PUD request – June 2023
• City Council approved PUD request – June 2023
• Habitat Board approved land purchase – July 2023
• USDA Site Loan award – October 2023
• City Council approved TIF request – November 2023
• Habitat awards bid for infrastructure – Winter 2024
• Environmental Review Process – SHPO – Winter 2024
• Archaeological Review – Winter 2024
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Ground Blessing 



Lessons Learned

Strategic planning 
set course for 
development

Big project, 
compressed 
timeline

Listening sessions

Bids for engineering 
work

USDA site loan 
complexities 

Actual cost lower 
than proforma
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Benefits 
Team and Board alignment on a common goal

TIF financing allowed to invest in infrastructure in one phase

Transparency to community on Habitat build location

Costs savings in individual lot survey costs and excavation costs

Raised the profile of Habitat and the impact of 42 homes

Publicity set the stage for $1M gift
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Things we didn’t expect or consider
• Archeological Survey 
• Maintenance of the development - snow removal/mowing
• Mailboxes 
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Contact us
Lori Anderson – Executive Director
lori@hfhdouglascounty.org

Heather Smith-Ahrens – Director of Operations
heather@hfhdouglascounty.org

Habitat for Humanity of Douglas County

1211 N Nokomis NE, Alexandria, MN 56308

Ph. 320-762-4255 

Website:  www.hfhdouglascounty.org


