
Frequently Asked Questions
1. What is a Special Assessment?

• A levy a city uses to finance, or partially finance, a particular 

public improvement

• A city levies the assessment only against those particular 

parcels of property that receive some special benefit from 

the improvement

• The amount of the assessment bears a direct relationship to 

the value of the benefits the property receives

• The assessment does not exceed the special benefit 

measured by increased market value due to the improvement

• The assessment is uniform as applied to the same class of 

property in the assessed area

2. Why use the Chapter 429 Assessment Process? 

• A number of parcels are expected to receive special benefit 

from the improvement (i.e., an increase in property market 

value)

• Assessments provide the City financial flexibility during and 

after construction, particularly for other projects within the 

City

• Lowers the overall cost to the general community of bringing 

undeveloped land into an urban use

• Minimizes the possibility that a property owner will reap a 

financial profit from the improvement at the expense of the 

general taxpayer

3. How was the assessment area developed?

The assessment area was developed using an iterative process. 

First, the Metropolitan Council’s Regional Travel Demand Model 

was leveraged to identify those from the City of Dayton who 

would most likely use the Dayton Parkway Interchange and the 

respective interchange travelshed. Next, a review of current and 

planned City services (e.g., sewer and water) was considered 

to ensure parcels within the assessment area would have the 

potential to develop to their best use and not be restricted by a 

lack of City services. 

4. What factors go into determining the value of the 
assessment? 

The basis of the value of the assessment for each parcel is the 

daily trip generation potential of each parcel and the respective 

proportional share of trips that would be expected to utilize 

the Interchange. The trip generation potential accounts for 

the existing developable square footage (excludes wetlands 

and floodplains), future land use guidance (consistent with the 

City’s comprehensive plan), allowable development as it relates 

to City ordinances, proximity to the Interchange, and existing 

access to roadways. The total value of the assessment is the 

overall amount the City chooses to levy through the Chapter 

429 process and each parcel is assigned their proportional 

share of this total levy amount. The assigned share amount is 

then cross-referenced with data provided by an independent 

appraiser to ensure each assessment value does not exceed the 

special benefit received. 

5. Has this methodology been used in other locations and if 
so, where? Has it been challenged and if so, what has been 
the result of the challenge?

A similar process to develop the value of the assessment 

was used in the City of Lino Lakes in 2011. The process 

was challenged and ultimately upheld through the State of 

Minnesota Court of Appeals (A15-0923) Gerald L. Rehbein, et al. 

vs. City of Lino Lakes.

6. How was the benefit determined?

An independent appraiser was used to identify the benefit 

(increase in market value of the property) related to the 

proposed Dayton Parkway Interchange. 

7. What additional considerations did the City take into 
account?

The City considered several refinements to the assessment 

process to limit or reduce potential impacts related to the 

Chapter 429 process, including:

• Reduction of the overall assessment amount from $4M 

to approximately $2.5M to spread more of the local share 

across the entire city

• Credit provision to parcels that were previously assessed for 

transportation improvements that will be re-impacted as part 

of the project

• Potential deferral of assessments based on Minnesota statute 

guidelines and City special assessment policies (deferring any 

interest accrual until 2021, when the project opens)

8. How does the Chapter 429 Assessment Process Work?

• City Council authorizes process and orders Feasibility Report 

be prepared, which includes:

 » Project purpose/need

 » Funding sources

 » Cost estimate

 » Benefits

• Determine improvement benefit area and the total 

assessment amount

• Hold two public hearings:

 » Improvement Hearing that provides an opportunity 

for stakeholders to voice concerns, communicates a 
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Study Refinement

Preliminary Appraisal Review

City Policy Work Sessions

Info Meeting (May 30)

Initiate 429 Process/Feasibility Study

Improvement Hearing (July 23)

Finalize Assessment Rolls

Assessment Hearing (Sept. 24)

Appeal Period (30-Days)

Certify Assessment Roll (Nov. 15)

reasonable estimate to be assessed, and describes the 

methodology used to calculate the assessments

 » Assessment Hearing that provides an opportunity for 

property owners to formally object to the assessment (orally 

or in writing), followed by adoption of the assessment roll 

by the Council whereby resulting assessments become liens 

against the properties

 » Note: the Assessment Roll is typically prepared between the 

Improvement and Assessment Hearings

9. What is the challenge process?

The law sets out distinct timelines and procedures for 

challenging a city assessment, including the following steps:

• Objections must be raised at or before the Assessment 

Hearing to be able to proceed to the appeal process in district 

court

• Objection by a property owner must be written, signed,  and 

filed with the city clerk prior to or at the Assessment Hearing

• A property owner who properly objected to the assessment 

must appeal to district court within 30 days of the Assessment 

Roll adoption

 » Note: the party contesting the assessment must introduce 

evidence to overcome the Assessment Roll presumption

10. What happens once the assessments are levied?

• Assessment Roll is certified with Hennepin County (expected 

November 2019)

• Each assessment becomes a lien on the property

• If City allows deferral (based on state statute  

guidelines and City special assessment policies):

 » Assessment will incur annual interest at a rate equal to the 

bond sale, plus one percent 

 » Assessment may be paid over a 20-year period, but will 

continue to incur annual interest at a rate equal to the bond 

sale plus one percent

 » Maximum deferment is 30 years

Assessment Area 

The assessment area is illustrated in the map below. The colored 

areas (purple, gold, pink, and red) represent land-use types in the 

City’s comprehensive plan.
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