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Albano Trail & Albright Court Area Street Rehabilitation
Virtual Information Meeting
Jake Moser, Staff Civil Engineer
Eric Seaburg, Bolton & Menk Project Manager
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Project
Background
• Single Family Home
Development
• Ves Valley Estates
• 26 homes

• 1.6 lane-miles of urban
street with curb
• constructed 2002

• Past maintenance
• sealcoat in 2006
• 2014 (Albright Ct. only)

• miscellaneous patching
www.ighmn.gov
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Project Progress
• Initiated by City Council through
the Pavement Management
Initiative
• Council ordered a feasibility report
in October 2021
• Staff hosted virtual and in-person
open houses to share feasibility
findings with residents in early
December
• Council received feasibility report
January 10th, 2022
• Council is scheduled to consider
ordering project on February 28,
2022
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Feasibility Recommendation
• 2” Mill & Overlay
• Grind and replace upper 2” of
pavement
• Spot Curb Replacement
• As needed
• Minor utility maintenance
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Cost/Budget
Total Project Costs
Streets

$277,100

Storm Sewer

$29,200

Total

$306,300

Total Project Funding
Pavement Management Fund

$55,400

Stormwater Utility Fund

$5,900

Special Assessments

$245,000

Total

$306,300
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Special Assessments – Single Family
• Per City policy, 80% of street &
storm costs are assessed to
benefitting properties
• Single family lots assessed on
a uniform per parcel basis
• Special Benefit Analysis
performed by Independent
Appraiser

SINGLE FAMILY ASSESSMENT
Per Policy
Assessment

Special Benefit
Cap

Proposed
Assessment

$9,424

$15,600

$9,424

• $15,600 Special Benefit
Cap per single family
residence

• 26 single family lots included
on preliminary roll
• Recommended 5-year term

www.ighmn.gov
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Tentative Project Schedule
Order Feasibility Report*

October 11, 2021

Virtual Open House Meeting

November 30, 2021

In-Person Open House Meeting

December 2, 2021

Receive Feasibility Report, Call for Improvement Hearing*
Virtual Information Meeting

January 10, 2022
February 8, 2022

Improvement Hearing, Order Plans and Specifications*
Approve Plans and Specifications, Authorize Bidding*

February 28, 2022
March 14, 2022

Bid Opening

April 12, 2022

Receive Bids, Awards Project*

April 25, 2022

Begin Construction

May 2022

Substantial Completion

August 2022

Assessment Hearing Information Meeting
Assessment Hearing* (Change from Schedule presented at Open House)

September 2022
October 2022

* Denotes City Council Meeting
www.ighmn.gov
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Questions?
Q&A summary on next slide.
Additional Questions Contact:
Jake Moser, Civil Engineer
jmoser@ighmn.gov
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Open House Summary of Major Comments
Albano Tail & Albright Court Street Rehabilitation – 2022-09G
Virtual Information Meeting
February 8, 2022
5:30 PM – Microsoft Teams

Attendee List
• Jake Moser (Staff)
• Eric Seaburg (Staff)
• Nick Hahn (Staff)

•
•
•
•

Jennifer Vecellio
Rich Krueger
Jay Jensen
Tom

* Names are as they appeared on Microsoft Teams

General Summary
•
•
•
•

•

Residents felt that the proposed special assessment was unfairly high due to their large lots.
They felt their higher property taxes should pay for a larger portion of the project cost.
Residents felt it was unfair to be assessed and, in turn, likely will have to pay higher property
taxes because of their property value increasing.
Residents felt the spray patching that was performed in recent years was a waste of money and
made the road worse.
Residents wanted assurance that the City would continue to perform preventative maintenance
on the road after this project so that this type of project is not needed again for as long as
possible.
Residents felt it was unfair to assess their properties almost $10,000 with very little notice and
with very little say.

Individual Questions
1. Explain why the assessment hearing is AFTER construction.
a. The assessment hearing is being held after construction so that the final project costs
are assessed. When the assessment hearing is held before construction, staff uses as-bid
pricing combined with estimated quantities. It is common for the final construction cost
to be less or equal to the starting contract amount.

2. So, the assessment could go up substantially and the residents have no say because the work
has already been completed?
a. Yes, the construction cost could theoretically be higher at the end of construction.
However, we have high confidence in our quantities for mill and overlay projects. This
type of project has much lower risk than other types of projects. It is very rare and
almost unprecedented for assessment values to be higher after construction.
3. Because of the size of our lots, having only 26 houses, I feel as though we're penalized. What
have other neighborhoods been assessed? Why isn't any of this feel taken from our already
HIGH property taxes?
a. The special assessment methodology is the same as is being used in other project areas
this year, as well as in project areas from past years. The assessments for this project
area are higher due to the larger lot sizes having more street frontage. The street-length
to lot ratio is higher for this neighborhood.
4. I'm guessing our road is +/-17 years old - is this a normal timeframe to require this level of
repair?
a. The road was constructed in 2002, so it is coming up on 20 years now since initial
construction. Yes, a mill and overlay is best timed right around 20 years give or take a
few years. A mill and overlay is a type of rehabilitation to prolong the overall life of the
roadway (base course, gravel, curb and gutter, etc.).
5. Please ask the city council if they just have $10,000 sitting around to pay for their roads. To be
notified of this in short time frame, with no say in the matter, and be told you'll be charged
interest on it... seems a bit ridiculous.
a. We understand that the proposed assessment is a substantial amount.
6. In 17 years shouldn't the city have done additional sealcoating - I thought that was on a 5–7year cycle for preventative maintenance. looks like you only did one sealcoat in that time period
a. One of the roads has been sealcoated twice – the other was sealcoated once. Each year,
the City’s roads are analyzed, and sealcoating is performed as is warranted. If a road has
too many surface imperfections, a sealcoat is no longer effective.
7. Shouldn't 20 years of tax base from the residents cover these costs?
a. The City’s financing scheme for pavement projects includes special assessments. The
revenue from taxes goes into the general fund and is used to pay for a significant
amount of city services. People can be surprised to know that their taxes also go
towards other agencies like Dakota County, the school districts, etc.
8. No, our City taxes are higher than what we pay in county taxes. The county has kept their
assessment level the last few years while the city taxes have increased.
a. That very well may be true. We need to be careful as Engineering staff to not get into
the property tax discussion too far, as this is not our area of expertise.
9. It seems that the company that did the last round of patch work made our road significantly
worse. Was any consideration given to how poorly that work was completed?
a. The last round of patching was a maintenance practice called spray patching. It involves
the placement of oil and rock within a pothole. This is meant to be a bandaid until a
more structural rehabilitation can be performed. It keeps water and ice from breaking
up the pavement at a much faster rate. It also keeps cars from damaging their tires or
suspension.

10. Agree with Rich. Shouldn't you get a refund from the previous POOR job and apply it to this
project?
a. The spray patching was performed as we would expect it to be. It is not meant to be a
long-term or cosmetic fix.
11. Did the patch vendor provide any warranty?
a. We typically don’t carry warranties on spray patching, but we can check with our
maintenance department.
12. I know I'm throwing this at you, but if you were to actually see our road you would understand
where we're coming from. The road is worse after the patching. Just extremely frustrating to see
the waste and then be assessed $10k.
a. I haven’t driven the road for about a month, but I understand your perspective. Again,
the spray patching is performed to help hold the road together so that it doesn’t
deteriorate even quicker. It may in fact ‘look’ worse after applied but it is doing its job.
13. So, after the road is repaved can you guarantee the City will be following established
preventative maintenance schedules for sealcoating so the road lasts the full 25 years not 17
years?
a. The road may or may not be sealcoated in the future. There is ongoing discussion
regarding the effectiveness of sealcoating. However, we can 100% assure residents that
City staff will do everything possible to extend the life of the pavement. This will
certainly include crack routing and filling. Other surface level treatments will continue to
be evaluated and performed when appropriate.
14. I would think with less house density we would have less traffic and our road would last longer.
If our average lot is 1 acre, wouldn't you think we'd have significantly less traffic than a 1/4-acre
lot neighborhood. Can you provide thoughts?
a. Traffic is certainly one of the many factors that affect the degradation of a road.
However, for low-volume residential streets, weather (sun, wind, water, ice), drainage,
and construction materials probably affect a residential street’s performance more than
anything else.
15. Do you report back to Council on our concerns?
a. Yes, a summary along with meeting minutes will be provided to the City Council.
16. Based on your schedule, the Council will decide that this is a "go" on Feb 28?
a. Correct, this project is scheduled to go to a Public Improvement Hearing on February 28.
If approved, the project will go out for bid. The next milestone would be the Council
receipt of bids and award of project.
17. When is the assessment i.e. bill sent to taxpayers?
a. The assessments will become due after the assessment hearing in the fall. For those that
choose not to pay the assessment to the City right away, it will go on the County taxes
payable over 5 years with an interest rate. You will receive more information regarding
the process for paying your assessment as the project progresses.
18. Can you provide some sort of proof that traffic is not a major factor in road life?
a. Traffic is in fact a factor in road life. However, for low-volume residential streets
(typically considered less than 1,000 vehicles a day), it is not a predominant factor.
Typically, volume becomes a larger factor on roads with heavier traffic and roads with a
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higher percentage of truck traffic. Traffic-related distresses usually appear as ruts in the
drive lanes, longitudinal block cracking in the drive lanes, etc.
Has the city of IGH ever varied from its 80/20 split? This seems like a good case for it.
a. The 80/20 split between special assessments and general pavement management fund
is the same that is being used on other projects this year. It has also been used on past
projects. The IGH assessment policy has different assessment/PMP splits based on the
improvement type. Partial recons have a 55/45 split, but those projects cost 3x more,
and the assessments are typically 2x more.
Does the city assume our property values will increase as a result of this project?
a. Increases in your property value as a result of the project is the fundamental backbone
of the Special Assessment. In accordance with Minnesota Law, the City is allowed to levy
a special assessment against your property, up to the value of the benefit. A third-party
licensed real estate appraiser performed a Special Benefit Appraisal to determine the
maximum benefit received by the homes in this neighborhood. He determined each
home benefits up to approximately $15,000. However, the per policy assessment is less
than that and would be the basis for assessment.
I was late getting on so are you saying not only are we paying for the project but then our
property value goes up, so we end up paying more taxes?
a. Theoretically, yes. The project will improve the value of your home and therefore your
property taxes could go up. That said, we aren’t assessors and we do not work for
Dakota County. We can’t speak to the affect this project will have on your property’s
assessed value by Dakota County.
I've heard you say that poor materials have been a factor in older roads like ours and you just
recently learned this. Also, the patchwork project was a step backwards. These two items alone
seem to warrant the City paying a higher percentage of the cost. Please provide thoughts.
a. We do not modify the special assessment amount based on circumstances such as
these. The appropriate pavement rehabilitation method is selected, and the residents
are assessed based on the type of work being performed. The spray patching was
performed as a bandaid to hold the road together and has accomplished its intended
purpose.
But the county assessor by law has to be at 96-98% of current value - i.e. what the real estate
agent is going to say. Is going to drive assessment value. Using that logic our property value
should have declined as the street got worse – can’t have it both ways.
a. Again, we can’t speak on behalf of the County assessor and their specific methodology
for evaluating homes. We would direct any questions like this to them.
I would like you to get back to us on if the city has plans for future assessments for this
neighborhood. Will we remain well & septic or are they going to change that on us too?
a. Aside from this project, there are no other known projects that would affect this
neighborhood. The City has no intention of considering sewer and water in this
neighborhood unless the neighbors were to petition for them.
Jake Moser (staff) provided his email address and phone number in case residents wanted to
follow up on any of the topics discussed: jmoser@ighmn.com; 651-450-2489

