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CITY OF NEW PRAGUE 

CITY POLICY 

SPECIAL ASSESSMENTS 

 

Date:  November 6, 2023 

 

Subject: Special Assessments 

 

Background 

Pursuant to the provisions of the New Prague City Charter, and the statutes and laws of the State 

of Minnesota which grant cities the authority to use special assessments as a mechanism to finance 

a broad range of public improvements, the City of New Prague believes it necessary and 

appropriate to aid and guide officials, employees, and representatives of New Prague in the 

administering of special assessments.  

 

The special assessments exist to assign as much cost as reasonable to those properties receiving 

a direct benefit from a public improvement project, thereby reducing the reliance on the general 

tax levy. Assessing the property owner for the benefit(s) received from the public improvement 

prevents or minimizes the possibility that a property owner will reap a financial profit from the 

improvement at the expense of taxpayers. 

 

Definitions 

A special assessment is a levy on a property to defray the cost of public improvements. While the 

special assessment goals, policies, and procedures have been identified herein, the City Council 

has the authority to deviate from this policy when such rationale in equity arises or when the law 

or statutes require such deviation. 

 

The following definitions apply to this policy: 

 

Adjacent or Abutting Property means a property directly adjacent to public 

improvements. 

 

Access means a vehicular or pedestrian approach or entry to or exit from property. 

Properties shall be considered to have access to underground utility improvements when 

they directly abut and there is reasonable access available. 

 

Adjusted Area means an area of a benefited property that has been modified by an 

adjustment factor to more accurately represent the actual benefit the property receives 

from an improvement compared to other properties in the assessment area. Any adjustment 

must be approved by the Council. Design parameters which may be applied to determine 

the adjustment factor include, but are not limited to: trip generation; storm water runoff 

coefficients; water or sanitary sewer use; needed fire flow; or zoning or future land use. 

 

Adjusted Frontage means the assessable front footage of a benefited property modified 

by an adjustment factor to more accurately represent the true benefits that property 

receives from an improvement when compared to other properties in the assessment area. 
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The adjustment will be based on the improvement design parameters applicable to that 

parcel, as approved by the City Council. This is useful for flag lots or other improved 

properties that have little direct frontage adjacent to the improvement and access is 

available directly to and from the improvement area. Design parameters which may be 

used to determine the adjustment factor include, but are not limited to: lot area comparison 

to surrounding lots to calculate equivalent front footage, trip generation, storm water 

runoff coefficients, water or sanitary sewer use, needed fire flow, or zoning or future land 

use. 

 

Assessed Cost means those costs of public improvements which have been determined to 

benefit specific properties. The assessed cost will be equal to the project cost minus the 

City cost. Project costs eligible for assessment include all costs associated with the 

improvements, including, but not limited to, land acquisition, demolition, construction, 

administration, engineering, legal, financing and other costs. The financing charges 

include, but are not limited to, financial consultant's fees, bond counsel attorney's fees and 

capitalized interest. 

 

Assessable Area means the total area of the benefited properties, when using an area based 

assessment. 

 

Assessable Footage means the total front footage of all of the benefited properties, 

calculated by using the front footage method. 

 

The Assessment Rate is determined and annually adopted by the City Council. The 

Council adopts a unit rate which is associated with a single building lot as defined by City 

Code. The industrial rate is calculated by multiplying the residential unit rate by 1.3 then 

dividing by 75, which is the a typical residential lot width minimum frontage of a 

residential lot defined by City Code. Commercial and multi-family properties are assessed 

on a front footage basis, while residential is assessed on a unit basis. If a residential 

property has frontage allowing for a future lot split, then the second lot would be assessed. 

The Commercial rates are 1.3 times greater than Residential rates due to the increased use 

of the improvement. 

 

Assessment Unit means front footage, area, or unit. 

 

Benefit means the increase in property value as a result of a public improvement including, 

but not limited to:  a street, sidewalk, trail, curb and gutter, water main, sanitary sewer, 

storm sewer, park, or street landscaping. 

 

Commercial Property means property located within the city limits that is zoned B-1, B-

2, and B-3 and identified as such on the City's official Zoning Map. PUDs may be signified 

as residential, commercial, or industrial based on use 

 

Deferment means a process of postponing the collection of the cost of public 

improvements and funding them as a system cost with the intention of collecting at a later 

date. 
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Driveway Approach means that area which lies between the existing pavement and the 

right-of-way line, curb cut to curb cut. 

 

Front Footage means the distance measured along the right-of-way line directly abutting 

an improvement. 

 

Industrial Property means property located within the city limits that is zoned I-1 and 

identified as such on the City's official Zoning Map. PUDs may be signified as residential, 

commercial, or industrial based on use 

 

Lot means a separate parcel, tract, or area of land undivided by any public street or private 

road, which has been established by plat, metes and bounds subdivision, or as otherwise 

permitted by law, and which is occupied by or intended to be developed for and occupied 

by a principal building or group of buildings and accessory buildings, or utilized for a 

principal use and uses accessory thereof, including such open spaces and yards as are 

designed and arranged or required by the City's Zoning Code for the building, use or 

development. 

 

Lot, Corner means a lot situated at the junction of and abutting on two or more intersecting 

streets. 

 

Lot, Double Frontage means if a parcel, other than a corner lot, comprises frontage on 

two or more streets and is eligible for subdivision, then an adjusted front frontage 

assessment will be charged along each street. For double frontage lots lacking the 

necessary depth for subdivision, only a single adjusted front frontage will be computed. 

 

Lot, Irregularly Shaped means those lots abutting curved streets, cul-de-sacs, or other 

lots where there is more than five feet of difference in length between the front and back 

lot lines. 

 

Lot, Rectangular means a lot with less than five feet difference in length between the 

front and back lot lines. 

 

Lot, Special Case Residential means a lot which may not directly abut the improvement 

shall be assessed on a per unit basis if the improvement can be assessed. 

 

Lot, Special Case Commercial means a lot which accesses the improvement but may 

have little or no real properties fronting the improvement. Adjusted frontage shall be 

considered. 

 

Public Improvement means improvements as allowed by State statute that provides a 

special benefit to properties, including but not limited to streets, sidewalks, trails, curb, 

gutter, sanitary sewer systems, storm sewer systems, water treatment and distribution 

systems. 

 



Page 4 of 15 

Residential Property means real property located within the city limits which is identified 

as such on the City's official Zoning Map as RL-90, RL-84, RL-70, RM, and RH. PUDs 

may be signified as residential, commercial, or industrial based on use. Properties that are 

not zoned residentially but have a legal, primarily residential use shall also receive an 

assessment based on the residential rates. 

 

Single-Family: A detached building in which a single housekeeping unit is 

maintained or intended to be maintained.  

 

Two-Family Dwelling or Duplex: A building in which two housekeeping units are 

maintained or intended to be maintained.  

 

Twinhome: A building designed exclusively for or occupied exclusively by no 

more than two (2) families living independently of each other with each unit 

located on a separate, single parcel of record, with the party wall separating the 

units acting as a dividing line.  

 

Townhouse: A residential building containing two (2) or more attached dwelling 

units with at least one (1) common wall. Each unit is oriented as to have all exits 

open to the outside.  

 

Multi-family: A room or suite of rooms, with cooking facilities available, which is 

occupied as a residence by a single family, or a group of individuals living 

together as a single family unit. This includes any unit in buildings with more 

than two dwelling units that does now qualify as one of the above mentioned 

types of residential properties. 

 

Special Assessment means a legal process whereby the benefited property is charged back 

all or a portion of the cost of public improvements. 

 

Standards for Surface Improvements means those standards for surface improvements 

which have been established in the City's Engineering Standards. 

 

Street means a public right of way which affords primary means of access to abutting 

property, and shall also include avenue, highway, road, or boulevard. 

 

Street, Arterial means a street which serves, or is designed to serve, heavy flows of traffic 

and which is used primarily as a route for traffic between communities and/or other heavy 

traffic generating areas. 

 

Street, Collector means a street which serves or is designed to serve as a traffic way for a 

neighborhood or as a feeder to an arterial street. 

 

Street, Cul-De-Sac means a minor street with only one outlet and having an appropriate 

turn-around for the safe and convenient reversal of traffic movement. 
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Street, Local means a street intended to serve primarily as an access to abutting properties. 

 

Street, Pavement means the wearing or exposed surface of the roadway used by vehicular 

traffic. 

 

Street, Width means the width of the right-of-way, measured at right angles to the 

centerline of the street, the distance between the right-of-way lines of a street. 

 

Street Treatments are defined as follows: 

 

Crack Seal and Seal Coat: Crack sealing involves patching and sealing cracks in 

the roadway this followed by seal coating, which involves spraying the road with 

oil and covering it with a layer of small rock. Crack sealing and seal coating 

generally are considered routine roadway maintenance. Crack sealing and seal 

coating may happen every 5-10 years with the first application being about 1-2 

years after new roadway construction. 

 

Mill and Overlay: Milling and overlaying consists of grinding off the upper layer 

off asphalt (typically 1"-3") and replacing it with a new layer of asphalt. This is 

generally done on roadways that have a fair amount of cracking and other surface 

distress, usually at about 60% of the pavement’s life cycle. This is considered a 

structural improvement which will renew the street surface and extended its useful 

life. 

 

Rehabilitate/Pavement Replacement: Rehabilitating a roadway consists of grinding 

up the existing asphalt and mixing it with a portion of the underlying gravel base 

(typically 4"-8"). This combination of bituminous and gravel is then used as the 

new road base, and a new asphalt surface is paved over this. This is generally done 

on roadways that have a significant amount of distress. This can be a good 

alternative to reconstructing a road if the existing road base appears to be 

structurally sufficient. 

 

Partial Reconstruction: Partial Reconstruction of a roadway consists of completely 

removing the existing road and underlying gravel and sand base material, and 

construction of a new road section. This may also include correcting any poor base 

material beneath the section or updating the road to meet design standards such as 

width and drainage. Partial reconstruction is often done in conjunction with utility 

repairs/replacement, and generally done on roadways exhibiting signs of major 

distress such as rutting, cracking, and potholes. To be considered a partial 

reconstruct under this policy, a majority of existing concrete curb and gutter must 

be salvaged. 

 

Full Reconstruction: Reconstructing a roadway consists of completely removing 

the existing road, underlying gravel and sand base material beneath the section, or 

updating the road to meet design standards such as width and drainage. This is 

often done in conjunction with utility repairs/replacement and is generally done on 
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roadways that exhibit signs of major distress, such as rutting, cracking, and 

potholes. 

 

System Cost means that portion of the assessable cost that benefits properties whose 

assessments are deferred because they qualify for green acres status, are located outside of 

the City limits, or are unable to make use of the improvements due to factors beyond the 

property owner's control. The City may reimburse itself for such system costs from the 

benefitted properties when the basis for the deferral is no longer valid. 

 

Unit may include but is not limited to a household; a parcel/lot; water or sewer main length 

and size, sidewalk or trail length, width and depth, or infiltration area per parcel/lot. 

 

Methods of Assessment.  

All single-dwelling residential properties will be assessed by unit. Multiple-dwelling and 

cCommercial/Industrial/Institutional properties will be assessed by front-foot. 

 

Residential Unit Method: This method is used for allsingle dwelling residential 

properties. A unit shall be defined as one buildable lot consistent with the City of New 

Prague's building ordinances. 

Allotment:  

• Single Family dwellings (Exhibit A) shall be counted as a single unit, unless 

the lot can be legally subdivided. In that case, the City Council may, at its 

discretion, allot a number of units to the property equal to the allowable 

subdivision. 

• Duplex/Twinhome/Townhouse dwellings (Exhibit B) shall be counted as half 

(0.5) of a unit. 

• Multi-family dwellings (Exhibit B) shall be counted as a quarter (0.25) of a 

unit for each livable unit on the property. 

Corner Lots: A lot located at a street intersection having both front and side-lot 

footage shall be assessed per unit. If a property abuts both streets and only one street 

is being improved, then the lot will be assessed 50% of the per unit basis. 

Double Frontage Lots: A lot with access to two separate non-intersecting streets but 

not a corner lot may be assessed for any street improvement to which it has direct 

access. 

Triple Frontage Lot: A lot that has frontage on three streets, shall be assessed similar 

to a Corner lot, with 50% assessment on the street with driveway access and 50% 

on a street that is immediately perpendicular to the street with driveway access. If 

one of the streets is considered a collector street, minor or major, that street shall 

not be included in the street receiving an assessment. 

Irregularly Shaped Lots: Shall be assessed per unit. 

Rectangular Lot: Shall be assessed per unit. 

Special Case Lot Residential: Shall be assessed on a per unit basis if the 

improvement can be reasonably accessed. 

Shared Driveway Access Lots: Residential lots that share a driveway access to one 

or two streets shall have all internal units pay on a per unit basis as if each unit were 

the only user of the lot. How the per unit assessment is calculated shall follow the 
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above-mentioned methods for residential lots. 

 

Commercial/InstitutionalMulti-Family Front Footage Method. This method is used for 

multi-family and commercial properties. The commercial rates are computed by taking the 

residential unit rate, dividing it by 75 (minimum typical residential lot width) and 

multiplying it by 1.3 (Exhibit C). (cCommercial properties are assessed at 1.3 times the 

residential rate). 

Corner Lots: Lots located at a street intersection having both front and side-lot 

footage adjacent to improvements shall be assessed for both sides. No assessment 

would occur for an unimproved side.  A corner credit of up to 37.5’ (1/2 unit) shall 

be applied to corner properties with the assessable frontage greater 37.5’ (1/2 Unit), 

such that the assessed frontage shall not be less than 37.5’ (1/2 unit) or actual 

frontage if actual frontage is less than 37.5’. (Examples:  100’ frontage - 37.5’ corner 

credit = 62.5 F-F  /  40’ frontage -2.5’ corner credit = 37.5 F-F  /  30’ frontage - 0’ corner 

credit = 30 F-F). 

Double Frontage Lot: A lot with access to two separate non-intersecting or 

intersecting streets but not a corner lot may be assessed for any street improvement 

to which it has direct access.  Shall be treated the same as corner lots as applicable. 

Irregularly Shaped Lots: Cul-de-sacs, or other lots where there is more than five 

feet of difference in length, the front footage shall be calculated using an average 

or other equitable means such as adjusted frontage. 

Rectangular Lots: Lots with less than five feet of difference in length between the 

front and back lot lines shall be assessed based on front feet. 

Special Case Lot Commercial: A lot which accesses the improvement but may have 

little or no real property fronting the improvement shall be assessed in a fair and 

equitable manner consistent with surrounding properties fronting the improvement. 

Adjusted frontage shall be considered. 

Shared Driveway Access Lots: Commercial/Institutional lots that share a driveway 

access to one or two streets shall have all internal units pay on a per unit basis as if 

each commercial/institutional unit were the only user of the lot. How the per unit 

assessment is calculated shall follow the above-mentioned methods for 

commercial/multi-family lots. 

 

Industrial Front Footage Method. This method is used for industrial properties. The 

industrial rates are computed by taking the residential unit rate, dividing it by 75 (minimum 

residential lot width) and multiplying it by 1.3 (industrial properties are assessed at 1.3 

times the residential rate). 

Corner Lot: Lots located at a street intersection having both front and side lot 

footage adjacent to improvements shall be assessed for both sides. No assessment 

would occur for an unimproved side.  A corner credit of up to 37.5’ (1/2 unit) shall 

be applied to corner properties with the assessable frontage greater 37.5’ (1/2 Unit), 

such that the assessed frontage shall not be less than 37.5’ (1/2 unit) or actual 

frontage if actual frontage is less than 37.5’. (Examples:  100’ frontage - 37.5’ corner 

credit = 62.5 F-F  /  40’ frontage -2.5’ corner credit = 37.5 F-F  /  30’ frontage - 0’ corner  

 

credit = 30 F-F). 

Double Frontage Lot: A lot with access to two separate non-intersecting or 
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intersecting streets, but not a corner lot may be assessed for any street improvement 

which it has direct access.  Shall be treated the same as corner lots as applicable. 

Irregularly Shaped Lots: Cul-de-sacs, or other lots where there is more than five 

feet of difference in length, the front footage shall be calculated using an average 

or other equitable means such as adjusted frontage. 

Rectangular Lots: Lots with less than five feet of difference in length between the 

front and back lot lines shall be assessed based on front feet. 

Special Case Lot Industrial: A lot which accesses the improvement but may have 

little or no real property fronting the improvement shall be assessed in a fair and 

equitable manner consistent with surrounding properties fronting the improvement, 

Adjusted frontage shall be considered. 

 

Assessment Rates.  The assessment rates under this policy, shall be made a part of the City’s fee 

schedule.  The City Council shall, on an annual basis, or with each feasibility study, review the 

fee schedule and determine if revisions or changes should be made based on construction and/or 

inflationary cost increases. 

 

Public Street Improvement Assessments: 

 

 

Utility Improvement Assessments: 

 Residential/Domestic Larger Services 

Water service w/new main construction Case by Case Case by Case 

Sewer service w/new main construction Case by Case Case by Case 

   

 Residential/Domestic Larger Services 

Water service w/tap to existing main Case by Case Case by Case 

Sewer service w/tap to existing main Case by Case Case by Case 

 

* Residential/Domestic is assumed to be 1" to 1 ½” water service lines.   All water service 

assessments will be assessed based on actual construction cost plus the related project 

costs. 

** Sewer services are assumed 4" or 6" service line.  All sanitary sewer service assessments  

 
Residential 

Per Unit 

Commercial / 

Multi-Family/ 

Institutional 

Per Front Foot 

Industrial 

Per Front 

Foot 

Mill and overlay $   TBD $  TBD $  TBD 

Rehabilitate/Pavement Replacement $   TBD $  TBD $  TBD 

Partial Reconstruction $   TBD $  TBD $  TBD 

Full Reconstruction $   TBD $  TBD $  TBD 

Alley Improvement Case by Case Case by Case Case by Case 
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will be assessed based on actual construction cost plus the related project costs. 

 

Payment of Special Assessments. 

 

All Properties. Special assessments for all classifications of properties shall be paid over a 

term set by the City Council and generally will not to exceed fifteen (15) years from most 

street improvement projects and with payment through certification to property taxes.  

Shorter or longer assessment payment periods might be considered for projects with 

smaller or larger assessments amounts than typical past projects.  Interest rates may vary 

but shall be set no more than 2.0% above the average interest rate on the bond sale for the 

project. If there is no bond sale the interest rate will be fixed by resolution of the City 

Council.  The increased rate covers administration and collection of the assessments over 

the life of the repayment period. 

 

Timing of Payments.  Property owners may elect to make a payment to the City within 

the timeframe established by City resolution.  Property owners may choose to make a full 

or partial payment.  No interest shall accrue on the assessment from the adoption of the 

assessment role until the date specified by City resolution.  Unpaid balances will be 

certified to the County (Le Sueur or Scott as applicable) for payment with property taxes 

before the end of the year in which the Assessment Hearing was conducted.  

 

Partial Payment.  It should be noted that if only a partial payment is made before 

certification to the County then the remaining assessment balance shall be paid with 

interest over the term as established by the City Council.  The City will accept no more 

than one (1) payment of at least $500.00, before the City’s certification deadline for the 

assessment.  

 

Pay-off. If a property owner sells, transfers, or subdivides any portion of the property that 

is encumbered by a special assessment assessed by the City, the property owner shall pay 

the assessment in full prior to the closing of the property. 

 

Deferred or Delayed Assessments. 

 

Scope. Chapter 429 of the Minnesota Statue allows for deferred and delayed assessments. 

This section is only meant to cover the most frequent cases encountered by the City in past 

years. Minnesota Statutes shall govern in all cases. 

 

Senior Citizen. Disability, Military, and Other Deferrals. Minnesota Statutes 435.193 

authorizes the City Council to enact certain deferrals. Therefore the City Council shall, at 

its discretion, defer the payment of a special assessment for any homestead property owned 

by a person for who it would be a hardship to make the payment if the owner is one of the 

following: 

- A person 65 years of age or older. 

- A person retired by virtue of a permanent and total disability. 

- A member of the Minnesota National Guard or other military reserves ordered 

into active military service, as defined in Minnesota Statutes Section 190.05, 
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subdivision 5b or 5c, as stated in the person's military orders, for whom it would 

be a hardship to make the payments. 

- Minnesota Statutes Section 429.061, subdivision 2, allows the City Council to 

defer special assessments for unimproved property until a designated future 

year, or until the platting of the property, or the construction of improvements, 

if the special assessments are greater than $9,725.00. If the previous three 

provisions remain in affect after, full payment of an assessment shall be due no 

later than thirty (30) years after the initial approval of the assessment rolls by the 

City Council.  

 

Deferral of Special Assessments. The City Administrator may record the deferment of 

special assessments where the following conditions are met: 

A. The applicant must be the owner of the property. 

B. The applicant must occupy the property as a principal place of residence. 

C. The applicant's income from all sources does not exceed the low income as 

established by the U.S. Department Housing and Urban Development as used in 

determining the eligibility for Section VIII housing. 

D. As to a deferment based upon age or disability, the applicant must apply for 

the deferment not later than fourteen (14) calendar days after the assessment is 

adopted by the City Council. 

E. As to a deferment based upon age or disability, the applicant must be 65 

years of age or older or retired by virtue of permanent disability. 

 

Deferment Period. The deferment will be granted for as long as the hardship exists and the 

conditions aforementioned have been met. The applicant must notify the City 

Administrator of any change in his/her status that would affect eligibility for deferment. 

 

Loss of Deferment Eligibility. The entire amount of deferred special assessment is due 

within 60 days after loss of eligibility by the applicant. If the special assessment is not paid 

within 60 days, the City Administrator shall add thereto interest at the applicable rate for 

the bond issue for the project. If there is no bond issue for the project, interest will be fixed 

by resolution of the City Council. The total amount of principal and interest from the due 

date through December 31 of the following year must be certified to the respective Le 

Sueur or Scott County Auditors for collection with taxes the following year. If the applicant 

demonstrates to the satisfaction of the City Council that full repayment of the deferred 

special assessment would cause the applicant particular undue financial hardship, the City 

Council may order that the applicant pay within 60 days a sum equal to the number of 

installments of deferred special assessments outstanding and unpaid to date (including 

principal and interest) with the balance thereafter paid according to the terms and 

conditions of the original special assessment. 

 

Termination of Deferment of Special Assessments. The option to defer the payment of 

special assessments terminates and all amounts accumulated plus applicable interest 

becomes due upon the occurrence of any one of the following: 

A. The death of the owner when there is no spouse who is eligible for the 

deferment; 
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B. The sale, transfer, or subdivision of all or any part of the property; 

C. Loss of homestead status on the property; or 

D. Determination by the City Council for any reason that there would be no 

hardship to require immediate or partial payment. 

 

Deferment Interest. The City Council shall indicate by resolution whether interest will accrue and 

be added to the principal, will be paid annually, or will be forgiven while the assessment is 

deferred, and the number of installments in which assessments are to be paid when the deferral 

terminates. However, in no event shall the last installment be paid more than thirty (30) years after 

the assessment was levied. 

 

Conclusion: The New Prague City Council has determined the above special assessment 

procedures necessary and serving the public good. 

 

 

[Signatures on following Page] 
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Adopted by the New Prague City Council on November 6, 2023. 

 

 

        

________________________________ 

       Duane J. Jirik 

Mayor 

 

ATTEST:  

 

 

 

___________________________________ 

Joshua M. Tetzlaff 

City Administrator  
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Exhibit A 
Single-Family Residential Assessments 
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Exhibit B 
Multi-family and Townhome Assessments 
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Exhibit C 
Commercial/Institutional/Industrial Assessments 

 


