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Foreword 

The new Central Corridor light rail line has generated mixed feelings among residents of the Twin Cities 
who stand to benefit from increased transit access, new development, and greater opportunity to 
regional resources. On the one hand, many of these residents, representing racially diverse and low-
income communities, are looking forward to the promise of this new light rail line and accompanying 
transit-oriented development: economic opportunity, affordable housing, increased transit access, and 
public investment in pedestrian safety and streetscaping. On the other hand, many are concerned that 
the increased desirability of the corridor will increase housing and small business costs, and price 
current residents out of their homes and businesses. They worry that the social support systems and the 
ethnic markets they depend on will not be able to withstand the community changes. Still, having largely 
been the victims of disinvestment, they are hungry to take advantage of this new investment as long as 
they can be sure that their communities will benefit.  
 
Responding to community concerns, our three organizations came together to form a unique 
partnership bringing together community organizing, advocacy, and technical analysis. We set out to 
engage a diverse set of community groups along the Central Corridor as well as technical experts to 
assess the potential implications of the proposed transit-oriented development rezoning policy that 
would set the foundation for development and growth in the corridor. We used a tool called health 
impact assessment (HIA) to guide our analysis, along with principles of community participatory 
research and community organizing. 
 
Health impact assessment is a tool that can infuse the consideration of health and equity outcomes into 
critical decision-making processes. Using this tool, decision makers can be fully informed of the 
implications of their decisions on the health of a community prior to implementing changes. Health 
impact assessments, first pioneered in Europe, are catching on in America as health practitioners, 
community groups, researchers, and advocates work to prevent ill health before it starts.  
 
Research shows deep connections between health outcomes and the built environmentτfor example, 
people who live in areas with access to transportation, affordable housing,  fresh foods, good schools, 
and safe parks for physical activity tend to enjoy overall better health and an improved quality of life 
than those who lack access to those amenities. Stark disparities exist in the built environments of low-
income communities versus affluent communities. This disparity is reflected in the health outcomes of 
low-income people and communities of color.  
 
The Healthy Corridor for All Health Impact Assessment made important contributions to the rezoning 
debate, and helped to increase community participation, build capacity, and leave an indelible mark on 
the region as a whole. Through the organizing and advocacy of community leadership, the concepts of 
health and affordable housing were placed at the center of the rezoning debate and helped educate the 
media, policymakers, and the general public. The level of community participationτparticularly from 
low-income people and communities of colorτin the rezoning process was unique for the city. In 
addition, through the HIA process and analysis, the Twin Cities region now has a model in place for 
community engagement and analysis to help address community needs as it plans for other transit 
corridors.  
 
This document presents the full range of findings, detailed descriptions of the issues, data sources and 
methodology. A summary of the key components this analysis can be found at 
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www.PolicyLink.org/HealthyCorridorforAllHIA. We hope this report will help inspire other communities 
facing similar issues to conduct assessments, come together in coalition, and support healthy, equitable 
transit-oriented policies. In particular, we hope the Healthy Corridor for All Health Impact Assessment is 
seen as a model for the careful analysis and consideration of important community priorities such as 
health, affordable housing, and economic opportunity in transit and land use planning, as well as a 
process for community participation that responds to the leadership and wisdom of communities. 
  
We want to sincerely thank the Healthy Corridor for All Community Steering Committee and Technical 
Advisory members for their invaluable leadership and contributions to this project and report. 

 

 

Angela Glover Blackwell,          Dan McGrath,   Doran Schrantz,             
Founder and CEO,            Executive Director,   Executive Director, 
PolicyLink                                       TakeAction Minnesota  ISAIAH  

file:///D:\www.PolicyLink.org\HealthyCorridorforAllHIA
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Introduction  

Healthy Corridor for All: Supporting Equitable Transit-Oriented Development  

Across the country, a movement is building to develop and expand light rail transit systems, as demand 
increases for more urban and less autocentric lifestyles. Light rail systems in Austin, Baltimore, Denver, 
Los Angeles, Miami, Seattle, and Saint Paul, among other cities, exemplify this trend.  With this 
development have come changes, not only to transportation systems, but to land use patterns in which 
compact, walkable communities are created, centered around high-efficiency transitτalso known as 
transit-oriented development. 
 
Transit-oriented development (TOD) has been shown to be a healthier model for development than 
urban sprawl1, the expansion of low-density, single-family detached housing farther and farther away 
from the urban core. TOD can lead to increased walking and biking, rather than long car commutes, and 
even to shorter car trips to park-and-rides and other neighborhood amenities.2 The potential results 
include decreasing car pollution, which improves air quality; denser, more energy-efficient housing,3 
which is more supportive of affordable housing production; and more efficient access to, and delivery 
of, goods and services.  
 
Yet, as TOD has been constructed in many cities, including Portland and Washington, DC, it has often 
been accompanied by displacement of low-income persons and communities of color.4 Higher-income 
populations are finding compact living near transit desirable, driving up the property value of land near 
transit. This has resulted in increased rents and/or property taxes for existing residents, who may 
ultimately be displaced because of the higher cost of living. In response to these circumstances, 
PolicyLink, along with other groups, has developed tools to support equitable transit-oriented 

developmentτan approach to ensure that low-income households and communities of color benefit 

from TOD without being displaced.  
 
As part of this larger TOD trend, the Twin Cities is planning to build approximately four transit corridors 
as part of the Corridors of Opportunity Initiative; at least two will be fixed rail.5 The mode of the other 
two has not been established at the time of this report. The first of these light rail lines, the Central 
Corridor Light Rail Transit line (CCLRT), is currently under construction. An 11-mile transit corridor 
connecting downtown Minneapolis with downtown Saint Paul, the CCLRT is a $1 billion transit 
investment estimated to spur as much as $6.78 billion in public and private investment in local 
development during the next 20 years.6 
 
The Central Corridor, home to over 60,000 people in the Saint Paul segment, passes through some of the 
ǊŜƎƛƻƴΩǎ Ƴƻǎǘ ŘƛǾŜǊǎŜ ŀƴŘ Ƴƻǎǘ ƭƻǿ-income communities, including the second largest Hmong population 
in the United States, a large Somali refugee population, as well as Rondo, a historic African American 
community that has been negatively impacted by a large transportation infrastructure project beforeτthe 
interstate highway system. Several hundred homes and businesses were demolished and families 
ŘƛǎǇƭŀŎŜŘ ŀǎ LƴǘŜǊǎǘŀǘŜ фп ǿŀǎ ŎƻƴǎǘǊǳŎǘŜŘ ǊƛƎƘǘ ǘƘǊƻǳƎƘ ǘƘŜ ŎƻƳƳǳƴƛǘȅΣ ŘŜǾŀǎǘŀǘƛƴƎ ǘƘŜ ŎƻƳƳǳƴƛǘȅΩǎ 
growth and economic prospects. What the people of Rondo and the broader Twin Cities community 
learned was that transportation planning and land use regulations must be carefully designed in order to 
ensure that everyone benefits, including the very people who stand to benefit the most: low-income 
people and people of color.  
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This time, with opportunity knocking in the form of increased transit access and public and private 
investment, the Central Corridor (CC) communities did not want history to repeat itself. While looking 
forward to benefiting from the new transit line and increased public and private investment, they voiced 
fear that they may ultimately be involuntarily displaced due to increased housing and business costs and 
began to worry that the large-scale community changes may lead to cultural and social upheaval with 
ǘƘŜ ŎƻƳƳǳƴƛǘƛŜǎΩ ƘŜŀƭǘƘ ǘŀƪƛƴƎ ŀ ǘƻƭƭΦ  
 

Overview of Healthy Corridor for All Project 

The community expressed concern that not enough analysis had been done to understand the impacts 
of the light rail line and subsequent land use changes on existing communities. Based on this, ISAIAH, 
the Hmong OrganiziƴƎ tǊƻƎǊŀƳ ƻŦ ¢ŀƪŜ!Ŏǘƛƻƴ aƛƴƴŜǎƻǘŀ ό¢!aΩǎ IhtύΣ ŀƴŘ tƻƭƛŎȅ[ƛƴƪ ǇŀǊǘƴŜǊŜŘ 
together to conduct a health impact assessment (HIA) of the rezoning ordinance that would lay the 
foundation for the implementation of transit-oriented development (TOD) along the Central Corridor. A 
health impact assessment was the tool of choice because of the potential impacts of infrastructure 
development on the health and well-being of existing communities and the universal aspiration for 
improving community health in the Central /ƻǊǊƛŘƻǊΦ ¢ƘŜ ǇǊƻƧŜŎǘ ǇŀǊǘƴŜǊǎ ŘǳōōŜŘ ǘƘŜ IL!Σ άIŜŀƭǘƘȅ 
/ƻǊǊƛŘƻǊ ŦƻǊ !ƭƭΦέ 
 
L{!L!I ŀƴŘ ¢!aΩǎ Iht ǿƻǊƪŜŘ ŎƭƻǎŜƭȅ ǿƛǘƘ ŎƻƳƳǳƴƛǘȅ ƎǊƻǳǇǎ ǘƻ ƭŜŀŘΣ ƻǊƎŀƴƛȊŜΣ ōǳƛƭŘ ŎŀǇŀŎƛǘȅΣ ŀƴŘΣ ƛƴ 
particular, support the engagement of community partners, especially low-income people and 
communities of color, in the rezoning process and the health impact assessment. PolicyLink served as 
the technical partner, conducting the research, and providing technical assistance and capacity building. 
The project partners convened a leadership team to guide the projectτthe Healthy Corridor for All 
Community Steering Committee (CSC). The CSC identified the focus for the analysis, advised on research, 
prioritized and advocated for policy recommendations, and informed policymakers and their 
constituency every step of the way. The project partners also convened a Technical Advisory Panel (TAP) 
to provide technical support, expertise, data resources and help integrate and coordinate related 
existing and ongoing analyses with the HIA. The project partners worked closely, each with different, but 
complementary roles, and worked closely with the CSC and TAP, together creating a well-rounded 
leadership team for the HIA. 
 
The goals of the Healthy Corridor for All Health Impact Assessment were to:  
 

 Assess the impacts of the rezoning proposal on community health, health inequities, and 
underlying conditions that determine health in the Central Corridor.  

 Ensure positive health benefits are maximized and negative health impacts are addressed in the 
decision-making process.  

 Empower Central Corridor local communities to meaningfully engage in the rezoning process. 
 
The core values that guided this HIA included equity, community empowerment, collaboration, 
accountability, and scientific integrity. 
 

Why Focus on Rezoning? 

Rezoning along the Central Corridor enables the City to create a foundation for anticipated future 
investment and transit-oriented development. In anticipation of this future investment, the City led a 
community process to develop the Central Corridor Development Strategy (CCDS) in 2006 and 2007. The 
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process brought together diverse stakeholders to create a vision and guiding principles for future 
development of the corridor and the surrounding neighborhoods. In preparation for the higher density 
development envisioned in the CCDS, the City of Saint Paul carried out a rezoning process and recently 
adopted amendments to the zoning ordinance to rezone a large portion of the corridor.  
 
The rezoning of the Central Corridor was one of the first major regulatory steps undertaken by the City 
of Saint Paul to implement the Central Corridor Development Strategy, following the adoption of station 
area plans in 2009. The CCDS recommended that the zoning ordinance be amended to align more 
closely with a transit-ǎǳǇǇƻǊǘƛǾŜ ǊŜƎǳƭŀǘƻǊȅ ŦǊŀƳŜǿƻǊƪΦ ¢ƘŜ /ƛǘȅΩǎ ǎǘŀǘŜŘ ƻǾŜǊŀƭƭ Ǝƻŀƭǎ ŦƻǊ ǘƘŜ ǊŜȊƻƴƛƴƎ 
were άƘƛƎƘŜǊ ŘŜƴǎƛǘȅ ŘŜǾŜƭƻǇƳŜƴǘΣ ǊŜŘǳŎŜŘ ŘŜƳŀƴŘ ŦƻǊ ǇŀǊƪƛƴƎΣ ǇŜŘŜǎǘǊƛŀƴΣ ŀƴŘ ǘǊŀƴǎƛǘ-oriented 
ŜƴǾƛǊƻƴƳŜƴǘǎΦέ7 The specific amendments proposed to the zoning ordinance will increase allowable 
densities and heights, reduce parking requirements, increase the amount of residential uses allowed, 
restrict auto-oriented uses, and provide design standards that promote pedestrian and transit-friendly 
environments. This rezoning will undoubtedly have an effect on the built environment of the Central 
Corridor and surrounding neighborhoods over the next few decades.  
 
There is a large and growing body of research that has documented the connections between land use 
and health. Many studies have shown that our physical and social environmentsτwhere we live, learn, 
work, and playτaffect our health even more than we previously imagined. Some neighborhoods 
provide opportunities for residents to make healthy decisions, such as areas with affordable housing, 
high performing schools, safe places for children to play outside, and access to healthy grocery stores. 
Those who live in neighborhoods that lack these healthy opportunitiesτoften low-income communities 
and communities of colorτexperience the worst health outcomes, such as high rates of obesity, 
diabetes, asthma, and heart disease. Furthermore, Myron Orfield, professor at the University of 
Minnesota and Director of the Center for Race and Poverty, notes that the segregated nature of these 
often low-opportunity neighborhoods is more strongly associated with poor health than any other 
measured demographic factor. Segregation by race and income plays a significant role in widening the 
disparity health gap, as well as the achievement gap, between racial groups.8 This condition exists in 
many cities and regions across the country, as well as being prevalent throughout the Twin Cities region, 
despite relative progress compared to some of the other regions. 
 

What is a Health Impact Assessment? 

Health impact assessments (HIAs) have been conducted in Europe and Australia for many years. In 
recognition that many policies, plans, and projects outside of the health arena have important health 
implications, groups in the United States have started to conduct HIAs in the last ten or so years to 
evaluate and support the consideration of health in decision-making processes.  
 
A health impact assessment may be defined as άa combination of procedures, methods and tools that 
systematically judges the potential, and sometimes unintended, effects of a policy, plan, program or 
project on the health of a population and the distribution of those effects within the population. An HIA 
identifies appropriate actions to manage those effects.έ9 Such an assessment provides a common-sense 
and evidence-based approach, to ensure that potential impacts of policies and plans are appropriately 
addressed before final decisions are made. HIAs, such as the one conducted in Healthy Corridor for All, 
ƻŦǘŜƴ ŦƻŎǳǎ ƻƴ ǘƘŜ άǎƻŎƛŀƭ ŘŜǘŜǊƳƛƴŀƴǘǎ ƻŦ ƘŜŀƭǘƘΦέ ¢ƘŜǎŜ ƘŀǾŜ ōŜŜƴ ŘŜŦƛƴŜŘ ōȅ ǘƘŜ ²ƻǊƭŘ IŜŀƭǘƘ 
Organization as άǘƘŜ ŎƻƴŘƛǘƛƻƴǎ ƛƴ ǿƘƛŎƘ ǇŜƻǇƭŜ ŀǊŜ ōƻǊƴΣ ƎǊƻǿΣ ƭƛǾŜΣ work and age, including the health 
system. These circumstances are shaped by the distribution of money and resources at global, national 
and local levels, which are themselves influenced by policy choices. The social determinants of health 
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are mostly responsible for health inequitiesτthe unfair and avoidable differences in health status seen 
within and between countries, [among race, income, gender, ŀƴŘ ƎŜƻƎǊŀǇƘȅ ǿƛǘƘƛƴ ŀ ƎƛǾŜƴ ƭƻŎŀǘƛƻƴϐΦέ10 
 
Health Impact Assessments have four values as identified by the World Health Organization:  
 

 Democracy.  Allows individuals to participate in the development and implementation of 
policies, programs, or projects that may have an impact on their lives. 

 Equity.  Assesses the effects of a proposal on the whole population, with particular reference to 
vulnerable individuals and groups (in terms of age, gender, ethnic background, and 
socioeconomic status). 

 Sustainable development.  Considers both short- and long-term impacts, along with the obvious 
and less obvious ones. 

 Ethical use of evidence.  Identifies and uses the best available quantitative and qualitative 
evidence. Ensures a wide variety of evidence is collected, using the best possible methods.11 

 
A set of steps guides a practitioner through an assessment, including: 
 

 Screening.  Determines the need and value of an HIA. 

 Scoping.  Determines the project partners; health and social impacts requiring assessment; 
methodology for the analysis; and a research and work plan.  

 Assessment.  Provides an analysis of existing conditions; an assessment of the policy, project, or 
program under study; and an evaluation of the potential impacts of the policy, project, or 
program on existing conditions. 

 Recommendations.  Develops a set of recommendations for maximizing health outcomes. 

 Reporting.  Develops a report for communicating findings and recommendations.  

 Monitoring.  Tracks the impact of the HIA on the proposed policy, program, or project, and the 
impacts of the final policy, program, or project on existing conditions.  

 
The role of health impact assessments goes beyond collecting and analyzing data on existing health 
disparities and impacts on health. The HIA process can be an instrument to engage and empower 
communities, emphasize everyday experiences in decision making, build consensus around decisions, 
and build lasting relationships and collaborations across diverse constituencies.12 Embedded in the HIA 
process are opportunities for community engagement and leadership, with the end of achieving a 
participatory research process that reflects and resonates with resident concerns and aspirations. 
 

Why Focus on Health? 

A health impact assessment is fundamentally about the health of the community. The goal of this 
particular assessment is to analyze whether, how, and to what extent the adoption of new zoning by the 
City of Saint Paul is likely to change a set of specific neighborhood health conditions. The emphasis is on 
how the economy, housing, and transportation effects on health will be distributed across populations 
by race, income, and geographies. While an environmental impact assessment relating to the 
construction of the CCLRT was prepared, no documents have examined the specific impact of land use 
decisions on physical indicators of health or carefully analyzed social determinants of health prioritized 
by the community.  
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Health is a universal issue. The ability of individuals to fully experience and enjoy life depends on the 
quality of their physical and mental health. A health impact assessment can bring communities 
togetherτregardless of their race, ethnicity, or socioeconomic statusτin a unique way, to discuss and 
evaluate the ways in which individual and community health may be affected by a proposed policy or 
project. The relationships and coalitions formed can continue building upon the information gathered, 
working toward healthier communities.   
 
In this case, the HIA provides an opportunity to establish precedent on how to ensure that new transit-
oriented development supports equitable and healthy outcomes for all. The Central Corridor LRT is one 
of several new proposed light rail line expansions across the country that traverses lower-income 
neighborhoods and communities of color. In addition, for the Twin Cities region, the Metropolitan 
Council has planned several additional transit corridors to undergo construction in the next decade or 
so.  
 
The health benefits of TOD are well documented in the urban planning literature;13 this type of 
development supports transit usage and active transportation lifestyles, thus reducing carbon emissions 
and increasing physical activity. These positive outcomes, though, are not necessarily distributed evenly 
by race or income. Research has shown that transit investments can result in more expensive housing, 
more wealthy residents, and higher vehicle ownership, which, in some newly transit-rich 
neighborhoods, can price out core transit users, such as renters and low-income households.14 
Investments in transit alone do not impact all neighborhoods in the same ways, however; transit-rich 
neighborhoods exist across the country that are still racially segregated and lacking in investment and 
access to opportunity. 
 
In the case of Saint Paul, transit-oriented development can have several positive effects on the corridor 
and surrounding communities: new, higher-density development can increase the number of jobs and 
housing units near light-rail stations; improved design standards can help to create a safer environment 
for pedestrians and bicyclists; increased density can help expose more individuals to the wide variety of 
local and diverse businesses throughout the corridor. These zoning changes could also have unintended 
negative consequences, however. Increased development potential on rezoned properties could result 
in commercial and residential displacement if property values and rents rise above sustainable levels for 
current tenants. The shift in land uses from industrial to office may promote further bifurcation of the 
economy into high-educationςhigh-wage and low-educationςlow-wage jobs. Figure A below depicts 
various pathways for the ways in which rezoning can impact the social determinants of health. 
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FIGURE A: CHANGES IN NEIGHBORHOOD LIVABILITY AND HEALTH  

 
                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                  
Components of this Report 

This document is written for advocates and decision makers in the Twin Cities area as a way to 
demonstrate the clear connections between land use decisions and health and equity outcomes as the 
Central Corridor LRT develops and the corridor develops. This report can also be used to inform city and 
regional decisions regarding other proposed TOD or transit planning projects. This report presents a 
methodology for conducting equitable TOD analysis with community leadership. You will find the 
following components herein: 
 

 Background, which details the history of the Central Corridor and surrounding neighborhoods; 
gives information about demographic and neighborhood characteristics of the corridor and an 
overview of the Saint Paul real estate market. 

 Methodology, in which the process of implementing the HIA is discussed and where you will find 
data sources and research methods.  

 Rezoning Proposal Analysis, which describes the City of Saint Paul rezoning proposal and the 
implications it can have on land use in the Central Corridor. 

 Assessment Findings, in which the existing conditions of the Central Corridor and potential 
impacts of rezoning are included and organized by the CSC priorities. 

 Prioritized Policy Recommendations, which detail the policies the CSC has designated as highly 
important for implementation as a result of the assessment findings. 

 Monitoring Plan, which identifies indicators to monitor the impacts of actual development 
enabled by the rezoning on the social determinants of health prioritized by the CSC.  

 
This report reflects the connection between health and the HIA priorities established by the Community 
Steering Committee (CSC), including specific references to peer-reviewed research on these topics.  
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1.  Healthy Corridor for All: HIA Process and Methodology 

Implementation Process 

The health impact assessment (HIA) process began in May 2010 and continued through April 2011, 
when the Saint Paul City Council passed the new rezoning to accommodate higher-density transit-
oriented development (TOD). The HIA was embedded in the community, engaged in advocacy, and 
building capacity with community partners. Each iteration of the HIA process involved significant 
discussion, capacity building and opportunities for feedback from community advocates, technical 
advisers, and policymakers. In the end, the Community Steering Committee made recommendations to 
the city council in preparation for its decision on the rezoning proposal. The HIA was conducted to help 
inform the city council decision.  
 
Screening: Does a Health Impact Assessment Add Value? 

In this initial phase, the project teamτPolicyLink, ISAIAH, and TakeAction Minnesotaτworked with 
community leaders and organizations to determine the need for, and value of, a health impact 
assessment. The rezoning of the Saint Paul portion of the Central Corridor was especially significant 
ōŜŎŀǳǎŜ ƛǘ ǿŀǎ ǘƘŜ ŦƛǊǎǘ ŘŜŎƛǎƛƻƴ ǘƻ ŎƻŘƛŦȅ ǘƘŜ ŎƛǘȅΩǎ Ǿƛǎƛƻƴ ŦƻǊ ǘƘŜ ŎƻƳƳǳƴƛǘȅ ƛƴǘƻ ƭŀǿǎ ǘƘŀǘ all 
development would have to abide by.  
 
In the last ten years, public health and urban planning research has shown that the built environment, of 
which zoning forms the architecture, has profound impacts on community health. Zoning shapes 
physical design, safety, access to food, recreation, and jobs and economic opportunity. As well, it 
influences the composition and social connectivity of a neighborhood and can facilitate affordable 
housing. Health effects related to zoning decisions may include rates of traffic injuries, respiratory 
disease, physical activity, obesity, income, violence, and mental health issues. Negative results are often 
borne disproportionately by the most economically disadvantaged communities. While Minnesota as a 
whole is one of the healthiest states in the country, some of !ƳŜǊƛŎŀΩǎ ǎǘŀǊƪŜǎǘ ƘŜŀƭǘƘ ŘƛǎǇŀǊƛǘƛŜǎ ŀŎǊƻǎǎ 
race, income, and education levels exist there.15 With appropriate planning and policies in place in the 
rezoning, the health of current residents can benefit from improved community design, enhanced 
services and infrastructure, and increased home and business values.  
 
SƻƳŜ ƻŦ ǘƘŜ ǊŜƎƛƻƴΩǎ Ƴƻǎǘ ǾǳƭƴŜǊŀōƭŜ ǇƻǇǳƭŀǘƛƻƴǎ ǊŜǎƛŘŜ ƛƴ ƴŜƛƎƘōƻǊƘƻƻŘǎ ƴŜŀǊ ǘƘŜ /ŜƴǘǊŀƭ /ƻǊǊƛŘƻǊ: a 
large African American population, a thriving Asian, predominantly Hmong, immigrant community of 
many small businesses, and low- and middle-income persons of all ethnic and racial backgrounds. These 
populations have the most to lose and to gain from the rezoning along the corridor. Residents and 
business owners have limited safety nets on which to rely. They stand to lose their homes and 
businesses should increased property taxes result from rezoning. 
 
The team recognized that health had not been discussed in the zoning debate, and equitable transit-
oriented development was not the explicit goal of the zoning. Given the interest in the community in 
participating in a forum to discuss and examine this type of development and the lack of discussions on 
health, the team decided to conduct an HIA as a way to evaluate the potential impacts of the rezoning 
and to provide the community and decision makers with timely recommendations that would assist 
them in assuring a healthy, equitable community. 
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Scoping: Creating the Framework for the Project 

Developing a Community Steering Committee and Technical Advisory Panel  

In June 2010 the project team created a Community Steering Committee (CSC) of more than 20 
organizations representing diverse constituents living and working along the Central Corridor. These 
groups represent diverse interests from labor to small business. Bringing together the CSC required care, 
identifying the landscape of advocates and interests along the Central Corridor, and building 
relationships through numerous conversations. The team also identified a key set of stakeholders who 
were not able to join the CSC, but given their interests, they would be kept updated on ǘƘŜ ǇǊƻƧŜŎǘΩǎ 
progress.  
 
The project team then created a Technical Advisory Panel (TAP) made up of more than 20 varied 
organizations, including the City of Saint Paul Planning and Economic Development Agency and 
university professors, affordable housing developers, and economic development associations. In 
addition, a set of key policymakers in the zoning and transit planning process were identified to ensure 
consistent communication with decision makers throughout the HIA. 
 
Membership in both the CSC and the TAP was strictly voluntary, though, in order to participate, 
members made a number of agreements and commitments, fundamentally to the HIA goals and core 
values ŘŜƭƛƴŜŀǘŜŘ ƛƴ ǘƘŜ ŦƛǊǎǘ ǎŜŎǘƛƻƴ ƻŦ ǘƘƛǎ ǊŜǇƻǊǘΩǎ ƛƴǘǊƻŘǳŎǘƛƻƴ. Members committed to work together 
to conduct the HIA in accordance with these goals and values, and not to challenge them during the 
process. The project team documented the structures and functions of the CSC and the TAP, as well as 
the principles of the HIA, the process and timeline, ground rules for engagement, and decision-making 
process in a Rules of Engagement memo, which all CSC and TAP agreed upon. See Appendix A for this 
memo. 
 
Developing a Research Proposal for the HIA 

In July 2010, the project team brought together the full CSC and TAP to launch the Healthy Corridor for 
All Health Impact Assessment. This two-part meeting included a significant capacity-building portion, 
where participants discussed HIAs, land use and transportation connections to health and equity, and 
the political timeline and process of zoning. The group spent time creating a collective vision of a healthy 
Central Corridor, and through discussions and a vote, prioritized three elements they believed were 
crucial in achieving a Healthy Corridor, then worked to identify two objectives for each element. Table 
1.1 lists the community objectives and the related questions that guided the impact analysis. 
  
TABLE 1.1: HEALTHY CORRIDOR FOR ALL HIA PRIORITIES 
 

Healthy Economy 
 
Objective 1:  High Quality, Healthy Jobs that Increase Wealth, Income, and Equity for All Residents 

How will the proposed zoning change the number and quality of jobs available to residents in the 
corridor neighborhoods? 

 
Objective 2:  Develop and Support Diverse, Local BusinessesτExisting and New 

How will the zoning changes affect small, locally and minority-owned businesses located along 
the corridor?  
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Affordable, Healthy Housing 
 
Objective 3:  Protect Residents from Negative Impacts of Gentrification 

How will the proposed zoning affect the likelihood of neighborhood gentrification and the 
involuntary displacement of current residents because of rising rents and the loss of rental 
housingτparticularly residents who are low-income and/or transit dependent? 

 
Objective 4:  Construct and Preserve Affordable and Diverse Housing In Proportion to Demand 

How will the proposed zoning impact the cost of neighborhood housing and the availability of 
affordable housing, in terms of new housing construction and the preservation of existing 
affordable homes? 

 
Safe and Sustainable Transportation 
 
Objective 5:  Maintain and Improve Affordable and Accessible Transportation 

How will the proposed zoning coordinate with, and affect, affordable and accessible public 
transportation for the Central Corridor? 

 
Objective 6:  Safe, Connected Biking and Walking to, from, and across Transit Stops 

How will the proposed zoning coordinate with, and affect, access to safe and connected biking 
and walking routes to, from, and across rail and bus stops?  

 

 
Next, the project team worked with the CSC to develop a research proposal to establish a set of 
indicators to best evaluate the zoning based on the communiǘȅΩǎ ǇǊƛƻǊƛǘƛŜǎΣ given our constraints in 
terms of data availability, time, and resources. Approximately 50 indicators were selected for the 
research plan, to ensure the following: 

1. Measurability in terms of current conditions and over time. 
2. Availability and accessibility of data during the study period and at the relevant geographic 

scale.  
3. Time and resources to adequately address the indicators. 
4. Ability of the indicator to answer the associated research question(s) or prioritized objectives. 
5. Relevance to the proposed development strategy and zoning or to a possible future scenario for 

the community affected directly by the possible development. 
 
The research proposal, finalized in October 2010, also included explanations when community-identified 
priorities were not fully addressed or connected to the indicators. There were a few instances when a 
lack of data availability or accessibility limited ǘƘŜ ǘŜŀƳΩǎ ability to include certain measures important 
to the community. The team shared the research plan with the CSC and the TAP for feedback. 
 
Enhancing Advocacy and Building Community Capacity  

The Healthy Corridor team saw the HIA process as a promising tool, under the inclusive framework of 
healthy communities, with which to forge an alliance of stakeholders along the CCLRT who might 
otherwise not work with one another. This included the African American residents, Hmong and other 
Asian business owners and residents, as well as white residents. ISAIAH has relationships with both 
African American and white churches along the corridor and participates in alliances and coalitions with 
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other organizations that represent various parts of its diverse community. The Hmong Organizing 
Project (HOP) of TakeAction Minnesota has relationships with Hmong business owners and residents. 
HOP is also deeply invested in local coalition building and multiorganizational cooperation. 
 
The Community Steering Committee was the primary decision maker in the scoping process and 
throughout the HIA. Yet, scientific integrity was a primary HIA value that could not be overridden. The 
TAP provided data, reviewed methodology, and many of its members were deeply engaged in planning 
in a variety of ways and helped inform the process. The CSC and TAP built relationships with one 
another and across committees. The TAP was able to hear community concerns and aspirations 
firsthand and access new data and inform analyses. 
 
The team held a public launch of the Healthy Corridor for All Health Impact Assessment in early October, 
once the CSC and TAP had become sufficiently engaged and committed to the work, and the scope was 
nearly complete. The CSC brought their constituents to the event, the TAP brought colleagues, and 
policymakers attended, as did other key stakeholders and journalists. Approximately 150 people were 
present at the gathering.  
 
Capacity building was incorporated into each phase of the HIA to ensure the CSC was familiar with the 
data, the political process, and any new developments in the zoning or planning process. During each 
CSC meeting the project team shared data, discussed political opportunities, and described any technical 
matters. In addition, TAP membersτsuch as Minnesota Center for Environmental Advocacy and William 
Mitchell College of Lawτco-hosted a Zoning 101 for the CSC. The CSC also kept the project team and 
one another abreast of issues arising in the communities and of political opportunities, and made 
certain the HIA was reflective of the local experience. 
 
A second large public meeting was held, with about 320 participants when the baseline assessment was 
complete; initial findings on current conditions were shared, the Minnesota health commissioner 
discussed the importance of the project to public health, policymakers shared their perspective on the 
CSC objectives, and expressed interest in continuing to work with the public, and CSC members shared 
their stories about, and their concerns and hopes for, the Central Corridor. 
 
The CSC ultimately became a coalition, calling itself Healthy Corridor for All, and began to engage in the 
city zoning decision-making processes, armed with new capacity, new partnerships, and new data. 
Organized to advocate for the findings of the HIA, once the recommendations were identified, the CSC 
provided testimony at hearings and held meetings with planning commissioners and city council 
members throughout the HIA. 
 
Assessing Conditions and Potential Impacts, Making Recommendations 

As a framework for understanding how rezoning would impact the prioritized objectives and affect the 
health of Central Corridor residents, the project team: 

1.  Assessed the existing conditions in the community.  
2.  Explored key features of the zoning proposal.  
3.  Analyzed how the existing conditions would be influenced by the zoning proposal.    
4.  Made recommendations for alternative zoning approaches and improvements where necessary.  

 
In the existing conditions analyses, the team assessed the identified 50 indicators in order to reveal 
current conditions in the Central Corridor. The goal was to forecast how the rezoning proposal could 
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impact these current conditions. From October through December 2010, the project team measured 
approximately eight indicators for each objective. The research team remained flexible.  Some indicators 
included in the original research proposal were excluded due to data availability issues and new 
indicators were added as new data became available. Appendix B lists all indicators that were analyzed, 
with their data sources and respective methodologies. 
 
Using the research questions outlined in the research proposal to guide the analysis, a methodology was 
then developed to analyze how the anticipated changes in the built environment would affect existing 
conditions in the corridor, according to two different scenarios. One was market-based, using estimates 
from a market analysis conducted by the real estate firm Colliers Turley Martin Tucker, now named 
Cassidy Turley, commissioned by the Saint Paul Planning Department. The second scenario used the 
maximum allowable development outlined in the rezoning proposal. A further technical explanation of 
the impact analysis methods is detailed in the next section. 
 
When the impact analysis was complete, best practices in equitable development were identified, 
related to the priorities of the Community Steering Committee. The project team then created an 
inventory of policy recommendationsτmany, but not all, of which related specifically to zoningτ
focused on mitigating the potentially negative impacts of the rezoning that were identified in the impact 
analysis. The CSC and TAP reviewed and provided feedback on the list and then developed their top five 
policy priorities for the rezoning. These priorities were developed into more detailed policy briefs; see 
Appendix C for an example brief.  
 

Technical Methods: Compiling the Research 

Data Sources 

This analysis was limited by time, resources, and available data within the time frame of the HIA. Data 
for 1990 is from the Census 1990 Long Form (dataset SF3) in 2000 Boundaries package released by 
Geolytics, Inc. All 2000 data is from the Census 2000, retrieved from the US Census FactFinder web site 
(http://factfinder.census.gov). Demographic, transportation, and housing data cited for the 2005ς2009 
period is from the American Community Survey 2005ς2009 five-year estimates, which have replaced the 
long form of Census 2010 and were recently for Minnesota in mid-December 2010. Data cited from 2010 
is from the Census 2010 redistricting data or the short form (dataset SF1); the latter was released in 
June 2011.  
 
Most economic data on larger trends regarding jobs, workers, and industries was obtained from the 
Longitudinal Employment and Household Dynamics (LEHD) data set for 2008, released by the Bureau of 
Labor Statistics and retrieved using their OnTheMap web site 
(http://lehd.did.census.gov/led/onthemap/). The team used the 2008 numbers, as the 2009 data set will 
not be released until later in 2011.  
 
Data on affordable housing was compiled from the HousingLink Inventory of Subsidized Housing and the 
HUD Picture of Subsidized Households for 2008. Small and minority-owned business data, as well as 
information about on-street parking losses, was provided by U-PLAN, which conducts ongoing surveys of 
businesses located along University Avenue. GIS boundary data for maps was obtained from the 
Metropolitan Council MetroGIS DataFinder web site, the City of Saint Paul, and Ramsey County. 
Foreclosure data was provided by the Minnesota Center for Environmental Advocacy.  
 

http://factfinder.census.gov/
http://lehd.did.census.gov/led/onthemap/
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Current data on bus routes, headways, and ridership was provided by MetroTransit. Data on bicycle and 
pedestrian accidents along University Avenue was provided by the City of Saint Paul Department of 
Public Works for the years 2003ς2007; this is the most recent data available, ǘƻ ǘƘŜ ŀǳǘƘƻǊǎΩ ƪƴƻǿƭŜŘƎŜΦ  
 
For specific data sources by indicator see Appendix B: Indicators and Methodology. 

 
Geographic Boundaries of the Central Corridor 

A majority of the indicators were collected for census block groups located completely or mostly within 
a half-mile radius of the Saint Paul portion of the proposed LRT route along University Avenue, and then 
along Cedar Avenue through downtown to Union Station. Some indicators were collected at the census 
tract level when data was not available at the block group level for one or more years. All block group 
data was gathered for the Census 2000 block group boundaries. LEHD data was gathered at the block 
level because of its availability. Data for Census 2010 was gathered at the block level and aggregated to 
the 2000 Central Corridor and submarket boundaries. Affordable housing data was collected for 
properties located within a half-mile radius of the proposed LRT line. Small and minority-owned business 
data from U-PLAN was collected for all businesses, nonprofits, and governmental organizations located 
along University or within one block north or south of the avenue.  
 
The team created submarket boundaries based on those provided in the Central Corridor Development 
Strategy. They were modified such that they contained all block groups located wholly or mostly within 
their boundaries. These market areas vary widely in size and are not meant to be uniform in distribution. 

 
Existing Conditions and Impact Analyses  

During the scoping process, the CSC prioritized three focus areas with six objectives and research 
questions to explore. A full list detailing each indicator, data source, and the geography used is located 
in Appendix B.  
 
To calculate the impact analysis of change in land use by station area, the project team created two 
possible scenarios for development. In the market build-out scenario, the team used numbers identified 
in the individual station area plans representing the market potential in each station area by 2030. This 
projection represents the cƛǘȅ ŎƻƴǎǳƭǘŀƴǘΩǎ ŀǎǎŜǎǎƳŜƴǘ ƻŦ ǊŜŀƭ ŜǎǘŀǘŜ ƳŀǊƪŜǘ ǎǳǇǇƻǊǘ ŦƻǊ ŘŜǾŜƭƻǇƳŜƴǘ 
through the next 20 years. In the maximum allowable build-out scenario, the team took the ratio of 
residential, office, retail, and hotel uses anticipated from the market scenario and applied it to the 
maximum floor area ratio allowed for each zoning district by parcel. The team ŘƛŘ ƴƻǘ ƛƴŎƭǳŘŜ ŀ άƴƻ 
build-ƻǳǘέ ǎŎŜƴŀǊƛƻ ŘǳŜ ǘƻ ǘƘŜ ŜȄƛstence of several studies suggesting that development will occur as a 
result of the light rail line, once it is in operation and potentially before then. A more detailed and 
complete list of methods and assumptions for the impact analysis is listed in Appendix B.   
 
For the economy section, the team obtained the anticipated number of jobs by dividing the expected 
office and retail floor area projections by the average square feet that an office worker and a retail 
worker uses, according to the tƭŀƴƴŜǊΩǎ 9ǎǘimating Guide for Projecting Land Use and Facility Needs.16  
 
To anticipate the potential impact of the rezoning on small and minority-owned businesses as well as on 
existing subsidized affordable housing, the project team created three categories of development 
potential to classify each parcel being rezoned. Parcels with a high potential for development are those 
ǘƘŀǘ ǇǊƛƳŀǊƛƭȅ Ŧŀƭƭ ƛƴǘƻ ŀǊŜŀǎ ƛƴ ǘƘŜ /ŜƴǘǊŀƭ /ƻǊǊƛŘƻǊ 5ŜǾŜƭƻǇƳŜƴǘ {ǘǊŀǘŜƎȅ ƛŘŜƴǘƛŦƛŜŘ ŀǎ άmajor 
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opportunities for iƴǾŜǎǘƳŜƴǘΦέ tŀǊŎŜƭǎ ŎƭŀǎǎƛŦƛŜŘ ǿƛǘƘ ŀ medium potential for development are those 
identified with a greater than 2.0 difference between the current floor area ratio (FAR) and proposed 
allowable FARτmeaning the rezoning will allow the land to double in its allowable density (see Section 
3, Why Zoning is Important, for an explanation of FAR) τand are adjacent to at least one vacant parcel. 
This additional criterion was included as site developers may desire to assemble several parcels in order 
to make the project financially feasible. Parcels with low potential for development are all others being 
rezoned to increase development potential, but which do not meet the criteria described for the other 
two categories.  
 
It should be noted that although the team identified these three tiers of potential development, there 
are several other factors influencing the development of properties in the Corridor. The rezoning 
establishes a parameter of expectations for development; market forces such as current vacancy rates, 
feasible rents for development, opportunities for land assembly, and lender liquidity have significant 
impact on the potential for parcels to be developed, as well.  
 
Finally, for the transportation analysis, the team obtained the projected new population numbers within 
the station areas of the Central Corridor by taking the total number of housing units and multiplying it 
by the average household size of the corridor (2.39) in the 2005ς2009 period.  
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2. Central Corridor: Demographics and Neighborhood Characteristics 

History of Central Corridor Neighborhoods 

The story of the Central Corridor is not just the history of University Avenueτit also represents the 
amalgamation of several histories involving the various peoples and cultures that make up the 
surrounding neighborhoods and communities. The corridor, while shaped by the various modes of 
transportation that traverse it, is defined by its various working-class racial and ethnic communities, 
many of which are composed of immigrants who have called the area home since the late nineteenth 
century. Many of the corridor neighborhoods emerged as working-class streetcar suburbs following the 
1890 opening of the University Avenue streetcar, which linked the downtowns of Minneapolis and Saint 
Paul. Early residents of distinct neighborhoods in the Central CorridorτFrogtown, Rondo, the North 
End, Summit-University, Western Park, Cornmeal Valley, and Oatmeal Hill, among othersτincluded 
European immigrants or African Americans working on the railroad or in the several manufacturing 
ƛƴŘǳǎǘǊƛŜǎ ƛƴ ǘƘŜ aƛŘǿŀȅ ŀǊŜŀΦ ¢ƘŜ /ŜƴǘǊŀƭ /ƻǊǊƛŘƻǊ Ƙŀǎ ŀƭǎƻ ƘƛǎǘƻǊƛŎŀƭƭȅ ƘƻǎǘŜŘ ǎƻƳŜ ƻŦ ǘƘŜ ǊŜƎƛƻƴΩǎ 
most vibrant commercial and manufacturing districts: prior to the 1950s the Midway area from 
Westgate to Hamline Street, and today the emerging World Cultural Heritage District on the east end 
that encompasses the large variety of Southeast Asian and African American businesses. 
 
Transportation has shaped several of the neighborhoods within the Central Corridor (CC)τin both 
constructive and destructive waysτsince the late nineteenth century. The creation of Interstate 94 
through the Central Corridor in the 1950s wreaked substantial damage on many neighborhoods, most 
significantly Rondo, a longtime thriving African American community in Saint Paul. Several acres of 
housing and businesses in Rondo were condemned as blighted and were demolished for the interstate 
as well as for a redevelopment project authorized by the Federal Housing Act of 1949. Hundreds of 
families were displaced, businesses were lost, and many owners lost significant equity in their 
properties. Despite federal requirements to mitigate displacement with some replacement units, none 
were constructed, and the protests of the community were largely ignored.  
 
In the last few decades, immigrants and other newcomers have played a primary role in shaping the 
character of the Central Corridor. In the late 1970s, Hmong people began settling in the neighborhoods 
near University Avenue. Since the end of the U.S.ςVietnam War, thousands of Hmong, Lao, Vietnamese, 
and Cambodians have moved to the Central Corridor; starting in the late 1970s the U.S. granted them 
refugee status. Lƴ ǘƘŜ мффлΩǎ Ƴany Somali refugees also came to live in the Central Corridor following 
the Somali civil war. Recently affluent, white families have been resettling in the neighborhoods with 
older housing stock.   
 
Demographic and Neighborhood Characteristics 

The Central Corridor light-rail line traverses several neighborhoods, each with a distinct character and 
demographic profileτthe corridor is a multifaceted place. Many of its sections are quite diverse racially 
and ethnically. Some have significantly young populations, and several are lower-income. This 
assessment focuses on the corridor as a whole and the neighborhoods it includes, as well as five smaller 
sections, called submarkets. The concept of submarkets and their boundaries originated with the 
Central Corridor Development Strategy (CCDS), which divided the corridor into five markets based on 
their real estate potentialτand determined by their different land use characteristics and demographic 
profiles. Healthy Corridor for All uses this framework of analysis, as the HIA is focused on impacts 
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resulting from changes in land-use regulations. Figure 1.1 depicts the geography of the submarkets as 
laid out by the CCDS. 
 
FIGURE 1.1: CENTRAL CORRIDOR SUBMARKETS 

 
 
More than one-fifth of the Saint Paul population resides in Central Corridor neighborhoodsτa total of 
62,356 people in 2010. This area includes about 28,000 housing units, nearly one-quarter of the total 
housing stock of the city. The corridor also contains 62 percent of the total jobs in Saint Paul, and the 
Minnesota state capitol is located along University Avenue.   
 
The Central Corridor is racially and ethnically diverse.  Persons of color represent an estimated 53 
percent of the Central Corridor population in 2010, compared to 44 percent in Saint Paul and 33 percent 
in Ramsey County. As the figure below depicts, communities of color are especially prominent in the 
neighborhoods in the east and central submarkets, as well as across the river from downtown.  
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FIGURE 1.2: RACIAL AND ETHNIC DIVERSITY IN THE CENTRAL CORRIDOR, 2010 

 
 
Poverty is prevalent and rising in corridor neighborhoods.  In the 2005ς2009 timeframe, the estimated 
poverty rate in the corridor was 27 percent, up from 23 percent in 2000. Not only does this represent a 
significant number of people, but the Central Corridor also contains some of the poorest neighborhoods 
compared to the city and county (see Figure 1.3ύΦ CǳǊǘƘŜǊƳƻǊŜΣ ŦƛǾŜ ƻŦ wŀƳǎŜȅ /ƻǳƴǘȅΩǎ ƴƛƴŜ ŜȄǘǊŜƳŜ 
poverty neighborhoodsa are located in the corridor. The poverty rate is highest and increased most 
significantly during the last decade in the east and capitol submarkets, which contain significant 
concentrations of communities of color.  
 

  

                                                      
 
a
 ά9ȄǘǊŜƳŜ ǇƻǾŜǊǘȅ ƴŜƛƎƘōƻǊƘƻƻŘǎέ ŀǊŜ ŘŜŦƛƴŜŘ ŀǎ ŎŜƴǎǳǎ ǘǊŀŎǘǎ ǘƘŀǘ ƘŀǾŜ ŀ ǇƻǾŜǊǘȅ ǊŀǘŜ ƎǊŜŀǘŜǊ ǘƘŀƴ пл percent, as of the 

2005ς2009 American Community Survey. 
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FIGURE 1.3:  MEDIAN HOUSEHOLD INCOME BY BLOCK GROUP bIN RAMSEY COUNTY, 2005ς2009 

 
 
 
Racial disparities exist, even within the Central Corridor.  The Central Corridor is a heterogeneous 
place; not all residents are poorer, less educated, or more likely to be unemployed than Saint Paul or 
Ramsey County residents as a whole. These disparities tend to fall upon color lines. As Figure 1.4 
demonstrates, household income distribution varies widely by race and ethnicity. In the Central 
Corridor, at least 50 percent or more of black/African American, Hispanic/Latino, Asian or Pacific 
Islander households, or those headed by someone of two or more races had an annual income of less 
than $30,000, compared to just 31 percent of white households in the 2005ς2009 period. As a 
reference, in 2010 the federal threshold for low-income households is $27,465 for a family of three.  
 

                                                      
 
b
 A block group is a geographic area designated by the US Census Bureau that is between the size of a Census block and a 

Census tract. Block groups typically have a population of between 600 and 3,000 persons.  
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FIGURE 1.4: HOUSEHOLD INCOME DISTRIBUTION BY RACE, 2005ς2009 

 
Source: American Community Survey 2005ς2009 5-Year Estimates 

 
 
Disparities by race also exist in educational attainment within the corridor. Where only 5 percent of the 
white population has less than a high school diploma, an estimated 56 percent of Asians and Pacific 
Islanders in the Central Corridor lack a high school diploma. See Figure 1.5 for a depiction of the 
differences in educational attainment by race.  
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FIGURE 1.5: EDUCATIONAL ATTAINMENT BY RACE, 2005ς2009 

 
Source: American Community Survey, 2005ς2009 5-Year Estimates 

 
Finally, racial disparities are clearly evident in unemployment rates within the Central Corridor. As Figure 
1.6 shows, white unemployment is several percentage points below that of other races and ethnicities. 
Asian and Pacific Islander unemployment, however, is relatively low (compared to other races), at 9.4 
percent, especially considering the lower level of educational attainment and lower incomes in the 
Central Corridor Asian community. 
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FIGURE 1.6: UNEMPLOYMENT BY RACE, 2005ς2009 

 
Source: American Community Survey 2005ς2009 5-Year Estimates 

 
Many corridor neighborhoods have been or are currently immigrant gateways into the Twin Cities.  In 
several Central Corridor neighborhoods, more than a quarter of the population is foreign-born. On the 
east side of the corridor and near the Capitol, immigrants comprise nearly half of the population; many 
of them have entered the country in the last decade. 
 
A majority of households in the Central Corridor are renters, in contrast to the city and region.  In the 
Central Corridor, an estimated 56 percent of housing units are renter-occupied, compared to 44 percent 
in Saint Paul and 36 percent in Ramsey County. Neighborhoods with high concentrations of renters are 
scattered across the corridor in every submarket. 
 
Schools in the Central Corridor are becoming increasingly segregated by income and race.  Based on 
research by Myron Orfield and others at the Center for Race and Poverty at the University of Minnesota, 
schools on the east side of the corridor are racially segregated and poor and have some of the lowest 
test scores.17 See Figure 1.7 provided by Orfield et al, for more details.  
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FIGURE 1.7:  RACIAL BREAKDOWN OF SCHOOLS IN THE CENTRAL CORRIDOR   

 
Source: Institute on Race and Poverty 

 
 
The Central Corridor contains several asset-rich neighborhoods.  While the Central Corridor faces a 
number of challenges related to poverty, high housing cost burdens, and unemployment, as the light rail 
is constructed and development follows many community assets are worth highlighting and preserving. 
Figure 1.8 identifies some of the assets along the corridor, which include parks and open space, 
community centers, schools, grocery stores, and places of worship among other places valuable to the 
community.  
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FIGURE 1.8: CENTRAL CORRIDOR COMMUNITY ASSETS 

 
 

A Snapshot of the Current Saint Paul Real Estate Market 

Because the HIA focuses on the impacts of land use regulations that enable real estate development, it 
is important to explore current and forecasted conditions for the Saint Paul real estate market, which 
help determine the timing and intensity of development. While rezoning is the regulatory tool that 
enables development to occur at desired density levels and uses, there must be a steady real estate 
market in order for projects to be financially feasible. Without a steady market, it is difficult for private 
developers to obtain construction financing.  
 
There are two primary studies that examined the Central Corridor market and are pertinent to this 
rezoning. A market analysis for the CC station area development potential was commissioned by the City 
of Saint Paul and conducted by Colliers, Turley, Martin, Tucker (now Cassidy Turley) in 2006. Additional 
modifications were made in 2008 to account for the new Victoria, Western, and Hamline station areas, 
as well as some corrections for the recent economic downturn. This market study looked at the 20-year 
future development potential of the Central Corridor. On the supply side, it analyzed current vacancies 
and trends in office, residential, industrial, and retail land, to see if any of those markets were 
oversaturated. On the demand side, the study emphasized the potential upward effect of current and 
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projected employment and demographic trends on new housing and commercial uses. The station area 
plans project the number and type of development projects that the market can support by 2030.  
 
More recently, the Center for Transit Oriented Development (CTOD) released a spring 2010 report that 
examined the financial feasibility of development in the CC and how that might influence public 
investment projects. The report identified a few key trends for future corridor development. First to 
occur would be the construction of rental apartment projects, as the real estate market strengthens. 
Because a gap still exists for all types of development between current rents and financially feasible 
ones, the report suggests that projects including affordable housing may come first, as a way to close 
the rent gap and satisfy demand for housing. Second, development is most likely to occur initially on the 
western edge of the corridor in Saint Paul, around the Westgate, Raymond, and Fairview stations. 
Finally, until current office vacancy rates drop and the market becomes unsaturated, office development 
is not anticipated to occur for quite some time.  
 
The CTOD also interviewed developers for the report to ascertain how they see the corridor developing 
over time, and CTOD reports a fairly speculative market. It found that άƻǿƴŜǊǎ ŀǊŜ Ǌeportedly optimistic 
ŀōƻǳǘ ǘǊŀƴǎƛǘΩǎ ǇƻǘŜƴǘƛŀƭ ǘƻ ƛƴŎǊŜŀǎŜ ǇǊƻǇŜǊǘȅ ǾŀƭǳŜǎ ŀƴŘΣ ŀǎ ŀ ǊŜǎǳƭǘΣ ŀǊŜ ƘƻƭŘƛƴƎ ǘƘŜƛǊ ƭŀƴŘ ōŀǎŜŘ ƻƴ ǘƘŜ 
expectation of higher sales prices in the future. While this is positive in the sense that it indicates a 
strong potential for future investment in the corridor, landowners may perceive the value of their land 
to be higher than what is currently justified given the real estate market, creating an inhospitable 
ŎƭƛƳŀǘŜ ŦƻǊ ƴŜǿ ŘŜǾŜƭƻǇƳŜƴǘΦέ18 This viewpoint validates the HIA finding that related property value has 
increased near station areas in the last few years, as discussed in further detail later in this report.   

 
Current Health Conditions in the Central Corridor 

 
This analysis is rooted in how land use regulationsτspecifically, rezoningτimpact the social 
ŘŜǘŜǊƳƛƴŀƴǘǎ ƻŦ ƘŜŀƭǘƘΦ ¢ƘŜ /ƻƳƳǳƴƛǘȅ {ǘŜŜǊƛƴƎ /ƻƳƳƛǘǘŜŜΩǎ ǇǊƛƻǊƛǘy of examining economy, housing, 
and transportation shows a broad understanding of these social determinants. While none of the 
indicators in the three priority elements directly measure an illness or ailment, collectively they allow us 
to paint a picture of housing, business stability, employment, and mobility conditions that determine 
resident and community health. 
  
To better understand how the rezoning might impact current health conditions in the Central Corridor, 
the Healthy Corridor project has compiled a set of public health indicators that other agencies have 
provided. Table 1.2 below illustrates this issue.  
 
TABLE 1.2: CENTRAL CORRIDOR HEALTH INDICATORS 

 
 Indicator Existing Conditions 

H
e
a
lt
h
, 

Ill
n
e
s
s
, 
a

n
d
 

D
is

e
a
s
e 

Infant Mortality Rates 7.1 deaths per 1,000 live births, compared to 6.4 in the Twin 
Cities, 4.8 in Minnesota19; highest rates in zip codes near 
downtown and Capitol submarkets. 

Asthma Rates About 17 asthma hospitalizations per 10,000 persons, compared 
to 11 in the Twin Cities, 9 in Minnesota; highest rates in zip codes 
near downtown and Capitol submarkets. 
Nearly 10% of adults in Ramsey County told they have asthma at 
some point.20 
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Babies Born with Low 
Birth Weight 

7.4%, compared to 7.1% in Ramsey County, 4.8 percent in the 
Twin Cities;21 highest rates in zip codes near downtown and 
Capitol submarkets. 

Lead and Copper in Tap 
Water 

Very little testing conducted so far; of all homes tested, all had 
lead, one exceeded EPA action level; copper detected in all homes 
tested.22 

Lead Poisoning in 
Children 

Highest results in east submarket, especially north of University 
Avenue. 

Obesity Rates Only county-level data available: 25% adults, Ramsey County,23 
state of Minnesota, 24.6%.  

Diabetes Rates Only county-level data available: 7.2% adults 20+ years, Ramsey 
County, 2008,24 state of Minnesota, 5.8%.25 

Cancer Rates Only county-level data available: leading cause of death, Ramsey 
County, 2009; rates particularly high, African American males, 
American Indian males and females.26 

Cardiovascular Disease 
Rates 

Only county-level data available: second leading cause of death, 
Ramsey County; African Americans have higher rates (including 
heart disease and stroke) compared to white population.27  

L
a
n
d
 U

s
e
 a

n
d
 E

n
v
ir
o
n
m

e
n
t

 

Acres of Parks 11.8 acres for every 1,000 residents, higher than National 
Recreation and Parks Association recommended 6ς10 acres; less 
than Saint Paul, 18+ acres for every 1,000 residents.28 

Underused or Polluted 
Land 

Several potential Brownfield sitesc identified; many located in 
downtown and west submarkets.29 

Air Pollution Estimated levels highest near major highways and arterials with 
high average traffic volume; significant portion of CC in Saint Paul 
άƘƛƎƘŜǎǘ ŜǎǘƛƳŀǘŜŘ ŎƻƴŎŜƴǘǊŀǘƛƻƴέ ƻŦ ŀƛǊ Ǉƻƭƭǳǘƛƻƴ ŘǳŜ ǘƻ 
proximity to I-94 and SR-280.30  

Easy Access to Healthy 
Foods 

About 64% of residents within walking distance of a grocery store; 
80% within walking distance of store with prepared meals; areas 
of CC in Saint Paul with less access to healthy foods include area 
south of I-94, western side of downtown, some neighborhoods on 
north side of central and west submarkets.31 Comparative data 
for city and county not found. 

Asbestos Abatementsd Not many concentrations of buildings in Saint Paul portion of CC 
have had asbestos abatement.32 

H
e
a
lt
h
 

C
a
re

 
A

cc
e
s
s Proximity to Health-Care 

Facilities 
Shortage of primary care health professionals and/or considered 
medically underserved33 in many neighborhoods in east, capitol, 
and downtown submarkets.  

                                                      
 
c
 A Brownfield is a property, the expansion, redevelopment, or reuse of which may be complicated by the presence or potential 

presence of a hazardous substance, pollutant, or contaminant (EPA, About Brownfields, 
http://www.epa.gov/brownfields/about.htm).  
d
 Asbestos abatement refers to the removal of asbestos in older buildings, where it was used for insulation and as a fire 

retardant. When inhaled into the lungs, asbestos can cause significant health problems. (US EPA, 2011) 

http://www.epa.gov/brownfields/about.htm
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Uninsured Population 14% in Saint Paul, compared to 13.1% in Ramsey County, 11.2% in 
Minnesota, 2004; persons of color more likely to be uninsured 
part or all of the year, especially Hispanic/Latino population.34 

 
Geographic health disparities exist in the Central Corridor.  The indicators clearly show that Central 
Corridor residents have higher health risks than residents in Ramsey County, the Twin Cities, or 
Minnesota statewide. Central Corridor residents are disproportionately burdened by infant mortality, 
low birth weight, and asthma. Persons of color, who are concentrated in the corridor, are more likely to 
suffer from cardiovascular disease and cancer, the two leading causes of death in the county. Therefore, 
as major development begins in the corridor, it is critical to be vigilant about issues that influence health 
in the area.  
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3.  Central Corridor Rezoning: Analyzing the Proposal  

What is the Function of Zoning?  

In order to clearly assess the impacts of rezoning and the subsequent changes in land use likely to occur 
as the corridor redevelops, the HIA team analyzed the rezoning proposal to identify key elements and 
their implications for the built environment in the Central Corridor. Before going into the specifics of the 
proposal, below is some basic information about zoning: what it is, what it does, and why it is important 
in shaping the way neighborhoods develop.  Zoning can: 
 

 Create standards for the allowable uses on a piece of land according to location. It is usually 
classified into categories based on allowable uses, such as retail, office, industrial, single-family 
residential, multifamily residential (apartments), industrial, or mixed-use. The latter allows for a 
combination of residential with retail/commercial or office uses, or both.  Mixed-use, in this context, 
can be both verticalτwhere different land uses are combined over one another in the same 
buildingτor horizontalτwhere different land uses are in separate buildings, but on the same parcel 
of land.  
 
Not all land uses in a city have the same ǾŀƭǳŜΦ tƭŀƴƴŜǊǎ ƻŦǘŜƴ ǊŜŦŜǊ ǘƻ ǘƘŜ άƘƛƎƘŜǎǘ ŀƴŘ ōŜǎǘ ǳǎŜέ ƻŦ 
land, meaning the use that can obtain the highest dollar value in the particular locationτdepending 
on factors such as proximity to highways or transit, proximity to a scenic vista, or proximity relative 
to noxious uses (such as a landfill, a refinery, and so forth). In an urbanized area, industrially zoned 
land is generally worth less per square foot than land zoned for commercial or residential uses.35 
Rezoning a property to allow for a higher value use, then, can increase the value of the property. 

 

 Create development standards for the physical structure of buildings. Such standards create 
requirements or criteria for how much can be developed on a parcelτdensity, height, floor to area 
ratios, for instanceτas well as how the development will lookτsetbacks, location of doors, 
accessibility to buildings, among other elements. 

 
Density can be thought of in terms of the height of the building and the space it consumes on the 
property where it stands. This is often referred to as the floor area ratio (FAR), or the ratio between 
the total floor area of a building and the area of the land upon which it is built. A higher floor area 
usually implies a taller building or a building that takes up more land area, or both. When land is 
rezoned to allow for an increase in density, it increases the number of residential units allowed, or 
the floor area allowed for office or retail uses. Often, this translates into an increase in the height of 
the building. Properties with a higher allowable density can have a higher value per square foot of 
land area because their potential for higher density and value development is greater.  

 

 Create a set of procedures for the review and evaluation of development proposals, in order to help 
ensure development meets the needs of the city and the community. Examples include requiring 
discretionary review, developing a set of objectives the city aims to meet with zoning, balancing the 
mix of uses as they develop, and assessing nonconforming uses on a case-by-case basis.  

 
In the Central Corridor rezoning proposal, density is increased and many sites that are currently zoned 
for industrial, retail, office, and even residential uses, are being rezoned to allow for a mix of residential 
and retail or office uses on the same property.  
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Key Rezoning Elements for the Central Corridor 

The rezoning of the Central Corridor is the result of the Central Corridor/Traditional Neighborhood 
Zoning Study, conducted by the City of Saint Paul in 2010, in two phases. The first examined the existing 
traditional neighborhood (TN) zoning districts for their efficacy in promoting pedestrian and transit-
friendly mixed-use development, while not stifling development; the second phase involved identifying 
properties along the corridor to be rezoned to align more closely with the Central Corridor Development 
Strategy.  
 
Properties within the ŀǊŜŀ ǘƻ ōŜ ǊŜȊƻƴŜŘ όŀƭǎƻ ŎŀƭƭŜŘ ǘƘŜ ά!ǊŜŀ ƻŦ /ƘŀƴƎŜέ by the City of Saint Paul) are 
being consolidated into five zoning districts, as detailed below: 
 
T2 -Traditional Neighborhood District.  Designed for existing or potential pedestrian and transit nodes; 
will support compact, pedestrian-oriented commercial and residential development that can support 
transit usage. Special attention is given to areas of transition adjacent to residential neighborhoods. 
 
T3 -Traditional Neighborhood District.  Provides for higher-density pedestrian and transit-oriented 
mixed-use development; designed for development or redevelopment of land on large sites. Also 
intended for smaller sites in existing mixed-use neighborhoods. 
 
T4 -Traditional Neighborhood District.  Provides for high-density, transit-supportive, pedestrian friendly, 
mixed-use development.  
 
I1 -Light Industrial District.  Intended to accommodate wholesale, warehouse, and industrial operations 
whose external physical effects are restricted to the area of the district and in no manner affect 
surrounding districts in a detrimental way; also intended to permit the manufacturing, compounding, 
processing, packaging, assembly, or treatment of finished or semi-finished products from previously 
prepared material. 
 
IR -Industrial Restricted District.  Intended to provide sites for commercial, office, and light industrial 
uses that are compatible with any nearby parks, parkways, or residential uses. 
 
¢ƘŜ /ƛǘȅΩǎ Ŧǳƭƭ ŘƻŎǳƳŜƴǘŀǘƛƻƴǎ ƻƴ ǘƘŜ rezoning proposal can be found at: 

http://www.stpaul.gov/index.aspx?NID=3881. 
 

Proposed Central Corridor Land Use Changes  

!ŦǘŜǊ ŀ ǊŜǾƛŜǿ ƻŦ ǘƘŜ /ƛǘȅΩǎ ǊŜȊƻƴƛƴƎ ǇǊƻǇƻǎŀƭΣ the HIA project team identified the following general 
changes to land use along the Central Corridor: 
 
Office space will significantly increase.  Currently, there are just over two million square feet of office 
space within the rezoning area. Along University Avenue, the main thoroughfare, there are several 
offices within moderate one- to two-story stand-alone buildings. In the western end of the corridor, 
there are a few larger buildings of three to six stories that house several small businesses and 
nonprofits. While a significant majority of the corridor is already zoned for office and commercial uses, 
the increase in allowable density and heights for many properties will allow them to redevelop with 
buildings that are at least three stories and cover much more land area. Areas that will experience the 

http://www.stpaul.gov/index.aspx?NID=3881
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greatest growth in office uses, according to the station area plans and the Central Corridor Development 
Strategy, will likely be near the Raymond, Westgate, and Rice stations. If the area is developed to its 
maximum allowable potential after the rezoning, the most significant increases in office spaceτmore 
than doubling what now existsτwill be in the Westgate, Raymond, Fairview, and Lexington station 
areas.  
 
The current market for office space in the corridor, however, tempers this development potential. 
Developers interviewed for the recent Central Corridor Investment Framework study pointed to a weak 
office market with high vacancies in the Twin Cities; recovery is not anticipated until the economy 
recovers.36 Signs of the recovery are already showing in the region37 though, and the increased 
development potential and connectivity of the corridor will facilitate growth there. 
 
Retail will increase fairly moderately.  Retail already comprises a fairly substantial portion of the total 
square feet in the Central Corridor; currently, there are more than six million square feet of retail space 
in the Areas of  Changee or rezoned areas--a significant portion of it is in the Midway section. The 
conversion of industrial land to mixed-use and the increase in allowable densities and heights will 
increase the amount of retail that could potentially be developed in the corridor. But most station areas 
will likely not see a substantial increase in retail, with the exception of the Snelling and Hamline station 
areas, where existing retail shopping centers are expected to expand in the next 20 years. Outside of 
those areas, retail will most likely be in the form of small-scale, bottom-floor businesses in mixed-use 
buildings.  
 
As many as 6,775 new residential units may develop along University Avenue and within the station 
areas within the next 20 years. If the corridor is developed to its maximum potential after the rezoning, 
this number could be as high as roughly 31,000 unitsτmore than twice the current stock. Most 
residential development currently within the rezoning area is apartment buildings and some mixed-use 
buildings, many of which contain affordable units. Single-family homes do exist in this area, but are very 
limited in quantity. The Central Corridor Development Strategy and the station area plans call for a 
significant increase in residential development to support the new transit line and encourage more 
walkable neighborhoods. There is market demand for residential development in the corridor, especially 
near the western station areas. While there is currently an estimated gap between feasible rents and 
current rents along the corridor, developers have indicated that as the market improves and the CCLRT 
approaches completion, apartment projects will be the first to be constructedτmany of which may 
contain affordable housing, as developers look toward subsidies to fill the rent gap.38 
 
A significant portion of industrial land near station areas is being rezoned to allow for higher-density, 
mixed-use development. Currently, most industrial land in the corridor is in the Midway industrial area, 
between Westgate and Snelling. Most of the conversion is around the land immediately adjacent to the 
Westgate, Raymond, and Fairview station areas. Near Westgate, some of the industrial land has already 
been converted to housing, retail, and office uses. In the Raymond area, industrial uses are interspersed 
with small offices and retail shops.  
 

                                                      
 
e άAreas of Changeέ is the terminology used by the City Planning and Economic Department Agency to define the geographic 

regions where the rezoning is taking place. The term was first identified in the Central Corridor Development Strategy to 
delineate where development would be focused to accommodate the higher density as a result of the new light rail line. 
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Currently, a majority of the land in the conversion area is zoned for industrial uses (about 251 acres). 
Under the rezoning proposal, the amount of industrially zoned land will decrease by more than half (to 
114 acres) and will be replaced by mixed-use traditional neighborhood zoning districts, which allow for 
residential, retail, and office commercial uses. Also, while the market study does not explicitly discuss 
the potential for new open space within the corridor, it should be noted that city policy requires land be 
set aside for parks and open space or that cash be paid to a fund for the development of open space.  
 
Below is a figure that depicts land use changes by station area near where rezoning is proposed. Both 
the market build-out scenario and maximum allowable build-out scenarios, as described earlier in the 
Technical Methods section, are included. 

 
FIGURE 3.1: POTENTIAL CHANGE IN LAND USE BY STATION AREA 

 
Source: City of Saint Paul, Central Corridor Station Area Plans, Ramsey County 

 
This figure shows that the majority of development will be concentrated in the station areas on the 
western end of the Central Corridor and that the maximum allowable build-out scenario permits 
significantly more development than the City estimates the market will withstand by 2030.  
 
This next figure, 3.2, documents the potential change in residential units by station area under both the 
market 2030 and maximum allowable build-out scenarios. Most residential development will likely be 
near the Westgate, Raymond, Fairview, and Snelling station areas, where there is greater potential for 
higher density development.  
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FIGURE 3.2: POTENTIAL CHANGE IN RESIDENTIAL UNITS BY STATION AREA 

 
Source: Census 2010, City of Saint Paul, Central Corridor Station Area Plans 

 
Finally, Figure 3.3 depicts the potential for population growth by station area, a result of the potential 
new development around the transit stations. Clearly, population growth will follow the areas with large 
increases in housing unitsτnear the Westgate, Fairview, and Snelling station areas. It should be noted 
that, according to the maximum allowable build-out scenario, the population of the Central Corridor 
could grow by as many as 75,000 peopleτa number more than twice the current population of 
approximately 62,500 people.  
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FIGURE 3.3: POTENTIAL CHANGE IN POPULATION BY STATION AREA 

 
Source: Census 2010, PolicyLink analysis of City of Saint Paul, Central Corridor Station Area Plans 

 
The HIA ǘŜŀƳΩǎ assessment of this rezoning plan is that it appears to be attempting to strike a balance 
between what the current market will support and a longer-term vision for development. It is important 
to recognize that when a building is developed on a piece of land, it is typically decades before the 
building will be torn down or significantly changed, yet markets fluctuate on a regular basis. 
 

Property Value Changes to Date 

Property values are increasing dramatically near a number of station areas.  Property values within a 
quarter mile and half mile of the station areas along the Central Corridor have increased even as the City 
is seeing a decline in property values. The properties within a quarter mile of the station areas have 
cumulatively risen by 8 percent between 2007 and 2010, while the City of Saint Paul as a whole has seen 
an 8 percent drop in property values during the same time period. In addition, property values between 
a quarter mile and a half mile of station areas also rose, but only by 1.5 percent. This is a strong 
indication that, overall, there is an increased demand for properties around the planned light-rail line 
stations in anticipation of increased development potential and increased desire to live and work near 
station areas.  
 
Despite these increases in property values near station areas in the aggregate, increases in property 
values vary significantly by station area. For example, station areas near the west, capitol, and 
downtown submarkets have seen dramatic increases in property valuesτup to 47 percent, while the 
majority of the remaining station areas have risen or decreased only slightly in comparison to the city as 
a whole. Interestingly, the property values around two station areas in the east submarket have 
decreased fairly dramatically. Coincidentally, this is the submarket with the highest proportion of low-
income and communities of color. It is unclear why the east market has not experienced property values 
that have increased or stayed the same, as other station areas have experienced. Figure 3.4 
demonstrates the property-value changes for each station area between 2007ς10. 
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FIGURE 3.4:  PROPERTY VALUE CHANGES, 2007ς10 BY STATION AREA  

 
{ƻǳǊŎŜΥ wŀƳǎŜȅ /ƻǳƴǘȅ !ǎǎŜǎǎƻǊǎΩ hŦŦƛŎŜ 

 
In addition to property value changes by station area, the project assessed the property value changes 
by land-use category, finding that, with the exception of single-family, detached homes, all other land 
uses within a quarter mile of station areas had risen, some dramatically. As one moves farther away 
from the station areas, the less distinct the increase in property values is. For example, industrial parcels 
within a quarter mile of a station area have increased by 55 percent in the last four years; industrial 
parcels within a half a mile of a station area have risen approximately 27 percent. See Figure 3.5 for 
details. 
 
FIGURE 3.5:  PROPERTY VALUE CHANGES, 2007ς10 BY LAND USE 

Land-Use Category ¼ Mile Parcels  ½ Mile Parcels  Saint Paul  

Industrial  55.05%  26.5%  7.25%  

Commercial  12.12%  10.21%  9.12%  

Multifamily  2.83%  -2.32%  -7.84%  

Mixed Use  368.89%  332.26%  139.97%  

Single-Family Detached  -25.94%  -23.29%  -17.77%  

All Parcels  8.39%  1.65%  -7.46%  

{ƻǳǊŎŜΥ wŀƳǎŜȅ /ƻǳƴǘȅ !ǎǎŜǎǎƻǊǎΩ hŦŦƛŎŜ
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 4.  Healthy Corridor for All: Assessment Findings 

The potential changes to land use that may result from the rezoning, as described in the previous 
section, will impact community conditions and health outcomes. In assessing impact, the Community 
Steering Committee (CSC) focused on three priorities: healthy economy; affordable, healthy housing; 
and safe and sustainable transportation. For each priority, the CSC identified community objectives and 
related questions to guide the impact analysisτsee Table 1.1 for details. Each objective was assessed 
through an existing conditions analysis and an impact analysis. 
 
This section details the results of the health impact assessment relative to each of the Community 
{ǘŜŜǊƛƴƎ /ƻƳƳƛǘǘŜŜΩǎ ǇǊƛƻǊƛǘƛŜs:  
 

 Healthy economy  

 Affordable, healthy housing  

 Safe and sustainable transportation  
 
Under each element, the following considerations are discussed:  
 

 A broad overview highlighting the connection to health  

 An existing conditions analysis that includes research questions guiding the process and key 
findings under each objective 

 An impact analysis that projects the effects of the proposed rezoning on existing conditions 

 Recommendations and potential policies intended to maximize health and mitigate health and 
racial inequities  
 

Healthy Economy  

Overview 

The new transit line and potential redevelopment will impact the economy of the corridor 
neighborhoods in many ways, including the availability of employment opportunities for residents (both 
along the corridor itself and in areas accessible via the broader transportation network); the success or 
failure of local, small, and/or ethnic businesses; and the availability of a variety of goods and services. 
The construction aspect of the transit line itself, as well as the new development it engenders, will 
create job opportunities for residents and contracting opportunities for area businesses. Construction of 
the transit line will also create disruptions to existing businesses along the corridor, and may destabilize 
small businesses. In addition, the changes in parking, customer base, and redevelopment may impact 
small businesses after the construction is complete. 
 
The relationship between the state of the economy and health is well documented in the literature. 
Research has shown that income is one of the strongest and most constant predictors of health and 
disease, and that the strong relationship between income and health is not limited to a single illness or 
disease.39 A decrease in income levels or sudden unemployment can impact a person in several ways. If 
these events leave them unable to pay for basic needs such as food, shelter, or health care, their 
physical health and resistance to short-term, communicable, and/or chronic disease can be affected 
negatively. Regardless of a personΩǎ ŀōƛƭƛǘȅ ǘƻ meet basic needs, a decrease in income or loss of 
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employment can negatively impact mental health as well. Figure 4.1 shows the connection between 
economic factors and physical and mental health. 
 
FIGURE 4.1 EMPLOYMENT EFFECTS ON HEALTH 

 
 
The Healthy Development Measurement Tool (HDMT), created by the San Francisco Department of 
Public Health40, is an evaluation metric used to consider health in urban plans and projects. Many 
research articles have utilized the HDMT to provide evidence that economic conditions are related to 
health. The list below, Economy and Health-Based Rationale, presents a sample of such findings showing 
the relationship between economics and health.  
 
Economy and Health-Based Rationale41 

 Income is one of the strongest and most consistent predictors of health and disease in public 
health research literature. The strong relationship between income and health is not limited to a 
single illness or disease. 42  

 The adoption of a living wage is associated with decreases in premature death from all causes 
for working adults. Among the offspring of low-wage workers, a living wage was associated with 
improved educational outcomes and a reduced risk of early childbirth.43 

 Local balance between jobs and housing reduces vehicle travel and associated environmental 
and health costs.44 

 Attainment of self-sufficiency income predicts better health, improved nutrition, and lower 
mortality.45 

 In the epidemiological literature, neighborhood deprivation is commonly measured by analyzing 
neighborhood unemployment, income, education, and social class. Numerous large-scale 
studies have found that neighborhood deprivation is associated with increased risk of physical 
inactivity, unhealthy diet, smoking, and obesity. Additionally, increased neighborhood 



  
Page 43 

 

   

deprivation significantly predicts poor self-reported health, cardiovascular disease, and death. 
The fact that these relationships are still significant regardless of individual attributes suggests 
that the neighborhood context influences both individual health behaviors and health 
outcomes.46 

 In a large-scale study involving over 600,000 residents in Sweden, the neighborhood 
ǳƴŜƳǇƭƻȅƳŜƴǘ ǊŀǘŜ ǇǊŜŘƛŎǘŜŘ ŎƻǊƻƴŀǊȅ ƘŜŀǊǘ ŘƛǎŜŀǎŜ Ǌƛǎƪ ŦƻǊ ǘƘŜ ƴŜƛƎƘōƻǊƘƻƻŘΩǎ ǊŜǎƛŘŜƴǘǎΣ 
even after controlling for individual demographic and socioeconomic measures.47 

 Metro areas with relatively high income inequality have lower average life expectancy and 
higher rates of violence.48 

 Persons with lower incomes have higher risks than those with higher incomes for giving birth to 
low birth-weight babies, for suffering injuries or violence, for getting most cancers, and for 
getting chronic conditions.49 

 Individuals living in states with a high level of income inequality were at a 12 percent increased 
risk of mortality.50 

 Unemployment is associated with premature mortality,51 cardiovascular disease, hypertension, 
depression, and suicide.52 

 In Northern Ireland, those who were unemployed had twice the prevalence of high alcohol 
consumption, compared to those who were employed (28 percent and 14 percent, 
respectively), and more than one-third the prevalence of smoking (48 percent compared to 30 
percent).53 

 Unemployed men in France have 2.6 times more prevalent rates of depression, 1.5 times more 
prevalent rates of smoking, 1.7 times more prevalent rates of heavy drinking, and 3.6 times 
more consumption of psychoactive drugs than the working population.54 

 
The health of ǘƘŜ ¢ǿƛƴ /ƛǘƛŜǎΩ regional economy is important to future development opportunities, 
made feasible by the rezoning, and is integral to the implementation of the Central Corridor 
Development Strategy (CCDS) and the subsequent station-area plans. Similar to the rest of the country, 
the Twin Cities area is in a recession and facing numerous job losses, high unemployment, and a 
struggling housing market with many foreclosures. However, a recent Brookings Institution report 
ranked the Minneapolis-Saint Paul region as sixth poised to recover best from the economic crisis, 
compared to other metropolitan areas in the United States, and ranked 44th region in the world to 
recover.55 Furthermore, job growth was documented in all quarters of 2010 in the Minneapolis-Saint 
Paul area, even in the manufacturing sector.56 
 
While our focus is specifically on jobs located in the Central Corridor, and the accessibility of new or 
changing industries to residents of the nearby neighborhoods, it should be noted that economic 
dynamics are typically regional. Individuals are often willing to commute to work outside of their city or 
county, and the commuting patterns in the Twin Cities reflect that willingness. The HIA project is 
assessing local impacts of rezoning, which is a localized land-use shift. The rezoning also presents a 
specific chance to increase job and income opportunities for those most in need; the Central Corridor is 
home to higher-than-citywide unemployment rates and lower-income households.  
 
Zoning can also lead to increased commercial rents and changing markets or new customer bases or loss 
of customers, reflecting the changing population of the community. Additionally, rezoning can cause the 
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displacement of more vulnerable businesses, such as small and/or minority-owned
f
 ones. For example, if 

properties are upzoned
g
 to allow for greater density, height, or higher-value uses, such as multifamily 

residential uses, property values will likely increase as described above in Section 3. Where development 
is financially feasible, property owners may redevelop a site in order to maximize the new potential 
value of their asset, which may displace current businesses or residences. Even if redevelopment is 
neither financially feasible nor desirable, property owners may raise rents to compensate for the 
increase in their property values and/or possible increases in property taxes, or because of the 
enhanced desirability of the location to businesses.  
 
Objective 1:  High Quality, Healthy Jobs that Increase Income, Wealth, and Equity for All Residents 

Existing Conditions Analysis Jobs and Opportunity 

 
 
Are there well-paid jobs available in the corridor?  Sixty-two percent (108,833) of all jobs in the City of 
Saint Paul are located in the CC. Not surprisingly, there is a very high concentration of jobs in the 

                                                      
 
f
 It should be noted that minority-owned businesses are often small businesses as well. We distinguish the two as they are not 
interchangeable though they share many similarities. 
g
 Upzoning can be defined as the rezoning of a property to allow for greater density, height, or higher value uses, such as multi-

family residential or office space.  

Summary of Findings: Existing Conditions 
 

 There is a fairly even split between well-paid jobs and those that do not pay well in the 
Central Corridor (CC).  

 Approximately 21 percent of all workers in Saint Paul, and 11 percent of all workers in 
Ramsey County live in the CC, yet only 6 percent of the jobs in the CC are filled by CC 
residents. This may be partly due to the fact that downtown Saint Paul is a regional 
employment hub.   

 The need for employment is high in the CC, with an estimated 9.9 percent unemployment 
rate in 2005ς2009, compared to that for Saint Paul (8.5 percent) and Ramsey County (7.2 
percent). 

 People of color in the CC have high unemployment rates. The unemployment rate for 

African Americans in the Central Corridor was 18.1 percent, 24.0 percent for American 

Indians, 15.5 percent for Latinos, and 9.4 percent for Asian/Pacific Islanders, compared to 

just 6.3 percent for non-Hispanic whites in the 2005ς2009 period. 

 Jobs in the CC held by CC residents are more likely to be the lowest-payingτthose that 
pay less than $14,400 per year. 

 There is a jobs and educational attainment mismatch in the CC: approximately 7 percent 
of CC jobs are filled by those with less than a high school education, yet 13 percent of CC 
residents ages 25ς64 and older have less than a high school education. In contrast, 74 
percent of jobs in the CC require some college or above, while 63 percent of CC residents 
have attained this level of education.  

 Manufacturing stands out as an industry in the CC that is high paying (fifth highest paying 
industry in the County), and employs a relatively high number of CC residents. 
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downtown area, where twice as many jobs are located in comparison to anywhere else along the 
corridor.  
 
Well-paid jobs do exist in the corridor, as do nonςwell-paid jobs. The HIA team loosely defines a well-
paid job as one that pays approximately $40,800τthe highest income category listed in the data 
obtained from the Bureau of Labor Statistics.h While this salary is considerably lower than the median 
wage in Ramsey Countyτabout $51,000 as of 2009τit is the best available data to measure wages by 
job categories at the geographic scale of the Central Corridor. Around 30 percent of jobs in the CC are in 
industries that average about $40,000 or less annually and are among the nine lowest-paying industries 
in the County.   
 
Table 4.1 displays the top 20 industries in the CC ranked by the number of jobs the industry represents 
in the CC, thus defining the most important employers in the corridor. The table then describes the 
average wage for jobs within the various industries. Red type indicates the industries that are the largest 
employers of CC residents.  
 
TABLE 4.1:  AVERAGE ANNUAL WAGES BY INDUSTRY RELATIVE TO PROPORTION OF CC JOBS AND WORKERS EMPLOYED   

IN THOSE INDUSTRIES  

 
 
 

                                                      
 
h
 ¢ƘŜ .ǳǊŜŀǳ ƻŦ [ŀōƻǊ {ǘŀǘƛǎǘƛŎǎΩ [ƻŎŀƭ 9ƳǇƭƻȅƳŜƴǘ ŀƴŘ IƻǳǎŜƘƻƭŘ 5ȅƴŀƳƛŎǎ Řŀǘŀ set contains data for workplaces and places 

of residence for all industries by age group and income category. The Bureau only collects data for three income categories: 
jobs with annual wages of less than $14,400, those with annual wages between $14,400 and $40,800, and jobs with average 
annual wages greater than $40,800. It should be noted that $14,400 is just below the Federal standard for 150 percent the 
poverty rate for an individual (FTA Technical Memorandum 2009). 
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Are those jobs accessible to and filled by corridor residents?  Approximately 21 percent of all workers 
in Saint Paul and 11 percent of all workers in Ramsey County live in the CC (total of 27,080), yet only 6 
percent of the jobs (6,005) in the CC are filled by CC residents, as of 2008. This is likely due to the fact 
that downtown Saint Paul is a regional employment hub. Those who live and work in the CC tend to hold 
a disproportionate number of the low-wage jobs available in the CCτthose that pay less than $14,400 
per year. Furthermore, despite the significant number of jobs in the area compared to the City or 
County, the unemployment rate in the Central Corridor is estimated at 9.9 percent in the 2005ς09 
period, higher than the Saint Paul (8.5 percent) and Ramsey County (7.2 percent) unemployment rates.  
 
While unemployment affects many in the Central Corridor, persons of color are disproportionately more 
unemployed. In the 2005ς09 period, the unemployment rate for Central Corridor residents was an 
estimated 18.1 percent for African Americans, 24.0 percent for American Indians, 15.5 percent for 
Hispanic/Latinos, and 9.4 percent for Asian/Pacific Islanders, compared to just 6.3 percent for non-
Hispanic whites.  
With the exception of the manufacturing and health-care industries, the top industries employing CC 
residents are among the lowest-paying in the County.i  Manufacturing stands out as the highest-paying 
industry that employs a considerable number of CC residents, while retail trade, accommodations and 
food service, and administrative industries are lower paying. CC residents, similar to the distribution of 
CC jobs, are split into industries that are well paid and those that are not. Approximately 48 percent of 
CC residents work in the nine top-paying industries and 52 percent in the nine lowest-paying industries.  
 
A mismatch exists between educational attainment and jobs.  Figure 4.2 shows the industries that hire 
the greatest number of CC residents and the average educational attainment levels for that industry. 
Figure 4.3 demonstrates that the educational attainment level of CC residents ages 25 to 64 does not 
match the average educational attainment necessary for employment within the industries currently 
doing business in the CC. The CC has a high percentage (13 percent) of individuals with less than a high 
school education, and approximately 7 percent of jobs accept this educational level. In contrast, nearly 
74 percent of the jobs in the CC require some college or above, and 63 percent of CC residents ages 25 
to 64 have attained this level of education.    
 
TABLE 4.2:  TOP EMPLOYERS OF CENTRAL CORRIDOR (CC) RESIDENTS BY AVERAGE EDUCATIONAL ATTAINMENT 
 

Top Industries Employing Greatest Number 
of CC Residents 

Average Educational Attainment of Workers 
per Industry in Ramsey County  

Health Care and Social Assistance 22%  H.S.j or less 
ту҈  җ ǎƻƳŜ ŎƻƭƭŜƎŜk  

Educational Services 16%  H.S.  or less 
уп҈  җ ǎƻƳŜ ŎƻƭƭŜƎŜ 

Accommodations and Food Services 51%- H.S.  or less 
пф҈  җ ǎƻƳŜ ŎƻƭƭŜƎŜ 

                                                      
 
i
 Data was unavailable on average annual wages in the agriculture, forestry, fishing, and hunting industry, as well as the mining, 
quarrying, and oil and gas extraction industry for Ramsey County. As a result, these industries were left out when we calculated 
higher- and lower-paying average annual wages. 
j H.S. represents high school. 
k Some college or higher educational attainment level. 
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Retail Trade 39%  H.S. or less 
см҈  җ ǎƻƳŜ ŎƻƭƭŜƎŜ 

Manufacturing 25%  H.S. or less 
тр҈  җ ǎƻƳŜ ŎƻƭƭŜƎŜ 

Administrative, Support, Waste Management 
and Remediation 

34%  H.S. or less 
сс҈  җ ǎƻƳŜ ŎƻƭƭŜƎŜ 

TOTAL 62% of CC all workers in the Central Corridor 

 
 
 
 
FIGURE 4.3:  JOBS AND EDUCATIONAL ATTAINMENT MISMATCH IN THE CENTRAL CORRIDOR  

 
Source: American Community Survey, 2005ς2009 5-Year Estimates; Census EEO 2000 
 
 
Central Corridor residents, in general, fall slightly below Ramsey County educational attainment levels 
ŦƻǊ ǘƘƻǎŜ ǿƛǘƘ ŀ ōŀŎƘŜƭƻǊΩǎ ŘŜƎǊŜŜΣ ƎǊŀŘǳŀǘŜ ŘŜƎǊŜŜΣ ƻǊ ǇǊƻŦŜǎǎƛƻƴŀƭ ŘŜƎǊŜŜΦ IƻǿŜǾŜǊΣ ǘƘŜ ǇǊƻǇƻǊǘƛƻƴ ƻŦ 
cƻǊǊƛŘƻǊ ǊŜǎƛŘŜƴǘǎ ǿƛǘƘ ŀ ōŀŎƘŜƭƻǊΩǎ ŘŜƎǊŜŜ Ƙŀǎ ƛƴŎǊŜŀǎŜŘ ŦǊƻƳ м4 percent in 1990 to 22 percent in 
2005ς09. The percent of CC residents 25 years and older with less than a high school diploma has 
decreased from 24 percent in 1990 to 16 percent in 2005ς09. Yet, the corridor continues to have a 
larger proportion of persons with lower educational attainment levels than Saint Paul or Ramsey 
County. The proportion of persons 25 years and older with less than a high school diploma in 2005ς09 
was 13 percent in the city and 10 percent in the county.l  

                                                      
 
l
 It should be noted that when comparing rates of educational attainment over time, we used data for the total population 25 
years and over instead of only those between 25 and 64 years of age because data was not consistently available in the 1990 
and 2000 Census data. Whereas where we made statements about the most recent data (2005-09), especially in the context of 
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Overall, CC residents currently fill very few jobs in the Central Corridor and many do not have the 
educational attainment needed to work in the majority of industries currently in the CC: Those with less 
than a high school education have limited work options. Many Central Corridor residents of color are 
particularly disadvantaged because they have lower educational attainment levels on average, 
compared to the non-Hispanic white populationτsee Section 2 for a chart of educational attainment by 
race. CC residents also hold lower educational attainment levels than the County average, and, 
therefore, are at a disadvantage when competing for jobs against other Ramsey County residents.  
 
An important caveat to this very localized analysis of jobs compared to workforce is that jobs and 
economic factors are typically regional. People are willing to travel to and from work upwards of an hour 
or even more. Yet, it is also to note that commute timesτlong car commutes, in particularτhave 
negative health, air-quality, and congestion outcomes, and are, therefore, discouraged in healthy, 
smart-growth communities. Hence, the availability of public transportation diminished the need for a 
car to make a long commute, and opens up job accessibility in outside communities. This section 
provides a localized analysis in order to gauge whether the rezoning proposal will open up new 
opportunities for industries or limit industries that would best suit the employment needs of current 
residents. The rezoning presents an occasion to open up new jobs and promote industries that provide 
unemployment relief to those most in need of employment.   
 
Impact Analysis: What Jobs Will be Lost and Who Will Get the New Jobs? 

 
 
Nearly 55 percent of current industrial land will be lost in the corridor, potentially eliminating the 
opportunity for future manufacturing uses that can support higher paying jobs that require lower 
educational attainment.  As the amount of land available for office and retail uses increases in the 
Central Corridor, the area available for industrial uses will decrease substantially. This may result in 
industrial businesses on property rezoned for higher-density, mixed-use development facing pressure to 
relocate as property values rise because of increased development potential. In turn, a loss of jobs 
associated with industrial uses could occur, including higher-paying jobs in the manufacturing and 
wholesale-trade industries.  
 
A recently published report by the Brookings Institution stated that manufacturing can be a key sector 
for bolstering economic recovery and providing higher-paying jobs for individuals with less education.57 
There are several hundred manufacturing jobs and dozens of industrial businesses located on the land 

                                                                                                                                                                           
 
unemployment or an educational attainment mismatch, we used data for the working age population (25-64) to be as precise 
as possible. 

Summary of Findings: Impact Assessment 
 

 Several thousand jobs will likely be added to the CC over the next two decades, most of which 
will be near the station areas on the western end of the corridor. 

 There will be less opportunity for growth in the manufacturing sector. 

 The number of higher-paying jobs for lower-educated workers will likely decrease over time. 

 The majority of new jobs added will likely be higher-paying and require higher education. 
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to be rezoned.  While this is not a tremendously significant number of jobs in relation to the total 
number of jobs in the corridor, the proposed rezoning not only makes several industrial businesses 
vulnerable to market forces, it also precludes the growth of the manufacturing sector and innovative 
businesses drawn to that type of land.  
 
Jobs will increase in the Central Corridor.  As the regional economy recovers, the number of corridor 
retail institutions and businesses requiring office space will increase, raising the number of jobs available 
around the station areas. The types of jobs that are likely to increase as a result of these changes, 
especially those that fall within the office category, will depend upon factors such as which industries 
are growing in the Minneapolis-Saint Paul region, and which services are in greater demand locally.  
 
The mismatch between education levels and job opportunities will likely be exacerbated.  New jobs 
attracted to the Central Corridor will not provide sufficient job opportunities for low-educated workers 
in CC neighborhoods. Retail jobs, which typically require less education than office jobs, are only 
projected to comprise less than one-fifth of new jobs in the market and maximum allowable build-out 
scenarios.m  
 
Table 4.3 describes potential changes in each industry represented in the Central Corridor, based on the 
land-use changes anticipated as a result of the proposed rezoning and employment and jobs 
projections. Average wages and educational attainment are included to connect these changes to the 
quality of jobs (as defined here by level of pay) that may result and to whom these opportunities may be 
available (as defined by educational attainment). Industries are ranked by the total number of jobs in 
that sector current within the Central Corridor. The table also includes the percent of total corridor 
workers within the industry across the Metropolitan Statistical Area. 
 
TABLE 4.3:  POTENTIAL CHANGES IN CENTRAL CORRIDOR (CC) INDUSTRIES 
 

CC Industries by 
Total Number 

of Jobs 
 

Average 
Annual 
Wages 

in 
County 
(in $) 

Average Ed. 
Attainment 

Percent 
of CC 

Workers 
in Sector 

Land 
Use 

Cate-
gory 

 

Potential Changes Based on 
Rezoning Proposal 

Health Care and 
Social 
Assistance 

44,372 78% with 
some college 
or higher ed. 

16% Office Likely to significantly increase. 
Industry projected as second 
fastest-growing in country58; in Twin 
Cities, sector grew even during 
recession. Many new jobs in sector 
anticipated to be in home health 
care, which requires less education 
but is typically lower-paid.59 

 Public 
Administration 

62,549 
 

83% with 
some college 

4% Office Likely to stay the same. Jobs in 
sector not likely to grow in Saint 

                                                      
 
m As a reminder, the market scenario estimates the development in the Central Corridor based on market projections, while 

the maximum build-out scenario uses the maximum allowable development under the rezoning plans. See Section 2 under 
Technical Methods for more details on how each scenario was calculated. 
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or higher ed. Paul. Current local government 
budget constraints prevent hiring of 
new workers, despite demand. 

 Administration 
and Support and 
Waste 
Management 

27,919 34% with 
high school 
diploma or 

less 

8% Office 
 

Likely to increase. As number of 
offices and new residential units in 
CC increases, demand for 
occupations in industryτjanitors, 
office clerks, security guards, 
landscaping workersτwill also 
increase. These jobs require less 
education/lower skill level; tend to 
be lower paid.60  

 Finance and 
Insurance 

70,596 82% with 
some college 
or higher ed. 

6% Office Likely to increase. Industry is 
growing, though slower than other 
sectors.61 May not increase 
significantly in short term; as 
economy recovers and office space 
increases in CC, number of jobs will 
likely rise. Increase in households 
will likely stimulate demand for new 
retail banking institutions.  

Professional, 
Scientific, and 
Technical 
Services 

70,893 88% with 
some college 
or higher ed. 

6% Office Likely to significantly increase. Fast-
growing industry, not just in 
country, but in Minnesota.62 

Accommodation 
and Food 
Services 

15,516 51% with 
high school 
diploma or 

less 

10% Retail Likely to increase. Sector is growing 
in country; increase in new 
households in CC and increase in 
land zoned for retail, hotels will 
increase demand for service 
workers in industry. 

Manufacturing 68,826 25% with 
high school 
diploma or 

less 

8% Indust
rial 

Likely to decrease significantly. Loss 
of industrially zoned land will put 
short- and long-term pressure on 
existing firms to relocate outside 
CC. Many jobs in industry lost in 
Minnesota due to recession. Some 
gains predicted in next few years; 
not expected to return to preς2007 
levels.63  

 Other Services 31,976 40% with 
high school 
diploma or 

less 

4% Retail 
and 
Indust
rial 

Unclear. Number of jobs in sector 
growing across country and Twin 
Cities.64 Increase in jobs is related to 
occupations typically retail-related. 
Sector includes automotive- and 
machine-repair services, jobs 
typically in industrial areas, which 
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may decrease in the CC as 
industrially zoned land is lost and 
new regulations placed on auto-
oriented uses. 

Educational 
Services 

40,787 84% with 
some college 
or higher ed. 

11% Institu
tional 
or 
Office 

Likely to increase. Rapidly growing 
in country and Minneapolis-Saint 
Paul metro area.65 Projected 
increase in households in CC will 
create a need for expanded capacity 
at existing schools and potential 
demand for new schools. 

Retail Trade 25,578 39% with 
high school 
diploma or 

less 

9% Retail Likely to increase. Projected 
increase in households in CC, 
addition of land zoned for retail, 
and increase in transportation 
access by light rail combine to 
increase demand for retail 
institutions in CC, serving 
neighborhoods and region. Retail 
jobs declined during recession, but 
MSP-metro area poised to have 
strong recovery, strengthening 
demand for retail goods. 

Construction 63,161 43% with 
high school 
diploma or 

less 

2% Indust
rialn  

Likely to increase temporarily. New 
development will increase in the CC; 
number of jobs will likely increase, 
though sustainability uncertain in 
long-term. Met Council has 
projected CC will produce about 
2,500 construction jobs in next four 
years.66 Construction jobs, as part of 
larger trend, have been declining 
since recession.67 

Management of 
Companies and 
Enterprises 

103,248 81% with 
some college 
or higher ed. 

4% Office Unknown 

Information 64,159 80% with 
some college 
or higher ed. 

3% Office Increase uncertain. More office 
space would accommodate demand 
for information workers, though no 
significant increase in jobs in metro 
area in last decade.68 

                                                      
 
n
While construction jobs are often classified as industrial, construction workers often do nƻǘ ƘŀǾŜ ŀƴ ƻŦŦƛŎƛŀƭ άǿƻǊƪǇƭŀŎŜΦέ 

Because new development will significantly be increasing in the corridor, the number of construction jobs will likely increase 
substantially as well, although their sustainability is uncertain in the long-term. 
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Wholesale 
Trade 

66,880 27% with 
high school 
diploma or 

less 

3% Indust
rial 

Likely to decrease. Wholesale 
industry not declining across 
country nor in Twin Cities.69 Loss of 
industrially zoned land, combined 
with rising land prices likely to 
encourage demolition or conversion 
to residential or office uses of 
existing warehouses. 

Arts, 
Entertainment, 
and Recreation 

31,812 28% with 
high school 
diploma or 

less 

2% Retail 
and 
Office 

Likely to increase. Includes 
occupations such as public relations 
agents or graphic designers; will 
likely grow as office space builds out 
in CC. 

Real Estate and 
Rental and 
Leasing 

39,771 31% with 
high school 
diploma or 

less 

2% Office Likely to stay the same or slightly 
increase. Growing real estate 
marketτespecially residential in 
CCτwill increase demand for real 
estate services. As new residential 
buildings constructed, maintenance 
workers and rental clerks will 
probably be needed. Job growth is 
slow in sector70; not many new jobs 
will likely appear in CC.  

Transportation 
and 
Warehousing 

39,944 34% with 
high school 
diploma or 

less 

3% Indust
rial 

Likely to decrease. Loss of 
industrially zoned land and 
increasing price of land in CC likely 
to cause existing firms in long run to 
relocate to areas with lower land 
premiums and fewer nearby 
residences. 

 
Summary of Rezoning Impacts 

With the increase in allowable density (in the form of increases in Floor Area Ratio) for new 
development in the corridor, the number of jobs is likely to significantly increase as the market improves 
and as new offices and mixed-use buildings are constructed. The quality of these jobs, and the degree to 
which they will be available to Central Corridor residents, is less certain. Industries that will likely fill the 
office space projected to increase in the corridor include health care and social assistance; finance and 
insurance services; professional, scientific, and technical services; and administration and support and 
waste management. Wages and educational attainment requirements for these jobs vary. It is likely that 
job growth for lower-educated workers in these industries will be in occupations that include janitors, 
home health-care workers, and administrative workersτall of which have low average wages.  
 
As the amount of retail and hotel space increases in the corridor, the number of jobs in the retail trade 
and accommodation and food services industry will likely increase. These jobs have less educational 
attainment requirements as well as low wages. The increases in office space will likely result in a fairly 
large increase in higher-paid jobs, which require higher educational attainment.  
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The loss of industrially zoned land could also have some negative impacts on employment in the 
corridor. While current industrial uses that become non-conforming will not have to relocate, they may 
face pressure to do so anyway in the event that property values rise due to the rezoning and there is 
substantial profit to be made in redeveloping these sites. As a result, manufacturing, as well as other 
jobs that are often located on industrial land, will likely be lost.  
 
Rezoning Impacts on Health 

Increased job opportunities for both higher- and lower-educated workers could reduce the 
unemployment rate in the Central Corridor if jobs are filled by current residents. To the extent that 
these new jobs increase real income for households in the corridor, the result could be positive mental-
health outcomes, as well as a reduction in the severe  racial disparities related to healthτparticularly for 
African Americans and American Indians, who have very high unemployment rates along with chronic-
disease rates, such as for cancer and heart disease. Increasing employment opportunities, especially for 
workers with less education, will also benefit other people of colorτwho also have higher relative 
unemployment rates and are more likely to be low-incomeτbut may not appear to have as many health 
disparities due to the aggregated nature of the health data.  
 
Despite the prospect of new job opportunities for individuals of all skill and educational levels in the 
Central Corridor, it appears that few jobs will provide substantial wages to lift corridor families out of 
poverty. If this is the case, many health disparities that exist in Ramsey County and the Central Corridor 
may persist despite apparent economic progress in corridor neighborhoods. Part of the health-
disparities issue is beyond the scope of zoning. There are some actions, however, that the City can take 
to mitigate the effects of health disparities by supporting increased opportunity for low-income people 
and people of color. Some of these efforts could be included in the rezoning plan; others could be 
programs that are separate from the plan.  
 
TABLE 4.4:  OBJECTIVE #1 RECOMMENDATIONS AND POLICIES FOR CONSIDERATION 
 

Broad Potential 
Negative Impacts 

Recommendations Potential Policies to Consider 

Less opportunity 
for growth in 
manufacturing 
jobs 

 Protect existing 
manufacturing jobs  

 Ensure that future 
opportunities for 
manufacturing and 
light-industrial uses 
are identified and 
planned for within 
the CC 

Zoning 

 Establish industrial districts that include regulations 
and incentives to protect industrial-use land viable to 
promote the creation of manufacturing jobs 

 Identify opportunity sites for future industrial 
development and/or innovation centers or economic 
investment zones; establish criteria before approving 
nonindustrial redevelopment on those sites 
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Number of high 
paying jobs for 
low-educated 
workers will likely 
decrease 
 
Unemployment 
and/or 
underemployment 
may persist 
despite addition of 
new jobs 

 Provide job-training 
programs in growing 
industries 

 Provide job 
opportunities for 
current residents in 
the construction 
phase of the light-rail 
transit (LRT), as well 
as when new 
development occurs 
along the CC 

Zoning 

 Establish clear procedures in zoning ordinance for 
community involvement to negotiate, approve, and 
enforce community benefit agreements for projects 
that involve direct or indirect public subsidy 

 Specify minimum office and retail FAR requirements in 
mixed-use areas to ensure an adequate amount of 
space to meet needs of new businesses 

 Require ground-floor retail space for new, mixed-use 
projects 

 Include objectives and purpose statements in the 
rezoning that demonstrate the connections to the 
goals and objectives related to the promotion of 
economic opportunity in the CCDS 

 
Other 

 Work with the Disadvantaged Business Enterprise 
program to help local residents train for and capture 
living-wage employment opportunities associated with 
LRT71 and subsequent redevelopment opportunities 

 Enforce current policies to ensure and exceed training 
and hiring goals associated with federally funded 
projects, including the Corporate Subsidy 
Accountability Law and HUD Section 3 requirements 

 Assist minority contractors to prepare proposals and 
capture contract opportunities for LRT and subsequent 
redevelopments  

 Encourage 50% local hiring when possible 

 Establish a first-source referral system with training 
and hiring opportunities targeted for persons of color 
and low-income persons 

 Reduce size of bid contracts to ease access of small 
minority companies into contractual opportunities 

 Seek job and small-business measures in disposition of 
publicly owned land and in public works projects 

 Utilize local and minority hires, and pay living wage for 
streetscaping, landscaping, and clearing of snow along 
the CC 

 Establish legislation at the state level that will legalize 
development agreements between developers and the 
city 

 
 
There are policies and programs currently being implemented that help achieve the objective of 
increasing high-quality, healthy jobs that increase income, wealth, and equity for all residents. For 
example, the Saint Paul Living Wage Ordinance was passed in 2007. The intent of the ordinance is to 
provide security for all workers to receive a wage that provides for living expenses in the city. This 
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ordinance calculates living wage to be $12.91/hour for a family of four when an employer is not offering 
health insurance, and $10.91 when the employer is offering insurance.  At $12.91/hour the annual gross 
income for a family of four, in 2010 dollars (accounting for inflation), would be approximately $26,300.72 
These numbers are low for the region. Therefore we used an alternative measure to define a well-paid 
job, described under Objective #1, Existing Conditions Analysis.   
 
Objective 2: Diverse, Local BusinessesτExisting and New ςAre Developed  
and Supported 

Existing Conditions Analysis: Small Businesses along University Avenue 

 
 
Small businesses, which make up a significant proportion of total businesses, are vulnerable.  Small 
and minority-owned businesses are typically more disadvantaged than their white-owned and larger 
counterparts. For example, small and minority-owned businesses tend to have lower average sales 
volumes and a smaller market base, and are thus more vulnerable to changes in business volume and 
sales. Minority-owned businesses are less likely to be connected to business networks, so they receive 
less information about successful practices than majority businesses. They also have smaller amounts of 
risk capital, have less fall-back savings, and are less likely to receive large-scale contracts.73 All of these 
factors make small and minority-owned businesses vulnerable to disruption in their sales volumes and 
bottom line. 
 
There are 1,068 businesses, nonprofit organizations, and governmental organizations along University 
Avenue and one block north and south of the avenue within Saint Paul. Together, they employ 14,898 
people. Data was not available for the capitol and downtown areas, where the Central Corridor turns 
from University to follow Cedar Street.  
  
The five industries with the greatest number of total businesses (not square footage) include:  

1. Health care and social assistance  
2. Other services  
3. Professional, scientific, and technical services  
4. Retail trade  
5. Accommodation and food services  

 
Eighty-three percent of all businesses along the Corridor are small businesses, which are defined by the 
{Ƴŀƭƭ .ǳǎƛƴŜǎǎ !ŘƳƛƴƛǎǘǊŀǘƛƻƴ ŀǎ ǘƘƻǎŜ ƘŀǾƛƴƎ άǊŜǾŜƴǳŜǎ ǳǇ ǘƻ ǘǿƻ Ƴƛƭƭƛƻƴ ŘƻƭƭŀǊǎΦέ ¢ƘŜǎŜ ōǳǎƛƴŜǎǎŜǎ 

Summary of Findings: Existing Conditions 
 

 Eighty-three percent of all businesses along the Central Corridor (CC) are small businesses. 
These account for over a third (38 percent) of all employees in University Avenue 
businesses, with a total of 4,406 employees.  

 Twelve percent of all businesses along the CC are minority-owned.  

 U-Plan has found that 87 percent of on-street parking spaces will be lost along University 
Avenue because of light-rail construction and implementation, from 1,215 current spaces to 
212 from the intersection of Emerald and University to Marion and University. A majority of 
these parking spaces will be lost in the central and west submarkets and may have 
implications on small businesses.  
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account for over a third (38 percent) of all employees in University Avenue businesses, with a total of 
4,406 employees. Twelve percent (102) of all the businesses are minority owned.  
 
Loss of on-street parking will result from rezoning.  U-Plan has noted that 87 percent of on-street 
parking spaces will be permanently lost along University Avenue due to light-rail construction and 
implementation, from 1,215 current spaces to 212, starting at the intersection of Emerald and University 
to Marion and University. A majority of these parking spaces will be lost in the central and west 
submarkets of the corridor. Although the east submarket will retain a relatively high amount of street 
parking, businesses on these blocks may be affected most, because of the small amount of off-street 
parking available for parking sharing agreements. Furthermore, there are some portions within the East 
submarketτa minimum of one block east and west of the Lexington, Victoria, Dale, and Western 
intersectionsτthat will lose all on-street parking. While all businesses located near station areas in the 
Central Corridor are posed to possibly benefit from the increased foot traffic resulting from greater 
accessibility, they face significant risks in the near-term before light-rail transit (LRT) starts operating. 
 
Impact Analysis: Displacement Risk for Small and Minority-Owned Businesses 

 
 
More than one-third of small businesses and nearly one-quarter of minority-owned businesses are on 
parcels with either medium or high potential for redevelopment.  As a reminder, parcels with medium 
potential for redevelopment are those with a floor area ratio (FAR) differential of two or greater and a 
location adjacent to at least one vacant parcel. Those with high potential for redevelopment have been 
identified in the Central Corridor Development Strategy (CCDS) as major opportunities for investment. If 
these parcels develop, it is likely that businesses currently located on the sites will have to relocate 
temporarily during building redevelopment. Permanent relocation may occur if new uses are proposed 
or rents increase significantly. A smaller proportion of minority-owned businesses are affected by the 
rezoning, compared to small businesses, because several of them are located on the eastern blocks of 
University Avenue, where less intense development is anticipated. Table 4.5 illustrates the number and 
percent of businesses on parcels with high, medium or low potential for redevelopment as a result of 
the rezoning.  
 
 

Summary of Findings: Impact Assessment  
 

 More than one-third of small businesses and nearly one-quarter of minority-owned 
businesses are on parcels with high or medium potential for redevelopment. 

 Property values in many station areas have already increased dramatically ςsee Objective #3 
for more details ςpotentially placing many small and minority-owned businesses at risk for 
displacement as redevelopment occurs in the corridor and rents rise due to increased 
property values. 

 Small and minority-owned businesses that rely on on-street parking for customers may lose 
some business due to permanently lost parking, especially near station areas within the east 
submarket 

 Increased residential and office density will expose significantly more individuals to businesses 
along University, potentially increasing the customer base of small and minority-owned 
businesses 
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TABLE 4.5:  BUSINESSES LOCATED ON PARCELS WITH POTENTIAL FOR HIGH OR MEDIUM REDEVELOPMENT 
  

Redevelopment 
Potential High Medium Low Total 

 Number Percent Number Percent Number Percent  

Total Businesses 129 15% 181 21% 570 65% 880 

Small Businesses 113 15% 155 21% 464 63% 732 

Minority-Owned 
Businesses 16 13% 18 14% 94 73% 128 

Total Employees 2,231 19% 1,946 17% 7,441 64% 11,618 
Source: U-PLAN University Avenue Business Survey, December 2010 

 
Figure 4.3 shows the location of small and minority-owned businesses relative to sites with high and 
medium potential for redevelopment. There are a number of parcels proposed for rezoning, which could 
place these types of businesses at risk for displacement.  
 
FIGURE 4.3: SMALL AND MINORITY-OWNED BUSINESSES IN THE AREA OF CHANGE  

 
 
Small and minority-owned businesses across the corridor may face higher rents as property values 
increase near transit.  Even if redevelopment is not imminent for many businesses, the potential for 
commercial rents to rise is likely. Property owners will likely adjust rents to match rising property values 
brought on by the transit premium (15 percent premium in the CC, as estimated by CTOD) and the 
increased development potential of the property. Between 2007 and 2010, property values for parcels 


