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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 thesalesss, representing racially diverse and fow

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 wbatythe 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 diversees of community groups along the Central Corridor as well as technical experts to
assess the potential implications of the proposed transiented development rezoning policy that
would set the foundation for development and growth in the corridor. Wedua 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 outntones i
critical decisiommaking 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, arehilagcon 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 environfeergxample,
people who live in areasith 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 disparitiesresig 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 aatitrils 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 housingere placed at the center of the rezoning debate and helped educate the
media, policymakers, and the general public. The level of community participaparticularly from
low-income people and communities of catoin the rezoning process was unique foetbity. 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 presentse full rang of findings, detailed descriptions of the issues, data sources and
methodology. Asummary of the key componentkis analysis can bieund at
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www.PolicyLink.org/HealthyCorridorforAll. 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 lh#ssessment 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 theesponds 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.

(LGB . AT G [T

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

Healthy Corridor for AllSupportingEquitable TransHOriented 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, Baltimess, Den
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, centeaedund highefficiency transit also known as
transit-oriented development.

Transitoriented development (TOas been shown to be a healthier model for development than
urban sprawl, the expansion of lowdensity, singldamily detached housingifther and farther away
from the urban core. TOBanlead toincreasa walking and biking;ather thanlong car commutesand
evento shorter car trips to parkandrides and other neighborhood amenitié3hepotential results
includedecreasingar pollution, whichimprovesair quality, denser, more energgfficient housing’
whichis more supportive of affordable housing productiamd more efficientaccess tpand delivery
of, goods and services.

Yet, as TOD h&gen constructedn many cities, includingdtland and WashingtoyDC, it has often
been accompanied by displacement of laveomepersonsand communities of colotHigherincome
populations are findingompact living near transit desirablésiving up the property value dénd near
transit. Thishas resultedn increased rentand/or property taxedor existing residentsvho may
ultimately be displacettecause othe higher cost of livingn response tdahese circumstances
PolicyLink, along with other grougsas developed tools to supporquitable transit-oriented
develgpmentt an approach to ensure that loimcome households and communities of color benefit
from TOD without being displaced

As part of this larger TOD trendhe Twin Cities is planning build approximatelyfour transit corridors
as part of the Corridors of Opportunity fiative; at least twowill be fixedrail.> The mode of the other
two has not been established at the time of this repdthe first of these light rail linethe Central
Corridor Light Rail Transit lif€ CLRTis currently under constructiorAn 11-mile transit corridor
connecting downtown Minneapolis with downtown Saint Ralné CCLRT is a $1 billion transit
investment estimated to spur as much as&®billion in public and private investment in kic
developmentduringthe next 20 year§.

The Central Corridor, home to over 60,000 people in the Saint Paul segment, passes through some of the
NBEIA2yQa Y24l Rrdcend dtBnBunitiey, Rcludidydhé se€oddargest Hmong population

in the Urited 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 befwe
interstate highway system. Several hundred homes and basés were demolished and families

RAGLIE FOSR & LYGSNEGFGS dn 61 a O2yadNHOGSR NAIKG
growth and economic prospects. What the people of Rondo and the broader Twin Cities community

learned was that transportan 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 mosinémme

people and people of color.
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This time, with opportunity knocking in the forafi 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, thegdvoic
fear that they may ultimately be involuntarily displaced due to increased housing and business costs and
began to worry that the largecale community changes may lead to cultural and social upheaval with
GKS O02YYdzyAliASaQ KSFHEOGK GFrl{Ay3a + (2tf o

Overvien 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 Organigid t NP INI Y 2F ¢ 1SS! OliAzy aAyySazil o6¢! aQa
together to conduct a health impact assessment (HIA) of the rezoning ordinance that would lay the

foundation for the implementation of transitriented development (TOD) along the @ahCorridor. A

health impact assessment was the tool of choice because of the potential impacts of infrastructure
development on the health and welkeing of existing communities and the universal aspiration for

improving community health in the Central2 NNA R2 N ¢ KS LINRP2SOG LI NIy SNBR |
I 2NNAR2NJ F2NJ ! £ f d¢

L{!L!l YR ¢!/aQa | ht ¢g2N] SR Oft2aSte gA0GK O2YYdzyAd
particular, support the engagement of community partners, especiallyil@amepeople 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 leadkip team to guide the projettthe 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 prgjadners worked closely, each with different, but
complementary roles, and worked closely with the CSC and TAP, together creatingaunddd

leadership team for the HIA.

The goals of the &hlthy Corridor for All Healthmpact Assessment were to:

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

e Ensure positive health benefits are maximized and negative health impacts are addressed in the
dedsiornrmaking process.

e 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 Facus onRezorng?
Rezoning along the Central Corridor enables the City to create a foundation for anticipated future

investment and transibriented developmentln anticipation of this future investmenthe City led a
community proces$o developthe Central Corridor Development Strategy (CCDS) in @008007. The
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processhrought together diverse stakeholders to create a vision and guiding principles for future
development of the corridor and the surrounding neighborhoods. In preparation for thehagnsity
development envisioned in the CCDS, the City of SaintcBeaigd out a rezoning process aretently
adopted amendments to the zoning ordinanoerezone a large portion of the corridor.

The rezoning of the Central Corrideasone of the fist 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 wih a transitd dzLJLJ2 NI A @S NBIdzf F 62 NB FNI YSG2N] ® ¢KS [ Al¢
wered KA 3KSNJ RSyairide RS@GSt2LIVSyildz NBRdAZOG&teRSYlFyR T2N
Sy @A NB y Whé spéciictainendments proposed to the zoningradcewill increase allowable

densities and heights, reduce parking requirements, increase the amount of residential uses allowed,

restrict autooriented uses, and provide design standards that promote pedestrian and tfaiesitly
environments.This reoning will undoubtedihave an effect otthe 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 healthMany studies have shown that our physical and social environmenteere we live, learn,
work, and play affect our health even more than we previsly imagined. Some neighborhoods
provide opportunities foresidentsto make healthy decisions, suchagaswith affordable housing,
high performingschoolssafe places for children to play outsjdand access to healthy grocery stores.
Thosewho livein neighborhoods that lack these healthy opportunitiesften low-income communities
and communities of colar experience the worst health outcomesuch as high rates of obesity,
diabetes, asthmaand heart diseasd-urthermore Myron Orfield, professor ahe University of
Minnesota and Director of the Center for Race and Poverty, notedhlibagegregated nature of these
often low-opportunity neighborhoods$s more strongly associated with poor health than any other
measured demographic factoBegregatiorby race and income plays a significant role in widening the
disparity health gap, as well as taehievement gapbetween racial group&This condition exists in
many cities and regions across the country, as well as lpeeglent throughout the Twiities region
despiterelative progress compared spme of theother regions.

What is aHealth Impact Assessmeft

Health impact assessments (HIAs) have been conducted in Europe and Australia for many years. In
recognition that many policies, plans, apajects 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 decisimaking processes.

A healthimpactassessment may be defined @ 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 thaféects within the population. AHIA

identifies appropriate actions to manage those effe€tSuch arassessmenprovidesa commonsense

and evidencebased approactto ensure that potential impacts of policies and plans are appropriately

addressed befie final decisions arenade HIAssuch as the one conducted in Healthy Corridor far All

2FGSYy F20dza 2y (GUKS aaz20Atf RSGSN¥YAYlIyGa 2F KSIfGK
Organizationag 1t KS O2yRAGAZ2Y & AY ¢ KAMOKandi®e InifluSinglthBiBealth 2 NI/ = =
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 resposible for health inequities the unfair and avoidable differences in health status seen
within and between countries, [among race, income, gentley R 3 S$2 INJ LK & gA TKAY

Health Impact Assessments have four values as identified by the World Health Organization:

e Democracy Allowsindividualsto participate in the development and implementation of
policies, programr projects that mayave anmpact on their lives

e Equty. Assesses theffects ofa proposal on the whole population, with particular reference to
vulnerableindividuals and group@n terms of age, gender, ethnic backgroyadd
socioeconomic status)

e Sustainable developmen€Considersoth short and longterm impacts, along with the obvious
and less obviousnes.

e Ethical use of evidencédentifies and usethe best available quantitative and qualitative
evidence Ensures avide variety of evidencs collected using the best possible methods.

A set of steps guidga practitioner throughan assessmenincludng:

e Screening Determines the need and value of an HIA

e Scoping Determineghe project partners health and social impactequiringassessient;
methodology for the analysignd a research and wogdan.

o AssessmentProvides an analysis of existing conditiaasassessment ahe policy, project, or
programunder study;andan evaluation ofthe potential impacts othe policy, projector
program on existing conditions

¢ Reommendations Develops a set of recommendations for maximizing health outcomes

e Reporting Develos areport for communicatng findings and recommendations

e Monitoring. Tracks the impact of the HIA on the proposed policy, progaarproject andthe
impacts of the final policy, prograrar project on existing conditions.

The role of health impact assessments goes beyond collecting and analyzing data on existing health
disparities and impacts on health. ThEAHbrocess can be an instrument to engagel empower
communities, emphasize everyday experiences in decimigking, build consensus around decisions,
and build lasting relationships and collaborations across diverse constituéhEekhedded in the HIA
process are opportunities for community eagement and leadershjpvith the end ofachievnga
participatory research process that reflects and resonates with resident concerns and aspirations.

Why Focus on Health

A healthimpactassessment is fundamentally about the health of the commuiihe goal of this
particularassessment is to analyze whether, h@and to what extenthe adoption of new zoning by the
City of &int Paulislikely to change set ofspecificneighborhood healtitonditions. Theemphasigson
how the economy, housingand transportatioreffects on health will belistributed across populations
by race income, and geographies. While amvironmentalimpactassessmentelating tothe
construction of the CCLRV&s prepared, no documents have examined the specific imddanhd use
decisions on physical indicators of healthcarefully analyzedocial determinants of healtprioritized

by the community
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Health is a universal issue. The abiityndividualso fully experience and enjoyfdi depend on the

quality of their physical and mental healtA.health impact assessment can bring communities
togethert regardless otheir race, ethnicity, or socioeconomic statug a unique wayto discuss and
evaluate the ways in which individual and community health magffexted 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,le HIA provides an opportunity to establish precedent on how to enfuaenew transit
oriented development supports equitable and healthy outcomes foiTa#. Central Corridor LRT is one
of several new proposed light rail line expansions across the country that traversesitmoere
neighborhoods and communities of coldn additionfor the Twin Cities regiqthe Metropolitan
Council haglannedseveral additional transit corridote undergo construction in the next decade or
so.

The health benefits of TOD are watlcumented in the urban planning literatytéthis type of

development supports transit usage and active transportation lifestyles, thus reducing carbon emissions
and increasing physical activifihese positive outcomeshough are not necessarily distributed evenly

by race or income. Research &mwn that transit investmentsanresult in more expensive housing,

more wealthy residents, and higher vehicle ownership, whitlsome newly transitich
neighborhoodscanprice out core trasit users, such as renters and kincome household$’

Invesiments in transialone donot impact all neighborhoodis the sameways, fowever, transitrich
neighborhoodsexistacross the countryhat are still racially segregated atatkng ininvestment and

access to opportunity.

In the case of&@nt Paul, tansitoriented development can have several positeféeds on the corridor

and surrounding communities: new, higheéensity developmentanincrease the number of jobs and
housing units near lightail stations; improved design standarcinhelp to create a safer environment

for pedestrians and bicyclists; increased densiéghelp expose moréndividualsto the wide variety of

local and diverse businesses throughout the corridbese zoning changes could also have unintended
negative consequencebowever. 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 mapmote further bifurcation of the
economy into higkeducatiorchigh-wage and loweducatiorglow-wage jobs. FigurA below depicts
variouspathways forthe ways in whichrezoning can impact the social determinants of health.
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HGUREA: GHANGES INEIGHBORHOODVABILITY ANBIEALTH

Changes iin...
Zoning and the
built environment

Change in_.

Chamgs in...
Environmental Neighborhood
hazards income distribution poverty and racial/ethnic
(real and percemved) (mare affluent
residents mave in)

Change in_..
Neighborhood
infrastructure

(libraries, parks)

Direct or indirect

displacement
Change in_..

Local economy

Health outcomes indude injury and morbidity from crime, stress-related illness, effecs from lack of social cohesion, effects from lower incomes (2.g., from lack of access
o jobs, education, etc.) increased risk of injury/death from lack of police and fire protection and others.

Spurce: Adapted from Human Impact Partners, 2011

Components othis Report

This document is written for advocates adecisionmakers 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 develogrsd the corridor developsThisreport can also be used to inform city and

regional decisions regarding other proposed T@@ransit planningorojects.This report presents a
methodology for conducting equitable TOD analysis with community leadergupwill find the
following component$erein

e Backgroundwhich cetails thehistory of the Central Corridor and surrounding neighborhgods

givesinformation about demographic and neighborhood characteristics of the corridor and an

overview of the Sint Paul real estate market

e Methodology in whichthe process of implementing thdlAis discussed and where you will find

datasourcesand research methods.

e Rezoning Proposal Analysighich dscribes the City of Saint Paul rezoning proposaltiaad
implicationsit can have ortand use in the Central Corridor

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

e Prioritized Policy Recommendatipmgiich detail the policies the CSC has designated as highly

important for implemenation as a result of the assessment findings.
e Monitoring Plan, whichdentifies indicators to monitothe impacts of actual development
enabled by the rezoning on the social determinants of health prioritized by the CSC

Thisreport reflects the connection between health and the HIA priorities established b dmemunity
Steering Committe€¢CSQG)including specific references to peviewed research on these topics.
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1. Healthy Corridor for All: HIA Process and Methodology

Implementation Process

The health impact assessmditlA)processbegan in May 201and continued through April 2011,

when the Saint Paul City Council passed the new rezoning to accommodatedegisdy transit

oriented development (TODJhe HlIAvasembeddedin 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
advisersand polcymakersin the end, he 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 Assment Add Value?

In this initial phasgthe project teant PolicyLink, ISAIAH, and TakeAction Minnesetarked with

community leaders and organizations to determine the needdnd value ofa health impact

assessment. The rezoning of the Saint Paul goif the Central Corridor wasspeciallysignificant

0S0OFdzaS Al s+ a GKS FANARG RSOAaAzzy (2 @&I2RATeE GKS O
development would havéo 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, recreatimd,jobs and economic opportunityss well it

influencesthe composition and social connectivityafheighborhood and can facilitate affordable

housing. Healtleffects related to zoning decisions may include rates of traffic injuries, respiratory
disease, phsical activity, obesity, income, violenemd mental health issues. Negatimasuls are often

borne disproportionately by the most economically disadvantaged communities. While Minnesota as a
whole is one of the healthiest states in the country, somé &f SNA O Q& & il NJ Sad KSI f {F
race, incomeand education levelsxist there™ With appropriate planning and policies in place in the
rezoningthe health ofcurrent residents can benefit from improved community design, enhanced
services ad infrastructure,andincreased home and business values.

YS 2F GKS NBIA2YyQa Y2ail @dz ySNIo6fS LRLlzZda GA2ya N
large AfricalPAmerican population, a thriving Asian, predominantly Hmong, immigrant commeiity

many small businessesndlow- and middleincome pe&sonsof all ethnic and racial backgrounds. These
populations have the most to lose ataigain from the rezoning along the corridé¥®esidents and

business owners have limited safety netswhich torely. Theystand to lose their homes and
businesseshouldincreased property taxessult fromrezoning.

The teanrecognized that health had not been discussed in the zoning debate, and equitable-transit
oriented development was not the explicit goaltbé zoning. Given the interest in the communiity
participatingin a forum to discuss and examities type ofdevelopment and the lack of discussions on
health,the team decidedo conduct an HIA as a way to evaluate the potential impacts of the rezoning
andto provide the community and decisionakers with timely recommendations thatould assist
themin assumga healthy, equitable community.
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Scoping Creating the Framework for the Project
Developng a Community Steering Committee and Technical Advisory Panel

In June 201@nhe project teamcreated a Community Steering Committee (CS@)avé than20

organizations representing diverse constituents living and working along the Central Corridor. These

groups represent diverse interests from labor to small business. Bringing together theqoB€dcare,

identifying the landscape of advocates and interests along the Central Coaiabbuilding

relationshisthrough numerous conversationghe teamalso identified a key set of stakeholders who

were not able to join the CSBut given their intereststhey would be kept updated oii KS LINE 2 S 0iG Qa
progress.

The project teanthen created a Technical Advisory Panel (TA&)e upof more than20varied
organizationsincludng the City of Saint Paul Planning and Economic Development Agency and
university professors, affordable housing developarsl economic development associatiohs.
addition, a set of key policymakers in the zoning and transit plajymiacessvere identified to ensure
consistent communication with decisionakers throughout the HIA.

Membership in both the CSC and the TAP was strictly volunkenygh, in order to participate

members made number of agreements and commitmenfandamentallyto the HIA goals and core

valuessRSt AYySIGSR Ay (GKS TANAUG .Menbaiskomryiittedl ®woik kogether NS L2 NI |
to conduct the HIA in accordance with these goals and values, artd nballenge then duringthe

processThe prgect teamdocumented 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 engagearmghtiecisioamaking

process in a Rules of Engagement mewiaich all CSC and TAP agrepdru See Appendix A fdrmis

memo.

Developing a Research Proposal for the HIA

In July 2010the project teambrought together the full CSC and TAP to launch the Healthy Corridor for
All Health Impact Assessment. This #part meeting included a significant capaeiityilding portion

where participants discusseHdIAs, land use and transportation connections taltieand equityand

the political timeline and process zoning The group spent time creating a collective vision of a healthy
Central Corridor, and through discussions and a vote, prioritized three elertiaytbelieved were

crucial in achieving Hedthy Corridot then worked to identify two objectives for each elememhable

1.1 lists the communitgbjectivesand the related questions that guided the impact analysis

TABLEL.1: HEALTHYJORRIDOR FOR.LHIAPRIORITIES
Healthy Economy
Objective 1:High Quality, Healthy Jobs that Increase Wealth, Income, and Equity for All Resid
How will the proposed zoning change tihemberand quality of jobs available to residents in t
corridor neighborhoods?
Objective 2:Develop and SuppoBiverse,Local Businessesxisting and New

How will the zoning changes affect small, locally and minorityed businesses located along
the corridor?
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Affordable, Healthy Housing

Objective 3:Protect Residents from Negative Impacts of Gentrification
How will tre proposed zoning affect the likelihood of neighborhood gentrification and the
involuntary displacement of current residebtscause ofising rents and the loss of rental
housing particularly residents who are leimcome 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
affordable housing, in terms of new housing construction and the presengtaxisting
affordable homes?

Safe and Sustainable Transportation

Objective 5:Maintain and Improve Affordable and Accessible Transportation
How will the proposed zoning coordinate witimd affect affordable and accessible public
transportation for the Central Corridor?

Objective 6:Safe, Connected Bikimgnd Walkingto, from, andacross Transit Stops
How will the proposed zoning coordinate wiéimd affect access to safe and connected biking
and walking routes to, froprand across rail and bus stops?

Next,the project teamworked with the CSC to develop a research proposal to establish a set of
indicatorsto bestevaluate the zoning based on the commiid Q &  LAWEreoXdnstr&rdsin
terms of data availability, timeand resources. Approximately 50 indicators were selected for the
research planto ensure the following:
1. Measurability in terms of current conditions and over time
2. Availabilityand 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 tohe 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 explanationcarmenunityidentified
priorities were not fully addressed or connected to the indicators. There were a few instancagswhe
lack ofdata availability or accessibility limitédK S (iaBility¥criclude certain measures important
to the community.The teamshared the researcplan with the CSC and the TAP for feedback.

EnhancingAdvocacy and Buildin@ommunityCapacity

The Healthy Corridor teasaw the HIA process as a promising tamiderthe inclusive framework of
healthy communitieswith which to forge an alliance ofateholders along the CCLRT who might
otherwise not work with one another. This inclutilhe African American residents, Hmong and other
Asian business owners and residents, as welltate residents. ISAIAH has relationships with both
African American andhite 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 busimesss and residents.
HOP is also deeply invested in local coalibaitding and multiorganizational cooperation.

TheCommunity Steering Committeeasthe primary decisiomaker in the scoping process and
throughout the HIAYet, scientific integrity weaa primary HIA value that could not be overridd€he
TAP provided dataeviewed methodologyand manyof its membersvere deeply engaged in planning
in a variety of ways and headgd inform the process. The CSC and TAP built relationships with one
another and across committees. The TAdsable to hear community concerns and aspirations
firsthand and access new data and inform analyses.

The teammheld a public launch of the Healthy i@dor for All Health Impact Assessment in early October
once the CSC and TAP had become sufficiently engaged and committed to thawioitke scope was
nearly complete. The CSC brought their constituents to the event, the TAP brought colleaglies,
policymakersattended,as did other key stakeholders and journalists. Approximately 150 peayie
present atthe gathering.

Capacity building was incorporated into each phase of the HIA to ensure the CSC was familiar with the
data, the political processand any new developmenta the zoning or planningrocess During each

CSC meeting the project team shared data, discussed political opportyaitigslescribed any technical
matters. In addition, TAP membersuch as Minnesota Center for Environmentdiécacy and William
Mitchell College of Lawco-hosted a Zoning 101 for the CSC. The CSC alsth&gpbject teamand

one another abreast of issues arisinghie communitiesand of political opportunities, and made

certain the HIA was reflective of thedal experience.

A second large public meeting was heiith about 320 participantsvhenthe baseline assessment was
complete initial findings on current conditionsere sharedthe Minnesota health commissioner
discussed the importance of étproject to public health, policymakers shared their perspective on the
CSC objectiveand expressed interest in continuing to work with the puldicd CSC members shared
their storiesabout, and theirconcerns and hopes fothe Central Corridor.

The CSC ultimally becamea coalition, callingtself Healthy Corridor for Alandbegan to engage in the
city zoning decisiomaking processesrmed with new capacity, new partnershjasd new data.
Organized to advocate for the findings of the HdAce the recommedations were identifiedthe 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 objectiveaftaudthe
health of Central Corridor residentkie project team

1. Assessed the existing conditions in the community

2. Explored key features of the zoning posal

3. Analyzed how the existing condition®uld be influenced by the zoning proposal

4. Made recommendations for alternative zoning approaches and improvements where necessary.

In the existing conditions anals the teamassessethe identified 50 indicatordn order toreveal
current conditiongn the Central Corridor. The goahsto forecast how the rezoning proposal could
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impact these current conditiongrom October through Decemb@010 the projectteammeasured
approximatelyeight irdicators for each objectiv&.he research team remained flexiblme indicators
included in theoriginalresearch proposal were excluded due to data availability isandsaew
indicators were added as new data became available. Appendix B lists all indibatoxgre analyzed
with their data sources and respective methodologies.

Using the research questions outlined in the research proposal to guide the analysis,clalegiywas
then developed to analyze how the anticipated changes in the built environment would affect existing
conditions in the corridgraccording to two different scenarios. Onas marketbased, using estimates
from a market analysis conducted by treal estate firm Colliers Turley Martin Tucker, now named
Cassidy Turley, commissioned by tlaénSPaul 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 detailedthe next section

Whenthe impact analysis was complete, best practices in equitable developmwenetidentified,
related to the priorities of the Community Steering Committ€ke project teanthencreated an
inventory of policy recommendatiomsmany, but not all, of which related specifically to zoning
focused on mitigating the potentially negative impacts of the rezottiagywereidentified in the impact
analysis. The CSC and TAP reviewed and providdbaele on the list and then develegtheir top five
policy priorities for the rezoning. These priorities were developednmioe detailedpolicy briefs see
Appendix C for an examplbeief.

Technical MethodsCompiling the Research
Data Sources

This andysis was limited by time, resourcesd available data within the timieame of the HIA. Data
for 1990 is from the Census 1990 Long FatatgsetSF3) in 2000 Boundaries package released by
Geolytics, Inc. All 2000 data is from the Census 2000, retriesadthe US Censu=sactinderweb site
(http://factfinder.census.goy. Demographic, transportation, and housing data cited for the 22089
period is from the American Community Survey ZZIB9five-yearestimates, which have replaced the
longform of Census 2010 and were recently for Minnesota inBedember2010. Data cited from 2010
is from the Census 2010 redistricting data or the short fadatgsetSF1)the latter was released in
June2011

Most economic data on larger trends regarding jobs, workers, and industries was obtained from the
Longitudinal Employment and Household Dynamics (LEHD3}elafar 2008 released by the Bureau of
Labor Statistics and retrieved using their OnTheMap sith
(http://lehd.did.census.gov/led/onthemap/ The teamused the 2008 numberas the 2009 dataet will
not be released until later in 2011.

Data on affordable housing was compiled from the HousingLirdntory of Subsidized Housing and the
HUD Picture of Subsidized Households for 2008. Small and mioarigd business datas well as
information about onstreet parking lossesvas provided by WPLAN, with conducts ongoing surveys of
businesses locatealong University Avenue. GIS boundary data for magmobtained from the
Metropolitan Council MetroGIS DataFinder waite, the City of Saint Paul, and Ramsey County.
Foreclosure data was provided by the Minnesota Center for Environmental Advocacy.
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Curent 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 20€8007; this is the moskecent data availabldi 2 G KS | dzi K2NEQ (VY

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 Idaadepletely or mostly within

a halfmile radius of the Saint Paul portion of the proposed LRT route along University Asaduben

along Cedar Avenue through downtown to Union Station. Some indicators were collected at the census
tract level when datawas 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
levelbecause of itavailability. Data for Census 2010 was gathered abtbek level and aggregated to

the 20 Central Corridor and submarket boundaries. Affordable housing data was collected for
properties located within a hathile radius of the proposed LRT line. Small and minoriged business

data from UPLAN was colléad for all businesses, nonprofits, and governmental organizations located
along University or within one block north or south of the avenue.

The teamcreated submarket boundaries based on those provided in the Central Corridor Development
Strategy. Thewere 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 scopingrocess, the CSC prioritized three focus areas with six objectives and research
guestions to explore. A full list detailing each indicator, data sourcettengeography used is located
in Appendix B.

To calculate thémpact analysis athange in land e by station areahe project teamcreated two

possible scenarios for development. In timarket buildout scenaripthe team usedhumbers identified

in the individual station area plans represegrgthe market potential in each station area by 2030.sThi
projectionrepresentsthech 1 @ O2yadzZ GFydQa FaaSaavySyid 2F NBIt Sa
throughthe next 20 years. In theaximum allowable buildut scenaripthe teamtook 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 paide.teamtRA R y 2 Ay Of dzRS |
build-2 dzii ¢ & OSy I NJIstBnceotisBverdl 8tudieKs8ggesttha development will occur as a

result of the light rail line, once it is in operation and potentially bettwn. A more detailed and

complete list of methods and assumptions for the impact analysis is listed imAppR.

For the economy sectiothe teamobtained 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 usesaccording to the t I y y $mefdg GuRléfér Projecting Land Use and Facility NEeds

To anticipate the potential impact of the rezoning on small and minaniyed businesses as well as on

existing subsidized affordable housitige project teamcreated three categories of development

potential to classify each parcel being rezoned. Parcels vhigtgootential for development are those

GKFG LINAYEFENREE FrEf Ayd2 FNBFa Ay (Kmaol SYaNI £ / 2N
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opportunitiesforiy @S a G YSy (i ®¢ t I N&lupoténtial fér devetfopniei arg thodeK |
identified with a greater than 2.0 difference between the currélobr area ratio(FAR and proposed
allowable FAR meaningthe rezoning will allow the land to doubleiis allowable densitysee Section

3, WhyZoning isimportant, for an explanation of FAR)and are adjacent to at least one vacant parcel.
Thisadditionalcriterion was included as sitdeveloperanay desire to assemble several parcels in order
to make the project financially feasible. Parcels withv potentialfor development are all others being
rezoned to increase development potentibut whichdo not meet the criteria describefdr the other

two categories.

It should be noted that althougthe teamidentified these three tiers of potential development, there
are several other factors influencing the development of properties in the Coriitlerrezoning
establiskesa parameter of expectations for development; market forces such as curaganey rates,
feasible rents for development, opportunities for land assembly, and lender liquidity have significant
impact on the potential for parcels toe develoged, as well.

Finally for the transportation analysighe teamobtained the projected ew populationnumberswithin

the station areas of the Central Corridor by taking the total number of housing units and multiplying it
by the average household size of ttm@ridor (2.39 in the 20052009 period.
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2. Central Corridor: Demographics and idaborhood Characteristics

History of Central Corridor Neighborhoods

The story of the Central Corridor is not just the history of University Aveituesorepresents the
amalgamation of several histories involving the various pesguhel cultures thamake upthe
surrounding neighborhoods and communities. The corridor, while shaped by the various modes of
transportation that traverse it, is defined litg various workineclass racial and ethnic communities,
many of whichare composed oiimmigrants who have callettie areahome since the late nineteenth
century. Many of theorridor neighborhoods emerged as workhetass streetcar suburbs following the
18900pening of the University Avenue streetcathichlinked the downtowns of Minneapisl and Sint
Paul. Early residents of distinct neighborhoods in the Central Corrieiigtown, Rondo, the North
End, SummitUniversity, Western Park, Cornmeal Valley, and OatmeabHithng others included
European immigrants or African Americans worlonghe railroad or in the several manufacturing
AYRdAzZAGNRASA Ay GKS aARgl & INBFI® ¢KS /SYiNrft / 2NNRAR
most vibrant commercial and manufacturing distrigisior to the 1950¢he Midway area from
Westgate to ldmline Streetand todaythe emerging World Cultural Heritage District on the east end
that encompasses the large varietyS@utheast Asian and Africalimerican businesses.

Transportation has shaped several of the neighborhoods within the Central Gq@i@d in both
constructive and destructive wayssince the late nineteenth century. Tleeeationof Interstate 94
through the Central Corridor in the 1950s wreaked substantial damageamy neighborhoods, most
significantly Rondo, a longtime thriving Afxh American community iraiBt Paul. Several acres of
housing and business@s Rondowere condemned as blighted ameere demolished for the interstate
as well ador a redevelopment project authorized by the Federal Housing Act of 1949. Hundreds of
families were displaced, businesses were lastd manyownerslost significant equity in their
properties Despitefederalrequirements to mitigate displacement with some replacement ymitme
were constructedand the protests of the community were largédyored.

In the last few decades, immigrardaad other newcomeriaveplayeda primary role in shaping the
character of the Central Corridor. In the late 1970s, Hmuemplebegan settling in the neighborhoods
near University Avenue. Since taed of the U.S¢Vietham War, thousands of Hmong, Lao, Viethamese,
and Cambodiashave moved to the Central Corridatarting in the late 1970s the.S. granted them
refugee statusL y i K S amy opralXéfugeés alsame to livan the Central Corridor followg

the Somaltivil war. Recently affluent, white families have been resettling in the neighborhatttis

older housing stock.

Demographicand NeighborhoodCharacteristics

The Central Corridor lightil line traverses several neighborhoods, each witlistinct character and
demographic profile the corridoris a multifaceted placeManyof its sectionsare quite diverseracially

and ethnically. Some have significantly young populatians ®veral are lowe#ncome.This
assessmenfocuseson the corricbr as a whole and the neighborhoods it includes, as well as five smaller
sections, called submarkets. The concept of submarkets and their boundagested withthe

Central Corridor Development Strate@CDS)wvhich divided the corridor into five markets based on
their real estate potential and determined by their different land use characteristics and demographic
profiles.Healthy Corridor for Alisesthis framework of analysisis the HIA is focused on ingia
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resulting from changes in langse regulationsHgure 1.1 depicts the geography of the submarkets
laid out bythe CCDS.

HGUREL.1: CENTRACORRIDORUBVARKETS

™

Source: US Census 2000; City of Saint Paul; Metropolitan Council GIS

More than onefifth of the SQint Paul population resides i@entral Corridor neighborhoousa total of
62,356 people in 2010rhis area includes about 28,000 housing ymiearly onequarter of the total
housing stock othe city. The corridor also contains g#rcentof the total jobs in &nt Paul, and the
Minnesotastate capitol is located along University Avenue.

The Central Corridor is racially and ethnically diverdgersons of color represent an estimated 53
percentof the Central Corridor population in 2010, compared tgpé4dcentin Saint Paul and 3®ercent
in Ramsey Countysthe figure belowdepicts, ommunities of color are especially prominent in the
neighborhoods in the east and central submarkeswell as across the river from downtown.
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HGUREL.2: RACIAL ANIETHNIADIVERSITY IN TIGE&RAQDRRIDOFQO].O

Ya
@
‘

% People of Color (by block) I
10% or less
P 11% to 25%

I 26% to 50%
I 5% o 75%

s A
- More than 75% BE ‘ 4 by
=

@® Proposed LRT Stations

0 2 Miles I

Poverty is prevalentand risingin corridor neighborhoods In the 20052009 timeframe, the estimated
poverty rate in the corridor was 27 percent, up from 23 percent in 28@@.onlydoesthis representa
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D Central Corridor Boundary “
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Source: US Census 2010; Metropolitan Council GIS; City of Saint Paul

significant number of people, but the Central Corridor also contains some of the poorest neighborhoods
compared to the city and countggeFigurel.30 ® CdzNI KSNX2NB>X FAQGS 2F wlkyvyasSe

poverty neighborhoodsare located in the corridor.iE poverty rate is highest and increased most
significantlyduringthe last decade in theast andcapitol submarkets, which contain significant
concentrations of communities of color.

4a9EGNBYS LROSNIE& ySAIKOo2NK22Ra¢ |+ NB RSTAYS Perdert,asOf3hg & dza
20052009 American Community Survey.
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Median Household Income
$35,0000rless [ $75.001t0$100,000 {7} saint Paul Boundary
——
[ $35,001t0$50,000 [l More than $100,000 [T central Corridor Boundary
B 550,001 to $75,000
/ \ / |
Source: American Community Survey 2005-2009 5-Year Estimates; Metropolitan Council GIS; City of Saint Paul

Racial disparities exiseven within the Central Corridar The Central Corridor is a heterogeneous
place; not all residents are poorer, less educatdmore likely to be unemployed than Saint Paul or
Ramsey County residents as hole. These disparities tend to fall upon color lines. As Fibdre
demonstrates, household income distribution iemwidely by race and ethnicityn the Central

Corridor, at least 5@ercentor more ofblack/AfricanAmerican, Hispanic/Latino, Asian or Pacific
Islanderhouseholds, othoseheaded by someone of two or more races had an annual income of less
than $30,000, compared to just 3rcentof white households in the 20@2009 period. As a
reference,in 2010the federal threshold for lowincome households is $27,465 for a family of three.

® 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 3/300%e
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HGUREL.4: HOUSEHOLINCOMEDISTRIBUTION HRACE 20052009
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Disparitiesdhy racealso exist in educationalttainment within the corridor. Where only percentof the
white population has less than a high schdiploma, an estimated 5@ercentof Asians and Pacific
Islanders in the Central Corridor lazkigh schoatliploma See Figurd 5 for a depiction othe
differences in educational attainment by race.
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HGUREL.5: EDUCATIONAATTAINMENT BRRACE 20052009
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Finally, racial disparities are cleagyidentin unemployment rates within the Central Corridés Figure
1.6 shows white unemployment is several percentage points below that of other races and ethnicities.
Asian and Pacific Islander unemploymemtwever,is relatively low (compared to other races} 9.4
percent especially considering the lower level of educational attainment and lower incomes in the
Central CorridoAsian cormunity.
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HGUREL.6: UNEMPLOYMENT BRACE 20052009
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Many corridor neighborhoods have been or are currently immigrant gateways into the Twin Cifies
several Central Corridor neighborhoods, more than a quarter of the population is fdyvergn On the
east side of the corridor and near the Capitol, imraigs comprise nearly half of the populatianany
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 reglarthe
Central Corridor, an estimated p@&rcentof housing units are rentesccupied, compared to 4dercent

in Saint Paul and 3@ercentin Ramsey County. Neighborhoods with high concentrations of renters are
scattered across the corridor in every submarket.

Schoolsn the Central Corridor are becomy increasingly segregated by income and ra@ased 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 somtoitte

test scores! SeeFigure 1.provided by Orfield et al, for more details.
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HGUREL.7: RACIAIBREAKDOWN CEEHOOLS IN THIENTRAICORRIDOR
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The Central Corridor contains several assieh neighborhoods While the Central Corridor faces a
number of challenges related to povertyigh housing cost burdens, andemploymentas the light rail
is constructed and development followsany community assetsre worthhighlighingand presering.
Figurel.8identifies someof the assets along the corridor, which inclyslerks and open space,
community centersschools, grocery storeand places of worship among othglacesvaluableto the
community.
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HGUREL.8: O=ENTRAICORRIDORIOMMUNITYASSETS
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A Snapshot of the&CurrentSaint Paul Real Estate Market

Because the Hifocuseson 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 markei,

help determine the timing and intensity of development. While rezoning is the regulatory tool that
enables development to occur at desired density lea@lduses, there must be a steady real estate
marketin orderfor projects to be financially fedse. Withouta steadymarket, it is difficult for private
developers to obtairtonstrucion financing.

There are two primary studies that examined @entral Corridomarket and are pertinent to this
rezoning. A market analysis for the CC station d@selopment potential was commissioned by the City
of Saint Paul and conducted Bylliers, Turley, Martin, Tucker (now Cassidy Tune06. 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 Istokiyd atthe 20-year
future development potential of the Central Corridor. On the supply side, it analyzed current vacancies
and trends in office, residential, industrial,caretail land to see if any of those markets were
oversaturated. On the demand side, thidyemphasizedhe potential upward effect ofurrent and
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projected employment and demographic trenais new housing and commercial usd$e station area
plans prgect the number and type of development projects tithé market can support by 2030.

More recently, he Center for Trans®riented Development (CTOD) releasedring 201Geport that
examined the financial feasibility of development in the CC andthawmight influence public
investment projects. Theeport identified a few key trends for futureorridor development. Firsio
occur would behe constructbn ofrental apartment projectsasthe real estate market strengthens.
Because a gagtill exigs for all types of developmenrietween current rents and financially feasible
ones, the report suggests that projects inclugaffordable housing may come firsts a way talose

the rent gap and satisfy demand for housing. Second, development isikelgttb occuiinitially 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 unsaturaféide development
is not anticipated to occur for quite some time.

The CTOD also interviewed developfmsthe reportto ascertain how thg see thecorridor develojng

over time, and CTODeports a fairly speculative markelt found thatd 2 ¢ y S NefportédBptinhstic
Fo2dzi GNIyaadQa LRGSYGALFt G2 AyONBIlIaS LINRLISNIe
expectation of higher sales prices in the future. While this is positive in the sense that it indicates a
strong potential forfuture 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

Ot AYIGS T2 N y'Sraisvievparbviali@ldidsi yilfihdingthat related property valuédas
increasel near station areas in the last few years, as discussed in further detail lates neflort.

Current Health Conditiong the Central Corridor

This analysis is rooted in how land use regulatiosigecificallyrezoning impact the social
RSOSNYAYIlIYy(Ga 2F KSIfOKd ¢KS yof ekafriayigedoomy, hoSSBANA y 3
and transportation showa broad understanding of these social determinants. While none of the
indicators in the three priority lements directly measure an illness or ailment, collectively they allow us
to paint a picture of housing, business stability, employmeant mobilityconditionsthat determine

resident and community health.

To better understand how the rezoning mightgact current health conditions in the Central Corridor,
the Healthy Corridor project hammpiled a set of public health indicators that other agencies have
provided.Table 12 belowillustratesthis issue.

TABLEL.2: CENTRACORRIDORIEALTHNDICATORS

Indicator Existing Conditions

Infant Mortality Rates | 7.1 deaths per 1,000 live births, compared to 6.4 in the Twin
Cities 4.8 in Minnesot&: highest rates in zip codes near
downtown and Capitasubmarkets

Asthma Rates About 17 asthma hospitalizations per 10,000rpens compared
to 11 in the Twin Citie® in Minnesota; highest rates in zip code
near downtown and Capitol submarkets
Nearly 10@60f adults in Ramsey County told they have asthma
some point™®

Health, lllness, and

Disease
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Babies Born with Low | 7.4%,compared to 7.%in Ramsey County.8 percent in the

Birth Weight Twin Citieg" highest rates in zip codes near downtown and
Capitol submarkets

Lead andCopper in Tap | Very little testing conducted so far; of all homes tested, all had

Water lead, one exceeded EPA action level; copper detected in all h
tested.*

Lead Poisoning in Highest results in east submarket, especially north of Universit

Children Avenue

Obesity Rates Onlycounty-level data available: 25adults Ramsey County’
state of Minnesota24.6%.

Diabetes Rates Onlycounty-level data available: 79%8adults 2G-years Ramsey
County 2008* state of Minnesota5.8%2

Cancer Rates Onlycounty-level data available: leading cause of de®®amsey

County 2009 rates particularly highAfricanAmerican males
American Indian males and femaf@s
Cardiovascular Disease Onlycounty-level data available: second leading causdeszth,

Rates Ramsey CounpAfricanAmericans have higher rates (including
heart disease and stroke) compared to white populafibn
Acres of Parks 11.8 acres for every 1,000 residents, higher thexional

Recreation and Parks Assoaatrecommended 10 acresless
than Saint Paul, B8acres for every 1,000 residerfts

Underused or Polluted = Several potentiaBrownfieldsites identified; many located in
Land downtown and west submarkefs
Air Pollution Estimated levels highesear major highways and arterials with

high average traffic volumeignificant portion of CC in Saint Pa
GKAIKSald SadAYlFIGSR 02y OSy (NI
proximity to F94 and SR80.*°

Easy Access to Healthy About 64%o0f residentswithin walking distance of a grocery stor

Foods 80%within walking distancef store with prepared meajsareas
of CC in Saint Paul with less access to healthy foods include &
south of 94, western side of downtown, some neighborhoods
north side of cemtal and west submarkets.Comparative data
for city andcounty not found

Asbestos Abatementts | Not many concentrations of buildings in Saint Paul portion of C
have had asbestos abatemefit

Proximity to HealtiCare  Shortageof primary care health professionals and/or considere

Facilities medically underservedin many neighborhoods in east, capitol,
and downtown submarkets

Land Use and Environment

Health
Care
Access

¢ ABrownfieldis a property, the expansionedevelopment, or reuse of which may be complicated by the presence or potential
presence of a hazardous substance, pollutantcontaminant (EPA, About Brownfields,
http://www.epa.gov/brownfields/abou.htm).

4 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)
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Uninsured Population | 14% inSaint Paylcompared to 13.1% Ramsey Counfy11.2% in
Minnesotg 2004 personsof color more likely to be uninsured
part or all of the year, especially Hispanic/Latino populatfon

Geographic health disparities exist in the Central Corriddihe indicators clearly show that Central
Corridor residents have higher health risks than residents in Ramsey County, the Twin Cities, or
Minnesotastatewide Central Corridor residents are disproportionately burdened by infant mortality,
low birth weiglt, and asthmaPersonsof color,who are concentrated in theorridor, are more likely to
sufferfrom cardiovascular disease and candle two leading causes of death in the county. Therefore,

as major development begins in tleerridor, it is critical to be vigilant about issues thafluencehealth
in the area
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3. Central CorridoiRezoning Analyzing theProposal

What isthe Function ofZoning?

In order to clearly assess the impacts of rezoning and the subsequent changestieddikgly to occur
as the corridor redevelopshe HIA teamanalyzed the rezoning proposal to identify key elements and
their implications for the built environment in the Central Corridor. Before gitwthe specifics of the
proposalbelowis some baic informationaboutzoning what itis, what it does, and why it is important
in shaping the way neighborhoods develafoning can:

e (reate standards for the allowableseson a piece of landccording tdocation. It is usually
classified into categories based allowable usessuch as retail, office, industrial, sindigamily
residential, multifamily residential (apartments), industrial, or mixese. The latterallows for a
combination of residential with retail/comercial or office uses, or both. Mixerbe, in this context,
can be both vertical where different land uses are combined owre another in the same
buildingr or horizontat where different land uses are in separate buildiigs on the same parcel
of lard.

Not all land uses in a cihavethe same@ | £ dzS® t € F YYSNAR 2F0Sy NBFSNI (2
land, meaninghe usethat canobtain the highest dollar value in éparticular location depending

on factors such as proximity to highways or transit, proximity to a scenic eigteoximity relative

to noxious uses (such as a landéiliefinery,and so forth). In an urbanized area, industriaigned

land is generally worth less per sgadoot than land zoned for commercial or residential uSes.

Rezoning a property to allow for a higher value use, then, can increase the value of the property.

e Create development standards for the physical structure of buildiBgshstandards create
requirements or criteria for how much can be developed on a pardeinsity, height, floor to area
ratios, for instance as well as how the development will loplsetbacks, location of doors,
accessibility to buildings, among othelements

Density can be thaght of in terms of the height of the building and the space it consumes on the
property where it standsThis 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 whichbuilt. 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 densityincreases the number of residential units allowed

the floor area allowedor 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 highgensityand value development is greater.

e Create a set of procedures for the review and evaluation of development proposalsler to help
ensure development meets the needs of the city and the community. Examples include requiring
discretionary review, deveping a set of objectives the city aims to meet with zoning, balancing the
mix of uses as they develop, and assessing nonconforming uses onlaycase basis.

In the Central Corridorezoning proposal, density is increased and many sites that arerglyrzoned

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 Elementsr the Central Corridor

The rezoning of the Central Corridsrthe result of the Central Corridor/Traditional Neighborhood
Zoning Study, conducted by the City of Saint Paul in,201@0 phases. The first examined the existing
traditional neighborhood (TN) zoning districts for their efficacy in promoting peidestnd transit

friendly mixeduse developmentwhile not stifling development; the second phase involved identifying
properties along theorridor to be rezoned to align more closely with the Central Corridor Development
Strategy.

Properties withinthd NBI (2 065 NBIT 2y SR 6| fbidthe Chyof SaiftRJuieK S & ! NB |
being consolidated into five zoning districts, as detailed below:

T2-Traditional Neighborhood DistricDesigned for existing or potential pedestrian and transit nodes;
will support compact, pedestriaariented commercial and residential development that can support
transit usage. Special attention is given to areas of transition adjacent to residential neighborhoods.

T3-Traditional Neighborhood DistricProvides forhigherdensity pedestrian and transdriented
mixeduse development; designed for development or redevelopment of land on large sites. Also
intended for smaller sites in existing mixade neighborhoods.

T4-Traditional Neighborhood DistricProvides br highdensity, transitsupportive, pedestrian friend)y
mixed-use development.

11 -Light Industrial District Intended to accommodate wholesale, warehouse, and industrial operations
whose external physical effects are restricted to the area of thieicignd 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-8risthed products from previously
prepared material.

IR-Industrial Restricted Districintended to provide sites for commercial, offi@nd light industrial
uses that are compatible with any nearby parks, parkways, or residential uses.

¢KS / AleQa TFdz ¢ rd?cﬂwi@gdphﬁ&;(aﬁchrﬂbé Bundat: 2 v idKS
http://www.stpaul.gov/index.aspx?NID=3881

ProposedCentral Corridol.and Use Changes

L' TGSNI I NBOGASSE 27F tkeHIAplojécktensidemittd thefdllofilg gede®IL2 & | =
changes tdand use along the Central Corridor:

Office space will significantly increaseCurrently, therearejust over two million square feet of office
space within thaezoning areaAlong University Avenuthe main thoroughfarethere are several

offices withn moderate oneto two-story standalone buildings. In the western end of the corridor,

there are a few larger building¥ three to six stories that haseseveral small businesses and

nonprofits. While a significant majority of the corridor is alreadgexbfor 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
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greatest growthin office uses, according to the station area plans and the Central Corridor Development
Strategy, will likely be near the Raymond, Westgate, and Rice stationsalfethis developed to its
maximum allowable potential after the rezoning, the most sigaiit increases in office spacenore

than doubling whahow existst will be in the Westgate, Raymond, Fairview, and Lexington station

areas.

The current market for office space in the corridbowever,tempers thisdevelopmentpotential.
Developers interiewed 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>® 9gns of the recovery are already showing in the refitiough, and the increased
development potential and connectivity of the corridor will facilitate growth there.

Retail will increase fairly moderatelyRetail already comprises a fairly substantial portion of the total
square feet in the Central Corridor; currently, then@ more than six million square feet of retail space

in the Areas of Chander rezoned areasa significant portion oit is in theMidway section The

conversion of industrial land to mixage and the increase in allowable densities and heights will
increase the amount of retail that could potentially be developed in the corriBatmost station areas

will likely not see a substaial 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 sksathle, bottormfloor businesses in mixeakse
buildings.

As many as 6,775 new residential units may develop along University Avenue and within the station
areas within the next 20 yeardf the corridor is developed to its maximum potential after the rezoning,
this numter could be as high as roughly 31,000 unitsore than twicethe current stock Most

residential development currently within thezoning aea is apartment buildings and some mixase
buildings, many of whicbontainaffordable units. Singlamily homeddo 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 neighborhods. 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 agrtaeket improves and the CCLRT
approaches completion, apartment projects will be the first to be constructeény of which may
contain affordable housings developers look toward subsidies to fill the rent ¢ap.

A significant portion of industrial land @ar station areas is being rezoned to allow for highdéensity,
mixed-use developmentCurrently, most industrial land in the corridor is in téway industrial area,
between Westgate and Snelling. Most of the conversion is around the land immediaatgadto the
Westgate, Raymond, and Fairview station areas. Near Westgate, some of the industrial land has already
been converted to housing, retadnd office uses. In the Raymond area, industrial uses are interspersed
with small offices and retail shap

€ Oareas of Changsesthe 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 wouldelfocused 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 treonversion areds zoned for industrial uses (about 251 acres).
Under the rezoning proposal, the amount of industrially zoned land will deci®as®rethan half (to
114 acres) and will be replaced by mixes traditional neighborhood zoning districts, which allow for
residential, retail, and office commercial us@éso, wile the market study does not explicitly discuss
the potential for new open space within the corridor, it should be noted that city podigyires land be
set aside for parks and open spacdlmat cash be paid to a fund for the development of open space.

Below is digurethat depicts land use changes by station anearwhere rezoning is proposed. Both
the market buildout scenario and maximum allowable buddt scenarios, as describedrlierin the
Technical Mthods section, are included.

HGURE3.1: POTENTIACHANGE INANDUSE BYSTATIONAREA
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Source: City of SaiRaul, Central Corridor Station Area Plans, Ramsey County

Thisfigure showghat the majority of development will be concentrated in the station areas on the
western end of the Central Corridand thatthe maximum allowable buitdut scenario permits
significantly more development than the City estimates the market will withstand by 2030.

This nexfigure, 3.2 documents the potential change in residential units by station area under both the
market 2030 and maximum allowable buddt scenarios. Mostasidential development will likely be
near the Westgate, Raymond, Fairview, and I8igebtation areaswhere there is greater potential for
higher density development.
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HGURE3.2: POTENTIACHANGE INRESIDENTIAUNITS BBTATIONAREA
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Source: Cens2910, City of Saint Paul, Central Corridor Station Area Plans

Finally, Figur&.3depictsthe potential for population growth by station area result of thepotential

new development around the transit stations. Clearly, population growth will foll@atieas with large
increases in housing unit;ear the Westgate, Fairview, and Snelling station areas. It should be noted
that, according to the maximum allowable buibdit scenario, the population of the Central Corridor
couldgrow byas many as 75,000 pplet a numbermore than twice the current population of

approximately 62,500 people.
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HGURE3.3: POTENTIACHANGE INPOPULATION BSTATIONAREA
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Source: Census 2010, PolicyLink analysis of City of Saint Paul, Central Corridor Station Area Plans

TheHIAG S | ¥s8e&sment of this rezoning plan is that it appears to be attempting to strike a balance
between what the current market will support and a londerm vision for development. It is important
to recognize that when a building is developed oriexe of landit 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 ard®perty values within a

guarter 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
cumulativelyrisenby 8percent between 2007 and 2010, while the City of Saint Paul as a whole has seen
an 8 percendropin 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 only3ogetcent. This is a strong

indication that, overall, there is an increased demand for properties around the plannegdigtie

stations in anticipation of increased development potential and increased desire to live and work near
station areas.

Degite these increases in property values near station areas in the aggregate, increases in property
values vangignificantlyby station area. For example, station areas near the waglitol, and

downtown submarkets have seen dramatic increasgeaperty values up to 47 percentwhile the

majority of the remaining station areas have risen or decreased only slightly in comparisorcity the

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 ef 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 stadi@as have experienced. Figlgd

demonstrates the propertyalue changes for each station area between 20@/¢
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HGURE3.4: PROPERTVALUECHANGES2007¢10BYSTATIONAREA
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In addition to propertywalue changs by station areahe projectassessed the propertyalue changes

by landuse category, finding that, with the exception of sinfeily, detached homes, all other land

uses within a quarter mile of station areas had risssme dramatically. As one mew 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 i of a station area have risen approximately 27 percent. See RBduier

details.

HGURBE.5: PROPERTVALUECHANGES2007¢10BYLANDUSE

LandUse Category Y, Mile Parcels % 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%
SingleFamily Detached -25.94% -23.29% -17.77%
All Parcels 8.39% 1.65% -7.46%
{ 2dz2NOSY wlkYaSe /2dzyide !'aaSaazNBQ hTFFAOS
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4. Healthy Corridor forAll: 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) focusedture priorities: healthy economy; affordable, healthy housing;
and safe and sustainable transportation. For each priority, the CSC identified community obgatives
related questions to guide the impact analysisee Table 1.1 for detailEach objective was assessed
through an existing conditions analysis and an impact analysis.

This section detadthe results of the health impact assessmesgiative toeach of the Community
{G0SSNAY3 /2Y86AGGSSQa LINAZ2NARGAS

e Healthy economy
e Affordable, healthy housing
e Safe and sustainable transportation

Under each elementhe followingconsiderations are discussed

e A broad overview highlightinipe connection to health

e Anexisting conditions analysikat includes research questionsiding the process and key
findings under each objective

e Animpact analysishat projects theeffectsof the proposed rezoning on existing conditions

¢ Recommendationand potential policieintendedto 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 iareas 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 newldprent it engenders, will

create job opportunities for residents and contracting opportunities for area businesses. Constafction
the transit linewill also create disruptions to existing businesses along the corridor, and may destabilize
small businesss. 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 shovthat 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
diseas€”’ A decrease in income levels or sudden unemployment can ingpperson in several ways. If
these events leave them unable to pay for basic needs such as food, shelter, ordaealtther

physical health and resistance to shtetm, communicable, and/or chronic diseasan be affected
negatively Regardless ofgersoQ & | omebthasié neéds, a decrease in income or loss of
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employment can negatively impact mental health as well. Figure 4.1 sth@xonnection between
economic factora&ndphysical and mental health.

HGURH.1BVPLOYMENEFFECTS ONEALTH

PROJECT ACTIVITY

Change in... Changs in..
Economic activity
{demographics, Mental health
number of workers) Change i
Income
Change in...
Local businesses Change in.. Change in...

(number, types, Unemployment Change in... Chronic disease
wages, benefits) I he I Access to
material needs
ey Change in... {heath care, housing, Change in...

Benefits food, transportation) Communicable disease

Jobs directly (flu, STD, cold virus)

related to project
{number, wages & benefits,
types, skill sets necessary)

* Mental health impacts include: stress-related illness, substance abuse, decrease in lifespan
» Chronic diseases include: heart disease, diabetes, hypertension

Source: Adapted from Human Impact Partners, 2071,

The Healthy Development Measurement Tool (HDMT), created by the San Francisco Department of
Public Healtff, is an evaluation metric used to consider health in urban plans and projects. Many
research articles have utilized the HDMT to provide evidehaegconomic conditions are related to
health. The list below, Economy and HedBhised Rationale, presents a samplswthfindings showng
the relationship between economics and health.

Economy and HealtiBased Rationaft

e Income is one of thetrongest 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 iliness or diseas®é

e The adoption of a living wage is associated with desgean premature death from all causes
for working adults. Among the offspring of lemage workers, a living wage was associated with
improved educational outcomes and a reduced risk of early childfirth

e Local balance between jobs and housing reducescleehiavel and associated environmental
and health cost$*

e Attainment of seHsufficiency income predicts better health, improved nutrition, and lower
mortality.*®

e In the epidemiological literature, neighborhood deprivation is commonly measured by analyzing
neighborhood unemployment, income, education, and social class. Numerousstzaige
studies have found that neighborhood deprivation is associated with increased risk of physical
inactivity, unhealthy diet, smoking, and obesity. Additionally, increaséghivorhood
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deprivation significantly predicts poor sedported health, cardiovascular disease, and death.
The fact that these relationships are still significant regardless of individual attributes suggests
that the neighborhood context influences boitidividual health behaviors and health
outcomes®

¢ In alargescale study involving over 600,000 residents in Sweden, the neighborhood
dzy SYLX 28 YSyid NIGS LINBRAOGSR O2NRYI NBE KSI NI
even after controlling for indidual demographic and socioeconomic measufes

e Metro areas with relatively high income inequality have lower average life expectancy and
higher rates of violenc#

e Pasonswith lower incomes have higher risks thdmosewith higher incomes for giving birtio
low birth-weight babies, for suffering injuries or violence, for getting most cancers, and for
getting chronic condition&’

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

e Unemploynent is associated with premature mortalitycardiovascular disease, hypertension,
depression, and suicich®

¢ 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)andmore thanone-third the prevalence of smoking (48 percent compared to 30
percent)

e Unemployed men in France have 2.6 times more prevalent rates of depression, 1.5 times mo
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 populafion.

The healthofi K S ¢ & ArgfionallecohoBaifimportant to future development opporities,

made feasible by the rezoning, and is integral to the implementation of the Central Corridor
Development Strategy (CCDS) and the subsequent stat@aplans. Similar to the rest of the country,
the Twin Cities area is in a recession and facingemauos job losses, high unemployment, and a
struggling housing market with many foreclosures. However, a recent Brookings Institution report
ranked the Minneapolisaint Paul region as sixth poised to recover best from the economic crisis,
compared to othemetropolitan areas in the United States, and rankddh regionin the worldto
recover™ Furthermore, job growth was documented in all quarters of 2010 in the MinneaBalist
Paul area, even in the manufacturing sector.

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 regionahdividualsare often willing to commute to worloutside of theircity or
county, and the commuting patterns in the Twin Cities reflect that willingn€ses.HIA project is

assessing local impacts of rezoning, which is a localizeelmndhift. The rezoning also presents a
specific chanceto increase job and income opportunities for those most in need; the Central Corridor is
home to highesthan-citywide unemployment rates and low@ncome households.

Zoning can alskead toincreased commercial rents and changing marketsew customer basgor loss
of customers, reflecting the changing population of the community. Additionally, rezoning cantbause
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displacement of mor@ulnerable businesses, such as small and/or min@\iwled ones. For example, if
properties are upzonetto allow for greater density, height, or highealue uses, such as multifamily
residential uses, property values will likely increase as described at&eetion 3Where development
is financially feasible, property owners may redeveddite in orcer 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 propeytvalues 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 Analysilkobs and Opportunity

Summary of Finding€Existing Conditions

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

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

e The need for employment is high in the CC, witleatimated 9.9 percent unemployment
rate in 20052009, compared to that for Saint Paul (8.5 percent) and Ramsey County
percent).

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

African Americans in the Central Corrideas 18.1 percent, 24.0 percent for American
Indians, 15.5 percent for Latinos, and 9.4 percent for Asian/Pacific Islanders, compare
just 6.3 percent for nofidispanic whites in the 20Q2009 period.

e Jobs in the CC held by CC residents are more likély the lowestpaying those that
pay less than $14,400 per year.

e There is a jobs and educat@attainment mismatch in the CC: approximately 7 percen
of CC jobs are filled by those with less than a high school education, yet 13 percent ¢
residentsages25¢64 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 resi
have attained this level of education.

e Manufacturing stands out as an industry in thet@@&l is high paying (fifth highest payinc
industry in the County), and employs a relatively high number of CC residents.

Are there wellpaid jobs available in theorridor? Sixtytwo percert (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

"It should be noted that minoritpwned businesses are often small businesses as well. We distinguish the two as they are not
interchangeable though they share many simiilas.

9Upzoning can be defined as the rezoning of a property to allow for greater density, height, or higher value uses, such as mul
family residential or office space.
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downtown area, where twice as many jobs are located in comparison to anywhere else along the
corridor.

Wellpaid jobs do exist in theorridor, as do nogwell-paid jobs.The HIA teantbosely definea welt

paid job as one that pays approximately $40,8@0e highest income category listed in the data
obtained from the Bureau of Labor Statistid&/hile this salary is considerably lower than the median
wage in Ramsey Counmtyabout$51,000 as of 20Q9it is the best available data to measure wages by
job categories at thgeographicscale of the Central Corridofround 30 percent of jobs in the C@én
industries that average about $40,000 or less annually and are among the nine-jpayésg industries
in the County.

Table 4.1 displays the t&D industries in the CC ranked by the number of jobs the indusfryesents
in the CC, thus definindpé most important employers in the corridofhe fable then describes the
average wage for jobs within the various industries. Red type indicates the industries thia¢ fasgest
employers of CC residents.

TABLHL.1: AVERAGRANNUALWAGES BINDUSTRIRELATIVE TBROPORTION AEFCIOBS ANWVORKERBMPLOYED
IN THOSINDUSTRIES

$103,248 | Management of Companies & Enterprises
$708%3 | Professional, Scientifc, & Technical Services
$70,596 Finance & Insurance
$68,826 | | Manufacturing
$66.380 Wholesale Trade
$64159 | | Information
$63.161 Construction
$62549 1 Public Administration
$46,026 T S‘lIT PAUL MEDIAN HOUSEHOLD INCOME
$44372 17% 15% Health Care & Social Assistance
$40787 | | Educational Services
$39,944 Transportation & Warehousing
$39.771 | | Real Estate Retail & Leasing
$31.976 (Other Services
$31812 | | Arts, Entertainment & Recreation
$27.919 Admin Support, Waste Mgmt, & Remediation Services
$25,578 ‘ ‘ Retail Trade
$15516 5% 10% Accommodations & Food Services
PIERGEHTAGEI 1]3 GEI'ITRF:L [:I]IEI!II]D;I 10BS ‘ PER[I:EHTAGE DFICEI'HRFLL [:II]RRIDDR 'HIDEKERS
Source: LEHD 2008; American Community Survey 2005-2009; QCEW 2009.
"¢ KS . dzNBldz 2F [ 02N {dFGAaGAOaQ [ tbnfainsadatddbrvarkplacgsiandipidds | 2 dza S K 2

of residence for all industries by age group and income categoryBiiteauonly collecs data for three income categories:
jobs with annual wages of less than $14,400, those with annual wages between $1448806800, and jobs with average
annual wages greater than $40,800. It should be noted that $14,400 is just below the Federal standargcébtihe
poverty rate for an individual (FTA Technical Memorandum 2009)
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Are those jobs accessible to and filled bgrridor residents? Approximately 21 percent of all workers

in Saint Paul and 11 percent of all workers in Ramsey County tive @C (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 disprgortionate number of the lowvage jobs available in the €@hose that pay less than $14,400

per year. Furthermore, despite the significantmberof jobs in the area compared to the City or

County, the unemployment rate in the Central Corridor is estimate®l9 percent in the 20@H9

period, higher than the Saint Paul (8.5 percent) and Ramsey County (7.2 percent) unemployment rates.

While unemployment affects many in the Central Corridorspasof color are disproportionately more
unemployed. In the @05¢09 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 jystréeht for non
Hispanic whites.

With the exception of thenanufacturing andealth-care industries, the top industries employing CC
residents are among the loweptying in the County Manufacturing stands out as the highgsaying
industry that emplgs a considerable number of CC residents, wieileil trade,accommodations and
food service, ancadministrative industries are lower paying. CC residents, similar to the distribution of
CC jobs, are split into industries that are well paid and thoseatenhot. Approximately 48 percent of
CC residents work in the nine t@aying industries and 52 percent in the nine lowpaying industries.

A mismatch exists betweenducational attainmentand jobs Figure 4.2 showthe industries that hire

the greatest number of CC residents and the average educational attainment levels for that industry.
Figure 4.3 demonstratebat the educational attainment level of CC residents age® 28 does not

match the average educational attainment necessary for emplayméthin 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 percentof 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.

TABLE4.2: TOPEMPLOYERS @EENTRAICORRIDORCCRESIDENTS BWERAGEDUCATIONAATTAINMENT

Top IndustriesEmploying Greatest Number | Average Edcational Attainment of Workers

of CC Residents per Industry in Ramsey County
Health Care and Social Assistance 22% H.Sor less

T yi ¥ azy$sS 02ttt S3S
Educational Services 16% H.S. orless

y M2 ¥ a2vYS Oz2ftftS3Ss
Accommodations and Food Services 51% H.S. orless

n da: ¥ az2yS O02fftS3S

' Data was unavailablen average anmal wages in thegriculture,forestry, fishing, anchunting industry as well as thenining,
quarrying, andil andgasextraction industry for Ramsey County. As a result, thedastrieswere left out when wecalculated
higher and lowerpaying averagannual wages.

"hs. represents high school.
k Some college or higher educational attainment level.
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Retail Trade 39% H.S. or less
C M2 X az2ysS Oz2ftfsS3as

Manufacturing 25% H.S. or less
T p: X az2ysS Oz2ftfsS3as

Administrative, Support, Waste Managemer 34% H.S. or less
and Remediation C C:2 X az2ysS Oz2ftfsS3as
TOTAL 62% of C@llworkersin the Central Corridor

HGURH.3: JOBS ANIEEDUCATIONAATTAINMENMISMATCH IN THEENTRAICORRIDOR

80%

70%

60%

50% m Percent of Jobs in Central
Corridor with Educational

40% Attainment Level

30% - m Percent of Central Corridor

0 Residents 254 With Education

Attainment Level

20% -

10% -

0% -
High School Diploma or Le:  Some College or Greate

Source: American Community Survey, 22089 5Year Estimates; Census EEO 2000

Central Corridoresidents, in general, fall slightly below Ramsey County educattta&ment levels

T2NJ 0K2aS gAGK | o0F OKSt2NR&a RSANBSE 3INIRdzZd §S RSIAN
2NNAR2NJ NBaARSyida 6A0GK | 04poreebtinA9emia 22REBcEMB S KI & Ay
2005¢09. 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 2086Y et, he corridor continues to have

larger proportion of persos with lower educationattainment levels than Saint Paul or Ramsey

County The proportion of persons 25 years and older with less than a high school diploma ig02005

was 13 percenin the cityand 10 percenin the county

't should be noted that when comparing rates of educational attainment over time, we used data for the total population 25
years and oveinstead 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 dat@9208&pecially in the context of
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Overall, CC residents cantly 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 Coradwents of color are
particularly disadvantaged because they have lower educatattaihment levels on average,

compared to the nofHispanic white population see Section 2 for a chart of educational attainment by
race CC residents also hold lowerusdtionalattainment levels than the County average, and,

therefore, are at a disadvantage when competing for jobs against other Ramsey County residents.

An important caveat to thigery localizecnalysiof jobs compared to workforces that jobs and

economic factors are typically regional. People are willing to travel to and from work upwards of an hour
or even moreYet, it is also to note thatenmute timeg long car commutes, in particulatave

negative health, aiguality, and congestion outcomes, and are, therefore, discouraged in healthy,
smartgrowth 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 cotesLiis section

providesa localizedanalysisin orderto gauge whethethe rezoning proposatill open up new

opportunities for industries or limit industries that would best suit the employment needs of current
residents.The rezoning presents an o&ian to open up new jobs and promote industries that provide
unemployment relief to those most in need of employment.

Impact AnalysisWhat Jobs Will be Lost and Who Will Get the New Jbbs

Summary ofFindingsimpact Assessment

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

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

e The number of highepaying jobs for loweeducated workers will likely decrease over time.

e The majority of new jobs added will likely be higiparing and require higher education.

Nearly 55 percent of current industrial land will be lost in the corridgotentially eliminating the
opportunity for future manufacturing useshat can support higher payingpbs that requirelower
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 highensity, mixeeuse developmenfacingpressure to
relocateasproperty valuesise beauseof increased development potentidh turn, aloss of jobs
associated with industrial usesuld occuy including highepaying jobs in the manufacturing and
wholesaletrade industies.

A recently published report by the Brookings Institution stated that manufacturing can be a key sector
for bolstering economic recovery and providing highaying jobs foindividualswith less educatiori’
There are several hundred manufacturioty$ and dozens of industrial businesses located on the land

unemployment or an edudenal attainment mismatch, we used data for the working age populatior6@30 be as precise
as possible.
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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 corridorhe proposed rezoning not only makseveral 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 CorridoAs the regional economy recovers, the numbecafridor

retail institutions and businesses requiring office space will increasgngthe number of jobs available
around the station areas. The types of jobs that are likely to increase as a resudsefdhanges,
especially those that fall within the office category, will depend upon factors such as which industries
are growing in the MinneapoliSaint Paul region, and which services are in greater demand locally.

The mismatch between education leveland job opportunities will likely be exacerbatedNew jobs
attracted to the Central Corridor will not provide sufficient job opportunities for-enlucated workers
in CC neighborhoods. Retail jobs, which typically require less education than officarpbaly
projected to comprise less than otfifth of new jobs in the market and maximum allowable buolat
scenarios”

Table 4.3 describes potential changes in each industry represented in the Central Corridor, based on the
land-use changes anticipatl 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 oppi@tsunay be
available (as defined by educational attainment). Industries are ranked by the total number of jobs in
that sectorcurrentwithin the Central CorridoiThe &ble also includes the percent of totrridor

workers within the industry across thdetropolitan Statistical Area.

TABLEL.3: POTENTIACHANGES IRENTRAICORRIDORCC)INDUSTRIES

Average

CC Industries by Annual Percent Ijl::
Total Number | Wages | Average Ed.| of CC Potential Changes Based on
. . Cate .
of Jobs in Attainment | Workers Rezoning Proposal
County in Sector gory
(in $)
Health Care and 44,372 78% with 16% | Office | Likely to significantly increase.
Social some college Industry projected as second
Assistance or higher ed. fastestgrowing in countri?; in Twin
Cities, sector grewven during
recession. Many new jobs in secto
anticipated to be in home health
care, which requires less educatior
but is typically lowespaid>®
Public 62,549 83% with 4% Office | Likely to stay the same. Jobs in
Administration some college sector not likely to grow in Saint

™Asa reminder, the market scenario estimates the development in the Central Corridor based on market projections, while
the maximum builebut senario 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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Administration
and Support anc
Waste
Management

Finance and
Insurance

Professional,
Scientific, and
Technical
Services
Accommodation
and Food
Services

Manufacturing

Other Services

27,919

70,596

70,893

15,516

68,826

31,976

or higher ed.

34% with
high school
diploma or

less

82% with
some college
or higher ed.

88% with
some college
or higher ed.

51% with
high school
diploma or

less

25% with
high school
diploma or

less

40% with
high school
diploma or

less

8%

6%

6%

10%

8%

4%
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Office

Office

Office

Retail

Indust
rial

Retail
and
Indust
rial

Paul. Current local government
budget constraints prevent hiring o
new workers, despite demand.
Likely to increase. As number of
offices and new residential units in
QCincreases, demand for
occupations in industny janitors,
office clerks, security guards,
landscaping workerswill also
increase. These jobs require less
educationflower skilllevel; tend to
be lower paidf®

Likely to increase. Industry is
growing, though slower than other
sectors® May not increase
significantly in short term; as
economy recovers and office spact
increases itCC number of jobs will
likelyrise. Increase in households
will likely stimulate demand for nev
retail banking institutions.

Likely to significantly increase. Fas
growing industry, not just in
country, but in Minnesot&”

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

Likely to decrease significantly. Lo:
of industrially zoned land will put
short- and longterm 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 expectel to return to pre;2007
levels®

Unclear. Number of jobs in sector
growing across country and Twin
Cities® Increase in jobss related to
occupations typically retarelated.
Sector includes automotivand
machinerepair servicegobs
typically in industrial areasvhich



Educational 40,787 84% with 11%/| Institu
Services some college tional
or higher ed. or
Office
Retail Trade 25,578 39% with 9% | Retalil
high school
diploma or
less
Construction 63,161 43% with 2% Indust
high school rial”
diploma or
less
Management of | 103,248 81%with 4% | Office
Companies and some college
Enterprises or higher ed.
Information 64,159 80% with 3% Office
some college
or higher ed.

"While construction jobs are often classified as industrial, construction workers ofte@do n K I @ S
Because new development will significantly be increasing ircdhédor, the number of construction jobs will likely increase

substantially as well, although their sustainability is uncertain in the-teng.

Pageb1

maydecrease in th&€Xas
industrially zoned lands lost and
new regulations placed on auto
oriented uses

Likely to increase. Rapidly growing
in country and MinneapoliSaint
Paul metro ared&> Projected
increase in households in CC will
createa need for expanded capacit
at existingschools and potential
demand for new schools.

Likely to increase. Projected
increase in households in CC
addition of land zoned for retaiil,
and increase in transportation
access by light rail combine to
increase demand for retalil
institutions inCG serving
neighborhoods and region. Retalil
jobs declined during recession, but
MSPmetro area poised to have
strong recovery, strengthening
demand for retail goods.

Likely to increase temporarily. New
development will increase in théG
number of jobs will likely increase,
though sustainabilit uncertain in
long-term. Met Council has
projected CC will produceébaut
2,500 construction jobs in next foul
years®® Construction jobs, as part ¢
larger trend, have been declining
since recessiofY.

Unknown

Increase uncertain. More office
space would accommodate demar
for information workers, though no
significant increase in jobs in metrc
areain last decadé®
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Wholesale 66,880 27% with 3% Indust  Likely to decrease. Wholesale

Trade high school rial industry not declining across
diploma or country nor inTwin Citie$® Loss of
less industrially zoned land, combined

with rising land prices likelp
encourage demolition or conversio
to residential or office uses of
existing warehouses.

Arts, 31,812 28% with 2%  Retail | Likely to increase. Includes
Entertainment, high school and occupations such as publielations
and Recreation diploma or Office | agents or graphic designessill
less likely grow as office space builds o
in CC.
Real Estate and| 39,771 31% with 2% Office | Likely to stay the same or slightly
Rental and high school increase. Growing real estate
Leasing diploma or markett especially residential in
less CG@ will increase demand for real

estate services. As new residential
buildings constructed, maintenanc
workers and rental clerks will
probably be needed. Job growth is
slow in sectof’; not many new jobs
will likely appear ircC

Transportation 39,944 34% with 3% Indust Likely to decrease. Loss of

and high school rial industrially zoned land and

Warehousing diploma or increasing price of land i@dikely
less to cause existing firms in long run 1

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 increase$oiorArea Ratio) for new

developmentin the corridor, the number of jobs is likely to significantly increase as the market improves
and as new offices and mixede buildings are constructed. The quality of these jobs, and the degree to
which they will be available to Central Corridor resideis 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 administratisupaod and

waste management. Wages and educational attainment requirements for these jobs vary. It is likely that
job growth for lowereducated workers in these industries will be in occupations that include janitors,
home health-care workers, and admistirative workers all 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 les®erducat
attainment requirements as well as low wages. The increases in office space will likely result in a fairly
large increase in highgraid jobs, which require higher educational attainment.
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The loss of industrially zoned land could also have somativegmpacts on employment in the
corridor. While current industrial uses that become rmomforming will not have to relocate, they may
face pressure to do so anywaythe event thatproperty values rise due to the rezoning and there is
substantial proi to be made in redeveloping these sites. As a result, manufacturing, as well as other
jobs that are often located on industrial lanalill likely be lost.

Rezoning Impacts on Health

Increased job opportunities for both higheand lowereducated workes 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 corridlerresultcouldbe positive mental
health outcomes, as well as aduction inthe severeracialdisparitiesrelated to health particularly for
African Americans and American Indians, who have very high unemploymenal@atgswithchronic
disease ratessuch as focancer and heart diseaskcreasing employment opparhities, especially for
workers with less education, will also benefit other people of aolvho also have higher relative
unemployment rates and are more likely to be lveomer but may not appear to have as many health
disparities due to the aggregateciture 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 thisis 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 zoniingre are some actionsiowever, that the City can take

to mitigate the effects of health disparitidyy supporting increased opportunity for lenvcome people

and people of colarSome of theeefforts could be included in the rezoning plan; others could be
programs that are separate from the plan.

TABLE.4: OBJECTIVE]L RECOMMENDATIONS ARDLICIES FGBONSIDERATION

Broad Potential Recommendations Potential Policies taConsider
Negative Impacts

Less opportunity | e Protect existing Zoning

for growth in manufacturing jobs | e Establish industrial districts that include regulations
manufacturing e Ensure that future and incentives to protedndustriatuse landviable to
jobs opportunities for promote the creation of manufacturing jobs

manufacturing and | e Identify opportunity sites for future industrial
light-industrial uses | development and/or innovation centers or economic

are identified and investment zones; establish criteria before approvin
planned for within nonindustrial redevelopment on those sites
the CC
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Number of high
paying jobs for
low-educated
workers will likely
decrease

Unemployment
and/or
underemploymaet
may persist
despite addition of
new jobs

eProvick job-training
programs in growing
industries

eProvide job
opportunities for
current residents in
the construction
phase of the lightalil
transit (LRT), as well
as when new
development occurs
along the C

Zoning

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

e Specify minimum office and retail FAR requirements
mixeduse areas to ensure an adequate amoof
space to meet neds of newbusinesses

¢ Require groundloor retail space for new, mixedse
projects

e 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

e Work with the Disadvantaged Business Enterprise
program to help local residents train for and capture
livingwage employment opportunities associated wi
LRT" and subsequent redevelopment opportunities

e Enforce currenpolicies to ensure and exceed trainin
and hiring goals associated with federally funded
projects, including the Corporate Subsidy
Accountability Law and HUD Section 3 requirement:

e Assist minority contractors to prepare proposals anc
capture contract oppdunities for LRT and subsequel
redevelopments

e Encourage 50% local hiring when possible

e Establish a firssource referral system with training
and hiring opportunities targeted for psonsof color
and lowincome pe&sons

* Reduce size of bid contractséase access of small
minority companies into contractual opportunities

e Seek job and smatiusiness measures in disposition
publicly owned land and in public works projects

e Utilize local and minority hires, and pay living wage
streetscaping, landscamy, and clearing of snow alon
the QC

e Establish legislation at the state level that will legaliz
development agreements between developers and 1
city

There are policies and programs currently being implemented that help achieve the objective of
increasing higiguality, healthy jobs that increase income, wealth, and equity for all residents. For
example, the Saint Paul Living Wage Ordinamagpassed in 2007The intent of the ordinance is to
provide security for all workers to receive a wagetthavides for living expenses in the city. This
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ordinancecalculates 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 insuraAt&12.91/hour the annual gross
income for a family of four, in 2010 dollars (accounting for inflation), would be approximately $26,300.
These numbers are low for the regiohhereforewe used an alternative measure to define a welid

job, described under Objective #Existing Coritlons Analysis

Objective2: Diverse, Local Businesgeg&xisting and New,Are Developed
and Supported

Existing Conditions AnalysiSmall Businesses along University Avenue

Summary ofFindings:Existing Conditions

e Eightythree percent of albusinesses along thee@tral @rridor (CCare small businesses.
These account for over a third (38 percent) of all employees in University Avenue
businesses, with a total of 4,406 employees.

e Twelvepercent of albusinessesalong the Care minorityowned.

e U-Plan has found that 87 percent of -@treet parking spaces will be lost along University
Avenuebecause ofight-rail construction and implementation, from 1,215 current spaces
212 from the intersection of Emerald and University to Marion and éfgity. A majority of
these parking spaces will be lost in ttentral andwest submarket@and may have
implications on small businesses

Smallbusinesseswhich make up a significant proportion of total businesses, are vulnerat$enall

and minorityowned businesses are typically more disadvantaged than their veltged and larger
counterparts. Foexample, small and minoritgwned businesses tend to have lower average sales
volumes and a smaller markbase and are thus more vulnerable to changes in business volume and
sales. Minorityowned businesses are less likely to be connected to businesmriet, so thg receive

less information about successful practices than majority busine$seyalso have smaller amounts of
risk capital, have less fdlhck savingsandare less likely to receive largeale contract$® All of these
factors make sma#ind minorityowned 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 southtbé avenue withinSaint Paul. Together, themploy 14,898
people. Data was not available for thapitol and downtown ares where the Central Corridor turns

from University to follow Cedar Street.

The five industries with the greatest number of total businesses (nodrggfootage) include:
Healthcare andsocialassistance

Otherservices

Professionalscientific, andtechnicalservices

Retailtrade

Accommodation andood services

arwNPE

Eightythree percent of all businesses along the Corridor are small businesses, avhidefined by the
{YFff .dzaAySaa ! RYAYAaAadUGNIGA2Yy a (Kz2asS KIF@Aay3
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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 pertg102) of althe businesses are minority owned.

Loss ofon-street parkingwill result from rezoning U-Plan has noted that 87 percent of Gireet

parking spaces will be permanently lost along University Avenue due tediglobnstruction 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 ipethteal andwest
submarkets of the corridor. Although tleast submarket will retain a relatively high amount of street
parking, businesses on these blocks may be affected mesiuse ofthe small amount of offtreet
parking available for parking sharing agreements. Furthermore, there are some portions witliamsthe
submarket a minimum of one block east and west of the Lexington, Victoria, Dale, and Western
intersectiong that will lose all opstreet parking. While all businesses located near station areas in the
Central Corridor are posed to possibly benefit from the incrddiset traffic resulting from greater
accessibility, they face significant risks in the Aieam before light-rail transit (LRTStarts operating

Impact AnalysisDisplacement Risk foemalland Minority-OwnedBusinesses

Summary of Findingdmpact Assessment

e More than onethird of small businesses and nearly eqearter of minorityowned
businesses aron parcels with high or medium potential for redevelopment.

e Property values in many station areas have already increased dramatieed\Objective #3
for more detailsgpotentially placing many small and minoribtyvned businesses at risk for
displacement as redevelopment occurs in the corridor and rents rise due to increased
property values.

e Small and minoritowned businesses that rely on @treet parking for customers may lose
some business due to permanently lost parking, especially nators areas within theeast
submarket

e Increased residential and office density will expose significantly indireidualsto businesses
along University, potentially increasing the customer base of small and miooevited
businesses

More than onethird of small businesses and nearly ompiarter of minority-owned businesses are on
parcels with either medium or high potential for redevelopmenfAs a reminder, parcels with medium
potential for redevéopment are those with #loor area ratio(FAR differential of two or greater and a
location adjacent to at least one vacant parcéhase with high potential for redevelopment have been
identified in the Central Corridor Development Strategy (CCD8gjas opportunities forinvestment. 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 increae significantly. A smaller proportion of minoritywned businesses are affected by the
rezoning, compared to small businesses, because several of them are located on the eastern blocks of
University Avenue, where leggense development is anticipatedable 4.5 illustrateshe number and
percent of businesses on parcels with high, medium or low potential for redevelopasemtesult of

the rezoning.
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TABLHEL.5: BUSINESSHS®CATED ONARCELS WITROTENTIAL FAHIGH ORVIEDIUMREDEVELOPMENT

Redevelopnent

Potential High Medium Low Total
Number| Percentl 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: EPLAN University Avenue Business Survey, December 2010

Figure 4.3 shows the location of small and mineoityned businesses relative to sites with high and
medium potential for redevelopmenihere are a number of parcels proposed for rezoning, which could

placethese types obusinesses at risk for displacement.

HGURH.3: SVALL ANOMINORITYOWNEDBUSINESSES IN TAREA OKHANGE

Small and minorityowned businesses across the corridor may face higher rents as property values
increase neatransit. Even if redevelopment is not imminent for many businesses, the potential for
commercial rents to rise is likeljfroperty ownerswill likely adjust rents to match rising property values
brought on bythe transit premium (15 percent premium in the @6 estimated by CTOD) and the
increased development potential of the property. Between 2007 and 2010, property values for parcels
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