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1.1 OVERVIEW

The City of Duluth contracted with Development Concepts,
Inc. of Indianapolis, Indiana to conduct a Market Study for
the Higher Education Area - a geography within the City of
Duluth defined on page 6. This market study is intended to
provide demographic and market related information and
findings for the purpose of crafting the Higher Education Area
Small Area Plan. In addition to a market analysis component,
this report also includes a real estate development analysis that
discusses hurdles and opportunities for development, as well as
an Implementation Plan which outlines recommended policies
for achieving suggested development initiatives.

This Market Study is not intended to be used for individual
project feasibility. Instead, it is intended to indicate general
directions and individual real estate market trends within the
Higher Education Area (HEA), including the quantification of
potential demand for different types of real estate development,
the identification of market or physical hurdles that may prevent
apparent market opportunities, and strategies to overcome,
capture or focus real estate development that matches goals and
objectives established by the City and the community.

Higher Education Area
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1.2 STUDY AREA

The Higher Education Study Area is defined in Map 1.2. Asa
result of research and field work conducted in the Study Area,
we feel it is appropriate to define issues and opportunities based
on two distinct sub-areas of the Study Area. The geography/
topography of the Study Area naturally separates into an
“upper” portion, located on the top of the hill and inclusive of
the University of Minnesota — Duluth (UMD), the College of
St. Scholastica (CSS) and adjacent residential neighborhoods,
and the “lower” portion, which consists of residential and
commercial areas on the slope south of Skyline Parkway. While
there are obvious connections and synergies between the two
sub-areas, it is our opinion that the majority of the planning
and development opportunities for the Study Area can be
discussed in the context of these two areas. Map 1.3 delineates
the boundaries of each sub-area.



1.2.1 GEOGRAPHIC DEFINITIONS

This Study refers to a number of different geographies for
analysis. They are described below:

Duluth MN-WI MSA - The Duluth Metropolitan Statistical
Area (MSA) comprises three counties; St. Louis and Carlton
Counties in Minnesota, and Douglas County in Wisconsin. It
is the second largest metropolitan area in Minnesota after the
Minneapolis-St. Paul MSA with a 2010 population of 279,771.
The metro area’s population centers include the City of Duluth,
the City of Superior (Wisconsin) and the City of Hibbing
(Minnesota).

City of Duluth - The largest city within the Duluth MN-WI MSA
with a population of 86,265, and the fourth largest City in the
State of Minnesota after Minneapolis, St. Paul and Rochester.
The Higher Education Area is located entirely within the
boundaries of the City.

Higher Education Area (HEA) - The Study Area for this Market
Study is illustrated on Map 1.2. The HEA has a population
of approximately 26,000 and includes major City landmarks
such as the University of Minnesota-Duluth, the College of St.
Scholastica, and Chester Park/Chester Bowl. This Market Study
breaks out the HEA into two sub-areas for purposes of analysis,
which are described below and illustrated on Map 1.3.

Lower Sub-Area - The “lower” sub-area is synonymous
with the East Hillside and Endion neighborhoods, also
known simply as “the hillside”

Upper Sub-Area - The “upper” sub-area includes the
neighborhoods and districts that sit at the top of the hill,
roughly north of Skyline Drive, Kent Road and Woodland
Avenue. It is inclusive of UMD and CSS, as well as all
neighborhoods and commercial areas immediately
adjacent to the schools.
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Map 1.1 shows the boundaries of the
counties that make up the Duluth MN-WI
MSA. The City of Duluth is indicated on
the map near the intersections of the
three counties. The Higher Education
Study Area is also shown on the East side
of Duluth.
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City of Duluth

source: US Census.
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Map 1.2 shows the general location of
key points of interest for the Study Area.
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/ Map 1.3 outlines the breakdown of
the Study Area into two subareas, one

“upper” and one “lower” area. The two

subareas have distinct features that

allowed for the division of the Study Area

into the sub-areas.

| Study Sub-Areas |

source: DCl Analysis
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1.3 SUMMARY

The Higher Education Area (HEA) has some of the most
interesting dynamics in all of Duluth. The study area
encompasses two of the region’s major institutions of higher
education, is seeing growth in health care uses - the regions
largest employment sector and is home to some of the city’s
oldestneighborhoods. The development opportunities within
the study area - by way of market and economic trends - are
based in large part on the major institutions and destinations
that are located within and in proximity to its boundaries.
These are also not based solely on the inevitability of market
forces. While there are some short-term development
opportunities that can take advantage of existing demand,
there are other opportunities that will manifest themselves
only if certain hurdles can be overcome.

Followingthis, therearealsoanumberofneedswithinthe HEA
that should be addressed along with “growth” opportunities.
Potential neighborhood disinvestment and decline, students
awkwardly juxtaposed with owner occupants and haphazard
development pattners are threats that the City and its partners
can address by understanding and guiding market forces
towards stabilization and improvement initiatives.

KEY MARKET FINDINGS

This report presents four primary “takeaways” from its
assessment of market/economic conditions:

Health Care drives the regional economy, making it integral
to understand the study area’s location next to the St. Luke’s
and Essentia Health campuses - The Health Care sector
makes up 28% of the regional economy and it is one of the
few sustained areas of employment growth. Approximately
50% of this employment base is found within 1/2 mile of
the St. Lukes and Essentia Health campuses, located just to
the south of the study area. Growth in ambulatory health
services jobs, such as doctors offices, are already impacting
the lower sub area. As an established and growing regional
employment center, this informal medical district is likely to
drive opportunities for additional health care employment,
as well as residential and commercial/retail development.

1. INTRODUCTION

An aerial view of the University of Minnesota - Duluth campus

Opportunities for new and improved retail/dining
options within the HEA exist, but may not occur without
redevelopment. - There appears to be sufficient potential
for as much as 50,000 - 65,000 square feet of new retail
and dining within the HEA. However, there are limited
sites available for easy development, and the regional retail
market generally serves the residents of the HEA - it just
requires them to drive farther to reach various convenience
and luxury items. Existing centers like Kenwood and Mount
Royal or potential development sites near the schools offer
opportunities for new or expanded retail offerings to capture
the student market, but only if those sites are reconfigured or
redeveloped to accomodate such uses.

Student housing offers the best existing real estate
development opportunities, perhaps within the entire
city. Providing development guidance to ensure optimal
results for both public and private sectors are reached is
an important objective. - Enrollment at the University of
Minnesota - Duluth and the College of Saint Scholastica has
collectively increased by 44% - or 4,100 students - over just
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9




1. INTRODUCTION

PROJECTIONS FOR KEY MARKETS

Higher Education Area (HEA)

MARKET 5+ YEARS

26,000 - 130,000 sq. ft. of office, almost all in the form of physician’s offices, outpatient centers, etc. New

C ial Offi
ommercia ce development will most likely focus near hospitals and London Road Corridor.

75,000 - 100,000 sq. ft. of retail, including 28,000 - 33,000 sq. ft. of food & dining, primarily in convenience
Retail and daily goods such as groceries and general merchandise. Demand is unlikely to be met without
redevelopment of existing sites.

City / regional dynamics unlikely to generate housing demand of any scale, but niche markets that take
Housing advantage of proximity to the two medical centers and the lakefront could generate 5 year demand of
several hundred units for medical professionals, seniors, and empty nesters.

About one-third of all off campus students expected to be interested in higher quality housing located
Student Housing closer to the university, equal to 800-900 units of potential housing. Total demand weakens in areas farther
from the university, unless tied to improved transit connectivity.

Hospitality Existing market suggests that new hotel product is unlikely within HEA in the short term..

the past decade. Despite the fact that the majority of students
must live oft campus, the lack of overall population growth
in the region has allowed this student growth to absorb into
neighborhoods surrounding the universities, dispersing the
student population throughout the Higher Education Area.
General demand for housing within close proximity to each
campus, a lack of high quality student focused housing
development and increasing tensions between student and
owner occupied households creates a notable opportunity
for new student housing.

o . . Proximity to the two major medical centers in the region allows the various types of
Market / economic indicators suggest that investment is development opportunity in the HEA, from medical offices to housing for seniors and

required to keep areas of the HEA from declining due to medical professionals.

disinvestment - The lower sub-area, comprised of the East
Hillside neighborhood and pockets within the Endion
neighborhood, is predominantly comprised of lower
income households, including both students and residents, a
particularly aged housing stock that is showing visible signs
of disrepair, and has high concentrations of extremely low

valued property. These indicators, among others, generally : ! B
suggest a climate of disinvestment that must be arrested - L
and improved before the level of distress falls further and it i, 'r:l"= =

becomes exponentially harder to bring back.

Student housing is by far the best real estate market opportunity within the HEA.
Special steps are necessary to ensure that demand is met with supply that generates
positive outcomes.

Higher Education Area
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DEVELOPMENT HURDLES

This study identifedy eight key hurdles to successful planning,
development, and redevelopment within the HEA:

(1) Limited regional growth - The Duluth region has seen
limited overall population or employment over the past
two decades. This lack of natural growth means that an
understanding of demand from individual sub-markets must
be balanced with an existing supply of buildings and land
which, due to topography and market forces, can be difficult
to redevelop.

(2) Quality and condition of housing stock - East Hillside’s
concentration of historic housing combined with limited
income levels (and concentration of renter occupied units) can
carry the potential of widespread disrepair if unchecked. As it
stands now, deterorating property dissuades investment unless
it is for student rental purposes.

(3) Interaction with students and residents - One of the major
issues is the number of students who live in otherwise low
density single family neighborhoods. Ongoing tension between
students (and their landlords) and residents has the potential to
result in a downward spiral of investment within the HEA.

(4) Demographics / preponderance of low income households
/ perception of hillside neighborhoods - These neighborhoods
have median household incomes indicative of concentrations

Vacant land, deteriorating property conditions and low property values conspire to
threaten the viability of the hillside neighborhoods.

1. INTRODUCTION

of poverty. While student households whose income is not
tracked arelikely to contribute to this phenomenon, it is unlikely
that they are solely responsible. East Hillside is also dominated
by renter occupied units, a younger age group (median age =
28.5) and a high percentage of non-family households. This is
not troublesome in and of itself other than an indication of a
mobile resident population and the potential impacts that has
on the overall quality of housing stock.

(5) Lack of amenities that appeal to students - Despite a large
concentration of college students within parts of the HEA, there
is a lack of student-oriented amenities such as retail, services
and housing accessible for convenient use. The combination of
limited student oriented destinations and the dry campus status
of UMD may be directing students to socialize off-campus
where parties and other gatherings create tension between
residents and students.

(6) Increases in housing vacancy - While considering any
opportunity to provide additional housing units - particularly
student housing units, it is important to consider how a shift in
the supply of housing might impact existing conditions. Duluth
has a history of slow growth and low (though rising) housing
vacancy. A shift in the most mobile of housing sub-markets
— students — could potentially have a more negative impact on
neighborhoods than anticipated.

(7) Connectivity / auto dominated travel - A common
complaint related to accessing either UMD or CSS was the
lack of convenient bus service available to students. Since so
many students live off campus, many of whom are outside of
easy walking distance, non-automotive access to campus is
an important issue. This issue impacts the ability to realize
new student housing in areas outside of easy walking distance
from campus, as the development will be generally seen as less
desireable.

(8) Potential for unplanned, haphazard student housing -
Student housing development is one of the few markets that
show promise in Duluth, with preferences clearly supporting
higher quality housing that is within easy walking distance
to campus. Pressure has already been applied to the City to
allow for more student housing, but there is a need to be careful
that new student housing development occurs in an efficient
manner that supports the development goals.
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Map 1.5 shows the development
framework for the HEA Study Area.
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STRATEGIC DEVELOPMENT PLAN

1. INTRODUCTION

Higher Education Area (HEA)

DEVELOPMENT HURDLES

STRATEGIC RESPONSES

DEVELOPMENT DISTRICTS

Limited Regional Growth

Quality and Condition of Housing Stock
Interaction with Students and Residents
Demographics / Low Income Households
Lack of Amenities that Appeal to Students
Increases in Housing Vacancy
Connectivity / Auto-Dominated Travel

Potential for Unplanned, Haphazard Student
Housing

RECOMMENDED DEVELOPMENT STRATEGIES

The recommended development strategies are intended to
respond to both the market findings and the development
hurdles.

Leverage Existing Assets - understand how the key economic
drivers of the universities and medical centers will drive the
majority of development opportunity within the HEA.

Target Student Related Development - guide the construction
of student housing in a manner that reflects thoughtful
development that interacts positively with surrounding areas
and serves as a driver for economic development.

Neighborhood Stabilization - An initiative designed to
revitalize hillside neighborhoods and arrest decline. Investment
is targeted so that the private sector responds in a manner that
generates sustainable investment and upkeep in the area.

Improved Transit Access - As efforts increase to develop
higher intensity, mixed use projects to spur more walking
and less driving, the use of transit should be weighed in equal
importance relative to students’ accessibility to campus and to
retail and services.

Facilitate and Leverage Partnerships - The most important
component of partnership facilitation is the realization that the
City of Duluth needs to be proactive in engaging community
partners. This is the only way to yield successful outcomes that
benefit multiple parties.

Leverage Existing Assets

Targeted Student Related Development
Neighborhood Stabilization

Improved Transit Access

Faciliate and Leverage Partnerships

Establish Visions for Development Districts

Woodland Avenue Corridor

St. Marie Triangle

Medical Mixed Use District

4th Street Corridor

6th Avenue and 4th Street
London Road and 12th Avenue

Kenwood / Mount Royal Shopping Centers

Establish Visions for Development Districts - It is important
to collectively establish a vision for each development district
so that the actions of various parties, including the City, are put
into focus and given a direction. Over time, markets can shift
and development related opportunities can shift with them, but
if there is a compelling vision for each of these districts, the only
decisions that should change along with those shifts should be
short-term projects and initiatives that continue the progress
towards long-term goals and objectives.

e B ——  ——
With the right design and location, student housing has the potential to create an
environment that delivers services and amenities students desire, including living and
entertainment options.
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2. MARKET ANA

2.1 DEMOGRAPHICS

2.1.1 GROWTH TRENDS

Regional Growth

In 2010 the population of the Duluth MN-WI Metropolitan
Statistical Area (MSA) was reported as 279,771 by the US
Census. Between 2000 and 2010, the population of the Duluth
Region saw a slight decrease of 0.2%. During the same time
period, St. Louis County, the largest and most populated county
in the Region, declined at the same rate. In contrast, the other
two counties within the MSA - Carlton and Douglas - both
experienced population increases, with Carlton County seeing
a gain of 12% within the last decade, by far the largest growth
in the MSA.

Looking closer at the Duluth region, the townships surrounding
Duluth saw some of the greatest increases in population growth
compared to the northern area of St. Louis County. Four of the
top six fastest growing townships in the Duluth MSA arelocated
directly northwest of Duluth, including Gnesen, Fredenberg,
Grand Lake and Industrial Townships. These four townships,
have averaged a population increase of over 200% since 2010.

Generally, what population growth exists in the region is
moving away from the City center into the predominately
suburban and rural areas. The Minnesota State Demographic
Center provides population predications for townships within
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the state. Predications for 2030 are low due to a very slow rate
of population growth that has occurred in the region over the
last 20 years. Carlton County is the only geography within the
MSA predicted to experience any growth, while most areas
within the MSA are expected to experience a slight decline.
Comparing their predications for 2030 with the most current
census data from 2010, population growth will continue in the
areas just outside of Duluth, with the fastest population growth
occurring north of the city.

City of Duluth

In 2010, the city of Duluth had a population of 86,265. This
represents a slight decline from a decade ago, when the city’s
population was 86,319. Over the past 20 years, population in
Duluth has been virtually stagnant, with a total population
growth rate of just 1% over the past 20 years.

Within the city limits, higher concentrations of population are
found in the northern portion of the city and along the shore of
Lake Superior. The northwestern census tracts within the city
had the highest concentration of residents.

Duluth and its region has seen
limited population growth in the
past two decades, with suburban
areas outpacing the growth of
urban centers.

Source: US Census
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O
MAP 2.1
Map 2.1 shows the city of Duluth divided
/ by 2010 US Census Tracts. Tracts with
the largest populations are indicated
by the darkest shade and decrease in
population as the color lightens.
<1,250
1,250-1,500
15002000
ri.l HEA Study Area
I 25,697
'i' City of Duluth, MN 1
I so
86,265 source: US Census.
& St Louis County, MN
T ————— 002> 1
& Carlton County, MN
W I 55386
& Douglas County, W
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ri| Duluth MN - WI MSA 279,771

1

source: US Census and ESRI Business Analyst
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The total population of Duluth may be slightly higher than
what is reported due to the difficulty of the Census to track
student population, particularly students whom live in on-
campus housing, which is classified as “group quarters” rather
than a typical residential unit. Approximately 18,000 students
attend either UMD, CSS or Lake Superior College. 13,600
of these attend UMD and CSS, the majority of who live in
Duluth city limits. Census and ESRI data estimates that there
are approximately 11,500 Duluth residents attending college
or graduate school. Using a conservative estimate that 95%
of UMD and CSS students live in Duluth, there is a gap of at
least 1,420 students, not inclusive of any full time Lake Superior
College students.

Approximately 4,000 UMD and CSS students live in on-campus
housing - the most likely type of housing to be missed by the
census. Since most students who attend LSC are commuters
and more likely to be tracked by the census, it is estimated that
the population of Duluth is between 2,000 to 4,000 people
higher than reported by the Census. It is important to note that
this does not represent a larger general population growth since
the same number and percentage of full-time students would
not have been represented in past census data.

FIGURE 2.2 AGE BY POPULATION

2. MARKET OPPORTUNITIES

Higher Education Study Area (HEA)

The HEA is estimated to have a population of 26,000 people,
roughly 30-32% of the city’s total population. As discussed
above, this number could be as high as 27,000 - 29,000 due to
studentsliving in on-campus housing. One-third ofall residents
within the HEA are reported as students who are enrolled in
college or graduate/professional school.

Age Cohort Trends

Though the city of Duluth’s population has remained stable over
the past two decades, there have been some interesting shifts
within age cohorts. Figure 2.2 compares Age by Population
for the city of Duluth in 1990, 2000 and 2009, as well as the
HEA in 2010. Between 1990 and 2009, the number of residents
aged 15-19 have increased by 3%, and those aged 20-24 have
increased by almost 7%, for a total of 8,500 residents in these
age groups. Between 2000 and 2009, the total growth in these
cohorts is estimated to be 6,000. This growth appears to be
made up mostly of college students. It is estimated that between
2000 and 2010, total enrollment for UMD and CSS in Duluth
grew between 3,300 and 4,500 students, accounting for 55-75%
of the growth in residents between 15 and 24.

City of Duluth and Higher Education Area

POPULATION BY AGE 1990* 2000* 2005-09**  Change
90-09
Total 86,117 86,319 86,249 +132
Age 0-4 6.4% 5.4% 5.5% -0.9%
Age 5-9 6.6% 5.7% 4.9% -1.7%
Age 10-14 6.2% 6.3% 5.2% -1.0%
Age 15-19 7.7% 9.1% 10.8% +3.1%
Age 20-24 9.6% 11.0% 16.4% +6.8%
Age 25-34 15.0% 12.1% 9.3% -5.7%
Age 35-44 14.5% 14.1% 10.8% -3.7%
Age 45-54 8.9% 13.4% 13.2% +4.3%
Age 55-64 8.1% 7.9% 10.3% +2.2%
Age 65-74 8.6% 6.5% 5.8% -2.8%
Age 75-84 6.2% 5.9% 5.0% -1.2%
Age 85+ 2.2% 2.7% 2.6% +0.4%

Numeric HEA 2010*** | Twin Cities Minnesota u.Ss.

Change 90-09 90-09 90-09 90-09
25,000

-776 4.0% -0.8% -0.8% -0.5%
-1,444 3.6% -2.6% -1.5% -0.7%
-893 3.9% -2.2% -0.5% -0.1%

+2,694 15.5% 0.5% 0.4% 0%
+5,857 20.5% 2.4% 0% -0.6%
-4,933 12.5% 1.1% -4.8% -4.0%
-3145 8.7% -1.9% -1.2% -0.9%
+3,753 10.9% 3.2% 5.5% 4.3%
+1,912 8.2% 1.8% 2.8% 2.3%
+1,499 4.7% -1.6% -0.6% -0.8%
-347 4.2% -0.4% 0.1% 0.3%
+2,424 3.2% 0.3% 0.3% 0.5%

source: *US Census, **American Community Survey 2005-2009 and ***ESRI Business Analyst
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The 45-54 and 55-64 age cohorts also grew significantly
between 1990-2009 with a total percentage growth of 6.5% or
5,600 residents. It should be noted that most of this growth
took place in the 1990s - the 45-54 age cohort actually lost 200
residents in the 2000s, with the net growth in these cohorts
between 2000-2009 representing only 1,763, or only one-third
of total growth.

Contrasting this population growth are declines in age cohorts
of children under 14 (netloss of 3,100), 25-34 (net loss of 4,600),
and 35-44 (netloss of 3,145). This represents an important shift
in community demographics. Roughly, it can be stated that the
growth of college aged residents has been completely off-set by
a similar loss of residents that represent young professionals,

young families and mid-career professionals, as well as their
children.

Comparisons to larger geographies, including the Minneapolis
MSA, state of Minnesota and United States, show somewhat
similar shifts, particularly in children and middle aged residents,
but the scale of the shifts are significant lower, particularly in
the growth of college aged residents (15-24).

Between 1990 and 2009, Duluth added
8,500 residents aged between 15 and
24, while it lost 10,800 residents aged

25-44, as well as children under 14.

Source: US Census and ACS

Student Population

There are six institutions of higher learning in the Duluth
region with a total of 22,000 students. 14,000, or 64%, of these
students attend the two institutions located within the HEA, the
University of Minnesota-Duluth, and College of St. Scholastica.
UMD is by far the largest university or college in the metro
area with 11,600 students. It is a state run school that is part of
the overall University of Minnesota system. According to the
recent enrollment data, UMD is the fourth largest state school
in Minnesota. The College of St. Scholastica enrolls 2,400
students in Duluth, with another 1,200 enrolled in courses in
the Twin Cities.

Both are primarily “residential” campuses in that the majority
of the students are enrolled full-time and live in the community
in either on or off campus housing. As noted earlier, a large
proportion of students at either school live off campus. This is
discussed in more detail in section 2.6.

Higher Education Area
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FIGURE 2.3 COLLEGE ENROLLMENT BY INSTITUTION

2009 ENROLLMENT
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*Total College of Saint Scholastica (CSS) enrollment is
3,600, but one third of that is located in the Twin Cities.

source: Various Sources, DCl Research

Other major institutions include Lake Superior College, a
commuter based two-year degree college, and the University of
Wisconsin - Superior, part of the larger University of Wisconsin
system.

2.1.2 EDUCATION

33.4% of all Duluth residents have a college degree, a rate slightly
higher than that of the State. That rate jumps to 45.9% within
the HEA, corresponding to the number of graduate students
and UMDY/CSS faculty who likely live in close proximity to
the universities. Within its region, Duluth residents have a
considerably higher rate of college education than areas outside
of the city, though overall its college graduation rate is relatively
average, especially for acommunity with such a high percentage
of college students.

FIGURE 2.4 2010 EDUCATIONAL ATTAINMENT

& HEA Study Area
h 45.9%

City of Duluth, MN
I :3.4%

Duluth MN - WI MSA
24.7%

State of Minnesota

I 5 1.5%

United States

=i =i —Ej- == =8

27.4%

source: ESRI Business Analyst
* Educational Attainment, as used by the Census, indicates the highest level of
education completed by a person in a regular school.



2.1.3 INCOME

The lower sub-area, which includes most or all of the East
Hillside and Endion neighborhoods, has lower than average
demographic indicators than the rest of Duluth. ESRI estimates
these neighborhoods to have a median household income
of $35,000, which is 25% lower than the estimated MHI for
Duluth. Duluth’s MHI, in turn, is 15-20% below the national
MHI. However, the American Community Survey estimates
Duluth’s MHI to be much lower — at $40,000. If one uses the
same proportions, then East Hillside/Endion is projected to
have an MHI of only $30,000, a very low number indicative of
concentrations of poverty.

Areas with concentrations of students often skew statistics like
this. Student residents, who make up approximately 22% of the
residents in these neighborhoods, likely contribute to but do not
guide this trend. Other trends such as the percentage of family
households and per capita income support this assumption. In
contrast, the upper sub-area, which has a considerably higher
percentage of students than the hillside, has a much higher
income rates, with an MHI of $47,000.

2.2 EMPLOYMENT

2.2.1 REGIONAL TRENDS
Regional Economic Base

The Bureau of Labor Statistics (BLS) reports that the economy
of the Duluth MN-WI Metropolitan Statistical Area consisted
of 121,130 jobs in 2010, 97,280 of which were private sector
jobs (seasonally adjusted). These employment levels are down
1.2% since 2001, and 3.7% from 2008, the “peak” year of
employment within the last decade. St. Louis County accounts
for approximately 72% of total employment within the Duluth
MSA, and 79% of all private sector jobs.

The largest employment sector in the Duluth MSA is Health
Care and Social Assistance, which represents 28% of private
sector jobs and one-fifth of the metropolitan areas economy.
The second most important employment sectors are Retail
Trade (15% of total economy), and Accommodation and Food
Services (12%). Overall, “non-base” or “service” oriented
sectors make up 73% of all private sector employment, making

2. MARKET OPPORTUNITIES

55% of the Duluth regional
economy is compromised of
employment in Health Care, Retail,

and Tourism activities.

Source: Bureau of Labor Statistics

the MSA a strong services oriented economy, as opposed to
one based on “base” industries like manufacturing or wholesale
trade. The three employment concentrations of Health Care,
Retail and Tourism (Leisure and Hospitality) together make up
55% of all jobs within the Duluth MSA. Over 80% (44,100) of
all the regional jobs in these three core sectors are located in St.
Louis County, where they make up an even larger share (57%)
of the local economy.

Growth Trends

Of these three sectors, only Health Care and Social Assistance
added employment over the past decade. However, Retail
Trade and Accommodations & Food Service are industries
both heavily dependent on consumer retail spending, which

FIGURE 2.5 SNAPSHOT OF ST. LOUIS COUNTY

2010 EMPLOYMENT 2001-2010 Change
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source: Bureau of Labor Statistics.

19




2. MARKET OPPORTUNITIES

FIGURE 2.6 PRIVATE SECTOR EMPLOYMENT TRENDS

St. Louis
NAICS County % of HEA % of
Code  EMPLOYMENT SECTOR 2001 1 2007 2010 % 2001 % 2010 (2010) Total (201 O)5 Total7
TOTAL, ALL INDUSTRIES 97,450 102,001 97,280 100% 100% 77,272 79.4% 11,427 11.7%
11 Agriculture, Forestry, Fishing, etc, ND2 ND 273 NA3 0.3% 184 NA 0 0%
21 Mining, Oil and Gas ND ND 2,814 NA 2.9% 2,807 99.7% 15 NA
22 Utilities ND ND ND NA NA ND NA 0 NA
23 Construction 5,505 5,563 4,574 5.6% 4.7% 3,248 71.0% 101 2.3%
31-33  Manufacturing 9,488 8,729 6,772 9.7% 7.0% 4,102 60.5% 163 2.4%
42 Wholesale Trade 4,113 3,221 3,018 4.2% 3.1% 2,134 70.7% 47 1.5%
44-45 Retail Trade 16,465 16,161 14,958 16.9% 15.4% 11,622 77.5% 597 3.4%
48-49 Transportation and Warehousing ND ND ND NA NA ND NA 101 NA
51 Information 2,725 ND 1,638 2.8% 1.7% 1,448 88.4% 331 20.0%
52 Finance and Insurance 4,036 4,418 4,109 4.1% 4.2% 3,348 81.4% 666 16.2%
53 Real Estate and Rental and Leasing 1,135 1,154 1,113 1.2% 1.1% 968 86.9% 265 23.8%
54 Professional and Technical Services 3,153 3,635 3,492 3.2% 3.6% 3,043 87.1% 229 6.6%
55 Management of Companies ND ND ND NA NA 850 NA 0 NA
56  Administrative and Waste Services ND ND ND NA NA 2,619 NA 183 NA
61 Education Services4 ND 1,416 1,509 1.3% 1.6% 1,470 NA 2,6366 NA
62  Health Care and Social Assistance ND 25,058 26,893 NA 27.6% | 23,587  87.7% 4,348 16.1%
71 Arts, Entertainment and Recreation 1,364 1,433 1,508 1.4% 1.6% 1,184 78.5% 120 7.8%
Accommodations and Food Ser-
72 vices 12,024 12,290 11,867 12.3% 12.2% 8,975 75.6% 776 6.5%
81 Other Services 4,084 ND 3,940 4.2% 4.1% 3,063 77.7% 688 17.5%

12001 represents switch from SIC to NAICS system

2-ND = Not Disclosable

3-NA = Not Applicable

4 - Not inclusive of public sector employment at institutions such as University of Minnesota-Duluth, Lake Superior College, or University of Wisconsin - Superior.

5-HEA Employment statistics are taken from ESRI Business Analyst, which should be considered less accurate than data from the county and regional levels. Employment should
be considered in terms of an order of magnitude as opposed to precise numbers.

6 - ESRI data includes public employees within the education sector.6 - ESRI data includes public employees within the education sector.

7 - Percent total of MSA

source: Bureau of Labor Statistics

took a significant hit during the 2007-2009 recession. It would  pyuth regional economy for some time. Although the region

be expected that these sectors would remain stable or grow to  pac ceen a decline from 14% to 10% (employment data for

previous levels given increased stability in the state and national 1o base industries such as transportation and warehousing

economy. is not available) in manufacturing and wholesale trade, this is a
relatively small share of the regional economy compared to the

Key “base” industries such as manufacturing and wholesale
state of Minnesota, of which these two sectors comprise 19% of

trade have seen net losses in employment, a total of
approximately 3,800 jobs between 2001 and 2010. Both of the total state economy, or the state of Wisconsin at 24%.

these were declining prior to the 2007 recession, and therefore One of the few employment super-sectors that is showing slow
represent broader sh1ft§ in the regional economy th.at extend byt steady growth postrecession is Professional and Business
beyond the short-term impacts of the national recession. Base Services, which is inclusive of the Professional and Technical
industries, however, have not played a significant role in the Services, Management, and Administrative and Waste

Services.

Higher Education Area
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Regional Specialization

An alternative method to explore a regional economy is through
economic specializations, which differ from total employment.
Specialization is tracked by the use of a specialization quotient
(SQ), also known as a location quotient (LQ). SQs are ratios
that compare the concentration of an employment sector for
a geography with a “base” geography to see whether the focus
geography has a higher or lower percentage of employment
than the base geography. Not surprisingly, the Duluth MSAs
specializations, as compared to the state of Minnesota, are
primarily found in service-based industries, including the
three core employment sectors discussed previously; Health
Care and Social Assistance (1.53), Accommodation and Food
Services (1.34) and Retail Trade (1.21). Duluth’s most specialized
industry is Mining, Quarrying, Oil and Gas Extraction, which
has an SQ of 12.11 as compared to the state.

The Duluth MSA has a notable lack of specialization in
professional industries, like business services and finance,
where SQs range from 0.64 - 0.70.

Health Care Employment

The Health Care sector has been previously identified as an
important employment sector in the Duluth economy. The
larger category - Health Care and Social Assistance (NAICS 62)
has some important distinctions as to the source of employment
within this sector. Of all private employment in this sector,
within St. Louis County, approximately 13% includes “Social
Assistance” sectors, which are not necessarily health care
related jobs. This includes areas like child and family services,
community food services, emergency relief services, etc. That
leaves the remaining Health Care related employment to be
split roughly into thirds - 6,170 jobs located in Hospitals, 6,130
in Ambulatory Health Care Services, and the largest share -
7,400 - in Nursing and Residential Care Facilities.

This ratio of the major Health Care sub-sectors is similar to
that of the State of Minnesota, though State-wide, Ambulatory
Health Care jobs hold the slight majority (36%) over the other
two, as opposed to St. Louis County where Nursing Care
Facilities represent 38% of the total. Indeed, when comparing
the Duluth MSA to the state of Minnesota, one can find a much
higher concentration of residential care facilities per capita. The
state has 1 care facility per 2,083 residents, while the Duluth
MSA has 1 care facility per 1,750 residents.

2. MARKET OPPORTUNITIES

FIGURE 2.7 HEALTH CARE SECTOR BREAKOUT

St. Louis County, MN (2008)
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source: Bureau of Labor Statistics.

Figure 2.7 shows the breakdown of the Health Care sector down
to the four digit NAICS level. It shows strong employment
in various Nursing and Residential care facilities, from those
who treat the elderly to the mentally disabled. This is notable
because of the likelihood of many of these facilities to be located
in proximity to Essentia Health and St. Luke’s hospitals, just
outside of the study area.

Education Employment

As noted in Figure 2.6, an analysis of private sector employees
within the Education sector does not yield a perfect picture
of the strength of Education in the local economy. The BLS
reports 8,094 jobs in Education Services in 2010, broken out by
private (1,470), local (3,931) and state (2,596).

From various university and college sources, the total faculty
and staff for each major public institution within City limits is
estimated to be 2,200, including UMD (1,710 total, 683 full-
time) and Lake Superior College (500 employees). This is equal
to the estimates provided by BLS. CSS is a private institution
that thus counted towards the private employment data taken
from the Bureau of Labor Statistics in Figure 2.6.
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By applying this adjusted total to the total employment of the
region (as opposed to private employment only), Education
Services represents 8.7% of St. Louis County’s economy, as
opposed to only 1.9% of the share represented by private
employment.

HEA Employment

ESRI Business Analyst estimates that there are 11,427 jobs
located within the HEA, though this is to be taken with a grain
of salt relative to the difficulty of estimating employment at
such a narrow geographic area. If we assume a range of 11,000
- 12,000 jobs within the Study Area, then the HEA represents
11.7% of the total regional economy, including almost 15% of
the City’s economy. Education and Health Services are highly
concentrated within the HEA, but there is also a notable
concentration of professional services, including Finance and
Insurance, Real Estate and Leasing, and Information (16-20%
of regional share per sector).

2.2.2 Conclusions

The Duluth economy is heavily concentrated in services,
particularly Health Care and Social Assistance, Retail
Trade and Accommodations and Food Service. Despite
state and national trends of employment growth, followed
by a decline during the 2007-2009 recession, the Duluth
regional economy has remained relatively stable. The
HEA plays an important role in the Duluth economy,
representing 15% of all public and private sector jobs, a
considerable portion of the Education services sector, and
notable clusters of professional employment in technical
services, information, real estate and medical professions.
Although the cluster of hospitals is just to the west outside
ofthe HEA boundaries, their impact on future employment
opportunities and related development is important to
understand.

Higher Education Area
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2.3 OFFICE MARKET

Opportunities for commercial office space development are
typically driven by growth in certain employment sectors such
as the two digit NAICS categories of Information, Health Care,
Finance and Insurance, Real Estate, Professional and Technical
Services, and Management of Companies and Enterprises.
This Section will provide an analysis of these key economic
sectors to gauge potential for commercial office development
in Duluth as well as within the HEA.

2.3.1 CORE OFFICE MARKETS

If one utilizes the trends of the past decade, one can project
modest but reasonable demand for commercial office space
based on the “core” markets previously identified. Figures
2.7 and 2.8 on page 23 illustrate the growth in employment in
representative economic sectors, and how much demand for
office space could be expected in Duluth if the trends of the
past decade were applied to the next 5 years. To accommodate
for both the ebb and flow of employment within the past
decade a range of demand is presented, with the “low” value
representing annual job growth between 2001 and 2010, and
the “high” value representing growth between 2001 and the
region’s peak employment year of the past decade - 2008.

The projections yield an annual demand of approximately
21,000 - 47,000 square feet of commercial office space on
an annual basis, or 105,000 - 236,000 square feet over a five
year period. This growth is primarily found in four sectors:
(1) Administrative and Support Services; (2) Professional
and Technical Services; (3) Finance and Insurance; and (4)
Management. No growth is expected out of the Information
and Real Estate sectors.

The most recent office vacancy data available is from the Miller
Hill Market Study, completed in 2008. It reports that in 2007,
the general office vacancy for Duluth was 12%. This vacancy
rate may have declined since the onset of the recession. As the

Growth in professional service
sectors has grown by only 0.6% in
the past decade, compared to 28%

in medical services.

Source: Bureau of Labor Statistics




FIGURE 2.8 OFFICE RELATED ECONOMIC SECTORS

2. MARKET OPPORTUNITIES

?Q‘E EMPLOYMENT SECTOR 2001 2002 2003 2004 2005 2006 2007 2007 2009 2010
51 Information 2,321 2,355 2,372 2,369 2,303 2,201 ND 1,981 1,708 1,448
52 Finance and Insurance 3,225 3,288 3,420 3,759 3,675 3,695 3,611 3,598 3,512 3,348
53 Real Estate and Rental and Leasing 943 893 948 929 933 990 960 932 917 968
54  Professional and Technical Services 2,706 2,755 2,597 2,575 2,832 2,927 3,143 3,315 3,181 3,043
55 Management of Companies 703 722 706 651 668 821 901 917 798 850
561  Administrative and Supp. Services 1,966 2,216 2,439 2,593 2,238 2,222 2,538 2,669 2,246 2,381

TOTAL 11,864 11,938
621  Ambulatory Healthcare Services 4,801 5167 5,061 5,299 5,193 5,376 5,575 5,651 6,137 3,858
source: Bureau of Labor Statistics.
FIGURE 2.9 PROJECTED OFFICE DEMAND FOR ST. LOUIS COUNTY
# # Annual  Annual
Change Change Change Change SF Annual  Annual 5 Year 5 Year

NAICS 2001- 2001- 2001- 2001- per Demand Demand Demand Demand

Code  EMPLOYMENT SECTOR 2010 2008 2010 2008 job (low) (high) (low) (high)
51 Information -873 -340 -87 -43 NA NA NA NA NA
52 Finance and Insurance 123 373 12 47 200 2,460 9,325 12,300 46,625
53 Real Estate and Rental and Leasing 25 -1 2.5 -1 200 0 500 0 2,500
54  Professional and Technical Services 337 609 34 76 200 6,740 15,225 33,700 76,125
55 Management of Companies 147 214 15 27 200 2,940 5,350 14,700 26,750

561  Administrative and Support Services 415 703 42 88 200 8,300 17,575 41,500 87,875
TOTAL | 20,940 47,200 104,700 236,000
621  Ambulatory Healthcare Services -943 850 -95 106 250 0 26,563 0 132,813

opportunities for commercial office space development are
typically driven by growth in certain employment sectors such
as the two digit NAICS categories of Information, Health Care,
Finance and Insurance, Real Estate, Professional and Technical
Services, and Management of Companies and Enterprises. As
the national economy slowly recovers, it should be expected
that much of the projected demand for office space be absorbed
into existing buildings, as opposed to generating demand for
new buildings. The majority of this demand would be expected
to be in Duluths central business district, though the variety
of small-scale office spaces available throughout the lower sub-
area, particularly near the hospitals and along London Road and
Superior Street may appeal to smaller companies. This section
will provide an analysis of these key economic sectors to gauge
potential for commercial office development in Duluth as well
as within the HEA.

source: Bureau of Labor Statistics. and DCl Analysis

2.3.2 HEALTH CARE OFFICE

Often not considered as a traditional driver of office
development, the Health Care and Services sector is one of
the fastest growing economic sectors in the country. This is
important for understanding development potential within the
HEA and the lower sub-area due to its proximity to the largest
concentration of health care related uses in the region. Map 2.9
on page 16 shows the hospital and health care related land uses
that surround St. Luke’s Hospital and the Essentia Health Care
complex. There are over 15,000 Health Care related jobs within
a 1/2 square mile surrounding the two medical centers. This
area alone represents approximately one-fifth of the regional
economy.
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The Ambulatory Healthcare Services sub-sector is used to track
much of this growth outside of direct Hospital employment.
This category consists of the numerous types of professional
services like Doctors, Dentists, Outpatient centers and other
medical specialists and specialty uses. These uses often like
to cluster around medical centers if their primary customer
base is generated from those destinations. A number of new
developments of this type have been constructed recently on
and near the lakefront, including one on London Road.

Between 2001 and 2009, there has been steady growth in this
sub-sector, resulting in a net gain of 1,336 jobs or 148 annually
up to 2009. If the next five years see the same pace of growth,
then one would expect demand for 850 additional jobs and
up to 132,000 square feet of office space. A more conservative
projection given current economic conditions is 200-300 jobs
and 60,000 - 105,000 sf of office. This could easily translate into
potential development on London Road or Superior Street,
accessible to St. Luke’s and Essentia Health.

A noteworthy caveat to this is the decline shown in Ambulatory
Healthcare Services between 2009 and 2010, when employment
declined 37% or 2,279 jobs. Simultaneously, the Private Hospital
sector witnessed a similar rise in employment during the same
period. This is most likely due to a private hospital buying one
or more private doctors offices, with the employment data for
the offices misrepresented as hospital employment rather than
ambulatory health services. The growth trends from 2001-
2009 are more appropriate to use for trending analysis than
2001-2010.

Hospital/Health Care Spin-Off

Growth in hospital based employment tends to generate
additional “spin-oft” development in both health care and
non-health care areas. Private hospital employment generally
carries a 1.4-1.8 multiplier for additional jobs created, meaning
that for every 5 new hospital based jobs, one would expect 7-
9 new jobs to be created. Therefore, the 488 new jobs within
private hospitals in St. Louis County likely generated between
680 and 875 additional jobs within the Duluth region. With
an annual growth rate of 54 positions, a 5 year growth rate for
additional spin-off jobs would be 270, many of which are likely
to be located in or near the HEA.

2. MARKET OPPORTUNITIES

Health Care and Medical uses are prominent in the HEA, despite the fact that the
core St. Luke’s and Essentia Health campuses are not located within the Study Area’s
boundaries. There are a number of medical offices and patient services centers
throughout the lower sub-area, such as the Lakewalk Center on London Road
(bottom.)

2.3.3 CONCLUSIONS

There is generally limited demand for commercial office
space within the Duluth market, and future demand is
most likely to be absorbed into existing vacant space or
in core areas like the Central Business District. Medical
office space, on the other hand, represents a much larger
development potential given the growth of the health
care industry and employment in and surrounding the
hospitals. With potential for over 130,000 sq. ft. in the next
5 years, medical office space could play a major role in the
revitalization of the lower sub-area along London Road
and other commercial corridors.
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2.4 RETAIL

2.4.1 REGIONAL SUPPLY / TRENDS

Duluth-Superior is a regional retail center for upwards of
425,000 people within its Designated Market Area (DMA),
covering parts of Minnesota, northern Wisconsin and
Michigan. Approximately 150,000 of this market area lives
within a 30 minute drive of Duluth’s retail centers. According
to the Miller Hill/Central Entrance Market Study, the Duluth
metropolitan region has approximately 5.5 million square feet
of gross leasable area of retail and dining businesses. 3.7 million
SF of this (68%) is located within the city of Duluth, with
900,000 in neighboring Hermantown, and another 925,000 SF
in Superior.

This retail space, which excludes automobile dealers and
service and gas stations, is estimated to represent $880 million
in annual sales - $615 million in retail goods and $265 million
in dining and food services. Just over half of all retail sales are
from businesses in Duluth itself.

Regional Retail Demand

As a regional retail center, Duluth attracts a customer base well
beyond that of its own resident base. Therefore, it can be difficult
to determine broad based retail development opportunities
within the city itself. For example, within a 30 minute drive
time of Duluth, which covers virtually all retail centers of
consequence within the region, General Merchandise, Apparel
and Accessories, Furniture and Other Sales (GAFO) are
estimated to be approximately $588 million, compared to $740
million in retail sales. The resulting “gap” means that at least
20% of retail sales in that radius rely upon expenditures from
outside, which could be residents who live outside that radius,
tourists, etc. This “oversupply” of retail sales is not a negative,
it simply supports the assertion that Duluth is a regional retail
center and that retailers rely upon a customer base that exceeds
the metro area’s core population.

Due to Duluth’s status as a regional retail center, from a macro
perspective it is well served by retail. However, a deeper
assessment reveals a limited inventory of higher end and
boutique/specialty retailers. The Duluth market’s rate of sales
per square foot is approximately $150-$160, well below national
standards. In conjunction with modest income ranges, this
indicator may be preventing higher end establishments from

Higher Education Area
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FIGURE 2.10 DULUTH RETAIL INVENTORY

TOTAL SQUARE FOOTAGE AVAILABLE

Central Entrance
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902,238

925,926

source: MXD Central Entrance Study

Retail Trade makes up 12% of the
region’s economy and GAFO / Dining
businesses generate over $880 million

in annual sales

Source: Bureau of Labor Statistics and ESR/

locating in Duluth, despite its regional or even super-regional
position. The few establishments of this type arelocated in areas
(Canal Park and Fitger’s Brewery) that are able to capitalize
on the disposable income from tourists. It also indicates an
inventory of marginal retail properties.

Figure 2.10 illustrates the spending power and preferences of
the Duluth market. Convenience / daily goods categories show
high demand, but mall oriented categories show relatively low
demand. Leisure spending, whether on home goods, recreation
or entertainment, is average.

2.4.2 HEA RETAIL INVENTORY

Map 2.3 illustrates the commercial land uses within the HEA.
Overall, retail is concentrated in four core areas: (1) The London
Road / Superior Street corridor; (2) 4th Street; (3) The Mount
Royal Center, on Woodland Avenue and St. Marie Street, and
(4) Kenwood Plaza, at Kenwood Avenue and Arrowhead
Road.
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(1) London Road /
Superior Street Corridor

COMMERCIAL USES

MAP 2.3

Map 2.3 shows the locations of
commercial uses in the Study Area. The
highest concentration of commercial
uses are found along the waterfront
along London Road. Two smaller
commercial nodes, Kenwood and
Mount Royal, are located uphill near the
universities .
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FIGURE 2.11 PER CAPITA RETAIL SPENDING PROFILE
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London Road / Superior Street

This auto-oriented retail strip consists of various retail,
dining, and service-related business options. With access to
I-35, London Road has a larger trade area than other retail
destinations within the HEA Study Area. London Road has
many medical-related businesses and is located only a short
distance to two major Duluth medical centers. The Corridor
generally shares many characteristics of traditional highway
retail developments.

Notable Businesses: Super One, General Marine, London Road
Car Wash, Lakewalk Surgery Center

4th Street Corridor

With an eclectic mix of local businesses and restaurants, 4th
Street could be considered an urban, mixed-use corridor. The
neighborhood oriented street, stretching through most of the
HEA Study Area, provides local residents and students with
a variety of retail and a variety of dining options. Service-
oriented businesses dominate the urban corridor, with many
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Source: Miller Hill Market Study, MXD Development Strategists.

specializing in auto-related services. Whole Foods Co-op,
located at the intersection of E 4th Street and 6th Avenue
East, provides residents and the City of Duluth with access
to a cooperatively owned grocer and provides an alternative
shopping experience.

Notable Businesses: Burrito Union, Mobile Gas Station, Ski
Hut, Whole Foods Co-Op, Quiznos Sandwich, Maytag Laundry.

Mount Royal Shopping Center

Mount Royal Shopping Center is located at the intersection
of St Marie Street and Woodland Avenue in the northeastern
portion of the HEA Study Area. With proximity to UMD’s
campus and multiple residential neighborhoods, the center
provides a variety of services and retail options. The cluster of
neighborhood shops is anchored by Mount Royal Fine Foods,
one of three full-service grocers in the HEA Study Area. While
retail and food options exist within the shopping district, the
predominant business type is service related, including banking,
insurance, and dry-cleaners.



Notable Businesses: Mount Royal Fine Foods, Mount Royal
Bottle Shop, Great Clips, Yarn Harbor, Bulldog Pizza and Grill,
Bixby’s Cafe, Republic Bank, Dominos Pizza.

Kenwood Shopping Center

The Kenwood Shopping Center, located at the southeast
corner of Arrowhead Road and Kenwood Avenue, embodies
the characteristics of a typical strip mall, including parking in
the front, with additional outlot developments with their own
parking areas. Kenwood is focused more as a neighborhood
level retail and food destination, while providing limited service
businesses. Unlike Mount Royal, there are many regional and
national chains available at this location, including Arby’s, Papa
Murphy’s, and Play it Again Sports. Currently in the early
construction phase, a national pharmacy which will locate at
the northwest corner, opposite from the Kenwood Shopping
Center.

Notable Businesses: SuperOne, UPS Store, True Colors, Papa
Murphys, Play it Again Sports, Arby’s, Subway, CVS Pharmacy.

University of Minnesota-Duluth

The UMD campus provides many dining options for students
and non-student visitors. There are more than five on-campus
dining opportunities, including limited-service dining and a
coffee shop located within UMD campus buildings. The UMD
Store, located in the Kirby Student Center, provides some retail
options for students on-campus. The UMD Store provides
textbooks, art supplies, computer and technology item, and
UMD merchandise.

o Northern Shores Coffee House (limited dining)
« Kirby Plaza Food Court (4+ dining)

« Plaza Food Court

o Taste of Italia

2. MARKET OPPORTUNITIES

-

SuperOne grocery at the Kenwood Shopping Center

Looking south along London Road

Skihut, one of the many independent businesses found along 4th Street
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FIGURE 2.12 GAFO RETAIL GAP ANALYSIS - HIGHER EDUCATION AREA

Total Resident

Demand Supply Retail Upper Sub-area Lower Sub-area

EMPLOYMENT SECTOR (Retail Potential) (Retail Sales) Gap Gap Gap
Total Retail Trade $75,986,734 $40,420,131 $43,044,817 $13,054,664 $17,364,191
Total Food & Drink $26,952,961 $21,046,120 $5,906,841 $6,946,523 $(1,039,682)
Furniture & Home Furnishings $4,991,882 NA $4,991,882 $2,008,114 $2,983,768
Electronics and Appliances $3,591,876 $1,902,142 $1,689,734 $43,983 $1,645,751
Building Materials $4,767,105 $230,525 $4,536,580 $1,923,784 $2,612,796
Grocery Stores $25,129,771 $16,850,026 $8,279,745 $6,894,222 $1,385,523
Health and Personal Care $5,459,525 $11,856,313 $(6,396,788) $575,561 $(6,972,349)
Clothing and Accessories $6,512,066 $3,296,140 $3,215,926 $200,575 $3,015,351
Sporting Goods, Hobby, Books $2,223,511 $2,690,340 $(466,829) $541,576 $(1,008,405)
General Merchandise $22,171,091 $1,596,258 $20,574,833 $7,461,957 $13,112,876
Misc. Retailers $2,788,463 $1,998,387 $790,076 $201,196 $588,880
Food Services & Drinking Places $26,952,961 $21,046,121 $5,906,840 $6,946,523 $(1,039,683)

Full Service Restaurants $13,421,239 $10,719,672 $2,701,567 $3,875,964 $(1,174,397)

Limited Service Eating Places $10,330,634 $9,048,689 $1,281,945 $2,064,744 $(782,799)

Drinking Places $1,513,891 $338,940 $1,174,987 $539,461 $635,526

ESRI Business Analyst and DCI Analysis

FIGURE 2.13 ADJUSTED DINING AND GOODS DEMAND WITH EMPLOYEES

Total Resident Total On-Campus Total Employee*
EMPLOYMENT SECTOR Demand Student Demand Demand Total Demand Adjusted Gap
Total Retail Trade $77,635,290 $6,796,304 $4,293,075 $88,724,669 $48,304,538
Total Food & Drink $24,687,121 $2,265,840 $9,708,108 $36,661,069 $15,614,949

ESRI Business Analyst and DCI Analysis
* Estimated data from ICSC and DCI Analysis

Higher Education Area
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2.4.3 HEA RETAIL OPPORTUNITIES
Retail Gap

Based only on resident demand, there appears to be
approximately $30 million in GAFO gap or “leakage” within
the Study Area, meaning that there is demand for this amount of
retail and services within the Study Area that is not met through
existing retail, leaving residents to meet demand outside of
the Study Area. This is to be expected, since neighborhoods
such as those that exist within the HEA cannot be expected to
accommodate all retail needs given contemporary trends. On
the other hand, retail leakage is an important determinant of
demand. Consumer dollars that are leaving a geography area
can in certain cases be “captured” back into that area given the
right retail category and certain circumstances, such as the
regional competition and proximity.

The gap figure discussed above does not include UMD or CSS
students who live on-campus.  Figure 2.13 integrates those
4,000 students and their spending patterns within each major
retail category. The adjustment increases the total gap by
approximately 5.6 million for retail goods, and the $1.2 million
for food and drink. Furthermore, this data does not represent
employees who work within the HEA who will spend money
on various purchases and meals as part of their weekly routine.
Using available employment data and research conducted by
the International Council of Shopping Centers (ICSC), it is
estimated that total retail gap within the HEA is $48 million for
retail trade and $15.6 million for food and drink.

Existing retailers within the HEA can
only meet 45% of the retail needs of

Study Area residents.

Source: ESRI Business Analyst

The shopping and consumption patterns of employees are
highly variable and change significantly between the type of
job, location, and seasonal weather patterns. Precise spending
patterns for retail categories below broad “retail goods” and
“food and drink” categories are not available. Therefore, while
the estimated employee spending within the HEA provides an
order of magnitude illustration of the total potential demand
for retail, for a more detailed analysis it is necessary to rely upon
the demand from residents and on-campus students.

2. MARKET OPPORTUNITIES

Upper Sub-area

Overall, the Upper Sub-area has a relatively small retail offering
to match the estimated demand from residents and students.
Figure 2.14 shows leakage in virtually all retail categories,
primarily in Furniture, Grocery Stores, General Merchandise,
and Food Services (Dining). Figure 2.15 estimates the amount
of retail square footage that the sub-area would be expected to
be able to capture based on capture rates, which differ based on
the type of retail category. The restaurant category, for example,
would be expected to capture larger amounts of retail leakage
due to the proximity of consumer demand. The general
merchandise category, which represents larger-scale retailers
like Macy’s, Target or Wal-Mart, would be less likely a category
to capture within the HEA.

Itis estimated that the Upper Sub-area could capture as much as
40,000 - 49,000 new square feet of retail based on current trends.
This requires a slight adjustment due to the large percentage of
grocery store demand, which equals 25,000 - 31,000 sq. ft. This
is the size of a small format grocery store that is less likely to
be located within Duluth unless it is a specialty store like the
Whole Foods co-op. Typically, this amount of demand would
either leak to outlying areas where other grocery stores are
located, or serve to boost the sales per square foot of existing
grocery retailers. It also suggests the potential for a new and
improved grocery store beyond that which already exists in the
sub-area.

Removing grocery stores from the analysis, there appears
to be strong demand for the addition of 15,000 - 18,000
square feet of retail, which equates to approximately 6-8 new
businesses, depending on the type and size of the business.
In contrast, demand for dining establishments is quite high.
This analysis estimates potential for 25,000 - 31,000 square
feet of new restaurant / dining businesses, including 4-6 new
full-service dining establishments and 6-8 limited services
dining establishments. All together, this potential is likely to
be sufficient to manifest itself in the form of at least one, and
perhaps two small retail centers, as well as the potential to add
or upgrade existing retail opportunities in the Kenwood and
Mount Royal shopping centers.
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FIGURE 2.14 GAFO RETAIL GAP ANALYSIS - UPPER SUB-AREA

Upper Sub-area

Estimated

New Square Foot

New Square Foot

EMPLOYMENT SECTOR Gap Capture Rate Captured $$ Demand (Low) Demand (High)
Furniture & Home Furnishings $2,008,114 20% $400,000 1,600 2,000
Electronics and Appliances $43,983 75% $33,000 132 165
Building Materials $1,923,784 25% $480,000 1,900 2,400
Grocery Stores $6,894,222 90% $6,200,000 25,000 31,000
Health and Personal Care $575,561 75% $430,000 1,700 2,200
Clothing and Accessories $200,575 50% $100,000 400 500
Sporting Goods, Hobby, Books $541,576 50% $270,000 1,000 1,300
General Merchandise $7,461,957 25% $1,800,000 7,500 9,300
Misc. Retailers $201,196 50% $100,000 400 500
Food Services & Drinking Places $6,946,523 90% $6,250,000 25,000 31,000
Full Service Restaurants $3,875,964 90% $3,500,000 14,000 17,500
Limited Service Eating Places $2,064,744 90% $1,850,000 7,500 9,300
Drinking Places $539,461 90% $480,000 1,900 2,500
TOTAL RETAIL GOODS DEVELOPMENT POTENTIAL 40,000 49,000
TOTAL FOOD & DRINK DEVELOPMENT POTENTIAL 25,000 31,000

FIGURE 2.15 GAFO RETAIL GAP ANALYSIS - LOWER SUB-AREA

ESRI Business Analyst and DCI Analysis

Upper Sub-area

Estimated

New Square Foot

New Square Foot

EMPLOYMENT SECTOR Gap Capture Rate Captured $$ Demand (Low) Demand (High)
Furniture & Home Furnishings $2,983,768 20% $600,000 2,400 3,000
Electronics and Appliances $1,645,751 75% $1,250,000 5,000 6,000
Building Materials $2,612,796 25% $650,000 2,600 3,300
Grocery Stores $1,385,523 90% $1,250,000 5,000 6,200
Health and Personal Care $(6,972,349) NA NA NA NA
Clothing and Accessories $3,015,351 50% $1,500,000 6,000 7,500
Sporting Goods, Hobby, Books $(1,008,405) NA NA NA NA
General Merchandise $13,112,876 25% $3,250,000 13,000 16,000
Misc. Retailers $588,880 50% $300,000 1,200 1,500
Food Services & Drinking Places $(1,039,683) NA NA NA NA
Full Service Restaurants $(1,174,397) NA NA NA NA
Limited Service Eating Places $(782,799) NA NA NA NA
Drinking Places $635,526 90% $570,000 2,300 2,800
TOTAL RETAIL GOODS DEVELOPMENT POTENTIAL 35,000 44,000
TOTAL FOOD & DRINK DEVELOPMENT POTENTIAL 2,300 2,800

Higher Education Area
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Lower Sub-area

Retail in the lower sub-area blends many more markets than
in the upper sub-area, including residents (local and in other
areas of the city), students, employees, and visitors. This creates
additional consumer spending not tracked in retail leakage
data that leads to the oversupply of various categories like
pharmacies and restaurants (refer to Figure 2.15).

Important gaps in this sub-area include general merchandise,
clothing and building materials. It is estimated that there is a
$17 million retail gap that translates into potential for 35,000 -
44,000 additional square feet representative of both convenience
goods and leisure goods.

Currently, data for the lower Sub-area indicates an oversupply
of food and dining establishments, and thus potential in this
category is not represented due to a lack of available leakage.
Consumer spending from jobs in the area, particularly from
the medical centers, drives a large portion of dining in the area.
It is probably accurate to state that there is more potential for
dining establishments than is represented in this data, though
a more precise estimate is not available and is subject to type,
quality and proximity to primary consumer markets.

Development Considerations

The Upper Sub-area has a relatively low density of 3,200 per
square mile. This means that most new retail product will need
to accommodate the automobile in order to provide access to
the most likely transportation mode to be used. Despite the
concentration of students, ideal locations for retail are too far
flung to rely on a majority of pedestrian based customers.

As such, new retail development is most likely to adhere to
automobile oriented corridors and intersections. Woodland
Avenue, Arrowhead Road and Kenwood Avenue are the
primary corridors with commercial potential in this sub-area.

In the Lower Sub-area, London Road/Superior Street offers a
traditional commercial strip environment for new retail, but
retail offerings on the hillside can rely upon a stronger walking/
pedestrian oriented market than on top of the hill. East Hillside
is the most densely populated neighborhood in the City, with

2. MARKET OPPORTUNITIES

a density of 8,000 people per square mile (a little higher than
the population density of Minneapolis.) This is a very high
residential density more commonly found in much larger
cities and one that is ideal for supporting “urban” style retail
storefronts that rely as much on local and pedestrian traffic as
automobile traffic. Retail and dining establishments within
and off of the 4th Street corridor therefore can rely upon a large
pedestrian oriented market from both residents and employees,
thus reducing the need to accommodate the automobile.

Target Retailers

Within the Upper Sub-Area, there an opportunity to seek
out retailers that can draw business from students, as well as
residents. Given that most new retail will likely be introduced
into existing (Kenwood, Mount Royal) shopping centers
or new development, there is both an opportunity and an
economic need to attract the relatively stable tenancy that can
come from regional or national chain. Targets would likely
come primarily in the form of dining establishments, followed
by small-scale grocery and convenience goods retailers. An
essential component to understanding the potential for new
retailers, however, is to understand why, despite an economic
analysis that shows potential for growth, retailers that represent
the above description do not already exist within the HEA.
Constraints on available space is certainly one factor, but is it
the only one? Given that each national retailer typically has its
own criteria for operating a store, restaurant or franchise, are
there other reasons such as population density, traffic count and
a perceived lack of customer base that are unrealized hurdles?

Opportunities for the Lower Sub-area are split between chain
retailers and independent retailers. National and regional
retailers, like the existing Quiznos, will likely position
themselves close to the medical centers and other sources of
activity, though locations must be mindful of traffic count
and the perception of an expanding market (i.e. additional
population or employment located nearby). Independents like
Burrito Union and others are much more likely to occupy an
existing commercial space rather than build a new building, so
the ability to attract small businesses relies upon the available
first floor storefronts or storefronts within a retail center.
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As discussed above, the most likely national tenants will be
drawn oft of student and employee markets, meaning heavy in
the dining and convenience goods areas. The following lists
potential targets for national retailers who may be interested
in locating in the HEA, primarily near the university or near
the medical centers. It should be noted that each retailer
listed below has individual criteria for site locations, and that
there area a number of variables not easily controlled that will
influence decisions at each corporation.

LIMITED SERVICE EATING PLACES

Limited service eating places, which show potential for
7,500 - 9,300 sf, are typically fast food or lunch oriented
establishments, many of which characterize “college” towns
across the country. The following establishments exist and
are growing within college oriented environments across
the country:

Suggested National Retailers: Pita Pit, Einstein Bros.
Bagels, Qdoba, Potbelly Sandwich Works, Bruegger’s Bagels,
Noodles & Company, Au Bon Pain, Jamba Juice, Panera
Bread, Moe’s Southwest Grill, Jersey Mike’s, Panda Express,
Baja Fresh, Blimpie, Godfather’s Pizza, La Bamba, Jason’s
Deli.

Chains already in Duluth (less likelihood for expansion):
Jimmy John’s, Buffalo Wild Wings, Five Guys, Caribou Coffee,
Cold Stone Creamery, Subway, Taco Johns.

FULL SERVICE EATING PLACES

Full service restaurants are more commonly referred to as
“sit-down” restaurants, characterized by service staft and a
focus on dinner. In Duluth, many of these restaurants will
be much more attracted to areas like the mall, downtown,
and canal park due to the regional draw and multiple
markets each can offer. The following retailers may be
willing to locate in the HEA, though it is more likely that
a local, independent full service eatery will locate itself
within the study area.

Suggested Potential National Retailers: Stir Crazy, TGI
Friday’s, Red Robin, Quaker Steak and Lube, Ground Round,
Houlihan's, Applebee’s, Chilis.

Higher Education Area
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2.4.4 CONCLUSIONS

There appears to be sufficient potential for as much as
50,000 - 65,000 square feet of new retail and dining within
the HEA. This could, and will likely, manifest itself in a
number of ways, including new development, renovation
and occupation of existing retail spaces, and improvements
made to existing retail sites. In the Upper Sub-area, there
is reason to believe that there is an opportunity to fill
a significant void in dining/restaurant establishments,
which carries the potential to enhance the retail offerings
to students of UMD and CSS. Within the Lower Sub-
area, there is sufficient potential to support an increase
of businesses along 4th Street and London Road. Since
employee demand was not included in these projections,
the additional consumer spending provided by employees
in the HEA, particularly office workers, medical staff/
hospital staffand university faculty and staff should support
this growth potential.




2.5 HOSPITALITY

In addition to general demand for hotels from business travelers
and visitors, the Duluth region is a major tourism destination
in the midwest due to its proximity to Lake Superior and other
recreational destinations along the North Shore. VisitDuluth
reports that 3.5 million tourists visit Duluth on an annual basis.
The HEA has several potential drivers for hospitality product.
In addition to the lakefront, there are also the medical centers,
as well as the two universities.

2.5.1 EXISTING SUPPLY

According to Smith Travel Research, the city of Duluth’s hotel
market consisted of 2,933 hotel rooms in 2008. These are
generally located along two corridors - Lake Superior, or along
the Miller Trunk Highway near the Miller Hill Mall. However,
the VisitDuluth website states that the City’s hotel inventory is
as high as 4,600 rooms, indicating that STR’ research did not
necessarily cover the entire Duluth market (STR relies upon
voluntary reporting of data from local hotels). It may also
include a number of rooms found in bed and breakfasts, since
STR data does not collect data from B&Bs.

There is only one hotel/motel product in the Study Area - the
Beacon Pointe Resort, with 53 rooms. However, there are also
a number of Bed and Breakfasts, including the Charles Weiss
Inn, Mathew Burrows Inn, and Summit Manor, all located in
the East Hillside neighborhood. The closest major hotel to the
study area is the Edgewater Resort, located between 21st and
26th Avenues along London Road. It has 295 rooms, meeting
and conference room facilities equal to 7,280 feet for 48-250
people, and an indoor waterpark.

Between 2001 and 2008, 426 hotel rooms were added to the
city’s inventory, while 194 were removed, leaving a net growth
of 232 rooms.

2. MARKET OPPORTUNITIES

FIGURE 2.16 DULUTH HOTEL INVENTORY
City of Duluth Total
I 2023

$ Beacon Pointe Resort*
53

source: MXD Central Entrance Study and DCI Analysis.
* indicates Hotels located in the HEA Study Area

FIGURE 2.17 DULUTH HOTEL PERFORMANCE

AVERAGE DAILY RATE (ADR) ESTIMATED OCCUPANCY

2001
I 575.90

2002

I 7524

2003

I $79.45

2004

I $51.94

2005

I $52.70

2006

I 59195

2007
I ¢ 03.70

& O B O HhHh

source: MXD Central Entrance Study Central Entrance Study.

& .
The Edgewater Resort is the closest major hotel located to the Higher Education Area,
with 295 rooms with an indoor water park and meeting facilities.
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2.5.2 CONCLUSIONS

Overall, the extent of demand for hotel rooms from the
university or hospitals is unknown, but available data
from the remainder of the market suggests that the overall
Duluth market is not witnessing a growth in hotel demand
that would necessitate the addition of product. This is
especially true of product that may be located away from
core tourism destinations and transportation routes, such
as the lakefront.

Universities of a certain size can be drivers of hotel product,
but this is usually done with much larger universities or the
addition of a major meeting/reception center. Past market
studies, such as the Miller Hill Market Study, have noted
the difficulty of building sizeable meeting/reception space
outside of the Downtown area. The other market that
would support a near-university hotel is the visiting family
and relatives (VFR) market. Peak times for this market
would be during fall, winter and spring, coinciding with
likely drops in occupancy for many hotels throughout the
region, meaning that the general availability of a hotel in
the Downtown or Canal Park area during the school year
is likely to be enough to prevent sufficient demand from
manifesting itself for a university based hotel product.

Supply vs. Demand

Both hotel supply and demand were reasonably consistent
between 2001 and 2007. Supply (the number of rooms
available) varied by a deviation of only 3% over that period
with an annual average of 673,000, while Demand (number of
rooms sold) varied by 4% with an annual average of 425,000.
There were no clear trend lines to suggest growth or decline.

Hotel Performance

Annual occupancy has remained constant in Duluth at 61-
64%, which is in-line with the US average occupancy rate of
64%, but slightly lower than the average “Urban” or “Resort”
hotel market of 68.6% and 66.1% respectively.

Revenue per Room, however has seen a steady increase from
$75.90in 2001 to $98.70 in 2007. This is still lower than national
standards but illustrates a noticeable uptick in the profitability
of hotel products in the city.

Higher Education Area
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2.6 HOUSING

This section is split in four primary sections: (1) Housing
Supply and Characteristics; (2) Housing Demand; (3) Student
Housing; and (4) Conclusions.

2.6.1 HOUSING SUPPLY & CHARACTERISTICS

The Study Areas neighborhoods have a diversity of
characteristics, housing type and residents. Covering parts
of the East Hillside, Endion, Chester Park/UMD, Kenwood,
Hunters Park and Morley Heights/Parkview neighborhoods,
the HEA is estimated to hold a quarter of all housing units
within the City of Duluth, not inclusive of university owned
housing.

The Lower Sub-area, which consists of the East Hillside and
Endion neighborhoods, has a notably different make-up
of housing units as compared to the Upper Sub-area. The
differences between the upper and lower neighborhoods reflect
the periods in which they were built. The largest contrasts are in
the number of attached units, and the age of units. As one can
see in Figure 2.18, the East Hillside and Endion neighborhoods
not only have a majority of attached units, but the housing
stock is very old - with a median year structure built of 1928.
The Upper neighborhoods, in contrast, are relatively newer,
and have a majority of single family homes (62%) which is on
par with the City of Duluth on the whole.

Owner-Occupied vs. Rental Housing

As is typical of a residential area with a high percentage of
attached housing, there are many more renter-occupied units
(58%) in the Lower Sub-area than in the Upper Sub-area (35%).
The renter occupied units within the Upper Sub-area is similar
or lower than the percentage for the City of Duluth, despite the
number of student rental units.

Vacancy

The City of Duluth historically has a relatively low vacancy rate
- only 4% in 2000, as compared to the State’s housing vacancy
rate of 8.3%. However, this was actually a higher vacancy rate
than many of the other university or similar sized communities
around the state, including St. Cloud (2.6%), Rochester (3.5%),
Mankato (3.1%), and Winona (3.4%). In 2009-10, Duluth is
estimated to have between a 6.4 - 7.1% vacancy rate, depending
on the source (ESRI or ACS). During the past decade, virtually
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all communities across the country experienced an increase
in housing vacancy due to the housing boom of the early to
mid 2000s. Many more housing units were constructed then
demand dictated, and Duluth was no exception, as the most
recent estimates for housing vacancy indicate.

FIGURE 2.18 HOUSING CHARACTERISTICS

2000 UNITS IN STRUCTURE MEDIAN AGE

1 Detached Townhouse 2/Duplex 3to4 5to9 10to19 20+

Upper Sub-area

61.7% 8.6% 1.6% 1.8% 1.6% 1.6% 22.7%

Lower Sub-area

39.1% 24% 144% 134% 124% 7.1% 10.8%
. HEA Study Area

53.0% 3.7% 87% 79% 75% 43% 14.6%
. City of Duluth, MN

623% 23% 83% 53% 40% 29% 12.3%

source: 2000 US Census.

However, according to the American Community Survey,
Duluth’s housing vacancy rate between 2000 and 2009 grew the
slowest of all comparison communities discussed below. The
City’s 2.4% growth rate is similar to that of Winona (+2.9%), but
noticeably less than St. Cloud (+4.2%) and Mankato (+4.3%).
Judging by increases in both the Minneapolis MSA and the State
of Minnesota, Duluth has done no better or worse in terms of
rising housing vacancy with the State, though it remains on the
lower end of the curve relative to national trends.

Available vacancy indicators within the HEA show some
interesting trends. The Upper HEA has a lower vacancy rate
than that of the City, a low 2.6% that rose to only ~5% in 2010.
However, the Lower HEA had a much higher vacancy rate than
the City in 2000 (5.5%) which has since risen to worrisome
9.8%, according to ESRI data.

Age / Quality of Housing Stock

The lower sub area has a very old housing stock compared to
other neighborhoods in the city. Its median year structure built
is 1928, compared to 1942 for the City of Duluth and 1961 for
the upper sub area. Generally, if this number is pre-war (i.e.
pre 1939-1945) it indicates a high concentration of historic
housing from either the Victorian or Progressive eras (or
before, depending on the community). While housing from
this period that was built for middle or upper class residents is
highly valued, homes built for the lower middle and working
class families can trend towards disrepair if demographics are
not favorable. East Hillside's concentration of historic housing
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MAP 2.4

Map 2.4 shows the locations of parcels
identified as Multi-Family (3 or more
units.) There is a high concentration

of small parcel, multi-family properties
located on the lower hillside. The larger
parcel, apartment style multi-family
properties are located uphill, closer to the
student populations.

Multi-Family

source: City of Duluth
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combined with limited income levels (and concentration of
renter occupied units) can carry the potential of widespread
disrepair if unchecked. Once disrepair begins to spread, it can
create a downward spiral that is very difficult to turn around.

Rental Housing

The 2010 Housing Indicator Report prepared by the City of
Duluth provides data on rents throughout the City. These
are illustrated in Figure 2.20. The indicator report tracks
rents by neighborhood districts, illustrated below the table.
Neighborhood District 6 covers most of the East Hillside
neighborhood in the Lower HEA, while District 10 covers much
of the Upper HEA. District 7 covers the Endion neighborhood,
as well as the Congdon Park neighborhood to the east of the
HEA.

This data shows that the rental properties within the HEA - on
average - charge rents approximately the same or slightly higher
than the City average of $714. District 10, which surrounds the
two colleges and universities, offers the highest average rents
of all Neighborhood Districts within the City, something that
may be influenced by the demand for off-campus housing by
students, a topic addressed in more detail in section 1.4.2.

FIGURE 2.20 RENTS BY BEDROOM

Market Rental Rates - 2010

Studio 1Bedroom 2Bedroom 3 Bedroom 4Bedroom

City of Duluth

$477 $660 $757 $849 $1,097
Neighborhood District 6 (East Hillside)

$490 $586 $709 $941 $1,233
Neighborhood District 10 (Kenwood, Chester Park)

$563 $769 $965 $1,200 $1,260
Neighborhood District 9 (Endion / Congdon Park)

$437 $605 $781 $900 $1,311

City of Duluth 2010 Housing Indicator Report

FIGURE 2.21 DISTRIBUTION OF RENTAL UNITS

# of Units by Bedroom

Studio 1Bedroom 2Bedroom 3 Bedroom 4 Bedroom 5 Bedroom
76 840 1,136 173 28 60
33% 363% 49.1% 7.5% 1.2% 2.6%

Danter Company - A Student Housing Analysis in the City of Duluth,
Minnesota (Armory Arts & Music Center)

2. MARKET OPPORTUNITIES

FIGURE 2.19 RENTAL HOUSING CHARACTERISTICS

2010 AVERAGE RESIDENTIAL RENT 2010 VACANCY RATE

. Neighborhood District 1

$597
‘ Neighborhood District 2
$580 T
Neighborhood District 3
$589
. Neighborhood District 4*
$797
. Neighborhood District 5*
$678
. Neighborhood District 6*
$714
. Neighborhood District 7*
$685
. Neighborhood District 8%
$813
. Neighborhood District 9
$709

. Neighborhood District 10* T

$829
. City of Duluth
source: City of Duluth 2010 Housing Indicator Report.

*Neighborhood District partially or wholly contained within the HEA Study Area.

$714

N\

1 { NEIGHBORHOOD
17 DISTRICTS

MAP 2.5

Map 2.5 shows the boundaries
of the Neighborhood Districts as
defined by the “City of Duluth 2010
Housing Indicator Report”
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MAP 2.6

Map 2.6 identifies the location of multi-
family rental units within the HEA Study
Area. A majority of the complexes are
located in the Lower Subarea.

[ HEA Study Area |

Multi-Family Rental

Higher Education Area
SMALL AREA MARKET STUID Y /X

Danter Company - A Student Housing Analysis in the City of Duluth,
Minnesota (Armory Arts & Music Center)
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FIGURE 2.22 DISTRIBUTION OF RENTAL UNITS

# of Units by Bedroom (Reference Map 2.24)

Name Year Built Units Average Rent* Rent Per Square Foot*
low high low high
01  Chesterwood 1978 34 $981 $981 $1.23 $1.23
02 Edgewood 1982 24 $886 $986 $0.92 $0.92
03 VillaHills 1980 24 $801 $841 $0.98 $1.03
04 Chester Grove 1973 52 $846 $846 $1.06 $1.06
05 Campus Park 1997 84 $1,600* $1,600* $1.40% $1.50*
06 Boulder Ridge 2006 184 $920 $920 $1.04 $1.16
07 Summit Ridge 2009 142 $920 $1,194 $1.01 $1.02
08 Highland Village 1975 180 $834 $869 $0.80 $0.91
09 Garden 1960 42 $891 $891 $1.27 $1.27
10 Hillcrest/Lakeview 1924 80 $674 $674 $0.63 $0.63
11 Woodlawn 1964 15 $566** $566** $1.03** $1.03**
12 Parkwood 1974 21 $551%* §551%* $1.00%* $1.00%*
13 Portland Manor 1978 60 $561** $691** $0.80** $0.99%*
14 Northland 1978 18 $626** $626** $1.14%* $1.14%*
15 Edman 1954 16 $626** $626** $1.25%% $1.25%*
16  Devonshire 1922 103 $699 $1,074 $0.63 $0.93
17 Third Street 1984 18 $841 $841 $0.99 $0.99
18  ChesterTerrace 1959 46 $749 $749 $0.94 $0.94
19  Torrance Hall 1909 25 $789 $874 $0.83 $0.83
20  Mount Royal Manor 1950 55 $819 $1,009 $1.11 $1.26
21  Richards 1972 62 $704 $704 $0.88 $0.88
22 Hillside Views 1968 170 $674 $734 $0.82 $1.37
23 1701-1717 East 4th Street 1974 24 $784 $784 $0.92 $0.92

source: City of Duluth 2010 Housing Indicator Report.

* prices are for 2-bedroom units

** complexes without 2-bedroom units, 1-bedroom prices substituted
+smallest unit size is 4 bedrrom

Various types of rental housing located in the Higher Education Area - smaller apartment style units located in the Lower Hillside and large-scale apartment developments.

page
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By far, the lowest rent areas in the City are in the “western”
districts inclusive of the Morgan Park, Bayview Heights, Lincoln
Park, and New Duluth neighborhoods, among others, that are
located on the opposite end of the City from the HEA.

For Sale Housing Value/Cost

The 2010 Housing Indicator Report provides home sale data
from the Duluth Area Association of REALTORS and the
Duluth Assessor. This data is illustrated in Figure 2.23.

Duluth’s single family home sales have followed similar trend
lines that many other communities have during the turbulent
housing market of the past decade. According to Duluth
Assessor Data, the City saw a drastic rise in average home
sales between 2001 to 2005 - from $109,000 to $160,000. As
0f 2010, the average sale price remained at $160,000, but this is
not reflective of Duluths “peak” year of home sale prices, which
most likely occurred in 2007 or 2008 (data for either year is
not provided by the Indicator Report). The average sales price
in 2009 was $175,000. Following national trends, the average
price was likely upwards of $175-180k in 2007/2008, meaning
that the 2010 sales price represents a drop in sale price, not a

consistent price since 2005.

Because average sales price tends to skew trends in home prices,
sales by neighborhood are tracked by median sales price shown
in Figure 2.23 on the right. The data within the Indicator Report
represents median sales prices from 2009 and 2010, which do
not reflect trends in the market throughout the past decade, nor
do they allow a comparison of housing value before and after
the 2007-2009 recession. However, it does allow a comparison
between City neighborhoods.

The neighborhoods within the Upper HEA, which is
characterized largely by single family homes and a relatively
high percentage of owner occupied homes, trend towards some
of the highest home values in the City. Hunter Park and Duluth
Heights carry prices 15-30% higher than the City average, while
sales in Kenwood are roughly equal to that of the City median.

In contrast, the “East End” geography, which represents both
the East Hillside and Endion neighborhoods, has one of, if not
the lowest value of for-sale housing according to recent sales, at
35-42% below City median price.

Higher Education Area

FIGURE 2.23 FOR SALE HOUSING CHARACTERISTICS

2009 /2010 MEDIAN SALES PRICE*

Fond du Lac/ Gary / N:evv Duluth
| !

|
Riverside / Smithville /:Morgan Park
I |

. Denfeld, Spirit Valley / :Norton Park
I |

. Piedmont :
|

. Downtown |
|
|

. Duluth Heights '

East End **
]

Observation Hill

. Kenwood
. Park Point***

Airpark***
I

|

|

|

Chester Park :

i |

. Congdon :
T

. Hunter Park |

. Lakeside / Lester Park :
. Woodland / Pleasantvi:evv

Lincoln Park

‘ Proc/Midway/Bay

source: City of Duluth 2010 Housing Indicator Report.

* Price meant to demonstrate comparisons between neighborhoods as opposed to
specific market price, due to data availability for only 2 years. Data includes range of
median home sales in 2009 and 2010, not necessarily in chronological order
**Includes both East Hillside and Endion neighborhoods

*** Sample size is statistically invalid for year 2010

—————— Median Sales Price for City of Duluth (2010)

B Neighborhood District partially or wholly contained within the HEA Study Area.
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MAP 2.7

&/ NG, Map 2.7 indicates the parcels that have
been deemed as owner-occupied based
on current tax documentations regarding
homestead tax credits.

Homestead Properties

Relative Homstead Properties

source: City of Duluth
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2.6.2 HOUSING DEMAND
City / Regional Demand

From a broad standpoint, housing demand is measured by
the change in households in a particular geography over a
period of time. Using this metric, there appears to be limited
demand for new housing within the City of Duluth. The City
has experienced stagnant population over the past two decades,
adding only 150 net residents between 1990 and 2010 (growth
in the 1990s was counter balanced by a loss of 635 residents in
the 2000s). St. Louis County has netted only 2,000 residents in
the past two decades.

This in turn has resulted in tepid household growth. The City
added approximately 430 - 820 households between 2000 and
2009 (range results from margin of error applied to American
Community Survey data), which yielded an annual housing
demand of 40-90 units. St. Louis County and the Duluth MSA
grew slightly faster than the City, but as discussed in Section 2.1,
population trends show movement of households away from
the City into more distant parts of the county or metropolitan
area.

Demand vs. Supply

Simultaneously, over the past decade Duluth has added about
double the housing units than intrinsic demand has warranted.
The same can be stated about St. Louis County, and the Duluth
MSA. Between 2000 and 2010, approximately 800 - 1,300
housing units were added in the City of Duluth, resulting in an
oversupply of approximately 864 units.

This has also resulted in an increase in the City’s very low
vacancy rate, from 4.2% in 2000 to 6.5 — 7.5% in 2009/2010.
While this is still below the state’s overall vacancy rate of
~10%, and far below the MSA’s overall vacancy of 17.5%, it is
nevertheless a trend to be aware of, especially in terms of how it
may impact future housing related development, as discussed
in the following sections.

It should be noted that the imbalance in housing supply vs.
demand is far from an unusual trend within the past decade.
There are very few communities that did not experience a
significant increase in housing units in the 2000s - an increase
that usually belied actual demand. Relatively, Duluth has
a very low vacancy rate, largely driven by the constraints on

Higher Education Area

SMALL AREA MARKET ST U D' /5

FIGURE 2.24 HOUSEHOLD GROWTH

2010 HOUSEHOLDS CHANGE 2000-2009

City of Duluth, MN

I :5 030
St. Louis County, MN

84,783
Duluth MN - WI MSA

116,876

source: US Census.

FIGURE 2.25 HOUSING UNIT GROWTH

2010 HOUSING UNITS CHANGE 2000-2010

. City of Duluth, MN

I 38348

St. Louis County, MN
99,932

Duluth MN - WI MSA

136,930

source: US Census.

FIGURE 2.26 HOUSING SUPPLY AND DEMAND

SUPPLY AND DEMAND* MARKET SATURATION

City of Duluth, MN
430 (demand)
1,294 (supply)

St. Louis County, MN
2,164 (demand)
4,132 (supply)

Duluth MN - WI MSA
-4,385 (demand)

7,053 (supply)

source: DCl Analysis



2. MARKET OPPORTUNITIES

FIGURE 2.27 IMPACT OF AGE COHORT SHIFTS ON HOUSING DEMAND

City of Duluth and Higher Education Area

Change Numeric
POPULATION BY AGE 90-09 Change 90-09 Impact on Housing Market Demand

Age 0-4 -0.9% -776

Age 5-9 -1.7% -1,444 Decrease in demand for single family homes
Age 10-14 -1.0% -893
Age 1519 31% 2,694 } Increase in demand for student oriented rental units
Age 20-24 +6.8% +5,857
Age 25-34 -5.7% -4,933 Decrease in demand for “starter” homes, small, affordable for-sale housing
Age 35-44 -3.7% -3145 Decrease in demand for single family homes
Age 45-54 +4.3% +3,753 Increase in demand for larger scale, suburban / fringe housing
Age 55-64 +2.2% +1,912 Increase in demand for “empty-nester” units
Age 65-74 -2.8% +1,499 Increase in demand for “empty-nester” units and senior living accommodations
Age 75-84 -1.2% -347 No significant change

Age 85+ +0.4% +2,424 Increase in demand for assisted living and senior living accommodations

development within City limits. This, among other trends, has
driven housing growth outside of the City, but the high vacancy
rates of St. Louis County and the balance of the metropolitan
area show that growth has not caught up with development.

Demand from Age Cohort Shifts

Despite limited population growth and related housing
demand, there are some potential impacts related to housing
demand within the City based on population shifts over the past
two decades. As discussed in Section 2.1, despite limited total
population growth, there appear to have been several significant
shifts within age cohorts in Duluth. The most important shifts
are the significant increase in college aged students, countered
by a decline in residents aged 25-44. The decline in the 25-34
and 35-44 age cohorts likely has much to do with the decline in
children aged 0-14, who represent the children of residents in
those age categories.

National consumption of housing is strongly related to shifting
demands based on age and single vs. family households.
Housing preferences can shift consistently and dramatically
as the various needs of life arise. As such, the shifts in age
cohorts could suggest potential shifts in housing preferences
within Duluth. College students, for instance, prefer rental

source: US Census, American Community Survey and DCI Analysis

apartments, and the increase in demand for this product
has been evident over the past 10 years as CSS and UMD
enrollments have grown. The decline in age cohorts who prefer
single family homes has provided a ready supply of housing for
these students, particularly in near-campus neighborhoods.
Generally, the decline of the 25-35 cohort can indicate a
decreasing demand for smaller sized single family homes that
would suit singles, young married couples and young families,
but this is somewhat market-dependant.

Other potential shifts in housing preference come from a rise in
55-64 and 65-74 age cohorts, households near or at retirement
age who may transition into “empty-nester” style housing. Also
there is a notable rise in the 85+ cohort, which may generate
demand for assisted living facilities and other senior housing

types.
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2.6.3 STUDENT HOUSING

Students make up approximately 30% of the total HEA Study
Area population, with more than 90% of all off-campus students
estimated living within the Study Area’s boundaries.

Enrollment at the College of St. Scholastica in 2010 was 2,160.
UMD reported a 2010 enrollment of 11,190. Combined there
are approximately 11,729 students living in the Study Area (the
total population in 2010 was 24,561.)

Combined enrollment at both universities is steadily rising, at
about 5% over the past 5 years. Tracking enrollment growth
over the last 10 years, Figure 2.28 shows that together, UMD
and CSS have added over 4,000 students over just the past
decade - a growth rate of 30%. Neither school has any long
range plans to increase their proportion of on-campus housing
for any significant scale. Therefore, students will continually
be in need of off-campus housing options. Between the two
universities, there are just over 4,000 on-campus beds. This
leaves well over 9,000 students who must find off-campus
housing on a yearly basis.

Supply of Off Campus Housing for Students

There are only two student oriented apartment buildings off
either the CSS or UMD campuses - Boulder/Summit Ridge
and Campus Park. Both are owned by the same development
and management group, and total 318 units, or 680 beds.
The remainder of the 8,000+ students who utilize oft campus
housing live in the various apartment buildings identified in
Map 2.8, or in rental houses throughout the City. Most of these
homes, however, are located within the HEA.

Data regarding the location of student housing indicates that
students prefer to live within proximity to the Universities. 92%
of all students who live oft-campus are estimated to live within
the HEA. 55-60% are estimated to live within the Chester Park
and Kenwood neighborhood boundaries, which surround
each campus. This data was further backed up during the
discussions with a student focus group. A mix of students from
both colleges and spanning 2nd year to 4th year students openly
discussed their perceptions of student life in Duluth. As part of
these discussions, the students reported that living in proximity
to their school was the number one priority regarding where to
live; many other priorities were given, but this was universally
the number one factor.

Higher Education Area
SMALL AREA MARKET STUDY

FIGURE 2.28 HOUSING SUPPLY AND DEMAND

ENROLLMENT NEW STUDENTS 2000-2010

University of Minnesota Duluth
8,236 (2000 enrollment)
11,190 (2010 enrollment)

College of St. Scholastica
1,207 (2000 enrollment)
2,382 (2010 enrollment)

source: College of St. Scholastica, University of Minnesota Duluth, and DCI Analysis.

FIGURE 2.29 HOUSING SUPPLY AND DEMAND

ON-CAMPUS HOUSING STUDENTS OFF-CAMPUS

University of Minnesota Duluth
11,190 (20710 enrollment)
3,171 (on-campus beds)

College of St. Scholastica
2,382 (2010 enrollment)
1,025 (on-campus beds)

source: College of St. Scholastica, University of Minnesota Duluth, and DCI Analysis.

Boulder / Summit Ridge Apartments

Campus Park Apartments




FIGURE 2.30 STUDENT HOUSING DEVELOPMENT

# OF BEDS # OF UNITS

Campus Park
430 beds

Boulder Ridge

. Summit Ridge

430 beds

250 beds

source: Summit Properties.

Outside of location, the student focus group indicated that
quality of housing plays an important role in deciding on where
to live. Students in the focus group suggested that a majority
of the quality housing was located closer to the two campuses.
As one moves further down the hill, quality decreases. The
quality is also reflective of the price; housing near campus has a
higher monthly rent compared to lower quality housing found
in neighborhoods like the East Hillside.

Being in proximity to a bus route or bus stop is important to
students who choose to live further from campus. However,
the students who participated in the focus group assessed
the current transit system network and schedule as poor,
indicating that the current transit hub in Downtown Duluth
did not provide easy, quick access between campus and areas
dominated by student housing. If in the future additional
retail and amenities were developed in student housing
areas, dependence on the bus would decrease. Most students
indicated a desire to be able to walk to retail or possibly live in
a mixed-use type environment, where services and retail are
located within the student housing development.

Housing in the neighborhoods surrounding campus is
dominated by single-family residential styles. Here students
are able to enjoy the freedom and flexibility of living
independently. The advantages of this type of housing include
quality construction and maintenance, independence, outdoor
space, and proximity to campus. Some of the drawbacks
include ongoing conflicts with neighbors and problems with
landlords.

Additional single-family housing is located down the hill
in both the East Hillside and Endion neighborhoods. These
neighborhoods contain higher ratios of rental housing over
owner-occupied housing, and fewer conflicts between existing
neighbors and student renters were reported during the focus
groups. Housing in these areas is generally lesser in quality

2. MARKET OPPORTUNITIES

with more maintenance and upkeep issues due in part to the
higher transient population. Students who live in this area do
so in part because of the lower monthly rents. Many students
reported issues with their landlords and live in less than
desirable housing conditions.

Many students elect to live further from campus due to the
quality of new construction in student-oriented developments
such as Boulder / Summit Ridge. Here students are provided
with quality housing that is well maintained. Additionally,
students are provided transportation in the form of a student
shuttle to and from campus. The downside, as stated by the
student focus group, is less independence and issues pertaining
to bus schedules. Student-oriented multi-family developments
are generally more regulated, similar to living in on-campus
housing.

Demand for Near Campus Student Housing

Based on discussions with the student focus group and using
data regarding student housing concentrations, quality housing
within walking distance of one of the universities is the most
attractive housing type for Duluth students. The following
demand for new student housing construction is based on
a supply of this type of housing. This analysis assumes high
quality of construction on par with Summit or Boulder Ridge,
and located within a 10-15 minute walk of either the CSS or
UMD campuses.

It would be expected that a smaller percentage of the pool of
students who secure housing in near-campus neighborhoods
would choose a new apartment building instead. Single family
housing near the university is generally of higher quality than
in other parts of the HEA, possesses the desired proximity to
campus, and offers a housing type that many people prefer over
an apartment.

In contrast, housing outside of the ‘core’ neighborhoods is
less appealing to students, and it is anticipated that a higher
percentage of students living in these neighborhoods would
potentially choose new housing options. Housing in East
Hillside, for example, is both quantitatively and qualitatively
described as low quality, and much less preferred than other
housing options because of its distance to campus. Students in
the focus group characterized the housing on the hillside as a
“last resort” for students who are unable to secure housing on-

campus, in a near campus home, or within Summit/Boulder
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Map 2.8 shows the percentage of
population enrolled in college for each
neighborhood subarea within the HEA
Study Area. Student populations were

determined using ESRI estimates for
customized geographic areas.

I Neighborhoods I

Higher Education Campus
% of Total Student Enroliment
[#] Estimated Student Population

source: ESRI 2010 Estimates and DCI Analysis

Higher Education Area
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Ridge or Campus Park. What the hillside does offer, however, is
more affordable housing. Rents on the hillside are estimated to
run no more than half what newer buildings like Summit Ridge
or other new construction would need to charge. Therefore,
hillside housing will likely always have a place within the broad
spectrum of student housing.

Figure 2.29 estimates the potential “pool” of students who would
be most interested in living in new student oriented apartments
near campus. The conclusions of this analysis indicates that
as many as 2,500 - 2,900 students would be highly interested
in choosing a new apartment located within walking distance
of campus rather than the housing within their neighborhood
areas. 'This represents approximately 25-30% of all students
living off campus. This number of students equates to roughly
870 - 970 units, using an average of 3 beds per unit. This may
differ based on the actual type of units built.

This suggests the potential demand for such units, but its
conclusions are not meant to represent a precise measure
of demand due to the difficulty of controlling all variables
relative to cost, final location, and individual decisions made
by students. Instead, it is designed to convey an order of
magnitude of students living off-campus that would be most
interested new construction based on stated and inferred

2. MARKET OPPORTUNITIES

preferences. It is also not meant to suggest that such a scale
of housing should be constructed adjacent to either campus.
While there are physical restrictions to developing so many
units, there is also the risk of oversupplying the market within
a short time frame. Again, factors such as cost need to be
taken into consideration to determine more precise levels of
demand. It is recommended that in order to quantify demand
for new student housing more accurately, primary research be
conducted to generate conclusions for housing preferences and
needs from the student population.

Other Demand for New Student Housing

While the “pool” of potential demand suggests opportunity for
new housing units near the UMD/CSS campuses, it also suggests
overall demand for new and improved housing, wherever
the location. Demand for units in Boulder/Summit Ridge,
location at quite a distance from campus, help demonstrate this
demand. Based on qualitative assessments, other locations not
within easy walking distance to campus are likely to be much
less desirable, despite more opportunities for new construction
and rehabilitation to create higher quality units for students.
However, new and improved units in the same areas as existing

FIGURE 2.31 ANTICIPATED DEMAND POOL FOR NEW STUDENT APARTMENTS

City of Duluth and Higher Education Area

Estimated Students*

Neighborhood In Neighborhood Potential Capture** Interest Pool*** Estimated New Units****

Chester Park 3,300 - 3,500 10% - 15% 350 - 495 130-150
Kenwood 2,000 - 2,200 15% - 20% 330-400 120-130
East Hillside 1,300 - 1,500 50% - 60% 750-780 245 - 275
Endion 1,000-1,100 50% - 60% 550-600 185-200
Hunters Park 50-75 25% -50% 18-25 7-8
Morley Heights / Parkview 25-40 45% - 55% 13-18 4-7
Duluth Heights 700 - 800 35% - 40% 280-300 90-100
Outside of HEA 700 - 800 35% - 40% 280-300 90-100

TOTAL 2,500-2,900 871-970

* Estimates derived from US Census and ESRI Business Analyst data, and DCl analysis
** Capture rate represents qualitative assessment of DCl based on interviews, focus group discussions, and general knowledge of the Higher Education Area

*** Represents pool of students likely to be interested in newly built student apartments near either campus, not a precise demand figure for those units.
Assumes no rise in enrollment over the next decade.

****Average of 3 beds per unit
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housing, like East Hillside, is likely to create a value proposition
that could threaten demand. For example, although it is clear
that students desire a certain quality of housing product, they
are also budget-conscious. Therefore, all things being equal,
students faced with a choice between a new, but relatively
expensive, unit and a room in a house at a half to a third of
the price and fewer restrictions may quite often choose the
latter. The major variable here is the proximity and efficiency
on the transit system. Both quantitative and qualitative data
demonstrate that students - especially those that attend CSS
- view the local transit system as a generally capable but
ultimately inefficient option to address their needs of access on
campus. Opportunities for student housing farther afield will
likely hinge on the improvement of transit service, especially
as parking on campus continues to become more scarce and
expensive. Indeed, a dedicated shuttle system is one of the
reasons why Boulder and Summit Ridge are viewed as favorable
student apartments.

Potential Impact on Neighborhoods

Because of the virtual equilibrium between supply and demand
within the City, any addition of new student housing units
from several hundred to several thousand is likely to have an
impact on existing neighborhoods. Most impacted is likely to
be the East Hillside and Endion neighborhoods, where housing
is generally less preferable to students. Potential interest /
demand from those neighborhoods equals 430 - 475 units,
approximately 6-8% of all housing units within the lower sub-
area. Opportunities to address these potential impacts and re-
allocate housing towards other types of households is discussed
more in Section 3.

Conclusions

With limited on-campus housing, there is clearly a high demand
for housing by students on a regular, consistent basis. However,
it is difficult to estimate the demand for additional housing
units beyond which already exist without examining in more
detail what preferences both UMD and CSS students have in
regard to their living choices. From a purely market based
standpoint, there appears to be a sufficient supply of overall
housing for college students within the Study Area. On the
surface, the sheer number of students living off campus — many
living in the single family neighborhoods located adjacent
to the universities — suggests an opportunity to develop new

Higher Education Area
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student housing in locations that cause less friction between
students and residents. However, such an initiative will have

three major hurdles to overcome:

1. New construction is more expensive than existing
housing - the additional cost that new, privately built
housing construction will add to a student’s costs may
reduce overall market depth for such a product;

2. Inaccessible locations - there are a limited amount
of available sites for new housing construction
near the schools, with the existing private student
developments located quite some distance from
campus. There are several residential neighborhoods
with high concentrations of students that are within
close walking distance of UMD.

3. Broad housing demand and neighborhood instability
— if large amounts of students did leave the single
family homes they are currently renting for new
multi-family developments, this may cause problems
in those neighborhoods since there will be limited
demand to rent or purchase those homes based on
existing housing demand.

New student housing comes with a higher level of quality than many existing options
for UMD and CSS students, but it also comes with higher living costs. Located in similar
areas with limited accessibility to campus, demand for new or rehabilitated units may
be significantly weakened by this value proposition, despite higher quality levels.




2.6.4 CONCLUSIONS - HOUSING MARKET

Limited growth within the City and region generates
limited demand for housing for the HEA to capitalize
upon. The one exception is demand for student housing,
which has increased significantly over the past decade due
to increasing enrollments at CSS and UMD. However,
students are not applying significant pressure on the HEA
housing market as they might in other markets, generating
overcrowding or rising rents. Instead, the supply of housing
has shifted along with student demand, accommodating
growth in this sub-market while seeing declines in demand
from other sub markets, particularly the 25-34 and 35-44
cohorts. The result has been a zero net growth situation
that manages to accommodate the unique growth markets
within the HEA.

The characteristics and issues of housing between the
Upper and Lower sub-areas are highly divergent. Due to
the large number (9,000+) of students living off-campus,
the Upper Sub-area faces mounting pressure from students
in neighborhoods due to the quality and proximity of off-
campus housing near the two campuses. Meanwhile, the
lower sub-area is generally less desirable for students, has
an extremely high percentage of rental units, and has
demographic and housing indicators that suggest existing
or imminent declines in property quality and value.

Based on the number of students living oft campus and
the wide distribution across the HEA, the clear short-
term development opportunities are related to students.
Based on both quantitative and qualitative assessments, it
is estimated that as many 2,500 - 2,900 students would be
highly interested in living in newly constructed housing
units within a short walk of either campus. Proximity
to campus is highly prized, but so is housing quality and
affordability. There exists an opportunity to provide
a supply of student housing that meets local demands
while simultaneously removing students from certain
neighborhoods, where intentionally or inadvertently they
cause conflict with other residents. However, due to the
constraints on demand from other markets, it must be
considered how an intentional shift in housing supply with
impact other rental units across the HEA, particularly in the
East Hillside and Endion neighborhoods. It is appropriate
to consider initiatives to address increases in housing
vacancy alongside with new student development.

2. MARKET OPPORTUNITIES
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3. DEVELOPMENT OPPORTUNﬂIES

3.1 FOCUS GROUPS

During the process of this market study, the City of Duluth and
Development Concepts, Inc. held a series of focus groups to
solicit input on development and improvement opportunities
within the Higher Education Area. Much of the discussion was
used to enhance findings in the market analysis, generate new
ideas regarding development, and validating previous findings
and assumptions held by the City-Consultant team.

3.1.1 STUDENT FOCUS GROUP

The discussion with the student focus group backed up the
housing data about where students prefer to live. The students,
both CSS and UMD, agreed that living within walking distance
of campus, regardless of the housing type, was the most desired
housing option. Lacking transit, parking, and quality issues with
housing on the Hillside were the main reasons that students
preferred housing in the core neighborhoods surrounding the
two campuses.

Students appreciated the free and discounted transit proved by
DTA, but had many issues regarding routes and scheduling. It
wasagreed thathaving to transfer Downtown wasnot convenient
and caused some students to forgo transit and utilize personal
transportation to and from campus. Suggestions regarding the
creation of a designated campus transit hub were provided by a
majority of the focus group.

Students conferred that living on the Hillside was less desirable,
but choose to live there due to cost or lack of available housing
in desired locations. Overall quality of the housing was their
main concern, additionally fear of repercussions resulting from
reporting negligent landlords forced many students to remain
in inadequate housing.

While the vast majority of students agreed that high quality,
well maintained housing would attract the most students; the
type of housing was irrelevant to them. Most expressed a desire
to live near services and amenities including student-oriented
retail; they were happy to learn of plans to develop a mixed-use
housing development near the UMD campus.

3.1.2 RESIDENT FOCUS GROUP

Overall, theresidents thatattended the focus group were satisfied
with their current housing. The main topic of discussion
centered on student housing within the core neighborhoods
surrounding the campuses.

The main complaint was deterioration due to lack of
maintenance, which many residents felt that both students
and landlords were at fault. They feared that as their own
neighborhoods transitioned from middle-class single-family
neighborhoods, to student-rental dominated areas, the value
of their homes would be negatively affected. Many expressed
hesitation to make repairs to their own homes because of the
sense of falling prices.
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SWOT ASSESSMENT

STRENGTHS

Proximity to large consumer base (students, Downtown
employees, and medical employees) provides built-in
demand for retail, housing, and services.

o The Study Area’s location provides scenic views of the
Downtown and the lake.

+  Historic building stock and character in East Hillside.

« Two prominent and growing institutions of higher
learning.

« Small/independent businesses.

« Parkand recreation opportunities (Chester Park, Chester
Bowl, Portland Square etc.)

+  Unique housing product with history, character and
proximity to amenities.

3. DEVELOPMENT OPPORTUNITIES

WEAKNESSES

Limited connectivity due to topographical interferences
and mobility issues.

No true commercial/retail districts exist in the Study
Area, limiting the opportunity to take advantage of
such uses as amenities for higher density and mixed use
housing development.

Locational disconnects exist between student housing
developments and the two campuses.

Not accommodating to students in the form of gathering
and activity centers.

On-going conflict between neighborhood residents and
students living in the surrounding neighborhoods.

Transit connectivity.

OPPORTUNITIES

o Enhancement of East Hillside as diverse, mixed use
neighborhood that appeals to various market segments.

+ Student housing that meet the needs of both students
and residents.

« Improved retail options for both students and residents.

+  Sites compatible for mixed use development that
provides needed housing, retail and services in a “Smart
Growth” approach.

o Improved transit service.
o Leverage medical uses to assist with revitalization.

o  Public-private partnerships that create “win-win”
development scenarios.

THREATS

Market absorption of new student units.

Impact of new housing product with zero overall metro
growth.

Development hardships related to geographic and
topographical constraints.

Transit connectivity.
Lack of consistent, long-term strategies for East Hillside.
Inability to create effective public-private partnerships.

Negative perception of Hillside neighborhoods.
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While there were many ideas to deter student-rentals and the
associated negative issues, many felt that existing laws and
regulations could provide enough protection; however, they
considered most housing related enforcement to lacking or
non-existent.

When asked about improvements that the residents would like
to see within the study area, the focus was on student-oriented
amenities such as gathering places, activity centers, and retail /
restaurants. The reasoning behind this was to provide special
places for the students to interact and live, possibly avoiding
the friction that existed with many of the neighborhoods
where students tended to focus their social and extracurricular
activities.

3.1.3 DEVELOPER FOCUS GROUP

Discussions regarding current and planned projects within the
Study Area indicated that most felt that there was a sufficient
demand to add new student housing units. It was the sense that
most felt that new units near the universities would be absorbed
quickly, as students tend to want to live nearest to campus.

There was an overall sentiment that the City of Duluth should
be more pro-active in its approach to development. Many
of the developers agreed that the City should act as a ‘master
developer’ to speed up the development process and reduce
overall risk for the developers.

Parking requirements from the City were debated, with many
of the developers agreeing that 1 space per bed was too much
parking. There was a suggestion to develop a tiered approach
based on developments distance from campus, many agreed
with this point. Parking for retail was also attested, showing
in favor of lower the parking requirements to create an easy
environment for developers.

Retail conversations were limited to student-related options,
with most in favor of developing a student-oriented mixed-
use district. There is a need for nightlight and entertainment
options within walking distance to reduce crime, drunk driving,
and disturbances within the core neighborhoods.

Higher Education Area
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3.2 STRATEGIES

Any strategic plan intended to address development and
revitalization opportunities in the Higher Education Area
must address the economic and physical hurdles/issues that
currently act as barriers. The most important issues for the
Higher Education Area Small Area Plan to address relative to
development opportunities are discussed below.

3.2.1 KEY HURDLES FOR SMALL AREA PLAN
(1) Limited Regional Growth

The slow growth of the Duluth region, both in population
and employment, does not generate a significant amount of
“macro” level market opportunities to take advantage of within
the HEA. Instead of the more traditional role of planning
which seeks to guide and shape growth through the regulatory
process, the strategic planning activity within the HEA will
require an understanding of various sub-markets and how they
can be captured through redevelopment activity.

(2) Quality and Condition of Housing Stock

The Lower Sub-Area has an older housing stock compared to
other neighborhoods in the city. Its median year built is 1928,
compared to 1942 for the City of Duluth and 1961 for the Upper
Sub-Area. East Hillside’s concentration of historic housing
combined with limited income levels (and concentration of
renter occupied units) can carry the potential of widespread
disrepair if unchecked. Once disrepair begins to spread, it can
create a downward spiral that is very difficult to turn around.
The most important properties to address are those rented to
students and owned by landlords who do not put in an effort
to maintain their properties at a level sufficient to remove all
traces of blight. The general demand for off-campus housing
means that many landlords can generate profit oft of a stable
market without the incentive to maintain their property for the
benefit of either their tenants or surrounding residents.

(3) Interaction with Students and Residents

It is apparent that one of the major issues is the number of
students who live in otherwise low density single family
neighborhoods. Rephrased - this issue concerns the number



of rental properties in these neighborhoods that cater to
student tenants, which have been growing steadily over the past
decade.

Ongoing tension between students (and their landlords) and
residents has the potential to result in a downward spiral of
investment within the HEA. The real and perceived negative
attributes of the students (partying, property maintenance,
overcrowding in homes, extra cars, etc.) could result in residents
moving out of the study area, thus continuing to destabilize
homeownership in core neighborhoods. Over concentration
of students in off campus homes can result in blighted area
if rental property owners dont maintain their property to
sufficient standards to instill confidence not only in the value
of one’s existing home, but to a prospective home buyer in the
area.

(4) Demographics / Preponderance of Low Income
Households / Perception of Hillside Neighborhoods

The Lower Sub-Area, which includes most or all of the East
Hillside and Endion neighborhoods, have lower than average
demographic indicators than the rest of Duluth. Estimates of
income in these neighborhoods suggest that they have a median
household income of $30,000, a very low number indicative
of concentrations of poverty. While student households
whose income is not tracked are likely to contribute to this
phenomenon, it is unlikely that they are solely responsible. East
Hillside is also dominated by renter occupied units, a younger
age group (median age = 28.5) and a high percentage of non-
family households. This is not troublesome in and of itself
other than an indication of a mobile resident population and
the potential impacts that has on the overall quality of housing
stock.

These characteristics form the basis for what is largely a
perception of low quality and low incomes within the Hillside
neighborhoods (including Central Hillside, to the west of
the Study Area). This perception can be as damaging to the
revitalization of the area as physical and economic conditions.
It is important that Duluth residents see this area as one with
opportunity and growth potential.

(5) Lack of Amenities that Appeal to Students

Both observational and anecdotal evidence reveals that, despite
a large concentration of college students within parts of the
HEA, there is a lack of student-oriented amenities such as retail,

3. DEVELOPMENT OPPORTUNITIES

services and housing accessible for convenient use. In focus
group interviews, both students and neighborhood residents
lamented the lack of “gathering places” for students, as well as
appropriate dining and shopping options within easy access
of both UMD and CSS campuses. Students see the limited
amenities as a general detriment to attending school in Duluth,
anecdotally suggesting that it impacts the retention rates of
students, particularly for UMD. Residents see the combination
of limited student oriented destinations and the dry campus
status of UMD as pushing students to live off campus where
they resort to parties and other gatherings that are part of the
tension between residents and students.

(6) Increases in Housing Vacancy

While considering any opportunity to provide additional
housing units - particularly student housing units, it is
important to consider how a shift in the supply of housing
might impact existing conditions. Duluth has a history of slow
growth and low (though rising) housing vacancy. A shift in
the most mobile of housing sub-markets — students — could
potentially have a more negative impact on neighborhoods
than anticipated. Though student occupied properties are
commonly criticized for lacking a level of attractiveness
and upkeep similar to an owner occupied home, any shift of
students away from residential neighborhoods could leave
a glut of properties without a market to occupy them. For
example, based on household demand trends of the 2000s,
if half of the students who are currently estimated to live in
residential areas (1,000 students in 400 units) in the Upper
Sub-Area were to move to new housing on or off campus, it
would take 5 % years for the market to re-occupy the units left
behind - assuming that 100% of new demand was funneled
to this area (unlikely). Vacant properties can have as bad or
worse impact on residential neighborhoods and their values as
student occupied units. Therefore, any alteration of the market
must be considered carefully.

(7) Connectivity / Auto Dominated Travel

A common complaint related to accessing either UMD or
CSS was the limited bus service available to students. Since so
many students live off campus, many of whom are outside of
easy walking distance, non-automotive access to campus is an
important issue. Important concerns relative to the bus system
are frequency and accessibility to destinations other than
Downtown, such as Miller Hill Mall. It was noted in the 2009
UMD-CSS Transportation Study that the increase in student
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population within the pastdecadehas putastrain on thelocalbus
system. The common use of cars to access campus is quantified
ina survey of students in the Transportation Study, which found
that 51% of UMD students and 75% of CSS students who live
off campus drive alone to get to school. Bus accounts for 25%
of UMD students, but only 8% of CSS students. Over one third
of the online survey respondents identified transit services as
needing improvements, particularly matching transit schedules
with class schedules and direct routes to specific near-campus
neighborhoods.

Pedestrian access is also a concern, with the CSS-UMD
Transportation Study estimating that there are over 1,000 daily
walking commuters. Surveys of students mentioned disrepair
of sidewalk infrastructure, inadequate snow removal and
general concerns about pedestrian safety in accessing campus.
Several factors conspire to generate a lack of incentive for oft-
campus students to live without a car. This leads to higher
levels of automobiles per housing unit which subsequently
contributes to town-gown issues within the neighborhoods.

(8) Potential for Unplanned, Haphazard Student Housing

Student housing development is one of the few markets that
show promise in Duluth. Despite the fact that housing within
the HEA and other parts of Duluth provide sufficient supply for
off-campus students, preferences clearly support higher quality
housing that is either within easy walking distance to campus,
or on a predictable and reliable transit route. There is a lack of
easily developed land or it is likely that more developments like
Campus Park or Boulder Ridge would have been built in the
recent past, especially to capture the growth within the student
market over the past decade. Pressure has already been applied
to the City to allow for more student housing, but there is a need
to be careful that new student housing development occurs in
an efficient manner that supports the development.
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3.2.2 STRATEGIC RESPONSES TO HEA HURDLES

The following strategies are recommendations on how to
overcome the hurdles to successful development discussed in
the previous Section.

(1) Leverage Existing Assets

(1) Targeted Student Related Development
(2) Neighborhood Stabilization

(3) Improved Transit Access

(4) Facilitate and Leverage Parinerships

(5) Establish Visions for Development Districts

Leverage Existing Assets

The HEA has two primary sources of asset: UMD and CSS,
and the two medical centers of Essentia Health and St. Lukes.
These key economic drivers will subsequently drive the bulk of
development activity within the HEA, and understanding how
to harness and leverage the market opportunity from each is
one of the most important strategic initiatives of the Small Area
Plan.

Targeted Student Related Development

The clear opportunity for the City of Duluth is not only to
guide the construction of student housing, but to do so in a
manner that reflects intelligent development that interacts
positively with surrounding areas and ideally serves as a driver
for economic development. This means getting serious about
guiding development to occur in a fashion preferred by the
City and neighborhoods. It also means being realistic as to the
amount of newer student housing that is possible and not create
instability in the market.

Many opportunities appear to be tangible in the short term as
long as there is also recognition of various hurdles, including
developable land (and developable land proximate to the
universities), potentially limited market absorption behind
a first phase development, the cost of units, and the potential
impact on housing units left behind by the movement of
students into new housing.

Neighborhood Stabilization

Given the potential for neighborhood decline via an aged
housing stock and low household income, it makes sense to
initiate a program of neighborhood stabilization in the East
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Hillside neighborhood. Firstitis important to understand what
aneighborhood stabilization program is, versus redevelopment
orrevitalization. The Healthy Neighborhoods Initiative, whichis
amodel that has been implemented in several communities (see
page 73), uses a demand-side rather than supply-side approach
to neighborhood improvement that targets neighborhoods that
are weak and suffering from disinvestment of both money and
civic engagement, but still have functioning real estate markets
and appear to be stable. This fits the Lower Sub-Area, and more
specifically the East Hillside neighborhood.

Map 3.2 illustrates some of the issues with the East Hillside
neighborhood. One can see the concentration of lower valued
property located in East Hillside as compared to other areas
of the HEA, especially the majority of the neighborhoods that
comprise the Upper Sub-area. East Hillside has too many
advantages to let it slide into further disrepair. There are
opportunities to leverage various market segments who value
proximity to services and employment. Other assets such as
historic character, pedestrian orientation and integration with
dining, retail and entertainment options makes it an ideal
neighborhood to attract young professionals back into the city,
given that certain obstacles can be overcome. It is also a prime
opportunity to generate additional revenue to the city and
county via improved property taxes.

Itshouldbenoted thatthereareseveral pocketsofneighborhoods
in the Upper Sub-area that reveal lower than average property
value levels. These areas, immediately located to the northeast
and west of the UMD campus, have high concentrations of
student rentals.

A neighborhood stabilization initiative would encompass
several components, from code enforcement to property
acquisition and rehabilitation. A goal would be to target
investment so that the private sector responds in a manner that
generates sustainable investment and upkeep in the area. This
initiative would need to be led by the public sector through the
facilitation of partnerships and development outcomes. More
on how such a program can be implemented is found in Section
4.

The combination of old housing stock, a large percentage of transitionary households
and challenging demographics put the East Hillside at risk for disinvestment.

Higher Education Area
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Improved Transit Access

The reliance that students have on local transit service in
university communities is extremely important in communities
that have very large proportions of students like Chapel Hill,
North Carolina, or Ithaca, New York, but it is also extremely
important in a City like Duluth. As efforts increase to develop
higher intensity, mixed use projects to spur more walking
and less driving, the use of transit should be weighed in equal
importance relative to students’ accessibility to campus and
to retail and services. The Duluth area transit system should
not be targeted solely to students, general increases in transit
efficiency will benefit students and residents throughout the
HEA, as well as other areas of the community. Improved transit
service should reduce the need for student owned cars, as well
as better connecting residents to existing and future amenities
near the campus.

Facilitate and Leverage Parinerships

Despite the traditional roles of the public and private sectors,
many urban planning, development and revitalization initiatives
require partnerships for true success. These partnerships come
in many different ways, but there are two particular directions
that the City can capitalize upon:

Public/Private Partnerships - the ability to work hand-in-
hand with the private sector is often the best way to facilitate
desired development. This can be done through financial
support and subsidies, coordination on entitlements and
project approval, or both.

Institutional ~ Partnerships - major institutional
organizations that are rooted in a community can be
successful partners, or they can remain aloof and focused
on their own particular needs. The City needs to foster
relationships with both institutions of higher education
within the HEA, as well as St. Luke’s and Essentia Health.
There should be a focus on “win-win” scenarios that benefit
both the City (and thus its residents) and these institutions,
as each entity’s future lies squarely in line with the other.

The most important component of partnership facilitation is
the realization that the City of Duluth needs to be proactive in
engaging community partners. This is the only way to yield
successful outcomes that benefit multiple parties.

3. DEVELOPMENT OPPORTUNITIES

Establish Visions for Development Districts

Small Area Plans are an excellent way to focus on particular areas
of a community with a level of detail that a comprehensive plan
does not always have the opportunity to address. Itisimportant
to collectively establish a vision for each small area so that the
actions of various parties, including the City, are put into focus
and given a direction. However, the same is true of various
areas within a designated Small Area. The following Section
has a number of development “zones” for consideration by the
City and the Steering Committee for the Small Area Plan. Each
of these zones requires a shared vision that shapes and guides
resources and development to that area. Over time, markets
can shift and development related opportunities can shift with
them, but if there is a compelling vision for the role of each of
theses zones within the greater Small Area or community at
large, the only decisions that should change along with those
shifts should be short-term projects and initiatives that continue
the progress towards long-term goals and objectives.

3.3 DEVELOPMENT
FRAMEWORK

This Section creates a development “framework” that links
the strategies discussed in Section 3.1 with development
opportunities to illustrate and characterize the potential for
“placemaking” and effective projects that meet varying public
and private sector needs.

3.3.1 DEVELOPMENT ZONES
Targeted Student Development

Opportunities for student related development include both
housing and retail. Ideally, these two uses can be intertwined
within both the suggested development zones, and the potential
development sites discussed in Section 3.3.2.

Woodland Avenue Corridor - There are few ideal
corridors to guide the creation of a mixed-use
commercial district that could serve as both the location
for new student housing and “main street” style retail
and dining storefronts that characterize other college
town destinations, like Dinkytown in Minneapolis.
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Woodland Avenue offers the best combination of
development ready sites for commercial or residential
projects that simultaneously offers close proximity to
UMD and reasonable access to CSS via College Street.
This corridor has several market advantages, from steady
traffic along Woodland Avenue to a successful retail
center in Mount Royal.

St. Marie Triangle - The “St. Marie Triangle” refers to a
small neighborhood bordered by Saint Marie Street to
the north, Waverly Avenue to the east and south, and
the UMD campus to the west. The neighborhood has
approximately 50+ single family homes with a large
student presence due to its proximity to the university.
The Triangle is also located just off Woodland Avenue.
A large portion of this area is owned by a small number
of landlords, which creates an opportunity to re-think
the future of this small pocket of housing that might
not exist with a larger number of property owners.
Furthermore, its location off of Woodland Avenue
generates linkages with the Woodland Avenue Corridor
described previously.

Medical Mixed Use District

The District that comprises the two medical centers of St.
Luke’s and Essentia Health is a major employment area that
has significant impact on the lower sub-area / East Hillside
(see page 57). The East Hillside neighborhood and the
Medical Mixed Use District are heavily intertwined, and it is
difficult to address opportunities in the lower sub-area without
understanding the dynamics of that district. Virtually all key
land uses - residential, retail, office, and institutional - act in a
symbiotic fashion to serve the needs of various users. There is
enough under-utilized land in the Medical District to consider
how its redevelopment potential will impact East Hillside and
other parts of the Higher Education Study Area. Medical /
Health related uses are already spilling over into the Study Area
along London Road, and the mixture of residents, employees
and visitors serve to make the area a thriving District with
shopping options beyond what normally could be supported in
another part of the City. The District is estimated to have over
13,000 health care related jobs within a % square mile radius,
encompassing the three medical centers.

Depending on how one defines it, the Medical Mixed Use
District generates the widest range of potential development
options within the Higher Education Study Area, including
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market-rate and affordable housing units, residential
rehabilitation projects, senior housing, retail and dining, and
medical and professional office space. This includes student
housing. Not just undergraduate student housing, but units that
appeal to graduate students, students in the medical disciplines,
and those who balance work and school, since the hospitals
and affiliated uses like residential nursing facilities employ an

important number of college students from both schools.

The core short-term market is likely related to the hospitals,
including employee supported housing and additional medical
office space. It will be important to consider how all of these
uses can be merged into a unified and dynamic urban district.

4th Street

The residential density of the East Hillside neighborhood
combined with the concentration of employees in the Medical
District generates opportunities to establish 4th Street as a
unique urban commercial corridor that are not available to
many other Cities of even larger size. A contrast to London
Road, which is a classic post-war, auto oriented commercial
strip, 4th Street retains its historic character with small scale
commercial buildings that have been occupied by numerous
small, independent businesses. With market potential for
expanded retail and services, there are opportunities to establish
4th Street as a primary driver of economic / community
development throughout the lower sub-area, especially related
to attracting market rate renters and buyers to the area that help
establish a true “mixed-income” urban environment.

London Road Corridor

London Road is a key connector to “east” Duluth and points
north and east along Lake Superior, with I-35 ending at
26th Avenue East. Within the Study Area, however, it is a
modest commercial corridor between 10th and 21st Avenues,
consisting of a variety of uses including medical office, retail,
hotels, services and some residential.

With parts of the Medical District anchoring the southern end of
London Road, the Corridor has the potential for a much higher
scale of utilization, from expanded retail and services to a new
higher density, mixed use district encompassing residential,
retail and office. Itslocation near employment centers, fronting
the Lake and accessibility to the East Hillside neighborhood give
it natural advantages that should drive economic development
opportunities given the right circumstances. Two “nodes”
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of activity bookend the Corridor and make natural starting
points — the Plaza Shopping Center is a retail anchor for the
neighborhood that carries redevelopment potential, while 21st
/ London Road is a major gateway to the universities given that
21st Avenue East is a primary route for students to take up the
hill.

Neighborhood Stabilization

The areas in need of neighborhood stabilization are far too
large to take on all at once. The City and its partners must select
targeted “investment” zones that will act as catalyst areas for
reinvestment throughout the HEA and other parts of the city.
The goal of each investment zone is to target certain types of
funding (development assistance, rehabilitation, infrastructure
improvements, etc.) that are designed to leverage a notable
response of private investment, which could be provided in
the form of new development, new / expanded businesses, or
investment in homes and rental properties. A subsequent study
is required to fully analyze and understand the opportunities
within the HEA for this initiative. Following the example of
the Neighborhoods in Bloom program in Richmond, Virginia,
a follow-up analysis may choose to prioritize and categorize
investment based on the level of disinvestment. The NiB used
the following stages:

(1) Redevelop: extensive problems and few assets;

(2) Revitalize: significant decline but some assets;

(3) Stabilize: marginal decline and considerable assets
(4) Protect: few problems, good assets but requiring
reinvestment.

This broad initiative is described as neighborhood stabilization
because, as the previous definition describes, it is believed that
the areas with more difficulties show more of the beginnings
of true decline and have notable assets to work with (major
employers, historic housing stock, density, viable commercial
areas, etc.). The goal is to prevent the need for the previous two
stages - Revitalize and Redevelop, but there may be individual
blocks or block groups that could be categorized as such.

Two areas are recommended for consideration as starting
points for the Neighborhood Stabilization initiative. They are
zones centered on 6th Avenue and 4th Street, and 12th Avenue
and London Road, illustrated in Map 3.4. The characteristics of
these areas are described in more detail in the next section, but
they were chosen because they represent important nodes of
activity, concentrations of different uses, the ability to leverage
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different markets for new development and investment, and
each has considerable assets to work off of, including the
hospitals, commercial areas, and proximity to the waterfront.
The importance of each of these nodes in connecting different
districts and neighborhoods is very high. As investment and
improvements occur in these zones, it would be expected that
this would generate higher confidence and investment in other
areas of East Hillside.

Asthe marketanalysis shows, there is potential to take advantage
of demand from several different markets for these zones.
The expanding health care sector provides opportunities for
new or enhanced office space, there is potential for additional
retail to serve both residents and employees, and the existing
concentration of employment, services and amenities could
very well drive housing for young medical professionals and
families or seniors who desire proximity to medical facilities
as well as amenities like the waterfront. The singular variable
in achieving all of this will be the ability to create partnerships
and turn around land for the purpose of re-investment. Ifland
continues to be “locked down” due to a variety of market related
reasons, very little will occur in either the short or long term.

These targeted investment zones do not preclude a housing
improvement focused component of the stabilization effort,
but this will require a more detailed structure and allocation
of resources. A methodology of tracking indicators of distress
is important in order to respond to particular needs within
the larger stabilization zone, though admittedly many of these
indicators will be “lagging” in that they may not reveal clear paths
until some time until after they occur. If new student housing
comes to fruition on top of the hill and it is seen to adversely
impact housing on the hillside, then tracking progress will be
necessary to measure the timeliness and level of intervention,
if required. Much of this will require dedicated staff, who may
or may not be focused on this initiative full-time. This could be
led by the City’s Community Development Office or a member
of a not-for-profit focused on community revitalization.

3.3.2 DEVELOPMENT SITES / TARGETED
INVESTMENT AREAS

Targeted Student Development
WOODLAND CORRIDOR (MAJOR SITES)

(1) Woodland Middle School - At the south end of the
Woodland Corridor is the Woodland Middle School, an
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empty school that was sold to a private developer in the fall
of 2011. Student housing is the most talked about use for
the site, but the size of the site offers multiple opportunities
for development. Located just to the east of the core UMD
campus, the site is an important Gateway to the Upper
Sub-area, and is also positioned to be located across from
the proposed new eastern gateway of UMD.

(2) Mount Royal Shopping Center- The northern end of
this Corridor is the Mount Royal Shopping Center. The
center has several commercial assets/anchors, but has
high redevelopment potential given its location at a key
intersection and proximity to both the university and
student oriented neighborhoods. Hurdles exist in the
form of land configuration, but may be overcome with the
market potential for new or enhanced retail and student
housing.

(3) Mount Royal Manor- An old (1950) apartment complex
whose proximity to Mount Royal Shopping Center and the
Woodland Middle School site provides opportunity for
development, including mixed-use given its location on
Woodland Avenue.

(4) St. Marie Triangle- The area informally known as
the “St. Marie Triangle” is a small neighborhood located
in between Woodland Avenue, St. Marie Street and the
UMD campus. It has a relatively high percentage of rental
units, many of which are owned by only a few landlords.
Given the neighborhoods location adjacent to the campus,
there may be an opportunity to consider redevelopment
opportunities within the Triangle for higher density student
housing. Another areas related to the St. Marie Triangle
(both illustrated on Map 3.5) is (5) the “St. Marie Frontage’,
for lack of a better term. This area is a row of homes
currently fronting Woodland Avenue that offers more
commercial possibilities than the neighborhood behind
it. Although these are still viable homes, this does not
necessarily preclude the possibility of re-tasking the land
as part of the overall Woodland Corridor envisioned in the
previous section. The Woodland Middle School site is a
good close example of a project that is purchasing existing
homes on Woodland for purposes of redevelopment.

Examples of student housing integrated with retail are
included in the Case Studies Section on pages 66-71.

Higher Education Area
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OTHER SITES

(5) Kenwood Shopping Center - A prominent
neighborhood scale retail center that offers an opportunity
for additional or expanded business presence, as well as
wholesale redevelopment into better, more functional
shopping centers. Identified retail leakage in key sectors
- not to mention unrealized student expenditures —
make retail and dining expansion very feasible. Vertical
or horizontal mixed use opportunities should not be
discounted, especially in the context of student housing.

Kenwood’s general layout may mean that it does not have
to be redeveloped in a holistic manner. An example of
how a strip center type development can be retrofitted to
include a higher intensity and mixture of uses can be found
in the Case Studies section on page 69.

(6) Summit/Boulder Ridge - A large concentration of
student housing with some small phases of construction
still left to complete. The primary site is mostly built out,
but there are some developable areas adjacent or near the
site that may be appropriate for additional housing or retail
and services that can take advantage of both students and
visibility along Rice Lake Road. A mixture of uses will assist
in establishing the development as a more sustainable node
of activity.

Medical Mixed Use District / 4th Street

(7) 6th Avenue and 4th Street - An important intersection
that both connects and divides the Medical campuses and
related uses with the East Hillside neighborhood. Assets
such as the hospitals and existing retail destinations can
serve to leverage development on multiple sites as well
as improvements in existing commercial and residential
buildings that are some of the most blighted in the HEA.

Thistargetzone, identified in both Maps 3.4 and 3.7, consists
of a large amount of underutilized land, from vacant land
used as parking to low density businesses not appropriate
for higher intensity districts and both residential and
commercial buildings in disrepair. It also connects several
different improvement districts discussed in this report,
including the Medical Mixed Use District, neighborhood
stabilization efforts in the East Hillside neighborhood and
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the 4th Street Corridor. It stands a high chance that the
hospitals in this area - St. Mary’s and Essentia Health - wish
to play a role in improving their surroundings. Forming
a partnership with these institutions for improvements in
the target zone will likely be crucial.

6th Avenue is a primary artery connecting the lakefront /
lower sub area to the top of the hill, both in the direction
of CSS and UMD as well as the mall area. Thus, this
investment area can become an important center for transit
connectivity. With a dedicated point to point system,
strong connectivity between the three districts can assist in
driving housing development.

This investment area also helps improve and “anchor”
the western edge of the potential 4th Street corridor
revitalization. The opportunity to improve 4th Street as
a viable and active mixed-use corridor lies in the ability
to place and attract various markets to the street. The
medical district offers that opportunity within the 6th/4th
investment area due to its previously stated ability to mix
markets and supply a sustainable customer base for retail
and services. New and improved housing will also be
critical to the success of an expanded 4th Street corridor.
Despite strong levels of existing residential density, higher
levelsimmediately adjacent or within 1-2 blocks of the street
will be needed to generate a pedestrian oriented customer
base for future mixed use / street level retail. Fortunately,
this district offers some of the best opportunities for new
and improved residential product because of its ability to
attract from the student and medical market, including
professionals who work in the hospitals such as interns,
nurses, aids, techs, etc.

A caveattodevelopmentalong4th Streetis thatdevelopment
economics are likely to dictate a scale of development that
is in contrast to the medium to small scale built form that
currently exists along the street. This could have a negative
impact on the street’s character, and is another reason
why the 6th / 4th Street area is targeted for investment/
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development of a larger scale, since it is a more appropriate
location for a higher intensity of uses.

London Road Corridor

(8) St. Luke’s / 12th Avenue - Similar to the 6th Ave/4th
Street investment zone, this is an important nexus between
medical and commercial uses, as well as residential
neighborhoods and the 4th Street Corridor. It also has
a concentration of underutilized land with potential for
redevelopment. There are a number of assets to work off
of, including the hospital, armory building, and retail like
the SuperOne.

The overall redevelopment initiative for the London Road
Corridor is a long-term, 10-20 year series of projects. Due to
market constraints, several other development zones should be
targeted prior to the remainder of this Corridor.

Neighborhood Stabilization / Investment

As discussed on page 63, the two recommended areas for
short-term investment for the Neighborhood Stabilization
Initiative are discussed above - 6th Avenue and 4th Street,
as well as 12th Avenue and London Road.

The residential blocks that represent the primary focus
on the overall initiative will likely require additional study
to fully understand various dynamics, including tenants,
property conditions, specific construction or infrastructure
needs, etc. The primary purpose of this analysis will be the
ability to target resources in certain areas to leverage early
success, as well as the most “bang for the buck” Between the
investment areas discussed above and targeted investment
within the neighborhoods, public dollars should be able to
leverage the most amount of private sector investment and
activity.




3. DEVELOPMENT OPPORTUNITIES

CASE STUDIES - Mixed Use Student Housing

Wabash Landing: West Lafayette, Indiana (Purdue University)

Wabash Landing is an open air regional center in West
Lafayette, Indiana. With anchors such as Panera Bread and
the Goodrich Wabash Landing 9 Theatre, it acts as a major
shopping destination as well as a residential hot spot. The
area functions as an entertainment hub to Purdue University’s
38,000 students and 15,000 staff. The role of the Hilton Garden
Inn as an additional anchor to the center offers 104 rooms for
out-of-town visitors.

Wabash Landing contains over 300,000 square feet of residential
and commercial retail space and links Purdue University to
Lafayettes government and financial district. The student
housing component of the development, which represents 96
units occupied at 100%, expanded the reach of the University
into the downtown area by creating critical mass in customer
demand and served as a buffer between a public parking garage
and the Wabash River. The housing served both a functional
purpose as well as meeting design needs. University Students
travel less than two miles to housing developments such as the
Boiler Apartments. The development is served by the Wabash
Trolley, a pedestrian bridge, and a 684 space attached parking
garage, which provide multiple transportation options for the
areas residents and visitors.

Higher Education Area
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CASE STUDIES - Mixed Use Student Housing

Erwin Terrace / Trinity Commons: Durham, North Carolina (Duke University)

The Erwin Terrace/Trinity Commons development,
constructed between 2000 and 2010, houses over 360 units
of multifamily housing at rates between $794 and $1650 per
month and 276,400 square feet of retail, office, and residential
space directly across the street from Duke University’s thriving
medical/research hub.

The area serves as a buffer between the University and what
has been a struggling neighborhood marked with high crime.
With over 300 units of high-end residential space with private
parking and shopping center anchors like TGI Fridays and Six
Plates Wine Bar, Erwin Terrace/Trinity Commons provides
Duke University students and staff with a place to eat, shop,
and even live.

Erwin Terrace and Trinity Commons’ 367 units have enjoyed
occupancy rates above 70%, to date, and it is hoped that the
development will help to alleviate some of the safety concerns
and blight that have long sat alongside the University.
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CASE STUDIES - Mixed Use Student Housing

Centre at Overton Park: Lubbock, Texas (Texas Tech University)

Overton Park started in 1999 as a local developer’s dream to
redevelop a blighted neighborhood across the street from Texas
Tech University. More than ten years later, it is now emerging as
one of the nation’s leading examples of New Urbanism.

The area combines over 618,000 square feet of mixed-use
residential and retail properties with a 226,627 square foot hotel
and conference center. Medical space, a school, a neighborhood
park, and churches complete the development, making it a top
choice destination among the Lubbock community and Texas
Tech students, whose campus is less than two miles away.

The Centre at Overton Park, with its 288 units, spurred the
development of further student housing, which now includes
the Sterling University Fountains (204 units), the Suites at
Overton Park (298 units), and University Trails (240 units)
among others. In total, there have been over 1000 multifamily
units constructed with rents ranging from $475-2300 per
month, all helping to move students closer to campus.

As it stands, Overton Park has a greater than 90% occupancy
rate of both its residential and retail units and continues to
grow.

Higher Education Area
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CASE STUDIES - Commercial Center Retrofit

Hilldale Shopping Center - Madison, Wisconsin

Developed by the University of Wisconsin, Hilldale Shopping
Center opened as a local strip mall in 1962. In an attempt
to keep up with surrounding competition, the center was
renovated and expanded into a fully enclosed mall between
1968 and 1969. The mall functioned in that state for nearly 40
years, transitioning through multiple renovations and upgrades,
as well as numerous anchor tenants.

With rising vacancy rates and the loss of a substantial anchor,
the University decided to sell the mall to the highest bidder in
2004. Immediately upon the change in ownership, Phase 1
of a two-phased redevelopment plan began. The indoor mall
was redeveloped into a modern lifestyle center that provided
structured parking, a ‘main street’ feel, and housing all within
the grounds of the former Hilldale Mall.

The first project removed all parking from the front entrance
and added 75,000 square feet of streetscape, consisting of two-
way vehicular traffic and perpendicular parking stalls, allowing
customers to easily access the newly exterior facing retail. Two
parking structures were completed to increase parking capacity;
the garages were wrapped with 40 street-facing townhomes,
adding residential uses to the expanding mixed-use center.

Phase 2 began in 2007 with the demolition of surrounding
office, restaurant, and older movie theatre to make room for
a second grocery, condominium tower and hotel. Due to the
recession, this Phase did not materialize as planned, and the
site has since been redeveloped as a Target Store.
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CASE STUDIES - Neighborhood Investment / Stabilization
Neighborhoods in Bloom (NiB) - Richmond, Virginia

During the 1990s, City leaders in Richmond, Virginia were
frustrated with the community development and revitalization
efforts of their HOME and CDBG programs. Many argued
that “sprinkling” development funds across all low-income
neighborhoods had not allowed the City to accomplish its
mission in any of them. City’s CDCs had also grown frustrated
with the uncertainty surrounding the annual process of
applying for CDBG and HOME dollars to support their housing
projects. Because this process required at least a year, CDCs
urged the City to make a multiyear commitment of resources
to a small number of areas so that they could plan acquisition,
rehabilitation and new construction more effectively.

In 1998 the City developed a strategy for concentrating CDBG,
HOME, general fund projects and service resources in a few
neighborhoods for a period sufficient to achieve a critical mass
that leveraged for-profit investment. An internal planning task
force was established to identify indicators of neighborhood
condition and development potential so that the strategy
could be made more palatable to City councilors and their
constituents whose neighborhoods would not initially be
targeted. By the next year, this process produced widespread
support for the targeting concept. In each target area, the City
organized an NiB team comprising key stakeholders, including
representatives of neighborhood civic organizations, CDCs and
the Richmond Redevelopment and Housing Authority.

Between 1999 and 2004, the City spent $16.6 million in the
NiB target areas. LISC also made substantial investments. A
2004 article written by professors at Virginia Commonwealth
University, Wayne State University, and a senior research
associate at the Urban Institute found that Richmond’s strategy
“had substantial positive impacts on the residential investment
climate in these targeted area . . . Moreover this strategy did not
undermine other distressed neighborhoods that were targets of
such investment.

Higher Education Area
SMALL AREA MARKET STUD Y /X



3. DEVELOPMENT OPPORTUNITIES

CASE STUDIES - Neighborhood Investment / Stabilization

Healthy Neighborhoods Initiative - Baltimore, Maryland

The City of Baltimore implemented a neighborhood
revitalization model called “Healthy Neighborhoods” initially
developed in Battle Creek, Michigan. This model targets
neighborhoods that are “in the middle” or “on the cusp’ -
neighborhoods that have weak but still functioning real estate
markets, appear to be stable, but are in fact suffering from
disinvestment of both money and civic engagement.

Baltimore’s program was funded by $3 million from HUD and
approximately $10 million from non-federal sources, including
the State of Maryland, Community Legacy, Fannie Mae, France-
Merrick and Baltimore Community Foundations.

An evaluation of the program reported the following:

o One neighborhood realized a 10% increase in home sales
price and had its first bidding war for a house that sold
above the asking price.

« 34 rehab and purchase/rehab loans were issued totaling
$1.1 million.

o Neighborhoods created block captains, many whom are
new to community development projects.

o In one neighborhood, the average price of homes sold
in 2002 since the initiative began is 22% higher than the
average sales price in 2000.

Other important findings include:

o Increased property values are not enough to revitalize a
neighborhood - residents must become civically engaged
in order to make this truly successful.

»  Marketing and publicity are just as important as the positive
changes they promote.

o Thelocal agency with funding should also be the program
administrator.

o A dedicated rehab specialist can help spur rehabilitation
loan use.
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IMPI.EMENTATION PLA

4.1 FISCAL IMPACTS

The development opportunities outlined in this report

can serve not only to create new impactful environments,
revitalize declining areas and address both social and
economic problems inherent in the Study Area, but they can
also serve to generate additional tax base in the City of Duluth
that should benefit the taxpayers of both the city and region.

As discussed previously, the East Hillside neighborhood
and, to a lesser extent, the Endion neighborhood show high
levels of low valued properties, indicating concentrations

of distressed property and vacant / underutilized land. Ifa
Neighborhood Stabilization program can be implemented to
turn around the value of property in these neighborhoods, it
should benefit not only the HEA, but the city on the whole.

A brief analysis of the city’s residential assessed value shows
alarming concentrations of low valued property within the
HEA. This analysis addressed the question of the impacts
of improving the value of low to very low valued property
($1,000 - $75,000) within the HEA. Of the 1,599 residential
parcels valued between $1,000 and $50,000 in the city of
Duluth, 1,097 or 68% were found in the HEA. Of the 301
city parcels valued between $50,000 and $75,000, 56% are
calculated to be within the HEA.

If all the very low valued parcels within the HEA were
improved to the point of being valued $50,000 (i.e. a parcel
valued $5,000 increased in value by $45,000) then an increase
of $44.2 million in taxable property will have been created,
equal to a 3.8% increase in the residential tax base. If all
properties valued $50,000 to $75,000 were brought up to

that level (the same $5,000 property increases in valued by
$70,000) then $1.6 million in additional residential tax base
will have been created, an improvement of 0.14%. When
combined, the residential tax base would increase by 3.9%.

Based on the current residential tax rate, it is estimated that
this increase in assessed value, which does not take into
consideration additional increases due to residual impacts of
improved property on other property, would yield annual tax
revenue between $480,000 and $500,000.

This increase in value primarily assumes incremental
improvements in small scale residential or commercial
properties. It does not include the tax increase from larger
scale new construction in the form of student housing, retail,
or commercial office.
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FIGURE 4.1 POTENTIAL TAX REVENUE INCREASE

City of Duluth and Higher Education Area

Development/ Initiative Scale Potential Tax Value Increase Estimated Tax Revenue
Neighborhood Stabilization 1,398 properties $44 - $46 million $480,000 - $500,000
Retail Development 75,000 - 100,000 sf $4 - $5 million $80,000 - $100,000
Office Development 100,000 - 130,000 sf $21-$28 million $430,000 - $550,000
Student Housing 600 - 800 units $30 - $40 million $325,000 - $430,000
TOTAL $1.3-$1.6 million
If the demand for new retail is met within the HEA, it would +  Take a proactive approach to working and negotiating
represent between $4 million and $5 million in additional with developers to achieve mutual objectives;
taxable value. 100,000 - 130,000 sf of additional office space, +  Re-zone on a project by project basis - although this
primarily health care based, could generate as much as $21 approach to project approval will be considered as an

- $28 million in additional taxable value, and 600 - 800 new
apartment units could generate $30 million - $40 million in
value.

additional hurdle to development, it also allows the
City to make careful and informed decisions relative to
the merits of each student housing project, especially
relative to the absorption of students into new projects,

4 2 IMPLEMENTATION transportation and traffic impacts of each project,
o

and the impacts (if any) on student development on
P ROG RAM general housing supply within the neighborhoods.
»  Make changes to the Comprehensive Plan Future Land

This implementation program outlined a series of policies and Use Map to reflect locations for (re)development.

actionable items relative to the recommended responses to key +  Consider and allow certain variances to development
development hurdles within the HEA. standards in the R-P zoning district if developer makes

compelling market based argument for the variance.
4.2.1 LEVERAGE EXISTING ASSETS Recommended categories include, but are not limited

to: Common Space, Parking Ratios, Off-Street Parking,
The steps for this strategy are outlined in subsequent sections, and Height.

particularly 4.2.3 Neighborhood Stabilization, 4.2.5 Facilitate
and Leverage Partnerships, and 4.2.6 Establish Visions for
Development Districts.

Organizational Leadership and Responsibility:

Responsibility for this initiative should come from several

4.2.2 TARGETED STUDENT DEVELOPMENT sources, but since so many of the issues related to student

housing development are based in zoning and project
Objective: Facilitate the development of high quality student approvals, the Planning Division/Office should take a

oriented retail and residential opportunities that encourage leadership role. ~Departments that carry responsibility
walkability and the creation of activities and destinations for economic development tools, like the Housing and
sought by Duluth college students. Redevelopment Authority and Department of Business and

Community Development also will be very important.

Policies:
Capacity Building: A “point” staff position should be

Establish a targeted (re)development zone for student identified to coordinate the City’s approach to working

housing; with developers. This position should have the authority to

negotiate zoning requirements as well as potential financial

Higher Education Area
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incentives if necessary. The latter could come in the form with
a strong relationship with relevant agencies who administer
available resources (TIF, Tax abatement, etc.)

Key Activities and Tools:

o A Tax Increment Financing (TIF) District can be used
to generate funding for redevelopment activities such
as land acquisition, parking and other infrastructure
while potentially generating revenue to fund other
infrastructure and transportation projects within the
HEA.

+ Identify a “toolkit” that can be used to help facilitate
development, including both regulatory (approval of
zoning, standards, etc.) and redevelopment (incentives,
gap financing, infrastructure financing.)

4.2.3 NEIGHBORHOOD STABILIZATION

Objective: The stabilization and revitalization of hillside
neighborhoods in the form of property development and
rehabilitation, improved homeownership rates, reduction
of crime and blight, increased property values, and civic
engagement.

Policies:

+ Emphasize code enforcement and holding delinquent
property owners accountable for blight, disinvestment
and unruly residents.

o Measure success by performance of housing and
commercial markets and increased demand for both,
rather than a monetary amount of investment or
number of units / square footage built.

o The Local agency with funding should also be the
program administrator.

« Emphasize what is positive about a neighborhood and
capitalize on those assets rather then targeting and
eliminating problems.

Organizational Leadership and Responsibility:
The most relevant local agencies to this initiative are
the Housing and Redevelopment Authority and City’s
Community Development Office. However, planning and
code enforcement are also key activities, all of which need

4. IMPLEMENTATION

coordination. The Local Initiatives Support Coalition will
also likely be a key player. LISC’s previously established
partnerships, combined with its capacity to provide
community development focused financing and technical
assistance, represents essential tools for this initiative.

Capacity Building: Consider establishing a Community
Development Corporation (CDC) that adds capacity by
coordinating activities at a local neighborhood level, focusing
on specific projects, and raising additional capital.

Key Adivities and Tools:

o Target specific blocks for initial stages of the program,
rather than spreading investment through a wide
area;

o Provide below market rate financing to both current
residents to make property improvements and to
new buyers for rehabilitating homes up to new and
improved property standards.

o Local agency with funding should also be the program
administrator

o Implement in three stages: (1) Planning - lead agency
collaborates with residents on plan; (2) Capacity
Building - search for other sources of capital, develop
abilities, refine plans and create partnerships; and (3)
Implementation - use skills and resources to address
one or more opportunities.

4.2.4 IMPROVED TRANSIT ACCESS AND MOBILITY

Objective: Increase access to campus and other destinations
through multi-modal improvements while discouraging the
need for student owned cars.

Policies:

o Follow up student bus-pass initiative with more
comprehensive initiative to improve both bus service
and pedestrian accessibility to and around the UMD
and CSS campuses, as well as nearby destinations.

o  Target new student residential and retail development
to take advantage of proximities to campus and transit
stops.
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4. IMPLEMENTATION

Organizational Leadership and Responsibility: The
implementation of this program lies with the Duluth Transit
Authority, but it also requires a partnership between City
departments and both UMD and CSS. Transit connectivity
in particular should be a focus of the Small Area Plan.

Capacity Building: None

Key Activities and Tools:

The UMD-CSS Transportation Assessment has a number
of suggested activities related to improvements near the two
schools:

o Examine the schedule of bus arrival and departure
times compared to class schedules.

o Devote more resources to the enforcement of snow
removal.

+ Improve Arrowhead Road with bike lanes, narrowing
drive lanes, and traffic calming.

o Improve Kenwood Avenue by limiting turn
movements, converting the street into 3 lanes, and
completing / installing sidewalks.

o Install better pedestrian connectivity across Woodland
Avenue (potentially related to UMD Master Plan
recommendations to create a new campus gateway).

4.2.5 FACILITATE AND LEVERAGE PARTNERSHIPS

Objective: Establish working relationships between major
institutions and the private sector to generate redevelopment
and revitalization outcomes.

Policies:
o Targeted and ongoing outreach to institutions to

establish working partnerships for neighborhood
improvements.

Higher Education Area
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Organizational Leadership and Responsibility: For
partnership outreach, staffing for a project of this scale
typically comes from a City department. At the City of
Duluth, this may be led by the Mayor’s Office or Business and
Community Development Department. Partnerships with
the medical institutions that are established by the local LISC
office may be a logical launching point.

Capacity Building: A City representative or agency needs
to take on the role of facilitating public-private partnerships,
though responsibility to create and facilitate these
partnerships may come from a core “group” of partners that
bring different relationships and capacities to the table. This
could include the At Home in Duluth Collaborative, Housing
and Redevelopment Authority (HRA), City departments,
medical institutions, and colleges.

Key Adivities and Tools:

o Designate improvements districts or neighborhoods
and identify key stakeholders relative to each.

o Assign City staff members as liaisons to major
institutions like St. Lukes, Essentia Health, CSS, UMD,
etc.

o  Establish core working “teams” for each improvement
districts, including representation from Code
Enforcement, Building Department, Housing
Organizations, Law Enforcement, Fire Department,
Sanitation, Chamber of Commerce, Neighborhood
Associations, Crime Watch Groups, Family Resource
Centers, Schools and the Religious Community.

o Identify a “toolkit” that can be used to help facilitate
development, including both regulatory (approval of
zoning, standards, etc.) and redevelopment (incentives,

gap financing, infrastructure financing.)



4. IMPLEMENTATION

4.2.6 ESTABLISH VISIONS FOR DEVELOPMENT
DISTRICTS

Objective:  Coordinate goals and objectives for various
development districts within the HEA in order to reach
consensus on where to allocate resources.

Organizational Leadership and Responsibility: This
activity should be akey outcome of the Higher Education Area
Small Area Plan and its planning process. The established
steering committee for the project is therefore essential to its
success.

Capacity Building: None

Key Activities and Tools:

o Evaluate HEA Market Study and other resources to
expand strategic plan to include detailed goals and
objectives relative to each sub-district within the
HEA.

o Identified “districts” include: (1) Near Campus; (2)
Neighborhood Stabilization; (3) Mixed Use Medical
District; (4) London Road Corridor; (5) 4th Street
Corridor.




4. IMPLEMENTATION

APPENDIX: SUMMARY OF SOURCES

Data Sources:

o US. Decennial Census 1990, 2000 and 2010

o American Community Survey, 2005-2009, 2007-2009,
2009

«  Bureau of Labor Statistics

o  ESRI Business Analyst

+  City of Duluth GIS

e 2010 Housing Indicators Report

«  College of Saint Scholastica

o+ University of Minnesota - Duluth

«  Miller Hill Market Study (MXD Development Strategists)

«  Shopping Habits of Office Works (International Council of
Shopping Centers)

o Dollars and Cents of Shopping Centers (Urban Land
Institute)

o Maxwell Research

«  Summit Real Estate

+ A Student Housing Analysis for the Armory Arts & Music
Center (Danter Company)

Other Sources:

«  UMD-CSS Transportation Study 2009

« UMD Campus Master Plan 2005

»  Young Professional Housing Districts 2004

« State of Housing Report 2003

o Targeting Investments for Neighborhood Revitalization
(Galster, Tatian and Accordino), 2006.

e Review of Neighborhood Revitalization Initiatives (Abt
Associates Inc.) 2004

Higher Education Area
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Higher Education Small Area Plan
Public Meeting — July 25, 2011

Comment Summary

The City of Duluth held a public meeting on July 25, 2011, for the Higher Education Small Area
Plan. Attendees participated in small group discussions and could also submit written
comments, both of which are summarized here. The comments were recorded by the
facilitators at each table and are meant to summarize the discussions.

In general, the comments reflect support for mixed-use development that will
benefit students and residents. Attendees stressed the value of strong neighborhoods
for residents and recognized the need for vibrant student neighborhoods as well. There is
ongoing concern about problems such as traffic, parking, and student behavior, and repeated
suggestions for increased involvement from UMD.

Themes from the comments include:

e There are win-win strategies, providing benefits for both residents and students:

Pedestrian and bike accommodations. Almost every table identified this as a need and
identified barriers to walking. Crosswalks (or a pedestrian bridge, tunnel, or skywalk) were
suggested on Woodland, a trail connection between Kenwood and UMD, better connections
between the colleges along College St., and lighting for safety at night. There were requests
for sidewalks, bike lanes, trails, rental bikes, and better snow removal along sidewalks.
Safety. Residents want safety in their neighborhoods, and this is also desirable to parents of
college students who are considering sending their kids to Duluth.

New shops and restaurants. There were general requests for restaurants and shops as
well as specific suggestions such as a movie theater, hardware store, cafes, and bistros with
expanded hours and weekend hours.

Variety of housing options. Students may want to live in dorms, apartments, or houses.
Some tables said there is a need for more rental for non-students (fewer traditional families
in Duluth, home ownership not being as good an investment) as well as options like single-
level living for senior citizens.

Volunteerism. One group suggested that students could help with snow removal and yard
maintenance (adopt a sidewalk). Another suggested students could help rehab
blighted/vacant properties. One table suggested that area residents could help students
using their areas of expertise, such as legal advice and taxes.

e Locations of new student-oriented development (housing, dining, and shopping), starting with the
most frequently mentioned:

Woodland: suggestions included both Woodland Middle School site and along Woodland
Avenue. Some also suggested the Chester School site, with pedestrian facilities linking it to
Woodland school. One table suggested the intersection of College St. and Woodland Ave.
4™ Street: already has Whole Foods Co-Op, Burrito Union, and rental housing, and is on a
transit corridor.

Kenwood/Arrowhead: many specifically mentioned the Kenwood Shopping Center. A
grocery store makes it appealing to students and the neighborhood. One table suggested
development on the south side of Arrowhead between Kenwood and Carver Avenues. One
table preferred that this area be only dining and retail, not housing.

London Road corridor/PlazaZ/Armory: noted that it already has commercial destinations
(restaurants, shopping).

Mt. Royal: within walking distance to schools. One table preferred that this be shopping
only, not housing.

St. Marie Triangle: suggested higher density housing.

Rice Lake Road: not as many existing neighborhoods, bus already goes to both campuses.



e Central High School

¢ Near Chester Creek Café/At Sara’s Table

e Along bus lines: families often don’t want to live along busy transit corridors because of the
noise and traffic, but college students do.

e Other suggestions include: downtown, hospital area, 8" St and 12" Ave E, Aspenwood,
Bagley nature (road connecting UMD to Arrowhead with development fronting), Harbor
Highlands, Farmers market area, Old Central high school

Desired development: Although residents want more street lighting, they want it to be pedestrian-
scaled, not street lights that create light pollution. Tables asked for “tasteful” development that would
complement the neighborhood (for example, no 5- or 6-plexes in neighborhoods, maximum 3 stories
in neighborhoods). Buffering may be needed to protect single family neighborhoods, and there was a
suggestion for a form district at the Kenwood Shopping Center.

Consistency and stability: Property owners want to know where they can make investments and
how neighborhoods will change over time. There is concern over eminent domain and a perception
that UMD might purchase the Woodland school site.

Other suggestions for neighborhood amenities include a public ice rink, boulevard tree
planting, pocket and community gardens (and community space/recreation areas in general)
Enforcement is needed — for rental restrictions, parking, garbage/litter, building code violations, and
parties.

UMD involvement. An organization could teach students how to be good citizens, and UMD could
hold students accountable for behavioral issues. It was suggested that UMD could contribute to
surrounding neighborhoods by helping with snow removal to enhance walkability, expanding
services/presence into surrounding areas, or offering classes. Several comments were related to on-
campus housing, including providing more housing, offering graduate/married student housing,
requiring students to live on campus for the first two years, and allowing alcohol on campus to cut
back on off-campus house parties. Incentives could be offered to students for not bringing a car, and
low interest loans or down payment assistance could be offered to faculty or staff who live close to
campus. One comment suggested UMD needs an attractive entrance, and another proposed a staff
liaison between campus and the city to help with issues and coordinate volunteer programs.

Parking is a big concern for both residents and students. People want more parking, but are
concerned parking lots will take up green space. There were suggestions for community/centralized
lots and ramps, and residential permit parking for all streets in Kenwood. There was a concern that
the parking requirements for commercial development will hamper redevelopment.

Traffic and streets: There were comments about high speed limits, streets being in poor shape,
and concerns about new development increasing traffic.

Economic considerations: New development is expensive, and renting houses is often cheaper for
college students. Renting is also cheaper than on-campus dorms. Many people have been unable to
sell single-family homes, and more people in general (not just students) want to rent rather than
own. Rental properties provide jobs for landlords and for contractors fixing up old homes.

Vacant houses and empty lots in the study area: Ideas for these ranged from students helping to
rehab properties to converting vacant lots into parking lots.

Transit: There were requests for more buses, more shelters, better coordination of routes, and
better circulation between campuses and among residential areas and businesses.

Green space: Several comments noted the importance of green space in Duluth and stressed
protection of parks, wetlands, and other environmental resources.



Higher Education Small Area Plan
Public Meeting — July 25, 2011

Comments

These are comments recorded by the facilitators at each table and are meant to
summarize the discussions.

TABLE 1:

Opportunities
e There is the opportunity to get a more healthy balance of rental properties and

homeowners.
e Enforcement of rental restrictions, parking, parties can be increased
There have been some zoning and ordinance improvements, there is room for
improvement and more rules to ease the conflicts between rental and homeowners
o UMD has an opportunity to extend services/presence into the surrounding
neighborhoods
Opportunity for city/university cooperation of snow removal to increase walkability
Woodland site is a great site for redevelopment
Mount Royal commercial area is poised for growth
Alcohol consumption could be expanded on campus
Possibility for university subsidized housing

Challenges
e The presence of rental is causing great neighborhood degradation

e Enforcement is expensive, and not being done

e City doesn’t encourage biking or walking

e Woodland site may have accessibility issues/ slow down woodland flow

¢ Dinky town wont work in this area of Duluth

e Students are not allowed to drink on campus, so they have house parties

e 50 ft wide lots have little room for parking off-street

e Student vehicles often sit around, and are used on weekends only

e Providing affordable housing close to campus is a challenge- any fees or charges by the
city to help with enforcement are passed on to the students

o If enrollment does begin to decline, how will schools plan for it

e Cant make the university enforce their own policies

e Building code violations are going unexpected

e There are a few good neighborhood liason officers- need more

e Dumping furniture/garbage into Chester Park

e Speed limits are too high

e Streets are in poor shape

Places for student oriented development
e Along woodland ave- both sides
e St Marie Triange- turn into a higher density housing area
¢ Kenwood has potential for more student oriented commercial




Neighborhood Amenities

e Replace what is removed from plaza strip mall
e Public ice rink (for students too)

e Sidewalks on along every street

o Bike lanes

TABLE 2:

Opportunities:

Cool mixed-use opportunities at Woodland Middle School for neighbors and students.
Opportunity to connect both campuses via College Street (either development or better
pedestrian/bike/transit connection)

Good green space at Chester Park/Chester Bowl — college students use these a lot.

Students could be a part of the community — staff liaison between campus and city,
volunteer programs. (most of students are good kids)

Design standards for new development — i.e. a Mcdonald’s doesn't fit into the neighborhood,
but Burrito Union/At Sara’s Table do fit in.

Keep feeling of small landlords versus big developments (Boulder Ridge wouldn't fit on 4™
St)

Rental properties help economy: provides jobs for landlords and for contractors fixing up old
homes.

Challenges

Traffic on Woodland — would like to see study on traffic generated by a mixed-use
development versus traffic from its current use as a school. There is already a back-up at
stoplights in the morning.

New roads/parking lots could take up green space — any new developments should use
walking trails and other transportation

Perception that UMD will take over Woodland middle school for classrooms

Uncertainty of future student population — research shows that population of junior and high
schools are diminishing. What does this mean for Duluth’s colleges in the future?

New developments are more expensive than college students renting older homes

Houses facing the avenues in the Hillside: many of them have no access off the back, no
garage or off-street parking possible. These homes aren’t appealing to single families.
Fewer good jobs for single family households = fewer single families in Duluth

No longer the American dream to own a home — more people want to rent

Owning a home is no longer a solid investment

Student behavior — how to address?

From a landlord: hears that students feel the city is not friendly — lots of regulations, tickets
for parking, etc. Need to be more welcoming.

Vacant houses in area

Problems with absentee landlords

Homeowners who don't care/don’t speak up



Places for Student Oriented Development

¢ London Road corridor — restaurants are already there (Armory development)

e Transit corridors — families with small children don’t want to live on transit corridors because
of noise and traffic, but college students do. Corridors include Woodland, 21% Ave. E, 4™ St.
Transit corridors are also appealing to low-income families as well.

There is always going to be a group of students who want to live off-campus
e Put students where they can walk to school: Kenwood/Arrowhead, Mt. Royal, Woodland

Neighborhood Amenities
o Walking bridge over Woodland between middle school site and campus

TABLE 3:

Opportunities
e Could have better pedestrian accommodations — people could walk/bike more if there were

options

e When neighbors know each other, they interact better — strength of community comes from
neighborhood.

e Use of social host rule

e Adequate enforcement would generate funds

Challenges
Deterioration of neighborhoods: off-campus houses causes problems

Garbage and traffic

Absentee landlords not maintaining

Parents buying houses for children/renters

Narrow streets mean no sidewalks and limited parking

Need better enforcement of parking

A lot of fast drivers; our roads are designed to move cars, not pedestrians
Reduced property value

Stricter enforcement of leases and irresponsible renters

Lose rental license if violate social host rule

Places for Student Oriented Development

¢ Do we need more student housing?

Require freshmen and sophomores to stay on campus (if there were enough rooms)
Existing area shouldn’t be changed; Arrowhead (Rice) is open for development
What does North Dakota do differently that we don’t

Important to have sense of community

Neighborhood Amenities

e Need more bike paths — should have done it along Woodland

e Potential for more DTA involvement. Need more buses (there is a lot of traffic)

e More lighting = more safety. Concern about price of street lighting

e Rules enforced better would help us feel safer and make it better to live here. Don't like
litter.

¢ What is happening to Woodland School? Is UMD buying it?




TABLE 4:

Opportunities

o Create less need for cars

e Hold kids accountable by University

e Use rental license to get owners to take responsibility

e Provide a central place for students to live — provide more housing with retail below
e Take autos out of neighborhoods — build lots on edges of neighborhoods
e Higher education commission to show students how the city works

e School outreach/education to community (classes)

Challenges

o Traffic

e Parking

o Upkeep

e Cost in dorms more than rent

¢ No response from University

e Cost to build new

e Behavior of students

o Litter

e Snow removal

e University takes more students in than they can house

Places for Student Oriented Development

¢ Kenwood center and Woodland — grocery store
e E 4™ St — whole foods, restaurant, already rental
e Parking ramp

Neighborhood Amenities

e Little grocery store near campus

e University become a stakeholder

e Policy to encourage student body to become a stakeholder — students don’t care because
they are not connected
Stability in neighborhood: investment, future choices

e Connect at cooperative council — neighbor help through expertise of residence to help
students (attorney, realtor, what to do if need help)

e Mandate community volunteerism for students to understand the community

TABLE 5:

Opportunities
Restaurants and shops surrounding campuses

Walkable

Preserve neighborhoods — not deteriorate
Increase walking score

Improve traffic safety

Sidewalks



Bike trails

Parking opportunity at Woodland

Is there a parking problem?

Community where cars aren’t needed

Any bar/social could be geared to citizens

Professional, graduate and married student housing
Lighting at crosswalks — bright, flashing signs

Commercial opportunities at existing student development
Woodland — Art Department/Tweed

Invest in multi-student housing in Hillside

Challenges
Cars push shopping out of the study area

It would be hard having a bar

Light pollution from campus

Lack of light on side streets

Driver use of cell phones

Traffic/”race car” driving — “runs off” the walkers
Stabilize/balance owner-occupied and rental

Inability to sell/market homes

Cost of rental license drives up rent (plus loss of homestead status)
Sub-standard housing conditions

Keeping market in balance — don't overbuild
Buffering east side of Woodland

Crossing Woodland — walkability — bridge or tunnel?
Woodland Ave ability to carry traffic at new entrance
Woodland/College intersection

Parking at homes

Deterioration of rentals

Places for Student Oriented Development

e Mixed use at Arrowhead and Pecan area
Mixed use at Plaza area

Multi-family

Trail connection: UMD to Kenwood
Mixed-use at Woodland School

Neighborhood Amenities

e Hardware store somewhere

e Lighting and sidewalks (neighborhood street lights, not high lights)
e Walkability rating increase — now 54. Shoot for 80.

TABLE 6:

Opportunities
e Economic development at Woodland area (1* floor shops)

e 9" Stand 19" Ave E



Empty lots, abandoned properties

Student civic engagement — rehab properties

UMD incentives to ride bus, walk, bike

Incentives to property owners to reduce parking if close to campuses or bus route

Challenges
Poor housing stock — replace? Rehab?

Return some residential to single family

Parking and traffic — Woodland, etc.

Pedestrian movement

Depreciation costs outweigh maintenance

Enforcement of codes — sometimes too much regulation

Not enough options for homeowners

Market forces

Conflicting interests — concentrate students or save properties
Developments should visually fit in with existing neighborhoods

Places for Student Oriented Development
Woodland school

London Rd — Armory

Co-op area

Chester Creek Café

Burrito Union

8" St and 12" Ave E

Kenwood

Neighborhood Amenities

e Snow removal — streets and sidewalks

e Pedestrian crossing — Woodland, Kenwood (sidewalks not used, poor condition from Boulder
Ridge to Scholastica)

e Street condition improved — bicycling
Lighting — streets

TABLE 7:

Opportunities
Residential permit parking for all of the Kenwood streets

Universities provide incentives to students for not bringing a car

Create parking lots for students

Should/can the colleges require students to live on campus for first two years (freshman
and sophomore)

Kenwood Shopping area — form district — different type of shopping (strip center is
outdated). More walkable.

Challenges
¢ How can we improve biking and walking opportunities for the study area? (Portland — 20

minute neighborhoods, be able to walk or bike to places within 20 minutes of your home)



Need for improved street lighting, sidewalks, bike lanes. Safe walking — i.e. Arrowhead Rd.
no boulevard

Mt. Royal — dangerous parking lot for walkers between grocery store and post office and
library

Places for Student Oriented Development

Downtown

Woodland Middle School

Hospital area

Aspenwood

Central High School

East 4" Street area (also, need affordable housing options for low and middle income)
Bagley — road connecting to Arrowhead with development fronting

Neighborhood Amenities

o Sidewalks/handicapped accessible

e Restrooms

o Bike lanes on Arrowhead

e Places for people to park — parking lots for residents and students
e More businesses around the college — restaurants and shops

e Rental bikes throughout the City of Duluth

TABLE 8:

Opportunities

Mixed use — walkable to small businesses, could student presence influence the support of
small businesses. 9" and 4™ St corridors

Possibility for students to be good neighbors — shovel, yard maintenance in exchange for
food, etc. Service project for students to keep sidewalks shoveled, etc. Adopt a sidewalk?
Opportunity to engage students in the community

More opportunities for constructive nightlife close buy — coffee houses open late, etc.
Student use of Woodland Middle School site.

Challenges

Parking for commercial use makes it less advantageous than building just residential
development

Access to landlors — contact for concerns

Safety of year-round walkability

Difficulty to rezone for development of land for buildings that are mixed u se (residential
with street level commercial) and hold-ups in administration and city departments for
development

Concern for eminent domain

Creation and preservation of green space

Better transportation connectivity from campus area to “greater Duluth” (Lakeside, West
Duluth). UMD — home — work — social

Keeping family housing mixed with student housing. Helps keep students with an
expectation of good behavior in mind.



¢ Single family homes for sale and less market demand for single family housing.
e Lack of on-campus housing for higher enroliment
e Long-term sustainability for projected enrollment, economic impact.

Places for Student Oriented Development

e Woodland school

4™ St corridor

Sara’s Table — opposite corner lot vacancy
Kenwood/Arrowhead

St. Marie/Woodland triangle

Neighborhood Amenities

e Boulevard tree planting

e Hardware store — old Walgreens location?
e Kinkos

o Bike trails

e Bike rental

[ ]

Local restaurants — café, bistro, with expanded hours, weekend hours. Quick deli/sandwich
shops.
o Off-campus study spaces

TABLE 9:

Opportunities
More efficient use of services in area - mix of populations

Notification of study to owners and residents

Communication with UMD and residents

Expand on transit opportunities

Business owners to better identify student and resident needs
More vibrancy for neighborhoods for students

Better public safety and patrol of neighborhoods

Better student needs and services

Challenges
Enforcement of rental property owners — are permits reviewed?

Parking in neighborhoods/campus

Better mass transit

Little developable land area/challenges associated with redevelopment
Change is difficult

More people in same space/area = challenges

Different values among people living in area — tough to balance

Places for Student Oriented Development

e Woodland Middle school — done tastefully

e Armory site

e South side of Arrowhead between Kenwood and Carver Ave.
e Harbor Highlands area




Within walking distance of college and/or transit
Central or other school sites

Mount Royal area improvements

4™ St corridor

Farmers market area

London Rd area

Neighborhood Amenities

Better mass transit

e Tasteful development/complement the neighborhood
e More walkable

e Possible nightlife/clubs if small in scale

TABLE 10:

Opportunities

Woodland school site reuse

Armory reuse

London Rd Dinkytown

UMD to buy UMD triangle area and rent out

Opportunity to preserve great old houses — subsidize landlords who improve old homes
Scholarships for students who show interest in community with essay

Open campus parking lots to allow residents to park

Community parking lots

Need rental property inspections — lots of bedrooms in basements

Low interest loans or down payment assistance for professors or faculty who live close to
campuses

Mixed use areas should have buffers

Want to interact with students at appropriate times/coexist peacefully

Need places for students to hang out rather than house parties

Need to keep up property exteriors/lawns

Farmer’s market relocate to the area

Small buses to circulate among residential areas and businesses

More/better/safer bike facilities/routes

Decorative street lights to add to community feel

Challenges

Group homes — take parking/not normal residential

Pedestrian issues crossing Woodlan and London Rd — need pedestrian overpasses — one
possibly at new UMD entrance

Lack of off-street parking in some areas, resident permit zones

Need locations for student-oriented businesses but also for regular residents

Need appealing neighborhoods to attract business. If we let the good neighborhoods
deteriorate things will be bad.

Students have a short timeline — 4-5 years and they’re gone; need to communicate values
to new students repeatedly.

Worried about student safety with landlords overcrowding houses.



Places for Student Oriented Development

Kenwood Shopping Center

Woodland middle school site

London Road

Armory

4™ street if neighborhoods are protected

Neighborhood Amenities

Hardware store — Kenwood

¢ Need community space — parks, fairs, encourage students to party at the park/plaza

e Pocket gardens

e Community garden

e Need more of a variety of housing options for folks of all ages — single-level living, etc. so
people don't have to leave neighborhoods to find housing options.

TABLE 11:

Opportunities

e Potential at Arrowhead, Kenwood (main streets), shopping center with housing above

¢ Combining housing and shopping via Woodland school site

e Places to shop/dine in walking distance

e Building multi-level parking (more space for activities)

e Drinking establishment/restaurants can be supported

e Old Chester school — shops, apartments — Skywalk over to Woodland (restaurants, shops,
etc.)

o Newer Chester School

e Market UMD as a business — more stops, not just for students

e Underground parking

¢ Madison, U of M, great examples — What are other communities doing?

¢ Maintaining the residential area that is safe — parents look at this

e Married students housing?

o Example bike rack (that are on buses) inside/outside Kirby to use

Challenges

o Will the city staff enforce the new zoning?

e Absentee landlords

e Two-way streets are a challenge — like one-ways

¢ How many rental properties between UMD and St Scholastica?

¢ Need to maintain a quality of life for everyone, rental vs. homeowners (balance)

¢ Not an attractive entrance (no way to enter, confusion)

e Business may not want clientele to move (Canal owners might be upset)

e Streets (old infrastructure might be hard for increase of people — parking, emergency

vehicles, snow clearing)

Modern/new development with older development (blending the two)
Buses are feeling the increase in students

Staff — city inspectors having time to regulate guidelines



e Parking (for students and residents) — not enough space for all
e Buses need to be better coordinated — more regular routes (esp 8" st and 4" st routes)
e More clear on the Unified Development Code — uncertainty about what is changing

Places for Student-Oriented Development

¢ Woodland middle school site

e Old Chester/New Chester

¢ Rice Lake Road - Experiment, no renovating costs, not as many neighborhoods, goes to
both campus, bike paths from student housing

Arrowhead — Huge challenge, adding more people

Kenwood — would like movie theater nearby, convenience stores that are walkable

Old Central high school — potential housing/businesses for students.

Do not want to see a 5-plex, 6-plex, in neighborhoods

Neighborhood Amenities

e Parking lots for people who live/visit there — buy foreclosed lots

e Restaurants/pubs

e Recreation areas for kids (soccer, tennis, basketball) (part of Woodland School) /
community space

e Movie theater nearby

TABLE 12:

Opportunities
e Encourage employees to live near colleges

e Advantages of a Dinkytown part of Duluth

e Grand Ave neighborhood in St. Paul — students living in the neighborhoods but more
protected

More separation — where is the place where people should buy for investing?

Define where the growth is free-for-all

Woodland middle school is an opportunity with border protection

Encourage employees to live nearby

Eau Claire and LaCrosse as examples

What are the things the students want?

Good strides in the last few years

Challenges
No bicycle trails

Walking at night

Students don’t have a spot right now

Wetlands and environmental concerns

How to decide which neighborhoods not to protect? Some have tipped.
Don't see kids walk to school

How many cars? Parking in existing neighborhoods

Finding financing for parking ramps

Small landlords rely on renting the houses to survive economically
Need to know UMD’s campus plans



UMD needs to take responsibility for housing and parking

How accessible is the communication with the city?

Don’t know who to call at the city and university. Where does the buck stop?
18 year olds need structure whether or not they are students.

Good that city requires landlords to manage within 25 miles of rentals

Places for Student Oriented Development
Kenwood shopping center (needs restaurant)
Mt. Royal

4™ st. — 6™ Ave E to 14™ Ave E

London Rd

Woodland School

Plaza area (mixed opinions)

Traditional neighborhoods: max 3 stories
Not more dense on areas with 25’ lots.
Armory

Neighborhood Amenities
More walkability; safer. Create biking trails, walking trails

e Fix Arrowhead and Kenwood
e Free buses

e Central parking lots/ramps
TABLE 13:

Opportunities
e Encourage more DTA routes

o Areas of retail, restaurants, housing.

o Improve Kenwood Shopping Center - want some cool shops by Super One in Kenwood
(café, cd store, student oriented places like Kitty Kat Club, Annie’s Parlor)

e Improve walkability. Bike lanes are wanted/ Need more marked crosswalks — pedestrian

bridge at 6" Ave. E? Make College Street for walking-friendly

What can you do to increase transit use?

Flexible zoning in specific areas — example: 4™ St.

Free buses are huge — how has the bus reduced the number of cars?

20 minute loops for buses just to college areas

Concentrating businesses will help increase transit use.

Challenges
Parking along 4" street and in general (cars on street)

Arrowhead: too many cars parked at homes not meant for that many cars
Kenwood Shopping Center parking lot is underused

Problems at intersection of Kenwood and Arrowhead

Lack of bus shelters in the winter.

Places for Student-Oriented Development
e Woodland school site: housing
e Armory project: dining/shopping




4™ St: shopping

Mt. Royal: shopping

Kenwood: shopping, dining, retail

Encourage mixed use

Don’t tear down old homes — reuse them for shopping/dining/businesses

Increase mixed use around Portland Square

Look for financial incentives to encourage development along the 4™ St. Corridor and

Portland Square.
e Recommend a survey of students to see what they want.

Neighborhood Amenities

e Preserve the park/keep open spaces
e Protect historic character

ADDITIONAL COMMENTS

The City needs incentives of developing near bus routes by allowing business owners
along bus routes to provide less parking (I believe 70% of what would be normally
required). The rationale for this is partly that some people will not drive to the business,
but instead will bus. It would be interesting to know if a certain amount of students will
not own cars if they live very near the college (Like at the Woodland site), so that,
perhaps, a developer could be given the incentive to build more and cheaper college
residences by not being forced to build expensive parking. Perhaps, UMD knows how
many of the students that live in the dorms bring cars with them.

I’'m a member of a new group formed at Lower Chester- 15" Ave. E 5™ St. “Neighbors of
Lower Chester Park.” We are working to improve our neighborhood and re-open our ice
rink. We want Friday night to be college night skating (St. Scholastica, UMD, and Lake
Superior College). We are working on our 501 30 status now and will start doing fund
raising soon as we will have to insure the Lower Chester complex and have our 2™
annual Play Day/Picnic/Pot Luck at the rink on September 10™.

I would like UMD to consider providing some married student housing adjacent to
campus.

The small group was helpful. A consensus was to get the “U” more involved in a
positive way with the impact on neighborhoods. Require a code of conduct, require
students to volunteer and get to know Duluth & Duluthians, require more interaction by
the “U” and more responsibility for the enrollment increase without housing
considerations. Keep 300 foot rule and keep off street partying rules.

Few students were here because it is July. Be sure to do a survey of students.
Example: Where do they want housing, retail shops, dining? What would encourage
them to walk to businesses?



Web Site Comments - through 9/19/11

First Last
Date/Time | Name Name Comment
06/21/2011 I'm interested in keeping the neighborhoods as single-dwelling units. | have student housing all around me and
8:05:48 ([Mary Allen the biggest issues are not enough parking areas for too many cars allowed in singe-family dwellings and
AM garbage.
Regarding the boundaries - | understand that "the intention of the boundaries was to capture the places where
06/23/2011 students are living, you did not start out with the Protection Zone boundaries". what is the city's definition of
8:35:01 [Trent Wickman |"where students are living"? what statistic are you using to define it? You can't just arbitrarily draw lines on a
PM map. why did you not start out with the 300' rule boundary??? | live 3 minutes from the UMD campus in lower
woodland and am surrounded by students.
| found out about the July 25 meeting from a friend in the Twin Cities. How are you contacting residents in the
affected neighborhoods??? Hoping people stumble across a web site announcement is not being very friendly to
the neighborhood. Snail mail announcements and/or notices stuck to everyone's' front door would be
appropriate. Not all of your stakeholders spend time online. | will not be able to attend this meeting. Will you be
07/13/2011 . . ; . . . .
o, . posting the results/minutes of this meeting? Will you be posting a video to www.youtube.com, or some other,
10:39:48 | Jim Drake similar, venue? If not, why not?? Video the meeting and submit it to PACT TV for viewing by the neighborhood.
PM Set up a Face Book site for this venue to gather input from the neighborhood folk who are connected. | live on
Lyons St., between UMD and CSS. | am happy with my neighborhood. | am aware of other residents of the
neighborhood who are NOT happy. They need to be involved with your process to develop buy-in for your plan.
Ignorance of the process, by the stakeholders, is not a good thing. Jim
If you wish to get student input why not hold these meetings after fall semester begins in September. They
07/24/2011 clearly will not be adequately represented in the Duluth population in the summer. | suspect students would
8:19:10 [george |hanson |prefer to live where they can walk to school and supporting services and entertainment rather than having to use
PM some form of transportation. Who speaks for them? Are the subcommittee members even here this summer?
Why aren't students full members of the small area plan committee?
07/25/2011
1:03:02 |Katie Krikorian |l would have come to the meeting tonight at UMD but just found out about it in yesterday's paper and have other
PM scheduled plans. It would be better to have a week's notice.
07/25/2011 I'm a bit concerned that there has not been enough information on this plan in the media. | only heard of it on the
2:35:18  [Cindy Krieg News Tribune, in an opinion article. Considering my home is right in the middle of this area being looked at, this
PM greatly concerns me. Everyone within the study area needs to be informed as to what is going on, whether that

means news pieces in the media; or informative letters sent to all residents with information updates.
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07/25/2011
3:02:31
PM

Ryan

Bauers

Web Site Comments - through 9/19/11

| believe that the North line of the study area should be moved - drawn along Kenwood Avenue as you head Easf
UNTIL Carver Avenue, then it should drop down as far as St Marie Street and would continue East until
Woodland Avenue. | do no believe that the small, quaint neighborhoods on Dunedin (South), Brookline, Melrose,
Charlotte, Eileen, Don Avon or Columbus Avenue should be included in these. The price of many of the homes
in this area exceed $250,000, with a similar feel to upper Congdon, and are currently inhabited by families with
kids or folks near retirement age. | believe that this would greatly devalue homes that were purchased in this
unique area along the nature areas and creek and disrupt the way of life for the folks who live there.

07/25/2011
7:02:47
PM

Ann

Frett

Additional input for public meeting 7/25 at UMD, Kirby Ballroom. We recently began renting a home on Kent Rd.
as we sold our home with some acreage on the eastern edge of Duluth. We have a 5 year old son. We love the
neighborhood and the urban conveniences, being close to UMD, Chester Bowl, Whole Foods Coop, Canal Park,
Park Point, walking to Sara's Table, etc. The homes and lots are beautiful. We've met many people who have
raised their families here and rave about the quality of life. There are many progressive, professional people in
the neighborhood, a friendly, supportive group. We also find wellre near more families with young kids. If we
end up staying in Duluth, we seriously want to buy in this neighborhood. We would like to see zoning regulations
in favor of single family homes. Our concern is of deterioration of homes that are rentals and noise from students
during the school year; things that reduce the quality of life for home owners and families with children. We are
also considering moving to Minneapolis. There, housing prices closer in to the city are higher, due to the
convenience of living close in. It would be in the city of Duluth's advantage to

support urban neighborhoods in desirable areas for single families. Chester bowl/UMD area is an urban
neighborhood comparable to southwest Minneapolis and Bryn Mawr areas. In many ways more beautiful and
desirable due to the incredible green spaces within the city.

07/31/2011
5:44:23
PM

Lani

Paszak

We are being squeezed out of our neighborhoods. There is no way that mixing students in neighborhoods with
established home owners is going to work. Take a look at Arrowhead Rd. and you can tell which homes are
rentals and which homes are privatly owned. Our property value actually decreased in 2010, (payable in 2011)
and | am sure it is because of the proxcimity to UMD. We should be offered a buy-out at fair replacement value
so we can replace our current home with something equavilent outside of the study area. Otherwise, all student
housing shoud be prohibited in residential zones within the study area. Nobody wants to be surrounded by
student housing. | know they are not bad individuals, they have just not yet come to make mature decisions and
the population in the surrounding area should not be made to pay via their sanity and decreased home values.
We have worked long and hard to make our home a place we can be proud of. It is not fair that because the
enrollment at the local colleges has increased 30% in the past 9 years, that we should lose our homes to the
growing cancer that surrounds the universities.

08/01/2011
9:02:40
PM

Bob

Flagler

We have lived on Lawn St for 2 years and love it. We have students around us but very few problems other than
a lot more foot and auto traffic. | would like to see more business around the area, a bar, coffee house, used
clothing, bakery, etc. Somehow, more interaction between neighbors and students. Afton should be a place of
activity. This was once a quiet little neighborhood, it is now a mix, let's help it along. Bob
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Web Site Comments - through 9/19/11

As a member of the Comprehensive Plan Committee | urge us to pay attention to the sensitive land overlay as it

08/03/2011 Skwi relates to development in this area. While that overlay was codified in some areas, it remains "advisory" in
. wira- . ) .
10:07:07 [Kevin Brown others. In order to balance development with preservation of natural resources we need to anticipate and
AM account for the secondary impacts on adjoining wetlands and other sensitive features that will most certainly
accompany any concentrated development.
Luckily I live on a section of Arrowhead Rd. that has the Bagley Nature area as a buffer on on side, and all the
homes close to ours are single family dwellings. However, several of the neighbors are getting up in years, and |
forsee in the not to distant future, that their homes may go up for sale. | shudder to think they could become
08/09/2011 rental units like many are above and below our home at 814 W Arrowhead. 6-8 cars parked in front yards, uncut
9:20:09 [Mary Madill grass, garbage not picked up, these are the main sources of blight in the Arrowhead Rd. area. Not many issues
AM with excessive or loud partying, unruly behavior,etc. Perhaps some type of citation ($) to landlords to keep closer
tabs on their renters to ensure rental properties are not becoming eyesores, thus lowering the property values of
homes around them? A way for single family and student rentals to co-exist. Landlords need to set the
expectations for their renters. Expectations not complied with, landlord gets a
citation, which they pay ( and fix the issue), or pass on to the renters, helping to hold renters accountable for
being good stewards of the community in which they live. Landlords own as much of the blame as the renters, as
they often "allow" the blight to continue.
| am a landlord that rents to college students. In studying this area, some of your committee members may think
09/15/2011 they know what student housing looks like, and it may or may not be correct. | am offering tours of my rentals for
11:59:37 |Barb Montee |2@NYOne who is willing to come. Please encourage your committees to tour a rental. | usually spend a minimum of
AM $10,000 per house fixing them and improving them. The students really enjoy painting and decorating. The

neighbors enjoy having a nice looking house next door. Students are usually good neighbors, and if they are not,
we work on learning good neighbor skills. Please call me to set up a tour.
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From: Beth A Post < >

To: <jmoses@duluthmn.gov>

Date: 8/3/2011 12:50 PM

Subject: Comments RE: Higher Education Small Area Plan
Hi Jenn:

Per our phone conversation from last week regarding my problems with the
on-line Comments section of the Higher Education Small Area Plan, | am
sending you my thoughts and comments regarding the above.

I would like to thank the Planning Department for holding the public meeting
last Monday at UMD. | appreciate it very much, as a citizen, to be included
in this process. | was gratified to see the large attendance.

There are some areas of concern | have in regards to areas around the two
campuses. | feel there are two distinct shopping areas the students (and
citizens alike) have readily accessible from the campus-they are Mount Royal
and Kenwood Shopping Center. However, as it relates to the students, some
other ammenities could be added that would enhance the areas but not
necessarily negatively impact the surrounding neighborhoods. Kenwood
Shopping Center used to have a movie theater on the far end where, |

believe, Play it Again Sports is now. There seems to be plenty of room down
on that end of the shopping center for an addition of the small variety,

such as a theater. It would be a big draw for students. A retail

clothing store(s) would be good also or some type of dollar store. Parking
doesn't seem to be an issue for the shopping center. | realize there is

only so much the city can do to lure these type of businesses, but it's a
thought.

Mount Royal doesn't seem to have as much room for expansion as Kenwood does,
so it's limited that way, but is closer to the campus. 1 feel the city

would need to be very careful of any type of development it allows

here. Small development would seem to fit best.

Both neighborhoods seem to have plenty of liquor stores. | would not like
to see any more added, nor would | be supportive of any type of bar,
nightclub, etc., That would not be a good fit for the area.

Keeping the green space we have in these areas is important. | think this
is something both students and citizens of Duluth hold dear and add to the
draw of the area. Hiking trails, parks, etc., are all around the campus and
are used heavily by the citizens, as well as the students. It is part of

what makes Duluth-Duluth !

As far as the Woodland school site goes, people seem very concerned. I'm
guessing, in the end, student housing will be going in there which is fine
provided the following are part of the plan. The complex would need to be
of the type that is well managed (on site would be nice), fits in with the
neighborhood as it relates to the height of the building(s), has some
activities on site for students, and has adequate parking for the

students.  In other words, alot of thought needs to be put in as to how
best to fit this housing complex to the current neighborhood.

It would be VERY nice if UMD would require it's freshman and sophmores to
live on campus the way CSS does. It would solve a multitude of issues in



the neighborhoods. I realize this means that UMD would need to build more
student housing, but being a good neighbor requires a sacrifice now and
then.

Parking, parking, parking. Even on campus there is never enough. Any type
of development should include this as an important element. As for the
rental properties, students are still parking on lawns, parking on the

wrong side of the street, etc. In the Winter, it's really a nightmare.

This really rubs residents the wrong way. Anything UMD and CSS can do to
bring this issue to the forefront, so students get the message, would be

good !

I would like to add one final thought. As my husband and | sat at the
meeting last week we were very uncomfortable with one issue, which is now
going to lead to a request. Is it possible in the future to have separate
meetings of residents and landlords? The reason | ask this is due to the
experience we had at our table. We had two couples and one other lone
individual at our table who were residents. We also had four individuals at
our table who owned rental property in town. Those of us who were
residents had a very difficult time getting a word in edgewise at our

table. 1 don't want to make this an US versus Them type of statement, but
the landlords spent alot of time talking about how unhappy they were with
the new rental ordinance and several other gripes they had. Really ???

If we did get a chance to speak, oftentimes our question or comment would be
answered or commented on by one of the landlords. One gentleman (a
resident) seated next to me attempted several times to get his question or
comment heard. Once or twice he was successful. But on several occasions,
he was talked over the top of by one of the landlords. This gentleman ended
up leaving the meeting early in frustration. 1 don't think he'll be

back. This atmosphere was intimidating, and in the end, non-productive. |
don't feel we accomplished much at our table as a result. If separate
meetings cannot be held, maybe have smaller groups (5-6 members each), go
around the table to each person and allow them 2-3 minutes to speak, then
when each person is done speaking at the table, opening up the

table for comments. This way everyone gets to speak or ask questions. |
feel it would afford everyone the opportunity to feel they contributed. |
didn't mean for this e-mail to get so lengthy, sorry !! Thank you.



>>> < > 8/4/2011 4:33 PM >>>
Planning Manager
Cindy Petkac:

I was informed at our Neighborhood Night Out Tuesday evening about the
"Higher Education Small Area Plan". This is the first time | have ever heard of
this "plan™.

After reviewing the web site that contains the "study area map" and reading

the Mt Royal section of the report, | need to know how this affects my

property value today. If | were to list my home "for sale" | would be under

obligation to tell a prospective buyer about the college/city plan. The end

result would be that I could possibly sell my property to an

"investor/realtor/developer” possibly someone on the "Higher Education Small Area Plan
committee who would use it for rental property until the "Plan" is developed.

However, | would be between a rock and a hard place regarding selling it

for more than the tax value given today's market and the impending long range

area plan.

Of course, with the advent of "plan” the value of my house has
significantly decreased. Even though, | have spent the last fourteen years maintaining
and upgrading (furnace, windows, roof, water heater, etc.).

Certainly, I am NOT opposed to UMD's need for expansion for student

housing. This has been necessary for years. Living in the college area has kept
my taxes lower, afforded benefits that other areas of the city do not have

such as open sidewalks in the winter via UMD equipment, offered cultural
events within walking distance, and afforded an extremely diverse neighborhood
of young neighbors as well as more established neighbors. However, over the
past five to six years more established neighbors have been selling to
developers or even Duluth citizens that flip the house to rental property.

Frankly, I'm not sure | wish to sell my property, but if the city rezones

the area not only will the value drop further but there is a great chance

that the city or developers would buy all "for sale" homes for a fraction of
FMV and "eminent domain™ the first phase property closest to UMD (which is
mostly rental already) and begin building apartments.

I can clearly see both sides of this issue. Students at the colleges

provide thousands of dollars to Duluth's economy. Balanced against the property
tax paid by residents in the six mile proposed area and presently the

residents tip the scales. However, if the city buys the residents out for tax

value only and sells the property to UMD, the city would see a sizable profit.
This is basic economics. And this principal has been used in the past; in
Minneapolis and other cities in Minnesota.

Using the above principle to acquire land in a city the size of Duluth will

cause great animosity from affected neighborhoods. To help prevent

adversity, the city of Duluth formed a committee of people to study the area. Some
years ago there was a group of residents that formed a committee totally

opposed to the influx of "student rentals" and | can only imagine that one

or two residents from that committee have advanced to the "Higher Education



Small Area Plan" committee.

The questions the majority of neighbors at the "Night Out" asked were: How
many members of the committee live directly in the planned area? How many
developers, that stand to profit form the outcome, are on the committee? Of
the possible two resident committee members, what is their responsibility

to inform the area neighbors of this long-range plan?

I would like to meet with you regarding becoming a part of this "Higher
Education Small Area Plan" committee, my options as a homeowner, and relating
information to other "Higher Education Small Area Plan"residents.

Thank you for your time.

Rhonda Peterson



From: Sue and Steve Morgan-Rowley < >

To: "jmoses@duluthmn.gov" <jmoses@duluthmn.gov>
CC: Sue & Steve Rowley/Morgan < >

Date: 7/30/2011 11:05 AM

Subject: Higher Education Small Area Plan

As a resident of the Higher Education Small Area Plan Study

Area (Study Area) who attended the July 25 meeting, | wish to express my
concern about the makeup of the Plan Committee, which appears to be as
follows: university/college, 2;

government, 4; developer/property manager, 4; Study Area resident, 4. The
interests of developers/property managers and Study Area residents often
conflict, but it appears, on the surface, that the representation of these two
interest is balanced.

This appearance, however, may be deceptive. | was able to find, in the Twin Ports telephone

directory, names identical to three of the four resident members. With one exception | cannot be certain
that

the names in the directory are the same individuals that are on the

Committee. | had a chance to talk with Mark

Poirier at the meeting and he acknowledged that he is not a resident of the

Study Area but was asked to serve on the Committee because of his expertise as

an architect. | believe, therefore, that

Mr. Poirier should not be identified as a resident but as an architect.

In the telephone directory a Patrick Heffernan is listed at

54 E. Kent. If this is the Pat Heffernan

on the Committee, his residency, if in the Study Area, is on the extreme eastern
border. Concerning his membership, one might also wonder if the interests of
the Chamber of Commerce are congruent with the interests of residents of the
Study Area.

In the telephone directory
a Jessica Olson is listed at 2309 Jefferson Street. If this is the Jessica Olson on the
Committee, she lives outside of the Study Area.

I have no address for a Sandy Robinson.

Even if the eastern boundary of the Study Area were extended
to include the three “residents” noted above, they would not be geographically
representative of the Study Area.

If the Planning Commission and City Council are serious

about avoiding a controversy similar to the one following the adoption of the “Red
Plan” (which I supported), representatives on the Area Plan Committee identified
as residents of the Study Area need to live in owner-occupied residences within
the Study Area and need to represent a wider geographic distribution across the
Study Area.

C. S. Rowley



>>> Tania Moerke < > 7/24/2011 5:57 AM >>>

To whom it may concern,

This is a copy of the email | sent this morning to the Duluth News Tribune. | wanted to share it
with all of you as | expect action to be taken as a result of what occurred. | will continue to
pursue this issue until | feel satisfactory action has been taken.

Thank you,
Tania Moerke
Duluth Homeowner for nearly 8 years

From: To: newsroom@duluthnews.com
Subject: UMD Football player vandalizes vehicle
Date: Sun, 24 Jul 2011 05:32:30 -0500

Hi,

Just got done dealing with the cops tonight and wanted to write you about a story | thought you
might find interesting. Tonight at 4am | witnessed a drunken UMD football player vandalize and
smash windows on a car on our street(16th and Jefferson). The car belongs to my 20 year old
sister visiting us from Minneapolis, she is a student at U of M-Minneapolis. We called the police
right away and the police quickly apprehended the two suspects and are going forward with
dealing with them(one is going to detox and the other to the hospital for the cuts on his arms
and then jail) As the cops were putting these two men in the car their friends who were gathered
up the block blasted off fireworks, showing how little they respect the people that live in this
neighborhood. There are a few reasons | am writing this email, | would like to see it reported
because these players think that because they play for UMD, they can get away with anything.
People always are debating why there is such a conflict between homeowners in Duluth and
students at UMD- this is why. | watched this player smash open a rear drivers side window on a
car with his barehands tonight, after he vandalized the vehicle with the antenna he broke off of
the car. These players are supposed to be model citizens and are supposed to act in an
appropriate manner representing the school they attend and play for, yet they treat the city and
neighborhoods they live in with disrespect. There are many college students in this area who are
very respectful yet it is the elite players of the UMD football team who treat the streets as their
playground. | hope you will write something about this in the news because this type of behavior
is not ok and should not go unnoticed. There was an additional vehicle that was vandalized on
19th avenue however we are unaware at this time if these two were involved in that incident.

**| want to say a BIG thank you to the Duluth Police for their quick response time as it resulted
in catching these two before they could return to their home. The police officers were friendly
and efficient and | feel better knowing they are up all night, unfortunately dealing with nonsense
like this**

Please be aware that | am sending this email to staff at UMD

Thank you for your time,
Tania Moerke
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Results

No of records in this query: 1205
Total records in survey: 1205
Percentage of total: 100.00%

Browse Export

Field summary for SCH:

What school do you attend?

Answer Count Percentage
University of Minnesota Duluth (1) 897 74.44%
The College of St. Scholastica (2) 308 25.56%
No answer 0 0.00%

University of Minnesota
Duluth (1)

= The College of St.
Scholastica (2)

74%

Field summary for YEAR:

What is your year in school?

Answer Count Percentage
Freshman (1) 355 29.46%
Sophomore (2) 251 20.83%
Junior (3) 199 16.51%
Senior (4) 255 21.16%
Graduate Student (5) 145 12.03%
No answer 0 0.00%
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Freshman (1)

= Sophomore (2)
Junior (3)

= Senior (4)

= Graduate Student (5)

21%

Field summary for PCT:

Are you a full-time or part-time student?

Answer Count Percentage
Full-Time (1) 1183 98.17%
Part-Time (2) 22 1.83%

No answer 0 0.00%
Full-Time (1)

= Part-Time (2)

2%

98%

Field summary for Home:

Where do you live?

Answer Count Percentage
On Campus - Dorms (1) 329 27.30%
On Campus - Apartments (2) 267 22.16%
Off Campus - With parents/family (3) 52 4.32%
Off Campus - Apartment (4) 174 14.44%
Off Campus - House (5) 383 31.78%
No answer 0 0.00%
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On Campus - Dorms (1)
= On Campus - Apartments
(2)
Off Campus - With
parents/family (3)
» Off Campus - Apartment
)
4% = Off Campus - House (5)
Field summary for Adress:
What is your address during the school year? (Optional, answer only if living off-campus)
Answer Browse 377 31.29%
No answer 828 68.71%
Answer
= No answer
Field summary for Ameni:
What types of amenities are important to you in choosing a place to live? (please check all that apply)
Answer Count Percentage
Within walking distance to campus (1) 788 65.39%
Within biking distance to campus (2) 351 29.13%
On transit line (3) 657 54.52%
On-site fitness and pool facilities (4) 353 29.29%
Restaurants nearby (5) 380 31.54%
Shopping nearby (6) 372 30.87%
Cost (7) 1118 92.78%
Available during breaks (8) 529 43.90%
On site parking (9) 903 74.94%
Free internet (10) 693 57.51%
Secure building (11) 803 66.64%
Number of people per unit? (studio, 2 br, etc) (12) 527 43.73%
Private bedroom (13) 623 51.70%
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Quiet for studying (14) 659 54.69%
On-site laundry (15) 1010 83.82%
On-site visitor parking (16) 554 45.98%
Other | Browse 86 7.14%

(8)
s = On site parking (9)
= Free internet (10)
i Secure building (11)
= Number of people per
400 unit? (studio, 2 br,
etc) (12)
= Private bedroom (13)
= Quiet for studying (14)
200 On-site laundry (15)
= On-site visitor parking
100 (16)
u Other

Within walking distance
to campus (1)

= Within biking distance to
campus (2)
On transit line (3)

= On-site fitness and pool
facilities (4)

= Restaurants nearby (5)

= Shopping nearby (6)
Cost (7)

= Available during breaks

4 of 17

Field summary for Amen2 [1]:

Of the above amenities, which would be your top three priorities? [Ranking 1]

Answer Count Percentage
Within walking distance to campus (1) 210 17.43%
Within biking distance to campus (2) 13 1.08%
On transit line (3) 59 4.90%
On-site fitness and pool facilities (4) 5 0.41%
Restaurants nearby (5) 5 0.41%
Shopping nearby (6) 4 0.33%
Cost (7) 636 52.78%
Available during breaks (8) 9 0.75%
On site parking (9) 19 1.58%
Free internet (10) 26 2.16%
Secure building (11) 77 6.39%
Number of people per unit? (12) 8 0.66%
Private bedroom (13) 72 5.98%
Quite for studying (14) 15 1.24%
On-site laundry (15) 15 1.24%
On-site visitor parking (16) 11 0.91%
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1% 2% 2% .

6%

1%
1%
1%

54%

18%

1%

0% 0%0% °7°

Within walking distance

to campus (1)

Within biking distance to

campus (2)

On transit line (3)

» On-site fitness and pool
facilities (4)

= Restaurants nearby (5)

= Shopping nearby (6)
Cost (7)

= Available during breaks
(®

= On site parking (9)

= Free internet (10)
Secure building (11)

= Number of people per

unit? (12)

Private bedroom (13)

w Muita far chiiduvina £143\

Field summary for Amen2

[2]:

Of the above amenities, which would be your top three priorities? [Ranking 2]

Answer Count Percentage
Within walking distance to campus (1) 160 13.28%
Within biking distance to campus (2) 45 3.73%
On transit line (3) 112 9.29%
On-site fitness and pool facilities (4) 17 1.41%
Restaurants nearby (5) 11 0.91%
Shopping nearby (6) 15 1.24%
Cost (7) 207 17.18%
Available during breaks (8) 35 2.90%
On site parking (9) 111 9.21%
Free internet (10) 68 5.64%
Secure building (11) 147 12.20%
Number of people per unit? (12) 46 3.82%
Private bedroom (13) 114 9.46%
Quite for studying (14) 44 3.65%
On-site laundry (15) 43 3.57%
On-site visitor parking (16) 7 0.58%

12% 4%
4%
0
S 4%
1%
3%
14%

1% 194 104 9%

Within walking distance
to campus (1)

= Within biking distance to
campus (2)
On transit line (3)

» On-site fitness and pool
facilities (4)

= Restaurants nearby (5)

= Shopping nearby (6)
Cost (7)

= Available during breaks
(®

= On site parking (9)

= Free internet (10)
Secure building (11)

= Number of people per
unit? (12)

= Private bedroom (13)

= Muiita far chidwina A4\

Field summary for Amen2

[3]:
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Of the above amenities, which would be your top three priorities? [Ranking 3]

Answer Count Percentage
Within walking distance to campus (1) 82 6.80%
Within biking distance to campus (2) 51 4.23%
On transit line (3) 85 7.05%
On-site fitness and pool facilities (4) 35 2.90%
Restaurants nearby (5) 13 1.08%
Shopping nearby (6) 20 1.66%
Cost (7) 114 9.46%
Available during breaks (8) 52 4.32%
On site parking (9) 174 14.44%
Free internet (10) 93 7.72%
Secure building (11) 119 9.88%
Number of people per unit? (12) 57 4.73%
Private bedroom (13) 100 8.30%
Quite for studying (14) 68 5.64%
On-site laundry (15) 111 9.21%
On-site visitor parking (16) 7 0.58%

5 nH'{I'I B Ofo

B%
9%

1%

15% 7%

4%

2% 1% 3%

Within walking distance
to campus (1)

= Within biking distance to
campus (2)
On transit line (3)

» On-site fitness and pool
facilities (4)

= Restaurants nearby (5)

= Shopping nearby (6)
Cost (7)

= Available during breaks

®

On site parking (9)

= Free internet (10)
Secure building (11)

Number of people per
unit? (12)

Private bedroom (13)

= Muiita far chidwina A4

Field summary for Amen2 [4]:

Of the above amenities, which would be your top three priorities? [Ranking 4]

Answer Count Percentage

Within walking distance to campus (1) 78 6.47%
Within biking distance to campus (2) 47 3.90%
On transit line (3) 76 6.31%

On-site fitness and pool facilities (4) 34 2.82%
Restaurants nearby (5) 32 2.66%
Shopping nearby (6) 29 2.41%

Cost (7) 53 4.40%

Available during breaks (8) 41 3.40%

On site parking (9) 155 12.86%

Free internet (10) 121 10.04%

Secure building (11) 109 9.05%
Number of people per unit? (12) 67 5.56%
Private bedroom (13) 85 7.05%

Quite for studying (14) 68 5.64%
On-site laundry (15) 126 10.46%
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On-site visitor parking (16)

34 |

2.82%

6% 7%

10%

- 3%

13%

Within walking distance

to campus (1)

Within biking distance to

campus (2)

On transit line (3)

11% s Onft!‘.e fitness and pool
facilities (4)

= Restaurants nearby (5)

= Shopping nearby (6)
Cost (7)

= Available during breaks

®

On site parking (9)

Free intermnet (10)

Secure building (11)

Number of people per
unit? (12)

Private bedroom (13)

= Muiita far chidwina £14%

7%

Field summary for Amen2 [5]:

Of the above amenities, which would be your top three priorities? [Ranking 5]

Answer Count Percentage
Within walking distance to campus (1) 66 5.48%
Within biking distance to campus (2) 50 4.15%
On transit line (3) 68 5.64%
On-site fitness and pool facilities (4) 31 2.57%
Restaurants nearby (5) 39 3.24%
Shopping nearby (6) 30 2.49%
Cost (7) 40 3.32%
Available during breaks (8) 63 5.23%
On site parking (9) 110 9.13%
Free internet (10) 94 7.80%
Secure building (11) 90 7.47%
Number of people per unit? (12) 79 6.56%
Private bedroom (13) 78 6.47%
Quite for studying (14) 94 7.80%
On-site laundry (15) 182 15.10%
On-site visitor parking (16) 39 3.24%

7% 8%

- 3%

Within walking distance
to campus (1)

Within biking distance to
campus (2)

On transit line (3)
On-site fitness and pool
facilities (4)
Restaurants nearby (5)
= Shopping nearby (6)
Cost (7)

Available during breaks
(®

On site parking (9)
Free internet (10)
Secure building (11)

Number of people per
unit? (12)

Private bedroom (13)
Muiita far chiidwina £143

6%
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Field summary for Amen2 [6]:

Of the above amenities, which would be your top three priorities? [Ranking 6]

Answer Count Percentage
Within walking distance to campus (1) 48 3.98%
Within biking distance to campus (2) 41 3.40%
On transit line (3) 70 5.81%
On-site fitness and pool facilities (4) 35 2.90%
Restaurants nearby (5) 32 2.66%
Shopping nearby (6) 46 3.82%
Cost (7) 31 2.57%
Available during breaks (8) 69 5.73%
On site parking (9) 108 8.96%
Free internet (10) 79 6.56%
Secure building (11) 95 7.88%
Number of people per unit? (12) 84 6.97%
Private bedroom (13) 91 7.55%
Quite for studying (14) 110 9.13%
On-site laundry (15) 152 12.61%
On-site visitor parking (16) 59 4.90%

8% 10%

Within walking distance

to campus (1)

Within biking distance to

campus (2)

On transit line (3)

» On-site fitness and pool
facilities (4)

= Restaurants nearby (5)

5%
VI " . shopping nearby (6)

Cost (7)
4% = Available during breaks
(8)
A On site parking (9)
Free internet (10)
Secure building (11)

Number of people per
unit? (12)

Private bedroom (13)
w Muita far chiidvina £14%

Field summary for Amen2 [7]:

Of the above amenities, which would be your top three priorities? [Ranking 7]

Answer Count Percentage
Within walking distance to campus (1) 56 4.65%
Within biking distance to campus (2) 55 4.56%
On transit line (3) 50 4.15%
On-site fitness and pool facilities (4) 44 3.65%
Restaurants nearby (5) 45 3.73%
Shopping nearby (6) 48 3.98%
Cost (7) 17 1.41%
Available during breaks (8) 82 6.80%
On site parking (9) 77 6.39%
Free internet (10) 86 7.14%
Secure building (11) 89 7.39%
Number of people per unit? (12) 84 6.97%
Private bedroom (13) 83 6.89%
Quite for studying (14) 106 8.80%
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On-site laundry (15)

125

10.37%

On-site visitor parking (16)

101

8.38%

7% 9%

%
e . 9%

7%

7%

Within walking distance
to campus (1)

= Within biking distance to
campus (2)
On transit line (3)

» On-site fitness and pool
facilities (4)

= Restaurants nearby (5)

= Shopping nearby (6)
Cost (7)

59, ® Available during breaks

(®

5% » On site parking (9)

Free internet (10)

Secure building (11)

= Number of people per

unit? (12)

Private bedroom (13)

w Muita far chiiduvina £143\

Field summary for Amen2 [8]:

Of the above amenities, which would be your top three priorities? [Ranking 8]

Answer Count Percentage
Within walking distance to campus (1) 57 4.73%
Within biking distance to campus (2) 63 5.23%
On transit line (3) 55 4.56%
On-site fitness and pool facilities (4) 51 4.23%
Restaurants nearby (5) 56 4.65%
Shopping nearby (6) 72 5.98%
Cost (7) 15 1.24%
Available during breaks (8) 75 6.22%
On site parking (9) 70 5.81%
Free internet (10) 71 5.89%
Secure building (11) 80 6.64%
Number of people per unit? (12) 115 9.54%
Private bedroom (13) 68 5.64%
Quite for studying (14) 99 8.22%
On-site laundry (15) 105 8.71%
On-site visitor parking (16) 95 7.88%

6“1', (] 9 ﬂ’fn

7%

6%

6%

4%

6% 5%

Within walking distance
to campus (1)

Within biking distance to
campus (2)

On transit line (3)
On-site fitness and pool
facilities (4)
Restaurants nearby (5)
Shopping nearby (6)
Cost (7)

= Available during breaks
(®

On site parking (9)
Free internet (10)
Secure building (11)

Number of people per
unit? (12)

Private bedroom (13)

= Muiita far chidwvina A4y
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Field summary for Amen2 [9]:

Of the above amenities, which would be your top three priorities? [Ranking 9]

Answer Count Percentage
Within walking distance to campus (1) 44 3.65%
Within biking distance to campus (2) 68 5.64%
On transit line (3) 56 4.65%
On-site fitness and pool facilities (4) 49 4.07%
Restaurants nearby (5) 70 5.81%
Shopping nearby (6) 58 4.81%
Cost (7) 13 1.08%
Available during breaks (8) 106 8.80%
On site parking (9) 66 5.48%
Free internet (10) 92 7.63%
Secure building (11) 76 6.31%
Number of people per unit? (12) 106 8.80%
Private bedroom (13) 68 5.64%
Quite for studying (14) 92 7.63%
On-site laundry (15) 75 6.22%
On-site visitor parking (16) 106 8.80%

6%

B%

9%
8%

6%

1%

5% 6%

4%

6%

4%

Within walking distance
to campus (1)

= Within biking distance to
campus (2)
On transit line (3)

» On-site fitness and pool
facilities (4)

= Restaurants nearby (5)

= Shopping nearby (6)
Cost (7)

= Available during breaks
(®

= On site parking (9)

Free internet (10)

Secure building (11)

Number of people per
unit? (12)

Private bedroom (13)
w Muita far chiidwvina £143%

Field summary for Amen2 [10]:

Of the above amenities, which would be your top three priorities? [Ranking 10]

Answer Coun