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Comprehensive Plan Update Meeting Agenda

Wednesday, August 23, 2017 at 6:30 p.m.
Roseville City Hall Council Chambers, 2660 Civic Center Drive

1. Call to Order

2. Roll Call
3. Approval of Agenda
4. Review of Minutes

a. July 26, 2017 Comprehensive Plan Update Meeting

5. Communications and Recognitions
a. From the public: Public comment pertaining to general land use issues not on this agenda

b. From the Commission or staff: Information about assorted business not already on this agenda,
including a brief update on the 2040 Comprehensive Plan Update process

6. Project File 0037: 2040 Comprehensive Plan Update

a. Follow-Up on Items from Previous Meetings
A question was raised at the July 26 meeting about why the Metropolitan Council’s expectation
of Roseville’s capacity for additional residents by 2040 is smaller than the capacity for additional
dwelling units. In brief, the expected number of new dwelling units is greater than the expected
number of new residents because household size is expected to decrease. More detail on this is
included in the packet.

b. Housing
Detailed discussion about goals and policies related to housing development as well as housing
maintenance and redevelopment

7. Adjourn

Upcoming Comprehensive Plan Update Meetings:

Planning Commission: September 27 & October 25
Public Works, Environment, and Transportation Commission: September 26

For up to date information on the comprehensive planning process, go to www.cityofroseville.com/CompPlan

Regular Meetings: Planning Commission & Variance Board: September 6 & October 4
City Council: August 28 & September 11, 18, 25
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Planning Commission — Comprehensive Plan Update Meeting
City Council Chambers, 2660 Civic Center Drive
Draft Minutes — Wednesday, July 26, 2017 — 6:30 p.m.

Call to Order

Chair Murphy called to order a Special meeting of the Planning Commission meeting at
approximately 6:30 p.m. for the purpose of updating the City’s comprehensive plan for
2040.

Roll Call
At the request of Chair Murphy, Community Development Director Collins called the
Roll.

Members Present:  Chair Robert Murphy; Vice Chair James Bull; and Commissioners
Sharon Brown, Chuck Gitzen, Julie Kimble, Peter Sparby, and Jim
Daire.

Staff/Consultants Present: Community Development Director Kari Collins, Senior
Planner Bryan Lloyd, Consultant Erin Perdu, WSB, and Lydia
Major, LHB

Chair Murphy requested Agenda Approval be added to this and future agendas.

Member Bull requested an addition to the agenda regarding Discussion on Items from
Previous Meetings be added to this and future agendas.

MOTION

Member Bull moved, seconded by Member Gitzen to add Discussion on Items from
Previous Meetings to this and future agendas to allow for follow up discussion
specific to the Comprehensive Plan.

Ayes: 7
Nays: 0
Motion carried.

MOTION
Member Bull moved, seconded by Member Daire to approve the agenda as
amended.

Ayes: 7
Nays: 0
Motion carried.

Review of Minutes

a. June 28, 2017, Special Planning Commission Meeting — Comprehensive Plan
Update

Corrections

= Page9, Line 376 (Gitzen)
Change wording to, “Member Gitzen commented when and if the Ford
business is no longer there, the retail mix will be changing.”
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= Page 11, Line 446 (Bull)
Change wording to, “Member Bull stated he recalled the projected number...”

MOTION
Member Gitzen moved, seconded by Member Bull to approve the June 28,
2017 meeting minutes as amended.
Ayes: 7
Nays: 0
Motion carried.

4. Communications and Recognitions:

a. From the Public: Public comment pertaining to general land use issues not on

this agenda

Gary Grefenberg, 91 Mid Oaks Lane, Roseville

Mr. Grefenberg commented he has worked in southwest Roseville as a
neighborhood organizer, was part of the last Comprehensive Plan Review
Committee, and served as Chair of the Human Rights Commission and the
Community Engagement Commission. He stated the City’s community
participation efforts have been inadequate and the important issue of traffic
congestion and speeding were left out of the notes. He suggested they provide the
notes for the walkabouts to those who participated before they are finalized and
provide the consultants with an overview of issues that have been present in
Roseville. There are some significant land use changes they have previously
fought against and got the Council to reject that the consultants may have no
knowledge of.

Mr. Grefenberg referred to the 2040 Future Land Use map. He commented there
was a good turnout for the east HarMar walkabout, but only three people showed
up for the west HarMar walkabout. When they did the last review, they did not
want to have the same zoning for HarMar that they had for Rosedale. They
allowed Target to go through, but HarMar received a less intensive development
designation. He suggested they consider redeveloping the HarMar Mall into a
Community Center instead of developing a new one.

Mr. Grefenberg suggested they present the proposed Future Land Use plan to
various neighborhoods. He believes there is strong opposition to the proposal for
the northwest corner of Cleveland and County Road B. The townhouses and
Midland Grove Condos have fought against losing the greenspace and it is now
proposed as an area of development/redevelopment. Southwest Roseville has
fought for more open space, but it appears it is being taken away. He urged City
staff to use Nextdoor and other neighborhood networks to communicate with
Roseville residents.

At the request of Member Kimble, Mr. Grefenberg pointed out the boundaries he
considers to be part of southwest Roseville. These include Highway 36 to the
north, Highway 280 to the west, the southern Roseville City limit boundary, and
includes HarMar to the east.
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Mr. Grefenberg stated he has not seen a Parks Department plan and he suggested
they allow community input regarding the removal of mature trees in the
proposed development area. He questioned the proposed zoning change for
Evergreen Park to Institutional, wants to keep it as open space, and does not
support the expansion of the parking lot. He then referred to the Pathway Master
Plan and stated it did not include the 2030 Comprehensive Plan proposed
pathways.

He requested they allow the residents in southwest Roseville to provide input on
the proposed land use changes either through a focus group or neighborhood
meeting.

Member Daire stated he is very interested in defining neighborhood groups and
requested to meet with Mr. Grefenberg after the meeting to define neighborhood
groups in southwest Roseville so that they can be involved in future discussion.

Mr. Grefenberg clarified there is no neighborhood association, but there are
various interest groups and a variety of contacts who need to be involved.

Member Bull commented they need to involve all neighborhoods Roseville in this
process. He explained that redevelopment does not necessarily mean new, and
that was recently clarified in their joint meeting with the City Council. Regarding
the area around Byerlys, redevelopment could include the restructuring of the
existing buildings, and the parking areas around them. He also made a
recommendation they use Nextdoor as a resource to gather the important issues
from the community. The Pathways Master Plan is part of the Transportation
Plan and the consultant is from the same company as Ms. Perdu. Items discussed
are all being streamlined into the 2040 Comprehensive Plan. The Parks
Department recently went through a Master Plan Update, and that is why it is not
part of the current Comprehensive Plan.

Chair Murphy suggested Mr. Grefenberg attend the Planning
Commission/PWETC Joint Meeting on August 22 to further discuss the Pathways
plan.

Member Kimble commented if they reach out to the area described by Mr.
Grefenberg, they should also include the area east of HarMar since they abut up to
the area.

Member Gitzen stated the City Council directed them to revisit the neighborhoods
after they come up with an initial plan.

Chair Murphy stated the technical update of the Comprehensive Plan does include
a land use update. There are Planning Commission meetings that take place twice
a month where people can be present to make comments on items that are not on
the agenda. This Public Comment time is also available at every City Council
meeting as well.

At the request of Chair Murphy, Mr. Grefenberg explained his area of concern
regarding open space has to do with the proposed future land use for the park that
is to be zoned Institutional. The Mid Oaks development and condos also want a
certain area to be a park.
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Chair Murphy responded the area where the park is wanted requires a land
acquisition that has not taken place. The parcel across the street has been
acquired, but not yet designated for park use.

From the Commission or Staff: Information about assorted business not already
on this agenda, including a brief update on the 2040 Comprehensive Plan Update
process

Member Kimble commented as a compliment to the City Council, she has
observed they are good at having a focus on the issues at hand, sticking to them,
and bringing closure to them.

Community Development Director Collins reported there were about 40 people
who attended last week’s walkabout at the HarMar location and she was very
pleased. It was an active discussion and they received a lot of feedback.

Chair Murphy inquired how attendees of the walkabouts and Commission
members receive the feedback from the event.

Ms. Perdu responded they do not require anyone to sign in at the event so they do
not have their contact information. However, a summary of the discussion can be
found on the website after each event.

Ms. Collins stated people understand they are there to make comments and
provide feedback. At the walkabouts, they encourage them to stay connected to
see how their comments are incorporated into the Comprehensive Plan.

5. Project File 0037: 2040 Comprehensive Plan Update

a.

Future Land Use Districts

Review of suggested amendments for the Future Land Use Map based on
comments from the July 18, 2017, meeting of the Roseville Economic
Development Authority

Erin Perdu, WSB Consultant, reported after meeting with the City Council, there
were a few areas they commented on. In the area around Byerlys and the
restaurant area adjacent to Roseville, they expressed concern if those were
appropriate areas to designate as redevelopment. She believes these concerns to
be due to a misunderstanding of redevelopment. Based on previous comments in
this meeting, it appears the definition of redevelopment has been clarified. She
stated these areas do not necessarily have to be redeveloped, but they are areas
that are underused and could use some intensification and redevelopment.

Chair Murphy confirmed the Byerlys site was discussed with the City Council at
their joint meeting.

Member Kimble explained redevelopment is guidance and it encourages types of
uses that create vibrancy that are attractive to residences and businesses. It does
not mean they need to knock it down and build something new. If something is
not working, they look at it and see if it could benefit from a broader use.

Member Daire suggested instead of using the term “redevelopment areas”, they
use the “term redevelopment opportunities” or “redevelopment potential.” It
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would then give the impression that shows there is opportunity for improvements
in the land use and its potential. Retail and marketing are changing due to online
purchasing, and there is community desire for small, family owned stores.

Member Gitzen inquired if there are any ramifications regarding affordable
housing by using the word *“opportunities” instead of “areas”.

Ms. Perdu responded she does not foresee any ramifications by changing the
name of what it is called.

Member Daire commented it is an inventory of various kinds of uses and
opportunities.

Member Bull explained the Comprehensive Plan expresses land use guidance. In
the past, the HarMar area was guided for mall development and retail. Now they
want to expand to a more modern use to make it available for business and
residential opportunities.

Member Kimble commented one of the challenges is the way they may redevelop
over time. It is more challenging when there are a lot of different owners and it
develops over a long period of time. She inquired if it is enforced even though
they refer to it as guidance.

Ms. Collins responded they are required to make sure the zoning code matches the
goals of the land use designations. Moving forward, a property will need to
redevelop within the zoning codes identified in the Comprehensive Plan. If it does
not fit with what the developer is proposing, they will need to apply for a land use
amendment. These designations should reflect what they want to do and attract in
the future.

Senior Planner Lloyd explained the Comprehensive Plan is very much supported
by the zoning to the land use area. The Twin Lakes area is the only Community
Mixed Use area in the Comprehensive Plan, but it has 4 different zoning districts
to support it. There can be some variation in how the zoning code reinforces the
general guidance.

Member Bull advised a land use amendment needs super majority support from
the Council and the Metropolitan Council needs to approve it.

Member Daire inquired if developers know what the Council will consider after
the Future Land Use plan is approved by the Council, and the zoning regulations
are applied.

Mr. Lloyd responded yes, and they would further say to developers it must be in
line with the Comprehensive Plan and zoning code.

Ms. Collins commented when they refer to mixed use district, it does not
necessarily mean vertical mixed uses. It also refers to a variety of mixed uses in
certain areas. It may look like the definitions are being reinvented, but they are
not radical changes as they are taking from what they already had in their existing
definitions and trying to make the titles more reflective of what was already there.
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Member Kimble stated some of it is the intention of how the mixed uses relate to
each other. She suggested they have some visuals of examples on what some of
these mixed uses mean.

Member Bull expressed a concern in changing the land use pattern and zoning
code along with it is it becomes an existing nonconforming property. If property
owners want to make modifications, they have to conform to new standards.

Member Kimble inquired how they govern allowable percentages for a mixed use
area. She commented she likes the proposed change to the corridor mixed use.

Ms. Perdu explained Community Mixed Use requires a master plan for an entire
area before development begins. It can be developed in phases, but percentages
are determined up front.

Mr. Lloyd commented in Twin Lakes, there is land capacity to meet the 25
percent minimum residential requirement. They do not have a plan yet on how to
make the transition if 75 percent of the land is developed and the last 25 percent
needs to be residential.

Ms. Perdu stated they need to discuss HarMar and whether it should be
Community Mixed Use, Corridor Mixed Use, or a split designation. She opined
there should be some requirement for residential because the adjacent
neighborhood wraps around it. She could also see a frontage along Snelling with a
Corridor Mixed Use designation similar to the area across the street. She clarified
Corridor Mixed Use allows residential, but does not require it. However,
Community Mixed Use does require residential.

Member Kimble inquired what the impact on greenspace and gathering space
would be if they were to align Corridor Mixed Use with Snelling.

Ms. Perdu explained Community Mixed Use references the inclusion of open
space and Corridor Mixed Use does not require it. Having a split use on the parcel
can be tricky for future development. If the parcel is divided, it will reduce the
amount of area where residential is required.

Member Kimble inquired if they could have a Corridor Mixed Use with a
minimum residential requirement. There is a lot of potential at that site for mixed
income housing with its proximity to City transit.

Ms. Perdu responded the Council was looking at Corridor Mixed Use, thought it
fit better with the property along Snelling, but did not want to see residential right
along Snelling.

Chair Murphy commented a challenge in that area is foot crossing at Snelling and
County Road B.

Ms. Perdu stated pedestrian crossing in this area has come up multiple times at the
walkabouts.

Commissioner Gitzen commented he sees the HarMar area as one site and does
not see the advantage of changing it to Corridor Mixed Use.
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Mr. Lloyd explained there are areas around the community that have dual zoning
characteristics. However, more recently the Council has expressed interest in not
trying to do that intentionally. If the HarMar area is designated Community
Mixed Use and it has a zoning district that requires a regulating plan, they could
include text in the Comprehensive Plan that allows for commercial use along
Snelling, limit commercial uses in the south and east portions of the site, and
require minimum residential.

Member Kimble pointed out under uses, for Community Mixed Use it shows
medium-high density residential, and for Corridor Mixed Use it says high density
residential.

Chair Murphy explained it is confusing to have the upper bound of density at 36
dwelling units per acre for both Community Mixed Use and Corridor Mixed Use.

Ms. Perdu responded the upper bound is high density for both of those uses, and
the lower bound is different for both.

Member Sparby commented Corridor Mixed Use eliminates the positive elements
of Community Mixed Use, like parks and open spaces, and the inclusion of
residential. The parcel is large and it should not be hard to meet the 25 percent
residential requirement. He supports keeping it at Community Mixed Use.

Member Kimble agreed with Member Sparby.

Chair Murphy inquired if the Commission was interested in changing the
definition for Corridor Mixed Use to have a residential requirement. No Members
responded.

Member Gitzen commented he supports Community Mixed Use, but the wording
in the Comprehensive Plan should clarify what they discussed for that area.

MOTION

Member Sparby moved, Member Kimble seconded to keep the HarMar site
designated as Community Mixed Use with clarifying verbiage.

Member Gitzen requested a friendly amendment to the motion to include wording
that explains their intent in that area. Members Sparby and Kimble accepted the
amendment.

Mr. Lloyd stated they can add the nuance to the text instead of the graphic itself.

Ayes: 7
Nays: 0
Motion carried.

Member Kimble clarified it does not mean everything gets torn down and there
are a lot of options.

Future Land Use Map

Review suggested amendments to the Future Land Use Districts based on
comments from the July 18,2017, meeting of the Roseville Economic Development
Authority
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Ms. Perdu reported another item brought up by the Council for potential revision
was to the Neighborhood Mixed Use category because they are only including
corner parcels (with existing small businesses) in that category. The emphasis of
that area is on small business that can serve as a “node” for that neighborhood and
is compatible in scale with surrounding residences. She proposed removing the
residential requirement and renaming the district to Neighborhood Node.

Member Gitzen commented when it says they are incorporating commercial and
residential, it sounds like they are requiring residential.

Ms. Perdu stated she will revise the description to say, “These areas may
incorporate a mixture of corporate and residential uses...”

Member Kimble suggested they state in the summary the places that require
residential versus allow for it. She likes the title Neighborhood Node.

Member Daire stated it would be helpful for the density ranges for Low Density
Residential and Medium Density Residential to be mutually exclusive densities.
Low Density Residential could be 1.5 to 5 du/acre and Medium Density
Residential could be 6 to 12 du/acre.

Ms. Perdu commented it is a typographical error and should read 1.5 to 4 du/acre,
as stated in the description text.

Mr. Lloyd pointed out the description text for Low Density Residential actually
shows a density of no more than eight to allow for duplexes.

Member Gitzen inquired if Medium Density Residential should say greater than
four instead of five.

Ms. Perdu responded the standard is to use round numbers.

Mr. Lloyd commented regarding mutual exclusivity, there may not be a need for
it to be that clean. There may be a residential pattern, like an apartment building,
that fits into Medium Density Residential, but the developer wants a lower density
that falls under Low Density Residential. This development type would be
allowed at the lower density in the Medium Density Residential district.

Member Sparby commented it now seems there could be a mixture of commercial
and residential in the Neighborhood Node district with a high percentage of
commercial. He prefers having some residential guidelines and a requirement as a
transitional zoning designation going from residential to commercial.

Ms. Perdu agreed and stated on the map, the neighborhoods are already there and
they do not need to require residential development.

Mr. Lloyd pointed out the areas designated in the Neighborhood Node and
commented the EDA preferred to keep the commercial allowance tighter to the
corner. If they do that and require 50 to 75 percent residential, there is not a lot of
room for commercial uses and it becomes more of a residential corner. In this
area, there is not enough room to require the residential percentages.

Member Sparby stated he preferred the Neighborhood Mixed Use title because it
was provided uniformity to the other mixed use designations.
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Ms. Perdu stated she changed it because there is no requirement for residential,
but it works either way.

MOTION

Member Bull moved, seconded by Member Gitzen to remove the residential
requirement from the Neighborhood Node designation, and to rename it to
be Neighborhood Mixed Use.

Ayes: 7
Nays: 0
Motion carried.

The Commission recessed at 8:12 p.m. and reconvened at 8:21 p.m.

Member Gitzen inquired what multi-modal facilities refers to under Community
Mixed Use and suggested it be defined.

Ms. Perdu responded they wanted to make sure pedestrians, bikes, transit, and
anything else is incorporated into the designs for redevelopment.

Housing
Introduction to the topic of housing as the next major content area to address in
the comprehensive plan update

Ms. Perdu advised she will present on the topic of housing, but suggested
Members respond to the questions provided in the memo dated July 19, 2017 in
the meeting packet via email to be reviewed at the next meeting. The
Commission agreed.

Ms. Perdu reported based on the Land Use Map, the City will not have an issue
with having enough density to meet the affordable housing requirements. She
provided a rendering of the Market Value of Owner Occupied Housing and
Housing Types for Roseville. A $238,500 or less home is considered an
affordable level designated by the Metropolitan Council based on 30 percent of a
person’s median income.

Chair Murphy inquired if Cooperative Housing was included in the Housing
Types graph for Roseville.

Ms. Perdu responded it is included in the multi-family category.
She continued her report by showing a rendering of New Housing Units by Type

and Cost-Burdened Households in Roseville. It showed there is a demand that
current owners need more affordable options in a range of housing types,
including lower-cost rental options. There have not been any affordable rental
units constructed since 2011 or any owner-occupied units since 2006.

In response to Member Kimble, Mr. Lloyd stated the only multi-family
developments that have taken place in recent years is Applewood Points and
Cherrywood Points, which are both senior housing.

Member Kimble referred to the Cost-Burdened Household graph, and commented
the graph could also reflect people buying homes they cannot afford.
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Member Gitzen requested an electronic copy of the slides in the presentation. Mr.
Lloyd stated he will email them out.

Ms. Perdu went over the questions she provided on page 16 in the meeting packet.
She stated there are some creative things they can do with zoning and planning to
make affordable housing more available and requested Members provide any
other tools or examples that would be helpful for future discussion.

Member Kimble requested additional information from staff on what Roseville
has used in the past and is presently using regarding affordable housing.

Mr. Lloyd suggested Members provide the answers to the questions to him by
August 11 in order to get it into the meeting packet before the next meeting on
August 23.

Member Daire inquired if the majority of Affordable Housing Tools on listed on
page 20 in the meeting packet are government interventions or contributions for
privately developed housing. He also requested to know what is available to them
from Ramsey County that would be comparable to what Hennepin County
provides so that they can make choices on what would apply to their housing
goals.

Ms. Perdu agreed with Member Daire’s descriptions of the Affordable housing
tools.

Member Gitzen stated there was a recent MinnPost article by Peter Callaghan that
talked about affordable housing and how cities are trying to enact ordinances to
encourage naturally occurring affordable housing. He inquired if this has been
looked at for Roseville.

Mr. Lloyd commented he was not familiar with it.

Member Kimble commented they have a huge stock of 1950s and 1960s ramblers
that are coming into the affordable range and are considered starter homes, but
she is unsure if they count with the Metropolitan Council.

Ms. Perdu advised they do not count with the Metropolitan Council, but they are
considered naturally occurring affordable housing.

Ms. Collins commented Naturally Occurring Affordable Housing (NOAH) talks
about reinvesting in the City’s affordable housing stock and that is something they
should take a look at. She would like to invite Jeanne Kelsey to their next
meeting to talk about how some of the City’s financing tools were developed and
how they have or have not historically incentivized housing.

Member Kimble requested Ms. Kelsey also explain how challenging it is to build
affordable housing.

Community Engagement Summary
Review the engagement activities to-date, as well as the main themes in the
feedback that was offered, as “Phase 1"’ of the engagement plan is wrapped up
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Lydia Major, LHB, provided an update on the Community Engagement Process.
She reported it was helpful to have Mr. Grefenberg present at the beginning of the
meeting and to hear his suggestions about how to improve the process.

Ms. Major referred to the memo dated July 17, 2017 in the meeting packet. They
are finishing the final stages of the Phase 1 (Visioning) engagement process. They
will take all the information gathered to fill in any gaps and adjust how they
proceed with Phase 2. She explained Phase 2 is where they take all the gathered
information and show more concrete ideas to the community for additional
feedback.

Member Kimble inquired if the 527 responses to the survey is typical based on the
amount that could have responded.

Ms. Major stated it represents just under a 1.5 percent response, it is not a
statistically valid survey, and is getting close to what would be acceptable for a
City this size. She encouraged Members to take all the feedback as a whole and
not focus on just the survey results.

Ms. Major reported they met with staff to figure out how to fill in gaps and they
will be meeting with specific community contacts for more information. They
plan to proceed with one on one stakeholder interviews to get additional feedback.
She encouraged Members to offer feedback on how to fill in gaps and will be
flexible with suggestions for Phase 2.

Chair Murphy inquired what form the input will take and when they will be able
to see it.

Ms. Collins responded they have a meeting tomorrow to talk about next steps for
the visioning effort. They have not seen any draft language at this point. The
Healthy Corridors Initiative is also taking place and the consultant will be part of
that discussion in order to integrate it into the visioning effort. The goal is still to
have a draft by the end of 2018.

Ms. Major responded they are developing some directions and will have another
community meeting in September. There is quite a bit of idea generation going on
right now, that should come in time to inform a lot of Ms. Perdu’s thinking about
the Land Use Map; however, with ULI and some of the refinements that will be
made, that information will be following later.

Ms. Major requested feedback from Members on what they would like to see
done to fill in the gaps from Phase 1 and if they had any suggestions about
revising the plan and moving forward into Phase 2.

Member Bull inquired if Roseville’s Communications staff have been utilized.

Mr. Lloyd explained the Communications staff are the ones that push information
out on Nextdoor and Facebook as well as the quarterly newsletter and electronic
communications. They provide them with the basic message and they will select
the appropriate channels for those messages.

Ms. Collins added they publish the news updates, Roseville’s Facebook page,
Twitter account, and Nextdoor communications.
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Member Kimble inquired if they have received any other notes from other focus
groups.

Ms. Major referred to page 27 of the meeting packet, and pointed out the focus
group meetings that have taken place. All the event summaries are up on the
website, except for the most recent HarMar walkabout.

Member Kimble inquired what the thoughts were around the HarMar group and if
there will be additional discussion.

Ms. Collins responded when they have a more defined plan that the community
can react to and a more finalized Future Land Use Map, they plan to have various
open houses to allow the community to respond to future land use changes.

Member Sparby thanked Mr. Grefenberg for his passion for southwest Roseville
and inquired if a walkabout has happened in that area.

Ms. Perdu commented the closest walkabout was in the Evergreen Park area, but
there was not one done in the far south.

Ms. Major explained walkabouts have a limitation in the amount of geographic
area they can cover. They do not think of them as serving an entire district and are
used more to cover a neighborhood. A community open house is more useful to a
larger area. She cautioned that a good meeting turns out a few dozen people and it
is not an active participation. The kick off meeting turned out 70 people, but the
demographic was mostly white, middle-aged people and was not representative of
Roseville’s population. That is why they need to think creatively to find ways to
meet a more diverse group of residents.

Member Sparby suggested they recruit captains or leaders in the area to try to get
more people involved by word of mouth. He suggested Mr. Grefenberg as a
stakeholder for an interview and stated they should be as transparent as possible
with the stakeholder interview process.

Ms. Major stated they are still working on the stakeholder interview list and
making sure it represents the gaps they need to fill.

Mr. Lloyd commented in addition to advertising the walkabouts on social media,
they also sent out a direct mailing to every household that lived within 1,000 feet.

Member Sparby stated one way to attend an event is receiving a mailing and
choosing to go. Another way is being recruited by City leaders in your area.

Chair Murphy inquired if the City Council meeting with the EDA offered any
additional suggestions on how to proceed.

Ms. Collins stated that meeting was very focused and did not talk about
engagement.

Ms. Major advised she will get back to them on the questions that were asked and
present an outline on what is going to happen this fall.

Follow Up on Items from Previous Meetings (added agenda item at the
request of Member Bull)
Member Bull inquired of Ms. Perdu if she had clarified with the Metropolitan
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Council the number of new housing units required. At the previous meeting, it
was reported that the Metropolitan Council stated the City needed 1,477, but he
thought it was around 600.

Ms. Perdu responded she did not have any new information pertaining to this
request, but will provide an electronic response before the next meeting.

Member Bull stated it will be good to keep track of what the action items are to
review at the next meeting. He inquired what the Phase 2 activities will include.

Ms. Major stated they are planning another community meeting, revisiting
targeted groups, taking another round at intercept boards, providing a limited
survey asking for feedback on directions given, and having a community open
house that Ms. Collins previously described.

Adjourn

MOTION
Member Bull moved, seconded by Member Daire adjournment of the meeting at
approximately 9:08 p.m.

Ayes: 7
Nays: 0
Motion carried.
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A 701 Xenia Avenue South | Suite 300 | Minneapolis, MN 55416 | (763) 541-4800
Memorandum

To: City of Roseville Planning Commissioners

CC: Bryan Lloyd, Senior Planner

From: Erin Perdu, Planning Consultant

Date: August 17, 2017

Re: Comprehensive Plan Work Session — Housing

WSB Project No. 1797-100

The main topic of this month’s meeting is housing, which will include a discussion of specific tools led my
Jeanne Kelsey, the City’s Housing and Economic Development Program Manager. Last month | gave the
group some homework questions to get you all thinking about housing tools. You also received some
information from Bryan and Jeanne (August 9) on the housing needs and market demands in Roseville.
Our challenge is to link the goals of the plans and needs of the community with the tools that the city is
willing to use to meet those needs. We also need to be specific about how and when the city will deploy
the tools in its toolbox.

Metropolitan Housing Forecast:

First, in response to your questions from last month regarding why the Metropolitan Council has
forecasted flat (or declining, if you count the 2016 population estimate) population growth but an
increasing number of households. | have read the documentation (attached) and contacted Met Council
staff to discuss and the answer is as simple as the math indicates: they predict that household size will
decline as shown below:

Persons Per

Forecast Year Population Households Household
2010 33,660 14,623 2.30
2016 (estimate) 35,836 15,245 2.35
2020 33,800 15,300 2.27
2030 34,000 15,700 2.16
2040 34,500 16,100 214
Querall Change 1,336 +855 16

Housing Tools:

As | mentioned briefly at the end of our last meeting, our next step in the Comprehensive Plan process is
to build on the affordable housing analysis done as part of the land use chapter. The Housing Chapter is
our chance to delve deeper into the issues of how the City will support the development of affordable
housing, in addition to making sure that there is land programmed at appropriate densities.

Building a legacy — your legacy.

Equal Opportunity Employer | wsbeng.com
R:\CommDev\PLANNING_AND_ZONING\PROJECT_FILES\PROJ0037_2040_Comp_Plan\Task 4 - Housing and Neighborhoods\PC Packet Cover Memo.docx
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Your homework responses (thank you to those who sent them to Bryan), have helped to bring some
clarity to the range of choices available in the matrix; I've included a revised matrix in this packet. The
tools that Jeanne will discuss with will refine those even further, so that we can put together a complete
draft matrix and chapter narrative for your review at the September meeting.

The specific questions that you should answer while discussing the specific housing tools and techniques
that Jeanne will present include:

e Could this tool be used to fulfill a specific housing need that has been identified in Roseville?
Which ones?

e When would the city consider using this tool? What criteria would we use when determining
when to use this tool?

I look forward to hearing the results of your discussion.






Remodeling Resources and Incentives

Housing Resource Center Construction Consultation (past) Current is CEE Lending Center

Since 2000, the City of Roseville has contracted with the Housing Resource Center
(HRC), a program of the Greater Metropolitan Housing Corporation (GMHC), to provide
construction consultations to Roseville residents. This contract also supports
homeowners as they maintain and upgrade their homes. HRC staff provide the following
services to Roseville residents free of charge:

e Site visits with homeowners regarding home improvement and work to be

performed

e A written scope of work or a list of work for contractors to bid

e Assistance in reviewing contractor bids, proposals, and estimates

e Assistance during the construction process

¢ Information on construction standards, building codes, and permits

e Provide referrals for scope of worked needed

Roseville Energy Audit Program

The energy audit program was put in place in 2010 to give homeowners information
about the most effective ways to increase their home’s energy efficiency. The Center for
Energy and Environment (CEE), which is the organization that Xcel Energy contracts
with to perform the audits.

Any Roseville homeowner is eligible to apply for an audit once every three years, which
is done by completing an audit waiver form and submitting it to the NEC. The NEC staff
member then contacts the homeowner to schedule the audit, and after the audit is
completed, the NEC bills the City of Roseville for the audit. Roseville secures funds to
do 200 free audits a year.

The top two reasons homeowners cite for having an energy audit are to save money or
because they are new to the home and want to ensure the home’s energy efficiency. The
top recommendations made by the auditors to improve the home’s efficiency was the
addition of insulation and ventilation.

Green Remodeling Plan Book (GRPB)

The Green Remodeling Plan Book (GRPB) was originally conceived of as an online
resource to help homeowners approach their home improvement projects using healthy
sustainable practices and to provide product information that has been thoroughly
researched and evaluated for its effectiveness. The GRPB was initially developed in
collaboration with the Family Housing Fund and managed by the RHRA who recruited
an intern from the University of Minnesota’s Sustainable Design Department to create the
resource using the advice and expertise of experts in the field.

The GRPB was first made available in 2011 and has since become a frequently used
resource by both Minnesota homeowners and others around the country who use it for
educational purposes. The GRPB also received recognition at the Minnesota Healthy
Communities Conference and received a Twin Cities Community Development Program
Initiative Award from the Local Initiative Support Corporation (LISC) in 2013.



When the RHRA first developed the plan book, they also made a commitment to review
and update the material every 3 to 4 years. The first update was completed earlier this
year by a student from the University of Minnesota Architecture program who has an
emphasis in Sustainable Design. The Green Remodeling Plan Book is available at
www.cityofroseville.com/greenremodel.

Remodeling Plan Books for Ramblers and Split Level Homes

These plan books provide home owners with concepts and ideas for remodeling and
adding space to their homes and were developed in partnership with many other first-ring
suburbs in 2000 and 2003 to give ideas for typical homes. The Plan Books are on the
Cities website, available in the library and the Community Development Department.
www.cityofroseville.com/1634/Remodeling-Resources

Roseville Redesign Program

The Roseville Redesign Program, which reimbursed qualified home owners/projects up
to ¥ of the architectural fee (to a $3500 maximum), was paid for with funds from the
RHRA levy but was discontinued in 2009 for lack of use and interest in the program.
The program also featured a design book that continues to be on the City’s website.

The plan books are available at www.cityofroseville.com/1634/Remodeling-Resources

Housing Replacement Program

The City of Roseville first adopted the Housing Replacement Program in 1998. The
RHRA took over administering the program in 2002 but never had resources to continue
purchasing properties. In 2013 the RHRA updated the program and set aside levy funds
to assist with acquisition of properties. The goal of the program both then and now is to
acquire older homes that have a limited floorplan, footprint, or are too costly to improve,
demolish them, then sell the land to a qualified builder and homeowner to construct a
new home. The program does require the newly constructed homes to meet specific
design and site criteria.

Since 1998, the housing replacement program has been used to purchase 6 properties and
4 of the 6 lots have had new homes built on them. The 5" property was sold recently to
provide easement access for the Cherrywood Estates development (on Lexington, across
the street from City Hall). The 6™ property is currently be demolished to get ready for
resale.

Roseville Green Building/Remodeling Award

Since 2010 the RHRA has budgeted $850 a year to recognize and reward up to three
residential properties per year that incorporate best practices for improvements when
building or remodeling a home in Roseville. The winning properties are highlighted at a
City Council meeting, in the City’s newsletter, and featured on the City’s website.
www.cityofroseville.com/1824/Green-Remodeling-Award

Home Improvement Workshops
In 2015 the HRA, with the support of the City Council, decided to move away from the
Home and Garden Fair but continue the workshops that had been part of the fair. To that
end, staff developed a workshop series in collaboration with the Ramsey County
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Library. Inthe Summer and Fall of 2015 and Spring of 2016 staff hosted or co-hosted 6
workshops and 2 Ask the Expert resource fairs. Since 2017 the EDA staff has not hosted
nor co-hosted workshops as the Roseville Public Library has taken over schedule and
hosting the workshops.

Inspection and Abatement Initiatives

Neighborhood Enhancement Program

The Neighborhood Enhancement Program (NEP) was implemented in 2008. The NEP is
used to raise awareness of the importance of keeping homes in good repair in order to
maintain the quality of neighborhoods and to protect property values.

The program works like this: Each year City Code Compliance officers define the areas
to be inspected then send out a letter telling property owners when someone from the
City will by walking by their home making a visual inspection from the street to see if
there are any apparent code violations. If violations are found (such as long grass or
peeling paint), staff send a letter about the violation and work with the property owner to
remedy the situation.

The NEP has performed over 22,642 residential and commercial property inspections
since 2008 and eliminated 90% of the noted violations. The program has received many
supportive comments about its effectiveness and has been endorsed by the League of
Women Voters.

Rental Licensing and Rental Registration

Rental Licensing

In 2014, the City of Roseville passed an ordinance requiring multifamily properties with
more than 4 units to be inspected and licensed. This program is partially funded by the
fees associated with the license application and partially by the Community Development
Department. Designed to incentivize rental property owners to maintain their buildings,
each property is inspected and then given a rating based on the number of code violations
found. The inspection includes a look at the site conditions, building exteriors, common
areas such as mechanical rooms, and 25% of the individual units.

This program has been well received by the property owners and has allowed City staff to
provide vital educational information to property owners of buildings that were built prior
to some of the current life safety requirements. Attachment G provides a year-to-date
summary.

Rental Reqistration

In 2008, the City of Roseville passed an ordinance requiring residential properties (with
four or fewer units) used as rentals to register with the City. In the first year of the
program, 358 properties registered with the City. In 2015, 800 properties registered. This
program is also funded by the fees associated with the reapplication and partially by the
Community Development Department. The Rental Registration Program was adopted, in
part, based on the recommendations of Imagine Roseville 2025 Housing Goals (Goal
6.C.2) , which recommended stronger codes for rental properties of 4 or fewer units, and



also a task force that was formed to focus on understanding what the rental issues where
in Roseville. The Rental Registration Program also provides a way to identify and
quantify rental units within the City.

In 2015, the RHRA hired an intern to review the ordinance and determine what if any
changes were needed. As a result of that review, the ordinance now has a stated policy
for late registrations and requires property owners to post a certificate of registration in
the rental unit.

Roseville Abatement Program™

The Roseville Abatement Program was first funded by the RHRA levy in 2008 with
$105,000, which is used on a revolving basis to pay the upfront cost to execute an
abatement. The cost of the abatement is then put on the property owner’s tax bill and
eventually paid back to the City by the property owner.

Abatement is typically the final step in the code enforcement process. The process is
begun when a suspected code violation is reported to a Code Enforcement Officer or is
observed by staff. Staff then reviews the City’s records for the property and visits the site
to determine whether the complaint is, in fact, a code violation. If a violation is
documented, the property owner is notified in writing and given between 10 to 30 days
(depending on type of violation) to correct the violation. The property is re-inspected
after the appropriate time period and if the violation remains, the property owner is sent a
second letter indicating that they have between 5 and 15 days to address the violation. If
after the second re-inspection the code violation still exists, the property owner is given
notice that the violation will be presented to the City Council to determine if abatement
of the property is warranted. Attachment H provides a list of the abatements performed in
2015.

*For grass and immediate threats to public safety, there is a different process.

Home Improvement Loans

Roseville Home Improvement Loan Programs

Roseville has offered residents low-interest home improvement loans since 2000. The
loan programs have been revolving and self-sustaining since 2009 with no new levy
funds being added to the program.

The criteria for the loan programs has varied over the years and is re-evaluated from time
to time to make sure the programs are meeting the needs of the residents when
considering property values, demographics, and income limitations. For example, in
2015 the program’s criteria was modified to remove income restrictions and to establish a
maximum property value (before improvements) of $216,500 (which was the 2016
median value of residential properties in Roseville). The maximum loan amount was also
increased from $25,000 to $40,000. After these changes were implemented, the number
of loans closed in 2015 increased. In an effort to encourage energy efficiency, the loan
program requires homeowners to have an energy audit prior to the loan origination.



Roseville Multi-family Housing Loan Programs

The RHRA established in 2008 and budgeted from Levy funds to assist existing rental
property owners with 5 or more units to reinvest and update their properties. The
program was budgeted for every year since in the Levy as it was identified that the
RHRA would need substantial loan proceeds to build a revolving loan program and to
assist with acquiring property that could be developed into multi-family housing. The
program has been utilized for two developments thus far: Rehabilitation of Sienna
Green (previously HarMar Apartments) and Garden Station Homes. Information on the
program is provided to support the building codes division as they continue to implement
the rental licensing program. In addition, the program has supported RHRA and now the
REDA activities for acquiring property that can be redeveloped into higher density
housing.

Housing Improvement Areas (HIA)

Roseville developed an HIA policy in 2009 to provide townhome and condominium
associations with “last resort” financing when significant rehabilitation is needed when
the association demonstrates insufficient financial reserves to fund the rehabilitation, or
when the association is unable to secure funding from traditional sources. If the City
determines an association qualifies for an HIA, the City drafts an agreement, which
reflects the requirements in the City’s policy as well as state statutes, that the association
must adopt. To date, the program has been used once with assisting Westwood Village I,
but inquiries occur at least annually.

County and State Home Improvement Loan Programs

Ramsey County and the State of Minnesota also offer rehabilitation loan programs that
are income limited and may be related to emergency assistance. The programs do have
maximum loan amounts or terms, and are offered secured and unsecured with varying
interest rates.

Ramsey County also receives federal HOME funds annually from Housing and Urban
Development (HUD) as well as Community Development Block Grant (CDBG) funds
that have specific guidelines for property owners. These funds are limited and require
income qualifications or are to be used in low-to-moderate income neighborhoods for
acquisition or infrastructure improvements. The City of Roseville and the RHRA have
used these funds to assist housing developments.

First Time Home Buyer Funds

County Funds
This is a Ramsey County program that helps first home buyers purchase homes more

affordably by providing deferred loans that can be used for down payment assistance,
closing costs, and occasionally, health/safety/code improvements. Criteria:

Up to $10,000 deferred loan with 0% interest rate.

Maximum purchase price $200,000.

Buyers must provide a minimum $2,000 to the transaction.

Provide proof of 3 years of full time employment.



RECOMMENDATIONS AND CONCLUSIONS

Introduction/Overall Housing Recommendations

This section summarizes demand calculated for specific housing products in Roseville and
recommends development concepts to meet the housing needs forecast for the City. All
recommendations are based on findings of the Comprehensive Housing Market Analysis. The
following table and charts illustrate calculated demand by product type. It is important to
recognize that housing demand is highly contingent on projected household growth; household
growth could be higher with available land for development and increased densities.

TABLE H-1
SUMMARY OF HOUSING DEMAND
CITY OF ROSEVILLE
March 2013

Type of Use

Rental Unitz - Markel Rate :

Rental Units - Affordable 187

Rental Units - Subsidized 126

For-Sale Units - Multifamily 207
| Total General Occupancy Supportable 791 |

Market &

Adult Few Services (Active Adult) 103 96
Ownership 55 52
Rental 48 44

Congregate 0 0

Assisted Living 76 83

Memory Care 52 56

|Total Market Rate Senior Supportable 231 235 |

Affordable/Subsidized

Active Adult - Subsidized 110 150

Active Adult - Affordable 84 106

| Total Affordable Senior Supportable 194 256 |

Note: Due to limited land availability, not all of the demand may be able to
be developed in Roseville

Source: Maxfield Research Inc.

MAXFIELD RESEARCH INC. 107



RECOMMENDATIONS AND CONCLUSIONS

General-Occupancy Demand by Type
2013 to 2025
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RECOMMENDATIONS AND CONCLUSIONS

Housing Opportunity Sites

The City of Roseville has identified 22 sites that could be redeveloped into housing. The map on
the following page shows the location of each site, current use, total acres, and supported
density.

Given the land supply in the City of Roseville, there is a limited number of locations throughout
the City that could suffice for future housing development. All of the sites have their strengths
and weaknesses related to future development/redevelopment of housing. Table H-2 provides
a matrix of analysis for each opportunity site. Based on the analysis, Maxfield Research Inc.
recommends potential uses and timeframes. Table H-3 provides more detailed data from Table
H-2.

Although each of the property locations would be suitable for future housing development,
new housing development will be, in part, driven by land acquisition costs. Simply put, the

more the developer pays for the land, the more revenue per unit will be needed to cover
development costs.

Redevelopment Priorities

Market Rate Rental

Maxfield Research Inc. recommends that a top priority should be to develop a market rate
rental development. Our competitive inventory identified that no new market rate general
occupancy rental product has been added to the City for about 25 years. Due to the age and
positioning of the existing rental supply, a significant portion of units are priced at or below
HUD guidelines for fair market rents (see Table D-2), which indirectly satisfies demand from
households that income-qualify for financially assisted housing. As a result, a limited portion of
the existing rental stock actually caters to those who desire newer contemporary market rate
rental housing.

Market rate multifamily rental housing is one of the few bright spots in the real estate industry
today; here locally in the Twin Cities Metro Area and nationally. The downturn in the housing
market and the overall economic slowdown initially created an increased demand for rental
housing. With increased home buying due to the tax credit and subsequent increased unem-
ployment, vacancy rates climbed during the 4™ Quarter of 2009 and remained relatively high
until the 1* Quarter 2010. However, as of 2" Quarter 2010, vacancy rates have decreased and
rental traffic has increased according to property managers and leasing personnel. Employ-
ment activity in the area is expected to slowly increase as the recovery strengthens. As of gt
Quarter 2012, the vacancy rate Metro wide was 2.9% and 3.3% in Roseville. A vacancy rate
under 5.0% indicates pent-up demand.

MAXFIELD RESEARCH INC, 109



ort

Asmfayvn g M RIEg pegdding
AUPUEG WInFRN e daugey
S .

“ONI HOYVISIY A1AIXVYIN
wewpadaq kewdojaaig ArrHuwog — WauRdag %ﬁn LT
ELOZEA e S 315 Auno) decuiry w4 0008 0001 9 i posedaid
.amog

FEHAGS M

somay
sajis Ajlunuodd 3uisnoH
ML b 25 O 3T TRG PRNRg
[ CAPRBINT AL R S
Bu3e/En P21 TRijsuag pesinding ! WG e
Aapsuaa YB(H e duoy ; 2y iy 4
s mh.a‘w._sz‘_: wyng L m M W H H 3
G L el I e
m m m m anefagny ..Ms yrung prucddhg
- ] IR MDY S twog
- %ﬂi?ﬁ o, 3 7 -E._..w.!-.ﬁ.wgnn.nu:
e T aifiain vo-7t oy prucddng 2
g Sagsung Y ey duscy Srmime R .
WEREA SINS
{18} BI38/suun y7-31 oLy ek
(ary) 2RfRyN ¥ 03 O3 sAlSuRq pRtking you "]
Aypuag yiH / Aajsueg moT Tuey o) Axsweg mot:ueid cu)
H o) W DS ] M Doy Ajpre ol (soug
3 i o gesany 07 thoy
..a{u.__m 12T PR FTNOEA T s wanwdopAply
Apsung yii ueld duwad m
m@ arutiiel 4 prog Auneg
prRaY
e SOR/EYUN TT- ARUSVAQ PRAING za proy Kiosng
i Aypng wnpay it diuay
agm frun spps AR pasadadng zlkz:#zﬁ«ieﬂuﬂu&i s d O L. Mhateepe
ARz i e Ve e ! i, ¥ pa oy
bl Ao Rt s ratidng vz sy o
- Asizeee uilip g Smen = ]
ﬂ | BT SRS Linely - .
il m _ “In..ai!o 1 ﬁ g4 35,y o
s 03 03 SAHERLG . - m 4
e confEaR pE-ET Bsag gt LT kg
e i e e g esasoe Agming iy ey du
eeen paEA ﬁ_ﬁﬁﬁ WA SRES Sizsnoyaiem Jemms o N
g &5 Sy eTE sy n . 4 Humiag p
> SN ¥ Aptiag yliy sueyg dusoy
< Hafsuad 43 suejd By I! _ Uy A RULS oS
St Supddons sses "Ln.rs. % «E-@«.& B AU prundeng rrsaoy -
FERY 23 proy Awnon | I GRH sumg i
Susncimam Mo
g Ay
o
nminih p2-E) Ripsuan pasoddng
Ayman yBji sm) dusy
HASTIpY WA SRS
&8 e
@ Py Airon

SNOISNTONOD ANV SNOILYANININODITYH



IT1 “INI HYYV3SIY A13IIXVYIN

QANNILNGD
‘Hing 2q o}
3|ge sawoy Jo Jaqunu .
ay3 Joj UCIPNIISUCD Lanos 3u3 03 .
‘STUOYUMO) ue uopeedasd "UOISIAIPGNS SWoyumo) sawoy Ajlwe)-a{8us ‘Yuou awoy
+ST0Z pus-saddn zT ﬂ o m.ou Agsnl pua-iaddn 3uns)xe 33 01 S0PUOT BACJD puBjpI  Ajiwes-s(3uls U0 Yum -4 Fara ¥
01 0T Aj@jewixolddy Syw__hm “n Jou .u“; m_.E 01 juasefpe payeso ‘1523 Y3 0 VOISIAIPNS Bale papoom AjISop
‘ajess jo mm_Eo:o".vw FUIOYUMO3 SPOOM SHI3d
01 3nq ‘|22.ed ||ews
3ing aq 0}
age sawoy Jo Jaquny -sowod Allwe
3y 1oj uotdNIISU 4 Al Yahos sy} 03 qn|D Aluna)
* sawloy -3|3uis 10} 3|qe|IRAR pUB| . puod pue awoy
+5T0T Awey-a)8uis oz pue uoje.eda.d Jo 3| ‘pooyloqydiau SIitH PUEIPIA pUe 410U Alwey-a|3uis auo yum -4 oS £
i ' 10| Jo 3502 Ajrysnl ) 8y3 0} MGE-| "}Sam pue Ise? ) ) i
03 §T Aj1ewxolddy paysiqelsa E3JE papoom A|3SolN
03 2|qe 3q jou WHw UE U1 BEIES 2y 01 sawoy Ajwey-a|3ulsg
‘3|EJS JO SIWOUDID | PRE30T
o3 ang ‘Eased ||ews
'000°66+$ J0 2oud

"159M 3y} 0} seWoyumol

Sur ‘Juawdaojanap 1o
PV 3 1343p 10§ “Yuou ay) 0] sawioy

‘sapded
3|ge|IeAR A|3]RIpaLILL|

juawdojaasp

PEISAIBIUI MBJ UM Ajiwey-s18uls ‘yinos ayy sawoy
+102 [eluRl 2384 "PAIg U0yl T-4GH Lt [4
SIE2A OM] JOJ Joyew 01 50pUD7 JOURA SAJINIIXT Allwey aj8uis-aaayL
19ew Jo s|geployy MON 01 553238 Asea ‘sasn
3y3 uc uaaq sey pue puB SIWOYUME] 1583 B} 0]
lenuapisal Alsuap-ysy
SOPUD)) SUOLIWOD 3||IABSOY
4330 Aq papunounsg
‘yuou
31 0} 585N |BI2IBLULLOD pUE
pAg UoIYSLIg MaN *13UMO 5 fet P
sjuswpedy 521uewWElg pue
wawdopaap 2uoje 2.3 pue asiou 3uo Ajuo yam adeane [924ed
+T0Z 153M @Y1 0] S3Sh [2(2IaWW0 T-4OH gg T
|EIUDI S|qepIOYY 1529 Ayl 01 $3sN pue) adue| ‘Juawdojarap Joy juezeA papoom Aflsop
puUE SBLIOYUMO] YINos Y3
|emsnpul 3jqneduosuy] Jqejleae A|DleIpIWIW|

03 sjuawede ajeys] g asoy
‘1SED 2y} 0} £3sN [BLISNpU)

tu ADGUIR

Hupuay g A4 pApUSRLLA : C{Tp v TENETS ) upunoung 5N AW=LNY SR

oln Al

€T0T Y1ely
ATIAISOH 40 ALID

S3LIS ALINNLYOd4O SNISNOH
T-H 318vL

SNOISNTINGD NV SNOILVANIININODTY



"INI HOYY3S3H A1EXVIN

(44"
QINNLINGD
*1S9M L) 0] SUCWIWOD)
|BIIUBIURD PUE ‘Y1nos 3y} 03
535N [B{3JaWILI0D ‘BAIsuadx ag sjuawuedy yJed @Jelsa) pue
pue ey Aew Buipjing Buiggeya. ‘sasn sjuawedy I3e449] SUlWEH JE—
+0202 ‘Buisnoy Ajlweyynw 10 Bujys)jowap |epuapisal Aysuap-yBiy ‘153 241 01 532)}J0 SAWOH Suddo ¥ mw_ we T-4aH 6'E g
yum juswdojaaap 30 3507 "31e303) 13y1o Aq papunouing ueLaAgSaId PUE SOPUDD ) 45 SulweH
ash paxiy 1snuw spueuay Sunspg asnoH aulweH Yuou ayy
0} sawoy Ajnues-a|3uls pue
Y2INys UBUSACY 3|[IABS0Y
Yng =q 03
3|qe sawoy Jo Jaquinu
‘S3WO 2U3 Joj UOHINNSUG “pooyioqyBIau *15B9 PUE ‘YINOS ‘I5oMm LSK] [O0Y:
M pue uopieledald paysijgelsa 1969 PUE 43 ¥ PRSI j004Is
+£102 Ajlwey-aj8uis Z1 ayy 01 sawoy Ajwe-s(3uis algnd 3jjirasoy 3yl 1-4al £€ L
0 ApRlew xoidd 101 40 3500 Aypsrl Ue Ul p3aeao) Yliou 3y 03 yed anol A paumo [3o.ed juede,
3 OT At v 01 3|ge a4 jou 3w “ied aroJD o} Juadselpy 4 Y Hed 4 P I 1 A
‘a|eas JO 53LIOU0d3
03 ang amed jeweg
Sala SIPNPOoLd BWoysn
'S3SN [2[2JaWWoeD ‘pue| a|quwiasse ujosul] Suoje Asaa010 15ED Y} eus q_,u cn e .M n_ou
pue lelad 01 ||95 15N SJaUMO s,Al19Ag pue Jojudd 01 535N {BDJAIWOD ‘YUou |elIsnpu) P i
Yum Buidpug ‘aues-yoa)
+520¢ ‘Buisnoy Ajluieyy|nw ajdiyny ‘yinos pue |le3=d 01 Ajwixoud aso[d ay} 0] sawioy Ajlwes-2|8uis ISWIEA “S3120/0UL3 T-daH rard 9
yum Juawdolaaap 159M 3] 01 535N puE| Al 3yl ul aus 1sadie) pue yled siseQ ‘Yyinos pue ho_o%____._u_i mm_._ u:n._.
d ! PIl
asn paxiy |el3snpul ajqiedwoduy] By} JO} G BUS yUM I5aMm Y} 03 SIS |elIsNpY| 3SNOBIEM OM)
padojaaapal aq pjnody
: WO i P i
SB5N |BIJJBWWOD pue| B|quIasse A sy -yLoU 31 01 SaWIOY ajeayyjeay
pue jlelal 0] [[95 1SN SJIUMO ul a5 1sa8ie] Ay Joj of D — WA PUB ‘SIIAIRS
+5207 ‘Buisnoy Ajiwenw a|diiniy "yinos pue 91 2im padojaaapal mh.m wh n_u m.m.u.“_ eu m_” u uoijisodxy apaug ‘dnoig T-4aH 19 S
yum juawdojsaap 1583 3y} 0} sasn pue| aq pinoeJ 'ayen w SIS 1eHIShpUl piED [dD Yum sBuip|ing
159 Ay} 0 ayje uoyBue
asn paxiN |el3snpur 3|qiedwoou) uojdueq o} juadelpy |elasnpul 33yl
: Suiuoz A3GUINN
=240 P=2DUSLLLLG I SRS 20N m_._.“_.m._hm_._u..m SE ESRLINTD
juaimy dejy
ETOT Y1EW
ITIAISOY 40 ALD
$31IS ALINNJYOddO ONISNOH
panuiuo) Z-H 319vL

SNOISNTINOD GNV SNOLLYANIWWODId



NI H)YV3s3d a13EXYIN

ETT
Q3NNLLNQD
1samM
ay) 0} 4ajua) Bulyeys pue
‘leased uo sane *sa5n 4 03 13380 Suly v_m P
Juisnoy Jaumo SGEPIING 40 JOGUINY 341 [eRUBPISaI ANSUSP-ySIY s20140 AUD a|1aasoy ‘YInos e3Je puelam T4aH 66 -
T, jeuaa Ajuepynuw 148PIING 0 13G 4 ISR2SPI sSR! 3y} 01 )iB4 |BIIUDD “ISER By}  PUE SIWOY A|lwey-3jBuls
R 533NpPad BaIE PUBlIRM 1ayio Aq papunounsg X
0] S3]R1S3 MI)AJed ‘YHou
241 0] sawoy Ajjwej-aj8uls
g 29
07 3[qe SHUn Jo 1agquinu ‘159M
S3Un [eua. 3yl yum Juswdopasp ‘Areuaq| 31 0131331e ] J9dns pue jueg
+107 w_n_mu.otm_ M¢ o1dn 40 3500 Agnsn[ 2||qnd pue s1ajuad 421 ‘Yinos pue jsea ayi o1 |92.1ed juedep T-HaH oz 11
01 3|qe aq jou Jydiw |1e3ad 03 Aywixoud asop) sswoy Apwey-38uls ‘yuou
‘3|e3s JO SAIWOU0I 2yl 0} sjuawledy ||ewasoy
013ng "|9oued [|ews
§asn |el2Jaluwod 195 03 m_.______.s "3 peoy ‘yuou
pue jre1ad Auno) pue anuaay 9] 0] SISN [BIPIIILLOD
aq Jou ABW SIBUMO sasnoyuasln
+5Z02 “Buisnoy Ajwepzinw . 2aus AlWE 3upeus Jo J3wiod “153M DY} 03 ANUBAY SEig) 0], HAN 9 ot
Y Juawdoanap m_m.m_ﬁau m . I u M J1jen Y&y e uo paledo| Buypus “Yinhos pue 1sea :
asn paxiw W q 5BY pUET s1 1 se 3|qIsiA AlySiH ay1 o} sawoy Apwe-s8ug
535N [EIJAWWOD "{|e 2[epasoy 15e2 A Mepuey pENUN
pue jie1as . pue siajua3 |1e33) 0] 22eds NP0 "YINas 3yl 0} i ‘ HiE=y
. pue| ajquuasse o] ||as Auedwo) 1o3.q)y ,
+570Z Suisnoy Ajlwerynw |eJanas 01 Alwixesd sled seruoyesod pue Suian . T-4aH 01 6
SN siauma agdinin 1ajua) uoNgLIsIqQ
yum wawdo|aasp 350[) "D peoy Ajuna) J01uas ajujodasoy ‘Yuou i AlEEad
asn paxiy woJy atqisia AjyHiy ay} 03 sawoy Ajlwey-3|Buis Q1IN "qeT Ryeasas

Ay

T4 PApUDLILLIGIAY

SRESAUNED

SRS

sasn SUpunoung

50 Waung

A0 LI

diwy

JuRLInG

€107 WIEW
JTNAISOY 40 AL

§3LIS ALINNLEOddO DNISNOH
panuiuo) Z-H 318vL

SNOISNTINOD ANV SNOILVYANIINOI3YH




141

“INI HOYVY3SIH A1AEXVIA
A3NNILNGD
ing =q
01 8|qe s}un jo Jaguinu I d ‘15am al}
ayl yum juawdopasp 000'SETS 40 2M 01 Yuny) 1sindeg a|)1nesoy
wawdojaaap Bupyse yum |udy w pjos .
+10T J0 1502 Ajpsn| 1583 Y] 01 $3ISN |EIIWLIOD [@o1ed juesep T-4aH ¥ 91
|euDl 93el 1aJe o pue ‘uswdojaAap 1o} . .
01 3{qe aq jou 3w Janos pue ‘Yuiou
algejieae A|2)e1pILU|
‘9|05 4O SBILOUOID ay3 03 sawoy Apwey-s|8ulg
01 enqg 'j32Jed |[ews
*15aM Byl 03
'SISN [eRUSPISAI saloyumo| a3y umolasoy
wawdopasp des Rysusp-yay sayjo pue yieq4 uoiBa] uedawy [aaaed T80 s o1
*r1oe [[2UCTENIREV TN 01 3uyIm Joumo 9yl 5| AQ PIpUNOJINS pue yed ‘4INos pue 1ses ay} juesea papoom Apson
|B43UBD JO SMBIA J|UIIG 03 }led [24U3) ‘You 3y}
03 sopuo)) alenbg Aaswey
‘ying aq o}
3198 Saloy 40 Jaquinu 'saloy Ajjwey *1S9M pue yinos
Byl J0j USIIINIISUOD
"sawoy pue uore eciasd -9[Auls JO) Jqe|iBAR pUBl 2yl 03 Sawoy A(jwe)-a|8us sjasied
- : ‘ E] 15E8 8y 01 SOpUO) alenb: e 2
+S10¢ Allwey-2j3uls 07 10] 40 1503 Apgsnf 10 3joe| ‘pooyloqysiau 1 Y1 01 sopuo) S WEILA PAPOCM ARSI Ty 6 ¥T
0} ST A[@jewixoiddy 01 3|qe 94 10U B paysi|qelsa A3SWEY pue SAoYUMo|
i ade||IA poomisa
‘a[e3s Jo SIWoUIP He L peieae A pooM3ssm
0} ang ‘jexJed ||Bws
“J59M ay} 0}
‘upisuedxs )
521e3153 MAIANIE ‘YINos 2y}
Buisnoy Jaumo |euoneanpa Jo3 pusl o g J|qe|ieae Aj91BIpIWSW| 0] 3ye] 11suusyg ‘Ises ay) o) |@31ed Juedep T-44H 6'S £T
swr o, |elual Apweyynw  asn Aepy “1011sIp [00Yds pios ’ ' .
sawoy Ajiwey-ai8uls ‘Yyuou
3|(IAas0y AQ paump
3y} 03 121U SuIA] usp|on
- RO IR Juiuoz Jaguinn
S5} PEpURLHLIOGEY PURDLING RN H e
ET0T Y21
ITUAISOH 40 ALD
S3LIS ALINNLYOJdO SNISNOH
panuiue) Z-H 319v.L

SNOISNTONOD ANV SNOILVANIWWO2IY



Q1T ‘ONI HOUVY3IS3Yd A13IIXVIN
QINNLLNOD
“Ynos ay}
'SPUOY UMDY 0} J21ua) Sujunuoay Adeliia
w0z *S3LIOYUMO] S00Z 22UIS paj|e1s 104 paje|d ApeaJ|y 'sasn PUE SOPUOY) UOLIEIN S3WOYUMO] JOJ T4aH . -
v |9A3-AduR 0T uaaq sey juswdoEasg  |enuapisas Aysuap-ydiy 1583 ay3 0} syuawpedy psne|d sjaoted uesep
J310 AQ papuncling doy||IH 1sam pue yuou
ay3 0} awoy A|iwey-ajduis
Wing B4 03
3jge sawoy Jo Jagunu -sowiny Ay
8Yy3 10} UOIIINISUCD )
*sawoy -a2j3u|s Jo} a|qe|ieAe pue|
A 3 pue uoneiedasd - 95 ‘sawoy d i
+LT0¢ fiuey-agsuls 5T 10} 0 1502 AJi3sni 40°p8| ‘pooy oqysisu Ajiwe)-213uis Ag papunoung SIPRIBCIUEIEA T ¢s 8t
01 0T A|91ew xcaddy paysiqelisa ' '
03 3|qe aq Jou W
. ue uj pajeao
9|B35 JO SBIWOU0ID
o) ang Eaued [[ews
‘sawioy Ajuey
*saway -aj8uls Jo} a|qejieAR pue| ‘yyou awoy
"9g AemyBIH
+£10T Ajlwes-213u)s ST SUOIE JILIEL WAL 3510 J0yae| ‘pooysoqydiau 2yl 01 9f AemyBiH ‘Yinos AliLe-213uls U0 Im T-4a1 g LT
01 0T Ajjewxoiddy 8 Jpjen HESIEN paysiqersa ayy 0 sawoy Ajwe)-a(3uis Bale papoom Aisop
UE U| pa1eao]

dununy

UipunoLng

AU

JURLNg

5333y AR

€T0Z YyoJew
ATNAISOY 40 ALID

$31IS ALINNLYOddO DNISNOH
pEnuiuo) Z-H 3189v.L

SNOISNTINOD ANV SNOILVANIWWOIIY



911

"INI HOYV3ISIH A1A4XVIN

‘U] YIJeasay payXe :831ncs
‘159Mm ay) 03 SBWoY

"Y1ou AjsaeIpaww|
Juawdoaaap (Blua

Ajlwej-2)3uls pue ‘yinos

0} sjuawpedy asljaso

awoy Afluie)-a|Buis yum *8214d Buryes ul 23S Hedy saliasod

Asuednazo |esauad 35 Jo uopJtod wiagsam  A3lIqIal (ejlualog ¢ 523 3 03 Awapedy Siebued g
+E102 | 35 § 13 3 13l (el d "YdH BIRIOIUCY PUE [00LIS JUEIEA PUE UOREIS 3414 T-HaH o€ 7z
awooul-pax|y dojanap 01 Ynaup aq 3|Inas0Y AQ paumo
uelayang s3ury jJo Bupy ‘yuou
A “[edsed padeys-]
2y3 03 sawoy Ajwe-2|8uls
PuE sjuawiedy ajeq auey
Hing ag
agel 0} 3|qEe S1uN JO J3qunu
A a1 yum juswdoppasp ‘puedxa "YINOSs PUe 3582 3L} 01 sPWoY
3SNOYUSIID) ay] .
+8T07 1A POIEINSSE SN Jo 1500 Ayj3snf 01 pue| Jqepesy o8e(a  Alwel-a8uls 1sam pue ypou  awoy Ajwey-aj2uls aup T-4aH S0 12
S i ’ 0} 3|qe aq jou W3 2sNoYUIAIG AQ pAIUMD ay3 o1 ade|(IA IsNOYUIAID
101U3S |euoppY .
3[235 JO SIUOUDID
03 ang "jRAed jews
. e —— ;w_._om ay) 01 sjuawpede auioy
sawoyumol 09 o01dn <II3s pue ajeq suaLely 153M pUE 3583 31 03 Allwey-218uls auo yum Haw 6t oz
HOEoE 03 Jul|(im Jauma 243 5| sawoy Ajwe)-2|8uls ylou ' © ’
0] S532) JUIIUIAUCD EQJE papoom AjISO
2y} 0] 2YE] SUCLIEDIN
£ P ETT R rj i Q4ang S50 1L sllllliey2 AGLunN
El o [l [x] P O] 0 T4 | + 5 E
fE=Y i Ll * i 2 3N dejp
107 YMEW
IATIAISOY 40 ALD
S3LIS ALINNLYGddO DNISNOH
panuiuo) z-H 319v.L

SNOISNTINOD ANV SNOILVANIWINOI3Y



RECOMMENDATIONS AND CONCLUSIONS

Apartment development is also at a 20-year high in the Twin Cities, with numerous projects
either under construction or in the development pipeline. The majority of new planned devel-
opment is in the Uptown neighborhood or in Downtown Minneapolis. New rental properties
recently completed or under construction in the Twin Cities are charging rents (on average)
from $1.35 per square foot to $2.20 per square foot, depending on the location of the property.
Most of the new rental development that has occurred or is currently being developed in the
Twin Cities is located in Downtown Minneapolis, Downtown St. Paul, Socuthwest Minneapolis,
near the University of Minnesota, or in popular suburban communities such as St. Louis Park,
Bloomington, and Edina.

The average rent per square foot at new urban properties is approximately $1.70 per square
foot, while ranging from about $1.55 to $2.30. New properties in Downtown Minneapolis and
the Uptown neighborhood are averaging about $1.80 to $2.30 per square foot. New suburban
properties are charging between $1.30 and $1.45 on average; some of these properties are
located in second- and third-tier suburban communities, such as Lakeville, Woodbury and
Minnetonka. A project in Roseville would fall within the aforementioned price per square foot
rage for suburban communities, approximately $1.30 to $1.45 per square foot.

Site #15 should be a top priority site for market rate rental units. The Site would be able to
capitalize on scenic views of Central Park and have high visibility along County Road C W. With
4.5 acres and a maximum density of 24 units per acre, the Site could accommodate up to 108
units.

Site #22 should also be a top priority site as it is already owned by the Roseville HRA. We
recommend a mixed-income rental development with approximately 20% of the units afforda-
ble to households earning at or below 60% AMI. With 3.0 acres and a maximum density of 24
units per acre, the Site could accommodate up to 72 units. However, since the parcels form an
L-shape lot, we recommend either developing just the eastern side along Dale Street with
outdoor amenities to the west, or a step-up of building height from west to east to create a
buffer between the existing single-family homes to the north and the new development.

Site #16 could also be another potential short-term opportunity. The site was listed for
5135,000 and advertised as a prime location for apartments and was sold on April 2, 2013.
According to the selling agent, the buyer wanted to build eight townhome units, but is in
conversations with the City on constructing apartment units. With 1.4 acres and a maximum
density of 24 units per acre, the site could accommodate up to 33 units.

Other potential sites for market rate rental units include sites #5, #6, #9, and #12. However,
these sites may be more difficult to develop because they consist of multiple parcels with
multiple owners and/or there is an existing use on site and the existing users would need to sell
and relocate.
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RECOMMENDATIONS AND CONCLUSIONS

Affordable Rentaf

There is also strong demand for affordable rental units. Between 2013 and 2025, there is
demand for 187 affordable rental units. Much of the existing rental stock that functions as
affordable housing is in multistory buildings with a higher percentage of smaller unit types,
which often cannot comfortably accommodate family households. New affordable units would
attract many existing Roseville residents residing in older market rate properties seeking larger
unit sizes and more modern unit and building amenities. In addition, affordable housing will be
attractive to households from outside Roseville who seek to reside in a community with close
proximity to employment, shopping, and schools.

Aeon recently constructed Sienna Green Il. The majority of the units were two-bedroom and
three-bedroom units to better accommodate family households. The development has per-
formed well and has been fully-occupied since it opened in August 2012,

Although there is demand for approximately 187 affordable units between 2013 and 2025, we
recommend phasing the units with no more than 80 to 100 units in the short-term. We rec-
ommend an affordable family rental development in either a traditional three-story building
with a unit mix weighted towards larger unit sizes or two- and three-bedroom town-
homes/rowhomes. Affordable rental townhomes have been found to be very popular through-
out other markets similar to Roseville.

Monthly rents would have to be in accordance with maximum gross rent set by HUD and
MHFA. See Table D-2 for the 2012 income limits and maximum gross rents in Ramsey County.

Site #1, #2 and #11 are currently vacant and could be ready for development in the short-term.
Parcel 05.29.23.32.0002 of Site #2 is currently for sale with an asking price of $495,000. The
second parcel is also for sale but it is not actively on the market. According to the listing agent,
the property has been on the market for about two years. There have been several conversa-
tions with potential buyers, but nothing has come to fruition.

Site #11 would be more advantageous than Site #1 for affordable rental units as it is in close
proximity to several retail centers and is within walking distance to the Roseville Public Library.
The library would be a strong asset for potential asset for potential families living on the site. In
addition, bus route 65 travels along County Road B W into Downtown St. Paul. With 2.0 acres
and a maximum density of 24 units per acre, the Site could accommodate up to 48 units.
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RECOMMENDATIONS AND CONCLUSIONS

Subsidized Rental

With new rental housing units added the City of Roseville, there may be increased occupancies
among the existing rental stock, particularly among older properties that are unable to com-
pete with newer, contemporary market rate properties. According to Metro HRA, 266 Section 8
housing vouchers are being utilized in the City. We recommend working with landlords to
encourage greater acceptance of Section 8 vouchers for properties that meet the voucher
payment standards.

For-Sale Single Family Housing

As a first-tier suburb in the Twin Cities Metropolitan Area, the City of Roseville has a very
limited amount of vacant land. Should the land supply be greater in the City, we acknowledge
that demand for single-family housing would be very strong.

Based on the current zoning, single-family housing could only be located on Sites #3, #4, #7,
#14, #17, and #18, for a total of 24 acres. Based on the density of up to four units per acre, up
to 96 single-family hames could be built. However, due to the limitations of land availability,
we recommend that the City optimize some of the low-density residential parcels and rezone as
HDR-2 to permit townhome/twin home types. More discussion about for-sale multifamily
housing is provided in the next section.

Due to the age, quality and price of Roseville’s existing housing stock, most of the existing
housing stock appeals to and meets the housing needs of entry-level homeowners. Homeown-
ers who desire move-up and executive housing, which is typically priced at $350,000 and above,
have likely been forced to relocate to adjacent communities, including Arden Hills, New Bright-
on, Moundsview, Shoreview and North Oaks, since modest housing product in this price range
is available in the City. We believe there is an opportunity to offer higher-amenity homes that
would be attractive to households in the existing resident base who desire to continue to reside
in the City but find that little housing is available tc meet their preferences. For instance, all of
the 26 lots in Josephine Woods sold within one year with home prices ranging from about
$450,000 to $560,000.

For-Sale Multifamily Housing

Based on the availability of land, demographics of the resident base and forecast trends, we
find demand for 217 new attached multifamily housing units between 2013 and 2025. These
attached units could be developed as townhomes, twin homes or a combination of the two
housing products. Due to the continued downturn in the new construction condominium
market, we do not recommend a condominium component through 2016,

The following provides additional details on the target market and development recommenda-
tions for each for-sale multifamily housing product recommended.
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e  Side-by-Side and Back-to-Back Townhomes — This housing product is designed with four or
more separate living units and can be built in a variety of configurations. With the relative
affordability of these units and multi-level living, side-by-side and back-to-back townhomes
have the greatest appeal among entry-level households without children, young families
and singles and/or roommates across the age span.

Households typically choose this housing product for the maintenance-free lifestyle and
relative affordability for new construction housing. Although a primary reason for attached
multifamily housing is affordability, we recommend that attention be placed on the visual
and structural quality of housing as well as its compatibility with the architecture of sur-
rounding homes.

» Twinhomes and One-Level Townhomes — By definition, a twin home is basically two units
with a shared wall with each owner owning half of the lot the home is on. Some one-level
living units are designed in three- or four-unit buildings in a variety of configurations. The
swell of support for twinhome and one-level living units is generated by the aging baby
boomer generation, which is increasing the numbers of older adults and seniors who desire
low-maintenance housing alternatives to their single-family homes but are not ready to
move to service-enhanced rental housing. Housing products designed to meet the needs
of these aging Roseville residents, many of whom desire to stay in the City if housing is
available to meet their needs, will be needed into the foreseeable future.

We recommend that development of twinhomes and one-level townhomes be a comprised
of a lesser percentage of homes priced between $250,000 and $275,000 as well as a higher
percentage priced above $300,000. Many seniors will move to this housing product with
substantial equity in their existing single-family home and will be willing to purchase a nic-
er, more efficient home that is similar to or slightly above the price point of their existing
single-family home.

Site #19 should be a top priority site for townhome units. The land was platted for ten town-
homes in 2005 before the market downturn. Encouraging development in the next few years
could be a possibility as the market continues to strengthen.

Site #4 could be advantageous for approximately 10 to 12 upper-end townhomes. It is located
adjacent to an existing upper-end townhome subdivision within a wooded area for privacy.

Site #20 could also accommodate up to 60 townhome units as it is zoned for medium density of
up to 12 units per acre. Amenities such as McCarrons Lake and Trout Creek Trail could provide
marketability for upper-end townhomes.
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Senior Housing

Since the previous Comprehensive Housing Study was conducted in July 2009, 124 service-
intensive senior units at Cherrywood Pointe and 48 active adult cooperative units at Applewood
Pointe | have been constructed. In addition 42 units are currently under construction at Apple-
wood Pointe Il

As illustrated in Table E-1, there is more demand for senior housing in the City of Roseville.
Although Roseville already has an array of senior housing options, much of the forecast growth
in Roseville is a result of the existing population base aging into the older adult and senior age
cohorts. Development of additional senior housing is recommended in order to provide hous-
ing opportunity to these aging residents in their stages of later life. The types of housing
products needed to accommodate the aging population base are discussed individually in the
following section.

Before moving forward in our discussion, it is important to note that similar to other estab-
lished suburbs in the Metro Area, the age distribution is weighted toward the older adult and
senior cohorts. The development of additional senior housing serves a two-fold purpose in
meeting the housing needs in Roseville and other established communities: older adult and
senior residents are able to relocate to new age-restricted housing in Roseville, and existing
homes and rental units that were cccupied by seniors become available to other new house-
holds. Hence, development of additional senior housing does not mean the housing needs of
younger households are neglected; it simply means that a greater percentage of housing need
is satisfied by housing unit turnover.

e Active Adult Rental — In the near-term, we recommend development of an 80 to 90 mixed-
income active adult rental project in the City of Roseville, Currently, no market rate or af-
fordable (i.e. shallow subsidy) active adult rental housing is available in the City. Older
adults and seniors who desire these housing products have either been forced to relocate
to other communities outside the City of Roseville or are residing at general occupancy
rental projects. We believe a mixed-income building would be an ideal development con-
cept to create the most dynamic, inclusive community for active seniors and to temper
stigmas and potential neighborhood oppaosition of affordable housing development.

During the housing market slowdown, many markets have experienced delays in realizing
demand for market rate active adult housing. These delays are the result of seniors who
choose not to sell their homes or find they are unable to sell their homes, along with the
fact that active adult rental housing is not need-based. However, as the market continues
to improve, seniors maybe more willing to put their home on the market.

o Active Aduft Ownership — Currently, there are three active adult ownership projects in
Roseville and all three continue to perform extremely well. In addition, United Properties
is currently constructing phase Il of Applewood Pointe (42 units) and all but two units have
sold. We forecast that owner-occupied, age-restricted housing will continue to be a prod-
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uct of choice for active seniors, and that demand for this housing product will increase into
the foreseeable future. However, we recommend waiting a few years (2018+) to build an-

other active adult ownership property.

e Active Adult Subsidized — Financing subsidized senior housing is difficult as federal funds
have been shrinking. Therefore, a new subsidized development would likely rely on a

number of funding sources; from low-income tax credits (LIHTC), tax-exempt bonds, Sec-

tion 202 program, USDA 515 program, among others.

e Service-Enhanced Senior Housing — Although there is demand for 76 assisted living units

and 52 memory care units, we do not recommend developing another service-enhanced

senior housing project until after 2018. At that time, additional analysis of the market
could be undertaken to determine the viability of new service-enhanced senior housing

in

the City. With the new construction of Cherrywood Pointe as well as Johanna Shores in Ar-
den Hills within the last year, there should be sufficient supply to meet short-term demand.

Challenges and Opportunities

Table H-2 identified and recommended housing types on the 21 housing opportunity sites in

the City of Roseville. The following were identified as the greatest challenges and opportunities

for developing the recommended housing types {in no particular order).

= Land Constraints. As previously stated, the City of Roseville has few existing areas within

the community that can accommaodate residential development. The City has a limited

supply of residential lots suitable for single- or two-family housing developments. As such,

future development will likely occur on infill or redevelopment sites throughout the City.

According to the Regional Multiple Listing Service of Minnesota, there are only three active-
ly marketing land listings in the City, priced at $119,900 and $125,000 per lot. Furthermore,
the lack of supply drives up the cost of land which places upward pressure on housing price.

Due to Roseville’s location, housing demand could be significantly higher should Roseville
have the available land toc accommodate future growth. New single-family housing in par-

ticular would be highly desired.

* Housing Densities. In an effort to reach the demand potential with limited land, increased

densities will allow for more diverse future housing products that maximize the housing

types developable on a parcel. Higher density projects can capitalize on economies of scale
to provide greater affordability. The City should allow for flexibility among zoning require-

ments and encourage creative site planning as a means to increase density and provide

greater housing opportunities. Such flexibilities may include reductions in setbacks, parking
requirements, floor area, lot area, etc. We especially encourage higher densities near em-

ployment and transit corridors and new urbanism and mixed-use development.

MAXFIELD RESEARCH INC.
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The chart below shows net housing densities by product type that may be achieved. There
is a movement in many Metro Area communities to smaller lot sizes through planned unit
developments that results in higher densities and more affordable housing costs.

TYPICAL HOUSING DENSITIES BY PRODUCT TYPE
Net Units
Product Type Per Acre
DETACHED HOUSING
Single Family
Executive (90" wide lot+) 175 - 2.50
Standard {60'-80" wide lot}) 275 - 375
Small Lot {less than 50') 4.00 - 5.00
Detached Townhomes/Villas 4.50 - 6.00
ATTACHED HOUSING
Twin Homes 6.50 - 8.00
Townhomes/Rowhomes 10.00 - 14.00
Low/Mid-Rise Multifamily 40.00 - 50.00
Six-Story Multifamily 65.00 - 75.00
Hi-Rise Multifamily 85+
Sources: Maxfield Research Inc., Urban Land Institute, Site Planning

¢ Affordable Housing. Due to the older housing stock of both owner-occupied and renter-
occupied housing, the need for general occupancy affordable housing is being mostly ful-
filled by the product in the marketplace. First-time home buyers are able to purchase en-
try-level homes, and many market rate rental developments have rents that are considered
affordable.

However, there is a need for more diversity among housing types that are affordable, espe-
cially for families and seniors. Most of the existing housing stock cannot accommodate
larger families that desire three or more bedrooms per unit. In addition, there is a need for
affordable age-restricted housing with and without services.

We also recommend targeting housing assistance programs towards producing housing for
the workforce — or those households earning between 80% and 120% of AMI.

+ Age of Rental Housing Stock. As illustrated in the Rental Market Analysis section of the
report, the majority of rental housing units are older. There have been no new general-
occupancy rental projects constructed since The Lexington in 1989. The average age of
renter-occupied units is over 40 years old in Roseville. As a result, most of the rental hous-
ing stock lacks the contemporary amenities many of today’s renters seek. Many renters to-
day seek the following unit amenities: in-unit laundry, walk-in closets, balconies/patios,
oversized windows, and individually controlled heating and air-conditioning. Community
amenities include community rooms with kitchens and big screen TVs, fitness centers, Wi-Fi,
extra storage, and the inclusion of environmentally-responsible design and features. Most
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of these features and amenities are not offered in current rental housing products in Rose-
ville.

¢  Multifamily Development Costs. It may be difficult to construct new multifamily product
with amenities today’s renters desire given achievable rents and development costs.
Maxfield Research tracks development and construction costs for new rental housing across
Minnesota. Inthe Twin Cities core the average costs per unit ranges on average from about
$150,000 to $250,000. The average rent per square foot in Roseville is about $1.00 per
square foot, when most first-ring suburb projects will need at least $1.40 or more per
square foot to be financially feasible. Based on these costs, it may be difficult to develop
stand-alone multifamily housing structures by the private sector based on achievable rents.
As a result, a private-public partnership or other financing programs may be required to
spur development.

¢ Land Banking. Land Banking is a program of acquiring land with the purpose of developing
at a later date. After a holding period, the land can be sold to a developer {(often at a price
lower than market} with the purpose of developing housing. The city should consider es-
tablishing a land bank to which private land may be donated and public property may be
held for future affordable housing development.

* Housing Programs. The Roseville Housing and Redevelopment Authority (HRA) offers a
number of programs to promote and preserve the existing housing stock in Roseville. Some
of the key programs that are offered include:

o Foreclosure Prevention — Partnered with a third party such as the Minnesota Home
Ownership Center or Lutheran Social Service Financial Counseling. Provides counseling
and financial assistance to homeowners facing possible foreclosure.

o Roseville Home Improvement Loan — Provides loans up to $20,000 at a rate of 4% with
terms up to 10 years. Homeowners may borrow an additional $5,000 to cover Green
Design improvements.

o Multifamily Rental Property Loans — Assists in obtaining financing for the redevelopment
of affordable multifamily rental properties. Maximum loan is $50,000. For properties
that need substantial rehabilitation, the Roseville HRA will consider requests for more
funds than the maximum. Also assists condominium associations to obtain below mar-
ket rate financing for improvements.

o Construction Management Services — Assist homeowners regarding local building codes,
reviewing contractor bids, etc. The City of Roseville pays the HRC to administer the pro-
gram.

o Home Fair - Provide residents with information and resources to promote improve-
ments to the housing stock, The Roseville LivingSmarter Home and Garden Fair is of-
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fered the third Saturday in February. Homeowners can meet and ask questions to archi-
tects, landscapers, building contractors, lenders, building inspectors, etc.

In addition to the City housing programs, the following bullet points summarize programs
administered through Ramsey County.

o]

Energy Conservation Deferred Loan Program — Provides 10-year deferred payment loans

to improve energy efficiency to 1-4 unit owner-occupied properties. Loans are restrict-
ed to low and moderate income households and must be recommended through an en-
ergy audit.

Ramsey County Residential Rehabilitation Deferred Loan Program — For low income
homeowners, the loan will be forgiven after 10 years in the home. For moderate in-
come homeowners, the loan must be repaid in full when the homeowner refinances,
sells, transfers interest or moves from the property. In both cases, there is no interest
and no monthly payment. Home improvement deferred payment loans for up to
$15,000 may be used for basic and necessary improvements which make the home
more livable, more energy efficient, or more accessible for disabled persons.

Ramsey County FirstHOME Buyer Assistance Program — Helps first home buyers pur-
chase homes more affordably by providing deferred loans that can be used for down
payment assistance, closing costs, and occasionally, health/safety/code improvements.
Eligible income is 80% of the Metro Area’s AMI by household size.

However, there are other programs the HRA could consider to aid and improve the City’s
housing stock. The following is a sampling of potential programs that could be explored.

o]

Remodeling Advisor — Partner with local architects and/or builders to provide ideas and
general cost estimates for property owners.

H.0O.M.E. Program — Persons 60 and over receive homemaker and maintenance services.
Typical services include house cleaning, grocery shopping, yard work/lawn care, and
other miscellaneous maintenance requests.

Rental License — Licensing rental properties in the community. Designed tc ensure all
rental properties meet local building and safety codes. Typically enforced by the fire
marshal or building inspection department. Should require annual license renewal.

Mobile Home Improvements — Offer low or no-interest loans to mobile home owners
for rehabilitation. Establish income-guidelines based on family size and annual gross in-
comes.

Foreclosure Home Improvement Program ~ Low-interest loans to buyers of foreclosed
homes to assist home owners with needed home improvements while stabilizing owner-
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occupied properties. A portion of the loan could be forgivable if the occupant resides in
home at least five years. Eligible participants should be based on income-guidelines
(typically 80% AMI or lower).

Rent to Own - Income-eligible families rent for a specified length of time with the end-
goal of buying a home. The HRA saves a portion of the monthly rent that will be allocat-
ed for a down payment on a future house.

Rental Collaboration — Host meetings on a regular basis {quarterly, bi-annually, or annu-
ally) with rental property owners, property management companies, Realtors, etc. to
discuss key issues and topics related to the rental housing industry in Roseville.

Density Bonuses — Since the cost of land is a significant barrier to housing affordability,
increasing densities can result in lower housing costs by reducing the land costs per unit.
The City of Roseville can offer density bonuses as a way to encourage higher-density res-
idential development while also promoting an affordable housing component.

Waiver or Reduction of Development Fees — There are several fees developers must pay
including impact fees, utility and connection fees, park land dedication fees, etc. To
help facilitate affordable housing, some fees could be waived or reduced to pass the
cost savings onto the housing consumer.

City Priorities

Based on the findings of our analysis, the following is a priority summary for the City of Rose-
ville. Priorities are identified in sequential order, beginning with the task/product type deemed
most important.

1.

Develop market rate general occupancy rental housing positioned as an upscale rental
community.

Develop an affordable family rental housing community.

Develop an affordable active adult seniar housing community with plans for a future second
phase of market rate active adult housing.

Work with landlords to encourage greater acceptance of Section 8 vouchers for properties
that meet the voucher payment standards.

Provide support for rehabilitation and replacement of existing single-family and multifamily
housing. Educate homeowners and rental property owners about available loan programs.
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6. Develop general occupancy for-sale townhomes designed for entry-level buyers and older
adult/senior households.

7. Reassess the need for additional owner-cccupied active adult senior housing and service-
enhanced senior housing products. Should housing need for senior housing be sustained,
we recommend development of additional units.
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