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Item Description: Roseville Housing and Redevelopment Authority Quarterly Joint Meeting

with the City Council

BACKGROUND

At the 2012 Annual Joint Meeting between the City Council and the Roseville Housing and
Redevelopment Authority (RHRA), it was decided that the two bodies should meet more
frequently, perhaps quarterly, given the expanded work plan the RHRA has undertaken from its
approved strategic plan. Therefore, the RHRA Board and staff would like to give the City
Council an update on some of the projects.

Dale Street Fire Station

As the City Council is aware, the Roseville HRA owns the approximately 2 acres at the corner of
Dale St. and Cope Ave. and has entered into a memorandum of understanding with the City to
purchase the Dale Street Fire Station once it is vacated.

The public participation phase of the Corridor Development Initiative (CDI) was held in April
and May. Gretchen Nicolls will be at the joint meeting to discuss the process and present the
redevelopment guidelines recommended by the community.

Comprehensive Multi-Family Housing Needs Analysis

Maxfield research completed an updated comprehensive multi-family housing needs analysis
and presented the report to the RHRA on May 21, 2013. The report’s conclusion and
recommendation section has been attached for the Council and RHRA for discussion;
specifically the City Priority portion should be discussed.

Prepared by: Jeanne Kelsey, Acting RHRA Executive Director (651) 792-7086

Attachments: A: CDI Summary Report and Recommendations
B: Conclusion and Recommendation from Comprehensive Multi-Family Housing Needs
Analysis
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Above: Aerial map showing site boundary.

Introduction
The Twin Cities Local Initiatives Support Corporations (TC LISC) / Corridor Development Initiative (CDI)
was enlisted by the Roseville Housing Redevelopment Authority (HRA) to facilitate a series of four community
workshops between April and May, 2013, to:
* Engage community members to explore scenarios for the redevelopment of the Dale Street Fire
Station site, and provide recommendations that will be presented to the Roseville City Council and
HRA.
* Demonstrate a methodology for strengthening community engagement to inform and guide
redevelopment sites that are controlled by the Roseville HRA.

The Roseville Dale Street Fire Station Corridor Development Initiative was provided through funding by
the Roseville HRA, which leveraged additional funding from Twin Cities LISC (provided by the McKnight
Foundation).

Overview of the Corridor Development Initiative Process:
The Corridor Development Initiative consisted of four community workshops. Approximately 120 community
members attended the workshops, aimed at:

* Gathering community input on shared values for the area,

* Exploring development scenarios to identify feasible redevelopment options for the site,

* Establishing development guidelines that address the challenges and opportunities of the site, and

* Building community consensus around development goals.
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The process involved a technical team of facilitators, designers, developers, and city staff to inform and support

participants as they explored ideas. Resulting from the process was an increased confidence by participants
about possible guidelines that could be requested of a developer to enhance the area for future and current
residents. The purpose of the CDI process is to identify a range of development options that meet community
goals and market viability, rather than landing on one specific development direction or product.

Advisory Group
An Advisory Group was established to guide the Dale Street Fire Station Corridor Development Initiative
work plan and community outreach, oversee the community workshop process, and review the final
recommendations. The objective was to include a variety of perspectives that would inform the design of the
process and key issues that needed to be addressed, and to provide a range of interests as they relate to the Dale
Street Fire Station. The Advisory Group met prior to, during, and after the conclusion of the CDI process.
Members included:

* Tammy McGhee (City Council Member)

* Jason Etten (City Council Member)

* Dean Maschka (HRA Chair)

* Vicki Lee (HRA Commissioner)

» Ken Hartman (resident)

* Dan Maser (King of Kings Church)

» William Majerus (resident)

* Fred O’Neil (previous property owner)

* Pat Trudgeon (city staff)

* Jeanne Kelsey (city staff)

* Barbara Raye (CDI facilitator)

* Gretchen Nicholls (CDI coordinator)

Above: Photos of the context surrounding the Dale Street Fire Station site.
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Above: Save the Date postcard that was mailed to residents.

Community Outreach
A variety of methods were used to notify the community about the Dale Street Fire Station Corridor
Development Initiative workshops. Information about the public workshops was distributed through:

* A direct mailing of 600 “Save the Date” postcards announcing the series of workshops

* An article in the city newspaper announcing the workshop series dates (distributed citywide)

* 100 flyers dropped door to door in the Dale Street Fire Station area.

* The City of Roseville web site
Additional outreach was provided to community organizations (e.g. King of Kings Church). Childcare and
translation services were available upon request to limit obstacles for participation. All participants that signed
in for any of the workshops were notified in advance about upcoming sessions by email (as provided).

CDI Community Workshops
Community members are invited to attend a series of community workshops to explore redevelopment options
for the three (3) acre site. Attendance at all four workshops was suggested and encouraged:

Final Report
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Above: Attendees during Workshop II.

Workshop I: Gathering Information

Thursday, April 11

6:30 - 8:30 pm

King of Kings, 2330 Dale Street

What has been learned about current housing needs in the community? What are the concerns about future
development, and what do we want to achieve?

Guest presenters:
. Todd Rhoades, Cermak Rhoades Architects
. Pat Trudgeon, Roseville Community Development Director

Workshop I1: Development Scenarios — The Block Exercise

Thursday, April 25

6:30 - 8:30 pm

King of Kings, 2330 Dale Street

Join your neighbors in an interactive workshop to create feasible development scenarios for the Dale Street Fire
Station site. Design and development experts will be on hand to share ideas and insights.

Workshop I11: Developer Panel

Tuesday, May 14

6:30 - 8:30 pm

King of Kings, 2330 Dale Street

Explore development opportunities and challenges with a panel of developers, market consultant and city
representatives to build a strategic road map for the future of Dale Street Fire Station.

Panelists included:
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. Mary Bujold, Maxfield Research

. Larry Fonnest, Dunn Brothers Coffee
. Ron Mehl, Dominium, Inc.

Additional panelists presented at Workshop 1V:
. Andrew Hughes, Sherman Associates
. Bill Buelow, Greater Metropolitan Housing Corporation

Workshop 1V: Framing the Recommendations

Tuesday, May 28

6:30 — 8:30 pm

King of Kings, 2330 Dale Street

Contribute to the creation of development recommendations for Dale Street Fire Station site, which will be
submitted to the RHRA and City Council.

Write-ups and notes from each of the workshops are attached in the addendum.

Final Recommendations

The CDI process culminated with final recommendations to the Roseville HRA for redevelopment guidelines
for the Dale Street Fire Station, which reflected a consensus of the participants attending the final workshop.
The Dale Street Fire Station CDI recommendations will be formally presented at a joint meeting of the
Roseville City Council and HRA on July 1, 2013, for their consideration.

Above: Photos of participants during Wokshop Il.
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Roseville Dale Street Fire Station: Why the Corridor Development Initiative?

When the Roseville HRA embarked on acquiring additional parcels surrounding the Dale Street Fire Station to
configure a larger redevelopment site, they were committed to identifying a way to engage the community in a
meaningful way to inform redevelopment goals. City staff identified the Corridor Development Initiative as a
potential methodology for achieving that. City Council Members, HRA Commissioners, and city staff exhibited
a strong commitment to fully exploring “a new way of doing business” by engaging the community at the front
end, before an actual development proposal is presented. By engaging the community to articulate their values
and concerns, and offering the opportunity to participate in the creative problem solving of responding to those
values while maintaining a financially feasible project, the City and HRA gathered insights from the CDI model
that will inform their future approach.

Evaluation of the CDI Process

After each community workshop CDI gathers feedback from participants about the process, which allows the
Advisory Group to see what’s working well or make mid-course adjustments for what is not. The feedback
offers important insights into what the participants are learning, and what additional information they would
like to have to inform the conversation.

Both open-ended and ranking questions were used to determine the effectiveness of each session in meeting its
goals as well as the level of support that participants had in the final recommendations.

The number of completed feedback forms varied from workshop to workshop and ranged in number from a low
of 7 (Block exercise) to a high of 23 (first session.) Nine forms were completed evaluating the Panel discussion
(3rd session) and 15 forms were completed for the final session for a total of 54 forms.

Those questions asking if each session met its objectives received a combined total of 227 responses; 66.5%
indicated the sessions had fully met objectives, 26.4 % indicated the sessions somewhat met objectives, and
only 7% indicated the session had not met the objectives.

Those questions asking if the participant was personally satisfied with the session received a total of 45
responses. The responses ranged from “very satisfied” to “very dissatisfied.” No respondent answered “very
dissatisfied” and only 2 responses were “somewhat dissatisfied.” All of the remaining 43 responses were “very”
or “somewhat” satisfied with the sessions.

Comment sections on each form also provided opportunities for unstructured responses. Responses including
themes of:
» Appreciation for the presenters, staff, HRA, and facilitators
* Thank you to the City and HRA for the meetings
* Early caution or doubt that residents would be allowed to influence the decision with a growing belief
in the end that the input would be used
* New knowledge/information and appreciation for the diversity of resident perspective

All 52 responses to the question if the participant would recommend the process to others were “yes”. In
the final evaluation 13 of 15 indicated they supported the recommendations; 1 person marked both “Yes”
and “No” noting that he had very mixed feelings, and only 1 person indicated that he could not support any
recommendation that included rental property.
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The RHRA will consider the use of the Dale Street Fire Station Development Guidelines as they prepare a
Request for Proposals for the redevelopment of the site.

The RHRA will identify a developer to redevelop the site, and will engage the community in an ongoing way to
inform the final development project.

Attachments:

A. Dale Street Fire Station Development Guidelines

B. Overview of site and demographics (City staff report)

C. Sustainable Development and Design presentation (Todd Rhoades)

D. Summary of Small Group Discussion Questions (Workshop I)

E. Block Exercise Summary Sheet (workshop II)

F. Summary of Findings of the Housing Update for Roseville, MN (Maxfield Research)

G. High Density Development: Myth and Fact (NHMC, AIA, Sierra Club)

H. Developer Panel Meeting Notes (Workshops III and IV)

L Attendance list for the Roseville Dale Street Fire Station CDI workshops

J. Workshop evaluation summaries

K. Description of the Corridor Development Initiative

L. Announcement / publicity flyer for the Dale Street Fire Station CDI workshops
Final Report
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Attachment A. Dale Street Fire Station Development Guidelines

INTRODUCTION
Roseville is a vibrant city known for its strong, safe neighborhoods, excellent business climate, quality
schools and outstanding parks.

Conveniently located in Ramsey County, just minutes from downtown Minneapolis and St. Paul, Roseville is a
dynamic city with many civic, philanthropic and service organizations which strengthen the community.

In 2013 the City of Roseville Housing Redevelopment Authority (Roseville HRA) invited the Twin Cities
LISC / Corridor Development Initiative to lead a series of community workshops to explore development
options and scenarios for a three acre parcel owned by the HRA, including the Dale Street Fire Station.
These development objectives are the result of the community workshops, and serve to inform the future
development of the Dale Street Fire Station site.

Final Report
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The Roseville Fire Station site area

ASSETS
The City of Roseville:
* Has a healthy mix of land uses, and commitment to sustainable development practices;
* Takes pride in our safe and well-maintained neighborhoods, housing, and businesses;
* Offers renowned parks and recreational facilities that are community centerpieces that attract people of
all ages and abilities
* Provides a great place to raise a family, run a business, age in place, and recreate;
» Maintains a strong and diversified tax base, kept healthy by a vibrant local business climate, and high-
quality jobs that provide families with economic security.

Single family houses surround the site to the nort and west. King of Kings Church is located directly accross from the site.

Final Report
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Sample sketches illustrating different development options explored during a community workshop.

Guidelines: Dale Street Fire Station site

Previously the Dale Street Fire Station, the HRA acquired five adjacent lots to establish more attractive three
acre redevelopment site. Located on Dale Street, the site has easy freeway access (Hwy 36), is near a pine
forest, and within walking distance of Central Park. Ideal for housing, the HRA is interested in attracting a
residential use that embraces sustainable development elements, and encourages intergenerational living.

The redevelopment of the site must complement the existing single family context. If three stories are required,
it should transition from medium to lower as it approaches the single family homes. The preservation of trees
and green space on the site is also strongly encouraged. The option to include workforce housing (provid-

ing access to additional public and philanthropic resources to fill financial gaps) should also be considered. To
avoid ongoing disruption to the area it is also recommended that the site be developed in an expedient way, not
phased.

Promote intergenerational living and connections to surrounding features
A. Incorporate universal design, creating accessible spaces for people of all ages.
B. Provide for a range of housing sizes to accommodate a variety of household needs and incomes.
C. Create pedestrian-friendly connections that link to surrounding areas of interest (e.g. schools, pet cemetery,
pine forest).
. If subsidy is required, it should focus on insuring eligibility for seniors.
Blend into and complement the existing neighborhood.
Egress to the site should a consideration regarding traffic control.
. Work cooperatively with the county to deal with traffic issues.

Qmmo
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Several mature trees can currently be found on the site. The site has easy access to Highway 36.

Enhance neighborhood character and amenities
H. Desirable uses for the site would include:

1.
2.
3.

b

PN

9.

Single family home, town home, ownership, with shared courtyards;

Home ownership is preferred, but any rental needs to reinforce stability.

If rental, a maximum height of three stories should be considered, with private entrances at the street
level to create a townhome appearance;

Greater massing on this site should be located on Dale Street, stepped down as it approaches single
family homes (reduce impact to single family homes by graduated height transition);

Create common spaces that act as a shared amenity and preserve the tree canopy;

A pocket neighborhood that blends a mix of housing types and shared green space;

Promote views throughout the site to have “eyes on the street” for safety and security;

“Mixed” housing options that could accommodate different household sizes, configurations, and
incomes;

Consider elements that enhance “indoor-outdoor” experience, such as balconies and screened porches;
10.Build in flexibility to allow for rental to ownership mix as markets change;

11. Adequate off-street parking must be provided for residents and guests.

12.Create a sense of ownership and community for all users, including residents;

13.Rental properties must provide strong management oversight, and a crime-free addendum.
14.1f rental, either for profit or nonprofit, the developer should have a history of long term commitment to

the property. The preference should be for nonprofit developers.

15.The Dale Street trail should be maintained.

Encourage Sustainable Development
I. Utilize sustainable building and site design.
J. Reduce impervious paving, minimize surface parking, and mitigate storm water runoff on site.
K. Build new construction to last 100 years.
L. Consider and minimize the ecological impact.
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Attachment B. Overview of site and demographics (City staff report)
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Attachment C. Sustainable Development and Design presentation (Todd Rhoades)
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Attachment D. Summary of Small Group Discussion Questions (Workshop I)
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Attachment E. Workshop Il Block Exercise Summary Sheets (April 25, 2013)
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Attachment F. Summary of Findings of the Housing Update for Roseville, MN
(Maxfield Research)
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Attachment G. High Density Development: Myth and Fact (NHMC, AIA, Sierra
Club)
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Attachment H. Developer Panel Meeting Notes (Workshops Ill and 1V)

Roseville Dale Street Fire Station

Corridor Development Initiative

Workshops 3 / 4: Developer Panel

May 14 and 28, 2013
King of Kings Church

Panel Members:
Workshop 3

Mary Bujold, Maxfield Research
Ron Mehl, Dominium
Larry Fonnest, Dunn Bros. Coffee

Workshop 4

Andrew Hughes, Sherman Associates
Bill Buelow, Greater Metropolitan Housing Corporation (GMHC)

Workshop 3 Discussion

Overview of Roseville Housing Market — Mary Bujold

Mary Bujold, President of Maxfield Research, provided a housing update for Roseville. Some key

highlights include:

Roseville can support new houses that are over the average price (average price of Roseville home is
$232,000). The average home price for the region is $150,000.

New home construction would command higher prices that are likely to exceed $250K for both
single family and multifamily.

Homes for $300 - $500K could be sold if amenities are nearby to benefit the site.

The Median Family household income in Roseville is estimated at $82,843 as of 2013. The Twin
Cities Area Median Family Income (AMI) is $82,300 in 2013.

As of 2010, 67% of househaolds in Roseville owned their housing and 33% rented their housing. This
is similar to the Twin Cities Metro Area, with 70% ownership and 30% rental.

The number of households with children continues to decrease, and the number of households
living alone continues to increase. These trends are similar to other nearby communities.

The 4™ Quarter 2012 rental vacancy rate in Roseville was 3.3%, indicating some pent-up demand for
additional rental units in Roseville. The average rental rate for Roseville as of Q1 2013 was $880 per
month (reflects primarily older apartments). New construction would require monthly rents that
are substantially higher (likely to be between $1300 and $1500 per month).

For more information, the full summary is available on the City of Roseville web site:

Panel Discussion

Panelists were presented with three opening questions:
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1. Whatis your development expertise?
2. How would you redevelop the Dale Street Fire Station site?
3. What would you consider the greatest challenges and opportunities for the site are?

Larry Fonnest, Dunn Bros. Coffee Shop owner

As a business owner, Larry spent nine months looking at properties across the Twin Cities for his coffee
shop (located on Dale Street)

Coffee shop businesses need high volume traffic to be successful

The Dale Street Fire Station site is not a good location because it doesn’t have the traffic counts needed.

What would you do on the site?

Could be a great community center, staffed by volunteers.

Ron Mehl, Dominium

Dominium provides high quality multi-family affordable housing, independent senior housing, historic
preservation, and market rate housing.

What would you do on the site?

e Independent Senior Living

« Affordable townhomes (families with incomes of $35K - 540K)

e There are many amenities in the area that would be considered family features.

e Abuilding with an elevator and underground parking would allow for more green space and
amenities such as a party room, exercise salons, theater rooms, etc.

Audience question: Why not intergenerational?

+« Mostly considering the demographics of Roseville that show that there are a lot of seniors in the
area (55 and over). Itis often difficult to do intergenerational housing, given the different needs and
preferences of younger vs. older residents.

o Housing for Young families: 20 — 30 townhomes, playground, family oriented

e« Dominium did a 4 story condominium (ownership) project in New Brighton 7 years ago — they are

almost done selling the units. Wouldn't do it again in this market.

Recommend utilizing tax credit programs (section 42, which would restrict rents to 60% AMI, but would
reduce risk to developer. Local rents would be the same as publicly supported (affordable) housing.

Mary Bujold, Maxfield Research

Maxfield Research Inc. is a full-service real estate research company that provides comprehensive real
estate market information and market feasibility studies. Maxfield has almost 30 years of experience in
real estate feasibility and consult on a variety of real estate related issues. Mary is working with the City
of Roseville on a housing update.

Roseville / Dale Station CDI
Workshop 3/ 4: Developer Panel, May 14 and 28, 2013
Page 2 of 7
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What would you do on the site:

Agrees with Ron on the Independent Senior Living or higher density rental housing (market rate and/or
affordable). A townhome design could also be viable. Depends on how the units are laid out. A new
development should pay attention to the transition between single family and newer higher or medium
density housing

Audience gquestions:

What can we do as a community to attract you (developers) to the site?

What attracts a developer to a community / site?

Things that are of interest to a developer include:
« Demographics

e Crime

o Local services

e Access to freeways

o Jobs

Roseville has what we are looking for.

May take a team of developers to create the vision of what you want (master developer model)

RFP for a master developer — the City would create a plan, shop out the different components to

different developers {example: New Hope Kmart site).

Mary Bujold: Build a partnership with a developer to try to put out ideas for what you want, but be
open and flexible. Work with a developer to achieve the goals — each side gives some to achieve the

goal. Come with good ideas, but remain flexible.
Are mixed income projects possible?
Ron Mehl: Mixed income development can be very successful. One example: Eden Prairie — The

Bluffs

What is a community entrepreneur looking for to locate a business?

« Looking for something that complements the area — will bring in more traffic / parking
« Noise factors, hours of operation will also impact the neighborhood

«  Would want a quiet neighbor

e Regular hours — good neighbor

e  What value-add would that bring to the site and community? If none, why do it?

Price points for market rate rental — smaller household size
Roseville / Dale Station CDI
Workshop 3/ 4: Developer Panel, May 14 and 28, 2013
Page 3 of 7
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25 — 45/50 yr olds (from adult professionals to smaller families)
Townhome attract 35 — 55/60 yr olds

What are the rent levels for a project that utilizes tax credits (Section 42)?
Ron Mehl: Affordable rental:

¢ 5927 for 1bedroom,

« 51,111 for two bedroom,

e« 51284 for three bedroom

Equivalent to the average market rate rental rates:

« 5927 for one bedroom,

+ 51,111 for two bedrooms,

¢ 51318 for three bedrooms

« (5880 average rentin Roseville)

Affordable housing resources (e.g. tax credits) — requires land use restriction, must keep rents affordable
for 15 years. Canfill financial gaps to make project more viable, allow for amenities to be built into the
site.

Homeownership — people will pay a premium for new homes, willing to pay more money for updated
features. Is it feasible for this site?

Mary Bujold: There are examples in Roseville of new housing at prices that are higher than
surrounding prices.

What makes a site desirable for higher value homes?
Amenities

How about a townhome option — blocks of six, mid 2 — low 3?
We need more information on whether this housing product would be viable for the site. (Staff will
work to identify a developer that can speak to this option for the May 28" workshop.)

As @ community we want to encourage Green / Sustainable development. Would you compromise the
green elements in a building to reduce the rents?

Ron Mehl: Developments that use affordable housing resources (Section 42 — tax credits) are
required to utilize green building standards. They can achieve that by getting the tax credits to bring the
building up to green standards. . Built to last 40 — 50 years.

Audience member: |t seems like the people that would be moving into affordable housing would be
someone like me (same income range).

Roseville / Dale Station CDI
Workshop 3/ 4: Developer Panel, May 14 and 28, 2013
Page 4 of 7
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Management of rental properties

Boyfriends are a problem. Lease addendum in the lease agreement allows landlord to evict if criminal
activity happens by anyone living in the housing unit. Dominium has excellent property management —
key to staying high quality housing. Make sure the management is good.

Developers flip properties
Want long-term owners — interested in stabilizing the area.

Is there a difference in upkeep between renter and owner occupied housing?
It all depends on management of property. In some cases, condo / townhome associations did not take
care of property, others are well kept. You can’t always say that rental is more poorly cared for.

Concern about devaluation of existing property values
Vacant properties do nothing positive for home values. Most values don’t go down when new
investment happens nearby. Additional value is that land goes back on the tax roles.

Mary Bujold: 10 years ago Maxfield completed an analysis of the impact of affordable housing located
in close proximity to single-family homes, and looked at property values three years prior and 3 years
after a development. Property values did not go down — in some cases property values went up.

What is the range of number of units per acre that would be feasible? How do we understand what
the financial gap is? What is workable?

Ron Mehl: A rental property may need 30 units per acre, probably four stories. To position for
affordable housing resources (tax credits), you typically need a minimum of 70 units.

How many people would that mean?
Senior housing assumes 1.5 people per unit
Smaller downtown unit is usually 1.2 people per unit.

Final words
Mary Bujold: You're on the right track — keep at it, do more work.

Workshop 4 Discussion

Andrew Hughes, Sherman Associates

Recommended concept for the site

e Proposed mixed income or affordable rental housing (multifamily rental) for the Dale Street Fire
Station site

e Minimum of three stories, perhaps townhomes along Cope

 Would build a playground and green space on the site
Roseville / Dale Station CDI
Workshop 3/ 4: Developer Panel, May 14 and 28, 2013
Page 5 of 7
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« Doesn’t think home ownership is a viable option

« Density would require townhomes — which are difficult to finance in today’s market (the market
hasn’t come back for townhomes yet.)

o Well developed, well built affordable housing is always in demand. The developer can move
forward confidently that the demand would be there.

Management and maintenance

o Sherman Associates provides excellent management services for our rental properties. We maintain
high standards and well maintained properties.

Additional considerations

 Would do the entire site at once.

Bill Buelow, Greater Metropolitan Housing Corporation

Proposed concept for the site

« Bill lived in Roseville and worked for the Fire Department

o Proposed single family home ownership in a bungalow court concept for the Dale Street Fire Station
site. Smaller homes, more density, market single level / two story housing. Affordable workforce
housing to market rate.

+ High density single family would mean 30 — 50 units on the site. Perhaps a row of townhomes. Two
large lots with six homes around a common courtyard and shared garages.

«  Would have common areas for kids to play

¢ Price point would likely be 5240 - $340K (5275K average), offering different level of upgrades.

« Senior housing is also an option. Assisted living is a more intense use — not good for this site.

Management and maintenance

e The bungalow court concept would require a home owners association to manage the maintenance
of the common spaces, etc.

e The bungalow owners would own the site, and would be responsible for maintenance of the
grounds and common areas.

Additional considerations

o Could be phased in — do a portion of the site at a time

¢« Anoption would be for GMHC to do the development and turn it over to the City of Roseville for a
fee (turn key). The City would then turn around and sell the units, thereby benefitting from any
profit, or taking losses if there are price reductions.

Intergenerational Housing

Andrew Hughes: [t is difficult to mix family and senior housing in one development because of

finance concerns and housing preferences.

Bill Buelow: It's what you would want there. You can create different pods, one for 55 and older
and one for families

Roseville / Dale Station CDI
Workshop 3/ 4: Developer Panel, May 14 and 28, 2013
Page 6 of 7
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Would you do slab on grade?

Andrew Hughes: Townhomes would be slab on grade, apartments would have underground parking.
Bill Buelow: Could do both slab on grade or basements.

Traffic concerns

It will be important to manage pedestrian crossings with high school drivers.

Pay attention to pedestrian dependent residents

Density transition

Andrew Hughes:  Suggests the multistory building on Dale with an articulate (not hard / flat edge)
front. 50 units in apartments, and 20 units in townhomes

Bill Buelow: Bungalow courts would include 30 — 50 units spread throughout the site.

What are the City’s goals?

+ The City has no expectation about an amount to bring back onto the tax roles.

+« The HRA has financial tools that would offset the financial gaps of a project, and would help with
lowering density and other components.

o The decision will not be driven by property taxes — we are trying to get to a good development for
the community.

Roseville / Dale Station CDI
Workshop 3/ 4: Developer Panel, May 14 and 28, 2013
Page 7 of 7
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Attachment |. Attendance list for the Roseville Dale Street Fire Station CDI
workshops
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Attachment J. Workshop evaluation summaries
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Attachment K. Description of the Corridor Development Initiative

Corridor Development Initiative

Overview

The Corridor Development Initiative (CDI), coordinated by the Twin Cities Local
Initiatives Support Corporation (LISC), is a proactive planning process to assist the planning
and development of mixed-use projects, including mixed income, higher density housing along major
corridors, with access to transportation options, retail amenities, parks, and job opportunities. CDI
fosters an exciting partnership among neighborhoods, city government, and a technical team of
development consultants, design experts, and facilitators to connect market opportunities with
neighborhood and city goals and raises the level of dialogue around redevelopment issues. In 2007
the Corridor Development Initiative received the American Planning Association’s National
Planning Excellence Award for a Grassroots Initiative.

“The Initiative shows the importance of getting residents meaningfully engaged in shaping the
future of their neighborhoods,” said APA Awards Jury Chair Carol Rhea, AICP. “Any
community looking for a new way to resolve controversial neighborhood redevelopment and
infill issues should consider using this as a model,” she said.

The heart of the program involves an interactive block exercise facilitated by a neutral team of
design and development experts from the Initiative’s technical team. Through this hands-on
educational workshop residents, neighborhood leaders, and other participants develop their
own housing or mixed-use development proposals and test them to see whether they are
financially viable. As a result, participants learn about cost factors and other considerations
developers must address when putting together a proposal.

“The Corridor Development Initiative pulls citizens out of the reactionary role that they play in
community development decisions, and into a proactive role where they play an active part in
directing development for their community,” said Gretchen Nicholls, Program Officer at Twin
Cities LISC and Corridor Development Initiative Coordinator. “It models a new way to engage
cities and communities by raising the level of dialogue around redevelopment issues, and setting
the stage for future development. People come to realize how density and affordable housing
become tools for creating a viable development project,” she said.

Through the Initiative’s consensus approach, said Minneapolis Mayor R.T. Rybak, citizen energy
is harnessed “to build communities far stronger than anything government can do alone.” The

Corridor Development Initiative is used in both urban and suburban cities throughout the Twin
Cities metropolitan area, and is being replicated in other cities nationally.

For more information contact:

Gretchen Nicholls

Twin Cities LISC / Corridor Development Initiative
651-265-2280

gnicholls@lisc.org

Videos and testimonials are available at: www.corr‘idordevelopment.org

Final Report
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Attachment L. Announcement / publicity flyer for the Dale Street Fire Station
CDI workshops

HELP GUIDE FUTURE REDEVELOPMENT OF THE

DALE FIRE STATION!

The Roseville Housing and Redevelopment Authority (RHRA) invites you to an exciting conversation
about how to guide future housing development for the site. With support from a team of design and
development experts, community members will participate in a series of workshops to explore what’s
possible for the site

MARK YOUR CALENDARS! We encourage attendance at all four events.

WORKSHOP I: GATHERING INFORMATION

Thursday, April 11, 2013 6:30 — 8:30 pm

What has been learned about current housing needs in the
community? What are the concerns about future development, and
what do we want to achieve?

WORKSHOP lI: DEVELOPMENT SCENARIOS — THE BLOCK EXERCISE
Thursday, April 25, 2013 6:30 — 8:30 pm

Join your neighbors in an interactive workshop to create feasible
development scenarios for the Dale Fire Station site. Design and
development experts will be on hand to share ideas and insights.

WORKSHORP Ill: DEVELOPER PANEL

Tuesday, May 14, 2013 6:30 — 8:30 pm

Explore development opportunities and challenges with a panel of
developers, market consultant and city representatives to build a
strategic road map for the future of Dale Fire Station.

WORKSHOP IV: FRAMING THE RECOMMENDATIONS For more information, contact: 7
Tuesday, May 28, 2013 6:30 — 8:30 pm Jt.wnne Kelse.y
Contribute to the creation of development recommendations for City of Roseville

651-792-7086
Dale Fire Station, which will be submitted to the RHRA and City Jeanne.kelsey@sci.roseville.mn.us
Council.

Gretchen Nicholls
TC LISC
651-265-2280
gnicholls@lisc.org

ALL EVENTS ARE FREE AND OPEN TO THE PUBLIC
Childcare and translation services will be provided by request only. Please RSVP to Gretchen Nicholls at
651-265-2280 one week in advance of each workshop if you would like to reserve childcare or translation services.

WWW.CITYOFROSEVILLE.COM/DALEFIRESTATION

Sponsored by:
The RHRA and Twin Cities LISC/Corridor Development Initiative

Funding provided by the McKnight Foundation and RHRA.
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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 U 2013-2025

8 g

e i

inLACCLIN

Rental

Unit - Market Rate
Rental Units - Affordable 187
Rental Units - Subsidized 126
For-Sale Units - Multifamily 207
| Total General Occupancy Supportable 791 |

2013 2018

Age. {Senior)
Market Rate
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
| Totai 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
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RECOMMENDATIONS AND CONCLUSIONS

General-Occupancy Demand by Type
2013 to 2025

For-5ale Units -
Multifamily

Rental Units -
Subsidized

Rental Units -
Affordable

Rental Units - Market

Rate ‘
o SID 100 150 200 Zsﬂ 300
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]
Senior Housing Demand by Type '
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| Adult - Rental
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Assisted Living

Memory Care
Affordable
Subsidized
0 20 40 60 80 160 1I2IO - 140 160
Units
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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
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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, Southwest 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 t0 $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
$135,000 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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Affordable Rental

There is alsc 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 Ii. The majority of the units were two-bedrocom 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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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 Sinale 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 homes 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 to 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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s  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.

e 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 clder 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 I 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 occupied 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 opposition 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.

e  Active Adult 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.

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.

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 accommodate 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 to 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.
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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 DENSITLES BY PRODUCT TYPE
Net Units
Product Type Per Acre
DETACHED HOUSING

Single Family

Executive (90’ wide lot+) 1.75 - 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
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 censidered
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.

o 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. In the 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.

c 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.

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-
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ed to low and moderate income households and must be recommended through an en-
ergy audit.

o 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.

o 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.

o Construction Management Services — Assist homeowners regarding locali building codes,
reviewing contractor bids, etc. Typically provided as a service by the building depart-
ment.

o H.O.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 miscellanecus maintenance requests.

o Rental License — Licensing rental properties in the community. Designed to 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.

o 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.

o Foreclosure Home Improvement Program — Low-interest loans to buyers of foreclosed
homes to assist home owners with needed home improvements while stabilizing owner-
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).
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© Rent to Own - Income-eligible families rent for a specified iength 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.

o 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.

© Home Fair — Provide residents with information and resources to promote improve-
ments to the housing stock. Typically offered on a weekend in early spring where home
owners can meet and ask questions to architects, landscapers, building contractors,
lenders, building inspectors, etc.

o 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.

o 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 senior 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-occupied 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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