

HOUSING ACTION PLAN

A. Introduction
History - The City of Ramsey has historically developed in a typical suburban fashion. In the 1970s, Ramsey’s land was developed primarily as ramblers and split level housing on large, rural lots, with the exception of auto related commercial uses and some heavy industry.
Growth - Since 1985, Ramsey has had municipal sewer and water services available to the south-eastern part of the city. The relatively recent availability of these services, in addition to a continually growing and thriving metropolitan area, has sparked the interest of developers and metro area residents and workers. The City has begun a transition period of growth that is sometimes difficult to address. Developers are buying large tracts of land, requesting to connect to the available municipal sewer and water systems, and developing this land at higher densities than previously developed. This new urban development is oftentimes occurring directly adjacent to existing rural residential neighborhoods, which remain on individual septic systems. 

Need to Establish a Plan – Due to increasing growth and changing development patterns from rural to suburban, the City and its residents need to determine how they want to develop in the future.  A plan will help to provide for orderly, well-designed, and varied housing development that provides opportunities for all types of families and people of differing income ranges.  In addition, the policy makers need to identify short and long term areas of growth and redevelopment that may require public facilitation and financial resources. 
Purpose of the Plan - The Master Housing Plan (The “Plan”) is intended to provide direction for future housing development in Ramsey as well as provide a vision for the City’s neighborhoods as the community evolves and grows. 
The plan includes a review of the existing housing stock, housing trends, and housing demand within the City as well as provides a variety of goals and objectives of the City and its Housing & Redevelopment Authority.  The goals and objectives were identified through a series of discussions with stakeholders in the community as part of the Comprehensive Plan update process.  This included feedback from housing partners and business leaders as well as Ramsey residents.
Not only does this housing plan state the realities and goals of the City, but it serves as a handbook of policy solutions to the challenges that Ramsey and similar communities face when deciding the future direction of the housing and population. Furthermore, it incorporates sources of funding available by local, state, and federal government agencies and other sources to achieve the stated goals of the community. This plan not only frames the housing issues and ideals, it answers the question of how to achieve these ideals.
B. Housing Supply

It is important to assess the current housing stock in order to determine how Ramsey residents’ housing needs are being met currently and into the future. Analyzing the existing housing supply informs decision-makers about what exists, the condition of housing, and what segments of the housing stock are already well-represented and which are under-represented. This section will describe the structure, tenure, quality, and affordability of the housing stock in Ramsey. These attributes will paint a picture of existing conditions, and, combined with housing demand information, will assist decision-makers in creating housing policies and programs.

Structure

As the table below illustrates, Ramsey consists of primarily single family, detached housing. However, over the past several years Ramsey has seen an increase in the development of townhomes and multifamily housing.  Between 2000-2007, 60% of the new development was multifamily type housing such as townhomes.  Table 1 indicates the mix of housing types by structure within Ramsey.

Table 7-1: Occupied Housing Units
	Type of Unit
	Number
	Percentage

	Single Family, Detached
	6,546
	80%

	Townhomes, Duplexes, Twinhomes
	1,378
	17%

	Mobile Home Units
	84
	<1%

	Apartment Units
	228
	2%

	Total
	8,185
	100%


Source: Metropolitan Council Population Estimates, December 2010
In addition to existing housing units, there are many more units that have been approved by the City but are yet to be constructed. As of June 2007, there are 453 platted single-family lots that are currently unimproved. There are also 618 platted townhome lots that are unimproved. When constructed, the City will have a total of over 8,500 housing units, 19% of which will be townhomes.

In recent years, the City has been approving a larger variety of housing styles than in the past. The City of Ramsey has approved a larger number of townhomes since 2001, compared to earlier years. Single-family attached townhouses and rowhouses are gaining popularity in the market, and Figure 1 illustrates the shift in housing type between 2001-2004. While this recent increase in townhome development has contributed to the diversity of housing, Ramsey still consists of primarily single-family, detached homes. Permits for detached homes remain relatively steady over time, despite increases in other forms of housing.  
Figure 1: Permits Issued, by Type
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      Source: City of Ramsey, December 2010
Compared to other cities in the area for type of new units built between 2000-2005, Ramsey had the 2nd largest percentage of townhomes constructed.
[image: image10.emf]2000

44%

32%

7%

9%

8%

Figure 2: Permits Issued in Surrounding Cities, by Type

Tenure

As of 2010, there were approximately 493 rental units within Ramsey, or about 6%of the total number of housing units, 8,152.   In 2003, the City enacted a rental licensing requirement to ensure the quality of rental units and improve the ability of the City to track rental housing. This program tracks known units of rental housing within the City and conducts inspections every two years as a part of the licensure process. Of the 493 units, approximately one-quarter are located within apartment-style buildings. The remaining units are dispersed throughout townhome and single-family developments within the city.  In 2010, the City chose to track rentals within the communities using Anoka County’s tax data for those developed parcels listed as non-homestead, rather than continuing the City’s existing rental licensing program.
Comparing the owner/renter mix of housing with other communities using 2000 census data, Ramsey’s housing is primarily owner-occupied (97%) with very few rental units.  This is a substantially higher percentage than Anoka County which has 83% owner occupied units and 17% rental housing overall. Ramsey has a smaller percentage of rental housing than all except seven incorporated cities in the metropolitan area, according to the 2000 Census. However, many cities in the northwest metro have similar ownership-to-rental ratios. Andover, Lino Lakes, and Ham Lake have very little rental housing but compared to other similar cities, Ramsey has the smallest percentage of rental units.  Currently, a 63 unit apartment building is being constructed called Terrace Hill. In the past several years there has been an increase in developer interest for sites to construct apartments and this trend is likely to continue particularly with the downturn in the housing market for ownership units.  With only  6% of the total housing stock as rental, Ramsey is a strong market for new apartment living.
Figure 3: Owner/Renter Mix in Surrounding Communities 
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Source:  2000 Census

Why is Rental Housing Important?
Adequate opportunities for safe, decent and affordable rental housing are a key component of a balanced housing supply.  There are many reasons why an individual and/or family choose to rent rather than own.  Those choices may be short term due to financial issues (unable to afford a mortgage, need to save for a down payment, clear up credit issues), family issues (divorce, separation, job relocation) or social issues (disability, in-between home ownership, not secure in job, unsure on location preference). Also, many people choose a life of renting rather than owning due to income, transitional careers, traveling and aging.  For all these reasons, a community should consider the benefits of providing a wide range of living choices which includes rental housing.
Housing Quality:

Quality is a crucial characteristic of the housing stock that oftentimes determines the marketability and affordability of a home. However, there are few measures of housing quality available for analysis within Ramsey. One factor that plays a role in the overall quality of housing is age. The following chart indicates the proportion of houses built in each decade since the 1970s.

Figure 4: Age of Housing Stock, By Decade
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  Source: Anoka County Property Tax Data, November 2007
About one-third of the housing in Ramsey was built in the 1970s or before. This suggests that some areas of the city are aging. The housing that was built before 1970 is scattered throughout the City, and lies on land that is unplatted or is part of the registered land survey conducted by Anoka County.   Figure 5 provides a spatial representation of the older housing stock in Ramsey. Prior to 1970, there were no substantial subdivisions within the City limits. Between 1970 and 1980, many large-lot neighborhoods were developed, and the houses in these areas rely on septic systems and private wells.
Homes over 30 years of age require some level of maintenance and repair as well as modernization to remain positively valued.  One of the most significant issues associated with neighborhood decline is the deferred maintenance of homes and street appeal or lack of modernization of the older housing stock.

Figure 5: Aging Housing in Ramsey
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In addition to aging single family homes, the small percentage of rental housing in the City is aging.  Keeping the rental housing stock maintained and fresh is just as important to the community as the single family housing stock.  

Table 2: Age of Rental Complexes in Ramsey

	Complex Name
	Year Built
	Number of Units

	Rivers Bend
	1991
	32

	Savannah Oaks
	1998
	50

	Sunwood Rental Town Homes
	2002
	32

	Terrace Hill Apartments
	2007
	63


             Source: City of Ramsey, 2010
Housing Cost: Ownership
One of the most important factors in analyzing the housing stock is its affordability. Up until recently, housing prices were increasing rapidly, and it was difficult to determine the true market value of housing. The County Assessor’s Office is the best source of current information available to cities to determine housing values. Table 3 outlines the estimated market value of housing in Ramsey. The table breaks down this data according to different categories of affordability.

Table 3: Affordability of Ownership Housing in Ramsey

	Affordability Level
	Approximate Affordable Market Value*
	Number of Houses at this Estimated Market Value**
	Percentage of Ramsey Homes at This Level

	Affordable at 30% of AMI**
	Under $70,000
	22
	.03%

	Affordable at 60% of AMI
	$70,001 to $152,000
	250
	3.3%

	Affordable at 80% of AMI
	$152,001 to $206,800
	2,177
	28.4%

	Affordable at 100% of AMI
	$206,801 to $250,000
	2,740
	35.8%

	Affordable at Over 100% of AMI Only
	Over $250,000
	2,464
	32.2%


Source: Anoka County Property Tax Data, November 2007

* These affordable home prices are approximate, based on a household spending 30% of their income on mortgage and obtaining a mortgage interest rate of 6.5%, with no down payment.

**The median total housing value for 2007 is $216,050 with the average total housing value at $249,813.

**AMI is “area median income” and represents the median household income in the seven county metropolitan area. This is approximately $78,500 in 2007.

About 28% of the market-rate, ownership housing stock in Ramsey is affordable to households earning 80% of Area Median Income (AMI), a common standard used in assessing the affordability of housing. However, there are considerably fewer homes (approximately 4%) available for lower income households in the 60% and 30% of AMI categories, as Table 2 indicates.  Future (2011-2020) metropolitan area targets for affordable housing will focus on the lower income households making at or below the 60% AMI rather than 80% AMI.  
Housing Cost: Rental
Although there are relatively few rental options in Ramsey, the majority of the rental housing is market-rate affordable. Table 4 represents the rental prices for Ramsey’s units. According to the Metropolitan Council’s “affordable rent” definition, 115 (52% of the total) of the rental units in Ramsey are affordable to a family earning 50% of the area median income.

Table 4: Rent Prices in Ramsey

	
	Number of Units
	Rent Levels

	Market-rate Senior
	50
	$713-1,029

	General Occupancy-Subsidized
	33
	$700-1,000

	Market-rate apartments
	100
	$600-1,350

	Market-rate townhomes
	198
	$1,000-$1,500

	Market-rate Single Family
	110
	$1,500

	Total Rental Units
	493
	




Source:  Maxfield Study, October 2009 & City of Ramsey 2010
Housing Foreclosures

Home foreclosures can have an impact on a neighborhood and community with deferred maintenance and vacant homes.  

In 2006, Anoka County recorded 844 properties in foreclosure.  Ramsey has a fairly small percentage of the County’s foreclosed property 7% or 60 homes.  Along with the rest of the metropolitan area, over the past four years we have seen significant increase in the number of foreclosed properties within the City.  While some areas are more impacted than others, no area has proven immune to the problem.  

	Year

2006

2007

2008

2009
	# of Foreclosures

60

141

271

357
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In November 2008 the City Council adopted an ordinance allowing the disconnection of water service in vacant and foreclosed properties.  The City also receives lists of properties from Connexus and CenterPoint Energy on service disconnections.  Staff then take the list of foreclosed properties and other utility disconnections and develop a list of properties that are on City water.  In 2009 there were 121 properties that were on City water that were also on the foreclosure list.  These properties are tagged and a letter is also sent to the owner of record.  If no response is received within five days the property is scheduled for water service disconnection by the Utility division.  The intent of this program is to prevent property damage from frozen pipes, vacancy or vandalism.  
In 2008 Ramsey partnered with the Minnesota Home Ownership Center and the communities of Anoka, Coon Rapids, Blaine and Andover to sponsor a Borrowers and Foreclosure Prevention Workshop at the Anoka Technical College.  That workshop was advertised in the Ramsey Resident, all of the official community newspapers, Anoka Shopper, Cable T.V., and local reader boards.  We also included a flyer in one of the Utility Billing cycles. The format of the workshop was to have reputable lenders and counselors to assist members of the community.
There are numerous options that the City can consider to address management of vacant properties and rehabilitation and neighborhood recovery.  Examples include: 

1. Provide access to affordable financing to homeowners in distress.

2. Provide incentive to purchase vacant homes. (the County is already doing this through the Neighborhood Stabilization Program)

3. Implement ordinances to offset impacts of foreclosure and vacant buildings (such as the water utility disconnection program)

4. Code Enforcement to handle blight of vacant properties, especially long grass and debris

5. Homebuyer loan programs

6. Homeowner educational outreach

7. Stepped up marketing campaigns

Land Supply

Available land for development will have a large impact on housing supply and demand within Ramsey.  “Available Land” can be defined in a variety of ways. By examining the larger parcels in Ramsey, we can determine the areas that may be under development pressure. Also, by examining building permit and subdivision trends, we can estimate how many more housing units will be built in the next few years. 
In 2006, there were over 4,000 acres of parcels that are at least 10 acres in size and zoned residential. This provides a significant opportunity for residential development in the future. Of the 4,000 acres of large parcels currently in Ramsey, over 800 acres (20%) were subdivided OR began the subdivision process in 2005 and 50 acres (1.3%) in 2006.  Recently, there has been a general slowdown of requests for subdivisions.  In addition, many of the recent development inquiries include land for new rental housing.
In 2005, the City of Ramsey approved approximately 500 new residential lots through the subdivision process and in 2006 there was approval for 100 units.  There are an additional 1,200 units that are in some stage of the approval process. This is an unprecedented amount of growth for the City, and compares to cities like Woodbury and Maple Grove in the amount of new residential lots. 

Based upon household growth projections provided by the Metropolitan Council through 2030, Ramsey would need an additional 998 acres available for new housing which is 32% of the total acres available for subdivision.  However, the 998 acres assumed that 67% is for low-density development and 33% is for median to high density development with the majority of the development occurring between 2010 -2020.  This translates into a total of 6,085 units of which 2,000 would be low density single family units and 4,085 would be medium to high density multifamily housing units.
Metropolitan Council Livable Communities Act: Affordability Goals


In May of 2010, the Metropolitan Council released goals for the production of new affordable housing in the metropolitan region for the years 2011-2020.   Affordable housing is defined as additional/new housing opportunities created in a community that are affordable to households with an income at 60% or less of the area median income.  The LCA goals are expressed as a range where the minimum is a number equal to the portion of the community’s share of the total regional need for affordable housing units that can be expected to be funded based on the resources available in the region to create new affordable housing opportunities.  The maximum is the community’s share of the total regional need for new affordable housing units as identified by the Metropolitan Council and acknowledged by the community in its 2030 Comprehensive Plan update.   The proposed LCA Affordable Housing Goals for 2011-2020 for the City is 434 to 669.  The City’s 2030 Comprehensive Plan indicates the City can accommodate a goal of 669 affordable housing units.  
 The goals of the LHIA are to help create and preserve affordable rental and ownership housing throughout the region for low- and moderate-income households at all of life’s stages, and to support residential reinvestment and redevelopment to achieve economically healthy and livable communities.
Life-Cycle Housing
Life-cycle housing is defined as varied housing options that meet people’s preferences and circumstances at all of life’s stages, providing a balance of single-family homes, apartments, condominiums, townhomes, and senior housing for independent living or with a range of assisted-living services. The LCA goals for life-cycle housing are expressed as a range where the minimum is the number of units equal to the community’s share of the regional need for affordable housing.  The maximum is the maximum number of units of medium, high, mixed-use, redevelopment, TOD or similarly named residential units allowed by the future land use guided in the community’s Comprehensive Plan Update or the total forecasted household growth of the community to 2020, whichever is less.  The proposed LCA Life-Cycle Housing Goals for 2011-2020 for the City is 665 to 2430.    These goals were adopted via City Council resolution July 14, 2010.  
C. Housing Demand
Age 
The age structure of the population of Ramsey and surrounding areas will have an important impact on housing type, style, and price points that current and future residents will demand. It is important to examine the age distribution of current Ramsey residents because they will also affect demand for certain types of housing as their age and family composition changes. Figure 6 below shows the age of Ramsey residents, aggregated to examine “life cycle” categories. This chart shows that all age groups have gained population from 1990 to 2000. The categories of Children, Middle Adults, and Older Adults have shown the largest increases. The Senior and Young Adult categories increased only incrementally. The chart indicates that the largest categories had the highest percentage gains. The Older Adult category more than doubled in population from 1990 to 2000. This trend will continue as the Baby Boomers move into the 45 to 64 age category over the next 20 years. 
Figure 6: Ramsey Residents within Life Cycles (Number)
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Source: 2000 US Census Data (aggregated)
This trend is typical of the metropolitan area, and will have a significant impact on the type of housing that will be in Ramsey in the future. Empty-nesters and pre-retirees often seek to downsize their living space and seek lower maintenance housing options. The demand for association-maintained and one-level living will only increase over the next twenty years in Ramsey as these age groups desire different housing styles. However, it is also important to remember that some empty-nesters and seniors will desire to stay in their existing home, and over time may require assistance to do so. Ramsey will need to continue diversifying its housing stock in order to stay competitive in attracting new residents to the City, and retaining existing residents as they move into different life cycles. 
Figure 7 indicates the differences between Ramsey and the overall metropolitan area. Ramsey has a substantially smaller percentage of seniors than the region as a whole, which could be attributed to the lack of housing options. This will change though as Middle Adults and Older Adults transition into older age categories – meaning that demand for lower-maintenance, more accessible housing will increase in the city. 
Figure 7: Ramsey Residents Within Life Cycles (Percentage)
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Family Composition
In addition to age, family composition can provide clues as to the type of housing that will be needed by current and future residents of Ramsey. Figure 8 compares household composition in 1990 and 2000. In 1990, 61% of households had children. In 2000, this percentage had decreased to 51%. This decrease was attributable to the fact that the categories “non-family households” and “families with no children living at home” increased more than “families with children living at home.” However, there are still 809 more families with children living in Ramsey than there were in 1990, according to the 2000 Census. The number of family households with no children living at home doubled, representing an increase of 1,085 households. This indicates that while 50% of households are families with children, their share of the total number of households is decreasing. If these changes continue, Ramsey will have more childless households than families with children by 2010. 
Figure 8: Household Composition
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Gross Acreage

Net Acreage

% of City

Low Density Residential

3,389.52

2,854.72

14.9%

Medium Density Residential

373.49

339.05

1.8%

High Density Residential

122.09

103.07

0.5%

Commercial

401.76

389.92

2.0%

Mixed Use

358.76

333.74

1.7%

Business Park

566.18

552.54

2.9%

Office Park

166.80

166.80

0.9%

Public/Quasi-Public

388.58

342.62

1.8%

Rural Developing

8,660.06

6,644.40

34.7%

Park

2,088.92

1,351.56

7.1%

Right-of-Way

2,043.76

2,043.76

10.7%

Water 

568.24

568.24

3.0%

Wetland

-

3,437.74

18.0%

Total City

19,128.16

19,128.16

100.0%


Income

The median household income in Ramsey in 2000 was about $77,000, according to data obtained from the 2000 Census. This is higher than the metropolitan average. 10% of the ownership households and 30% of rental households in Ramsey are considered very low income by state standards. (State’s standards for very low income are households earning less than 50% of the Area Median Income, AMI) which is very similar to the County as a whole at 9% ownership and 28% renter households.   Only 1.3% of the total households in Ramsey lives in poverty or earn less than 30% of the AMI which is well below the poverty rate in the County at 4.1% and the metropolitan region at 6.4%.
Job Growth and Economic Base

Ramsey is a middle class community with a growing commercial base and a continually increasing number of jobs. In 1997, a survey was conducted by Decision Resources, Ltd that provided statistically significant information concerning the demographics of Ramsey residents. The survey showed that 11% of those surveyed worked in Ramsey and 41% worked in Anoka County. 
Between 1990 and 2000, the City of Ramsey almost doubled its employment, from 1,941 jobs in 1990 to 3,587 jobs in 2000. The average salary for a job in Ramsey is $32,956 per year.  

In addition, according to labor shed data prepared by Excensus, in the second quarter of 2001 there were 4,100 jobs in Ramsey and 19% (784) of those jobs were held by Ramsey residents with an average annual salary of $36,750.  Of those 784 jobs held by Ramsey residents 15% earned less than $12,000 per year.  These jobs are most likely part time and retail sector positions.   Conversely, 52% of the jobs held by Ramsey residents pay more than $35,000 annually.  
It is projected that Ramsey job growth will exceed over 10,000 jobs in the next 20-25 years.  If 20% of those jobs are held by Ramsey residents there will be approximately 2,000 jobs held by people who live in the community.  Many of those job holders will attract new residents who will look for a variety of housing choices.
Housing Sustainability/Green Community Components

Housing conditions are an important factor that influences a community’s health and well being.  Green design and building practices can create healthier home and community environments through better indoor air quality, healthier building materials and the overall reduction of green house gases and the reduction of water and energy resources.  In addition, green affordable homes are becoming an increasingly vital part of the new “sustainable city”.  Developing cities like Ramsey have an opportunity to provide housing policy and dedicate resources to become a green community through housing sustainability.

While researchers remain cautious, many public health professionals, and a growing number of affordable housing developers believe sufficient evidence exists to justify adoption of basic “healthy homes” practices to keep homes dry, clean, well ventilated.   
The following are benefits of green building practices, as outlined by the national Green Communities group (http://www.greencommunitiesonline.org/).
Benefit #1: Healthier Indoor Environments
Building practices and materials that minimize moisture, provide proper ventilation, prevent pest infestation and avoid chemical and biological contaminants, protect parents and children against asthma, toxic poisoning, cancer and many other conditions caused or affected by housing construction.

Benefit #2: Energy Savings
High utility costs often impose a substantial financial hardship on low-income households, forcing many to make tradeoffs between heat or electricity and other basic necessities. A recent national study documented the brutal choices that poor families make when faced with unaffordable home energy bills. The study found that during the prior five years, due to their energy bills: 

· 57 percent of non-elderly owners and 36 percent of non-elderly renters went without medical or dental care; 

· 25 percent made a partial payment or missed a whole rent or mortgage payment; and 

· 20 percent went without food for at least one day.  

In addition, energy costs have increased much faster than incomes for low-income households in recent years. Today a family earning minimum wage pays more than four times as much a share of their income for energy as a median income household.

Benefit #3: Reduced Transportation Costs
Transportation costs consume a large share of low-income family incomes. A study of 28 metropolitan areas found that families with incomes between $20,000 and $50,000 spend an average of 40 percent of their income on transportation and an average of 28 percent on housing. More broadly, poorly planned development can isolate low-income people in distressed areas and make it harder to get to better schools and job opportunities. 

Benefit #4: More Active Living
Oftentimes, the steps for healthier communities are very simple. Smarter site planning and development creates a sense of community, encouraging walking and providing access to parks and mass transit. Research suggests that people who live in sprawling areas walk less, weigh more and are more likely to suffer from high blood pressure.

Benefit #5: Wider Opportunities
Residents of green communities often have greater community interaction through walking access to mass transit, jobs, schools and local services. Green communities also can enhance low-income families’ exposure to natural environments.

Building green policies into the Ramsey Master Housing Plan will benefit the community and establish Ramsey as a proactive sustainable city.

 
D. 
Housing Goals & Policies

Providing a balanced community with a variety of housing stock is essential to the future stability of a city in terms of property value, ability to attract quality commerce and industry and support the services of the city.  The following housing goals were developed by the City’s Housing & Redevelopment Authority (HRA) as a guide for providing direction regarding development and distribution of housing financial resources.  The Ramsey City Council serve as the board of directors of the HRA and evaluated citizens comments and discussions surrounding Ramsey’s current and future housing needs in framing these housing goals.

HOUSING GOAL #1:

Provide a variety of housing options for people at all life stages and income levels to encourage existing and future residents to stay in Ramsey throughout their lives and to achieve a balanced housing supply.
SUPPORTIVE FINDINGS: 

1. Ramsey’s population consists of primarily middle-aged adults and children. Children (ages 0-17) and middle adults (ages 25-44) compose 67% of the total population, which is substantially higher than the region (58%). An additional 23% are older adults (ages 45-64). Only 7% of the population is young adults (18-24) and 3% are seniors (over 65). Compared with the region, Ramsey has a substantially lower percentage of young adults and seniors. However, the senior population shows the greatest difference. The region’s senior population is 10% of the total population, while the senior population in Ramsey is only 3% of the total.
2. Despite increases in children and middle-aged adults, the percentage of households that are classified as families with children decreased from 61% of the total population to 51%. This observation, combined with finding #1, indicates that the increase in children and middle-aged adults does not parallel the increase in the percentage of families in Ramsey. While the City is growing, and adding families, the percentage of the city defined as families with children is decreasing. This suggests that there is an increase in the number of families without children and middle-aged adults in non-family situations. This observation is important when assessing housing demand. It indicates that there is an increasing number and percentage of empty-nester households in Ramsey who may be exploring options to relocate, downsize, or age-in-place. 
3. According to the market study conducted by Maxfield Research, The COR provides the best market, land use, and shopping and transit opportunities for rental housing development.  The area of the City where The COR lies is zoned for the highest density in the City. Furthermore, there are still many parcels available for housing development and the master plan calls for the development of market-rate and affordable rental housing opportunities.  Maxfield Research concluded, as part of their market analysis, that The COR is the best location for any rental housing within the community. The proximity to transit and shopping makes The COR an ideal location for young people, seniors, and others who rely on public transportation.
4. Ramsey is beginning to diversify its housing stock by developing alternatives to single-family housing, thus expanding options for residents of all income levels and lifestyles.  Reviewing the breakdown of the number of type of residential building permits issued in Ramsey since 1995 shows that the number of permits for single-family, detached housing has remained relatively steady, while the number of permits for townhomes has increased rapidly. This diversification contributes to Ramsey’s housing goals.
5. The price of existing single-family housing is affordable for the average family living in the metropolitan area. According the Anoka County Assessor’s records, in 2005 the mean market value for housing in Ramsey was about $198,000. The average home price in 1990 was $111,000, which results in an increase of 56% from 1990 to 2000. There are 3,765 (64% of total) homes in Ramsey that are affordable to households earning 80% of the Area Median Income (AMI). Furthermore, only 17% of Ramsey residents pay more than 30% of their income to housing costs. It must be noted, however, that the county assessor’s estimated market value is usually below the true market value of property. This factor limits conclusions about the affordability of existing housing in Ramsey.
6. The price of new single-family housing is increasingly unaffordable. While the average home price in Ramsey is relatively affordable to a household earning the area median income (about $76,000), the cost of new housing is substantially more expensive. The average market value of a home built between 1990 and 2005 is $220,000, which is barely affordable to households earning the median income. 
7. Ramsey has very few alternatives to homeownership.  As of 2010, only 6% of the housing stock was rental. In the rental complexes there is very low vacancy rate and waiting lists for the senior rental complex.  To have a balanced housing supply, affordable and market rate rental opportunities are essential.
IMPLEMENTATION STRATEGIES:

1) Work toward developing various senior housing options including independent living, cooperatives, and assisted living facilities, both market rate and affordable.

a. Tactic-Evaluate opportunities to provide Tax Increment Financing (TIF) for senior housing projects,.
b. Tactic-Pursue partnerships with non-profit developers of senior housing, such as Lord of Life, Anoka County, and others
c. Tactic-Continue to promote the The COR as a neighborhood for residents of all ages, complete with amenities, multi-modal transportation options, recreation, and a variety of housing choices.
2) Focus on providing choices for empty-nesters, including aging in place and downsizing, to allow the majority of current residents to stay in Ramsey.

a. Tactic- Evaluate lot split programs to allow seniors to split off their lot for income generation and downsizing

b. Tactic- Consider the establishment of grant and/or loan remodeling programs to help seniors stay in their homes.
c. Tactic- Consider coordinating service programs that would assist seniors with yard work or other home improvement projects. 
d. Tactic- Consider providing referral assistance to seniors looking to move to a smaller home within Ramsey or the surrounding areas.
e. Tactic – Investigate the feasibility and desirability of allowing accessory apartments in residential areas.
3) Provide opportunities for young adults to continue to live in Ramsey after leaving their parents’ homes by supporting the development of quality rental housing. 
a. Tactic- Investigate the feasibility and desirability of allowing accessory apartments in residential areas.
b. Tactic – Verify through the 2008 Comprehensive Plan Update process that the City has sufficient land designated for the development of medium- and high-density residential development, to accommodate the construction of additional apartment buildings. This development should be focused within the The COR.

4) Provide a balanced housing supply, with approximately 90% ownership housing and 10% rental housing, to expand options for workforce housing and housing for young professionals.

a. Tactic - Support the development of quality rental housing and a variety of affordable ownership housing options
5) Continue to develop more affordable single family housing such as condominiums and small-lot single family homes.

a. Tactic - Support the development of quality rental housing and a variety of affordable ownership housing options
6) Explore opportunities to attract executive level housing to provide a variety of housing choices and opportunities in the City.

a. Tactic - Identify development areas to adequately accommodate executive level housing
b. Tactic - Evaluate the costs and benefits of various housing types to ensure that there is a balance of housing choices
HOUSING GOAL #2:

Revitalize/rehabilitate areas where the housing is aging and in need of repair and where the land is underutilized.

SUPPORTIVE FINDING: 

The housing in some areas of Ramsey is aging. 

According to the Anoka County Assessor’s records, 32% of the housing in Ramsey was built before 1980. While that is not a large percentage, the older housing is relatively concentrated in a few neighborhoods within Ramsey. Neighborhoods in the central portion of the city such as Pineview Estates, Greenland Hills, Whispering Pines Estates, Groham’s Sandy Acres, Halland Acres, Woodland Green, Hall Anderson Acres, and Hall’s Dover Acres are examples of areas where the housing is starting to show signs of age. Additionally, these areas were developed at a time before municipal services were available, and are characterized by large lot development, with lots ranging from 1 to 2 acres.

SUPPORTIVE FINDING: 

There are several areas where the land is underutilitzed and could become redevelopment areas that positively contribute to the growth of the city.

The HRA has preliminarily identified several opportunity areas in the City as shown in Figure 9.  These opportunity areas are key nodes for infrastructure improvements, new housing development within core transit areas of the city, or areas where the housing stock is aging and property owners may be interested in rehabilitation and/or redevelopment opportunities.

IMPLEMENTATION STRATEGIES:

1) Encourage residents to upgrade the functionality and marketability of their aging housing, and put quality additions on as they need more space.

a. Tactic- Consider the establishment of grant and/or loan remodeling programs to assist people in upgrading their homes.
2) Provide options for residents to subdivide and/or hook up to municipal services, if they so choose.

a. Tactic- Initiate a feasibility study, upon request from residents.
3) Encourage redevelopment where land is underutilized

a. Tactic- Identify and designate areas appropriate for redevelopment
b. Tactic – Prepare redevelopment plans
c. Tactic – Identify resources and partners to implement those plans.
HOUSING GOAL #3: 

Maintain and improve the housing stock to preserve the character and quality of existing neighborhoods. 

SUPPORTIVE FINDING: 

The housing in some areas of Ramsey is aging. Similarly to Housing Goal #2, there are some homes and neighborhoods that will need rehabilitation in coming years. Also, in 2007 the City established an Abatement process that provides an additional tool for the City to use in addressing code violations and problem properties.
IMPLEMENTATIONS STRATEGIES:

1) Encourage the development of homeowner’s associations or common interest communities for areas of older multifamily housing and new subdivisions of smaller lot neighborhoods.
2) Develop and maintain a close relationship with existing homeowner’s associations.

a. Tactic:  Increase communication by meeting annually with homeowner’s associations and maintaining an updated mailing list.
3) Investigate the creation of a homeowner rehabilitation program, and increase marketing efforts for existing county and state home renovation programs.
4) Enhance code enforcement efforts. 
a. Tactic:  Review and update Ramsey’s Housing Maintenance Code.
b. Tactic:  Consider neighborhood sweeps that includes a proactive code enforcement and education effort on housing maintenance.
c. Tactic: Link code enforcement orders with home improvement funding.
d. Tactic: Consider code violation disclosure and/or required improvement prior to sale of existing homes particularly those homes that are going into foreclosure through a point of sale or truth in housing program.
e. Tactic: Increase education efforts surrounding code enforcement requirements and expectations.
5) Educate Ramsey residents about the importance and value of maintaining their homes.

6) Partner with Anoka County to ensure that foreclosed homes that are vacant are maintained and secure.

7) Ensure that new housing developments provide appropriate density transition with existing established neighborhoods.
8) Update and enhance design standards for new developments and encourage housing construction that incorporates quality and diverse architecture. 

9) Continue to administer the rental licensing program

a. Tactic:  Improve the licensing and inspection process, and update City Code as needed.
b. Tactic:  Provide additional outreach to landlords on the requirements of the program.
HOUSING GOAL #4:

Provide a development environment that increases residential health and respects the natural environment.

SUPPORTIVE FINDING:

Ramsey is a developing community that will have an impact on the protection and improvement of the environment.  According to the U.S. Department of Energy's Center for Sustainable Development, buildings consume 40% of the world's total energy, 25% of its wood harvest and 16% of its water. While researchers remain cautious, many public health professionals, and a growing number of affordable housing developers believe sufficient evidence exists to justify adoption of basic “healthy homes” practices to keep homes dry, clean, well ventilated.  Some of the key benefits to encouraging green building and sensitive land planning include:

· lower electric and water utility costs 

· environmentally effective use of building materials 

· enhanced health and productivity 

· long-term economic returns 

· reduced environmental impact 

IMPLEMENTATIONS STRATEGIES:

1) Encourage development that incorporates environmentally sensitive site planning, resource efficient building materials and superior indoor environmental quality practices.
a. Tactic:  coordinate policies within the land use section of the comprehensive plan update that will include specific code amendments

b. Tactic: educate residents on environmental issues and the financial impacts of implementing sustainability within the home 

2) Evaluate additional sustainability standards, such as Minnesota Green Star Certification or LEED, for the The COR.
3) Encourage housing development that incorporates connections to existing pathways and creates natural and safe walkable areas.

4) Develop partnerships with utilities, banks and green building experts to develop financial incentives for incorporation of green building technologies.

5) Evaluate the cost and benefits of incorporating geothermal heating within new and existing housing developments.
a. Tactic:  create a geothermal prototype to present to housing developers

b. Tactic:  create a deferred loan program for households that incorporate geothermal heating within scattered site housing development and renovation.

c. Tactic: evaluate zoning and building codes to ensure that geothermal heating can be implemented with no additional permitting costs
Land Use Goals
1. New development is well-integrated with existing development

STRATEGIES:

1. New development should protect natural resources, make trail connections, and blend in with surrounding development

2. Use clustering and/or conservation development practices to protect existing neighborhoods and natural resources

3. Develop form-based codes

4. Develop a meaningful density transition ordinance that incorporates lot size, transitioning, screening, space, berms, landscaping, or buffers

The future land use element contains goals and polices for the following land use categories:

A. Rural Developing

Areas of Ramsey guided Rural Developing will not have urban services and include single family, detached housing types.  Minimum lot size is 2.5 acres per unit.  Much of Ramsey has been developed in this pattern, and only some areas guided Rural Developing contain large lots that could be subdivided into 2.5 acre lots.  

B. Low Density Residential

Areas guided Low Density Residential must have urban services before development can take place.  These areas will average 3 units per acre and contain single family, detached dwellings.

Where Low Density Residential is directly adjacent to areas guided Rural Developing that contain 2.5 acre lots, strategies for density transitioning will be employed.  This means that while an area of Low Density Residential may average 3 units per acre, those lots directly adjacent to 2.5 acre lots will be closer in size to 2.5 acres in order to provide an effective transition that maintains the existing character of the neighborhood.  Screening methods, such as landscaping must also be employed to transition between very low density areas and urban lots.

C. Medium Density Residential

These areas are within the MUSA and intended to receive medium density housing including lower density multi-family housing and higher density single-family housing.  Average density will be 6 units per acre.

D. High Density Residential

These areas are within MUSA and intended to accommodate multi-family housing such as townhomes and apartment buildings.  Average density will be 12 units per acre.

E. Mixed Use

Mixed Use areas may include a combination of residential, commercial, light industrial, open space and a transit hub. 

Future Land Use Calculations

The following table represents a tabulation of land uses based on the future land use plan.  The tabulations assume a complete build out of the community, which may or may not happen within the lifetime of this plan.   Park and Open Space includes the landfill, privately owned golf courses and the Boy Scouts of America camp grounds in addition to public park lands. Although this plan shows the eventual depletion of agriculture lands in Ramsey in terms of a land use category, it is anticipated that agriculture activities that occur today may still occur in the Rural Developing areas.  The agriculture land located in areas designated as urban residential, places to work or other urban uses will continue to be farmed until such time that the property owners decide to develop in accordance with the development staging plan or sell to development interests.

Table 2 Future Land Use Calculations


Future Land Use Categories

The following is a description of the various land use categories that will guide future development of the community.

Residential (Rural Developing, Low Density, Medium Density, High Density and Mixed Use)

Through the year 2030 Ramsey will continue to be primarily a commuter suburb dominated by single-family detached housing.   As transportation access to the rest of the metro area and neighboring suburbs improves, more persons will be interested in obtaining part of the rural life-style present in Ramsey.  As the population in Ramsey ages, new housing opportunities will be demanded to fulfill the life-cycle housing needs of Ramsey residents. It is critical that growth in Ramsey be guided and managed so that today’s residents can continue to enjoy a high quality of life and that future generations will be awarded the same benefits as today’s residents. 

Residential areas are intended to reflect the continuous greenway corridor (see Environmental Protection Chapter XIII.).  While lands restricted for development (wetlands, steep slopes, ponds and lakes) are not intended to be eligible for density credit, useable lands, which are voluntarily protected for greenways are intended to receive density credit.  Landowners are encouraged to preserve and restore areas of significant natural resources such as open prairie or tree canopy as permanent open space by increasing density in areas more conducive to development.

Residential areas in Ramsey are very diverse in terms of lot sizes, but very similar when it comes to types of housing. Residential lots range from the farmstead of 10 to 20 acres to the rural estate lots averaging 2.5 acres, down to the urban lot of 10,800 square feet served by municipal utilities.  In each of these lot size classifications, single-family homes are the dominant housing type. 

The future land use plan creates opportunities for the development of a diversity of housing types and styles while preserving the strong single-family character of existing residential neighborhoods. 

Rural Developing 

The Rural Developing area is the largest land use within the City of Ramsey. The existing primary use of this area is very low-density residential development with average densities of roughly 1 unit per 2.5 acres, a development pattern that was established in the early 1970s.  Because of this very low-density pattern of development and the numerous wetlands, the extension of urban services to the rural developing area is not practical or financially feasible.  Regional growth policy would suggest imposing a gross density consistent with the Rural Preserve area of 1 unit per 10 acres.  However, because of the historical development pattern that has already been well established, an overall density of one unit per 10 acres will never be established.  

The maximum density for the Rural Developing area shall be 1 unit per 2.5 acres gross.  This density was determined by examining the natural features and the predominant existing density within the Rural Developing area. 

Rural Policy

It is the policy of the City of Ramsey to:

1. Enforce a maximum overall density of 1 unit per 2.5 acres in the Rural Developing area.

2. Encourage preservation of open space and natural resources beyond what is required by ordinance or other legal means through the PUD process.

3. Develop, implement and enforce a septic system inspection program and wellhead protection program for existing and future private septic systems and wells consistent with Minnesota Rules Chapter 7080.

4. Encourage environmentally sensitive and open space design and construction techniques that preserve natural resources within private control (i.e. other than public land dedication).

5. Provide for the extension of urban services only when groundwater contamination (due to failing septic systems or other reasons) has the potential to pose a threat to human health and the provisions and process outlined in the City Charter have been followed.

6. Encourage private well users to periodically test the drinking water supply from private wells in order to prevent serious health hazards from occurring due to groundwater contamination.

Rural Performance Criteria
Residential development projects in the Rural Developing area shall be evaluated based on the following criteria:

1. Rural design principles are evident in the plan.

2. The site or sites can support two septic drain fields in accordance with Minnesota Rules Chapter 7080.

3. Owner/developer agree to on-site septic system inspections in accordance with City requirements.

4. The plan reflects a strong sensitivity to protecting and enhancing natural resources (wetlands, tree canopy, ponds, drainage ditches, rivers, etc.) particularly in relation to the greenway corridor system.

5. The site uses landscaping and natural vegetation (such as planting of windrows or shade trees) to improve the energy efficiency of housing.

Urban Residential

All future (new) urban residential development will be served by public sewer and water according to the development staging plan as further described later in the future land use plan. Exceptions to this rule may occur in areas where pre-existing large lot development surrounds vacant urban lands and soils are well suited for on-site septic systems. Densities within the urban residential area may vary by district; however, an average gross density of all future urban residential development is targeted at 3 or more units per gross acre (a goal consistent with regional growth policy). Overall, the plan encourages a higher density of development in the urban area to provide a wider variety of housing opportunities including single family and multi-family housing affordable to a range of household incomes.  Furthermore, higher density development increases land use efficiency.  

A concern expressed by many residents living in the rural areas of Ramsey and on large lot developments within the existing Metropolitan Urban Services Area involved the transition between future urban development and existing rural development.  It is the intention of this plan to assure compatibility between future urban housing and existing residential developments by establishing some form of transition between existing single family homes and future (new) urban development.  Areas where transitions are necessary are primarily (but not exclusively) located along the edges of the urban services boundary and are to be served by municipal sewer and water.

Land uses within the urban residential area include:

· Low and high density housing including predominantly single-family housing but also multi-family housing and accessory apartments

· Limited, small-scale home occupations

· Education and institutional services limited to schools and churches

· Park & open space

The principles of affordable housing and preservation of open space are addressed in the urban residential areas through the provision of density bonuses and density credits.  These are voluntary provisions that provide incentives to developers who provide affordable housing or preserve significant natural resources and open space.

Density bonuses for affordable housing should be based on a definition of affordable housing that reflects average wages and incomes of the region. In 2007, the Metropolitan Council defined affordable housing as housing which costs up to $201,800.    It is intended that a density bonus formula may be established as part of the City of Ramsey zoning ordinance update.

Subject to City Council approval as part of the PUD process, density credit may be given to areas of the greenway (see Chapter 13.  Environmental Protection and Natural Resource Management for a further description of the Greenway) that are significant environmental areas, which are not protected by ordinance or other legal means.  For example, if a 40-acre parcel contained no major road right-of-way and no wetlands but contained 10 acres of land within the greenway
, the developer may receive density credit for the entire 40 acres as net developable acreage.  A maximum density of 5 units per net acre (for example) would then yield 200 units. The developer may be allowed to reduce lot sizes or mix housing styles in order to preserve some or all of the remaining 10 acres in the Greenway as permanent open space.  This open space would not be left as unmanaged open space (or an outlot) but would be required to be preserved as permanent open space through park dedication or some land preservation tool such as a land trust or permanent conservation easement acceptable to the City Council.

The following further defines urban residential uses: low density residential, medium density residential and high density residential.

Low Density Residential 

Low density residential places an emphasis on single-family detached housing but is designed to allow a variety of housing types and styles (life-cycle housing) including attached single-family housing (townhouses) and two-family homes (twin-homes, duplexes). This area represents over 3,000 acres of total land use in the community.

In order to ensure that low-density mixed-housing projects can be made viable and acceptable to the community, all low-density mixed-housing projects are intended to be the subject of a Planned Unit Development (PUD)
. Any residential development proposal containing unit types other than exclusively single-family detached housing will be required to be processed as a PUD.  Individual elements (or housing types) within a PUD may range in density as long as the overall density of the PUD does not exceed a maximum of 3 units per net acre.
Low Density Residential Performance Criteria: Projects within the Low Density Residential areas as shown on the Future Land Use Plan shall adhere to the following performance criteria:

1. The project shall be planned as an integral element of the larger neighborhood with interconnecting streets, pedestrian trails and greenways.

2. Higher intensity housing shall be planned as an integrated part of the project and may be used for buffering or transition to major roads or more intense uses.

3. Higher intensity housing shall have direct access to major roadways (local collectors) so excessive traffic is not routed through local streets and lower density neighborhoods.

4. Higher intensity housing shall be located within close proximity to existing or planned park and recreation facilities and connected by an off or on-road trail.

5. Where possible, natural features shall be protected and incorporated into the PUD or site plan as permanent open space for the benefit of the project and the community.

6. Where possible and practical, traffic generated by new development shall be routed to collector streets rather than through adjacent local neighborhood streets.

7. Where possible and practical, parkland and open space shall be situated to act as a buffer between future and existing development.

8. New development that is adjacent to existing single- family detached development shall be compatible in density and type with existing and planned development.    

Medium Density Residential

Medium density residential shall not exceed 6 units per net acre.  Medium density areas include housing units such as attached and detached townhouses, condominiums, duplexes and triplexes or small apartment buildings. These areas are smaller, typically “infill” sites, that would not be conducive to high density housing, yet would be underutilized as single family housing.  These areas take advantage of close proximity to park and open spaces, commercial and public services and accessibility to the road network. 

If low-density residential land is rezoned to accommodate higher density residential uses, the new high density residential development shall include a transition area between existing single-family detached housing and the new high-density housing. This transition area may consist of single-family detached home, open space or some other transition acceptable to the City Council.

High Density Residential

This category sets aside parcels strictly for high-density housing development with a maximum density of 12 units per net acre and includes housing units such as townhouses, condominiums and apartments.  These areas will provide housing for a variety of residents including seniors.  Areas of high-density residential land use should have direct access to the major roadway network in order to promote transit usage and convenient access to city services such as park and recreation uses and the greenway.  Locating high density housing with these factors in mind, minimizes traffic through local streets and neighborhoods, creates a larger labor pool for businesses, and allows residents convenient access to shopping, parks and recreation facilities encouraging a more walkable pedestrian oriented community life-style. 

If low-density residential land is rezoned to accommodate higher density residential uses, the new high density residential development shall include a transition area between existing single-family detached housing and the new high density housing. This transition area may consist of single-family detached home, open space or some other transition acceptable to the City Council.

Urban Residential Policy

It is the policy of the City to:

1. Require Low Density Residential developments except those that are exclusively single-family detached units to be completed through a planned unit development. 

2. Require a transitioning of new higher density housing to existing single-family detached housing. The transitioning should consist of a more compatible density, open space, or other means acceptable to the City Council.

3. Periodically review the planned unit development section of the zoning ordinance to ensure appropriate guidelines and rules for development of land within the residential areas.

4. Encourage scattered site affordable housing developments as part of each residential housing project rather than segregating affordable housing in one project.

5. Consider allowing density bonuses for providing affordable housing, preservation of natural areas, creating open space connections, or buffering consistent with the plan.

6. Require compatible land use transitions at the edges of neighborhoods through land use, site design and landscaping.

7. Encourage environmentally conscious site design and construction methods to assure that development respects the natural environment.

8. Provide dispersed locations for a diversity of housing styles, types, and price ranges and encourage development of housing and services that meet the needs of nontraditional households.

9. Plan and provide for the housing and service needs of the elderly and disabled.

10. Regularly review and revise, as necessary, zoning and subdivision regulations, building codes, design standards and approval processes to assure that regulations and standards are flexible enough to allow quality and variety of housing options. 

11. Require and enforce high design and maintenance standards for all residential development.

12. Require the maintenance of existing and future housing through enforcement of the housing maintenance code.

13. Facilitate and promote housing rehab and renovation programs through partnerships with HUD, Fannie Mae, local banks, MHFA, Metro Council, ACCAP, Anoka County HRA and other non-profit or private organizations.

14. Promote and market first time homebuyer programs such as the Minnesota Cities Participation Program through MHFA.

15. Ensure projects are consistent with the goals and policies of the Mississippi River Critical Area Plan (MNRRA) and are sensitive to the Rivers natural environment.

16. Ensure open space that is part of a residential development is preserved as permanent open space through such means as permanent conservation easements, land trusts, deed restrictions or other legal means to permanently preserve open space.

The following table summarizes maximum density allowances for the various residential districts.

Table 3 Density Table

	Land Use Category
	Average Density

	
	

	Rural Developing
	1 unit per 2.5 acres gross

	
	

	Low Density Residential
	4 units per net acre

	
	

	Medium Density Residential
	7 units per net acre

	
	

	High Density
	15 units per net acre


Mixed-Use

Mixed Use includes retail, commercial, entertainment, office, institutional, high density residential, transit hubs and park and recreation uses. The Comprehensive Plan anticipates two areas of Ramsey to be designated as Mixed Use; the first area stretching from the west side of Armstrong Blvd. to the west side of Ramsey Blvd. and a second area south of State Highway 10 west of Feldspar St.  

The COR Mixed Use Area:  The COR Mixed Use area is proposed to be located in portions of Section 28 and 29 stretching from the west side of Armstrong Blvd. to the west side of Ramsey Blvd., north of the railroad.  Mixed Use was chosen for this site because of the proximity to major employment areas, major transportation corridors and a future commuter rail station serving the Northstar Commuter Rail Corridor
. The area east of Armstrong Boulevard is governed by the The COR Master Plan, which provides specific land use and design guidance for this area.  The purpose of the The COR Mixed Use Area is to establish a community hub that integrates places to work, play and live and embraces transit oriented design in anticipation of the potential future commuter rail station.

Mixed-Use enhances the functionality of a transit hub at this location because it creates efficiencies by being able to send and receive people who might work or live in the area.  Because a large portion of the area is undeveloped, it has the opportunity to be organized in a pedestrian friendly environment that supports mass transit. A commuter rail station in this location would be spaced approximately 3-5 miles from stations to the north near downtown Elk River and south in Anoka near 7th Avenue.  It will take advantage of good accessibility from the north via Armstrong Boulevard and from the east and west via Industry Avenue and Highway 10, all arterial roadways.  Mixed use development would be transit oriented to support the station.  Development should be intense with multi-story buildings rather than one level building. Commercial and residential buildings should be linked by a pedestrian-way so people can park at the station and stroll through commercial shops. It should be directly connected to areas of major employment (Ramsey Business Park, AEC Energy Park, Anoka Enterprise Park and future places to work) and Anoka Hennepin Technical College.  This could be done through a shuttle bus service, which would serve not only places to work but also residential neighborhoods.  It also should make connections to the new hotel project south of Highway 10 near Sunfish Lake Boulevard and the Mississippi West Regional Park.

Ramsey does not have much choice for local shopping, eating out or doing business within its own community.  Ramsey has no identifiable downtown for its citizens.  The downtowns of neighboring communities such as Elk River and Anoka and the many features of the Twin Cities Metropolitan Area are the primary sources of entertainment for Ramsey residents.  There are two grocery stores in Ramsey, one is located in northern Ramsey along Highway 47 and the other is Coborn’s at the western edge of the The COR area near Armstrong Boulevard.  The other commercial areas focus on special services like used car lots or recreational vehicle sales.

The The COR is meant to identify a place in the community where a variety of social activities may occur more convenient to Ramsey residents.  Its location should take advantage of being central to the Ramsey population base, connected through a strong pedestrian trail or sidewalk system, easily accessible by the automobile and visible to the shopper’s eye. The  COR is intended to receive a mix of land uses including:

· Civic places where people can gather or events can be held (a park, community center, library or history museum). 

· Commercial/retail where people can take care of casual everyday shopping or sit down at a local restaurant (grocery, hardware, restaurant, or hair salon).

· Professional Offices/places to work or take care of everyday business (real estate, banking, accounting, legal services and local post office).

· High-density residential/places to live including senior housing (owner and renter occupied).

By mixing high density residential with civic, commercial and office uses, a vibrant The COR can be created where life goes on all day and into the evening.  Housing is located within walking distance to jobs and shopping.  Sidewalks and trails link neighborhoods to the  COR and link civic facilities with commercial and housing facilities creating a pedestrian oriented environment within the The COR.  Civic places are well lit and aesthetically pleasing, inviting the public into a defined public space.  Buildings are well designed and areas of landscaping reflect the identity of strong natural features in the Ramsey Community.  These characteristics create the The COR of Ramsey’s future.

An important decision will need to be made in the future about whether to construct a new bridge over the Mississippi River and what alignment it should follow.  This potential connection will have a significant impact on the future of the Mixed-Use site because a future bridge corridor will likely alter traffic patterns in this general area.  If a bridge is constructed near the Mixed-Use site, Ramsey must be able to influence the design of the roadways so that the Mixed-Use area can survive and benefit.  However, should a bridge crossing not be constructed, the Mixed Use area must be designed to function on existing surrounding land use patterns.  Furthermore, if development of this area should come to fruition prior to the establishment of a definitive alignment for a future bridge that crosses the Mississippi River, the City of Ramsey should work with Anoka County and MnDOT to ensure a future alignment to satisfy local and regional needs.  

Careful design and planning for the Mixed-Use site can offer a wonderful image to Ramsey that will serve residents, workers and travelers using Highway 10.  The location along the BNSF Railroad Tracks is highly visible from Highway 10 and demands high quality design.  Specific standards and design elements for The COR area have been developed through amendments to the Zoning Code, the creation of a zoning overlay district and adoption of The COR design guidelines.

Mixed Use Area – South of Highway 10:  Another area of mixed use is located south of Highway 10 just east of Mississippi West Regional Park. The intended mixed-use pattern on this location is to provide opportunity for higher density housing integrated with commercial uses which are supported by both the higher density housing and the traffic from Highway 10.

General Goals for Mixed Use

The following are the goals of the City relative to Mixed Use:

1. To provide an area where people can live, work and play, which supports alternative modes of transit while still accommodating the automobile.

2. To ensure adequate service and retail opportunities to meet the needs of major employment areas and businesses. 

3. To enhance the local labor supply through provision of high density housing in close proximity to major places to work.

4. To create an attractive high quality, community oriented development that positively reflects on the image and identity of the Ramsey Community.

Mixed-Use Policy

Within the areas designated for Mixed-Use, it is the policy of the City to:

1. Work with the landowners to develop a master plan consistent with the intent of the Mixed-Use designation.

2. Encourage consistent design standards based on transit orientated development practices that serve as a framework for both public and private improvements addressing streets, lighting, landscaping, and building materials and placements.

3. Allow higher density residential development within the Mixed-Use area.

4. Provide safe walkway and trail linkages from the The COR Mixed-Use area to other public facilities, major employment centers (such as Ramsey Business Park 95) and residential neighborhoods.

5. Encourage the Northstar Corridor Development Authority to consider the The COR Mixed-Use area site for a commuter rail station site and work with the corridor to plan for such a facility.

6. Communicate with Anoka County and MnDot regarding  

development impacts associated with a potential bridge crossing.

7. Encourage all high-density residential developments to include a commercial/retail component within the same building at street level.

Staging of Development--MUSA Expansion

Future expansion of Urban Services must be done in a manner consistent with the provisions and process outlined in the City Charter.

Between 2008 and 2030, sewered development will continue in a contiguous fashion from the existing sewered areas.  However, since large portions of the city have already been developed at in a very low density pattern, it is unlikely that many of these areas will be served by municipal services before 2030.  

Based on extensive public input, it was determined that it was logical to extend services north of Trott Brook with the understanding that private development would likely bear the cost of any future extension.  This area is the last area of the city that has significant undeveloped larger lots, which provide the opportunity for development concepts which incorporate key elements such as density transition and natural resources protection and still allow for economic feasibility.  

Table 5-4 demonstrates the staging of sewered development in 5-year increments to 2030 consistent with the 2030 Land Use Plan map.

Table 4 Land Use Staging in 5-Year Increments (By Sewer District)

North Trott Brook Sewer District (in acres)
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12

Parks and Recreation
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mgd=million gallons per day
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530
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Table 4 Land Use Staging in 5-Year Increments (By Sewer District)-Cont.

Mississippi River Sewer District (in acres)
[image: image7.png]4 Adobe Reader - [units_Mississippi.pdf]

FBle Edt Vew Domert ook Window Hep

2 Blsmeacor = @ ) sewen

) o soet

5 124

- ®

M.

@rer~

wr

| Pages

€ attachments

Within Urban Service Area
Residential Land Uses

Allowed Density Range
Housing Units/Acre

Existing
(2008)

Change
2008-2030

Minimum Maximum

Low Density Residential

Medium Density Residential

High Density Residential

Mixed Use Primarily Residential”
C/l Land Uses

Mixed Use Primarily C/I”
Landfill

Public/Semi Public Land Uses
Public/Semi Public Land Uses

Parks and Recreation
Open Space

Roadway Rights of Way

Vacant/Agricultural

VacanuAgricultural

[Wetlands and Open Space

Outside Urban Service Area

128 128

2729

Rural Residential 2 5 acres or less

C/l Land Uses

Commercial

Industrial/Business Park

Public/Semi Public Land Uses

Public/Semi Public Land Uses

210

228

237

Parks and Recreation
Subtotal

1782

1864

1905

0
246 25!
1946 1987 2

Vacant/Agricultural
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*For Mixed Use categories include information regarding the estimated minimum and maximurm housing density ranges and acres/percentage of residential use.
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Table 4 Land Use Staging in 5-Year Increments (By Sewer District)-Cont.
Rum River Sewer District (in acres)
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Allowed Density Range | Existing Change
Housing Units/Acre

(2008) 2008-2030

Within Urban Service Area
Residential Land Uses

acres.

Low Density Residential

Medium Density Residential

High Density Residential

Rural Residential

C/l Land Uses Est._Employees/Acre

Commercial 15

Industrial

Office

Mixed Use Primarily C/I”
Landfill

Public/Semi Public Land Uses
Public/Semi Public Land Uses

136
126

Parks and Recreation
Open Space

Roadway Rights of Way

Vacant/Agricultural

VacanuAgricultural

[Wetlands and Open Space

Outside Urban Service Area

Rural Residential 2 5 acres or less

C/l Land Uses

Commercial

Industrial/Business Park

Public/Semi Public Land Uses

Public/Semi Public Land Uses

€ attachments

Parks and Recreation
Subtotal

70 42 14 (139
327 347 366
2470 2512 2554 2596 2638 2681 2

VacantAgricultural
VacantAgricultural 40

| 17.00x11.00m  [<

400 327 245 163 82 n

Wellands and Open Space — 1 767 767 767 767
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*For Mixed Use categories include information regarding the estimated minimum and maximurm housing density ranges and acres/percentage of residential use.
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Table 4 also contains information on the planned density levels of households and employment per acre.  The Metropolitan Council uses this calculation to determine how much of the planned regional growth can be accommodated by a particular community.  Development typically occurs at range of densities in a community and therefore, in order to maintain consistent application across the region, the Metropolitan Council directs communities to calculate a community’s growth capacity using the lowest density in the planned range.  A summary of the Ramsey planned household capacity is in Table 5.

Table 5 Planned Household Capacity (2030) (By Sewer District)

	North Trott Brook SD
	
	
	

	 
	Min. Density
	Net Acres
	Household Capacity

	Within 2030 MUSA
	 
	 
	 

	Low Density Residential
	3
	602
	1,807

	Medium Density Residential
	3
	18
	54

	 
	 
	 
	 

	Outside 2030 MUSA
	 
	 
	 

	Rural Residential
	0.4
	2,626
	1,051

	 
	 
	 
	 

	Total Household Capacity
	 
	 
	2,912


	Mississippi River SD
	
	
	

	 
	Min. Density
	Net Acres
	Household Capacity

	Within 2030 MUSA
	 
	 
	 

	Low Density Residential
	3
	501
	1,502

	Medium Density Residential
	3
	157
	472

	High Density Residential
	7
	66
	465

	Mixed Use
	10
	334
	3,337

	 
	 
	 
	 

	Outside 2030 MUSA
	 
	 
	 

	Rural Residential
	0.4
	1,732
	693

	 
	 
	 
	 

	Total Household Capacity
	 
	 
	6,469


	Rum River
	
	
	

	 
	Min. Density
	Net Acres
	Household Capacity

	Within 2030 MUSA
	 
	 
	 

	Low Density Residential
	3
	1,752
	5,255

	Medium Density Residential
	3
	164
	491

	High Density Residential
	7
	37
	256

	 
	 
	 
	 

	Outside 2030 MUSA
	 
	 
	 

	Rural Residential
	0.4
	2,286
	914

	 
	 
	 
	 

	Total Household Capacity
	 
	 
	6,916


	Not in a Sewer District
	
	
	

	 
	Min. Density
	Net Acres
	Household Capacity

	Outside 2030 MUSA
	 
	 
	 

	Rural Residential
	0.4
	0
	0

	 
	 
	 
	 

	Total Household Capacity
	 
	 
	0

	
	
	
	

	TOTAL HOUSEHOLD CAPACITY
	 
	16,297


Net Density of New Planned Residential Land

The Metropolitan Council requires a calculation of the net density of areas of new planned residential development that have changed since the last Comprehensive Plan.  They require a minimum density of three units per net developable acre.  Net density is calculated by dividing the total number of planned units by the acres of land guided for residential use (minus wetlands and road right-of-way).  Table 6 shows the net density of the areas guided for a residential land use within the MUSA between 2008 – existing development – and the new 2030 Land Use Plan.
Table 6 Net Density of New Planned Residential Land

	Land Use Change - 2008 (Existing) to 2030 Plan
	Additional Net Acres
	Min Density
	Total Units
	Avg Density
	

	
	
	
	
	
	

	Low Density Residential
	           1,108 
	3.0
	      3,324 
	         3.0 
	

	Medium Density Residential
	               99 
	3.0
	         297 
	         3.0 
	

	High Density Residential
	             105 
	7.0
	         735 
	         7.0 
	

	Mixed Use (Residential portion)
	             334 
	10.0
	      3,340 
	       10.0 
	

	Total
	           1,646 
	 
	      7,696 
	         4.7 
	



Note:  The City has also been participating in the Metropolitan Council’s plat monitoring program.  From 2000 through 2007, 2,715 units have been platted on 683 net acres for a density of 3.98 units/net acre.  This plat monitoring data will be applied to the City’s overall density calculation but is not included in .
E.
Housing Financial Resources

Providing an adequate amount of funding to assist in the implementation of the HRA Master Housing Plan is an ongoing issue.  The following are several options that the HRA can access either through their own power or with the support of and marketing of existing programs to assist in the maintenance of the housing stock, development of affordable housing and encouragement of green building and energy efficient home building and renovation.  The HRA evaluates the use of the tools to support the housing goals and to enable the success of the implementation strategies. 

HRA Financing Tools

1. HRA Levy Funds - Per Minnesota Statutes 469.033, Subdivision 6, an HRA has the authority to levy a special tax upon all taxable property within the City boundaries specifically to fund the purposes of the housing plan within that City. The maximum HRA levy is equal to .0144 percent of taxable market value.  The HRA levy is spread across all property owners including commercial and industrial properties.  Any HRA levy funds must be expended only for the purposes of sections 469.001 – 469.047 and only through the authority of the HRA Board and with signature of the authorize representative.  The HRA levy must be requested annually and approved by a majority vote of the City Council.
2. Tax Increment Financing - The HRA has the authority, with the City support, to provide TIF assistance to achieve its housing and redevelopment plans.  TIF uses the increase in property taxes resulting from new development to finance qualified public improvement costs related to that development. It is this increase or difference between the current property tax on a parcel of land and the estimated property tax after development that is the tax increment. When TIF is used for a housing project, state law requires that a certain percentage of the units be made affordable for the life of the TIF district (typically 20-25 years). The HRA will consider the support and use of TIF for projects that meet the objectives of the Housing Master Plan and are consistent with the City of Ramsey TIF policies.  However, each project will be reviewed individually and only on its ability to meet the statutory requirements
3. Anoka County HRA Funds – The County Housing & Redevelopment Authority levies a special tax upon all taxable property within communities that participate in their program.  The City of Ramsey is a participant in the Anoka HRA’s programs and has approximately $700,000 available funds to be used for housing & redevelopment authority purposes.  Of the $700,000, $300,000 is earmarked for the ACCAP rental housing project at the request of the City.  In addition, approximately $200,000 per year is available to the City of Ramsey for HRA eligible projects.  The City can access these funds through a request to the County regarding the potential use of funds.  The County is generally supportive of requests from local communities that participate in their levy as long as the use is an HRA eligible project.

Non-HRA Funded Financial Resources Available to Ramsey Residents

1. Housing Improvement Programs:

a) Minnesota Housing Fix-Up Loan Program - low interest rate loans to qualifying homeowners. The Fix-Up Fund was established to improve the basic livability and/or energy efficiency of the borrower's home

b) Home Rehab Loan Program – Up to $15,000 in zero interest deferred payment and interest loan funds provided by Anoka County Community Development Block Grant for necessary home improvements.  The program is available for low-income households and is administered by the Housing Resource Center North Metro at 651-481-7401.

2. Homebuyer Programs:

a. First Time Homebuyer Low Interest Loan Program – administered by the County and Financed by Minnesota Housing. Low interest first mortgages provided to first time homebuyers within Anoka County.
b. Down Payment Assistance – Administered by ACCAP, the program is designed to help first time homebuyers purchase homes more affordably by providing deferred loans that can be used for down payment assistance.  Eligible buyers may qualify for up to $5,000 with 0% interest to bring their monthly housing costs down to 30% of income.  The principle only mortgage must be repaid when the property is sold.
c. Family Assets for Independence in Minnesota (FAIM II) – Administered through ACCAP for Anoka County residents the program enables persons with a low-wage job to build assets through long-term savings. Each participant commits to 12 hours of financial management educational workshops.  Participants deposit a portion of their income into a Family Asset Account that generates a 3:1 match in this program.  Up to $120 a month is the maximum match amount for an eligible FAIM participant if they deposit up to $40.00 into their account.  The account can be used only to buy a home, higher education expenses, or to begin a small business. 
d. Habitat for Humanity - Habitat for Humanity forms a partnership with families that need and want decent housing and are willing to build or renovate housing.   Habitat is a national model for increasing affordable home ownership through a series of financing and educational methods and has been implemented with success in the City of Ramsey.

e. Community Land Trust - A community land trust model of financing provides affordable housing on a long-term basis. The homeowner owns the house but the community land trust owns the land underneath the house and provides the homeowner with a 99-year, renewable ground lease. A resale clause helps to ensure affordability of the unit for the long term. The initial subsidy in the project can then be retained and applied to subsequent buyers, while also rewarding homeowners with equity and a portion of the market value increase, allowing them to eventually move into market rate housing.  This method has been implemented successfully within many counties throughout the metropolitan area.  Currently there are no available land trust entities within Anoka County.    However, the Ramsey HRA may find this method desirable to meet their affordable housing goals and could encourage Anoka County to pursue the establishment and/or funding of a Community Land Trust within the County.
3. Foreclosure Prevention

a) Prevention Counseling & hotline provided by ACCAP for Anoka County residents – 763-783-4747.  

4. Energy Assistance

a) MN Energy Loans - low interest (6.625%) fixed rate loan up to $35,000 for energy improvements administered by the Neighborhood Energy Center - 651-221-4462 x132.  Household income must be less than $89,000. An energy audit is required and typical improvements might include air conditioning replacement, furnace replacement, kitchen & bath fans, new windows, insulation, water heater replacement, hard-wired lighting and weatherization.  The program will also fund renewable energy systems such as geothermal heating/cooling, solar water heaters and photovoltaic/solar electric.
b) Weatherization Program – Administered by ACCAP, the Weatherization Program provides energy saving improvements to income-qualified households of the Energy Assistance program. Priority is given to the elderly, disabled, and/or high fuel consumption households. An auditor inspects the home, furnace and water heater to determine if weatherization work is required. This program helps residents conserve energy, lower their monthly utility costs, and helps to make the home more comfortable.
c) Energy Rebates – various utility rebates provided for installation of energy efficient systems and appliances provided by Connexus Energy.  Additional information on the rebate program can be provided by Connexus customer service department at 763-323-2650.
d) Energy Audits – online audit and guidance on performing your own audit to reduce utility costs provided by Connexus Energy.  Access to the energy audit information can be provided at the Connexus website at http://www.connexusenergy.com/energyaudit.htm
e) Federal Energy Star Tax Credit – Federal tax credits are available for many types of home improvements including adding insulation, replacement windows, and certain high efficiency heating and cooling equipment.  The maximum amount of homeowner credit for all improvements combined is $500 during the two year period of the tax credit. This tax credit applies to improvements made to your primary residence from January 1, 2006 through December 31, 2007.  If you are building a new home, you do not qualify for the tax credits for "eligible building envelope components" (windows, doors, insulation, roofs) or "qualified energy property" (HVAC & non-solar water heaters). However, the tax credit for photovoltaic’s, solar water heating, and fuel cells is available for homeowners building new homes.   Access to the Federal Tax Credit information can be found at the Federal Energy Star website at http://www.energystar.gov/index.cfm?c=products.pr_tax_credits
f) Minnesota GreenStar Certification – Minnesota GreenStar is a new program that offers green certification for new home construction and home remodeling.  The benefits include mortgage and home equity rate discounts, rebates on building materials and products, tax credits, preferred utility rates and preferred homeowner and health insurance rates.  For more details regarding the program visit http://www.mngreenremodeling.com/
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� Good examples of rural design principles can be found in the book Rural by Design by Randall Arendt, an APA publication.


� Lands within the Greenway may include significant natural resources, vegetative cover or habitat worth preserving or simply may be vacant land which should be preserved as open space to connect other pockets of open space, parkland, wetlands etc.


� The Planned Unit Development is a process by which land use can be more closely tied to design decisions during a subdivision approval process. It allows for more opportunities to preserve open space and natural features and provide a variety of housing types through greater flexibility with zoning regulations.


� The Northstar Corridor is a 70-mile long transportation corridor that runs along TH 10/47 from downtown Minneapolis to the St. Cloud and Rice areas. The Northstar Corridor Development Authority has been organized to study the feasibility of improved transit services along this corridor including the option of Commuter Rail.
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