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Executive Summary

On April 6, 2011, staff from the University Avenue Business Association (UABA) and U-PLAN conducted
an inventory of the storefronts along University Avenue. The inventory draws on a comprehensive set of
data on University Avenue businesses that was updated in August and December of 2010. As of
December 15", 2010, there were 429 occupied storefronts along University Avenue, with 145 between
Emerald Street and Snelling Avenue, the area currently under light rail construction. By April 6", 2011,
63 businesses left the corridor between Emerald Street and the Capitol and 13 new businesses formed,
resulting in a net loss of 50 occupied storefronts when compared to December. This represents a loss of
11.7% of the businesses along the corridor that operate in storefronts in under a 4 month period. When
storefronts in the construction zone are isolated, 17.2% fewer storefonts are now occupied, as compared
to a reduction of 8.8% in the area not currently under construction. Moreover, 20 storefonts turned over
to new businesses east of Snelling, while 3 storefronts in the construction zone turned over during this
period. Most of the businesses lost were retail or professional services.

Background

Several community organizations are working to provide outreach and technical support to the
Corridor’s small businesses. As construction progresses, it is important to understand exactly how many
businesses are operating on the Avenue, how fiscally sound they might be, and how many workers they
employ, among other factors. These and other baseline items will be addressed as part of a Business
Occupancy Survey, a proposal prepared through a collaboration of the Hamline University School of
Business, business groups and U-PLAN community planning studio.

After five weeks of light rail construction, UABA and U-PLAN have partnered to conduct a limited census
of the storefronts along the Saint Paul section of University Avenue for comparison with data collected in
December, 2010

Methodology

In 2010, U-PLAN developed a data set that represents a current tally of businesses operating along the
Central Corridor alignment as of July 2010, including the University of Minnesota East Bank through the
Capitol area along University Avenue. Data were drawn from many sources, including Directories USA
(DUSA), a data clearinghouse that sources information from direct phone calls, lists from Secretaries of
State, and credit card companies, among others. A DUSA subscription was purchased by the
Neighborhood Development Center of St. Paul. While this data set is likely one of the most
comprehensive available, there can sometimes be a 3-month gap between the opening or closure of a
business and when they are reported by DUSA. To ground-truth DUSA information, we added
membership information from the University Avenue Business Association and Asian Economic
Development Association. Other recently-tabulated data lists came from a capstone project at the
University of Minnesota, which surveyed businesses from Lexington to Rice.

In December, 2010, U-PLAN worked with interns and UABA to update this list with business closures,
new businesses and information on employees and revenues. In that data set, U-PLAN estimated that
1138 businesses were operating within the study area. Of those businesses, 438 were operating in
storefronts along University Avenue in Saint Paul.



For this study, UABA sought to estimate the reduction in occupied storefronts by April 6™, 2011, or 5
weeks into light rail construction. To do this, UABA and U-PLAN utilized the following methodology:

STEP ONE: add businesses known to have been in operation prior to December 15", 2010 to December
2010 list

STEP TWO: using updated December 2010 list, conduct inventory of corridor to identify:

Businesses operational in Storefronts that have closed SPECIAL CASE: Businesses
December 2010 that occupy since December 2010 along the corridor that have
storefronts relocated to Frogtown Square
429 63 3

New storefront businesses that Storefronts that have turned over

have opened since December to new businesses Since
2010 December 2010
13 23

e |

STEP THREE: using new information, isolate the businesses operating in storefronts between Emerald
and Rice Streets. Calculate the following:

Total Number of Businesses in Storefronts, December

minus

The number of businesses in storefronts that have closed as of April 6", 2011
plus

New businesses that have opened

equals

The net gain or drop in occupied storefronts since December




STEP FOUR: perform the calculation in step three for the construction zone (Emerald to Snelling) and
non construction zone (Snelling to Rice)

Results

CORRIDOR-WIDE RESULTS (Emerald to Rice Streets)

Storefronts,
Dec. 2010

"

CONSTRUCTION ZONE vs. NON-CONSTRUCTION ZONE

Net gain (50) | % gain
(loss) (loss)

(11.7%)

CONSTRUCTION ZONE NON-CONSTRUCTION ZONE
(Emerald to Snelling) (Snelling to Rice)

Storefronts, Dec. 2010 | 145 284

Closed 25 38

New 0 13

Net gain (loss) (25) (25)

% gain (loss) (17.2%) (8.8%)

Turnover 3 20

Figure 1: Occupied Storefronts, December 2010 vs. April 2011

As shown in Figure 1, in under four months, the corridor has seen a 11.7% reduction in the number of
occupied storefronts. Of the 63 businesses that have closed, a majority were clothing stores, full-service
restaurants, general retail or provided a professional service (lawyers, medical providers, etc.). Further,
the area under construction as of April 2011 saw a disproportionately larger reduction in the number
occupied storefronts when compared to the area east of Snelling. Without additional information such
as historic revenue trends, customer counts and other data directly from the businesses, it is difficult to
know to what extent light rail construction was a factor. However, given that the rate of attrition in the
construction zone is more than double that of the non-construction zone, it is likely that construction
plays a significant factor. More information will be collected as part of a Business Occupancy Study
proposed by U-PLAN and the Hamline School of Business.

More Information

For more information, contact UABA:

University Avenue Business Association
(651) 641-0334
www.universityavenuebiz.com

For questions on the technical aspects of this study, contact U-PLAN:

U-PLAN community planning studio
(651) 641-0293

www.u-plan.org



