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% Stantec

Memorandum
DATE: July 13,2015
TO: Town of St. Joseph Plan Commission

FROM: Phil Carlson, AICP, Stantec

RE: St. Joseph Comprehensive Plan, Rural Character Discussion

Introduction
One of the issues the Town agreed to discuss in the Comprehensive Plan Update is what is meant
by “rural character”. The issue was raised in part because the first goal in the 2006 Comp Plan is:

General Goal #1: Enhance and maintain the rural quality of the Town while providing
opportunities to grow and develop into a unique and desirable place to live, learn, work,
and recreate.

The Plan Commission discussed the issue at their June 10, 2015 meeting, which included several
resources:

Selected Goals & Policies from the 2006 Comp Plan (see attached):
o General Goals #1 and #2
o Natural Resources Goal #5
o Land Use Goals #1 and #3
e The Vision Statement from the 2006 Comp Plan (see attached).
¢ Summary of selected issues from the 2013 St. Joseph Planning Survey conducted by the
Survey Research Center at UW-River Falls (see attached).

e The word cloud (at right) from
the 2013 Planning Survey of the
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July 13, 2015
Town of St. Joseph Plan Commission
Page 2 of 2

Re: Rural Character Discussion

Discussion
After discussion of various issues and ideas, the Plan Commission assembled a list of the top ten
qualities that make up rural character in St. Joseph:

1) Groundwater. This issue was placed first because it is so vital to basic living. It was noted
that groundwater is invisible and that the Town's natural resources help protect
groundwater.

2) Quiet. Including discussion of the lack of intrusive noise, such as traffic.
3) Natural features. Including vegetation and wildlife.

4) Viewsheds. Including lack of cell towers interrupting views.

5) Farmiand.

6) Limited, focused development in Houlton.

7) Lighting. Including a generally dark sky at night and lack of intrusive street lights and other
urban light sources.

8) Signage. Including a general lack of infrusive commercial signage.
9) Architectural standards.

10) Parks, recreational and trails.
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TOWN VISION

(From 2006 Town of St. Joseph Comprehensive Plan)

The Town Vision is one that encompasses several central themes and ideas that were generated during the
first community kick-off forum. There were several central ideas that became the core of the discussion at
the initial kick-off meeting and survey of visual preferences. The following vision for the Town was
developed in response to these central issues. This vision is meant to help define subsequent goals and
policies defined throughout this plan.

The Town of St. Joseph shall be...

A Place Where Natural Resources are Preserved

The Town of St. Joseph prepared an extensive natural resources inventory to understand and identify the
significant natural resource areas in the Town. The Town is blessed with beautiful natural resources including
the St. Croix River, various sfreams and rivers, woodlands, and rolling topography. The abundance of
natural resources makes the Town a unique place to live, and these resources should be maintained to
preserve the rural quality of the Town.

A Place Where Development is Compatible with the Environment

The residents understand that there is likely o be growth in Town. The current residents are dedicated to
maintaining the current natural and rural quality of the Town. The environmental quality of the Town is a
part of what makes the Town desirable, and all growth and development should consider and respond to
existing natural resources and topography.

A Place with an Accessible Village Center

The Town currently has two small unincorporated hamlets at Houlton and Burkhardt, which provide minimal
services to the Town. In the future, the Town would like to develop small business opportunities that could
support a small village center. This area would be walkable to encourage connectivity between adjacent
homes and the village center. The village center will include various educational opportunities, small retail
and service businesses, life-cycle housing opfions, and some parks and open spaces. This area would
contribute to the quaint small town atmosphere the residents currently enjoy.

A Place that is Aesthetically Pleasing

Development should not only be sensitive to the natural surroundings, but also consider the impact it has
visually on the character of the community. The community would like to improve the quality of
development through consistent guidelines that address building materials, signage and scale, placement
of public art, landscaping and vegetation, and atfractive and harmonious streetscapes that support the
community vision.

A Place that Residents Can Live, Work and Recreate

The Town would like to encourage a community that is sustainable and provides opportunities to live, work,
and recreate within the community. The Town should provide basic service to its residents and should
expand opportunities in the town to meet the needs of the current and future residents.

A Place of Recreational Opportunities

The Town has the opportunity to provide and plan for passive and active recreational areas within the
Town. There are several areas that have been identified as preferred locations to provide park and
recreational facilities to its residents. The Town would like to enhance active and passive park lands to meet
the needs of existing and future residents.



Issues and Opportunities

Respondents were asked to indicate the importance of 13 issues and whether they would support
a tax increase to address each of the listed issues. Chart 1 summarizes the importance ratings on
a scale of very important to not important plus an option for those with no opinion.

Groundwater quality stood out at the top of the importance ratings, with four in five respondents
saying it is very important (63%) or important (20%). Since groundwater is the primary source
of drinking water for Town residents, this result is not surprising. Broadband internet access
placed second in the ratings. About 40% of respondents rated it as very important, and an

additional 21% said it is important.

Groundwater quality

Broadband internet access

Wildlife habitat/quality of environment
Planming for Growth

Preservation of open space

Preservation of productive farmland
Town roads to access St. Croix Crossing
Public rec. spaces, parklands, & trails
Noise control mitigation

Rural residential development
Commercial/Retail district

7% 14%

Light industrial/Business park

Park & Ride

Chart 1. Importance of Selected Issues
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Housing

When asked for the types of housing that they would like to see encouraged in the Town, Chart 3
shows that respondents only favored single-family homes (90%). Senior housing came in a
distant second with 35%. Multi-family housing types were substantially lower among the
respondents’ preferences, ranging from 17% for townhomes to 3% for apartment buildings with
3 or more units.

Among the written comments in the “other” category the most common themes were to keep
large lot sizes for single-family homes and to oppose additional housing development.

Chart 3. Preferred Future Housing Types
Percentages Total More Than 100%—DMultiple Choices Allowed

single Fanily homes | '

Senior Housing 35%

Town Homes - 17%
Duplexes i 9%
Condominiums i 9%

Apartments (3+units) i 494

Others ﬁ 6%

Demographic comparisons. Not surprisingly, a much larger proportion of respondents age 45
and above said they favor senior housing (41%) compared to younger respondents (12%). Over
half of renters supported additional senior housing.
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Respondents were asked to indicate their design preferences for rural housing developments.
Two options were presented. The first design was for traditional rural housing development on
large individual lots. The second option was for open-space design with smaller individual lots in
which the remaining area is held as shared open space.

As shown in Figure 1 below, respondents were evenly split in their preference. The SRC has

asked a similar question in nearly 100 other surveys. About two-thirds of respondents in those
surveys favor the open-space design. So, the result for St. Joseph Town is somewhat anomalous.

Figure 1. Preference for Rural Subdivision Design

51% Conventional 49% Open-space

Demographic comparisons. Compared to respondents from the other three ZIP codes,
respondents from the New Richmond ZIP code (54017) favored the open space subdivision
design. FEight in ten respondents from 54017 chose the open space design, while 48% to 58% of
respondents from other ZIP codes favored the open space design.
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Respondents were next asked a similar question that focused on the types of recreational
activities in which they or family members had participated in the past 12 months. Results are
shown in Chart 7. Fourteen activities were listed and respondents were asked to indicate whether
any family members had participated within St. Joseph (top bar) or at a location outside of St.
Joseph (bottom bar).

With respect to activities within St. Joseph, hunting/trapping was the top ranked activity with
47% participation. About a third of respondents said a member of their family had participated
in fishing (36%), biking/walking on paved trails (33%), boating (31%), and swimming (29%).

About one on five participated in horseback riding, nature observation trails, and children’s
playgrounds. Participation rates within St. Joseph were lower for cross-country skiing, baseball,
biking/walking on unpaved trails, basketball, tennis, soccer, and outdoor ice skating.

Chart 7. Participation in Recreational Activities — Past 12
Months

@ St. Joseph ®Elsewhere

47%

Hunting/Trapping
Fishing
Paved biking/walking trails e 26,
Boating 31% -
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With respect to recreational activities outside of St. Joseph, boating was the most popular (47%)
followed closely by fishing (42%). About a third of respondents particpated in biking/walking on
paved trails (38%), swimming (35%), and biking/walking on unpaved trails (31%).

Among the written comments in the “other” category, the most frequent activiteis were
snowshoeing and snowmobiling.

Demographic comparisons. Respondents under age 45 were more likely to participate in
swimming outside of the Town (50%) than older respondents (34%). Slightly over half of
respondents under age 45 have gone fishing outside of St. Joseph compared to 42% of
respondents age 45 and older. About four in ten of younger respondents have used a playground
both in the Town and elsewhere compared to about 14% of older respondents.

Over half of households with children have participated in swimming in St. Joseph in the past 12
months compared to 29% of respondents from households without children. Households with
children were more likely to have used a children’s playground within St. Joseph (34%)
compared to households without children (12%). Similarly, 40% of households with children
have used a children’s playground outside of St. Joseph compared to 13% of households without
children.
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Respondents were next asked to rate the importance of nine types of parks and recreational
facilities in St. Joseph. Answer choices were on a scale from very important to not important,
plus no opinion. As shown in Chart 9, parks and recreational facilities tended to be viewed as
somewhat important or not important, and none of the listed facilities were rated as important or
very important by a majority of residents. The highest importance ratings were given to paved
walking and biking trails (21% very important and 20% important) and to nature areas (16%
very important and 25% important).

At least two-thirds of respondents said the following facilities were only somewhat important or
not important: cross-country ski trails, children’s playground equipment, picnic areas,
baseball/soccer fields, and basketball/tennis courts. Twenty percent of respondents said no parks
and recreational facilities are important or very important.

Among the written entries in the “other” category, the most frequently mentioned were
horseback riding and snowmobile trails. Importance ratings were relatively low for the
handwritten entries (26% important or very important).

Chart 9. Importance of Parks & Recreational Facilities

® Very Important ® Important ® Somewhat Important = Not Important -~ No Opinion

Paved bike/walking trails m 22% =

Nature areas

St Croix River access
Unpaved bike/walking trails
Cross country ski trails

Children's playground equipment

Picnic areas

Baseball/soccer/multi use fields

Basketball/tennis courts

Other

None

Demographic comparisons. Majorities of farmland owners ranging from 56% (nature areas) to
67% (St. Croix River access) rated all the facilities in this question as not important. The
combined average of the other groups who said these facilities are not important was between
30% and 41%. Non-resident respondents were more likely to have no opinion about children’s
palyground equipment, baseball/soccer multi-use fields, and basketball/tennis courts.
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Economic Development

Respondents were asked to use a 10-point scale to indicate the degree to which they believe the
Town should place limits on growth and development in St. Joseph. The results in are shown in
Chart 12 (1=no limits on growth; 10=severe limits on growth). Although the largest percentage
(18%) for any single score was for the severe limits (“10” category), the overall average was 6.4.
Taken as a whole, respondents said they favored more limits than fewer limits, but not
dramatically so.

Chart 12. Limits on Growth in St. Joseph
18%
14%
i 13%
9%
8% _
7% i
5%
4%
1 (None) 2 3 4 5 6 i3 7 8 9 10
Avg. =64 (Severely
limit)

Demographic comparisons. Farmland owners were slightly more likely to prefer fewer limits on
growth in the Town. Their average was 5.5, which is at the mid-point on the 10-point scale, and
lower than the overall 6.4 average.
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The questionnaire listed five types of businesses, and respondents were asked which types the
Town Board should support (multiple choices were allowed) or if business development should
not be encouraged. The results in Chart 13 show that agricultural production was the only type of
business favored by a majority of respondents (60%). About half (48%) said cottage industries
and home based businesses should be supported by the Town Board.

Four in ten respondents favored a light industry/business park and commercial development.
Agricultural businesses (e.g., farm equipment, food processing) were favored by 27% of
respondents. A quarter of respondents said no type of business development should be
encouraged in St. Joseph.

Among the written comment in the “other” category, the most frequent were for a grocery store
or to oppose any additional commercial development.

Chart 13. Percentage Favoring Business Development
Percentages Total More Than 100% —DMultiple Choices Allowed

Ag Produciion | <"
Cotiage industrios/home based. | /5"
Light industrial/business parkc | 3%

Commercial

Agricultural businesses — 27%
Business development should not be encouraged _ 25%
Others - 4%

Demographic comparisons. Respondents age 45 and older were more likely to favor light
industry/business park (42%) compared to those under age 45 (27%). Respondents from ZIP
code 54017 (56%) and ZIP code 54025 (50%) were more likely to favor light industrial/business
park development than those from 54016 (36%) or 54082 (37%). Forty-one percent of farmland
owners included agricultural businesses among their choices, while only 7% of non-resident
respondents included agricultural businesses among their choices.
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Asked specifically about retail development, Chart 15 indicates about half of respondents
favored a small commercial area in or near Houlton (52%) or a grocery store (47%). A coffee
shop was chosen by only 29% of respndents. Among the responses in the “other” category, the
most frequent were a gas station/convenience store and a restaurant.

At the same time, 27% of respondents said they would not favor any commercial development in
the Town.

Chart 15. Retail Development Preferences
Percentages Total More Than 100%—Multiple Choises Allowed

Bttt 00000000000 0 EX
area ek

Grocery Store 47%

Other ﬁ 89

Demographic comparisons. A majority of men (56%) said they would like to see a small
commercial area in or near Houlton and the Highway 35/64 area compared to 47% of women. A
majority of respondents under age 45 (57%) favor a grocery store compared to 47% of older
respondents. Support for a coffee shop was also stronger among younger respondents (40%)
compared to 27% among older respondents.

A grocery store was more strongly favored by respondents from ZIP code 54082 (53%) and
54016 (48%) compared to respondents from 54017 (40%) and 54025 (32%). Fifty-five percent
of Houlton respondents favored a grocery store compared to 46% of non-Houlton respondents.

Houlton respondents were less supportive of a small commercial area near Houlton and the
Highway 35/64 area than were respondents from outside Houlton. While 55% of non-Houlton
respondents said yes, only 42% of Houlton respondents said yes.
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Respondents were next asked their level of concern about 11 issues in St. Joseph on a four-point
scale of very concerned to not concerned. As shown in Chart 20, at least half of the respondents
said they are concerned or very concerned about nine of the 11 issues listed. The top concern is
groundwater contaminiation, with more than eight in ten respondents saying they are concerned
or very concerned. Majorities between 65% and 73% said they are concerned or very concerned
about loss of rural character, increased road traffic, increased cost of Town government services,
loss of open space, and reduction of wildlife habitat.

On the other end of the spectrum, three-fourths of respondents said they are slightly concerned or
not concerned about access to Town officials.

Among the written responses in the “other” category, the most frequent were internet access and
taxes. Among all the handwritten issues, 73% of respondents said they are very concerned. Not
surprisingly, 73% said they were very concerned about the other issues.

Chart 20. Concern About Issues

m Very Concerned ® Concerned = Slightly Concerned Not Concerned

48% 31% 14% 7%
Growndstesconvaminarion Y N N

27% 19% 13%
Loss of rural character it
35% 20% 6%
Increased road traffic _'_
36% 20% 7%
Increased cost of Town government services _—
20% 13%
Loss of open space
17% 17%
Drinking water quality
21% 13%
Reduction of wildlife habitat 3]
24% 16%
Conversion of farmland to nonfarm uses e
23% 21%
Increased Town population
29% 25%
Conflict between ag and non ag land use
46%

Access to Town officials

5% 4% 18%
Other
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The survey contained two open-ended questions for respondents to indicate what they like most
about living in St. Joseph and what they like /east about living in St. Joseph.

With respect to what they like most about St. Joseph, 733 respondents provided written
comments. Nearly all comments related to a single common theme centered on the rural
character of the Town of St. Joseph. Over 90% of the individual comments contained words and
phrases associated with this theme, including rural, quiet/quietness, space/open space, country,
peace/peaceful, nature/natural and private/privacy. The frequency distribution of the most
frequent words and phrases is shown in Table 2. A single comment sometimes contained more
than one word or phrase related to the common theme.

Table 2 also shows that 16% of the comments contained the words close or proximity. These
words were often used in the context of nearness to the amenities of larger places such as

Stillwater, Hudson, and the Twin Cities.

The following quotes are examples of these this theme:

“Rural, quiet, out in the country” Table 2. What respondents most like ab0}1t living in
’ ’ the Town of St. Joseph — Common Descriptors
“Convenience of the country, but Vo L o D
close to the city” Rural 232 32%
Quiet/Quietness 204 28%
“The peace and quiet of a rural Space/Open Space 137 19%
setting.” Close/Proximity 120 16%
Country 114 16%
“The mix of open spaces and larger | Peace/Peaceful 71 10%
lot sizes” Nature/Natural 76 10%
Private/Privacy 60 8%

“We love the quiet country setting
away from the pressures associated with overpopulation”
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Figure 2 is a word cloud of the 150 most commonly used words among the 733 written responses
to this question. (A word cloud is a visual representation in which the font size of the word or
phrase is proportional to its frequency in the text). The words rural, quiet, country, close, nature,
open space, and peaceful stand out in this word cloud and confirm degree to which respondents
like St. Joseph because of the attributes associated with living in the country.

Figure 2. Word Cloud: What Respondents Most Like About Living in St. Joseph
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Conclusions

Respondents said they like St. Joseph because of the rural character but are particularly
concerned or very concerned about the loss of rural character and loss of open space. They place
importance on factors associated with maintaining the country atmosphere they value, including
groundwater quality, maintaining environmental quality, preservation of open space, and
preservation of productive farmland. A majority said it is important or very important to plan for
growth.

Respondents expressed a cautious view about additional business and economic development in
the Town. They want any commercial/retail development restricted to designated areas.

The largest percentage of respondents generally do not support tax increases to address issues.
However, there often was a substantial proportion of respondents who said they are not sure
about tax increases, which suggests their opinion depends on the particular circumstances.

Although a majority of responding households participate in some form of outdoor recreational
activity, a majority of respondents rated recreational facilitites or parks as somewhat important or
not important rather than important or very important. Again, the majority do not support tax

increases for expenditures on recreation.

Solid majorities believe that Town services are generally good or excellent, though many lack
first-hand experience and, hence, an opinion about the quality of many Town services.

Broadband internet access is a concern for many respondents.
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Issues and Opportunities

Respondents were asked to indicate the importance of 13 issues and whether they would support
a tax increase to address each of the listed issues. Chart 1 summarizes the importance ratings on
a scale of very important to not important plus an option for those with no opinion.

Groundwater quality stood out at the top of the importance ratings, with four in five respondents
saying it is very important (63%) or important (20%). Since groundwater is the primary source
of drinking water for Town residents, this result is not surprising. Broadband internet access
placed second in the ratings. About 40% of respondents rated it as very important, and an

additional 21% said it is important.

Groundwater quality

Broadband internet access

Wildlife habitat/quality of environment
Planming for Growth

Preservation of open space

Preservation of productive farmland
Town roads to access St. Croix Crossing
Public rec. spaces, parklands, & trails
Noise control mitigation

Rural residential development
Commercial/Retail district

7% 14%

Light industrial/Business park

Park & Ride

Chart 1. Importance of Selected Issues
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Housing

When asked for the types of housing that they would like to see encouraged in the Town, Chart 3
shows that respondents only favored single-family homes (90%). Senior housing came in a
distant second with 35%. Multi-family housing types were substantially lower among the
respondents’ preferences, ranging from 17% for townhomes to 3% for apartment buildings with
3 or more units.

Among the written comments in the “other” category the most common themes were to keep
large lot sizes for single-family homes and to oppose additional housing development.

Chart 3. Preferred Future Housing Types
Percentages Total More Than 100%—DMultiple Choices Allowed

single Fanily homes | '

Senior Housing 35%

Town Homes - 17%
Duplexes i 9%
Condominiums i 9%

Apartments (3+units) i 494

Others ﬁ 6%

Demographic comparisons. Not surprisingly, a much larger proportion of respondents age 45
and above said they favor senior housing (41%) compared to younger respondents (12%). Over
half of renters supported additional senior housing.
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Respondents were asked to indicate their design preferences for rural housing developments.
Two options were presented. The first design was for traditional rural housing development on
large individual lots. The second option was for open-space design with smaller individual lots in
which the remaining area is held as shared open space.

As shown in Figure 1 below, respondents were evenly split in their preference. The SRC has

asked a similar question in nearly 100 other surveys. About two-thirds of respondents in those
surveys favor the open-space design. So, the result for St. Joseph Town is somewhat anomalous.

Figure 1. Preference for Rural Subdivision Design

51% Conventional 49% Open-space

Demographic comparisons. Compared to respondents from the other three ZIP codes,
respondents from the New Richmond ZIP code (54017) favored the open space subdivision
design. FEight in ten respondents from 54017 chose the open space design, while 48% to 58% of
respondents from other ZIP codes favored the open space design.
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Respondents were next asked a similar question that focused on the types of recreational
activities in which they or family members had participated in the past 12 months. Results are
shown in Chart 7. Fourteen activities were listed and respondents were asked to indicate whether
any family members had participated within St. Joseph (top bar) or at a location outside of St.
Joseph (bottom bar).

With respect to activities within St. Joseph, hunting/trapping was the top ranked activity with
47% participation. About a third of respondents said a member of their family had participated
in fishing (36%), biking/walking on paved trails (33%), boating (31%), and swimming (29%).

About one on five participated in horseback riding, nature observation trails, and children’s
playgrounds. Participation rates within St. Joseph were lower for cross-country skiing, baseball,
biking/walking on unpaved trails, basketball, tennis, soccer, and outdoor ice skating.

Chart 7. Participation in Recreational Activities — Past 12
Months
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With respect to recreational activities outside of St. Joseph, boating was the most popular (47%)
followed closely by fishing (42%). About a third of respondents particpated in biking/walking on
paved trails (38%), swimming (35%), and biking/walking on unpaved trails (31%).

Among the written comments in the “other” category, the most frequent activiteis were
snowshoeing and snowmobiling.

Demographic comparisons. Respondents under age 45 were more likely to participate in
swimming outside of the Town (50%) than older respondents (34%). Slightly over half of
respondents under age 45 have gone fishing outside of St. Joseph compared to 42% of
respondents age 45 and older. About four in ten of younger respondents have used a playground
both in the Town and elsewhere compared to about 14% of older respondents.

Over half of households with children have participated in swimming in St. Joseph in the past 12
months compared to 29% of respondents from households without children. Households with
children were more likely to have used a children’s playground within St. Joseph (34%)
compared to households without children (12%). Similarly, 40% of households with children
have used a children’s playground outside of St. Joseph compared to 13% of households without
children.
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Respondents were next asked to rate the importance of nine types of parks and recreational
facilities in St. Joseph. Answer choices were on a scale from very important to not important,
plus no opinion. As shown in Chart 9, parks and recreational facilities tended to be viewed as
somewhat important or not important, and none of the listed facilities were rated as important or
very important by a majority of residents. The highest importance ratings were given to paved
walking and biking trails (21% very important and 20% important) and to nature areas (16%
very important and 25% important).

At least two-thirds of respondents said the following facilities were only somewhat important or
not important: cross-country ski trails, children’s playground equipment, picnic areas,
baseball/soccer fields, and basketball/tennis courts. Twenty percent of respondents said no parks
and recreational facilities are important or very important.

Among the written entries in the “other” category, the most frequently mentioned were
horseback riding and snowmobile trails. Importance ratings were relatively low for the
handwritten entries (26% important or very important).

Chart 9. Importance of Parks & Recreational Facilities
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Demographic comparisons. Majorities of farmland owners ranging from 56% (nature areas) to
67% (St. Croix River access) rated all the facilities in this question as not important. The
combined average of the other groups who said these facilities are not important was between
30% and 41%. Non-resident respondents were more likely to have no opinion about children’s
palyground equipment, baseball/soccer multi-use fields, and basketball/tennis courts.
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Economic Development

Respondents were asked to use a 10-point scale to indicate the degree to which they believe the
Town should place limits on growth and development in St. Joseph. The results in are shown in
Chart 12 (1=no limits on growth; 10=severe limits on growth). Although the largest percentage
(18%) for any single score was for the severe limits (“10” category), the overall average was 6.4.
Taken as a whole, respondents said they favored more limits than fewer limits, but not
dramatically so.

Chart 12. Limits on Growth in St. Joseph
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Demographic comparisons. Farmland owners were slightly more likely to prefer fewer limits on
growth in the Town. Their average was 5.5, which is at the mid-point on the 10-point scale, and
lower than the overall 6.4 average.
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The questionnaire listed five types of businesses, and respondents were asked which types the
Town Board should support (multiple choices were allowed) or if business development should
not be encouraged. The results in Chart 13 show that agricultural production was the only type of
business favored by a majority of respondents (60%). About half (48%) said cottage industries
and home based businesses should be supported by the Town Board.

Four in ten respondents favored a light industry/business park and commercial development.
Agricultural businesses (e.g., farm equipment, food processing) were favored by 27% of
respondents. A quarter of respondents said no type of business development should be
encouraged in St. Joseph.

Among the written comment in the “other” category, the most frequent were for a grocery store
or to oppose any additional commercial development.

Chart 13. Percentage Favoring Business Development
Percentages Total More Than 100% —DMultiple Choices Allowed
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Demographic comparisons. Respondents age 45 and older were more likely to favor light
industry/business park (42%) compared to those under age 45 (27%). Respondents from ZIP
code 54017 (56%) and ZIP code 54025 (50%) were more likely to favor light industrial/business
park development than those from 54016 (36%) or 54082 (37%). Forty-one percent of farmland
owners included agricultural businesses among their choices, while only 7% of non-resident
respondents included agricultural businesses among their choices.
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Asked specifically about retail development, Chart 15 indicates about half of respondents
favored a small commercial area in or near Houlton (52%) or a grocery store (47%). A coffee
shop was chosen by only 29% of respndents. Among the responses in the “other” category, the
most frequent were a gas station/convenience store and a restaurant.

At the same time, 27% of respondents said they would not favor any commercial development in
the Town.

Chart 15. Retail Development Preferences
Percentages Total More Than 100%—Multiple Choises Allowed
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Demographic comparisons. A majority of men (56%) said they would like to see a small
commercial area in or near Houlton and the Highway 35/64 area compared to 47% of women. A
majority of respondents under age 45 (57%) favor a grocery store compared to 47% of older
respondents. Support for a coffee shop was also stronger among younger respondents (40%)
compared to 27% among older respondents.

A grocery store was more strongly favored by respondents from ZIP code 54082 (53%) and
54016 (48%) compared to respondents from 54017 (40%) and 54025 (32%). Fifty-five percent
of Houlton respondents favored a grocery store compared to 46% of non-Houlton respondents.

Houlton respondents were less supportive of a small commercial area near Houlton and the
Highway 35/64 area than were respondents from outside Houlton. While 55% of non-Houlton
respondents said yes, only 42% of Houlton respondents said yes.
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Respondents were next asked their level of concern about 11 issues in St. Joseph on a four-point
scale of very concerned to not concerned. As shown in Chart 20, at least half of the respondents
said they are concerned or very concerned about nine of the 11 issues listed. The top concern is
groundwater contaminiation, with more than eight in ten respondents saying they are concerned
or very concerned. Majorities between 65% and 73% said they are concerned or very concerned
about loss of rural character, increased road traffic, increased cost of Town government services,
loss of open space, and reduction of wildlife habitat.

On the other end of the spectrum, three-fourths of respondents said they are slightly concerned or
not concerned about access to Town officials.

Among the written responses in the “other” category, the most frequent were internet access and
taxes. Among all the handwritten issues, 73% of respondents said they are very concerned. Not
surprisingly, 73% said they were very concerned about the other issues.

Chart 20. Concern About Issues
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The survey contained two open-ended questions for respondents to indicate what they like most
about living in St. Joseph and what they like /east about living in St. Joseph.

With respect to what they like most about St. Joseph, 733 respondents provided written
comments. Nearly all comments related to a single common theme centered on the rural
character of the Town of St. Joseph. Over 90% of the individual comments contained words and
phrases associated with this theme, including rural, quiet/quietness, space/open space, country,
peace/peaceful, nature/natural and private/privacy. The frequency distribution of the most
frequent words and phrases is shown in Table 2. A single comment sometimes contained more
than one word or phrase related to the common theme.

Table 2 also shows that 16% of the comments contained the words close or proximity. These
words were often used in the context of nearness to the amenities of larger places such as

Stillwater, Hudson, and the Twin Cities.

The following quotes are examples of these this theme:

“Rural, quiet, out in the country” Table 2. What respondents most like ab0}1t living in
’ ’ the Town of St. Joseph — Common Descriptors
“Convenience of the country, but Vo L o D
close to the city” Rural 232 32%
Quiet/Quietness 204 28%
“The peace and quiet of a rural Space/Open Space 137 19%
setting.” Close/Proximity 120 16%
Country 114 16%
“The mix of open spaces and larger | Peace/Peaceful 71 10%
lot sizes” Nature/Natural 76 10%
Private/Privacy 60 8%

“We love the quiet country setting
away from the pressures associated with overpopulation”
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Figure 2 is a word cloud of the 150 most commonly used words among the 733 written responses
to this question. (A word cloud is a visual representation in which the font size of the word or
phrase is proportional to its frequency in the text). The words rural, quiet, country, close, nature,
open space, and peaceful stand out in this word cloud and confirm degree to which respondents
like St. Joseph because of the attributes associated with living in the country.

Figure 2. Word Cloud: What Respondents Most Like About Living in St. Joseph
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Conclusions

Respondents said they like St. Joseph because of the rural character but are particularly
concerned or very concerned about the loss of rural character and loss of open space. They place
importance on factors associated with maintaining the country atmosphere they value, including
groundwater quality, maintaining environmental quality, preservation of open space, and
preservation of productive farmland. A majority said it is important or very important to plan for
growth.

Respondents expressed a cautious view about additional business and economic development in
the Town. They want any commercial/retail development restricted to designated areas.

The largest percentage of respondents generally do not support tax increases to address issues.
However, there often was a substantial proportion of respondents who said they are not sure
about tax increases, which suggests their opinion depends on the particular circumstances.

Although a majority of responding households participate in some form of outdoor recreational
activity, a majority of respondents rated recreational facilitites or parks as somewhat important or
not important rather than important or very important. Again, the majority do not support tax

increases for expenditures on recreation.

Solid majorities believe that Town services are generally good or excellent, though many lack
first-hand experience and, hence, an opinion about the quality of many Town services.

Broadband internet access is a concern for many respondents.
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