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New Director for CURA 

The University Regents at the May 12, 
1978, meeting approved the appoint
ment of Thomas M. Scott as the new 
Director for the Center for Urban and 
Regional Affairs. Scott1, who has been 
serving as CURA's Acting Director for 
the past two years, assumed the new title 
in mid-June. While he will be devoting 
most of his time to CURA, Scott will con
tinue to teach urban politics and metro
politan government to both graduate 
and undergraduate students in the De
partment of Political Science. 

Scott, a Professor of Political Sci
ence, first came to the University of Min
nesota in 1962. He served as departmen
tal director of graduate studies in 1971 
and 1972 and as chairperson of the de
partment from 1972-75. His academic in
terests and numerous publications have 
focused on urban politics and govern
ment structures. Scott has contributed 
to the University community in many 
ways: as a member of the American Indi
an Studies Committee in 1970, chairing 
the All-University Committee on Exten
sion and Community Programs from 
1971-73, and as chairperson of the Ur
ban Studies Program from 1975 to the 
present, to name only a few. 

While Scott has resided in Minneap
olis for the last sixteen years, he lived 
formerly in a number of other kinds of 
communities. He was born in a small 
town in the Finger Lakes region of New 
York State, attended public schools on 
Long Island during the period of post
war suburban development, finished 
high school in Chi"cago and later lived 
there as a graduate student while com
pleting work for his Ph.D. at Northwest
ern University. His undergraduate days 
were spent in Wooster, Ohio. As a gradu
ate student at Northwestern, he held fel
lowships in one of the first urban studies 
programs in the country. 

Now an established member of the 
Twin Cities community, Scott's service 
to the community has been on many lev
els. A member of the Citizen's League 
since 1964, he served on the Governor's 
Crime Commission from 1966-68, on the 
board of directors of the League of Min
nesota Municipalities from 1966 to 1973, 
on the board of directors of the Minne
sota Training of Teacher Trainers (TTT) 
Project, 1969-71, and he has chaired the 
board of directors of the Minnesota Gov
ernment Training Service since June of 
1976. 

As director for CURA, Tom Scott suc
ceeds John Borchert, whose tenure as 
director has lasted through most of 
CURA's years of existence. Asked to 
comment on Scott's new role with 
CURA, Borchert replied, "I think it's an 
excellent appointment. I'm pleased that 
the program the center has pioneered 
and continued will get the benefit of di
rection from someone with such a 
strong background of research and 
teaching in the field of metropolitan gov
ernment. Scott's research and teaching, 
and the work of his students, have made 
an important contribution to the better 
functioning of this community." 
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Sonia Mykletun br.ings to her inter
est in inner-city neighborhoods a cos
mopolitan urban experience stretching 
from Nairobi where she grew up, 
through the Twin Cities where she at
tended Macalester and the University 
of Minnesota, to Scandinavia where 
she currently lives and works. She is 
presently Director of the Scandinavian 
Urban Studies Term of the Minnesota 
based, Higher Education Consortium 
for Urban Affairs. Her research in 1975 
was part of the work for a master's de
gree in geography under the guidance 
of Professor John Adams and with fi
nancial assistance from CURA. 

Since Ms. Mykletun completed her 
study the restoration of Ramsey Hill to 
an area dominated by middle and up
per income families has continued una
bated. A similar phenomenon has been 
noted in other Twin City neighborhoods 
where lower income people are appar
ently being succeeded by those of 
higher incomes. 

Increasing public and academic in
terest has been expressed about "gen
t rif icatio n" and the accompanying 
development. The Mykletun study, 
however, remains one of the very few 
based on detailed interviews with the 
people involved. Most research con
sists of a survey of opinions of public 
officials and neighborhood leaders. 

CURA continues to be vitally inter
ested in the social and economic ef
fects of neighborhood reinvestment 
and revitalization. It is sponsoring 
other studies which it is hoped will shed 
further light on the complex process of 
urban change. 

B. Warner Shippee 

Renovation on the Hill: 
the Dynamics of Revitalizing St. Paul's Historic Ramsey Hill 

by Sonia Noronha Mykletun 

America's inner-city areas have been 
victims of the lack of central planning, 
urban sprawl, and constant new con
struction. This has resulted in a benign 
neglect of inner-city areas and a general 
failure to maintain existing neighbor
hoods and their housing stock. 

While many inner-city neighbor
hoods have deteriorated and declined, 
some areas have rejuvenated in recent 
years. These areas have a housing stock 
with distinctive characteristics, such as 
historical background or architectural 
integrity. Renewed interest in urban 
homesteading and renovating older his
toric structures has given them new life. 

Georgetown in Washington, D.C., 
was one of the first major inner-city 
neighborhoods to experience rejuvena
tion. Other neighborhoods, such as So
ciety Hill in Philadelphia, Beacon Hill in 
Boston, the Mission District in San Fran
cisco, Capitol Hill in Seattle, and Ohio 
City in Cleveland have shown similar 
trends. 

Little or no research has been done 
on the precise meaning of this "fad,'' the 
people who subscribe to it, and their mo
tives for adopting this new housing style. 
This study was an effort to understand 
the dynamics involved in the revitaliza
tion of certain inner-city neighborhoods 
and to seek possible explanations for 
the revitalization trend. 

In 1975, I began a case study of an 
inner-city neighborhood in St. Paul, 
Minnesota, a neighborhood that in the 
early 1970s experienced a new lease on 
life. Located on the bluff of the Missis
sippi River directly west of the central 
business district of the city, the neigh
borhood is part of the Historic Hill Dis
trict of St. Paul. The Historic Hill District 
was designated such by the Minnesota 
Legislature on June 14, 1973. 

The Ramsey Hill neighborhood, as it 
is known, comprises thirty blocks, 
bounded by Selby Avenue to the north, 
Dale Street to the west, Summit Avenue 
to the south, and the St. Paul Cathedral 
to the east. The study was confined to 
the owner-occupied structures in this 
area. Renewed interest in the neighbor
hood was visible through an increase of 
owner-occupants in recent years. Con
scious and relatively widespread reno
vation and maintenance of the area's 
structures had been initiated. This study 
sought to examine these phenomena by 
focusing on the owner-occupants-who 
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were they, where did they come from, 
and why did they move to the Ramsey 
Hill neighborhood? 

This study was primarily concerned 
with owner-occupants for two reasons. 
First, until the renovation movement the 
area attracted a renter population be
cause of the large amount of multifamily 
housing in the neighborhood. Many of 
the large houses were subdivided and 
rented. Most were owned by absentee 
landlords. The increase in owner-occu
pants represented a reversal of earlier 
trends. Many of the new purchasers 
were reconverting cut-up buildings back 
into single-family and duplex structures. 
Second, owner-occupants were as
sumed to be more conscious than 
renters of the internal and external 
maintenance of the structures. This 
group, therefore, acted as a barometer 
for the maintenance standards in the 
area. 

The History of the Hill 

When the city of St. Paul was incorpo
rated in 1849, it was the gateway to the 
Northwest and to the opportunities that 
lay beyond the frontier. The city's strate
gic location on the Mississippi River and 
in the burgeoning Midwest attracted 
professionals, merchants, and transpor
tation and finance industrialists. In
creasing population created a demand 
for more housing and expansion of the 
city; the influx of entrepreneurs and 
nouveau-riche created a demand for fine 
residential property. 

Two factors were important in the 
establishment of the Ramsey Hill 
neighborhood. Most important was 
topography. St. Anthony Hill, as the 
neighborhood was then known, was a 
part of the Mississippi bluff creating a 
circular plateau of hills at the limits of 
the city. This rim afforded a magnificent 
view of the city and the river. Strong 
natural boundaries and easy access to 
the hill emphasized its attractiveness as 
exclusive residential property. The 
Minnesota Pioneer in September 1851 
reported that "some of the points on the 
bluff afford the most lovely sites for a 
family residence in the Territory. Here 
the wealthy may build their mansions, 
overlooking the empire town, with an 
easy ascent to it, and a level plain for 
sites in the rear, making it at once a 
lovely, healthy and romantic residence." 
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The hill's location in St. Paul was 
strategic in the expanding city. St. An· 
thony Hill was within two miles of the 
central business district, but well re
moved from the railroad yards and in
dustrial expansion in the eastern and 
northern areas of St. Paul. In addition, it 
abutted the main transportation routes 
from St. Paul to St. Anthony (later part of 
Minneapolis). 

Two real estate subdivisions make up 
the Ramsey Hill Neighborhood. Dayton 
and Irvine's addition forms the eastern 
section of the area. It was platted in 
1853-54 and was almost entirely devel
oped by the 1880s. The Woodland Park 
addition was platted in 1870. By that 
time, Summit Avenue had already estab
lished itself as a highly desirable resi
dential boulevard. 

By the 1880s, thirteen railroad lines 
converged in St. Paul, resulting in an 
influx of people and creating a consider
able demand for residential property. 
The St. Paul Daily Globe wrote at the 
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THE RAMSEY HILL NEIGHBORHOOD IN ST. PAUL 

time, "The demand [for residential prop
erty] extends from the humble $150 lot to 
the big priced ones on Summit Avenue, 
which run away into the thousands 
.... Of course, Anthony Hill and the 
broad beautiful prairie that stretches be
tween the two lines of railroad, is, and 
probably will always be the most attrac
tive and desirable part of town for resi
dences." Earlier, the Globe had reported 
that "Summit Avenue and Woodland 
Park are the pet locations for those who 
can pay the price." 

Between 1887 and 1907, a substan
tial number of prominent professional 
and business leaders lived in the area. 
Dr. Anton Shimonek, a founder of the old 
Ancker Hospital (now St. Paul Ramsey) 
lived in the Ramsey Hill Neighborhood. 
Other members of the medical profes
sion resided there, including Dr. Walter 
Ramsey, who later founded the Chil
dren's Hospital; and Dr. Jeanette 
Mclaren, one of St. Paul's first women 
physicians; as well as eminent lawyers 
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such as Moses Clapp, the state attorney 
general; Homer Clark, who founded 
West Publishing; and Hascal R. Brill, 
judge of the Second District Court. 

The housing stock in Woodland Park 
reflected the affluence of the profes
sional groups residing there. The large 
mansions that typified Summit and Port
land Avenues mirrored the residents' 
wealth. The structures behind these two 
avenues were not much smaller. The 
1892 edit ion of Donnelley's Atlas of St. 
Paul described an average lot size for 
the entire Ramsey Hill District as 60 feet 
by 143 feet. Many one-unit structures oc
cupied more than one lot, and most of 
the structures, especially along Summit 
Avenue, were set back about twenty or 
thirty feet from the pavement. An estheti
cally pleasant and spacious environ
ment was created. 

Annual records of the city officers of 
St. Paul show that most residential con
struction in the city between 1888 and 
1912 took place in Ward Seven, which 



614 Dayton Avenue, St. Paul, ca. 1896. Minnesota Historical Society. 
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included the Ramsey Hill Neighborhood. 
Early maps of the neighborhood show 
that most of the lots had structures on 
them by the turn of the century. Exact 
dates of construction of sbme existing 
structures could be determined by 
building permits. However, according to 
the St. Paul Register of Deeds, only 160 
building permits for residential struc
tures in the Ramsey Hill neighborhood 
survive-only 46.4 percent of the num
ber of existing houses. 

A large portion of the existing wealth 
was invested in these houses. According 
to the existing building permits for resi
dential structures in the study area, the 
average cost per structure between 1880 
and 1912 was $9,322. During this same 
time, the average cost of residential 
structures in all of Ward Seven, which 
included most of the Historic Hill Dis
trict, was $5,720. Ward Seven had the 
highest cost per housing structure in the 
entire city of St. Paul between 1888 and 
1892, except for the downtown area, 
which was dominated by multi-family 
structures. 

The cost of these structures had im
portant implications. First, the construc
tion was of high quality, and so well put 
together that today, a hundred years lat
er, many bear striking evidence of the 
excellent craftsmanship of the time. 
Second, they were large structures, 
many being two or two-and-a-half sto
ries and usually containing between 
eight and twenty rooms. The large 
rooms with high ceilings assured a feel
ing of spaciousness, projected through 
the scale of construction and large lot 
sizes. Third, the housing stock varied, 
including single-family houses, du
plexes, townhouses, and apartments. 
Many structures were architect-de
signed, each unit had its own distinctive 
identity and style. The solid craftsman
ship was expressed on the exterior 
through intricate window design, roof 
borders, and pillars. Inside, tiled fire
places, hand-carved woodwork, and 
stained-glass windows bore witness to 
the high quality of workmanship. 

Ramsey Hill continued to thrive after 
1900, standing out as one of the best 
residential neighborhoods in St. Paul. 
Many families had two addresses: a per
manent residence in the neighborhood, 
and a summer cottage at White Bear 
Lake. Jmproved transportation, chiefly 
streetcar lines to White Bear Lake, facili
tated easy travel back and forth. 

The neighborhood's heydey, howev
er, was soon to end. The depression of 
the 1930s, exemplified by a dramatic 
slump in the stock market, severely re
duced the purchasing power of the resi
dents in the area. Many could no longer 
afford the services of housemaids and 
other servants, and the huge structures 
became increasingly difficult to main-

tain. Many owners were forced to subdi
vide their living space to weather the 
crisis. Deterioration of the area's hous
ing had begun. 

The end of World War II brought 
added problems to the Ramsey Hill area. 
Construction of new housing virtually 
ceased during World War II, yet a sizable 
number of people entered central cities 
like St. Paul, adding pressure to the in
ner-city housing stock. Ramsey Hill re
sponded to the situation by tu rther 
subdividing its houses. Attics and base
ments were transformed into apart
ments. Single-family units were 
converted into multiple boarding units. 
Structures with absentee landlords 
increased, and the character of the area 
saw a further decline. Meanwhile, some 
of the more affluent and mobile families 
started to leave the neighborhood for 
year-round homes at White Bear Lake 
and other suburban locations. 

In the early 1960s the St. Paul Hous
ing and Redevelopment Authority (HRA) 
was given the task of providing a loca
tion for the new St. Paul Technical and 
Vocational Institute as part of the Cathe
dral Urban Renewal Project. A site two 
blocks north of Selby Avenue and di
rectly north of the Cathedral was cleared 
for development. Many structures were 
torn down. The displacement of house
holds put further pressure on the already 
tight housing market in the area. 

The construction of Interstate 94 in 
the late 1950s is also commonly viewed 
as having had a considerable impact on 
Ramsey Hill. Clearance activities six 
blocks north of Selby Avenue and 
through the core of St. Paul's black com
munity displaced black and white low
income families north and south of the 
freeway. Census statistics show only a 
minor increase in the black population 
of Ramsey Hill. Still, many residents per
ceived a threat of an invasion of minori
ties into their neighborhood. Crowding 
of people and racial fears, as well as the 
lure of the ever-growing suburbs, 
caused more residents, especially 
homeowners, to move out of the area. 

The residential character of Ramsey 
Hill was thus undergoing significant al
terations during this period. In 1963 the 
St. Paul HRA was commissioned to 
study the possible renewal and revitali
zation of the area. The identification and 
removal of dilapidated structures was its 
principal task. According to a land sur
vey of the area in 1968, the boundaries 
for urban renewal included all blocks 
with 50 percent or more of their struc
tures in a blighted or substandard condi
tion. Ramsey Hill was included within 
the selected boundaries. In 1967 the 
HRA proceeded to acquire land in the 
Ramsey Hill neighborhood as part of its 
plan to salvage structures not in obvi
ously deteriorated condition and to tear 
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down structures beyond redemption. 
Many older homes fell victim to the 

bulldozer. Between 1960 and 1970, the 
U.S. Census shows a net overall reduc
tion· of 341 housing units in the area, 
many of them single-family structures. 
Some new construction took place at 
the time, mainly apartment complexes 
such as the Neil Public Housing for the 
Elderly and St. John's Episcopal Church 
Home. 

Land tenure characteristics also un
derwent significant changes between 
1960 and 1970. The total number of 
owner-occupied units decreased con
siderably. Renter-occupied units also 
decreased in total numbers, though 
there was some construction of apart
ment complexes. Most of these units 
were owned by absentee landlords who 
provided minimal maintenance, adding 
to the blighted nature of the area. The 
number of vacant structures increased, 
and HRA's clearance activities contrib
uted to the number of vacant lots in the 
area. 

Ramsey Hill has been and continues 
to be populated by a white majority. Ac
cording to 1970 Census statistics, 115 or 
2.8 percent of the area's 4,081 residents 
were black. A large proportion of non
whites live to the west and north of Ram
sey Hill. The freeway constructed 
through the black district displaced 
many of the families to the south and 
north, and the Census shows an in
crease in nonwhites in the area west of 
Dale to Lexington. But, few blacks 
moved into Ramsey Hill; those who did 
were renters living mainly in the north
western section of the neighborhood. 

A group of homfiowners angered by 
HRA activities and the area's general de
cline set up plans to renovate some of 
the older structures and sell them to 
owner-occupants. Major and wide
spread restoration attempts attracted 
new homeowners to the Ramsey Hill 
neighborhood in the early 1970s and the 
Ramsey Hill Association was formed by 
homeowners in 1972 to represent the 
property owners of the area. 

Efforts by residents to revitalize 
Ramsey Hill began to pay off. Sales of 
structures to owner-occupants in
creased. New owners worked to restore 
the dilapidated houses they had pur
chased, both internally and externally. 
The new purchasers sought to restore 
the particular housing style created by 
the history and geography of Ramsey 
Hill. Generally, they purchased single
family units and duplexes built before 
1920. Most of the structures were large 
and architecturally distinctive. 

So, by the early 1970s, the movement 
of Ramsey Hill toward complete deter
ioration was stalled by concerned resi
dents dedicated to restoring the grace 
and neighborhood pride that charac-
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terized the area in its early days. This 
rebirth was representative of similar pat
terns in distinctive inner-city neighbor
hoods across the country. But the 
reasons for this reversal of trends had 
not been systematically examined when 
this study was undertaken in 1975. 

The study sought to discover the 
who, what, and why of the restoration of 
historic Ramsey Hill. Owner-occupants, 
particularly those who had moved to the 
area after 1970, were the focus of the 
study. With the help of the Ramsey Hill 
Association, the 186 owner-occupant 
households in the neighborhood were 
identified and sent detailed question
naires; 30 of these households were 
personally interviewed. Of the 186 
households surveyed, 120 or 64.5 per
cent completed the questionnaire. 
These formal research methods, supple
mented by informal conversations with 
Ramsey Hill residents, were the basis for 
the understanding of the area reflected 
in the findings that follow. 

Who ... 

Owner-occupants were divided into 
three categories for the purposes of this 
study. Those who moved to the area be
fore 1958 were labeled the "early set
tlers," and comprised 26 percent of the 

total surveyed. The term "established 
residents" denoted owner-occupants 
who had moved to Ramsey Hill between 
1959 and 1968, and comprised 24 per
cent of the total. In this group, over half 
moved to the area after 1963. The "new
comers" moved in after 1969. They rep
resented 49 percent of the total number 
of owner-occupied households sur
veyed, and of these about 50 percent 
moved in 197 4 or 1975. 

The owner-occupants were exam
ined according to the following inde
pendent variables: age, marital status, 
number of children, education, occupa
tion, workplace, income, and origins. 

The owner-occupants of Ramsey Hill 
were relatively young, according to this 
study. The median age for the entire 
group was about forty. Of the newcom
ers, representing the majority of the 
owners, 74 percent were young persons 
between the ages of twenty-one and thir
ty-nine. Over 50 percent of these were 
under the age of twenty-nine. Among the 
established residents, the largest pro
portion, 32 percent, were between fifty 
and fifty-nine; 19 percent were in their 
thirties, 26 percent in their forties, and 23 
percent over sixty. The early settlers 
tended to be older. Only 17 percent of 
these residents were under fifty, with 20 
percent in their fifties, 29 percent in their 
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sixties, and 34 percent in their seventies 
or older. 

A large number of the owner-occu
pied households in Ramsey Hill con
sisted of married couples; however, at 
least a quarter of the households were 
single persons. Among the newcomers, 
69 percent were married, 26 percent sin
gle, and 5 percent identified themselves 
as "other," which included people sepa
rated or divorced or widowed. Survey of 
the established residents showed 62 
percent were married, 28 percent single, 
and 10 percent "other." The early set
tlers reflected a differentpattern, with 49 
percent of them married, 14 percent 
single, and 37 percent widowed or 
separated. 

The majority of the owner-occupied 
households within the neighborhood 
were two-adult families. Over 78 percent 
of all the newcomers, 52 percent of the 
established residents, and 46 percent of 
the early settlers consisted of two-adult 
households. The very few households 
with over five adults suggested commu
nal living or boarding homes. 

While over half of all the owner-occu
pants (64 percent) had no children, only 
28 percent had one or two children per 
household. Among the newcomers 
nearly two-thirds of the households 
were childless, while 33 percent had one 



or two children. Homes with several per
sons under eighteen years of age were 
those of families who had resided in 
Ramsey Hill for some time. 

The newcomers were highly edu
cated. Of the 81 percent of newcomers 
who had had four years of college or 
postgraduate work, 60 percent had a 
postgraduate education. A little over 
half, 53 percent, of the established resi
dents had a four-year college education, 
while 50 percent of the early settlers had 
a high school education or less. One 
older resident explained that her educa
tion included "experience and hard 
knocks." 

Over three-quarters of all the owner
occupants surveyed were employed. By 
and large they held white-collar posi
tions. Two main job categories, profes
sional and managerial positions, were 
typical for the owner-occupants. The 
newcomers were principally engaged in 
professional and managerial occupa
tions, with 55 percent identified as pro
fessional and 27 percent managerial. 
Forty-two percent of the established res
idents were classified as professionals, 
23 percent held managerial positions, 
and the remaining 35 percent were em
ployed in sales, clerical, craft, operative, 
service, or other capacities. A third of the 
early settlers were employed in manage
rial positions. The remaining two-thirds 
were mainly concentrated in profes
sional and crafts, service and operative 
positions. 

While the U.S. Census of 1970 re
ported that most of the residents in the 
eastern section of the Hill worked in the 
city but outside the central business dis
trict, we found that a large proportion of 
the Ramsey Hill owners worked in the 
central business district in 1975. While 
43 percent of the newcomers worked in 
the business area, 29 percent worked in 
the remainder of Ramsey County. Ten 
persons, found to work elsewhere, were 
employed within the overall metropoli
tan area, Anoka and Dakota counties, 
Bloomington and Edina. 

The established residents generally 
worked in St. Paul's central business 
district and 10 percent were employed in 
the city of Minneapolis. Many of the early 
settlers reported working as homemak
ers or indicated retirement. 

The newcomers were characterized 
as an upper-middle-income group; their 
median income was between $15,000-
$19,999. One out of every five tam iii es 
had a total household income of over 
$30,000 in 1974. Forty-four percent of 
the newcomers earned over $20,000 in 
1974, 64 percent of the established resi
dents earned over this amount that year, 
and one out of four families earned over 
$30,000. The median income for this 
group was between $20,000 and 
$24,999. 

A little less than 50 percent of the 
owners who had lived in Ramsey Hill for 
more than seventeen years had incomes 
below $10,000 since many were retired 
and lived on fixed incomes. One of every 
five early settlers earned over $30,000 in 
1974. 

Most of the owners surveyed were 
not born in St. Paul. Among the new
comers, 69 percent were born else
where. Among the established 
residents, 67 percent were born else
where. Among the owners who have re
sided in the area for the longest period of 
time, 49 percent were not born in St. 
Paul. 

These figures ran counter to the 
common myth that the children of past 
Ramsey Hill families were returning to 
purchase the houses that belonged to 
their parents. Our data pointed to the 
contrary, and was further substantiated 
by the fact that many owners had lived in 
places other than St. Paul before moving 
to the neighborhood. Through my inter
views I found that the owners came from 
a variety of places in the country, includ
ing both the east and west coasts. They 
tended to come from inner-city neigh
borhoods in major cities and they gen
erally preferred the inner-city life to 
suburban styles. 

Most of the owner-occupants, how
ever, lived in St. Paul just before moving 
to the Ramsey Hill neighborhood. Many 
lived at other locations in Ramsey Hill. 
Their familiarity with the neighborhood 
and knowledge of the potential of the 
housing structures was important in 
their choice of housing. Many of the ear
ly settlers either moved along the same 
street from one block to another or had 
lived in the same house all their lives. 

A few of the newcomers had lived in 
Minneapolis; two households had lived 
abroad. Very few moved in directly from 
the suburbs. Again, the data tended to 
correct for the sort of "myth" that sug
gests most of the residents were choos
ing this new life-style after a trial period 
in suburbia. Whether they had lived in 
suburbia before their most recent previ
ous address, however, was not known. 

Most of the newcomers (57 percent) 
and early settlers (52 percent) had 
rented their most recent previous dwell
ings. Among the established residents, 
an equal number (47 percent) owned 
and rented the structures they had va
cated to move to Ramsey Hill. Of the 
newcomers, several were at a stage 
when owning a home was a high priority; 
several had lived with their parents be
fore purchasing in Ramsey Hill; those 
who owned homes prior to moving to the 
Hill were forced to move or needed the 
cheap housing available there. 

A quarter of all the owners lived in 
duplexes and fourplexes before moving 
to Ramsey Hill. Nearly a third of the new-
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comers and early settlers lived in apart
ments prior to moving into their current 
addresses. Among the middle group, 43 
percent had lived in single-family 
houses. 

A majority of the newcomers lived in 
these previous dwellings only one or two 
years. The number of years at a previous 
residence prior to moving varies among 
the established residents. Several of 
them had to move from owner-occupied 
single-family homes. Others looked for a 
spacious, older home suitable for rais
ing a family. 

Many of the early settlers either lived 
with their parents in the area and inher
ited the structure or rented before buy
ing their present house. 

What ... 

In 1960, 634 structures existed in the 
Ramsey Hill neighborhood. By 1975 the 
total number of structures had de
creased by 131 units. During that fifteen 
year period, the number of these struc
tures used as residences and for other 
purposes also decreased. After 1970, 
however, the number of owner-occu
pied structures increased. The percent
age of owner-occupied residential 
structures rose from 39 percent to over 
50 percent between 1970 and 1975. 

An overall decline took place around 
1965 and for some of the streets in 1970. 
Summit Avenue experienced a tremen
dous loss of owners between 1960 and 
1965. Since then, however, it has picked 
up, and together with Portland Avenue, 
which never really deteriorated, showed 
an over 70 percent rate of owner-occu
pancy by 1975. 

Several blocks on Holly Avenue had 
shown this trend and an overall improve
ment was in progress after a gradual loss 
of owner-occupants in the 1960s. This 
was evident as one traveled west on the 
avenue. Most of the structures, especial
ly those east of Mackubin Avenue, 
formed a relatively unbroken facade of 
consistent styles. 

There are only a few structures on 
north-south streets. East of Western Av
enue, most of the streets showed high 
rates of owner-occupancy. Both Far
rington and Virginia were very well
maintained avenues; efforts of the 
homeowners were indicative of this 
situation. 

Nina was affected by clearance ef
forts on the block defined by Nina, Lau
rel, Farrington, and Selby. Townhouses 
had been proposed for this area. West
ern Avenue had a mixture of institutional 
and residential uses. The Commodore 
Hotel, Summit Manor Home, and com
mercial enterprises toward Selby Ave
nue lowered the chances of this avenue 
being owner-occupied. As this avenue 
has direct access to the freeway, the 



heavy traffic on th is street made it u nfa
vorable as a residential area. 

At Mackubin, the east-west continui
ty of the entire neighborhood broke 
down. West of this point, the structural 
facades were generally similar in archi
tectural style, design, size, and setback, 
and few vacant lots seemed to break up 
this formation. Further on Mackubin, 
newer structures were interspersed be
tween older architectural styles. There 
were more vacant lots and a number of 
boarded-up apartments. 

Renovated row housing at 505-9 Holly Avenue. 

Discovering the "what" of the Ram
sey Hill neighborhood required more 
than the visual description above. The 
questionnaire and interviews also in
cluded questions designed to uncover 
the perceptions of the owner-occupants 
toward their neighborhood and their 
dwellings. 

A variety of housing had been 
adopted by the owner-occupants stud
ied. A majority of the newcomers, 90 per
cent, lived in single-family houses or 
duplexes. Few owned and lived in 
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apartment complexes with a large 
number of units. Sixty-seven percent of 
the established residents occupied 
single-family structures, many situated 
along Summit and Portland Avenues, 
the least blighted areas of the neighbor
hood, and as previously mentioned, 
where the reinforcement of the avenues 
began. Although a little over 80 percent 
of the early settlers lived in single-family 
and duplex structures, a significant pro
portion owned apartments in the area. 
Some claimed they had the same ten
ants for the last fifteen years. Many were 
forced to subdivide their dwellings in or
der to remain in the same structure. 

There was a mixed response toques
tions concerning the condition of struc
tures when the new owners moved in. 
Among the newcomers 55 percent found 
their units in a poor or deteriorated state. 
This compares to 33 percent of the es
tablished residents and 20 percent of the 
early settlers. This meant that major im
provements were necessary and in some 
cases a complete overhaul of the struc
ture had to be carried out. Many of these 
structures were located on Ashland and 
Laurel, and on the western end of the 
neighborhood. 

Eighty percent of the early settlers 
and 60 percent of established residents 
found their structures in good or excel
lent condition. Many had been owner
occupied family residences and were 
well maintained. 

Most of the owners had engaged in 
some renovation work. The housing 
stock was at a mature stage. Since many 
of the structures date back to the 1880s 
they required substantial maintenance 
to preserve their structural qualities. 

Over 75 percent of all those surveyed 
claimed to have been personally in
volved in renovation work. Most work 
was done on the interior of the struc
tures. Climate factors inhibited exterior 
work to a great extent. (The study was 
made in the winter months.) Many re
spondents explainE~d that the warm 
summer days would permit outside 
work. 

Professional help was sought in all 
cases. Among the early settlers, 86 per
cent hired such help. In comparison, 69 
percent of the newcomers and 67 per
cent of the owners who had been in the 
area between seven and sixteen years 
made use of professional help. 

Services of handymen and friends 
were used only marginally by owner-oc
cupants who had lived in the neighbor
hood for more than seven years. In 
contrast, such services were used 
extensively by the newcomers. One 
likely explanation seemed to be the 
existence of a number of qualified 
craftsmen who live in the neighborhood. 
In one of the monthly newsletters issued 



by the Ramsey Hill Association, the 
owners were encouraged to exchange 
information and tips through the 
newsletter on matters concerning the 
improvement of their property. 

A large majority of all respondents 
perceived the neighborhood as being 
suitable for persons of different ages. A 
few elderly owners were skeptical, add
ing that the area was not suitable for the 
rearing of children. The location was 
cited as being highly suitable for elderly 
persons. Younger persons found the 
central location convenient for their 
needs. 

Ninety-four percent of the owners re
sponding to the questionnaire agreed 
that the varying life-styles of residents 
were part of the central character of their 
neighborhood. Many explained that this 
variety was one of the things they appre
ciated most in the area; in particular they 
valued the "freedom to pursue life-styles 
of their own choice and preference," 
and the tolerance shown by the other 
residents. 

The questionnaire asked residents to 
indicate their degree of agreement or 
disagreement with three statements 
concerning racial integration. First, 
although they generally agreed that 
Ramsey Hill was an integrated neighbor
hood, a few owners adopted a neutral 
stand. Several of the newcomers, almost 
30 percent, disagreed. In fact, the U.S. 
Census of Population for 1970 showed 
that the neighborhood was largely 
white, possessing less than 3 percent 
nonwhite residents. Most of that 3 per
cent were renters, not owners. This in
vestigator came across only two black 
homeowners in the Ramsey Hill neigh
borhood. Thus, the perceptions of the 
homeowners in the area concerning the 
degree of attained racial integration 
conflicted with reality. 

Asked if Ramsey Hill should be a ra
cially integrated neighborhood, 77 per
cent of the established residents, and 43 
percent of the early settlers agreed or 
strongly agreed. A fairly large proportion 
of all those surveyed claimed to be neu
tral-21 percent of the newcomers, 38 
percent of the established, and 36 per
cent of tt:ie early settlers. A few of the 
owner-residents who had lived in the 
neighborhood for over seven years felt a 
racially integrated neighborhood was 
not desirable. Many associated racial in
tegration with "increasing minority 
problems," which in turn would result in 
an "unsafe neighborhood." 

Finally, the owner-occupants were 
asked whether they thought the neigh
borhood was threatened by minority 
groups moving in. Of the newcomers, 76 
percent disagreed, as did 46 percent of 
the established residents, and only 32 
percent of the early settlers. Again, the 
neutral group was large, but 37 percent 

of the early settlers felt that racial minor
ities could threaten their neighborhood. 

An average of 70 percent of the 
owners thought the neighborhood at
tracted owners of middle-income status. 
Some added that the area definitely at
tracted owners of middle-income back
ground due to the type and condition of 
the housing stock. Some of the new
comers felt that many renters were of 
low- rather than middle-income status. 

However, there was no consensus on 
whether the residents of the neighbor
hood had occupations requiring a col
lege degree. Opinion was evenly divided 
between agreement and disagreement 
among the newcomers, while the estab
lished and early settlers leaned slightly 
toward the idea that most residents did 
not need college degrees for their work. 

Reactions to the statement, "It is 
fashionable to live here," varied among 
the three groups. Fifty-two percent of 
the newcomers agreed and seemed 
quite definite. This suggested that this 
living style was "fashionable" among 
these people. The largest proportion of 
the established residents, 34 percent, 
were neutral, though opinion was fairly 
evenly divided. However, 60 percent of 
the early settlers disagreed. 

Fifty percent of all the owners agreed 
that Ramsey Hill was a closely-knit com
munity where most residents knew their 
neighbors, while 15 percent voiced no 
opinion. A majority of the newcomers 
and established groups felt that this 
closeness was a reality, but 60 percent of 
the early settlers disagreed. Many of 
them felt the "neighborhood spirit" had 
been broken when many of their close 
friends left the area. The older residents 
seem to have relatively little in common 
with the new, young residents, except 
for a shared love and appreciation for 
the structures in the area. 

In support of this possibility, 54 per
cent of these early settlers responded 
negatively when asked if most of the 
people with whom they regularly social
ized lived in the neighborhood. Opinion 
among the newcomers was evenly di
vided, while a large proportion, 62 per
cent, of the established residents said 
they did not regularly socialize with 
neighbors. This suggested a general ab
sence of social ties among the owners 
although to a marginal extent, such ties 
did exist among the most recent 
residents. 

The owners cooperating with our 
survey tended to agree that the Ramsey 
Hill neighborhood was a much better 
neighborhood in 1975 than it was in 
1970. While three-quarters of the newest 
residents agreed with the statement, 
another 23 percent were neutral. And 
while most older residents thought that 
the neighborhood had improved in the 
five years between 1970 and 1975, sev-
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eral were undecided or disagreed, citing 
their feeling that the neighborhood "had 
seen better days." 

At the time of this study, the neigh
borhood did contain a number of 
boarded-up homes. What the fate of 
these structures should be was the sub
ject of large-scale disagreement among 
the owner-occupants surveyed. Closer 
examination of the data indicated sev
eral interesting "deviating" attitudinal 
elements in this disagreement. The new
comers were quite forceful in thinking 
these empty homes should stand, many 
suggesting that "action should be taken 
against the slum landlords, forcing them 
into selling, or else forcing them to 
maintain their properties." Almost 60 
percent of the owners who had lived in 
the area over seven years, however, felt 
that the boarded-up homes should be 
torn down. Even though many were ba
sically against HRA's program of tearing 
down homes, they felt that the boarded
up structures were eyestores and en
couraged absentee ownership as well as 
crime, which in turn had the effect of 
downgrading the quality of the neigh
borhood. 

The study asked if the owner-occu
pants thought that the renovation forced 
poor people to move out of the area. The 
newcomers tended to agree, many stat
ing that it was unfortunate. Some com
mented that rising rental costs, largely 
due to renovated structures, could alter 
some of the diversity of the area, but 
others felt that funds should be made 
available for lower-income families who 
wished to maintain their property. A 
majority, 71 percent, of the established 
residents either disagreed with the 
statement or remained neutral. The early 
settlers generally voiced split opinions 
on this matter. 

And, in response to a related survey 
question, the owners generally felt that 
the neighborhood should have mixed 
housing to accommodate a variety of in
come groups. One owner wrote, "A vari
ety of housing does presently exist. 
Rising rental prices will tend to 
homogenize the rental population." 

Finally, residents surveyed were 
asked to react to statements concerning 
the future of Ramsey Hill as they saw it. 

First, over three-quarters of the re
spondents felt that one major way the 
neighborhood would be maintained in 
the future was through a detailed plan
ning program. The newcomers especial
ly felt that community spirit directed 
toward planning the neighborhood was 
a most beneficial factor. One owner 
expressed frustration about "the non
participants who could not care less 
about themselves or their property." 
Some expressed exasperation at the 
multiple planning committees that al
ready existed and felt that this could be 



harmful for the neighborhood. 
The respondents generally claimed 

to be active in plans for the neighbor
hood's development. A majority of the 
newcomers reported that they were ac
tively participating in the community's 
development; but fewer owners in the 
other two categories reported personal 
involvement in the development of the 
neighborhood. Most of the owners who 
reported participation were members of 
the Ramsey Hill As·sociation. 

Over 80 percent of all the responding 
owners agreed that the period between 
1975 and 1980 would see the neighbor
hood changing for the better. The new
comers were most optimistic, many 
adding that the "personal sweat equity" 
invested could only have the effect of 
improving the neighborhood. This opti
mism was generally shared by the other 
owners, particularly by the early settlers. 
Their general view was expressed suc
cinctly by a widow who had resided in 
the area since 1933-"My family moved 
in when the area was nice and people 
took pride in their property. When 1-94 
was constructed, and HUD came in, it 
started to deteriorate. But with all the 
new young people moving in and taking 
interest in the lovely houses, the pride of 
the neighborhood is being restored. I 
believe it will succeed and be a good 
place to live in." 

Why ... 

Finally, the study sought to discover why 
the Ramsey Hill resident who emerged 
from our profile was willing to invest 
what one of them called a "personal 

sweat equity." Again, owner-occupants 
were asked to respond to questions and 
statements that centered around their 
attitudes toward their homes and the 
neighborhood in general. 

First, the study tried to determine if 
any particular factors about the neigh
borhood were important in the decision 
to locate here (table 1 ). 

Table 1: 
Owners' Reasons For Moving 
Into Ramsey Hill (by percent) 

Years of Owner-Occupancy 
1-6 7-16 17+ 

% (n*) % (n*) % (n*) 
Community Spirit 21 (22) 8 (5) 2 (1) 
Type of House 29 (30) 26 (16) 5 (3) 
Proximity and 

Central Location 27 (28) 27 (17) 38 (23) 
Familiarity with 

Area 7 (7) (8) (24) 
Life-Style 13 (13) (10) (6) 
Miscellaneous 3 

Total 100 (103) (62) 100 (60) 
"Numbers are larger than the number of respondents since 
many tended to give multiple answers. 

No one major reason could be cited 
as the reason for moving to this particu
lar neighborhood. The central location 
seemed to be a common attractive fac
tor. Whereas the newcomers and estab
lished residents cited that "the house I 
liked was here," the early settlers 
claimed that they were familiar with the 
area. Note that several of the newcomers 
said that the "community spirit" in the 
neighborhood was important. 

Renovation in process at 422 Laurel Avenue. 
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Virtually none of the respondents 
could cite a single reason for choosing a 
particular structure, either. Various 
structural qualities influenced their de
cisions; and some found that certain 
special needs, such as space and price, 
were fulfilled (table 2). 

Table 2: 
Owners' Reasons For House Move 

(by percent) 

Years of Owner-Occupancy 
Incentive 1-6 7-16 17+ 

% (n*) % (n*) % 
Character of House 

• size, space 8 (9) 28 (20) 11 
• architectural 

style 11 (13) 14 (10) 17 
• age 13 (15) 14 (10) 23 
• quality of 

construction 12 (14) 13 (9) 2 
• unique 2 (3) 1 (1) 3 

Price 24 (28) 18 (13) 5 
Challenge, Restoration 

Opportunity 18 (22) (2) 
Family 1 (1) (0) 
Area 6 
Miscellaneous 5 

(n*) 

(7) 

(10) 
(14) 

(1) 
(2) 
(3) 

(1) 
(7) 

Total 100 (118) 100 (71) 100 (61) 
*Numbers are larger than the number of respondents since 
many tended to give multiple answers. 

The character of the structure, how
ever, was most commonly cited by the 
owners. This included both external and 
internal features of the dwelling. Distinc
tive architecture, large lots, and solid 
construction were named as strong 
incentives to buy these homes, as was 
the internal space, with large rooms, 
high ceilings, authentic woodwork, 
clever craftsmanship, and stained-glass 
windows. 

Each owner stressed other nonstruc
tural factors as offering extra incentives 
for moving into the house. Among the 
newcomers the price of the structure 
and renovation accompanied every re
sponse. Many felt they had received a 
bargain. Though it was difficult to ascer
tain the price paid for each structure, an 
average structure with ten to fifteen 
rooms was normally purchased for un
der $25,000. The es ta bl ished residents 
emphasized a combination of space and 
price. Many felt that more room was re
quired for sheltering their families. And, 
homes in Ramsey Hill filled this need at a 
reasonable price. 

Many of the early settlers either had 
inherited the structures or lived within 
the area all their lives and felt that there 
was no particular reason beyond that for 
their residing there. Some added that 
the houses and the neighborhood were 



attractive when they had first lived there, 
but had since "deteriorated into a ghet
to." Others commented that the quality 
of the structures made them good 
investments. 

Owner-occupants were asked spe
cifically whether or not a distinctive 
house was important to them. Fully 75 
percent of all respondents said that dis
tinctiveness was important, with the 
strongest agreement, 86 percent, com
ing from the newcomers. About 22 per
cent of the established residents and 
early settlers, however, were neutral 
about this issue. 

The owners generally agreed that the 
age and architectural style of the struc
tures were the most striking characteris
tics of these houses. This is not very 
surprising, since most of the owners 
commented on the character of the 
house as one of its most attractive 
facets. The minority who disagreed with 
the statement felt that there were other, 
equally striking features. An overall 
disenchantment with the neighborhood 
was reflected in the responses of owners 
who had lived in the area for more than 
seventeen years. 

Again, residents strongly agreed that 
the internal space available in these 
houses was a distinguishing feature. 
None of the newcomers or established 
residents disagreed. A relatively large 
segment, 15 percent, of the early settlers 
remained neutral and 9 percent dis
agreed, which again may suggest a gen
eral unhappiness with the area on their 
part. 

The rising property values in the area 
led us to ask whether or not any of these 
owners had bought their homes solely 
as an investment. Almost 12 percent said 
they did, but the large majority denied 
that an attractive investment was their 
only motive for moving to the area. It 
appears reasonable to assume, howev
er, that very few of the owners in the area 
would deny the presence of the invest
ment factor. 

Over 75 percent of the owners re
garded these old, large houses as a 
scarce resource. One respondent ex
plained, "I am an antique collector and 
have found the best antique money can 
buy. My collection seems to fit right in." 
However, a large proportion, 18 percent, 
of the early settlers remained neutral on 
this point. 

Opinions differed on whether or not 
this kind of house was difficult to main
tain in today's economy. Twenty-two 
percent of the owners were reluctant to 
commit themselves at all on this point, 
with about 43 percent agreeing that it 
was a difficult proposition, and 37 per
cent admitting to no particular hardship. 
Some of the older residents added that 
rising fuel costs were presenting some 

Laurel Avenue during the Ramsey Hill House Tour, 1975. A neighborhood open house spon
sored by the Ramsey Hill Association to show renovations completed and in process and to 
promote the neighborhood. 

hardship. One newer resident explained, 
"Any house is difficult to maintain in to
day's economy." One other resident 
commented that his heating bill was re
duced because of the good construction. 

The newcomers unanimously agreed 
that it was important that this house be 
maintained well in the future. This seems 
indicative of the general enthusiasm for 
and personal involvement in the struc
tures in this group. Seventy-five percent 
of the established residents and 79 per
cent of the early settlers also agreed. 
But, several owners in these two catego
ries remained neutral on this attitudinal 
point. One owner commented that he 
"really did not care if the house was still 
standing in the future." 

Two-thirds of the owners said they 
would reduce other expenditures to own 
and maintain their houses. Strongest 
agreement on this point was among the 
newcomers, 74 percent of whom were 
willing to sacrifice other things to main
tain these homes, and the early settlers, 
70 percent of whom expressed this opin
ion. A few of the established residents, 
however, expressed no opinion or dis
agreed with the statement. 

There were varied responses to the 
statement that "this house represents 
my position in the community." A large 
proportion, 34 percent, of all the owners 
remained neutral. About half of the earli
est owners, and 38 percent of the more 
recent owners agreed that their homes 
reflected their community position. An 
average of 24 percent of all owners 
disagreed. 
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Beyond the fin9ings ... 

The bare recital of statistics offered by 
the study's observed empirical findings 
required closer examination. Primary at
tention was again paid to the group la
beled "newcomers," since it appeared 
that this group of homeowners were at 
the core of the revitalization process of 
the Ramsey Hill neighborhood. 

To reiterate, an increase in the num
ber of owner-occupied structures and 
the number of owner-occupants in the 
area occurred after 1969, and especially 
after 1972. The timing of this renewed 
interest in the area's housing stock 
caused one to seek for possible occur
rences prior to 1969-70 that could have 
spurred this mobility phenomenon. 

In the early 1950s a similar process 
had begun in the area south of Summit 
Avenue. Young families moved in and 
began renovating structures, forming 
the Summit Hill Association in 1968. It 
seems reasonable to suggest that this 
early trend diffused into Ramsey Hill by 
the late 1960s. 

The formation of Old Town Restora
tions, Inc. in 1967 by a few select home
owners in Ramsey Hill was crucial for 
this trend. Many of those living on Sum
mit and Portland Avenues had witnessed 
the deterioration of structures to the 
north, on the "doorstep" of their envi
ronment. A main objective of the foun
ders of Old Town Restorations was to 
stall this blight by buying older homes, 
renovating them, and then selling them 
to owner-occupants. They tried to main-



tain owner-occupancy of single-family 
houses. The houses were relatively 
cheap and in plentiful supply. Clearly, a 
basic idea was to instigate a housing 
demand in the area. 

However, this focal idea did not ma
terialize until the early 1970s. The forma
tion of the Old Town Restorations group 
no doubt provided an important incen
tive for other owner-occupants to stay 
on. The group also created a base for 
future occupants. Their homes could be 
used as examples of "what could be 
done" and showed new owners that the 
gamble they were about to take could 
pay off. A positive and attractive demon
stration effect had been fostered in the 
area. 

The formation of the Ramsey Hill As
sociation in 1972 provided the extra in
centive the process needed. This 
community organization advertised the 
area, attended to the welfare of the 
homeowners, and skillfully developed 
the necessary political clout to stall any 
undesirable initiatives on the part of the 
Housing Authority or other related agen
cies in the area. 

At a time when "citizen participa
tion" had taken the Twin Cities by force, 
the Ramsey Hill Association came 
through as being both effective and re
sponsive to citizen needs, offering a se
cure and stable base to incoming 
homeowners. Homeownership seemed 
less risky and far easier to justify on a 
number of counts, by virtue of the work 
of the association. 

This influx of new owner-occupants 
also seems to have been influenced by 
another factor. The demand for housing 
had generally increased as those born in 
the post-World War II "baby boom" had 
reached the age when house purchase 
had become highly desired. Meanwhile, 
few houses had been built due, in great 
part, to the slump in the housing indus
try. Inflated real estate prices made it 
difficult for many young persons to ac
quire a house of their own. The older and 
relatively inexpensive homes in the 
Ramsey Hill neighborhood could meet 
the demands of these buyers. 

Almost all the owners surveyed, 
whether old or new residents, felt that 
the housing stock was special. For most 
of the newcomers, this was the central 
attraction of the area. One must examine 
why this kind of a housing stock was so 
attractive, and who it attracted. 

The study showed the principal at
traction was the structural "character." 
No uniform definition of meaning of 
"character" can be derived from our 
findings. However, the responding 
owners use a number of terms that seem 
to pertain to the concept-age, architec
tural style, size, and good construction. 
Age and quality construction together 

constitute a special kind of housing 
stock in relatively short supply, making it 
a scarce resource to be likened to a val
ued antique. In an age when many peo
ple seek unique living places as well as 
promising investment property, an 
"architectural antique" becomes highly 
attractive. 

One factor which further added to 
the houses' attractiveness for the 
owners was their potential. Re-creation 
of the interiors of the houses while main
taining the exterior architectural design, 
gave them, they felt, opportunity to be 
creative and independent in shaping in
ternal space to suit personal needs and 
tastes. Added to these incentives were 
the houses' relatively low prices, mostly 
due to the condition of the structures 
and the relative lack of interest shown in 
the structures up to the early 1970s. The 
increased demand and limited supply, 
however, has resulted in rising prices. 

After 1970 a certain kind of resident 
was attracted to the area. Two basic 
characteristics distinguished these peo
ple: an appreciation for the home as a 
central part of one's life and a wil
lingness and desire to renovate the 
structures. 

Most of the newcomers in this study 
were young people looking for a family 
house. They were highly educated and 
tended to be professionals by occupa
tion. Drawing mainly middle- to upper
middle-class incomes, they possessed 
the leisure time needed to renovate their 
homes and participate in relevant neigh
borhood affairs. They also had relatively 
easy access to loans and grants for any 
improvements. Clearly, persons in the 
lower-income brackets would have a dif
ficu It time securing the required fi
nances to renovate these structures. 

The family size of most of these re
cent residents made their renovation ac
tivities easier, too. Most of them had no 
children, permitting them to devote 
more time to the structure and other in
terests. Moreover, the average of two 
adults per household allowed the family 
to use the extra rooms for privacy and for 
special renovation uses. 

The other two resident categories 
also showed affection for their struc
tures but tended to be far less preoccu
pied with renovation. Although most 
were involved in regular maintenance, 
their incentives for having moved into 
the house put them in a different catego
ry than the newcomers. Many of the early 
settlers and established residents lived 
with their parents in the area and inher
ited the houses. Others moved in be
cause they needed the space for their 
families. In contrast, space for family ex
pansion appears to have been of low 
priority for the newcomers. 

The older residents also differed 
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from the newcomers on other counts. 
They tended to be high school gradu
ates. Many were retired. Others worked 
in clerical or operative jobs. Among the 
established residents, we found a few 
who were highly educated, placed in up
per-class income levels, and who were 
highly motivated in promoting the area. 
It should be noted that these profession
al families were originally instrumental 
in setting the stage for the neighbor
hood revitalization process. 

A majority of the newcomers were 
not born in St. Paul and had lived in 
other places than in the city. In contrast, 
many of the older resident-owners in 
Ramsey Hill were from St. Paul and had 
lived there for most of their lives. Most of 
the newcomers had lived in the vicinity 
of Ramsey Hill before purchasing their 
present dwellings. Quite a few lived in 
the area south of Summit Avenue, but 
the high real estate prices discouraged 
many from buying property in the area. 
Also, because many second-generation 
families seemed to be returning to occu
py the houses of their parents in the 
Summit Hill area, these Ramsey Hill 
owners had looked for housing else
where. Because many worked in St. Paul 
and were familiar with this environment, 
Ramsey Hill offered an alternative. The 
presence of a neighborhood association 
and persons interested in improving the 
area, helped the owners feel secure 
about the future prospects. The neigh
borhood's organization, serving as a 
chief local real estate agent, was crucial 
in inspiring this confidence. 

Looking closely at these newcomers' 
perceptions of their residences, it was 
evident that many were beginning to 
identify more closely with their struc
ture. Many felt that a distinctive house 
was important to them, that the im
proved condition of the dwelling yielded 
satisfaction from the "sweat equity" 
they had invested. Quite a few felt they 
would live in the house for some years to 
come. Although some admitted hard
ship in maintaining the house in the cur
rent economy, to most of them it was 
important that the structure be well kept. 

In contrast, many of the established 
residents were neutral on this point, 
while the early settlers tended to have 
stronger attachments through family 
bonds and traditions. 

Several neighborhood elements 
were important to the owners respond
ing to our questionnaire. Many pointed 
to the area's proximity to downtown. Its 
central location suited all age groups, 
but especially the older people. Several 
pointed out that the area is close to 
downtown shopping, banking, and in
surance facilities. It is close to the river, 
and affords an attractive scenic view. 
The hill location gives the area a distinc-



tive topographical quality many of the 
owners took pride in. As many of the 
owners worked in downtown St. Paul, 
this meant a short ride to work and back, 
with convenient public transportation. 

Diversity of life-styles was another 
factor that made the area popular. Many 
of the most recent adopters felt the area 
was suitable for different age groups. 
Various life-styles were present, and 
many owners pointed out that the neigh
borhood was racially integrated. (How
ever, as mentioned earlier, the notion of 
the area being racially integrated is not 
substantiated by census figures.) Many 
of the newcomers felt that the area gave 
them the freedom to pursue the life-style 
they chose, and that the area's "plural
ism" made it a "select" neighborhood. 

However, our data on the owners' so
cio-economic background suggested 
that most of them fall into a homoge
neous profile of similar educational, oc
cupational, social, and economic 
background. The diversity of the area 
seemed due in larger measure to the 
renter than to the owner population. The 
renters were in the majority and the 
source of many of the owners' percep
tions about ethnic and socio-economic 
variety of the area. 

The newcomers thought the neigh
borhood possessed "close community 
atmosphere." However, as our findings 
suggest, these feelings tended not to be 
shared by the other owners. Certain 
internal and external factors in the 
neighborhood may help explain these 
perceptual differences. 

We almost have to dismiss the as
sumed existence of internal community 
bonds on the basis of our findings. The 
principal common bond that every 
owner shared was interest in renovation 
and maintenance of the structures.This 
is the focus of community attention, a 
focus that could hardly be classified as a 
"typical" social bond. 

The Ramsey Hill Association repre
sented the most important and visible 
manifestation of the homeowners' com
mon concern for renovation and main
tenance of structures. Through the 
association they projected their love and 
concern for the houses and property. 
Beyond these "structural bonds," how
ever, it was not obvious that the commu
nity possessed strong social ties. 

As far as external bonds among the 
newcomers are concerned, the Housing 
and Redevelopment Authority was often 
cited as the "unifying enemy." Many 
older owners resented this agency for 
what several called "the ulcers it caused 
the owners who did not know when their 
structures would be bulldozed next." 
Many newcomers criticized the HRA for 
tearing down the older homes. Many 
owners advocated citizen participation 

in a planning program for the area to 
improve and preserve the neighborhood 
in the future. 

Most of the newcomers felt that the 
area was generally improving and that 
their efforts were vital in this process. 
General optimism was shared in the up
grading of Selby Avenue, which many 
suggested would be revitalized gradu
ally through the renovaters' efforts in the 
neighborhood. Many resented the city's 
negative attitude toward the street, 
which reflected on the neighborhood as 
such, but most felt that this would 
change for the better with time. 

Residents felt it was important that 
the area's diversity be maintained; most 
owners agreed that mixed housing for 
different income levels should be availa
ble. Some commented on the effects of 
renovation. While the poor were forced 
to move out, the higher rents of reno
vated structures tended to attract a more 
economically homogeneous group of 
renters to the area. Generally, even 
though not every new owner claimed to 
be actively involved in the area's devel
opment, everyone felt that he or she 
somehow contributed toward the main
taining and improving of the structures 
they lived in. 

The future of Ramsey Hill is unpre
dictable. By 1975, when this study was 
made, revitalization was apparently suc
cessful as measured by owners' general 
enthusiasm and plans to stay in the area. 
The investment of personal toil in the 
structures, it seemed, would make most 
of the owners strive to make the neigh
borhood an even more viable living envi
ronment. 

A central element in the revitalization 
process has been the Ramsey Hill Asso
ciation, a driving force in recruiting 
owners for the homes and dealing with 
issues of general concern for the neigh
borhood. Its record in promoting the 
area, voicing concern over the unavaila
bility of low-interest loans for rehabilita
tion and the increasing tax burden on 
home improvements has been of great 
value to the area. 

The association's performance on 
monitoring speculators in the area has 
also been vital for the overall balance in 
the neighborhood maintenance efforts. 
However, the improvement of houses in 
the area did trigger rising real estate 
prices. As the homes in better condition 
were sold, more dilapidated structures 
were being held, to be sold when prices 
attained "desirable levels." The associa
tion, it seems to this writer, would do 
well to step in and initiate proper action 
against those absentee landlords who 
make no improvements and yet reap 
benefits from the area. 

Finally, it would seem important that 
the association continue to emphasize 
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maintaining the residential character of 
the area. Any commercial intrusion is 
likely to disrupt the continuity of the 
neighborhood and affect the property 
values. As part of this effort the associa
tion should start to pay more attention to 
the needs of the renters. Even though 
this group is generally considered tran
sient, there is no need denying that many 
of them have lived in the area for long 
periods of time. They are part of the 
"character" of the neighborhood and 
should have some say in its general 
development. 

The primary objective of the study 
was to better understand the forces 
which have the potential for reviving in
ner-city neighborhoods. Inner-city 
neighborhoods have received many 
death notices. But the Ramsey Hi 11 
neighborhood defied dire predictions. 
The neighborhood offers rich and inno
vative learning potential for a number of 
inner-city neighborhoods which may 
find themselves in situations similar to 
that which Ramsey Hill faced in the early 
1970s. 

Photographs and study area map 
courtesy of Old Town Restorations. St. 
Paul map by Sandra Haas. 
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Student Papers in the Public 
Administration Library 

Research papers prepared by masters 
degree candidates in the Hubert H. Hum
phrey Institute of Public Affairs are 
lodged in the Public Administration Li
brary after they have been approved by 
the institute's faculty. Believing that 
many of these papers may be of interest 
to our readers, we begin with this issue 
of the CURA Reporter to list recently ac
quired "Plan B papers," as they are 
called. The Public Administration Li
brary is located in room 365, Blegen Hall, 
West Bank Campus of the University of 
Minnesota (373-2892). The faculty advis
er for each study is indicated at the end 
of 'the entry. 

Abramovich, Ester E., Graduate education in 
regional economics: a case study of Salta, 
a province of the northwestern region of 
Argentina. 1977. 70 p. Maki. 

___ , Human resources development: po
tential for direct operation of a hard-core 
employment training program by a com
munity center. 1977. 76p. Dewar. 

Fechner, Craig, Surface mining and reclama
tion in western coal states. 1976. 43p. 
Abrahamson. 

Koeck, Cynthia Longseth, Recipient copay
ment as a Medicaid cost containment 
mechanism. 1978. 30p. Anderson. 

___ , A case study of H.R. 7200: Public 
Assistance Amendments of 1977. 1978. 
155p. Copeland. 

More City-to-City Busing? 

Can an increase in intercity bus service 
encourage enough additional ridership 
to pay for itself? Which existing lines 
have the greatest chance of success for 
additional buses? Are there unserved 
destinations where a new bus route 
might be successful? These were the 
questions addressed by a University of 
Minnesota, Geography Department 
graduate Eli Stern in a study of all Twin 
Cities-oriented bus routes. 

Stern, in his "Bus Transportation as 
an Intra-Regional Transit Mode" (Ph.D. 
thesis, July 1976), studied the role and 
potential for intercity bus service in 
southeastern Minnesota. He was partic
ularly interested in how the level of bus 
service and the socioeconomic charac
teristics of intercity travelers can influ
ence the probability of an individual's 
using a bus between the Twin Cities and 
other directly-connected cities. He sur
veyed bus riders and used a Highway 
Department (now the Minnesota Depart
ment of Transportation) screenlined 
auto survey to establish a modal choice 
model. He then increased bus levels of 
service within the model and observed 
the results, identifying routes that could 
lure enough people from their autos to 
buses to make new or additional bus 
runs profitable. 

Establishing and calibrating the 
model proved to be a challenge. The 
author had established the stability of 
the model by testing it in different 
locations and with different data sets. As 
a special one-month project in the 
summer of 1977, he applied the model to 
all Twin Cities-oriented bus routes. The 
resulting paper is "The Effect of Level of 
Service on Intercity Bus Ridership in 
Minnesota." 

Seventeen existing routes were exam
ined to see whether additional buses 
could be profitably added. The model 
identified eight corridors where the total 
number of auto drivers likely to switch to 
the bus was greater than the route aver
age loading factor (ridership per bus). 
These routes were split into first- and 
second-priorities and recommended for 
experimentation. First priority routes 
were those with a better chance for suc
cess based on the trip purpose and 
socioeconomic characteristics of the 
automobile drivers. These travelers 
wou Id be the most receptive to the 
prospect of improved bus service. 
Second-priority routes generally were at 
the threshold of supporting new service. 
(See figure 1 for a map of all considered 
routes categorized by designated 
recommendation.) 
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Latimer, Nancy, Daytime activity centers: a 
case study in managing human service 
programs. 1978. Dewar. 

McCarty, Daniel R., Fluoridation in Brainerd: 
a political-technological confrontation. 
1978. 54p. Geesaman. 

___ ,Sharing a city administrator: a port
folio. 1978. Gleeson. 

Schweiger, Mary, Effects of the Minnesota 
Open Meeting Law on local governments. 
1976. Gleeson. 

---·The application of public policy anal
ysis, as contained in the School of Public 
Affairs core curriculum, to partisan legis-
1 ative research: a portfolio. 1978. 

Stern then looked at potential origins 
for Twin Cities-oriented bus lines. Elev
en places that generate or attract more 
than forty trips per day (capacity of one 
bus) between themselves and the Twin 
Cities are shown in figure 2. Results 
showed potential too small for support
ing a new line. The possible exception 
might be a line from River Falls to Pres
cott. Stern suggests (see inset) running 
this line through Hudson and Hastings. 
Other parts of Minnesota are well 
enough connected with the Twin Cities 
and could only benefit from the in
creased service frequency indicated 
above. 

Stern was able to show where the 
greatest potential for improved bus ser
vices might lie. His conclusions do not 
call for major abandonment of the auto
mobile and increased bus service ev
erywhere. However, the information 
provided can he Ip t ran spo rtat ion 
planners make projections about the 
markets that could be most effectively 
served by increased service. Stern's 
paper is an example of an academic 
work turned into a useful planning tool. 
"The Effect of Level of Service on 
Intercity Bus Ridership in Minnesota" is 
available from CURA's Central Office 
(612-373-7833) on request. 
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Figure 2: 
Recommended Routes for Experimentation. Potential for Bus Network Expansion. 

New 
CURA 

Publications 

Recycling the Central City: The Devel
opment of a New Town-In Town, CURA 
78-1, $6.00. 

A detailed examination of the plan
ning and development of a New Town-In 
Town is presented in this study by Judith 
A. Martin. Cedar-Riverside, located near 
downtown Minneapolis, was the first 
planning effort of this sort. A failed at
tempt at urban renewal combined with 
the activities of real estate speculators 
and an aggressive program of institu
tional expansion to ensure that the rede
velopment of this community would be, 
at the very least, unusual. The prime 
mover in the area, Cedar-Riverside As
sociates, assembled most of the non
institutional land and, after the passage 
of an urban renewal plan, worked 
closely with the local housing authority 
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to implement a staged approach to com
munity development. Two singular fea
tures of this approach were the 
insistence on maintaining and upgrad
ing an interim community rather than 
doing wholesale clearance, and the ef
fort to alter the character of the commu
nity by subsidizing various cultural 
groups that were brought into the area. 

Martin's study details the activities of 
Cedar-Riverside Associates throughout 
the various phases of planning and 
through the first stage of construction 
and occupancy. It looks closely at the 
relationship of the private developer to 
the different institutions and to the con
cerned governmental bodies and regu-
1 ato ry agencies. It describes the 
developer's efforts to create a socially 
and economically mixed environment in 



the face of discouraging federal 
regulations. It also details the process 
through which this particular develop
ment became the first federally-spon
sored urban new town. One section of 
the study includes survey material which 
was gathered after the first year of oc
cupancy; the focus of the statistical ma
terial tries to determine degrees of 
residential satisfaction and motives for 
choosing to live in the new town, as well 
as patterns of neighboring. The book is 
presented with a large number of maps, 
photographs, and design models to help 
chronicle the progress of this unusual 
redevelopment project. Phone CURA 
(373-7833) for information on where the 
book can be purchased. 

Residential Heating Fuel Type, 1970, 
SPA/CURA Wall Map #5, March 1978. 

This wall map shows the distribution 
of various types of heating fuel used in 
housing units throughout Minnesota. 
Based on data from the 1970 Census of 
Housing, seven maps were prepared 
showing distributions for the various 
types of fuel: utility gas; fuel oil, kero
sene, etc.; bottled, tank, or LP gas; elec
tricity; coal or coke; wood; and "other." 
Census data were collected by asking 5 
percent of the occupants of year-round 
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housing units which fuel was "most 
used for house heating." The fuel use 
characteristics of all housing units were 
inferred from this sample. The number 
of housing units using a given fuel is 
depicted with dots and shaded circles. 
For many of the maps the supply system 
forthefuel is.indicated in a color overlay. 
For example, the gas pipeline network is 
overlaid on the utility gas fuel map. By 
placing all seven maps on one wall size 
sheet, comparison of usage for different 
fuel types is made easy. 

Single copies of this map are availa
ble from CURA (373-7833) or the Land 
Management Information Center at the 
State Planning Agency (296-1212). 

Room at the Top: Moving Women into 
Administrative Positions in Social Wei~ 
fare, CURA 78-3., 

A conference held at the Spring Hill 
Conference Center in January 1978 was 
designed to aid in bringing more women 
into administrative positions in the area 
of social welfare. This publication pre
sents the proceedings of that confer
ence as edited by Esther Wattenberg, 
chair of the Women's Issues Task Force 
for the Minnesota chapter of the Na
tional Association of Social Workers, the 
committee which conceived and spon-
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University of Minnesota 
Minneapolis, Minnesota 55455 

sored the conference with the aid of 
CURA. The conference was designed to 
probe three interrelated issues: the 
identification of both internal and exter
nal barriers which appear to impede op
portunities, an assessment of the critical 
skills needed in social welfare manage
ment, and the potential for developing a 
network of women in Minnesota who 
have administrative career aspirations. 
Basic administrative concepts, the his
torical patterns and trends in Minnesota, 
different styles of administration, and 
some typical administrative problems 
are presented and discussed within the 
28-page summary of the conference. 

See the Sun Again, CURA 78-2. 
As part of the Sun Day celebrations 

on May 3rd, this 20-page pamphlet was 
prepared summarizing current solar re
search at the University of Minnesota. 
Designed for popular distribution, the 
pamphlet highlights current University 
research on collecting Minnesota's sun
shine, the storage problem, catching the 
wind, building below ground, and plants 
for power. The publication was a coop
erative project of the All-University 
Council on Environmental Quality and 
the Graduate School Research Develop
ment Center. 
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