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Executive Summary

Biotechnology Center at Elk Run

The City of Pine Island is working with Tower Development, LLC in the development of the

Biotechnology Center at Elk Run. This 2,325-acre development will include a 200-acre

BioBusiness Park and residential, light industrial, office park, medical, commercial, retail and
hospitality areas. When completed, the EI k Run
population ten-fold. Much of the infrastructure costs for the development are being covered by

Tower Development and/or various Minnesota state agencies. The costs for some expansions

of community services ( e.g. new schools, police and fire protection) could be shared by current

and future residents.

The Pine Island Economic Development Authority (PIEDA) wants to better understand the
opinions, attitudes, and perceptions of current Pine Island residents toward Pine Island and the
Elk Run project. This information will be used to help the PIEDA develop promotional
messages and materials to communicate the benefits and value of membership and investment
in the Pine Island community.

Purpose and Objectives

PURPOSE: The purpose of this research is to provide the City of Pine Island with the
information it needs to more effectively present the City and prepare for the growth
expected from the Elk Run Biotechnology Center.

Specific objectives include:
T Measuring residentsd perceptiantys of the curr

9 Measuring current attitudes concerning Pine Island and the quality of life in that
community.

f Measuring residentsd opinions concerning the
improvement.

T Measuring residentsd curr eamdforgheEllcRupti ons of ,
Biotechnology Center.

1 Developing a demographic profile of Pine Island residents.

1 Identifying potentially divisive issues concerning the future of Pine Island and the Elk
Run Biotechnology Center.
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Research Method
Members of the Pine Island community participated in focus group discussions during the week

of September 20, 2010:
9 Tuesday, September 22 Pine Island business persons
9 Thursday, September 24 adult Pine Island residents
1 Saturday, September 26 Pine Island youth
9 Saturday, September 26 adult Pine Island residents

Findings from these discussions were used to construct the Pine Island Survey.! Invitations to
participate in the online survey were mailed to all residents of City of Pine Island, Milton
Township, New Haven Township, Pine Island Township, and Roscoe Township on Friday,
January 15, 2010. Residents could also obtain hard-copy surveys at various locations in Pine
Island. By the February 9 cut-off date, 210 surveys were completed on the Qualtrics Website
and an additional 43 hard-copy surveys were completed and returned to the PIEDA office or
WSU.

Conclusions
We believe the following conclusions are supported by the data collected by this research:

1 Pinelsland is a good place to live. Residents believe Pine Island is a conveniently
located, safe, welcoming, helpful community with a small town feeling that is a good
place to rear a family. They feel at home in Pine Island. More than three-fourths would
definitely recommend Pine Island as place to live.?

1 Residents are least impressed by property tax value and shopping in Pine Island.
The majority of residents do not believe that property taxes offer excellent value for the

money nor that Pine Island is a good place to shop. Residents6 agr eement with

value of their property taxes is driven by their perceptions of the quality of life in the
community, communications within the community and the amenities (both public and

private) offered by the community. Pine Island is believed to be a good place to live, but
residentsar e concerned about the adequacy of Pi
shopping and recreational facilities.?

1 Pine Island needs development and more social, recreational and shopping
facilities. Nearly four-fifths of residents believe that Pine Island needs more business
and commercial development. The majority of residents believe that Pine Island needs
places for youth to gather and adults to meet, a motel, more public recreational facilities,

L A copy of the paper questionnaire is presented at the Appendix of this report.
% A complete discussion of the quality of life in Pine Island begins on page 8.
® A complete discussion of property tax value begins on page 12.

1]
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more community events, more entertainment facilities, more restaurants and more
clothing stores.”

1 Residents are concerned about losing the small town feeling, intra-community
communication and the direction in which Pine Island is moving. Although nearly
four-fifths of residents believe that growth is good for the community, many are
concerned that it will cost Pine Island its small town feeling. The majority of residents
are concerned about chemical abuse and the direction in which Pine Island is moving.®

T Pine I sland school 0 s-crowdeds Nearty woithirdaaf residentse r
believe that classrooms are over-crowded in the Pine Island school. However, only 57%
believe that Pine Island needs a new school building. A portion of the population does
not believe that over-crowded classrooms are affecting the quality of the Pine Island
school system. Residents who feel at home in Pine Island, believe that commercial
development will benefit them, believe that Pine Island needs more diversity, and believe
themselves to be well-informed about what is happening in Pine Island more intensely
agree that Pine Island needs a new school building. Residents who believe that Pine
Island has a chemical abuse problem are less intense in their support for a new school
building.®

1 Residents want and need more information. The City of Pine Island is not effectively
communicating with its residents. Nearly two-thirds of residents wish they knew more
about what is happening at City Hall; nearly three-fifths agree that it is hard to find out
what is really happening at the Elk Run development; more than one-half wish they
knew more about what is happening at the school. Fewer than one-fourth believe they
know everything they want to know about the Elk Run development. The residents who
believe they are better informed are more intense in their support of the new school
building and the Elk Run development. They also more strongly agree that their
property taxes offer excellent value for the money. The majority of residents also wish
they knew more about upcoming social and cultural events. ’

1 Residents support the Elk Run development. More than three-fifths of residents
believe the Elk Run development will create new opportunities for current businesses
and greatly benefit the City of Pine Island. The majority of residents believe the
development will make Pine Island a better place to live and increase the value of their
home. The majority of residents also believe that it will increase their property taxes and
divide Pine Island into two separate communities. Residents who are negative about the
value of Pine I slandbés property taxes are mo
increase their property taxes than are residents who perceive value in their property

* A complete discussion of Pine Island amenities begins on page 15.

°> A complete discussionof resi dentsd cond®&rns begins on page
® A complete discussion of the need for a new school begins on page 19.

" A complete discussion of communications begins on page 23.

"
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taxes. The residents who consider themselves to be better informed about the
development tend to be more positive toward the development.

1 Pinelsland is a bedroom community. The typical Pine Island household contains two
adults, aged 50, who have lived in Pine Island for 19 years. They own their home. At
least one adult in the household is employed outside of Pine Island (most likely in
Rochester). The typical Pine Island household includes two college graduates® and has
a total income in the $75,000 to $100,000 range. The majority of Pine Island
households do not have a member attending the Pine Island school.’

1 Two community challenges T communications and diversity. The majority of Pine
Island residents want to know more about what is happening at City Hall, what is
happening at the school, what is happening at the Elk Run development, about social
opportunities and about cultural opportunities. The more they believe themselves to be
informed about City Hall, the school and the development the more they agree with the
value of their property taxes, the need for a new school building and the value of the
development for the community.

The majority of residents do not agree that Pine Island needs more people from diverse
cultures. Their level of agreement with this statement is a significant predictor of their
belief that Pine Island needs a new school building. Although only one-fifth of residents
agree that they are concerned about the kind of people the development will attract to
Pine Island, it is a significant predictor of the intensity of their agreement that the Elk Run
development will benefit the City of Pine Island.

Recommendations
Based on the findings of this research and the focus group discussions, we suggest that the City

of Pine Island:

1. Develop and implement an integrated communications plan to disseminate
information and collect feedback concerning:

9 Community events and opportunities for social, cultural and recreational
interaction for adults and youth.

1 News from City Hall including the value received for property tax dollars; general
business development policies, efforts and successes; programs to prevent
chemical abuse problems; and community | ea

1 News from the school emphasizing the effects of over-crowding on the education
system, the performance of students in spite of the current conditions, and the
contributions of persons from diverse cultures to the quality of life in Pine Island.

® One-fifth of Pine Island residents have completed a graduate degree.
A complete discussion of Pine Isl|la%doés demographic profi

"

1]



Pine Island Quality of Life Survey Findings Page 6

1 News from Elk Run emphasizing the progress being made; how the development
will benefit everyone in Pine Island T new opportunities for its businesses,
increased value for home owners, and the expansionof Pi n e | &t base thadt s
will benefit the entire community; and what is being done to bridge (metaphorically
and literally) the communities across Highway 52.*°

2. Work with the school, churches and other community organizations to develop an
appreciation of diversity. This is not going to be an easy task. However, other
communities similar to Pine Island have already gone down this road and Pine Island
can learn from their successes and failures.**

3. Build or improve a highly visible public recreation facility as quickly as possible.
This accomplishment will help dispel some of the disagreement about value for property
taxes. The more new businesses that provide places to socialize, eat and shop that can
be attracted to Pine Island now, the more the city can improve perceptions of property
tax value without diverting funds from critical, but less visible, services.

' The implementation of the communications plan is a major first step in attempting to bring and hold the
community together.

" This might be a project in which sociologists or other behavioral scientists at Winona State University might be
able assist Pine Island.

"

1]
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Detailed Findings

Life in Pine Island
Residents believe that Pine Island is a good place to live. In this survey, factor analysis'* was

used to reduce the 57 agree/disagree statements about life in Pine Island to the six factors or
dimensions used by residents when evaluating their lives in Pine Island. Each dimension
represents an aspect of life in Pine Island as perceived by its residents. Names have been
assigned to each dimension that are thought to capture the combined meanings of the individual
attribute statements that define the dimension.

The relative influence of each statement in defining its dimension is indicated by its Factor Load
T the greater its factor load, the greater the influence it has upon defining its dimension. For
example, the first factor is named Goob PLACE TO LIVE. This name was selected by ordering
the statements that define this dimension from the largest factor load ( | am proud to be
associate with Pine Island at .91) to the smallest factor load (Pine Island is conveniently located
at .49). The statements with the higher factor loads have a greater influence on the meaning of
the dimension than do the statements with the smaller factor loads. In defining the Goob PLACE
70 L/vE dimension, the first six statements in order of their factor loads talk about pride of
association with Pine Island, it being a good place to rear a family, feeling at home in Pine
Island, Pine Island being a place residents would recommend as a place to live, feeling like a
valued member of he community and always feeling welcome. These are all things that make a
community a good place to live.

'2 Factor analysis is a statisticaltoo| used to indentify groupings of related
responses to scaled questions like the 57 agree/disagree statements used in this survey. The tool analyzes
individual 6s responses t o e ac hgreqnestortdisagreeméntwithdathi s case t
statement) and groups the scaled questions in a manner that minimizes differences in how survey participants
answered the questions within a grouping (called a factor or dimension) and maximizes the differences between
the groupings. This tool helps the analyst identify the major factors or dimensions addressed by a large number
scaled questions.

"

1]



Pine Island Quality of Life Survey Findings Page 8

Good Place to Live
The first grouping of statements defines the Goob PLACE TO LIVE dimension. The statements

that define this dimension tend to address r e s i drelatidnghips with the community, the
perceived values of the community and the commun
dimension suggests that a Goob PLACE TO LIVE is a community where one has a sense of

belonging and safety; and that offers convenience, an outstanding school system, and good

value for its property taxes.

GooD PLACE TO LIVE Factor Load
I am proud to be associated with Pine Island.............cccccooiiiiiiiiiiiiinnnn. 91
Pine Island is a good place to rear a family............ccccoevvviiiii i, .88
| feel at home in Pine Island............ccoooi oo .87
I would definitely recommend Pine Island as a place to live..................... .87
| feel like a valued member of the Pine Island community........................ .86
| always feel welcome in Pine ISIand.................uuvuiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiees .86
| feel a strong attachment to Pine Island ................ccciiiiein i, .82
I can usually find things | enjoy doing in, or near, Pine Island .................. a7
| believe it is easy to make friends in Pine Island ..............cccoooooiiiiiiinnnnnn. 72
Pine Island people always help their neighbors ............cccccvviiiiiiiiiiiinnnn. 71
Pine Island is a good place to Shop .........coovviiiiiiiiiecice e, .69
| have convenient access to the shopping opportunities | want................ .67
| always feel safe in Pine ISIand ...............uvviiiiiiiiiiiiiiiiiiiiiiiiiiieeiieeeees .64
Pine Island has an outstanding school system...........cccccoeeeeiiiiiiiiiiiiiinnnnn. .61
Pine Island values its Children..........ccoooeviiieeeiiiiee e .60
| can usually find whatever | need in Pine Island..............ccccoooooiiiiiiiinnnnnn. .60
Pine Island is a well maintained COMMUNILY .............uuvvvueiiiieieiiiiiiiiiiiieen. .59
Pine Island is very supportive of the arts.................eevviiiiiiiiiiiiiiiiiiiiii. .58
Pine Island feels like a small tOWN .............uvuiiiiiiiiiiiiiiiiiiiiieee. .52
Pine Island property taxes offer excellent value for the money ................ 51
I have convenient access to the health facilities | need...............cccevveeeee .50
Pine Island is conveniently located ................uuuiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiieenns .49
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Pine Island Convenient, Safe, Small Town Home
Pine Island residents agree that their community is a conveniently located, safe, welcoming
small town that they would recommend as a place to live.

About two-fifths of Pine Island residents Agree Strongly that Pine Island is conveniently located
(39%) and feels like a small town (42%). Nine-in-ten Pine Island residents agree with these two
statements to some extent. More than four-fifths of residents agree that they always feel safe in
Pine Island (86%), Pine Island people help their neighbors (83%), Pine Island is a good place to
rear a family (83%), and that they feel at home in Pine Island (81%). More than three-fourths
agree that they always feel welcome in Pine Island (78%), would recommend Pine Island as a
place to live (78%), are proud to be associated with Pine Island (76%), and have convenient
access to health care facilities (76%).

Pine Island is a Good Place to Live
6 ="Agree Strongly"

Pine Island is conveniently located
Pine Island feels like a small town
| always feel safe in Pine Island
Pine Island people always help their neighbors
Pinelsland is a good place to rear a family
| feel at home in Pine Island
| always feel welcome in Pine Island
lwould definitely recommend Pine Island as a place...
| am proud to be associated with Pine Island

I have convenient access to the health facilities | need

0% 20% 40% 60% 80% 100%
W Agree 15 id F3 L2 B Disagree
Strongly (6) Strongly (1)
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More than two-thirds of residents agree that Pine Island is well maintained (71%) and an easy
place to make friends (68%). More than three-fifths agree that they feel valued (65%) and can
usually find things they enjoy doing (65%). They also agree that Pine Island has an outstanding
school system (64%) and values its children (64%).

Pine Island is a Good Place to Live
6 = "Agree Strongly"

31% i 28% 15%
2 .

H
3

Pine Island is a well maintained community

| believe it is easy to make friends in Pine Island 434 30% 14% 14%

| feel like a valued member of the Pine Island
community

I
w
*
o

6% 20% I B%

I can usually find things | enjoy doing in, or near,
Pine Island

Pine Island has an outstanding school system

3% 27% 22% I 9%

Pine Island values its children

0% 20% 40% 60% 80% 100%
B Agree a5 i4 m3 L2 B Disagree
Strongly (6) Strongly (1)
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Least Agreement on Tax Value and Shopping in Pine Island

Residents are least likely to agree that Pine Island is a good place to shop or that its property
taxes offer excellent value for the dollar. Nearly two-thirds of residents disagree with the tax
value statement and that Pine Island is a good place to shop where they can usually find
whatever they need.

The majority of residents agree that they have a strong attachment to Pine Island and that it is
supportive of the arts. Although they do not necessarily agree that Pine Island offers good
shopping, they do agree that Pine Island offer convenient access to the shopping opportunities
they want. About one-half of respondents report that one or more of the adults in their
household is employed in Rochester or the Twin Cities, both of which provide extensive
shopping opportunities.

Pine Island is a Good Place to Live
6 ="Agree Strongly"

| feel a strong attachment to Pine Island 17%

Pine Island is very supportive of the arts

| have convenient access to the shopping
opportunities | want

12%

Pine Island property taxes offer excellent value o w%‘
for the money

| can usually find whatever | need in Pine Island

Pine Island is a good place to shop

0% 20% 40% 60% 80% 100%
B Agree 15 id m3 L2 B Disagree
Strongly (6) Strongly (1)
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Residents Question Property Tax Value
Nearly two-thirds (65%) of residents do not agree that Pine Island property taxes offer excellent
value for the money.

Pine Island property taxes offer excellent value for the money
40%

Disagree - 65%
Agree - 35%

30%

23% 24%

23%

20%

10%

0%

Disagree 2 3 4 5 Agree
Strongly (1) Strongly (6)
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Sense of Well-being, Communications and Amenities Drive Tax Value

Regression analysisofresi dent s6 | evels of agreement with th
andt heir | evel o Pinedspndp®peryrakes areé & gbod falue for the moneyo
reveals that residentsodo |l evels of aG@oomrePeAaseTot wi tF

Live®® dimension have the greatest influence on their level of agreement about the value of
property taxes. The more they agree that Pine Island offers a sense of belonging, safety,
convenience and an outstanding school system, the more likely they are to agree that property
taxes are a good value.

The next strongest influences are their levels of disagreement with the statements of the
CoNCERNs™ dimension and their levels of agreement with the COMMUNICATIONS® statements.
The less they agree with these statements about the loss of that which they value i the small
town feeling, cultural events, social opportunities and the direction in which Pine Island is
moving, the more likely they are to believe property taxes are a good value. The stronger their
craving for information about what is happening at City Hall and the Pine Island school, the
more likely they are to agree that property taxes are an excellent value.

Residentsdé percept i AMEMTIE®¥arethé rext greaergniiverce on théir
perceptions of the value of property taxes. The less they agree that Pine Islands needs more
social, recreational and commercial facilities, the more likely they are to agree that property
taxes are an excellent value for the money. Agreeing that Pine Island is a good place to shop is
a critical contributor to the perception of tax value.

BA complete discussion of the Goob PLACE To LIVE dimension begins on page 3.
4 A complete discussion of the CONCERNS DIMENSION begins on page 11.
A complete discussion of the COMMUNICATIONS dimension begins on page 15.

A complete discussion of the AMENITIES dimension begins on page 9.
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Tax Value Regression
Property taxes are a good value for the money

GOOD PLACE TO LIVE 0.51

COMMUNICATIONS a2

RURAL
NEW SCHOOL
m Standardized
AMENITIES -0.29 Regression

Not Sianificant at .05 or areater. Coefficient

CONCERNS -0.43 -

-1.00 -0.50 0.00 0.50

1.00

Page 14
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New School Building not Predictive of Tax Value
Resident sd agrexcelameadf propérty thx value & independent of their

agreement that Pinelslandneeds a new school buil ding. Resi d
statements comprising the NEW SCHOOL dimension are not predictive of their agreement
with the property tax value statement.

Residents who agree with the need for a new school building are as likely to agree that property
taxes are an excellent value for the money as are those who do not agree that Pine Island
needs a new school building.

Taxes Excellent Value vs. Needs a New School Building

100% ,
m Propertity Taxes Excellent Value Agree
809, M Propertity Taxes Excellent Value Disagree
o
60%

20%

0%

Needs New School Building Agree Needs New School Building Disagree

" A complete discussion of the NEW SCHOOL dimension begins on page 14.
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Amenities
The amenities offered comprise another dimension of life in Pine Island. These amenities
address the social, recreational and commercialn e eds o f Pine Iliplhcastadd 6s r es
meet, to recreate and to shop. In this survey, the amenities were phrased as statements about
facilities needed in Pine Island.

Page 16

Factor Load

AMENITIES
Pine Island needs more social opportunities for adults ..............ccccccveenee .93
Pine Island needs more community VENES.............uuvvvveimmiieeimiiiiiiiiniiinnnns .92
Pine Island needs more entertainment facilities ................vvviiiiiiiiiniiinnnn. .88
Pine Island needs more places for adults to0 meet............cccvvvvvvviiiiniinnnnne .82
Pine Island needs more business and commercial development............. .80
Pine Island needs more restaurants ............ueeeeeerieeeereeeeiiiinnneeeeeeeeeeneennn 77
Pine Island needs additional public recreation facilitieS................cccvvueen. 72
Pine Island needs to renovate its dOWNtOWN area ..............eevvvvevevevennnnnnnns .62
Pine Island needs a MOtel............uvuiiiiii i .61
Pine Island needs more clothing Stores .........cccoeeveeeiiiiiiiciin e, .58
Pine Island needs more public recreation facilities................ccccccvvvieniinnne .55
| believe that commercial development will benefit me and my family ...... .53
Pine Island needs more places for young people to gather...................... .51
Pine Island has a rich history and heritage .............ccooceeeveevioeeeeeeeeeeen -.49'8

®“The ne gat i ve Pinedstandihas a fich luistoty amal herithged0 i ndi cat es
agree with the other statements in this dimension, the less they agree with this statement. Residents who

agree

s t r Pinedslayd needstmiore $ocial opportunities foradultso ar e 1 i kel

fPine Island has a rich history and heritageo .

t hat

y to

t he mor

di sagr ¢
»
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Pine Island Needs Development
Residents agree that Pine Island needs business and commercial development. Their priorities

include recreational facilities, a motel and places to gather.

Nearly one-third (32%) of residents Agree Strongly that Pine Island needs more business and
commercial development. Nearly one-fourth (23%) Agree Strongly that commercial
development will benefit themselves and their families. Nearly four-fifths (78%) of residents
agree with this statement.

These needs center on activities and facilities. Nearly three-fourths (74%) of residents agree
that Pine Island needs more places for young people to gather. More than three-fifths of
residents agree that Pine Island needs more public recreational facilities, a motel, more social
opportunities for adults, more community events, and more places for adults to meet.

The need for more entertainment facilities, restaurants, clothing stores and a renovated
downtown area are less universally experienced. More than one-half agree that Pine Island
needs for more entertainment facilities (58%), more restaurants (57%) and more clothing stores
(54%). The majority of residents (58%) do not agree that Pine Island needs to renovate its
downtown area.

Pine Island Needs More Amenities
6 = "Agree Strongly"

|

19 J % 4%a%
| |
25% 69 2%

20% 4 _|r_— l ELES z=|
17% 12% 113 | pEEA |
zu%J- 21% _;" 16% [ [ rov [ o
1?%4| 25 _r—' 19% l fos 6%

B 103 4%

Needs more business and commercial development
Needs more places for young people to gather
Needs mare public recreational facilities

| believe that commercial development will benefit...
Needs a motel
Needs additional public recreation facilities

Needs more social opportunities for adults 18%

Needs more community events

Needs more places for adults to meet - e
|
Needs more entertainment facilities 185 L

jB% | a%

|
W12 |635

14% 6%

Needs more restaurants
|

Needs more clothing stores

Needs to renovate downtown area

19% 4—24% B 20% .1433
| |

0% 20% 40% 60% 80% 100%
W Agree 15 i4 "3 (. M Disagree
Strongly (6) Strongly (1)

"
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Concerns
Resident sd® concerns ar e Paelsandc €hese doncerasrfogus onthet o | | f

future 1 the basic human fear of the unknown. Residents are concerned about the loss of that
which they value i the small town feeling, cultural events, social opportunities. They are
concerned about the direction in which Pine Island is moving.

The negative Fact or Gilowthraisigoa $osthe ineldlaaddconwnunityo , A
reflects that this is not like the other statements comprising this dimension. The residents do
not fear growth. They may, however, be concerned about what they expect to accompany that
growth T their perceived price of growth.

Factor Load

CONCERNS
| fear that as Pine Island grows it will lose its small town feeling .............. 74
| wish | knew more about upcoming social opportunities in Pine Island.... .71
I wish | knew more about upcoming cultural events in Pine Island........... .65
| am very concerned about the direction in which Pine Island is moving .. .62
Growth is good for the Pine Island community .............c..cccoeeeeverereennnee. -.48"°
| wish | knew more about the history of Pine Island...................cccccvvnnnnn. 41
| believe that chemical abuse is a very real problem in Pine Island......... <.40
Y The negative sign in front of the factor load for fiGrowth is good for Pine Island communityd i ndi cat es t hat

more residents agree with the other statements in this dimension, the less they are likely to agree with this
statement.

"
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Growth I s Good But é
Residents believe that growth is good for the Pine Island community, but there is evidence of

concern over the direction in which Pine Island is moving. Four-fifths (80%) of residents agree
that growth is good for the community. Nearly one-third (32%) Agree Strongly with that
statement. However, the majority (55%) of residents agree that they are very concerned about
the direction Pine Island is moving. Nearly one-fourth (22%) Agree Strongly with this statement.
This suggests that residents are on-board with the concept of growth, but concerned about what
they perceive to be the current implementation.

















































































