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Executive Summary 
Port Campus Square is one of the four redevelopment/intensification 
nodes that have been identified by the City of Coon Rapids along Coon 
Rapids Boulevard.  Coon Rapids Boulevard is a major transportation 
corridor for the city, but over the past few decades has declined in its 
commercial importance and businesses activity has shifted to the US 
Highway 10 corridor. 

The Port has three primary anchor activity areas:  

• The location of the City’s new recreation facilities 
• The Anoka Ramsey Community College 
• The retail development north of Coon Rapids Boulevard 

Each of these three areas has historically operated without much 
influence on the other which has diluted their potential for generating 
positive change.  With the City’s recent blight removal efforts and the 
construction of the ice arena, positive energy for change is growing in 
the Port. 

The Port Campus Square Steering Committee recognized that greater 
integration of the three areas would be mutually supportive and the 
plan identifies several ways to strengthen those links with the primary 
new linkage being a relocated 111th Avenue/Mississippi Boulevard. 

A market study was conducted as part of this planning effort and it 
identified several uses that were viable, but many still face challenges 

in the marketplace.  Therefore, it is key that the Port Campus Square 
utilize placemaking techniques in order to establish the area as a 
unique destination that can attract economic activity in spite of the 
secondary nature of Coon Rapids Boulevard. 

Other key plan elements include: 

• Improving traffic flow in and around the community college 
• Improving the aesthetics of the community college open 

spaces 
• Creating new open space linkages between the recreation 

core, the campus and the Mississippi River 
• Creating opportunities for gateway entrances to the Port in 

order to attract additional activity from Coon Rapids Boulevard 
• Filling in key gaps in the nonmotorized transportation system 

to encourage Port Campus Square to serve as a hub for the 
community 

• Creating a flexible, mixed use redevelopment plan for the 
retail area north of Coon Rapids Boulevard that can be phased 
in over time 

• Identification of areas close to the campus suitable for the 
long term development of housing 

• A phasing plan of strategic improvements to facilitate 
maximizing value capture for future City property sales 
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Study Purpose and Background 
The City of Coon Rapids, with substantial financial support from the US 
Environmental Protection Agency has been exploring the 
environmental conditions and redevelopment potential of a number of 
properties in the Port Campus Square area.  A summary of the Port 
Campus Square environmental assessments can be found in Appendix 
1. 

The Port Campus Square area is located along the Coon Rapids 
Boulevard Corridor at the intersection with Crooked Lake Boulevard.  
Major uses in the project area include the Anoka Ramsey Community 
College, the City of Coon Rapids’ arena and an enclosed mall owned by 
Trach Properties, Inc. (Figure 1). Coon Rapids Boulevard was historically 
one of the primary corridors in the community and as such was soon 
covered with a wide variety of retail uses, including an enclosed 
shopping mall, big box centers, neighborhood commercial and 
freestanding retail uses which stretched along the length of the 
corridor.   

However, with the construction of US Highway 10, the Coon Rapids 
Boulevard corridor’s importance as a retail transportation corridor 
began to diminish.  Currently there are approximately 77,000 vehicles a 
day using US Highway 10, while only 19,000 vehicles a day continue to 
use Coon Rapids Boulevard in the Port Campus Square area.   

For years, retailers have been moving from Coon Rapids Boulevard to 
the higher volumes of US Highway 10.  The most significant of these 

retail shifts occurred with the construction of Riverdale Village in 1999 
at US Highway 10 and Round Lake Boulevard.  This large shopping 
center contains almost 1 million s.f. of retail space, including most of 
the major suburban chain stores.   

The City of Coon Rapids and Anoka Ramsey Community College have 
completed several plans that provide an important foundation for the 
Port Campus Square planning effort including the following:   

Coon Rapids Boulevard Framework (2000) 

At about the same time that Riverdale Village was under development, 
the City began a review of the Coon Rapids Boulevard corridor to 
identify issues and set goals for future development.  There was 
extensive public involvement in this framework planning effort.   

A key finding of the study was that Coon Rapids Boulevard could no 
longer compete with the shopping centers along US Highway 10 and 
would no longer be able to attract large scale retail development.  
Future retail development on the corridor was expected to be at more 
of a neighborhood scale. 

The study created an overall redevelopment strategy to concentrate 
activity in four nodes, which were named PORTS for Preservation Or 
Renovation Tract.  Port Campus Square was one of these original 
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Figure 1:  Land Ownership Pattern 
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ports and so named because it includes the campus of Anoka Ramsey 
Community College. 

The 2000 Framework included the concept of unified streetscape 
elements and upgraded architectural standards.  

Following the development of the 2000 Framework, key 
implementation steps were accomplished including: 

• The Comprehensive Plan was amended to incorporate its 
recommendations 

• New Zoning districts were developed  
• The HRA was strengthened 
• Regulations were strengthened regarding outdoor storage and 

vacant buildings 
• Traffic signal painting 
• Improvements to the Coon Creek bridge and bike/ped. Bridge 
• Encouragement of new private development 

These efforts were successful in the creation of 172,000 s.f. of new 
commercial and office space.  In addition, 42 new residential units 
were developed. 

Coon Rapids Boulevard/East River Road Corridor Study 
(June, 2010) 

 

This corridor study, undertaken by the Cities of Coon Rapids and Anoka, 
as well as Anoka County, was developed to identify concepts for 
improving mobility, increasing safety, and enhancing the aesthetics and 
economic vitality of the corridor. 

Public input was provided in several ways including different 
techniques involving the Technical Advisory Committee, Policy Advisory 
Committee, local agencies/ organizations, regulatory agencies, 
residents and business owners.   

Overall, the Coon Rapids Boulevard was found to operate at an 
acceptable level with some isolated segments with reduced travel 
speed.   
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Key problems that led to these slowdowns are: 

• Close spacing of intersections 
• Insufficient roadway width to accommodate dual left turn 

lanes 
• Lack of traffic signal coordination 

The Coon Rapids Boulevard/Crooked Lake Boulevard Southbound left-
turn movement was discovered to be problematic in the AM peak 
period and a recommendation was made to add a second southbound 
left-turn lane. 

Additional intersection improvements were identified in the 2030 
planning horizon at the Pheasant River Drive and Mississippi River 
Boulevard intersections.  In addition, the study identified the 111th 
intersection as a location to watch once the Community Center plan 
was implemented. 

Port Campus Square Master Plan Revision (August, 2010) 

The plans for a new ice arena, park 
and future plans for a new 
community center prompted the 
City Council to modify the Port 
Campus Square Master Plan.  This 
plan modification included a 
recommendation to relocate 111th 
Avenue.  In addition, the plan 
recommended providing 
opportunity for a residential 
development on the east side of the 
Port area, where 109th Lane 
intersects with Crooked Lake 
Boulevard. 
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Coon Rapids Boulevard Framework (December, 2010) 

After ten years of implementation, 
the City decided it was time to have 
the first regular update of the 
Framework Plan.  This update looked 
back over the previous decade to 
examine the impacts of the original 
Framework Plan as well as consider 
the changes which were occurring as 
a result of the US economic 
recession. 

A key finding of the study was that 
residential neighborhoods were 
largely stable, with the number households increasing.  There was still 
a population decline in household size eclipsed the increase in the 
number of households.  The decline in household size is a nationwide 
trend that has been occurring for decades.  

The Framework identified that the corridor was experiencing an aging 
population which generated two recommendations – 1.  Efforts should 
be made to accommodate younger households and 2.  Up to 460 new 
senior housing units should be constructed to support the existing 
aging population.   

Communities often undertake this two pronged strategy in response to 
aging neighborhoods because it can be difficult to attract younger 
households if there is not a sufficient amount of housing turnover to 

provide an adequate variety of housing.  This housing turnover 
stagnation can occur if there are limited options for older residents to 
move to within the community.  Older residents often prefer to age in 
place rather than leave their longstanding   community where they 
have developed strong attachments.   

The 2010 update also saw the confirmation of the projections in the 
original Framework Plan that Coon Rapids Boulevard retail would 
weaken.  Large amounts of retail leakage occurred over the decade as 
retailers repositioned themselves in light of the large amount of new 
retail development along US Highway 10.   

The 2010 Framework Plan identified market support for 104,000 s.f. of 
new commercial through 2014 along the entire length of Coon Rapids 
Boulevard.  It was anticipated that much of this new commercial 
development would be replacing some gaps in neighborhood scale; 
basic needs retail as well as replacement of obsolete retail space. 

The corridor continued to be anchored by the stable institutional 
anchors of Mercy Hospital, Anoka Ramsey Community College and the 
Coon Rapids Dam Regional Park. 

The 2010 Framework update generated several new recommendations 
related to the Port Campus Square area including: 

• The relocation of 111th Avenue and upgrading that relocated 
intersection to be a primary entrance into the Port 

• Reducing traffic flow conflicts on Coon Rapids Boulevard by 
making the relocated 111th Avenue intersection be the only 
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intersection between Mississippi Boulevard and Crooked Lake 
Boulevard 

• Redevelopment of the Port Campus Square area for 
commercial, mixed use and residential uses 

• Development of an “institutional character” design 

Anoka Ramsey Community College Campus Plan (2010) 

 

 

 

 

 

 

Anoka Ramsey Community College was also undergoing a significant 
planning effort in 2010.   The ARCC plan consisted of a series of 
drawings with recommended campus improvements, divided into four 
planning time periods. 
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Immediate projects included: 

• Construct a new studio arts classroom building 
• Acquire arena property for potential parking / repurpose to 

Field House 
• Predesign for Wellness addition 
• Acquire or lease property for campus retail services and/or 

public/private partnerships 
• Develop and implement a wayfinding study 
• Continue campus wide landscaping and site sustainability 

initiatives 

Short Range projects included: 

• Design and construct new Bioscience/Allied health addition 
• Design and construct Phase 1 Wellness Addition 
• Create connections to City trail system 
• Prepare pre-design for new road access and parking 
• Explore partnerships and roadway alignments affected by the 

nearby Community Center 
• Raze existing City arena and construct new parking 

Medium Range projects included: 

• Construct new shared City/Anoka  Ramsey  and/or 
conference/training center pending predesign 
recommendations 

• Design and construct Phase II Wellness Addition 

• Explore options for developing or renting apartment-style 
student housing adjacent to campus 

Long Range projects included: 

• Predesign for new Performing Arts Center 
• Redesign and reconstruct entry road and drop off 
• Add new access road to the north (Pheasant Ridge Road 

connection) 
• Predesign for new classroom addition 
• Possible future parking ramp 
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EPA Brownfield Assessments (2010 – 13) 

On September 2, 2010, the City of 
Coon Rapids was awarded  $400,000 
in EPA Brownfield Assessment 
Grants for the Port Campus Square 
and Port Riverwalk locations.  This 
funding source is largely utilized for 
conducting Phase I and Phase II 
Environmental Site Assessments.  
However, the EPA allowed a small 
percentage of the assessment funds 
to be utilized for brownfield 
redevelopment planning with the 
goal of improving the likelihood of 
site cleanup and return of the brownfield properties to productive use.   

This planning effort will address a range of issues, including planning 
and development, parking, infrastructure, catalyst projects, phasing 
and public realm improvements.  
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Market Research 
In May, 2012, Stantec Market Research prepared a market study for 
Port Campus Square.  The full report can be found in Appendix 2.  

The market study analyzed the near and long-term redevelopment 
potential of the Port Campus Square study area and  included an 
analysis of factors influencing demand for new development, such as 
key site characteristics, demographic and economic growth trends, as 
well as the supply and condition of commercial and residential real 
estate markets. The following is a summary of major findings, 
conclusions, and recommendations contained in this report. 

Location Analysis 

The Port Campus Square study area was analyzed for its locational 
strengths and weaknesses as a potential redevelopment area by 
evaluating regional location, transportation, surrounding uses, visibility, 
and accessibility.  

The Port Campus Square study area is well positioned to attract new 
development. It has ample land for redevelopment and the 
introduction of public open space amenities provides a catalyst for new 
development.  There is significant development momentum already 
underway with the completion of the new Ice Arena, several new retail 
improvements, and the planned community center/library.  

The City’s recent property acquisitions have greatly reduced the 
amount of obsolete and blighted retail space that no longer fit the 
study area’s trade area. The opportunities are very strong for 
capitalizing on the demand generated by the nearby activity centers of 
Anoka Ramsey Community College and the Mercy Hospital complex. In 
addition, the potential to connect to the Mississippi River would 
introduce a significant amenity that will draw potential residents, 
shoppers, and small office users.  

The biggest barrier to redevelopment in the Port Campus Square study 
area is making sure that the first projects don’t overreach by relying 
too much on an unrealistic trade area. With the transition of Coon 
Rapids Boulevard in recent years from a principal arterial to a minor 
arterial, the market dynamics affecting the study area have changed 
dramatically. Early redevelopment projects need to respect this 
change. If they don’t and as a result fail to succeed, they could severely 
impact the long term prospects of the quality and quantity of 
redevelopment in the study area. 

Socio-economic Analysis 

As was previously discussed in the City’s earlier Framework study,  
Coon Rapids’ population has declined slightly in recent years. This is 
largely the result of decreasing household sizes due to an aging of the 
overall population and this phenomenon is not unique to Coon Rapids.  
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Most communities that have run out of vacant land for development 
will ultimately experience this cycle where residents age in place, 
preventing housing turnover and resulting in population decline. The 
effects of this dynamic are changing market demographics for area 
retailers and a housing stock that is at risk of deferred maintenance 
because new, often younger, families are not moving into the area and 
reinvesting in area homes.  

At the same time, communities surrounding Coon Rapids, such as 
Blaine and Andover, have been some of the fastest growing 
communities in recent years because of the availability of vacant land 
that can capture new growth. Therefore, it will be important for Coon 
Rapids to identify places for redevelopment with which to capture 
some of the growth occurring nearby. 

Retail Market 

Stantec analyzed the supply of retail space at the regional and local 
level in Coon Rapids and calculated demand for a Trade Area that 
would serve the Port Campus Square study area.  

Although the Retail Trade Area has the spending power to eventually 
support another 68,000 square feet of retail space by 2020, it should 
be noted that the siting of any additional retail will be dependent on 
key criteria, such as maximum visibility from highly trafficked 
thoroughfares, easy access from such throughfares, and a 
concentration of complementary stores to create a sense of 
destination. 

Another important consideration for retail in the Port Campus Square 
study area will be the continuation of on-going efforts to renovate 
and/or remove significant amounts of existing retail space that is either 
older or poorly positioned for rehabilitation. If this obsolete space is 
not removed or changed into a different use, it may continue to be a 
drag on the market by keeping rents low due to excess space.  

Retail areas saddled with excess space and the resulting low rents have 
a hard time finding an ideal mixture of tenants that complement one 
another, which can be a big barrier to creating a marketable 
destination or, in other words, a “sense of place.” 

Office Market 

It is calculated that that the Port Campus Square and Port Riverwalk 
study areas together could eventually support between 30,000 and 
45,000 square feet of new office space based on projected growth in 
the number of office jobs in Anoka County. Due to the current strain in 
the office market, though, this demand will not occur until after 2015 
or even 2020. More importantly, any demand will be highly contingent 
on the broader forces affecting competitive nearby office districts at 
Highway 610 or along Highway 10.  

Smaller amounts of office space, though, could be expected to be 
developed in the near term as part of a mixed use scenario on a tenant 
by tenant basis (such as insurance agent, tax preparation, etc.) because 
this type of tenant operates more like a retail use and is not as affected 
by the overall office market. Moreover, these types of tenants respond 
more to growth in the local household base than larger economic 
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forces. Therefore, as the local household base grows, there is potential 
to fill small office spaces. 

The Port Campus Square study area does not have the accessibility and 
visibility to attract major office users who want to be near highways. 
However, Coon Rapids Boulevard is a busy, well known thoroughfare 
that provides good access to local residents and other businesses. This 
creates a locational advantage for neighborhood level office uses. 
Furthermore, with the potential to add new retail and other amenities 
in the form of trails, parks, and other open space, small office users 
could be attracted to the study area. 

In the case of the Port Campus Square study area, there clearly is 
potential to capture additional demand for medical space that is driven 
by the expansion of nearby Mercy Hospital although, it is expected that 
most of the medical space demand would concentrate in Port Wellness 
due to the hospital proximity.  

The Port Wellness area only has about 16,000 square feet of vacant 
office space and any significant growth would likely require a search for 
space outside of the immediate vicinity. Under this scenario, the Port 
Campus Square study area would represent the most likely area for 
expansion in Coon Rapids. If substantial new construction in the 
immediate vicinity of Mercy Hospital is initiated, it would clearly limit 
the need to look for space in the Port Campus Square area. 

Rental Housing Market 

The current rental housing market is becoming very tight. Vacancy 
rates have dropped to nearly historic lows. Rents will likely start to 
increase as a result of this condition. Most newer properties in the 
Trade Area are achieving rents of between $1.10 and $1.30 per square 
foot. These current rent levels are probably not enough to support new 
development without public subsidy. However, most rental properties 
in the Trade Area are older and do not have many of the amenities and 
features that renters desire in today’s market, so there may be 
additional, untapped market at higher rent levels. Furthermore, with 
expected rent increases of anywhere between 5% and 10% in the 
coming year, this may push the market into a zone that can support 
new development.  

The Trade Area is forecasted to add nearly 4,000 households through 
2020 which will undoubtedly create demand for new rental units in the 
Trade Area. Of course, not all of this demand will be captured in the 
Port Campus Square study area.  

Rental housing does not require the same need for visibility and 
accessibility as commercial properties. Nonetheless, rental housing 
does perform better when it is accessible to major highways and 
transit. Given the benefits of the Port Campus Square and Port 
Riverwalk study areas being located along Coon Rapids Boulevard and 
the accessibility that provides, there is potential to capture up to 80 
units of new, upscale market rate rental housing through 2020 and 
another 270 units of moderately priced and subsidized rental housing. 
If at all possible, any new housing should be situated close to areas 
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with established amenities, such as stores, shops, personal services, 
recreation, open space, and trails. However, rental housing that is 
geared toward younger households can sometimes be a catalyst for 
new development as younger households are more willing than other 
target markets to “pioneer” into new areas. 

Moreover, with the Anoka Ramsey Community College in the Port 
Campus Square study area, there is strong potential to support new 
rental housing driven by a student population. This would be especially 
true if the community college were to transition into a four-year facility 
in the near future as has been discussed. 

For-sale Housing Market 

The overall condition of the for-sale housing market is still battered and 
bruised. There are small signs that new home construction is picking up 
in communities with highly reputable school districts. Although the for-
sale market has appeared to turn a corner, persistently high 
unemployment and tremendous oversupply, not to mention the 
foreclosure situation, is resulting in a very slow recovery. Moreover, 
any sites in either of the Port Campus Square or Port Riverwalk study 
areas would likely be condominiums or townhomes as opposed to 
single-family homes due to the underlying economics of 
redevelopment. Despite the growing optimism for the single-family 
market, the market for condominiums in suburban settings is almost 
non-existent.  

Senior Housing Market 

Independent Living 

Projects that cater to younger, active seniors have been hard hit by the 
recession due to declining home prices that has reduced this potential 
customer’s ability to sell their current houses. Since this target market 
is still relatively healthy, the decision to relocate to an age-restricted 
community has more to do with lifestyle than a need-driven situation. 
Therefore, in a declining housing market, these households are apt to 
delay the decision to move until home prices increase.  

This is especially true of properties in which there is no continuum of 
care. Independent living projects that are part of a continuum of care 
have been able to mitigate the impact of declining home prices by also 
appealing to those who desire the security and certainty of access to 
care as they age-in-place. Freestanding facilities, without this 
continuum of care, have struggled to maintain occupancies, or in the 
case of newer properties, struggle to absorb units in a timely manner. 

The silver living to this grey cloud is that there appears to excess 
demand relative to supply in the Trade Area and that growth in the 
overall size of the target market is forecasted to increase dramatically 
during the next 10 years with the aging of the Baby Boomer 
generation. Therefore, as home prices begin to rise and target 
households gain confidence, there will likely be substantial pent up 
demand among those who are interested in moving, but have simply 
delayed the decision due to broader housing market conditions. 
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For appropriate sites in either the Port Campus Square or Port 
Riverwalk study areas, market demand through 2020 is forecasted to 
be between 150 and 175 units of independent senior housing. It is 
recommended that if possible any independent living project be a part 
of a campus that features higher levels of care to facilitate aging in 
place. These types of facilities have been consistently outperforming 
freestanding facilities for some time.   

Assisted Living 

To some degree, the decline in home prices over the last three years 
has also affected the assisted living market. For many households, 
paying for the cost of assisted living is dependent on the sale of a 
home. Therefore, declining home prices has resulted in many families 
choosing to pitch-in and help aging parents and grandparents cope 
with activities of daily living instead of moving them to an assisted 
living facility. This dynamic has contributed to higher vacancy rates 
among assisted living facilities, especially in sub-markets where the 
facility draws primarily from families with modest incomes. However, 
this situation is usually anticipated to be temporary due to the current 
recession and eventually give way to a situation of pent-up demand. 

For sites in the Port Campus Square and Port Riverwalk study areas, it is 
anticipated that demand for assisted living through 2020 will be 
between 50 and 70 units. Moreover, the potential sites in either study 

area would likely have good visibility, which is important for assisted 
living because it needs to keep awareness high within its trade area 
due to higher levels of turnover.  

Memory Care 

After a period of rapid expansion 8 to 10 years ago, memory care 
facilities have experienced very strong occupancies in recent years. 
These facilities have been somewhat buffered from the recession 
because the level of care needed is often far more than a spouse or 
other family member can handle even in difficult financial times. 
Furthermore, new advancements in design and programming have 
dramatically increased the benefits of living in such environments. In 
addition, these benefits have raised the awareness of memory loss and 
reduced its taboo nature, which has resulted in greater market 
acceptance.  

For sites in the Port Campus Square and Port Riverwalk study areas, it is 
anticipated that the market demand for memory care through 2020 
will be 25 and 35 units. This is not enough demand to develop a 
standalone memory care facility. However, it would be a feasible 
option as part of a continuum of care concept. 
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Urban Design Analysis 
This chapter provides an analysis of current conditions within the Port 
Campus Square Station area. 

Bicycle Access and Connectivity 

Developing superior bicycle/pedestrian access to and within the Port 
Campus Square Area should be a priority goal given the mixture of land 
uses that are already within and planned for the site.  Anoka Ramsey 
Community College, the ice arena, the future Boulevard Park, the 
future community center, ball fields, the Mississippi River, senior 
housing and the future public library are all destinations that are 
frequently accessed via trail systems when they are available.  In 
addition, the private sector businesses such as Dairy Queen, Cheap 
Skate, Joe’s Archery and Grand Slam appear to also be potential 
generators of non-motorized trips. 

The Port Campus Area is currently served by an existing trail that runs 
along Coon Rapids Boulevard from Dalia Park to Port Wellness (See 
City’s Trail Plan - Figure 2).   

The Coon Rapids Boulevard/East River Road Corridor Study analyzed 
the trails in the corridor and determined that there are some 
shortcomings.  The trail has some undesirable, unsignalized, at-grade 
intersections and for a few miles is located in a narrow boulevard strip 
between Coon Rapids Boulevard and the frontage road.   

Other findings in this study included: 

• Some of the trails are only eight feet wide  
• Many of the ten-foot-wide trails have deteriorated edges  

which reduces their effective width to only eight or nine feet 
• Some of the trail is adjacent to retaining walls which is 

considered a hazard for users 

The City’s plan has identified many of these gaps and will be 
eliminating them over time.  In addition, the City plans call for a 
significant new trail extension connecting the City’s recreation facilities 
and Anoka Ramsey Community College that will provide an opportunity 
to create a much more functional, recreational and pleasurable trail 
alternative to the Coon Rapids Boulevard Trail. 

Just a little over ½ mile to the east of Port Campus Square, at Dahlia 
Park, the City has a major North - South trail system, the Middle 
Regional Trail which has some key missing bridge and tunnel links.  
When the gaps are filled, the Middle Regional Trail will even provide a 
connection between Port Campus Square and the residential 
neighborhoods north of US Highway 10. 

Given the City-wide recreational importance of the Port Campus 
Square area, to the extent feasible, the entire trail system should have 
as one of its key goals, providing suitable connections to Port Campus 
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Square.  This port could function as a key trail hub for the entire 
system.   

Some of the major bicycle facility improvements to consider include: 

• Integration of the new Port Campus Trail extension into the 
overall project design so that it can provide a high quality 
experience including connections to key destinations, 
integration with the natural landscape and improved aesthetics 

• Development of a trail on 109th Avenue north of Coon Rapids 
Boulevard (rather than a sidewalk) to provide a continuous trail 
connection between the Middle and Mississippi Regional Trails 

• Development of a trail connection (rather than a sidewalk) 
between the eastern endpoint of the proposed Port Campus 
Square Trail and the western edge of the proposed Dahlia Park 
Trail extension. 

• In areas where trails become on-street bikeways, provide 
adequate wayfinding so that casual trail users can locate the 
proper connecting routes between two paved trails.  Key on 
street locations in the Port Campus Square area include: 

The Middle Regional Trail connections between 110th Avenue 
and 109th Avenue;  and 112th Avenue and 115th Avenue  

The Mississippi Regional Trail connections along Pheasant 
Ridge Drive (to the paved trail on the north fork of the 
Mississippi Regional Trail) and the connection along Lander 
Street 

• Encourage the provision of generous amounts of bicycle 
storage at key destinations including the ice arena, proposed 
Boulevard Park, proposed community center, the Anoka 
Ramsey Community College and local businesses to promote 
increased trail usage 

Pedestrian Connectivity 

The City’s existing Sidewalk and Trail plan also provides insight into 
system sidewalk gaps.  Just as the land uses in this Port will generate 
bicycle traffic, they are also considered to be the types of uses that will 
generate significant pedestrian traffic.   

The Coon Rapids Boulevard/East River Road Corridor Study also 
analyzed the sidewalks in the corridor and determined that the primary 
shortcoming was that sidewalks are narrow with most being five feet in 
width.  These narrow sidewalk widths are particularly problematic if 
located immediately behind the curb where they will be effectively 
narrowed further by snow storage requirements in winter. 

Some of the major pedestrian facility improvements include: 

• Since Port Campus Square has a large number of pedestrian 
generating uses, the intersections at Pheasant Drive, relocated 
111th Avenue, and Crooked Lake Boulevard should be 
developed with pedestrian friendly signals and signal timing.  
Signal timing should take into consideration a high proportion 
of the pedestrians may be senior citizens and children who 
require longer crossing intervals. 
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• Sidewalk gaps exist on the north side of Coon Rapids 
Boulevard.  Ideally, future sidewalks along this busy roadway 
will be wide and set back from the curb to provide an adequate 
buffer from traffic, road spray and snow storage. 

• The Anoka Ramsey Community College has some sidewalk 
gaps.  Students were observed regularly walking through busy 
parking lot drive aisles and even gathering in active drive aisles 
for socializing because of a lack of convenient pedestrian 
alternatives.  Given the intensity of activity in the student 
parking lots, this is not an ideal situation. 

• Additional sidewalk gaps exist between the Anoka Ramsey 
Community College and surrounding land uses which 
encourages vehicular use for extremely short trips, such as to 
patronize the restaurants. 

• Other than the Coon Rapids Dam Regional Park on the other 
end of the City, there is very little public access to the 
Mississippi River, in spite of Coon Rapids’ long shoreline.  The 
Port Campus Square location provides opportunities for public 
access to riverfront vista points, but since they are 
undeveloped opportunities, there are currently no sidewalks 
making these connections. 
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Figure 2:  City of Coon Rapids’ Existing Sidewalk and Trail Plan 
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Vehicular and Parking 

The analysis of the overall vehicular access and parking within the Port 
Campus Square area looked at the previously prepared planning 
studies to define current street classification, street role within the 
transportation system, current campus and regional bus routes, 
automobile ADT's, truck traffic and volumes and hierarchy of 
intersections.   

Historically, there has been an emphasis throughout the project area to 
accommodate the automobile.  This has resulted in wide streets, 
challenged bicycle and pedestrian conditions and large surface parking 
lots in front of every use.   

The surface parking needs and vehicular conditions at Anoka Ramsey 
Community College are particularly severe.  Due to the nature of a 
higher education use, the parking lots receive short bursts of peak 
activity as class change periods occur which can create vehicular 
backups at stop signs.  In addition, there appears to be a shortage of 
parking at peak periods which creates additional vehicular 
traffic/conflicts as vehicles search for available parking spaces. 

Vehicular connectivity on Coon Rapids Boulevard was analyzed 
extensively by the Coon Rapids Boulevard/East River Road Corridor 
Study in 2010. 

Natural Resource and Systems 

Historically, the Port Campus Square area has been intensively 
developed with educational and retail uses.  Due to this history, much 

of the Port has been covered in pavement.  The exception to this is the 
large amount of open space between Pheasant Ridge Drive and 
Mississippi Boulevard as well as a strip of vegetation along the 
Mississippi River. 

The primary natural resource in the area is the Mississippi River.  
However, this important resource is largely hidden from the rest of the 
Port Campus Square area. 

As the area redevelops, additional opportunities to reclaim natural 
resource areas and create stronger ties to the Mississippi River will 
provide an excellent opportunity for placemaking which is a key 
element in driving demand and value into the redevelopment area. 

Opportunities should be pursued to integrate natural resources and 
systems into dual use systems such as stormwater treatment, trail 
systems and streetscapes.  

Existing Land Use and Guidance 

The Port Campus Square area was rezoned to Port District Zoning as 
part of earlier planning efforts.  The Port District is a flexible, mixed use 
district encouraging compact, high quality development around a 
unified theme or master plan. 

Character Districts 

The Port Campus Square area is divided into three main districts, 
roughly corresponding to each of the three main property owners (City 
of Coon Rapids, Anoka Ramsey Community College and Trach 
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Properties, Inc.  Each of these areas has different goals for future 
development and therefore very little competition for future uses is 
anticipated.   

All three character districts operate somewhat independently at 
present, with very little physical or psychological connections between 
them.  All three character districts are challenged to some degree with 
trying to redefine their identity in a more positive light to facilitate 
future growth and value.   

Civic District 

The Civic District is the area roughly corresponding to the City land 
holdings.  In recent years, this has been the district providing the most 
energy and activity to catalyze future development.  This has come 
about through strategic acquisition and removal of obsolete retail 
buildings and replacing them with high quality public uses such as the 
existing ice arena, the proposed community center, the proposed 
Boulevard Park and the proposed library.  Although public uses 
dominate this district, there are opportunities for future private 
development as well, particularly when structured parking is 
introduced, which will free up large amounts of required surface 
parking. 

Recreation, signature architecture and quality open spaces are key 
themes for the Civic District.  It is expected that this character district 
will serve the entire community, from youth to senior citizens.  In order 
to serve the broadest representation of the community, facilities will 
likely be designed with maximum flexibility, utilizing multiple purposes  

as much as possible. 

The Civic District is the key gateway to the Port Campus Square area 
with its highly visible location near the crossroads of Coon Rapids 
Boulevard and Crooked Lake Boulevard. 

Education District 

The Education District is the campus of Anoka Ramsey Community 
College.  The character of the campus is focused on a series of closely 
spaced buildings which facilitates the movement of students.  The key 
positive influences on district character are largely architectural with an 
emphasis on interior building areas.   

Exterior areas in this character district are largely functional in nature 
with few unifying themes or focal elements.  The Education District’s 
character is dominated by large parking lots which are designed to 
maximize their vehicular functional purpose, but contain few, if any 
amenities. 

The community college site is situated on a signature location 
overlooking the Mississippi River.  There are some good connections to 
the river, but these are largely limited to or accessed through the main 
buildings.   

The Education District is mostly invisible from Coon Rapids Boulevard 
due to the large setback from the street and the natural screening from 
the forested area.  In order to minimize the negative impacts of this 
situation, special attention should be given to the gateway locations at 
Mississippi Boulevard and the future Pheasant Ridge Drive entrances.  
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In addition, these gateways should be linked through entrance 
roadway design leading up to the core campus area.  At the core 
campus area, common design elements could then be utilized in 
flexible, multi-use plazas or open spaces, ideally culminated in 
additional river connections. 

North Port Campus Square District 

The North Port Campus Square District consists of the properties north 
of Coon Rapids Boulevard.  The district character is largely defined by 
aging suburban retail, anchored by the Family Center Mall.  In recent 
years, there has been some retail reinvestment on the western edges 
of this character district, although, in general, the character of this 
district still appears to be one of a retail area in decline.   
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Planning Foundation 
Previous Planning Efforts 

As outlined earlier, the Port Campus Square and Coon Rapids 
Boulevard have been the subject of several significant planning efforts 
since 2000.  This plan recognizes the earlier planning efforts and is 
intended to be compatible with this existing planning foundation, not 
replace it. 

Planning Process 

The Port Campus Square planning process was centered on a Steering 
Committee that represented key stakeholders including the following: 

• Anoka Ramsey Community College staff 
• City of Coon Rapids staff 
• City of Coon Rapids Planning Commission 
• Key private landowners 
• Residents 

The Steering Committee provided input utilizing several techniques to 
identify opportunities and constraints and also reviewed the market 
study and multiple draft concept plans, before selecting the preferred 
alternative.   

In addition, the preferred alternative concept plan was presented to 
the public in an open house format to gather additional comments and  

suggestions. 

A summary of all of the Steering Committee and Public input is 
contained in the Appendix. 

Design Principles 

The design principles working in concert with the goals and objectives 
serve as the foundation on which the Port Campus Square plan and 
recommendations are based.   These design principles have been 
derived through the planning process and common tenets for livable 
communities.  These principles are essential to create a vibrant, safe, 
comfortable, pleasant and pedestrian-friendly atmosphere and 
promote renewed redevelopment interest and vitality for the area.   

Through the planning process, it was determined that although there 
are currently three distinct character districts, the overall goal of the 
Port Campus Square plan is to improve the connections between these 
character districts so that they work together to support each other.  
The three character districts are three legs of the same stool.  

Many of the design principles presented in this chapter strive to form a 
positive image of the Port Campus Square area through improvement 
of the public realm and streetscape. The design of parks and open 
space, street corridors, sidewalks, signs, landscaping, streetscapes, and 
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the interrelationship between differing land uses shape the public 
realm.   

Define a Framework & Hierarchy of Vibrant Public Spaces and 
Linkages 

• Provide flexible parks, open spaces and plazas for a variety of 
uses to attract visitors from throughout the community 

• Create pedestrian friendly linkages among all three character 
districts 

• Create bicycle friendly linkages between the Port Campus 
Square area and the broader community  

• Use high quality public sector investments in facilities and 
infrastructure as a catalyst for private sector development 

• Treat streets as part of the public realm system, not as barriers 
• Accommodate alternative forms of transportation throughout 

the study area 
• Balance vehicular, bicycle, and pedestrian needs 

Encourage Compact Mixed-Use Developments 

• Place new buildings to reinforce public realm, open spaces, and 
pedestrian accessibility 

• Reinforce a compact urban development pattern through 
proper placement, alignment, and building proportions 

• Promote design excellence as the foundation of a successful 
and healthy community 

• Plan a level of development intensity to facilitate 
redevelopment economics 

Foster Environmental and Economic Sustainability  

• Include green infrastructure components such as urban forest, 
stormwater Best Management Practices (BMP’s), and other 
Low Impact Development techniques within the public realm 
where feasible 

• Encourage people to walk, bike, and use public transit to 
reduce traffic congestion, protect the environment and 
encourage physical activity 

• Extend the natural attraction of the Mississippi River through 
complimentary linear green infrastructure components 

• Identify improvements and projects designed to drive 
additional value into the properties in Port Campus Square in 
order to catalyze private sector development 
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Plan Elements 
Port Campus Square Framework Plan  

The following recommendations will be applied to create a safe, 
comfortable, pleasant and pedestrian-friendly environment that 
improves the interconnection between character areas and adds to the 
economic vitality of the Port Campus Square area.   

These guidelines are intended to guide future public realm and private 
sector design decisions so that it creates an attractive setting for the 
students, residents, and businesses that make up the diverse uses of 
the Port Campus Square area. It will establish a visual image that is 
flexible, sustainable, distinct, appealing and comfortable. 

The primary components of the Port Campus Square area plan include: 

• Land use 
• Built Form  
• Open Space/ Public parks and plazas 
• Pedestrian,  Bicycle and multi-modal connectivity 
• Green Infrastructure 
• Public Realm and Streetscape Improvements 

Civic Character District Elements 

The Civic District is the key catalyst for change in Port Campus Square 
(Figure 3).  The City of Coon Rapids has been proactively acquiring 
obsolete retail properties, removing their blighting influence and 
redeveloping the properties.  These efforts have begun to change the 
impression of Port Campus Square and generating some catalytic 
energy for change.   

The Civic character district is anchored by the existing ice arena and 
incorporates the plans for the proposed community center and 
Boulevard Park.  The plans for the three recreation facilities, when 
completed, will provide key iconic buildings to serve as a beacon for 
the Port.  One element that will particularly stand out is the greening of 
the Coon Rapids Boulevard frontage.  Moving the large parking fields 
away from the street will provide a positive contrast with the historic 
pattern of lining Coon Rapids Boulevard with parking lots. 

111th Avenue 

Besides the recreation facilities, the most important design element of 
the Civic Character District is the relocation and reconstruction of 111th 
Avenue.  111th Avenue (along with Mississippi Boulevard) forms the 
spine that connects all three character districts.  The 111th 
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Figure 3:  Civic Character District 
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Avenue/Coon Rapids Boulevard intersection is also the primary 
gateway location for Port Campus Square. 

Due to its critical importance to all three character districts, the design 
of this spine roadway will be key to defining the Port’s aesthetic 
qualities.  The streets should be designed as an interconnected 
network of human-scale outdoor rooms in which the safety and 
comfort of pedestrians and bicyclists is priority. The main purpose of 
streets is to let people move about, and every street should provide 
safety, convenience, and comfort for pedestrians and bicyclists.  

• Rights-of-way should be generous, with sufficient space to 
accommodate motorized and non-motorized transportation 
comfortably.   

• Landscape design themes should relate to the natural 
environment, particularly the relationship to the Mississippi 
River and the future Boulevard Park.  Sustainable stormwater 
solutions and other green infrastructure can be very effective 
in this regard. 

• Streetscape design and elements should be coordinated to 
maximize ecological, economic, and social benefits while 
creating a contextualized sense of place. 

• Streetscape layouts should emphasize wholeness: the layout 
should focus on the entire block (s) rather than piecemeal and 
consider the larger context of the urban pattern and design 
and function of the street as a public space. 

• The 111th Avenue/Mississippi Boulevard should maintain a 
consistent theme, but not be so rigid that the design becomes  

monotonous.  Bump outs, introducing curves to trails and 
sidewalks, clustering ground level plantings, and introduction 
of street furniture can all be effective techniques to meet this 
goal. 

• Allocate wisely within the limited space of the ROW: define the 
right proportions, unique spaces, and appropriate amenities to 
create a comfortable, inviting and memorable space where 
people want to spend time.   

• The intersection with Coon Rapids Boulevard should be 
designed with gateway features and consideration of 
pedestrians of all ages.  These concepts should be reflected in 
signal timing, pedestrian refuge areas, lighting, and streetscape 
amenity. 

Civic Character District Land Uses 

In addition to the public recreation uses that were previously 
discussed, the Civic Character District illustrates the following uses: 

• The existing Walgreens on the corner of Coon Rapids 
Boulevard and Crooked Lake Boulevard.  This use should be 
considered in the design of the proposed Boulevard Park and 
community center so that it appears to be an integral part of 
the Port Campus Square development and not an isolated, out 
of place, use.   

• A new, multi-family use east of the ice arena.  The plan 
anticipates the most likely scenario would be a senior housing 
development.  As with the Walgreens site, there is the 
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potential for this site to feel separated from the rest of the 
Port if access points aren’t integrated into the rest of the Port 
development and if buffering between the residential use and 
the rest of the Port is excessively heavy. 

• A new library.  The Anoka County Library staff have indicated 
that the preferred location is on the first floor of the 
community center due to their operational needs.  

• A mixed use building.  At the Southwest corner of the Coon 
Rapids Boulevard and 111th intersection is a mixed use building 
that would be a suitable location for neighborhood retail, 
service and/or office uses.   

The massing and architecture of this building carries more 
importance than in other locations due to the high visibility of 
this location adjacent to the key gateway intersection.  Massing 
should be focused on the east side of the lot to provide an 
iconic, gateway view and to properly frame the intersection.  
Ideally, this structure would include more than one story 
construction so that it is not overwhelmed by the wide Coon 
Rapids Boulevard right of way and nearby City building 
massing. 

Parking for this building should be to the side or rear of the 
building so that it is not the primary view for motorists on 111th 
Avenue or Coon Rapids Boulevard.  Shared parking with 
adjacent uses is recommended. 

• A second mixed use building.  To the west of the previous 
mixed use building, along Coon Rapids Boulevard is a mixed use 

building that would likely be a commercial use.  Key design 
concepts for this use include providing access through adjacent 
parcels so that it is not necessary to use Coon Rapids Boulevard 
for trips within the Port Campus Area.  A new service road is 
anticipated between Mississippi Boulevard and 111th Avenue.  
The building massing is concentrated along Coon Rapids 
Boulevard so that the parking is not the primary view.  In 
addition, if the building is located in that position, it will also 
provide a partial screening of the parking lots which serve 
nearby uses.  Shared parking with adjacent uses is 
recommended. 

• A new multi-family development site is shown immediately 
east of the existing age restricted housing along 111th Avenue.  
Shared parking with adjacent uses is recommended. 

• The development of a new “green corridor” between the 
community center and the Mississippi River along the southern 
edge of the Port Campus Square District.  This area should be 
designed for multiple purposes for the public and Anoka 
Ramsey Community College as well as providing an amenity for 
the surrounding residential neighborhoods to the south.   
Design themes should reinforce the Port’s proximity to the 
Mississippi River.  

• The remaining redevelopment areas that are shown 
immediately south of 111th Avenue and east of Mississippi 
Boulevard are longer term redevelopment uses.  In the short 
term, these properties will likely be necessary for surface 
parking for the community center and Anoka Ramsey 
Community College.  As the development intensity of the Port 
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grows over time, the plan anticipates the addition of two 
parking structures that will free up these interim parking lots 
for additional redevelopment. 

Education Character District Elements 

The Education Character District is the existing Anoka Ramsey 
Community College Campus.  The plan for this area has several key 
objectives: 

• Improve the exterior areas of the campus so that they are 
attractive, functional, safe and supportive of the educational 
mission, particularly as the institution considers moving to an 
expanded educational mission 

• Enhance the appearance and access to key Mississippi River 
vistas 

• Provide increased visibility for the campus from Coon Rapids 
Boulevard 

• Address existing traffic concerns on Mississippi River Boulevard 
• Increase the connections and dual use potential between the 

campus and the City’s facilities 

Mississippi Boulevard 

Just as 111th Avenue is critical for the Civic Character District, 
Mississippi Boulevard is critical for the Education Character District 
(Figure 4).  The same design sensibilities discussed in regards to 111th 
are also applicable to Mississippi Boulevard. 

Currently Mississippi Boulevard experiences significant backups at peak 
class change hours for the community college.  These backups are 
common in areas with short bursts of vehicle turnover and are difficult 
to manage with stop sign controlled intersections.  The plan proposes 
the introduction of a roundabout into the design of Mississippi 
Boulevard to address this problem.  Roundabouts are particularly 
effective in similar situations because they allow a free flow of traffic in 
and out of a facility in both directions which minimizes peak delays.  
The center of the roundabout could also provide a key gateway 
treatment opportunity for the area.  

As with 111th Avenue, pedestrian scale lighting should be provided to 
encourage non-motorized traffic and a sense of security for 
pedestrians.  Along Mississippi Boulevard, it may be desirable to 
choose a design which allows the addition of banners which could be 
used by the community college to further extend its reach to Coon 
Rapids Boulevard and give Mississippi Boulevard the feel of a grand 
entrance to the community college. 

Pheasant Ridge Drive  

The plan also identifies a new access point for the community college 
at Pheasant Ridge Drive.  This access drive will be secondary to the 
Mississippi Boulevard entrance due to its more reserved setting, 
nestled in between a low density residential neighborhood and the 
community college’s woods.   

The addition of Pheasant Ridge Drive will relieve some of the peak 
vehicle pressures on Mississippi Boulevard, create a convenient access 
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Figure 4:  Education Character District 
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to a key river vista site, and provide convenient access for the 
adjacent residential neighborhoods to access Port Campus 
Square amenities without entering Coon Rapids Boulevard. 

Education Character District Land Uses 

The Education Character District is the district that has 
provided the most stability in the Port.  Anoka Ramsey 
Community College’s plans call for several building expansions 
or new building construction.  This plan identifies the 
opportunity to use these future buildings to address some of 
the challenges in the area, particularly the feeling of isolation 
that separates the community college from Coon Rapids 
Boulevard and the rest of Port Campus Square. 

The Education Character District illustrates the following uses: 

• There is currently a Professional Training Center at the key 
gateway location for Anoka Ramsey Community College.  This 
building should be evaluated to determine if it could be 
expanded or replaced in a manner that would make it a more 
iconic gateway feature for the campus. 

• Another key gateway location is at the southwest corner of the 
roundabout intersection which serves as the front door to the 
core campus area.  The plan illustrates the campus’ proposed 
new performing arts center at this location.  This is an 
attractive use for this location because performing arts centers 
can be iconic buildings; the location would be easily identifiable 
for public patrons who might not be familiar with the rest of 

the campus; and the use is unique and therefore will likely not 
be as disruptive when separated from the existing campus 
core. 

• Immediately west of the performing arts center is another new 
campus academic building.  The new campus building will assist 
in bridging the distance between the performing arts center 
and the academic core. 

• To the south of the performing arts center is a new parking 
structure that is the key to the implementation of the rest of 
the development in this district.  The parking structure allows 
the reclamation of large amounts of property that is currently 
occupied by surface parking.  In order to facilitate development 
in advance of the parking structure, temporary surface parking 
uses could be provided on the redevelopment sites northeast 
of the Mississippi Boulevard/111th Avenue intersection (shown 
with multi-family uses in the long term scenario).  The design of 
the parking structure needs to consider its impact on the 
aesthetic goals for the area, particularly as it will share a large 
border with the proposed new “College Green”. 

• Additional new academic building sites are illustrated on the 
south side of the “College Green”. 

• The plan calls for an enhanced treatment of open space on the 
campus.  The “College Green” provides a traditional 
educational open space for use by students and to enhance 
marketing for new students.  The “College Green” is located at 
the terminus of 111th Avenue in order to provide an impressive 
entry vista point. 
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• Preservation of the area just south of the existing campus core 
for the creation of a new, vista location for the Mississippi 
River.  This vista location would be connected to the enhanced 
open space corridor that leads to the community center. 

• To the northwest of the academic core, the plan shows another 
vista location that could be suitable for a public conference 
center or similar use that would benefit from the scenic 
location and improved access via Pheasant Ridge Drive.  This 
use could involve integration with a specialty hotel or 
restaurant that would not be as reliant on visibility from Coon 
Rapids Boulevard.   

North Port Campus Square Character District Elements 

The North Port Campus Square Character District is almost entirely in 
private sector ownership and therefore is heavily dependent on the 
private real estate market for revitalization.  Some private sector 
revitalization has occurred on the western edge of the site, but the 
overall impression of the North Port Campus Square area is still 
uncertainty or decline.  The dominant land use on the site is an aging 
enclosed mall which is a very challenging retail use in recent years.  As 
retail trends have changed over the last three decades, smaller 
enclosed malls have struggled and that trend has been accelerating in 
recent years with the recession.  This is a national phenomenon and 
very few small malls have avoided its impact. Even small malls in prime 
locations have struggled, let alone one on a corridor transitioning away 
from large scale retail.   

Some recent examples of other small malls in the Twin Cities: 

• Apache Plaza Mall in St. Anthony closed and was redeveloped 
as Silver Lake Village 

• Four Seasons Mall in Plymouth is largely vacant and has been 
purchased by Wal-Mart 

• Oakdale Mall in Oakdale has recently been purchased and is in 
active redevelopment by the City of Oakdale 

• Brookdale Mall has been largely redeveloped into a Wal-Mart 
• Rosedale Commons (immediately north of Rosedale Mall) has 

just completed an extensive demalling of its enclosed mall 
• Crossroads Mall (also immediately north of Rosedale Mall) has 

closed its interior mall and is actively attempting a demalling 
and repositioning 

The future of the existing mall also creates uncertainty in the 
marketplace because, as the market studies have shown over the past 
10+ years, there is likely not a single land use that has enough demand 
to redevelop the large site on its own.   

At the same time, as a private property that currently still has active 
tenants, the timing of redevelopment of the existing mall will be 
dependent upon market forces.  When redevelopment does occur, one 
of the challenges and uncertainty for the ownership will be 
determining how new uses can be brought in that can support the 
underlying cost structure of redevelopment.  Phasing could also be a 
challenge given the lack of market depth. 
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Figure 5:  North Port Campus Square Character District 
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To address these concerns, the following strategies were employed in 
the planning process: 

• Provide a vision for the future of the site that can be 
introduced and tested in the marketplace 

• Build the vision on a sound market foundation 

• Create a plan that is flexible to respond to changing market 
conditions, during what could be an extended redevelopment 
process 

• Create a plan that can be phased in without immediate 
destruction of income producing properties 

North Port Campus Square Character District Land Uses 

The plan identifies a mixed use future for the North Port Campus 
Square area (Figure 5).  A mixed use scenario was selected because it is 
not reliant on locating enough demand for a single use category to 
absorb this large amount of land.  The property can absorb smaller 
amounts of demand from several real estate categories which should 
lead to quicker and more profitable redevelopment.  In addition, a 
compact mixed use strategy is supportive of the types of uses planned 
for the other two character districts. 

The planned layout for this area is a modified grid street pattern.  This 
sort of pattern supports pedestrian-oriented development and mixed 
use development well, but was also selected because it is one of the 
most flexible development patterns.  If the market for one use is 

stronger than originally anticipated, it is a relatively simple process to 
extend that use to another grid.  If a large user is secured, multiple 
grids can generally be combined to accommodate a larger user without 
greatly impacting pedestrian and vehicular traffic flow. 

The size and location of the blocks could enable a phased 
redevelopment scenario that could improve project economics and 
cash flow.  For instance, substantial redevelopment could occur north, 
west or potentially east of the existing mall without requiring the 
destruction of any substantial income producing property in the short 
term.    

Since current market conditions imply that a large user may be difficult 
to obtain for this site, it could be challenging to achieve redevelopment 
momentum without a catalyst project.  Therefore, the area was 
planned with the assumption that the catalysts for development would 
occur south of Coon Rapids Boulevard.  

Key catalysts for this area include: 

• The relocation of 111th Avenue 
• Enhanced gateway elements at 111th Avenue and Coon Rapids 

Boulevard 
• Development of the Boulevard Park property north of the ice 

arena 
• Extension of the “green corridor” concept along 111th Avenue 

to extend key design themes and build stronger bonds 
between this area and the Civic Character District and 
ultimately, the Mississippi River 
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The land uses illustrated on the plan are projections of the most likely 
scenario given anticipated market conditions.  As mentioned earlier, 
the design anticipates flexibility of use in this area.   

The Education Character District illustrates the following uses: 

• The Coon Rapids Boulevard frontage identifies neighborhood 
scale retail uses in this area.  Key design elements include the 
use of interconnected, shared and partially obscured parking 
lots with building massing brought forward toward Coon 
Rapids Boulevard.  Because Coon Rapids Boulevard is a very 
wide corridor, height should be encouraged for buildings that 
front on the corridor to avoid overwhelming the massing. 

• To the north of the retail uses are mixed use buildings.  If the 
retail uses experience strong demand, they could become 

additional retail space.  Otherwise, they would be suitable for 
office, residential or even vertical mixed use concept. 

• North of these uses, the land use transitions to residential uses 
quickly due to the lack of projected depth in the commercial 
use categories and in order to transition towards the existing 
residential uses north and east of the Port. 

• The Crooked Lake Boulevard frontage identifies an increased 
setback from the roadway and development of an enhanced 
pedestrian connection.  This area serves multiple purposes 
including extending enhanced aesthetics to Crooked Lake 
Boulevard; providing a comfortable and pleasing pedestrian 
connection for existing residential neighborhoods to access the 
Port destinations; and providing an increased buffer area as the 
residential development density steps down to the low density 
residential on the east side of Crooked Lake Boulevard. 
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Figure 6:  Port Campus Square Plan 
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General Plan Elements 

Although each character district has unique attributes that will need to 
be accommodated in the design process, there are many elements that 
are common to all character districts.  These common elements are 
important because they form the bonds that bring these three 
character districts together in a mutually supportive way.  This 
improves overall function and drives value throughout the entire Port. 

Built Form 

The placement, scale and character of buildings is one of the most 
important components of the built environment that will shape the 
different street corridors  and determine the long term success as an 
attractive destination with strong businesses, human scale, vibrant 
neighborhoods and an attractive place for investment.   The primary 
objective is to promote design excellence in all aspects of the Port and 
to design new development to fit into its surroundings with building 
massing and architecture.   The intent is to reinforce a compact urban 
development pattern with well-designed, attractive, functional, safe 
buildings that reinforce a distinct identity for the Port Campus Square 
Area. 

• Encourage buildings fronting low density neighborhoods to 
step down in order to be compatible with the neighborhood’s 
scale. 

• All new or redeveloped sites within the district should include 
mandatory streetscaping  
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• Buildings should be sited to support good connectivity to all 
destinations within the Port  

• Define guidelines and standards for site design, building 
massing, façade treatments, building materials, signs and 
sustainable design practices.   

• The setback between buildings and the sidewalk should be 
designed to enhance the pedestrian experience, whether 
setbacks are attractive landscaped yards that provide privacy 
for building occupants or shopfronts at the sidewalk that 
display merchandise to passing pedestrians. No cars, parked or 
moving, should be placed between the sidewalk and the 
buildings if other alternatives are available. 

• Implement maximum building setbacks or build to lines along 
key street frontages 

• Locate buildings to minimize the length of pedestrian travel 
between high frequency uses 

• Any setback between buildings and the sidewalk should be 
designed to enhance the pedestrian experience.   

• Develop guidelines for streetscape improvements on private 
property.  These improvements should include parking lot 
buffers, clearly defined building entries, streetscape furniture 
and stormwater management BMPs 

• Orient building entrances to streets or public plaza areas 
• Loading, garbage handling, utilities and other “back of house” 

activities should be carefully designed so they are screened and 
do not disrupt the pedestrian experience  

• Articulate building facades to human scale 
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Placemaking 

This framework plan responds to the unique character and qualities of 
the Port Campus Square area and overlays new improvements, 
streetscape enhancements, opens spaces/public parks, redevelopment 
opportunity sites, pedestrian and bicycle connections, and stormwater 
management  systems to foster a genuine and memorable place.   

Improvements within the project area should focus on the creation of a 
high-quality development that will balance the needs of a wide range 
of users and accommodate pedestrians, cyclist, transit and vehicular 
movements.   

Placemaking is particularly critical along secondary transportation 
corridors (such as Coon Rapids Boulevard) if they are to attract 
customers and visitors from beyond the immediate neighborhood.  
This is because the “place” that is created must be special and unique 
enough to provide a compelling reason for visitors to pass more 
convenient areas that might offer similar products and services.   

Port Campus Square has a placemaking advantage in that it already 
contains some significant, unique, anchor uses in the recreation and 
community college uses.   Other elements of placemaking: 

• Placemaking should strive to make areas fun.  Whimsical design 
elements can be very effective. 

• Create animated public spaces. 
• Balance public areas for active uses with more quiet and 

peaceful areas for relaxation. 

 

• Consider the impacts of light and shadows. 
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• Design spaces for a wide cross section of the community 
including the elderly, children and the physically impaired 

• Consider personal safety when designing pedestrian routes and 
public spaces.  Adequate visibility maximizes natural 
surveillance. 

• Visible security measures can increase feelings of insecurity 
and therefore should be integrated into the design so they are 
ornamental in nature. 

• Make sure that public areas are programmed so that they 
serve as activity centers. 

• Provide design elements that serve as both aesthetic elements 
and locations for seating. 

Pedestrian, Bicycle and multi-modal connectivity 

One of the important objectives defined in the planning study is to 
make the Port Campus Square area as interconnected, comfortable and 
accessible to pedestrian and bicycles as possible. Walking and biking to 
many are preferred modes of transportation and a major force for 
fostering a livable community.  This plan promotes a safe and inviting 
pedestrian and bicycle experience to and from the Port through the use 
of pedestrian scaled streetscape treatments and by strengthening the 
connections between nearby points of interests, neighborhoods, trails 
and open spaces.   Street and streetscape improvements will play a 
large role in improving the public realm and the environment for 
pedestrians. 

• Improve intersections to provide safe and accessible areas for 
pedestrian and bicycle crossings.  These intersections should 
include alternative paving materials, improved signalization, 
signage and other traffic calming techniques. 

• Close key gaps in the sidewalk and trail system as discussed 
previously.  Establish Port Campus Square as the key hub in the 
City’s trail system. 

• Provide a minimum of 8'-0" wide sidewalks throughout the 
Port where feasible 

• Incorporate streetscape elements such as street trees, 
planters, monuments, public art, kiosks and benches to create 
a more inviting and comfortable pedestrian environment and 
promote more pedestrian activity.   

• Sidewalk bump outs are recommended where possible to 
decrease cross walk distances, moderate vehicular speeds,  
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provide more sidewalk space for large numbers of pedestrians 
waiting to cross streets, and to define parking  

• Improve connections at the edges of the Port areas to facilitate 
bicycle travel to adjacent neighborhoods, the broader 
community and regional bicycle facilities.   

• Include provisions for bicycle facilities and improved 
infrastructure as redevelopment occurs.  This may include 
bicycle racks, bicycle lockers, and/or other amenities to 
promote bicycle circulation to and from the Port.

 
• Provide adequate wayfinding in areas where trails move onto 

streets to ensure bicyclists can locate where the next trail head 
is located.  

• Encourage centralized bicycle parking (such as on-street bicycle 
corrals) at convenient locations for bicyclists to park their bikes 
and walk to places throughout the Port.  This new bicycle 
parking should be located in close proximity to open spaces/ 
parks, and new redevelopment areas, adjacent to the 
recreation areas and near bicycle corridors. 
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Green Infrastructure 

• Green corridors should be developed throughout the Port, 
particularly along the Mississippi Boulevard/111th Avenue 
spine road, along the southern edge of the Port and along the 
west side of Crooked Lake Road.  The green corridors should 
be developed with street tree plantings, sustainable 
infrastructure projects, and streetscape enhancements.

 
• Enhance the “urban forest” with trees, understory plantings, 

and above ground planting areas 
• Define opportunities for stormwater management including 

BMPs and integrating artistic elements in stormwater 
management 
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Streetscape Elements  

The combination, quality, function and scale of the streetscape 
elements have a great deal to do with shaping the character and 
identity of the Port Campus Square area.  Prior to defining specific 
streetscape elements, consideration should be given to the following 
streetscape design & implementation steps:   

• Define program, theme, and components 
• Create an advisory group or sub-committee to guide the 

creation of a streetscape plan and the design of each 
component 

• Define costs, budget, and funding sources  
• Define maintenance expectations, strategy and funding sources 
• Design components to meet budgets, phasing, and 

maintenance requirements 
• Prepare interim and long term plans and “Kit of Parts” or 

design manual to guide future phases 
• Prepare design development and construction documents as 

needed by phase. 
• Coordinate with Public Works and  redevelopment projects 

Intersection Treatments and Design 

Intersection improvements within the Port Campus Square area should 
consider the needs of all travel modes. While vehicular traffic flow 
should be carefully considered, creating safe crossings and 
accommodating pedestrians and bicycles should be given precedence.  

The following principles should be incorporated into the planning of 
pedestrian crossing improvements: 

• Pedestrian safety and convenience measures should be 
considered as key components of the improvement to the 
public realm.  Pedestrians within the Port Campus Square area 
should have safe and convenient crossing opportunities.   For 
the safety of pedestrians and bicyclists in the Port Campus 
Square area, various pedestrian safety enhancement measures, 
such as curb extensions, no right-turns on red signals, 
enhanced pedestrian crossings and improved signalization 
should be implemented.  Pedestrian crossings must meet 
accessibility standards and guidelines. 
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Figure 7:  Elements of Good Intersection Design 
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Most conflicts between roadway users occur at intersections, where 
the different modes cross each other’s path. Good intersection design 
provides clear indication to those approaching the intersection what 
they must do and who has to yield.  

The following principles apply to all users of intersections: 

• Good intersection designs are compact. 
• Unusual conflicts should be avoided. 
• Simple right-angle intersections are best for all users since 

many intersection problems are worsened at skewed and 
multi-legged intersections. 

• Free-flowing movements should be avoided. 
• Access management practices should be used to remove 

additional vehicular conflict points near the intersection. 
• Signal timing should consider the safety and convenience of all 

users and should not hinder bicycle or foot traffic with overly 
long waits or insufficient crossing times. 

• A corner triangle of 30 feet by 30 feet should be kept clear of 
any unnecessary visual obstruction. In addition, minimal 
obstructions should be maintained in a sight triangle defined 
using AASHTO recommended methodologies and appropriate 
street cross-section and intersection designs.   

• For primary intersections, bollards, planters, or other fixed 
objects should be used where necessary to protect pedestrians 
and prevent vehicles from driving onto the sidewalk.  

 

• Ramps provide pedestrian access between the sidewalk and 
roadway for people using wheelchairs, strollers, bicycles, and 
pedestrians who have 
trouble stepping up and 
down high curbs. 

• Stop bar markings extend 
across all approach lanes to 
indicate where vehicles 
must stop in compliance 
with a pedestrian crosswalk 
at an intersection. These 
markings reduce vehicle 
encroachment into the 
crosswalk and improve 
drivers’ view of pedestrians. 

• Advance stop lines should 
be considered at all primary 
signal-controlled 
intersections with marked 
crosswalks.   

• Curb extensions or bump-
outs should extend the 
sidewalk into the parking 
lane to narrow the roadway 
and provide additional 
pedestrian space at key intersections.  Curb extensions can be 
used at street corners and at mid-block locations. Curb 
extensions are often no wider than the crosswalk, but can be 
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lengthened to create public 
spaces, landscaped areas, or 
transit waiting areas. When 
on-street parking is provided, 
curb extensions should be 
provided at all intersections.   

• On streets with designated 
bike lanes or bike routes, curb 
extensions should not 
encroach on cyclists’ space.  

• On lower-speed and volume streets where bikes can travel in 
mixed flow with vehicles, extensions should not be constructed 
beyond bicycle and vehicle travel lanes.   

• Accessible pedestrian signals (APS) provide information in non-
visual format (such as audible tones, verbal messages, and/or 
vibrating surfaces).  APS should be provided at all signalized 
intersections within the Port Campus Square area. It should be 
prioritized at intersections that are difficult to cross, such as 
intersections with Coon Rapids Boulevard. 

• Pedestrian countdown signals are designed to enhance the 
effectiveness of pedestrian signals at clearing the crosswalk 
before a signal changes direction.  

• A hierarchy of crossing treatments should be applied to 
intersection and mid-block crossings based on the location 
within the Port Campus Square area and the presence of 
pedestrians and bicyclists. Special intersection paving 
treatments can break the visual uniformity of streets, highlight 

pedestrian and bicycle crossings as an extension of the public 
realm, and announce key locations. 

• High visibility crosswalk marking is an added feature beyond 
the use of the standard or enhanced pavement markings, 
colored pavement, or special pavers. High visibility crosswalk 
markings can be in the form of signage, special pavement 
markings, flashers, or in-ground lights. High visibility crosswalk 
markings should be provided at all mid-block crossings and at 
intersection crossings where no traffic control is provided. 
When used, the minimum enhancement should include a stop 
bar and ladder style markings, which are perpendicular lines 
that accompany the standard parallel markings to delineate the 
pedestrian crossing areas.   
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Shared Use Paths 

Shared use paths are facilities separated from motor vehicle traffic by 
an open space or barrier, either within the highway right-of-way or 
within an independent right-of-way. Bicyclists, pedestrians, joggers, 
and skaters often use these paths.  

Shared use paths should be a minimum of 8 feet wide with 2 feet of 
graded shoulder on each side. This width is suitable in rural or small-
town settings. Wider pavement may be needed in high-use areas. 
Where significant numbers of pedestrians, bicyclists, skaters, and other 
users use the paths, either wider pavement or separate walkways help 
to eliminate conflicts. Most important in designing shared use paths is 
good design of intersections where they cross streets. These crossing 
should be treated as intersections with appropriate treatment. 

Bus and transit stops  

Bus and transit stops are critical elements of the public realm that 
enhance the experience of boarding a bus.   The bus stops within the 
Port Campus Square area should be well connected to the local 
network of sidewalks and bicycle facilities to allow a convenient 
connection to residential neighborhoods, Anoka Ramsey campus, 
places of employment and shopping. 

The public realm streetscapes should be designed benefit pedestrians 
while supporting the transit operations.  A higher level of streetscape 
treatments and amenities should occur at the bus and transit stops.  
Transit stops should be located in places that are active and visible to 
maximize personal security of waiting transit riders.   
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Urban Forest and Tree Canopy 

The urban forest includes all trees, shrubs, and other understory 
plantings within the public right-of-way and on private lands. Plantings 
with in the public right-of-way of the Port Campus Square area will 

enhance the physical, cultural and 
ecological aspects of the project area.  A 
street within the study area that is lined 
with trees and ground plantings looks and 
feels narrower and more enclosed, which 
encourages drivers to slow down and to 
pay more attention to their surroundings. 
These plantings provide a physical and a 
psychological barrier between pedestrians 
and motorized traffic, increasing safety as 
well as making walking in the public realm 
more enjoyable. 

Street trees and landscaping are the main 
components of the urban forest and they contribute to the overall 
improvement of the urban environment.   Street trees and other 
landscaping should be used to create a distinct character for streets 
within the Port Campus Square Area.  Trees and landscaping should be 
designed in harmony with street lighting and sidewalk amenities and 
the building context.  

Selection of planting material should be used to enhance the identity of 
particular streets.  Plant material selection should account for 
performance in the urban environment, including drought tolerance 

and hardiness.  Any plant species selected for planting should be 
adapted to soil and microclimate conditions and should serve an 
intended functional or aesthetic role.  Native plants and trees should 
be used when a native species is suited to the site and will serve the 
roles for which the planting is intended 
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Street Trees 

Street trees are the most important organizing element of the public 
realm environment. Appropriate tree species selection, tree location 
and design of the plantings areas within the amenity zone will ensure 
the healthy growth and longevity of trees, enhance streetscape 
character, and maximize the City’s investment.   

Principles for Street Tree plantings: 

• Street trees are typically planted in sidewalk cut outs or in 
boulevard areas. Where boulevard areas or planting strips of 
sufficient width occur between sidewalks and streets, it is not 
necessary to create independent cut-out for trees.  

• Trees and/or other landscaping should be added to existing 
sidewalks wherever existing width is sufficient to 
accommodate tree growth and still provide the recommended 
pedestrian sidewalk width  

• In addition to landscaping, street trees are strongly encouraged 
in sidewalk boulevard areas or planting strips if they are of 
minimum of 6' - 8' depending on tree size.   

• As an important element along sidewalks, street trees must be 
provided with conditions that allow them to thrive, including 
adequate uncompacted soil (minimum of 3'-0" of soil depth), 
water, and air.  

• Engineered soils such as ‘Swedish” soils should be utilized to 
promote better tree health while protecting paved surfaces 
from root damage.  The design of planting areas should 

consider including appropriate conditions for improved 
stormwater detention and infiltration.  

• If trees are planted in constrained areas, provisions should be 
made to connect these smaller areas below the surface to form 
larger effective areas for the movement of air, root systems, 
and water through the soil.  Space for roots and above ground 
growth is the main constraint to the urban forest achieving the 
maximum growth potential.  

• Trees and landscaping should be kept out of the street edge to 
protect them from car doors and overhangs and allow 
pedestrians to access their vehicles without conflict.  

• Careful siting of trees and landscaping around existing above 
and below-grade utilities is important. 
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• The selection of tree species and their placement in the public 
right-of-way should be consistent with the goals of a particular 
street.  Appropriate tree species selection should consider: 
form, mature size, color, and texture to reflect the urban 
design goals of a street 

• Street tree spacing should be determined by the expected 
mature size of the tree. Generally, trees with the Port Campus 
Square Area should be planted at a spacing of 25 feet to a 
maximum of 30 feet on-center.  We recommended that the 
trees be planted in clusters of 3 to 5 trees to create a 
continuous tree canopy along the street.  The recommended 
spacing should be considered a general target to allow for trees 
to adjusted to local street conditions such as setbacks utilities, 
driveways, bus/transit stops, and building entrances.   

• Street lighting should be coordinated with tree selection, 
placement, and pruning, so that canopies do not sit directly 
below street lighting.  

• Consider how a  mature tree canopy will affect street lighting 
or views of signage and building fronts 

Ground Level/Understory Landscaping 

Ground level and understory landscaping includes sidewalk planting 
strips, raised planters and landscaping in stormwater management 
areas. This simple and inexpensive addition of green space to the public 
realm area adds aesthetic, habitat, stormwater management and 
ecological value to the city’s right of way. Ground level/ understory 
planting strips and sidewalk landscaping are suitable for all of the 
streets within the Port Campus Square area.   

Principles for Ground level plantings: 

• The planting strips should be located along sidewalks 
• Planting strips can also be located at street corners, in on-

street parking areas and in 
front of buildings 

• More formal ground level 
plantings are 
recommended for the 
primary street corridors 
and intersections within 
the Port area.   

• Planting strips should be a 
minimum of 5’ wide along 
a street where trees are to 
be planted. Narrower 
planting strips less than 4’ 
wide may be used for 
other types of plants (e.g., shrubs, ground cover, and grass).   
The same planting strips used for plants can also be designed 
to detain, cleanse, and infiltrate stormwater. 

• Native or drought tolerant landscaping should be considered 
anywhere ground level/ understory landscaping projects are 
implemented.   
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Stormwater Management 

Impervious surfaces throughout the Port Campus Square area prevent 
rainfall from absorbing into the ground. Instead, this rainfall collects 
into runoff, accumulating chemicals, oil, metals, bacteria and other by-
products of urban life. Left untreated, this polluted runoff 
contaminates the ecosystems of the Mississippi River. 

Additionally, the hardening of the city’s surfaces keeps water from 
recharging groundwater aquifers, causing subsidence and other 
problems.   

The tools presented in this section can help mitigate these 
environmental problems by removing or delaying the runoff stream 
and treating associated pollutants before stormwater is discharged into 
sewers and storm drains and, ultimately, to receiving water bodies 
such as the Mississippi River. For these reasons, wherever it is possible 
to do so, water should be directed to stormwater features first, before 
entering catch basins. In addition to the ecological benefits that 
stormwater management tools can provide, these tools can be used to 
make the city’s streets more beautiful and enjoyable places to be. 

This section presents stormwater management tools.  These facilities 
have stormwater management benefits and contribute to streetscape 
aesthetics. The facilities are classified into broad types to help the user 
identify appropriate stormwater mitigation strategies for use within 
the range of public realm recommendations 

Choice of stormwater management BMP’s should be based on the 
context of the surrounding public realm.   In addition to its impact on 
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stormwater quality and quantity, the recommended stormwater 
facilities can improve the urban ecology, can add aesthetic value to the 
area by providing additional landscaping, create a visually appealing 
streetscape design, enhance community spaces on streets and create a 
more sustainable and attractive urban environment. 

The stormwater management BMP’s identified in this Chapter are 
flexible and can be integrated into a variety of different locations and 
types of spaces on any of the roadways within the Port Campus Square 
area. Opportunity sites include: the entire roadway, corner and mid-
block curb extensions, on-street parking-lane and sidewalk planter 
areas and strips, pocket parks/ plazas, along roadway and edges of 
open spaces, integrated into the front building edge, street trees, and 

even a simple stand alone raised planter.  Stormwater can also be used 
within landscaping or educational and art features. The designers of 
these facilities should look for opportunities to combine artistic 
elements, public art, and educational 

The following sections describe in more detail many opportunities to 
place, construct, and retrofit systems to include stormwater 
management tools into both new and existing streets.  

Integrating a stormwater treatment into a new or existing streetscape, 
designers should consider the objective of the installation. Where 
streetscape conditions allow, stormwater measures can be designed 
for conveyance, detention (peak rate control), retention (volume 
reduction), infiltration 
(groundwater recharge), and 
nutrient and sediment 
removal.  

Streetscape geometry, 
topography, and climate 
determine the types of 
controls that can be 
implemented. The initial step 
in selecting a stormwater 
tool is determining the 
available open space and 
constraints. Although the size 
of a selected stormwater 
facility is typically controlled 
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by the available area of opportunity, the standard design storm should 
be used to determine the appropriate size, slope, and materials of each 
facility. 

After identifying the appropriate stormwater facilities for a site, an 
integrated approach using several stormwater tools is encouraged.  To 
increase water quality and functional hydrologic benefits, several 
stormwater management tools can be used in succession—called a 
treatment train approach.  

Landscaping should be chosen to fit the specific type of stormwater 
facility and should be appropriate for the local climate and soils. In 

general, all landscape-based stormwater facilities should be planted 
with hearty, drought-resistant and water tolerant plantings that can 
survive periodic drought and inundation. 

Native, deep-rooted plantings or Mediterranean plants have been 
proven most effective. 

Subsurface utility locations and building laterals are critical in 
determining the appropriateness of a particular facility, and must be 
factored into design considerations. 

Flow-Through and Infiltration Planters 

Flow-through and infiltration planters are stormwater facilities that 
double as landscape features, but are designed to combine stormwater 
runoff control and treatment with aesthetic landscaping and 
architectural detail. These systems reduce the downstream potential 
for combined sewer overflows as well as improve water quality. 
Infiltration planters provide on-site retention and volume reduction 
through infiltration and groundwater recharge. 

Flow through planters provide runoff attenuation and rate control by 
delaying peak flows. 

Flow through and infiltration planters are generally distinguished from 
rain gardens by having engineered soil and an under drain. 

Infiltration planters are landscaped reservoirs used to collect, filter, and 
infiltrate runoff from roofs, streets, and sidewalks. This is achieved by 
allowing pollutants to settle or filter out as the water percolates 
through the planter soil media and into the ground. In addition to 



 

Plan Elements 53 
 

providing pollution reduction, flow rates and volumes can also be 
managed with infiltration planters. Planters should be integrated into 
streetscape design. Numerous design variations of shape, wall 
treatment, and planting can be used to fit the character of a particular 
streetscape. 

Flow-through planters are identical to infiltration planters, except that 
water is discharged through an outflow device instead of being 
infiltrated into the ground. They are particularly valuable as receiving 
bodies for roof runoff from downspouts when placed adjacent to 
buildings. Filtration and stormwater attenuation are the main design 
functions of the flow through planter. Because they include a 
waterproof lining, flow-through planters are extremely versatile and 
can be incorporated into foundation walls along a building frontage. 
They may also be placed in the adjacent to streets to receive runoff 
from streets and sidewalks through curb breaks. 

Swales 

Street swales are long, narrow landscaped depressions primarily used 
to collect and convey stormwater and improve water quality. They 
remove sediment and reduce nutrient concentrations within runoff 
though natural treatment prior to discharge into another stormwater 
management facility or the sewer network. 

In addition to providing pollution reduction, swales also reduce runoff 
volumes and peak flow rates by detaining stormwater. Swales add 
significant landscaping to street corridors and reduce impervious 
surface. Under some circumstances, rainwater infiltrates into the  

ground while being conveyed along the length of a swale. 

Bio infiltration swales (or bio retention swales) typically include a 
subsurface infiltration trench below amended soil.  Filtration benefits 
of swales can be substantially improved by planting deep-rooted 
grasses and forbs and by minimizing the slope.  Appropriately selected 
vegetation can improve infiltration functions, protect the swale from 
rain and wind erosion and enhance overall aesthetics. Species should 
be selected that will not require irrigation after establishment.
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Rain Gardens 

Rain gardens are landscaped detention or bio-retention features in a 
street designed to provide initial treatment of stormwater runoff. Rain 
gardens are similar to flow through and infiltration planters, but 
generally do not have engineered soils or under drains. 

Surface runoff is directed into shallow, landscaped depressions prior to 
discharge to the city collection system.  These planted areas are 
designed to incorporate many of the pollutant removal and infiltration 
functions that operate in natural ecosystems, and can provide any or all 
of the major stormwater management functions: detention, retention, 
infiltration, and pollutant filtration. 

Rain gardens improve water quality by reducing sediment, nutrient 
runoff, and temperature impacts through natural treatment.  Rain 

gardens can slow down the runoff and delay discharge, thus reducing 
and attenuating peak runoff rate within the city sewer.  Furthermore, 
they can increase infiltration potential of a site and provide retention 
through infiltration for groundwater recharge, thereby reducing total 
runoff volume.  The use of proper plantings combines landscaping with 
effective stormwater treatment, thereby reducing runoff rates and 
improving runoff water quality while contributing to neighborhood 
aesthetics and habitat value. 

Rain gardens can be implemented in a sidewalk furnishings zone of at 
least 4 feet in width and in a variety of streetscape configurations 
including: curb extensions, medians, pork chops, traffic circles and 
roundabout center islands, parking lane planters, and other geometries 
that create space for landscaping. 
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Rain gardens can also be used within various land use contexts in front 
of a home or building to capture rooftop runoff from disconnected 
downspouts. 

Street Lighting 

Street lighting is a key organizing streetscape element that defines the 
nighttime visual environment in urban settings. Quality streetscape 
lighting helps define a positive urban character and support nighttime 
activities. The quality of visual information is critical for both traffic 
safety and pedestrian safety and security. Lighting should be designed 
not only for vehicular traffic on the roadways, but also for pedestrians 
on sidewalks and pedestrian paths. 

Street lighting includes roadway and pedestrian level lighting in the 
public right-of-way. 

Street lighting fixtures illuminate 
both roadway and sidewalk and are 
typically 20’ to 30’ high.  

Pedestrian-scale lighting fixtures, 
typically 12’ to 15’ high, illuminate 
pedestrian-only walkways and 
provide supplemental light for the 
sidewalk.  

Pedestrian-scale fixtures should be installed along all roadways and 
areas with high pedestrian activity within the Port Campus Square area.   
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In public realm areas with wider sidewalks, the pedestrian level lighting 
poles can be located closer to sidewalk areas and street lighting can 
remain closer to the curb.  Pedestrian level lighting poles should be 
located between street lighting poles. Light poles should have a 
consistent spacing with regard to trees and other street poles.  Light 
fixtures should not be located directly adjacent to street tree canopies 
that may block the light.  The rhythm of the lighting poles should be 
consistent along each roadway. On wide streets lighting fixtures should 
be located on both sides of the street, and can be staggered or parallel 
depending upon lighting level and uniformity considerations. 

All lighting poles should be coordinated with other streetscape 
elements. 

Site furnishings 

Site furnishings provide important amenities for pedestrians by adding 
functionality and vitality to the pedestrian realm. They include: 
benches and seating, bicycle racks, bollards, gateway monuments, 
public art, trash receptacles, wayfinding signage, and other elements. 

Site furnishings define the public realm as an area for pedestrians and 
create a more comfortable and visually interesting environment.  Site 
furnishings should be focused on areas with a large amount of 
pedestrian activity and in areas where pedestrians may linger and 
enjoy the public realm.  

Site furnishings should be considered secondary to street trees and 
lighting. Street tree and lighting placement should define the major 
rhythm of design elements along the street, and site furnishings should 

be placed in relation to trees and lighting, after the best locations for 
these elements have already been located. 
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Public Realm Seating 

Public seating is an important component of the public realm because 
it creates a comfortable, useable, and active public environment where 
people can rest, socialize, or simply people-watch.  Public realm seating 
is critical to create social places where people can sit and congregate, 
which is an ingredient in creation of a great and successful public 
space. 

 

Public realm seating should be designed to complement and visually 
reinforce design of other streetscape elements.  Seating should be 
located under trees, where possible, to provide shade and comfort and 
to integrate multiple elements.   
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Bicycle Racks 

Bicycle racks are an important element of the streetscape, both as an 
aesthetic aspect of the streetscape and as a functional element for 
those who travel by bike.  

• Bicycle rack placement should be frequent in active 
commercial districts. 

• Racks should be provided near major destinations such as the 
community college, library, recreation facilities and shopping 
destinations. 

• Bike racks placed in the sidewalk furnishings and planting zone 
should be parallel to the curb so that bikes parked at them do 
not project into the sidewalk throughway or edge zone.  

Bollards 

Bollards are primarily a safety element to separate pedestrians or 
streetscape elements from vehicles. 

Bollards can be designed to relate to other streetscape elements and 
should be located to define pedestrian spaces. 
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Gateway Monuments 

Gateway monuments are typically larger structures that denote an 
entrance into a special area, neighborhood or district.  These 
monuments should function as a major visual element that can be 
designed to reinforce a desired character or image of a district or 
neighborhood.  The primary locations within the study area 
recommended for Gateway monuments include: 

• The intersection of Mississippi Boulevard and Coon Rapids 
Boulevard 

• The intersection of 111th Avenue and Coon Rapids Boulevard 
• The roundabout on Mississippi Boulevard that serves as the 

entrance to Anoka Ramsey’s core campus 
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Way-finding Signage 

Way-finding signage should be designed to direct 
and orient pedestrians, bicyclists and visitors to 
key destinations within the Port Campus Square 
area.  The design of the signage should be 
integrated into proposed streetscape elements 
to create a distinct identity and reinforce the 
desired image of the Port.    
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Project Phasing 
In redevelopment projects of this magnitude, project phasing is a 
critical component of the redevelopment strategy.  Initial funding of 
property acquisition can be a daunting task and the return on 
investments may seem uncertain at initial stages in the project.  A 
redevelopment phasing strategy can reduce uncertainty, improve cash 
flow and enhance project economics. 

Key questions to consider when developing a project phasing strategy 
include the following: 

• Are blighting influences reducing the overall project viability? 
• What is the financial commitment to the redevelopment and 

desired returns on investment? 
• Which improvements and projects have catalytic effects? 
• Will delaying a phase hurt the project viability or improve cash 

flow? 
• Are there safety concerns that need to be addressed 

immediately?  
• What is the level of risk tolerance? 

The City of Coon Rapids has already made a substantial investment in 
the improvement of the Port Campus Square area through the 
acquisition of vacant and blighting properties, environmental 

assessment/cleanup and the development of the ice arena.  In 
preparing the project phasing, the following principles were followed: 

• Large scale projects should be deferred unless they provide a 
significant increase in property value 

• If public actions will add value to publicly owned land, it 
should be retained until the value addition occurs to 
maximize the return on investment 

• If additional property acquisitions are required, they should 
occur at current market values and not after the price has 
risen due to public redevelopment activities 

• Issues of public safety take precedence 
• Redevelopment activities should be concentrated in order to 

maximize the catalytic impacts 

Coordination 

The City of Coon Rapids and Anoka – Ramsey Community College are 
large public, institutional uses whose impacts on Port Campus Square 
will be felt for decades.  Throughout this planning process, there has 
been a very positive and cooperative working relationship between 
ARCC and the City process.  Both parties have come together and 
recognized that the benefits of coordinated and cooperative action 
greatly exceed that which can be accomplished by either individually. 
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As the Port Campus Square Plan moves further into the 
implementation phase, it is important that this communication, 
coordination and cooperation between the parties be preserved and 
protected into the future for the benefit of all.   

Key recommendations for ongoing coordination are: 

• The City and ARCC should each designate 1 or 2 staff members 
as primary contacts between the institutions.  These staff 
members would be tasked with maintaining clear 
communication links and identification of projects or issues 
that have the potential to impact the other party so that 
meaningful input can be provided. 

• The City and ARCC should jointly plan the upgrade of 
Mississippi Boulevard to ensure it meets both the City’s 
transportation needs and also enhances the aesthetics and 
gateway aspects of the boulevard for ARCC. 

• The plans for the green corridors that extend from the Civic 
Character District to the Education District should be 
coordinated so that they function as a single system. 

• In areas where the City and ARCC own property that is 
identified for long term use by the other institution or the 
private sector, the parties should work together to ensure the 
current ownership patterns don’t serve as an obstacle in the 
way of the long term vision.  Possible outcomes could include 
land swaps, temporary ground leases, property 
sales/acquisition or joint development agreements.  

• The City’s and ARCC’s planning processes should be 
coordinated.  When appropriate, the City’s plans should be 

integrated into ARCC’s Master Facilities Plan and ARCC’s plans 
should be integrated into the City’s Comprehensive Plan or 
small area plans. 

• ARCC and the City should explore opportunities where their 
combined support may provide mutual benefit including, but 
not limited to, grant applications and the MnSCU budgeting 
process. 

• ARCC and the City should consider creating a joint proposal to 
present to Metro Transit for enhanced transit access to the 
Port Campus Square area as part of the planned improvements 
to the area. 

Phase 1 

The first phase should be concentrated at the intersection of 111th 
Avenue and Coon Rapids Boulevard to build upon the positive impacts 
created by the ice arena, blight removal, Walgreens and the 
opportunity to create the primary gateway.  The goal of this phase is to 
concentrate activities in this area to provide a glimpse to the market of 
the end product.   

• The two most important steps of this phase are the 
construction of 111th Avenue as the high amenity corridor 
described in the plan and the development of Boulevard Park 
in front of the ice arena.   

• Although the construction of the community center is not a 
necessity in this phase due to the lack of ready housing 
development sites (housing is the land use that would benefit 
greatly from a nearby community center), the lot at the 
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southwest corner of 111th Avenue and Coon Rapids Boulevard 
should capture the majority of its value following the 
construction of 111th Avenue and Boulevard Park and therefore 
could be actively marketed at that time.   

• Following the construction of Boulevard Park, the senior 
housing parcel will likely have experienced much of its value 
capture and should be actively marketed. 

• When the community center is constructed, additional large 
property sales in the Civic District will likely not occur until the 
construction of a parking deck since much of the land will be 
occupied by surface parking lots. 

Phase 2 

• Unless Anoka Ramsey Community College’s expansion plans 
necessitate earlier action, the reconstruction of Mississippi 
Boulevard could follow the Phase 1 improvements.  The City of 
Coon Rapids may want to combine the project with the 111th 
Avenue improvements in order to have a larger project for 
better bid pricing.   

• In concert with the Mississippi Boulevard improvements, 
Anoka Ramsey Community College should consider the 
feasibility of aesthetic upgrades/expansion for the gateway 
building in the southwest corner of that intersection. 

• The development of the green corridor along the southern 
edge of the Port should begin. 

• Further improvements to the Education Character District will 
likely be on hold until the parking structure can be funded. 

Phase 3 

Following the completion of the first two phases, development 
pressures should start moving into the North Port Campus Square area 
due to the increased activity and reduction in land available for private 
development in other sections of the Port. 

• If they were not constructed in earlier phases, the parking 
garages should be constructed, freeing up the last remaining 
development sites south of Coon Rapids Boulevard. 

• The College Green and additional academic buildings can now 
be developed, as needed. 

• The housing sites along Mississippi Boulevard and the 
convention center site are heavily impacted by the Anoka 
Ramsey Community College campus and therefore maximum 
value capture for these sites will likely not occur until the 
exterior improvements are completed on the campus.  
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Appendix 1:  Environmental Site Assessments 
The following table summarizes the environmental site assessments performed in the Port Campus Square planning area: 

Site # Site Name Address Approved 
Eligibility  

Determination 

Phase I 
ESA 

Phase II 
ESA 

1 Fr. Coon Rapids 
Village Center 

3026 111th Avenue NW Yes Others Yes 

2 Fr. White Castle  3000 Coon Rapids Blvd 
NW 

Yes Others Yes 

3 Fr. Taco Bell  2980  Coon Rapids Blvd 
NW 

Yes Others Yes 

4 Fr. KFC  2950  Coon Rapids Blvd 
NW 

Yes Others Yes 

5 Fr. Ground Round 2900  Coon Rapids Blvd 
NW 

Yes Others Yes 

6 Firestone/Lupient Bldg.   2984 111th Avenue NW Yes Yes Yes 

7 Cook Memorial Arena 11091 Mississippi Blvd NW Yes Yes Yes 

8 McDonalds 3080  Coon Rapids Blvd 
NW 

Yes No No 

9 Former Klein Bank 3070  Coon Rapids Blvd 
NW 

Yes No No 

10 Dairy Queen 3064  Coon Rapids Blvd Yes No No 
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  NW 

11 Carpet City Express 3060  Coon Rapids Blvd 
NW 

Yes No No 

12 Fr. Excel Marine & 
Motor Sports 

3050  Coon Rapids Blvd 
NW 

Yes No No 

13 Cheap Skate 3075  Coon Rapids Blvd 
NW 

Yes No No 

14 Goodwill Store 3071  Coon Rapids Blvd 
NW 

Yes No No 

15 Milvetz, Gallop & 
Milvetz  

2995  Coon Rapids Blvd 
NW 

Yes No No 

16 Fr. Sherwin Williams 2975  Coon Rapids Blvd 
NW 

Yes No No 

17 Coon Rapids Family 
Center Mall 

2941  Coon Rapids Blvd 
NW 

Yes No No 

18 MGM Liquor 
Warehouse 

2929  Coon Rapids Blvd 
NW 

Yes No No 

19 Precision Tune Auto 
Care/Coon Rapids 
Marine 

2841  Coon Rapids Blvd 
NW 

Yes No No 

20 Goodyear Auto Service 11190 Crooked Lake  Blvd 
NW 

Yes No No 
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Executive Summary 

INTRODUCTION 

This market study analyzed the near and long-term redevelopment 

potential of the Port Campus Square and Port Riverwalk study areas 

in the City of Coon Rapids, Minnesota. The study included an 

analysis of factors influencing demand for new development, such as 

key site characteristics, demographic and economic growth trends, 

as well as the supply and condition of commercial and residential 

real estate markets. The following is a summary of major findings, 

conclusions, and recommendations contained in this report. 

LOCATION ANALYSIS 

Both the Port Campus Square and Port Riverwalk study areas were 

analyzed for their locational strengths and weaknesses as potential 

redevelopment areas by evaluating regional location, transportation, 

surrounding uses, visibility, and accessibility.  

The Port Campus Square study area is well positioned to attract new 

development. It has ample land for redevelopment and the 

introduction of public open space amenities. It has complementary 

land uses that surround it. It has significant development 

momentum already underway with the completion of the new Ice 

Arena, several new retail improvements, and the planned 

Community Center and library. It has greatly reduced the amount of 

obsolete and blighted retail space that no longer fit the study area’s 

trade area. And, the opportunities are very strong to capitalize on 

demand generated by the nearby activity centers of Anoka Ramsey 

Community College and the Mercy Hospital complex. Plus, the 

potential to connect to the Mississippi River would introduce a 

significant amenity that will draw potential residents, shoppers, and 

small office users.  

The biggest barrier to redevelopment in the Port Campus Square 

study area is making sure that the first projects don’t overreach by 

relying too much on an unrealistic trade area. With the transition of 

Coon Rapids Boulevard in recent years from a principal arterial to a 

minor arterial, the market dynamics affecting the study area have 

changed dramatically. Early redevelopment projects need to respect 

this change. If they don’t and as a result fail to succeed, they could 

severely impact the long term prospects of the quality and quantity 

of redevelopment in the study area. 

The Port Riverwalk study area is positioned to attract new 

development, though it doesn’t have the development momentum, 

concentration of complementary uses, or presence of key activity 

generators that the Port Campus Square study area benefits from. 

However, it does have ample land for redevelopment and/or the 

introduction of public open space amenities. Also, none of the 

surrounding land uses would detract from the marketability of the 

study area, though they may not necessarily enhance it as well. 

Another benefit, though, is the proximity of the Mississippi River and 

the Coon Rapids Dam Regional Park, which is a significant amenity 

that will draw potential residents.  

SOCIO-ECONOMIC ANALYSIS 

Stantec analyzed the demographic and economic trends underlying 

market demand for different real estate uses in Coon Rapids. The 

most important finding is that Coon Rapids’s population declined 

slightly in recent years. This is largely the result of decreasing 

household sizes due to an aging of the overall population. This 

phenomenon is not unique to Coon Rapids. Most communities that 

have run out of vacant land for development will ultimately 
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experience this cycle where residents age in place, preventing 

housing turnover and resulting in population decline. The effects of 

this dynamic are changing market demographics for area retailers 

and a housing stock that is at risk of deferred maintenance because 

new, often younger, families are not moving into the area and 

reinvesting in area homes.  

At the same time, communities surrounding Coon Rapids, such as 

Blaine and Andover, have been some of the fastest growing 

communities in recent years because of the availability of vacant 

land that can capture new growth. Therefore, it will be important for 

Coon Rapids to identify places for redevelopment with which to 

capture some of the growth occurring nearby. 

RETAIL MARKET 

Stantec analyzed the supply of retail space at the regional and local 

level in Coon Rapids and calculated demand for a Trade Area that 

would serve the Port Campus Square study area.  

Although the Retail Trade Area has the spending power to 

eventually support another 68,000 square feet of retail 

space by 2020, it should be noted that the siting of any additional 

retail will be dependent on key criteria, such as maximum visibility 

from highly trafficked thoroughfares, easy access from such 

throughfares, and a concentration of complementary stores to create 

a sense of destination. 

Another important consideration for retail in the Port Campus Square 

study area will be the continuation of on-going efforts to renovate 

and/or remove siginifcant amounts of existing retail space that is 

either older or poorly positioned for rehabilitation. If this obsolete 

space is not removed or changed into a different use, it may 

continue to be a drag on the market by keeping rents low due to 

excess space. Retail areas saddled with excess space and the 

resulting low rents have a hard time finding an ideal mixture of 

tenants that complement one another, which can be a big barrier to 

creating a marketable destination or, in other words, a “sense of 

place.” 

OFFICE MARKET 

It is calculated that that the Port Campus Square and Port 

Riverwalk study areas together could eventually support 

between 30,000 and 45,000 square feet of new office space 

based on projected growth in the number of office jobs in 

Anoka County. Due to the current strain in the office market, 

though, this demand will not occur until after 2015 or even 2020. 

And, more importantly, any demand will be highly contingent on the 

broader forces affecting competitive nearby office districts at 

Highway 610 or along Highway 10.  

Smaller amounts of office space, though, could be expected to be 

developed in the near term as part of a mixed use scenario on a 

tenant by tenant basis (such as insurance agent, tax preparation, 

etc.) because this type of tenant operates more like a retail use and 

is not as affected by the overall office market. Moreover, these types 

of tenants respond more to growth in the local household base than 

larger economic forces. Therefore, as the local household base 

grows, there is potential to fill small office spaces. 

Neither the Port Campus Square nor the Port Riverwalk study areas 

have the accessibility and visibility to attract major office users who 

want to be near highways. However, they have the advantage of 

being along a busy, well known thoroughfare that provides good 

access to local residents and other businesses. So, there are 

advantages to their location. Furthermore, with the potential to add 

new retail and other amenities in the form of trails, parks, and other 
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open space, many small office users could be attracted to either 

study area. 

In the case of the Port Campus Square study area, there clearly is 

potential to capture any additional demand for medical space that is 

driven by the expansion of nearby Mercy Hospital. That area only 

has about 16,000 square feet of vacant office space and any 

significant growth would likely require a search for space outside of 

the immediate vicinity. Under this scenario, the Port Campus Square 

study area would represent the most likely area for expansion. The 

challenge to this opportunity would be the ability to accommodate 

new construction in the immediate vicinity of Mercy Hospital, which 

would clearly limit the need to look for space in the Port Campus 

Square area. 

In the case of the Port Riverwalk study area, it is located much 

closer to Highway 610 and the regional highway network. Therefore, 

if vacancies were to drop to very low levels in this area, there is 

potential that secondary users who want to be near Highway 610, 

but can’t find space along it may consider a location in the Port 

Riverwalk area. However, this is entirely contingent on the growth 

pressures exhibited in the district along Highway 610. Furthermore, 

users willing to move off of Highway 610 will likely be searching for 

lower rent space and may not be willing to pay the kinds of rents 

needed to support new construction.  

One other possibility regarding the future demand for office space in 

the Port Campus Square and Port Riverwalk study areas is the 

potential of attracting a large single user who would build a 

corporate or regional headquarters building. Although Coon Rapids 

does not have any prominent examples of this and the likelihood is 

very small since many of these prominent office users prefer very 

visible locations along the highest travelled highways, the potential 

does exist. However, both the Port Campus Square and Port 

Riverwalk areas would need to significantly increase the number of 

nearby amenities to make it more competitive with other office 

districts with even higher visibility. Although this potential does exist, 

it is important to keep in mind that planning for a large single office 

user can be problematic from a planning and economic development 

perspective. No one can predict when this can happen because 

regional and corporate headquarters are few and far between. 

Therefore, basing a land use plan with that specific use in mind 

without the flexibility to make change would be problematic because 

of the likelihood that it may never occur. 

RENTAL HOUSING MARKET 

The current rental housing market is becoming very tight. Vacancy 

rates have dropped to nearly historic lows. Rents will likely start to 

increase as a result of this condition. Most newer properties in the 

Trade Area are achieving rents of between $1.10 and $1.30 per 

square foot. These rents are probably not enough to support new 

development. However, most properties in the Trade Area are older 

and do not have many of the amenities and features that renters 

desire in today’s market. Furthermore, with expected rent increases 

of anywhere between 5% and 10% in the coming year, this may 

push the market into a zone that can support new development.  

Moreover, the Trade Area is forecasted to add nearly 4,000 

households through 2020. Undoubtedly, this will create demand for 

new rental units in the Trade Area. Of course, not all of this demand 

will be captured in the Port Campus Square or Port Riverwalk study 

areas.  

Rental housing does not require the same need for visibility and 

accessibility as commercial properties. Nonetheless, rental housing 

does perform better when it is accessible to major highways and 
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transit. Given the benefits of the Port Campus Square and 

Port Riverwalk study areas being located along Coon Rapids 

Boulevard and the accessibility that provides, there is 

potential to capture up to 80 units of new, upscale market 

rate rental housing through 2020 and another 270 units of 

moderately priced and subsidized rental housing. If at all 

possible, any new housing should be situated close to areas with 

established amenities, such as stores, shops, personal services, 

recreation, open space, and trails. However, rental housing that is 

geared toward younger households can sometimes be a catalyst for 

new development as younger households are more willing than other 

target markets to “pioneer” into new areas. 

Moreover, with the Anoka Ramsey Community College in the Port 

Campus Square study area; there is strong potential to support new 

rental housing driven by a student population. This would be 

especially true if the community college were to transition into a 

four-year facility in the near future. 

FOR-SALE HOUSING MARKET 

The overall condition of the for-sale housing market is still battered 

and bruised. There are small signs that new home construction is 

picking up in communities with highly reputable school districts. 

Although the for-sale market has appeared to turn a corner, 

persistently high unemployment and tremendous oversupply, not to 

mention the foreclosure situation, is resulting in a very slow 

recovery. Moreover, any sites in either of the Port Campus Square or 

Port Riverwalk study areas would likely be condominiums or 

townhomes as opposed to single-family homes due to the underlying 

economics of redevelopment. And, despite the growing optimism for 

the single-family market, the market for condominiums in 

suburban settings is almost non-existent.  

SENIOR HOUSING MARKET 

INDEPENDENT L IVING:  

Projects that cater to younger, active seniors have been hard hit by 

the recession due to declining home prices that has reduced their 

ability to sell their current houses. Since this target market is still 

relatively healthy, the decision to relocate to an age-restricted 

community has more to do with lifestyle than a need-driven 

situation. Therefore, in a declining housing market, these households 

are apt to delay the decision to move until home prices increase.  

This is especially true of properties in which there is no continuum of 

care. Independent living projects that are part of a continuum of 

care have been able to mitigate the impact of declining home prices 

by also appealing to those who desire the security and certainty of 

access to care as they age-in-place. Freestanding facilities, without 

this continuum of care, have struggled to maintain occupancies or in 

the case of newer properties struggle to absorb units in a timely 

manner. 

The silver living to this grey cloud is that there appears to excess 

demand relative to supply in the Trade Area and that growth in the 

overall size of the target market is forecasted to increase 

dramatically during the next 10 years with the aging of the Baby 

Boomer generation. Therefore, as home prices begin to rise and 

target households gain confidence, there will likely be substantial 

pent up demand among those who are interested in moving, but 

have simply delayed the decision due to broader housing market 

conditions. 

For appropriate sites in either the Port Campus Square or Port 

Riverwalk study areas, market demand through 2020 is 

forecasted to be between 150 and 175 units of independent 

senior housing. It is recommended that if possible any 
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independent living project be a part of a campus that features higher 

levels of care to facilitate aging in place. These types of facilities 

have been consistently outperforming freestanding facilities for some 

time.   

ASSISTED LIVING:  

To some degree, the decline in home prices over the last three years 

has also affected the assisted living market. For many households, 

paying for the cost of assisted living is dependent on the sale of a 

home. Therefore, declining home prices has resulted in many 

families choosing to pitch-in and help aging parents and 

grandparents cope with activities of daily living instead of moving 

them to an assisted living facility. This dynamic has contributed to 

higher vacancy rates among assisted living facilities, especially in 

sub-markets where the facility draws primarily from families with 

modest incomes. However, this situation is usually anticipated to be 

temporary due to the current recession and eventually give way to a 

situation of pent-up demand. 

For sites in the Port Campus Square and Port Riverwalk study areas, 

it is anticipated that demand for assisted living through 

2020 will be between 50 and 70 units. Moreover, the potential 

sites in either study area would likely have good visibility, which is 

important for assisted living because it needs to keep awareness 

high within its trade area due to higher levels of turnover.  

MEMORY CARE:  

After a period of rapid expansion 8 to 10 years ago, memory care 

facilities have experienced very strong occupancies in recent years. 

These facilities have been somewhat buffered from the recession 

because the level of care needed is often far more than a spouse or 

other family member can handle even in difficult financial times. 

Furthermore, new advancements in design and programming have 

dramatically increased the benefits of living in such environments. In 

addition, these benefits have raised the awareness of memory loss 

and reduced its taboo nature, which has resulted in greater market 

acceptance.  

For sites in the Port Campus Square and Port Riverwalk study areas, 

it is anticipated that the market demand for memory care 

through 2020 will be 25 and 35 units. This is not enough 

demand to develop a standalone memory care facility. However, it 

would be feasible as part of a continuum of care concept. 
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Introduction 

SCOPE OF STUDY AND PROJECT BACKGROUND 

The City of Coon Rapids was awarded an EPA Brownfield Planning 

Grant to address the physical and economic conditions of 

redeveloping and revitalizing two strategic areas located along Coon 

Rapids Boulevard: the Port Campus Square and Port Riverwalk study 

areas. As part of the planning process, this market study was 

undertaken to review redevelopment opportunities in each study 

area. Understanding the market potential to develop or redevelop 

properties in each study area will assist the City to plan for 

anticipated growth, target specific development opportunities, and 

create a foundation for partnerships in the ongoing revitalization 

process.  

The approach of the market analysis includes an examination of the 

market forces that affect the types of development most often found 

in fully developed suburban communities with a variety of uses, such 

as industrial, commercial, office, and residential. The market forces 

to be examined include demographic trends, economic trends, 

development trends, and the supply and condition of competitive 

developments. 

It should be noted that many of these market forces will influence 

each study area in a similar manner because of their close proximity 

to one another. The highly overlapping nature of the market areas 

helps explain why both study areas were included in the same 

report. Nonetheless, each study area has a unique set of 

characteristics that influence the type, amount, and timing of future 

development. Therefore, where appropriate, findings and 

conclusions specific to each study area have been prepared as part 

of this report. 

REPORT STRUCTURE 

The report is organized according to the analytical steps needed to 

complete the study. The first section is an evaluation of the 

locational characteristics of each study area. The second section is 

an analysis of the socio-economic conditions of Coon Rapids and the 

broader Metro Area and how those conditions may impact market 

demand for various real estate uses. Sections three, four, five, and 

six each address specific real estate sectors and the market demand 

associated with each and their impact on each study area. 

DATA RESOURCES 

This study represents a compilation of data gathered from various 

sources, including the properties surveyed, local records, and 

interviews with local officials, real estate professionals, and major 

employers, as well as secondary demographic material. Although 

Stantec judges these sources to be reliable, it is impossible to 

authenticate all data. The analyst does not guarantee the data and 

assumes no liability for any errors in fact, analysis, or judgment. The 

secondary data used in this study are the most recent available at 

the time of the report preparation. 

The objective of this report is to gather, analyze, and present as 

many market components as reasonably possible within the time 

constraints agreed upon. The conclusions contained in this report are 

based on the best judgments of the analysts; Stantec makes no 

guarantees or assurances that the projections or conclusions will be 

realized as stated. It is Stantec’s function to provide our best effort 

in data aggregation, and to express opinions based on our 

evaluation.  
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Location Analysis 

INTRODUCTION 

Strong site factors are an essential foundation to real estate 

redevelopment success, and an understanding of these factors can 

help to optimize the long-term development vision for the City of 

Coon Rapids. This section identifies each study area’s key regional, 

local, and site-specific characteristics as they relate to the 

development of profitable and enduring commercial and residential 

development. 

The analysis begins with a macro study of the Twin Cities 

metropolitan area, followed by an assessment of Port Campus 

Square’s and Port Riverwalk’s location within the region.  

REGIONAL CONTEXT 

The Twin Cities began to grow in earnest during the 1850s and 

1860s. Saint Paul was the head of navigation along the Mississippi 

River and developed as a river port for goods being transported to 

and from the south. Minneapolis grew industrially by harnessing the 

power of St. Anthony Falls just a few miles upriver from St. Paul. 

The industry of the early Twin Cities relied on Minnesota’s natural 

resources. Forests supplied much of the lumber that helped build 

distant cities like Chicago and St. Louis. Agribusiness later assumed a 

greater importance economically, as virgin forests grew scarce after 

1910. Aided by railroad development during the late 1800s, a grain 

and flour milling empire was established in the Twin Cities. 

Minneapolis became a destination point for grain distribution 

throughout the Upper Midwest and was the largest flour-milling city 

in the world from the 1880s to the 1920s. 

The presence of two transcontinental railroads and access to river 

commerce helped the Twin Cities become a major wholesale 

distribution center serving places as far away as the Pacific 

Northwest by the early 1900s. A substantial industrial base emerged 

as well, which helped fuel growth in the Twin Cities. 

The central cities of Minneapolis and Saint Paul captured most of the 

region’s growth until 1950 (Figure 1). After 1950, however, growth 

spilled outside of the two central cities, though each remains an 

important center of activity for the region.   

Figure 1: 7-County Twin Cities Metro Area Population 1850-2010 
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The Twin Cities Metropolitan Area is the economic and cultural 

center of the Upper Midwest. Its steady growth is attributable to a 

diverse economy, which has historically allowed it to avoid the boom 

and bust fluctuations of other metro areas (Figure 2). The economy 

that was once based on the State’s natural resources has diversified 

and now has one of the best industrial mixes in the nation. The Twin 

Cities industrial base consistently ranks high in national surveys. 

Figure 2: Metro Area Growth Comparisons 1960-2030 

 
The Twin Cities ranked high nationally in 2011 among major 

metropolitan areas in the number of Fortune 500 firms. United 

Health Group, Target, Best Buy, and 3M are a few of the 19 Fortune 

500 firms headquartered in the region (Table 1). 

Table 1: Fortune 500 Companies Based in the Twin Cities 
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This high degree economic diversification has kept the Twin Cities 

unemployment rate at relatively healthy levels. Since 1990, the 

unemployment rate in the Twin Cities has consistently averaged two 

to three percentage points below the national rate (Figure 3). 

Although the recent recession has pushed unemployment rates to 

their highest rate in 30 years, the Twin Cities region has experienced 

a sharp decline over the last 18 to 24 months, likely the result of its 

diverse economy. 

Figure 3: Regional and National Unemployment Rate 1990-2011 
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PORT CAMPUS SQUARE LOCATION ANALYSIS 

The Port Campus Square study area is located about 15 miles 

north of downtown Minneapolis in Coon Rapids along a stretch 

of Coon Rapids Boulevard that is roughly between Crooked 

Lake Boulevard and Pheasant Ridge Drive (Map 1). 

STUDY AREA LAND USES 

The study area includes some major public institutions and 

facilities, especially south of Coon Rapids Boulevard. The 

western half of the study area is comprised almost entirely of 

the Anoka Ramsey Community College (ARCC). With over 

6,000 students and 500 employees, this campus generates a 

considerable amount of activity within the Study Area and will 

have a profound influence on future development 

opportunities. Although the campus includes significant 

classroom and office space, a good deal of the land under 

their control consists of surface parking lots and vacant, 

wooded land, which presents substantial opportunity for 

change. Moreover, it is ARCC-controlled property that abuts 

the Mississippi River. This is important because extending 

public access to the River greatly enhances development 

throughout the study area. 

Another major public component of the study area is the new 

Coon Rapids Community Ice Arena, which replaced a vacant 

“big-box” retail center that languished for several years after 

Target and Rainbow Foods relocated to newer properties a couple 

miles north of the study area. In addition to the ice rink itself, the 

new arena also features concession space and community meeting 

rooms. There are also plans to build a new Community Center and 

perhaps a new Anoka County library in the vicinity of the Ice Arena, 

which will further cement this location as a key center of activity. 

South of Coon Rapids Boulevard, despite the recent demolition of a 

large, big-box center, there remain several retail establishments in 

varying stages of investment, some of which are older and awaiting 

demolition as part of the redevelopment process. While others, such 

as the McDonald’s at the corner of Coon Rapids Boulevard and 

Mississippi Boulevard, is a thriving business with new investment. 

Map 1: Port Campus Square Study Area 
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There also exist several multifamily properties in the study area 

south of Coon Rapids Boulevard. These are located closer to ARCC 

and mostly consist of apartments that are now more than 30 years 

old. 

North of Coon Rapids Boulevard, the study area consists mostly of 

retail, which again includes a mixture of properties with recent 

investment as well as aging properties with lower rents and more 

service-oriented businesses, such as an indoor batting cage and 

school district offices, as opposed to traditional retail stores. 

SURROUNDING LAND USES 

The Port Campus Square study area is surrounded largely by single-

family, detached housing. There are some smaller multifamily 

properties located immediately north and south of the study area, 

but neither of which takes away from the general feel that the areas 

surrounding the study area are mostly single-family residential. 

Along Coon Rapids Boulevard, extending to the west and east of the 

study area are pockets of additional retail in the form of small strip 

centers and single-use properties, though none of these areas 

approach the concentration of retail uses that are within the study 

area. 

North of Coon Rapids Boulevard, but just outside of the study area is 

an open space that is related to the presence of long-established 

telecommunications tower operated by WCCO studios. This area has 

not change for many years and will likely remain space as long as 

the communications tower remains in use. 

The most important nearby use, though not shown on Map 1, is the 

Mercy Hospital complex located approximately one mile west of the 

study area along Coon Rapids Boulevard. This area contains over 

2,000 workers and would represent a significant local base of 

workers from which to market retail, office space, and housing. 

Overall, none of the surrounding land uses would negatively impact 

the market potential of redeveloping portions of the study area. As a 

matter of fact, most of the uses are complementary. The only 

potential downside may be in working with residents of the 

surrounding single-family neighborhoods to allay any potential fears 

or concerns that come with significant change. 

REGIONAL ACCESS  

The study area is connected to the broader Metro Area via Coon 

Rapids Boulevard. Coon Rapids Boulevard is a county highway that 

carries approximately 20,000 vehicles per day (Map 2) near the 

study area. About four miles southeast of the study area, Coon 

Rapids Boulevard connects to Highway 610 and US Highway 10, 

both of which are connected to the region’s network of controlled-

access highways. Other important highway connections include US 

Highway 10 north of the study area, which is accessed via Hanson 

Boulevard or Round Lake Boulevard, or US Highway 169 in Anoka, 

which is about three miles west of the study area and can be 

accessed via Main Street in downtown Anoka.  

Although the study area can easily connect to the regional network 

of highways, it is somewhat isolated in this relative to most other 

fully-built up communities. Therefore, uses that depend on 

convenient access from persons and businesses located throughout 

the Metro Area have a wealth of other locations with which to 

choose from that have superior highway access. 
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The challenge related to direct highway 

access has already had a chilling effect on the 

retail potential of the study area. Prior to the 

completion of US Highway 10 as a controlled 

access highway, Coon Rapids Boulevard was 

the primary route for many Coon Rapids and 

Anoka residents to access the other more 

distant parts of Metro Area. Once Highway 10 

was improved, much of that regional-based 

traffic moved from Coon Rapids Boulevard and 

to Highway 10. As a result, many of the 

retailers that had locations along Coon Rapids 

Boulevard chose to move to newer buildings 

with more direct highway access. 

LOCAL ACCESS 

Local vehicular access from Coon Rapids 

Boulevard is excellent. The approximately 

20,000 vehicles per day is enough traffic to 

support many forms of convenience-based 

retail dependent on high traffic volumes and 

visibility. Moreover, there are several 

controlled intersections in the study area that 

allow easy access to most sites within the 

study area. Any barriers to local access would be related to north-

south movement. In particular, the BNSF rail line, which runs parallel 

to Coon Rapids Boulevard about a ¼ to ½ mile to the north, has 

few quality crossings, which severely restricts movement and thus 

limiting the potential size of the retail trade area. 

Non-vehicular access to the study area is good, but several crucial 

linkages that would bring pedestrians and cyclists into the heart of 

the district are missing. Moreover, Coon Rapids Boulevard has a very 

wide right-of-way and crossing it as a pedestrian or bicyclist can be 

daunting, especially if one is not at a signaled intersection.  

VISIBILITY 

Given the traffic volumes along Coon Rapids Boulevard, visibility to 

most retail sites within the study area are excellent, though some 

older properties that were likely located when traffic patterns were 

different may suffer from this obsolescence.  

Map 2: MnDOT Average Annual Daily Traffic Counts, 2010 
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DEVELOPMENT MOMENTUM 

The area in and around the study area has numerous examples of 

recent private investment indicated by new signs, facades, building 

additions, and even several new buildings. More importantly, though, 

significant new public investment in the form of a new ice arena and 

the pending Community Center and library will greatly enhance the 

momentum of the study area and will undoubtedly capture the 

attention of the real estate community.  

AVAILABILITY OF LAND 

One of the biggest benefits of the study area is the availability of 

land for new development. This supply of land will allow a great deal 

of flexibility, which will help with the marketability of the study area 

by allowing strategic siting of individual projects in a manner that 

can best match current market demand with the long range vision. 

In other words, limited land can sometimes force development 

decisions that are counter to a long range vision. 

PORT CAMPUS SQUARE CONCLUSION 

The Port Campus Square study area is well positioned to attract new 

development. It has ample land for redevelopment and the 

introduction of public open space amenities. It has complementary 

land uses that surround it. It has significant development 

momentum already underway with the completion of the new ice 

arena, several new retail improvements, and the planned Community 

Center and library. It has greatly reduced the amount of obsolete 

and blighted retail space that no longer fit the study area’s trade 

area. And, the opportunities are very strong to capitalize on demand 

generated by the nearby activity centers of Anoka Ramsey 

Community College and the Mercy Hospital complex. Plus, the 

potential to connect to the Mississippi River would introduce a 

significant amenity that will draw potential residents, shoppers, and 

small office users.  

The biggest barrier to redevelopment in the Port Campus Square 

study area is making sure that the first projects don’t overreach by 

relying too much on an unrealistic trade area. With the transition of 

Coon Rapids Boulevard in recent years from a principal arterial to a 

minor arterial, the market dynamics affecting the study area have 

changed dramatically. Early redevelopment projects need to respect 

this change. If they don’t and as a result fail to succeed, they could 

severely impact the long term prospects of the quality and quantity 

of redevelopment in the study area. 
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PORT RIVERWALK LOCATION ANALYSIS 

The Port Riverwalk study area is located about 13 miles 

north of downtown Minneapolis in Coon Rapids along a 

stretch of Coon Rapids Boulevard that is roughly between 

East River Road and Egret Boulevard (Map 3). 

STUDY AREA LAND USES 

The Port Riverwalk study area is mostly vacant except for 

several small commercial buildings on the north side of 

Coon Rapids Boulevard just east of Egret Boulevard. 

SURROUNDING LAND USES 

Bordering the southern edge of the study area are several 

apartment buildings and a skilled nursing facility. 

Extending beyond the immediately adjacent multifamily 

housing is neighborhood of detached, single-family 

homes. 

Bordering the northern edge of the study area is a school, 

a medical clinic, and some active park space that includes 

a miniature golf course, and ball fields. 

West of the study area is a neighborhood of mostly 

single-family homes and a school. East of the study area, 

the character of the area becomes dominated by 

infrastructure related to the road system with the splitting of Coon 

Rapids Boulevard and East River Road as well as a set of rail road 

tracks.  

REGIONAL ACCESS 

The study area is connected to the broader Metro Area via Coon 

Rapids Boulevard. Coon Rapids Boulevard is a county highway that 

carries approximately 31,000 vehicles per day (Map 2) near the 

study area. Less than a mile south of the study area, Coon Rapids 

Boulevard and East River Road connect to Highway 610 and US 

Highway 10, both of which are connected to the region’s network of 

controlled-access highways.  

  

Map 3: Port Riverwalk Study Area 
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LOCAL ACCESS 

Local vehicular access from Coon Rapids Boulevard is good. The 

approximately 31,000 vehicles per day is enough traffic to support 

many forms of convenience-based retail dependent on high traffic 

volumes and visibility. Moreover, there are controlled intersections at 

100th Lane NW and Egret Boulevard that allow easy access to most 

sites within the study area. Like the Port Campus Square study area, 

the primary barriers to local access are related to north-south 

movement. In particular, the BNSF rail line, which runs parallel to 

Coon Rapids Boulevard is less than a ¼ mile to the north and has 

crossings at Egret Boulevard and the Coon Rapids Boulevard 

Extension, though this is not a quality crossing.  

VISIBILITY 

Given the traffic volumes along Coon Rapids Boulevard, visibility to 

most retail sites within the study area is excellent.  

DEVELOPMENT MOMENTUM 

Although a number of sites have been cleared in the study area, 

there has been minimal new development. And, without any new 

development to point to, the study area must overcome the 

perception that it is not ready for development.   

AVAILABILITY OF LAND 

Similar to the Port Campus Square study area, one of the biggest 

benefits of the Port Riverwalk study area is the availability of land for 

new development. This supply of land will allow a great deal of 

flexibility, which will help with the marketability of the study area by 

allowing strategic siting of individual projects in a manner that can 

best match current market demand with the long range vision.  

 

PORT RIVERWALK CONCLUSION 

The Port Riverwalk study area is well positioned to attract new 

development, though it doesn’t have the development momentum, 

concentration of complementary uses, and presence of key activity 

generators that the Port Campus Square study area benefits from. 

However, it does have ample land for redevelopment and/or the 

introduction of public open space amenities. Also, none of the 

surrounding land uses would detract from the marketability of the 

study area, though they may not necessarily enhance it as well. 

Another benefit, though, is the proximity of the Mississippi River and 

the Coon Rapids Dam Regional Park, which is a significant amenity 

that will draw potential residents.  
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Socio-Economic Analysis 

INTRODUCTION 
This section examines the demographic and economic trends of 
Coon Rapids. Changing demographic and economic trends can signal 
ways in which the market will likely respond to future demand for 
housing, retail, and services.  

POPULATION AND HOUSEHOLDS 
Figure 4 presents population and household growth trends for Coon 
Rapids from 1960 to 2010. From 1960 to 2000, Coon Rapids added 
an average of 9,300 people each decade. During the 2000s, though, 
Coon Rapids’s population began to stabilize as it lost about 130 
persons after decades of strong growth. As of 2010, the population 
is roughly 61,500. The decline in population is largely due to 
declining household size. As a matter of fact, Coon Rapids actually 
added nearly 1,000 households during the 2000s, but this growth in 
households could not offset overall population decline.  

Figure 5 compares the rate of population growth in Coon Rapids to 
Anoka County and the Metro Area over the past five decades. In the 
1960s and 1980s, Coon Rapids had a growth rate that far exceeded 
the metro area and even Anoka County. During the 1990s, the 
growth rate of Coon Rapids was much similar to that of Anoka 
County and the Metro Area. As noted previously, Coon Rapids’s 
population growth rate has begun to lag behind the County and 
Metro Area due in part to declining household size and the fact that 
Coon Rapids no longer has significant amounts of available vacant 
land for new development. Therefore, any future growth in Coon 
Rapids will have to be the result of redevelopment of existing uses. 

Figure 4: Coon Rapids Population and Households 1960-2010 

 

Figure 5: Population Growth Rates for Coon Rapids, Anoka County 
and Metro 1960-2010  
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AGE 

The median age of the population, regardless of locale, has been 

increasing since 1970 (Figure 6). However, Coon Rapids has been 

aging more rapidly than other areas. In 1970, its median age was 11 

years younger than the US median. By 2010, it had the same median 

age as the US. 

The age profile of the population has important ramifications on the 

market for new real estate development. Younger persons have 

significantly different demands than older persons when it comes to 

housing, retail, recreation, health care, and institutional uses.  

HOUSEHOLD SIZE 

Related to the aging of the population is household size. Household 

size declined sharply between 1970 and 1980 as the youngest baby 

boomers moved out of their parent’s homes and started new 

households (Figure 7). The drop was especially sharp in Coon 

Rapids, which went from 4.5 persons per household to 3.0 persons 

per household in only 20 years. Since 1990, household size has 

continued to drop, though nowhere near the sharp declines of the 

1970s. 

Changes in household size can impact real estate markets in a 

variety of ways. For example, fewer individuals in a household 

decrease the need for household goods and personal services, which 

can greatly impact certain segments of the retail market. Conversely, 

increasing household size results in greater population density and 

more demand for retail goods and services within the same 

geographic trade area. 

 

Figure 6: Median Age 

 

Figure 7: Household Size 
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HOUSEHOLD TYPE 

Household types have dramatically changed since 1970. In the last 

40 years, as the population has aged, the percentage of households 

defined as married couples with children has significantly decreased 

(Figure 8) while the percentage of single-parent families and single-

person households has increased. This drop has been especially 

acute in Coon Rapids where only 21% of all households are now 

married couples with children, compared to 77% in 1970. 

Changing household types influence real estate by affecting the 

types of retail demanded by consumers. For example, discount 

merchandisers, such as Target and Wal-Mart, no longer can rely 

primarily on a format designed for busy, young families. Instead, 

savvy retailers will need to know the unique characteristics of their 

trade area and design their stores and services around those 

characteristics.  

HOMEOWNERSHIP 

Homeownership in Coon Rapids has historically been well above 

national and regional rates. This is generally because Coon Rapids 

has a high proportion of owner-occupied, single-family housing and 

has not gone through strong periods of apartment construction like 

many other communities of similar size. However, it is interesting to 

note that homeownership declined pretty much everywhere during 

the 2000s. 

Traditionally, low homeownership is indicative of a more mobile 

population that lives in their place of residence for short periods of 

time. However, structural change in the for-sale housing market due 

to the recent bust is making homeownership less attractive. This 

may result in more long-term or “lifestyle” renters who choose to not 

own their housing, though they may have the means to do so.  

Figure 8: Married Couple Families with Children 

 

Figure 9: Homeownership Rate 
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INCOME 

Since 1980 Coon Rapids’s median family income has been falling 

relative to the US median family income. The decline was especially 

sharp during the 2000s when Coon Rapids’s median family income 

went from being roughly equal to that of the Metro Area to falling 

well below. While Coon Rapids’s incomes have been falling, the 

Metro Area and Anoka County median family incomes have been 

generally increasing relative to the national norm.  

Income is important because it directly relates to the spending 

power of area residents and their ability to support retail and afford 

new forms of housing.  

UNEMPLOYMENT RATE 

From late 2007 to early 2010, the unemployment rate in the Twin 

Cities Metro Area increased sharply and reached a rate not seen for 

over 25 years. This has had a dampening effect on the demand for 

housing, retail, and office space in the Metro Area. Presumably, as 

the overall economy improves, many businesses will begin to hire 

more employees, which will increase economic activity and produce 

short-term demand in all real estate sectors. The challenge is that 

the job losses registered between 2007 and 2010 were so deep and 

severe that it may take many years before the economy returns to 

employment levels that were pre-recession. 

 

Figure 10: Median Family Incomes ($100 = US Median Family Income) 

 

Figure 11: Unemployment Rate 
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EMPLOYMENT BY INDUSTRY 

Employment in the Twin Cities Metro 

Area experienced a slight growth 

between 2000 and 2006 (Table 2). 

Industry sectors that grew the most 

during this time were Health and 

Education Services and Leisure and 

Hospitality, and Financial Activities. 

Balancing out these increases were 

declines in Manufacturing, 

Information, Trade, and Professional 

and Business Services.  

Between 2006 and 2011, however, 

most industry sectors experienced 

employment decline with the biggest 

losses occurring in Manufacturing, 

Construction, and Trade, 

Transportation, and Utilities. The only 

industry to experience any appreciable job growth during the latter 

half of the 2000s was Health and Educational Services. 

SOCIO-ECONOMIC CONCLUSION 

Conn Rapids’s population declined slightly in recent years. This is 

largely the result of decreasing household sizes due to an aging of 

the overall population. This phenomenon is not unique to Coon 

Rapids. Most communities that have run out of vacant land for 

development will ultimately experience this cycle where residents 

age in place, preventing housing turnover and resulting in population 

decline. The effects of this dynamic are changing market 

demographics for area retailers and a housing stock that is at risk of 

deferred maintenance because new, often younger, families are not 

moving into the area and reinvesting in area homes.  

At the same time, communities surrounding Coon Rapids, such as 

Blaine and Andover, have been some of the fastest growing 

communities in recent years because of the availability of vacant 

land that can capture new growth. Therefore, it will be important for 

Coon Rapids to identify places for redevelopment with which to 

capture some of the growth occurring nearby. 

  

INDUS T R Y 2000 2006 2011 No. P ct. No. P ct. No. P ct.

Goods Produc ing Dom ains

Natura l R es ourc es  &  Mining 3,220        3,604       3,637       384 11.9% 33 0.9% 417 13.0%

C ons truc tion 75,163      75,850     51,000     687 0.9% -24,849 -32.8% -24,163 -32.1%

Manufac turing 217,162    185,244    159,833   -31,918 -14.7% -25,411 -13.7% -57,329 -26.4%

S ervice Produc ing Dom ains

T rade , T rans portation, &  U tilitie s 341,196    326,511    295,231   -14,685 -4.3% -31,280 -9.6% -45,965 -13.5%

Inform ation 54,185      43,374     40,859     -10,811 -20.0% -2,516 -5.8% -13,326 -24.6%

F inanc ia l A c tivitie s 126,980    137,638    132,076   10,658 8.4% -5,562 -4.0% 5,096 4.0%

P rofes s ional &  B us ines s  S e rvic e s 263,779    254,456    257,599   -9,323 -3.5% 3,143 1.2% -6,180 -2.3%

H ealth &  E duc ation S e rvic e s 263,963    315,534    343,252   51,571 19.5% 27,718 8.8% 79,289 30.0%

L e is ure  &  H os pita lity 138,716    153,017    151,398   14,301 10.3% -1,618 -1.1% 12,682 9.1%

O the r S e rvic e s 55,633      55,454     52,637     -179 -0.3% -2,817 -5.1% -2,996 -5.4%

P ublic  A dm inis tration 60,763      64,601     65,275     3,838 6.3% 674 1.0% 4,512 7.4%

T ota l, All Industries 1,600,760  1,615,282 1,552,796 14,522 0.9% -62,486 -3.9% -47,964 -3.0%

S ourc e : Minnes ota D epartm ent of E m ploy m ent and E c onom ic  D eve lopm ent

T win C ities Metro Area C hange 00-06 C hange 06-11 C hange 00-11

Table 2: Employment by Industry 2000-2010, Twin Cities Metro Area 
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Retail Market 

INTRODUCTION 

Retail is one of the most highly competitive and fluid real estate 

market sectors. Existing stores are constantly being challenged by 

new concepts, locations and competitors. Turnover is very common 

and tenants and landlords must constantly be listening to the market 

and making strategic reinvestments or tenant mix changes to ensure 

their centers are vibrant and profitable. 

It is important to monitor this constant market change to ensure that 

the total size of available retail space is in line with retail demand. 

When available retail space is beyond the size that can be supported 

by market demand, vacancies become more common. For retail 

areas dependent on a large retailer, such as a mall or center, this 

can be amplified by a "domino effect" caused by the common 

practice of co-tenancy where one tenant's lease requirements are 

tied to the condition that another tenant remains active in the area.  

Excess retail supply also puts downward pressure on lease rates 

which can reduce the cash flow available to landlords for making the 

strategic reinvestments necessary for their property to remain 

competitive. This can lead to an overall decline in retail quality and 

can lead to negative impacts that can be a community concern. 

The other reason to monitor the size of the retail market is to 

prevent an overly restrictive retail environment. When a community 

does not provide sufficient retail area to satisfy market demand, then 

the variety of retail options available to its customers may be 

reduced and economic activity is diverted to other retail districts or 

communities.  

It is therefore very important that communities attempt to find a 

balance between the amount of retail development and retail market 

demand. 

It should be noted that the retail market analysis section of this 

report focuses primarily on the Port Campus Square study area. This 

is due to the limited potential to support significant retail in the Port 

Riverwalk study area for the following reasons. First, Port Riverwalk 

is located in close proximity to the Northtown retail district but is too 

far from its core to benefit as a satellite retail district. Second, the 

local trade area is highly constrained by area traffic patterns in which 

north-south movement is severely limited. Third, the lack of a 

prominent cross street decreases the potential for an area of focus. 

Fourth, there is no established retail presence to build upon. 

Despite these barriers, Coon Rapids Boulevard in the Port Riverwalk 

area does have traffic volumes in excess of 30,000 vehicles per day. 

Therefore, there is potential to capture a portion of that traffic for 

highly convenience-driven retail, such as gas stations, coffee shop, 

etc. However, this is limited and would not necessarily extend 

beyond one or two visible sites at a key intersection. 

TYPES OF RETAIL CENTERS AND GOODS 

The design of retail districts in urban areas has changed significantly 

during the 20th century, expanding from walkable town centers to 

auto-oriented shopping centers to the diverse types of retail centers 

we see today. Many of the changes have been linked to metropolitan 

growth patterns, changes in urban transportation systems – 

including the rising dominance of the automobile – and evolving 

retailing technologies. 
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One result of this change is that communities have inherited a mix of 

current and older retail centers that vary in economic performance 

and physical character. Whether a retail location is older, such as a 

downtown, or brand new, there is a promising opportunity to create 

pedestrian-friendly uses by adopting urban design approaches that 

emphasize links to local neighborhoods, walkability, transit access, 

complementary land uses, and natural amenities.   

A clear understanding of the form and dynamics of retail centers is 

helpful when positioning them in a community. They can vary 

dramatically based on: 

 Physical size 

 Built form 

 Metropolitan location 
 Transportation access 

 Size of Trade Area 
 Mix of services and tenants 

 Presence of competing centers 

Many forces can affect the performance of retail districts over time: 

 Changes in the regional transportation system can alter the 
relative situation of districts, e.g. freeway or transit station 

proximity. 

 A boom in construction of retail centers during the 1960s-1980s 
resulted in an overbuilt retail market in many communities 

today. 

 Aging retail centers often need major renovation, expansion, or 

repositioning to be competitive. 

 Changing demographics in the Trade Area may reduce buying 

power or create a market mismatch for a retail district. 

 Smaller retail districts often lack space for expansion and 

struggle to compete with areas that can accommodate stores 
that are increasingly larger, e.g. supermarkets and discount 

stores. 

 Competition can increase due to new and expanding retail 

districts within five miles. 

 Diversification of shopping center types with new formats and 
popular tenants increases the competitive challenge. 

The area from which a retail district draws the majority of its 

business is known as the Trade Area. The boundary for a Trade Area 

is determined by many factors, but mostly by the location of the 

next closest district offering a similar complement of goods and 

services. Ideally, the Trade Area for a given district has no other 

competitors for several miles in each direction, giving the district the 

strong advantage of convenience to the households and employers 

surrounding it. In reality, travel routes and intervening land uses 

(e.g. large rail yards with no crossings) often make one district more 

convenient than another retail district that is closer “as the crow 

flies.” 

Determining the Trade Area around a retail district depends on the 

amount of goods and services it can offer to the surrounding 

household base; the level of offering is usually related to the size of 

the district and the order of goods and services available.   

Goods are often classified on a relative scale from lower order to 

higher order goods. Lower order goods are those goods which 

consumers need frequently and therefore are willing to travel only 

short distances for them. Higher order goods are needed less 

frequently so consumers are willing to travel farther for them. These 

longer trips are usually undertaken for not only purchasing purposes 
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but other activities as well. Figure 12 demonstrates where some of 

the common goods and services might fall along this continuum. 

Figure 12: Hierarchy of Retail Goods and Services 

 

It is also important to keep in mind that retail trade areas vary 

considerably, depending on surrounding housing density and the 

attraction of the specific retail tenants. Stores in higher-density areas 

can thrive with smaller Trade Areas.  

RELATIONSHIP BETWEEN RETAIL DEMAND AND 
DEMOGRAPHICS 

Retailers capture sales from five main categories of consumers: 

residents, daily workers/students, commuters, intermittent 

(transitory) visitors, and destination shoppers. Of these, residents 

are usually the main source of income for most retailers. In the case 

of the Port Campus Square area, however, the large number of 

students and nearby hospital and clinic workers means that this 

group could represent a significant proportion of market demand.  

In general, neighborhood retailers perform best when they are 

surrounded by “rooftops,” rather than simply trying to capture drive-

by traffic. The strongest retail locations do a bit of both; they serve 

the residents living in the surrounding area and, because they are 

located on high-traffic streets, they capture business from 

commuters, intermittent visitors, and daily workers. 

RESIDENT CONSUMERS 

 Spend, on average, between 10%-20% of household income at 

local retailers (not including auto spending); this is far more per 
capita and per-trip than other consumer types. 

 Support a wider variety of retail goods and personal services 

than daily workers or transitory visitors; everything from haircuts 
to hardware to prescriptions. 

DAILY WORKERS/STUDENTS  

 Spend just a fraction on local retail compared to residents, but 

can be regular customers for restaurants, coffee shops, and 

other specific retailers. 
 Generally limit their spending time to the working hours during 

Monday-Friday. 
 Spend in narrow categories such as restaurants and 

convenience/gas. 

INTERMITTENT VISITORS 

 Are difficult to predict but can be significant sources of business 

to retailers located on major thoroughfares with good access. 

COMMUTERS  

 Do not generate high levels of patronage for most retail tenants. 
 Like daily workers, can become regular customers for specific 

retailers such as coffee shops or convenience/gas stations. 

DESTINATION SHOPPERS  

 Will drive significant distances and make special trips to shop at 

specific stores. 
 Can be very loyal customers for the retailers they patronize. 

L ow Order Goods H igh Order Goods
- Unplanned purc has e - P lanned purc has e

- L ow c os t pe r unit - H igh c os t pe r unit

- Minim al s e lec tion - Max im um  s e lec tion

- F requent purc has e - Infrequent purc has e

Automobiles

Furniture

Appliances

Clothing

Tobacco

Coffee

Fast 
Food Jewelry

Groceries Hair 
Cuts

Fine 
Dining

Sporting
Goods

Liquor
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 May often spend a substantial amount of money at one visit, or 

over the course of a year. 

Given that residents (the consumer unit being a “household”) 

generate the bulk of income for most retailers, the alignment 

between the demographic characteristics of the surrounding 

population and the tenant mix of a retail district is crucial. In an ideal 

world, the mix of tenants at a retail district would satisfy all of the 

regular needs of the surrounding population. 

For example, a strip retail center located adjacent to a subdivision of 

starter homes with young families would offer such tenants as a 

grocery store, a hardware store, a drugstore/pharmacy, and family 

restaurants among others. A retail center in an inner-city urban area 

with few families would offer independent coffee shops, bookstores, 

niche restaurants with bars, and other specialty stores catering to 

singles and professionals.  

OTHER FACTORS INFLUENCING RETAIL MARKETS 

Over the course of 100 years, consumer spending patterns have 

shifted dramatically. Categories that typically consist of retail 
purchases have been squeezed by other categories, namely housing, 

transportation, and a rapidly growing “other” category, which 
consists mostly of healthcare, education, and savings. Although the 

proportion we spend on food and apparel has dropped dramatically 

due to the industrialization of their processing, Figure 13 below still 
underscores the fact that an increasing share of spending is being 

diverted into non-retail categories.  

 

 

Figure 13: Historic US Consumer Spending as a Percentage of 
Income, 1901-2008 

 

More threatening to the long range prospects of traditional retail is 

the growth in e-commerce or on-line purchasing of goods and 

services. Overall, e-commerce remains a very small proportion of all 

retail spending (Figure 14). However, growth since the late 1990s 

has been almost exponential. Although it will likely taper as retailers 

figure out how to more effectively combine the on-line and in-store 

experience, each half a percentage growth in e-commerce translates 

into millions of fewer square feet of traditional retail space that can 

be supported nationwide. However, neighborhood-oriented retail will 

likely feel less effect because the goods are generally consumed 

soon after purchase and therefore more immune from online 

competition. 
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Figure 14: Growth in E-Commerce Retail Spending 
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TRADE AREA DEFINITION 

The Port Campus Square retail trade area is centered along Coon 

Rapids Boulevard extending approximately four miles from the 

border with Anoka on the west to the Port Riverwalk area on the 

east (Map 4). The Mississippi River forms the southern border of the 

trade area, while the BNSF railroad tracks form the northern border 

of the trade area. 

The location of competitive retail districts and existing traffic 

patterns has a major impact on the definition of the retail trade area 

for the Port Campus Square location. Riverdale, a large regional 

shopping center located at the intersection of US Highway 10 and 

Round Lake Boulevard, is less than two miles north of Port Campus 

Square. The proximity of this major retail district not only restricts 

the size of the Port Campus Square trade area, but also attracts 

numerous residents from the trade area because of its greater 

diversity of retail stores and offerings. As a result, the Port Campus 

Square retail trade area only extends less than one mile to the north 

and west of the actual Port Campus Square site.  

Furthermore, another important regional shopping center, 

Northtown, is located approximately four miles south and east of the 

Port Campus Square area, which also serves to limit the size of the 

trade area. However, because Northtown is somewhat more distant 

from Port Campus Square than Riverdale, the trade area extends 

further south and east than it does to the north and west.  

Also limiting the size of the trade area are the Mississippi River and 

the BNSF railroad tracks, both of which are barriers to north-south 

movement across Coon Rapids.  

  

Map 4: Retail Trade Area Map 
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MACRO RETAIL TRENDS 

The retail real estate market has been profoundly impacted by the 

current recession. Retail markets typically lag slightly behind 

residential markets as most retailers follow the axiom of “follow roof 

tops.” Not surprisingly, as the residential market crashed due to lax 

lending standards and over building, the retail market has followed 

suit. Compounding the problem, high unemployment has resulted in 

a sharp decline in consumer spending. Finally, the recent recession 

was particularly difficult for some retailers because it also included a 

widespread seizing up of credit markets which contributed to several 

significant retail bankruptcies, in part, due to inability to manage 

heavy debt burdens.   

The recession has affected tenants of all types, but has been 

particularly difficult in the “big box” format due to the number of 

bankruptcies in this format and the limited flexibility of the space to 

adjust to other formats. Many of the “big box” stores that have 

suffered are due to a business model that stresses wide selection of 

a narrow range of goods. Often termed “category killer” in the real 

estate industry, these stores often dominate a particular category of 

goods, such as office supplies, toys, fabrics, etc. Most vacant “big 

box” stores have remained vacant, even in extremely desirable retail 

locations and landlords have even resorted to inserting non-

traditional tenants such as deep discounters (i.e. Big Lots), thrift 

stores, (i.e. Goodwill) and temporary tenants that would have been 

viewed as less desirable tenants before the recession. 

The overall retail vacancy rate for the Twin Cities increased sharply 

from 2007 to 2009 and is currently at 5.3% (Figure 15). 

Furthermore, as demand for retail space declines, many retail 

tenants are renegotiating leases and putting downward pressure on 

rents. Since 2007, average quoted rates have dropped from nearly 

$16 per square foot to just over $13 per square foot. Vacancy rates 

are at the highest rate in 14 years. Most retail development that was 

planned in recent years has been postponed, cancelled or scaled 

back in scope. However, given recent employment gains and pent-

up demand from prolonged belt tightening, some retail sectors are 

beginning to see strong sales, though aggressive expansion and 

growth appears several years away. 

Figure 15: North Metro and Metro Area Retail Vacancy and Lease 

Rates 

 

NORTH METRO RETAIL CONDITIONS 

The condition of the retail market in the North Metro appears to 

have mirrored the experience of the entire Metro Area (Figure 15). 

Quoted lease rates dropped dramatically starting in 2007 and despite 

a brief rebound in 2010 continued to decline throughout 2011. In 
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contrast, though, vacancy rates increased sharply in 2010 in North 

Metro while vacancy rates across the Metro have appeared to 

moderate somewhat. 

This sharp upward trend in vacancies is likely due to large, “big-box” 

chain stores that have come on the market because of bankruptcies. 

Examples of this include Circuit City and Cost Plus World Market. 

When “big-box” stores go vacant, they can be especially difficult to 

fill because so few retailers can use all the space. Moreover, these 

stores are difficult to subdivide. In some areas, these stores have 

been repurposed into other uses, such as self-storage facilities, 

churches, and educational facilities. 

COMPETITIVE TRADE AREA RETAIL DISTRICTS 

There are seven important retail districts in and near the Port 

Campus Square retail trade area (Table 3 and Map 5). As noted 

previously, Riverdale and Northtown are two large districts each with 

over 2 million square feet of retail space. These districts anchor retail 

activity in the North Metro and include a wide variety of retail goods 

and services. Although the Northtown area is somewhat larger in 

total square footage than Riverdale, Riverdale is newer and has a 

slightly more affluent household base and thus has been able to 

attract most of the large national retail chains that prefer regional 

centers.  

Other important retail districts are located along Highway 10 at Foley 

Boulevard and Hanson Boulevard. The Foley area features a number 

of large single-use stores, which generally do not form a cohesive 

shopping district because the uses, including car dealerships, a 

multiplex cinema, and a furniture store, aren’t particularly 

complementary. The area around Hanson Boulevard is a more 

traditional community center in which a large grocery store, in this 

case Cub Foods, anchors the district. 

Table 3: Trade Area Retail Districts 

 

Although the retail along Coon Rapids Boulevard is spread out and 

spans several miles, there are noticeable nodes at key intersections. 

The largest node, which is centered on Crooked Lake Boulevard, 

would generally be considered the Port Campus Square area. This 

area has approximately 300,000 square feet of retail with a mixture 

Retail District

Principal Centers 2011 2010 2009

Riverdale 85 2,114,000 -- 2.8% 3.3% 4.5% $24.99

Riverdale Commons 518,000 1998 -- -- -- --

Riverdale Crossing 316,000 1990 -- -- -- --

Riverdale Village 950,000 2000 -- -- -- --

Northtown 81 2,448,000 -- 7.8% 8.1% 9.0% $13.24

Northtown Mall 1,100,000 1972-r

Northcourt Commons 145,000 1989

Kmart Plaza 120,000 1971

Rainbow Village 132,000 1990

Springbrook Mall 185,000 1971-r

Hwy 10 & Hanson Blvd 17 323,160 -- 5.5% 4.0% 3.2% $12.50

Village Ten Center 200,000 1971 --

Hwy 10 & Foley 10 450,000 -- 1.6% 1.1% 0.5% $17.00

HOM Furniture Center 306,000 1997 --

AMC Theaters 76,000 1997

Foley Plaza 44,000 2003

33 300,000 -- 22.0% -- -- $7.74

14 100,000 -- 9.0% -- -- $13.50

6 84,000 -- 28.0% -- -- $7.88

Sources: CoStar; Stantec
1 An "r" next to year indicates building has been recently renovated
2 Average rent is based on quoted rates for "triple net" or NNN
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of older properties verging on obsolescence and properties that have 

been recently renovated with stabilized tenancy. A number of large 

retail centers have been demolished in recent years. Nonetheless, 

nearly a quarter of the existing space remains vacant.  

Furthermore, average lease rates in this portion of Coon Rapids 

Boulevard are well below the North Metro average as well as the 

other nearby competitive districts. The lower rates are mostly the 

result of a significant number of older, somewhat obsolete 

properties. Newer properties or those that have been recently 

renovated are achieving between $16 and $18 per square foot. 

There are smaller nodes at Hanson Boulevard and Round Lake 

Boulevard. However, these districts also struggle with vacancy issues 

and in the case of the area around Hanson Boulevard the majority of 

retailers in this area are related to automobile maintenance or repair. 

RETAIL TRADE AREA DEMOGRAPHICS 

The Retail Trade Area declined by 2.3% between 2000 and 2010 

losing over 400 persons (Table 4). This was in contrast to the metro 

area, which grew at a rate of 7.9%. However, given the potential for 

redevelopment and housing turnover, the Trade Area is forecasted 

to grow by nearly 3,200 persons during the current decade, which 

translate to over 900 households.  

Forecast

2000 2010 2020 2000s 2010s 2000s 2010s

Population

Retail Trade Area 18,974 18,531 21,700 -443 3,169 -2.3% 17.2%

7-County Metro Area 2,642,056 2,849,567 3,144,000 207,511 294,433 7.9% 10.3%

Households

Retail Trade Area 7,060 7,187 8,100 127 913 1.8% 12.6%

7-County Metro Area 1,021,454 1,117,749 1,293,000 96,295 175,251 9.4% 15.7%

Sources: US Census; Metropolitan Council; Stantec

Numeric Change Pct. Change

Table 4: Retail Trade Area Population and Household Growth Trends 

Map 5: Trade Area Retail Districts 
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AGE DISTRIBUTION 

Like all of Coon Rapids, the population in the Retail Trade Area is 

aging rapidly. The fastest growing age groups over the past decade 

were persons age 65 to 74 and 75 and older (Table 5). This has 

resulted in a distribution of the population that now skews older than 

the metro area, whereas in 2000 the age distribution within the 

Retail Trade Area was slightly younger than the metro area. An 

aging population will impact the demand for retail as older 

households tend to spend less on traditional retail goods and 

services. Moreover, they also have different retail buying habits 

which means that the mix of retail shops that may have been 

appropriate for the trade area 20 years ago or even 10 years ago 

may no longer be the case. 

INCOME 

The Retail Trade Area has a median household income that is below 

the Metro Area median, which indicates less spending power among 

households. Moreover, it appears that income growth has been 

lagging that of the Metro Area. Although incomes often lag behind 

the metro average when a significant proportion of households age 

into their retirement years, the dynamic in the Trade Area has been 

one in which all households, regardless of age, did not have incomes 

that kept up with Metro-wide growth rates. For example, between 

2000 and 2010, households under age 25 in the Trade Area saw 

incomes actually decrease -28%, while this same age group at the 

Metro level had an increase of 8%.  

Table 6: Retail Trade Area Median Household Income 2000 and 
2010 

 

  

2000 2010 Change 2000 2010 Change

Households under 25 $40,750 $29,500 -27.6% $29,818 $32,159 7.9%

Households 25-44 $54,254 $62,563 15.3% $58,616 $69,652 18.8%

Households 45-64 $67,052 $69,815 4.1% $67,861 $77,813 14.7%

Households 65+ $25,875 $28,973 12.0% $31,233 $38,589 23.6%

All Households $52,573 $55,891 6.3% $54,807 $64,471 17.6%

Source: US Census

Retail Trade Area 7-County Metro Area

Age Group 2000 2010 Change Pct. 2000 2010 Change Pct.

Under 5 1,478 1,291 -187 -12.7% 188,236 194,329 6,093 3.2%

5 to 17 3,790 3,198 -592 -15.6% 509,298 502,642 -6,656 -1.3%

18 to 24 1,849 1,762 -87 -4.7% 244,226 267,451 23,225 9.5%

25 to 34 2,782 2,617 -165 -5.9% 411,155 420,311 9,156 2.2%

35 to 44 3,192 2,363 -829 -26.0% 469,324 391,324 -78,000 -16.6%

45 to 54 2,551 2,774 223 8.7% 363,592 440,753 77,161 21.2%

55 to 64 1,713 2,190 477 27.8% 200,980 326,007 125,027 62.2%

65 to 74 940 1,295 355 37.8% 130,615 163,425 32,810 25.1%

75 and Older 679 1,041 362 53.3% 124,630 143,325 18,695 15.0%

Total 18,974 18,531 -443 -2.3% 2,642,056 2,849,567 207,511 7.9%

Distribution 2000 2010 Change 2000 2010 Change

Under 5 7.8% 6.9% -0.9% 7.1% 7.1% 0.0%

5 to 17 20.0% 16.6% -3.4% 19.3% 17.4% -1.9%

18 to 24 9.7% 8.6% -1.2% 9.2% 9.2% 0.0%

25 to 34 14.7% 14.7% 0.0% 15.6% 15.0% -0.5%

35 to 44 16.8% 15.4% -1.4% 17.8% 14.6% -3.2%

45 to 54 13.4% 15.2% 1.8% 13.8% 15.6% 1.8%

55 to 64 9.0% 10.8% 1.8% 7.6% 10.6% 3.0%

65 to 74 5.0% 6.6% 1.6% 4.9% 5.4% 0.4%

75 and Older 3.6% 5.4% 1.8% 4.7% 5.0% 0.3%

Total 100.0% 100.0% 0.0% 100.0% 100.0% 0.0%

Source: US Census

Retail Trade Area 7-County Metro Area

Table 5: Retail Trade Area Age Distribution 
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RETAIL DEMAND 

Table 7 illustrates the methodology used to calculate retail demand. 

Demand for retail space is driven mostly by the spending power of 

Trade Area households and the supply of existing retail options. 

Spending power can also be augmented by daytime employees and 

other visitors, such as students, which have been accounted for in 

the calculation as well. The table indicates that there currently is 

excess spending power among Retail Trade Area households and 

workers/students to support approximately 50,000 square feet of 

additional retail space. Based on projected Trade Area household 

growth, the overall amount of supportable retail will increase to 

about 68,000 square feet of space by 2020. 

RETAIL SUMMARY 

Although the Retail Trade Area has the spending power to eventually 

support another 68,000 square feet of retail space by 2020, it should 

be noted that the siting of any additional retail will be dependent on 

key criteria, such as maximum visibility from highly trafficked 

thoroughfares, easy access from such throughfares, and a 

concentration of complementary stores to create a sense of 

destination. 

Another important consideration for retail in the Port Campus Square 

study area will be the continuation of on-going efforts to renovate 

and/or remove siginifcant amounts of existing retail space that is 

either older or poorly positioned for rehabilitation. If this obsolete 

space is not removed or changed into a different use, it may 

continue to be a drag on the market by keeping rents low due to 

excess space. Retail areas saddled with excess space and the 

resulting low rents have a hard time finding an ideal mixture of 

tenants that complement one another, which can be a big barrier to 

creating a marketable destination or, in other words, a “sense of 

place.”  

Table 7: Retail Trade Area Demand Calculation 

 

2010 2015 2020

Households 7,187 7,650 8,100

Average Household Income1 $68,846 $67,469 $66,119

Aggregate Household Income in Trade Area = $494,793,800 $516,135,956 $535,566,957

(times) Percent of Income Spent on Neighborhood 

Retail Goods2 x 18.3% 18.0% 17.7%

(equals) Resident Household Consumer Dollars = $90,547,265 $92,904,472 $94,795,351

(plus) Retail Spending by Daytime (Non-Resident) 

Students/Workers3 + $7,200,000 $7,200,000 $7,200,000

(equals) Trade Area Retail Spending Potential = $97,747,265 $100,104,472 $101,995,351

(divided by) Average Sales per Square Foot4 ÷ $250 $250 $250

(equals) Estimated Trade Area Demand for Retail 

Space
= 390,989 400,418 407,981

(less) Existing Supply of Competitive Trade Area 

Retail Space5 - 340,000 340,000 340,000

(equals) Potential New Retail Space that could be 

Supported in the Trade Area
= 51,000 60,000 68,000

Source: Stantec

5 The Trade Area contains approximately 640,000 square feet of "retail" space. However, a significant portion of that 

space is obsolete, poorly positioned, or poorly located for most modern retail needs. Based on a review of prevailing lease 

rates, building ages, and tenant mix, we believe as much as 300,000 square feet (e.g., Family Center Mall) is obsolete 

and not considered competitive with new retail.

3 Assuming roughly 12,000 daily students/workers in the Trade Area and average daily spending of $2.50 during the 

"work" year (Monday-Friday; 240 days per year).

2 US Department of Labor, Bureau of Labor Statistics: Average Annual Expenditures and Characteristics, Consumer 

Expenditure Survey, 2010. Percentage for 2015 and 2020 is adjusted downward slightly to account for increased on-line 

purchases of goods. Neighborhood retail excludes categories of goods, such as apparel and other durable goods, which 

are typically purchased at large regional centers (e.g., Riverdale and Northtown).

1 Figures are in 2010 dollars. 2015 and 2020 income figures are adjusted downward by 2% because the Trade Area has 

been experiencing declining incomes since 2000.

Retail Trade Area

4 Dollars and Cents of Shopping Centers  (Urban Land Institute)
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Further related to the mixture of retail tenants is the dominance of 

automotive-based businesses along Coon Rapids Boulevard. These 

types of businesses account for over 30% of all retail businesses 

along the Boulevard. Although these businesses provide an essential 

service to local customers, this degree of dominance creates an 

environment that is not particularly conducive to other types of retail 

because of the need to accommodate vehicular traffic into and out of 

their place of business. Although many of these businesses do a 

good job of providing as attractive as possible of a store front, the 

need for wide driveways, car bays, and paved surfaces, detracts 

from more experiential forms of retail, such as dining, shopping, and 

recreation. 

It should be noted that automotive-based businesses are not as 

dominant in the Port Campus Square study area as they are in other 

portions of the Coon Rapids Boulevard, such as the area around 

Hanson Boulevard. Nonetheless, the prevalence of these businesses 

throughout the Corridor is readily apparent and, as a result, does 

have an impact on its overall character and feel.  

The mixture and presence of non-automotive retail along Coon 

Rapids Boulevard was analyzed as well to determine whether there 

were any important gaps or underserved sectors. For example, 

because there are already two pharmacies along Coon Rapids 

Boulevard, the need for this type of retail is already being met.  

In contrast, dining, grocery, clothing, and durable goods (i.e., 

furniture, appliances, and electronics) were all considered to be 

underepresented along Coon Rapids Boulevard given the spending 

power of the Trade Area. However, in the case of clothing and 

durable goods, these types of stores generally require much larger 

trade areas and thus typically gravitate to large retail centers, such 

as Riverdale and Northtown. Because of the close proximity of these 

two centers to the Trade Area, these retail uses were not considered 

to be supportable in the Port Campus Square area. 

Grocery has somewhat of a similar issue since grocery store formats 

have significantly increased in size in recent years. However, the 

grocery store market has been diversifying in recent years and new 

niche forms of grocery, such as Aldi or organic food markets, have 

been capturing more and more market share. Dining is the one retail 

sector that clearly could be better represented in the Port Campus 

Square area. Furthermore, with uses such as the ice arena, 

Community Center, ARCC and nearby Mercy Hospital, more dining 

would fit with well these target markets. 
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Office Market 

INTRODUCTION 

This section provides an overview of the regional and local market 

trends for office space. This section concludes with a demand 

analysis that forecasts how much future need there will be for office 

space and the likely impact it will have on the redevelopment 

potential within the Port Campus Square and Port Riverwalk study 

areas.  

EMPLOYMENT GROWTH TRENDS 

Table 8 shows employment growth from 1970 to 2020 for Coon 

Rapids, Anoka County, and the Twin Cities Metro Area. From 1970 to 

2000, Anoka County captured anywhere from 6% to 13% of all new 

jobs added in the Metro Area. The recession of the late 2000s, 

however, resulted in an overall net decrease in jobs both at the 

County and Metro Area levels. In contrast, Coon Rapids actually 

recorded a net increase in jobs of 7% during this time, suggesting 

an employment base that was well protected from the ups and 

downs of the recession. 

During the coming decade, with an expected return of positive 

employment growth, Anoka County is anticipated to capture an 

increasing share of the Metro Area’s employment gains, while Coon 

Rapids will continue its steady path of consistent job growth.  

Figure 8: Employment Growth Trends 1970-2020 

 

OFFICE JOB PROJECTIONS 

According to the most forecasts from the Minnesota Department of 

Employment and Economic Development, the Twin Cities Metro Area 

is projected to have a net increase of over 60,000 office jobs 

between 2009 and 2019 (Figure 16 and Table 9). Clearly, 60,000 

new office workers in the next decade will increase demand for 

office space in Anoka County and Coon Rapids. However, several 

trends will temper this demand. 

First, the average space per office worker has been declining in 

recent years due to greater acceptance of telecommuting, fiscal 

response to the recession, less need for document storage, and 

greater interest in more collaborative work settings and shared 

workspaces. Historically, 250 square feet per office worker was the 

1970 1980 1990 2000 2010 2020

Coon Rapids 3,170 10,641 16,449 21,682 23,204 26,000

Anoka County 29,170 63,317 77,467 110,091 106,301 141,970

7-County Metro Area 779,000 1,040,000 1,272,773 1,606,994 1,548,000 1,743,000

Numeric Change in Emp. 1970s 1980s 1990s 2000s 2010s

Coon Rapids -- 7,471 5,808 5,233 1,522 2,796

Anoka County -- 34,147 14,150 32,624 -3,790 35,669

7-County Metro Area -- 261,000 232,773 334,221 -58,994 195,000

Percentage Change in Emp. 1970s 1980s 1990s 2000s 2010s

Coon Rapids -- 235.7% 54.6% 31.8% 7.0% 12.0%

Anoka County -- 117.1% 22.3% 42.1% -3.4% 33.6%

7-County Metro Area -- 33.5% 22.4% 26.3% -3.7% 12.6%

Share of Metro Emp. Growth 1970s 1980s 1990s 2000s 2010s

Coon Rapids -- 2.9% 2.5% 1.6% -- 1.4%

Anoka County -- 13.1% 6.1% 9.8% 6.4% 18.3%

Sources: Metropolitan Council; MN Department of Employment and Economic Development
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standard used by many architects when designing office space. This 

average has decreased to almost 150 square feet of space per 

worker and may decrease even more if current trends persist. 

Second, with declining space needs, our current supply of office 

buildings will likely be able to accommodate a larger work force as 

spaces are reconfigured to meet current trends. Third, not all office 

workers will work in a traditional office building. There are many 

examples of businesses that choose to locate typical office jobs in 

flex industrial space or even marginal retail space. 

Figure 16: Projected Growth in Metro Area Jobs by Occupation 
2009-2019 

 

Table 9: Projected Growth in Metro Area Jobs by Occupation 2009-
2019 
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Occupation Category 2009 2019 # Change % Change

Management Occupations                            106,659 111,884 5,225 4.9%

Business and Financial Operations Occupations     117,048 131,870 14,822 12.7%

Computer and Mathematical Occupations             67,776 77,038 9,262 13.7%

Architecture and Engineering Occupations          34,973 36,587 1,614 4.6%

Life, Physical, and Social Science Occupations    21,368 24,825 3,457 16.2%

Community and Social Services Occupations         37,026 40,983 3,957 10.7%

Legal Occupations                                 16,672 18,103 1,431 8.6%

Education, Training, and Library Occupations      89,951 100,277 10,326 11.5%

Office and Administrative Support Occupations     265,965 275,882 9,917 3.7%

Office Occupations 757,438 817,449 60,011 7.9%

Installation, Maintenance, and Repair Occupations 50,613 52,560 1,947 3.8%

Production Occupations                            111,222 106,780 -4,442 -4.0%

Transportation and Material Moving Occupations    91,157 92,356 1,199 1.3%

Industrial Occupations 252,992 251,696 -1,296 -0.5%

Arts, Design, Entertainment, Sports, and Media Occ 34,397 36,694 2,297 6.7%

Healthcare Practitioners and Technical Occupations 86,849 106,683 19,834 22.8%

Healthcare Support Occupations                    45,861 57,641 11,780 25.7%

Protective Service Occupations                    29,563 32,071 2,508 8.5%

Food Preparation and Serving Related Occupations  121,692 132,720 11,028 9.1%

Building & Grounds Cleaning & Maintenance Occup.  51,615 54,603 2,988 5.8%

Personal Care and Service Occupations             75,001 94,844 19,843 26.5%

Sales and Related Occupations                     172,045 178,812 6,767 3.9%

Farming, Fishing, and Forestry Occupations        5,353 5,926 573 10.7%

Construction and Extraction Occupations           52,699 60,465 7,766 14.7%

Non-Office/Industrial Occupations 675,075 760,459 85,384 12.6%

Total, All Occupations 1,685,505 1,829,604 144,099 8.5%

Source: MN Department of Employment and Economic Development



 Page 35 

 

OVERVIEW OF THE OFFICE MARKET 

The office market is a very broad category that encompasses many 

different types of properties that are typically differentiated by the 

building class (A, B, C); visibility, transportation access, structure, 

size of tenant spaces and supporting services. Some of the office 

market subcategories are as follows: 

HIGH RISE OR SIGNATURE BUILDING  

Office buildings of this type place a premium on visibility and image. 

They are typically multi-tenant buildings with a high level of 

architectural interest. Level of finish is generally high. The tenant 

mix tends to be businesses that are willing to pay a premium for 

image including corporate headquarters, law firms, financial 

advisors, advertising and other types of business services. These 

buildings are typically found in the commercial center of a 

metropolitan area, at the intersection of high volume highways and 

near very affluent suburban locations. 

LOW RISE,  MULTI -STORY BUILDING  

Office buildings of this type have the most variety of physical 

conditions and tenant mix. Class A buildings in this class can have 

many similar features to the high rise buildings and command 

elevated rents. Class B and C space can be dated and needs to 

compete more on price. Typical locations for this class of office 

space are near regional malls and along arterial roadways in 

suburban locations. The tenant mix has a wide variety and can 

include smaller corporate headquarters, medical, technology, design, 

government and business services.  

SINGLE STORY BUILDING-RETAIL  

Office buildings of this type share a lot of physical and location 

characteristics with neighborhood and strip retail. Buildings of this 

type often are located near retail areas where there is a reasonable 

amount of visibility and customer traffic. Tenant spaces are generally 

smaller in size and the businesses usually have some level of walk-in 

customer traffic that justifies the need for visibility. Typical tenants in 

this building type include insurance, real estate brokerage, medical 

services, and financial services. 

SINGLE STORY BUILDING-FLEX  

Office buildings of this type share many physical and location 

characteristics with light industrial buildings. They are often located 

in lower visibility areas where land prices are lower, enabling a 

reduced rent structure in comparison to other office types. 

Transportation access is important but does not always need to be 

direct as walk in traffic is often not a key issue for the tenants. 

Building shells involve industrial construction techniques and building 

heights. Tip up concrete panels or concrete block are common shell 

materials but the level of finish often includes some retail finish 

including colored concrete, stucco, spandrel glass, tenant signage 

and attempts to vary the appearance of flat rooflines or building 

faces. The level of aesthetic enhancement varies greatly in this 

sector based on each community’s standards and regulatory 

controls. Tenants in this building type tend to be office uses that 

require back office warehousing or light manufacturing; 

construction/repair related businesses that maintain some inventory, 

such as window or garage door installers; price sensitive large office 

users, such as call centers; and startup businesses that seek the 

lower cost and expansion flexibility of a flex building.  
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OFFICE MARKET CONDITIONS 

MACRO TRENDS 

As with other real estate classes, the office market is suffering due 

to the nation’s economic downturn. Companies that have reduced 

hiring levels have excess office space and can undercut landlords 

with reduced rent subleasing. Very few businesses are looking for 

additional office space and those that are in the market are 

maximizing their leverage with demands for reduced rent and 

extensive tenant improvement packages. Landlords are reluctant to 

enter into long term lease arrangements that would “lock in” current 

low rental rates. Landlords are attempting to remain profitable by 

aggressively cutting operating costs and making targeted capital 

improvements to improve their buildings. 

The impacts of these trends can be seen in Figure 17. Overall 

vacancy rates in the Twin Cities have been hovering between 9% 

and 10%, which is well above historic vacancy rates. It should be 

noted that these vacancy figures reflect actual vacant space that is 

being actively marketed and do not account for space that is 

occupied and being marketed nor does it account for vacant space 

that is not being actively marketed. Figure 17 also shows how the 

concessions many tenants were going after can be seen in the 

decline in lease rates since 2009. 

Vacancy rates can vary significantly by submarket due to local 

economic conditions and levels of overbuilding. Unfortunately, the 

North Metro submarket that includes Coon Rapids has generally 

underperformed compared to the Metro Area in recent years (Figure 

17). Vacancy rates, though more volatile, have been typically above 

that of the overall metro, particularly in the past four to five quarters 

when the vacancy rate spiked upward. In addition, average lease 

rates in the North Metro have been $1.00 to $2.00 less per square 

foot than the metro average, especially in the last two to three 

years. 

Figure 17: North Metro and Metro-wide Office Vacancy and Lease 
Rates 

 

COMPETITIVE OFFICE DISTRICTS 

Historically, Anoka County has not been a major submarket for office 

space in the Metro Area. The County has just over 5 million square 
feet of office space, which is less than 3% of the Metro Area total. In 

comparison, the County accounts for 7% of all Metro Area jobs and 

11% of all Metro Area households. The office space that does exist 
in the County generally consists of users that are serving the needs 

of local households and businesses. These users are typically smaller 
professional service firms, such as insurance agents, real estate 

agents, financial planners, attorneys, accountants, and various 

healthcare related firms. This is in contrast to major office 
submarkets in the downtowns of Minneapolis and Saint Paul as well 

as along the I-494 and I-394 corridors in Hennepin County in which 
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a significant proportion of office space is devoted to large corporate 

facilities and the related firms needed to support their functions.  

Although office space in Anoka County generally consists of users 

who provide services to the local market, there are several key 
nodes in the Coon Rapids area that offer existing office space that 

would be competitive with any new office development that were 

located in either the Port Campus Square or Port Riverwalk study 
areas.  

Map 6 displays the location of these districts relative to the Port 
Campus Square and Port Riverwalk study areas. This is followed by 

Table 10, which provides more detail on each district. 
 

The largest district is the area around Highway 610 and US Highway 

10 with nearly half a million square feet of office space. At the 
intersection of two major highways, this district benefits from being 

closest to the regional highway system. It also has the largest 
buildings and features some of the submarkets lowest vacancy rates.  

Also benefitting from access and visibility from US Highway 10 are 

two other smaller office districts located at Hanson Boulevard and 
the Riverdale area. These two districts each have about 150,000 

square feet of office space and feature rents similar to what is found 
throughout the North Metro. However, the vacancy rate, especially 

among the buildings near Hanson Boulevard, is well above the North 
Metro average. 

Other important office districts include Downtown Anoka and the 

area around Mercy Hospital. In downtown Anoka, the market is 
heavily influenced by the Anoka County Government Center and the 

downtown setting, which provides amenity through a mixture of 
shops and restaurants as well as access to the park space along the 

Rum River. In the Mercy Hospital area, the market id driven almost 

entirely by the hospital and is skewed heavily toward medical users.  

Map 6: Office Districts Close to Coon Rapids Blvd 
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This helps explain why the average rent in this district 

is substantially higher than other nearby districts. 

There also are a number of very small office buildings 

scattered along Coon Rapids Boulevard that total about 
90,000 square feet. Many of these properties are too 

small to accommodate anything other than small 

businesses that provide professional services to local 
residents. Even if any of the firms in these buildings 

wanted to expand, few of the buildings along this 
corridor would have the space to accommodate an 

expansion. 

OFFICE DEMAND 

Table 11 displays the methodology used to calculate 

potential demand for office space along in the Port Campus Square 

and Port Riverwalk study areas between 2010 and 2020. The 

Minnesota Department of Employment and Economic Development 

projects the number of new office jobs will increase by roughly 

60,000 in the metro area during the coming decade. Not all of these 

jobs, however, will locate in the study areas or even Anoka County. 

Based on historic and forecasted trends, Anoka County has typically 

captured about 12% of all new job growth in the metro area. This 

translates to 7,200 new office jobs that could be captured within the 

County. 

Office jobs are converted into office space based on the average 

amount of space needed per office worker. This amount has been 

historically about 250 square feet per worker. However, increased 

telecommuting, fiscal restraint, and changes in workplace design 

have pushed this figure down to 150 square feet per worker. At this 

amount, Anoka County will likely require about 1.1 million square 

feet of traditional office space to accommodate the projected 

growth. However, there already is great deal of available office 

space currently in the market that could absorb a large portion of 

this demand. Assuming market equilibrium of about 5% vacancy, 

this means that there is about 400,000 square feet of excess office 

space in the marketplace that would need to be absorbed before any 

appreciable demand is generated for new speculative office space. 

Subtracting the 400,000 square feet of excess existing space from 

the 1.1 million square feet demanded from projected growth yields a 

net demand of about 780,000 square feet. Not all of this demand, 

however, can be captured in one location since it takes into 

consideration all types of office jobs created by all types of 

businesses, many of which have different needs and demands for 

their office space. Nonetheless, it demonstrates that once job growth 

does improve, especially toward the latter half of the decade, there 

appears to be the likelihood that the Port Campus Square and Port 

Riverwalk study areas could tap into growing demand for office 

space and support between 30,000 and 45,000 square feet, which is 

between 10% and 20% of the excess demand calculated for Anoka 

County.  

Table 10: Coon Rapids Office Districts 

Low High Avg.

Downtown Anoka 43 282,700 11,500 4.1% $7.67 $21.00 $12.84 2 31,200

Riverdale 8 141,000 15,500 11.0% $14.00 $16.00 $14.83 7 125,000

Mercy Hospital 11 198,100 16,500 8.3% $17.00 $22.00 $17.35 4 69,600

Coon Rapids Blvd 16 89,500 10,000 11.2% $10.77 $17.65 $14.84 0 0

Hwy10/Hanson Blvd 19 153,800 47,200 30.7% $8.09 $30.00 $15.08 5 43,200

Hwy 610 20 485,300 24,900 5.1% $6.50 $24.43 $15.59 10 351,700

Class B 

Bldgs.

Class B 

Sq. Ft.

Sources: CoStar; Stantec

Office District

Proper-

ties

Leasable 

Sq. Ft.

Vacant 

Sq. Ft.

Vacancy 

Rate

Rents per Sq. Ft.



 Page 39 

 

Table 11: Office Demand Calculation 

 

OFFICE SUMMARY 

It is calculated that that the Port Campus Square and Port Riverwalk 

study areas together could eventually support between 30,000 and 

45,000 square feet of new office space based on projected growth in 

the number of office jobs in Anoka County. Due to the current strain 

in the office market, though, this demand will not occur until after 

2015 or even 2020. And, more importantly, any demand will be 

highly contingent on the broader forces affecting competitive nearby 

office districts at Highway 610 or along Highway 10.  

Smaller amounts of office space, though, could be expected to be 

developed in the near term as part of a mixed use scenario on a 

tenant by tenant basis (such as insurance agent, tax preparation, 

etc.) because this type of tenant operates more like a retail use and 

is not as affected by the overall office market. Moreover, these types 

of tenants respond more to growth in the local household base than 

larger economic forces. Therefore, as the local household base 

grows, there is potential to fill small office spaces. 

Neither the Port Campus Square nor the Port Riverwalk study areas 

have the accessibility and visibility to attract major office users who 

want to be near highways. However, they have the advantage of 

being along a busy, well known thoroughfare that provides good 

access to local residents and other businesses. So, there are 

advantages to their location. Furthermore, with the potential to add 

new retail and other amenities in the form of trails, parks, and other 

open space, many small office users could be attracted to either 

study area. 

In the case of the Port Campus Square study area, there clearly is 

potential to capture any additional demand for medical space that is 

driven by the expansion of nearby Mercy Hospital. That area only 

has about 16,000 square feet of vacant office space and any 

Metro Area Growth in Office Jobs1

(times) Capturable Anoka County Share2 x

(equals) Anoka County Office Job Growth =

(times) Average Office Space per Worker (in sq ft)3 x

(equals) Office Space Needed for New Workers =

(less) Excess Office Space in Anoka County4 -

(equals) Anoka County Demand for New Space thru 2020 =

(times) Proportion Capturable along Coon Rapids Blvd5 x 4% 6%

(equals) Demand for New Space along Coon Rapids Blvd 

thru 2020
= 31,200 - 46,800

Source: Stantec

5 Coon Rapids Blvd, including the area around Mercy Hospital, currently accounts for about 6% 

of all office space in Anoka County. Given the lack of direct highway access to the broader 

regional transportation system, it assumed that any future capture rate would remain similar or 

slightly less as much of the new office demand in Anoka County will be driven by new 

households requiring professional services, such as financial planners, real estate companies, 

attorneys, etc.

300,000

780,000

1 MN Department of Employment and Economic Development
2 Anoka County captured approximately 10% and 6% of metro area job growth during the 

1990s and 2000s, respectively. Most recent figures from the Met Council suggest this rate will 

increase during the 2010s.

3 Historically, office space per worker has averaged 250 sq ft per worker. Newer buildings, 

however, are being designed for 150 sq ft per worker.

4 There currently is about 400,000 sq ft of vacant office space in Anoka County. Although a 

good deal of this space is not highly desirable, there clearly is a significant amount of excess 

office space currently in the market. Therefore, we estimate that at least 300,000 sq ft of 

existing space needs to be absorbed before a significant amount of new office construction can 

be supported from speculative demand.

2010-2020

60,000

12%

7,200

150

1,080,000
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significant growth would likely require a search for space outside of 

the immediate vicinity. Under this scenario, the Port Campus Square 

study area would represent the most likely area for expansion. The 

challenge to this opportunity would be the ability to accommodate 

new construction in the immediate vicinity of Mercy Hospital, which 

would clearly limit the need to look for space in the Port Campus 

Square area. 

In the case of the Port Riverwalk study area, it is located much 

closer to Highway 610 and the regional highway network. Therefore, 

if vacancies were to drop to very low levels in this area, there is 

potential that secondary users who want to be near Highway 610, 

but can’t find space along it may consider a location in the Port 

Riverwalk area. However, this is entirely contingent on the growth 

pressures exhibited in the district along Highway 610. Furthermore, 

users willing to move off of Highway 610 will likely be searching for 

lower rent space and may not be willing to pay the kinds of rents 

needed to support new construction.  

One other possibility regarding the future demand for office space in 

the Port Campus Square and Port Riverwalk study areas is the 

potential of attracting a large single user who would build a 

corporate or regional headquarters building. Although Coon Rapids 

does not have any prominent examples of this and the likelihood is 

very small since many of these prominent office users prefer very 

visible locations along the highest travelled highways, the potential 

does exist. However, both the Port Campus Square and Port 

Riverwalk areas would need to significantly increase the number of 

nearby amenities to make it more competitive with other office 

districts with even higher visibility. Although this potential does exist, 

it is important to keep in mind that planning for a large single office 

user can be problematic from a planning and economic development 

perspective. No one can predict when this can happen because 

regional and corporate headquarters are few and far between. 

Therefore, basing a land use plan with that specific use in mind 

without the flexibility to make change would be problematic because 

of the likelihood that it may never occur. 
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Housing Overview 

INTRODUCTION 

This section presents information on market factors that influence 

the demand for housing in the Port Campus Square and Port 

Riverwalk study areas. It includes a review of the trade area for 

housing, the underlying demographic components of the housing 

trade area that will be the basis for demand, the current supply and 

condition of various housing types, and a calculation of demand for 

each housing type analyzed.  

TRADE AREA DEFINITION 

The Housing Trade Area is the geographic area from which most of 

the potential residents for a new housing development would likely 

come from. Housing trade areas, like most real estate based trade 

areas; take into consideration physical and psychological barriers, 

traffic patterns, historic development patterns, location of 

competitive properties, and political boundaries. Due to their close 

proximity to one another, the Port Campus Square and Port 

Riverwalk study areas share the same housing trade area, which 

includes all of Coon Rapids, Anoka, and Spring Lake Park, as well as 

portions of Blaine west of Highway 65 and portions of Fridley north 

of I-694. The Housing Trade Area is depicted in Map 7.  

The most significant barrier defining the Housing Trade Area is the 

Mississippi River, which is not only a physical barrier but also a 

political boundary and important psychological barrier. Also 

influencing the shape of the trade area are the local traffic patterns 

which generally follow the alignment of the Mississippi River and 

thus facilitate movement in a northwest-southeast direction.  

Map 7: Port Campus Square and Port Riverwalk Housing Trade Area 
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Another important factor affecting the size and 

shape of the Housing Trade Area is that 

communities located further east and situated 

along I-35W are considered a separate trade area 

because of their orientation toward Ramsey County 

and the City of Saint Paul. Meanwhile, the 

communities of Ramsey and Andover, which are 

located immediately north of the trade area, are 

considered a separate trade area as well because 

of their largely exurban development pattern. 

Although the majority of demand for housing in 

the Port Campus Square and Port Riverwalk study 

areas will come from the Housing Trade Area, 

some additional demand will be generated by 

individuals residing just outside the trade area, 

households that have moved outside the trade 

area due to the lack of desired housing in the trade 

area, and households drawn to the trade area 

because of a personal or professional connection, 

such as adult children who live in the area, an 

employment opportunity, or for school. 

TRADE AREA DEMOGRAPHICS 

Tables 12 and 13 display population and household growth trends 
for the Housing Trade Area for the years 1990 to 2020. The Housing 

Trade Area encompasses a broad area that includes everything from 
long established neighborhoods in the City of Anoka to first- and 

second-tier suburban development that occurred in the decades 

following World War II. Although there is a variety of neighborhood 
ages and types within the trade area, it is entirely built-up, which 

means that future growth within the trade area will be largely 
dependent on redevelopment. 

During the 1990s the Housing Trade Area grew by 9,600 persons, 

much of which was concentrated in Coon Rapids. The growth during 
this period was largely the result of development in the last few 

remaining undeveloped portions of the City.  

Growth slowed dramatically in the 2000s as Coon Rapids became 
fully developed and older households declined in size as their adult 

children moved out of the trade area to start their own households. 
The forecast for the 2010s, though, is for a return to stable, 

Table 12: Population Growth Trends 

Table 13: Household Growth Trends 

Community 1990 2000 2010 2020 1990s 2000s 2010s 1990s 2000s 2010s

Coon Rapids 17,449 22,578 23,532 25,600 5,129 954 2,068 29.4% 4.2% 8.8%

Anoka 6,394 7,262 7,060 8,500 868 -202 1,440 13.6% -2.8% 20.4%

Blaine (pt.) 8,001 8,893 9,622 9,800 892 729 178 11.1% 8.2% 1.8%

Fridley (pt.) 9,890 10,259 10,100 10,300 369 -159 200 3.7% -1.5% 5.5%

Spring Lake Park 2,302 2,676 2,672 2,750 374 -4 78 16.2% -0.1% 2.9%

Housing Trade Area 44,036 51,668 52,986 56,950 7,632 1,318 3,964 17.3% 2.6% 7.5%

7-County Metro Area 875,504 1,021,454 1,117,749 1,293,000 145,950 96,295 175,251 16.7% 9.4% 15.7%

Note: "(pt.)" means "part" or "portion" of the city is included in the analysis; specifically the part in the Housing Trade Area.  

Sources: US Census; Metropolitan Council; Stantec

Forecast Percentage ChangeNumeric Change

Forecast

Community 1990 2000 2010 2020 1990s 2000s 2010s 1990s 2000s 2010s

Coon Rapids 52,978 61,607 61,476 66,000 8,629 -131 4,524 16.3% -0.2% 7.4%

Anoka 17,192 18,076 17,142 19,800 884 -934 2,658 5.1% -5.2% 15.5%

Blaine (pt.) 23,204 23,907 24,957 24,400 703 1,050 -557 3.0% 4.4% -2.2%

Fridley (pt.) 25,912 25,069 24,799 25,500 -843 -270 701 -3.3% -1.1% 2.3%

Spring Lake Park 6,429 6,667 6,412 6,600 238 -255 188 3.7% -3.8% 2.9%

Housing Trade Area 125,715 135,326 134,786 142,300 9,611 -540 7,514 7.6% -0.4% 5.6%

7-County Metro Area 2,288,721 2,642,056 2,849,567 3,144,000 353,335 207,511 294,433 15.4% 7.9% 10.3%

Note: "(pt.)" means "part" or "portion" of the city is included in the analysis; specifically the part in the Housing Trade Area.  

Sources: US Census; Metropolitan Council; Stantec

Numeric Change Percentage Change
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consistent growth with 7,500 new persons. This growth, however, is 

expected to come from redevelopment opportunities as opposed to 
new large-scale subdivision development. 

AGE DISTRIBUTION 

The age distribution of the population in the Housing Trade Area 

closely mirrors that of the metro area. The population is aging 

evidenced by how each age group over 45 increased its share of the 

total population between 2000 and 2010. The only important 

difference in the age structure of the Housing Trade Area and the 

metro area is the that the trade area has a slightly higher 

percentage of persons in the 65 to 74 and 75+ age groups and a 

commensurately lower percentage in the 5 to 17 and 18 to 24 age 

groups.  

Although the Housing Trade Area is forecasted to increase in 

population, the number of persons age 55 and older will satisfy all of 

the growth, whereas the under 55 population is forecasted to 

decline. Specifically, between 2010 and 2020, the number of persons 

age 55 and older will increase by about 9,000. Meanwhile, the 

population under age 55 will decrease by -1,200. 

Table 14: Age Distribution of the Housing Trade Area 

 

Figure 19: Forecasted Population by Age Group 

 

Age Group 2000 2010 Change Pct. 2000 2010 Change Pct.

Under 5 9,668 9,223 -445 -4.6% 188,236 194,329 6,093 3.2%

5 to 17 26,134 22,732 -3,402 -13.0% 509,298 502,642 -6,656 -1.3%

18 to 24 13,001 11,776 -1,225 -9.4% 244,226 267,451 23,225 9.5%

25 to 34 20,738 19,811 -927 -4.5% 411,155 420,311 9,156 2.2%

35 to 44 23,361 17,849 -5,512 -23.6% 469,324 391,324 -78,000 -16.6%

45 to 54 18,340 20,868 2,528 13.8% 363,592 440,753 77,161 21.2%

55 to 64 12,169 15,878 3,709 30.5% 200,980 326,007 125,027 62.2%

65 to 74 7,329 9,475 2,146 29.3% 130,615 163,425 32,810 25.1%

75+ 4,691 7,174 2,483 52.9% 124,630 143,325 18,695 15.0%

Total 135,431 134,786 -645 -0.5% 2,642,056 2,849,567 207,511 7.9%

Distribution 2000 2010 Change 2000 2010 Change

Under 5 7.1% 6.8% -0.3% 7.1% 6.8% -0.3%

5 to 17 19.3% 16.9% -2.4% 19.3% 17.6% -1.6%

18 to 24 9.6% 8.7% -0.9% 9.2% 9.4% 0.1%

25 to 34 15.3% 14.7% -0.6% 15.6% 14.7% -0.8%

35 to 44 17.2% 13.2% -4.0% 17.8% 13.7% -4.0%

45 to 54 13.5% 15.5% 1.9% 13.8% 15.5% 1.7%

55 to 64 9.0% 11.8% 2.8% 7.6% 11.4% 3.8%

65 to 74 5.4% 7.0% 1.6% 4.9% 5.7% 0.8%

75+ 3.5% 5.3% 1.9% 4.7% 5.0% 0.3%

Total 100.0% 100.0% 0.0% 100.0% 100.0% 0.0%

Source: US Census

Housing Trade Area 7-County Metro Area
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Figure 18: Age Distribution of the Housing Trade Area 2010 
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HOUSEHOLD TYPE 

Compared to the Metro Area, the Housing Trade Area has a larger 

proportion of married couple households without children and 

“other” families, which mostly consist of single-parent households 

(Table 15 and Figure 20). The proportion of married couples without 

children is due in large part to the aging of the population in the 

trade area.  

Table 15: Household Type 

 
 
Figure 20: Household Type 2010 

 

INCOME 

The Housing Trade Area has a median income that is below the 

metro area median (Table 16 and Figure 21). More importantly, 

though, it appears that incomes have been lagging behind those of 

the metro area. From 2000 to 2010, households under age 25 in the  

Trade Area saw incomes increase -9%, while this same age group at 

the metro level had an increase of 8%.  

Table 16: Median Household Income by Age Group 2000 and 2010 

 

Figure 11: Median Household Income by Age Group 2010 

  

Number Percent Number Percent

Married with children 10,081 19.0% 244,687 21.9%

Married without children 15,394 29.1% 298,723 26.7%

Other family 9,754 18.4% 164,086 14.7%

Single 13,980 26.4% 319,030 28.5%

Roommate 3,777 7.1% 91,223 8.2%

Total Households 52,986 100.0% 1,117,749 100.0%

Source: US Census
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2000 2010 Change 2000 2010 Change

Households under 25 $40,150 $36,694 -8.6% $29,818 $32,159 7.9%

Households 25-44 $55,413 $63,327 14.3% $58,616 $69,652 18.8%

Households 45-64 $62,105 $69,706 12.2% $67,861 $77,813 14.7%

Households 65+ $29,171 $35,210 20.7% $31,233 $38,589 23.6%

All Households $52,626 $58,491 11.1% $54,807 $64,471 17.6%

Source: US Census
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RESIDENTIAL CONSTRUCTION TRENDS 

The Twin Cities metro area has experienced a number of housing 

booms and busts over the last 40 years (Figure 22). However, none 

of the previous busts have been as severe as the current one. In 

2009, fewer than 5,000 new units were permitted for construction in 

the metro area. This compares to recent peaks of 20,000 and 21,500 

in 2003 and 2004, respectively. Although the current slowdown in 

residential development is pressing, other recent trends bear 

mentioning as well, most notably being the shift to develop more 

attached forms of housing, such as twinhomes, townhomes, and 

apartments.  

Throughout most of the 1990s, single-family homes dominated 

residential development. This was generally the result of low 

transportation costs, lack of land zoned for multifamily housing, 

property tax rates that penalized development of rental apartments, 

and modest rates of price appreciation, which maintained 

affordability. However, as home prices rose quickly in the early 

2000s, an increasing number of households reached retirement age, 

and gasoline prices spiked upward, attached forms of housing 

located centrally to jobs, retail, and healthcare became more 

prevalent.  

In the Housing Trade Area, nearly 50 percent of the homes built 

between 2001 and 2010 were attached in some form or another 

(Figure 23).  

 

Figure 22: Housing Units Permitted for Construction 7-County Twin 
Cities Metro Area 1970-2011 

 

Figure 23: Residential Development by Type 2001-2010 
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Rental Housing Market 

MARKET OVERVIEW 

The apartment market has rebounded strongly after a period of high 

unemployment and lackluster job growth temporarily softened the 

rental market in 2009 and 2010 (Figure 24). The overall vacancy rate 

in the North Metro dropped from a peak of nearly 7% in 4th quarter 

2009 to under 3% as of 4th quarter 2011. This recent strengthening 

in the market means that the vacancy rate is now well below 5%, 

indicating that there is pent-up demand in the market and new 

market rate development could very well be supported. 

The average monthly rent in the North Metro increased about $65 

between 2006 and 2009, but then dropped nearly $40 by mid-2010 

(Figure 25). Since that time, however, there has been an increase in 

the average monthly rent each quarter and is now just below $850. 

Close attention should be paid to apartment vacancies and rents. 

Typically, declines in vacancy precede increases in rent. Once rents 

increase enough, this will place pressure on the market to develop 

new rental housing. Although concentrated in Minneapolis, Saint 

Paul, and several first-ring suburbs, there are over 13,000 proposed 

rental units throughout the Metro Area, which are in various stages 

of predevelopment as well as active construction.  

It should be noted, though, that some of the demographic trends 

mentioned earlier regarding homeownership rates may profoundly 

impact the apartment market. Evidence appears to be growing that 

younger age groups are not embracing homeownership the way 

previous generations did. 

Figure 24: Twin Cities Apartment Vacancy Rates 2001-2011 

 
 
Figure 25: Twin Cities Average Apartment Rents 
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First, mortgage standards have returned to more 

stringent levels where the barrier to entry is much 

higher due to substantially larger down payments 

that are required on the part of banks. Second, with 

housing no longer appreciating at even modest 

levels, the nest egg that so many previous 

generations created through homeownership is no 

longer seen as attainable. Third, for younger 

households vulnerable to high unemployment rates, 

homeownership can be viewed as reducing 

employment flexibility which further depresses 

demand. As a result, younger households are 

starting to choose rental housing as a preferred 

arrangement rather than a temporary situation prior 

to homeownership. 

If these trends persist or become deeply established, 

the demand for rental housing could increase in the 

coming years. These trends, however, are difficult to 

predict because of the large impact Federal policies 

have on homeownership. For instance, if the Federal 

government revamps Fannie Mae and Freddie Mac, 

the two big institutions that help support 

homeownership, in a way that help loosen lending 

standards, homeownership may again regain its 

value to younger generations. 

MARKET RATE COMPARABLES 

Stantec profiled 10 of the newest market rate 

apartment projects in the vicinity of the Housing 
Trade Area to gauge performance of comparable 

new apartment projects and their positioning (Tables 
17 and 18). Although only a small proportion of the 

Table 17: Comparable Market Rate Rental Properties 

Year Bldg # of Avg. Per

Project Name Built City Style Units Avg. Avg. Sq. Ft.

Landings at Silver Lake Village 2005 SA Apt 7 $646 - $970 $808 590 - 699 645 $1.25

Tralee Terrace 1993 CR Apt 1 $619 - $619 $619 500 - 500 500 $1.24

     Subtotal/Average 8 $646 - $970 $784 590 -699 626 $1.25

Woodland Park 1993 AN Apt 9 $725 - $750 $738 550 - 550 550 $1.34

Just Off Main 1999 MG TH 24 $960 - $960 $960 784 - 784 784 $1.22

Tralee Terrace 1993 CR Apt 16 $699 - $760 $730 621 - 702 662 $1.10

Arbor Glen 2001 MG Apt 44 $795 - $975 $885 811 - 852 832 $1.06

Landings at Silver Lake Village 2005 SA Apt 67 $748 - $905 $827 808 - 905 857 $0.96

Cedar Creek Apts 1993 BL Apt 18 $575 - $620 $598 624 - 624 624 $0.96

Dellwood Estates II 1993 AN Apt 45 $788 - $788 $788 940 - 940 940 $0.84

     Subtotal/Average 223 $575 - $975 $816 550 - 940 815 $1.00

Arbor Glen 2001 MG Apt 12 $1,125 - $1,199 $1,162 1,130 - 1,130 1,130 $1.03

Landings at Silver Lake Village 2005 SA Apt 10 $1,073 - $1,204 $1,139 1,073 - 1,204 1,139 $1.00

     Subtotal/Average 22 $1,073 - $1,204 $1,151 1,073 -1,204 1,134 $1.02

Just Off Main 1999 MG TH 77 $1,385 - $1,385 $1,385 1,196 - 1,196 1,196 $1.16

Arbor Glen 2001 MG Apt 122 $1,125 - $1,245 $1,185 970 - 1,089 1,030 $1.15

Landings at Silver Lake Village 2005 SA Apt 86 $899 - $2,123 $1,511 1,138 - 1,661 1,400 $1.08

Woodland Park 1993 AN Apt 57 $835 - $835 $835 813 - 874 844 $0.99

Northtown Crossings 2004 CR TH 42 $1,335 - $1,385 $1,360 1,338 - 1,421 1,380 $0.99

Tralee Terrace 1993 CR Apt 34 $819 - $855 $837 891 - 891 891 $0.94

Cedar Creek Apts 1993 BL Apt 36 $735 - $780 $758 870 - 910 890 $0.85

Dellwood Estates II 1993 AN Apt 45 $888 - $888 $888 1,100 - 1,100 1,100 $0.81

Oak Pointe 2000 CR TH 21 $1,129 - $1,129 $1,129 1,500 - 1,500 1,500 $0.75

Evergreen Point 2003 RM TH 31 $1,250 - $1,275 $1,263 1,700 - 1,700 1,700 $0.74

     Subtotal/Average 551 $735 - $2,123 $1,170 813 -1,700 1,162 $1.01

Landings at Silver Lake Village 2005 SA Apt 15 $1,647 - $2,216 $1,932 1,402 - 1,723 1,563 $1.24

Just Off Main 1999 MG TH 24 $1,585 - $1,585 $1,585 1,404 - 1,404 1,404 $1.13

Arbor Glen 2001 MG Apt 86 $1,395 - $1,495 $1,445 1,307 - 1,469 1,388 $1.04

Northtown Crossings 2004 CR TH 6 $1,545 - $1,545 $1,545 1,547 - 1,547 1,547 $1.00

Woodland Park 1993 AN Apt 24 $999 - $1,200 $1,100 1,000 - 1,236 1,118 $0.98

Tralee Terrace 1993 CR Apt 17 $1,075 - $1,145 $1,110 1,131 - 1,240 1,186 $0.94

Evergreen Point 2003 RM TH 48 $1,325 - $1,400 $1,363 1,700 - 1,700 1,700 $0.80

Cedar Creek Apts 1993 BL Apt 18 $875 - $920 $898 1,156 - 1,156 1,156 $0.78

     Subtotal/Average 238 $875 - $2,216 $1,375 1,000 -1,723 1,408 $0.98

Total/Average 1,042 $823 818 $1.07

City Codes: AN=Anoka; BL=Blaine; CR=Coon Rapids; MG=Maple Grove; RM=Ramsey; SA=St. Anthony

Sources: Stantec; Marquette Advisors

Square FeetRent

Three-Bedroom Units (or larger)

0.9%

Range

Two-Bedroom Units

Range

Studio Units

One-Bedroom Units

One Bedroom/Den Units
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rental market can afford the rents at luxury properties, 

it is important to track this market because these 
properties often set the standards for features and 

amenities demanded by the marketplace. Moreover, 
tracking new developments helps understand what 

financing gaps, if any, may exist between achievable 

rents and new construction costs. The comparison 
focused on unit mix, size of project, rents, vacancies, 

and project amenities. The following are key findings 
of the analysis:  

 Due to the lack of new rental properties within the 
Housing Trade Area, four of the 10 properties 

profiled are located outside of the Trade Area 

(Map 8). Furthermore, due to the lack of 
traditional garden-style apartment properties, 

which are typically three- to four-story structures 
with common entrances and elevators, four of the 

10 properties are rental townhome developments, 

which tend to have a slightly different 
demographic market than garden-style apartment 

buildings. 

 The properties range in age from 19 years old to 

seven years old. Therefore, even though these 
properties represent the newest most upscale 

rental developments in or near the Housing Trade 

Area, they do not necessarily capture the most 
state-of-the-art offerings that are currently being 

built in other submarkets of the Metro Area.  

 Overall vacancy among the 10 properties is only 

0.9%, which is extremely low and well below the 

already low 2.8% vacancy rate of the entire North 
Metro. This suggests there is strong pent-up 
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Arbor Glen X X S X X X X O X X U incl.

Cedar Creek Apts H X D $30

Tralee Terrace X X X U

Woodland Park S X X D $40

Dellwood Estates II X X O U incl.

Landings at SLV X X S X S X X X X X O X X X X X U $75

Townhomes

Just Off Main X X S X X X A incl.

Evergreen Point X X X X X A incl.

Oak Pointe X X X X X A incl.

Northtown Crossings X X X X X X X X X A incl.

S = Some Units; H = Hook-ups

U = Underground Parking; A = Attached Parking; D = Detached Parking

I = Indoor Pool; O = Outdoor Pool 

Source: Stantec; Marquette Advisors

Table 18: Amenities at Comparable Market Rate Rental Properties 
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demand for newer product with more amenities and features in 

the Housing Trade Area. With such low vacancy, it is likely that 
rents will sharply increase over the next year as landlords take 

advantage of the strong demand when renewing leases. 

 One bedroom units have an average rent of $816 with top rent 

being $975. Two-bedroom units have an average rent of $1,170 

with top rent being $2,123. 

 On a per square foot basis, the overall rent is $1.07 per square 

foot. However, smaller unit types command higher prices per 
square foot. The highest rents in the market are for one-

bedroom units at Woodland Park, which are $1.34 per square 
foot. Given that development costs associated most new 

suburban apartment construction are closer to $1.50 per square 

foot, this level of rent still does not support new construction. 
However, since many of newer buildings profiled in this analysis 

are already over 15 years old, there appears to some room to 
capture even higher rents for brand new product.  

 Nearly three quarters of the units profiled have two-bedrooms or 

more. This is a result of several rental townhome developments 
being profiled, which often consist mostly of two- or three-

bedroom units. Therefore, this suggests that there is a lack of 
newer one-bedroom units in the marketplace. Furthermore, 

although two-bedroom units are typically the most popular unit 
type in the marketplace, lifestyle renters are increasing, and 

these include singles that prefer renting even though they could 

afford to own. 

 Features and amenities at the various properties differ based on 

whether the development is an apartment building or a 
townhome project. Apartment buildings generally have more 

units and can support common areas with a variety of amenities, 

such as party rooms, fitness centers, and pools. However, with 

Map 8: Comparable Market Rate Rental Properties 
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the exception of the Landings at Silver Lake Village, many of the 

trade area apartment buildings lack a number of the amenities 
found at many newer properties in other parts of the Metro 

Area.  Furthermore, due to the age of many of the trade area 
properties, they also lack many in-unit features found in newer 

communities, such as stainless steel appliances, high ceilings, 

and granite countertops.  

 The townhome properties have more standard features, such as 

in-unit washer/dryers, balconies, fireplaces, and high ceilings, 
but they also lack some of the upscale features found in newer 

rental communities. More importantly, though, townhome 
developments generally lack the common area features of most 

apartment buildings, such pools fitness centers, etc.  

RENTAL HOUSING DEMAND CALCULATION 

Tables 26 and 27 present our demand calculations for general-

occupancy rental housing in the Trade Area and, more specifically, in 

the Port Campus Square and Port Riverwalk study areas. The 

following points summarize the demand calculations. 

The first step in calculating rental demand in the Housing Trade Area 

was to estimate the number of qualified households based on age, 

income, and tenure (renter vs. owner). Table 26 presents the 

methodology. It begins with a breakdown of 2011 Trade Area 

households by age and then applies appropriate renter proportions 

followed by appropriate income proportions. This is repeated for 

Trade Area households in 2020. 

Table 27 presents the change in the number of renter households by 

age and income between 2010 and 2020, which is the basis for 

determining forecasted demand. Table 14 also presents adjustments 

to the calculated household base to account for senior households, 

which will likely choose age-restricted properties, and the known 

competitive projects currently in the development pipeline. Factoring 

in these two adjustments yields a net unmet demand between 2010 

and 2020 of 3,156 units within the Trade Area. 

Not all of this demand, however, can be captured by one project or 

even within a single district such as the Port Campus Square or Port 

Riverwalk study areas. Therefore, the demand calculation also 

includes an adjustment to account for the proportion of Trade Area 

demand that could be captured somewhere along Coon Rapids 

Boulevard taking into consideration the quality and availability of 

sites, regional access, and the competitive environment. This 

proportion is 20% for lower and modest income households. 

However, for households with annual incomes above $50,000, it 

assumed they will have greater choice in the marketplace and thus 

the proportion capturable from this target market is slightly lowered 

to 10%. Combined these three income groups could generate as 

much as 353 units of demand for new rental housing along Coon 

Rapids Boulevard through 2020. 

Most of the calculated demand will come from modest income 

households (206 units) or those earning between $25,000 and 

$50,000 per year. Assuming modest income households can only 

devote 30 percent of their income toward housing, this group can 

afford up to $1,000 per month for housing. Although this group can 

often obtain existing market rate units in older buildings with fewer 

amenities, it is often very difficult to build new construction targeted 

to this market without some sort of subsidy to cover critical cost 

gaps. 
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Age of Householder

2010 

Trade 

Area HHs

% Renter 

Occupied

2010 

Renter HHs

% with 

Incomes 

<$25,000

% with 

Incomes 

$25k-$50k

% with 

Incomes 

$50,000+

Renter HHs 

with Incomes 

<$25,000 

Renter HHs 

with Incomes 

$25k-$50k 

Renter HHs 

with Incomes 

$50,000+ 

15 to 24 years 2,347 x 72.2% = 1,693 x 31.6% 40.7% 27.7% = 535 689 469

25 to 34 years 7,937 x 40.3% = 3,199 x 20.8% 38.1% 41.1% = 665 1,219 1,315

35 to 44 years 11,643 x 27.9% = 3,251 x 16.6% 31.3% 52.1% = 540 1,017 1,694

45 to 54 years 12,783 x 21.0% = 2,681 x 22.1% 36.8% 41.1% = 592 987 1,102

55 to 64 years 8,336 x 16.7% = 1,393 x 30.8% 35.9% 33.3% = 429 500 464

65 to 74 years 6,369 x 15.1% = 962 x 35.1% 43.2% 21.7% = 338 416 209

75 years and over 3,571 x 28.5% = 1,019 x 65.5% 27.6% 6.9% = 668 281 70

52,986 14,199 3,767 5,109 5,322

Age of Householder

2020 

Trade 

Area HHs

% Renter 

Occupied1

2020 

Projected 

Renter HHs

% with 

Incomes 

<$25,0002

% with 

Incomes 

$25k-$50k2

% with 

Incomes 

$50,000+2

Renter HHs 

with Incomes 

<$25,0002 

Renter HHs 

with Incomes 

$25k-$50k2

Renter HHs 

with Incomes 

$50,000+2

15 to 24 years 2,449 x 75.2% = 1,840 x 33.6% 42.3% 24.2% = 618 778 445

25 to 34 years 10,650 x 43.3% = 4,613 x 20.4% 39.8% 39.8% = 943 1,835 1,835

35 to 44 years 10,422 x 30.9% = 3,222 x 14.5% 33.2% 52.3% = 466 1,071 1,685

45 to 54 years 11,390 x 24.0% = 2,730 x 19.8% 39.1% 41.2% = 540 1,067 1,124

55 to 64 years 10,137 x 19.7% = 1,998 x 25.9% 34.7% 39.4% = 517 694 787

65 to 74 years 5,980 x 18.1% = 1,083 x 35.0% 44.2% 20.8% = 379 479 225

75 years and over 5,923 x 31.5% = 1,868 x 64.4% 28.4% 7.3% = 1,203 530 136

56,950 17,354 4,664 6,453 6,237

Source: Stantec

1  Due to the slow down in the for-sale housing market, it is anticipated that homeownership rates will decline across all age groups through 2020.
2  Incomes and rents are based on 2010 dollars

Table 26: Segmentation of Trade Area Households by Age and Income, 2010 and 2020  
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A smaller proportion of demand (83 units) will come from higher 

income households or those earning more than $50,000 per year. 

This is the group that typically can afford the kind of rents that 

would support new market rate development with minimal, if any, 

public assistance. There will also be demand (64 units) from low 

income households or those earning less than $25,000 per year. 

Housing intended for this market will require substantial subsidies to 

help pay for the gap created by lack of rental revenue needed to 

cover construction and operating expenses. 

RENTAL HOUSING SUMMARY 

The current rental housing market is becoming very tight. Vacancy 

rates have dropped to nearly historic lows. Rents will likely start to 

increase as a result of these conditions. Most newer properties in the 

Trade Area are achieving rents of between $1.00 and $1.20 per 

square foot with the peak being $1.34. Although these rents are 

probably not enough to support new development, most properties 

in the Trade Area are older and do not have many of the amenities 

and features that renters desire in today’s market. Therefore, given 

expected rent increases throughout the market and the potential to 

capture even higher rents with new development, this may push the 

market into a zone that can support new development.  

The Port Campus Square and Port Riverwalk study areas, moreover, 

are strategically located along Coon Rapids Boulevard, which 

provides good access to the regional highway system via Highways 

610 and 10. This locational advantage will help attract renters 

interested in being a convenient commute to many of the North 

Metro’s key employment/activity centers. In particular, the Port 

Campus Square study area includes the Anoka Ramsey Community 

College, which has approximately 6,000 students and 550 

employees. Furthermore, the study area is less than a mile from the 

2,000 workers associated with the Mercy Hospital complex. 

Table 27: Rental Housing Demand Calculation 

 

  

Age of Householder

Growth in 

renter 

households 

<$25,000 inc 

(2010-2020)

Growth in 

renter 

households 

$25k-$50k inc 

(2010-2020)

Growth in 

renter 

households 

$50,000+ inc 

(2010-2020)

15 to 24 years 82 89 -24

25 to 34 years 277 616 520

35 to 44 years -74 54 -9

45 to 54 years -52 80 22

55 to 64 years 88 194 323

65 to 74 years 41 63 17

75 years and over 535 248 66

897 1,344 915

= 897 1,344 915

- 576 312 82

- 0 0 0

= 322 1,032 832

x 20% 20% 10%

= 64 206 83

Source: Stantec

(equals) Units capturable 

along Coon Rapids Blvd

Growth in income-qualified 

renter households (2010-2020)

(less) Households age 65+

(less) Proposed competitive 

rental units

(equals) Potential excess 

demand

(times) Proportion capturable 

along Coon Rapids Blvd
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For the Port Riverwalk study area, it will benefit from close proximity 

to the Anoka Ramsey Community College and Mercy Hospital area as 

well. However, it is situated very close to Highway 610 and would 

provide very convenient access to the employment around 

Northtown but also the major office campuses associated with 

Medtronic in Mounds View and Target in Brooklyn Park.  

Both the Port Campus Square and Port Riverwalk study areas are 

also located close to the Mississippi River, which is a significant 

amenity. In the case of the Port Riverwalk area, the Coon Rapids 

Dam Regional Park is within a couple blocks and includes a number 

of regional trails that provide connections to a larger network of 

parks and trails. For the Port Campus Square area, connections to 

the Mississippi River and its system of trails are not as readily 

accessible. However, with some strategic linking of short gaps in the 

trail network, the Mississippi River could easily become a significant 

amenity that would be readily accessible to residents of the Port 

Campus Square area.  

It is also important to note that as the Port Campus Square and Port 

Riverwalk areas are redeveloped with new and interesting places, 

these areas themselves have the potential to be an amenity that 

would serve to attract potential residents. For example, the Port 

Campus Square area has a new ice areana and is planned to have a 

new Community Center and county library. These uses along with 

new retail with a village focus would certainly help attract potential 

residents. 

Given the benefits of Port Campus Square and Port Riverwalk 

locations within the Metro Area and the nearby amenities, we believe 

the study areas have the potential to capture up to 270 units of new 

middle-market rental housing targeted to moderate income 

households and 80 units of upscale rental housing targeted to higher 

income households through 2020.  
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For-Sale Housing Market 

MARKET OVERVIEW 

After a period of unprecedented growth in the early 2000s, the for-

sale home market dramatically weakened starting in 2005. Between 

2004 and 2008, the number of homes sold through the MLS declined 

each year with pronounced drops in 2006 and 2007 (Figure 28). 

However, after years of declining sales, 2009 saw a substantial 

increase in sales due to the Federal stimulus program that provided 

a substantial tax credit to first-time home buyers. However, in the 

wake of the Federal stimulus program, sales declined yet again in 

2010 to rates not experienced in over a decade.  

More importantly, though, the impact of foreclosures is still evident 

as median sales price continues to decline and is now off nearly 35 

percent from its peak in 2006 (Figure 29). The causes of the soft 

market are varied and complex. However, over-construction 

encouraged by lax lending standards has been a clear root cause. 

Until much of the oversupply is absorbed, it appears the for-sale 

market will continue to be soft. Excess supply is slowly being 

absorbed, which will stabilize the balance between supply and 

demand and eventually lead to price increases. 

Cities in the Housing Trade Area have also been impacted by the 

regional and national downturn in the for-sale housing market. 

Figure 37 displays the change in median sales price in each city. For 

the most part, each city had a strong increase between 2001 and 

2006, followed by a sharp decline. Noteworthy, though, is that Coon 

Rapids, Spring Lake Park, Anoka, and Fridley experienced price  

Figure 28: Metro Area Homes Sold Through MLS 2002-2011 

 

Figure 29: Change in Median Sales Price 2001-2011 
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decreases that were much deeper than the metro-wide drop, 

suggesting that homes in these communities have been unable to 

maintain their value relative to other parts of the Metro Area. 

CONDOMINIUM MARKET 

Although the for-sale housing market has been showing recent signs 

of market stabilization, we believe that the suburban condominium 

market is still many years away from being able to support a large 

new development located in Coon Rapids. Demand for condominium 

housing located in suburban areas will likely remain weak due to the 

glut of vacant units at recently developed projects and the deep 

price reductions of units at older condominium properties.  

Successful condominium development, especially in suburban 

locations, is often tied to high-amenity sites with impressive views or 

outstanding access to upscale shopping or employment areas. 

Although we believe Coon Rapids has many advantages and could 

be developed with some high amenity areas over time, the number 

of condominium units that could be supported in either the Port 

Campus Square or Port Riverwalk areas would be very small and 

other locations in the Housing Trade Area and the Metro Area will 

likely be able to leverage more significant amenities and be more 

attractive to condominium developers when the market returns. 

FOR-SALE HOUSING SUMMARY 

The overall condition of the for-sale housing market is still battered 

and bruised. There are small signs that new home construction is 

picking up in communities with highly reputable school districts. 

Although the for-sale market has appeared to turn a corner, 

persistently high unemployment and tremendous oversupply, not to 

mention the foreclosure situation, is resulting in a very slow 

recovery. Moreover, any sites in either of the Port Campus Square or 

Port Riverwalk study areas would likely be condominiums or 

townhomes as opposed to single-family homes due to the underlying 

economics of redevelopment. And, despite the growing optimism for 

the single-family market, the market for condominiums in 

suburban settings is almost non-existent.  
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Fully Independent Lifestyle Fully Depedent on Care

Skilled Nursing

Memory Care
Age-Restricted Single-Family Homes, Townhomes, 

Apartments or Condos Without Services Available

Single-

Family 

Home

Townhome, 

Apartment, 

or Condo

Apartments and Condos with Optional 

Services

Apartments and Codos with 

Services Included in Fee Structure

Assisted Living

Senior Housing Market 

INTRODUCTION 

This section of the report provides background on the different types 

of senior housing product, identifies properties that would compete 

indirectly or directly with new development in the Port Campus 

Square or Port Riverwalk study areas, and calculates future demand 

for additional senior housing in the Housing Trade Area. 

SENIOR HOUSING DEFINED 

Senior housing is a concept that generally refers to the integrated 

delivery of housing and services to seniors. Senior housing, as Figure 

30 shows, embodies a wide variety of product types across the 

service-delivery spectrum, from independent apartments and/or 

townhomes with virtually no services on one end, to highly 

specialized, service-intensive, assisted living units or housing geared 

for persons with dementia-related illnesses (termed "memory care"). 

In general, independent senior housing attracts persons age 65 and 

over while assisted living attracts persons age 80 and older who 

need assistance with activities of daily living (ADLs), such as 

dressing, showering and grooming.  

The least service-intensive buildings, also termed “active adult” or 

“adult” projects, are similar to general occupancy housing, offering 

virtually no support services or health care, but restricting tenancy to 

those ages 55 and over. Historically, these projects have primarily 

been rental properties, but in recent years ownership models, 

including cooperative and condominium arrangements, have greatly 

expanded the market. The next level up on the service-delivery 

spectrum is independent living with services, also known as 

congregate care. These projects offer support services such as meals 

and housekeeping, either included in the rent or a-la-carte so that 

residents can choose whether or not to pay for the services. 

The most service-intensive product types, assisted living and 

memory care, offer the highest level of services short of a nursing 

home. Typical services covered in the fee for both of these product 

types include all meals, housekeeping, linen changes, personal 

laundry, 24-hour emergency response, and a wide range of personal 

care and therapeutic services (either built into the fee or a-la-carte). 

Sponsorship by a nursing home, hospital or other health care 

organization is common for assisted living and memory care projects 

(as well as for many congregate/service-intensive projects). 

SENIOR HOUSING PROPERTIES 

Table 19 and Map 9 display the full range of senior housing options 

in the Housing Trade Area broken down by level of service. There 

 

Figure 30: Continuum of Housing and Services for Seniors 



 Page 57 

 

are 30 projects listed in Table 19; combined they provide over 2,000 

units of housing. Over one-third of all units profiled are located in 

affordable or subsidized properties. The remaining 1,300 units are 

split among owner-occupied, independent living, assisted living, and 

memory care properties.  

Table 19 includes information on project location, year built, number 

of units, pricing, and whether it is part of a continuum of care. Below 

are key points pertaining to the existing supply of senior housing: 

 There are a total of 610 deeply subsidized senior units in the 
Housing Trade Area. Most of the deeply subsidized units are 

located in older buildings, many of which are more than 30 years 
old. Many of these older properties are very modest with few 

amenities and consist primarily of small one-bedroom units. 

Deeply subsidized units are typically restricted to those with very 
low incomes and require residents to pay rent based on a sliding 

fee scale that is 30 percent of adjusted gross income. 

 Beginning in the 1990s, many communities supported the 

development of affordable senior housing that only required a 

shallow subsidy through programs such as the Low-Income 
Housing Tax Credit or Section 42. These properties restricted 

residency based on income, but were not as stringent as deeply 
subsidized properties. Rents at these properties are held below 

market rates, yet residents typically do not pay based on a 
sliding fee scale. There are two properties with 134 units that fall 

into this category. Many of these properties were built during the 

1990s as a cottage-style with private entrances and shared 
walls. These properties typically do not have any services 

available to residents and feature only a minimum of amenities, 
such as a community room. 

 There are two owner-occupied properties in the Housing Trade 

Area with a total of 140 units. One property is a cooperative, 

which is a form of ownership in which residents own shares on a 

cooperative board that entitle them to a unit as opposed to a 
fee-simple condominium arrangement. Cooperatives can allow 

for greater flexibility in how residents want to manage financing 
of their shares. From a design and amenity standpoint, 

cooperatives are indistinguishable from condominiums in that 

most are three or four story buildings with a common entrance 
and a basic array of building amenities, though very few have 

services available. Due to the ownership component of these 
properties, most residents tend to be slightly younger on 

average than compared to other senior housing concepts. 
Ownership properties also tend to have larger square footages 

and more two-bedroom units due to the prevalence of couples. 

 There are six market rate senior housing properties with few or 
no services with a total of 462 units. Because of the lack of 

services, rents at these properties tend to be in line with many 
upscale general-occupancy apartments. Therefore, they tend to 

appeal to people who want a more maintenance free lifestyle but 

are still too healthy to see the value of paying for additional 
services. 

 There are six market rate independent living properties that 
include services with a total of 409 units. The rents at these 

properties are significantly higher because of the availability of 
meals, transportation, housekeeping, and basic personal care. 

However, many of them recognize that they have residents of 

varying stages of need and do not necessarily require residents 
to pay for certain services unless they use them. Nonetheless, 

the ability to have the services available justifies a much higher 
rent. In many ways these properties can and do function at an 

assisted living level, especially when it comes to accommodating 

aging in place. Moreover, many of these properties are located 
on a campus with other higher levels of care, which allows 

management to share services across settings.  



Page 58 
 

  

Subsidized

Dublin Park Apts 10020 Drake St Coon Rapids n/a 70 30% of Income

Bridge Square 2 Bridge Square Anoka n/a 101 30% of Income

Franklin Lane 1827 S Ferry St Anoka n/a 66 30% of Income

Grasslands 11740 Xeon Blvd Coon Rapids n/a 24 30% of Income

Oxbow Bend Apts 3101 111th Ave Coon Rapids n/a 61 30% of Income

North Gables 654 90th Ln Blaine n/a 50 30% of Income

Northgate Woods 1530 123rd Ln NE Blaine n/a 30 30% of Income

Osborne Apts 659 Osborne Rd NE Spring Lake Park n/a 60 30% of Income

Village Green 460 Mississippi St NE Fridley n/a 103 30% of Income

Walker on the River 1906 S Ferry St Anoka n/a 45 30% of Income

610

Affordable (Shallow Subsidy)

Cottages of Coon Rapids 110th Ln and Coon Rapids BlvdCoon Rapids 1997 48 $620-$979

Cottages of Spring Lake Park 8263 Fillmore Spring Lake Park 1993 86 $675-$775

134

Owner-Occupied

Realife of Coon Rapids Main St and Hanson Blvd Coon Rapids 2002 100 $26,600-$53,500*

Rum River District 2200 2nd Ave Anoka 2005 40 $220,000+

140

Indepdent Living (few or no services)

Loftus Centre Apts 3931 Coon Rapids Blvd Coon Rapids n/a 30 $650-$800

Redwood Terrace 9950 Redwood St Coon Rapids 2000 54 $850-$950

Blaine Court 701 85th Ave NE Blaine 1991 55 $617-$762

Cloverleaf Courts 1011 Cloverleaf Pkwy Blaine 2000 102 $530-$1,231

Banfill Crossing 8310 University Ave NE Fridley 2000 110 $774-$1,338

Oak Crest 1639 Hwy 10 NE Spring Lake Park 1997 111 $797-$1,339

462

Independent Living (with services)

River Oaks of Anoka 910 Western St Anoka 1988 80 $1,900-$2,300

Select Senior Living 113th Ave and Martin St Coon Rapids 2009 24 X $1,390-$2,150

Villas by Mary T 1181 117th Ave NW Coon Rapids n/a 38 $990-$1,400

Margaret Place 118th Ln Coon Rapids 1987 72 $975-$1,075

Walker Plaza 131 Monroe St Anoka 1990 88 X $1,105-$1,855

Epiphany Pines 1800 111th Ave Coon Rapids 1994 107 $841-$1,330

409

Assisted Living

Creekside Cottages 1190 117th Ave Coon Rapids 1998 12 $4,100

Epiphany Pines 10955 Hanson Blvd Coon Rapids 2001 50 X $2,298-$3,595

Homestead at Coon Rapids 11372 Robinson Dr Coon Rapids 1998 32 $3,090-$5,055

Select Senior Living 113th Ave and Martin St Coon Rapids 2009 40 X n/a

Walker Plaza 131 Monroe St Anoka 1990 14 X n/a

Suite Living of Blaine 10669 Ulysses St NE Blaine 2004 30 n/a

Sterling House of Blaine 1005 Paul Pkwy Blaine 1997 19 $2,350-$4,475

Demar Catered Living 11777 Xeon Blvd Coon Rapids 1995 20 $3,800

Eagle Street Catered Living 12099 Eagle St Coon Rapids 1997 12 $4,100

229

Memory Care

Select Senior Living 113th Ave and Martin St Coon Rapids 2009 12 X n/a

Epiphany Pines 10955 Hanson Blvd Coon Rapids 2001 14 X $2,327-$2,371

Homestead at Coon Rapids 11372 Robinson Dr Coon Rapids 1998 36 $4,300-$5,030

Suite Living of Blaine 10669 Ulysses St NE Blaine 2004 13 n/a

75

* Cooperative pricing in which monthly dues cover a portion of mortgage

Source: Stantec

Base 

Rent/PriceProject Name

Cam- 

pus

Number 

of Units

Year 

OpenedCityAddress

Map 9: Senior Housing Properties Table 19: Senior Housing Properties 
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 There are nine assisted living facilities in the Housing Trade Area 

with a total of 229 units. Five of the nine are located in Coon 
Rapids. Pricing can vary significantly from one property to 

another because of the wide array of services that can be either 
bundled or unbundled with the rent. The wide range in rents can 

also be related to the living space and its arrangement. Some 

properties have tried to appeal to a more cost conscious market 
by having smaller suite-style units that may be shared, while 

other properties have marketed to the upscale market through 
much larger units and the provision of in-unit features, such full 

kitchens and extra bedrooms even though residents normally 
have no need for such features.  

 There are five memory care properties with 75 units. Memory 

care is the most expensive senior housing environment because 
of the need to provide services that go beyond the typical meals, 

housekeeping, and basic personal care. Memory care also 
demands a lot of specialized programming that requires not only 

more staff time, but specially trained staff as well. Memory care 

properties are almost always combined with assisted living 
because of the flexibility to share trained staff.  

In general, there is a wide variety of senior housing options in the 

Housing Trade Area. However, the market for senior housing is 

rapidly evolving with new technologies, changing cultural attitudes, 

and a burgeoning market. What may work for today’s senior may no 

longer be appropriate for tomorrow’s senior. Therefore, it is 

important to stay on top of this shifting market and be open to 

change. 
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SENIOR HOUSING DEMAND CALCULATIONS 

Stantec has reviewed forecasted population and household growth 

figures by age group and applied them to industry standards used to 

measure acceptable capture and penetration rates for senior 

housing.  

According to the demand calculation for independent senior housing 

(Table 20), there is excess demand in the Housing Trade Area for 

both affordable and market rate units. Furthermore, given forecasted 

growth in the number of senior households, there will be very strong 

demand for independent living housing by 2020, provided no 

additional units are built.  

The demand calculation for assisted living also suggests that 

demand currently exceeds supply in the Housing Trade Area (Table 

21). Therefore, given forecasted growth in the target market 

demand will increase substantially by 2020 if no additional units are 

built in the Trade Area. 

Similar to the independent and assisted living market, it appears that 

the demand for memory care housing in the Housing Trade Area 

exceeds supply (Table 22). 

Table 20: Calculated Trade Area Demand for Independent Living 

 

  

Age

65-74

Age 

75+

Age

65-74

Age 

75+

Households 5,957 4,971 7,359 6,557

Penetration Rate1 x 7% 20% 7% 20%

Demand from Trade Area Households = 417 994 515 1,311

Demand from Outside Trade Area (20%) + 104 249 129 328

Total Potential Demand = 521 1,243 644 1,639

Afford- 

able2

Market 

Rate

Afford- 

able2

Market 

Rate

Income Breakdown x 45% 55% 45% 55%

Potential Demand by Affordability = 794 970 1,027 1,256

Existing Units (less) - 744 807 744 807

Pending Units (less) - 0 0 40 0

Estimated Trade Area Need = 50 163 243 449

Proportion Capturable along Coon Rapids Blvd x 25% 25% 25% 25%

Units Capturable along Coon Rapids Blvd = 12 41 61 112

Source: Stantec

1 Penetration rate is the proportion of households willing to live in an age-restricted environment
2 Based on Proportion of Trade Area households age 65+ with annual incomes below $25,000

2010 2020

2,2831,764
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2010 2020

Households Age 75 and older 4,971 6,557

Households Requiring Assistance (30%)1 1,491 1,967

Income-Qualified Households (50%)2 746 984

Proportion Likely to Remain in Study Area (80%)3 597 787

Existing Units (less) - 434 434

Pending Units (less) - 0 0

Estimated Trade Area Need = 163 353

Proportion Capturable along Coon Rapids Blvd x 20% 20%

Units Capturable along Coon Rapids Blvd = 33 71

1 National Long-Term Care Survey

Source: Stantec

2 Most older households do not have the income to afford the high cost of 

memory care housing. The proportion used here reflects financial assistance from 

family, other non-government sources, and the spend down of assets.
3 Proportion is based on prevailing household incomes in the Trade Area. Higher 

income adult children are more likely to relocate parents out of their home Trade 

Area.

Table 21: Calculated Trade Area Demand for  

                 Assisted Living 

Age

60-69

Age 70-

79

Age 

80-89

Age 

90+

Age

60-69

Age 

70-79

Age 

80-89

Age 

90+

Number of Persons 12,788 7,231 2,917 1,029 15,404 9,881 4,416 1,472

Incidence of Dementia1 x 1.0% 5.0% 24.2% 37.4% 1.0% 5.0% 24.2% 37.4%

Estimated Population with Dementia = 128 362 706 385 154 494 1,069 551

Proportion Needing Memory Care Housing2 x 15% 20% 25% 10% 15% 20% 25% 10%

Persons Needing Memory Care Housing = 19 72 176 38 23 99 267 55

Proportion Income-Qualified (75%)3

Proportion to Remain in Trade Area (65%)4

Existing Units (less) -

Pending Units (less) -

Estimated Trade Area Need =

Proportion Capturable along Coon Rapids Blvd x

Units Capturable along Coon Rapids Blvd =

1 Journal of Neuroepidemiology, November 2007

Source: Stantec

20%

15 28

20%

3 Most older households do not have the income to afford the high cost of memory care housing. The proportion used here reflects financial 

assistance from family, other non-government sources, and the spend down of assets.
4 Proportion is based on prevailing household incomes in the Trade Area. Higher income adult children are more likely to relocate parents out of 

their home Trade Area.

2 Not all persons who have dementia or related illness will require memory care housing because of in-home care provided by spouse, adult 

children, or other providers.

2020

333

217

75

0

230

2010

149

75

0

74 142

Table 22: Calculated Trade Area Demand for Memory Care 
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SENIOR HOUSING SUMMARY 

INDEPENDENT L IVING:  

Projects that cater to younger, active seniors have been hard hit by 

the recession due to declining home prices that has reduced their 

ability to sell their current houses. Since this target market is still 

relatively healthy, the decision to relocate to an age-restricted 

community has more to do with lifestyle than a need-driven 

situation. Therefore, in a declining housing market, these households 

are apt to delay the decision to move until home prices increase.  

This is especially true of properties in which there is no continuum of 

care. Independent living projects that are part of a continuum of 

care have been able to mitigate the impact of declining home prices 

by also appealing to those who desire the security and certainty of 

access to care as they age-in-place. Freestanding facilities, without 

this continuum of care, have struggled to maintain occupancies or in 

the case of newer properties struggle to absorb units in a timely 

manner. 

The silver living to this grey cloud is that there appears to be excess 

demand relative to supply in the Trade Area and that growth in the 

overall size of the target market is forecasted to increase 

dramatically during the next 10 years with the aging of the Baby 

Boom generation. Therefore, as home prices begin to rise and target 

households gain confidence, there will likely be substantial pent up 

demand among those who are interested in moving, but have simply 

delayed the decision due to broader housing market conditions. 

For appropriate sites in both the Port Campus Square and Port 

Riverwalk study areas, we believe demand currently exists for 

between 50 and 60 units of independent senior housing and 

increasing substantially to 150 to 175 by 2020.  

ASSISTED LIVING:  

To some degree, the decline in home prices over the last five years 

has also affected the assisted living market. For many households, 

paying for the cost of assisted living is dependent on the sale of a 

home. Therefore, declining home prices has resulted in many 

families choosing to pitch-in and help aging parents and 

grandparents cope with activities of daily living instead of moving 

them to an assisted living facility. This dynamic has contributed to 

higher vacancy rates among assisted living facilities, especially in 

sub-markets where the facility draws primarily from families with 

modest incomes. However, this situation is usually anticipated to be 

temporary due to the current recession and eventually give way to a 

situation of pent-up demand. 

For the Port Campus Square and Port Riverwalk study areas, it is 

anticipated that the assisted living market demand is currently 

between 30 and 40 units increasing to 50 to 70 units by 2020. 

Furthermore, the potential sites in the Port Campus Square and Port 

Riverwalk study areas would likely have good visibility, which is 

important for assisted living because it needs to keep awareness 

high due to the higher levels of turnover.  

MEMORY CARE:  

After a period of rapid expansion 10 to 12 years ago, memory care 

facilities have experienced very strong occupancies in recent years. 

These facilities were somewhat buffered from the recession because 

the level of care needed is often far more than a spouse or other 

family member can handle even in difficult financial times. 

Furthermore, new advancements in design and programming have 

dramatically increased the benefits of living in such environments. In 

addition, these benefits have raised the awareness of memory loss 

and reduced its taboo nature, which has resulted in greater market 

acceptance.  
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For the Port Campus Square and Port Riverwalk study areas, it is 

anticipated that the memory care market demand is currently 

between 15 and 20 units increasing to 25 to 35 units by 2020. This 

is not enough demand to develop a standalone memory care facility. 

However, it would be feasible as part of a continuum of care 

concept. 
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Appendix 3:  Public Comment 
Steering Committee Input Exercises 

On April 3, 2012, the Port Campus Square Steering Committee 
participated in two input exercises which were used in the preparation 
of preliminary concept plans. An explanation of these exercises and the 
results follow: 

SWOT Exercise 

The Steering Committee held a Strengths, Weaknesses, Opportunities 
and Threats (SWOT) exercise regarding the Port Campus Square area. 
The Committee identified issues that it viewed to be relevant for each 
category. Once the issues were identified, the Committee was asked to 
vote on each issue to determine which issue was of the most 
importance. The number of votes each issue received is contained in 
the parentheses i.e. (8). 

Visual Preference Survey 

The Committee reviewed almost 200 images of various development 
types from around the Twin Cities as well as from other cities outside 
of Minnesota. The images ranged across a wide range of topics such as 
building type, parking lots, storm water treatment, amenities, etc. Each 
member was asked to rate each image from 0 – 6 as to whether it was 
an appropriate use for the redevelopment of Port Campus Square. 

The results of each survey were tabulated to identify an average score 
for each image. Higher scores indicate images that were viewed to be 
more appropriate for the Port Campus area. After the average score is 
identified, a range of the scores was determined.  

This image survey was used to help establish the desired character and 
design themes for the Port Campus Square Plan.
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Strengths 

Amount of land available (8) 

City Developments – Arena (5) 

Flexibility – open space (3) 

Students/Campus (2) 

Centrally located (2) 

Residential proximity (2) 

Area stability (ARCC, City, neighborhoods, hospital)—foundation to 
build upon (2)  

Superior Access (1) 

Traffic continuous throughout the day due to ARCC students and City 
facilities (1) 

 

Coon Rapids Blvd. is recognizable 

Close to Highway 10 

Blight gone 

Investments in the area 

Hospital 

Transit 

River 

Green spaces 

WCCO history
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Weaknesses 

Retail competition (7) 

Not pedestrian friendly (6) 

Size of the project (3) 

Poor traffic flow between properties (3) 

Can’t see ARCC from Coon Rapids Blvd. (2) 

Funding for Coon Rapids Blvd. relies of Federal sources (2) 

Redevelopment has been reliant on public sector activities (1) 

Confined by river/RR tracks (1) 

Empty buildings 

Coon Rapids Blvd. has stronger traffic east of Hanson 

Coon Rapids Blvd. is a barrier 

ARCC has a slow approval process for major decisions due to their 
legislative framework 

Opportunities 

Amount of land (8) 

Streets, trails, etc. can still be moved (5) 

Can intensify area (4) 

Pedestrian connections/trails (3) 

Community center (2) 

Public can prime private investment (1) 

Take better advantage of City/ARCC partnership (1) 

Improve college visibility (1) 

ARCC potentially expanding to bachelor completion programs 

River access 

More variety of housing options, particularly housing directed towards 
keeping/attracting youth 

Joint use of facilities 
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Threats 

Availability of funding (8) 

Market conditions (6) 

Physical distance between uses (4) 

“Last mile” of transit (3) 

Over-regulation including land control (2) 

 

Political will (2) 

1960’s housing stock (1) 

Size (1) 

Highway department standards  

DNR requirements re:  river access 
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Summary of Open House Written Comments 
 

1. Please change the lights (stoplights) at the intersection of 
Coon Rapids Blvd. & Mississippi Blvd.  It is nearly 
impossible to pass through there safely. 

2. Do not move the library.  It is right now in perfect 
residential area. 

3. Please don’t move the library – we like it where it is! 
4. We are seniors and of course would like everything to 

happy now.  Tax increase OK. 
5. Like the focus of opening up river side of Coon Rapids Blvd.  
6. College parking ramp is good idea. 
7. Positive – extending Pheasant Ridge Drive. 
8. Positive – trail extended for peds/bikers. 
9. Looking forward to a community center. 
10. Looks good. 
11. Like commercial to include specialized grocery – Trader 

Joe’s, Whole Foods, Aldi. 
12. Like connecting trails to river and river access. 
13. Like roundabout. 
14. Tie into the river is good. 

15. Feature the architecture so no square block buildings. 
16. Definitely keep homes off CR Blvd. 
17. Intersection should either be moved to align with the 

Goodwill exit or removed. 
18. With the redevelopment of CR Blvd. fewer intersections 

metered the better. 
19. Entertainment of a variety should be incorporated to 

enhance what has been started. 
20. Feel things are being “squeezed in” particularly with the 

housing area where the shopping center is. 
21. I think this is the perfect opportunity to repurpose the 

area.  Once upon a time the area was the shopping hub of 
the City –that has moved on to Riverdale.  This could 
become the entertainment area of CR.  Hockey arena, 
Grand Slam, up the road is Yes and Food; archery.  Similar 
such destinations should be encouraged and developed for 
uses of all kinds.  To alleviate the need for some 
intersections, implement a pathway/bridge to link the 
bikeways and walkways over the Coon Rapids Blvd. 
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