Chapter 4
Housing
This chapter of the Coon Rapids 2040 Plan describes
the city’s housing stock, housing programs, and states
the City’s goals and policies for maintaining the existing
housing stock, adding a variety of new housing units,
and addressing affordability needs.
Coon Rapids has a diverse housing stock with a variety of types of homes located
throughout the city, although single family homes are the dominant housing type.
Most of the housing is owner-occupied and about 90% of the housing supply is
considered to be affordable to households with incomes at or below 80% AMI
(Area Median Income). The pace of large scale residential construction has slowed
since about 2000, as most of the remaining vacant tracts of land in the city were
been developed prior to that time.

Coon Rapids’ Housing Stock
This inventory section of the Plan includes a variety of elements that describe the state of the
City’s housing supply. There are sections on housing types, housing tenure, housing costs and
family income, housing affordability, housing age, uninhabitable homes, foreclosures, vacant
homes, housing rehabilitation, new construction activity, and potential housing sites.

Housing Types
Single-family detached homes are the dominant housing type in Coon Rapids. However, there are a
variety of housing types, locations, and costs offered throughout the City for families at all stages of
their life cycles. As Table 4-1 indicates, housing choices have remained relatively unchanged since 2000.
The percentage of single-family attached/townhouses has increased slightly while the percentages
of other housing types have decreased or stayed the same.

TABLE 4-1: Number of Housing Units by Type
1980 Census

1990 Census

Units

(%)

Units

Single-family detached

8,706

(81%)

Manufactured homes

186

Single-family attached/Townhouses

Housing Unit Types

2000 Census

2010 Estimates

2015 Estimates

Units

Units

(%)

Units

(%)

(%)

(%)

12,273

(68%)

14,557

(64%)

15,598

(64%)

15,670

(64%)

(2%)

330

(2%)

276

(1%)

241

(1%)

232

(1%)

434

(4%)

2,268

(13%)

3,739

(16%)

4,354

(18%)

4,367

(18%)

Multi-family

1,409

(13%)

3,227

(8%)

4,231

(19%)

4,269

(17%)

4,369

(18%)

Total

10,735

(100%)

18,098

(100%)

22,803

(100%)

24,462

(100%)

24,638

(100%)

Source: U.S. Census, Metropolitan Council Housing Stock Estimates

* The total number of units for the year 2000 was revised later by the Census Bureau to 22,828,
but the number of the various types of units was not revised.
The percentage of single-family homes has overall decreased since 1980 and has remained at
64% since 2000. This trend toward a smaller share of the residential units being single-family is
expected to continue in Coon Rapids as the availability of developable land decreases and costs
rise. Other housing opportunities may be realized through the reuse of properties which will incur
the additional costs of redeveloping the land. This will mean that increased development densities
will be needed to offset the price of increasingly scarce land or added redevelopment costs.

Housing Tenure (Ownership vs. Rental)
As shown in Table 4-2, the share of the Coon Rapids housing stock that is owner-occupied
decreased from 80% to 74% in the 2000s even though the share of single-family homes stayed
the same. This decrease in owner-occupancy can be attributed, in part, to the conversion of
single-family homes from owner-occupied to renter-occupied. However, Coon Rapids’ share of
rental housing remains relatively low when compared with peer cities in the Twin Cities region.
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TABLE 4-2: Owner and Renter Housing in 1990, 2000, and 2010
1990

2010

2000

2015

Units

(%)

Units

(%)

Units

(%)

Units

(%)

Owner-occupied housing units

13,965

(77%)

18,142

(80%)

18,159

(74%)

18,274

(74%)

Renter-occupied housing units

3,488

(19%)

4,436

(19%)

5,373

(22%)

5,837

(24%)

Vacant units

645

(4%)

225

(1%)

930

(4%)

612

(2%)

Total housing units

18,098

(100%)

22,803

(100%)

24,462

(100%)

24,723

(100%)

Source: U.S. Census Bureau Decennial Census, Metropolitan Council Housing Stock Estimates

Housing Costs and Family Income
Median home values in Coon Rapids are increasing faster than incomes of city residents. Median
rent increases are keeping more in line with income increases, but have increased more drastically
than incomes during the 2000s.
Table 4-3 contains U.S. Census income and housing cost figures from 1990, 2000, and 2010.

TABLE 4-3: Housing Values and Rent Levels
1990 Census

2000 Census

2010 ACS
5-Year
Estimates

2015 ACS
5-Year
Estimates

Percent
Change
2000-2010

Percent
Change
2010-2015

Median Family Income*

$45,135

$62,327

$72,472

74,480

16%

3%

Median Household Income*

$42,074

$55,868

$62,448

64,203

12%

3%

Median Home Value

$82,542

$124,595

$202,700

$167,000

63%

-18%

Median Rent

$520

$689

$887

$1,032

29%

16%

Source: U.S. Census Bureau Decennial Census, American Community Survey

*In decennial census data, household income includes the income of the householder and all
other individuals 15 years of age and older in the household, whether they are related to the
householder or not. Because many households consist of only one individual, median (average)
household income is usually less than median family income.
Increases in resident income have not kept up with increasing home values and rents. During the
2000s, the median rent level increased by 29%, compared to income increases of 12-16%. Home
value increases, however, were much greater. The median home value in Coon Rapids jumped
63% in from 2000 to 2010.
Shown in the Map 4-1 on the following page, most owner-occupied housing is valued at $238,500
or less. Concentrations of higher valued housing are located in the northern part of the City and
along the Mississippi River.
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MAP 4-1: Owner-Occupied Housing by
Estimated Market Value

Housing Affordability
Defining Affordability for Low Income Households

*Income figures are based on a family of
four for Minneapolis-St.Paul-Bloomington
Metropolitan Statistical Area (MSA) for 2016.

The Metropolitan Council has adopted the standards of using Area Median Household Income
(AMI) to define levels of household income and housing affordability. AMI is the midpoint of a
region’s income distribution and provides a relative benchmark for income thresholds. Depending
on their household size, households earning 30% of AMI are considered extremely low income
($25,750*), households earning between 31% and 50% of AMI are considered to be very low
income ($42,900*) and households earning between 51% and 80% of AMI are considered to be
low income ($65,700*). There are two standard indicators that describe housing affordability in
a community. The first indicator is the percent of housing units that are affordable to low income
households. The other is the percentage of low income households that pay more than 30% of
their income in housing costs.
Indicator 1 – Percent of Affordable Housing Units. Affordable housing, according to the U.S.
Department of Housing and Urban Development, is housing that costs not more than 30% of a
household’s gross income. The table below shows the number of housing units that are affordable
to low income households of three different levels, as estimated by the Metropolitan Council.
Many low income households are limited in options for affordable housing. Currently, only 5% of all
housing units are affordable to households with incomes at or below 30% of AMI. Higher income
levels have more options: more than a third of housing units are affordable to households with
income 31% to 50% of AMI and more than half of all units are affordable to housings with income
51% to 80% of AMI.
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TABLE 4-4: Housing Units that are Affordable to Low Income Households
Units affordable to households with
income at or below 30% of AMI

Units affordable to households with
income 31% to 50% of AMI

Units affordable to households with
income 51% to 80% of AMI

1,126 (5% of all housing units)

8,286 (34% of all housing units)

12,765 (52% of all housing units)

Source: Metropolitan Council staff estimates for 2015 based on 2015 and 2016 MetroGIS Regional Parcel Datasets (ownership units), 20092013 Comprehensive Housing Affordability Strategy data from HUD (rental units and household income), and the Council's 2015 Manufactured
Housing Parks Survey (manufactured homes)

Indicator 2 – 30% of Income Spent on Housing Costs. Even with lower interest rates, more than
20% of low income households have housing costs that exceed the generally accepted maximum
amount of 30% of household income. It is estimated that 5,583 low-income households are
experiencing housing cost burdens. Most of the housing cost burdened households are earning
incomes below 50% of AMI.

TABLE 4-5: Low-Income Households whose housing costs are at least 30% of
their income (Housing Cost Burdened Households)
Income Level

Housing Cost Burdened Households

Income at or below 30% of AMI

2,154

Income 31% to 50% of AMI

2,127

Income 51% to 80% of AMI

1,302

Total Cost Burdened Low-Income Households

5,583 (23% of all households)

Source: U.S. Department of Housing and Urban Development, 2009-2013 Comprehensive
Housing Affordability Strategy (CHAS) data, with counts adjusted to better match Metropolitan
Council 2015 household estimates

Factors that Affect Affordability
There are a number of factors that make housing more, or less, affordable.

City Zoning Requirements
Zoning code requirements for residential lot sizes and the amount of density allowed are factors
that affect affordability. Lots in the predominant single-family zoning district are required to be
a minimum of 80 feet wide by 135 feet deep, with an area of at least 10,800 square feet. This
provides for a density of four housing units per acre.
The City believes that this size is reasonable. However, in some cases density for single-family
detached homes can be increased through a form of planned unit development. This allows
smaller lot sizes that can reduce the overall cost of the housing units. Several projects have been
built that utilize this planned unit development tool to increase typical single-family home densities.
The maximum density increases to seven units per acre in the City’s Moderate Density Residential
district. Density in the High Density Residential district, generally located along collector or arterial
streets, depends on a number of development guidelines, including required open space, the
number of bedrooms per apartment unit, and the height of the building. The densities of multifamily developments in Coon Rapids are generally between 15 and 30 units per acre. However,
greater density in new projects can be achieved through innovation in site design.
The City realizes that local official zoning requirements and design guidelines can unnecessarily
inflate the cost of housing construction. Generally, the City’s regulations appear to be in line with
regulations in adjacent communities; however, the City will take appropriate opportunities to
review regulations to identify those issues related to the cost of producing housing.
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Publically Funded Housing
TABLE 4-6: Publically Subsidized Affordable Units
Publically Subsidized
Senior Units

Publically Subsidized Units for
People with Disabilities

Publically Subsidized Units: All
Others

Total Publically
Subsidized Units

149

24

881

1,054

Source: HousingLink Streams data (covers projects whose financing closed by December 2015)

Coon Rapids has affordable housing that is funded by federal, state, and local governments. Table
4-6 indicates the number of publically subsidized units dedicated to seniors, the disabled, and no
group in particular. As of December 2015, the City has 1,054 publically subsidized affordable units.
Most is funded by the Minnesota Housing Finance Agency and U.S. Department of Housing and
Urban Development. Table 4-7 outlines each these properties, the number of units, and the earliest
expiration, by the public entity funding source.

TABLE 4-7: Coon Rapids Locally Assisted Housing Developments, 2006-2016
FEDERALLY FUNDED
Property Name

Address

Total Units

Affordable Units

Earliest Expiration

Oxbowl Bend/VOA Senior Housing

3101 111th Ave. NW

61

60

7/6/2018

Dublin Park Apartments

10020 Drake St. NW

89

89

9/30/2016

Galway Place

11200 - 11240 Osage St. NW

36

36

7/27/2017

Grasslands Housing Inc.

11740 Xeon Blvd. NW

24

24

Drake Apartments

10011 Egret Blvd. NW

48

48

6/21/2018

Mississippi View Apartments

11010 Mississippi Blvd. NW

96

95

3/14/2028

Property Name

Address

Total Units

Affordable Units

Earliest Expiration

Galway Place

11200 - 11240 Osage St. NW

36

36

7/27/2017

Family Affordable Housing Program

Addresses intentionally withheld

150

150

3/15/2026

Northstar Ridge

10020 - 10060 Dogwood St.

56

56

7/1/2023

HUD Homes Tax Credit

Addresses intentionally withheld

15

15

7/1/2027

Oak Run Townhomes

Addresses intentionally withheld

16

11

7/1/2027

Thousand Oaks

Addresses intentionally withheld

12

11

7/1/2026

Oak Manor Townhomes

Addresses intentionally withheld

40

40

7/1/2027

Villas Of Caroline

Addresses intentionally withheld

30

30

7/1/2026

Cottage Homesteads Of Coon Creek

2600 - 2700 Coon Rapids Blvd. NW

47

46

7/1/2026

Liberty Park

Addresses intentionally withheld

7

3

7/1/2026

Tralee Terrace

9900 Redwood St. NW

68

68

7/1/2041

Woodland Manor

1875 105th Ln. NW

24

23

7/1/2021

Villas On Palm

812 - 854 98th Ave. NW

20

14

7/1/2027

Drake Apartments

10011 Egret Blvd. NW

48

48

6/21/2018

Mississippi View Apartments

11010 Mississippi Blvd. NW

96

95

3/14/2028

Camelot Square - B

11659 - 1689 Raven St. NW

104

104

7/1/2019

Camelot Square - A

11581 - 11639 Raven St. NW

52

52

7/1/2018

Redwood Square, Wellington Ridge

9787 Palm St. NW, 9787 Redwood St. NW

71

71

7/1/2019

Harvest Hills

Addresses intentionally withheld

8

8

12/28/2020

Property Name

Address

Total Units

Affordable Units

Earliest Expiration

Family Affordable Housing Program

Addresses intentionally withheld

150

150

3/15/2026

56

56

7/1/2023

STATE FUNDED

LOCALLY FUNDED

Northstar Ridge

10020 - 10060 Dogwood St.

Source: HousingLink Streams data (covers projects whose financing closed by December 2015)
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City-Initiated Affordable Housing Production
The City has also provided assistance to housing developments so that rental costs to the resident
are below normal market rates. The primary tools for these efforts are Tax Increment Financing
(TIF) and partnerships with developers to sell bonds at lower than market rates to finance
development costs. Table 4-8 lists the projects where the City has provided this kind of assistance.
Over the last decade, there have been 169 units developed with the City’s assistance. Riverdale
Station will add another 251 units in 2019. The City also assists with substantial rehabilitation and
preservation of housing. Since 2010, 69 units have been rehabilitated.

TABLE 4-8: Coon Rapids Locally Assisted Housing Developments, 2006-2016
NEW CONSTRUCTION
Development

RFP award year,
year of closing,
or year placedin-service

Ownership
or Rental
Units

Total #
of Units

Housing Revenue
Bonds issued by
the City of Coon
Rapids

Direct Local
Financial
Contributions (e.g.
TIF, levy, etc.)

Direct County
Contributions (e.g.
CDBG, HOME, county
levy, etc.)

Riverdale
Station

2018

Rental

251

$0

$4,470,857

$0

Cottages of
Coon Creek

2015

Rental

46

$5,000,000

$0

$0

River North

2015

Rental

167

$16,250,000

$1,850,000

$0

10121 Quince St

2013

Ownership

1

$0

$13,000

$128,643

9911 Larch St

2012

Ownership

1

$0

$13,000

$112,340

RECENT REHAB OR PRESERVATION
Development

RFP award year,
year of closing,
or year placedin-service

Ownership
or Rental
Units

# of
Units
with
Rehab

Housing Revenue
Bonds issued by
the City of Coon
Rapids

Direct Local
Financial
Contributions (e.g.
TIF, levy, etc.)

Direct County
Contributions (e.g.
CDBG, HOME, county
levy, etc.)

Single Family
Home

2015

Ownership

1

$0

$0

$0

Galway Place

2012

Rental

0

$0

$0

$0

Tralee Terrace

2010

Rental

68

$8,000,000

$3,795,000

$300,000

Source: City of Coon Rapids Affordable Housing Survey 2016
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Evaluation of Coon Rapids Housing Performance
The Metropolitan Council calculates Housing Performance Scores annually for all cities and
townships in the region. The scores assess and recognize local efforts in developing and
maintaining affordable housing and in supporting low-and moderate-income households
through a variety of programs and services. The Scores also provide critical information on new
affordable housing throughout the metro region. Points are divided into four categories, with an
opportunity for additional points for additional efforts in providing affordable housing. In 2016,
Coon Rapids received a score of 98 out of a possible 100 points. This high score reflects Coon
Rapids’ performance in meeting affordable housing goals, especially in the area of preserving
and rehabbing existing housing stock, providing other housing-related services, and approving
and contributing to housing development and redevelopment efforts. Allocation of points for
each category is described in Table 4-9.

TABLE 4-9: Coon Rapids 2016 Housing Performance Score
Score Category

Points Received

Possible Points

Recent new construction projects completed in the last 10 years

15

15

Recent preservation projects in last 10 years or substantial rehabilitation in last 3 years

35

35

Housing programs and policies in place and in use in the last 5 years

25

25

Characteristics of the existing housing stock

20

25

Additional efforts in providing affordable housing

3

N/A

TOTAL

98

100

Source: City of Coon Rapids, Metropolitan Council 2016 Housing Performance Scores

Housing Maintenance
Age of Housing. The housing stock in Coon Rapids is aging as fewer new units are built each
year. The map on the following page shows the time periods when housing was built in the city.
Most housing was built after 1950, when the city started to develop. Older housing built in the
1950s and 1960s is prevalent, accounting for 30% of housing. These units cover large swaths of
the central part of the city. About half of the city’s housing was built during the 1980s and 1990s.
Residential development has since slowed. Only about 8% of the city’s residential units have been
built since 2000. Newer properties have mostly been built in the northern part of the city and
through redevelopment near the Mississippi River.
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MAP
Age of Residential
Properties
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Uninhabitable Houses. Since 2001, the City has been tracking houses that are unfit for habitation.
Between 2001 and 2006, 30 complaints about the condition of a housing unit were registered
with the City. Since 2007, Coon Rapids has experienced an increase and subsequent decrease in
the number of uninhabitable homes. Shown on page 4-10, the number of complaints and staff
time devoted to this problem was at an all-time high during 2008 to 2011. In 2012, this number
decreased and remained at less than 20 per year up until 2016. There were 3 complaints regarding
uninhabitable homes in the first 6 months of 2017.
These homes have a variety of problems. Most of these houses were found to have utility issues
or excessive storage or garbage. Many have been damaged by fire or burst pipes. Four have been
used for the production of methamphetamines.
City staff works with the owners of the houses to resolve the problems, and most of the houses
do get cleaned up eventually. However, in rare cases, the properties have been declared unsafe
by the courts and the buildings demolished.

Coon Rapids Comprehensive Plan
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Coon Rapids Unhabitable Homes by Year, 2007-2017

Mortgage Foreclosures. Mortgage foreclosures have affected housing conditions over the years.
The greatest number of mortgage foreclosures occurred during the period between 2007 to 2012.
Since then, foreclosures have steadily decreased, with only 90 foreclosures in 2016. Not only do
foreclosures pose a hardship to those residents who lose their homes, they affect neighboring
residences when properties exhibit deferred maintenance, as often is the case in foreclosures,
and become vacant. State laws intended to tighten lending practices to help reduce foreclosures
went into effect on August 1, 2007.

Foreclosures by Year
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Vacant Houses. Vacant properties tend to deteriorate and can be a safety concern and nuisance
for the neighborhood. Since 2008, the number of vacant homes has fluctuated with the highest
numbers from 2009 to mid-2012, when there were between 600 and 800 vacant homes. These
numbers have consistently dropped overall and City records indicate 119 vacant residential
structures at the end of May 2017.

FIGURE 4-3: Vacant Homes in Coon Rapids as of 5/31/2017
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Housing Rehabilitation. There is a great deal of housing rehabilitation that occurs each year – in
some cases approaching or exceeding $5 million. Building permit records for rehabilitation and
renovation activity from 2000 to 2016 is shown in Figure 4-4 below.
The City tracks the value of improvements when building permit applications are made. Roof
and siding replacements have been excluded from the figure, however, because the City’s permit
system does not distinguish between residential and commercial permits for these kinds of
improvements. The exact dollar value of the improvements also is unknown because building
permits are not required for several types of work that improves the condition of housing. For
example, exterior painting and minor, nonstructural improvements and repairs do not require
permits. There are also improvements that occur without the property owner obtaining required
permits. Therefore, real dollar numbers are not available.

FIGURE 4-4: Dollar Value of Residential Improvements
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Home Improvement Loan Programs. Most of the work is privately funded. However, the City has
several programs designed to help low- and moderate-income homeowners maintain or repair
their homes. The Coon Rapids Mortgage Assistance Foundation (CRMAF) established a housing
loan program in 2005 offering several home improvement loan products to Coon Rapids residents.
Included in the program are the following funds:
» Home for Generations II Program – Fixed, low interest loans of up to $50,000 for participants
in the City’s Home for Generations II program that provides incentives for homeowners to
undertake large scale, value-added remodeling projects. There are no income restrictions for
borrowers. As of 2017, the program has leveraged over $5.8 million in private investment.
» Home Improvement Incentive Loan Program – Revolving loans for repairs or value-added
improvements to single- and two-family structures and interior work on townhouse and other
common interest community properties. There are no income limits for borrowers.
» Home Rehabilitation Assistance Loan Program – Low-interest loans for necessary repairs or
improvements for borrowers earning not more than 110 percent of area median income. Area
median income for the metropolitan statistical area was $85,800 in 2016. Loan payments may
be deferred for homeowners at or below 50 percent of area median income.
» Two-family Home Rehabilitation Program – Loans at attractive interest rates for the exterior
maintenance of two-family dwellings and program guidelines require that the work ensure
the exteriors of both units remain compatible. There are no income limits for borrowers and
payments may be deferred for borrowers at or below 50 percent of area median income.
» Emergency Home Repair Program – Loans for homeowners facing emergency repair needs
but who are unable to access other funding sources. This fund is restricted to households below
50% AMI.
Table 4-10 shows the City’s program and the amount of activity since 2005.

TABLE 4-10: City of Coon Rapids Home Improvement Loan Program Activity
Housing Rehabilitation Programs

Time Frame

Level of Activity

Total Loan Amounts

Home for Generations II Program

2013-2017

23

$1,013,946

Home Improvement Incentive Loan Program

2005-2016

97

$1,278,776

Home Rehabilitation Assistance Program

2005-2016

77

$1,120,826

Two-Family Home Rehabilitation Program

2005-2013

12

$150,774

Emergency Home Repair Program

2005-2017

2

$7,573

Source: City of Coon Rapids
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New Construction Activity
Coon Rapids is virtually developed and only 1% of the city’s land remains in agricultural use,
primarily sod fields. As a result, the number of new housing units constructed each year has been
declining since about 2000.
Table 4-11 shows the number and types of housing units that received building permits from the
year 2000 through 2015.

TABLE 4-11: New Housing Unit Permits by Year

Type

‘00

‘01

‘02

‘03

‘04

‘05

‘06

‘07

‘08

‘09

‘10

‘11

‘12

‘13

‘14

‘15

Total

Single-Family

76

73

100

193

178

88

33

29

5

9

10

21

33

15

11

25

899

Townhomes
Duplex, triplex, and
quad*
Multifamily**

68

133

65

139

105

87

115

38

4

4

8

5

0

0

0

3

774

0

2

0

0

0

2

0

0

0

0

0

0

0

0

0

0

4

4

136

56

0

0

0

24

24

0

0

0

0

0

100

0

167

511

Total

148

344

221

332

283

177

172

91

9

13

18

26

33

115

11

195

2,188

*For years 2000 to 2003, this category only included duplexes (triplexes and quads were included in the multifamily category)
**For years 2000 to 2003, this category includes housing types of 3 or more units. For years 2004 onward, this category includes housing
types of 5 or more units
Source: Metropolitan Council

Part of the decline in housing construction activity is explained by market conditions in the Twin Cities
region. The Twin Cities housing market peaked in November 2005. Housing demand and values
across the region declined after that. Several projects across the metropolitan area were postponed
indefinitely in 2006 and 2007 as the housing market went through an adjustment period. The PORT
Riverwalk development in Coon Rapids was one of those projects.

FIGURE 4-5: Housing Permits Issued by Year and Type

4 - 14

Chapter 4: Housing

Even by the year 2000, residential construction activity slowed down substantially due to a
shortage in developable land. The year 2000 showed only 148 dwelling units received building
permits. There was a significant increase to 344 units in 2001 as the Wexford area began
developing. The economy had a minor effect in 2002 when the number of new housing units
fell to 221 units. However, construction activity rebounded in 2003 to 332 units. The number of
new units has fallen steadily since 2003 with 283 new units in 2004, 177 in 2005, 172 in 2006, and
91 in 2007. Between 2007 and 2013, Coon Rapids saw little residential construction, which can be
attributed to the economic recession. In 2013 and 2015, construction activity picked up again to
more than 100 units, mostly in the form of multifamily housing.
The types of units built in the city are also changing. The previous graph shows the number of
single-family, townhomes, duplex, triplex and quads, as well as multi-family units constructed by
year.
Single-family Construction. The traditional single-family detached home is the largest component
of the Coon Rapids housing supply. 899 single-family homes were issued building permits from
2000 to 2015. However, with the scarcity of developable land, single-family housing construction
has slowed since it peaked in 2003. During 2003, more than 100 single-family homes were under
construction at the Wexford development at Main and Avocet streets. Since the peak, there have
been relatively few new single-family homes constructed. Construction was at its lowest during
the period of 2008 to 2010 when only 5-10 permits were issued, and has since picked up a bit in
recent years.
Townhouse Construction. Townhomes are the second most prevalent housing type receiving
building permits during 2000-2015. Over that time period, 774 permits were issued. Townhouse
construction reached its peak of activity in 2003 (139 units) with fewer units being constructed
each year since. Only 24 townhouse units were constructed from 2008 to 2015.
Duplex, Triplex, and Quad Construction. Duplexes, Triplexes, and Quads make up the smallest
component of the Coon Rapids housing supply. While some of these permits may be accounted
for in the multi-family category before 2004, when structures of 3 or more units (including triplexes
and quads) were designated as multi-family, there have been only a handful of these types of
housing units constructed. None of these units have been constructed after 2005.
Multi-family Construction. The development of multi-family dwelling units in Coon Rapids has
been sporadic. There have been permits issued in only 7 of the 15 years between 2000 and 2015
for the development of 511 multi-family units. There was no multi-family construction from 2008 to
2012, but in the following years, multi-family housing dominated, with 267 units from 2013 to 2015.

Summary of Existing Housing Needs
The data and analysis above suggest the following housing needs in Coon Rapids through 2040.
The Implementation section of this Chapter lists the tools and strategies that can be used to
address those needs.
1.

Maintenance assistance for low-income homeowners at or below 60% AMI;

2.

Rental units for large families at all affordability levels;

3.

Preservation of naturally-occurring affordable housing within all bands of affordability,
especially near transit stations.
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Future Housing Needs
Metropolitan Council Forecasts
The Metropolitan Council’s systems statement projections are shown in Table 4-12.

TABLE 4-12: Metropolitan Council Forecasts
2010 Estimate

2015 Estimate

2020 Forecast

2030 Forecast

2040 Forecast

Population

61,476

62,527

64,800

68,400

72,100

Households

23,532

24,023

25,500

27,500

29,300

Employment

23,260

24,007

27,100

28,900

30,900

Source: U.S. Census Bureau Decennial Census, Metropolitan Council

Developable land is very limited in Coon Rapids. This has resulted in an average of 136 total units
per year permitted from 2000 through 2015. However, as shown in Table 4-11, there were fewer
than 35 units permitted per year from 2008 to 2012 and in 2014.
Two scenarios are realistic in considering how many units will be constructed in future years.
Scenario 1—Metropolitan Council Growth Scenario. This scenario asserts an average of 186 units
will need to be built in Coon Rapids each year between 2015 and 2040 to meet the Metropolitan
Council’s projection of 29,300 households by 2040, which also represents a Council-forecasted
addition of approximately 5,065 households between 2016 and 2040. Since there was less than a
1% difference between the number of households and the total number of units in the community
in the year 2010, for projection purposes, it is assumed that one household equals one dwelling
unit.
The U.S. Census reported that there were 24,462 housing units in Coon Rapids in the year 2010 and
estimates 24,638 units in 2015. Therefore, the construction of 4,662 housing units would be needed
from 2015 to the end of 2040 to meet the Metropolitan Council’s projections. It is likely the City
will have to be heavily involved in project assistance (land assembly and/or write-down of land
costs) to meet this projection.
Scenario 2—Limited City Involvement Growth Scenario. This scenario assumes 50 units per year
will be constructed and may be a more realistic scenario than Scenario 1, especially in considering
the potential for limited City involvement. Therefore, it is likely there may not be more than 1,200
units built in the city before the year 2040 if there is not significant involvement by the City in
stimulating or assisting construction activity. The rate of construction proposed under this scenario
would result in 25,838 housing units in Coon Rapids by the year 2040, or 3,462 units less than the
Metropolitan Council’s projection.
Implications. A shortfall of 3,462 units from the Metropolitan Council’s forecast will not result in
inefficient use of capital investments for parks, transit, sewers, and other regional infrastructure.
This is within a one-half percent of the Metropolitan Council’s forecast.
The real concern is that declining housing production could mean that aging, obsolete, and
blighted sites in the community which might be otherwise redeveloped in a booming real estate
market will not be redeveloped. This could result in additional disinvestment in adjacent housing
and an appearance that the city is in decline based on its housing stock.
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Affordable Housing Need Allocation
The Metropolitan Council has calculated 37,900 new affordable housing for-sale or rental units
will be needed in the metropolitan area between 2021 and 2030. The Council has developed a
formula to allocate those units among all communities in the metro area anticipating sewerserviced household growth. This allocation of need is based on the forecasted regional household
growth that will make less than a set threshold of income and therefore need affordable housing.
It is determined that Coon Rapids’ need for affordable housing is 457 units in the period from 2021
to 2030. For comparison, the Metropolitan Council’s Affordable Housing Need Allocation for Blaine
has been established at 1,139, Anoka 113, Fridley 268, and Andover 483. The breakdown of the
affordable housing needed for each income level is shown in Table 4-13.

TABLE 4-13: Affordable Housing Need Allocation
Income Level

Number of Affordable Housing Units Needed

Income at or below 30% of AMI

240

Income 31% to 50% of AMI

53

Income 51% to 80% of AMI

164

Total Affordable Housing Units

457

Source: Metropolitan Council

To address this need, the 2040 Plan guides land use that will support multi-family affordable
housing. The Future Land Use Map shown in Chapter 2 of this plan (Map 2-6) reflects minimum
densities sufficient to address the total allocation of affordable housing need of 457 units. Some
parts of the city, mostly areas off of Coon Rapids Boulevard, are mixed-use with high density
residential and commercial uses. The land use categories residential mixed-use and commercial
mixed-use have density ranges from 10 to 50 housing units per acre, which exceeds Metropolitan
Council’s minimum density requirement of eight units per acre. These land uses are slated to
increase by 318 acres, allowing for an estimated 3,000 new units to be built by 2040. Depending
on the new development that occurs, it is possible for 457 of these the estimated 1,500 units per
decade to be designated as affordable for households of different low income levels.

Coon Rapids Comprehensive Plan

4 - 17

Goals, Objectives and Policies
Given the existing housing conditions and development prospects, the City has adopted the
following goals, objectives, and policies to address housing production and maintenance.

Goal #1: Housing Quality
A high-quality living environment, the preservation of stable residential neighborhoods, and, where
necessary, the upgrading of the existing housing stock in the city.

Objectives:
1-1

Removal or buffering of non-residential uses that are a blighting influence on their
residential surroundings.

1-2

Elimination of blighting influences and conditions such as unkempt or weedy yards,
glaring lights, unscreened storage, poorly maintained exteriors, uninhabitable homes,
and an excessive number of vehicles parked on residential properties.

1-3

Removal of substandard housing units that are economically unfeasible to rehabilitate.

1-4

Construction of high quality new housing.

1-5

Remodeled homes that are attractive to new homebuyers.

Policies:
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1-1

Respond to complaints about owner occupied properties just as aggressively as with
renter occupied properties that are not being maintained or are apparent nuisances in
the neighborhood.

1-2

Assure the maintenance of the city’s housing stock by developing and distributing
informational materials that help home and apartment owners address maintenance
and housing system problems.

1-3

Provide information for rental property owners to help screen tenants and deal with
tenant-related issues that eventually lead to deteriorating properties.

1-4

Provide information, upon request, that does not violate data privacy rules about
neighborhood property maintenance or construction activity.

1-5

Work with homeowners’ associations to help them plan for and manage their
maintenance needs.

1-6

Monitor housing maintenance and outside storage regulations.

1-7

Provide those neighborhoods that have the highest housing maintenance violations the
highest priority for financial programs to encourage reinvestment.

1-8

Protect the integrity and desirability of established residential neighborhoods by
considering the discontinuation of isolated and aging nonresidential uses through buyout
and/or amendments to the future land use map as opportunities arise.

1-9

Facilitate removal of substandard housing for which rehabilitation has been determined
to be economically unfeasible.

1-10

Continue programs that help owners of older homes to update and renovate their
properties in a sensitive way that respects architectural integrity.

1-11

Encourage existing home renovations to improve functionality and exterior curb appeal.

1-12

Add to financial assistance programs to help low-income property owners address
deteriorating housing problems.

1-13

Use HUD’s Section 8 housing quality standards to determine whether a house is in need
of substantial rehabilitation or beyond repair, except where a particular funding program
or regulation specifies an alternate definition.
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1-14

Protect the quality of its housing stock by ensuring that there is full disclosure of existing
code violations. At the very least, this will mean promotion to real estate agents and
prospective home buyers or sellers of the practice of contracting for private home
inspections prior to purchase of any Coon Rapids home. Promotional efforts may include
but shall not be limited to periodic educational items in City publications and information
made available to the public by City staff.

1-15

Undertake efforts to reduce the number of homes that fall into foreclosure and/or have
severe maintenance problems.

1-16

Promote sustainability practices in its existing housing stock, including LED lighting, ultralow flow plumbing fixtures, and pollinator plantings.

Goal #2: Housing Variety
A variety of housing types and designs to allow all people a housing choice.

Objective:
2-1

Provide housing options for all ages, income levels, and preferences for ownership and
rental.

Policies:
2-1

Continue development management approaches that encourage a wide variety of
housing types and ownership and rental options.

2-2

Encourage developments for retired and handicapped persons and continue programs
offering City financial assistance for these special housing needs.

2-3

Continue to offer the flexibility of the Planned Unit Development process in order to
achieve affordable housing units.

2-4

Identify underused nonresidential sites that may be suitable for higher density residential
use.

2-5

Designate infill areas and redevelopment sites along major streets and adjacent to
commercial or other high activity areas for townhouse and/or apartment type uses.

2-6

Accommodate energy conserving technologies and construction techniques, including
active and passive solar energy features, by advocating their use in application for new
residential development and by amending City Code or City policies as appropriate to
allow residents to take advantage of new approaches.

2-7

Assist in attempts to obtain any applicable funds for City-approved development
proposals designed to maximize the opportunity of providing a variety of housing types,
costs, and densities that meet City objectives. Sources may include, but are not limited
to, federal programs such as the Low Income Tax Credit Program or the Low/Moderate
Income Rental Program, Metro Council funds such as the Local Housing Investment
Account, or nonprofit assistance such as Habitat For Humanity.

2-8

Document the characteristics and neighborhood experiences of community based
residential facilities in the city, so that better relations may be forged between such
facilities and surrounding neighborhoods.

2-9

Encourage productive discussions between developers and surrounding residents when
there is neighborhood opposition to a housing proposal that meets City objectives.
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Goal #3: Affordability
Housing opportunities at a cost low- and moderate-income individuals and families can afford
without compromising essential needs.

Objectives:
3-1

A housing supply that has between 20% and 25% of all units affordable to families with
an income at 60% of the area median family income (AMI).

3-2

The preservation of existing affordable units, including the manufactured housing at
Creekside Estates manufactured home park.

Policies:
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3-1

Follow the Metropolitan Council’s guidelines for bands of affordable housing need.

3-2

Acknowledge the Metropolitan Council’s suggested allocation of 457 affordable units
between 2021 and 2030 and continue the Council’s efforts to support affordable housing
opportunities for current and future residents through provision of location choices for
varied housing types, participation in housing assistance programs responsive to local
needs, and provision of fiscally prudent public assistance to projects that are a benefit
to the community as a whole.

3-3

Continue the current development management system of providing reasonable
standards that do not contribute to excessive housing production costs and a
development review process that provides for efficient and timely decisions.

3-4

Continue programs to assist in the provision of low- and moderate-income and special
needs housing resources and the coordination of these local efforts with other programs
to maximize results.

3-5

Consider any potential housing affordability impact prior to adopting or amending
any development-related or construction-related regulation. Negative impacts will be
balanced against concerns for the general public health, safety, or welfare. Where
possible, strategies for mitigating negative affordability impacts will be identified.

3-6

Maintain contact with owners of subsidized properties eligible to leave the subsidy
program, to learn about their plans and to discuss any obstacles that may keep them
from renewing their program contract.

3-7

Encourage owners of market rate rental properties to participate in the Federal Section
8 voucher program.
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Goal #4: Nondiscrimination
Equal opportunity in home ownership and renting.

Objective:
4-1

No discrimination against persons seeking housing based on age, religion, race, ethnic
origin, sexual preference, gender, or disability.

Policies:
4-1

Staff will investigate any allegations of housing discrimination to determine whether the
City of Coon Rapids should intervene in the dispute.

4-2

Conduct ongoing education efforts as necessary to promote equal availability of
housing opportunities and fair treatment of all renters and buyers regardless of age,
religion, race, ethnic origin, sexual preference, gender, or disability.

4-3

Participate in the local housing incentives program of the Metropolitan Livable
Communities Act.
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