Chapter 7
Economic Competitiveness
Regional economic competitiveness is a core element of
the region’s sustained prosperity. Collectively, the region
must provide great locations for businesses to succeed
– particularly those industries that export products
or services beyond the metropolitan area and bring
revenue and jobs to the region. This chapter establishes
policies for both business development activities and
redevelopment activities for Coon Rapids within the Twin
Cities Metropolitan Area through 2040.

Business Development
This section assesses the city’s current economic and employment situation, sets goals for
economic development, and establishes policies and actions to stimulate business retention and
attraction.

Inventory and Assessment
This section reviews Coon Rapids’ employment characteristics and compares them with those of
peer cities within the metro area.
Employment. Table 7-1 shows employment trends by industry in Coon Rapids. The city had a total
of 21,999 private sector employees in 2016. The city’s employment base has expanded by about
6% since 2011. The largest increases were in Trade, Transportation, Utilities, Education and Health
Services industries. As established in Chapter 2 of the 2040 Plan and shown in Table 7-2, Coon
Rapids is projected to have 30,900 employees by 2040, an increase of 7,640 over the 2010 level.
The Twin Cities region as a whole is projected to add 489,000 employees between 2010 and
2040.
Business Distribution. Table 7-3 overviews that Coon Rapids has just over 1,000 private employers.
The City’s health care and retail trade sectors represent the largest proportions of establishments.
Wages. Table 7-4 illustrates relevant wage data in the city of Coon Rapids. The average weekly
wage for private sector employees in Coon Rapids is $905. The highest paying jobs in the city
are in the Manufacturing, Financial Activities, Education and Health Services industries, however,
wages in all industries have grown steadily over the past five years. Average wages in Coon
Rapids are similar to those of peer cities, although substantially high wages in a few suburbs are
driven by the presence of a single high-paying employer. For instance, Blaine has a lower average
wage than does Coon Rapids, while Fridley and Maple Grove have significantly higher wages on
average.

TABLE 7-1: Average Annual Employment by Industry, Coon Rapids
Industry

2011

2012

2013

2014

2015

2016

Manufacturing

3,068

3,251

3,099

3,072

2,868

2,934

Trade, Transportation, and Utilities

5,127

5,466

5,467

5,567

5,653

5,745

Financial Activities

794

676

719

746

699

733

Professional and Business Services

1,852

1,771

2,247

2,233

2,189

2,107

Education and Health Services

5,525

5,739

5,832

5,625

5,734

5,783

Leisure and Hospitality

2,885

3,087

3,046

3,007

3,023

2,994

Other Services

869

927

1,012

1,086

1,070

1,007

TOTAL (Private Employment)

20,776

21,598

22,155

22,090

21,973

21,999

Source: Minnesota Department of Employment and Economic Development
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TABLE 7-2: Population and Employment Projections, Coon Rapids
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

TABLE 7-3 Average Annual Establishments, Coon Rapids
Industry

2011

2012

2013

2014

2015

2016

Education and Health Services

170

176

182

182

161

175

Financial Activities

141

133

130

124

122

126

Leisure and Hospitality

121

124

121

124

122

119

Manufacturing

51

50

48

48

47

47

Professional and Business Services

187

191

171

164

162

156

Trade, Transportation and Utilities

243

250

241

236

225

226

Other Services

94

94

89

95

94

100

Total, All Industries

1,089

1,076

1,061

1,051

1,028

1,041

Source: Minnesota Department of Employment and Economic Development

TABLE 7-4: Average Weekly Wage, Coon Rapids
Industry

2011

2012

2013

2014

2015

2016

Education and Health Services

$1,119

$1,152

$1,145

$1,198

$1,266

$1,260

Financial Activities
Leisure and Hospitality
Manufacturing
Professional and Business Services
Trade, Transportation and Utilities
Other Services
Total, All Industries

$1,107
$266
$1,210
$822
$578
$429
$811

$1,017
$270
$1,243
$829
$629
$441
$842

$1,051
$281
$1,248
$836
$641
$470
$839

$1,111
$282
$1,277
$823
$657
$503
$860

$1,163
$306
$1,298
$846
$684
$894
$894

$1,012
$325
$1,316
$879
$702
$558
$905

Source: Minnesota Department of Employment and Economic Development
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FIGURE 7:1 - Average Annual Employment Select Suburbs

Source: Minnesota Department of Employment and Economic Development

FIGURE 7-2: Average Weekly Wage in Select Suburbs

Source: Minnesota Department of Employment and Economic Development
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Commuting Patterns. While Coon Rapids has a solid employment base, most city residents work
outside of the city. Similarly, many employees of Coon Rapids businesses commute from other
parts of the region. Tables 7-5 and 7-6 show the county of residence of Anoka County workers
and the county of employment of Anoka County residents. Just under half of those working in
Anoka County also live in the county. Only about 30% of employed Anoka County residents work
in the county, with nearly 40% commuting to Hennepin County and 18% commuting to Ramsey
County. The Generalized Job Concentrations Map (Map 7-1) and Generalized Manufacturing and
Distribution Centers Map (Map 7-2) illustrate the regional geographic distribution of jobs. In 2010,
one in six jobs in the region was located in the four largest centers of employment: downtown
Minneapolis, downtown St. Paul, the University of Minnesota, and the airport/Mall of America.
About half of the region’s jobs are located in the Job Concentrations shown on the map. Coon
Rapids and its adjacent cities contain one of these concentrations, which is centered around the
Northtown Mall and the Evergreen Industrial areas. While this chapter’s recommendations focus
on ensuring Coon Rapids’ economic competitiveness and enhancing employment opportunities in
the city, it is important to recognize that significant regional commuting will continue to occur and
constitent transportation investments will be necessary.

TABLE 7-5: County of Residence of Workers Employed in Anoka County
County of Residence

Count (2014)

Share (2014)

Anoka County, MN
Hennepin County, MN
Ramsey County, MN
Sherburne County, MN
Washington County, MN
Isanti County, MN
Dakota County, MN
Wright County, MN
Chisago County, MN
Scott County, MN
All Other Locations

51,025
21,117
10,056
4,548
4,536
3,440
2,776
2,689
2,522
976
10,754

44.6%
18.5%
8.8%
4.0%
4.0%
3.0%
2.4%
2.3%
2.2%
0.9%
9.4%

Source: Economic Development Business Recruitment Roadmap, Anoka County, MN

TABLE 7-6: County of Employment of Workers who Live in Anoka County
County of Employment

Count (2014)

Share (2014)

Hennepin County, MN
Anoka County, MN
Ramsey County, MN
Dakota County, MN
Washington County, MN
Sherburne County, MN
Chisago County, MN
Wright County, MN
St. Louis County, MN
Isanti County, MN
All Other Locations

68,720
51,025
30,914
3,859
3,664
2,264
1,220
1,024
1,006
960
7,999

39.8%
29.6%
17.9%
2.2%
2.1%
1.3%
0.7%
0.6%
0.6%
0.6%
4.6%

Source: Economic Development Business Recruitment Roadmap, Anoka County, MN
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Generalized Job Concentrations

MAP 7-1: Generalized Job Concentrations
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Generalized Manufacturing and Distribution Centers

MAP 7-2: Generalized Manufacturing and Distribution Centers
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Industrial Building Inventory. Because Coon Rapids contains only a handful of moderately-sized
vacant industrial parcels, it is expected that most employment growth will occur through reuse,
expansion, and redevelopment of existing buildings. In addition, building and land supply must
be accounted for when identifying target industries. Coon Rapids is home to about 4,700,000
of industrial space across approximately 80 industrial buildings. As of 2017, the vacancy rate
for square feet industrial space in the city was about 8%, compared with 7% for the Twin Cities
region. However, a few individual large vacancies make up much of Coon Rapids’ overall amount
of vacant industrial space. Most new manufacturing uses and other target industries will require
at least a Class B building, which generally corresponds to those built after about 1980. Because
over 80% of the city’s industrial buildings were built in 1980 or later, Coon Rapids is well-positioned
to accommodate these users. The city’s industrial buildings also generally have a clear height of
at least 16 feet, which is also a common requirement for light manufacturing users, particularly
those in the medical device industry. However, since very few of the buildings have the 24 foot
clear height required by warehouse and distribution users, it is not expected that Coon Rapids will
attract significant new warehouse and distribution businesses. While few vacant industrial parcels
exist in the city, existing industrial properties in Coon Rapids have a floor-area ratio of only about
0.25 (buildings on average cover about 25% of the lots on which they are located). This means
that existing businesses likely have the opportunity to expand, as the industrial zoning district
allows up to 50% lot coverage. For all of these reasons, Coon Rapids is unlikely to experience
significant industrial redevelopment in the foreseeable future. Rather, the city will achieve projected
employment growth, accommodate new businesses in the targeted categories, and allow its
existing businesses to expand through the existing industrial building and land supply.

FIGURE 7-3: Coon rapids Industrial Buildings, Building Area (sq. ft) by Year Built

Source: Xceligent, Inc.
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FIGURE 7-4: Select Coon Rapids Industrial Buildings,
Clear Height by Year Built

Source: Xceligent, Inc.
Regional Perceptions. The Economic Development Business Recruitment Roadmap completed in
2017 for the Anoka County region involved conducting interviews with nearly 20 stakeholders to
gain input. While these interviews addressed perceptions of the Anoka County region as a whole,
it is important for Coon Rapids to recognize the themes as the city positions itself to retain and
attract businesses. The stakeholders included a mix of local businesses, local economic developers,
educational institutions and workforce representatives, and real estate representatives. These
individuals provided input on strengths, weaknesses, opportunities and threats in the region. The
following key themes emerged:
» Positive perceptions of the county revolve around doing business in the county and quality
of life. Proximity to Minneapolis/St. Paul is a benefit to businesses as well as residents from
a quality of life perspective. Other business advantages include supply chain opportunities,
work ethic of employees and business engagement in the community. From a quality of life
perspective, perceptions are that Anoka County has a variety of housing options available and
good public schools. Many of the communities are also perceived as being safe with low crime
and poverty rates.
» The most cited negative perception of the county is that anything north of Minneapolis/St. Paul
is extremely remote and rural, and that the only jobs available in the region are blue-collar in
nature.
» Talent is currently one of the biggest challenges for local employers in terms of both attracting
and retaining talent. The local educational institutions in the region have responded well to
employers’ needs, however, employers must consistently compete for labor with Minneapolis/
St. Paul.
» The biggest opportunities that stakeholders see for the county include changing the negative
perceptions of the county, continuing to improve transportation infrastructure and developing
clarity and cohesiveness between the cities and the county.
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Business Development Goals and Policies
City government must play a role in encouraging economic development, redevelopment, and
ongoing business activity by stimulating private investment, ensuring an adequate housing supply
for employees, and investing in infrastructure. The following goals are established to help the city
employment opportunities for City residents, enhance prosperity, and improve the community’s
overall quality of life.

Goal #1
Incite a wide range of employment opportunities for residents within the
city’s targeted industries.
1-1

Promote the retention and expansion of existing businesses and the attraction of new
businesses within the targeted industry categories.

1-2

Promote job growth in the Target Industry sectors, particularly incentivizing higher wage
jobs.

1-3

Ensure regional readiness in terms of workforce and sites and buildings.

Goal #2
Promote efficient land use and increase the city’s tax base.

7 - 10

2-1

Ensure availability of commercial and industrial land that meets the city’s projected
demands, with employment centers concentrated at Port Wellness, Port Evergreen,
Evergreen Industrial Park, Coon Rapids Industrial Park, and the Northstar Business Park.

2-2

Encourage high-intensity use of remaining industrial land to promote efficient land use
and increase the city’s tax base. Discourage new industries with nuisance characteristics,
low employment density, and low taxable values or cause deterioration of infrastructure.

2-3

Eliminate blighting characteristics in the city’s business districts by means of various
financial incentives and land assembly in appropriate instances.

2-4

Ensure that the city’s regulations, tax levels, and incentives are competitive with those of
peer cities.

2-5

Maintain a streamlined and effective development review process.

Chapter 7: Economic Competitiveness

Goal #3
Foster a high-quality, diverse business climate that is sustainable and
resilient to short-term economic trends.
3-1

Promote Coon Rapids and the surrounding area to appropriate regional audiences,
addressing perceptions among key stakeholders.

3-2

Advocate for regional multi-modal transportation investments that encourage business
development and allow for easy access to regional employment centers. Maintain
adequate infrastructure to support business growth.

3-3

Maintain strong relationships with local and regional economic development agencies,
educational institutions, and the business community to share resources and achieve
common goals.

3-4

Ensure that the city’s housing stock supports the needs of local employees and targeted
businesses. Ensure adequate marketing of the city’s housing amenities.

3-5

Continue to attract retail spending and support business districts with a variety of retail
options.

3-6

Ensure adequate dispersal of retail districts throughout the city.

3-7

Ensure that Coon Rapids’ jobs/housing balance, tax capacity, wage levels, and
employment levels remain comparable to those of its peer cities.

Business Development Recommendations

Providing high-quality basic services
and appropriate regulations
are the most important roles of
local government in encouraging
economic development.

A balanced economic development strategy addresses both retention of existing businesses and
attraction of new businesses. Providing high-quality basic services and appropriate regulations are
the most important roles of local government in encouraging economic development. Additional
actions, such as those discussed in this section, may be considered in appropriate instances. This
section addresses policies for encouraging business retention and attraction.
Annual Indicators. The City should track various metrics and analytics, including employment,
wages, taxable value of commercial property, commercial construction, and retail sales. This
data should be continually updated to gauge the city’s strengths and weaknesses and adjust
economic development policies accordingly. The overall economic development strategy may be
adjusted to account for changes in the city’s key indicators.
Business Outreach. Because the city’s existing businesses are an important source of growth,
they should also be a priority for economic development service efforts. If local firms are satisfied,
they are more likely to expand within the community and spur additional economic development
as a result. City Staff began visiting industrial businesses in 2007 to understand the nature of
their operations and build relationships with the business community. These visits also help to
communicate City initiatives to the business community. Other business retention activities, such
as print or digital communication and in-person meetings, such as quarterly Business Council
meetings, will also help maintain consistent connections between City government and the
business community.
Business Targets. City resources should be directed toward industries that have the greatest
potential for creating wealth, based on the existing business base. This involves capitalizing on
its existing business clusters, yet maintaining a diverse business base to ensure resilience to shortterm economic trends. While the City should provide a positive business climate for a wide array
of businesses, priority should be given to industries that have high potential for unsubsidized spinoff businesses. The Economic Development Business Recruitment Roadmap completed in 2017
for the Anoka County region identified a handful of Target Industries for Anoka County. Table 7-7
reviews these industries, as well as suitability for Coon Rapids specifically.

Coon Rapids Comprehensive Plan

7 - 11

TABLE 7-7: Target Industry Analysis
Target Industry

Subsectors of Focus

Medical Device
Manufacturing and
Related Industries

Comments

Suitability for Coon Rapids

The medical device supply chain is well
developed in the region.
Technologic advances in medical devices
are creating opportunities for metal and
advanced materials fabrication and
precision instrument manufacturing.
Plastics manufacturing technologies are
well established in the region

Plastic Product
Manufacturing

Light Manufacturing

Instrument Manufacturing

Producers are aligned with both
advanced devices (e.g. medical
devices) and commodity parts (e.g.
food machinery, farm equipment,
transportation equipment)
Instrumentation and measuring devices
are critical to manufacturing precision
products including medical devices.

Chemical Manufacturing

The region has a strong tradition for
precision machining and the fabrication
of metal and other specialized materials.
Advanced materials, such as carbon
fiber, are growing in importance within
the global economy.
Minneapolis/St. Paul region has a
long history around innovation and
manufacturing of adhesives and
other industrial supply chain specialty
chemicals.

Distribution and Trucking

Data Centers

Back Office

7 - 12

The city’s existing industrial building
stock makes Coon Rapids wellpositioned to attract additional
businesses in this sector, which is a
Primary Target.

The city’s existing industrial building
stock makes Coon Rapids wellpositioned to attract additional
businesses in this sector, which is a
Primary Target.

Advances in medical devices,
pharmaceuticals, coating technologies
are present in the region and align with
Anoka County skill sets.

Heavy Manufacturing

The city’s existing industrial building
stock makes Coon Rapids wellpositioned to attract additional
businesses in this sector, which is a
Primary Target.
The city’s existing industrial building
stock makes Coon Rapids wellpositioned to attract additional
businesses in this sector, which is a
Primary Target.

There is growing demand for precision
instruments.

Metal Working, Machining,
and Specialized Metals

Coon Rapids is home to several
medical device and component
manufacturers that supply the medical
device industry. The city’s existing
industrial building stock makes Coon
Rapids well-positioned to attract
additional businesses in this sector,
which is a Primary Target.

Machinery Manufacturing

This includes machinery related to
existing industries in the region including
food processing and material handling
equipment, and farm machinery.

The city’s industrial building and land
supply are generally not suited for
heavy manufacturing. The zoning code
generally does not allow these uses.
Therefore, heavy manufacturing is not a
Target Industry for Coon Rapids.

Specialized Distribution
and Warehousing

The big box-type fulfillment centers are
more likely to locate south of the city for
better access to market; however, Anoka
County has seen some small specialty
distribution going on in the region and
smaller trucking operations.

Coon Rapids is home to several
trucking and distribution firms. While
they are an important part of the local
economy, these types of businesses
should not be a priority for financial
assistance.

Smaller Data Centers

Data centers are big users of electricity
and Anoka County has the infrastructure
to support this. However, this industry
also requires fiber access, which is only
available in some parts of the county.
Recruitment should be limited to only
those areas.

Coon Rapids does not presently contain
any data centers. Lower employment
density and lack of suitable land and
building supply make data centers less
of a priority for financial assistance
than manufacturing.

Medical services, call
centers

Some available buildings for this;
however, there will need to be a better
inventory of these buildings in the future
in order for Anoka County to realistically
recruit this industry.

Existing building supply and presence
of existing health care businesses
make Coon Rapids well-positioned to
attract these businesses. However, they
should be less of a priority for financial
assistance than manufacturing.
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•

•

Primary Targets. Most of the city’s economic development resources should be directed
toward the Primary Targets. These industries have relatively high wages, high employment
density, potential for spin-off businesses, and potential for growth in the region. The City’s
tax increment/tax abatement policies should target these types of businesses, in addition to
other City financial resources. As identified in Table 7-7, these industries include:
•

Medical equipment and supplies manufacturing

•

Medical device manufacturing and related industries

•

Plastic product manufacturing

•

Instrument manufacturing

•

Metal working, machining, and specialized metals

Secondary Targets. While City resources should be largely directed toward the Primary
Targets, some resources should be made available to the following business types. Although
these industries generally have lower starting wages than the Primary Targets, they create
basic employment and have potential for spin-off businesses. While tax-increment financing
and tax abatement should generally not be directed toward Secondary Targets, other
resources, such as revolving loans may be appropriate.
•

Smaller data centers

•

Back office related to medical services and health care

•

Businesses creating skilled jobs at wage levels in excess of the metro area median

•

Financial and Technical Resources. The City should market available resources to both
existing and new businesses.

Coon Rapids Comprehensive Plan
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The City can play an important role
in encouraging business growth
through specific actions. Because
a large number of economic
development organizations
compete for a comparatively
small number of business
relocations, Coon Rapids must be
strategic in targeting its economic
development resources.

•

Resources for Existing Businesses. The City should market available resources to businesses,
including technical assistance programs, such as Open to Business, which provides free
consultations to existing and prospective business owners.

•

Revolving Loan Fund. Through its Housing and Redevelopment Authority, the City offers
gap-financing assistance for construction, real estate, and equipment purchases creating a
substantial number of jobs. Loans should be directed toward businesses in the primary target
areas, as well as redevelopment projects in older commercial districts.

•

Industrial Revenue Bonds. The City has traditionally offered conduit financing through revenue
bonds for industrial construction projects. The City should maintain and market this resource.

•

Tax Increment Financing/Tax Abatement. In the past, the City has used TIF for redevelopment
projects that meet state requirements and economic development projects that meet state
job creation requirements. The City should continue to offer these resources, but also adopt
more-detailed policies for their use. For instance, subsidies for new development projects
should be directed toward targeted business types and those with the highest potential for
high-paying jobs and “spin-off” jobs.

•

State Resources. The City should utilize and market relevant programs offered by the state’s
Department of Employment and Economic Development (DEED). These programs, such as
the Minnesota Investment Fund, may be appropriate for some local projects.

Workforce Development. Access to workforce education and training programs is important to
encouraging economic development. Anoka-Ramsey Community College provides customized
training for many local businesses. It has successfully received Job Skills Partnership grants from
the State of Minnesota to assist with the cost of providing training. The City should maintain
connections with Anoka-Ramsey and other education resources and market available resources
to local businesses. The City should also advocate for additional community resources.
Marketing. A community’s ability to attract business is largely founded in its quality of life amenities,
educational opportunities, transportation, and access to markets. However, the City can play an
important role in encouraging business growth through specific actions. Because a large number
of economic development organizations compete for a comparatively small number of business
relocations, Coon Rapids must be strategic in targeting its economic development resources. This
means directing incentives toward types of businesses most likely to create jobs that enhance
the community’s wealth.
While the City’s economic development strategy should not rely on mass marketing, some
targeted marketing is appropriate. The City should market itself as well as individual office and
industrial properties differently and to targeted audiences. Recommended marketing strategies
include:
» Maintaining relationships with real estate brokers throughout the metro area and maintaining
regular contact with key brokers.
» Continuing involvement with the Minnesota Commercial Association of Realtors to increase
awareness of Coon Rapids’ amenities and available properties.
» Continuing awareness of available commercial and industrial properties and relaying that
information to interested parties.
» Advertising key sites on the City’s web site and marketing “shovel-ready” sites either through the
State of Minnesota program or a City program.
» Maintain contact with local and regional chambers of commerce, Anoka County, economic
development organizations, convention and visitors bureaus, and educational institutions. Ensure
that the City’s economic development message is consistent with those of other organizations
and addresses regional perceptions.
» Maintain ties with local residential real estate agents to monitor the relationship between the
local housing supply and economic development.

7 - 14

Chapter 7: Economic Competitiveness

Land and Building Supply. Since Coon Rapids is a developed community, very little vacant land
exists for new commercial and industrial development. Most new development in the city will
involve redeveloping underutilized land and encouraging development of vacant infill parcels.
The City should periodically assess its supply of available land and facilitate land assembly in
appropriate instances. Adopting small-area plans for these districts into the City’s Comprehensive
Plan may help to ensure efficient land use. The City should also ensure top-quality appearance of
these areas by periodically reviewing and updating its zoning regulations. This section discusses
the locations within Coon Rapids where job growth will be concentrated.
» Coon Rapids and Evergreen Industrial Parks. Coon Rapids Industrial Park (generally along Xeon
Street between Highway 10 and Northdale Boulevard) and Evergreen Industrial Park (generally
along Evergreen Boulevard south of Highway 610) provide important employment opportunities
for city and region residents. Both areas contain a variety of manufacturing, warehousing,
office, and research businesses and are almost completely developed. In the long term, some
of the existing low-yield industrial uses may become obsolete and their redevelopment will
become necessary. As redevelopment and reuse of existing buildings occurs, new businesses
in the industrial parks should provide quality jobs and fall within the Target Industries identified
in this chapter. The City may also consider financial incentives to encourage these types of
businesses.
» Port Evergreen. The area along Coon Rapids Boulevard between Highways 610 and 47 includes
the city’s largest concentration of office development, with nearly 300,000 square feet of
office space. While some commercial and residential development is planned, the City’s
Comprehensive Plan envisions that office, commercial, and light manufacturing will continue
to be the predominant land use as redevelopment occurs. While substantial City involvement
in land assembly is not anticipated in Port Evergreen, the City should monitor the condition of
properties and consider strategic acquisitions. The City may consider financial incentives to
stimulate redevelopment.
» Port Wellness. The area along Coon Rapids Boulevard between Round Lake Boulevard
and the west city limits includes Mercy Hospital and about 175,000 square feet of primarily
medical office space. The Comprehensive Plan calls for primarily office and institutional uses
on both sides of Coon Rapids Boulevard to accommodate future expansions of the hospital
and additional medical office development. While City involvement in land assembly is not
anticipated, financial incentives to encourage redevelopment may be considered, particularly
for uses that fall within the Target Industries that are allowed by the existing zoning in this area.
» Foley Transit Station Area. While not currently programmed, eventual construction of a
passenger rail station is anticipated at Foley Boulevard at the BNSF railroad tracks. A station
area plan the City has completed envisions increasing employment density near the station,
including redevelopment with office, limited commercial, and some light industrial development.
Tax-increment financing and tax abatement should be considered to assist with site preparation
and infrastructure associated with redevelopment of certain sites within the station area. The
City should also consider additional tools, such as transit improvement areas and grant dollars,
as the state makes them available.
» Northstar Business Park. While it is unlikely that Federal Cartridge will vacate its site at Highway
10 and Round Lake Boulevard in the near future, the City should plan for its redevelopment if a
portion of the site becomes available.
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Business Subsidy Policy. Tax Increment Financing (TIF) and tax abatement are important resources
for encouraging private development projects that may not otherwise occur. The City should
promote use of these subsidies to facilitate development of sites that are difficult to develop
due to soil conditions or land assembly requirements. If these resources are used for job creation
projects, they should be directed toward business types identified as “Primary Targets.” Projects
receiving these subsidies are subject to Minnesota State Statute 116J.993 (Minnesota Business
Subsidy Law) and the City’s Business Subsidy Policy. The City maintains guidelines for the use of
TIF and tax abatement and should update these policies as necessary.
Legislative Support. City Staff should stay informed of state legislation affecting economic
development and seek legislative support. This may include advocating for:
» Changes to tax abatement and tax increment financing laws to benefit the City
» Funding for Transit Improvement Areas and other tools to encourage transit-oriented
development
» Establishing Business Improvement Districts to help fund public improvements
» Special legislation to enable certain economic development projects
» Other funding mechanisms for redevelopment and business development projects

Redevelopment
Because Coon Rapids is a largely developed community, most of its population and employment
growth through 2040 will occur through redevelopment of previously developed sites. Chapter 2
of the Coon Rapids 2040 Plan, Land Use, establishes policies for future land use decisions for all
areas of the city, including potential redevelopment areas. However, the City acknowledges that in
certain areas of Coon Rapids, additional public facilitation and investment is necessary to ensure
that redevelopment occurs in accordance with this plan. This is especially necessary along the
approximately 7-mile long Coon Rapids Boulevard corridor. While City-assisted redevelopment will
be necessary in other parts of Coon Rapids, it is expected that most of the City’s redevelopment
efforts will continue to be concentrated along Coon Rapids Boulevard in the coming years.
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Coon Rapids Boulevard Overview
The Coon Rapids Boulevard corridor benefits from a number of committed businesses and
institutions, relatively high traffic volumes, and stable residential areas. However, over the years,
commercial development in Coon Rapids has gravitated toward more prominent locations with
easier freeway access, changing the demand for development along the corridor. These changes
in market needs have contributed to deterioration and disinvestment among some properties
along the corridor. Continued disinvestment can affect the public’s perception of the area and
decrease the confidence of developers and investors. Despite its market challenges, potential
exists for improvement along the corridor.
The original Coon Rapids Boulevard Framework Plan, adopted in 2000, presented ideas and
concepts for the redevelopment and enhancement of Coon Rapids Boulevard through 2020. The
Plan was developed as a community effort, involving the City Council, a Task Force consisting
of the Planning Commission and Economic Development Commission, City Staff, and the public.
It recommended a variety of changes to land uses and public enhancements along the entire
length of Coon Rapids Boulevard. The primary recommendations included:
» Creating “Port Districts,” or concentrated areas of redevelopment efforts. The plan proposed
locating more intense commercial and residential development in these districts, while other
areas along the corridor would redevelop with moderate-density housing and small-scale
commercial uses.
» Installing streetscape elements, including a unified streetscape along the entire length of the
corridor, gateway elements, and distinct themes for each Port district.
» Adopting architectural standards for new buildings.
Several of the Plan’s recommendations have been implemented since 2000, including:
» Amending the City’s comprehensive plan to reflect land use changes.
» Creating new zoning districts and zoning map amendments to encourage higher quality
development.
» Strengthening the Housing and Redevelopment Authority’s involvement, including acquisition
and demolition of buildings and site cleanup in Port Riverwalk and Port Campus Square.
» Strengthening regulations addressing outdoor storage and vacant buildings.
» Painting traffic signal masts.
» Improvements to sidewalks and trails.
» Constructing the Coon Rapids Ice Center, Boulevard Park, and relocating July 4th activities to
Port Campus Square
» Facilitating private development in several locations in accord with new zoning regulations.
The original Framework Plan recommended updating the Framework Plan at least every 10
years. The first update was completed in 2010. Many of the original Framework Plan’s goals and
principles remain relevant today. However, some policies are no longer relevant due to changes in
market demands and priorities among the City and Anoka County. This section of the 2040 Plan
functions as the second update to the Framework Plan and provides a blueprint for continued
revitalization of the Coon Rapids Boulevard corridor, addressing both private development and
improvements to the public environment. It builds upon and updates the recommendations of the
original Framework Plan. Going forward, it is expected that updates to the City’s Comprehensive
Plan address redevelopment policies for the Coon Rapids Boulevard corridor and function as
regular updates to the original Framework Plan.
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Coon Rapids Boulevard Inventory and Assessment
This section overviews both the physical characteristics of the Coon Rapids Boulevard corridor
and development patterns.
Physical Characteristics. Coon Rapids Boulevard is a 6 ½ mile long major arterial roadway.
Formerly the alignment of U.S. Highway 10, it is currently maintained by Anoka County and also
known as County State Aid Highway 1. The roadway has two through lanes in each direction
west of Egret Boulevard, as well as bus shoulder lanes and right and left turn lanes at major
intersections. East of Egret Boulevard, the roadway has additional through lanes. The entire
corridor is a divided highway with grass and concrete medians its entire length. Many sections of
the corridor include a discontinuous system of frontage roads.
While the corridor used to include a majority of the city’s commercial and institutional uses, it
has been transformed due to the out-migration of many of the principal users to newer or more
accessible commercial developments, including Riverdale, Woodcrest Drive, the Northtown area,
and the Northdale-Hanson area. This transformation has meant that existing buildings have been
converted to lower value uses, redeveloped to new uses, or remained vacant for extended periods
of time. Portions of the corridor also include obsolete commercial uses and incompatible housing.
The corridor’s positive features include:
» Several institutional anchors. The corridor is home to several major institutions, including
Mercy Hospital, Anoka-Ramsey Community College, and the entrance to Coon Rapids Dam
Regional Park. These institutions can be catalysts for additional public and private investment.
» Many stable local businesses. While the corridor experienced out-migration of larger retail
businesses several years ago and some of the replacement businesses contribute to a negative
image, retail trends indicate significant support of locally-owned smaller businesses.
» Stable surrounding residential areas. The corridor is surrounded by well-established
neighborhoods that make up its primary market for commercial development. While there
are a handful of deteriorating properties in these neighborhoods, overall their housing stock is
in very good condition.
» Grass median. Much of the corridor contains a wide grass median. While it does not contain
trees, shrubs, or perennials, it provides some visual relief from the wide roadway.
» Nearby wooded areas. There are several large groups of mature trees along the entire
corridor, adding variety to its appearance.
» Lack of billboards. The corridor has no billboards, minimizing clutter.
» High traffic volumes. The corridor carries a lot of traffic, with at least two through lanes
in each direction, turn lanes, and bus shoulders. This traffic provides an additional market
segment for commercial development.
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Negative corridor features include:
» Obsolete commercial districts and vacancies. Many strip commercial developments along
the corridor are functionally obsolete and have poor visibility and high vacancy rates.
» Deteriorating buildings and eyesores. Although it is not a widespread problem, the corridor
contains a handful of deteriorating buildings. However, even a small number of distressed
properties can contribute to disinvestment among surrounding properties.
» Low- image replacement businesses. Because of out-migration of many retail businesses,
existing buildings along the corridor have been reoccupied with “low-rent” or “discount” retail
uses. These uses can contribute to a negative image of the corridor.
» Obsolete traffic patterns. Discontinuous frontage roads and obscure access points have
resulted in poor traffic circulation in some areas.
» Relatively high speed limits. The corridor has speed limits of 45 to 50 miles per hour, which
can detract from the pedestrian environment and present challenges for new residential
development.
» Overhead utility lines. Many sections of the corridor contain overhead lines, which affect
visual quality and limit opportunities for additional landscaping.
» Discontinuous sidewalks and trails. While most of the corridor has either sidewalks or trails
on both sides of the street, significant gaps exist.
» Lack of landscaping treatments. Most of the corridor, particularly the commercial districts,
lacks trees, shrubs, or perennials.
» Lack of identity and few “hardscape” treatments. There are few “hardscape” features, such
as street furniture along the corridor and few elements that provide an identity.
Development Patterns. Since 2000, a total of 518,400 square feet of new commercial space,
and 333 new dwelling units have been constructed along the Coon Rapids Boulevard corridor.
While many of these projects involved redevelopment of previously underutilized land, this level
of construction activity suggests that a market exists for continued smaller scale commercial
development and residential development over time. Table 7-8 lists major development projects
along the corridor since 2000.
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TABLE 7-8: Major Developments Since 2000, Coon Rapids Boulevard Corridor
Address

Year Built

Size (square feet)

Number of
Units

Culver's/convenience store

601-603 Coon Rapids Blvd.

2000

12,700

-

Medical office building

3867 Coon Rapids Blvd.

2000

15,100

-

Walgreens

2860 Coon Rapids Blvd.

2001

14,400

-

Auto Zone

2131 Coon Rapids Blvd.

2002

6,200

-

Medical office building

3750 Coon Rapids Blvd.

2002

23,100

-

Convenience store

430 Coon Rapids Blvd.

2002

6,500

-

U-Haul (reuse)

3467 Coon Rapids Blvd.

2002

Ace Hardware

9680 Foley Blvd.

2004

14,000

-

CVS Pharmacy

2017 Coon Rapids Blvd.

2004

15,700

-

Office buildings

300-320 Coon Rapids Blvd.

2005

14,800

-

$3 Car Wash

2550 Coon Rapids Blvd.

2006

3,000

-

McDonald's

3080 Coon Rapids Blvd.

2006

4,500

-

Medical office building

3833 Coon Rapids Blvd.

2007

31,000

-

Multi-tenant retail building

11650 Round Lake Blvd.

2007

11,200

-

Kwik Trip

9250 Springbrook Dr.

2010

8,200

Coon Rapids Ice Center

11000 Crooked Lake Blvd.

2010

58,000

Goodwill

3005 Coon Rapids Blvd.

2010

22,200

Project

COMMERCIAL

Round Lake Shoppes

-

2012

Cameron Medical Center

3777 Coon Rapids Blvd.

2012

32,000

O'Reilly Auto Parts

2113 Coon Rapids Blvd.

2014

7,300

Mercy Hospital Mother-Baby Center

4050 Coon Rapids Blvd.

2014

50,000

2014

125,000

Mercy/Allina Medical Office Building
Mercy Hospital Parking Ramp/ER Entrance

40,000

SuperAmerica

2016

3,500

RESIDENTIAL
ACCAP townhouses

3685 Coon Rapids Blvd.

2003

-

8

Village townhouses

26xx Coon Rapids Blvd.

2004

-

13

Valencia Coach townhouses

36xx Coon Rapids Blvd.

2005

-

9

Villas on the Boulevard detached townhouses

110th Ln. and Dahlia St.

2007

-

36

Autumn Glen Senior Living

3715 Coon Rapids Blvd.

2013

-

100

River North Apartments

10940 Crooked Lake Blvd.

2015

-

167

Source: City of Coon Rapids
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Coon Rapids Boulevard Goals and Policies
Goal #1: Land Use
Concentrate businesses in a limited number of nodes with residential,
institutional, and open space uses between nodes. Encourage mixeduse development and infill housing to meet the community’s needs and
strengthening land use regulations for the corridor.
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1-1

Sense of Place and Community. Improvements along the corridor should support a
sense of community, encouraging interaction among neighbors. Amenities such as
sidewalks, lighting, and landscaping can help foster a sense of place. In addition, identify
and promote community-oriented events along the corridor.

1-2

Pulse Nodes of Intensity. Commercial development should be concentrated in a limited
number of nodes. Four of these nodes, known as “Preservation Or Renovation Tracts,”
(PORTs), have been given a special zoning designation to ensure that redevelopment
occurs in accordance with a master plan for each area, and are considered priorities
for redevelopment. Consolidation of commercial uses allows for greater economic
viability than dispersed strip commercial development patterns. Mixed and multi-use
developments should be encouraged. Obsolete and underutilized commercial space
should be eliminated.

1-3

Infill Housing. Commercial properties and incompatible single-family houses outside of
PORT Districts and designated nodes should be encouraged to redevelop as compatible
residential uses. New housing should fulfill the needs of the community, such as providing
housing for seniors, and should fit in with the scale and character of the corridor. While
the highest residential densities are envisioned in the PORT Districts, moderate to high
density residential development is appropriate in areas between PORTs.

1-4

Retail to Meet Market Demands. New retail development should be designed in a way
that considers the corridor’s long-term position in the retail market.

1-5

Green Spaces. Open spaces should be integrated into new development, adding
to the “green” image of the corridor and enhance recreational opportunities. Existing
landscaping should be preserved and should be supplemented with new street trees and
shrubs on both public and private properties.

1-6

Good Design and No Blight. The corridor serves as a gateway to surrounding
neighborhoods and provides a first impression. Blight should be eliminated through
design standards for new development, public purchase of dilapidated properties, and
investment in public improvements.
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Goal #2: Circulation System
The traffic circulation system should provide adequate capacity, but also
convenient access to businesses and complement the community orientation
of the corridor. It should include a complete sidewalk and trail system with
linkages to the Mississippi River.
2-1

Balanced Traffic Circulation. Traffic circulation along and near the corridor should
provide smooth traffic flow and access to businesses and neighborhoods.

2-2

Frontage Road System. The Access Management Study completed in 2010 proposes
eventual elimination of several accesses and median crossings at non-signalized
intersections along the corridor. It is envisioned that the existing frontage road system
will remain, although frontage roads could be located to the rear of new developments
as large areas are redeveloped. Retaining this network will enhance access and safety.
Development plans should take into account these changes to access.

2-3

Linkages to the Mississippi River. Open space and sidewalk and trail connections
should be provided, where feasible, between Coon Rapids Boulevard, area parks, the
Mississippi River, and the Coon Rapids Dam Regional Park.

2-4

Complete Sidewalk and Trail Network. The corridor should include a continuous
sidewalk and trail network for pedestrians and bicyclists and sidewalk connections to
residential and commercial buildings.

Goal #3: Image and Appearance
Develop a unifying urban design theme with individual themes for each
node and create a well-landscaped, pedestrian-friendly environment. This
includes consistent signs, public art, underground utilities, and well-maintained
properties.
3-1

Continuous Design Theme. The corridor should have a unifying, continuous design
theme, reflecting its unique features, such as its relationship to the Mississippi River.

3-2

Distinct Treatments in Ports. Each of the four Port Districts should have a unique design
theme, complementing the overall theme for the corridor.

3-3

Pedestrian-Friendly Environment. Corridor design should support a pedestrian-friendly
environment. Building entrances should be connected to public sidewalks, parking lots
should be located to the side or rear of buildings and screened from public view, and
pedestrian-scale lighting and streetscape amenities should be provided. Rural sections
of roadway with open ditches should be upgraded to urban roadways with curbs,
gutters, and sidewalks.

3-4

Trees and Landscaping. The corridor should have a “green” appearance. Existing
landscaping should be preserved and supplemented with new landscaping, including
street trees and shrubs both in the public right-of-way and on private property.

3-5

No Overhead Utilities. Existing overhead utilities should be relocated or buried. No new
overhead utilities should be permitted along the corridor.
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Coon Rapids Boulevard Recommendations
This section establishes specific policies for the corridor.
Land Use and Development Policies. The Framework Plan’s overall land use recommendation is
that commercial and high-density residential development should be concentrated in a handful
of nodes, or PORT Districts. These areas include: Port Evergreen (between Highway 47 and Foley
Boulevard), Port Riverwalk (between East River Road and Egret Boulevard), Port Campus Square
(between Crooked Lake and Mississippi Boulevards), and Port Wellness (between Round Lake
Boulevard and the Anoka City limits). Land uses in each PORT are dictated by adopted master
plans, which refine the future land uses outlined in this plan. Development within the PORTs
must adhere to the adopted master plan, which further refine land uses allowed by the zoning
district. Areas along Coon Rapids Boulevard in between the PORTs, which presently include a
variety of land uses, are planned for primarily moderate density residential redevelopment. Some
neighborhood commercial development is appropriate between the PORTs, but is expected to
be concentrated at existing nodes at Hanson Boulevard, Xavis Street, and Pheasant Ridge Drive.
Chapter 2, Land Use of this plan, establishes future land uses for the corridor. Development policies
for specific areas along Coon Rapids Boulevard are as follows:
» Port Evergreen. Areas along Coon Rapids Boulevard generally between Foley Boulevard and
Highway 47 have experienced a fair amount of redevelopment in recent years. While some
commercial development exists in this area, it is envisioned that office will continue to be the
predominant land use in the future, with vacant and underutilized parcels redeveloping as such.
Some supporting commercial uses, such as restaurants and hotels, are also planned along Coon
Rapids Boulevard with neighborhood or convenience commercial uses near its intersection with
Foley Boulevard. The single-family neighborhood north of Coon Rapids Boulevard and south of
Highway 610 is slated for eventual redevelopment with high-density residential development.
Because upgrades to Foley Boulevard and the potential construction of a commuter rail station
will present important development opportunities, the areas north of Highway 610 near the
Foley Park and Ride should be planned for transit-oriented development.
» Port Riverwalk. Areas along Coon Rapids Boulevard between the “Y” at East River Road
and Egret Boulevard are priorities for redevelopment. The City demolished the Coon Rapids
Shopping Center to make way for a major redevelopment on the south side of Coon Rapids
Boulevard. Primarily moderate and high-density housing is planned for this area. Neighborhood
commercial and small-scale office development is planned for the north side of Coon Rapids
Boulevard. As redevelopment occurs, the street network should be modified to include a
new street parallel to Coon Rapids Boulevard connecting Egret Boulevard and Avocet Street.
Future development on the north side of Coon Rapids Boulevard would be served by a new
street behind the development extending from Egret Boulevard to Avocet Street. Additional
recommendations include the following:
» Explore a new connection over Coon Creek between Avocet Street and Coon Rapids
Boulevard Extension.
» The HRA should continue to make strategic property acquisitions in this area to facilitate
redevelopment.
» Develop a refined master plan for the area to facilitate sale of the property in segments.
» Port Campus Square. The area between Crooked Lake Boulevard and Mississippi Boulevard
is a priority for redevelopment. The Master Plan for Port Campus Square envisions relocating
the intersection of 111th Avenue and Coon Rapids Boulevard to the east adjacent to a new city
park. Realignment of this intersection also allows for assembly of parcels on the south side of
Coon Rapids Boulevard for redevelopment as either commercial or residential uses. While the
City’s ice arena and future phases of a community center would occupy most of the land south
of Coon Rapids Boulevard, residential development is planned near the intersection of Crooked
Lake Boulevard and 109th Lane. The land along the south side of 111th Avenue is planned for a
combination of stacked parking for a future community center and mixed-use development.
A new north-south public street connection is planned between 109th Lane and 111th Avenue.
The area along the north side of Coon Rapids Boulevard is planned for either commercial or
residential redevelopment, while much of the Family Center Mall site on the northwest corner of
Coon Rapids Boulevard and Crooked Lake Boulevard is suitable for redevelopment as housing.
Other recommendations include the following:

7 - 24

Chapter 7: Economic Competitiveness

» The HRA should continue to make strategic property acquisitions in this area to facilitate
redevelopment.
» Develop a refined master plan for the area that incorporates redevelopment of the Family
Center Mall.
» Port Wellness. While the area between Round Lake Boulevard and the west city limits, near
Mercy Hospital, is generally a viable office and commercial district, several opportunities exist
for redevelopment. Primarily office and institutional uses are planned for both sides of Coon
Rapids Boulevard to accommodate future expansions of the hospital and additional medical
office development. The City should consider expanding the PORT boundaries to include
several properties east of Round Lake Boulevard, guiding areas fronting Coon Rapids Boulevard
for commercial mixed-use development and areas to the north for residential mixed-use.
» Other Areas of Coon Rapids Boulevard between Port Districts. Areas along Coon Rapids
Boulevard between the PORTs, which presently include a variety of land uses, are planned for
a mixture of land uses, but primarily moderate to high density residential redevelopment due
to the corridor’s transit access. Some neighborhood commercial development is appropriate,
but should be concentrated at existing nodes at Hanson Boulevard, Xavis Street, and Pheasant
Ridge Drive, on parcels currently zoned for commercial and office development.
Sidewalks and Trails. A continuous 10-foot-wide trail exists along the south side of Coon Rapids
Boulevard generally west of the East River Road split. East of East River Road, the sidewalk
network is incomplete on the south side of the street. The north side of the corridor also
has a discontinuous sidewalk system. Many areas lacking sidewalks have a worn path from
pedestrian traffic, suggesting a need to fill in the gaps. While sidewalks should be constructed as
redevelopment occurs, it may be difficult to simply fill in the gaps, since the existing sidewalks vary
in their width, location, and design. It would be more realistic to construct a consistent sidewalk
network as the roadway is reconstructed. In several locations, the existing right-of-way width is
insufficient to accommodate both a reconstructed roadway and adequate sidewalks and trails.
Proposed sidewalk and trail widths for the corridor include:
» West of Dakotah Street. 5’ sidewalk on both sides.
» Dakotah Street to Avocet Street (Coon Creek Regional Trail). Continuous 10’ trail on south
side and 5’ sidewalk on north side.
» Avocet Street to Foley Boulevard. 10’ trail on north side. 10’ trail on south side continues south
along East River Road.
» Foley Boulevard to East City Limits. 5’ sidewalk on both sides.
Physical Enhancements. Providing a consistent streetscape is an important goal of the
Framework Plan. The Coon Rapids Boulevard/East River Road Corridor Study identifies types
of enhancements that would improve visual quality along the corridor. It is anticipated that
installation of these improvements would occur in conjunction with reconstruction of the roadway.
The most significant enhancements are planned for the four Port Districts.
Noise Walls. The Coon Rapids Boulevard/East River Road Corridor Study proposes addition of one
traffic lane in each direction along Coon Rapids Boulevard between Hanson Boulevard and East
River Road. Use of federal funds for this expansion could trigger a requirement for noise walls in
certain areas. Because noise walls could detract from the visual quality of the corridor, the City
should seek alternative ways of mitigating negative impacts of the expansion. In particular, noise
walls would detract from the sense of place in Port Riverwalk. The City may consider seeking a
different source of funding or acquiring property to eliminate the need for noise walls.
Transit Service. Metro Transit bus service presently serves the corridor. However, the City should
encourage the addition of service to commuter rail stations and other amenities. Increased
frequency and improved transit stations are also long-term priorities. In addition, pedestrian and
bicycle connections should be added between Coon Rapids Boulevard and the transit stations.
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