(%) SPECIAL COUNCIL WORK SESSION
i COON Tuesday, June 16, 2015

Immediately Following City Council Meeting

R@PI DS Coon Rapids City Center

Minnesota Conference Room 1

Call to Order

Pursuant to Minnesota Statute 13D.04, subd. 2, the City Council will meet in work session to discuss the
following:

Update on Riverdale Station and Port Riverwalk Development Projects

Other Business

Adjourn
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Special City Council Work Session 1.
Meeting Date: 06/16/2015
Subject: Update on Riverdale Station and Port Riverwalk Development Projects
From: Matt Brown, Economic Development
Coordinator
INTRODUCTION

Staff would like to update the Council on potential development projects at Riverdale Station and Port Riverwalk.

DISCUSSION

Riverdale Station. Over the last year, Councilmembers Klint, Manning, and Geisler served on a task force that
included two Anoka County Commissioners, as well as City and County Staff, that was charged with selecting a
developer for the Riverdale Station site. The site includes approximately 15 acres of land owned by the Anoka
County Regional Rail Authority adjacent to the Riverdale Commuter Rail Station along Northdale Boulevard. Last
fall, the Rail Authority conducted a formal Request for Proposals process to seek a developer for the site, but no
proposals were received. A handful of developers informally expressed interest in the site, but were reluctant to
submit a formal proposal.

Early this year, the Rail Authority's financial consultant approached two developers, asking each to prepare a
concept plan and a preliminary project pro forma. Through this process, the task force determined that Sherman
Associates is capable of completing a development that would meet City and County goals based on its experience
and knowledge of the local market. While Anoka County is the landowner, it is expected that City Staff will lead
negotiations.

Sherman proposes an approximately 300-unit multi-family development, possibly including a small amount of
commercial space. The exact breakdown of unit types has not yet been determined. The task force pushed for a full
market rate rental concept, which results in a gap between the cost of construction and expected cash flow. The
challenge with a pure market rate project is that the gap is harder to fill. As Staff negotiates with Sherman, the gap
will be identified along with potential funding sources. Staff believes that the City should consider a mixed-income
project that consists of approximately 80% market rate and 20% affordable units. This type of project is common
and provides access to an array of gap financing tools. It is important to note that City involvement in this project
does not necessarily take away from the City's ability to facilitate other development projects, such as those in Port
Riverwalk and Port Campus Square. Staff will meet with representatives from Sherman in the coming weeks on
proceeding with project. While the Council is not asked to enter into a formal agreement at this time, it is expected
that a term sheet will be developed as negotiations progress.

Port Riverwalk. In October 2014, Shamrock Development indicated that it no longer had an interest in developing
the HRA's Port Rivewalk site along Coon Rapids Boulevard. At that time, the HRA terminated a 2007
Memorandum of Understanding that gave Shamrock an option to develop the site. In November 2014, after
meeting with the Council in a work session, Staff began meeting with a handful of developers who have developed
for-sale townhouses in the metro area in recent years.

Since it is unlikely a single developer would be interested in the entire 30+ acre site at once, Staff feels that
developing for-sale attached or detached townhouses would be a good first project. It would also be an opportunity



to add higher value housing to the area and construct infrastructure that would make the remainder of the Port
Riverwalk site more marketable. Only one of the developers, Centra Homes, expressed interest in developing
detached townhouses. Centra would develop about 8 to 10 acres of the site with between 40 and 50 detached
townhouses. The units would be similar to those in a project currently underway in Blaine. House plans for that
project are attached. This project would occur on the deepest portion of the site near Avocet Street, which is
consistent with the Port Riverwalk Master Plan approved in 2013.

While Centra has strong interest in the site and is working on a concept plan, their current workload does not allow
them to begin construction immediately. Staff has identified an additional potential user who is interested in
developing a 16 to 24 unit senior building on the site. Staff is also considering listing portions of the Port Riverwalk
site with a broker to seek additional developers. Also, Staff has been working with the Minnesota Chapter of the
Urban Land Institute on a Council work session scheduled for September 8 that will include a panel of residential
and commercial developers to provide developer insight into key development areas in Coon Rapids. The feedback
from this workshop would provide additional direction into marketing Port Riverwalk.

RECOMMENDATION
Staff requests input from the Council on both the Riverdale Station and Port Riverwalk development proposals.

Attachments
Centra Homes House Plans
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