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INTRODUCTION

McComb Group, Ltd. was engaged by Carver County to conduct market analysis to determine
the demand for retail (including retail, food service, services and office services) uses in Carver
County from 2010 to 2030. Work tasks conducted during this engagement are summarized
below.

¢ The study area consists of Carver County and its cities and townships. Existing and
future potential retail locations in each of Carver County’s communities were identified
and evaluated to determine their suitability for development. Carver County and/or each
city provided information on retail buildings size (square feet) for existing buildings.

¢ Planning officials in each of Carver County’s communities were interviewed by phone to
obtain their views on development potential within each of the communities over the next
25 years.

¢ Comprehensive plans for communities in Carver County and adjacent communities were
evaluated to determine residential development potential and areas identified for retail
development.

¢ Shopping areas competitive with Carver County retail areas were identified and evaluated
to determine competitive impacts on future retail development. Principal competitors
were identified and evaluated for tenant mix, retail GLA, and anchor stores. Future
developments and redevelopments in the study area were identified to the extent possible.

¢ Primary trade areas were delineated for each of the existing and potential shopping areas
in Carver County based on arterial road patterns, drive times and McComb Group
experience. Carver County contains an estimated 15 retail areas. Trade areas in
Chanhassen, Downtown Chaska, and Waconia were delineated in previous studies.
Trade areas for six other retail areas were delineated. Trade areas for Cologne, Hamburg,
Mayer and New Germany were analyzed, but in less detail. The economy of each trade
area was analyzed to identify and quantify those factors that generate support for retail
and service establishments. Factors that were evaluated include, but were not limited to:
households and household income. Past growth trends in the southwest growth corridor
were evaluated to determine the share of Metropolitan Area residential growth that has
been captured within the county and its communities. This estimate was used to prepare
market driven estimates of future household growth. Trade area growth trends for each
retail area were evaluated to determine household growth potential for 2030. Retail and
service purchasing power for households in each trade area was estimated.

¢ Future retail development potential for each retail area in Carver County and any
potential retail areas were estimated taking into consideration competitive impacts, trade
area demographics, trade area purchasing power, and estimated market share. Future
retail and service sales potential for each retail area was estimated by business type based
on purchasing power, competitive shopping areas, and current retail trends. Estimates of
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retail, food service, services, office service and medical space supportable by sales
potential was prepared for 2030. The types of shopping center environments suitable for
each of the trade areas were identified. For potential retail areas, suitable locations were
identified.

The estimated future demand for retail uses in Carver County was compared with the
available supply of developable land and its location. Developable sites were evaluated
for retail use. Development areas were prioritized as their suitability for retail
development. The objective of this task was to compare estimated future absorption with
land available for each type of development and estimate likely absorption for the
potential uses.

This report contains the primary information needed to support the principal conclusions.
However, in a report of this nature, it is not possible to include all of the information that was
developed and evaluated. Any additional information will be furnished upon request.

Report Purpose

This report was prepared in accordance with our proposal dated January 23, 2007. This report
was prepared with the understanding that the results of our work will be used by the client to
evaluate future Carver County retail demand for the purpose of updating the Carver County
Comprehensive Plan through 2030. Our report was prepared for that purpose and is subject to
the following qualifications:

Our analysis did not ascertain the legal and regulatory requirements applicable to this
project including zoning, other state and local government regulations, permits and
licenses. No effort was made to determine the possible effect on the proposed project of
present or future federal, state or local legislation, or any environmental or ecological
matters.

Our report and analysis was based on estimates, assumptions and other information
developed from research of the market, knowledge of the industry and discussions with
the client. Some assumptions inevitably will not materialize and unanticipated events
and circumstances may occur; therefore, actual results achieved will vary from the
analysis.

Our analysis did not evaluate management’s effectiveness nor are we responsible for
future marketing efforts and other management actions upon which actual results are
dependent.

Our report is intended solely for the purpose described above and should not be used for any
other purpose without our prior written permission. Permission for other use of the report will be
granted only upon meeting company standards for the proposed use.
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Chapter 1
RETAIL SPACE AND LAND DEMAND

The objective of this study was to estimate the amount of land needed to support future retail
development in Carver County. The estimates provided are to be considered in preparing 2030
comprehensive plans for individual communities. Retail space includes retail stores; full service
and limited service restaurants; personal, business and professional services; and medical offices.
This space is typically contained in shopping centers and freestanding stores.

This chapter provides an overview of space and land demand, and describes the approach used to
determine retail land demand in 2030. Each city’s space and land demand is contained in a
separate chapter.

The best indicator of future commercial land demand is the amount of retail and service space
that can be supported in each retail area. Future retail development in Carver County will be
related to population and household growth in the Seven-County Metropolitan Area (Metro
Area) and the portion that is likely to be captured in the southwest growth corridor area. Carver
County is located in the north segment of the southwest growth corridor, or that area north of the
Minnesota River. Each of the Carver County communities will share in that growth.

Future estimates of retail development are based on household growth in trade areas for each of
the 16 retail areas identified in this report. These estimates are based on trade area households,
their purchasing power, market share and sales volume that can be achieved in each store
category. Supportable square footage of retail space can be determined from sales volume. The
larger the number of trade area households, the more stores and square feet of space are
supportable. Trade area boundaries are generally governed by the arterial road network, physical
barriers, and competition. A small retail area with a limited number of stores will typically have
a small trade area as its boundaries are defined by location of competitive shopping areas. A
larger shopping area, with a large number of stores, will have a larger trade area because it is
competitive with other large shopping centers, which will typically be further away. A retail
area with 20 small stores is not competitive with a retail area with 150 stores.

Carver County Retail Space

Eleven Carver County communities and their retail areas were included in the study. These
cities had 12 retail areas. Retail space in each city was analyzed for the period 1986 through
2006, as shown in Table 1-1. These tabulations of gross building area and land area are based on
an extensive analysis of Carver County building records compiled by Carver County staff, and
field surveys conducted by participating municipalities and McComb Group. This table includes
all retail space in each city, not just the retail areas studied. Retail space in Carver County
increased from approximately 1.9 million square feet in 1986 to about 5.1 million square feet in
2006, a growth rate of 5.05 percent. Chanhassen experienced the largest increase in retail space,
increasing from 280,800 square feet in 1986 to almost 1.8 million square feet in 2006, an
increase of over 1.5 million square feet. This represented an annual growth rate of 9.7 percent,
the fastest growth rate in Carver County. Chaska recorded the second largest increase in retail
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space, increasing from 513,900 square feet in 1986 to almost 1.4 million square feet in 2006, a
growth rate of five percent per year. This was an increase of 867,500 square feet. Several
communities, Carver, Hamburg and New Germany, have experienced little or no increases in
retail space over the past 20 years. Other Carver County communities have experienced
increases in retail space. In the larger cities, Chanhassen and Chaska, smaller convenience
shopping areas are included in the total square feet in Table 1-1.

Retail stores and services occupied almost 680 acres in 2006. About 45 percent of the retail land
(301 acres) was located in Chanhassen. Chaska ranked second with 149 acres, followed by
Waconia with 87 acres.

Table 1-1

CARVER COUNTY RETAIL AND SERVICE SPACE AND LAND; 1986 TO 2006
(Thousands of Square Feet and Acres)

Gross Building Area Land
City/Trade Area 1986 1986-1991 1992-1996 1997-2001 2002-2006 2006 (acres)
Carver 23.2 - - - - 23.2 6.0
Chanhassen
Downtown 255.8 166.1 424.2 117.8 102.3 1,066.2 92.0
Other 25.0 119.8 130.7 90.0 361.5 727.0 209.2
Subtotal - Chanhassen 280.8 285.8 554.8 207.8 463.8 1,793.1 301.2
Chaska
Downtown 443.2 54.3 17.3 64.7 4.0 589.5 53.9
TH-41 & Pioneer Trail 22.9 11.6 26.2 439.9 50.2 550.8 64.8
Other 47.8 28.3 35.1 27.5 102.4 241.1 30.3
Subtotal - Chaska 513.9 94.3 78.6 532.1 156.6 1,381.4 149.0
Cologne 71.5 4.8 3.1 3.5 6.7 89.6 11.0
Hamburg 13.3 - - - - 13.3 3.0
Mayer 46.8 - 6.9 23.4 53.6 137.1 20.0
New Germany 21.4 19 - - - 23.2 7.0
Norwood Young America 219.8 5.7 45.2 50.4 48.3 369.3 46.0
Victoria 97.7 11.9 2.2 19.8 31.9 168.0 24.0
Waconia 505.0 62.8 64.4 60.8 211.0 898.1 87.0
Watertown 184.0 38.0 13.7 51.7 7.3 263.6 31.0
Total 1,954.0 505.1 768.8 949.5 979.2 5,136.6 679.2

Note: Totals may not add due to rounding.
Source: Carver County and McComb Group, Ltd.

Retail Stores and Services

Twelve existing Carver County retail areas studied in this report. These retail areas contained
327 stores and 410 services, as shown in Table 1-2. Downtown Chanhassen has the largest
number of retail stores (82), followed by Waconia with 73. Waconia has the largest number of
services (108), followed by Downtown Chanhassen with 97. In terms of total retail and service
establishments, Waconia and Downtown Chanhassen are almost equal in size with 181 and 179
establishments, respectively. Downtown Chaska ranks third with 104 businesses. Several
communities and shopping areas have more than 40 establishments including TH-41 and Pioneer
Trail, Norwood Young America, Victoria and Watertown.
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Table 1-2

CARVER COUNTY RETAIL STORES AND SERVICES BY RETAIL AREA,; 2007

Chaska Norwood
Downtown TH-41 & New Young
Establishment Type Carver Chanhassen Downtown Pioneer Trl ~ Cologne ~ Hamburg Mayer Germany America Victoria ~ Waconia ~ Watertown Total

RETAIL
Convenience Retail
Food 4 4 1 1 1 1 1 1 2 16
Drug Store 3 2 1 1 1 8
Liquor 1 4 2 2 1 1 1 1 2 2 17
Hardware 1 1 1 2 2 1 8
Floral 3 1 1 1 1 2 1 10
Video 1 2 2 1 6
Food Service
Full Service 2 12 7 3 3 1 1 2 3 5 10 4 53
Limited Service 17 12 6 6 2 8 2 53
Drinking Establishments 1 1 2 1 2 2 9
Convenience/Gasoline
Convenience/Gasoline 1 5 2 1 1 1 2 2 6 2 23
Shopping Goods
General Merchandise 1 1 1 3
Variety/Dollar 1 1 2
Apparel/Accessories 2 1 3 6
Furniture & Home Furnishings 6 1 1 2 8 2 20
Electronics 4 2 1 1 8
Other Shopping Goods 2 16 3 4 1 1 1 16 1 45
Pre-Owned Merchandise 2 4 1 2 1 2 12
Home Improvement
Home Improvement 1 1 1 3 1 7
Lawn & Garden 1 1
Automotive
Auto/RV Sales 1 1 4 1 7
Auto Parts 1 1 2 2 1 7
Other Equipment Sales/Marine 1 1 2 1 1 6

Subtotal - Retail 9 82 43 25 11 2 9 5 22 22 73 24 327
SERVICES
Auto Services 1 8 2 2 1 2 1 4 2 7 5 35
Personal Care 1 15 7 6 1 2 1 3 1 12 3 52
Personal Services 1 12 5 2 8 2 30
Business Services 2 2 1 1 5 11
Laundry/Dry Cleaning 5 2 1 1 1 1 11
Financial 2 14 7 2 1 1 3 2 6 4 18 2 62
Real Estate 2 5 1 1 1 2 3 2 17
Insurance 2 3 6 1 5 3 9 4 33
Medical 15 8 3 3 3 23 9 64
Dental 5 2 2 2 1 5 17
Entertainment/Recreation 6 3 2 4 1 7 1 24
Professional Services 4 3 1 1 2 2 13
Lodging 3 2 1 1 7
Other Services 1 2 6 1 1 1 4 5 5 4 30
Fraternal 1 1 2 4

Subtotal - Services 8 97 61 19 6 2 10 6 35 23 108 35 410
TOTAL 17 179 104 44 17 4 19 11 57 45 181 59 737

Source: McComb Group, Ltd.
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Trade Areas

Trade areas for each shopping area were delineated by McComb Group based on location of
existing shopping areas, road patterns, natural boundaries and previous experience. Trade area
residents are generally estimated to be responsible for 70 to 90 percent of retail sales depending
on store type. Shoppers living outside the trade area represent inflow sales. In addition to the 12
existing shopping areas, four new trade areas were identified in Chanhassen and Chaska along
the route of the new TH-212. These include Powers Boulevard and New TH-212, which was
identified as a possible regional shopping area; and TH-101 and New TH-212, which was
identified as a neighborhood shopping area in Chanhassen. In Chaska, a new regional shopping
destination area is possible at New TH-212 and TH-41, if Powers Boulevard and New TH-212 is
not developed. Additional shopping areas could develop along new TH-212 at CSAH 10 to
existing TH-212. This area was identified as South New TH-212 and could accommodate
community size shopping areas.

Households for each trade area for 2000, 2006, 2011 and 2030 are contained in Table 1-3.
Household growth rates are shown for each of the trade areas. Of the existing retail areas,
Downtown Chanhassen has the largest trade area with 66,865 households in 2006. Two potential
new shopping areas (Powers Boulevard and New TH-212 and New TH-212 and TH-41) will
have larger trade areas with households of 125,148 and 98,154, respectively, in 2006. Future
trade area population and household growth determines the likely demand for retail space in each
shopping area. As can be seen in Table 1-3, all trade areas are expected to grow, with the
number of most households doubling or tripling in size.

Table 1-3

TRADE AREA HOUSEHOLDS
2000 CENSUS; 2006, 2011 AND 2030 ESTIMATED

Growth Rate
City/Trade Area 2000 2006 2011 2030 2000-2006  2006-2011  2011-2030

Carver 839 1,270 1,679 4,317 715 % 574 % 5.10 %
Chanhassen

Downtown 54,194 66,865 77,071 127,227 3.56 2.88 2.67

Powers Blvd. & New TH-212 102,581 125,148 142,567 225,555 3.37 2.64 2.44

TH-101 & New TH-212 7,894 10,790 12,234 22,432 5.35 2.54 3.24
Chaska

Downtown 11,644 16,228 20,327 39,260 5.69 4.61 3.53

TH-41 & Pioneer Trail 12,948 17,076 19,755 33,381 4.72 2.96 2.80

New TH-212 & TH-41 80,601 98,154 113,347 185,615 3.34 2.92 2.63

South New TH-212 10,218 13,926 17,266 34,924 5.30 4.39 3.78
Cologne 1,038 1,361 1,660 3,432 4.62 4.05 3.90
Hamburg 343 473 487 682 5.50 0.59 1.79
Mayer 775 1,014 1,231 2,446 4.58 3.95 3.68
New Germany 381 443 483 823 2.54 1.74 2.84
Norwood Young America 2,992 3,867 4,424 7,490 4.37 2.73 2.81
Victoria 2,566 3,442 4,359 9,041 5.02 4.84 3.91
Waconia 13,274 17,120 20,689 38,884 4.33 3.86 3.38
Watertown 2,342 3,073 3,539 6,048 4.63 2.86 2.86

Source: Carver County and McComb Group, Ltd.
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Retail Space Potential

Existing retail space in each shopping area for 1986 and 2006 is contained in Table 1-4 along
with the estimated potential space for 2030. These retail space estimates represent potential
demand, and are based on supportable square feet by individual store types. Not all store types
can be supported in all shopping areas.

Table 1-4

CARVER COUNTY RETAIL SPACE; 1986, 2006 AND 2030 ESTIMATED
(Thousands of Square Feet)

Gross Building Area

2030 Increase
City/Trade Area 1986 2006 Estimated 2006-2030
Carver 23.2 23.2 136.9 113.7
Chanhassen
Downtown 255.8 1,066.2 1,635.9 569.7
Powers Blvd. & New TH-212 - - 1,173.3 1,173.3
TH-101 & New TH-212 - - 257.6 257.6
Subtotal - Chanhassen 255.8 1,066.2 3,066.7 2,000.5
Chaska
Downtown 443.2 589.5 962.5 373.1
TH-41 & Pioneer Trail 22.9 550.8 1,235.6 684.8
New TH-212 & TH-41 - - 1,331.6 1,331.6
South New TH-212 - - 1,269.9 1,269.9
Subtotal - Chaska 466.1 1,140.3 4,799.6 3,659.3
Cologne 715 89.6 204.5 114.9
Hamburg 13.3 13.3 21.8 8.5
Mayer 46.8 137.1 229.0 92.0
New Germany 214 23.2 31.5 8.2
Norwood Young America 219.8 369.3 591.5 222.2
Victoria 97.7 168.0 848.3 680.3
Waconia 505.0 898.1 2,221.6 1,323.5
Watertown 184.0 263.6 442.9 179.4
Total 1,904.3 4,191.7 12,594.2 8,402.5

Source: Carver County and McComb Group, Ltd.

Development potential identified in Table 1-4 includes existing businesses as well as the increase
in space that is estimated. As a result, it’s more important to focus on the increase in retail space
that is estimated for each shopping area. The largest increases in space are estimated for Chaska,
Chanhassen and Waconia. Victoria and Norwood Young America are also expected to add a
significant amount of retail space. Chanhassen, Chaska and Waconia have the largest retail
potential with total space of 3.1, 4.8 and 2.2 million square feet, respectively. These estimates
appear large when compared to space in each shopping area. These estimates may seem large,
but appear more reasonable when the growth that has occurred in Edina and Eden Prairie over
the past 25 years is considered.

1-5



It is important to note that these increases in space can only be achieved if land area is available
to support the retail space and tenant demand materializes. Also, not all of the businesses that
are supportable may choose to locate in the shopping area. It is also possible that a particular
retail area may become more popular with retailers than planned. For this reason, a 25 percent
contingency is included to provide future flexibility to accommodate more retail space if the
community desires.

For each of the retail trade areas, gross building area contained in Table 1-4 was increased by a
25 percent contingency. This was done for two reasons: 1) its possible that retail demand for a
particular retail area may be greater than estimated; and 2) development will not stop in 2030 and
additional contingency land area may be needed to accommodate retail potential beyond 2030.
Total retail space, including contingency, is contained in Table 1-5.

Table 1-5

CARVER COUNTY RETAIL SPACE; 1986, 2006 AND 2030 ESTIMATED, INCLUDING CONTINGENCY
(Thousands of Square Feet)

Gross Building Area

2030 Increase
City/Trade Area 1986 2006 Estimated 2006-2030
Carver 23.2 23.2 165.3 142.1
Chanhassen
Downtown 255.8 1,066.2 1,778.3 712.1
Powers Blvd. & New TH-212 - - 1,466.6 1,466.6
TH-101 & New TH-212 - - 322.0 322.0
Subtotal - Chanhassen 255.8 1,066.2 3,566.8 2,500.7
Chaska
Downtown 443.2 589.5 1,055.8 466.3
TH-41 & Pioneer Trail 22.9 550.8 1,406.8 856.0
New TH-212 & TH-41 - - 1,664.4 1,664.4
South New TH-212 - - 1,587.3 1,587.3
Subtotal - Chaska 466.1 1,140.3 5,714.4 4574.1
Cologne 715 89.6 233.2 143.6
Hamburg 13.3 13.3 23.9 10.7
Mayer 46.8 137.1 252.0 115.0
New Germany 21.4 23.2 335 10.3
Norwood Young America 219.8 369.3 647.1 277.8
Victoria 97.7 168.0 1,018.3 850.4
Waconia 505.0 898.1 2,552.5 1,654.4
Watertown 184.0 263.6 487.8 224.2
Total 1,904.3 4,191.7 14,694.9 10,503.1

Source: Carver County and McComb Group, Ltd.
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Retail Land

Estimated retail land demand for the 16 shopping areas in 2030 is contained in Table 1-6. The
increase in retail land of 868 acres is based on 10,000 square feet of gross leasable area per acre,
excluding land needed for water retention. Those cities with the largest increases in retail space,
Chaska, Chanhassen and Waconia, are expected to have the largest land demand. These
estimates indicate that supportable retail land in these 16 shopping areas could triple 444 acres to
over 1,311 acres in 2030. A significant amount of this increase (411 acres) is in four new
potential shopping areas along new TH-212.

Table 1-6
CARVER COUNTY LAND; 2006 AND 2030 ESTIMATED

Acres
2030 Increase
City/Trade Area 2006 Estimated*  2006-2030
Carver 6 20 14
Chanhassen
Downtown 92 149 57
Powers Blvd. & New TH-212 - 119 119
TH-101 & New TH-212 - 28 28
Subtotal - Chanhassen 92 296 204
Chaska
Downtown 55 92 37
TH-41 & Pioneer Trail 65 133 68
New TH-212 & TH-41 - 136 136
South New TH-212 - 128 128
Subtotal - Chaska 120 490 370
Cologne 11 25 14
Hamburg 3 5 2
Mayer 20 33 13
New Germany 7 11 4
Norwood Young America 46 71 25
Victoria 24 92 68
Waconia 84 216 132
Watertown 31 52 21
Total 444 1,311 867

*Based on 10,000 square feet per acre.
Source: Carver County and McComb Group, Ltd.

Estimated retail land demand, including a 25 percent contingency is contained in Table 1-7. The
contingency provides for an additional 217 acres.
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Table 1-7
CARVER COUNTY LAND; 2006 AND 2030 ESTIMATED, INCLUDING CONTINGENCY

Acres
2030 Increase
City/Trade Area 2006 Estimated* 2006-2030
Carver 6 23 17
Chanhassen
Downtown 92 163 71
Powers Blvd. & New TH-212 - 149 149
TH-101 & New TH-212 - 35 35
Subtotal - Chanhassen 92 347 255
Chaska
Downtown 55 102 47
TH-41 & Pioneer Trail 65 150 86
New TH-212 & TH-41 - 170 170
South New TH-212 - 160 160
Subtotal - Chaska 120 582 462
Cologne 11 28 17
Hamburg 3 6 3
Mayer 20 36 16
New Germany 7 12 5
Norwood Young America 46 79 33
Victoria 24 109 85
Waconia 84 249 165
Watertown 31 57 26
Total 444 1,528 1,085

*Based on 10,000 square feet per acre.
Source: Carver County and McComb Group, Ltd.

COMPREHENSIVE PLANS

Current copies of comprehensive land use plans for cities were reviewed to evaluate areas guided
for commercial (retail) land use.

Carver

Carver’s Draft Future Land Use plan identifies an expanded downtown area and two new large
commercial areas along TH-212, as shown on Figure 1-1. Retail development potential for
Downtown and other Carver locations is described in Chapter 2. Some or all of this potential
could locate along TH-212. The larger parcel at TH-212 and County Road 147 falls within the
South New TH-212 area described in Chapter 4 for Chaska. Retail development potential in this
area will be shared between Carver and Chaska depending on developer and retail store demand.
Additional retail land demand for all three areas is estimated at 14 to 17 acres, excluding the
South New TH-212 area.
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Figure 1-1
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Chanhassen

Downtown is Chanhassen’s major retail area and is reflected in the 2020 Land Use Plan,
contained in Figure 1-2. Downtown’s trade area will support more space than exists today, but
there is little vacant land to accommodate additional development. Significant additional retail
development would entail redevelopment. Market research identified two potential retail areas
along new TH-212. One of these at TH-101 is in an area guided for mixed-use which would
include retail uses. The area at Powers Boulevard and New TH-212 is shown as a study area.
Additional retail land demand for the three major shopping areas is estimated at 204 to 255 acres.

Chaska

Chaska’s 2020 Comprehensive Plan (Figure 1-3) provides for commercial land in Downtown,
TH-41 and Pioneer Trail, new TH-212 and TH-41, and south of new TH-212 and CSAH 11.
This latter area would be included in the South New TH-212 area which extends south from
CSAH 10 and includes portions of Carver. Commercial areas at TH-41 and CSAH 10 and
Audubon and existing TH-212 are convenience retail areas and are expected to experience less
retail development. Downtown’s trade area has additional retail development potential which
may be accommodated by selective redevelopment in downtown or east along existing TH-212.
Additional retail land in these four retail areas is estimated at 370 to 463 acres through 2030.

Cologne

Cologne’s commercial area is located along Paul Avenue. The City has guided two areas for
commercial development shown in Figure 1-4. The most promising area is south of TH-212
extending east from CSAH 53. The other area along CSAH 36 east of Edward Avenue is a less
promising location. Cologne’s retail development potential is 14 to 17 acres through 2030.

Hamburg

Hamburg has identified both sides of CSAH 50 east of TH-5 as locations for commercial
development in its 2030 Land Use plan (Figure 1-5). This area is more than sufficient to
accommodate Hamburg’s 2030 retail development potential of two to three acres. Some of this
area could be considered for business park development.

Mayer

Mayer’s commercial area is in the vicinity of north Seventh Street west of TH-25, as shown on
the 2030 Urban Growth Boundary and land use plan (Figure 1-6). There is a proposed
expansion of Mayer to the intersection of TH-7 and TH-25. Both sides of TH-7 from the South
Fork Crow River to Polk Avenue have been guided for commercial development. Mayer is
estimated to have potential for 13 to 16 acres of commercial development by 2030. The land
along TH-7, which is guided for commercial development far exceeds this potential and could
lead to spot development of commercial uses with little relationship to each other.
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Figure 1-2
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Figure 1-3
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Figure 1-6
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New Germany

Currently New Germany’s downtown area extending east from CSAH 33 along Broadway
(CSAH 30) is zoned mixed business/residential. The 2030 Growth Management Plan (Figure 1-
7) has guided the southeast quadrant of 62™ Street and CSAH 33 for mixed business/residential
development, which could include retail. Both sides of CSAH 33 south of the intersection with
TH-7 have been guided for commercial development. This appears more than adequate to
accommodate the estimated four to five acres of land needed to accommodate 2030 commercial
development.

Norwood Young America

Commercial areas in the Future Land Use Plan (Figures 1-8) reflect the existing commercial
areas which appear to be mostly developed. The future study area west of TH-5 and north of
TH-212 is an excellent location for additional retail development. Future additional retail land
demand by 2030 is estimated at 25 to 33 acres, which can easily be accommodated in this area.
Norwood Young America’s trade area will be able to support a discount store prior to 2030.

Victoria

Victoria’s 2030 Future Land Use plan (Figure 1-9) identifies a downtown commercial area
stretching along TH-5 from 78" Street on the east to CSAH 11 by Lake Auburn. Victoria’s
future retail development potential is estimated at 68 to 85 acres by 2030. Victoria’s trade area
will support a discount supercenter prior to 2030.

Waconia

Waconia’s Land Use Concept Plan (Figure 1-10) identifies commercial areas in Downtown,
along TH-5, a larger concentration of land along CSAH 30 south of TH-5, and a commercial area
further south along CSAH 10. There is an additional area guided for commercial development at
the intersection of County Road 59 and 102" Street. A third commercial area is located north of
an extended 10™ Street West. Waconia has significant additional retail development potential
estimated at 132 to 165 acres in 2030. Much of this development will desire to be visible from
TH-5.

Watertown

Watertown’s Downtown Business District is the city’s primary commercial area. Additional
areas have been identified for commercial in the vicinity of CSAH 25 and High Street and other
scattered locations throughout the city. Watertown’s additional retail development potential is
21 to 26 acres in 2030. The current 2030 Land Use Plan (Figure 1-11) does not have sufficient
land area guided for commercial development.
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Chapter 2
CARVER

Carver has a small retail area located downtown along the Minnesota River. It contains eleven
retail stores and seven service establishments. Downtown is served by CSAH 40, which
connects to existing TH-212 about a mile to the north. Carver’s residential area has expanded
southwest along CSAH 40 and west of downtown. The new TH-212 will intersect with existing
TH-212 in the vicinity of County Road 147. The planned interchange to serve this area creates
the opportunity for retail development in future years resulting from improved accessibility and
continuing residential development. Retail development in this area will be shared by Carver
and Chaska.

Existing Retail Space

The 17 retail and service establishments currently occupy 23,202 square feet of space, as shown
in Table 2-1. No new buildings have been constructed in Downtown Carver for at least 20 years.
Services is the largest category followed by retail stores. These buildings occupy about six
acres.

Table 2-1

CARVER RETAIL AND SERVICE SPACE AND LAND; 1986 TO 2006
(Square Feet and Acres)

Gross Building Area Land

Category 1986 1986-1991  1992-1996  1997-2001  2002-2006 2006 (acres)

Retail 9,512 - - - - 9,512 2.0

Food - Full Service 1,680 - - - - 1,680 1.0
Food - Limited Service - - - - - - -

Service 11,722 - - - - 11,722 3.0
Financial 288 - - - - 288 -
Medical - - - - - - -

Total 23,202 - - - - 23,202 6.0

Source: Carver County and McComb Group, Ltd.

Competition

Downtown Carver’s most significant competitors are Downtown Chaska, TH-41 and Pioneer
Trail retail area, and Jordan. Downtown Chaska has 104 business establishments, as shown in
Table 2-2. TH-41 and Pioneer Trail is anchored by Rainbow Foods, SuperTarget, Home Depot,
and Kohl’s planned for a 2008 opening. Jordan, with 75 business establishments, is convenient
to residents in the southern portion of the trade area.

Trade Area

Downtown Carver’s trade area, shown on Map 2-1, was delineated by McComb Group based on
location of existing shopping areas, road patterns, natural boundaries and previous experience.
Trade area residents are estimated to be responsible for 80 to 85 percent of retail sales. Shoppers
living outside the trade area represent inflow sales. This trade area extends east
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Table 2-2

CARVER AND COMPETITIVE RETAIL AREAS

Competitive Retail Areas

Chaska
Downtown TH-41 &
Establishment Type Carver Cologne Jordan Pioneer Trl Downtown

CONVENIENCE RETAIL
Food 1 3 1 4
Drug Store 2
Liquor 1 1 3 2 2
Hardware 1 1
Floral 1 2 1 1
Video 1 2
FOOD SERVICE
Full Service 2 3 8 3 7
Limited Service 5 6 12
Drinking Establishments 1 1
CONVENIENCE/GASOLINE
Convenience/Gasoline 1 1 3 1 2
SHOPPING GOODS
General Merchandise 1
Variety/Dollar
Apparel/Accessories 1
Furniture & Home Furnishings 2 3 1 1
Electronics 2
Other Shopping Goods 2 3 4 3
Pre-Owned Merchandise 2 3 4
HOME IMPROVEMENT
Home Improvement 1 1
Lawn & Garden 1
AUTOMOTIVE
Auto/RV Sales 3 1
Auto Parts 1 1
Other Equipment Sales/Marine

Subtotal 9 11 39 25 43
SERVICES
Auto Services 1 2 3 2
Personal Care 1 1 4 6 7
Personal Services 1 2 5
Business Services 1 2
Laundry/Dry Cleaning 1 2
Financial 2 1 5 2 7
Real Estate 1 3 5
Insurance 2 7 6
Medical 4 3 8
Dental 2 2 2
Entertainment/Recreation 5 2 3
Professional Services 1 3
Lodging 2
Other Services 1 1 1 6
Fraternal 1

Subtotal 8 6 36 19 61
TOTAL 17 17 75 44 104

Source: McComb Group, Ltd.
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to the Minnesota River, south into San Francisco Township, west of CSAH 43 and north to
County Road 140. The trade area includes the city of Carver and portions of Chaska, Dahlgren
and San Francisco Townships.

Population and Households

Population and household growth for the Downtown Carver trade area was estimated through
2030 by McComb Group. Building permits for communities and unincorporated areas were also
examined from 1990 to 2006 to confirm trade area household growth. These forecasts take into
consideration past population and household growth trends in Carver and development
opportunities created by completion of the new TH-212.

Building permits for the southwest growth corridor communities for the period 1990 to 2006
were compared to the Metro Area in Table 2-3. A total of 263,316 new construction residential
building permits were issued in the Metro Area between 1990 and 2006. Annual building
permits ranged from a low of 11,474 in 2006 to a high of 20,973 in 2003. The average was
15,489 for the 17-year period.

Southwest growth corridor market share of the Metro Area has averaged 21.6 percent and ranged
from 16.69 percent to 29.13 percent between 1990 and 2006. During the last five years, building
permit market share averaged 23.41 percent. The north segment of the southwest growth
corridor or the portion north of the Minnesota River captured about 59.5 percent of the southwest
growth corridor permits between 1990 and 2006. Over the last five years, the market share was
slightly lower at 55.2 percent.

Table 2-3

DOWNTOWN CARVER TRADE AREA AND SOUTHWEST GROWTH CORRIDOR
RESIDENTIAL BUILDING PERMITS; 1990 TO 2006

Southwest Growth Corridor

North Segment Trade Area Communities

Metro Building Market Market Building Market Building

Year Area Permits Share Share Permits Share Permits
1990 13,340 2,226 16.69 % 70.49 % 1,569 121 % 19
1991 12,060 2,061 17.09 65.07 1,341 1.34 18
1992 15,632 2,856 18.27 67.86 1,938 1.75 34
1993 15,882 2,932 18.46 67.46 1,978 1.47 29
1994 14,205 3,025 21.30 69.26 2,095 1.72 36
1995 13,956 3,073 22.02 73.25 2,251 1.64 37
1996 14,098 2,973 21.09 61.28 1,822 1.92 35
1997 13,234 2,985 22.56 65.70 1,961 4.18 82
1998 15,817 3,673 23.22 54.89 2,016 3.67 74
1999 17,679 3,446 19.49 42.86 1,477 9.07 134
2000 17,050 4,353 25.53 54.35 2,366 5.33 126
2001 16,788 4,057 24.17 54.42 2,208 5.98 132
2002 19,782 5,173 26.15 65.24 3,375 2.13 72
2003 20,973 4,717 22.49 57.01 2,689 1.49 40
2004 19,832 3,942 19.88 50.25 1,981 4.64 92
2005 11,514 3,354 29.13 51.22 1,718 5.82 100
2006 11,474 2,224 19.38 52.20 1,161 6.98 81
Total 263,316 57,070 21.67 % 59.48 % 33,946 3.36 % 1,141

Source: U.S. Census and McComb Group, Ltd.
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Trade area communities’ market share of the north segment permits increased from 1.21 percent
in 1990 to 9.07 percent in 1999 and trended down reaching 1.49 percent in 2003. Trade area
communities’ building permit market share rebounded to 6.98 percent by 2006. Although the
trade area communities’ market share of building permits has experienced 17 years of ups and
downs, it has averaged 3.55 percent over the 17-year period. The average over the last five years
was 4.21 percent.

Household growth projections from 2006 to 2030 for the Downtown Carver trade area are based
on estimated southwest growth corridor communities’ future residential market share of the
Metro Area contained in Table 2-4. Households in the Metro Area are estimated to increase at
1.5 percent over the next 23 years, a growth rate similar to the past ten years. At this rate, the
Metro Area would add about 487,400 homes by 2030. Assuming that the southwest growth
corridor will capture 24.0 percent of the increase, similar to the past, the estimated household
growth would be about 117,000 households. The north segment of the southwest growth
corridor is estimated to capture an increasing share of new housing based on improved
accessibility resulting from the new TH-212. Market share is estimated to increase from 55
percent in 2007 to 64 percent in 2021. In 2006, Downtown Carver trade area households were
1,207. The trade area is expected to capture an average of 90.0 percent of the trade area
communities’ growth over the next 23 years, bringing trade area household to a total of 4,317 by
2030, assuming that urban services are available to support that growth.

Table 2-4

SOUTHWEST GROWTH CORRIDOR -- NORTH SEGMENT
HOUSEHOLD PROJECTIONS; 2006 TO 2030
METRO AREA AND CARVER TRADE AREA

Southwest Growth Corridor Trade Area
Market North Segment Communities Trade Area Future

Metro Area Share Trade Area Market Share Households Trade Area
Year Households Increase @ 24% Percent HHs Percent HHs Percent HHs Households
2006 1,134,819 1,207
2007 1,151,841 17,022 4,085 55.0 % 2,247 42 % 94 90.0 % 85 1,292
2008 1,169,119 17,278 4,147 55.0 2,281 4.2 96 90.0 86 1,378
2009 1,186,656 17,537 4,209 56.0 2,357 4.4 104 90.0 93 1,471
2010 1,204,456 17,800 4,272 60.0 2,563 4.4 113 90.0 102 1,573
2011 1,222,522 18,067 4,336 62.0 2,688 4.4 118 90.0 106 1,679
2012 1,240,860 18,338 4,401 62.0 2,729 4.4 120 90.0 108 1,787
2013 1,259,473 18,613 4,467 62.0 2,770 4.4 122 90.0 110 1,897
2014 1,278,365 18,892 4,534 62.0 2,811 4.6 129 90.0 116 2,014
2015 1,297,541 19,175 4,602 62.0 2,853 4.6 131 90.0 118 2,132
2016 1,317,004 19,463 4,671 63.0 2,943 4.6 135 90.0 122 2,254
2017 1,336,759 19,755 4,741 63.0 2,987 4.6 137 90.0 124 2,377
2018 1,356,810 20,051 4,812 63.0 3,032 4.6 139 90.0 126 2,503
2019 1,377,162 20,352 4,885 63.0 3,077 4.8 148 90.0 133 2,636
2020 1,397,820 20,657 4,958 63.0 3,123 4.8 150 90.0 135 2,771
2021 1,418,787 20,967 5,032 64.0 3,221 4.8 155 90.0 139 2,910
2022 1,440,069 21,282 5,108 64.0 3,269 4.8 157 90.0 141 3,051
2023 1,461,670 21,601 5,184 64.0 3,318 4.8 159 90.0 143 3,194
2024 1,483,595 21,925 5,262 64.0 3,368 5.0 168 90.0 152 3,346
2025 1,505,849 22,254 5,341 64.0 3,418 5.0 171 90.0 154 3,500
2026 1,528,437 22,588 5,421 64.0 3,469 5.0 173 90.0 156 3,656
2027 1,551,363 22,927 5,502 64.0 3,522 5.0 176 90.0 158 3,814
2028 1,574,634 23,270 5,585 64.0 3,574 5.0 179 90.0 161 3,975
2029 1,598,253 23,620 5,669 64.0 3,628 5.2 189 90.0 170 4,145
2030 1,622,227 23,974 5,754 64.0 3,682 5.2 191 90.0 172 4,317

Total 487,408 116,978 72,930 3,456 3,110

Source: McComb Group, Ltd.
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Recent population and household growth trends in the Downtown Carver trade area, Carver
County and the Metro Area are shown in Table 2-5. Downtown Carver trade area population
and households have been growing at a much faster rate than both Carver County and the Metro
Area. Trade area population increased 4.98 percent annually from 2000 to 2006, increasing the
trade area population from 2,427 to 3,250 by 2006. Trade area population is expected to
continue to increase by 5.77 percent annually, further increasing the trade area population to
4,302 by 2011. Population estimates to 2030 show the trade area population increasing by 5.10
percent annually, reaching 11,065 by 2030.

Trade area households have been increasing at over six percent annually since 2000. Trade area
households increased from 839 in 2000, to 1,207 in 2006, further increasing to 1,679 in 2011
(6.82 percent annually). Households are projected to increase to 4,317 by 2030, an annual
increase of 5.10 percent.

Table 2-5

CARVER TRADE AREA, CARVER COUNTY AND METRO AREA
POPULATION AND HOUSEHOLDS
2000 CENSUS; 2006, 2011 AND 2030 ESTIMATED

Trade Carver Metro
Area County Area

Population

2000 2,427 70,205 2,642,056
2006 3,250 87,465 2,773,029
2011 4,302 101,286 2,874,196
2030 11,065 199,650 3,692,600
Annual Growth Rate

2000-2006 498 % 373 % 0.81 %
2006-2011 5.77 2.98 0.72
2011-2030 5.10 3.64 1.33
Households

2000 839 24,356 1,021,454
2006 1,207 32,369 1,142,360
2011 1,679 39,405 1,238,249
2030 4,317 78,170 1,622,227
Annual Growth Rate

2000-2006 6.25 % 485 % 1.88 %
2006-2011 6.82 4.01 1.63
2011-2030 5.10 3.67 1.43

Source: U.S. Census, Scan/US, Inc. and McComb Group, Ltd.
Trade area average household income was $81,215 in 2006, compared to $91,833 in Carver

County and $77,490 in the Metro Area. Additional trade area demographic characteristics are
contained in Table 2-6.
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Table 2-6

Downtown Carver Trade Area

DEMOGRAPHIC AND INCOME SNAPSHOT

3/26/2008

SNAPSHOT 1990 Census 2000 Census 2006 Estimated 2011 Projected
Population 1,732 2,427 3,250 4,302
Households 562 839 1,207 1,679
Families 457 676 965 1,340
Per Capita Income $ 14,444 $ 26,627 $ 30,167 $ 34,257
Median Household Income $ 40,743 $ 64,787 $ 72,154 $ 78,995
Average Household Income $ 44,297 $ 77,000 $ 81,215 $ 87,776
Average Household Size 3.08 2.89 2.69 2.56
Median Age 30 35 35 37
Annual Percent Change
TRENDS 1990 - 2000 2000 - 2006 2006 - 2011
Population 343 % 4.98 % 577 %
Households 4.09 6.24 6.82
Families 4.01 6.10 6.79
Median Household Income 475 1.81 1.83
Average Household Income 5.68 0.89 1.57
1990 Census 2000 Census 2006 Estimated 2011 Projected

HOUSEHOLDS BY INCOME Number  Percent Number  Percent Number  Percent Number Percent
Less than $15,000 57 10.2 % 47 5.6 % 53 4.4 % 65 3.8 %
$15,000 - $24,999 63 114 39 4.6 47 3.9 58 34
$25,000 - $34,999 101 18.1 61 7.3 75 6.2 91 5.4
$35,000 - $49,999 168 30.1 114 13.6 131 10.9 148 8.8
$50,000 - $74,999 114 20.4 265 315 322 26.7 368 21.9
$75,000 - $99,999 33 5.9 168 20.0 272 225 404 24.1
$100,000 - $149,999 18 31 91 10.8 214 17.8 368 21.9
$150,000 + 4 0.8 55 6.6 94 7.8 177 105
POPULATION BY AGE Number  Percent Number  Percent Number  Percent Number Percent
<19 597 345 % 770 31.7 % 944 29.0 % 1,172 272 %
20-24 91 5.3 105 4.3 221 6.8 299 6.9
25-34 340 19.6 353 145 432 13.3 590 13.7
35-44 276 16.0 550 22.7 602 18.5 622 145
45-54 196 11.3 334 13.8 539 16.6 767 17.8
55-64 128 7.4 170 7.0 302 9.3 520 12.1
65-74 56 3.2 108 45 149 4.6 251 5.8
75-84 47 2.7 25 1.0 39 1.2 59 14
85+ NA NA 12 0.5 22 0.7 23 0.5
RACE AND ETHNICITY Number  Percent Number  Percent Number  Percent Number Percent
White 1,718 99.2 % 2,386 98.3 % 3,174 97.7 % 4,189 97.4 %
Black 1 0.0 3 0.1 6 0.2 13 0.3
Native American 6 0.3 4 0.2 4 0.1 5 0.1
Asian/Pacific Islander 8 0.4 9 0.4 18 0.5 34 0.8
Other Races 0 0.0 25 1.0 49 15 61 14
Hispanic (Any Race) 9 0.5 25 1.0 46 14 73 1.7

Source: U.S. Census, Scan/US, Inc. and McComb Group, Ltd.
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Retail Development Potential — Downtown Carver

Future development potential is based on market share that can be achieved by Downtown
Carver business establishments taking into consideration trade area households, future
population growth and potential competitive developments. Market share estimates are based on
analysis conducted as a part of this engagement and McComb Group’s knowledge of the Twin
Cities retail market.

Downtown Carver development potential for retail stores and services is closely related to trade
area households and future growth. Trade area households are estimated to increase from 1,207
in 2006 to 4,317 in 2030 resulting in increased retail and service potential.

Table 2-7

DOWNTOWN CARVER RETAIL SPACE AND LAND; 2006 AND 2030 ESTIMATED
(Square Feet and Acres)

Square Feet Acres

Category 2006 Increase 2030 2006 Increase * 2030

Retail 9,512 57,947 67,459 2 6 8
Food - Full Service 1,680 12,062 13,742 1 2 3
Food - Limited Service - 9,123 9,123 - 1 1
Service 11,722 23,590 35,312 3 3 6
Financial 288 4,900 5,188 - 1 1
Medical - 6,038 6,038 - 1 1
Subtotal 23,202 113,660 136,862 6 14 20
Contingency (25%) 28,415 28,415 3 3
Total 23,202 142,075 165,277 6 17 23

*Based on 10,000 square feet per acre.
Source: Carver County and McComb Group, Ltd.

Downtown Carver currently has about 23,200 square feet of retail stores, food service and
services. Market analysis indicates that an additional 113,600 square feet of space can be
supported by 2030 trade area households, as shown in Table 2-7. This would increase total space
to about 136,800 square feet. Adding a 25 percent contingency of 28,415 square feet, results in a
potential for 142,075 additional square feet. Downtown Carver development potential is
constrained by physical features including hills, bluffs, the Union Pacific Railroad Tracks and
Minnesota River. As a result, some of this potential may be able to locate in the Downtown area
while other potential businesses may seek to locate elsewhere in Carver. The largest potential
increases in space are in retail (about 58,000 square feet), services (about 23,500 square feet),
and food service (about 21,000 square feet). Land needed to support the above retail demand is
estimated at 14 acres, excluding land area required for water retention. Total retail land area is
about 23 acres including contingency.

Retail Development Potential — South New TH-212

The South New TH-212 retail area generally extends along new TH-212 from the vicinity of
County Road 147 north to CSAH 10 in Chaska. A portion of this area, north and south of
existing TH-212 west of County Road 147, is located in Carver. The City of Carver has guided
about 394 acres for commercial and commercial/industrial land use in this area.
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Future development potential is based on market share that can be achieved by South New TH-
212 retail area business establishments taking into consideration trade area households, future
population growth and potential competitive developments. Market share estimates are based on
analysis conducted as a part of this engagement and McComb Group’s knowledge of the Twin
Cities retail market. Market potential for this area is summarized below. The full analysis is
contained on pages 4-28 to 4-35 in Chapter 4.

This area is likely to evolve as a large community shopping area anchored by discount
superstores, supermarkets, home center, and possibly a national department store and other big
box retailers. These stores will be complemented by limited and full service restaurants,
personal services and other service uses. The northern portion of this area may also evolve as a
small medical center.

Table 2-8

SOUTH NEW TH-212 RETAIL SPACE AND LAND; 2006 AND 2030 ESTIMATED
(Square Feet and Acres)

Square Feet Acres
Category 2006 Increase 2030 2006 Increase* 2030

Retail - 939,032 939,032 - 94 94
Food - Full Service - 30,981 30,981 - 3 3
Food - Limited Service - 34,203 34,203 - 4 4
Service - 132,954 132,954 - 13 13
Financial - 26,389 26,389 - 3 3
Medical - 106,301 106,301 - 11 11
Subtotal - 1,269,860 1,269,860 - 128 128
Contingency (25%) - 317,465 317,465 - 32 32

Total - 1,587,325 1,587,325 - 160 160

*Based on 10,000 square feet per acre.
Source: Carver County and McComb Group, Ltd.

Market analysis indicates that over 1.2 million square feet of space can be supported by 2030
trade area households, as shown in Table 2-8. Adding a 25 percent contingency of 317,500
square feet, results in a potential for almost 1.6 million square feet. The amount of space that is
developed in this area is related to the type of retail development that occurs at New TH-212 and
TH-41. If that area develops as a regional/lifestyle center, there will not be room to
accommodate all of the big box stores that would like to be in that area. Some of these stores are
likely to locate in South New TH-212. The largest potential increases in space are in retail
(about 939,000 square feet), services (about 133,000 square feet), and medical (about 106,300
square feet). Land needed to support the above retail demand is estimated at 128 acres,
excluding land area required for water retention. Total retail land area is about 160 acres
including contingency. Retail development in this area could be influenced by the final route of
TH-41. If that road passes nearby this area, it will increase the trade area size and create
additional demand for retail and service establishments.



Chapter 3
CHANHASSEN

Chanhassen has one large retail area, Downtown, several smaller convenience retail clusters
along TH-5, and a neighborhood shopping center at TH-7 and TH-41. A new neighborhood size
shopping area is proposed at the interchange of the new TH-212 and TH-101. A larger regional
shopping area is under consideration at the interchange between Powers Boulevard and the new
TH-212. Retail development potential will be evaluated for Downtown Chanhassen, Powers
Boulevard and New TH-212, and TH-101 and New TH-212..

Downtown has a total of 179 business establishments: 82 retail stores and 97 services, as shown
in Table 3-1. The shopping area at TH-7 and TH-41 contains 16 retail stores and 22 services for
a total of 38 establishments. About half of these stores are located in Chanhassen and the rest are
in Shorewood. TH-5 and Century contains 25 retail and service establishments; and an
additional 28 establishments, mostly services, are located along TH-5 in other locations. TH-5
and Galpin is an evolving convenience node with two stores.

Existing Retail Space

Chanhassen has experienced rapid retail growth, increasing from about 280,800 square feet to
almost 1.8 million square feet in 2006, as shown in Table 3-2. The largest increases have
occurred in retail and services, which total 818,800 and 749,700 square feet, respectively, in
2006. Medical is the third largest category with about 114,600 square feet, all constructed since
1986.

Table 3-2

CHANHASSEN RETAIL AND SERVICE SPACE AND LAND; 1986 TO 2006
(Square Feet and Acres)

Gross Building Area Land

Category 1986 1986-1991 1992-1996 1997-2001 2002-2006 2006 (acres)

Retail 138,987 71,851 444,300 73,632 90,071 818,841 143.0
Food - Full Service - 6,047 11,646 12,295 - 29,988 5.0
Food - Limited Service 4,528 - 5,349 6,870 8,556 25,303 8.0
Service 137,313 171,380 66,487 105,465 269,047 749,692 130.2
Financial - 14,960 16,410 9,580 13,802 54,752 7.0
Medical - 21,600 10,620 - 82,340 114,560 8.0
Total 280,828 285,838 554,812 207,842 463,816 1,793,136 301.2

Source: Carver County and McComb Group, Ltd.



Table 4-21

MeComb

000

New TH-212 and TH-41 Trade Area

oo
B8 Group, Lud. DEMOGRAPHIC AND INCOME SNAPSHOT

3/11/2008

SNAPSHOT 1990 Census 2000 Census 2006 Estimated 2011 Projected
Population 162,884 215,545 246,601 272,036
Households 59,617 80,601 98,154 113,347
Families 43,994 58,058 70,926 82,092
Per Capita Income $ 21,743 $ 36,766 $ 41,789 $ 46,647
Median Household Income $ 48,671 $ 73,863 $ 83,093 $ 90,242
Average Household Income $ 59,092 $ 97,556 $ 103,507 $ 110,430
Average Household Size 2.70 2.65 2.49 2.40
Median Age 32 36 37 38
Annual Percent Change
TRENDS 1990 - 2000 2000 - 2006 2006 - 2011
Population 2.84 % 227 % 1.98 %
Households 3.06 3.34 2.92
Families 2.81 3.39 2.97
Median Household Income 4.26 1.98 1.66
Average Household Income 5.14 0.99 1.30
1990 Census 2000 Census 2006 Estimated 2011 Projected

HOUSEHOLDS BY INCOME Number  Percent Number  Percent Number  Percent Number Percent
Less than $15,000 5,219 8.8 % 4,220 52 % 4,187 4.3 % 4523 4.0 %
$15,000 - $24,999 6,158 10.3 4,676 5.8 4,841 49 4,999 4.4
$25,000 - $34,999 7,803 13.1 6,051 75 6,127 6.2 6,752 6.0
$35,000 - $49,999 13,177 22.1 10,365 12.9 10,897 11.1 10,966 9.7
$50,000 - $74,999 14,436 24.2 17,957 22.3 18,988 19.3 19,750 17.4
$75,000 - $99,999 6,103 10.2 13,675 17.0 16,623 16.9 18,823 16.6
$100,000 - $149,999 4,036 6.8 13,277 16.5 20,046 20.4 24,978 22.0
$150,000 + 2,617 4.4 10,381 12.9 16,447 16.8 22,555 19.9
POPULATION BY AGE Number  Percent Number  Percent Number  Percent Number Percent
<19 48,620 299 % 66,437 30.8% 70,904 28.8% 75,992 27.9 %
20-24 10,050 6.2 9,300 4.3 13,742 5.6 15,712 5.8
25-34 33,377 20.5 30,168 14.0 31,766 12.9 33,037 12.1
35-44 30,461 18.7 42,735 19.8 43,122 175 41,286 15.2
45-54 18,019 111 33,494 15.5 42,275 17.1 47,976 17.6
55-64 10,850 6.7 16,755 7.8 25,115 10.2 33,548 12.3
65-74 6,772 4.2 9,134 4.2 10,961 4.4 15,193 5.6
75-84 4,707 2.9 5,454 25 5,991 2.4 6,519 2.4
85+ NA NA 2,067 1.0 2,723 1.1 2,773 1.0
RACE AND ETHNICITY Number  Percent Number  Percent Number  Percent Number Percent
White 158,173 97.1 % 201,726 93.6 % 220,828 89.5 % 235,464 86.6 %
Black 1,161 0.7 2,653 1.2 7,233 2.9 11,902 4.4
Native American 551 0.3 763 0.4 1,053 0.4 1,124 0.4
Asian/Pacific Islander 2,648 1.6 5,970 2.8 10,159 4.1 13,989 5.1
Other Races 351 0.2 4,433 2.1 7,328 3.0 9,558 3.5
Hispanic (Any Race) 1,164 0.7 4,803 2.2 8,412 34 11,454 4.2

Source: U.S. Census, Scan/US, Inc. and McComb Group, Ltd.
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Retail Development Potential

Future development potential is based on market share that can be achieved by New TH-212 and
TH-41 business establishments taking into consideration trade area households, future population
growth and potential competitive developments. Market share estimates are based on analysis
conducted as a part of this engagement and McComb Group’s knowledge of the Twin Cities
retail market.

New TH-212 and TH-41 development potential for retail stores and services is closely related to
trade area households and future growth. Trade area households are estimated to increase from
98,154 in 2006 to 185,615 in 2030 resulting in increased retail and service potential.

Table 4-22

NEW TH-212 AND TH-41 RETAIL SPACE AND LAND; 2006 AND 2030 ESTIMATED
(Square Feet and Acres)

Square Feet Acres
Category 2006 Increase 2030 2006 Increase* 2030

Retail - 1,169,854 1,169,854 - 117 117
Food - Full Service - 33,514 33,514 - 4 4
Food - Limited Service - 32,311 32,311 - 4 4
Service - 45,122 45,122 - 5 5
Financial - 24,260 24,260 - 3 3
Medical - 26,495 26,495 - 3 3
Subtotal - 1,331,556 1,331,556 - 136 136
Contingency (25%) 332,889 332,889 - 34 34

Total - 1,664,445 1,664,445 - 170 170

*Based on 10,000 square feet per acre.
Source: Carver County and McComb Group, Ltd.

There is no retail development at New TH-212 and TH-41. The new interchange creates the
opportunity for retail development. This area is suitable as a large regional shopping area and
would be a second choice location to the shopping center under consideration at Powers
Boulevard and New TH-212.

Market analysis indicates that 1,331,500 square feet of space can be supported by 2030 trade
area households, as shown in Table 4-22. Adding a 25 percent contingency of 332,900 square
feet, results in a potential for 1,664,400 additional square feet. The largest potential increases in
space are in retail (about 1,169,800 square feet), services (about 45,100 square feet), and food
service (about 65,800 square feet). Land needed to support the above retail demand is estimated
at 136 acres, excluding land area required for water retention. Total retail land area is about 170
acres including contingency.
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SOUTH NEW TH-212

The South New TH-212 retail area extends from CSAH 10 to County Road 147. This area is
generally devoted to agricultural uses and includes the planned Bio Science Park. Retail stores
and shopping centers are being considered for this area.

Existing Retail Space

South New TH-212 is a potential retail site. Currently, there are no retail or service
establishments located at this site.

Competition

South New TH-212’s most significant competitors are Waconia, Downtown Chanhassen, TH-41
and Pioneer Trail, and Downtown Chaska. Other area competition includes TH-169 and
Marschall Road in Shakopee and Victoria, as shown in Table 4-23. Waconia, located about ten
miles west of Chaska, has over 180 retail and service establishments including 73 retail stores
and 108 service establishments. A Target store is under construction. Downtown Chanhassen
includes over 170 retail and service establishments, including such anchors as Target, Byerly’s,
and Cub Foods, along with 79 other retail establishments and 97 service establishments.

Downtown Chaska contains over 100 retail and service establishments and is anchored by
Coopers grocery store. The largest categories for this retail area include 19 food service, 18
financial/real estate/insurance, 12 personal care/personal services, and 10 medical/dental
services. The expanding retail area of TH-41 and Pioneer Trail north of Chaska is also
competitive with the new retail node at South New TH-212. This area is anchored by Rainbow
Foods, SuperTarget, Home Depot, and Kohl’s planned for a 2008 opening. In total, there are 44
establishments in this shopping area, 25 retail and 19 services. The potential retail area at New
TH-212 and TH-41 will also be competitive with the South New TH-212 area.

TH-169 and Marschall Road has over 70 retail and service establishments anchored by Cub
Foods, Kohl’s and Target. This retail area is strong in food service (12 establishments) and
personal care/personal services (10 establishments). Victoria offers 22 retail stores and 23
service establishments.

Trade Area

The South New TH-212 trade area, shown on Map 4-4, was delineated by McComb Group based
on location of existing shopping areas, road patterns, natural boundaries and previous
experience. Trade area residents are estimated to be responsible for 70 to 90 percent of retail
sales. Shoppers living outside the trade area represent inflow sales. South New TH-212’s trade
area includes the cities of Carver, Chaska, Cologne and portions Dahlgren, San Francisco,
Chaska, and Laketown Townships. The trade area extends east to the Minnesota River, south to
CSAH 52, west to include Cologne and north to TH-5. This trade area is served by TH-212 and
CSAH 10 from the east and west and CSAH 43 from the north and south. The completion of the
new TH-212 will provide additional convenience for trade area residents.
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Table 4-23

SOUTH NEW TH-212 COMPETITIVE RETAIL AREAS

Chaska
TH-41 & Downtown TH-169 &
Establishment Type Downtown Pioneer Trl Chanhassen Waconia Victoria Marschall

CONVENIENCE RETAIL
Food 4 1 4 1 1 3
Drug Store 2 3 1 1
Liquor 2 2 4 2 2 2
Hardware 1 2
Floral 1 1 3 2 1
Video 2 1 2 1
FOOD SERVICE
Full Service 7 3 12 10 5 2
Limited Service 12 6 17 8 2 10
Drinking Establishments 2
CONVENIENCE/GASOLINE
Convenience/Gasoline 2 1 5 6 2 2
SHOPPING GOODS
General Merchandise 1 1 1 2
Variety/Dollar 1
Apparel/Accessories 1 2 3 2
Furniture & Home Furnishings 1 1 6 8 2
Electronics 2 4 1 1
Other Shopping Goods 3 4 16 16 1 6
Pre-Owned Merchandise 4 1 2 1
HOME IMPROVEMENT
Home Improvement 1 1 3
Lawn & Garden 1
AUTOMOTIVE
Auto/RV Sales 1 4 1 2
Auto Parts 1 1 2 3
Other Equipment Sales/Marine 1 1 2 1

Subtotal 43 25 82 73 22 41
SERVICES
Auto Services 2 8 7 2 3
Personal Care 7 6 15 12 1 8
Personal Services 5 2 12 8 2
Business Services 2 2 5 1
Laundry/Dry Cleaning 2 1 5 1 1
Financial 7 2 14 18 4 8
Real Estate 5 2 3 2 1
Insurance 6 3 3 2
Medical 8 3 15 23 3 2
Dental 2 2 5 5 1 1
Entertainment/Recreation 3 2 6 7 1 2
Professional Services 3 4 2 1 1
Lodging 2 3 1 1
Other Services 6 1 2 5 5
Fraternal 1 1 2

Subtotal 61 19 97 108 23 33
TOTAL 104 44 179 181 45 74

Source: McComb Group, Ltd.
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Population and Households

Population and household growth for the South New TH-212 trade area was estimated through
2030 by McComb Group. Building permits for communities and unincorporated areas were also
examined from 1990 to 2006 to confirm trade area household growth. These forecasts take into
consideration past population and household growth trends in and around the South New TH-212
trade area and development opportunities created by completion of the new TH-212.

Building permits for the southwest growth corridor communities for the period 1990 to 2006
were compared to the Metro Area in Table 4-24. A total of 263,316 new construction residential
building permits were issued in the Metro Area between 1990 and 2006. Annual building
permits ranged from a low of 11,474 in 2006 to a high of 20,973 in 2003. The average was
15,489 for the 17-year period.

Southwest growth corridor market share of the Metro Area has averaged 21.6 percent and ranged
from 16.69 percent to 29.13 percent between 1990 and 2006. During the last five years, building
permit market share averaged 23.41 percent. The north segment of the southwest growth
corridor or the portion north of the Minnesota River captured about 59.5 percent of the southwest
growth corridor permits between 1990 and 2006. Over the last five years, the market share was
slightly lower at 55.2 percent.

Table 4-24

SOUTH NEW TH-212 TRADE AREA AND SOUTHWEST GROWTH CORRIDOR
RESIDENTIAL BUILDING PERMITS; 1990 TO 2006

Southwest Growth Corridor

North Segment Trade Area Communities

Metro Building Market Market Building Market Building

Year Area Permits Share Share Permits Share Permits
1990 13,340 2,226 16.69 % 70.49 % 1,569 2594 % 407
1991 12,060 2,061 17.09 65.07 1,341 31.77 426
1992 15,632 2,856 18.27 67.86 1,938 34.88 676
1993 15,882 2,932 18.46 67.46 1,978 35.24 697
1994 14,205 3,025 21.30 69.26 2,095 32.84 688
1995 13,956 3,073 22.02 73.25 2,251 31.63 712
1996 14,098 2,973 21.09 61.28 1,822 27.61 503
1997 13,234 2,985 22.56 65.70 1,961 29.93 587
1998 15,817 3,673 23.22 54.89 2,016 37.60 758
1999 17,679 3,446 19.49 42.86 1,477 49.56 732
2000 17,050 4,353 25.53 54.35 2,366 44.80 1,060
2001 16,788 4,057 24.17 54.42 2,208 41.17 909
2002 19,782 5,173 26.15 65.24 3,375 31.17 1,052
2003 20,973 4,717 22.49 57.01 2,689 37.97 1,021
2004 19,832 3,942 19.88 50.25 1,981 41.34 819
2005 11,514 3,354 29.13 51.22 1,718 40.22 691
2006 11,474 2,224 19.38 52.20 1,161 48.06 558
Total 263,316 57,070 21.67 % 59.48 % 33,946 36.22 % 12,296

Source: U.S. Census and McComb Group, Ltd.

Trade area communities’ market share of the southwest growth corridor permits increased from
25.94 percent in 1990 to 49.56 percent in 1999 and fluctuated between 31.17 percent and 48.06
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percent during the 2000 to 2006 period. While trade area communities’ market share of building
permits have fluctuated over the past 17 years, market share area has averaged 36.57 percent of
north segment new residential building permits. The average over the last five years was 39.75
percent.

Household growth projections from 2006 to 2030 for the South New TH-212 trade area are
based on estimated southwest growth corridor communities’ future residential market share of
the Metro Area contained in Table 4-25. Households in the Metro Area are estimated to increase
at 1.5 percent over the next 23 years, a growth rate similar to the past ten years. At this rate, the
Metro Area would add about 487,400 homes by 2030. Assuming that the southwest growth
corridor will capture 24.0 percent of the increase, similar to the past, the estimated household
growth would be about 117,000 households. The north segment of the southwest growth
corridor is estimated to capture an increasing share of new housing based on improved
accessibility resulting from new TH-212. Market share is estimated to increase from 55.0
percent in 2007 to 64.0 percent in 2021. Trade area communities are estimated to capture an
increasing percentage of new households, ranging from 43.0 percent in 2007 to 46.0 percent in
2021. The South New TH-212 trade area had 13,926 households in 2006. The trade area is
expected to capture 64.0 percent of the trade area communities’ growth over the next 23 years,
bringing trade area households to a total of 34,924 by 2030, assuming that urban services are
available to support that growth.

Table 4-25

SOUTHWEST GROWTH CORRIDOR -- NORTH SEGMENT
HOUSEHOLD PROJECTIONS; 2006 TO 2030
METRO AREA AND SOUTH NEW TH-212 TRADE AREA

Southwest Growth Corridor Trade Area
Market North Segment Communities Trade Area Future

Metro Area Share Trade Area Market Share Households Trade Area
Year Households Increase @ 24% Percent HHs Percent HHs Percent HHs Households
2006 1,134,819 13,926
2007 1,151,841 17,022 4,085 55.0 % 2,247 43.0 % 966 64.0 % 618 14,544
2008 1,169,119 17,278 4,147 55.0 2,281 43.0 981 64.0 628 15,172
2009 1,186,656 17,537 4,209 56.0 2,357 43.0 1,013 64.0 649 15,821
2010 1,204,456 17,800 4,272 60.0 2,563 43.0 1,102 64.0 705 16,526
2011 1,222,522 18,067 4,336 62.0 2,688 43.0 1,156 64.0 740 17,266
2012 1,240,860 18,338 4,401 62.0 2,729 44.0 1,201 64.0 768 18,034
2013 1,259,473 18,613 4,467 62.0 2,770 44.0 1,219 64.0 780 18,814
2014 1,278,365 18,892 4,534 62.0 2,811 44.0 1,237 64.0 792 19,606
2015 1,297,541 19,175 4,602 62.0 2,853 44.0 1,255 64.0 803 20,409
2016 1,317,004 19,463 4,671 63.0 2,943 45.0 1,324 64.0 848 21,257
2017 1,336,759 19,755 4,741 63.0 2,987 45.0 1,344 64.0 860 22,117
2018 1,356,810 20,051 4,812 63.0 3,032 45.0 1,364 64.0 873 22,990
2019 1,377,162 20,352 4,885 63.0 3,077 45.0 1,385 64.0 886 23,876
2020 1,397,820 20,657 4,958 63.0 3,123 45.0 1,406 64.0 900 24,776
2021 1,418,787 20,967 5,032 64.0 3,221 46.0 1,481 64.0 948 25,724
2022 1,440,069 21,282 5,108 64.0 3,269 46.0 1,504 64.0 962 26,686
2023 1,461,670 21,601 5,184 64.0 3,318 46.0 1,526 64.0 977 27,663
2024 1,483,595 21,925 5,262 64.0 3,368 46.0 1,549 64.0 991 28,655
2025 1,505,849 22,254 5,341 64.0 3,418 46.0 1,572 64.0 1,006 29,661
2026 1,528,437 22,588 5,421 64.0 3,469 46.0 1,596 64.0 1,021 30,682
2027 1,551,363 22,927 5,502 64.0 3,522 46.0 1,620 64.0 1,037 31,719
2028 1,574,634 23,270 5,585 64.0 3,574 46.0 1,644 64.0 1,052 32,771
2029 1,598,253 23,620 5,669 64.0 3,628 46.0 1,669 64.0 1,068 33,840
2030 1,622,227 23,974 5,754 64.0 3,682 46.0 1,694 64.0 1,084 34,924

Total 487,408 116,978 72,930 32,809 20,998

Source: McComb Group, Ltd.
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Population and household growth trends in the South New TH-212 trade area, Carver County
and the Metro Area are shown in Table 4-26. Trade area population and households have been
growing at faster rates than Carver County and the Metro Area. Trade area population increased
at a 4.22 percent annual growth rate from 2000 to 2006, increasing population from 29,498 in
2000 to 37,807 in 2006. Trade area population is expected to increase 3.38 percent annually to
2011, increasing trade area population to 44,648. Population estimates for 2030 indicate a 3.68
percent annual growth rate with population reaching 88,779 by 2030.

Trade area households increased 5.29 percent annually from 2000 to 2006, increasing trade area
households from 10,218 in 2000, to 13,926 in 2006. Households are expected to increase to
17,266 by 2011 (4.39 percent annually). Future household are projections show households
increasing to 34,924 by 2030, an annual growth rate of 3.78 percent.

Table 4-26

SOUTH NEW TH-212 TRADE AREA, CARVER COUNTY AND METRO AREA
POPULATION AND HOUSEHOLDS
2000 CENSUS; 2006, 2011, AND 2030 ESTIMATED

Trade Carver Metro
Area County Area

Population

2000 29,498 70,205 2,642,056
2006 37,807 87,465 2,773,029
2011 44,648 101,286 2,874,196
2030 88,779 199,650 3,692,600
Annual Growth Rate

2000-2006 422 % 3.73 % 0.81 %
2006-2011 3.38 2.98 0.72
2011-2030 3.68 3.64 1.33
Households

2000 10,218 24,356 1,021,454
2006 13,926 32,369 1,142,360
2011 17,266 39,405 1,238,249
2030 34,924 78,170 1,622,227
Annual Growth Rate

2000-2006 529 % 485 % 1.88 %
2006-2011 4.39 4,01 1.63
2011-2030 3.78 3.67 1.43

Source: U.S. Census, Scan/US, Inc. and McComb Group, Ltd.

Average trade area household income was $88,878 in 2006 compared to $91,833 in Carver
County and $77,490 in the Metro Area. Trade area household income is expected to increase in
relation to Carver County and the Metro Area as residential development adds new households.
Additional trade area demographic characteristics are contained in Table 4-27.
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Table 4-27
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South New TH-212 Trade Area

DEMOGRAPHIC AND INCOME SNAPSHOT

3/11/2008

SNAPSHOT 1990 Census 2000 Census 2006 Estimated 2011 Projected
Population 18,238 29,498 37,807 44,648
Households 6,472 10,218 13,926 17,266
Families 4,877 7,824 10,667 13,229
Per Capita Income $ 15,729 $ 27,947 $ 33,065 $ 37,657
Median Household Income $ 38,261 $ 66,720 $ 75,919 $ 82,837
Average Household Income $ 44,627 $ 80,060 $ 88,878 $ 96,496
Average Household Size 2.80 2.86 2.69 2.59
Median Age 29 33 34 35
Annual Percent Change
TRENDS 1990 - 2000 2000 - 2006 2006 - 2011
Population 4.93 % 4.22 % 3.38 %
Households 4.67 5.29 4.39
Families 4.84 5.30 4.40
Median Household Income 5.72 2.18 1.76
Average Household Income 6.02 1.76 1.66
1990 Census 2000 Census 2006 Estimated 2011 Projected

HOUSEHOLDS BY INCOME Number  Percent Number  Percent Number  Percent Number Percent
Less than $15,000 829 129 % 669 6.6 % 743 53 % 821 4.8 %
$15,000 - $24,999 878 13.6 707 6.9 767 5.5 825 4.8
$25,000 - $34,999 1,208 18.8 860 8.4 1,016 7.3 1,227 7.1
$35,000 - $49,999 1,608 25.0 1,276 125 1,556 11.2 1,629 9.4
$50,000 - $74,999 1,250 19.4 2,590 25.3 2,918 21.0 3,223 18.7
$75,000 - $99,999 386 6.0 1,875 18.4 2,623 18.8 3,194 18.5
$100,000 - $149,999 145 2.3 1,471 14.4 2,796 20.1 3,939 22.8
$150,000 + 126 2.0 771 75 1,508 10.8 2,408 13.9
POPULATION BY AGE Number  Percent Number  Percent Number  Percent Number Percent
<19 6,043 33.1% 10,248 347 % 11,697 309 % 12,981 29.1 %
20-24 1,330 7.3 1,278 4.3 2,798 7.4 3,354 75
25-34 3,983 21.8 4,467 15.1 5,232 13.8 6,357 14.2
35-44 2,834 15.5 6,402 21.7 6,689 17.7 6,201 13.9
45-54 1,680 9.2 3,711 12.6 5,900 15.6 7,629 17.1
55-64 1,069 5.9 1,728 5.9 3,048 8.1 4,795 10.7
65-74 735 4.0 928 3.1 1,378 3.6 2,074 4.6
75-84 563 31 503 1.7 724 1.9 885 2.0
85+ NA NA 233 0.8 341 0.9 372 0.8
RACE AND ETHNICITY Number  Percent Number  Percent Number  Percent Number Percent
White 17,958 985 % 28,075 95.2 % 35,532 940 % 41,287 92.5 %
Black 48 0.3 223 0.8 388 1.0 551 1.2
Native American 36 0.2 61 0.2 73 0.2 76 0.2
Asian/Pacific Islander 161 0.9 450 15 782 2.1 1,139 2.6
Other Races 35 0.2 689 2.3 1,033 2.7 1,595 3.6
Hispanic (Any Race) 105 0.6 1,147 3.9 1,951 5.2 2,631 5.9

Source: U.S. Census, Scan/US, Inc. and McComb Group, Ltd.
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Retail Development Potential

Future development potential is based on market share that can be achieved by South New TH-
212 retail area business establishments taking into consideration trade area households, future
population growth and potential competitive developments. Market share estimates are based on
analysis conducted as a part of this engagement and McComb Group’s knowledge of the Twin
Cities retail market.

South New TH-212 development potential for retail stores and services is closely related to trade
area households and future growth. Trade area households are estimated to increase from 13,926
in 2006 to 34,924 in 2030 resulting in increased retail and service potential. This area is likely to
evolve as a large community shopping area anchored by discount superstores, supermarkets,
home center, and possibly a national department store and other big box retailers. These stores
will be complemented by limited and full service restaurants, personal services and other service
uses. The northern portion of this area may also evolve as a small medical center. The southern
portion of this area, north and south of existing TH-212 west of County Road 147, is in Carver.

Table 4-28

SOUTH NEW TH-212 RETAIL SPACE AND LAND; 2006 AND 2030 ESTIMATED
(Square Feet and Acres)

Square Feet Acres
Category 2006 Increase 2030 2006 Increase* 2030

Retail - 939,032 939,032 - 94 94
Food - Full Service - 30,981 30,981 - 3 3
Food - Limited Service - 34,203 34,203 - 4 4
Service - 132,954 132,954 - 13 13
Financial - 26,389 26,389 - 3 3
Medical - 106,301 106,301 - 11 11
Subtotal - 1,269,860 1,269,860 - 128 128
Contingency (25%) - 317,465 317,465 - 32 32

Total - 1,587,325 1,587,325 - 160 160

*Based on 10,000 square feet per acre.
Source: Carver County and McComb Group, Ltd.

Market analysis indicates that over 1.2 million square feet of space can be supported by 2030
trade area households, as shown in Table 4-28. Adding a 25 percent contingency of 317,500
square feet, results in a potential for almost 1.6 million square feet. The amount of space that is
developed in this area is related to the type of retail development that occurs at New TH-212 and
TH-41. If that area develops as a regional/lifestyle center, there will not be room to
accommaodate all of the big box stores that would like to be in that area. Some of these stores are
likely to locate in South New TH-212. The largest potential increases in space are in retail
(about 939,000 square feet), services (about 133,000 square feet), and medical (about 106,300
square feet). Land needed to support the above retail demand is estimated at 128 acres,
excluding land area required for water retention. Total retail land area is about 160 acres
including contingency. Retail development in this area could be influenced by the final route of
TH-41. If that road passes nearby this area, it will increase the trade area size and create
additional demand for retail and service establishments.
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Chapter 5
COLOGNE

Cologne is a modest community located on TH-212. North and south access is provided by
County Road 153 and CSAH 53. Cologne is expected to benefit from completion of the new
TH-212, which will reduce travel time to employment centers in the Twin Cities.

Existing Retail Space

Cologne has 17 retail and service establishments. These include four convenience retailers, four
food service establishments, a convenience store, two other retailers, and six services. Cologne
had 71,506 square feet of retail space in 1986, which increased to almost 90,000 square feet in
2006, as shown in Table 5-1. Retail stores represent 50,500 square feet or about 60 percent of
the total. The next largest category is financial, which includes real estate. These uses occupy
about 11 acres of land.

Table 5-1

COLOGNE RETAIL AND SERVICE SPACE AND LAND; 1986 TO 2006
(Square Feet and Acres)

Gross Building Area Land

Category 1986 1986-1991 1992-1996 1997-2001 2002-2006 2006 (acres)

Retail 41,832 4,784 3,136 - 816 50,568 5.0

Food - Full Service 5,376 - - - - 5,376 1.0

Food - Limited Service 5,720 - - - - 5,720 2.0

Service 8,350 - - 3,516 - 11,866 1.0

Financial 10,228 - - - 5,878 16,106 2.0
Medical - - - - - - -

Total 71,506 4,784 3,136 3,516 6,694 89,636 11.0

Source: Carver County and McComb Group, Ltd.

Competition

Cologne business establishments compete with retailers in surrounding communities, as shown
in Table 5-2. Waconia, with 73 retail stores soon to be complemented by a new Target store, and
108 services is the largest competitor. Downtown Chaska has 43 retail stores and 61 services.
Travel time to the TH-41 and Pioneer Trail retail area will be reduced by completion of the new
TH-212 increasing its competitive position. Norwood Young America, with a more limited mix
of stores (22 retail stores and 35 services) provides a lesser level of competition. Carver, with 17
retail stores and services, offers little competition to Cologne. Future competition will be
provided by retailers that locate in retail areas at South New TH-212 and New TH-212 and TH-
41,
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Table 5-2
COLOGNE AND COMPETITIVE RETAIL AREAS

Competitive Retail Areas

Chaska
Norwood- TH-41 &
Establishment Type Cologne Young America Pioneer Trl Downtown Carver \Waconia

CONVENIENCE RETAIL
Food 1 1 1 4 1
Drug Store 1 2 1
Liquor 1 1 2 2 1 2
Hardware 1 2 2
Floral 1 1 1 2
Video 2 2
FOOD SERVICE
Full Service 3 3 3 7 2 10
Limited Service 6 6 12
Drinking Establishments 1 2 1 2
CONVENIENCE/GASOLINE
Convenience/Gasoline 1 2 1 2 1 6
SHOPPING GOODS
General Merchandise 1 1
Variety/Dollar 1
Apparel/Accessories 1 3
Furniture & Home Furnishings 2 1 1 8
Electronics 2 1
Other Shopping Goods 1 4 3 2 16
Pre-Owned Merchandise 4 2 1
HOME IMPROVEMENT
Home Improvement 1 1
Lawn & Garden 1
AUTOMOTIVE
Auto/RV Sales 1 4
Auto Parts 2 1 2
Other Equipment Sales/Marine 1

Subtotal 11 22 25 43 9 73
SERVICES
Auto Services 2 4 2 1 7
Personal Care 1 3 6 7 1 12
Personal Services 2 5 1 8
Business Services 1 1 2 5
Laundry/Dry Cleaning 1 2 1
Financial 1 6 2 7 2 18
Real Estate 1 1 5 3
Insurance 5 6 2 9
Medical 3 3 8 23
Dental 2 2 2 5
Entertainment/Recreation 4 2 3 7
Professional Services 1 3 2
Lodging 1 2 1
Other Services 4 1 6 1 5
Fraternal 1 2

Subtotal 6 35 19 61 8 108
TOTAL 17 57 44 104 17 181

Source: McComb Group, Ltd.

Trade Area

The Cologne trade area, shown on Map 5-1, was delineated by McComb Group based on
location of existing shopping areas, road patterns, natural boundaries and previous experience.
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Trade area residents are estimated to be responsible for 70 to 90 percent of retail sales. Shoppers
living outside the trade area represent inflow sales. Cologne’s trade area includes the city of
Cologne and portions of Dahlgren, San Francisco, Hancock, Benton, Waconia and Laketown
Townships. The trade area extends approximately five miles in all directions from the center of
Cologne, extending east to CSAH 43, south to CSAH 52, west past CSAH 51 and north to
Waconia’s city limits. The majority of this trade area is rural.

Population and Households

Population and household growth for the Cologne trade area was estimated through 2030 by
McComb Group. Building permits for communities and unincorporated areas were examined
from 1990 to 2006 to confirm trade area household growth. These forecasts take into
consideration past population and household growth trends in Cologne and development
opportunities created by completion of the new TH-212.

Building permits for the southwest growth corridor communities for the period 1990 to 2006
were compared to the Metro Area in Table 5-3. A total of 263,316 new construction residential
building permits were issued in the Metro Area between 1990 and 2006. Annual building
permits ranged from a low of 11,474 in 2006 to a high of 20,973 in 2003. The average was
15,489 for the 17-year period.

Table 5-3

COLOGNE TRADE AREA AND SOUTHWEST GROWTH CORRIDOR
RESIDENTIAL BUILDING PERMITS; 1990 TO 2006

Southwest Growth Corridor

North Segment Trade Area Communities

Metro Building Market Market Building Market Building

Year Area Permits Share Share Permits Share Permits
1990 13,340 2,226 16.69 % 70.49 % 1,569 147 % 23
1991 12,060 2,061 17.09 65.07 1,341 1.49 20
1992 15,632 2,856 18.27 67.86 1,938 1.08 21
1993 15,882 2,932 18.46 67.46 1,978 1.82 36
1994 14,205 3,025 21.30 69.26 2,095 3.58 75
1995 13,956 3,073 22.02 73.25 2,251 0.71 16
1996 14,098 2,973 21.09 61.28 1,822 1.04 19
1997 13,234 2,985 22.56 65.70 1,961 0.87 17
1998 15,817 3,673 23.22 54.89 2,016 1.29 26
1999 17,679 3,446 19.49 42.86 1,477 1.69 25
2000 17,050 4,353 25.53 54.35 2,366 0.97 23
2001 16,788 4,057 24.17 54.42 2,208 0.63 14
2002 19,782 5,173 26.15 65.24 3,375 0.15 5
2003 20,973 4,717 22.49 57.01 2,689 0.78 21
2004 19,832 3,942 19.88 50.25 1,981 2.02 40
2005 11,514 3,354 29.13 51.22 1,718 3.43 59
2006 11,474 2,224 19.38 52.20 1,161 1.64 19
Total 263,316 57,070 21.67 % 59.48 % 33,946 1.35 % 459

Source: U.S. Census and McComb Group, Ltd.

Southwest growth corridor market share of the Metro Area has averaged 21.6 percent and ranged
from 16.69 percent to 29.13 percent between 1990 and 2006. During the last five years, building
permit market share averaged 23.41 percent. The north segment of the southwest growth
corridor or the portion north of the Minnesota River captured about 59.5 percent of the southwest
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growth corridor permits between 1990 and 2006. Over the last five years, the market share was
slightly lower at 55.2 percent.

Trade area communities’ market share of the southwest corridor permits have ranged from less
than one percent to 3.58 percent and have generally fluctuated around one percent during the past
17 years. While trade area communities’ market share of building permits has experienced 17
years of fluctuation, the trade area has averaged 1.45 percent market share of the north segment
new residential building permits. The average over the last five years was 1.60 percent.

Household growth projections from 2006 to 2030 for the Cologne trade area are based on
estimated southwest growth corridor communities’ future residential market share of the Metro
Area contained in Table 5-4.

Table 5-4

SOUTHWEST GROWTH CORRIDOR -- NORTH SEGMENT
HOUSEHOLD PROJECTIONS; 2006 TO 2030
METRO AREA AND COLOGNE TRADE AREA

Southwest Growth Corridor Trade Area
Market North Segment Communities Trade Area Future

Metro Area Share Trade Area Market Share Households Trade Area
Year Households Increase @ 24% Percent HHs Percent HHs Percent HHs Households
2006 1,134,819 1,361
2007 1,151,841 17,022 4,085 55.0 % 2,247 27 % 61 80.0 % 49 1,410
2008 1,169,119 17,278 4,147 55.0 2,281 2.7 62 80.0 49 1,459
2009 1,186,656 17,537 4,209 56.0 2,357 3.3 78 80.0 62 1,521
2010 1,204,456 17,800 4,272 60.0 2,563 33 85 80.0 68 1,589
2011 1,222,522 18,067 4,336 62.0 2,688 3.3 89 80.0 71 1,660
2012 1,240,860 18,338 4,401 62.0 2,729 3.3 90 80.0 72 1,732
2013 1,259,473 18,613 4,467 62.0 2,770 33 91 80.0 73 1,805
2014 1,278,365 18,892 4,534 62.0 2,811 3.3 93 80.0 74 1,879
2015 1,297,541 19,175 4,602 62.0 2,853 35 100 80.0 80 1,959
2016 1,317,004 19,463 4,671 63.0 2,943 35 103 80.0 82 2,041
2017 1,336,759 19,755 4,741 63.0 2,987 35 105 80.0 84 2,125
2018 1,356,810 20,051 4,812 63.0 3,032 35 106 80.0 85 2,210
2019 1,377,162 20,352 4,885 63.0 3,077 35 108 80.0 86 2,296
2020 1,397,820 20,657 4,958 63.0 3,123 35 109 80.0 87 2,383
2021 1,418,787 20,967 5,032 64.0 3,221 3.7 119 80.0 95 2,479
2022 1,440,069 21,282 5,108 64.0 3,269 3.7 121 80.0 97 2,576
2023 1,461,670 21,601 5,184 64.0 3,318 3.7 123 80.0 98 2,674
2024 1,483,595 21,925 5,262 64.0 3,368 3.7 125 80.0 100 2,773
2025 1,505,849 22,254 5,341 64.0 3,418 3.7 126 80.0 101 2,875
2026 1,528,437 22,588 5,421 64.0 3,469 3.9 135 80.0 108 2,983
2027 1,551,363 22,927 5,502 64.0 3,522 3.9 137 80.0 110 3,093
2028 1,574,634 23,270 5,585 64.0 3,574 3.9 139 80.0 112 3,204
2029 1,598,253 23,620 5,669 64.0 3,628 3.9 141 80.0 113 3,317
2030 1,622,227 23,974 5,754 64.0 3,682 3.9 144 80.0 115 3,432

Total 487,408 116,978 72,930 2,589 2,071

Source: McComb Group, Ltd.

Households in the Metro Area are estimated to increase at 1.5 percent over the next 24 years, a
growth rate similar to the past ten years. At this rate, the Metro Area would add about 487,400
homes by 2030. Assuming that the southwest growth corridor will capture 24.0 percent of the
increase, similar to the past, the estimated household growth would be about 117,000
households. The north segment of the southwest growth corridor is estimated to capture an
increasing share of new housing based on improved accessibility resulting from the new TH-212.
Market share is estimated to increase from 55 percent in 2007 to 64 percent in 2021. Trade area
communities are expected to capture an increasing share of north segment residential growth,
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increasing from 2.7 percent in 2007 to 3.9 percent in 2026. Cologne’s trade area had 1,361
households in 2006. The trade area is expected to capture an average of 80.0 percent of the trade
area communities’ growth over the next 23 years, bringing the trade area households to a total of
3,432 by 2030.

Population and household growth trends in the Cologne trade area, Carver County and the Metro
Area are shown in Table 5-5. Cologne trade area population and households have been growing
at similar rates to Carver County and much faster rates than the Metro Area. Cologne trade area
population grew at an annual rate of 3.31 percent, increasing the trade area population from
3,006 in 2000 to 3,654 in 2006. Trade area population is expected to grow at an annual rate of
2.95 percent through 2011, increasing the trade area population to 4,225. Population estimates
for 2030 show the trade area population increasing by 3.95 percent annually, reaching 8,822 by
2030.

Table 5-5

COLOGNE TRADE AREA, CARVER COUNTY AND METRO AREA
POPULATION AND HOUSEHOLDS
2000 CENSUS; 2006, 2011 AND 2030 ESTIMATED

Trade Carver Metro
Area County Area

Population

2000 3,006 70,205 2,642,056
2006 3,654 87,465 2,773,029
2011 4,225 101,286 2,874,196
2030 8,822 199,650 3,692,600
Annual Growth Rate

2000-2006 331 % 373 % 0.81 %
2006-2011 2.95 2.98 0.72
2011-2030 3.95 3.64 1.33
Households

2000 1,038 24,356 1,021,454
2006 1,361 32,369 1,142,360
2011 1,660 39,405 1,238,249
2030 3,432 78,170 1,622,227
Annual Growth Rate

2000-2006 4.62 % 485 % 1.88 %
2006-2011 4.05 4.01 1.63
2011-2030 3.90 3.67 1.43

Source: U.S. Census, Scan/US, Inc. and McComb Group, Ltd.

Trade area households increased at an annual rate of 4.62 percent from 2000 to 2006, increasing
trade area households from 1,038 in 2000 to 1,361 in 2006. Households are expected to increase
to 1,660 by 2011 (4.05 percent annual rate). Future household projections show households
increasing to 3,432 by 2030, an annual growth rate of 3.90 percent.

Average trade area household income was $71,140 in 2006, compared to $91,833 in Carver
County and $77,490 in the Metro Area. Trade area household income in the future should
increase faster than in Carver County. Additional demographic characteristics are contained in
Table 5-6.
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SNAPSHOT 1990 Census 2000 Census 2006 Estimated 2011 Projected
Population 2,314 3,006 3,654 4,225
Households 746 1,038 1,361 1,660
Families 610 812 1,059 1,286
Per Capita Income $ 13,839 $ 23,682 $ 26,495 $ 29,889
Median Household Income $ 37,819 $ 61,595 $ 67,817 $ 73,972
Average Household Income $ 42,472 $ 68,608 $ 71,140 $ 76,063
Average Household Size 3.10 2.90 2.69 2.54
Median Age 31 34 35 37
Annual Percent Change
TRENDS 1990 - 2000 2000 - 2006 2006 - 2011
Population 2.65 % 3.30 % 2.95 %
Households 3.35 4.62 4.06
Families 2.90 452 3.97
Median Household Income 5.00 1.62 1.75
Average Household Income 491 0.61 1.35
1990 Census 2000 Census 2006 Estimated 2011 Projected

HOUSEHOLDS BY INCOME Number  Percent Number  Percent Number  Percent Number Percent
Less than $15,000 104 145 % 76 73 % 83 6.1 % 83 5.0 %
$15,000 - $24,999 94 13.2 52 5.0 49 3.6 67 4.0
$25,000 - $34,999 123 17.2 75 7.3 84 6.1 110 6.6
$35,000 - $49,999 192 26.8 165 15.9 164 12.0 153 9.2
$50,000 - $74,999 151 21.1 360 34.7 420 30.9 410 24.7
$75,000 - $99,999 37 5.1 167 16.1 288 21.2 419 25.3
$100,000 - $149,999 5 0.7 121 11.6 217 15.9 322 19.4
$150,000 + 10 14 22 2.1 56 4.1 97 5.8
POPULATION BY AGE Number  Percent Number  Percent Number  Percent Number Percent
<19 772 332 % 983 327 % 1,041 28.5 % 1,098 26.0 %
20-24 158 6.8 141 4.7 295 8.1 340 8.0
25-34 373 16.1 462 15.4 512 14.0 613 145
35-44 304 13.1 555 18.5 544 14.9 486 115
45-54 259 111 371 12.3 535 14.6 661 15.6
55-64 200 8.6 243 8.1 380 10.4 574 13.6
65-74 153 6.6 153 5.1 210 5.8 295 7.0
75-84 105 45 77 2.6 105 2.9 124 2.9
85+ NA NA 21 0.7 31 0.8 35 0.8
RACE AND ETHNICITY Number  Percent Number  Percent Number  Percent Number Percent
White 2,297 99.3 % 2,954 98.2 % 3,561 97.5 % 4,105 97.2 %
Black 3 0.1 0 0.0 0 0.0 3 0.1
Native American 6 0.2 4 0.1 3 0.1 4 0.1
Asian/Pacific Islander 7 0.3 29 1.0 54 15 79 1.9
Other Races 1 0.0 20 0.7 36 1.0 34 0.8
Hispanic (Any Race) 10 0.4 22 0.7 37 1.0 50 1.2

Source: U.S. Census, Scan/US, Inc. and McComb Group, Ltd.
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Retail Development Potential

Future development potential is based on market share that can be achieved by Cologne business
establishments taking into consideration trade area households, future population growth and
potential competitive developments. Market share estimates are based on analysis conducted as
a part of this engagement and McComb Group’s knowledge of the Twin Cities retail market.

Cologne development potential for retail stores and services is closely related to trade area
households and future growth. Trade area households are estimated to increase from 1,361 in
2006 to 3,432 in 2030 resulting in increased retail and service potential.

Table 5-7

COLOGNE RETAIL SPACE AND LAND; 2006 AND 2030 ESTIMATED
(Square Feet and Acres)

Square Feet Acres

Category 2006 Increase 2030 2006 Increase* 2030

Retail 50,568 49,829 100,397 5 5 10
Food - Full Service 5,376 6,531 11,907 1 1 2
Food - Limited Service 5,720 4,338 10,058 2 1 3
Service 11,866 20,599 32,465 1 3 4
Financial 16,106 24,159 40,265 2 3 5
Medical - 9,421 9,421 - 1 1
Subtotal 89,636 114,877 204,513 11 14 25
Contingency (25%) - 28,719 28,719 - 3 3
Total 89,636 143,596 233,232 11 17 28

*Based on 10,000 square feet per acre.
Source: Carver County and McComb Group, Ltd.

Cologne currently has about 89,600 square feet of retail stores, food service and services.
Market analysis indicates that an additional 114,800 square feet of space can be supported by
2030 trade area households. This would increase total space to about 204,500 square feet.
Adding a 25 percent contingency of 28,700 square feet, results in a potential for 233,200 square
feet. The largest potential increases in space are in retail (about 50,000 square feet), services
(about 21,000 square feet), and financial (over 24,000 square feet). Land needed to support the
above retail demand is estimated at 14 acres, excluding land area required for water retention.
Total retail land area is about 28 acres including contingency.
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Chapter 6
HAMBURG

Hamburg is located on CSAH 50 about two and one-half miles south of TH-212. TH-5/25
provides access from TH-212 about one-half mile west of Hamburg, and CSAH 31 provides
access about one-half mile east of Hamburg.

Existing Retail Space

Hamburg has four retail and service establishments which occupy 13,258 square feet as shown in
Table 6-1. There has been no new construction over the past 20 years.

Table 6-1

HAMBURG RETAIL AND SERVICE SPACE AND LAND; 1986 TO 2006
(Square Feet and Acres)

Gross Building Area Land

Category 1986 1986-1991 1992-1996  1997-2001  2002-2006 2006 (acres)

Retail 6,368 - - - - 6,368 1.0
Food - Full Service - - - - - - -
Food - Limited Service 1,616 - - - - 1,616 -

Service 720 - - - - 720 1.0

Financial 4,554 - - - - 4,554 1.0
Medical - - - - - - -

Total 13,258 - - - - 13,258 3.0

Source: Carver County and McComb Group, Ltd.

Competition

Primary competition for Hamburg is Norwood Young America with 22 retail stores and 35
services, Glencoe with 48 retail stores and 47 services, and Waconia with 181 business
establishments, as shown in Table 6-2. Hamburg trade area residents are also likely to shop in
Chaska.

Trade Area

Hamburg’s trade area, shown on Map 6-1, was delineated by McComb Group based on location
of existing shopping areas, road patterns, natural boundaries and previous experience. Trade
area residents are estimated to be responsible for 70 to 90 percent of retail sales. Shoppers living
outside the trade area represent inflow sales. Hamburg’s trade area includes the city of Hamburg
and portions of Young America, Helen, Green Isle and Washington Lake Townships. The trade
area extends north to TH-212, east to Uptown Road, south to 180™ Street and west to Acorn
Avenue. This trade area is rural and is served by TH-5/25 from the north and south, and 158"
Street from the east and west.



Table 6-2

HAMBURG AND COMPETITIVE RETAIL AREAS

Competitive Retail Areas

Norwood
Establishment Type Hamburg Young America Jordan Glencoe Waconia

CONVENIENCE RETAIL
Food 1 3 2 1
Drug Store 1 1
Liquor 1 3 1 2
Hardware 2 1 2 2
Floral 2 1 2
Video 1 2
FOOD SERVICE
Full Service 1 3 8 6 10
Limited Service 6 5 3 8
Drinking Establishments 2 2
CONVENIENCE/GASOLINE
Convenience/Gasoline 2 3 7 6
SHOPPING GOODS
General Merchandise 1 1
Variety/Dollar 1 2
Apparel/Accessories 1 3
Furniture & Home Furnishings 3 6 8
Electronics 1 1
Other Shopping Goods 1 3 5 16
Pre-Owned Merchandise 3 1 1
HOME IMPROVEMENT
Home Improvement 1
Lawn & Garden 1
AUTOMOTIVE
Auto/RV Sales 3 3 4
Auto Parts 2 1 2 2
Other Equipment Sales/Marine 1 2 1

Subtotal 2 22 39 48 73
SERVICES
Auto Services 1 4 3 3 7
Personal Care 3 4 9 12
Personal Services 1 3 8
Business Services 1 2 5
Laundry/Dry Cleaning 1
Financial 1 6 5 10 18
Real Estate 1 3 3
Insurance 5 7 6 9
Medical 3 4 5 23
Dental 2 2 2 5
Entertainment/Recreation 4 5 2 7
Professional Services 1 1 1 2
Lodging 1 2 1
Other Services 4 1 1 5
Fraternal 1 2

Subtotal 2 35 36 47 108
TOTAL 4 57 75 95 181

Source: McComb Group, Ltd.
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Population and Households

Population and household growth for the Hamburg trade area was estimated through 2030 by
McComb Group. Building permits for communities and unincorporated areas were also
examined from 1990 to 2006 to confirm trade area household growth. These forecasts take into
consideration past population and household growth trends in Hamburg and development
opportunities created by the completion of the new TH-212.

Building permits for the southwest growth corridor communities for the period 1990 to 2006
were compared to the Metro Area in Table 6-3. A total of 263,316 new construction residential
building permits were issued in the Metro Area between 1990 and 2006. Annual building
permits ranged from a low of 11,474 in 2006 to a high of 20,973 in 2003. The average was
15,489 for the 17-year period.

Southwest growth corridor market share of the Metro Area has averaged 21.6 percent and ranged
from 16.69 percent to 29-13 percent between 1990 and 2006. During the last five years, building
permit market share averaged 23.41 percent. The north segment of the southwest growth
corridor or the portion north of the Minnesota River captured about 59.5 percent of the southwest
growth corridor permits between 1990 and 2006. Over the last five years, the market share was
slightly lower at 55.2 percent.

Table 6-3

HAMBURG TRADE AREA AND SOUTHWEST GROWTH CORRIDOR
RESIDENTIAL BUILDING PERMITS; 1990 TO 2006

Southwest Growth Corridor

North Segment Trade Area Communities
Metro Building Market Market Building Market Building
Year Area Permits Share Share Permits Share Permits
1990 13,340 2,226 16.69 % 70.49 % 1,569 0.06 % 1
1991 12,060 2,061 17.09 65.07 1,341 0.67 9
1992 15,632 2,856 18.27 67.86 1,938 0.15 3
1993 15,882 2,932 18.46 67.46 1,978 0.25 5
1994 14,205 3,025 21.30 69.26 2,095 0.24 5
1995 13,956 3,073 22.02 73.25 2,251 0.09 2
1996 14,098 2,973 21.09 61.28 1,822 0.05 1
1997 13,234 2,985 22.56 65.70 1,961 0.20 4
1998 15,817 3,673 23.22 54.89 2,016 0.15 3
1999 17,679 3,446 19.49 42.86 1,477 0.07 1
2000 17,050 4,353 25.53 54.35 2,366 0.04 1
2001 16,788 4,057 24.17 54.42 2,208 -
2002 19,782 5,173 26.15 65.24 3,375 0.15 5
2003 20,973 4,717 22.49 57.01 2,689 0.15 4
2004 19,832 3,942 19.88 50.25 1,981 0.40 8
2005 11,514 3,354 29.13 51.22 1,718 0.41 7
2006 11,474 2,224 19.38 52.20 1,161 -
Total 263,316 57,070 21.67 % 59.48 % 33,946 017 % 59

Source: U.S. Census and McComb Group, Ltd.

Trade area communities’ market share of the north segment building permits ranged from none
to 0.67 percent. Trade area communities’ building permits ranged from none to nine over the
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past 17 years. Trade area market share has averaged below 1.0 percent. The average over the
last five years was 0.22 percent or about five building permits annually.

Household growth projections from 2006 to 2030 for the Hamburg trade area are based on
estimated southwest growth corridor communities’ future residential market share of the Metro
Area contained in Table 6-4. Households in the Metro Area are estimated to increase at 1.5
percent over the next 23 years, a growth rate similar to the past ten years. At this rate, the Metro
Area would add about 487,400 homes by 2030. Assuming that the southwest growth corridor
will capture 24.0 percent of the increase, similar to the past, the estimated household growth
would be about 117,000 households. The north segment of the southwest growth corridor is
estimated to capture an increasing share of new housing based on improved accessibility
resulting from the new TH-212. Market share is estimated to increase from 55 percent in 2007 to
64 percent in 2021. Trade area communities are estimated to capture an increasing percentage of
new households, ranging from 0.3 percent in 2007 to 1.1 percent in 2027. In 2006, Hamburg’s
trade area had 473 households. The trade area is expected to capture an average of 40.0 percent
of the trade area communities’ growth over the next 23 years, bringing trade area households to a
total of 682 by 2030.

Table 6-4

SOUTHWEST GROWTH CORRIDOR -- NORTH SEGMENT
HOUSEHOLD PROJECTIONS; 2006 TO 2030
METRO AREA AND HAMBURG TRADE AREA

Southwest Growth Corridor Trade Area
Market North Segment Communities Trade Area Future

Metro Area Share Trade Area Market Share Households Trade Area
Year Households Increase @ 24% Percent HHs Percent HHs Percent HHs Households
2006 1,134,819 473
2007 1,151,841 17,022 4,085 55.0 % 2,247 03 % 6 400 % 3 476
2008 1,169,119 17,278 4,147 55.0 2,281 0.3 6 40.0 3 478
2009 1,186,656 17,537 4,209 56.0 2,357 0.3 7 40.0 3 481
2010 1,204,456 17,800 4,272 60.0 2,563 0.3 7 40.0 3 484
2011 1,222,522 18,067 4,336 62.0 2,688 0.3 8 40.0 3 487
2012 1,240,860 18,338 4,401 62.0 2,729 0.5 14 40.0 5 492
2013 1,259,473 18,613 4,467 62.0 2,770 0.5 14 40.0 6 498
2014 1,278,365 18,892 4,534 62.0 2,811 0.5 14 40.0 6 503
2015 1,297,541 19,175 4,602 62.0 2,853 0.5 14 40.0 6 509
2016 1,317,004 19,463 4,671 63.0 2,943 0.5 15 40.0 6 515
2017 1,336,759 19,755 4,741 63.0 2,987 0.7 21 40.0 8 523
2018 1,356,810 20,051 4,812 63.0 3,032 0.7 21 40.0 8 532
2019 1,377,162 20,352 4,885 63.0 3,077 0.7 22 40.0 9 540
2020 1,397,820 20,657 4,958 63.0 3,123 0.7 22 40.0 9 549
2021 1,418,787 20,967 5,032 64.0 3,221 0.7 23 40.0 9 558
2022 1,440,069 21,282 5,108 64.0 3,269 0.9 29 40.0 12 570
2023 1,461,670 21,601 5,184 64.0 3,318 0.9 30 40.0 12 582
2024 1,483,595 21,925 5,262 64.0 3,368 0.9 30 40.0 12 594
2025 1,505,849 22,254 5,341 64.0 3,418 0.9 31 40.0 12 606
2026 1,528,437 22,588 5,421 64.0 3,469 0.9 31 40.0 12 619
2027 1,551,363 22,927 5,502 64.0 3,522 11 39 40.0 15 634
2028 1,574,634 23,270 5,585 64.0 3,574 11 39 40.0 16 650
2029 1,598,253 23,620 5,669 64.0 3,628 11 40 40.0 16 666
2030 1,622,227 23,974 5,754 64.0 3,682 11 41 40.0 16 682

Total 487,408 116,978 72,930 523 209

Source: McComb Group, Ltd.

Recent population and household growth trends in the Hamburg trade area, Carver County and
the Metro Area are shown in Table 6-5. Trade area population and households have been
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growing at a much faster rate than both Carver County and the Metro Area. Trade area
population increased 4.25 percent annually from 2000 to 2006, increasing the trade area
population from 963 to 1,236 by 2006. Trade area population is expected to grow at a slower
annual rate of 0.59 percent between 2006 and 2011, increasing households to 1,273.

Trade area households grew at an annual rate of 5.50 percent from 2000 to 2006, increasing from
343 to 473 in 2006. Households are expected to increase to 487 by 2011. Future household
projections show households increasing to 682 by 2030, an annual growth rate of 1.79 percent.

Table 6-5

HAMBURG TRADE AREA, CARVER COUNTY AND METRO AREA
POPULATION AND HOUSEHOLDS
2000 CENSUS; 2006, 2011 AND 2030 ESTIMATED

Trade Carver Metro
Area County Area

Population

2000 963 70,205 2,642,056
2006 1,236 87,465 2,773,029
2011 1,273 101,286 2,874,196
2030 1,801 199,650 3,692,600
Annual Growth Rate

2000-2006 425 % 3.73 % 0.81 %
2006-2011 0.59 2.98 0.72
2011-2030 1.84 3.64 1.33
Households

2000 343 24,356 1,021,454
2006 473 32,369 1,142,360
2011 487 39,405 1,238,249
2030 682 78,170 1,622,227
Annual Growth Rate

2000-2006 550 % 485 % 1.88 %
2006-2011 0.59 4,01 1.63
2011-2030 1.79 3.67 1.43

Source: U.S. Census, Scan/US, Inc. and McComb Group, Ltd.

Average trade area household income was $64,341 dollars in 2006, compared to $91,833 in
Carver County and $77,490 in the Metro Area. Additional demographic characteristics are
contained in Table 6-6.

Retail Development Potential

Future development potential is based on market share that can be achieved by Hamburg
business establishments taking into consideration trade area households, future population
growth and potential competitive developments. Market share estimates are based on analysis
conducted as a part of this engagement and McComb Group’s knowledge of the Twin Cities
retail market.
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Table 6-6

MeComb
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Hamburg Trade Area

DEMOGRAPHIC AND INCOME SNAPSHOT

3/11/2008

SNAPSHOT 1990 Census 2000 Census 2006 Estimated 2011 Projected
Population 966 963 1,236 1,273
Households 329 343 473 487
Families 273 275 376 385
Per Capita Income $ 13,195 $ 21,686 $ 24,629 $ 28,051
Median Household Income $ 34,295 $ 53,763 $ 58,369 $ 63,889
Average Household Income $ 39,841 $ 60,964 $ 64,341 $ 69,581
Average Household Size 2.93 2.81 2.61 2.61
Median Age 31 36 38 41
Annual Percent Change
TRENDS 1990 - 2000 2000 - 2006 2006 - 2011
Population -0.03 % 4.25 % 0.59 %
Households 0.40 5.50 0.59
Families 0.10 5.31 0.49
Median Household Income 4.60 1.38 1.82
Average Household Income 4.35 0.90 1.58
1990 Census 2000 Census 2006 Estimated 2011 Projected

HOUSEHOLDS BY INCOME Number  Percent Number  Percent Number  Percent Number Percent
Less than $15,000 51 16.2 % 27 79 % 37 7.8 % 40 8.1 %
$15,000 - $24,999 55 17.6 18 5.3 24 5.2 24 5.0
$25,000 - $34,999 54 17.2 34 9.9 46 9.8 42 8.6
$35,000 - $49,999 79 24.9 68 19.9 70 14.9 51 10.5
$50,000 - $74,999 63 19.9 115 334 155 32.7 146 29.9
$75,000 - $99,999 10 3.3 50 14.6 85 18.0 98 20.2
$100,000 - $149,999 3 1.0 25 7.3 50 10.5 72 14.9
$150,000 + 0 0.0 5 1.6 5 1.1 14 2.8
POPULATION BY AGE Number  Percent Number  Percent Number  Percent Number Percent
<19 319 331 % 295 30.6 % 334 27.1 % 317 24.9 %
20-24 53 5.5 55 5.7 105 8.5 104 8.1
25-34 156 16.2 105 10.9 131 10.6 138 10.8
35-44 137 14.3 169 175 170 13.7 137 10.8
45-54 98 10.1 126 13.1 196 15.9 217 17.0
55-64 76 7.9 104 10.8 160 12.9 198 15.6
65-74 67 7.0 58 6.0 77 6.2 101 7.9
75-84 57 5.9 37 3.8 44 3.6 46 3.6
85+ NA NA 15 15 20 1.6 16 1.2
RACE AND ETHNICITY Number  Percent Number  Percent Number  Percent Number Percent
White 960 99.4 % 946 98.2 % 1,210 97.9 % 1,242 97.6 %
Black 0 0.0 1 0.1 1 0.1 4 0.3
Native American 5 0.5 1 0.1 1 0.1 2 0.1
Asian/Pacific Islander 1 0.1 8 0.8 12 1.0 13 1.0
Other Races 0 0.0 8 0.8 11 0.9 13 1.0
Hispanic (Any Race) 0 0.0 16 1.7 23 1.9 27 21

Source: U.S. Census, Scan/US, Inc. and McComb Group, Ltd.
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Population and Households

Population and household growth for the Watertown trade area was estimated through 2030 by
McComb Group. Building permits for communities and unincorporated areas were also
examined from 1990 to 2006 to confirm trade area household growth from 1990 to 2006. These
forecasts take into consideration past population and household growth trends in Watertown and
its trade area.

Building permits for the southwest growth corridor communities for the period 1990 to 2006
were compared to the Metro Area in Table 12-3. A total of 263,316 new construction residential
building permits were issued in the Metro Area between 1990 and 2006. Annual building
permits ranged from a low of 11,474 in 2006 to a high of 20,973 in 2003. The average was
15,489 for the 17-year period. The average market share over the last five years was 7.10
percent.

Table 12-3

WATERTOWN TRADE AREA AND SOUTHWEST GROWTH CORRIDOR
RESIDENTIAL BUILDING PERMITS; 1990 TO 2006

Southwest Growth Corridor

North Segment Trade Area Communities

Metro Building Market Market Building Market Building

Year Area Permits Share Share Permits Share Permits
1990 13,340 2,226 16.69 % 70.49 % 1,569 178 % 28
1991 12,060 2,061 17.09 65.07 1,341 2.68 36
1992 15,632 2,856 18.27 67.86 1,938 2.94 57
1993 15,882 2,932 18.46 67.46 1,978 3.03 60
1994 14,205 3,025 21.30 69.26 2,095 2.96 62
1995 13,956 3,073 22.02 73.25 2,251 1.38 31
1996 14,098 2,973 21.09 61.28 1,822 2.63 48
1997 13,234 2,985 22.56 65.70 1,961 1.84 36
1998 15,817 3,673 23.22 54.89 2,016 3.13 63
1999 17,679 3,446 19.49 42.86 1,477 5.75 85
2000 17,050 4,353 25.53 54.35 2,366 3.55 84
2001 16,788 4,057 24.17 54.42 2,208 5.21 115
2002 19,782 5,173 26.15 65.24 3,375 4.86 164
2003 20,973 4,717 22.49 57.01 2,689 5.39 145
2004 19,832 3,942 19.88 50.25 1,981 9.54 189
2005 11,514 3,354 29.13 51.22 1,718 7.39 127
2006 11,474 2,224 19.38 52.20 1,161 8.35 97
Total 263,316 57,070 21.67 % 59.48 % 33,946 420 % 1,427

Source: U.S. Census and McComb Group, Ltd.

Southwest growth corridor market share of the Metro Area has averaged 21.6 percent and ranged
from 16.69 percent in 1990 to 19.38 percent in 2006. During the last five years, building permit
market share averaged 23.41 percent. The north segment of the southwest growth corridor or the
portion north of the Minnesota River captured about 59.5 percent of the southwest growth
corridor permits between 1990 and 2006. Over the last five years, the market share was slightly
lower at 55.2 percent.

Trade area communities’ market share of the southwest corridor building permits fluctuated from
1.38 to 3.13 percent between 1990 and 1998. In 1998, building permits began an upward trend,

12-4



which peaked at 9.54 percent in 2004 and declined to 7.39 percent in 2005, and recovered to 8.35
percent in 2006. Trade area communities’ building permit market share fluctuated over the 17-
year period, market share average was 4.26 percent.

Household growth projections from 2006 to 2030 for the Watertown trade area are based on
estimated southwest growth corridor communities’ future residential market share of the Metro
Area contained in Table 12-4. Households in the Metro Area are estimated to increase at 1.5
percent over the next 24 years, a growth rate similar to the past ten years. At this rate, the Metro
Area would add about 487,000 homes by 2030. Assuming that the southwest growth corridor
will capture 24.0 percent of the increase, similar to the past, the estimated household growth
would be about 117,000 households. The north segment of the southwest growth corridor is
estimated to capture an increasing share of new housing based on improved accessibility
resulting from new TH-212. Market share is estimated to increase from 55 percent in 2007 to 64
percent in 2021. Trade area communities are estimated to capture an increasing percentage of
new households ranging from 6.8 percent in 2007 to 7.6 percent in 2022. In 2006, Watertown’s
trade area had 3,073 households and is expected to capture 56.5 percent of the trade area
communities’ growth over the next 23 years. This would result in trade area households of 6,048
by 2030.

Table 12-4

SOUTHWEST GROWTH CORRIDOR -- NORTH SEGMENT
HOUSEHOLD PROJECTIONS; 2006 TO 2030
METRO AREA AND WATERTOWN TRADE AREA

Southwest Growth Corridor Trade Area
Market North Segment Communities Trade Area Future

Metro Area Share Trade Area Market Share Households Trade Area
Year Households Increase @ 24% Percent HHs Percent HHs Percent HHs Households
2006 1,134,819 3,073
2007 1,151,841 17,022 4,085 55.0 % 2,247 6.8 % 153 56.5 % 86 3,159
2008 1,169,119 17,278 4,147 55.0 2,281 6.8 155 56.5 88 3,247
2009 1,186,656 17,537 4,209 56.0 2,357 6.8 160 56.5 91 3,338
2010 1,204,456 17,800 4,272 60.0 2,563 6.8 174 56.5 98 3,436
2011 1,222,522 18,067 4,336 62.0 2,688 6.8 183 56.5 103 3,539
2012 1,240,860 18,338 4,401 62.0 2,729 7.0 191 56.5 108 3,647
2013 1,259,473 18,613 4,467 62.0 2,770 7.0 194 56.5 110 3,757
2014 1,278,365 18,892 4,534 62.0 2,811 7.0 197 56.5 111 3,868
2015 1,297,541 19,175 4,602 62.0 2,853 7.0 200 56.5 113 3,981
2016 1,317,004 19,463 4,671 63.0 2,943 7.0 206 56.5 116 4,097
2017 1,336,759 19,755 4,741 63.0 2,987 7.2 215 56.5 122 4,219
2018 1,356,810 20,051 4,812 63.0 3,032 7.2 218 56.5 123 4,342
2019 1,377,162 20,352 4,885 63.0 3,077 7.2 222 56.5 125 4,467
2020 1,397,820 20,657 4,958 63.0 3,123 7.2 225 56.5 127 4,594
2021 1,418,787 20,967 5,032 64.0 3,221 7.2 232 56.5 131 4,725
2022 1,440,069 21,282 5,108 64.0 3,269 7.4 242 56.5 137 4,862
2023 1,461,670 21,601 5,184 64.0 3,318 7.4 246 56.5 139 5,001
2024 1,483,595 21,925 5,262 64.0 3,368 7.4 249 56.5 141 5,141
2025 1,505,849 22,254 5,341 64.0 3,418 7.4 253 56.5 143 5,284
2026 1,528,437 22,588 5,421 64.0 3,469 7.4 257 56.5 145 5,429
2027 1,551,363 22,927 5,502 64.0 3,522 7.6 268 56.5 151 5,581
2028 1,574,634 23,270 5,585 64.0 3,574 7.6 272 56.5 153 5,734
2029 1,598,253 23,620 5,669 64.0 3,628 7.6 276 56.5 156 5,890
2030 1,622,227 23,974 5,754 64.0 3,682 7.6 280 56.5 158 6,048

Total 487,408 116,978 72,930 5,266 2,975

Source: McComb Group, Ltd.
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Recent population and households growth trends in the Watertown trade area, Carver County and
the Metro Area are shown in Table 12-5. Watertown trade area population and households had
been growing at a similar rate to Carver County from 2000 to 2006; however, this rate is
expected to drop to less than two percent annually from 2006 to 2011. It is estimated that the
population growth will increase from 2011 to 2030 to 2.95 percent annually growth, increasing
the trade area population to 15,623 by 2030.

Trade area households had been increasing at over four percent annually since 2000; however,
growth has slowed since 2006. Trade area households increased from 2,342 in 2000, to 3,073 in
2006, further increasing to 3,539 in 2011 (2.86 percent annually). Households are projected to
increase to 6,048 by 2030, an annual increase of 2.86 percent.

Table 12-5

WATERTOWN TRADE AREA, CARVER COUNTY AND METRO AREA
POPULATION AND HOUSEHOLDS
2000 CENSUS; AND 2006, 2011 AND 2030 ESTIMATED

Trade Carver Metro
Area County Area

Population

2000 6,768 70,205 2,642,056
2006 8,210 87,465 2,773,029
2011 8,992 101,286 2,874,196
2030 15,623 199,650 3,692,600
Annual Growth Rate

2000-2006 327 % 3.73 % 0.81 %
2006-2011 1.84 2.98 0.72
2011-2030 2.95 3.64 1.33
Households

2000 2,342 24,356 1,021,454
2006 3,073 32,369 1,142,360
2011 3,539 39,405 1,238,249
2030 6,048 78,170 1,622,227
Annual Growth Rate

2000-2006 463 % 485 % 1.88 %
2006-2011 2.86 4,01 1.63
2011-2030 2.86 3.67 1.43

Source: U.S. Census, Scan/US, Inc. and McComb Group, Ltd.
Average trade area household income was $65,960 in 2006 compared to $81,833 in Carver

County and $77,490 in the Metro Area. Additional demographic characteristics are contained in
Table 12-6.
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Watertown Trade Area

DEMOGRAPHIC AND INCOME SNAPSHOT

3/11/2008

SNAPSHOT 1990 Census 2000 Census 2006 Estimated 2011 Projected
Population 5,788 6,768 8,210 8,992
Households 1,925 2,342 3,073 3,539
Families 1,535 1,831 2,369 2,645
Per Capita Income $ 12,812 $ 22,204 $ 25510 $ 28,928
Median Household Income $ 33,030 $ 51,916 $ 58,776 $ 63,811
Average Household Income $ 37,856 $ 63476 $ 65,960 $ 71,281
Average Household Size 2.96 2.84 2.63 2.54
Median Age 31 35 38 40
Annual Percent Change
TRENDS 1990 - 2000 2000 - 2006 2006 - 2011
Population 1.58 % 327 % 1.83 %
Households 1.98 4.63 2.86
Families 1.78 4.39 2.23
Median Household Income 4.63 2.09 1.66
Average Household Income 5.30 0.64 1.56
1990 Census 2000 Census 2006 Estimated 2011 Projected

HOUSEHOLDS BY INCOME Number  Percent Number  Percent Number  Percent Number Percent
Less than $15,000 356 18.9 % 283 121 % 327 10.6 % 338 9.6 %
$15,000 - $24,999 308 16.4 204 8.7 234 7.6 257 7.3
$25,000 - $34,999 347 18.5 245 10.5 271 8.8 303 8.6
$35,000 - $49,999 438 23.3 362 15.5 431 14.0 441 125
$50,000 - $74,999 315 16.8 627 26.8 724 235 727 20.5
$75,000 - $99,999 72 3.9 325 13.9 495 16.1 622 17.6
$100,000 - $149,999 22 1.2 237 10.1 444 14.5 614 17.3
$150,000 + 20 1.1 59 25 147 4.8 237 6.7
POPULATION BY AGE Number  Percent Number  Percent Number  Percent Number Percent
<19 1,993 345 % 2,194 324 % 2,258 275 % 2,301 25.6 %
20-24 329 5.7 310 4.6 612 75 661 7.4
25-34 978 16.9 837 12.4 956 11.6 1,053 11.7
35-44 865 15.0 1,209 17.9 1,206 14.7 1,045 11.6
45-54 549 9.5 960 14.2 1,378 16.8 1,623 18.0
55-64 434 75 514 7.6 836 10.2 1,156 12.9
65-74 344 5.9 343 5.1 476 5.8 643 7.1
75-84 288 5.0 280 4.1 340 4.1 371 4.1
85+ NA NA 121 1.8 148 1.8 138 15
RACE AND ETHNICITY Number  Percent Number  Percent Number  Percent Number Percent
White 5,749 99.3 % 6,659 98.4 % 8,021 97.7 % 8,747 97.3 %
Black 5 0.1 16 0.2 31 0.4 40 0.4
Native American 13 0.2 10 0.1 13 0.2 12 0.1
Asian/Pacific Islander 12 0.2 35 0.5 66 0.8 106 1.2
Other Races 8 0.1 48 0.7 79 1.0 86 1.0
Hispanic (Any Race) 20 0.3 70 1.0 120 15 149 1.7

Source: U.S. Census, Scan/US, Inc. and McComb Group, Ltd.
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Retail Development Potential

Future development potential is based on market share that can be achieved by Watertown
business establishments taking into consideration trade area households, future population
growth and potential competitive developments. Market share estimates are based on analysis
conducted as part of this engagement and McComb Group’s knowledge of the Twin Cities retail
market.

Watertown development potential for retail stores and services is closely related to trade area
households and future growth. Trade area households are estimated to increase from 3,073 in
2006 to 4,705 in 2030, resulting in an increase in retail and service potential.

Table 12-7

WATERTOWN RETAIL SPACE AND LAND; 2006 AND 2030 ESTIMATED
(Square Feet and Acres)

Square Feet Acres

Category 2006 Increase 2030 2006 Increase* 2030

Retail 88,622 92,208 180,830 13 10 23
Food - Full Service 23,299 11,369 34,668 2 2 4
Food - Limited Service 2,380 9,708 12,088 1 1 2
Service 128,592 41,777 170,369 10 5 15
Financial 4,875 14,625 19,500 1 2 3
Medical 15,784 9,678 25,462 4 1 5
Subtotal 263,552 179,365 442,917 31 21 52
Contingency (25%) - 44,841 44,841 - 5 5
Total 263,552 224,206 487,758 31 26 57

*Based on 10,000 square feet per acre.
Source: Carver County and McComb Group, Ltd.

Watertown currently has about 263,500 square feet of retail stores, food service and services.
Market analysis indicates that an additional 180,000 square feet of space can be supported by
2030 trade area households. This would increase total space to about 442,900 square feet. The
largest potential increases in space are in retail (about 92,200 square feet), services (about 41,800
square feet), and food service (about 21,100 square feet). For purposes of preparing absorption
estimates, a 25 percent contingency (44,800 square feet) is provided. Adding a contingency of
44,800 square feet, results in a total of 487,700 square feet. Land needed to support the
additional retail demand is estimated at 21 acres, excluding land area required for water
retention. Total additional retail land area is about 26 acres including contingency.
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