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1. Demographics and Market Conditions Summary 
The following is a report on the demographic and real estate market conditions that affect the 
development potential for housing and commercial development around proposed station 
areas of the Gateway Corridor, or Gold Line BRT. Included are demographics such as population 
and households, incomes, existing market conditions, and recent and proposed projects. Most 
of the following analysis pertains to the half-mile radius around each station.  
The following sections will analyze population, households, household tenure, size and type, 
income and wages, ethnicity, housing market conditions and educational facilities and trends 
on a corridor-wide basis. This is followed by a station-by-station analysis of existing conditions, 
land use, and potential market opportunities for development within a half-mile radius.  
The proposed Gold Line Bus Rapid Transit (BRT) service will interline with Metro Transit and 
other transportation services at Union Depot in downtown Saint Paul. The Gateway Corridor 
runs east from Union Depot, with 10 stations in Saint Paul, Maplewood, Landfall, Oakdale and 
Woodbury. 
From west to east, station areas are Mounds Boulevard, Earl Street, Etna Street, White Bear 
Avenue, Sun Ray, 3M Headquarters, Greenway Avenue, Helmo Avenue, Tamarack and 
Woodbury Theatre.  
Five of the station areas are in Saint Paul. 3M Headquarters is in Maplewood. Greenway 
Avenue is in Landfall. Helmo Avenue is in Oakdale. Tamarack and Woodbury Theatre are in 
Woodbury.  
Generally station areas have a more urban context in Saint Paul, and gradually become more 
suburban moving eastward. All 10 station areas have a opportunities to improve walkability. 
Helmo Avenue is the least developed station area, with the lowest population density and most 
available vacant land within a half-mile radius. With the exception of vacant land in the Helmo 
Avenue and Tamarack Station areas, most development along the Gateway Corridor will be 
infill/redevelopment of existing properties or surface parking lots.  
Moving west to east, demographics generally become less dense, have higher incomes, lower 
poverty, greater home values, higher proportion of home ownership and less diverse.  
All station areas could support additional affordable housing, provided sufficient financing is 
available. Most station areas could support market rate rental housing, as well as for-sale 
townhomes, provided sites can be found and a detailed pricing/rent analysis is conducted. 
Station areas within Saint Paul have seen very little market rate housing development in recent 
years, and pricing rents for new products would need to be relatively moderate, and may 
require public financing to pencil out.   
Commercial development opportunities exist along the entire Gateway Corridor. However, 
those opportunities vary from station to station depending on existing competition, available 
land, local market conditions and recent development. These opportunities will be explored in 
more detail in this and future reports.    
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2. Corridor-Wide Comparison 
The corridor-wide comparison includes the presentation of several demographic tables and real 
estate statistics that provide a broad comparison of the makeup of each station area. Included 
are population and household counts, household tenure, household size, household type, 
household income, home sales prices, housing unit totals, large housing developments, and 
apartment market conditions. A half-mile radius around each station area is the primary 
geography used for this analysis.  
   
Population/Household 
Table A-1 shows population and households within a half-mile radius of stations along the 
Gateway Corridor. Population and household data shown are from the 2000 and 2010 Census, 
as well as estimates for 2017 and forecasts for 2022 by ESRI. 
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Population and household densities within a half-mile of the station vary significantly along the 
corridor. All five station areas located primarily within the city of Saint Paul have more than 
1,200 households within a half-mile. This is due primarily to each station area having some 
amount of denser housing stock built along an urban street grid, and/or significant areas zoned 
for high-density residential development. The five suburban station areas all have 
approximately 1,000 households or fewer within a half-mile radius.   
The station area with the densest population in the corridor is Sun Ray, with 2,723 households 
within a half-mile of the the station area as of 2017. Earl Street is a close second with 2,379. 
Helmo station has just 147 households within a half-mile, mostly within townhome 
developments immediately north of the station. The lower population and household count is 
largely due to the large tracts of undeveloped land still remaining in the immediate area.  
 
Household Tenure 
Table A-2 shows household tenure within a half-mile radius of each station area along the 
Gateway Corridor. As of 2017, all five Saint Paul stations have homeownership rates of less than 
50%, whereas all five suburban station areas have a homeownership rate of more than 50%.  

The homeownership rate varies significantly along the corridor. The half-mile radius around Sun 
Ray station has the lowest rate of homeownership, at 31%, a reflection of the amount of larger 
nearby apartment complexes.  
The Tamarack station area has the highest rate of homeownership, at 81%, due primarily to the 
fact that most housing in the immediate area consists either of townhomes or single-family 
homes and very little rental housing in the immediate area.   
 
Household Size 
Table A-3 shows household size by station in the Gateway Corridor. Figures are based on the 
2000 and 2010 Census, and estimates for 2017 and forecasts for 2022 from ESRI. The table 
includes information for both one half-mile and one-mile radii.  
The table shows average household sizes within a half-mile radius range from 1.84 in the 3M 
station area to 3.02 within a half mile of the Mounds Boulevard station. Household sizes within 
a one-mile radius have less difference between station areas, although it is difficult to speculate 
as to why. 
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Household sizes on the lower end of 
the scale (3M and Helmo stations) are 
likely due to some combination of 
household type and housing unit size.  
In the Helmo station, for example, 
the housing stock is 
disproportionately comprised of for-
sale townhomes that are likely 
occupied by older, smaller 
households such as empty-nester 
couples, for example.  
Conversely, older, larger housing 
stock, as well as households with 
lower median incomes (see Table A-
5) may have larger household sizes 
for cost reasons. 
 
 
 
Household Type 
Table A-4 shows household type within a half-mile of each station on the Gateway Corridor. 
Categories include married couples with and without children, single-parent households, 
people living alone, with a roommate or in a group setting.  
The findings reveal that married couples with children make up 23% to 39% of the households, 
depending on station area. The station areas in the city of Saint Paul more likely to contain 
household that are married with children. 
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Single-parent households make up 11% of all households in the Mounds Boulevard and Etna 
station areas, but just 4% in the 3M and Woodbury Theater areas. Conversely, households in 
the Woodbury Theater area are nearly three times as likely to be married without children 
(25%) than in the Mounds Boulevard area (9%).     
 
Household Income 
Table A-5 shows median household income 
within a half-mile of each station along the 
Gateway Corridor. Median income is shown 
for 2017 and a forecast for 2022.  
As the table shows, the station area with the 
lowest median income is Etna Station, at 
$38,750. All five station areas in the city of 
Saint Paul have a median income of less than 
$48,000.  
The station area with the highest median 
income is Woodbury Theater, at $98,415. All 
five station areas outside of Saint Paul have 
median incomes of more than $56,000.  
 
Wages 
Table A-6 shows total jobs located within a half-mile of each station area along the Gateway 
Corridor. Those jobs are broken down by monthly wages; less than $1,250, $1,250 to $3,333 
and greater than $3,333.    
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The table shows total jobs within a half-mile radius of each station. (Because of the proximity of 
some proposed stations to one another, some jobs could be counted more than once.)  
The Woodbury Theater has the most jobs of any station area, with more than 2,600, with White 
Bear Avenue second at nearly 2,000. The station with the fewest jobs is Greenway Avenue, a 
reflection of the very small amount of commercial property in the area. Not included in the 
table are the number of jobs located at the 3M headquarters, which are thought to number 
between 5,000 and 10,000.  
A monthly wage of $3,333 equates to approximately an annual income of $40,000. Five of the 
station areas have approximately 50% of jobs at or above $3,333 monthly, or approximately 
$40,000 annually. Those five are Mounds Boulevard, Etna, Greenway, Helmo Avenue and 
Tamarack. This is likely due to employment concentrations with a significant professional 
and/or office presence, such as Metro State near Mounds Boulevard and office parks near Etna, 
Helmo and Tamarack.  
All other station areas have a significant majority of wages less than $3,333 per month, a 
reflection of a significant presence of service industry jobs, such as retail in the White Bear 
Avenue and Sun Ray areas, or an lack of significant employment overall.  
According to HUD, the area median income (AMI) for Ramsey and Washington Counties for 
2017 is $90,400. Therefore, a “very low” income (earning 50% of AMI) family of four earns 
$45,200.  Household incomes HUD Fair Market Rents for 2018 are $864 for a one-bedroom and 
$1,089 for a two-bedroom unit. 
 
Race and Ethnicity 
Table A-7 shows race and ethnicity for a half-mile radius around each station along the Gateway 
Corridor.   

 
 



 DECEMBER 2017 
 

Gateway Corridor Gold Line BRT—BRTOD Plans | 10  

The table shows population counts as reported to the US Census, including white, black, 
American Indian, Asian and other. Those listening themselves as ethnically hispanic also list 
themselves racially under one of the categories on the left of the total.  
All five station areas within the city of Saint Paul have populations majority/minority white, 
meaning the white population is most numerous but does not exceed 50% of the total 
(between 38% and 47%). In Saint Paul, the Asian population is the second highest total in each 
station area, making up between 21% and 31% of the population total.  Between 13% and 23% 
of each station area is black, and between 10% and 20% identify as ethnically Hispanic. 
The suburban stations of Greenway, Helmo, Tamarack, and Woodbury Theater are all more 
than 70% white. The next highest population percentages are Asians, with 6% to 16% of the 
total.  
 
Home Sales Prices 
Table A-8 shows the 
overall median and 
average home sales price 
for the half-mile radius 
around each station area. 
Data shows all homes sold 
in 2016. 
Generally, median values 
rise with greater distance 
from downtown Saint 
Paul. Mounds Boulevard 
had a 2016 median sales 
price of $122,475, the 
lowest of all station areas 
in the corridor. Woodbury 
Theater had the highest, 
with a median sales price 
of $268,500.  
For 2016, the median 
home sale price for the Twin Cities overall was $232,000. This figure includes only single-family 
homes, whereas our analysis includes townhomes and condos in addition. Home values in the 
station areas in Saint Paul are generally below the Twin Cities median, and those in Oakdale and 
Woodbury are above. However, with a  
Two primary reasons exist for the difference in value. One is the older housing stock closer to 
downtown Saint Paul keeps prices down, whereas newer housing in Woodbury is worth more. 
Socioeconomic conditions in Saint Paul have also contributed to lower housing values.  
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Housing Summary - Half-Mile Radius 
Table A-9 shows a summary of housing units within a half-mile radius of each station area. 
Housing is broken down between single-family, duplex/townhome, apartments and senior 
housing.  

 
The table shows that station areas have a wide range of numbers of single-family homes, 
between 18 and 780. Most station areas have duplexes or townhomes. Mounds Boulevard has 
241 duplexes, while Helmo has 245 townhomes. We note that duplexes and townhomes can be 
both for-sale or rental. Not every station area contains apartments, as 3M, Helmo and 
Tamarack have none. Sun Ray has the most apartment units with 1,542, with White Bear 
Avenue a close second. Senior housing was identified in three of the station areas, Mounds 
Boulevard, Earl Street and Helmo. 
Note: the total housing in this table does not exactly match the household counts in previous 
tables in this analysis. The primary reasons for this are earlier tables cited U.S. Census-based 
information, whereas this cites city and county assessors data.  
 
Large Housing Developments 
Table A-10 lists several larger housing projects located in within a half-mile radius of the various 
station areas along the Gateway Corridor. This list is not comprehensive but is an indication of 
the age and type of housing found in the corridor.  
A variety of housing types are found in the corridor, including general occupancy, senior, 
market rate, assisted living, and public housing. The Etna Street, White Bear Avenue and Sun 
Ray station areas contain apartments built in the 1960s and 70s, and the Woodbury Theater 
station has two much newer apartment complexes. The Mounds Boulevard, Earl Street, Etna 
Street and Woodbury Theater stations also have examples of newer infill projects developed 
within the past decade or so.  
The Mounds Boulevard, Earl Street, Etna Street, White Bear Avenue and Greenway Avenue 
station areas all have affordable units built nearby.  
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The Mounds Boulevard, Earl Street, White Bear Avenue and Greenway Avenue station areas all 
have at least one senior housing project. 
 
Apartment Market 
Based on the most recent apartment market report, demand for rental units is strong. 
According to the 2nd Quarter 2017 report by Marquette Advisors, the Twin Cities apartment 
market has an overall vacancy rate of 2.4%, a continued downward trend since 2016. Average 
rents have increased by 3.1% over the past year. A total of 3,800 new apartment units will be 
added to the Twin Cities by the end of 2017, with an additional 6,000 units in 2018.  
Sections of the Gateway Corridor included in the Marquette Advisors report are East Saint Paul, 
Maplewood, Oakdale and Woodbury. 
East Saint Paul contains 4,493 total units and reported a vacancy rate of 1.9%, with average 
rents of $818. Of the 1,539 units in Maplewood, rents average $917 with a 1.8% vacancy rate. 
There are 1,365 units in Oakdale, averaging $946 in rent and 1.7% vacant. Woodbury contains 
2,954 units and reported a vacancy rate of 2.5% and $1,290 average rents.  
Notably, when all metro area units are pooled in $100 rent increments ($801 to $900, $901 to 
$1,000, etc.) all units with rents below $1,100 averaged a vacancy rate of 2.2% or less. This is an 
indication of demand for affordable housing across the Twin Cities, including along the Gateway 
Corridor. 
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Education 
 
Table E-1 shows total public school enrollment for the districts that encompass the station 
areas along the Gateway Corridor. Station areas are within the Saint Paul, North Saint 
Paul/Maplewood/Oakdale, and South Washington school districts, respectively.   
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Table E-2 shows public schools located within a one-mile radius of a station area along the 
Gateway Corridor. Schools with an asterisk are located within a half-mile of station areas.   
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Table E-3 shows private schools within a one-mile radius of station areas along the Gateway 
Corridor. An asterisk indicates schools within a half-mile of a station area.  

Table E-4 shows charter schools within a one-mile radius of stations along the Gateway 
Corridor.  

Table E-5 shows post-secondary schools located within a one-mile radius of stations along the 
Gateway Corridor. Schools with an asterisk are located within a half-mile radius. 
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3. Mounds Boulevard Station Area 
The first station outside downtown Saint Paul is the Mounds Boulevard area. The half-mile 
radius arounds the station area consists primarily of a blend of older single-family homes, 
duplexes, smaller apartment buildings and commercial property. This neighborhood is the 
oldest along the corridor, with homes and buildings dating to the 1880s. The station area also 
includes Metro State University, which occupies a several block area approximately two blocks 
north of the station. The station area is also defined and constrained by the Interstate 94 
freeway and a significant grade change to the west, which effectively confines the walkable, 
buildable area to the north and east of the station. 
Table A-11 shows number of parcels, acreage and assessed values of various property types in 
the half-mile radius of the Mounds Boulevard station area. 

  
 
The assessed value table reflects the presence of 
both freight railroads and Metro State University, 
as Government/Exempt uses (including college 
campuses and railroads) constitute 72% of the 
land area and nearly 55% of assessed value in the 
half-mile radius of the area. 
Renovations of some older homes and 
commercial buildings has occurred in recent 
years. Notable among these is the planned 2018 
renovation of Euclid View Flats, a 12-unit 
rowhome-style building regionally built in 1894. 
As well, East 7th Street, which connects 
downtown Saint Paul with the east end of the 
city, has seen redevelopment in recent years, 
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including new Metro State campus buildings, a 113-unit affordable senior housing project, the 
Cambric, and a new grocery store, the Mississippi Market Co-op.  
Near-term development potential includes both renovation of existing housing stock and 
additional infill development like the Cambric. The market is particularly good for affordable 
units, although market rate units are likely viable but would require additional study. 
Commercial opportunities exist, particularly in older retail/mixed-use buildings such as the 
Maria Flats building. The Swede Hollow Cafe is an example of a long-time business in the area.   
 
 

4. Earl Street Station Area 
Centered along Hudson Road at Earl Street, the half-mile area around the Earl Street station 
consists mostly of single-family homes dating to the early 20th Century, schools, and churches. 
A small commercial node with buildings dating to the 1920s, likely built originally around a 
streetcar stop, make up the immediate surroundings of the station.  
Homes within a half-mile of the Earl Street station are in fair to good condition generally, with 
opportunities for renovation and investment but few obvious infill sites. The commercial 
buildings adjacent to the station provide opportunities for renovations and new tenants.   
The Earl Street bridge that crosses Interstate 94 is wide but has no connection to the freeway, 
and therefore provides a good quality pedestrian connection to the neighborhood to the south.  
One larger multifamily project exists within the half-mile radius of the station. Parkway Gardens 
is a 160-unit affordable senior housing project developed in 2005. It is located two blocks east 
of the proposed station.  
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Table A-12 shows parcels, acreage, and 
assessed values for property in the 
half-mile area around Earl Street. 
Approximately 50% of the acreage and 
total property value is single-family 
homes, confirming observations made 
in the site analysis. Apartments make 
up nearly 20% of the property value of 
the area, on just 4% of the land area.  
Development potential in the Earl 
Street station area is limited by lack of 
available sites. The development of 
Parkway Gardens has demonstrated 
demand for both senior and affordable 
housing, and additional demand likely 
exists if infill sites can be found or 
assembled.  
 
 
 

5. Etna Street Station 
Area 

The Etna Street station consists of a 
variety of single-family homes, 
townhomes, apartments and Metro 
94, a large office park. Older homes 
in the area date to the 1920s or so, 
but some are as new as the 1950s. 
Multifamily housing dates from the 
1960s to 2017. 
Walkability in the station area is 
negatively impacted by freeway 
access ramps, topography, and an 
incomplete sidewalk network. Single-
family homes and apartments 
located south of Interstate 94 are 
not accessible on foot from the 
proposed station, and single-family 
homes located east of Etna Street do not have pedestrian connections to the station.  
Immediately west of the station along Wilson Street are three larger affordable housing 
projects. Wilson Hi-Rise is a 187-unit public housing facility operated by the City of Saint Paul 
Public Housing Authority. Wilson Ridge is a 1960s-era apartment building recently renovated 
containing affordable units. East Side Apartments is a new affordable housing project with 113 
units completed in 2017. Smaller apartment buildings are to the north of Wilson.  
Table A-13 shows assessed values within a half-mile of the Etna Street station. Taking in to 
account homes to the south of Interstate 94, nearly 45% of the acreage and 40% of the total 
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value in the station area is single-family housing. Apartments make up 15% of the total value, 
and all ofter uses are less than 10%.  

 
Additional affordable housing would be met with market acceptance. Moderately-priced 
market rate rental development would also likely find success in the mid-term. The Etna Street 
station is largely built out, and few infill development sites exist. The Metro 94 appears to have 
strong occupancy levels, although this large office park could be redeveloped in phases over 
time.  
 

6. White Bear Avenue 
Station Area 

The White Bear Avenue station area 
contains large concentrations of both 
retail development and apartment 
complexes dating to the 1960s and 
70s, with single-family homes on the 
edge of the half-mile radius.  
Significant commercial development 
is found on both sides of Interstate 
94, although mostly on the south. 
Retailers include Target, Aldi and 
Walgreens. Several apartment 
complexes are found within a short 
walk from the proposed station.  
Although the immediate area north 
of the proposed station is generally 
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walkable, the White Bear Avenue area contains significant areas that are hostile to pedestrians, 
including freeway crossings and in commercial areas that have larger surface parking lots and 
streets with fast moving traffic. 
Table A-14 shows parcels, acreage and assessed values within the half-mile radius of the White 
Bear Avenue station area. Due to the concentration of 1960s and 70s-era apartment complexes 
north of the station, apartments represent 23% of acreage and 45% of the value in the area. 
Commercial property consists of 25% of the acreage and 26% of the value. Single-family 
housing is 17% of the value in the area, and all other uses are less than 10%.  

 
The White Bear Avenue station area contains a significant number of rental housing units, 
particularly in the area immediately north of the station area. There is likely demand for 
additional housing in the area, as evidenced by a proposed 116-unit market rate apartment 
project. Additional residential sites could be created by redeveloping existing commercial/retail 
sites in the area. 
 

7. Sun Ray Station Area 
The Sun Ray station area contains a similar land use pattern to the White Bear Station area (the 
two stations share some station area overlap within the half-mile radius), with retail uses 
closest to Interstate 94, with apartments beyond that and single-family homes at the edge of a 
half-mile radius.  
The immediate vicinity of the station area includes large apartment complexes dating to the 
1960s and 70s, the Sun Ray Shopping Center, a library and park. The Sun Ray Shopping Center is 
anchored by a large grocer, Cub Foods. The general area is somewhat pedestrian friendly, but 
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with several hostile pedestrian 
environments, including unfriendly 
freeway crossings. The south side of 
Interstate 94 is largely cut off from the 
station.  
Table A-15 shows parcels, acreage and 
assessed values within half-mile radius 
of the Sun Ray station area. The 
numerous apartment complexes in the 
area result in apartments making up 
the largest and most valuable property 
type. Apartments total 26% of the 
staton area acreage and 42% of the 
value. Commercial development is 24% 
of the acreage and 21% of the value.  
 

The Sun Ray Shopping Center sits on a 22-acre site that is generally hostile to pedestrians, with 
a grocery-anchored retail strip fronted by a large parking area. The center, with good area 
demographics and the nearby 3M headquarters as a source of customers, has a 6% vacancy 
rate, appears to be well-tended and was having a portion of its surface parking area repaved on 
the day of the site visit. Thus, while its large surface parking lot makes it less pedestrian and 
transit-friendly, it is neither blighted nor apparently ready for redevelopment. Other 
commercial sites in the station area could be redeveloped one by one or through site 
assemblage. 
We believe the station area could support both affordable and market rate rental housing in 
the near term.  
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8. 3M Station Area 
The 3M station area is dominated by the 3M headquarters. Nearly the entire half-mile radius on 
the north side of Interstate 94 consists of the 3M campus. Across the freeway to the south is a 
small single-family residential neighborhood and Battle Creek Park. However, this area is not 
accessible to the station unless a proposed pedestrian/bicycle crossing is built.  
Table A-16 shows acreage, parcels and assessed values within a half-mile of the 3M Station 
area. the 3M campus represents 66% of the total land and 73% of the assessed value of the 
area. Single-family housing represents just 11% of the total value. 

 
Few redevelopment opportunities exist in the 3M station area. However, if sites were available 
it is likely that they would be attractive to apartment developers. 
 

9. Greenway Station Area 
The Greenway station area consists of portions of Maplewood, Landfall, Oakdale and 
Woodbury. It contains a variety of single-family homes, a mobile home community, apartments 
and a few commercial properties. The area in general could benefit from enhanced pedestrian 
and bicycle facilities.  
Immediately surrounding the proposed station area are a row of commercial properties located 
along Hudson Boulevard, as well as Peaceful Lodge, a 57-unit assisted living facility in a former 
hotel. To the north west is the City of Landfall, a 300 unit mobile home community. A single-
family home community is found to the northeast in Oakdale. Across Interstate 94 to the 
southeast are two apartment communities containing 324 units, but they are physically isolated 
from the station at this time.  
Table A-17 shows parcels, acreage and assessed values within a half-mile of the Greenway 
station area. Single-family residential development accounts for 46% of the total value in the 
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area, with apartments accounting for 29%. The mobile homes in Landfall are counted in the 
apartments category. Government/exempt land accounts for 59% of the acreage in the area, 
influenced largely by Battle Creek Park located to the south of Interstate 94.    
Anytime Fitness is constructing an 80,000 square foot headquarters at the southwest quadrant 
of Interstate 94 and 494. This location is southeast of the proposed Greenway station, across 
Interstate 94 and just outside the half-mile station radius. If a pedestrian/bicycle bridge is built 
over 94, it would provide access to the station for Anytime Fitness employees and residents of 
the 324 apartments nearby.  

 
The most likely redevelopment potential in the area would be on the commercial sites lining 
Hudson Boulevard. There is demand for both market rate and affordable apartment units in the 
near to mid-term. Additional commercial/retail development is likely limited. 
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10. Helmo Station Area 
Located in Oakdale, the Helmo station area is the least developed of all stations along the 
Gateway Corridor. The station will be located at the intersection of 4th Street and Helmo 
Avenue, both of which are two-lane roadways with limited pedestrian facilities. 
The half-mile radius around the station 
consists of a combination of 
office/warehouses, office showrooms, 
townhomes, single-family homes and a 
church. Townhomes are present in the areas 
immediately north of the station, part of a 
development called Oak Run Shores. South 
of 4th Street, however, the immediate areas 
are still undeveloped. The southeast 
quadrant of the intersection includes the 
Oaks Business Park, which contains 
significant undeveloped land. Three 
developments are part of the Oaks Business 
Park. They are Oaks Office Center, Oaks 
Office Suites and Oaks Tech Center, and 
contain a total of nearly 200,000 square feet 
of mostly office space that is presently 
approximately 25% vacant.  
Table A-18 shows parcels, acreage and assessed values within a one-half mile radius of the 
station totals $120 million, more than half of which is commercial. This is largely due to the 
Oaks Business Park near the southeast quadrant of the station area.  
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The numerous vacant parcels are most likely to be attractive to apartment developers, and a 
transit-friendly village has the potential to evolve over time. We believe there is demand for 
market rate and affordable apartments as well as additional demand for senior housing. We 
believe there may opportunities for medical office development, although any office or medical 
office users will also be attracted to the Eagle Point Business Park one mile to the east, which 
has higher traffic counts and better freeway access. Retail demand is limited and based 
primarily on new development near the station. 
 

11. Tamarack Station Area 
The Tamarack station area consists of 
recently-developed commercial 
properties, including office, medical office, 
retail, and hotels, mostly developed within 
the past 10 years. Older single-family and 
townhome developments exist to the east 
of the station. 
Immediately southeast of the proposed 
station is Tamarack Hills, a retail strip 
center built in 2006. Southwest of the 
station is the Tamarack Hills office park, 
with two 19,000 square foot office 
buildings, Sheraton and La Quinta hotels, 
restaurants and a proposed 11,450 square 
foot office building. Vacant land is 
available to the northwest and northeast 
of the station that could accommodate residential and limited commercial development.  
Table A-19 shows acreage, parcels an assessed values for the half-mile radius of Tamarack 
station. Commercial development consists of 37% of acreage and 55% of the value in the area. 
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This is due to the significant acreage of Tamarack Hills and other commercial development in 

the area. Single-family residential development makes up 40% of the assessed value.  
A couple larger parcels remain undeveloped in the Tamarack Station area, including sites to the 
northeast and northwest of the station. An 11,450 square foot medical office building, called 
the Tamarack Hills II Office Building, is planned for the site next to the new La Quinta Inn and 
Suites hotel. 
The Tamarack station is a strong location for apartment development, and could accommodate 
both market rate and affordable units. Vacant sites next to the station and in the broader area 
could be used for residential or mixed-use development and would satisfy some of this 
demand. 
 

12. Woodbury Theater Station Area 
The Woodbury Theater station area lies in the northwest quadrant of Bielenberg Road and 
Valley Creek Road. It includes a mix of retail, a theater, apartments and green space. The 
immediate area includes the Woodbury Theater, a large parking lot, Woodbury Village and 
Crown Villa apartments.  
Woodbury Village is a 330,000 square foot retail center anchored by Lunds & Byerlys, Target 
and Kohls. For the most part, the back side of Woodbury Village faces the proposed station, and 
the pedestrian environment is generally hostile, with an incomplete sidewalk network. Vast 
expanses of surface parking overall in the area provide opportunities to create redevelopment 
based on a walkable street grid.   
Table A-20 shows assessed values within a half-mile radius of the station area. 
Government/exempt property makes up 53% of all acreage in the area, and commercial 
development is second, at 32%. Commercial development is the leading type in terms of value, 
due primarily to the Woodbury Village shopping center. Apartments consist of 34% of the value 
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in the area, due to two 
nearby large apartment 
complexes. Notably, 
apartments make up just 8% 
of the acreage, due to their 
density. 
 
There are two larger 
residential developments in 
the area. The Barrington, 
built in 1998, contains 282 
units and is located west of 
the station area, and Crown 
Villa at the Preserve, with 
126 units, located 
immediately north of the 
station, was built in 2010. 
Both projects are an 
indication that additional 
residential units could be 
added to the area.  

There is likely demand for additional apartments in the Woodbury Theater station area, as well 
as new retail. Both market rate and affordable demand exist if sites can be identified. Potential 
sites could be on either existing surface parking areas of the Woodbury Village shopping center 
or the Woodbury Theater, or if existing portions of the Woodbury Village itself are redeveloped. 
Retail as well could be added as part of partial Woodbury Village redevelopment or new mixed-
use in the station area. 
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13. Pending Projects 
We identified projects currently proposed or under construction within a half-mile radius of the 
10 station areas of the Gateway Corridor.  
The White Bear Station area has one project, Old Hudson Road Apartments, located along Old 
Hudson Road, immediately adjacent to the proposed station. The project consists of 116 
market rate apartments, developed by by Samir Abumayyaleh in partnership with Engelsma 
Construction. Although initial site work has begun, the city of St. Paul indicates final building 
permits have not yet been acquired, so a completion date is uncertain. 
The city of Woodbury has several pending projects, a few of which are located within the two 
Gateway Corridor half-mile station areas. The Tamarack Hills II office building is an 11,450 
square foot medical office building proposed adjacent to the La Quinta hotel in the Tamarack 
station area. Minnesota Eye Consultants is opening a 41,000 square foot medical office building 
west of I-494 near the Tamarack station. 
The city of Woodbury has several other developments in the pipeline elsewhere in the city, 
including 223,000 square feet of medical office, 305 apartments, 216 affordable senior 
apartments and 72 units of memory care.  
The city of Oakdale has no specific projects planned within the Helmo station area. Elsewhere in 
the city two different developers are each considering 80 to 100 units apartment projects. As 
well, 206 acres in the 3M development (not the 3M station area in Maplewood) are being 
studied for residential redevelopment consisting of up to 350 single-family and 1,900 
multifamily units.   
 

14. Maps 
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Mound Blvd. Station – Residential Parcels 
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Mound Blvd. Station – Estimated Market Values of Residential Parcels  
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Earl St. Station – Residential Parcels 
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Earl St. Station – Estimated Market Values of Residential Parcels 
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Etina St. Station – Residential Parcels 
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Etina St. Station – Estimated Market Values of Residential Parcels 
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White Bear Ave. Station – Residential Parcels 
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White Bear Ave. Station – Estimated Market Values of Residential Parcels 
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Sun Ray Station – Residential Parcels 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 DECEMBER 2017  

39 | APPENDIX B—Demographics and Market Conditions 

Sun Ray Station – Estimated Market Values of Residential Parcels 
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3M HQTRS Station – Residential Parcels 
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3M HQTRS Station – Estimated Market Values of Residential Parcels 
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Greenway Ave. Station – Residential Parcels 
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Greenway Ave. Station – Estimated Market Values of Residential Parcels 
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Helmo Ave. Station – Residential Parcels 
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Helmo Ave. Station – Estimated Market Values of Residential Parcels 
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Tamarack Station – Residential Parcels 
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Tamarack Station – Estimated Market Values of Residential Parcels 
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Woodbury Theatre Station – Residential Parcels 
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Woodbury Theatre Station – Estimated Market Values of Residential Parcel
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