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BLAINE RISOR ACTIVE ADULT (55+) MULTIFAMILY PROJECT- 184 UNITS 

 

 
 
 
 
 
 
 
 
 
 
 

CUP Amendment 
HyVee Retail node at Main Street and Jefferson Street, Blaine, MN 55449 

Project Narrative 
September 10, 2021 

 

Developer: Roers Companies: 110 Cheshire Lane, Suite 120 Minnetonka, MN 55305 

Architect: Kaas Wilson Architects 

Engineering: Alliant Engineering 
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1. DEVELOPER BACKGROUND 

 
Roers Companies is a fully integrated real estate development and property management company with 
assets operating and under construction totaling over $1 Billion.  Based in Minnetonka, Minnesota, the 
company builds and operates communities across the Midwest with over 48 assets spread across 
Minnesota, Iowa, North Dakota, South Dakota, and Wisconsin.  They take pride in the communities they 
build and seek to build long term relationships with the cities and neighborhood they invest in. Because of 
this focus on owning their projects after construction, Roers is very intentional about the use of the highest 
quality materials, finishes, and appliances in the construction of their buildings and in the 
provision of a well-managed, attractive, and secure resident experience during operation. 
 

2. PROJECT VISION 
Roers Companies is proposing a new construction, rental housing community in Blaine, 
Minnesota. This 184 unit active adult community would be in close proximity to a range of new 
developments including retail and convenience. The primary retail node is the approved HyVee 
development, which is at the intersection of Jefferson Street and 125th Avenue. Residents of this rental 
housing project will have immediate access to 125th Avenue without impacting existing single-family 
residential areas and will have a quick and direct approach onto highway 65 from 125th. With these 
positive conditions, Roers is confident this location will serve Blaine's growing 55+ high density housing 
demand very well and will lease quickly. 
 
The project as it is currently envisioned will include an H Shaped four story wood framed, pitched roofed 
apartment building constructed over a one-story parking garage that will be partially below grade. The 
apartments will consist of a mix of one, One plus Den, and two bedroom units all with numerous high-end 
upgrades such as: granite countertops, stainless steel appliances, walk in closets, full size washers and 
dryers, etc. Roers intends to include an amenity rich community to help foster a sense of community.    The 
planned community amenities for this market rate project include: 
 

 Fitness Center- An approximate 1,000 SF fitness center with state of the art equipment overlooking 
the outdoor pool/courtyard area. 

 Community Lounge- Large open shared community lounge that can accommodate private events 
(birthday, holiday, and other event parties) and overlooks the outdoor pool/courtyard area to 
engage residents and create a sense of community. 

 Heated Parking-  Enclosed parking will be available for resident use in the underground heated 
garage. 

 Outdoor Patio- An outdoor patio area will be situated near the pool and have outdoor seating and 
grill stations to encourage outdoor resident engagement. 

 Coffee Bar- A gourmet coffee machine will be provided for residents to use for residents with on 
the go lifestyles and also helps brings residents to common areas to further the community 
engagement. 
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 Pet Spa- A large majority of our residents have pets and this amenity space will include a stand up 
pet wash station, dryer, as well as treats for their loved ones. 

 Indoor Pool- An Indoor pool is currently planned and will be available for the residents to use year 
round. 

 Pickleball Court- A pickleball court is currently planned for resident use aligning with current trends 
for active adult residents. 
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May 20, 2021 

 
To: Jeff Koch, Roers Companies 
  
 
From: Vernon Swing, PE 
 
Re:        Trip Generation and Parking Analysis for Havenwood of Blaine, Blaine, MN 
 
 
Per your request, Swing Traffic Solutions, LLC has conducted a trip generation and parking demand 
analysis for the proposed Havenwood of Blaine development in Blaine, MN.  The site is located on the 
south side of 125th Avenue NE and on the west side of Jefferson Street NE.  The proposed plan will 
create a 187-unit continuing care senior residential community and will include 203 parking spaces, 86 
of which will be in an underground garage and 117 of which will be surface spaces.  The purpose of this 
study is to estimate the number of trips the site will generate, and to estimate the peak parking 
demands for the proposed use and determine if sufficient parking capacity will be provided with the 
development.   
 
Trip Generation 
The trip generation for the proposed Havenwood of Blaine has been estimated based on the 
methodology described by the Institute of Transportation Engineers (ITE) in Trip Generation, 10th 
Edition.  The proposed use corresponds with ITE Land Use Codes 255, Continuing Care Retirement 
Community.  Table 1 summarizes the findings based on the number units and assumes conditions 
consistent with suburban areas. 

Table 1 
Trip Generation – Continuing Care Community  

Land Use ITE Code AM Peak Hour Trips PM Peak Hour Trips 
Enter Exit Enter Exit 

Continuing Care Retirement 
Community 255 17 Trips 9 Trips 12 Trips 18 Trips 

TOTAL Trips  26 Trips 30 Trips 

As shown in Table 1, the new use is estimated to generate 26 trips, 17 trips entering and 9 trips exiting 
trips during the AM traffic peak hour time, and 30 trips, 12 entering and 18 exiting during the PM traffic 
peak time.  Based on the results reported in Table 1, the traffic impacts of this development are 
minimal. 

Parking Demand 
The parking demand forecast for the proposed Havenwood of Blaine continuing care retirement 
community development utilized Parking Generation, 5th Edition, published by ITE, the Institute of 
Transportation Engineers.  The ITE information for Land Use Code 255 associated with Continuing Care 
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Retirement Communities indicates the number of parking spaces needed to address the demand 
associated with this land use can be estimated based on the number of dwelling units or on the number 
of occupied dwelling units included with the project.  As the number of occupied dwelling units is 
unknown at this time, the number of dwelling units was used for this estimate.  In this case, there are 
187 residential units.  

The parking demand calculation includes two methods.  The first method is based on a rate of parking 
demand per “unit” determined from a weighted average of collected data.  The second method is based 
on a fitted curve equation generated to fit the collected data.  ITE recommendations as to the 
appropriate method are as follows: 

From ITE: 

“When the data plot includes at least 20 points and when a fitted curve is provided the fitted curve 
equation should be used if the R square value is 0.75 or greater. 

Coefficient of Determination (R squared )— the percent of the variance in the number of parked vehicles 
associated with the variance in the independent variable value. This value is presented for every fitted 
curve equation. If the R squared value is 0.75, then 75 percent of the variance in the number of parked 
vehicles is accounted for by the variance in the size of the independent variable. As the R squared value 
approaches 1.0 the better the fit; as the R squared value approaches zero, the worse the fit.” 

In this case, there are only 4 data points but the fitted curve equation was chosen as the regression 
analysis resulted in the R squared value of 0.99 (nearly perfect) indicating this is the most accurate 
method for estimating demand (see attached sheet from ITE).  The Parking Demand is calculated as 
follows, with P representing Parking Demand, and X representing the number of bedrooms: 

Ln(P) = 0.95Ln(X) + 0.32 
P = 198 Spaces 

As mentioned earlier the proposed development is planning to provide 203 parking spaces, exceeding 
the anticipated peak demand calculated at 198 spaces.   

Conclusion 
In conclusion, the development will generate new traffic, however, the roadway system providing access 
to this area has sufficient capacity to handle the increase in traffic and the development will have a 
minimal impact on the surrounding roadway system.  Also, the proposed Havenwood of Blaine 
development along has sufficient parking for the anticipated demand.  The parking supplied as part of 
the overall development exceeds the anticipated needs.  Please contact Vernon Swing at 
vswingtraffic@gmail.com or 612-968-4142 with any questions. 
 
Attachment:  ITE Parking Demand Sheet 
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