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AGENDA

The City Council requests that attendees turn off cell phones and pagers during the meeting. A copy

of the full City Council pac ket is available to the public at http:// cityofbrooklyncenter. org/.

1. Call to Order - 6: 00 p.m.

2. M iscellaneous Items

a. Continuation of Retreat Phase 2 with Common Sense Consultants

Staff seeks to create a shared understanding among Council Members

regarding the team development work and process that will be provided to

the Council by Common Sense Consulting over the coming months.

b. Opportunity Site Update and Discussion

3. Discussion

4. Adjourn
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Council Worksession

DAT E: 1 /4/ 2021

TO : City Council

FRO M: Cur t Boganey, City Manager

TH RO UGH : N/ A

BY: Dr. Reggie Edw ards , Deputy City Manager

SUBJECT: Con+ nua+ on of Retreat Phas e 2 with Common Sens e Cons ultants

Background:

Following the two day retreat led by Common Sens e Cons ul+ng there was a plan to con+ nue the work of

building an effec+ ve system of collabora+ on and

Council leader ship.

On December 14, the City Manager presented to the Council that the ow ners expres sed a desire to work

with the Council and build on the work previous ly star ted. In addi+ on, they had agreed to honor the original

contract rates and will adapt their process to the cur rent virtual environment.

There was a cons ens us of the Council to mov e forward with Common Sens e Cons ul+ng. The work with the

Council will involv e: 

1. Provide oppor tuni+ es to prac+ ce and make recommenda+ ons to opera+ onaliz e tools offered during

the retreats to achiev e decis ion- making clarity, more effec+ ve communica+ ons and conflict

resolu+ on with minimal noise and nega+ ve outcomes as well as use of power that works for all.

2. Use coaching and check- ins to create a safe and confiden+ al third- party space for growth and

development for each council member

3. Increas e the Councils ability to unders tand each other and work together, as they res pond to the

challenges of the increasingly divers e community of Brooklyn Center.

Common Sens e will be present at the Council mee+ ng and prepared to walk through the project + meline

and deliverable in greater details  (see a= ached). The deliv erables include: Comple+ ng the I D I Assessment,

Facilitated Group Cons ul+ng Mee+ ngs, Individual Coaching Mee+ ngs , and Facilitated Group Check in

Mee+ ngs.

ATTA CHM EN TS :

Descrip+ on Upload Date Type

Common Sens e project deliv erables 12/ 30/ 2020 Backup Material





Council Worksession

DAT E: 1 /4/ 2021

TO : City Council

FRO M: Cur t Boganey, City Manager

TH RO UGH : N/ A

BY: Meg Beekman, Community Development D irector

SUBJECT: Opportunity Site Update and Discus sion

Background:

In April 2018, the City entered into a Preliminary Development Agreement with developer Alatus that

would allow them 1me to develop a master plan for the EDA -owned 35 acres within the Opportunity Site

and to conduct due diligence on an ini1 al phas e of that development.

Prior to this, the City Council had solicited inter es t from developers to propos e their vis ion for the site.

Three developers came forward with concepts and a7er mee1ng with two of them, the Council selected

Alatus becaus e their vision aligned with the City ’s vis ion to create a mixed use, walkable town center that

exis1 ng residents could benefit from and u1lize.

By early 2019, A latus had refined their overall concept for the site and wer e moving forward with early

planning for an ini1 al phas e of development that would include approximately 300 units of hous ing and a

mix of commer cial on the ground floor.  The concept was pres ented to Council and dir ec1 on was made to

renew the Preliminary Development Agreement with Alatus .

This agreement also included the city taking the lead on master planning for the site, in partners hip with

Alatus, and incorpor a1 ng the larger 80- acre Oppor tunity Site into the mas ter plan. Alatus for their part in

the agreement were tasked with implemen1 ng an ini1al phase of development, and con1nuing their work

to bring a dev elopment forw ard.

Throughout 2019 the city, along with the cons ultant team of Bolton & Menk and Cuningham Group,

worked to develop the Opportunity Site Mas ter P lan. This was a mul1- phas ed approach that inv olved a

combina1on of technical asses sment, ini1al community engagement, feas ibility analy sis , and further

community engagement to con1 nue to refine the plan.

Ini1 al engagement focus ed on iden1 fying the key values and guiding principles that would form the bas is

for the mas ter plan, upon which it was developed. Community input included ques 1ons about what people

wanted to see on the site, what was important to them, how they envisioned the community in the futur e,

and what their needs were today that this site might help fulfill. Answers to thes e ques1 ons were then

compiled and prefer ence surv eys were dev eloped that allow ed community member s to priori1ze what they

wanted to see on the site and point out topics or items that may have ini1ally been mis sed. Engagement

was distributed throughout the community through a series of pop-up mee1 ngs at Sun Foods, CEAP, CAPI ,

and other community events as well as in focus group dis cus sions and lar ger, community- wide mee1ngs .

In addi1on, the City gathered a group of community - based organiza1ons to create an engagement task



force that guided staff on how to develop an engagement strategy that was truly repres enta1v e of the

community. The input from the group had a significant impact both on the outcomes and community

benefits iden1fied within the dra7 Master Plan, but also on the engagement plan that is being u1 lized to

mov e the work forward.

Through their conv ersa1 ons , the Engagement Tas kfor ce recommended that the City u1lize the Equity

Development Scorecard to evaluate future development proj ects on the site. The scorecard is a tool that

can be cus tomiz ed for each community and is des igned to ev aluate and scor e development projects. The

tool could be cus tomized to reflect the values and goals of the mas ter plan, thus crea1ng a method of

accountability to the mas ter plan that would las t into the future.

The City entered into contracts with many of the community - based organiz a1 ons on the engagement

taskforce to have them assist with deepening the community engagement work , and reaching out to

res idents who hav e his tor ically been marginaliz ed in planning and development proces ses. Brooklyn Bridge

Alliance for Youth completed engagement work with young people in the community and presented their

findings to the City Council. Jude Nnadi elected to engage with African- bor n and immigrant former and

current residents of Brook lyn Center, to iden1fy what their needs are, why they chos e to mov e aw ay, and

what would hav e helped them stay. O LM organized two in-pers on focus group sessions with renters in the

community that allow ed staff to have deep and meaningful dialogue with folks cur rently residing in

Brooklyn Center. All of the par1 cipants wer e people of color, with a significant propor1 on iden1 fying as

African.

By the end of 2019, the project team had direct interac1ons with approximately 1 ,350 residents of the

community, which included a deeply divers e and repr esenta1 ve popula1on.

In January 2020, a dra7 Master P lan was completed based on the community engagement that had been

done, along with the technical asses sment work. An engagement strategy to evaluate the dra7 plan was

dev eloped, the beginnings of which began to be implemented. The Engagement Tas kforce wrapped up in

February 2020. Their final work included a deep dive into the dra7 Master Plan and providing input and

comments on it. The inten1 on at that 1me was to trans i1on that group to an Equity Development

Scorecard Tas kfor ce, which would be facilitated by the Alliance for Metropolitan Stability, focused on

dev eloping the Equity Scorecard.

Technical review of the dra7 Mas ter Plan also began in early 2020. This included a traffic study,

dev elopment of a stor mwater plan, and a financial feas ibility analysis.

W hen the pandemic hit in March, the engagement strategy was significantly affected. I t was not pos sible to

mov e forw ard with that phase of the work. While the technical studies con1 nued, the decis ion was made to

hold off on any community engagement ac1v i1es , es sen1 ally pausing the proj ect for the 1me being. W hile

the original inten1on had been to complete the mas ter planning work by mid- summer, it became clear that

this was no longer pos sible. The 1meline for comple1ng the work has been extended and now a final dra7

is an1 cipated by the end of April. 

Opportunity Site M aster Plan Update and Next Steps

Community Engagement

Staff has been in con1nued communica1on with the community- bas ed organiza1ons that were involved

with the Engagement Tas kforce. The intent has been to determine what a community engagement strategy

might look like moving forward and when the appropr iate 1me to ini1 ate it would be.



The engagement plan has been developed in par tner ship with these organiz a1ons and overall has not

changed a significant degr ee from before the pandemic, though the engagement techniques will be alter ed.

The plan involves con1nued engagement around the dra7 Master Plan, with a focus on dev eloping and

deliv ering a cus tomiz ed Equity Development Scorecar d and a Community Benefits Document. Both of thes e

documents will be incorporated into the final Mas ter P lan and will be par t of the implementa1on strategy of

the Master Plan.

The Community Benefits Document will iden1fy in one table all of the community benefits that are des ired

as part of the ov erall development of the O pportunity S ite area. Know ing that no one proj ect can deliver all

of the des ired community benefits , the inten1on is to iden1fy what the community wants through the

project as a whole in the Mas ter Plan, then have each individual development enter into something like a

Community Benefits Agreement that iden1 fies how it is contribu1ng to the overall mas ter plan goals.  This

will build trans parency into the proces s that will be sustained over 1me.

In order to complete thes e documents , staff intends to enter into a contract with Brookly n Bridge Alliance

for Youth to facilitate the proces s . They will gather together community- bas ed organiza1ons, many of

whom the City is wor king with or has worked with in the past, to lead the work , along side community

youth and the Planning Commis sion. The Planning Commission will play a cr i1cal role in the implementa1 on

of the Equity Scorecar d and so will need to be involved in its dev elopment. The City, in turn, will enter into

individual engagement contracts with each community - based organiza1on as needed for the engagement

work to develop the Scorecard. The details of this proj ect are being developed by Brookly n Bridge Alliance

for Youth and will be pres ented at the January 4 work session. 

In addi1on to Brookly n Br idge Alliance' s work, the consultant team intends to gather addi1onal input from

the community on the dra7 Mas ter Plan. Ther e are various approaches to engagement, each with its ow n

benefit and cos t. In addi1 on, with a document as compr ehens ive as the Master Plan, it will be necessar y to

iden1 fy specific pr iority areas to focus community input on in order to maximize the effec1v enes s of the

engagement. At the January 4 work session, Staff and the consultant team will pres ent more detail on what

the scope and scale of community engagement could be going forward. Staff would like direc1on from the

City Council on what approach to community engagement is preferred for this project.  

Technical Analy sis

The traffic study and stormwater plan are largely completed. Staff has met with the consultant teams to

review the analys is and dis cus s next steps . The traffic study will now be sent to Hennepin County and

MnD OT for review and comment. The stormw ater plan was prepared in partners hip with the Shingle Creek

Waters hed D istr ict and an implementa1 on strategy is now being developed.

Housing Study

The City has enter ed into a contract with Res earch in Ac1on and CURA to complete a city -wide housing

study. Part of the scope of work includes early analys is that would inform the affordable housing

implementa1on strategy for the Mas ter Plan. That wor k has begun and will be included in the final Mas ter

Plan. Staff has provided research ques 1ons to CURA to guide their work over the next few months as it

relates to the Opportunity Site Master Plan. 

Land Use

In light of the pandemic and other events of the pas t year, staff is evalua1ng the land use within the dra7

Mas ter Plan to ens ure that it not only suppor ts the mos t vibrant and dynamic redev elopment on the site,

but also supports and enhances the community as a whole. The concept of a significant, regional amenity



that would driv e people to the site and create a unique facility that benefits the community is s1 ll included in

the dra7 Master Plan. Specifically, the concept of a regional outdoor adventur e park that included year-

round phys ical ac1 vity and entertainment opportuni1 es has been part of the planning and feasibility

proces s . While ini1 al analy sis on such a use has been pos i1ve, the reality is that geHng such a large- scale

endeavor completed would be a complex task and a heavy li7 for the city.

More recently, staff has begun to explore if there are other land uses that might offer benefit to the site and

city as a whole, ev en if they do not provide the regional aIrac1 on the adv entur e park might offer. Focus ing

on building out res ilient tax base and jobs may also provide long las1ng community benefits . Light indus trial

and manufactur ing us es are booming in the cur rent economy, and the demand for sites closer into the

urban core is very high. Places like Northern Stack s in Fridley have show n that 21sturban indus trial sites

look very different from the busines s parks of the 1990s, and can create their own mixed- use neighbor hood

feel. The form of thes e places is just as impor tant as their func1on, and strong urban design that integrates

res iden1 al and indus trial together has the poten1 al to create unique places that serve the community.

At the same 1me, the intr oduc1on of indus trial land uses to the site, would need to prov ide not only an

economic driver to the dev elopment, but als o aIempt to create vibrancy and place as well. Industrial land

use benefits include jobs and tax base, but if done well, can also provide envir onmental benefits that assist

the development with mee1ng its sus tainability goals through roof top solar and green roofs . O ther

community benefits such as local hiring and set as ides for local busines ses are pos sible.

Cuningham Group has dev eloped a several documents that aIempt to des cribe what a mixed- use

hous ing /indus trial site might look like, and what some of the community benefits to such a development

might be. Thes e are aIached. Staff has begun mee1 ng with several indus trial developers to discus s the

concept and gauge the market interest in such a development mix, and the addi1onal community benefits

that the City would likely ask for if such a us e were to mov e forw ard. 

There are many pros and cons to any land us e scenar io. There is no one per fect ans wer, but the goal will be

to iden1 fy a path forward that most closely aligns with the goals of the development and the community. 

Next Steps

Staff will con1 nue to gather informa1on and refine the Master Plan. The community input and

dev elopment of the Equity Development Scorecar d and Community Benefits Document will be

incorporated into the final Master Plan as it is completed, as will the technical studies and hous ing analys is .

Informa1on from the financial feasibility analy sis of the adventure park, traffic study, and informa1 on

gathered from indus trial dev elopers about the market feas ibility of industrial will be gathered together. S taff

intends to engage the City Council in this discus sion, to iden1fy the bes t futur e land use strategy for the site.

All of this infor ma1on will be dis 1lled into a final Mas ter P lan that is an1cipated to be in final dra7 form by

the end of April. This will allow 1me for public comments and final review before it would go to the City

Council for cons idera1on in June. 

The final Mas ter Plan will des cribe an overall vis ion for the site, along with the values and guiding principles

that will guide future dev elopment. I t will include development goals and community benefit goals. I t will

include housing goals . I t will include implementa1on tools such as the Equity Development Scorecard and

Community Benefits Document, along with a regulatory strategy for how the dev elopment can occur. I t will

also by a dynamic document that change over 1me, recogniz ing that the site is very likely look tow ards a 15



to 20 year build- out hor izon which will bring mar ket changes and altered community needs as 1me goes on.

As a result the plan will need to be revis ited regularly to ensure it con1nues to serve the community.  

Alatus Development Project Update and Next Steps

Alatus' ini1al dev elopment phas e is not a topic for the January 4 City Council work session. Staff is working

with Alatus and NEO O Partners on a feas ibility study for the retail incubator por 1on of the project, and a

full project update will be provided to the City Council once that work is completed, which is an1 cipated in

February.

However, staff has prov ided a brief update here. The ini1al dev elopment concept for the site has shi7ed

over the last two year s from a mul1- family apar tment with no addi1 onal commer cial uses , to a very large,

mul1 -phased project with two hous ing dev elopments , mov ie theater, and commer cial; back to something

much closer to the original concept. The pandemic has had an effect on the mar ket, par1cularly

commercial/ retail dev elopment. As a result the movie theater and much of the retail has been eliminated

from the development concept.

Alatus is now an1 cipa1 ng a three phas e ini1al dev elopment propos al on three new blocks in the southw est

corner of the Oppor tunity Site. Building 1 would be an approximately 300- unit mul1- family dev elopment

with approximately 14, 000 square feet public market/ entrepreneurial incubator and maker space, along

with outdoor plaza and gathering space that will serve the public market and incubator. Building 2 would be

an approximately 230 -unit mul1 family building with ground floor commercial space. This building is

currently planned to be mixed- income with a per centage of units at varying affor dability levels. Building 3

would be an approximately 120- unit building that is curr ently planned to be 100 % affordable u1 liz ing Low

Income Hous ing Tax Credits to finance. This proj ect is s1ll very much in preliminary dev elopment and

subject to change befor e they are submiIed for city rev iew and approval. 

While the developer would deliv er the phys ical buildings and spaces in the proj ect, the City is working on

the feasibility and oper a1 ons of the public market and maker space itself.

The concept for a public market/ incubator came directly from input that the community and local busines s

owners provided. During engagement, one of the things heard mos t frequently from small busines s owners

and local entrepreneur s is about the need for stable and affordable commercial space. Market analys is

confirms this need. Further, when community member s hav e expres sed what they want dev elopment to

look like on the opportunity site, again and again they talked about wan1ng the dev elopment to have local

bus inesses , wan1 ng the bus inesses to repr esent the div ers ity of the community, wan1 ng the places and

spaces to “ feel” like Brookly n Center. During discus sions many people would make reference to Midtow n

Global Market as an example of the authen1 city they were describing.

From this input, dev elopment goals were incor porated into the mas ter plan to create graduated

entrepreneur ial spaces . Similar to life-cycle hous ing, this would create spaces for bus ines ses to thrive from

their very beginnings and as they grow. Implementa1 on strategies in the plan als o iden1fy financing

mechanisms to make the spaces affordable. 

An entrepreneur ial mar ket or incubator imbedded within an early development on the site can also become

a feeder as futur e development phases occur ; bus ines ses can grow out of it and into their own spaces if

they wish, crea1 ng an en1 re local busines s dis tr ict. 

W hile many people think of the Midtow n Global Market is a local example of a public market, there are

doz ens of examples throughout the Countr y, and each modeled a bit differ ently. The task with this public



market will be to work with local busines ses and the community to determine not only what model will

ensure the succes s of Brookly n Center ’s local bus ines ses, but also what will be a succes s within the context

of our region. In order to bring a project like this together, staff has put together a dev elopment team

compris ed of individuals with a diverse and mul1- faceted skill set.

Juxtapos i1on Arts and Cuningham Group are work ing with Alatus ’ architect BKV to des ign the physical and

outdoor spaces . Juxtapos i1on is leading the community engagement for this por1on of the project and is

tasked with progr amming the phys ical elements of the public spaces around the public market. I t is

an1 cipated that thes e public spaces and plaz as will serve the indoor public mar ket/ incubator with

community gather ing space, entertainment, public ar t, play, and outdoor pop- up market space. To begin to

dialogue about this , Juxtapos i1on Arts worked with local youth to des ign and ins tall a pop-up sculpture on

the site. Each tree is a different ques1 on and people can write their ans wers on ribbons and 1e them to the

trees. They are also dis tribu1ng an online survey and held a community dialogue on Saturday, October 24 .  

ACER and NEO O Par tner s are working together on the visioning, purpos e and branding for the market.

They are also comple1 ng a feas ibility study, opera1ng proforma, and opera1ons / management model.

ACER is leading the community engagement for this por 1on of the work.

ND C, which ow ns and operates the Midtow n Global Market, has als o been retained as a consultant to lend

their exper1s e in the des ign and layout as well as oper a1ons and management.

This work will be incorpor ated into the plans for the overall development as Alatus con1 nues their due

diligence. Alatus has nego1 ated a term sheet for financing of the development. This has allow ed them to

mov e forw ard with site planning. They have also ini1ated an Environmental Assessment Works heet (EAW )

proces s . This is an envir onmental review of the project that takes 4-6 months to complete.  A formal

applica1on for land us e approv als is an1cipated follow ing the comple1on of the EAW. 

Policy Discus sion

Staff will pres ent an update on the Opportunity Mas ter P lan work. Specifically, S taff is seeking direc1on on

two primary policy ques 1ons related to the mas ter planning work: 

1 ) What community engagement approach is the City Council comfortable with moving forward for the

Mas ter Plan? What elements of the Mas ter Plan are most cri1cal for community to inform? 

2 ) What is the appropr iate land use approach for the Opportunity Site? Of the two significant land uses

being contemplated for the site; outdoor regional recr ea1on vers us a jobs / tax bas e land us e, which would

the Council like to see staff focus on? 

Strate gic Priori" es and Values:

Targeted Redevelopment

ATTA CHM EN TS :

Descrip1on Upload Date Type

Urban indus tr ial 12/ 31/ 2020 Backup Material














