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INTRODUCTION
Alatus LLC in partnership with the City of Brooklyn Center enlisted Twin Cities LISC’s 
Corridor Development Initiative (CDI) to facilitate a series of community workshops 
from March to May, 2019 to identify development guidelines for the Brookdale Ford/
Brookdale Square redevelopment site.  The development guidelines were presented to the 
Brooklyn Center City Council on June 10, 2019 for their consideration.

The Corridor Development Initiative offers an opportunity for the community to help 
guide future development rather than simply react to specific development proposals.  
Alatus and the City of Brooklyn Center identified the CDI process as a way to engage 
residents and local businesses to identify what would benefit the community.  With the 
potential of new investment, what would the community like to see happen?  

COMMUNITY RECOMMENDATIONS
Four guiding principles emerged from the community workshops that reinforce a sense of 
community pride in Brooklyn Center:

•	Embrace the growing diversity of the community
•	Produce places that bring the community together
•	Create a vibrant and distinctive destination for the community and the region
•	Consider sustainability in the design of the development (Emergy)

These principles must be incorporated into strategies for economic vitality, housing, and 
public spaces and connections.  (See Attachment A: Development Guidelines for details 
on these three investment areas.)
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OVERVIEW: BROOKDALE FORD/BROOKDALE SQUARE SITE
The former Brookdale Ford and Brookdale Square sites at Bass Lake Road and Shingle Creek are two key 
properties within a larger 81-acre area known as the Opportunity Site. This area has long been a key opportunity 
for the City of Brooklyn Center.  The size of the site, central location, and easy freeway and trail access offers 
great potential in two important ways:

1.)	To create a downtown center and signature destination that offers green space, is well maintained, and 
has appropriate amenities that will drive our future economic growth, and

2.)	Serves the entire community that calls Brooklyn Center home, which is diverse, evolving, and 
entrepreneurial.

Previous studies and assessments (2002 Calthorpe Study, 2006 Damon Farber Associates’ Master Plan, and 
the 2030 Comprehensive Plan Update) all point to the great potential of the site as a mixed use, walkable town 
center.  Yet the vision has not been realized due to the fiscal challenges of site assembly and struggling market 
conditions during the Great Recession.  In response, the City of Brooklyn Center’s Economic Development 
Authority (EDA) began proactively acquiring property within the Opportunity Site in 2008. This includes the 
former Brookdale Ford site and former Brookdale Square site, as well as two other smaller parcels. In total the 
EDA has acquired approximately 35 acres of the total redevelopment area. In April 2018 the EDA entered into 
an agreement with Alatus, LLC to master develop the site.  

As master developer for the Brookdale sites, Alatus is committed to building elements that will benefit the 
community.  To achieve that goal they have partnered with the City of Brooklyn Center and LISC’s Corridor 
Development Initiative to listen to and engage the community through a series of public workshops.  These 
recommendations will inform Alatus and the City of Brooklyn Center as they refine their concepts for the site.  
The input gathered will also inform other development sites throughout the City of Brooklyn Center as they 
unfold.  

In addition, the City is working with consultants Bolton & Menk, Cuningham Group, and KimbleCo to update 
the 2006 Master Plan and complete an implementation strategy in cooperation with Alatus. 
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DESCRIPTION OF THE REDEVELOPMENT SITE:
The larger Opportunity Site Study Area - approx. 81 acres – is located north of Bass Lake Road, east of Shingle 
Creek Parkway, south of Summit Drive and west of State Highway 100.  Within the larger site lies the 35 acre 
city-owned redevelopment site, currently assigned to Alatus LLC who will serve as Master Developer, bordered 
by Shingle Creek Parkway, Bass Lake Road, and John Martin Drive.  The City’s vision for the site is to be an 
inviting, attractive, walkable, mixed use and vibrant downtown which:

•	Provides for a variety of housing types to assist with the diversifying the City’s housing stock,
•	Produces places for people to gather together and recreate, 
•	Leverages nearby amenities,
•	Allows local businesses to thrive, and 
•	Benefits existing and future residents

Alatus is excited about the potential of the redevelopment site, and intends to make it a distinctive and loved 
location.  With multiple job opportunities in the area, new housing options will allow people to live near their 
jobs.  Who would have imagined that Topgolf would be the success that it is?  But it would benefit from a 
walkable area that is connected and vibrant.  Housing will likely be the driver of the development, and will 
include smaller retail spaces for local businesses – a great way to support emerging entrepreneurs from the 
community’s diverse cultural backgrounds.  Alatus is working closely with the City, Hennepin County, Three 
Rivers Park, Metro Transit, MnDOT, and the Metropolitan Council to deliver on what the community wants.  
Their objective is to leave a legacy for the community.
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DEMOGRAPHIC UPDATE: 
WHO IS BROOKLYN CENTER TODAY?
Highlights of current Brooklyn Center demographic, economic, and housing stats 
include:

•	 Nearly 60% of Brooklyn Center residents are people of color or non-white
•	 Unlike the broader metro region, which is aging, Brooklyn Center’s 

population grew younger between 2000 and 2010 (Median age is 32.8), and 
40% of the households have children

•	 Brooklyn Center’s median household income was $44,855 in 2015  
•	 Brooklyn Center residents use transit at higher rates, and over 19% of 

residents are below the poverty level ($24,563 for a family of four in 2016)
•	 21% of residents were born outside of the United States (highest percentage 

of foreign born residents in the Metro Area)
•	 Of the 11,603 housing units in Brooklyn Center, 37% are rental units (single 

family and multifamily residential) 
•	 71% of housing units are single-family, and 29% are multifamily (most of 

which was constructed in the 60s and 70s)
•	 2019 median home values for Brooklyn Center are $198,000 
•	 Average monthly rent in Brooklyn Center is $981 (2017)
•	 93% of housing units are considered affordable, largely due to their age 

and condition.  Only 5% of housing is publicly subsidized for long-term 
affordability

•	 Housing stock is fairly homogenous which results in lack of choice (e.g. most 
are less than 1,500 SF)

•	 The Metropolitan Council projects a demand of 2,258 new housing units in 
Brooklyn Center by 2040.
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OVERVIEW OF THE CORRIDOR 
DEVELOPMENT INITIATIVE PROCESS:
The Corridor Development Initiative consisted of 
four community workshops held at the Brookdale 
Library.  Over 150 community members attended the 
workshops, aimed at gathering input on community 
values and concerns, and assessing likely development 
scenarios that could meet those values.  Attendance 
increased over the four sessions, due to a continued 
push by city staff and officials to recruit broad 
participation from the diverse community. The process 
involved a technical team composed of Alatus staff, 

a facilitator, designers, and city staff to inform and support participants as they explored ideas.  Participants 
considered a range of development options for the 35 acre site, and identified ways that redevelopment 
could enhance the area for future and current residents and businesses.  The purpose of the CDI process is to 
identify guidelines or objectives for redevelopment that will advance community goals and respond to market 
forces. 

ALATUS/BROOKLYN CENTER CDI ADVISORY GROUP
An advisory group provided guidance for the CDI process, forming outreach strategies, and supporting 
the design and content of the community workshops.  Thank you to the Advisory Group members, who 
contributed greatly to the processes’ success:

Advisory Group Members:
•	Mark Allen, Allen Property
•	Andrew Dresdner, Cuningham Group
•	Haila Maze, Bolton-Menk 
•	Ashley Bisner, Alatus
•	Barbara Raye, CDI facilitator
•	Gretchen Nicholls, CDI coordinator

City representatives:
•	Meg Beekman, Community Development Director
•	Reggie Edwards, Deputy City Manager 
•	Ginny McIntosh, City Planning and Zoning Administrator
•	Brett Angell, Business and Workforce Development
•	Angel Smith, Communications and Community Engagement Manager

 
The Corridor Development Initiative 
pulls citizens out of the reactionary 
role that they play in community 
development decisions, and 
into a proactive role where they 
play an active part in directing 
development for their community.  It 
models a new way to engage cities 
and communities by raising the level 
of dialogue around redevelopment 
issues, and setting the stage for 
future development.
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It was recognized through the CDI process that more was needed to provide better 
outreach to communities of color.  Organizations such as African Career and Education 
Resources (ACER), CAPI USA, Organization of Liberians in Minnesota (OLM) and the 
Liberian Business Association in the Diaspora would be valuable partners for that work.  
However, more work was needed in advance to establish meaningful relationships with 
those critical partners.  

Upon reflection, it would have been preferable to initiate relationships with key 
community partners in advance, giving them the ability to co-create, inform, design, and 
shape the engagement process.  Some suggestions for improving in this area would be:

•	Work with key community partners in the initial stages to help shape the 
engagement process.

•	Clearly define roles and responsibilities through a memorandum of agreement, 
to create mutual accountability.

•	Recognize the resources and capacities required for effective community 
outreach, which may result in the City providing financial supports (e.g. 
grants or fee-for-service agreements) to community partners.  For example, an 
outreach agreement with Stella Sola resulted in translation services and higher 
participation from members of the Latino community. 

Strategic community outreach is needed to ensure that diverse stakeholders are able to 
participate.  Building on existing social networks (e.g. churches, associations, etc.) and 
trusted community partners is a key way to mobilize people to participate.  Face to face 
relationships go much further than press releases.  Finally, people are more willing to 
show up if they know their input will matter.  
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COMMUNITY OUTREACH
A variety of methods were used to notify the community about the Alatus/Brooklyn 
Center CDI community workshops.  Information about the community workshops was 
distributed through:

•	Postcard mailings
•	Fliers, posters, and email notices
•	Facebook and other social media outlets
•	The City of Brooklyn Center web site
•	Individual outreach/word of mouth
•	Outreach to civic and community organizations

Child care and translation services were available upon request to limit obstacles for 
participation.  Food and beverages were also provided.  All participants that signed in for 
any of the workshops were notified in advance about upcoming sessions by email.

City staff did extensive outreach to recruit participation, and Alatus staff also reached out 
to their networks to encourage people to attend.  

Workshop I: Gather Information
Wednesday, March 20, 2019;  6:30- 8:30 pm

Workshop II: Development Opportunities – 
The Block Exercise

Wednesday, April 3, 2019;  6:30- 8:30 pm

Workshop III: Developer Discussion
Wednesday, April 17, 2019;  6:30- 8:30 pm

Workshop IV: Framing Recommendations 
Wednesday, May 1, 2019;  6:30- 8:30 pm

MARK YOUR CALENDARS! 
We encourage you to attend all four events

All events are free and open to the public

Childcare will be provided by request 
only.  Please RSVP to Gretchen Nicholls 
at 651-265-2280 one week in advance 
of each workshop if you would like to 
request childcare.

The City of Brooklyn Center has 
partnered with developer Alatus 
to redevelop the old Brookdale 
Ford and Brookdale Square site at 
Bass Lake Road and Shingle Creek 
Parkway. You are invited to an 
exciting conversation to help guide 
the redevelopment. How can this 
investment benefit the community? 
Come explore what’s possible for 
this important opportunity.

     
w w w . c i . b r o o k l y n - c e n t e r . m n . u s 

h t t p : / / b i t . l y / L I S C _ C D I

For more information, contact:
Ashley Bisner, Alatus Development Analyst/Associate at (612) 455-0706 or albisner@alatusllc.com 

Meg Beekman, City of Brooklyn Center at 763-569-3305 or mbeekman@ci.brooklyn-center.mn.us
Gretchen Nicholls, Twin Cities LISC at (651)265-2280 or gnicholls@lisc.org

The Corridor Development Initiative 
is a program of Twin Cities LISC

All meetings held at: 
BROOKDALE LIBRARY

6125 Shingle Creek Pkwy, Brooklyn Center, MN 55430

~ A light meal will be provided at each workshop ~

Above: Save the Date postcard that was mailed to residents.
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CDI TECHNICAL TEAM
The LISC CDI technical team supported Alatus staff for the four community workshops.  
The CDI team includes:

•	 Barbara Raye, Center for Policy Planning and Performance (facilitator and 
evaluator)

•	 Katie Thering, (block exercise advisor)
•	 Miranda Walker, Aeon (financial analysis for the block exercise)
•	 Gretchen Nicholls, Twin Cities LISC (CDI Coordinator)

Alatus staff led the block exercise (workshop 2), providing table facilitation.

The series of CDI community workshops were held at the Brookdale Library.  They 
included:

WORKSHOP I: GATHERING INFORMATION  
Wednesday, March 20, 2019

Presentations were provided by: 

•	Meg Beekman (City of Brooklyn Center) to provide an overview of the site, 
•	Bob Lux (Alatus) to share their development expertise and examples of 
previous projects, and 

•	Andrew Dresdner (Cuningham Group) to orient participants on how to think 
about site planning.  

Participants were asked to respond to four questions:

1.) What makes the Brookdale Ford/Brookdale Square site interesting or unique?

Themes: Regional access and central location, local amenities and adjacent uses such 
as parks and Shingle Creek, the potential of the site given its scale and acreage, the 
significance of the site for the city’s economic development future, the opportunity to 
create new housing, and the diversity of the community which includes lots of youth and 
young families.

2.) What could be accomplished through development that would improve or enhance 
the area for the whole community?

Themes: Economic benefits such as jobs with living wages, small business incubators, 
gathering places and a new downtown for Brooklyn Center, quality housing (market 
rate, seniors, rental and ownership), bring in more residents and pride in the community, 
strengthen connections with trails and adjacent areas, and provide unique destinations.  
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3.) What concerns for the area do you have as future development occurs?

Themes: How schools will be impacted, parking and traffic flow, safety and reducing 
crime, that the city won’t be “forward thinking enough”, the development process will 
be slow and piece-meal, environmental concerns, encouraged more economical and 
sustainable development, lack of diversity in design, and whether there is any further 
demand for multi-family market rate housing.  

4.) Are there specific types of uses that these sites could accommodate (e.g. housing, 
retail or commercial uses, public spaces, community destination, community pride, 
etc.)?

Themes: Mixed-use commercial spaces with retail and entertainment options, 
quality housing, a city center, connectivity, restaurants, theater, regional destination 
entertainment, grocery store, a global market to support cultural businesses, a brewery/
distillery, diverse types of housing including townhomes, and civic or public elements 
such as a “Centennial Lakes type” waterway, pedestrian retail areas, possible City Hall 
and public spaces, a community center, farmers market, and sports fields.  

WORKSHOP II: DEVELOPMENT OPPORTUNITIES - BLOCK EXERCISE
Wednesday, April 3, 2019

Participants worked at three tables to explore different development scenarios for parts of 
the larger site.  The scenarios were presented to the large group, and everyone discussed 
what they learned through the exercise.  Participants did a good job of identifying 
scenarios that were financially feasible.
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WORKSHOP III: PANEL DISCUSSION
Wednesday, April 17, 2019

Panelists include:
•	Bob Lux, Alatus LLC
•	Lukas Van Sistine, ESG
•	Michael Byrd, WNC & Associates
•	Emma Kasiga, African Development Center (ADC)
•	Edward Engler, Upland Real Estate Group, Inc.

Panelists, representing a mix of expertise including development, design, finance, and 
small business assistance responded to questions from the community about what’s 
possible for the opportunity site.  Alatus wants to leave a legacy for the community and 
was grateful for the opportunity to hear what people would like to see.  Housing will 
likely be the driver of the development, and will include smaller retail spaces (not big 
box retail).  The goal is to make it a very walkable area with connections to trails and 
surrounding amenities.  Interest was also expressed for a community or cultural center to 
serve as a resource for the community.  Other ideas were around entertainment and local 
food (grocery stores and restaurants).  Connecting jobs and housing given the number 
of employers in the area.  Guarding against gentrification by supporting small local 
businesses and creating housing options for all incomes was another theme that came 
out of the discussion.  Businesses will need customers, and more housing will increase 
economic vitality.  For a full overview of the Panel Discussion, see attachment F.      

WORKSHOP IV: FRAMING RECOMMENDATIONS
Wednesday, May 1, 2019

Draft development guidelines were reviewed and edited by participants to reach 
consensus for the final recommendations (Attachment A).  
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COMMUNITY PARTICIPATION
The four community workshops were well attended, with participation increasing over 
the course of the series.  Participants were largely residents and business owners from the 
immediate and surrounding area.  City officials, city staff, Alatus staff, and other project 
consultants also attended.  Over 50% of attendees participated in 2 or more of the four 
workshops.  A detailed list of attendees is provided in Attachment G.  

Spanish translation services were provided for workshops 3 and 4, and Hmong 
translation services were available for workshop 4.  The draft recommendations that were 
discussed at workshop 4 were available in Spanish and English.  

EVALUATION SUMMARY OF THE CDI PROCESS
The process had four-sessions with different formats to engage people in different ways. 
Feedback forms were provided at the end of each of the four sessions. Not all participants 
completed an evaluation form and not all those that did return a form answered all of the 
questions. A total of 83 evaluation forms were submitted over the 4-session series. 

A.	Overall people were satisfied to very satisfied (26 responses satisfied and very 
satisfied; 1 response somewhat dissatisfied) with the overall project and felt that 
each session was either excellent or good in meeting its goals. The only area 
participants thought the process did not fully meet its goals was in “gaining 
information on the specific options developers were considering for the site” and 
“how to promote the vision of the city with developers. Each of these received two 
votes of “fair” but all other responses were “excellent” and “good.”

Fifty-four of 54 respondents indicated they would recommend the process to other cities. 
They also supported the final recommendations with a vote of 24 of 26 saying “yes” and 
2 responses indicating some support or support with caveats. 

B.	 Questions were also asked to assess what participants saw as helpful/working well, 
and what could be improved.

For things that worked well, people mentioned:
•	 Respectful process
•	 Open communication
•	 Engagement and input from community
•	 Small groups/table discussions
•	 Energy and creativeness
•	 Format
•	 Expertise of presenters
•	 Working together
•	 Good use and organization of time
•	 Including youth and Spanish interpreter 



Alatus: Brookdale Ford/Brookdale Square Site	                          		             Summary Report & Final Recommendations12

For things that could be improved, people mentioned:
•	 Longer Q&A; more time
•	 Broader promotion and more people attending
•	 More people and more ideas
•	 More reality checks for some people
•	 Limit time for some people to speak
•	 Larger space (Note: The room for the first meeting was hot and crowded. A second 

space was opened during the second and subsequent sessions.)

C.	 People were also asked what they gained (if anything) from the process. They 
reported the following:

•	Better understanding of the grand process and future opportunities
•	New information, ideas, understanding, relationships
•	Ideas about possibilities
•	Networking – neighboring relations
•	Lots of opinion exist in what our community is and needs; many ideas
•	Way more informed about the much work that goes into the relationship building 
between the developer and city residents and some of the many layers of this 
process

•	Better understanding the development process
•	A new outlook
•	Understanding other people’s points of view/Diversity of opinion
•	Insight and understanding
•	New information, a civic sense of pride, connection to developers who are in my 
area

•	Input, ideas of what goes into planning and what may happen

D.	There was space on each form for additional comments. Sample comments included:
•	Yeah! ☺, Terrific, great, thank you.
•	When you “final report” things and if things get dropped from the list (due to 
ROI $$$) please proved as much “here’s why” explanation as possible some go 
“oh yeah, that makes sense!”

•	Thank you for creating this opportunity to be part of the process 
•	Great job! That was interesting – privilege to native speakers and the guide to 
speak.

•	Great opportunity to be involved in the future of BC!
•	Thanks to everyone who made it possible.
•	Don’t mind the complaints about are we here to “edit” the document. Yes, we 
are, according to the community input. It’s not magic that builds buildings.

•	Facilitation was good. Stayed on task and ended on time!
•	The ideas within and group read out was great and very energizing. 
•	What I am hearing is we need affordable homes and a little better quality, 
appearance housing. Having upscale living next to midscale or lower income all 
mixed together is right on target.

•	Good input, hope everyone is listening: entertainment housing mix all levels, 
destinations and community develop opportunities, vision, dine-in options.

•	Great panel. Glad you included EMMA/African Development Corp!
•	The food was amazing
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CONCLUSION
The Corridor Development Initiative submits the attached Development Guideline 
recommendations to the Brooklyn Center Council and Planning Commission for your 
consideration regarding the Brookdale Ford/Brookdale Square redevelopment site, and 
other development sites throughout the City of Brooklyn Center as they unfold.

ATTACHMENTS
A.	Alatus/Brooklyn Center CDI Development Guidelines
B.	 Map of the study area 
C.	 Workshop I presentations (City of Brooklyn Center, Alatus, and Cuningham 

Group)
D.	Small Group Discussion Notes (Workshop I)
E.	 Block Exercise Summary Sheets (Workshop II)
F.	 Panel Discussion Meeting Notes (Workshop III)
G.	Attendance list for the Alatus/Brooklyn Center CDI workshops 
H.	Announcement/publicity flyer for the Alatus/Brooklyn Center CDI workshops



Alatus: Brookdale Ford/Brookdale Square Site	                          		             Summary Report & Final Recommendations14

ATTACHMENT A. ALATUS/BROOKLYN CENTER CDI DEVELOPMENT GUIDELINES
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ATTACHMENT B. MAP OF THE STUDY AREA
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ATTACHMENT C. WORKSHOP I PRESENTATIONS (CITY OF BROOKLYN CENTER, 
ALATUS, AND CUNINGHAM GROUP)
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ATTACHMENT D. SMALL GROUP DISCUSSION NOTES (WORKSHOP 1)
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ATTACHMENT E. BLOCK EXERCISE SUMMARY SHEETS (WORKSHOP II)
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ATTACHMENT F. PANEL DISCUSSION MEETING NOTES (WORKSHOP III)
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ATTACHMENT G. ATTENDANCE LIST FOR THE ALATUS/BROOKLYN CENTER 
CDI WORKSHOPS 
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ATTACHMENT H.  ANNOUNCEMENT / PUBLICITY FLYER FOR THE 
ALATUS/BROOKLYN CENTER CDI WORKSHOPS

The City of Brooklyn Center has partnered with 
developer Alatus to redevelop the old Brookdale 
Ford and Brookdale Square site at Bass Lake 
Road and Shingle Creek Parkway. You are invited 
to an exciting conversation to help guide the 
redevelopment. How can this investment benefit 
the community? Come explore what’s possible for 
this important opportunity.

MARK YOUR CALENDARS!

FOR MORE INFORMATION, CONTACT:
Ashley Bisner, Alatus Development Analyst/Associate at (612) 455-0706 or albisner@alatusllc.com
Meg Beekman, City of Brooklyn Center at 763-569-3305 or mbeekman@ci.brooklyn-center.mn.us

Gretchen Nicholls at (651) 265-2280 or gnicholls@lisc.org

WWW.CI.BROOKLYN-CENTER.MN.US 
HTTP://BIT.LY/LISC_CDI

Sponsored by:

Alatus LLC & City of Brooklyn Center

 We encourage participants to attend all four events. All events are free and open to the public and will be held at: 

BROOKDALE LIBRARY
6125 Shingle Creek Pkwy, Brooklyn Center, MN 55430

Childcare will be provided by request only.  Please RSVP to Gretchen Nicholls at 651-265-2280 one week in advance of each workshop if 
you would like to request childcare.

The Corridor Development Initiative is a 
program of Twin Cities LISC

Join us in guiding the future redevelopment of the 
OLD BROOKDALE FORD AND BROOKDALE SQUARE SITE

WORKSHOP

1 GATHER INFORMATION
Wednesday, March 20, 2019
6:30 – 8:30 pm

What is important and unique about the old 
Brookdale Ford/Brookdale Square site?  What are 
the concerns about future development, and what 
can be achieved?

WORKSHOP

2 DEVELOPMENT OPPORTUNITIES:
THE BLOCK EXERCISE
Wednesday, April 3, 2019; 6:30 – 8:30 pm

Join your neighbors in an interactive workshop to 
create development scenarios for the old Brookdale 
Ford/Brookdale Square site.  Alatus designers 
and developers will be on hand to share ideas and 
insights.

WORKSHOP

3 DEVELOPER DISCUSSION
Wednesday, April 17, 2019
6:30 – 8:30 pm

Explore the opportunities and challenges of the 
redevelopment site with Alatus representatives, and 
ways the investment could benefit the community.

WORKSHOP

4 FRAMING RECOMMENDATIONS 
Wednesday, May 1, 2019
6:30 – 8:30 pm

Contribute to the creation of development 
recommendations for the old Brookdale Ford/
Brookdale Square site, which will be submitted to 
the Brooklyn Center City Council and Planning 
Commission.

~ A light meal will be provided at each workshop ~

SH
IN

G
LE

 C
R

EE
K

PK
W

Y

BASS LAKE RD

HW
Y 1

00


