
 
 
 
 
 

 
Economic Development Authority 

Brooklyn Park Council Chambers 
5200 85th Avenue North 

Tuesday, February 22, 2022 
6:00 p.m. 

 
REGULAR EDA MEETING – AGENDA #2 

 
President Lisa Jacobson, Vice President Terry Parks, Treasurer Susan Pha, 

Commissioners Boyd Morson, Wynfred Russell, and Tonja West-Hafner. 
Executive Director Kim Berggren, Assistant Executive Director Jay Stroebel, and Secretary Josephine Thao 

 
Some members of the EDA will participate in the meeting by electronic means pursuant to Minnesota Statutes, Section 
13D.021 rather than in-person at its regular meeting location at City Hall, 5200 85th Avenue North, Brooklyn Park, 
Minnesota. Members of the public can monitor the meeting by watching it on CCX Media Channel 16 or by 
livestreaming it at https://nwsccc-brooklynpark.granicus.com/ViewPublisher.php?view_id=5. 
 
Members of the public who desire to give input or testimony during the meeting may do so by emailing the Executive 
Director, Kim Berggren at Kimberly.Berggren@brooklynpark.org (Subject line: "EDA Testimony") or texting President Lisa 
Jacobson at 763-234-0315. You will be asked to provide your name, address, email address, and phone number. You 
will then be registered to speak during the meeting and will be provided a call-in number to address the EDA. 
 
For reasonable accommodations or alternative formats, please provide a 72-hour notice and contact Josephine Thao 
by calling 763-493-8059 or emailing Josephine.Thao@brooklynpark.org. Para asistencia, 763-493-8059. Yog xav tau 
kev pab, hu 763-493-8059. 
 

 
Our Vision: Brooklyn Park, a thriving community inspiring pride where opportunities exist for all. 

 
Our Brooklyn Park 2025 Goals: 

 
• A united and welcoming community, strengthened by our diversity • Beautiful spaces and quality 
infrastructure make Brooklyn Park a unique destination • A balanced economic environment that 

empowers businesses and people to thrive • People of all ages have what they need to feel healthy and 
safe • Partnerships that increase racial and economic equity empower residents and neighborhoods to 

prosper • Effective and engaging government recognized as a leader 
 

I. ORGANIZATIONAL BUSINESS 
 

1. CALL TO ORDER/ROLL CALL 
 

2. PUBLIC COMMENT AND RESPONSE 
This provides an opportunity for the public to address the EDA on items which are not on the agenda. Public 
Comment will be limited to 15 minutes (if no one is in attendance for Public Comment, the regular meeting 
may begin), and it may not be used to make personal attacks, to air personality grievances, to make political 
endorsements or for political campaign purposes. Commissioners will not enter into a dialogue with 
members of the public. Questions from the EDA will be for clarification only. Public Comment will not be 
used as a time for problem solving or reacting to the comments made but, rather, for hearing from members 
of the community. 

 
2A. RESPONSE TO PRIOR PUBLIC COMMENT 

 
2B. PUBLIC COMMENT 
 

3A. APPROVAL OF AGENDA 
 
 
 

https://nwsccc-brooklynpark.granicus.com/ViewPublisher.php?view_id=5
mailto:Kimberly.Berggren@brooklynpark.org
mailto:Josephine.Thao@brooklynpark.org


3B. PUBLIC PRESENTATIONS 
3B.1 Presentation of Center for Urban and Regional Affairs (CURA) Recommendations 

A. HOUSING PROJECT EXECUTIVE SUMMARY
3B.2 Presentation of Local Initiatives Support Corporation (LISC) Corridor Development Initiative (CDI) 

Process 
A. LOCATION MAP
B. DEVELOPMENT GUIDELINE RECOMMENDATIONS
C. SUMMARY REPORT
D. NEIGHBORHOOD LETTER - FRAMING RECOMMENDATIONS

II. STATUTORY BUSINESS AND/OR POLICY IMPLEMENTATION

4. CONSENT
4.1 Consider Approving the EDA Meeting Minutes 

A. JANUARY 18, 2022 DRAFT MEETING MINUTES

The following items relate to the EDA’s long-range policy-making responsibilities and are handled individually for appropriate 
debate and deliberation. (Those persons wishing to speak to any of the items listed in this section should fill out a speaker’s 
form and give it to the Secretary. Staff will present each item, following in which audience input is invited. Discussion will 
then be closed to the public and directed to the EDA table for action.) 

5. PUBLIC HEARINGS
5.1 Consider Opening Public Hearing on the Sale of Economic Development Authority-Owned Property 

Located at 7621 Brooklyn Boulevard North to Village Creek Reserves LLC for the Development of 
Village Creek Apartments and Setting the Wage and Job Goals for the Non-Housing Portion of the 
Development at Zero and to Continue the Public Hearing to the March 21, 2022 Economic 
Development Authority Meeting 

6. GENERAL ACTION ITEMS
6.1 Consider Approving the Term Sheet between the Brooklyn Park Economic Development Authority 

and Real Estate Equities (REE) for the Development of a Housing Development at 7849 West 
Broadway N 
A. RESOLUTION
B. LOCATION MAP
C. PRELIMINARY TERM SHEET
D. SITE PLAN
E. EHLERS’ TIF ANALYSIS
F. CASE STUDIES OF REE PROJECTS

6.2 Consider Approving the Expenditure of $42,954 for the Removal of Gabion Baskets and Concrete
Walls Along Brooklyn Boulevard and Shingle Creek and Authorize Executive Director to Enter a
Contract with Tambah & Sons to Complete the Work
A. RESOLUTION
B. SCOPE OF WORK
C. PHOTOGRAPHS

6.3 Consider Approving a First Amendment to the Center for Innovation and the Arts Cost Sharing
Agreement with North Hennepin Community College; and an Agreement with Beatrice Adenodi of
Mirror Ink, Inc. for the Center for Innovation and the Arts Project Management Services
A. RESOLUTION - COST SHARING AMENDMENT
B. RESOLUTION - PROJECT MANAGEMENT SERVICES CONTRACT
C. FIRST AMENDMENT TO AGREEMENT
D. PROJECT MANAGEMENT SERVICES CONTRACT
E. BEATRICE ADENODI’S RESUME

III. DISCUSSION – These items will be discussion items, but the EDA may act upon them during the
meeting.

7. DISCUSSION ITEMS
7.1 Status Update 
7.2 Housing Update  
7.3 Home Improvement Loan Programs Update 

A. HOME IMPROVEMENT LOAN PROGRAM GUIDELINES
B. HOMEOWNER PROGRAMS MATRIX



IV. WORK SESSION – The EDA will take a short recess and reconvene for work session items. Work 
session will be recorded but not televised. 
 

8. WORKSESSION 
8.1  Discuss 2022 Housing Priorities 
 A. METRO CITIES’ HOUSING REPORT 
 B. HENNEPIN COUNTY METRO TREND REPORT 
 

V. ADJOURNMENT 
  

Since we do not have time to discuss every point presented, it may seem that decisions are preconceived. However, 
background information is provided for the EDA on each agenda item in advance from City staff; and decisions 
are based on this information and past experiences. Items requiring excessive time may be continued to another 
meeting. 

The Brooklyn Park Economic Development Authority’s Agenda Packet is posted on the City’s website. 
To access the agenda packet, go to www.brooklynpark.org 

The Next Scheduled EDA Meeting is Monday, March 21, 2022. 

http://www.brooklynpark.org/
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MEMORANDUM 
 
DATE:  February 22, 2022 
 
TO:  EDA Commissioners 
  Kim Berggren, Executive Director 
 
FROM: Sarah Abe, Development Project Coordinator 
  Breanne Rothstein, Economic Development and Housing Director 
    
SUBJECT: Housing Stability Study Recommendations from the Center for Urban and 

Regional Affairs 
 

 
 
Overview: 
 
Over the past four years the EDA has increased focus on understanding eviction, improving the 
long-term sustainability of apartment communities, and addressing concerns about quality of life 
for renters. Following a HOME Line quantitative analysis of evictions within Brooklyn Park in 2018, 
the EDA expressed interest in engaging in conversations with those affected by eviction (including 
landlords and tenants). Housing advocates encouraged Brooklyn Park to connect with Dr. Brittney 
Lewis, principal researcher at the Center for Urban and Regional Affairs (CURA) and author of a 
large, qualitative study of evictions in North Minneapolis, who proposed a qualitative research 
project in Brooklyn Park to investigate the issues of eviction, housing stability, and renter quality 
of life. 
 
The study follows up on a number of policy recommendations from the HOME Line report 
including that the City “consider additional research, particularly around informal eviction notices, 
qualitative interviews with affected tenants and landlords, and/or a landlord cost/benefit analysis 
of filing evictions.” The primary goal of the study was to center the experiences of tenants and to 
examine what it is like to live in the large apartment communities in Brooklyn Park, drawing on 
the experiences of renters and property management team members. Researchers accomplished 
this goal by conducting in-depth interviews with 40 participants, 28 residents and 12 property 
management team members, from 12 large apartment complexes in Brooklyn Park. The results 
of these interviews inform the recommendations. 
 
Multiple organizations and community groups including African Career, Education and Resource 
(ACER), Community Emergency Assistance Programs (CEAP), Community Mediation & 
Restorative Services (CMRS), HOME Line, Housing Justice Center, and Hennepin County were 
overall supportive of this research project and provided feedback on the direction of the research 
question. Once the initial framework of the report was established, the questions and scope were 
further guided by an Advisory Council made up of renters, property management, housing 
advocates, and city and county staff. 
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The report, which was commissioned in September 2019, was delayed several times due to 
COVID-19 and is now complete.  Dr. Brittany Lewis (CURA Principal Investigator), Justin Baker 
(CURA Researcher), Marci Exsted (Research in Action Consultant) will be presenting the report 
at the meeting. 

The full report is available at https://www.cura.umn.edu/research/brooklyn-park-housing-project. 

The report recommendations are: 

1. Increase residents’ awareness of and access to community organizations and/or
local housing advocacy groups.

2. Develop a communication plan to engage residents, housing-related
organizations, and property management teams.

3. Assemble a citywide security council of diverse stakeholders to collectively
monitor safety and security needs amongst the city’s larger apartment
communities.

4. Sponsor management workshops through an incentive program.
5. Create a youth fellowship program, directed at safety/security concerns in the

city’s large apartment communities.
6. Expand collaborations to engage at-risk youth/young adults, by collaborating with

existing statewide initiatives and partnering with experienced community
organizations.

7. Enhance support for naturally occurring affordable housing (NOAH) via
monitoring and a tax incentive program.

8. Invest in a Housing-First program and create a social service resource team to
address the homelessness issue.

9. Hold property management teams accountable through a collaborative
monitoring effort.

10. Refine and/or implement an incentive plan to encourage property management
team members to live onsite (becoming “resident property managers”).

Next Steps: 

The report outlines a recommended implementation schedule. Staff anticipate moving forward 
with the implementation outline as recommended by CURA in 2022. Staff will continue to 
coordinate this work across departments using the City’s Apartment Action Plan team, which 
includes staff representatives from Police, Fire, Community Development, Recreation and Parks, 
and Administration. Early recommendations for implementation include adjusting the format of the 
city’s existing quarterly property management workshops and expanding collaborations to support 
at-risk youth and young adults, work which is already underway by the Recreation and Parks 
Department and funded by the American Rescue Plan Act. 

Attachments: 

3B.1A   HOUSING PROJECT EXECUTIVE SUMMARY 

https://www.cura.umn.edu/research/brooklyn-park-housing-project


Author: Principal Investigator, Dr. Brittany Lewis, Senior Research Associate
Contributing Authors: Dr. Shana Riddick, Arundhathi Pattathil, Keelia Silvis, 
Peter Schuetz, Yue Zhang, Justin Baker

BROOKLYN PARK 
HOUSING PROJECT
EXECUTIVE SUMMARY
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Purpose

In July of 2016, the Minneapolis Innovation Team, in part-
nership with HOME Line, published a report on Evictions in 
Minneapolis, which was inspired by Matthew Desmond’s book 
Evicted. The Innovation Team’s report found that 50% of ten-
ants in the 55411 & 55412 zip codes were evicted in a two-year 
span. In August 2018, HOME Line, in partnership with CURA, 
completed a similar quantitatively focused analysis of evictions 
in Brooklyn Park and found that 98% of the eviction cases filed 
in 2015 through 2017 took place along the Zane Avenue Cor-
ridor between 63rd Avenue N and 83rd Avenue N. Four owner 
groups were responsible for 61% of evictions cases during this 
time period (Hare, 2018). These reports have enabled local pol-
icymakers and practitioners to begin the process of reshaping 
the narrative around evictions and helping to generate new 
and pressing questions many had not considered.

However, these reports did not take a comprehensive mixed 
methodological approach enabling community members, policy-
makers, and other relevant community stakeholders to address 
how and why these trends are taking place from the perspective 
of tenants and landlords themselves. 

The Brooklyn Park Housing Project aims to better understand 
housing instability and quality of life in a select number of 
Brooklyn Park apartment communities for the purpose of 
producing tangible policy and practice recommendations that 
produce equitable outcomes.

This project centers around three objectives: 

Increasing renters’ and management teams’  
knowledge of their rights and responsibilities 

Unpacking concerns surrounding safety and security 

Engaging in community building (tenant-manage-
ment relations and tenant-tenant relations) 

By centering around these objectives, we seek to humanize the 
living and working experiences of renters and property man-
agement team members while addressing social conditions, 
relationships/interactions, housing issues, and the role of ed-
ucational opportunities (i.e., understanding one’s rights and 
responsibilities in housing), all of which shape life within the 
city’s large apartment communities.

Select Literature Review

Community Engagement

Housing has profound impacts on health and wellbeing (Krieg-
er & Higgins, 2002; Taylor, 2018). However, access to safe and 
dignified housing is not solely dependent on individual choice. 
As explained by the Socio-Ecological Model (SEM; CDC, 2021), 
an individual exists within the broader context of their rela-
tionships, communities, and the larger society. Public policy 
interventions can address disparities in housing, but to be truly 
effective, communities must be engaged in the changes. Ad-
dressing the community ring of the SEM requires collaboration 
with and empowerment of community members.

INTRODUCTION

Individual Relationship Community Society

Socio-Ecological Model

Diagram of the Socio-Ecological Model. Adapted from the Centers for Dis-
ease Control and Prevention “The Social-Ecological Model: A Framework for 
Prevention.” (CDC, 2021)
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Brooklyn Park Residents

More than almost any level of governance, local government 
has the power to improve the communities it serves. Commu-
nity engagement ensures that governing decisions are equitable 
and sustainable. This is especially true when addressing housing, 
a complex issue at the intersection of the legal, social, econom-
ic, and health domains. In a place as diverse as Brooklyn Park, 
community engagement is critical to ensure that community 
members can access safe, healthy, and dignified housing.

In local level public policy, community engagement is criti-
cal to sustainable solutions (Bradford, 2016). Historically, 
power has been distributed with gross inequity, leading to serious  
social, political, and public health consequences for marginalized 
communities (Crear-Perry et al., 2020). Globally, effective commu-
nity engagement is viewed as the central pillar in achieving healthy 
communities (Bracht & Tsouros, 1990). In capturing the benefits of 
community engagement, The World Health Organization (WHO) 
describes it as “the process by which individuals and families as-
sume responsibility for their own health and welfare and for those 
of the community, and develop the capacity to contribute to their 
and the community’s development” (Bracht & Tsouros, 1990).

Engaging communities in policy formation, however, requires 
time for building relationships, transparency and accountability 
from leaders in positions of institutional power, and intentional 
empowerment of community members who have been histori-
cally marginalized (De Weger et al., 2018). Those challenges are 
balanced by significant potential benefits, including improved 
housing management (Milton et al., 2012), youth empowerment 
and wellbeing (Morrel-Samuels et al., 2016), and crime reduction 
(Tyler, 2017). For success, institutional values and investment of re-
sources must align to achieve collaborative, community-led goals. 

Recent case studies (please refer to the full literature re-
view) reveal that few locales have achieved the high levels of 
community engagement defined by Arnstein (2016) in the Lad-
der of Citizen Participation Theory. To create equitable and  
sustainable housing solutions, residents’ knowledge, experi-
ences, opinions, needs, and passion should be utilized through 

a comprehensive community engagement plan, especially when 
it relates to their safety and quality of living. Fortunately, there 
is an emerging trend of collaborating with residents to integrate 
top-down and bottom-up solutions in housing issues. In such 
cases, residents are not only informed or consulted regarding 
housing issues, they are empowered in needs assessments and 
the budgeting processes. Organizing advisory boards, holding 
stakeholders accountable, applying diverse in-person and online 
techniques, and properly establishing Community Benefit Agree-
ments (CBAs) are some of the ways that cities are beginning to 
engage directly with their residents.

The City of Brooklyn Park

Brooklyn Park is a diverse and growing city, but it has signifi-
cant housing disparities. Approximately 58% of Brooklyn Park 
residents are people of color (Census, 2019), with an estimated 
23% foreign-born residents compared to the statewide aver-
age of an estimated 8% (The Minnesota State Demographic 
Center, 2018). Additionally, 68% of those renting in the city are 
non-white, and poverty is inequitably distributed by race in 
Brooklyn Park, with Black residents bearing the highest pover-
ty burden of any racial identity, accounting for 43% of Brooklyn 
Park residents living below the poverty line (Data USA, 2020). 
Authentic community engagement, building on some of the 
aforementioned practices, has the potential to create more eq-
uitable and sustainable housing solutions.

CITY O
F BRO

O
KLYN

 PA
RK/N

EXTD
O

O
R.CO

M

Resident Demographics

Poverty DemographicsRenter Demographics

58%
People
of Color

23%
Foreign

Born

43%
Black

68%
People
of Color

2BROOKLYN PARK HOUSING PROJECT | INTRODUCTION

3B.1A HOUSING PROJECT EXECUTIVE SUMMARY 
Page 5



85th Ave N

Za
ne

 A
ve

 N

63rd Ave N

94

252

694

Huntington Place Apartments

Riverview Apartments

Autumn Ridge Apartments

Brook Gardens Apartments

West Broadway
Apartments The Willows Apartments

Villa Del Coronado Apartments

Eden Park

Garden Gate Apartments

Point of America

Moonraker Apartments

Kensington Place

Research Design and Methods

The Center for Urban and Regional Affairs (CURA) advocates 
for the necessity of community-engaged research–centering 
the knowledge and inclusion of community members through-
out the research process. This research model relies heavily on 
collaboration with community members to bolster trust, us-
age, and accessibility for practitioners and policymakers. In the 
Brooklyn Park Housing Project, an Advisory Council was devel-
oped with a diverse collection of community stakeholders. The 
Advisory Council, guided by the CURA research team, collectively 
developed the project framework and its accompanying research 
tools. They determined the project’s focus on relations amongst 
tenants and management teams, safety and security issues, and 
tenant/management members’ understanding of their rights and 
responsibilities. Examining the quality of one’s housing experi-
ence (resident) and working environment (property management 
team member) grounded this work. 

This is a mixed-method research project, applying both qualita-
tive and quantitative research approaches. The intent is to offer 
a more comprehensive examination of housing experiences 
in the city’s large apartment communities–for its renters and 
property management team members. Qualitative data was 
collected through intake forms, interviews, and focus groups, 
as well as a project survey. The project’s quantitative data was 
generated from intake forms and surveys. Interviews and fo-
cus groups, which would typically have been held in person to 
increase rapport between researchers and participants, were 
conducted virtually due to the pandemic. 

In total, 40 participants–28 residents and 12 property manage-
ment team members–were engaged from 12 large apartment 
complexes in the study.

28 Residents

Participants

12 Property Staff

40
Apartment
Complexes

12
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PARTICIPANT DEMOGRAPHICS
RESIDEN

TS 28

55 - 64

45 - 54

25 - 34

No response

35 - 44

4

4

1

2

1

Age

Master’s degree

Associate’s degree

Bachelor’s degree

Some college

High school/GED

No response

1

3

3

2

2

1

Education
Black, Afro-Carribbean,
or African-American

Non-Hispanic White

Latino or Hispanic

2

8

2

Race/Ethnicity

Female Male10 2

Gender

75+

55 - 64

65 - 74

45 - 54

35 - 44

25 - 34

18 - 24

1

5

1

8

6

6

1

Age

$60,000+

$20,000 - $34,999

$50,000 - $59,000

$35,000 - $49,000

< $20,000

No response

4

3

1

4

12

4

Annual Income

Master’s degree

Associate’s degree

Bachelor’s degree

Some college

High school/GED

Did not complete high school

2

3

5

11

6

1

Education
Black, Afro-Carribbean,
or African-American

Non-Hispanic White

West African

Latino or Hispanic

Biracial or Multiracial

No response

18

3

3

2

1

1

Race/Ethnicity

Female Male22 6

Gender

$1,500+

$100 - 500

$500 - 1,500

$0

15

2

10

1

Monthly Income

STAFF 12

4BROOKLYN PARK HOUSING PROJECT | INTRODUCTION

3B.1A HOUSING PROJECT EXECUTIVE SUMMARY 
Page 7



Findings from this study were derived by utilizing all four 
of the data touchpoints: intake forms, surveys, interviews 
and focus groups. The qualitative data analysis took place 
in a two-part process, commonly referred to as open and 
closed coding, where the researchers examined the entire 
data set to see what major themes emerged, and then re-
examined the data with those themes driving the second 
pass. The seven themes featured in this report–affordability, 
dignified housing, safety and security, the ecosystem and 
relationships in the apartment community, dehumaniza-
tion, empowerment, and access to external resources–are 
the result of that process. By sharing participants’ direct 
quotes from the qualitative data, we preserve our partic-
ipants’ voices in the reporting process, and by combining 
that with quantitative data from the intake forms and sur-
veys, we provide context to those voices.

3%
evicted due to  

non-payment of rent

“Section 8—Yeah, that’s the only way I can afford  
the rent nowadays.” (Resident, BP37)

Affordability

Affordability was not always sustainable and/or positive-
ly appraised by residents, with rising rents and fees being a 
prominent factor. Some residents felt that apartments traded 
off quality of maintenance and sense of security–the amenities 
they deserved–for affordability.

Among the 28 interviewed residents, 11 (39%) indicated that 
affordability was one of the reasons that prompted them to 
move to Brooklyn Park. However, through this research project 
we learned that affordability was not always sustainable. Only 
five of the project participants shared that they did not suffer 
from financial strain each month when paying their rent, 
utilities, and building maintenance fees.

For the residents interviewed in this study, a one-bedroom 
apartment (priced around $900 to $1,200 per month) and a 
two-bedroom apartment (priced around $1,200) would cost 
60% to 80% of their income. One participant shared that 
they had experienced an eviction due to non-payment of 
rent. Seven participants (25%) indicated that assistance from 
housing programs (e.g., Section 8) allowed them to afford 
rental properties within the city.

RESEARCH THEMES THAT EMERGED

Affordability

Digni�ed housing

Safety and security

Apartment community
ecosystem & relationships

Dehumanization

Empowerment

Access to external resources

39%
moved to  

Brooklyn Park  
for affordability

82%
report monthly  
financial strain

25%
receive housing  

assistance

60-80%
of income goes toward rent

Financial Strain in Housing

$900-$1200
(1- or 2-bedroom apartment)

KEY FINDINGS
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BP13, a single mom with an 8-year-old son, shared that 
she lost faith in her current apartment complex after 
experiencing persistent housing issues that went unresolved. 
Even with the ongoing issues, she shared that the rent did not 
stop increasing. Over an eight-year period the rent increased 
significantly, from $600 per month to $900 per month.

Some management teams understood residents’ cost 
burdens and provided help, especially during the pandemic 
when people experienced job loss and income loss; while 
some management teams continued to increase rent prices 
and assessed new maintenance fees that further reduced 
the affordability.

“I could go there and tell [the property owner],  
‘Look, I’m having a little trouble with the rent’,  
and he never gave me any problems… If I had a 
problem getting him all of the rent, I get him most 
of the rent and then I come back and give him the 
rest before the end of the month. He would just 
work with you like he cared about people and stuff.” 
(Resident, BP36)

“[During the pandemic], it’s probably 10% of our 
residents that are still paying on time without any 
question, that have the rent paid on the first [of 
each month] and don’t have a shortage or some 
problems.” (Management, BP25)

Dignified Housing

Residents

Accessible green spaces, transit, management culture that met 
tenants where they were, and basic safety provisions contrib-
uted to the sense of living in dignified housing. The mismatch 
between housing quality and rental price, forced financial in-
vestments, and extreme health and safety hazards prevented 
residents from experiencing dignified housing. No resident was 
outright pleased by their apartment community. Even those 
who stated “yes,” finding more strengths than weaknesses in 
their housing experience, still had negative encounters with ei-
ther management or neighbors.

The most frequently reported issues were related to unmet 
maintenance requests (18/28), problems with mice and roaches 
(15/28), negative tenant behavior–specifically illicit drug sales and 
usage (17/28), and unresponsive management (15/28).

21%
of residents feel 

they live in  
dignified housing

Most Frequently Reported Issues

Unmet maintenance requests

18
28 64%

Problems with mice and roaches

15 54%

Unresponsive management

15 54%

Negative tenant behavior–speci�cally illicit drug sales/usage

17 61%28

28

28

67%
feel they are part of a 

management team that 
offers dignified housing; 

33% feel they are  
working toward that goal
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One in four residents indicated that they have made financial 
investments in their units, either responding to basic needs 
(i.e., security) or to make the apartment more livable for them-
selves and their family. 

50% of residents reported potential health and safety hazards 
(i.e., gas leak, rodents in the walls, water damage) because of 
ignored or grossly delayed maintenance and repair work within 
apartment communities.

Management Team Members

Of those who stated that dignified housing was something that 
management was working toward, they shared the following 
obstacles: COVID-19 (especially with maintenance), the size of 
the complex, inherited maintenance issues, age of the complex, 
staff shortages, lack of communication with the City, and fund-
ing. Few of the management teams perceived that the City was 
a consistent partner.

“I know we provide dignified housing. It’s the 
bottom of these buildings. These are C-level 
apartment buildings and they could be run down. 
They’re not run down. They’re maintained. We 
check in on people. We are active in people’s lives. 
We know what’s going on in every household, 
good or bad. It’s not all necessarily good, but 
we’re aware of it.” (Management, BP25)

“For the most part, I think management provided 
suitable housing, based off our weekly meetings… 
But, of course, you know, there’s always the piece 
about budget, everybody kind of screams about 
budget, which I definitely understand. And then, 
of course, we come back to COVID. There are in-
dividuals who are not paying their portion of rent. 
That affects things, too.” (Management, BP26)

“To me, it [dignified housing] means that you 
don’t have to be worried about who might be 
coming into your building! Or who might be in 
the laundry room or storage area. Or who might 
be lurking around the building—that you can just 
go in your own apartment building. You should 
feel like you live there, you should be comfortable 
there. So yeah, that’s what makes me just feel 
safe.” (Resident, BP02)

“It irritates me because you all [city of Brooklyn 
Park] need to do a surprise inspection–quick! Don’t 
let them know that you’re coming. You should 
know what type of landlords you’re dealing with. 
As residents, we’re either dealing with the landlord 
who cares. Or we’re dealing with the one who only 
cares when it’s time to care.” (Resident, BP33)

25% 50%
made financial 

investments in their
apartment 

unit

reported potential
health & safety

hazards

Residents’ Efforts to Improve Conditions
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Safety & Security

Residents experienced a pervasive sense of insecurity within 
apartment complexes and experienced threats from the larg-
er community. However, for the remaining interviewees, even 
with additional security measures (i.e., security cameras and 
security guards), they felt unsafe. During their interviews, many 
residents were seriously considering moving to other, safer 
neighborhoods in Brooklyn Park or other cities. 

Six out of 28 (21%) residents indicated that they felt safe, while 
two of them expressed safety concerns later in their own in-
terviews; Three out of 12 (25%) management team members 
expressed explicitly that they felt safe working in this area.

Most of the apartment complexes where the interviewees 
lived and/or worked have become a microcosm of the larger 
community. According to interviewees, violent and illicit ac-
tivities (e.g., shootings, drug use, smoking, vandalism, fights, 
and domestic violence) often occurred in hallways, stairwells, 
and laundry rooms, where security measures were relatively 
weaker because of a concern about residential privacy and/or 
budget considerations.

“Apartments are being broken into. People are 
actually shooting in the parking lot. And a lot 
of stuff happens because it is kind of a bad area 
or whatever, so people will do stuff out in the 
street and then they’ll drive into our parking lot.” 
(Resident, BP14)

“The one [shooting] was 10 feet from my office. Two 
weeks into my property, I want to move my desk. 
That sounds so sad but I want to move my desk. 
There is a shooting that ends up on the evening 
news that is literally in that building right there 
and the kid ends up being paralyzed. I’m scared. 
I’m scared walking by my window where they get 
pissed at me. They want to shoot me… You’re seeing 
that spill-over effect from the plaza. That’s behind 
your apartment community.” (Management, BP23)

“There’re shootings. There [are] stabbings. There [are] drugs. There [are] domestic issues. I don’t feel 
comfortable having my daughter walk outside. We don’t go for walks around here. We’ll get in the car and 
drive, just because the people around here are very reckless, and they don’t care… And it’s not something 
that you would really know about a place until you move in and you realize—oh, this isn’t what I thought 
it was going to be.” (Resident, BP03)

21%
of residents 

feel safe living  
in the area

25%
of management team 

members feel safe  
working in the area
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75% (9/12) of properties have installed cameras, and another 
one is planning on installing cameras; 33% (4/12) of properties 
have hired security guards to provide after-hours protection; 
33% (4/12) of properties have installed fob systems or buzz-in 
systems to prevent non-residents from entering the buildings, 
and another two are planning on implementing this measure. 
Apart from these visible safety and security measures, 75% 
(9/12) of management teams also adopted helpful policies and 
procedures, such as notifying tenants about safety concerns 
and enforcing measures (with varying severity) against tenants 
who frequently violate rental policies or incite violence.

Safety Measures Taken by 12 Properties

Installed cameras

9
12 75%

Installed fob/buzz-in systems to prevent non-resident entry

4 33%

Adopted safety/enforcement polices and procedures

9 75%

Hired security guards for after-hours protection

4 33%12

12

122 planning

1 planning

“They [management teams] have cameras 
everywhere now. But it’s just, okay, are they 
working? Are you guys using them? That’s the 
question.” (Resident, BP16)

There are various factors that hinder management’s efforts to 
produce fundamental changes. 

“One of the biggest issues that we had over there 
was doors being propped open… You didn’t even 
need a fob for the most part. Honestly, I would 
say 75% of the time, you would find doors open 
to where you can just kind of walk in and walk 
out, and walk in and walk out... I used to go 
around and kind of say to myself, ‘I wonder how 
many doors I’m going to find open tonight.’” 
(Management, BP26)

There has been a lack of a collaborative mechanism across resi-
dents, property management teams, and the city: 

“I think that as a property manager, we’re on an is-
land. Every night when I go to my car, I’m worried.” 
(Management, BP23)

Residents had to protect themselves because they did not 
feel security was properly offered by the complex and city au-
thorities. Four tenants stated that they installed private alarm 
systems in the apartments; one tenant installed a chain on 
the door to the balcony and kept the light on to sleep at ease; 
another tenant depended on her Chihuahua and the pit bull 
downstairs to detect risks.

The Ecosystem and Relationships in the Apartment Community

An apartment community is an ecosystem. Residents and man-
agement sit at its core, informing day-to-day interactions. City 
government, corporate management, and advocacy groups 
are arteries.

Factors that caused the breakdown of resident-management 
relationships, from the perspective of residents, included: 
management’s unfriendly attitude, slow response, and turn-
over. For managers, the factors identified included: residents’ 
inappropriate behavior and lack of a sense of ownership. Res-
idents felt that though it was management’s job to oversee 
maintenance and residents’ housing experiences, it was not 
enough for them to invest in the space. 
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“They didn’t want to listen to the problems going 
on because they don’t live here. You don’t live here. 
Once you shut that door at five o’clock, you’re like, 
‘I’m done with [name of apartment community]. I’m 
going wherever I live, which is a safe environment. 
I don’t have to worry about the shootings, I don’t 
have to worry about the drugs. I don’t have to 
worry about the fighting.’ They don’t have to worry 
about any of that.” (Resident, BP06)

According to managements’ positive experiences, relationship development and improvement could be built upon:

ENGAGEMENT COMMUNICATION TRANSPARENCY INVESTMENT IN YOUTH

“My teams and I really 
want to meet our 
residents where they’re 
at. We want to try and 
accommodate them 
too, whatever it may 
be: accommodation, as 
far as modification to 
your home, whether 
you need resources 
for unpaid rent, 
whatever we can do.” 
(Management, BP24)

“Well, first and 
foremost, there’s got 
to be an open line 
of communication. 
Management needs 
to be approachable; 
management needs to 
hear what the residents 
are saying and that 
works both ways.” 
(Management, BP30)

“We use AppFolio so 
that way everything’s 
recorded. Anybody can 
see a conversation so 
if we need to reference 
back to something. 
It’s all there. You can 
send group messages 
to people; we are 
able to input work 
orders for residents. In 
terms of completing 
maintenance requests, 
they’re [residents] able 
to see if it’s on hold or 
if they’re [maintenance] 
waiting for a part.” 
(Management, BP39)

“I partnered with a lot of different 
people there [Minneapolis]. We had a 
mentorship program for young people… 
We got them all pizza for dinner, and 
they had to sit through training with my 
staff on proper etiquette… We bought 
them matching T-shirts and trained 
them to be servers at the events that 
we were having for our marketing 
events and made them a part of it. 
We had them all out there painting 
benches. Just being a part of everything.” 
(Management, BP28)

However, BP28 indicated that  
“I wouldn’t have the resources here 
[in Brooklyn Park] like I did there 
[Minneapolis] probably.”

Residents were not confident about how and when to access support from 
arteries—government, corporate management, and advocacy groups. 
They desired increased transparency about when the city should inter-
vene and who to reach out to within the government.

“I feel like the city should be aware of what’s going on. And if 
they haven’t seen any improvement or development in that 
apartment complex, they should be able to take action and 
be like, ‘Okay, such and such apartment building hasn’t 
worked on this issue. Residents are still complaining. If the 
management doesn’t fix it by this date of next week, then 
we’re going to take action and they’re going to have to pay 
for whatever.’ The city needs to do something to show that 
they actually care about the residents!” (Resident, BP02)

of residents would like to
see if managers living on-site 
would change the culture36%
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Dehumanization

Both residents and management team members in Brooklyn Park apartment communities, complained about inconvenience and 
dissatisfactory conditions. However, some residents (mostly women, low-income, and residents of color) described far worse experi-
ences caused by reckless disregard from apartment management, tenants, and Brooklyn Park City institutions. We heard stories of 
neglect, exploitation, and discrimination that left residents overwhelmed by feelings of fear, powerlessness, and degradation.

NEGLECT EXPLOITATION DISCRIMINATION

Mold was one of the recurring unresolved 
complaints among tenants. Failing to ad-
dress mold shows negligence at any time, 
and the failures across multiple years re-
veals a persistent reckless disregard for 
resident health, safety, and dignity.

Residents felt that they were seen primarily 
as a recurring rent check instead of a human 
being. Even after terrifying situations oc-
curred, the management teams would not 
respond timely with appropriate measures.

Both tenants and managers of color have 
experienced racism from residents, building 
management, and Brooklyn Park City institu-
tions like the police.

In the summer of 2018, BP14’s 
apartment flooded during a storm:

“It rained in my apartment from the 
ceiling. My whole carpet was wet. My 
pictures on the wall were wet… They 
did not change my carpet; they did 
not fix the ceiling. The only thing 
they did was dry it, try to dry it, and 
paint over it… It was thundering and 
storming, and then the rain just made 
my carpet [so wet that] when you step 
on it you see water, and they did not 
replace my carpet… They [the former 
management company] don’t care. 
[The current management company] 
doesn’t even care. They don’t care.” 
(Resident, BP14)

Less than three years after BP14’s 
ordeal in 2021, another woman 
in ZA4 went through an almost 
identical experience:

“It’s nasty. There are holes in the 
ceiling, water damage in the walls 
from the snow and the rain. There’s 
mold coming out the window 
sills… [ZA4’s current management 
company] doesn’t care. At all. …
They’ve been there for a year. They 
don’t care about their tenants, the 
housing, the living situation, or the 
crime in the area.” (Resident, BP34)

“I think a lot of people just look at it like, 
‘Oh, well, this is an apartment that pays 
rent. So it’s coming. So we don’t care as 
long as we get our money! There’s no 
reason to like to reach out!’ And that 
leaves a bad taste in my mouth. It’s 
like, yeah, but you have people who are 
scared to live in this apartment building! 
And you don’t care! You’re not doing 
anything to fix that. Because you just 
want your money. And that’s just like a 
yucky feeling.” (Resident, BP03)

“We had our laundry room doors open 
around here. We got people who come 
in and sleep inside of the laundry 
room. They [people experiencing 
homelessness] made their bedroom out 
of that closet there (gestures toward 
hall). I had to literally get on them 
[management] and say, ‘Hey!’ I take 
pictures and I sent them to the property 
manager, ‘Do you see this?’ They had 
all kinds of stuff on the floors. You could 
see nail polish. They had all kinds of 
stuff in there. It was a bedroom! We 
had one guy, a couple of months ago, 
actually was trying to rape one of the 
building cleaners. He tried to snatch her 
in one of the laundry rooms.” (Residents, 
BP05 & BP06)

The management knew that this 
happened but they still haven’t done 
anything to shore up those doors.

“We have a tenant here who met one of 
the Liberian ladies in the elevator. And 
he told her, ‘I just want to let you Black 
people know that I’m gonna start killing 
you guys.’ (pauses, rubs hands together 
in a self-comforting gesture) And she said, 

‘Why?’ He said, ‘Because white people are 
on the streets homeless, and you people 
from Africa are living in apartments in 
this building.’” (Resident, BP11)

“It was a Black guy working in the rental 
office… Within a couple weeks of that 
he had ended up quitting. But I already 
knew that was going to happen anyway. 
The people, some of the people who are 
in the office, are really shady. I’m just 
gonna put it like that. They are really 
effing shady.” (Resident, BP29)

“I don’t think that all police are racist, 
but I’ll be damn sure I think the ones 
in Brooklyn Park are. I watch them pull 
people over. I watch them harass black 
and white couples. If it’s a black man 
with a white girl, they get him out of 
the car, sit them on the curb. They don’t 
have anything. They’ll be in handcuffs 
and everything, and they end up letting 
them go. I remember a cop flashed his 
lights at me because I’m standing in the 
window, I’m looking out [and] he sees 
me using my cell phone, he flashed a 
light on me.” (Resident, BP14)
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Communication with the City

There are different types of organizations and programs in the 
community that can provide residents and management teams 
with resources. However, sometimes external resources, espe-
cially those related to safety and security, may not effectively 
meet their needs. Residents and management teams shared the 
same needs of enhancing communication, engagement, and sup-
port from the city in addressing safety and security problems.

RESIDENTS

When asked “Do you feel comfortable reaching out to the 
city with any unresolved issues from within your apartment 
community?,” 56% (15/27) answered “Yes,”37% (10/27) of re-
spondents felt uncomfortable reaching out to the city, and 7% 
(2/27) said that it depended on the situation and who the of-
ficer was. Among respondents who held a negative attitude, 
five lacked knowledge about who to contact and what the city 
could do, and two had concerns about racial inequity.

Empowerment

“I’m the smiling face in the office. Usually, my door is open. 
Instead of being that manager, I’m more of the person in 
the office that you can come to if you need help. And I’ll 
be honest with you. In all the other places I lived [where I 
worked], that’s how I built a community within my prop-
erties. They start watching out for each other instead of 
just themselves. And they start coming to me with more. 
They’re feeling more comfortable coming to me to build 
that property’s dynamics. So that it’s not just me renting a 
unit, it’s me renting the whole community and being part 
of a community.” (Management, BP23)

Apart from limited self-empowerment practices by residents, some man-
agement teams showed creativity and dedication in pursuing institutional 
empowerment for themselves and their residents. Management with back-
grounds in social services shared a humanizing approach they took to their 
work. They saw community-building as a core part of property manage-
ment, promoting community empowerment by building “neighborhoods” 
out of “apartments.” One of the managers (BP29) brought trauma-in-
formed practices when approaching tenant relationships.

Access to External Resources

Do you feel comfortable reaching out to the 
city with any unresolved issues from within 
your apartment community?

56%
of residents 

felt comfortable 
reaching out  
to the city
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18% of participating residents expressed positive 
attitudes and showed trust toward the Brooklyn 
Park police. When asked “Is there a penalty, in your 
opinion, for calling the police or having the police 
called to your residence?,” only 41% (11/27) of res-
idents answered “no” to this question; 33% (9/27) 
of respondents explicitly answered “yes,” believ-
ing that there would be a penalty; 15% (4/27) of 
respondents felt “uncomfortable calling police”; 
11% (3/27) said it depended on the situation.

MANAGEMENT TEAM MEMBERS

For management teams, the most troublesome issue is youth 
crimes in this area. It is also the place where they most need 
but lack effective interventions and resources. Management 
teams tried to leverage nonprofit resources to cope with this 
issue. Some successfully connected with community groups; 
while others experienced more obstacles, and could have been 
aided by the city’s involvement.

Overall, 75% of management team members indicated that 
they wanted more information and/or direct support from law 
enforcement to run their sites.

POSITIVE EXPERIENCE NEGATIVE EXPERIENCE

“If anything happens, the police are 
really prompt, they come right away. 
We haven’t had an issue where we 
were not attended.” (Resident, BP11)

“The police, they come when they want to, or they come too slow. When my place got 
broken into, my boyfriend said that one of the police came out here, and just looked 
around and left. There was no picture taken. The officer said nothing. He didn’t 
knock on any neighbor’s doors, nothing.” (Resident, BP33)

POSITIVE EXPERIENCE NEGATIVE EXPERIENCE

“Our police liaisons are so engaging. 
They contact, they reach out to staff. I 
don’t know how many times they’ve 
dropped off boxes of masks since 
the pandemic started, but it’s little 
stuff like that. And then our National 
Night-Out—of course, we didn’t host 
last year. A year before, they were out 
there with us.” (Management, BP24)

“From within the city, I have not seen the support that I thought I would see here. I 
do have a liaison. I met that liaison once and that was the first two weeks I was 
here. I haven’t heard from that liaison since. We’re told by the police department 
that whenever we have any type of thing going on here, call 911, call 911, which we 
do. So, we have a lot of problems with one building that people like to hang out at, 
they don’t live here. We’ll look at the cameras and we’ll call the police. And literally, 
911 operators would go, ‘Oh, [the apartment complex’s name] again!?’ It’s very 
frustrating. They’re sick of hearing from us.” (Management, BP23)

Is there a penalty, in your opinion, for calling the police 
or having the police called to your residence?

41%
did not have 

apprehension about 
calling the police

No penalty Yes, there is a penaltyDepends Uncomfortable calling

of management team members 
indicated that they wanted more 
information and/or direct 
support from law enforcement 
to run their sites

75%
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Rights and Responsibilities

There is an obvious discrepancy in terms of awareness of rights and responsibilities on rental issues between residents and prop-
erty management teams. A lack of education and training led residents to be unaware of their rights, appropriate solutions, and 
available resources when encountering rental problems.

RESIDENTS

Only two out of 27 resident survey re-
spondents received training about tenant 
rights and relevant resources in the larger 
community. Among the 25 residents who 
reported receiving no educational train-
ing, 68% (17/25) had never heard about 
these programs; 16% (4/25) felt that there 
might not be a need to have such training 
because they had not encountered any 
serious housing issues; 8% (2/25) had re-
ceived training information but there was 
no follow-up information provided.

MANAGEMENT TEAM MEMBERS

80% (8/10) had ever attended a landlord 
educational training; among these eight 
respondents, 63% (5/8) participated in at 
least one session provided by the city or 
the police department.

The city should consider playing a great-
er role in providing educational training 
opportunities for management teams. 
More than half (60%) of respondents 
claimed that they never obtained infor-
mation regarding educational training 
resources from the city.

Tenant Rights Training

Received training

2
27

Did not receive training

25
27

68%
had never

heard about
these 

programs

16%
felt that there
might not be 

a need to have 
such training

8%
had received

training information
but there was
no follow-up

8%
were too
busy or 
were no

longer a tenant

7%
of residents 

received training  
about tenant 

rights & relevant 
resources in  

the larger  
community

Landlord Educational Training

Did not receive training

10

Received training

60% of 10 respondents claimed that they never obtained information
regarding educational training resources from the city

63%
participated in at least one session
provided by the city or police dept.

10
8

2

80%
of management 
team members 
had attended 

landlord  
education  
training

GOOGLE STREET VIEW HUNTINGTON PLACE APARTMENTS SEPTEMBER 2019 , @WOCINTECH/NAPPY.CO, JAMES ANDREWS1/SHUT TERSTOCK

14BROOKLYN PARK HOUSING PROJECT | KEY FINDINGS

3B.1A HOUSING PROJECT EXECUTIVE SUMMARY 
Page 17



RECOMMENDATIONS

10 RECOMMENDATIONS LEADERSHIP OTHER PARTNERS

Increase residents’ awareness of and 
access to community organizations and/or 
local housing advocacy groups

Overseen by the Community  
Engagement Team

A consulting firm such as Minneapolis-
based Strategic Diversity Initiatives or 
Culture Brokers

Develop a communication plan to 
engage residents, housing-related organiza-
tions, and property management teams

Spearheaded collectively by the Com-
munity Development Department 
and the Communications Department

A community council to engage the Com-
munity Engagement Team, residents, and 
property management team members

Assemble a citywide security council of 
diverse stakeholders to collectively monitor 
safety and security needs amongst the city’s 
larger apartment communities

A shared leadership composed of a 
Community Development staff mem-
ber, a representative from the city 
of Brooklyn Park Police Department, 
and a community member

Property management team members,  
residents (individuals w/personal or profes-
sional backgrounds in areas such as social 
work, community organizing, or racial justice),  
police liaisons

Sponsor management workshops 
through an incentive program

Overseen by the Community Devel-
opment Department OR the Housing 
Development and Economics Division

The property management coalition

Create a youth fellowship program,  
directed at safety/security concerns in  
the city’s large apartment communities

Overseen by the Community Devel-
opment Department and the Parks 
and Recreation Department’s Youth 
Outreach Team (“Blue Shirts Crew”)

A community engagement organization 
such as YouthPrise; youth programs such as 
Brooklyn Bridge Alliance for Youth, A Moth-
er’s Love, We Push for Peace’s Boots on the 
Ground program

Expand collaborations to engage at-risk 
youth/young adults, by collaborating with 
existing statewide initiatives and partnering 
with experienced community organizations

(Same as above) Existing state-wide initiatives and experi-
enced community organizations operating 
youth programs

Enhance support for naturally occurring 
affordable housing (NOAH) via monitoring 
and a tax incentive program

Brooklyn Park Economic  
Development Authority

Cross-sector collaborations with local for-
profit and nonprofit organizations

Invest in a Housing-First program  
and create a social service resource team  
to address the homelessness issue

Brooklyn Park Economic  
Development Authority &  
Brooklyn Park Police Department

Hold property management teams  
accountable through a collaborative  
monitoring effort

Brooklyn Park Economic  
Development Authority

Entities such as ACER, HOME Line, 
and Section 8 Program; resident liaisons;  
property management companies

Refine and/or implement an incentive 
plan to encourage property management 
team members to live onsite (becoming 

“resident property managers”)

(Same as above)

Based on the findings from the study, we have come up with ten recommendations that directly address the 
lived experiences of those living and working in Brooklyn Park’s large apartment communities. 
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Understanding Dr. Brittany Lewis’s Actionable Research Model

There is power in defining research questions and in controlling the production of knowledge. When research is done in communi-
ties of color and low-wealth communities, a power imbalance often exists between researchers and community-based organizations 
that must be disrupted. Community-engaged action research values community knowledge and people’s lived experiences. It reflects 
meaningful collaboration between academics, advocates, policymakers, service providers, and impacted communities. It leads to 
more robust and holistic data, more effective policy solutions, and stronger community action. When we use a community-based ac-
tion research model, community members are not the subjects of research—they are the co-producers of knowledge. 
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MEMORANDUM 
 
DATE:  February 22, 2022 
 
TO:  EDA Commissioners 
  Kim Berggren, Executive Director 
 
FROM: Sarah Abe, Development Project Coordinator 
  Breanne Rothstein, Economic Development and Housing Director 
    
SUBJECT: Community Workshops for Former Park & Ride on Noble Avenue 
 

 
 
Overview: 
 
Between February 2020 and November 2021, the Brooklyn Park Economic Development 
Authority (EDA) contracted with Local Initiatives Support Corporation (LISC) – Twin Cities to 
engage the local community in a Corridor Development Initiative (CDI) process on the former 
Noble Avenue Park and Ride located at 4201 95th Avenue North. CDI is a four-part community 
workshop series that engages the community to build development goals that are guided by 
current market realities and will inform development at the selected site. This process has been 
used to drive a development vision for several other large properties in Brooklyn Park, including 
the EDA-owned site at Regent and Brooklyn Boulevard and the housing site identified by North 
Hennepin Community College (NHCC) at 85th Avenue and College Parkway. 
 
In February and March of 2020, LISC completed three of the four workshops with 40-50 
participants each before the final workshop was forced to cancel and postponed indefinitely due 
to COVID-19. In August 2021, staff entered into a new contract with LISC to complete the 
engagement and visioning process. Two additional workshops were held in November 2021 to 
recap the previous sessions and to finalize a set of guiding principles for future development. 
 
Outreach for this process included citywide emails, mailing to the immediate neighborhood, social 
media postings, and flyer drop-offs at neighborhood homes. Several neighbors also 
independently created framing recommendations in 2020 before the end of the process, which 
are attached as Attachment 3B.2 D. Immediate neighbors who were in attendance at the final 
workshop influenced design principles to ensure development will be compatible with the adjacent 
neighborhood. 
 
The final report includes a summary of the workshops and the goal document that was discussed 
in depth at a consensus-building final workshop and approved by all participants. Gretchen 
Nicholls, Program Officer for LISC – Twin Cities, will be providing a summary of the report at the 
EDA meeting. 
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Next Steps: 
 
Staff will draft a Request for Proposals (RFP) for development for the EDA’s consideration at a 
future meeting. The RFP will include background information on the CDI process as well as a 
summary of the goals to inform the development proposals. 
 
Attachments: 
 
3B.2A   LOCATION MAP 
3B.2B   DEVELOPMENT GUIDELINE RECOMMENDATIONS 
3B.2C   SUMMARY REPORT  
3B.2D   NEIGHBORHOOD LETTER - FRAMING RECOMMENDATIONS 



5,410 ft451

Map provided by the City of Brooklyn Park, MN. This map is for general reference only. It is not for legal, engineering, or surveying use. Please contact the sources of the 
information if you desire more details. www.brooklynpark.org

Map Scale = 1: 1 in

4201 95th Avenue North
1/31/2022
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Brooklyn Park: old Park and Ride lot 
(Noble Pkwy/HWY 610)

DEVELOPMENT GUIDELINE RECOMMENDATIONS
Convened by LISC Twin Cities/Corridor Development Initiative (CDI)

What is this document?  These recommendations serve as a summary of the input 
and reflections shared by community members through a four-part workshop series 
convened by LISC Twin Cities to inform future development of the old Park and Ride 
lot (a city-owned site) located at Noble Parkway and HWY 610.  The findings will be 
submitted to the Brooklyn Park City Council, Economic Development Authority, and 
Planning Commission for their consideration.

Image Credit: Google Maps
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BROOKLYN PARK: OLD PARK AND RIDE LOT (NOBLE PKWY/HWY 610)    
DEVELOPMENT GUIDELINE RECOMMENDATIONS

  1

INTRODUCTION
In 2018 the Brooklyn Park Economic Development Authority (EDA) purchased the old Metro Transit Park and 
Ride site for $1,255,800 to ensure its highest and best use as an asset for the community.  The seven acre parcel 
located at Noble Parkway and Highway 610 is a prime redevelopment site with great connectivity (access to 
major arteries and a Metro Transit hub), visibility, and embedded in a strong residential area with commercial 
uses and school nearby.   To guide future development of the site, the City of Brooklyn Park hosted a series of 
community workshops to assess the needs and interests of residents and businesses, while grappling with the 
current real estate market forces, including the recent market trends resulting from the COVID-19 pandemic. 

The recent Brooklyn Park 2040 Comprehensive Plan identifies the following Economic Development Goals 
(not listed in priority order):

• Promote robust local restaurant, retail, bioscience, precision manufacturing, and services 
markets.

• Explore opportunities for new business development, especially within historically underserved 
communities.

• Support human capital development efforts that reinforce workforce, job quality, and density 
goals in Brooklyn Park.

• Identify opportunities to implement community wealth building strategies.

Image Credit: Google Maps
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BROOKLYN PARK: OLD PARK AND RIDE LOT (NOBLE PKWY/HWY 610)    
DEVELOPMENT GUIDELINE RECOMMENDATIONS

  2

The Comprehensive Plan also identifies the following Housing Goals (not listed in priority order):
• Housing Preservation
 Focus on housing investment and preservation to promote well-maintained neighborhoods and high-
quality housing.

• Affordable and Supportive Housing
Promote a range of housing choices and opportunities accessible throughout the community.

• Housing Services
Deliver housing services in an effective and accessible way to meet changing community needs.

• LRT Corridor
Support high density and walkable housing along the corridor to leverage the transit investment.

• Housing Production
Identify appropriate locations and opportunities for housing in the community.

To advance the old Park and Ride site for redevelopment, the City of Brooklyn Park will proceed through the 
following stages (opportunities for community input are highlighted in bold):
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BROOKLYN PARK: OLD PARK AND RIDE LOT (NOBLE PKWY/HWY 610)    
DEVELOPMENT GUIDELINE RECOMMENDATIONS

  3

SITE DESCRIPTION
The old Park and Ride site is a flat parcel ready for redevelopment.  Situated along Highway 610 at the Noble 
Parkway exit, it has excellent visibility to over 50,000 cars passing by daily.  In addition, a new Metro Transit 
Park and Ride hub is a block away (walking distance).  Woodland Elementary School is kitty-corner from the 
site, with commercial uses to the north and west.  A mix of newer (built within the last 20 years) to single-
family homes are immediately east of the site.  An array of offices and commercial areas are within reach along 
Highway 610.  Because the site is owned by the Brooklyn Park EDA, it offers a unique opportunity for the City 
to guide its redevelopment toward uses that will benefit the community and help shape future investments in the 
area – a way to explore new concepts or affordable options that the private market does not support.

The property is currently designated as Institutional in the Comprehensive Plan and zoned as Public Institution. 
The Comprehensive Plan will need to be amended and the zoning designation changed to guide the property in 
a manner consistent with the development goals.
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BROOKLYN PARK: OLD PARK AND RIDE LOT (NOBLE PKWY/HWY 610)    
DEVELOPMENT GUIDELINE RECOMMENDATIONS

  4

DURING THE WORKSHOPS, COMMUNITY MEMBERS PRESENTED A NUMBER 
OF THEMES WHICH INCLUDED: 

• Incorporate appropriate scale and design to accommodate the single-family residential area to 
the east. Residents from the adjoining neighborhood suggested a barrier or berm to separate 
from the east side of the parcel, restrictions on height for buildings closest to their properties, 
and a preference for owner-occupied housing.  

• Identifying complementary uses to enhance the surrounding area, such as local restaurants, 
grocery store, and neighborhood services that also accommodate commuters and transit users.  

• •The site has potential as a regional destination – such as recreational/community uses
• Opportunity to create shared spaces (e.g. food hall, innovation lab, business center, etc.)
• Given the strong demand for housing in today’s market, a mixed-use option that includes 

residential would increase its financial viability. 
• The site provides a special opportunity to celebrate the diverse community of Brooklyn Park and 

what better way to do that than through food.  Creating a signature destination that reflects the 
unique, united, and (previously) undiscovered riches of Brooklyn Park is important to consider 
at this site.     

• Congestion created by the freeway on- and off-ramps suggest the need for good traffic flow 
design for the site. There has been pedestrian safety concerns in the area that should also be 
addressed (especially crossing Noble Parkway).  High speed traffic on Noble Parkway has 
become a particular concern for the community that should be addressed.  High density traffic is 
a concern for the quiet neighborhood to the east, Pinebrook Village, and a public safety concern. 

Community members participated in an interactive block exercise to explore different development options for 
the site.  The scenarios were run through a financial tool to assess their financial viability.  Through the exercise 
participants gained a greater understanding about the tradeoffs that developer faces to get to a viable project.    

One of the final workshops included a panel of developers that explained that the COVID-19 pandemic has 
impacted the demand for office spaces, retail in both the short and long run.  Industries such as hospitality and 
entertainment have been hit hard, yet will likely adapt and recover. The move to remote working will likely 
have a long-term reduction on the demand for office space, while expanding the need for additional office-space 
in housing.  The demand for housing continues to be strong, including the mounting need for workforce and 
affordable housing that serves lower and entry-level income households.  Employers also appreciate housing 
options nearby to attract and retain workers.    
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BROOKLYN PARK: OLD PARK AND RIDE LOT (NOBLE PKWY/HWY 610)    
DEVELOPMENT GUIDELINE RECOMMENDATIONS

  5

RECOMMENDATIONS FOR REDEVELOPMENT OF THE SITE
Based on input from the community workshops, the following are suggested guidelines without unanimous 
support:

Goal 1. Mixed-Use options that complement and enhance the surrounding area

A. FOOD: Consider sit-down (such as Olive Garden), unique, or fast-casual restaurants; micro-brewery; 
small concept grocery store (such as Fresh Thyme, Trader Joe’s, etc.); and neighborhood services that 
might also accommodate transit users

B. HOUSING: Residential options such as townhomes, senior affordable housing, or market-rate or mixed-
income apartments.  Prioritize inclusive housing that is accessible to everyone, including people in 
wheelchairs, disabled, or visually impaired.  

C. GOODS AND SERVICES: Neighborhood scale retail (e.g. hardware store, child care center, spa/salon, 
bakery/bagel shop, small format variety goods store, medical/dental offices, etc.)

D. DESTINATIONS: Potential site for a regional destination (e.g. Aquatic center, recreation center, indoor 
playground, skateboard park, art/cultural center, indoor agriculture, sky zone, etc.), family-friendly 
entertainment centers (e.g. Chutes and Ladders, etc.) or create shared spaces such as a food hall (e.g. 
The Market at Malcolm Yards, Keg and Case Market, Midtown Global Market, Northtown Food Hall in 
Blaine, etc.), an innovation lab, business center, art-maker space, technology center, business incubator, 
and/or commercial kitchen space.  

Goal 2. Uses, Design, and Transportation Features 
A. Consider berms or sound barriers to buffer the site from single family homes and limit noise and access. 

Also consider the height and sight lines for existing neighborhood residents.

B. Higher density and commercial uses are situated close to Noble Parkway, and step down density as it 
approaches single family homes

C. Promote high-quality design to blend with existing / surrounding buildings architectural styles

D. Include elements that enhance the area as a unique and special place.

E. Maximize setbacks to the building(s) from adjacent properties to ensure adequate sight lines for traffic 
and pedestrians and existing neighborhood residents.

F. Quality materials and design, including green technologies, sustainable building techniques and products 
geared toward energy efficiency. Prevent pollution and improve environmental safety including water run-
off.
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BROOKLYN PARK: OLD PARK AND RIDE LOT (NOBLE PKWY/HWY 610)    
DEVELOPMENT GUIDELINE RECOMMENDATIONS

  6

G. Consider incorporating space for food trucks, farmers markets, etc. 

H. Consider space for a solar energy to reduce costs and carbon footprint or implementing other strategies in 
the building that promote sustainability.

I. Utilize landscaping and treatments to improve pedestrian and bike access and safety, especially along and 
across Noble Parkway.

J. Someone that brings forward a creative financial model to build community wealth.

L. Improve public safety.

FOR MORE INFORMATION, CONTACT:
Paul Mogush
Planning Director
City of Brooklyn Park
763-493-8051
paul.mogush@brooklynpark.org
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BROOKLYN PARK: NOBLE PARKWAY AND HIGHWAY 610
(OLD PARK AND RIDE SITE)
Summary Report and Final Recommendations
January 2022

Sponsored by:  City of Brooklyn Park Submitted by Gretchen Nicholls, 
Local Initiatives Support Corporation (LISC) Twin Cities

Image Credit: Google Maps
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Brooklyn Park: Noble Parkway and Highway 610 
(old Park and Ride site)  

1 Summary Report & Final Recommendations

INTRODUCTION
The City of Brooklyn Park enlisted Twin Cities LISC’s Corridor Development Initiative (CDI) to facilitate 
a series of community workshops from February to March 2020 to identify development guideline 
recommendations for the city-owned site at Noble Parkway and Highway 610, formerly a Park and Ride lot.  
The process was paused in March 2020 due to COVID pandemic social distancing requirements, and restarted 
in November 2021.  The development guidelines will be presented to the Brooklyn Park EDA on February 18, 
2022 for their consideration.

The Corridor Development Initiative offers an opportunity for the community to help guide future development 
rather than react to specific development proposals.  The City of Brooklyn Park identified the CDI process as a 
way to gather community input and explore potential redevelopment options for the site.   With the potential of 
new investment, what would the community be aligned with?  

BACKGROUND
In 2018 the Brooklyn Park Economic Development Authority (EDA) purchased the old Metro Transit Park and 
Ride site for $1,255,800 to ensure its highest and best use as an asset for the community.  The seven acre parcel 
located at Noble Parkway and Highway 610 is a prime redevelopment site with great connectivity (access to 
major arteries and a Metro Transit hub), visibility, and embedded in a strong residential area with commercial 
uses and school nearby.   To guide future development of the site, the City of Brooklyn Park hosted a series of 
community workshops to assess the needs and interests of residents and businesses, while grappling with the 
current real estate market forces, including the recent market trends resulting from the COVID-19 pandemic.  
The recent Brooklyn Park 2040 Comprehensive Plan identifies the following Economic Development Goals 
(not listed in priority order):

Image Credit: Google Maps
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Brooklyn Park: Noble Parkway and Highway 610 
(old Park and Ride site)  

2 Summary Report & Final Recommendations

 Ø Promote robust local restaurant, retail, bioscience, precision manufacturing, and services markets.
 Ø Explore opportunities for new business development, especially within historically underserved 

communities.
 Ø Support human capital development efforts that reinforce workforce, job quality, and density goals 

in Brooklyn Park.
 Ø Identify opportunities to implement community wealth building strategies.

The Comprehensive Plan also identifies the following Housing Goals (not listed in priority order):
• Housing Preservation
 Focus on housing investment and preservation to promote well-maintained neighborhoods and high-

quality housing.
• Affordable and Supportive Housing
 Promote a range of housing choices and opportunities accessible throughout the community.
• Housing Services
 Deliver housing services in an effective and accessible way to meet changing community needs.
• LRT Corridor
 Support high density and walkable housing along the corridor to leverage the transit investment.
• Housing Production
 Identify appropriate locations and opportunities for housing in the community.

To advance the old Park and Ride site for redevelopment, the City of Brooklyn Park will proceed through the 
following stages (opportunities for community input are highlighted in bold):
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Brooklyn Park: Noble Parkway and Highway 610 
(old Park and Ride site)  

3 Summary Report & Final Recommendations

SITE DESCRIPTION
The old Park and Ride site is a flat parcel ready for redevelopment.  Situated along Highway 610 at the Noble 
Parkway exit, it has excellent visibility to over 50,000 cars passing by daily.  In addition, a new Metro Transit 
Park and Ride hub is a block away (walking distance).  Woodland Elementary School is kitty-corner from the 
site, with commercial uses to the north and west.  A mix of newer (built within the last 20 years) to single-
family homes are immediately east of the site.  An array of offices and commercial areas are within reach along 
Highway 610.  Because the site is owned by the Brooklyn Park EDA, it offers a unique opportunity for the City 
to guide its redevelopment toward uses that will benefit the community and help shape future investments in the 
area – a way to explore new concepts or affordable options that the private market does not support.
The property is currently designated as Institutional in the Comprehensive Plan and zoned as Public Institution. 
The Comprehensive Plan will need to be amended and the zoning designation changed to guide the property in 
a manner consistent with the development goals.

During the workshops, community members suggested a number of themes which 
included: 

• Incorporate appropriate scale and design to accommodate the single-family residential area to the east. 
Residents from the adjoining neighborhood suggested a barrier or berm to separate from the east side 
of the parcel, restrictions on height for buildings closest to their properties, and a preference for owner-
occupied housing.  

• Identifying complementary uses to enhance the surrounding area, such as local restaurants, grocery 
store, and neighborhood services that also accommodate commuters and transit users.  

• The site has potential as a regional destination – such as recreational/community uses
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Brooklyn Park: Noble Parkway and Highway 610 
(old Park and Ride site)  

4 Summary Report & Final Recommendations

• Opportunity to create shared spaces (e.g. food hall, innovation lab, business center, etc.)
• Given the strong demand for housing in today’s market, a mixed-use option that includes residential 

would increase its financial viability. 
• The site provides a special opportunity to celebrate the diverse community of Brooklyn Park and 
what better way to do that than through food.  Creating a signature destination that reflects the unique, 
united, and (previously) undiscovered riches of Brooklyn Park is important to consider at this site.     

• Congestion created by the freeway on- and off-ramps suggest the need for good traffic flow design for 
the site. There has been pedestrian safety concerns in the area that should also be addressed (especially 
crossing Noble Parkway).  High speed traffic on Noble Parkway has become a particular concern for 
the community that should be addressed.  High density traffic is a concern for the quiet neighborhood 
to the east, Pinebrook Village, and a public safety concern.

Community members participated in an interactive block exercise to explore different development options for 
the site.  The scenarios were run through a financial tool to assess their financial viability.  Through the exercise 
participants gained a greater understanding about the tradeoffs that developer faces to get to a viable project.    

One of the final workshops included a panel of developers that explained that the COVID-19 pandemic has 
impacted the demand for office spaces, retail in both the short and long run.  Industries such as hospitality and 
entertainment have been hit hard, yet will likely adapt and recover. The move to remote working will likely 
have a long-term reduction on the demand for office space, while expanding the need for additional office-space 
in housing.  The demand for housing continues to be strong, including the mounting need for workforce and 
affordable housing that serves lower and entry-level income households.  Employers also appreciate housing 
options nearby to attract and retain workers.    

Existing commercial area to the north of the site.
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Brooklyn Park: Noble Parkway and Highway 610 
(old Park and Ride site)  

5 Summary Report & Final Recommendations

RECOMMENDATIONS FOR REDEVELOPMENT OF THE SITE
Based on input from the community workshops, the following are suggested guidelines without unanimous 
support:

Goal 1. Mixed-Use options that complement and enhance the surrounding area
A. FOOD: Consider sit-down (such as Olive Garden), unique, or fast-casual restaurants; micro-brewery;  

small concept grocery store (such as Fresh Thyme, Trader Joe’s, etc.); and neighborhood services that 
might also accommodate transit users

B. HOUSING: Residential options such as townhomes, senior affordable housing, or market-rate or 
mixed-income apartments.  Prioritize inclusive housing that is accessible to everyone, including 
people in wheelchairs, disabled, or visually impaired.  

C. GOODS AND SERVICES: Neighborhood scale retail (e.g. hardware store, child care center, spa/
salon, bakery/bagel shop, small format variety goods store, medical/dental offices, etc.)

D. DESTINATIONS: Potential site for a regional destination (e.g. Aquatic center, recreation center, 
indoor playground, skateboard park, art/cultural center, indoor agriculture, sky zone, etc.), family-
friendly entertainment centers (e.g. Chutes and Ladders, etc.) or create shared spaces such as a food 
hall (e.g. The Market at Malcolm Yards, Keg and Case Market, Midtown Global Market, Northtown 
Food Hall in Blaine, etc.), an innovation lab, business center, art-maker space, technology center, 
business incubator, and/or commercial kitchen space.  

Goal 2.  Uses, Design, and Transportation Features
A. Consider berms or sound barriers to buffer the site from single family homes and limit noise and 

access. Also consider the height and sight lines for existing neighborhood residents.
B. Higher density and commercial uses are situated close to Noble Parkway, and step down density as it 

approaches single family homes
C. Promote high-quality design to blend with existing / surrounding buildings architectural styles
D. Include elements that enhance the area as a unique and special place.
E. Maximize setbacks to the building(s) to ensure adequate sight lines for traffic and pedestrians and 

existing neighborhood residents.

Woodland Elementary is located to the Northwest of the site. Image credit: Google Maps
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Brooklyn Park: Noble Parkway and Highway 610 
(old Park and Ride site)  

6 Summary Report & Final Recommendations

F. Quality materials and design, including green technologies, sustainable building techniques and 
products geared toward energy efficiency. Prevent pollution and improve environmental safety 
including water run-off.

G. Consider incorporating space for food trucks, farmers markets, etc. 
H. Consider space for a solar energy to reduce costs and carbon footprint or implementing other 

strategies in the building that promote sustainability.
I. Utilize landscaping and treatments to improve pedestrian and bike access and safety, especially along 

and across Noble Parkway.
K. Someone that brings forward a creative financial model to build community wealth.
L. Improve public safety.

OVERVIEW OF THE CORRIDOR DEVELOPMENT INITIATIVE PROCESS:
The Corridor Development Initiative consisted of three initial community workshops held at Woodland 
Elementary (4501 Oak Grove Pkwy, Brooklyn Park 55443), but were paused due to COVID19 pandemic 
restrictions.  The process was resumed in November 2021 with two final sessions conducted with both virtual 
and in-person options (held in the Brooklyn Park City Council Chambers) in compliance with pandemic 
protocols.  Over 85 community members attended the workshops aimed at gathering input on community 
values and concerns and assessing possible development scenarios that could meet those values, with over 50% 
attending more than one session.  The extended pause resulted in some participants joining for the final sessions 
that had not benefited from the full spectrum of information provided, and some participants from the earlier 
sessions that did not return for the completion of the process.  

The process included interactive exercises to gather ideas from community members, presentations from 
city staff, and a technical team of facilitators, design, and development experts to help guide and inform the 
conversations.  Participants considered a range of development options for the 7-acre site and identified ways 
that redevelopment could enhance the area for future and current residents.  The purpose of the CDI process 
is to identify recommendations for redevelopment that will advance community goals and align with market 
realities. A detailed list of attendees is provided in Attachment H.  

Participants at Workshop II: The Block Exercise, on February 19, 2020.
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Brooklyn Park: Noble Parkway and Highway 610 
(old Park and Ride site)  

7 Summary Report & Final Recommendations

Community Outreach
A variety of methods were used to notify the community about the Brooklyn Park: Noble Parkway and Hwy 
610 (Park and Ride site) CDI community workshops.  Information was distributed through:

• Postcard mailings
• Flyers that were distributed door to door throughout the adjacent neighborhood and businesses
• Notifications by email list serves
• Facebook and other social media outlets
• The City of Brooklyn Park web site
• Individual outreach/word of mouth

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

Postcard that was mailed to residents.
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Brooklyn Park: Noble Parkway and Highway 610 
(old Park and Ride site)  

8 Summary Report & Final Recommendations

Project Advisory Group
A project advisory group was established to provide the following supports:

 Ø Inform the design and content of the CDI workshops
 Ø Develop an outreach and communication strategy to recruit participation in the CDI workshops, and
 Ø Review and provide feedback to the draft recommendations.

Thank you to the following project advisory members:
• Syed Husain, resident
• Rich Xiong, resident
• Jim Stone, Sweet Taste of Italy
• Craig Weitzel, Noble Park Mobil
• Kathy Fraser, CLIC Commissioner
• Lucy Galbraith, Metro Transit

City staff:
• Cindy Sherman
• Paul Mogush
• Sarah Abe
• Todd Larson
• Claudia Diggs

CDI Technical Team
The LISC CDI technical team included:

• Barbara Raye, Center for Policy Planning and Performance (facilitator and evaluator)
• Katie Thering, (block exercise coordinator)
• Miranda Walker, Aeon (financial analysis for the block exercise)
• Tom Leighton, Tangible Consulting (presentation for workshop 1 and block exercise facilitator)
• Dan Marckel, block exercise facilitator
• Julia Paulsen-Mullin, block exercise facilitator
• Gretchen Nicholls, Twin Cities LISC (CDI Coordinator)
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The series of CDI community workshops were held at Woodland Elementary and City Council Chambers (also 
in virtual format).  They included:

Workshop I: Gathering Information 
Wednesday, February 5, 2020

Presentations were provided by: 
• Cindy Sherman (City of Brooklyn Park) – an overview of city goals, site review process, and a history 
of the redevelopment site, and 

• Tom Leighton (Tangible Consulting) – an orientation on current housing and commercial real estate 
market trends, and elements of the surrounding area that informs options for the redevelopment site.  

Participants were asked to respond to four questions:

1.) What makes this area interesting or unique?
Themes: 

• Accessibility and location – highly visible
• Size of the site
• Strong neighborhoods and amenities nearby (e.g. natural areas and trails, transit park and ride, school 
and neighborhood retail)

2.) What could be accomplished through development that would improve or enhance the area?
Themes: 

• Generate income/jobs
• New housing opportunities
• Commercial uses (e.g. brew pub, community gathering places, sit-down restaurants, business center 
for remote workers, retail, health services, etc.)

• Sound barriers
• Amenities for recreation or water features
• Safety improvements
• Additional tax base
• Anything is better than “as is” – create a destination, something unique

Participants at Workshop II: The Block Exercise, on February 19, 2020.
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3.) What concerns for the area do you have as future development occurs?
Themes: 

• Commercial uses – will they succeed?
• Undesirable types of commercial or retail
• Gentrification – increased values that could push people and businesses out of the area
• High density housing (townhomes, rental)
• Poor quality materials and design
• Increased safety concerns – busy streets nearby
• Traffic and congestion
• Noise and pollution
• Needs to be respectful of neighborhood nearby

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:  

•  Innovation center – creative spaces for business start-up, enterprise and technical supports
•  Indoor agriculture, cube farms
•  Corporate touch down – incubator type area for “work from home future”
•  Commercial kitchen space
•  Entertainment
•  Ethnic food hall
•  Inviting, easy technology center
•  Maker spaces
• Brewery and winery with food
•  Business offices
•  Business incubator
•  Restaurants (not fast food)
•  Grocery stores
•  Health services

Housing:
•  Senior housing
•  Market rate rentals
•  Condominiums or townhomes (ownership)
•  Mixed use with residential above first floor retail

Amenities:
• Cultural center
• Indoor playground space
• Passive green space for walking, sitting, gardens
• Skateboard park for teenagers
• Aquatic Center
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Workshop II: Development Opportunities – Block Exercise
Wednesday, February 19, 2020

Participants worked at three tables facilitated by CDI team members to explore different development scenarios 
for the 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 financially feasible scenarios.  An overview of the 
scenarios for the site is provided in Attachment E.

Workshop III: Panel Discussion 
Wednesday, March 4, 2020

Panelists include:
• David Wellington, Wellington Management, Inc.
• Tom Hoffman, Colliers International – Minneapolis | St. Paul

Themes of the discussion include:
What do developers look for when deciding where to invest?

• Connectivity and access – this site has key access to major transportation arteries and transit
• Flat grade, contiguous land, size of site
• Surrounding market, traffic counts, and employer/residential density

What would you envision for the site?
• Design of the site will be important given the highway and backs up onto residential
• One panelist preferred retail, the other panelist preferred residential. Commercial office did not appeal 
(especially co-worker space)

Participants at Workshop II: The Block Exercise, on February 19, 2020.
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How do we attract a sit-down restaurant?
• There is a significant challenge for larger restaurants (format of 5,000 –7,500 square feet), primarily 
with the cost of labor.  We have a mixed use project in Maple Grove where one of two restaurants 
have struggled to keep going.  They are on their fourth restaurant in four years.  Brand is important – 
consumers respond to names we know.  Smaller restaurants with smaller ticket items (1,500 – 2,000 
square feet, possible chain) would be a better anchor for the site.

• Fast, casual, quick service in a smaller bay (e.g. Chipotle, Subway) –these restaurants have more 
proven staying power.  Most customers will be drawn from Hwy 61, not from the neighborhood.

How can a developer work collaboratively with a neighborhood?
• For a mixed use project that includes housing, height will be needed –massing is a mismatch to lower 
height housing nearby.  There are ways for design to shift the perspective.  Underground parking 
creates extra dirt, which needs to be put somewhere.  It could be mounded to create a hillside or buffer/
visual barrier for privacy for the single family homes.

How to attract the right businesses and developer?
• To attract retail – show me where people live and work.  Fast casuals draw youth, families, people 
that fun down Hwy 610 for a good fast meal. A developer doesn’t want a poorly operating strip mall, 
either.  It’s best to find a developer that is tied to the community.

• The best way to get there is through a highly professional city staff and leadership – and Brooklyn 
Park has that.

For a full overview of the Panel Discussion, please see Attachment F.      

Workshop IV: Recap and Refresh
Tuesday, November 9, 2021

Presentations were provided by: 
• Paul Mogush (City of Brooklyn Park) – an overview of the purpose and progress of the community 

engagement process to date for the old Park and Ride site at Noble Parkway and Highway 610
• Gretchen Nicholls (LISC Twin Cities, CDI Coordinator) – a recap of the first three community 
workshops.

Developer panel update: 
•  Johnny Opara, JO Companies
•  David Wellington, Wellington Management, Inc.

How has the pandemic impacted the real estate markets?
• Continue to have strong demand for affordable housing, pandemic has increased the crisis (this 

specific site is not in a qualified census tract to qualify for federal resources)
• Strong demand for suburban multifamily housing 
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• Strong demand for suburban retail and some urban retail
• Office market is frozen – businesses are trying to figure out return-to-work plan and pushing off 
decisions for expanding or moving.  

• Industrial is probably the strongest asset class in real estate right now.  The industrial market has 
become quite tight.  Developers are building speculative buildings that don’t have a tenant lined up 
assuming they will be filled once the project is complete, which is an unusual and risky approach that 
requires a lot of trust from lenders.

• Industries such as hospitality and entertainment have been hit hard, yet will likely adapt and recover. 
• The move to remote working will likely have a long-term reduction on the demand for office space, 

while expanding the need for additional office-space in housing.  
• The demand for housing continues to be strong, including the mounting need for workforce and 
affordable housing that serves lower and entry-level income households.  

• Employers also appreciate housing options nearby to attract and retain workers.    

Workshop V: Framing Recommendations 
Tuesday, November 16, 2021

Draft development guidelines were reviewed and edited by participants to reach a consensus for the final 
recommendations (provided in Attachment A).  

Evaluation Summary of the CDI process
Brooklyn Park held 5 community sessions to gather input and recommendations regarding potential 
redevelopment of the Old Park and Ride Lot - Noble/Hwy 610. All attendees were given feedback forms after 
each meeting. The feedback forms asked what was successful about the meeting and how the next meeting 
could be improved. Participants were also asked what additional information they would like, if they were 
satisfied with the session, and if they would recommend a similar series to other municipalities.

A strong majority of respondents gave good to excellent ratings to the meeting content and would recommend 
the series to others. Most were also somewhat to very satisfied with the sessions overall.  People appreciated 
most listening to each other, small group conversations, large group discussions, and conversations being 
respectful even when there was disagreement. They strongly appreciated the opportunity to give input. They 
encouraged the city to do more of these sessions in the future. The block exercise - where participants were 
given an opportunity to “build” a development and then learn its financial feasibility - and the developers panel 
with open questions both received high marks. 

Residents reported that they gained insight, information about options for the site, and thoughts from and 
relationships with neighbors. They also gained more clarity on the development process, what is feasible, and 
ways they can provide input
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At each session participants also suggested improvements. A couple of times that was for a larger space to 
accommodate everyone. At others it was for microphones so everyone could hear better and more information 
in advance. The last two sessions – scheduled several months after the first three due to COVID risks – used 
both in-person and zoom attendance. The remote attendance worked better the second time but did allow more 
people to participate than could attend in person.

CONCLUSION
The Corridor Development Initiative submits the attached Development Guideline recommendations to the 
Brooklyn Park Economic Development Authority (EDA) for your consideration regarding the old Park and Ride 
site at Noble Parkway and Highway 610.

ATTACHMENTS
A. Brooklyn Park: Noble Parkway and Highway 610 (old Park and Ride site) CDI Development 

Guideline Recommendations
B. Map of the study area 
C. Workshop I presentation
D. Workshop I Summary and Themes
E. Workshop II Development Scenario Summaries
F. Workshop III Developer Panel Discussion Notes
G. Workshop IV Refresh and Recap presentation
H. Attendance list for the Brooklyn Park: Noble Parkway and Highway 610 (old Park and Ride site) CDI 

workshops 
I. Announcement/publicity flyer for the Brooklyn Park: Noble Parkway and Highway 610 (old Park and 

Ride site) CDI workshops
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ATTACHMENT A. BROOKLYN PARK: NOBLE PARKWAY AND HIGHWAY 
610 (OLD PARK AND RIDE SITE) CDI DEVELOPMENT GUIDELINE 
RECOMMENDATIONS
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ATTACHMENT B. MAP OF THE STUDY AREA
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ATTACHMENT C. WORKSHOP I PRESENTATION
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ATTACHMENT D. WORKSHOP I SUMMARY AND THEMES
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ATTACHMENT E. WORKSHOP II DEVELOPMENT SCENARIO SUMMARIES
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ATTACHMENT F. WORKSHOP III DEVELOPER PANEL DISCUSSION NOTES
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ATTACHMENT G. WORKSHOP IV REFRESH AND RECAP PRESENTATION
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ATTACHMENT H. ATTENDANCE LIST FOR THE BROOKLYN PARK: NOBLE 
PARKWAY AND HIGHWAY 610 (OLD PARK AND RIDE SITE) CDI WORKSHOPS 

Brooklyn Park: Noble/HWY 610
CDI Workshop Attendance

Wksp 1 Wksp 2 Wksp 3 Wksp 4 Wksp 5 First Name Last Name Organization Address
1 1 Alyssa Bentz 4102 Foxglove Ave N

1 Kim Berggren City of Brooklyn Park
1 1 1 1 Maggie Borer 9501 Scott Lane N
1 Chad Carstens 3622 104th Ave N
1 1 1 1 1 Liam Cavin 10416 Grimel Ave N
1 1 Reva Chamblis Metro Council 3108 94th Ave N

1 1 Rebecca Connor
1 1 Joan Corey

1 Reva Chamblis Metro Council 3108 94th Ave N
1 William Disch 8308 York Ave N

1 1 Thuy Doan
1 1 Rebecca Dougherty

1 1 Dale Dow 3949 Foxglove Ct
1 Lindsey DuBois 4101 Foxglove Ave N
1 Armando Duran 9633 Washburn Ave N
1 Sandy Duran 10778 Unity Ln N

1 Brian Finlay 3917 94th Ave N 
1 1 1 1 Kathy Fraser 7209 92nd Trail N
1 1 1 Lucy Galbraith Metro Transit
1 1 1 Carol Germ 10500 Mississippi Cir N

1 John Germ 10500 Mississippi Cir N
1 Chad Gomez

1 1 John Granger
1 1 Jeremy Griffinow 4018 Foxglov Ave 
1 1 1 Jeremy Hansen 4125 Foxglove Ave N
1 1 Teri Hansen 4125 Foxglove Ave N

1 1 Marcus Haug
1 1 1 Chris Herbers 9663 Linden Lane N
1 1 1 Lisa Jacobson Brooklyn Park City Council
1 1 1 Rob Johansen 10424 Abbott Ct N
1 1 Lynn Johnson 9623 Linden Ln N
1 Reid Johnson 9336 Newton Ave 
1 Bob Johnson 10006 Butternut Circle N
1 1 1 1 Jean Jones 9657 Thomas Ave N
1 1 Curt Jones 9657 Thomas Ave N
1 1 Phil Kamps 9633 Linden Ln N
1 1 Ann Kamps 9633 Linden Ln N
1 Stephen Kennedy 4048 Foxglove Ave
1 1 1 1 1 Dene Kennedy 4048 Foxglove Ave N
1 Audrey Kenyon 8629 Maplebrook Pkwy N
1 Herve Ketchaya 4101 Foxglove Ave N
1 1 1 1 1 Nichole Klonowski 4117 99th Ave N

1 1 1 1 Dave Knox 4150 Foxglove Ave N
1 1 1 1 Mary Kay Knox 4150 Foxglove Ave N

1 1 1 Cory Kopp 4001 Foxglove Ave
1 1 1 Andy Krolnik 3824 94th Ave N
1 Kathy Krolnik 3824 94th Ave N

1 1 Bailey Krolnik 3824 94th Ave N
1 Lauri Krynski 9663 Linden Lane N

1 1 Terry Kubalak 9910 Linden Ave
1 Chris Kurle 3509 Daylily Ave N

1 XP Lee 8815 Windsor Terrace
1 1 Debbie Lenzen
1 Joe Levens

1 Daryl Loken 9807 Evergreen Ave N
1 Jeff Lunde Brooklyn Park Mayor

1 Sherry Maahs
1 Cedric Mendiola
1 Jeff Miller
1 Katie Miller
1 Carmen Morris
1 Boyd Morson City of Brooklyn Park
1 Mai Mua
1 Rachel Muntean
1 1 Robert Okeefe

1 H Parmar 3301 103rd Ave N
1 Gary Rapp

1 1 1 Scott Simmons 8806 Teleford Cross
1 1 1 1 Tom St. Martin 4908 Marigold Ave N
1 1 Joan St. Martin 4908 Marigold Ave N
1 1 Mareen Stasgl 3708 Ladyslipper

1 Mary Kay Synstelien
1 1 1 Robin Turner 9012 Dunbar Knoll Ct
1 William Verkuilen 10209 Regent Ave N
1 1 Andrew Warcken 9903 Chestnut Ave N
1 1 1 Cheri Warwick 3716 Ladyslipper Ln N

1 Sherry Weiss
1 1 Craig Weitzel Noble Mobil 9500 Noble Parkway
1 1 1 Joe Wiatros 10106 Chowen Lane N

1 Ike Williams
1 1 Carol Woehrer

1 1 Leng Xiong WeRONE MN 3025 65th Ave N
1 1 1 Chia Xiong 4034 Foxglove Ave N

1 Riley Xiong 4034 Foxglove Ave N
1 1 1 Rich Xiong 4034 Foxglove Ave N

48 36 28 32 24
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ATTACHMENT I. ANNOUNCEMENT/PUBLICITY FLYER FOR THE BROOKLYN 
PARK: NOBLE PARKWAY AND HIGHWAY 610 (OLD PARK AND RIDE SITE) CDI 
WORKSHOPS 

The City of Brooklyn Park invites you to an important 
conversation to guide the future development of the old Park 
and Ride lot at Noble Parkway and HWY 610. With support 
from a team of design and development experts, community 
members will participate in a series of workshops to provide 
recommendations to the Brooklyn Park City Council.

FOR MORE INFORMATION, CONTACT:
Cindy Sherman, City of Brooklyn Park at 763-493-8051 or cindy.sherman@brooklynpark.org  

Sarah Abe, City of Brooklyn Park at 763-493-8089 or sarah.abe@brooklynpark.org 
Gretchen Nicholls at 651-265-2280 or gnicholls@lisc.org

OR VISIT WWW.BROOKLYNPARK.ORG

** 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.

Corridor Development Initiative | Community Workshops

Join us in guiding the future redevelopment of the 
OLD PARK AND RIDE LOT AT NOBLE PARKWAY AND HWY 610

WORKSHOP1
GATHER INFORMATION
Wednesday, February 5, 2020
6:30 - 8:30 pm

What is important and unique about the opportunity 
site (old Park & Ride) at Noble Pkwy and 
HWY 610?  What are the concerns about future 
development, and what can be achieved?

WORKSHOP3
DEVELOPER PANEL DISCUSSION
Wednesday, March 4, 2020
6:30 - 8:30 pm

Explore the opportunities and challenges of 
redeveloping the site with a panel of developers that 
bring a range of expertise.

WORKSHOP4
FRAMING RECOMMENDATIONS 
Wednesday, March 18, 2020
6:30 - 8:30 pm

Contribute to the creation of development 
recommendations for opportunity site at Noble Pkwy and 
HWY 610, which will be submitted to the Brooklyn Park 
City Council and Planning Commission.

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

WOODLAND ELEMENTARY
4501 Oak Grove Pkwy, Brooklyn Park, MN 55443

DEVELOPMENT OPTIONS – 
THE BLOCK EXERCISE
Wednesday, February 19, 2020
6:30 - 8:30 pm
Join your neighbors in an interactive workshop to create 
development scenarios for the site at the old Park & Ride 
at Noble Pkwy and HWY 610.  Design experts will be on 
hand to share ideas and insights.

WORKSHOP2

MARK YOUR CALENDARS FOR THESE COMMUNITY WORKSHOPS! 

SPONSORED BY:THE CORRIDOR DEVELOPMENT 
INITIATIVE IS A PROGRAM OF:

Refreshments will be provided
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City of Brooklyn Park 
Request for EDA Action 
Agenda Item: 4.1 Meeting Date: February 22, 2022 

Agenda Section: Consent Prepared By: 
Josephine Thao,  
Program Assistant  

Resolution: N/A 

Presented By: 
Kim Berggren,  
Executive Director Attachments: 1 

Item: Consider Approving the EDA Meeting Minutes 
 
Executive Director’s Proposed Action: 
 
MOTION _______________, SECOND _______________, TO APPROVE THE JANUARY 18, 2022 EDA 
MEETING MINUTES. 

Overview: N/A 
 
Primary Issues/Alternatives to Consider: N/A 
 
Budgetary/Fiscal Issues: N/A 
 
Attachments: 
 
4.1A   JANUARY 18, 2022 DRAFT MEETING MINUTES 
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THE BROOKLYN PARK ECONOMIC DEVELOPMENT AUTHORITY 

OF THE CITY OF BROOKLYN PARK 
JANUARY 18, 2022 MEETING MINUTES 

 
 
I. ORGANIZATIONAL BUSINESS: 

 
1. CALL TO ORDER:  President Lisa Jacobson at 7:00 p.m. 

 
ROLL CALL PRESENT:  President Lisa Jacobson, Treasurer Susan Pha and 
Commissioners Boyd Morson, Wynfred Russell, and Tonja West-Hafner. 
 
ABSENT/EXCUSED:  Vice President Terry Parks. 
 

2. PUBLIC COMMENT AND RESPONSE: 
 

2. A Response to Prior Public Comment:  None. 
 
2. B Public Comment received: None. 
 

3.  APPROVAL OF AGENDA 
 
President Jacobson noted a request to remove Item 7.1 from the agenda. 
 
MOTION JACOBSON, SECOND WEST-HAFNER APPROVING THE AGENDA 
AS AMENDED.   
 
A ROLL CALL VOTE WAS PERFORMED: 
 
COMMISSIONER WEST-HAFNER AYE 
COMMISSIONER RUSSELL  AYE 
COMMISSIONER MORSON  ABSENT/LOST CONNECTION 
COMMISSIONER PARKS  ABSENT 
COMMISSIONER PHA  AYE 
PRESIDENT JACOBSON  AYE 
 
MOTION PASSED UNANIMOUSLY. 

 
It was noted that Commissioner Morson was having technology issues and was 
attempting to rejoin the meeting.   
 
Commissioner Morson rejoined the meeting. 
 

II. STATUTORY BUSINESS: 
 
 4. CONSENT: 
 

4.1 Consider Approving EDA Meeting Minutes. 
  A.   November 15, 2021 Draft Meeting Minutes 
 4.2 Consider Approving the Proposed 2022 EDA Meeting Calendar 
  A.  2022 EDA Meeting Calendar 
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4.3 Consider Designating U.S. Bank as the Official Depository for the 

Economic Development Authority for 2022 
 

MOTION WEST-HAFNER, SECOND LISA JACOBSON TO APPROVE 
THE CONSENT AGENDA.   
 
A ROLL CALL VOTE WAS PERFORMED: 
 
COMMISSIONER RUSSELL  AYE 
COMMISSIONER MORSON  AYE 
COMMISSIONER PHA  AYE 
COMMISSIONER WEST-HAFNER AYE 
PRESIDENT JACOBSON  AYE 
 
MOTION PASSED UNANIMOUSLY.   

 
5. PUBLIC HEARINGS: 
 

5.1 None. 
 
6. GENERAL ACTION ITEMS: 
 

6.1 Consider Election of Officers 
 

MOTION WEST-HAFNER, SECOND PHA TO ELECT LISA JACOBSON 
AS PRESIDENT OF THE BROOKLYN PARK ECONOMIC 
DEVELOPMENT AUTHORITY.   
 
A ROLL CALL VOTE WAS PERFORMED: 
 
COMMISSIONER MORSON  AYE 
COMMISSIONER PHA  AYE 
COMMISSIONER WEST-HAFNER AYE 
COMMISSIONER RUSSELL  AYE 
PRESIDENT JACOBSON   AYE 
 
MOTION PASSED UNANIMOUSLY.   
 
MOTION PHA, SECOND JACOBSON TO ELECT BOYD MORSON AS 
VICE PRESIDENT OF THE BROOKLYN PARK ECONOMIC 
DEVELOPMENT AUTHORITY.   
 
A ROLL CALL VOTE WAS PERFORMED: 
 
COMMISSIONER PHA  AYE 
COMMISSIONER WEST-HAFNER AYE 
COMMISSIONER RUSSELL  AYE 
COMMISSIONER MORSON  AYE 
PRESIDENT JACOBSON   AYE 
 
MOTION PASSED UNANIMOUSLY.   
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MOTION JACOBSON, SECOND PHA TO ELECT WEST-HAFNER AS 
TREASURER OF THE BROOKLYN PARK ECONOMIC DEVELOPMENT 
AUTHORITY.   
 
A ROLL CALL VOTE WAS PERFORMED: 
 
COMMISSIONER PHA  AYE 
COMMISSIONER WEST-HAFNER AYE 
COMMISSIONER RUSSELL  AYE 
COMMISSIONER MORSON  AYE 
PRESIDENT JACOBSON   AYE 
 
MOTION PASSED UNANIMOUSLY.   

 
MOTION JACOBSON, SECOND WEST-HAFNER TO ELECT WYNFRED 
RUSSELL AS SECRETARY OF THE BROOKLYN PARK ECONOMIC 
DEVELOPMENT AUTHORITY.   
 
A ROLL CALL VOTE WAS PERFORMED: 
 
COMMISSIONER WEST-HAFNER AYE 
COMMISSIONER RUSSELL  AYE 
COMMISSIONER MORSON  ABSENT/LOST CONNECTION 
COMMISSIONER PHA  AYE 
PRESIDENT JACOBSON   AYE 
 
MOTION PASSED UNANIMOUSLY.   

 
6.2 Consider Amending the By-Laws of the Brooklyn Park Economic 

Development Authority, Section 3.4, to Change the Starting Time for 
Economic Development Authority Meetings to 6:00 p.m. 

 A.  By-Laws of the Brooklyn Park Economic Development Authority  
 

MOTION JACOBSON, SECOND WEST-HAFNER TO AMEND THE BY-
LAWS OF THE BROOKLYN PARK ECONOMIC DEVELOPMENT 
AUTHORITY, SECTION 3.4, TO CHANGE THE STARTING TIME FOR 
ECONOMIC DEVELOPMENT AUTHORITY MEETINGS TO 6:00 P.M.   
 
A ROLL CALL VOTE WAS PERFORMED: 
 
COMMISSIONER RUSSELL  AYE 
COMMISSIONER MORSON  ABSENT/LOST CONNECTION 
COMMISSIONER PHA  AYE 
COMMISSIONER WEST-HAFNER AYE 
PRESIDENT JACOBSON   AYE 
 
MOTION PASSED UNANIMOUSLY.   

 
6.3 Consider Awarding the Bid for the Demolition of 7970 Brooklyn Boulevard 

North to Equity Builders and Construction Services, Inc. 
   A.  Resolution  
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   B.  Location Map 
 

Business Development Coordinator Daniela Lorenz provided background 
information on the project noting that the EDA approved the purchase of 
the property at its July meeting with the intention of developing a Small 
Business Center.  She stated that part of the process will include doing an 
interior demolition in the space.  She noted that traditionally demolition and 
construction contracts are bid together but staff wanted to open the 
possibility for other small contractors to get involved with the project.  She 
provided details on the procurement process that was followed, and the 
inclusion procurement strategies employed.  She stated that six bids were 
received and stated that the recommendation would be to accept the lowest 
qualified bidder, Equity Builders and Construction Services.  She stated 
that this project would only include the interior demolition, removal and 
filling in of the pool space located on the north side of the space to the 
specifications of the City’s building inspections team.  She reviewed the 
next steps, should the contract be awarded today, noting that demolition 
would begin by March 1st and must be completed by April 1st.  She noted 
that additional construction contract award will be considered at a future 
EDA meeting. 
 
MOTION, JACOBSON, SECOND WEST-HAFNER TO WAIVE THE 
READING AND ADOPT RESOLUTION #2022-01 AWARDING THE BID 
FOR THE DEMOLITION OF 7970 BROOKLYN BOULEVARD NORTH TO 
EQUITY BUILDERS AND CONSTRUCTION SERVICES, INC.   

Further Discussion: Commissioner Russell stated that he supports this and 
believes that it will be great for the community. 

Commissioner Pha commented that she likes that when there is the 
opportunity to break up large projects, it allows smaller contractors to bid 
on them.  She stated that she is also excited that they are moving ahead 
with the project and hopes that construction will occur this summer.  She 
asked staff for a timeline on when the construction may begin. 

Business development coordinator Daniela Lorenz stated that the goal is 
to begin construction in late April and be moved in by this time next year. 

Commissioner West-Hafner thanked staff, noting that this is exactly what 
they have been asking for related to bid work to give smaller contractors a 
chance. 

Commissioner Morson stated that he also supports this action.  He 
commented that this process to allow smaller contractors was a great 
concept.   

President Jacobson stated that she was concerned with the significant 
difference in cost compared to other companies but was satisfied with the 
explanation provided by the contractor.  She stated that she would love to 
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see additional opportunities to continue to work with this business in the 
future. 

A ROLL CALL VOTE WAS PERFORMED: 
 
COMMISSIONER MORSON  AYE 
COMMISSIONER PHA  AYE 
COMMISSIONER WEST-HAFNER AYE 
COMMISSIONER RUSSELL  AYE 
PRESIDENT JACOBSON   AYE 
 
MOTION PASSED UNANIMOUSLY.   
 

6.4 Consider Authorizing the Executive Director to Enter into an Agreement 
with Zane Commons, LLC for Predevelopment Activities at 7701 Brooklyn 
Boulevard and the Surrounding EDA Owned Properties 

   A.  Resolution  
   B.  Location Map 
   C.  Draft Predevelopment Contract 
 

Development Project Coordinator Sarah Abe provided background 
information noting that the redevelopment of Village Creek was identified 
as a strategic priority in 2019.  She stated that the EDA reviewed the 
application in July and accepted grant funds in October.  She stated that 
the EDA has owned these properties since the early 2000s and has not 
received any development proposals.  She reviewed the grant funded 
predevelopment activities which are meant to do vision and planning 
activities.  She identified the members of the predevelopment team and 
reviewed the project timeline.  She stated that the total grant amount was 
$75,000 combined with the 25 percent match from the EDA for a total 
budget of $100,000.  She asked the EDA to consider authorizing the 
Executive Director to enter into an agreement with Zane Commons, LLC 
for predevelopment activities at 7701 Brooklyn Boulevard and the 
surrounding EDA owned properties.   
 
MOTION, JACOBSON, SECOND RUSSELL TO WAIVE THE READING 
AND ADOPT RESOLUTION #2022-02 AUTHORIZING THE EXECUTIVE 
DIRECTOR TO ENTER INTO AN AGREEMENT WITH ZANE COMMONS, 
LLC FOR PREDEVELOPMENT ACTIVITIES AT 7701 BROOKLYN 
BOULEVARD AND THE SURROUNDING EDA OWNED PROPERTIES.   

Further Discussion: Commissioner Morson expressed congratulations. 

Commissioner Pha commented that she is excited to see what comes from 
this work. She noted that this is an example of a local business owner taking 
advantage of the programs and funding available. She stated that she was 
also excited to see the use of local consultants and contractors. 
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Commissioner Russell stated that it is exciting to see the business owner 
expanding and noted his commitment to diversity at his local businesses. He 
looks forward towards more work towards this vision. 

Commissioner West-Hafner stated that she is excited about the grant funding 
for these projects in order to see what the next step will be and what the vision 
will become. She noted that this is the first step in envisioning what could go 
on this site. She noted that changes to zoning or land use may need to be 
considered depending on the results of this study.   

President Jacobson commented that the business owner has a reputation for 
his businesses being high quality, good appearance, and an asset to the 
community and looks forward to more of that. 

A ROLL CALL VOTE WAS PERFORMED: 
 
COMMISSIONER PHA  AYE 
COMMISSIONER WEST-HAFNER AYE 
COMMISSIONER RUSSELL  AYE 
COMMISSIONER MORSON  AYE 
PRESIDENT JACOBSON   AYE 
 
MOTION PASSED UNANIMOUSLY.   
 

III. DISCUSSION: 
 
7. DISCUSSION ITEMS 
 
 7.1 Presentation of CURA Recommendations 
  A.  Brooklyn Park Housing Project Executive Summary 
 

7.2 Status Update : 
• Draft Microbusiness Loan Pilot Program 
• Draft Commercial Code Correction Loan Program 
• 2022 EDA Legislative Policy Positions 

 
 Executive Director Kim Berggren provided a summary of the information 

included in the packet and actions at recent meetings.  She stated that 
Raising Canes will hold its grand opening on January 25th.  She stated that 
updates continue to be provided on the Small Business Center.  She 
provided an update on the recent use of the SAC and WAC program made 
available through the EDA for a new business and advised of a new loan 
program.   

 
 Commissioner Morson asked if there is an emergency assistance program.  

He stated that if the City does not have one, it should perhaps consider 
such a program. 
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 Executive Director Kim Berggren replied that there is an emergency 

assistance program for ownership housing, noting that the City partners 
with Hennepin County for that program.   

 
 Commissioner Morson commented that there are challenging times 

following the last few years and perhaps the criteria should be revisited to 
ensure more residents could qualify for assistance.  He thanked everyone 
that participated in the efforts that have benefited the residents of Brooklyn 
Park.   

 
 Commissioner Pha referenced the commercial code correction loan 

program and asked the total funds available for lending. 
 
 Business Development Coordinator Daniela Lorenz commented that there 

will be a limit of $100,000 because it is a new program.  She stated that 
there are almost $2,000,000 that could be utilized across any of those 
BPDC programs. 

 
 Commissioner Pha commented that she believes that this will be a popular 

program.  She stated that she was glad to hear there is a preliminary cap 
but that additional funds could be made available if necessary.  She asked 
if the decision to release additional funds would require additional 
approvals or whether BPDC could do that on its own. 

 
 Business Development Coordinator Daniela Lorenz commented that 

BPDC does not need to request authority to allocate additional funds. 
 
 Commissioner West-Hafner thanked staff for all the detail provided.  She 

commented that she is happy to see how all the loan programs are being 
managed and the new programs that are being made available. 

  
7.3 Housing Update  
 
 Executive Director Kim Berggren stated that the memorandum provides 

updates in the area of housing.  She highlighted the Evergreen Apartment 
financial assistance request to fix a failing elevator and noted that staff is 
working to develop a request to the EDA.  She stated that staff is working 
with Stoneybrook Townhomes on an HIA loan request that will come 
forward to the City Council.  She stated that the CURA study was provided 
in the packet, but the representatives were not available to make the 
presentation tonight.  She hoped that would come back to a future meeting 
and noted that staff has begun to implement the small recommendations 
from the report.   

 
 Commissioner West-Hafner appreciated the list of details provided.  She 

noted that RenthelpMN.org is a source of help for renters that may need 
assistance.  She advised of a smaller program run through the County 
similar to RenthelpMN meant for homeowners and noted that additional 
information can be found at www.hocmn.org.   

 

http://www.hocmn.org/
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 Commissioner Morson expressed appreciation for the efforts of the team 

over the past few days.  He stated that there was a situation in which a 
senior citizen, longtime citizen, and homeowner needed assistance and 
staff was able to come to his aid.  He stated that the resident is very grateful 
and excited.   

 
IV. ADJOURNMENT: 
 Meeting adjourned at 7:51 p.m. 



City of Brooklyn Park 
Request for EDA Action 
Agenda Item: 5.1 Meeting Date: February 22, 2022 

Agenda Section: Public Hearing Prepared By: 

Daniela Lorenz,  
Business Development 
Coordinator  

Resolution: N/A 

Presented By: 

Daniela Lorenz,  
Business Development 
Coordinator  Attachments: N/A 

Item: 

Consider Opening Public Hearing on the Sale of Economic Development Authority-
Owned Property Located at 7621 Brooklyn Boulevard North to Village Creek 
Reserves LLC for the Development of Village Creek Apartments and Setting the 
Wage and Job Goals for the Non-Housing Portion of the Development at Zero and 
to Continue the Public Hearing to the March 21, 2022 Economic Development 
Authority Meeting 

 
Executive Director’s Proposed Action: 
 
MOTION _______________, SECOND _______________, TO OPEN PUBLIC HEARING ON THE SALE OF 
ECONOMIC DEVELOPMENT AUTHORITY-OWNED PROPERTY LOCATED AT 7621 BROOKLYN 
BOULEVARD NORTH TO VILLAGE CREEK RESERVES LLC FOR THE DEVELOPMENT OF VILLAGE 
CREEK APARTMENTS AND SETTING THE WAGE AND JOB GOALS FOR THE NON-HOUSING PORTION 
OF THE DEVELOPMENT AT ZERO AND TO CONTINUE THE PUBLIC HEARING TO THE MARCH 21, 2022 
ECONOMIC DEVELOPMENT AUTHORITY MEETING. 
 
Overview: 
 
On February 8, 2022, Economic Development Authority (EDA) staff noticed for public hearing the sale of EDA 
owned land located at 7621 Brooklyn Blvd N to Village Creek Reserves for the construction of Village Creek 
Apartments on that site. Since that time, additional information has been presented that require additional time to 
review and complete all legal documents for the sale of the land and any additional development assistance.  
 
Staff is recommending the EDA opens and holds a public hearing to allow any members of the public who wish to 
address the body related to this land sale at its February meeting and then to continue the public hearing at its 
March 21, 2022 meeting when the sale of the land and the Development Assistance Agreement will be approved.  
 
Background: 
 
7621 Brooklyn Boulevard is part of the 133-acre Village Redevelopment Area located near the intersection of Zane 
Ave North and Brooklyn Boulevard. Planning for the area began in 1997. Since the start of redevelopment efforts, 
the City, EDA, Hennepin County, and Metropolitan Council has invested more than $28 million into preparing the 
Village Creek area for redevelopment. Preparation of the area has resulted in over $82 million of investment to date, 
including:  

o New housing  
o New retail  
o Public facilities  
o Improvements to the Zane Avenue and Brooklyn Boulevard streetscapes 
o Restoration and transformation of Shingle Creek 
o Several remaining development opportunity sites 

 
The redevelopment of the Village Creek Redevelopment Area follows the Village Master Plan/Shingle Creek 
Corridor Plan, adopted in 2000. A master development plan for this site was approved by the City Council in 2005 
and includes the creation of additional, multi-story housing options.  
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The master development plan, adopted by the City Council in 2005, envisioned condominiums with options for 
ownership at this site. The development community and the lenders have shown little interest in supporting condos 
throughout the region because of market limitations and insurance/liability challenges. However, the proposed 
project is consistent with the vision of creating additional housing options on the site many of which will be accessible 
to residents making 30% and 50% area median income. 
 
In addition to providing financing, the EDA assisted this project by applying for the Metropolitan Council’s Livable 
Communities Demonstration Act (LCDA) program in 2018. The project received a $832,000 award from that 
fund. Recently, the EDA requested and was a granted an extension on the timeline to spend the funds to account 
for COVID and supply related delays to the project. The project now has until December 31, 2023 to spend the 
funds according to the grant agreement guidelines. Additionally, the project has received a Transit Oriented 
Development (TOD) grant from Hennepin County to assist with the development of affordable housing units in 
areas with various transportation options. The EDA is not involved with the TOD grant because unlike the LCDA 
grant and other County funds, developers can apply directly to the TOD program without a public entity partnering 
on the project.  
 
Recommendation: 
 
The Executive Director of the EDA recommends opening the public hearing and making a motion to continue 
the public hearing at its March 22, 2022 meeting to allow for additional time to finalize legal documents. 
 
Attachments: N/A 



City of Brooklyn Park 
Request for EDA Action 
Agenda Item: 6.1 Meeting Date: February 22, 2022 

Agenda Section: General Action Items Prepared By: 

Sarah Abe,  
Development Project 
Coordinator 

Resolution: X 

Presented By: 

Sarah Abe,  
Development Project 
Coordinator Attachments: 6 

Item: 

Consider Approving the Term Sheet Between the Brooklyn Park Economic 
Development Authority and Real Estate Equities for the Development of a Housing 
Development at 7849 West Broadway N 

 
Executive Director’s Proposed Action:   
 
MOTION _______________, SECOND _______________, TO WAIVE THE READING AND ADOPT 
RESOLUTION #2022-_____ APPROVING THE TERM SHEET BETWEEN THE BROOKLYN PARK 
ECONOMIC DEVELOPMENT AUTHORITY AND REAL ESTATE EQUITIES FOR THE DEVELOPMENT OF A 
HOUSING DEVELOPMENT AT 7849 WEST BROADWAY N. 
 
Overview:     
 
In December 2021, the Brooklyn Park City Council granted a preliminary authorization to issue revenue bonds 
to Real Estate Equities (REE) to finance the construction of an approximately 282-unit multifamily housing 
community located at 7849 West Broadway N. Following that approval and EDA discussion around affordability 
levels, REE adjusted its financial analysis and incorporated 12 units reserved for households earning 30% of 
Area Median Income (AMI) into its development proposal. REE is now requesting a total of $2.7 million in pay-
as-you-go Tax Increment Financing (PAYGO TIF) from the Brooklyn Park Economic Development Authority 
(EDA) to support this development, which includes a mix of 1, 2 and 3-bedroom apartments. The remaining units 
will have rents affordable to households earning 60% of Area Median Income.  
 
If the term sheet is approved, REE will submit its application for bonding authority to Minnesota Management 
and Budget (MMB) in July and continue with site planning, community engagement, and developing its proforma. 
A TIF award would also require creation of a new TIF district, a subsequent public hearing, and City Council 
approval before issuance.  
 
Background: 
 
Real Estate Equities was founded in 1972 in Saint Paul, Minnesota. The majority of the properties REE owns 
are in the Twin Cities, and it also owns properties in other areas of Minnesota, Wisconsin, Indiana, and soon to 
be Arizona. In the past few years, REE has developed four workforce and three senior housing projects in the 
Twin Cities using this type of financing, totaling 1,048 units. Real Estate Equities has a primary focus on 
multifamily housing and its portfolio today includes over 4,000 units of luxury, traditional, affordable, artist lofts 
and senior apartments. Recent 4% Low Income Housing Tax Credit (LIHTC) developments include The Quill in 
Hastings, Sonder Pointe/Sonder House in Brooklyn Center, Spring House in Coon Rapids, and others in Saint 
Paul, West St. Paul, Eagan, and Rochester. 
 
Primary Issues/Alternatives to Consider:   
 
• What is the proposed development? 
 
Real Estate Equities is proposing a two-phased multifamily housing development totaling approximately 282 
units, consisting of 1-bedroom, 2-bedroom, and 3-bedroom apartment homes to families making no greater than 
60% of the area median income. Twelve of the units will be restricted to families making no greater than 30% 
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AMI. The breakdown of affordability levels and unit size is listed in the chart below (Table 1). The development 
will be located on the vacant western side of the Revive Church property located at 7849 West Broadway with 
Revive Church retaining ownership of the eastern half of the parcel to maintain its ongoing operations. The 
preliminary site plan for this project proposes two 4-story buildings with an approximate unit mix of 64 1-bedroom, 
122 2-bedrooms, and 96 3-bedrooms and approximately 640 parking spaces. The total unit mix is 77% 2-
bedroom units and above with units of each size at both 30% and 60% AMI, which are much-needed housing 
types regionally and in Brooklyn Park. 
 
Table 1: Proposed Unit Mix 

Bedrooms 60% AMI Units 60% AMI Rent 30% AMI Units 30% AMI Rent Total Units 
1 60 $1,181 4 $590 64 
2 118 $1,417 4 $708 122 
3 92 $1,636 4 $818 96 

Total 270  12  282 
*This table uses 2021 HUD income and rent limits for the Twin Cities 
 
Each building will include interior and exterior common area amenities, management offices, and structured and 
surface parking. The development will also include amenities such as clubrooms, playgrounds, dog parks, and 
fitness centers. Units will be equipped with granite countertops, high quality cabinetry, laundry equipment, and 
luxury vinyl plank flooring. 
 
A neighborhood meeting to introduce the concept and collect initial community input on this proposal is scheduled 
for Thursday, February 17 at 6:30 p.m. at Revive Church. It will be available to attend both virtually and in person. 
 
• How would this development be financed? 
 
REE plans to finance the development with tax increment financing (TIF) from the EDA, an allocation of tax-
exempt bonds from MMB, an allocation of 4% federal Low Income Housing Tax Credits from Minnesota Housing, 
among other sources. 
 
Table 2: North Building 
Sources  Uses  
Tax Exempt Mortgage $19,200,000 Acquisition costs $1,125,000 
Taxable Mortgage $3,642,000 Construction costs $29,177,730 
TIF Mortgage $1,400,000 Professional services $1,098,750 
Tax Credits $12,101,999 Financing costs $2,626,234 
Deferred Developer Fee $2,153,719 Developer fee $3,641,610 
  Cash accounts/escrows/reserves $828,394 

Total $38,497,718 Total $39,497,718 
 
Table 3: South Building 
Sources  Uses  
Tax Exempt Mortgage $18,700,000 Acquisition costs $1,125,000 
Taxable Mortgage $3,000,000 Construction costs $27,803,790 
TIF Mortgage $1,300,000 Professional services $1,146,818 
Tax Credits $11,559,973 Financing costs $2,543,608 
Deferred Developer Fee $2,376,691 Developer fee $3,515,259 
  Cash accounts/escrows/reserves $802189, 

Total $36,936,664 Total $36,936,664 
 
The TIF breakdown is $1.4 million in PAYGO TIF for up to 16.5 years for the North Building, which is to be 
constructed first, and $1.3 million in PAYGO TIF for up to 15.5 years for the South Building. 
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• What are the reasons to consider TIF financing of this project? 
 
The project is located off West Broadway N, which is planned for a future Light Rail expansion, and near the 
existing Starlight Center transit station. Once constructed, the METRO Blue Line Extension would provide 
convenient access to residents. Additionally, this site is located within a Transit Oriented Development (TOD) 
zoning district and is not immediately adjacent to existing apartments in the community. With pedestrian access 
to retail and proximity to existing and future transit options, this site was identified as an ideal location for housing. 
 
This site is guided and zoned for multi-family housing, and it is anticipated that apartments will be constructed 
on this site. Approval of this term sheet is an opportunity for the EDA to financially participate to achieve a higher 
number of below market rents. The number of units held at 30 and 60% AMI in this proposal is much higher than 
what is required by the Mixed-Income policy that applies to the development if the EDA chooses not to financially 
participate. 
 
The city has a significant need for below market rental homes. According to the Metropolitan Council’s affordable 
housing assessment, only 35% of the housing units in Brooklyn Park are affordable to households making less 
than 60% of the area median income. Based on the incomes of existing residents, Brooklyn Park is short over 
2,700 homes affordable to households earning 30% of Area Median Income. The units that are naturally 
affordable are typically of a lesser quality than new development due to deterioration associated with age and 
other factors. This development could bring new construction to Brooklyn Park, which is needed and in-demand 
both in Brooklyn Park and in the larger Hennepin County area. This development would hold rents below market 
rate for a minimum of 30 years.  
 
The development would also involve the construction of the extension of Candlewood Drive with a developer 
contribution which would provide additional public benefit. This extension would connect Candlewood Drive from 
West Broadway to Jolly Lane, which would fit in well the city’s goals for transit-oriented development at this 
location and plans for the future light rail. Details of this extension will be finalized through the land use review 
and approval process, anticipated for late spring/early summer. 
 
• What prior planning and engagement has been done? 
 
Previous planning and community engagement efforts highlight the need for a variety of different rental housing 
types in Brooklyn Park, particularly newer affordable housing, located throughout the city, with options accessible 
to our residents and connections to transit. Development of multifamily rental housing on the proposed project 
site would be consistent with the following prior planning work:  

o Stable Neighborhood Action Plan (2005) 
o Brooklyn Park Station Area Plans (2016) 
o Bottineau Community Works Station Area Housing Gaps Analysis (2018) 
o Bottineau Community Works Station Area Development Assessment (2018) 
o Transit Oriented Development Zoning Update (2018-2019) 
o Brooklyn Park 2040 Comprehensive Plan (2020)  

 
• What are the next steps? 
 
If the EDA approves TIF for this project, REE would then pursue the development and continue to explore 
additional funding sources. There are many additional steps for the highly competitive state tax credits that 
needed to this project to move forward, including additional applications for competitive funding sources such 
as LIHTC. If the project is successful at obtaining full funding for this proposal, the following steps will still be 
needed: 

o Request for approval of replat and site plan (Planning Commission and City Council)  
o Request for approval and establishment of a TIF district (Public Hearing, City Council) 
o Request for approval for bond issuance (Public Hearing and City Council)  
o Request for approval of a development agreement (EDA)  
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• How does this project fulfill BP 2025 goals? 
 
This development is consistent with several of the Brooklyn Park stated community goals including access to 
healthy and safe housing, contributing to a thriving economy, and quality housing for all incomes integrated 
throughout the community.   
 
Budgetary/Fiscal Issues:   
 
The $2.7 million in TIF assistance is proposed to be financed from PAYGO TIF, which is an annual cash payment 
generated from the development’s own annual tax payments as they are paid. This proposal would create a new 
TIF district and increased tax revenue from this project would be paid to the developer for up to 16.5 years. 
 
Recommendation: 
 
The Executive Director of the EDA recommends approval. 
 
Attachments:   
 
6.1A   RESOLUTION 
6.1B   LOCATION MAP 
6.1C   PRELIMINARY TERM SHEET 
6.1D   SITE PLAN 
6.1E   EHLERS’ TIF ANALYSIS 
6.1F   CASE STUDIES OF REE PROJECTS 
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THE BROOKLYN PARK ECONOMIC DEVELOPMENT AUTHORITY 
OF THE CITY OF BROOKLYN PARK 

 
RESOLUTION #2022-_____ 

 
APPROVING THE TERM SHEET BETWEEN THE BROOKLYN PARK  

ECONOMIC DEVELOPMENT AUTHORITY AND REAL ESTATE EQUITIES  
FOR THE DEVELOPMENT OF A HOUSING DEVELOPMENT AT 7849 WEST BROADWAY N 

 
 

WHEREAS, Real Estate Equities (the “Developer”), proposed to develop an approximately 
282-unit multifamily rental housing facility and related amenities, at 7849 West Broadway N (address 
subject to final plat of the property) (the “Project”) in the City of Brooklyn Park (the “City”).  

WHEREAS, the Developer has presented a project that is consistent with the goals of 
providing housing and amenities as set forth in the Preliminary Term Sheet between the EDA and 
the Developer (the “Preliminary Term Sheet”). 

WHEREAS, both the EDA and the Developer desire approving the Preliminary Term Sheet 
in advance of approving and entering into a definitive development agreement in connection with 
the Project. 

NOW, THEREFORE, BE IT RESOLVED by the Brooklyn Park Economic Development 
Authority Board of Commissioners as follows: 

1. The Preliminary Term Sheet as presented to the Board is hereby in all respects 
approved, in substantially the form submitted, and the Executive Director is hereby 
authorized and directed to negotiate a definitive agreement consistent with the 
Preliminary Term Sheet on behalf of the EDA for future consideration by the Board. 

 
2. The approval hereby given to the Preliminary Term Sheet includes approval of such 

additional details therein as may be necessary and appropriate and such 
modifications thereof, deletions therefrom and additions thereto as may be necessary 
and appropriate and approved by legal counsel to the EDA and by the Executive 
Director, subject to the following conditions: (a) such modifications do not materially 
adversely affect the interests of the EDA; and (b) such modifications do not 
contravene or violate any policy of the EDA or applicable provision of law. 

 
3. As set forth in the Preliminary Term Sheet, execution of a definitive agreement and 

payment of the proposed assistance is subject to approval by the EDA after a public 
hearing as required by Minnesota law. 
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Preliminary Term Sheet 

 
This Term Sheet, dated as of February 23, 2022, is intended to set forth the general terms upon 
which the Developer (as defined below) and the Economic Development Authority of Brooklyn 
Park, Minnesota (the “EDA”) may be willing to enter into a Development Agreement (the 
“Development Agreement”).   
 
1. Developer: Real Estate Equities, 579 Selby Ave, Saint Paul MN 55102, a Minnesota 

corporation (or a limited partnership or other entity to be formed thereby or affiliated 
therewith) 

 
2. Property:  Western portion of 7849 W Broadway (PID: 2011921320010), subject to a final 

plat of the Property. 
 
3. Developer Conditions, as determined to date: 

a. Execution of one or more Development Agreements 
b. Securing necessary financing for the construction of the Minimum Improvements 
c. Site Control 

 
4. EDA Conditions, as determined to date:   

a. Establishment of a new Housing TIF District subject to approval after all 
proceedings required by law 

b. EDA approval of Construction Plans 
c. City Council approval of Planning Application 
d. Execution of one or more Development Agreements 

 
5. Minimum Improvements:  Improvements to the Property will include the construction and 

equipping of two approximately 141-unit multifamily rental housing facilities , and related 
amenities (the “Housing Facilities”) each with a mix of 1, 2 and 3-bedroom units, to be 
constructed in two phases. Common area amenities will include a fitness center, 
community room, tot lot, dog run, as well as an outdoor grilling area/patio. 

 
6. Construction Schedule:  Commence construction on the first building by July 31, 2023 and 

substantially complete construction by July 31, 2025.  Commence construction on the 
second building by July 31, 2024 and substantially complete construction by July 31, 2026.  
For the purpose hereof, “Commence” shall mean beginning of physical improvement to 
the Property, including grading, excavation, or other physical site preparation work; and 
“Complete” shall mean that the Minimum Improvements are sufficiently complete for the 
issuance of a Certificate of Occupancy.  Upon Completion the EDA will issue, if requested 
by the Developer, a “Certificate of Completion” in recordable form. 

 
7.  Public Assistance:  Subject to all terms and conditions of the Development Agreement(s) 

and satisfaction of the requirements of applicable law including a final “but for” analysis, 
the EDA will reimburse the Developer for costs of construction of the Housing Facilities as 
follows: 
a. in the form of a pay-as-you-go (PAYGO) note in the amount of up to $1.4 million 

for the North Building of the Housing Facilities (the “North Building”) and a pay-as-
you-go (PAYGO) note in the amount of up to $1.3 million for the South Building of 
the Housing Facilities (the “South Building”), each bearing simple, non-
compounding interest at a rate per annum of up to 4.4%.  Each PAYGO note will 
be payable from 90% of the tax increment generated from the applicable building 
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of the Housing Facilities, as determined by the EDA,  for a period of up to 16.5 
years for the North Building and for a period of up to 15.5 years for the South 
Building. 

 
Each PAYGO note will be issued upon completion of the applicable building of the Housing 
Facilities and proof of expenditure of Qualified Costs.     

 
“Qualified Costs” means costs of construction of the Housing Facility, including without 
limitation, site improvements, utilities, building construction and parking and any other 
expenses incurred by the Developer in connection with construction of the Housing Facility 
and eligible for payment in accordance with the TIF Act. 
 

8. Mixed-Income Housing: The Developer agrees the Minimum Improvements will conform 
in all respects to the City of Brooklyn Park’s Mixed-Income Housing Policy and Minnesota 
Statutes, Section 469.174 through 469.1794, as amended (the “TIF Act”) as follows:   
a. 100% of the units (i.e. all of the 282 units) must be rented to households whose 

incomes do not exceed 60% of the area median income; 
b. 4% of the units (i.e. 12 of the 282 units, 6 units in each building) must be rented to 

households whose incomes do not exceed 30% of the area median income; 
c. Those units will also be subject to rent restrictions such that rents shall not exceed 

30% of 60% of area median income ("AMI") or 30% of 30% of AMI, as applicable; 
d. The restrictions will remain in place for 30 years; 
e. Income certifications will be obtained from each qualifying tenant annually and 

retained for the longer of 30 years or 2 years after the decertification of the TIF 
District; 

f. A household that was income eligible at initial occupancy may be treated as 
qualifying for additional rental periods as long as the income of the household does 
not exceed 140% of the applicable AMI; thereafter the first available unit must be 
rented to a household meeting the applicable income limitation; 

g. The restrictions will be set forth in a Declaration of Restrictive Covenants recorded 
against the each parcel Property and restricting subsequent owners of the Housing 
Facilities; 

h. The Developer shall not concentrate qualifying tenants in any floor or any area of 
any building in the facility. The units occupied by qualifying tenants shall reflect the 
unit mix of the whole facility and shall be located throughout the facility. 

9. Fees: Within two (2) weeks of approval of this Term Sheet by the EDA Board of 
Commissioners, Developer shall deposit to the EDA the sum of Ten Thousand Dollars 
($10,000.00) to pay for the reasonable out-of-pocket legal, financial consultant and 
administrative fees associated with this transaction. Unexpended funds will be returned to 
the Developer and if, additional funds are needed to pay such expenses, the Developer 
will deposit such additional funds upon request by the EDA. 

10. Labor and Contracting Requirements: 
a. The Developer shall prepare, and utilize in its contract with the General Contractor 

and all subcontracts, a sub-contractor addendum, acceptable to the EDA, which 
outlines fair labor law compliance, and allows general contractor to withhold 
payment or cancel contract if violations are discovered (the “Subcontract 
Addendum”). 
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b. Developer shall prohibit use of all disqualified contractors on state "disqualified" 

list; review list prior to construction commencement with respect to each 
subcontractor; remove any subcontractor added to the list. 

c. Developer and all contractors and subcontractors shall comply with all federal, 
state, and local labor laws. 

d. If a third party files a claim with the Minnesota Department Labor regarding any 
contractor or subcontractor doing work on the Property, Developer shall fully 
cooperate with the Department, including taking any action required by the 
Department or that Developer otherwise elects to take. Developer shall also fully 
enforce the contracts with the General Contractor and subcontractors, including 
enforcing and requiring the General Contractor to enforce the Subcontract 
Addendum.  

e. General Contractor will use and enforce the Subcontract Addendum (or a 
substantially similar addendum) with all subcontractors, and the General 
Contractor shall, and shall require all subcontractors to, cooperate with the 
Department of Labor regarding any claim filed with the Department, including 
taking any action required by the Department or that Developer otherwise elects 
to take. 

f. Developer shall certify to the EDA that proper payments to all contractors, 
subcontractors, and project laborers have been paid prior to the issuance of a 
Certificate of Completion as a prerequisite to receipt of PAYGO Note or other 
assistance. 

g. Failure to comply with the above points will be an event of default under the 
development agreement and could result in a penalty (such as non-issuance of 
PAYGO Note and non-payment of other assistance, or, if the PAYGO Note has 
already been issued, delaying, reducing and/or ceasing PAYGO Note payments. 

 
11. Miscellaneous: 

a. Transfer of the Property or of the Development Agreement or PAYGO note 
payments will be subject to EDA consent except for certain limited exceptions 
including mortgage financing and rentals of housing units in the ordinary course of 
operations. 

b. Developer covenants to pay property taxes and maintain customary insurance. 
c. Developer will agree to accept Section 8 vouchers. 
d. Developer must keep all units in compliance with local codes and other applicable 

state and local building codes to ensure the units are decent, safe, and sanitary at 
all times. 

e. Developer and its agents must adhere to Equal Opportunity, Affirmative Marketing, 
and Fair Housing practices in all marketing efforts, eligibility determinations and 
other transactions. The Equal Housing Opportunity logo or statement (“We do 
business in accordance with the Federal Fair Housing Law. It is illegal to 
discriminate against any person because of race, color, religion, sex, handicap, 
familial status, or national origin.”) must be used in all advertising of vacant units. 

f. Additional conditions of assistance remain under consideration. 
 

 
The Developer acknowledges that except for Section 9 above which shall be binding upon 
Developer, this Term Sheet shall not be deemed conclusive or legally binding upon either the 
Developer or the EDA, and neither the Developer nor the EDA shall have any obligations 
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regarding the property defined below, unless and until a definitive Development Agreement is 
approved by the EDA board and executed by both the Developer and the EDA. 
 
 
 REAL ESTATE EQUITIES 
 
 By: _________________________ 
 Its: _________________________ 
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SOURCES

Amount Pct. Per Unit

Tax Exempt Mortgage 19,200,000 49.9% 134,266       

Taxable Mortgage 3,642,000 9.5% 25,469         

TIF Mortgage 1,400,000 3.6% 9,790           

Tax Credits 12,101,999 31.4% 84,629         

Deferred Developer Fee (59% of Total Fee) 2,153,719 5.6% 15,061         

TOTAL SOURCES 38,497,718 100% 269,215       

USES

Amount Pct. Per Unit

Acquisition Costs 1,125,000 2.9% 7,867           

Construction Costs 29,177,730 75.8% 204,040       

Professional Services 1,098,750  2.9% 7,684           

Financing Costs 2,626,234 6.8% 18,365         

Developer Fee 3,641,610 9.5% 25,466         

Cash Accounts/Escrows/Reserves 828,394 2.2% 5,793           

TOTAL USES 38,497,718 100% 269,215       
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• 

• 

• 

• 

1 2 3 4 5 6 7 8

30% 22,050 25,200 28,350 31,450 34,000 36,500 39,000 41,550

50% 36,750 42,000 47,250 52,450 56,650 60,850 65,050 69,250

60% 44,100 50,400 56,700 62,940 67,980 73,020 78,060 83,100
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• 

• 

• 

Studio 1 2 3 4 5 6

30% 551 590 708 818 912 1,007 1,101

50% 918 984 1,181 1,363 1,521 1,678 1,835

60% 1,102 1,181 1,471 1,636 1,825 2,014 2,202
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• 

• 

• 

• 

SOURCES

Amount Pct. Per Unit

Tax Exempt Mortgage 18,700,000 50.6% 134,532       

Taxable Mortgage 3,000,000 8.1% 21,583         

TIF Mortgage 1,300,000 3.5% 9,353 

Tax Credits 11,559,973 31.3% 83,165         

Deferred Developer Fee (68% of Total Fee) 2,376,691 6.4% 17,098         

TOTAL SOURCES 36,936,664 100% 265,731       

USES

Amount Pct. Per Unit

Acquisition Costs 1,125,000 3.0% 8,094 

Construction Costs 27,803,790 75.3% 200,027       

Professional Services 1,146,818 3.1% 8,250 

Financing Costs 2,543,608 6.9% 18,299         

Developer Fee 3,515,259 9.5% 25,290         

Cash Accounts/Escrows/Reserves 802,189 2.2% 5,771 

TOTAL USES 36,936,664 100% 265,731       
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City of Brooklyn Park 
Request for EDA Action 
Agenda Item: 6.2 Meeting Date: February 22, 2022 

Agenda Section: General Action Items Prepared By: 
Malcolm Hicks,  
Project Facilitator  

Resolution: X 

Presented By: 

Breanne Rothstein,  
Economic Development and 
Housing Director  Attachments: 3 

Item: 

Consider Approving the Expenditure of $42,954 for the Removal of Gabion Baskets 
and Concrete Walls Along Brooklyn Boulevard and Shingle Creek and Authorize 
Executive Director to Enter a Contract with Tambah & Sons to Complete the Work 

 
Executive Director’s Proposed Action:  
 
MOTION _______________, SECOND _______________, TO WAIVE THE READING AND ADOPT 
RESOLUTION #2022-_____ APPROVING THE EXPENDITURE OF $42,954 FOR THE REMOVAL OF 
GABION BASKETS AND CONCRETE WALLS ALONG BROOKLYN BOULEVARD AND SHINGLE CREEK AND 
AUTHORIZE EXECUTIVE DIRECTOR TO ENTER A CONTRACT WITH TAMBAH & SONS TO COMPLETE 
THE WORK. 
 
Overview: 
 
The trail markers and streetscape elements located along Brooklyn Boulevard are aging and in need of repairs. 
Staff completed an inventory of needed repairs and sought quotes from several contractors to complete the 
work and seek to move forward to negotiate agreements with Tambah & Sons Construction Services LLC for 
the demolition and repair of several Gabion Baskets and Concrete Walls. It is anticipated that the work would 
begin Spring of 2022. Attachment 6.2B outlines a listing of the needed repairs. 
 
Primary Issues/Alternatives to Consider:   
 
• Why is the EDA being asked to fund this work?  
 
The streetscape features that are being repaired were funded by the EDA and grants from other agencies for 
the purpose of enhancing the aesthetics of the neighborhood and inspiring private reinvestment in the Village 
Creek redevelopment area. These repairs are basic repairs needed to sustain these enhancements.  
 
• How was Tambah & Sons Construction Services LLC selected?   
 
Numerous vendors were solicited for quotes on removal and repairs. Due to shortages in materials Tambah 
and Sons Construction was the only company that submitted a quote and worked with staff to restructure 
original scope of work and quote for $42,954. 

 
• What work is being done as part of this contract? 
 
The complete listing of work to be completed is outlined in Attachment 6.2B. In summary, 28 walls and 3 cages 
are being repaired and 1 wall and 4 cages are being removed between Zane Avenue and the Shingle Creek 
Trail along Brooklyn Boulevard. 
 
Next Steps: 
 
If approved, the EDA staff will negotiate proper agreements with Tambah & Sons Construction Services LLC 
for the demolition and/or repair of several gabion baskets and concrete walls. It is anticipated that the work 
would begin Spring of 2022.   
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Budgetary/Fiscal Considerations: 
 
The amount of this contract is $42,954. It is anticipated funds for this will come out of 2022 EDA General Fund 
budget. However, a budget amendment may be needed later in the year, based on actual spending. 
 
Recommendation: 
 
The Executive Director of the EDA recommends approval. 
 
Attachments: 
 
6.2A   RESOLUTION 
6.2B   SCOPE OF WORK 
6.2C   PHOTOGRAPHS 
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THE BROOKLYN PARK ECONOMIC DEVELOPMENT AUTHORITY  

OF THE CITY OF BROOKLYN PARK 
 

RESOLUTION #2022-_____ 
 

APPROVING THE EXPENDITURE OF $42,954 FOR THE REMOVAL OF GABION BASKETS 
AND CONCRETE WALLS ALONG BROOKLYN BOULEVARD AND SHINGLE CREEK  

AND AUTHORIZE EXECUTIVE DIRECTOR TO ENTER A CONTRACT WITH  
TAMBAH & SONS TO COMPLETE THE WORK 

 
 

WHEREAS, the Brooklyn Park Economic Development Authority (the “Authority”) created 
pursuant to the Economic Development Authorities Act, Minnesota Statutes, Sections 469.090 to 
469.1080 (the “EDA Act”) and is authorized to transact business and exercise its powers by a 
resolution of the City Council of the City of Brooklyn Park, Minnesota (the “City”) adopted on 
October 24, 1988 (the “Enabling Resolution”). 

 
WHEREAS the Authority has installed numerous trail markers over the years throughout 

the Village Creek area that have sustained damage and worn down through time and now require 
removal and or repair; and 

 
WHEREAS, the EDA and the City have determined that the removal and repair of Shingle 

Creek trail gabion baskets and concrete walls (the “Project”) is needed because it contributes to 
the economic development potential of the community by providing infrastructure necessary for 
the development or redevelopment of property in Development District No. 1 (the “Development 
District”) and by encouraging development, redevelopment and expansion of commercial 
properties within the Development District by supporting pedestrian and bicycle connections along 
a busy commercial corridor and linking with other connections already completed by the City; and 

 
WHEREAS the Authority requested multiple bids and has received one in the amount of 
$42,954 from Tambah & Sons Construction and Services LLC to perform the requested repairs. 

 
NOW, THEREFORE, BE IT RESOLVED by the Economic Development Authority of the City of 
Brooklyn Park as follows: 

1. The EDA hereby authorizes the Executive Director to execute, on behalf of the EDA 
contracts in substantially the form on file with the Executive Director, together with any 
related documents necessary in connection therewith, including without limitation all 
documents, consents or certifications referenced in or attached to the Shingle Creek 
gabion basket and concrete wall contract (collectively, the “Shingle Creek Repairs”) and 
hereby authorizes the Executive Director to execute, on behalf of the EDA, the final 
Shingle Creek Repairs Documents to which the EDA is a party and to carry out, on behalf 
of the EDA, the EDA’s obligations thereunder when all conditions precedent thereto have 
been satisfied. 

 
 
 
 



GABION BASKETS SCOPE OF WORK COST
Gabion Basket Cage #1 Dismantle existing Damage Gabion Cage, remove, and fill with woodchips or turf $2,800
Gabion Basket Cage #3 Remove Wood bench to weld back damage corner of cage, install back wood bench. $900
Gabion Basket Cage #5 & #6 Dismantle existing Damage Gabion Cage, remove and fill with woodchips or turf. $4,200
Gabion Basket Cage #11 Remove wood bench and fill with more trap rock install back wood bench $960
Gabion Basket Cage #12 Remove wood bench and fill with more trap rock install back wood bench $2,375
Gabion Basket Cage #13 Dismantle existing Damage Gabion Cage, remove, and fill with woodchips or turf $3,015

CONCRETE WALLS

Concerete Wall #21
Remove and replace 3 of the existing 4’ concrete tops. Grind and tuck-point any major open joints in 
this area. $4,675

Concerete Wall #29 Dismantle existing Concrete wall, remove, and fill with woodchips or turf $4,675

Concerete Wall #33 & #34
Remove and replace 2 concrete tops. Grind and tuckpoint any major open mortar joints in this area. 
Match the existing stone and top caps as close as possible, but these may not match perfectly. $6,669

Concerete Walls #1 - #10 Repair as per specification on drawings $4,895
Concrete Walls #11 - #20, Repair as per specification on drawings $4,895
Concrete Walls #22, #27, #30, #31, #32 Repair as per specification on drawings $2,895

Total bid amount form Tambah & Sons Construction $42,954

SHINGLE CREEK TRAILS SCOPE OF WORK

6.2B SCOPE OF WORK 
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Gabion Basket & Concrete Wall Damages 

GABION BASKET REPAIRS 

Cage #1 Cages #5 & #6 

Cage #13 Wall #29 



City of Brooklyn Park 
Request for EDA Action 
 
Agenda Item: 6.3 Meeting Date: February 22, 2022 

 
Agenda Section: General Action  Prepared By: 

Sarah Abe,  
Development Project 
Coordinator 

Resolution: X 

Presented By: 

Sarah Abe,  
Development Project 
Coordinator Attachments: 5 

Item: 

Consider Approving a First Amendment to the Center for Innovation and the Arts 
Cost Sharing Agreement with North Hennepin Community College; and an 
Agreement with Beatrice Adenodi of Mirror Ink, Inc. for the Center for Innovation 
and the Arts Project Management Services 

 
Executive Director’s Proposed Action: 
 
MOTION _______________, SECOND _______________, TO WAIVE THE READING AND ADOPT 
RESOLUTION #2022-_____ APPROVING A FIRST AMENDMENT TO THE CENTER FOR INNOVATION AND 
THE ARTS COST SHARING AGREEMENT WITH NORTH HENNEPIN COMMUNITY COLLEGE. 
 
MOTION _______________, SECOND _______________, TO WAIVE THE READING AND ADOPT 
RESOLUTION #2022-_____ APPROVING AN AGREEMENT WITH BEATRICE ADENODI OF MIRROR INK, 
INC. FOR THE CENTER FOR INNOVATION AND THE ARTS PROJECT MANAGEMENT SERVICES. 
 
Overview: 
 
The Brooklyn Park Economic Development Authority (EDA), North Hennepin Community College (NHCC), and 
other partners are collaborating to advance development of the Center for Innovation and the Arts facility, which 
is imagined to be a dynamic and inclusive center that will greatly increase educational opportunities for students, 
increase economic prosperity, and advance the quality of life in Brooklyn Park and surrounding communities. 
The EDA has committed to advancing this project and has supported several action items, including in February 
2021 approving a cost sharing agreement with Minnesota State Colleges and Universities (MnSCU, acting on 
behalf of NHCC) to hire a temporary fundraising campaign director position for the Center for Innovation and the 
Arts project. Since then, project work has advanced and both NHCC and EDA staff have recognized the need 
for a cost sharing agreement that allows spending for a wider range of fundraising and project support expenses 
and can reconcile expenses incurred by either NHCC or the EDA. 
 
One such expense is a consultant contract to provide project management support services for the Center. 
During the October 2021 Center for Innovation and the Arts Advisory Council meeting, committee members 
generated excitement and action steps around communications and collaboration opportunities between 
partners. Staff then identified the need for additional project management support services to coordinate these 
activities as well as ongoing fundraising efforts. Both NHCC and EDA staff collaborated on soliciting Request for 
Proposal (RFP) responses, selecting a consultant for project management services, and entering into an 
agreement for immediate project support. 
 
The actions before the EDA tonight are to consider 1) amending the cost sharing agreement with NHCC, and 2) 
retaining the project management services consulting contract for one full year. 
 
Background: 
 
The Center for Innovation and the Arts is a proposed facility at NHCC that aims to bring state-of-the-art 
collaborative learning and performance spaces to Brooklyn Park. The center would be located at 7400 85th 
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Avenue North, across from NHCC’s campus, and adjacent to the Brooklyn Park Library and proposed METRO 
Blue Line Light Rail Transit station. 
 
The city of Brooklyn Park has been working with NHCC around the creation of an arts center since 2015, when 
NHCC presented their campus master plan to the City Council and asked the City to consider collaborating with 
the college and other area partners on a Center of Innovation and the Arts project (previously known as the 
Performing and Fine Arts Education Center). In 2017, the EDA allocated funding toward a feasibility study for 
the art center and solicited a consultant to conduct the study. In July of 2018, the project partners decided to 
jointly fund predesign for the facility. 
 
In June of 2019, the MnSCU Board of Trustees passed its 2020 capital program. The Center for Innovation and 
the Arts was listed among the projects in MnSCU’s request of the legislature in a 2020 bonding bill; however, 
the project was not selected for funding during the 2020 session. The project partners are now working on a new 
bonding request in 2022 at the legislature and have gained some traction with legislative support. 
 
Primary Issues/Alternatives to Consider: 
 
• What is the content of the First Amendment to the Cost Sharing Agreement? 
 
The Cost Sharing Agreement approved by the EDA in February 2021 was to hire a temporary fundraising 
campaign director who would be housed at NHCC with the EDA reimbursing NHCC for half the costs. After 
unsuccessfully searching for a campaign director in 2021, NHCC and EDA staff adjusted this approach to build 
a more effective fundraising strategy that includes project management support and a capital campaign 
consultant rather than hiring new NHCC staff. The First Amendment to the Agreement allows greater flexibility 
for the partners to work together to achieve mutual goals of fundraising and other development efforts for the 
project in several ways: 
 

1) Allowing for a wider range of eligible costs to be split between partners, including but not limited to project 
management support, capital campaign management services, campaign counsel services, fundraising 
feasibility studies, and other necessary costs associated with CITA fundraising and development such 
as supplies, materials, office space, and other associated expenses; 

2) Requiring shared expenses of over $5,000 to be approved in writing by both parties; 
3) Allowing either party to incur expenses with reconciliation occurring twice a year to ensure equal cost 

sharing; and 
4) Setting the maximum spending amount for 2022 at $200,000 for each party, matching the EDA budget 

passed in November 2021. 
 
• What is the project management services agreement? 
 
The project management services consultant would be a shared expense following the amendment discussed 
above. The purpose of this consultant is to provide additional support to advance fundraising and project 
coordination activities. The consultant will be jointly managed by the EDA and NHCC with primary supervision 
through the EDA. The Project Management Services consultant has three main functions: 
 

1. Facilitate collaborative work through shared messaging, action, and strategy. 
2. Support the development of more arts programming in the community. 
3. Coordinate with partners for the successful execution of fundraising strategies. 

 
Deliverables will include a 1-year action plan shared among project partners and the development and 
implementation of a marketing and communications plan. This role will also assist with preparation for the 
legislative session through research and preparation of materials such as letter-writing campaigns and legislative 
outreach. A key component of this work will be to build partnerships in support of the Center for Innovation and 
the Arts by cultivating project advocates, facilitating connections with local groups, building a database of project 
supporters, and amplifying existing arts programming at both NHCC and the city. 
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• Who is the project management services consultant and how were they selected? 
 
In November 2021, staff issued an RFP that was disseminated in various ways, including: postings on the city 
website and the Springboard for the Arts job board; given to arts organizations such as Forecast Public Art and 
New Rules creative co-working space; distributed to business support agencies such as the West Broadway 
Business & Area Coalition and Paadio; and promoted by Advisory Council members. Ten proposals were 
received and a panel of EDA and NHCC staff coordinated on a review and interview process that selected a 
candidate based on relevant experience, local presence, connection to the arts, and experience working in 
diverse communities such as Brooklyn Park. The panel selected Beatrice Adenodi of Mirror Ink due to her high 
scores in all these categories. 
 
Beatrice Adenodi is the founder and CEO of an independent consulting company, Mirror Ink, Inc., that specializes 
in strategic marketing initiatives, project management, and logistic coordination. She is a Nigerian-American 
immigrant and a former student of NHCC, earning an Associate of the Arts in marketing from that college. She 
holds a Bachelor of Arts in communications from Metropolitan State University, a certification in project 
management from St. Thomas University, has extensive experience with marketing initiatives and large-scale 
projects, and has worked with various local community organizations. 
 
Mirror Ink was founded in 2014 with a perspective of addressing gaps in services for communities of color and 
under-resourced communities and providing access to consultation that is culturally respective and supports 
leadership and business development. In the past three years, Mirror Ink has run successful projects such as 
building a coalition of organizations to partner with the Black Immigration Network on the Kinship Assembly 
Conference and expanding the reach of CAPI’s World Refugee Day to local artist communities. The blend of 
project management and local partnership coordination experience ideally situates this agency to respond to the 
communications and coordination needs of the partners for the Center for Innovation and the Arts. 
 
• What are the next steps for the Center? 
 
If the EDA approves the First Amendment to the Cost Sharing Agreement and the project management services 
consulting contract, NHCC and EDA staff will continue to collaborate on fundraising activities. Immediate action 
items include coordinating a letter-writing and broader public campaign to build support for the $7 million bonding 
request to the State of Minnesota this year. NHCC staff are also selecting a capital campaign consultant to begin 
planning and moving forward with a $30 million private fundraising campaign. 
 
Budget/Fiscal Issues: 
 
The project management services contract with Mirror Ink is up to $54,000 per year. The EDA and NHCC will 
each pay 50% of this cost with a maximum contribution of $27,000 each in 2022. The 2022 EDA budget includes 
up to $200,000 from the EDA General Fund for expenses associated with advancing the Center for Innovation 
and the Arts. 
 
As the project progresses the Center for Innovation and the Arts will require further financial participation from 
the EDA, which would be expected to contribute capital funding for the facility and contribute annually to 
operations once built.  In 2019 the EDA approved a resolution to participate financially in the development of the 
arts center with the understanding that participation might be in the range of $6 to $10 Million toward capital 
funding. The financial level of support for capital and operations requested from the EDA would be determined 
though the future phases of fundraising, business planning, and building design.  
 
Recommendation: 
 
The Executive Director of the EDA recommends approval. 
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THE BROOKLYN PARK ECONOMIC DEVELOPMENT AUTHORITY 

OF THE CITY OF BROOKLYN PARK 
 

RESOLUTION #2022-_____ 
 

APPROVING A FIRST AMENDMENT TO THE CENTER FOR INNOVATION AND THE ARTS 
COST SHARING AGREEMENT WITH NORTH HENNEPIN COMMUNITY COLLEGE 

 
 

WHEREAS, the Brooklyn Park Economic Development Authority (the “Authority”) was 
created in accordance with the Economic Development Authorities Act, Minnesota Statutes, 
Sections 469.090 to 469.108 (the “EDA Act”) by resolution of the City Council of the City of 
Brooklyn Park (the “City”) adopted on October 24, 1988; and 

 
WHEREAS, the Authority possesses all of the powers of an economic development 

authority pursuant to the EDA Act and a housing and redevelopment authority pursuant to 
Minnesota Statutes, Sections 469.001 to 469.047; and 
 

WHEREAS, an objective of the Authority is to protect and enhance Brooklyn Park’s 
economic vitality and livability; and 

 
WHEREAS, the Authority supports partnerships to enhance amenities in the community; 

and 
 
WHEREAS, the Authority has established an ongoing relationship with Minnesota State 

Colleges and Universities (“MnSCU”) and supports creating anchor destinations at the North 
Hennepin Community College campus which is located in the City; and 

 
WHEREAS, the Authority, together with MnSCU and certain other community partners, 

envisions the development of a Center for Innovation and the Arts (“CITA”), a dynamic and 
inclusive center focused on leveraging resources of certain public and private stakeholders to 
create a facility that will greatly increase arts-related educational opportunities for students and 
the community, while increasing economic prosperity and advancing the quality of life in Brooklyn 
Park and surrounding communities; and 
 

WHEREAS, the Authority and MnSCU have contributed financially toward CITA’s 
development, including, but certainly not limited to, the creation of a feasibility study, prepared by 
NTH, Inc. on May 29, 2019; and 

 
WHEREAS, on or about July 27, 2021, the Authority and MnSCU entered into an 

Agreement (“Agreement”) in furtherance of their mutual desire to share in costs associated with 
a full-time MnSCU employee to handle fundraising and other development efforts for CITA (the 
“Position”); and 
 

WHEREAS, the Authority and MnSCU have determined that it is infeasible to adequately 
fill the Position in light of current market conditions and other factors, and the parties now desire 
to amend the Agreement to ensure that the various fundraising and other CITA-related 
development goals can be achieved through alternative efforts that are jointly funded. 
 

NOW, THEREFORE, BE IT RESOLVED by the Brooklyn Park Economic Development 
Authority Board of Commissioners (the “Board”) that: 
 

1. The Authority approves the First Amendment to Agreement (the “Amendment”) in 
substantially the form presented to the Board on the date of this Resolution and 
hereby authorizes the Executive Director and President to execute the Amendment 
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on behalf of the EDA and to carry out, on behalf of the EDA, the EDA’s obligations 
thereunder when all conditions precedent thereto have been satisfied. 

 
2. The approval hereby given to the Amendment includes approval of such additional 

details therein as may be necessary and appropriate and such modifications 
thereof, deletions therefrom and additions thereto as may be necessary and 
appropriate and approved by legal counsel to the EDA and by the officers 
authorized herein to execute said document prior to its execution; and said officers 
are hereby authorized to approve said changes on behalf of the EDA.  The 
execution of any instrument by the appropriate officers of the EDA herein 
authorized shall be conclusive evidence of the approval of such document in 
accordance with the terms hereof.  This Resolution shall not constitute an offer 
and the Amendment shall not be effective until the date of execution by all parties.  
In the event of absence or disability of the authorized officers, any document 
authorized by this Resolution to be executed may be executed without further act 
or authorization of the Board by any duly designated acting official, or by such 
other officer or officers of the Board as, in the opinion of legal counsel to the EDA, 
may act in their behalf.   
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THE BROOKLYN PARK ECONOMIC DEVELOPMENT AUTHORITY 

OF THE CITY OF BROOKLYN PARK 
 

RESOLUTION #2022-_____ 
 

APPROVING AN AGREEMENT WITH BEATRICE ADENODI OF MIRROR INK, INC. FOR  
THE CENTER FOR INNOVATION AND THE ARTS PROJECT MANAGEMENT SERVICES 

 
 

WHEREAS, the Brooklyn Park Economic Development Authority (the “Authority”) was 
created in accordance with the Economic Development Authorities Act, Minnesota Statutes, 
Sections 469.090 to 469.108 (the “EDA Act”) by resolution of the City Council of the City of 
Brooklyn Park (the “City”) adopted on October 24, 1988; and 

 
WHEREAS, the Authority possesses all of the powers of an economic development 

authority pursuant to the EDA Act and a housing and redevelopment authority pursuant to 
Minnesota Statutes, Sections 469.001 to 469.047; and 
 

WHEREAS, an objective of the Authority is to protect and enhance Brooklyn Park’s 
economic vitality and livability; and 

 
WHEREAS, the Authority supports partnerships to enhance amenities in the community; 

and 
 
WHEREAS, the Authority has established an ongoing relationship with Minnesota State 

Colleges and Universities (“MnSCU”) and supports creating anchor destinations at the North 
Hennepin Community College campus which is located in the City; and 

 
WHEREAS, the Authority, together with MnSCU and certain other community partners, 

envisions the development of a Center for Innovation and the Arts (“CITA”), a dynamic and 
inclusive center focused on leveraging resources of certain public and private stakeholders to 
create a facility that will greatly increase arts-related educational opportunities for students and 
the community, while increasing economic prosperity and advancing the quality of life in Brooklyn 
Park and surrounding communities; and 
 

WHEREAS, the Authority and MnSCU have contributed financially toward CITA’s 
development, including, but certainly not limited to, the creation of a feasibility study, prepared by 
NTH, Inc. on May 29, 2019; and 

 
WHEREAS, the Authority and MnSCU have entered into a Cost-Sharing Agreement 

whereby each party will contribute toward costs related to CITA fundraising and other CITA 
development efforts; and 
 

WHEREAS, the Authority now intends to enter into a project management services 
agreement (the “Agreement”) to assist in facilitating collaborative work, supporting the 
development of more arts programming and coordinating with partners. 
 

NOW, THEREFORE, BE IT RESOLVED by the Brooklyn Park Economic Development 
Authority Board of Commissioners (the “Board”) that: 
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1. The Authority approves the agreement with Beatrice Adenodi of Mirror Ink, Inc. for 

Center for Innovation and the Arts Project Management Services for up to $54,000 
(the “Agreement”) in substantially the form presented to the Board on the date of 
this Resolution and hereby authorizes the Executive Director and President to 
execute the Agreement on behalf of the EDA and to carry out, on behalf of the 
EDA, the EDA’s obligations thereunder when all conditions precedent thereto have 
been satisfied. 

 
2. The approval hereby given to the Agreement includes approval of such additional 

details therein as may be necessary and appropriate and such modifications 
thereof, deletions therefrom and additions thereto as may be necessary and 
appropriate and approved by legal counsel to the EDA and by the officers 
authorized herein to execute said document prior to its execution; and said officers 
are hereby authorized to approve said changes on behalf of the EDA.  The 
execution of any instrument by the appropriate officers of the EDA herein 
authorized shall be conclusive evidence of the approval of such document in 
accordance with the terms hereof.  This Resolution shall not constitute an offer 
and the Agreement shall not be effective until the date of execution by all parties.  
In the event of absence or disability of the authorized officers, any document 
authorized by this Resolution to be executed may be executed without further act 
or authorization of the Board by any duly designated acting official, or by such 
other officer or officers of the Board as, in the opinion of legal counsel to the EDA, 
may act in their behalf. 
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MINNESOTA STATE COLLEGES AND UNIVERSITIES 
NORTH HENNEPIN COMMUNITY COLLEGE 

AND  
BROOKLYN PARK ECONOMIC DEVELOPMENT AUTHORITY 

 

FIRST AMENDMENT TO AGREEMENT 
 

This First Amendment to Agreement (the “Amendment”) is made and effective as of  ___  
____________, 2022,  or when the final signature is obtained whichever occurs later, and between 
the Brooklyn Park Economic Development Authority (the “EDA”) and the Board of Trustees of 
Minnesota State Colleges and Universities, on behalf of North Hennepin Community College 
(“Minnesota State”).  The EDA and Minnesota State may hereinafter be referred to individually 
as a “Party” or collectively as the “Parties.”  

RECITALS 

WHEREAS, the Parties entered into that certain Agreement, dated July 27, 2021 (the 
“Agreement”), in furtherance of their mutual desire to share in costs associated with fundraising 
and other development efforts for a Center for Innovation and the Arts (“CITA”), a dynamic and 
inclusive center focused on leveraging resources of the Parties and other public and private 
stakeholders to create a facility that will greatly increase arts-related educational opportunities for 
students and the community, while increasing economic prosperity, and advance the quality of life 
in Brooklyn Park and surrounding communities; and 

WHEREAS, although the Agreement contemplates that Minnesota State will hire a full-
time employee for the Position, as that term is defined in the Agreement, the Parties have 
determined that it is likely infeasible to adequately fill the Position in light of current market 
conditions and other factors; and 

WHEREAS, accordingly, through this Amendment, the Parties desire to amend the 
Agreement to ensure that the various fundraising and other CITA-related development goals can 
be achieved through alternative efforts that are jointly funded by the Parties. 

AMENDMENT 

NOW, THEREFORE, in consideration of the premises and for other good and valuable 
consideration, the receipt and sufficiency of which is hereby acknowledged, the Parties hereby 
agree as follows: 
 
Section 1.  Section 1 of the Agreement is hereby amended by adding the double-underlined 
language and deleting the stricken language, as follows: 
 
1. Term and Termination of Agreement. This Agreement is effective when the final signature 
is obtained and shall remain in effect until February 29, 2024 to allow for all 2023 reimbursements 
and accounting to be finalized. This Agreement may be terminated by either party with or without 
cause at any time upon four (4) months written notice to the other Party.  In the event of 
termination, all of the EDA’s cost-sharing obligations related to the Agreement Position shall cease 
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as of the termination date and any costs incurred by either Party after the termination date shall be 
solely that Party’s responsibility.  Accordingly, the itemization of costs provided by Minnesota 
State either Party pursuant to sections 4 or 5 of this Agreement, as the case may be, shall include 
only those Position Costs and Position Operating Expenses or costs for Alternative Efforts that 
were incurred prior to the date of said termination. 
 
Section 2.  The Agreement is hereby amended by adding a new section 5 as follows: 
 
5. Alternative Efforts; Cost-Sharing. 
 

a. If on or after November 30, 2021 the Parties collectively determine that it is either 
infeasible or impractical to fill the Position in accordance with section 2 of this 
Agreement, then the Parties may pursue alternative efforts to achieve their mutually 
desired goals for CITA fundraising and other CITA development efforts, including, but 
not necessarily limited to, entering into professional services contracts with third 
parties for project management services, capital campaign management services, 
campaign counsel services, and fundraising feasibility studies, and other necessary 
costs associated with CITA fundraising and development, such as supplies, materials, 
office space, and other associated expenses (collectively, “Alternative Efforts”).  Either 
Party may make purchases and enter into contracts with contractors in pursuit of said 
Alternative Efforts, provided, however, that (i) all such purchases and contracts must 
be made solely in furtherance of CITA fundraising and other CITA development 
efforts; (ii) all contracts in excess of $5,000 shall be authorized in writing by the non-
contracting Party, prior to its execution, in order to qualify for reimbursement 
hereunder; (iii) all direct costs incurred through such contracts and purchases shall be 
shared equally by the Parties; and (iv) the Parties’ annual contributions toward such 
Alternative Efforts shall not exceed their total combined budgeted amount for that 
respective calendar year.  

 
b. Through the end of calendar year 2022, the Parties have each allocated $200,000 

($400,000 total) to be utilized for the Alternative Efforts contemplated under this 
Agreement in accordance with the preliminary budget attached hereto Exhibit A. As 
such, the Parties shall work together to ensure that the combined costs incurred for 
Alternative Efforts between the date of this Amendment and December 31, 2022 does 
not exceed $400,000.  For 2023, the Parties shall work collaboratively to determine an 
annual budget for Alternative Efforts, and said budget’s parameters shall be determined 
by combining the Parties’ respective budget allocations, which shall be determined by 
each Party at its sole discretion on or before November 30, 2022 notwithstanding the 
amounts allocated by the Parties in any previous year. To that end, a final annual budget 
for 2023 will be determined by the Representatives during December of 2022 and shall 
be based on the individual budgets submitted by the Parties on or before the 
aforementioned November 30, 2022 budget submission deadline. 

 
c. If Alternative Efforts are pursued by the Parties pursuant to this Section 5, the Parties 

shall annually adhere to the following schedule to allow for semiannual monetary 
reconciliation for calendar years 2022 and 2023: 
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On or before July 15: Parties submit to one another an itemized accounting 

for all expenses they have individually incurred in 
furtherance of Alternative Efforts through June 30 of 
current year 

 
On or before August 15: Reconciliation payment made by one Party to ensure 

that the total of all combined costs incurred for 
Alternative Efforts through June 30 of current year are 
shared equally 

 
On or before September 15: Representatives shall work together to review year-to-

date costs and any anticipated costs and shall make any 
necessary adjustments to ensure that total costs through 
end of year will not exceed budget parameters 

 
On or before January 15: Parties submit to one another an itemized accounting 

for all expenses they have individually incurred in 
furtherance of Alternative Efforts between July 1 and 
December 31 of previous calendar year  

 
On or before February 15: Reconciliation payment made to ensure that the total of 

all combined costs incurred during the previous year are 
shared equally 

 
Section 3.  Except with regard to the amendments set forth above, all other terms, conditions, and 
provisions of the Agreement shall remain unchanged except that section numbering shall be 
adjusted accordingly to account for the new section 5 above. Said renumbering shall start with the 
section entitled “Representatives; Position Oversight,” which shall be renumbered to Section 6, 
and all sections thereafter shall also be renumbered in sequential fashion. 

*********************** 
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IN WITNESS WHEREOF, the Parties have caused this Amendment to be signed and executed 
on their behalf as of the day and year first written above.  
 

1. BROOKLYN PARK ECONOMIC 
DEVELOPMENT AUTHORITY: 
 
 

By:        
(authorized signature and printed name)  

 
Its: President 
 
Date:  _____________________________________ 

 
 

By:        
(authorized signature and printed name) 

 
Its: Executive Director 
 
Date: _____________________________________ 

 
 

2. VERIFIED AS TO ENCUMBRANCE: 
Minnesota State: Employee certifies that funds have been 
encumbered as required by Minnesota Statutes §16A.15. 

  
By (authorized signature and printed name) 
 
      
Title 
      
Date 
      

 
     3. MINNESOTA STATE COLLEGES AND 

UNIVERSITIES 
NORTH HENNEPIN COMMUNITY COLLEGE 

 
 

By:        
(authorized signature and printed name) 

 
Its:        
 
Date: _____________________________________ 
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4. AS TO FORM AND EXECUTION:
By: 

(authorized signature and printed name) 

Its:  

Date: _____________________________________ 
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EXHIBIT A 



BROOKLYN PARK ECONOMIC DEVELOPMENT AUTHORITY 

 PROJECT MANAGEMENT SERVICES AGREEMENT 

This agreement is made this December 6, 2021, by and between the Brooklyn Park 
Economic Development Authority (the EDA) and Beatrice Adenodi of Mirror Ink, Inc., a 
business corporation located at 8256 Queen Ave N, Brooklyn Park MN 55444, to provide 
project management services for the Center for Innovation and the Arts. 

In consideration of the mutual covenants and promises contained in this Agreement, the 
EDA and Consultant agree as follows: 

I. SCOPE OF SERVICES

The Consultant agrees to provide project management services to the EDA to advance the 
Center for Innovation and the Arts. The ongoing tasks that make up these services are 
detailed in Attachment A. 

II. COMPENSATION AND TIMING OF PAYMENT

The EDA agrees to pay Consultant an hourly fee of $110, not to exceed $4,500 a 

month without pre-approval to complete the work as outlined in the attached scope or 
other identified related tasks. Consultant shall submit an itemized invoice for the monthly 
fee showing hours worked and description of the services rendered not later than the last 
day of each month for services rendered the prior month for payment by the EDA 30 days 
after receipt by the EDA. 

III. DUTIES AND DELIVERABLES

Consultant agrees to complete project management services to advance the Center for 
Innovation and the Arts as outlined in Attachment A or as directed by the Center for Innovation 
and the Arts leadership team. 

IV. CONTRACT TERM

1. Period of Performance. This Agreement shall commence as of the date first
written above and continue for a 12-month period subject to earlier termination in
accordance with Section IV.2, below.

2. Termination of Agreement. The EDA and the Consultant both shall have the right to
terminate this Agreement at any time and for any reason by submitting written notice of
termination to the other party at least 15 calendar days prior to the specified effective
date of the termination. In addition, the EDA shall have the right to terminate this
Agreement on three (3) calendar days written notice if Consultant’s performance is not
timely or is substantially unsatisfactory or if Consultant has violated any of the terms,
conditions, or agreements contained in this Agreement. In either event, on the

termination of this Agreement, all finished and unfinished documents and work papers
prepared by Consultant pursuant to this Agreement shall become the property of the
EDA and Consultant will be paid the monthly fee, or a pro rata portion thereof for a
partial month of service, for services satisfactorily performed up to the date of the
termination of the Agreement.

V. CONTRACT PERFORMANCE AND MODIFICATION

1. Assignment. Consultant shall not assign its rights or obligations without receiving the
express written consent of the Executive Director.

2. Amendments. The terms of this Agreement may be changed or modified by mutual
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agreement of the EDA and Consultant. Such amendments, changes, or 
modifications shall be effective only on the execution of written amendment(s) signed 
by the Executive Director of the EDA and Consultant. 

 
VI. WORK PRODUCTS AND AUDITS 
 

1.  Work Products. All reports, data, materials, information, and other work products 
(“EDA information”) prepared and developed in connection with the provision of services 
contemplated in this Agreement shall become the property of the EDA. Consultant 
may, without prior written approval of the EDA, disclose EDA information to third parties 
but solely in connection with the performance of its duties under this Agreement. 

 
VII. MISCELLANEOUS PROVISIONS 
 

1. EDA’s Authorized Agent. The EDA’s authorized agent for purposes of administration 

of this Agreement is Kim Berggren. 
2. Consultant Authorized Agent. Consultant’s authorized agent for purposes of 

administration of this Agreement is Beatrice Adenodi. All work shall be performed by or 
under the supervision of Beatrice Adenodi who will also be the main point of contact 
with the project partners. 

3. Consultant certifies that to the best of its knowledge, no EDA employee or employee 
or officer of any agency interested in this Agreement has any pecuniary interest in 
the business of Consultant or with this Agreement and that no person associated with 
Consultant has any interest that would conflict in any manner or degree with the 
performance of this Agreement. 

4. Independent Contractor. It is agreed by the parties that, at all times and for all purposes 
within the scope of this Agreement, the relationship of the Service provider to the city is that 

of independent contractor and not that of employee. No statement contained in this 
Agreement shall be construed so as to find Service provider an employee of the City, and 
Service provider shall be entitled to none of the rights, privileges, or benefits of City of 
Brooklyn Park employees. 

5. Governing Law.  This Agreement shall be governed by and construed in accordance 
with the laws of the State of Minnesota without regard to its conflicts of laws principles. 
Each Party irrevocably submits to the jurisdiction of the federal or state courts in 
Hennepin County, Minnesota for the purposes of any suit, action or other proceeding 
arising out of this Agreement and each Party irrevocably and unconditionally waives 
any objection to the laying of venue of any action, suit or proceeding arising out of this 
Agreement in the federal or state courts in the State of Minnesota. 

6. Counterparts. This Agreement may be executed in several counterparts.  If so 

executed, each of such counterparts shall be deemed an original for all purposes and all 
counterparts shall, collectively constitute an agreement. In making proof of this 
Agreement, it shall not be necessary to produce or account for more than one such 
counterpart. 

7. Indemnification. To the fullest extent permitted by law, Consultant, and Consultant’s 
successors or assigns, agree to indemnify and hold harmless the EDA, its officers, 
agents, and employees from all claims, suits, or actions of any kind, nature, or 
character, and the reasonable costs, disbursements, and expenses of defending the 
same, including but not limited to, reasonable attorneys’ fees, consulting project 
management services, and other technical, administrative or professional assistance to 
the extent caused by the negligence, breach of contract or willful misconduct of 
Consultant or its subcontractors, agents, or employees under this Agreement or arising  
out of the failure to obtain or maintain the insurance required by this Agreement. 

Nothing in this Agreement shall constitute a waiver or limitation of any immunity or 
limitation on liability to which the EDA is entitled. The parties agree that these 
indemnification obligations will survive the completion or termination of this Agreement. 

8. Insurance. Consultant will maintain insurance coverage for: Worker’s Compensation, 
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General Liability, and Professional Liability in an amount of not less than $1,000,000.00 
(one million dollars and no/100) per occurrence and $2,000,000.00 (two million dollars 
and no/100) in the aggregate and will provide information as to specific limits upon 

receipt of signed Agreement. Consultant shall provide EDA with a current certificate of 
liability insurance for all insurance coverage referenced above. Such certificate of 
liability insurance shall list the EDA and the City of Brooklyn Park as an additional 
insured and contain a statement that such policies of insurance shall not be canceled 
unless thirty (30) days written notice (ten (10) days’ written notice for non- payment of 
premiums) is provided to the EDA. 

9. Compliance with Applicable Law. Service provider agrees to comply with all
federal, state, and local laws or ordinances, and all applicable rules, regulations, and
standards established by any agency of such governmental units, which are now or
hereafter promulgated insofar as they related to the Service provider's performance
of the provisions of this Agreement. It shall be the obligation of the service provider
to apply for, pay for, and obtain all permits and/or licenses required.

10. Entire Agreement. This Agreement, any attached exhibits and any addenda or
amendments signed by the parties shall constitute the entire agreement between the
EDA and Consultant and supersedes any other written or oral agreements between
the EDA and Consultant. This Agreement can only be modified in writing signed by the
EDA and Consultant.

11. Third Party Rights. The parties to this Agreement do not intend to confer on any
third party any rights under this Agreement.

12. Data Practices Act Compliance. Any and all data provided to Consultant, received
from Consultant, created, collected, received, stored, used, maintained, or
disseminated by Consultant pursuant to this Agreement shall be administered in
accordance with, and is subject to the requirements of the Minnesota Government Data
Practices Act, Minnesota Statutes, Chapter 13. This paragraph does not create a duty

on the part of Consultant to provide access to public data to the public if the public         data
are available from the EDA, except as required by the terms of this Agreement.

13. No Discrimination. Consultant agrees not to discriminate in providing products and
services under this Agreement on the basis of race, color, sex, creed, national origin,
disability, age, sexual orientation, status with regard to public assistance, or religion.
Violation of any part of this provision may lead to immediate termination of this
Agreement.

14. Waiver. No waiver of any provision or of any breach of this Agreement shall constitute
a waiver of any other provisions or any other or further breach, and no such waiver shall
be effective unless made in writing and signed by an authorized representative of the
party to be charged with such a waiver.

15. Headings. The headings contained in this Agreement have been inserted for

convenience of reference only and shall in no way define, limit or affect the scope
and intent of this Agreement.

16. Severability. In the event that any provision of this Agreement shall be illegal or
otherwise unenforceable, such provision shall be severed, and the balance of
the Agreement shall continue in full force and effect.

17. Notices.  Any notices permitted or required by this Agreement shall be deemed
given when personally delivered or upon email to:

 Consultant: Beatrice Adenodi, Mirror Ink CEO,  beatrice@mirrorink360.com 

EDA:  Executive Director Kim Berggren, kim.berggren@brooklynpark.org 
 City Manager Jay Stroebel, jay.stroebel@brooklynpark.org 

Or such other address as either party may provide to the other by notice given in 
accordance with this provision. 
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Attachment A 

The Project Manager will work with the Center’s existing leadership team and will primarily 
report to Kim Berggren, Community Development Director and Executive Director of the 
Brooklyn Park EDA. The Project Manager will mobilize the existing team to accomplish the 
following tasks and deliverables:  

1. Facilitate collaborative work through shared messaging, action, and strategy.
a. Create a shared 1-year action plan complete with a schedule, tasks, and

accountability assignments.
b. Coordinate the development and implementation of a marketing and

communication plan (immediate deliverable) that leverages NHCC, the City of
Brooklyn Park, Northwest Tourism, BBA, and any other members of the Advisory
Council.

c. Coordinate preparation for the legislative session.

2. Support the development of more arts programming in the community that inspires
investment in the facility.

a. Raise awareness of the Center and cultivate project advocates/ambassadors.

Work with partners to capture the names of participants/benefactors who can be
potential voices for campaign efforts (e.g. a high school art teacher at Park
Center who can actively talk about the direct benefit to students and why the
Center for Innovation and the Arts is critical for student success in our
community).

b. Facilitate connections with local arts leaders and other individual and group
stakeholders such as area high school arts teachers, nonprofit arts organizations,
and local artists.

c. Build a database of project supporters, including leaders and in particular BIPOC
leaders from local communities who are advocates of the equity intentions of this
project.

d. Amplify arts programming that already exists and promote arts activities with the

City’s Recreation and Parks Department and Arts Engagement Specialist and
NHCC’s Arts department.

3. Coordinate with partners for the successful execution of fundraising strategies.
a. Coordinate with the Capital Counsel consultant, project partners, and other

project staff on the fundraising feasibility study and plan.
b. Coordinate collaborative meetings, advance action items, and facilitate shared

accountability among partners.
c. May be asked to support cultivating donor relationships.
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BEATRICE A.ADENODI 
Minneapolis-St. Paul |612-396-1698|Beatrice.adenodi@gmail.com 

EVENT MARKET MANAGER
LOGISTIC COORDINATOR  ▪PROJECT MANAGEMENT  ▪  STRATEGIC MARKETING INITIATIVES  

Exceptional Experiential Marketing Manager who served 12+ years in the industry in roles such as Event 
Marketing Manager, Product Specialist, Trainer, Project Manager, and Logistics coordinator. Expert in 
developing and maintain positive relationships with clients and vendors with the ability to communicate, 
manage and motivate effectively to all diverse groups. Excellent organizational skills, training, presentation, 
written skills and proficient in creating the development of promotion and marketing plans. Worked with 
clients such as Lexus, Nintendo Wii, X-box Kinect, American Express, Medal Of Honor Convention, RSNA, 
Toyota, Edwards-Jones, Coca-Cola, Associate Bank, US Bank, Nissan, Samsung, Best Buy, Pucker, etc... 

Skills 

▪ Branding and Sales Initiatives
▪ Event Coordination/Planning

▪ Relationship Building and Management
▪ Presentation Development and Delivery

▪ Media and Community Relations
▪ Marketing and Communications

▪ Contract Negotiation and Execution
▪ Team Building, Training, and Leadership

KEY ACHIEVEMENTS AND CREATIVE MARKETING INITIATIVES 

MIRROR INK PRODUCTIONS ▪ Owner                     2009-present 
Freelance Project Manager, Marketing Consultant, Event Manager, and Tour Manager for domestic and 
international clients] 
Specialized in the coordination and facilitation of large-scale events and marketing initiatives for high-profile 
clients. Responsible for all aspects of program management including staff hiring/training, project reporting, 
expense reports hotel/travel accommodations and contract negotiations. Developed, planned, marketed, and 
executed events, meetings, tradeshows, and incentive programs within the retail, financial services, 
technology, and nonprofit communities.  

Managed event budgets ranging from $10K- $3million, while saving clients an average of 35% on Travel and 
Expenses. Developed an extensive network of professionals and VIP clients through ongoing communication 
and relationship management. Worked with companies such as Alloy Marketing, Momentum Worldwide, 
Mshale Communications, Medal of Honor Convention, etc. 

EVENT PROJECT MANAGER 

• Organized, developed and executed a 6-day convention in October 2016 for Twin Cities Medal of
Honor Convention as a Freelance Events Project Manager for an attendance of 5k people through the
duration.

• Collaborated with multiple teams such as the Military, National Security, Public Relations, Medal of
Honor Society Event Producers, Recipients and volunteers to strategical plan the convention for our
nation's war heroes.

• Responsible for vendor relations, registration management, F&B, contract negotiation, day to day
operations during conventions, meeting preparations, client relationship building, sponsor
activations, travel/hotel accommodations for attendees and transportation.

BRANDING AND SALES INITIATIVES 

• Executed a 5-month marketing tour for Delta Sky miles American Express acting as Field
Acquisitions Manager with a 5-person team focused on increasing brand awareness and sales for
American Express [through Momentum Worldwide] for 2 years.

• Increased brand awareness and sales of the AMEX card by 50% in targeted markets.

• Assisted in the research and analysis of target market areas for a specific audience, ensuring
effective and accurately tailored event planning.

• Responsible for tracking and documentation of event details including inventory, display pictures,
and attendance, and assisted in setting up and take down for all locations.
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MARKETING AND COMMUNICATIONS 

• Assisted in running a 3-month marketing program for Nintendo Wii through MKTG Marketing,
focused on sustained revenue growth.

• Developed a marketing strategy for a specific shopping mall that drove product revenue to $1.5B,
prompting a re-launch of the program during each following year.

• Utilize numerous internet marketing strategies including email blasts and social networking sites to
promote products and events.

MEDIA AND COMMUNITY RELATIONS 

• Micromanaged a marketing initiative for the Western Union focused heavily on large-scale event
planning and promotion.

• Increased revenue and business growth for the Western Union dramatically, prompting a re-launch
of the initiative the following year.

The Marketing Arm 
Field Event Manager/Product Specialist-Nissan  2016-present 

• Represent the Nissan brand in the Minnesota market at the local school, dealer and special events.

• Report to Regional Manager of local event activities, Lead generation goals potential partnership

• Responsible for completing administrative duties involved in event marketing such as
inventory/tracking, timesheets, expenses, pictures, and detail event reports (via email, internet or
Fax

• Manage, trained and schedule multiple talents at a time from different diverse background
successfully including evaluating their performance

Speck Products 
Field Market Manager/Trainer  2013- 2014 

• Represents the Speck Brand with a high degree of understanding of all products, attributes,
differentiation, and value. Demonstrates an understanding of the wireless industry and Speck
business priorities.

• Creates and leverages strong relationships with retail partners to influence and drive field
opportunities.

• Plans, schedules and manages market coverage priorities. Secures and executes training and demo
events at regional, district and store level.

• Participates in special events sponsored by Speck and serve as the brand and product expert – both
consumer and business facing.

• Serves as the “go to” person for Speck for all regional, district and store level account activities
including kick-off and seasonal training for consumer electronics retail sales associates, regional
mobile carrier account teams, career training departments, and carrier-branded retailers. Secures

opportunities to demo and execute assisted selling events in-store direct to consumers.

• Implements programs and incentives within stores to drive awareness, education, and sales through
these channels.

• Organizes and manages store events, demo days, contests, incentives, etc.

• Executes Point of Purchase/Shipper compliance checks at retail stores as needed. Capture and
report on store visit activities and conditions at retail in compliance.

• Serves as an expert on market conditions and communication issues and opportunities in a timely

• manner.

BI Worldwide 
Contract Event Project Manager/Event – Live Marketing Division  2012 

• Responsibilities included all aspects of planning, marketing, and event management for over 50
national events during the duration of the program.

• Duties include comprehensive schedule coordination, travel arrangements, venue management,
contract negotiation, food/beverage selections, IT audiovisual setup. Effectively communicated to a
major stakeholder.

• Manager corporate sponsors and allied line marketing sponsors for events. Developed and
implements marketing audits, reports, data collections and e-newsletters.
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• Collaborated with the marketing manager, Business developers, creative strategist, corporate clients
to secure sponsor placement in events, media, and social media. 

MULTIPLE MARKETING COMPANIES 

 Freelance Event Manager / Field Marketing Specailist/ Program manager         2002-2008 

[Multiple marketing engagements deploying best in class services and custom solutions to high-profile clients.] 

Assisted with all aspects of large-scale event planning and execution. Managed key accounts and clients, 
maintaining open relationships and lines of communication. Oversee budgeting for the various project across 
the board. Communicate and worked with cross-culture professionals.  Experience with multiple industries 
and products. Provided training and expertise for various products, vocal techniques and information 
technology. 

• Requested to return to assist on new projects on an ongoing basis, based on exemplary past
performance and successful track record.

• Provided constructed feedback on evaluation reports for each marketing campaign executed

• Managed logistics involved in marketing events such as set-up, tear-down, loading/unloading and
managing space

• Responsible for completing administrative duties involved in event marketing such as
inventory/tracking, timesheets, expenses, pictures, and detail event reports(via email, internet or
Fax

• Expensively hired, managed, trained and schedule multiple talents at a time from different diverse
background successfully including evaluating their performance

Other Event Management Positions/Tours 
My Coke Rewards Tour, Honest Tea, KIND Bar, ASPIRE Beverages, Ice Breakers, Mountain Dew, 
Lemonheads, AOL, Vaseline, Toyota, Chevy, Saturn, Venus Vibrance, GM Credit Card, Rumba, Addias, 
Ebay, Axe, PowerAde, Nintendo Wii, Playstation, X-Box, Snus, Race for the Cure, Keds, Marblu Naturals, JC 
Penney, Coke Cola, Qwest ,Cambria Suites,  DaVinci, Banana Boat, Degree, Home Depot, Cingular, Sprint, 
Ralph Lauren,  Famous Footwear, Fritos, Lowe`s Commercial Grand Opening, Twin Cities Marathon Expo—
“Listerine”, Coca Cola, Cambria Suites, Samsung/Best Buy etc.…. 

EDUCATION AND SKILLS 

CPPM Certification – Project Management- St. Thomas University- Minneapolis, Mn.     2011     
Bachelor of Arts ▪  Professional Communications ▪  Metropolitan State University – St. Paul, MN       2009 
Associate of Arts ▪  Marketing ▪  North Hennepin Community College – Minneapolis, MN     2005 

Computer Proficiencies: Internet Applications, Microsoft Office [Excel, PowerPoint, Publisher, 

Word], Social Networking Sites [Facebook, Flickr, Twitter, Snap Chat, Instagram, Pinterest, etc.. ], 

Windows programs , Windows NT, Project management Software 

Training: Ear prompter, Vocal training, acting, teleprompter, Emcee, Public Speaking, Crowd Gatherer, 
product Specialist.  
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MEMORANDUM 
 
DATE:  February 22, 2022 
 
TO:  EDA Commissioners 
 
FROM: Kim Berggren, Executive Director 
 Breanne Rothstein, Economic Development and Housing Director 
 
SUBJECT: Status Update 
 

 
Overview: 
 
This memo provides an update to the Brooklyn Park Economic Development Authority (EDA) and 
serves to keep interested stakeholders informed. The EDA’s housing-related work is summarized 
in a separate memo.  
 
 
BUSINESS DEVELOPMENT 
 
Business Forward Advisory Board February Meeting 
The Business Forward Advisory Board (BFAB) held its February meeting via Teams on February 
1. Brett Olinger, the Director of the Workforce Innovation and Experiential Learning Center 
(WIELC) at North Hennepin Community Collect (NHCC) attended the meeting and spoke to the 
group about working with WIELC to find interns and future employees. WIELC is a new way of 
doing business for NHCC as it recognized the needs to provide students with real world 
experience and the need for businesses to find young talent for work at their businesses.  
 
Additionally, the group weighed in on the direction of the EDA related to the establishment of a 
chamber of commerce type organization in the City. The group was excited to hear more about 
the work being done to explore a chamber as it sees a need for a legislative advocate, hub of 
information, and a place to network. The group emphasized the need to find a group that could 
be an advocate for businesses, wanted to welcome in a range of business types and size, and a 
group that wanted to work with existing business groups in the City to make sure there is a space 
for all businesses in the City. Staff continues to make progress on work related to the chamber 
and plans to have more updates for the EDA in the coming months as described below.  
 
Brooklyn Park Chamber Regional Support Services 
Solicitation for the Brooklyn Chamber Regional Support Services was sent out to three 
organizations interested in helping start and grow a chamber type organization in the City to create 
a sense of community among our businesses, provide opportunities to network, and provide 
collective voice to Brooklyn Park businesses in legislative and policy decisions.  One proposal 
was received from the Metro North Chamber.  Next steps are to finalize a scope of work with 
Metro North for the EDA’s consideration at a future meeting.  
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Small Business Center Update 
Work continues at the Small Business Center that is planned to be developed at 7970 Brooklyn 
Blvd N. Below is a series of updates related to the project.  
 

Community Engagement Meetings 
Several meetings and have been held to engage businesses and the broader community 
on the design of the Small Business Center. On Monday, January 31, the Economic 
Development Authority, held its second open house related to the development of a Small 
Business Center at 7970 Brooklyn Blvd N. About 30 individuals attended the meeting that 
gave them a chance to see the larger space where the Small Business Center will 
eventually be developed. In general, the business community continues to be excited 
about the project and the design of the space. Below is a list of the past engagement work 
related to the project:  

• Summer 2020: Virtual business focus groups  
• Spring/summer 2020: Surveys related to space needs and interest in space 
• Fall 2020: Establishment of a Steering Committee  
• Summer/fall 2021: Design meetings with architecture team  
• December 2021: Open House #1  
• Early January 2021: AV/IT meeting with users  
• Mid-January 2021: Retail users meeting  
• Late January: Open House #2 

 
Operator Selection Process 
In late November, the EDA solicited letters of interest from operators for the small business 
center space. The operator will be responsible for day-to-day operations in the Small 
Business Center space including office management, tenant engagement, coordination of 
programming, and lease management. Nine groups and individuals submitted. Of those 
nine, four were invited to be interviewed by Steering Committee members and project 
staff, including African Career Education and Resource, Inc. (ACER) in partnership with 
Makds LLC, the Liberian Business Association (LIBA), Indred Alexander, and Push 
Strategists. The Steering Committee is coming together to make a final recommendation 
for operator by the end of February and the final contract will be brough back for EDA 
consideration in March.  
 
Funding Pursuits 
Staff is seeking several different sources of funding for the acquisition and construction of 
the small business center. This includes application for $1.5M to the Department of 
Employment and Economic Development, $1.6M in federal appropriations under the 
Community Projects program, and $2M for the US EDA under the recently approved 
Economic Adjustment Assistance Program. Staff continues to monitor opportunities for 
outside funding, including a future Hennepin County grant program on the horizon. The 
total project cost, including its portion of land acquisition of Northwind Plaza, is 
approximately $7M in capital outlay. The project, along with the rest of the strip mall, is 
expected to generate positive cash flow that could be used to cover some of these costs. 
EDA will have an opportunity to discuss the options during the annual budgeting process. 
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WORKFORCE DEVELOPMENT 
 
BrookLynk 
The 2022 program year is underway! Each year BrookLynk coordinates programs and services 
to connect youth, employers, and BrookLynk alumni to achieve the economic health, equity and 
well-being of our community ensuring prosperity for all. This year BrookLynk strives to coordinate 
partnerships that prepare employers to engage the next generation of workers and to connect at 
least 400 young people in the Brooklyns to training and employment opportunities needed to 
develop their college and career pathways.   
 
Get Ready! youth work readiness training launched in January online and is open to youth ages 
14-24 that live or attend school in suburban North Hennepin. BrookLynk staff partner with the 
local school districts as well as city, county, and community partners to connect directly to youth 
in our community to help them build the professional skills needed to be work ready. The Get 
Ready! program covers topics such as resume writing, job applications, interviewing, professional 
communication, and networking. To enroll a young person in Get Ready! visit:  
https://www.brooklynk.works/attend-get-ready  
 
The summer internship application opens on February 21st online. The summer internship 
program is open to youth 16-24 who live or attend school in Brooklyn Park and Brooklyn Center 
and meet at least one additional BrookLynk eligibility requirement. For information on BrookLynk 
or the summer internship program visit https://www.brooklynk.works/internships  
 
Completion of Get Ready! is required for all youth interested in applying for a BrookLynk 
internship. 
 
Youth Entrepreneurship Program (YEP) 
The second session of YEP launched in January and after a short pivot to online to protect the 
health and safety of participants the program has returned to in-person sessions. Today there are 
47 youth registered for the program. As a part of this program youth participants attend weekly 
sessions with trained facilitators to learn the foundations of business and entrepreneurship and 
building a pitch deck. In addition to attending weekly workshops, interested youth will have the 
opportunity to compete in a Shark Tank to present their pitch decks for small business start up 
grants to help them launch their business. A call for “Sharks” will be sent out in the spring and we 
would love to have interested council members join us for this fun filled event. For more 
information on this program contact BrookLynk Program Manager, Fred DuBose, at 
fred.dubose@brooklynk.works or 763-315-8588.  
 
 
OTHER 
 
Community Development Block Grants (CDBG) Program Request for Proposals 
On February 1, Hennepin County issued a Request for Proposals (RFP) for 15-percent of CDBG 
to be directed to public/human service activities. All registered non-profit organizations operating 
in Brooklyn Park and Hennepin County may submit applications for CDBG funds. City staff briefed 
various organizations about the availability of funds via email communication and encouraged 
those interested in applying to meet individually with County and City staff before submitting any 
potential applications. In addition to the County outreach efforts, City staff advertised the 
availability of funds through its social media platforms, contacted applicants from last year’s RFP 
cycle, and printed marketing flyers that were widely distributed around the City. 
 

https://www.brooklynk.works/attend-get-ready
https://www.brooklynk.works/internships
mailto:fred.dubose@brooklynk.works
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The submission of applications to the County will run through the due date of February 24, 2022.  
The Selection Committee, comprised of representatives from all the Direct Allocation Cities under 
the Joint Cooperation Agreement (JCA), will then meet in March 2022 to review and score all the 
submitted applications before making funding recommendations to the County Board for the 
Annual Action Plan expected in June 2022.  
 
Predevelopment Grants 
In 2021, the EDA was awarded three Livable Communities Demonstration Account (LCDA) 
Predevelopment Grants from the Metropolitan Council to work with local, aspiring developers on 
the early stages of their potential projects. Work on these projects has progressed as follows: 
 
 New Africa CDC (7479 Brooklyn Boulevard, at the intersection of Regent Ave) 

Consultants from Designs by Melo and NEOO Partners have drafted a preliminary site 
plan and financial analysis based on work to-date for this site. The financial analysis 
includes a comparison between a market rate industrial project, a community center or 
industrial space project, and a middle ground approach. Predevelopment work has 
presented a number of challenges for this project at this location such as traffic and site 
design. Work continues to progress to address those challenges and present opportunities 
for this development. 

 
 The Villas Townhouses (Brookdale and Yates) 

Paul Cross has obtained ownership of 5 of the 6 properties on this site and is moving 
ahead with predevelopment activities. He is currently exploring consultants to engage for 
planning activities. 

 
 Zane Commons (7701 Brooklyn Blvd and Surrounding EDA-owned Properties) 

The EDA approved this contract for site design, community engagement, and financial 
analysis in January 2022. Part of the pre-development planning for this site included a 
market study, which has been launched with Maxfield Research and is anticipated by April. 
 

Area for Zane Commons Housing and Commercial Market Study 
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Community Partnership Program/ARPA Grant Program 
In October 2021, the EDA approved a Community Partnership Program (CPP) that advances 
economic inclusion goals of job training and placement, housing stability, and entrepreneurship 
support. Because of the alignment of this program with the American Rescue Plan Act (ARPA) 
community granting, the Request for Proposals (RFP) process in January 2022 included 
applications to both programs.  A total of 66 applications were received for CPP/ARPA funding. 
The review committee, which includes staff from the departments of Community Development 
and Administration along with two BrookLynk Alumni, are currently reviewing all of the 
applications and anticipates bringing these contracts to the EDA for approval in spring 2022. 
 
Center for Innovation and the Arts (CITA) 
The current focus of the Center for Innovation and the Arts is advocating for the $7 million bond 
request from the State of Minnesota, which Governor Walz included this project in his bonding bill 
proposal. North Hennepin Community College (NHCC) and city staff are coordinating a letter-
writing campaign with local supporters of the project to encourage the Senate and House bonding 
committees to support the request. This campaign will take place in February with a broader public 
campaign anticipated from March to May. Additionally, NHCC is finalizing a contract with a capital 
campaign consulting firm to plan and begin soliciting support for private fundraising efforts. Staff 
are also working to coordinate a series of consensus workshops to work on messaging and 
mission for the Center. 
 
The Center for Innovation and the Arts Advisory Council met on January 27 where they discussed 
the letter-writing, capital campaign, and upcoming arts events at NHCC. The next Advisory 
Council meeting is scheduled for Thursday, April 28, from 2:00 to 3:30 p.m. President Jacobson 
and commissioners Pha and Russell sit on the Advisory Council.  
 
Metro Blue Line Extension Light Rail Transit (LRT) Update 
The Metropolitan Council and Hennepin County released the Draft Route Modification Report on 
December 13, 2021. It describes the overall process, public input, and technical evaluation that 
will inform the recommendation of a community supported route. The draft was open for comment 
through January 25. The recommended comment format for the city was a letter, which was 
reviewed by the City Council and send to the Met Council in January. The full report is anticipated 
in March 2022. 
 
Economic Development Association of Minnesota Conference  
Daniela Lorenz and Commissioner Boyd Morson attended the 2022 Economic Development 
Association of Minnesota (EDAM) winter conference on January 27-28. The conference featured 
a variety of speakers and sessions including: an update from the Department of Employment and 
Economic Development about new programs, a legislative update, a site selector panel, and 
several sessions on supporting small businesses as they navigate COVID and other new realities. 
The final day of the conference featured addresses from Senator Tina Smith and Senator Amy 
Klobuchar who both discussed the advantages Minnesota has in attracting businesses and the 
opportunities to solve current issues such as lack of childcare and access to broadband. EDAM 
holds two conferences a year, the next conference is in early June in Brainerd, MN.  
 
Ehlers’ Public Finance Seminar 
Several members of the EDA staff and Commissioner Morson attended the annual Ehlers 2-day 
seminar in Brooklyn Center. Topics included TIF and Tax Abatement 101, the future of modular 
housing, and bond financing. The keynote speaker was former Brooklyn Center City Manager, 
Curt Boganey, and he spoke about the importance of leadership during a crisis and the common 
good in public service.  
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Northwest Tourism  
Northwest Tourism had its annual meeting in January and Commissioner Russell was elected 
Chair of the Board and Commissioner Morson was in attendance. Staff is working with Brooklyn 
Center and the Tourism Interim Executive Director to contract with Clarity of Place.  
 
Attachments: N/A 
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MEMORANDUM 
 
DATE:  February 22, 2022 
 
TO:  EDA Commissioners 
 
FROM: Kim Berggren, EDA Executive Director 
  Breanne Rothstein, Economic Development and Housing Director 
    
SUBJECT: Housing Update 
 

 
Overview: 
 
This memo provides an update to the Economic Development Authority (EDA) on housing-related 
items. In addition to updating the EDA, this memo serves to keep interested stakeholders 
informed of this work.  
 
 
COVID-19 HOUSING UPDATES 
 
Minnesota Housing launched a rent assistance program, RentHelpMN, at www.renthelpmn.org 
on April 20. The program, which ran from April 20, 2021 to January 28, 2022, is no longer 
accepting applications. Applications that were submitted on or before the January 28 deadline will 
be reviewed and eligible requests will be processed subject to funding availability.  
 
Applications that are in process will continue to protect an applicant from eviction even after the 
January 28 deadline. Renters who receive an eviction notice must appear at their court date. 
Minnesota Housing staff continue to attend housing court hearings to provide information about 
pending RentHelpMN applications as needed. 
 
Eviction Moratorium 
As of October 12, we have now entered the phase in which the eviction moratorium is lifted unless 
the renter has a pending application with Minnesota Housing. This phase will last until June 2022. 

Starting October 12 (current phase): All lease termination and eviction protections are 
lifted unless renters are eligible for emergency rental assistance and have a pending 
application.  

Starting June 1, 2022: All lease termination and eviction protections related to the 
COVID-19 pandemic are lifted. 

http://www.renthelpmn.org/
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The bill prohibits an eviction for nonpayment of rent until June 1, 2022, if the tenant has a 
pending application for rental assistance. A tenant (and their landlord) can verify the 
tenant’s rent application through Minnesota Housing.  
 
One permanent policy change is a required 15-day notice period to tenants before an 
eviction can be filed for non-payment of rent. 
 
To learn more and find assistance with renting go to renthelpmn.org or call 211. For legal 
help go to homelinemn.org or lawhelpmn.org. 

 
NEW HOUSING DEVELOPMENT PROJECTS 
 
Real Estate Equities (7849 W Broadway - Revive Church Site) 
On December 13, 2021, the Brooklyn Park City Council voted to support preliminary authorization 
to issue revenue bonds for the proposed 282 units of multifamily housing on this site. The 
proposed development is currently a mix of one, two, and three-bedroom units with 12 units 
reserved for households earning 30% of the Area Median Income (AMI) and rents for all other 
units held at 60% AMI. The two 4-story buildings would each include interior and exterior common 
area amenities, management offices, and structured and surface parking. The developer, Real 
Estate Equities (REE), is a residential property management company based in St. Paul with 
various other properties that have utilized a similar financing structure across Minnesota, 
Wisconsin, and Indiana. 
 
REE is has submitted a Request for Assistance application for TIF financing to provide gap 
financing. They have revised their plans to include housing to households earning 30% of Area 
Median Income. The EDA is considering their term sheet under separate cover. 
 
Duffy Development (6900 85th Avenue North Development - NHCC Site)  
Duffy was awarded an allocation of Low-Income Housing Tax Credits from Minnesota Housing 
as well as a $1,185,000 Metropolitan Council Livable Communities Demonstration Account – 
Transit Oriented Development (LCDA-TOD) grant in January 2022 as well as Low-Income 
Housing Tax Credits from Minnesota Housing. Phase I of the project (75 units) is now fully 
financed and is planning to move forward with a series of next steps related to their development, 
including consideration of the Development Agreement with the EDA for Phase I. This phase will 
include the EDA purchasing the full site from Minnesota State Colleges and Universities 
(MnSCU), the current property owner, and selling the land for the Phase I development to Duffy. 
Phase II will include applying for additional financing and a separate land sale for the remainder 
of the property at a later date. 
 
Duffy Development Company has proposed building two mixed-income apartment buildings with 
approximately 75 units each at the development site at 6900 85th Avenue North. A third building 
on the site is proposed as a daycare use in partnership with Women Ventures, a non-profit 
organization, which is currently exploring costs and fundraising opportunities.  
 
The EDA approved a term sheet to provide tax increment financing and a purchase agreement 
with Minnesota State Colleges and Universities (Minnesota State) and North Hennepin 
Community College for this property at its May 17, 2020 meeting. The EDA had solicited 
qualifications for the development of this vacant land in early 2020 and approved entering into an 
option agreement with Minnesota State for the purchase of the site for development purposes.  
 
 

http://www.renthelpmn.org/
http://www.homelinemn.org/
http://www.lawhelpmn.org/
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Village Creek Apartments (7621 Brooklyn Boulevard)  
The George Group North Village Creek Apartment project was unanimously approved by City 
Council on July 26, 2020. The EDA will be considering the sale of the EDA owned land located at 
7621 Brooklyn Blvd N and approving the final TIF agreement for the development at its March 
meeting. Staff appealed to the Metropolitan Council to extend the Livable Communities 
Development Act (LCDA) grant funding the project received in 2018. The extension was approved 
which gives the project until 2023 to utilize the funds. Once underway, the construction of the 
project should take 12-14 months.  
 
The EDA approved a term sheet to provide tax increment financing for the Village Creek 
Apartments project at its June 15, 2019, meeting. The project will be located on EDA-owned land 
at 7621 Brooklyn Blvd N. The proposal includes 83-units of mixed-income housing and a 10,000 
square foot commercial component. The EDA first considered this project in 2018. The project 
has since received a Metropolitan Council’s Livable Communities Development Account (LCDA) 
grant to assist with project costs and a Hennepin County Transit Oriented Development (TOD) in 
fall 2020. 
 
Cornerstone Village by Bethesda Lutheran Communities (7601 Brooklyn Boulevard) 
Bethesda Cornerstone Village applied to Minnesota Housing for Low Income Housing Tax Credits 
(LIHTC) in July 2021 for the second time and was again unsuccessful. Bethesda is planning to 
apply for tax credits again in 2022 and is considering changes to the project to make it again more 
competitive for MN Housing funding. In June 2021, the EDA approved the use of a deferred loan 
and tax increment financing (TIF) for Bethesda Lutheran Communities to develop housing for 
seniors and individuals with intellectual or developmental disabilities (IDD). Bethesda 
Cornerstone Village is proposed to be a 100-unit apartment community near the intersection of 
Welcome Avenue and Brooklyn Boulevard. Bethesda has a purchase agreement option with the 
EDA through the end of 2022. 
 
 
RE-HABILITATION PROJECTS 
 
Huntington Place Apartments 
In January of 2020, the EDA approved a $5 million loan to Aeon for the acquisition and 
rehabilitation of Huntington Place Apartments and maintaining rents as long-term affordable. 
Rehabilitation and investment work under the contract is underway.  To date, the EDA has paid 
over $1M to fund immediate and long-term rehabilitation needs. Aeon is beginning construction 
on the community room and dividing up of the building located at 5833 73rd Avenue.  
 
Aeon also recently received $1 million in ARPA and EDA funds to complete perimeter security 
enhancements at the property and draw requests are being submitted for this work on an ongoing 
basis. The non-profit housing organization also has applied for ARPA funds from Hennepin 
County.  
 
Brooklyn Avenues Solar Array Installation 
Brooklyn Avenues is the EDA owned transitional housing facility for youth aged 16 to 21 in 
Brooklyn Park and the Northwestern suburbs. Avenues for Youth manages the facility and 
provides professional supportive services to the youth. 
 
The Midwest Renewable Energy Association (MREA) has selected Avenues to receive a free 
solar array! They will provide Brooklyn Avenues with a grant for a solar array costing a total of 
$25,000, including installation. The contractor selection and high-level management will be 



7.2 HOUSING UPDATE 
Page 171 

 
supported by the MREA. The array will be designed to maximize the grant dollars available but 
not to exceed the funding so that neither Avenues nor the City is expected to incur any expense 
to get the array installed. 
 
The size of the array is expected to qualify for the Xcel Solar Rewards program.  This program 
will not only provide the energy bill savings that the array will generate but will also pay an 
additional $0.06 per kWh produced by the array for the first 10 years. Installation is anticipated to 
be carried out by this summer. 
 
 
OTHER HOUSING NEWS AND UPDATES 
 
Annual Real Estate Forum 
The 30th annual Real Estate Forum is planned for March 3rd from 8:00 a.m. to 1:00 p.m. in person 
at Edinburgh USA Clubhouse and includes breakfast. The keynote speaker, Julia Lashay Israel, 
of Keller Williams Realty, will speak as a real estate agent on trends and inclusion in real estate. 
David Arbit, of Minneapolis Area Association of Realtors, will also speak on housing data specific 
to the region and Brooklyn Park. To register, go to: https://www.brooklynpark.org/real-estate-
forum/. 
 
CURA Housing Project Research  
The Center for Urban and Regional Affairs (CURA) research project into housing and 
recommending city actions to improve housing stability in Brooklyn Park is now complete and will 
be presented under separate cover. This effort is part of CURA’s year-long research project in 
Brooklyn Park apartments to investigate the issues of community building (including tenant-
management relations and tenant-tenant community building), increasing renter and 
management knowledge of their rights/responsibilities, and concerns surrounding safety/security. 
The CURA report recommended an implementation schedule and staff is working on 
implementation that follows that outline. 
 
Staff Participation in Housing Groups  
Staff participates regularly in various regional groups on the topic of housing, including: 

• NOAH Working Group hosted by Minnesota Housing and focused on identifying strategies 
to advance the preservation of affordable housing regionally.  

• Anti-displacement Working Group created by the Metro Blue Line Light Rail Transit 
Extension (BLRT) project office and Hennepin County. 

• Housing Collaborative hosted by Twin Cities Local Initiatives Support Corporation (LISC) 
and focused on education, info sharing, and collaboration among city staff on housing 
programs and policies.     

• Regional Housing Policy Work Group hosted by Urban Land Institute (ULI) Minnesota.  
• Government Equitable Development Community of Practice hosted by the Metropolitan 

Council.  
 
Other Housing Projects Under Consideration:  

• 7108 West Broadway (Evergreen Apartments) – Staff is reviewing a request for financial 
assistance from National Handicap Housing Institute for financial assistance to replace a 
failing elevator. This community provides 23 units of 100% accessible housing to low-
income individuals and families by way of federal subsidies from the US Department of 
Housing and Urban Development (HUD).  

https://www.brooklynpark.org/real-estate-forum/
https://www.brooklynpark.org/real-estate-forum/
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• 30084-69484 84th Court North (Stonybrook Townhomes) in Brooklyn Park were built in 

1970s and consist of 88 buildings with 352 individually owned townhome units. The 
Stonybrook Property Owners Association is seeking $827,211 in a Housing 
Improvement Area (HIA) loan for the replacement of all the existing roadways and 
driveways, mill and overlay, restriping, landscaping as well as the installation of new 
exterior lighting within the Homeowners Association (HOA) as per the current layout. 
The public hearing for the first reading of the ordinance and fee resolution consideration 
is scheduled for February 14 Council meeting. 

 
Other Housing Policy Work Currently Underway: 

• Research the establishment of a housing trust fund 
• Apartment Action Plan 2.0 (2018-current)  
• Fair Housing Training preparation 
• EDA-owned former Park and Ride site at 4201 95th Ave N (planning through Corridor 

Development Initiative is complete and final report will be presented in February) 
 
Housing Work Recently Completed: 

• Transitional Housing Facility Rehabilitation (2018-2020) 
• Fair Housing Policy (May 2019)  
• Mixed-Income Housing Policy (2017) – staff is working on proposed modifications to this 

policy  
• Tenant Notification Ordinance (October 2019) 
• Autumn Ridge Apartments Rehabilitation Project (2018-2021) 
• Homeowner Programs re-vamp (2019) 

o Senior Deferred Loan Program  
o Down Payment Assistance Program (tripled investment in 2021) 
o Code Correction Loan Program  
o Revolving Loan Program  
o Rental Rehabilitation Loan Program (for 1–16-unit rental properties. Details 

available at www.mncee.org/services/financing/brooklynpark/-1) (April 2020) 
o Community Engagement and Environmental Sustainability Program (April 2020) 

• Affordable Housing Preservation and Development Program (July 2019) 
• Brooks Landing and Brook Gardens Rehabilitation Project (2019 – 2020) 
• Park Villa Housing Improvement Area (HIA) Project 
• Autumn Ridge Apartments Rehabilitation 

 
Attachments: N/A 
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MEMORANDUM 
 
DATE: February 22, 2022 
 
TO: EDA Commissioners 
 
Cc: Kim Berggren, EDA Executive Director 
 Breanne Rothstein, Economic Development and Housing Director 
 
FROM: John Kinara, Housing and Redevelopment Specialist 
  
SUBJECT: Home Improvement Loan Programs Update 

  
 
Overview: 
 
The purpose of this report is to update the Economic Development Authority (EDA) Board of 
Commissioners on the status of the Home Improvement Loan Programs that were approved on 
April 15, 2019. At the meeting, Commissioners considered and approved a request to modify 
guidelines and create four new subcategories for the Home Improvement Loan Program. Two 
modifications to the loan fund guidelines were decided upon by the EDA Commissioners. The first 
set of modifications was to provide deferred or forgivable loan programs targeted at seniors and 
first-time homebuyers and the second set was to provide low interest loan programs with no 
income restrictions targeted at the larger community. 
 
In the fiscal year 2021, a total of 55 loans were awarded across the five loan categories that are 
administered by the Center for Energy and Environment (CEE) (Table 1, Charts A and B). The 
loan amount expended for these loans was about $726,000 out of the $1,250,000 that was 
allocated in 2021. Based on the data provided by CEE, the down payment assistance and the 
senior deferred loan programs were the most popular. Additionally, the home rehabilitation 
deferred loan program administered through Hennepin County awarded 24 loans amounting to 
$244,000 in the fiscal year 2021. 
 
Table 1: Brooklyn Park Home Improvement Loan Programs  
 

Loan Type Amount 
Loaned 

Loans 
closed 

Loans 
Pending Demographics 

Senior Deferred $304,000 16 12 Black (8), White (8) 
Down Payment $255,000 32 10 Black (28), White (2), Asian (2) 
Revolving Loan $82,000 4 13 Black (1), White (2), Asian (1)  
Code Correction $43,000 2 1 White (2) 
Rental Rehab $42,000 1 3 Black (1) 
Total Loans $726,057 55 39  
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Chart A: 2021 Loan Type / Amount   Chart B: 2021 Loan Type / Race 
   

  
 
• What are the current loan programs? 
 
1. Senior Deferred Loan Program 
 
This loan program is designed as an incentive for Brooklyn Park seniors aged 62 and above to 
make improvements that will allow them to remain in their homes if they need to or update their 
homes for a potential future sale. Additionally, this program helps the Brooklyn Park seniors to 
invest in customized modifications of their homes to accommodate specific special needs like the 
installation of ramps for wheelchairs, handicap accessible bathrooms and kitchens, among others. 
This loan is due upon sale or transfer of the property. This program provides up to $25,000 in 
deferred loans to seniors at 0% interest rate. The funds are payable when the homeowner no 
longer occupies or owns the home. This program aligns well with the BP2025 goal of beautiful 
spaces and quality infrastructure where quality and well-maintained housing for all ages and 
incomes are integrated throughout the community. In the fiscal year 2021, 16 loans in the amount 
of $304,000 were awarded under this category, which was about 87% of budgeted funds.  
 
2. Down Payment and Closing Costs Assistance Program 

 
This program provides up to $10,000 for Brooklyn Park residents and $7,500 for nonresidents in 
down-payment/closing cost assistance to first-time homebuyers (or have not owned a home in 
the last 3 years) in purchasing a home in Brooklyn Park. Program participants must meet specific 
income limits to be eligible for assistance that will be indexed up to 120% of the area median 
income and tiered by household size. Homebuyer education for first time buyers is required and 
a minimum cash investment of the lesser 1% of the purchase price or $1,000. The cash 
investment must come from the homebuyer’s assets and may not be a loan or sweat equity 
contribution. The funds are forgiven if the homeowner maintains occupancy and ownership for 10 
years.  
 
The most significant barrier to homeownership for low to moderate income households stem from 
the funds associated with down payment and closing costs of the mortgage loan. In order to 
address this issue, the City of Brooklyn Park’s down payment and closing costs loan program has 
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ultimately provided much needed assistance to eligible low to moderate households an 
opportunity to afford a home. In the 2021 fiscal year, 32 loans were awarded in the amount of 
$255,000 (85% of budgeted funds). Based on the data from Minneapolis Area Association of 
Realtors (MAAR), the current median sales price of a typical home in Brooklyn Park is $315,000. 
This reflects a change of 12.1% increase from 2020. 1,355 homes were sold in the year 2021 
compared to 1,369 in the previous year. In all the sales transactions that took place in the last two 
years, 99.9% of the original listed price was accepted with all the sold homes lasting an average 
of 25 days in the market. 
 
For the down payment and closing costs loan program, the maximum allowable property value is 
capped at $352,200 utilizing a guideline that Minnesota Housing uses in many of its programs. 
 
3. Code Correction Loan Program 
 
The intent of the Code Correction Loan Program is to provide funds to owner-occupied properties 
that face City Code mandated home repairs and are unable to obtain funds to address the repair 
needs through traditional funding sources.  
 
Based on the data from the City’s Environmental Health staff, there’s an average of 20 to 50 
serious code related violations each year with most of the affected homeowners unable to address 
the problems as required. The violations range from severely damaged siding, driveways, 
windows to mold infestations, hoarding and plumbing issues. This program provides eligible 
residents a loan amount of between $2,000 and $25,000 at a 2% fixed interest rate. The loan is 
repayable in a period of up to 15 years and is secured by a subordinate mortgage on the property. 
In 2021, about $43,000 was awarded to 2 homeowners, which was 43% of budgeted funds. 
 
4. Revolving Loan Program 

 
This is a low interest home rehabilitation loan program designed for all homeowners in Brooklyn 
Park. Eligible improvements include most interior or exterior improvements, maintenance, or 
remodeling. Funds are held in a non-interest-bearing escrow account at CEE from loan closing 
until the work is completed and all final documentation is received and verified. This program 
provides eligible residents a loan amount of between $2,000 and $25,000 at a 3%-4% fixed 
interest rate. The loan is repayable in a period of up to 15 years and is secured by a subordinate 
mortgage on the property. In the past year, 4 loans were awarded in the amount of $82,000, which 
was 27% of budgeted funds. According to CEE staff, the low utilization on this loan is mostly due 
to the competition from the Minnesota Housing Fix Up Program that has a lower interest rate and 
provides up to $50,000. 
 
5. Rental Rehabilitation Loan Program 
 
The purpose of the rental rehabilitation program is to provide financial incentives to the owners of 
residential rental properties to make physical and structural improvements. The program fills a 
gap for financial resources to small renter-occupied buildings that are 16 units or fewer to improve 
their structural integrity and livability. 
 
Funds are awarded in the form of a 10-year, zero-interest loan for owners who are Brooklyn Park 
residents with a household income that is 120% of the area median income or less OR owners 
who keep the rent affordable at 60% area median income during the loan term through a deed 
restriction. If these terms cannot be met, funds are awarded in the form of a 10-year term at a 
fixed interest rate of 3%. The loan amount ranges from $10,000 to $100,000. 
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The City of Brooklyn Park has 27,830 occupied housing units according to the American 
Community Survey (2019). The owner-occupancy rate in Brooklyn Park has remained stable over 
the last half decade. Approximately 69% (19,258) of occupied housing units are owner-occupied 
and 31% (8,572) are renter-occupied. The table below outlines the small rentals housing stock by 
structure type (Table 2).  
 
Table 2: Small Rental Housing Stock in Brooklyn Park 
 
Small Rental Housing Stock by Structure Type 

Type Units Percent 
Single family, detached 1,365 46% 
Townhomes and Condos (detached/attached) 974 33% 
Duplexes and triplexes 546 19% 
Mid-sized Multifamily (4 -16) 63 2% 
Total 2,948 100% 

 
6. Home Rehabilitation Deferred Loan Program (CDBG-funded) 

 
Administered in partnership with Hennepin County and funded through the community 
development block grants (CDBG), this program provides financial resources to single-family 
homeowners for capital improvements and emergency repairs. The program allows homeowners 
who earn 80-percent of the Area Median Income or less to borrow money to make interior and 
exterior improvements such as new furnaces, windows, siding as well as some kitchen 
renovations. The Home Rehabilitation Deferred Loan Program provides zero interest loans 
without any monthly payments and is entirely forgiven if the borrower maintains ownership and 
occupancy for 10 years. 
 
Under the current program guidelines, qualifying Brooklyn Park homeowners receive between 
$1,000 and $20,000 in a deferred loan. In the fiscal year 2021, $244,000 has been awarded to 
24 homeowners, with 297 more homeowners still on the waiting list. The waiting list includes 
people who expressed a desire for the funds but not all households on the list will be eligible. The 
average amount awarded to qualifying homeowners was about $15,000. 
 
7. On Bill Repayment Program 

 
On-bill repayment program provide options for property owners to pay for investments in clean 
energy upgrades through their utility companies. On-bill repayment program allows the utility to 
incur the cost of the clean energy upgrade, which is then repaid on the utility bill. On-bill 
repayment options require the customer to repay the investment through a charge on their 
monthly utility bill as well, but with this option, the upfront capital is provided by a third party, 
(Brooklyn Park EDA) not the utility company (Center Point Energy). This program will be 
operational in the spring of 2022. 
 
Additionally, on-bill repayment allows for a streamlined process as utilities already have a billing 
relationship with their customers, as well as access to information about their energy usage 
patterns and payment history. In some on-bill repayment programs, the loan is transferable to the 
next owner of the home or building. This program provides eligible residents a loan amount of 
between $1,000 and $10,000 at a 3%-4% fixed interest rate. The loan is repayable in a period of 
up to 5 years and is secured by a subordinate mortgage on the property. 
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• What are the recommended plans for Fiscal Year 2022? 
 
Based on the success of the programs, staff is not recommending any changes to the program 
for 2022. 
 
• What are the risks associated with these programs? 

 
The diversified loan portfolio present both an opportunity and challenges to the Brooklyn Park 
EDA. On one hand, the deferred, forgivable, and low interest loans play a critical role in enhancing 
the quality of living in the community’s neighborhoods while stabilizing the City’s tax base. On the 
other hand, if the EDA continues to fund the down payment assistance and closing costs program 
at the current levels, it could deplete the resources of the EDA over time. To address this 
challenge, staff would be looking at other external grant funding sources to leverage the EDA 
funds.  
 
Additionally, EDA and CEE staff would continue to monitor and evaluate the need for each 
program on an annual basis to determine the usage of additional funding and prioritize 
accordingly. All loan applications will continue to use the same quality control and underwriting 
processes that have resulted in a loan pool default rate of less than one percent. 
 
Budgetary/Fiscal Issues: 
 
The adopted 2022 EDA budget included $1,250,000 for loan issuances in the Home Improvement 
Loan Programs and $322,500 in CDBG funds for the county administered rehabilitation program. 
The 2022 budget includes funding allocated by program (Table 3); however, the EDA has 
approved for staff to work with CEE to make adjustments to allocations at the program level based 
on the demand for each program. 
 
Table 3: Brooklyn Park Homeowner Programs Budget 2022 
 

Loan Type 2022 Budget 
Home Improvement Loan (Revolving, On Bill, Code Correction) $350,000 
Senior Deferred Loan Program $300,000 
Down Payment and Closing Costs Assistance Program $300,000 
Rental Rehabilitation Loan Program $300,000 
Home Rehabilitation Deferred Loan Program $322,500 

 
Past discussions with the EDA Board have focused on seeding the loan pool so that it ultimately 
continues to be a revolving loan pool without dependence on the EDA levy. EDA staff has recently 
completed an analysis that shows that, based on current lending patterns, our housing fund 
balance will be depleted by 2026 and we will have only program income in the form of loan re-
payments available to loan back out. This equates to $200,000 in 2026 and grows to $600,000 
per year in 2032. Therefore, it is important to consider this when discussing the allocation mix of 
amortizing, deferred, and forgivable loans made.  
 
The adopted CDBG budget for the fiscal year 2022-2023 allocated $322,500 to the home 
rehabilitation deferred loan program. 
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Attachments: 
 
7.3A   HOME IMPROVEMENT LOAN PROGRAM GUIDELINES 
7.3B   HOMEOWNER PROGRAMS MATRIX 
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Brooklyn Park Home Improvement Loan Program Guidelines 
 

 
Home Improvement Loan Program 

 
On-Bill Repayment Loan Program 

 
Senior Deferred Loan Program 

 
Code Enforcement Loan Program 

 
Down Payment and Closing Cost Assistance Program 

 
Rental Rehabilitation Loan Program 

 
Home Rehabilitation Deferred Loan Program (CDBG) 
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Home Improvement Loan Program 
 
1. Loan Amount: Loan amounts from $2,000 to $25,000. 
2. Amortization Type: Monthly payment is required. 
3. Loan Term: Up to 15 years. 
4. Interest Rate: 3% fixed interest rate for borrowers making up-to-120% area median income 

(AMI) and 4% fixed interest rate for borrowers earning over 120% of the area median income. 
Income is calculated on projected income for all owners living in the property and household 
size. 

5. Loan-to-Value Ratio: 110%. 
6. Income Restrictions:  No income limits, but the interest rate is determined by projected gross 

income of the owners living in the property and household size. 
7. Loan Security: The loan will be secured with a mortgage in favor of the EDA. 
8. Credit / Underwriting Requirements: No more than two 30-day late payments within the last 

six months on the credit report. 90-day lates (within the past 24 months) require reasonable 
explanation from the applicant. No Bankruptcy or Foreclosure in the last 18 months. Current 
on mortgage payments and taxes. No outstanding judgements, defaulted government loans, 
collections (without reasonable explanation), or liens that are tied to the property.  

9. Debt-to-Income Ratio: 50% 
10. Eligible Borrowers: All borrowers must be legal residents of the United States, as evidenced 

by a social security number, including U.S. citizens, permanent resident aliens and non-
permanent resident aliens.  Individual Tax identification numbers are not acceptable. 

11. Ineligible Borrowers: Applicants with no ownership interest, business entities, foreign 
nationals, and non-occupant co-borrowers 

12. Eligible Properties: All 1–4-unit owner-occupied properties located within the geographical 
boundaries of the City of Brooklyn Park. Condominiums and townhomes are eligible for this 
program if their individual unit’s interior is not covered by the owner’s association as stated in 
the association by laws. Properties held in a trust or contract for deed are eligible. 

13. Ineligible Properties: Non-owner-occupied, properties with more than 4 units, co-operatives, 
mobile homes and properties used for commercial purposes. 

14. Eligible Improvements: Most permanent Interior and exterior improvements are eligible. 
15. Ineligible Improvements: No saunas, whirlpools, furniture, skylights, non-built-in appliances 

(unless part of a kitchen remodel), or funds for working capital, debt service or refinancing 
existing debts are allowed.  Center for Energy and Environment will refer to City Staff 
whenever eligibility of an improvement project is questionable. 

16. Sweat Equity: Work may be performed by property owners on a "sweat equity" basis. Loan 
funds may be used only for the purchase of materials. Loan funds cannot be used to 
compensate for labor, only for materials. Materials must be purchased and installed prior to 
the disbursement of the loan proceeds. When applicable, a signed city permit must be 
obtained. 

17. Bids/Contractors: 1 contract bid required. All contractors must be properly licensed or 
registered with the Minnesota Department of Labor (if applicable). Permits must be obtained 
where required by the City of Brooklyn Park. 

18. Multiple Loans: More than one loan per household/ property is permitted based upon the 
availability of funds and the borrower’s ability to qualify. The cumulative outstanding balance 
of all Home Improvement Loans cannot exceed the program maximum loan amount.  The 
cumulative outstanding balance of all Brooklyn Park loans cannot exceed $50,000. 

19. Post Install Inspection: Prior to the release of loan proceeds, the property is subject to 
inspection by a CEE representative or, where a permit is required, work must be off by a City 
inspector. 
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20. Work Schedule: All work must be completed within 120 days of the loan closing. However, 
when warranted, CEE may authorize extensions on a case-by-case basis. 

21. Disbursement of Funds:  Funds are held by CEE and payment is made to the contractor 
upon completion of work. An inspection will be performed by CEE (if a permit is not required) 
to verify completion of the work.  The following items (and any additional as determined by 
CEE) must be received prior to disbursement of funds: 

22. Final invoice from contractor (or materials list from supplier) 
23. Final inspection verification by CEE (if necessary) 
24. Completion certificate(s) signed by borrower and contractor 
25. Lien waiver for entire cost of work and 
26. Evidence of required city permit pulled and inspected, where applicable 
27. Borrower Fees: 1% Origination Fee and a $50 Document Preparation Fee, mortgage filing 

fees, title work, credit report, flood certification and any other applicable closing costs. All fees 
may be financed. 

 
 

On-Bill Repayment Loan Program 
 
1. Loan Amount: Loan amounts from $1,000 to $10,000. 
2. Loan Term: Up to 5 years. 
3. Interest Rate: 3% fixed interest rate if all borrowers have a credit score of at least 680 and 

4% fixed interest rate for all borrowers with at least a 600 score. 
4. Loan-to-Value Ratio: None. 
5. Income Restrictions: No income limits 
6. Amortization: Monthly payments required 
7. Security:  None 
8. Credit / Underwriting Requirements: All borrowers must meet all CenterPoint Energy 

eligibility requirements. All mortgage payments and property taxes must be current.  All 
borrowers must have a minimum credit score of 600. 

9. Debt-to-Income Ratio: None 
10. Eligible Borrowers: All borrowers must be legal residents of the United States, as 

evidenced by a social security number, including U.S. citizens, permanent resident aliens 
and non-permanent resident aliens.  Individual Tax identification numbers are not 
acceptable.  Must be an eligible CenterPoint Energy customer. 

11. Ineligible Borrowers: Applicants with no ownership interest, business entities, foreign 
nationals and non-occupant co-borrowers 

12. Eligible Properties: All 1–4-unit owner-occupied properties located within the geographical 
boundaries of the City of Brooklyn Park.  Condominiums and townhomes are eligible for this 
program if their individual unit’s interior is not covered by the owner’s association as stated 
in the association by laws. Properties held in a trust or contract for deed are eligible. 

13. Ineligible Properties: Non-owner-occupied, properties with more than 4 units, co-operatives, 
mobile homes and properties used for commercial purposes. 

14. Eligible Improvements: All measures eligible for a rebate under one or more of CNP’s 
Residential Segment Program will be eligible for the On-Bill Repayment Program except for 
furnace or boiler tune-ups or thermostats not installed with an eligible heating system.  
Eligible improvements include but are not limited to (Efficiency requirements are subject to 
change): 
• HES recommended improvements determined through a site visit 
• Furnace >= 92% AFUE* 
• Boiler >= 83.5% AFUE* 



7.3A HOME IMPROVEMENT LOAN PROGRAM GUIDELINES  
Page 182 

• Programmable, communicating, and analytics-capable thermostats installed with a 
qualifying heating system 

• Electronic ignition hearth products 
• Water Heaters (conventional tank, tankless, indirect, or heating/water heating combo 

systems) that meet energy star requirements 
• Energy Star rated clothes washers and natural gas dryers 
• Wall insulation in a home with natural gas heating, improving insulation levels of R-5 or 

less to a level of R-11 or greater 
• Attic insulation installed with air sealing in a home with natural gas heating, improving 

from R-30 or less to a value of R-49 or greater. 
 
**Other improvements are eligible to be included in the loan as long as at least one eligible 
energy conservation improvement is being done. These improvements include, but are not 
limited to: 
 

• Central Air, Mini-Split or Heat Pumps installed with eligible gas heating equipment (at 
least 14 SEER) 

• Energy Star rated Windows/Doors, if doing eligible insulation measures** 
• Ventilation 
• Bath fans 
• Electrical updates required due to related energy improvement 
• Asbestos and Radon mitigation 
• Repairs or repainting of wall surfaces damages by installation of eligible insulation 

projects 
• Modifications or cleaning of venting or duct-work necessary to install water heaters or 

heating equipment 
 
15. Ineligible Improvements: Work initiated prior to the loan being approved and closed 

(exceptions will be made case by case if immediate replacement is needed).   
• Furnace and boiler tune-ups  
• New construction  
• Solar 
• Electric appliances 
• Projects not listed as an eligible improvement or not determined to be an eligible 

improvement by CNP or CEE.    
• CEE will refer to CNP whenever eligibility of an improvement project is questionable 

16. Sweat Equity: Not permitted. 
17. Bids/Contractors: 1 contract bid required. All contractors must be properly licensed and be 

an eligible contractor with CenterPoint Energy. Permits must be obtained where required by 
the City of Brooklyn Park. 

18. Multiple Loans: More than one loan per household/ property is permitted based upon the 
availability of funds and the borrower’s ability to qualify. The cumulative outstanding balance 
of all On-Bill Repayment Loans cannot exceed the program maximum loan amount.  The 
cumulative outstanding balance of all Brooklyn Park loans cannot exceed $50,000. 

19. Post Install Inspection: None. 
20. Work Schedule: All work must be completed within 120 days of the loan closing. However, 

when warranted, CEE may authorize extensions on a case-by-case basis. 
21. Disbursement of Funds: Funds are disbursed to the borrower at closing. 
22. Borrower Fees: A $50 Document Preparation and credit report fee. 
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Senior Deferred Loan Program 
 
1. Loan Amount:  Loan amounts from $2,000 to $25,000. 
2. Amortization Type:  Deferred  
3. Loan Term: Loan is due upon sale, transfer of ownership or no longer occupied by the 

borrower as their primary residence. 
4. Interest Rate: 0% 
5. Loan-to-Value Ratio: 110%. 
6. Income Limit: None 
7. Loan Security: The loan will be secured with a mortgage in favor of the EDA. 
8. Credit / Underwriting Requirements:  All mortgages and property taxes must be current.  

No outstanding judgements, liens or pending Bankruptcy or Foreclosure. 
9. Debt-to-Income Ratio: None 
10. Eligible Borrowers:  All borrowers must be legal residents of the United States, as evidenced 

by a social security number, including U.S. citizens, permanent resident aliens and non-
permanent resident aliens.  Individual Tax identification numbers are not acceptable.  At least 
one borrower must be at least 62 years of age. 

11. Ineligible Borrowers: Applicants with no ownership interest, business entities, foreign 
nationals and non-occupant co-borrowers 

12. Eligible Properties:  All 1–4-unit owner-occupied properties located within the geographical 
boundaries of the City of Brooklyn Park.  Condominiums and townhomes are eligible for this 
program if their individual unit’s interior is not covered by the owner’s association as stated in 
the association by laws. Properties held in a trust or contract for deed are eligible. 

13. Ineligible Properties:  Non-owner-occupied, properties with more than 4 units, co-operatives, 
mobile homes and properties used for commercial purposes. 

14. Eligible Improvements: CEE shall perform an inspection to determine project eligibility and 
prioritization.  If there are no health, safety or code violations the borrower may use the funds 
for any permanent exterior or interior improvements. 

15. Ineligible Improvements:  No saunas, whirlpools, furniture, skylights, non-built-in appliances 
(unless part of a kitchen remodel), or funds for working capital, debt service or refinancing 
existing debts are allowed. CEE will refer to City Staff whenever eligibility of an improvement 
project is questionable. 

16. Sweat Equity: Work may be performed by property owners on a "sweat equity" basis. Loan 
funds may be used only for the purchase of materials. Loan funds cannot be used to 
compensate for labor, only for materials. Materials must be purchased and installed prior to 
the disbursement of the loan proceeds. When applicable, a signed city permit must be 
obtained. 

17. Bids/Contractors: One contract bid required. All contractors must be properly licensed and 
registered with the Minnesota Department of Labor (if applicable). Permits must be obtained 
where required by the City of Brooklyn Park. 

18. Multiple Loans: More than one loan per household/ property is permitted based upon the 
availability of funds and the borrower’s ability to qualify. The cumulative outstanding balance 
of all Senior Deferred Loans cannot exceed the program maximum loan amount.  The 
cumulative outstanding balance of all Brooklyn Park loans cannot exceed $50,000. 

19. Post Install Inspection: Prior to the release of loan proceeds, the property is subject to 
inspection by a CEE representative or, where a permit is required, work must be off by a City 
inspector. 

20. Disbursement of Funds: Funds are held by CEE and payment is made to the contractor 
upon completion of work. An inspection will be performed by the City and/or CEE to verify 
completion of the work.  The following items (and any additional as determined by CEE) must 
be received prior to disbursement of funds: 
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a. Final invoice from contractor (or receipts from supplier)) 
b. Final inspection verification by CEE (if necessary) 
c. Completion certificate(s) signed by borrower and contractor 
d. Lien waiver for entire cost of work and 
e. Evidence of required city permit, where applicable 

21. Work Schedule: All work must be completed within 120 days of the loan closing. However, 
when warranted, CEE may authorize extensions on a case-by-case basis. 

22. Borrower Fees: 1% Origination Fee and a $50 Document Preparation Fee, mortgage filing 
fees, title work, credit report, flood certification and any other applicable closing costs. All fees 
may be financed. 

 
 

Code Correction Loan Program 
 
1. Loan Amount: Loan amounts from $2,000 to $25,000. 
2. Amortization Type: Monthly payment is required. 
3. Loan Term: Up to 15 years. 
4. Interest Rate: 2% fixed interest rate  
5. Loan-to-Value Ratio: 110%. 
6. Income Restrictions: None. 
7. Loan Security: The loan will be secured with a mortgage in favor of the EDA. 
8. Credit / Underwriting Requirements: No more than two 30-day late payments within the last 

six months on the credit report, 90-day lates (within the past 24 months) require reasonable 
explanation from the applicant. No Bankruptcy or Foreclosure in the last 18 months. Current 
on mortgage payments and taxes. No outstanding judgements, defaulted government loans, 
collections (without reasonable explanation), or liens that are tied to the property.  

9. Debt-to-Income Ratio: 50% 
10. Eligible Borrowers: All borrowers must be legal residents of the United States, as evidenced 

by a social security number, including U.S. citizens, permanent resident aliens and non-
permanent resident aliens.  Individual Tax identification numbers are not acceptable.  
Borrower must have an active property maintenance corrective order issued by the city. 

11. Ineligible Borrowers: Applicants with no ownership interest, business entities, foreign 
nationals, and non-occupant co-borrowers 

12. Eligible Properties: All 1–4-unit owner-occupied properties located within the geographical 
boundaries of the City of Brooklyn Park.  Condominiums and townhomes are eligible for this 
program if their individual unit’s interior is not covered by the owner’s association as stated in 
the association by laws. Properties held in a trust or contract-for-deed are eligible. 

13. Ineligible Properties: Non-owner-occupied, properties with more than 4 units, co-operatives, 
mobile homes, and properties used for commercial purposes. 

14. Eligible Improvements: Must address corrective actions required by the city.  Repairs must 
be directed at improving the safety and structural integrity of the property including, but not 
limited to siding, trim, soffit/fascia, roofing, garage doors, windows/doors, driveways, removal 
of trees affecting foundation, demolition of pools and sheds, HVAC, water heating, pest 
control, mold and mildew remediation, foundation repairs, deck/patio repairs (no new 
installation), hoarding cleanup, flooring, radon/lead/asbestos mitigation and other health and 
safety issues. 

15. Ineligible Improvements:  Any improvement not meeting the definition of an eligible 
improvement. 

16. Sweat Equity:  Work may be performed by property owners on a "sweat equity" basis. Loan 
funds may be used only for the purchase of materials. Loan funds cannot be used to 
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compensate for labor, only for materials. Materials must be purchased and installed prior to 
the disbursement of the loan proceeds. When applicable, a signed city permit must be 
obtained. 

17. Bids/Contractors: 1 contract bid required. All contractors must be properly licensed or 
registered with the Minnesota Department of Labor (if applicable). Permits must be obtained 
where required by the City of Brooklyn Park. 

18. Multiple Loans:  More than one loan per household/ property is permitted based upon the 
availability of funds and the borrower’s ability to qualify. The cumulative outstanding balance 
of all Code Enforcement Loans cannot exceed the program maximum loan amount.  The 
cumulative outstanding balance of all Brooklyn Park loans cannot exceed $50,000. 

19. Post Install Inspection: Prior to the release of loan proceeds, the property is subject to 
inspection by a CEE representative or, where a permit is required, work must be off by a City 
inspector. 

20. Work Schedule: All work must be completed within 120 days of the loan closing. However, 
when warranted, CEE may authorize extensions on a case-by-case basis. 

21. Disbursement of Funds: Funds are held by CEE and payment is made to the contractor 
upon completion of work. An inspection will be performed by CEE (if a permit is not required) 
to verify completion of the work.  The following items (and any additional as determined by 
CEE) must be received prior to disbursement of funds: 

a. Final invoice from contractor (or materials list from supplier) 
b. Final inspection verification by CEE (if necessary) 
c. Completion certificate(s) signed by borrower and contractor 
d. Lien waiver for entire cost of work and 
e. Evidence of required city permit pulled and inspected, where applicable 

22. Borrower Fees: 1% Origination Fee and a $50 Document Preparation Fee, mortgage filing 
fees, title work, credit report, flood certification and any other applicable closing costs. All fees 
may be financed. 

 
 

Down Payment and Closing Cost Assistance Deferred Loan Program 
 
1. Loan Amount: Up to $7,500. If the borrower is a current resident of Brooklyn Park the 

maximum loan amount is up to $10,000. 
2. Loan Term: 10 years. The loan is 100% forgiven if the borrower(s) did not sell, transfer 

ownership or no longer occupied the property as the borrower(s) primary residence within 10 
years of the loan closing date. If the loan is sold, ownership is transferred or is not the 
borrower(s) primary residence before 10 years of the loan closing, 100% of the loan is due. 

3. Interest Rate: 0% 
4. Minimum Borrower Contribution: Lesser of $1,000 or 1% of the purchase price. 
5. Income Limit: 120% of the Area Median Income (AMI).  Income if determined by the Adjusted 

Gross Income from the most recent tax return and household size.  If the borrower(s) are not 
required to file a tax return the income will be determined by the projected gross income. 

6. Homebuyer Education: All borrower(s) MUST attend a Home Stretch workshop or other 
valid first-time homebuyers course offered through an approved counseling agency by HUD. 
Applicants who have previously completed their pre-purchase education through an eligible 
provider must have a completion certificate that is dated not more than 12 months prior to 
closing. 

7. First-Time Homebuyer Status: Borrowers must be a first-time homebuyer (a person or 
household that has not owned a home within the last three years – based on HUD approved 
definition). The Borrowers may not have had an ownership interest in a principal residence at 
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any time during the three-year period ending on the date of execution of the mortgage. This 
requirement applies to any person who will execute the note and will have a present ownership 
interest in the financed property. 

8. Debt-to-Income Ratio: N/A. Borrower must qualify for a first mortgage to purchase the 
property. 

9. Loan to Value Ratio: 100%  
10. Eligible Borrowers:  All borrowers must be legal residents of the United States, as evidenced 

by a social security number, including U.S. citizens, permanent resident aliens and non-
permanent resident aliens. Individual Tax Identification Numbers are not acceptable. 

11. Ineligible Borrowers: Applicants with no ownership interest, business entities, foreign 
nationals, and non-occupant co-borrowers. 

12. Eligible Properties: All 1-4-unit owner occupied properties with a purchase price equal to or 
less than $328,200 (subject to change) located within the geographical boundaries of the 
City of Brooklyn Park. Condominiums and townhouses will be eligible for this program as 
well. 

13. Ineligible Properties: Properties held in a contract for deed are not eligible. Mobile homes, 
Co-ops, Non-owner-occupied and commercial properties. 

14. Multiple Loans: Only one loan, but if ownership changes the new owner is eligible.  If previous 
owner purchases a new home in Brooklyn Park, they are eligible if considered a first-time 
homebuyer. The cumulative outstanding balance of all Brooklyn Park loans cannot exceed 
$50,000 

15. Subordination: Full repayment of the loan is required unless the borrower is refinancing for 
a better interest rate to lower monthly payments or cash out funds for critical home repairs. 

16. Underwriting Decision: Borrower(s) must meet 1st mortgage lender requirements. 
17. Borrower Fees: All applicable mortgage filing fees, wire transfer, title, credit report, flood 

inspection and any other relevant closing costs associated with the loan. 
18. Participating Lenders: Brooklyn Park EDA recommends the utilization of lenders with a 

presence in the City of Brooklyn Park.  
19. Purchase Price: Cannot exceed $330,200 (subject to change) 
20. Eligible Use of Funds: The loan funds can only be used for down payment and/or closing 

costs. The borrower cannot receive any portion of these funds as cash. 
 
 

Home Rehabilitation Deferred Loan Program (CDBG) 
 
1. Loan Amount: Minimum loan amount of $1,000 and maximum of $20,000. 
2. Amortization Type: Deferred. No monthly payment is required.  
3. Loan Term: The loan term is 10 years. 
4. Deferment Terms: The loan is 100% forgiven if the borrower retains ownership in the home 

for 10-years, commencing at the Note date If ownership is transferred or if the property is no 
longer the borrower’s primary residence within 10 years from the Note date, the loan is due 
and payable.  

5. Interest Rate: 0% interest rate for all borrowers earning up to 80% area median income. 
6. Income Limit: Borrowers must meet household income limits, as outlined in the chart 

below, which are based on 80% of HUDs area median income (“AMI”) for Hennepin County.  
Income will be determined based on the adjusted gross income from the most recent years 
Federal tax returns as filed with the IRS for all persons living in the Household. 

7. Loan Security: The loan will be secured with a mortgage in favor of the City of Brooklyn Park 
EDA. 
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8. Eligible Borrowers: All borrowers must be legal residents of the United States, as evidenced 
by a social security number, including U.S. citizens, permanent resident aliens and non-
permanent resident aliens.  Tax identification numbers (TIN) are NOT acceptable.  

9. Ineligible Borrowers: Include foreign nationals, non-occupant co-borrowers, properties held 
in the name of a trust, loans made to town home or condo associations, loans made in the 
name of a business, partnership, LLC, or similar. 

10. Eligible Properties: All properties must be located within the geographical boundaries of the 
City of Brooklyn Park.  Owner-occupied single family and owner-occupied duplex properties 
are eligible. Owner occupants of condominiums and townhouses will be eligible for this 
program if their individual unit’s interior is not covered by the owner’s association as stated in 
the association by laws.  Properties held in a contract for deed are NOT eligible.   

11. Eligible Improvements: Interior and some exterior repairs and improvements are eligible. 
HC will perform a site visit and prioritize improvements based on code violations, visually 
observed safety, and health concerns first, and then on homeowner preference.  

12. Sweat Equity:  Work may be done on a sweat-equity basis if HC staff reasonably believes 
the homeowner has the ability to do the work in a workman-like manner within the program 
timeline.  When the homeowner does the work, a materials list, including pricing is required.  
The receipt for the materials cannot be dated prior to 7/1/2019.   Payment will be reimbursed 
for materials only: no equipment purchases or rental or homeowner/household member (or 
related party) labor is eligible.  

13. Ineligible Improvements: No saunas, whirlpools, furniture, skylights, non-built-in appliances, 
or funds for working capital, debt service or refinancing existing debts are allowed.  HC will 
refer to City Staff whenever eligibility of an improvement project is questionable. 

14. Multiple Loans per Borrower:    Eligible Borrowers may utilize the Program only one time in 
10 years. 

15. Underwriting Decision: Applicants must be current on all mortgage payments and property 
taxes. Borrower may not have any outstanding judgments, defaulted government loans, 
collections, or liens that are tied to the property, HC may approve or deny a loan based on a 
credit report or any other documentation received in connection with the application. 
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A B C D E F G H

Revolving Senior Deferred Code Enforcement Loan
Down Payment and Closing Cost 

Assistance
Rental Rehabilitation Loan  On Bill Repayment Program

Home Rehabilitation Deferred Loan ‐ CDBG 
funded 

2022 Budget  $300,000  $300,000  $50,000  $300,000  $300,000  NA $322,500 

Interest Rate
4% for households with income over 120% 
AMI; 3% for household income equal to or 

less than 120% AMI
0% 2% 0% 0% ‐ 3% 3% ‐ 4% 0%

Amortization Type Amortizing Deferred, Must be Re‐paid Amortizing Deferred, Forgivable Amortizing Amortizing Deferred, Forgivable
Loan Security Mortgage Mortgage Mortgage Mortgage Mortgage Mortgage

Loan Amount
Minimum: $2,000
Maximum:  $25,000

Minimum: $2,000
Maximum: $25,000

Minimum: $2,000
Maximum: $25,000

Up to $10,000  Minimum =$15,000 
Minimum: $1,000
Maximum: $10,000

Minimum: $1,000
Maximum: $20,000

Total Project Cost/Match
Borrower must contribute at least $1,000 or 
1% of purchase price, whichever is less.

None None None

Term
Up to 15 years

The Deferred Loan is 100% due when the 
borrower sells, transfers ownership or no 
longer occupies the property as the 
borrower's primary residence.

Up to 15 years
The Deferred Loan is 100% forgiven if the  
borrower(s) did not sell, transfer ownership 
or no longer occupied the property as the 
borrower's primary residence within 10 

years of the loan closing date.

The loan is amortized over 10 years with 0% 
for restricted rent at 60% AMI or 3% 
interest rate for market rate rent

The loan is amortized over 5 years

The Deferred Loan is 100% forgiven if the  
borrower(s) did not sell, transfer ownership 
or no longer occupied the property as the 
borrower's primary residence within 10 

years of the loan closing date.

Eligible Borrowers

All  borrowers  must be a legal resident of 
the United States, as evidenced by a social 
security number, including: 
*U.S. Citizens 
*Permanent Resident Aliens
*Non‐Permanent Resident Aliens
* Tax identification numbers (ITIN) are not 
acceptable
* Properties held in a Contract for Deed

All borrowers must be a legal resident of 
the United States, as evidenced by a Social 
Security Number, including: 
* US Citizens
* Permanent Resident Aliens
* Non‐Permanent Resident Aliens
* Tax identification numbers (ITIN) are not 
acceptable
* Contract for deeds are eligible
* Properties held in a Trust
*At least one borrower in the household
must be at least 62 years of age

All  borrowers  must be a legal resident of 
the United States, as evidenced by a social 

security number, including: 
*U.S. Citizens 

*Permanent Resident Aliens
*Non‐Permanent Resident Aliens

* Tax identification numbers (ITIN) are not 
acceptable

* Properties held in a Contract for Deed
* Properties held in a Trust

***Borrower must have an active property 
maintenance corrective order issued by the 

city

All  borrowers  must be a legal resident of 
the United States, as evidenced by a social 

security number, including: 
*U.S. Citizens 

*Permanent Resident Aliens
*Non‐Permanent Resident Aliens

* Tax identification numbers (ITIN) are not 
acceptable

* Properties held in a Trust
The homebuyer(s) MUST attend a Home 

Stretch workshop or other valid 
homebuyers course offered through an 
approved counseling agency by HUD.

All  borrowers  must be a legal resident of 
the United States, as evidenced by a social 

security number, including: 
*U.S. Citizens 

*Permanent Resident Aliens
*Non‐Permanent Resident Aliens

* Tax identification numbers (ITIN) are
acceptable

* Properties held in a Trust
*Legally registered entities

All borrowers must be current Center Point 
Energy and Xcel Energy customers.

All  borrowers  must be a legal resident of 
the United States, as evidenced by a social 

security number, including: 
*U.S. Citizens 

*Permanent Resident Aliens
*Non‐Permanent Resident Aliens

* Tax identification numbers (ITIN) are not 
acceptable

* Properties held in a Trust
The homeowner must meet income 
requirements qualified at 80% AMI.

In‐Eligible Borrowers Foreign Nationals Foreign Nationals or Entities Per CDBG/County Standards

Eligible Properties
1‐16 unit residential properties located in 

Brooklyn Park
Residential properties

* Foreign Nationals
* Non‐Occupant Co‐Borrowers

* Business entities (such as Partnerships, Corporations, LLC's, etc.)
*Applicants with no ownership interest in the property

1‐4 unit residential properties
***Properties held in a Trust are eligible  

It is the borrower’s responsibility to obtain the amount of funds necessary to finance the entire cost of the work.  In the event the 
final cost exceeds the requested loan amount, the borrower must obtain the additional funds and show verification of the additional 

funds in order to be approved for the loan.  

Brooklyn Park Homeowner Programs
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A B C D E F G H

Revolving                             Senior Deferred Code Enforcement Loan
Down Payment and Closing Cost 

Assistance
Rental Rehabilitation Loan  On Bill Repayment Program

Home Rehabilitation Deferred Loan ‐ CDBG 
funded 

14

15

16

17

18

19

20

In‐Eligible Properties

*Non‐owner occupied 
*Dwellings with more than 4 units
*Co‐ops                                                                 
* Mobile Homes                                                  
* Properties used for commercial purposes   
* Properties held in a Contract for Deed         

Residential properties with over 16 units, 
Homeowner Associations, Entities not 
legally registered with MN secretary of 
state

Ownership/Occupancy Rental licensed properties Owner Occupied Owner Occupied

Loan‐to‐Value 110% 110% 110% 110% 100% None None

Income Limits/ 
Requirements

No Income Limits, but the interest rate is 
determined by projected gross income and 
household size

None None

120% AMI based on adjusted gross income 
from most recent tax return and household 
size.  If the borrower(s) are not required to 

file a tax return the income will be 
determined by projected gross income.

0% if the Borrower(s) is a resident of 
Brooklyn Park with a household income of 

120% area median income or less OR 
agree(s) to Rent Limitations, and 3% for all 

other Borrowers.

3% interest rate for borrowers with less 
than 120% AMI OR 4% for borrowers with 

over 120%AMI

80% AMI based on adjusted gross income 
from most recent tax return and household 
size.  If the borrower(s) are not required to 

file a tax return the income will be 
determined by projected gross income.

Debt‐to‐Income Ratio 50% None 50% None 50% None None

Multiple Loans per 
Property/Borrower

 Permitted based upon the availability of 
funds and the borrower’s ability to qualify.  
The total amount per household can not 
exceed $50,000.

Only one loan, but if ownership changes the 
new owner is eligible.  If previous owner 

puchases a new home in Brooklyn Park they 
would be eligible if considered a 1st time 
homebuyer (see HUD's definition of a 1st 

time homebuyer)

Only one time per property One loan at a time 
Only one loan for every 10 years, but if 
ownership changes the new owner is 

eligible.  

Eligible Improvements
Most permanent Interior and Exterior 

improvements
Most permanent interior and exterior 

improvements                           

***Must address corrective actions required by 
the city.  Repairs must be directed at improving the 
safety and structural integrity of a housing unit.  
Exterior and Interior Repairs eligible are: 
Siding, trim, fascia and sofit, Roofing 
Garage doors, windows including egress 
Driveways, Tree removal that affects house 
foundation
Demolition of pools and sheds
Water heater and water boiler
Plumbing, sump pumbs
HVAC repairs and electricals
Pest control
Mold and mildew remediation
Foundation repairs
Decks and patio repairs ‐ not installation Hoarding 
cleanup
Flooring
Flooding remediation
Other health and safety issues                                      

N/A

***Must address corrective actions required by 
the city.  Repairs must be directed at improving the 
safety and structural integrity of a housing unit.  
Exterior and Interior Repairs eligible are: 
Siding, trim, fascia and sofit, Roofing 
Garage doors, windows including egress 
Driveways, Tree removal that affects house 
foundation
Demolition of pools and sheds
Water heater and water boiler
Plumbing, sump pumbs
HVAC repairs and electricals
Pest control
Mold and mildew remediation
Foundation repairs
Decks and patio repairs ‐ not installation Hoarding 
cleanup
Flooring
Flooding remediation
Other health and safety issues                                      

Energy efficiency upgrades; windows, furnace, 
lighting fixtures etc

***Must address corrective actions required by 
the city.  Repairs must be directed at improving the 
safety and structural integrity of a housing unit.  
Exterior and Interior Repairs eligible are: 
Siding, trim, fascia and sofit, Roofing 
Garage doors, windows including egress 
Driveways, Tree removal that affects house 
foundation
Demolition of pools and sheds
Water heater and water boiler
Plumbing, sump pumbs
HVAC repairs and electricals
Pest control
Mold and mildew remediation
Foundation repairs
Decks and patio repairs ‐ not installation Hoarding 
cleanup
Flooring
Flooding remediation
Other health and safety issues                                      

*Non‐owner occupied 
*Dwellings with more than 4 units

*Co‐ops                                                                                                                 
* Mobile Homes                                                                                                    

* Properties used for commercial purposes                                                                                  

Owner Occupied 

*Non‐owner occupied 
*Dwellings with more than 4 units

*Co‐ops                                                                         
* Mobile Homes                                                                  

* Properties used for commercial purposes   
* Properties held in a Contract for Deed              

More than one loan is permitted based upon availability of funds and ability to qualify.  
The cumulative outstanding balance cannot exceed the program maximum loan amount.
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A B C D E F G H

Revolving                             Senior Deferred Code Enforcement Loan
Down Payment and Closing Cost 

Assistance
Rental Rehabilitation Loan  On Bill Repayment Program

Home Rehabilitation Deferred Loan ‐ CDBG 
funded 

21

22

23

24

25

26

27

28

Ineligible Improvements
Any project not meeting the definition of an 

eligible improvement
N/A Recreational improvements Recreational uses like gazebos

Sweat 
Equity/Homeowner 

Labor
N/A N/A Sweat equity basis N/A Sweat equity basis.

Pre‐Property Inspection None

A property inspection will be performed to 
determine project eligibility and 

prioritization.  If there are no health, safety 
or code violations the borrower may use for 

any permanent exterior or interior 
improvements.

The  Brooklyn Park EDA staff will determine 
project eligibility in consultation with 

Environmental Health staff and will supply 
CEE with the list of eligible project(s).

N/A

A property inspection will be performed to 
determine project eligibility and 

prioritization.  If there are no health, safety 
or code violations the borrower may use for 

any permanent exterior or interior 
improvements.

Post‐Install Inspection N/A

Contractors/ Permits

Bids N/A 2 bids Required

Work Completion N/A NA NA NA

Underwriting

MUST COLLECT
*Certificate of completed eligible 

Homebuyers Course
*Purchase Agreement

*Determination of property value
*Title Commitment

*1st Mortgage Commitment Letter
*1st Mortgage Closing Disclosure

Same as Revolving Loan  Same As Revolving Loan

In addition to HC's standard underwriting 
criteria, applicants must:
*No more than two 30 day lates within past 
6 months
* Not have any payments more than 60‐
days late in the past 12 months (without 
reasonable explanation)
* No Bankruptcy or Foreclosures in the past 
36 Months (without reasonable 
explanation)
* Be current on all mortgage payments
* Be current on all real estate taxes 

Prior to the release of loan proceeds, the property is subject to inspection by a CEE representative or, where a permit is required, 
work must be signed off by a City inspector. 

Prior to the release of loan proceeds, the property is subject to inspection by a representative or, where a permit is required, work 
must be signed off by an inspector. 

All work must be completed within 120 days of the loan closing.  However, when warranted, CEE or EDA staff may authorize 
extensions on a case by case basis as warranted.

1 bid is required. Bids must detail the scope of the work to be completed, the associated cost(s) and any rebates. 
1 bid is required. Bids must detail the scope of the work to be completed, the associated 

cost(s) and any rebates. 

Contractors must be properly licensed.  Permits must be obtained when required by city ordinance.

 In addition to CEE's standard underwriting criteria, applicants must:
*No more than two 30 day lates within past 6 months

* Not have any payments more than 60‐days late in the past 12 months (without reasonable explanation)
* No Bankruptcy or Foreclosures in the past 18 Months (without reasonable explanation)

* Be current on all mortgage payments
* Be current on all real estate taxes 

Work initiated before the loan has been approved and closed. Recreational items 
including gazebos,  new pools, hot tubs, saunas, lawn sprinklers, play ground equipment; 
Furniture and non permanent appliances (unless part of kitchen remodel); Funds used 
for working capital, debt management, or to refinance existing loans; Personal property 
items, and repairs to property used for business or trade purposes. Funds cannot be 

used to purchase equipment needed to complete the project.  Any item not specifically 
listed as an Eligible Improvement is not eligible.

Work can be performed on a “sweat equity” basis.  Loan funds cannot be used to 
compensate for labor, only for materials.  Materials must be purchased and installed 
prior to the disbursement of the loan proceeds.  When applicable, a signed city permit 

must be obtained. 

CEE staff will determine the preinspection
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3

A B C D E F G H

Revolving Senior Deferred Code Enforcement Loan
Down Payment and Closing Cost 

Assistance
Rental Rehabilitation Loan  On Bill Repayment Program

Home Rehabilitation Deferred Loan ‐ CDBG 
funded 

29

Disbursement of Funds
Funds will be disbursed to the Closing Agent 
on behalf of the borrower, in coordinatin 

with the loan closing.

50% of funds can be disbursed upfront. 
Other funds can be disbursed after the 

project is completed.

Disbursed according to Hennepin County's 
CDBG policies

Funds are held by CEE and payment is made to the contractor (or owner in sweat equity situations)  upon completion of work.  
An inspection will be performed by the City and/or CEE to verify completion of the work.  The following items (and any additional as 

determined by CEE) must be received prior to disbursement of funds:
1. Final invoice from contractor (or materials list from supplier)

2. Final inspection verification by CEE (if necessary)
3. Completion certificate(s) signed by borrower and contractor

4. Lien waiver for entire cost of work and
5. Evidence of required city permit, where applicable
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City of Brooklyn Park 
EDA Staff Work Session 
 
Agenda Item: 8.1 

 
Meeting Date: February 22, 2022 

 
Agenda Section: Work Session 

 
Prepared By: 

John Kinara,  
Housing and Economic 
Redevelopment Specialist 

Attachments: 2 
 
Presented By: 

Breanne Rothstein, 
Economic Development and 
Housing Director 

 
Item: Discuss and Provide Direction Regarding New Housing Initiatives for 2022 and 2023 
 
Overview:   
 
In the past few months, the EDA has expressed an increased interest in several new housing initiatives. As 
part of a bigger discussion about how to deepen our housing work, there are three initiatives areas the EDA 
could consider as part of existing EDA funds, city ARP funds, and/or outside resources generated at the 
Federal, State, and County level this year. The three areas are: 

1) New Housing Construction for Truly Affordable Housing (up to 30% Area Median Income (AMI)) 
2) Additional Resources for Existing, Low-Income Homeowners (up to 80% AMI) 
3) Additional Resources for Aspiring Homeowners through Down Payment Assistance (up to 110% AMI)  

 
New Housing Construction for Truly Affordable Housing (30% AMI) 
During the review of several recent housing development proposals, EDA Commissioners have expressed 
interest in increasing the number of units affordable to households earning 30% of Area Median Income (AMI). 
The demographic and income data for Brooklyn Park supports this need and desire. Conservatively, Brooklyn 
Park is short 2,600 units at 30% AMI rents when considering the number of households earning 30% AMI. The 
below chart is a summary of how many “affordable” units Brooklyn Park has by each affordability level. Note a 
significant drop of affordable units at 30% and 50% AMI between 2016 to 2019 (reported on in 2018 to 2021). 
Brooklyn Park lost 25% of its 50% AMI or below housing stock in 3 years. Because of the lag in reporting (2 
years between data used and reporting), it is anticipated that there will be a similar decline in 2020 and 2021 
data as well. 
  
Table 1: Estimated affordable housing units in Brooklyn Park by affordability level (2016-2019)  
 

 
Data Source: Metropolitan Council Existing Housing Inventory; MetroGIS; ACS 2014-2019 

 
EDA Commissioners could establish a permanent Affordable Housing Trust Fund (AHTF) as a mechanism to 
leverage financial assistance from the State of Minnesota for housing development projects in the community. 
One million dollars in match is currently available from the State of Minnesota for cities who set up AHTFs this 
year. Staff has this action on its 2022 workplan.  
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Affordable Housing Trust Funds are entities established through a formal action by local government. Minn. 
Stat. 462C.16 says that a “’a local government may establish a local housing trust fund by ordinance or 
participate in a joint powers agreement to establish a regional housing trust fund.” Public revenues from one or 
more sources must be dedicated to the affordable housing trust fund, which functionally serves as a “package” 
for funding streams to be funneled into. The allocated revenues are protected for housing uses in the 
community. State Statute 462C.16 provides authority for local governments to establish an AHTF for the 
purposes of: 

 
• Making grants, loans, and loan guarantees for the development, rehabilitation, or financing of housing; 
• Providing down payment assistance, rental assistance, and homebuyer counseling services; 
• Pay for staff expenses associated with administering affordable housing proposals (up to 10%); or 
• Matching other funds from federal, state, or private resources for housing projects.  

 
Potential sources to seed a AHTF include, but are not limited to: 
 

• HRA/EDA levy funds 
• CDBG resources (limited) 
• Grants and loans from state, federal, including CDBG and ARP funds 
• Donations 
• Tax increment financing 
• Private sources 

 
Additional Deferred/Forgivable Loans Resources for Existing, Low/Moderate Income Homeowners 
(<80% AMI) 
The City of Brooklyn Park currently uses the majority of its CDBG fund allocation annually to provide deferred, 
forgivable loans to low/moderate income homeowners. This program is in very high demand, serving less than 
half the eligible applicants on the waitlist. The EDA could consider using additional EDA or ARP funds to 
increase the number of forgivable loans offered to low/moderate income homeowners. The advantage of 
providing additional resources is that the EDA and Hennepin County already administer and fun this program 
and increasing resources is a simple thing to do. The disadvantages are that this would not increase the supply 
of affordable housing and the dollars would likely never be revolved back into the program fund for others to 
then borrow. 
 
Additional Resources for First Time Brooklyn Park Homeowners (110% AMI) 
The EDA currently operates a highly successful down payment assistance program. In 2021, the program 
supported 32 first time homebuyers, the majority were people of color (28). This program serves multiple city 
goals towards economic prosperity and wealth building opportunities for residents. The EDA could consider 
using additional EDA or ARP funds to increase the number of down payment assistance loans it provides. 
While worthwhile, this program does not increase the supply of affordable housing in the community. 
 
Budgetary/Fiscal Issues:   
 
The EDA’s Housing Set Aside fund that is designated by special State Statue for affordable housing 
acquisition, preservation and rehabilitation could be aligned with a proposed affordable housing trust fund 
program. ARP funds, and possibly state matching funds, could also be used to augment this work in 2022, 
2023, and 2024, given the direction of the EDA and City Council at future discussions. 
 
Next Steps: 
 
Based on the discussion with the EDA regarding housing priorities, staff will bring back an ordinance for 
Affordable Housing Trust Fund, augmented budgets for existing housing programs, and/or proposed ARP 
spending on housing. 
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Attachments: 
 
8.1A   METRO CITIES’ HOUSING REPORT 
8.1B   HENNEPIN COUNTY METRO TREND REPORT  
 
 
Additional Links to Other Key-Related Housing Reports:  
 

• City of Brooklyn Park 
“2040 Brooklyn Park Comprehensive Plan: Chapter 4: Housing in Brooklyn Park” 
https://www.brooklynpark.org/wp-content/uploads/2021/02/2040-Comprehensive-
Plan_NoAppendices_Chapter4.pdf 

 
• Minnesota Housing Partnership 

“State of the State’s Housing” 
https://drive.google.com/file/d/18CjbvChElZuA6LwxFOHZsOyWA9AabJar/view 

 

https://www.brooklynpark.org/wp-content/uploads/2021/02/2040-Comprehensive-Plan_NoAppendices_Chapter4.pdf
https://www.brooklynpark.org/wp-content/uploads/2021/02/2040-Comprehensive-Plan_NoAppendices_Chapter4.pdf
https://drive.google.com/file/d/18CjbvChElZuA6LwxFOHZsOyWA9AabJar/view


INTRODUCTION

Metro Cities represents the shared interests of cities 
in the metropolitan region at the executive, legislative 
and metropolitan branches of government.   
 
Housing proposals have and continue to receive 
significant legislative debate, some of which impose 
considerable restrictions on local zoning, regulations, 
and development/infrastructure fees.   
 
Legislation that would set a one-size state zoning 
policy and restrict cities’ ability to set and manage 
local infrastructure fees for new housing is under 
consideration. Such proposals are chiefly supported by 
the building industry that would presumably stand to 
gain in terms of savings and profits.  
 

 

 
CITIES: Cities ensure the structural integrity 
of housing through land use planning, zoning, 
subdivision regulations, building inspections, 
code enforcement, and rental licensing. 
Cities consider aging populations, workforce 
housing, affordability, racial disparities, and 
the preservation of existing housing. Cities 
provide long-term public infrastructure to serve 
new developments. Many cities offer financial 
incentives to advance housing and apply for 
resources through state programs. 
 
STATE: The state finances and administers 
programs to support affordable, lifecycle, 
supportive, senior, workforce, and family housing. 
State funding is a critical component in meeting 
housing needs and current funding is insufficient.  
   

Metro Cities supports local zoning authority and 
opposes legislation that would impede cities in this 
function as well as in cities’ ability to manage public 
infrastructure needs and costs. 

Metro Cities’ policies recognize private and public roles 
in housing, the need for sufficient resources, and the 
preservation of local decision-making that allows cities 
to address a range of local housing needs.

FEDERAL: Federal investments maintain and 
increase affordable and life cycle housing as 
well as help first time homebuyers, and aid 
affordability through rental assistance programs.  
 
METROPOLITAN COUNCIL: The Metropolitan 
Council determines regional needs for 
new affordable housing production and in 
collaboration with local governments sets 
requirements to ensure land is guided to meet 
this need and to meet overall forecasted growth. 
Density requirements vary based on local 
characteristics and regional infrastructure needs.  

HOUSING ISSUE PAPER

City officials must guide local land uses in a 
manner that balances existing and future uses 
and compatibility as well as physical and fiscal 
constraints and local input by residents. Local 
officials are in the best position to make these 
decisions.  

State funding is a critical and significant 
component in meeting housing needs. Current 
funding is insufficient, with many programs 
chronically oversubscribed.  

GOVERNMENT ROLES IN HOUSING

Housing is predominantly built by the private and 
nonprofit sectors. 95 percent of the housing in the 
state is privately owned. Cities and other levels of 
government support housing needs via specific and 
limited but important roles and responsibilities.
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ADDRESSING HOUSING NEEDS: LOCAL TOOLS, 
REGIONAL POLICY, HOUSING PRODUCTION
 Regional Density Requirements 
Regional minimum densities are intended to guide orderly growth 
while maintaining local land use flexibility. All metropolitan cities 
guided land at or above minimum required densities in 2018 
comprehensive plan updates. 

Urban Center 20 units/acre

Urban 10 units/acre

Suburban 5 units/acre

Suburban Edge 3-5 units/acre

Emerging Suburban Edge 3-5 units/acre

Rural Center 3-5 units/acre minimum

OVERALL DENSITY EXPECTATIONS FOR NEW
GROWTH, DEVELOPMENT, AND REDEVELOPMENT

Metropolitan Urban Service Area: Minimum Average Net Density

Year
Single Family 
- attached, 

detached, ADU 

% Total 
Homes 

% Total 
Homes 

MultiFamily 2+ 
units 

Single Family and Multifamily Housing
Since 2008, production of single-family housing has doubled, and
higher density multifamily construction outpaces single family 
construction almost two-to-one.Affordable Homes for Sale

Affordable homeownership opportunities are available for first-time and lower-income Minnesotans. Over 50 percent of 
existing homes sold since 2008 have sold for less than $300,000. For new construction, builders are often choosing to build 
larger, more expensive houses.

State Funds are Oversubscribed 3:1
Projects from across the metropolitan region 
submit requests for affordable housing projects 
to Minnesota Housing’s Consolidated RFP every 
year. In the last five years, the following cities did 
not receive funding awards from MN Housing due 
to limited state resources: Anoka, Bloomington, 
Brooklyn Center, Brooklyn Park, Burnsville, Carver, 
Chaska, Columbia Heights, Coon Rapids, Cottage 
Grove, Crystal, Eden Prairie, Edina, Elko New 
Market, Forest Lake, Fridley, Hopkins, Jordan, Long 
Lake, Maple Grove, Maplewood, Minneapolis, 
Minnetonka, Mounds View, Plymouth, Ramsey, 
Richfield, Robbinsdale, Rogers, Rosemount, 
Roseville, Saint Anthony Village, Saint Louis Park, 
Saint Paul, Savage, Shakopee, Shoreview, Vadnais 
Heights, Waconia, and Woodbury.

HOUSING CHALLENGES: CONTRIBUTING 
FACTORS 
Incomes are Not Keeping Pace with Housing Costs 
Between 2000 and 2019, the median renter income in Minnesota 
increased by just 1 percent, while median gross rent for the state 
increased by 14 percent. Homeowner income went up six percent, 
while home values increased 24 percent.   

[Source: Metropolitan Council]

Tools and Resources Cities Use to 
Advance Housing Include:

• Reduce Lot Size Requirements

• Allow planned unit developments to add   
   density or to lower development costs

• Down Payment Assistance

• HRA, CDA, EDA contributions

• Local Fee Waivers

• Land Subsidies, Assembly and Donations

• Property Tax Reductions, including Abatement  
   and Low-Income Rental Classification

• Local Housing Trust Funds

• Tax Increment Financing (TIF)

• Reduced Parking Minimums

• Density Bonuses and Higher Density Zoning

• Adjusted Setbacks

• Expedited Plan Reviews

• Elimination of Minimum Building Size    
   Requirements

• Mixed Income Housing Policies

• Rental Licensing and Inspections

• Tenant Protection Ordinances 

2008 3251 63% 1880 37%

2009 3219 72% 1227 28% 

2010 3475 59% 2409 41%

2011 3410 53% 2972 47% 

2012 4925 45% 6018 55% 

2013 5911 48% 6505 52% 

2014 5262 49% 5461 51% 

2015 5289 44% 6864 56% 

2016 6238 45% 7508 55%

2017 6793 43% 8988 57%

2018 6808 39% 10535 61%

2019 7353 35% 13363 65%

2020 7251 36% 12796 64% 

2015 78 23 55 29% 71%

2016 71 25 46 35% 65%

2017 55 25 30 45% 55%

2018 63 25 38 40% 60%

2019 77 38 39 49% 51%

2020 81 33 48 41% 59%

2021 64 22 42 34% 66%

Averages 70 27 43 39% 61%
2000 $39,295 $838

2019 $39,637 $977

2000 $81,900 $181,152

2019 $86,805 $223,900

Year

Year Year

Apps 
Received 

Apps 
Selected 

# of Non-
selects

Income IncomeRent Value

% of Apps 
that were 
Selected 

% of Apps 
that were 

Non-select 

[Source: Metropolitan Council]

[Source: Minnesota Housing Finance Agency, 2022] [Source: Minnesota Housing Partnership] 

[Source: Metropolitan Council]

Renter Households Homeowner Households

25%

20%

15%

10%

5%

0%

Renter Income Median Rent Homeowner Income Home Value

2000 2019

2008 7149 35% 7289 36% 4083 20% 1630 8% 

2009 9209 47% 6209 32% 3169 16% 1071 5% 

2010 7944 45% 5215 30% 3121 18% 1262 7% 

2011 7708 48% 4448 28% 2811 17% 1097 7%

2012 10493 46% 6348 28% 4201 19% 1601 7%

2013 13183 43% 9170 30% 6093 20% 2123 7%

2014 13893 43% 9827 30% 6391 20% 2146 7%

2015 13372 39% 11436 33% 7301 21% 2219 6%

2016 16942 34% 16359 33% 11818 24% 4209 9% 

2017 14577 29% 16865 34% 13278 27% 5061 10% 

2018 10670 24% 15695 35% 13925 31% 4974 11% 

2019 8777 19% 15971 34% 16112 34% 6242 13%

2020 2748 15% 5309 30% 7111 40% 2636 15% 

Year $0 - $199,999 $200,000 - 
$299,999 

$300,000 -  
$499,999 $500,000+ % Total 

Home Sales 
% Total 

Home Sales 
% Total 

Home Sales 
% Total 

Home Sales 
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METRO CITIES’ POLICY POSITIONS ON 
HOUSING 
Metro Cities Policies Support: 
• Local zoning authority.

• Increased funding for state housing programs.

• Affordable housing tax credit.

• Programs that help alleviate foreclosures, increase
homeownership, and increase homeownership for BIPOC
populations.

• Preserving tools that enhance local innovation.

• Clarification of state laws on infrastructure fees.

• Strategic partnerships and financial assistance from the
state and federal governments to help address housing
needs.

• Increased Section 8 funding and federal funding to assist
HRAs in facilitating tax exempt bonds for housing.

Metro Cities Opposes:
• Preempting local zoning decision-making authority on

zoning, planning and land use.

• Prohibitions and restrictions on planned unit
development (PUD) agreements.

• Restrictions on local housing development and financing
tools.

• Policies that shift costs for infrastructure for new housing
to existing taxpayers.

• Preempting local voter-approved rent control authority.

Key State Programs Supported
 by Metro Cities:

• State Housing Infrastructure and GO Bonds

• State Challenge Program

• State Match for Local Housing Trust Funds

• Pre- and post-purchase education, counseling, and
training; mortgages and downpayment/closing- 

   cost assistance loans; home improvement loans

• Rental assistance, supportive housing, homelessness 
prevention resources

• Fix up Funds for Rental Homes
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1Minnesota Housing Partnership

MARKET WATCH: Hennepin County
Trends in the unsubsidized multifamily rental market

October 2019 | Across the Twin Cities, the growing ranks of renter households are facing an increasingly challenging housing 
market with rising rents and declining vacancy rates. While developers are leveraging public and private resources to create 
new affordable units, current owners of unsubsidized rental properties have few tools to preserve and improve aging properties 
and maintain homes for current and future tenants. In this research series, Minnesota Housing Partnership tracks key trends 
in the unsubsidized multifamily rental markets across the Twin Cities. This report analyzes data for approximately 117,800 
unsubsidized rental units in properties with four or more units in Hennepin County, including 65,770 units from suburban 
Hennepin County from the CoStar database. Data information and limitations on page 2. 

MEDIAN RENTER INCOME DECLINING, RENT RISING ACROSS HENNEPIN COUNTY

Hennepin County contains the second highest percentage — 38% 
— of renter households in Minnesota, coming up just behind 
Ramsey County. In 2017, there were an estimated 187,587 
renter households in Hennepin County, marking a 22% increase 
since 2000. In particular, the cities of Western Hennepin have, 
and continue to see, a growing number of renter households. 
Numerous cities in Hennepin County have seen significant gains in 
renter households, including Maple Grove (+210%), Eden Prairie 
(+52%), Golden Valley (+51%) and Plymouth (+51%).

From 2000 to 2017, median income for renter households 
declined by 4% while rents continue to rise — increasing by 11%. Of 
the 187,587 renters in Hennepin County, over half (52%) earn 

under 60% of AMI. Of the renter households earning under 60% 
of AMI, 78% are cost-burdened, with 44% paying more than half of 
their income on housing.

With stagnating or declining wages and growing rents, 
communities of color are disproportionately impacted. Like the 
rest of the Twin Cities and the state, households of color are far 
more likely to be renters; while only 30% of white households 
in Hennepin County are renters, 78% of Black and 66% of Latino 
households in the county are renters. In addition, wages for Black, 
Native, and Hispanic households have fallen since 2000, declining 
by 26%, 15%, and 5% respectively. Meanwhile, wages for Asian and 
White households have risen in the county, by 20% and 3%.

Percent renter 
households

Change in 
renters,  2000-
2017

Percent 
residents
of color

Hennepin County 38% 22% 31%

Minneapolis 53% 15% 40%

St. Louis Park 44% 33% 19%

Brooklyn Center 38% 14% 59%

Richfield 37% 14% 38%

Minnetonka 31% 38% 14%

Brooklyn Park 29% 19% 55%

Plymouth 28% 51% 22%

Edina 28% 21% 16%

Eden Prairie 27% 52% 23%

Crystal 27% 18% 27%

Golden Valley 26% 51% 18%

In Hennepin County, 
52% of renter 
households (97,471 
families) earn less 
than 60% of area 
median income 

Of those households, 
78% pay more than 
30% and 44% pay 
more than half of their 
monthly income on 
housing

1- Unless otherwise noted, information in this section comes from the U.S. Census Bureau, 2013-
2017 American Community Survey | 2- Metropolitan Council staff analysis of U.S. Census Bureau, 
2013-2017 American Community Survey Public Use Microdata Sample five-year data | 3- 3- Area 
median income is calculated for the 13-county HUD Metro MN-WI area of Minneapolis- St. Paul- 
Bloomington.

Minnesota Housing Partnership

52%

78%

44%}
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2   Hennepin County Market Watch

DATA NOTES AND LIMITATIONS 

DATA SOURCE: Unless otherwise noted, data in this 
report comes from CoStar, a commercial real estate 
database that tracks multifamily properties with four or 
more units. This includes 5,387 market rate, existing 
multifamily properties in the 7-county Twin Cities 
metro, for which data is directly sourced from property 
management by CoStar researchers. This report analyzes 
data for approximately 117,800 unsubsidized rental units 
in properties with 4 or more units in Hennepin County, 
excluding those that are currently under construction 
or renovation. Data for this report was accessed and 
downloaded the first week of June 2019. 

RENT DATA: CoStar provides average, rather than 
median, rent data. Of the approximately 117,800 
unsubsidized rental units in Hennepin County tracked 
by CoStar and included in this analysis, 52% include rent 
data. Of the 65,771 units in suburban Hennepin County, 
72% include rent data.  All rents in this report are adjusted 
for inflation. 

BOUNDARIES: This report analyzes Hennepin County, 
with a focus on cities outside of Minneapolis by municipal 
boundary. For more information on Minneapolis, see our 
Market Watch: Minneapolis report at mhponline.org.

CLASSES: CoStar defines building class in the following 
way. CLASS A buildings represent current trends and 
standards in design and/or are of a timeless, perhaps 
historic quality. They include high quality finishes such 
as hardwood floors, granite countertops, and/or stainless 
steel appliances, as well as on-site shared facilities like 
clubhouse/party room, fitness center, business center, 
etc. CLASS B buildings are aesthetically average and 
contextually appropriate. They include average quality 
finishes and a few on-site shared facilities and spaces. 
CLASS C buildings are purely functional, often with below 
average finishes, small windows and likely no on-site 
facilities or shared spaces.

MinneapolisOrono

Corcoran

Plymouth
Medina

Dayton

Bloomington
Eden Prairie

Minnetrista

Maple Grove

Edina

Minnetonka

Independence

Greenfield

Brooklyn 
Park

Champlin

Richfield

Golden Valley

Rogers

Shorewood

Crystal

St. Louis 
Park

Brooklyn
Center

Mound

New
Hope

Hopkins

Wayzata

Hanover

Robbinsdale

Deephaven

St. 
Anthony

Osseo

Long Lake

Maple Plain

Excelsior
St.

Bonifacius

Spring 
Park

Loretto

Rockford

Rent Data Coverage

0% - 25%

26% - 50%

51% - 75%

76% - 100%

No Data
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$941

OVERALL STUDIO 1 BEDROOM 2 BEDROOM

Average rent 
June 2019

Average 
rent 2010

% increase in 
average rent

Hennepin County Average Rent by Unit Size

$731  

$1,042
$1,212

$1,332

$955  

$1,184 

20% 22% 22% 21%

$1,520

$1,788
Average rent 
for properties 
constructed 
since 2010

$991 $1062

$1,273

Affordable to 60% 
area median income

AVERAGE RENT OUT OF REACH FOR MANY

Rent adjusted for inflation

From 2010 to 2018, average rent rose 20% in Hennepin County 
to $1,303. Rent in Hennepin is currently higher than that of the 
greater 7-County Metro area, which averaged at $1,245 in the 
same year, rising by 19% since 2010. 

For low- and moderate-income renters, this rise is significant. 
Thousands of households earning under 60% of the area median 
income (AMI) — for instance, a family of four earning under 
$56,580 annually — are able to call Hennepin County home 
by renting in unsubsidized apartments in the private market. 
Unsubsidized units that are affordable to these residents are often 
referred to as naturally occurring affordable housing (NOAH). 

Countywide, average rent is moving out of reach for these 
families.  As shown in the chart below, the average one-bedroom 

rents at  $150 (14%) more per month than a household earning 
60% AMI can afford, and the average two-bedroom is $247 (19%) 
more per month than 60% AMI can afford. 

A contributor to the trend of increasing rent in the county is driven 
by new construction; the average rent in properties that have 
come on the market since 2010 is $1,907— 46% higher than that 
of the county average.  According to our dataset, the vast majority 
(73%) of new, unsubsidized construction was concentrated in 
Minneapolis, followed by Saint Louis Park (4%), Bloomington 
(3%), Edina (3%) and Minnetonka (3%).

1- See our Issue #1 Market Watch: Minneapolis for more in-depth 
analysis on the city at www.mhponline.org 

For a more in-depth look at the rental market in Minneapolis, check out 
MHP's Market Watch: Minneapolis at:
mhponline.org/publications/rental-market-watch/issue-1-minneapolis

MARKET WATCH: MINNEAPOLIS
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$895 $1,373Excelsior  +53%

$1,170 $1,555Golden Valley  +33%

$1,212 $1,552Minnetonka  +28%  

$1,247 $1,570Maple Grove  +26% 

$1,306 $1,626Edina  +24% 

$1,214$989Bloomington  +23%

$1,084 $1,325Saint Louis Park  +22% 

$976 $1,188Wayzata  +22%

$1,107$917Brooklyn Park +21%  

$1,160 $1,373Plymouth  +18% 

$915 $1,063Richfield  +16%

$1,136$978Hopkins  +16% 

$1,071$925New Hope  +16%  

$895 $1,009Crystal  +13% 

$1,444$1,279Eden Prairie  +13%

$1,087$983Robbinsdale+11% 

$953 $1,044Brooklyn Center  +10%

$1,194 $1,313Spring Park +10% 

RENTAL HOUSING IN 1-3 UNIT PROPERTIES

Not included in the analysis of this report are townhomes, 
condos, duplexes, or single family rental homes. HousingLink’s 
Twin Cities Rental Revue for the second quarter of 2019 tracked 
1,260 listings for such properties, for which the average rent 
was $1,845 (higher than the average rent for the 7-County, at 
$1,756). Minneapolis, Plymouth, Maple Grove and Eden Prairie 
are among the top cities for shadow market units tracked by 

HousingLink. The shadow market rental properties in Hennepin 
County are primarily single family homes (33%) or duplexes 
(28%), compared to the broader 7 County Metro area, where 
townhomes lead second at 26% to single family homes (36%). 
Over the second quarter of 2019, one bedroom listings saw 
median rent increase by 9% since just last year, and two-
bedroom listings saw an increase of 5%.  
Learn more about this data source at housinglink.org.

SIGNIFICANT RENT INCREASES IMPACTING SUBURBAN HENNEPIN COUNTY
From 2010 to 2018, rent increased the most in Excelsior, with a 53% increase, followed by Golden Valley (33%), Minnetonka (28%) and 
Maple Grove (26%). Sixteen of the 24 cities in our analysis have seen rent increases of more than 15%. Champlin is the only city in the 
county that saw rent decline from 2010 to 2018.   

 

5000+ 
units

2500-5k 
units

Less than 
2500 units

# of units 
in dataset

Rent 
2010   

Rent 
2018   

 $883        $976

Rent adjusted for inflation

AVERAGE RENT BY HENNEPIN COUNTY MUNICIPALITES, 2010-2018% change in rent, 
2010-2018

This graphic only includes cities with 
more than 500 units in our dataset
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There are several factors that may play a role in a city facing disproportionate rent increases in comparison to income. 
Many cities may face a mix of these drivers, which may include trigger events that cause rent spikes (i.e. property sales, 
renovation, new construction) or an overall heating up of the market, signified by excess demand in rental housing that 
allows property owners to charge more for rent, regardless of change or improvement upon a building.

We’ve conducted further analysis on several cities that saw significant gains in rent from 2010 to 2018, to better understand 
what is causing rent increases in these cities.

WHAT’S DRIVING DISPROPORTIONATE RENT INCREASES?

The city of Bloomington has seen significant rent 
increases across a number of properties experiencing 
no trigger events, indicating a general heating up of 
the rental market. In our study, 69% of properties that saw rent 
increases experienced no trigger event that would cause a spike in rent.  
Bloomington contains the highest number of NOAH units in our analysis, 
and an overall low vacancy rate (4%), marking a desirable and increasingly 
competitive market of affordability.

From 2010 to 2018, rent increased by 33% in 
Golden Valley, after adjusting for inflation. Looking 
more closely at changes within properties, 55% of 
properties that saw the largest increases (over 10% 

increase in rent) also experienced property sales 
over this time period, suggesting a strong 
influence as a driver in rent increase. The city saw 

no significant renovations take place 
over this time period, and very little new 
construction.

Excelsior’s rent increase was most significantly 
triggered by new construction; the city has the 
highest vacancy rate in our study, as 
well as the largest rent jump. New 
properties that came onto the market 
in Excelsior over this time period 
had average rents that are 
208% larger. Properties built 
before 2010 have an 
average rent of $961 
in the city, compared 
to the average rent of 
$2,955 in new 
construction.

Excelsior increase of 53%

Golden Valley rent increase of 33%

Bloomington increase of 23%
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Unsubsidized affordable rental housing is typically 
Class C: older properties that provide basic shelter 
without additional amenities. The majority of 
multifamily buildings in Hennepin County — 84% — are 
Class C; however, Class C buildings are typically smaller 
in size, so the total Class C units account for 55% of all 
units in the county. Vacancy rates in these buildings are 
extremely low (3.4%).

In 2018, the average rent for Class C buildings in 
Hennepin County was $1058, which was just slightly 
higher than the 7-county average ($1,049). Overall, 
Class C rents are 33% lower than Class B rents in 
Hennepin County. This means that, if Class C buildings 
are purchased and upscaled, a rise in rent could be 
more dramatic. Potential rent gains from upscaling are 
particularly acute among studios in Hennepin, where 
there is a 43% gap between Class B and Class C units.

There is a distinct difference in building size across 
classes. Across Hennepin County, Class A buildings 
are typically larger with 156 units on average, while 
Class C buildings are much smaller with just 27 units 
on average. This tracks closely to the trend across the 
7-county region, where Class A buildings average 153 
units and Class C buildings average 29 units.

0

$500

$1,000

$1,500

$2,000

$2,500

Overall

Class A Class B Class C

$1,794

$1,402
$1058

Studio

$1,399

$788

2 bedroom

$1,540

$1,204

1 bedroom

$1,673

$1,275

$960
$1,129

$2,210

NEED FOR AFFORDABLE RENTAL PRESERVATION IN HENNEPIN COUNTY

4- Full descriptions of CoStar class designations on page 2.

Average rent by building class in Hennepin County

B
A

C

UNITS
Class C: 55% (18,717) 
Class B: 29% (34,488)
Class A: 16% (18,717)

C
A B

BUILDINGS
Class C: 84% (2,440) 
Class B: 12% (342)
Class A: 4% (120) 

CLASS A
Hennepin County

Twin Cities

CLASS B

CLASS C

156

153

102

92

27
29

AVERAGE BUILDING SIZE BY CLASS (# of units)
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When vacancy rates fall below 5%, renter 
households struggle to find affordable 
housing choices as property owners are able 
to be more selective in tenant screening and 
potentially more inclined to increase rent. 
In Hennepin County, the vacancy rate has 
remained below 5% since 2013, with a tight 
market extending across cities. Since 2010, 
the vacancy rate in the county fell 29%, from 
6.2% to 4.4%. 

Vacancy rates are highest in cities that 
contain properties with higher average 
rent, including Excelsior (14.4%), Golden 
Valley (10.5%) and Edina (6.0%), all of 
which have seen increases in vacancy from 
2017 to 2018. In contrast, the vacancy rate 
in Hopkins, Mound, Crystal, and Brooklyn 
Center is extremely low, remaining under 
2.8%; these cities have seen a tightening 
of the market with a 58%-70% drop in their 
vacancy rates since just 2010. Currently, 75% 
of the 24 cities in Hennepin County have 
a vacancy rate below 5%, with 42% seeing 
vacancy rates plummet by 40% or more from 
2010 to 2018.

LOW VACANCY RATES, 
TIGHTENING OF THE MARKET
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Vacancy by Building Class

There are dramatic distinctions in 
vacancy rates by Class. Class A buildings 
in Hennepin County in 2018 had a 
vacancy rate of 8% (slightly higher than 
the 7-county average of 7%), while Class 
B buildings had a rate of 5.4% and Class 
C had a rate of just 3.4%.

Buildings Units

Bloomington 5 1340
Edina 5 1098
Golden Valley 4 882
Maple Grove 3 832
Saint Louis Park 7 799
Minnetonka 5 595
Plymouth 3 524
Brooklyn Park 1 480
Hopkins 2 403
New Hope 2 224

New construction of high end apartments yields higher vacancy rates, as seen 
in Excelsior, Edina, Maple Grove and Golden Valley. Cities that saw no new 
construction over this time period all saw declines in overall vacancy rates, with 
rates dropping below 4%.

New Construction
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Thousands of households earning under 60% of the area median 
income (AMI) — for instance, a family of four earning under 
$56,580 annually — are able to call Hennepin County home 
by renting in unsubsidized apartments in the private market. 
Unsubsidized units that are affordable to these residents are often 
referred to as naturally occurring affordable housing (NOAH). 

Countywide, average rent is moving out of reach for these 
families. In total, 40% of the buildings in our dataset contain 
apartments that are affordable to those earning under 60% of 
AMI. Of all the units in our dataset, 38% are affordable to that 
income bracket, totaling 45,133 units overall. By sheer number, 
Minneapolis, Bloomington, and Brooklyn Park contain the most 
units affordable to families earning less than 60% AMI in the 
county. When examining the percentage of NOAH housing stock 
by city, Brooklyn Park, Brooklyn Center, and Crystal contain the 

highest proportions of NOAH to total rental stock, totaling 83%, 
82%, and 73% respectively. In effect, these cities are at high risk 
of potential upscaling if properties sell.  

Ninety-nine percent of NOAH buildings were built prior to 2000 
in our data set, with the average year built in 1953. The average 
NOAH building contains 44 units in the county — though trends 
vary greatly from the core cities where NOAH properties are, 
on average, much smaller, to the suburbs where we see larger 
NOAH properties.  By unit size, the overwhelming majority are 
one (54%) and two-bedroom (31%). Affordable, larger units 
are far more scarce with just 1,246 (3%) three bedroom units 
in the county. Affordable four-bedroom units (67) are virtually 
nonexistent. NOAH units have a lower vacancy rate, at 3.6% on 
average across the county.

OVER 45,000 NATURALLY OCCURRING AFFORDABLE HOUSING UNITS IN HENN. CO.

57%20%

12%
11%

Size of buildings with NOAH units

Less than 25 units

25 to 49 units

50 to 99 units

100+ units
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MinneapolisOrono
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$56,578.01 - $79,310.00

$79,310.01 - $108,750.00

NOAH Building

BUILDINGS WITH UNITS AFFORDABLE TO HOUSEHOLDS EARNING 
UNDER 60% OF AMI
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Property sales have continued to accelerate in Hennepin County 
since 2010, with over 1,000 buildings and 45,450 apartments 
collectively sold from 2010 to 2018. Sold properties reached 
an all time high in 2018, nearly doubling the number of 
properties in 2016. In 2018, approximately 8% of all market 
rate buildings in Hennepin County experienced a sale. 

By units, the vast majority of sales from 2010 to 2018 occurred 
in Minneapolis (20,692 units changing hands), followed by 
Bloomington (4,448), Eden Prairie (3,615), and Plymouth 
(3,456). Bloomington, Saint Louis Park, and Richfield have seen 
the most buildings sell over this time span, suggesting that 
smaller buildings are seeing more frequent sales in these cities. 

Similar to the regional trend, the overwhelming majority of 
sales in Hennepin County were Class C properties, comprising 
83% of buildings and 43% of units sold from 2010 to 2018. 
Class B buildings represented 12% of buildings and 37% of 
units. Only 5% of buildings that sold over this time period were 
Class A properties.

Sales most frequently occur in older buildings in Hennepin 
County. Of all sales in the county, 44% of buildings were built 
prior to 1960, with just 8% in buildings built after 2000. 

TOTAL PROPERTY SALES INCREASING SUBSTANTIALLY IN HENNEPIN COUNTY

1890 1910 1930 1950 1970 1990 2010 2019

91% of buildings sold from 2010-2018 
were built prior to 1990
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UPTICK IN PROPERTY SALES IMPACTING 1ST RING SUBURBS, RENTERS OF COLOR

As shown in the map and table below, property sales 
from 2010 to 2018.  After Minneapolis, the largest 
number of sales occurred in Bloomington (53), Saint 
Louis Park (45), Richfield (35), and Brooklyn Center (28). 
Cities that contain a high percentage of people of color 
indigenous (POCI) as well as a high amount of renters 
have seen significant sales take place. In total, 88% of 
sales occurred in cities whose population was at least 
25% of color; 80% occurred in cities with at least 35% 
residents of color.

Bloomington 4,448 53

Eden Prairie 3,615 11

Plymouth 3,456 10

Richfield 2,787 35

Saint Louis Park 1,935 45

Brooklyn Park 1,513 5

Minnetonka 1,381 7

Hopkins 916 11

New Hope 830 19

Brooklyn Center 804 28
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NEW UNITS OF AFFORDABILITY NOT FILLING THE GAP

Not included in this report are affordable rental housing developments 
created with public and/or private capital funding that include affordability 
obligations. According to the Metropolitan Council, 4,709 new units of 
affordable rental housing were created across Hennepin County from 2010 
to 2017, peaking with the highest rate of production in 2017, with 864 
affordable units produced that year. Over this timeframe, just 2.8% of all 
affordable rental units were produced for rental households earning under 
30% of AMI; the majority of units (2,807 or 60%) created were affordable at 
60% of AMI, followed by affordable at 50% of AMI (22%) and then affordable 
at 80% of AMI (16%). Minneapolis leads in the majority of hosting the most 
affordable unit production count in the County from 2010 to 2017, at 68%, 
followed by Champlin (4%), Minnetonka (4%) and Brooklyn Center (3%). Over 
that same timeframe, 25,320 market rate rental units were created in the 
county. 

4,709 units

60% AMI

50% AMI

NEW MULTIFAMILY PRODUCTION IN 
HENNEPIN COUNTY, 2010-2017

25,320 units

Average rent
$1,928 in 

2017

80% AMI

Data for rental housing production is based on building permits issued during each calendar year by 
cities  within the 7-county Twin Cities region. Data is collected via an annual survey of community officials, 
in conjunction with collection of data on residential building permits. The data on returned surveys were 
verified by Metropolitan Council staff.

Subsidized Unsubsidized

1,019

2,807

747

30% AMI 136

This report was published in October 2019, with data analysis, writing and mapping by Gabriela 
Norton, Research Officer at Minnesota Housing Partnership, with graphics and design by Andy 
Birkey, MHP Director of Communications and Research. 

Research assistance and input provided by Maria Regan Gonzalez (Mayor of Richfield), Dr. Eric Johnson (City of 
Bloomington), Jason Gadd (Mayor of Hopkins), Breanne Rothstein (City of Brooklyn Park), Kimberly Berggren (City of 
Brooklyn Park) , Julie Wischnack (City of Minnetonka).

Minnesota Housing Partnership
Learn more: mhponline.org

WAGES & HOUSING AFFORDABILITY IN HENNEPIN COUNTY

Salary needed to afford 
median-value home

Salary needed to afford 
two-bedroom apartment

$73,620

$46,040

Housing is out of reach for many of the current top in demand jobs in Hennepin County.  As affordable housing options become 
increasingly scarce, workers may face a dilemma in where they are able to call home.

Heavy Truck 
Driver

$52,343

$26,766

Personal 
Care Aide

+40%

Retail 
Sales

$26,029

Registered 
Nurse

+13%+0%

Food Prep 
& Serving

$22,292

+15% +4%

Home 
Health Aide

$30,476

+38%

Software 
Developers

$98,421

+24%

TOP IN-DEMAND JOBS, 2019 SWIFTLY GROWING JOBS BY 2029

$26,766

Personal 
Care Aide

+40% Projected % 
growth by 2029

$86,042

Annual  median 
income

Data from MN DEED, Occupations in Demand, 2019. For further information on wages & housing affordability, visit our Out of Reach: Minnesota report.
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