
Updated June 14, 2022

City of Brooklyn Center
Community Development Director
Attn: Ms. Meg McMahan
6301 Shingle Creek Parkway
Brooklyn Center, MN 55430

Ms. Meg McMahan,

Alatus LLC (“Alatus”), Project for Pride in Living (“PPL”), and Resurrecting Faith
World Ministries (“RFWM”), together the Development Sponsors, are pleased to present the
following formal land use approval package application for the proposed redevelopment parcels
located at 2500 CO and 5900 Shingle Creek Parkway, Brooklyn Center, MN 55430.  The
proposed project, Opportunity Site – Phase #1, will encompass a significant area of the land on
tax parcels PID #0211821240019 and PID #0211821240019, both currently owned by the City
of Brooklyn Center Economic Development Authority. More specifically, the total size of this
Phase #1 is approximately 16 acres divided as follows:

Alatus Market Rate & Mixed Use Multi-family – 5.09 acres
PPL and RFWM Family & Workforce Housing – 3.09 acres
Entrepreneur Market Plaza - .71 acres
Resurrecting Faith World Ministries Event Center – 1.87 acres
Outlot – 5.02 acres

A tremendous amount of work by various stakeholders in the community and region have
participated in creating this proposed development concept and we are all excited to be moving
this revolutionary project forward - thus far the outcomes have been outstanding.

In order to fulfill the established criteria for such a substantial submission, the applicant
will discuss nine components related to the entire scope of the Opportunity Site – Phase #1
development proposal:

Exhibit A



Infrastructure Plan:

Opportunity Site – Phase #1 has significant infrastructure improvements and investments
that will be occurring in and around the area.  Due to unique engineering circumstances of the
Shingle Creek & West Mississippi Watershed Management District, the creation of large
volumed stormwater facilities is required in order to adequately provide drainage services for the
to-be developed parcels.  These facilities will generally rest to the east of the proposed housing
and commercial development footprint and will be integrated with pedestrian and way-finding
improvements to improve the beautification of these parcels in general. When the project is
completed, Opportunity Site – Phase #1 will occupy approximately 20% of the value of the to-
be-built stormwater retention facility, with the other approximately 80% coming from to-be-
developed Opportunity Site Phases.

The proposed development will also require an outlot, Outlot A, to be established,
constructed, and maintained by the Development Sponsors and affiliated entities.  This outlot,
that will be approximately 5.02 acres in size, will encompass the interior site circulation for
vehicles, pedestrians, and bicyclists, as well as any other shared multi-modal experiences, and
will also serve to construct shared parking facilities for guests and residents alike in the form of
on-street parking.  Beneath these various transit ways will also be various utilities including
stormwater, sewer, electricity, and fiber utilities.  Various easements will need to be established
in order to appropriately integrate these spaces into the larger community and ensure that
adequate maintenance is completed at all times.

While Opportunity Site – Phase #1 contemplates the progressive components of a transit
oriented development site (“TOD”), it is also crucially important to consider current transit and
vehicular considerations.  Below is a brief parking analysis based on the estimated residential use
rates and the contemplated demand for the commercial and retail spaces.  On the whole, the
proposed development has a slight surplus of parking which will be available in the event of
significant need for overflow parking:



Stormwater:

The proposed Opportunity Site – Phase #1 stormwater management systems will consist
of man-made infrastructure collecting and routing stormwater volumes into a to-be-constructed
regional stormwater park that will be located on the east side of the proposed development (as
seen below and in attached slides). This regional stormwater park will be handling rate control
and water quality, among other things, in order to meet the stated criteria of both the City of
Brooklyn Center and Shingle Creek and West Mississippi Watershed District.  The to-be-
constructed regional system, that will be a part of the infrastructure development for this master
project, will also handle future stormwater management needs as the remainder of the
Opportunity Site continues to be redeveloped from its existing uses. Stormwater plans are
attached for each site as a whole with appropriate calculations for integration into the larger
regional stormwater system this is being created.



Phased Plan & Housing Plan:

As the Opportunity Site – Phase #1 is currently considered, it would consist of six phases
(A, B, C, D, E and F), with the first phase to commence being larger than the second through
sixth phases.  The first phase, A, would consist of Alatus – Multifamily Housing 1 (Site 1),
Entrepreneur Market (Site 1), and RFWM – Event Center (Site 2), and a significant component
of the site’s infrastructure components, as previously discussed.

The first phase of development: Opportunity Site – Phase #1A will consist of:

 278 market-rate rental units – Alatus Multifamily Housing 1 (Site 1) with 395 structured
parking stalls (1.42 parking stall/unit ratio)

 This will consist of studios, alcoves, 1 BDR, 2 BDR, 3 BDR, and 4 BDR
units, some furnished and with co-living amenities and lease structures for
more affordable, urban living options

 20,012 sqft – Entrepreneur Marketplace (“EMP”) (part of Site 1)– Owned by the City of
Brooklyn Center (discussed further in the Commercial & Retail Plan section)

 26,478 sqft – RFWM – Event Center & Social Care Facility (Site 2) (discussed further in
the Commercial & Retail Plan section)

It is anticipated that the first phase (A) development component will encompass approximately
50% of the total development activities and costs that will take place.  It should be noted that
Phases #1A, Phase #1B, and Phase #1C will consist of a blend of rental housing opportunities for
a diverse spectrum of community members, much of the infrastructure for the development, and
also will incorporate public spaces for inclusive business organization and growth training, as
facilitated by the City of Brooklyn Center’s EMP.



The second phase of development: Opportunity Site – Phase #1B will consist of:

o 60 Low Income Housing Tax Credit (“LIHTC”) units – PPL & RFWM – Family
Housing (Site 4)
 This will consist of studios, alcoves, 1 BDR, 2 BDR, 3 BDR, and 4 BDR

units; 75% of the total units will be greater than or equal to 2 BDR units
 16 units at 30% AMI (27% of units)
 44 units at 50% AMI (73% of units)

In this second phase, all of the rental housing developed, will be affordable to those at or below
50% AMI and with generally unit types greater than or equal to 2 BDRs.

The third phase of development: Opportunity Site – Phase #1C will consist of:

 205 mixed-income rental units – Alatus Multifamily Housing 2 (Site 3) with 290
structured parking stalls (1.41 parking stall/unit ratio)

 This will consist of studios, alcoves, 1 BDR, 2 BDR, 3 BDR, and 4 BDR
units, some furnished and with co-living amenities and lease structures for
more affordable, urban living options

 41 units at 60% area median income (“AMI”) (20% of units)
 41 units at 80% AMI (20% of units)

Note that 40% of the housing in this phase will be at or below 80%. It is anticipated that from
commencement of Phase #1A to the completion of Phase #1C will take approximately 3 years.

The fourth phase of development: Opportunity Site – Phase #1D will consist of:

o 70 LIHTC rental units – PPL & RFWM – Family & Workforce Housing (Site 5)
 This will consist of studios, alcoves, 1 BDR, 2 BDR, 3 BDR, and 4 BDR

units; 50% of the total units will be greater than or equal to 2 BDR units
 19 units at 30% AMI (27% of units)
 51 units at 50% AMI (73% of units)

In this fourth phase, once again, all of the rental housing developed, will be affordable to those at
or below 50% AMI and with generally unit types greater than or equal to 2 BDRs.

The fifth phase and sixth phase of development: Opportunity Site – Phases 1E and 1F will
consist of another 130 LIHTC rental units with details to be decided at a later date.



In summary, the first six (A – F) phases of the Opportunity Site – Phase #1 will consist of:

 743 multifamily housing rental units
 342 multifamily housing rental units which will have a designated affordability at or

below 80% AMI or 56% of the total proposed multifamily housing development for the
Opportunity Site – Phase #1

 260 of those 342 multifamily housing rental units will have a designated affordability at
or below 50% AMI or 42% of the total proposed multifamily housing development for
the Opportunity Site – Phase #1

 20,012 sqft – Entrepreneur Market – Owned by the City of Brooklyn Center (discussed
further in the Commercial & Retail plan section)

 26,478 sqft – RFWM – Event Center & Social Care Facility (discussed further in the
Commercial & Retail plan section)

 Various public infrastructure facilities, plazas, pavilions, walking trails and spaces, and
integration with existing transit infrastructure

 Every phase will include components beneficial to the community – the total monetary
value of those community benefits equates to approximately $22.6 million.



Commercial & Retail Plan:

The Opportunity Site – Phase #1 has been carefully crafted and through a diverse set of
engagement efforts throughout the Brooklyn Center community, a thoughtful and impactful
preliminary retail and commercial plan has been included for the proposed development.  It will
consist of two major offerings:

 RFWM Event Center & Social Care Facility – the Opportunity Site – Phase #1A will
contain a full service, locally owned, Event Center that will exist to host events and
services within the community.

o The vison for the RFWM Event Center & Social Care Facility Center is to, “[. . .]
exceed the expectations of our clients and diverse community by giving them a
beautiful Culturally Based Gathering experience as well as Event Space for all
their types of Special Events.  In order to achieve our vision we will have the
required coordination and planning expertise for all types of events, with
professional and competent staff that will help make the events of our clients a
memorable one.”

o Furthermore, the RFWM Event Center & Social Care Facility has been
established with a Campus Style Development, encompassing the following
features:

 Affordable Housing – sponsored by RFWM, PPL, and Alatus
 Event Center – The Gathering Place
 24-Hour Child Care Facility
 Barber / Beautification Suites
 Therapy & Counseling Offices (Serving All Mental Health Clients)

o A brief overview of the businesses residing within the RFWM Event Center and
Social Care Facility are as follows:
 The Gathering Place

The Gathering Place is an event center that offers unique and personalized
services to all our clients, domestic and corporate. Our event hours of
operation are from 7am to 1am. Our non-event staff work hours are from
7am to 5pm Monday through Friday. We will have a max of 7 employees
during our office hours and require one parking space for each employee.
As for catering and various event services, street parking will be available,
and the designated Event Center staff spots will be available outside of
working hours.



 Faith Academy (24-Hour Childcare Center)
Faith Academy is a 24-hour childcare facility and will be open Monday
through Saturday. The center will have a max of 7 staff within the 24-hour
time frame, with seven spots designated to those staff during working
hours. In addition, we will have three spots designated for parent pickup
and drop-off.

 Lewis Family Wellness and Barber Suites
Lewis Family Wellness, a therapy office, will have operating hours from
8am to 8pm. Our Barber Suites will have working hours from 6am to 6pm.
Both businesses will have available street parking that surrounds the
building.

o The outcomes of the RFWM Event Center & Social Care Facility are as such:
 To gather a diverse community together in a safe and pleasurable environment.
 To unify a diversified community with services and entertainment.
 To meet the affordable housing needs of the Brooklyn Center community.
 To provide an affordable and excellent 24-hour child care facility for the

Brooklyn Center community.
 To provide affordable services in the campus style community

development.

 Brooklyn Center Entrepreneurship Market Strategy – Entrepreneur Market Plaza
o Acer Inc. and NEOO Partners Inc. have completed a significant amount of

strategic diligence, engagement and review in crafting a business plan for the
proposed Entrepreneur Market Plaza.

o Entrepreneur Market Plaza (“EMP”) Space Description:
“The Entrepreneur Market Plaza space is a community-led vibrant global
marketplace that provides an immersive experience for communities to
discover and support BIPOC business in the community. We create
different economic opportunities for entrepreneurs to seed their businesses
in a thriving environment that is progressive and sustainable. Our mission
is to provide local BIPOC businesses the opportunity to create a cultural
experience that is innovative, supportive, and inclusive to the
communities. Our Entrepreneur Market Plaza marketplace is located at
the intersection of Hwy 10 & Shingle Creek in Brooklyn Center.” – pg. #8
– City of Brooklyn Center Entrepreneur Market Project



o Three significant take-aways from the City of Brooklyn Center EMP document
which was completed on May 31st, 2021 – pg. #5 – 6 of reference document:
 “By investing in small minority-owned businesses and entrepreneurs, the

Entrepreneurship Market Plaza could positively impact job creation for
BIPOC residents.”

 “There is a robust innovation and small business support ecosystem in the
region that could support the Entrepreneurship Market Plaza.”

 “A general incubator format that provides a variety of services ranging
from ideation to intensive incubation is the best approach for Brooklyn
Center businesses.”

o The Development Sponsors, as well as NEOO Partners, Acer Inc. and Design by
Melo are still pursuing the proper and final execution of this building and its
business plan and there will be forthcoming engagement with stakeholders to
bring this business plan to fruition.

Green Sustainability Plan:

 Integration of District & Regional Stormwater Systems – Opportunity Site – Phase #1
will feature a fully integrated sustainable stormwater system tied into the greater
Shingle Creek & West Mississippi Watershed Management District using both
natural resources and man-made infrastructure to facilitate stormwater management
and stormwater runoff.  The site, once demolished and redeveloped, will be a
dramatic improvement in overall permeability.

 Sustainable HVAC Systems – Each residential building in the proposed development
will feature a fully centralized heating and cooling system known as a variable
refrigerant flow (“VRF”) heat pump system.  VRF systems balance heating and
cooling needs throughout the building, versus a residential unit-only system – this
results in an approximately 30% reduction in electricity consumption, minimal
natural gas consumption, and an overall reduction in resident utility billings for a
given period by about 30%.

 Exploring Integration of Geothermal Heating Sources – In addition to a centralized
VRF heating and cooling system, the Development Sponsors will be exploring the
possibility of geothermal water sourced heating and cooling that would be used to
provide the input to the heating and cooling systems – this would virtually reduce the
consumption of all natural gases and fossil fuels to an extremely small amount, if any,
when paired with other sustainable building systems that are proposed



 Installation of Rooftop Solar Array Systems – all residential and commercial
buildings with feasible rooftop surface areas will install commercial rooftop solar
arrays for on-site electricity generation.  For the multi-family residential buildings,
most rooftop solar array installations will power approximately 50% of the electricity
consumed on-site.

 Installation of Wireless Home Monitoring Systems for Residents – the installation of
wireless thermostats and in-unit home monitoring systems will further reduce power
consumption in units and allow for residents to balance their heating and cooling
needs more appropriately when at, and away from, home.

 Installation of Real Time Energy Monitoring Systems – Reduce Power Usage &
Water Usage – a majority of the residential multifamily units will have real time
energy consumption monitoring happening on-site which will reduce spikes in
electricity consumption and inform decisions regarding on-site potable water use as
well as recognize if any water is being lost through leaks in municipal water utility
systems

 Integration of Transit & Shared Multi-Modal Systems – the location of the
Opportunity Site – Phase #1 and its adjacency to a major retail center with grocer and
retail offerings allows residents of the proposed development to conveniently
eliminate many last-mile trips with the help of shared multi-modal offerings on-site
and other shared offerings.  The Development Sponsors will be actively working to
integrate autonomous circulator vehicles to allow for easy to-and-from to Shingle
Creek Crossings free of charge.  Additionally, a majority of the structured parking
stalls in all multifamily residential buildings will have or be readied for electric
vehicle charging.

Planned Social Impact / Social Benefits Plan & Community Benefits Agreement:

The Development Sponsors, the City of Brooklyn Center, and other stakeholders
assisting with the Opportunity Site – Phase #1 have engaged in extensive community discussions
and have especially focused on speaking with segments of the community that are often left
under-represented in large community real estate development discussions.  As a result of the
thorough processes and procedures that were utilized, the development plan and proposal has
seen significant advances and improvements consisting of a more diverse and representative
development sponsor team, re-orientation of the proposed housing units and EMP, and additional
event, health, and wellness offerings for the entire community of Brooklyn Center and the
residents of this community. Please see the attached enclosure labeled “Community Benefits
Schedule”, in addition to the materials submitted in the applicants PUD application, which
outline the additional various community benefit components of the master plan that are planned.



Additionally, the submission of these materials for the project Land Use Application
materials will kickoff a process with the Citizen Advisory Task force, culminating in the
agreement of development components for this proposed master development that will be
memorialized in a development agreement or similar document that will live with the project.
For further engagement efforts and discussion, please refer to the enclosed “Pilot Opportunity
Site Engagement Report” that was completed in the first quarter of 2022.

Plans for Parks & Greenspace:

We recognize that what will set this place apart and make it a place unique to Brooklyn
Center are the public spaces that weave everything together. This is true at a broader scale as the
larger overall redevelopment becomes a regional center for living, working, and playing and it’s
true all the way down to a hyper local scale in the spaces we create within the first phase of
development. At the edge of our site are 2 unique larger parks with varied emphases on
stormwater and/or recreation and play while within our site there are numerous opportunities to
create moments within the landscape, places to stop and rest and interact with the outdoors.

Three Rivers Park District:
Just north of this Opportunity Site Phase #1 will be a 3.5 acre park owned and managed by the
Three Rivers Park District. With over 27,000 acres under it’s control in the Twin Cities Metro,
this organization’s mission is to promote environmental stewardship through recreation and
education in a natural resources-based park system. Since 1957, this organization has provided
places for communities to be active and provides wonderful programs to promote interaction and
learning about our natural surroundings. This will be one of Three Rivers Park Districts first
investments into Brooklyn Center as well as one of their first investments into a first ring
metropolitan suburb.

Our belief is that each of these interactive, outdoor spaces are unique opportunities to help
people stop and connect with each other and with their surroundings and that no detail is not
worthy of this task. It’s these moments and the materials that create the unique spaces that will
make important places while this part of the world is transformed into its next important version
of itself.



Public & Private Financing:

The Development Sponsors have been working hand-in-hand with local agencies, private
lenders, construction companies, architects, engineers, and other real estate stakeholders to
developing a preliminary project financing model and proforma encompassing all of the items
enumerated above.  Here is a brief roll-up that can be discussed in more detail as the project
progresses through the necessary approvals. It should be noted that due to the current
inflationary environment, partnered with tremendous volatility in financial markets, we expect
these values to change but this is our reasonable estimate of project costs and subsidy at this
time.



The Development Sponsors, as well as the additional stakeholders, and all affiliated
parties are looking forward to kicking off the formal entitlement process, further engaging in
efforts to make the EMP a tangible asset for the City of Brooklyn Center, and ultimately
providing a spectrum of residential and commercial development that is inclusive and accessible
for a wide range of people from various walks of life.

Lastly, we appreciate the City of Brooklyn Center’s reconsideration of this application
and we have also enclosed a memo from BKV Group addressing each of the previously
transmitted comments related to the incomplete application filed on May 10th, 2022.

Sincerely,

Chris Osmundson
Director of Development – Alatus LLC
(C): 612.201.8487

cbosmundson@alatusllc.com

Enclosures:
 Community Benefits Schedule
 BKV Group – City Staff Memo Response
 Community Comment Integration Diagrams
 “Brooklyn Center Entreneurship Market Strategy – Opportunity Site – Phase I” – completed

by NEOO Partners and Acer Inc.
 “Pilot Opportunity Site Engagement Report” – completed by NEOO Partners



WHAT WE HEARD FROM COMMUNITY:  Inclusive gathering places and open spaces

BROOKLYN CENTER, MN  |  2344.03  |  05/10/2022

Pilot Site Program Includes:
• Entrepreneur Market Plaza
• Flex Street
• Stormwater Park
• Three Rivers Park
• RFWM Event Center
• Trail & Sidewalk Connections to

existing community assets.

Opportunity Site Master Plan



WHAT WE HEARD FROM COMMUNITY:  Inclusive gathering places and open spaces

Pilot Site Program Includes:
• Trail & Sidewalk Connections to

existing community assets.

Opportunity Site Master Plan
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WHAT WE HEARD FROM COMMUNITY: A housing spectrum that is more representative of Community standards.

Pilot Site Program Includes:
• 250 Affordable Housing Units
• 205 Mixed Income Units
• 278 Market Rate Units

Opportunity Site Master Plan
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Pilot Site Includes:
• Entrepreneur Market to be

owned and programmed via
community stakeholders,
City of Brooklyn Center and
Citizen Advisory Task Force.

WHAT WE HEARD FROM COMMUNITY: Local Community business focus and integration of underserved residents.

Opportunity Site Master Plan
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Pilot Site Program Includes:
• 24-hour childcare center.

WHAT WE HEARD FROM COMMUNITY: Need for more childcare options.

Opportunity Site Master Plan
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Pilot Site Includes:
• Stormwater strategies that are intended

to be experienced through integrated
landscape design, trails and places to
gather.

• Onsite renewable and alternative energy
sources.

• High efficiency building systems.

WHAT WE HEARD FROM COMMUNITY: What is the stormwater management strategy and alternative energy strategies?

Opportunity Site Master Plan
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Code Name (Per Legend) SF Total Costs Costs %
CG-1 Entrepreneur Market 20,000 7,500,000$ 33.1%
CG-3 24 - hour Child Care Center 5,200 2,314,651$ 10.2%
CG-4 Outdoor Play Area 1,900 845,738$ 3.7%
CG-5 Therapy Suites 3,100 1,379,888$ 6.1%
CG-6 Regional Stormwater Mgmt System 74,200 1,611,000$ 7.1%

CG-7 Public ROW - Shingle Creek to John Martin Dr 68,400 1,000,000$ 4.4%
CG-8 Street Lighting 65 total lights 485,500$ 2.1%

GS-1 Public Park And Trail System 222,900 1,000,000$ 4.4%
GS-2 Public Park 7,000 315,000$ 1.4%
GS-3 Entreprenuer Market Plaza 12,000 660,000$ 2.9%
GS-4 Community Flex Street 34,700 2,082,000$ 9.2%
GS-5 Public Plaza 3,700 166,500$ 0.7%

HS-1 60 Affordable Housing Units - NA
HS-2 70 Affordable Housing Units - NA
HS-3 287 Market Housing Units - NA
HS-4 200 Mixed-Income Units - NA

PA-1 Public Art Opportunity - 1,500,000$

TR-1 Connection to Shingle Creek Regional Trail 12,300 922,500$ 4.1%
TR-2 Connection to Pedestrian and Bicycle Bridge 11,300 847,500$ 3.7%
TR-3 Access to Public Transit - -$
TR-4 Public Bike Parking - -$

Total 22,630,277$ 100.0%

Opportunity Site - Phase #1 (A, B, C, D, E, F)

75.00$
75.00$

4.49$
45.00$
55.00$
60.00$
45.00$

445.13$
21.71$

14.62$
7,469.23$

Community Benefits Schedule (Per PUD Application)

Costs PSF or Unit
375.00$
445.13$
445.13$

35%

11%

4%7%

8%

5%

2%

5%

1%

3%

10%

1%
4%

4%

Community Benefit - $ Composition
Entrepreneur Market

24 - hour Child Care Center

Outdoor Play Area

Therapy Suites

Regional Stormwater Mgmt System

Public ROW - Shingle Creek to John Martin Dr

Street Lighting

Public Park And Trail System

Public Park

Entreprenuer Market Plaza

Community Flex Street

Public Plaza

Connection to Shingle Creek Regional Trail

Connection to Pedestrian and Bicycle Bridge
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LEGAL DESCRIPTION
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Lot 1, Block 1, BROOKDALE SQUARE 2ND ADDITION, Hennepin County, Minnesota.
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SURVEYOR AND ENGINEER
Bolton and Menk, Inc.
7533 Sunwood Drive NW, Suite 206
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2. The field survey was completed on May 4th, 2022.
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