Sponsored by:
Blake Road Corridor Collaborative

City of Hopkins

Introduction
The Twin Cities Local Initiatives Support Corporation (TC LISC) / Corridor Development Initiative (CDI)

was invited by the Blake Road Corridor Collaborative and the City of Hopkins to facilitate a series of four

community workshops between April and May, 2015 to:
* Engage community members to explore scenarios for the redevelopment of three potential

redevelopment sites near the Blake Road LRT station area, and provide recommendations that will be

presented to the Hopkins City Council and Planning Commission.
* Demonstrate a methodology for strengthening community engagement to inform and guide priority

redevelopment sites.
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Map showing the three sites selected for CDI process.

The sites that were selected for the CDI exercise include some aspect (or
intent) of public ownership, and are in close proximity to the Blake Road LRT
Station:
A. The Joint Development site, south of the Blake Road LRT
Station (proposed for a park-and-ride and possible joint
development by Metro Transit)
B. 43 Hoops Basketball Academy site and adjacent parcel to the north
of the Blake Road LRT Station (43 Hoops site is owned by the
Hennepin County Rail Authority)
C. Cold Storage site (owned by the Minnehaha Creek Watershed
District)

The Corridor Development Initiative offers the opportunity for the community
to help guide future development rather than simply react to specific
development proposals. As the Green Line LRT extension and the Blake Road
LRT Station Area proceeds from planning to implementation, the CDI process
was identified as a way to engage the community and create a vision for what
is possible.

The Corridor Development
Initiative pulls citizens out
of the reactionary role that
they play in community
development decisions, and
into a proactive role where
they play an active partin
directing development for
their community. It models
a new way to engage cities
and communities by raising
the level of dialogue around
redevelopment issues, and
setting the stage for future
development.

The Blake Road Corridor Collaborative partnered with the City of Hopkins, Hennepin County Community
Works, Metro Transit’s Southwest LRT Project Office, and the Minnehaha Creek Watershed District to inform
and help design the CDI community workshops, given that each of the jurisdictions had some public ownership
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Above: Existing land uses around the Blake Road LRT station area.

interest in the three opportunity sites. The recommendations that result from the Blake Road LRT Station CDI
process will be presented to the Hopkins Planning Commission (July 28, 2015) and City Council (August 3,
2015) for their consideration.

Blake Road LRT Station Area: Connecting Community Needs with Regional
Opportunities

Three of the Southwest LRT transit stations will be located in Hopkins, one of which is the Blake Road Station.
Already a mixed-use, higher density district, the transit stop will offer greater regional access to jobs and
amenities. Improvements are already emerging to strengthen the public amenities in the area. “Complete
Street” planning efforts are underway to improve multi-modal access along Blake Road. And a partnership
between the City of Hopkins, the Minnehaha Creek Watershed District (MCWD) and the Met Council, is
transforming Cottageville Park to increase the amount of green space along Blake Road, improve the water
quality of the Creek, and make the creek more accessible and visible to the community. Phase one of this $3
million project will be completed in October of 2015. The new park will include new play equipment, trails,
lighting, a permanent community garden with water source and tool shed, and extensive new landscaping. When
the project is complete the park will be nearly three times larger.
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Above: Cedar Lake LRT regional trail near the Cold Storage Site

The Blake Road Station has been noted for its strong redevelopment potential along the Southwest LRT
Corridor in various planning studies. Factors supporting redevelopment in the Blake station area include

a large and diverse population base, good station access, several strategic sites available for redevelopment,

a number of underutilized properties, and open space amenities such as Minnehaha Creek and Cottageville
Park. Near the proposed station platform, the Hennepin County-owned 43 Hoops site presents a near-term
redevelopment opportunity for transit supportive uses. The Cold Storage site, now owned by the Minnehaha
Creek Watershed District, and several underutilized sites along Excelsior Boulevard offer additional
redevelopment opportunities near the station. A potential joint development project includes a park- and- ride
ramp that may be able to be incorporated with a mixed-use development facing Blake Road and the station
platform, located just south of the station.

The Joint Development (A) proposed for the three parcels, including the Pawn America site, immediately south
of the Blake Road LRT Station will house a structured parking ramp (245 parking stalls) to help increase access
and ridership of the Green Line. Currently, the Southwest LRT Project Office (SPO) and the City of Hopkins
are partnering to explore working with a private developer to incorporate additional components to increase the
functionality, value and appeal of the site.

The 43 Hoops Basketball Academy (B), well loved by the Blake Road community, currently sits on the site to
the north of the Blake Road LRT Station, which is owned by the Hennepin County Regional Railroad Authority.
The parcel was purchased for potential transit purposes, but it offers the opportunity for higher density
residential and other transit-related uses given its proximity to the transit station. The community has expressed
strong desire for a community center in the area, for which 43 Hoops has served as a surrogate.

The Cold Storage site (C) was seen as the site with the greatest redevelopment potential because of its size
(approximately 17 acres), proximity to natural amenities which also buffer nearby uses, and visibility and
access to Blake Road. Of critical importance on this site will be the integration of storm water management
and expansion of the Minnehaha Creek Greenway. This section of the creek is currently the worst offender for
pollutants draining into the creek’s watershed. Because of the site’s central location and size, attention should
be given to creating connectivity to the surrounding amenities (e.g. Minnehaha Creek, Cottageville Park, Three
Rivers Bike Trail, Blake Road LRT Station), and providing for walkable areas.
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Above: Pizza Luce, Blake Road, and the Cold Storage Site

The opportunity is great to explore how transit-oriented development could further enhance the area by
addressing accessibility, livability, and strengthening the pedestrian environment for people of all ages
and abilities. There may be an advantage to redeveloping the smaller sites to the south and north of the
Blake Road LRT station first, which could strengthen the market for the more desirable Cold Storage
site. It is important that the Blake Road Station maintain its neighborhood character, diversity, and
sense of place. This can be accomplished by:

* Enhancing the pedestrian flow of the area,
« Attracting smaller scale retail and services,
« Utilizing public art or green space to make it memorable, and

« Identifying strategies to guard against involuntary displacement of residents and valued
businesses.

The Blake Road LRT Station offers an important opportunity to capitalize on the transit and natural
amenities in the area, strengthen the multi-modal access, and provide for a mix of housing options to
serve the needs of the community.

The Corridor Development Initiative submits the attached recommendations to the Hopkins City Council and
Planning Commission for your consideration regarding the Blake Road LRT station area.

Overview of the Corridor Development Initiative Process:

The Corridor Development Initiative consisted of four community workshops held at the Blake School.
Approximately 85 community members attended the workshops, aimed at gathering input on community values
and concerns, and exploring a variety of development scenarios that could meet those values. The process
involved a technical team of facilitators, designers, developers, and city staff to inform and support participants
as they considered options. Included throughout the process was information and updates on the status of the
Green Line LRT extension by Metro Transit’s Southwest LRT Project Office. The purpose of the CDI process is
to identify guidelines or objectives for redevelopment that will advance community goals and respond to market
forces.
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Above: Save the Date postcard that was mailed to residents.

An advisory group to coordinate and support the CDI workshops included:
* Meg Beekman, City of Hopkins
* Ann Beuch, Blake Road Corridor Collaborative Coordinator
+ Kathryn Hansen, Metro Transit’s Southwest LRT Project Office
* Kim Koempel, Metro Transit’s Southwest LRT Project Office
* Renae Clark, Minnehaha Creek Watershed District
* Kerri Pearce Ruch, Hennepin County Community Works
+ Barbara Raye, CDI Facilitator (Center for Policy Planning and Performance)
* Gretchen Nicholls, CDI Coordinator (Twin Cities LISC)

Community Outreach
A variety of methods were used to notify the community about the Hopkins Blake Road LRT Station Area
Corridor Development Initiative workshops. Information about the public workshops was distributed through:
* A direct mailing of “Save the Date” postcards announcing the series of workshops to the neighborhood
* 300 flyers distributed to the surrounding neighborhood.
* Community outreach and face-to-face invitations to participate by Ann Beuch, Coordinator with the
Blake Road Corridor Collaborative (BRCC).
* The City of Hopkins and BRCC web site

Child care and translation services were available upon request to limit obstacles for participation. All
participants that signed in for any of the workshops were notified in advance about upcoming sessions by email.
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Above: Attendes at the Block Exercise, April 20, 2015.

CDI Technical Team
The technical team that supports the CDI process includes:

* Barbara Raye, Center for Policy Planning and Performance (facilitator and evaluator)
« Katie Thering, Kage Imagery (Block Exercise Coordinator)
Block exercise team includes table facilitators, and sketchers
* Alan Arthur and Miranda Walker, Aeon (financial analysis for the block exercise)
* Gretchen Nicholls, Twin Cities LISC (CDI Coordinator)
The series of CDI community workshops were held in Blake School’s Middle School Library. They included:

Workshop I: Gathering Information
Monday, April 6, 2015

Presentations were provided by:

* Meg Beekman, City of Hopkins Community Development Coordinator,

» James Wisker, Minnehaha Creek Watershed District, and

* Lucy Ferguson Galbraith, Metro Transit’s Director of Transit Oriented Development
to share ideas about redevelopment options for the Blake Road LRT station area. Participants were asked to
respond to four questions:

1.) What makes the Blake Road area interesting or unique?
Themes: Parks and the creek, diversity of the community, mix of commercial, residential, and office uses,
Blake School and nearby Methodist Hospital, bike trails and potential for transit.

2.) What could be accomplished through development that would improve or enhance the area?
Themes: Park and creek enhancements, safety, strengthening connections within the area, convenience services,
housing, improved environmental quality.

3.) What concerns for the area do you have as future development occurs?
Themes: People or businesses being pushed out, walkability and access, safety, increase of traffic and noise,
diminished diversity, and construction nuisances.
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4.) Are there specific types of uses that this site could accommodate (e.g. senior housing, recreational centers,
retail or commercial uses, etc.)?

Themes: Convenience services, housing, community center or space that could accommodate community
activities, improved accessibility for the impaired.

Workshop 11: Development Opportunities — Block Exercise
Monday, April 20, 2015

Participants worked at three tables, one for each of the sites, to explore different development scenarios:

Table A: Joint development site

Table B: 43 Hoops + adjacent site

Table C: Cold Storage site
The scenarios were presented to the large group, and everyone discussed what they learned through the exercise.
There was a strong openness to density, especially in close proximity to the proposed LRT station. There was
interest in providing a range of housing options, and in guarding against the displacement of current residents.
And a desire to maintain the presence of 43 Hoops Basketball Academy as a valued business in the community.

Workshop 111: Developer Discussion
Monday, May 4, 2015
Developer Panelists include:
« Maureen Michalski, Schafer Richardson
 Gina Ciganik, Aeon
« Beth Pfeifer, The Cornerstone Group
« Carl Runck, Ryan Companies
* Ron Mehl, Dominium

Panelists, representing a variety of development expertise (market rate and workforce rental, commercial,
office, and mixed-use development), responded to questions from participants and provided information on
the challenges and opportunities of redevelopment for the study area. All agreed that the Cold Storage site was
the most desirable for redevelopment given the surrounding natural amenities. The location is most ideal for
housing, which would be complemented by some small commercial and / or office uses. All of the developers
urged against vertical mixed-use, which can be very difficult to finance and execute successfully. To enhance
the pedestrian appeal, some suggested the option of including community spaces or services on the first floor,
creating more visual interest and activity. Community members expressed concern about exclusive access to
green spaces and other amenities, limited only to residents of specific buildings. How can we create privately
owned public spaces (POPS) that would be accessible to the community?

As new construction replaces older commercial buildings in the area, concern was expressed by participants
about displacing existing ethnic businesses that serve the community, who would likely be priced out by higher
rents for new retail space. The developers indicated that public subsidies would likely be needed in the early
stages of redevelopment, which will likely strengthen the market for subsequent investments. Would there be an
opportunity to incorporate public subsidies to preserve low-cost commercial space?

Workshop 1V: Framing Recommendations

Monday, May 18, 2015

Draft development guidelines were reviewed and edited by participants to reach consensus for the final
recommendations (Attachment A).
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The Development Guidelines identify four main goals:

Goal 1: Create stronger connections and walkability for the Blake Road area

Goal 2: Preserve the neighborhood diversity

Goal 3: Improve water and environmental quality

Goal 4: Strengthen residential and neighborhood-oriented retail to enhance
vitality and livability

The number of publicly owned sites in the Blake Road LRT station area offers a unique opportunity to initiate
catalytic investments and set the stage for redevelopment. By creating a shared vision (in advance of develop-
ment proposals) among the City, County and Watershed District, there is greater potential for a more cohesive
transit-oriented district that would benefit the local community as well as the broader region. The Hopkins
Blake Road LRT Station Area CDI Development Guidelines serve to recommend community goals and objec-
tives for what could be achieved, informed by market realities of redevelopment.

Community Participation

Workshop participants included residents and business representatives from the immediate and surrounding
area. Hopkins city staff, Minnehaha Creek Watershed District, Hennepin County Community Works, and Metro
Transit’s Southwest LRT Project Office staff attended, as well as city officials. Of the 85 participants attending,
73% of attendees participated in 2 or more of the workshops, and 19% attended all four.

Evaluation Summary of the CDI process

Background
Evaluation forms were distributed at each of the four meetings (April 6, April 20, May 4, and May 18, 2015.)

The majority of participants did not complete the form, but several did and the information was used to plan the
next session and to bring forward additional information requested. A total of 39 surveys were returned during
the four-meeting series.

Meeting Goals

Each set of evaluation questions included satisfaction questions, as well as an assessment of how well the meet-
ing met its goals, what additional information the respondent would like to see provided at the next meeting,
and an opportunity for open comments. The answers to questions related to the meeting achieving its goals were
ratings of “Excellent”, “Good”, “Fair” and “Poor”.

* Of the total 71 responses from the evaluation of meeting one, 41 (58%) were “Excellent”, 23 (32%)
were “Good”, 3 (4%)were “Fair”, and 4 (5.5%) were ranked poor in achieving any of its goals.

* Of the 34 responses from the evaluation of meeting two, 9 (26%) were “Excellent”, 22 (65%) were
“Good”, 2 (6%) were “Fair”, and 1 (3%) gave a “Poor” rating to one item.

* Of the 48 responses to the rating questions for meeting three, 13 (27%) were “Excellent”, 23 (48%)
were “Good”, 11 (23%) were “Fair, and 1 (2%) gave a “Poor” rating to one item.

* In the final meeting there were only 12 forms returned. Ten of the 11 people answering the question
indicated they could support the final recommendations, 10 of the 11 answering the question indicated
they where somewhat or very satisfied with the project. Only 1 person indicated a “very dissatisfied”
rating for the entire project.

Satisfaction

Participants were also asked how satisfied they were with three of the sessions. Of the total 35 responses, 20
(57%) were very satisfied, 13 (37%) were somewhat satisfied, 1 person was somewhat dissatisfied with one ses-
sion and 1 person was very dissatisfied with one session. (These two responses were not the same session.)
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Open Comments about the sessions
Each evaluation form also included opportunity for open-ended comments. A sampling of comments is included

from each meeting.

Meeting 1: Question: What worked well during the meeting? Ans.
* Presentations
* Small group/round table discussion
* History and basic information
* Good interaction

Meeting 2: Question: What worked well during the meeting? Ans.
* Fun creating/planning things with the blocks
* Things were kept moving along
* Opportunity to ask questions and get answers

Meeting 3: Question: What worked well during the meeting: Ans.
* Developers were clear about what would work; good interaction and direction
 Coordination and communication of these meetings/workshops
* Pace of meeting
* Questions and answers
* Representations for the affecting organizations

Meeting 4: Question: What worked well during the meeting: Ans.
* Mediator kept us all on tract and moving forward
* Plenty of opportunity to speak and offer opinions
* Great listening
* Interaction and discussion
* Providing input

When asked how each meeting could have been improved, responses clustered around:
 Perhaps having session 3 precede session 2 — knowing in advance what developers thought might
have been helpful
* More and more diverse participation and translation
* Room logistics/maps
* More time, time management
* More background (more communication) and specifics on the whole project

Demoagraphics
Participants were asked how long they have lived or worked in the area. Of all respondents (count might include

duplicates) 2 indicated they had lived in Hopkins 1-3 years, 14 had lived in the area between 4-9 years, 7 be-
tween 10 and 19 years, and 16 more than 20 years.

Additional Comments
» Additional comments were invited on each evaluation form. A sampling of comments includes:
¢ This will all “come to naught” if SWLRT is no longer viable.
* Didn’t know what to expect, nice to get the community engaged
* Less rental, more office space
+ Keep inviting the public, listening to constituents,
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* Developers lacked imagination

* Space is good — and space is uncomfortable
* Good information

» Some presentations too long

Conclusion
The Corridor Development Initiative submits the attached Blake Road LRT Station Area Development
Guidelines to the Hopkins City Council and Planning Commission for their consideration.

Attachments:
A. Hopkins Blake Road LRT Station Area CDI Development Guidelines
B. Map of the study area (3 sites)
C. TOD: Transit and Community Building, presented by Lucy Ferguson Galbraith, TOD Director,
Metro Transit
D. Presentation by James Wisker, Minnehaha Creek Watershed District
E. Presentation by Meg Beekman, City of Hopkins
F. Southwest LRT Project overview, presented by Dan Pfeiffer, Metro Transit SWLRT Project Office
G. Summary of Small Group Discussions (Workshop I)
H. Block Exercise Summary Sheets (Workshop II)
I. Developer Panel Discussion Meeting Notes (Workshop I1II)
J. Evaluation summaries for each CDI workshop
K. Attendance list for the Hopkins Blake Road LRT Station Area CDI workshops
L. Overview of the Corridor Development Initiative
M. Announcement / publicity flyer for the Hopkins Blake Road LRT Station Area CDI workshops
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A. Hopkins Blake Road LRT Station Area CDI Develpment Guidelines
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Attachment B. Map of the study area (3 sites)

Hopkins Blake Road LRT Station Area

© OpenStreetMap (and) contributors, CC-BY-SA
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Attachment C. TOD: Transit and Community Building, presented by Lucy Ferguson
Galbraith, TOD Director, Metro Transit
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Attachment D. Presentation by James Wisker, Minnehaha Creek Watershed District
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Attachment E. Presentation by Meg Beekman, City of Hopkins
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Hopkins Blake Road LRT
Station Area

Corridor Development Initiative Workshop 1:

City Presentation
Meg Beekman, Community Development Coordinator
City of Hopkins
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Attachment F. Southwest LRT Project overview, presented by Dan Pfeiffer, Metro
Transit SWLRT Project Office
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Attachment G. Summary of Small Group Discussions (Workshop 1)
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Attachment H. Block Exercise Summary Sheets (Workshop I)
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Attachment |. Developer Panel Meeting Notes (Workshop Ill)
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Attachment J. Evaluation summaries for each CDI Workshop
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Attachment K. Attendance list for the Hopkins Blake Road LRT Station Area
CDI workshops
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Technical Team / Partners

Meg
Kathryn
Kim
James
Ann
Lucy
Gretchen
Barbara
Katie
Alan
Miranda
Tom
Tracy
Josh
Dan
Michael
Maureen
Gina
Beth
Carl
Ron

Beekman
Hanson
Koeppel
Wisker
Beuch
Galbraith
Nicholls
Raye
Thering
Arthur
Walker
Leighton
Kinney
Kinney
Marckel
Byrd
Michalski
Ciganik
Pfeifer
Runck
Mehl

City of Hopkins

Southwest LRT Project Office
Southwest LRT Project Office
Minnehaha Creek Watershed District
Blake Road Corridor Collaborative
Metro Transit

LISC / CDI

CPPP/CDI

Kage Imagery / CDI

Aeon

Aeon

facilitator

facilitator

sketcher

sketcher

sketcher

Schaefer Richardson

Aeon

The Cornerstone Group
Ryan Companies

Dominium
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TOTAL 8 14 11 5
OVERALL TOTAL 52 59 44 33
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Attachment L. Overview of the Corridor Development Initiative

Corridor Development Initiative

Overview

The Corridor Development Initiative (CDI), coordinated by the Twin Cities Local
Initiatives Support Corporation (LISC), is a proactive planning process to assist the planning
and development of mixed-use projects, including mixed income, higher density housing along major
corridors, with access to transportation options, retail amenities, parks, and job opportunities. CDI
fosters an exciting partnership among neighborhoods, city government, and a technical team of
development consultants, design experts, and facilitators to connect market opportunities with
neighborhood and city goals and raises the level of dialogue around redevelopment issues. In 2007
the Corridor Development Initiative received the American Planning Association’s National
Planning Excellence Award for a Grassroots Initiative.

“The Initiative shows the importance of getting residents meaningfully engaged in shaping the
future of their neighborhoods,” said APA Awards Jury Chair Carol Rhea, AICP. “Any
community looking for a new way to resolve controversial neighborhood redevelopment and
infill issues should consider using this as a model,” she said.

The heart of the program involves an interactive block exercise facilitated by a neutral team of
design and development experts from the Initiative’s technical team. Through this hands-on
educational workshop residents, neighborhood leaders, and other participants develop their
own housing or mixed-use development proposals and test them to see whether they are
financially viable. As a result, participants learn about cost factors and other considerations
developers must address when putting together a proposal.

“The Corridor Development Initiative pulls citizens out of the reactionary role that they play in
community development decisions, and into a proactive role where they play an active part in
directing development for their community,” said Gretchen Nicholls, Program Officer at Twin
Cities LISC and Corridor Development Initiative Coordinator. “It models a new way to engage
cities and communities by raising the level of dialogue around redevelopment issues, and setting
the stage for future development. People come to realize how density and affordable housing
become tools for creating a viable development project,” she said.

Through the Initiative’s consensus approach, said Minneapolis Mayor R.T. Rybak, citizen energy
is harnessed “to build communities far stronger than anything government can do alone.” The

Corridor Development Initiative is used in both urban and suburban cities throughout the Twin
Cities metropolitan area, and is being replicated in other cities nationally.

For more information contact:

Gretchen Nicholls

Twin Cities LISC / Corridor Development Initiative
651-265-2280

gnicholls@lisc.org
Videos and testimonials are available at: www.cor’ridordevelopment.org
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Attachment M. Announcement / publicity flyer for the Hopkins Blake Road
LRT Station Area workshops

Join us in guiding the future redevelopment of the

Blake Road LRT Station Area!

The Blake Road Corridor Collaborative and the City
of Hopkins invites you to an exciting conversation

to guide the redevelopment of the Blake Road LRT
Station Area. With support from a team of design
and development experts, community members will
participate in a series of workshops to explore what’s

possible for this area.

Sponsored by the

Blake Road Corridor Collaborative
City of Hopkins

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, accommodations for
disabilities or language interpretation.

For more information, contact:

Meg Beekman, City of Hopkins at 952-548-6343
or mbeekman@hopkinsmn.com
Gretchen Nicholls, Twin Cities LISC
at 651-265-2280 or gnicholls@lisc.org

www.hopkinsmn.com

Summary Report and Final Recommendations
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Mark your calendars!
We encourage participants to attend all four events

All events are free and open to the public and will be held at:
Blake School (Middle School Library)
110 Blake Road South, Hopkins, MN 55343

Workshop I: Gather Information

Monday, April 6, 2015, 6:00 - 8:00 pm

What is important and unique about the Blake Road
LRT Station Area? What are the concerns about
future development, and what can be achieved through
development?

Workshop lI: Development Opportunities -- The
Block Exercise Monday, April 20,2015, 6:00-8:00 pm
Join your neighbors in an interactive workshop to create
feasible development scenarios for Blake Road LRT Station
Area. Design and development experts will be on hand to
share ideas and insights.

Workshop lll: Developer Discussion

Monday, May 4, 2015, 6:00 - 8:00 pm

Explore the opportunities and challenges of development
with a panel of developers and market consultants to build
a strategic road map for the future of the Blake Road LRT
Station Area.

Workshop IV: Framing Recommendations

Monday, May 18,2015, 6:00-8:00 pm

Contribute to the creation of development recommendations
for the Blake Road LRT Station Area, which will be submitted
to the City Council and Planning Commission.

| www.telisc.org/cdi




