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INTRODUCTION

McComb Group, Ltd. was engaged by the City of Brooklyn Center to conduct market research
and development consulting for the Opportunity Area. The objective of this engagement was to
identify residential market demand that capitalizes on the Opportunity Area’s inherent attributes,
encourages redevelopment, and restores its economic vitality. Work tasks conducted as part of
this engagement are summarized below.

¢ Land uses within the Opportunity Area were identified and evaluated. This evaluation
identified and quantified the current amount of office, retail, and other uses located
within the study area and square feet of space contained in existing buildings.
Information that was collected included: land and building area, assessor’s land and
building value, and property taxes.

¢ Business establishments within the Opportunity Area were identified and categorized by
type. The Opportunity Area evaluation included: access, visibility, and relationship to
nearby activity centers and assets. Traffic counts in and around the study area were
collected and analyzed. This task established baseline data on each property for future
use.

¢ Competitive housing developments in Brooklyn Center were identified including number
of units, unit mix and size, rental rate, occupancy, unit features, building amenities, year
built, and recent renovations.

¢ Building managers and/or leasing agents were interviewed to determine tenant
characteristics, who is looking for apartments, and other information pertaining to the
study.

¢ McComb Group maintains a proprietary database of historic residential growth trends in
eight metropolitan area growth corridors for 1970 through 2011. Brooklyn Center is
located in the 1-94 growth corridor, which extends from Minneapolis to Clearwater along
1-94. This model demonstrates that annual households increase in each corridor, as a
percent of overall Metropolitan Area growth (market share), and tends to be relatively
consistent over time, even though the absolute number of households will vary from year
to year. This model was used to demonstrate how Brooklyn Center can accommodate I-
94 growth corridor housing potential in the Opportunity Area when land is available for
development.

¢ Historic residential building permits in Brooklyn Center and the 1-94 and North
Metropolitan Area submarkets were analyzed to determine trends in number and types of
permits issued.

¢ The draw area for housing in the Opportunity Area was delineated based on growth
corridor analysis and McComb Group experience. Draw area growth trends in
population, households, employment, and household income were analyzed.
Demographic trends and characteristics were compared for Brooklyn Center, the draw



area, and the Seven-County Metropolitan Area. Other characteristics that were evaluated
include age distribution, household income by householder, and tenure by age and
household income.

¢ Future housing demand in the Opportunity Area was identified. Detailed short-term
estimates were prepared for the period 2015 to 2025 and include number of units and
type, size, market orientation, market rental rates, sales prices, unit features, and building
amenities. Market demand was allocated to the Opportunity Area by type of product.
Less detailed longer term estimates were prepared for the period 2025 to 2035. The types
of housing addressed include market rate general occupancy, affordable, and workforce
housing, and the potential for future for-sale housing. Senior housing was addressed
including affordable and market rate independent household, congregate, assisted living,
and memory care.

¢ Based on the results of the above market research tasks, recommendations for the next
steps were formulated.

This report contains the primary information needed to support the principal conclusions.
However, in a report of this nature, it is not possible to include all of the information that was
developed and evaluated. Any additional information will be furnished upon request.

Report Purpose

This report was prepared in accordance with our proposal dated December 14, 2012. This report
was prepared with the understanding that the results of our work will be used by the client to
identify market demand for housing in the Opportunity Area. Our report was prepared for that
purpose and is subject to the following qualifications:

e Our analysis did not ascertain the legal and regulatory requirements applicable to this
project including zoning, other state, and local government regulations, permits, and
licenses. No effort was made to determine the possible effect on the proposed project
of present or future federal, state, or local legislation, or any environmental or
ecological matters.

e Our report and analysis was based on estimates, assumptions and other information
developed from research of the market, knowledge of the industry and discussions
with the client. Some assumptions inevitably will not materialize and unanticipated
events and circumstances may occur; therefore, actual results achieved will vary from
the analysis.

e Our analysis did not evaluate management’s effectiveness nor are we responsible for
future marketing efforts and other management actions upon which actual results are
dependent.

Our report is intended solely for the purpose described above and should not be used for any

other purpose without our prior written permission. Permission for other use of the report will be
granted only upon meeting company standards for the proposed use.

vi



Chapter |
BROOKLYN CENTER OPPORTUNITY AREA

Brooklyn Center is a first ring suburb located about eight miles northwest of Downtown
Minneapolis that experienced its greatest growth from 1950 to 1970. Brooklyn Center is a
regional center for consumer, business, hospitality, and medical services. Centrally located
within the Twin Cities metro area, Brooklyn Center has easy access to Highways 100, 252, 169,
and Interstates 35W and 94/694. Its convenient location on 1-94 and Highway 100 and proximity
to Minneapolis and St. Paul makes Brooklyn Center an attractive residential and commercial
location.

The Opportunity Area, shown in green on Map 1-1, is located in the center of Brooklyn Center
and encompasses approximately 83 acres. The Opportunity Area includes fourteen parcels
located south of Summit Drive North, west of Highway 100, north of Bass Lake Road (County
Road 10) and east of Shingle Creek Parkway.

Map 1-1
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Greater Brookdale

The Opportunity Area is a major component in the Greater Brookdale area, a mixed-use area that
includes a varied mix of retail, office, educational, medical, hospitality, residential, and civic
uses. The area to the south and west of the Opportunity Area is a redeveloping retail area
anchored by Cub Foods and Shingle Creek Crossing, a new shopping center including Sears,
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Kohl’s, and Walmart Supercenter. The area west of Shingle Creek Parkway includes Centennial
Park, Hennepin County Regional Government Center and Library, Crest Apartments, and
Brooklyn Center City Hall and Community Center. Shingle Creek winds its way through this
area on a southerly path. Shingle Creek Trail, part of the North Hennepin Regional Trail
Corridor, follows Shingle Creek in the vicinity of the Opportunity Area and extends from Elm
Creek Park to Theodore Wirth Park in Minneapolis.

North of the Opportunity Area is a mixed-use area that includes a variety of uses including five
office buildings, Embassy Suites hotel, Earle Brown Conference Center, ITT Technical Institute,
Park Nicollet Clinic, and two senior housing communities. Highway 100 forms the eastern
boundary of the Greater Brookdale Area.

Opportunity Area

The Opportunity Area was once a thriving retail area; however, many of these buildings are
victims of the changing locational needs of retailers. Other uses, such Minnesota School of
Business, Fairview Dental and Shingle Creek Center, shadow anchored by Target, appear to be
economically viable. The balance of the Opportunity Area consists of obsolete retail buildings
with a high level of vacancy. These obsolete land uses contain 75 percent of the Opportunity
Area’s land area and represent one of the Metropolitan Area’s largest urban infill sites.

The Opportunity Area is divided into three areas: Southern, Eastern, and Northern portions. The
southern portion of the Opportunity Area is anchored by Brookdale Square, the eastern portion
contains a former K-Mart building, and the northern portion is anchored by Target and Shingle
Creek Center. These three opportunity areas are described below.

Southern Opportunity Area

The southern portion of Brooklyn Center’s Opportunity Area, as shown in Figure 1-1, is the
largest of the three areas. In total, it includes eight parcels and covers over 47 acres. It is bound
by Bass Lake Road/County Road 10 on the south, John Martin Drive on the east and northeast,
and Shingle Creek Parkway on the west/northwest.

This portion of the Opportunity Area contains eight parcels with 47.36 acres with an assessed
value of $17.4 million, as shown in Table 1-1. The largest parcel is Brookdale Square consisting
23.2 acres. Currently this parcel has five tenants: a cabinet company, Pep Boys in the shopping
center, and a cinema, restaurant, and event center on out parcels. The vacant Brookdale Ford
parcel (owned by the City of Brooklyn Center) sits on 8.62 acres and is the second largest parcel
in the southern portion of the Opportunity Area. The assessed value of these two major parcels
is $6.78 per square foot. Minnesota School of Business, with a 7.98 acre parcel is half occupied.
Of five other parcels less than two acres in size, two are vacant and the other three contain only
four tenants. The other parcels, excluding Minnesota School of Business and Health Partners,
have an average assessed value of $12.48 per square foot.
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Figure 1-1
OPPORTUNITY AREA -- SOUTHERN PORTION
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Table 1-1
BROOKLYN CENTER OPPORTUNITY AREA

Building Assessed
Area/Parcel Acres Square Feet Value
South
Brookdale Ford 8.62 N/A $ 4,100,000
Brookdale Square 23.20 189,200 5,400,000
Mn. School of Business 7.98 71,989 3,160,000
Jani King 1.83 11,822 896,800
Tires + King Buffet 1.36 12,000 1,050,000
Golden Value Foods 1.60 8,261 705,000
Perkins 1.18 5,400 593,000
Health Partners 1.59 14,442 1,500,000
Subtotal 47.36 313,114 $ 17,404,800
East
Former K-M art 11.89 116,286 $ 2,400,000
Davanni's 0.89 3,739 575,000
Subtotal 12.78 120,025 $ 2,975,000
North
Target 9.02 117,058 $ 9,020,000
Inland Ryan 2.81 33,094 2,695,000
Best Buy 5.38 52,920 1,850,000
Brookview Plaza 6.46 69,459 3,050,000
Subtotal 23.67 272,531 $ 16,615,000
Total 83.81 705,670 $ 36,994,800

N/A: Notapplicable.
Source: Brooklyn Center Assessorand McComb Group, Ltd.
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Eastern Opportunity Area

The Eastern portion of the Opportunity Area, shown in Figure 1-2, is the smallest of the three
areas. It contains two parcels and covers 12.78 acres, as shown in Table 1-1. It is bounded by
Highway 100 on the southeast, Summit Drive on the east, Earle Brown Drive on the north, and
John Martin Drive on the west. This portion of the Opportunity Area includes an 116,286 square
foot former K-Mart building. Tenants in this building include Slumberland Clearance Center,
Big Lots, and a dollar store. There is one large vacant space. Davanni’s restaurant is located on
an out parcel in the northeast corner of the site with a 3,739 square feet building on 0.89 acres.
The assessed value of these two parcels is $5.34 per square foot.

Figure 1-2
OPPORTUNITY AREA -- EASTERN PORTION
Brooklyn Center | . T _

Opportunity Area —
Eastern Portion
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Northern Opportunity Area

The Northern portion of Brooklyn Center’s Opportunity Area, as shown in Figure 1-3, contains
four parcels on over 23 acres of land, as shown in Table 1-1. It is bound by Earle Brown Drive
on the southeast, John Martin Drive on the southwest, Summit Drive on the north, and Shingle
Creek Parkway on the west. This portion of the Opportunity Area includes Shingle Creek
Center, shadow anchored by Target with over 15 retail tenants, a vacant Best Buy building, and
Brookview Plaza (70,000 square feet) with only one tenant--Brown College. Shingle Creek
Center is not included in the proposed redevelopment area. The other two parcels have an
assessed value of $9.50 per square foot.

Figure 1-3
OPPORTUNITY AREA -- NORTHERN PORTION
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Source: City of Brolyn Center

Regional Access

Brooklyn Center has excellent access from the regional freeway system. Primary access to
Brooklyn Center is via 1-94/694 (east/west and south), Highway 100 (south), and Highway 252
(north). Highway 100 is a six lane freeway providing convenient accessibility from the western
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first-ring suburbs; it connects to major transportation arteries such as CSAH-81 in Robbinsdale,
TH-55 in Golden Valley, 1-394 and TH-7 in St. Louis Park, TH-62 in Edina and [-494 in
Bloomington. Interstate [-94/694 provides access from the east and west, while I-94 provides
direct access to downtown Minneapolis. [-694 is also the major Mississippi River Crossing for
Brooklyn Center. Highway 252 is six lane limited access expressway from Highway 610, which
is a major river crossing providing connection to communities east of the Mississippi River.

Traffic Counts

Highway 100 and 1-94/694 both provide convenient access to Brooklyn Center, while at the
same time accommodating commuters in the northern suburbs. As shown in Table 1-2, Interstate
94/694, west of Shingle Creek Parkway, carried 128,000 daily trips in 2010, down from the
previous four years. Highway 100 carried 64,000 daily trips in 2010, down from 66,000 in 2008.
These are the highest traffic counts in Brooklyn Center.

Table 1-2
BROOKLYN CENTER TRAFFIC COUNTS

1999 2001 2003 2005 2007 2009 2011
1-694 West of Shingle Creek Pkwy 129,000 130,000 118,000 ** 120,000 ** 133,000 " 131,000 *® 128,000
TH-100 47,500 46,000 46,500 ' 45,000 * 56,000 *° 66,000 *® 64,000 "°
Shingle Creek Parkway
North of 1-694 20,500 18,400 19,400 20,200 21,400 NA 21,700
South of 1-694 17,500 18,000 17,200 20,900 17,200 NA 13,500
North of Bass Lake Rd 14,500 13,800 13,300 13,700 12,100 NA 8,900
Summit Drive East of Shingle Creek Pkwy 8,900 4,000 7,300 8,200 7,400 NA 6,000
Summit Dr North of TH-100 4,000 9,300 3,800 4,250 3,750 NA 7,800
John Martin Dr 6,200 5,100 3,000 6,000 4,700 NA 4,850
Earle Brown Dr 4,000 5,300 3,600 3,500 2,950 NA 2,750
Bass Lake Road
West of Shingle Creek Pkwy 13,000 14,700 16,200 20,200 18,700 17,000 16,100
East of Shingle Creek Pkwy 15,100 17,200 17,900 15,000 16,000 12,100 11,400
East of TH-100 12,600 13,700 13,900 14,200 14,000 13,000 14,200
Brooklyn Boulevard
North of I-694 39,800 40,500 41,000 42,600 40,700 37,000 39,000
South of 1-694 21,200 23,200 23,400 22,900 23,100 22,500 23,600
North of Bass Lake Rd 21,200 23,200 23,400 22,900 23,100 22,500 23,700
South of Bass Lake Rd 20,900 21,600 23,500 22,300 22,200 20,500 23,700

NA: Not availble.
Source: Minnesota Department of Transportation.

Traffic counts around the Opportunity Area, in general, have fluctuated in sync with retail
activity within the area. For example, Shingle Creek Parkway (south of 1-694), average daily
traffic count in 1999 was 17,500 in 1999, increased to over 20,000 in 2005 and since then has
declined to 13,500 trips per day in 2011, as Brookdale Center was experiencing it’s transition.
Shingle Creek Parkway, north of Bass Lake Road has also experienced declines in daily trips
since 1999 when they had 14,500 average daily trips, dropping to 8,900 average daily trips in
2011.

Traffic counts within the Opportunity Area, in general, have declined except for Summit Drive,

north of TH-100, which has seen an increase from 4,000 trips in 1999 to 7,800 trips in 2011.
Summit Drive east of Shingle Creek Parkway started to decline after 2005, when they went from
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8,200 trips to 6,000 trips in 2011. John Martin Drive and Earle Brown Drive have experienced
similar declines between 1999 and 2011.

Bass Lake Road (CASH 10) runs east/west through Brooklyn Center and is located at the
southern boundary of the Opportunity Area. This road serves local traffic and, in general, has
experienced decreasing traffic counts. Average daily trips were as high as 20,200 in 2005 for
Bass Lake Road west of Shingle Creek Parkway and since then, have decreased to 16,100 in
2011. Bass Lake Road east of Shingle Creek Parkway has seen decreased trips since 2007 when
they had 16,000 trips to 11,400 trips in 2011. Bass Lake Road, east of TH-100 average daily
trips have stayed relatively stable since 2005, with 14,200 trips.

Traffic counts on Brooklyn Boulevard had been increasing prior to 2003. By 2005, average
daily trips decreased along Brooklyn Boulevard, except for the portion north of 1-694. The
period between 2005 and 2009 shows decreased trips for all sections of Brooklyn Boulevard.
However, in 2011, average daily trips increased in all segments. Brooklyn Boulevard, north of I-
694, traffic counts increased from 37,000 in 2009 to 39,000 by 2011, the segment of Brooklyn
Boulevard south of [-694 increased by 2,400 average daily trips during the same time. Brooklyn
Boulevard, north of Bass Lake Road increased from 22,500 trips in 2009 to 23,700 in 2011 and
the segment of Brooklyn Boulevard south of Bass Lake Road increased from 20,500 trips in
2009 to 23,700 trips in 2011.

Traffic counts in the Opportunity Area have generally declined as retail activity slowed. This

indicates that these streets have the capacity to accommodate traffic generated by new
development.
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Chapter 11
BROOKLYN CENTER COMPETITIVE APARTMENTS

Brooklyn Center has numerous apartment buildings located throughout the city. Apartments
range in age from the early fifties to early eighties, providing the City with over 2,992 apartment
units. Brooklyn Center has 70 apartment buildings including 57 general occupancy buildings,
eight low and moderate income buildings, and five senior housing facilities. General occupancy
buildings with more than 50 units, low and moderate income, and senior buildings are shown on
Map 2-1. General occupancy and low and moderate income buildings are dispersed throughout
the City. Senior buildings are located northeast of the Opportunity Area on either side of
Highway 100, except for Marantha Place, which is in the northwest area north of 1-94.

Map 2-1
BROOKLYN CENTER APARTMENTS
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Large General Occupancy Apartments

General occupancy apartment communities with 50 or more units are contained in Table 2-1.
These 17 buildings contain 2,148 units or 84 percent of the general occupancy units. Over 60
percent of these buildings (1,450 units) were constructed between 1967 and 1969. Between 1971
and 1973, four apartment buildings were built in Brooklyn Center containing 380 units. Since
1973, there have been no general occupancy apartment communities built in Brooklyn Center
with over 50 units. Ninety-eight percent of Brooklyn Center’s general occupancy apartment
units are over 40 years old.
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Several of Brooklyn Center’s larger apartment communities have upgraded their apartments
and/or common area facilities, as shown below.

e Carrington Drive recently completed renovation of its main common areas including
new fencing, areas around the pool, hallways, and landings.

e Twin Lakes Manor has new owners who are renovating the property including some
unit upgrades.

e Twin Lakes North went through a major renovation three years ago and is continuing
with minor upgrades as units turn over.

e (Gateway Commons’ new owners have completely renovated the property inside and
out.

e Melrose Gates has been upgrading units as tenants move out adding color to walls
and cherry wood flooring.

These renovations have increased the marketability of these properties and are reflected in
current asking rents.

Table 2-1

BROOKLYN CENTER MARKET RATE APARTMENT COMMUNITIES
BUILDINGS WITH MORE THAN 50 UNITS

Year Bedrooms
Id Name Built Units Studio One Two Three
11 Riverwood Estates 1962 84 - 63 21 -

5 Granite Peaks 1963* 54 4 17 32 1

6 Carrington Drive 1965 128 4 84 40 -

1 Twin Lake M anor 1967 310 2 308 - -
10 Georgetown Townhomes 1967 92 - - - 92
29 Brookside M anor 1968 90 - - 90 -

2 Twin Lake North 1968 279 - 69 210 -

3  Gateway Commons 1968 252 2 102 148 -
30 Sterling Square 1968 52 - 12 40 -

4 Melrose Gates 1969 217 - 95 122 -

9 The Pines 1969 102 - 66 36 -
13 Willow Lane 1969 58 - 36 22 -

15 Brookdale Towers 1969 50 - 8 42 -

7 River Glen 1971 128 - 34 94 -

8 Earle Brown Farm Apartments 1971 120 - 60 60 -
12 Evergreen Park M anor 1972 80 - 21 56 3
14 Marvin Gardens Apartments 1973 52 - - 34 18

2,148 12 975 1,047 114

*Renovated 2012.
Source: Cityof Brooklyn Center and McComb Group, Ltd.

Unit distribution, shown on Table 2-1, indicates that two bedroom units represent 49 percent of
the units, followed by one bedroom units at 45 percent. Three bedroom units account for five
percent, and studio units are negligible.

Unit size for the larger general occupancy apartment communities are contained in Table 2-2.
Only three properties have studio units, which range in size from 550 to 650 square feet which is
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above average for studio units. One bedroom units generally range from 700 to 800 square feet
in size. Units below 700 square feet tend to be small. Brookdale Towers has large units--1,000
square feet for a one bedroom. There is a wide range of two bedroom sizes ranging from 800 to
1,600 square feet. Three bedroom units range from 1,100 to 1,900 square feet.

Table 2-2

BROOKLYN CENTER MARKET RATE APARTMENT COMMUNITIES
UNIT SIZES AS OF 3/29/13

Square Feet

One Two Three
Id Name Studio Bedroom Bedroom Bedroom
11 Riverwood Estates 650 800
5 Granite Peaks* 650 750 850
6 Carrington Drive 550 700 900
1 Twin Lake M anor 700-800
29 Brookside M anor 950-975
2 Twin Lake North 810 920-1,065
3 Gateway Commons 621 785 845-1,031
30 Sterling Square 700 850
4 Melrose Gates 750 950-1,050
9 The Pines 676-793 877-1,024
13  Willow Lane 800 1,000
15 Brookdale Towers 1,000 1,250-1,300
7 River Glen 612 960 1,200
8 Earle Brown Farm Apartments 800 1,000
12 Evergreen Park M anor 750 970-1,050 1,100
14 Marvin Gardens Apartments 1,035-1,600 1,300-1,900

*Renovated 2012.
Source: Cityof Brooklyn Centerand McComb Group, Ltd.

Monthly rent and rent per square foot for large general occupancy apartment communities are
contained in Table 2-3.

Table 2-3

BROOKLYN CENTER MARKET RATE APARTMENT COMMUNITIES
COMPETITIVE RENTAL RATES AS OF 3/29/13

Rent Rent Per Sq. Ft.
One Two Three One Two Three
1d Name Studio Bedroom Bedroom Bedroom Studio Bedroom Bedroom Bedroom

11 Riverwood Estates $630-$650 $750-$775 $0.97-$1.00  $0.94-$0.97

5 Granite Peaks* $649 $749 $879 $1.00 $1.00 $1.03

6 Carrington Drive $570-590  $660-$690 $760-$790 $1.04-1.07  $0.94-30.99  $0.84-$0.88

1 Twin Lake M anor $649-$699 $0.87-$0.93
29 Brookside M anor $685-$760 $0.72-$0.78

2 Twin Lake North $750 $775-$989 $0.93 $0.84-50.93

3 Gateway Commons $600 $725-$775 $825-$925 $0.97 $0.92-50.99  $0.90-$0.98
30 Sterling Square $625-$700 $750-$800 $0.89-$1.00  $0.88-$0.94

4 Melrose Gates $699-$749 $829-$949 $0.93-$1.00  $0.87-$0.90

9 The Pines $649 $769 $0.82-30.96  $0.75-$0.88
13 Willow Lane $650 $850 $0.81 $0.85
15 Brookdale Towers $729-$749 $859-$909 $0.73-30.75  $0.69-$0.70

7 River Glen $700 $820-$840 $990 $1.14 $0.85-$0.88 $0.83

8 Earle Brown Farm Apartments $599-$630  $730-$825 $0.75-$0.79  $0.73-$0.83
12 Evergreen Park Manor $579-$625 $800-$900  $1,000-$1,050 $0.77-$0.83  $0.82-$0.86  $0.91-$0.95
14 Marvin Gardens Apartments $950-$1,100 $1,200 $0.69-$0.92  $0.63-$0.92

*Renovated 2012.
Source: Cityof Brooklyn Center and McComb Group, Ltd.

These rents are representative of the Brooklyn Center market in 2013. Granite Peaks is one of
the oldest apartments, but has recently been renovated, which is reflected in the higher rents,
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some of the highest in Brooklyn Center. Granite Peaks studio and one bedroom apartments rent
for $649 and $749, respectively, or about $1.00 a square foot. Their two bedroom units rent for
$879 a month, or $1.03 per square foot. On the lower end, Brookdale Towers, rental rates for
one bedroom units run between $729 and $749 a month and their two bedroom units, between
$859 and $909 per month, which equates to $0.73 to $0.75 per square foot for one bedrooms and
$0.69 to $0.70 per square foot for two bedrooms.

Apartment unit features in each of the general occupancy properties are shown in Table 2-4. The
number of unit features includes those found in apartment buildings that have been built in the
last five years and illustrate how these units are different from older buildings. This table was
compiled based on information on websites and past interviews with building management, and
may not include all unit features in some cases. The most common features in these properties
are central laundry facilities, a dishwasher, and a patio/balcony. The newly renovated Granite
Peaks offers the most unit features. In general, the unit features are consistent with buildings that
are 40 or more years old.

Brooklyn Center apartment buildings offer a variety of building and recreational amenities, as
shown in Table 2-5. In general, the larger apartment communities can offer a wider range of
amenities. These include pool, fitness center, and sauna. Parking is generally a combination of
garages and surface spaces. For the most part, these buildings offer only the basics and do not
have amenities that are comparable to apartments built within the last five years.

Apartment Managers/Leasing Agents Interviews

Seven Brooklyn Center apartment managers/leasing agents were interviewed to determine tenant
characteristics, apartment seeker characteristics, tenure of renters, and future renovation plans.
Four respondents out of seven said that their facilities had more families than singles or seniors,
these buildings included Gateway Commons, Melrose Gates, River Glen, and The Pines. Twin
Lakes North has a high number of seniors (a carryover from when the building was exclusively
senior housing), with a growing number diverse mix of families and singles. Twin Lakes Manor
only provides one-bedroom units, and therefore has mostly single tenancy. Carrington Drive
thought they had a good mixture of tenants, from families to singles to seniors. This suggests
that Brooklyn Center larger apartment complexes serve a variety of residents, with a larger
proportion of families.

Leasing agent interviews could not identify a definable apartment seeker characteristic. Leasing
agents agreed that apartment seekers typically are looking to fulfill certain needs; i.e. low rent,
on bus line, location, Section 8, etc. The apartment seekers also do not share why they are
looking for an apartment, just what they are looking for.

For the most part, the tenants in these large apartment complexes tend to stay in the same unit for
a number of years. Five out of the seven leasing agents interviewed mentioned that they are able
to maintain a good base of renters for years, calling them long-term tenants, in some cases they
have renters that have lived there for over 20 years.

Apartment building renovation was top of mind for most of the leasing agents. Recent major
renovations include: Twin Lakes North, Gateway Commons, and Twin Lakes Manor (underway
now). Minor renovations have been done at Melrose Gates, River Glen, and Carrington Drive
(common areas). The Pines has not done any renovations lately, nor do they have any planned in
the near future.
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