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BACKGROUND 1 

At the 2012 Annual Joint Meeting between the City Council and the Roseville Housing and 2 

Redevelopment Authority (RHRA), it was decided that the two bodies should meet more 3 

frequently, perhaps quarterly, given the expanded work plan the RHRA has undertaken from its 4 

approved strategic plan. Therefore, the RHRA Board and staff would like to give the City 5 

Council an update on some of the projects.  6 

 7 

Dale Street Fire Station 8 

As the City Council is aware, the Roseville HRA owns the approximately 2 acres at the corner of 9 

Dale St. and Cope Ave. and has entered into a memorandum of understanding with the City to 10 

purchase the Dale Street Fire Station once it is vacated.   11 

The public participation phase of the Corridor Development Initiative (CDI) was held in April 12 

and May.  Gretchen Nicolls will be at the joint meeting to discuss the process and present the 13 

redevelopment guidelines recommended by  the community.    14 

 15 

Comprehensive Multi-Family Housing Needs Analysis 16 

Maxfield research completed an updated comprehensive multi-family housing needs analysis 17 

and presented the report to the RHRA on May 21, 2013.   The report’s conclusion and 18 

recommendation section has been attached for the Council and RHRA for discussion; 19 

specifically the City Priority portion should be discussed.    20 

 21 

 22 

Prepared by:  Jeanne Kelsey, Acting RHRA Executive Director  (651) 792-7086 

 
Attachments: A: CDI Summary Report and Recommendations 
 B: Conclusion and Recommendation from Comprehensive Multi-Family Housing Needs 

Analysis 



Corridor Development Initiative
Summary Report and Development Guidelines

July 2013

 
Sponsored by:

The RHRA and Twin Cities LISC/Corridor Development Initiative
Funding provided by the McKnight Foundation and RHRA

Roseville: Dale Street Fire Station Site
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Introduction
The Twin Cities Local Initiatives Support Corporations (TC LISC) / Corridor Development Initiative (CDI) 
was enlisted by the Roseville Housing Redevelopment Authority (HRA) to facilitate a series of four community 
workshops between April and May, 2013, to: 

• Engage community members to explore scenarios for the redevelopment of the Dale Street Fire 
Station site, and provide recommendations that will be presented to the Roseville City Council and 
HRA.

• Demonstrate a methodology for strengthening community engagement to inform and guide 
redevelopment sites that are controlled by the Roseville HRA.

The Roseville Dale Street Fire Station Corridor Development Initiative was provided through funding by 
the Roseville HRA, which leveraged additional funding from Twin Cities LISC (provided by the McKnight 
Foundation).

Overview of the Corridor Development Initiative Process:
The Corridor Development Initiative consisted of four community workshops.  Approximately 120 community 
members attended the workshops, aimed at:

•	Gathering community input on shared values for the area, 
•	Exploring development scenarios to identify feasible redevelopment options for the site, 
•	Establishing development guidelines that address the challenges and opportunities of the site, and
•	Building community consensus around development goals.
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The process involved a technical team of facilitators, designers, developers, and city staff to inform and support 
participants as they explored ideas.  Resulting from the process was an increased confidence by participants 
about possible guidelines that could be requested of a developer to enhance the area for future and current 
residents.  The purpose of the CDI process is to identify a range of development options that meet community 
goals and market viability, rather than landing on one specific development direction or product.  

Advisory Group
An Advisory Group was established to guide the Dale Street Fire Station Corridor Development Initiative 
work plan and community outreach, oversee the community workshop process, and review the final 
recommendations.  The objective was to include a variety of perspectives that would inform the design of the 
process and key issues that needed to be addressed, and to provide a range of interests as they relate to the Dale 
Street Fire Station.  The Advisory Group met prior to, during, and after the conclusion of the CDI process.  
Members included:

• Tammy McGhee (City Council Member)
• Jason Etten (City Council Member)
• Dean Maschka (HRA Chair)
• Vicki Lee (HRA Commissioner)
• Ken Hartman (resident)
• Dan Maser (King of Kings Church) 
• William Majerus (resident)
• Fred O’Neil (previous property owner)
• Pat Trudgeon (city staff)
• Jeanne Kelsey (city staff)
• Barbara Raye (CDI facilitator)
• Gretchen Nicholls (CDI coordinator)

Above: Photos of the context surrounding the Dale Street Fire Station site.
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Community Outreach
A variety of methods were used to notify the community about the Dale Street Fire Station Corridor 
Development Initiative workshops.  Information about the public workshops was distributed through:

•	A direct mailing of 600 “Save the Date” postcards announcing the series of workshops
•	An article in the city newspaper announcing the workshop series dates (distributed citywide)
•	100 flyers dropped door to door in the Dale Street Fire Station area.
•	The City of Roseville web site

Additional outreach was provided to community organizations (e.g. King of Kings Church).  Childcare 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 (as provided).

CDI Community Workshops
Community members are invited to attend a series of community workshops to explore redevelopment options 
for the three (3) acre site.  Attendance at all four workshops was suggested and encouraged:

Above: Save the Date postcard that was mailed to residents.
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Workshop I: Gathering Information
Thursday, April 11
6:30 – 8:30 pm
King of Kings, 2330 Dale Street
What has been learned about current housing needs in the community?  What are the concerns about future 
development, and what do we want to achieve?

Guest presenters: 
•	 Todd Rhoades, Cermak Rhoades Architects
•	 Pat Trudgeon, Roseville Community Development Director

Workshop II: Development Scenarios – The Block Exercise
Thursday, April 25
6:30 – 8:30 pm
King of Kings, 2330 Dale Street 
Join your neighbors in an interactive workshop to create feasible development scenarios for the Dale Street Fire 
Station site.  Design and development experts will be on hand to share ideas and insights.

Workshop III: Developer Panel 
Tuesday, May 14
6:30 – 8:30 pm
King of Kings, 2330 Dale Street 
Explore development opportunities and challenges with a panel of developers, market consultant and city 
representatives to build a strategic road map for the future of Dale Street Fire Station.

Panelists included:

Above: Attendees during Workshop II.
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•	 Mary Bujold, Maxfield Research
•	 Larry Fonnest, Dunn Brothers Coffee 
•	 Ron Mehl, Dominium, Inc.

Additional panelists presented at Workshop IV:
•	 Andrew Hughes, Sherman Associates
•	 Bill Buelow, Greater Metropolitan Housing Corporation

Workshop IV: Framing the Recommendations 
Tuesday, May 28
6:30 – 8:30 pm
King of Kings, 2330 Dale Street 
Contribute to the creation of development recommendations for Dale Street Fire Station site, which will be 
submitted to the RHRA and City Council.

Write-ups and notes from each of the workshops are attached in the addendum.

Final Recommendations
The CDI process culminated with final recommendations to the Roseville HRA for redevelopment guidelines 
for the Dale Street Fire Station, which reflected a consensus of the participants attending the final workshop.  
The Dale Street Fire Station CDI recommendations will be formally presented at a joint meeting of the 
Roseville City Council and HRA on July 1, 2013, for their consideration.

Above: Photos of participants during Wokshop II. 
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Roseville Dale Street Fire Station: Why the Corridor Development Initiative?
When the Roseville HRA embarked on acquiring additional parcels surrounding the Dale Street Fire Station to 
configure a larger redevelopment site, they were committed to identifying a way to engage the community in a 
meaningful way to inform redevelopment goals.  City staff identified the Corridor Development Initiative as a 
potential methodology for achieving that.  City Council Members, HRA Commissioners, and city staff exhibited 
a strong commitment to fully exploring “a new way of doing business” by engaging the community at the front 
end, before an actual development proposal is presented.  By engaging the community to articulate their values 
and concerns, and offering the opportunity to participate in the creative problem solving of responding to those 
values while maintaining a financially feasible project, the City and HRA gathered insights from the CDI model 
that will inform their future approach.  

Evaluation of the CDI Process
After each community workshop CDI gathers feedback from participants about the process, which allows the 
Advisory Group to see what’s working well or make mid-course adjustments for what is not.  The feedback 
offers important insights into what the participants are learning, and what additional information they would 
like to have to inform the conversation.  

Both open-ended and ranking questions were used to determine the effectiveness of each session in meeting its 
goals as well as the level of support that participants had in the final recommendations.

The number of completed feedback forms varied from workshop to workshop and ranged in number from a low 
of 7 (Block exercise) to a high of 23 (first session.) Nine forms were completed evaluating the Panel discussion 
(3rd session) and 15 forms were completed for the final session for a total of 54 forms.

Those questions asking if each session met its objectives received a combined total of 227 responses; 66.5% 
indicated the sessions had fully met objectives, 26.4 % indicated the sessions somewhat met objectives, and 
only 7% indicated the session had not met the objectives.

Those questions asking if the participant was personally satisfied with the session received a total of 45 
responses. The responses ranged from “very satisfied” to “very dissatisfied.” No respondent answered “very 
dissatisfied” and only 2 responses were “somewhat dissatisfied.” All of the remaining 43 responses were “very” 
or “somewhat” satisfied with the sessions.

Comment sections on each form also provided opportunities for unstructured responses.  Responses including 
themes of:

•	Appreciation for the presenters, staff, HRA, and facilitators
•	Thank you to the City and HRA for the meetings
•	Early caution or doubt that residents would be allowed to influence the decision with a growing belief 
in the end that the input would be used

•	New knowledge/information and appreciation for the diversity of resident perspective

All 52 responses to the question if the participant would recommend the process to others were “yes”. In 
the final evaluation 13 of 15 indicated they supported the recommendations; 1 person marked both “Yes” 
and “No” noting that he had very mixed feelings, and only 1 person indicated that he could not support any 
recommendation that included rental property. 
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Next Steps
The RHRA will consider the use of the Dale Street Fire Station Development Guidelines as they prepare a 
Request for Proposals for the redevelopment of the site.  
The RHRA will identify a developer to redevelop the site, and will engage the community in an ongoing way to 
inform the final development project.

Attachments:
A.	 Dale Street Fire Station Development Guidelines
B.	 Overview of site and demographics (City staff report)
C.	 Sustainable Development and Design presentation (Todd Rhoades)
D.	 Summary of Small Group Discussion Questions (Workshop I)
E.	 Block Exercise Summary Sheet (workshop II)
F.	 Summary of Findings of the Housing Update for Roseville, MN (Maxfield Research)
G.	 High Density Development: Myth and Fact (NHMC, AIA, Sierra Club)
H.	 Developer Panel Meeting Notes (Workshops III and IV)
I.	 Attendance list for the Roseville Dale Street Fire Station CDI workshops
J.	 Workshop evaluation summaries
K.	 Description of the Corridor Development Initiative
L.	 Announcement / publicity flyer for the Dale Street Fire Station CDI workshops
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Attachment A. Dale Street Fire Station Development Guidelines

INTRODUCTION
Roseville is a vibrant city known for its strong, safe neighborhoods, excellent business climate, quality 
schools and outstanding parks.

Conveniently located in Ramsey County, just minutes from downtown Minneapolis and St. Paul, Roseville is a 
dynamic city with many civic, philanthropic and service organizations which strengthen the community.

In 2013 the City of Roseville Housing Redevelopment Authority (Roseville HRA) invited the Twin Cities 
LISC / Corridor Development Initiative to lead a series of community workshops to explore development 
options and scenarios for a three acre parcel owned by the HRA, including the Dale Street Fire Station.  
These development objectives are the result of the community workshops, and serve to inform the future 
development of the Dale Street Fire Station site.

ROSEVI LLE: DALE STREET FI RE STATION
D evelo pm ent Obj ectives

mAY 2013
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ASSETS
The City of Roseville:

•	Has a healthy mix of land uses, and commitment to sustainable development practices;
•	Takes pride in our safe and well-maintained neighborhoods, housing, and businesses;
•	Offers renowned parks and recreational facilities that are community centerpieces that attract people of 
all ages and abilities 

•	Provides a great place to raise a family, run a business, age in place, and recreate;
•	Maintains a strong and diversified tax base, kept healthy by a vibrant local business climate, and high-
quality jobs that provide families with economic security.

The Roseville Fire Station site area
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Single family houses surround the site to the nort and west. King of Kings Church is located directly accross from the site.
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Guidelines: Dale Street Fire Station site

Previously the Dale Street Fire Station, the HRA acquired five adjacent lots to establish more attractive three 
acre redevelopment site.  Located on Dale Street, the site has easy freeway access (Hwy 36), is near a pine 
forest, and within walking distance of Central Park.  Ideal for housing, the HRA is interested in attracting a 
residential use that embraces sustainable development elements, and encourages intergenerational living.

The redevelopment of the site must complement the existing single family context.  If three stories are required, 
it should transition from medium to lower as it approaches the single family homes.  The preservation of trees 
and green space on the site is also strongly encouraged.   The option to include workforce housing (provid-
ing access to additional public and philanthropic resources to fill financial gaps) should also be considered.  To 
avoid ongoing disruption to the area it is also recommended that the site be developed in an expedient way, not 
phased.

Promote intergenerational living and connections to surrounding features
A.	 Incorporate universal design, creating accessible spaces for people of all ages.
B.	 Provide for a range of housing sizes to accommodate a variety of household needs and incomes.
C.	 Create pedestrian-friendly connections that link to surrounding areas of interest (e.g. schools, pet cemetery, 

pine forest).
D.	 If subsidy is required, it should focus on insuring eligibility for seniors.
E.	 Blend into and complement the existing neighborhood.
F.	 Egress to the site should a consideration regarding traffic control.
G.	Work cooperatively with the county to deal with traffic issues.

Sample sketches illustrating different development options explored during a community workshop.
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Enhance neighborhood character and amenities
H.	Desirable uses for the site would include:

1.	 Single family home, town home, ownership, with shared courtyards;
2.	 Home ownership is preferred, but any rental needs to reinforce stability.
3.	 If rental, a maximum height of three stories should be considered, with private entrances at the street 

level to create a townhome appearance;
4.	 Greater massing on this site should be located on Dale Street, stepped down as it approaches single 

family homes (reduce impact to single family homes by graduated height transition);
5.	 Create common spaces that act as a shared amenity and preserve the tree canopy;
6.	 A pocket neighborhood that blends a mix of housing types and shared green space;
7.	 Promote views throughout the site to have “eyes on the street” for safety and security;
8.	 “Mixed” housing options that could accommodate different household sizes, configurations, and 

incomes;
9.	 Consider elements that enhance “indoor-outdoor” experience, such as balconies and screened porches;
10.	Build in flexibility to allow for rental to ownership mix as markets change;
11.	Adequate off-street parking must be provided for residents and guests.
12.	Create a sense of ownership and community for all users, including residents;
13.	Rental properties must provide strong management oversight, and a crime-free addendum.
14.	If rental, either for profit or nonprofit, the developer should have a history of long term commitment to 

the property.  The preference should be for nonprofit developers.  
15.	The Dale Street trail should be maintained.

Encourage Sustainable Development
I.	 Utilize sustainable building and site design.
J.	 Reduce impervious paving, minimize surface parking, and mitigate storm water runoff on site.
K.	Build new construction to last 100 years.
L.	 Consider and minimize the ecological impact.

Several mature trees can currently be found on the site. The site has easy access to Highway 36.
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Attachment B. Overview of site and demographics (City staff report)
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Attachment C. Sustainable Development and Design presentation (Todd Rhoades)
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Attachment D.  Summary of Small Group Discussion Questions (Workshop I)
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Attachment E. Workshop II Block Exercise Summary Sheets (April 25, 2013)
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Attachment F. Summary of Findings of the Housing Update for Roseville, MN 
(Maxfield Research)
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Attachment G. High Density Development: Myth and Fact (NHMC, AIA, Sierra 
Club)
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Attachment H.  Developer Panel Meeting Notes (Workshops III and IV)
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Attachment I.  Attendance list for the Roseville Dale Street Fire Station CDI 
workshops

Attachment A



Final Report
Roseville/ Dale Street Fire Station Site  |   Corridor Development Initiative 102

Attachment A



Final Report
Roseville/ Dale Street Fire Station Site  |   Corridor Development Initiative 103

Attachment J.   Workshop evaluation summaries
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Attachment K.   Description 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.corridordevelopment.org  
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Attachment L.   Announcement / publicity flyer for the Dale Street Fire Station 
CDI workshops

The Roseville Housing and Redevelopment Authority (RHRA) invites you to an exciting conversation 
about how to guide future housing development for the site.  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 the site

Workshop I: GatherInG InformatIon
thursday, april 11, 2013 6:30 – 8:30 pm
What has been learned about current housing needs in the 
community?  What are the concerns about future development, and 
what do we want to achieve?

Workshop II: Development scenarIos – the Block exercIse
thursday, april 25, 2013 6:30 – 8:30 pm
Join your neighbors in an interactive workshop to create feasible 
development scenarios for the Dale Fire Station site.  Design and 
development experts will be on hand to share ideas and insights.

Workshop III: Developer panel 
tuesday, may 14, 2013 6:30 – 8:30 pm
Explore development opportunities and challenges with a panel of  
developers, market consultant and city representatives to build a 
strategic road map for the future of  Dale Fire Station.

Workshop Iv: framInG the recommenDatIons 
tuesday, may 28, 2013 6:30 – 8:30 pm
Contribute to the creation of  development recommendations for 
Dale Fire Station, which will be submitted to the RHRA and City 
Council.

Sponsored by:
The RHRA and Twin Cities LISC/Corridor Development Initiative 

Funding provided by the McKnight Foundation and RHRA.

help GUIDe fUtUre reDevelopment of the 
Dale fIre statIon!

mark yoUr calenDars!  We encourage attendance at all four events.   

all events are free anD open to the pUBlIc
Childcare and translation services 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 reserve childcare or translation services.

Jeanne kelsey
city of roseville
651-792-7086 
Jeanne.kelsey@ci.roseville.mn.us 

Gretchen nicholls
tc lIsc 
651-265-2280 
gnicholls@lisc.org

for more information, contact:

w w w. C i t yo f R o S e V i l l e . C o m / Da l e f i R e S tat i o N

all Workshops helD at 
kInG of kInGs chUrch, 2330 Dale street, rosevIlle
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