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Executive Summary
St. Anthony Park is a time-honored but transitioning district with many assets to protect, enhance, and direct
toward higher livability for its most vulnerable residents. Building on revious research and the St. Anthony
Park Community Council’s Equity Framework and 10-Year Plan, this report explores strategies to proactively
guide development toward affordable housing, living-wage jobs, and an entire support network of equity for the
community. Nine assets of St. Anthony Park were identified - New Development, People, Location, Industrial
Property, Commercial Activity, Nonprofits, Institutions, Community Coalitions, and the Arts. Actionable
strategies were then identified to build on these valuable elements. The strategies are organized into three
categories that would be most effectively pursued by the Council.
•

Communication.
The Council must pursue greater transparency and accessibility to all community members. This involves
clear and updated communication of meeting times and places, ground-level outreach to renters and
people of color, and constant, up-to-date data-gathering and engagement methods. The impacts of new
development on the commuinty can only be assessed by taking an accurate community pulse.

•

Capacity-Building
Amidst growth and development, the Council is at risk of being overwhelmed by its responsibilities,
jeopardizing its committment to caring for the most vulnerable commuinty members. The sooner it can
expand the power of its residents through advocacy and leadership trainings and connect residents through
volunteer opportunities, the higher quality of service it can provide to community members. Additionally,
it should expand its own capabilities and those of community organizations through partnerships and
collaborations, leveraging connections, refining roles, and exploring fund-raising avenues to support a
larger staff.

•

Economic Development
The Council must play an active role in the economic world of South St. Anthony Park through triedand-true property ownership methods and creation of an Economic Development Committe. Threats to
displacement can be mitigated through land trusts, community development corporations, and investment
cooperatives. Meanwhile, area businesses not only represent industrial property to be considered through
a land-use lens, but a business and entrepreneurial community that requires special knowledge and
professional connections.

The Council is taking an influential step by working to put more power, control, and ownership in the hands of
people of color, low-income residents, and other marginalized community members. With these strategies, the
goal of a just and equitable world can begin in St. Anthony Park.

Introduction

Introduction
The southern portion of St. Paul’s St. Anthony Park
neighborhood is in a time of transition. This area that
has been defined by its traditional industrial uses for
nearly a century has been the subject of increased
attention from developers for new housing and mixeduse projects in recent years. At the same time, the
St. Anthony Park Community Council (SAPCC)
has been striving for more equitable processes and
outcomes in the neighborhood and has developed an
equity framework to guide the actions of the Council.
Witnessing the changes in South St. Anthony Park,
the Council sought assistance in identifying strategies
for ensuring equitable community outcomes from
new development in the neighborhood. The purpose

Goals:
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development: 1) having conversations about equity, 2)
fostering collaborations, and 3) economic equity. The
authors detail important concepts and complexities
within each of these pillars and challenge SAPCC
to consider important questions about its decisionmaking processes, the outcomes of its actions, and
who is left behind. This report builds on these
pillars by identifying actions SAPCC can take on
the path towards equitable development with these
complexities and questions in mind.
This report also works within SAPCC’s Equity
Framework, which was developed, in part, utilizing
recommendations from the 2016 “Framework” report.
The Equity Framework acknowledges the ways in
which certain communities have been marginalized
in the Council’s activities, whether in the form racial
and ethnic discrimination, gender discrimination,

1) Identify best practices, models, and innovative ideas for equitable
and sustainable redevelopment of industrial buildings
2) Support equitable development, specifically through the provision
of affordable housing and living-wage industrial jobs
3) Represent the community’s interests, particularly the interests
of the neighborhood’s most disadvantaged

of this report is to provide recommendations for
SAPCC to support equitable development in South
St. Anthony Park. As requested by the Council, these
recommendations will specifically address the need for
affordable housing and living-wage jobs in the area in
addition to general equitable development goals.

Eq u ity
This report is preceded by the 2016 report “St.
Anthony Park Community Council: A Framework
for Equitable Development” by Hubert H. Humphrey
School of Public Affairs students Hannah Gary,
Chloe McGuire Brigl, and Connor Schaefer. The
“Framework” includes three pillars of equitable

class discrimination, disproportionate environmental
burdens, or other actions which maintained the status
quo of inequities in the neighborhood and in greater
society. SAPCC’s Equity Framework acts as a lens for
all actions by the Council in an effort to intentionally
reduce disparate impacts and foster equitable
outcomes in the community. The Framework
highlights the importance of diverse representation
and involvement, centering of marginalized voices,
educating the community about equity issues,
and focusing on areas where SAPCC can have the
most impact to advance equity. These key aspects of
SAPCC’s Equity Framework formed the basis of this
study of equitable development strategies for South
St. Anthony Park.
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Introduction
the needs of the more diverse South community
underrepresented.
•

The Green Line light rail runs through and has
a stop in South St. Anthony Park. The Green
Line began operating in 2014, likely spurring the
increase in development interest in the area since
then.

Photo courtesy of Saint Anthony Park Community Foundation

Cont ex t
Understanding the context surrounding and within
St. Anthony Park is important for framing the
discussion of equitable development in South St.
Anthony Park. There are many factors-past, present,
and future-which have made St. Anthony Park
what it is today and which will shape the future of
St. Anthony Park. While not an exhaustive list, the
following are some of the most important of these
factors. Many of these factors will be expanded upon
throughout the report.
•

•

Increasingly obsolete industrial properties
For nearly a century, South St. Anthony Park
has been defined by its industrial presence.
Now, many of the industrial properties
in the neighborhood are aging out of use
and becoming obsolete. This presents the
opportunity for developers to pursue popular
industrial conversion projects and introduce
more residential and mixed-use property to the
neighborhood.

•

Expiring affordable rental units
There are at least 360 affordable units developed
with the Low-Income Housing Tax Credit
(LIHTC) in South St. Anthony Park. As these
units reach the end of their affordability term,
the neighborhood may lose these affordable units
and residents may be displaced. The end of an
affordability term also means that an affordable
housing property could be redeveloped to fetch
higher rents.

The divide between North and South St.
Anthony Park
The median income of North St. Anthony
Park is $72,174, over $30,000 more than the
median income of South St. Anthony Park.
South St. Anthony Park is also home to a larger
proportion of people of color, renters, and nonEnglish speakers than North St. Anthony Park.
These disparities developed and persisted, in
part, due to the built form of the neighborhood.
The presence of industry in South St.
Anthony Park made it undesirable to wealthy
households, leaving the area to households
with less access to desirable neighborhoods.
In addition, the railroad tracks that separate
North and South allows the divide between
two areas to persist not just in socioeconomic
terms but also in physical terms. Historically,
SAPCC has represented the interests of white,
homeowning residents in the North and left

Green Line

•

Metrowide housing affordability and availability
issues
Larger issues with the availability of both rental
and owned housing are causing affordability
issues across the metro. These housing issues
have a disproportionate negative impact on lowincome and marginalized households.

•

Gentrification in Hamline-Midway
The development of a new soccer stadium in

Introduction
the Hamline-Midway neighborhood of St.
Paul have spurred concerns about gentrification
in that area. As low-income and marginalized
communities are displaced from the HamlineMidway area, they may seek housing in St.
Anthony Park.
•

Community assets
The factors shaping South St. Anthony Park are
not just issues and challenges. The neighborhood
has many assets which shape the community and
provide value to its community members. This
report will highlight several of the community’s
many assets and use these assets as a baseline
for an asset-based approach to equitable
development for SAPCC.

Asset - B a sed C o mmu n i ty De v e l o p me nt
Traditional forms of community development first
identify the deficits of a neighborhood and seek
solutions to these problems. An asset-based approach
focuses not on that which is lacking in a community
but that which is already present. A positive, assetbased approach to community development promotes
more creative problem solving meant to activate
and maximize a community’s existing assets. This
report utilizes an asset-based approach to determine
equitable development strategies for SAPCC in South
St. Anthony Park. By producing an asset inventory
and analyzing the current state of the assets in South
St. Anthony Park, strategies that will utilize and
strengthen the community’s assets on the path towards
equitable development in the neighborhood can be
identified.
The following assets were identified as particularly
important for South St. Anthony Park in the face of
new development.
•

New Development

•

People

•

Location

•

Industrial Property

•

Commercial Activity

•

Nonprofits

•

Institutions

•

Community Coalitions

•

Arts
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To study each of these assets, the following questions
were asked.
•

What is the state of the asset?
Is it dormant or flourishing? How do we know?

•

Who does the asset benefit and to what extent?
Is the asset building equity in the community or
maintaining disparities?

•

How can new development threaten or
maximize the asset?
Does the asset need to be protected from
new development, or will new development
strengthen the asset?

•

What can be done to protect, preserve,
or harness the asset in the face of new
development?
What can be done to make the asset a better
version of itself on a path towards equitable
development?
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Assets

A ssets

in St. Anthony Park

In facing the mixed blessing of new development, St. Anthony Park leaders
must take stock of who is at risk, what is available to mitigate possible harm,
and, more importantly, how benefits from new development can be channeled
to the most vulnerable in the community. These nine assets form a set of
building blocks with which a successful future can be constructed.

Assets - New Development

New Development

9

Table 1: Commercial, Industrial, and Apartment Property Sales in South St. Anthony
Park

in Sou t h S t . An th o n y P a r k

Communities are often powerless to bring physical
change to their neighborhood. Physical changes
require capital, and this can be an extraordinary
hurdle for community-based organizations to create
the change they wish to see in the neighborhood. For
decades, SAPCC has been interested in attracting
development to the South St. Anthony Park area,
hoping to bring life and vitality into the area. With
the 2014 opening of the Green Line light rail
complementing the many other existing assets in the
neighborhood, South St. Anthony Park has attracted
development attention.
This development interest, coupled with SAPCC’s
interest in new development, is an asset to the
neighborhood for the opportunity it presents.
Developers have the power and resources to bring
physical changes to the neighborhood, such as new
housing and affordable housing, commercial space,
and public gathering spaces. With new development
on the horizon, a pro-development approach from
the community creates the the opportunity to shape
how the neighborhood changes and ensure that
new development serves the community. An antidevelopment, reactionary approach to changes in
the neighborhood could put the community at a
disadvantage. SAPCC has long been interested in
attracting development in the area, and now that new
development is looming, they are better equipped to
advocate for their vision for the neighborhood and
work with developers to shape new development.

T he Va lu e of Ne w D e v e l o p me n t:
New development in South St. Anthony Park
provides value to the neighborhood by creating a
vehicle by which the neighborhood can grow. New
development is necessary to create more housing,
including affordable housing, and bring more
residents to the area. New development can also bring
additional commercial space like offices and retail

Data Source: Minnesota Department of Revenue

that can benefit both workers and consumers
in the region and increase the economic
sustainability of the neighborhood. More people
in the neighborhood, whether living, working, or
visiting, will also increase street vitality.
There are several clear beneficiaries of new
development in South St. Anthony Park:
Developers. Developers are the main beneficiary,
since their interest in the neighborhood is
based almost entirely on a perceived return on
investment.
Property owners. Homeowners and other
property owners in the area will benefit, as the
increased interest in land and increased amenities
in the area will likely have a positive influence on
their property values.
New residents. People looking to live in an
area like South St. Anthony Park will benefit,
as new development will provide more housing
opportunities.
City of St. Paul. The city will benefit from new
development in the area for the increased tax base
it will provide.
Depending on the type of development that
occurs, certain populations may benefit differently.
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New development may be catered towards residents
and visitors with disposable income, introducing new
shops and restaurants and entertainment facilities to
the area. New development may also benefit lowincome and marginalized communities by providing
affordable housing, job opportunities, and services in

Assets - New Development
the neighborhood. These do not have to be mutually
exclusive paths, but a proactive approach from the
community in shaping new development in the
neighborhood can help ensure that the wants and
needs of low-income and marginalized communities

Map 1: Commercial, Industrial, and Apartment Property Sales in South St. Anthony Park, 2012 - 2017

An increase in development
is not just anecdotal. It is
demonstrated in recent
sales in South St. Anthony
Park. Table 1 demonstrates
the number of commercial,
industrial, and apartment
property sales that occurred
in South St. Anthony Park in
the past 6 years. With 11 sales
there was a demonstrable
increase in development
interest in South St. Anthony
Park in 2014, the year the
Green Line light rail began
operating. After this surge,
interest dropped off slightly
but has slowly increased to a
new high in 2017 at 13 sales.
Map 1 shows where these
sales are occurring. Many
are occurring in clusters, and
many are occurring in the
predominately industrial areas
of St. Anthony Park.

Data Source: Department of Revenue, Metropolitan Council

Assets - New Development
are prioritized, not just the wants and needs of

neighborhood’s marginalized population can be
a very effective path to equitable development.

privileged communities.

N ew D ev elop m e n t: D a n ge r s &
Oppor t u n it ies

•

•

Provide convenient ways for marginalized
populations to communicate their wants and
needs to SAPCC.
SAPCC is the main advocate for the
neighborhood in the face of new development.
If the Council does not understand the wants
and needs of their marginalized neighborhoods,
they cannot advocate for them. The current
methods for these community members to voice
their concerns (by attending meetings and/or
joining the Council) are inaccessible.

•

Form a cohesive advocacy position for the entire
neighborhood based on the wants and needs of
the neighborhood’s marginalized populations.
Within the St. Anthony Park neighborhood,
there is great privilege and great need.
Leveraging the voice and resources of the
privileged to prioritize the needs of the

Brand the neighborhood as a non-corporate,
eclecticve area.
Developers will be cognizant of the existing
character of the neighborhood and will likely
attempt to disrupt that character as little
as possible in order to prevent community
opposition. In addition, emphasizing the
present non-corporate, eclectic character of
the neighborhood at present will attract new
residents interested in that culture, and these
new residents will feel protective of this culture
in the face of new development.

Because of the ways that new development can
benefit privileged and marginalized communities,
new development should be approached as both an
opportunity and a threat. New development can be
harnessed to build equity in the community, or new
development could threaten to eradicate the many
assets already present in South St. Anthony Park,
including its industrial property, artist presence, nonprofit sector, and more.
There are many ways to harness the increased
development interest in the neighborhood and the
neighborhood’s interest in development to ensure
that new development in the neighborhood is the
best version of new development possible, doing more
good than harm.
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•

Provide incentives for developers to develop
equitably.
Exchange density bonuses and reduced parking
minimums for affordable housing units or
living-wage jobs. SAPCC can find funding
to guarantee lease-up of new/redeveloped
buildings, and in exchange, the council could
recruit and select commercial tenants.

•

Encourage development by POC, women, and
local companies.
SAPCC can recruit these types of developers to
the areas to ensure not only that marginalized
communities benefit from new development
but also that marginalized developers benefit.
City policies which support or give preference
to these developers could be useful for achieving
this at the local level.
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Assets - People

People

in Sou t h S t . An th o n y P a r k

The people that comprise Saint Anthony Park
are the largest and most significant asset of the
neighborhood. The people primarily encompass the
residents of SAP but also include business owners and
those employed or are otherwise significantly invested
in the area. People provide an array of individual and
collective assets to their community. Saint Anthony
Table 2: Demographics of St. Anthony Park

Data Source: 1 Minnesota Compass; 2 Data Acess and Dissemination Systems

Park has a unique population makeup. It is changing
and growing, rapidly.
South Saint Anthony Park in particular is experiencing
changes in residential composition[3]
•

Over half of the residents are between 20 and
29- a remarkably young population;

•

The median age is 27, compared to 34 in 2000;

•

88% of residents are over 18;

•

Racial demographics are shifting- increasing
percentages of black/African American, Asian,
Hispanic, and two or more races from 2000 and
2010 data;

•

Poverty rates: 16% of families and 27% of
individuals are below the poverty level in the last
12 months (from 2015 data);

•

Highly educated population- 96% with high
school degree or higher, 64% with a bachelor’s or
higher, and 23% with a graduate or professional
degree;

•

Rental heavy at about 78%;

•

30% of residents report they work in place of
residence at least part-time.

Table 3: Housing ion St. Anthony Park

Data Source: Minnesota Compass and Data Acess and Dissemination Systems

Assets - People
T he Va lu e of Pe o p l e
North Saint Anthony Park has a history of being
engaged and opinionated about the changes they wish
to see in their community. A significant breadth of
response from the recent survey was from those who
worked or lived in NSAP. While this is a positive asset
to harness, it bears some examination. Incorporating
the voices and opinions of the residents/businesses in
South Saint Anthony Park is tremendously important.
The growth and development in South Saint Anthony
Park poses a symbiotic relationship with the people
in the community. It may be more apparent to see
how development changes attract and sustain certain
people. However, the people of South Saint Anthony
Park provide a valuable opportunity to impact the
development of their neighborhood. South Saint
Anthony Park is their immediate community and
changes made will likely impact their future more
significantly than the residents/businesses in North
Saint Anthony Park.
The young, educated, and increasingly diverse
population of South Saint Anthony Park provides
value to the entirety of Saint Anthony Park. When
people are viewed as the greatest asset, finding the
strengths and talents of the population is essential
in determining value or benefit to the community.
A younger, more educated, and diverse population
will lend value to increasing a diverse and inclusive
community. The attention and development occurring
in South Saint Anthony Park provides a chance to
accommodate an increased population density as it is
viewed as a desirable location. The amount of assets
within the community increases as the population
increases.

Pe ople a n d N ew D e v e l o p me n t
Although primarily an asset, a changing population
in part lends to the catalyst of gentrification. A
young adult population is increasing demand for
certain businesses that may push out or prevent other
desirable businesses from thriving in South Saint
Anthony Park. Vulnerable populations are also directly
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affected by the increase of young, educated, and
potentially more affluent people attracted to the area.
Focusing on the assets brought by all the people in
Saint Anthony Park remains important to ensure the
community grows in a way that is desirable to as many
people as possible.
Developing a communications strategy is one
way to gather more inclusive input representative
of the entire community.Utilizing various methods
in a communications strategy will work to capture
marginalized voices that may be the most vulnerable
to developmental changes. These methods work to
ensure that voices and opinions are included that are
representative of the entire community.
The art community is at a particular threat of being
pushed from South Saint Anthony Park to make room
for market-rate rental units accommodating a different
subset of population. The art community is being
shifted out of residential and workspace. Artists are a
great asset to the community and contribute much to
the history and fabric of Saint Anthony Park.
An additional vulnerability to Saint Anthony Park lies
in the amount of rental units available in comparison
to owner occupied housing in South Saint Anthony
Park. Fewer owner occupied housing units available
offers little incentive for the people of South Saint
Anthony Park to remain in the community. It is a
transient community, moving in and out within a
few years. A continuously changing population may
continue to be an asset. However, it may also be a
detriment to fostering a sense of community and
commitment.
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Assets - Location

Location

of St . An t hon y P a r k
Saint Anthony Park is nestled almost directly between
the downtown areas of St. Paul and Minneapolis.
This high degree of proximity between both major
metropolitan cities provides an ideal central location
for residents, businesses, nonprofits, and industrial
markets. Saint Anthony Park is adjacent to two major
University of Minnesota campuses: the East Bank
Dinkytown area and the St. Paul campus, as well as
playing host to the Luther Seminary campus.
Saint Anthony Park has a rich history of being a hub
of transportation. This history is largely attributable to
the industrial nature of the area and location between
the two cities. The reality of being an active center
for transportation continues today as the current
Green line of the light rail runs through South Saint
Anthony Park. The light rail provides a living hub of
traffic and heavy use, beneficial to many that live, work,
or play in the neighborhood.
Saint Anthony Park is a neighborhood with two
distinct sub-neighborhoods within, North Saint
Anthony Park and South Saint Anthony Park. The
two areas are divided by an industrial area with
railway infrastructure. The physical divide between
North and South Saint Anthony Park establishes
barriers to creating one collaborative community. The
demographics and experiences are quite different
between North and South Saint Anthony Park.
Currently, South Saint Anthony Park is in a state
of rapid developmental changes are affecting the
community. The railway infrastructure is unlikely
to change in the coming years. Strategies to build
communication and collaboration between North and
South Saint Anthony Park may be able to ‘bridge’
connection.

T he Va lu e of Lo c ati o n
The location of Saint Anthony Park is a tremendous
asset for the community. Fortunately, it is an

exceptionally stable asset. Being positioned between
both cities will likely allow for sustained interest from
a myriad of parties, namely residents and businesses.
A continuing evolution of the role of the light rail
will impact the future direction of Saint Anthony
Park. The light rail provides the capacity to attract an
inflow of traffic with increased jobs and/or attractions
in the area. The chief value added from the light rail
is allowing an increase in access to transportationavailable to varying populations.
The historic aspects of Saint Anthony Park derives
a great deal of value to the community, pending
deliberate use/preservation of these aspects in the
future. Potential developers, residents, and small
business owners may deliberately seek out historic
areas, including Saint Anthony Park. If leveraged, this
asset will continue to add value to the area.

New D ev elo pm ent and L o catio n
Currently, one of the significant threats facing Saint
Anthony Park lies in the development projects (current
and future interest). South Saint Anthony Park is
desirable to developers. The projects they choose
to develop do not always incorporate SAPCC or
community input. This creates less than advantageous
development for the future of the neighborhood.
There is additional threat from incoming businesses
being out of tone with the neighborhood or not

Assets - Location
attracting local jobs. The industrial space is particularly
vulnerable to these attentions, as it is unused and
able to be used or exploited by developers. Given
the location of Saint Anthony Park, the new soccer
stadium creation has potential to influx residents into
Saint Anthony Park. This may be a vulnerability unless
preparations are made to accommodate this possible
incoming population.

15

The location of Saint Anthony Park will continue to
be an exceptionally strong asset. New development in
the area may change the assets within Saint Anthony
Park. Strategies to build upon other assets within
Saint Anthony Park will pave the way to preserving
the asset of location.
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Assets - Industrial Property

Industrial Property
in Sou t h S t . An th o n y P a r k

Industrial property is an important asset in South St.
Anthony Park for the industrial jobs, development
opportunity, and potential for open space it provides
to the neighborhood. St. Anthony Park contains more
industrial property than any other neighborhood in
St. Paul, and this industrial property is concentrated in
South St. Anthony Park.

T he Value o f I nd us trial P r o p er t y
Industrial property provides economic diversity,
employment, and development opportunity in South
St. Anthony Park. However, the value of these benefits
are not necessarily shared among stakeholders in
an equitable way. The opportunity for marginalized
communities to benefit from living-wage industrial
jobs and the development of new affordable housing in
converted industrial buildings exists but is not a given,

Map 3: Industrial Buildings and Property in South
St. Anthony Park

Map 2: Industrial Property in St. Paul, MN

Building Footprints

´
Data Source: Metropolitan Council

Industrial

Industrial
St. Anthony Park
St. Paul

´
Data Source: Metropolitan Council, Ramsey County

Map 2 demonstrates the concentration of industrial property in South St. Anthony Park.
Map 3 demonstrates the expanse and location of industrial property in South St. Anthony Park. In
addition, the amount of open industrial land that does not have a building on it is apparent.

Assets - Industrial Property
while the opportunity for developers to benefit from
redeveloping industrial property is certain.
Economic Diversity. South St. Anthony Park’s
industrial property provides economic diversity to
both the neighborhood and the city. A diversity of
economic activity in the neighborhood helps preserve
vitality in the face of exogenous shocks that may
impact a particular industry. For the same reason,
economic diversity is valuable to the city as a whole,
especially because of the importance of the industrial
tax base to the city. For these reasons, the city has
continued to plan for industrial land use in this area
through at least the 2030 comprehensive plan and
likely through the 2040 comprehensive plan.
Employment. Industrial property brings living-wage
jobs to the neighborhood, many of which do not
require high levels of formal education. These jobs
are particularly valuable in South St. Anthony Park,
which is central and accessible to workers in both
Minneapolis and St. Paul. However, industrial firms
in South St. Anthony Park are not necessarily hiring
workers from marginalized communities.
Development Opportunity. South St. Anthony
Park’s industrial property makes it unique among St.
Paul neighborhoods for the development opportunity
it provides. Few other neighborhoods have as much
property that can be developed, redeveloped, or
converted, especially without displacing existing
residents of the property. With development in
the industrial areas of South St. Anthony Park, the
community has the opportunity to influence and shape
the future of their neighborhood. New development
could increase connectivity of the area with the rest
of the neighborhood, provide new employment
and housing to the area, help preserve the history
of the neighborhood, and support the creation of
public outdoor spaces. There are many stakeholders
interested in the development of South St. Anthony
Park’s industrial property, including the University of
Minnesota, the Towerside Innovation District, the
Creative Enterprise Zone, and private developers.
Proactivity from the community and equitable
development practices by the developers are necessary

17

to ensure that development of industrial property in
the neighborhood will serve marginalized and lowincome populations and not just outside interests.

I nd us tr ial Pro perty and New D evelopmen t
New development in South St. Anthony Park has
the potential to both maximize the benefits of the
neighborhood’s industrial property and weaken
them. New development could expand the economic
diversity of the area, further securing a future of
economic stability. New development could create new
jobs for workers with limited formal education. New
development could be a vehicle for the community to
use to help secure their vision for the neighborhood,
including additional affordable housing. However,
for new development to maximize the benefits of
the neighborhood’s industrial property rather than
weaken them, the community must be proactive in
intervening in future development in these areas.
Unmitigated, outside developers are unlikely to ensure
that the economic diversity of the neighborhood
is preserved, that good-paying jobs and affordable
housing are provided for marginalized and low-income
populations, or that community interests are being
served by the changes to the neighborhood.
There are a number of things that SAPCC and the
community as a whole can do to strengthen the
value of industrial property in South St. Anthony
Park so that it equitably benefits the community as
development interest increases. These strategies are not
about about preserving industrial property completely
nor are they about redeveloping industrial property
completely. The community must find the way to do
both in the way that best serves them.
•

Determine a clear vision for industrial property
in South St. Anthony Park.
The City has a vested interest in maintaining
its industrial tax base, but developers are
interested in redevelopment. SAPCC sees new
development as an opportunity for positive
change, but must reconcile the competing
interests of the City and developers. If the
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Assets - Industrial Property

community can identify the types and level
of industrial activity that should persist in the
neighborhood and the areas of the neighborhood
where industrial property should remain,
they can help shape how new development
changes the industrial landscape of the area.
This visioning process can also identify where
greenways, bike lanes, walking paths, and
street lighting can be used to help improve
the connectivity of the neighborhood with the
remaining industrial area. With a concrete vision
in place, the community will be better positioned
leverage developers to accomplish their vision
for a connected neighborhood. Increased
connectivity with may help community members
better understand the value of the industrial
property.
•

Work with developers to create equitable
outcomes from industrial redevelopment.
SAPCC can act on behalf of the community
and voice what the community needs from new
development.Developers are not necessarily on
the ground, understanding the needs of residents,
but SAPCC can provide information. SAPCC
can also identify ways to incentivize developers
to help create equitable outcomes.

•

Anthony Park requires more than just preserving
the existing environment but also building upon
it. Recruiting new industrial businesses to the
area will help ensure sustainability of industry in
the neighborhood, and by specifically recruiting
businesses that provide good-paying jobs for
marginalized communities, SAPCC can build
equity in the neighborhood.
•

Recruit industrial businesses to the area
to ensure good-paying jobs remain in the

Work with industrial employers to serve
marginalized workers.
SAPCC can try to form agreements with
industrial employers in the area, including the
University of Minnesota, that they will attempt
to hire neighborhood residents or workers from
marginalized communities.

•

Create apprenticeship programs.
Apprenticeship programs can be particularly
useful in industry and manufacturing sectors.
An apprenticeship program in South St.
Anthony Park can provide skills training and
employment to residents and other community
members who have limited formal education. An
apprenticeship program can also help ensure the
sustainability of industry in the neighborhood,
as they continue to train a workforce and do
not have to seek it by moving elsewhere in the
metropolitan area.

Build relationships with industrial businesses,
landowners, and workers to form emotional
investments in the neighborhood.
If businesses and workers feel more connected
to the neighborhood, they may be more hesitant
to moving their business out of South St.
Anthony Park as new development encroaches.
This connection to the neighborhood may also
help these businesses better serve marginalized
communities in the area.

•

neighborhood. Preserving the industrial asset in
South St.

•

Support cooperative ownership of industrial
shops.
Consider ways to persuade existing industrial
shops to go cooperative or recruit new
cooperative industrial shops to the area.
Cooperative ownership of industrial businesses
is fairly common, and cooperative organizations
function democratically, providing a pathway to
pursue equitable practices.

Assets - Commercial Activity

Commercial
Activity

i n S ou t h S t . An th o n y P a r k

South St. Anthony Park is bustling with commercial
activity. The neighborhood is home to a variety
of commercial activities including small and local
businesses, industry and manufacturing, consumer
goods and services, creatives and entrepreneurs,
and a small corporate or national chain presence.
Commercial activity in this area has long been an asset,
as far back as the late 1800s with the development of
the steam railroad station, which supported the growth
of residential, commercial, and industrial activity near
the railroad. The area has continued to be well situated
geographically to accommodate robust commercial
activity, with Highway 280, I-94, University Avenue,
and Raymond Avenue all running through South
St. Anthony Park, as well as the Green Line light
rail. South SAP is easily accessible to both local
Minneapolis and St. Paul traffic and traffic from the
greater metropolitan area.
Today, a breadth and depth of commercial activity
exists in South SAP. According to the U.S. Census
Bureau’s County Business Patterns, there were 548
business establishments in South St. Anthony Park in
2015, representing a wide variety of industries. Every
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census industry category except “Arts, Entertainment,
and Recreation” had several establishments with
revenues over $1,000,000. The variety of commercial
activity helps provide stability for the area as markets
fluctuate for any given industry. The amount of large
businesses with revenues over $1,000,000 suggests
stability of the businesses themselves, as they have
proven the ability to produce significant amounts of
revenue.
There is very little corporate commercial activity in
the south SAP area. National consumer chains are
few and far between and include Jimmy John’s, Little
Caesar’s, Subway, McDonald’s, and a U.S. Bank
branch. These types of convenience chains add to the
variety of commercial activity and provide a service
to those in the neighborhood, but they have not
dominated the commercial landscape of South SAP,
allowing small and local businesses to continue to
flourish.

T he Value o f C o m m er cial A ctiv i ty
Commercial activity provides immense value to the
South SAP neighborhood in terms of employment,
accessibility, vitality, and sustainability.
Employment. The opportunity for employment in
the area serves not just residents but the metropolitan
region as a whole. In 2015, there were 12,015
employees in South SAP, and the average annual
payroll per worker was $55,703, higher than St. Paul’s
average of $50,510.
Accessibility. Having commercial activity in the
neighborhood improves accessibility to goods,
services, and jobs for people in the community.
Vitality. Commercial activity in the neighborhood
brings residents and other community members
out onto the streets and creates a reason for people
outside the neighborhood to come.

Office: Baker Court Professional Building

Sustainability. Commercial activity in the
neighborhood can help ensure stable property values,
employment levels, accessibility, and interest in the
neighborhood, preventing decline and disinvestment.
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The benefit of commercial activity in South SAP is
shared among different users of the neighborhood
in different ways. Businesses and business owners
are a major beneficiary of the existing commercial
activity in the neighborhood. For existing businesses,
there is a built-in network of other businesses to use
as a resource and build off of. The continued success
of other businesses in the area is good for any given
existing business, as it can help bring more attention
to the business. Businesses and business owners who
might locate in the area also benefit from the existing
commercial activity, knowing the neighborhood is
welcoming of commercial activity.
Residents of the area and other people passing
through, particularly on the Green Line light rail, also
benefit from the existing commercial activity in South
SAP, although these benefits can vary for different
people. Commercial activity that provides basic living
necessities, culturally accessible gathering places, and
good-paying jobs for low-education level workers
benefits low-income and marginalized communities.
Commercial activity that is centered around
discretionary spending, white-washed gathering
spaces, and professional jobs benefits high-income
and white communities. Commercial activity that at
least serves the vulnerable population’s needs will also
benefit the community at large. Commercial activity
that only serves high-income populations will not
also provide benefit for the community’s vulnerable
populations.

National Chain: Subway

Maker: Kidzibits

One last group that indirectly benefits from
existing commercial activities are property owners.
Commercial activity gives value to the land and
building that houses the activity. Commercial activity
allows property owners to maintain or increase
property value and/or maintain or increase rents.
In some cases, businesses and business owners may
own the commercial space they operate out of and
can directly and indirectly benefit from commercial
activity, but often, a separate property owner owns the
commercial property and leases it out.
Arts: Dow Art Gallery and Picture Framing

Assets - Commercial Activity
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Commer cia l Ac ti v i ty a n d N e w
De ve lop m en t
Increased development in South SAP will likely
have an impact on the existing commercial activity
in South SAP. South SAP is home to a diverse
and often eclectic range of commercial activity, as
described above. New development in the area may
put an upward pressure on commercial rents, which
can threaten to displace existing commercial tenants.
In new developments, national chains may also show
increased attention to the area which can create
additional competition and increase rents. However,
new development can also build upon the strengths of
the existing commercial activity in the neighborhood,
making it a better version of itself.
There are several ways to strengthen and optimize the
existing commercial activity in South SAP, both in the
face of new development and generally. An asset that
is a better version of itself will be able to better serve
marginalized communities in the area, better respond
to the needs of the community, and better resist the
effects of new development.

Industrial: Westrock

•

Proactively identify new commercial activity
needed in the area and actively recruit potential
businesses.
If the community can identify and attract
the commercial activity it needs in the
neighborhood, they may be able to assert more
control on the types of businesses that are in
the neighborhood. A community-led inventory
of what the neighborhood has, who it serves,
and what the gaps are can help ensure that new
commercial activity equitably serves all members
of the community.

•

Increase ownership rates for small, local
businesses.
Small businesses that own the space they operate
from will be resilient to increasing commercial
rents. Strategies for increasing ownership include
land trusts, cooperative ownership, and funding
pools to help small businesses purchase property.

•

Consumer Goods: Keys Cafe

Connect businesses with technical assistance
programs.
Technical assistance programs provide education
and training to small business owners and
entrepreneurs to make them more successful
and resilient to change. The Neighborhood
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Development Center of St. Paul provides
workshops, courses, and other business services
on accounting, negotiating, budgeting, and more.
•

Form an area business association.
A business association for South St. Anthony
Park businesses would create a support
network for businesses in the neighborhood.
An association would also be a way for local
businesses to voice and advocate for their needs.

•

Form an economic development committee on
the SAPCC.
An economic development committee can be
responsible for advocating for the economic
needs of the community to the board. A
committee which is dedicated to this purpose
will be better suited to carrying out the tasks
outlined above to strengthen and shape
commercial activity in the neighborhood.

Assets - Commercial Activity

Assets - Nonprofits
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The proximity to the downtown areas of Saint Paul
and Minneapolis provide much of the reasoning
behind this density. Saint Anthony Park provides a
in St . An t hon y P a r k
central location that many businesses find desirable,
including nonprofits. The substantial number of
There are a significant density of nonprofit businesses
nonprofits in the area lends to a feeling of security and
in Saint Anthony Park. The heaviest density of these
nonprofits can be found in South Saint Anthony Park. community of nonprofits. This is likely a driving factor
Currently, fifty nonprofits call Saint Anthony Park their for new and sustaining nonprofits in Saint Anthony
home. Though there is a flux of nonprofits coming and Park. South Saint Anthony Park has a considerable
amount of commercial space available that is attractive
going from Saint Anthony Park, the relative number
to current and potential nonprofits. This availability
of nonprofits remains steady. Several nonprofits have
remained in the community for many years. There is a coupled with the central location put South Saint
healthy diversity of nonprofits and the services provided, Anthony Park in an advantageous position to nourish
the growth of nonprofit activity. There is a positive
lending to robust activity.

Nonprofits

List of Nonprofits
HOUSING
All Parks Alliance for Change
BEACON/Interfaith Housing
Collaborative
Catholic Charities St. Paul Residence
MN Housing Partnership
POLICY
American Civil Liberties Union
Growth and Justice
HACER
Heart Connection
Jewish Community Action
Legal Services State Support
NAMI
Naral Pro-Choice Minnesota
The ARC
Wellstone Action
NONPROFIT SUPPORT
Charities Review Council
Minnesota Association for Volunteer
Administration
Minnesota Homecare Association
Minnesota Council of Nonprofits
ART
CAAM Chinese Dance Theater
Forecast Public Art
Creative Enterprise Zone
Metropolitan Arts Council
INTERNATIONAL AID
Compatible Technology International
Honoring Women Worldwide
Nonviolent Peaceforce
United Nations Association of
Minnesota

COMMUNITY
DEVELOPMENT
HECUA
Nexus Community Partners
Transit for Livable Communities
St. Anthony Park Community
Council
Urban Boatbuilders
ACADEMIC
Hospitality Center for Chinese
Ignite Afterschool
Jennigs Community School
Minnesota Education Equity
Partnership
National Council on Family
Relations
Reading Partners Twin Cities
HUMAN SERVICES
Autism Society of Minnesota
Harvest Pack
IAC Immunization Action Coalition
Lutheran Social Services of
Minnesota
Mental Health Resources Inc.
Minnesota Council of Child Caring
MOFAS
Playworks Minnesota
Twin Cities in Motion
ENVIRONMENT
Freshwater Society
Recycling Association of Minnesota
Trust for Public Land
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projection for future density in nonprofits due to the
location of Saint Anthony Park.

T he Va lu e of No n p r o f i ts
Nonprofits are businesses and add value to Saint
Anthony Park through their economic contributions
and jobs provision. They also benefit the community
through the array of services they offer to their clients,
some of which may live/work in Saint Anthony Park.
Nonprofits play into the industrious area of commerce,
which is historic to the area. Saint Anthony Park is a
unique community in hosting a wide array and volume
of nonprofits. Scant research exists pointing to other
neighborhoods experiencing a similar situation. The
quantity of nonprofits in the area creates a nonprofit
community existing within the Saint Anthony Park
community. Nonprofit presence may have a positive
effect on Saint Anthony Park by creating a sense of
openness, safety, and accommodation.

N onp r of it s a n d N e w D e v e l o p me n t
The location of Saint Anthony Park is the largest
driving factor for nonprofits to establish their
residence in this community. Although the location of
Saint Anthony Park will remain constant, some effort
must be taken to ensure that nonprofits will continue
to view Saint Anthony Park as a desirable location to
conduct their business. Most of the nonprofits in the
area do not serve the local, immediate community.
Having no direct ties to the community leads to
many nonprofits refraining from becoming invested
or engaged to Saint Anthony Park as a community.
They simply view it is a preferable location. Fostering
greater community amongst the nonprofits may
increase their position as an asset to the immediate
community of Saint Anthony Park. Fostering
communication and collaboration could establish
a formal or informal network of nonprofit activity.
Greater ties between the nonprofits could positively
impact Saint Anthony Park by developing more
awareness of the greater community needs. It may also
be a benefit and strength of the nonprofits that their
consumer base is not local as a changing population

will have a smaller effect on their work. SAPCC
could gain from evaluating which nonprofits might be
willing to work more with the immediate community.
Opening these communication and collaboration
paths may lead to discovered opportunities for new,
locally-focused, grassroots nonprofits to develop
serving the Saint Anthony Park area. The asset of
nonprofit density could be greatly increased with more
local nonprofits.
New development does pose a threat to the nonprofits
by being pushed from the community in favor of
trendier restaurants/bars/etc. An increase in economic
activity may also lead to an increase in taxes, having
the potential to shift out some nonprofit activity.
Though nonprofits are generally viewed as a positive
asset to a community there is potential for the
changing population to view them as less favorable,
cultivating a negative attitude about the density of
nonprofits in Saint Anthony Park.

Assets - Institutions
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Institutions

in Sa in t An t hon y P a r k

For the long-term health of neighborhood, the
presence of certain activities or groups tend to
indicate stability and investment. An institution (or
“institutional use”) is a facility that provides a public
service and is operated by a federal, state, or local
government, public or private utility, public or private
school or college, church, public agency, or tax-exempt
organization.1 Often funded or incentivized by
state or local taxes, institutions are usually nonprofit
entities; however, because of Saint Anthony Park’s
unique density of private nonprofits with a broader
reach than District 12, we are separating these from
more permanent, localized institutions which often
require a specific facility. Categories of institutions
1
Davidson, Michael, and Fay Dolnick. A Planners Dictionary. American Planning Association, Planning Advisory Service, 2004.
Map 3: Institutions in St. Anthony Park

Masjid Al-Wahyain

include Clubs-Lodges-Community Centers, Elderly
Housing, Environmental Conservation facilities,
Cemeteries, Medical and Health Care facilities,
Colleges and Universities, and Religious Worship
Centers (considered separately from religiousassociated nonprofit organizations without worshipstyle services).
Saint Anthony Park as a whole has a wealth of
institutions compared to its geography. While icons
north of the railroad tracks like the library, Lutheran
seminary, and elementary schools are well-known and
display wealth and history, those along University
Avenue and lower receive less attention and less credit
for the community activity they inspire.
The institutions in the south are primarily religious,
and light on permanent education or community
service such as a library. More specifically, the religious
institutions here consist of a disproportionately large
amount of ethnically and racially diverse people.
The implications of this will be important for the
Community Council’s consideration of these groups.

T he Value o f I ns titutio ns

´
St. Anthony Park Institutions

Data Source: Metropolitan Council, Ramsey County

Institutions vary and so do their impact on the local
community. However, several commonalities emerge
from studies:
•

Religious congregations provide as much
as $150,000 worth of services to the local
community per congregation per year, not
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counting para-congregation nonprofit and
volunteer organizations2;
•

Money spent by religious congregations has
an almost 5-to-1 return in “common-good
services”3;

•

The introduction or disruption of neighborhood
schools have been shown to impact local home
values by up to 10% (over $5,700 in Ohio
between 1983 to 1994)4;

•

Local libraries have massive impacts on business
development, neighborhood economic value,
and social strength and vibrancy that have been
studied and described at length by the American
Library Association.

Additionally, community development professionals
2
“The Halo Effect and the Economic Value of Faith-Based Organizations.” Brookings, Brookings, 2 Dec. 2016, www.brookings.edu/events/the-haloeffect-and-the-economic-value-of-faith-based-organizations/.
3
Daly, Mike Wood. “Phase 1.” The Halo Project, 2016, haloproject.ca/
phase-1-toronto.
4
Bogart, William T., and Brian A. Cromwell. “How Much Is a Neighborhood School Worth?” Journal of Urban Economics, vol. 47, no. 2, 2000, pp.
280–305., doi:10.1006/juec.1999.2142.

report that institutions like these can be important
conduits for connection, support, engagement, and service
for local minority groups and foreign-born populations.
The Saint Anthony Park Community Council projects
receiving an influx of these populations as development
in neighboring Hamline-Midway threatens low-income
housing. The district boasts a robust offering of nonprofits
that serve and even attract these groups, complementing
and enhancing South Saint Anthony Park’s institutions but
not replacing the stability, accessibility, and accountability
they embody.
These groups benefit in addition to the direct beneficiaries
of the institutions: kids benefitting from full and accessible
educational opportunities; religious residents finding
whole-life solutions through their leaders; job-seekers and
workforce participants wishing to enhance their skills; local
businesses from advertisement and skill-building resources;
and city, county, and state revenues that are positively
affected by increased home values and residents.

I ns titutio ns and New D ev elo p men t
These institutions are community centerpieces, but not
immune to the negative impact of development.

List of Institutions
PRIMARY & SECONDARY
EDUCATION
Saint Anthony Park Elementary
School
Murray Middle School
Jennings Community School
Avalon School
Dugsi Academy
OTHER EDUCATION
Luther Seminary
UMN St. Paul Campus (nearby)
International Institute
PLACES OF WORSHIP SOUTH
House of Glory
Twin Cities Church
St . Cecilias Church
Mountain of Fire & Miracles
Ministries
Masjid Al-Wahyain
Universal Christian Ministries

PLACES OF WORSHIP NORTH
Centennial United Methodist Church
SAP United Church of Christ
SAP Lutheran Church
Catalyst Covenant Church
St. Matthews Episcopal Church
Masjid Attaqua, Muslim American
Society
HEALTHCARE
Health Partners - Como Avenue
Health Partners - University Avenue
COMMUNITY CENTERS
Hospitality Center for Chinese
Langford Recreation Center
South SAP Recreation Center
SAP Library

Assets - Institutions
•

•

Rising rents could price congregations out of
their current buildings. Higher rents could also
price out lower- or middle-income members of
congregations, effectively fracturing and limiting
access to congregations.
A threat to elementary and middle schools
would simply be that they may not see the
benefits of rising home values. Gentrification
has the potential to funnel increased wealth to
certain K-12 students and away from others.
While not many new K-12 students are
expected to move into the newest high-dollar
developments, new low-income families in rental
housing may be susceptible to missing out on
increased home values.

•

Pricing out lower-income families would likely
decrease diversity in the schools, stripping
students of important social experience, and
disrupting educational careers for those most
vulnerable to displacement.

•

Delayed action toward housing stability for
vulnerable residents will put more pressure on
nonprofits, congregations, and public services in
the future to support and scramble for solutions
for lower income families and students.

T hreat s a n d O p p o r tu n i ti e s
Education is currently benefiting vulnerable
populations; however, rates of inclusion in school
programs (such as gifted and talented programs)
by income may need to be examined to assess
how accessible these have been to low income
families. Religious institutions may be benefitting
vulnerable populations, depending who attends the
congregation and the social service activity of the
congregations. Higher ed may not be benefitting
vulnerable populations except for the more educated
population that the colleges draw to the area, who
may be more prone toward equitable social activity.
Any kids of higher-income families that may move
into the area may put pressure on schools to expand
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gifted-and-talented programs that tend to select
disproportionately from higher-income kids.
These threats can be remediated through methods
such as:
•

Further investment in schools could support
lower-income students through financial aid for
tutoring, after-school programs, and day care.
Larger residential population could provide more
human resources such as tutors, “big brothers /
big sisters”, etc.

•

Increased amount of higher-income families
would raise the importance of making sure
qualifying lower-income kids are being identified
and referred to the programs.

•

Connections between religious congregations
and nonprofits (especially those involved in
housing), schools, etc. could be assessed and
encouraged, even incentivized.

•

Stable and advantaged congregation-members
and and local educators can be harnessed
through institutions to provide

Several opportunities exist to harness, protect, or
expand the benefits of institutions. Overall, institutions
need financial and personnel support; a safe, accessible
urban form including walkable and safe streets for
kids and families; growth in “users” - strong/steady
enrollment in schools, congregation numbers, library
visitors, etc.; and encouragement toward further social
integration, for instance through tutorship of youth by
resident educators.
Altogether, institutions can be powerful tools for
reaching and involving disadvantaged residents
through targeted, strategic programs with a low barrier
to entry and local focus. The Council’s energy is best
spent bolstering and replicating these organizations
as they draw and vet private developers to the South
Saint Anthony Park area.
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Community
Coalitions

impact can be difficult to assess. Definition and local
presence will be vital opportunities of growth in order
to shore up the most vulnerable residents in District
12.

A Community Coalition is here defined as a formal
organization of public, private, nonprofit, and/or
individual members around a specific function of
community life, focused on the Saint Anthony Park
District 12 region, that contributes services to and
observes representation from multiple interests in
the region. They may have nonprofit status, but the
nature of their programming spans multiple sectors,
organizations, types of activity, etc.

Two coalitions - the Creative Enterprise Zone
and Towerside Innovation District - are hot topics
of conversation for their broad reach and focus
on experimental and innovative activities and
development. The others listed above, however, are
extremely valuable and deserve full attention and
application of the strategies offered in this report. This
is also the asset category into which the Community
Council falls, providing a station for accountability and
an objective self-assessment.

in Sa in t An t hon y P a r k

These are community resources that thrive through
connecting larger-scale and smaller-scale community
assets.
Those coalitions operating in part or entirely in Saint
Anthony Park include:
Towerside Innovation District
Saint Anthony Park District 12 Community
Council
Saint Anthony Park Community Foundation
Transition Town All Saint Anthony Park
Creative Enterprise Zone (CEZ)
Park Bugle
Saint Anthony Park Area Seniors (SAPAS)
Coalitions in Saint Anthony Park are healthy, active,
but still forming and gaining an identity. They
contribute finances and organization to a variety of
aspects of neighborhood life, including regulatory
and development overview, and financial support for
education, physical improvements, data gathering,
arts, and environmental health. These groups may
not, however, be accessible to lower-income or more
temporary residents. They may also not be accessible
to individual or low-resource entrepreneurs and
businesses. While their reach is far, their positive

Map 4: Towerside Innovation District (pink) and the Creative Enterprise Zone
(purple)

T he Value o f C o alitio ns
Coalitions contribute to community life in a variety of
ways:
•

Coordination of skilled individuals and special
interest organizations and developers;

•

Facilitation of contact and conversation for
community members;

•

Representation of large-scale developments and
organizations to community members;

Assets - Community Coalitions
•

Representation of community members to
developers and other regional bodies;

•

Dissemination of communication and
implementation for Saint Paul City Council to
Saint Anthony Park;

•

Unification of District 12 areas (north, south,
and west of 280);

•

Equity oversight - voice and support for the
interests of vulnerable population.

29

Because of the large scale of these groups, the
beneficiaries can be difficult to pinpoint. SAPAS
focuses on the elderly. CEZ generally targets creative
entrepreneurs. Several of these organizations tend to
operate several levels away from the Saint Anthony
Park community, which, without definition and
publicity, can cause mystery and limit effectiveness and
trust for community members.
Others, like the Council, are tasked with providing a
voice and representation to those under-represented in
the community. They play a central role in facilitating
opportunities for residents to build power, advocate for

Transition Town-All St. Anthony Park’s contribution to

themselves and their neighbors, and build individual
and community capacity.

Coali t ion s a n d N e w D e v e l o p me n t
These organizations can be catalysts for development
and growth in District 12. As such, they hold
sway over the direction of that development. The
implication of this power is responsibility to the
community: the responsibility for transparency,

reliability, and equitable operations. As growth
increases, the workload and scale of projects will
often to stay out of reach for residents. It is the
work of Coalitions to bridge that gap and encourage
unity between community members and the special
activities going on in Saint Anthony Park. They can
do this through capacity-building and communication
strategies recommended in this document.
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T hreat s a n d O p p o r tu n i ti e s
One fact of new business and residential development
is that coalitions will receive a greater workload,
potentially surpassing their capacity for effective
service. These groups will need to focus on
proportional growth in operations, not just growth in
size of projects, in order to stay accessible to smallscale and vulnerable interests. They may even need
to become more accessible to individuals in various
capacities than they already were before development.
One topic of local conversation has been the confusing
overlap of plans and need for resources between CEZ
and Towerside leaders. Self-assessment, cross-sector
clarity, and adequate communication are vital for these
groups to provide a maximum of service for Saint
Anthony Park community members. Developing and
publishing goals will reveal where each group fits
into the puzzle, and will move leaders to logical and
mutually-beneficial strategies for implementation.
Published goals will also respectfully show community
members how they do or do not fit into the coalition’s
operations, freeing them to either engage or make
other choices. In this planning and definition phase,
the coalitions will need to prioritize equitable

operations and accessibility of vulnerable residents and
businesspeople.
To further their individual goals in sustainable,
equitable ways, all coalitions can engage in:
•

Asset mapping and population inventorying;

•

Communication with the community;

•

Growth in volunteer participation;

•

Revue of branding and presence;

•

Harnessing of new revenue sources;

•

Broadening of access to organizational,
administrative, and technical expertise;

•

Expansion of advocates and resources in city
government;

Coalitions have unique amounts of power and breadth.
Their focus moving forward needs to be accountability,
accessibility, and communication in order to serve the
most disadvantaged in Saint Anthony Park.

Assets - Arts & Cultural Resources

The Arts

in St . An t hon y P a r k
The arts are a social and economic boon to District 12
as well as the entire Twin Cities Metro Area. The pride
it instills in a community - and impressive amounts of
money it can bring into an area (through direct sales
and spillover spending) - has been well-documented
by Saint Anthony Park’s own Minnesota Citizens
for the Arts, as well as nationally by Americans for
the Arts. Arts are also an unique asset because of
how accessible artistic activities are for people of
all socio-economic situations. They are useful for
communication, for social bonding, for psychological
and emotional healing, for cultural symbolism, and to
expand inclusion and awareness among a society.

•
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Spending from artists and arts organizations
alone amounts to $644 million in Minnesota.

Cultural resources on a city-wide scale are often
discussed only in terms of an old building stock;
however, this type of capital is not limited to
historic buildings. Rather, historical cultural artifacts
were once the expression of a vibrant community
at a certain point in time, created from the daily
goings-on, hobbies, and unique professions of
individuals whose names can now only be guessed.
As in development of small towns, districts and

Table 4: Artist Organizations in Minnesota

Creative Minnesota’s 2017 report reveals several
insights about Minnesota’s arts culture and eocnomic
impact.
•

A whopping 88% of artists volunteer in their
communities, compared to 25% of all Americans
and 35% of Minnesotans. This is important for
supporting nonprofits and disadvantaged people
during times of transition and development.

•

“The study found that the combined economic
impact of nonprofit arts organizations, their
audiences and artists and creative workers is over
$2 billion annually.”

•

Performing arts organizations far outnumber
other more visible categories of arts
organizations in Minnesota, with younger people
trending toward performing arts rather than
visual or literary arts.

•

The Twin Cities is recognized as an outstanding
arts scene compared to others of a similar size.
Survey respondents rated is as either “good” or
“very good” and liken it to Chicago’s scene.

*Other includes science and children’s museums, zoos, and arts and culture programs
housed in nonarts nonprofits and local governments
Data Source: Creative Minnesota 2017 Report

neighborhoods need to create their own amenities
to establish their place in front of outsiders as well
as members. The arts are an inclusive, inexhaustible
type of cultural resource that inspires and spreads
community like wildfire.

Saint A ntho ny Par k and the A r ts
Saint Anthony Park is a hotspot for professional
and ameteur artists in the Twin Cities. The density
and intensity of artists, support for artists, and
organizations of artists, as well as profit-oriented
artistic activity is immense. Development of artists’
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lofts has prolonged the presence of sophisticated art
in District 12. The arts community in Saint Anthony
Park is highly active and self-aware, due in part to
the artists’ lofts. The community coalition Creative
Enterprise Zone has developed to be a resource to the
creative community. Nonprofits, local businesses, and
community events such as the St. Anthony Park Arts
Festival support and promote local artists by displaying
or making space for products and performances.

T he Va lu e of t h e A r ts
Determining a specific analysis of the economic
impact of art in Saint Anthony Park is complicated,
as the area is closely interwoven with the rest of St.
Paul and Minneapolis. The benefits can, however, be
generally outlines:
•

Local and city-wide spending increase;

•

“Tourism” to the area, which adds to the first
point;

•

Unifying activities for a geographically divided
District 12;

•

Representation of viewpoints and
encouragement of diversity;

•

Highly accessible method of participation in

community affairs and affirming identity as a
community-member;
•

Support of STEAM educational programming.

Those directly purchasing or viewing art by
professionals may include a small portion of the
community, those with money and time or space
for the often-expensive works of art. Financially
advantaged residents are the primary recipients of
this experience of art. Other methods of interacting
with art that requires passing the financial barrier are
art-and-alcohol events and for-profit lessons taught by
artists.
Other people benefit from the presence of the arts in
Saint Anthony Park, also. As a known community of
artists and makers, the social and business network
opportunities benefit new artists entering the area.
A creative atmosphere is good for homeowners and
those selling their home, as well as developers of
market-rate properties. The Cities of Saint Paul and
Minneapolis maintain social and economic vibrancy
through encouraging events like the Saint Paul Art
Crawl, which is also a draw to potential residents.
Local businesses, institutions, and nonprofits benefit
from the increased exposure by audience members and
art consumers.

A rts and New D ev elo p m ent
New development in Saint Anthony park is including
a variety of housing styles, such as artists’ lofts and
workforce housing. While this lowers the barrier to
some artists who want to proximity to each other and
benefits like built-in practice space, these apartments
are time-sensitive and their future affordability lies in
the hands of the property owners. The value of the arts
community is enough to demand special attention to
gaps in service to this community.

Greenline by Don Dickenson

Assets - Arts & Cultural Resources
T hreat s a n d O p p o r tu n i ti e s
Creative Minnesota’s report identifies several major
needs for Minnesota artists overall. These are concrete
starting points for conversation with local artists:
•

Space to work. Artists desire spaces and tools of
their own in order to do their work – but not in
solitude.

•

Connect. Artists have strong interest in
opportunities to form connections and serve
communities.

•

Learn. Artists embrace and are seeking more
learning experiences, experienced artists would
like to pass on their skills, younger artists are
looking for mentors.

•

Earn. Artists remain ambitious about developing
paying audiences and generating income from
their work, but their identities as artists and
the non-monetary value they derive from their
practice are strong regardless of earnings.

•

Audience. Artists desire to reach wider
audiences and markets.

Strongest needs for artists identifying as People of
Color were reported to be:
•

Education for “gatekeepers” and others in the
sector about their work, and particularly its
cultural context

•

Community respect for the value (both the cost
and expertise) of their work

•

Better access to space, technology and materials.

A handful of realities threaten the stability of St.
Anthony Park’s arts community. One is duration of
affordable housing - once the Low-Income Housing
Tax Credit completes its 15-year timeframe, rates
may spike, sending artists to other parts of the Metro.
Another threat is the lack of gallery space. Art thrives
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on being displayed and experienced. However, artists
in Saint Anthony Park lament the few flexible,
accessible gallery spaces in the area. Because of this,
they have to look elsewhere for showspace and cannot
generate an adequate living in the area. Yet a third
issue confronting the arts community is that rising
rents due to new development may drive out lowincome people which will disproportionately affect
people of color and immigrants, depriving the area of
diversity and narrowing the market of art presented.
Lastly, entire organizations such as Boat Builders or
Minnesota Citizens for the Arts may be driven out
of the area by rent increases, producing a cataclysmic
reduction in arts.
Realistic, effective opportunities for protecting,
supporting, and expanding the arts do exist,
however. Through an regimen of cultural planning,

Resources:
The following resources are replete with
activities that can be tailored to smaller
geographies such as Saint Anthony Park.
1) Minneapolis’ cultural mapping
toolkit:
https://www.creativecity.ca/database/
files/library/cultural_mapping_toolkit.pdf
2) National Endowment for the Arts
asset-mapping processes:
https://www.arts.gov/exploring-ourtown/project-type/asset-mapping
3) Canada’s Cultural Planning
Toolkit:
https://www.creativecity.ca/database/
files/library/cultural_planning_toolkit.pdf
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community leaders can prepare an abundant resource
for an unpredictable future. An overall approach to
the arts will include financial support, analysis of
economic impact of arts in only Saint Anthony Park
neighborhood, clear organization, robust advertising,
an art-only “asset mapping” and “participant mapping”
self-evaluation evaluation. Other general strategies
include
•

Continued pressure on developers to create livework units, makerspaces, and other flexible artist
housing.

•

Communication with local artists can be
streamlined and activated intensely. Needs can be
evaluated. This asset can be beneficially viewed in
part as a business niche, and then treated as such.
What are supporting business needs? What is
the customer base like?

•

An inventory of arts organizations should be
taken and participants “mapped” by artistic
method, demographics, etc. Gaps of community
arts offerings can be filled by outreach to artists
outside of District 12. Programming and
outreach to those residents not participating can
be evaluated.

•

Advertising Saint Anthony park as Saint Paul’s
western arts center should be addressed and
enhanced.

•

Importantly, how are Saint Anthony Park’s
marginalized groups participating in local arts?
Are they participating at all? Barriers to exposure
and the practice of arts can be sought and
lowered.

•

An avenue can be created to channel profit from
spending on the arts to low-income.

•

Arts and artists can be used in facilitation of
empowerment of residents.

The São Paulo Museum of Art, Brazil. The MASP makes creative, distinct use of large
industrial space to display worldclass works. Source: Metro Arquitetos and Romula
Baratto.

The Rymer Gallery, Nashville. St. Anthony Park has a wealth of industrial buildings
that can be converted to gallery and performance space for local artists.

Mixed Use Industrial Theater and Performance Space in Arts District, Los Angeles.
Millenniels are most likely to participate in performance arts according to Creative
Minnesota.

Strategies

S trategies

for St. Anthony Park

Equitable development in St.
Anthony Park can be attracted
and supported through explorative
strategies in the areas of
communication, capacity-building,
and economic development.
Through attention to community
assets and dilligently seeking
out under-represented voices,
St. Anthony Park can become a
community where no one is left out
of the benefits of new development.
The strategies exlpored in this
section offer steps the St. Anthony
Park Community Council can
take to strengthen the population,
expand the autonomy and abilities
of esidents, workers, and local
organizations, enhance beneficial
partnerships, and maneuver the
throws of commercial property sales
toward the welfare of the current
and future community.
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A) C o m m u n i c a t i o n
S t r a t eg i es
Communication is the exchange of ideas and
information between stakeholders. The goal of a
communications strategy is to build a relationship
with the community and residents to ensure their
needs are met by new development. The residents
of Saint Anthony Park are the primary asset that
the community holds. Asset-based community
development (ABCD) is a method that focuses on
building upon the residents/community members as
an asset. ABCD is a place- based strategy recognizing
that people can achieve more when working together
with neighbors and families to solve problems and
strengthen their communities. The resources within

Saint Anthony Park are unique. We recommend a
revised communications strategy that can uncover
these resources and strengthen the relationship
between SAPCC and residents/stakeholders.
Solving community problems takes people not just
programs. ABCD acknowledges that residents have
assets, experiences, knowledge, skills, talents, and
relationships that are often overlooked and untapped.1
This approach emphasizes doing work WITH the
community rather than doing work to or for the
community.2 New communication strategies should
begin with an identification of what is desired by
communications, then revising your outreach methods
1
Community Engagement Toolkit. (2017, March). Retrieved from
https://collectiveimpactforum.org/sites/default/files/community engagement
toolkit.pdf
2
Best Practice Community Engagement Techniques. (2013). Neighborhood Planning Guidance. Retrieved April 4, 2018, from https://www.herefordshire.gov.uk/downloads/file/3703/guidance_note_12_best_practice_community_engagment_techniques.

Assets
Involved:
People. People are the primary asset. Residents are typically the strongest party included in
communications, but any stakeholder could be thought of in ABCD techniques.
Community Coalitions. The coalitions already present in the neighborhood pose tremendous assets.
Communication strategies should focus on building their relationships within the community.
Nonprofits. Saint Anthony Park hosts over 50 nonprofits with a magnitude of resources.
Communications strategies can work to bridge information amongst nonprofits as well as between
nonprofits and the larger community.
Commercial/Industrial Property. Enhanced communication and knowledge of community
strengths and vision for the future can shape what commercial activity flourishes in Saint Anthony
Park.
Arts. SAP is a historically artist-focused district. Art and artists are an asset that could be harnessed
into future developments in the neighborhood. Establishing communication methods with the art
community could be instrumental in rebranding SAP.

Strategies - Communication
accordingly. In the long-run, Saint Anthony Park
could rebrand themselves as a community that utilizes
certain communication practices.
1. Identify desired communication goals & revise
outreach methods
2. Re-brand Saint Anthony Park
Strengths of ABCD:
•

Focuses on strengths rather than needs: Building
on strengths

•

Community and individuals have more control
over their lives and neighborhood

•

Individuals have ability to influence decisions
that affect their communities

•

Addresses community and individual assets

•

Engagement of individuals who would not
usually get involved – More inclusive of all voices

•

More sustainable approach

•

Can reduce dependency on external
organizations

•

Creates a more vibrant context for other
strategies to succeed3

Five Questions to Ask3:
1. What can residents/community members do by
themselves?
3. What do they need some help from SAPCC to
do?
4. What does SAPCC do best?
5. What can SAPCC stop doing because people
can do it by themselves?
3
Community Engagement Toolkit. (2017, March). Retrieved from
https://collectiveimpactforum.org/sites/default/files/community engagement
toolkit.pdf
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6. What can SAPCC offer to the community to
support their actions?

What C an SA P C C D o Now?
1. Identify desired communications goals
2. Revise outreach methods
10-Year Plan policies addressed: EQ1 / EQ3 /
EQ5 / EQ6 / EBD7
We recommend that the short-term communication
goals for SAPCC should be to focus on revising
methods and techniques to resident and community
member participation in community planning.
Currently, there are few feedback channels for
residents to utilize. Furthermore, those channels have
historically favored feedback from NSAP residents.
Information that flows out to the community tends
to be absorbed by individuals that have a history of
participating. A revision of communication methods
should strive to capture a more comprehensive resident
and/or community member audience, especially those
voices that tend to be left out or hard to reach. A
revised communications strategy directly addresses
several of the equity goals outlined in the ten-year
plan.

How to Reach Different Types of
Community Members
Saint Anthony Park is home to many different types
of community members. Businesses, institutions, and
other interested parties are valuable when looking
at communications though residents of SAP should
be the primary target in communications strategies.
SAP experiences many stakeholders that have interest,
opinions, and investment in the direction of their
community. A combination of communications
methods is desired to ensure that the most inclusive
participation is reached. Direct and indirect
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communication methods reach people differently.4
Ultimately, we recommend that the ABCD
communications strategies be utilized to facilitate the
village center project. Employing ABCD techniques
in the development of the village center would better
ensure that it is the most useful and desired progress
for the community. Active community participation in
the village center will be more appropriate in serving
the needs and wants of residents.
The following table is a demonstration of goals in
communication (inform, consult, involve, collaborate,
or empower) and the corresponding levels and
intention of engagement as well as applicable
techniques to use for each goal. The table is useful in
examining which techniques have been used in the
past and which goal they perhaps served. This table can
also serve to choose which direction (goal) SAPCC
4
Best Practice Community Engagement Techniques. (2013). Neighborhood Planning Guidance. Retrieved April 4, 2018, from https://www.herefordshire.gov.uk/downloads/file/3703/guidance_note_12_best_practice_community_engagment_techniques.

would like to take in approaching an enhanced
communications stratagem. The type of goal will
vary per stakeholder and context. It is important to
stratify methods within each goal and context. It may

Strategies - Communication
not be feasible for some stakeholders to attend town
hall meetings every third Thursday at a community
center. Finding ways to outreach to as many people as
possible is desired to ensure a comprehensive picture is
created.

Wh at C a n S AP C C D o L o n g - Te r m?
3. Re-brand Saint Anthony Park
10-Year Plan policies addressed: EQ1 / EQ3 /
EQ5 / EQ6 / EBD7
The long-term goal of the communications strategy
is to build a more inclusive and cohesive community
‘brand’. The methods and techniques used for
community participation will change over time.
However, community participation in the short-term
will lead to a vision and ‘brand’ for the area that may
last for a considerable amount of time. A brand has
to be a lived experience for the community or else it
is unlikely to stick around. The creation of the village
center in SSAP has the potential to be instrumental
in shaping/determining the brand of SSAP. A brand
is a signal to external AND internal stakeholders as to
what is important in that community.
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residents to plan and control their neighborhood. The
organization acts as a facilitator between professional
planners and grassroots organizing. 7
Residents gained economic power and environmental
stewardship through the acquisition of vacant lands
and advocacy for affordable housing. DSNI linked
all of the communities assets: people, associations,
institutions, physical space, and finance elements
(land trust). Through this initiative residents came
to understand the economic processes of land trusts
and property allocation. DSNI was able to facilitate
a new ‘Town Commons’, gardens, and housing
with the acquisition of the lots. Offshoots of these
initiatives include cooperative home ownership and
entrepreneurship of Dudley Street residents. DSNI
still thrives today.

Case Study5
The Dudley Street Neighborhood Initiative (DSNI)
is a case study of a neighborhood in Boston, MA
that was facing considerable external development
pressure. DSNI created an opportunity for residents
to cooperate for power over their neighborhood. It
was the first community organization to win power
of eminent domain. DSNI successfully gained
control of vacant lots and formed a land trust.6 It
was a resident-organized initiative that focused on
leadership and cooperation. DSNI does not provide
services or development on its own, rather it empowers
5
Snow, L.K. (2001). Community Transformation: Turning Threats into
Opportunities. Asset-Based Community Development Institute, 34-40. Retrieved
from https://resources.depaul.edu/abcd-institute/publications/documents/workbooks/communitytransformation.pdf Section Title: Dudley Street Neighborhood
Initiative
6
History. (n.d.). Retrieved April 17, 2018, from https://www.dsni.org/
dsni-historic-timeline/

7
Snow, L.K. (2001). Community Transformation: Turning Threats into
Opportunities. Asset-Based Community Development Institute, 34-40. Retrieved
from https://resources.depaul.edu/abcd-institute/publications/documents/workbooks/communitytransformation.pdf Section Title: Dudley Street Neighborhood
Initiative
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B) C a p a c i t y - B u i l d i n g
S t r a t eg i es
As the population and customer base of District
12 grows, the Community Council’s services and
operations will be severely tested. A higher service
level will be demanded of the Council, placing equity
in danger of taking a lesser role or being lost in the
weeds. At the same time, Saint Anthony Park contains
a large population of educators, home-owners,
professionals, artists, and students, as well as valuable
connections to organizations and governmental
bodies. These assets can be harnessed to build Council
and population capacity through Facilitation and
Collaboration strategies.
“Facilitation is the practice of providing leadership

without taking the reins.”1 The purpose of facilitation
strategies is to expand residents’ and workers’ capacity
for autonomous community improvement and powerbuilding. Facilitation is vertical action - it bridges
the gap between those in the community with less
power and the Council by encouraging, creating, and
connecting local individuals and groups to resources
they may not readily have access to or know about.
Facilitation strategies empower individuals to engage
in advocacy, economic development, and community
service for themselves and their neighbors. Personal
and organizational agency and autonomy is expanded,
and tools for well-being and prosperity are brought
into reach of the neighborhood’s disadvantaged
residents. The Community Council is already
established in an ideal centralized position to fill a
facilitation role.

1
Center for Economic and Community Development, Pennsylvania
State University. http://aese.psu.edu/research/centers/cecd/engagement-toolbox/
facilitation

Assets
Involved:
People. The willingness of the North SAP population and other area homeowners to get involved
provides valuable, dedicated labor and local attention toward the unseen individuals and overlooked
details of a changing South SAP community.
Organizations. Coalitions, Nonprofits, & Institutions. Complex activity by area organizations can
grow in efficient community service by better defining their roles, connecting with each other, and
implementing periodic self-assessments.
New Development & Commercial Activity. New development and greater commercial activity can
bring wealth, attention, and better service to the community as long as service providers continue to
empower local residents and businesses and improve their own operations.
Arts. With specialized attention and greater definition of services, organizations can ensure the arts
and creative industry continue to act as a megaphone for the underserved in SAP, as well as a wealthgenerator for artists and the City of St. Paul.
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Collaboration is the horizontal complement to
Facilitation. Collaborative action builds the capacity
of the Council and the population by partnering with
developers, governmental bodies, and other established
organizations, institutions, and individuals in power.
This strengthens the Council in handling the pressures
of new development without sacrificing services to
residents and workers in need. Collaboration strategies
involve reaching out to developers, tenants, and
organizations in or outside of Saint Anthony Park and
actively fostering beneficial partnerships.
Building capacity in District 12 protects, harnesses,
and develops several assets, including People,
Institutions, Nonprofits, and Organizations. These
actions function hand-in-hand with Communication,
Property Ownership, and Economic Development
strategies to contribute to equitable development.
1. Facilitation: Bridge the gap between those in the
community with less power and SAPCC
2. Collaboration: Build the capacity of SAPCC and
the residents by partnering with stakeholders
The overarching categories of Facilitation and
Collaboration contain long-term and short-term
strategies.

F acil it at ion :
Wh at C a n S AP C C D o N ow ?
1. Develop Advocacy Capacity of Residents

»» 10-Year Plan policies addressed: EQ3 / EQ4
•

•

Facilitate organization and advocacy
training for disadvantaged residents
(advocating for self )
Facilitate advocacy training for advantaged
residents, especially those in North Saint
Anthony Park (advocating for others)

Either in-house or partnering with an area
community engagement group, the Council can offer

regular, public trainings and workshops on building
community power and voicing public concerns.
Special-interest groups can be addressed through
group-specific organizing. For instance, ISAIAH is
a power-building group of people of faith that can
be especially effective working with neighborhood
mosques, churches, and other people of faith.
2. Establish a Program for the SEAL Village
Green

»» 10-Year Plan policies addressed: EQ1 / EBD7

In development projects such as that of a village
center, “programming” for the area is an important
concrete step. The program is the description of user
groups, activities and behaviors, needs, elements,
and resulting design implications. The Council is
the ideal community body to facilitate this process.
This involves deciding A) users of the space (the
“population”), B) activities on the site (the “package”),
C) the environment or characteristics of the site (the
“performance”), and the types of behaviors the site
will accommodate (the “patterns”). Consultants for
this process can be drawn from the fields of Urban
Planning, Community Development, Landscape
Architecture, and Architecture. In order to effectively
make zoning or funding requests, and program will
provide a vision for the project.

F acilitatio n:
What C an SA P C C D o L o ng - Ter m ?
3. Develop Educational Partnerships and
Volunteer Roles for Community Members
»» 10-Year Plan policies addressed: EQ1 / EQ4
•

Involve advantaged, skilled, or other willing
residents in volunteer work, tutoring, and
mentoring within District 11

•

Connect with local colleges and schools to
develop service-learning opportunities with
businesses and organizations in SAP
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Encourage area organizations to offer
educational opportunities to community
members at below-market-value rate

Organizations from the Center to Advance Racial
Equity at Portland State University is a successful
model of such an operational self-assessment.
Expansive enough for any organization to implement,
In the community survey, community members
an adaptation tailored to Saint Anthony Park would
specifically named their desire for growth in volunteer bolster the Community Council’s Equity Framework
opportunities for youth and adults (Equity Framework, by not only directing the future of District 11, but also
p. 33). Partnerships for volunteer experience can
of the Council itself. The Protocol highlights racial
be forged with Saint Anthony Park elementary and
equity, and can be applied to other characteristics of
middle schools and organizations, as well as with
disadvantaged people such as foreign-born residents or
outside institutions such as Saint Paul College that
residents in poverty.
make heavy use of service learning experience.2
From the document:
Individuals and private groups may have skill or
experiential offerings that don’t work in those systems.
“In short, the Protocol for Culturally
The District’s wealth of artists provides an undeniable
Responsive Organizations is designed to assist
opportunity to expand the capacity of residents while
organizations and granting bodies to assess
broadcasting the area’s brand as a creative hub in the
an organization’s practice and commitment to
Cities. The Council can encourage workforce training,
integrating cultural responsiveness across the
educational improvement, and community growth by
organizations’ policies, practices, culture, and
connecting individuals with special offerings, interests,
data collection and evaluation mechanisms.
or needs. The large amount of educators and college
This new tool will make the work of our service
students who call Saint Anthony Park home allow
community more transparent. It will encourage
the task of volunteering or tutoring to be distributed
the development of improved consciousness
widely with low levels commitment.
about our work, increases in and/or reallocation
of resources, and improve forward planning for
enhanced equity and cultural responsiveness.”
Col lab or at ion :

Wh at C a n S AP C C D o N ow ?

4. Implement Equity Self-Assessment of SAPCC

»» 10-Year Plan policies addressed: EQ3 / EQ4 / EQ6

The Saint Anthony Park Community Council has
expressed the desire to approach new development and
population growth in District 12 through an equity
lens. This requires not only analyzing the physical
buildings or rates of affordable housing, but enhancing
the Council’s operations through self-assessment - not
just looking for equitable solutions, but weaving equity
into daily operations. The Council has the opportunity
to be a leader in inclusive decision-making and
socially-responsible practices.
The 2014 Protocol for Culturally Responsive

2
Saint Paul College Service Learning. https://www.saintpaul.edu/
campuslife/service-learning

5. Assemble a Saint Anthony Park Area Business
Association (SAP-ABA)
»» 10-Year Plan policies addressed: EBD8

As South Saint Anthony Park evolves as a locus of
business in the Twin Cities, new faces are entering
with resource needs and potential for conflict or
mutual gain. A business association would be a
designated group dedicated to advocating area
business opportunities, encouraging entrepreneurship,
providing educational and workforce opportunities,
and arbitrating between employees and employers.
The SAP-ABA would be made of representatives
from local businesses and sectors, and would be in
contact with larger-area associations such as the Saint
Paul Chamber of Commerce. The Saint Anthony
Park Economic Development Committee (proposed
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in this document) would act as a liaison between the
Community Council and business association.
The East Side Area Business Association is an
appropriate model for the SAP-ABA. They tactfully
and enthusiastically support the diverse business
community in the East Side with a full range of
offerings and techniques. For more information see
www.Esaba.org.
6. Request Definition of Service from Area
Coalitions

»» 10-Year Plan policies addressed: EQ1 / EBD8

Saint Anthony Park is fortunate to receive a great
amount of attention from regional coalitions such
as the Creative Enterprise Zone and Towerside

Equity
Self-Assessment

Innovation District. Guided by the Council’s 10Year Plan and six Equity Framework principles,
the Council can avoid redundancy and funding
conflicts and enhance the impact of these coalitions
by requesting Definitions of Service from these
organizations, similar to Memorandums of
Understanding proposed for developers in Economic
and Business Development policy number 8
(EBD8.2). Interviews with residents and workers
in Saint Anthony Park indicated that, while these
organizations are nominally beneficial, they are aloof
from residents, making it difficult to interact with
them or know what to expect from them. By defining
their organizations (at least on a set, short-term basis),
disparate forces can be harnessed beneficially for
disadvantaged Saint Anthony Park residents.

Important elements of the Protocol include:
•

A clear, actionable organizational model for the
Council;

•

Insightful, complete scoring and “diagnosing”
metrics across several important domains of equity;

•

Schedules for documents, policies, further
assessments, and budgeting recommendations;

•

Example documents, organizations, initiatives, and
materials;

•

A wealth of resources and contacts;

•

Hiring, supervision, and risk assessment policy
language and tools;

•

Case Studies with testimonies, data, and techniques
from around the country and world;

For more information, see http://www.oregon.gov/ohcs/
OSHC/docs/HSC-2016/030416_HSC_LIFT_CAREreport.pdf
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Wh at C a n S AP C C D o L o n g - Te r m?
7. Partner with City Council to author a
Community Benefit Agreement (CBA)

»» 10-Year Plan policies addressed: EQ1 / EQ4 / EQ5
/ EBD8

Saint Anthony Park can work with Ward 4 St. Paul
City Councilwoman Samantha Henningson to author
a CBA that acts as a gateway - and incentive - for
developers. An introduction from the Partnership for
Working Families and the Community Benefits Law
Center:
Community benefits agreements (CBA) are
legally binding agreements between developers
and coalitions of community organizations,
addressing a broad range of community
needs. CBAs ensure that local residents
share in the benefits of major developments
in their communities. They elevate the voices
of community residents and shift the balance
of power in economic development from
developers back toward the community. They
enable local residents to have a meaningful seat
at the table with public agencies and developers,
shaping large scale development projects in
their neighborhoods, pressing for community
benefits tailored to their needs, and holding
developers accountable for their promises.3
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paying jobs, affordable housing, childcare
centers, health and recreational facilities, and
educational improvements. CBAs can also
involve the redress of harm. For example,
a CBA could include the construction of a
playground as remediation for a loss of green
space.4
8. Broadcast Equity Self-Assessment to Other
Organizations
»» 10-Year Plan policies addressed: EQ3 / EQ6

The Protocol for Culturally Responsive Organizations
discussed above is a flexible tool that can act as a
common equity platform for multiple St. Anthony
Park organizations. When other community
organizations and institutions participate in a selfassessment, incoming developers, residents, and
businesses will be entering a district where looking out
for marginalized neighbors is second nature.

Further explanation from the Federal Reserve Bank of
Minneapolis:
A CBA is a contract created by the key
partners involved in community development
projects. The list usually includes a private
developer, community-based organizations,
public officials, and local government agencies.
A typical contract defines specific benefits the
developer guarantees to residents of the affected
neighborhoods. The benefits can include well-

3
Common Challenges in Negotiating Community Benefits Agreements. Partnership for Working Families. http://www.forworkingfamilies.org/
sites/pwf/files/publications/Effective%20CBAs.pdf

The Prosperous Province, published in 2015, is a rich guide to Community Benefit
Agreements. Source: University of Toronto

4
Community Dividend. The Federal Reserve Bank of Minnesota.
https://www.minneapolisfed.org/publications/community-dividend/community-benefits-agreements-a-tool-for-more-equitable-development
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C) Economic Development
S t r a t eg i es
Economic development refers to policies and activities
aimed at improving the economic well-being of an
area. Economic development hosts a range of activities
including; recruiting businesses, engaging in long-term
planning, developing properties, and providing job
training. New development will change the economic
environment of South St. Anthony Park. Engaging in

economic development activities can shape how the
economy of the neighborhood changes and ensures
that changes stimulate equitable outcomes. We
recommend two economic development strategies that
have the potential to harness, protect, and strengthen
the neighborhood’s existing assets in the face of new
development.
1. Create an economic development committee
under the SAPCC
2. Pursue community property ownership

Assets
Involved:
People. Property ownership by the community gives the community power and control over the
future of their neighborhood.
Arts, commercial, and non-profits. Ownership of property by community organizations or
community members helps ensure that non-profits, artists, and local businesses can continue to call
South SAP home in the face of rising rents in privately owned buildings.
Industrial property. Economic development activities involving the neighborhood’s industrial sector
ensures that good-paying industrial jobs remain in the area.
Location. South SAP’s location makes community investments in housing and commercial space an
economically viable investment.
New development. Community economic development activities can help protect community
interests from the interests of private developers. Community economic development, specifically
property ownership, also allows the community to develop in South SAP on their own terms.
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•

Wh at ca n S t . A n th o n y P a r k d o N O W?
1. Form an economic development committee
under the SAPCC

»» 10-Year Plan policies addressed: EQ5 / EBD1 EBD8

Creating an economic development committee under
the SAPCC establishes an authority responsible
for engaging in economic development activities in
St. Anthony Park on behalf of the community. The
economic development committee would operate
within St. Anthony Park’s existing equity framework,
ensuring that the committee strives for equitable
economic development outcomes. SAPCC’s Land
Use Committee may already be engaging in some
economic development activities such as creating
developer guidelines, but a dedicated economic
development committee would be able to focus
energy towards these activities for a greater impact.

Recruiting businesses to the area. The economic
development committee could be responsible
for identifying the types of businesses that
the community may need or want. The
committee would work closely with residents
or community members to discover what
businesses are truly desired. They could then
actively work to recruit those types of businesses
to the area. This type of active recruitment will
be increasingly important as new development
brings changing commercial space to South
St. Anthony Park. The economic development
committee should work to ensure that
businesses will serve the existing community

Economic development activities that the committee
could focus on include:
•

Building relationships with businesses owners
in the community. Forming and maintaining
relationships between the Council and area
businesses is important for understanding the
needs of local businesses and building ties
between the businesses and the community.
If the Council understands the needs of the
business community, they can better provide
and/or advocate for those needs. Additionally,
if a business feels connected to the community,
they will better understand the community’s
needs. These relationships can be formed
through partnerships with an area business
association or through regular business visits by
committee members to check-in with business
owners. In the face of new development,
having local businesses that are connected
to the community and are willing to face the
challenges of new development in order to stay
in the community is key.

An economic development committee could apply focused energy to commercial issues in
St. Anthony Park.

and provide living-wage jobs for community
members with limited formal education.
•

Connecting business with resources. An
economic development committee could be
responsible for understanding the world of
resources available to small businesses. These
resources could be federal, state, local, or
philanthropic/non-profit. With the economic
development committee as a one-stop
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information resource, businesses can be better
connected to existing resources that assist small
businesses with business planning, training,
loans, and more.
•

Long-term planning. SAPCC’s current 10-year
plan draft includes several high-level objectives
for economic development in St Anthony Park.
An economic development committee could
add more specifics to these plans and expand
these goals to include more “soft” objectives
relating to relationships and community rather
than focusing only on physical features of
the neighborhood. For example, an economic
development committee to flesh out goal
EBD4, “Make changes to the industrial area
transportation network to increase the area that
is attractive for development,” by sketching out
ideas for improving transportation connectivity.
An economic development committee could also
facilitate a visualization process which identifies
the types of jobs that South SAP should provide
and determine baseline measures against which
to improve. Other economic development goals
may be to increase property ownership among
small businesses in the neighborhood.

It is important that members of the economic
development committee are as diverse as the economy
in St. Anthony Park. For example, community
members in the industrial sector and local artists must
be included to ensure that the economic development
committee can serve the industrial and art assets in
the neighborhood. While several District Councils
describe one of their committees as some variation
of “economic development,” none appear to actively
engage in these types of activities and instead focus
only on land use. SAPCC could pioneer this type
of active economic engagement as a model for other
District Councils.

What can St. A ntho ny P ark d o in the
LO NG- T E RM?
2. Pursue and support community property
ownership

»» 10-Year Plan policies addressed: EQ5 / EBD1 EBD8

Property ownership gives the South St. Anthony Park
community power and control in their neighborhood
in the face of new development. When community
organizations and community members own property,
they decide how it is used, allowing the community’s
wants and needs to be prioritized, while also enabling
the community to profit from the value of the land,
as opposed to outside developers. If communitybased organizations like SAPCC own property, they
can provide affordable housing options and services
to low-income and marginalized communities, and
they can create spaces for community members to
gather. They can invest in development that advances
the community’s vision for the neighborhood, and
they can provide stable commercial space for local
businesses and organizations. If community members
own property, including residents that own their
homes and local business owners and nonprofits who
own their commercial space, they are protected from
the threat of displacement if their rental property is
sold or if rents are increased. Property ownership by

This Minneapolis house was completely remodeled by City of Lakes CLT and sold for
$99,000 in 2014. Source: Star Tribune.
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responsible, community-minded private actors who
are mindful of their tenants are also beneficial for
the community. Strategies that help secure property
ownership by the community include; community
land trusts, community development corporations,
and investment cooperatives.
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Community Land Trusts

retain a percentage of the appreciation of their home’s
value. This limited equity formula allows low-income
households the opportunity to retain some equity and
build wealth from homeownership while also ensuring
that the home will be affordable to future buyers. The
community land trust model is used across the US and
has been proven to preserve and provide affordable
housing for communities.

Community land trusts (CLTs) are non-profit,
community-based organizations that provide

Community Development Corporations

Source: Davis, John E. & Rick Jacobus. “Figure 3.” The City-CLT Partnership:
Municipal Support for Community Land Trusts. Lincoln Institute of Land Policy
(2008): pp. 8.

permanently affordable homeownership opportunities
in community. CLTs acquire properties and hold the
land in the trust to ensure that it forever benefits
the community. The homes on CLT land can then
be bought and sold at affordable prices because only
the building is included in the transaction. CLT
homeowners enter into a long-term ground lease
agreement for use of the land. This agreement also
stipulates that the homeowner must sell to a lowincome household and that the homeowner must sell
the house at a price determined by a resale formula.
Such a resale formula allows the homeowner to

Community development corporations (CDCs) are
non-profit, community-based organizations that
provide community development services, usually
to a specific location. CDCs are typically known for
developing affordable housing, but CDCs also have
the capacity to engage in a variety of activities such as
economic development, lending, workforce training,
transportation planning, youth development, and
more. A South St. Anthony Park CDC could be a
vehicle to build property ownership in the community,
whether housing, commercial, industrial, or public
space. A South St. Anthony Park CDC would be
governed by community members, ensuring that the
CDC supports the community’s interests. Beyond
building property ownership, a CDC could provide
services that support the neighborhood in other ways,
including but not limited to industrial job training,
apprenticeship programs, art engagement for youth,
and advocacy training. Much like a land trust, CDCs
rely on philanthropic dollars for funding.
Examples of local CDCs that may be of particular
interest to South St. Anthony Park or that could serve
South St. Anthony Park:
•

NeighborWorks Home Partners: https://
nwhomepartners.org/

•

Neighborhood Development Center: http://
www.ndc-mn.org/

•

Hmong American Partnership: http://www.
hmong.org/

•

West Bank CDC http://wbcdc.org/
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C a se S t u d y : R o n d o Co mmu n i t y L and T r us t
Rondo CLT was created in 1993 to serve the Summit-University and Lexington-Hamline
neighborhoods of Saint Paul. The creation of Rondo CLT comes directly from the efforts of
St. Paul district councils. The idea for Rondo CLT came from a 1989 resident task force of the
Summit-University Planning Council, who recommended to the Council that a CLT would
serve the community’s affordable housing needs. Both the Summit-University and LexingtonHamline councils supported the creation of the CLT. Greg Finzell has been the executive
director of Rondo CLT since it was formed, and he was the executive director of the SummitUniversity Planning Council before that.
Rondo CLT got its initial funding from the neighborhood organizations, and now relies on
local government agencies, foundations, and other organizations for funding and organizational
support. Rondo CLT has also expanded their service area to include all of Ramsey County.
Rondo CLT seeks to serve households with low- to moderate-income households, with the
maximum income for a family of two at $52,600 and the maximum income for a family of four
at $65,700. Rondo CLT generally does not serve households that make less than $24,000. Rondo
CLT charges a $15 per month fee to each CLT homeowner for the ground lease, and Rondo
CLT’s resale formula allows homeowners to retain all of their equity plus 25% of the appreciated
value of their home. Rondo CLT will try to support its homeowners as needed throughout their
homeownership with regards to capital improvements and foreclosure prevention. However,
many of Rondo CLT’s homeowners do not interact with the organization at all after purchasing
the home.
Rondo CLT is governed by their board, which is made up ⅓ by CLT homeowners, ⅓ community
members (St. Paul residents), and ⅓ additional seats. The board ensures that Rondo CLT
continues to serve the community’s needs and desires. Rondo CLT acquires properties for the
trust by purchasing and rehabbing existing properties or by acquiring land and building new
construction or moving an existing home onto the property. In addition to providing affordable
residential ownership, Rondo CLT is currently developing one of the first commercial CLT
projects in the country, which will provide permanently affordable commercial space for local
small businesses who are facing rising rents from gentrification pressures.
(continued next page)
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(Rhondo Community Land Trust cont.)

The CLT model is most straightforwardly applied to single-family housing. However, many
land trusts, including Rondo CLT, hold duplexes, triplexes, townhomes, and condos in their
trust. These types of multifamily properties introduce complexity to the CLT model, in terms
of affordability and legality. For example, the price of a CLT condo may not be significantly
less than the price of a condo in the private market. This is because the savings to a homebuyer
for a CLT home come from not paying for the land. However, the price of land is spread across
all condo units on the land, making the land savings for a CLT home relatively less impactful.
Multifamily CLT properties may also require an additional fee for shared maintenance and
improvements, which can impact affordability for the homeowner. Finally, the legal requirements
surrounding condos can add complexity which can also increase costs.
The CLT model may be useful for South St. Anthony Park in preserving its mixed-income
and diverse single family neighborhood. However, the CLT model may not be very helpful in
providing ample homeownership opportunities for existing renters in South St. Anthony Park
and does not provide additional housing units to accommodate an influx of new residents. The
potential for the land trust model to provide affordable commercial space presents the most
positive impact on South St. Anthony Park.
The South St. Anthony Park community could work to establish their own CLT, but working
with an existing CLT would save time and capitalize on organization and expertise that already
exists. The St. Anthony Park neighborhood is within Rondo CLT’s service area, but Rondo CLT
does not currently hold any land in St. Anthony Park. SAPCC can reach out to Rondo CLT to
determine how the land trust can best serve South St. Anthony Park.
Additional information:
•

Rondo Community Land Trust: https://www.rondoclt.org/index.php

•

Tools and resources for exploring, starting, and running a CLT: http://cltnetwork.org/tools/,
https://groundedsolutions.org/start-upclthub/

•

Lessons from a Commercial Community Land Trust Pilot: https://conservancy.umn.edu/
handle/11299/192727
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Investment Cooperatives
Investment cooperatives bring together the capital
of community members to make community-based
real estate investments. These organizations are run
by private citizens for profit, but they are mission
driven and the profit is shared among the cooperative
owners. Investment cooperatives are available for any
community member to buy a membership, which
gives them an equal vote in the cooperative. Members
with additional capital can contribute more to the
cooperative and receive a proportionally larger share
of the profit, but these members are still only allowed
one vote. Minnesota has generous cooperative laws
which allow this additional capital raising to be
possible, and this makes the NorthEast Investment
Cooperative out of Minneapolis unique in the
United States. NorthEast Investment Cooperative
has harnessed its capital to make commercial real
estate investments in the community where the
private market failed to. With an inclusive, equitable
development framework, a South St. Anthony Park
investment cooperative could harness the existing
wealth in the St. Anthony Park neighborhood to
provide the kind of equitable development that
private development won’t.
Additional information:
•

More about investment cooperatives: https://ilsr.
org/rule/investment-cooperatives/

•

NorthEast Investment http://www.neic.coop/

•

More on local cooperative investment clubs:
http://thecp.coop/
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Conclusion
narrative must be inclusive of the communities
most affected by these changes.

Conclusion
With the communication, capacity-building, and
economic development strategies recommended in
this report, SAPCC is better equipped to support
and pursue equitable development in South St.
Anthony Park in line with the Council’s Equity
Framework. These strategies provide the Council
with tools to connect with and represent its diverse
community members, educate residents and other
community organizations about equity and advocacy,
and take actions that center and serve marginalized
populations. Some of the recommended strategies
can be done relatively quickly, such as forming an
economic development committee or developing
an equity-based communications plan. Some of the
recommended strategies are long-term projects that
SAPCC can work towards, including solidifying a
community “brand” and forming partnerships with
area organizations to meet shared goals. All of the
recommended strategies utilize, support, or maximize
the assets already present in South St. Anthony Park.
The immediate next step for SAPCC is to determine
which of these strategies they want to pursue and
identify the next steps for implementing them.
This report concludes with general recommendations
for SAPCC when considering and pursuing the
recommended strategies. These recommendations
outline things the Council needs to do in order to
effectively engage these strategies and ensure equitable
development outcomes in South St. Anthony Park.
•

Establish the narrative explaining changes in
South St. Anthony Park.
Is South St. Anthony Park gentrifying? Or is
it revitalizing? Maybe it’s something else. The
way the changes are defined and talked about
will affect the types of strategies the Council
engages in so the Council must be consistent
and representative of the community in their
narrative. The process of establishing the

•

Increase the capacity of the Community
Council.
The Council needs more funding, more staff,
and more community members engaged in
order to effectively engage any of the strategies
recommended in this report. Partnering with
other area organizations to meet shared goals is
one way to do this efficiently. SAPCC should
continue to utilize student researchers to assist
them in their goals. Ideas for future study
include:

»» Perform an in depth study of gentrification in South
St. Anthony Park to determine what is actually
happening in the neighborhood and impacts on
community members.
»» Sketching out a vision for future land use and
increased connectivity in the neighborhood.

»» Assessing the state of commercial property ownership
in the neighborhood and identifying the needs of
commercial and non-commercial businesses in the
area.
•

Determine the role SAPCC will play moving
forward.
Does the Council want to be an organizer,
advocate, convener, fiscal agent, facilitator,
communicator, or something else? The Council
may play different roles in different contexts, but
identifying its role early on will help shape the
work of the Council.

•

Remember that South St. Anthony Park does
not exist in a vacuum.
While North and South St. Anthony Park
are two distinct areas, they are served by one
district council. South St. Anthony Park cannot
alone bear the burden of reducing disparities in
the neighborhood and building equity in the
community. The Council must identify ways for

Conclusion
North St. Anthony Park to participate and share
the burden of the work of equitable development.
•

Lead by example.
Many of these suggestions require SAPCC
to be bolder and more proactive than district
councils typically are. SAPCC has the energy
and enthusiasm to do something new and
demonstrate the ability for a community
organization to bring impactful and equitable
changes to their community.

St. Anthony Park is beginning an exciting phase of its
community history. While assurance that a step is the
right one often eludes even the most careful, the St.
Anthony Park Community Council has the pleasure
and responsibility of staying in touch with the least
served and most vulnerable community members. Just
a few benevolent, far-sighted actions now can make a
world of difference the St. Anthony Park of tomorrow.
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