
project background

In the 1930s, the Rondo neighborhood was the heart of Saint Paul, Minnesota. It once was the largest African American neighborhood embraced 
with culture and pride with thriving businesses and a flourishing middle class. In the 1950s, the Rondo 
neighborhood was devastated by the construction of Interstate 94. The construction displaced thousands 
of families and resulted in over 300 businesses closed. The interstate essentially erased the neighborhood 
identity.

To help restore and repair the Rondo Neighborhood, Reconnect Rondo is preparing the Rondo 
Neighborhood Master Plan Study to initiate a community-driven process to develop a restorative 
development approach. This approach will create a neighborhood plan that promotes community 
ownership, local assets, and builds on history and cultural strengths of the Rondo neighborhood. The Master 
Plan will reflect community input and directly benefit the Rondo neighborhood and its residents. The Rondo 
Neighborhood Master Plan Study will be guided by six project themes or Topic Areas to create a revitalized and repaired neighborhood:

The Rondo Neighborhood 
Master Plan Study Area 
extends east to Marion 
Street; with a jog west at 
Western Avenue, west to 
Hamline Avenue, north to 
University Avenue and 
south to Selby Avenue. 

The purpose of this meeting is to align project vision and goals. Vision and 
goal statements provide the foundation for the master planning process by 
guiding plan development and building community consensus on the plan’s 
outcomes. 

The project team has developed existing conditions overviews for six topic 
areas that will be used to inform community understanding of the master 
plan area. The project team needs community members to collaborate in the 
development of the vision and goals for each Topic Area. 

Trey Joiner
Transportation Collaborative & Consultants
612-474-0037
tjoiner@transportationcollaborative.com

Craig Vaughn
Transportation Collaborative & Consultants
612-464-3810
cvaughn@transportationcollaborative.com
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master planning overview

what is a master plan?

• Act as a framework for regeneration by attracting
   private sector investment, driven by community
   needs and goals.
• Conceptualize and shape the three-dimensional
   urban environment through community input and
   human-centered design
• Define public, semiprivate, and private spaces 
    and public amenities
• Determine the mix of uses and their physical
   relationships
• Engage the local community and act as catalyst of
   consensus
• Develop a phasing and implementation schedule 
  and identify priorities for action

master planning desired outcomes

A guiding document designed to help a community create a future vision and focus on ways to:

• Hamline Station Area 
• Lexington Station Area 
• Victoria Station Area
• Dale Station Area
• Western Station Area
• Rice Station Area

Green Line Station Plans

• Union Park 
• Summit-University 
• Thomas-Dale/Frogtown

Planning District Plans

• 2040 Comprehensive Plan 
• Saint Paul Bicycle Plan 
• Saint Paul Pedestrian Plan
• Historic Hill District Guidelines

City of Saint Paul Plans

the Rondo Neighborhood Master Plan Study will be guided by other area policies 
and plans:

Preserve a community’s 
unique character

Support investment

Promote desired change

Enhance a community’s 
livability

Support sustainable population growth, economic vitality, new housing 
development, transportation improvements, and optimize land use development 
opportunities, etc.

Develop and maintain a base of knowledge in the form of surveys and 
inventories of planning initiatives, existing development trends, physical 
characteristics, and social/economic conditions

$

Along with community groups and residents of 
Rondo, the Rondo Neighborhood Master Plan 
Study Technical Team will work closely with these 
stakeholders:



transportation and mobility

Transportation in neighborhoods serves as their connective tissue. Transportation systems connect people to where they live, work, play, learn, and worship. The Rondo 
Neighborhood Master Plan Study supports the needs of all users by enhancing the neighborhood’s current transportation infrastructure. The Plan will recommend ways to 
enhance the multimodal transportation system by prioritizing walking, biking, and transit interconnectivity.  

The Rondo Neighborhood Master Plan 
Area will prioritize the safety of its most 
vulnerable roadway users. The current 
multimodal system in the study area 
includes:

multimodal connectivity
State and local agencies measure 
the amount of traffic on arterial 
and collector functionally 
classified roadways on an annual 
or other yearly rolling basis. This is 
known as Average Annual Daily 
Traffic or AADT.  AADT is 
important in: 

- Determining funding for roadway 
   maintenance and improvements
- Forecasting roadway 
   maintenance needs 
- Evaluating the scope and 
   applicability of vehicular and 
   multi-modal safety treatments 

traffic volume

roadways

4% of the crashes in the 
study area involved a 
pedestrian

1% of the crashes in the 
study area involved a 
bicyclist 

The historic transit 
accommodations 
served the Rondo 
neighborhood well at 
the time and provided 
options for people to 
travel the area. Today's 
transit system is 
relatively comparable 
except for local 
connectivity.

All roads are classified by their 
functional classification, a 
roadway categorization used by 
federal, state and local agencies 
to govern roadway design and 
funding eligibility.  A map of 
Rondo's functionally classified 
roadways is shown below. 

The graphic above provides a general understanding of the 
functional classification roadway purpose. Arterials are the least 
numerous  and carry more traffic for longer distances and are 
designed as regional routes. Collectors carry local traffic as 
commuter routes. Local streets are the most numerous routes 
and provide access to destinations like homes, schools and 
collector streets. 

Key Vehicle Safety Facts:

• Total of 2,136 crashes in the study area between 2017-2021
• 78% of crashes were property damage only
• 13% of crashes were possible injury
• 3 fatalities occurred in the last five years

crash analysis

intersections with 
highest number of 
crashes

1. Lexington Ave. and St. Anthony Ave. 
2. Lexington Ave. and Concordia Ave.
3. University Ave. and Dale Street 
4. University Ave. and Lexington Ave. 
5. Dale Street and St. Anthony Ave. 

4 overpass 
footbridges

Sidewalks on 
both sides of 

the street

51 transit 
stops

ADA compliant 
curbs

ADA: Americans with 
Disabilities Act



history, culture, and arts

To plan for the future, it is important to know the past. The 
Rondo Neighborhood Master Plan Study will delve into the 
vital and unique history of the Rondo Neighborhood to 
support community connection, identity, and reinforce a 
sense of place. The history of the neighborhood will be 
revealed through cultural, historical, and architectural 
investigations and research of the neighborhood’s historic 
buildings and important places.  

In the Rondo Neighborhood Master Plan Study, Rondo’s 
built heritage and culture will be explored relevant to the 
destructed (non-existing) and existing resources that 
remain to understand residential settlement patterns, 
commercial clusters, and social activity centers as they 
relate to other community life factors. Additionally, 
exploration of daily life and activities apart from built 
structures, including those of Rondo's historic residents as 
well as Dakota or other Native American people, can 
increase the understanding of Rondo's and the landscape's 
history. Through this master planning effort, there will be a 
list of recommendations on how to connect and leverage 
Rondo’s heritage and cultural resources for present and 
future shared community prosperity.

The Culture and Heritage 
Asset Map represents a 
high-level survey of existing 
and non-existing buildings 
located in the Rondo 
neighborhood that are 
connected to its heritage and 
culture. 

Saint Paul is incorporated as the capital city of 
Minnesota 

Residential and commercial development in the 
Rondo neighborhood began mainly due to the 
construction of a streetcar line along University 

Avenue  

Racially restrictive housing and African American 
housing shortages occur (Prohibited the sale of 

housing to African Americans) 
The Rondo neighborhood thrives with nearly 50% of 
the Rondo neighborhood population being African 

American

1957 - 1969 
The construction of I-94 resulted in the destruction of 
the Rondo neighborhood with more than 700 family 

homes and approximately 300 businesses being 
destroyed 

The Rondo neighborhood maintains a strong sense of pride in its 
history, heritage, and culture, and its associated built assets offer a 
myriad of opportunity to connect that heritage and culture to the 
present and future neighborhood growth through the help of the 

development of the Rondo Neighborhood Master Plan Study 
Development  

Joseph Rondeau purchases 40 acres of land in 1858, 
known as the Rondo Addition. Rondeau sold the land 

to various real estate agents between 1859 and 
1869. 

Saint Peter Claver Catholic Church (1st African 
American Catholic Church congregation in 

Minnesota)
Mass re-distribution of African Americans from the 

south and influx to Saint Paul began for people 
looking for employment opportunities 

The Rondo neighborhood continues to thrive with 
nearly 90% of Saint Paul’s African American 

population living in Rondo and adjacent 
Neighborhoods

Advocacy efforts began to seek solutions that 
provide social unification and restoration of the 

Rondo neighborhoods assets 
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Over the years that a community grows and evolves, the types of community 
facilities and services that are accessible to residents are determined in 
response to socio-economic and demographic characteristics of the 
community. This study will plan for those changes. 

parks and open space

Parks and Open Space are important components of sustainable economic development, as they can help increase property values and provide a healthy and safe 
environment for community interactions. These spaces improve the quality of life for residents and visitors by providing passive recreation, social interaction, gathering space, 
and fostering public health by promoting mental and social well-being, and providing opportunities for physical fitness.

The quality of life and the long-term health of the neighborhood require not only thoughtful and effective physical planning but also the ongoing involvement of human services 
sectors and investments in social infrastructure. The Rondo Neighborhood Master Plan Study will look for ways to revitalize the Rondo neighborhood through physical 
connections to enhance livability while also making up for historical social injustices. 

community facilities and services

What is public space?  Space where one can move with dignity and safety 
among strangers and acquaintances and rest freely in places that are held in 
common.

Typical Categories of Public Space:

Formal Public Space: Owned and 
operated by public entities

Informal Public Space: De facto public spaces 
during certain times such as a festival or street fair Streets and Sidewalks1 2 3

What are community facilities and services?  These are resources available to the 
community that help to make lives safer, healthier, and more enjoyable. Community facilities 
and services help to create a cohesive community and improve the lives of community 
members. 

Despite being a developed area, the Rondo Neighborhood Study area has six parks 
covering 32 acres of land (2% of the RNMPA are parks ~1400 acres in RNMPA) 

public services
What are public services? Publicly provided services which support the safety and livability of the 
community. Within the Rondo Neighborhood Study Area, these include:

1 2 1 2 2
Library Fire Stations Police Station Nursing Homes Medical Facilities

Boyd Park
1.5 acres

Carty Park
3.6 acres

Central Village Park
7 acres

Frogtown Park & Farm
12.7 acres

Midway Peace Park
3.1 acres

Western Sculpture Park
4.5 acres

Summer Jazz Concert 
at Rondo 
Commemorative Plaza 
located at Concordia 
Avenue (Old Rondo 
Avenue) and North Fisk 
Street



housing opportunity

Housing is a fundamental human need and a critical element of any neighborhood.  It provides a place for one to feel safe, for families to grow into. Housing options should be 
affordable and equitable. The Rondo Neighbhorhood Master Plan Study will seek to create opportunities for community-controlled housing development and develop a 
framework for the community benefit that prevents displacement of existing residents, elevates the African-American community, builds wealth, and provides opportunities for 
those who were displaced (and their descendants) to invest in and benefit from the redevelopment of Rondo.

zoning and land use

Existing Land Use: Primarily zoned 
low-density residential, with areas 
of medium density and traditional 
neighborhood zoning 

Planned Land Use: The planned land 
use of the Rondo study area includes 
majority neighborhood use with mixed 
use bordering the area along University 
Avenue and Selby Avenue

 

Black homeownership in the 
study area has fallen by 38% 
from 2000 to 2020

population & household growth

Rondo’s population 
increased 7% between 

2010 and 2020

Rondo’s number of 
households increased 
15% from 2010-2020

Rondo’s average 
household size 

decreased from 2.63 in 
2010 to 2.48 in 2020

Rondo’s median 
household income 
rose by 58% from 

2010

Rondo’s 
homeownership 

rates increased from 
38% in 2010 to 44% 

in 2020

Rondo’s median 
renter income was 

$23,864 while 
median owner 

income was $68,323 
in 2020

tenure & household income building age
Most homes in the study area were built before 1939 (47%), 
with only about 7 percent built in the last 20 years.

Before 1939

47%

1940-1970

26%

1970-Today

27%



environment and resilience

The Rondo Neighborhood Master Plan Study will explore various environmental factors, including but not limited to: water resources, stormwater management, climatology, 
rights-of-way, and public and private utilities in the Rondo neighborhood. These factors will help identify potential project opportunities and challenges to build a stronger, 
sustainable Rondo neighborhood for all, while protecting and preserving Rondos’ abundant natural resources.

climate overview
The Rondo Neighborhood Master Plan Study Area is a component of the  Twin Cities 
metropolitan area. Climate records for the Twin Cities area began in 1871 and indicate:

Heat Hazard Index (HHII)
HHI depicts the land surface temperature to identify locations most adversely affected by 
extreme heat and the urban heat island effect. All of the study was found to have “High” or 
“Very High” HHI values, and would benefit from heat island mitigation strategies.

stormwater
What is stormwater? Water that falls 
as rain, is either absorbed by soil or 
collects becoming stormwater runoff 
that is directed to lakes, rivers and 
streams through underground storm 
sewer pipe networks.  

Stormwater can have both positive and 
negative effect on the people, 
property and natural resources of the 
Rondo neighborhood. The goal of this 
project will be to minimize the negative 
effects and enhance the positive 
aspects of stormwater by ponding it 
and reusing it to support daily living.

An existing conditions hydrologic and 
hydraulic model is being developed, as 
part of the Rondo Neighborhood 
Master Plan Study, using the 
stormwater utility, land use, and climate data collected. This model will help set the foundation for all future 
stormwater management analyses to estimate where the proposed project (and alternatives) will have 
opportunities to integrate amenities like fountains and rain gardens within the Rondo Master Plan Area. 

4”
An increase in annual precipitation of 

almost 4 inches
Average low temperatures are getting 

warmer, with fewer extreme cold events

Summers will continue to get hotter, 
with longer growing seasons

Areas within the study area are at 
increased flood risk

Urban tree canopy is the layer of leaves, branches, and stems of trees that cover the ground when viewed 
from above. In urban areas, like the Rondo neighborhood, tree canopies provide an important stormwater 
management function , reduces the urban heat island effect, reduces heating/cooling costs, lowers air 
temperatures, reduces air pollution, increases property values, provides wildlife habitat, and provides 
aesthetic and community benefits such as improved quality of life. 

 

Tree canopy cover 
within the study area is 
currently 49% in 
residental areas, and 
15% in commercial, 
industrial, and 
institutional areas.

Wetlands, Critical Habitats, and Biodiversity

No wetland areas, critical habitats or known areas of biodiversity significance are located 
within or adjacent to the Rondo Neighborhood Area. 

Soil
Soil characterization in urban areas, like Rondo, is difficult because the native soils have 
been heavily modified by development and human impacts. Majority of the study area soil 
is considered urban. 

Mississippi Watershed 
Management Organization



economic opportunity

The Rondo Neighbhorhood Master Plan Study seeks to restore wealth for the residents of the Rondo neighborhood. The plan will provide opportunities for businesses to 
develop and thrive and will define opportunities for residents to make informed financial decisions. It will find ways to repair, restore, and revitalize the Rondo neighborhood. 

occupation and industry unemployment

Within the study area most employment 
is related to Health Care and Social 
Assistance, Educational Services, 
Accommodation and Food Services, 
and Retail Trade. These four sectors 
make up 75% of the employment 
opportunities in Rondo.

Employment earnings range from less 
than $1,250 a month to over $3,000 per 
month. Roughly a third of residents in the 
study area make less than $1,250, a third 
between $1,250 and $3,300, and a third 
over $3,300. 

The City of Saint Paul’s unemployment rate 
generally reflects state trends; however, city rates 
in 2020 were signficantly higher than the state. 
Recent data (from 2021 on) shows a return to 
state rates, with unemployment rates in Saint Paul 
approaching 2.5%.

opportunity zones
Opportunity Zones are a 
community development 
program established by 
Congress in the ‘Tax Cut and 
Jobs Act of 2017’ to encourage 
long-term investments in 
low-income and urban 
communities nationwide. Saint 
Paul’s Opportunity Zones are 
grouped into seven geographic 
focus areas including Midway 
Soccer Stadium, located directly west to the Rondo Neighborhood 
Master Plan Study Area and Green Line East, located within the study 
area. 

Projects and Sites in the Green Line East Opportunity Zone

housing cost burden

Overall, Rondo has seen rising cost burdens since 2010, where households pay more than 30% of income for housing. 
• 38% of Rondo renters were cost burdened in 2000, 48% in 2010, and 45% in 2020
• 20% of Rondo homeowners were cost burdened in 2000, 44% in 2010, and 21% in 2020
• 58% of Rondo’s extremely low-income households  (less than 30% of area median income) were cost burdened in 2020
 

Health Care and 
Social Assistance

Other

Educational 
Services

Accommodation 
and Food Service

Retail Trade

34%

15%

9%

17%

25%

Rondo Land Bridge
Land bridge reconnecting one of 
Saint Paul’s historic neighborhoods 
(Rondo) including art, history, park, 
and cultural elements.

Former Lexington Library Site 
This site benefits from close 
proximity to transit, I-94, and the 
scenic Lexington Parkway

Victoria Theater
Restoration of a silent 1915 movie 
theater into a community-led 
artist and gathering space. 
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