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Community members and stakeholders,

In 2021, ReConnect Rondo, collaborating with the City of St. Paul, was awarded a Metropolitan
Council Livable Communities Demonstration Account (LCDA) Grant. Our proposal was in response
to real-time concerns about gentrification and the potential for further displacement in Rondo.

On behalf of the ReConnect Rondo Board of Directors, comprising elders and descendants of
Rondo and committed residents, community volunteers, and organizational leaders, we are pleased
to share the Anti-Displacement and Community Investment Strategy (ADCI).

The study’s recommendations and proposed strategies do not just address plans for the future but
are a commitment to the present. It represents our dedication to fostering a community where
economic prosperity, cultural preservation, and social interconnection go hand in hand.

Further, the ADCI will help to ensure a vibrant African American cultural enterprise district in Rondo.
Pre-emptive investments are crucial to ensuring that the community land bridge development
realizes its positive impact on the community rather than perpetuating the challenges of
displacement.

The ADCI is more than a document; it is a roadmap to a more equitable future—a

roadmap that charts a course that allows residents to remain in their community and give those
displaced an opportunity to return. There is much more work ahead. At every step, we have
committed ourselves to making technical, business, moral, and just cases for restorative
development work.

As we embark on this transformative journey, we invite you to join us as we collectively build a
sustainable and prosperous future.

Thank you for your continued trust and partnership.

Marvin R. Anderson
Board Chair, ReConnect Rondo
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As an national leader in presenting a vision

for equitable development success in African-
American communities impacted by past highway
construction, ReConnect Rondo is leading a
restorative movement to reignite a vibrant African
American cultural enterprise district connected by
a community land bridge in St. Paul, Minnesota.

The Infrastructure Investment & Jobs Act (I1JA)
and Inflation Reduction Act presents opportunities
for ReConnect Rondo to leverage transportation
policy and investment as catalyst for rectifying
historical injustices stemming from the original
construction of 1-94 between Minneapolis and St.
Paul, and for setting conditions for a promising
and prosperous future. Restitching a portion

of the community with a cap over the freeway
between Chatsworth Street and Grotto Street
helps to restore the location where 700 homes
and 300 businesses were lost, breathing life into
a vibrant African American Cultural Enterprise
District which creates the opportunity for African
American leadership and ownership. Beyond a
physical connection, the land bridge becomes

a powerful transportation element to fashion

VALUE CREATION

Community led
development and other
investments produce
economic value

Economic value reinvested
in the community

RONDO AFRICAN AMERICAN Direct
CULTURAL ENTERPRISE DISTRICT

* Artistic Rendering

innovative tools and instruments for addressing
historic inequities and to advance social justice,
weaving together shared history to create an
equitable future.

The Rondo Anti-Displacement and Community
Investment Strategy is a key link in addressing
the enduring negative impact of the construction
of 1-94 on the community of Rondo, emphasizing
the significance of righting past wrongs through
restorative development principles that define
“Anti-Displacement” as a an uncompromising
commitment to prevent repetition of historic and
further harm, enabling residents to remain and
return despite the unprecedented generational
infrastructure investments. Simultaneously,
“Community Investment” underscores the
transformative notion that community members
should be the primary beneficiaries of future
investments made in the community.

And yet, displacement is already occurring in
Rondo, irrespective of the proposed Rondo Land
Bridge. Notably, 71% of low-income renters are
grappling with housing cost challenges, and

Parks and

benef/ts open space

Entrepreneurial
space
New
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SOCIa/
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Health and
wellness

COMMUNITY
OUTCOMES

Programs, poI|<:|es and
projects that prevent
displacement and
make investments that
the community needs

Wealth built in the community
continues to cycle
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African-American homeownership is declining.

The comprehensive strategy adopts a holistic
approach to combat all types of displacement,
recommending measures to enhance affordable
housing accessibility, foster African-American
business ownership, and preserve cultural
heritage. The proactive initiatives, spanning
youth programs, artistic support, and historical
preservation, aim to instill a sense of belonging
and prevent further cultural displacement. The
report emphasizes the need for these efforts to
commence pre-Rondo Land Bridge development,
and it explores financial tools to reinvest
economic benefits for building a prosperous and
equitable Rondo in the future. Ultimately, the
strategy intertwines anti-displacement measures
with community investment, aligning with the
vision of restorative development for a resilient
and thriving Rondo.

VISION AND GOALS

The vision and goals embedded in the Rondo
Anti-Displacement and Community Investment
Strategy are a holistic framework, addressing
multifaceted challenges and opportunities for the
community’s future. Developed in collaboration
with the Restorative Neighborhood Area Plan
and Restorative Development Study teams,

this report places an emphasis on Housing
Opportunity, the vision strives for equitable,
affordable housing and housing affordability that
prevents displacement and builds generational
wealth, and Economic Opportunity focuses on
nurturing a thriving local economy, supporting
African-American entrepreneurship, and
creating a world-class African American Cultural
Enterprise District. In the realm of History,
Culture, and Arts, the goals aim to sustain

and grow identity, build community, and spark
economic vitality, positioning Rondo as the center
of African-American cultural institutions. These
aspirations intertwine with Transportation and
Mobility, Parks and Open Space, and Resilience

and Natural Systems, being developed through
the Neighborhood plan process, creating a
comprehensive vision for a resilient and thriving
Rondo and St. Paul.

Additionally, four specific outcomes were
identified for the ACDI strategy:

The development of an Anti-
Displacement Toolkit to keep
residents and businesses in the
Rondo neighborhood.

The establishment of a Right
of Return framework for people
who were displaced by the
construction of 1-94, and their
descendants.

The establishment of a Rondo
Community Investment Trust
to enable the Rondo Community
to directly benefit from future
development on and off the
Rondo Land Bridge.

The establishment of a Rondo
Community Reinvestment
Fund for revenues from the
Rondo Land Bridge to be used
to support community asset
building.

COMMUNITY PRIORITIES

Developed with significant deep community
engagement, the community consistently
emphasized four things:

* Major anti-displacement measures need to
start soon in order to realize the promise
of the African American Cultural Enterprise
District and Rondo Land Bridge.
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* Participants want to see enhanced cultural
visibility of African American institutions and
history.

» Collective capacity building and fund
development to implement these strategies
will be important.

*  Community members want deep
understanding and input opportunities related
to the design of the financial tools.

These priorities are reinforced and validated
by ReConnect Rondo’s 4P model, developed
in partnership with the Urban Land Institute,
which emphasizes the role of People in the
development process.

STRATEGY CONTENTS

The Strategy provides greater detail on the
actions and tools that can be used to prevent
displacement and invest in the community’s
vision, while building community and individual
wealth.

Section 01, the ,
focuses on near term actions that should be taken

Reconnect Rondo has developed a funding strategy that
combines multiple sources of funding.

prior to the construction of the Land Bridge and
investments that prioritize community members’
needs while establishing the necessary conditions
for those displaced from Rondo, and their
descendants, to return. The Anti-Displacement
Toolkit includes strategies to:

Rondo Anti-Displacement & Community Investment Strategy



¢ Ensure African American Rondo Residents
Can Remain and Return

* Create Pathways and Programs that Support
Residents Success

»  Support Existing Businesses and Build a
Restorative Economy

»  Support African American-Led Cultural
Spaces, Places, and Programs

» Develop Transformative Real Estate Projects

» Coordinate and Build Capacity for
Implementation

Section 02 makes recommendations regarding
the partnerships and governance models

that will be necessary for project success.
Implementing anti-displacement strategies in
Rondo requires a coordinated effort with partners
possessing legal authority, mission alignment,
capacity, and funding. Seven key capacities, from
property ownership to funding, are crucial.

Section 03 focuses on two financial tools,
the trust and the fund, which can serve to build
community control of development and which

RONDO LOCAL

Governed By

AUTHORITY

can facilitate wealth creation in Rondo. Rondo’s
Community Investment Trust and Reinvestment
Fund will be the structures to yield financial,
social, and environmental returns for residents
through development revenues, aligning with the
goals of the African American Cultural Enterprise
District.

Section 04 focuses on

for the Rondo Land Bridge, introducing key trade
offs between community and individual benefits
that the community must come to consensus on
through the Rondo Neighborhood Master Plan. In
the next 5 to 10 years, the Rondo Land Bridge will
be constructed, with the Community Investment
Trust and Reinvestment Fund tied to it. Controlled
by the Rondo Local Authority, revenues from land
bridge development, including ground lease and
profits, will be reinvested in the community. The
report models different development scenarios to
explore potential returns to the community to be
integrated into the ongoing Rondo Restorative
Neighborhood Area Plan.

Community Members and Stakeholders
on Authority Board, Investment Committees,
Trust members

Development Rights
to Rondo Land Bridge

E Owns

Park and Green Space Buildings .
on Rondo Land Bridge on Rondo Land Bridge
g (potentially)

Operates

Other Land and Buildings throughout Rondo (potentially)

Community
Investment Trust

Tax Increment
District

Community
Reinvestment Fund

Rondo Land Bridge Restorative Neighborhood Area Plan

A summary of the proposed governance structure
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INTRODUCTION

“Rondo was devastated when 1-94 ripped
through the community. This vibrant
neighborhood was shattered with the
1956-1968 construction of Interstate 94.
700 family homes were demolished. 300
businesses were closed or torn down. And
to make matters even worse, inadequate
compensation went to the families for their
significant losses. The effects of the fateful
decisions made decades ago, are still being
felt today.” -Reconnect Rondo

DEFINING ANTI-
DISPLACEMENT AND
COMMUNITY INVESTMENT

The story of Rondo in the early twenty-first
century is a story of diaspora and resilience in
which a community targeted for displacement
has endured and presented its own vision for the
future. While the vision and promise of the Rondo
African-American Cultural Enterprise District
continues to make steps toward implementation,
the need to ensure that the past is understood
and recognized is one key to ensuring that there
are different outcomes in the future. The Sankofa
bird, a symbol that reminds us to look to the past
while envisioning the future, is an apt metaphor
for this work.

This report details the findings and
recommendations of the Rondo Anti-
Displacement and Community Investment
Strategy. Each word that makes up the name
of this report was chosen with careful intention.
“Anti-Displacement” sets forth a promise that
programs, policy and funding will be put forward
to ensure that the sins of the past are not

repeated, allowing the residents of the community

THE SANKOFA BIRD

The Sankofa bird, used in traditional Akan Art in Ghana,
serves as a metaphor for learning from the past to build a
successful future.

the choice of remaining in their community
despite a major, generational investment in an
infrastructure and development project in Rondo.
Remembering the families and businesses that
lost their homes and buildings to the construction
of 1-94 stands as a memory and a challenge to
ensure that no family 50 years from now points
back to this moment as one of generational
trauma.

The transformative concept that investments that
are made in Rondo need to be focused to ensure

Interior of the Credjafawn Co-op Store, 678 Rondo
Avenue, St. Paul, ca. 1950. Photo credit: Reconnect
Rondo
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that members of the community are the primary
beneficiaries is the cornerstone of “Community
Investment.” In this work, Reconnect Rondo’s
Past Prosperity Study stands as a guidepost.
This study, completed in 2020, documents

the wealth lost in the community as a result of
Interstate 94. “Community Investment” seeks

to establish the cornerstone of a restorative
community economy that builds generational
wealth and continues to improve living conditions
for the elders, descendants, and current residents
of Rondo.

WHAT IS DISPLACEMENT?

Between 1956 and 1968, 700 homes and 300
businesses were destroyed for the construction of
1-94. The concept of the Rondo Land Bridge is a
“cap” over the freeway, which would recreate land
taken by eminent domain. Since this concept is
additive, and done without destroying any existing
homes, the question of why anti-displacement
efforts are necessary seems to be reasonable.

The answer is that the “Direct Displacement”
represented by that type of property taking is not
the only type of displacement or gentrification
that communities face. The City of Saint Paul
utilized the following definitions in their 2023 Anti-
Displacement and Community Wealth Building
Study (in orange callout box at right):

‘Restorative development ensures the
promise of economic prosperity is met with
social equity in the form of skill training,
education, and local job creation. As a part
of a larger restorative economic strategy,
the objective is to intentionally design and
implement strategies that secure equity
generation within Rondo, so that all Rondo
residents can afford to live and work in the
district, and over time, even own a home.”
-Rondo Past Prosperity Study, 2020

Gentrification: A process of neighborhood
change where higher-income residents and
businesses move into an underinvested
community, often resulting in increased taxes and
housing costs which place financial strains on
existing residents and puts the community at risk
of cultural displacement.

Direct Displacement: occurs when residents
and business owners can no longer afford to
remain in their buildings and homes due to
increased housing and leasing costs or are forced
out by lease non-renewals, evictions, eminent
domain, or poor physical conditions that render
buildings uninhabitable, often as investors await
redevelopment opportunities.

Indirect Displacement: occurs when low-
income residents or small businesses vacate
buildings, but new low-income residents or small
businesses cannot afford to move in.

Cultural Displacement: occurs as the scale of
residential change advances. Shops and services
shift to focus on new residents, who may be of

a different race or income level than existing
residents and can take patrons away from small
businesses. Remaining residents experience a
loss of belonging or ownership, despite remaining
in the neighborhood.

The strategies in this report seek to combat all
of these types of potential displacement, not
just the direct displacement that community
members experienced in the 1950s and 60s. Our
research shows that displacement is happening
already, with or without the Rondo Land Bridge;
for example, 71% of low-income renters in
Rondo today are already paying more than 30%
of their income on housing costs, and African-
American homeownership in the area is falling.
The restorative work of the Rondo Land Bridge
therefore must battle back these current trends
and seek to prevent them from growing in the
future.

Rondo Anti-Displacement & Community Investment Strategy



Some examples of the holistic approach in this
report to “anti-displacement efforts” include the
following.

+ To prevent increasing land value from
displacing renters and homeowners, the
report recommends strategies to increase
accessibility to affordable housing and grow
African-American homeownership in Rondo.

* To increase opportunities for prosperity
and wealth generation, this report seeks to
retain and grow African-American business
ownership.

+ To ensure that the cultural heritage of
Rondo is preserved and that residents
continue to feel a sense of belonging in the
area, this report recommends supporting
youth programs, artists and culture-bearers,
and historical monuments.

All of these efforts need to begin before the
Rondo Land Bridge comes to fruition; however,
once the land bridge is built and developed, this
report also examines financial tools that can help
reinvest all of the economic benefits generated
from the Rondo Land Bridge into building a
prosperous, equitable Rondo for the future.

LIVABLE COMMUNITIES
DEMONSTRATION ACCOUNT

(LCDA) GRANT

The Rondo Anti-Displacement and Community
Investment Strategy was funded through a
Livable Communities Demonstration Account
(LCDA) grant from the Metropolitan Council (Met
Council), which “provides funding for projects
that increase access to housing, jobs, services
and transit in an effort to support more equitable,
livable communities in the region.”

The grant that provided funding for this Strategy
was centered around four key goals:

The development of an Anti-
Displacement Toolkit to keep
residents and businesses in the
Rondo neighborhood.

The establishment of a Right
of Return framework for people
who were displaced by the
construction of 1-94, and their
descendants.

The establishment of a Rondo
Community Investment Trust
to enable the Rondo Community
to directly benefit from future
development on and off the
Rondo Land Bridge.

The establishment of a Rondo
Community Reinvestment
Fund for revenues from the
Rondo Land Bridge to be used
to support community asset
building.

The displayed green icons will be used
throughout the report to reference the ways that
specific recommendations seek to meet the goals
of the grant.

PLANNING PROCESS

The Rondo Anti-Displacement and Community
Investment Strategy is just one of a number of
key activities that have made up the technical
process necessary for the development of the
Rondo Land Bridge and the establishment of
the Rondo African-American Cultural Enterprise
District. This process was undertaken in close
coordination with teams of experts developing
a Neighborhood Master Plan and a Restorative
Development Study, among others. Opportunities
for collaboration with other agencies, including
the City of St. Paul, were also examined.
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Throughout the planning process, significant
coordination has occurred in order to deliver high
quality community engagement and alignment on
vision and goals. Public workshops for the studies
were held as follows:

* August 25th, 2022: 125 community
members, including elders and descendants,
were introduced to the technical teams and
participated in prioritization activities.

*  November 15, 2022: 145 community
members were introduced to the goals
of the Anti-Displacement and Community
Investment Strategy. In this meeting, .
participants were asked to comment on four
key aspects of an African-American Cultural
Enterprise District:

Community members participate in the January 12th
community meeting. Photo credit: Mend Collaborative

Supporting African-American Owned
Businesses and Building Wealth

* Supporting African-Americans to Live

in Rondo Utilizing these four categories, participants
provided specific feedback on the types of
policies and programs that they desire, as
well as helping to prioritize community needs.

* Investing in Cultural Assets and
Culture-Bearers

N

4 N

Supporting African-Americans Investing in Cultural Assets Supporting African-American Owned
to Live in Rondo and Culture-Bearers Businesses and Building Wealth

. J
A summary of Community Priorities from November 15th, with number of votes received for each priority
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* January 12, 2023: Utilizing the results of the
November engagement event, the technical
teams worked together to develop vision
and goal statements for all aspects of the
Neighborhood Plan. Over 100 participants
worked with the technical team to confirm the
vision and goal statements.

VISION AND GOALS

The following vision and goals were developed
in collaboration with the Neighborhood Master
Plan and Restorative Development Study teams,
and are being utilized collaboratively across all
Rondo area studies. The recommendations of
this report seek to contribute to the achievement
of the vision and goals for every aspect of the
plan, however, due to the topics addressed in
this study, the most relevant goals are those for
Housing Opportunity, Economic Opportunity, and
History, Culture and Arts. The full set of vision and
goals is as follows:

HOUSING OPPORTUNITY

Housing in Rondo is equitable, affordable and
designed to rebuild community in a manner that
prevents displacement and builds generational
wealth.

+ Goal 1: Rondo is a place where no community
member will be forced from the neighborhood.

+ Goal 2: Rondo is a place that offers
equitable access to homeownership and
housing opportunities that provides a strong
foundation for African-Americans to be able to
use homeownership as a tool to provide and
benefit from generational wealth.

+ Goal 3: Rondo has various high-quality
and affordable housing types that exceeds
community needs and benéefits all residents of
the community.

« Goal 4: Rondo provides housing
opportunities that foster and rebuild

community.

+ Goal 5: Rondo residents are provided with
financial tools to update and retrofit homes for
the future.

ECONOMIC OPPORTUNITY

A healthy local economy in Rondo supports
African-American entrepreneurship and

job opportunities, develops youth, builds
intergenerational wealth, and is a hub of the
African-American Community.

* Goal 1: All black and brown entrepreneurs
have access to investment and resources that
help them build their business and community.

* Goal 2: Build a world-class African American
Cultural Enterprise District that reflects
Rondo’s rich history and future.

* Goal 3: Rondo will become a place that
retains its residents and culture, attracts
purposeful companies and high-quality jobs
by prioritizing its livability and developing its
public realm, attractions, environment, and
businesses.

* Goal 4: Economic development in Rondo
takes innovative approaches to youth
development, all ages workforce development
and intergenerational wealth building.

HISTORY, CULTURE AND ARTS

History, Culture and Arts in Rondo sustain and
grow our identity, build our community, and spark
economic vitality, so that Rondo becomes the
center of African-American cultural institutions for
the region.

* Goal 1: Leverage public and private
resources to reclaim, celebrate and elevate
African-American roots so that Rondo can
grow healthy and strong.

* Goal 2: Recognize the role of history, culture
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and arts as a catalyst of social and economic
vitality and the power of African Americans
leading these efforts.

* Goal 3: Elevate existing cultural and historical
resources to tell the story of Rondo, African-
Americans in Minnesota and become a
regional arts center for African-Americans.

» Goal 4: Elevate existing cultural resources
and sense of community by welcoming all
cultures that represent the previous and
evolving demographics of Rondo.

Rondo is a place that offers safe and viable
multimodal transportation options that ensures
access for all and takes innovative approaches to
mobility and encourages healthy living.

Rondo prioritizes multimodal
transportation while enhancing social
connectedness.

Rondo prioritizes active living and
creating a safe transportation system for
people of all-ages-and-abilities.

In Rondo, access to destinations
(work, grocery, health, daycares, shopping,
and recreation) are accessible within 10
minute walk/bike/roll and transit boundary.

PARKS AND OPEN SPACE

Foster a neighborhood where people are
connected to nature and their community.

* Goal 1: Parks and Open Space in Rondo are
part of a high-quality network and provide
meaningful connections with nature.

* Goal 2: Parks in Rondo build community and
are designed to foster social capital.

» Goal 3: In Rondo, principles of regenerative
urbanism restore ecological health as well as

human health and wellbeing.

* Goal 4: Nature and shared community
spaces are integrated and intentionally
designed in the public realm to provide
welcoming, safe, equitable, and attractive
access for all, that also recognizes Rondo’s
African-American heritage.

* Goal 5: Parks and open space provide
opportunities for intergenerational, active
and passive recreation, social interaction
and education that reflects the interest of the
community.

RESILIENCE AND NATURAL SYSTEMS

Rondo will become more resilient by intentionally
cultivating its natural and social resources.

*  Goal 1: In Rondo, intentional planning and
investments allow community-led stewardship
of natural resources.

* Goal 2: Rondo is a place that will prioritize
health by becoming climate change resilient
through high-quality innovative design,
management, and preservation of its air
quality, water quality and other natural
resources.

* Goal 3: Development in Rondo will support
Minnesota’s efforts to become carbon-
neutral by 2040 by supporting renewable
energy, zero-emissions transportation options
and net-zero building standards for new
construction on the land bridge.

* Goal 4: Revitalize and protect Rondo
through the building of trust with
community and by making a commitment to
increased governmental transparency and
accountability.

16 Rondo Anti-Displacement & Community Investment Strategy



STRATEGIES FOR WEALTH
BUILDING

A consistent theme of community feedback during
public engagement has been the desire to focus
on developing programs, policy, and tools that
will build wealth for the community, both at the
individual and household level and in terms of
generating positive community outcomes. The
Past Prosperity Study has so aptly captured
the generational wealth lost, not just to the
construction of 1-94, but also to the practices of
redlining and other discriminatory housing and
regulatory practices.

The development of an economic cycle defined
by wealth creation and reinvestment is seen as
a key to creating a path to a restorative future for
Rondo and its residents.

In this cycle, two key sets of beneficiaries are
imagined. First, wealth building strategies must
be created at the individual or household level,
including opportunities to start new businesses,
opportunities for homeownership, or even direct

VALUE CREATION

Community led
development and other
investments produce
economic value

* Artistic Rendering

Economic value reinvested
in the community

RONDO AFRICAN AMERICAN
CULTURAL ENTERPRISE DISTRICT

Wealth built in the community
continues to cycle

The routes of Twin Cities highways overlaid on a
demographic map of the African-American community
in the 1950s. Rondo is labeled G. Photo credit:
Segregation by Design.

payments. Second, strategies that contribute
to the wealth and wellbeing of the broader
community, including investments in dignified
housing, parks and open space, and resilience
will also be important. Developing the correct
balance of investment will be an iterative
process of experimentation and evaluation as
recommendations are implemented.

Direct
benefits

Entrepreneurial

Social
COMMUNITY [GEELGERE]
OUTCOMES wellness

Programs, policies, and
projects that prevent
displacement and
make investments that
the community needs

New
businesses
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TIMELINE

Through the development of this strategy document, the data analyzed, best practices researched
and community engagement all pointed to the conclusion that for anti-displacement efforts to be
meaningful, they must start immediately. Utilizing this insight, a strategy for phasing was developed in
coordination with the Neighborhood Master Plan and Restorative Development teams. The following
Anti-Displacement Chapter focuses on near term strategies that would be utilized during the seed and
neighborhood phases.

SEED PHASE NEIGHBORHOOD PHASE
Years 2023-2030 Years 2025-2040

GOAL - To establish the conditions GOAL - To focus on scalable and
necessary for future success. sequenced neighborhood improvements

that anticipate the development of the
Rondo Land Bridge.

EFFORT

]

w
Y
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LAND BRIDGE PHASE
Years 2035-2040

GOAL - Construct the land bridge
structure and develop the 21 acres,
while coordinating early and ongoing
neighborhood improvements (see

Section 4 of this report).

FULL BUILD OUT PHASE
Years 2040 & Beyond

GOAL - Establish long-term restorative
economy within the African American
cultural enterprise district.

ENG AGEMES—]

LAND BRIDGE
PHASE

vzl
/

FULL BUILD OUT
PHASE

o
&
S
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PRIORITY ACTION ITEMS

While numerous actions must be undertaken in both the short and long term in order to achieve the
restorative vision of the African-American Cultural Enterprise District, there are also clear actions to
be taken prior to the development of the land bridge plant the seeds for the future desired outcomes.
Taken together, these priorities show a need for a little more than $90 million in immediate funding.

Mend Collaborative has created these funding estimates based on currently available data related

to existing needs across all anti-displacement priorities; it is important to keep in mind that these
numbers are estimates, meant to establish an order of magnitude rather than a final amount for any
given intervention. The Rondo Roundtable and its partners will need to continue monitoring trends and
adjusting funding needs as conditions change over the next few years.

Coordination and capacity | $250,000 Implementation | Work with key partners in Rondo to
building activities for of all LCDA implement Near-Term Strategies,
implementation activities including a strategic planning
assessment, collective fundraising for
execution of strategies, and for staffing
to provide lift during implementation.

Property acquisition and $4,000,000 | Anti- Acquire property to support

transformative real estate Displacement; transformative investments in cultural

investments for cultural Community and economic development projects

projects that support the Investment that support the goals of the African

African American Cultural Trust; American Cultural Enterprise District.

Enterprise District Community These projects may include:
Reinvestment * Cultural anchor developments for
Fund the District

» Initial pilot projects that accept
crowdfunding seek to earn profit
as a model for the Community
Investment Trust

* Net zero residential and
commercial developments
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Homeownership and home
repair assistance for low-
and moderate-income
Rondo homebuyers and
homeowners

$11,000,000

Anti-
Displacement;
Community
Reinvestment
Fund

Support down payment and closing
cost assistance for 100 new low- and
moderate-income homebuyers at an
average cost of $80,000 per home.
Support home repairs for 100 existing
Rondo homeowners to prevent
displacement at an average cost of
$30,000 per home. This may include
support for important home system
repairs; support to add rental capacity
such as ADUs or basement units

for wealth-building; and/or support

to weatherize and reduce long-term
energy costs.

Homeownership and
home repair assistance
for descendants of
Rondo residents who
were displaced by the
construction of [-94

$3,000,000

Right to Return;
Community
Reinvestment
Fund

The City of St. Paul’'s Inheritance

Fund resources are dedicated to
assisting Rondo descendants to
purchase homes and/or repair their
homes in Rondo and St. Paul as a
whole. ReConnect Rondo can invest

in programmatic supports for this work,
such as genealogical research to assist
descendants to apply for resources.
RCR can also look to provide potential
supplementary funding, such as down
payment assistance, for descendants
of Rondo renters and business owners.

New development of
affordable homes: rental
and ownership

$37,500,000

Community
Reinvestment
Fund; Right to
Return; Anti-
Displacement

Over the next 20 years, work with
partners to invest an average of
$75,000 in subsidy per unit to acquire
property and develop 500 homes

at prices that are affordable to the
median African American household in
Rondo, including 200 new affordable
homeownership opportunities and 300
affordable rental units, including homes
both on and off of the land bridge.
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development
* Financial literacy
*  Youth programming

Reinvestment
Fund

Preservation of existing $30,000,000 | Community Work with local and national partners

affordable rental properties Investment to secure financing to preserve 400
Trust; existing Naturally Occurring Affordable
Community Housing (NOAH) rental units as well
Reinvestment as subsidized properties with expiring
Fund; Anti- affordability periods.
Displacement

Capitalization of low- or $5,000,000 | Anti- Provide assistance to support 100

no-interest business loan Displacement; businesses with an average $50,000

fund Community low- or no-interest loan to support
Reinvestment a vibrant African American Cultural
Fund Enterprise District.

* Help businesses to remain,
expand, and purchase real estate
in Rondo.

» Assist businesses that wish to
relocate to Rondo.

» Assistance for start-up businesses
and entrepreneurs.

Rondo resident support $500,000 Anti- Expand the capacity of partners to
systems: Displacement; provide wrap around services to
»  Workforce Community residents who are participating in

other programs which will expand the
stability and long term wealth building
potential of community members.

FUNDING ANALYSIS

Estimates related to housing needs are based on an analysis of data and trends in homeownership and rental costs, as
well as an understanding of existing housing programs in Saint Paul, to determine the likely need for additional affordable
housing subsidies that prevent displacement in the near term. Business ownership data related to African-American and
minority-owned businesses is limited, so estimates for total business funding needs are based on stakeholder interviews
and analysis of current economic conditions for retail and small businesses in the area. Capacity building, acquisition,
and real-estate related funding needs are estimates and may be adjusted based on the conclusions of the Rondo
Neighborhood Plan and other studies as the Rondo Land Bridge work develops.
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SUMMARY

The short term priorities above exemplify the
scope of the needs within the Rondo community.
Reconnect Rondo has spearheaded a funding
strategy, known as the 4P model, which draws on
multiple streams of funding in order to provide the
greatest value to the community.

The following chapters provide greater detail on
the actions and tools that can be used to prevent
displacement and invest in the community’s
vision, while building community and individual
wealth.

Section 01, the Anti-Displacement Toolkit,
focuses on near term actions and investments
that prioritize community members’ needs while
establishing the necessary conditions for those
displaced from Rondo, and their descendants, to
return.

makes recommendations regarding
the partnerships and governance models that will
be necessary for project success.

Section 03 focuses on two financial tools, the
trust and the fund, which can serve to build
community control of development and which can
facilitate wealth creation in Rondo.

focuses on development scenarios
for the Rondo Land Bridge, introducing key trade
offs between community and individual benefits
that the community must come to consensus on
through the Rondo Neighborhood Master Plan.

Reconnect Rondo has developed a funding strategy that

combines multiple sources of funding.
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ANTI-DISPLACEMENT TOOLKIT
SECTION O1

EEEEEEEEE



NEAR TERM
STRATEGIES

This section provides strategies that focus
on making progress on anti-displacement
and right to return measures prior to the
construction of the land bridge, in accordance
with input received from the community
and research which suggests that anti-
displacement efforts must begin as soon as
possible. These strategies include further
coordination with community development
partners in Rondo, the Twin Cities, and the
Region. It defines programming needs and
available partners to move these actions
forward.

RECOMMENDATION FRAMEWORK

THE COSTS OF INFRASTRUCTURE
The scope of the anti-displacement mitigation needs
shows the cost of major infrastructure projects on the
communities they pass through.

RECONNECT RONDO Anti-Displacement & Community Investment Strategy

The strategies in this section are broken into six key “buckets” which are further broken into more

specific actions. The six buckets are:

.

ENSURE
AFRICAN-AMERICAN
RONDO RESIDENTS
CAN

REMAIN AND
RETURN

SUPPORT
AFRICAN-AMERICAN
LED

CULTURAL
SPACES,
PLACES, AND
PR

GRAMS

CREATE PATHWAYS
AND PROGRAMS
THAT

SUPPORT
RESIDENT
SUCCESS

DEVELOP
TRANSFORMATIVE

REAL ESTATE
PROJECTS

SUPPORT EXISTING
BUSINESSES
AND

BUILD A
RESTORATIVE
ECONOMY

COORDINATE
AND BUILD

IMPLEMENTATION
CAPACITY
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Rondo’s African American Cultural Enterprise District will
prioritize the sustainability, well-being, and contributions of
African American residents. This includes facilitating the return
of Rondo descendants — those who were displaced by the
construction of 1-94 — to the neighborhood. It also includes
rapidly implementing anti-displacement measures for current
African American residents, to ensure that they can remain
in the neighborhood and pass their homes down to future
generations.

* The Rondo Past Prosperity Study
estimates that Rondo residents who were
displaced by the construction of 1-94 were
deprived of the opportunity to accumulate
more than

* The number of homes owned by African
Americans in Rondo has fallen from 827
homes to 512 homes between 2000 and
2020.

Sixty-nine percent of renters earning less than $20,000
per year are cost-burdened, and 56% of renters earning
between $20,000 and $35,000 per year are cost-
burdened.

* Most lower-income Rondo renter
households are cost-burdened, meaning
that they pay more than 30% of their income
in housing costs. Raising wages needs to
be part of the solution for these households
and families; however, in the short term,
There is a 38% decline in African-American providing more affordable housing options is
homeownership from 2000-2020. crucial to help prevent displacement.

26 Rondo Anti-Displacement & Community Investment Strategy



A.1 Support home repair and weatherization efforts

Nearly half of Rondo’s housing stock (48.5%) was built prior to 1940, and 90% of Rondo’s
owner-occupied single-family homes were built during this period. Historic, wood-framed
homes like those in Rondo often require substantial investment to maintain and modernize
systems over time. A substantial number of homeowners are dealing with major home repair
needs (such as roof and window replacements), which could potentially displace long-term
owners who cannot afford these costs. Weatherization and energy-efficiency measures can
also reduce displacement risk by lowering energy bills.

NEAR-TERM TACTICS

POTENTIAL PARTNERS

A.1a. Partner to increase Rondo homeowners’
awareness and access to the forthcoming City
of St. Paul Healthy Homes Program, the City’s
Homeowner Rehab Program, the Minnesota
Weatherization Assistance Program, and the
Minnesota Housing Fix Up Home Improvement
Loan, Rehabilitation Loan, and Emergency and
Accessibility Loan Program.

+ City of St. Paul

*  Community Action Partnership of Ramsey and
Washington Counties

+ State of Minnesota

* Lenders

A.1b. Evaluate and apply technological resources
that emerge from Rondo’s Net Zero Rondo
Innovation Campus to provide weatherization and
energy efficiency services to Rondo homeowners
and rental properties in a cost-effective manner.

« State of Minnesota

*  Community Action Partnership of Ramsey and
Washington Counties

» Xcel Energy

A.1c. Use Rondo’s Net Zero Innovation Campus
to foster African American business development
that can help local homeowners and others
throughout the Twin Cities meet energy efficiency,
weatherization, and home repair needs.

+ Xcel Energy
» City of St. Paul

A.1d. Encourage Rondo landlords of larger multi-
family properties to participate in the Xcel Energy
Multi-Family Energy Efficiency and Turn Key
Solutions programs.

* Rondo Roundtable
+ Xcel Energy

A.1e. Encourage Rondo landlords of smaller
multi-family and single-family properties

to participate in the City of St. Paul Rental
Rehabilitation Loan Program.

+ City of St. Paul
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A.2 Homeownership assistance for Rondo homebuyers and generational heirs to Rondo
properties

Homeownership assistance includes financial assistance to households to afford down
payments and closing costs on a home. It also includes homeownership education, credit
counseling, and long-term assistance to help families increase their incomes and become
ready for a home purchase. Finally, itincludes assistance that can keep homeowners’ finances
sustainable for the long run, such as tax freezes or abatements for low- and moderate-income
homeowners that can help reduce the impact of rising property taxes over time.

Community members have noted that some current African American homeowners in Rondo
are aging and want to pass their homes down to the next generation, but their children cannot
currently qualify for a mortgage and/or afford the down payment and closing costs required,
which reduces the current owners’ ability to pass down their generational wealth. Targeted
homebuyer education and counseling, combined with down payment and closing cost
assistance programs, could help ensure that homes are passed down and stem the loss of
African American homeowners in Rondo. These programs could also help to build the number
of new African American homebuyers moving to Rondo.

NEAR-TERM TACTICS POTENTIAL PARTNERS

A.2a. Meet with HomeCo partners who provide « ASANDC

homeownership and financial counseling and * Build Wealth MN

education to understand gaps and issues for » Camphor Fiscally Fit Center

their Rondo clients. Consider working with * Model Cities

these groups to conduct qualitative research « NDC

that focuses specifically on challenges for « City of St. Paul Office of Financial
African American generational housing Empowerment

inheritance, including research with senior citizen
homeowners and potential property heirs. Use
the results to influence future program design and
development for homeownership assistance in

Rondo.

A.2b. Leverage resources from existing » City of St. Paul
homebuyer assistance programs, including the * Minnesota Housing
City of St. Paul's Down payment Assistance * Lenders

Program and programs provided through
Minnesota Housing.
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NEAR-TERM TACTICS

POTENTIAL PARTNERS

A.2c. Expand partnerships with innovative
purchase-rehab programs such as Rondo

CLT’s Homeowner Initiated Program, which
provides grant assistance to help prospective
buyers earning less than 80% AMI purchase and
rehabilitate homes in Ramsey County. Potentially,
fund raise to support specific purchase-rehab
efforts in Rondo and target marketing through the
Rondo Roundtable organizations.

e Rondo CLT
< Rondo Roundtable

A.2d. Work with the City of St. Paul to examine
opportunities for property tax freezes and
abatements for existing low- and moderate-
income homeowners in Rondo, and seek to
enable these tax freezes and abatements to

be passed on to qualifying low- and moderate-
income generational heirs to property in Rondo.

» City of St. Paul
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A.3 Application and connection of Inheritance Fund and other assistance for
descendants of displaced Rondo residents

The City of St. Paul has established the Inheritance Fund to benefit descendants of Rondo
property owners who were displaced by the construction of 1-94. The Fund combines with
the City’s existing Down payment Assistance Program (for new homebuyers) or Homeowner
Rehab Program (for existing homeowners). Qualified Rondo descendants can apply to these
programs and receive additional funding beyond the standard limits of these programs. As of
March 2023, Rondo descendants can receive up to $110,000 in down payment assistance
to purchase a new home, or $80,000 to rehabilitate a home that they already own within the
Rondo neighborhood.

To help ensure the “Right to Return” for displaced Rondo residents, ReConnect Rondo and its
partners could complement the City’s Inheritance Fund efforts in several ways.

NEAR-TERM TACTICS POTENTIAL PARTNERS
A.3a. Help Rondo descendants connect to + City of St. Paul
Inheritance Fund resources by conducting * Minnesota Historical Society

genealogical research to help identify and contact [+ Rondo Roundtable
descendants of former Rondo property owners.

A.3b. Building on work begun by the City of St. * Minnesota Historical Society
Paul, assess the number of former Rondo renters |+ Rondo Roundtable

who did not directly lose properties, but were » State of Minnesota
nevertheless displaced by the construction of + City of St. Paul

[-94. Examine fundraising opportunities to assist
these displaced residents to return to Rondo.

A.3c. Provide priority access to affordable + Development Partners - To Be Determined
units located in new Rondo developments to
descendants of former Rondo renters or property
owners who were displaced by the construction of
[-94.
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A.4& Stabilization of existing affordable rental properties

The Rondo Neighborhood Plan area contains existing subsidized affordable rental housing
properties that provide stable, affordable housing to a variety of populations, including the
formerly unhoused; families; and the elderly. Some example properties include the University
Dale Center, located above the Rondo Community Library; the Ain Dah Yung Center, which
provides supportive housing for indigenous youth; and the Community Plaza Townhomes,
which are family-sized affordable living opportunities located within walking distance of
University Avenue and several early childhood centers. While most of these subsidized
properties are likely to remain affordable in the near future, expiration of subsidy-based
affordability restrictions and growing maintenance needs over time can push properties to
become unaffordable.

Based on a study conducted by Minnesota Housing in 2018, the Rondo Neighborhood Plan
area also includes hundreds of rental units within Naturally Occurring Affordable Housing
(NOAH) buildings, which are not subsidized but are priced appropriately for lower-income
residents.” Many of these properties may be at risk of becoming unaffordable; the Minnesota
Housing study identified that the Twin Cities area is losing 1,300 NOAH units per year to rising
rents, and that properties are more likely to be lost in areas where overall rents are increasing.
In addition, data from the Minneapolis Federal Reserve Bank shows that some Rondo census
tracts — particularly CT 334 and CT 335, which encompass more area north of 1-94 — have
an outsize concentration of investor-owned properties that may be more vulnerable to rent
increases.?

NEAR-TERM TACTICS POTENTIAL PARTNERS

A.4a. Work with the City of St. Paul and partner + ASANDC

organizations on a concerted strategy for *  Build Wealth MN

tenant or mission-driven non-profit purchase « City of St. Paul

of investor-owned rental properties in Rondo. * Model Cities

This will likely include direct funding support « NDC

for predevelopment and acquisition activities, *  NOAH Impact Fund

including predevelopment grants and a potential |+ Rondo CLT

bridge loan “Strike Fund” that could enable faster

purchases, which could then be taken out through

other sources of state and federal financing.

1 Minnesota Housing. 2018. The Loss of Naturally Occurring Affordable Housing (NOAH). Accessed online at https://www.mnhousing.
gov/get/MHFA_1043456,
2 Kim-Eng Ky, Libby Starling, and Tu-Uyen Tran. 2021. New property-data tool reveals patterns of investor ownership in the

Twin Cities area. Accessed online at https://www.minneapolisfed.org/article/2021/new-property-data-tool-reveals-patterns-of-investor-

ownership-in-the-twin-cities-area.
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NEAR-TERM TACTICS

POTENTIAL PARTNERS

A.4b. Encourage property owners of existing
NOAH properties to retain affordability by
increasing awareness of the City of St. Paul’s
Section 4d program, which offers property tax
reductions and small grants to property owners
who choose to keep their properties affordable.

+ City of St. Paul
¢« Rondo Roundtable

A.4c. Encourage the City of St. Paul and other
regional partners to examine the creation of

a fund that would provide low-interest, long-
term mezzanine debt that replaces a portion of
developer equity in affordability preservation
deals. Pilot this effort in Rondo and provide
technical assistance that assists developers of
color and existing non-profits to participate in this
program.

« City of St. Paul

* Greater Minnesota Housing Fund
* LISC Twin Cities

* Met Council

* Groundbreaking Coalition
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A.5 Development of new affordable homeownership and rental projects

Creating new affordable housing — meaning housing that is affordable to Rondo households for
less than 30% of household income — is an important step to alleviate displacement pressure
and cost burdens for Rondo residents. The meaning and level of need for “affordable” housing
may shift in Rondo as restorative development strategies enable residents to obtain higher-
wage jobs.

Currently, new affordable homes are needed for Rondo renters. According to American
Community Survey data, more than 1,000 Rondo households who rent their homes are cost-
burdened, and still in need of affordable homes that are high-quality and accessible at their
income levels. The vast majority of these households make less than $35,000 per year.

Homeownershipisahigh priorityforRondocommunitymembers; promotingnewhomeownership
for African American residents and finding ways to preserve generational ownership were high
priorities for community members during public meetings. Residents expressed that credit
challenges, difficulty saving for down payments, and a lack of available homes on the market
all create difficulties for would-be purchasers. Creating new homeownership opportunities that
are priced appropriately for African American households in Rondo, combined with education
and wealth-building opportunities targeted to African American residents, could help surmount

these challenges.

NEAR-TERM TACTICS

POTENTIAL PARTNERS

A.5a. Work with the Rondo Roundtable, HomeCo
partners, the City of St. Paul, and other partners
to establish goalposts for restoration of African
American homeownership in Rondo to its historic
levels. A promising initial goal could be to restore
African American homeownership to its 2000
level — meaning an increase of 315 Black-owned
homes in Rondo. A long-term goalpost could be
to restore the 700 homes that were lost to African
American property owners in Rondo due to the
construction of 1-94.

« ASANDC

* Build Wealth MN

« City of St. Paul

*  Minnesota Housing

* Model Cities

« NDC

*  Ramsey County
* Rondo CLT

*  Rondo Roundtable

A.5b. Work with affordable housing partners to
finalize a financing framework for affordable rental
housing development in Rondo in the near term.

« ASANDC

* Build Wealth MN

+ City of St. Paul

* Minnesota Housing

* Model Cities

« NDC

* Ramsey County
* Rondo CLT

« Rondo Roundtable
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NEAR-TERM TACTICS POTENTIAL PARTNERS

A.5c. Through the Rondo Neighborhood Plan, * Rondo Neighborhood Planning Study Team
identify property acquisition and zoning strategies |+ City of St. Paul

that can enable additional development of
single-family, two-family, and multi-family
homeownership and rental options in Rondo.

A.5d. Examine opportunities to finance adaptation [+  City of St. Paul

of large older homes into two-unit buildings and/ |+ Rondo Neighborhood Planning Study Team
or finance Accessory Dwelling Units (ADUs)

for existing Rondo owners. These options offer
owners the opportunity to generate rental income
and build wealth and financial stability.
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A..B Evaluation of options for establishing an Anti-Displacement Overlay District in

partnership with the City of St. Paul

The LCDA grant contemplates an opportunity for the City of St. Paul to implement a legal
overlay district within Rondo to assist with anti-displacement efforts. There are a number of
precedents for anti-displacement related overlay districts across the country, many of which
have differing areas of emphasis. Some are focused on preventing cultural displacement and
fostering historic and cultural preservation; others focus on inclusionary zoning to provide
affordable housing, usually in combination with density bonuses for development; and still
others focus on creation of zoning overlays that encourage particular types of development,
such as local business growth. ReConnect Rondo can work with the City of St. Paul and other
public entities to study, and potentially implement, local policy and funding tools that seek to

accomplish similar objectives.

NEAR-TERM TACTICS

POTENTIAL PARTNERS

A.6a.Establish a Cultural District. ReConnect
Rondo may work with the City of St. Paul at

the Minnesota State Legislature to establish

a Cultural District contiguous with the African
American Cultural Enterprise District in order

to allow non-profit organizations within Cultural
Districts can leverage the City’s Cultural STAR
funding to support arts and culture-based capital
projects, organizational development, and
“special projects” which can include arts-based
programs, publications, and events. For-profit
businesses are also currently eligible for up

to one-fifth of total Cultural STAR funding for
projects that “enhance visitor enjoyment of the
Cultural District.” This type of cultural district can
help achieve the objective of preventing cultural
displacement in Rondo by supporting existing
non-profits and businesses, and can help fund
the growth of public realm projects and cultural
programming within the Cultural Enterprise
District.

» City of St. Paul
*  Rondo Roundtable
« State of Minnesota

3 City of St. Paul. 2023. Cultural STAR Capital Project Guidelines. Accessed online at https://www.stpaul.gov/departments/

planning-and-economic-development/economic-development/sales-tax-revitalization-star-5

The Star Law is: Sec. 44. Laws 1993, chapter 375, article 9, section 46, subdivision 2, as amended by Laws 1997, chapter 231, article 7, section

40, Laws 1998, chapter 389, article 8, section 30, Laws 2003, First Special Session chapter 21, article 8, section 13, Laws 2005, First Special

Session chapter 3, article 5, section 26, and Laws 2009, chapter 88, article 4, section 15
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NEAR-TERM TACTICS POTENTIAL PARTNERS

A. 6b. Further evaluate potential overlay functions [+  City of St. Paul

related to inclusionary zoning in partnership with |+ Rondo Neighborhood Planning Study Team
the Rondo Neighborhood Planning Team. Some [+ Rondo Roundtable

overlay districts devoted to anti-displacement
include inclusionary zoning provisions, in which
developers of residential buildings can receive
density bonuses in return for inclusion of a
percentage of affordable units. Recent citywide
study has shown that mandatory inclusionary
zoning — which would require all projects over a
certain size to include affordable housing units

— is unlikely to be economically feasible for the
vast majority of developments in the Rondo area
today. However, some projects that are already
mission-driven and intended to include affordable
housing could potentially benefit from a voluntary
inclusionary zoning overlay that would allow them
to receive greater density. More study of this
potential inclusionary zoning option, as well as
high limits, especially in proximity to University
Avenue, should occur through the Rondo
Neighborhood Planning process.

A. 6¢. Further evaluate potential overlay « City of St. Paul
functions related to urban design and density * Rondo Neighborhood Planning Study Team
in partnership with the Rondo Neighborhood * Rondo Roundtable

Planning Team. Rondo is currently a single-family
housing dominated area, which does not allow

a great deal of flexibility for future development
except along commercial corridors. An overlay
could serve as a mechanism to provide added
flexibility for development in certain areas of the
neighborhood. However, any potential changes
to neighborhood zoning and urban design should
be further evaluated and subject to community
feedback through the Rondo Neighborhood
Planning study prior to moving forward.
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While displacement is often thought of in terms of housing
availability, restorative development teaches us that social,
economic, and environmental goals are intrinsically interlinked.
As such, housing availability and affordability is only one element
of ‘the good life.” Dignified living includes quality housing,
access to education, and engaging work. This section focuses
on programs and policy that will support resident success in
all areas of their lives. The programs suggested in this section
must be paired with all other actions to provide the community
with the opportunities for wealth creation that they desire.

 African American Rondo residents have long experience of institutionalized racism and
unconscious bias. A number of recent publications, including Keeanga-Yamahtta Taylor’s
excellent book Race for Profit: How Banks and the Real Estate Industry Undermined Black
Homeownership have shown in detail the challenges that African American’s, even those who are
well qualified for homeownership have faced in the United States.

» That participants were concerned about their, or their children’s, ability to take part in

opportunities developed as a part of the African American Cultural Enterprise District was one
of the main topics during the public engagement event held on November 15th. These desires

included:

» “Having something tangible like having an opportunity to buy a house in exchange for

taking a financial literacy class”

* “Remov(ing) barriers (through) credit score repair”

» “Financial literacy classes in high school and center for financial literacy”

* “(Need for) Workforce Development and Trades”
* Interviews with non-profit partners in Rondo showed a significant number of local programs that
were already working well for residents, but that could also be scaled with additional resources
(see section 4).
» Public engagement also showed a significant desire for investments in youth programing, with
that category behind only Homeowner Options that People Can Afford and Cultural Spaces and
Places ranking higher in community. While numerous partners are doing significant amounts of
Youth programming, opportunities to expand the reach of programs, especially with new families
moving to Rondo, abound.
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B.1 Expanded financial literacy education

Participants in the community discussions regarding wealth creation have shown a deep
understanding of the importance of financial literacy for the African American community.
Financial literacy education promotes economic stability and resilience, as individuals
equipped with financial knowledge are better equipped to handle financial emergencies,
avoid excessive debt, and contribute to their communities. With the increasing complexity of
financial products and services, it has become imperative for individuals to possess a strong
foundation in financial knowledge and skills. By equipping individuals with the necessary tools
to make informed financial decisions, financial literacy education empowers them to manage
their personal finances effectively, make prudent investment choices, and plan for their long-
term financial well-being. It enables individuals to understand concepts like budgeting, saving,
investing, and debt management, allowing them to navigate the intricacies of the financial
world with confidence. Ultimately, financial literacy education paves the way for financial
independence, enabling individuals to make sound financial decisions and build a secure
future for themselves and their families.

NEAR-TERM TACTICS POTENTIAL PARTNERS
B.1a. Expand existing community capacity « ASANDC
for financial literacy education, ensuring that * Build Wealth MN
all community members participating in other * Model Cities
programs have access to financial planning. + City of St. Paul
+ NDC

* Local Banks and Financial Institutions

B.1b. Expand financial literacy education in high |+ St Paul Schools
schools to ensure young people have basic
financial education.

B.1c. Expand programs for estate planning and *  Build Wealth MN

ensure community members have the ability to * Model Cities

pass wealth to future generations. + City of St. Paul

« NDC

* Local Banks and Financial Institutions

B.2 Workforce Development and career pathway support

Workforce development and career pathway support play crucial roles in empowering
individuals to thrive. Workforce development encompasses a range of initiatives aimed at
equipping workers with the skills, knowledge, and abilities needed to succeed in their chosen
careers, and to negotiate their work conditions and Salary. By investing in robust workforce
development and offering comprehensive career pathway support, societies can foster
economic growth, reduce unemployment, and enhance the overall well-being of individuals
and communities.
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NEAR-TERM TACTICS POTENTIAL PARTNERS
B.2a. Expand existing workforce development e  Build Wealth MN

and career development programs to support * Model Cities

guiding individuals through various stages of + City of St. Paul

their professional journey, helping them explore « NDC

different career options, acquire necessary
credentials, and navigate career advancement
opportunities.

* Local Banks and Financial Institutions
» Restorative Development Study Team

B.2b. Consider the development of a Rondo
workforce development center to work with
local employers to ensure that there is a
match between employment opportunities and
community member skills

* Restorative Development Study Team
* Neighborhood Plan Team

B.3 Expanded Youth Programming

Expanding youth programming in Rondo is a crucial recommendation that holds the power
to uplift and empower young individuals, foster their personal growth, and bridge the gaps
that hinder their full potential. Investing in diverse and inclusive programs for Rondo youth
will create opportunities to explore their interests, cultivate their talents, and develop vital
life skills. Through increased access to quality programming, safe spaces will be created
for African American youth to thrive, fostering their self-esteem, resilience, and leadership
abilities. Expanded youth programing will empower the next generation of black leaders,

artists, entrepreneurs, and culture bearers.

NEAR-TERM TACTICS

POTENTIAL PARTNERS

B.3a. Expand educational workshops for
community youth

« St. Paul Schools

+ Hallie Q Brown Community Center
* Model Cities

» City of St. Paul

B.3b. Develop a mentorship program

+ St. Paul Schools

+ Hallie Q Brown Community Center
* Model Cities

+ City of St. Paul

B.3c. Expand on arts and cultural initiatives for
youth in coordination with the recommendations
in section D.

+ St. Paul Schools

+ Hallie Q Brown Community Center
* Model Cities

« City of St. Paul

B.3d. Develop entrepreneurship training for youth,

in coordination with Recommendation C5.

» St. Paul Schools

* Hallie Q Brown Community Center
* Model Cities

« City of St. Paul
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Rondo is the site of many thriving businesses, with major
concentrations of business strength along Selby and University
Avenues. Community members seek an African American
Cultural Enterprise District that serves as a cultural hub for
African Americans throughout the Twin Cities region, which
includes high visibility and presence of African American
businesses and cultural institutions. Local stakeholders report,
however, that costs for existing businesses are a challenge
as inflation drives increases in rent and the cost of goods and
labor, and that e-commerce and new shopping patterns present

challenges for some retail businesses in the area. Creating support systems that address these
challenges will help prevent displacement of existing businesses. These support systems can
also help attract and grow new businesses in Rondo.

In addition, the Youth Group is creating a restorative development strategy for ReConnect Rondo

that describes broader economic and infrastructure goals for the area, such as net zero energy
consumption, living-wage jobs for all, and sustainable water and energy infrastructure. The creation

of new living-wage jobs, with inclusive training pipelines that focus on youth as well as assist mature
workers with career changes, can in itself be a force for anti-displacement in the Rondo area. However,
the full impacts of the restorative development strategy are likely to be felt over the long term; therefore,
other short term anti-displacement strategies for residents and businesses need to complement this
work over the next five to 15 years at minimum.

* Rising rents threaten to displace existing businesses in Rondo, particularly when combined with
other increasing costs of goods and labor. Businesses are also continuing to recover from the
economic impacts of the COVID-19 pandemic.

« Community members and stakeholders see Black-owned businesses as an asset that is
essential to the success of the African American Cultural Enterprise District. This includes support
for existing businesses to prevent displacement as well as attracting new businesses owned by
African Americans. Specific support for these businesses also helps to address the loss of an
estimated 300 Black-owned businesses in the wake of the construction of 1-94.

* Rondo contains a number of potential partners who are supporting efforts including
entrepreneurship training and business planning; real estate development for businesses of color;
and the forthcoming net-zero Rondo Innovation Campus that will assist with business incubation.
Partners have expressed a desire to coordinate efforts and establish a collaborative strategy that
can assist in assembling funding and real estate needed for this work.
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C.1 Access to capital for existing and new businesses

Black-owned businesses are less likely to receive outside investment and capital than white-
owned businesses. This especially applies to small businesses that do not yet have employees;
research from the U.S. Chamber of Commerce found that these businesses are only half as
likely to receive bank financing as white-owned businesses. This report also notes that “A
lack of financial capital is three times more likely to negatively impact Black entrepreneurs’
business growth and profitability than their white counterparts.”

A Rondo Business Loan Fund could provide access to capital through low-cost or zero-interest
loans and grants, which can help small businesses avoid displacement and thrive in Rondo
in @ number of ways:

» Capital can help existing businesses purchase the buildings they occupy and avoid
displacement due to rising costs of rent.

» Capital can help small businesses grow by providing working funds to hire employees,
acquire equipment, rent real estate, and otherwise build capacity.

» Capital can help develop business concepts to the point where they can attract additional
private investment, leading to growth opportunities and furthering innovation.

There are a number of active partners with deep experience administering loan programs and
grants for small businesses in Rondo, including many recent and ongoing programs. However,
additional funding that supports these partners’ capacity to help existing businesses, that
increases the funding amounts they can offer, and that lowers interest rates for participants
would all be worthy prospects for a concerted fundraising effort to prevent Black-owned
business displacement in Rondo.

NEAR-TERM TACTICS

POTENTIAL PARTNERS

C.1a. Determine how the Rondo Business Loan
Fund will be administered in the near term. This
may be through the proposed Rondo Local
Authority or through existing partners that already
offer business loan programs. Consult with
existing partners related to capacity to administer
this program.

« ASANDC

* Build Wealth MN
« City of St. Paul

« NDC

1 U.S. Chamber of Commerce. 2021. Improving Access to Capital for Minority-Owned Businesses. Accessed online at https://

www.uschamber.com/assets/documents/CCMC_EOIreport_v3.pdf.
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NEAR-TERM TACTICS

POTENTIAL PARTNERS

C1b. Develop a fundraising strategy and raise
funding to capitalize the business loan program.
An example goal could be to target an average
loan of $25,000 and have the potential to serve
up to 300 businesses initially, equivalent to the
300 African-American businesses that were

lost during the construction of 1-94; this would
suggest a total fund capitalization of $7,500,000.
However, not all of this capital needs to be raised
at the same time; an initial pilot phase could
begin with approximately $1-2 million, depending
on the number of loans that are expected to be
high-dollar property purchases versus lower-
dollar startup, equipment, or tenant improvement
loans. Further consultation with partners already
providing business loan and business assistance
services in the area will help establish a clear
initial target for fundraising

« ASANDC
* Build Wealth MN
« City of St. Paul

*  Model Cities

« NDC

*  Ramsey County
*  Rondo CLT

¢« Rondo Roundtable
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C.2 Access to affordable, high-quality real estate for existing and new businesses

Providing real estate with affordable rents that can support businesses while they stabilize
after COVID and grow their revenue could be a helpful tactic. There are already examples
of commercial property owned by the Rondo Community Land Trust, Model Cities, and
Neighborhood Development Center in the area that have been intentionally oriented toward
African-American businesses. Building this approach to include additional properties, and
ensuring adequate funding is available to support these properties long-term, is another

potential way to support existing businesses.

NEAR-TERM TACTICS

POTENTIAL PARTNERS

C.2b. Assess opportunities to provide funding for
catalytic mixed-use and commercial projects in
the area that would subsidize commercial rents
on a temporary or permanent basis, including
evaluation of the lessons learned from existing
affordable commercial spaces developed by
Rondo CLT, Neighborhood Development Center,
and potentially other organizations.

« City of St. Paul

* Neighborhood Development Center
* Model Cities

* Ramsey County

* Rondo CLT

C.2b. Consider using the Rondo Net Zero
Innovation Campus as a space to collect
feedback from entrepreneurs and businesses on
the need for new commercial and light industrial
space typologies that are tied to the various
goals of the Cultural Enterprise District, including
arts and culture-oriented businesses as well as
businesses in the technology, innovation, and
sustainable construction sectors.

* Rondo Net Zero Innovation Campus
* Rondo Neighborhood Planning Study Team
* Rondo Restorative Development Study
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€C.3 Short term business incubation and pilots

The lack of generational wealth can be one of the largest barriers to African-American
entrepreneurship, especially considering the number of small business concepts that fail in
their first years. The ability to find success after multiple attempts is a privilege that is not
distributed equitably to all people. At the same time, the threat of Cultural Displacement, as
defined by the City of St Paul’s Anti-Displacement Study, shows the importance of Black-owned
businesses as an anti-displacement tactic. Rondo also contains many home businesses that
serve the community and could be candidates for support. ReConnect Rondo could seek to
work with partners in establishing short term business incubation opportunities and pilots that
can grow the business ecosystem of Rondo over time.

NEAR-TERM TACTICS POTENTIAL PARTNERS

C.3a. Establish a regular rhythm of small * Rondo CLT

business pop-ups to build connections with Black |« City of St Paul
entrepreneurs and to establish a regular customer |+  African Development Center
base. The Little Mekong Night Markets on * Little Mekong

University Avenue could provide a useful template
for the type of events that draw a significant

audience.
C.3b. In the longer term, and in coordination with [+ Rondo CLT
the recommendations in section E, develop a » City of St Paul

small business incubator, perhaps in the form of [+ African Development Center
a food-hall or market utilizing new construction
or rehabilitation of a centrally located commercial
space. Sherman Phoenix, located in Milwaukee,
provides a useful model of a Black-owned
marketplace and entrepreneurial incubator that
seeks to provide for community needs while
building wealth within the community.? Special
attention should be paid to providing for the
needs of the African-American community within
Rondo.

2 https://www.shermanphoenix.com
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C.4 Invest in neighborhood scale marketing and business programming, especially

prioritizing Black-owned businesses

The “Rondo” brand can provide especially strong support for Black-owned businesses in
the Twin Cities, especially given the strong desire of Twin Cities residents of all races to
support minority owned businesses in the wake of increased knowledge of racial disparities
and desire for more equitable outcomes flowing from the Uprising following George Floyd’s
murder by Minneapolis Police Officers. Rondo should position itself as a hub for Black-owned
businesses in the Twin Cities and support a robust region wide marketing campaign, small
business organization and programing, including events.

NEAR-TERM TACTICS

POTENTIAL PARTNERS

C.4a Coordinate the establishment of a Rondo
Merchants Association. Merchant’s associations
are a useful tool for creating the conductions for
a successful small business districts. Merchant’s
associations in the Twin Cities work around
beautification and placemaking activities, and
coordinate marketing and promotions for a
community. Members of Merchants Associations
are typically business owners, property owners
and other supporters. A Merchant’s Association
could be a parter of the Rondo Roundtable, or a
program within that framework.

e Rondo CLT
» City of St Paul
*  Rondo Roundtable

C.4b. Coordinate a business focused marketing
campaign. Marketing and promotions are low-
hanging fruit for Merchant’s Associations. This
should include, at a minimum, a map of the
district which identifies members and a district
website and social media accounts. It could

also include regional media buys, such as radio
or TV ads or signage at Minneapolis-St. Paul
International Airport. A campaign could also
include discount programs that encourage visitors
to visit multiple destinations in the neighborhood,
such as a “passport.”

* Rondo CLT

* Rondo Merchant’s Association
* Rondo Roundtable

e Visit St Paul

C.4c Develop business focused programing, such
as seasonal events, street closures, festivals or
even a monthly event (third-Thursdays, art walks,
etc.) during which local businesses would expand
promotions and additional vendors could be
invited into the community. Programing should be
utilized to increase the visibility of the district.

* Rondo CLT

* Rondo Merchant’s Association
* Rondo Roundtable

e Visit St Paul
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C.5 Entrepreneurship support

Established partners in Rondo currently provide entrepreneurship education that covers
business planning, finance, and management for a variety of industries. These partners have
expressed interest in coordinating a pipeline of potential entrepreneurs who are seeking to
start businesses. ReConnect Rondo could seek to work with these partners to help grow
businesses in specific sectors that support restorative development goals, as the restorative
development strategy evolves.

NEAR-TERM TACTICS POTENTIAL PARTNERS
C.5a. Coordinate with existing entrepreneurship |« ASANDC

education and workforce development e Build Wealth MN
providers in Rondo about the goals of the « NDC

Rondo Restorative Development Study, Rondo *  SCORE Twin Cities
Neighborhood Plan, and Rondo Net Zero
Innovation Center. Determine opportunities
to collaborate to support education and
funding programs for business growth and
entrepreneurship in restorative sectors.

46 Rondo Anti-Displacement & Community Investment Strategy



SUPPORT AFRICAN AMERICAN-LED
CULTURAL SPACES, PLACES, AND
PROGRAMS

If cultural displacement, defined as the loss of Black
community members because of “loss of belonging or
ownership, despite remaining in the neighborhood,” is one of
the biggest potential challenges facing Rondo, it follows that
African American-led cultural spaces, places, and programs
will hold immense significance. These vibrant and dynamic
entities will play a pivotal role in celebrating, preserving, and
advancing the rich heritage, history, and artistic contributions
of African Americans and will serve as vital platforms for
artistic expression, community engagement, and cultural
education, fostering a sense of pride, identity, and belonging.

These spaces will offer opportunities for individuals to showcase their talents, whether it be through
visual arts, music, dance, literature, or theater. By providing diverse platforms for expression, they
amplify the voices of Rondo. Black-led cultural spaces, places, and programs are essential for the
preservation, celebration, and advancement of Rondo’s culture. They empower the community, foster
a sense of belonging, preserve history, and contribute to a more inclusive society. By recognizing

and supporting these spaces, we acknowledge the tremendous contributions of Rondo and Black
Minnesotans to create a more vibrant, diverse, and equitable cultural landscape for all.

What’s the Case for Action ?

* Rondo is home to plethora of cultural facilities that celebrate and promote the arts, history, and
traditions of its residents.

* Visitors can explore the history of African American culture and the civil rights movement at the
Rondo Commemorative Plaza, which serves as a memorial and gathering place.

* The Penumbra Theatre, a renowned African American theater company, offers thought-
provoking performances that challenge societal norms and ignite important conversations.
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D.1 Invest in expanding existing cultural institutions in the neighborhood

By preserving and sharing stories, traditions, and struggles, these cultural institutions will
empower individuals with a deeper understanding of their roots and inspire them to carry on
the legacy of resilience and cultural excellence.

NEAR-TERM TACTICS POTENTIAL PARTNERS

D.1a. Through the neighborhood master planning |« Rondo Neighborhood Planning Study Team
process, explore the facility and programming
needs of existing cultural institutions, including
the Penumbra Theater.

D.1b. Consider the development or expansion of |+ Rondo Neighborhood Planning Study Team
archives, the Rondo library, and the creation of a
museum that will preserve the Minnesotan African
American experience and ensure that future
generations have access to their heritage.

D.1c. Develop additional spaces for music, * Rondo Neighborhood Planning Study Team
dance, and art.

D.2 Develop public realm programing related to culture and history

Public realm programming has the power to activate underutilized spaces. By transforming
parks, plazas, and streets into cultural hubs, these programs revitalize urban environments,
making them more inviting and attractive for residents and visitors alike, shapes cultural
perception of the community, and shares the communities history. This activation of public
spaces encourages social interaction, stimulates economic growth, and enhances the overall
quality of life for the community.

NEAR-TERM TACTICS POTENTIAL PARTNERS
D.2a. Through the neighborhood master planning |« Rondo Neighborhood Planning Study Team
process, develop robust public realm design » City of St. Paul

guidelines to incorporate Rondo’s culture and
history into streetscapes and parks.

D.2b. Develop a “place activation” program for * Rondo Neighborhood Planning Study Team
temporary cultural programming, art, and pilot + City of St. Paul

public realm programming.

D.3c. Develop and fund a public art program * Rondo Neighborhood Planning Study Team
within the neighborhood, with a focus on local + City of St. Paul

artists, either through the establishment of a
cultural district of independently.

D.3d. Consider the development of an outdoor * Rondo Neighborhood Planning Study Team
performance space for theater and music. + City of St. Paul
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D.3 Create programs to support African-American culture-bearers

African-American culture-bearers play a vital role in preserving, celebrating, and advancing
the rich heritage of African-American culture. They are the custodians of a legacy that
encompasses art, music, literature, dance, cuisine, language, spirituality, and countless other
aspects of cultural expression. These individuals, whether artists, educators, historians,
community leaders, or performers, serve as living links to the struggles, triumphs, and
contributions of African-Americans throughout history.

NEAR-TERM TACTICS

POTENTIAL PARTNERS

D.3a. Develop a housing program the specifically
provides opportunities for African-American
culture-bearers to live and work in the community
through the development of artists housing.

* Rondo Neighborhood Planning Study Team
« City of St. Paul
* Rondo Community Land Trust

D.3b. Develop a guaranteed basic income
program for African-American culture-bearers

+ City of St. Paul

D.3c. Prioritize local African-American artists in
local galleries, museums, theater, music and
other cultural programing

* Rondo Neighborhood Planning Study Team
» City of St. Paul

D.3d. Create spaces of interchange between
the African-American, African and Caribbean
communities in the United States.

* Rondo Neighborhood Planning Study Team
« City of St. Paul
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Real estate acquisition and development is a strategy that
contributes to all of the other anti-displacement objectives: it
can assist with creation of new affordable housing options,
support the preservation and attraction of businesses,

and create spaces for culture and community to flourish. A
transformative approach to real estate investment will also
begin to fuel the Community Investment Trust and Community
Reinvestment Fund through pilot projects that generate
collective returns on investment, even before the Rondo Land
Bridge comes into existence. While the Rondo Land Bridge

in itself provides opportunities for transformative real estate investment, this work must start
before the land bridge is developed in order to prevent displacement and lay the groundwork
for the African American Cultural Enterprise District.

» Transformative real estate projects in the Rondo neighborhood create the context for the
success of the Rondo Land Bridge.

» Some real estate projects will be focused on addressing residential and commercial
displacement pressures that result directly from economic challenges such as rising rents and
home values that do not correspond with the incomes of Rondo residents.

» Other real estate projects can address issues of potential “cultural displacement.” The City of
St. Paul’s citywide anti-displacement study defines cultural displacement as follows: “Cultural
displacement happens when the scale of residential change advances. Shops and services

shift to focus on new residents, the character of the neighborhood is transformed, and the
remaining residents may feel a sense of dislocation and lack of attention despite remaining in the
neighborhood.”” Community input has made clear that African American residents of Rondo feel
that cultural displacement is already underway. Mitigating and reversing this process requires
investment that can help retain existing African American families and residents, as well as attract
new African American residents and businesses to the area.

1 City of St. Paul Anti-Displacement and Community Wealth Building technical study. 2022. Presentation provided by City of St.

Paul through personal correspondence.
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E.1 Strategic property acquisition and development for the African American Cultural

Enterprise District

The Rondo Neighborhood Plan is working to identify key sites and opportunities for property
acquisition within the African American Cultural Enterprise District footprint. This work will
occur prior to and during the development of the Rondo Land Bridge, and will be part of
the strategy to make a neighborhood-wide impact that prevents displacement and supports
growth of an African American cultural hub for St. Paul and the Twin Cities. Early fundraising
for the Rondo Community Reinvestment Fund and Community Investment Trust can allow
ReConnect Rondo to work with partners and acquire properties in the near future, before
values increase due to natural appreciation and/or speculative investment pressure. These
properties can be deployed for purposes including:

* New development of homeownership properties at prices that are cost-appropriate to
prevent displacement and offer new homeownership opportunities

* Preservation and new development of affordable rental housing

» Commercial spaces and incubators for Black-owned businesses

e Cultural anchor investments, such as museums, community centers, youth-oriented
centers, artist live-work spaces, public art, and other investments that help to define and
grow the African American Cultural Enterprise District.

NEAR-TERM TACTICS

POTENTIAL PARTNERS

E.1a. Identify initial opportunities to purchase
sites for strategic residential and commercial
property development. In addition to new
catalytic residential, commercial, and cultural
developments, this may also include preservation
of existing naturally-occurring or subsidized
affordable housing properties, or preservation of
historic and cultural landmark sites.

* Rondo Neighborhood Planning Study Team
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E.2 Initial neighborhood-based real estate investments that produce returns for the
Community Investment Trust and/or income for the Community Reinvestment Fund

The Rondo Community Investment Trust and Community Reinvestment Fund are financial
vehicles that are described further in Section 5: Additional Required Financial Tools. These
funds provide opportunities to create an economic cycle that invests revenue from real
estate and other sources into community-based projects, and returns wealth to community
shareholders. Development of real estate on the Rondo Land Bridge will provide one source
of sustainable revenue for these funds. However, there are opportunities to consider initial
pilot projects that invest public and private resources for community returns prior to the land
bridge development. Examples could include:

» Creating support systems to establish, attract, and preserve cooperatively-owned or
employee-owned businesses in Rondo. Cooperatively-owned businesses give vested
employees the right to input in governance and financial decisions made by the business,
and provide long-term wealth building opportunities for employees through their “shares”
or partial ownership in the business.

* Forming a Rondo Investment Cooperative for community-owned commercial real estate
investment, similar to the Northeast Investment Cooperative that has already been
established in Minneapolis. This cooperative invests strategically in real estate projects
that help to support and retain local businesses and address disinvestment on commercial
corridors. Ultimately, a Rondo Investment Cooperative could become a vehicle for
distributing shareholder returns from the Community Investment Trust. More information
on cooperatives and their potential relationship to the Community Investment Trust is
available in Section 5.

NEAR-TERM TACTICS POTENTIAL PARTNERS

E.2a. Identify potential opportunities to support * Rondo Neighborhood Planning Study Team
cooperatively-owned businesses in Rondo. For
example, the proposed Rondo Business Loan
Fund could prioritize funding for cooperative
models, and entrepreneurship support
partnerships could include specific education
programs about cooperative business models.

2b. Consider formation of a Rondo Investment * Rondo Neighborhood Planning Study Team
Cooperative to facilitate direct community * Rondo Restorative Development Study
ownership of real estate prior to the building of
the land bridge. This will require further research
and evaluation with community members and
partners before proceeding, and may be the focus
of a separate study.
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COORDINATE AND BUILD CAPACITY
FOR IMPLEMENTATION

The members of the Rondo Roundtable and other community
partners have been serving the needs of Rondo and St Paul’s
African-American community for many, many years. Hallie
Q. Brown Community Center, for example, has been serving
the community for almost 100 years. Throughout this time,
the existing community partners have consistently ‘punched
above their weight” in delivering for the community in the face
of resources that have always been less than the need within
the community.

The scope and scale of the anti-displacement need within Rondo is detailed in depth within this report.

Within the framework of community investment and restorative development, one of the most important
considerations will be the resourcing of the community partners so that the work that needs to be done
for the community can be completed. This will include programming funds, staffing resources, training,
and other partnerships.

RECONNECT RONDO Anti-Displacement & Community Investment Strategy

What’s the Case for Action ?

+ Lack of funding and staffing to meet organizational goals was a clear theme throughout partner
interviews, which were conducted in November 2022.

 Leadership, partnerships, and collaboration will be key elements of implementing not just the
Anti-Displacement and Community Investment Strategy, but also the broader vision of both
the Rondo Land Bridge and the Rondo African American Cultural Enterprise District. Without
expanded community capacity to implement, the plans cannot be successful in the long term.
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F.1 Invest in capacity building for existing organizations with Rondo

Like a chain, Rondo will only be as strong as its weakest link. Coordinated investment in
capacity development for all partner organizations will strengthen the Rondo ecosystem and
ensure that the vision of the African American Cultural Enterprise District is implemented, while
also creating more opportunity to resource community members, build job and career skills
and direct investment within the community. Working with each partner to identify needs and
define work plans and goals will ensure that partners can work in coordination and confidence
that investments are being leveraged toward shared goals and outcomes.

NEAR-TERM TACTICS POTENTIAL PARTNERS

F.1a. Work with each partner organization to * Rondo Roundtable

assist in the development of a strategic plan, if * Center for Community Progress
absent, and an organizational assessment to « LISC

define each organization’s capacity, goals, and

need.

F.1b. Provide resources for the leadership and * Rondo Roundtable

staffs of partner organizations build their capacity |+ Center for Community Progress
through training, professional development, or « LISC

other defined priorities.

F.1c. Work together with partner organizationsto [+ Rondo Roundtable

identify resources through the 4P model to invest |+ Philanthropic Partnership

in staffing and program delivery to meet the goals [+ Community Investment Fund
of the Rondo African American Cultural Enterprise
District.
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F.2 Capitalize the Community investment Fund for concerted anti-displacement and

wealth creation efforts in the short term

Defined in detail in Section 3 of this report, the Community Investment Fund will be one of the
most important tools for funding necessary community investments including:

» Affordable housing development and preservation

e Cultural investments

*  Support for Rondo neighborhood-based nonprofits

« Small business development and anti-displacement efforts

»  Other community investment goals identified through public processes, such as the Rondo
Restorative Development Study and the Rondo Neighborhood Plan

Working within the 4P structure to secure philanthropic and public funding that can be utilized
to capitalize the Fund and invest in the needs of the community should be prioritized.

NEAR-TERM TACTICS

POTENTIAL PARTNERS

F.2a. Capitalize the Community Investment Fund

Rondo Roundtable

City of St Paul

Minnesota State Legislator

Twin Cities and National Phillanthropic
Community

Rondo Residents

Rondo Neighborhood Planning Study Team
Rondo Restorative Development Study
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IMPLEMENTATION PARTNERS AND
GOVERNANCE
SECTION O2
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Successfully implementing the near-term and charitable funding;

long-term work on anti-displacement, Right « Ability to receive public funding;

fo Return, and the Community Investment . Ab|||ty to operate programs that provide
Trust and Reinvestment Fund will require social and financial returns on investment,

such as the Community Investment Trust

a coordinated strategy. This includes
and Community Reinvestment Fund;

coordination around the abilities necessary
to achieve the strategies — meaning partners
that have the statutory and legal authority,
the mission, the capacity, and the funding to
carry out the work. It also means identifying
what gaps and capacity building needs may

* Ability to develop property;

* Ability to capture value generated from
economic growth and redeploy it in the
Rondo community;

* Ability to administer an overlay district that
supports anti-displacement and community

RECONNECT RONDO Anti-Displacement & Community Investment Strategy

exist to bring the work to fruition. investment goals.
NECESSARY CAPACITY The Urban La”nd Institute’s (ULI) “4P Funding
Model Report” surfaced the concept of a
There are seven broad areas of capacity “special limited purpose local government” that
that will need to be deployed in Rondo in could be established as a State of Minnesota-
order to implement the near-term and long- chartered entity in Rondo, similar to the Iron
term recommendations in this report. These Range Resources and Rehabilitation Board or
implementation capacities include: the Minnesota Sports Facilities Authority. As an
abbreviation, this report refers to this proposed
* Ability to own property in the Rondo entity as a “Rondo Local Authority,” or simply an 02
neighborhood and development rights to the  «Aythority.” This chapter starts with consideration
land bridge; of the role of the Authority as a potential tool to
* Ability to receive philanthropic and bring focus, staffing, funding, and capacity within

Community Members and Stakeholders
() on Authority Board, Investment Committees,
Trust members

RONDO LOCAL

Governed By

AUTHORITY

g
S
Development Rights Park and Green Space Buildings .
to Rondo Land Bridge on Rondo Land Bridge on Rondo Land Bridge
4 g & (potentially)
8‘ Other Land and Buildings throughout Rondo (potentially)
Community Community Tax Increment
Investment Trust Reinvestment Fund District
Rondo Land Bridge Restorative Neighborhood Area Plan

A summary of the proposed governance structure

January 2024 57



the seven identified implementation areas. It then considers key partners and potential capacity gaps

within each implementation area.

ROLE OF THE RONDO LOCAL AUTHORITY

The ULI 4P report, to some extent, equates the Rondo Local Authority to the Community Investment
Trust, and states that this entity would primarily own development rights to the land bridge and serve as
the master developer for the land bridge. However, precedents such as the Iron Range Resources and
Rehabilitation Board show that the Authority may be able to carry out this mission while also serving as
an oversight and implementation entity within many of the seven implementation areas.

IMPLEMENTATION OPPORTUNITIES: RONDO LOCAL AUTHORITY

Ability to own property and
development rights

Own development rights to the Rondo Land Bridge.
Acquire properties in the African American Cultural
Enterprise District for anti-displacement and community
investment uses.

Ability to receive charitable and
philanthropic funding

Receive philanthropic funding for programs and services
of the Authority.

Operate the Community Reinvestment Fund, which will
seek charitable and philanthropic funding to invest in
Cultural Enterprise District projects and programs.

Ability to receive public funding

Receive public grant funds.

Perform value capture of increased tax revenue and
reinvest these revenues into anti-displacement and
community investment projects and programs. Use
bonding authority to enable upfront investment of future
value increases.

Ability to operate programs that
provide social and financial returns
on investment

Operate the Community Investment Trust as a program
that distributes direct financial returns from Rondo Land
Bridge development (and potentially other neighborhood
development activities) to community members to
promote wealth creation.

Operate the Community Reinvestment Fund that
receives public, philanthropic, and charitable dollars,

as well as a portion of the direct financial returns

from Rondo Land Bridge development. Fund anti-
displacement and community investment projects and
programs that support the African American Cultural
Enterprise District, such as affordable housing, cultural
programming, business loans and grants, and youth
programming.
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Ability to develop property

Serve as master developer of the Rondo Land Bridge.
This includes intentionally ground leasing the property

to other nonprofit and for-profit developers to achieve
development outcomes specified in the Rondo
Neighborhood Plan, and receiving revenue from these
ground leases. It may also include direct co-development
or sole development of properties on the land bridge;
taking on a more active development role will require
careful consideration of development risks and rewards.
Provide funding to support external mission-driven
developers who will build affordable housing,
commercial, and cultural developments within the African
American Cultural Enterprise District. Support may

come in the form of funding for these efforts through the
Community Reinvestment Fund.

Ability to capture value generated
from economic growth and
redeploy it in Rondo

Hold the statutory ability to capture value from community
growth and development and reinvest this value in
Rondo to support anti-displacement and community
investment objectives. This may include functioning as

a tax increment district, which would require special
legislative authorization.

Ability to administer an overlay
district

Advise and collaborate with the City of St. Paul on the
establishment of an overlay district that supports anti-
displacement and community investment goals, as well
as the broader goals of the African American Cultural
Enterprise District.
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POTENTIAL PARTNERS AND CAPACITY NEEDS TO

IMPLEMENT THE STRATEGY

As the table below indicates, the Rondo Local Authority can play a critical role in coordinating and
funding anti-displacement and community investment efforts in the near term, as well as developing
and sharing the benefits of the Rondo Land Bridge in the longer term. The Authority will also need to
work with a diverse set of partners to achieve its near-term and long-term goals; the following table
indicates potential partners and capacity needs to carry out the Anti-Displacement and Community

Investment Strategy.

POTENTIAL PARTNERS AND CAPACITY NEEDS BY IMPLEMENTATION AREA

POTENTIAL PARTNERS

CAPACITY NEEDS

Ability to own property and
development rights

The Rondo Local Authority will
own the development rights

to the land bridge. However,
for near-term and long-term
development efforts in the
African American Cultural
Enterprise District, there

are many mission-driven
development partners who
may seek to acquire property
in the area for uses including
affordable housing and
commercial development. The
Rondo Local Authority may
seek to support these efforts in
the near term through funded
RFP processes or other funding
mechanisms.

e The Rondo Local Authority
needs to be legislatively
created in order to
serve as the owner of
development rights to the
Rondo Land Bridge and to
begin operating programs
such as the Community
Reinvestment Fund that may
provide near-term funding.

e Community partners need
additional financial and
staffing resources in order
to effectively meet near-
term anti-displacement and
community investment goals.
These needs should be
more clearly quantified and
resourced in collaboration
with partners.

Ability to receive charitable
and philanthropic funding

Philanthropic foundations in

the Twin Cities are likely to be
important initial partners for
start-up efforts, particularly to
initially capitalize the Community
Reinvestment Fund.

The Rondo Local Authority
needs to be legislatively created,
or a partner needs to be secured
to hold initial investments in the
Community Reinvestment Fund.
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POTENTIAL PARTNERS

CAPACITY NEEDS

Ability to receive public
funding

The City of St. Paul and the
State of Minnesota are both
essential partners with public
funding sources that can support
and leverage the efforts of the
Rondo Local Authority.

The Rondo Local Authority’s
creation will provide new
avenues to secure public
funding.

Ability to operate programs
that provide social and
financial returns on
investment

The Rondo Local Authority
itself can operate the
Community Investment Trust
and Community Reinvestment
Fund as programs. However,
community governance is
critical to both of these efforts’
success. Development of an
Authority board that represents
the Rondo community, and
creation of potential investment
boards for the Trust and Fund,
will be essential to ensure
representative and transparent
investment.

More detailed program
development is needed for
some of the potential ideas in
the Near-Term Strategies of this
report that the Trust and Fund
may support. For example,
finalizing terms for a business
loan fund, conceptualizing
opportunities to support
cooperative business ownership,
or creating an affordable
housing investment framework
will be important early steps.

Ability to develop property

Some community partners in
Rondo who already own and
develop property for mission-
driven purposes that can
contribute to anti-displacement
and community investment
efforts include:

* Aurora St. Anthony
Neighborhood Development
Corporation

* Model Cities

* Neighborhood Development
Corporation

* Rondo Community Land
Trust

Property development

that meets near-term
homeownership, rental, and
commercial needs in Rondo will
require additional fundraising
and likely additional staffing
capacity for local mission-driven
organizations.
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POTENTIAL PARTNERS

CAPACITY NEEDS

Ability to capture value
generated from economic
growth and redeploy it in
Rondo

The City of St. Paul has some
tools that can deploy captured
value from public taxation in
Rondo. For example, creating a
St. Paul Cultural District would
allow the City to deploy Cultural
STAR funds, which are funded
by a citywide sales tax, within
the African American Cultural
Enterprise District.

The Rondo Local Authority
needs to be formed in order
to have a local solution for
value capture that can support
the African American Cultural
Enterprise District.

Ability to administer an
overlay district

The City of St. Paul has
extensive experience
implementing overlay districts of
various types, including heritage
preservation districts and
districts with special provisions
related to zoning and land use.

The City and Rondo partners
will need to work together to
pinpoint the exact potential
objectives of an overlay district,
including a potential cultural and/
or land use overlay. The Rondo
Neighborhood Plan process can
serve as a tool for collaboration.
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ADDITIONAL REQUIRED FINANCIAL
TOOLS
SECTION O3

Source: Concordia, Old Rondo Avenue | Wikimedia Commons



This section examines best practices and potential structures for a Rondo Community
Investment Trust (the “Trust”) and Community Reinvestment Fund (the “Fund”). These financial
tools will generate financial, social, and environmental returns for Rondo residents by investing
the revenues from development that occurs on the Rondo Land Bridge and throughout the
Rondo neighborhood. All investments of the Trust and Fund will seek to advance the goals

of the African American Cultural Enterprise District. These tools will also serve as early-stage
resources to accept funding from the philanthropic, public, and private sectors to accomplish
goals for the African American Cultural Enterprise District.

The Trust and Fund are related but distinct entities; together, they provide mechanisms for delivering
financial, social, and environmental benefits to Rondo residents and Rondo descendants. The table on
the following page provides a summary of the objectives, funding sources, and potential governance
models of the Trust and Fund for quick reference.

COMMUNITY COMMUNITY
INVESTMENT TRUST REINVESTMENT FUND
03
= People and organizations in the = The Fund stores some of the
community own real estate and money generated from real estate

other assets in a Trust and other assets

= The goal is to create wealth for
community

= The goal is to support holistic
community development

= The return to the community is
financial, building wealth

= The return to the community is
social, building wellbeing and

RONDO AFRICAN AMERICAN
CULTURAL ENTERPRISE DISTRICT

the sense of belonging
Examples: Market-rate Examples: Affordable
housing, Commercial housing, Cultural
development, etc. institutions, etc.
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SUMMARY - COMMUNITY INVESTMENT TRUST AND COMMUNITY

REINVESTMENT FUND

Invest the proceeds of profitable
real estate and community
investments, including proceeds
generated from ownership of the
Rondo Land Bridge air rights,
into the Rondo neighborhood in
two ways:

e Direct financial benefits and
wealth generation for Rondo
families.

* Financial support for the
Fund to invest in projects
that provide a social and
environmental return on
investment for the Rondo
community.

Leverage funding from the
public, philanthropic, and
private sectors to invest in
projects that provide social and
environmental benefit for Rondo
residents.

Investments of the Fund will
advance the goals of the
Rondo African American
Cultural Enterprise District, the
Rondo Neighborhood Planning
Study, the Anti-Displacement
and Community Investment
Strategy, and the Restorative
Development Strategy.

Program of, subsidiary of, or
separate entity administered
by the Rondo Local Authority
depending on legal advice and
final structure

Program of the Rondo Local
Authority

Ground lease and development
revenue emerging from
development of the Rondo Land
Bridge, as well as potential
other neighborhood real estate
development and business
investments.

* Philanthropic sources
* Public agencies - local,
state, and federal

+  Community Investment Trust

revenues
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Option 1: Cooperative
investment model with
multiple “classes” of
shares that each receive
particular voting powers
for investors. Philanthropic
or other investment may
defray costs of ownership
shares for groups such as
Rondo descendants, Rondo
residents, young adults in
Rondo.

Option 2: Neighborhood
Real Estate Investment
Trust model overseen by
an investment board that
includes community voices,
but without direct voting
powers for investors (e.g.
community members).
Returns and dividends
may include shareholder
investment options,

but governance from
shareholders is less direct

than in a cooperative model.

Option 1: Fund operated

as a program of the Rondo
Local Authority, with an
investment board that
includes Rondo residents
and stakeholders.

Option 2: In the “seed
phase” over the next 1-2
years, the Fund may begin
as a program of an existing
foundation or non-profit, with
an explicit mission related to
the purposes of the African
American Cultural Enterprise
District and Rondo
neighborhood. Responsibility
for administering the Fund
could then be assumed by
the Rondo Local Authority
once it is established.
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COMMUNITY INVESTMENT TRUST: DEFINITION AND BEST
PRACTICE RESEARCH

A Community Investment Trust is an entity that invests in assets and generates either financial or social
returns for a community-beneficial purpose. However, there is no specific legal definition in Minnesota
or at the federal level for a Community Investment Trust. This means that self-declared “Community
Investment Trusts” from across the country have different beneficial purposes, governance models, and
investor criteria. For example, some Community Investment Trusts are governed by non-profit boards
and seek investment from banks; others focus on facilitating community ownership of assets.

ReConnect Rondo’s goal for the Community Investment Trust is to ensure that wealth created
through the ownership and development of the Rondo Land Bridge can flow back to community
members, likely in the form of both direct financial dividends and community-based investments. The
following examples of Community Investment Trust models from across the nation illustrate some

of the organizations that have similar objectives to the Rondo Trust, including their major goals and
projects, governance structures, goals for returns, and shareholder eligibility and exit requirements.
Many of these examples were initially located through a white paper on “New Models for Community
Shareholding” from the Urban Institute,’ though the Anti-Displacement and Community Investment
team conducted independent research on each entity’s goals, structure, and current status.

1 Brett Theodos and Leiha Edwards. 2020. New Models for Community Shareholding. Urban Institute. Accessed online at

https://www.urban.org/sites/default/files/publication/103341/new-models-for-community-shareholding_0.pdf
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Corporation owned by neighborhood
shareholders.

Mercy Corps, the non-profit which led the creation
of the Community Investment Trust (CIT),
provides advisement to the shareholder-governed
corporate board of directors.

Beneficial Purpose: Generate wealth for East
Portland community members through direct
ownership of shares in a local commercial
property. The CIT owns one specific commercial
property, Plaza 122, in East Portland. This is

a multi-unit commercial property that houses
multiple businesses.

Eligibility to Invest: The CIT enables direct
investment from community members residing in
specific East Portland zip codes who purchase
shares in the CIT. These community members
must go through Mercy Corps financial literacy
training before being eligible to buy in.

Buy-In: Investors must invest between $10 to
$100 per month.

Exit Criteria and Special Features: A direct pay
letter of credit from a bank protects shareholders
from losses and allows them to withdraw their
funds at any time without specific permission from
the governing board.

2 Mercy Corps. Case Study: The Community Investment Trust. Accessed online at https://www.mercycorps.org/sites/default/
files/2020-01/EPCIT%20Case%20Study%20MC%20White%20Paper%202019%20120519.pdf
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Cooperative governance.

Members receive voting shares and can vote to
decide on future property investments.

Beneficial Purpose: Stimulate the economy
and address vacant commercial spaces in
Northeast Minneapolis by creating a community
investment vehicle to purchase and renovate
these commercial buildings, and recruit local
businesses to occupy them.

Eligibility to Invest: Any resident of Minnesota
who is 18+ can invest, as can Minnesota
businesses. Each single member of the
cooperative receives a single vote.

Buy-In: Current initial investment is $1,000 for a
voting share. Additional share types are available
to members during active fundraising efforts;
these additional shares do not convey additional
votes to members.

Exit Criteria and Special Features: Exit

and sale of shares is at the discretion of the
cooperative’s Board; they note that all shares
should be considered a long-term investment and
that requests to sell shares will not be accepted
until the organization has the available capital to
pay the required amount.
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Program of a non-profit entity that offers
investment opportunities in the form of partially
secured and non-secured notes

Beneficial Purpose: Finance small businesses,
real estate and infrastructure projects in Boston'’s
Black, Indigenous, and communities of color.

Eligibility to Invest: Varies based on class of
share; see “Buy-In.”

Buy-In: Two categories of return-generating
investments are available to non-accredited
investors (e.g. community members). These

are the “Kujichagulia Note”, which allows
investments of $50 to $10,000 and is available
only to Massachusetts non-accredited investors;
and the “Umoja Note,” which allows investments
of $1,000 to $250,000 and is available to non-
accredited investors from several states as well
as accredited investors. In addition, the “Nia Note
is specifically targeted to philanthropic investors
from anywhere in the United States, Canada, and
the United Kingdom; it offers smaller returns and
helps to mitigate risk for the community member
investors in the event that any of the Fund’s
investments fail.

Exit Criteria and Special Features: Ujima notes
have defined term lengths of three to seven
years, with annual return targets that vary based
on the type of note.

3 Boston Ujima Project. Ujima Fund: The Nation’s First Democratic Investment Fund. Accessed online at https:/www.

ujimaboston.com/_files/ugd/9f0d61_80c9406d16b5495db8dd9cb64e4e1d04.pdf.
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Community Impact Real Estate Investment Trust -
National Scale

Beneficial Purpose: CDT invests in affordable
housing preservation and creation, and charter
school facilities. For example, CDT recently
partnered to refinance a 422-unit affordable
housing property in Richfield, MN, in order to
retain long-term affordability at the property.*

Eligibility to Invest and Buy-In: Investment
primarily comes from banks, which can invest in
the Community Development Trust to meet their
Community Reinvestment Act (CRA) lending
obligations. This enables CDT to leverage CRA
dollars from a variety of banks to invest both debt
and equity into its projects. CDT has investments
in 44 states and Puerto Rico, including
Minnesota.®

Exit Criteria and Special Features: CDT does
not offer shareholding opportunities to non-
accredited investors, so its exit criteria are less
important for the purpose of designing the Trust.
However, CDT’s use of CRA capital to achieve
affordable housing preservation goals could be a
strong model for an additional investment vehicle
that could help leverage funds in the Trust to
achieve anti-displacement goals.

Some key decision points that the Rondo Local
Authority or other operating entity for the Trust will
need to focus on when creating the Trust include
the following.

4 Community Development Trust. Seasons Park:
Richfield, MN. Accessed online at https://cdt.biz/investment/
seasons-park/.

5 Community Development Trust. Home Page - Map
of Impact. Accessed online at https://cdt.biz/.

COMMUNITY INVESTMENT TRUST
GOVERNANCE AND SHAREHOLDING
OPTIONS

The Trust may be a subsidiary of the Rondo Local
Authority, or it may be a direct program of the
Authority. If the Trust is a subsidiary of the Rondo
Local Authority, it may be governed either as a
cooperative or a corporation (including potential
designation as a Public Benefit Corporation).

» Cooperatives in Minnesota may have direct
shareholders, or may have a membership
organization that does not require the
purchase of shares. In either case, members
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or shareholders would elect a board of
directors for the Trust, and the board would
undertake management and strategic
initiatives for the Trust, with input from voting
members on new investments.

* A corporate structure would also allow for
direct shareholding and investment by
community members, with governance by a
board of directors that could be either elected
or appointed. Creating a Public Benefit
Corporation structure would also allow the
entity to prioritize social and environmental
benefits within its investments. An Investment
Committee may be formed to allow members
more direct input on investments of the Trust.

If the Trust is a direct program of the Rondo
Local Authority, it may seek to operate like the
Ujima Fund and set up a community voting and
investment oversight structure overseeing the
offering of shares or membership in the Fund.

SHAREHOLDER ELIGIBILITY

The best practice examples take an array

of approaches to defining who is an eligible
community shareholder. In the East Portland CIT,
all investors must be residents of four zip codes
near the commercial property that the CIT owns,
and all of them must undergo financial literacy
training prior to investing. In the NorthEast
Investment Cooperative, investment is limited

to residents of Minnesota, the state in which

the cooperative operates. In the Boston Ujima
Fund, different classes of notes allow for different
eligibility criteria; however, the most accessible
shares for community members are available only
to Massachusetts residents (and are not available
to wealthier accredited investors).

For the Rondo trust, the Ujima Fund model
may make sense, because it may allow for

the creation of a special type of note or share
that would be available only to residents of
Rondo, while other types of notes that are more

widely available to Minnesota residents and
philanthropic investors could enhance the amount
of capital available and the Trust’s total returns.
However, this approach would need to be vetted
with a securities lawyer in order to ensure that
these criteria are legal.

MITIGATING RISK AND LEVERAGING
THE INVESTMENT OF COMMUNITY
MEMBERS

The Trust may seek to offer special share classes
or buy-in opportunities to philanthropic investors
and/or banks in order to mitigate risk for non-
accredited community investors. The Mercy
Corps East Portland CIT provides one example
of risk mitigation: the Letter of Credit structure
they have developed with a local bank provides
assurance that community investors will not lose
value in their shares. The Boston Ujima Fund
provides another example: this Fund worked

to attract “first-loss” capital from philanthropic
investors, which means that these dollars bear
the initial risk of failed investments — community
investor shares would be devalued only if a large
number of investments failed.

In addition, the Trust may seek to leverage
Community Reinvestment Act capital from banks
to increase the opportunity to invest in social
goods like affordable housing and business
development. The Community Development
Trust provides one model in which CRA capital is
directly incorporated into a mission-driven Real
Estate Investment Trust. However, bank capital
tends to be relatively risk-averse and to favor
financing very specific types of projects within
these types of investment vehicles. In order to
keep stronger community control over investment
opportunities and types within the Trust, it may
be preferable to develop a separate investment
vehicle that focuses on attracting CRA funding,
and then use this funding to leverage the capital
in the Trust when it can help push Trust-funded
projects and initiatives forward.
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EXIT STRATEGIES FOR
SHAREHOLDERS

Some community-based investment vehicles,
like Minneapolis’s NorthEast Investment
Cooperative, limit opportunities for shareholders
or community investors to exit the fund and

ask that investments be considered “long-term
patient capital.” However, this approach can limit
accessibility and interest for low- and moderate-
income community investors; these investors
are likely to want the flexibility to withdraw some
or all of their money at any time, in order to pay
for necessary expenses. Some other strategies
include:

+ The Ujima Fund offers notes with defined
terms of three to seven years, so that
shareholders will know when they will receive
their money back.

+ The East Portland CIT’s Letter of Credit
arrangement with a bank allows community
shareholders to withdraw their money at any
time.

COMMUNITY
REINVESTMENT FUND:

A COMPLEMENTARY
STRATEGY TO THE TRUST

The Community Reinvestment Fund
complements the Community Investment Trust.
Where the Trust focuses on opportunities for
community shareholding, investment, and
financial returns from the Rondo Land Bridge,
the Fund is a grantmaking vehicle that delivers
social and environmental returns for the African
American Cultural Enterprise District and
Rondo community. These returns will include an
emphasis on anti-displacement and community
investment work.

FUND INVESTMENT PRIORITIES

The Fund may invest in a variety of projects that
generate mission-driven outcomes in Rondo.
Governing documents for the Fund should
establish investment priorities and an Investment
Committee that includes participation from local
community members and stakeholders. Some
anti-displacement and community investment
goals the Fund might prioritize are:

» Affordable housing development, affordable
housing preservation, homeownership
development, homebuyer education, and
financial literacy services

* Cultural investments that support the African
American Cultural Enterprise District (note
that these funds may leverage funding from
the Cultural STAR overlay district)

»  Support for Rondo neighborhood-based
nonprofits, including cultural nonprofits,
nonprofit real estate developers, social
service organizations, and youth development
organizations

* Small business development and anti-
displacement efforts

+ Other community investment goals identified
through public processes, such as the Rondo
Restorative Development Study and the
Rondo Neighborhood Plan

SOURCES OF FUNDING AND PHASING
OF FUND GROWTH

Returns from development of the Rondo Land
Bridge provide one long-term source of revenue
for the Fund. However, ReConnect Rondo and
the Rondo Local Authority should not wait until
the land bridge is developed to establish the
Fund. Rather, the Fund should be mobilized and
resourced as soon as possible to assist in anti-
displacement work, and to continue building the
foundations for the African-American Cultural

January 2024

RECONNECT RONDO Anti-Displacement & Community Investment Strategy

73



Enterprise District. Some of the potential sources
for immediate fundraising include:

¢ Philanthropic institutions: Philanthropic
partners in the Twin Cities area are well-
positioned to make initial investments in the
Fund during the seed phase, over the next
one to three years. In addition, if necessary,
ReConnect Rondo and partners may select a
local philanthropic institution to manage the
seed phase of the Fund before the Rondo
Local Authority is established. This could help
the Fund get off the ground quickly.

e Public-sector agencies and public
financing vehicles: As a program of the
Rondo Local Authority, the Fund may receive
public-sector grants from the local, state, and
federal levels. Depending on the final powers
of the Authority, the Fund may also receive
value capture revenues, such as revenues
from a local Tax Increment Financing (TIF)
district.

e Cross-subsidy from the Community
Investment Trust: Once the Rondo Land
Bridge is constructed and developed, the
Fund may receive a portion of the returns
generated from the Community Investment
Trust. The Rondo Local Authority or other
ownership entity will need to determine
the balance of funds that are distributed
to shareholders or members of the Trust,
versus those that are reinvested in grants and
community-serving projects via the Fund.
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LAND BRIDGE DEVELOPMENT AND
FINANCIAL SCENARIOS
SECTION O4
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Over the next 5 to 10 years, construction of
the Rondo Land Bridge will take shape. The
concepts of the Community Investment Trust
and Community Reinvestment Fund rely on
two key ideas related to the land bridge:

1. The community will control development
rights on the Rondo Land Bridge. Based
on the outcomes of the ULI “4P” study, these
development rights will be controlled through
the Rondo Local Authority, a neighborhood-
based public entity with a mission to
develop and steward the land bridge and
the surrounding African American Cultural
Enterprise District.

2. Revenues from land bridge development
will be reinvested in the Rondo
community. These revenues will include
“ground lease” revenue that the Rondo Local

"" |

Authority can generate by leasing land on the
Rondo Land Bridge for development. They
may also include developer profits, if the
Authority or another community-based entity
is directly involved in developing and owning
property on the land bridge.

One key question for implementation of the
Community Investment Trust and Community
Reinvestment Fund is: How much revenue will
development of the Rondo Land Bridge actually
generate?

This section of the Anti-Displacement and
Community Investment Strategy begins to answer
this question by creating financial models for

four development “scenarios”. These scenarios
demonstrate the theoretical financial return from
the land bridge based on different land uses,
development densities, and other considerations.

Four Development Scenarios Analyzed Through Financial Models
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The scenarios shown in this section of the
Anti-Displacement and Community Investment
Strategy are initial ideas. They are designed to
garner community input and to demonstrate a
range of potential revenue opportunities from the
Rondo Land Bridge. They will form one input for
the ongoing Rondo Neighborhood Plan, which will
help pinpoint development programs and spatial
concepts for the land bridge, in partnership

with community members. Community goals,
organizational partnerships, and financial sources
will need to be further defined in future work to
fine-tune and implement these opportunities.’

PROCESS AND
ASSUMPTIONS

Several studies have been conducted to
assess the potential amount of new real estate
development that could be built on various
configurations of the Rondo Land Bridge.
However, none of the studies have assessed
the potential financial returns to the Rondo
community from development on the land bridge.
This study advances the visioning and studies
of bridge construction costs to begin outlining
options for implementing community goals for
new cultural and arts spaces, a new park, new
housing, and new commercial spaces for small
businesses such as professional services and
restaurants.

For this study, we started from the broad-brush
estimates of land bridge size identified by the
Urban Land Institute (ULI) Technical Assistance
Panel in 2018, which identified that a parcel of
approximately 16.9 acres could be created. If
the Rondo Land Bridge is built to accommodate
development and delivered as a development-
ready parcel at no cost to the Rondo Local
Authority or other community representative, this

1 In order to test various development scenarios
and their financial feasibility, the Mend Collaborative team
prepared a simple financial feasibility model, further detailed
in Appendix A. The model, along with instructions for its use,
has also been provided to ReConnect Rondo staff for further
planning and analysis.

WHY NOT ONE BIG PARK?

One common model for land bridges nationwide
has been to use them as large public green
spaces. One well-known example is Klyde
Warren Park’, built as a land bridge over a
sunken freeway segment in Dallas. However,
this section does not analyze a scenario that
would turn the whole Rondo Land Bridge into

a public park. It is likely that if the Rondo Land
Bridge were utilized entirely as a park, it would
not generate direct development revenue for the
Community Investment Trust and Community
Reinvestment Fund — because that revenue
comes from real estate assets, and parks

are generally not profitable as real estate
investments. That “one big park” scenario was
therefore not consistent with the goals of this
Anti-Displacement and Community Investment
Strategy.

Each of the four scenarios in this section includes
five acres of parkland. This acreage can assist in
providing economic benefits such as increased
property values for nearby properties, enhanced
physical connectivity through a green open
space, and a myriad of health and sustainability
benefits to all Rondo residents.

1 According to the park’s website, Klyde Warren Park
in Dallas cost $110M to construct, including over $50M raised
through private donations. It has an annual operating budget
of $5.2M funded through a mix of event rentals and private/
philanthropic donations.

parcel could be used for a wide range of new
community uses, along with “enterprise” uses
that can generate profits to re-invest throughout
Rondo.

To provide a sense of the range of potential
financial outcomes, the following steps were
taken:

1. Estimate potential park acreage and
remaining acreage available for building
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development.

2. Translate acres for each land use into built
square feet of buildings and separate these
future buildings into those that would provide
potential revenue to the Trust (“Enterprise
Uses”), and those that would more likely
be break-even uses for the community
(“Community Uses”).

3. Estimate the profit generated by Enterprise
Uses that could, in turn, either be returned
to community members owning shares
of the Trust or re-invested in other ways
into the Rondo neighborhood through the
Reinvestment Fund.

Each of these steps is described further below.

STEP 1: ESTIMATE ACREAGE
AVAILABLE FOR PARK AND
DEVELOPMENT OF BUILDINGS

As a first step, we assumed that the future Rondo
Land Bridge parcel would contain 16.9 acres.

We further assumed that since the community
has not yet determined its ideal park size or park
programming, that for this analysis, the park
would be a fixed size of 5.0 acres. This park
size can accommodate many active and passive
recreational uses including outdoor markets,
community events, outdoor amphitheater, etc.

Next, we assumed that 15% of the gross 16.9
acres will be needed for guest parking for park
uses, and internal roads serving both the park
and buildings as described below. This results
in approximately 11.6 acres of developable land
for buildings with Enterprise and Community

occupancy.?

2 The next steps do not estimate any further revenue-
producing activity in the park component because park
planning and its business model will be determined at a
later date. It should be noted, however, that there are many
examples of public parks that can produce net revenue to a
community, but it depends on the mix of activities programmed
for the park. Often, communities prefer no or very low user
fees (the source of possible revenue), in order to best serve
all members of the public, rather than creating a park with
higher user fees that reduce accessibility to everyone.

STEP 2: TRANSLATE DEVELOPMENT
PARCEL INTO BUILDINGS FOR
ENTERPRISE AND COMMUNITY USES

This step creates four scenarios for future land
bridge development on the portion of the land
bridge not used for the five-acre public park. The
details of these scenarios, including the number
of housing units, small business spaces, and
community-serving uses, and more information
on each scenario’s financial models and
assumptions is shown in Appendix 1. The four
scenarios are:

* All Single-Family Homes

* Low-Density Mixed Use

* Medium-Density Mixed Use
» Higher-Density Mixed Use

The scenarios were formulated based on

varying levels of development density using the
Floor Area Ratio (FAR) concept to represent
increasingly dense buildings. Further, the
estimates are subdivided into Enterprise Uses
that create revenue (e.g., market-rate housing,
retail, small business uses), and Community
Uses that offer value but are less likely to create
a net financial profit (e.g. theater, galleries, maker
spaces, other break-even non-profit uses).

The Community Uses will require their own
planning and financial structure, but in recognition
of their overall community benefit purpose,
Community Uses are not assumed to generate
profits to the community (in order to keep rents
low for occupants of those buildings). Therefore,
the financial models in this section focus on the
profit-generating Enterprise Uses only.

STEP 3: ESTIMATE PROFIT FROM
ENTERPRISE USES

The focus of this analysis is to figure out the
potential profit that could be generated by just
the Enterprise Uses and redistributed through
the Community Investment Trust and Community
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Reinvestment Fund. The financial model
formulated for this report is described in detail in
Appendix A. In summary, the model uses a series
of assumptions about potential sale prices and
rental rates converted to building value, minus
development costs and partner developer profit,
in order to estimate the remaining value from the
development scenarios that could be generated
for the Trust to be reinvested elsewhere in the
community.

The development scenarios 1 through 4 shown
above were analyzed on both a for-sale and
rental basis for all of the housing components.
The Enterprise retail and office uses were held
constant as rental space.

ALTERNATIVE A: ALL
MARKET RATE ENTERPRISE
USES

First, the four development scenarios were
analyzed on an all market-rate basis; this option
assumes that the Rondo Land Bridge Enterprise
Uses are intended to generate profit that can be
reinvested in the Rondo community through the
Community Investment Trust and the Community
Reinvestment Fund. This all-market-rate

approach could serve as an economic engine
for Rondo’s regeneration; this is a strategy

that is often used in other cities to provide

new construction, spaces for new jobs, and
gathering places creating a new economic hub
and community benefits. However, this approach
would not directly address much-needed
affordable ownership and rental housing to serve
lower-income households.

The adjacent table shows the summary of bottom
line profit to the Trust from each of the scenarios,
assuming the development is entirely market-
rate. Positive dollars in each column mean the
Trust would earn profit on that development
scheme, with the Scenario 3: Medium Density
Mixed Use showing as the most profitable choice.
This is because under current market conditions,
market-rate rental housing shows the highest
profit per unit. Medium density rental housing
(which includes a mix of townhouses and stacked
flats) is most profitable because it can avoid most
construction of parking garages, which would

be required in the higher density scenario to
accommodate parking needs.

SCENARIO A: ALL MARKET RATE

Market Rate

Market Rate

Residential Commercial
For Sale Residential Profit to Trust [ Profit to Trust | Total Profit
Scenario 1: All Single Family Homes $1,914,428 $- $1,914,428
Scenario 2: Low Density Mixed Use $3,209,089 $ (1,042,498) $2,166,592
Scenario 3: Medium Density Mixed Use $224,796 $ (1,876,496) $(1,651,699)
Scenario 4: Higher Density Mixed Use $(3,876,458) $ (3,335,992) $(7,212,450)
Rental Residential Profit to Trust [ Profit to Trust [ Total Profit
Scenario 2: Low Density Mixed Use $4,338,992 $ (1,042,498) $3,296,494
Scenario 3: Medium Density Mixed Use $8,246,308 $ (1,876,496) $6,368,812
Scenario 4: Higher Density Mixed Use $7,546,310 $ (3,335,992) $4,210,317
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ALTERNATIVE B: MIXED-

INCOME HOUSING

COMPONENTS IN EACH

SCENARIO

Next, the analysis considered the same four
development scenarios, but added a mixed-
income approach that includes some affordable
housing in each scenario. The assumption in this
model is that one-fifth of total housing units in
each alternative are priced below market, making
them affordable to households earning 50% to
80% of the St. Paul Area Median Income (AMI).

The market-rate components of each scenario
show the same potential profits as in Alternative
A. The separate affordable housing component in
each scenario was analyzed for the subsidy that
would be needed to fill the gap between revenues
from the buyers/renters of affordable units and
the cost to build them.

As shown, the amount of subsidy needed to
support the affordable housing components
ranges from approximately $3.5 million for 20
rental townhouses, to approximately $21 million
for 104 for-sale affordable stacked flat condos.
There are numerous sources of this subsidy,
depending on the tenure type and target incomes
of the households served:

SCENARIO B: MIXED INCOME RESIDENTIAL (80% MARKET, 20% AFFORDABLE)

Mixed Use

Market Rate | Market Rate Affordable
Residential [ Commercial Residential
For Sale Residential Profit to Profit to Trust | Total Profit Subsidy
Trust Needed
Scenario 1: All Single Family $1,531,543 |$- $1,531,543 $(4,253,114)
Homes
Scenario 2: Low Density Mixed | $2,567,271 $ (1,042,498) $1,524,774 $(3,662,442)
Use
Scenario 3: Medium Density $179,837 $ (1,876,496) $(1,696,659) |$(16,343,491)

Scenario 4: Higher Density
Mixed Use

$(3,101,166)

$ (3,335,992)

$(6,437,159)

$(21,367,112)

Mixed Use

Rental Residential Profit to Profit to Trust | Total Profit Subsidy
Trust Needed

Scenario 2: Low Density Mixed | $3,471,193 $ (1,042,498) $2,428,696 $(3,546,630)

Use

Scenario 3: Medium Density $6,597,046 |$ (1,876,496) $4,720,550 $(17,270,321)

Mixed Use

Scenario 4: Higher Density $6,037,048 $ (3,335,992) $2,710,055 $(19,451,623)

Scenario B assumes that 20% of the total units are provided as affordable units. The affordable housing
units assume the following average target Area Median Incomes (AMI):

Average AMI for Affordable Units, Single Family: 60%
Average AMI for Affordable Units, Townhomes: 60%
Average AMI for Affordable Units, Stacked Flats: 50%
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Low Income Housing Tax Credits. This
federal source of funding is available for
affordable rental housing serving households
averaging up to 60% AMI. In general, projects
financed with this source do not serve
extremely low income households earning
less than 30% of AMI. Instead, these tax
credits are aimed at employed households
needing affordable rental housing.

Other Federal Sources. For affordable
ownership housing, several federal sources
may also be available including HOME funds.

State and Local Funds. A variety of funding
opportunities are available from Minnesota
Housing and the City of St. Paul, as
discussed in more detail in the Near-Term
Strategies sections related to affordable
housing.

Philanthropic Funds. A wide variety of
large foundations and specialized affordable
housing lenders offer low-interest loans or
forgivable loans to fund affordable housing.
Programs vary, but generally represent a
small percent of overall subsidy needed.

In general, financing for affordable housing

can be complex, requiring several sources of
subsidy patched together to cover the gaps in
meeting the total cost of construction, but should
be considered as very doable for this scale of
development on the Rondo Land Bridge.
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