


 
 
Saint Paul Planning Commission, c/o Michael Wade 
25 West Fourth Street, suite 1400, Saint Paul, MN, 55102 
 
December 5, 2019 
 
Re: West Side Equitable Development Scorecard Adoption 
 
 
 
Dear St. Paul Planning Commission, 
 
This is a letter in support of adopting the current draft of the West Side Equitable Development 
Scorecard.  
 
The Scorecard has seen an incredible outpouring of community support since West Side 
residents first set to work on it over two years ago. In September 2017, the West Side 
Community Organization (WSCO) held a series of community meetings where over 100 West 
Side residents were not only informed on what a Scorecard for our community would look like, 
but also invited to become actual creators of what the Scorecard would BE.  
 
The Scorecard has truly been created by, for, and with the neighborhood. As you have heard 
from many community members over the past two years, and as recent as our enthusiastic 
group who joined you for the Planning Commission meeting last Friday, WSCO has talked the 
talk and walked the walk when it comes to co-creating the Scorecard within community, 
consistently leaving the door wide open to not only community input, but the entire planning, 
development, and implementation process. To highlight some, but certainly not all of these 
opportunities for engagement, please review the following steps taken by WSCO: (Content also 
available on the WSCO’s website: https://www.wsco.org/equitable_development_scorecard) 
 
 
 

https://www.wsco.org/equitable_development_scorecard


 
 
 
As a community, we recognize that we have never before been given such an opportunity to 
have such a powerful say in what development takes place in our neighborhood. The 
Scorecard’s creation process has been unique in that it has specifically elevated people on the 
West Side who have been historically under-served or under-represented. The Scorecard has 
gone through multiple drafts in an effort to gain as much community input as possible to inform 
every bit of it.  
 
We desire investment, development, and revitalization in the community. WSCO has worked 
tirelessly to meet these goals, even beyond the Scorecard. Any mention of the contrary is 
simply not true. We are committed to building our anti-displacement and anti-gentrification 
efforts as a way to ensure that development and revitalization can happen without displacing 
our neighbors. We believe that development without displacement is possible. In addition, we 
will continue to build partnerships to create a more socially connected community, inviting ALL 
to begin and/or stay connected with the entirety of the Scorecard implementation process. We 
are only ready to move forward with the implementation process because community has 
invested years in the planning process.  
 
On behalf of the hundreds of us in the community, some of which are shown in the heading of 
this letter, we look forward to your approval of the West Side Equitable Scorecard. 
 
 
Sincerely,  
 



Monica Marrocco  
690 Smith Ave S 
 
Leah Shepard  
247 E Morton St 
 
Robert Craft 
100 King Street West 
 
Jen Crea  
229 Baker St W 
 
Joe Marrocco  
690 Smith Ave S 
 
Katrina Mendoza 
25 W Wyoming street 
 
Edward Garcia 
25 Wyoming Street W 
 
Ariel Mendoza 
88 Cesar Chavez Street 
 
Ginia Mendoza 
309 Cesar Chavez Street 



 

 Saint Paul Planning Commission, c/o Michael Wade                                                                                                    
25 West Fourth Street, suite 1400, Saint Paul, MN, 55102 

 December 5, 2019 

Re: WSCO Equitable Development Scorecard Adoption 
 
 
 
Dear Saint Paul Planning Commission, 
 
 
WSCO has done wonderful work creating the West Side Equitable Development 
Scorecard.  We support a majority of the scorecard.  This letter is our request for 
changes and additions to the draft SCORECARD, before adoption into the West 
Side Community Plan. We do not feel the current draft reflects the true and total 
voice of ALL those living on the West Side. 
 

1. Within the original template document, there are PRINCIPLES OF 
EQUITABLE DEVELOPMENT.  Some of the important original principles 
are not included, nor scoreable in WSCO’s SCORECARD.   We 
recommend including the original Principles within the SCORECARD. 

2. Within the title, and concept of page 4 of the West Side Equitable 
Development Scorecard draft, ANTI DISPLACEMENT, ANTI – 
GENTRIFICATION principles and definitions were added. WSCO makes 
the very large assumption – that ALL community members are in favor of 
absolutely NO gentrification. In actuality many members of the community 
have desired redevelopment, revitalization, and renaissance in the 
community.  Many of us have dreamed about realizing investment in the 
community, with vibrant new businesses and vital, beautiful housing.  



Although we do support most of the principles of Anti – Displacement and 
Anti – Gentrification, we would like the SCORECARD to also embrace 
redevelopment and revitalization that benefits and improves the 
community. We do not support a total ban on redevelopment and 
revitalization, whether initiated from within or outside of the community. 

3. Equity and Value in the Current Housing Stock: We are the community 
that has been left behind. West Side home values have risen a fraction in 
comparison to other areas of the metro. The SCORECARD talks about 
equity, but we must see better support for long time residents and home 
owners.  The SCORECARD must work to protect and improve the capital 
assets of the present community and not jeopardize them by stifling 
revitalization, and redevelopment financed by outside developers. We feel 
that a total Anti-Gentrification stance may threaten home equity. The 
SCORECARD must ask questions that guide the sort of investment the 
community needs and desires, through ventures that protect and enhance 
our current equity. 

4. Commercial Development:  (case example) In years gone by (1970’s and 
before), the Brown Derby building was a supper club that served the 
neighborhood. Many folks living within the community joined together at 
the Derby.  It was a community hub.  After the Derby’s closing and with 
each subsequent owner, the building has become more of a liability to the 
neighborhood, and less of an asset.  Outside development money, in 
conjunction with local initiatives and guidance are needed to give the 
neighborhood new life. There are many of these existing buildings that 
leaders and developers have taken no interest in.  New life in these 
buildings would become the building blocks of the community. The 
scorecard must better address the repurpose of existing commercial stock 
and development of new commercial corridors, thus helping to create 
community equity and vibrancy. Vibrant and visionary repurposing of 
existing commercial stock is a prime issue of equitability. 

5. Outside Investment: Past leaders, developers and investors haven’t had 
much interest in the West Side.  How will the SCORECARD bring outside 
interest in financing quality projects that meet the criteria of our community 
plans? We must add questions that support investments, those that will 
protect and enhance our current equity and build a vibrant community.  

6. Development that Contributes to the Quality of the Public Realm of the 
West Side:  Low income communities deserve quality design and 
construction of attractive buildings. The scorecard needs to speak to 
building visionary, well - designed buildings with quality materials. 
Development in recent years has focused on low quality design and cheap 
materials, which have contributed to the degradation of the community. 
Projects must be well designed. Architects, artists, history, culture and 
current citizenry should inform design. Development projects must be 
designed to interface with the neighborhood where they are built. They 



must be created as an answer to place. They must NOT be PLOP DOWN 
– FORMULA buildings. NO cookie cutter buildings should be built with 
impenetrable walls affronting or ignoring the community.  The 
SCORECARD must add questions that grade the life span of the project, 
the quality of materials, and especially the vision in use and community 
interface that the project will represent. It is all about equity. 

7. Please add an additional scorecard titled tac·it   (/ˈtasət/  adjective)                                                                                                            
Definition: “understood or implied without being stated”                                                     
Here are a few simple tacit questions that should be scored. 

 • Does this project feel good (or right) to you?      5 Points 
 • What is the positivity rating of this project    5 Points 
 • Would you live here or in this place?,     5 Points 
 • Would this place be a beautiful place to live?   5 Points 
 • Does this project meld with the neighborhood?  5 Points 
 • Does this have great value for ALL in community?  5 Points 
 • Do you want this built across the street from your home?  5 Points 
 • Does this project utilize site topography and history?  5 Points 
 
We hope you will seriously consider addressing these ideas and concerns to the 
SCORECARD, before adoption to the West Side Community Plan.   
(All West Side Resident or West Side Business Signatories) 
 
 
Craig David – Art Davidii Public Arts      Peter Kramer – Architect  
West Side Artist in Residence       West Side Architect in Residence  
88 Morton St. W., St. Paul, MN 55107      156 Delos St. W., St. Paul, MN  
 
Mary Altman          Bonnie Kramer 
428 Ohio St., St. Paul, MN 55107            156 Delos St. W., St. Paul MN 55107 
 
Mary J. Aguilar         Duffy Pearce, Pearce & O’Brien LLC 
88 Morton St. W., St. Paul, MN 55107      683 Dodd Road, St. Paul, MN 55107 
 
Paul V. Aguilar         Gilbert de la O 
89 Morton St. W., St. Paul, MN 55107      277 Cesar Chavez St P., MN 55107 
 
Peter O’Brien, Architect        Raul Guiterrez        
683 Dodd Road, St. Paul, MN 55107      86 Morton St W, St. Paul, MN 55107 
 
Judith Daniel          James R. Elwell                          
362 Hall Ave., St. Paul, 55107       808 Smith Ave S, St Paul, MN 55107 
 
John E. Elwell         Maureen Peltier 
233 Congress St. W., St. Paul, MN 55107   233 Congress St. W., St. Paul, 55107 



 
 
Jackie Flaherty         John Flaherty 
38 E. Wyoming St., St. Paul, MN 55107      38 E Wyoming St, St Paul MN 55107 
 
William Wittenberg         Deborah Wittenberg 
203 E. Prescott., St. Paul, MN 55107      203 E. Prescott, St. Paul, MN 55107 
 
Carol Nuemann         Andreas Stewart-Finkenstaedt 
694 Oakdale St., St. Paul, MN 55107      693 Winslow Ave St. Paul, MN 55107 
 
Kari Finkenstaedt         Nina LeClair 
693 Winslow Ave., St. Paul, MN 55107      382 Bidwell Ave., St. Paul, MN 
 
Andrew Eylandt         Lisa Eggers 
382 Bidwell Ave., St. Paul, MN 55107      709 Winslow Ave., St. Paul, MN 
55107 
 
Kenneth Eggers         Dr. Mark Thomas  
709 Winslow Ave. St. Paul, MN 55107      Historian/Geographer in Residence 
                402 Hall Ave., St. Paul, 55107 
 
Marc Olson          Sara Birkekand 
83 Morton St. W., St. Paul, MN 55107      412 Winslow Ave., St. Paul 55107 
 
Anna Botz          Matthew Botz 
143 Baker St W, St Paul, MN 55107      143 Baker St W, St Paul, 55107 
 
David Dierenfield         M. Anne Street 
719 Winslow Ave, St. Paul, MN 55107      719 Winslow Av, St Paul, MN 55107 
 
Caprice Glaser         Carmen Guiterrez 
761 Stryker Ave, St Paul, MN 55107       86 Morton St. W, St. Paul, MN 55107 
 
Sophea Woolner 
130 Prospect Blvd, St.P, MN 55107 
 
 
 
 
 
 
This letter was a 2 day initiative.  With time, and the current true sentiment of 
West Side residents, we would have a vast many more supporters.  
	



 

              Journey of the River and the Sun -  Story of the West Side Immigrant  © Art Davidii 1997 

 Saint Paul Planning Commission                                                                         
c/o Michael Wade                                                                                                
25 West Fourth Street, suite 1400                                                                             
Saint Paul, MN, 55102 

                                                                                                                      
December 5, 2019 

Re: WSCO Equitable Development Scorecard Adoption 
 
 
 
Dear Saint Paul Planning Commission, 
 
WSCO has done a wonderful job on their work creating the Equitable 
Development Scorecard.  I support a majority of the scorecard.  
 
It appears the template for the WSCO Equitable Development 
SCORECARD is the Equitable Development Principles and Scorecard 
(developed by a consortium of 17 local alliances, development 
corporations, associations, housing and justice organizations).  In the 
newer WSCO EQUITABLE DEVELOPMENT SCORECARD some components 
were added and some deleted in comparison to the original 
SCORECARD. 
 
Within the original document, the Equitable Development Principles and 
Scorecard, there are PRINCIPLES OF EQUITABLE DEVELOPMENT (pg. 4).  
These important principles were not included in WSCO’s SCORECARD. 
Why were these Principles not included?  I believe that some of the listed 
original Principles are not addressed in WSCO’s SCORECARD.   Can the 
original Principles be included in the new document and addressed within 
the SCORECARD itself? 
 



 
 
Request for changes and additions to the SCORECARD as it is drafted. 
 
• WSCO makes the very large assumption that ALL community members 
are in favor of absolutely NO gentrification. In actuality many members of 
the community have desired redevelopment, revitalization, renaissance in 
the community for years and years. Many have conversed how fantastic it 
would be to realize investment to bring the community up, create vibrant 
new businesses and vital, beautiful housing. Most with whom I have 
conversed support the principles of Anti – Displacement and Anti – 
Gentrification, although not in totality, but rather in a compromised 
fashion.  Can the scorecard reflect a compromise position? This should be 
open for further discussion.  
 
• Commercial Development:  (case example) In years gone by (1960’s 
and before), the Brown Derby building was a supper club that served the 
neighborhood. Many folks living within the community joined together at 
the Derby.  It was a community hub.  After the Derby’s closing and with 
each subsequent owner, the building has become more of a liability to 
the neighborhood, and less of an asset.  Outside development money, in 
conjunction with local initiatives and guidance are needed to give the 
neighborhood new life. There are many of these existing buildings that 
leaders and developers have taken no interest in.  New life in these 
buildings would be the building blocks of the community.  Can we 
address this in the scorecard, helping to create equity in our community. 
 
• We are the community that has been left behind.  I’ve lived on the West 
Side most of my 67 years.  I’ve owned my current home for 33 years.  It’s 
value has barely crept up over these years.  My home is where a majority 
of my lifetime earned equity is.   The SCORECARD talks about equity for 
current residents, but there has been little equity for long time residents 
and home owners.  The SCORECARD should work to protect the capital 
assets (the homes) of the present community. Past city leaders and 
investors haven’t had much interest in the West Side.  Why?  Will the 
SCORECARD bring outside interest in financing quality projects that meet 
the criteria of our community plans? Can we add questions that guide the 
sort of investment we need and desire, investment that protects and 
enhances our current equity? 
 
• Quality Development Projects.  If a project is primarily to help low 
income folks, that is a fine goal.  Yet, the scorecard has nothing that 
speaks of building visionary, quality designed buildings and projects that 
address the community as a whole, including people of little income.  
People of all variety need quality ideas, design and construction, not just 
‘cookie cutter buildings’ that are built as cheaply as possible.  Please add 
to the scorecard questions that grade the life span of the project and the 
materials, and the vision in use and life-time that the project represents.  
 



 
 
Additional entries that could be added to the SCORECARD to more     
accurately reflect Local Community Assets, Equity and Desires: 
 • building materials including cladding, should be of high quality,     
    and reflect the excellence of traditional or modern materials.  The      
    poor and disenfranchised need quality materials for their buildings 
    as does the interface with the community.  Landscape design       
    and materials must be of quality too. Native plants are not the   
    only answer, are often messy, unmaintained, and misunderstood. 
 • projects must be well designed, not plop buildings. Architects,    
    artists, history, culture and current citizenry should inform design. 
 • projects must not be designed to be built as cheaply as possible,    
    which totally affects vision of use, interface with community and     
    the equitability of the project within the existing community. 
 • development projects should be designed to interface with  the     
    neighborhood where they are built. They must be created as an    
    answer to PLACE.  They must function in PLACE. They must          
    interface with PLACE.  They must NOT be PLOP DOWN buildings. 
 • NO cookie cutter buildings should be built with impenetrable walls    
    affronting or ignoring the community.  All projects should have the 
    vision of embracing community in design and intention of use, to  
    fully integrate within the existing vernacular of community.  
 
• Community Engagement and Equitable Housing Scorecards: Both these 
scorecards essentially ask the same question three or four times thus 
loading the importance of the issues heavily on the scorecard.  Is this OK? 
 
• Here are a few other simple questions that should be scored under TACIT 
 • Does this project feel good (or right) to you?      5 POINTS 
 • What is the positivity rating of this project    5 POINTS 
 • Would you live here or in this place?,    5 POINTS 
 • Would this project inspire a low income person?  5 POINTS 
 • Would this project inspire an average income person? 5 POINTS 
 • Would this project inspire an artist?     5 POINTS 
 • Would this project inspire a poet?      5 POINTS  
 • Would this project inspire a dancer?     5 POINTS 
 • Would this project inspire a doctor?    5 POINTS 
 • Would this project inspire the construction worker? 5 POINTS 
 
Thanks very much for considering the addition of these ideas to the 
SCORECARD.   
 
Craig David – Art Davidii Public Arts    
West Side Artist in Residence     
88 Morton St. W. 
St. Paul, MN  55107 
651-276-1750 
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Urban myths

In praise of gentri!cation

Accusations levelled at gentri!cation in America lack force, meanwhile its bene!ts go unsung
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GENTRIFIER has surpassed many worthier slurs to become the dirtiest word in American cities. In the popular telling,

hordes of well-to-do whites are descending upon poor, minority neighbourhoods that were made to endure decades of

discrimination. With their avocado on toast, beard oil and cappuccinos, these people snu! out local culture. As rents rise,

lifelong residents are evicted and forced to leave. In this view, the quintessential scene might be one witnessed in Oakland,

California, where a miserable-looking homeless encampment rests a mere ten-minute walk from a Whole Foods landscaped

with palm trees and bougainvillea, o!ering chia and "ax seed upon entry. An ancient, sinister force lurks behind the

overpriced produce. “‘Gentri#cation’ is but a more pleasing name for white supremacy,” wrote Ta-Nehisi Coates. It is “the

interest on enslavement, the interest on Jim Crow, the interest on redlining, compounding across the years.”

This story is better described as an urban myth. The supposed ills of gentri#cation—which might be more neutrally de#ned

as poorer urban neighbourhoods becoming wealthier—lack rigorous support. The most careful empirical analyses

conducted by urban economists have failed to detect a rise in displacement within gentrifying neighbourhoods. Often, they

#nd that poor residents are more likely to stay put if they live in these areas. At the same time, the bene#ts of gentri#cation

are scarcely considered. Longtime residents reap the rewards of reduced crime and better amenities. Those lucky enough to

own their homes come out richer. The left usually bemoans the lack of investment in historically non-white

neighbourhoods, white "ight from city centres and economic segregation. Yet gentri#cation straightforwardly reverses each

of those regrettable trends.

One in, none out

The anti-gentri#cation brigades often cite anecdotes from residents forced to move. Yet the data suggest a di!erent story. An

in"uential study by Lance Freeman and Frank Braconi found that poor residents living in New York’s gentrifying

neighbourhoods during the 1990s were actually less likely to move than poor residents of non-gentrifying areas. A follow-up

study by Mr Freeman, using a nationwide sample, found scant association between gentri#cation and displacement. A more

recent examination found that #nancially vulnerable residents in Philadelphia—those with low credit scores and no

mortgages—are no more likely to move if they live in a gentrifying neighbourhood.

These studies undermine the widely held belief that for every horrid kale-munching millennial moving in, one longtime

resident must be chucked out. The surprising result is explained by three underlying trends.

The #rst is that poor Americans are obliged to move very frequently, regardless of the circumstances of their district, as the

Princeton sociologist Matthew Desmond so harrowingly demonstrated in his research on eviction. The second is that poor

neighbourhoods have lacked investment for decades, and so have considerable slack in their commercial and residential

property markets. A lot of wealthier city dwellers can thus move in without pushing out incumbent residents or businesses.

“Given the typical pattern of low-income renter mobility in New York City, a neighbourhood could go from a 30% poverty

population to 12% in as few as ten years without any displacement whatsoever,” noted Messrs Freeman and Braconi in their

study. Indeed, the number of poor people living in New York’s gentrifying neighbourhoods barely budged from 1990 to 2014,

according to a study by New York University’s Furman Centre. Third, city governments often promote a!ordable-housing

https://www.economist.com/united-states/
https://twitter.com/intent/tweet?url=
http://www.facebook.com/sharer/sharer.php?u=
https://www.linkedin.com/cws/share?url=
mailto:?body=
javascript:if(window.print)window.print()
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schemes, such as rent control or stabilisation, in response to rising rents.

Gentri#cation has been so thoroughly demonised that a mere discussion of its bene#ts might seem subversive. That does

not make them any less real. Residents of gentrifying neighbourhoods who own their homes have reaped considerable

windfalls. One black resident of Logan Circle, a residential district in downtown Washington, bought his home in 1993 for

$130,000. He recently sold it for $1.6m. Businesses gain from having more customers, with more to spend. Having new

shops, like well-stocked grocery stores, and sources of employment nearby can reduce commuting costs and time. Tax

collection surges and so does political clout. Crime, already on the decline in American city centres, seems to fall even

further in gentrifying neighbourhoods, as MIT economists observed after Cambridge, Massachusetts, undid its rent-control

scheme.

Those who bemoan segregation and gentri#cation simultaneously risk contradiction. The introduction of a$uent, white

residents into poor, minority districts boosts racial and economic integration. It can dilute the concentration of poverty—

which a mountain of economic and sociological literature has linked to all manner of poor outcomes, including teenage

pregnancy, incarceration and early death. Gentri#cation steers cash into deprived neighbourhoods and brings people into

depopulated areas through market forces, all without the necessity of governmental intervention. The Trump

administration is unlikely to o!er large infusions of cash to dilapidated cities. In these circumstances, arguing against

gentri#cation can amount to insistence that poor neighbourhoods remain poor and that racially segregated neighbourhoods

stay cut o!.

What, then, accounts for the antipathy towards gentri#cation? The #rst reason is #nancial. Though the process has been

going on for a few decades, the increased attention comes in the middle of a broader concern about the cost of housing in

American cities. The share of households that are “rent burdened”—those spending more than 30% of pre-tax income on

rent—has increased from 32% in 2001 to 38% in 2015. Things are worse among the poor; 52% of those below the federal

poverty line spend over half their income on housing. Rents have risen dramatically, though this can be the fault of

thoughtless regulations which hinder supply more than the malevolence of gentri#ers. The net creation of jobs has

outpaced additional housing in New York City by a rate of two to one. In San Francisco, perhaps the most restricted

American metropolitan area, this ratio is eight to one.

A second reason gentri#cation is disliked is culture. The argument is that the arrival of yuppie professionals sipping

kombucha will alter the character of a place in an unseemly way. “Don’t Brooklyn my Detroit” T-shirts are now a common

sight in Motor City. In truth, Detroit would do well with a bit more Brooklyn. Across big American cities, for every

gentrifying neighbourhood ten remain poor. Opposing gentri#cation has become a way for people to display their anti-

racist bona #des. This leads to the exaggerated equation of gentri#cation with white supremacy. Such objections parallel

those made by white NIMBYs who fret that a new bus stop or apartment complex will bring people who might also alter the

culture of their neighbourhood—for the worse.

Porcini progressives

The term gentri#cation has become tarred. But called by any other name—revitalisation, reinvestment, renaissance—it

would smell sweet. Take Shaw, a historical centre of black culture in Washington which limped into the 1970s as a shadow of

itself after a series of race riots. Decades of decline followed, in which a crack epidemic caused the murder rate to spike.

Today, crime is down. The O Street Market, where one person was killed and eight were injured in a shoot-out in 1994, is

now a tranquil grocery store. Luxury "ats with angular chairs and oversized espresso machines in the lobby have sprouted
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