
Frogtown is a neighborhood in central Saint Paul that has long struggled to find and embrace its identity.  
Historically an immigrant neighborhood, Frogtown has a wide array of existing assets that are often over-
looked.  Strides have been made in recent years to recognize the “green” potential that is present in the 
neighborhood, particularly along Dale Street.  Being a main traffic artery that is lined with locally owned 
businesses, Dale is a street that has the potential to serve as the marquee for the neighborhood, proudly 
boasting its unique identity.

The intention of this project is to create a vision of what Dale Street could be for the community. A variety 
of improvements are needed along this corridor for it to function as a walkable and vibrant destination for 
members of Frogtown and the surrounding area.  Though many challenges exist along this corridor, there 
are also many existing assets that will be an important part of the revitalization effort.  Planning and policy 
recommendations will be created for this corridor based on the existing conditions of the corridor and by 
examining strategies that have been successful in stimulating positive growth in other areas.

In 1995, Dale Street was widened to make auto traffic move more rapidly on and off Interstate 94. Homes 
and businesses on both sides of the street were removed to effect the widening, leaving behind multiple 
vacant lots, some up to 54 feet deep. At 60 feet across from curb to curb, Dale Street became the widest 
street in St Paul without a continuous median. 
 
Residents were divided at the time about whether the city should install a median strip, providing a safe 
place for pedestrians to cross the street. Business owners on Dale opposed a median because it would block 
left hand turns, making their businesses less accessible to customers in cars. According to two urban plan-
ners quoted in the Times, the width of the street without medians would create "a traffic sewer... and 
vacant lots on the east will turn into derelict, unusable spaces."
 
A last-ditch effort by residents garnered three slightly raised pedestrian "islands" at major intersections, as 
well as curb bump-outs that narrow the street at some crossing points. But investment to fill the vacant 
lots never materialized, and multiple empty spaces remain, two decades later.
 
After the construction was complete, a Frogtown Times editorial ruefully concluded, "We should have 
made sure that the traffic engineers' desires to make traffic flow more smoothly took a back seat to our 
concerns for a safe, vibrant neighborhood."

Given these constraints, how can food access become a source of benefit to the community and how can 
this idea be implemented in a corridor vision?

It is important to examine where Frogtown is located within the economic and cultural context of 
Saint Paul. This collection of maps illustrates how Frogtown compares to the rest of Saint Paul in 
terms of several characteristics.  All of the maps show Saint Paul’s census block groups with both 
Frogtown and the Dale Street corridor outlined.

• Median household income for Saint Paul census block groups ranges from $10,000 to $155,000. 
The green map shows the four census blocks that comprise the Dale Street corridor range in median 
household income from $12,00 to $30,000.
• The purple map shows what proportion of the population receives some kind of government assis-
tance. The census blocks that comprise the Dale Street corridor have a high proportion of residents 
that receive government assistance relative to Saint Paul as a whole.
• The red map shows vacant parcel data in Saint Paul, with darker red representing census blocks with 
a greater proportion of vacant parcels. This map shows the relatively high amount of vacant parcels 
near the Dale Street corridor.
• The gray map used to show education level across Saint Paul shows the proportion of residents that 
have received a bachelor’s degree.
• The blue map shows the proportion of residents that speak an asian language in Saint Paul.  You can 
see in this map that the Dale Street corridor is located in a part of the city with one of the highest 
proportion of asian language speakers.

Locating Frogtown Within the Context of Saint Paul
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Frogtown branded bike rack on Dale Street

metro green line lrt station at dale and university
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existing assets on dale street

the many strenghts
There are a wide variety of community assets that exist on Dale Street.  The strengths of this corridor include a diverse mix of businesses and ownership, great access to public tran-

can be proud of.

working with these strengths
There are several food-related assets that currently exist in this corridor. There are major anchor establishments at each end with Dragon Star Foods and the Uni-Dale Farmer’s  

Market, and Stones Throw Urban Farm is a significant food anchor in the middle of  the corridor.
The Green Line, Bus Route 65, and the Charles Bike Boulevard are significant pieces of transportation infrastructure that allow people to access the corridor without using a car.

map of dale st. corridor

DRAGON STAR 
FOODS
Cambodian-owned full-service gro-
cery store specializing in Asian ingre-
dients you cannot find at some other 
stores.

3-parcel farm in the middle of the 
neighborhood featuring large 
hoop-houses, a seasonal farm stand, 

agriculture shares to residents for 
purchase.

Saint Paul Public 

wide variety of 
community ser-
vices and programs

Community development organization 

Hmong-owned restau-

dancing and billiards.

Malina’s 
Restaurant

stones throw urban 
farm

RONDO COMMUNITY
LIBRARY

A new mixed-use development that 
features Los Ocampo, a Mexican 
Restaurant and Global Foods Grocery 
located below senior housing units.

Located in a large surface parking lot, 
the Unidale Mall is home to weekly 
farmer’s market from June to No-
vember.  This is a great source of af-
fordable and fresh produce for the 
neighborhood.

Will be renovated this summer with 

and cool shade to neighborhood resi-
dents and visitors

UNIDALE FARMERS
MARKET

Frogtown Square

Tree Frog’s 
Tree Parklet

MINNEHAHA & dale 
BIKE LANEs

METRO GREEN 
LINE STATION

Significant bicycle route 
-

ing features.

charles 
bike blvd.

Asian Elders 
Demonstration 
Garden

A nice ride station is located outside 
-

dents and visitors the option to arrive 
or depart from the corridor on a 
rented bike.

NICE RIDE 

Significant bicycle route 
-

ing features.

Located at the south end of the corri-
dor, the Metro Green Line is a light 

-
quent service to downtown Saint Paul 
and downtown Minneapolis

There are existing bike lanes on Dale 
Street just north of Minnehaha 
Avenue, which also has bike lanes.
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Hmong 
farmer run, 
fully planted 
lot

Community assets Active living GreenspaceFood assets

Community developement oganization
that has a community garden on its 
property that is run by Youth-Farm

Neighborhood-Works 
Home Partners

African American owned 
BBQ restaurant featur-
ing a grant-funded out-
door patio for customers

Big Daddy’s BBQ
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existing challenges on dale street
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taking a look at the barriers
Although there are many assets that exist on this part of Dale Street, there are also many challenges. These challenges combine to make an area that is unpleasant for pe-
destrians and easy to pass through for motorists. These challenges must be addressed in order to create a food-oriented corridor that people will want to come and enjoy.

sensitive to the context of the surrounding neighborhood. Finding appropriate solutions to these problems will be necessary for the corridor’s potential to be realized.

Auto-oriented Design, 
Wide Road with Fast Cars

Frontages in Need of Upgrade

Problematic ADA facilities

Bad for Bikes

Unsightly Billboards 

poor Pedestrians conditions

There are multiple billboards on Dale Street that have remained unchanged 
and unmaintained for years. These faded billboards project political and re-
ligious messages out onto the street. These advertisements are not visually 
pleasing and cast a large shadow on the corridor. What happens with these 
billboards should be left up to the neighborhood, but a discussion of their 
fate is long overdue.

How a neighborhood looks matters, and this portion of Dale Street is in 
need of some improvements. Along this eight block stretch, there are sever-
al properties that are either poorly maintained or vacant and seemingly for-
gotten. Breathing new life into this corridor will have to involve strategies 
aimed at the general beautification of the frontages. Being intentional 

pedestrians and be more inviting in general.

These days, making accessibility improvements to streets that are being re-
configured is a given, and the ADA facilities that exist on Dale Street are 
outdated and inconsistent. The current configuration does not facilitate 
safe crossing for people in wheelchairs at many corners. It will be important 
to design the corridor in a way that is accessible to all visitors. This will mean 
ramps facing Dale at every corner regardless of whether or not they have a 

The existing conditions on Dale Street make for a very poor pedestrian ex-
perience. There are currently sidewalks on both sides of the entire corridor, 
but there are limited crossings with pedestrian safety features. In addition 
to the lacking safety features, there are many other factors that combine to 
make walking along this stretch of Dale Street rather unpleasant. These 

the ugly billboards overhead. Creating a more inviting experience for pedes-

an important aspect of the overall vision for the street.

North of the corridor, Dale Street is striped with continuous bike lanes 
from Minnehaha Avenue to Como Avenue. The city of Saint Paul has desig-
nated this section of Dale Street as a “Major Bikeway” in the Citywide Bicy-
cle Plan. Just south of Minnehaha Avenue, the bike conditions are much 
worse. The bike lanes on Dale end abruptly as you enter the corridor, and 
cyclists are forced to put themselves in a busy roadway that lacks the neces-
sary safety features. This leaves a problematic gap in the bike network be-
tween Minnehaha and the Charles Bikeway that could be fixed by extend-
ing the bike lanes south on Dale Street to University Avenue.

Dale is a Street that is made for cars. In the mid 90s it was reconfigured to 

-
-

fortable crossings for pedestrians, and a more dangerous setting for bicy-
clist using the roadway. The road widening project also left a narrow strip of 
city-owned parcels that line the east side of the corridor.  This stretch of 
city-owned parcels is one positive outcome of past planning missteps, and 

well as area for community gatherings.

;

looking for context sensitive solutions



analytical mappings of 
the dale street corridor

By mapping the corridor in different ways, we 
can learn a lot about the surrounding neighbor-
hood.  This context will be used to inform the 
revitalization strategies that are being recom-
mended. 

The city owned parcels that line the east side of 
the Dale Street corridor are a result of the 
street  widening that occurred in the mid 
1990s. These small parcels offer unique oppor-
tunities to create a more pedestrian friendly 
environment along Dale Street.

Dale Street has some great existing active living 
infrastructure that can be built upon. The 
charles Ave Bikeway passes directly through 
the Dale Street corridor and connects to several 
other bike routes in the city. There are also ex-
isting bike lanes located north of the corridor 
on Dale Street and Minnehaha Avenue.

Property values in this part of Frogtown are low 
relative to the rest of the city. The highest value 
properties in this area are the office buildings 
along Minnehaha Avenue and the commercial 
parcels along University Avenue.

You can see in this map that it is primarily sin-
gle-family housing in close proximity to the 
Dale Street corridor. 

Figure-ground maps are two-dimensional maps 
of urban space that show the relationship be-
tween built and unbuilt space. Several parcels 
on the east side of Dale Street do not have 
buildings or frontages facing the street.

2. City Owned Parcels

1. Figure Ground

3. Active Living 
Infrastructure

4. Property Values

5. Housing Type
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3. Active Living 
Infrastructure
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Precedent ExampleS 5

Nicollet Avenue has been a very important street in Minneapolis for a very long time.  It stretches from the urban core of downtown Minneapolis to the southern limits of the 
city.  Downtown, the street is a lively pedestrian mall and business hub. Nicollet also serves as a crucial transit corridor, even offering free service in the downtown zone.  To 
the south, Nicollet is one of the premier dining streets in Minneapolis, boasting dozens of highly regarded restaurants.  In recent years, the street has been branded as “Eat 
Street”, and the area has undergone many changes.
Nicollet is a street that has been the focus of major neighborhood revitalization efforts in the past.  These efforts have transformed the area and have given Nicollet an identi-
ty that it is very proud of.  It is a street that has been transformed, and is still currently transforming. Nicollet is a street that has been intentionally and successfully revital-
ized.  Though some barriers remain, Nicollet Avenue in Minneapolis today looks much different from the deteriorating street of 1980s and 90s.

Little Africa is an example of a current and ongoing effort 
in Saint Paul to make African immigrants more visible by 
leveraging the community’s unique assets as an economic 
development strategy.
•Develop partnerships with community organizations to 
fund and market corridor opportunities
•Leverage existing cultural and economic assets
•Emphasize strategic location along major transit corri-
dors as an economic development strategy
•Build and market intentional spaces for the community

In 2003, the Regional Transportation Commission 
(RTC) of Washoe County installed a Road Diet on Wells 
Avenue between Stewart Street and South Virginia 
Street in Reno, Nevada. The original 4-lane cross section 
of Wells Avenue was converted to one vehicle lane in 
each direction, a center turn lane, a dedicated bicycle 
lane on each side, and wider sidewalks.

Results of Road Diet
•Improved pedestrian experience
•Average traffic speeds decreased 5 - 9 mph 
•54% reduction in pedestrian crashes

The Nicollet Avenue Task Force was formed in 1998 to address the many challenges facing 
the waning main-street.  The Task Force was charged with developing recommendations 
regarding development opportunities, areas for improved streetscapes, and transportation 
improvements.  Over the course of a year, the Nicollet Avenue Task Force developed a 
series of recommendations that can be grouped into four main strategies. The four strate-
gies are:
Strategy #1: Invest in well-defined commercial nodes and corridors to encourage compati-
bility of adjacent uses

Strategy #2: Redevelop under-utilized commercial areas to encourage compatibility of 
adjacent uses

Strategy #3: Encourage quality urban design and pedestrian-friendly environments

Strategy #4: Manage traffic flow and reduce traffic speed

eat street, MINNEAPOLIS MN

little africa, ST PAUL MN

Wells Avenue Road Diet, Reno NV

applying these lessons

In February 2003, the city of Minneapolis designated the area of Northeast Minneapolis bordered by Broad-
way Ave. NE, 26th Ave. NE, Central Ave. NE, and the Mississippi River as the Northeast Minneapolis Arts 
District.
The Northeast Minneapolis Arts District and the Arts District Committee are both outcomes of the Arts 
Action Plan, published in 2002.

•Establish the Northeast Arts District
•Create a Business Improvement District to fund Arts District programming and activities, temporary exhi-
bition programs, businesses display ing and selling artists’ work, percent-for-art requirements for private de-
velopment, and creating a concentration of public art
•Secure sustainable, affordable spaces for artists studios, live-work and arts-related businesses
•Expand the level of arts programs—both visual and performing—in the Arts District
•Coordinate with the City to institute changes in planning and zoning regulations
•Develop marketing programs and branding strategies

Northeast Arts District, MINNEAPOLIS MN

looking for guidance
When looking for guidance in planning for the future of the Dale Street corridor it is useful to examine other examples of neighborhood revitalization efforts and traffic calming that 
have been effective elsewhere. Each of the case studies below offers insights and direction regarding specific practices that have been proven to be successful in similar situations.

Dale Street is similar to the above examples in many ways and could benefit from similar branding and marketing efforts.  The strategies that have been used to revitalize these other cor-
ridors have great potential for improving this section of Frogtown.  Much like all of the streets in these examples, Dale is a very busy auto-oriented street with a variety of commercial ac-
tivity in close proximity.  A modest degree of traffic-calming measures and wayfinding signage could make Dale much easier to navigate at the pedestrian scale and more inviting to visi-
tors. A revitalized Dale Street will require a frontage and pedestrian improvements, as well as a corridor marketing strategy.

nicollet avenue in minneapolis

snelling avenue in saint paul north east minneapolis

wells avenue in reno nv
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dale street reconfigured
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one possibility

adding a median

fewer left turns

edmund site

been laid out below, there is a strong emphasis on creating a good pedestrian environment, but the element of food is also an intentional element of the vision. The plan 
involves a significant road reconfiguration, which will add bike lanes and many new trees to the corridor. A site plan has been created to show the potential for more public 
gathering places outside along the corridor. Places like this will offer residents and visitors the oppurtunity to gather and share meals while they are enjoying the corridor. 
t

The parcel that has been selected for 
this site planning scenario is located at 
Dale and Edmund, near the middle of 
the corridor. It is a vacant site that is 
currently owned by the city. We have 
envisioned a multi-use outdoor com-
munity gathering space for this loca-
tion. One of the primary uses for this 
location would be picnic spot, 
with tables and drinking fountains 
under a pergola (in the rendering the 
pergola is cut-away to show the picnic 
area). A second use for this spot would 
be a little garden stand on the site. This 
stand could sell some local produce 
that’s ready to eat, but the idea is that 
it could sell sprouted plants that 
people could take home and plant in 
their garden. This could be a communi-
ty run venture that functions as a place 
to get advice and plants for the back-
yard gardeners in the area. The rest of 
this site is dedicated to some inten-
tionally beautiful flower beds, adding 
another pop of color to the corridor.

In order for this section of Dale Street to become the pedestrian friendly place that the com-
munity deserves, it will be necessary to reconfigure the roadway. The new configuration will 
have pedestrian and bicycle safety as a top priority and will incorporate a median running the 
entire length of the Dale Street corridor. There will be a break in the median at Thomas where 
cars will be able to make left turns. Bike lanes will be another major feature of the roadway re-
configuration. This cross section shows what the roadway will look like for that majority of the 
corridor, where left turns will be restricted. 

This cross section shows what the intersections at Minnehaha, Thomas, and University will 
look like with the new road configuration. At these intersections, left turns will be permitted, 
and there will be left turn lanes instead on a median. Minnehaha and University being the 
major streets at the ends of the corridor, it will be necessary to allow left turns at these stop-
lights. Left turns will be allowed at Thomas because it is a major road that has stoplights at 
other major intersections. 

-
tract not only more happy pedestrians, but also more happy businesses. It will he helpful to think about this stretch of Dale Street as a unit that can be branded and mar-
keted to the city as a food oriented corridor, that not only sells great food, but also produces great food. This type of future will be made possible by building on the amazing 
assets that are already there, like Stones Throw Farm, Dragon Star Foods, and the Uni-Dale Farmers Market.

ttt
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building on existing momentum
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looking at other initiatives
There is much work already happening to bring new life to some of the neighborhoods in Saint Paul. As the visioning process for the Dale Street corridor continues, it will 
be wise to build on the momentum that has been created by other initiatives in the area. The ideas of creating a pedestrian friendly, food-oriented corridor along Dale 
Street align quite well with the efforts of other groups’ vision for the city. Below you will see the various plans and initiatives that have goals that are compatible with the 
goals of the Dale Street corridor.

The work being done in Saint Paul, and in Frogtown specifically shows that there is community will to create vibrant places here. The vision of a pedestrian friendly Dale 
Street corridor that offers several green spaces clearly aligns with work that is currently being done by other groups in the community. These existing initiatives show the 
positive effects that intentional revitalization efforts can have.

The comprehensive plan points out that Dale is one of the transit station areas that is highlighted in the Central Corridor Development Strategy:

“The Central Corridor Development Strategy, adopted by the City Council in 2007, describes the vision and a set of strategies for how the Central Cor-
ridor should grow and change in response to the investment of LRT. The six principles in the strategy, guiding the preparation of plans for each of the 
transit station areas, are:
• Reposition Saint Paul in the region.
• Benefit and strengthen the diverse community along the Central Corridor.
• Link and foster economic activity.
• Improve people’s mobility throughout their community.
• Improve the image and quality of life along the Central Corridor.
• Collaborate from design to operation.”

The Greening the Green Line Initiative aims to do just what it sounds like, bring more green 
spaces to the neighborhoods along the Metro Green Line. The Trust for Public Land is leading 
this effort with education, policy work, and on the ground park building opportunities. 

“The vision is for a connected and complementary system of parks and other privately owned 
but publicly accessible open spaces that ensures higher quality development and weaves neigh-
borhoods together between stations to equitably enhance livability in the Green Line corridor.”

Right down the road from the Dale Street corridor is Little Mekong, an Asian 
business and cultural district on University Avenue between Mackubin and 
Galtier streets. There are many restaurants and stores in this area that offer a 
unique selection. Little Mekong is a nearby cultural district that has also tried 
to emphasize their convenient location on the Metro Green Line. 

“Little Mekong’s mission is to develop the area around University Avenue and 
Western Avenue as an attractive destination for visitors and residents; to sup-
port and promote businesses; to share cultural traditions and activities; and to 
create a living, breathing, colorful district for all to enjoy.”

The Dale Street corridor is currently a missing link in the Saint Paul bike network. There are bike lanes on Dale just north of the corridor that will connect to planned bike 
lanes on Como Avenue this summer. Currently, the bike plan shows Grotto being the primary north-south route in this area, but the existing lanes on Dale it makes sense 
to extend this network in order to connect to both the Charles Avenue Bikeway, and the Dale Street LRT station. Bike improvements on Dale will make the network 
easier to use and increase access to the key bike connections. 

The neighborhood gained a wonderful green space in 2015 with Frogtown 
Park and Farm. A result of a partnership between the Trust for Public Land 
and the Amherst H. Wilder Foundation, Frogtown Park and Farm is 12.7 
acres where the neighborhood can come together and be outside with each 
other. The park is meant to serve as a hub for health, recreation, and local 
food in the Frogtown neighborhood.

GREENING THE GREEN LINE: Public and private strategies to integrate parks & open space in Green Line development. August 2014
https://www.tpl.org/sites/default/files/Green%20Line%20Parks%20%26%20Commons%20Guidebook.pdf

frogtown park & farm

little mekong

saint paul comprehensive plan

greening the green line initiative

saint paul bike plan

http://www.littlemekong.com/district/

http://district6stpaul.org/wp-content/uploads/2015/08/2015-Saint-Paul-Bicycle-Plan.pdf
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st paul green line

frogtown park & farm aerial view

frogtown park & farm plan

university avenue 


