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Community
Profile
Long-range visioning and planning for the future is founded upon an understanding of the community in the present. This chapter provides important
background information about the community, including the regional position and history of St. Cloud, an overview of St. Cloud’s existing land use
and current development regulations, an overview of demographics, and a
summary of community outreach. Collectively, this information paints a profile
of the St. Cloud community and the influences that shaped the development of
the Comprehensive Plan.
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Regional Setting
The City of St. Cloud is situated along the banks of
the Mississippi River and located approximately 60
miles northwest of Minneapolis. More than 41 square
miles in size, the City straddles Stearns, Benton, and
Sherburne Counties. St. Cloud is bordered by the City
of Sartell and the City of Sauk Rapids to the north, the
Cities of Rockville and St. Augusta to the south, and the
City of St. Joseph and the City of Waite Park to the west.

94

St. Cloud is easily accessible by I-94, US 10, Highway 15,
and Highway 23. Amtrak has a station on the City’s east
side that provides cross-national rail service via the
Empire Builder line. The City also connects to the Twin
Cities via a bus link that carries commuters from St.
Cloud to Big Lake and the Northstar commuter rail line.
The St. Cloud Regional Airport provides businesses and
residents from throughout the greater St. Cloud region
with air access.
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Saint Cloud
2003
2003 Comprehensive
Comprehensive Plan
Plan

Community History
Named after the city of Saint-Cloud, France, the City of
St. Cloud, Minnesota was first inhabited by members
of the Ojibwa tribe. Early explorers who worked in the
fur trade then settled the area, followed by an influx
of European immigrants. As more immigrants moved
to the area, they formed three distinct settlements:
Upper Town, Middle Town, and Lower Town. Upper Town
included the areas north of current-day Downtown
and was originally called Acadia. Middle Town included
much of present-day Downtown, and Lower Town now
makes up what is known as the South Side University
Neighborhood. The three settlements consolidated via
authority from territorial legislature and the City was
officially incorporated as St. Cloud in 1856.

St. Cloud’s 18 historic sites and 4 historic districts are
a testament to the City’s rich history. The many granite
quarries that began production in the late 1800s
gave St. Cloud the nickname of “The Granite City.” The
infamous Pan Motor Company was established in the
City in 1917 to take advantage of the City’s access to
two major rail lines, power dams, and proximity to
iron ore mines. While the company failed following the
indictment of its founder for mail fraud, just two years
after the first Pan Car rolled off the assembly line,
the historic Pantown neighborhood still stands as an
example of an early company town.
Since the early 1900’s, St. Cloud has grown in prominence as a regional retail and employment hub with
nearly 67,000 residents. Crossroads Center and the
Division Street corridor draw from a trade area of
400,000. Meanwhile, Downtown St. Cloud appears to
be witnessing a renaissance of sorts with more than
6,000 employees, an expanding River’s Edge Convention Center, and numerous projects underway. St. Cloud
also retains several companies from its industrial
roots including Electrolux, but has become home to a
growing number of office and medical users such as
Capital One and CentraCare.

Past Plans &
Studies

•
•

A thorough review of all of the community’s past plans
and studies was conducted as a part of the existing
conditions process. The Comprehensive Plan recognizes the value of these prior planning efforts and
builds upon them where applicable as a part of the
community’s new vision.

•
•

•
•
•
•
•
•
•
•
•
•
•
•
•
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Phase I Southside Neighborhood Historic District
Study (1999)
Phase II Southside Neighborhood Historic District
Study (2000)
Lake George Master Plan (2000)
Natural Areas Inventory and Planning Framework
(1995) & Addendum (2001)
Barden Park Historic District Study (2003)
St. Cloud Comprehensive Plan (2003)
Riverside Regional Park Plan (2003)
St. John Cantius Neighborhood Historic District
Study (2004)
Downtown Preservation Design Manual (2004)
Strategic Action Plan for Downtown St. Cloud (2004)
Plum Creek Regional Park Master Plan (2005)
Phase I Joint Cities Neighborhood Best Practices
Manual (2005)
Residential Historic District Preservation Design
Manual (2005)

•

•
•
•
•
•
•
•
•
•
•
•
•
•
•

2030 St. Cloud Bikeway and Pedestrian Plan (2005)
Phase II Joint Cities Neighborhood Best Practices
Manual (2006)
Neighborhood Best Practices Task Force Action
Plan (2006)
Core Neighborhood Progress Report (2007)
Heritage Preservation Community Education and
Marketing Plan (2007)
St. Cloud Source Water Protection Plan (Part I: 2005,
Part II: 2007)
Neenah Creek Regional Park Master Plan (2007)
A Cultural Plan for the City of St. Cloud (2007)

•
•
•
•
•
•
•
•
•

City of St. Cloud Fire Protection Master Plan Update
(2008)

•
•
•
•
•

South Side University Neighborhood Master Plan
(2009)

•

South Side University Neighborhood Master Plan
(2009)

•
•

Stearns County Road 74 Plan (2007)
Neighborhood Best Practices Task Force Report
(2008)

Upper Mississippi River Source Water Protection
Project (2009)
Metro Bus Moving Forward Plan (2010)
Stearns County Bikeway Plan (2010)
Resolution No. 2011-11-164. Resolution Establishing
a Complete Streets Policy for St. Cloud, Minnesota
(2011)
Stormwater Management Plan (2011)
Urban Area Mississippi River Corridor Plan (2011)

•
•
•
•
•

Stormwater Management Plan (2011)
Mississippi River Regional Park Plan (2011)
ArtWORKS Initiative (2011)
Central Minnesota Freight Plan (2012)
Economic Impact of the St. Cloud Regional Airport
(2012)
St. Cloud Regional Airport Master Plan (2012)
Police Department Annual Report (2012)
Mississippi Watershed Monitoring Report (2012)
St. Cloud Housing Redevelopment Authority Annual
Report (2013)
2013 Community Housing Study (2013)
Placemaking Design Manual (2013)
St. Cloud Community Housing Study (2014)
Economic Development Strategic Plan (2012-2014)
St. Cloud Area Planning Organization Long Range
Transportation Plan (2014)
St. Cloud Area Planning Organization Long Range
Transportation Plan (2014)
Police Department Operational Analysis (2014)
St. Cloud Area School District 2014-2019 Strategic
Plan (2014)
Lake Wobegon Trail Report (2014)
GREATER City Brand Guidelines (2014)
2014 Regional Visitors Guide (2014)
2015-2019 Consolidated Plan
St. Cloud State University Campus Master Plan (in
progress)

Demographic
Overview
An analysis of St. Cloud’s demographic conditions was
conducted to guide the planning process and provide
the necessary background information for developing
market-viable policy recommendations.
This section presents and assesses current trends,
notes important market implications, and to the extent
possible, makes projections for future growth and
development opportunities. When possible and where
necessary, data for the City of St. Cloud is compared
with data for the St. Cloud Region (comprising Stearns,
Benton, and Sherburne Counties). Collectively, this
information provides a snapshot of St. Cloud’s current
and projected competitive position within the Central
Minnesota region.
In all cases, the figures presented in this chapter are
the most recent and reliable available at the time the
Plan was drafted. The majority of data cited in this
study relate to the following sources:

•
•
•

Figures from 2000 and 2010 reflect data provided
by the U.S. Census.
2009-2013 American Community Survey data
reflects a five year estimated average based on
surveys conducted by the U.S. Census Bureau
during that time period.
Data for the years 2014 and 2019 are estimates and
projections developed by ESRI, a national leader in
demographic data services.

Population

Income

St. Cloud’s population is increasing. The city’s current
population is estimated at 66,658 people. Between
2010 and 2019, the city is projected to gain roughly
2,000 additional residents, a 3.2% increase. The City
of St. Cloud makes up, and is projected to remain,
approximately 59% of the St. Cloud urbanized area’s
total population.

Incomes are rising. St. Cloud’s current (2014) median
household income is estimated at $43,238. By 2019, it is
projected to rise by nearly $8,000 to $51,222. However,
the city is currently, and is projected to remain, less
wealthy than the region. For example, in 2014, the city’s
median household income was roughly $15,000 less
than the region’s. This is likely due to the presence
of thousands of local college students, who generally
report little income and can skew income calculations.

Age
St. Cloud’s population is very young. The city’s current
median age is estimated at 29.7 years, which is roughly
5 years younger than the regional median and roughly
8 years younger than the national median. At present,
almost 70% of the city’s population falls under the
age of 44 and the age cohort with the largest share of
the population is 20-24 years. This is not necessarily
surprising given St. Cloud’s status as a “college town.”
The local age profile is very similar to those seen in
other college towns such as Ann Arbor, Michigan or
Chapel Hill, North Carolina.

Population & Households (2010, 2014, 2019)
St. Cloud

80,000
70,000

50,000
40,000
30,000
26,701

26,066

25,439

20,000

Comparing St. Cloud’s estimated population distribution by income in 2014 with 2019 reflects the
projected rise in incomes. Between 2014 and 2019, the
percentage of St. Cloud households earning greater
than $100,000 is expected to rise from 16.1% to 21.0%.
Similarly, the percentage of households earning less
than $25,000 is expected to decline from 27.9% to
24.4%.
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Household Income Distribution (2014, 2019)
St. Cloud

20%
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Over the next 5 years, the City’s median age is
projected to age slightly to 30.7 years. Comparing St.
Cloud’s population distribution by age in 2010 with
2019 displays the slight aging of the community over
this time period. Age cohorts gaining in share of
the population are mostly on the older end of the
spectrum (55-64 years, 65-74 years, 75-84 years, and
85+). Age cohorts losing in share of the population are
mostly younger and middle-aged cohorts.
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Additional demographic and market information can
be found in Chapter 6: Economic Development.
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Immigration Profile (2000, 2009-2013 Avg.)
St. Cloud

Racial Composition (2014)

Age Distribution (2010, 2019)

St. Cloud

St. Cloud

20%

2013*

Projected Change
(2000-2013)*

Foreign Born Residents

2,269

4,597

+2,328

As % of Population

3.8%

7.0%

+3.1%

Foreign Born Residents - Birthplace

18%

Europe

310

294

-16

1,453

1,628

+175

Africa

113

1,734

+1,621

Oceania

15

13

-2

8%

Latin America

267

453

+186

6%

Northern America

111

121

+10

4%

Language Spoken at Home (All Residents)
English

92.7%

90.8%

-1.9%

Other

7.3%

9.2%

+1.9%

16%

Asia

14%
12%
10%

2%
0%

0-4

5-9

10 - 14

15 - 19

20 - 24

25 - 34
2010

35 - 44

45 - 54

55 - 64

65 - 74

75 - 84

85+

2019

White

Race & Ethnicity

Immigration

The city is becoming more diverse. White residents
currently (2014) make up the overwhelming majority
of the city’s population (83.1%). The remainder of the
population includes those identifying as Black (8.9%),
Asian (3.8%), and Multiracial (2.6%), among others.

St. Cloud is an increasingly attractive destination
for immigrants. This includes those who pursue
immigration through regular naturalization channels
as well as those granted refugee or asylum status.
Minnesota is a popular resettlement destination for
refugees. Between 2003 and 2012, 30,000+ refugees
were resettled in Minnesota. Common origins for those
immigrants included Somalia (75%), Burma (18%), Laos
(17.5%), and Ethiopia (8.0%).

However, while the city’s population currently is, and
is projected to remain, mostly White, a noticeable
demographic change is underway that mirrors national
trends. Between 2000 and 2019, the city’s population
has been trending more diverse. Expected shifts in
the population during this period include a roughly
11% decrease in the White share with a tantamount
increase in the minority share of the population. The
Black population is projected to experience the most
significant growth during this time period.
The city’s Hispanic population is currently estimated
at 2.7%. Between 2000 and 2019, the city’s Hispanic
population is projected to increase from 1.3% to 3.2%.
For purposes of clarification, the U.S. Census considers
Hispanic an ethnicity and not mutually exclusive with
racial categories. For example, a resident may identify
as both Black AND Hispanic.

At present, roughly 1 out of every 13 St. Cloud residents (7.0%) was born outside of the United States.
Between 2000 and 2013 (technically an average of
2009-2013), both the total number of immigrants and
their share of the population have increased noticeably, growing from 2,269 (3.8% of the population in
2000) to 4,597 people (7.0% in 2013). Roughly one-third
of all of St. Cloud’s immigrants were born in Africa,
with Asian, Latin America, and Europe birthplaces also
common.

NOTE: Racial and ethnic categories reported in this
chapter are defined by the Census.
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Black

Asian

Multiracial

Other

Impacts of Immigration
An April 2014 report published by the St. Cloud State
University School of Public Affairs Research Institute
indicates that the immigrant population is not harmful
to the local or regional economy. The report, St. Cloud
Immigration: A Fact Sheet summarized various demographic facts and trends related specifically to the St.
Cloud region’s foreign born population. The report
highlighted several key items including:

•
•
•

*Denotes that it is actually a 2009-2013 Average
Source: U.S. Census Bureau; Houseal Lavigne Associates

Market Implications
•
•

Nearly half of St. Cloud’s immigrant population are
U.S. citizens.
Approximately two-thirds of immigrants are in the
labor force.
Immigrants arriving prior to 2010 experience unemployment and poverty rates similar to the native
population.

•

•

Projected population increases between 2010 and
2019 will increase demand for housing and retail,
as well as require additional community services
and infrastructure.
A relatively youthful population - compared to
regional, state, and national levels – may require
disproportional demand for educational and recreational programming, as well as commercial needs
associated with younger populations. At the same
time, the population is aging, and the slight growth
of the senior citizen population may require a
more senior-friendly housing stock of multi-family,
town home, and senior living options.
Rising incomes may lead to higher demand for
retail goods and services, facilitating small business growth. Additionally, higher income levels
increase the ability to market St. Cloud to national
retailers and developers, who often base the siting
of new stores, restaurants, and housing units on
income levels.
The immigrant population has increased significantly since 1990. Data indicate that once immigrants are able to gain solid footing in the workforce they exhibit economic indicators similar to
the native-born population.

Existing Land Use
The City of St. Cloud comprises a variety of existing
land uses and has a unique development pattern
shaped by several key factors:

•

•
•

The Mississippi River and Sauk River serve as
natural dividing lines that create both physical
and perceptual divides between the City’s neighborhoods. The urban development pattern has
generally followed the corridors that cross the
Mississippi River, such as Division Street.
As the Granite City, St. Cloud’s decommissioned
and active quarries have not only impacted the
local economy, but the use of land surrounding
these large sites.
Railroad lines throughout the City have influenced
the development of industrial land uses that take
advantage of spurs along the rail corridors. While
rail is a key transportation component for local
industry, the corridors also act as physical barriers
between neighborhoods.
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Land Use Categories
Every parcel in the City has been inventoried and
classified under one of 15 existing land use categories
based on field reconnaissance taken in November 2014
and January 2015.

Rural Residential
Rural residential land uses include large-lot singlefamily homes, usually adjacent or in close proximity to
agricultural uses. These homes are generally not part
of planned subdivisions.

Single Family
The single family category is the predominant land
use designation within St. Cloud. Single family homes
are generally owner-occupied; however, shifts in the
economy have increased the number of renter-occupied homes.

Single Family Attached
Single family attached residences encompass single
family dwelling units that share at least one common
wall with an adjacent dwelling. This category includes
two-unit or multi-units structures, such as rowhomes,
but each dwelling maintains its own entrance.

Multi-Family

Commercial

Parks & Open Space

Medical

Multi-family housing makes up a significant portion
of the overall housing stock in St. Cloud. Multi-family
units are stacked horizontally and vertically, with a
common entrance and shared amenities. The multifamily category includes not only traditional multifamily housing structures such as apartments and
condominiums, but also single family homes that have
been converted into multi-family units (typically rental
properties).

The commercial land use designation encompasses a
range of commercial uses. These include, but are not
limited to retail, entertainment, and service commercial businesses that are sited within large, regional
commercial developments, corridor commercial
settings, and smaller neighborhood-serving commercial structures.

The parks and open space category is defined by areas
that are used for active and passive recreation as
well as natural areas. They may be fully programmed
spaces or areas that are undevelopable due to environmental features such as large tree stands, steep
slopes, and wetlands.

The medical land use comprises St. Cloud’s major
medical facilities including St. Cloud Hospital, CentraCare Medical Plaza, and the VA Medical Center. Other
smaller or independent medical uses are grouped
under the commercial land use category.

Mobile Home
Mobile homes, also referred to as manufactured
homes, are single family detached homes that can be
connected to utilities to serve as permanent housing.
Although intended for year-round living, mobile homes
are designed without a permanent foundation, which
allows for the transportability of the structure.

Downtown/Mixed Use
The Downtown/Mixed Use category consists of a mix
of multi-story mixed use structures and commercial buildings within Downtown. This category also
includes large office and institutional users that serve
as anchors to Downtown St. Cloud as well as single
story commercial uses that contribute to the district’s
traditional streetwall.

Industrial/Business Park
The industrial/business park category includes both
standalone industrial uses as well as businesses
arranged in park or campus settings. Examples of this
range from larger users like Electrolux and Pan-OGold Baking Company to the I-94 Business Park and
smaller light industrial users along the Roosevelt Road
corridor.

Quarry

Utility

Agriculture
The agriculture land use category includes land that
is dedicated to the production of crops, livestock, and
other uses associated with agricultural activities.

Utilities include land that is dedicated to the production, storage, and maintenance of utilities such as gas,
electric, water, and wastewater.

Airport

Public/Semi-Public
The public/Semi-public category encompasses a
wide variety of uses that provide a public service.
Specific uses include, but are not limited to, government-owned facilities, local schools, universities, and
places of religious worship.

Quarries include areas that are dedicated to the
extraction of stone and other minerals. Quarries can
have an impact on surrounding development due to
excess noise and vibrations from cutting and blasting
and/or excess debris and truck traffic.

The airport land use category includes the St. Cloud
Regional Airport as well as adjacent land that may be
impacted by airport operations.

Vacant/Undeveloped
This category incorporates land that contains no active
uses and is available for future development.

CITY OF ST. CLOUD

COMPREHENSIVE PLAN, SUBAREA PLANS & CATALYST SITES

9

C
in
Tw

BN
SF

65th Ave

itie
s-

SARTELL
322nd St

15th St

10

58
23

134

CITY OF ST. CLOUD

10th St

Existing Land Use

73rd Ave

15
4

Ridgewood Rd

University Dr

75

9th Ave

8th St

90
15th Ave

23

7th St

Division St

23

75

4th St

Linc
oln
Ave
Kilian Blvd

2nd St

9th ave

ver
Sauk Ri

St
1st

er
i Riv
ipp
iss
iss

75

35t
ha
ve

M

St N
4th

37th Ave N

Northern Lines

KEY

2nd St

8

t
in S
ma
Ger
St
3rd

55th Ave

25th Ave

33rd Ave

134

N
Ave
6th

44th Ave N

12th St

12th st

7

13th Ave

78

22nd St

WAITE
PARK

74
er Rd
Clearwat

8

10

Gran
ite V
iew
Rd

136

32nd St

45th Ave

3

33rd St

35th Ave SE

58th Ave

94

10

2,640’

1 Mile
5,280’

CITY OF ST. CLOUD

8

52

115
1/4 Mile 1/2 Mile

SF
BN

250th St

0’

61

sitie
in C
Tw

47
15

52

iver
ippi R
Mississ

94

42nd St

lt Rd
seve
Roo

40th St

60th Ave

Cooper Ave

Oak Grove Rd

40th St

65

2 Mile
7,920’

10,560’

75

NORTH

COMPREHENSIVE PLAN, SUBAREA PLANS & CATALYST SITES

ST. AUGUSTA

7

60th St

Agriculture

Medical

Rural Residential

Parks / Open Space

Single Family Detached

Light Industrial / Business Park

Single Family Attached

Industrial

Multi-Family

Utilities

Mobile Homes

Quarry

Commercial

Airport

Downtown / Mixed-Use

Vacant / Undeveloped

Public / Semi-Public

17th St

s
Line
ern
rth
No

Co Hwy 137

ST.
JOSEPH

95

SAUK RAPIDS

47th St

Current Land
Development Code
The St. Cloud Land Development Code is a legally-enforceable document that dictates land use and
development within the City. This section summarizes
the Code as it stood in November 2014.

Zoning Districts
The St. Cloud Land Development Code outlines 21
zoning districts and 5 overlay districts. These districts
include:

Residential Districts
Low Density Residential Districts (R-1, R-1A, R-2, R-R)
These zoning districts allow for low density, single
family and two-family residential uses, most commonly
on larger parcels and in more rural settings. The Rural
Residential (R-R) district includes rural areas of the
City, largely agricultural uses and scattered residences.
These areas are expected to become more urbanized
in the future, thus requiring the extension of facilities
and services. The R-1A District is intended to allow
for slightly higher density, preserving single-family
residences located on traditionally smaller lots. All low
density residential districts allow for limited non-residential uses that are compatible with the surrounding
residential neighborhoods.

University Residential Districts (R-3, R-3A)
These zoning districts allow for a mix of residential
uses within the St. Cloud State University campus area,
largely focused on multi-tenant residences. These
include lodging, fraternity, and sorority houses which
most commonly serve student populations. The zone
also provides for other residential uses, including
single family, two family, and multi-family residential
types. These districts allow limited non-residential
uses that are compatible with the surrounding residential neighborhoods.

High Density Residential Districts (R-4, R-5, R-6, R-7)
These zoning districts allow for higher density residential uses, including townhomes, multi-family, and high
rise residences. While also permitting single family
and two-family dwellings, these zones are focused
on creating higher density neighborhoods and urban
areas, largely focused in the Downtown and along
major commercial corridors. Similar to other residential districts, these areas allow limited non-residential
uses that are compatible with the surrounding residential neighborhoods.

Commercial Districts

Central Business District (C-3, C-4)

This district is intended to create business office environments, primarily including non-retail development.
Permitted uses are geared toward office structures and
related uses.

These two districts include Downtown St. Cloud
and surrounding fringe areas, which allow a variety
of commercial uses. These zones are designed to
preserve the city’s central commercial district and
maintain the area’s pedestrian-oriented nature. In
addition to commercial uses, these districts permit
various residential facilities, such as nursing homes, as
well as residential dwellings, as long as they are above
ground flood. The Fringe Central Business District (C-4)
acts as a transitional zone, allowing for uses geared
toward both pedestrian and automobile accessibility.

Neighborhood Commercial District (C-2)

Highway Commercial District (C-5)

The City’s commercial zoning districts cover a variety of
commercial types, designed to permit commercial uses
that are compatible with the areas surrounding them.
These districts can be broken into four types:

Business Office District (C-1)

This district includes retail uses within residential
neighborhoods which serve convenience goods and
basic services. Comprised largely of small, single
parcels scattered throughout St. Cloud’s residential
areas, uses are intended to serve and be compatible
with the surrounding neighborhoods.

CITY OF ST. CLOUD

This district is intended to provide commercial services
along major arterial traffic routes throughout the city.
Given the zones relation to traffic corridors, uses are
largely auto-oriented, providing commercial services
to both nearby residential areas and greater local and
regional consumers.
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Industrial Districts (I-1, I-2, I-3)

Special Purpose Districts

Overlay Districts

These districts provide for industrial uses of various
intensities, ensuring the nature of industrial uses is
best mitigated as to not detract from commercial and
residential uses within the City. The I-1 zone includes
light industrial uses intended to be compatible with
surrounding commercial and residential zones. The I-2
district includes more intense industrial uses that are
not compatible with less intense land uses, and should
thus be removed from commercial and residential
areas. The final district, I-3, includes more intense
industrial uses that must be located, due to the nature
of the use, near low-intensity land uses. Developments
within the I-3 district, as well as I-1, must provide high
performance standards to reduce effects on adjacent
zones.

Medical District (MD)

Floodplain Overlay District

This district is dedicated to addressing the specific
needs and impacts of a large-scale, multi-functional
hospital and medical campus. Encompassing the St.
Cloud Hospital, the district is guided by a General
Development Plan that takes into account the needs of
the hospital, adjacent districts, and greater community.

This overlay district includes floodplain regulations
for flood hazard areas, as per Minnesota Statutes
Chapters 103 and 462. The overlay district is focused on
minimizing economic loss and public safety hazards
through regulation of properties within local floodplains.

Planned Unit Development (PUD)

Shoreland Overlay District

This district is designed to offer an alternative to
residential, commercial, and industrial zoning types,
allowing deviation from certain code regulations.
Allowing greater variety and the combination of
different uses, the PUD district encourages a creative
approach to land use that enables high quality development and design that may not be accomplished in
stricter zoning districts.

This overlay district includes regulations for the
subdivision, use, and development of public water
shorelands, as per Minnesota Statues Chapter 103F,
Minnesota Regulations, Parts 6120.2500-6120.3900 and
Chapter 462. The overlay district limits uncontrolled
use of shorelands within St. Cloud that may lead to
pollution of public waters through regulations for the
preservation of natural shoreland resources.

Agricultural District (AG)
This district includes land designated for agricultural
uses and open space, often used to maintain rural
character and natural resources while preserving and
encouraging necessary agricultural uses. The zone
does allow for very low density residential development, as is necessary for various permitted uses.
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Scenic River Overlay District
This overlay district establishes standards and criteria
for uses within designated scene areas along the
Mississippi River, consistent with Minnesota Statues
regarding management of the Mississippi River. The
overlay district preserves and protects “scenic, recreational, natural, historic, and scientific” areas along the
River through regulation policy.

Environmentally Sensitive Areas
Designated Environmentally Sensitive Areas (ESA)
provide protection to areas of the city deemed susceptible to damage by growth and development. ESA are
regulated to ensure prioritization of resource protection and aid developers and city staff in management
of development plans that may affect the areas.

Historic District Overlay District
The City of St. Cloud has 4 historic districts, largely
consisting of properties located in the city’s Downtown core. These districts are designed to protect and
enhance historical areas, buildings, and structures.
This is accomplished through the use of design guidelines and review for new development and exterior
building alterations.

Split Zoning
While not specifically designated in the St. Cloud Land
Development Code, a number of properties throughout
the City are classified as split zoning. Parcels included
in the split zoning district have multiple, unique zoning
classifications placed on a single property. While noted
on the zoning map, specific information concerning
parcels in the split zoning district is only accessible
through the Planning and Zoning Department.

St. Cloud Municipal Airport
Zoning Ordinance
The St. Cloud Municipal Airport Zoning Ordinance
provides specific regulations for the St. Cloud Regional
Airport and surrounding areas, intended to mitigate
the effects and potential hazards associated with
airport operations. The code identifies safety zones
within the airport area based on flight paths, with
specific regulations as to the use, nature, and height of
properties included. These zones have helped establish the current St. Cloud Regional Airport Safety Zone
Overlay District. It should be noted that the original
zoning ordinance was first enacted in 1976, serving
what was at the time called the St. Cloud Municipal
Airport.
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Community
Outreach

•

Community input is the driving force in developing
a successful Comprehensive Plan, and the planning
process was designed to proactively engage residents,
civic and business leaders, and other key stakeholders.
Over the course of the one year planning process, a
variety of public outreach opportunities were held
in support of the St. Cloud Comprehensive Plan that
allowed residents to share their thoughts, aspirations,
and ideas about the community.

•

The following outreach efforts and initiatives were
conducted:

•
•

14

A Project Initiation Workshop was conducted with
21 members of the Comprehensive Plan Advisory
Committee on October 9, 2014 at City Hall.
Nearly 60 residents attended a Community Workshop at the Regency Plaza on October 23, 2014.
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•

•

•
•

A Business Workshop was held with 15 business
owners and operators on the morning of October
24, 2014 at City Hall.
Various City staff attended a Department Heads
Workshop on October 24, 2014 at City Hall.

•
•

A Downtown Workshop was held with 20 area businesses and property owners on November 13, 2014
at the Pioneer Place on Fifth Avenue.

•

An Economic Development Workshop was held
with the members of the Economic Development
Authority (EDA) Board in conjunction with their
regularly scheduled board meeting on November
13, 2014 at City Hall.

•

A luncheon and workshop was conducted with 17
members of the Greater St. Cloud Development
Corporation on November 13, 2014 at the River’s
Edge Convention Center.
Eleven Focus Group Sessions were conducted in
October and November 2014 with 56 individuals
representing approximately 27 stakeholder organizations and interest groups. This included a workshop with school children at Oak Hill Elementary.
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•

10 Do-it-Yourself Workshops were completed and
submitted, providing comments from 117 residents.

Summary of Workshops

Priority Issues & Concerns

A Visioning Workshop was held on February 19,
2015 at the Rivers Edge Convention Center. Residents worked in teams and drew their visions for
the community on large maps.

The following summary presents a synthesis of all
input received through the various comprehensive
plan workshops focus groups, and do-it-yourself workshops. While a wide variety of topics were discussed
by members of the St. Cloud community, this summary
highlights several of the key themes that emerged
from discussion and written comments. A summary of
comments related to each theme is provided below.

Downtown & East Side

A Downtown Design Charrette was hosted on April
29, 2015 and participants created a detailed vision
for Downtown St. Cloud, including recommendations for a few specific catalyst sites.
Online Questionnaires were completed by 307
residents and 29 business owners.
Participants that used sMap, an interactive, online
mapping system, generated 22 distinct maps with
274 points of interest.

It is important to note that the items and potential strategies identified in this summary are not
recommendations or City policy, but rather represent
feedback and comments received from those who
participated in the workshops.

Downtown St. Cloud was a primary concern discussed
in all workshops. While several participants acknowledged that Downtown has made a positive transformation over the past several years, they also noted that
the Downtown should be a more attractive and vibrant
district. A holistic approach is needed to improve the
Downtown including bringing in more businesses,
providing a range of entertain options, increasing
housing in and around the Downtown, beautifying the
district, and creating more public gathering places.
Participants at the Downtown Workshop noted several
potential barriers to investment, redevelopment, and
renovations in the Downtown. Comments highlighted
issues associated with historic preservation regulations, code enforcement, and renovations to outmoded
buildings. Local business owners also pointed to
parking turnover enforcement and the use of parking
meters and on-street spaces by Downtown employees
as barriers to conducting business in the area. Crime
was also often discussed as an issue for the Downtown
with comments focusing on the “college bar scene”.

Comments from downtown stakeholders cited a
concern for a lack of strong leadership or commitment
to the Downtown and riverfront area. Downtown stakeholders noted a lack of identity and proper marketing
for the area, which was cited as a contributing factor to
other issues such as business closures, vacancies, and
blight. Community members demonstrated a desire
for new restaurants, stores, and vendors within the
Downtown. Similarly, Downtown was suggested as the
site for new events or activities within the community.
Noted as a major asset for St. Cloud, respondents
hoped to see better utilization of the Mississippi River,
especially new riverfront development that would
better integrate the riverfront and the Downtown.
The East Side area of St. Cloud was also frequently
mentioned when discussing the Downtown. Comments
indicated that the area east of the Mississippi River is
in need of attention regarding aesthetic improvements
and encouraging new technology-related industries
and employers to locate there. Properties surrounding
the Highway 10 corridor were often mentioned as
priorities for both new development and beautification
efforts.

Economic Development

Housing & Core Neighborhoods

Diversity & Demographic Changes

Transportation

Though the level of detail and extent of comments
varied by workshop, participants raised economic
development as an important issue facing St. Cloud.
Among the broader public, economic development-related comments were typically discussed in concert
with the need to attract new families or retailers to the
area. Participants in the Business Workshop, Department Heads Workshop, and EDA Board Workshop cited
a need to continue to expand the local employment
base with higher paying manufacturing, technical, and
finance-related jobs. St. Cloud’s reputation as a difficult place to do business was also discussed. Building
on the need for economic development, members of
City staff stressed the need to create a stronger tax
base through business growth that would better fund
city services and projects.

A variety of housing issues were noted throughout
the outreach process by City stakeholders. Residents
highlighted concerns with the conversion of single
family homes into multi-family rental units, the overall
volume of rental units, the need for increased affordable housing options, and the annexation of residential areas surrounding St. Cloud.

Diversity as it relates to age, income, race, and
ethnicity, was a topic of significant discussion
throughout all outreach workshops. Participants noted
that St. Cloud has diversified rapidly with an increase
in the number of foreign born individuals. The influx of
immigrants, many of whom come from areas such as
Somalia where the religion and culture is very different
from that of the majority of individuals in St. Cloud,
has created some social tension in the community.

Traffic and congestion was a general topic of discussion among workshop participants. Respondents
mentioned congestion along Highway 15, Division
Street, and South Second Street as problematic and
emphasized the need for better east-west connections
across the City.

In addition, concern was raised in every workshop
over “Brain Drain” and the emigration of individuals
with college or higher level education out of the area.
While the City’s higher education facilities, including
St. Cloud State University and St. Cloud Technical and
Community College, were cited as assets in attracting
people to the community, participants indicated a
desire to better link those institutions to business
development and retaining students in the region
post-graduation.

Many of these issues were stressed when discussing
the City’s Core Neighborhoods, particularly the high
volume of rental property and concern over owner-absenteeism and poor property maintenance. As the area
with the highest density and greatest visibility, respondents emphasized the need for revitalization, maintenance, and rebranding of the City’s core residential
areas that surround the Downtown. With changes in
the City’s demographics, including an aging population,
increases in immigrant populations, and a desire to
attract new, younger families, the need for a variety of
housing options, particularly affordable housing, was
stressed. A need for high-end housing was also identified in relation to providing attractive housing options
for higher income households.

Recognizing that some level of tension may be
unavoidable when people of different backgrounds
interact, many workshop participants identified St.
Cloud’s increasing diversity as a source of community
pride and an asset to be leveraged moving forward.
Workshop participants noted that the St. Cloud
community has been welcoming to new immigrants
and, in turn, members of the foreign-born population
present at Comprehensive plan workshops indicated
that they felt welcomed by the community.

While many participants had general comments about
concerns with congestion, the majority of specific
observations and recommended strategies highlighted
a need to expand alternative transportation options
with an emphasis on Complete Streets. The majority of
transportation-related issues revolved around the gaps
in safe bicycle and pedestrian facilities, in particular
the lack of bicycle infrastructure, including safe trails,
bike lanes, and sufficient safe crossing opportunities
at major roadways. Discussion also pointed to support
for regional transit connections, namely the extension
of the Northstar Commuter Rail to St. Cloud.

It was also noted that St. Cloud has a large aging
population that presents issues surrounding housing,
infrastructure, and services in the future. Comments
underscored the need to provide additional housing
options to the growing senior population and continue
to attract new families and young professionals to the
City.
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Education

Parking

Infrastructure Maintenance

Community Image & Appearance

While noting the strength of various higher education
facilities, workshop participants demonstrated concern
for the state of local public education While St. Cloud
Area School District performs well when compared to
others throughout the state, comments indicated a
broad community concern for the perceived underperformance of the St. Cloud Area School District relative
to other school districts within the region. Many participants also voiced concerns regarding the potential
existence of an achievement gap among different
student groups within the school district.

Similar to transportation, participants felt that parking
was a difficult issue within the City, with particular
emphasis placed on parking in the Downtown. Workshop attendees raised concern over the ease of finding
parking spaces, as well as the difficulty of parking
during winter, when many spaces are unplowed. In
addition to the difficulty of finding parking, the parking
signage, meters, and rules were a topic of discussion,
with many feeling that figuring out where, when, and
for how long one can park is unnecessarily difficult.

The general condition of St. Cloud’s existing infrastructure was an issue among workshop participants, especially in relation to quality of services in the Downtown
and Core Neighborhoods. While the topic did not
generate extensive discussion among the broader
public, many CPAC members, department heads, and
business owners and operators noted a concern that
infrastructure within St. Cloud, especially roadways, is
reaching the end of its useful life and upgrades are
needed.

Public Safety

Issues surrounding the age and condition of infrastructure in St. Cloud were often discussed in concert
with discussion regarding the City’s limited financial resources. It was noted that many of the city’s
important infrastructure components, including
roadways, sidewalks, and water and sewer in the Core
Neighborhoods and Downtown, are in need of repairs
and improved maintenance. Infrastructure was also
often mentioned in discussion of housing expansion
and economic development.

Nearly every workshop and focus group identified
community image and the physical appearance of
the City, particularly its major corridors, as important
issues. This concern was said to primarily relate to the
City’s ability to “put its best foot forward” and provide
a positive first impression to potential employers,
investors, and the development community. While
other areas were mentioned, the Highway 10 corridor
and the journey between the St. Cloud Regional Airport
and Downtown were discussed at length, particularly
among business workshop participants. Participants
highlighted a need for improved, more attractive
wayfinding signage, gateway features, and beautification efforts on behalf of the City as well as private
property owners.

In addition to the well-being of students, several
comments underscored the connection between
school performance and the long term growth of the
community. Another concern noted by participants was
the closing of the current Technical Senior High School
facility and potential impacts on surrounding neighborhoods and the Downtown. Despite a general desire
to retain the school, many workshop attendees also
emphasized the need for renovations and improvements to existing school facilities to replace out-ofdate technologies and reconfigure outmoded facilities.

While the specificity of comments varied, many participants expressed a general concern for public safety.
Although crime rates have decreased over the last
decade, the potential perception of a lack of safety was
mentioned as damaging to the City’s image and disruptive to the community. Of particular note was the sense
that the Downtown is not safe in the evenings and that
crime is especially problematic in areas surrounding
St. Cloud’s colleges and universities. With regard to
public safety at the various higher education institutions, some participants noted that a certain level
of misconduct should be expected with thousands of
young adults living in the community, that “kids will be
kids”, and that campus security and City police should
focus on preventing serious criminal activity.

Community Center
Throughout the outreach process, widespread
discussion was given to the need for a recreation or
community center. Many participants supported the
construction of the new St. Cloud Area Y Community
and Aquatics Center, but cited a desire for additional
facilities to provide community services. Students in
particular emphasized the need for a center dedicated
to recreational and aquatic uses, linking the development of a recreation center with providing new
activities for youths and teens. Other stakeholders,
especially the Homeless Group for Men, envisioned
a community center that would provide not just
recreational activities, but community services and
amenities.

Primary Strengths & Assets
Each comprehensive plan workshop concluded with
a discussion of the assets that St. Cloud has to build
upon and should be preserved moving forward. While
covering a diverse range of strengths and assets,
responses generally highlighted St. Cloud’s community culture; location and identity; parks and natural
areas; and facilities and services. Workshop discussion
focused on the city’s physical location and proximity
to natural features such as the Mississippi River and
Lake George. Stakeholders also highlighted a number
of existing facilities, including St. Cloud State University, St. Cloud Technical & Community College, St. Cloud
Hospital, and St. Cloud Regional Airport, as being major
assets that give character to the city and positively
contribute to its regional image. While the city’s
growing diversity was mentioned as an issue needing
further attention, respondents also felt this cultural
change was a major asset.
Perhaps most noteworthy as a community asset is
St. Cloud’s “Can Do Attitude.” This phrase was stated
in discussion or written in participant comments
numerous times at each workshop. Comments underscored the drive and desire of St. Cloud residents and
business owners to support and implement various
initiatives and improve the community.
The most commonly identified assets and strengths
included:

Community Culture

•
•
•
•
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“Can Do” attitude
Community
Diversity
Youth and student population

City Services

•
•
•
•

The Mayor
Support of the Core Neighborhoods
Accessibility of City Officials and Staff
Police & Fire Department

Facilities & Services

•
•
•
•
•
•
•
•

Medical Facilities, particularly St. Cloud Hospital
St. Cloud State University
St. Cloud Technical & Community College
Public Library
St. Cloud Regional Airport
Stearns History Museum
River’s Edge Civic Center

Historic buildings throughout the City
Historic Downtown
Strong arts community
Regional location
Core Neighborhoods

Parks & Natural Areas

•
•
•
•
•
•
•
•

Mississippi River
Lake George
Munsinger Gardens
Quarry Park
Heritage Park
Whitney Park & Recreational Center
Parks & trails
Summerland Family Fun Park

Other

•
•
•
•

To supplement face-to-face outreach opportunities,
online tools were utilized to give those unable to
attend in-person events the chance to voice their
opinion and provide additional outlets for unique
comments and feedback. Hosted on the Comprehensive Plan’s project website, outreach tools included a
questionnaire for St. Cloud Residents, a questionnaire
for business owners and operators within St. Cloud,
and a St. Cloud sMap page.

Technical Senior High School

Location & Identity

•
•
•
•
•

Summary of Online Outreach

St. Cloud Downtown Council
Retail & business hub
Potential of the Downtown
Employers, companies, and entrepreneurs

Resident Questionnaires
A total of 322 St. Cloud residents participated in
the online resident questionnaire, representing a
full range of community residents. Just over 50% of
respondents were between the ages of 26 and 44 and
the majority of participants have lived in St. Cloud for
over 10 years, with 63% having lived in the city for 11 or
more years, and 28% having been a resident for over
30 years. Given this data, the survey was well founded
by a dedicated and knowledgeable sample of St. Cloud
residents. Representative of the City as a whole, individual responses were reviewed to develop a holistic
analysis of local issues that will guide the development
of the Comprehensive Plan.
Questionnaire responses were generally on par with
data from other outreach opportunities. Participants
stressed the strength of St. Cloud’s regional location,
higher education opportunities, and public services.
Local healthcare facilities and the Great River Regional
Library were noted as important local assets, and
residents felt positively about city amenities such as
sewer, water, fire protection, parks & recreation, trash,
and police services.

Residents demonstrated concern for traffic and
circulation, diversity of the population, community
image, and safety. When asked to identify the top
three priorities the Comprehensive Plan should focus
on, participants chose neighborhoods (52%), schools
(49%), and the Downtown (36%). Residents emphasized
the importance of the Core Neighborhoods and the
need to maintain and preserve these areas and local
housing stock. Schools were a central concern, given
the age of school facilities and programs. Participants
supported the need for greater resource development and partnership with local schools. Similarly,
the Downtown district was noted as an area favorable
for new commercial development, especially restaurants, retailers, and entertainment options. Crime
and violence was also widely discussed in survey
comments, with the lack of safety and high perception
of crime noted as a hindrance to a positive local image.

Business Questionnaires

sMap

A total of 30 business owners and operators completed
the online business questionnaire, representing a
variety of businesses and industries in St. Cloud.
The majority of responses are from well established
businesses in operation for over ten years, with 54%
of respondents owning a business located within
the Downtown district west of the Mississippi River.
Representative of the City’s business community as a
whole, individual responses were reviewed to develop
a holistic analysis of local issues that will guide the
development of the Comprehensive Plan.

sMap is a map based outreach tool which allowed
individuals from the community to create and mark a
map of their community. This enabled comments and
feedback on the City that are tied to a specific space or
area of St. Cloud. The sMap tool creates a fun way for
participants to identify issues and opportunities within
their City from a spatial perspective.

Participants emphasized a number of local features
that are important advantages to operating a business
in St. Cloud, specifically visibility and accessibility
to customers, the building and property stock, and
the character of the community and local business
district. In addition, respondents noted the strength
of local fire protection, parks and open spaces, and
city services. While business owners did list a number
of issues and concerns, 65% felt that St. Cloud has
improved in the past 10 years. The surveys also showed
a clear support for new developments of all kinds
within St. Cloud.

A total of 266 points were created on the St. Cloud
sMap, representing comments, ideas, and feedback
from community stakeholders in 10 unique categories.
Points were largely concentrated within Downtown St.
Cloud and the Core Neighborhoods, demonstrating
areas of key concern. To allow for a close analysis of
spatial issues and opportunities, each category has
been summarized.

In opposition, respondents felt that parking availability,
taxes, nearby competition, and security were disadvantages to business operation in St. Cloud. While parking
availability has been discussed throughout outreach
opportunities, business owners were split on the issue,
with only 42% of participants citing a need for additional parking spaces for their business. A perception
of high taxes was of particular concern, with a few
respondents stating they would move their business
out of St. Cloud if given the chance due to high taxes.
In agreement with other outreach opportunities, safety
and crime were discussed as detriments to business
operation, particularly within the Downtown area.
Participants strongly supported greater communication, support, and cooperation between the City and
business community.
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Community Asset (85 points)

Desired Use/Development (32 points)

Development Priority Site (21 points)

Key Transit Destination (12 points)

Physical Access Opportunity (19 points)

With twice as many points as any other category,
respondents highlighted a variety of assets throughout
the community. Identified assets focused on local
rivers, transportation amenities, education opportunities, parks and recreation facilities, and the variety of
developments and services within the Downtown. Lake
George and the Mississippi River were consistently
noted as community assets of high importance.

For desired use and development, participants marked
a variety of sites that could be developed as commercial office and retail uses throughout St. Cloud. Many
points focused on the development potential of the
Mississippi Riverfront and a desire for increased parks,
trails, and pedestrian connectivity.

The majority of sites identified for their development
opportunity were clustered in Downtown St. Cloud,
with a handful of sites located on the east side of the
Mississippi River. Points highlight specific sites and
buildings that respondents felt could be better utilized
to spur growth, provide unique housing options, and
improve connectivity.

Emphasizing a few important locations for greater
transportation mobility, such as Crossroad Center,
points largely focused on potential locations for an
extension of the Northstar Commuter Rail.

Similar to points made for the desired use/development category, areas marked for access opportunity
included a number of potential trail connections,
specifically the Wobegon Trail connection and a
beltway in the southwest portion of the City. Points
also noted various pedestrian and connectivity issues,
such as difficult accessing Lake George from Downtown
St. Cloud.

Poor Appearance (34 points)

Problematic Intersection (33 points)

Public Safety Concern (9 points)

Undesirable Use (6 points)

Other (15 points)

Points marking poor appearance were largely concentrated in two areas; the highway 10 corridor in east St.
Cloud and the Division Street corridor extending west
of the Downtown. Respondents noted poorly maintained parcels and buildings as well as the unsightly
nature of extensive parking lots or what one resident
called a “sea of asphalt.”

Intersections identified as problematic largely concentrated on the 9th/10th Avenue and Route 15 corridors,
noting poor signal management and pedestrian safety
concerns. Participants also noted a number of unnecessary stop lights within the Downtown area.

Noted public safety concerns concentrated on the lack
of pedestrian and automobile safety within St. Cloud.
In addition, the St. Cloud State University Campus and
Downtown areas were listed as unsafe districts.

Containing only a few points, respondents made note
of specific commercial and institutional uses that were
unfavorable to the community, such as the Minnesota State Prison along route 10. In addition, points
highlighted uses that were incompatible with the
surrounding area.

Intended for feedback not defined in other categories, the “other” points largely contained transportation-based suggestions to improve connectivity and
mobility within St. Cloud. Participants also noted a few
zoning code issues and pedestrian and bicycle accessibility suggestions.
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