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Housing &
Neighborhoods
St. Cloud is a mix of old and new neighborhoods, with some currently under
construction and others that were established in the 19th Century. The Core
Neighborhoods include a variety of single-family homes, from large Victorians to small Tudor cottages, duplexes, and multi-family structures. Housing
options within the rest of the City consist of clusters of single-family subdivisions, rural residential homes, and single-family attached and multi-family
complexes. This chapter of the Comprehensive Plan provides strategies and
policy recommendations to improve and enhance the City’s varied residential
neighborhoods and districts.

Goal
Enhance and maintain the City’s residential neighborhoods while providing a
diverse range of housing opportunities for the community.

Objectives
•
•

•
•
•
•

Utilize targeted incentives to catalyze improvements within the Core Neighborhoods.

•

Stabilize and enhance existing neighborhoods through code enforcement and
beautification.

•

Prioritize the completion of existing residential subdivisions and vacant residential parcels.
Develop new residential subdivisions using traditional neighborhood development and/or low impact design.
Support affordable housing development to support elderly and low-income
members of the community.
Ensure neighborhoods are well connected to local commercial areas, educational and civic facilities, and recreational amenities.
Monitor the status and efficacy of housing and neighborhood improvement
initiatives.
Prevent premature residential development of rural and agricultural areas.

CITY OF ST. CLOUD

COMPREHENSIVE PLAN, SUBAREA PLANS & CATALYST SITES

29

Housing Conditions
Overview
Single-family homes are the predominant housing
type in the City, with nearly 5,000 acres devoted to
this specific land use; however, multi-family housing
comprises nearly 700 acres in the City, including
approximately 100 single-family home structures that
have been converted to multi-family use over the
years. Much of the demand for multi-family housing
is generated by students attending St. Cloud State
University and St. Cloud Technical and Community
College, as well as the City’s growing immigrant
population. Nevertheless, given the range of housing
options, there is a sustained need for affordable
housing units.
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With a high concentration of older housing stock and
large student and rental populations, housing conditions in St. Cloud’s Core Neighborhoods have declined
as a result of several factors including the 2008 recession, conversion of single-family homes to multi-family
units, and deferred maintenance. The City of St. Cloud
has had a rental property licensing program in places
since the 1960s and an increased calls for action from
residents to address deferred maintenance of area
homes spurred the creation new landlord educational
programs and increased enforcement.
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While property maintenance issues create challenges
for Core Neighborhoods, vacant residential properties pose a threat to newer St. Cloud neighborhoods.
Although serviced by City infrastructure, numerous
areas have experienced an increase in foreclosure
activity in the wake of the Great Recession (2007-2009
general economic decline). Nevertheless, the St. Cloud
community is resilient and continues to implement
new initiatives to improve the City’s diverse residential
neighborhoods.

Neighborhood Best
Practices Task Force
In 2006, the City undertook a joint study with Mankato
and Moorhead, Minnesota, and Fargo, North Dakota, to
understand the various tools and strategies being used
by communities to address growth in rental housing
and maintenance of existing neighborhood character.
The result of the study was a Neighborhood Action
Plan developed by the Neighborhood Best Practices
Task Force that outlined new initiatives to positively
impact St. Cloud’s neighborhoods. The 2008 round of
the Neighborhood Best Practices Task Force confirmed
2006 goals, reviewed relevant local and regional practices, identified actions, and developed recommendations.

The City will reconvene the Neighborhood Best
Practices Task Force in late 2015 to review accomplishments from the 2008 round, and focus new
initiatives addressing the quality of life in residential
neighborhoods. Quality of life issues include rental
conversions, neighborhood safety, access to parks and
open space, multi-modal mobility, and many other
factors. In addition to discussing a wide array of topics
impacting quality of life in St. Cloud’s neighborhoods,
the 2015 Task Force should be used to more fully vet
the Residential Areas Framework recommendations,
revise the recommendations as appropriate, and identify resources for implementation. The City should also
reconvene the Neighborhood Best Practices Task Force
on a regular basis to verify the status and efficacy of
initiatives and make modifications accordingly.

134

10
15

23

25th Ave N

M

8th St S

University Dr

75

Linc
oln
Ave
15th Ave SE

7th St S

Division St

4th St S

9th Ave SE

St N
1st
9th ave

Cooper Ave

37th Ave N

St N
4th

Kilian Blvd SE

20th Ave N

33rd Ave N

44th Ave N

r
ive
iR
ipp

2nd St N
23

r
ive
iR
ipp

4th St N

er
Sauk Riv

Sauk River

t
in S
ma
Ger
E
St S
3rd
er
i Riv
ipp
iss
iss

23

Sauk River

N
Ave
6th

75

Mi
ssi
ss

Mi
ssi
ss

r
ive
iR
ipp

10th St N

Mi
ssi
ss

Searle St NE

12th St N

2007

Roosevelt Rd
13th Ave

22nd St

2011

Minnesota Blvd

22nd St S

Core Neighborhoods
Seberger Roosevelt

St. John Cantius

South Side University

McKinley & Railroad
Parks

Northside-Hester Park

North East Wilson
Park

Changes in Rental Housing
The following maps demonstrate the progression in the
amount of rental housing units throughout the City.
2015

Lake George

Residential Areas
Framework
Core Neighborhoods

Much of the City’s residential identity is defined by
its 11 Core Neighborhoods. The Core Neighborhoods
include St. Cloud’s oldest and most varied housing
stock, but are also areas that are in the most need of
reinvestment. These neighborhoods should primarily
consist of single-family detached homes, as was the
case when they were first built. As a complement to
single-family homes, a mix of single-family attached
and multi-family development is appropriate within
the Core Neighborhoods, however development
should be limited in scale and concentrated in areas
with proximity to amenities such as transit, shopping,
and community assets like the Mississippi River. In
addition to encouraging reinvestment in the existing
housing stock, the City and its partners should focus
on improving quality of life within the Core Neighborhoods including enhanced code enforcement,
pedestrian connectivity and safety, and neighborhood
beautification. More targeted strategies are provided
in the following section entitled Core Neighborhoods
Strategies.

Single-Family Neighborhoods
With the exception of some isolated neighborhoods
located adjacent to the Core Neighborhoods, much of
St. Cloud’s newer residential areas were developed in
the form of master planned subdivisions, characterized by larger lots along curvilinear blocks and limited
points of access to adjacent neighborhoods and
commercial districts. As with the Core Neighborhoods,
the quality of these single-family neighborhoods
should be maintained through active code enforcement, property maintenance, and context-sensitive
infill development and reinvestment. The build out
of incomplete subdivisions should also be a priority.
Where possible and appropriate, new pedestrian infrastructure and roadway extensions should be installed
to improve connections to nearby community facilities
and commercial areas and decrease resident reliance
on automobiles for making short trips.

Mixed Residential

Downtown

Residential Transition

Several clusters of multi-family and single-family
attached housing are located throughout the community, and are especially concentrated near St. Cloud
State University, St. Cloud Technical and Community
College, at the eastern terminus of University Drive,
and near Diocese Park. Non-single-family residential
development should also be encouraged in proximity
to future neighborhood commercial and corridor
commercial areas, Downtown St. Cloud, and major
institutions including hospitals, universities, and
others. While multi-family developments provide valuable housing options for the community, poor design
can leave residents isolated from the surrounding
neighborhood. Single-family attached and multi-family
development clusters should be well connected to the
local pedestrian and roadway network and adjacent
residential areas and commercial districts. Similar to
single-family neighborhoods, code enforcement and
increased landscaping will serve to strengthen neighborhoods with existing mixed residential land uses.

As the heart of the City, Downtown St. Cloud should
include dense housing types that include mixed-use
and multi-family units. Increased residential opportunities in Downtown not only increases housing options,
but also support local retailers and restaurants.
Priority development sites include surface parking
lots and single-story building parcels that can be
consolidated for larger-scale mixed-use and multifamily developments. The design and density of the
structures should follow the Character Areas defined
in the Downtown Subarea. Detailed discussion and
strategies for Downtown St. Cloud is located in Section
10: Subarea Plans.

St. Cloud includes several residential areas that are
isolated by adjacent commercial and industrial uses.
Given the impacts to residential areas from higher
intensity uses, these areas should transition to
commercial or industrial uses over time as properties
become available for purchase or redevelopment. The
City should utilize land use planning and zoning to
support the transition of isolated residential areas into
more appropriate commercial and industrial uses.
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Growth Area Residential
While infill development and the completion of existing
subdivisions should be a priority, there will be ample
opportunity for residential development within St.
Cloud’s growth areas over the life of the Comprehensive Plan. Residential development within the growth
areas should predominantly consist of single-family
neighborhoods with a complement of strategically
located multi-family housing. These neighborhoods
should be anchored by commercial districts located at
key intersections with an emphasis on access to retail,
services, and employment opportunities.
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The use of Traditional Neighborhood Development
(TND) principles should be encouraged throughout
St. Cloud’s growth areas. In areas where significant
natural areas and sensitive environmental features
such as wetlands are present, Low Impact Design (LID)
principles should be used to maintain traditional
neighborhood densities while preserving areas of open
space. The use of both TND and LID strategies reinforce
recommendations within the City’s 2010 Sustainability
Framework Plan and 2011 Stormwater Management
Plan.
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Traditional Neighborhood Development

Low Impact Design

Traditional Neighborhood Development (TND), also
sometimes referred to as neo-traditional development, emulates many of the attributes typical to
urban neighborhoods built prior to World War II.
This type of design incorporates a mix of land uses
within a compact street grid. Local commercial areas
can be supported by a greater density of residential
units, which can consist of mixed use, multi-family,
single-family attached, and small lot single-family
development. Pedestrian travel is prioritized through
the use of narrow street widths and the inclusion of
sidewalks, high-visibility crosswalks, and trails. Finally,
TND integrates parks and community facilities to make
a complete neighborhood, much like the City’s existing
Core Neighborhoods. In essence, a TND-designed
community shares many of the features of St. Cloud’s
Core Neighborhoods.

Low impact design is an approach to residential development that preserves contiguous areas of open space
and natural areas by clustering smaller residential
parcels on select areas of a site. The overall housing
density remains the same, but the site design allows
for larger areas of common open space that can be
used for conservation or neighborhood parkland. This
approach to development also provides for naturalized
stormwater management while minimizing the amount
of roadway and utility infrastructure needed to service
a given development.
Low impact design should be strongly encouraged
within portions of St. Cloud’s growth areas where
Environmentally Sensitive Areas (ESAs) such as floodplains, wetlands, areas of high slope, prairies, rock
outcroppings, and wooded areas could be impacted
by typical subdivision development. ESAs should be
preserved and integrated within the development and
the existing topography should be used to dictate
the design of new development, preserving an area’s
natural drainage.

Rural
Rural land includes areas within the southeast portion
of the planning boundary. As these areas are not
currently serviced by city infrastructure and remain
within the secondary growth area, their uses will
remain predominantly agricultural and low-density
residential. To protect the agricultural uses and limit
leapfrog development, the City should follow guidelines per the Haven Township Orderly Annexation
Agreement, by which housing is limited to one home
per 40 acres without a plat, and to five acre lots in
areas substantially wooded.

C
in
Tw

SARTELL

BN
SF

65th Ave

itie
s-

SAUK RAPIDS
322nd St

15th St

95
58

10

23

134

Residential Areas
Framework Plan

73rd Ave

15
4

Ridgewood Rd

University Dr

75

RESIDENTIAL FRAMEWORKS
90

15th Ave

8th St

9th Ave

4th St

Linc
oln
Ave
Kilian Blvd

23

7th St

Division St

23

75

9th ave

ver
Sauk Ri

St
1st

2nd St

er
i Riv
ipp
iss
iss

75

35t
ha
ve

M

St N
4th

37th Ave N

Northern Lines

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

Downtown

Mixed Residential

Core Neighborhoods

Growth Area Residential

Residential Transition

Rural

Single Family Neighborhoods

17th St
13th Ave

s
Line
ern
rth
No

78

22nd St

74
er Rd
Clearwat

WAITE
PARK

8

10

Gran
ite V
iew
Rd

136

32nd St

45th Ave

3

33rd St

35th Ave SE

58th Ave

250th St

94

1/4 Mile 1/2 Mile
2,640’

1 Mile
5,280’

8

60th St

52

115

0’

47th St

SF
BN

iver
ippi R
Mississ

47
15

52

61

sitie
in C
Tw

lt Rd
seve
Roo

94

42nd St

65

40th St

60th Ave

Cooper Ave

Oak Grove Rd

40th St

Co Hwy 137

ST.
JOSEPH

CITY OF ST. CLOUD

10th St

2 Mile
7,920’

10,560’

75

NORTH

ST. AUGUSTA

7

CITY OF ST. CLOUD

COMPREHENSIVE PLAN, SUBAREA PLANS & CATALYST SITES

33

Core
Neighborhoods
Strategies
While issues regarding housing quality, a growing
rental housing stock, and neighborhood appearance
are perhaps most significant within the Southside
Neighborhood, they remain present in several of St.
Cloud’s older residential areas. The following strategies
are intended to complement the recommendations
of previously adopted neighborhood plans, such as
the South Side University Neighborhood Master Plan,
and should be considered for throughout the Core
Neighborhoods.
Ultimately, the City, the St. Cloud Neighborhood Coalition (SCNC), and other partners must work together
to maintain and enhance the diverse character of the
Core Neighborhoods, including long– and short–term
residents as well as anchor institutions.

Multi-Family Design Guidelines
Multi-family housing development and single-family
rental conversions have changed neighborhood
character significantly in some areas including the
Southside Neighborhood. While single-family development and homeownership remain key components
of neighborhood stability that should continue to be
encouraged, additional guidelines are also needed to
ensure that non-single-family and rental properties
are of high quality.
The City and its partners in the Core Neighborhoods
should work to established and adopt design standards to guide the development of the variety of
single-family attached and multi-family housing
types. Design standards should be created to apply to
new multi-family development as well as renovated
properties. These standards should ensure that new
investment in multi-family development improves the
quality and livability of the neighborhood as a whole
while providing housing opportunities for a wider
array of lifestyles. This task would also likely require
modifications to regulations in the R3 and R3A zoning
districts to provide for stricter landscaping and parking
placement requirements.

Crime Prevention Through
Environmental Design (CPTED)
In addition to ensuring a good fit within the singlefamily character of established neighborhoods,
design standards could also address safety in areas
surrounding anchor institutions such as the SCSU
campus. The incorporation of standards related to
Crime Prevention Through Environmental Design
(CPTED) can be used to create a physical environment
that defines public and private space, creates opportunities for natural surveillance, and guide pedestrian
and vehicular traffic in manner that discourages crime.
These CPTED measures would foster an environment
in which both students and year-round residents can
feel safe.
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Historic Conservation Districts

Encourage Home Ownership

Block-by-Block Incentives

The City created the Southside Neighborhood Conservation Overlay (SSNCO) District in 2010. The SSNCO
promotes development that is in character with the
existing scale and architectural style of the neighborhood, protects the district from the loss of architecturally or historically important buildings, prohibits new
construction that is not in character with the neighborhood, and protects against additions to buildings
that would lessen their architectural importance. The
SSNCO ensures that the height, scale, and setbacks
of new construction respect the built form of existing
contiguous structures on the block. The ordinance
also guides design features such as building entrance,
materials, window arrangement and sizing, and
parking.

The Core Neighborhoods contain a significant number
of rental housing units. While rental units can provide
an affordable housing option for students and lower
income residents, the proliferation of rental units can
destabilize neighborhoods due to the transient nature
of the occupants.

While the various HRA Core Neighborhood programs
have resulted in the renovation or rehabilitation of
numerous individual properties, areas facing significant rental property conversions have not seen a
significant change in overall housing quality. The incremental, lot-by-lot approach in the application of these
programs may be limiting the transformative impact of
grant funds that is desired by residents.

Assistance Programs
The City has established partnerships with the SCNC
and St. Cloud Housing and Redevelopment Authority
(HRA) to facilitate reinvestment in the Core Neighborhoods. The HRA provides several deferred loan
programs targeted at home repair and homeownership
assistance within the Core Neighborhoods. Applications for these funds have remained steady through
the past several years, but the HRA has historically
had the capacity to only administer between 8-15 loan
applications per year based on staffing and available funding levels. As demand exceeds funding and
staff resources, eligible loan recipients are put on a
waitlist. As one of the few funding sources available to
incentivize targeted reinvestment, the City and should
consider identifying staff or other resources to assist
the HRA in administering its Core Neighborhoods
programs.

The South Side University Neighborhood Homebuyer
Program was created by the HRA to facilitate the
conversion of rental properties back to single-family,
owner-occupied homes. While only one grant was
issued between February 2009 and November 2014,
when the program was discontinued, the program was
identified as a critical tool by stakeholders.
The City should work with the HRA and SCNC to evaluate the Homebuyer Program and identify potential
modifications to make it more attractive to potential property owners. This may require increasing
the incentive, increasing awareness of the program
through targeted marketing, or providing educational
programs about converting former single-family home
rental units to owner-occupied homes. The City and
HRA should also evaluate the potential to expand the
program to other Core Neighborhoods to allow the
program to gain better traction in the community.

The City, HRA, and other partners should evaluate
the implementation of a block-by-block approach
to administering grant funds for the redevelopment
and revitalization of more distressed neighborhoods.
Such a program could complement community-wide
programs while targeting specific blocks for reinvestment, rather than isolated properties for individual
improvement. Doing so allows for the stabilization of
an entire area and also increases the tangible impact
of improvement projects and incentive programs.
The block-by-block approach will require a concentrated and well-coordinated effort by the City, property
owners, investors, lending institutions and others.
Policies and procedures that facilitate reinvestment
including zero or no interest loans, tax breaks, permit
fee waivers, infrastructure improvements, and other
mechanisms will be necessary. While block-by-block
reinvestment is still speculative from a financial
perspective, the comfort level of buyers and investors
lies in the fact that there are others sharing in the risk
and potential benefit.

Residential Areas
Strategies
Infill Development

In the early 2000s, St. Cloud built approximately 300
homes per year and the City platted and ran infrastructure services to meet developer demand. As the
economy slowed, roadway and utility projects were
completed to serve to-be-developed subdivisions.
Infrastructure is now in place to service hundreds of
vacant residential lots.
While most of these vacant lots are now in the tax
forfeiture and are being made available through public
auction at a fraction of the cost, many residential
subdivisions remain vacant. The reinvestment in and
improvement of existing neighborhoods should be
prioritized over the construction of new subdivisions
and greenfield development. In addition to providing a
more complete urban fabric and higher quality of life,
infill development promotes the efficient use of City
resources and infrastructure that have already been
invested in established neighborhoods.
Prior to approval of new plats and subdivisions, the
City should encourage the completion of existing
subdivisions. The City should also evaluate revising
existing development agreements or relaxing guidelines or requirements to foster development within
incomplete subdivisions. For example, if portions of
a traditional single-family subdivision have yet to
development, the City might consider allowing for the
development of other complementary housing product
types such as small lot single-family residential or
townhomes that respond to a different portion of
the market and may be more in demand. Regardless
of end use, measures should be taken to facilitate
new development that is consistent with the existing
neighborhood character and of the same high quality
as nearby homes that have already been built.

As infill development occurs within both residential
subdivisions and the Core Neighborhoods, new homes
should incorporate the use of Best Management Practices (BMPs). BMPs include, but are not limited to the
use of rain barrels, rain gardens, swales, green roofs,
and permeable paving to manage stormwater on-site.
The City should also consider making development
approval contingent upon the requirement to fully
install sidewalks, improved open space areas, stormwater systems, and other community amenities.

Code Enforcement
Consistent, fair, efficient code enforcement is an
effective strategy to maintain existing neighborhoods
and help revitalize those that have fallen into disrepair. Results from the 2014 Rental Housing and Code
Enforcement Status Report indicate that approximately
80% of property owners will bring their property into
compliance upon issuance of a notice of violation. In
2014, the City resumed neighborhood sweeps, which
is a strategy to proactively review neighborhoods for
property maintenance and nuisance violations. The
City should continue to be proactive, utilizing neighborhood sweeps throughout the City to cite property
owners of code violations. Adequate staffing should
continue to be budgeted to maintain these operations
on a regular basis to maintain stabilized and strong
neighborhoods. The City should also consider more
frequent sweeps for problematic areas, such as the
Southside Neighborhood.

Neighborhood Beautification
In addition to housing quality, public realm improvements and on-site improvements to beautify a
neighborhood can have significant positive impacts
on property values and quality of life. In addition to
improved code enforcement, the City should work with
property owners and local neighborhood groups to
identify local neighborhood beautification initiatives.

Streetscape & Gateways
The City should consider implementing streetscape
improvements at key intersections and gateways within
the Core Neighborhoods. While additional parkway
trees and sidewalk enhancements are desirable
throughout residential areas, targeted investments
can serve to improve neighborhood appearance with
minimal investment. Gateway features including
unique landscaping treatments, gateway signs, wayfinding, and distinctive hardscape can be used to delineate neighborhood edges and enhance sense of place.
Recent gateway signs installed along the SCSU campus
edge represent neighborhood scale improvements that
could be replicated in other areas.

The Arts:
Neighborhood Identity
The ArtSparks Matching Fund Program was
created to pair neighborhoods with artists
and/or arts organizations to develop projects
that enhance and strengthen neighborhoods
through the arts. The City should continue to
work with neighborhood groups to further
define neighborhood identity by strengthening
distinct boundaries and defining features.

On-site Landscaping

For example, the Lake George neighborhood
utilizes street signage to identify the
neighborhood. Other neighborhoods could utilize
neighborhood gateway signs that integrate public
art and work with the City to install decorative
crosswalks to both increase pedestrian safety
and give a unique identity to the neighborhood.
The Northeast Wilson Park neighborhood
association worked with local artists to design
and install this gateway sign and sculpture.

The City should consider revising landscaping requirements for single-family attached and multi-family
development to increase the amount of green space and
landscaping within residential neighborhoods. Revisions
to regulations could also be accompanied by complementary educational seminars about home gardening
and landscaping, as well as incentive to increase on-site
landscaping on previously completed developments.

Pedestrian Lighting
The City can improve the aesthetics and safety of
neighborhoods through enhanced pedestrian street
lighting. The City should work to improve key pedestrian and bike routes through residential areas with
pedestrian-scale lighting that is placed on fixtures
between 8-15 feet in height to provide more specialized
illumination of pedestrian facilities. While long term
maintenance must be accounted for, by focusing on
key routes such as 3rd Street N, the City can tap into
state and federal transportation grant funding to aid in
the initial installation costs of pedestrian lighting. This
lighting can also utilize decorative fixtures and poles
with banner signs to strengthen neighborhood identify
on various pedestrian links.
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Tech High School
The future of the 11-acre Tech High School site has
been a significant point of discussion in recent years
as ISD 742’s population continues to grow and move
across multiple jurisdictions. The school district must
plan for facility renovation and/or relocation to best
serve its student population. Construction of a new
high school remains an attractive alternative that likely
will be the subject of a future pubic referendum.
The Tech High School site’s significant size, prominent location on the west bank of Lake George,
and frontage along Division Street make it a highly
desirable redevelopment opportunity in the heart
of the City. However, the site has a long history as a
community and neighborhood asset. It is important
that any development process include extensive
community engagement to identify a market-viable
and community-supported redevelopment concept
for the property.

Historic Preservation

ArtSpace

Where possible, future development should adapt
and reuse the older portions of the Tech High School
building. Such efforts should focus on structures in
the southeast corner of the site where the traditional
school façade remains intact.

In response to community discussions regarding
relation of Tech High School, the City and school
district have engaged Artspace, a nonprofit organization dedicated to creating affordable space
for the arts, to document the potential to create a
successful, affordable, self-sustaining arts development project in St. Cloud. Artspace specializes in the
development of affordable residential and commercial artist spaces, including live-work units, galleries,
arts education, and others. Several stakeholders
cited the adaptive reuse of the former Franklin Junior
High School in Brainerd as an example of a desirable
reuse for the Tech High School site. The Franklin Arts
Center mixed use project by Artspace features 25 livework apartments for artists and their families, nearly
38,000 square feet of artist studio and meeting space,
and two gymnasiums and an auditorium operated as
community space by the school district.

Public Use
If made available, there is a strong desire among the
community to maintain a portion of the historic high
school as a public asset. The school site’s pedestrian-friendly neighborhood location with highway
access could be leveraged by a range of service
providers such as a museum, community center,
recreation facility, and more.

Appropriate Development
At approximately 11 acres in size, the Tech High School
site could be developed to accommodate multiple
uses. Given its location within the Lake George neighborhood and its legacy as a community amenity, the
following uses would be appropriate for the site:

•
•
•
•

36

Neighborhood scale commercial development
that fronts Division Street and utilizes access
management and enhanced landscaping and
screening to ensure minimal impacts on adjacent residential properties.
Multi-family residential including senior housing
that can leverage the site’s extensive views of
Lake George and ready access to nearby parks
and recreation amenities.
Community center that retains public access
to the site and could potentially renovate and
reuse existing recreation facilities at the site.
Artist live-work units including a gallery or
outdoor café area to strengthen the arts
community.

CITY OF ST. CLOUD

COMPREHENSIVE PLAN, SUBAREA PLANS & CATALYST SITES

University Dr

75

8th St S

Linc
oln
Ave
15th Ave SE

7th St S

Division St

4th St S

9th Ave SE

9th ave

23

M

St N
1st

Kilian Blvd SE

20th Ave N

2nd St N

St N
4th

Roosevelt Rd

Minnesota Blvd

13th Ave

23

Cooper Ave

37th Ave N

4th St N

t
in S
ma
Ger
E
St S
3rd
er
i Riv
ipp
iss
iss

75

25th Ave N

33rd Ave N

10th St N

N
Ave
6th

44th Ave N

12th St N

22nd St

22nd St S

Historic Districts
Pantown
Neighborhood
Historic District

St. Cloud
Commercial Historic
District

Southside
Neighborhood
Historic District
Barden Park
Historic District

Historic Preservation
St. Cloud has four historic districts as well as 18 sites
listed on the National Register of Historic Places. These
districts showcase a variety of 19th century Victorian,
1920s Moderne, Gothic Revival, American Four Square,
Neo Classic, and Queen Anne architectural styles, with
historic homes and contributing structures providing
much of the identity of St. Cloud’s older neighborhoods.
The City utilizes overlay districts to protect and
enhance historic assets by requiring contributing
properties to comply with design regulations set forth
in the Residential Historic District Preservation Manual
and Downtown Preservation Design Manual and
requiring new development and exterior alterations to
undergo review by the Heritage Preservation Commission. Members of the St. Cloud Neighborhood Coalition,
including the Southside University Neighborhood
Association, highlight local historic district designation
and related regulations as key tools in preserving the
character of the Core Neighborhoods as pressure to
expand the rental housing stock increase.

Moving forward, the City should continue to work with
the SCNC and other partners such as SCSU to identify
opportunities to assist property owners with design
and construction of projects that contribute to historic
district housing quality. This could include providing
technical assistance and informational materials the
help implement design guidelines and to navigate
the review process. The City and its partners could
also identify resources to assist property owners
in pursuing state and federal grant and tax credit
programs to facilitate reinvestment in historic properties.

Heritage Park
Heritage Park is a 92-acre park located at the
corner of 2nd Street S and Trunk Highway 15. The
park’s location adjacent to a regional commercial
district and major transportation corridors limits
its accessibility and use by the community. The
City has been approached on several occasions by
private parties interested in developing the site.

Housing Affordability

Aging in Place

Neighborhood Connectivity

The low housing costs provided by the City’s multifamily housing units play an integral role in the diversity of the City’s population and economy. In addition,
the St. Cloud Housing & Redevelopment Authority
(HRA) administers affordable housing programs as well
as several programs aimed at promoting homeownership and maintenance for low- to middle-income
families. Nevertheless, with waitlists for HRA housing
and more than 56% of renters and 22% of homeowners
paying more than 30% of their household incomes
on housing, there is a continued need for affordable
housing options. This data is supported by findings
within the 2013 Community Housing Study and 20152019 Consolidated Plan.

St. Cloud’s 55+ population is expected to increase by
10% between 2014 and 2019 and demand for senior
housing is growing. An increasing number of older residents are looking for housing options that will enable
them to remain in the community as they age. Housing
that accommodates the physical needs of seniors
and proximity to basic goods, services, and transit is
needed as an alternative to traditional housing. The
City should assess opportunities to develop quality
senior housing in areas such as Downtown, and near
commercial nodes and healthcare facilities. These
areas provide seniors with close access to transit,
shopping, health care, and other day to day needs. As
senior housing is developed, special attention should
be given to pedestrian infrastructure that includes ADA
accessibility, high visibility crosswalks, and crosswalk
signal timing that accommodates seniors.

St. Cloud’s Core Neighborhoods have a high level of
connectivity with a compact, regular roadway network;
however, the City’s newer subdivisions often include
more organic layouts with cul-de-sacs and fewer
access points to the major street network. This not only
limits vehicular connectivity, but also safe and efficient
pedestrian and bicycle connectivity between adjacent
neighborhoods. As new subdivisions come online, the
City should discourage residential developments with
cul-de-sacs and limited connectivity. Similar to the
Stoney Springs and Cape East neighborhoods, the City
should work with developers and builders to integrate
trails within and among neighborhoods.

In response to this need, the cities of St. Cloud, St.
Joseph, Sartell, Sauk Rapids, and Waite Park entered
into a joint powers agreement to encourage the development of affordable housing units. The St. Cloud Code
of Ordinances (§ 380.00) allows for the use of incentives including density bonuses, streamlined procedures, fee waivers, and others for projects where at
least 15% of new housing units are affordable Life Cycle
Housing (LCH) units. While the LCH program proved
beneficial during periods of growth, the program fell
out of use as platting for new housing developments
slowed. As the housing market strengthens, the City
should work with its partners in the development and
financial communities to increase awareness of the
LCH program.

Potential development could include a mix of
retail, residential, and cultural uses that complement one another and leverage the natural
features of the park, utilizing the park’s water
feature as a defining setting. This strategy could
serve as a potential “win-win,” allowing the development of valuable commercial frontage on 2nd
Street S that enhances the site’s existing uses.

MnDNR grant funding tied to the park would
require the City to replace the park with new
parkland of equivalent natural value. As a condition of the park’s sale, the City could also require
dedication of land elsewhere that satisfies MnDNR
requirements for natural value.
The City should assess the long-term viability
of Heritage Park and undertake a cost-benefit
analysis to understand the financial implications
of selling the park, purchasing additional parkland,
and the overall effect changing the land use would
have on the community’s quality of life and access
to open space areas.
If the City desires to retain Heritage Park, then
improvements to parking, access, and recreation
amenities are needed to better leverage the park
as a community asset.

In addition to housing needs, seniors benefit from
focused services that cater to their direct needs. The
St. Cloud Department of Aging Services operates the
Senior Center, which helps maintain the social fabric.
The City should continue to provide programming that
such as the current grant-funded program that assists
with fall prevention, and other programs specific to the
needs of the City’s aging population.
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