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Municipal
Sustainability
The Sustainability Framework Plan for the St.
Cloud Area outlines several goals for the region
to reduce energy consumption and improve the
environment. In the fall of 2015, the City Council
selected SunEdison as to partner with the City
to develop ground and building mounted solar
arrays on city properties with the intention
of meeting all of its electrical consumption
via renewable energy sources. This action will
not only create a return on investment, but
also aligns with the best practice areas of the
Sustainability Framework Plan for greenhouse
gas reductions and use of renewable energy.
Furthermore, the City is actively engaging to
Xcel Energy to be part of its Partners in Energy
program. Cities that are selected receive
$30,000 - $50,000 in professional services to
assist in preparing an energy action plan and
its subsequent tracking and promotion to
p y owners.
communityy p
property

City Government
The City of St. Cloud is comprised of 14 departments
that provide municipal services to city residents and
businesses. The City’s physical needs are addressed in
the Infrastructure section of this report.

Sustainability
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City Hall Redevelopment
While the existing City Hall meets the requirements
of the ofﬁces and community functions it houses, the
facility’s surface parking lot also occupies one of the
most prominent corners in Downtown at 5th Avenue
and Division Street. As discussed in Chapter 10:
Subarea Plans, this corner is underutilized and redevelopment should be encouraged provided that City
Hall operations are not negatively impacted.
As of the adoption of the Comprehensive Plan, the
City was engaged in the preliminary development
process to facilitate redevelopment of the City Hall
site. The proposed redevelopment would consist of
a 60,000-square-foot, four-story mixed use development including ground ﬂoor retail and ofﬁce uses
on the upper ﬂoors. The make up for lost parking on
the site, the City would engage in a land swap to gain
control of the former First Methodist Church property
located across 3rd Street S to the south and establish
a surface lot on the site. As the plans for the redevelopment are reﬁned and put into action, the City should
ensure that its design and function allows for efﬁcient
administration of government services and that the
project reﬂects positively on the St. Cloud community.
In addition, to quality architecture, the City should
seek to enhance the City Hall site and future potential surface parking lot with perimeter landscaping
that includes street trees and a low masonry wall to
improve the pedestrian environment and complement
the high quality Coborn Plaza mixed building across
5th Avenue S.

Immigration: Public
Engagement & Participation
Like Minneapolis and other Minnesota communities, St.
Cloud is experiencing signiﬁcant growth in immigrant
populations. The largest concentration of immigrants
are from Somalia with smaller numbers from other
east African nations. Immigrants increase the diversity
of the community and a survey of Minnesotans found
the majority welcome immigrants. Nevertheless there
are negatives stereotypes and misinformation with
regard to the effect of immigrants on the community.
For example, 48% of Minnesotans feel immigrants are
a burden on government welfare and impact services
such as housing; however, it should be noted that the
majority of public housing residents in St. Cloud and
Minnesota are not immigrants (Annual Minnesota
Statewide Survey Fall 2014 and HUD Resident Characteristics Report August 2014-August 2015).
To further dispel misinformation and create a more
cohesive community that responds to the needs of
all community members, the City should continue to
engage its immigrant population. City ofﬁcials and
staff should actively recruit members of the immigrant
population to take leadership roles within the St. Cloud
community such as positions on City Council and
various advisory boards and commissions.

City Center Effect
As the largest municipality within the six-county
region, St. Cloud offers many services and facilities unavailable in smaller cities. While this can be
considered a major asset, the City is experiencing the
effects of increased pressure to provide social services
to an increasing number of those in need. The City
should work with municipalities within the six-county
region to develop a regional plan that addresses the
social service issues facing the region. The plan should
address strategies for each municipality to make an
equitable contribution to address the health and social
issues facing the region.
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Subareas &
Catalyst Sites
Building on the core components of the Comprehensive Plan, detailed Subarea
Plans have been developed for the Downtown and the Division Street corridor.
The subarea plans highlight key concepts and strategies for land use and
development, transportation and circulation, and other improvements to
these important areas of St. Cloud. The subarea plans provide more speciﬁc
recommendations for these key areas of the City, building upon the general
framework of the Comprehensive Plan to guide improvements, reinvestment,
and redevelopment in each area including site-speciﬁc application of various
planning principles presented in the Plan.

Division Street
Corridor
Division Street functions as the city’s primary eastwest transportation and commercial corridor. As a
prominent western gateway to the community, more
can done within the public right-of-way and along
commercial frontage to project a positive image of St.
Cloud. The majority of properties along this regionally
prominent corridor lack basic site improvements such
as perimeter landscaping, parking lot landscaping,
and pedestrian improvements. Strategies are provided
that will enable the City and private properties within
this regional retail destination to leverage commercial
development as both an economic engine and source
of community pride and identity.

Downtown Subarea Catalyst Sites
Downtown is the symbolic heart of the St. Cloud community. Rooted in history, the area is home to a unique mix
of businesses, dining options, and entertainment venues,
such as the Paramount Theatre and the River’s Edge
Convention Center. Streetscaping initiatives and expansions to the Convention Center demonstrate the continued
investment into the district. Downtown has an active
restaurant and bar scene in the evening hours and is a
growing employment hub, but activity within the Downtown could be greatly enhanced with additional residential
development and destination commercial businesses.
Downtown Subarea recommendations for enhancing use
of public areas and repositioning private properties that
will enable the downtown to function better as a collective
district.

Catalyst sites are vacant and/or underutilized parcels
where development, adaptive re-use, or redevelopment
would have a signiﬁcant positive effect on Downtown
St. Cloud and the Division Street Corridor.
This proposed catalyst site concepts illustrate the
redevelopment and repositioning of 5 sites:

•
•
•
•
•

Cooper Avenue;
Lady Slipper Lot;
Swan Lot;
Northwest Corner; and,
North Riverfront.

Two of the catalyst sites are public parking lots, which
are incompatible with the character of a walkable,
intimate, and attractive Downtown environment
and represent missed opportunities to generate tax
revenue and pedestrian activity. As these parking lots
and other similar opportunity sites are developed over
time, the location of new parking spaces in other areas
of the Downtown will be a key development consideration.
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Existing corridor commercial development should be
enhanced with improved landscaping and screening
to provide a better sense of enclosure to pedestrians
using adjacent sidewalks. The gas station located
at 5th Avenue and Ramsey Place exempliﬁes use of
fencing and low lying landscaping to appropriately
frame the pedestrian right-of-way. The historic preservation of single family development and appropriately-scaled multi-family development should also be
encouraged in areas located away from Division Street
and 5th Avenue.
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DOWNTOWN SUBAREA

S
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As a gateway, the prominent 5th Avenue and Division
Street frontages are of strategic importance in deﬁning
the character of the broader downtown. The appearance and quality of development in the University
Gateway area also directly impacts the image of St.
Cloud State University which is located one block
to the south. The area’s dual role in the community
requires development to be of high quality design.

Opportunities for redevelopment are limited in this
University Gateway area, but where possible, development should be intensiﬁed along the Division Street
frontage and 5th Avenue frontage. Underutilized sites
including the vacant former First United Methodist
Church property, and clusters of smaller parcels and
surface parking lots, should be targeted for multi-story
mixed use and ofﬁce development that establishes a
more traditional streetwall. Coborn Plaza, which is a
mixed used development featuring residential units
above ground ﬂoor commercial with internalized
parking, should serve as an example of desirable, high
quality design that should be emulated elsewhere in
the area.
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The University Gateway area forms the southern edge
of Downtown St. Cloud and serves as a gateway to the
St. Cloud State University area. Commercial Development along the Division Street corridor anchors the
west side of the area while City Hall and the Coborn
Plaza development occupy the centrally located 5th
Avenue corridor. The area also includes the eastern
portion of the Southside Neighborhood Historic
District.
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This section identiﬁes sites within
Downtown St. Cloud which provide
opportunities to strengthen local
business, better deﬁne the Downtown’s
character, and position the Downtown as
a local and regional destination. In
addition, speciﬁc catalyst sites have
been recognized that demonstrate the
greatest potential to improve the
Downtown subarea.
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A number of speciﬁc sites within the
Downtown subarea demonstrate
redevelopment opportunity which could
help support reinvestment and a
renewed character for Downtown St.
Cloud. These sites are well suited for
parcel assembly and consolidation,
on-site improvements, and signiﬁcant
reinvestment to provide new interest
and direction for the area.
Redevelopment can help generate local
employment opportunities, spur further
investment, and deliver additional tax
revenue.
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Redevelopment Opportunities
Small Lot Consolidation
There are several sites where small scale development
is located adjacent to high intensity, better performing
areas of the Downtown. Parcel consolidation and
redevelopment of these sites will allow for new
development that increases intensity in the Downtown,
while accommodating desirable site amenities and
streetscaping that improves the overall character and
vibrancy of the area.

•

•

•

•

•

Site 1 contains three small single-story commercial properties with a signiﬁcant area dedicated
to parking and access. These properties could be
consolidated and made available for more intense
ofﬁce development that would better complement
the signiﬁcant US Bank and Falcon National Bank
ofﬁce developments immediately to the east.
Site 2 is a one city block area comprising a private
parking lot fronting 2nd Street N and several
single story commercial uses fronting 9th and
10th Avenues. Parcel consolidation should be
considered for this site to facilitate more intense
development near the core of the Downtown. The
site’s location adjacent the Stearns County Courts
complex and proximity to the St. Germain Street
corridor make it attractive to ofﬁce and employment uses as well as multi-family.
Site 3 is the location of the parking lot for the
60-unit Germain Towers public housing property
and a small fast food restaurant featuring a drivethrough. These auto-oriented uses detract from
the pedestrian environment that is established by
adjacent development. Parcel assembly should be
encouraged to accommodate mixed use development that better contributes to the character of
the district. St. Cloud HRA could establish a parking
agreement with the City to accommodate Germain
Towers resident parking in the adjacent Paramount
Parking Ramp where excess capacity currently
exists.

•

Site 4 includes a single-story commercial property
and an access drive for a public parking lot and
bank drive-through. Given the site’s prominent
location at 7th Avenue and Division Street, it should
be targeted for more intense commercial or mixed
use redevelopment. Such development should be
of high quality to complement the redevelopment
of the Lady Slipper Lot to the east.\ These three
parcels include a single-story restaurant and two
surface parking lots.
Site 5 consists of three parcels that include a
single-story restaurant, Perkins, and two surface
parking lots. These lots could be consolidated to
take advantage of underutilized surface parking.
Nevertheless, the main building is on one lot with
the primary access point facing the supporting
parking lot to the south. This creates challenges
in redeveloping the underutilized Perkins parking
lot without also redeveloping the Perkins building
since there is not access point provided from 6th
Avenue. Given the site’s prominent location along
2nd Street, redevelopment should take advantage of recommendations to improve the Lady
Slipper Lot to the west by encouraging multi-story
mixed-use. The new building should be brought up
to the property line on both 6th Avenue and 2nd
Street with access to parking being provided from
the public alley.
Site 6 is the former location of a Salvation Army
facility. The vacant site is currently used for temporary parking and is owned by the Economic Development Authority. The site is approximately 12,000
square feet and is ready to develop under the C-4
(Fringe Central Business District) zoning district
standards. There is also potential to assemble the
property with two adjacent properties to the west,
providing for a large site with frontage on three
sides and rear alley access. Mixed use development
should be encouraged, but a range of uses may be
appropriate as the site is located in the heart of
the proposed East Side Artisan/Creative District.

Significant Opportunity Sites

City Hall Parking Lot

Catalyst Sites

The Downtown includes three signiﬁcant sites that
are each under single ownership and may be suitable
candidates for complete redevelopment. Each site is
highly visible from Division Street and other crossstreets and though the exact development program
for each site will vary, attention should be given to
architectural detail, landscaping, site amenities, and
building orientation that improve the image of the
Downtown. Furthermore, redevelopment provides an
opportunity to better integrate public open space and
pedestrian amenities.

This is a sizeable development opportunity with
frontage along both Division Street and 5th Avenue.
The site is desirable for ofﬁce or mixed use development, but parking requirements could limit its potential. The vacant church property to the south would be
an appropriate location for parking serving both the
City Hall and new development on the City Hall site.

Downtown St. Cloud contains four sites that, if redeveloped, could help spur reinvestment and redevelopment on surrounding properties. These properties are
also located in prominent locations that demand high
quality development that will strengthen the image of
the Downtown and the City as a whole. Catalyst sites
within the Downtown include:

Tech High School
This large development opportunity is being considered for sale by the school district. The site is approximately 11 acres in size with frontage along Division
Street and extensive views of Lake George. The site is
well-suited for multi-family, but could accommodate
a variety of development types. As future property owners pursue redevelopment, the City should
encourage the use of a planned development process
with extensive community engagement to identify a
market-viable and community-supported redevelopment concept for the property.

Kelly Inn Property
The hotel and restaurant property is a desirable use
for the Downtown, but its current conﬁguration blocks
public access to the riverfront and limits the site’s
ability to reach its full potential. Property owners
should be encouraged to work with the City and its
partners to pursue redevelopment that retains hotel
and restaurant uses on the site, but also allows for
more intense mixed use and commercial uses as well
as public open space.

Riverside Apartments
This large parcel is home to the Riverside Apartments,
an HRA facility for seniors 55 and older. The City should
work with the HRA to develop potential redevelopment
options that take advantage of riverfront. Redevelopment should incorporate the vision from the St. Cloud
Urban Area Mississippi River Corridor Plan, which
includes transforming the apartments into a mixed use
project. Development should be of a similar size and
scale to the North Downtown Riverfront catalyst site
(page 129).
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•

Lady Slipper Lot: Undeveloped city block currently
used for surface parking in the heart of the Downtown with frontage along Division Street.

•

Swan Lot: A public parking lot located at the foot
of the Division Street bridge over 10th Avenue that
has the potential to serve as a gateway to the
Downtown.

•

Northwest Corner: Single family residential area
suffering from disinvestment and poor maintenance. Proximity to Lake George and the Downtown
makes this area very attractive for new multi-family
development.

•

North Downtown Riverfront: Current development
includes a public housing property, rental and
owner-occupied multi-family structures, and a
historic mixed use building. None of this development currently leverages the river as an asset
which undermines the well-located site’s ability to
contribute to function of the Downtown district.
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Illustrative Downtown Visualization
The Illustrative Downtown Visualization illustrates how
the central business district might look after signiﬁcant
improvements and development have been undertaken.
The Visualization includes the entire Downtown and riverfront area and incorporates new development opportunities on key sites, reconﬁguration of some existing uses and
properties, enhanced mobility for both pedestrians and
vehicles, and aesthetic improvements throughout.
Development and improvement concepts shown include
the redevelopment of vacant lots and underutilized sites
with new multi-story mixed use buildings, the redevelopment of properties adjacent to the Mississippi River
to take advantage of the natural beauty of the riverfront, and the reconﬁguration of the Kelly Inn property,
allowing the hotel to capitalize on the stunning views of
the river corridor, while creating a river-oriented terminal
vista and Downtown outdoor gathering space.
Pedestrians and vehicular access and mobility are
enhanced through four main improvements, illustrated
in the Visualization. These improvements include: the
addition of a new parking lot for City Hall, converting
the existing lot into a new mixed-use development; the
installation of parking decks throughout the Downtown to
eliminate surface parking lots and increase in the development potential in key areas; the elimination of excess
curb cuts along 2nd Street, focusing instead on providing
access via cross streets; and installing additional access
points to the Riverfront Trail, thus allowing the community to take full advantage of this amazing asset.
Finally, aesthetic improvements are included that help to
foster a liveliness in the Downtown. Decorative intersections at 2nd Street/4th Avenue and 2nd Street/7th
Avenue, and a new landscaped medium help to improve
the overall look of the corridor and serve to create a
gateway and branding opportunities of the Downtown.
Land owners and developers are encouraged to add
landscaping and screening throughout the Downtown, to
minimize unsightly views of parking areas and undesirable uses. And uses along the river could provide gateways features and public plazas that include public art,
open spaces, and outdoor dining and gathering opportunities that take advantage of the unique river views.
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Catalyst Sites
The Downtown Redevelopment Visualization contains
four catalyst sites that are in prominent locations in
the Downtown. These locations demand high quality
redevelopment that will strengthen the image of the
Downtown and the City as a whole.

•
•
•
•

1
2

Lady Slipper Lot (page 122)

5

Swan Lot (page 124)

4

Northwest Corner (page 126)
North Downtown Riverfront (page 128)

6

3

Redevelopment Opportunity Sites
The Downtown Redevelopment Visualization includes
four redevelopment opportunity sites that area highly
visible from key streets throughout the Downtown.
Redevelopment in these areas should focus on
architectural detail, landscaping, public open space,
pedestrian and site amenities, and building orientation
that improve the image of the Downtown.

•
•
•
•

8

9

City Hall Parking Lot

10

Kelly Inn Property
Mixed Use Inﬁll

11

Potential Parking Deck

Public Right-of-Way Improvements
The Downtown Redevelopment Visualization includes
improvements to the public realm as well which
includes a landscape median that can replace the
paved median along Division Street, Intersection
Improvements at 2nd Street/4th Avenue and 2nd
Street/7th Avenue, and providing pedestrian connections to the riverfront trail from proposed Kelly Inn
Property adjacent to the Mississippi River.
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Key Map
1
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Swan Lot
Northwest Corner
Intersection Improvements
Lady Slipper Lot

5
6
7
8

Mixed Use Inﬁll
Potential Parking Deck
North Downtown Riverfront
City Hall Parking Lot

9 Median Improvements
10 Kelly Inn Property
11 12 Potential Connections to the
Riverwalk

7

