Downtown
Subarea Plan

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. Downtown is an employment hub within the region and the district
has an active restaurant and entertainment scene. Since 2008, more than
$115 million has been invested in the Downtown and streetscaping initiatives,
recent expansion of the Convention Center, demonstrates the potential for
continued investment in the district.
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•
•

Lack of significant residential
development limits activity to
support retailers and restaurants.
Heavily used surface parking lots
could be redeveloped to accommodate future development.
Riverfront development that turns
its back on the river and blocks
public access to the riverfront.

•

•
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Division St Corridor
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The need to improve connectivity
between key activity generators
like the court complex, convention
center, and retail areas.
Lack of green space, visual
interest, and sense of enclosure
that weakens the pedestrian environment.
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However, despite its many assets, there are several issues currently limiting the
ability of the district to reach its full potential, including, but not limited to:

•
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The Downtown Subarea Plan identifies opportunities and strategies for
addressing these issues and identifies strategies for repositioning and
enhancing areas of the Downtown to better leverage existing assets and facilitate greater investment.
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The Framework is also used to guide
recommendations related to desirable
site improvements (private property)
and district amenities (public realm)
provided in later sections of the
Downtown Subarea Plan.
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Each character area within the
Framework is defined by a unique suite
of attributes that define its function
within the broader Downtown area –
making each Functional Character Area
different from the others, while
connected functionally, physically, and
visually in some way. For each character
area, the Framework provides
recommendations regarding future land
use, development scale and intensity,
and overall character.
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Downtown St. Cloud is comprised of
several unique areas, from the
traditional core along St. Germain Street
to the more transitional area east of the
Mississippi River. Collectively, these
unique “Functional Character Areas”
make up the greater Downtown St. Cloud
Area, and each contributes to the
Downtowns overall character. This
section presents the Functional
Character Areas Framework for the
Downtown Subarea Plan, providing
guidance on future development and
reinvestment throughout the Downtown.
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Less intensely developed properties including
one-story, single-use buildings and surface parking
lots should be prioritized for redevelopment. Development of three- to four-story buildings should be
encouraged. Construction of buildings six stories
or greater may be appropriate in certain locations,
provided the architectural design and detail is sufficient to ensure compatibility with adjacent and nearby
structures.

1ST ST N

Traditional Core
Character Area
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Future development that enhances sense of place and
pedestrian activity within the Downtown and bolsters
support for area retailers and entertainment venues
should be a priority within the Traditional Core. Development within the Traditional Core should predominantly consist of multi-story, mixed use structures
which are oriented toward the street and located at
or near the sidewalk. A diverse range of uses should
continue to be encouraged in the Traditional Core with
a focus on locating pedestrian activity-generating uses,
such as retail, restaurant, entertainment, and civic
uses, in ground floor locations and residential and
office uses on the upper floors.
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The development of multi-family housing (owner- and
renter-occupied) should be encouraged within the
Traditional Core. Mixed-use structures with a multifamily component should be encouraged along St.
Germain Street, 5th Avenue, and 7th Avenue, although
standalone multi-family buildings may also be appropriate in the area if located on an intersecting side
street. Office development should also continue to be
encouraged within the Traditional Core.
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The Traditional Core is the historic commercial/mixed
use core of Downtown St. Cloud. The area is centered
on the St. Germain Street corridor, anchored on the
west by the Paramount Arts District and on the east
by the River’s Edge Convention Center. The St. Cloud
Commercial Historic District, a historic district on the
National Register of Historic Places with 60 contributing structures, provides the area with a character
and sense of place that is unique within the region.
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Character Areas University Gateway
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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.

23

S
Ave
7th

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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Where possible, streetscaping should be enhanced
on routes that link businesses to commercial areas
within the Traditional Core. Surface parking lots should
also be enhanced with appropriate perimeter landscaping and fencing to help maintain continuity of the
pedestrian realm, with public and civic uses leading by
example with regard to site improvement, landscaping,
and pedestrian amenities. The city and its downtown
partners should also coordinate with employers to
promote downtown living and evaluate initiatives
such as a “Live Downtown” program that would
provide home finance incentives or rental rebates to
employees of area businesses who choose to live in
the Downtown.
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Employees and visitors to this area should be leveraged as prime drivers of demand for commercial goods
and services in the Downtown. The Civic and Office
Employment area should be targeted for additional
multi-story office development as well as multi-family
development that increases the residential base of
the Downtown. Mixed use development that includes
service providers to complement anchor users such as
the Stearns County Courthouse is desirable for areas
adjacent to the Traditional Core.

Blocks not occupied by major office or civic uses
primarily consist of small parcels, low-intensity
development, and surface parking lots. These properties should be consolidated and repositioned where
possible to accommodate larger-scale development.
Development of five to six stories is appropriate for
newly consolidate development sites, where such sites
are not immediately adjacent to nearby single-family
residential uses. Sites adjacent to the Traditional Core
should mirror the building scale of that character area.
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The Civic and Office Employment area is the location
of Downtown St. Cloud’s most significant employers
and activity generators. The areas west of 10th Avenue
are anchored by the Falcon National Bank and US
Bank Plaza buildings and St. Cloud Public Library, while
areas along the 1st Street N corridor are anchored by
the Stearns County Complex.
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Character Areas Lake George District

The following observations should provide guidance as
concepts are considered for the site:

•

•
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Tech H.S. should be considered for adaptive reuse,
or at least partial adaptive reuse, where historic
portions of the facility are retained and incorporated into new development. While uses may
change, the facility’s original structures contribute
to the character of the surrounding Lake George
neighborhood.
The site’s location adjacent Lake George and
proximity to the central Downtown and amenities
like the Public Library make it a desirable location
for multi-family residential development including
renter or owner-occupied housing, as well as
senior housing.

CITY OF ST. CLOUD

Lake George District
Character Area

Community outreach has indicated a strong desire
for community services and an arts presence at
the site. The Tech H.S. facility should be considered
as a potential site for arts-related uses such as
artisan workshops and residences (including livework studios) that provide opportunities for artists
to live and create in the Lake George District.

The 10th Avenue corridor is identified as the Northwest Corner Catalyst Site within this Subarea Plan.
As recommended in the catalyst site concept, parcel
assembly should be encouraged in the areas north of
4th Street to facilitate multi-family development with
views of Lake George, along with the establishment
of an expanded greenspace and park entrance area
immediately adjacent to the lake. Additional discussion
regarding the redevelopment of this area is located in
the Northwest Corner Catalyst Site section at the end
of this Chapter.
Lake George District connections to central portions
of the Downtown should also be strengthened. The
pedestrian activated cross-walk beacon at 9th Avenue
provides improved access to the Public Library and
nearby areas, but additional enhancements are
needed at 10th Avenue. The City should continue
to pursue implementation of a public art project to
improve the appearance of the Division Street underpass and utilize the space. A small park or plaza treatment should also be installed at 10th Avenue and 1st
Street to help make the walk between the Traditional
Core and Lake George District more inviting.
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•

With the school district maintaining a presence
in the area, educational uses at the Tech H. S. site
should be ancillary in nature.
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Lake Blvd

•

Commercial development should not be encouraged in the Lake George District as this activity
should be concentrated in the nearby Traditional
Core and University Gateway areas.

12th Ave S

At the time of the development of this plan, the school
district has announced plans to build a new community education and administrative center on the site of
the high school’s athletic fields, and sell the remainder
of the high school facility. The successful reuse or
redevelopment of the Tech H.S. site is of significant
importance to not just the Lake George neighborhood,
but to the Downtown as a whole.

•
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Lake George, a unique park and iconic gathering place
within the community, forms the core of this character
area. The area to the east of Lake George comprises
a mix of single family and multi-family development
while the area to the west is anchored by the former
Tech High School site.

Character Areas West Bank District

The portion of the West Bank District located north
of 1st Street N is identified as the North Riverfront
Catalyst Site within this Subarea Plan. As recommended
in the catalyst site concept, parcel assembly should
be encouraged for parcels to the north of 2nd Street
N along the riverfront to facilitate multi-story, multifamily development while the Empire Apartments site
could potentially accommodate a hotel (or other uses)
to complement the nearby convention center. All such
development should emphasize visual and physical
connections to the riverfront and the new Beaver Island
Trail where possible. Additional discussion regarding
the redevelopment of this area is located in the North
Riverfront Catalyst Site section at the end of this
Chapter.

•
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1st Street S should be extended to the east where
it can form a pedestrian arcade or plaza that
provides community space along the riverfront and
establishes a terminating vista of the river from the
Traditional Core of the Downtown.

West Bank District
Character Area
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The River’s Edge Convention Center should continue
to grow in prominence as a regional event destination
within Downtown St. Cloud. While improved access to
the river is desirable, the convention center’s location
along the riverfront has been bolstered by recent renovations and expansion projects, including an approved
parking ramp adjacent to the Convention Center. As
such, additional opportunities for riverfront access lie
in the redevelopment of privately owned properties to
the north and south.

•
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As indicated by its name, the West Bank District should
be defined by its relationship to the Mississippi River.
While existing development is predominantly sited
and oriented to function independent of its riverfront
location, where possible, redevelopment should be
encouraged to better leverage the nation’s largest
river as an asset to the Downtown and larger St. Cloud
community.

The Kelly Inn site is located to the south of the convention center and, with approximately 650 feet of river
view property, is the largest property on the riverfront.
As highlighted in the previous Comprehensive Plan
(2003) and the 2013 Placemaking Design Manual (2013),
the Kelly Inn site represents the most significant
opportunity to reconnect Downtown St. Cloud with the
riverfront. The City and its downtown partners should
work with the owners of the Kelly Inn site to redevelop the property. The following observations should
provide guidance as concepts are considered for the
site:
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The West Bank District is located along the central
Downtown riverfront from 1st Avenue S to 3rd Street N.
With the exception of a few smaller properties, the West
Bank District largely consists of five major users: Wells
Fargo Bank building, Kelly Inn, Courtyard Marriott Hotel,
Empire Apartments building, and River’s Edge Convention Center. While these uses provide for a steady
stream of visitors to the Downtown, their existing
location along the riverfront limits the potential for
improved public access and use of the riverfront.
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Deck parking should be established in areas
removed from public view to accommodate
increased development, including a hotel tower
with more rooms in a vertical configuration that
replaces the existing horizontally expansive footprint.
The southern portion of the site should be redeveloped with four to six-story, mixed use structures
including residential or office uses located above
retail shops and restaurants that can properly
leverage views and access to the riverfront.
Buildings should be oriented to establish lines of
sight to the riverfront and public walkways and
park space connecting to an expanded Beaver
Island Trail.
New development should have a strong presence along Division Street to frame the eastern
approach to the Downtown and establish the new
bridge as a gateway to the Downtown.
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Character Areas West Side Transition
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Redevelopment of aging commercial properties
fronting Division Street within the West Side Transition
area should be encouraged. The divided highway cross
section along this portion of Division Street reduces
the potential to capture eastbound traffic, therefore
limiting the potential for commercial development.
Signage indicating U-turns are permitted at the 14th
Avenue intersection for access to businesses should
be considered. Multi-family development could also
be appropriate for this area if appropriate greenspace
can be provided to buffer residents from the Division
Street traffic.
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Neighborhood-serving retail and services are desired
for this area, but it is important that development
does not threaten the residential character of the
surrounding neighborhood. Several single-family
homes along this portion of St. Germain Street and
on intersecting side streets have been converted to
secondary commercial uses. In other areas, singlefamily homes remain, but are now surrounded by
businesses and parking lots. The transitory nature of
development creates a sense of visual discord between
adjacent properties and detracts from an overall sense
of place.

Moving forward, façade improvements and redevelopment should be encouraged to firmly establish this
portion of the St. Germain Street corridor as a unique
commercial district with residential appeal. Singlefamily homes that have been adapted for commercial
use and are of quality design and well-maintained
should remain in place. Parcel assembly and redevelopment of adjoining small lots should be encouraged
within the West Side Transition area to facilitate development that complements adjacent residential areas.
Development should be one to two stories in height
and architecture should be residential in character
with a focus on the pedestrian scale.
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The West Side Transition area includes local-serving
commercial development and single-family development along the St. Germain Street corridor. This area
marks a transition between more intense development
within and surrounding the Traditional Core and the
residential areas of the St. John Cantius neighborhood.
The southern portion of the area also includes small
scale commercial development fronting Division Street.
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Character Areas East Side Artisan/Creative District
•
•

•

East Side Art
Character Area

Establishing incentives for incubators and accelerators that provide creative organizations with
shared space, shared equipment, and other technical assistance in growing sustainably.
Providing incentives for redeveloping “make/live
space” for use by creative individuals and organizations.
Examining the potential for zoning districts in
industrial and commercial areas that would allow
for live/work units where residential uses are
located above ground-floor creative production
uses.
Creating a seed fund to provide micro-grants to
creative initiatives.
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While some businesses are thriving, community input
has highlighted the fact that a new vision is needed
for the East Side’s St. Germain Street corridor if it is to
function as a healthy commercial district. In concert
with this call to action, community input throughout
the Comprehensive Plan process has also underscored a desire for additional investment in the arts.
The concept of an East Side Artisan/Creative District
melds these two community desires into a place-based
strategy for improving the East Side.

•
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The intersection of St. Germain and Wilson Avenue is
the focal point of a cluster of mixed use development.
As demonstrated by the presence of several vacant
sites and empty storefronts, commercial development
is struggling along the East St. Germain Street, particularly near the Riverside Drive intersection. Several light
industrial buildings also intermingle among the area’s
commercial properties.

It is recommended that the City and its partners
encourage the location of artisan workshops and
artists residences to a newly branded East Side
Artisan/Creative District. This can be accomplished by:
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The East Side Artisan/Creative District is the commercial and mixed use core of the Downtown St. Cloud’s
East Side. Though similar in character to other areas of
the downtown, the separation created by the Mississippi River establishes the East Side Artisan/Creative
District as a unique place that functions somewhat
independently. St. Germain Street forms the center of
the East Side Artisan/Creative District and marks the
boundary between the Northeast-Wilson Park and
Southeast neighborhoods. The easternmost portion
of this area is dominated by the St. Katherine Drexel
School and the Pan-O-Gold Baking Company, an active
industrial-scale bakery that has been located at its
East Side location since 1900.

St
2nd

SE

23

Mi

ssi

ssi

pp

iR
iv

er

E
ST S
3RD

As with the West Side District, there is a desire for
improved access to the riverfront in the East Side
Artisan District. It is recommended that a new riverfront trail be installed along the east bank of the
Mississippi River within the East Side Artisan/Creative
District. Further discussion is provided in the Greenspace section.
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Character Areas Industrial Transition
The Industrial Transition area is located adjacent to two
active rail corridors and has historically been the location
of industrial uses such as lumber and construction
supply companies. Similar industrial development can be
found across the railroad to the east. Industrial properties within this area that front St. Germain Street are two
stories and are located at the sidewalk. This appropriately
mimics the character and intensity of commercial properties to the west within the East Side Artisan/Creative
District.

The St. Cloud Amtrak Station and adjacent parcels
present a significant opportunity for transit-oriented development (TOD). According to Reconnecting
America, a TOD is defined as, “more compact development within easy walking distance of transit stations
(typically a half mile) that contains a mix of uses such
as housing, jobs, shops, restaurants and entertainment.” TODs contribute to a vibrant and walkable local
economy by using transit as an anchor. The City should
work with Amtrak and surrounding property owners
to understand potential development opportunities
that can contribute to and benefit from the St. Cloud
Amtrak Station. Examples of successful TOD projects
from around the country are shown on this page.
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Industrial Transition
Character Area
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The Industrial Transition area is the location of the
St. Cloud Amtrak Station which provides service along
its Empire Builder Line from the Pacific Northwest to
Chicago. A lack of screening and site enhancements
within the industrial station area creates a situation in
which Amtrak riders are greeted by views of scrap piles,
lumber stacks, construction equipment, razor wire, and
loading bays.

TOD Opportunity
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Roadways leading to the station also lack basic improvements such as curb-and-gutter and striping to properly
identify them as formal access points to the station.
The City should work with Amtrak and local property
owners to improve the appearance of the station area
and provide a positive image of St. Cloud to visitors using
the station.The rail corridor is an appropriate location for
industrial uses and these economic contributors should
be encouraged to remain. However, given their prominent
location adjacent the St. Germain corridor and a regional
transportation asset, investments in loading and service
area screening and landscaping are needed. Complementary improvements are also needed along the perimeter
of the Amtrak station property as well as properties
located to the east of the railroad tracks.

Clarendon (VA) Metro Station, Arlington, VA
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Ron Cogswell, Flickr

With strong community support for bringing the Northstar Commuter Rail service to the Amtrak station, there is
an increased need for significant investment in industrial
use screening, station site improvements, and enhancements to the roadways leading to the station. The addition of commuter rail service at the station will also likely
require the development of additional parking on sites
currently occupied by outdoor industrial storage.

Bloomington-Normal Station, Normal, IL

Del Mar Station, Pasadena, CA

Target Field Station, Minneapolis, MN
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Land Use Framework
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These designations should be used as a
basis for development review and future
zoning amendments. The latter being
required to fully implement the
subareas’ recommendations. The
following land use designations are
listed below:
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All parcels within the Downtown
Subarea have been assigned one of the
eight (8) land use designations. The land
use designations cover a variety of land
uses and help to define the functional
character areas.
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Redevelopment
Opportunities
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North Downtown Riverfront
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Site 6: EDA-owned Site (Former Salvation Army)

Significant Opportunity Sites
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Site 3: Parking & Fast Food Restaurant
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Small Lot Consolidation
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Significant Opportunity Sites

Site 1: Small Commercial Properties
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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
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.

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.

City Hall Parking Lot
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.

Catalyst Sites
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:

•

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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Lady Slipper Lot Catalyst Site
Design Considerations:
As the most heavily used surface parking lot in Downtown St. Cloud, redevelopment of the Lady Slipper Lot
will have a significant impact on downtown parking.
Some excess capacity exists in nearby lots and structures, but it is not sufficient to adequately absorb all
parking currently provided at the Lady Slipper Lot.
While a one-for-one replacement of public parking
may not be feasible, future development at the site
should provide some component of public parking in
addition to the parking required by new development.

Retail – 1 story, 10,755 square feet
Ground floor retail along the 7th Avenue frontage to
strengthen the link between Division Street and Downtown St. Cloud.
Hotel – 6-8 stories, 86-128 rooms,
53,000 square feet lobby and event space
A hotel with a lobby, restaurant, and meeting areas
occupying floors 1-2 and rooms located on upper
floors. The hotel’s main entrance would open onto the
corner of 7th Avenue and 1st Street while a secondary
entrance connected to a parking structure access point
would allow for convenient guest pick-up and drop-off.

1ST ST S

Office – 5-6 stories, 55,000-66,000 square feet
Office development fronting 1st Street of similar to
intensity to the nearby Capital One office location. A
greenspace between the office building and adjacent
parking structure would help provide employees with
access to air and light. Additional office development
of located on the upper floors of the 7th Avenue
frontage adjacent the hotel.

6TH AVE S

containing 268 parking spaces.

Proposed Redevelopment Concept:

7TH AVE S

Site Characteristics:
• Size: 87,120 SF/2 acres
• Parcels: 1
• Zoning: C-3 Central Business District
• Existing Development: Public parking surface lot

Parking – 5-6 stories
Parking structure wrapped on two sides by the
adjoining hotel and office development with ingress/
egress from 6th and 7th Avenue. Facades along Division Street and 6th Avenue would be improved with
landscape elements such planter boxes and vertical
planters to screen vehicles from view and enhance
aesthetics. The parking structure would provide
adequate parking for uses on the site in addition to
public parking which would be located on the two
lower floors.
Greenspace – 30 wide, 325 long
A linear park located within the 30 foot setback area
along the Division Street frontage. The park would
soften the edge of the development along the corridor
and provide for needed greenspace in the downtown.
The existing Liberty Square Arch would be integrated
within the new park.
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Lady Slipper Lot
Conceptual Visualization
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Swan Lot Catalyst Site
Site Characteristics:
• Size: 87,600 SF/2.0 acres
• Parcels: 3
• Zoning: C-3 Central Business District
• Existing Development: A surface parking lot

containing 147 public parking spaces and an
unstriped surface parking lot owned by St. Mary’s
Cathedral with area for nearly 200 parking spaces.

Design Considerations:
• The Swan Lot is located in a prominent location

The original conveyance of the city property limited
its use to surface parking to ensure open sight
lines to and parking supply for St. Mary’s Cathedral.
The location, mass, and design of any future development must be addressed in coordination with St.
Mary’s officials. The location of convenient parking
for large church events must also be considered.

Parking – Underground parking
Underground structured parking with ingress and
egress from 1st Avenue. A shared use agreement
should also be developed with the St. Mary’s Cathedral to enhance and better leverage their property for
surface parking by on-site users during weekdays when
church attendance is less significant. If additional
parking is needed for the new development or St.
Mary’s Cathedral, the single-story office development
located on the northeast corner of the intersection
should be considered for redevelopment as a public
surface lot.
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•

The western portion of the site owned by St. Mary’s
Cathedral is former lake bottom for nearby Lake
George. No development should be encouraged in
this area.

Office – 5-6 stories, 135,000-160,000 square feet
Office development fronting 8th Avenue, similar in
intensity to the nearby Falcon National Bank and US
Bank buildings.

Public Park – 10th Avenue Plaza
A small plaza located on the unutilized portion of
the St. Mary’s Cathedral parking lot. The park would
improve the appearance of the 10th Avenue interchange area and create visual interest that encourages
pedestrian travel between St. Germain Street and Lake
George.

ES
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•

along Division Street near the 10th Avenue interchange. The site should be considered for larger
scale development that reflects the areas function
as a gateway to the downtown from the west. As a
surface parking lot operating near capacity, redevelopment of the Swan Lot will require the development of additional parking on-site or nearby to
at least partially replace public parking in addition
to the parking required by new development.

Proposed Redevelopment Concept:
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Swan Lot

Conceptual Visualization
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Northwest Corner Catalyst Site

Design Considerations:
Access to the Northwest Corner site is constrained
by the location of the 10th Avenue interchange to the
west. 8th Avenue and parallel alley ways can currently
only be accessed from 4th Street. New opportunities
for access to the Northwest Corner site will be required
to ensure viability of new development. Enhanced
crosswalks should be considered to provide safe
access across 9 Ave S and designs may relate to a
potential public art project for the 10 Ave S underpass.

Single-family Attached – 14 units
Owner-occupied rowhomes with uninterrupted views
to Lake George. Structures that contribute to the
Southside Neighborhood Historic District, including
the Michael Majerus House, which is on the National
Register, are to remain with new rowhomes on properties to the north and south.
Parking – Surface Lot and detached garage parking
Proposed single-family attached development would
utilize detached garages accessed via the existing rear
alley. The multi-family structure would have access
to a new surface lot located on the north end of the
alley and served by a newly extended 3rd Street S.
The creation of this lot would also enable a larger
multi-family footprint on the site and facilitate more
significant development. Lack of covered parking will
likely require new multi-family residential to be renter-occupied.
Public Park – Lake George Expansion
Properties fronting Lake George along the west side of
9th Avenue would be cleared to provide opportunities
for the expansion of public parking and the development of a new greenspace framing the east entrance
to the park. This new greenspace would provide excellent views to the lake for new rowhomes to be located
across the street.
Roadway Modification – 3rd Street S Extension
To provide for sufficient parking for proposed multifamily development and improve access to the Northwest Corner site, 3rd Street S would be extended from
its current terminus at 7th Avenue to 8th Avenue. This
new route would then provide direct access to multifamily parking rather than relying on the alley way to
the west.
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7TH AVE S

Existing Development: The site consists of
numerous properties within the four block area
bound by 8th Avenue, Division Street, E Lake
Boulevard, and 5th Street. The northern portion
of the site is anchored by Model College of Hair
Design while the remainder of the site comprises
a mix of owner- and renter-occupied single family
homes. While come properties are well-maintained,
property conditions within the Northwest Corner
are poor overall.

Multi-family – 4-5 stories, 27-34 units
Multi-family development fronting 9th Avenue with
views of the St. Germain Street corridor and Lake
George.

8TH AVE S

•

House Residential District;
R-3A General Residential and Lodging House
District;
C-3 Central Business District;
C-4 Fringe Business District.

Proposed Redevelopment Concept:

9TH AVE S

Site Characteristics:
• Size: 439,800 SF/10.1 acres
• Parcels: 45
• Zoning: R-3 Lodging House, Fraternity and Sorority

Northwest Corner
Conceptual Visualization
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North Downtown Riverfront Catalyst Site
Existing Development: 90-unit apartment building
(public housing); historic mixed use building; two
multi-family buildings; light industrial business;
undeveloped right-of-way.

•
•

•
128

The site is bisected by actively used railroad
and utility rights-of-way that limit development
parcel assembly opportunities. A substation that
is located at 5th Avenue and 2nd Street N must
remain, but will be reduced in size.
The northern extension of the Beaver Island Trail
must also be accommodated either in its current
alignment or in a new alignment that maintains
connections to the north of the site.
The St. Cloud Housing and Redevelopment Authority
(HRA) owns the 90-unit Empire Apartments property
that occupies the southeast portion of the site. Redevelopment of this property will require new development of substantial size to offset the cost of demolition and the relocation of families living In the public
housing units. Federal regulations require affordable
housing units to be relocated and replaced prior to
the vacation of existing residents, with the potential
for the Cooper Avenue site to fulfill this need.
The site is the location of the Carter Building (on
National Register of Historic Buildings), built in 1902
and the current location of 59 senior apartments.
CITY OF ST. CLOUD

2ND ST N

Parking – Surface lots, on-street, and structured
Overall, each development component would provide
sufficient on-site or related off-street parking. Existing
on-street parking on 5th Avenue would likely be
converted to angle or parallel parking to facilitate
through traffic on the site.
Hotel parking would be provided via a surface lot
immediately adjacent the hotel as well as a new lot
located in the area between the utility and railroad
rights-of-way. A pedestrian bridge would also provide
access to the second parking lot over the railroad
tracks to an upper floor of the hotel.
Greenspace – Riverfront park and overlook
A park located between the railroad and utility rightof-way with open views to the riverfront and public art
features. Some adjacent parking reserved for park and
trail users. A direct connection to the Beaver Island
Trail would be desirable, but may not be feasible due
to the boardwalk treatment of the path in this location.
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Located adjacent to the Mississippi, this site
presents an opportunity to create a development
that takes advantage of its riverfront access and
location within the Downtown and proximity to the
River’s Edge Convention Center.

ipp

•

Multi-family – 5-6 stories, 70-86 units
Assembly and redevelopment of two existing two-story
multi-family properties with more intense multi-family
development. Leverage grade change to accommodate
multi-level, underground parking with residential
units on upper floors gaining views of the riverfront.
Redevelopment of these properties would allow for
the relocation of the Beaver Island Trail to its originally
preferred alignment as an at-grade path along the
riverfront north of 2nd Street N.

siss

As a result of these various design considerations,
redevelopment of the North Riverfront site requires a
piecemeal approach where development of one component is not dependent on another.

3RD ST N

Mixed Use – 3-4 stories, 20-30 units
17,500 square feet commercial,
A new mixed use building of similar intensity to the
adjacent Carter Building. Office or retail located on the
ground floor with residential units on the upper floors.

Mis

Design Considerations:

Hotel – 6-8 stories, 67-93 rooms
A hotel with a lobby, restaurant, and event space on
floors. The hotel would have a strong orientation to
the river with meeting and event space with riverfront
views.

5TH AVE N

•

R-7 High Rise Multi-Family Residential District

Proposed Redevelopment Concept:

6TH AVE N

Site Characteristics:
• Size: 277,100 SF/6.4 acres
• Parcels: 7
• Zoning: R-6 Multi-Family Residential Development;

North Downtown Riverfront
Conceptual Visualization
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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)
Swan Lot (page 124)

5

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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ST. CLOUD SUBAREAS DOWNTOWN SUBAREA
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The Downtown is also well served by a
walkable street grid pattern, Metrobus
transit options, and an abundance of
available parking. However, addressing
pedestrian barriers, investing in
connections beyond the Downtown, and
providing adequate spaces for
underserved areas may help provide
greater connectivity, strengthen
transportation alternatives, and make
the Downtown friendly to pedestrian
and cyclists.
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The roadway network plays a critical role
in bringing visitors to the downtown and
fostering a viable business climate.
Primary vehicular access to Downtown
St. Cloud is provided by Division Street,
2nd/1st Street N, Wilson Avenue, 10th
Avenue. Each of these roadways is
projected to carry at least 20,000
vehicles per day by 2040 with Division
Street handling nearly twice that traffic.
Other important roadways include 5th
and 7th Avenue, which facilitate vehicle
travel between Division Street and the
St. Germain Street corridor.
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Transportation Framework
The City and MnDOT have invested significantly in
the Downtown roadway network and it functions well
overall. Division Street is the only roadway within the
downtown that is under MnDOT jurisdiction and is
classified as a principal arterial. All other roadways are
either minor collectors or local roads under the City’s
jurisdiction.

Division Street

No other major improvements are recommended for
Division Street or other roadways in the Downtown
with the exception of enhancements to pedestrian
access and mobility.

Downtown is the hub of the Metro Bus system. The
MTC’s attractive Transit Center is where passengers
make connections to other areas of the four-city area
served by the MTC (St. Cloud, Waite Park, Sauk Rapids
and Sartell). An estimated 6% of Downtown employees
take public transit to and from work. Related to the
Transit Center’s location, the majority of MTC’s bus
routes utilize a combination of 5th Avenue, 7th Avenue,
and 1st St as they pass through Downtown St. Cloud.
The recently constructed Transit Center is a high
quality facility and provides the Downtown with the
region’s largest transit hub. Additional wayfinding
could be used to enhance bike and pedestrian navigation to the site. Consideration should also be given
to installing a colored or texture paving treatment
when sidewalks cross the bus entrance curb cuts to
delineate pedestrian paths. Otherwise, the station area
is pedestrian friendly and easily accessible to other
areas of the Downtown.

DOWNTOWN SUBAREA
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Sauk Rapids
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Travel times to the downtown from Division Street are
most impacted when a left turn is required to access
a desired destination. Signalized intersections along
Division Street prohibit left turns without a signal and
wait times between signals can be lengthy with a brief
signal time limiting the number of vehicles who can
turn. The City should work with MnDOT to evaluate the
potential for changes in left turn signal timing and
duration to alleviate this issue. Changes to the current
configuration would impact Division Street traffic flow,
but may be warranted if additional development near
key intersections increases demand for turning movements off of Division Street.

Metrobus
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Community input indicated a perception of congestion along Division Street, but field observations and
regional transportation data do not support this
perception. While Division Street has historically been
known as a congested roadway, McDOT improvements
to signalization and access management for properties
fronting Division Street have been effective in reducing
congestion in recent years. The 2040 LRTP does not
indicate level of service to be a current issue and
projected increases in traffic counts are not expected
to impact LOS.
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Street Connectivity
& Walkability
With few exceptions, Downtown St. Cloud has a
well-connected street grid with regular block spacing
of 300’-400’. The small size and regular shape of
blocks make the downtown a walkable and accessible
district. This compact street grid should be maintained throughout the district. As redevelopment and
reinvestment occurs, additional connections should
be provided where possible and creating larger blocks
should be prohibited.

Access Management
Though isolated in extent, there are several areas
where long continuous curb cuts and a lack of streetscape enhancements create an unwelcoming pedestrian
environment. In these areas, vehicles can freely access
sites unimpeded by hardscape or landscape, crossing
over public sidewalks and pedestrian access ways. A
lack of curb stops in parking lots also exacerbates this
situation, when no cars are parked in the spots adjacent to the designated entrance. Parking lots for these
sites should be improved with a low perimeter fence or
landscaped buffer to formally define the property edge
and access drives.
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Pedestrian Barriers
While the downtown is generally very walkable,
development along the riverfront (namely the River’s
Edge Convention Center and Kelly Inn) and the highly
traveled Division Street corridor represent significant
barriers to pedestrian traffic.

•

•

Riverfront development currently blocks any
potential for public access to the riverfront and the
Beaver Island Trail with the exception of a ramp on
the south side of Division Street. If redevelopment
of the Kelly Inn site occurs, providing pedestrian
ways to the riverfront should be a priority that
shapes any development program.
Division Street has traffic counts in excess of
30,000 vehicles per day and is a divided highway as
it passes through the downtown. Pedestrian crossings at Division Street are limited to 10th Avenue,
7th Avenue, and 5th Avenue. While the addition of
new crossings is not likely along this MnDOT-controlled roadway, enhancements to existing crossings should be considered to improve pedestrian
access. For example, the medians at Division Street
crossings could be enhanced with raised planters
and modified to include a pedestrian refuge. A
pedestrian refuge is a defined area where pedestrians may safely wait until vehicular traffic clears,
allowing them to cross the street. Other means
of emphasizing pedestrian crossing of Division
Street include intersection materials, signal timing,
emerging crossing technology, and others.

COMPREHENSIVE PLAN, SUBAREA PLANS & CATALYST SITES

Bike Routes & Trails
Downtown St. Cloud should be a bike-friendly and
bike accessible district. This means getting to and
from Downtown on two-wheels should be a pleasant
and safe experience. Furthermore, amenities such as
bike racks and bike parking areas, public art, pedestrian-scale wayfinding, and secure routes should make
getting around the downtown by bike convenient.
Currently, Downtown St. Cloud has limited bike infrastructure with no marked or signed lanes and limited
bike parking opportunities. Where possible, permanent
bike racks should be installed throughout downtown
in high traffic pedestrian areas such as the St. Germain
Street corridor, key employment and shopping areas,
and other areas that provide several businesses in
close proximity.
Division Street and 2nd/1st Street have limited potential for on-street bike routes or off-street trails. With
limited potential for east-west routes through the
downtown, north-south routes should be prioritized
to connect with existing east-west routes in nearby
areas. 5th Avenue should be targeted for bike route
improvements including route identification and directional signage, and lane markings including colored
pavement where possible. This route should connect
with the existing on-road bike routes along 11th Street
and Centennial Drive, as well as the proposed Lake
Wobegon Trail extension. An on-street bike route
should also be established along 5th Street S to
connect 5th Avenue to Lake George and its network of
trails.

Parking
DOWNTOWN SUBAREA

Private Parking Lots
Private Off-Street Parking Lots
Private Parking Lots with at least
75% of Effective Supply
Public On-Street Parking
Public Off-Street Parking

While overall supply is sufficient, parking shortages
exist in key areas within the downtown including the
area surrounding the heavily used Lady Slipper Lot
and the block immediately west of the River’s Edge
Convention Center at 5th Avenue and 1st Street. As
redevelopment and renovation projects are considered for the Downtown, parking supply should be a
prime consideration. Surface lots should be viewed as
development opportunities; however, redevelopment
proposals should identify exactly how existing parking
can either be replaced within the project or accommodated in nearby areas. Development of public parking
in peripheral areas of the Downtown should also be
considered.
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A detailed Parking Alternatives Analysis is needed
to identify long-term solutions to improve the City
parking system. Such analysis should also offer recommendations for consideration on effective industry
standard policies and procedures that if implemented,
may enhance the overall operation of the City system
in the future.
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A total of about 4,238 parking spaces are provided
in a combination of on-street spaces (525 spaces),
off-street public lots and parking structures (2,505
spaces), and off-street private lots (1,205 spaces). In
general, this parking supply is adequate with approximately two thirds of the parking spaces occupied
during peak hour demand.
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ST. CLOUD SUBAREAS DOWNTOWN SUBAREA

Gateway & Streetscape
Framework
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In addition to providing a
downtown-wide framework for gateway
and streetscape improvements, this
section also highlights issues related to
gaps in the pedestrian environment and
voids in pedestrian activity, as well as
needed improvements for the Amtrak
Station Area.
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The Gateways and Streetscape section
touches on the relationship between
people, buildings, and public space, and
addresses factors that influence the
pedestrian experience within the
Downtown and surrounding areas. The
Gateways and Streetscape section
provides recommendations for shared
spaces and the public realm that foster
a comfortable and attractive Downtown.
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Gateways & Streetscape
Gateway Features

Key Intersections

Gateway features should be installed at prominent
intersections along Division Street, 10th Avenue, 1st
Street, and E St. Germain Street to announce entry into
central portions of the Downtown and the East Side
Artisan/Creative District. The character and appearance
of these areas are important factors in determining
the overall image and perception of the Downtown as
a whole.

Key intersections marking entrance and arrival to
unique districts within the Downtown should also be
visually distinct. These include entry points into the
Traditional Core and the intersection of Wilson Avenue
and St. Germain Street, which is the focal point of
the East Side Artisan/Creative District. Though less
prominent in comparison to gateway features, these
intersections should be considered for the installation
of identifying markers such as district identification
signs, brick paver crosswalks, landscape and hardscape
installations, and public art installations.

Downtown St. Cloud currently lacks any major features
that indicate one is entering or passing through a
unique district within the region. The Liberty Square
Arch is an attractive feature that identifies the Downtown, but its location on the side of the Division Street
right-of-way and orientation parallel with Division
Street limits its visual impact.
Major gateway locations should be considered for the
installation of a visually distinct and significant feature
such as a monument sign or archway over the roadway
that grabs the attention of passersby and identifies
Downtown St. Cloud as a special place in the community. Special landscaping, lighting, decorative paving,
and pedestrian amenities should also be incorporated
into gateway installations to enhance their visibility
and contribute to their prominence along major routes.
Design elements could also be drawn from the Liberty
Square Arch to establish a unified gateway appearance
that better ties together the identity of the Downtown.

Wayfinding
A coordinated wayfinding system should be installed
throughout the Downtown to extend the unified design
theme throughout the district and to direct vehicles
and pedestrians to community assets, including the
various performing arts venues, concentrations of
restaurants or retailers, the convention center, Amtrak
Station, public library, and the Beaver Island Trail.

Amtrak Station Wayfinding
It is important that improved wayfinding be provided
for both access and identification of the Amtrak
station. Although a small sign is provided at the rail
crossing, the importance of this community asset
should be elevated within wayfinding systems to better
direct visitors beyond the immediate vicinity of the
station.
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Gateways & Streetscape
Streetscape
Within Downtown St. Cloud, all streets should provide
a pedestrian-oriented environment that is safe, attractive, inviting, and easily assessable. The streetscape
along a given roadway encompasses the public rightof-way and its various amenities and improvements
such as the sidewalk, landscaping, lighting, and street
furniture. The pedestrian-friendly nature of Downtown
St. Cloud is a defining characteristic that distinguishes
the district from other commercial areas and enhances
the vitality of the downtown business community. The
character and visual interest provided by adjacent
building facades also contributes to the overall streetscape experience and character.
As indicated in the Gateways & Streetscape Framework, a coordinated streetscape improvement program
should be installed throughout Downtown, with the
type and intensity of improvements dictated by the
function of the related roadway. Although the intensity of each streetscape type may differ, collectively
the recommended improvements to the Downtown
streetscape provide coordinated and enhanced landscaping and signage, pedestrian-scaled lighting within
the core, and the addition of street furniture. These
improvements are intended to improve the image of
the Downtown and enhance the pedestrian experience
for visitors.

Downtown Core

Downtown Secondary

Downtown Corridor

Periphery

Four types of streetscape treatments are recommended for Downtown St. Cloud:

•
•
•
•
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Downtown Core;
Downtown Secondary;
Downtown Corridor; and,
Downtown Periphery.
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Gateways & Streetscape
Downtown Core Streetscape
The Core Streetscape treatment should be applied to
the St. Germain Street corridor as well as 5th Avenue
and 7th Avenue routes that serve as gateways to the
Traditional Core character area. This treatment should
also be applied to the central portion of the East Side
Artisan/Creative District.

•
•

•
•
•
•

•
•

Parking should be on-street, in parking lots at the
rear of buildings, or in structures via intersecting
cross-streets.
Crosswalks at all intersections along a Downtown
Core route should include pedestrian crossing
signals and should incorporate alternative materials such as brick pavers or colored concrete to
emphasize pedestrian orientation.

St. Germain Street Greening
Significant investment in streetscape has already
occurred along the central portion of the St. Germain
Street corridor. While maintenance is needed in some
areas, the streetscape configuration generally aligns
with the recommendations of this plan. The key recommendation for this portion of St. Germain is a renewed
focus on greening the corridor with a unified system
of planters and potential installation or expansion of
planting beds. Planters and related plantings currently
vary from block-to-block and create a sense of lack of
ownership.

Downtown Secondary Streetscape

Downtown Corridor Streetscape

Downtown Periphery Streetscape

The Downtown Secondary Streetscape should be
applied to all routes circulating within the Traditional
Core as well as major approaches to the Downtown
including the 9th Avenue corridor near Lake George
and the St. Germain Street corridor.

The Downtown Corridor Streetscape should be applied
to high traffic corridors that intersect with primary
routes into the Traditional Core and East Side Artisan
District. The treatment should also be applied to the
routes leading to the Amtrak Station.

The Downtown Periphery Streetscape treatment should
be applied on quieter, less busy streets surrounding
the Traditional Core character area.

•

•

Sidewalks should be at least 10’-14’ in width to
provide pedestrian comfort and opportunities for
outdoor seating and planters.

•

Where possible, wide sidewalks of 16’-18’ should
be provided to accommodate outdoor dining and
other amenities that provide for active street life.

•

Streetlights along Downtown Core routes should
be pedestrian-scaled and adorned with banners
promoting the City, Downtown, and special events.

•

Street trees should be incorporated at regular
intervals along Downtown Core routes, either
planted in raised planters or tree-grates. Where
possible, street trees should be spaced at 20’-30’
intervals to establish a continuous canopy.

•

Planters and potted plants should be located
throughout to help with beautification and add
visual interest.
Benches, trash receptacles, and other pedestrian
furnishings should be placed throughout.

Parking should be on-street, in parking lots at the
rear of buildings, or in structures. Surface parking
lots should be strongly discouraged along these
routes. Any surface lots should have extensive
perimeter screening, landscaping, and/or decorative fencing.
Crosswalks along Downtown Secondary routes
should include pedestrian crossing signals and be
painted in a continental style that is highly-visible
to drivers.
Where possible, sidewalks should be 8’-10’ in width;
however, a standard 5’ sidewalk is acceptable in
limited application.
Streetlights along Downtown Secondary routes
should be pedestrian-scaled and adorned with
banners promoting the City, Downtown, and special
events.
Street trees should be incorporated at regular
intervals along Downtown Secondary routes, either
planted in raised planters or tree-grates. Where
possible, street trees should be spaced at 20’-30’
intervals to establish a continuous canopy.
Benches and other pedestrian furnishings are
appropriate and should be placed in this treatment
only where space permits.

•

•
•
•

•

•
•
•

Parking should be in parking lots at the rear of
buildings or in structures where possible. Frontloaded parking lots are acceptable if appropriately enhanced with perimeter landscaping and
screening to improve sense of enclosure along the
sidewalk.
Where driveways are needed to provide access to
a site, sidewalks should be visually differentiated
using brick pavers or colored cement.

•
•
•

Parking can occur on street, but does not necessarily have to be demarcated. Private driveways,
garages, and parking lots are also appropriate.
Standard, 5’ sidewalks are appropriate, and given
the low volumes of traffic, crosswalks do not necessarily have to be striped or formalized.
Streetlights should be scaled for vehicles, and
street trees should be planted in the parkway.
Ideally overhead utility lines should be buried;
however, this is costly and not necessarily a
priority.

Crosswalks along Downtown Corridor routes should
include pedestrian crossing signals and be painted
in a continental style that is highly-visible to
drivers.
Where possible, sidewalks should be at least 8’
in width, a standard 5’ sidewalk is acceptable in
limited application. If appropriate foundation
landscaping and perimeter landscaping can be
provided adjacent to the sidewalk.
Streetlights should provide ample lighting for
pedestrians and vehicles, and where possible be
pedestrian in scale. Where possible, dual standard
street lights featuring both a roadway lighting
fixture and a pedestrian lighting fixture should be
installed to reduce clutter.
Street trees should be incorporated at regular
intervals along Downtown Corridor routes, planted
in tree-grates. Where possible, street trees should
be spaced at 30’-40’ intervals.
Benches and other pedestrian furnishings are
appropriate and should be placed in areas of high
pedestrian traffic such as key intersections and
gateways.
Utility lines should be buried if feasible, but above
grade utilities are acceptable.
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Gateways & Streetscape
Public Gathering Areas
Gathering places and public spaces provide opportunities to host special events and serve as regular
destinations for pedestrians. Currently public gathering
places are limited within the Downtown and additional
improvements are needed to enhance the district’s
ability to leverage special event attendees as business
patrons. Public gathering places should be supported
and maintained by the City and its partners and incorporated as desirable components of the Downtown.

1st Street Extension
If 1st Street is extended as part of a redevelopment of
the Kelly Inn site, a plaza should be established at its
terminus at the riverfront. This area would provide a
gathering space that is truly unique within the region
where small-scale outdoor events, outdoor entertainment, and dining should be encouraged.

Lake George

St. Germain “Open Street”

Lake George is a major attraction on the edge of the
Downtown, but poor pedestrian connectivity between
this community asset and the Downtown’s Traditional
Core limits the ability of downtown businesses to capitalize on the traffic it generates.

St. Germain Street was closed to traffic and transformed into a pedestrian mall from 1972 to 1997. While
it is not recommended that this vital transportation
route be returned to a pedestrian mall, consideration should be given to identifying a segment of the
roadway that could be used as an “open street.”

The City should continue to pursue implementation of
the 2013 Placemaking Design Manual recommendation
to enhance the 10th Avenue underpass at Division
Street. A public art project to and wayfinding improvements to address pedestrian movement through the
underpass should be installed to strengthen the
pedestrian connection between Lake George and
St. Germain Street. This improvement will make the
underpass more inviting and provide an enhanced
sense of safety. Wayfinding should also be improved to
direct pedestrians to the appropriate intersection.

Open streets involve restricting vehicle use on a street
and opening the entire right-of-way for public use
by people walking, sitting, and enjoying the space.
Depending on community interest, St. Germain Open
Street could either be event-based (e.g. farmers
markets) or temporary (e.g. daily or weekly for certain
hours).
Currently the Downtown Council organizes an annual
“Downtown Walk About” event that closes several
streets in the downtown for a one-day, eight-hour
event. This type of event could be encouraged on
a more frequent basis, on a more limited scale. If
successful, a designated open street area could be
identified using unique design features such as pavement treatments that encompass the entire roadway
and sidewalk, lighted and/or retractable bollards,
movable benches, or public art.
If the Lady Slipper Lot is redeveloped, there will be
an increased need for a centrally located community
gathering space within the Downtown. The open street
approach to using St. Germain Street would provide
a versatile community space that does not require
dedicating additional real estate within the Downtown
to open space or parking.
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Gateways & Streetscape
Downtown includes several areas where pedestrian
activity is limited by a variety of factors including poor
sense of enclosure and lack of adequate streetscaping
and visual interest that foster an unwelcoming pedestrian environment.

Sense of Enclosure

Sense of enclosure is strongest along the St. Germain
Street corridor where building separation is typically
80 feet and buildings are typically three to four stories
in height (approximately 36’-48’ feet). Conversely,
portions of Division Street and 5th Avenue demonstrate the weakest sense of enclosure due to increased
building separation (200 feet or greater) that is
required to accommodate front-loaded parking areas.
Surface parking lots that breakup the streetwall also
detract from sense of enclosure in areas throughout
the Downtown.

The Amtrak Station’s location within an industrial
area creates a need for additional streetscape,
screening, and on-site improvements. It is important
that a welcoming environment be established in the
area surrounding this key transit asset. The following
improvements are recommended:

•

Visual Interest
Commercial buildings with long, blank facades can
also act as gaps in the streetwall and detract from
pedestrian activity. Even if these buildings have
setbacks consistent with adjacent structures and no
physical gaps exist between adjacent structures, their
blank facades are uninviting to pedestrians. Where
possible, the installation of ground level windows
should be encouraged to provide visual interest and
make the Downtown more inviting and pedestrian
friendly. Where windows exist, it is important that
they contain visually interesting displays that engage
passersby. Windows that have been frosted, given a
mirrored finish, or filled with monochromatic backgrounds should be discouraged. Where the installation
of windows is not feasible, the City should work with
property owners and local artists to install murals and
other forms of public art.

•
•
•
•

DOWNTOWN SUBAREA

Voids in Pedestrian Activity
Lack of Visual Interest
Poor Sense of Enclosure
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Upgrades to access routes with curb and gutter,
planters including street trees, and sidewalks
to establish attractive ingress and egress to the
station areas for pedestrians and vehicles.

ST

23

Differentiated pavement treatments (including
distinct colors and tactile materials) and an
elevated platform to identify designated passenger
waiting areas.
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Replacement of razor wire fencing with a low fence
and hedge row to formally delineate the parking lot
edge and entry points.
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A minimum building separation to building height
ratio of 2:1 is recommended to establish a desirable
sense of enclosure throughout the Downtown. It is also
recommended that buildings be located at or near
the sidewalk to improve sense of enclosure where
possible. As buildings become increasingly separated
due to wider roadway configurations or the provision
of front loaded parking areas, the potential to provide
adequate sense of enclosure decreases and the pedestrian environment suffers.

Train Station Area
Improvements
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The combination of building separation (distance
between facing building facades) and building height
determines the sense of enclosure experienced by
pedestrians passing through an area. Establishing a
desirable sense of enclosure helps foster a comfortable, inviting, and pedestrian friendly atmosphere in
the downtown area as well as creating a more intimate
character throughout the Downtown.

pedestrian activity within the Downtown. Where redevelopment is not likely in the near term, these areas
should be enhanced with a combination of fencing and
low lying landscaping such as a hedge row that firmly
delineates the edge of the property line and artificially
brings the building front closer to the sidewalk. It is
important to note that such improvements should not
negatively impact sight lines at intersections or overly
screen views to the development at the rear of the
subject property.

Dense evergreen landscaping as well as a high,
opaque fence along the property line of industrial
properties facing the Amtrak station from the
opposite side of the tracks.
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Opaque fencing and landscaping including tree
and ground cover plantings blocking sight lines to
outdoor storage areas and service areas.
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Voids in Pedestrian Activity

Sense of Enclosure

Areas with a diminished sense of enclosure impact
2:3 Ratio

1:1 Ratio

2:1 Ratio

4:1 Ratio
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Greenspace Framework
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Greenspace can significantly improve
the character of an area and provide for
greater business success within a
downtown. However, greenspace is
limited within Downtown St. Cloud with
the exception of the large Lake George
area. Considerable input from the
community underscored a desire for
more investments be made in greening
the Downtown and providing open space
areas and public spaces. Moving
forward, new development and
reinvestment within the Downtown
should be complemented by
enhancements to existing public open
space and right-of-way landscaping.
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Greenspace Framework
Parks & Plazas
Establishing small public parks, pocket parks, or plazas
in these areas would help provide a more balanced
distribution of open space in the Downtown.
.

New Public Parks

Pocket Parks

Several new park locations are identified. Each area
provides a strategic benefit that collectively enhances
access to parks and recreation throughout the Downtown.

Potential pocket parks locations have been identified for small surface parking lots in two locations.
Establishing small public parks or plazas in these
areas would help provide a more balanced distribution of open space in the Downtown. Pocket parks
should include outdoor seating, raised planters/seat
walls, landscaping, water features, etc. and should
be provided at these pocket parks, but a significant
portion of green space should be dedicated to outdoor
seating for local workers to use. Pocket parks should
also be considered for public art installations.

•

•

•

•

Swan Lot Plaza – Through the redevelopment of
the Swan Lot property, a small park or plaza should
be installed at the southeast corner of the 10th
Avenue and 1st Street intersection. By providing
visual interest, public art, and a small seating
areas, this park should enhance the pedestrian
experience along 10th Avenue en route to Lake
George.
Lake George Expansion – As part of the Northwest
Corner catalyst site redevelopment, properties
on the west side of 9th Avenue adjacent to Lake
George should be redeveloped to accommodate a
new park entrance. This area can include expanded
parking for Lake George as well as greenspace
fronting 9th Avenue that will provide desirable
views to the lake for new residential development
to the east.
Division Street Greenway – As part of the redevelopment of the Lady Slipper Lot, a linear park
should be installed along the Division Street
frontage. Landscaping, a meandering sidewalk, and
water features should be used to soften the edge
of the new development while providing a pleasant
park setting.
Riverfront Park – Should the redevelopment of
the Kelly Inn occur, a new riverfront park with a
connection to the Beaver Island Trail should be
established at the terminus of an extended 1st
Street.

Private Plazas
Plaza areas located on private property, such as the US
Bank or Wells Fargo Bank sites, could also be established in the open space areas adjacent the buildings.
While landscaping existing on these sites, additional
hardscaping and street furniture including benches,
trash cans, and lighting could be used to transform
these areas into useful greenspace for Downtown
visitors and workers.

Street trees

Mississippi Riverfront

As recommended in the Gateways and Streetscape
section, street trees should be installed and maintained at regular intervals throughout the Downtown.
St. Germain Street, 5th Avenue, 7th Avenue, and Wilson
Avenue should be prioritized for streetscape enhancements with a goal of establishing a continuous street
tree canopy along these key routes. This will foster
a safer walking environment and a more enjoyable
pedestrian experience that benefits downtown businesses.

Wherever possible, the City should work with Downtown property owners to identify opportunities to
improve access to the Mississippi Riverfront.

St. Germain Planters
In years past, the Downtown Council has raised money
to buy planters and plants to be stationed in clusters along the St. Germain Street corridor. While the
downtown business community has indicated support
for such an initiative, there is a desire for additional
planters and for some form of shared maintenance
that would alleviate the need to individually water the
large planters.
The City and its downtown partners should identify
funding to purchase more substantial planters and
provide for annual professional planting installation and maintenance (including watering). This will
improve the appearance of the St. Germain Street
corridor and create and reinforce a sense of ownership
of the public right-of-way.
The formation of a Downtown St. Cloud Business
Improvement District (BID) could provide one means
of funding this initiative and others. A BID allows
merchants within a defined geographic boundary to
collectively adopt a special tax assessment to fund
improvements within the district.

CITY OF ST. CLOUD

Riverfront Vistas
As redevelopment and reinvestment occurs within the
Downtown, the City should work with property owners
to establish a strong orientation to the river while also
reestablishing views from nearby properties and public
right-of-ways. Rather than a continuous “wall” of buildings along the riverfront, development should have
“gaps” or breaks where perpendicular streets intersect
with 4th Avenue and Riverside Drive.

Riverfront Trails
The Beaver Island Trail stretches for nearly 5 miles
along the western bank of the Mississippi River. The
trail begins at the River Bluffs Regional Park at 38th
Street S and travels north through SCSU to the 1st
Street N bridge. Phase 3 of the Beaver Island Trail
Project includes a riverfront pedestrian connection
from 5th Avenue to the River’s Edge Convention Center,
going under the 1st Street Bridge. Additional access
points to this trail should be provided where possible.
In addition to enhancing access to the Beaver Island
Trail, the City should seek opportunities to establish
a similar trail on the eastern bank of the river. A new
trail should be established between the 3rd Street and
St. Germain Street bridges, with additional access from
2nd Street SE. While significant coordination would be
required with single family home owners, the St. Cloud
HRA, which owns the 85-unit Riverside Apartment,
could be a key partner in establishing the northern
link of the trail.
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St. Cloud is home to 18 historic sites and
4 historic districts that serve as a legacy
of the City’s rich history. The Downtown
Historic District includes 39 contributing
structures, which not only exemplify the
history of St. Cloud, but also contribute
the unique character of Downtown.
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Historic Preservation
Downtown Preservation Manual

Preservation Initiatives

Residential Character

The City of St. Cloud Downtown Preservation Design
Manual provides guidance on building preservation
and rehabilitation, which has been applied to several
structures in the Downtown. For example, the 501
Building and Bensen Bros. Building (a historic structure
located near the district) are excellent recent examples
of restoration and reuse.

The City of St. Cloud actively recognizes its many
historic districts and structures through a variety of
historic preservation initiatives.

The Southside Neighborhood Historic District exemplifies early St. Cloud residential architecture and history.
The neighborhood was formed in the 1880s as one of
the first residential areas of St. Cloud as part of Middle
Town. It includes nearly 250 contributing structures
including one building listed on the National Register
of Historic Places. The City should ensure that these
historic structures are maintained by targeting and
prioritizing endangered buildings and working with
property owners to repair and rehabilitate these
structures.

Given the impact historic rehabilitation can have on a
district, the City should encourage rehabilitation and
reinvestment of older properties before considering
redevelopment. New construction and renovation
projects within the historic district should complement
the historic architecture of surrounding properties with
the use of traditional building materials and design
components.
As an example highlighted in the Downtown Preservation Manual, the Press Bar and Parlor is prominently located at the corner of 5th Avenue S and St.
Germain Street which serves as a gateway to the St.
Germain corridor. The building’s gray stucco facade
and lack of first floor windows detracts from the
character provided by the historic buildings adjacent
on either side and across St. Germain Street at the
aforementioned 501 Building. The addition of large
pedestrian-level windows, a repaired stucco facade in
a warm color tone, appropriate canvas awnings, and a
decorative cornice would greatly enhance this building.
If implemented on other properties in the Downtown,
these simple facade improvements would better
integrate the building within the historic character of
the district while providing enhanced streetscape and
fostering a pedestrian-friendly environment.

•

•

•

•

Century Homes Recognition Program. With its
housing stock dating back to the 1800s, the City is
home to thousands of historic homes with unique
designs and stories. Established in 1998 through
partnership of the City of St. Cloud HPC and the
St. Cloud Historic & Neighborhood Preservation
Association (SCN&PA), the Century Homes Recognition Program honors homeowners’ efforts and
dedication to preserving quality neighborhoods.
Eligible homes must be 100 years old or older, built
originally as residential buildings, and reflect the
original design character.
Heritage Preservation Awards. The HPC recognizes projects, individuals, and organizations
that enhance and celebrate St. Cloud’s historic
resources through its annual Heritage Preservation
Awards. Since its beginning in 2008, the HPC has
honored 24 award recipients.
Historic Properties Seminar. In partnership with
the St. Cloud Association of Realtors, the City
host regular seminars on architectural history,
local historic districts and community livability.
This program has been in place since 2002 and
continues to educate real estate professionals
throughout the community.
Historic Downtown History Hunt. This program
promotes local history while educating all ages on
the importance of preserving historic landmark.
HPC, in partnership with the St. Cloud Downtown
Council, hosts a self-guided tour to discover hidden
architecture and hear stories of people who lived,
worked, and played in St. Cloud many years ago.

St. Cloud’s historic preservation initiatives recognize
and honor the City’s past, and should continue to be
supported by the City.
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Downtown St. Cloud is at the heart of
arts and culture in Stearns County,
which according to the Americans for
the Arts Local Arts Index, equates to an
approximate $56.7 million dollar per
year expenditure in arts and cultural
activities. St. Cloud is home to the
City-owned Paramount Theatre, displays
twenty works of public art throughout
the City as well as spearheads the
Poetry in Sidewalks program.
Nevertheless, there are several unique
and transformative opportunities the
City should explore to further support
art in St. Cloud.
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Arts & Culture
Public art plays a key role in the recommendations
within the Downtown Subarea. Public art can be
included in solutions for enhanced crosswalks, murals,
bus shelters and benches, parkways, parks, and other
green spaces. The City’s Arts Commission in the recent
past has consulted with Forecast Public Art, Public Art
St. Paul, and the Tacoma Arts Commission to establish a best-practices public process for the selection,
creation, and maintenance of public art. The Commission has used this public process to create numerous
public art works at the Great River Regional Library,
murals adjacent to the Metro Bus station, Colonial
Gardens sculpture, St. John’s Cantius gateway, and any
many more public works.
In order to realize the inclusion of public artworks in
this plan, the City should adopt a percent for art policy
in order to fund public art. The St. Cloud Arts Commission and City staff should research and propose
best-practice percent for public art ordinances. In this
way, funding can be leveraged for a variety of projects
and assist to implement projects identified within the
2013 Placemaking Design Manual. In addition, the City
should explore an artist-in-residence program, which
can provide assistance in planning public art.

Public Art & Gateway Areas

program that seeks to take advantage of blanks walls
throughout the district. The murals can be used to
highlight unique community assets and local history
while showcasing the talents of local artists.
The City should also consider developing a program
to commission short-term art installations to occupy
and activate vacant storefronts. This strategy not only
takes advantage of an underutilized space, but also
serves as a marketing tool to help lease the storefront.
Furthermore, such a program could also be leveraged
to sell the work of local artists.

East Side Artisan/
Creative District
As noted previously, the east side of Downtown
provides a unique opportunity to serve as the creative
hub of St. Cloud. In addition to establishing incentives
for incubators, accelerators, and make/live spaces, the
City should seek to work with outside organizations
that specialize in promoting art districts through live/
work development.

Arts-related Development

Mural Installations

Artspace is an organization based in St. Paul that has
a growing portfolio of successful art-related development. The organization works with municipalities to
utilize available financing, such as Low Income Housing
Tax Credits, to create affordable, mixed use live-work
projects. Many of the projects include the rehabilitation of historic buildings and warehouse spaces into
artist lofts, galleries, and community art centers. With
its many historical structures and legacy industrial
buildings, St. Cloud is well-positioned to work with an
organization such as Artspace and utilize its existing
building stock for affordable art spaces and projects.

Blank walls along the sides of buildings provide unique
opportunities for public art in the form of murals and
large paintings. The building side murals that face the
Transit Center provide an excellent example of this. The
City should consider establishing a downtown murals

As an example, the City of St. Paul assisted in financing
Artspace’s first affordable live/work project dedicated
to artists. Completed in 1990, Northern Warehouse
Artists’ Cooperative project included the rehabilitation

In addition to the existing, traditional public art
displays, the City should implement installation
of unique and eye-catching artwork. This includes
utilizing decorative, colorful, and unique lighting
displays on river bridges and the Division Street underpass. For example, a gateway arch could be installed
over Division Street at 4th Avenue to announce entry
into Downtown.

of a 1908 warehouse into 52 live/work units on the four
upper floors, and 2 floors below for office and studio
space, a gallery, and a coffee shop. The project was
the first in the nation to use Low Income Housing Tax
Credits for artist housing and was refinanced in 2011 to
ensure that the building remains affordable to artists
for the next 30 years.

Performance & Visual
Art Venues
Downtown includes four performing arts venues and
four gallery spaces, not including Lake George, which
is used for outdoor performances and events. The
City should work cooperatively with all performing
and visual art venues to create a coordinated
marketing plan that highlights performance arts in
St. Cloud. The marketing strategy should be targeted
to reach a variety of audiences, and could be tied
into other marketing efforts related to downtown
tourism, events and festivals, and other aspects of
the community.

Paramount Theatre
The Paramount Theatre is a unique, City-owned
performance venue in Downtown. The historic
building is attached to another structure, which
is currently for sale. Combining the buildings as
a singular structure with singular ownership has
several benefits including the expansion of the
Theater with studios, training space, offices, and
other function. Furthermore, the combined buildings will further give the structure a strong corner
presence that showcases art in the City. Nevertheless, the purchase of the structure should undergo
more detailed scrutiny to understand the feasibility
of planned improvements and potential return on
investment.
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