
City of North St. Paul
Economic Development Authority

Regular Meeting Agenda

June 14, 2022
3:00 PM

The June 14, 2022  Economic Development Authority meeting will be conducted at 3:00 p.m. 
The meeting location is the Sandberg Room at City Hall, located at 2400 Margaret St., North 
St. Paul.
 
Members of the public are permitted to attend the meeting in person, however, it is 
encouraged to view the meeting remotely. Instructions can be found below.
 
June 14, 2022  Zoom meeting can be accessed via: https://tinyurl.com/NSPEconDevAuth 
(from a PC, Mac, tablet, iPhone or Android device)
or by phone at  US: +1 929 205 6099  or +1 301 715 8592
Participants joining the meeting by phone please use the following passcode: 
86929140679

The Economic Development Authority Zoom meeting will be ‘open to the public to listen in but 
will be muted from contributing at all times with the exception of a Public Hearing and open to 
the public forum.

Please join the meeting early to test your audio and video settings.  If you join via a 
device and your audio is not working, you may need to use the dial-in phone number 
option in order to be heard.
 

  

I. Call to Order
  

II. Pledge of Allegiance
  

III. Roll Call
 Robert Dew, Chair

Kevin Fuller, Vice Chair
Don Jensen, Treasurer
Tom Schifsky
Archie Vickerman
Terry Furlong, Mayor/Council Representative
Tim Cole, Council Representative
Brett Garry, Business Association Representative

STAFF 
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John Stark, Executive Director 
Lisa Ritchie, EDA Admin. Assistant

  

IV. Adopt Agenda
  

V. Approval of Minutes
 A. Approval of April 12, 2022 Meeting Minutes
 B. Approval of May 10, 2022 Meeting Minutes
  

VI. Meeting Open to the Public
 This Open Forum is an opportunity for persons to address the Economic Development 

Authority on items not on the agenda. A completed public comment form should be 
presented to the staff liaison prior to the meeting. Comments will be limited to 3 
minutes per person. While the Authority may ask clarifying questions of the speaker, 
no formal action by the Authority or discussion will be held on these items.

  

VII. Authority Business & Action Items
 A. Redevelopment Master Plan Review
 B. Follow up on Joint EDA/Planning Commission meeting
 C. 2579 7th Street Parklet
  

VIII. Old Business
 A. Housing Study

 B. River of God Church
 C. Property across the street from City Hall (2395 Margaret ?)  
 D. Engagement Letters for Legal Services related to Tax Increment Financing and 

Bonding
  

IX. Executive Director Report
  

X. Treasurer's Report
  

XI. Chair Report
  

XII. Mayor Report
  

XIII. Reports from EDA Members
  

XIV. Reports from Staff
 A. Topics covered March 2021 - May 2022
 B. TO DO List
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XV. Adjournment

The next regularly scheduled Economic Development Authority meeting is July 12, 2022
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April 12, 2022
3:00 PM

I. Call to Order
Robert Dew called the meeting to order at 3:00 PM

II. Roll Call
Robert Dew, Chair 
Kevin Fuller, Vice Chair – Absent
Don Jensen, Treasurer 
Tom Schifsky  
Archie Vickerman 
Terry Furlong, Mayor/Council Representative 
Tim Cole, Council Representative 
Brett Garry, Business Association Representative 

STAFF 
Lisa Ritchie, EDA Admin. Assistant 
John Stark, Executive Director 

III. Adopt Agenda
Robert made a motion to adopt the agenda. It was moved by Mayor Furlong and seconded 
by Archie. 

IV. Approval of Minutes
A. Meeting Minutes from February 8th and March 8th EDA Meetings. 

Don made a motion to approve the Feb 8th meeting minutes which was seconded by Tom.

All present voting aye. Minutes approved.

Tim made a motion to approve the March 8th meeting minutes which was seconded by Archie.

All present voting aye. Minutes approved.

V. Meeting Open to the Public
Note: This is a courtesy extended to persons wishing to address the committee who are not on 
the agenda. A completed public comment form should be presented to the Arts and Culture 
Commission Committee Secretary prior to the meeting; presentationswill be limited to 3 
minutes. This session will be limited to 15 minutes.

There wasn’t anyone from the Public in attendance. 
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VI.
Commission Business, Action Items & Recommendations

A. Consideration of “Business Points” for Memorandum of Understanding with Jim 
LaValle and Basir Tareem related to the prospective redevelopment of the Lillie 
Building property.

John Stark stated, Since December 2021, the EDA has been involved in efforts to play a 
role in the eventual redevelopment of the properties located at 2509, 2515 & 2517 7th 
Avenue E. (the Lillie Building properties). At a Special Meeting of the EDA on March 22, 
2022, the Board adopted a Motion to select the team of Jim LaValle and Basir Tareem 
as the "preferred developer", to cease negotiations for the purchase of the property in 
order for the developer to negotiate directly with the property owner and to direct staff to
draft a "Preliminary Agreement" with the development team.
Since that time, the development team has negotiated a contingent Purchase
Agreement with the property owner and has indicated their eagerness to move forward
with their development proposal. EDA staff and staff from Port Consulting also met
and decided that a "Memorandum of Understanding" (MOU) may contain the same
terms and have all the benefits of a "Preliminary Development Agreement, " but would
be a simpler and straighter forward document. EDA and Port Consulting Staff have
drafted a set of "business points" that would serve as the basis for this MOU and have
shared them with the Development Team in order to determine whether they would be
amenable to the proposed terms. These business points are as follows:

North St. Paul EDA would agree to:

 Work exclusively with this developer on public participation in the development
    for a period of 8 months
 Work with our financial analysts (Baker Tilley) to conduct a preliminary analysis
    of the Tax Increment Financing (TIF) that could potentially be generated by the
    development
 Provide the results of any “due diligence” items that have been completed
 Provide a copy of the Housing Market Study (once complete)
 Provide information in the City’s/EDA’s possession relating to the property

The Development Team would agree to:

 As of April 6, 2022, it has entered into a contingent Purchase Agreement for the
    development property
 Provide the EDA or its consultants with a Pro-Forma and a Sources and Uses
    Statement for the development proposal
 Directly pay for, or reimburse the EDA for, all legal and consulting costs
    associated with preparing the Preliminary Agreement/MOU and a Development
    Agreement, preparing TIF estimates and providing any available “due diligence”
    results
 Reimburse the EDA for $______ in costs already incurred by Port Consulting in
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    assisting the EDA in relation to this project
 Host a community meeting to garner input on building design and further refine
its architectural plans and renderings.

Both parties would jointly resolve to:

 Draft and enter into a Development Agreement by December 3, 2022 that
    clearly identifies:
1. The scope of the project
2. General building plans
3. Permit submission schedule
4. Construction schedule
5. Amount, type and timing of public financial assistance
6. Park dedication plans

The Recommended Action was as follows: 

If there is EDA Board agreement on these business points, staff is recommending that
The Board adopt a Resolution (attached) empowering the Chair and Executive Director
to execute a Memorandum of Understanding containing these terms as well as any
non-substantive language common to such documents.

John opened the discussion to the commissioners if they had any more to add. 
Robert stated the Housing Study that the EDA is doing is not site specific and wanted to
be sure Jim understood this. Jim was fine with this as they do their own study that will
satisfy the bank for lending purposes. 

Terry inquired whether or not Jim LaValle has given any thought with taking the project
to the corner. Jim would prefer to do so but wanted to pose the question to the EDA.
Robert offered to help facilitate the conversation if needed.

John stated the developer should evaluate the feasibility of extending this project to the
corner. 

Robert made a motion to direct staff to negotiate the memorandum of understanding and
picking up the key points and bringing that closure. Tim Cole moved it and Don Jensen
seconded the motion. All in favor voted AYE. Motion carried unanimously. 

B. Illustrations for development of 2579 7th Avenue 

VII. Concept A: This concept removed the access from 7th creating a safer space
for pedestrians on the 7th Ave. sidewalk. By doing this, you also gain two
additional on street parking areas. There is a parking lot located on the north
side with access off Seppala shown as one-way flow for up to 14 stalls. The
parallel parking could be used for food trucks or other larger event
vehicles. This concept creates the largest green space (125’x75’ or 9,375 s.f.)
adjacent to the 7th Ave. sidewalk. Additional sidewalk areas, benches, plaza,
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etc. could be added to the green space but for now the ’green’ areas are nonvehicle
areas for flexible pedestrian use.

Concept B: Slightly different version of Concept A with the key difference
being a larger parking area for up to 20 vehicles instead of 14. It is a two-way
flow parking lot though the green space is reduced by about 15’ in depth
(125’x60’ or 7,500 s.f.).

Concept C: Vehicle access is maintained both off 7th and Seppala by
protecting existing driveway aprons. I have shown two opposing one-way lanes
with angle parking. This option provides parking for up to 20 vehicles though
you lose the 2 additional stalls in the street by keeping the drive aprons. The
green space is oriented north and south with access to parking stalls and the
sidewalk on 7th. The green space is smallest in this concept (50’x125’ or 6,250
s.f.). With this concept keeping the drive aprons off 7th , you will still have
come crossing traffic conflicts between pedestrians and vehicles along the
sidewalk on 7th. These plans were reviewed and discussed by the EDA members. They 
also discussed their thoughts on how long this area would be used as green space which 
could play a factor in the decision on how much they would want to spend on this. The 
initial thought for this project was to make this space look better than it is now without 
spending a lot of money as it is intended to only be temporary, 3 – 5 years. Direction was 
given to staff to ask WSB to create a hybrid plan of Concepts A & B and provide preliminary costs. 
Staff was also asked to find out how this could be funded. 

_______________________________________________

VIII. Executive Director Report – John Stark

A. Entertaining at least one additional proposal for 2395 Margaret Street North.

At the January 5, 2022 EDA Meeting developers from the development company JB
Vang presented a proposal for the development of the EDA owned property at 2395
Margaret St. N. with a four-story 69-unit apartment complex with 2,000 sq. ft. of
commercial space. That development team continues to express interest in
developing the site. Since that time, other developers have inquired about potential
redevelopment sites in North St. Paul and at least one has expressed an interest in
this particular site. In accordance with "best practices," staff is recommending that the EDA 
consider at least one competing proposal before selecting a preferred alternative.

B. Information on the Richfield Displaced Business Grant

At the March 22 Special EDA Meeting, two businesses that are currently operating in
the Lillie Building attended the meeting to share their concern that they might be
displaced without sufficient funds to relocate. Executive Director Stark shared his
opinion that every project is different and some projects may trigger the requirement to
meet the Federal Uniform Relocation Act while others do not; this is usually a
determination made by attorneys.
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In the event, however, that a City is not legally obligated to provide relocation
assistance to displaced businesses, they may do so voluntarily. While I was the
Executive Director of the Richfield EDA and HRA, those bodies approved a program
called the Displaced Business Grant. I am attaching the Staff Memo recommending
creation of that grant in Richfield for consideration by the EDA Board of whether they
would like to consider a similar program in North St. Paul. Two issues that you might
want to consider are: 

1) whether the funds should be restricted to businesses that
relocate within North St. Paul's border

2) the maximum amount that each business could receive (the amount in the Richfield 
program was driven as much by budget constraints as anything else).

There was discussion on the possibility of the Business Association getting the word out
that space is needed for the companies currently located at the Lillie Building. The general
consensus was that the biggest issue was leasing a space at a comparable price to what is 
currently being paid. 

Brett Garry summed up their big ask was to give as much notice as possible and keep the 
lines of communication open. Terry stated they are asking a lot of things that should be 
answered by the current owner rather than the EDA. 

IX. Treasurer Report

Don inquired if whether or not we paid for the Housing Study yet? Robert stated the EDA has made 
commitments to some funding. They should have a list of those commitments as well as any 
expensed that have been paid for. 
Don stated that he will get in touch with Dan on a regular to basis. Lisa stated the financials should 
be included on the packet every month. 

X. Chair Report

Robert stated there are a number of things getting lost. Policy attendance follow-up is one 
item. Another item is the old Ground Round site. The Port Authority was asked to see we 
could obtain that property. Another item was getting a left-hand turn lane on McKnight. 
Lisa stated it will improve when more staff is hired. John stated they should discuss how the 
EDA might want to continue using the Port Authority. 
Robert stated there are also old programs that should be revisited. Robert agreed that when 
there is more staff involved, things should improve. He asked the EDA to give some thought 
to items that should get on a list for topics of discussion. 
Lisa summed up:

 Policy Attendance
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 FKA: Ground Round site
 Left turn on McKnight
 Mac’s Dinette status
 Old Programs such as the Downtown Façade improvement; NCCD – Open to 

Business (if they are still in business)
 Status of MN Dot and Hwy 36 on a regular basis
 Initiatives or issues update
 River of God Church – Reflex Medical

Terry stated that he and John had met with Kevin to discuss Reflex Medical expanding. 
Kevin stated they had talked with the church in the past but it wasn’t moving forward. Terry 
said the church (pastor or board) should be addressed by the EDA / City Manager and/or 
Mayor. John searched the internet but couldn’t get any information on who/how the church 
is governed. Robert wants to move the ball as Reflex Medical is a valuable company to the 
city and we want to keep him here. The conversation should be with a board as the single 
person conversation is not going anywhere. 
He will not be available to make the next meeting or the Joint EDA/Planning meeting on 
June 10th so Don Jensen will be to be the Chair. 

XI. Mayor Report

Terry got an email from Brandon, things are coming together nicely. There have not 
been any issues with sourcing so far. They are on target for June 24th. Brandon 
invited the mayor and the EDA to walk to new restaurant in the upcoming weeks. 
John added to the report on Mac’s Dinette. There were some fence issues relating 
to alcohol. Our ordinance is pretty restricting so John asked WSB (planning team)to 
see if there are ways look at our ordinance and look for ways we can meet the spirit 
of the intent without requiring a 6 ft fence.  

XII. EDA Members Report

Tim stated there is a meeting coming up to discuss the Community Center and posed a 
question to the EDA inquiring whether or not they would be interested in taking over, being 
the landlord and moving the ball forward on? Robert stated there are certain properties the 
EDA can and cannot hold but he has always encouraged the city to put it in the EDA’s 
hands. The EDA would look out for the best use of the property. They could manage the 
tenant just as good as the Council can. John stated, If the city council decides it should be 
a development site, we would want to then put it in the hands of the EDA. If it is decided to 
be a community center again with community programming, it should be city run. It if is 
being a landlord, either party could handle it. 
Tim confirmed the workshop will be coming up in a few weeks and wanted to know where 
the EDA stands on it. John stated it is a very complicated matter. 

Archie handed out information received from Soren (City Attorney) regarding topics 
covered during the meeting for the City Manager, City Attorney and Commission Chairs.
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Brent stated there was a Business Association meeting held earlier in the day. Morgan 
Dawley (City Engineer) presented the 7th Street Project. 

XIII. Staff Report

None

XIV. Adjournment

Robert made a motion to adjourn the meeting. Tim moved it and Don seconded the

Motion. All in favor voted AYE. Meeting adjourned at 4:50.  
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May 10, 2022
3:00 PM

I. Call to Order
Robert Dew called the meeting to order at 3:00 PM

II. Roll Call
Robert Dew, Chair 
Kevin Fuller, Vice Chair – Absent
Don Jensen, Treasurer 
Tom Schifsky  
Archie Vickerman 
Terry Furlong, Mayor/Council Representative 
Tim Cole, Council Representative 
Brett Garry, Business Association Representative 

STAFF 
Lisa Ritchie, EDA Admin. Assistant 
John Stark, Executive Director 

III. Adopt Agenda
Robert made a motion to adopt the agenda. It was moved by Tim and seconded by Tom. 

IV. Approval of Minutes

Terry made a motion to approve the March 22nd meeting minutes which was seconded 

by Tim. All present voting aye. Minutes approved.

 
V. Meeting Open to the Public

Note: This is a courtesy extended to persons wishing to address the committee who are not on 
the agenda. A completed public comment form should be presented to the Arts and Culture 
Commission Committee Secretary prior to the meeting; presentationswill be limited to 3 
minutes. This session will be limited to 15 minutes.

There wasn’t anyone from the Public in attendance. 
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VI. Commission Business, Action Items & Recommendations

A. 2579 7th Avenue Parklet

Per John Stark; WSB has provided the Concept Plan for the redevelopment of 2579 7th Avenue.
Turning it from an empty lot/parking lot into a city parklet.

The estimated costs are as follows:
$15,000 – Pavement Removals
$13,000 – Earthwork
$25,000 – Asphalt Paving and Markings
$ 6,000 – Concrete Walks
$ 9,000 – Tables and Bench
$ 5,000 – Topsoil for Lawn Areas
$ 2,500 – Turf Seeding
$75,000 – TOTAL

NOTE: These costs do not include lighting or irrigation

The EDA members were surprised at the estimate of $75,000. Tom Schifsky wasn’t surprised by 
that figure and stated Engineer bids are coming in low at this time due to the economy. It was 
asked if Public Works could take on this task? John Stark questioned if we could get “value 
engineering” on this project and possibly use the public works department to do the work. 
It was a general consensus that the bid seemed high and they may be able to cut some corners but 
overall, it could still be at least a $65,000 project. The was discussion on just doing a partial on this 
project to minimize costs. Tom suggested using regular asphalt not impervious as that is the most 
expensive material. Impervious is also very hard to maintain ad has a short lifespan. 
Terry stated that he thinks something needs to be done there and then the discussion led to the 
questioning of the previous basement and whether it still exists under the parking lot. That is 
something that they would need to find out before developing. 

The EDA agreed on the fact that this may be a short-term project which could be developed soon. 
The decision was made to table this until John can do some research. 

VII. Executive Director Report  

A. Lilly Property

Memorandum of Understanding was signed by the developer and is waiting for Robert’s 
signature. The developer will be meeting with our City Planner, Brandy Howe for zoning issues 
and will be discussing TIF finding in the next week. The community meeting will probably 
happen early this summer. John thinks the site work may start in the fall and building next 
spring. 

B. Property across the street from City Hall

John may have 3 developers by next month. 

C. River of God Church
Terry spoke to Gene Berwald and learned there may be space for the church above the
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Food Shelf for the Church. Terry thinks they are getting close to having discussions with the 
congregation. John stated we received a letter from the Turbine Company which stated he was 
claiming the EDA getting involved hampered him. 

Treasurer Report

Don didn’t think the financials he received would be helpful but thinks we will have useful info by 
the next meeting. 

VIII. Chair Report

IX. Mayor Report

Business Association Meeting -  
 Kwik Trip and Storage and the Trail are a great asset. 
 Friday business meeting the JR ROTC is walking the trail at the Snowman to cheer on 

the walk. ROTC brings a good form of discipline and roll models for kids who may not 
have it. 

 Sentinel is 80% full and are cash flow at this point. 
 MAC’s will have a Soft opening on June 24th. EDA and city staff may be invited. 
 M&I – Nearing capacity. It looks like the model is being closed down. 
 Apartments – 200 on waiting list. – Communication will be online as well as application. 

20% is affordable housing, 80% Market

X. EDA Members Report
Tim Cole – 
 Knack building is up for sale by owner. Previously, the EDA had a purchase agreement but 

fell thru at the 11th hour. 
 Polar Plaza is FOR SALE. 
 Page on website – Properties for sale. Needs to be deleted or directed to John Stark. 
 North St Paul, Ground Round – Litigation – on hold due to COVID. This needs to rise up to 

priority list. Terry & Tim have made attempts in the past with the current owner but he is not 
responsive. John will follow up with Jason regarding the litigation. 

 Left turn lane?
 Target has a lot – reach out to get it cleaned up. 
 K&J – Unknown status

John stated he would like to have goal setting out of the EDA after the CD starts. 

Terry will reach out on the Knick Knack store
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XI. Adjournment

Robert made a motion to adjourn the meeting. Archie moved it and Tom seconded the

Motion. Meeting adjourned.
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Agenda Information Memorandum

To Date
Executive Director and Authority Members June 14, 2022

 

Agenda Placement # VII.A

Authority Business & Action Items
 

Subject

Redevelopment Master Plan Review
 

Background/Facts

Brandy Howe - City Planner will be presenting the Redevelopment Master Plan to 
date. 

 

Recommended Action
 

Attachments

1. NSP Redevelopment Master Plan (DRAFT)
 

Respectfully submitted,
Lisa Ritchie, Administrative Assistant
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PUBLIC OUTREACH

paragraph about public outreach:  placeholder
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CHAPTER 1:  PROJECT BACKGROUND   

I N T R O D U C T I O N

Originally drafted in 2012, the initial Redevelopment Master Plan was prepared as a joint effort by the City of North St. Paul and 
the Economic Development Authority (EDA). The project was funded through the Metropolitan Council’s Livable Communities 
program to identify barriers to redevelopment and position projects within the downtown area for implementation. The 2012 
plan focused on the downtown area, which is the traditional commercial hub of North St. Paul. It identified key redevelopment 
sites and focused on improving connectivity between those sites, the Gateway Trail, and regional transit systems and 
community facilities. Many projects and initiates have been completed under the guidance of the 2012 plan; however, many 
more revitalization opportunities exist. Thus, in summer 2021, the EDA and Planning Commission determined that an update to 
the Redevelopment Master Plan would be prudent to ensure that previously expressed goals and objectives are still applicable 
ten years later and to identify areas for continued investment.  

Project Approach 
 

This plan is about revitalizing the traditional commercial hub of North St. Paul. As a fully built out city, the 
focus of this document is on redevelopment and reuse of land in the city’s core. This plan encourages density, 
which will require creativity to fit new pieces into the existing fabric of the community. This plan will explore 
priority areas for reinvestment, both public and private. The planning process for the 10-year update was led 
by a task force with representatives from City Council, Planning Commission, and the Economic Development 
Authority. This group evaluated the successes that have occurred since 2012 and noted differences between 
the 2012 plan and activities that have taken place. The task force took a fresh look at the downtown area and 
identified potential priority areas for reinvestment, both public and private, considered which land uses are 
appropriate within the study area, and identified opportunities for bicycle and pedestrian connections. The 
task force engaged residents, businesses, and property owners to ensure the plan update is in alignment 
with the local mindset. This plan is intended to demonstrate the vision for the area to residents, businesses, 
and developers and can assist in catalyzing reinvestment.  

Redevelopment
Master Plan

December 7, 2012 Final Report

Hoisington Koegler Group, Inc.

W-ZHA

WSB

Springsted
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Downtown 
Redevelopment  
Study Area 

 

Downtown is the heart of the North St. Paul 
community. It is a unique resource that other 
inner-ring Twin Cities suburbs do not have 
and is a key contributor to the City’s identity. It 
has also been the subject of much discussion 
and planning over the past decade, including 
the initial Redevelopment Master Plan, the 
2040 Comprehensive Plan, Living Streets Plan, 
Downtown Design Manual, and the Strategic 
Plan, each of which are described on page 10. 

The downtown redevelopment study area is 
bounded by Highway 36 on the north, property 
adjacent to 7th Avenue E. on the south, Division 
Street on the east, and generally the Urban 
Ecology and Environmental Learning Center on 
the west. The Gateway State Trail passes through 
the study area which connects downtown to St. 
Paul and Stillwater. The primary gateways into 
the community include interchanges at Highway 
36 and McKnight Road and Division Street. 
Additionally, Margaret Street is a prime entrance 
to the downtown from westbound Highway 36. 
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Historical Context 
 

According to the North St. Paul Historical Society, the city was planned by Civil War veteran Henry 
Castle as a “workingman’s community with industries and housing in a resort atmosphere.” The 
city was connected to St. Paul and Stillwater by the Twin City Lines streetcar that is now Seppala 
Boulevard. The Wisconsin Central Railroad also connected the city to the region, and it became a 
burgeoning manufacturing hub. Some of the city’s first industries included furniture manufacturers, 
farm implement fabricators, and brick makers. Berwald Roofing was founded in 1936, at which time 
the company primarily installed shingles and siding. In 1958, T. A. Schifsky and Sons built an asphalt 
plant along the former rail corridor which spurred investment to the downtown commercial area. 
Both companies remain in operation today and are among the largest landholders in the study 
area. Neumann’s Bar is another historic link unique to the city; it was built in 1887 and it claims to be 
the oldest bar in continuous operation in Minnesota.  

One of the benefits and challenges facing the study area is its historical context in the Twin Cities 
metro. North St. Paul originally developed as a distinct and separate community from Minneapolis/
St. Paul. Dissimilar to other Twin Cities neighbors, when the metropolitan area grew, communities 
like Maplewood and Oakdale developed as suburbs with auto-oriented character. Retail centers 
developed around high traffic corridors in high visibility areas, which competed with North St. 
Paul’s historic downtown. However, development trends and desires have shifted away from cookie-
cutter and toward authenticity; the historic character, diagonal streets, and greenway connection 
with the Gateway State Trail make this downtown a unique destination for those seeking a non-
suburban environment.  

In 1972, Lloyd Koesling built the iconic snowman that sits along Margaret Street. The sculpture recalls the Snow 
Frolics celebrations where the North St. Paul Jaycees would build a large snowman downtown. The snowman 
was adopted as the city logo and the sculpture serves as a welcome to North St. Paul.  

T.  A .  S C H I F S K Y  A N D  S O N S 

A  SA M P L I N G  O F  LO N G T I M E  N O R T H  ST.  PAU L  B U S I N E S S E S

B E R WA L D  R O O F I N G N E U M A N N ’S  B A R
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Recent Progress 
 

Significant investment has occurred in the 
downtown since the 2012 plan was adopted. Polar 
Ridge senior living facility was completed in 2015. 
The facility has 39 units of senior independent 
living, 54 units of senior assisted living and 21 
units of memory care. The site formerly known 
as Anchor Block has redeveloped into Anchor 
Commons with Kwik Trip, Extra Space Storage, and 
Anchor View Apartments. The combined taxable 
value of these improvements is $33.5 million. 
In 2021, M&I Homes completed construction 
of Gateway at McKnight, a 100-unit townhome 
neighborhood with direct access to the Gateway 
Trail and walking distance to downtown amenities.  
Most recently, the three-story Sentinel Building 
has been constructed on the former City Hall 
site and adjoining parcels. This 89-unit, market-
rate apartment building includes a 3,000 square 
foot mixed-use space at the corner of 7th Avenue 
and Margaret Street. Suite Living senior facility 
opened in 2020 with 18-units of senior assisted 
living and 14-units of memory care. The facility is 
located on the site formally occupied by the ISD 
622 bus garage. This project was made possible 
by a $700,000 environmental remediation grant 
through Ramsey County.  

In  addition, Reflex Medical expanded their facility 
and countless new tenants have opened on main 
street (7th Avenue). Streetscape improvements 
have occurred along 7th Avenue to the southwest 
of the study area; similar improvements are 
anticipated to continue to the northeast within 
the study area. Additionally, the city updated its 
comprehensive plan in 2019 and overhauled the 
zoning ordinance in 2014.  
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N O R T H  S T.  PA U L 
S T R AT E G I C  P L A N  

In 2013, the city engaged 
in a strategic planning 
effort that developed 
organizational goals 

and a clear and strategic direction for the 
community. 

 
D E S I G N  M A N U A L  – 
D O W N T O W N  N O R T H 
S T.  PA U L 

The downtown design 
manual was developed 
to illustrate portions 

of the North St. Paul city code to depict 
the desired built environment within the 
downtown district. The Manual is used by the 
Design Review Commission to review projects 
within the Downtown Mixed-Use district. 

L I V I N G  ST R E E TS 
P L A N  

The 2011 Living Streets 
Plan was a partnership 
between the City of 
North St. Paul and the 

Ramsey-Washington Metro Watershed District 
(RWMWD). This plan details the water-quality 
issues facing North St. Paul and how they 
can be alleviated with implementation of 
stormwater best management practices that 
are an integral component of living streets.  

    
7 T H  AV E N U E 
N O R T H  S T.  PA U L 
U R B A N  D E S I G N : 
D O W N T O W N 
R E V I TA L I Z AT I O N 
P L A N 

This plan establishes the visual quality and 
design preferences for the reconstruction of 
7th Avenue, from McKnight Road to Division 
Street. It also includes a segment of Margret 
Street, extending from the 7th Avenue 
intersection to the south edge of the bridge 
going over Highway 36. 

M N D O T  H I G H WAY  3 6 
C O R R I D O R  S T U DY 

This 2014 study was 
developed to address 
safety and mobility 
issues along Highway 

36, with a focus on the segment between 
Highway 120/Century Avenue and Hadley 
Avenue, which contains the only remaining 
at-grade intersections west of I-694. 

O T H E R  P L A N S   

The 2012 planning effort reviewed the 
following additional plans, studies, and 
design guidelines and incorporated into the 
original redevelopment plan.  

•	 Draft Bicycle and Sidewalk Plan (2011) 

•	 Downtown North Saint Paul Housing Study 
(2011) 

•	 Commerce Park Redevelopment Plans 
(2010, 2011, 2011) 

•	 Metropolitan Council 2030 Transportation 
Policy Plan 

•	 MNDOT Metro District and Statewide 20 
Year Highway Investment Plans 

Planning Framework  
 

In addition to being a stand-alone document, this plan builds on the foundation of other local planning efforts and must recognize regulatory constraints. The following are a brief summaries of planning documents that 
relate to the study area. Goals, priorities, and implementation actions identified later in this document advance each of these earlier plans.

 

CITY OF NORTH ST. PAUL  |  STRATEGIC PLAN     1 
 

 

  

 

 

	
	

STRATEGIC	PLAN	
2015	–	2020	

	
 
 
 
 
 
 
 
 

 

NORTH ST. PAUL
COMPREHENSIVE PLAN 2040

N O R T H  S T.  PA U L  2 0 4 0 
C O M P R E H E N S I V E  P L A N 

The 2040 Comprehensive Plan sets 
city-wide goals and policies and 
was developed with community 
feedback in mind. 

Project Background - 2

Issues and Opportunities Context Report
�e �rst step in the process was to analyze the existing conditions. Understanding the current status of the district 
helps to inform the rest of planning process. By recognizing the issues, we can identify and prioritize necessary actions 
taken by the plan. 

�e analysis also provided insight into the opportunities for redevelopment. We begin to get a clearer picture of 
where immediate e�orts should be focused in order to leverage those initial investments into longer term, sustained 
transformation.

Prior Plans
North Saint Paul Comprehensive Plan

In 2008 the City completed a comprehensive plan for 2008-2030. �e plan outlines directions and policies to guide 
North Saint Paul toward the community’s vision. One of the key directives is derived from the city’s vision: “An 
extraordinary small town in the cities.” North Saint Paul is a place where people can live, work, shop and recreate; 
“an extraordinary small town.” North Saint Paul is also part of a larger metropolitan area, connected to a number of 
communities by the Gateway Trail and Highway 36, drawing visitors from all over for car shows and museum tours, 
and providing a quality home for businesses and residents that rely on the greater region, thus “in the cities.”

Diversified District Plan

As part of the Comprehensive Plan, the City updated the Diversi�ed District Guide Plan. Located between Highway 36 
and 7th Avenue, between McKnight Road and Century Avenue/Division Street the Diversi�ed District is intended to 
encourage more intense, mixed land uses and facilitate high quality redevelopment. Redevelopment in the Diversi�ed 
District should elevate both the tax base and the identity of North Saint Paul. 

Part of the vision discusses balancing development and land uses along McKnight Road and Century Avenue/Division  
Street while retaining the strong Main Street character along 7th Avenue. �e illustrative master plan envisioned large 
scale o�ce development on the western third of the district and a hotel/entertainment focused area as a gateway from 
Division and Highway 36, both of which are not feasible in the marketplace today. Residential densities are planned to 
increase and develop west of McKnight and retained in existing locations. �e plan includes placemaking principles, 
considering views from o�ces and homes, building plazas, and developing stormwater management as an amenity. 

NEPA Screening Report i
Lundgren Wind Farm Project 
WSB Project No. 1739-20 

October 12, 2011 

N o r t h  B r o o k  
R e d e v e l o p m e n t  S t u d y  

North Saint Paul, Minnesota 

WSB Project Number:  1887-180 

City of North Saint Paul  
2400 Margaret Street 
North Saint Paul, Minnesota 55109  
651-747-2400 

PREPARED BY: 
WSB & ASSOCIATES, INC. 
701 XENIA AVENUE SOUTH 
SUITE 300 
MINNEAPOLIS, MN 55416

PREPARED FOR: 

 North Brook Redevelopment Plan

City of North St Paul, Minnesota

Preliminary Analysis – Financial Implementation and Feasibility Plan

DRAFT Updated – January 20, 2011

DESIGN MANUAL

DOWNTOWN NORTH SAINT PAUL

Metropolitan Council 
2030 Transportation Plan

North Saint Paul Living Streets Plan Design Manual - 
Downtown North Saint Paul

North Brook Redevelopment Study North Brook Redevelopment Plan Commerce Park Development Concepts

Other plans 

Numerous other plans, studies, and design guidelines adressing the project area, either in part or as a whole, include:

•	 North Brook Redevelopment Study (2011)

•	 North Brook Redevelopment Feasibility Plan (2012)

•	 Living Streets Plan (2011)

•	 Dra� Bicycle and Sidewalk Plan (2011)

•	 Downtown North Saint Paul Housing Study (2011)

•	 Downtown Design Manual (2005)

•	 Numerous Commerce Park Redevelopment Plans (2010, 2011, 2011)

•	 Metropolitan Council 2030 Transportation Policy Plan

•	 MNDOT Metro District and Statewide 20 Year Highway Investment Plans

•	 MNDOT Highway 36/Division Interchange Study (estimated 2013)

�ese documents have been studied and incorporated into the North Saint Paul Redevelopment Master Plan. (More 
detailed summary of the plans can be found in the Context Report in the Appendix). Currently, MNDOT’s Highway 
36/Division Interchange Study is looking at the interchange between Highway 36 and Division/Century. It has not been 
completed but will have signi�cant e�ects on the northeast portion of the study area. When the study is completed, the 
Redevelopment Master Plan may need to adapt in this area based on the transportation recommendations.

During the comprehensive planning process, several 
community cafés were held to gather feedback on 
the future of downtown North St. Paul. This is what we 
heard:

•	 The downtown area needs a variety of business 
types, including family-friendly restaurants and 
activities. 

•	 The car show is a beloved staple of the community 
and should be continued.

•	 The downtown should be connected by sidewalks 
and trails to key destinations within the city, like 
schools, churches, parks, and especially the 
Gateway Trail.

•	 A park or activity space is needed downtown.

•	 Improve and revitalize the downtown with mixed 
use development.

•	 More housing is needed downtown within walking 
distance of businesses.

77TTHH  AAVVEENNUUEE  
NNOORRTTHH  SSTT..  PPAAUULL  UURRBBAANN  DDEESSIIGGNN  

Received by Council: November 20, 2018

Highway 36 Corridor Study  
Between Hadley Avenue and 
Highway 120 (Century Ave.)   
 

Final Report 

February 2014 
 

 

Prepared for: 

Minnesota Department of Transportation, City of 
Oakdale,City of North St. Paul, Ramsey County and 
Washington County 

 
 
 
 
 
Prepared by: 
Short Elliott Hendrickson Inc.

Page 25 of 97

northstpaul.org
northstpaul.org
https://www.northstpaul.org/DocumentCenter/View/198/Downtown-Design-Manual-PDF?bidId=
https://www.northstpaul.org/DocumentCenter/View/198/Downtown-Design-Manual-PDF?bidId=
https://www.northstpaul.org/DocumentCenter/View/198/Downtown-Design-Manual-PDF?bidId=
https://www.northstpaul.org/DocumentCenter/View/197/Living-Streets-Plan-PDF?bidId=
https://www.northstpaul.org/DocumentCenter/View/197/Living-Streets-Plan-PDF?bidId=
http://northstpaul.org
http://northstpaul.org
http://northstpaul.org
http://northstpaul.org
http://northstpaul.org
http://northstpaul.org
http://state.mn.us
http://state.mn.us
https://www.northstpaul.org/DocumentCenter/View/3974/2040-Comp-Plan-ADOPTED

https://www.northstpaul.org/DocumentCenter/View/3974/2040-Comp-Plan-ADOPTED



C H A P T E R  2 : 
E X I S T I N G  C O N D I T I O N S 

Page 26 of 97



Chapter 2: Existing Conditions  | 12North St. Paul Redevelopment Master Plan Update 

N SCALE IN FEET

1 750 1500

CHAPTER 2:  EXISTING CONDITIONS 

Land Use 
The study area contains a mix of very different land 
uses, ranging from low to high density residential 
to a heavy industry asphalt and recycling plant. 
Some of the mixes work well together, such 
as offices, retail, and residential, while the 
combinations of others create significant conflict. 

The North St. Paul Urban Ecology Center anchors 
the west end of the study area. Institutional 
uses in the area include the school district bus 
garage, churches, City Hall, the Public Works 
building, North St. Paul Historical Society, North 
Star Museum of Boy and Girl Scouting, and the 
American Legion. Much of the residential is on 
the south and west end of the study area. Single 
family home line the east and west ends of 7th 
Avenue and extends into the neighborhoods to 
the south. The mix of retail and services in the 
downtown are a draw for residents in these 
neighborhoods, particularly.

?ÇA@
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C I V I C / I N S T I T U T I O N A L 

The downtown is the civic center for the City of 
North St. Paul. Over the past 20+ years, many 
significant public investments have occurred 
within the downtown, including a new City 
Hall and fire and police station along Margaret 
Street. Other civic uses include a community 
center at Seppala and North St. Paul Drive, the 
U.S. Post Office, the North Star Museum of Boy 
Scouting and Girl Scouting, American Legion, 
and the North St. Paul Historical Society Museum. 
North High School lies just north of the study 
area across Highway 36 and the school district 
operates bussing from a new facility next to the 
North St. Paul Urban Ecology Center. 

C O M M E R C I A L 

The majority of commercial uses in the study area 
are situated downtown on 7th Avenue between 
1st Street and Division Street as well as Margaret 
Street between 7th Avenue and Highway 36. Most 
of the stores are independent retailers, providing 
a mix of services ranging from restaurant and 
bars to auto parts and services to antiques. The 
district has also built up a base of health care 
providers including medical doctors, physical 
therapy, dentistry, psychology, and chiropractic 
professionals. Other professional offices exist 
throughout the neighborhood, including the 
newer three-story Gervais Court Building on 
the south side of 7th Ave at Charles Street. It is 
also worth noting that Target anchors a retail 
area northwest of Highway 36 and McKnight 
interchange.  

I N D U S T R I A L 

Light and heavy industrial uses are situated 
between Highway 36 and Seppala Boulevard. This 
area still retains some of the industrial character 
established by the railroad focused businesses in 
the late 19th century. The uses vary greatly and 
include high tech light industrial such as Aetrium 
semiconductor manufacturing, T.A. Schifsky & 
Sons’ asphalt and recycling plant, Sheltertech 
Corporation, Anderson Cabinet, Inc., to Berwald 
Roofing & Sheet Metal.  

R E S I D E N T I A L 

Residential uses are located throughout the study 
area at a mix of densities and conditions. Older 
single-family homes exist along South Avenue, 
portions of 7th Avenue, and in the Commerce 
Park area. This is also the land use that defines 
the area immediately south of the study area. As 
mentioned previously, many new higher density 
housing developments have been built in the past 
ten years including Polar Ridge Senior Housing, 
Anchor View apartments, Gateway at McKnight 
townhomes, Suite Living senior and memory 
care, and Sentinel Apartments.  
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Future Land Use 

Low Density Residential: Detached single-
family, duplexes, and townhomes with a 

density range of 3 to 5.5 dwelling units per acre. 

Medium Density Residential: Small-scale 
attached dwellings with a density range of 

6-12 dwelling units per acre. 

Multifamily Residential: Apartment 
buildings, condominiums, and other 

multistory structures with densities ranging from 
13-20 dwelling units per acre.

Corridor Mixed Use: A combination of 
retail, housing, offices, live-work spaces, 

employment activities, and other complementary 
uses. This district will develop with a minimum of 
30 percent residential component throughout 
the district.  

Downtown Mixed Use: Development 
that reflects a small-town, pedestrian-

friendly atmosphere. Redevelopment should be 
consistent with the historic character. Vertical 
and horizontal mixed use is encouraged and high 
density residential is appropriate.

Park: North St. Paul Urban Ecology Center

The 2040 Comprehensive Plan future land use 
designations in the study area are depicted, right. 
The intent of each is described as follows.

Future Land Use
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Zoning
 

Zoning in the study area is depicted in Figure 5. 

R-1 Single Family Residential  is 
intended for lower-density residential 

development. 

R-2 Mixed Residential is intended for a 
variety of residential housing types and 

development. 

R-3 Multiple Family Residential is 
intended for higher density residential 

development.

MU-1 Downtown Mixed Use is the 
traditional downtown area. Development 

in this district shall give due regard to the 
standards in the Downtown Design Manual. The 
primary differentiator between the MU-1 and 
the MU-3 districts is that the MU-3 requires a 
minimum front yard setback of 25 feet, which 
creates a more suburban environment than 
the downtown area where buildings are not 
required to be setback from the property line.

MU-3 Corridor Mixed Use is intended for 
retail, housing, offices, studios, live-work 

space, civic, employment, research, limited 
industrial and other complementary uses which 
combine to create a lively environment.

The Downtown Overlay District was 
established to preserve cultural aspects 

of the historic commercial area, encourage the 
harmonious development and appearance of 
structures and property within the district, and 
maintain and improve property values of the 
district and throughout the city.

?ÇA@
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N SCALE IN FEET

1 750 1500

Redevelopment Sites 
 

The 2040 Comprehensive Plan identified 
numerous sites in the study area as “likely to 
redevelop” based on the following three criteria: 

•	 Vacant land: These areas were highlighted by 
participants in public engagement efforts as 
needing attention, revitalization, change, or 
intensification of uses. 

•	 Underutilized sites: Some sites were 
identified as “under-utilized’, meaning that 
they have an excessive amount of parking 
that could be used for other uses, or there are 
vacant portions of a site that could be built 
out. 

•	 Areas with redevelopment potential: These 
areas were highlighted by participants in public 
engagement efforts as needing attention, 
revitalization, change, or intensification of 
uses. 

The redevelopment sites are depicted in Figure 6.  
F I G U R E  2 :  R E D E V E LO P M E N T  AC T I V I T I E S  S I N C E  2 0 1 2 
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S T R E E T S  A N D  H I G H WAY S 

Highway 36, the northern boundary of the study area, is a regional transportation facility that connects 
North St. Paul to the northeast metro as well as other suburbs such as Mahtomedi and Stillwater. Most of 
Highway 36 has been converted to a freeway; however, the eastern portion an expressway where there is 
an at-grade signalized intersection at Century Avenue.

McKnight Road and Century Avenue are north-south roads that connect the city to Maplewood and 
Oakdale. Century Avenue is a 2-lane road and McKnight is a minor arterial that transitions from a 4-lane 
divided roadway in the vicinity of its overpass at Highway 36 down to a 4-lane undivided roadway. 

The secondary east-west artery of North St. Paul is 7th Avenue E., which functions as a traditional “Main 
Street.” Rather than follow the traditional grid along the cardinal directions, 7th Avenue mirrors the old 
railroad line that used to run through town at a diagonal, which creates some access and connectivity 
challenges for the area, such as a 3-legged intersection at 7th Avenue/South Avenue E/3rd Street. Seppala 
Boulevard also runs on a diagonal and is a unique street in that it provides loading and access to many 
of the buildings that front on 7th Avenue like an alley, but it also functions as a street. Streets continue to 
follow the north/south grid that defines much of the city, while many of the east/west avenues are halted 
before reaching 7th Avenue. 

In 2020, 7th Avenue underwent reconstruction from 3rd Street N to 1st Street N. Improvements included 
street reconstrution, concrete curb and gutter, sidewalks, medians, sanitary sewer rehabilitation, water main 
replacement, storm sewer improvements, street lighting, and street trees and landscaping. Improvements 
to the Margaret Street and 7th Avenue area were completed in 2021 that included installation of new 
utilities (sanitary sewer, water main and storm sewer), concrete street surfacing, sidewalks, and a new 
traffic signal. Landscaping and streetscape amenities (i.e., street lighting, benches, street trees and a 
variety of plantings) will be installed in 2022. 

Transportation 
 

P U B L I C  T R A N S I T

Metro Transit serves as the main form of public transit in North St. Paul. Route 64 is an east-west route 
that connects the study area to downtown St. Paul and the Maplewood Transit Center. Route 219 runs 
north-south along Division Street. While no direct express options exist from the area, the Metropolitan 
Council 2030 Transportation Policy Plan anticipates Highway 36 will be a transitway with potential BRT/
LRT/Commuter Rail service. 

B I C YC L E  A N D  P E D E S T R I A N  N E T W O R K 

The pedestrian network within the study area is incomplete. Sidewalks are located along both sides of 
the street on 7th Avenue from 1st Street N. to Henry Street and along Margaret Street. Sidewalk in is 
recommended in the Living Streets plan to improve pedestrian connectivity in the downtown as well as 
communitywide. 

Limited multiuse trail is located near and connecting to the Gateway State Trail, an 18-mile multiuse trail 
that begins in St. Paul, connecting Maplewood, North St. Paul, Oakdale, Washington County, and Stillwater. 
The Gateway Trail follows a former Soo Railroad, as such, it has a generally level grade which makes it an 
excellent recreational trail as well commuter route for cyclists. The North St. Paul trailhead located on 2nd 
Street and provides interpretive signage, temporary restrooms, and parking. 
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There are issues and opportunities for stormwater management in the study area. There are some areas 
of historic flooding in the study area. Some of these problems have been partially alleviated through the 
construction of the Helen Street Pond; however, some localized flood issues remain within the study area. 

As the study area redevelops, projects will be required to adhere to Ramsey-Washington Metro Watershed 
District (RWMWD) rules. Any site that is one acre or larger shall implement stormwater infiltration, or filtration 
where infiltration is infeasible, best management practices (BMPs) with treatment volumes equivalent to 
1.1” of runoff from new or reconstructed impervious surfaces. This requirement is not unique to the study 
area and is like other watershed district rules throughout the Twin Cities metropolitan area. 

Soil conditions and high groundwater tables in the study area make infiltration generally infeasible. For 
this reason, both surface and subsurface filtration BMPs have typically been favored. In fact, there are 
several successful installations of both on redeveloped parcels throughout the study area. 

To put this in a numeric perspective, redevelopment sites can expect to dedicate at most 15% of the site 
to a surface filtration BMP, which can cost $5 to $7 per cubic foot of BMP volume required. If subsurface 
filtration BMPs are selected, total construction costs can be expected to range from $10 to $15 per cubic 
foot of BMP volume required and require an underground footprint of 5 to 10%. In industrial, commercial, 
or multifamily residential projects, there is typically sufficient footprint beneath the parking lot and green 
space to accommodate subsurface systems.  

In the decision to select either a surface or subsurface BMP, maintenance costs must also be considered 
as, like other watershed districts, RWMWD requires operations and maintenance agreements. Surface 
filtration BMPs are generally more expensive to maintain but require much less frequent maintenance than 
do subsurface BMPs.  

Where storm sewer tie-in grades and the other limiting factors listed previously do not allow for either 
surface or subsurface infiltration or filtration BMPs, RWMWD provides for an alternative means of 
compliance through payment into its Stormwater Impact Fund. The current cost is $75,000 per acre of 
impervious acre. 

Stormwater System
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N SCALE IN FEET

1 750 1500

Study Area 
Landowners 

 

Major landowners are depicted in Figure 7, to the 
right. Berwald Investment Company owns the 
largest share of property within the study area at 
30.83 acres. The City of North St. Paul presently 
holds 20.26 acres, and the State of Minnesota 
holds 19 acres primarily related to the Gateway 
State Trail. Most of the larger vacant parcels have 
been redeveloped since the 2012 plan; those 
that remain are of a smaller scale (1.5 to less than 
1-acre) and scattered throughout the study area.
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Market Summary 

Demographic Profile

As of 2021, the city’s population was reported to 
be 11,779 with a median age of 40. The median 
household income in North St. Paul is $70,687 
and the median home value is $240,543. 

ESRI’s Tapestry market segmentation is a 
geodemographic system that identifies distinctive 
markets in the U.S. based on socioeconomic 
and demographic characteristics. Reflecting 
the diversity among American neighborhoods, 
Tapestry includes 67 distinct market segments 
that are further summarized by 14 life mode groups 
that share similar demographic characteristics 
and consumer behavior patterns.

According to ESRI’s Tapestry data, nearly 83 
percent of the city’s residents fall within the 
GenXurban life mode, which is the second-largest 
tapestry group composed of Gen X married 
couples and a growing population of retirees. 
Individuals in this group tend to own their own 
homes, own 1-2 vehicles, and live and work in the 
same county. 

However, nearly 9 percent of the city’s population 
falls within the Senior Styles life mode. This group 
tends to be married empty nesters or singles 
living alone in single family homes, retirement 
communities, or apartments. The more affluent of 
this group travel or relocate to warmer climates 
while the less affluent are settled and may still 
be working toward retirement. This group can 
provide a significant workforce opportunity for the 
community’s service-based industries that have 
traditionally been filled by a younger demographic.

The remaining 8 percent of the population are 
in the Middle Ground life mode. These are the 
millennials in the middle; they are both married and 
unmarried, renters and homeowners, and middle/
working class. The majority of this group, as with 
the community, has attended college or attained a 
college degree. 
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TAPESTRY
SEGMENTATION
The Fabric of America's Neighborhoods

Key Facts

$240,543
Median Home Value

3.4
Home Value to

Income Ratio

$70,687
Median HH Income

40.0
Median Age

4,792
Households

Education

8%
No HS Diploma

30%
HS Graduate

32%
Some College

30%
Degree or Higher

North St. Paul City, MN 3

Tapestry LifeMode
learn more...

Households HHs % % US HHs Index

Affluent Estates (L1) 0 0.00% 10.00% 0

Upscale Avenues (L2) 0 0.00% 5.55% 0

Uptown Individuals (L3) 0 0.00% 3.58% 0

Family Landscapes (L4) 0 0.00% 7.63% 0

GenXurban (L5) 3,955 82.53% 11.26% 733

Cozy Country Living (L6) 0 0.00% 12.06% 0

Sprouting Explorers (L7) 0 0.00% 7.20% 0

Middle Ground (L8) 404 8.43% 10.79% 78

Senior Styles (L9) 433 9.04% 5.80% 156

Rustic Outposts (L10) 0 0.00% 8.30% 0

Midtown Singles (L11) 0 0.00% 6.16% 0

Hometown (L12) 0 0.00% 6.01% 0

Next Wave (L13) 0 0.00% 3.78% 0

Scholars and Patriots (L14) 0 0.00% 1.61% 0

Age Profile

Dots show comparison to Ramsey County

Households By Income

The largest group: $100,000 - $149,999 (22.2%)

The smallest group: $200,000+ (4.8%)

Indicator ▲ Value  Diff 
<$15,000 7.0% -1.9%
$15,000 - $24,999 6.2% -0.7%
$25,000 - $34,999 6.9% -0.6%
$35,000 - $49,999 13.4% +1.0%
$50,000 - $74,999 18.9% +1.4%
$75,000 - $99,999 15.1% +1.1%
$100,000 - $149,999 22.2% +3.5%
$150,000 - $199,999 5.5% -1.9%
$200,000+ 4.8% -2.0%

Bars show deviation from Ramsey County

Tapestry Segments

5C Parks and Rec
3,054 households

63.7%
of Households

5A Comfortable Empty
Nesters
901 households

18.8%
of Households

9E Retirement
Communities
433 households

9.0%
of Households

This infographic contains data provided by Esri.
The vintage of the data is 2021.

© 2021 Esri
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Economic Conditions  

In 2021, there were a total of 305 businesses 
employing 4,423 individuals identified in 
North St. Paul. These businesses are spread 
across the following industries with service 
and retail representing a majority of the 
businesses in the city. 

•	 Services 43.6%

•	 Retail 15.1%

•	 Finance, insurance, real estate 9.8%

•	 Construction 8.9%

•	 Unclassified 8.2%

•	 Government 3.3%

•	 Agriculture and mining 2.3%

•	 Manufacturing 3.9%

•	 Transportation 2.0%

•	 Communication 0.7%

•	 Utility 0.7%

•	 Wholesale trade 1.6%

North St. Paul Market  Pull Factors  2018 Gross Sales NSP Pull Factor

SIC Industry MN Ramsey Co North St. Paul State County

Retail (Misc. Store Retailer) $4,824,688,069 $849,215,980 $61,999,881 0.44 3.21

Retail (Gas Stations) $10,379,984,701 $673,458,524 $25,736,754 0.08 1.68

Construction (Special Trades) $10,684,742,702 $1,459,023,642 $40,795,471 0.13 1.23

Manufacturing (Misc.) $8,934,658,086 $284,872,741  $5,685,744 0.02 0.88

Repair, Maintenance $3,943,432,089 $302,929,754 $4,876,378 0.04 0.71

Food Service, Drinking Places $10,342,987,720 $1,184,432,494 $8,550,507 0.03 0.32

Wholesale (Durable) $33,312,971,872 $1,804,533,423 $11,276,357 0.01 0.27

Construction (Buildings) $6,284,874,959 $787,622,114 $4,236,042 0.02 0.24

Religious, Civic, Prof. Organ. $905,473,343 $153,467,422 $700,288 0.03 0.20

Admin, Support Services $7,515,012,415 $710,439,357 $3,018,645 0.01 0.19

Professional, Scient, Tech Ser. $17,827,032,789 $1,437,461,140 $4,250,534 0.01 0.13

Performance Art, Sports $668,247,257 $172,255,740 $501,800 0.03 0.13

Real Estate $1,440,626,878 $140,443,845 $279,635 0.01 0.09

Retail (Leisure Goods) $2,246,996,581 $175,370,092 $316,117 0.00 0.08

Health (Ambulatory Care) $9,481,578,709 $1,262,957,963 $2,002,249 0.01 0.07

Retail (Nonstore Retailers) $7,738,311,175 $95,066,131 $143,618 0.00 0.07

Info (Other Services) $3,448,922,934 $608,969,681 $714,434 0.01 0.05

Personal, Laundry Service $2,199,486,190 $284,522,366 $133,536 0.00 0.02

Amusement, Gambling $2,256,753,940 $754,315,840 $210,436 0.00 0.01

Source: MN Department of Revenue

When considering the economic strength of a community, one tool that is often used is “pull factors.” 
Pull factors are used to measure the demand of a particular industry within a given area. This demand is 
determined by dividing gross sales data by population to derive the per-capita sales in the area.  This ratio 
is then divided by the per-capita sales in a broader area, such as the county or state. A pull factor of 1.00 
is a perfect balance of trade. Pull factor values greater than 1.00 indicate that local businesses are pulling 
in trade from beyond the border. A pull factor value less than 1.00 indicates that more trade is being lost 
than pulled in.

The industry pull factors for North St. Paul are depicted in Table 1. As indicated, North St. Paul is pulling 
in sales from outside of the city is miscellaneous retail, gas stations, and construction–special trades. 
These industries coincide with the primary retail businesses in the city being specialty boutique, antique, 
and booksellers, and key industries in the city have historically been construction-related (i.e., roofing, 
windows, cabinetry, asphalt, etc.). 

TA B L E  1 :  I N D U ST R Y  P U L L  FAC TO R S
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Retail Market Potential

Another tool in understanding an area’s 
economy is the market potential index (MPI). 
An MPI compares the demand for a specific 
product or service in an area with the 
national demand for that product or service. 
An MPI of 100 represents the US average. 
An MPI value greater than 100 represents 
higher demand, and a value of less than 100 
represents lower demand. 

Table 2 presents a compilation of North St. 
Paul’s retail market potential. It measures the 
relative likelihood of the adults or households 
within 1-mile of downtown to exhibit certain 
consumer behavior or purchasing patterns 
compared to the general population in the 
country. As indicated by MPI, adults within 
1-mile of the study area spend more than the 
average American on the following: 

•	 Apparel

•	 Books and newspapers

•	 New and leased vehicles

•	 Gasoline

•	 Digital cameras/photos

•	 Home computers

•	 Convenience store shopping

•	 Dining out

•	 Bars/clubs

•	 Insurance

The analyzing of the data further indicates that while the residents of North St. Paul are cost conscious, 
they are also keenly aware of place of manufacture and how it affects purchasing decisions.  Presently, 
eating and drinking establishments make up 5.6 percent of the businesses in North St. Paul. As with retail, 
there is some market potential for sit-down restaurants in North St. Paul, as indicated in Table 2. 

Product/Consumer Behavior Expected # of Adults Percentage MPI

Went to fast food/drive-in restaurant in last 6 months 8,362 89.3 99

Went to family restaurant/steak house in last 6 months 6,879 73.5% 101

Spent $1-30 663 7.1% 95

Spent $31-50 895 9.6% 108

Spent $51-100 1,396 14.9% 103

Spent $101-200 813 8.7% 97

Spent $201+ 335 3.6% 84

Went to fine dining restaurant last month 1,030 11.0% 115

Spent $1-100 at fine dining 431 4.6% 118

Spent $101+ at fine dining 401 4.3% 101

Source: These data are based upon national propensities to use various products and services, applied to local demographic 
composition. Usage data were collected by MRI-Simmons in a nationally representative survey of U.S. households. Esri 
forecasts for 2021 and 2026.

The COVID-19 pandemic has accelerated changes to the retail environment and continues to evolve to meet 
customer purchasing habits. These changing habits, including greater on-line purchasing, will continue as 
the demand for easy, flexible online shopping is unlikely to weaken. To ensure growth and stability into the 
future, the city will need to create a downtown that is appealing for businesses and shoppers alike. This 
may require regulatory changes or infrastructure improvements to attract people.

TA B L E  2 :  P R O D U C T/C O N S U M E R  B E H AV I O R

Page 38 of 97



Chapter 2: Existing Conditions  | 24North St. Paul Redevelopment Master Plan Update 

O F F I C E

As with retail, the COVID-19 has altered the 
landscape for the market for office space as many 
workers have shifted to working from home. After 
growing optimism surrounding the introduction 
of the COVID vaccine in the spring of 2021, the 
third quarter was marked with uncertainty as the 
Delta variant sprouted up in the United States. 
July 2021 began with fewer than 15,000 new 
daily cases, but the new surge peaked at over 
160,000 cases in September 2021, causing some 
businesses to delay their return-to-office plans 
until early 2022. The introduction of the Omicron 
variant further put these plans in disarray for the 
return to a more normal environment. However, 
the percentage of U.S. employees in the office did 
increase post-Labor Day from 31 to 35 percent by 
the end of September

The office market is still adjusting to the effects 
of the pandemic and will see significant changes 
as companies evaluate their space needs. Some 
companies have adjusted their work culture to 
allow or even encourage fulltime work from home 
schedules, which is decreasing demand for office 
spaces. This trend is occurring nationwide but 
can also be observed in North St. Paul. 

Some companies are seeking combination 
manufacturing/warehouse space that includes 
limited office space. It is anticipated that this 
type of commercial real estate will see strong 
growth in the coming years, which may provide a 
significant opportunity for future tax base growth.  

I N D U S T R I A L

The U.S. industrial market ended the third 
quarter of 2021 with record-setting statistics and 
demand outpacing supply for the third quarter in 
a row. The third quarter industrial report shows 
strong performance of the Minneapolis/St. Paul 
metropolitan statistical area (MSA). The current 
market for industrial property is very active with 
a vacancy rate under 6 percent for the MSA. The 
northeast region, which includes North St. Paul, 
has a lower vacancy rate of 4.7 percent. These 
low vacancy rates for space across the metro 
area, and specifically in the northeast region, will 
provide significant opportunities for North St. 
Paul with the development or redevelopment of 
new industrial space.  

While the northeast region is experiencing a low 
vacancy rate, it is lagging in the construction of 
new space which has been led by the northwest 
quadrant of the MSA. The demand and market 
focus has been predominately on large sites; 
however, there will still be the opportunity for 
smaller projects located on redevelopment sites 
in North St. Paul.

H O U S I N G  T R E N D S

According to recent housing data from ESRI, 
the median home value in North St. Paul is 
$240,543 and the home value to income ratio is 
3.4. The annual average spent on mortgages in 
North St. Paul is $10,453 and the annual average 
income spent on a mortgage is 14.3 percent. 
The Housing Affordability Index (HAI) in North 
St. Paul is presently 155. An HAI above 100 
signifies that families earning the median income 
have enough income to qualify for a mortgage 
loan on a median-priced home without being 
cost burdened. These figures signify that the 
City is in a strong position in terms of housing 
affordability compared to some of its neighboring 
communities. Additionally, it would suggest that 
North St. Paul is a great community for first time 
homebuyers.

In addition to single-family housing, the city 
seen the construction of several new multifamily 
developments in the study area resulting in 335 
new units of both senior and standard units. As 
housing affordability continues to impact the 
larger metropolitan area, North St. Paul may be 
able to fill some of that need as the downtown 
continues to densify, which supports downtown 
businesses. 

Should we just say 
“Housing” or add “trands” 
to the other 2 headers on 
this page?
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CHAPTER 3: VISION AND GUIDING PRINCIPLES  

The Master Plan is dynamic. It is not a set of strict “rules” but instead, a flexible framework that guides decisions about redevelopment. The plan addresses both “public” 
infrastructure and “private” redevelopment initiatives. It supports and shapes regulations; it accommodates dreams and aspirations; it recognizes reality; it prioritizes projects and 
ideas; it holds the community accountable; it tells the North St. Paul story; and it communicates what is desired. The plan is a valuable tool that is intended to be embraced and 
actively used by the community.  

The vision for this project is drawn from past comprehensive planning and master planning efforts. It defines what the community seeks to become. It provides a basis and a 
framework from which the plan and supporting strategic actions can be identified. The vision suggests a way of thinking about possible directions for the community while a set 
of guiding principles helps establish a path that results in a plan that “fits” North St. Paul.   

Guiding principles can be used on an ongoing basis as a yardstick - a primary filter for determining what is appropriate. Together with the vision statement, the guiding principles 
become the critical tools for ongoing measurement and assessment of initiatives and results.   

Vision and Guiding Principles for North St. Paul 
 
W H AT  D O  T H E Y  M E A N ? 

•	 They orient the community to the future, even to a future that is twenty years distant.  

•	 They require imagination, recognizing that the direction it sets will be the reality of the future.  

•	 They look to current conditions and community traditions for clues to the appropriate future.  

•	 They are based on a shared understanding of what the community desires for itself.  

•	 They will be used as tools for evaluation of proposals, projects, ideas, and future directions.  

•	 They will be an anchor during conflict, a way of finding common ground and shared values. 

•	 They become a basis for coordination and cooperation. 

•	 They are a source of energy and enthusiasm for maintaining a commitment to the future of North St. Paul.  
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Vision 

I D E N T I T Y 

We are a town of 3.1 square miles with a six block long Main Street. A small industrial village 
turned first-ring suburb; we embrace our small-town feel but also recognize we are part of 
a larger region.  With 125 years of history, we are a tight-knit community with bonds to our 
town, our neighbors, and our shared past. But we are also a town that looks to the future, 
embracing technology and seeking new ways to capture the next wave of innovation and 
ingenuity to propel our community forward.   

I M AG E 

Our community has the appearance and feel of a small town as evident in the architectural 
character of our main street, our safe and peaceful neighborhoods, our appreciation for 
parks and open space, and our thriving community events. Although we seek to become 
more “urban” by investing in progressive infrastructure improvements and more compact 
development, we will strive to preserve our small-town atmosphere by ensuring that future 
projects adhere to our design standards and aesthetic character.  

E N D U R I N G 

We are a town in which quality development contributes to a lasting quality environment.  
The proper density and mix of development helps build and, more importantly, sustain our 
public infrastructure system, community facilities, and public spaces.  Development projects 
are planned and constructed in a manner that lasts over time, using quality building materials 
and innovative site design.  Our development is not overly dependent on any single economic 
sector or type of energy resource so that we endure both physical and economic challenges.  

Q U A L I T Y  O F  L I F E 

With an abundance of city parks, schools, churches, a quaint downtown district, and peaceful 
neighborhoods, North St. Paul is a town with a great quality of life. We are connected to a 
thriving metropolitan region, and we appreciate how this enhances our residents’ access to 
a diversity of jobs, cultural and recreational opportunities, quality health care, and higher 
education opportunities.  However, looking to the future, it is important for North Saint Paul 
to offer this same diversity closer to home.  We must be forward-thinking about our land use 
and continue to explore new ways to transform uses that have moved on or that could better 
contribute to realizing our vision.  

We say North St. Paul is “An extraordinary small town in the cities!” 
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Guiding Principles 

•	 Create coordinated and harmonious development of 
functionally related uses including high density residential, 
office, commercial, entertainment / recreation, quality 
industrial and public facilities. 

•	 Redevelopment should endeavor to be cohesive 
with quality design and minimize adverse effects to 
neighboring uses. 

•	 Encourage density and provide adequate provisions for 
open space.

•	 Develop a diverse transportation network that supports 
transit, creates strong pedestrian and bicycle connections.  

•	 Enhance and improve the image of the City in Downtown, 
along the Highway 36 Corridor and within the residential 
neighborhoods. 

•	 Possess a progressive image for redevelopment while 
maintaining a sense of the community heritage. 

•	 Consider new forms of housing such as condominiums, 
senior housing, townhomes, villas and live / work. 

•	 Grow the community’s tax base. 

•	 Integrate public art as appropriate throughout the 
downtown study area. 
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CHAPTER 4: REDEVELOPMENT MASTER PLAN 

To create this 2022 Redevelopment Master Plan, the 2009 plan was evaluated and certain policies and directions reaffirmed. This document aims to build on the momentum and 
success of the earlier plan by articulating a long-term vision and action strategy for areas where redevelopment has not yet occurred. This 2022 plan also builds in flexibility to 
allow the city to be nimble and responsive in redevelopment projects.

Redevelopment 
Districts
This 2022 plan is focused on seven redevelopment 
districts within the study area: McKnight, 
Schifsky’s, Downtown Core, West End Mixed 
Use, Core Employment, and Commerce Park. 
These districts are established based on the 
existing and proposed character of the area, 
land uses, urban design relationships, and 
redevelopment objectives. Broad goals and 
specific implementation projects and activities 
for each district are described in the pages 
that follow. They are intended to build on the 
momentum garnered from recent redevelopment 
activities in the downtown and to implement the 
2040 Comprehensive Plan and other adopted 
plans. The following is a summary of each district 
and the goals, strategies, and projects proposed 
to achieve the vision and guiding principles over 
the next 10+ years.
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McKnight District
The McKnight District is located just south of and 
highly visible from Highway 36. The east side 
of the district includes the successful Anchor 
Block redevelopment projects that includes a 
new Kwik Trip, Extra Space Storage, Anchor View 
Apartments, and a new connector road, Anchor 
Drive. 

The west side of this district remains ripe for 
redevelopment. It is presently characterized by 
aging commercial buildings that are accessed 
from Castle Avenue, a frontage road that parallels 
McKnight Road and curves to follow Highway 
36 to the west. The North St. Paul-Maplewood-
Oakdale school district bus garage was relocated 
to this area in 2010 and to the north of that is a 
mix of commercial and construction uses. The 
existing urban form is heavily paved with limited 
landscaping; however, a multiuse trail runs north-
south along the west side of McKnight Road that 
connects to the Gateway State Trail. 

The Urban Ecology Center (UEC) lies to the 
immediate west of this district, which is a 
former sod farm that has been reclaimed as a 
24-acre wetland restoration project. It contains 
walking trails, test plots for native vegetation, an 
observation mound for bird watching, and a series 
of butterfly gardens. It serves as an educational 
resource for area schools and natural and 
recreational amenity for residents.  

S A M P L E  C H A R AC T E R  I M AG E S
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Leverage McKnight’s Locational Advantage: 

Redevelopment options for this area can be fairly 
flexible and may include a combination of office, 
flex, commercial employment uses, though live-
work or upper-level residential may be supported 
if the market demands it. As redevelopment is 
proposed, sites should be designed to orient the 
building to the street with parking and loading 
facilities in the rear and provide underbuilding 
parking where possible or necessitated. 
Buildings should be at least two stories in 
height, though five stories may be permitted 
under existing regulations. Promote depaving, 
develop landscaped areas, and integrate onsite 
stormwater facilities where possible. 

M C K N I G H T  D I S T R I C T  G OA L : 

Continue the momentum of the Anchor 
Block redevelopment by leveraging the 
visibility from Highway 36 and adjacency 
to the UEC and Gateway Trail. 

P R O P O S E D  U S E S : 

Office, mixed-use, live-work, or educational 
uses.

P L A N N E D  C H A R AC T E R  A N D  D E S I G N : 

•	 Buildings 2-5 stories.

•	 Design sites to be oriented to the street.

•	 Parking and loading areas located in 
the rear.

•	 Underbuilding parking should be 
encouraged.

•	 Given visibility and “gateway to the city,” 
utilize high quality building materials on 
sites along the perimeter of the district.

•	 Develop landscaped areas, integrate 
onsite stormwater, promote depaving 
where appropriate.

S T R AT E G I E S  A N D  P R OJ E C T S : 

Leverage access and visibility of Highway 
36 and McKnight Road as well as the 
adjacency and amenities provided by the 
Urban Ecology Center and Gateway State 
Trail. 

I M AG E  S O U R C E :  W S B ,  C A S C A D E  M E A D OW S  E N V I R O N M E N TA L  C E N T E R

I M AG E  S O U R C E :  A D O B E STO C K  -  C H A R L E STO N ,  S C 

Redevelopment in this area can leverage the 
adjacency of Urban Ecology Center’s wetland 
complex and the nearby Gateway State Trail. 
Partnerships with the UEC, school district, and 
other agencies may yield the potential for a 
trade, vocational, or satellite campus specializing 
in urban development issues or sustainable 
technologies. 
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Schifsky’s District 
The Schifsky’s District includes the 7-acre 
Schifsky site as well as Rotary Park and the main 
trailhead to the Gateway State Trail to the east. As 
noted earlier in this report, T.A. Schifsky & Sons 
is a business with a long history that is deeply 
rooted in North St. Paul. This business continues 
to operate at its original location as an industrial 
use. 

Notably, this area is one of the prime 
redevelopment parcels in the City of North St. Paul 
given its size and visible location along Highway 
36 and adjacency to the downtown. While this 
plan does not direct this business, or any others 
in the downtown, to transition or redevelop, this 
plan considers the potential future for this site. 
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Long-term Redevelopment 

Plan for long-term redevelopment of the Schifsky 
site but recognize and mitigate any negative 
impacts on adjacent land uses in the meantime 
and as surrounding areas redevelop. Depending 
on the timing and market demand, a variety of 
reuse opportunities could occur on this site 
ranging from new light industrial, office, or mixed-
use. Any of the “lighter” or “people-focused” 
uses, such restaurants, retail, or residential would 
benefit from the adjacent Gateway State Trail. 
Ultimately, the City will work with the property 
owner on the timing and type of redevelopment 
proposals for the Schifsky site. 

Wayfinding at Rotary Park

This location is a prime portal to the community 
where increased wayfinding and signage from 
this facility can direct visitors to the downtown. 
Recent improvements to Rotary Park have created 
a more inviting atmosphere, such as construction 
of open-air shelters, restroom, and bicycle fix-it 
stations. The addition of art/interpretive signs 
should be added in the near term as well as 
wayfinding to direct visitors to the downtown 
and destination points. (See also wayfinding 
discussion on page 46). 

S C H I F S K Y ’S  D I S T R I C T  G OA L : 

Long-term redevelopment of the Schifsky’s 
site that captures visibility from Highway 
36 and adjacency to the Gateway State 
Trail and proximity to downtown. 

P R O P O S E D  U S E S : 

Light industrial, office, or mixed-uses.

C H A R AC T E R  A N D  D E S I G N : 

•	 Buildings 2-5 stories.

•	 Design sites oriented to the street.

•	 Parking and loaded in the rear.

•	 Underbuilding parking should be 
encouraged.

•	 Connect to Gateway State Trail.

•	 Develop landscaped areas, integrate 
onsite stormwater, promote depaving 
where appropriate.

S T R AT E G I E S  A N D  P R OJ E C T S : 

•	 Work with the property owner on 
timing of and type of redevelopment 
activities at the Schifsky’s site.

•	 Install wayfinding and interpretive 
maps at Rotary Park. 

E X I ST I N G  R OTA R Y  PA R K  PAV I L I O N S
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West End Mixed Use 
District
The West End is presently a mix of service, 
industrial, and residential uses. The Berwald 
Investment Company, another longstanding 
North St. Paul company and landowner, holds 
approximately 10 acres on the northside of this 
district. The City of North St. Paul’s public works 
facility is also located here. Newer condos at 
and a collection of modest, medium-density 
single-family housing are also located here. This 
Gateway State Trail separates this district from 
Schifsky’s and the Anchor Block redevelopment 
to the north.
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W E S T  E N D  M I X E D  U S E  D I S T R I C T 
G OA L : 

Promote the West End as a thriving, 
mixed-use district with housing focused 
on the south side (i.e., along 7th Avenue) 
and mixed-use and/or employment uses 
on the north side of the district.

P R O P O S E D  U S E S : 

Mixed-uses, employment, townhomes, 
live-work units, and existing single family.

C H A R AC T E R  A N D  S I T E  D E S I G N : 

•	 Buildings 2-5 stories. 

•	 Mixed-use housing should have a 
strong street presence with parking 
underbuilding or in the rear.

•	 Connect to Gateway State Trail.

•	 Develop landscaped areas, integrate 
onsite stormwater, promote depaving 
where feasible.

S T R AT E G I E S  A N D  P R OJ E C T S : 

•	 Focus redevelopment in two “zones” – 
one mixed-use or employment focused 
on the north side, and housing/live-
work opportunities on the south end. 

•	 Establish a West End passive open 
space for area residents. 

Employment Zone 

The Berwald holdings in this district 
are proposed for employment-
focused and/or mixed-use. Presently, 
impervious surfaces cover nearly 
100 percent of the non-residential 
areas of this District. As this area 
redevelops, de-paving should be 
promoted where feasible to support 
a healthy stormwater system and 
increase landscaped areas. In the 
interim, screening incompatible but 
adjacent uses should be a prime 
focus if necessary. 

Urban Townhomes and Mixed 
Housing 

Per the Comprehensive Plan, the 
existing single family along 7th 
Avenue and up Oak Hill Place 
is pegged for future mixed-use 
redevelopment. This could occur fully 
as residential or as a combination of 
at least 30 percent residential with a 
commercial uses mixed in. 

While the character of existing 
housing near downtown is in keeping 
with North St. Paul’s historic, small-
town charm, there are opportunities 
additional townhouses and upscale 
apartments that may cater to 
younger demographics and/or those 
looking for a more “urban” feel. New 
townhomes could be rental in the 
early stages of development but 
could transition to owner occupied 
units over time; these types of units 
work well for either rental or owner-
occupied units.

Live/Work Housing

Another residential type is the live/
work unit, where individual owner-
occupied units also function as 
independent storefronts or shop 
spaces for start-up businesses. 
These uses were envisioned in 
the 2009 plan but have yet to be 
developed. The zoning within the 
downtown area is flexible enough 
for this type of housing unit to 
occur where the market drives it.  

Passive Open Space for Area 
Residents 

Lastly, an approximately 2-acre 
strip of land abuts 3rd Street on the 
west side of this district. The site is 
narrow, sloped, and wooded, which 
make redevelopment less feasible. A 
small, minimally developed natural 
area is proposed that could include 
walking path connectivity to the 
townhome residences to the west 
and the neighborhood to the east. 
A small, nature-focused playground 
might be included to provide safe 
and convenient play place for nearby 
residents. 
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Downtown Core
The Downtown Core is the heart of North St. 
Paul. It lies along 7th Avenue between Helen and 
Henry Streets and turns north onto Margaret 
Street from 7th Avenue to Highway 36. Seventh 
Avenue is North St. Paul’s historic downtown 
where buildings are 1-2 stories in height, set up to 
the property line, many of which have historical 
character with brick facades, awnings, and large 
display windows.
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D O W N T O W N  C O R E  D I S T R I C T  G OA L : 

Enhance the historic character and 
create an inviting, pedestrian-friendly 
environment where visitors and residents 
feel encouraged and welcome to linger 
on the sidewalk, in gathering spaces, or 
wander in and out of shops. 

P R O P O S E D  U S E S : 

•	 Vertically mixed-use development.

•	 Residential, commercial, service, civic, 
community gathering spaces, and 
potential future parking garage.

C H A R AC T E R  A N D  S I T E  D E S I G N : 

•	 Apply the Downtown Design 
Manual to facades and streetscape 
improvements. 

•	 Buildings 2-3 stories.

•	 Design sites oriented to the street. 

•	 Underbuilding parking is strongly 
encouraged and may be required 
based on site specifications.

•	 Connect to Gateway State Trail. 

•	 Develop landscaped areas, integrate 
onsite stormwater, promote depaving 
where appropriate.

•	 Integrate public art, open spaces, and 
gathering areas.

Downtown Infill and Built Form

Downtown businesses maintain a competitive advantage by having workers and residents in the immediate 
surroundings. North St. Paul’s residential population has increased in the past ten years, which will soon 
reach a critical mass to generate new demand for services, such as restaurants, retail, and personal 
services. Recent additions to the downtown indicate such demand is already occurring, such as Brother’s 
Bistro and Mac’s Diner. As the downtown continues to see public and private investment, the city can 
anticipate developers will jockey for opportunities to create more housing followed by more retail and 
services.

To capture this growth, the incremental upward expansion of buildings along 7th Avenue is encouraged. 
New construction should, where feasible, provide housing and offices in upper floors and retail and service 
spaces reserved for street level. The vertical and horizontal mix of uses in downtown buildings provides for 
vibrancy that attracts visitors day and night. 

To maintain the character and historic image of the downtown, new development should adhere to design 
standards in the Downtown Design Manual, which may be reviewed and amended. Presently, up to four 
stories is permitted for new mixed-use buildings per zoning; however, the Downtown Design Manual 
suggests that three story structures are optimal for downtown North St. Paul when considering the height 
of existing structures and street and sidewalk widths.

Several vacant sites within the downtown present opportunities for infill development on 7th Avenue and 
Margaret Street. The City and Economic Development Authority should work with property owners to 
actively market these sites for redevelopment in addition to vacant buildings and underutilized sites. New 
construction, infill, and façade renovations should be designed to support a small-town and pedestrian-
friendly character while facilitating retail and service business functions. Development of a façade 
improvement incentive program could be established.

I M AG E  S O U R C E :  G O O G L E  ST R E E T V I E W  -  S .  D U B Q U E  ST. , 

I OWA  C I T Y

I I M AG E  S O U R C E :  A D O B E STO C K  -  C A ST R O  ST. , 

M O U N TA I N  V I E W,  C A

E X I ST I N G 
C O N DT I T I O N S

S A M P L E  C H A R AC T E R  I M AG E S
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Convert Seppala Boulevard to a Living Street 

Buildings on the north side of 7th Avenue back up to Seppala Boulevard, the former Twin City Lines 
streetcar. The streetscape of Seppala is narrow with a 28-foot right-of-way, as such, it presently has the 
function and feel of an alleyway. Some businesses have taken advantage of the dual frontage and have 
opened store fronts on both streets Seppala and 7th Avenue. Additional public and private improvements 
could be implemented to further activate the street and transform Seppala Boulevard to a pedestrian-
friendly, multi-functional and aesthetically pleasing street. 

Downtown Plaza / Urban Open Space

The City owns a vacant property on 7th Avenue 
(2577-2579 7th Avenue) that is conveniently 
situated for conversion as a downtown plaza or 
urban open space. The site is presently utilized 
as a parking lot, but the area has the potential for 
greater use, such as a focal point for gatherings. 
Local art and urban landscaping would create 
a more welcoming presence to the downtown 
area. The existing hardscape could be removed 
to create the feel of a greenway bridging 7th 
Avenue and Seppala Boulevard. 

Three on-street parking spaces presently exist 
on 7th Avenue facing side of the south side of 
the property. The vision for the future design of 
this site would remove the on-street parking and 
extend the wider sidewalk onto the south side of 
the street for a pedestrian-friendly and walkable 
streetscape. The space would further integrate 
7th Avenue and Seppala Boulevard by providing 
another way for pedestrians to move through the 
downtown. 

S T R AT E G I E S  A N D  P R OJ E C T S : 

•	 Redevelopment activities should 
focus on creating and retaining retail, 
restaurants, and services that will serve 
the growing downtown population. 

•	 Encourage incrementally taller 
buildings to increase residential 
density and maintain businesses at 
street level. 

•	 Support infill development that 
enhances the historic character to 
ensure it remains the symbolic heart of 
Downtown North St. Paul.

•	 Convert Seppala Boulevard to a 
pedestrian-friendly, multi-functional 
corridor while maintaining alley and 
service functions for 7th Avenue 
businesses.

•	 Strengthen the connection from the 
Gateway State Trail to the Downtown 
Core by improving trailheads.

•	 Residential developments must have 
adequate parking to support residents; 
under building parking is strongly 
encouraged and may be required 
based on site specifications.

•	 Evaluate public parking options and 
plan for the future development of a 
public parking garage. 

I M AG E  S O U R C E :  R J M  D E S I G N  G R O U P,  F OX F I E L D  PA R K

For example: 

•	 Install features that make people feel 
welcome such as streetlights, special paving, 
furnishings, bike racks, planters, and murals.

•	 Encourage businesses to activate outdoor 
space with patio seating and sidewalk sales.

•	 Consolidate trash pick-up so businesses do 
not have individual dumpsters.

•	 Encourage other building owners to create 
rear entrances with façade enhancements 
such as awnings, display windows.  

•	 Incorporate green infrastructure to handle 
stormwater.

•	 Create a picnic park on the ¼-acre city-owned 
property at the northwest corner of Seppala 
Boulevard and Margaret Street. 
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Gateway Trail Enhancements

Margaret Street provides the most direct connection from the Gateway State Trail to the downtown; 
however, the existing access to the trail from Margaret Street is lackluster visually and difficult to navigate 
due to lack of pedestrian connections. Recognizing the significance of the trail as an amenity and connector 
for the community, functional and aesthetic improvements to the trail access are suggested. A thematic 
gateway should welcome trail users to North St. Paul and direct them to the restaurants and shops along 
7th Avenue and Margaret Street. Entry monumentation or artwork combined with an enhanced streetscape 
along Margaret Street with broad sidewalks and pedestrian features could lead people directly to the 
downtown. 

Future Garage Parking

As residential density increases and intensification of the Downtown Core occurs, additional parking 
will be needed. Today, multiple, small surface lots and on-street angled parking on 7th Avenue provide 
adequate visitor parking for downtown businesses. New residential development is required to provide 
off-street parking for its residents at a rate of two spaces per dwelling. Adhering to this requirement will 
be necessary to ensure adequate public parking for those who work and visit the downtown. As a future, 
long-term solution, a public parking structure with ground floor mixed uses could provide a centralized 
location for public parking at the core of downtown. 

In the short term, existing city-owned surface parking should be reconfigured to improve pedestrian 
access and safety and to accommodate electric vehicles.  
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Core Employment 
Reinvestment District
The core employment reinvestment district 
is divided into an east and west side that 
sandwich the Margaret Street. The west side 
has an office park or campus-feel with the two 
large structures that are used for academic 
purposes: Lionsgate Academy and North Metro 
Flex Academy. At present, the building uses are 
mismatched to the amount of surface parking 
on the site. Reevaluation of the building and 
parking capacities may yield redevelopment or 
reuse opportunities, or potential shared parking 
with neighboring uses. The east side of the core 
employment reinvestment area is presently 
characterized by industrial buildings and uses, 
some of which have been expanded over time 
to create structures that may be challenging for 
reuse should existing businesses ever decide to 
relocate. Berwald’s historic brick manufacturing 
building is also located on the site and has been 
converted to a multi-tenant office building. 
Additionally, Berwald’s large outdoor storage 
area occupies about half of a city block, which 
presents a prime opportunity for reinvestment.

S A M P L E  C H A R AC T E R  I M AG E S
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C O R E  E M P L OY M E N T 
R E I N V E S T M E N T   G OA L : 

Leverage North St. Paul’s increasingly rare 
ability to offer light industrial land that 
is relatively central to the regional work 
force and highly visible and accessible to 
Highway 36.  

P R O P O S E D  U S E S : 

•	 Light assembly, medical office, 
professional office, or live-work uses.

C H A R AC T E R  A N D  S I T E  D E S I G N : 

•	 Buildings 2-5 stories. 

•	 Parking and loaded in the rear; under-
ground or building parking should be 
encouraged.

•	 Connect to Gateway State Trail.

•	 Develop landscaped areas, integrate 
onsite stormwater, promote depaving.

S T R AT E G I E S : 

•	 Reinvigorate this district as Nort St. 
Paul’s premiere employment district.

•	 Reinvest and adaptively reuse Berwald 
Roofing land holdings while working 
with the property owner on timing and 
type of redevelopment activities.  

Employment-Focused Reinvestment and Adaptive Reuse  

Office, manufacturing spaces, and household-serving businesses are anticipated for the Core Employment 
District. Office showroom buildings offer relatively small spaces (e.g., 2,000-5,000 sq. ft.) for tenants 
seeking inexpensive office space. These spaces represent a “higher-end” industrial property with higher 
levels of finish than other types and would face ample competition from locations in communities such as 
Oakdale, Shoreview, and Woodbury. Nonetheless, this type of development could be feasible in North St. 
Paul. Household-serving business that engage in a broad range of industries encompassing legal services, 
financial services, insurance, real estate, design, and physical and mental health providers, but serve 
individual consumers rather than corporate clientele. Medical office could also be a focus developed in 
concert with existing medical offices/clinics in the vicinity. 
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Commerce Park 
District
Commerce Park represents both the terminus 
of the downtown as well as an entry to the 
City of North St. Paul. As a major gateway for 
visitors entering from Highway 36, it is essential 
that this area impart a welcoming entry to 
the downtown business district. This area is 
currently characterized by a mix of suburban 
development, auto-oriented businesses, new 
multifamily residential, vacant parcels, and two 
single family homes. This is an area in transition. 
In addition to the recent construction of senior 
housing, investments have been made in several 
businesses, and two sites have been cleared 
to make way for redevelopment opportunities. 
Some of the parcels in this district are presently 
vacant or underutilized. 

I M AG E  S O U R C E :  F I N A N C E  &  C O M M E R C E
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C O M M E R C E  PA R K  D I S T R I C T  G OA L : 

Reposition this district as a contemporary 
retail and service node. 

P R O P O S E D  U S E S : 

•	 A mix of restaurants, service, office, 
civic, and multifamily uses. 

C H A R AC T E R  A N D  S I T E  D E S I G N : 

•	 Buildings 2-5 stories. 

•	 Design sites oriented to the street.

•	 Parking and loaded in the rear; 
underbuilding parking should be 
encouraged.

•	 Connect to Gateway State Trail. 

•	 Develop landscaped areas, integrate 
onsite stormwater, promote depaving.

 
S T R AT E G I E S  A N D  P R OJ E C T S : 

•	 Redevelop the Commerce Park area 
with a mix of community-serving 
commercial, office, multifamily uses.

•	 Given visibility and “gateway to the 
city,” utilize high quality building 
materials on sites along the perimeter 
of the district.

•	 Position buildings and sites to take 
advantage of cycling and pedestrian 
traffic from the Gateway Trail.

•	 Work with overlapping and neighboring 
jurisdictions on projects of shared 
interest. 

Century Avenue as Community Gateway

The functional and aesthetic design Century 
Avenue are important aspects for redevelopment 
planning and directing patrons to downtown 
North St. Paul. Combining multi-modal 
transportation and transit facilities such as park 
and rides, bus shelters, and trails should be 
integral to the future planning for this important 
corridor.  

Aesthetically, these corridors should provide 
appropriately scaled lighting and pedestrian 
amenities, balanced with the heavy traffic 
volumes on the roadway. Intersection crossings 
must be designed safely with controlled, 
signalized intersections or round-a-bouts. 

Gateway State Trail Connections 

The existing owners of the Burger King have 
expressed interest in repositioning their building 
to better take advantage of cycling trac along 
the Gateway Trail, and it should be a priority 
to integrate all stakeholders in this area as 
redevelopment occurs. Increased connectivity 
with the trail at the terminus of Henry Street is 
also suggested where a potential “lunch-time” 
park or plaza space could be integrated with 
redevelopment projects near the trail.  
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Area-Wide Recommendations 
The foundation of this Redevelopment Master Plan lies with creating a downtown and 
economic environment that realizes the vision: Identity, Image, Enduring, and Quality of Life.

Encourage Public Art  

One of the many recommendations from the 2009 redevelopment master plan was to create new 
landmarks and gateways to better signal the arrival into downtown. This plan supports this general idea 
but expands on it to encourage the creation of public art in North St. Paul. Presently, the City is known for 
its iconic snowman that sits in the study area next to the Gateway State Trail at Margaret Street. This plan 
suggests that the City support the newly formed Arts Commission and encourage the creation of public 
art, especially at key gateway locations within the study area. 

With the goal of establishing public art in the downtown, a program could be developed that encourage art 
projects in publicly accessible spaces, sponsored by the public and private sectors. Such a program could 
require a financial contribution from public and private developments (e.g., 1% of the construction budget) 
to be used for onsite for a public art project or pooled to fund a downtown public art grant program. 

Invest in Outdoor Public Realm Enhancements

The 2040 Comprehensive Plan recommends that the City establish and implement a Downtown 
Improvement Plan that enhances the character of the downtown as a distinctive place that embodies the 
heritage of the community. This plan suggests several categories of improvements that could feed into or 
be completed in lieu of a larger planning document. 

•	 Enhance the appearance of streets through boulevard landscaping, careful placement of necessary 
signs, underground utilities when improvements are made and by providing decorative streetlights. 

•	 Bury utilities when street reconstruction occurs. 

•	 Create public gathering spaces into new development opportunities as they arise. 

•	 Establish an outdoor seating program or regulations for sidewalk cafes.

I D E N T I T Y  I M AG E E N D U R I N G Q U A L I T Y  O F  L I F E

I M AG E  S O U R C E S :  ( L E F T )  WA S H I N G TO N  C L A S S  ST U D I O,  R I G H T:  W S B ,  S H A KO P E E  M N I M AG E  S O U R C E :  W S B ,  M I N N E A P O L I S,  M N
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Continue to Implement the City’s Wayfinding Program 

A well-designed and executed wayfinding system will not only eliminate directional guesswork, but it 
can also encourage those walking or on bikes to explore new areas they were not aware of previously. 
A professionally planned and designed wayfinding system improves navigation for pedestrians, trail 
users, and vehicles traveling in and through the downtown. In 2016, North St. Paul developed a city-wide 
wayfinding plan. Implementation of Phase 1 signage has been installed, however, downtown directional 
signs, kiosks, monument, and gateway signs have yet to be funded and completed.  

 

Vacate Right-of-Way to Facilitate Parcel Consolidation 

Much of the property in the study area was platted before 1900. Property boundaries no longer accurately 
reflect ownership as land development has occurred over the years which resulted in misalignments of 
buildings and parcel boundaries. In addition, street patterns have changed which has created dead ends 
and instances where development encroaches onto former street or alley right-of-way. To assist in land 
consolidation efforts, the city should consider vacating unused alley and street right-of-way to assist in 
property consolidation and enhance redevelopment opportunities. Such actions should consider cost and 
benefits to all parties involved. 

Land Acquisition 

Land assembly places control of the property in the hands of the City, which can remove red tape and 
enhance the potential for redevelopment. The City will consider land acquisition at key locations as 
opportunities arise, such as through direct purchase or through tax auction.

Page 61 of 97



Chapter 4: Redevelopment Master Plan  | 47North St. Paul Redevelopment Master Plan Update 

36

7TH AVE E

7TH AVE E

3
R

D
 S

T
 N

3
R

D
 S

T
 N

M
C

K
N

IG
H

T
 R

D
M

C
K

N
IG

H
T

 R
D

2
N

D
 S

T
 N

2
N

D
 S

T
 N

H
E

LE
N

 S
T

 N
H

E
LE

N
 S

T
 N

SEPPALA ST

SEPPALA ST

M
A

R
G

A
R

E
T

  S
T

 N
M

A
R

G
A

R
E

T
  S

T
 N

H
E

N
R

Y
  S

T
 N

H
E

N
R

Y
  S

T
 N

SOUTH AVE ESOUTH AVE E

C
H

A
R

LE
S

 S
T

C
H

A
R

LE
S

 S
T D

IV
IS

IO
N

 S
T/

C
E

N
T

U
R

Y
 A

V
E

D
IV

IS
IO

N
 S

T/
C

E
N

T
U

R
Y

 A
V

E

N  ST.  PAU L D
R

N ST.  PAU L D
R

P R O P O S E D  R O U N D A B O U T

P R O P O S E D  R O U N D A B O U T

P R O P O S E D  B R T  C O R R I D O R

N E W  R I G H T- O F 
WAY

P L A N N E D  S T R E E T  R E C O N S T R U C T I O N

2 0 2 2  S T R E E T  R E C O N S T R U C T I O N

C O M P L E T E D  R E C O N S T R U C T I O N

GATEWAY STATE TRL

GATEWAY STATE TRL

7th Avenue and Margaret Reconstruction 

North St. Paul has been implementing the 7th Avenue Urban 
Design Plan in recent years to improve the streetscape and 
extend the life of the pavement of 7th Avenue. The new 
construction and design have enhanced the functional 
and aesthetic character of the road or facility. As part of 
this project, the City will construct a roundabout at the 
7th Avenue, South Avenue, and 3rd Street intersection. 
Two options have been proposed for the design of which 
require varying levels of right-of-way acquisition. The City 
should work to acquire property within the footprint of 
the proposed roundabouts, where possible. 

In addition to improving traffic flow and safety, 
roundabouts provide an additional opportunity for art 
and gateway features to announce the arrival to North 
St. Paul or the downtown.  

Highway 36 and Century Avenue Interchange

MnDOT is studying the transition to an at-grade intersection 
at Highway 36 and Century Avenue in North St. Paul.  The 
configuration and timing of the future interchange is yet 
to be determined; however, the City has acquired a 0.6-
acre parcel at the southwest corner of the intersection in 
anticipation of future right-of-way needs. 

This City should partner with MnDOT, neighboring City 
of Oakdale, and the Ramsey and Washington County 
Transportation Departments on the timing, funding, and 
preferred configuration of this interchange. 

In addition to improvements to Century Avenue/
Highway 120, MnDOT is partnering with Metro Transit on 
options to establish arterial bus rapid transit (aBRT) on 
this corridor in the future. 

Transportation Plan
A key transportation goal for this Redevelopment 
Master Plan is to increase opportunities for 
bicycling and walking to and through the 
downtown and reduce vehicular demand on city 
streets for local trips. This plan also integrates 
planned transportation improvements as detailed 
in the 2040 Comprehensive Plan, the 7th Avenue 
Urban Design Plan, Living Streets Plan, MnDOT’s 
Highway 36 and Highway 120 Corridor Studies.

M A P  O F  V E H I C U L A R 
N E T W O R K
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Sidewalks and Trails

Establishing a walkable downtown with bike-friendly amenities is a high priority 
for the City. This plan proposes multimodal trails on the east side of McKnight 
Road and west side of Century Avenue to connect to regional trails and 
implement the Living Streets and Comprehensive Plans. This plan also promotes 
that all sidewalks are continuous in the downtown. Sidewalk gaps should be 
filled where possible when reconstruction occurs. Sidewalk infill is planned 
as 7th Avenue and Margaret Street is reconstructed through the downtown, 
sidewalks. 
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S T R AT E G I E S  A N D  P R OJ E C T S : 

•	 Improve bike and pedestrian 
connections to and through the 
study area.

•	 Continue 7th Avenue and Margaret 
Street reconstruction.

•	 Construct a five-point roundabout 
at 7th Avenue, South Avenue, and 
3rd Street.

•	 Interchange, streetscape 
improvements, and trail connections 
at Highway 36 and Century Avenue.

 

M A P  O F   P E D E S T R I A N 
N E T W O R K

I M AG E  S O U R C E :  P I N T E R E ST,  L I F F O R D,  S C OT L A N D

I M AG E  S O U R C E :  W S B ,  M O N T I C E L LO,  M N
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Infrastructure
Infrastructure goals for this Redevelopment Master Plan consider recent system plans and studies 
completed for the city and build on recommendations of the 2040 Comprehensive Plan. 

S A N I TA R Y  S E W E R

The sanitary sewer system was evaluated during 
the 2040 Comprehensive Plan process. The 
downstream 18-inch, 21-inch, and 24-inch trunk 
sewer mains have sufficient residual capacity to 
convey wastewater within this Redevelopment 
Master Plan study area; however, wastewater 
flows vary annually and seasonally depending 
on climate conditions and customer water use. 
To account for such fluctuations, an evaluation of 
the residual capacity of the sewer trunks should 
be completed to prior to any new development 
or redevelopment activities. Such evaluations 
should include flow monitoring or infiltration and 
inflow (I/I) assessments to verify sewer age and 
condition.

WAT E R  SY S T E M

A Water Storage Siting Study was completed in 
2020 found that the City has inadequate water 
storage capacity compared to industry-standard 
recommended storage volumes. Storage 
capacity was calculated using the City’s water 
consumption data and available fire flow of 3,500 
gallon per minute for 3 hours (540,000 gallons). 
Under normal operating conditions, the City’s 
ample well supply capacity can compensate the 
minimal storage capacity. However, the existing 
wells may be unable to meet water demands 
and maintain adequate storage if an emergency 
were to occur (large fire, severe drought, 
large watermain break, etc.). Therefore, it is 
recommended to increase the City’s water storage 
capacity as soon as possible to meet industry-
standard recommended storage volumes. 

Some areas near along 7th Avenue E. have 
inadequate available fire flow capacity. Fire flow 
requirements were based on the International 
Building Code (IBC), upon which the Minnesota 
State Plumbing Code is based. Water demands 
can vary significantly depending upon climate 
conditions and customer water usage patterns. 
For that reason, a detailed evaluation of the 
water demands, and condition of existing water 
mains should be completed prior to any new 
development or redevelopment activities.  

S T O R M WAT E R  SY S T E M

There are areas of historic flooding in the study 
area. Some of these problems have partially been 
alleviated through the construction of a pond at 
Helen Street; however, some localized flood issues 
remain within the study area. As the study area 
redevelops, projects will be required to adhere 
to Ramsey-Washington Metro Watershed District 
(RWMWD) rules. Any site that is one acre or larger 
is required to implement stormwater infiltration, 
or filtration where infiltration is infeasible, best 
management practices (BMPs) with treatment 
volumes equivalent to 1.1” of runoff from new 
or reconstructed impervious surfaces. This 
requirement is not unique to the study area and 
is like other watershed district rules throughout 
the Twin Cities metropolitan area. 

Soil conditions and high groundwater tables in the 
study area make infiltration generally infeasible. 
For this reason, both surface and subsurface 
filtration BMPs have typically been favored. In 
fact, there are several successful installations 
of both on redeveloped parcels throughout the 
study area. To put this in a numeric perspective, 
redevelopment sites can expect to dedicate at 
most 15% of the site to a surface filtration BMP, 

which can cost $5 to $7 per cubic foot of BMP 
volume required. If subsurface filtration BMPs 
are selected, total construction costs can be 
expected to range from $10 to $15 per cubic 
foot of BMP volume required and require an 
underground footprint of 5 to 10%. In industrial, 
commercial, or multifamily residential projects, 
there is typically sufficient footprint beneath the 
parking lot and green space to accommodate 
subsurface systems.  

In the decision to select either a surface or 
subsurface BMP, maintenance costs must also 
be considered as, like other watershed districts, 
RWMWD requires operations and maintenance 
agreements. Surface filtration BMPs are generally 
more expensive to maintain but require much 
less frequent maintenance than do subsurface 
BMPs. Where storm sewer tie-in grades and 
the other limiting factors listed previously 
do not allow for either surface or subsurface 
infiltration or filtration BMPs, RWMWD provides 
for an alternative means of compliance through 
payment into its Stormwater Impact Fund. The 
current cost is $75,000 per acre of impervious 
acre. 
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Energy 
This Redevelopment Master Plan considers how redevelopment actions can minimize energy consumption and maximize efficiency. The following are some options for energy conservation.

S O L A R  P O W E R

Where possible, new development should orient 
buildings to take advantage of solar heat gain 
and look to incorporate solar hot water heating 
and photovoltaic (PV) panels for additional 
energy generation. Existing buildings with nearly 
flat roofs should evaluate installing a rooftop 
solar array with any roof replacement. If bi-facial 
PV solar panels are used, roofing material with 
a high albedo value should be considered. Low 
heating water accounts for roughly 10 percent 
of the energy needs for a typical home, and 
solar energy can satisfy a significant portion of 
the energy demand in the district. If on-site PV 
solar is not feasible, off-site solar subscriptions or 
credits can be considered.

G E O T H E R M A L 

An additional opportunity to integrate sustainable 
energy production in the district comes from 
the use of geothermal heating and cooling 
technologies. Geothermal heating and cooling 
coils could be installed below surface parking 
lots in a horizontal application and where space is 
limited, vertical wells could be drilled to achieve 
the same effects.  

C O L D  C L I M AT E  A I R - S O U R C E  
H E AT  P U M P S

Cold-climate heat pumps (CCHPs) are the latest 
evolution in efficient air-source heat pump 
design. Thanks to an inverter—or variable speed 
drive—compressor design, these heat pumps 
achieve high levels of efficiency even during the 
winter season. And just like other heat pumps, 
a CCHP doubles as a cooling system during the 
summer season.

E L E C T R I C  V E H I C L E S  ( E V )

Demand for electric vehicles (EV) is increasing as 
fuel costs rise and the impacts of carbon dioxide 
emissions on climate change continue to be a 
grave concern. More and more electric vehicles 
are on the roads now than ever and the demand 
is only projected to rise in the coming years. The 
City has demonstrated leadership and a strong 
desire to provide public electric vehicle options in 
the City. For example, in addition to resurfacing, 
updates to the municipal lot south of 7th Avenue 
include plans to install EV charging stations. 
In addition to public options, the City should 
consider policy or regulatory requirements for 
the installation of EV charging stations for private 
development projects. 

The City should evaluate three factors to provide 
effective EV charging opportunities throughout 
the redevelopment area:

•	 Funding sources and grant opportunities for 
the purchase of EV charging stations.

•	 Determine appropriate standards for EV 
charging station location and consider 
regulations that would require the instillation 
of EV charging stations with redevelopment.

•	 Consider third-party payment systems to 
allow for EV charging stations to function 
likely may urban semi-automated parking 
meter systems.
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CHAPTER 5:  IMPLEMENTATION

This Redevelopment Master Plan is not intended to be static, but rather a living document that can evolve as priorities shift based opportunities, private redevelopment projects, 
and on funding availabilities. The plan should be monitored and updated from time to time to respond to changing conditions. 

Roles and Responsibilities
No one entity has the sole authority or resources to carry out this plan. Implementation will require partnership and action by multiple agencies, each with shared or individual interests in enhancing downtown 
North St. Paul. The following is a list and brief description of the known actors in North St. Paul. In addition to these groups, other agencies will also have a role in fulfilling the vision of this document.

E C O N O M I C  D E V E L O P M E N T  A U T H O R I T Y 
( E DA )

The EDA will take a prominent role in business 
recruitment and retention and promoting the 
downtown to developers. It will work hand in hand 
with the City on private redevelopment projects. 

•	 Work to ensure that economic development 
initiatives within North St. Paul are a recognized 
priority for City Council members. 

•	 Actively pursue critical properties for 
redevelopment or educating business owners 
on improvement or reinvestment programs 
with low interest loans should be continued 
and expanded roles for the EDA. 

•	 Create an annual redevelopment “action plan” 
to monitor progress toward implementation. 
This action plan would outline key steps to 
occur during the year, including descriptions 
of actions, responsible parties, and funding 
resources. It forces the parties to not only 

consider what needs to be done in the coming 
year, but also why identified steps were not 
taken in the prior year.

•	 Work with business owners and landlords to 
promote and help finance the maintenance 
and revitalization of downtown businesses 
and buildings in the downtown core. 

•	 Host annual developer roundtables or site 
tours showcasing the potential of North St. 
Paul sites to perspective developers. 

•	 Provide guidance to the City to ensure that 
proposed development projects and public 
improvements are consistent with the plan. 

•	 Continue to find the appropriate funding 
options for various redevelopment projects.

•	 Collaborate with private brokers marketing 
North St. Paul sites and leverage marketing 
efforts.
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O T H E R  PA R T N E R S

Other partners within or involved with the study 
area can be tapped to finance projects or move 
them through regulatory processes. For example, 
state of Minnesota and Ramsey and Washington 
Counties will be key partners in transportation 
and other multijurisdictional efforts. Other key 
partners include businesses and property owners 
as many of the revitalization priorities described 
in this plan will occur on private property, thus 
collaboration with these entities will be paramount 
to reinvestment in the study area.

C I T Y  O F  N O R T H  S T.  PA U L 

The City Council will be a key decision-maker in 
programs and projects within the study area. The 
Council is the authority that sets city budgets, 
prioritizes projects, and approves development 
projects. In addition, the City of North St. Paul 
hosts several commissions that shape the 
community. Each of the following will likely 
have a role in implementing this Redevelopment 
Master Plan based on their role and functions: 
Planning Commission, Environmental Advisory 
Commission, Parks & Recreation Commission, 
Arts & Culture Commission, and Housing & 
Redevelopment Authority. 

In addition to the City’s elected and appointed 
officials, City staff will play an integral role in 
advancing projects. Community development, 
public works, finance, and engineering staff will 
be responsible for:  

•	 Assist with application of land use controls 
and redevelopment guidelines to shepherd 
private development.

•	 Review of development plans and proposals. 

•	 Coordination of planning for capital 
improvements needed to facilitate 
redevelopment. 

•	 Creation of financial plans for public 
redevelopment investments and continued 
monitoring. 

•	 Lead the design of public infrastructure 
improvements needed to support 
redevelopment including necessary utility 
and roadway improvements.

•	 Coordinate with state, county, and other 
agencies on project coordination and 
permitting. 
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Policy and Regulatory Framework
The City of North St. Paul recently adopted it’s 2040 Comprehensive Plan and updated its zoning ordinance 
shortly thereafter. As of early 2022, the sign ordinance was in the process of being updated by the City 
and is anticipated to be completed later in the year. Thus, the planning and regulatory framework are fairly 
current and do not require significant modifications to implement this plan. Rather, this plan assists in 
realizing the policy goals of the Comprehensive Plan and the zoning ordinance offers an appropriate level 
of regulation and flexibility to implement this Redevelopment Master Plan. 

As described previously, the Downtown Design Manual was developed to communicate design ideals for 
the downtown. While much of the document is still relevant, the zoning and sign ordinance updates do 
not conform to some provisions of the design manual. To ensure consistency between policy, guidelines, 
and regulation, an update to the Downtown Design Manual is recommended.  

Programming 

S O L I C I TAT I O N  O F  P R O P O S A L S 

The city may establish a request for proposal (RFP) process to identify private development partners for a 
redevelopment project or site. The RFP allows the city to explain its objectives and to find the developer 
best suited to bring the segments of the design framework to fruition in this area. The steps in the RFP 
process include:

•	 Prepare and distribute RFP

•	 Select preferred development partner

•	 Negotiate preliminary development agreement.

•	 Approve final development agreement by EDA.

•	 Planning review and approval process
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Funding 

C A P I TA L  I M P R O V E M E N T  P L A N 
( C I P )

The capital improvements plan is 
a fiscal planning tool for public 
infrastructure projects. North St. 
Paul’s CIP is a prioritized list of public 
improvements to be constructed over 
a seven-year period. Projects such as 
7th Avenue reconstruction and Seppala 
conversion are candidates for the CIP. 

S U R FAC E  WAT E R  M A N AG E M E N T 
U T I L I T Y  F E E

As authorized by 444.075, Minn. 
Stats., the City of North St. Paul 
collects a surface water management 
utility fee for all properties in the city 
that contribute surface water to the 
storm sewer system. The 2022 rate is 
$10.88 per residential unit and $10.88 
multiplied by the percent of impervious 
site coverage for multifamily, 
commercial, and public properties. 

S P E C I A L  S E R V I C E  D I S T R I C T S

Chapter 428A, Minn. Stats., authorizes 
cities to establish Special Service 
Districts (SSD), which are special taxing 
districts where revenue may be used 
to support services and improvements 
in commercial areas. The general 
statutory authority contains few limits 
on the potential uses of SSDs; however, 
funds cannot be used to finance 
services that the City provides through 
the general fund unless the services 
are provided at a higher level.

PA R K L A N D  D E D I C AT I O N  F E E

As authorized by 462.358, Minn. Stats., 
the City of North St. Paul collects 
parkland dedication fees for residential 
and nonresidential developments. The 
2022 rate is $900 per residential lot 
and $2,795 per acre for nonresidential 
development.  

C L E A N  WAT E R ,  L A N D  A N D 
L E GAC Y  A M E N D M E N T 

The Legacy Amendment was approved 
in 2008 by the Minnesota voters. 
The amendment to the Minnesota 
Constitution, dedicates funds to help 
maintain clean water, wildlife habitat, 
arts and cultural heritage, and parks 
and trails. Money comes from the 
state sales tax and is distributed into 
four funds: 33% to clean water, 33% 
to outdoor heritage, 19.75% to arts and 
cultural heritage, and 14.25% to parks 
and trails.  
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•	 Contamination Cleanup and Investigation 
Grant for assessing and cleaning up 
contaminated sites for redevelopment. Grants 
pay up to 75 percent of the costs to investigate 
and clean up polluted sites. Both publicly 
and privately owned sites with known or 
suspected soil or groundwater contamination 
qualify. Applications are accepted May 1 and 
November 1 each year. 

Certain sites within North St. Paul may be 
historically significant and eligible for tax credits 
through the Minnesota Historic Preservation 
Office. For example, a 20% state tax credit is 
available for qualified historic rehabilitations and 
parallels the existing federal rehabilitation tax 
credit. 

The Minnesota Pollution Control Agency (MPCA) 
offers a variety of grants for brownfields, 
sustainability, and water, wastewater, and 
stormwater projects, to name a few. Additionally, 
funding from Minnesota’s Volkswagen 
settlement plan will provide $47 million in 
cleaner transportation infrastructure; of which 
$3.5 million will be available for electric vehicle 
charging stations. 

Minnesota Public Facilities Authority helps 
municipalities construct projects to meet their 
water infrastructure needs through several loan 
and grant programs. The Water Infrastructure 
Funding (WIF) program is established in Minnesota 
Statutes, Section 446A.072. The WIF program 
provides supplemental grants to municipalities 
based on affordability criteria established by 
statute.

G R A N T S  A N D  TA X  I N C E N T I V E S

The Metropolitan Council administers grant 
funding through the Livable Communities Act to 
help communities achieve development goals 
that create more housing choice, support living 
wage job creation, and connect jobs, housing, 
and regional amenities to create a more equitable 
region.  There are currently seven categories of 
Livable Communities grants: 

•	 Housing, jobs, efficient growth 

•	 Transit-oriented development

•	 Pre-development

•	 Policy development

•	 Clean-up/investigation

•	 Affordable housing

•	 Affordable homeownership  

The Minnesota State Arts Board offers and 
connects artists and agencies to numerous state 
and federal grant programs.

Minnesota Department of Natural Resources 
provides grants through the Outdoor Recreation 
Grant Program, provides matching grants for 
acquisition, development outdoor recreation 
and natural areas. Eligible projects include park 
acquisition and development, internal park trails, 
picnic shelters, playgrounds. All park projects 
must be maintained for outdoor recreation into 
perpetuity. The DNR also administers the Local 
Trails Connections Program which is intended 
to complete connections between where people 
live (e.g., residential areas within cities, entire 
communities) and significant public resources 
(e.g., historical areas, open space, parks and/or 
other trails).

Minnesota Department of Transportation 
(MnDOT) distributes funding to cities through its 
state aid for local transportation (SALT) program. 
The program funds street and bridge construction 
and maintenance, active transportation projects, 
safe routes to school, and flood and disaster relief. 

The Minnesota Employment and Economic 
Development (DEED) provides financial 
assistance to communities for infrastructure 
projects to assist with economic growth to help 
attract businesses, jobs, and people. DEED’s 2021 
Economic Development Resource Guide offers a 
synopsis of each assistance program currently 
provided. Specific DEED grant programs that 
have potential use for the study area include: 

•	 Redevelopment Grant Program which helps 
communities with the costs of redeveloping 
blighted industrial, residential, or commercial 
sites and putting land back into productive use. 
Grants pay up to half of the redevelopment costs 
for a qualifying site, with a 50-percent local 
match. Grants can assist with the cost of public 
land acquisition (if public ownership is necessary 
to facilitate redevelopment), building and site 
demolition, infrastructure improvements, soil 
stabilization, ponding or other environmental 
infrastructure, and costs necessary for the 
adaptive reuse of buildings, such as asbestos 
abatement and lead paint mitigation. 

•	 Small Cities Development Program helps 
cities with funding for housing, public 
infrastructure, and commercial rehabilitation 
projects. Eligible projects fall within three 
general categories: housing grants, public 
facility grants, and comprehensive grants, 
which can include economic development 
activities. 
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Non-Infrastructure Projects   
(i.e., Program Development or Studies) Cost Estimate Priority Timeframe Potential Funding Responsible Parties 

Market vacant sites and buildings $ High Ongoing EDA EDA, City, PO

Outdoor dining ordinance $ High Short TBD City (PC, CC)

Update Downtown Design Guidelines $ High Short TBD City (PC, CC)

Development story map $ High Short TBD City, EDA

Seppala Boulevard conversion design plan $ High Short SSA City, EDA

Off-street parking study $ High Short TBD City (PC, CC) 

Create a façade improvement program $ Low Mid SSA City, EDA

Assist property owners and developers with grant writing $ Medium As needed Property owners, developers City, EDA

Replat and ROW vacation where appropriate $ Low As needed TBD City, PO

Establish a sidewalk maintenance district $ Low Short n/a

Infrastructure Projects Cost Estimate Priority Timing Potential Funding Responsible Parties 

Seppala Boulevard conversion to Living Street $$$ * Mid TBD City

Central picnic park on Seppala (combined with Seppala conversion project) $ As needed Mid Park dedication fees, ORGP City

Wayfinding kiosk and gateway features at Rotary Park $ High Short CIP City (PR, CC), DNR

Highway 36 interchange / Century Avenue improvements $$$ High ASAP TBD City, Counties, Oakdale, DOT

Multiuse paths along McKnight and Century Avenue $$ High Mid DNR LTCP City, Ramsey, DOT

Trail access improvements at Helen, Margaret, Henry, and Century Avenue $ High Short CIP, DNR LTCP City (PR, CC)

5-point roundabout at 3rd Street/South Avenue/7th Avene $$$ High Short-Mid TBD City

Roundabout art / gateway feature (combined with 5-point roundabout) $$ High Short-Mid CIP, % for art City

Establish a passive open space area $ Low Short Park dedication fees, ORGP City (PR, CC)

District-wide wayfinding and gateway signs $$ High Short-Mid CIP City

Establish a downtown plaza/urban open space $$$ High Short-Mid CIP, SSA City

Water tower at Tower Park (benefits study area) $$$ High Mid CIP, DEED PFG City

Bury utilities (combined with street reconstruction) $$ High* Ongoing CIP City

Sidewalk infill when opportunities arise $ Medium Short CIP City

Public EV charging stations, install power infrastucture as needed $ - $$ High Short MPCA grants City

Parking ramp $$$ Low Long TBD TBD

Stormwater management $ High Ongoing MPCA grants City

Public art $ High Ongoing State Legacy grant, % sales tax City (ACC)

Implementation Matrix 

Cost Estimate:
$ - $0 - $100,000 
$$ - $100,000 -  $500,000 
$$$ - $500,000+

Priority: 
Low, Medium, High
(Prioritzation is based on Task Force decisions) 

Timeframe:
Short Term: 1-5 years 
Mid Term: 6-10 years 
Long Tern: 10+ years 

Acronyms: 
ACC - Arts & Culture Commission
CC - City Council  
CIP - Capital Improvement Plan
DEED - Minnesota Department of Employment 
and Economic Development
DNR - Minnesota Department of Natural 
Resources
DOT - Minnesota Department of Transportation
EDA - Economic Development Authority
LTCP - Local Trail Connections Program  
MPCA - Minnesota Pollution Control Agency 
ORGP - Outdoor Recreation Grant Program
PC - Planning Commission 
PFG - Public Facility Grant 
PO - Property owners 
PR - Parks & Recreation Commission
ROW - Right-of-way
SSA - Special Service Area
TBD - To be determined

* When opportunities occur
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Agenda Information Memorandum

To Date
Executive Director and Authority Members June 14, 2022

 

Agenda Placement # VII.B

Authority Business & Action Items
 

Subject

Follow up on Joint EDA/Planning Commission meeting
 

Background/Facts

The Joint EDA/Planning Commission meeting was held on May 10, 2022 in the 
Council Chambers of City Hall. Present from the EDA were Don Jensen, Terry Furlong 
and Tim Cole. Present from the Planning commission were Elaine Barton, Patrick 
Blees, Rick Gelbmann, John Monge, Andrew Wise, Cameron Muhic & Lisa Wong who 
participated via Zoom. There was not anyone from the public participating.

City Planner Brandy Howe presented an overview of the Sign Ordinance including 
language additions and deletions, maintenance, advertisements, enforcement, and 
variances. Chair Barton continued with the presentation.

Mayor Furlong questioned if there was a time constraint on non-permanent signs. 
Chair Barton stated signs are monitored by maintenance rather than time.  Mayor 
Furlong inquired about billboard signs. Chair Barton explained the state has 
regulations on billboard signs.  
 
City Manager John Stark stated he and Howe would look into sign variances. Howe 
also stated the sign ordinance will be given to City Council for review on June 2, 2022 
and then schedule a public hearing.

Ms. Howe and Planning Secretary Lisa Ritchie discussed the work plan for 2022 and 
beyond. Ms. Ritchie provided information on the outdoor patio furnishings for 
downtown, cleaning up the CIP to comply with all state statutes, offstreet parking 
requirements, amount of short-term parking requirements, and the wayfinding plan.
 
City Attorney Mattick cautioned us about the need for contiguous outdoor seating.
 
Ms. Ritchie noted the Downtown Design Guidelines have been briefly discussed but 
not funding. She also noted the City would want to talk about funding sources and how 
to implement them.
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A. Former Lily Building

 
Mr. Stark provided a brief update on the property. As of March 8, 2022, two 
development teams made bids. Both bids will turn the building into housing units. 
Parking would include podium parking in the back and also a parking unit 
underground. This building would contain 1,200 feet of commercial space which could 
be used for small businesses to provide live/work units.  On April 6, 2022, the EDA 
approved a memorandum of understanding and North St. Paul will look into financial 
assistance. The next step is meeting with leaders to discuss land use issues, planning, 
and zoning concerns, and financial concerns. Mr. Stark added by the end of 2022, 
there will be a development agreement and construction will begin next spring. Chair 
Barton inquired about the workability of the live/work units and if it is possible to have 
small businesses without the apartment unit connected. Stark stated the 1,200 feet of 
commercial space has not yet been decided or occupied.
 
D. 2579 7th Street
 
EDA member Don Jensen presented this item. It is currently used as parking. He is 
looking to develop the space into a 14-stall functional parking lot with added green 
space.  Mr. Jensen noted the cost is around $75,000. Mayor Furlong mentioned he 
may be able to offset some of the costs.
 
Chair Barton questioned if this property would become permanent. Mr. Jensen added 
this could be a long-term use of space.
 
Commissioner Muchic suggested the use of a service organization to help off-set the 
cost of the clean-up. Mr. Jensen stated there is more work to be done before it comes 
in front of City Council.

 

Recommended Action
 

Attachments

None
 

Respectfully submitted,
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Agenda Information Memorandum

To Date
Executive Director and Authority Members June 14, 2022

 

Agenda Placement # VII.C

Authority Business & Action Items
 

Subject

2579 7th Street Parklet
 

Background/Facts

WSB provided a revised quote which reflects the savings if Public Works did the 
pavement removal and earthwork. Please see attached. 

 

Recommended Action
 

Attachments

1. Parklet Quotes.2
 

Respectfully submitted,
Lisa Ritchie, Administrative Assistant
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Initial Quote   Revised Quote   
 $         15,000 Pavement Removals   $         15,000 Pavement Removals (by City)  
 $         13,000 Earthwork   $         13,000 Earthwork (by City)  
 $         25,000 Asphalt Paving and Markings   $         25,000 Asphalt Paving & Pavement markings   
 $            6,000 Concrete Walks   $            6,000 Concrete Walks   
 $            9,000 Tables and Bench   $            9,000 Tables and Bench (by City)  
 $            5,000 Topsoil for Lawn Areas   $         10,000 Sod  Added from Original Quote
 $            2,500 Turf Seeding changed to Sod on revised quote  $         10,000 Irrigation (by City) Added from Original Quote

 $ 75,500 TOTAL   $            5,000 Top soil (by City)  

 $ 93,000 TOTAL   

*** Notes:  

$         28,000 Savings from PW doing pavement removals and earthwork
 $         24,000 Cost to City or EDA to purchase Top Soil, Irrigation, Tables & Benches
 $         52,000 Total
  
 $         41,000 Difference

If the City is willing to do some of the work we could reduce the costs on removals, earthwork, irrigation, and site furniture.  Would the City do their own irrigation work or would that be cost I should include?  I am thinking they could do this 
in-house.  Still over the $35k target but certainly closer.  I will stop and look at the pavement quick but I know the old building footprint is gravel which is over half the parking lot so we may just need to replace the whole thing but I will verify 
today.

I did stop by and take a look.  There are two small narrow areas of asphalt on the east and west which were probably alleys at one point.  The north end where we have the parking has about a 20’ section of asphalt at the curb line.  Not 
enough for the parking we have proposed.  Most of asphalt is in fair to poor condition so if for a very short term use one could use this pavement but I would suggest it comes out and gets replaced.  One added item is 7th Avenue, there are 
two curb cuts for the old alley accesses.  If we are making it a park along the sidewalk zones would you want to remove those curb sections and replace the walks in these areas to prevent someone from turning into the park?  Some added 
cost for this but one item I noticed when out there today.
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Agenda Information Memorandum

To Date
Executive Director and Authority Members June 14, 2022

 

Agenda Placement # VIII.A

Old Business
 

Subject

Housing Study

 

Background/Facts

Per Mary at Maxfield, a draft should be ready by the first week of July. 
 

Recommended Action
 

Attachments

None
 

Respectfully submitted,
Lisa Ritchie, Administrative Assistant
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To Date
Executive Director and Authority Members June 14, 2022

 

Agenda Placement # VIII.B

Old Business
 

Subject

River of God Church
 

Background/Facts

As of 5/10/22 - Terry spoke to Gene Berwald and learned there may be space for the 
church above the
 
Food Shelf for the Church. Terry thinks they are getting close to having discussions 
with the congregation.

 

Recommended Action
 

Attachments

None
 

Respectfully submitted,
Lisa Ritchie, Administrative Assistant
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To Date
Executive Director and Authority Members June 14, 2022

 

Agenda Placement # VIII.C

Old Business
 

Subject

Property across the street from City Hall (2395 Margaret ?)  
 

Background/Facts

Per John Stark - as of 6/8/2022
I am expecting two developers to submit formal proposals for the July meeting

 

Recommended Action
 

Attachments

None
 

Respectfully submitted,
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Agenda Information Memorandum

To Date
Executive Director and Authority Members June 14, 2022

 

Agenda Placement # VIII.D

Old Business
 

Subject

Engagement Letters for Legal Services related to Tax Increment Financing and 
Bonding

 

Background/Facts

Per John Stark as of 6/8/2022
This should wait for a new Executive Director

 

Recommended Action
 

Attachments

None
 

Respectfully submitted,
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To Date
Executive Director and Authority Members June 14, 2022

 

Agenda Placement # XIV.A

Reports from Staff
 

Subject

Topics covered March 2021 - May 2022
 

Background/Facts

Per the discussion from our last meeting, I have created a spreadsheet listing all of the 
Authority Business and Action Item topics covered from March 2021 thru May 2022 for 
review to identify any open items that need to be added to the "To Do" list.
The EDA members were asked to review minutes for open items in addition to those 
already identified but have not received any as of yet. 

 

Recommended Action

Review list of Topics for any unfinished business to be added to the "To Do" list. 
 

Attachments

1. Agenda topics
 

Respectfully submitted,
Lisa Ritchie, Administrative Assistant
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Date Topics
2021

March Restaurant Financial Grant  
Proposed Updated Flood Map
Purchase of 2564 7th Ave. 
Commercial Property for Sale 
 Items from Council and Staff
Development Updates

April Follow up discussion on the past joint meeting with Planning Commission.
Updated on FEMA Flood Mapping
Update on 2564 7th Ave. 
Commercial Property for Sale 
Development Updates

May - Cancelled

June General EDA Discussion
Business Visits
City Parking Lot 
Commercial Property for Sale / Sold
 Development Updates
Civic Clerk Update
Seppala Blvd Vision
Restaurant Incentives

July Redevelopment Master Plan Review/Update
Downtown Parking Needs

August Update from Joint EDA/Planning meeting - Select RMP committee
Review and recommendation for approval of new public funds assistance policy
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Discussion on engaging a firm to complete a study regarding downtown parking needs and opportunities
Discuss Lillie Building

Sept New Subsidy Policy
Parking Lot Improvement Plan
Loan Agreement with NSP Hospitality

Oct Review subsidy policy
Review finalized loan agreement
Discussion with St. Paul Port Authority - Develop Assistance

Nov Follow-up on St. Paul Port Authority discussions
Debrief on Joint/Planning/EDA meeting
Redevelopment Master Plan discussion

Dec Update on SPPA activities
Development interest on City owned parcel at 2395 Margaret
Update on Redevelopment Master Plan review/update committee

2022

Jan Development interest in city-owned parcels at 2395 Margaret
Update on Redevelopment Master Plan Review
Update on SPPA activities

Feb Annual Election of Officers
Status of Letter of Intent to purchase 2515 - 2517 7th Ave East
Direct staff to seek a Housing Market Study for the Downtown Area
Direct staff to seek "Engagement Letters" for Legal Services related to Tax Increment Financing and Bonding
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March
Consideration of a proposal from Port Consulting for conducting Due Diligence on behalf of the EDA associated with a 
pending Purchase Agreement related to 2509, 2515 & 2517 7th Avenue E
Redevelopment Master Plan Update
Improvement to City owned vacant lot on 7th Avenue between Sidewinders and Tattoo shop

Aoril
Consideration of "Business Points" for Memorandum of Understanding with Jim LaValle and Basir Tareem related to the 
prospective redevelopment of the Lillie Building property.
Illustrations for development of 2579 7th Avenue

May 2579 7th Avenue Parklet
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Agenda Information Memorandum

To Date
Executive Director and Authority Members June 14, 2022

 

Agenda Placement # XIV.B

Reports from Staff
 

Subject

TO DO List
 

Background/Facts

The EDA "TO DO" list consists of items previously discussed and are not yet 
complete.
Meeting minutes from 8/17/21 & 10/12/21 are attached as they contain information on 
"Left Turn Lane" on McKnight. - See yellow-highlighted text.
Meeting minutes from 10/21/21 also contain information on Target Vacant Lot Clean 
up - See yellow-highlighted text. 

 

Recommended Action
 

Attachments

1. TO DO
2. 2021-8-17 EDA Minutes
3. EDA Minutes 10.12.21

 

Respectfully submitted,
Lisa Ritchie, Administrative Assistant
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Topics Date discussed Assigned to Status
Ground Round site (FKA) 5/10/2022 John Litigation – on hold due to COVID. This needs to rise up to 

priority list. Terry & Tim have made attempts in the past with 
the current owner but he is not responsive. John will follow up 
with Jason regarding the litigation. 

Target Vacant Lot Clean up 10/12/2022
Knick Knack Building 5/10/2022 Terry
K&J Status 5/10/2022 Fire Alarm/Sprinkler & Electric Permits pulled
Left Turn Lane 8/17/2021 & 10/12/22
Website update ‐ Properties for Sale 5/10/2022 Lisa/Kari Updated to John Stark 
River of God Church 5/10/2022 Terry/John Terry spoke to Gene Berwald and learned there may be space 

for the church above the
Food Shelf for the Church. Terry thinks they are getting close to 
having discussions with the congregation. John stated we 
received a letter from the Turbine Company which stated he 
was claiming the EDA getting involved hampered him. 
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CITY OF NORTH ST PAUL
ECONOMIC & DEVELOPMENT AUTHORITY

MEETING MINUTES

August 17, 2021

3:00 PM

The August 17, 2021 meeting was held in the Sandberg Room at City Hall and via Zoom, and complied with all 
requirements of Minnesota State Statute 13D.021.

I. CALL TO ORDER

Chair Robert Dew called the meeting to order at 3:00 PM

II. ROLL CALL

Robert Dew, Chair
Kevin Fuller, Vice Chair - absent
Don Jensen, Treasurer 
Tom Schifsky, Commissioner - absent
Archie Vickerman, Commissioner
Terry Furlong, Mayor
Tim Cole, Council Representative
Brett Garry, Business Association Representative – absent
Brian Frandle, City Manager

Staff, Lisa Ritchie

III. ADOPT AGENDA

Agenda Adopted

IV. APPROVAL OF MINUTES

Motion to adopt consent agenda by Council Liaison Furlong, and seconded by Commissioner Jensen, 
with all present voting aye.  Motion carried to adopt the August 18, 2021 Consent Agenda.

V. MEETING OPEN TO THE PUBLIC

No members of the public
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VI. AUTHORITY BUSINESS AND ACTION ITEMS

A. Update from Joint EDA/Planning/Council Meeting – Select participants for Redevelopment Master 
Plan review
Robert Dew stated, First item is an update from the joint EDA/Planning commission meeting, we agreed to 
worthy of taking a look at it and potentially doing a review. The question is how do we get it done and at 
what level? We are going to put together a group to sit together and have that discussion. We offered to 
provide at least two bodies from EDA, Planning will provide two and council will provide two. Robert 
thinks there will be possibly two (60 - 90 minute) meetings. It is not going to be a year-long commission. 
Don Jensen stated that unless Archie really wants to do it, he (Don) is ok with doing it. Archie agreed with 
Don taking part. Dew stated that it would be himself and Don Jensen on the committee. Robert questioned 
how that information could be conveyed back to the planning commission. It was decided that would be 
handled by staff. Robert confirmed that once planning and council picks their 2 it is just a matter of getting 
the first meeting on the calendar. Lisa stated that the discussion at the planning commission meeting was if 
the meeting would be held in the evening rather than afternoon as some of the commissioners are not 
available during the day. Both Robert and Don agreed that late afternoon/early evening would be fine and 
also Monday’s would be best. 

 
B. Review and recommendation for approval of new public funds assistance policy

Review and recommendation for approval of new public funds assistance policy – Robert inquired as to 
whether there is a draft out yet. Terry Furlong stated that he has not seen one. Robert stated he put it on the 
agenda based on a discussion they had with Campbell & Knutson who are drafting it. This ultimately is 
going to be a policy approved by the city council, whoever it was recommended by council that it be a joint 
policy rather that EDA having their own policy and council having their own policy. EDA will make 
recommendation for approval and then ultimately, we’d probably want to adopt it because as and EDA, we 
want to make sure if we adopt it as a policy, we want to make sure we are following providing funds to 
provide businesses because in theory they are our funds that we can distribute without council approval. 
Brian asked if someone was writing it up and Terry Furlong stated Mikayla (Campbell Knutson). The last 
he heard is that she got the lease agreement and it was forwarded to her
and they were going to work up a policy and sept 7th is the target date to get it to council. Dew: the 
challenge with that is there isn’t an EDA meeting between now and the sept 7th meeting. When it is 
available it will get circulated the EDA and I will need to find out if we can do a proxy thing by email.
Or if we actually have to gather. Hopefully we can get an electronic vote of some sort and that will be 
acceptable and we’ll be able to make recommendations to council to approve on sept 7th. Robert feels it is 
important the Eda provide that recommendation to the council because with the exception of TIF deals that 
originates here, a lot of this stuff will be drive by the EDA. We had prior approved the staff to get the 125K 
grant with collateral to the restaurant coming in so that is going to get formal approval from the council on 
Sept 7th. Just to be clear, the advice from outside council is we are putting a policy in place that is in 
keeping with current statues and meets what the city desires as well. This is not an attempt to clean up 
anything that was previously done, it is just making sure that moving forward make sure it is correct.

C. Discussion on engaging a firm to complete a study regarding downtown parking needs and 
opportunities
Robert assumes that no one has heard anything about the redemption of that property. Once the 22nd passes 
then the redemption period is up (referring to the nick-knack shop that the city purchased) providing there 
is no redemption, the city will own that property and once it is in their hands, they should look to engage a 
firm (WSB) to do a study on what that component would look like, tied in with a larger connection to the 
parking lot behind Luther Auction. It is Roberts request that the study be broader, at the entire downtown in 
depth component should be taking a look at that building and giving us some rough concept docs of what 
that could look like. Looking for a few proposals with options of what that space could be. Giving us some 
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very rough concepts of what that could look like. At the next meeting we can look at that proposal. Terry 
brought up the infrastructure in the parking lot. Robert thinks the proposals should be concept plans and not 
get into the details of the infrastructure and the in-depth project (including infrastructure such as water and 
electric) should be looked at more broadly than just the EDA unless there is a difference of opinion and 
then the details could be included with approximate construction costs. Brian Frandle inquired about what 
the plans would be if the city does acquire that property. Would it be made into a throughway to 7th Ave?
Dew: there was a broad discussion about what it might be: is there a potential public purpose? The 
public purpose is that it could be a connection and the down town district/ pedestrian or vehicle. The intent 
is to create a connection and possible some green space. Brian was wondering if the intent was to do it 
as a sellable lot for a potential business and Robert confirmed that was not the intent. As part of the 
redevelopment master plan, one of the things that is in there is green space which was originally earmarked 
for the corner where the apartments are now located. The thought was to get the Knick knack lot if it is 
available (which they did) and then figure out the particulars at that point. There was minimal discussion 
about the details of what will happen with that lot as they are waiting until they own it. Robert thinks the 
EDA would drive the concepts for it and then hand it over to parks and then parks hand it over to public 
works for the parking lot and utilities involved and then city council will decide how to pay for it. Lisa 
mentioned there had been discussion of available grants for some projects and that it would be beneficial if 
WSB info if could advise in the proposal if grants might be a possibility for funding it. Robert stated that it 
could be part of the study or be an additional study. 
Don Jensen stated that it would be good to get money earmarked to get started. Dews last discussion 
indicated there was some money earmarked for the parking lot. Terry inquired about adequate lighting in 
the parking lot and the need for it. Everyone agreed that is very important to have lighting especially for the 
people who will be visiting the restaurant. Terry stated that is key parking space and would like for it to be 
as inviting as possible. 
Dew summarized the discussion and what is to be expected from WSB (a multi-tier proposal) for what the 
parking lot could be. Dew will give WSB parameters for the quote. 
 EDA will then be able to discuss the proposal at their next meeting. Robert stated that he thinks it would 
be good for staff to contact the county next week after the period of redemption is up to discuss next steps. 
Terry indicated that he thinks there is still inventory in the building so we will need to do investigation as to 
what’s in there and what we need to do to move forward. Brian inquired about liability exposure for the 
vacant building. Dew stated we need to look into this as well. And we should get it boarded up and 
protected from potential liability.

D. Update on discussions with owners of Lily Building
 Robert shared what he knew about the status. We had a meeting with the owner (or owner’s 
representative), their broker, the mayor and Robert. The purchase agreement on the building did not go 
thru. They discussed challenges the owners are having in getting the space sold or occupied. 
Dew stated there could be a path where EDA could guide them help them with the challenges that works 
well with the city. One of the problems they are having is the building has hazardous materials. The first 
step is underway to get quotes for a survey of what the hazardous materials are. Once completed, they 
should be able to get an estimate for abatement of the building. Then when they get the estimates in front of 
them, the EDA will be able to guide them on next steps. 
Before any recommendation can be made, they need the facts and some numbers so a sound 
recommendation can be made. Don Jensen indicated there is still a lot of stuff in the building. He thinks 
they need to get a metal recycler come thru as there is a lot of salvageable stuff. Lots of steel/metal. 
Dew commented, “from an EDA perspective, we just need to be able to advise them on next steps. The city 
hasn’t offered anything yet and until the numbers come in, then the city can take that up as a separate 
conversation. Rebert stated they did give them some contact information and believes the owners are 
moving forward with getting that information. 

VII. EXECUTIVE DIRECTOR REPORT
Brian Frandle indicated that he didn’t have anything
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VIII. TREASURER REPORT
Don inquired “what land do we own?” as he looked at a $49,000 figure on the financials. Robert said some 
of the transactions that have happened over the years were recommended by the council so he doesn’t know 
what was left in the EDA account and what is in the city account. This is something the EDA needs to 
catch up on before year end. Before 12/31/2021 Robert, the treasurer city manager run thru the financials to 
determine where things are at. Don indicated that he thinks the EDA money is located in the general funds 
pool rather than a separate account and Terry concurred. 
Robert has questions on who holds what land the city or EDA and it would be good to know. Archie 
indicated it would be good to know before any audit the may potentially come along. Robert would like to 
get it on the calendar to meet before December 31, 2021. 

 

IX. CHAIR REPORT
Per Robert, everything had previously been discussed in the meeting

X. MAYOR REPORT
The restaurant is moving forward and the subsidy is also moving forward. He believes a lease has not 
been signed yet but is being reviewed by attorneys to getting it to a point that it can be publicly 
announced. The potential restaurant owner has already announced at his class reunion (as he is a North 
High grad) his intentions of opening a restaurant in that location. These are exciting times for North St 
Paul as this is something that people have been asking for many years. In addition to that, we just keep 
moving forward. Brian is doing a great job as interim city manager. As for the new city manager, we are 
working with an organization to search for a good fit and hope to have them in place by the beginning of 
December. We have a new police chief starting on Monday. A new finance director is in place and working 
out well. 

Robert Dew asked if the audit is done? Terry stated that we don’t know when it will be done. Brian 
Frandle indicated the information has been turned in and we were told that the ball was in the auditors 
court. We don’t’ have any idea of a time frame of when it will be done. Robert Dew stated given the 
public unveiling of that process, it would seem we would want to have a conclusion to that sooner rather 
than later. Brian stated the public unveiling didn’t come from them and Robert stated that he 
understands they didn’t but it is a known fact the city is under audit. It would also be good to say the 
audit is complete and we can move forward. Don stated that is would be nice to be cleared from the audit 
and have something good in the news rather than having this black cloud hanging over us. 

XI. REPORTS FROM EDA MEMBERS
Council member Cole stated that he didn’t have anything. 

XII. REPORTS FROM STAFF
Lisa stated that she has multiple phone calls inquiring on properties available in North St Paul. Several on 
the BP location and also on Oil Can Henrys. She indicated that people have stated they are reviewing our 
2040 Comp plan to get an idea of what the city plans on for development. BP location had an inquiry on the 
possibility of going industrial (mixed use corridor) and also another inquiry on that going multi-family 
residential. 

The BP (120 & 36) is earmarked for the highway project. Until that’s done, we aren’t going to give that up. 
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Dew stated that Scott had been fielding these calls and wanted to confirm that we didn’t currently have 
anyone fielding these calls. Terry pointed out that Lisa is doing this and Robert stated so you’re taking the 
calls but aren’t sure of the answers. She said yes and that is why she is asking if these properties are for 
sale. She confirmed that she now understands the BP site is not for sale and inquired about Oil Can 
Henry’s. Dew stated that Oil Can Henry’s is for sale. It is privately owned by Valvoline corporate. Lisa 
inquired about the property next to Oil Can Henrys wondering if that is for sale. 

Lisa stated that a multi-family developer wants to know if there is any opportunity in North Saint Paul at 
this time. Dew stated that calls like that should find their way to the EDA. Multi-family units can be 4 units 
or 400 units. It depends on what kind of scale and what they are looking for. For example, the space 
between the tattoo parlor and Sidewinders, if they wanted to do a small multi family residence, they could 
do one there. Robert has seen concept plans with retail on the first floor and four to six units above it. But 
that may not be what they are looking for. Lisa stated if she could just let them know what is available and 
whether it is city owned or privately owned they could then make the determination if it will work for them 
or not. Robert stated he thinks there is a link on the city website that shows what is available. Kari 
confirmed. Kari will share the link with the EDA. She just did some updates on it the other day. City owned 
and privately owned are listed here. Robert said that is the best place to send people to for reference. Robert 
also suggested interested parties refer to the redevelopment master plan rather than the 2040 Comp plan is 
it has more detail on the city’s vision for the redevelopment. 

Lisa stated along those lines, the redevelopment master plan, she had forwarded to Robert the information 
on what is permitted use and what requires a conditional use permit. She stated that she and Robert had 
previously had a conversation and she stated that all new business license applications are reviewed by the 
planning commission but in fact they are not. If the business is listed as a permitted use, it is only reviewed 
by the city planner for zoning ordinance. If it is not a permitted use, it would need to go to planning to be 
reviewed. She asked Robert if that list conflicts with anything that Robert has thoughts on. Robert said to 
him personally it does but doesn’t have control over that. He thinks everything should be conditional use in 
the downtown district. Lisa stated that it previously had been but that was changed to permitted use and a 
list created of all permitted uses. 

Robert used the example of if the Lily building were purchased and wanted to do XY and Z, they would be 
allowed to do so as long as it is a permitted use. Lisa confirmed. Don concurred that even if the council 
tried to override a “permitted” use business, if the business wanted to take a stand, they could take it to 
court. If it is a permitted use, the city couldn’t do anything about it. 

Tim Cole inquired about which format would best for the city? Terry stated that right now, the conditional 
use would. Tim asked if this is something that needs to be readdressed? Robert stated that it is a pretty 
major undertaking. The downtown used to be referred to as the DD District and everything was conditional 
use. As a developer it made it very difficult to move quick enough to get things done. It was changed to 
permitted use with the idea that groups like the EDA could acquire properties as they became available but 
that fact is the opportunity is missed as the sales are private and unknown to the city until after the fact. 
Robert feels the undertaking at this point is worth the effort. a better effort is to get someone dedicated on 
staff that is watching this all of the time from an EDA perspective especially as we build out what we plan 
to do. The city will still have a say in the redevelopment of downtown. Maybe not for what business will 
operate but from an architectural standpoint they will be able to dictate how the building will look. 

Robert summed up the conversation stating that if a call comes in from a developer, it should be directed to 
either himself or the mayor. 
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XIII. FUTURE BUSINESS
Terry stated that we got the ok from the county to make a left turn lane from McKnight into Target. Terry 
thinks Target may be very receptive to this and possibly fund it. Tim Cole indicated it will add value to all 
of the surrounding properties. Terry would like to make the connection again with the county to get 
clarification and confirmation and take the next steps. Robert thinks it will be prudent to reach out to Target 
but doesn’t think the EDA or the city should spend a ton of time on this. 

There was discussion amongst the commissioners about the raingardens that are being installed. 

Robert stated that it would be good to find the email from the county before they reach out to Target and 
then talk about that at the next meeting. 

The conversation then turned to traffic on McKnight and the opening of Kwik-Trip. Discussing the hours of 
operation for Kwik-Trip and inquiring about the Holiday Station Stores in North Saint Paul. It was stated 
that the Holiday stations had limited hours as they are located in residential areas. Terry indicated he is 
interested in finding out as the Kwik-Trip will be located close to the new apartment buildings that are 
currently under construction. 

XIV. ADJOURN

The meeting adjourned at 4:19 PM.

The next EDA meeting is scheduled for September 14, 2021 at 3:00 PM
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      3:00 PM

The Economic Development Authority meeting was conducted at 3:00 p.m. The meeting location is the 
Sandberg Room at City Hall, located at 2400 Margaret St., North St. Paul.

Call to Order

Pledge of allegiance

Roll Call
 Robert Dew, Chair
Kevin Fuller, Vice Chair - Absent
Don Jensen, Treasurer
Tom Schifsky
Archie Vickerman
Terry Furlong, Mayor/Council Representative
Tim Cole, Council Representative
Brian Frandle, Executive Director
Brett Garry, Business Association Representative - Absent
STAFF 
Lisa Ritchie, EDA Admin. Assistant

I. Adopt Agenda
Robert proposed a change under VI. 
Item “C” was moved to Item “A” and the other two items were moved down.

Motion to adopt agenda with the above proposed change by 
Chair Dew, and seconded by Mayor Furlong, with all present voting aye (4-0).  Motion carried to adopt 
the October 12, 2021 Agenda as amended.

II. Meeting Minutes

Motion to approve the September 14, 2021 meeting minutes was made by Commissioner Vickerman, 
and seconded by Commissioner Jensen, with all present voting aye (4-0).  Motion carried to adopt the 
October 12, 2021 Agenda as amended.

III. Meeting Open to the Public

 There was no one from the public in attendance. 

  

IV. Authority Business & Action Items

A. Discussion with St. Paul Port Authority - Develop Assistance 
Lee Krueger (President) with the St. Paul Port Authority was in attendance by ZOOM. Initial 
discussions were previously had with Terry Furlong, Brian Frandle and Robert Dew with The 
Port Authority on how they can assist the EDA in achieving their goals. The meetings were very 
informative on all they had to offer for services. Being as the city no longer has a full-time 

City of North St. Paul
Economic Development Authority

Regular Meeting Minutes

October 12, 2021
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position to support the EDA, this could be a good opportunity to supplement the needed 
support, hence Lee was asked to join the meeting to share all The Port Authority could offer. 
Per Lee, The Port Authority:

o Manages the harbor of St. Paul. 
o Industrial redevelopment 
o State wide services for 64 MN counties; 

Property Assessed Clean Energy Loans
Licensed Real Estate Brokerage Firm

Lee spoke of several projects The Port Authority has helped with in various cities across MN. 
Gaining site control is very important if it is the city’s intention to control the outcome. There are 
different ways to gain site control such as: option, purchase, deferred payment plan and the 
Port Authority has experience with each of these. The Port Authority could put a plan together 
to work with the city, where the city is the client. The Port Authority would work for us as part of 
their brokerage arm. 

Lee opened it up for questions and informed the EDA that if there is a site you want to control 
the outcome on, his goal would be to help gain control of it. 

Robert Dew stated he would like to get a consensus from the EDA to move forward with the 
Port Authority to help resolve the issue with the Lilly Building and trying to get that location tied 
in with the North Saint Paul vision. 

Terry Furlong asked Lee why he is a fan of gaining site control?

Lee’s response was if you have a site that you don’t control the outcome of, you can’t prevent 
something undesirable or not in the city’s best interest from going in there. The Port Authority 
also has resources for obtaining grants to control the outcome which isn’t always the case. 

Robert stated it might be wise to work with The Port Authority because the upcoming plan for 
Hilcrest and how could North St. Paul help support the needs of the new residents in that area. 
Another reason is to be able to collaborate with The Port Authority as needs arise. The Port 
Authority could also be looked at as an extension of staff who can help with grant writing and 
other administrative tasks without incurring to cost of a full-time employee. 

Terry asked what are some of the options for the Lilly Building? 

Robert stated the EDA has been working with the current owners to understand their needs and 
seek ways in which we can help and make it a win-win for the current owners as well as the 
city. 

Lee gave the scenario of the Sears building on Rice Street. The current owners chose to hold 
the site and not work with The Port Authority as they thought they could turn it on their own. 
That was not the case and now a couple of years later and over $2,000,000 paid for taxes and 
other expenses, they still haven’t sold it. 

Another scenario (a deferred payment) given by Lee was for a building that has been for sale 
for 4-5 years in which the Port Authority made them the offer that was accepted. They didn’t 
need the cash flow immediately, but they wanted their full price. The port authority bought it and 
took on the environmental liability, so the Port Authority gave owners the indemnity, unless they 
were the cause of any contamination. The seller is now ready for a purchase agreement. He is 
willing to take a little bit of a reduction in price in order to get a tax benefit if there is a closing by 
the end of the year. This give the Port Authority time to find development partner. The Port 
Authority uses the partners money and financing but the Port Authority has 50/50 decision 
making so whatever leases or outcomes they get on the project, they have control. This is the 
model the Port Authority could help North Saint Paul create with a potential developer. Or, the 
building could just be flipped. In the case mentioned above, they seller is going to get close to 
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asking price, he just isn’t going to get the money for a few years. That gives the Port Authority 
the chance to help deliver the outcome. 

Lee was thanked by Robert Dew for his information and let him know the group would discuss 
and circle back with him at a later date after the group talks about next steps. 

There were no other thoughts or questions for Lee. At that time, Lee left exited the Zoom call.

Robert addressed the EDA, thanking them for taking the opportunity to engage with the Port 
Authority and explain our vision. The EDA, at this point, doesn’t know what should go in where 
the Lilly building is or what will go in, but they do know if they don’t take control but they do 
know they would like it to be compatible with what is going in downtown and serves the needs 
of the community. The next step Robert is proposing is to engage with the Port Authority and 
share our vision at a deeper level and give them the opportunity to do their due diligence, then 
proposed an engagement plan with an end goal. 

Terry stated the situation down there now is at a stand-still because of the money needed to 
rehab it and rid the hazardous wastes. If we take site control, it gives us the opportunities to do 
what we want with it. 

Robert explained the Port Authority has the necessary staff to execute what needs to be done 
to move forward. As well as the value the Port Authority has to offer from past experience. 
Robert stated he didn’t think a vote was necessary at this point as the next step does not 
involve spending any money. It is just getting a proposal from the Port Authority. There would 
be a need for a vote if the EDA decides to move forward down the road and engage with the 
Port Authority for their help on the Lilly building. Terry stated he thinks a vote is necessary. 
Robert then made a motion to authorize the EDA to engage with the St Paul Port Authority to 
engage in next steps. Terry added the EDA should also engage with the current owners on 
negotiations. Robert stated that would be on the Port Authority, we may do it jointly initially but 
they are going to do the leg work under the brokerage arm. Don Jensen inquired as to whether 
or not the study has been done yet on the hazardous material in the Lilly building. Robert stated 
to the best of his knowledge, the owners have not done anything yet. Robert stated he is lead to 
believe the owners do not want to put any money towards it which leave the EDA running out of 
options to move the ball down there unless the city was willing to write a check. Don stated he 
is concerned if this doesn’t move forward, the city may be left with something they don’t want. 
Robert feels it is the charge of the EDA to facilitate business retention and attraction, building 
the tax base for the city, helping to bring in and provide services for the residents. If we can find 
a creative way to gain control of it and satisfy the current owners at the same time, it is in 
everyone’s best interest. Archie Vickerman agrees the EDA should move forward with engaging 
with the Port Authority to determine what our option are and a fee structure so the EDA can 
decide within the next month. 

Robert asked if anyone was opposed to moving forward? Terry stated he was not opposed. If 
there is an issue with the hazardous materials clean up, it would be good to have the Port 
Authority on our side. Don reaffirmed and added especially if there is grant money available. 
Don stated he knows there is asbestos tile in there and they use lead for many years to do the 
print. 

The EDA discussed the many benefits of working with the Port Authority. Their knowledge and 
experience could be valuable. 
 
Robert restated the motion to be authorize EDA members and/or staff to engage with the Port 
Authority with the ultimate goal of getting a proposal to work represent the EDA on acquiring the 
Lilly building. Archie Vickerman seconded the motion, with all present voting aye (4-0).  Motion 
carried. 
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There was a brief discussion on possible outcomes, previous development projects and the 
importance of having a vision and executing our long-term plan.

Robert stated his next step would be for him to have a conversation with Lee Kruger and 
opened the offer to anyone else that wants to be involved in the initial conversation. He would 
get Lee into town, layout our vision and the figure out next steps and report back at the next 
meeting. 

B. Review subsidy policy
Robert stated, the revised subsidy policy went out to everyone via email. He added it could be 
discussed in depth if the EDA would like or just entertain if there are any objections to what’s 
contained in it. Robert summed up at last month’s EDA meeting, it was discussed the revised 
subsidy policy was presented to council, council had accepted it. The EDA’s name was on it but 
there wasn’t time to circulate the revised policy before going to council. So, it was circulated for 
review by the EDA after it had been approved by council. There is no action to be taken. 

C. Review finalized loan agreement
The loan agreement was included the packet. Robert reviewed the agreement at a high level 
indicating the EDA was granting $125,000 loan to the new owner of Mac’s restaurant. The 
equipment will be collateral. The owner will provide the EDA with the details of the equipment 
including the purchase price. The owner will pay for the equipment upfront and the EDA will 
reimbursement. The loan is 0% interest, forgivable over 5 years at 25% per year. The borrower 
will need to provide submissions to the EDA each year that represents the equipment is still 
there and remains viable and they comply with all city codes. The loan will be executed today. 

V. Executive director report
Brian Frandle stated he had stopped by the former Nik-Nack Shoppe a few times but was not 
able to connect with the current owner to get information. 

VI. Treasurer's report
a. Financials

Robert asked for an update on timing on filling the city manager position. Terry stated 
there are 22 applicants that will be narrowed down to 10. The anticipated timing is by 
the end of the year to have a new city manager in place. 
Robert stated he didn’t think we have any pressing issues for the financials. Don Jensen 
confirmed. 

VII. Chair report
Robert stated the Redevelopment Master Plan committee will be meeting on October 25th at 
6:30. On October 21st, there is a joint EDA/Planning commission meeting. The agenda is not 
out yet, but planning to discuss business retention efforts and update on EDA. The planning 
commission is proposing a future topic of retail service aren’t desirable. This discussion will be 
appropriate after the Redevelopment Master Plan Review. Robert proposed discussing the 
planned improvements for the city parking lot, south of Luther Auction as well as discussing the 
electrical charging stations. Robert added, he intends on informing the planning commission on 
the conversations the EDA has had on the Lilly building and that block. 
Robert asked if anyone has anything else to add to the agenda? Don Jensen asked if we 
maintained the BP site? Has the city mowed it? Terry stated we have. 
Don said, the other thing is we talk about making a left-hand turn. Are they going to sell the 
property? They haven’t cleaned it up. Robert said we haven’t started any action on this yet. 
Terry stated, the cleanup is on code compliance but the left-hand turn should be discussed with 
Target. The county gave the city the OK to do a left turn lane. Robert said the property issue is 
an EDA issue but the turn lane should be in someone else’s hands. He asked if this topic 
should be discussed next month or do take some action on that? He thought staff should reach 
out to Target, but isn’t sure we have the staff to do this. Terry said it should be discussed with 
Target real estate. Robert said staff should reach out to Target to pitch in on the turn lane and 
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asked if there is a budget for that? There was uncertainty as to who’s responsibility it is to pay 
for the improvement as it is a county street. Terry stated the project should be EDA driven. 
Robert stated is shouldn’t be just Target, it should be Target, Mueller, Valvoline and the credit 
union. Terry agreed. Robert stated WSB could give a ballpark estimate on the left-hand turn 
project. 

VIII. Mayor report
Mayor Terry Furlong stated Qwik-Trip ribbon cutting ceremony is scheduled for October 28th at 
11:00 AM. 

IX. Reports from EDA members
Robert asked who (if anyone) would be unable to attend the next EDA meeting which is 
scheduled for November 9th? There was only 1 planned absentee so the meeting will be held as 
scheduled. Terry stated the EDA should plan to review their schedule for next year and decide 
if they will meet every month or every other. 

X. Staff report
None

XI. Adjournment
Meeting adjourned at 4:25 PM
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