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Floor
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Chair Cheniqua Johnson

Commissioner Anika Bowie
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Commissioner Saura Jost

Commissioner HwaJeong Kim

Commissioner Rebecca Noecker

Commissioner Nelsie Yang

Council Chambers, City Hall2:00 PMWednesday, October 22, 2025

Roll Call

Staff Report

1 SR 25-223 Presentation on New Dwelling Toolkit: Adding a Housing Unit to Your Saint 

Paul Property

Sponsors: Johnson

PresentationAttachments:

2 SR 25-226 Authorization to Release the 4(d) Affordable Housing Incentive Program 

Covenant on 1048 Central Ave W. Saint Paul, District 8, Ward 1

Sponsors: Bowie

3 SR 25-227 Resolution Endorsing Amendments to the Minneapolis/Saint Paul Housing 

Finance Board’s 2026-2027 Qualified Allocation Plan; Citywide.

Sponsors: Noecker

PresentationAttachments:

4 SR 25-225 PED Budget Update - Transfers Detail

Sponsors: Johnson

SummaryAttachments:

Adjournment
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October 22, 2025Housing & Redevelopment Authority Meeting Agenda

Housing and Redevelopment Authority Board of Commissioners (HRA) meetings are open for 

in person attendance, but the public may also comment on public hearing items in writing or 

via voicemail. Any comments and materials submitted by 12:00 p.m. of the day before the 

meeting will be attached to the public record and available for review by the Board. Comments 

may be submitted as follows: 

Written public comment on public hearing items can be submitted to 

HRAHearing@ci.stpaul.mn.us or by voicemail at 651-266-6806. Live testimony will be taken in 

person in the Council Chambers, Third Floor City Hall. 

Members of the public may view HRA meetings online at 

https://stpaul.legistar.com/Calendar.aspx or on local cable Channel 18. 

HRA Meeting Information  

The HRA is paperless which saves the environment and reduces expenses. The agendas and 

HRA files are all available on the Web (see below). Commissioners use mobile devices to 

review the files during the meeting. Using a mobile device greatly reduces costs since 

agendas, including the documents attached to files, can be over 100 pages when printed.  

Web 

Meetings are available on the City Council website. Email notification and web feeds (RSS) of 

newly released minutes, agendas, and meetings are available by subscription at 

https://public.govdelivery.com/accounts/STPAUL/subscriber/new.  

Visit https://stpaul.legistar.com/Calendar.aspx for meeting videos and updated copies of the 

agendas, minutes, and supporting documents.  

Cable 

Meetings are live on St Paul Channel 18 and replayed at various times. Check your local 

listings.
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Master

City of Saint Paul City Hall and Court House 

15 West Kellogg 

Boulevard

Phone: 651-266-8560

File Number: SR 25-223

File ID: Type: Status: SR 25-223 Staff Report Agenda Ready

266-66571Version: Contact 

Number: 

In Control: Housing & 

Redevelopment 

Authority

10/14/2025File Created: 

Final Action: Presentation on New Dwelling Toolkit: Adding a 

Housing Unit to Your Saint Paul Property
File Name: 

Title: 

Notes: 

Sponsors: Johnson Enactment Date: 

PresentationAttachments: Financials Included?: 

Hearing Date: Contact Name: Emma Brown

Ord Effective Date: Entered by: thea.gaither@ci.stpaul.mn.us

History of Legislative File     

Action:  Result: Return 

Date:  

Due Date: Sent To:  Date:  Acting Body:  Ver-

sion: 

Text of Legislative File SR 25-223
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New 
Dwelling 
Toolkit 
Overview

HRA Meeting
October 22, 2025 
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• Resource for planning 
for, designing, and 
building a principal 
dwelling unit or ADU 
in the H1 and H2 
districts

• Living document to be 
updated and added to 
over time

• Not substitute for 
Zoning Code, Building 
Code, state laws, etc.
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H1 residential
Minimum lot size for 
2 principal dwelling 
units: 3,000 sq. ft. 

H2 residential
Minimum lot size for 
2 principal dwelling 
units: 2,000 sq. ft.

Saint Paul 
Zoning Map
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Introduction
• Why should you add 

another housing unit 
to your property?

• Principal v. Accessory 
uses, buildings, and 
dwellings

• Differences between 
ADUs and Principal 
Units

7



8



9



1. Getting 
Started 
• Think about what you 

want

• Look for inspiration 
online

• Make a sketch

• Early considerations: 
neighbors, shared 
space, historic district 
rules, parking, utilities
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2. Learning 
the Rules
Determine your PIN, lot 
size, and zoning

Learn the applicable 
regulations:
• ADU Standards
• Principal Unit Standards 
• Other applicable 

regulations - design, 
stormwater, parking, 
access, fire safety, utility 
connections, short term 
rentals

Zoning variances
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3. Budgeting 
and Finance
Estimate project costs

Financing options:
• Cash and Other Easy-

Access Money
• Loans from Family or 

Friends
• Loan Types – home 

equity, personal loan, 
renovation loans from a 
lender
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4. Designing 
Your Unit
Purchasing a pre-existing 
plan set

Construction methods:
• Site-built
• Prefab/manufactured

Hiring professionals: 
architects, designers, 
contractor, land surveyor, 
engineers, plumbing 
professionals

Creating the design
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5. Permitting and Approvals

Building Plan Review Permit Process; PAULIE Site Plan Review
14



6. Construction
• Hiring a Contractor

• Monitoring Construction

• Inspection Process
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7. Move-In 
and Renting
• Understanding 

Rental Laws: 
Landlords and 
Tenant’s Handbook, 
Fire C of O Program

• Setting the rent

• Leasing your unit

• Managing your 
rental

16



Next Steps

● Upload to 1-6-Unit Housing Development 
webpage – www.stpaul.gov/1-6

● Invite staff to review and offer comments, 
corrections, and updates

● Update Toolkit as necessary

17

http://www.stpaul.gov/1-6


Master

City of Saint Paul City Hall and Court House 

15 West Kellogg 

Boulevard

Phone: 651-266-8560

File Number: SR 25-226

File ID: Type: Status: SR 25-226 Staff Report Agenda Ready

266-66271Version: Contact 

Number: 

In Control: Housing & 

Redevelopment 

Authority

10/15/2025File Created: 

Final Action: Authorization to Release the 4(d) Affordable Housing 

Incentive Program Covenant on 1048 Central Ave W, 

Saint Paul

File Name: 

Title: 

Notes: 

Sponsors: Bowie Enactment Date: 

Attachments: Financials Included?: 

Hearing Date: Contact Name: Rachel Finazzo Doll

Ord Effective Date: Entered by: thea.gaither@ci.stpaul.mn.us

History of Legislative File     

Action:  Result: Return 

Date:  

Due Date: Sent To:  Date:  Acting Body:  Ver-

sion: 

Text of Legislative File SR 25-226
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Master

City of Saint Paul City Hall and Court House 

15 West Kellogg 

Boulevard

Phone: 651-266-8560

File Number: SR 25-227

File ID: Type: Status: SR 25-227 Staff Report Agenda Ready

266-66601Version: Contact 

Number: 

In Control: Housing & 

Redevelopment 

Authority

10/15/2025File Created: 

Final Action: Resolution endorsing amendments to the 

Minneapolis/Saint Paul Housing Finance Board’s 

2026-2027 Qualified Allocation Plan; Citywide.

File Name: 

Title: 

Notes: 

Sponsors: Noecker Enactment Date: 

PresentationAttachments: Financials Included?: 

Hearing Date: Contact Name: Jules Atangana

Ord Effective Date: Entered by: thea.gaither@ci.stpaul.mn.us

History of Legislative File     

Action:  Result: Return 

Date:  

Due Date: Sent To:  Date:  Acting Body:  Ver-

sion: 

Text of Legislative File SR 25-227
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2026-2027 Qualified Allocation Plan:
Proposed Amendments
October 2025

CITY OF SAINT PAUL
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Program Background

The Low-Income Housing Tax Credit (LIHTC) program was created by Congress in 
1986 to encourage the production of affordable housing
• Program provides tax incentives to affordable housing investors

• Minnesota receives housing tax credit allocations from the IRS. The state then has sub-

allocators, including the Minneapolis Saint Paul Finance Board (Joint Board)

• Federal rules require sub-allocators set guidelines for the tax credit allocation

• Every two years, the Joint Finance Board meets to review and update these QAP guidelines

21



2026-2027 
Qualified 

Allocation Plan

• Endorsed by the HRA (RES 25-733) on May 14, 2025
• Approved by the Minneapolis/Saint Paul Finance Board 

on June 11, 2025
• Changes include:

o Expanding the eligibility of housing tax credits.
o Expanding services.
o Redefining the Equity and Cultural Integration 

criterion.
22



Proposed Amendments

We have an opportunity to take advantage of increased capacity in new federal law

1. Update guidelines to reflect the language in new federal tax law that lowers the minimum tax-
exempt bond amount issued for a project from 50% of the basis to 25% of the basis after January 
1, 2026 

2. Allow downtown housing projects utilizing HTC to be eligible for the qualified contract rule under 
federal IRS requirements after 15 years of affordability 

3. Revise the 4% LIHTC scorecard to prioritize office-to-housing conversions

Acting now ensures we can fully maximize the increased capacity and ability to help with 
additional affordable housing projects in Saint Paul
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Proposed Amendments

Increased tax-exempt bond capacity is an opportunity to create more affordable 
units, therefore providing an additional financing tool to support downtown 
projects

• Post-COVID, downtown projects have unique financing circumstances and challenges

• Having a thriving and active downtown benefits all communities in our city

24



State of Real Estate in U.S. Downtowns Pre-Pandemic
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Issues and Challenges

The pandemic led to a 
significant decline in office 
occupancy
● Abandoned office towers 

and outdated/unfit 
infrastructure

● Fewer economic 
activities

● Crime and safety issues
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Updated 
Recovery Rate 
(2024)
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Some Reasons for Fast Recovery
Downtown 
recovery depends 
on lower 
commute times 
and a lower share 
of jobs in 
technical, 
scientific and 
professional fields 

Downtowns that house 
sectors like education, 
health care, 
entertainment, 
accommodations, and 
manufacturing, where 
workers are on-site every 
day, tend to recover 
fastest, while those with 
longer commute times 
and higher densities fare 
the worst 

After work-hour activity is 
surging in many 
downtowns. Almost a third 
of downtowns have more 
activity on weeknights and 
weekends than they did 
before the Covid-19 
pandemic. Almost all of 
these downtowns are in 
the warmer regions of the 
U.S. (the Southwest, 
Pacific, or Southeast), 
suggesting that pleasant 
weather helps attract 
visitors and shoppers 
downtown

Downtown’s pre-
pandemic activity 
come from 
residents as 
opposed to workers 
when the city has a 
bigger share of its 
population living in 
very close proximity 
to downtown job 
locations

28



What Are Others Doing?
● New York:
looking to rezone areas 
to facilitate more 
conversions, with 
significant interest from 
developers despite the 
challenges of converting 
newer buildings

“The future of downtowns will 
depend on their ability to adapt to 
the changing landscape of work 
and commuting, as well as their 
commitment to long-term projects 
that build mixed-use downtowns 
with a strong residential presence" 
(Urban Land Magazine)

● Chicago:
Chicago has embarked 
on a large-scale project 
involving 10 city blocks, 
backed by over $150 
million in subsidies, with 
a portion of units 
designated as affordable

Reinvent our downtown as a 
mixed-use neighborhood
“Office-to-residential conversion is 
one big way to redefine who and 
what downtowns are for.” 
(Brookings Institution)

● Boston: 
75% property tax break to 
developers
13 buildings in Boston are 
considering such 
conversions, with a goal 
to both reduce vacancies 
and increase housing.  A 
single successful project 
can positively impact its 
immediate surroundings

"This program will help us take 
advantage of the opportunity we 
have to rethink downtown as a 
space where people from all over 
come together to collaborate, 
create, live and play," Boston 
Mayor Michelle Wu 29
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What is the Solution for Saint Paul?
Cost of Building Affordable 
Units in the Past Few Years

● In addition to bonds and 
HTCs, additional sources 
have been used to subsidize 
projects

● At least a 30-year restriction
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Reasons for the additional downtown financing tool
● Having a thriving and active downtown benefits all communities in our city

● Successfully converting empty office space into housing opportunities 
downtown benefits our tax base long term and increases population and 
economic activity 

● Would encourage affordable housing projects downtown without offering direct 
cash subsidies or taking away opportunities for other communities

Proposed amendment would be in place for the 2026-27 QAP and reviewed again in 2027 

What is the Solution for Saint Paul?
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2026-2027 QAP current language:
F. The project owner must agree to waive its rights under Sections 42(h)(6)(E)(i)(II) 
and 42(h)(6)(F) of the Code which, if applicable, would otherwise allow the project 
owner to, in some cases, terminate the Declaration after the end of the 15-year 
compliance period. Applicants applying for 9% and 4% HTC in conjunction with 
the issuance of tax-exempt bonds must agree to extend the long-term 
affordability of the project and maintain the duration of low-income/rent 
restricted housing use for a minimum of thirty (30) years

○ Requires owners of HTC projects to waive their qualified contract 
rights and have units affordable for 30 years minimum
■ 15-year compliance period
■ 15-year extended use period

Permit Qualified Contracts
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2026-2026 QAP Proposed Amendment:

● F. The project owner must agree to waive its rights under Sections 42(h)(6)(E)(i)(II) and 42(h)(6)(F) of the
Code which, if applicable, would otherwise allow the project owner to, in some cases, terminate the
Declaration after the end of the 15-year compliance period. Applicants applying for 9% and 4% HTC in
conjunction with the issuance of tax-exempt bonds must agree to extend the long-term affordability of the
project and maintain the duration of low-income/rent restricted housing use for a minimum of thirty (30)
years.
○ (1) Exception for Saint Paul projects only: For office to housing conversion

projects located in Downtown Saint Paul (bounded by I-35E and I-94 to
the north, I-94 and Broadway Street to the east, Shepard Road to the
south, and Kellogg Boulevard and Eagle Parkway to the west) project
owners are not required to waive the aforementioned rights.

● Give an incentive to developers to attract more housing investments in St. Paul

Permit Qualified Contracts
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Benefits

● Cost-effective: Provide easy 
access to private capital and does 
not take resources away from 
other programs or projects

● Fast: This policy adjustment if 
approved can be implemented 
immediately 

● Generate more affordable 
housing

● Help reset downtown as
the economic engine for the City

● Reduce fiscal stress on city 
residents (homeowners)
● Economic growth
● Cultural vibrancy
● Social infrastructure
● Job creation

Permit Qualified Contracts
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2026-2026 QAP Current Language:
In addition to the requirements of this QAP, HRA and CPED have set forth various 
procedures in the Procedural Manual (see Section VII(B), or supplements thereto), for 
reviewing Applications for the allocation of 4% HTCs in connection with the issuance of 
tax-exempt bonds pursuant to Section 142 of the Code. Refer to Section VII of the HTC 
Procedural Manual for Application requirements. The requirements set forth in Article 
VII C. of this QAP do not apply to such projects. The proposed project must comply with 
the QAP that is in effect at the time Tax-Exempt Housing Revenue Bonds are issued 
sufficient, together with any Tax-Exempt Housing Revenue Bonds issued previously for 
the same project, to finance at least 50% of the aggregate basis of the building(s) and 
land it is located on. 

○ The amount of volume cap issued must be a minimum of 50% and up to a 
maximum of 53% of the aggregate basis. 

Tax Law Consistency
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2026-2026 QAP Proposed Amendment:
In addition to the requirements of this QAP, HRA and CPED have set forth various 
procedures in the Procedural Manual (see Section VII(B), or supplements thereto), for 
reviewing Applications for the allocation of 4% HTCs in connection with the issuance of 
tax-exempt bonds pursuant to Section 142 of the Code. Refer to Section VII of the HTC 
Procedural Manual for Application requirements. The requirements set forth in Article 
VII C. of this QAP do not apply to such projects. The proposed project must comply with 
the QAP that is in effect at the time Tax-Exempt Housing Revenue Bonds are issued 
sufficient, together with any Tax-Exempt Housing Revenue Bonds issued previously for 
the same project, to finance at least 2550%, as of January 1, 2026 and 50% prior to that 
date, of the aggregate basis of the building(s) and land it is located on.

○ Need to reflect the language of the new tax law that lowers the 
minimum amount from 50% of the basis to 25% of the basis after January 
1, 2026

Tax Law Consistency
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2026-2026 QAP Proposed Amendments:

4. CREATION AND PRESERVATION
The project ensures that the federal housing subsidy and low-income housing restrictions remain in place, preserving long-

term affordability, or creating new affordable units through new construction or conversions.
1. New Construction or Downtown Office to Housing Conversion: Points will be awarded to affordable housing 

projects that are new construction or downtown office to housing conversions projects of affordable housing 
that is located

● Outside of a QCT (5 Points)
2. Substantial Renovation:

The project is a substantial renovation that preserves long-term affordability in projects with existing federal or local 
funds, in order to (1) prevent conversion to market-rate use; or (2) remedy physical deterioration of the project if 
deterioration would result in loss of affordable housing or risk of loss within 5 years. 

● Located inside a Qualified Census Tract (5 points)

Rationale: Affirm the priority given to downtown projects that create affordable housing from 
office building conversion

4% Scorecard Change
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2026-2026 QAP Proposed Amendments:

E. CATALYTIC DEVELOPMENT SITES
1. DOWNTOWN OFFICE TO HOUSING CONVERSION

● Demonstration that the project attracts and increases private and other public 
investments in the area and will activate the downtown core. (15 points)

Rationale: Prioritize office to housing conversion for projects in downtown so that they meet the 
40 points threshold

4% Scorecard Change
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Affordable Housing in Downtown
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Jules Atangana
jules.atangana@ci.stpaul.mn.us

651-266-6660
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Master

City of Saint Paul City Hall and Court House 

15 West Kellogg 

Boulevard

Phone: 651-266-8560

File Number: SR 25-225

File ID: Type: Status: SR 25-225 Staff Report Agenda Ready

266-66361Version: Contact 

Number: 

In Control: Housing & 

Redevelopment 

Authority

10/15/2025File Created: 

Final Action: PED Budget Update - Transfers DetailFile Name: 

Title: 

Notes: 

Sponsors: Johnson Enactment Date: 

SummaryAttachments: Financials Included?: 

Hearing Date: Contact Name: Nicole Green

Ord Effective Date: Entered by: thea.gaither@ci.stpaul.mn.us

History of Legislative File     

Action:  Result: Return 

Date:  

Due Date: Sent To:  Date:  Acting Body:  Ver-

sion: 

Text of Legislative File SR 25-225
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Detailed Summary of HRA/PED Transfers in 2026 Budget 

Prepared by the Office of Financial Services 

10/7/25 

The following is a summary of 2026 proposed budgeted transfers out of the HRA or PED, as 
listed in the PED/HRA budget presentation on September 3, 2025.  

For all transfers marked “City General Fund”: eliminating or reducing these transfers 
would create a deficit in the City General Fund that would need to be resolved with either a 
corresponding reduction in spending or an increase in a different revenue source. These 
transfers total $1,465,027. 

 

Transfers from HRA Operations/General Accounts: 

1. $84,322 – City Council Policy Analyst (City General Fund): While the exact origin is 
unknown, some form of this transfer has existed since at least 2006 (earliest readily 
available budget book). The HRA also transfers money to partially cover the salaries 
of the HRA Commissioners. Old budget documents suggest there may have been 
funds transferred to cover portions of City Council staff time spent on HRA items. It 
could be assumed that this transfer serves a similar purpose.  

2. $18,489 – District Council Support (City General Fund): The exact origin of this 
transfer is unknown and pre-dates our earliest readily available budget book. The 
2026 proposed General Fund budget for district councils is $1,296,267.  

3. $539,966 – Minority Business Development Review in HREEO (City General Fund): 
The transfer from the HRA to HREEO supports staff who administer the City’s 
Minority Business Development and Retention (MBDR) program, including supplier 
diversity initiatives such as CERT, HUD Section 3, and the Vendor Outreach 
Program. Without this transfer, HREEO would face staffing reductions that would 
directly impact the City’s ability to deliver these programs. 

4. $191,437 – Parks Right Track (City General Fund): This transfer funds the Right Track 
supervisor (currently held by Nardos Tesfalidet) and about a dozen summer job 
coaches and interns, supporting over 800 youth annually. Without it, the program 
would be crippled and would lose its only supervisor and 25-33% of summer jobs. 
The transfer also provides the required match and city contribution, helping secure 
additional funding from DEED and philanthropic partners. Right Track reduces 
poverty, promotes social stability, and develops skills that benefit the broader 
economy, aligning with the City’s economic development goals.  
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5. $156,991 – Fair Housing Coordinator in OFE (City General Fund):  The Fair Housing 
Coordinator advances the City’s fair housing work by supporting the development 
and implementation of policies that increase housing access, reduce 
displacement, and affirmatively further fair housing. They support the coordination 
of the Tenant Protections Ordinance implementation, including creating and 
finalizing content that informs both landlords and tenants of their rights and 
responsibilities, and ensuring accessibility of content through the City’s Limited 
English Proficiency (LEP) plan. The role also collaborates across departments and 
with community partners to advance strategies that promote stable, equitable 
housing for all residents through partnerships and community collaboratives. 

Transfers from HRA Parking Fund: 

1. $500,000 – Contribution to RiverCentre: This transfer appears to have originated in 
the Council phase of the 2015 budget process and is intended to support the repair 
and maintenance of the RiverCentre parking ramp. This transfer has not been made 
since 2019. In 2020, this amount was to be held in reserve to be used if/as needed. 
At that time it was formally removed from the RiverCentre budget with the 
understanding that a budget amendment would be completed if this funding was 
needed and available. Since then, it has not appeared in the RiverCentre budget. 
The City and the RiverCentre are assessing whether the transfer should be included 
and executed in the 2026 budget 

2. $345,000 – Parking Meter Operations in Public Works (City General Fund): This 
transfer originated in the Council phase of the 2015 budget process and is intended 
to support the repair and maintenance of parking meters. The 2016 budget book 
references a recent parking study, noting that a strong parking meter system 
maximizes the parking supply by turning over street parking and encouraging 
ramp/lot use. This transfer has not been made in recent years but will be required in 
2025 due to the financial situation in the General Fund.  

Transfers from PED Operations (City budget):  

The amounts transferred from PED to the Mayor’s Office General Fund and Office of 
Financial Services Special Fund support capacity for cross-departmental  coordination, 
intergovernmental strategy, and policy alignment. Each allocation  sustains and 
supports the ability to lead citywide initiatives coherently under the Mayor’s direction, 
linking day-to-day policy analysis with long-term priorities.  

1. $75,000 – Policy Analysis in Mayor’s Office (City General Fund): This allocation has 
previously supported the Mayor's Office in leading transit-oriented development 
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and regional coordination, ensuring economic, environmental, and equity outcomes 
remain aligned across major transportation corridors. Focus areas have included 
Gold Line and Riverview Corridor policy analysis and planning efforts. 

2. $30,422 – Policy Analysis in Mayor’s Office (City General Fund): This allocation has 
previously supported the Mayor’s Office in advancing equitable neighborhood 
growth and ensure economic development initiatives align with the administration’s 
inclusion and affordability goals. Focus areas have included expanded city 
coordination, aligning local development with community partners, and 
investments in downtown. 

3. $40,000 – Policy Analysis in Mayor’s Office (City General Fund): This allocation has 
previously supported the Mayor’s intergovernmental strategy ensuring city priorities 
are effectively represented with intergovernmental partners. It was most recently 
used to coordinate the city’s legislative agenda during the 2025 session, advancing 
an array of proposals through collaboration with the city’s delegation. 

4. $9,545 – Chief Officers Allocation (City Special Fund): This allocation sustains 
executive alignment across the Mayor’s leadership team, integrating operational 
management, communications, and policy direction under a unified framework. 
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