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Staff Report

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

Paul Property

Sponsors: Johnson
Attachments: Presentation
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3 SR 25-227 Resolution Endorsing Amendments to the Minneapolis/Saint Paul Housing
Finance Board’s 2026-2027 Qualified Allocation Plan; Citywide.
Sponsors: Noecker
Attachments: Presentation

4 SR 25-225 PED Budget Update - Transfers Detail

Sponsors: Johnson

Attachments: Summary
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Housing & Redevelopment Authority Meeting Agenda October 22, 2025

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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New Dwelling Toolkit: Adding a Housing
Unit to Your Saint Paul Property
October 2025

This guide is a resource to help Saint Paul property owners through the
process of planning for, designing, and building another housing unit on your
property in the H1 and H2 residential zoning districts. Most property owners
have the option of adding either another principal dwelling unit, just like the
existing home on your property, or an accessory dwelling unit (ADU), which is
considered a secondary unit with different standards.
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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
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over time
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Code, state laws, etc.
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How many ADUs are permitted.on a lot?
Inthe H1 End Hz rsr\dim\a\ g districts, @ mi

Uses & Buildings 101 Principal Building = One-family dwelling Main (principal) building. A
Principal Principal Use = One-family dwelling building in which is conducted
Alllots in Saint Paul have at least one principal

or main use. By Zoning Code definition, the 3 1

principal use is the main use to which the > Main (principal) use. The
premises (the lot and the buildings on it) are principal use to which the
devoted. In simpler terms, the principal use is premises are devoted.

the main purpose o primary function of the

lot. The lot's principal use is located within a < One-family dwelling. A
principal building. ¥ building designed exclusively

o
y Jfor an occupied exclusively One-family dweling
On a typical residential lot with a single-family * 24 . by one household in one
home and a detached garage, the principal use dwelling unit
and the principal building is the single-family Accessory Building = Garage | . - .
home, which the Zoning Code calls a one-family | Accessory Use = Off-street parking Accessory use o Choosing between an ADU and a Principal Unit
3l UNits are permitted on lots at l2ast 3,

dwelling. accessory. A building,
structure or use which i o : " I

e ing ndcing e a principa G

o) unit ane ADL e

the principal use of the zoning
lot upon which it s situated.

is clearly incidental to,
Accessory customarily found in U. The
Lots can also have an accessory use, building, or structure. “Accessory” refers to a building, connection with, and (except
structure, or use which is subordinate, secondary, or incidental to and located on the same zoning as provided in section 63.300) o rincipal units and one with ene principsl unit and one Sechnck. e Hstonce
Tot 25, the princinal use o which s related o oot y SNou yO ua u pancyisre he prapertywtth tun prindpal s the masimum umber of [T,
Sttt % children in their care, alsa k a . For the e
In the case of a lot with a single-family home and detached garage, the one-family dwelling is the which it is related. . . P d DU, the maximum open spoce provisions
principal building and principal use the detached garage is an accessory building, and off- street of this code, measured
paringspces, edoed e gt s anacesony L. T gage s scessry fo e another Nnousin g uni ) R et m e
family dwelling in that is assotared with by providing parking for the residents living in the home C e ! e restric unit size, h upancy, am whovegrude foces of
o e o e, like the rw:lu: d sethacks the bulding

andan DUs ar.
7 from inte [Imp and auw Additionally, ADUs are considered *freebies’ are not
Other typica accessory uses on residentalotsnciuce comesric storage n 3 barn, shed, ol room, 0] yO ur p ro p er y ! the H1/HZS minimam o area et pring cpoture Thers

or similar accessory building, and a swimming pool. ch one family dweling o

3- Introduction . . & - Imroduction

EEssssssssssssssss—————  ° Principal v. Accessory -
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Accessory Dwelling Units

Dwe"ing Units 101 Dwelling unit. A building Alternatively, an accessory du g unit (ADU) i f; Agcessory dwelling unit (ADU),

There are two types of dwelling units, principal and accessory. Both types are self-contained homes or part thereof ’I"u‘l’fh’;,;"s"”’“ durelling, and is s the one-family dwelling. On a pr one-family dwelling ’:U“;’;Zﬁ;;’ ;;f,”;;ﬁ;ffzﬂiﬂg
for exclusive and unhindered use of one household and must provide complete living facilities, md‘fm@ m’,ﬁwm and . and an ADL n \‘"’”m iz the pri elling 2l unicand the ADU s T o e D06 0 e
including a kitchen and bathroom, but it is important to know the differences too. Kitchen fuciites or the ° D I ffe r e n C e S b etW e e n a ¥ it e e e

excusive and urhindered use e principalnies are beth dwelling Unis tha are sei. s accessoy buding or tresaime
Principal (Dwelling) Units of one (1) household. Anhinderes s sehold Both dasling rypes m plete living acile €
Aprincipal dwelling unit, or principal unit, is a typical housing unit that is occupied by one i i including a kitchen and bathre
independent household and is not secondary to another unit. one-tamitydwelling 2 S a n r I n C I a

building designed exclusively

te

Its liely that you live in a principal unit, whether that be in a one-family dwelling (single-family ey . Typesof ADUs Cranmy ot
duwelling)or a building with multiple principal units lie 3 two-family dwelling (duplex) or a multiple- WA TS Attochso Casita
family dwelling with three or more units. Principal units can be the sole building and use of the n I S Carriage

lling, either as an aljd\
85 an internal unit thatis in

property or be added to a lot with other housing types. The zoning standards for principal units and Two-family dwelling.
principal buildings are determined by the zoning district. 'Albuilding desigres!
exclusively for and occupied
exclusively by no more than
two (2) households living
independently of each other
intwo (2) separate dwelling
units.

How many principal units are permitted on a lot?

Inthe H1 and H2 residential zoning districts, the maximum number of principal units permitted ona
lot is determined by the zoning district's maximum number of principal units per lot and minimum lot
area per principal unit. Principal units on a lot can be in the form of any variety of permitted housing

types: multiple one-family dwelling(s), two-family dwelling(s), and multiple-family dwelling(s). storage rm_nur

tend &
be considered ADL
because theyare n

Multiple-family dwelling.
A building, or portion
thereof, designed exclusively
for occupancy by three (3)
‘or more households lving
independently of each other
in individual dwelling units.

d

“the building
e 1as another

ADU or a garage. A detached ADUIs 3 separate bulding

and may requires s eparate utilicy m the
= =] 5 e E fi nadd additional

“principal unitina one- 2 principal units in a two-family 4principalunits i

family dwelling dwelling multiple-family dwelling

4 - Introduction 5- Iyoruction
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Should your new unit be an ora ?
START HERE!
Does your property contain an : o Do you plan on selling the new unit or the Principal unit. If youare consideringa hqus_mg ; o
existing single-family dwelling Option of a principal single-family home separately from one Detached ADUs are — NO 52‘;z‘)rzj?rﬂz‘rqldds;atchh:%SiLIJcIi‘idr::g, YES mmm— Sr':itilzoonr (;LBAFgL"C'paI
8

that you will retain or do you YES == unit or an ADU another or splitting up your lot so that the limited to 25' in height

plan on constructing one? dwellings are on separate lots? being taller than 257

NO YES NO Option of a principal
[ unit or an ADU
| |
Principal unit. ADUs cannot I

Principal unit. ADUs are be sold separately from the Option of a principal

only permitted with an principal dwelling and may unit or an ADU NO
associated single-family not be a separate tax parcel MORE

home on the property THAN

How many total adults would be hat size in square feet are you Principal unit. ADUs are

Principal unit. Combined Pl X e X h o il
living in your new housing unit NO : A considering for your new housing limited to 800 square feet or

occuga?cgﬂ_)raln?DQIand GT':EAA;EGR and?the existing single»farb'n‘\ly MORE s Op.ttlon aif aA|:>rllanIpa| unit - No more than 800 square feet GREATER oy 7596 the size of the single-

assodated single family home - No more than six or THAN 6 Rl or 75% of the associated single- THAN family home on the property,

homeis limitedtosixadults family home or greater than this? whichever is greater

greater than six?

9 - Introduction

8 - Introduction




Process At-A-Glance

Planning
1-3 months

1. Getting Started
» Think about unit types
based on your goals
and concerns
+ Look for inspiration
+ Make a sketch
» Estimate costs

2. Learning the Rules
+ Learn about your
property, zoning
regulations for ADUs
and principal units, and
other applicable rules

3. Budgeting and
Finance

Adjust your project
budget as needed and

explore ways to finance

your project

Designing
1-6 months

4. Designing your
Unit
» Hire your
professional team

» Create your initial
design and discuss
it with City staff

+ Finalize your
design and plans
for permitting

Permitting
1-6 months

. Permitting &

Approvals

Learn about the

Building Plan Review,
Site Plan Review, and
application processes

* Prepare your permit

application and
arrange a pre-
application meeting
with City staff

+ Submit your

application

Construction
6-12 months

6. Construction

« Hire your contractor

« Manitor the
construction
process, by
checking in with
contractors,
making decisions,
and ensuring
inspections are
moving along

Move-in
< Tmonth

. Move-In &

Renting

Once your project
has passed final
inspection, it's
ready for move-in
Learn about
rental laws and
managing your
rental
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1. Getting Started

Thinkabout what you want
What are you wishing to acco

s that others ha
additions
might L

make an informal roug
ks or steeps

Consider these inftial
fuestio

What d

lling units and
ting home
t, determine

12 - Section 1. Getting Stzvted

ing structurs

ipal unitwould b

tanding, det
ratedinta the Lni

13- Section 1. Getring Startert

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

ﬁ SAINT PAUL
FLANAMS ARDOHOMO
- ol

Other early considerations

Neighbors

idea to talk with them eark
e lzarnin,

Shared space
Consider what itwill be like

with you.
msintena

1
| from the Heritage P
lanning and E

action 2.
s-Building neslgnS( s

r national historic distric,
subject ta a spe v e siew, Conne ct with Herita,
Staff for helpth

u
adding
de t build

HPC and Historic District Informatien

Historic Districts and Sites webpage.

askHPC@cisfpaul mn s
+  Reserve a timeslotfor 3 virtual meetingwith
the HFCteam

14 - Section 1, Getting Started

HAINT PAUL

ng to meintain or add new parking spaces on your pr

uirements refated to
Standards for garages with dve ling unit:
1 T parking of surface parking s

n ot lines and alleys

sewver,
Section Zlenmlng(i\ekule O(herAppllruhlE
r mare information an utilit

Contacts for Utility
Infermation

Gapher Statz One Call

home duners/
+ 8170r651545.0002

Saint Paul Public Works Sewer
Liility Division

+ \ister Utilicy Division webpage
v P¥-SewerCounter@cistpaul.

s

¢ BS1ZRE234

Saint Paul Regional Water Services
{SPRYS) Engineering

wizbpage
+ B51-266-6270

15 - Sectin 1. Getring Start=r



2 SAINT PAUL ﬁ SAINT PAUL
PLAMRSNS & EGIHGAE. PLANNI MEBOHSMIO
M| orvELoPNDNT M| Demarmoa

Maximum Lot Coverage for All Buildings (percent of the lot) {Sec 66,231y
The mazimum lot coverage for all buildings establishes the maximum percent of the lot area that all Lz amergs
bwildings, including principal and acceseory buildings, are parm tred 1o cover, The maximum lof coverage for 0

all buildings is specified by the zoning district that the property is in

2 I e a I n I n This number is calculated using all buildings' footprints divided by the lot area {see above), multiplied by 100
([ ] Go backto Section 2. Learning the Rules - Determine your lotarea to review how to determine your ot

area for the purpose of applying lot coverage

Porches, decks, and other proje ctions may be subject to maim um lot coverage and are regulated by Sec
£3.105 and 63106,
e u e s ing District | Maximum lot covera
r

2. Learning the Rules

Understanding how to determine what can be built on your property based on its
size, the zaning district your property is located in, and the zoning regulations that
apply can be helpful early in the process. Consulting with your design team and dity
staff late will ensure your project follows the applicable regulations.

248

Find your Parcel ldentification Number (Parcel ID/PIN)
All properties are assigned a unique 13-digit Parcel 1D or PIN. It iz listed an your
propefty tax billand can also be found using online mapping resources, Ramsey
County’s Map Rarsey and Saint Paul's Zoning Map. Enter your address in the.
search bar and click your praperty on the map. In the pop-up box, you will find
your Parcel 1D and links to mare permit and tax information.

[Hz 50% |

Determine your lot area (size)
If you intend on constructing a new building. a detached ADU or principal unit. you
willneed to get the property surveyed by a Professional Surveyor to determine

exact dimensions. Lot Area Calculation Example

Lot Coverage Calculation Example

Determine your PIN, lot

alley = Lo area for pUrpose of applhing lo

However, estimating the Iot area can be helptul early on.
Ifyour lot is located on a public alley. one-halt of the width of the alley adjaining.

Lot Wicth « Lot Depth = Lot Are:
fa 114 SEDsquarefee( LotAres

the lot is considered part ofthe ot for the purpase of applying ot area, ot 1421 Alley Width « Lot Width = Area of one- . . coverage
coverage, and density requirements half of thewidth of the slzy S I Z e a n Z o n I n + 5,200 54 fr. +300 5q fr. = 5,500 5q.fr
Lot area can be estimated using Map Ramsey <42 K 16,8' <40 = 336 square feet 7

Search your address BPrincipal building foctprint - Garage or

View "GIS Layers® by clicking [lagll at the top right and check “Lot Infa” 4560 5qUare feet + 136 square feet = 4,856 ey Bl ) e
Use the measurements shown on the map and/or use the Measure: square Feet of tatsl ot area far the purpose purpose Efvfapi\ybmlgd\ coveragel]x 100 = Lot E
ool m determine the width and de pth of your lot and the width of of applying ot area, lot coserage. and density “.‘"’E’;fgsgff‘t ‘5“‘1‘2‘5&!/!5,5%5!} o 20 jot dapth

requirsments

the adjoining alley, if applicable.

100 =227%

Learn the applicable
P regulations: R
- ADU Standards

SAINT PAUL Principal Unit Standards - BT

Other applicable

regulations - design, R

key rguiations. In general, parking shauld be accessedfrom the alley
if there is one and for properties without alleys, curb curs must be

stormwater, parking,

Paving Material and Meximuim Lot Covevage for suvface parkin gf

access, fire safety, utility B S gt parng s s

paved with standard or pervious asphalt or concrete, or with brick,

g St deits

Corner Lot Example Interior Lot Example

NI SETRACK FROM M SETEACK FROM
sog wopcary L SHONGA (6T LS

PSS T

Sl

conerete or stone pavers, or material comparable tothe adjscent street

connections, short term

The total amount of paving for surface parking spaces and driveways for

lots with Upto & principal dwielling units is limited ta;
rentals

Lots adjaining a public | 10% of the lotarea
alley and cormer lots
|AHuthErIuts |15% of the lotarea ‘

L

Yards are open space on the same lot with a princip building, and from the
ground upward.

Required yards are the portions of the yard that extend along a ot line ane to a Gepth or width specified in the yard Z o n I n g Va r I a n C e S Drivewsy standards for Iots with up to4 principal dwelling units.

setback minimum {580 62308
Diriveways must be minimum of & feet in width or driveway pavement
may be limitedto wheel tracks atleast 2 feetwide

€—> Mminimum yard setbacks are the minimum front, side, and rear yard depths of a lat, established by the zoning district

Driveways thataccess a public sreet ina front yard are limitedto a
width of 12, except that driveways may be up t 2 wider thanthe garage
door within 30° ofthe garage door and a driveway Up to 20°in width is

permitted to meet fire access requirements.

35 - SectionZ. Leaming the Rules - ADU ZoningStandards 35 - Section 2, Lesming the Rules.
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ancing Options

As with any sort of substantial
construction project, financing will

most likely play a role in your project.
Many homeowners use a combination

of sources to finance their new unit,
including savings, funds from family, and/
or loans. It is strongly recommended
that your financing is in place before
construction starts, and if you are
applying for a loan, secure your financing
before you apply for permits. In some
cases, the potential rental income you
gain from renting the unit out can be
factored in since it will help you repay
loans.

Cash and Other Easy-Access
Money

Many homeowners use assets like cash
savings or stocks to pay for some or all
construction costs. Some may also choose
to withdraw retirement savings from an
account like an Individual Retirement
Account (IRA), 401(K), or 457(b), which

Higher income

Cash savings
Cash-out refinan
Home equity loan

Home equity line of
credit (Home equ ty
line of cre

0)

Lower income

Cash-out refinance
Home equity loan
HELOC

Minnesota Housing Finance Agency
Fix Up Home Improvement Loan
Program

Cash savings
Renovation loan

Traditional financing s likely.
unavailable
Loans from friends or family
Minnesota Housing Finance Agency
Fix Up Home Improvement Loan
Program

Loans from Family or Friends

Some homeowners borrow from family or friends. This can benefit everyone if
the person lending earns interest and the person borrowing pays less interest
than they would on the market. The terms of loan and how it's structured is up
toyou and the lender. The loan could include interest or not and be repaid in

usually includes an early
penalty or tax on the borrowed amount.
While this can be a viable option, it should
be considered with caution

SAINT PAUL

FLANNFIS & 20N 0D
[

Loans froma lender

If yau think you maywant to borrow money from a lender, youll
need o figure out how large a loan you qualify for andfeel
comartable with. Lendsrs Usually require £quityfrom your homs
and enough income to make payments. This section summarize
several options for obtining a loan, but it could be helpfulto
CONtact @ Mortgage broker or @ bank early inthe process, explain
that you are considering adding @ housing LNt to your property,
and ask about loan optians. Brakers and lenders are used t getting
questions like this and will be happy to talk. There is no obligation

and no cost for an initial conve rsation.

Finding a broker or bank

If you are going to get a loar, you will be wor king with a mortgage broker or bank. Like marty other aspects of adding a new housing unic
1o your property, ane size doe s not fit all. Itis impartant to contact different brokers and lenders to figure outwhat works best far you,

or a lump sum. The loan could be informal with a simple handshake,
but it's recommended to have the terms of the loan formalized and have a lawyer
prepare a contract. There are companies that offer loan agreement templates or
can help formalize the loan agreement and even administer payments if you want.

Search online for terms like “formalize a family loan agreement”

42 - section 3. Budgeting and Finanding

depending an your income, home equity, and cre dit scare

Martgage brakers shop around 1o find you the bestoptions and are not sMliated with a specific bank of lender. Benefits of choosinga
broker to helpfind a |aan is that theywork with a variety of lenders and loan prowiders and are required by Bwto offer you morgage
products that are in your best interest. They can save borrowers time and effort by finding a variety of potential lenders, some af which
youmight ctherwise not have access to or know about. To find a mortgage broker, start by asking friends, neighbors, and folks in your
social neturark far recommendations. You can also reach out tolocal real estate agencies since they usually have lists of morgage brokers
who have done work for their dients. Minnesota Housing offers a statewide lender directory of lenders that itworks with to provide
homeswnership and home improvement loans.

Banks and credit unions provide a variety of loans to finance your ADU by using your home equity: A benefic of chaosing a bark to help
find a |oan, espacially i you have an existing relstonship with one, is that ey May be able to Gffer you & rate of products that cannat be

ather by a broker or other banks,

Tafind out more aboutwhat banks can provide, start by talking with your current mortgage compary or bank. It can slsa be helpful to
contact other banks aboutwhat they tan offer. Conside r local Banks and credit unions that may be more fa millar with finanding options.

for small hames, ADUSs, and small-scale multi-family properties

43 - Section 3, Burlgeting snd Finen cing

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

ﬁ SAINT PAUL
FLANAMS ARDOHOMO
- ol

Personal loan
Mot everyone has lived in their home long =nough to tap into equity. IF that's the case for you, consider taking out a personal loan for
hGMe IMprovements tht dogsnT require your homs ar car as collstaral, Some lenders will allovto apply for Up t 550,000 o 100,000,
depending on your credit score and ather credic quaiifiers.

Renovation loans from a lender

If you are planning to purchase a home and ConstrUCE a new uniton the property, there are some fe deral renovation loan programs to
finance bith the pUFChae of 3 Hom e along with renovations through a single mortgage, based on the increased prope rty valuz after
renovation. These programs are also available for those looking to refinance an existing mortgage and make im provements, renovations,
or repairs to @ property.

The Fannie Mae HomeStyle Renowation Loan and the Freddie Mac CHOICERe nowvation loan allows lenders to sellthe loans to Fannie Mae
and Freddie Mac, government-sponsored enterprises and called the FHA 203(} loan is ba cked by the Federal Housing Administration
{FHA). ¥ou can't barrow from the ertries directly, BUEYDU can find a lender wha offers their loan products. Start by ailing local banks,
credit unions, and mortgage lenders to ask what producs they offer, and if they don't offer what youre looking for, ask if they can
recammend a lender that does,

The_Eannie Progeam offers a mortgage that
can be usedto purchase a singlefamily home and construct one “Accessory Dwelling
Unit or ADU" or purchasing a duples, triples, of fourples. Fanriz Mae defines ADUs a

Iile differ ently from howthe Saint Paul Zoning Code defines them. According ta Fannie
has, the ADL can be addedto, created within, or detached from the primary dwelling
and mustbe subordinate in size to the primary dwe ling and have separste living 2 cities
and means of access. Whether your new unit is an ADU or principal dwelling uni by Saint
Paul’s definitions, it could meet Fannis Mae's ADU standards if it is smaller in size than the
principal ane family dweling andyou anly intand on constructing one additional unit an
the property. Additionally, the loan allows the property awner m add a unitthrough the
corwversion of a single-family home into a duplex. Benefics of the HomeStyle loan include
that it &llows barrowing of Up to 75% of the as-completed sppraised valus of the property,
interest rates that may be lower than a home equity line of credit or personal loan. A
drawback i that you must qualify for the mortgage without considering any rental income
from the ADU

o Fannie Mae®
HomeStyle*

on 3, Burt geting and Fincncing
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The Fredrlie Mac CHOIE] M ortgage Program offers a mortgage that can be
used to purchase & 1., 2, or 3.unit property and construct one *ccessory Duelling Unit or ADU" that s
part of the main home o in a detached structure on the property. In Sairt Paul, ADUs are only permicced
with a single family hame, but & new principal unit could be constructed on 2-, o 3-unit propertywith
this loan if the principal unit meets Freddie Macs ADU standards for being subordinate in size to the
principal units. Additionally, the loan allows the property oaner tadd a unit through the conversion of a
single-family hame imo a duplex. Benefits of the ChoiceRencvation loan include thatit allows bor rowing
of Up T 75% of the as.completed appraised valug 0T the prope My, interestrates that may be (ower than a '

home equity line of credic or personal loan, and rental incame from the AL that is paired with a single-
family ham e property can be considered as qualifying incom e for the mortgage

The EHA 203(k) ReRaRlIation |nan PYOgram offers s renouation mortgsge insured by the Federal
Housing Administration {FHA}, part of the LS. Department of Housing and Urban Development {HUD}
that can be Used to purchase and finance rencwations an an eligible one- t four-unit property and
construct one attache d ADU or add a unitto the property by converting the existing dwelling inta a mui-
unit dweling.

FrgadieMac‘

CHOICERenovation®

Akey requirement is the i of an FHA 203k consultantwha oversees the entire process, fram
reviewing the contractor’s estimates to ensuring that the work is completed to FHA standards. While
thiz added cuersight prowvides security and assurande, it also adds complexity and tme m the process.
Benefits of the 203{k} loan thatthere is no maximum amount of renovatian costs, it may affer more
leniert qualifications, such as a lowrer cre dit score requirement, than other renavation loans, rates
miey be Iower than an unsecured personal loans or credits cards, up to 75% of rental income from the
addrional unit can be considered as qualifying incom e for the mortgage

Minnesots Housing Finance Agency{Minnesota Housing) offers the Fix Up Home mprovement Loan
Prograin throUgh @ participating l2nder. The 10an can be used to finance improvem ents to single family,
dupleztes, tripleses, and fourplexes and construction of an ADU. Allowing borrowers earning an income
up to §185,700 in 2025 to barrow Up to 175,000, the Ioan requires na down payments and ittle to no
equity in your home required Fize d interest rates and extended re payment terms of upto 20 years
means monthly payments that may fit your budget

MINNESOTA
HOUSING

12
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Construction methods
There are tuo methads of constrUCtion For ConStrUCing your project. Both have pros and cons, so ta helpyou decide, i helpful ta have
ideas about what you wart, like the level of cUstamization you want and how the housing LRi will work onyour property, in addition to
basic unit characteristics

Site-b

Site-buitt buildings are traditions I constructed
from scratch on your property. Also called
“stick-bUiltY, this CONSErLCTIoN process starts

with constructing a foundation for the new
building or additon followed by constructing the
building piece-by-piece on top of the foundation.
The foundation options are typically a full
basement, crawispace, or slab-on-grade. Site-buitt
construction allows for maxirmum customization
ofthe urit to accommodate s pecific design
preferences and for minor changes to be made to
the design throughout the construcion process.

Prefabrication invahves constructing building components off.site in & factory,
transporting them o your propery, and then assembling them on-site.
Components could include a fully Manufactured home, prefabricated walls,
or other pre-engineered, modular building systems. Buildings need to be
built to the requirements ofthe Minnescta Residential Code and Minnesota
Building Code for permanent occupation, which includes being affived to

an approved foundation system. Choosing this construction method will
allawless unit custamization, but it can resultin a significantiy re duced
construction time and lower costs compared to stick-build construction
There are companies that specialize in offering different models of
prefabricated homes. Some will prowide a “turnkey” service and parmer with
& builder, who can help with permitting and utility hoakups, prepare the sit
for building, and construct the foundation and unit. Otherwise, youll need m
hire additional profe ssianals to help

o )

SAINT PAUL
" oema

Hiring Professionals
Planning for, designing, and building a new housing Unit onyour propertyis a complicated feat Although you can technically construct
a news LRIt on your property as an owner builder, ata minimum, mosthomeowners hire a licensed architect or designer and a
license d contractor, or team. Additional p like @ land surveyor and engineers may be required based on the
characte istics of your property and the type of housing unit you're constructing. These experts can be the keyto getting your project
spproved quickly, managed efficiently, and buikt cost-effectively.

Generally, the costfor design services will be about 10-20% of the total construction budget. Design costs U ny with every project
depending on the scope ofwork and the type of services provided, and design professionals use a variety of methods of structuring fees
Orie method is charging a fixed fee that s derarmined based on project nads, and if the projectrakes meors lese time to complete, the
prices do not change. Alternatively, design professionals could change an hourly rate and billyou for their hours and may or may not
include a“not to exceed” amourt, which is the agreed upan maximum cost for esch phase ofthe project, The contract should identify the
total contract amount, start and stop dates, snda payment schedule with details on completed work in exact dallar amaunts. Youmay
Want to haue a lavsyer review it to make sure all your concemns are covered before you S gn.

Architects and Designers

These professionals will assess your property's layout, zoning regulations, and utlity connections

o create & plan that maxinizes space whils mestng local raquirements. An architect is @ design
professionallicense d by the state that plans, designs, and oversees the CoNSTUCHON of buildings.
Archine crs take legal respons bility for their wark and pravide a range of services, including full service
support from start to finish. Depending on the design, architects are nat necessarily required for a new
single-family home or ADL, addition, of @ two-Unit bUilding, bUt their expertise can be imvaluable and
can often save you moneyand siress inthe end. A designer tends to have some sort of architectural
education, training andfor experience or may be self-tanght. Designers are not licensed like architects,
and anyone can call themsehies 3 designer. Services provided vary, 5o be sure to ask abouttheir
experience with residential and ADUs,

The prafessional membership association for architecture professionals, the American Institte of
Architects {Al&} Minnesota Chapter, maintains a sear chable dire ctory of Minnesota architectural firms that you can filcer by location,
discipline, building type, and more. The National Assaciation of the Remodeling Industry of Minnesots also mairtains a business
directary of their mambers, including architects and designers. You can also talk With n ghbors of friends that compizted an addition or
renonation t askif they have an archite ct or de signer that they'd recommend

49 - Section4, Designing

ﬂ SAINT PAUL
FLAMNIS ARDONOSEO
M comormon

Prefessional Land Surveyor
Aland surveynr is licenszd by the state to evaluate the legal description of your propertyand refate d
records and performs land surveys which describe, map, and locate land ownership boundaries and
corners, features, and improveme s of a property. A survey is necessary if you plan to construct a
new detached Lnic or the proposed addition toyour home is near the praperty line. The cost of a
property survey depends on mary things, bt an estimate and time schedule will typically be provided
in writing by the land surveyor.

Tofind a professional land surveyor, contact ocal realtors, lenders, title insurance comparies, and
attorneys. The hinnes cta Society of Professional Surveyors maintains a list of firms thatare members
of their organization. Vou can alsa search “professional land surveyor® online and make sure that they
have re sice rtial experience. ;

. Designing
our Unit

Engineers
Engineers are licensed professionals with specialized training in @ technical expertise. A chl, srucural,
mechanical, andior electrical engineer might be included in the professional project team to ensure
compliance with codes and regulations. Ciil engineers address iss ues related to sail stability,
drainage, and other environmental factors, while structural engineers are responsible for ensuring =
the building can safely suppart loads. Me chanicel and electrical engineers forus on the systems within |
the building, such as electrical, heating, ventilation, and air conditioning Your architz cvdesigner and

contractar or design-build firm will help you dete rmine when engine ers should be involved and may

bie alble ta provide recommendations. The American Council af Enginearing Companies of kinnescta |
provides @ fist of com panies that provide residential structural engine ering services.

Purchasing a pre-existing
plan set

Plumbing Professionals
Depending on the type of housing unit you are considering, you may need to hire a plumbing |
profes sional ta figure out how the unit will cannection to the existing sanitary and water system
Remember that the Minnesota State Plumbing Code require that uery buiiding has fts san ‘
independent water and sewer conne ction. To be permitted to connect utilities through the principal |

unit, approval of an alternate to the Plumbing Code is required, which requires help fram a Master
Plumber ofthe shop that will be performing the wark or 8 Minnesata-licensed Engineer.

Construction methods:
« Site-built
* Prefab/manufactured

Sedion4, Desgring Your Uni
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In Section 1, Gerring Started, you considered what you wanted inyour new housing unit and maybe
even created an informal sketch of the plan for your property. Nows the time to share what you have in
mind, and you will work with your design team to consider size, use, layout, specific project needs {like
storage, a garage, porch, etc, archicectural style, and privacy.

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

Design considerations
Although you are designing your new housing unit to work for your current needs, the needs of you and
your family will most likely change over time. it may sve ntually house a parent, grandparent, you inyour
retirement, or & friend ar tenantthat has additional needs. It a good idea to consider designs nowithat
incarporate universal desigr, accessibility, and visitabiliny standards that anticipate residents' and gue sts”
changing housing needs and are inclusive of all physical and cognitive abilities. Consider fe atures ke
accessible bathrooms, wider doorways and hallways, no-step entrances, and ope n floor plans thatwil
help you in the future. Talk with your design team about howsto future-proof your new housing unit

Conceptual drawings

In this initial phase, your designer will take measurements of your property and develop a schematic
design or conece pt drawings, of the housing unE, floor plan, and its relationship to the main house and
yard, ina site pian. Concept drawings are usually quick and inespensive and can help youfigure out what
you want. Thirgs like construction casts and meeting zoning regulations should be discussed atevery
stage, 50 i your designar dosnt bringthem up, you should.

Department of
Planing and Econonic
Deevelopment Flanning

Consultingwith City Staffon your Design

Onice you have an initial design and a sice plan, its a good idea to discuss frwith City s@ff Bring your
architect or designer and intial designand use this time to ask all your questions. Staffwill be able to
idertify potentis| issues, additional regulations tht need to be met, and necessary oning applications
like variance s

Creating the design

4 E00d place to Start is through @ consultation with Planning Staf in the Planning and Econamic
Development Diepartm ent{ PED} by reserving a timeslat for 2 virtual meeting

53 - Section4. DesgningYourUnic
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Permit Process

ur contractor can appl

ing Unit - Hom

PALILIE will v
required supp

taining a general building permit fo 3
0 require trade permits, awvailable thr

rits and Inspe bpage
cal Permits and Inspections webpage

The in
contact 051 in s pe cifi
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Contact Infarmation

+ DSl Building and Construction
webpage

+ PAULIEwebpage
+  dsi-informationand compleints@
Listpaulmnus

L=l Call Center
657-266-8980
730 a.m.-4:30 p.m. Manday through
Friday
Cosed B-88.m. the first Tuesday of
BVEry month

D&l Customer Lobhy

375 Jackson Street, Suite 220, 5aint
Faul, MM 55701

8 8.m.-4 p.m. KMonday through Friday

8a.m.-4 p.m. the first Tuesday of
BvEry month

A SAINT PAUL

ahtd | PLANNING & ECONOMIC
MMl | DEVELOPMENT

Site Plan Review (sec 61.400)

Site Plan Review (SPR) is required prior to any
permits being issued for projects involving more ti
three dwelling units, one- and two-family dwelling
development on lots of a certain size (larger than
1-2 acres), projects on a slope greater than 12%,
and cluster developments, so it's not very likely that
adding a unit to your property will trigger the SPR
process.

EMAIL NOTIFICATIONS

The Department of Safety and Inspections (DSI) Site
Plan Review staff manages the SPR process and their
webpage contains an overview of the process, from
preliminary meeting to final approval, and other
helpful resources.

Sopiant et o Sha e i

Once your design team is ready to apply, SPR staff is
available for one preliminary, pre-application virtual
meeting. Expect to discuss the requirements for
submitting a complete SPR application.

Contact Information
Site Plan Review webpage

SitePlanReview@ci.stpaul.mn.us
651-266-9008

DSl Zoning, 375 Jackson Street, Suite 220,
Saint Paul, MN 55101
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ACTIONS

PRELIMINARY REVIEW
MEETING
E
D i
D
0

UBMIT SITE PLAN
REVIEW APPLICATION
SUDMITPLANS
REVIEWERS ASSIGNED
(CONDITIONAL APPROVAL
Lt

SITE PLANS UPDATED.

|

b
=

|

winy
|
al
!
of
ol
SITE PLAN REVIEW
EETING
GRANTE!
ol
EVEWE]
.

UPDATED PLANS
REVIEW!
FINAL APPROVAL
AN

ol
|
(QUTSTANDING FEES PAID

ol
|

STANIPED PLANS AVAL,
FORDOWNLOAD

Site Plan Review process

DETAILS

5. Permitting and Approvals

= Building Plan Review » Permit Process; PAULIE = Site Plan Review
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Monitoring construction

Once your contract is signed, your contractor will start work according to the schedule you agreed
upon. While your contractor will lead the construction process, as the property owner and client,
you also have responsibilities:

6. Construction

Construction Stages
é\ site preparation:
&> 5 months

Foundation:
0,
rewmpy 1 month

uld d to 24
Fthe unitand site Communication - Keep in touch with your contractor and schedule regular check-ins on a
weekly basis

onitoring - Regularly walk through the construction area to monitor the quality of the work
and make sure the work is progressing the way you expect.
Decision making - Be prepared to make decision about the details like light fixtures,
appliances, and other materials and finishes, in a timely manner so your contractor can stay
on schedule. Walls, roof, doors:
Adjustments - When unforesﬁen circumstances arise (like impacts related to the availability 1-2 months

materials, regulatory chan esign modifications), a change order or amendment to
the existing coneract hat modies the o ginal terms, would be 1equired. It can be iniisted by
any part involved in the construction project, including me owner, general contractor, design S A Plumbing and
team, or subcontractors, and all project stakeholders must approve the proposed changes. el {2 meniis
Inspections - Although you contractor will usually arrange the required inspections, it is
your responsibility as the property owner to make sure that the inspections are conducted as
required at each stage of the construction process. ({\ ;r:;';: 3:-::°nm
- Fixtures and
"'L B finishes: 1-2months

Final touches: %-2
B2 o

Startwith getting bids
designer and
alist

6. Construction

Traditional construction will take 6-12 months, though this varies heavily depending on your

project design, property, and other issues like utilti
e tm requestinga certificati

their insura e . Make sure workers

Any changes to the original agveemen(should be reflected in a change order form that is signed
damage, and \latu\rt, are include d

both you and the contractor that d ic change and any corresponding adjustment
to the price or timeline. Be aware that some changes, such as changes to the size or height of the

L mimended th bids structure, may require City review.

't
be shy in asking erstandall ms details unm ° H”H
n npsre bids Irmg a Lontractor For an addional fee, your designer may stay on board to consulton astminute substitons
that might arise. Your contractor may have questions and can also suggest construction cost
savings related to the design.

57 - Section, Construction 59 - Section 6. Construction
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« Monitoring Construction

Generally, there is a trade-off between experience and cost; less expensive
contractors may have less experience, while those with more experience tend
to charge more. Check their references and ask to see photographs of their
past projects. Consider their communication style, if you think youll work well
together, and whether they understand your goals.

Inspection process
Things to include in Contractor's

Contract
Contractor’s license number, name, and
address.

several times tc Cerificate of ocagancy, A
doaumentssued by the oty building
officiol urder the cuthonty of

ot Stote ond oty building codes

ensure it is t-.-mg it h gln:
might nspect o g wiher the
building i fram ed

The Contract

Your contractor should present you with a contract to formalize your
agreement. Review the agreement carefully to make sure understand
itand agree with all the terms. In additions to outlining basics like costs
and schedule, contract should be specific and detailed and include lists of
materials, subcontractors, suppliers, permits to be obtained, and state law
also requires licensed contractors to include performance standards and
information about the state's statutory warranty

327A) in their written contracts.

Additionally, make sure that it is clear how added work will be handled and
what additional budget you might have to respond to needed changes. If you
are unsure about any terms, you can always contact an attorney to review

it before you sign. The Minnesota Department of Labor and Industry also
provides a 151 ’s G a with
alot of helpful information as well as a list of licensed residential contractors.

The payment schedule should be a dated plan that shows when you will

ayments chd on construction completion milestones. For example,

0% after the building enclosure is complete and 25% once

the exterior finish carpentry is complete, and its a good practice to withhold
10% of the total project cost until all work and inspections are completed. In
Minnesota, there’s no set legal limit for contractors to ask for up front, but a
modest deposit of 10% to 159% is common, and contractors should never ask
for more than 50% up front.

58 - Section 6. Construction

Total project cost and schedule of

Start date, timeline, and completion dates
List of work to be accomplished
Materials to be used, including brands,
colors, styles, and model numbers when
possible, and material suppliers

Building permits.

Work to be subcontracted to other
professionals (such as plumbing or
electrical)

Change order clause stating that the
contract cannot be modified without
written consent of both parties
Holdback clause that allows witholding
payment until sometime after the job

is completed, allowing time for the
homeowner to inspect the job

Plan for cleanup and removal of material
and debris and protecting property and
landscaping

Source: A consumer's guide to Hiring o Residential

Industry

The Departmet of Safety and Ing

Inclicabng @ Rewly coRstCted or
SuBs toytinily vefs b iitared structre

. b, s, at the birme of inspection, code
ally,

et upinspecti
yand fnd e assigne nEu\I:\ns Hleatrce|, Residanta) Fre

compiiang, hobitabie ord otherwise
ragets oll requirements for its

intonded Lse.

Hsd the City Building Off cial will
< thatthe structure that
h

DSl Inspection Information

PAULIE webpage

D5| Construcion Inspectors,
Inczractive Kap

) - Section®, Constucton

dsicomplainrs@rl spay mo s
D51 Main Office/PermitDesk
£51-266-8388

BLilding Inspectors' Office: 651-
2669002

Fax: 651-266-9098

375 ackson Street, Suite 220,
Saint Paul, MR 55701




ﬂ SAINT PAUL ﬂ SAINT PAUL
BLANNNS & RS0H 000 FLAMNIS ARDONOSEO
= M comormon

7. Move-In and Renting

u . 5 wpltz
f a - o o
1 laws, finding and managing & tenant, and pro
perty helps to ensurz a s

Five cevtificate of occupancy. A donsment
orerablera ssued by the depatment of safety
oyl I peCtions IRGICRg the exis0Rg SCe
comyplies with ai state ond locat sofety codes
aowing irs Use 05 o commertial building or for
residentiol pocwpancy. Buidings ord dwelings
connot be orclpied or sed Without o fire
certificate of oroupancy.

Minnesota Attorney.
General Landlords

and Tenans Bights

Handbook
r rental unit a geafee Department of Safety

2 you selectatenant, 4 colle ctthe fifst MORtHs rent and the e en the ‘andinspections Rentng
- I Y ity edasingle e Properywebpage
. Move-In i
g of . e i>'< ENer; = 2|
i e an
: <

Dffice of Financial
Empawerment Fair.

Understandmg Rental Laws
! Housing we bpage

Managing Your Rantal
n a\amrsqw 3 v d re pair, and free of health and safety
r unit well-maintained and keep your tenant happy.

and Renting

Centact Infermation

Residertial Are Cof O webpage
Landinrd 16 webpage

D51 Fire Safety Inspection Division
+  75]ackson Street, Sufte 220, Saint Paul,
i habitable and suiable < be aul re MH 55101
I

,
.
« Understandin s g v s

that aII buildings, with the DS| Code Enforcement Help Desk: de n ;p v I 'm_mw:l [P'er’r(lﬂ rental properties after 2004, sider maintaining a

upiec dup F VE BMNC dsicomplaints@cistpaul.mnus, 651-266- o -ama\‘tan-ﬂ
S s Rental Laws
i i e e e I 5] DS\ Landlurd'\ﬂ'\ Dsl-Landlord107@ . "
or a si cou cistpaulmnus, 651-266-8588 '
lenant's Handbook
I

Fire C of O Program
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Obtaining a C of O involves an application, fees, and inspections. After each inspection, your

property s assigned a letter grade (A-D) that corresponds to the number of years (1-6) before Top 10 Residential Code
the next inspection is required. It's recommended that you conduct a pre-inspection of your Violations

property for common maintenance issues and review the

Maintenance with preventative maintenance solutions. It's important to know that you can
improve your grade on your next scheduled inspection if there are fewer or noviolations
found. A better score means fewer inspections and fewer fees.

Setting the rent

Carbon Monoxide alarm
or smoke alarm missing
orin anincorrect location

Egress windows blocked

« Leasing your unit

Sleeping in the basement
without an egress.
window

Setting the Rent

Maximizing the rent you receive as a landlord is often not the only consideration, as setting a
fair rent a bit under market rate will help you attract and keep good tenants. Consider pricing
your unit's rent so it is affordable for the local workforce and families who may not be able to
afford high rents. Housing is considered affordable if a household is paying less than one third Storage too close to water
of their income on their rent. If you financed your construction with a loan, consider the loan heater or furnace

length, interest rate, and reserve funds you might need to cover repairs or upgrades in the Improperly vented dryer

future. : Ad:iar;:s m-ssm; on ° M a n agi n g yo u r

The Rent Stabilization Ordinance aims to address a shortage of affordable rental housing in 8a

Saint Paul and ensure all residents have access to afforcable housing. The Ordinance limits - Peeling paintinthe

residential rent increases to no more than 3% in a 12-month period. However, this limitation bathroom re n ta |
on rent increases does not apply to newly constructed residential rental properties that were

issued their first building certi‘icate of occupancy after December 31, 2004. mpioperiondisl

Use of multi-plug
adapters

Leasing your Unit

Typical metiods for advertsing rntalsincude postng a descipton of your unit 0 3 rental

g website like Craigslist, Zillow, or Apartments.com. Many people aiso post to social media
Dlallor ms like Facebook or Nextdoor, where local community members may have created a
group page for people looking for housing in your area. Along with word of mouth or posting
your rental online, you can also contact nearby schools, faith communities, or other similar
locations to see if any teachers, staff, or community members are looking for housing.

62 - Section 7. Moveln and Renting

Improper use of
extension cords

Source: DSI Owners Guide.
for Improving Residential Fire
Inspection Grades




Next Steps

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

e |nvite staff to review and offer comments,
corrections, and updates

e Update Toolkit as necessary
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2026-2027 Qualified Allocation Plan:
Proposed Amendments

October 2025



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.
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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 23



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

Figure 1. Downtowns are characterized by office space
Real estate inventory product mix of the largest 30 U.S. metro areas, 2019

80%

= [
Office Retail Multifamily rental For sale housing
W Cowntown Other walkable activity centers
alysis of CoStar data adapted from Loh and Metropolitan Policy Program

raffic Ahead 2019 at BROOKINGS
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Issues and Challenges

Downtown foot traffic recovery, spring 2023

Total unigue downtown visitors from March -May 2023 as a share of the same season in 2019
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Downtown Recovery: Working Hours vs. After-Work Hours

® QOverall downtown recovery rate
M Recovery rate during typical working hours (8am-6pm, Monday to Friday)
< Recovery rate outside of working hours
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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
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What Are Others Doing?

e 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
commitmentto long-term projects
that build mixed-use downtowns

with a strong residential presence”

(Urban Land Magazine)

e 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

e 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)
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What is the Solution for Saint Paul?

Cost of Building Affordable

. . 892 E Tth Street (PPL) 9% $ 7,793,205.00 ARPA and Temp TIF
U n Its In the PaSt Few Yea rs Marshall Ave Flats (Pak Properties) 4% $ 5,147,408.00 HOME and Temp TIF
Harbourline Apartments (Buhl) 4% $ 2,222 897.00 ARPA
° In addltlon to bonds and Dale Street Townhomes 4% $ 1,000,000.00 CDBG
HTCS, add |t|ona| sources Emma Nortt.JnIRestoran Waters 4% $ 444 339.00 Pooled TIF
s Nellis Francis (PPL) 4% $ 537,516.00 Pooled TIF
have been used to subsidize Soul (Shafer Richardson) ms 785000000 ARPA
p I’Oj ects 1222 University (JB Vang) 4% $ 3,283 ,472.00 Pooled TIF and ARPA
PY At |ea sta 30_yea r restri Ct| on 520 Payne (JO Companies) 4% § 1,433,000.00 Pooled TIF
Parkway Apartments 4% $ 1,500,000.00 HOME
West Side Flats 4% $ 990,000.00 HOME
Rice Street Flats 4% $ 1,500,000.00 HOME
Thomas Ave Flats (MVWF) 4% § 1,300,000.00 HOME

Millb Apartment
liberry Apartments developer fee waiver

Legends at Berry developer fee waiver

Balsam on Broadway developer fee waiver

The Morrow (University/Fairview) pass—through grant
848 Payne/MNova SP pass—through grant

Como by the Lake pass—through grant

30



What is the Solution for Saint Paul?

Reasons for the additional downtown financing tool
e Having a thriving and active downtown benefits all communities in our city

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

e 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
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Permit Qualified Contracts

2026-2027 QAP current language:

F. The project owner must agree to waive its rights under Sections 42(h)(6)(E)(i)(Il)
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

o Requires owners of HTC projects to waive their qualified contract

rights and have units affordable for 30 years minimum
m 15-year compliance period
m 15-year extended use period
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Permit Qualified Contracts

2026-2026 QAP Proposed Amendment:

F. The project owner must agree to waive its rights under Sections 42(h)(6)(E)(i)(I) 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.

o (1) Exception for Saint Paul projects only: For office to housing conversion
projects located in Downtown Saint Paul (bounded by I-35E and 1-94 to
the north, 1-94 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
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Permit Qualified Contracts

Benefits

e (ost-effective: Provide easy e Help reset downtown as
access to private capital and does the economic engine for the City
not take resources away from e Reduce fiscal stress on city
other programs or projects residents (homeowners)

e Fast: This policy adjustment if e Economic growth
approved can be implemented e Cultural vibrancy
immediately e Social infrastructure

e Generate more affordable e Job creation
housing
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Tax Law Consistency

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 VIl 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.

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

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 VIl 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.

o 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
36



4% Scorecard Change

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 prejects-ofaffordable-housing
thatislocated

®  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 37




4% Scorecard Change

2026-2026 QAP Proposed Amendments:

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

e 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 38




Affordable Housing in Downtown

Name Address Total Units  Affordable Units  30% AMI  50% AMI  60% AMI  80% AMI
American House 352 Wacouta Street 70 70 0 0 70 0
Central Towers 20 Exchange Street W 203 197 0 0 197 0
Commerce Apts Phase | 8 4th Street E 55 55 6 6 43 0
Commerce Apts Phase I 10 4th Street E 45 45 0 10 35 0
Crane Ordway 281 5th Street E 70 70 35 35 0 0
Dorothy Day phase | 215 Old 6th Street 193 193 193 0 0 0
Dorothy Day Residence 133 Old 6th Street 177 177 150 27 0 0
Dorothy Day Residence Fka Mary Hall 438 Dorothy Day PI. 83 83 46 42 0 0
Exchange Hi-rise 10 Exchange Street W. 194 194 194 0 0 0
Heritage House 218 7th StreetE 58 58 58 0 0 0
Lyon's Court 510 Sibley Street 60 60 0 30 30 0
Mears Park Place 401 Sibley Street 298 50 50 0 0 0
Minnesota Place aka: Minnesota Vistas 46 4th StreetE 137 137 14 75 48 0
Morthern Warehouse 308 Prince Street 52 52 9 21 22 0
Pioneer Press Building 345 Cedar Street 144 143 0 0 143 0
Sibley Court Apartments 484 Temperance Street 122 52 0 0 52 0
Straus Apts 350 Sibley Street 49 34 0 0 34 0
Tilsner Building 300 Broadway Street 66 65 0 0 65 0
Wabasha Hi-rise 10 Exchange 5t W. 71 71 71 0 0 0
Renaissance Box 200 10th Street Street 70 70 14 56 0 r
TOTAL 2,222 1,881 840 302 739 = _?




Jules Atangana
jules.atangana@ci.stpaul.mn.us
651-266-6660
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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.

. $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.

. $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.

. $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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