
 

CITY OF SOUTH ST. PAUL 
MEETING AGENDA  

 
WORK SESSION  

Training Room 
125 3rd Avenue North 

South St. Paul, MN  55075 

Monday, July 28, 2025 
7:00 PM 

 
1. CALL TO ORDER 

2. DISCUSSION ITEMS 

 A. Library Repurposing Update 

 B. Local Affordable Housing Aid 

 C. Streetscape Maintenance Approach Discussion 

 D. City Administrator's Update 

3. COUNCIL COMMENTS & QUESTIONS 

 A. Closed Session Pursuant to Minnesota Statutes § 13D.05, Subd. 3(c) to develop or 
consider offers for the sale of real property at 400 Richmond Street East (no 
attachment) 

 B. Closed Session Pursuant to Minnesota Statutes § 13D.05, Subd. 3(c) to develop or 
consider offers for the sale of real property at 450 Armour Avenue (no attachment) 

5. ADJOURNMENT 
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WORK SESSION AGENDA REPORT 
DATE: July 28, 2025 
DEPARTMENT: City Administrator 
PREPARED BY: Ryan Garcia 

 AGENDA ITEM NUMBER: 2.A. 
 
MEETING TYPE 
Regular Meeting 
 
AGENDA ITEM 
Library Repurposing Update 
 
 
ACTION TO BE CONSIDERED OR DESIRED OUTCOME 
Discuss Council’s preferred approach to the "next phase" of the vacant American Legion Library 
at 106 3rd Avenue North. 
 
OVERVIEW 
The building at 106 3rd Avenue North served the City of South St. Paul as its public library 
building from the time of its construction in 1927 until its closure as a public library in 
December 2023. Between 2016 – 2018, the City conducted various assessments and studies for 
the modernization, upgrade, and expansion of the building to continue use as a public library. 
Ultimately, the site’s and building’s limitations, coupled with the financial commitment required 
to successfully operate a public library in an era where regional/county libraries are the “norm”, 
led the Council to conclude that a partnership with Dakota County for a transition of library 
services to a County model was in the best interests of the community. In partnership with 
Dakota County, further analysis of building, program, and site requirements resulted in the 
conclusion that the property and building at 106 3rd Avenue North would not meet the needs of a 
new County library, and the Kaposia Library concept emerged for the corner of 7th and Marie 
Avenues. With that, in 2023 the City began to shift its attention to the future of the building after 
it was vacated.   
 
2024 Facilities Master Plan 
In 2023 and 2024, the City enlisted BKV Architects, Oertel, and Kraus-Anderson to undertake a 
comprehensive assessment of City Facilities. In addition to a detailed physical conditions 
analysis of the City's buildings, this study included an assessment of relocating some existing 
City departments/functions from City Hall to the vacant Library, but the team came to the 
conclusion that such a relocation would not "solve" current issues with City Hall or Police 
Department space needs without significant additional investment in City Hall. Further, the study 
acknowledged that relocating departments/functions to the Library would introduce additional 
separation which may negatively impact the effectiveness of service delivery and organizational 
culture. Ultimately, the Facilities Master Plan recommended divestment (sale) of the property for 
adaptive reuse or redevelopment. Given the significant investment required to address deferred 
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maintenance at the facility and the lack of "low hanging fruit" or justification to repurpose the 
Library for a City function, the City decided to take a closer look at alternatives for adaptive 
reuse and sale of the building.  
 
2025 Library Repurposing Study 
In 2024, the City received funding through a grant from the Minnesota Department of 
Employment and Economic Development (DEED) to help study options for repurposing the 
former South St. Paul Library. At the August 5, 2024 City Council meeting, the City Council 
awarded the project to New History, and New History delivered the Final Report in late-May 
2025. The purpose of the reuse study was to explore practical reuse strategies based on the 
physical condition of the building, community input, and market information. The purpose of the 
study was not to select (an) individual(s) or business(es) to take over occupancy, ownership, and 
/ or operation of the building. 
 
New History conducted a "deep dive" into the physical condition of the building, the building's 
neighborhood context, and historical significance to better define the building within the context 
of potential reuse or redevelopment. This step revealed that overall, the building's physical 
condition is generally good but that deferred maintenance and replacement of core building 
systems and remedial work would be necessary for any reuse. The work identified through the 
study includes updates to the mechanical systems (including a new boiler), a new roof, hazardous 
material abatement, and waterproofing of the building. The Study also acknowledged that the 
significance of the library building in the community's culture and history during the twentieth 
century indicates that there is a high likelihood that the building is eligible for the National 
Register of Historic Places. 
 
In addition to their examination of the building's condition and context, New History looked at 
how the building could be repurposed, exploring both the most practical uses for the physical 
space as well as developing some basic, theoretical operating model assumptions for various 
uses. This step involved extensive community engagement that started at On the Road Again in 
2024 and spanned through an Open House in February 2025. Community engagement ranged 
from surveys to in-person discussions to open houses. Targeted engagement of key stakeholders 
such as community leaders and representatives was also leveraged to understand their level of 
support and opportunities for reuse. Finally, the project team engaged with a handful of private 
developers to get a read on the level of interest in taking on this type of reuse project and how 
market forces impact the potential for the project. The community and stakeholder engagement 
revealed a strong interest in reusing the building and a general interest in using the space for 
public/community/recreational use or a commercial use such as a restaurant, coffee shop or other 
commercial use. While many private developers were intrigued by the property, they all cited 
market conditions as a barrier and generally speaking were not interested in taking on the 
development (and certainly not speculatively and without significant public subsidy). Some 
seemed more willing to take on the project if there was a commitment from a future tenant. 
Although discouraged by the lack of private developer interest, Council's preference was to 
continue to keep the door open for eventual sale to a private owner under a development 
agreement. 
 
Given this direction, New History and the City examined the financial feasibility of a reuse 
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project led by a private developer. This started with basic space planning, review of various 
relevant codes (Building Code, etc), and defining a baseline scope of work to get the building 
into working order regardless of the future use. Costs were estimated at $31,000 (annually) for a 
"hold and maintain" scenario (where the City would continue to hang onto the building until a 
future user is found), $2.3 million for a "Base Building" improvement scenario (addressing all 
core building systems deficiencies, accessibility, water infiltration and shell deficiencies, and 
hazardous abatement), and a "Tenant Improvements" scenario (ranging from an additional 
$2,000,000 to $3,000,000 above the base building scope depending upon the finish and use). 
Conceptual operating pro-formas were crafted for each of the different scopes. This step revealed 
the range of costs related to a reuse project, the comparative projected market value in 
comparison to the cost of reuse, and discussed gap funding sources that may be available. The 
analysis of potential funding sources highlights opportunities to help with the gap but provides a 
sobering reality of the gap, which is estimated to range between $1,360,000 to $3,440,000. The 
market value of the property compared to the cost to rehab and improve the property explains 
why some of the city's initial efforts to find a new user for the space were unsuccessful. 
 
Although only a few months have passed since the Library Repurposing Study was finalized, 
efforts to identify and engage a prospective buyer/developer of the former library have been 
ongoing in earnest for the past eighteen months. To date, no serious suitor has sustained more 
than a cursory level of interest in acquiring the building. The conundrum we face with this 
building can basically be boiled down to: 
 

• Finding an owner-occupant that meets the City's desire to "activate" the space, that has 
the financial wherewithal to renovate and then operate the building, and that has the 
desire/need for specifically a building of this size and with this general layout has and 
will continue to prove extremely difficult, in Staff's opinion. We can romanticize about 
the building's possibilities (brewery/taproom, bakery, arts center, community services, 
etc.), but those users are few and far between, are generally under-capitalized, and are 
almost uniformly not drawn to a South St. Paul location generally or this building 
specifically.  

• Finding a developer/investor, even if we could match them up with a community-minded 
group as a tenant, is challenging in that these entities will have specific financial risk 
tolerance and return expectations that will be hard to marry with the rents that they'll be 
able to command for the building. Theoretically, we could incentivize a developer to 
invest in the building, but unless a creditworthy tenant can be secured Staff has a strong 
sense that there is no private developer appetite to invest in this opportunity. 

 
With neither an engaged owner-occupant market nor an engaged investor/developer market, 
there is not a clear path towards the "divestment" recommended in the Facilities Master Plan or 
Repurposing Study of the building in the near-term and it is likely that the City will retain 
ownership (and maintenance/upkeep responsibility) of the property at least in the near-term. 
Council has maintained a placeholder in the City's Capital Improvement Plan since 2022 for 
certain renovations/repairs/replacements at the former Library. As we approach the Annual 
Budget process, we'd like to discuss Council's expectations for the property, as several Council 
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Members have expressed interest in re-evaluating our approach. 
 
SOURCE OF FUNDS 
The recently completed Library Repurposing Study estimates the total cost to address core, shell, 
and building mechanical deficiencies at the property to be approximately $2,300,000. The City's 
Capital Improvement Plan includes $1,500,000 in Capital Program Funds for the Renovation of 
the Library Building. In addition to the Library project, the Current CIP identifies a total of 
almost $2.6 million in other projects throughout the City that rely on the Capital Programs Fund 
as a funding source. Cumulatively, these projects plus the $2.3M in proposed Library 
improvements exceed the cash balance of the Capital Programs Fund by more than $1.5M. 
 
ATTACHMENTS 
None 
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WORK SESSION AGENDA REPORT 
DATE: July 28, 2025 
DEPARTMENT: Housing 
PREPARED BY: Ryan Garcia 

 AGENDA ITEM NUMBER: 2.B. 
 
MEETING TYPE 
Regular Meeting 
 
AGENDA ITEM 
Local Affordable Housing Aid 
 
 
ACTION TO BE CONSIDERED OR DESIRED OUTCOME 

• Review the City's approach to 2024 Local Affordable Housing Aid (JPA with Dakota 
County CDA) 

• Discuss any priority programs or policies that should be supported by the Local 
Affordable Housing Aid program with the 2025 Aid.   

 
 
OVERVIEW 
Local Affordable Housing Aid helps metropolitan local governments like South St. Paul to develop and 
preserve affordable housing within their jurisdictions, to keep families from losing housing and to help those 
experiencing homelessness find housing. Funded through a metropolitan sales tax (which went into effect 
October 1, 2023), Local Affordable Housing Aid is distributed to Cities and Counties in July and December 
each year. In 2024, the City received an aid payment of approximately $120,000. Our Certified Aid for 2025 is 
$313,527.18. As a reminder, funding for homeownership projects supported by LAHA is required, per the state, to 
be made available only to households at or below 115% of the areawide median income. As of April 2025, 115% of 
AMI is: 
 

Household Size Income Limit (Gross) 

1 person $72,950 

2 people $83,400 

3 people $93,800 

4 people $104,200 

5 people $112,550 

6 people $120,900 
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7 people $129,250 

8 people $137,550 

 
 
As LAHA was a new program in 2024, Council held several worksession discussions  throughout 2024 and 
early 2025 to identify how to direct the City's aid. Following an October 2024 Worksession discussion with 
Dakota County CDA Staff, the City elected to enter a Local Affordable Housing Aid Agreement with the CDA 
to administer the City's aid allocation in an amount not less than $120,000 through 2027. With this funding, the 
CDA committed to offering Rehabilitation Loans to income-qualified South St. Paul homeowners (with a total 
loan pool of $90,000) and Radon Mitigation Grants to South St. Paul homeowners (with a total grant pool of 
$30,000). As of this writing, all of South St. Paul's 2024 LAHA funds have been committed to residents for 
eligible activities through the CDA's programs.  
The Agreement with the CDA provides that Aid amounts will be recalculated on an annual basis, but the City is 
not obligated to dedicate more than the agreed-upon $120,000 in LAHA in any given program year. With a 
clear picture of the City's 2025 Certified LAHA amount ($313,527.18), Staff would like to confirm with 
Council whether we'd like to increase our investment in the CDA-administered programs, or explore other 
"qualifying projects" towards which LAHA should be directed. As a reminder, LAHA can't be dedicated to the 
EDA's existing Housing Investment Fund unless that program's eligibility requirements (as adopted in 2023) 
are modified to decrease the income eligibility criteria. That said, the Council may consider one or more of the 
following programs if there is a desire to expand the City's affordable housing toolbox in support of the City's 
Master Housing Strategy: 
 

• Down-Payment Assistance: as the name would indicate, a fund could be created to offer first-time 
homebuyers with funds for down-payment on a home purchase in South St. Paul. This could be 
structured as a zero-interest, fully forgivable loan if the applicant retains ownership and primary 
residency in the home for a period of years.  

• Affordable Housing Pre-Development / Development: a fund could be created to provide funding 
through a competitive grant or forgivable loan to developers (public, nonprofit, private) of new housing 
meeting the State's income-eligibility requirement (115% AMI for homeownership projects, 80% for 
rental projects). The program could be specifically for pre-development activities (such as 
environmental assessments, survey/title work, design services, market studies) or for development 
activities (such as acquisition, demolition, utilities, stormwater managment, etc.).  

• Affordable Rental Preservation: a fund could be created to provide funding through a low-interest loan 
to owners of existing rental units/buildings in the City for repairs, rehabilitation, and reinvestment in 
affordable units. 

• De-Conversion: a fund could be created to provide funds to homebuyers seeking to convert an existing 
rental property to an owner-occupied property. This could be structured as a zero-interest, fully 
forgivable loan if the applicant retains ownership and primary residency in the home for a period of 
years.  

 
Obviously, CDA has substantially more organizational infrastructure in place than most cities (including SSP) 
and our current agreement for LAHA administration relieves the City of most administrative burden related to 
these funds. It is expected that demand in the CDA's programs will continue to outpace the amount of funding 
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available, similar to the CDBG program that CDA operates in South St. Paul. As such, continued and increased 
investment in this partnership would likely be met with continued success. Still, Staff would like to gain a sense 
of whether or how the EDA/Council feels that some portion of our 2025 (and potentially future years) Aid 
should be directed at any different initiatives, which may include one or more of those presented in this memo. 
 
SOURCE OF FUNDS 
Local Affordable Housing Aid is Aid received from the State of Minnesota, funded through a 
0.25% Metropolitan Sales Tax. Beginning in 2025, aid recipients must submit a report annually, 
no later than December 1 of each year, to the Minnesota Housing Finance Agency. The report 
must include documentation of the location of any unspent funds and of qualifying projects 
completed or planned with the funds. Our Agreement with Dakota County CDA provides that 
the CDA completes this required reporting for any City LAHA funds that are administered by 
the CDA. 
 
ATTACHMENTS 
1. LAHA Agreement- South St Paul 
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WORK SESSION AGENDA REPORT 
DATE: July 28, 2025 
DEPARTMENT: City Administrator 
PREPARED BY: Ryan Garcia 

 AGENDA ITEM NUMBER: 2.C. 
 
MEETING TYPE 
Regular Meeting 
 
AGENDA ITEM 
Streetscape Maintenance Approach Discussion 
 
 
ACTION TO BE CONSIDERED OR DESIRED OUTCOME 
Discuss streetscape maintenance/beautification along key community corridors.  
 
OVERVIEW 
The City has several primary thoroughfares which are adorned with decorative landscape 
plantings to beautify and enhance the image of the community. With a relatively lean staff and 
significant responsibilities and duties during the summer months, it has historically proven 
somewhat challenging for Public Works crews to consistently “keep up” with the demands of 
maintaining these decorative areas beyond relatively basic maintenance.  
  
In November 2024, the Council approved a third-party agreement (with CurbSide Landscape & 
Irrigation) for “streetscape maintenance” along Grand / 3rd Avenue, Concord Street North, and 
Concord Exchange. The approved agreement is attached for reference. Notably, the CurbSide 
agreement does not include any services along Southview Boulevard. Instead, streetscape 
plantings along Southview Boulevard continue to be maintained through the coordination of the 
Community Affairs department along with local businesses, residents and community groups.  
 
Council Members have requested an update and worksession discussion about streetscape 
maintenance. 
 
SOURCE OF FUNDS 
The EDA has budgeted for the CurbSide services in the 2025 and proposed 2026 Budgets.  
 
ATTACHMENTS 
1. Executed City-CurbSide Landscape Contract 
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WORK SESSION AGENDA REPORT 
DATE: July 28, 2025 
DEPARTMENT: City Administrator 
PREPARED BY: Ryan Garcia 

 AGENDA ITEM NUMBER: 2.D. 
 
MEETING TYPE 
Regular Meeting 
 
AGENDA ITEM 
City Administrator's Update 
 
 
ACTION TO BE CONSIDERED OR DESIRED OUTCOME 
For information and brief discussion only. Council may request additional detail on any of these 
topics at a future worksession. 
 
OVERVIEW 
The City Administrator will provide brief updates on the following topics: 

• DEED Contamination Cleanup Grant Award / Wakota Crossing 
• EMS Taxing District / SMFD JPA 
• DCMA Update 

 
 
SOURCE OF FUNDS 
N/A 
 
ATTACHMENTS 
None 
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