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M E M O R A N D U M  

TO:  City Planning Commission, Committee of the Whole 

FROM: Brian Schaffer, CPED Long Range Planning 

DATE: August 4, 2016 

SUBJECT: Rezoning Lowry Hill East Neighborhood 
 

 

On July 1, 2016, Council Member Bender introduced the subject matter of an ordinance amending Title 
20 of the Minneapolis Code of Ordinances relating to Zoning Code, amending the zoning map as part of 
a rezoning study in the Lowry Hill East Neighborhood Chapter 521 Zoning Districts and Maps 
Generally.  

The purpose of this rezoning study is to examine the residence and office residence zoning districts of 
the properties located in the interior of the neighborhood (not the properties fronting Hennepin or 
Lyndale Avenues) that are located north of 28th Street W.  This rezoning study is a reexamination of 
CPED recommendations from a rezoning study that was tabled indefinitely in 2004.   

 

Rezoning study 2002-2004 

In November 2002, a moratorium on the establishment and expansion of multiple family residential uses 
within the Lowry Hill East Neighborhood was introduced at the City Council.  Starting in May 2003 
CPED staff held regular meetings with the Lowry Hill East Neighborhood Association (LHENA) 
Rezoning Sub-Committee to develop rezoning recommendations.  CPED and representatives from the 
neighborhood were unable to agree on recommendations for the rezoning study and as a result, in 
August of 2004 City Planning Commission tabled the rezoning study indefinitely.  Attached are 
Memorandums prepared by CPED staff in July and August of 2004 that further outline the work done 
during this time period and the impasse between CPED and representative from the neighborhood. 

 

Evolution of the building stock and zoning in Lowry Hill East 

Between late 2012 and early 2014 CPED examined the building permit and use history of 325 properties 
in the Lowry Hill East Neighborhood to better understand how the use of properties had evolved since 
they were originally constructed.  This was considered a first step in reexamining the 2002-2004 
Rezoning Study.   

CPED researched 325 properties that were zoned at densities greater than R2B and all properties that 
with three or more units zoned R2B.  The results of this research are below and are also illustrated in 
an attached map: 
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Change in Use/Density of Properties 

Total Properties Researched 325 Additional Information 

Properties where number of housing 
units never officially changed 

118 

 

54 are Single Family Homes 

36 of these 54 Single Family 
Homes  have zoning higher 
than R2B 

Properties converted to more units 
(this includes properties originally 
constructed as single family structures 
and multiple family structures) 

164 

 

129 were originally SFDs 

12 were originally  duplexes 

Multifamily buildings constructed as 
result of demolition (since 1950s)  

36  

Properties converted back to original 
number of units to when the building 
was built 

7  

 
Over two thirds of the properties researched were constructed between the 1880s and 1924.  
Between the 1880s and the 1900s most of these properties were constructed as single family 
homes.  Between 1900 and 1924, approximately 28 of these single family home properties were 
converted to duplexes.   In the 1900s 4, 6, 8-plexes were constructed along with single family 
homes.  In the 1910s and early 1920s there is an increase in the construction of larger 
multifamily buildings with 10 or more units.  

In 1924, the City adopted its first zoning code, which allowed for multiple family dwellings in 
Lowry Hill East. Between 1924 and 1929, approximately 10 multifamily buildings were 
constructed, ranging in size from 10 to 28 units each.  There does not appear to be new 
structure built in the area between 1929 and 1952.  However, during the early post World War 
II time period there appears to another round of conversions of existing buildings to duplexes 
and more intense densities.   

Building permit history reveals that during the time period between the end of the World War 
II and the late 1950s many properties in this area were used as rooming houses, tenement 
houses and other uses that may have resulted in physical changes to the property.  In the late 
1950s the City appears to have inspected many of the buildings in the study area. This inspection 
resulted in establishing the legal number of units in each building and determined whether they 
were considered dwelling units, rooming units or tenement units.  Between 1950 and 1962, 16 
new multiple family buildings were constructed, ranging in size from 2 to 24 units. 

The City’s 1954 future land use, which was published as part of the “Official City Plan” shows 
the Lowry Hill East neighborhood planned for residential densities of over 40 units per acre, the 
highest residential densities shown on the map.  The other portions of the City that had this 
density guidance were portions of Cedar Riverside neighborhood, the area west of Lake 
Calhoun along Excelsior Boulevard, portions of the Cedar Isles neighborhood along current 
Greenway, and portions of the Elliot park neighborhood 

In 1963 the City adopted a new zoning code, the resulting zoning in Lowry Hill East allowed for 
more intensive multiple family dwellings than the 1924 zoning code.  This zoning change was 
supported implemented the City land use policy established in 1954.  Between 1963 and 1974 
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over 20 multiple family buildings were constructed, ranging from 12 to 41 units in size.  Since 
1963, 44 properties were converted to higher densities. 120 properties were converted prior 
to the 1963 zoning changes.   

In the 1970s residents of the Lowry Hill East Neighborhood began working on efforts to reduce 
the intensity of the zoning in the neighborhood.  In 1975 a large portion of the neighborhood 
south of 24th Street West had its zoning changed from high intensity residential zoning (R6) to 
low intensity residential zoning (R2B).   The zoning districts in the project area have not changed 
significantly since 1975.  The 1976 Land Use Plan for the City reflects the zoning change of 1975, 
showing the areas north of 24th Street West and along Lyndale and Hennepin Avenues as higher 
density housing surrounding a lower density area in the middle of the neighborhood.  

The 1954 and 1976 City Land Use Plans reveal the shift in the City’s vision regarding portions of 
the neighborhood.   

Until recently, there had been little to no redevelopment in the project area since 1974. And, as 
noted in the table above, over 50 of the properties studied never officially changed from use as 
single family homes, despite the earlier market forces and having high density zoning for over 50 
year.  This fact and the neighborhood efforts of the 1970s to challenge the vision and the zoning 
of the neighborhood reveals that there has not been a singular market force driving land use and 
development in the area which may run counter to the 1954 and 1976 land use visions of high 
density residential development for the area.  This provides more impetus to reexamine the 
current zoning in the neighborhood. 

 

Framework for rezoning 

CPED has had prepared its draft preliminary recommendations for consideration and discussion with 
the CPC utilizing the following: 

• 2004 CPED Recommendations for Rezoning.  

o See attachments 1 and 2 for more details 

• 2014 research on building permit and zoning history. 

o See above Examination of Building Permit History 2014 and Attachment 3 for a map 

• The Minneapolis Plan for Sustainable Growth (TMP) 

o The TMP has several applicable policies that inform the recommendations.  These 
include: 

 Policy 1.1: Establish land use regulations to achieve the highest possible 
development standards, enhance the environment, protect public health, 
support a vital mix of land uses, and promote flexible approaches to carry out 
the comprehensive plan.  

• 1.1.5 Ensure that land use regulations continue to promote 
development that is compatible with nearby properties, neighborhood 
character, and natural features; minimizes pedestrian and vehicular 
conflict; promotes street life and activity; reinforces public spaces; and 
visually enhances development. 

 Policy 1.8: Preserve the stability and diversity of the city's neighborhoods while 
allowing for increased density in order to attract and retain long-term residents 
and businesses. 
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• 1.1.8 Promote a range of housing types and residential densities, with 
highest density development concentrated in and along appropriate land 
use features. 

 Policy 1.10: Support development along Commercial Corridors that enhances 
the street’s character, fosters pedestrian movement, expands the range of 
goods and services available, and improves the ability to accommodate 
automobile traffic 

• 1.10.5 Encourage the development of high-density housing on 
Commercial Corridors. 

• 1.10.6 Encourage the development of medium-density housing on 
properties adjacent to properties on Commercial Corridors. 

     Policy 3.1: Grow by increasing the supply of housing. 

• 3.1.1 Support the development of new medium- and high-density 
housing in appropriate locations throughout the city. 

 Policy 3.7: Maintain the quality, safety and unique character of the city’s housing 
stock. 

• 3.7.4 Utilize decision-making criteria when considering possible 
demolitions that recognize the value that the original housing stock 
typically has for surrounding properties and the community. 

 Policy 10.7: Maintain and preserve the quality and unique character of the city's 
existing housing stock. 

• 10.7.1 Rehabilitation of older and historic housing stock should be 
encouraged over demolition. 

TMP Policy Synopsis:  The Lowry Hill East Neighborhood is bordered to the east by 
Lyndale Avenue and to the west by Hennepin Avenue. These two streets are called 
Commercial Corridors in the TMP.  The TMP calls for high density housing on the 
Commercial Corridor and medium density housing on properties adjacent to properties 
on Commercial Corridors.  The project area is included in the Urban Neighborhood 
land use feature of the TMP.  Urban Neighborhoods are defined as predominantly 
residential area with a range of densities. More intensive non-residential uses may be 
located in neighborhoods closer to Downtown and around Growth Centers. The TMP 
also calls for regulation that promotes development that is compatible with nearby 
properties and neighborhood character.   

• Midtown Greenway Land Use Plan 

o Adopted in  2007 and implemented through rezoning in 2009, the Plan included 
properties south of 28th Street and as such this current work is not considering changes 
to zoning south of 28th Street 

• Uptown Small Area Plan 

o Adopted in 2008 and implemented through rezoning in 2009, the Plan area included 
properties along Hennepin Avenue to Franklin Avenue. The Plan did not offer any 
specific land use guidance for properties not front Hennepin Avenue.  However, the 
plan generally stated to “preserve the character of existing residential low-density 
residential.” 
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• Lyn Lake Small Area Plan- provides guidance for properties along Lyndale Avneue 

o Adopted in 2009 and implemented through a rezoning in 2009, the Plan area included 
properties along Lyndale Avenue to Franklin Avenue. The Plan did not offer any specific 
land use guidance properties not fronting Lyndale.  However, the Plan did reiterate 
adopted TMP policies regarding the Urban Neighborhood land use feature for 
properties along Aldrich Avenue.  

 

Building on the 2004 CPED rezoning recommendations 

Since 2004 there have been many changes to the allowed densities within the City’s zoning districts.   
This creates an opportunity to consider zoning districts that were not originally proposed in 2004 that 
meet currently adopted City policy, meet the intent of allowing high and medium density housing as 
depicted in the 2004 CPED rezoning recommendations but in built forms that may offer more 
compatibility than previously recommended.  

The list of changes in the zoning districts are below. The changes are related to minimum lot area per 
unit, the City’s tool to measure and prescribe density.  For example a minimum lot area (MLA) per 
dwelling unit of 1500 square feet would result in allowing three dwelling units on a typical Minneapolis 
lot of 5000 square feet (3 x 1500 = 4500 sq ft). A density of 29 units per acre. 

 

Changes in Zoning Districts’ Allowed Density 

Zoning District MLA per dwelling 
unit in 2004 

MLA per dwelling 
unit in 2016 

Height/FAR 
(not changed) 

R6- High Density Residential 400 square feet None 85 ft, 6 stories, 
FAR = 3.0 

R5- High Density Residential 900 square feet None 56 ft, 4 stories, 
FAR = 2 

R4- Medium Density Residential 1500 square feet 1250 sq ft 56 ft, 4 stories, 

FAR = 1.5 

R3- Medium Density Residential 2500 square feet 1500 sq ft 35 ft, 2.5 stories, 

FAR = 1 

 

The changes in the R3 and R4 zoning districts, the City’s medium density residential zoning districts, 
allow for CPED to consider using the R3 District in places where it is more consistent with the built 
form.  R3 allows for the same achievable densities that R4 did when it was recommended by CPED in 
2004.   

The changes in R5 and R6 zoning districts, the City’s high density residential zoning districts, allow for 
CPED to consider using the R5 district in places where the R6 was recommended by CPED in 2004.  R5 
allows for the same achievable densities where high density residential was recommended in 2004, but 
within a smaller building footprint that may be more compatible with nearby character.  
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CPED staff looks forward to discussing the 2016 preliminary draft recommendations for the rezoning 
study as well as the process used to develop the recommendations.  

 

Attachments 

1. Map of 2004 CPED Recommended Zoning Map 
2. July and August 2004 CPED Memorandum to City Planning Commission on Rezoning 
3. Map of 2014 Examination of Building History 
4. Map of 2016 Rezoning Recommendation Comparisons 
5. Map of 2016 Preliminary Draft Rezoning Recommendations 

 



2004 CPED Recommended Zoning Changes























R2B

R6

R6
R2B

R4

C2

C2

R4

C1

C1

OR2

C2

R2

R3

C1

R4

OR2

R1

C1

R5

C1

C1

R5

C1

C2

C2

C2

C1

C1

R6

R2B

OR2

R6

R6

R6

R5

C1

C4

R5

C1

OR2

C1

R6

OR2

C2

R5

R4

C2

R3

OR2

C2

R4

C1

C1

OR2

OR2
OR1

R4

R6

C3A

R5

C4

OR1

R2B

OR2

C1

C2

C3A

25TH

28TH

27TH

24TH

26TH

BR
YA

NT

22ND

AL
DR

IC
H

CO
LF

AX

LY
ND

AL
E

HE
NN

EP
IN

DU
PO

NT

GI
RA

RD
FRANKLIN

EM
ER

SO
N

FR
EM

ON
T

25 1/2

EM
ER

SO
N

DU
PO

NT

GI
RA

RD

CO
LF

AX

FR
EM

ON
T

# Built as 1-2 units, Currently 1-2 units, & Zoned denser than R2B (74)
" Built as 1-2 units, Currently 3-4 units (62)

Originally Built as 4 or more units
! Built before 1950 (56)
! Built after 1950 (47)

OR1
OR2
OR3
C1
C2
C3A

R1
R1A
R2
R2B
R3
R4
R5
R6

Built as 1-2 units, Currently 5 or more units (27)"
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I
Notes:
- The dwelling unit and construciton

 history of 325 parcels was researched. 
- Properties that are zoned R2B

and had one or two dwelling units
are not displayed.

2014 Examination of Building History

Current Zoning Districts
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R6

R5

Building Originally Building as 1 or 2 Units

Building Originally Built as 4 or more units
! Built before 1950 
! Built after 1950

2016 Recommended Zoning District
No Change Proposed
R2B
R3
R4
R5
R6

Existing Base Zoning

2004 CPED Recommended Zoning

# Currently 1-2 Units, & Zoned Above R2B
# Currently 3-4 Units
# Currently 5 or more units

Number of units in building#

Original and Current Building Use

CurrentZoning District

2004 Recommended Zoning District
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2016 Recommended Zoning District
No Change Proposed
R2B
R3
R4
R5
R6

CurrentZoning District
Existing Base Zoning
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