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HERITAGE PRESERVATION APPLICATION SUMMARY
Property Location:

406 11th Avenue SE

Project Name:

406 11th Avenue SE Demolition

Prepared By:

Rob Skalecki, City Planner, (612) 673-5179

Applicant:

Garret Duncan, NorthBay Companies

Project Contact:

Garret Duncan

Ward:
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Neighborhood:

Marcy-Holmes Neighborhood

Request:

To demolish the existing building at 406 11th Avenue SE.

Required Applications:
Demolition of Historic
Resource

To demolish the existing building at 406 11th Ave SE.

HISTORIC PROPERTY INFORMATION
Current Name

House

Historic Name

House

Historic Address

406 11th Avenue SE

Original Construction
Date

1901

Original Architect

William Kenyon

Original Builder

Edward James Davis

Original Owner

Mary Lochren

Historic Use

Single-Family Dwelling

Current Use

Multiple-Family Dwelling

Date Application Deemed Complete
End of 60-Day Decision Period

February 3, 2020
April 3, 2020

Date Extension Letter Sent
End of 120-Day Decision Period

February 25, 2020
June 2, 2020
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SUMMARY
BACKGROUND. The property contains a two-and-one half story Queen Anne style home constructed in 1901. The
property was designed by William Kenyon and built by Edward James Davis for Mary Lochren. Ms. Lochren lived
near these properties with her husband and purchased several lots on this corner for development by William
Kenyon and Edward Davis. She was the only person listed on the deed and as the owner on the building permits
and appears to have built the homes for investment purposes as single-family dwellings. However due to the
homes size and location, they quickly became multiple-family residences and attracted Sorority and Fraternity
groups. Mary Lochren owned the property until her death, when it was sold to Alfred Halverson in 1947. Following
Halvorson’s ownership, the property was owned by various absentee landlords before being sold to James
Marshall who, in 1973, converted the building into a 13-unit rooming house according to building permits.
Minneapolis city directories confirm that 406 11th Avenue SE began as a single-family rental house and was home
to a family that included two students between 1902-1906. By 1907, the property was rented by three unrelated
working men and the dwelling turned into a Greek chapter house soon after. Between 1910 and 1933, the dwelling
was home to at least seven sororities and two fraternities at different times.
Constructed of wood frame, the house is clad in wood siding and includes a cross gable roof, bracketed soffits,
flared bargeboards at the eaves, and timbering in the gable. The building has a prominent front elevation
polygonal bay, historic six-over-one and nine-over-one wood sash windows, and a characteristic two-story
projecting bay on the north (side) elevation. The majority of the windows appear original. The full-width front
porch has been filled with storm windows which retract slightly from the property’s integrity. The rear (east)
elevation includes a metal egress stair and noticeable utility boxes and conduits. The interior has been highly
altered and reflects the dwelling’s history as a rental property.
The City of Minneapolis considers William Kenyon to be a master architect. The subject property is one of six
extant homes on the corner of 4th Street Southeast and 11th Avenue Southeast designed by Kenyon and built by
Edward James Davis for Mary Lochren. Kenyon was known for designing upper and upper-middle class singlefamily dwellings based in Revival styles of the era. The City of Minneapolis has already designated properties that
are characteristic of Kenyon. Landmarked Kenyon-designed properties include the Chase Residence at 3045 5th
Avenue South; the John G. Gluek House at 2447 Bryant Avenue South; and the Phi Kappa Psi Fraternity at 1609
University Avenue, as a contributing resource in the University of Minnesota Greek Letter Chapter House Historic
District. Kenyon is also known for his partnership with Maurice Maine as Kenyon and Maine, beginning in 1913.
Their firm was well-known for designing public-centered buildings in Minneapolis which included Abbott Hospital
and properties for the Soo Line Railroad.
This house was surveyed in 2002 as part of the 2003 University of Minnesota Greek Letter Chapter House
Designation Study. The consultant, Landscape Research LLC, noted that the property had good integrity and was
one of six houses at the northwest corner of 4th Street SE and 11th Avenue SE that were formerly used by fraternity
or sorority chapter houses at various times throughout the early 1900s. However, since the property was not
constructed as a Greek Chapter House, it was not included in the final district boundaries. The property was not
recommended for further research in the 2011 historic resources inventory of the Central Core area prepared by
Mead & Hunt. CPED staff completed a historic review letter for the property in March 2019 (PLAN8499) and
determined that the property may be a historic resource. Landscape Research LLC prepared a Determination of
Eligibility Study for 1103 4th Street SE, 406 11th Avenue SE, and 410 11th Avenue SE in June 2019. The study
recommends that the properties may be eligible for local designation under Criterion 6 as, “a small group of
speculatively-built houses designed by Kenyon.” The applicant has submitted this study in their application
materials, and it is included in the staff report attachments.
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APPLICANT’S PROPOSAL. The applicant is proposing to demolish the existing building and construct a 65-unit
apartment building on the corner land that includes the subject property as well as 410 11th Avenue SE and 1103
4th Street SE.
PUBLIC COMMENTS. Staff received a letter dated March 24, 2020 from the Marcy-Holmes Neighborhood
Association. The letter is addressed to Council Member Steve Fletcher and expressed concerns relating to equity
and accessibility of the potential virtual Heritage Preservation Commission meeting format to be held on April 7,
2020 in response to the COVID-19 pandemic. The Marcy-Holmes Neighborhood Association detailed their concern
about the proposed new development displacing 39 low-income residents in their neighborhood and the belief
that the buildings likely hold historical significance. The neighborhood group comments and concerns are included
in their letter in the attachments.
Any additional correspondence received prior to the public meeting will be forwarded on to the Heritage
Preservation Commission for consideration.

ANALYSIS
DEMOLITION OF HISTORIC RESOURCE
The Minneapolis Code of Ordinances, Title 23, Heritage Preservation, Chapter 599 Heritage Preservation
Regulations states:
(a) In general. If the commission determines that the property is not an historic resource, the commission shall
approve the demolition permit. If the commission determines that the property is an historic resource, the
commission shall deny the demolition permit and direct the planning director to prepare or cause to be
prepared a designation study of the property, as provided in section 599.230, unless the applicant meets their
burden of proof with regard to subdivision (b) below.
(b) Destruction of historic resource. Before approving the demolition of a property determined to be an historic
resource, the commission shall make the following findings:
(1) The destruction is necessary to correct an unsafe or dangerous condition on the property; or
(2) That there are no reasonable alternatives to the destruction. In determining whether reasonable
alternatives exist, the commission shall consider, but not be limited to:
1. The significance of the property;
2. The integrity of the property; and
3. The economic value or usefulness of the existing structure, including its current use, costs of renovation
and feasible alternative uses.
The Department of Community Planning and Economic Development has analyzed the application to allow the
demolition of 406 11th Avenue Southeast based on the following findings:
SIGNIFICANCE
In CPED’s review, the subject property does not appear eligible for local designation.
Criterion #1: The property is associated with significant events or with periods that exemplify broad
patterns of cultural, political, economic or social history.
From 1880 to 1900, enrollment at the University of Minnesota rose from 308 to 3,236 students. By 1910, the
student enrollment had reached 5,369. The first dormitory at the University, Sanford Hall, was completed in
1910 and served as housing for 186 women. In the history of residential Dinkytown, homes of single-family
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designs were converted into multiple-unit dwellings to house student populations. The tenant history of the
406 11th Ave SE reflects this trend in the neighborhood relative to the growth of the University.
406 11th Ave SE appears to be emblematic of the early-twentieth century housing stock of the area. The
property has operated as a student rooming house for over a century and continues to play this role in the
community to this day. Existing on the prominent residential intersection of 4th Street SE and 11th Avenue SE,
the William Kenyon-designed dwellings may be among the best-known examples of extant homes that
communicate the academic-centered residential history of Dinkytown. The property is emblematic of social
patterns and cultural trends associated with Dinkytown and student housing in relation to the University of
Minnesota.
While the property is associated with patterns of cultural and social history, CPED staff finds that the property
does not have enough significance under Criterion 1 to merit potential local designation. Many extant
properties through the University neighborhoods continue to convey this history. Moreover, the University of
Minnesota Greek Letter Chapter House Historic District is already locally designated and communicates a
portion of student residential history.
Criterion #2: The property is associated with the lives of significant persons or groups.
The property does not appear to have housed any notably significant individuals for a prolonged period.
Although the home was developed by Mary Lochren, wife of Minnesota district Judge William Lochren, the
evidence cannot be found to support the property’s potential significance for any association to the Lochren
family. CPED staff finds that this association does not justify significance under Criterion 2.
Criterion #3: The property contains or is associated with distinctive elements of city or neighborhood
identity.
The property has served as an affordable, high-density student rooming house for over a century. Homes of
this type are representative of the residential history of the student population in Dinkytown. The distinct
elements of Dinkytown’s residential identity, in the greater context of the Marcy-Holmes neighborhood, are
evident in the subject property.
There are many individual properties that are extant and continue to relay this history of high-density
affordable housing, emblematic of the built residential identity of Dinkytown. As an individual property, CPED
staff finds that 406 11th Ave SE is not significant under Criterion 3.
Criterion #4: The property embodies the distinctive characteristics of an architectural or engineering type
or style, or method of construction.
The property was designed in the Queen Anne style and retains good integrity. However, the property is not
an exceptional example of this style and would not be significant under Criterion 4 as an individual property
that embodies distinctive characteristics of the Queen Anne style.
Criterion #5: The property exemplifies a landscape design or development pattern distinguished by
innovation, rarity, uniqueness or quality of design or detail.
The property exists on a parcel layout typical of Dinkytown and the Marcy-Holmes Neighborhood and is not
indicative of unique or innovative development pattern or landscape design. The property is not significant
under Criterion 5, as it does not exemplify a landscape design or development pattern distinguished by
innovation, rarity, uniqueness, or quality of design or detail.
Criterion #6: The property exemplifies works of master builders, engineers, designers, artists, craftsmen or
architects.
William Kenyon is known by the City of Minneapolis to be a master architect. Much of Kenyon’s work is still
exists and is represented throughout various neighborhoods in the City of Minneapolis. The City of
Minneapolis has already designated properties that are characteristic of Kenyon.
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The subject property is one of six Kenyon-designed dwellings extant on the corner of 4th Street and 11th Avenue
SE. Of those six, the property is one of three that are proposed for demolition to allow for a potential new
development. The three homes proposed for demolition are the most typical of Kenyon designs; represent
three different, but compatible architectural styles; and retain the greatest integrity. The six extant Kenyon
homes were built for the same owner, Mary Lochren, and by the same builder, Edward James Davis, with four
built in 1901 (406 11th Ave. SE; 410 11th Ave. SE; 1103 4th St. SE; 1107 4th St. SE).
The home is more modest than known or already-designated Kenyon properties and retains good integrity to
its original design. 406 11th Ave SE is not an exceptional example of the work of William Kenyon; therefore, it
is not individually significant under Criterion 6.
Criterion #7: The property has yielded, or may be likely to yield, information important in prehistory or
history.
There are no known archaeological sites beneath the property. The property is not likely to yield information
important in prehistory or history, therefore it does not meet Criterion 7.
INTEGRITY
The Minneapolis Code of Ordinances, Title 23, Heritage Preservation, Chapter 599 Heritage Preservation
Regulations recognizes a property's integrity through seven aspects or qualities: location, design, setting,
materials, workmanship, feeling, and association. The subject property retains the integrity required to be a
contributing resource.
Location: The building remains in its original location and therefore maintains integrity of location.
Design: The integrity of design remains. The exterior includes apparent alterations to enclose the front porch
with windows. Extensive modifications are only evident on the interior but reflect the property’s sustained
history as a rooming home rental property.
Setting: The property’s integrity of setting remains somewhat intact. Though the surrounding blocks and
portions of Dinkytown have shown areas of twenty-first century demolitions to construct new studentfocused housing, the feeling of a student neighborhood with affordable, high-density housing persists in
extant late-nineteenth and early-twentieth century dwellings throughout much of the neighborhood.
Materials: The home retains a strong degree of material integrity; much of the original wood windows and
siding remain but have suffered wear over the decades.
Workmanship: The property’s integrity of original workmanship is intact. Notably, the original workmanship
of the front elevation, which includes an intact window bay and original windows, remains and expresses clear
association to the Queen Anne style. While the property has suffered deterioration over time, workmanship
is still evident.
Feeling: The property retains integrity of feeling. Though the surrounding blocks and areas of Dinkytown have
shown areas of demolitions to construct new student-focused housing, the feeling of a student neighborhood
with affordable, high-density housing persists extant in late-nineteenth and early-twentieth century dwellings
throughout much of the neighborhood.
Association: The house retains a high degree of association as a property built as a rental home. The house
retains its century-long association as a rooming house with students as the primary tenants. The property
continues its historic use as high-density, affordable housing and retains its visual association to that identity.
UNSAFE OR DANGEROUS CONDITION
In CPED’s review, the property does not appear eligible for local designation.
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The applicant has not demonstrated that the property is in an unsafe or dangerous condition.
REASONABLE ALTERNATIVES TO DEMOLITION
In CPED’s review, the property does not appear eligible for local designation.
The applicant claims that there are no reasonable alternatives to the destruction of the building and states that
the significance for the property is low and its integrity is impaired. The applicant describes that, individually or in
a collection with the other two properties, the subject property does not merit designation as an example of
Kenyon’s work and states there are more notable examples of Kenyon’s work that have already been designated
or are extant elsewhere in the City.
ECONOMIC VALUE OR USEFULNESS OF THE EXISTING STRUCTURE
In CPED’s review, the property does not appear eligible for local designation.
The applicant believes that the costs to perform needed renovation work exceed the economic value of the
property. The cost estimate provided in the application materials is for a complete replacement of all exterior and
interior materials, finishes, landscaping, and specialty appliances. The applicant did not detail the economic
usefulness of the proposed new development in comparison to the economic usefulness, maintenance and
continued use of the current property.
FINDINGS
1. The property at 406 11th Avenue SE is not listed in or eligible for listing in the National Register.
2. The property does not appear to be individually eligible for local designation.

RECOMMENDATIONS
The Department of Community Planning and Economic Development recommends that the Heritage Preservation
Commission adopt staff findings for the application by Garret Duncan, NorthBay Companies for the property
located at 406 11th Avenue SE:
A. Demolition of Historic Resource.
Recommended motion: Approve the demolition of historic resource application.

ATTACHMENTS
1.
2.
3.
4.
5.
6.
7.
8.
9.

Map
Oblique aerial photo
Survey
Historic Review Letter from CPED
Written description and findings submitted by applicant
Determination of Eligibility Study by Landscape Research LLC submitted by applicant
Photos
Proposed new development submitted by applicant
Public comment
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DESCRIPTION OF PROPERTY SURVEYED

NW
of 'ly c
Lo
t 2 orne
r

Parcel 1:
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That part of Lots 1 and 2, Block 3, Mill Company's Addition to the Town of St. Anthony Falls described as follows: Beginning at a point in the Northwesterly line
of Lot 2, in said Block 3, distant 87 feet Northeasterly from the Southwesterly or most Westerly corner of said Block 3; thence Southeasterly parallel with the
Northeasterly line of Lot 2 a distance of 67 feet; thence Northeasterly parallel with the Northwesterly line of Lot 2 to the rear or Northeasterly line of Lot 1 in
said Block 3; thence Northwesterly along the rear or Northeasterly line of Lots 1 and 2 a distance of 67 feet to the Northwesterly corner of said Lot 2; thence
Southwesterly along the Northwesterly line of Lot 2 to the point of beginning.

4931 W. 35TH ST. SUITE 200
ST. LOUIS PARK, MN 55416
CivilSiteGroup.com

(Abstract property)
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Parcel 1a:
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Together with and subject to: An easement for right of way for driveway purposes over a strip of land in Lots 1 and 2, Block 3, Mill Company's Addition to the
Town of St. Anthony Falls said strip of land being 9 feet in width, the center line of said strip being described as follows: Beginning at a point in the
Southwesterly line of Lot 1 in said Block 3, Mill Company's Addition to the Town of St. Anthony Falls which point is 67 feet Southeasterly from the Southwesterly
or most Westerly corner of Lot 2 in said Block 3; thence Northeasterly parallel with the Northwesterly line of said Lot 2 a distance of 90 feet; thence
Northeasterly on a tangential curve to the right with a radius of 47 feet a distance of 20 feet; thence Northerly on a tangential curve to the left with a radius of
24 feet a distance of 15.5 feet; thence Northerly and Northwesterly on a tangential curve to the left with a radius of 10 feet a distance of 13 feet more or less to
a point 62 feet at right angles Southeasterly from the Northwesterly line and 35 feet at right angles Southwesterly from the Northeasterly line of Lot 2 in said
Block 3; thence Northwesterly parallel with the Northeasterly line of said Lot a distance of 62 feet to a point in the Northwesterly line of Lot 2, distant 35 feet
Southwesterly from the Northwesterly corner of said lot and there terminating, as set forth in deed dated May 3, 1945, recorded May 16, 1945, in Book 1643 of
Deeds, Page 202, and in deed dated May 15, 1945, recorded May 23, 1945, in Book 1641 of Deeds, Page 356, and in deed dated October 7, 1946, recorded
December 17, 1946, in Book 1692 of Deeds, Page 341, in the Office of the Hennepin County Recorder.
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The current Zoning for the subject property was not provided.
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CAST IRON MONUMENT

North Bay

Minneapolis, MN 55414

2316 4th Ave S, Minneapolis, MN 55404

6.

Please note that the general restrictions for the subject property may have been amended through a city process. We could be unaware of such
amendments if they are not in a recorded document provided to us. We recommend that a zoning letter be obtained from the Zoning Administrator for the
current restrictions for this site.
9.

We did not observe any stripped parking stalls on the subject property at the time of the survey..

11. We have shown the location of utilities to the best of our ability based on observed evidence together with evidence from the following sources: plans
obtained from utility companies, plans provided by client, markings by utility companies and other appropriate sources. We have used this information to
develop a view of the underground utilities for this site. However, lacking excavation, the exact location of underground features cannot be accurately,
completely and reliably depicted. Where additional or more detailed information is required, the client is advised that excavation may be necessary. Also,
please note that seasonal conditions may inhibit our ability to visibly observe all the utilities located on the subject property.
13. The names of the adjoining owners of the platted lands, as shown hereon, are based on information obtained from Hennepin County GIS.

SURVEY REPORT
1. This map and report was prepared with the benefit of a Commitment for Title Insurance issued by First American Title Insurance Company National
Commercial services, File No. NCS-952760-MPLS, dated March 21, 2019. We note the following with regards to Schedule B of the herein referenced Title
Commitment:

I HEREBY CERTIFY THAT THIS PLAN,
SPECIFICATION, OR REPORT WAS
PREPARED BY ME OR UNDER MY DIRECT
SUPERVISION AND THAT I AM A DULY
LICENSED LAND SURVEYOR UNDER THE
LAWS OF THE STATE OF MINNESOTA.

a. Item no.'s 1-8 are not survey related.

10. Easement for cable and telecommunications services purposes, together with any incidental rights, in favor of KBL Cablesystems of Minneapolis L.P.
by and through its General Partners, KBL Cablesystems of Minneapolis, Inc., and KBL Cablesystems of the Southwest, Inc., Nortel Cable Associates,
L.P., through its general partners Nortel Cable Corporation, Minnesota Cable Properties, Inc. and Amzak Cable, Midwest, Inc., all doing business as
Paragon Cable, as contained in the Easement For Cable/Telecommunications Services dated February 7, 1997, recorded March 28, 1997, as
Document No. 6714910. Note: This easement may not encumber the property, however, it was recorded with an ambiguous legal description. This
easement does not appear to affect subject property.
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N

RORY L. SYNSTELIEN
4-11-19
LICENSE NO. 44565

VICINITY MAP

11. Mortgage dated May 23, 2005, recorded July 13, 2005, as Document No. 8614910, executed by John G. Condon, a single person, to First
Commercial Bank, in the amount of $210,000.00. (As to Parcel 1) Not a survey matter.

Linetype & Symbol Legend
FIBER OPTIC

The Gross land area is 11,103 +/- square feet or 0.2549 +/- acres.
Elevations are based on the NGVD 29 Datum. Site Benchmark is the top nut hydrant located in the Northwest quadrant of 4th St SE and 12th Ave SE,
having an elevation of 833.40 feet.

9. Easement for right of way and driveway purposes, together with any incidental rights, as contained in deed dated May 3, 1945, recorded May 16,
1945, in Book 1643 of Deeds, Page 202, and in deed dated May 15, 1945, recorded May 23, 1945, in Book 1641 of Deeds, Page 356, and in deed
dated October 7, 1946, recorded December 17, 1946, in Book 1692 of Deeds, Page 341, which benefits and burdens the subject property.
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b. The following are numbered per the referenced title Commitment:
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This property is contained in Zone X (area determined to be outside the 0.2% annual chance floodplain) per Flood Insurance Rate Map, Community Panel
No. 27053C0376F, effective date of November 4, 2016.

Rory L. Synstelien
44565
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Site Address: 410 11th Ave SE (Parcel 1) 406 11th Ave SE (Parcel 2) 1103 4th St SE (Parcel 3).
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To: John G. Condon (As to Parcel 1); Gary G.
Holmgren and Susan D. Holmgren, as joint tenants;
Subject to the purchaser's interest of John Condon, in
that Contract For Deed dated May 1, 1999, recorded
June 4, 1999, as Document No. 7123401. The Seller's
interest of Gary G. Holgren and Susan D. Holmgren, in
the above Contract For Deed, has been assigned to
Cheokee State Bank, by Assignment of Contract For
Deed dated July 3, 2000, recorded August 15, 2000,
as Document No. 7338759. (As to Parcel 2); Subject
to the purchaser's interest of John Condon, in that
Contract For Deed dated February 1, 2002, recorded
March 20, 2002, as Document No. 7679189. (As to
Parcel 3); and First American Title Insurance
Company National Commercial Services:

Dated this 11th day of April, 2019.
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ALTA CERTIFICATION

This is to certify that this map or plat and the survey
on which it is based were made in accordance with the
2016 Minimum Standard Detail Requirements for
ALTA/NSPS Land Title Surveys, jointly established and
adopted by ALTA and NSPS, and includes Items 1, 2,
3, 4, 6, 8, 9, 11 of Table A thereof. The field work was
completed on April 11th, 2019.
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Together with and subject to: An easement for right of way for driveway purposes over a strip of land in Lots 1 and 2, Block 3, Mill Company's Addition to the Town of St.
Anthony Falls said strip of land being 9 feet in width, the center line of said strip being described as follows: Beginning at a point in the Southwesterly line of Lot 1 in said
Block 3, Mill Company's Addition to the Town of St. Anthony Falls which point is 67 feet Southeasterly from the Southwesterly or most Westerly corner of Lot 2 in said Block 3;
thence Northeasterly parallel with the Northwesterly line of said Lot 2 a distance of 90 feet; thence Northeasterly on a tangential curve to the right with a radius of 47 feet a
distance of 20 feet; thence Northerly on a tangential curve to the left with a radius of 24 feet a distance of 15.5 feet; thence Northerly and Northwesterly on a tangential curve
to the left with a radius of 10 feet a distance of 13 feet more or less to a point 62 feet at right angles Southeasterly from the Northwesterly line and 35 feet at right angles
Southwesterly from the Northeasterly line of Lot 2 in said Block 3; thence Northwesterly parallel with the Northeasterly line of said Lot a distance of 62 feet to a point in the
Northwesterly line of Lot 2, distant 35 feet Southwesterly from the Northwesterly corner of said lot and there terminating, as set forth in deed dated May 3, 1945, recorded
May 16, 1945, in Book 1643 of Deeds, Page 202, and in deed dated May 15, 1945, recorded May 23, 1945, in Book 1641 of Deeds, Page 356, and in deed dated October 7,
1946, recorded December 17, 1946, in Book 1692 of Deeds, Page 341, in the Office of the Hennepin County Recorder.
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That part of Lots 1 and 2, Block 3, Mill Company's Addition to the Town of St. Anthony Falls, described as follows: Beginning at the Southwesterly or most Westerly corner of
said Lot 2; thence Southeasterly along the Southwesterly line of Lots 2 and 1 a distance of 67 feet; thence Northeasterly parallel with the Northwesterly line of Lot 2 a distance
of 47 feet; thence Northwesterly parallel with the Southwesterly line of Lots 1 and 2 a distance of 67 feet to the Northwesterly line of Lot 2; thence Southwesterly along the
Northwesterly line of Lot 2 a distance of 47 feet to the point of beginning.
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a distance of 15.5 feet; thence Northerly and Northwesterly on a tangential curve to the left with a radius of 10 feet a distance of 13 feet more or less to a point 62 feet at
right angles Southeasterly from the Northwesterly line and 35 feet at right angles Southwesterly from the Northeasterly line of Lot 2 in said Block 3; thence Northwesterly
parallel with the Northeasterly line of said Lot a distance of 62 feet to a point in the Northwesterly line of Lot 2, distant 35 feet Southwesterly from the Northwesterly corner of
said lot and there terminating, as set forth in deed dated May 3, 1945, recorded May 16, 1945, in Book 1643 of Deeds, Page 202, and in deed dated May 15, 1945, recorded
May 23, 1945, in Book 1641 of Deeds, Page 356, and in deed dated October 7, 1946, recorded December 17, 1946, in Book 1692 of Deeds, Page 341, in the Office of the
Hennepin County Recorder.

1

.00

0.2

.00

2S
Ad tory
Fo dres Lap
un
s
da : 41 Side
tio
d
0
n A 11 Bu
rea th A ildin
v
g
=
1,2 e SE
02
Sq
.F

(Abstract property)

Together with and subject to: An easement for right of way for driveway purposes over a strip of land in Lots 1 and 2, Block 3, Mill Company's Addition to the
Town of St. Anthony Falls said strip of land being 9 feet in width, the center line of said strip being described as follows: Beginning at a point in the
Southwesterly line of Lot 1 in said Block 3, Mill Company's Addition to the Town of St. Anthony Falls which point is 67 feet Southeasterly from the Southwesterly
or most Westerly corner of Lot 2 in said Block 3; thence Northeasterly parallel with the Northwesterly line of said Lot 2 a distance of 90 feet; thence
Northeasterly on a tangential curve to the right with a radius of 47 feet a distance of 20 feet; thence Northerly on a tangential curve to the left with a radius of 24 feet
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That part of Lots 1 and 2, Block 3, Mill Company's Addition to the Town of St. Anthony Falls, described as follows: Beginning at a point in the Northwesterly line
of Lot 2 in said Block 3, distant 47 feet Northeasterly from the Southwesterly or most Westerly corner of said Block 3; thence Northeasterly along the
Northwesterly line of said Lot 2, a distance of 40 feet; thence Southeasterly parallel with the Southwesterly line of Lots 1 and 2, a distance of 67 feet; thence
Southwesterly parallel with the Northwesterly line of Lot 2, a distance of 40 feet; thence Northwesterly parallel with the Southwesterly line of Lots 1 and 2, a
distance of 67 feet to the point of beginning, Hennepin County, Minnesota.

AIR CONDITIONER
BOLLARD
ELECTRIC MANHOLE
FLAG POLE

12. Assignment of Rents dated May 23, 2005, recorded July 13, 2005, as Document No. 8614911, executed by John G. Condon, a single person, to First
Commercial Bank. (As to Parcel 1) Not a survey matter.
13. Mortgage dated May 1, 2008, recorded May 7, 2008, as Document No. 9130305, executed by John G. Condon, single to Gary Holmgren and Susan
Holmgren, husband and wife, as joint tenants, in the amount of $90,000.00. (As to Parcel 1) Not a survey matter.
14. Assignment of Leases and Rents dated May 1, 2008, recorded May 7, 2008, as Document No. 9130306, executed by John G. Condon to Gary
Holmgren and Susan Holmgren, husband and wife. (As to Parcel 1) Not a survey matter.
15. UCC Financing Statement recorded May 7, 2008, as Document No. 9130307, between John G. Condon, debtor, and Gary and Susan Holmgren,
secured party. (As to Parcel 1) Not a survey matter.

GAS VALVE

16. The purchaser's interest of John Condon, in that Contract For Deed dated May 1, 1999, recorded June 4, 1999, as Document No. 7123401. The
Seller's interest of Gary G. Holmgren and Susan D. Holmgren, in the above Contract For Deed, has been assigned to Cherokee State Bank, by
Assignment of Contract For Deed dated July 3, 2000, recorded August 15, 2000, as Document No. 7339759 (As to Parcel 2) Not a survey matter.

HANDICAP SYMBOL

17. The purchaser's interest of John Condon, in that Contract For Deed dated February 1, 2002, recorded March 20, 2002, as Document No. 7679189.
(As to Parcel 3) Not a survey matter.

FLARED END SECTION

WATER MANHOLE

18. Warranty Deed dated June 10, 2005, recorded July 13, 2005, as Document No. 8614909, to John G. Condon, contains errors in the legal description,
where an incorrect addition name is used throughout the description. The addition name should be "Mill Company's Addition to the Town of St.
Anthony Falls" wherever an addition name is shown throughout the legal description. (As to Parcel 1) Not a survey matter.

WATER VALVE

19. Rights of tenants under unrecorded leases. Not a survey matter.
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Community Planning and Economic Development

105 Fifth Ave. S. - Room 200
Minneapolis, MN 55401
TEL 612.673.5009

March 22, 2019
Ms. Nicole Daly
North Bay Companies
2316 4th Avenue South
Minneapolis, MN 55404
RE: Historic Review Letter for the property at 406 11th Street Southeast
PID: #24-029-24-31-0008
PLAN 8499
Dear Ms. Daly,
On March 12, 2019, you submitted an application for a historic review letter. The subject property is
located at 406 11th Avenue Southeast.
Section 599.460 of the City of Minneapolis Municipal Code states, “The planning director shall review all
building permit applications that meet the definition for demolition for a demolition permit to determine
whether the affected property is an historic resource. If the planning director determines that the property
is not an historic resource, the demolition building permit shall be approved. If the planning director
determines that the property is an historic resource, the building permit shall not be issued without review
and approval by the commission following a public hearing as provided in section 599.170.” Section
599.110 defines a historic resource as, “A property that is believed to have historical, cultural,
architectural, archaeological or engineering significance and to meet at least one of the criteria for
designation as a landmark or historic district as provided in this chapter.”
The subject property contains a two and a half-story residential building constructed in 1901. The building
permits listed the owner as Mary Jackman, the architect as William M. Kenyon, and the builder as E.J.
Davis. Although building permit records show some remodeling and repairs to the structure, it appears to
retain much of its historical integrity.
William M. Kenyon (1860s-1940) was a master architect known for designing public buildings in
Minneapolis and beyond. Kenyon’s work includes the locally designated Chase Residence (1904), and along
with his firm Kenyon & Maine designed Abbott Hospital (1919-1920). His ability to earn commissions
designing institutional, commercial, and residential buildings in a wide variety of architectural styles
indicates that he is qualified as a master architect.
The subject property was surveyed in the 2003 University of Minnesota Greek Letter Chapter House
Designation Study in order to inventory properties related to the historic context of “Fraternity Row and
the Green Letter Chapter House at the University of Minnesota, 1883-1936”. Prior to fraternities and
sororities constructing homes for the use as chapter houses, these organizations often rented and
occupied private homes prior to erecting their first chapter house. The structure housed many Greek

organizations through the 1910s and 1930s, which includes the Pi Beta Phi Sorority, Alpha Tau Omega
Fraternity, and the Phi Delta Sigma Sorority.
The subject property is not currently locally or nationally designated as an historic landmark.
Based on the information currently available the property appears to meet at least one of the local
designation criteria listed in section 599.210 of the Minneapolis Code of Ordinances and has been
determined to be a historic resource. The property appears to meet local designation criterion six: The
property exemplifies works of master builders, engineers, designers, artists, craftsman, or architects.
If demolition of the property is pursued a Demolition of Historic Resources Application may be required,
which is heard in a public hearing with the Minneapolis Heritage Preservation Commission.
The determinations in this letter shall be valid for one (1) year from the date of this letter.
In light of additional information that may become available in the future, CPED reserves the right to
reevaluate its determination in this letter.
Sincerely,

Rattana Sengsoulichanh
City Planner
City of Minneapolis
Community Planning and Economic Development
(612) 673-5046
rattana.sengsoulichanh@minneapolismn.gov

406 11TH AVENUE SE
DEMOLITION OF AN HISTORIC RESOURCE
STATEMENT OF PROPOSED USE AND PROJECT DESCRIPTION

The applicant, North Bay Companies, is the prospective purchaser of the properties located at 406
and 410 11th Avenue SE and 1103 4th Street SE. Both 406 and 410 11th Avenue SE are currently
rooming houses with 14 tenant rooms. 1103 4th Street SE is a 4-unit apartment house. North Bay
is proposing to demolish the three buildings at these addresses and redevelop the combined site
with a 6-story, 65-unit apartment building. The intent is to design a contemporary, high-quality
and durable building that will provide safe, comfortable and affordable housing with modern
amenities for students and others near the University campus.
All three houses were identified in a preliminary review by CPED as historic resources that may
be eligible for designation. Subsequently, a Determination of Eligibility Study was prepared by
Amy Lucas of Landscape Research.
Eligibility Study of 1103 4th Street SE, 406 11th Avenue SE and 410 11th Avenue SE
The following information is excerpted or summarized based on the Landscape Research Study.
The full Study is attached.
All three houses were designed by William Kenyon in various revival styles and built by local
contractor Edward James Davis for $4,000 each in 1901 as single-family homes. They were built
on a single platted lot and no garages or carriage houses were built. The houses were built and
owned by Mary Lochren, apparently for investment purposes as rental housing. Each was
originally rented as a single-family home, but quickly turned to rooming status and Greek chapter
house use. All three houses are marked by significant long-term rental use with an average of
twelve residents. The interiors reflect the extent of tenant use and code-required alterations.
Architect William Kenyon was noted for “heavily decorated, costly mansions,” but also executed
simple frame houses and favored revival styles. There are over fifty extant houses designed by
Kenyon in Minneapolis. Two are locally designated: the John G. Gluek Residence (1902) at 2447
Bryant Avenue South and the Frank and Laura Chase Residence (1904) at 3045 5th Avenue South.
Previous City survey efforts have identified eight other Kenyon designs that appear to individually
meet the local designation criteria. Those eight all reflect various revival style designs, retain a
high level of historic integrity, and are well-maintained. They are also located within a few blocks
of each other in the Lowry Hill neighborhood and are surrounded by residential architecture from
the same period reflecting a historic setting with excellent integrity.
All three properties have been within the scope of previous surveys: a 2003 survey by Carole Zellie
of Landscape Research of residential properties around the University and a 2011 survey by Mead
& Hunt of the surrounding Marcy-Holmes area. Neither study found the properties to be eligible
for individual listing or recommended further study.
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406 11th Avenue SE
The house at 406 11th Avenue SE is a 2.5-story Queen Anne style design. The full-width front
porch has been filled with aluminum storm windows and the exterior is deteriorated. The interior
has undergone multiple renovations, including a fire in 1929, and little historic fabric remains.
The Study concludes that the building at 406 11th Avenue SE exhibits good exterior integrity. It
maintains it integrity of historic location. Its design has been altered with a porch infill and full
interior remodel. The setting has been altered through the years with multi-family construction
and the loss of adjacent turn-of-the century single-family homes. The exterior materials and
workmanship are deteriorated, but remain. The building continues the feeling of the period of
construction and the quality of association.
The Landscape Research Study concludes that the building may exemplify Kenyon’s work and
meet Criterion 6 as the work of a master architect as part of a small group of speculatively-built
houses designed by Kenyon.

REQUIRED FINDINGS
Before approving the demolition of a property determined to be an historic resource, the City must
make the following findings:
(1) The destruction is necessary to correct an unsafe or dangerous condition on the property; or
(2) That there are no reasonable alternatives to the destruction. In determining whether
reasonable alternatives exist, the commission shall consider, but not be limited to:
a. The significance of the property;
b. The integrity of the property; and
c. The economic value or usefulness of the existing structure, including its current use,
costs of renovation and feasible alternative uses.
Although the building requires substantial renovation due to deterioration and long-deferred
maintenance, and to be brought up to current code for rooming house use, it is not structurally
unsafe or dangerous at this time.
The request for approval of demolition of a historic resource meets the required findings because
there are no reasonable alternatives to the destruction of the building.
(a) Significance of the property
The individual significance of 406 11th Avenue SE as a work of master architect William Kenyon
is nominal. As noted in the Study, a property is not eligible as the work of a master simply because
it was designed by a prominent architect. Other homes designed by Kenyon that are more
exemplary of his work and that retain more integrity have been designated or identified as eligible
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for designation. The significance of the three houses as a “collection” of his work also pales in
comparison to the group of eight Kenyon designed homes in the Lowry Hill neighborhood.
(b) Integrity of the property
The integrity of a property is defined by seven aspects: location, design, setting, materials,
workmanship, feeling and association. The design of the building at 406 11th Avenue SE has been
altered with a front porch infill. The setting has also been altered through the years with multifamily construction and the loss of adjacent turn-of-the century single-family homes. The exterior
materials and workmanship are deteriorated.
(c) Economic value or usefulness of the existing structure, including its current use, costs
of renovation and feasible alternative uses.
DJR Architecture has provided a scope of work that would be required to renovate the building for
continued use as a rooming house, which is extensive due to the deteriorated and non-code
compliant condition of the building. GGR Construction has provided estimated costs for the work.
The largest cost items include preparation of design documents, window and door replacement,
HVAC maintenance and upgrades, addition of an accessible unit and kitchen, and replacement of
finishes and fixtures. The total estimated cost for the required renovation work is $572,911.
Collectively, the operations of these properties generate monthly revenue of $15,000 and cost
$6,500 in expenses to operate, equating to a Net Operating Income of $8,500 per month. Taking
on the debt for a combined $1,773,000 construction project would equate to a monthly debt
payment of at least $8,500, likely more. The current average rent for a unit/room is $385. To
receive any reasonable economic return, factoring in future increases in expenses, preventative
maintenance, increased taxes and insurance, and other operating costs, the rent for each unit/room
would need to be raised significantly, which is infeasible given the condition of the properties,
even with the renovations. This analysis does not include existing or future non-construction
mortgage debt.
The existing structure requires extensive renovation in order to continue to be used as a rooming
house. The cost to renovate it for that, or any residential use, exceeds the revenue it can generate.
Conclusion
There are no reasonable alternatives to the destruction of the building. The significance of the
property is low, and its integrity is impaired. This building, either individually or in collection
with the other two properties, does not merit historic designation as an example of William
Kenyon’s work. Other better and truly notable examples of Kenyon’s work have already been
designated or exist elsewhere in the City. Moreover, the costs to perform needed renovation work
exceed the economic value of the property.
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SCOPE OF WORK RECAP FOR RENOVATION
FOR 406 11TH AVENUE SE
Existing Building: 3-Story boarding house with 14 units.

Total Finished Square Footage: Approx. 3,400 SF

Basement: Shared Kitchen, Utility space, Laundry & Full Bath
1ST Floor: 5 Single Rooms (approx. 100 SF each), Shared Full Bath
2ND Floor: 5 Single Rooms (approx. 100 SF each), Shared Full Bath
3RD Floor: 4 Single Rooms (approx. 90 SF each), Shared Half Bath
Scope of basic renovation work required for typical maintenance and to comply with current state and city
codes for use as a boarding house.
•
•
•
•
•
•
•
•
•
•
•
•
•

An accessible ramp and entry at exterior to the main level needs to be provided.
An accessible unit, with a shared kitchen, laundry and bathroom (all meeting accessibility codes) needs to be
provided on the first floor (this would require a complete reconfiguration of the first floor, and reduction to
a 2 or 3 rooming units). Existing stair locations should remain if possible.
Removal and remediation of hazardous materials noted in Landmark Environmental report of 5/19
Replacement of all finishes (carpet, vinyl floors, and paint within units on first, second, and third floors.
Replacement of all fixtures and finishes and 2nd and 3rd floor bathrooms, (including addition of tub or shower
to 3rd floor bathroom).
Provision of an addressable fire alarm for all levels.
Replacement of all unit entry doors and frames.
Replacement of all original exterior windows with double hung replacement windows.
Replacement of sections of original wood siding and wood trim and repainting of entire building to match.
Replacement of all light fixtures.
Reconstruction of stairs from 2nd floor to 3rd floor.
Boiler maintence and HVAC system upgrades to be determined following unit reconfiguration
Provision of required fresh air to all 14 units to comply with current code requirements

GGR Construction
2316 4th Avenue South
Minneapolis, MN 55404
Phone: 612-843-4888

Schedule of Values
Version #1

Architect:

Client:

DJR Architecture

North Bay Companies

Renovate Existing 14-Unit Rental Property
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Address:

406 11th Avenue SE

Updated:
Printed:

December 19, 2019
January 29, 2020

Minneapolis, MN 55414
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PROJECT ESTIMATED COST

Division #1
General Conditions
50120
50125
50130
50140
50150
50160
50170
50180

Sanitary
Dumpsters
Cleaning
Permits
Blueprints
Engineering
Insurance
Site Supervision

$
$
$
$
$
$
$
$

800.00
1,800.00
5,000.00
8,700.00
35,000.00
5,000.00
1,956.50
20,042.83

$

5,000.00

$

As follows;
As follows;
15,000.00

Division #2
Sitework
50240

Hazardous Materials

Division #3
Concrete & Asphalt
50300
50320

Concrete & Asphalt
Driveway, Sidewalks & Patio
Handicap Ramp

Division #5
Metals
50500
50510
50520
50530

Metals
Railing at ramp
Architectural: Metal at entries
Metal Fabrication, Welding

$

As follows;
3,000.00
Not Included;
Not Included;

Division #6
Woods & Plastics
50600
50610

Woods & Plastics
Carpentry
Frame
Reconstruct stairs from 2nd to 3rd floor
Patching allowance for fixture and finish
replacement
Finish

Page 2

$
$

As follows;
As follows;
9,600.00
10,000.00

$
$

5,000.00
3,000.00

50620

Lumber & Building Materials
Prep materials
Interior trim load
Miscellaneous materials load

$
$
$

As follows;
1,000.00
5,000.00
2,000.00

Division #7
Thermal & Moisture
50750
50760

Siding Products
Skylights

$

25,000.00
Not Included;

Division #8
Windows, Doors, & Hardware
50800
50810
50820
50821
50822

Windows, Doors, & Hardware
Replace all original exterior windows with double
hung replacement windows
Doors
Replace exterior doors
Replace unit entry doors

As follows;
$
$
$

35,000.00
As follows;
6,000.00
21,000.00

Division #9
Finishes
50900
50910
50920
50921
50922
50923
50930
50931
50940
50941
50942
50943
50950
50951
50952
50953

Finishes
Drywall pataching for fixutre / finish
replacements
Accessable unit and Shardred Kitchen
Flooring
Accessable unit and Shardred Kitchen
Flooring throughout the remainder of the units
Resilient Flooring
Tile
Kitchen backsplash
Painting
Accessable unit and Shardred Kitchen
Painting the remainder of the house
Exterior painting
Countertops
Accessable Kitchen
Accessable Bathroom
Remaining bathroom replacements

As follows;
$
$
$
$

5,000.00
6,250.00
As follows;
4,000.00

$
$
$

21,600.00
Included;
As follows;
500.00
As follows;
3,000.00
19,400.00
14,000.00
As follows;
2,000.00
600.00
2,400.00

$
$

As follows;
1,000.00
1,250.00

$
$
$
$

Division #10
Specialties
51000
51010
51030

Specialties
Mirrors
Bath Accessories
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Division #11
Equipment
51100
51110
51120

Equipment
Appliances
Cabinetry

$
$

As follows;
6,000.00
6,800.00

$
$
$
$

As follows;
As follows;
22,600.00
10,000.00
60,000.00
28,000.00

$
$
$

As follows;
6,300.00
15,000.00
10,000.00

Division #15
Plumbing & Mechanical
51500
51510
51511
51512
51520

Plumbing & Mechanical
Plumbing
Plumbing Labor
Plumbing Fixtures
HVAC
Fresh air to each unit

Division #16
Electrical
51600
51605
51610
51630

Electrical
Kitchen and accessable unit / Bath
Replace all lighting fixtures throuhout
Fire Panel
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Total of Item Costs::

$

469,599.33

Contractor's Fees Include the following:
Profit Margin
Warranty Service
Administrative Expense
Office & Overhead

$

56,351.92

Contingency

$

46,959.93

$

572,911.18

Contractor's Fees:

Total Estimated Cost of Project:
GGR Construction
2316 4th Avenue South
Minneapolis, MN 55404
Phone::
612-843-4888
e-mail::
rholten@ggrconstruct.com
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1.0 STUDY OBJECTIVES AND METHODS
The objective of this study was to conduct historical research on the buildings at 1103 4th Street
S.E. (PIN 2402924310009), 406 11th Avenue S.E. (PIN 2402924310008) and 410 11th Avenue
S.E. (PIN 2402924310007), Hennepin County, Minneapolis, Minnesota to determine if these
properties meet the Minneapolis Heritage Preservation Commission local designation criteria. In
letters to Nicole Daly at North Bay Companies, dated March 22, 2019, City of Minneapolis staff
states that the buildings appear to meet one of the criteria for local designation and are considered
historic resources.
The properties were photographed during site visits in May 2019. Historical research relied on
Minneapolis maps and atlases, building permits, city directories, census records, property
abstracts, and newspaper articles. Archives at the Minnesota Historical Society (MNHS),
Hennepin History Museum (HHM), University of Minnesota-Borchert Map Library, and
Hennepin County Library-Minneapolis Collection were consulted.

Fig. 2. Aerial view, three properties outlined in red. (Google 2018)
N
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1.1 Background
In February 2019 the North Bay Companies provided a preliminary land use application to the
City of Minneapolis to develop the lots at 1103 4th Street S.E., 406 11th Avenue S.E., and 410
11th Avenue S.E. The proposed apartment building design included demolition of the three
houses on the three lots. City of Minneapolis planning staff presented a preliminary review
memorandum (dated March 14, 2019) on the proposed new design. The developer was asked to
submit an application for historic review letters on the three properties (submitted March 12,
2019). In response to the owner’s request for a demolition permit and historic review, the City of
Minneapolis indicated in letters (dated March 22, 2019) that the buildings are potential historic
resources and appear to meet local designation Criterion 6 for their association with local
architect William Kenyon. The letters also indicated that the property at 410 11th Avenue S.E.
also met local designation Criterion 4 for its distinctive architectural style. In April 2019, the
owner retained the principals at Landscape Research LLC to evaluate the historic significance
and integrity of the buildings.
2.0 PROPERTY DESCRIPTION
2.1 Location
The three dwellings at 1103 4th Street S.E., 406 11th Avenue S.E., and 410 11th Avenue S.E. are
located on the northeast corner of 4th Street S.E. and 11th Avenue S.E. The dwellings are located
on Lot 2 of Block 3 of Mill Company’s Addition in Minneapolis. The block is bound by 11th
Avenue S.E. at the west, 5th Street S.E. at the north, 12th Avenue S.E. at the east and 4th Street
S.E. at the south.1 Interstate 35W is two blocks west of the properties and the Mississippi River is
approximately three blocks to the south. The University of Minnesota campus is located to the
southeast and east of the block; University Avenue is one block south. The Burlington Northern
Santa Fe Railroad (BNSF) line splits near 18th Avenue S.E.; one line continues along 9th Street
S.E. and the other line runs towards the Mississippi River bridge. The three properties are located
in the triangular portion of land created by the I-35W trench and the two rail lines.
The buildings are located in the Marcy-Holmes neighborhood of the University community. The
Fifth Street Southeast Historic District (locally designated in 1976), a residential district, is
located on 5th Street S.E. at the west of I-35W. The non-contiguous University of Minnesota
Greek Letter Chapter House Historic District (locally designated in 2003) is predominately
located to the east of properties. The period of significance for the district is 1911 to 1936. The
surrounding infrastructure includes multi-unit dwellings and a number of fraternity and sorority
houses which were built between 1925 and 1967.
The immediate surroundings include the Kappa Eta Kappa Sorority (1927, originally Delta Zeta)
at 1100 4th Street S.E. (labeled 1 on Figure 3) and the Phi Delta Chi Fraternity (1959) at 1024 4th
Street S.E. (labeled 2 on Figure 3) is across the intersection. The Alpha Gamma Delta Fraternity
(1965) is at 1011 4th Street S.E. (labeled 3 on Figure 3).
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Fig. 3. Properties under evaluation circled in red. (Google 2018)

During the past ten years, there have been a number of private apartment buildings constructed to
house University of Minnesota students. To the east of Block 1 of Doran’s Addition, there are
two recently constructed multi-unit buildings. The five-story building (412 Lofts) at 406 12th
Avenue S.E. (labeled 4 on Figure 3) was built in 2010. The six-story cooperative housing
building (4th Street Housing Co-op) at 1227 4th Street S.E. (labeled 5 on Figure 3) was built in
2015.
2.2 1103 4th Street S.E.
The two-story Colonial Revival style house at 1103 4th Street S.E. was designed in 1901 by
William Kenyon and built by local contractor Edward James Davis for $4,000.2 The building is
located on the northeast corner of 11th Avenue S.E. and 4th Street S.E. and has two street-facing
elevations. The exterior is clad in painted wood siding and has a limestone foundation. The gable
roof has a central dormer on the south slope and a brick chimney on the north slope. There are
wood cornice returns at the east and west gable ends and wood corner boards at each corner. The
three-bay façade (south), facing 4th Street S.E., has a central projecting entry bay with a central
door accented by a blind fanlight and sidelights. The entry bay has three decorative windows at
the second floor and a pediment resting on pilasters with Ionic capitals. The majority of the
windows have one-over-one aluminum replacement sash. At the west elevation, facing 11th
Avenue S.E., there is a one-story projecting bay at the southwest corner. The original open porch
at the northwest corner has been filled with wood panels. There is a projecting oriel window at
the first floor of the east elevation. A metal fire escape runs along the east elevation from the attic
gable window.

2

Minneapolis Building Permit #48427, 5/1/1901.
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Figs. 4. West elevation of 1103 4th Street S.E.

Fig. 5. West and north elevations of 1103 4th Street S.E.
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Fig. 6. East and south elevations of 1103 4th Street S.E.

Fig. 7. Interior kitchen and stair.

Despite the overall building deterioration, window replacement and porch infill, the exterior
retains good integrity and retains its Colonial Revival style features. The interior of the house has
been heavily renovated to accommodate four apartments. The building was converted to a
rooming house in 1966, which included a new stairway to the third floor.3 In 1973 the building
was converted into four apartments with kitchens and bathrooms; one kitchen is in the former
open porch.4 Building codes require two forms of egress and the main staircase has been removed
to allow for the addition of two interior staircases.
Colonial Revival Style
Kenyon employed one of the most common architectural types in the United States for this house.
The Colonial Revival style dominated residential architecture from 1880 into the 1950s. In a
national survey, about 25 percent of Colonial Revival houses are simple two-story rectangular
blocks with hipped roofs and small entry porches or surrounds as exhibited at 1103 4th Street
S.E.5 This subtype predominates the period prior to 1910.6 The principal areas of ornamentation
are entrances, cornices and windows.7 In this case, the entrance surround remains, but the cornice
is simple and lacks dentils or modillions. The windows have been replaced with aluminum sash.
2.3 406 11th Avenue S.E.
The two-and-one-half story Queen Anne style house at 406 11th Avenue S.E. was designed in
1901 by William Kenyon and built by local contractor Edward James Davis for $4,000.8 The
house is clad in painted wood siding and has a limestone foundation. The cross-gable roof has
wood, bracketed soffits and a brick chimney on the south roof slope. The full-width front porch
has been filled with one-over-one aluminum storms, but the curved porch brackets remain. The
three-bay façade (west) has a central entrance and a two-story, projecting tripartite bay at the
3

Minneapolis Building Permit #B398793, 9/2/1966.
Minneapolis Building Permit #B439638, 1/23/1973.
5
Virginia and Lee McAlester, A Field Guide to American Houses (New York: Alfred A. Knopf, 1989), 321.
6
Ibid, 321.
7
Ibid, 324.
8
Minneapolis Building Permit #B48428, May 1, 1901.
4
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south bay. The majority of the windows appear to be original and are a mix of nine-over-one and
six-over-one wood sash. The front-facing gable has paired wood windows and flared bargeboards
at the eaves. There is a two-story projecting bay on the north elevation. A metal egress stair exits
the third floor window and runs along the east elevation.

Fig. 8. West elevation of 406 11th Avenue S.E.

Fig. 9. East elevation of 406 11th Avenue S.E.
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Despite the building deterioration and porch infill, the exterior retains good integrity. The interior
has undergone multiple renovations, including a fire in 1929, and little historic fabric remains.9
The building was officially renovated into a 13-unit rooming house in 1973 with new corridors,
walls and stairs.10 Building codes require two forms of egress and the configuration has been
altered to include two interior stairs.
Queen Anne Style
The Queen Anne style was the dominant style of domestic architecture from 1880 to 1910. In a
national survey, about 20 percent of Queen Anne houses have a cross-gabled roof and the frontfacing gable is most common with a full-width front porch. The style employs asymmetrical
facades with projecting bays to avoid a smooth-walled appearance. The house at 406 11th
Avenue S.E. varies the wall texture with different widths of siding and has a projecting bay at the
second floor and a circular bay at the first floor. The City of Minneapolis has designated a
number of exemplary Queen Anne style houses including the Baker-Emerson House (1883) at
2215 Dupont Avenue N., the Amos Coe House (1884) at 1700 3rd Avenue S., the Harry Legg
House (1887) at 1601 Park Avenue S., and the John Lohmar House (1898) at 1514 Dupont
Avenue N. The Queen Anne style is also well-represented in the Lowry Hill East Residential
Historic District and the Healy Block Historic District.
2.4 410 11th Avenue S.E.
The two-and-one-half story Shingle style house at 410 11th Avenue S.E. was designed in 1901 by
William Kenyon and built by local contractor Edward James Davis for $4,000.11 The house is
clad in painted wood shingles and has a limestone foundation. The cross-gable roof has a dormer
at the west and east roof slopes. A painted brick chimney runs along the south elevation and a
short brick chimney is located at the south slope of the rear gable. The front-facing gambrel roof
rests over an offset open porch that protects the entrance. The front door has been replaced with
an aluminum panel door. There is a centered, tripartite projecting bay at the first floor. The
majority of the windows contain four-over-one wood sash. The decorative second floor window
at the south elevation has been replaced with an aluminum system. The basement windows have
been filled with glass block. There is a one-story addition at the southeast corner that was built to
accommodate the second interior stair. The one-story entrance at the northeast corner of the house
originally accessed the kitchen and has been covered with wood siding. A metal egress stair exits
the third floor window at the east elevation.

9

Minneapolis Building Permit #B214759, March 5, 1929.
Minneapolis Building Permit #B442495, July 12, 1973.
11
Minneapolis Building Permit #B48429, May 1, 1901.
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Fig. 10. East Elevation of 410 11th Avenue S.E.

Fig. 11. West elevation of 410 11th Avenue S.E.

Due to the window replacement and rear additions, the house exhibits fair exterior integrity. The
interior has undergone multiple renovations and little historic fabric remains. The building was
converted into a duplex in 1972 and a 13-unit rooming house in 1973.12 The kitchen was
relocated to the basement. Building codes require two forms of egress and the configuration has
been altered to include two interior stairs.
12

Minneapolis Building Permit #B43976, December 4, 1972; #B442497, July 12, 1973.
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Shingle Style
The Shingle style does not emphasize decorative details at doors, windows, cornices, porches or
wall surfaces.13 Instead the style is marked by a complex shape enclosed within a smooth surface
(shingled exterior) which unifies the irregular plan of the house.14
This house has a late date of construction for the Shingle style; such houses were more commonly
built between 1880 and 1900.15 The City of Minneapolis has designated exemplary Shingle style
houses. These designated properties include the Harry Wild Jones House (1887) at 5101 Nicollet
Avenue, the Harrington Beard House (1888) at 5100 Nicollet Avenue and the Charles B. Lyon
House (1890) at 425 Oak Grove Street. The Shingle style Frank and Laura Chase Residence at
3045 5th Avenue S. was designated by the City in 2012. In a national survey, about 25 percent of
Shingle style houses have a gambrel roof as exhibited at 410 11th Avenue S.E.16 The house at 410
11th Avenue S.E. is a simplified Shingle style design with a small porch and single windows.

Fig. 12. First floor entrance, 410 11th Avenue S.E.

Fig. 13. Second floor corridor.

13

McAlester, 289.
Ibid.
15
Ibid.
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Ibid.
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3.0 PROPERTY HISTORY
3.1 Residential Development near the University of Minnesota
The Town of Saint Anthony was plated in 1849 on the east side of the Mississippi River. The
properties at 1103 4th Street S.E., 406 11th Avenue S.E., and 410 11th Avenue S.E. are located in
the Mill Company’s Addition to the Town of Saint Anthony Falls that was platted in 1855. Two
years later, the Minnesota Territorial Legislature founded the University of Minnesota. By 1857,
the present-day campus was established with a stone building (razed) placed on a twenty-five acre
site at the foot of 15th Avenue S.E.17 The Civil War slowed institutional growth, and the first
class, consisting of two students, graduated in 1873.18

Fig. 14. Mill Company’s Addition to the Town of St. Anthony Falls (1855) with lot at
the corner of 11th Avenue S.E. and 4th Street S.E. circled.

Several additions to the Town of Saint Anthony provided lots for private construction around the
campus, but few houses were built before Saint Anthony merged with the City of Minneapolis in
1873.19 In 1875, the area was linked to downtown Minneapolis by a horsecar line on 4th Street
S.E., which was electrified in 1889.20
Carole Zellie, University of Minnesota Greek Letter Chapter House Designation Study (Prepared for the Minneapolis
Heritage Preservation Commission, 2003), 9.
18
Ibid.
19
Ibid.
20
Ibid, 10.
17
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Fig. 15. 4th Street S.E. facing east with John B. Gilfallan house (ca. 1856) at left, in 1950. (MNHS)

By 1900, streets near the university campus were lined with frame houses and a few mansions.21
A group of stylish houses built for businessmen and university faculty were concentrated north of
campus near 10th Avenue S.E.22 Middle-class housing and duplexes were located south of
Washington Avenue S.E.23

Pillsbury Residence

Lochren Residence

Gilfallan Residence

Fig. 16. Detail of area in 1885 and vacant lot at 11th Avenue S.E. and 4th Street S.E. circled.
(Hopkins)
Ibid.
Ibid.
23
Ibid.
21
22

Determination of Eligibility Study-Landscape Research LLC
June 2019
11

Enrollment at the University rose from 308 in 1880 to 3,236 in 1900.24 By 1910, there were 5,369
students and in 1920 there were 9,027.25 The University did not build a dormitory until 1910;
Sanford Hall housed 186 women.26 By 1930, the student population had risen to 17,522.27 The
surrounding off-campus rooming houses, residence clubs and private residences continued to
house most of the students. The University’s second dormitory, Pioneer Hall, was built in 19301934.
Most student housing was provided in single-family houses that were converted into multi-unit
dwellings.28 Some private investors built student housing. In 1888, John S. Pillsbury (1827-1901),
for example, built a student apartment building at 15th Avenue S.E. and 4th Street S.E.29
Pillsbury lived nearby at 1005 5th Street S.E. (razed) in a house designed by Leroy Buffington in
1879.30 Wilbur F. Decker (1857-1941) lived across the street from Pillsbury at 525 10th Avenue
S.E. (razed) and built the College Inn (Dinkydale) at 1416 4th Street S.E. in 1902 as a student
boardinghouse.31 In 1901, it appears that Mary Lochren also invested in building rental housing
near the University of Minnesota, but it may not have been specifically for student use. She built
four single-family homes at the corner of 4th Street S.E. and 11th Avenue S.E.
At the same time, the University of Minnesota expanded its real estate holdings around the
original campus. In 1903, the University purchased an additional 120 acres south and west of the
campus.32
The University of Minnesota’s first Greek society, Alpha Nu chapter of the Chi Psi Fraternity,
was established in 1874 and became part of the American tradition of Greek societies.33 By the
1880s, university chapter houses appear to have begun renting houses for chapter use.34 Between
1900 and 1917, fraternities and sororities began to build their own chapter houses.35 The three
houses at 1103 4th Street S.E., 406 11th Avenue S.E. and 410 11th Avenue S.E. were rented by
fraternity and sorority houses in the 1910s. By 1930, at least twenty Greek letter chapter houses
were completed around the University of Minnesota.36
Following World War II, returning soldiers added to record membership at fraternities.37 In the
1950s, Greek system membership continued to rise and, between 1950 and 1967, thirteen new

Ibid, 11.
Ibid.
26
Ibid.
27
Ibid.
28
Ibid, 12.
29
Ibid.
30
Larry Millett, Once There Were Castles: Lost Mansions and Estates of the Twin Cities (Minneapolis: University of
Minnesota Press, 2011), 296. Following the death of Pillsbury’s widow, Mahala Pillsbury in 1910, the house was
occupied by the University of Minnesota president for over fifty years. The house was razed in 1964 to make way for
Pillsbury Court townhomes.
31
Penny Petersen, Hiding in Plain Sight (Minneapolis: Marcy-Holmes Neighborhood Association, 2000), 85 and 131.
Decker’s house was razed in 2013 for an apartment building.
32
Carole Zellie, The University of Minnesota Preservation Plan (Prepared for the University of Minnesota, 1998), 124.
33
Carole Zellie, University of Minnesota Greek Letter Chapter House Designation Study, 12.
34
Ibid, 18.
35
Ibid 17.
36
Ibid.
37
Ibid, 30.
24
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chapter houses were built.38 The University of Minnesota also built four new dormitories between
1951 and 1968.39
The surrounding Marcy-Holmes neighborhood also underwent changes during the 1960s, most
notably with the construction of I-35W, which razed a large portion of the neighborhood and
sliced through residential areas. Properties to the east were isolated between the highway and two
industrial rail lines. Houses remaining in this triangular area remained rental properties for
university students.
In 2019, the University, with more than 60,000 students, guarantees housing only for first year
students, so private developers have built many large-scale apartment buildings including those
along the east side of the campus near Huron Boulevard and to the west of the campus. The City
of Minneapolis has adjusted zoning allowances to encourage development in the area around the
three houses under evaluation.
3.2 William and Mary Lochren
In 1901, Mary E. Lochren (1860-1944) applied for four building permits to construct houses on
the vacant lots at 1103 4th Street S.E., 1107 4th Street S.E., 406 11th Avenue S.E. and 410 11th
Avenue S.E. Like Pillsbury and Decker, the Lochrens lived nearby at 422 10th Avenue S.E.
(1877, razed). The Italianate style house and accompanying carriage house were designed for
William Lochren by architect Charles Ferrin.40

Fig. 17. Lochren Residence (1877) at 422 10th Avenue S.E., ca. 1936. (MNHS)

38

Ibid, 32.
These dormitories include Centennial Hall ((1951), Territorial Hall (1958), Frontier Hall (1959) and Middlebrook
Hall (1968).
40
Millett, 295.
39
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William Lochren (1832-1912) was born in Ireland in 1832 and raised in Vermont where he
studied law.41 He moved to Saint Anthony in 1856 and served as city attorney. Following his
Civil War enlistment, he partnered with William W. McNair.42 Neighboring resident, John B.
Gilfallan, also joined the firm.43 In 1881 Lochren was appointed a district court judge by his
neighbor Governor John S. Pillsbury and in 1893 he was appointed district judge for Minnesota.44
Lochren’s first wife, Martha Parker Demmon, died in 1879; his daughter Martha died at the age
of four in 1884.

Fig. 18. William Lochren (MNHS)

Fig. 19. Mary E. Lochren (MNHS)

In 1882, Lochren married Mary Ellen Abbott (1860-1944) of Wright County, Minnesota. Mary
Lochren was the daughter of a Methodist minister.45 Lochren’s neighbor, Major A.T. Abbott.
resided at 1115 5th Street S.E. and was Mary’s uncle.46 The Lochrens were married in Major
Abbott’s house and they had one son, William Abbott Lochren (1884-1953). Mary Lochren
remained in the house following her husband’s death in 1912. She died in 1944 and her son sold
the house to the Alpha Delta Pi Sorority in 1947 for $20,000; the house was razed in 1951.47

Marion D. Shutter and J.S. McLain, eds. Progressive Men of Minnesota: biographical sketches and portraits in
business, politics, and the professions: together with an historical and descriptive sketch of the state (Minneapolis:
Minneapolis Journal, 1897), 320.
42
Millett, 295
43
Shutter and McLain, 320. Gilfallan’s house at 400 10th Avenue S.E. was built in 1856 and is locally designed and
listed in the NRHP. The Sigma Phi Epsilon Fraternity is currently located in the house.
44
The Princeton Union, February 1, 1912.
45
U.S. Federal Census 1860, Otsego Township, Wright County, Page 63.
46
Minneapolis Tribune, April 20, 1882, 6.
47
“U Sorority Pay $20,000 for Judge Lochren Home,” Minneapolis Star, June 3, 1947, 9; Minneapolis Permit #I6000,
January 24, 1951.
41
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Fig. 20. Members of Alpha Delta Pi
Sorority on steps of Lochren
Residence in 1947. (Minneapolis Star)

In 1901, Mary Lochren purchased two lots at the corner of 4th Street S.E. and 11th Avenue S.E.
from Agnes Bell Sherman of Seattle for $240.48 Mary Lochren is the only person listed on the
deed as well as the owner listed on the four building permits. The four houses, measuring 28 by
38 feet each, and were designed in revival styles by architect William Kenyon. The local
contractor Edward James Davis (1851-1927) built each home for $4,000 and subcontracted with
Littlefield & Yerk for heating and R.C. Black & Co. for plumbing.49 Three houses, 1103 4th
Street S.E., 406 11th Avenue S.E. and 410 11th Avenue S.E., were constructed on Lot 2 of Block
3 of Mill Company’s Addition to Saint Anthony. The neighboring house at 1107 4th Street S.E.
was constructed on Lot 1 of Block 3 of Mill Company’s Addition and Lot 7 of Block R of
Tuttle’s Addition to Saint Anthony.50
Mary Lochren continued to purchase and develop land in St. Anthony. She owned Lots 3, 4, and
5 in Block 2 of the Home Addition and lot 2 of Block 18 of the Town of St. Anthony.51 She also
owned Lots 25, 26, 27 and 28 of Block 1 of the Subdivision of Block 39 in St. Anthony Falls.52 It
is unclear if she built on these lots. In 1906, Mary Lochren purchased the David Tupper (18301893) residence at 1113 4th Street S.E. and hired William Kenyon to design two houses on the
property.53 The Tupper residence was razed and the houses at 1111 and 1115 4th Street S.E. are
extant.

48

Hennepin County Deed Book 536 Page 621, July 9, 1901.
“Building News of the Week,” Minneapolis Star, April 21, 1901.
50
The house at 1107 4th Street S.E. is not part of this evaluation. The house has poor exterior integrity due to window
replacement, replacement siding and porch alterations.
51
Minneapolis Journal, July 18, 1906.
52
Minneapolis Star, February 25, 1932. These are properties that were listed in the newspapers as owned by Mary
Lochren, but a full search of her land ownership was not conducted.
53
“Landmark is Torn Down,” Minneapolis Journal, April 6, 1906. The building permit for 1111 4th Street S.E.
(Minneapolis Building Permit #B66970, May 2, 1906) reflects the Kenyon/Davis/Lochren association. The permit
cards for 1115 4th Street S.E. do not record the current building. The real estate maps between 1903 and 1913 reflect
the two new houses.
49
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Lochren Residence

Fig. 21. Detail in 1903 with the three houses in red, the fourth house at 1107 4th Street S.E. (not
evaluated) is in white. (Minneapolis Real Estate, Borchert)

3.3 William Kenyon
The architect William Marsh Kenyon (1863-1940) was born in Hudson Falls, New York in 1863.
He arrived in Minneapolis in 1893 and worked in private practice until 1913.54 He partnered with
Maurice Maine from 1913 until 1929 and was the chief architect of the Soo Line Railroad for
twenty years.55 Kenyon served on the advisory board of the University of Minnesota in 1909.56
Kenyon was noted for “heavily decorated, costly mansions,” but also executed simple frame
houses and favored revival styles.57 There are over fifty extant houses designed by Kenyon in
54

Alan Lathrop, Minnesota Architects: A Biographical Dictionary (Minneapolis: University of Minnesota Press, 2010),
126.
55
Ibid.
56
Ibid.
57
Carole Zellie, The Lowry Hill Neighborhood of Minneapolis Historic Context Study (Prepared by Landscape
Research LLC for the Lowry Hill Neighborhood Association, 2006), 55.
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Minneapolis; the majority survive in the Lowry Hill neighborhood including Kenyon’s own
Tudor Revival style house at 1715 James Avenue South which he designed in 1910.58 Kenyon’s
second home at 4301 East Lake Harriet Boulevard is also extant; he lived in the Mission Revival
style residence from 1918 until his death in 1940. Some of Kenyon’s most notable designs
include the John G. Gluek Residence (1902, locally designated) at 2447 Bryant Avenue South,
the Mary Donaldson Residence (1908) at 72 Groveland Terrace, and the Kerr-Bacchus Residence
(1910) at 2201 East Lake of the Isles Parkway. In 2012, the City of Minneapolis designated the
Frank and Laura Chase Residence at 3045 5th Avenue South. Kenyon designed the Shingle style
house in 1904 and it was built for $8,000
Previous City of Minneapolis survey efforts have identified Kenyon designs that appear to
individually meet the local criteria for designation in Lowry Hill. These include: Dr. W.A. Duff
Residence (1897) at 1783 Colfax Avenue S.; A.R. Rogers Residence (1894) at 1801 Colfax
Avenue S.; I.A. Hazlet Residence (1906) at 1802 Colfax Avenue S.; Harry Waite Residence
(1897) at 1807 Colfax Avenue S.; J.B. Sutherland Residence (1905) at 1819 Dupont Avenue S.;
C.R. Brackett Residence (1910) at 1785 Emerson Avenue S.; C.C. Wyman Residence (1913) at
1908 Girard Avenue S.; and F.M. Stowell House (1910) at 1903 Girard Avenue S. All of these
houses reflect various revival style designs, retain a high level of historic integrity, and are wellmaintained. They are also located within a few blocks of each other in the Lowry Hill
neighborhood and are surrounded by residential architecture from the same period reflecting a
historic setting with excellent integrity.
Kenyon appears to have been a residential architect for the Minneapolis upper class and it is not
surprising that Mary Lochren chose him to design the four houses at the corner of 4th Street S.E.
and 11th Avenue S.E. Lochren may have had an early acquaintance with Kenyon because he
lived near her at 412 9th Avenue S.E. (razed) from 1899 to 1910.
In 1902, Kenyon designed a house across the street from the Lochren houses at 1018 4th Street
S.E. (extant) for Dr. William Henry Condit (1875-1956); Condit was listed as faculty at the
University of Minnesota medical school in 1901-02. The Neo-Classical Revival style residence
currently houses the Alpha Chi Omega Fraternity. That same year, Kenyon designed a Colonial
Revival style house for Enoch William Underwood (b.1878) at 315 10th Avenue S.E. (extant).
Underwood was a grain elevator manager and principal owner of the Minnekota Elevator
Company. Kenyon also designed a Greek chapter house for the Phi Kappa Psi Fraternity at 1609
University Avenue (1907). It is a contributing building in the University of Minnesota Greek
Letter Chapter House Historic District (locally designated).
3.4 Property Tenants
It appears that Mary Lochren built the houses at the corner of 4th Street S.E. and 11th Avenue
S.E. for investment purposes and rented them following completion. The houses were built as
single-family homes with a central stair, living room, kitchen and dining room on the first floor
and bedrooms on the second floor. No garages and/or carriage houses were built. The three
houses were initially leased to single families, but due to their size and location, they quickly
attracted fraternity and sorority groups.59 Mary Lochren died in 1944 and the houses were sold
following her death. All three houses are marked by significant long-term rental use with an
58

The Robert Glancy Collection at the Hennepin History Museum lists all of Kenyon’s known designs.
The house at 1107 4th Street S.E. is not under evaluation, but was also built by Mary Lochren. The house followed a
similar residential program with a single-family renter in the early years and, by 1911, Kappa Sigma Fraternity
headquartered in the house.
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average of twelve residents. The interiors reflect the extent of tenant use and code-required
alterations.
The house at 410 11th Avenue S.E. was rented to Reverend Martin D. Hardin, pastor of Andrew
Presbyterian Church (razed), from 1902 to 1903.60 Charles E. Rittenhouse, president of Hunt’s
Perfect Baking Powder Company, lived in the house from 1904 to 1910.61 In 1911, Dow Smith,
manager at the telephone company, lived in the house with two boarding students.62 By 1915,
seven female students were living in the house with a matron and the directories identified the
house as the headquarters of the Alpha Xi Delta Sorority.63 The sorority moved to the house at
1115 5th Street S.E. in 1920 and eight male students moved into the house which headquartered
as the Sigma Alpha Mu Fraternity.64 From 1926 to 1928, the house was rented by the Gamma Eta
Gamma Fraternity with fourteen residents.65 In 1929, the house returned to rooming board status
with nineteen residents which included a cooper, a telephone company clerk and a railroad
engineer as well as students.66 Following Mary Lochren’s death, the house was sold to John
Finney (1884-1968), a carpenter, in 1945.67 John and Laura Finney lived in the house with their
renters until 1966 when it was sold to an absentee landlord, Lee P Schuck (d. 1967).68 The
property, along with the houses at 406 11th Avenue S.E. and 410 11th Avenue S.E., was
eventually owned by James Marshall. Permit records indicate Marshall officially converted the
house into a thirteen-unit rooming house, with a shared kitchen and bathroom, in 1973, but city
directories reveal the house has been a rooming house since 1915.
The house at 406 11th Avenue S.E. followed a similar residential program with a single-family
renting the house in the early years before it turned into rooming status and eventual chapter
house use. From 1902 to 1906, Herbert Lovell, a real estate agent, rented the house with his two
children who are listed in directories as students.69 In 1907, the house was rented by three
unrelated men employed as a bank cashier, a teamster and a laborer.70 By 1910, the house was
occupied by the Pi Beta Phi Sorority, with eight women and a matron.71 They remained until
1915 when the house was occupied by the Alpha Omicron Pi Sorority.72 In 1919, the Kappa Delta
Sorority moved into the house with thirteen residents.73 The building continued with heavy
residential use and continual chapter house occupancy. These included the Achoth Sorority in
1922, Phi Omega Pi Sorority in 1923, Alpha Tau Omega Fraternity in 1924, Theta Tau Fraternity
in 1925 and Beta Phi Alpha Sorority in 1928.74 The Alpha Delta Theta Sorority headquartered in
the house from 1931 to 1933.75 Following Mary Lochren’s death, the house was sold to Alfred
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Halvorson in 1947.76 A string of absentee landlords owned the house until James Marshall
purchased the house as well as the houses at 1103 4th Street S.E. and 410 11th Avenue S.E.
Permit records indicate Marshall converted the house into a thirteen-unit rooming house, with a
shared kitchen and bathroom, in 1973, but city directories reveal the house has been a rooming
house since 1910.
The house at 1103 4th Street S.E. followed the same residential pattern with the family of Loren
Collins, a lawyer, residing in the house from 1902 to 1908 before a fraternity moved to the house
in 1909.77 The Sigma Chi Fraternity, with an average of thirteen residents, remained in the house
until 1915 when they built a fraternity at 1623 University Avenue S.E.78 The house returned to
rooming board status in the 1930s. Following Mary Lochren’s death, the house was sold to Anna
Olson in 1946.79 The house was owned by a number of absentee landlords before James Marshall
owned the house and the other two houses on Lot 2. Permit records indicate Marshall converted
the house into four apartments in 1973, but city directories reveal the house was a rooming house
by 1909.

Fig. 22. Detail of area in 1930 with fraternities and sororities noted, houses under evaluation in red.
(Sanborn Insurance Map)
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4.0 EVALUATION
4.1 City of Minneapolis Local Designation Criteria for Evaluation
Chapter 599, Heritage Preservation Regulations of the Minneapolis Code of Ordinances, outlines
the process for reviewing historic resources and designation criteria. When evaluating the
potential destruction of a historic resource, the Minneapolis Heritage Preservation Commission
“shall consider, but not be limited to, the significance of the property, the integrity of the
property, and the economic value or usefulness of the existing structure” (Section 599.480).
When evaluating a property for local designation the property must meet at least one of the
designation criteria.
According to Section 599.210, the following criteria shall be considered in determining whether a
property is worthy of designation as a landmark or historic district because of its historical,
cultural, architectural, archaeological or engineering significance:
(1)

The property is associated with significant events or with periods that exemplify
broad patterns of cultural, political, economic or social history.

(2)

The property is associated with the lives of significant persons or groups.

(3)

The property contains or is associated with distinctive elements of city identity.

(4)

The property embodies the distinctive characteristics of an architectural or
engineering type or style, or method of construction.

(5)

The property exemplifies a landscape design or development pattern
distinguished by innovation, rarity, uniqueness or quality of design or detail.

(6)

The property exemplifies works of master builders, engineers, designers, artists,
craftsmen or architects.

(7)

The property has yielded, or may be likely to yield, information important in
prehistory or history.

4.2 Previous Evaluations
In 2003, Carole Zellie of Landscape Research LLC completed a survey of the residential
properties around the University of Minnesota and developed a historic context examining the
Greek Letter chapter houses. The survey resulted in the City of Minneapolis designation of the
University of Minnesota Greek Letter Chapter House Historic District (2003). The historic
district designates chapter houses built specifically for chapter house use from 1907 to 1930. The
survey also recommended 1) Completion of a Southeast Minneapolis Historic District and 2)
Survey of Modern Architecture specifically chapter houses built after 1950. As part of the
Southeast Minneapolis Historic District recommendation, ten houses were recommended for
further study and potentially individual eligible as significant as private residences associated
with persons important to the history and development of Minneapolis. The three houses at 1103
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4th Street S.E., 406 11th Avenue S.E. and 410 11th Avenue S.E., were surveyed, but were not
recommended for further study nor eligible for individual listing.
In 2011, Mead & Hunt completed a survey of the surrounding Marcy-Holmes area.80 The
properties at 1103 4th Street S.E., 406 11th Avenue S.E. and 410 11th Avenue S.E. are located
within the survey area and were not recommended for further evaluation. The report did
recommend further evaluation of neighboring residential buildings.
Furthermore, the Marcy-Holmes neighborhood, as part of the original town of St. Anthony, was
where the City first focused historic preservation efforts. The St. Anthony Falls Historic District,
west of the University of Minnesota, was designated locally and nationally in 1971. The Fifth
Street Southeast Historic District, located at the west side of the I-35W cut, is the city’s earliest
residential neighborhood and was designated in 1976. The B.O. Cutter House (1856) at 400 10th
Avenue S.E. was designated locally and nationally in 1976. Florence Court (1886) at 1022
University Avenue was locally designated in 1983.
In correspondence dated March 22, 2019, Minneapolis Planning staff Rattana Sengsoulichanh
states that the properties at 1103 4th Street S.E., 406 11th Avenue S.E. and 410 11th Avenue S.E
appear to meet local Criterion 6 as properties that exemplify the work of master architect William
Kenyon. Sengsoulichanh also states that the house at 410 11th Avenue S.E. also appears to meet
Criterion 4 as a distinctive Shingle style house.
4.3 Integrity
Section 599.480 (b) of the Minneapolis Code of Ordinances states that integrity of a potential
historic resource must be considered when reviewing demolition, but does not explain how to
evaluate integrity. The U.S. Department of the Interior-National Park Service provides
interpretation of the seven aspects of integrity when evaluating a property for listing in the
National Register of Historic Places (NRHP). The NRHP bulletin, How to Apply the National
Register Criteria for Evaluation (NRB 15), explains that location, design, setting, materials,
workmanship, feeling and association of a property should be considered before historic
significance.81
The NRHP bulletin chapter, Understanding the Aspects of Integrity, follows:
Location is the place where the historic property was constructed or the place where the
historic event occurred. Except in rare cases, the relationship between a property and its
historic associations is destroyed if the property is moved.
Design is the combination of elements that create the form, plan, space, structure, and
style of a property. Design includes such elements as organization of space, proportion,
scale, technology, ornamentation, and materials.
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Mead & Hunt, Historic Resources Inventory: Historic Resources in the Windom, Kenny, and Armatage
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Setting is the physical environment of a historic property. Whereas location refers to the
specific place where a property was built or an event occurred, setting refers to the
character of the place in which the property played its historical role.
Materials are the physical elements that were combined or deposited during a particular
period of time and in a particular pattern or configuration to form a historic property. A
property must retain the key exterior materials dating from the period of its historic
significance.
Workmanship is the physical evidence of the crafts of a particular culture or people
during any given period in history or prehistory. Workmanship is important because it
can furnish evidence of the technology of a craft, illustrate the aesthetic principles of a
historic or prehistoric period, and reveal individual, local, regional, or national
applications of both technological practices and aesthetic principles.
Feeling is a property's expression of the aesthetic or historic sense of a particular period
of time.
Association is the direct link between an important historic event or person and a historic
property.
4.4 Evaluation
1103 4th Street S.E.
Integrity
Integrity must be considered before significance:
The building at 1103 4th Street S.E. maintains its historic location. The building design has been
altered with window removal, porch infill and full interior remodel. The setting has been altered
through the years with multi-family construction and the loss of adjacent the turn-of-the-century
single family homes. Other than window replacement, the exterior materials and workmanship
are deteriorated, but remain. The building continues the feeling of the period of construction and
the quality of association.
City of Minneapolis Criteria
To be considered for City of Minneapolis listing, the property must qualify in significance
following the criteria:
1. The property is associated with significant events or with periods that exemplify broad patterns
of cultural, political, economic or social history.
The Colonial Revival style house at 1103 4th Street S.E. (1901) was built by local
resident, Mary Lochren, as a rental property. The house was built as a single-family
home, but quickly operated as a rooming house and the interior has been significantly
altered. In general, residential architecture represents the broad patterns of cultural,
economic and social history, but the house at 1103 4th Street S.E. does not individually
embody these broad patterns. The house does not possess more individual significance
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than the surrounding turn-of-the-century houses in the Marcy-Holmes neighborhood.
Furthermore, multiple surveys of the neighborhood have not recommended the property
for further evaluation. The house at 1103 4th Street S.E. is not associated with a
significant event and does not exemplify a period in Minneapolis’ cultural, political,
economic or social history, and does not meet Criterion 1.
2. The property is associated with the lives of significant persons or groups.
The building is associated with Mary Lochren, the wife of an early Saint Anthony
resident, William Lochren. William Lochren does not appear to have been associated
with the construction or ownership of the property and little information about Mary
Lochren has been discovered. The house was built for rental purposes and the Lochrens
did not reside in the house. A full review of the tenancy of the house was completed and
significant persons were not revealed. Multiple fraternities and sororities operated in the
house, but the transient nature of the Greek chapter houses was prevalent throughout the
neighborhood. The property is not associated with significant persons or groups and does
not meet Criterion 2.
3. The property contains or is associated with distinctive elements of city or neighborhood
identity.
The building is not associated with distinctive elements of the city or neighborhood
identity and are not significant under Criterion 3. Turn-of-the-century Colonial Revival
style houses are found throughout Minneapolis and are not specifically distinctive to
Minneapolis. The building is not particularly identified with the city.
4. The property embodies the distinctive characteristics of an architectural or engineering type or
style, or method of construction.
Though deteriorated, the exterior of the house is representative of the Colonial Revival
style. The interior is marked by long-term rental use which is reflected in the extent of
damage at the interior, which no longer embodies the style. Colonial Revival houses with
high integrity are well represented in Minneapolis and a significant number by William
Kenyon are gathered in the Lowry Hill neighborhood. The house, with the loss of
windows, porch alteration and interior alterations, is not exemplary of the style and is not
significant on an individual basis under Criterion 4.
5. The property exemplifies a landscape design or development pattern distinguished by
innovation, rarity, uniqueness or quality of design or detail.
The property does not exemplify a landscape design or development pattern distinguished
by innovation, rarity, uniqueness or quality of design or detail and is not significant under
Criterion 5.
6. The property exemplifies works of master builders, engineers, designers, artists, craftsmen or
architects.
The house at 1103 4th Street S.E. is associated with the Minneapolis architect William
Kenyon. Kenyon was a prolific architect specializing in residential revival styles and his
designs are located throughout the city. Kenyon’s designs are well represented in the
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Lowry Hill neighborhood of Minneapolis in high concentration and his own houses are
also extant. The house at 1103 4th Street S.E. is associated with Kenyon, but it was
intended for rental use and the budget is indicative of the intended purpose. A property is
not eligible as the work of a master simply because it was designed by a prominent
architect. A reconnaissance-level survey of Kenyon’s Colonial Revival style houses in
Lowry Hill indicates that there are houses that retain integrity and exemplify the
architect’s work. At this time, it appears that the house at 1103 4th Street S.E. may
exemplify Kenyon’s work and meet Criterion 6 as the work of a master architect.
7. The property has yielded, or may be likely to yield, information important in
prehistory or history.
City property atlas maps, Sanborn fire insurance maps and historic photographs provide
information about previous use and development at the site. The property has not yielded
information important in prehistory/archaeology and, therefore, is not significant under
Criterion 7.
406 11th Avenue S.E.
Integrity
Integrity must be considered before significance:
The building at 406 11th Avenue S.E. maintains its historic location. The building design has
been altered with a porch infill and full interior remodel. The setting has been altered through the
years with multi-family construction and the loss of adjacent the turn-of-the-century single family
homes. The exterior materials and workmanship are deteriorated, but remain. The building
continues the feeling of the period of construction and the quality of association.
City of Minneapolis Criteria
To be considered for City of Minneapolis listing, the property must qualify in significance
following the criteria:
1. The property is associated with significant events or with periods that exemplify broad patterns
of cultural, political, economic or social history.
The Queen Anne style house at 406 11th Avenue S.E. (1901) was built by local resident,
Mary Lochren, as a rental property. The house was built as a single-family home, but
quickly operated as a rooming house and the interior has been significantly altered. In
general, residential architecture represents the broad patterns of cultural, economic and
social history, but the house at 406 11th Avenue S.E. does not individually embody these
broad patterns. The house does not possess more individual significance than the
remaining turn-of-the-century houses in the Marcy-Holmes neighborhood. Furthermore,
multiple surveys of the neighborhood have not recommended the property for further
evaluation. The house at 406 11th Avenue S.E. is not associated with a significant event
and does not exemplify a period in Minneapolis’ cultural, political, economic or social
history, and does not meet Criterion 1.
2. The property is associated with the lives of significant persons or groups.
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The building is associated with Mary Lochren, the wife of an early Saint Anthony
resident, William Lochren. William Lochren does not appear to have been associated
with the construction or ownership of the property and little information about Mary
Lochren has been discovered. The house was built for rental purposes and the Lochrens
did not reside in the house. A full review of the tenancy of the house was completed and
significant persons were not revealed. Multiple fraternities and sororities operated in the
house, but the transient nature of the Greek chapter houses was prevalent throughout the
neighborhood. The property is not associated with significant persons or groups and does
not meet Criterion 2.
3. The property contains or is associated with distinctive elements of city or neighborhood
identity.
The building is not associated with distinctive elements of the city or neighborhood
identity and are not significant under Criterion 3. Queen Anne style houses are found
throughout Minneapolis and are not distinctive specifically to Minneapolis. The building
is not particularly identified with the city.
4. The property embodies the distinctive characteristics of an architectural or engineering type or
style, or method of construction.
Though deteriorated, the exterior of the house is representative of the Queen Anne style.
The interior is marked by long-term rental use which is reflected in the extent of damage
at the interior, which no longer embodies the style. Queen Anne style houses with high
integrity are well represented in Minneapolis and a significant number by William
Kenyon are gathered in the Lowry Hill neighborhood. The house, with the alterations to
the front porch and interior, is not exemplary of the style and is not significant on an
individual basis under Criterion 4.
5. The property exemplifies a landscape design or development pattern distinguished by
innovation, rarity, uniqueness or quality of design or detail.
The property does not exemplify a landscape design or development pattern distinguished
by innovation, rarity, uniqueness or quality of design or detail and is not significant under
Criterion 5.
6. The property exemplifies works of master builders, engineers, designers, artists, craftsmen or
architects.
The house at 406 11th Avenue S.E. is associated with the Minneapolis architect William
Kenyon. Kenyon was a prolific architect specializing in residential revival styles and his
designs are located throughout the city. Kenyon’s designs are well represented in the
Lowry Hill neighborhood of Minneapolis in high concentration and his own houses are
also extant. The house at 406 11th Avenue S.E. is associated with Kenyon, but it was
intended for rental use and the budget is indicative of the intended purpose. A property is
not eligible as the work of a master simply because it was designed by a prominent
architect. A reconnaissance-level survey of Kenyon’s revival style houses in Lowry Hill
indicates that there are houses that retain integrity and exemplify the architect’s work. At
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this time, it appears that the house at 406 11th Avenue Street S.E. may exemplify
Kenyon’s work and meet Criterion 6 as the work of a master architect.
7. The property has yielded, or may be likely to yield, information important in
prehistory or history.
City property atlas maps, Sanborn fire insurance maps and historic photographs provide
information about previous use and development at the site. The property has not yielded
information important in prehistory/archaeology and, therefore, is not significant under
Criterion 7.
410 11th Avenue S.E.
Integrity
Integrity must be considered before significance:
The building at 410 11th Avenue S.E. maintains its historic location. The building design has
been altered with rear additions, window replacement and full interior remodel. The setting has
been altered through the years with multi-family construction and the loss of adjacent the turn-ofthe-century single family homes. The exterior materials and workmanship are deteriorated, but
remain. The building continues the feeling of the period of construction and the quality of
association.
City of Minneapolis Criteria
To be considered for City of Minneapolis listing, the property must qualify in significance
following the criteria:
1. The property is associated with significant events or with periods that exemplify broad patterns
of cultural, political, economic or social history.
The Shingle style house at 410 11th Avenue S.E. (1901) was built by local resident, Mary
Lochren, as a rental property. The house was built as a single-family home, but quickly
operated as a rooming house and the interior has been significantly altered. In general,
residential architecture represents the broad patterns of cultural, economic and social
history, but the house at 410 11th Avenue S.E. does not individually embody these broad
patterns. The house does not possess more individual significance than the remaining
turn-of-the-century houses in the Marcy-Holmes neighborhood. Furthermore, multiple
surveys of the neighborhood have not recommended the property for further evaluation.
The house at 410 11th Avenue S.E. is not associated with a significant event and does not
exemplify a period in Minneapolis’ cultural, political, economic or social history, and
does not meet Criterion 1.
2. The property is associated with the lives of significant persons or groups.
The building is associated with Mary Lochren, the wife of an early Saint Anthony
resident, William Lochren. William Lochren does not appear to have been associated
with the construction or ownership of the property and little information about Mary
Lochren has been discovered. The house was built for rental purposes and the Lochrens
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did not reside in the house. A full review of the tenancy of the house was completed and
significant persons were not revealed. Multiple fraternities and sororities operated in the
house, but the transient nature of the Greek chapter houses was prevalent throughout the
neighborhood. The property is not associated with significant persons or groups and does
not meet Criterion 2.
3. The property contains or is associated with distinctive elements of city or neighborhood
identity.
The building is not associated with distinctive elements of the city or neighborhood
identity and are not significant under Criterion 3. Shingle style houses are not distinctive
specifically to Minneapolis.
4. The property embodies the distinctive characteristics of an architectural or engineering type or
style, or method of construction.
Though deteriorated, the exterior of the house is representative of the Shingle style. The
interior is marked by long-term rental use which is reflected in the extent of damage at
the interior, which no longer embodies the style. Shingle style houses with high integrity
are represented in Minneapolis and three have been designated individually in the City.
The house, with the alterations to the rear and windows, is not exemplary of the style and
is not significant on an individual basis under Criterion 4.
5. The property exemplifies a landscape design or development pattern distinguished by
innovation, rarity, uniqueness or quality of design or detail.
The property does not exemplify a landscape design or development pattern distinguished
by innovation, rarity, uniqueness or quality of design or detail and is not significant under
Criterion 5.
6. The property exemplifies works of master builders, engineers, designers, artists, craftsmen or
architects.
The house at 410 11th Avenue S.E. is associated with the Minneapolis architect William
Kenyon. Kenyon was a prolific architect specializing in residential revival styles and his
designs are located throughout the city. Kenyon’s designs are well represented in the
Lowry Hill neighborhood of Minneapolis in high concentration and his own houses are
also extant. The house at 406 11th Avenue S.E. is associated with Kenyon, but it was
intended for rental use and the budget is indicative of the intended purpose. A property is
not eligible as the work of a master simply because it was designed by a prominent
architect. A reconnaissance-level survey of Kenyon’s revival style houses in Lowry Hill
indicates that there are houses that retain integrity and exemplify the architect’s work. At
this time, it appears that the house at 410 11th Avenue Street S.E. may exemplify
Kenyon’s work and meet Criterion 6 as the work of a master architect.
7. The property has yielded, or may be likely to yield, information important in
prehistory or history.
City property atlas maps, Sanborn fire insurance maps and historic photographs provide
Determination of Eligibility Study-Landscape Research LLC
June 2019
27

information about previous use and development at the site. The property has not yielded
information important in prehistory/archaeology and, therefore, is not significant under
Criterion 7.
4.5 Recommendation
The houses at 1103 4th Street S.E., 406 11th Avenue S.E., and 410 11th Avenue S.E. appear to
meet Criterion 6 as a small group of speculatively-built houses designed by Kenyon.
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6.0 APPENDIX

Fig. 23. Site plan in 1892, future building location circled. (Foote, Borchert)
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Fig. 24. Site plan in 1903, three houses circled. (Minneapolis Real Estate, Borchert)
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Fig. 25. Site plan in 1914, three houses circled. (Minneapolis Real Estate, Borchert)
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Fig. 26. Houses in 1912. (Sanborn Insurance Co.)

Determination of Eligibility Study-Landscape Research LLC
June 2019
34

Skalecki, Robert
From:
Sent:
To:
Cc:
Subject:
Attachments:

Chris Lautenschlager <chris@marcy-holmes.org>
Tuesday, March 24, 2020 7:58 PM
Fletcher, Steve
Frey, Jacob; GLackovic@hga.com; Skalecki, Robert
[EXTERNAL] Marcy-Holmes concerns with potential HPC Public Hearing during COVID-19 crisis
mhna-hpc-letter-20200324.pdf

Good Evening Council Member Fletcher,
Please review our attached letter expressing concerns about any public hearings (specifically one that will take place on
April 7, 2020) that could take place before the Heritage Preservation Commission amidst the COVID‐19 crisis.
Thank you in advance,
Chris
‐‐
Chris Lautenschlager
Executive Director

Marcy‐Holmes Neighborhood Association | chris@marcy‐holmes.org | 612.623.7633
Find Marcy‐Holmes on
Facebook | Twitter | Instagram
[EXTERNAL] This email originated from outside of the City of Minneapolis. Please exercise caution when opening links or
attachments.
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March 24, 2020
Council Member Steve Fletcher
Minneapolis City Council, Ward 3
350 South 5th Street, Room 307
Minneapolis, MN 55415
Dear Council Member Fletcher,
This morning the Marcy-Holmes Neighborhood Association learned that the City’s Historic
Preservation Commission still intends to hold a meeting on Tuesday, April 7 (format to be
determined, considering the social distancing limitations imposed by COVID-19). This meeting
would convene “public hearings” over three separate but interrelated applications to demolish
three properties in our neighborhood: 406 11th Ave SE, 410 11th Ave SE, and 1103 4th St SE.
We ask that the City of Minneapolis reconsider the timing of this meeting and make every effort
to delay these public hearings until a time where our organization has the ability to discuss the
significance of removing these buildings. This not only has to do with the likely historical
significance of these buildings, but also with the impact our residents would feel by removing
these affordable units from the neighborhood.
We also ask for this delay in order for a meaningful, face-to-face public hearing to be held. While
online tools are helpful to facilitate discussions, we do not believe video conference calls can
replace the value and integrity of an in-person public hearing—especially when it considers the
potential displacement of dozens of low-income individuals in our neighborhood.
This city was already facing a crisis in affordable housing, and this proposal would eliminate 39
much-needed affordable bedrooms for low-income people and replace them with 60 very
expensive, (but tiny) units.
The added burden COVID-19 has inflicted upon our low-income residents’ pocketbooks makes
this situation worse – a key reason why Governor Walz issued Executive Order 20-14,
suspending evictions and writs of recovery during the COVID-19 peacetime emergency:
“Public health and safety are promoted by stabilizing households which, through no fault
of their own, may suddenly have the inability to afford rent. Providing a temporary
moratorium on eviction actions allows these households to remain stably housed as they
safeguard the health of themselves, their families, and other Minnesotans...”

Please insist on delaying these public hearings until a time where meaningful engagement can
occur, including in-person participation from affected tenants of these structures.
Sincerely,

Vic Thorstenson
MHNA President
CC: Mayor Jacob Frey; Ginny Lackovic, HPC Chair; Robert Skalecki, City Planner

