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2.16  Loring Hill Design Guidelines - This plan affirms 
the text and graphics, the following regulatory sections of The 
Loring Hill Design Guidelines, in their entirety, as reflective of 
community aspirations: 

 2.3  SUB-AREAS ANALYSIS 

2.4  REGULATING PLAN  

2.5  PROPOSED BUILDING TYPES 

2.6  FRONTAGE TYPES 

2.7  STREET TYPES (see Chapter III: Public Realm)  

2.8  ARCHITECTURE STANDARDS 

2.9  LANDSCAPE STANDARDS 

In addition, the following text (from Loring Hill Design Guidelines 
Section 2.10 RECOMMENDATIONS) shall be considered as 
binding municipal policy for Loring Hill: 

“...Assumptions 

1. Loring Hill and the adjacent neighborhood area will continue to see 
interest in new development and redevelopment. 

2. The OR-3 and shoreland overlay zoning will remain; there is no 
anticipation that the current zoning will change. (See 2.19  Rezoning 
Study.) 

3. Loring Hill is not an isolated area but an integral part of the larger 
Loring Park Neighborhood. 

4. The nature and aesthetics of future renovation, redevelopment or new 
development projects will respond to the Loring Hill Guidelines. 

5. Loring Hill is not downtown. Loring Hill faces downtown, across 
Loring Park. 

6. Loring Park has authentic historical character. The authentic historic 
churches and detached mansions of Loring Hill are character-defining 
resources that should be maintained, protected and reinforced. 



 

Loring Park Neighborhood Small Area Plan – Updated Aug 24, 2011  
Chapter 2 - Land Use, Built Form & Preservation‐ Page 31 of 53 

 

DRAFT

7. Loring Hill has a green heart. A balance between landscape and 
buildings as demonstrated by the churches and detached mansions at the 
heart of the neighborhood is fundamental to the character of Loring Hill. 

8. Loring Hill is a hillside neighborhood. New development should 
respect the scale and massing of its neighbors, avoid jarring 
juxtapositions, and reinforce the topographical image of a hillside 
neighborhood. New development that creates walls and heights that usurp 
the neighborhood's relationship to Loring Park is not welcome. 

9. Loring Hill is an urban pedestrian paradise. You can dwell in the 
neighborhood. walk to work or use mass transit, and walk down the hill 
to recuperate. Pedestrian and bicycle connections across the 
Hennepin/Lyndale interchange and across 15th Street to Loring Park 
should be improved. 

10.  Loring Hill is not a monolith. It is comprised of five distinct sub-
areas, each with their own characteristics.  They are the Institutional 
Heart, Courtyard Row, Lower Terrace, Upper Terrace and the South 
Edge. 

11.  Loring Hill is not adequately protected. Zoning regulations for 
Loring Hill and Loring Park in general should be re-imagined, since 
existing regulations do not support the vision for the neighborhood. 
Inherent conflicts between existing zoning, shoreland overlay and the 
topographical orientation of Loring Hill do not provide residents with 
adequate protection of their assets and do not provide clear expectations 
for neighborhood investors. 

General 
1. The Guidelines are intended to maintain and preserve the established 
character of the various sub-areas. Loring Hill's character is defined by 
the character of the street, as well as the relationship of building to yard, 
yard to sidewalk and sidewalk to street. 

2. Overall, new buildings and development should relate to the context 
and character (scale, frontage, height, materials, access/entry, etc.) of each 
sub-area. 

Organizational 
1. Review Guidelines w/CLPC Board and City staff. 



 

Loring Park Neighborhood Small Area Plan – Updated Aug 24, 2011  
Chapter 2 - Land Use, Built Form & Preservation‐ Page 32 of 53 

 

DRAFT 

2. Organize a standing Development Review Committee to determine 
how development proposals respond to the guidelines and then provide 
guidance to the parties desiring to implement proposals. 

3. Identify CLPC's other development-related guidance on topics such as 
land use, affordability goals, district parking facilities, livability and 
safety, traffic and transportation. Use this in tandem with the physical 
form guidelines. 

4. Incorporate the Loring Hill Guidelines into a future Small Area 
Plan for Loring Park neighborhood. 

5. Network with peer neighborhood groups around redevelopment and 
development issues. 

Policy And Zoning 
1. Consider zoning revisions that respond to the established character 
and form as identified in the subareas.  Future zoning should define 
form-based criteria for building types, frontage types, street types and 
public realm. 

2. The neighborhood group will consider the use of NRP and/or other 
resources to promote the range of affordable housing options in Loring 
Hill. 

3. The neighborhood group expects that the City's Crime Prevention 
through Environmental Design (CPTED) review of redevelopment or 
development projects will be implemented through construction. 

4. Some retail serving the neighborhood is welcomed, with adequate 
provision for parking. Placing retail within small pocket parks or open 
spaces is encouraged.  

5.  No proposed construction should exceed the height maximum defined 
by OR-3 zoning, and no conditional use permit should be issued 
allowing deviation from this height maximum of 84 feet. The only 
possible exception to this recommendation is within the South Edge Sub-
Area as noted on rhe Regulating Plan. Within rhe area, increased height 
may be permissible if conditional use permit requirements are met and 
approved. ...” 
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SUB‐AREAS 
Loring Hill Design Guidelines 

Lower Terrace 
The Lower Terrace represents the "neighborhood 
center" of Loring Hill and has characteristics of a 

small village.  Mansion type buildings with defined 
yards "hold" the corners at Clifton Place and Oak 

Grove and Clifton Place and Groveland. The 
Hennepin Avenue United Methodist Church 

parsonage terminates the south‐facing vista of 
Clifton Place. This street is also a significant north‐

south connector sueet that frames views of the 
church steeple. 

Upper Terrace 
Similar in character to the Lower Terrace, the Upper 
Terrace is located furrher up the hill from the Lower 
Terrace; Clifton is designated as a one‐way street. 

This sub‐area contains three of the five locally 
registered historic buildings as well as several other 

historic‐era properties. 

Courtyard Row 
One of the more urban and dense collections of 
residential buildings in the area is referred to as 

"Courryard Row." This area is mostly a consistent 
arrangement of 3.5‐story "garden apartments" that 
exhibit a very tight relationship to the street. Distinct 
courtyard buildings provide a unique character to the 
architecture. Oak Grove is one of rhe most intimate, 

pedestrian‐friendly streets in the area. 

South Edge 
Situated against the 1‐94 Right‐of‐Way (ROW), the 
Sourh Edge contains the most recent development, 
the Groveland building. Before, the site was used as 

surface parking for Hennepin Avenue United 
Methodist Church. Summit House, a pair of 20‐story 

condominium towers, is located in this sub‐area. 

Institutional Heart 
Hennepin Avenue United Methodist chutch, 510 

Groveland Building and Sr. Mark's Episcopal Church 
sit along Hennepin Avenue as landmark buildings. It 

is anticipated this sub‐area will likely remain 
unchanged for many years to come...” 

BUILDING TYPES 
Loring Hill Design Guidelines 

“...Proposed Building Types are based on 
existing buildings in the study area, new 
buildings and desired building characteristics. 
In general, specific building types are more 
appropriate in certain sub‐areas. 

 Type I ‐ Terrace Building 
This type exhibits the common characteristics 
of the mansion buildings such as pitched 
roofs, dormers, porches/entries fronting the 
street, bay windows and stone 
materials/details, but may also include 
attached/multifamily and mixed‐use 
buildings. Height is in scale and proportion to 
the existing built form of the sub‐area. 

Type II ‐ Courtyard/Small Apartment 
Courtyard and Small Apartments are 
consistent with traditional courtyard and 
"garden‐style" apartments but would 
accommodate resident parking onsite, most 
likely within (and below) the building 
footprint. 

Type III ‐ Large Apartment/Condominium 
Large apartments and condominium buildings 
accommodate multi‐family residential uses, 
including both for sale and rental units. 

Type IV ‐ Mixed Use/Office  
Mixed Use buildings accommodate a variety 
of residential, commercial and office uses. 

Type V  ‐ Tower  
Tower buildings as exemplified by Summit 
House at 400/410 Groveland Avenue and 215 
Oak Grove Street. 

Type VI: Parking Building 
A parking building is a parking structure 
designed to look like a building. Retail/office 
or residential uses may be incorporated into 
this type of structure or may be attached to 
it....” 
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2.17   Loring Hill Built Form Plan – The 
Loring Hill Built Form Plan is founded on the Loring 
Hill Design Guidelines, Therefore, in municipal and 
community level review of development 
applications and during any rezoning study, refer 
to the Built Form Plan  as added specificity to the 
policies contained in the specified sections  
itemized above in 2.16 Loring Hill Design Guidelines.  

The specificity of the Loring Hill Built Form Plan is 
made possible by a careful reading of the Loring 
Hill Design Guidelines document in combination 
with additional public input gained through the 
2010-2011 Loring Park Neighborhood Master 
Plan process, and by analysis of built context such 
as existing building height (as directed by the 
Loring Hill Design Guidelines).  (See image to the 
right.) 

a. Intensities – The Built Form Plan specifies 
three levels of built intensity, specified by 
number of stories.  Each Intensity A-C also reflects a set of 
Proposed Building Types from the Loring Hill Design 
Guidelines:   

• Intensity A – up to four stories – these are areas 
where Type I & Type II is specified in the Loring Hill 
Design Guidelines, and where the context is 
predominantly four stories or less. 

• Intensity B – up to six stories - – these are areas with 
greater range of desired types as specified in the 
Loring Hill Design Guidelines, but also where buildings 
of six stories may be more contextual. 

• Intensity C – up to ten stories; this is in the area 
specified in the Loring Hill Design Guidelines as 
“AREA FOR POTENTIAL ADDITIONAL 
HEIGHT AND DENSITY”. 

b. Frontage - The Built Form Plan specifies certain block faces/ 
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lengths/locations where specific frontage relationships 
(frontage typologies) should be considered: 

• Shopfronts* Desired 
• Shopfronts* Optional  

These locations are based on community input,  
documentation of walking patterns, and expressed desire for 
location of a minimum amount of daily services within 
walking distance.   

These guidelines, when not specifically derived from previous policy, 
are based on community member and stakeholder input,  
documentation of historic patterns, documented current conditions, 
review of past plans, urban design concepts,  larger recent  municipal 
policy, and the urban design expertise of the planning team with 
guidance and review of the community during an extensive 
community based planning process conducted in 2010-2011.   

2.18  Activating Loring Park Edge – At the south edge of Loring 
Park on the south side of 15th Street, in parcels designated for Mixed 
Use in the Map of Future Land Use,  efforts to engage the street by 
shopfronts or sidewalk cafes (thorough either new development or 
renovation) shall be viewed as favorable.  Such renovations must be 
sensitive to the historic nature of the buildings.  The intent of this is 
to maximize the quality of the pedestrian experience of Loring Park 
by increasing pedestrian activity along its edge, and to increase the 
number of commercial venues within walking distance of Loring 
Park and the varied land uses on Loring Hill. 

2.18  Adaptive Reuse:  Hospitality - Encourage adaptive reuse of 
mansions as bed & breakfasts or small inns, and adaptive reuse of 
apartment buildings as large inns or small hotels. 

2.19  Rezoning Study - To make sure that zoning regulation 
matches the small area plan policy in the neighborhood, a rezoning 
study will be performed as an implementation step to the Loring Park 
Neighborhood Master Plan.  Conflicts between Future Land Use 
policies and zoning recommended in this plan are documented....... 
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Historic Preservation & 
Adaptive Reuse of Buildings 
Residents of the Loring Neighborhood have a deep appreciation of 
their history and a longstanding commitment to historic preservation.  
Preservation of historic resources was identified as one of the four 
major components of the 2010-2011 Loring Park Neighborhood 
Master Plan effort. 

Background 
The history of the Loring Neighborhood’s built environment is 
unusually deep, representing many layers of development and 
redevelopment.  The focal point for much of the neighborhood’s 
early development was the area that is now included in Loring Park. 

In its natural state, the spring-fed lake at the center of the present-day 
Loring Park was little more than a pond surrounded by an expanse of 
boggy land.  For many years, the marsh was a popular hunting and 
fishing place for Native Americans.  When European Americans 
began to arrive in the area during the mid-1850s, the pond became 
known as “Johnson’s Lake” after the family that farmed its verges.   

#7  METRIC  FOR  SUCCESS 

Transit Supportive Densities 
near Nicollet within Loring 
Village:   It is a major goal of this 
plan to gradually yet sensitively 
intensify development along 
Nicollet south of Grant Street to 
the Interstate, strengthening 
the connection to Eat Street to 
the South.  Nicollet is a Primary 
Transit Network (PTN).  LEED‐
ND specifies a residential 
density of ____ du/acre within 
walking distance to transit, 
along with a commercial density 
of ___FAR.  (See LEED‐ND 
Credits.....) 
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In the early years of Minneapolis, Johnson’s Lake was considered to 
be a remote rural area.  As the city expanded outward from Bridge 
Square, the pond, with its “pure water . . . fine growth of deciduous 
trees . . . and emerald turf,” quickly made it an obvious location for 
the city’s central park.  [David Smith, Loring Park Manuscript, 67.]  
But by the time it was formally incorporated into the city’s nascent 
park system in 1883, Johnson’s Lake was connected to the core of 
the city by a network of streets and horse-drawn streetcars. 

As the center of the city’s commerce moved steadily southward from 
St. Anthony Falls, the captains of local industries followed suit, 
building their mansions on the shores of the newly renamed and by 
now heavily-managed landscape of Loring Park.  Churches and other 
institutions that served this wealthy population eventually erected 
their own monumental buildings nearby.  When the automobile first 
arrived in Minneapolis after the turn of the Twentieth Century, 
dealers established their showrooms along Harmon Place, in part for 
the convenience of their wealthy patrons. 

A few years later, the area between the maturing downtown and the 
mansion district was populated by well-appointed hotels and 
apartments that drew a well-to-do middle class clientele who could 
enjoy a suburban lifestyle near the city center.  This stable middle-
class life was interrupted after World War II by construction of a 
freeway that effectively cut the Loring Neighborhood off from points 
to the south and west, and created a cohesive walled district that was 
forced to squarely address the most urban part of Minneapolis.  

In the last third of the Twentieth Century, demographic changes, 
urban renewal, and redevelopment created both problems and 
opportunities, and helped to make Loring a vital, engaged, activist 
neighborhood. 

These are some of the forces that have shaped the Loring 
neighborhood over the past 150 years, and tangible remnants of all of 
those forces remain in place.  The challenge now is to develop a 
master plan that acknowledges and respects Loring’s past while 
enabling the neighborhood to creatively and constructively add 
another layer to its long and vibrant history.  
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Results of Previous Investigations 
The Loring Neighborhood is richly endowed with formally 
designated historic properties: 

University of Minnesota architectural historian Donald Torbert 
featured many of the neighborhood’s significant homes and churches 
in his seminal 1951 study of Minneapolis architecture.  The city wrote 
a preservation ordinance and established a Heritage Preservation 
Commission in 1972, and a team of students and faculty members 
from the University of Minnesota began the first comprehensive 
architectural survey of the city in 1980.  Many Loring Neighborhood 
landmarks were identified in that early study, and a number of them 
were subsequently nominated to the National Register of Historic 
Places or locally designated. 

Loring’s historic preservation activities and roster of historic 
resources were a major focus of Metropolitan State University history 
professor and former legislator Steve Trimble’s 1990 history of the 
neighborhood.  Local historian Carole Zellie completed a study of 
automobile-related properties along Harmon Place in 2001; and 
Meade and Hunt revisited the neighborhood in 2008 to update the 
1980 survey.  These investigations resulted in a number of National 
Register nominations, local designations and added scores of listings 
to the city and state’s inventories of properties that exhibit some 
degree of historic potential. 

In addition to resources that have been formally recognized as 
historic, Loring also retains a large number of properties that 
contribute to the overall appeal of the area.  Although these resources 
have not been formally recognized, they can help to define and 
inform planning efforts that will preserve the significant and highly 
valued character of the neighborhood. 
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The Legal Infrastructure for Historic Preservation in 
Minneapolis 
Formally designating a property as “historic” is not an arbitrary 
process.  Designated properties must meet stringent and well-
established guidelines.  A “property” may be a building, structure, 
object, site, or district.  It may be deemed to be eligible for listing on 
the National Register of Historic Places, or it may be locally 
designated.   

National Register of Historic Places 
Properties that are significant to local, state, or national history may be eligible for 
listing in the National Register of Historic Places.  A significant property must 
also: 

• Be at least fifty years old. 
• Meet one of five established criteria: 
• Be associated with a historically significant event or pattern of events 
• Be associated with a historically significant person 
• Embody features of an architectural style, exemplify achievement in 

engineering or represent the work of an important architect, engineer, or 
artisan. 

• Have the ability to yield information about a significant event or period 
(usually reserved for archaeological sites). 

• Retain integrity of location, design, setting, materials, workmanship, 
feeling and association.     

National Register properties are protected from adverse effects caused by federally 
funded or sponsored activities.  Rehabilitation work involving the federal 
government must be completed in accordance with the Secretary of the Interior’s 
Standards for Rehabilitation.   

In Minneapolis, all National Register properties are also locally designated. 

National Register Districts: 

a. Loring Park - Although the park is not individually 
eligible, it has been determined to be a contributing 
resource within the Grand Rounds National Register 

National Register 

of Historic Places 
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Historic District.  The nomination for this linear historic 
district is still in process. 

National Register – Individual Listings: 

b. Architects and Engineers Building - 1200 2nd Avenue 
South 

c. Basilica of St. Mary - Hennepin Avenue at 16th Street 
d. Elbert Carpenter House - 314 Clifton Avenue 

e. Eugene Carpenter House - 300 Clifton Avenue 

f. Eitel Hospital - 1367 Willow Street 
g. Alden H. Smith House - 1403 Harmon Place 

h. Swinford Townhouses - 1213-21, 1225 Hawthorne 
Avenue 

i. Wesley Methodist Episcopal Church - 101 East Grant 
Street 

j. Westminster Presbyterian Church - 8312th Street 
South 

Local Designation  
Properties that are deemed significant to the history of Minneapolis, 
but that may not meet the more rigorous requirements for listing on 
the National Register may be locally designated.  The criteria for local 
designation are essentially a slightly expanded version of those used 
to evaluate National Register properties.  Properties may be locally 
designated if they:  

• are associated with significant events, periods, or broad 
patterns of cultural, political, economic or social history. 

• are associated with the lives of significant persons or groups. 
• contain or are associated with distinctive elements of city or 

neighborhood identity. 
• embody distinctive characteristics of an architectural or 

engineering style, type, or method of construction. 
• exemplify a landscape design or development pattern 

distinguished by innovation, rarity, uniqueness, or quality of 
design or detail. 
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• exemplify the work of master builders, engineers, designers, 
artists, craftsmen or architects. 

• may yield or be likely to yield information important in 
prehistory or history. 

Under the city’s historic preservation ordinance, rehabilitation work 
on locally designated properties is subject to review by the 
Minneapolis Heritage Preservation Commission.  For individual 
properties, the work must be completed in accordance with the 
Secretary of the Interior’s Standards for Rehabilitation.  Work on 
properties located within designated historic districts is governed by 
design guidelines developed specifically to preserve significant, and 
character defining features of the district. 

Locally Designated Districts  -  

k. Harmon Place Historic District - This district includes 
42 properties (26 contributing; 16 non-contributing) 
reflecting the character and architecture of the city’s 
earliest automobile district.  Rehabilitation work in this 
area is governed by the Harmon Place Historic District 
Design Guidelines. The Harmon Place Historic District 
was locally designated in 2001 for both its historic 
associations with the city’s early automobile industry and 
for its architectural character.  However, the district 
contains a high number of non-contributing buildings as 
well as many gaps in its streetscape.  These characteristics 
make the district seem somewhat incoherent, and it is not 
immediately recognizable as a historic district.  Harmon 
Place itself no longer serves as a thoroughfare.  However, 
it links two important educational institutions that could 
generate foot traffic.  The streetscape is currently 
underutilized and contains a large number of vacant 
properties.   

Individual Landmarks—Locally Designated 

l. Charles C. Bovey House - 400 Clifton Avenue 

m. Loring Theater - 1407 Nicollet Avenue 
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n. Rowhouses - 115-119 West 15th Street 
o. Womans Club of Minneapolis - 410 Oak Grove Street 
p. Henry E. Ladd House – 131 Oak Grove 

Adaptive Reuse of Buildings 
The many layers of development and redevelopment in Loring Park 
Neighborhood have left us today with a wide diversity of building 
types, some of which now outlive the exact functions they were 
designed to perform.  Maintenance and upkeep of older buildings is 
expensive. Even more expensive are upgrades to achieve compliance 
with today’s standards for accessibility, safety and energy efficiency.  
Today’s buyers and renters bring much higher expectations for 
comfort and convenience to any property, and this makes it even 
more difficult for old buildings to compete to retain users.   

At the same time, the rich building stock of the Loring Park 
Neighborhood, combined the character and charm of the walkable 
streets, the great location, the Park, etc. – have made continual 
investment and reinvestment worth it.  Many districts, including 
other parts of downtown very near to Loring Park, have lost so many 
buildings of smaller scale.  Gone are the stoops and shopfronts 
interacting with the street.  Gone is the scale of buildings and 
architecture that make the buildings pleasant to walk past. 

Collectively, the Loring park Neighborhood long ago concluded that 
the continued use and maintenance of Loring Park’s historic 
properties is essential to the preservation of the character of the 
neighborhood.  The reasons include but are not limited to; retention 
of the embodied energy of original construction, retention of the 
scale and character of streets, the preservation of historic architecture 
& cultural continuity, as it is a form of preservation. 

In the Loring Park Neighborhood, there are three building types that 
have in recent years been subjects of reuse efforts.  Each type carries 
unique issues addressed within recommended policy in this section: 

• shopfront mixed use buildings 
• mansions 
• churches 
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Recommended Policies & Actions: 

2.19  National Register;  The Cathedral Church of St Mark - The 
Cathedral Church of St. Mark, at 511-541 Oak Grove Street, has 
been inventoried, but has not been locally designated or determined 
Eligible for the National Register.  A monumental religious property 
designed by the prominent Minneapolis architectural partnership of 
Hewitt and Brown and built in stages beginning in 1908, this 
property, like the Basilica, Hennepin Avenue United Methodist, 
Wesley Methodist, and Westminster Presbyterian is significant for its 
architecture and as an important neighborhood institution.  

2.20  Local Designation of Loring Hill Architectural District – 
(See image below provided by Architectural Alliance)  Within the area known 
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as Loring Hill, explore the potential for local designation an area 
consisting largely of monumental, architect designed homes that 
housed many of Minneapolis’s most prominent citizens in the years 
immediately before and after 1900.   

Located on the terraced area between Loring Park and the I-94 corridor, the 
district contains many individual properties that are locally designed or listed on 
the National Register of Historic Places.  Although it is not clear if this area has 
the coherence or historical significance to be formally designated as a historic 
district, the area retains features that have been recognized as embodying the 
neighborhood’s human scale and enhancing its livability.   

The CLPC’s Loring Hill Task Force created design guidelines for these areas in 
2005-2006 in an effort to preserve the Hill’s distinctive characteristics, but until 
these guidelines are reflected in the city’s zoning ordinance, compliance is essentially 
voluntary.  

2.21  Local Designation of The Loring Greenway - Explore local 
designation, as recommended in the 2008 Historic Resources Survey. 

2.22 Local Designation of Loring Park Apartment District - 
Within the areas defined earlier in this chapter as Loring Hill and 
Loring Village, explore the potential for local designation an area 
consisting of luxury apartments and apartment hotels built for 
middle-class urbanites in the early decades of the twentieth century.  

2.23  Local Designation of Groveland Place (510 Groveland 
Avenue) – Explore local designation for this property, as 
recommended in the 2008 Historic Resources Survey. 

2.24  Local Designation of House (1507 Spruce Place) - Explore 
local designation for this property, as recommended in the 2008 
Historic Resources Survey. 

2.25  Local Designation of Maryland Hotel (1346 La Salle 
Avenue)  - Explore local designation for this property, as 
recommended in the 2008 Historic Resources Survey. 
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2.26  Local Designation of 131 Oak Grove - Explore local 
designation for this property.  (Locally Designated in 2011 – see item p on 
Historic Assets Map) 

2.27  Local Designation of 337 Oak Grove - Explore local 
designation for this property. 

2.28  Local Designation of 419 Oak Grove - Explore local 
designation for this property. 

2.29  Local Designation of 425 Oak Grove - Explore local 
designation for this property. 

2.30  Local Designation of 228 Clifton Avenue - Explore local 
designation for this property. 

2.31  Local Designation of 236 Clifton Avenue - Explore local 
designation for this property. 

2.32  Local Designation of 245 Clifton Avenue - Explore local 
designation for this property. 

2.33  Local Designation of 309 Clifton Avenue - Explore local 
designation for this property. 

2.34  Local Designation of 317 Clifton Avenue - Explore local 
designation for this property. 

2.35  Local Designation of 410 Clifton Avenue - Explore local 
designation for this property. 

2.36  Local Designation of 421 Clifton Avenue - Explore local 
designation for this property. 

2.37  Local Designation of 431 Clifton Avenue - Explore local 
designation for this property. 

2.38  Local Designation of Central Lutheran Church - Explore 
local designation for this property. (???) 
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2.39  Local Designation of The Automotive Store Building 
(Lund’s) at 1218-28 Harmon Place - Explore local designation for 
this property. (???) 

2.40  Emerson School - Explore local designation for this property. 
(???)  Emerson School occupies an entire city block east of Loring 
Park.  Although it has received a temporary reprieve from a proposed 
closure as a school, its future remains uncertain.  The building’s scale 
and design are consistent with the overall character of the 
neighborhood.  School buildings such as Emerson are typically good 
candidates for adaptive reuse as housing.  The Emerson site also 
provides nearly half a block that could be redeveloped.  However, the 
neighborhood wishes to preserve the Emerson site as a public land 
use, as it would be very hard to replace if the site were privately 
redeveloped. 

2.41  Reuse of Shopfront Mixed Use Buildings - Support all 
private and publicly organized efforts to address obstacles preventing 
reuse of shopfront mixed use buildings with the neighborhood.  
Typical issues include but are not limited to parking and 
transportation issues for tenants and customers, accessibility to rear 
and upper levels, fire code compliance, energy efficiency and issues 
of compatibility of ground level and upper level uses.  

Several areas of the neighborhood, which hold concentrations of this 
building type, may benefit from focused, organized attention: 

• Harmon Place 
• Nicollet Avenue 
• Hennepin Avenue 
• 12th Street 

2.40  Reuse of Mansions – Support all private and publicly 
organized efforts to address obstacles preventing reuse of mansions 
with the neighborhood.  Typical issues include but are not limited to 
accessibility, fire code compliance, energy efficiency and issues of 
market suitability such as the inflexibility floor plans and room size.   

There are a range of possible reuses that have been identified by the 
community as acceptable reuses for this building type - aside from 
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the original intended use as one or two dwelling residential buildings.   
These are; multi-unit residential, bed & breakfast / small inn, and 
office.  Several properties have been identified for focused attention 
by CLPC: 

• Alden Smith House, 1403 Harmon Place (National Register) 
• 131 Oak Grove * 
• 337 Oak Grove * 
• 419 Oak Grove * 
• 425 Oak Grove * 
• 300 Clifton Avenue * 

(* These properties are under review by HPC staff for possible historic 
designation.) 
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