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Designation Study Review and Comment

Chapter 599, Heritage Preservation, of the Minneapolis Code of Ordinances outlines the review process
for designation studies. The City is required to submit the designation study to the State Historic
Preservation Office (SHPO) and the City Planning Commission (CPC) for review and comment. A copy
of the draft designation study has been submitted to the Minnesota SHPO. Enclosed is a copy of the
draft designation study for your review and comment.

Section 599.260 of the Heritage Preservation Regulations requires the planning director to submit all
proposed designations to the City Planning Commission for review and comment on the proposal
within thirty (30) days. In its review, the City Planning Commission shall consider but not be limited to
the following factors:

N The relationship of the proposed designation to the city's comprehensive plan.
(2) The effect of the proposed designation on the surrounding area.
3) The consistency of the proposed designation with applicable development plans or

development objectives adopted by the city council.

The designation study was submitted to the SHPO on September 24, 2015. Staff anticipates comments
and support for the study on or before November 23, 2015.

The following memorandum analyzes the proposed designation using the three factors outlined in the
section 599.260 of the ordinance.

I. The relationship of the proposed designation to the city's comprehensive plan:

The Minneapolis Plan for Sustainable Growth designates West Broadway as a Commercial Corridor, shows
this part of the corridor as mixed-use, and also has a Retail Center designation.

The plan states the following about landmark designations: “One of the driving forces behind the current
survey is to balance the designated properties. The re-survey of the city attempts to balance the historic
properties by investigating properties from the recent past, variety of geographic locations in the city,
and land uses. Certain areas, such neighborhoods in and around downtown, have a wealth of designated
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properties. Other parts of the city have historic resources; however, many have not been identified
through historic surveys.”

Policy 8.1: Preserve, maintain, and designate districts, landmarks, and historic resources which serve as
reminders of the city's architecture, history, and culture.

8.1.1 Protect historic resources from modifications that are not sensitive to their historic
significance.

It says the following about historic preservation as an economic development tool: “Historic
preservation can be a strategy in redevelopment or revitalization of a neighborhood or area of the city.
Reuse and rehabilitation of historic buildings can be a catalyst for other investment, especially in
neighborhoods with barriers to economic success. While renovating an older building has many positive
impacts to the community, the cost of renovating a historic building to property owners and developers
can often be a major issue. Working with developers early in the process can help to streamline
preservation requirements and increase the project success.”

Policy 8.10: Promote the benefits of preservation as an economic development tool and a method to
achieve greater environmental sustainability and city vitality.

8.10.1 Encourage rehabilitation of buildings and landscapes to stimulate economic activity in
depressed areas.

8.10.2 Establish property tax relief for historic building owners whose building is in an
economically depressed area.

8.10.3 Establish a local funding stream for preservation work which directly contributes to the
city’s economic growth.

8.10.4 Encourage the occupation and reuse of historic structures in areas targeted by the city
for revitalization by contributing resources to make older buildings more energy efficient and
therefore less expensive to operate.

8.10.5 Prioritize the reuse of the city’s historic buildings as a strategy for sustainable
development.

8.10.6 Market the city's high quality, architecturally interesting, readily available and affordable
housing and commercial properties.

8.10.7 Use planning tools, such as transfer of development rights and historic variances, as well
as economic incentives, such as tax increment financing and tax abatements, to retain historic
structures while compensating for the loss of development potential.

8.10.8 Promote financial preservation incentives for property owners and developers.

8.10.9 Develop heritage tourism strategies.

The land use chapter the plan has the following relevant policy and implementation steps regarding
Commercial Corridors:

Policy 1.10: Support development along Commercial Corridors that enhances the street’s character,
fosters pedestrian movement, expands the range of goods and services available, and improves the
ability to accommodate automobile traffic.
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I.10.1 Support a mix of uses — such as retail sales, office, institutional, high-density residential
and clean low-impact light industrial — where compatible with the existing and desired character.

1.10.2 Encourage commercial development, including active uses on the ground floor, where
Commercial Corridors intersect with other designated corridors.

1.10.3 Discourage uses that diminish the transit and pedestrian character of Commercial
Corridors, such as some automobile services and drive-through facilities, where Commercial
Corridors intersect other designated corridors.

1.10.4 Encourage a height of at least two stories for new buildings along Commercial
Corridors, in keeping with neighborhood character-.

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

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

The designation of the building as a landmarks by the City will require the preservation of a building
significant for its association with historic patterns of cultural, political, economic, or social history and
distinctive elements of city or neighborhood identity in an area underrepresented by historic landmarks
and districts. It could also be a part of an economic development strategy for the West Broadway
Commercial Corridor as the subject property is the type of storefront buildings that could have mixed-
use in a manner envisioned by the goals of the comprehensive plan.

2. The effect of the proposed designation on the surrounding area:

A designation will preserve remnants of the West Broadway storefront commercial corridor. It will
serve as a reminder of the history of West Broadway and could catalyze reuse and redevelopment
through retention of scale and character. It could allow for mixed-use reuse of the buildings in
conformance with the goals of the comprehensive plan. It could also preserve and encourage the
designation of the Gatzemeier Block Building (Friedman’s Department Store), a potential historic
resource, adjacent to the east at 400 West Broadway.

3. The consistency of the proposed designation with applicable development plans or
development objectives adopted by the City Council:

There are no development objectives adopted for this area of West Broadway. This area is covered by
the West Broadway Alive small area plan. The plan was adopted by the City Council in 2009. The small
area plan is compatible with the comprehensive plan in showing West Broadway as a commercial
corridor and this part of the corridor as a Retail Center with mixed-use land use. The plan indicates
(page 15) that a strength of West Broadway is its historic storefront buildings. The designation of the
buildings would be in conformance with these goals.
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Designation Study Purpose and Background

Kemps LLC, the owner of 404 West Broadway and 410 West Broadway, submitted an
application to demolish the buildings in July of 2014. In response to this application, City
of Minneapolis Department of Community Planning and Economic Development
(CPED) staff determined that the buildings were historic resources and could not be
demolished without review and approval by the Heritage Preservation Commission.

In July, 2014, Fifth Ward Council Member Blong Yang submitted an application for
nomination to CPED for the former Independent Order of Odd Fellows Lodge at 404
West Broadway and for the former White Castle Number 7 at 410 West Broadway. After
completing an initial review, CPED recommended to the Heritage Preservation
Commission (HPC) on July 22, 2014, that the properties exhibited at least one of the
local designation criteria found in section 599.210 of the Heritage Preservation
Ordinance. At its meeting of July 22, 2014, the HPC adopted CPED’s findings and
placed both 404 West Broadway and 410 West Broadway under interim protection and
called for a designation study to be conducted. At its meeting of July 14, 2015, the HPC
granted an extension of interim protection until January 22, 2016.

This study is intended to fulfill the requirements for local historical designation outlined
in Title 23, Chapter 599.230 of Minneapolis Code of Ordinances. The study is based on
a review of resources including books, newspaper clippings, reverse directories, maps
and photos from the Minneapolis Collection and general collections at the Hennepin
County Library; historic building permits, previous designation studies, land use
planning documents, historic resource inventories, and maps from the City of
Minneapolis; files from the Independent Order of Odd Fellows Grand Lodge in
Hutchinson, Minnesota, and information submitted by the public and the property owner.

Study Format

While nominated together and under common ownership, the designation study for 404
West Broadway and 410 West Broadway was separated into two reports for clarity and
to allow for the buildings to be considered independently. However, some of the
information in the studies covers both properties and is similar between the two
documents.
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BASIC PROPERTY
INFORMATION

Current name

404 West Broadway

Historic Name

Independent Order of Odd Fellows

Current Address

404 West Broadway

Historic Address

502-504 North 20™ Avenue; 404 and 406 20"
Avenue North; and 404 and 406 West

Broadway
Original Construction Date 1897
Original Contractor Unknown
Original Architect, Master builder, Unknown
engineer, designer, artist, or
craftsmen
Historic Use Commercial
Current Use Vacant
Ward: Ward 5
Neighborhood: Hawthorne
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PART 1: PHYSICAL DESCRIPTION OF THE PROPERTIES

Parcel location, shape, and size

The subject buildings, the former Independent Order of Odd Fellows (1.0.0.F.) Lodge at
404 West Broadway and the former White Castle at 410 West Broadway, are located on
two platted lots all under one tax parcel addressed as 404 West Broadway in North
Minneapolis (See Figure 1). The parcel that the buildings are located on is square and
9,215 square feet in area. The site is located on the north side of West Broadway just
west of 4™ Street North, which in turn is just west of Interstate 1-94. The Mississippi
River is approximately another three blocks to the east of the site beyond Interstate I-
94. The properties are located in the Hawthorne Neighborhood and directly to the south
across West Broadway is the Near-North Neighborhood.

West Broadway is designated as a Commercial Corridor in the comprehensive plan and
in the West Broadway Alive small area plan. The east end of the West Broadway
corridor in this area is mainly commercial uses; however, the site has the Kemps milk
plant and associated facilities, adjacent and to the north and west, which is classified as
an industrial use in the Minneapolis Zoning Code. To the east of the subject property, at
400 West Broadway, is the Gatzemeier Block Building, commonly known as Friedman’s
Department Store. It is a three-store brick building that City of Minneapolis files indicate
is also a potential historic resource.

Description of building(s) on the property

The subject buildings are part of a commercial/industrial block that has the Kemp’s Milk
plant to the west and the Gatzemeier Block Building to the east. 404 West Broadway is
a two-story building of approximately 9,400 square feet of floor area; approximately
4,700 square feet on each floor. It was used as a fraternal lodge and later a restaurant.
410 West Broadway is a one-story building of approximately 900 square feet that was
used as a restaurant. Both buildings are currently vacant.

The report to this point has discussed both buildings due to their common ownership
under one tax parcel. The following analysis is of 404 West Broadway, the former
1.O.0.F. No. 4.
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Description of the primary structure

Date(s) of construction: A search of City of Minneapolis building permit
records, the Northwest Architectural Archives, and other sources was
unable to provide any information on the architect, builder, cost, or date of
construction of the structure. A press clipping from the Minneapolis
Tribune, dated January 1, 1898, stated that there was “the opening of a
new lodge hall at 404 and 406 Twentieth Avenue North, which is said to
be one of the finest lodge rooms in the Northwest.”* Therefore, staff
believes the year of construction of 404 West Broadway as 1897.

Size and massing: 404 West Broadway is two-story rectangular building
approximately 41 feet wide (along West Broadway) by 115 feet deep. The
building is located up to the property line and sidewalk on West Broadway
and covers almost the entire platted lot on which it was built. It is massed
as a rectangular cube with a symmetrical facade. (See Figures 13-22).

Architectural style: 404 West Broadway is a vernacular commercial
building (See Figures 13-22).

The first floor of the facade was covered in a stucco finish during a later
remodel. City of Minneapolis building permit records indicate this was
done in 1933 or 1940.? Currently the store front is covered by painted
boards, but the recessed entry at the center of the facade is still visible.
There is also a recessed door on the east side of the front facade. The
storefront was altered to add the board coverings sometime after the end
of the property’s period of significance in 1964 (See figure 8).

The second floor of the facade is a brown brick laid in a running bond
pattern. There is detail including a brick relief that reads “Hennepin No 4
[.0.0.F.”, a decorative pattern, or corbelling, along the parapet, and a
decorative pattern around the two banks of windows. The two banks of
windows are square with three windows in each bay and a stone sill.

The majority of the east side of the building is covered by the Gatzemeier
Block Building at 400 West Broadway. The visible parts of the east wall
are buff colored brick. There are no windows.

The west side of the building is partially covered by the building at 410
West Broadway. The visible parts of the west wall are a buff colored brick.
There are no windows.

The north (rear) of the building is also a buff colored brick. The first floor
has rectangular window and door openings in a symmetrical pattern. The
second floor of the north wall has four rectangular windows in a
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symmetrical pattern with stone sills. There is a bay that projects out
approximately four feet in between the windows. This bay appears to also
have windows, but is now covered in what appears to be galvanized steel.
These windows and the bay are very tall possibly to let in light to the
meeting halls (See Figure 22). All window and door openings on the first
and second floor of the rear wall are boarded. On the west end of the rear
wall there is a fire escape and on the east end there is a chimney.

Known original elements that are deteriorated or missing: In general, the
building appears to be as it was constructed and with the remodel of the
storefront in 1933 or 1940. On the facade, there is some deterioration of
the mortar in the bricks along the top of the parapet, there is vegetation
growing in the decorative brickwork along the parapet, and the second-
story windows have some broken glass. It was unclear from a site visit the
condition the window frames. The first floor store front was covered in a
stucco finish and is now covered by boards. Staff was unable to do an up
close inspection of the sides and rear of the building, but the form
appeared to be intact. The windows at the rear of the building are covered.

A site observation report provided by Kemp’s to the HPC at its meeting of
July 14, 2014, noted the following regarding the condition of the building
exterior (paraphrased by CPED staff): The stucco and brick in several
locations on the front of the building needs repair, the brick at the
northeast corner appears to have experienced major deterioration with an
unprofessional repair, the fire escape is loosely attached to the building
and structurally unstable, the brick on the west side of the building
requires mortar joint repairs.>

Description of landscape and landscape features

The site is flat and is completely covered by the buildings and parking. There is no

landscaping.
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PART 2: DISCUSSION OF HISTORIC SIGNIFICANCE

404 West Broadway is significant under criterion number one; the property is associated
with significant events or with periods that exemplify broad patterns of cultural, political,
economic, or social history.

The building, constructed in 1897, is an example of an early Independent Order of Odd
Fellows (1.0.0.F.) hall. For over eighty years, 404 West Broadway was the home to
Hennepin Lodge No. 4 (the second lodge established in Minneapolis and the fourth
lodge established in the state) and Hiawatha Rebekah Lodge #2 (the first Rebekah
lodge in Minneapolis and the second in the state). By 1899 (two years after the subject
building was constructed) a total of 240 lodges and 178 Rebekah lodges existed in
Minnesota.*

Begun in England as a fraternal organization dedicated to mutual assistance, the Order
expanded to the United States in 1819. In America they created a new membership
structure that imitated the structure of the U.S. Constitution, becoming the Independent
Order of Odd Fellows (1.0.0.F). Because of this, the 1.O.0.F. was an organizational
model for hundreds of other membership federations in the United States.”

The Odd Fellows were also pioneers in social welfare, establishing very early retirement
homes and orphanages for members. The order provided benefits to members and their
families, including payments for hospitalization, medical services, and funeral and burial
expenses.® This was at a time when there was no unemployment insurance, worker’s
compensation, or Social Security. In 1895, over one-half of all life insurance policies in
the United States were purchased through fraternal organizations. However, by the
1920's they had mostly eliminated this service.’

The Odd Fellows were a leading fraternal organization in terms of women'’s rights, being
the first national fraternity to permit female members beginning in 1851. Schuyler
Colfax, who later became Vice President of the United States from 1869-1873, was the
main supporter of what was called the Rebekah degree within the order. While the
degree was honorary and conferred upon women with their member husbands, rather
than as individual memberships, it led the order to legalize Rebekah Lodges in 1867.2
While the Odd Fellows were leaders in allowing women to participate in fraternal
organizgltions, it is worth noting that they did not allow non-white members until the early
1970’s.

In the late 19™ and early 20" centuries, fraternal organizations in America saw
significant growth. By 1896, there were as many as 52 fraternal organizations that had a
combined membership over five million members. At the time of the construction of the
Hennepin Lodge No.4 in 1897, there were 810,000 1.0.0.F. members in the United
States.'® National membership peaked in the 1920s and then declined afterwards with
sharp declines in fraternal organizations occurring in the mid-1960s.*

10
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Minnesota’s first Odd Fellows lodge was established in Stillwater in 1849. Hennepin
Lodge No. 4 was instituted on June 2, 1852.'* Lodge No 4 was discontinued and
reactivated shortly before moving into the newly constructed building at 404 - 20™
Avenue North (now West Broadway). It was used as a lodge until at least 1975, when it
reported 49 members, but probably no later than 1979, when the charter was reclaimed
by the Grand Lodge and the property was sold to Sy Chit Sou, the owner of Vietnam
Hong Kong International, the last operating business in the building.*®

404 West Broadway is significant under criterion number three; the property contains or
is associated with distinctive elements of city or neighborhood identity.

The subject property is a remnant of the West Broadway Commercial Corridor storefront
commercial buildings. The North Minneapolis: Minneapolis Historic Context Study
details the development of West Broadway:

“Concurrent with residential development was the creation of commercial
districts, both those catering to a local market and those providing goods and
services to a wider geographic area. Historic commercial districts in North
Minneapolis date to the streetcar era, from the 1880s to the 1920s, with retail
strips and nodes locating along car routes or transfer points. Bridges, too, played
a major role in the location of shopping areas, with both Plymouth and 20th Ave.
N. (Broadway) becoming commercial after their respective river bridges were
built. North Minneapolis developed in a period when downtowns remained the
primary retail shopping district in a city, and outlying locations offered more daily
needs, such as a drugstore, grocery, meat market and barber shop, as well as
recreation-oriented outlets such as saloons or later movie theaters. Of the North
Minneapolis shopping districts, most fit the neighborhood node level. Only the
20th Ave. strip, perhaps because of its central location and access to Northeast
Minneapolis, developed into a community-level shopping district.”

The context study goes on to further detail the development and importance of West
Broadway:

“Twentieth Ave. N. (later known as West Broadway) initially had not been platted
as a commercial street, either. The horse car line extension onto the street by
1885 and completion of the river bridge crossing by the end of the decade,
however, determined the street's future. East of Lyndale, Case & Moore's
Addition was platted or replatted with narrow lots oriented to 20™ Ave., an
arrangement that suited storefronts. West of Lyndale, Highland Park Addition on
the north had been platted with lots facing the north-south streets, in keeping with
the residential focus of that 1813 plat. By 1885, the south side had lots oriented
toward 20th, perhaps responding to the land use direction of the street. Most of
the handful of buildings west of Lyndale on 20th Ave., however, appeared to be
residential in 1885; those east of Lyndale appeared to be a mixture of residential
and commercial. The district slowly began to develop, apparently with

11
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commercial at both the Washington Ave. end and at the west end near Forest
Heights.

Construction of 1-94 and redevelopment have erased large portions of the
commercial district that once began at Washington and continued through the
Forest Heights neighborhood. Photographs from early years of the century show
a mix of one-, two-, and three-story brick commercial buildings. Earlier buildings
displayed more elaborate architectural treatments such as cornices; later
buildings of the Teens and 1920s tended to be one-story brick, with simple
ornamentation. Among the remaining buildings on West Broadway are the 1894
Gatzmeirer Building at 400-402, and business blocks on the south side from
Bryant west to Fremont.

The street grew and expanded as 20th Ave. N.; it was not until1920s that the
Northsider jubilantly announced that the street had been renamed West
Broadway, corresponding to the name used across the bridge in Northeast
Minneapolis. Twentieth had been called Crystal Lake Road from Humboldt Ave.
west through Forest Heights; that area was also renamed, although newspaper
ads from then indicate the store owners in that area thought of themselves as
Forest Heights merchants.

West Broadway ultimately became the largest and most diverse shopping district
in North Minneapolis from the 1920s onward. Not only was it physically in the
center of the community, but it was adjacent to the major churches, the high
school, transportation to downtown, and fine residence districts.”**

As noted above by the context study, West Broadway was part of the streetcar network,
which contributed to its importance as a commercial street. The Broadway Avenue
streetcar line was extended from Morgan Avenue North and West Broadway Avenue to
19th Avenue North (today Golden Valley Road) and Upton Avenue North in 1923. The
line was the primary crosstown line through North Minneapolis and offered residents
direct service to Northeast Minneapolis, as well as transfers to the Penn Avenue,
Fremont-Emerson, Robbinsdale, Washington Avenue, 2nd Street Northeast, and
Monroe lines, providing easy commutes to downtown and the industrial districts of North
and Northeast Minneapolis.™ (See Figure 6)

In the period after World War 1l up to the present, broad trends including the increase in
automobile ownership and usage, the elimination of the streetcar system, freeway
construction, suburbanization, and racial tensions had a major impact on West
Broadway. As people moved to the suburbs retail uses followed. New shopping centers
did not initially draw business away from West Broadway, but did keep many in the
suburbs from traveling to West Broadway. Despite this West Broadway maintained a
wide variety of services and did not experience significant vacancies until the early
1960s with the construction of Brookdale Center. Between 1963 and 1973 over 100
businesses left the area.® (See Figures 11 and 12).

12
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It was at this time that the City of Minneapolis started to look at solutions that embraced
other models of development similar to regional shopping malls, rather than traditional
storefront buildings This is seen in two City plans from this era, This is West Broadway
(1964) and The West Broadway Area Study (1975), that both show the demolition of
and redevelopment of large parts of West Broadway as strategies for revitalization (See
Figures 9 and 10). The redevelopment did not occur in the manner proposed, but some
of the vision was partially realized by other development proposals discussed in the
following paragraph. In the late 1990s, City policy moved back to promoting traditional
urban design, including changes to the site plan review chapter of the zoning code and
later with the adoption of various policies in the 1999 comprehensive plan.

The elimination of storefront buildings occurred with the construction of Interstate 1-94 in
the late 1970s, the big box Target (now Cub Foods) on the south side of West
Broadway west of Lyndale in 1981, Broadway Center on the south side of West
Broadway east of Lyndale in 1984, Hawthorne Crossings on the north side of West
Broadway between Bryant and Emerson in the 1990s, and many other miscellaneous
redevelopments.'’ This led to the current condition where the once continuous wall of
storefront buildings now has many large gaps and is limited to a few areas on West
Broadway. The most notable remaining grouping of storefront buildings on West
Broadway today would be along the south side between Fremont and Bryant Avenues,
although a large part of the 900 block was damaged by fire with some buildings
demolished in the summer of 2015.

West Broadway has seen significant change since the mid-1960s. Social and economic
trends and the construction of Interstate 1-94 have contributed to the loss of many of the
storefront buildings along the West Broadway corridor. Although the streetcar system
was dismantled by 1954, the patterns of commercial development along West
Broadway remain today, although diminished by demolitions. The subject buildings are
a remaining part of what the North Minneapolis context study called “the largest and
most diverse shopping district in North Minneapolis from the 1920s onward,” and are a
remnant of its traditional storefront development pattern.

13
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PART 3: RATIONALE FOR LOCAL HISTORICAL DESIGNATION

Local historical designation is an official action that promotes the preservation of historic
resources by recognizing specific people, places, and events that are deemed to be
significant in relation to the history and heritage of Minneapolis. Through the
requirements set out in the Heritage Preservation chapter of the City’'s Code of
Ordinances, the act of designation establishes a series of protections that are
administered through the ordinance to ensure protection of significant places throughout
the city against demolition or in appropriate alterations.

Designation Criteria

Title 23, Chapter 599.210 of Minneapolis Code of Ordinances lists seven criteria which
are considered when trying to determine whether a property is worthy of local
designation as a landmark because of its particular significance. 404 West Broadway is
considered below in relation to each of the seven designation criteria.

Criterion #1: The property is associated with significant events or with
periods that exemplify broad patterns of cultural, political, economic, or
social history.

The property in question appears to be significant due to its association with the
1.0.0.F., as discussed in section two of this designation study.

Criterion #2: The property is associated with the lives of significant
persons or groups.

The property does not appear to be significant for its association with significant
persons, but rather the interactions of every-day people at the fraternal
organization.

Criterion #3: The property contains or is associated with distinctive
elements of city or neighborhood identity.

The property in question appears to be significant as a part of the West
Broadway Commercial Corridor as discussed in section two of this designation
study.

Criterion #4: The property embodies the distinctive characteristics of an
architectural or engineering type or style, or method of construction.

The building does not appear significant under criterion four. The subject building

is a vernacular style commercial building that does not show a distinctive
architectural engineering type or style.
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Criterion #5: The property exemplifies a landscape design or development
pattern distinguished by innovation, rarity, uniqueness or quality of design
or detail.

The property is not significant under criterion five. There is no landscaping on the
site. The site is covered by the building.

Criterion #6: The property exemplifies works of master builders, engineers,
designers, artists, craftsmen or architects.

The building does not appear significant under criterion six. Staff was unable to
find any record of the builder, engineer, designer, craftsman, or architects.

Criterion #7: The property has yielded, or may be likely to vyield,
information important in prehistory or history.

The properties have not yielded information important in history or prehistory.
Records available at the Minnesota State Historic Preservation Office indicate
that no archeological sites have been identified on the subject properties nor
have any archeological surveys been conducted on or near the properties in
qguestion.

The site is presently located approximately half a mile west of the Mississippi
River. This is the nearest pre-contact body of water. As these features generally
served as a source of water, food, and transportation, areas in close proximity
(generally five hundred feet or less) to such sites have a higher than average
potential to include archeological evidence from pre-contact human habitation.
As the subject properties are greater than five hundred feet from the Mississippi
River, they are far less likely to produce such evidence.

The Mississippi Watershed Management Organization has identified what once
was a wet soil feature about one hundred feet northeast of the properties.'® A
plat map from 1892 shows the area where this depression is identified, but does
not show any significant body of water.'® This plat map shows the area where the
subject properties are built over with frame structures. This is currently
underneath where the Kemps facility is located. The ground has been heavily
excavated and paved over during the construction of this facility making it
unlikely any information important in history or prehistory will be found, if any
such evidence is even intact.

The subject property is not likely to yield information important in history. While
historic maps indicate the presence of frame buildings on the entire block prior to
the 1897 and 1927 constructions of the present buildings, the entire block is built
up. City records indicate that 404 West Broadway was connected to the sewer
system in 1890 before the current property was constructed.?’ For this reason
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there is little chance that the lot may contain privy vaults bearing archeological
evidence. On this site, the above ground resources likely possess the most
historical significance.

Integrity of historic resource

Location: 404 West Broadway is in its original location and maintains its integrity
of location.

Design: The building retains integrity of design.

The property embodies distinctive characteristics of an 1.0.0.F lodge and of a
storefront commercial building. While the first floor tenant space’s windows and
doors are covered by protective boards, the building is still clearly a storefront
commercial structure that was at one time used as a fraternal lodge. The
decorative brickwork on the front of the building still reads “Hennepin No. 4
1.0.0.F.” The majority of the original, historic, character-defining features of the
building remain intact.

Setting: The building retains integrity of setting.

The Hawthorne and Near-North neighborhoods, where 404 West Broadway is
located, have seen significant change since the building was constructed in
1897, and since the West Broadway commercial corridor was still a largely intact
storefront commercial street in the mid-1960s. Social and economic trends and
the construction of Interstate 1-94 have contributed to the loss of many of the
storefront buildings along the West Broadway corridor. However, the north side
of the 400 block still has the same form, massing and scale, as when the building
was constructed. West Broadway is still a main commercial street in the city.

Materials: The building retains integrity of materials.

The second floor of the facade is a brown brick laid in a running bond pattern.
There is detail including a brick relief that reads “Hennepin No 4 1.O.O.F.”, a
decorative pattern, or corbelling, along the parapet, and a decorative pattern
around the two banks of windows. The first floor of the facade was covered in a
stucco finish during a later remodel. City of Minneapolis building permit records
indicate this was done in 1933 or 1940, within the period of significance.
Currently the store front is covered by painted boards, but the recessed entry at
the center of the facade is still visible. There is also a recessed door on the east
side of the front facade. It is unclear when the storefront was altered to add the
board coverings. While the first floor of the front of the building has been altered,
it is still evident that this is a storefront commercial building and former 1.0.0.F.
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lodge, which makes up for the condition of some of the original building materials
being damaged or altered.

Workmanship: The building retains a majority of elements that indicate
workmanship in the construction of the building.

The brick construction of the building is visible on all sides as described in the
materials section.

Feeling: The building retains integrity of feeling.

The physical features of the building taken together convey the building’s historic
character as a part of the West Broadway commercial corridor and as a former
1.O.0.F. lodge. As noted in the previous findings the building retains its design,
materials, and workmanship that all contribute to this feeling.

Association: The building retains integrity of association and its association with
the original owner.

There is brick relief that reads “Hennepin No 4 1.0.0.F.” that is prominent on the
front of the building. Looking at the area of West Broadway one can also see its
association, although diminished by demolitions, with the historic storefront
character east and west on various blocks of West Broadway.

Relationship to the body of locally-designated properties in Minneapolis

The City of Minneapolis designates properties that represent and reflect elements of the
city’s culture, social, economic, religious, political, architectural, or aesthetic history as
local heritage landmarks. As of August 2015, 166 individual properties have been
designated as landmarks in the City of Minneapolis.

No properties have been designated for their association with the Odd Fellows, and,
although buildings related to fraternal orders abounded in turn-of-the-century
Minneapolis, only one has been designated as a landmark by the City of Minneapolis
because of that relation to the fraternal order: the Masonic Temple at 524-530 Hennepin
Avenue. The Masonic Temple is located downtown is a much larger and grander than
the subject property, more typical of a downtown than a commercial corridor. The
Camden Park State Bank at 705 42" Avenue North, designated in 2015, was owned by
Independent Order of Odd Fellows Lodge No. 99, but this property was deemed
historically significant for its association with Minneapolis’ streetcar heritage, its
association with the Camden community, and its association with the works of
Minneapolis master architects Septimus. J. Bowler and Ernest C. Haley, not the Odd
Fellows. 404 West Broadway is an earlier and more enduring example of Odd Fellows
heritage, having been constructed over a decade before the Camden Park State Bank
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(1910) and serving as the home to Hennepin Lodge No. 4 (the second lodge
established in Minneapolis and the fourth lodge established in the state) and Hiawatha
Rebekah Lodge No. 2 (the first Rebekah lodge in Minneapolis and the second in the
state) for over eighty years. Odd Fellows lodges were not a rarity at this time. By 1899
(two years after 404 West Broadway was constructed) a full 240 1.0.0.F. lodges and
178 Rebekah lodges existed in Minnesota. Designating at least one of these lodges
seems highly appropriate.?

Perhaps most importantly, no landmarks or historic districts have yet been designated
along West Broadway, identified as North Minneapolis’ largest and most diverse retail
district since the first decade of the twentieth century in the 1998 historic context
statement for this portion of the city.?> Furthermore, the only locally designated
properties in this neighborhood, Hawthorne, are residential structures (the Concrete
Block Houses along 3™ and 4" Streets North and the Baker-Emerson House at 2215
Dupont Avenue North).

Relationship to the Minneapolis Preservation Plan

The proposed designation helps fulfill the goals outlined in the 1990 Preservation Plan
for the City of Minneapolis by systematically studying a property for its potential for
preservation. The plan identifies historic contexts and sub-contexts to organize and
focus on broad themes to give perspective to historic events and places. The business
and industry context and the commerce, 1881-1991, sub-context of the plan, while
focusing on the warehouse district and downtown, identify the importance of wholesale
and retail trade in Minneapolis. The plan also has a religion and social organization
context that identifies fraternal orders as “important to the social life of Minneapolis.”

Comprehensive and Long-Range Planning

Title 23, Chapter 599.260 of Minneapolis Code of Ordinances requires the planning
director to submit all proposed designations to the Minneapolis City Planning
Commission for review and comment on the proposed designation.

The designation of these buildings could be a part of an economic development strategy
for the West Broadway Commercial Corridor, as the subject properties are the type of
storefront buildings that could have mixed-use in a manner envisioned by the goals of
the comprehensive plan. The designation of the buildings as landmarks by the City will
require the preservation of buildings significant for their association with historic patterns
of cultural, political, economic, or social history and distinctive elements of city or
neighborhood identity in an area underrepresented by historic landmarks and districts.

In its review, the City Planning Commission shall consider but not be limited to the
following factors:
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(1) The relationship of the proposed designation to the city's comprehensive plan.

The Minneapolis Plan for Sustainable Growth designates West Broadway as a
Commercial Corridor, shows this part of the corridor as mixed-use, and also has a
Retail Center designation.

The plan states the following about landmark designations: “One of the driving forces
behind the current survey is to balance the designated properties. The re-survey of the
city attempts to balance the historic properties by investigating properties from the
recent past, variety of geographic locations in the city, and land uses. Certain areas,
such neighborhoods in and around downtown, have a wealth of designated properties.
Other parts of the city have historic resources; however, many have not been identified
through historic surveys.”

Policy 8.1: Preserve, maintain, and designate districts, landmarks, and historic
resources which serve as reminders of the city's architecture, history, and culture.

8.1.1 Protect historic resources from modifications that are not sensitive to their
historic significance.

It says the following about historic preservation as an economic development tool:
“Historic preservation can be a strategy in redevelopment or revitalization of a
neighborhood or area of the city. Reuse and rehabilitation of historic buildings can be a
catalyst for other investment, especially in neighborhoods with barriers to economic
success. While renovating an older building has many positive impacts to the
community, the cost of renovating a historic building to property owners and developers
can often be a major issue. Working with developers early in the process can help to
streamline preservation requirements and increase the project success.”

Policy 8.10: Promote the benefits of preservation as an economic development tool and
a method to achieve greater environmental sustainability and city vitality.

8.10.1 Encourage rehabilitation of buildings and landscapes to stimulate
economic activity in depressed areas.

8.10.2 Establish property tax relief for historic building owners whose building is
in an economically depressed area.

8.10.3 Establish a local funding stream for preservation work which directly
contributes to the city’s economic growth.

8.10.4 Encourage the occupation and reuse of historic structures in areas
targeted by the city for revitalization by contributing resources to make older
buildings more energy efficient and therefore less expensive to operate.
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8.10.5 Prioritize the reuse of the city’s historic buildings as a strategy for
sustainable development.

8.10.6 Market the city's high quality, architecturally interesting, readily available
and affordable housing and commercial properties.

8.10.7 Use planning tools, such as transfer of development rights and historic
variances, as well as economic incentives, such as tax increment financing and
tax abatements, to retain historic structures while compensating for the loss of
development potential.

8.10.8 Promote financial preservation incentives for property owners and
developers.

8.10.9 Develop heritage tourism strategies.

The land use chapter the plan has the following relevant policy and implementation
steps regarding Commercial Corridors:

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

1.10.1 Support a mix of uses — such as retail sales, office, institutional, high-
density residential and clean low-impact light industrial — where compatible with
the existing and desired character.

1.10.2 Encourage commercial development, including active uses on the ground
floor, where Commercial Corridors intersect with other designated corridors.

1.10.3 Discourage uses that diminish the transit and pedestrian character of
Commercial Corridors, such as some automobile services and drive-through
facilities, where Commercial Corridors intersect other designated corridors.

1.10.4 Encourage a height of at least two stories for new buildings along
Commercial Corridors, in keeping with neighborhood character.

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

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

The designation of the buildings as landmarks by the City will require the preservation of
buildings significant for their association with historic patterns of cultural, political,
economic, or social history and distinctive elements of city or neighborhood identity in
an area underrepresented by historic landmarks and districts. It could also be a part of
an economic development strategy for the West Broadway Commercial Corridor as the
subject properties are the type of storefront buildings that could have mixed-use in a
manner envisioned by the goals of the comprehensive plan.
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(2) The effect of the proposed designation on the surrounding area.

A designation will preserve remnants of the West Broadway storefront commercial
corridor. It will serve as a reminder of the history of West Broadway and could catalyze
reuse and redevelopment through retention of scale and character. It could allow for
mixed-use reuse of the buildings in conformance with the goals of the comprehensive
plan. It could also preserve and encourage the designation of the Gatzemeier Block
Building (Friedman’s Department Store), a potential historic resource, adjacent to the
east at 400 West Broadway.

(3) The consistency of the proposed designation with applicable development
plans or development objectives adopted by the city council.

There are no development objectives adopted for this area of West Broadway. This
area is covered by the West Broadway Alive small area plan. The plan was adopted by
the City Council in 2009. The small area plan is compatible with the comprehensive plan
in showing West Broadway as a commercial corridor and this part of the corridor as a
Retail Center with mixed-use land use. The plan indicates (page 15) that a strength of
West Broadway is its historic storefront buildings. The designation of the buildings
would be in conformance with these goals.

National Register Status

The property is not currently listed in the National Register of Historic Places (NRHP).
The owner is encouraged to pursue such listing in the future with the intent of pursuing
tax credits from the State of Minnesota (20%) and the National Park Service (20%).

State Designation

The property has not been designated by the State of Minnesota as a historic district,
historic place, or historic site.

Period of Significance

The period of significance for 404 West Broadway is 1897-1964, the time from when the
building was constructed as an 1.0.0.F Lodge until the time when broad social and
economic trends contributed to the continuing loss of businesses and demolition of
buildings. The mid-1960s was the last period of time when West Broadway was an
intact corridor of storefront buildings. (See Figures 3, 7, 8, 11 and 12)
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PART 4: REGISTRATION AND CLASSIFICATION INFORMATION

NAME OF PROPERTY - 404 West Broadway

Historic Name

Independent Order of Odd Fellows
Hennepin Lodge No. 4

Current Name

404 West Broadway

Other Names Used

Not applicable

LOCATION OF PROPERTY

Street and Number

404 West Broadway

Is building located on its original
site?

Yes

Date if moved

Not applicable

OWNERSHIP OF PROPERTY

Owner’'s Name

Kemps LLC

Owner’'s Address

420 West Broadway
Minneapolis, MN 55411

CLASSIFICATION

Ownership of Property Private
Category of property Building
Number of contributing resources Buildings: 1
within property Structures: 0
Sites: 0
Objects: 0
Number of non-contributing Buildings: 0
resources within property Structures:0
Sites:0
Objects:0
Listed on the National Register of No

Historic Places?

Date of NRHP listing?

Not applicable

USE AND FUNCTION

Historic Use

Fraternal Lodge; restaurant
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Current Use

Vacant

DESCRIPTION

Architectural classification/style

Vernacular commercial

Materials:
Foundation
Roof

Walls
Windows

Stone

Flat

Brick

Unable to identify

STATEMENT OF SIGNIFICANCE

Applicable local designation criteria

599.210(1)(3)

Related local context (s)

Business and industry context and
the commerce, 1881-1991, sub-
context

Significant dates

1987-1964

Period (s) of significance

1897-1964

Cultural affiliation

Not applicable

Names of master builders,
engineers, designers, artists,
craftsmen, and/or architects

None identified

MAJOR BIBLIOGRAPHIC REFERENCES

See Sources section

GEOGRAPHICAL DATA

Size of parcel

9,215 square feet for tax parcel,
each lot is approximately 4,607
square feet (approximately 41 by
115 feet)

PIN number

15-029-24-23-0173

Legal Description

Lots 2 and 3, Block 2, WILLARD AND
CASSEDAY'S ADDITION TO
MINNEAPOLIS (404 is on Lot 2)
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PART 5: PHOTOGRAPHS, DRAWINGS, AND OTHER DOCUMENTS
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Figure 1. Site location map, August 2015, source: MinneAtlas.
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Figure 2. Aerial view of site, looking north, 2015, source: Google Maps.

Figure 3. Atlas of the City of Minneapolis, Plate 26, 1914, source: Minnesota
Reflections.
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Figure 4. 404-410 West Broadway, source: Hennepin County Library, Sanborn Map
Company, Insurance Maps of Minneapolis, Minnesota, vol. 1, 1912-1930, 1912, Sheet

9.
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Figure 5. 404-410 West Broadway, source: Hennepin County Library, Sanborn Map
Company, Insurance Maps of Minneapolis, Minnesota, vol. 1, 1912 - April 1951, 1951,

Sheet 9.
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Figure 6. Map of Broadway Avenue streetcar line. Source: Twin Cities by Trolley: The
Streetcar Era in Minneapolis and St. Paul, John W. Diers and Aaron Isaacs, p. 217.
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Figure 7. West Broadway 1949, looking west from approximately 3™ Street North (now
the location of the 1-94 off ramp) source: Twin Cities Then and Now, Larry Millett, p. 76.
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Figure 8. West Broadway 1964, looking west from 4™ Street North, source: This is West

Broadway (1964), p 9.

Please note that few changes to the buildings have been made since this time, the end
of the period of significance, apart from the removal of awnings, replacement of

signage, and addition of protective boards.
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Figure 9. Redevelopment option for West Broadway, source: This is West Broadway
(1964), p 97.

Please note that this policy document reflected the policy change toward the storefront

commercial character and embraced a more suburban shopping center development
pattern. This proposal was not constructed.
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Figure 10. Redevelopment option for West Broadway, source: West Broadway Area
Study (1975).
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Figure 11. Building Inventory 1964, source: This is West Broadway (1964), p.65
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Figure 12. Building inventory updated for 2015, with removed buildings shown as X's,

source: CPED.
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Figure 13. Looking north across West Broadway, July 2015, source: CPED.

Please note that the orange placard signs on the front of the buildings in all of the
pictures are a notification of the HPC hearing, not a violation notice.

Figure 14. Looking north across West Broadway, July 2015, source: CPED.
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Figure 15. Looking northeast across West Broadway, July 2015, source: CPED.

Figure 16. Looking northwest across West Broadway, July 2015, source: CPED.

35




Minneapolis Heritage Preservation Commission
Minneapolis Department of Community Planning & Economic Development
Designation Study for 404 West Broadway

mmiiﬁefnam Fong Kon. i
8 iz | Vietnam Hony Konz (Bes:

L}

-

Figure 17. Front of 404 West Brod y 2015, éource: CPED.
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Figure 18. Front of 404 West Broadway, July 2015, source: CPED.
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Figure 20. Looking southwesterly at rear of 404 West Broadway,with 400 West
Broadway in foreground, July 2015, source: CPED.
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Figure 21.

Looking southwesterly at rear of 404 West Broadway, with 400 West
Broadway in foreground, July 2015, source: CPED.

Figure 22. Looking southwesterly at rear of 404 West Broadway, July 2015, source:
CPED.

Please note the tall windows on this elevation, which are distinctive to this building.
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