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Frequently Asked Questions


What are the requirements under state law for a city to enact local ordinances that regulate condo conversions?

Minneapolis may impose reasonable conditions upon condo conversions if there exists a significant shortage of suitable rental dwellings to low and moderate income individuals or families.  In order to make changes, state law requires Minneapolis to have a public hearing to provide evidence of a shortage of affordable housing in the city.  After this hearing is held and the existence of an affordable housing shortage proven, Minneapolis can enact ordinances that regulate condo conversions.  


In the past these ordinances would sunset after 18 months.  In fact, the enforceability of the current condo conversion ordinance is questionable.  However, MAHC has been successful at the legislature in eliminating this sunset provision.  Any condo conversion ordinance that the city enacts after August 1, 2006, will remain on the books and apply to future condo conversion booms.  

What is affordable rental housing?  How are affordable housing rates calculated?

Affordable housing, as defined by HUD, is a decent and safe home that is affordable to a family or individual at 30% of their income.  

Affordable housing for different income groups is calculated by the city in relationship to the Metropolitan Median Income (MMI), which was found by HUD in 2005 to be $77,000 for a family of four.  Affordable rental housing for low to moderate income households is rental housing with an annual cost totaling no more that 30% of the annual income of someone earning 30 - 50% MMI.  This means a family of four earning 50% MMI ($38,500/year) should pay no more than $963/mo. rent, and a family of four earning 30% MMI ($23,100/year) should pay no more than $577/mo. rent to be considered affordable.  

Some people think of affordable housing as only government-subsidized housing; however, this ordinance would help preserve privately-owned unsubsidized low and moderate income affordable housing.

Is there a shortage of affordable housing in Minneapolis?

Yes.  The Minneapolis Consolidated Plan from 2005 indicates that there is a shortage of 13,499 rental and ownership units for very low income families (making 30% MMI or less.)  This shortage is projected to continue.  The Next Decade of Housing in Minnesota study, funded by MHFA, Family Housing Fund, and the Greater Minnesota Housing Fund, found that in 2010, the unmet new housing construction need for units affordable to low-income households will be 22,262 units.  The Met Council has projected that Minneapolis will need 4,088 new affordable housing units from 2011-2020.  


Minneapolis currently enjoys a healthy vacancy rate of around 6% for rental apartments. Vacancy rates, however, do not equate to affordability.  According to the Family Housing Fund, vacancy rates have become healthy but the cost of rent across the metro has not decreased.   This means that many low income families are paying higher percentages of their incomes on rent than they can afford.  The presence of an affordable housing shortage means that the city may enact a condo conversion ordinance. 

Were the apartments that have been converted previously affordable for moderate to low-income households? 

Yes.  In 2005, HousingLink completed a survey of all known condos that that had been converted from rental units from 2000-2005.  According to their report, 58% of the converted units were in properties with rents or comparable rents that were affordable at 50% MMI.  In 2004 alone (the most recent complete set of data on condo conversions), there were 402 rental units at 50% MMI converted to condos.

The HousingLink report was conducted using rent information from HousingLink’s vacancy listing database.  For each property, HousingLink conducted a search for pre-conversion rental listings at the property address.  If this information was not available, HousingLink searched for comparable rents for the property address. This method of accessing comparable rents is similar to the process used by property managers and owners to set rents, and by HUD to determine if the rents for units occupied by Section 8 voucher holders are reasonable.

The loss of affordable housing due to condo conversions that HousingLink has documented reinforces the importance of enacting a condo conversion ordinance. However, proving this loss is not a condition of state law for the enactment of condo ordinances at the city level.  

Has there been an annual net loss of affordable housing in Minneapolis due to condo conversions?

Yes.  Despite initiatives to curb the loss of affordable rental housing in the city, a significant negative disparity remains between the number of affordable units produced annually and the number lost to condo conversions.  

Comparing the number of rental units affordable at 50% MMI which had been converted to condos in 2004 to the total number of subsidized affordable rental units at 50% MMI funded or produced in 2004, demonstrates how efforts to subsidize affordable rental housing have been undermined. In 2004, CPED counted the total number of rental units produced by the city during 2004 to include 214 units affordable at 50% MMI.  That same year, Housing Counts, a report produced by HousingLink and the Family Housing Fund (FHF), found that the number of city or privately subsidized rental units affordable at 50% MMI produced or funded in 2004 to total 334.  Compared to the HousingLink report of a loss of 402 rental units affordable at 50% MMI in 2004, a net loss of affordable rental housing is evident.  Using either the number of units produced and/or funded, there was either a net loss of 188 units using the CPED numbers, or a net loss of 68 units in 2004 using the HousingLink/FHF count.

In both 2004 and 2005, the Department of Community Planning and Economic Development (CPED) met the city’s goal to produce more new units affordable at 30-50% MMI than the units affordable at 30-50% MMI that are demolished.  However, this effort only affects city subsidized housing, while private market housing makes up much of the moderate to low-income affordable housing in Minneapolis.

Are there condo conversions happening that the city doesn’t know about?

Yes.  The Minneapolis Planning Division received notices for 38 condo conversions in 2005 and thus far 16 conversions in 2006.  By contrast, the Housing Preservation Project (HPP) recorded 86 conversions in 2005 and has recorded 42 in 2006.  This latter number comprises both the Planning Division count plus a count of conversions about which the city did not receive notice, including both conversions reported to HPP by tenants and recorded in reviews of advertisements on the Minneapolis Multiple Listing Service.  This indicates that in 2005 and 2006 alone, there were at least 68 conversions about which the city did not receive notice.  

Is the condo conversion boom over?


It is unclear, but there still have been a significant number of conversions so far this year, and the proposed ordinance is meant to be a long-term solution and address the next cycle of conversions as well.
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