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CITY OF SAINT PAUL :
HERITAGE PRESERVATION COMMISSION STAFF REPORT

FILE NAME: 344 Summit Avenue

DATE OF APPLICATION: October 30, 2014

APPLICANT: John R. Rupp, Commonwealth Propemes Inc.
OWNER: 344 S. A, LLC

APPLICATION SUBMITTED. October 30, 2014

DATE OF HEARING: November 20, 2014

HPC SITE/DISTRICT: Hill Heritage Preservation District
CATEGORY: Pivotal

CLASSIFICATION: Building Permlt

STAFF INVESTIGATION AND REPORT; Amy Spong

DATE: November 12, 2014

A. SITE DESCRIPTION:

The Watson P. Davidson House at 344 Summit Avenue is a Jacobethan style residence designed
by Thomas Holyoke and constructed between 1915 and 1921. The limestone house with a gabled
slate roof is representative of the academic phase of the medieval revivals popularized at the turn of
the century and the National Register nomination for the Hill Historic District states “The design
features the characteristic window with small transoms arranged in groupings of three, a dominant
central bay with monumental entry featuring recessed Tudor-type arch and ironwork, and a finished
stone block facing.” The building is categorized as Pivotal to the historic and architectural character

. of the Hill Historic District (both NRHP. and local).

B. PROPOSED CHANGES:

The applicant is proposing the following in order to use the property as a hotel
1. Widen the front sidewalk that connects the driveway with the central entry sidewalk (thls
is to allow for a car to turn around and to face forward when leaving the driveway—this
condition is required as part of the CUP approval. See C. BACKGROUND) “This scoring
pattern from the sidewalk will be followed.
2. Elevate the grade along the western half of the front and side of the property and
construct a sidewalk. This requires blocking in a basement window on the front facade and
adding dirt/fill up the stone fagade at the angle indicated on the plans. The applicant
believes this elevated walkway can be installed without fully removing the large shrubs that
are present on both sides of the entry landing.
3. The stone wall surrounding the entry landing will be cut on the west side to connect the
elevated sidewalk with the front entry landing.
4. A sidewalk will be added around the west side of the property and will continue to the
front to connect with the central entry walk.

C. BACKGROUND:
In order for the applicant to use the property as a hotel, a Conditional Use Permit with a parking
variance is necessary. The Zoning Committee of the Plannmg Commission held a Public Hearing
on August 28" and the Planning Commission then approved the CUP with several conditions. The
decision was appealed and the City Council upheld the Planning Commission’s decision during a
Public Hearing on October 15, 2014 with the following conditions (please note the City CounC|l
resolution has not been formally memorialized):
1) A minimum of three off-street parking spaces must be provided on the property, subject to
approval by the Heritage Preservation Commission. '
2) The property will not be used as a reception hall, banquet facility or assembly hall.
3) The applicant will acquire all necessary and appropriate licenses and permits prior to
establishing the use.
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4) All exterior alterations to the structures and Slte must be approved by the Heritage
Preservation Commission.
5) No food or beverage service is to be offered to the general public.
6) Changes to the driveway to provide for all non-commercial vehicles to exit forward onto
Summit Avenue.
7) All commercial vehicles providing delivery or services must be accommodated on snte
without blocking travel, parking or bicycle lanes, or the public sidewalk.
- 8) All site work to accommodate conditions for this use must be approved by the appropriate
entities and completed before the use is established. }

D. GUIDELINE CITATIONS: '
The Secretary of the Interior’s Standards for Rehabilitation: _
1. A property will be used as it was historically or be given a new use that requires minimal changes
fo its distinctive materials, features, spaces, and spatial relationships.
2. The historic character of a property will be retained and preserved. The removal of distinctive
materials or alferation of features, spaces, and spatial relationships that characterize a property will
be avoided. _
3. Each property will be recognized as a physical record of its time, place, and use. Changes that
create a false sense of historical development, such as adding conjectural features or elements from
- other historic properties, will not be undertaken.
4. Changes fo a property that have acquired historic significance in their own right will be retained
and preserved.
5. Distinctive materials, features, finishes, and construction techniques or examples of
craftsmanship that characterize a property will be preserved.
6. Deteriorated historic features will be repaired rather than replaced. Where the severity of
deterioration requires replacement of a distinctive feature, the new feature will match the old in
design, color, texture, and, where possible, materials. Replacement of m/ssmg features will be
substantiated by documentary and physical evidence.
7. Chemical or physical treatments, if appropriate, will be undertaken using the gentlest means
possible. Treatments that cause damage fo historic-materials will not be used.
8.' Archeological resources will be protected and preserved in place If such resources must be
disturbed, mitigation measures will be undertaken.
9. New additions, exterior alferations, or related new construction will not destroy hisforic mater/als
features, and spatial relationships that characterize a property. The new work shall be differentiated
- from the old and will be compatible with the historic materials, features, size, scale and proportion,
‘and massing to protect the integrity of the property and its environment.
10. New additions and adjacent or related new construction will be undertaken in such a manner
that, if removed in the future, the essential form and integrity of the historic property and its
environment would be un/mpa/red .

Historic Hill Heritage Preservation District Guidelines
Sec. 74.64. - Restoration and Rehabllltatlon
-(a) General Principles: :

1. Every reasonable effort shall be made to provide a compatible use for a property which
requires minimal alteration of the building, structure, or site and its environment, or to
use a property for its originally intended purpose.

2. . The distinguishing original qualities or character of a building, structure, or site and its
environment shall not be destroyed. The removal or alteration of any historic material or
distinctive architectural features should be avoided when possible.

3. All buildings, structures, and sites shall be recognized as products of their own time.
Alterations that have no historical basis and which seek to create an earlier appearance
shall be discouraged.
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4, Changes which may have taken place in the course of time are evidence of the history
: and development of a building, structure, or site and its environment. Theses changes
may have acquired significance in their own r/ght and this significance shall be
recognized and respected.

5. Distinctive stylistic features or examples of skilled craftsmanship which characterize a
building, structure, or site shall be treated with sensitivity.

6. Deteriorated architectural features shall be repaired rather than replaced, whenever
possible. In the event replacement is necessary, the new material should match the
material being replaced in composition, design, color, texture, and other visual qualities.
Repair-or replacement of missing architectural features should be based on accurate
duplications of features, substantiated by historic, physical, or pictorial evidence rather
than on conjectural designs or the availability of different arch/tectural elements from
other buildings or structures.

7. The surface cleaning of structures shall be undertaken with the gentlest means poss:ble
Sandblasting and other cleaning methods that will damage the historic building materials
shall not be undertaken.

8. Every reasonable effort shall be made to protect and preserve archaeological resources
affected by, or adjacent to any project.

9. . Contemporary design for alterations and additions to existing propen‘/es shall not be

‘ discouraged when such alterations and additions do not destroy significant historical,
architectural or cultural material, and such design is compatible with the size, scale,
color, material, and character of the property, neighborhood, or environment.

10. Wherever possible, new additions or alterations to structures shall be done in such a
manner that if such alterations were to be removed in the future, the essent/al form and
integrity of the structure would be unimpaired.

(b) Masonry and Foundations:

(1)  Whenever possible, original masonry and mortar should be retained without the
application of any surface treatment. Masonry should be cleaned only when necessary to hait
deterioration and always with the gentlest method possible, such as low-pressure water and.
soft natural bristle brushes. Brick and stone surfaces should not be sandblasted because it
erodes the surface of the material and accelerates deterioration. Chemical cleaning products
which could have an adverse chemical reaction with the masonry material should not be used.

(2) Original mortar joint size and profile should be retained and rep/acemenz‘ mortar should
match the original mortar in color and texture. Materials and ingredient proportions similar to
the original mortar should be used when repointing, with replacement mortar softer than the
masonry units and no harder than the historic mortar. This will create a bond similar to the
original and is necessary to prevent damage to the masonry units. Repointing with mortar of
high portland cement content often creates a bond strongerthan is appropriate for the original
building materials, possibly resulting in cracking or other damage. Mortar joints should be
carefully washed after setup to retain the neatness of the joint lines and keep extraneous
- mortar off of masonry Surfaces.

(3)  The original color and texture of masonry surfaces should be retained. While unpainted
masonry surfaces should not be painted, paint should not be indiscriminately removed from
masonry surfaces because some brick surfaces were originally meant fo be painted.

(f) Porches and Exterior Architectural Features:
(2) Decorative architectural features such as comices, brackets, railings, and those around
front doors and windows should be preserved. New material used to repair or replace,
where necessary, deteriorated architectural features of wood, iron, cast iron, terracotta,
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tile and brick should match the original as closely as possible.

(2) Decorative architectural features such as cornices, brackets, railings, and those around
front doors and windows should be preserved. New material used to repair or replace, where
necessary, deteriorated architectural features of wood, iron, cast iron, terracotta, tile and brick
should match the original as closely as possible.

(3) Shutters should riot be’ used on buildings not designed for thém. If used, they should be
large enough to cover the entire window area, should be functional and operable, and should
not look as if they were simply flat-mounted on the wall.

(4) Deck and firestair additions may be acceptable in some cases, but should be kept to the
rear of buildings where they will be the most inconspicuous and detract the least from the
historical context. The detailing of decks and exterior stairs should be Compat/ble with the
period and style of the building. :

Site:

(2) Landscaping: a. Typically, open space in the Historic Hill District is divided into public,
semipublic, semiprivate and private space. The public space of the street and sidewalk is often
distinguished from the semipublic space of the front yard by a change in grade, a low hedge or
a visually open fence. The buildings, landscaping elements in front yards, and boulevard frees
fogether provide a "wall of enclosure” for the street "room." Generally, landscaping which
respects the street as a public room is encouraged. Enclosures which allow visual penetration
of semipublic spaces, such as wrought-iron fences, painted picket fences, low hedges or
limestone retaining walls, are characteristic of most of the Historic Hill area. This approach to
landscaping and fences is encouraged in contrast to complete enclosure of semipublic space
by an opaque fence, a tall "weathered wood" fence or tall hedgerows. Cyclone fence should
not be used in front yards or in the front half of side yards. Landscape timber should not be
used for retaining walls in front yards. '

b. For the intimate space of a shallow setback, ground covers and low shrubs will provide
more visual interest and require less maintenance than grass. When lots are left vacant as
green space orparking area, a visual hole in the street "wall" may result. Landscape treatment .
can eliminate this potential problem by providing a wall of enclosure for the street. Boulevard
frees mark a separation betweén the automobile corridor and the rest of the streetsoape and
should be maintained.

(3) Garages and parking: b. Parking spaces should not be located in fronf yards.
Residential parking spaces should be located in rear yards. Parking lots for commercial uses
should be to the side or rear of commercial structures and have a minimum number of curb
cuts. All parking spaces should be- adequately screened fromi the street and sidewalk by
landscaping. The scale of parking lots should be minimized and the visual sweep of pavement
should be broken up by use of planted areas. The scale, level of light output and design of
parking lot lighting should be compatible with the character of the district.

FINDINGS: A .

On April 2, 1991, the most recent expansion of the Historic Hill Heritage Preservation District
was established under Ordinance No. 17815, § 3(ll). The Heritage Preservation
Commission shall protect the architectural character of heritage preservation sites through
review and approval or denial of applications for city permits for exterior work within
designated heritage preservation sites §73.04.(4).

The property is categonzed as Pivotal to the character of the Hill Herltage Preservation
District. :
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3. Elevated Walkway. Elevating the walkway against the main fagade and removing a portion
of the stone wall at the front entry do not comply W|th General Principles (1) (2) and (10)
under Leg. Code §74.64.

4. Principle (1) states that, “Every reasonable effon‘ shall be made to provide a compatible use
for a property which requires minimal alteration of the building, structure, or site and its
environment, or to use a property for its originally intended purpose.” Elevating the grade
along the principal fagade of the building and removing a portion of the stone entry wall does
not appear to be a “minimal alteration to the building,” however, a formal evaluation was not
submitted to determine that this proposal is the best solution that provides for accessibility
and meets the applicable guidelines. The grade does slope from the north to the south (front
to back) which also poses a challenge for adding a ramp to the rear of the property. There
‘are side entrances on each side which staff believes have not been fully researched for
accessibility.

5. Principle (2) states that “The distinguishing original qualities or character of a building,
structure, or site and its environment shall not be destroyed.” The removal of the stone entry
wall destroys a character-defining feature of the main entrance and this removal along with
adding fill against the stone fagade will not allow for the alteration to be removed without
impairing the original features (Principle 10).

6. ‘Preservation Brief #32 recommends a thrée-step approach to identify and implement
accessibility modifications that will protect the integrity and historic character of historic
properties:

1. Review the historical significance of the property and identify character-defining features;
2. Assess the property's existing and required level of accessibility; and

3. Evaluate accessibility options within a preservation context.

A discussion with the building official, zoning staff, preservation staff and the architect should
be completed to fully understand all applicable codes, conditions and guidelines.

7. Parking. Leg. Code §74.64(g)(3) states that parking should not be located in front yards but
when on side yards should be adequately screened by landscaping. The applicant proposes
to use the existing driveway to park and doesn't require any physical changes to the
driveway to accommodate the proposed parking. The zoning code and the Department of
Safety and Inspections will still need to be consulted to. determine if the proposed parking
layout complies with zoning standards and any conditions. Because the sidewalk extension
will follow the pattern of the sidewalk and not the driveway, there will be minimal impact and
no historic fabric affected. The proposed radiuses from the driveway should be modified to
be more traditional in shape and less like an auto apron. This area should only be used for
turning and not for parking as indicated in the guidelines.

8. At Grade Sidewalks. The proposal to.widen the at grade sidewalk between the driveway and
central entry sidewalk, and install an at grade sidewalk around the west side and front of the
property will not have an adverse effect for the Program for the Preservation and
architectural control of the Historic Hill Heritage Preservation District (Leg. Code §73.06 (e)).

9. The proposal to remove a portion of the stone wall at the entry landing and construct an
elevated sidewalk against the front of the house will adversely affect the Program for the
Preservation and architectural control of the Historic Hill Heritage Preservation District (Leg.

. Code §73.06 (e)). While this may be the least obtrusive option, there was no written
evaluation submitted that takes into consideration the new use, the interior layout and the
- least impactful ways to achieve accessibility into the first level.

¢

E. STAFF RECOMMENDATION:




Agenda Ttem IV.B.
- HPC File #15-012

Based on the findings, staff recommends the building permit application and the HPC Public
Hearing be laid over in order for the applicant to supply the following materials for further review and
consideration:

PN =T

1. A written evaluation is prepared by a preservation architect showing that all possible
accessible routes into the first level of the house have been fully explored and the
Secretary of the Interior's Standards for Rehabilitation have been taken into account. The
written evaluation shall follow the recommendations and considerations outlined in
Preservation Brief #32: Making Historic Properties Accessible. Work shall not
commence on the interior until an appropriate exterior solution is approved by the HPC,
because an appropriate solution for exterior access may require interior modifications to
the current plans in the Department of Safety and Inspections.

2. Upon receipt of the written evaluation which may facilitate revised drawings, HPC staff will
schedule the review on the HPC meetlng agenda following applicable deadlines for

materials.
ATTACHMENTS:
HPC design review application
Photographs
Planning Commission Resolution with condltlons
Preservation Brief #32: Making Historic Properties Accessible
Plans :




8 Saint Paul Heritage Preservation Commission
¥ Department of Planning and Economic Development
8 25 West Fourth Street, Suite 1400
Saint Paul, MN 55102
Phone: (651) 266-9078

- HERITAGE PRESERVATION COMMISSION
DESIGN REVIEW APPLICATION

This application must be completed in addition to the appropriate city permit application if the affected
property is an individually designated landmark or located within an historic district, For applications that
must be reviewed by the Heritage Preservation Commission refer to the HPC Meeting schedule for meeting
dates and deadlines.

Please check the category that best describes the proposed work

[1Repair/Rehabilitation 0 Sign/Awning = New Construction/Addition/
O Moving O Fence/Retaining Wall ' Alteration)
H Demolition H Other Sped WLk [ Pre-Application Review Only

Street and number: . 5%/% SLNMINRIT /Qﬁ/f Zip Code: SS/CEL

" Name of contact person: ﬁﬂ%’yf/ £ B F7
Company: /M MO/ 3 £0LTH PROPERTIES, ZhT .
L DUTE GIO S0187 BOL, . R L oS,
Street and number: _ /4, LIEST FLFT /7! 577”5!?74
e . 'ff
City: ST FRUL State: /¥7/ /V/}/ Zip Code: SS/O2

Phone mumber: GSNESLASESS" it Aoreppd commonw eatth f?’—‘%ﬁ'”f £

Name: "74/4/ < iﬁ -‘!;Z—[

. Street and number: % Com /hﬂ/}W EOLTH /‘,Qﬂﬁéf’ﬁ/: S, Ml
City: 57, PAL1L— State: 2140 Zip Code: & S/
Phone number: @155/ VAL ‘/ s 5)5’/ -5 e-mail: SOME A4S REBLIE




Contact person: 2/67/ a FERID

Company: __ //¥ /- /(,',é’[‘,é" JTECTS 4 .
' SAITE BLD S01177 FRUL ReilZ 047,
Street and number: & 4/ESE EIFTE <7 LPEET

City: _ 557, /4’/\74/-4" State:/M/ﬂ%/< Zip Code: 53 /2 Q/
Phone number: (53/)\22 - SEYS  cmail bf@y/ e e/ d/’(’/élff £, £277)

Completely describe ALL exterior changes being proposed for the property. Include
changes to architectural details such as windows, doors, siding, railings, steps, trim, roof,
foundation or porches. Attach specifications for doors, windows, lighting and other
features, if applicable, including color and material samples.

{;(;f/oé’f/ SIDEWRLE EAST OFF mai 3 10Em0Le
COWMPELT NG DRIVELIOT 1w iTH Si08/miK)
RO SIDERIIES, 70 SIDE ENTRINEE
AND Front EJrROoNCE —SLIEHT GRODE Cibsr
CUBE BOSEMEpy LOMPon () Se REsrenis
JB THE FUTURE L HELD (0K REMOVED ) 75 12 6. h07E
HOWVLICEP (WRLEAIPD TO Soed s [uRpRep7”
SIOSEM En/r tof s e ~

Attach additional sheets if necessary

Refer to the Design Review Process sheet for required information or attachments.
*INCOMPLETE APPLICATIONS WILL BE RETURNED**

ARE THE NECESSARY ATTACHMENTS AND INFORMATION INCLUDED?

& YES
Will any federal money be used in this project? YES NO }if
Are you applying for the Investment Tax Credits? YES NO ff""




I, the undersigned, understand that the Design Review Application is limited to the aforementioned work to
the affected property. I further understand that any additional exterior work to be done under my
ownership must be submitted by apphcatlon to the St Paul Heritage Preservation Commission. Any

unauthorized work will be re
Date: / 0%% /;{l

. Date: /Z’/é?jé/
2 25, S A LLC S

Signature of applicant:

Signature of owner:

FOR HPC OFFICE USE ONLY

Date received: [ O = 50-(Y FILE NO.

District: H1 l l /Individual Site:
Contributing/Non-contributin Supportive/:

Type of work: Minor, '/Major

Requires staff review { & Requires Commission review
Supporting data: YES  NO Submitted:
Complete application: YES  NO ¥ 3 Sets of Plans
) . /8 1 Set of Plans reduced to 8 2"
The following condition(s) must be by 117 or 117 by 17”
met in order for application to conform o Photographs
to preservation program: a City Permit Application
o Complete HPC Design Review
application
ASEML o elovaitbn A’W’ ’V‘-:S' ,
Hearing Date set for: {={1~1 1 adhaa W, it
resling

It has been determined that the
work to be performed pursuant to
the application does not adversely
affect the program for preservation
and architectural control of the
heritage preservation district or site
(Ch.73.06).

City Permit # -

HPC staff approval

Date










city of saint paul

planning commission resolution
file number__14-s7

date _septembers, 2014

WHEREAS, John Rupp, File # 14-316-432, has applied for a conditional use permit for reuse of
a large structure for a hotel under the provisions of §65.132 and §61.501 of the Saint Paul
Legislative Code, on property located at 344 Summit Ave, Parcel Identification Number (PIN)
012823130056, legally described as Dayton And Irvines Addition Ex Part Of Vac Alley Bet Lots
21 & 22 Blk 69 Desc As Fol Beg At Nw Cor Of Alley Th Sely On WI Of Alley 202.13 Ft Th Nely
At Ra 12.5ft Th Nwly Par With Sd WI To NI Of Alley Th Sw To Beg & Swly 35ft Of Lot 19 & All
Of Lot 20 & Lo; and

WHEREAS, the Zoning Committee of the Planning Commission, oh August 28, 2014, held a
public hearing at which all persons present were given an opportunity to be heard pursuant to
said application in accordance with the requirements of §61.303 of the Saint Paul Legislative
Code; and

WHEREAS, the Saint Paul Plannlng Commission, based on the evidence presented to its
Zoning Committee at the public heanng as substantially reflected in the minutes, made the
following findings of fact:

1. The application is for a conditional use permlt for reuse of a large structure as a hotel at 344
Summit Avenue. The applicant proposes to convert the 18,000 square foot building from the
previous college classroom use into a 10-unit fully-furnished luxury hotel. Individual units
will have kitchens and bathrooms. The hotel will have shared common areas including a
living room, library, office, and kitchen. The side yard will be maintained as open space. The
application states that there will be no banquet facility uses at this property, and that no
exterior changes are proposed. The application also states that no more than four of the -
hotel rooms and/or suites would be rented for periods of more than one year.

2. The applicant has applied for modification of the parking requirement in § 65.132(d).

3. In addition to Planning Commission approval of the conditional use permit, buﬂdlng and fire -
code approvals through the Department of Safety and Inspections are required for the
proposed use. Any exterior changes would require approval by the Heritage Preservation
Commission. 4

4. § 65.132 provides for conversion or reuse of residential structures of over 9,000 square feet
gross floor area and structures such as churches and schools for uses that would otherwise
be nonconforming in a residential zoning district subject to the following standards and
conditions:

' a) The planning commission shall find that the structure cannot reasonably be used for a
conforming use. -The building is approximately 18,000 square feet. Conforming uses in

moved: by Nelson
seconded by |
in favor 14

against _. 3 (Makarios, Oliver. Nelson )
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the RT2 residential district include up to four dwelling units, religious and educational
institutions, and specified congregate living uses.

Within the last decade three nearby large historic houses have been converted to a
conforming number of dwelling units as follows:

Address Previous # | Current # Square footage - Off-street
units - units per unit parking
spaces
318 Summit 10 2 ~5,244 sf, 2,000 sf 4
322-324 Summit 12 3 | 5,110 sf; 3,408 sf; 6
2,686 sf _
340 Summit | 9 2 ~ 8,110 sf; 2,000 sf 5

It appears that an existing garage at the rear, of the house might accommodate one or
two cars, and that three to four parking spaces could be reasonably accommodated in
the area of the existing garage if the garage were substantially restructured or removed.
Adding parking in the side yard would be undesirable and probably unrealistic because it
would compromise the gardens and historic ruins from an original house there and there
are associated grading issues. Any of these exterior changes would require Heritage -
Preservation Commission approval.

The house is so large that reuse for only one to two dwelling units is unreasonable. It is
also unreasonable to expect that converting the building into three or four condo units of

~ 4,000 — 6,000 square feet each, or converting it for other conforming uses, would be

b)

d)

marketable with the limited off-street parking that is reasonably possible on the site. This
condition is met. :

The planning commission shall find that the proposed use and plans are consistent with
the comprehensive plan. The proposed use is consistent with Comprehensive Plan
Heritage Preservation Chapter Strategy 4 to preserve and protect historic resources and

-Strategy 5 to use historic preservation to further economic development. The proposed.

hotel, with individual units that have kitchens and bathrooms, is fairly similar to multi-
family dwellings that are permitted in the RT2 district except that they would be rented
for shorter periods and would not be a permanent residence for those who rent the units.
The shared common areas including a living room, library, office, and kitchen in the hotel
are also not unlike shared spaces in many apartment buildings. Therefore, the character .
of the proposed use is consistent with the description of the “established neighborhood”

- designation for this location in the Comprehensive Plan Land Use chapter. This

condition is met.

The planning commission shall find that the proposed use and structural alterations or
additions are compatible with the surrounding neighborhood and land uses. The
applicant is not proposing any exterior alterations or additions. The proposed 10-unit
hotel will be a less intensive use than the previous institutional use as a classroom
building of Saint Paul College of Visual Art. This condition is met.

Parking for the new use shall be provided in accordance with the requirements of section
63.200 for new structures. The off-street parking requirement for the hotel use is three
spaces (one space per three occupancy units). The applicant plans to maintain the side
yard as open space and gardens. It would challenging to add parking to the side yard
due to grading and issues associated with ruins from an original house in the side yard.
It appears that three to four parking spaces could be reasonably accommodated in the
area of the existing garage at the rear of the house if the garage were substantially
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restructured or removed, and that this condition can be met subject to the condition that

“such parking is provided. This is contingent on application to and approval by the

Heritage Preservation Commission.

Applications for conversion or reuse shall include a notarized petition of two-thirds (2/3)
of the property owners within one hundred (100) feet of the property proposed for the
reuse, site plans, building elevations, and landscaping plans, and other information
which the planning commission may request. This finding is met. The petition was found
sufficient on August 5, 2014: 15 parcels eligible; 10 parcels required; 11 parcels signed.
After August 5, 2014 three additional parcels were submitted as signed.

5. §61.501 lists five standards that all condltlonal uses must satisfy:

a)

b)

d)

The extent, location and intensity of the use will be in substantial compllance with the
Saint Paul Comprehensive Plan and any applicable subarea plans which were approved
by the city council. The proposed use is consistent with Comprehensive Plan Heritage
Preservation Chapter Strategy 4 to preserve and protect historic resources and Strategy
5 to use historic preservation to further economic development. The proposed hotel, with
individual units that have kitchens and bathrooms, is fairly similar to multi-family
dwellings that are permitted in the RT2 district except that they would be rented for
shorter periods and would not be a permanent residence for those who rent the units.
The shared common areas including a living room, library, office, and kitchen in the hotel
are also not unlike shared spaces in many apartment buildings. Therefore, the character
of the proposed use is consistent with the description of the “established neighborhood”
designation for this location in the Comprehensive Plan Land Use chapter: This -
condition is met.

The use will provide adequate ingress and egress to minimize traffic congestion in the
public streets. The proposed use will produce less traffic and demand for on-street
parking than the previous institutional use as a Saint Paul College of Visual Art
classroom building. Given the current layout of the property, vehicles using the drxveway
need to back out onto Summit Avenue, which could be difficult with the volume of cars
driving and parking on Summit Avenue. It may be possible to provide for vehicles using
the driveway and/or garage to turn around so that they would be traveling forward as

~ they enter Summit Avenue. This condition can be met subject to the condition that the

driveway be changed to provide for all non-commercial vehicles to exit forward onto
Summit Avenue.

The use will not be detrimental to the existing character of the development in the
immediate neighborhood or endanger the public health, safety and general welfare.

- There is a mix of institutional, commercial, and residential uses along Summit Avenue.

Between Western Avenue and Dayton/Old Kellogg Boulevard the large historic homes
are predominately residential in use. Changing the use of the house from the previous
college use to the proposed hotel use is less intensive than the previous institutional
use. The proposed hotel, with individual units that have kitchens and bathrooms, is fairly
similar to multi-family dwellings that are permitted in the RT2 district except that they
would be rented for shorter periods and would not be a permanent residence for those
who rent the units. The shared common areas, including a living room, library, office,
and kitchen in the hotel are also not unlike shared spaces in many apartment buildings.
This condition is met.

The use will hot impede the normal and orderly development and improvement of the
surrounding property for uses permitted in the district. There are no exterior changes.
proposed for the property. The impact of the hotel use will be less than the previous use
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as a college classroom building. The use is similar in character to multi-family residential
uses permitted in the district. This condition is met.

e) The use shall, in all other respects, conform fo the applicable regulations of the district in
which it is located. This condition is met.

6. §61.502 provides for modification of special conditions: The planning commission, after
public hearing, may modify any or all special conditions, when strict application of such
special conditions would unreasonably limit or prevent otherwise lawful use of a piece of
property or an existing structure and would result in exceptional undue hardship to the
owner of such property or structure; provided, that such modification will not impair the intent
and purpose of such special condition and is consistent with health, morals and general
welfare of the community and is consistent with reasonable enjoyment of adjacent property.

. The use shall, in all other respects, conform fo the applicable regulations of the district in
which it is located. The applicant has applied for a modification of the special condition in
§65.132(d) regarding parking. The off-street parking requirement for the hotel use is three
spaces (one space per three occupancy units). The applicant plans to maintain the side
yard as open space and gardens. It would be challenging to add parking to the side yard
due to grading and issues associated with ruins from an original house in the side yard. It
appears that three to four parking spaces could be reasonably accommodated in the area of

. the existing garage at the rear of the house if the garage were substantially restructured or
removed. Therefore, strict application of the special conditions related to required off-street
parking would not limit or prevent otherwise lawful use of the property or the existing
structure. . Providing the required off-street parking of three spaces would not result in
exceptional undue hardship. Modification of the off-street parking requirement would impair
the intent and purpose of the special condition. The standards for modification of the special
condition for off-street parking are not met. '

"NOW, THEREFORE, BE IT RESOLVED, by the Saint Paul Planning Commission,.uhder the
authority of the City's Legislative Code, that the application of John Rupp for a modification of
condition §65.132(d), the parking requ1rement is hereby denied; AND

BE IT ALSO RESOLVED, by the Saint Paul Planning Commission, under the authonty of the

City’s Legislative Code, that the application of John Rupp for a conditional use permit for reuse

of a large structure for a hotel at 344 Summit Ave is hereby approved, subject to the followmg

conditions:

1) A minimum of three off-street parklng spaces must be prowded on the property, subject to
approval by the Heritage Preservation Commission.

2) The property will not be used as a reception hall, banquet facility or assembly hall.

3) The applicant will acquire all necessary and appropriate licenses and permits prior to

" establishing the use.

4) All exterior alterations to the structures and S|te must be approved- by the Heritage
Preservation Commission.

5) No food or beverage service is to be offered to the general public. .

6) Changes to the driveway to provide for all non-commercial vehlcles to eXIt forward onto
Summit Avenue. v

7) All commercial vehicles providing delivery or services must be accommodated on site,
without blocking travel, parking or bicycle lanes, or the public sidewalk.

8) All site work to accommodate conditions for this use must be approved by the appropriate
entities‘and completed before the use is established.
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Historically, most buildings and landscapes werenot de-
signed to be readily accessible for people with disabilities.

In recent yeafs, however, emphasis has been placed on
preserving historically significant properties, and on making
these properties—and the activities within them—more
accessible to people with disabilities. With the passage of
the Americans with Disabilities Act in 1990, access to
properties open to the public is now a civil right.

This Preservation Brief introduces the complex issue of
providing accessibility at historic properties, and
underscores the need to balance accessibility and historic
preservation. It provides guidance on making historic
praperties accessible while preserving their historic
character; the Brief also provides examples to show that
independent physical accessibility at historic properties can
be achieved with careful planning, consultation, and
sensitive design. While the Brief focuses primarily on
making buildings and their sites accessible, it also includes a
section on historic landscapes. The Brief will assist historic
property owners, design professionals, and administrators
in evaluating their historic properties so that the highest
level of accessibility can be provided while minimizing
changes fo historic materials and features. Because many
projects encompassing accessibility work are complex, it is
advisable to consult with experts in the fields of historic
preservation and accessibility before proceeding with
permanent physical changes to historic properties.

Modifications to historic properties to increase accessibility
may be as simple as a small, inexpensive ramp to overcome
one enfrance step, or may involve changes to exterior and
interior features. The Brief does not provide a detailed
explanation of local or State accessibility laws as they vary
from jurisdiction to jurisdiction. A concise explanation of
several federal accessibility laws is included on page 13.

Planning Accessibility Modifications

Historic properties are distinguished by features, materials,
spaces, and spatial relationships that coniribute to their
historic character. Ofien these elements, such as steep
terrain, monumental steps, narrow or heavy doors,

decorative ornamental hardware, and narrow pathways and
corridors, pose barriers to persons with disabilities,
particularly to wheelchair users (See Figure 1).

A three-step approach is recommended to identify and
implement accessibility modifications that will protect the
integrity and historic character of historic properties:

1) Review the historical significance of the property and
identify character-defining features;

2) Assess the property’s existing and required level of
accessibility;and

3) Evaluate accessibility options within a preservation
context.

1) Review the Historical Significance of the Property

If the property has been designated as historic (properties
that are listed in, or eligible for listing in the National :
Register of Historic Places, or designated under State or local
law), the property’s nomination file should be reviewed to
learn about its significance. Local preservation commissions
and State Historic Preservation Offices can usually provide

Figure 1. It is important to identify the materials, features, and spaces
that should be preserved when planning accessibility modifications. These
may include stairs, railings, doors, and door surrounds. Photoe: National
Park Service files.




copies of the nomination file and are also resources for
additional information and assistance. Review of the
written documentation should always be supplemented
with a physical investigation to identify which character-
defining features and spaces must be protected whenever
any changes are anticipated. If the level of documentation
for a property’s significance is limited, it may be necessary
to have a preservation professional identify specific historic
features, materials, and spaces that should be protected.

For most historic properties, the consiruction materials, the
form and style of the property, the principal elevations, the
major architectural or landscape features, and the principal
public spaces constitute some of the elements that should
be preserved. Every effort should be made to minimize
damage to the materials and features that convey a
property’s historical significance when making
modifications for accessibility. Very small or highly -
significant properties that have never been altered may be
extremely difficult to modify.

Secondary spaces and finishes and features that may be less

important to the historic character should also be
identified; these may generally be altered without
jeopardizing the historical significance of a property. Non-
significant spaces, secondary pathways, later additions,
previously altered areas, utilitarian spaces, and service
areas can usually be modified without threatening or
destroying a property’s historical significance.

2) Assess the Property’s Existing and Required Level
of Accessibility -
A building survey or assessment will provide a thorough
evaluation of a property’s accessibility. Most surveys
identify accessibility barriers in the following areas:
building and site entrances; surface textures, widths and
slopes of walkways; parking; grade changes; size, weight
and configuration of doorways; interior corridors and path
of travel restrictions; elevators; and public toilets and
amenities (See Figure 2). Simple audits can be completed
by property owners using readily available checklists (See
Further Reading). Accessibility specialists can be hired to

~ assess barriers in more complex properties, especially those
with multiple buildings, steep terrain, or interpretive .
programs. Persons with disabilities can be particularly
helpiul in assessing specific barriers.

Figure 2. Surveys of historic properties can identify accessibility barriers,
Persons with disabilities and accessibility consultants should participate
whenever possible. Photo: Thomas [ester,

All applicable accessibility requirements—Jocal codes, State
codes and federal laws— should be reviewed carefully
before undertaking any accessibility modification. Since
many States and localities have their own accessibility
regulations and codes (each with their own requirements
for dimensions and technical requirements), owners should
use the most stringent accessibility requirements when
implementing modifications. The Americans with,
Disability Act Accessibility Guidelines (ADAAG) is the
document that should be consulted when complying with
the Americans with Disabilities Act (ADA) requirements.

3) Identify and Evaluate Accessibility Options withina
Preservation Context

Once a property’s significant materials and features have
been identified, and existing and required lavels of
accessibility have been established, solutions can be
developed (See Figure 3). ‘Solutions should provide the
greatest amount of accessibility without threatening or
destroying those materials and features that make a
property significant. Modifications may usually be phased
over time as funds are available, and interim solutions can
be considered until more permanent solutions are
implemented. A team comprised of persons with
disabilities, accessibility and historic preservation
professionals, and building inspectors should be consulted
as accessibility solutions are developed.

Modifications to improve accessibility should generally be
based on the following priorities:
1) Making the main or a prominent public entrance
and primary public spaces accessible, including a
path to the entrance;

Pt

) Providing access to goods, services, and programs;

)

) FProviding accessible restroom facilities; and,

e

) Creating access to amenities and secondary spaces.

All proposed changes should be evaluated for conformance
with the Secretary of the Interior’s “Standards for the
Treatment of Historic Properties,” which were created for
property owners o guide preservation work. These
Standards siress the importance of retaining and protecting
the materials and features that convey a property’s

" historical significance. Thus, when new features are

incorporated for accessibility, historic materials and
features should be retained whenever possible.
Accessibility modifications should be in scale with the
historic property, visually compatible, and, whenever
possilile, reversible. Reversible means that if the new
feature were removed at a later date, the essential form and
integrity of the property would be unimpaired. The design
of new features should also be differentiated from the
design of the historic property so that the evolution of the
property is evident. See Making Historic Buildings
Accessible on page 9.

In general, when historic properties are altered, they should
be made as accessible as possible. However, if an owner or
a project teamn believes that certain modifications would
threaten or destroy the significance of the propesty, the
State Historic Preservation Officer should be consulted to
determine whether or not any special accessibility
provisions may be used. Special accessibility provisions for
historic properties will vary depending on the applicable
accessibility requirements.




Figure 3. Before implementing nccessibility modifications, owners should
consider the potential effect on their historic property. Al the Derby
House in Salem, Massachusetts, several solutions to make the entrance
gecessible were considered, including regrading (a); a lift (b); and a ramp
(c). The solution, an entrance on a secondary elevation, preserves the
building's architectural significance and is convenient to designated
parking. Drawings: National Park Service Files..

In some cases, programmatic access may be the only option

for extremely small or unaltered historic properties, such as

a two-story house museum with no internal elevator.
Programmatic access for historic properhes refers to
alternative methods of providing services, information, and
experiences when physical access cannot be provided. It

may mean offering an audio-visual program showing an
inaccessible upper floor of a historic house museum,
providing interpretive panels from a vista at an inaccessible
terraced garden, or creating a factile model of a historic
mornument for people with visual impairments.

Accessibility Solutions

The goal in selecting appropriate solutions for specific
historic properties is to provide a high level of accessibility
without compromising significant features or the overall
character of the property. The following sections describe
accessibility solutions and offer guidance on specific
historic property components, namely the building site,
entrances, interiors, landscapes, amenities, and new
additions. Several solutions are discussed in each section,
referencing dimensions and technical requirements from
the ADA'’s accessibility guidelines, ADAAG. State and local
requirements, however, may differ from the ADA
requirements. Before making any modification owners
should be aware of all applicable accessibility requirements.

The Building Site

An accessible route from a parking lot, sidewalk, and public
street to the entrance of a historic building or facility is
essential. An accessible route, to the maximurm extent
possible, should be the circulation route used by the general
public. Critical elements of accessible routes are their
widths, slopes, cross slopes, and surface texture. Each of
these route elements must be appropriately designed so that
the route can be used by everyone, including people with
‘disabilities. The distance between the arrival and destination
points should also be as short as possible. Sites containing

. designed landscapes should be carefully evaluated before

making accessibility modifications. Historic landscapes are
described in greater detail on pages 10 and 11.

Providing Cenvenient Parking. If parking is provided, it
should be as convenient as possible for people with
disabilities. Specially designated parking can often be
created to improve accessibility (See Figure 4). Modifica-
tions to parking configurations and pathways should not
alter significant landscape features.

Creating an Accessible Route. The route or path through a
site to a historic building’s entrance should be wide enough,
generally at least 3 feet (91 cm), to accommodate visitors

.

Figure 4. Parking designated for people with disabilities is provided near
an accessible entrance to the Springfield Library in Springfreld,
Maesachysetts Photo: William Smith.




with disabilities and must be appropriately graded with a
stable, firm, and slip-resistant surface. Existing paths
should be modified to meet these requirements whenever
possible as long as doing so would not threaten or destroy
significant materials and features.

Existing surfaces can ofien be stabilized by providing a new
base and resetting the paving materials, or by modifying
the path surface. In some situations it may be appropriate
to create a new path through an inaccessible area. At large
properties, it may be possible to regrade a slope to less than
1:20 (5%), or to introduce one or more carefully planned
ramps. Clear directional signs should mark the path from
arrival to destination.

Entrances

Whenever possible, access to historic buildings should be
through a primary public entrance. In historic buildings, if
this cannot be achieved without permanent damage to
character-defining features, at least one entrance used by
the public should be made accessible. If the accessible
entrance is not the primary public entrance, directional
signs should direct visitors to the accessible entranice (See
Figure 5). A rear or service entrance should be avoided as
the only mean of eniering a building.

Figure 5. A universal access symbol clearly marks the Arts and
Industries Building in Washington, D.C., and a push plate (vight) *
engages the autematic deor-opener. Photo: Thommns Jester.”

Creating an accessible entrance usually involves
overcoming a change in elevation. Steps, landings, doors,
and thresholds, all part of the entrance, often pose barriers
for persons with disabilities. To preserve the integrity of
these features, a number of solutions are available to
increase accessibility. Typical solutions include regrading,
incorporating ramps, installing wheelchair lifts, creating
new entrances, and modifying doors, hardware, and
thresholds.

Regrading an Entrance. In some cases, when the entrance
steps and landscape features are not highly significant, it
may be possible to regrade to provide a smooth entrance
into a building. If the existing steps are historic masonry,
they should be buried, whenever possible, and not removed
(See Figure 6). ‘

Incorporating Ramps. Permanent ramps are perhaps the
most common means to make an entrance accessible. Asa
new feature, ramps should be carefully designed and
appropriately located to preserve a property’s historic
character (See Figure 7). Ramps should be Jocated at public

Figure 6. Entrances can be regraded to make a building accessible as long
as no significant landscape features will be destroyed and as long as the
building’s historic character is preserved. The Hougltlonn Chapel (a) in
Wellesley, Massachusetts, was made accessible by regrading over the
histaric steps (b). Photos: Carol R. Johnson & Associates.

Figure 7. This ramp is convenient for visitors with disabilities and
preseroes the building's historic character. The design 15 also compatible
in scale with the building. Photo: William Smith.

entrances used by everyone whenever possible, preferably
where there is minimal change in grade. Ramps should
also be located to minimize the loss of historic features at
the connection points—porch railings, steps, and win-
dows—and should preserve the overall historic setting and
character of the property. Larger buildings may have
below grade areas that can accommodate a ramp down to
an entrance (5ee Figure 8). Below grade entrances can be
considered if the ramp leads fo a publicly used interior,
such as an auditorium, or if the building is serviced by a
public elevator. Ramps can often be incorporated behind




Figure 8. A new below-grade ramp provides access lo Lake MacDonald
Lodge in Glacier National Park. Photo: Thomas Jester

historic features, such as cheek-walls or railings, to mind-
mize the visual effect (See Figure 9).

The steepest allowable slope for a ramp is usually 1:12 (8%),
but gentler slopes should be used whenever possible to
accommodate people with limited strength. Greater
changes in elevation require larger and longer ramps fo
meet accessibility scoping provisions and may require an
intermediate landing. Most codes allow a slightly steeper
ramp for historic buildings to overcome one step.

Ramps can be faced with a variety of materials, including
wood, brick, and stone. Often the type and quality of the
materials determines how compatible a ramp design will be
with a historic property (See Figure 10). Unpainted
pressure-ireated wood should not be used to construct
ramps because it usually appears temporary and isnot
visually compatible with most historic properties. Railings

Figure 9. This ramp was created by infilling the window-well and
slightly medifying the historic railing. The ramp preserves Hits building’s
historic character. Photo: Thomas Jester.

Figure 10. This brick ramp provides access to St. Anne’s Episcopal
Church in Annapolis, Maryland. Its design is compatible with the
historic building. Photo: Charity V. Davidson,

should be simple in design, distinguishable from other
historic features, and should extend one foot beyond the
sloped area (See Figure 11).

Ramp landings must be large enough for wheelchair users,
usually at least 5 feet by 5 feet (152.5 cm by 152.5 cm), and
the top landing must be at the level of the door threshold.
It may be possible to reset steps by creating a ramp to
accommodate minor level changes and to meet the
threshold without significantly altering a property’s
historic character. If a building's existing landing is not
wide or deep enough to accommodate a ramp, it may be
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Figure 11. Simple, contemporary railings that extend beyond the ramp
slope make this ramyp compatible with the industrial character of this
building. Photo: Thomas [ester.

necessary to modify the entry to create a wider landing.
Long ramps, such as switchbacks, require intermediate
landings, and all ramps should be detailed withan =~
appropriate edge and railing for wheelchair users and
visually impaired individuals.

Temporary or portable ramps are usually constructed of
light-weight materials and, thus, are rarely safe ot visually
compatible with historic properties. Moreover, portable
ramps are often stored until needed and, therefore, do not
meet accessibility requirements for independent access.
Temporary and portable ramps, however, may be an
acceptable interim solution to improve accessibility until a

- permanent solution can be implemented (See Figure 12).




Installing Wheelchair
Lifts. Platforms lifts
and inclined stair lifts,
both of which
accommodate only one
person, can be used to
overcome changes of
elevation ranging from
three to 10 feet (.9 m-3
m) in height, However,
many States have
restrictions on the use
of wheelchair lifts, so all
applicable codes should
be reviewed carefully

‘ . before installing one.
Figure 12. The Smithsomian Institution  Inclined stair lifts,

installed a temporary ramp on its which cairy a wheel-
visitor's center to allow adequate lime to 40 o platform up a

design an appropriate permanent ramp. flight of stairs, may be
’

Photo: Thomas Jester.

: employed selectively.
They tend to be visually intrusive, although they are
relatively reversible. Platform lifts can be used when there
is inadequate space for a ramp. However, such lifts should
be installed in unobtrusive locations and under cover to
minimize maintenance if at all possible (See Figure 13). A
similar, but more expensive platform lift has a retracting
railing that lowers into the ground, minimizing the visual
effect to historic properties (See Figure 14). Mechanical lifts
have drawbacks at historic properties with high public
visitation because their capacity is limited, they sometimes
cannot be operated independently, and they require
frequent maintenance.

Considering a New Entrance. When it is not possible to
modify an existing entrance, it may be possible to develop a
new entrance by creating an entirely new opening in an ap-
propriate location, or by using a secondary window for an
opening. This solution should only be considered after ex-
hausting all possibilities for modifying existing entrances
(See Figure 15).

Retrofitting Doors. Historic doors generally should not be
replaced, nor should door frames on the primary elevation
be widened, as this may
alter an important
feature of a historic
design. However, if a
building’s historic doors
have been removed,
there may be greater
latitode in designing a
compatible new en-
trance. Most accessi-
bility standards require
at leasta 32” (82 em)
clear opening with man-
ageable door opening
pressures. The most
desirable preservation
solution to improve
accessibility is retaining
historic doots and
upgrading the door
pressure with one of
several devices. Auto-
matic door openers

Figure 13. Plaiform lifts like the one
used on this building requive minimal
space and-can be remouved without
damaging historic materials. Shielded
with Iattice work, this fift is alse
protected by the roof eaves, Approach
path should be stable, firm, and slip
resistant. Photo: Sharon Park,

Readily Achievable Accessibility
Modifications

Many accessibility solutions can be implemented easily
and inexpensively without destroying the significance
of historic properties. While it may not be possible to
undertake all of the modifications listed below, each
change will improve accessibility.

Sites and Entrances

» Creating a designated parking space:

= Installing ramps.

s Making curb cuts.

Interiors

# Repositioning shelves.

= Rearranging tables, displays, and furniture.

¢ Repositioning telephones.

» Adding raised markings on elevator control buttons.
» Installing flashing alarm lights.

e Installing offset hinges to widen doorways.

» Installing or adding accessible door hardware.

® Adding an accessible water fountain, or providing a
paper cup dispenser at an inaccessible water fountain. .

Restrooms
e Installing grab bars in toilet stalls.

* Rearranging toilet partitions to increase maneuvering
space.

¢ Insulating lavatory pipes under sinks to prevent
burns.

¢ Installing a higher toilet seat.
= Installing a full-leﬁgth bathroorm mirror.

@ Repositioning the paper towel dispenser.




Figure 14. At the
Lieutenant Governor’s
Mansion in Frankfort,
Kentucky, a retracting lift
(b) was installed to
minimize the visual effect
on this historic building
when not in use (a).
Photos: Aging Technology
Incorporated.

Figure 15. A new
entrance fo the
elevator lobby re-
places a window at

: i'in% Fanewil Hall in
. Boston, Massa-
ERERE g chusetts. The new

EHEEE entraice is appro-
EREH priately dxjﬁtfn—
z tiated from the
historic design.”
Photo: Paul Holfz.

{operated by push buttons, mats, or electronic eyes) and
power-assisted door openers can eliminate or reduce door
pressures that are accessibility barriers, and make single or
double-leaf doors fully operational (See Figure 16).

Adapiing Door Hardware. If a door opening is within an
inch or two of meeting the 32” (81 cm) clear opening
requirement, it may be possible to replace the standard
hinges with off-set hinges to increase the size of the door
opening as much as 1 1/2” (3.8 cm). Historic hardware can
be retained in place, or adapied with the addition of an
automatic opener, of which there are several types. Door
hardware can also be retrofitted to reduce door pressures.
For example, friction hinges can be retrofitted with ball-
bearing inserts, and door closers can be rethreaded to
reduce the door pressure.

Altering Door Thresholds. A door threshold that exceeds
the allowable height, generally 1/2” (1.3 cm), can be altered
or removed with one that meets applicable accessibility

Figure 16. During the rehabilitation of the Rookery in Chicago, the
original entrance was modified to creaie an accessible entrance. Two
revolving doors were replaced with a new one flanked by new doors, one
of which is operated with a push-plate door opener. Photo: Thomas Jester.

requirements. If the threshold .; deemed to be significant, a
bevel can be added on each side to reduce its height (See
Figure 17). Another solution is to replace the threshold -
with one that meets applicable accessibility requirements
and is visually compatible with the historic entrance,

Moving Through Historic Interiors

Persons with disabilities should have independent access to
all public areas and facilities inside historic buildings. The
extent to which a historic interior can be modified depends
on the significance of its materials, plan, spaces, features, and
finishes. Primary spaces are often more difficult to modify
without changing their character. Secondary spaces may
generally be changed without compromising a building’s
historic character. Signs should clearly mark the route to
accessible restrooms, telephones, and other accessible areas.

Installing Ramps and Wheelchair Lifts. If space permits,
ramps and wheelchair lifts can also be used to increase
accessibility inside buildings (See Figures 18 & 19).
However, some States and Jocalities restrict interior uses of
wheelchair lifts for life-safety reasons. Care should be taken
to install these new features where they can be readily
accessed. Ramps and wheelchair lifts are described in detail
on pages 4-H.

Upgrading Elevators. Elevators are an efficient means of
providing accessibility between floors. Some buildings
have existing historic elevators that are not adequately
accessible for persons with disabilities because of their size,
location, or detailing, but they may also contribute to the
historical significance of a building. Significant historic
elevators can usually be upgraded to improve accessibility.
Control panels can be modified with a “wand” on a cord to
make the conirol panel accessible, and timing devices can
usually be adjusted. '

Retrofitting Door Knobs. Historic door knobs and other
hardware may be difficult to grip and turn. In recent years,
lever-handles have been developed to replace door knobs.
Other lever-handle devices can be added to existing
hardware, If it is not possible or appropriate to retrofit
existing door knobs, doors can be left open during
operating hours (unless doing so would violate life safety
cades), and power-assisted door openers can be installed. It
may only be necessary to retrofit specific doorknobs to
create an accessible path of travel and accessible restrooms.
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be retained in the process of making
modifications. For example, larger restrooms
can sometimes be reconfigured by relocating
or combining partitions to create an
accessible toilet stall. Other changes to
consider are adding grab bars around toilets,
covering hot water pipes under sinks with
insulation to prevent buins, and providing a
sink, mirror, and paper dispenser at a height
suitable for wheelchair users. A unisex
restroom may be created if it is technically
infeasible to create two fully accessible
restrooms, or if doing so would threaten or
destroy the significance of the building. Itis
important to remember that restroom
fixtures, such as sinks, urinals, and partitions,
may be historic, and therefore, should be
preserved whenever possible.

Modifying Other Amenities. Other
amenities inside historic buildings may
require modification. Seating in a theater, for
example, can be made accessible by
removing some seats in several areas (See
Figure 21). New seating that is accessible can
also be added at the end of existing rows,
either with or without a level floor surface.
Readily removable seats may be instailed in

. wheelchair spaces when the spaces are not
required to accornmodate wheelchair users.
Historic water fountains can be retained and
new, two-tiered fountains installed if space
permits. If public telephones are provided, it
may be necessary to install at least a Text
Telephone (TT), also known as a
Telecommunication Device for the Deaf
(TDD) (See Figure 22). Historic service
counters commonly found in banks, theaters,
and hotels generally should not be altered.
It is preferable to add an accessible counter

threshold

rew stone
ihreshold

Figure 17, Thresholds that exceed allowable heights can be modified several ways to increase
accessibility. Sewrce: Uniform Federal Accessibility Standard (UFAS) Refrofit Mamual.

Modifying Interior Stairs. Stairs are the primary barriers
for many people with disabilities. However, there are some
ways to modify stairs to assist people who are able to
navigate ther. It may be appropriate to add hand railings
if none exist. Railings should be 1 1/4” (3.8 cm) in diameter
and return to the wall so straps and bags do not catch.
Color-contrasting, slip-resistant strips will help people with
visual impairments. Finally, beveled or closed risers are -
recommended unless the stairs are highly significant,
because open risers catch feet (See Figure 20).

Building Amenities

Some amenities in historic buildings, such as restrooms,
seating, telephones, drinking fountains, counters;, may
contribute to a building’s historic character. They will often
require modification to improve their use by persons with
disabilities. In many cases, supplementing existing amenities,
rather than changing or removing them, will increase access
and minimize changes to hisioric features and materials.

Upgrading Restrooms. Restrooms may have historic
fixtures such as sinks, urinals, or marble partitions that can

on the end of a historic counter if feasible.
Modified or new counters should not exceed
36" (91.5 cm) in height.

Figure 18. Symmetrical ramps at the Mayflower Hotel in Washington,

D.C., provide access to Hic hotel's lower level. The design for the ramps

respects the histovic character of this landmark building. Photo: Thonas
Jester.




MAKING A HISTORIC BUILDING ACCESILE

AN LY
The Orange County Courthouse (a), located in Santa Ana, California, was rehabilitated in the Inte 19805 as a county museum. As part of the rehabilitation,
the architect sensitively integrated mumerous modifications to increase aecessibility. To preserve the building’s primary elevation, a new public entrance was
created on the rear elevation where parking spaces are located. A ramp (b) leads to the accessible entrance that can be opened with a push-plate mufomatic
door-operter (c). Modifications to interior features also increased accessibility. To create an accessible path of travel, offset liinges (d) were installed on doors
that were narrower than 32 inches (81.3 cm). Other doors were rethreaded to reduce the door pressure. Beveling the 17 high thresholds (e) reduced theiy
height to approximately 1/4 inch (.64 cm). The project architect also converted a storeroom into an accessible restroom (f). The original stairway, which has
open grillwork, was made more accessible by applying slip-resistant pressure tape to the marble steps (g). And the original elevator was upgraded with
raised markings, alarm lights, and voice floor indicators. Photos: Milford Wayne Donaldson, FAIA, .




MAKING HISTORIC LANDSCAPES ACCESSIBLE

To successfully incorporate access into historic landscapes,
the planning process is similar to that of other historic
properties. Careful research and inventory should be
undertaken to determine which materials and features
convey the landscape’s historical significance. As part of
this evaluation, those features that are character-defining
(topographical variation, vegetation, circulation,
structures, furnishings, objects) should be identified.
Historic finishes, details, and materials that also contribute
to a landscape’s significance should also be documented
and evaluated prior to determining an approach to
landscape accessibility. For example, aspects of the
pedestrian circulation system that need to be understood
include walk width, aggregate size, pavement pattern,
texture, relief, and joint details. The context of the walk
should be understood including its edges and surrounding
area. Modifications to surface textures or widths of
pathways can often be made with minimal effect on
significant landscape features (a) and (b).

Additionally, areas of secondary importance such as

altered paths should be identified -- especially those where
the accessibility modifications will not destroy a :
landscape’s significance. By identifying those features that
are contributing or non-contributing, a sympathetic
circulation experience can then be developed.

After assessing a landscape’s integrity, accessibility
solutions can be considered. Full access throughout a
historic landscape may not always be possible. Generally,
it is easier to provide accessibility to larger, more open

fa.) To improve accessibility in Boston's Emerald Necklace Parks,
standard asphalt paving was replaced in selecled areas with an imbeddzd
aggregate surface that is more in keeping with the landscape’s historic
appearance. Photo: Charles Birnbauny.

(6.) The Friendly Garden at
Ranchos Los Alaimitos, a
historic estate with
designed gardens in
southern California, icas
made accessible with
limited widening of its
existing approach path.
Photo: Ranchos Los
Alamitos Foundation.

sites where there is a greater variety of public experiences,
However, when a landscape is uniformly steep, it may only
be possible to make discrete portions of a historic landscape
accessible, and viewers may only be able to experience the
landscape from selected vantage points along a prescribed
pedestrian or vehicular access route. When defining such a
route, the interpretive value of the user experience should
be considered; in other words, does the route provide
physical or visual access to those areas that are critical to
understand the meaning of the landscape?

- The following accessibility solutions address three

common landscape situations: 1) structures with low
integrity landscapes; 2) structures and landscapes of equal
sxgmﬁcame, and, 3) landscapes of primary significance
with inaccessible terrain.

1. The Hunnewell Visitors Center at the Arnold
Arboretum in Jamaica Plain, Massachusetts, was con-
structed in 1892, Its immediate setting has changed
considerably over time (c). Since the existing landscape
immediately surrounding this structure has little re-
raining integrity, the new accessibility solution has the
latitude to integrate a broad program including site
orientation, circulation, interpretation, and
maintenance.

The new design, which has few ornamental plants,
references the original planting design principles, with
a strong emphasis on form, color, and texture. In
contrast with the earlier designs, the new plantings
were set away from the facade of this historic building,

(c.) Hummewell Visitor's Center before rehabilitation, revealing the
altered landscapes. Photo: Jennifer Jones, Carol R. Johnson and associates.

(d.) Hunnewell Visitors Center’s entrance following rehabilitation,
integrating an accessible path (left), platform, and new stepc; FPhoto:
Charles Birnbaum.
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allowing the visitor to enjoy its architectural detail. A.
new wilk winds up the gentle earthen berm and is
vegetated with plantings that enhance the interpretive
experience from the point of orientation (d). The new
curvilinear walks also provide a connection to the
larger arboretum landscape for everyone.

2. The Eugene O'Neill National Historic Site overlooks
the San Ramon Valley, twenty-seven miles east of San
Francisco, California. The thirteen-acre site includes a
walled courtyard garden on the southeast side of the
Tao House, which served as the O’Neill residence from
1937-44 (e). Within this courtyard are character-
defining walks that are too narrow by today’s
accessibility standards, yet are a character-defining
element of the historic design. To preserve the
garden’s integrity, the scale and the characteristics of
the original circulation were maintained by creating a
wheelchair route which, in part, utilizes reinforced
turf. This route allows visitors with disabilities to
experience the main courtyard as well.

3. Morningside Park in New York City, New York,
designed by Frederick Olmstead, Sr., and Calvert Vaux
in 1879, is sited on generally steep, rocky terrain (f).
Respecting these dramatic grade changes, which are
only accessible by extensive flights of stone stairs,
physical access cannot be provided without destroying
the park’s integrity. In order to provide some
accessibility, scenic overlooks were created that
provide broad visual access to the park.

(e.) This view shows the new reinforced turf path at the Eugene O'Neill
National Historic Site that preserved the narrow Historic Path. Photo:
Patricia M. O’Donnell.

SR

(f.) Steep terrain ar Morningside Park in New York City cannot be made
accessible without threating or destroying Hiis landscape’s integrity.
Photo: Quennell Rothschild Associates.

Figure 19. Inclined lifts can sometimes overcome interior changes of
elevation where space is limited. This lift in Boston’s Faneuil Hall

- created access to the floor and stage level of the State Room. Photo: Paul
Holtz.

Considering a New Addition as an Accessibility
Solution ‘

Many new additions are constructed specifically to
incorporate modern amenities such as elevators, restrooms,
fire stairs, and new mechanical equipment. These new
additions often create opportunities to incorporate access
for people with disabilities. It may be possible, for
example, to create an accessible entrance, path to public
levels via a ramp, lift, or elevator (See Figure 23). However,
a new addition has the potential to change a historic
property’s appearance and destroy significant building and
landscape features. Thus, all new additions should be
compatible with the size, scale, and proportions of historic
features and materials that characterize a property (See

-Figure 24),

New additions should be carefully located to minimize
connection points with the historic building, such that if the
addition were fo be removed in the future, the essential
form and integrity of the building would remain intact. On
the other hand, new additions should also be conveniently

located near parking that is connected to an accessible route

for people with disabilities. As new additions are
incorporated, care should be taken to protect significant
landscape features and archeological resources. Finally, the
design for any new addition should be differentiated from
the historic design so that the property’s evolution over
time is clear. New additions frequently make it possible to
increase accessibility, while simultaneously reducing the
level of change to historic features, materials, and spaces.
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Figure 24. Creating an accessible enhrance with a new elevator tower
requires a compatible design. This elevator addition blends in with the
historic building's materials and provides access fo (4” public levels.
Photo: Sharon Park




Conclusion

Historic properties are irreplaceable and require special care
to ensure their preservation for future generations. With
the passage of the Americans with Disabilities Act, access to
historic properties open to the public is a now civil right,
and owners of historic properties must evaluate existing
buildings and determine how they can be made more
accessible. It is a challenge to evaluate properties
thoroughly, to identify the applicable accessibility
requirements, to explore alternatives and to implement
solutions that provide independent access and are
consistent with accepted historic preservation standards.
Solutions for accessibility should not destroy a property’s
significant materials, features and spaces, but should
increase accessibility as much as possible. Most historic
buildings are not exempt from providing accessibility, and
with careful planning, historic properties can be made more
accessible, so that all citizens can enjoy our Nation's diverse
heritage.

Photo: Massachusetts Histerical Connuission. |
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