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CITY OF SAINT PAUL 
HERITAGE PRESERVATION COMMISSION STAFF REPORT 

 

FILE NAME: 300-302 Ryan Avenue  
DATE OF APPLICATION: January 24, 2018 
APPLICANT: Fredric Schmidt 
OWNER: same 
DATE OF HEARING: February 22, 2018 
HPC SITE/DISTRICT: Irvine Park Heritage Preservation District (1982)  
CATEGORY: 302 Ryan - Non-contributing 06-28-22-32-0024  
  300 Ryan - Vacant Lot 06-28-22-32-0085 
  0 Ryan - Vacant Lot 06-28-22-32-0086 
NRHP: Irvine Park Historic District (1973) RA-SPC-1945 
SRHP: Irvine Park Historic District (1974) 
CLASSIFICATION: Lot Split – subdivision and reconfiguration of three lots to create three 
new single-family parcels 
ZONING FILE: 17-209025 ZONING: RT1/RC4 
WARD: 2 PLANNING DISTRICT: 9 
STAFF INVESTIGATION AND REPORT: Christine Boulware 
DATE:  February 16, 2018 
A. SITE DESCRIPTION: 
302 Ryan Avenue was originally located in the Italian, Upper Levee neighborhood, just 
below the High Bridge on the river flats. The property was owned by the Delmont Family – 
the 1940 Census identifies a Delmont/Cashione family at 463 Upper Levee and a Delmont 
family at 469 Upper Levee. After the levee flooded in 1952, the city determined that housing 
should be cleared from the river flats and the house was moved to 302 Ryan in 1956. The 
house is assumed to have been constructed c. 1900 and is categorized as non-contributing. 
The subject property and lots are located on the south side of Ryan Avenue (formerly 
Franklin Street) and terminate at the bluff. This side of Ryan Avenue is predominantly single 
family residences on approximately 50 ft. wide lots.  
The three lots are all within the local Irvine Park Heritage Preservation District; 300 Ryan 
Avenue is also in the State and National Register Irvine Park Historic Districts. 
 

B. PROPOSED CHANGES: 
The applicant is proposing a lot split that would reconfigure three parcels into three new, 
single-family, residential parcels – all with frontage on Ryan Avenue. 
 

C. BACKGROUND: 
Subdivisions – lot splits and adjustments of common boundary - are reviewed and approved 
by the planning administrator in the City of Saint Paul and there are several conditions that 
must be met in order for a subdivision to be approved.  Chapter 69 of the City’s Legislative 
Code states that the administrator “shall cause the application to be reviewed by the public 
works department and other affected city departments, if appropriate, and shall notify the 
applicant of any required modifications.”   
“Lot splits. The division of (1) or more lots which creates no more than four (4) lots.” 
 

D. GUIDELINE CITATIONS: 
The Secretary of the Interior’s Standards for Rehabilitation: 
1. A property shall be used for its historic purpose or be placed in a new use that requires 
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minimal change to the defining characteristics of the building and its site and 
environment. 

2.  The historic character of a property shall be retained and preserved. The removal of 
historic materials or alteration of features and spaces that characterize a property shall 
be avoided.  

3. Each property shall 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 architectural elements from other buildings, shall not be undertaken.  

4.  Most properties change over time; those changes that have acquired historic 
significance in their own right shall be retained and preserved.  

5. Distinctive features, finishes, and construction techniques or examples of craftsmanship 
that characterize a property shall be preserved. 

6. Deteriorated historic features shall be repaired rather than replaced. Where the severity 
of deterioration requires replacement of a distinctive feature, the new feature shall 
match the old in design, color, texture, and other visual qualities and, where possible, 
materials. Replacement of missing features shall be substantiated by documentary, 
physical, or pictorial evidence.  

7. Chemical or physical treatments, such as sandblasting, that cause damage to historic 
materials shall not be used. The surface cleaning of structures, if appropriate, shall be 
undertaken using the gentlest means possible.  

8. Significant archeological resources affected by a project shall be protected and 
preserved. If such resources must be disturbed, mitigation measures shall be 
undertaken.  

9. New additions, exterior alterations, or related new construction shall not destroy historic 
materials that characterize the property. The new work shall be differentiated from the 
old and shall be compatible with the massing, size, scale, and architectural features to 
protect the historic integrity of the property and its environment.  

10. New additions and adjacent or related new construction shall 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 unimpaired.  

 

Irvine Park Heritage Preservation District Preservation Program 
Leg. Code § 74.102 
 
A. Demolition 
 

The Heritage Preservation Commission will follow the guidelines stated in the Heritage 
Preservation Ordinance (#16006), Section 6 (1) (2), when reviewing permit applications 
for demolition: 
 
“In the case of the proposed demolition of a building, prior to approval of said demolition, 
the Commission shall make written findings on the following: architectural and historical 
merit of the building, the effect on surrounding buildings, the effect of any new proposed 
construction on the remainder of the building (in case of partial demolition), and on 
surrounding buildings, the economic value or usefulness of building as it now exists, or if 
altered or modified in comparison with the value or usefulness of nay proposed 
structures designated to replace the present building or buildings.” 
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B. House Moving 
 

In evaluating proposals for moving of structures the following guidelines shall be used 
throughout the district: 
 
I. Permits for moving a structure off property located within the Irvine Park district 
will be reviewed, using the guidelines for demolition. 
II. Structures being moved into the Irvine Park district or structures whose relocation 
within the Irvine Park district has been approved (see Demolition), should be selected 
and sited in conformity with section C (below) and rehabilitated in accordance with 
section D (below). Special attention should be paid to the historical significance, 
architectural style and character of buildings moved into the district. 

 
C. New Construction 
 

New construction refers to totally new structures, moved-in structures, and new 
additions to existing structures undergoing restoration and rehabilitation. The Irvine Park 
Historic District is characterized by architecturally diverse structures oriented toward a 
common green space, the park. This diversity of style within the district – Greek Revival, 
Neo-Classical, Italianate, Victorian-Gothic and Queen Anne – illustrated the evolution of 
American architectural styles, tastes, and construction methods from 1850 to 1910. 
Though stylistically diverse, Irvine Park architecture demonstrates similar organization of 
massing, rhythm, materials, and building elements, which together express a harmony 
and continuity in the streetscape. New construction should incorporate the general 
massing, rhythm, materials and building elements of historic Irvine Park structures and 
should be sensitive to the architectural styles evidence in the Park.  

 
District/Neighborhood 
Recommended: 
-Identifying, retaining, and preserving buildings, and streetscape, and landscape features 
which are important in defining the overall historic character of the district or neighborhood.  
Such features can include streets, alleys, paving, walkways, street lights, signs, benches, 
parks and gardens, and trees. 
-Retaining the historic relationship between buildings, and streetscape and landscape 
features such as a town square comprised of row houses and stores surrounding a 
communal park or open space. 
 
Alterations/Additions for the New Use 
-Designing required new parking so that it is as unobtrusive as possible, i.e., on side streets 
or at the rear of buildings.  Shared parking should also be planned so that several 
businesses’ can utilize one parking area as opposed to introducing random, multiple lots. 
-Designing and constructing new additions to historic buildings when required by the new 
use.  New work should be compatible with the historic character of the district or 
neighborhood in terms of size, scale, design, material, color, and texture. 
-Removing nonsignificant buildings, additions, or streetscape and landscape features which 
detract from the historic character of the district or the neighborhood. 
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Not Recommended: 
-Removing or radically changing those features of the district or neighborhood which are 
important in defining the overall historic character so that, as a result, the character is 
diminished. 
-Destroying streetscape and landscape features by widening existing streets, changing 
paving material, or introducing inappropriately located new streets or parking lots. 
-Removing or relocating historic buildings, or features of the streetscape and landscape, 
thus destroying the historic relationship between buildings, features and open space. 
-Failing to undertake adequate measures to assure the preservation of building, 
streetscape, and landscape features. 
-Replacing an entire feature of the building, streetscape, or landscape such as a porch, 
walkway, or streetlight, when repair of materials and limited replacement of deteriorated or 
missing parts are appropriate. 
-Using a substitute material for the replacement part that does not convey the visual 
appearance of the surviving parts of the building, streetscape, or landscape feature or that 
is physically or chemically incompatible. 
-Removing a feature of the building, streetscape, or landscape that is unrepairable and not 
replacing it; or replacing it with a new feature that does not convey the same visual 
appearance. 
 
Design for Missing Historic Features 
-Introducing a new building, streetscape or landscape feature that is out of scale or 
otherwise inappropriate to the setting’s historic character, e.g., replacing picket fencing with 
chain link fencing. 
 -Placing parking facilities directly adjacent to historic buildings which cause the removal of 
historic plantings, relocation of paths and walkways, or blocking of alleys. 
-Introducing new construction into historic districts that is visually incompatible or that 
destroys historic relationships within the district or neighborhood. 
-Removing a historic building, building feature, or landscape or streetscape feature that is 
important in defining the overall historic character of the district or the neighborhood. 
 
E. FINDINGS: 
1. On April 20, 1982, the Irvine Park Heritage Preservation District was established under 

Ordinance No. 16909, § 2.  The Heritage Preservation Commission shall protect the 
architectural character of heritage preservation sites through review and approval or 
denial of applications for city permits within designated heritage preservation sites 
§73.04.(4).  

2. The category of the building.  The house and garage at 302 Ryan Avenue is categorized 
as non-contributing to the Irvine Park Heritage Preservation District.   

3. The proposed lot line between parcels A and B bisects the house at 302 Ryan Avenue; 
in order for the lot split to be approved, the house and garage would need to either be 
moved or demolished. As noted in the Preservation Program, the Heritage Preservation 
Commission shall review proposals for demolition and shall review proposals for moving 
of structures with demolition guidelines. 

4. The Secretary of the Interior’s Standards for Rehabilitation state “New additions, exterior 
alterations, or related new construction will not destroy historic materials, features, and 
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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.” The 
proposed lot split would create three lots that would have similar sized widths (~ 47 feet) 
to other single family parcels on the south side of Ryan Avenue that are slightly larger). 
Any new construction at these sites would require individual review and approval by the 
Heritage Preservation Commission and meet the Secretary of the Interior’s Standards, 
and comply with the Preservation Program for the Irvine Park Heritage Preservation 
District.  

5. The landscape features which are important in defining the overall historic character of 
the site and district, including the bluff, gardens, and trees, will not be altered or by this 
proposal. However, new construction may adversely impact the mature trees at the site. 

6. The house was moved into the Irvine Park District after the period of significance.  Many 
of the properties to the east of the lots that historically fronted Sherman Street were 
demolished or moved prior to the creation of the district. The proposed lot splits will not 
adversely impact the historic relationship between buildings, and streetscape and 
landscape features. 

7. While the specific requirements in Section 69.304 of the Zoning Code for planning 
administrator approval of a lot split are met, Section 69.406 of the Zoning Code also 
requires seven more general findings prior to the approval of a lot split or subdivision, 
including “1) all the applicable provisions of the Legislative Code are complied with; and 
2) the proposed subdivision will not be detrimental to the present and surrounding land 
uses.”  The proposed lot split will not adversely impact the surrounding present and 
historic land uses. 

8. Any new construction must comply with the Preservation Program for the Irvine Park 
Heritage Preservation District and applicable zoning standards. 

9. The lot size will inform the massing, siting and setback along with adjacent historic 
precedent.  Without a proposed design, review of full compliance to applicable 
preservation program is not feasible. 
 

F. HPC RECOMMENDATION:  Based on the findings, the HPC supports the application 
for the lot split provided the following conditions are met: 

1. The subdivision/adjustment of common boundary cannot be approved without the 
buildings at 302 Ryan Avenue either being moved or demolished. Heritage 
Preservation Commission review and approval for moving or demolishing the 
buildings must be obtained prior to final approval of the subdivision/adjustment of 
common boundary. 

2. A copy of the HPC review and conditions shall be forwarded to the Planning 
Administrator for final review and approval. 

 
G. ATTACHMENTS: 
1. Lot Split application and supporting materials 
2. Photographs 
3. 1903 Sanborn Fire Insurance Map 



Insurance Maps of St. Paul, Minnesota - Volume 1
Publisher: Sanborn Map Co.
1903 revised through August 1925
Handwritten notations by St. Paul Planning Commission
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