I.  INTRODUCTION

This report presents the results of a survey of historic residential properties in the Pine Island, Minnesota (Fig. 1). The survey was conducted by Pathfinder CRM, LLC for the Heritage Preservation Commission (HPC) of the City of Pine Island.  The project was financed in part with federal funds from a Certified Local Government grant-in-aid administered by the State Historic Preservation Office of the Minnesota Historical Society.  Background research began in July 2005 and the survey was completed in July 2006.

The report follows the general format recommended by the State Historic Preservation Office [SHPO 1993].  After a brief introduction, the body of the report is divided into the following sections: a statement of historic context and associated property types, survey results, recommendations, and references cited.  An inventory form was generated for each property noted in the report and these were delivered separately to the Pine Island HPC, with a duplicate set placed on file with the Minnesota Historical Society.
Research Design & Methods

The survey had five important preservation planning objectives:

· Identify and gather information about historic residential properties that can be used to determine the heritage preservation landmark eligibility of houses built prior to 1955;

· Refine local historic contexts to provide a framework for making identification and evaluation decisions;

· Characterize historic architectural resources in the city’s residential neighborhoods; 

· Prepare an inventory of historic residential properties of preservation interest; and

· Prepare a final report that serves both technical and informational needs.

Though this project was a reconnaissance survey and therefore was not intended to result directly in heritage preservation landmark designations, the survey provided the basic data necessary for future intensive surveys and registration studies.  

Survey methods were straightforward. The survey involved two primary research tasks: archival research and field survey. Archival research utilized primary and secondary source materials to describe general trends, patterns, and events relating to residential development in Pine Island. The documentary information was assembled and synthesized with reference to important local historic contexts and property types. Archival research also addressed the identification of individual properties and reconstruction of the physical histories of significant buildings. Field survey was carried out to document historic buildings, structures, sites, objects, and potential districts in sufficient detail to permit evaluation of their preservation value. The survey was a “windshield” reconnaissance of the entire city and involved only limited inspection of selected historic properties on foot.  Landscape features and open space areas were also surveyed.  Fieldwork resulted in the compilation of written descriptions of selected properties, accompanied by digital field photographs.

The consultant and the project director were responsible for ensuring that all of the survey activities were effectively integrated.  Public participation was encouraged at every step and a special effort was made to involve members of the Pine Island Heritage Preservation Commission and the general public in both archival research and field survey.  However, all volunteer work was carried out under the supervision of the consultant who was solely responsible for all project products.

Summary of Findings

Pine Island has many homes of historical interest, including several which appear to be eligible for consideration as Heritage Preservation Landmarks (the local equivalent of the National Register of Historic Places).  The survey documented thirty-one residential properties for inclusion in the Pine Island Historic Resources Survey maintained by the HPC. Many of these properties appear to be potential Heritage Preservation Landmarks; all are recommended for intensive survey.  Systematic intensive survey is also recommended of every residential property more than fifty years old in all of the city’s residential neighborhoods, including the undeveloped rural area, giving priority to the oldest neighborhoods and areas that will be subject to development in the near future.

One residential property, the Jacob Bringgold House, has already been listed in the National Register of Historic Places, and should be considered eligible for Heritage Preservation Landmark designation.  Intensive survey of this property is also recommended to resolve issues concerning the accuracy of some of the information presented in the 1980 National Register documentation.
II.  HISTORIC CONTEXT

The concept of historic context is fundamental to historic preservation planning at all levels [National Park Service 1983].  The historic context narrative presented here provides a framework for identifying and evaluating historic houses in Pine Island.  The objective is not to chronicle Pine Island history or to catalog the events that occurred at specific properties; rather, it is to delineate and explicate the most important patterns and trends that shaped residential development from the date of the city’s founding until approximately fifty years before the present.

Historic contexts have already been developed at a variety of scales in Minnesota as part of the preservation planning done by state agencies [SHPO n.d.]. As part of its planning process, in 2003 the Pine Island HPC released a community historic context document that included a study unit (“Residential Development”) that focused on the architectural history of residential buildings and neighborhoods within the city limits [Vogel 2003].  Many of the themes and property types delineated in the Pine Island study are also reflected in the historic context and multiple property studies prepared for rural Goodhue County communities [Zuckerman 1978, 1980].
Residential Development in Pine Island
The 1870 federal census of Pine Island Township recorded 1140 men, women, and children residing within what was at that time one of Minnesota’s more thickly settled agricultural districts.  Pine Island, a mere hamlet in 1860, was a bustling village of 656 inhabitants by the time of the 1880 census, and the last federal census of the nineteenth century found 832 residents within the village limits, with another 691 residing in the unincorporated township.  The 1940 census enumerated 1040 Pine Island residents, a number that rose to 1298 in 1950 and 1640 in 1970.  Much of the twentieth century growth is attributable to natural increase but immigration from surrounding rural areas (part of the nation-wide exodus from farms to cities) was also a factor.  The second half of the twentieth century marked the period in which Pine Island passed from a rural village to a suburban bedroom community.  It was also an era characterized by sweeping changes in lifestyles and material culture.

Single-family housing has played a crucial role in the development of the physical structure of Pine Island’s built environment since the mid-nineteenth century.  The early settlers built their homes on lots near the Zumbro River, and from there residential development fanned outward onto higher ground.  The original town plat, with its gridiron of commodious lots organized in symmetrical rectangular blocks, was particularly well adapted to the dispersed pattern of early home building.  Though the physical pattern of settlement was rather haphazard, the Victorian concept of home as a plot of ground for a dwelling, outbuildings, and a small enclosure for raising table food or animals, prevailed.  Outside of the downtown business district, open space consisted of unbuilt lots rather than parkland.

One of the most striking aspects of the post-settlement period was the extraordinary building boom, probably the greatest in American history, that reached its peak in Pine Island between about 1900 and 1925.  By this time, modern improvements had made many of the older homes functionally obsolete and this, along with the rising population, encouraged new construction in the village.  Much of the older housing stock that was not demolished was renovated to accommodate changes in domestic life—and sometimes to adapt their facades to modern tastes.  The rising economic prosperity also led to a steady increase in home ownership.  The 1940 census of housing (the first detailed profile of the local housing stock) identified 322 “dwelling units” in Pine Island village, of which 191 were owner-occupied.  Rental units cost on average $17.92 per month, a figure that was somewhat on the high side of average for small-town Minnesota.  (The census did not differentiate between rented houses, rented rooms in houses, and apartments located above downtown stores.)  It is also worth noting that as late as 1940, more than half of the detached dwellings in town were reported to be in need or major repairs or lacked indoor plumbing.
Prior to the 1920s, there were very few architect-designed houses in Pine Island.   Most home building was carried out by local builders and contractors; some homes were no doubt designed by the original owners themselves, relying on architectural pattern books.  Pattern books specifically aimed at the middle class  appeared before the Civil War in the form of the popular domestic architecture pattern books of Andrew Jackson Downing, Alexander Jackson Davis, and others.  These books ranged from thick, lavishly illustrated textbooks to handy pocket manuals.  There were only a handful of professionally trained architects and engineers working anywhere in southern Minnesota before the turn of the century and only the wealthiest residents in places like Pine Island could have afforded their commissions.

The principal construction materials used in residential building in Pine Island were in all respects similar to those used in other parts of the United States [see Condit 1960, 1961].  Although there were some masonry houses built at a relatively early date, the great majority of the older houses which have been preserved are wooden constructions.  Pioneer entrepreneurs opened water-
powered sawmills at an early date and by the 1870s local lumber yards would have been able to offer plentiful supplies of sawn pine lumber that was shipped in by rail.  Good clay for making soft-fired common brick and hollow clay tile was also available along the Zumbro River and the first of several local brickyard opened in the 1850s.  The railroads supplied Pine Island area contractors with hard-fired, tapestry, glazed, and molded brick for fancy work; much of this material was manufactured in Saint Paul.  Common brick was used for load-bearing, bonded (i.e., solid) masonry walls and sometimes for facades.  Hard-fired or face brick was used for brick veneer, a kind of masonry paneling that was the predominant wall cladding material on brick houses. The joints in the older brick walls are filled with soft mortar made from sand and lime, but since the 1890s it has been customary to add Portland cement to the mortar, making the exterior brick walls less susceptible to weathering.  From the 1890s through the 1920s, hollow clay tile was occasionally used in constructing house foundations. 

Houses with walls built of dressed (i.e., shaped or cut) stone were never common in the Pine Island area, although the local buff to gray-colored limestone was the construction material of choice for foundation walls and footings until the perfection of concrete block in the 1910s.  The only stone product used on a large scale in historic home construction was gypsum: wall board or sheetrock (made from gypsum and Portland cement) was invented in 1916 and revolutionized the building industry. Because of their high cost, architectural metals were used sparingly on homes constructed during the nineteenth century.  Concrete made with Portland cement (first manufactured in the United States in 1874), sand and aggregate was used primarily for foundation work.  Ornamental concrete, which first appeared in the 1890s, was not widely used in local home building, although artistic and rusticated concrete (molded to resemble ashlar) were commonly used to dress up bungalow foundation and porch walls.  Machine-made concrete blocks were used for wall construction as early as 1910 (there were several concrete block manufacturers in the Pine Island area) and generally replaced stone and common brick for basement walls by the 1920s. Stucco, a very durable wall finish based on Portland cement, first appeared in Pine Island around the time of World War I and was a popular finish.  In several instances, stucco has been applied during exterior remodeling to conceal the underlying deterioration or structural deficiencies of older weatherboard or brick wall surfaces.

The development of Pine Island’s residential neighborhoods coincided with major technological advances in glass-making.  The earliest houses were equipped with multi-paned sashes because large sheets of clear glass were prohibitively expensive, though the cost of machine-rolled flat glass decreased steadily after 1890.  Double-hung windows with wooden frames, sashes, and muntins were the norm in all types of houses.  Etched, leaded, and stained glass was an expensive luxury until the early 1900s.

Nineteenth century roofing was predominantly wood until asphalt shingles and other petroleum-based roofing products came on the market in the 1890s.  Single-ply ready-to-lay roll roofing, made of paper and cellulose fibers saturated with asphalt, was invented by William Griscom in 1892, and by 1920 the most popular roof covering for residential buildings was wood decking overlaid with layers of tarpaper and asphalt shingles.  
� This section is adapted from the Residential Development study unit narrative in the HPC’s historic context study [Vogel 2003].





