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M E M O R A N D U M 

October 2, 2013 

 

TO:   Landmarks Board  

 

FROM: Lesli Ellis, Comprehensive Planning Manager 

   Marcy Cameron, Historic Preservation Planner 

James Hewat, Senior Historic Preservation Planner 

Diana Krogmeier, Historic Preservation Intern  

    

SUBJECT:  Public hearing and consideration of a demolition permit for the 

building located at 1045 Linden Ave., a non-landmarked building 

over 50 years old, pursuant to per Section 9-11-23 of the Boulder 

Revised Code 1981 (HIS2013-00182).  

 

STATISTICS: 

1. Site:    1045 Linden Ave.     

2. Date of Construction: c. 1915 

3. Zoning:    RE (Residential – Estate)  

4. Lot Size:   20,089 sq. ft.   

5. Owner/Applicant:  John and Kathy Steinbaugh   

 

STAFF RECOMMENDATION:  

The Community Planning and Sustainability Department (CP&S) recommends that the 

Landmarks Board adopt the following motion: 

 

I move that the Landmarks Board issue a stay of demolition for the building located at 

1045 Linden Ave., for a period not to exceed 180 days from the day the permit 

application was accepted by the city manager, adopting the staff memorandum with the 

findings as listed below, in order to further explore alternatives to demolishing the 

building.  

 

Staff encourages the applicant to consider landmark designation of the house and its 

incorporation into future redevelopment plans for the site.  A 180-day stay period would 

expire on Feb. 19, 2014.  

 

Should the board choose to issue the demolition permit, or if the permit is allowed to 

expire, staff recommends that prior to demolition the following be submitted to CP&S 

staff for review, approval and recording with Carnegie Library: 
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1. A site plan showing the location of all existing improvements on the subject 

property; 

 

2. Black and white medium format archival quality photographs of the interior and 

exterior of the house and shed. 

 

EXECUTIVE SUMMARY: 

On July 25, 2013, the Community Planning and Sustainability Department received a 

demolition permit application for the house at 1045 Linden Ave. The building is not in a 

designated historic district or locally landmarked. but is over 50 years old, and the action 

proposed meets the criteria for demolition defined in Section 9-16-1 of the Boulder 

Revised Code 1981. On July 31, 2013, the Landmarks design review committee (Ldrc) 

referred the application to the Landmarks Board for a public hearing, finding there was 

“probable cause to believe that the building may be eligible for designation as an 

individual landmark.”  

 

PURPOSE OF THE BOARD’S REVIEW: 

Pursuant to section 9-11-23(d)(2), B.R.C. 1981, demolition requests for all buildings built 

prior to 1940 requires review by the Landmarks design review committee (Ldrc). The 

Ldrc is comprised of two members of the Landmarks Board and a staff member.  If, 

during the course of its review, the Ldrc determines that there is “probable cause to 

consider the property may be eligible for designation as an individual landmark,” the 

issuance of the permit is stayed for up to 60 days from the date a completed application 

was accepted and the permit is referred to the board for a public hearing.   

 

If the Landmarks Board finds that the building proposed for demolition may have 

significance under the criteria in subsection (f) of Section 9-11-23, B.R.C. 1981, the 

application shall be suspended for a period not to exceed 180 days from the date the 

permit application was accepted by the city manager as complete, in order to provide the 

time necessary to consider alternatives to the building demolition. If imposed, a 180-day 

stay period would start when the completed application was accepted by the city 

manager (Aug. 23, 2013, when the Landmarks Board fee was paid) and expire on 

February 19, 2014. Section 9-11-23 (g) and (h), B.R.C. 1981. 

 

DESCRIPTION: 

The subject property is located on the north side of Linden Ave., west of Broadway. The 

20,089 square foot lot is not located in a designated or potential historic district. A 

demolition permit for the property was reviewed by the Landmarks Preservation 

Advisory Board in 1995 and a stay-of-demolition was placed on the property at that 

time. The stay expired and the permit issued, however, the house and shed were not 

demolished.  
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Figure 1. Location Map showing 1045 Linden Ave. 

 

 
Figure 2. South and west elevations, 1045 Linden Ave., 2013.  
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The one-story frame residence at 1045 Linden Ave. has a front gable roof with 

overhanging eaves with exposed rafters and triangular braces. The façade features a 

centrally located door and a two-over-two double-hung window. A projecting, front-

gabled porch features tapered square columns that rest on concrete piers. A low, simple 

wooden railing is located between the concrete piers. The building rests on a concrete 

foundation. The building is clad in horizontal vinyl siding. The original wood shingle 

roof remains. See Attachment A: Current Photographs  

 

 
Figure 3. West Elevation, 1045 Linden Ave., 2013 

 

The west elevation features two divided-light casement windows, a double-hung 

window and a rectangular projecting bay with a pair of double-hung windows. All of 

the windows on the building appear to be original and are in a deteriorated state. Two 

stuccoed chimneys are located on the west slope of the roof.  
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Figure 4. East Elevation, 1045 Linden Ave., 2013 

 

The east elevation features of a variety of window types. A small shed-roof addition is 

located on the north (rear) elevation. Its date of construction is unknown but was likely a 

very early alteration to the house. The openings on the rear addition are screened in, and 

a door and screen door are centrally located. The shed portion of the roof is sheathed in 

rolled asphalt roofing.   

 

The building retains much of its original form and materiality. The original wood 

windows, doors and wood shingles remain. The c. 1956 tax assessor photograph 

indicates the building was stuccoed at that time. Since then the building has been clad in 

horizontal vinyl siding, though the stucco is evident underneath.  

 

The building is in a state of disrepair, due to decades of deferred maintenance. Missing 

shingles on the roof allow water infiltration and many window panes are missing and 

some of the window sashes are broken. The property owner indicates that a fire 

damaged much of the interior. 
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Figure 5. North (rear) Elevation, 1045 Linden Ave., 2013 

 

The site features a few mature trees but is otherwise open lawn. A small, gable roof 

accessory building is located to the northwest of the building. Its date of construction is 

unknown. The 1995 Architectural Survey and c. 1956 Tax Assessor photographs show 

two large trees at the front of the property. These are no longer standing.  

 

 
Figure 6. North (rear) Elevation, 1045 Linden Ave., 2013 
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Figure 7. 1045 Linden Ave., Tax Assessor Photograph, c.1956. 

 

 

 
Figure 8. 1045 Linden Ave., Tax Assessor Photograph, c. 1956. 
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Figure 9. Architectural Survey Photograph, 1995. 

 

NEIGHBORHOOD HISTORY1 

Prior to World War-II, North Boulder was predominately agricultural, consisting of 

cropland and cattle grazing. Truck gardens, orchards, and fruit cultivation were 

undertaken in small parcels of twenty acres and less. Well-known, large farms and 

ranches were located in this area of Boulder in the early 1900's, such as the Maxwell 

ranch to the north where cattle were raised and the Wolff farm to the southeast where 

wheat, dairy cattle and fruit trees were raised.  

 

In the late 1800s and early 1900s, most land in this area of Boulder was owned by James 

P. Maxwell, who had purchased the land from the U.S. Government in 1880.  At that 

time, Maxwell acquired several thousand acres west of Broadway and north of what is 

now Hawthorne.  These lands were primarily irrigated by Silver Lake Ditch (1888), 

which was constructed by Maxwell to water 1,000 acres of land in north Boulder.  By the 

early 1900s, Maxwell began selling off the level land in small tracts of one to five acres; 

many of these tracts were sold with water rights to Silver Lake Ditch.  Since these tracts 

were well outside of the city limits, there was no restriction as to the use of the land; 

many of the owners planted orchards and truck gardens and continued this usage until 

the beginning of the building boom after World War II.2 

                                                           
1
 North Boulder Historic Overview, 1994.  

2
 Landmarks Preservation Advisory Board Memo: 1045 Linden Ave., July 25, 1995.  
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The property at 1045 Linden Ave. was sold by Maxwell in 1910 for $400.00 to Pheba D. 

Crandall.  A 1915 Drumm Map (Carnegie Library) shows Tract 363 with a building 

footprint and C. Romain shown as the property owner. 3 

 

A few historic subdivisions were platted in the north Boulder area. The 1910-era 

Wellington Gardens subdivision was one component of W.W. Degge’s Wellington 

System of the Consolidated Realty and Investment Company. Wellington Gardens 

embraced more than four square miles, including most of North Boulder north of 

present-day Norwood, as well as lands to the northeast. The property was purchased 

from James Maxwell and the Tyler estate and reportedly had hundreds of acres of alfalfa 

under cultivation. The subdivision was planned as irrigated fruit and garden tracts, 

bringing “the agricultural center of the county right to the doors of Boulder.” The 

Wellington Terrace subdivision, platted on sixty acres purchased from W.W. Wolf in 

1908, was also developed by Degge. Located immediately north of Wolf’s homestead on 

Broadway, the subdivision was laid out in a more typically residential manner with 

smaller lots. 

 

The area north of Iris, while adjacent to the City of Boulder, was not annexed to the city 

until 1959. The first annexation of land in North Boulder north of Iris Ave. occurred in 

1954 with the acquisition of the Boulder County Hospital grounds at Broadway and Iris. 

Large pieces of the area were brought into the city in 1957 and 1959, 1978, and 1990. 

Scores of smaller parcels in the area have also been annexed. See Attachment F: North 

Boulder Historical Background 

 

PROPERTY HISTORY 

This property is associated with Joseph Theodor “Ted” Allen, who 

resided on this property from 1943 until his death in 1990. Ted 

Allen was oftentimes referred to as the "Babe Ruth of Horseshoes," 

winning 10 World Championships. Allen, World Class horseshoe 

pitcher, horseshoe manufacturer, performer at rodeos, theater, 

sports and horse shoes, exhibition and trick shot pitcher, was 

inducted into the National Horseshoe Pitchers Hall of Fame as a 

charter member in 1966 and the Colorado Hall of Fame as a charter 

member in 1982.4  He was oftentimes booked in the middle of a 

program with Roy Rogers and Gene Autry extravaganzas.  Allen 

began designing his own horseshoes in 1938 and produced them 

until his death; by the 1950's it had been noted that over 75% of all 

World Championship entries pitched "Allens."  Operating out of 

his home at 1045 Linden Ave., Allen was about 1,000 orders 
                                                           
3
 Landmarks Preservation Advisory Board Memo: 1045 Linden Ave., July 25, 1995.  

4
 Osborne County, Kansas Biography, 2012.  
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behind in producing his shoes at the time of his death in 1990.  His business was a one-

man operation, grounding the shoes outdoors and painting, packaging and mailing 

them from Boulder.5 See Attachment D: Ted Allen Biographies, Osbourne County Hall of Fame 

and National Horseshoe Hall of Fame.  

 

The current owners purchased the property in 1996. It had been subdivided in 1994.  

 

CRITERIA FOR THE BOARD’S DECISION: 

Section 9-11-23(f), B.R.C. 1981, provides that the Landmarks Board “shall consider and 

base its decision upon any of the following criteria: 

 

(1) The eligibility of the building for designation as an individual landmark 

consistent with the purposes and standards in Sections 9-11-1 and 9-11-2, 

B.R.C. 1981; 

(2) The relationship of the building to the character of the neighborhood as an 

established and definable area; 

(3) The reasonable condition of the building; and 

(4) The reasonable projected cost of restoration or repair. 

 

In considering the condition of the building and the projected cost of restoration 

or repair as set forth in paragraphs (f)(3) and (f)(4) …, the board may not consider 

deterioration caused by unreasonable neglect. 

 

As detailed below, staff considers this property eligible for designation as an individual 

landmark.  

 

 

CRITERION 1:  INDIVIDUAL LANDMARK ELIGIBILITY 

The following is a result of staff's research of the property relative to the significance 

criteria for individual landmarks as adopted by the Landmarks Board on Sept. 17, 1975. 

See Attachment E: Individual Landmark Significance Criteria 

 

HISTORIC SIGNIFICANCE: 

Summary:  The house located at 1045 Linden Ave. meets historic significance under criteria 1 

and 2.  

 

1. Date of Construction: c. 1915 

Elaboration: The building appears on the 1915 Drumm Wall Map.   

 

                                                           
5
 1995 Landmark Preservation Advisory Board memo.  
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2. Association with Persons or Events: Ted Allen 

Elaboration:  Joseph Theodore “Ted” Allen (1908-1990) was oftentimes referred to as 

the "Babe Ruth of Horseshoes," winning 10 World Championships. Allen, World 

Class horseshoe pitcher, horseshoe manufacturer, performer at rodeos, theater, sports 

and horse shoes, exhibition and trick shot pitcher, was inducted into the National 

Horseshoe Pitchers Hall of Fame as a charter member in 1966 and the Colorado Hall 

of Fame as a charter member in 1982. He was oftentimes booked in the middle of a 

program with Roy Rogers and Gene Autry extravaganzas. Allen began designing his 

own horseshoes in 1938 and produced them until his death; by the 1950's it had been 

noted that over 75% of all World Championship entries pitched "Allens." Operating 

out of his home at 1045 Linden Ave., Allen was about 1000 orders behind in 

producing his shoes at the time of his death in 1990.  His business was a one-man 

operation, grounding the shoes outdoors and painting, packaging and mailing them 

from Boulder. 

 

3. Development of the Community: Agriculture  

Elaboration:  Throughout the early 20th Century, this area of Boulder, which was 

outside of the City limits until 1959, was primarily agricultural, with its earliest 

residents listed as farmers, gardeners, or nurserymen. Many more well-known, large 

farms and ranches were located in this area of Boulder in the early 1900's.  

 

4. Recognition by Authorities: Front Range Research Associates, Inc.  

Elaboration: The 1995 architectural survey identifies the house as a representative 

example of architecture influenced by the Craftsman Bungalow, as reflected in the 

gable roof with overhanging eaves, exposed rafters, triangular braces, and the 

projecting porch with tapered columns.  

 

ARCHITECTURAL SIGNIFICANCE: 

Summary: The house located at 1045 Linden Ave. meets historic significance under criterion  

1. 

 

1. Recognized Period or Style: Craftsman Bungalow 

Elaboration:  The house is an example of the Craftsman Bungalow, as reflected in the 

gable roof with overhanging eaves, exposed rafters, triangular braces, and the 

projecting porch with tapered columns. The house retains much of its original form 

and materiality, but is in a state of disrepair.  

 

2. Architect or Builder of Prominence: None known 

 

3. Artistic Merit: None observed 
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4. Example of the Uncommon: None observed. 

 

5. Indigenous Qualities: None observed 

 

ENVIRONMENTAL SIGNIFICANCE: 

Summary:  The house located at 1045 Linden Ave. meets environmental significance under 

criterion 1. 

 

1. Site Characteristics: The house sits on a large lot, retaining its rural context.  

 

2. Compatibility with Site: Although the original site was reduced in size, the house 

remains compatible with its site and the surrounding neighborhood.   

 

3. Geographic Importance: This residence is an example of the area's open and 

agricultural character from the late 19th Century through the late 1950s.  This area of 

Boulder was annexed into the city in 1959 and zoned ER-E (Estate Residential, 

Established) for "areas primarily used for large-lot detached residential development 

at a density lower than that customarily found in urban area".  While a sense of 

openness remains in this neighborhood, the area's earliest structures have been 

altered to the point where historic integrity no longer remains or they were 

demolished and replaced with larger, more modern buildings.  Although many 

houses of this type exist throughout Boulder, this house is one of the only houses on 

Linden Avenue which retains its historic integrity. 

 

4. Environmental Appropriateness: None observed 

 

5. Area Integrity: This property may provide historic and environmental importance or 

significance as a representative example of the character of this area of Boulder in the 

early 20th Century.   

 

CRITERION 2:  RELATIONSHIP TO THE CHARACTER OF THE 

NEIGHBORHOOD:  

This house is one of the few remaining houses associated with North Boulder’s 

agricultural past. The area has become more residential in nature; however, this property 

has retained its rural character.  

 

CRITERION 3:  CONDITION OF THE BUILDING  

An inspection by staff indicates the house is in an advanced state of disrepair. It appears 

little, if any maintenance to the house has occurred in a number of years. The property 

owner indicates a fire destroyed much of the interior of the house. An engineer’s report 
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assessing the condition of the house and cost estimates to rehabilitate it was submitted 

by the applicant See Attachment G Applicant’s Materials and below.  

 

CRITERION 4:  PROJECTED COST OF RESTORATION OR REPAIR: 

The engineer notes that the building “has been unoccupied for 17 years and 

consequently suffers from a lack of maintenance as well as many deficiencies due to 

code changes instituted since it was originally constructed.” The following repairs were 

identified by the engineer as being necessary in order for the building to be “habitable, 

appear original, and meet current codes…”  

 

 Foundation stabilization and repair- $50,000  

 Replacement of exterior wood elements, vinyl and rear addition; repair stucco- 

$23,000 

 Replace roofing- $13,000  

 Structure stabilization- $9,000  

 Replace plumbing, electric and mechanical systems- $25,000  

 Building envelope- replace windows, add insulation $7,000 

 Replace interior plaster walls- $10,000  

 Install cabinets, countertops, doors and trim - $8,000 

 Re-paint house- $6,000  

 Refinish flooring - $5,000  

 Re-grade site- $4,000  

 City of Boulder Permit Fees (estimate) - $20,000  

 

Total Estimated Cost: $180,000  

Estimated per square footage cost: $205 sq. ft. 

 

See Attachment G: Applicant’s Materials. 

 

The recent flooding appears to have caused water damage through gaps in the roof, but 

not from the overflow of the ditch to the south or water running down Linden Ave.  

 

 

NEIGHBORHOOD COMMENT: 

Staff has received no comment to date from the public on this matter. 

 

THE BOARD’S DECISION: 

If the Landmarks Board finds that the building to be demolished does not have 

significance under the criteria set forth in section 9-11-23(f), B.R.C. 1981, the city manager 

shall issue a demolition permit.   
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If the Landmarks Board finds that the building to be demolished may have significance 

under the criteria set forth above, the application shall be suspended for a period not to 

exceed 180 days from the date the permit application was accepted by the city manager 

as complete in order to provide the time necessary to consider alternatives to the 

demolition of the building (section 9-11-23(h), B.R.C. 1981).  A 180-day stay period 

would expire on February 19, 2014. 

 

 

FINDINGS: 

Staff recommends that the Landmarks Board adopt the following findings: 

 

A stay of demolition for the house at 1045 Linden Avenue is appropriate based on the 

criteria set forth in Section 9-11-23(f), B.R.C. 1981 in that: 

 

1. The property may be eligible for individual landmark designation based upon its 

historic and architectural significance; 

2. The property contributes to the character of the neighborhood as an intact 

representative of the area’s past; 

3. It has not been demonstrated to be impractical or economically unfeasible to 

rehabilitate the building. 

 

 

 

ATTACHMENTS: 

 

Attachment A:  Current Photographs  

Attachment B:  Historic Building Inventory Form 

Attachment C: Boulder County Tax Assessor Card c. 1956 

Attachment D: Ted Allen Biography, Osborne County Hall of Fame and National 

Horseshoe Hall of Fame 

Attachment E:  Significance Criteria for Individual Landmarks  

Attachment F:  North Boulder Historical Background  

Attachment G:  Applicant’s Materials 
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Attachment A:  Current Photographs  

 

 
1045 Linden Ave., South and west elevations, 2013.  
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1045 Linden Ave., South Façade, 2013.  

 
1045 Linden Ave., South and west elevations, 2013.  

 

 
1045 Linden Ave., south and east elevations, 2013.  
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1045 Linden Ave., north (rear) elevations, 2013.  

 

 
1045 Linden Ave., window detail, 2013.  
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1045 Linden Ave., window detail, 2013.  
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Attachment B:  Historic Building Inventory Form 
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Historic Building Inventory Form Photograph, 1995 
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Attachment C: Boulder County Tax Assessor Card c. 1956 

 
Tax Assessor Photograph, 1045 Linden Ave., c.1956  

 
Tax Assessor Photograph, 1045 Linden Ave., c.1956  
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Attachment D: Ted Allen Biography, Osborne County Hall of Fame 
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National Horseshoe Pitchers Association Biography 
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Attachment E:  Significance Criteria for Individual Landmarks  
 

SIGNIFICANCE CRITERIA 

Individual Landmark 

September 1975 
 

On September 6, 1975, the City Council adopted Ordinance #4000 providing procedures for the 

designation of Landmarks and Historic Districts in the City of Boulder.   The purpose of the 

ordinance is the preservation of the City’s permitted cultural, historic, and architectural heritage.  

The Landmarks Board is permitted by the ordinance to adopt rules and regulations as it deems 

necessary for its own organization and procedures.  The following Significance Criteria have been 

adopted by the board to help evaluate each potential designation in a consistent and equitable 

manner.   

 

Historic Significance 

 

The place (building, site, area) should show character, interest or value as part of the 

development, heritage, or cultural characteristics of the community, state or nation; be the site of a 

historic, or prehistoric event that had an effect upon society; or exemplify the cultural, political, 

economic, or social heritage of the community. 

 

Date of Construction: This area of consideration places particular importance on the age of the 

structure. 

Association with Historical Persons or Events: This association could be national, state, or local. 

Distinction in the Development of the Community of Boulder: This is most applicable to an 

institution (religious, educational, civic, etc) or business structure, though in some cases 

residences might qualify.  It stresses the importance of preserving those places which demonstrate 

the growth during different time spans in the history of Boulder, in order to maintain an 

awareness of our cultural, economic, social or political heritage. 

Recognition by Authorities: If it is recognized by Historic Boulder, Inc. the Boulder Historical 

Society, local historians (Barker, Crossen, Frink, Gladden, Paddock, Schooland, etc), State 

Historical Society, The Improvement of Boulder, Colorado by F.L. Olmsted, or others in 

published form as having historic interest and value.  

Other, if applicable.  

Architectural Significance 

 

The place should embody those distinguishing characteristics of an architectural type specimen, a 

good example of the common; be the work of an architect or master builder, known nationally, 

state-wide, or locally, and perhaps whose work has influenced later development; contain 

elements of architectural design, detail, materials or craftsmanship which represent a significant 

innovation; or be a fine example of the uncommon. 

 

Recognized Period/Style: It should exemplify specific elements of an architectural period/style, 

i.e.: Victorian, Revival styles, such as described by Historic American Building Survey Criteria, 

Gingerbread Age (Maass), 76 Boulder Homes (Barkar), The History of Architectural Style 

(Marcus/Wiffin), Architecture in San Francisco (Gebhard et al), History of Architecture 

(Fletcher), Architecture/Colorado, and any other published source of universal or local analysis of 

a style. 
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Architect or Builder of Prominence: A good example of the work of an architect or builder who is 

recognized for expertise in his field nationally, state-wide, or locally. 

Artistic Merit: A skillful integration of design, material, and color which is of excellent visual 

quality and/or demonstrates superior craftsmanship. 

Example of the Uncommon: Elements of architectural design, details, or craftsmanship that are 

representative of a significant innovation. 

Indigenous Qualities: A style or material that is particularly associated with the Boulder area. 

Other, if applicable. 

Environmental Significance 

 

The place should enhance the variety, interest, and sense of identity of the community by the 

protection of the unique natural and man-made environment. 

 

Site Characteristics: It should be of high quality in terms of planned or natural vegetation. 

Compatibility with Site: Consideration will be given to scale, massing placement, or other 

qualities of design with respect to its site. 

Geographic Importance: Due to its unique location or singular physical characteristics, it 

represents an established and familiar visual feature of the community. 

Environmental Appropriateness: The surroundings are complementary and/or it is situated in a 

manner particularly suited to its function. 

Area Integrity: Places which provide historical, architectural, or environmental importance and 

continuity of an existing condition, although taken singularly or out of context might not qualify 

under other criteria. 
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Attachment F:  North Boulder Historical Background 
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Attachment G:  Applicant’s Materials   
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