
Additional Materials 

Received between March 3 and April 4 

 

1. Letter from the Goss-Grove Neighborhood Association in support of the demolition permit 

application, March 3, 2013.  

2. Email from Betina Mattesen in opposition of the demolition permit application, March 4, 2013. 

3. Letter from Historic Boulder, Inc in support of a Stay of Demolition, March 5, 2013.  

4. Structural Engineer Report provided by the applicant with estimated cost of rehabilitation, 

presented to the LB on March 6, 2013. 

5. Letter from the Office of Archaeology and Historic Preservation to Historic Boulder regarding 

eligibility for State Tax Credits, March 27, 2013.  

6. Letter from the Office of Archaeology and Historic Preservation to Mr. and Mrs. Avalos 

regarding a preliminary review of the property, finding that it appears to meet the criteria for 

listing on the State Register of Historic Places.  

7. Summary of March 29th meeting between Mark Riegel (applicant), James Hewat and Marcy 

Cameron (staff), Mark Gerwing (Landmarks Board) and Hugh Moore (Historic Boulder) to discuss 

alternatives to demolition.  

8. Email from Mark Riegel requesting that the board discuss lifting the stay of demolition at the 

April 3, 2013 meeting, stating that no feasible alternatives have been found, March 29, 2013.  

9. Letter from Historic Boulder, Inc recommending that the Landmarks Board lift the stay of 

demolition.  

Attachment 2: Additional Materials, April 4, 2013
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GROVE

March 3, 2013

To the City of Boulder Planning & Development Services Historic Preservation and the Landmarks Board,

The Goss-Grove Neighborhood Association was asked by a potential buyer whether we would support a

pending demolition permit for 2118 Goss Street. We recognize that we have no authority in this matter,

but we could like to ask that you consider our opinion. Many of us walk by the house regularly and all of

us know of the property, which has been a neighborhood eyesore for many years. We are pleased that

a young family would like to build a single-family home on that parcel. This family currently rents in

Goss-Grove, and now would like to settle here and build a suitable home that fits the character of this

eclectic, wonderful neighborhood.

On February 21stthe chairs of GGNA posted a request for feedback on this issue on the neighborhood

blog. You can find the posting at http://goss-grove.blogspot.com!2013!02!2118-goss-streetneighbor-

input-reguested.html. We received responses from 17 residents. Without exception, all recognized that

the property was beyond repair. Twelve of the responses were simply, "Yes, it should be torn down."

The others were a bit more nuanced in their consideration of demolition, suggesting the possibility of a

plaque of some sort to recognize the history of the family who used to live there.

In summary, the house at 2118 Goss Street has been a neighborhood eyesore for many years. Based on

input received from residents of Goss-Grove, we support the demolition of the property. Goss-Grove is

a very desirable neighborhood with limited housing, dominated by rentals. We endorse the idea of a

new single-family home on the site, built in a style consistent with the neighborhood.

Jenny bevaud and Stephen Haydel,

Co-Chairs, Goss-Grove Neighborhood Association

cc: Boulder City Council
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From: Hewat, James
To: lpab
Subject: FW: 2118 Goss Circle
Date: Monday, March 04, 2013 4:38:04 PM

See email below about application for the demolition of 2118 Goss Circle.
 
James
 
From: betina mattesen [mailto:bmattesen@hotmail.com] 
Sent: Monday, March 04, 2013 9:37 AM
To: Hewat, James
Subject: 2118 Goss Circle
 
I looked at the information on this property and found it rich and fascinating. It appears that there's
little hope of saving this truly historic home from demolition but I wanted to respond to something in
the owners' letter to the city. They ask: who would ever know about this and benefit? Well, I would.
Awhile back I learned about the unique importance of this little neighborhood and took myself on a
walking tour. I was charmed and enlightened by seeing these homes, this one included, and it added to
my love of Boulder. I like the name of the consultant you are working with, "History Matters". It
matters very much to me.
The owners also ask: why save this when so much around it has been lost? I wonder about that too.  
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March 5, 2013 

 

 

Dear Members of the Landmarks Board, 

 

The Board of Directors of Historic Boulder urges the Landmarks Board to issue a stay of 

demolition on the house at 2118 Goss Circle.  As the staff memo indicates, the building is 

a Structure of Merit and within a potential historic district.  It is significant for its 

association with the Hall family, one of early Boulder’s most prominent African-

American families.  

 

Although we recognize the concern about the state of disrepair of the building, we 

believe that the significance of this property lies primarily in its historical associations in 

the area of African-American history, rather than just for its architectural significance.  

For these types of properties, changes that have occurred over the years are acceptable as 

long as the building still retains integrity in key areas, such as location, feeling, and 

association.  In fact, some of these changes are reflective of the unspoken housing 

restrictions that were in place for minorities in Boulder.  This building is clearly 

identifiable as a simple National Folk style residence – a hall & parlor house, and is 

located in the former “Little Rectangle” area of Boulder.  Furthermore, it is one of only a 

handful of buildings associated with African-Americans in Boulder.  For rare properties, 

some changes are also acceptable since so few examples remain.  Due to the extreme 

rarity of African-American residences remaining in Boulder, Historic Boulder feels 

strongly that this property is worthy of further examination and a stay of demolition is 

merited.   

 

Historic Boulder is willing to meet with the applicant to see if there are any reasonable 

alternatives to demolition.  If we find that none are feasible, we will recommend that the 

stay be lifted.  Alternatively, the board could choose to issue a stay for less than the full 

180 days, perhaps as short as 60 days. 

 

As part of the historic preservation plan the city is currently developing, Historic Boulder 

recommends including a more proactive strategy for saving significant buildings and 

areas in the city, such as this one.   In the past it has been suggested that there be a 

prioritized list and a plan for working to preserve them.  Historic Boulder would very 

much like to participate in this process.  

 

Sincerely, 

 

 

Abby Daniels 

Executive Director 
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Structural Engineer Report
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2118 Goss Circle Demolition Alternatives Discussion 

March 29th, 2013; 11:30‐1:00 pm 

 

Mark Riegel, Applicant and prospective property owner. 

James Hewat, Senior Historic Preservation Planner 

Marcy Cameron, Historic Preservation Planner  

Mark Gerwing, Landmarks Board 

Hugh Moore, Historic Boulder, Inc.  

 

Purpose of Meeting 

 To explore alternatives to the demolition of 2118 Goss Circle with the applicant.  

 The stay of demolition was imposed by the Landmarks Board on March 6, 2013 and will 

expire July 28, 2013 if no action is taken by the Landmarks Board. 

 Staff will report to the Landmarks Board on exploration of alternatives to demolition at 

the April 3, 2013 meeting. 

 The Board may choose to hold a public hearing to consider lifting the stay –of‐

demolition at a subsequent, to initiate landmarking of the property at a subsequent 

meeting, or to let the stay continue. 

 

Historic Boulder’s exploration of Alternatives to the demolition since March 6 

 Historic Boulder requested a preliminary determination from the Colorado Historical 

Society (CHS) as to the property’s eligibility for listing in the State and/or National 

Registers.  

 Listing in the respective registers would provide the possibility of utilizing state and/or 

federal tax credits (individual landmark designation would provide for the possibility of 

using state tax credits and local incentives).  

  A preliminary review by the CHS finds that the property may be eligible for listing in 

the State Register of Historic Properties under criterion A – Ethnic Heritage, and 

possibly criterion C, as an example of Hall and Parlor architecture in Boulder.  Such 

designation would provide for the possibility of taking advantage of the state historic 

preservation tax credit. 

 Historic Boulder‘s efforts to identify alternatives to the demolition of the house has 

focused on finding a buyer that would be willing to rehabilitate the house. 

 At this time, Historic Boulder is not able to purchase the house.  

 

Site Plan 

 The applicant indicates that the highest priced house in the Goss‐Grove neighborhood is 

$580,000, and that a potential investment of $750,000 for the rehabilitation of and an 
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addition to the historic house (including acquisition of the property) is not something he 

is willing to do.  

 The estimated cost to rehabilitate the existing 550 sq. ft. house is $275/sq ft. while new 

free‐standing construction on the property is in the range of $150 to $200 per sq. ft. 

 

 

Flood Plain 

 The house would need to be raised 2‐3 feet to meet floodplain requirements. A new 

foundation would also be necessary. The sketch below shows an estimate of a 2’ increase 

in the height of the building.  

 

Addition  

 The house is located toward the front of the lot, which allows room for a rear addition. 

The height of the rear addition (where the bathroom is), would need to be raised to meet 

the minimum interior height of 6’, 8”. 

 Raising the house would require steps to (and a rail on) the non‐historic front porch.  

 The sketch below also shows a perspective, conjectural view of a 1 ½ story addition.   

 With an estimated 1400 sq. ft. footprint, the existing house and addition would meet 

compatible requirements at a .31 Floor Area Ratio.  

 
Sketches of 2118 Goss Cir, showing current form (L) and  

conjectural sketch of raised height and rear addition (R).  

 

Energy code 

 Mark Gerwing noted that the required HAERS rating for 7 would be challenging with 

the existing 2x4 frame construction, noting that insulation would either need to be 

added to the interior, further reducing the amount of livable space, or applied to the 

exterior, further altering the character of the house. 4” rigid foam would not be 

sufficient.   
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 Additionally, sprinklers will be required for new construction (estimated cost of $10k) 

when the 2013 building code is adopted. 

 

Relocation‐ On‐site   

 Moving the house to the rear of lot, to be used as an alley house: current ADU 

regulations limit the size of an ADU to 450 sq ft (500 sq ft structure, 450 sq ft livable 

space). A variance may be allowed.  

 Because the house will need to be lifted and moved to pour a new foundation, the cost of 

on‐site relocation would likely be comparable in price to rehabilitating it in place.  

 

Relocation‐ Off‐site 

 The off‐site relocation of  the building would likely be prohibitive, due to the cost of a 

second lot; rehabilitation costs would probably not be eligible for tax credits.  

 Significance tied to its location within the “Little Rectangle”. 

 Off‐site relocation would be a last resort. 

 

Tax Credits and other incentives 

 Individual local landmarking would provide for the possibility of taking advantage of 

the 20% state historic preservation tax credit. If $150,000 were spent on the 

rehabilitation, $30,000 could be potentially be taken as a tax credit (may be applied for a 

period of up to 10 years).   

 Individual landmarking would provide the opportunity to take advantage of the 

exterior construction material tax rebate (up to $12,000), relief from certain aspects of the 

compatible development regulations, the land use code and the energy code. 

 If listed in the National Register Historic Places, owners would be eligible for a 20% 

federal tax credit.  This would require the historic portion of the house be income 

producing (in‐service for a period of at least 5 years). 

 

 

Next Steps  

Staff will summarize meeting, send to applicant, owner, Landmarks Board, Historic Boulder. 

The Landmarks Board will discuss under “Pending Applications” at their April 3 meeting. The 

applicant will write a letter requesting that the board lift the stay of demolition.   
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Cameron,  Marcy

From: Mark Riegel [markriegel@gmail.com]
Sent: Friday, March 29, 2013 1:34 PM
To: Cameron,  Marcy; Hewat, James
Subject: Landmark's Board consideration to lift stay on 2118 Goss

James and Marcy, 
 
 I'd like to ask the Landmark's board to discuss the possibility of lifting the stay of demolition on 2118 Goss 
when they meet this next meeting, April 3 of 2013. 
 
  The stay was originally placed to allow time for myself, city staff, a Landmark board member, and Historic 
Boulder member to discuss the possibilities other than demolition.  This meeting finally took place on 
3/29/2013. 
 
  I believe that your summary of the meeting will be most fitting for the landmark board to review, but in short 
there were no alternatives found that could reasonably be suggested to an owner of this property. 
 
Thank you for your consideration, 
 
Mark Riegel 
applicant 
1728 Grove St.   
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April 2, 2013 

 

Dear Members of the Landmarks Board, 

At the March 6th Landmarks Board meeting, Historic Boulder referenced a letter recommending the 
issuance of a stay of demolition for the house at 2118 Goss Circle.  Since that time, our members 
have worked to find alternatives to demolition; the results of our investigation are below.  
Nevertheless, in a close vote, the board of Historic Boulder now recommends to the LB that the stay 
of demolition be lifted due to the building’s current condition. 

Shortly after the March Landmarks Board meeting, a group from Historic Boulder met on site with the 
realtor and Marcy Cameron.  HBI also submitted a “Preliminary Evaluation Form” to the Colorado 

Office of Archaeology and Historic Preservation (OAHP).  As a result, it was determined that the 
property at 2118 Goss Circle is eligible for the Colorado Register of Historic Properties (see attached 
letter).  Furthermore, staff at the state office recommended that additional research be conducted to 
determine if there was a potential National Register historic district – possibly small or noncontiguous. 

This determination of eligibility was undertaken to see if rehabilitation tax credits would be available as 
an alternative to demolition.  Due to the condition of the house, HBI also requested information from 
the OAHP regarding whether extensive replacement of building materials would a) be eligible for tax 
credits, and b) if extensive replacement occurred, would the building still be eligible for historic 
designation.   The answer was “yes” – if a rehabilitation project followed the Secretary of the Interior’s 

Standards, then material replacement can occur. 

Historic Boulder hopes this additional information is helpful to the LB now and in the future.  However, 
while the demolition ordinance is an important protection tool, it is clearly a difficult process.  HBI 
would like to work with the city to find more proactive ways to save important resources in the future.  
Specific to African American resources, HBI would support the city reviewing the potential for an 
Ethnic Heritage District for the Little Rectangle, possibly through an SHF or CLG grant.   

Historic Boulder will be sponsoring a walking tour of the Little Rectangle neighborhood highlighting 
Boulder’s early African American heritage in May during National Historic Preservation Month.  As a 

precursor to this tour, attached is a history “The Black Community in Boulder” by Dan Corson.  We 

hope you join us on this tour. 

Sincerely, 

Abby Daniels 
Abby Daniels 
Executive Director 
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