MEMORANDUM

May 15, 2013
TO: Landmarks Board
FROM: Susan Richstone, Deputy Director of Community Planning &
Sustainability
Lesli Ellis, Comprehensive Planning Manager
Marcy Cameron, Historic Preservation Planner
James Hewat, Senior Historic Preservation Planner
Nick Wharton, Historic Preservation Intern
SUBJECT: Public hearing and consideration of a motion to adopt a resolution
to initiate the process for the designation of 2118 Goss Circle as an
individual landmark as described in Section 9-11-3, B.R.C. 1981, or
in the alternative, to lift the stay of demolition for the building,
imposed on March 6, 2013 as described in § 9-11-23(f) and (g) B.R.C.
1981 which will allow for issuance of a demolition permit (HIS2012-
00293).
STATISTICS:
1. Site: 2118 Goss Circle
2. Date of Construction: ¢.1900
3. Zoning: RMX-1 (Residential Mixed 1)
4. Lot Size: 5,600 square feet
5. House Size: 556 square feet
6. Owners: Manuel and Julie Avalos
7. Applicant: Mark Riegel
STAFF RECOMMENDATION:

Staff recommends the Landmarks Board not initiate landmark designation for the

property at 2118 Goss Cir. and direct staff to issue a demolition permit for the following

reasons:

The applicant has explored alternatives to the demolition as suggested in § 9-11-
23(h), B.R.C. 1981 of the house, including consensual landmark designation, but
given the condition of the house, find the costs of its rehabilitation are prohibitive
even if state historic tax credits and other historic preservation incentives were to

be utilized.
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e The initiation of landmarking over an owner’s objection by the Landmarks Board
has historically been used very rarely.

e The house has been altered substantially in the recent past, and little historic
building material remains.

MOTION:

I move that the Landmarks Board issue the demolition permit for the house located at
2118 Goss Cir. finding that due to a loss of architectural integrity and its deteriorated
condition, the building is not eligible for landmark designation and adopt the staff
memorandum dated March 6, 2013, as the findings of the board. As a condition of
approval, prior to issuance of the demolition permit, the applicant shall submit to CP&S
staff for review, approval and recording with Carnegie Library:

1. A site plan showing the location of all existing improvements on the subject
property;

2. Measured elevation drawings of all faces of the building depicting existing
conditions, fully annotated with architectural details and materials indicated on
the plans; and

3. Black and white medium format archival quality photographs of all exterior
elevations.

SUMMARY:

* The purpose of this hearing is for the Board to determine whether it is appropriate to
initiate local landmark designation for the property at 2118 Goss Cir. or whether
issuing of a demolition permit before the stay-of-demolition expires on July 28, 2013
is appropriate.

* On December 19, 2012 the Landmarks design review committee reviewed an
application to demolish the building. Finding there was “probable cause” that the
building may be eligible for individual landmark designation; the application was
referred to the full Landmarks Board for review.

* On March 6, 2013 the Landmarks Board imposed a stay-of-demolition for a period of
up to 180 days in order to seek alternatives to the demolition. See Attachment 1,
Demolition Memo.

* The 180 day stay period expires on July 28, 2013.

* Since the stay was imposed, staff has met with the applicant on several occasions to
discuss alternatives to the demolition including landmarking, rehabilitation, or
constructing an addition to the building. As stated in the analysis section of this
memo, none of these options are considered feasible. See Attachment 2, Additional
Materials.
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*  On April 3, 2013 the Landmarks Board voted to schedule a hearing to either life the
stay of demolition or initiate landmark designation for the property at 2118 Goss Cir.

ANALYSIS:

The Historic Preservation ordinance requires that the Landmarks Board hold a public
hearing to lift the stay of demolition or to consider initiating landmark designation of a
property if there is some interest in designating a property, per 9-11-3, BRC, 1981. At the
March 6, 2013 Landmarks Board meeting, interest was expressed by a majority of
members to hold a hearing to consider whether initiation of landmark designation is
appropriate or whether issuance of a demolition permit for the house in advance of the
July 28, 2013 expiration of the stay-of-demolition for 2118 Goss Cir. is appropriate.

Purpose of Stays-of-Demolition

The stated purposes of a stay-of-demolition are “to prevent the loss of buildings that
may have historic or architectural significance” and also “to provide the time necessary
to initiate designation as an individual landmark or to consider alternatives” (9-11-23(a)
“Purpose” of the Boulder Revised Code). During the course of a stay, the Board may
consider a variety of options to this end, one of which is the designation of the property.
The initiation of landmarking over an owner’s objection by the Landmarks Board has,
historically, been used only on very rare occasions.

Of the approximately 60 stays-of-demolition imposed by the Board over the past ten
years, only twice during that period has it initiated and recommended landmark
designation of a property over the owner’s objection. However, many stays during this
same period have resulted in the avoidance of demolition through reconsideration of
projects and the subsequent preservation of buildings. Recent examples where stays-of-
demolition have also resulted in consensual landmarkings are 702 Pearl (2005), 1936
Mapleton (2008), and 900 Pearl Street (2009). Likewise, there are many examples of stays
that have been allowed to expire (or have been lifted), by the Board when alternatives to
demolition have not been found.

Consideration to Initiate Landmarking
The following is an analysis of the consideration to initiate landmarking per 9-11-1 (a)(b)
Legislative Intent of the Historic Preservation ordinance:

a. “The purpose of this chapter is to promote the public health, safety, and welfare
by protecting, enhancing, and perpetuating buildings, sites, and areas of the city
reminiscent of past eras, events, and persons in local, state, or national history or
providing significant examples of architectural styles of the past. It is also the
purpose of this chapter to develop and maintain appropriate settings and
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environments for such buildings, sites, and areas to enhance property values,
stabilize neighborhoods, promote tourist trade and interest, and foster knowledge
of the City’s living heritage.”

The 1985 historic building inventory identifies the 556 square foot house at 2118 Goss
Cir. as an example of hall-and-parlor folk architecture, evidenced through its simple, side-
gabled form and modest wood-frame construction. The facade features a wrap-around
porch (added c. 1967), central door and two double-hung windows. A small rear addition
was added at the southwest corner of the house between 1930 and 1950 and the house was
stuccoed in 1967. The house is in very poor condition and currently not habitable and
very little very little historic material remains. See Attachment 1, Demolition Memo
and Attachment 2, Additional Materials.

While it meets the City of Boulder’s criteria for individual local landmark designation,
staff considers the initiation of landmark designation for this property inappropriate. This
opinion is based upon the good-faith efforts the applicant have made to find alternatives to
the demolition during the course of the stay.

b. “The city council does not intend by this chapter to preserve every old building
in the city, but instead to draw a reasonable balance between private property
rights and the public interest in preserving the city’s cultural, historic, and
architectural heritage by ensuring that demolition of buildings and structures
important to that heritage will be carefully weighed with other alternatives. . ...

Staff considers the initiation of landmark designation of this property inappropriate given
efforts that have been made to explore alternatives to the demolition during the stay. A
stay-of-demolition is issued to provide time to “explore alternatives” that might prevent
the demolition of significant historic resources. Staff considers that time has been taken
and real efforts have been made to explore alternatives including looking at rehabilitation
costs using tax credits and other financial incentives. Given this staff does not consider
that initiating landmark designation over the owner’s objection represents a “reasonable
balance between private property rights and the public interest.” Additionally, there are
other resources that represent the history of the “Little Rectangle” still in existence. See
Attachment 4: Little Rectangle Properties.

Further, section 9-11-3 (d) “Criteria for Review” states that applications received by a
historic preservation organization or less than all of the property owners pursuant to
paragraph 9-11-3(a)(3 or 4), B.R.C. 1981, must use but not be limited to the following
criteria. While not required to do so, the Board may consider these criteria in making its
decision:
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(1) There is probable cause to believe that the building or district may be eligible for
designation as an individual landmark or historic district consistent with the
purposes and standards in Sections 9-11-1, “Legislative Intent,” 9-11-2,
“Definitions,” and 9-11-3, “City Council May Designate Landmarks and Historic
Districts,” B.R.C. 1981;

The house at 2118 Goss Cir. survives as an example of hall-and-parlor folk architecture,
evidenced through its simple, side-gabled form and modest wood-frame construction. The
facade features a wrap-around porch (added c. 1967), central door and two double-hung
windows. A small rear addition was added at the southwest corner of the house between
1930 and 1950 and the house was stuccoed in 1967. The house is in very poor condition
and currently not habitable and very little very little historic material remains.

Ower the course of the stay, staff has met with the applicant on several occasions to discuss
alternatives to the demolition including rehabilitation, relocation, or constructing an
addition to the building. Due to the deteriorated condition of the building and its location
within a floodplain that would require the building be lifted approximately two feet, the
rehabilitation is not feasible for the applicant.

Staff considers that the initiation of landmark designation for this property would be

inappropriate and that, in this circumstance, designation of the property would not meet

the legislative intent of balancing private property rights and the public interest as stated

in 9-11-1 “Legislative Intent” of the historic preservation ordinance.

(I)  There are currently resources available that would allow the city manager
to complete all of the community outreach and historic analysis necessary
for the application;

There are limited staff resources available to process an application for designation
of a property for which there is not owner consent.

(2)  There is community and neighborhood support for the proposed
designation;

A letter from the Goss-Grove Neighborhood Association indicated support for the
demolition permit application. At the demolition hearing, Historic Boulder spoke
in favor of a stay-of-demolition to explore alternatives. At the April 3 meeting
Historic Boulder spoke in support of lifting the stay of demolition, with the
acknowledgement that it was a split vote from their board. Staff has received no
letters since the March 6 hearing either in support or opposition to landmark
designation for this property.
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(3)  The buildings or features may need the protection provided through
designation;

The applicant intends to demolish the house and construct a single-family house
on the property.

(5)  The potential boundaries for the proposed district are appropriate;
Not applicable

(6)  In balance, the proposed designation is consistent with the goals and
policies of the Boulder Valley Comprehensive Plan;

Policy 2.33 of the Boulder Valley Comprehensive Plan States that, “Buildings,
districts, and sites of historic, architectural, archaeological, or cultural significance
will be identified and protected. The city and county will encourage preservation of
such resources through incentive programs, designation of landmark buildings . . .,
design review, public improvements, and other tools.”

(7)  The proposed designation would generally be in the public interest.

While the property has significance in terms of Boulder’s African American
heritage and meets some of the city’s criteria for designation of an individual
landmark, the building is extensively deteriorated and very little historic exterior
material remains. For these reasons, in this case staff does not consider that
designating over the owner’s objection would represent a reasonable balance
between private property rights and the public’s interest as outlined above.

Despite the best of intentions on the part of the applicant, a feasible alternative to the
demolition has not been found over the course of the stay. Staff considers that, in this
case, initiating designation over the owner’s objection would not represent a reasonable
balance of private property rights and the public interest

DECISION OF THE BOARD:
If the Board chooses not to initiate landmark designation of the property, a demolition
permit for the house will issue on July 28, 2013.

If the Board chooses to initiate the designation process, it must do so by resolution. A
draft resolution is included in Attachment 3. If initiated, the application shall be heard
by the Landmarks Board within 60 to 120 days in order to determine whether the
proposed designation conforms with the purposes and standards in Sections 9-11-1,
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“Legislative Intent,” and 9-11-2, “City Council May Designate Landmarks and Historic
Districts,” B.R.C. 1981. The owner must obtain a landmark alteration certificate prior to
the submission of building permit applications for the property if they choose to proceed
while the application is pending, or they may choose to wait until the application
process is complete.

Board Options:

1. Lift the stay of demolition, finding that the requirements of § 9-11-23(h) have been
satisfied as they relate to actions to consider in relation to the consideration of
preservation of the building.

2. Initiate designation of the property as an individual landmark by adopting the
resolution that is attached as Exhibit B.

3. Take no action and permit the initially granted stay of demolition originally
imposed on March 6, 2013 that will expire on July 28, 2013 so that the board and
the applicant can explore other preservation approaches that relate to this
building.

ATTACHMENTS:

1: March 6, 2013 Demolition Memo

2 Additional Materials, April 4, 2013

3: Draft resolution to initiate landmark designation of 2118 Goss Cir.
4 “Little Rectangle” Properties
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