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Historic Preservation is a goal which involves the active protec-
tion of the community’s physicalheritage. This includes notonly
buildings, but landscapes, parks and thoroughfares. Sometimes
it involves the public sector, as when public sentiment endorses
the preservationand restoration of an importantlandmark; more
commonly, itis a consequence of individual actions; and often it
is the result of several people and organizations coordinating
their efforts to attain a common goal. While there are national
organizations involved in preservation, historic preservation is
essentiallyachieved atthelocalleveland goals vary fromcommu-
nity to community according to local values.

Justoverfifty years ago, to use acommon threshold forregarding
resources as historic, Fort Collins was a small community of not
quite 14,000 people on less than three square miles. Since then,
the City has experienced steady population growth and spatial
expansion. Ineachofthe three decades since 1950, the City’s land
area doubled in size while the City’s population increased at an
average annualrate of five toseven percent. During this era, new
residential neighborhoods were constructed and new shopping
areas established. Also during this time period, some important
buildings were destroyed. Now and then, buildings perceived as
possessingsentimental value were saved, either publiclyas when
the old Post Office was converted to an art gallery, or privately,
as was the case with the old Fire House on Walnut Street in
downtown.

Unlike many of the communities along the Front Range of the
Rocky Mountains, Fort Collins has been fortunate to preserve
many of its original structures and neighborhoods. Many of the
original buildings that form the “small town” character of Fort
Collins still remain. The restored trolley on West Mountain
Avenue, as well as the national, state and locally designated
historic districts and sites, attest to the unique quality of our
community. Fort Collins, like many hundreds of other communi-
ties across the nation, has now come to the point where we
recognize both the economic and aesthetic appeal of saving our
historic buildings. These tangible elements define the individu-
ality of Fort Collins and thus provide the context for understand-
ing our heritage. These physical features are unique to our past;
they cannot be duplicated. Once they are gone, they are gone
forever. This does not mean thateverything should be frozen in
time. Historic preservation recognizes that the uses of buildings
evolve over time, and thatevolutionsometimes requires physical
changes. Those changes, however, do not have to carelessly or
callously disregard the character of the structures.

- Mission of the Historic Resources Preservation Program -
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Downtown streetscape

In Fort Collins, there is a public sector role in preserving our
heritage, but it best succeeds when it coordinates its efforts with
the private sector. Preservation is bestaccomplished primarily by
those with a stake in the resource, such as the owner or tenant.
The City of Fort Collins feels an obligation to safeguard remnants
of its historical past from vandalism, neglect, and inappropriate
redevelopment. This Plan sets forth a strategy by which the
concerted efforts of both the public and private sector will be
directed. The strategy includes offering financial incentives,
technical assistance, information and guidance for those who
wishtoengage in historic preservation. Seekingoutthe existence
of unknown resources and examining the relative significance of
known ones will be important objectives of the Program. Regu-
lation will continue to be a preservation tool where appropriate.
Lastly, local landmark designation is the culmination of educa-
tion, incentives and regulatory improvements and is the means
by which Fort Collins will ensure the preservation of the
community’s historic resources. The Mission of this Planis
to enhance the quality of life in Fort Collins by the
preservation of historic resources and inclusion of
heritage inthe daily life and development of the City and
community.

- Mission of the Historic Resources Preservation Program -
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Historic Preservation in the

United States

For many years, historic preservation in the United States was
Limited to the purchase and restoration of sites of historic events
or homes of important historic persons. Washington’s Mount
Vernon, Lincoln’s lllinois home, and Independence Hallin Phila-
delphia are familiarexamples. Onanationallevel, the Antiquities
Act of 1906 and the National Historic Sites Act of 1935 gave the
federal government the authority to protect historic resources
that had been designated as nationally important. The National
Historic Sites Act established the National Historic Landmarks
designation program. Many of these landmarks were demol-
ished by the building and modernization boom that followed
World War 1, as well as by the development of the interstate
highway system and urban renewal during the 1960’s. Thus the
Natijonal Historic Preservation Act (NHPA) was passed in 1966 to
prevent further destruction of our heritage. This Actestablished
afederaland state preservation program that was to be ad minis-
tered jointly by the states and the National Park Service. One
section established the National Register of Historic Places, the
official list of the Nation’s cultural resources worthy of preserva-
tion. Section 106 of the NHPA established a state and federal
review process of all proposed federal actions that might impact
culturalresources listed in the National Register of Historic Places
or that may be potentially eligible for the National Register. The
National Environmental Policy Actof 1969 required historic pres-
ervation to be considered in the evaluation of environmental
impacts. Executive Order 11593 (1971) required federal agencies
to develop procedures to protect important historic properties
owned by the federal government. The Archaeological and
Historic Preservation Act of 1974 authorized the Secretary of the
Interior and other federal agencies to preserve or salvage sites
affected by federal projects, including the use of project funds.
The Economic Recovery Tax Actof 1981 created a three-tiered tax
credit for investment in old and historic buildings, favoring
certified historic structures. The Tax Reform Act of 1986 revised
the incentives of the 1981 Act, which was generally agreed tohave
been the most successful and extensive preservation measure to
date. The incentive to preserve was substantially reduced in the
1986 revision and preservation activity significantly lessened.

The National Historic Preservation Act of 1966 was implemented
by each state through a State Historic Preservation Office. Heri-
tage Conservation and Recreation Service Funds were adminis-
tered through this office and could be used for planning, design,
and construction of projects for sites listed in the National Regis-
ter of Historic Places. This fund source was practically eliminated
during the first Reagan administration. In order to make the

» Introduction te Historic Preservation -

National Level

1906 | Antiquities Act

1935 | Historic Sites Act (National Historic
Landmarks designation)

1966 | National Historic Preservation Act
(National Register of Historic Places)

1969 | National Environmental Policy Act

1971 | Executive Order 11593

1974 | Archaeological and Historic
Preservation Act

1981 | Economic Recovery Tax Act

1986 | Tax Act revision

Summary of protection legislation

State Level



Local Level

Classic revival worker's neighborhood in Ann Arbor,”
Michigan, now protected through citizen efforts to
obtain desigriation

greatestimpactwith thelimited preservation fundsavailable, the
Certified Local Government program was established in 1980 by
the National Park Service. This program encourages preserva-
tion activity at the local level and shares the responsibility for
funding activities with local governments. Certified Local Gov-
ernments are required toenacta historic preservation ordinance,
to establish a historic preservation commission, and to report
annually on the program’s preservation activities. Local preser-
vation commissions are invited to provide comments on any
federally funded project affecting a property listed in the Na-
tional Register in the local area. Cities that are Certified Local
Governments are qualified toseek limited federalhistoric preser-
vation funds which are administered by the State Historic Pres-
ervation Office. In many slates, these federal dollars are the only
preservation funds available. The state and federal preservation
agencies candirect funding to local efforts that have the broadest
impact on preserving resources such as identification of historic
resourcesand the evaluation of significance throughsurveysand
historic contexts, and development of design standards to guide
local historic preservation commissions in reviewing exterior
alterations to locally designated landmarks.

Many states, including Colorade, maintain a State Register of
Historic Places and record data on historic resources on a com-
puter database. State Historic Preservation Offices are also
responsible for evaluating National Register nominations and
historic preservation projects applying for federal tax credits.
Individual states undertake a broad variety of preservation pro-
grams that are related to other state activities such as tourism,
economic development,and education. Some statesalso provide
incentives for preservation, such as grants, design and planning
assistance, support of the Certified Local Governments, co-spon-
sorship of preservation events, and in a few cases, tax credits for
rehabilitation of historic properties.

DPuring the 1920s, historic preservation involved significant ar-
chitectural and historical sites. Interest in preserving buildings
led preservationists to create methods to preserve geographic
areas of important old buildings known as historic districts.
While the purchase and restoration of an individual building
might be within the financial means of a small preservation
organization, protection of multiple buildings required resources
ona greaterscale. Analternative to purchase was public protec-
tion of historic buildings and districts based on established stan-
dards and guidelines for appropriate building alterations, main-
tenance, and repairs which would depend upon enactment of
local historic preservation ordinances as authorized by state
enabling legislation.

+ Introduction to Historic Preservation -



The first local preservation ordinance was adopted in 1931 in
Charleston, South Carolina. In 1936, an amendment to the
Louisiana constitution authorized New Orleans to enactan ordi-
nance to protect the Vieux Carré area. The ordinance itself was
passed in the following year. San Antonio, Texas, adopted an
ordinance in 1939 and Georgetown, Washington, D.C,, in 1950.
By 1957, eleven communities in the southeastand northwest had
enacted historic preservation ordinances; by 1965, that number
had grown to fifty-one, including some midwesternand western
communities. In 1975, a National Trust for Historic Preservation
study found 421 active historic preservation commissions across
the country. A Supreme Court decision in 1978, Penn Central
Transportation Co.v. New York City, 438 U.S. 104 (1978),validated
local regulation and protection of historic resources, and this
encouraged more communities to enact ordinances. By 1983,
there were over 1,000 preservation commissions nationwide.

Identification

of Historic Resources

The early efforts of historic preservation focused on important
buildings or sites that were highly valued by the community, or
in some cases, by the nation. Many of these became part of the
national preservation program as National Historic Landmarks.
Asinterestin historic preservation grew,additionathistoric prop-
erties were targeted for historic preservation and the National
Register of Historic Places was established to recognize and
record these significant resources. Efforts and funds of federal,
state,and localagencies were directed todiscoverand evaluate all
potentially significant historicresources throughhistoric resource
surveys. The reason for undertaking a local historic resources
surveyis to gather the information needed to planfor the wise use
of a community’s resources.

Additionally, the National Register of Historic Places heightened
awareness of historic preservation. Historic resources which
were relatively unknown, yetreflected the developmentof local
communities, were now targeted for research, evaluation, and
protection. Also, resources such as mining and lumber camps,
emigrant trails, and ranching structures on state and federalland
presented increasing management problems forthe variousagen-
cies. Therefore, local, as wellas state and federalagencies, needed
a system for managing these resources.

~Introduction to Historic Preservation -
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Downtown Crested Butte, Colo.

National Level

Thus in the late 1970s, the National Park Service began develop-
ing methods and procedures to more effectively address the
managementof historic properties; this process is called "Preser-
vation Planning." The purpose of this planning process is fo
influence and respond tochange as thatchangeaffects significant
historic resources. Change is usually social or economic in nature
and is mostoften evident as modifications or revisions to existing
land use patterns. Preservation planning is a way of setting
priorities. These priorities are developed from a background
study of historic contexts in a community. Historic contexts had
been developed by the National Register to evaluate properties
for National Register nominations, Since the National Register of
Historic Places was developed as a planning tool for historic
preservation, the National Park Service expanded the conceptfor
planning purposes. Historic contexts then became a framework
for organizing what is known about a class of resources in order
to be able to systematically evaluate historic property types and
prioritize preservation actions with respect to the properties.
Historic contexts became equivalent to a background study fora
standard land use plan.

Inthe late 1980s the National Park Service required all of the states
to complete a historic preservation plan based on developing
historic contexts, and encouraged the development of these
plans by the Certified Local Governments. Many of the eastern
states and local communities have completed their historic pres-
ervation plans; the western states and local communities are now
in the process of developing plans.

Protection

of Historic Resources

Although national historic sites and districts are recognized as
America’s most important cultural resources, this recognition
does not place many real restrictions on the properties. The
Section 106 Review process as outlined in the NHPA does require
review of potential effects to significant resources when federal
money, permits, or ownership are involved. This does not
necessarily mean the historic resources will be protected, but
does ensure these resources will be considered and efforts made
to mitigate any impacts.

When privately-held properties are listed in the National Regis-
ter, they may qualify for various preservation incentives. Most
notable of these are federal historic preservation tax credits.
Qualifying for these tax credits requires that the renovation plans
be certified by the National Park Service and is available only for
commercial properties. The integrity of the historicrehabilitation
is protected for a period of time during which any changes may

- Introduction to Historic Preservation -



mean a portion of the tax credit must be repaid. Also, donations
of historic conservation easements of properties certified as his-
toric structures can result in tax advantages for some taxpayers.
However, because of the requirement foroversight of the historic
conservationeasementin perpetuity, itcan sometimes be difficult
to find an organization that can accept such donations. Apprais-
ing the value of the donated easement is also difficult.

There are some federal historic preservation grants administered
through the state historic preservation offices, grants through the
National Trust for Historic Preservation, and grants for educa-
tion, interpretation, and research through the National Endow-
ment for the Arts and the Humanities. These funds are limited,
and frequently require matching funds. The application process
is extremely competitive. They are rarely available to private
historic preservation projects and are most likely to be directed
toward planningefforts rather than “bricks and mortar” projects.
Because listing in the National Register bestows national historic
and/cr architecturalsignificance on a property, such designation
would make application for funds more attractive to the granting
agency.

Although some historic properties can be used as museums, the
great majority of historic properties cannot be preserved in this
way. A productive use is the bestway to ensure historic buildings
are preserved. Contemporary use of historic buildings require
alterations such as elevators, energy-efficient windows, insula-
tion, and meeting local building code requirements including
access for those who have disabilities. Determining how to make
these alterations without damaging historic integrity requires
sensitive design and the application of well-thought out stan-
dards and guidelines.

In 1979, The Secretary of Interior developed Standards for His-
toric Preservation Projects, and Guidelines forapplying the stan-
dards. The Standards and Guidelines were intended to help
property owners in preparing projects, and for State Historic
Preservation Offices and the National Park Service in evaluating
how a project mightimpact the integrity of the resource. Inorder
to qualify for federal tax incentives, a project would have to be
found in conformance with these Standards. During the period
of time when there were more grant funds available for preserva-
tion projects, as well as favorable tax incentives, there was a
significant degree of federal control over preservation of historic
resources because there were so many participants. Today, with
very limited federal preservation funds, and a change in tax
incentives that made preservation less attractive, this control has
been significantly diminished.

- Introduction to Historic Preservation -
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State Level State preservation programs are varied and are mandated by the
National Historic Preservation Act. Common elements found in
state programs include: Enabling legislation for local historic
preservation; a state historic preservation program thatincludes
surveying and maintaining a statewide inventory of historic
properties (frequently called a State Register of Historic Places);
nomination of properties to the National Register of Historic
Places; review of federal and federally funded projects, and in
many cases, for state and state funded projects, for their impacts
on historic properties; certifying historic buildings for tax incen-
tives; maintaininga state historic preservation plan; and provid-
ing technical assistance and guidance to federal, state, and local
governiments, organizations, and individuals. Colorado’s pres-
ervation program incorporates these elements.

Some states provide incentives for preservation which often take
the formof tax credits, abatement, and deductions. Participation
inthese incentive programs comumits the owner to preserving the
historic property and most frequently are triggered by improve-
ments which must preserve the integrity of the resource in order
to be approved. Colorado has a tax credit program that applies
to both commercial and residential properties.

Beyond the direct control states may exert over historic re-
sources, there are also less direct controls such as allocation of
pass-through funds, oversight of local preservation prograimis
receiving funding, and the Certified Local Government pro-
gram. However, state preservation programs probably have the
greatest influence on preservation of historic resources through
the planning and technical support they provide to local preser-
vation commissions.

Local Level  Local governmentis where historic properties can be most effec-
tively protected. Local ordinances can include provisions which
require localapproval of exterior alterations to locally designated
buildings as well as authority to deny or delay demolition.
Because this decisionis usually made by the localelected officials,
the community must support preservation or there will not be
political support for denials of demolition.

One of the problems with local efforts has been variation in Iocal
programs. Too often well-meaning preservation commission
decisions have not protected historic resources because of a lack
of knowledge on the part of the commission. To address this
problemand tocreate abetter partnershipamonglocal, state,and
federal preservation organizations, the Certified Local Govern-
ment programwas created. The objectives of this programare to
implement appropriate state or local legislation for the designa-
tion and protection of historic properties, to establish a qualified
historic preservation review commission, to maintain a system
for the survey and inventory of historic properties, and to pro-
vide for adequate public participation in the local historic preser-
vation program.

R

Welch Block, downfm«;n Fort C o[[fﬁé
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Through the Certified Local Government program, the State
Historic Preservation Office provides expertise, technical sup-
port, and funds to local governments. Inexchange, the state will
ensure there is a legally defensible historic preservation ordi-
nance and administrative procedures; a-historic preservation
commission with specified qualifications; staff support for the
commission, and a work program thataddresses the objectives of
the Certified Local Government program. The local preservation
program also benefits the State Historic Preservation Office by
providing local review of impacts of state and federal actions; of
National Register nominations; of projects applying for federal
tax credits, etc. Thus the program is of mutual benefit to federal,
state,and localhistoric preservation agencies by making the most
of limited financial resources. Thirteen Colorado communities
are Certified Local Governments including the City of Fort Collins.

There are also many local governments that have their own
established preservation programs thatare not participants in the
Certified Local Government program . Some of these programs
offer extensive protection for the local historic resources while
others offer very little protection. However, the range of ways in
which local governments protect historic resources are similar
whether the community is a Certified Local Government, a large
city with a professional preservation program, or a small town
with limited resources. Methods of protection usuallyare related
to how important the resources are considered to be by the
community. Protection methods include:

-Designation of Individual Landmarks or Districts—- Thisis usually
done through the action of a City Councilor County Commission.
Most frequently, the local historic preservation commission must
review and approve any alterations to locally designated struc-
tures. Preservation of the historic and architectural integrity of
the structure is the intent of this review.

- Design Review -- In areas that are not designated as local land-
marks, yet where the historic character is important to the com-
munity, such as the original downtown, the design review pro-
cess encourages preservation of historic architecture and charac-
ter. Frequently, participation by the property owneris voluntary
and is tied to incentives such as low-interest loan programs or
zoning incentives,

-Facade Improvements--Low-interestloans and grant funds canbe
targeted to the renovation of facades of historic buildings with
design guidelines to direct changes in a historically appropriate
manner. This allows the most visible and recognizable partof the
building to be preserved. These efforts are frequently part of a
broader economic revitalization effortin which historic character
makes a valuable contribution.

- Introduction to Historic Preservation
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Example elements that can be defined
in bulk standards ( Denver)
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-Discretionary Development Review--Specialuse review,site plan
review, heightreview, non-conforming use review, and Planned
Unit Development review are examples of discretionary review
techniques. Preservationof historicelements maybe acriteria for
approval.

- Zoning -- Building bulk standards, and permitted and condi-

' tional uses in zoning districts with historic properties, may be
* defined in such a way as to encourage preservation of historic

buildings. However, this limited measure of protection depends
on identifying historic preservation as a purpose of the zoning
district, because itis much more common for zoningstandards to
encourage redevelopment of existing buildings that results in
demolition and loss of historic integrity.

- Codes -- Bringing historic buildings into conformance with
contemporary buildingcodes, fire and life safety codes, mechani- -
caland electricalcodes,and requirements forimproved access for
persons who have disabilities, is difficult, expensive, and, in
many cases, canseverely damage historicand architecturalinteg-
rity. (Alternative ways of satisfying code requirements that
protect the public health and safety have been tested over time
and have been codified to protect city building officials from
liability in granting variances to code requirements.} The Uni-
form Building Code (UBC) has provisions to vary code require-
ments for historic buildings, but the code gives very little guid-
ance about the specific variations and latitude in variation thata
building official can accept while still protecting the health and
safety of the public. The 1991 Uniform Code for Building Conser-
vation (UCBC) for historic buildings was developed to provide
building officials with guidance in varying and waiving code
requirements. The UCBC has been adopted in communities with
a high percentage of designated historic buildings, for example,
Central City, Colorado.

- Incentives -- A broad range of incentives have been developed
over the years as a method of both encouraging property owners
to preserve their properties and to compensate them in some
way for the additional burden of doing so. At one end of this
range are such measures as plaques marking designated land-
marks while at the other end are financial incentives such as
property taxabatement, low-interestloans and grants. Although
plaques and other kinds of public recognition are common, they

‘offer little real compensation for additional regulations.
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Land use regulations are another way to provide incentives. For
example, some cities allow transfer of development rights froma
historic building with more development potential than can be
accommodated by preservingthe building. Insome zoning codes,
floor area bonuses are granted if a historic building is preserved.
Also, certain uses may be permitted in historic preservation
projects thatare not otherwise allowed in the underlying zoning
district as a means of encouraging reuse of a historic structure.
These incentives can be important considerations in the feasibil-
ity of preservinga historic building, butalone would notbe likely
to tip the scales toward preserving a building versus constructing
anew one.

Financial incentives have had more impact on preservation than
any other type of incentive. By far the most successful of these
programs was federal rehabilitation tax credits for rehabilitation
of historic buildings provided by the Economic Recovery Act of
1981. In 1986, the Act was amended which substantially reduced
its attractiveness to property owners, and now it is an incentive
that relatively few property owners can take advantage of. Pres-
ervationists lobby legislators each year to reestablish the rehabili-
tation tax credits. There are a few state tax credit programs,
including Colorado’s, which apply more broadly but are more
limited in the amount of tax credit a property owner may take.

A property tax credit and property tax freeze are other tax
incentive measures used as preservation incentives. Sales tax
waivers or rebates on materials for preservation projects is an-
other type of financial incentive., Some communities have estab-
lished low-interest loan programs and grant programs for quali-
fying preservation projects. However, most communities have
limited funds for this type of incentive. Sometimes funds from
another program, such as the Community Development Block
Grant (CDBG) program, may be combined with preservation
goals and directed toward providing historic housing, toward
purchase ofa building for public use, or to the costs of appropriate
rehabilitation of historic buildings. As a general rule, although
there are many incentives a community might provide to encour-
age preservation, tax incentives are very well-received, equitable,
and easy to administer.

- Introduction to Historic Preservation -
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Issues

in Historic Preservation

Benefit to the Community There are general categories into which most historic preserva-
Versus Rights of the tion issues fall. The following is a broad discussion of the most
common issues.

Property Owner

This issue is at the heart of historic preservation where restric-

tions on a historic property are allowed bylocalregulations. This
issue has become known as the so-called “takings” issue, or at

what point regulations become so restrictive as to violate the

Constitution’s Fifth Amendment prohibition against “taking”

private property rights for public use withoutjustcompensation.

This issue has been the subject of much litigation, and local

officials are increasingly attentive to the latest Jegal decisions

related to land use regulation.

“Takings" law, in recent years, has been the subject of many
decisions of the United States Supreme Court, and this body of
law has, understandably, been evolving over the decades. Gen-
erally, courts which are faced with determining whena right has
beeninjured or destroyed have developed a two-step inquiry o
determine whether a taking has occurred. First, the courts
require that the regulation must have as its purpose a legitimate
state interest and that the regulatory means chosen by the
government mustsubstantially advance the intended state inter-
est. Essentially, there must be a "nexus" between the regulatory
requirementand the legitimate government interest. Secondly,
the courts must determine whether there remains a reasonable
economic or beneficial use of the property when viewed as a
whole, after the imposition of governmental regulation. If the
courtdetermines that the state interest sought tobe promoted is
Penn Central- subject of 1978 Supreme Court ruling a legitimate one and thata nexus exists betweeen the regulation
upholding historic preservation as a valid component " X
of police power. and tha? legitimate governmen? interest, then the court must
. determine whether the regulation allows for some reasonable
beneficial use remaining in the property when viewed as a
whole. If a reasonable beneficial use remains when viewing the
property as a whole, the courts have generally found that no
taking has occurred.

Takings questions often present pitfalls and difficulties for local
governments and are complex in nature. The foregoing analysis
is only a "nutshell' of takings law and is not intended to be
comprehensive on the topic.
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Most historic preservation commissions are appointed by an
elected body, and in some communities, include representatives
of specified professions or interests, such as architecture, engi-
neering, real estate, or history. Smaller communities rarely have
a large enough pool of citizens to specify that an appointment
represent anything beyond an interest in history. While history
is certainly an importantaspect of historic preservation, commis-
sioners are faced with many difficult issues for which knowledge
of history is little help, such as evaluating alterations of historic
buildings for impacts to integrity, identifying and addressing
threats to historicbuildings, creating a legally defensible record of
commission actions, technical preservation issues, etc. There is
rarely any historic preservation planning, design, or technologi-
cal expertise among cormumissioners, staff or elected officials,
except in larger communities such as Fort Collins. The issue is
how can lay commissioners make informed, technically appro-
priate decisions without expertise or expert support staff? This
issue frequently arises locally in design review of alterations to
fandmarks. A frequent complaint of applicants is that the deci-
sions of local landmark commission are arbitrary, capricious and
without basis in fact.

This is a problem nationwide, and there are various solutions.
The Certified Local Government Program is one in which exper-
tise, training, well-established administrative structure, and di-
rection to undertake certain kinds of projects are geared toward
providing commissioners and City staff with historic preserva-
tion expertise. There are a number of private, non-profit historic
preservation organizations, such as the National Trust for His-
toric Preservation, Preservation Action, the Alliance of Historic
Preservation Commissions, and Preservation Law Reporter, that
are excellentsources of information. The use of design guidelines
for the review of alterations to historic properties also helps to
lessen the criticismofsubjectivity. However, guidelines are meant
to provide guidance and continuity of decision-making, and do
net eliminate the need for informed judgement and evaluation.

Many communities seek redevelopment, greater intensity of use
or establishment of new uses in their older areas, and devise
zoning regulations to encourage these results. Land values are
likely to increase based on the direction encouraged by zoning
regulations, which makes itmore likely thatsome kind of physical
redevelopment will occur. Because of the nature of redevelop-
ment, it is very difficult to preserve historic buildings under the
pressure of increased land values and intensification of uses.
Redevelopment of older areas has been viewed as progress by
many communities. More recently, the losses caused by redevel-
opment have become clear to communities and the impacts of
redevelopment on adjacent areas have become more noticeable.
Some communities have begun to respond to these impacts by
implementing more sensitive land use regulation, refinement of
zoning standards, historic preservation ordinances, incentives,
etc.

- Introduction to Historic Preservation -
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Control of Demolition
Through Ordinance

:

Potential for Appropriate
Reuse of a Historic Structure
in Relationship to Zoning
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The rightof an individual to do as he or she wishes with privately
owned propertyis astrongly held American value. This value has
become more limited over time by acceptance of broader public
objectives relating to health, safety, and welfare; however, local
government js usually reluctant to place more restrictions on
property than are absolutely necessary.

Local preservation programs have tried various measures to
ensure preservation of historic resources short of imposing re-
strictions on private property. The result of this approach has
been the loss of many historic buildings in communities across
the country because aside from the purchase of the property or
of easements for preservation purposes, the only measure that
has ensured complete protection are local regulations. Over the
past 50 years, landmark Supreme Court decisions on govern-
ment regulation of private property provided a legal basis that
encouraged more and more local governments to protect historic
structures through regulations. Historic preservation ordinances
that require approval of changes to historic landmarks and allow
demolition to be delayed or denied are now well-established in
law.

Animportant consideration in the preservation of historic build-
ings is that they be continuously occupied and used and that the
use be similar to the original use of the building. However, many
important historic buildings were designed and constructed for
uses that are no longer economically viable. These buildings can
be very difficult to adapt to a contemporary use, especially when
preservation of the historical and architectural integrity is the
objective. Evaluating the appropriateness of alterations to adapt
a historic building to anew use requires balancing the importance
of allowing a historic building to continue its life as a contributing
element of the community with the point at which the required
alterations carelessly, callously, orirreversibly change the historic
character of the structure. The balance point may be differentin
each case, Itis notalways possible to meet both objectives under
traditional zoning systems. Examples include adaptinga historic
schoolorchurchlocated inaresidential zoning district toan office
or business use, or adapting a historic government building
located in a commercial zoning district to a residential use.

Communities have responded to this issue indifferentways. The
best approach in these situations is to allow flexibility in the
zoning regulations to permit economically viable land uses to
occur that would not otherwise be allowed in the zoning district.
Itis also importantthatimpacts generated by the new land use be
adequately mitigated. Land use regulation techniques such as
special use review and planned unit developments have been
successful in encouraging these results.
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It is a common perception that the cost of rehabilitating an
existing structure is more than new construction, and this can
certainly be true; however, there are specific factors that contrib-
ute to the cost differential that can be controlled, and in combina-
tion with an incentive program, can make preservation economi-
cally competitive with new construction. Some of the factors that
influence costs of preservation projects include: difficulty in
obtaining financingbecause projects are usually atypical; lengthy
city approval processes, also because projects are atypical; com-
plexdesign processes to accommodate abuilding program within
anexisting building configuration, rather than creatinga building
configuration in response to the building program; complexity of
conforming to code requirements; unknown conditions discov-
ered during the construction process; difficulty of working around
and connecting new construction to the old; cost of appropriate
buifding materials to blend new with old; and architects', engi-
neers', and contractors'lackof technical preservation knowledge.

These factors can be addressed through an aggressive education
effort aimed at design and contracting professionals, banks, city
staff, and the business community; investment in preservation
expertise (particularly in the design and construction phases);
adoption of building and zoning codes that encourage preserva-
tion; providing technical preservation support, and offering fi-
nancial incentives to help offset additional labor and materials
costs. Some of these factors canbe addressed bylocal government
and some must be the responsibility of the private sector. How-
ever, the more information and incentive the local preservation
programcan provide, the less preservation willbe dismissed asan
option.

Building codes, fire and life safety codes, mechanical, plumbing
and electrical codes, and access codes for people who have
disabilities all have developed in conjunction with changes in
technology and the public’s perception of government responsi-
bility for public health, safety and welfare. This has been related
{0 new construction, and not until the tax incentives of the
Economic Recovery Tax Act of 1981 which created a historic
preservation building boomdid the applicability of these codes to
older buildings become an issue. Section 104(f) of the Uniform
Building Code (UBC) provides the authority to building officials
to vary code requirements for Jocally designated historic build-
ings. However, the Code requires that unsafe conditions mustbe
corrected and a situation may not be made any more hazardous
by the variation in the Code. This canbe a far reaching exception
for improvements to historic buildings. However, building offi-
cials insome communities have notbeen willing to allow renova-
tions that do not conform to the code requirements that impact
safety. Without training to guide them on how to achieve safer
conditions in alternative ways or toevaluate if the existing hazard
has been made better or worse, few building officials have been
willing to risk endangering public safety.

- Introduction to Historic Preservation -
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Limited Knowledge of Technical
Preservation in the Contracting and
Design Professions

When it became clear there was a conflict between code and
historic preservation objectives, more extensive evaluation of
alternative ways of achieving both objectives resulted in the
development of the Uniform Code for Building Conservation
(UCBC). The UCB Section 104(f) applies to locally designated
landmarks, while the UCBC s intended to guide rehabilitation of
existing buildings, including historic buildings.

Architecture, engineering, and building contracting primarily
have been concerned with new buildings. Altering existing
buildings rarely had to be sensitive to the character or building
fabric. Few private developers/builders had experience in evalu-
ating the cause and effect relationship of deterioration of old
buildings to make appropriate repairs. Many times cosmetic
improvements reverted back to the same deteriorating condition
because the cause of deterioration was notaddressed. There was
little real knowled ge of historic building materials including how
to repair, replace, and match them. Mechanical, electrical, and
plumbing systems were replaced entirely withoutregard for the
damage done to original building materials and systems. This
lack of knowledge by the entities responsible for designing,
estimating costs,and constructing projects, resulted insignificant
destruction of irreplaceable historic resources, although not nec-
essarily intentional. Costs and the scope of work were estimated
inaccurately, and unforeseen conditions affected not only costs
but schedules. When a higher standard of technology and
sensitivity was required, few architects, engineers, or contractors
were prepared to respond. At the present time, there are quali-
fied experts nationally, but the expertise has not extended very
far into the local professional design and construction fields.
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A community’s historic buildings represent the tangible links to
the pastand are the physicalembodimentof the unique character
created by historic development and events. Although historic
preservation has long focused onsaving buildings, preservation
recently has been more broadly attractive for its economic ben-
efits of community revitalization and tourism. Maintaining the
continuity between the past and the present offsets the rapid
pace of change of the late 20th century and the anxiety citizens
feel at not being able to predict even the near future. The scale
and texture in the detail of historic buildings is an important
counterpoint to the anonymity of contemporary development.
The sense of longevity and knowledge of the unfolding of com-
munity history fosters important civic pride that in a large way
encourages citizen involvement in the community from im-
provement of personal property, to voluntarism, to charitable
contributions, and most fundamentally, to participation in deci-
sions that shape the future of the community.

The image of the downtown, as remodeled in the 1950s and
1960s, is one that most Americanscan identify with. Theyidentify
with itbecause itis ubiquitous -- as familiar to New Englanders as
to Texans, to Georgians as to Minnesotans. In the post-World
War [l rush to modernization, most communities covered atleast
some of their original downtown buildings with aluminum and
plastic, rendering one downtown indistinguishable from an-
other. Atthe same time, homes of historically important people
were destroyed to be replaced by modern buildings. Before long,
the physical continuity of the community history was dislocated,
and residents lost the sense thatthey were connected to the past
inany real way. This was perceived as less of a loss and more as
a positive move toward modernization when prosperity caused
economic and physical expansion with up-to-date shopping
centers springing up on the periphery of town on established
automobile routes along with suburban housing developments
all made accessible by the automobile. Downtown, the heart of
the community with retail shops, offices, and local government,
was abandoned in favor of suburban development with shiny,
new buildings surroundedby parkinglots. Some clderneighbor-
hoods around the downtowns also became less desirable.

i o

New University Méﬂ, Fort Collins, 1964
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Boulder Mall

Preservation of Neighborhood Integrity

Commercial buildings near downtown neighborhoods

Restoration in downtown Corning, New York

Cities are beginning to struggle with the consequences of urban
growth and sprawl, including the cost of providing basic munici-
palservices, increased traffic congestion, and deterioration of air
quality and quality of life. Historic downtowns and residential
areas now are being seen as opportunities to address these
serious problems. This is made more attractive because the char-
acter of historic downtowns and residential areas strikes a re-
sponsive chord in the community. The sense of continuity and
well-being historic buildings and areas provide is a vital source of
common purpose inaddressing community problems. The charm
of historic buildings can attract retail shoppers, businesses, and
residents backto the heartof the city. This results in rehabilitation
of aging housing and deteriorating neighborhoods, renewed
economic activity in the downtown, and the opportunity to
expand the existing economic base through tourism.

In many communities, older residential areas became less desir-
able as the population shifted to newer, suburban development.
These older areas became locations for rental housing and aging
housing stock. This encouraged changes in use and density;
multi-family housing, business and commercial uses encroached
into residential areas that were less stable. This trend eroded the
integrity of many residential neighborhoods. The concentration
of rental properties and increased density with all the related
problems made these areas less desirable for reinvestment and
led to deterioration of buildings, major alterations of historic
residential buildings, and demolition.
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As the historic preservation movement gathered momentum in
the 1960sand 1970s, the results of earlierefforts in the Georgetown
section of Washington D.C,; in Charleston, South Carolina; and
the Vieux Carré of New Orleans, charmed and intrigued visitors
fromall over the country. Americans came to value the character
of old buildings that they did not find in new construction, and
they valued them for living in and working in, not just as
museums to the past. Public officials began to understand
historic preservation could serve as a catalyst for revitalization of
deteriorated neighborhoods. In many cases, revitalization could
be targeted to younger families, who could invest limited dollars
indeteriorated areas and investlarge amounts of their own labor
and vision to create quality and affordable residences. As more
people took advantage of this type of opportunity, sometimes
aided by public incentives, historic neighborhoods reestablished
their vitality and viability.

Historic preservation as a means to reestablish neighborhood
integrity has notbeen universally accepted. Notall communities
experienced the degree of deterjoration that spurred reinvest-
mentopportunities, Notallcommunities had the kind of historic
resources that were viewed as opportunities. Forexample, many
early neighborhoods in Western towns were made up of modest
wood-frame vernacularcottages. The architecture wasnotgrand,
the size was smali, and the infrastructure was old. For the most
part, these neighborhoods served as areas of affordable housing,
While these areas did notundergoradicalchanges, they were not
perceived as particularly valuable and were always threatened
by small incremental changes. As federal preservation dollars
targeted identification of historic resources, communities be-
came more aware of and better informed about buildings and
neighborhoods that had previously been taken for granted. As
the historic value became known, various incentives, such as tax
waivers and abatements, low-interest loans and grants, allowed
historicneighborheods tobe preserved and restored. Frequently,
this resulted in making the neighborhood a more desirable place
to live, and in this way protected otherwise defenseless historic
resources.
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Relationship to  Conservation of resources is an issue that has gained increased
Environmental Protection support since the 1960s as a result of concerns about over-
population, diminished soils productivity, polluted water, toxic
waste, and loss of natural areas. Citizens have clearly demon-
strated their individual and collective concern for the environ-
ment including a willingness to contribute to the preservation of
the environment, for example, by recycling aluminum cans and
paper. Fromthis, it is not a greatleap to value the recycling of old
buildings. Tearing down a historic building to replace it with
another makes an impact in two ways; first, by neglecting build-
ings before their usefulness has ended takes from the generation
that provided the resources to produce the originalbuilding; and
second, by using resources today in the new replacement build-
. ings that might be saved for tomorrow, takes from future genera-

tions faced with increasingly scarce resources.

Historic preservation and environmental protection had an un-
. easy relationship during the 1970s when efforts to improve
energy efficiency of buildings and the use of solar energy devices
were in conflict with preservation of historic buildings. Over
time, however, more sensitive design solutions were developed
to upgrade energy performance of historic buildings while keep-
ing historic and architectural integrity intact.

The concurrent recognition of the importance of the core city in
addressing the various problems of urbansprawl, of the potential
for reusing old buildings for contemporary uses, and of the
widespread support for recycling and other environmental is-
sues hasbeen importantto developing broad nationalsupportfor
historic preservation.

Economic Benefits of  For many years preservationists have used the argument that
Historic Preservation  preserving historic buildings increases property values and en-
hances economic activity as a means to generate financial and
political support for historic preservation. Although this argu-
ment has been based on examples of other communities where
this has been the outcome, there has been no objective method to
predict and quantify this result. Historic preservation has been
inaccurately viewed as the antithesis of the progress and change
thatsome communities pursue. Aestheticregulations in general,
and historic preservation in particular, are wrongly perceived as
detrimental to the economic interests of property owners, and
focus on the notion that such regulations prevent a property
owner fromgenerating as much return from property ownership
as they might in the absence of regulation. Many local govern-
ments have responded by ignoring the cultural, aesthetic and
historical benefits of preservation for the more immediate con-
cerns of economic development.

Trimble Court, downiown Fort Colfins
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The costs of aesthetic regulation to individual property owners
have been better documented than the benefits, and although
there are clearly many community benefits, they are not neces-
sarily distributed equitably throughout the private sector. For
historic preservation to demonstrate its economic benefit in an
objective way toboth individual property owners and tobroader
community interests, the economics of preservation must be
quantifiable. Until recently, a method for quantifying these
values had not been devised. However, using funding from the
National TrustFor Historic Preservation’s CriticalIssues Fund, the
Government Finance Research Center of the Government Fi-
nance Offices Association has developed a methodology for
quantifying the economic benefits of preservation. The intent
was to clarify the economics of preservation so advocates can
make reasonable and specific arguments, and elected policy
makers can make more informed decisions.

Based on analysis of hundreds of historic rehabilitation projects
encouraged by federal tax credits, some general relationships
between $1,000,000 in new construction and $1,000,000 in reha-
bilitation of historic buildings have been established:

$120,000 more dollars willstay in the community with
rehabilitation than with new construction;

Five to nine more construction jobs will be created by
rehabilitation than by new construction;

Four and seven-tenths (4.7) more new jobs will be
created with rehabilitation than with new construc-
tion;

Household incomes in the community will increase
$107,000 more with rehabilitation than new construc-
tion; and

Retail sales in the community will increase $142,000
as a result of $1,000,000 invested in rehabilitation,
which is $34,000 more than the same investment in
new consfruction,

* Source: Donovan D. Rypkema of the National Trust For
Historic Preservation on May 16, 1992, at a Preservation
Week workshop in Boise, Idaho.

W
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Cultural Tourism

Lee Martinez Park

In addition to quantifying the primary economic benefits, there
are other positive impacts, that although secondary in nature,
have economic benefits thatare hard to measure because theyare
marginal or incremental, such as the economic revival of the
downtown and stabilization of residential neighborhoods. Nev-
ertheless, these benefits can make an enormous contribution to
community quality and are considered part of the preservation
equation.

Tourism also plays an importanteconomic role in many commu-
nities and historic preservation is frequently viewed as a tool to
enhance economic activity in communities where there is little
existing tourism activity. In researching the Colorado tourism
market, the Colorado Tourism Board has determined one of the
most important reasons tourists visit Colorado and other states is
to visit historic sites and related museums and cultural resources.
This appears to be the case in Fort Collins with 80,000 trolley riders
by June 1992; an annual increase in Museum visits from 36,000 in
1991 to an estimated 42,000 in 1992; and an increase of an
estimated 5,000 visitors to the Avery House in 1992 from 4,500
visitors in 1991. Because the cultural heritage of a community is
important for a variety of reasons, many local governments have
undertaken cultural plans to develop and enhance cultural re-
sources. Historic resources and their preservation are key ele-
ments of such plans.
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History
Fort Collins

Fort Collins is the northernmostof Colorado’s Front Range cities.
[t is Jocated 65 miles north of Denver on the Cache la Poudre
River, Fort Collins was incorporated in 1873 and has continued
to grow and develop. The population was nearly 90,000 accord-
ing to the 1990 census. Understanding historic development
patterns of the community is important in identifying the charac-
teristics that distinguish Fort Collins from other Front Range
cities and farming communities. These characteristics form the
basis for the Historic Resources Preservation Program.

Just when it was that man first came into Larimer County is of
course impossible to determine with any certainty. Mostarchae-
ologists would agree that the area probably was inhabited 13,000
to 15,000 years ago by early Native Americans. Little is left of the
material culture of these peoples, mostly stone tools and a few
bones, but their culture was probably richer than is indicated by
the few pieces of evidence that have withstood the ravages of
time. One veryimportant archaeological site in Larimer County
is known to date from this early "paleo-indian” period, the
Lindenmeier Site. Archaeclogical studies indicate that it was
occupied between 11,000 and 11,500 years ago. The site was
probably used repeatedly as a meeting place and campsite.

Sometime between 1650 and 1700, the use of the horse was
introduced toNorthern Colorado. Originally broughtinto Mexico
by the Spanish in the 16th century, the use of the horse spread
rapidly northward. With this new mobility, many Native Ameri-
cans took up the old nomadic, buffalo hunting style, now much
easier on horseback with bow and arrows.

And s0, when white men began to encroach on the area in the
early 1800's they found the Arapahoe and Cheyenne Indians
holding almost complete dominion over the plains area. The
Cache LaPoudre valley seems tohave been their favorite hunting
grounds. Theyspenta good partof the hunting seasonalong the
river and their tepees were familiar sights to the early explorers
and emigrants. Their camping grounds were mainly on both
sides of the river near the mouth of the Boxelder Creekand ator
near Laporte. Antoine janis said he found 150 Indian lodges at
Laporte when he located there in 1844. Inthe mountains the Utes
reigned supreme, withsome Shoshoniin the far northernmoun-
tains, bordering Wyoming. The feothills area was in dispute,
clatmed by both sides.

+ Historic Preservation in Fort Collins -
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Antoine Janis with Indian feenda

Hislory of Development in Fort Collins
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The earliest white settlementin what is now Larimer County was
related to the fur trade. There were fur trappers’ cabins and
camps in many places. The Cache la Poudre Valley became a
popularroute for many travelers. The national fur trade reached
its height in the 1830s; however, when the Fremont expedition
came to the area in 1843, most of the trappers were gone.

Increased westward travelby emigrants during the 1850sand the
gold rushes brought more and more people to Larimer County.
An estimated 100,000 gold seekers fanned outward from the
Denverareaand the Larimer Countyarea became a route to gold
camps as well as an agricultural supply center. In 1859, a com-
pany of French Canadian families established a settlement called
Colona near present day Laporte. The company built 50 log
houses, a grocery, and asaloon. A ferry across the river attracted
immigrants to this location.
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Various Native American tribes used the area as hunting grounds,
but no tribe dominated, which meantless resistance tosettlement
thanwhatoceurred inother parts ofthe region. However, threats
totravelers in other parts of Colorado, by both Native Americans
and outlaws, caused the establishment of military posts and
military expeditions to stop hostile actions. In the summer of
1862, Camp Collins, named for the Lt. Col. W. O. Collins, was
established along the Cache la Poudre River to house cavalry
companies responsible for patrolling the stage route and escort-
ing coaches and settler parties through the area. A springflood
in 1864 forced relocation of the camp, and a more advantageous
location was selected. The new post was known as Fort Collins,
and was the site of the future community of Fort Collins.

By 1866, threats to the trails and settlers had been greatly re-
duced, and Fort Collins was of little use. In 1867, President
Johnson ordered it abandoned. The area of Fort Collins known
as Old Town had been surveyed and platted that year in expec-
tation that the land upon which the Fort was situated would be
available for settlernent. OId Town extended from the river
south to Mountain Avenue and west from Riverside to College
Avenue.

Many of the early settlers of Fort Collins were soldiers who
claimed lands after the post closed. The earliest buildings were
constructed of logs and/or sod. Businesses, such as a mercantile
store, drugstore, mills and brick yards, flourished. In 1868, the
seatof Larimer County moved from Laporte to Fort Collins. The
availability of bricks and sawn lumber from area sawmills meant
thatlogand sod structures gradually gave way tosolid brickand
wood-frame buildings.

The colonymovementand the success ofagriculture were impor-
tant factors in the growth of Fort Collins. By 1869, the value of
agricultural products was nearly as greatas thatof mining. When
the area’s agricultural potential became evident, land develop-
ment companies and local communities began promoting the
region for settlement. Building the transcontinental railroad
accelerated settlement of the west. Railroads offered immigrant
colonists special rates, and the colony movement became very
popular by the 1870s.

The Fort Collins Colony was a scheme developed by business-
men from Greeley, which had one of the most successful colony
ventures in the region. The Fort Collins Colony was planned to
both spread the benefits of the Greeley colony and to make a
profit on the sale of land. Colony lands encompassed three
thousand acres adjacent to Old Town, and when the military
reservation officially opened to settlement in 1872, a new era of
development began.

- Historic Preservation in Fort Collins -
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The original survey of the townsite established 400-foot square
blocks, 25-foot by 90-foot business lots, and 50- and 100-feet by
190-footresidential lots. Theamountofopenland allowed streets
in the townsite to be very wide; College and Mountain were 140-
feetin width, Laporte 150-feet, and all other streets were 100-feet
wide. The streets of the new section of town were laid outin grid
fashion, with major roads following section lines. This was in
contrast to Old Town, which had been laid out parallel to the
river. The wide streets and grid street pattern remain as an
important distinguishing characteristic of Fort Collins.

The founders of Fort Collins attempted to provide for what they
viewed as necessary for the future development of their commu-
nity. Outlying farms were sold in tracts of 10-, 20- and 40-acre
parcels, and locations for a college, schools, churches, hotel,
county buildings, parks, a zoo, and a cemetery were set aside to
encourage development of these important community uses.
Founders also emphasized what type of person they wanted to
attract and announced their intention to establish superior edu-
cational facilities rather than saloons or gambling halls.

The Colony stimulated population growth and an associated
building boom. The most common type of business buildings of
the time were wood-frame false fronts, some of which were made
more elaborate with decorative cornices and with board and
battenorclapboard siding. By 1873, when the town of Fort Collins
was incorporated, brickand stone commercialbuildings beganto
transform the town froma frontier outposttoa Victorian commu-
nity. When the railroad reached the region, stone detailing of
brick buildings were sometimes replaced with ornate cast iron
fronts and metal cornices. Pre-railroad era residential buildings
were simple wood-frame, front or side gables, with clapboard
siding, stone foundations, and tall narrow, double-hung win-
dows. The style was vernacular, meaning it had no particular
stylistic influences. This type of residential architecture contin-
wed tobe commoenin Fort Collins untilWorld Warll, becauseitdid
not require formal architectural knowled ge orskilled craftsman-
ship.

Arrivalof the railroad in Fort Collins had animpactsimilar to that
of other western communities. The railroad provided access to
materials, markets, and population, and in Fort Collins, stimu-
lated architecture, agriculture, business, and immigration, which
had been stagnant after the initial burst of activity in 1873. False
front commercial buildings were replaced by architectural de-
signs developed in the Eastand then established in the western
towns by trained builders and architects. Building materials
related to this architecture could be obtained at a reasonable cost
byrail. Many publicbuildings and facilities were builtin response
to developmentstimulated by the railroad, such as a city hall, fire
station, public water system, an electrical plant, and a telephone
systern.
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By the mid-1880s, many of the blocks in the original 1873 plat had
some development on them. The most heavily developed area
extended from Willow Street on the northeast to Olive Street on
the south and from approximately Howes Street on the west to
Lincoln Avenue and Whedbee Streeton the east. Railroad tracks
ran generally north-south along Willow Streetand along Mason
Street. The commercial area generally extended from Jefferson
Avenue in the northeast to the intersection of College Avenue
and Mountain Avenue to the southwest and to College Avenue
and Laporte to the west. The principalindustrialarea was onthe
northeastern edge of town and in the northern area along the
railroad line. The heaviest concentration of groceries, dry goods,
restaurants, hardware, drugs, jewelers, laundries, printers, fur-
niture, carriage and harness supplies, saloons, and hotels was in
an area bounded by Jefferson between Pine and Chestnut, Lin-
denbetween Willowand Mountain, and College between Moun-
tain and Walnut. This area also had residential development.

By the end of the century, the commercial area had expanded
with vacant lots and residential buildings replaced by commer-
cialstructures. The business area expanded onto the blocksouth
of Mountain Avenue and further northalong College Avenue. A
number of large publicstructures suchas the courthouse, schools,
and many of the Agricultural College buildings had been com-
pleted. However, many blocks in the old parts of town remained
unoccupied. :
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Fort Collins in 1899, painting by M.D. Houghton
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Loomis Addition

Residential areas were added to the original 1873 townsite prior
to 1900 and were separated from the commercial and industrial
areas. Early development activity included the Lake Park Addi-
tion to the southeast, east of College Avenue between Elizabeth
and Pitkin, and the Loomis and West Side additions to the west.
The Loomis Addition was bounded by Laporte, Whitcomb, Mul-
berry and Washington. The West Side Addition was bounded by
Elm, Whitcomb, Laporte and Ward. Access to materials by rail,
arrival of eastern styles with architects and builders who were
attracted by the building boom, and new mail-order pattern
books offered property owners greater choice than the vernacu-
lararchitecture of prior years, By the mid-1890s, residentialareas
of Fort Collins were principally to the south and west of down-
town, with smaller areas to the northeast between Jefferson
Street and the river.

The first part of the twentieth century was a time of prosperity
and growth for Fort Collins. The sugarbeet industry stimulated
the steady progress Fort Collins made d uring the previous twenty-
five years. Construction of the Fort Collins sugarbeet factoryon
Vine Street made an immediate impact on the community when
it was completed in1904. Hundreds of people were employed for
four months of the year, real estate prices in the area increased,
construction boomed, jobs were created, new businesses were
attracted to the area, and the population increased dramatically.
In response, City services also expanded including a new public
water system, library and gas company. Two of the earliest
outlying developments, Buckingham Place and Anderson Place,
were builtfor workerhousing forthe sugarfactory. Asresidential
areas were laid out, they were annexed to the City. With the
annexation of Buckingham Place in 1906, the City boundaries
crossed the Poudre River for the first time.

Creat

estern Sugar beet factory
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The first decade of the twentieth century was one of substantial
downtown development. By 1909, the downtown area had
expanded to the northeast, west,and south, fromapproximately
43 to 74 acres. The arrival of the Union Pacific railroad along the
north side of Riverside and lefferson streets caused the demoli-
tion of many of the community’s oldest buildings. This made
future commercial expansion to the north less desirable. By 1925,
the commercialarea was about76 acres inareaand had expanded
to the west along Mountain Avenue and south along College
Avenue.

Day of sale of houses along north side of Jefferson street

Astreetcarsystembegan operating in Fort Collins in 1907 and the
radial lines that extended from downtown to the western and
southern periphery of town were important factors in shaping
future residentialand commercialdevelopment. Mostrealestate
activity occurred on the west side of town with a number of lots
platted along the West Mountain Avenue corridor prior to the
streetcar. Streetcarsuburbs were created to attractstable, middie-
class families to modest-sized lots, with transportation to the
downtown by streetcar. In this way, the streetcar generated the
outward growth of the city.

%

Streefcar in City Park
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After World War [, the agricultural economy experienced hard
times. Prices for agricultural commodities fell after World War,
and the industry suffered. A period of relative prosperity fol-
lowed when prices finally stabilized. During this time period, the
local economy was helped by the discovery of oiland gas north
of Fort Collins. A smallboom in cil and gas related development
and tourism materialized. The oiland gas field did not prove to
be as significant as hoped, and by 1930 the oil and gas industry
was gone. The stock market crash in 1929, adverse weather
conditions and weak agricultural markets brought on nation-
wide depression that lasted until World War Il and affected Fort
Collins as deeply as it did other agricultural communities.

By 1925, the business districtextended from Willow Streeton the
northeast, west to Howes, south to Mountain Avenue and south
along both sides of College to Olive. This expansion encroached
on and displaced nearby residential areas. Few residential uses
remained in the downtown by this time, and retail, commercial,
service and financial uses were most prevalent. Property north
of Jefferson Street and along Masoen Street and the railroad lines
north of Laporte Avenue were popular for industrial and trans-
portation-related uses.

During this time period, mass production allowed the automo-
bile to become an influential elementin the American wav of life.
From the 1920s to the present, the automobile was the primary
influence on development patterns in the community. However,
the popular street railway system provided continuous service,
supported by referendums in 1932, 1934, 1938 and 1950, until
increased reliance on automobiles, the post-World War Il subur-
ban explosion, and competition from buses all contributed to
declining ridership. The system ceased operation in 1951.

With Los Angeles leading the way in 1909, many small commu-
nities passed zoning laws by the 1930s, primarily to protect
residential areas from the encroachment of business and indus-
trial land uses, Fort Collins adopted a comprehensive zoning
plan and map in 1929 with six categories of allowed land uses
within the city, It was not unti] 1954, however, thata planning
beard was created to administer the zoning plan.

There was little development and construction activity in the
community during the depression years. One of the largest
projects of this time was the municipally-owned power plant
which was constructed in 1935 on North College Avenue. Most
residential growth in this period occurred in the 1920s, with little
activity in the 1930s. Most of the area annexed was along the
‘western boundary and was relatively flat and barren. The area
wassubdivided intoa grid of streets and small- to moderate-sized
lots. Inmany cases, the developer completed the plats, thensold
lots tosmallbuilders orindividualbuyers, rather thandeveloping
the entire subdivision as is more common today. This practice
was responsible for a greater variation in architecture than had
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previously existed. Also during this era, the Alta Vista subdivi-
sion in the northeast part of the city was platted and developed
by the Great Western Sugar Company to provide housing for
sugar workers in order to create a more stable labor force. There
was relatively little development in Fort Collins from the 1930s
untiil after World War II. The extent of what is considered the
historicdowntown and residentialareas was well-established by

the 1930s.

History .
Preservation i
Fort Collins

After World Warll, the entire country was looking to the future,
to prosperity, and to new technology. Few communities were
interested in looking backward to their history. Across the
country, many historic buildings were “modernized” or demol-
ished and in Fort Collins as in other communities, there was
general rejection of the “old.” Resulting locallosses included the
removal of the streetcar line (1951), the demolition of the Larimer
County Courthouse {1957), the First National Bank (1961), and
various residences, schools, and churches in the downtown area
{(see Appendix A -- Demolished Structures).

Interest in protecting historic resources spread slowly across the
country from the southeast and northeast, with resulting enact-
ment of local historic preservation ordinances. The general
awakening of the country in the mid-1960s to the value of
protecting the environment created broader interest in historic
preservation. In response to the demolition of severalimportant
structures, Fort Collins adopted in 1968 its first historic preserva-
tionordinanceand established the LandmarkPreservation Com-
mission to oversee the ordinance. The Commission’s responsi-
bilities were to preserve significant historic structures through
local landmark designation and to regulate exterior changes to
the designated landmarks.

In1969, the Landmark Preservation Commission designated the
first five local landmarks. The Old Fort Site was the first locally
designated landmarkin 1969. In 1986, however, the Old Fort Site
designation was rescinded since the area designated was deter-
mined not to be the actualfortsite and the integrity of the site had
been substantially altered by new construction. In 1974, the Fort
Collins Centennial-Bicentennial Council attempted unsuccess-
fully to sponsor the rebuilding of the original military fort and
subsequently turned their attention to identifying and honoring
24 historic residences, churches, schools and business blocks with
plaques which still exist today.
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In1975, the LandmarkPreservation Commission was replaced by
the Cultural Resources Board, which was given responsibility to
address matters relating to historic landmarks, with a sub-com-

mittee responsible for designations and to oversee the commu-.

nity museumand other culturalactivities. In 1977, the Goalsand
Objectivesdocumentof the Comprehensive Planidentified goals
related to preservation of historic resources. These goals are still
embodied in the Landmark Preservation ordinance.

During the 1970s, twelve properties were listed in the National
Register of Historic Places, a largely honorary recognition of
national historic significance. Seven properties were designated
as local landmarks, putting their preservation under the control
ofthe City’s Landmark Preservation ordinance. In the mid-1970s,
a proposal to extend Remington Street through Old Town would
have demolished several historic buildings from the original
townsite. A group of concerned citizens and the City’s first
Preservation Planner formed the Old Town Planning Commit-
tee. This Committee was successful in preventing Remington
Street from being extended through Old Town. In 1978, the Old
Town Historic District was listed on the National Register of
Historic Places. In the following year, the Old Town Historic
District was designated as a local historic district. The Old Town
Planning Committee continued its involvement, and with the
assistance of the City’s Planning Department, developed an area
plan for the district and prepared design guidelines to review
proposed changes to historic buildings and signs in the historic
district. The Historic Old Town Planwas adopted in August 1980
as the City’s first neighborhood plan. In 1981, the City adopted
design guidelines for review of changes in the area. It became
clear thataseparate group wasneeded todeal withdesign review
for local landmarks. The Landmark Preservation Commission
was reestablished and given decision-making authority for de-
signreview. The Cultural Resources Board retained the function
of recommending local designations.

The City used its capitalimprovement program, Designing Tomor-
row Today,during the 1970s, to move the Museumto the Carnegie
Library, and to purchase the Avery House for a house museum.
A historical park was developed around the Museum to inchude
the historic Boxelder School, the Antoine Janis Cabin, and the
Auntie Stone Cabin. During the 1980s, the Cultural Resources
Board successfully nominated the Laurel School Historic District
to the National Register of Historic Places, and also designated
the first localland mark without the consent of the owner. the old
Post Office at Oak Street and South College Avenue.

Staffing for the Land mark Preservation Commission was initially
from the Building Inspection Division, with emphasis on code
compliance. In 1984, the Planning Department formalized its
involvement in the City’s support of historic preservation by
creating the Historic Preservation Program, staffed by a full-time
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Restored Streetcar#21
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senior planner and a half-time preservation specialist. The
program concentrated on improving design review, identifying
and recording data on historic resources, and on creating aware-
ness of the need for and value of historic preservation. In 1988,
a City Council-sponsored Boards and Comimissions Review Sub-
committee recommended that the landmark designation func-
tions of the Cultural Resources Board be transferred to the
Landmark Preservation Commission in the interestof improving
the responsiveness of citizen advisory boards. The Landmark
Preservation ordinance was revised to give the Landmark Pres-
ervation Commission the responsibility for landmark designa-
tions. Also in 1988, A Strategic Plan For the Fort Collins Historic
FPreservation Programwas prepared whichestablished a five-year
work plan for the Landmark Preservation Commission to follow.

There were manysuccessful efforts to preserve historic resources
in Fort Collins during the 1980s and early 1990s, including:
renovation of important Old Town buildings, including the
Whitton Block, Miller Block, McPherson Building, H.A, Craft
Building, and the H.C. Howard and ].L. Hohnstein Blocks; reno-
vation and furnishing of the Avery House; acquisition of the
Avery Carriage House; acquisition of the McHugh House by the
Local Development Company; preservation and/or renovation
of properties by the private sector, including the Arthur House,
Edwards House, Reed-Dauth Building, Kissock Block, Stover-
Bosworth Building, 100 block of West Mountain, Poudre Valley
Bank Building, Old Firehouse, Bernard Block, Post Office, Union
Pacific Depot, 205 South Meldrum, Blaine Hotel, Opera House
Galleria, Forney Estate, Emerson House, and the T.H. Robertson
House; preservation and exteriorstabilization of the waterworks
building; six successful nominations to the National Register of
HistoricPlaces,and; thirteenlocallandmarkdesignations includ-
ing the City-owned Power Plant and Streetcar Barn.

Other community programs have enhanced historic buildings
althoughnotspecifically directed todoso,such asinvestments by
the Local Development Corporation and Community Develop-
ment Block Grant funds in downtown projects. The Fort Collins
Municipal Railway Society collected private funds and volun-
teers to restore Trolley Car #21 and tracks to run it on West
Mountain Avenue. Car #21 is listed on the National Register of
Historic Places and is a local historic landmark.

Even with these many successes, there have been occasional
community controversies related to demolition of historic build-
ings (refer to Appendix A - Demolished Structures in Fort Collins).
In 1991, the City Council allocated funds for the development of
acomprehensive historic preservation program to be completed
and implemented in 1992-1993. The Historic Resources Preser-
vation Program Plan is the product of that undertaking.
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Current

Fort Collins Historic Preservation Program

The FortCollins Historic Preservation Programbeganin 1968 and
as has been typical of historic preservation programs across the
country, has undergone many changes. The purpose of historic
preservationinFort Collinsis embodied within Chapter 14 (Land-
mark Preservation) of the City Code and includes the following
objectives:

Designate, preserve, protect, enhance and perpetuate
those sites, structures, objects and districts which
reflect outstanding elements of the City’s cultural,
artistic, social, economic, political, architectural, and
historic heritage;-

Foster civic pride in the beauty and accomplishments
of the past;

Stabilize or improve aesthetic and economic vitality
and values of such sites, structures, objects and
districts;

Protectand erthance the city’s attraction to tourists and
visitors:

Promote the use of outstanding historical or architec-
tural sites, structures, objects, and districts for the
education, stimulation and welfare of the people of
the City;

Promote good urban design; and

Promote and encourage continued private ownership
and utilization of such sites, structures, objects or
districts now so owned and used, to the extent that the
cbjectives listed above can be attained.

This is the legal basis for historic preservation in the City of Fort
Collins. The ordinance offers significant protection for the
community’s designated landmarks. The ordinance allows the
City Council to deny demolition or inappropriate alterations; to
delay for 180 days the issuance of a building permit for alterations
to a building under consideration for designation as a landmark;
todesignate a property without the owners’ consent; tointegrate
planning and historic preservation; and to review signs, as well
as other exterior alterations to landmarks or buildings in a local
historic district.
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Landmark Preservation Commission

Land Use Planning and Regulations

Locally Designated Landmarks
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The Commission is composed of seven members appointed to
four-year terms. The Commission functions as a design review
body and is responsible for local landmark designations. Mem-
bership requires certain expertise and an effort is made to ap-
point commissioners with training, experience, and knowledge
inarchitecture, landscape architecture, architectural history, struc-
tural engineering, general contracting, urban planning, mort-
gage lending and commerce. While a balance between profes-
sionals and lay persons is sought, technical expertise in reading
site and building plans and ability to visualize the physical reality
of the constructed projectis important. The LandmarkPreserva-
tion Commission undertakes a variety of activities as part of the
annual work program, including local landmark designations,
designreview of projects inlocally-designated historicdistricts or
to locally-designed landmarks, Preservation Week activities as
part of National Historic Preservation Week, Certified Local
Government activities, and education of the public regarding
historic preservation. The Commission also undertakes other
projects and activities which vary from year to year as opportu-
nities are presented.

Fort Collins uses an array of techniques to plan for and regulate
land use, including; neighborhood and corridor plans; zoning,
annexation and subdivision regulations; and the Land Develop-
ment Guidance System. Some of these techniques are policy
planning documents which guide both public and private land
use decisions while others are codified regulatory measures.
Many laudatory community goals and policies are incorporated
in the policy planning documents including preservation of
historic resources. Some of these plans include implementation
actions. However, there is a gap between the preservation goals
in these plans and the regulatory means to implement the goals.

In Fort Collins, as in most communities, official designation of
sites and buildings as local landinarks is the best method to
ensure preservation. In designating a landmark, the historic,
architectural, or geographic significance of the resource is
evaluated. The Landmark Preservation Commission can con-
sider such factors as historic importance, architectural impor-
tance and/or geographical importance in making a decision on
localdesignation. The final decision is made by the City Council.

In Fort Collins, as is true of most communities, designations are
primarily brought to the Commission by the owner, Landmark
designation can impose significantrestrictions on a property and
the City has been understandably reluctant to impose them
without the agreement of the property owner although the
owner's consent is not legally required. In Fort Collins only one
landmark has been designated withoutthe consentof the owner,
the old Post Office. Designation of a historic district, on the other
hand, rarely has the supportof all property owners. However, in
the past, the City has been reluctant to designate a district
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without a high percentage of support and frequently district
boundaries end up beingbased more on property ownersupport
than quality of resources.

Most preservation commissions, and Fort Collins is no exception,
find design review of alterations is their most contentious and
controversial responsibility. Fort Collins has one locally-desig-
nated historic district, Old Town which is alsoa National Register
Historic District, and another National Register Historic District,
Laurel School. Old Town has been an important element in the
downtown revitalization effort. The EastSide NeighborhoodPlan
proposed localdesignation for the Laurel School Historic District.
The WestSide Neighborhood Planrecommended furtherevalua-
tion of historic resources for potentialdistricts. Such designations
are the most effective way to preserve these historit resources.
However, along with greater protection comes greater require-
ments of the Landmark Preservation Commission for design
review and for staff support.

The Fort Collins Historic Preservation Program has existed in its
present form since 1984 when the reorganization of responsibili-
ties between the Landmark Preservation Commission and the
Cultural Resources Board gave the Landmark Preservation Com-
mission the authority to recommend designations of landmarks
and historic districts. In 1988 the Strafegic Plan For the Fort
Collins Historic Preservation Program was completed to provide
a focus and five-year work program for the administration of the
program. Issues identified by this plan included:

-Design Review

1. A more effective design review process was needed,
particularly for signs;

2. Stricterenforcementofapproved designreviewapplica-
tions was necessary;

3. The program required adequate staffing to provide
thorough and complete design review;

-Design Guidelines

4. The goals and expectations of commission members,
property owners, and tenants of the Old Town Historic
District were not clearly defined;

5. The Historic Old Town Design Guidelines did not
provide adequate direction;
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-Programn Administration

6. A new program focus was needed to better serve local
preservation efforts;

7. Asense of continuity in staffing the program was
missing;

8. Additional sources of program funding and potential
staffing were needed;

9. The future of the preservation programbeyond the next
two years was unknown;

-Public Awareness

10. City officials and staff were not informed about the
responsibilities of the historic preservation programand
LPC: and

11. Coordination between various groups interested in or
involved in preservation activities had not been accom-
plished.

A work program was developed to address these issues and
included: Fort Collins becoming a Certified Local Government;
completion of a historic resources inventory; establishmentofan
administrative review for sign requests; analysis of public poli-
cies,codes, and standards for their support of preservation goals;
establishment of Jocal incentives for preservation; incorporation
of a historic preservation element in the Comprehensive Plan;
and proceeding with designations of districts. Since the comple-
tion of the 1988 Plan, Fort Collins has become a Certified Local
Government and received several grants from the Colorado
Historical Society for preservation projects. The preliminary
work on the identified historic contexts has been completed and
an initial survey of selected historic resources has been com-
pleted. An administrative sign review process has been insti-
tuted. And, acloser working relationship with the City’s Building
Inspectionand Zoningstaff has beendeveloped. The implemen-
tation of the balance of the work program has not been com-
pleted.
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Foundation

for Historic Preservation in Fort Collins

The City’s Comrehensive Plan is not one document buta series ~ Relationship to Comprehensive Plan
of guiding documents, adopted over time, for the purpose of ~ Elements

planning and directing community growth and change. These

documents are the “elements” of the Comprehensive Plan.

Fort Collins” Comprehensive Plan recognizes the dynamics of
change and is constantly evolving to address majoraspectsof our
community’s future. The City’s approach to comprehensive
planning has been to define an overall set of community goals
and objectives and to keep them current with important plan-
ning issues. Historic preservation is integrated to an unusual
degree throughout the City’s Comprehensive Plan. The Com-
prehensive Plan includes specific preservation policies, a num-
ber of policies that indirectly support preservation and various
policies that are in conflict with preservation goals. The issue for
the future of historic preservation in Fort Collins appears to be
more one of need for more implementation activity rather than
a lack of general direction.

Goals and Objectives (1977)- This documentserves as the founda- 1
tion for all ot}{er elements of the City’s Comprehensive Planand GOALS AND
includes specific objectives that support historic preservation OBJECTIVES |
and some that are in conflict with preservation goals. Among its N LAN OF THE Y OF ORT CoLENe. [ 8 :
objectives is to “encourage the protection and preservation of AuGusT 57T Z >
architecturally or historically significantbuildings” through “the <E
officialdesignation as“’historiclandmark” of buildings and houses ‘ﬁ (OFE
which meet established criteria and encourage the maintenance < 1-’-," |
and continued use of such buildings.” The documentalso states om|
thatthe Cityshould “promote the preservationand maintenance co
of older houses and buildings which, while not of a degree of :

significance to merit official designation, make an important
centribution to the character and historical development of the
City.” In achieving this objective, the document encourages the
conversion of older buildings to new uses which can be done
“withoutirreparably damaging or destroying the unique quality
of the building.” Further, the City should “develop provisions in
the building codes” that realistically address the “unique prob-
lems of rehabilitation of older buildings.”

Some examples where conflict exist between preservation goals
and other objectivesinclude: transpertation planning, where the
goal of smooth flow of traffic may come at the expense of the
integrity of a historic neighborhood; and housing goals of devel-
oping more intensive residential areas on infill sites or near the
downtown which may impact the existing character of historic
neighborhoods and may result in alterations or demolition of
historic housing stock.
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Land Use Policies Plan (1979) - This Plan is less specific in terms of
historic preservation than the Goals and Objectives document.
However, this document was primarily designed to address
issues of growth at the periphery of the community and did not
address in much detail the existing developed areas of the
community wherein most of the City’s historic resources exist.
Many of the land use policies are in response to issues of neigh-
borhood integrity. In historic residential areas, preservation of
both neighborhood integrity and historic resources can be the
result of the same policies. The Plan does contain policies which
encourage infill development that may conflict with preserving
historically important buildings. These conflicts have been re-
solved to some extent in the adoption of land use and historic
preservation policies in subsequent plans for the Eastside,
Westside and Downtown neighborhoods.

Historic Old Town Area Plan (1980) - This Plansets forth goalsand
policies to be used in the revitalization of the Historic Old Town
District. The Plan contains specific policies and actions for

preserving its historic image; pedestrian and vehicular traffic;

parking; economic revitalization; and land use. One of the
products of this Plan was the preparation of Design Guidelines
for Historic Old Town (1981). Some recommended actions in the
Plan include providing linkages to the Poudre River; alleyway
improvements; upgrading public improvements, including
undergrounding of overhead utility lines; and developing an
ongoing community preservation education program.

+ Poudre RiverTrust Land Use Policy Plan (1986) - The goal of this Plan

~ is the revitalization of the downtown river corridor through -

- policies related to mixed use development, recreation, natural

cresources and historic, educational and cultural interests. A

 number of historic resources were identified in the river corridor,

" and a number of actions were recommended to preserve these
- resources including conducting historic surveys; developing
. demolition criteria; encouraging local designations; and creating

- an “interpretive” trail combining historic and natural resource

interests. Little implementation of preservation recommenda-
tions has occurred since adoption of this Plan.

Eastside Neighborhood Plan(1987)-This Planseeks toenhance and
preserve the quality of life in the Eastside Neighborhood and to
promote a balance of residential and non-residential uses. The
Planincludesspecific policies thatare both directlyand indirectly
targeted at preserving historic resources. A specific element of
the Plan was a commitment to implementation. In 1991, a major
rezoning of the area was completed which will help protect the
area fromthe encroachment of undesirable Jand uses and devel-
opment. Changes to the zoning, however, did not offer specific
protection for historic resources. The funding for acquisition and
development of a proposed Hastside Neighborhood Park has
been approved. Some recommendations of the Plan have not
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been completed such as local designation of the Laurel School |

Historic District; survey of historic resources; transportation
recommendations; and control of parking impacts from adjacent
downtown activity.

Westside Neighborhood Plan(1988) -The Westside Neighborhood
is composed of the oldest residential areas of Fort Collins. The
implementation of the Plan can significantly impact very impor-
tant historicresources. The Plan notes thatif the quality of lifeand
character of the Westside Neighborhood is lost it will be impos-
sible to recreate. The Plan includes a variety of policies and
implementation actions that seek to preserve the historic re-
sources of the area. In 1991, a major rezoning of the area was
completed which will help protect the area from the encroach-
mentof undesirable land uses and development. Changes to the
zoning did notofferspecific protection for historic resources. The
Plan notes the importance of historic resources and specified
implementation actions for identifying and designating them.
Other recommended actions in the Plan, but not yet imple-
mented, include discouraging demolition of residential build-
ings; creating financial and other incentives to encourage reha-
bilitation; establishing a loan program for residential rehabilita-
tion; designationof importantbuildings and districts aslocaland/
or national landmarks; and providing public improvements.

ParksandRecreation Master Plan(1988) - This Plan contains a goal
to provide a balanced open space system which includes histori-
calsites. Opportunities exist in the acquisition and development
of parks and openspace to integrate historicalbuildings and sites.
Some local successes includes the preservation of the Nelson
FarmMilkHouse; renovation of the barnon Rogers Park; and the
preservation of the Lee Martinez farmhouse and associated
buildings in Martinez Park. The purchase and development of
parks in the core residential neighborhoods, such as the pro-
posed Eastside Neighborhood Park, canalso contribute to neigh-
borhood preservation and revitalization.

Downtown Plan (1989) - This Plan clearly recognizes the impor-
tance of historic buildings to the revitalization of the downtown
area and particularly notes several well-known landmarks as
important focal points. A study prepared by Ross Consulting
GroupofDenver to provide marketinformationaboutthe down-
town area, identified the uniqueness created by its many histori-
cal buildings as an essentialingredient for success and identified
opportunities that could support preservation of historic build-
ings in order to create a focus for the downtown area. One of the
major policies of this Planis to” preserve and enhance the historic
and architectural values of downtown” and the Plan recom-
mends that this be accomplished by protecting important struc-
tures, sites, and districts; being sure that new building construc-
tionand renovation is sensitive to the historic character of down-
town; integrating the trolley; providing public improvements;
and increasing public awareness of historic preservation.
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The Plan also provides a list of actions that should be taken to
implement these policies. These actions include establishing a
subdivision near the downtown where significant buildings
threatened with demolition may be moved; packaging and
distributing guidelines for historic building renovations; estab-
lishing design review criteria for exterior signage and building
construction/renovation; establishing an incentive program to
encourage renovation of historic structures; and local and na-
tional designations of eligible structures and districts within the
downtown area.

Although the policies of the Downtown Plan specifically recog-
nize the importance of and support for preservation, the empha-
sis of the Plan is on attracting retail, business, and government
users to the downtown, enhancement of economic activity, and
making public improvements to enhance traffic flow, parking,
and streetscapes. So while historic resources are valued in the
Plan, preservation as an objective is secondary to economic
development.

In 1991, the Downtown Development Authority commissioned
a study on downtown development and zoning. The purpose
was to look broadly at issues of downtown development. The
most recent draft includes some strategies for implementing
incentives and requirements for historic preservation.

Harmony Corridor Plan (1991) - The Plan recognizes that the
historical heritage of the area is one of the interesting elements
that make the Harmony corridor unique. The Plan notes the
existence of historic resources, but has only limited policy that
supports “efforts to preserve the historical heritage.” The Plan
recognizes that the existing historic buildings may eventually be
lost todevelopment. However, the Plansuggests thatthe historic
heritage they represent can be preserved in a variety of ways.
Encouraging property owners to have the historical significance
of their structures docurnented is suggested in the Plan.

Natural Areas Plan (1992) -While the focus of this Planis onnatural
areas, there are many potential oppoi"tunities for cooperation
with regard to the Poudre River area, agricultural lands, and
educational programs.

FortCollins Area Transportation Plan(Underway)-ThisPlanisin
the process of being completed and canimpacthistoric resources.
For example, avoiding channeling undesirable traffic into the
core residential neighborhoods can contribute to neighborhood
stabilization and revitalization; or, the widening or positioning of
streets may cause the removal and/or negatively influence his-
toric sites and districts. Opportunities exist to coordinate and
merge transportation and historic preservation objectives and
activities. For instance, the Intermodal Surface Transportation
Efficiency Actof 1991 (ISTEA) recognizes historic preservation as
an eligible transportation enhancement activity, and may be a
factor to be considered in the future development of area-wide
transportation plans and programs.
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Zoning and Annexation Laws - An evaluation of Fort Collins’
development requirements indicates many places where regula-
tions can impact the preservation of historic resources to some
degree, generally by making it possible to change the historic
development pattern and historic uses. There are refinements
that might be considered in the relevant zoning district require-
ments thatcould make the resultof changes conformbetter to the
underlying pattern. However, there are few changes that would
stronglysupportthe preservationof historic resources that would
still be in conformance with the purpose of the zoning districts.
When land is developed or redeveloped though the Land Devel-
opment Guidance System rather than use-by-right, there is more
scrutiny of land use compatibility and historic preservation crite-
ria. Land is annexed to the City of Fort Collins generally without
the imposition of many conditions of annexation.

Land Development Guidance System (I.DGS) -- The intent of the
LDGS is to allow flexibility in development and by evaluating
each project on its own merits, to provide for more sensible
development. The basis of evaluating development proposals is
aconsistent setof criteria thatare intended to be equally effective
forinfilldevelopmentas theyare for newlydevelopingareas. The
recent rezoning of the eastside and westside neighborhoods
require development proposals to be processed in this system or
through special site plan review procedures. The LDGS offers
opportunities to be more protective of historic resources and for
citizen participation.

The Land Development Guidance System has criteria relating to
historic preservation, but they are difficult to apply. At the
present time, protection of historic resources is just one of many
development responses that could result in the approval of a
development proposal. Partof the old core of the cotmunity has
received national historic district designation. Some other struc-
tures are designated landmarks. However, the development
process continues to come upon other buildings and places that
many in the community find to be of historic value. It is often
arbitraryand toolate to impose historic preservation restriction in
the midst of a development review process. Frequently, recogni-
tion thata structure is historically important comes too late in the
process.

The recentauditof the LDGS indicated that the crisis and frustra-
tion that ensues would be greatly reduced if the City had a more
comprehensive set of priorities and a general approach to deal
with such issues. However, the LDGS may prove to be a minor
tool in implementing preservation policies since most conflicts
occur outside the LDGS review authority.
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Urban Growth Area Agreement- The basic premise of the Agree-
ment is that the urban growth area is an appropriate location for
urban development under prescribed conditions intended to
make such development conform to City standards in the even-
tuality of annexation. These conditions do notconsider preserva-
tion of historic resources. Larimer County has no program for
designation and protection of historic resources.

Policy Issues
for the Future

To determine attitudes toward historic preservation in general
and the Fort Collins program in particular, a series of interviews
with Fort Collins citizens, including the Landmark Preservation
Commission, were conducted. Included among those who were
interviewed were representatives of organizations or interests
which impact historic preservation, elected and appointed offi-
cials, City staff, and citizens with an interest in banking, govern-
ment, education, business, real estate, architecture, and historic
preservation. In general, those interviewed considered them-
selves “very involved” in historic preservation. Responses to
interview questions pointed to a very positive future for preser-
vation, and one that potentially could have broad community
support. Everyone interviewed stated that they were familiar
with the City’s preservation efforts, but were evenly split over
whether or not these efforts had much effect. Comments indi-
cated that planning efforts, in general, fall short in implementa-
tion, and citizens are very concerned that the City does not have
avision forthe future, including preservation, with a true commit-
ment to achieve such a vision.

West SideNeighborhood Porch
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The Landmark Preservation Commission {LPC) noted the issues
they are confronted with in carrying out their responsibilities.
They were similar to those identified in the Strategic Plan (1988).
Design review issues focused on the inordinate amount of time
the LPC spends on design review, including the problems of
incomplete submissions, inadequate review time to resolve is-
sues, and reluctance of applicants to change their completed
plans. Theyalso noted the lack of property owners’ awareness of
the rules and regulations, and the fact that designers/developers
are not knowledgeable in appropriate historic design. Inad-
equate enforcement of approved designs is also a specific issue
the LPC identified. And lastly, the LPC noted the need for
thorough training of both new and existing members, including
interpretation and application of design guidelines and stan-
dards. Design guideline issues are limited to the need to update
the Old Town Guidelines. Public policy issues can be grouped
into two areas of concern: historic preservation needs to be better
integrated into goals, policies, and implementation of City plans
and regulations; and enforcement and compliance of conditions
tor approval of alterations to landmark buildings needs improv-
ingand this depends, in part, upon having a better informed City
staff.

Neither the public nor elected and appointed officials are fully
aware of the value of historic preservation to the community, and
thus preservation has a relatively low priority. Groups who have
aninterestand could promote preservationare loosely organized
and not politically active. There have been few designations,
without which the democlition of historic buildings cannot be
prevented, and proposed demolitions are decided in crisis situa-
tions.

What the program makes up in terms of existing policy, it lacks in

implementation. While the existing program has done an excel-
lentjobin providing whatservices itcan given its existing, limited
resources, it is not sufficient to meet existing or future customer
demands. Staffing for the program has been reduced over the
years due to other competing demands for staff resources. If the
Programdescribed herein is to be successful, additional resources
will be required, especially in terms of additionalstaff. Establish-
ing historic preservation as animportant priority relative to other
City programs and services is an important first step.
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In the past decade, Fort Collins has completed extensive survey
work to identify historic resources. Survey forms, completed
earlierin the decade, are notas complete as more recentforms and
some areas remain unsurveyed. Fort Collins has more informa-
tion on its historic resources than many other communities.
However, as is typical of many communities, the framework for
evaluating the significance and degree of integrity of historic
resources, known as historic context, is missing for a systematic
designation program. Further surveying will be necessary to
expand the historic contexts currently being developed to ad-
dress structures that are thought to be under potential threat.

Locally designated historic landmarks and districts are the back-
bone of a preservation program. However, Fort Collins has
relatively few designated landmarks and districts for a commu-
nity with a historic preservation program that has been in place
for almost 25 years. Efforts by the LPC to increase the number of
designations have not been successful. The reasons for this are
thought to be general lack of appreciation of the value of historic
resources, lack of owners’ knowledge of what restrictions desig-
nation would or would not place on private property, lack of
financial incentive, and lack of staffing to process designations.
The lackof support for historic preservation was identified as one
of the major obstacles that the historic preservation program must
overcome. Interviews with citizens reveal a significant degree of
awareness of historic preservation, but this is accompanied by the
feeling that preservation should not include many restrictions.
Awareness and knowledge can be improved through education
efforts; however, an important aspect of this effort is developing
support that will translate into political support, as well as indi-
vidual support for undertaking historic preservation projects.
Developing acceptance by owners of restrictions on their historic
properties will be a longer term effort.

The weaknesses of the Fort Collins” historic preservation program
come to focus when demolition of a historic property is proposed.
The community is generally not knowledgeable of the value of
saving and using the building, the owner is not willing to be
restricted in redevelopmentof the property and the localheritage
groups do not turn out in organized support to influence the
decision. If there is no unified public will to save the resource,
opinion is polarized and a crisis results. The community loses
through this process, and it is this situation that the Fort Collins’
City Council and Landmark Preservation Commission proposes
to address by developing and implementing the Historic Re-
sources Preservation Program.
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Approach

to Historic Preservation

On August 21, 1990, the City Council adopted Resolution #90-104, directing
the Landmark Preservation Commission (LPC) and City staff to prepare for
subsequent presentation to the City Council, a process and criteria for evalu-
ating historic buildings in the City “to determine if the restoration and/or
preservation of such buildings would serve a valid public purpose.” The
resolution also directed that the LPC and City staff present to City Council a
procedural mechanism for effecting the preservation of these structures.

This necessitated a comprehensive appraisal of the Fort Collins program
which has consisted primarily of regulation. During the preparation of the
Historic Resources Preservation Program Plan, it became obvious that the
scope of an effective preservation program is much broader than justregula-
tions or public purchase of threatened structures. It must involve participa-
tion by the private sector through the coordination of a variety of techniques
and incentives where the business community and individual property
owners can be broughtinto a community-wide preservation effort. For these
reasons, the Historic Resources Preservation Program (HRPP) will alter and
broaden the approach of the existing program.

This Plan is intended to serve three basic functions. The first is to offer a
process for identifying which resources should be eligible for protection and
incentives. Thesecond is torecommend whatincentivesand legal techniques
would be appropriate in Fort Collins to accomplish historic preservation.
Finally, the Plan documents and communicates the reasons for the choice of
implementation strategies that have been recommended.

The programs and actions recommended in this Plan are intended to encour-
age preservation by those with a stake in the resource -- the owner or tenant.
The City's role, we believe, should be to offer information, technical assis-
tance, guidance and incentives for those who wish to engage in historic
preservation. In other situations, the application of the City's regulatory
powers to protect historic resources may be appropriate - for example, the
designation of historic landmarks and districts. There may be other times
when public sentiment endorses the public purchase, preservation and
restoration of an important and threatened landmark, like the Avery House.

Appendix E -- Neighborhood Outcomes, describes some of the intended
oufcomes or results of the program, including but not limited to successful
renovations, landmark designations, and implementation of the various
neighborhood plans. Preserving and restoring important buildings and sites
helps to build bridges between the past, the present, and the future. Saving
our threatened buildings demonstrates that the City of Fort Collins places
value in and respect for its roots and history.
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The Historic Resources Preservation Program has been subjected to public
scrutiny through publicmeetings, personal interviews, meetings with Boards
and Commissions,and holding requisite public hearings. The elements of the
Historic Resources Preservation Program, in order of priority are:

- Survey, Identification, and Prioritization of Historic Resources.
Preservationists are often asked whether every old building must be saved.
The answer is clearly no. However, which ones should be saved and which
ones should not depends on an evaluation of how important a part of the
community heritage each resource is. Because Fort Collins has come to
realize that some of their most important historic buildings are not the
recognizable landmark buildings everyone knows, there has been well-
founded concern that important buildings will be lost because there is no
knowledge of their historic value.

The National Park Service has established a preservation planning frame-
work for determining priorities as they apply to historic resources. As a
Certified Local Government, Fort Collins has adopted this framework, as
outlined below.

Preservation
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- Education. This element of the HRPP requires an outreach effort of the broadest
scope designed to place preservation of Fort Collins’ historic resources at the
forefront of the community’s attention. Outreach efforts will focus on: students;
neighborhoods; heritage groups; developers; businessmen and women; architects
and engineers; the media; City staff; elected and appointed officials; Poudre R-1
School District staff; Colorado State University; and any other groups that can be
identified as having an interest in historic resources.

While identifying the resources is the critical first step in a preservation program, if
only a few people are informed of the identified resources it will do little to instilla
preservation ethic in the community. Many broad educational outreach programs
are unsuccessful because the same general information is conveyed to everyone
contacted. Qutreach efforts to the various groups will require varied approaches to
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tailor information to their particular focus on Fort Collins issues. For example,
preservation information can be presented to neighborhood groups as animportant
element in quality of life and stability of neighborhoods, to developers and business
interests as being economically advantageous and a marketable commodity, and
eventually, to elected officials as the focus of significant community support and
interest. In this way, disparate elements of the comununity can be encouraged to
view preservation of historic resources as supporting their own special interests.

- Incentives. The HRPP recommends the development of a package of incentives
recognizing the fact than an incentive for a residential property owner to preserve
a residential building may be quite different from the type of incentive required by
a commercial property owner. The most effective incentives are usually financial
and take the form of low-interest loans, grants, tax credits, sales tax waivers and
rebates, etc.. Another quantifiable financial incentive that has been used as an
argument for preservation, is increased property value. Preservation interests have
recently realized that more resources can be preserved by presenting persuasive
economic arguments than by appealing to a developer’s appreciation of heritage. A
recent Critical Issues study for the National Trust for Historic Preservation devel-
oped a means to analyze the economic impacts of preservation and this can be a
potent tool for encouraging preservation.

Conforming with requirements of the building, mechanical, plumbing, electrical,
handicapped access, and fire and life safety codes places a financial burden on
redevelopment of historic buildings. Various alternative methods of protecting the
health and safety of the public have been developed in the last decade to allow
preservationand renovation tosupportoneanother. Inmanycases, these have been
coditied to help building officials determine what waivers or alternatives are accept-
able and whichare not. Variations frombuilding code requirements can be powerful
incentives for preservation.

There are innovative land use regulations such as transfer of development rights,
density bonuses, and special use review procedures for adaptive reuse of historic
buildings which canactas incentives toa greater orlesserdegree depending onsuch
things as the real estate market, the degree of growth that is acceptable to the
community, and the emphasis on economic developmentand/or downtownrevital-
ization. A related incentive is providing technical information. Deteriorating
buildings seem more threatening to those who are unfamiliar with its causes and
mitigation measures. Many historic buildings are torn down because they are
unwittingly viewed as too damaged to salvage. Rarely is this the case, but advice is
necessary to convey this fact.

A permanent plaque system for designated landmarks and other types of commu-

nityrecognition canbe incentives. However, these are more effective ina community
that has established support for historic preservation. :
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- Plans and Regulations. Important historic resources should be legally recognized
in public planning. Area plans should continue to address historic resources in a
meaningful way. Since it is probably not practical to update existing plans, the
Historic Resources Preservation ProgramPlan and anysubsequentadditions should
serve as the more definitive policy guide. The Landmark Preservation Commission
should be actively involved in the preparation, review, update and implementation
of the Comprehensive Plan as it relates to historic preservation.

The development review process should involve the comments of the LPC during
the conceptual plan stage when historic resources are nearby or within a proposed
development. Developers should be encouraged to use the flexibility of the Land
Development Guidance System to achieve the purposes of the HRPP. Consider-
ation of historic resources should also be a factor in the initial zoning and develop-
ment review processes. In addition, innovative land use controls should be ex-
plored, such as density bonuses. Finally, the City should consider adopting the
Uniform Code for Building Conservation (UCBC).

With a real commitment to preservation of historic resources incorporated into all
land use documents and development regulations, it may be possible to both
institutionalize concern for historic resources and encourage more sensitive treat-
ment of those resources in the development review process and in public projects
undertaken by the City. However, this will only impact projects with some aspect
that channels them into a special site plan review process. Only local landmark
designation can insure complete protection. The identification, education, incen-
tives, and regulations are all intended to create a climate of appreciation for historic
preservation that will lead to increased designations of historic landmarks and
historic districts.

« Local landmark designations. The culmination of education, incentives and
regulatory refinements is increased designations of landmarks and historic districts.
This is the best and most practical means by which Fort Collins can assure the
ongoing preservation of the community’s historic resources. The HRPP includes a
recommendation to implement a new program known as the Historic Resources of
Merit. This program is intended to expose the public to lesser known historic
resources in the community and would attach no requirements. The program
provides an opportunity to publicize preservationina positive and interesting way.

The Plan also recommends that the LPC and City staff be more active in pursuing
locallandmark designation of important structures and sites. A listof targeted sites -
and districts is provided in this Plan. And finally, the Plan recommends thatthe City
provide direct financialsupport to owners of historic properties who wish to pursue
local landmark designation.
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» Administration. The successful implementation of the Historic Resources Preser-
vation Program Plan will require an ongoing commitment on the partof the City. A
fundamental challenge of the Historic Resources Preservation Program will be to
secure the necessary resources to fund the program. The Plan proposes a 7-year
program of implementation. Overall coordination will be achieved through the
City’s Planning Department but will require the coordinated effort among City
departments, various boards and commissions, Poudre R-1, Colorado State Univer-
sity, local heritage groups, and volunteers.

The strategy for implementation includes developing every year, an annual work
program and budget to determine which program elements are to be undertaken,
financial resources and support personnel needed, planning studies necessary, etc.
for presentation to City Council as part of the City’s annual budget preparation
process. State and federal grants for historic preservation willbe animportantsource
of revenue forimplementation of the program. Interdepartmental coordination will
require continuous communication and education among the many City depart-
ments and the boards and commissions with responsibilities that may impact his toric
resources in order to integrate historic preservation into community decision-
making processes. Lastly, the Landmark Preservation Commission should under-
take to expand their knowledge of historic preservation and their ongoing training
should be part of the City’s commitment to a more effective historic preservation
program.

There are many detailed steps recommended to carry out these efforts, as well as

others. These steps are described in detail in the next chapter of this Plan and in
Appendix D -- Action Charts.
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Benefits

of the Historic Resources Preservation Program

Chapter 14, Landmark Preservation, of the Fort Collins’ City Code states:

“Itis hereby declared as a matter of public policy that the protection,
enhancement and perpetuation of sites, structures, and districts of
historical, architectural or geographic significance, located within
the city, are a public necessity and are required in the interest of the
prosperity, civic pride and general welfare of the people.

itis the opinion of the City Council that the economic, cultural, and
aesthetic standing of this city cannot be maintained or enhanced by
disregarding the historical, architectural and geographic heritage of
the city and by ignoring the destruction or defacement of such
cultural assets.”

This statement is the declaration of policy for the preservation of historic landmarks
and, except for local landmark designation, leaves unspecified the broad range of
activities that precede the ability to protect a historic resource. The purpose of the
Historic Resources Preservation Program is to bring the protection of as many
historic resources as possible under the City code. Italso recognizes that preserva-
tion is best accomplished by those with a stake in the resource, such as the owner or
renter.

In general terms, the Program s based on the identification of historic resources and
their significance to Fort Collins. Many of the most importantsites and buildings are
well-known to most residents. While the lesser-known resources are being sur-
veyed and identified, education, incentives and regulations target better known
landmark buildings and the most recognizable historic districts. Further identifica-
tion will involve historic resources whose value and significance will require more
extensive education of the public and whose preservation will require means other
than designation such as incentives and land use regulations.
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This approach extends protection to more resources as they are identified and
depends on education and incentives to encourage participation in the program. It
islikely that there willbe resources that will notbe protected inany real way through
the program. However, the intentis to initially effect the greatest control over the
mostimportantand most threatened buildings and sites, and later to work to extend
protection as broadly as possible.

The adoption of the Historic Resources Preservation Program Plan allows the
community to agree on what is important and how it should be protected so there
will be no unexpected demolition. Crisis situations may be avoided. As a result,
public and private resources can be targeted to the most important problems and
opportunities.

Through the Plan, the community presents a unified vision. The Plan enables the
public and private interests engaged in development to anticipate decisions of the
City. It can help to persuade both private developers and the public by suggesting
specific objectives and actions.

The process of preparing the HRPP has provided the opportunity for the City to
receive the advice from many different people and groups interested in the future
of the community. The planning process enabled them to offer their suggestions in
a studied, comprehensive form rather than on a piecemeal, ad hoc basis. The Plan
can be of great educational value for decision-makers and anyone who reads and
uses it. Jtcancreate interestin historic preservation and offer factual informationon
presentconditions and trends as wellas draw attention to possibilities for the future.
The interest and discussions generated from the HRPP can create needed momen-
tum. Other benefits to the community are the preservation of the community’s
heritage and achievement of community goals, such as enhancement of the down-
town as a vitalcenter of economic activity, and increased property values and quality
of life in the older areas of Fort Collins.
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I. Survey, Identification,
and Prioritization

Goal: Todetermine what historic resources are within the
Urban Growth Area, howsignificantthese resources
are, the nature and degree of threat to their
preservation, and methods for their protection.

I.A. Historic Contexts

Historic contexts are the framework for identifying, evaluating, and prioritizing
historic resources. Preservationists are often asked whether every old building must
be saved. The answer is clearly no! However, which ones should be saved and which
ones should not depends on an evaluation of how importanta part of the community
heritage each resource is. Communities have realized that some of their most
important historic buildings are not the recognizable landmark buildings everyone
knows; thus there is well-founded concern that important buildings will be lost
because there is no knowledge of their historic value. The development of historic
contexts is therefore highly important to protecting historic resources.

Identification

Many communities have completed a reconnaissance survey of their properties over
50 years old. While thatetfort usually revealed some identifiably important buildings,
there was little historic information about the kinds of vérnacular architecture com-
mon to western cities and about residents or businesses occupying the buildings. This
is the problem Fort Collins faces. The City over the years has been a target for a
considerable amount of reconnaissance survey work. This work has been completed
by private consultants and CSU students. The areas surveyed are:

- CBD (excluding Old Town} -- contains approximately 300 structures. Many
buildings remain unsurveyed. '

» Old Town -- contains approximately 38 structures. Surveys were completed
as part of the Old Town National Historic District designation.

- Laurel School Historic District - this area contains approximately 665 struc-
tures. Surveys were completed as part of the National Historic

designation. However, the information is incomplete to support a local
landmark designation of individual structures, or as a local district.
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» Holy Family Neighborhood -- contains approximately 600 structures.
Surveys are incomplete.

- 1992 Survey - approximately 132 structures from throughout the community
were surveyed as partof the development of the Residential Architecture and
CBD historic contexts. In addition, 12 known agricultural properties and four
schools were included in the survey.

Since most of the information on the survey forms is incomplete, except for the 1992
survey, Fort Collins’ first priority is developing historic contexts which provide the
historical background for evaluating these historic resources and prioritizing their
preservation treatment. At present, general historic contexts for Fort Collins have
been identified for the following chronological periods and themes:

a.

b.

2.

Euro-American Exploration and the Fur Trade c.a. 1540-1858.

The Colorado Gold Rush, Early Settlement, and the Creation of Fort Collins,
1844-1864

Establishing the City: Old Town and New Town, 1867-1877

The Railroad Era, Colorado Agricultural College, and the Growth of the .
City, 1877-1900

Sugar beets, Streetcar Suburbs, and the City Beautiful, 1900 -1919
Post World War I Urban Growth, 1919-1941-

Post World War I Urban Growth, 1942-present

These historic contexis are not complete, and need to be added to as more thematic
research and surveys are completed. Additionally, historic overviews have been
written for the following areas as a part of neighborhood surveys and National
Register nominations: -

Residential Architecture: 1867 - 1940

- Central Business District Development: 1862 - 1940
- Old Town Historic District

» Holy Family Neighborhood

- Westside Neighborhood

- Poudre River - Water Resource Development

- Laure] Schoel Historic District
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More information needs to be added to these overviews as surveys are completed in
the specific geographicareas. Therefore, the Landmark Preservation Commission has
prioritized the following geographicareas and themes for completing historic contexts
and surveys:

Agriculture - All resources associated with agriculture within the

Urban Growth Area including the Poudre River

Central Business District

Eastside Neighborhood

Westside Neighborhood, particularly the westside of College Avenue, and
West Mountain Avenue

City Park Neighborhood

Holy Family Neighborhood

East Elizabeth Street Neighborhood

When many people think of historic preservation they think of fine old buildings.
However, the same concern for identification and protection of historic buildings
should be extended to the history and resources of the ancient Asiatic pioneers who
hunted in the area thousands of years ago and to their Native American descendants.
Archaeological projects can be significant and rewarding, revealing otherwise
unobtainable information about our past and contributing to the community's
understanding of itself. Little is known about what archaeological resources remain
in the Fort Collins area because they are buried in the ground or are very hard to see
on the surface. Identifying them requires background research to identify the most
likely places to look, and fieldwork to determine whether resources really exist in the
expected locations. More research, including historic contextand survey work, needs
to be undertaken to identify and protect these historic resources.

Evaluation

Historic resources within historic contexts are evaluated for significance according to .
local, state and nationalcriteria. As Fort Collins” historic resources are evaluated, they
are categorized according to the following designations:

A. National Register of Historic Places

These are sites, buildings, objects, associated multiple properties, and districts
that are either listed on the National Register of Historic Places or that have
been determined eligible for listing. National Register properties are distin-
guished by having been documented and evaluated according to uniform
standards. The Secretary of Interjor’s National Register criteria for evaluation
and documentation standards are used by every State and Territory and by
Federalagencies to identify important historic properties worthy of preserva-
tion,

B. State Register of Historic Places

These historic resources have been determined eligible for or are listed on the
State Register of Historic Places by the Colorado Historical Society. Colorado’s
State Register of Historic Places was established in 1975. The criteria for
inclusion in both the State and the National Registers are similar. National or
State Register designation, however, provides little real protection for historic
resources.
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C. Local Landmark Designation

The City’s Landmark Preservation Ordinance has specific criteria for deter-
mining the significance of local resources. Resources receiving local designa-
tion may also be eligible for the State or National Register. However, the local
designation process provides more protection and is a relatively simple pro-
cess. Therefore, the first priority for significant historic properties will be to
seek local landmark designation.

ID. Historic Resources of Merit

These properties have been determined eligible for local, state or national
designation; however, they have not gone through the formal designation
process, When a property is determined eligible, the owner is senta certificate
of Historic Resource of Merit, as well as a packet of information on local, state.
and NationalRegister designation. Hopefully, the owner will pursue designa-
tionand the financialincentives which are available fordesignated properties.

E. Historic Conservation Areas

These are overlays of historic areas that define geographical boundaries of
historic resources. The conservation area may be defined by neighborhood,
age, cultural landscape, or by property types such as commercial, residential
or agricultural/industrial conservation areas. The definition of these areas is
intended to signal historic importance, which may include a mixture of
landmarks, districts, sites, and buildings; and/or historic areas withoutenough
historical signiticance or integrity to qualify as a historic district, but which~
retain historic features that contribute to the quality of the neighborhood and
community. This canbe used as a preservation planning toolfor protecting the
historic character of a community.

F. Resources in the Urban Growth Area

These are resources that will not be under the direct jurisdiction of the Fort
Colling” preservation program until annexation; however, it will be in the
City’s interest to encourage the preservation of identified resources to'the
extentpossible. The methods of encouraging preservationin the City program
may not be applicable to resources outside the city and some alternative
approaches for these resources may be warranted.
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Prioritization of resources for protection

One of the primary objectives of the Historic Resources Preservation Program is to
offer a process for determining which historic resources are worthy of preservation
and to suggest measures for their protection. National Register Bulletin #24 states
that the National Park Services does not recommend establishing preservation
priorities by numerical evaluations. “The experience of the National Park Service
suggests that the complexities inherent in historic resource evaluations and the
number of other factors that must be considered in establishing preservation priori-
ties do not lend themselves to simple numerical formulas. Case-by-case evaluation
of resources may provide a more accurate assessmentof the significance of resources
and thus a more realistic basis for planning decisions”. Therefore, the National Park
Service created the methodology of developing historic contexts to properly deter-
mine the significance, threats, protection methods, and priorities for the property
types within the historic context.

For the purposes of the Historic Resources Preservation Program, priorities will be
established first through an objective evaluation of the historic importance of a
structure or district; and secondly, by an assessment of need for preservation
protection resulting from existing or future actions or conditions that may adversely
affect the historic interest of a property. Furthermore, during this process, decisions
concerning the application of preservation protection measures will be made.

The diagram on the following two pages shows the general relationship of historic

importance and the need for protection ("Preservation Necessity") to various protec-
tion measures.
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Priority
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Low
Priority
Resources

Protection measures have been identified for historic resources of varying priority.
Level represents a group of measures that would apply to high priority resources;
lower levels include measures that apply more broadly, including corresponding lower
priority resources. (See the diagram on the next page.)

Level 6 |

- Colorado Historical Fund Grant (Emergency Funds)
- local property tax rebate program

- Development fee waiver

- Loan pool

Level [9
- Revolving loan programs for residential and commercial property
- Rehabilitation grant program

- Federal funding sources
- State tax credits

Level 4
- Local sales tax waiver on construction materials
- Provide letters of support for CHS grant

- Awards :

- Plaques

- Design Assistance Program

- Colorado Historical Fund Grant

Level 3
- Preservation Assistance Response Team
- Landmark designation {(non-consensual)

Level 2
- House moving

- Historic Conservation Area

- Demolition ordinance

- Federal tax credits

- Building Codes/Uniform Code for Building Conservation
- Federal mortgage programs

- Design guidelines

- Historic Resources of Merit Program

- Local Landmark Designation

- Local Landmark Designation Assistance Program

Level

- Technical information and assistance

- Resource Book

- Notificaticn Program for Owners

- Workshops and seminars

- Zoning incentives

- Annexation, Zoning, and LDGS

- Public Attention -

- K-12, CSU, displays, tours, resource book, and library

- Comprehensive Plan
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Resource Priority

and

Corresponding Measures
For Protection

Key

Historic Importance
/] Preservation Necessity

MOST IMPORTANT/MODERATE

11— Protection Measures

14

MOST IMPORTANT/NONE OR LOW

IMPORTANT/HIGH

IMPORTANT/MODERATE
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Evaluationand prioritization will be completed with reference to and/or as part of the
preparation of a historic context and/or during the survey of individual structures.
Evaluation and prioritization will be made by the Landmark Preservation Commis-
sion with recommendation from City statf.

The evaluation of historic resources and prioritization of measures for their protection
is a continuous process. For example, newly-identified resources will be added as
more historic contextand survey work is completed. The status of historicimportance
and/or preservation necessity may change over time. Also, new protection measures
may be identified. A partial list of structures for which survey, evaluation and
prioritization has been completed is provided in Appendix B. Aneffortshould be
part of the annual work program to update and reevaluate this list.

The following procedures will be used to determine priorities:

servation Necessz Y 7).

Level 6

Colorado Historical Fund Grant (Emergency Funds) (See Action IILE)
Local property tax rebate program (See Action IIL.A.3)

Development fee waiver (See Action I11.B)

Loan pool (See Action I11.C)

Level 5

Residential property revolving loan program (See Action i1.D.1)
Commercial Property revolving loan program (See Action I11.D.2)
Affordable housing revolving loan program (See Action [11.D.3)
Rehabilitation grant program (See Action IIL.E}

Federal funding sources (See Action II1.F)

State tax credits (See Action IILA2)

Level 4

Local sales tax waiver on construction materials (See Action [I1.A.4)
Provide letters of support for CHS Grant (See Action 11LE)

Awards (See Action 11.H)

Plaques {See Action I1.T}

Design Assistance Program (See Action I11.H)

Colorado Historical Fund Grant (See Action IILE)

Level 3

Preservation Assistance Response Team (See Action I[V.F)
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Level 2

House moving (See Action IV.])

Historic Conservation Area (See Action IV.])
Dempolition ordinance (See Action IV. G)
Federal tax credits (See Action IILA.1)

Building Codes/UCBC (See Action IV. E)
Federal mortgage programs (See Action [ILD.4)
Design guidelines (See Action IV.H)

Tevell

Technical information and assistance {See Action 11.B)

Resource Book (See Action 11.0)

Workshops and seminars (See Action II.L)

Zoning incentives (See Action [11.G)

Annexation, Zoning and LDGS (See Action IV.C)

Public attention activities (See Action [LA)

K-12, CSU, displays, tours, resource book, and library (See Action II)
Comprehensive Plan (See Action IV.B)

Level 6

Colorado Historical Fund Grant (Emergency Funds) (See Action IILE)
Loan pool (See Action IIL.C)

Level 5

Affordable housing revolving loan program (See Action [I1.D.3)
Federal funding sources (See Action IILF)
State tax credits (See Action lILA.2)

Level 4

Provide letters of support for CHS Grant (See Action HILE)
Awards (See Action I1.LH)

Plaques (See Action ILI)

Colorado Historical Fund Grant {See Action IILE)

Level 3

Preservation Assistance Response Team (See Action IV.F)
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Tevel 2

Local landmark designation (See Action V.B)

Local Landmark Designation Assistance Program (See Action V.C)
House moving (See Action IV.])

Historic Conservation Area (See Action IV.])

Demolition ordinance (See Action IV. G)

Federal tax credits (See Action IIL.A.1)

Building Codes/UCBC (See Action IV, E)

Federal mortgage programs (See Action I11.1D.4}

Design guidelines (See Action IV.H)

Level 1

Technical information and assistance (See Action 11.B)
Resource Book (See Action I1.O)

Workshops and seminars (See Action ILL)

Zoning incentives (See Action lI1.G)

Annexation, Zoning and LDGS (See Action IV.C)
Public attention activities (See Action 11.A)

K-12, CSU, displays, tours, resource book, and library
Comprehensive Plan (See Action 1V. B)

f.evel 3

Landmark designation (non-consensual) (See Action V.B}-
Preservation Assistance Response Team (See Action IV.F)

Levei 2

Historic Resources of Merit Program (See Action V.A)

Local landmark designation (See Action V.B)

Local Landmark Designation Assistance Program (See Action V.C)
House moving (See Action IV .])

Historic Conservation Area (See Action 1V.])

Demolition ordinance (See Action IV. G)

Federal tax credits (See Action [11.A.1)

Building Codes/UCBC (See Action IV. E)

Federal mortgage programs (See Action IILD.4)

Design guidelines (See Action IV.H)
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fevell

Technical information and assistance (See Action ILB)

Resource Book (See Action I1.0O) ‘

Notification Program for Owners (See Action IL])

Workshops and seminars (See Action IL.L})

Zoning incentives (See Action IILG)

Annexation, Zoning and LDGS (See Action 1V.C)

Public attention activities (See Action [LA)

K-12, CSU, displays, tours, resource book, and library (See Action )
Comprehensive Plan (See Action IV. B)

Level 3

Landmark designation (non-consensual) (See Action V.B)
Preservation Assistance Response Team (See Action IV.F)

Level 2

Historic Resources of Merit Program (See Action V.A)

Local landmark designation (See Action V.B)

Local Landmark Designation Assistance Program {See Action V.C)
House moving (See Action IV.])

Historic Conservation Area (See Action [V.])

Demolition ordinance {See Action IV. G)

Federal tax credits (See Action I11.A.1)

Building Codes/UCBC (See Action IV. E)

Federal mortgage programs (See Action lIL.D.4)

Design guidelines (See Action IV.H)

Level 1

Technical information and assistance (See Action I11.B)

Resource Book (See Action I1.O)

Notification Program for Owners (See Action 11.})

Workshops and seminars (See Action I1.1)

Zoning incentives (See Action lI1.G)

Annexation, Zoning and LGS (See Action [V.C)

Public attention activities {See Action Il.A)

K-12, CSU, displays, tours, resource book, and library (See Action II)
Comprehensive Plan (See Action IV. B)
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Level 3

Landmark designation {(non-consensual) (See Action V.B)
Preservation Assistance Response Team (See Action IV.F)

Level 2

Local Landmark designation (See Action V.B)

Local Landmark Designation Assistance Program (See Action'V.C)
House moving (See Action IV .])

Historic Conservation Area {See Action IV.I)

Demolition ordinance (See ActionIV. G)

Federal tax credits (See Action II.A.1})

Building Codes/UCBC (See Action IV. E)

Federal mortgage programs (See Action II1.D.4}

Design guidelines (See Action IV.H)

FLevel 1

Technical information and assistance (See Achon IL.B}
Resource Book (See Action 11.0O)

Notification Program for Owners (See Action II}
Workshops and seminars (See Action IL.L)

Zoning incentives (See Action HLG)

Annexation, Zoning and LDGS (See Action [11.C)
Public attention activities (See Action [1.A)

K-12, CSU, displays, tours, resource book, and library
Comprehensive Plan (See Action IV. B)

Determining“Preservation Necessity” (or Threat)

“Preservation necessity” {or threat) is defined as the need for preservation
protection efforts, both private and public, resulting from some existing or future
action or condition that may adversely affect or alter the existing special
architectural or historic interest of a property. For the purpose of determining
preservation necessity, alteration to features of the property’s location, setting or use,
may be relevant depending on a property’s significant characteristics and will be
considered. Preservation necessity will be based on an evaluation of the negative
effects of an existing or future action or condition that may diminish the integrity of
the property’s location, design, setting, materials, workmanship, feeling or associa-
tion. This evaluation will include the following criteria.
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(None) Notatall.

(Minor)  Toasmall degree - this is a structure which apparently does not
need any repair, other than surface repair. Alterations, if any, to
the features of the structure do not significantly diminish its
historic importance.

{Moderate) Toamoderate degree - refers to structures where alterations have
diminished its historic importance but could be corrected.

(High) To a high degree - refers to structures which have been signifi
cantly altered or the historical features have been covered up
which have resulted in the loss of some or all of its significant
historic characteristics.

{None) Not at all

(Minor)  To asmall degree - this is a structure which apparently does not
need any repair, other than surface repair.

(Moderate) To a moderate degree - refers to structures with one or more-
significant defects presently constituting a dangerous, unheaithy
or unsightly habitat which could be corrected and made sound.

{High} To a highdegree - refers to structures which are no longer safe or
adequate for use.

{None}) Notatall

{Minor)  Toasmalldegree - one or more conditions are presentbut they do
not adversely effect the structure or its setting, but can be
reasonably mitigated.

(Moderate) To a moderate degree - one or more conditions are present that
significantly effect the structure or settingand willeventually lead
to its destruction or demolition.

(High) To a high degree - one or more conditions are present that
significantly effect the structure or setting, and will eventually
lead to its destruction or demolition.
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{None) Notat all

(Minor)  Toasmall degree - one or more conditions are present, but they
would not be harmful to the structure.

(Moderate) Toa moderate degree - one or more conditions are present which
could lead to significantly diminishing the liveability, economic
viability, or integrity of the structure.

(High) To a high degree - one or more conditions are present which is
likely to lead to the destruction or demolition of the historic
structure.

{None) Not at all

{(Minor)  Toasmalldegree -one or more conditions are presentbut they do
not significantly affect the character of the structure or its setting.

(Moderate) Toa moderate degree - one or more conditions are present which
significantly effect the structure or its setting, but can be reason-
ably mitigated.

(High) To a high degree - one or more conditions are present that

significantly effect the structure or setting, and will eventually
lead to its destruction or demolition.
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Action Steps

I.A.1.1 -- Incorporate this information into the computerized data base and devise a
means for mapping the resources.

1.A.1.2--Update the listing of resources by category each year as new historic context
and/or surveys are completed.

TA2- Underiake and complete historie contexts and surveys in order of priority.

I.A.2.]1-- Reexamine priorities in each annual work program to change priorities as
circumstances change.

LA.2.2-- Prepare grant request to the Colorado Historical Society for funding to
survey highest priority area, or some reasonable portion of the area,
depending on how many structures are in the area and amount of funding
granted.

LA.2.3-- Develop a standardized request for proposals for professionally qualified
surveyors of historic architectural resources. This should include a descrip-
tion of qualifications, of the work to be undertaken, of the standard of
performance required, the project schedule; and the product expected. The
description of the area to be surveyed and number of buildings to be
surveyed can be specified for each survey.

1.A.2.4 - Establish a schedule for consideration of updating surveys. To a large
degree, areas that have been professionally surveyed will notchange enough
to require updates of surveys. Flowever, there may be areas where redevel-
opment activity, or neighborhood stabilization projects might cause circum-
stances to change enough to require an update of the survey. As areas that
were developed less than 50 years ago get older, surveys should be prepared
for these properties. As the Historic Resources Preservation Program
increases awareness of historic preservation, more local historic districts
may be contemplated, and this could require an update of the survey,
possibly with some more extensive research on the limited area. Circum-
stances change in unforeseen ways over time even with the best planning; a
five-year period after the last priority area is surveyed is a reasonable interval
after which the LPC should consider updating surveys in developing the
annual work program.

LA.2.5-- Use existing heritage groups to channel their information on the
history of sites, buildings, persons, events, etc, into surveys, development of
historic contexts and other similar projects. This requires establishing
consistent communication such that the LPC will be informed of what kinds
of information heritage groups have access to, and heritage groups will know
what information the LPC is seeking.
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I.A.2.6 -- Establish a process for getting basic research completed by volunteer
sources. The specific nature of the researchshould be specified by the LPC
and City staff,and the volunteer should either be a qualified researcher or
should be supervised by an LPC member or City staff. Training of
volunteers will be necessary to insure consistent quality in surveys.
Possible sources of volunteer researchers might be heritage group
members or graduate students in the Colorado State University Historic
Preservation Program.

IA.2.7-- Arrange to place copies of surveys and historic contexts in the public or
CSU libraries, withanannouncementona library bulletinboard orsimilar
Iocation.

LB. Create a Computer Database

Using information developed through surveying, historic contexts and other re-
search, historic buildings can be recorded in a database. This information can be
triggered by a building permit application, by a demolition permit application, by a
development review application or by a public works project. In this way, the
knowledge that a development or construction activity will affect an identified
historic resource will be known in time to mitigate the potential negative results of
the proposed action.

One of the most pervasive threats to historic buildings that are not well-known
landmarks are routine applications for building permits that are approved without
knowledge of the historic value of the building. Such projects often unknowingly
obliterate the historic character or even demolish the building. In many of these
cases, the same project could be approved, while at the same time preserving the
historic character of the building. Alternatives to demolition can be proposed, with
consultation, appropriate incentives may be proposed to preserve the building, a
new location maybe found, oras alastresort, the building canbe documented. None
of this can be attempted if there is no way of flagging proposed activities thataffect
these historic resources.

A database of historic buildings can also be an important element in historic
preservation planning such as in landmark designations, outreach and education,
etc. The database canbe a means of integrating specific historic sites with other kinds
of land use plans and regulations such as LDGS review, preparation of neighbor-
hood plans, etc. The database canbe used to notify City staff that they are reviewing
a project that affects a historic property and may warrant special consideration or
procedures in both the review and in subsequent inspections. The fact that work
must conform with approved design plans can be noted in this way.

The information in the database can be organized in such a way that it can be sorted
by address, by age, by property type, by zoning district, by degree of threat, by local
designation, by eligibility for national or local designation, etc. The information can
be mapped ona computer mappingsystemsuch as G.L.S., and might be coordinated
with a county-wide mapping system.

Design of the database and retrievalsystem will depend uponboth the uses to which

information will be put, and on the software computer system to be used. This is an
area where some professional consulting support would be beneficial.
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Another important consideration is the process that follows the identification of
historic resources associated with a building permit or development application.
The firstlevel of determination might be simply whether the proposed action would
have a potentialadverse effect on the historic resource, or whether it would have no
adverse effect. A short time period for review at this level would be the goal. Ifan
adverse effect was determined, a second review period and procedure would be
required. This second review might specify some basic research to determine
whether the property is represented in the historic context, its significance, its
integrity, its eligibility for national or local designation, etc. If the property has not
been evaluated by the historic context, some further historic research may be
required. However, the design of the data base should attempt to record such
information for each property listed in the data base to make this review as efficient
as possible. If the building is found to be significant, the nextstep requires devising
a strategy to mitigate the adverse effect, and to negotiate with the applicant for
cooperation and support. If this is impossible to achieve, an attempt to find a new
location is an alternative, and finally obtaining the opportunity to document the
building would be a last resort.

This same procedure would be followed by both private and public projects. The
database will also be an important consideration in preparing or updating new area
or corridor plans, revising land use regulations, changing zoning, and indeveloping
capital improvements programs. A significant effort will be necessary to integrate
historic preservation into the planning processes of other City departments. Peri-
odic training on historic preservation considerations for staff in other departments
will be critical.

Action Steps

I.B.1.2-- Establish simple review procedures, time schedules for review, and incen-
tives and regulations that can be used to encourage preservation, or mitigation of
damaging impacts for historic resources identified by the database. The intent s to
identify the projectaffecting a designated or non-designated historic resource, and
to establish a short period to determine the projectimpacts, then attempt to devise
a mitigation strategy.

1B.1.3 -- Establish a periodic training program for City staff that will potentially
interact with historic resources. Include a fail safe method to ensure no project,
either public or private, proceeds without checking the database to determine any
effects on historic resources.

1B.1.4 -- Evaluate ways in which the database information can be applied to the

preservationand education programs. Incorporate these as tools in the implemen-
tation of these elements of the program.
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LB.1.5-- Investigate possible methods of computer mapping of historic resources,
including cooperation with Larimer County. A system thatis compatible with the
other City maps would be most useful. Itis important to link historic resources with
zoning districts and with infrastructure maps in such a way that any proposed
changes to these systems would immediately show how and where they would
impact historic resources.

II. Education and
Awareness

Goal: Toraise the ievel of awareness and understanding
of and appreciation for the value of historic
resource preservation in contributing to the quality
of life in Fort Collins. '

II.LA Public Attention

One of the most important tasks for preservationists is to take the initiative in
portraying historic preservation in a positive light. In Fort Collins, like most
communities, historic preservation labors in relative obscurity until a controversy
arises, and in the crisis situation, lack of knowledge and understanding create
negative publicity. This negative publicity is usually the most memorable thing
about the controversy. The way to turn this situation to a positive one is through a
concerted public education and marketing effort. This must be a joint effort of
private and public organizations. Every heritage group in the community will be
called upon to participate with the Landmark Preservation Commission and City
staff, along with the Chamber of Commerce and other business groups to promote
preservation.

ActionSteps

iesand beginstoanticipate .

~getsused toseeing notices of historic preservation acti
~their occy

I1.A.1.17 - Compile a list of preservation events, and events related to the history of
Fort Collins, of the area, or specific historical topics of general interest. Arrange the
events by calendar date. Determine a desirable events schedule, such as one event
ineach month, aneventateach importantholiday, the anniversary of an important
historic cccasion, or concentration of events in the summer.
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ILA.1.2 - A special effort should be made to target “opinion leaders,” and through
them, specific audiences. Such opinion leaders include teachers; historians; editors;
writers; broadcasters; politicalleaders; businessmen; realtors; bankers/mortgage lend-
ers; community group leaders; public relations professionals; and youth leaders.
Audiences should include highschooland college students; young marrieds; the over-
the-25-years-of-age group; and seniorcitizens. Programs should be tailored to achieve
the maximum effect with each group.

ILA.1.3 -- Identify ways to inform the public of the events calendar and of upcoming
events, by:

- A simple newsletter published by private heritage groups;
Public access cable television community events listings;

Community events listings in the Coloradoan, Collegianand the Triangle
Reviewnewspapers;

Press release for events of interestto the broader community; follow up with
a phone call to appropriate reporter;

Newsletter or similar publications of organizations unrelated to historic
preservation, butto whomanevent mighthave interest,such as a workshop
on preservation tax credits in the newsletter of the Downtown Business
Association. Some other examples include the City’s newsletter and the
Planning Department newsletter;

Posting on bulletin boards where those with an interest in history and
preservation would be likely to visit, such as the Museum, Library, and the
History Department at CSU; and

Announcements and bulletin boards at primary and secondary schools for
events ofinterestto youth, especially in conjunction with the historic preser-
vation K-12 education program.

Il.A.1.4 -- An effort should be made to insure that information about Fort Collins’
historical attractions are distributed to motels and hotels, travellers’ rest points along
highways, bus depots,and airports. Perhapssuchaneffortcanbeajointventure with

the City’s Visitors and Convention Bureau.

2

ILA.2.1 -- Develop a simple fact sheet on incentives that is inexpensive to reproduce.
Use the fact sheet as an enclosure in mailings to owners of historic properties and/or
use as a handout in presentations to interest groups and at historic preservation
events. A fact sheet could be given to anyone requesting a building permit or
development review for buildings over 50 years of age or other specified category of
historic resources.
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II.A.2.2 - Prepare articles for the Coloradoan, Collegian or the Triangle Review on
incentives for preservation. Suchan article might be of interest during tax time, or
in conjunction with special magazine supplements on building, remodeling, finan-
cial planning, neighborhoods, downtown business, etc.

ILA.2.3--Prepare articles for the Coloradoan, Collegian,and the Triangle Reviewon
successful renovation projects using local economic incentives. Invite members of
City Council, City staff and other community leaders on a bus tour of successful
renovation topics.

11.A.3.1--Continue to give property owners a Certificate of Recognition,a handshake
from the Mayor, and a few words of appreciation at the meeting where the
designation ordinance is approved by the Council.

I.A.3.2-- Once each year conduct a ceremony to honor designations, perhaps with
a plaque,alongwitha photographicdisplayofalldesignated landmarks. Agood time
to do this is during Preservation Week.

I1.A.3.3--Prepareanarticle for the Coloradoan, Collegianorthe Triangle Reviewonsome
designated landmarks; include comments from property owners regarding why
they chose to landmark.

I1.A.3.4 - Prepare a “how-to” video on undertaking local and national landmark
designation.

[T A7 Micellaneous Publaity

I1.A.4.1-- Preparearticles periodically thatshow how important historic preservation
is in other communities and the broad benefits the community realizes from preser-
vation. Some possible topics include: the Greenways/cultural parks in the state of
New York; the Fredricksburg, Virginia, case study illustrating a method for deter-
mining the benefits of community preservation; the effectiveness and fiscal impact
of tax incentives for historic preservation; neighborhood stabilization; the economic
benefits of preservation; downtown revitalization; etc.

I1.A.4.2--Compile existing photographs and histories onimportant historicbuildings
in Fort Collins that have been demolished into a videotape presentation, with
narrative. Update the Planning Department’s historic preservation video. Provide
copies of both to the Library to be checked out by patrons. Search outopportunities
to show the videotapes at events and to organizations.

I1.A.4.3 -- Investigate the possibility of a historic preservation program for public
access cable television. There are many topics that could be the focus of such a
program, but the direction will come from the cable television producers. The LPC
will need to respond to whatever opportunity presents itself. However, general
planning of some topics, personalities and resources that could be part of a cable
television production should be undertaken by the LPC before making a proposal.
Consultation with a cable television media protessional would help in preparing to
effectively sell the cable television companies on the value of a historic preservation
program.
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II.A.4.4 -- Prepare short, informative brochures or “factsheets” on critical preserva-
ton issues targeted to selected interest groups, such as realtors and homeowners.
Some possible topics inchude a description of the benefits of preservation, including
the economy and tourism; a description of regulations that apply to landmark
structures and districts; histories of neighborhoods, etc.

IL.A.5.1-- The Chairperson of the LPC and City staff should meet with the editors of
the Triangle Review, Collegian, Coloradoan,and Columbine Cablevision topresentthe
elements of the Historic Resources Preservation Program, and to solicit support for
the Program’s effort to create a good working relationship with the media.

Interviews conducted as part of the Historic Resources Preservation Program
indicate that most Fort Collins residents depend on local newspapers for informa--
tion on community issues and events, and because of this, it will be an important
effortof the LPC to develop better, more positive coverage of preservationissues by
them, and by cable television. Atfirst,itmaybe helpfulto present preservationissues
in relationship to economic development, increased property values, etc., rather
thanasaculturalissue. This may take time, and more than one meeting. Itis possible
that the Mayor might participate in a preliminary meeting to indicate the City’s
support of the Program and of preservation.

I1.A.5.2 -- Designate one member of the LPC, as a yearly assignment, to coordinate
preparation of press releases for preservation events, neighborhood meetings
related to survey results, panel discussions, presentations, etc. To begin this effort,
the LPC member should make informal contact with the reporters who would be
assigned to cover preservation topics, in order to provide a general explanation of
the preservation program, provide printed information on the Program, and give
some preliminary information on the kinds of events and program implementation
that will be upcoming during the year.

It would be helpful to consult with a media expert for recommendations on how to
prepare the most effective press releases. From time to time, there may be other
media to which press releases should be sent. However, the objective of this effort
is todevelop better supportfor preservation issues in the local media that have been
identified as important sources of information in Fort Collins, and this is where the
effort should be concentrated.

IL.A.5.3 -- Meetings with the editors of the three newspapers should pave the way
for publication of Guest Opinions, preservation articles, a periodic column on
preservation, and letters to the editor /related to a specific event or issue. l.ocal
preservationists could be called on to write letters to the editor to provide positive
information to the public on any preservation issue. A demonstration of public
interest may be necessary to getting support for guest opinions, articles, etc.
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II.A.5.4 -- The LPC should prepare a list of topics, with an order of priority for
publication, and ask members to prepare drafts of articles of the first several topics
to be ready to take advantage of any opportunity. Identify the length most likely to
be accepted for publication; for example, letters to the editors are usually limited to
200 to 300 words, while guest opinions may be up to 500 words. Articles are of
varying length, but will be restricted in length untilreader interest is demonstrated.
Follow-up letters to the editor from local preservationists on positive preservation
coverage should be organized ahead of publication whenever possible to demon-
strate reader interest.

I1.A.6.1 -- Work with the City’s Convention and Visitor’s Bureau to identify how
historic preservation can be integrated with efforts to attract tourists.

IL.A.6.2-- Organize a workshop on “heritage tourism” that includes representatives-
from the National Trust for Historic Preservation, Downtown Business Association,
Downtown Development Authority, Convention and Visitor’s Bureau, Chamber of
Commerce, hotels and motels, etc.

11.B Technical Information and Assistance

One of the best opportunities for historic preservation is through enlightened
property owners. There is growing concern about the increasing number of
inappropriate alterations to older buildings thatare adversely effecting the integrity
of many of the community’s historic buildings and neighborhoods. There are also
many property owners who want to learn more about how to fix up/paint up their
homes or places of business while respecting its historic character.

Each year, the City’s historic preservation program devotes a considerable amount
of its time and resources in meeting with citizens on an individual basis to discuss
problems and solutions. However, this approach is labor intensive and reaches only
a few. New opportunities should be explored to involve a larger and broader
audience including holding workshops and providing publications for the general
public. Although rehabilitation of historic buildings should be the focus of these
workshops and publications, the principles and techniques apply equally as well to
buildings not recognized as historic. The classes and publications therefore may
hold widespread interest among a broad range of homeowners.
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Action Step

_ maintenance.

II.C  Preservation Week

Preservation Week is an established national event that has a significant history in
Fort Collins. This event should be a high profile, positive occasion for preservation,
and presents many opportunities for educating the public. The events held during
Preservation Week may be different from year to year, depending on what preser-
vation efforts are being undertaken, and planning the events should be one of the
highlights of the City’s historic preservation annual work program. Several consid-
erations in planning these events are:

A. Involve local preservationists and heritage groups to the greatest extent
possible.

B. Giveoutplaques for the year’s designated landmarks in a public ceremony.
The Mayor ora Councilperson could hand the plaques to property owners,
with press coverage.

C. Walking tours of surveyed areas, presentations of popular preservation
information, such as historic paintschemes, financial incentives, etc. are all
events that are well-received by the public,

Action Step

ILD  Historic Preservation in K-12 Education

The extent of this effort is dependent on the cooperation of individual teachers, the
K-12 education program, and the schooldistrictadministration. Atthe present time,
copies of a historic preservation unit for the fourth grade developed by the Fort
Collins Planning Departmentare filed in the publiclibraryand eachschoollibrary for
use by teachers who are interested. This unitis not used much because teachers are
as unfamiliar with the topic as is the general population.
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Action Steps

I1D.1.1 -- One approach could be to develop a one-time presentation on preserva-
tion for primary school, junior high school, and for senior high school students in
consultation with individual classroom teachers who want to enrich their students.
This could be an annual presentation, and include a field trip, handouts, photo-
graphs, etc.

The intent of this preliminary effortis to establish historic preservation as partof the
curriculum for each grade level, in some way. By doing this, those who are trained
ineducatingstudents willbe able to take over the institutionalization of preservation. ..
teaching, the success of such an effort will be less dependent upon untrained
volunteers, and will be done on a more regular basis than could be anticipated with
volunteers. This longer termeffort requires ongoing consultation and collaboration
with classroom teachers and the school district to build understanding of the
importance of historic preservationand how itcan fitinto the curriculumwith which
they are more familiar.

Some topics of interest for various age groups that could be partof K-12 preservation
units might include: history and architecture of Fort Collins; what is preservation
and why do we need tosave old things; stewardship of historic resources for future
generations; environmental reasons for preserving buildings; historic architecture/
town development as an elective in senior high schools; and preservation technol=
ogy presentations by CSU professors or graduate students to generate interestin the
hands-on aspects of preservation.

Heritage education has been a focus of the National Trust For Historic Preservation,.
and their Information Seriesincludes”Preservation Education:Kindergarten Through
Twelfth Grade,” by Ellen G. Kotz, which presents a comprehensive list of educa-
tional programs that cover a variety of disciplines relating to historic preservation
that can be used to develop differentskills or teach differentconcepts. The National
Trust regional office in Denver can be helpful in providing examples of heritage
education programs around the country that the School District can evaluate ona
professional level.

ILD.1.2 -- In conjunction with a presentation on historic preservation, a contest for
classroom students might be developed. If interest can be encouraged, this might
be developed into a Preservation Week event for children, with publicity for the
contest and the winners.

I1.D.1.3 -- Participate in the development of an education program at the Museum.
After school classes and summer programs for children of varying ages have the
potential of presenting historic preservation topics to school age participants in a
way that is very informative and interesting at the same time. This program could
offer opportunities for student internships in the historic preservation graduate
program at Colorado State University.
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ILE  Historic Preservationat Colorado State University

The historic preservation graduate program in the History Department at Colorado
State University offers the opportunity for productive collaboration between the
graduate programand the Historic Resources Preservation Program. Also,students
and faculty in the University’s Construction Management Program and the Center
for Stabilization and Re-use of Important Structures could play a valuable role in
future preservation efforts. The work of the Stabilization Center includes, for
example, helping Colorado communities organize, formulate, and implementstrat-
egies for stabilization of important historic structures that are in jeopardy and
beyond the reach of traditional rehabilitation programs.

The graduate program of the History Department has an internship. The graduate
program has an emphasis on history and historic research, and to the extent that

preservation technology is offered, it is in the Construction Management Program... .

or Stabilization Center.

Colorado State University has the potential to offer one of the best preservation
programs in the country because of the hands-on opportunities for graduate
students that would be available through the Historic Resources Preservation
Program. There would be opportunities in research, planning, architecture, educa-
tion, public administration, technology, etc. These are opportunities not often
available to graduate students in historic preservation, and almost never in the same
location as the university program. The CSU graduate program is not developed to
the extent that it could take advantage of many of these opportunities, exceptat the
initiative of an individual student. A significant commitment by the University
would have to be made to develop the graduate program to the degree that the
University and City preservation programs could be of mutual support. However,
this presents one of the most exciting opportunities in historic preservation, and the
LPC might delegate a representative(s) to investigate the potential support for
development of the graduate program.

ActionSteps

LE]- Estabhsh an :'gomg wc;rhng relat;onshlp Wlth representatwes of Coiorado

I1.E.1.1 — Develop a list of projects and job descriptions for internships for historic
‘preservation graduate students. Individual professors should be informed of this list
so they can advise students that they may identify as qualified and interested.

Arrange to post the list where graduate students wﬂi seeif. Provide a contact person
and phone number.

ILE.1.2 — Attempt to institutionalize the internship program as part of the graduate
program, even if the graduate program itself is not developed any further. Intern-
ships offer studentsreal experience that will be invaluable in obtaining employment
in the field of historic preservation. Itis to the benefit of both the graduate program
and the City program to enhance an internship program.
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ILF Heritage Group Network (Historic Fort Collins)

Heritage groups and their extended networks can offer support to historic preser-
vation activities. Currently, there are over 55 local heritage groups representing
several thousand individuals. These groups and organizations need to be more
organized and involved. A more organized coalition could be a very strong political
interest group that could lobby for support of historic preservation, and whose
numbers and interest could encourage more attention to and participation in
preservation issues. An organized group could also perform many important
functions in the implementation of the Historic Resources Preservation Program
including but not limited to assisting in the survey and identification of historic
resources, educationand promotionefforts, incentives,and landmark designations.
Private, non-profit groups also have access to grants and resources that are other-
wise not available to the public sector. Discussions are underway by some private
citizens to create a private non-profit “umbrella” organization known as “Historic
Fort Collins” similar to ones already established in Denver and Boulder. The
Landmark Preservation Commission should support this effort.

Action Step

II.G  Historic Preservation Displays

ActionStep

IILH Awards

This is an inexpensive but rewarding effort to expose the public to lesser-known
historic resources in the community or for just rewarding “good behavior.” This
program attaches no requirements or restrictions, but calls attention to resources in
a positive way. This also provides an opportunity to publicize preservation in an
interesting format.

ActionSteps
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ILI.  Plaques

Action Step

IL]  Notification Program For Owners of Historic Properties

Many owners of historic properties know nothing about the significance of theirold
building. Suchknowledgeis oftenasource of pride and is an effective education tool.

ActionSteps

|1L].1-- Implement a program for nofification of owners of historic p

I1J.1.1 -- Based on the most recent survey information, notify owners of historic

resources determined to be eligible for listing in the National Register of Historic

Places as an individual landmark, or as a contributing building in a historic district.

Notify owners by mail with a standardized packet of information on the Historic

Resources Preservation Program, on incentives for local landmark designation, on

the designation procedure, calendar of preservation events, etc.  Follow the notifi--
cation up with a telephone calland invitation to a neighborhood meeting related to

survey results, or to a LPC meeting, if a neighborhood meeting is not scheduled.

I1.].1.2 -- Notify owners of properties determined to be eligible for local landmark
designation, or targeted for local landmark designation. This includes individual
landmarks or historic districts. Provide a similar or identical packet of information
as in I1.J.1.1. Do similar or identical follow up telephone call and invitation to a
meeting.

I11.].1.3 - Develop a gift certificate to be redeemed for historic preservation informa-
tion of general interest to be included in packets of information. Examples of such
information include historic paint schemes, local historic walking tour brochures,
historic architectural styles of Fort Collins, or a calendar that incorporates photo-
graphs and descriptions of Fort Collins historic landmarks. When the certificate is
redeemed, take the opportunity to informally discuss the property and its potential.
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I1.K Communication with City Council

ActionSteps

1d the successes of the Historic

I1.K.1.1 -- Provide brief updates, perhaps semi-annually, on progress of the Historic
Resources Preservation Program. A more detailed update should be provided
annually. For special positive accomplishments, provide a separate update. The
update is for information purposes only. However, occasionally, the LPC may request
a City Council resolution, oracommendation toa citizen for preservation activities, etc.
This should include a process for City Council members to ask questions (on the
information provided in the updates) and have them answered

II.K.1.2--Keep the Council-appointed liaison informed of the progress of the Program
by sending him/her LPC meeting minutes and other pertinent information. Consider
appointing a Haison from the LPC to each of the members of Council. The responsi-
bility of the liaison will be to provide a point of contact on a continuous basis and to
coordinate and discuss ideas and interests.

H.K.1.3-- Organize a bus tour for the City Council, members of Boards and Commis-
sionsand Citystaff. Selectan area of the community that best exemplifies the benefits
of preservation -- buildings that have been saved and adapted for new uses such as
affordable housing or commercial enterprise. Create a historical tour map for all
participants. Invite spokespersons to participate who have special knowledge of
rehabilitation tax credits and the aestheticand economic benefits of historic preserva-
tion.

IILL  Workshops and Seminars

Action Step
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ILM. Attitudinal Survey

Action Step

ILN Tours

ActionSteps

ILN.1.1--Workwith the Library, Museum, Convention and Visitors Bureau, and local
heritage groups to identify potential tour themes.

{L.N.1.2--Develop one or more maps identifying historical theme tours and important
tourist attractions in the Urban Growth Area.

II.N.1.3--Publish theme tours (routes and narratives), perhaps as newspaper publica-
tions.

I1.O Resource Book

This is an excellent way to network among preservationists. A catalog or “yellow
pages” could be prepared that lists local builders, craftpersons, manufacturers and
suppliers, artists, etc. that deal in services and goods related to the rehabilitation and
preservation of historic buildings. This catalog could also include names and phone
numbers of persons who have renovated a home and would be willing to share this
experience with others. This would be a good project for the private heritage groups.

Action Step
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I1.P Identify Historic Preservation as Part of the Broader Environmental
Ethic

More and more communities concern themselves with recycling and conservation
of resources, and preserving historic building can be an important aspect of this
concern. Partofa public relations campaign for historic preservation could berelated
to the investmentof energy and resources inexisting buildings. This investmentcan
be quantified, and mightbe a graduate thesis topic fora historic preservation degree.

ActionSteps

I1.P.1.1--Make theresults of this study a partofa preservation public relations efforts
to join forces with the environmental movement. Focus on this duringPreservation
Week, or during the annual preservation awards.

I1.Q. Historic Preservation Library

ActionSteps

III. Incentives

Goal: To encourage private sector preservation and
rehabilitation of historic resources

The Preservation movement has recently moved into a new era, one characterized
by a search for new, effective state and local incentives to generate more rehabilita-
tionof historicstructures. Three reasons are generally articulated to explain the need
for incentives. First, incentives are necessary to compensate owners of historic
buildings burdened by historic preservation laws. Second, incentives are sometimes
necessary to counter economic forces. Third, incentives are necessary to assure
systematic rehabilitation of historicbuildings -- the best protection is new investment
that lengthens the economic life of an historic building.
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No one preservationincentive can address all three of these reasons. Anassortment
of incentives is necessary in any well-designed program. The following incentive
package is structured to assure flexibility in use and to allow developers wishing to
rehabilitate historic buildings, a return on equity investment competitive with
alternative real estate investments.

III.LA Tax Credits

Action Steps

II1.A.1.1 - Establish the Planning Department and the Local History Section of the
Library as a contact and a source of information on federal tax credits. Special
training of staff in understanding the Federal Tax Credits will be necessary to
implement this strategy. This action includes:

Providing historical and architectural information;

Maintaining brochures, worksheets, and other information on federal tax
credits published and distributed by the National Park Service to provide
to inferested owners;

Maintaining current names and telephone numbers of persons in the
Colorado Historical Society, the National Park Service, and the Internal
Revenue Service who are responsible for preservation projects applying
for tax credits; providing this information to prospective applicants; and

Maintaining a library of information from the Colorado Historical Society
and the National Park Service on issues related to federal tax credits.

HI.A.1.2-- Develop a general information handout sheet on available tax credits to
use in publicizing incentives for preservation. This sheet would not include details
of the federal tax credit program, but would include the basic benefits and proce-
dure, with the local contact personand telephone number. This handoutwould also
include information on state and local tax credit programs.
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III.A.1.3 -- Establish an efficient process for photographically documenting the
before and after conditions of a federal tax credit project. These photographs canbe
used foravariety of purposes, including preservationawards,documentation of the
impactoffinancialincentives, to demonstrate the local value of historic preservation,
efc.

The program offers substantial benefits to both residential and commercial proper-
ties with relatively simple application and review procedures. The State tax credit
program will be an important incentive to preservation in Fort Collins.

Il1.A.2.1 -- Establish the Planning Department and Local History Section of the
Library as a contactand a source of information on State tax credits, in the same way
as for Federal tax credits, and providing similar information to prospective appli-
cants.

HILA.2.2 - As a Certified Local Government, the City can assume the responsibility
of reviewing projects applying for State tax credits and verifying that the completed
work conforms to the approved plans, in return for anapplication fee, which would
support the Historic Resources Preservation Program. This establishes local preser-
vation expertise in the review process. However, the review and verification
procedures must be clear and efficient, so thatencouraging property owners to take
advantage of State tax credits does not become a burden to the City’s preservation
program.

At present, the City has not assumed this responsibility for fear of its ad ministrative
burden on an aleady understaffed program. The benefits and costs of this
responsibility should be reevaluated as more resources are provided to supportthe
HRPP.

[11.A.2.3 - Establish a library of information related to undertaking projects qualify-
ing for State tax credits, in the same way as for Federaltax credits. Such information
might include appropriate alterations to historic buildings, technical preservation
information, past tax credit projects, etc.

In a property tax rebate program, when a property owner applies for a building
permit, it would be directed to the Assessor’s office for review. The Assessor will
provide the City a list of landmark properties that have been reassessed due to
improvements, along with a certificate that the taxes had been paid. The City would
then rebate the increment of taxes related to the improvement(s).
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A projection of the liability this might pose to the City canbe made by evaluating the
improvements made to landmark structures. The assessed value of the original
structure would be combined with the totalvalue of the improvement. Because the
dollar value of an improvement does not necessarily directly relate to the dollar
amount of the increase in value, an appraiser with experience in Fort Collins who
is knowledgeable about older buildings, could provide some general guidance on
the increase in value related to improvements. The property tax increment related
to increased values can be determined for a five-year period. The liability that the
City would have undertaken, if such a program had been in place can be calculated
for past projects, and used to provide an estimate of the revenues proposed to be
rebated. Itis importantto rememberthattheseare property tax revenues that would
not otherwise have been available to the City because without such an incentive, it
is much less likely that any improvements resulting in increased property value
would have been made. The increased revenues do go to the City after the rebate
period of five years has expired. The dollar amounts involved are relatively small,
and for reasonably steady activity in a residential historic district, for example, the
total five-year rebates are on the order of less than $10,000.00.

The sales tax waiver would only apply to activities requiring a building
permit. Maintenance activities, such as repainting or reroofing, would not,
by themselves, qualify for a waiver. This simplifies the administration of
the program to the extent that there is very little cost in administering the
waiver through the building permit process;

The sales tax can only be waived on construction materials purchased
within the City of Fort Collins, which can help support local businesses;

Only the City portion of the sales tax may be waived;

Properties located within locally-designated historic districts would be
eligible for sales tax waivers even if they were not contributing structures
because they are under the same controls as contributing structures;
Exterjor improvements mustbe atleast 30 percent of the total dollar value

of construction materials. This recognizes that interior improvements may
be essential to the continued use and/or livability of a structure. However,
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it lessens the likelihood of waivers being requested for frivolous improvements. The
30 percent figure relates to the relative value of exterior versus interior improve-
ments fora typicalrehabilitation project where the roof is replaced, adormeradded,
and a bathroom and kitchen are remodeled; and

A tier system of lesser waivers for more valuable properties is not appro
priate, because the goal of historic preservation is to preserve important
historicstructures withoutregard for their assessed value,and offering the
same incentive to any eligible property is one means to achieve this goal.

To evaluate the impact to the City of Fort Collins of implementing a sales tax waiver
program forbuilding construction materials used to rehabilitate a locally-designated
landmark, each project that has involved a local landmark or building in a locally-
designated historic district should be reviewed. The review should be done each
year, and should include the address, a brief description of the nature of the work
undertaken, the dollar value of construction, broken down into exterior and interior
cost to the extent possible, and the amount of sales tax paid.

Using this information, a range of estimated annual sales tax waivers can be
developed. A cap to the annual liability of a sales tax waiver program might be
proposed, and the upperend of the range could be the amountat which the program
is capped. It mightbe useful to project the cost of rehabilitating a large commercial
building, determine the sales tax waiver for such a project, and use that amount as
the cap. This would allow the sales tax waiver to be used as an incentive for larger
projects that would broadly benefit the community.

IIL.B Development Fee Waivers

Municipalities establish fees for providing services to its citizens which are usually
structured in such a way as to recover the cost of providing service to the extent
possible. Because historic preservation projects frequently involve redevelopment,
the fees required are the same as those required of new construction. Waiving
development fees for preservation projects would require that the waived costs be
accounted for in the General Fund, and could result in a significant and unpredict-
able expense to City government.

Adraftofthe downtown“development/zoning” study prepared for the Downtown
Development Authority identifies the need to revaluate the application and use of
the street oversizing fee on downtown development projects. The reasoningis that
the improvements anticipated to be installed and paid for by the fee are typically not
required in the older, developed areas of the community. Therefore, the study
suggests, thatthe fees should be waived or the moneyspentonother transportation
improvements that would benefit the older parts of town including transit, bicycle,
and pedestrian improvements, parking, etc.

Action Step

nt fees collected on
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III.C Loan Pool

Some communities have been successful in working with traditional commercial
banks and other lenders to create a pool of funds available for historic buildings.
Lendersare often reluctant to commit funds to historic rehabilitation projects in cities
where there have been well publicized failures involving historic rehabilitation
efforts. Itmay take strong public leadership to convince banks to commit a specified
amount of financing to an available pool of money, and often one bank can be
convinced to participate in the program if it knows that its competitors are also
willing to assist. In Fort Collins, the establishment of the Community Development
Corporation toacquire the old Post Office is alocalexample of this strategy. The CDC
investmentinvolved several financialinsttutions, CDBG funds and the Power Plant
Visual Arts Center Inc.. The CDC strategy might be applicable to other historic
buildings/districts.

Sometimes the biggestimpediment to successful rehabilitation of a historic building
is high acquisition costs. This is especially true where the building islocated ina high-
growth area where the value of the land underlying the building exceeds the value
ofthe improvements in their run down condition before rehabilitation. Ifa qualified
rehabilitation developer has to pay full land value price to acquire the property, the
investment may be so large when rehabilitation costs are added, that the project is
notfeasible because notenough mortgage financing canbe arranged and the return -
to equity investors is too low to be competitive. The City can help assure that more

historic buildings are rehabilitated by establishing a pool of funds to help acquire

such properties and then “write down” the cost of acquisition to a rehabilitation

developer. Another purpose of the fund could be to “purchase’ a historic building

that is in danger of demolition until market conditions improve and a private
investor if found.

Anexample of this process at work involved the historic Chicago Theater. The City
of Chicago, working with a private investment group, arranged a plan whereby the
developers were able to purchase the theater. The money used by the developers
to make the acquisition came from the City in the form of a loan thathad tobe repaid
in terms favorable to the developers. The development group then donated a
preservation and conservation easement on the theater and took a charitable gift
deduction that exceeded $12.6 million, in effect, most of the value of the land
underlying the historic building. The theater itself had very little value. The
investors were able to take a large tax deduction.

In New Orleans, the Preservation Resource Center has developed financing ar-
rangements with a consortium of local banks to assist in renovating homes in the
city’s historic Lower Garden area. The Center purchases homes in the target area,
and provides money to individual property owners through arevolving line of credit,
loaned by the consortium of banks. Once therenovation is complete the owner obtains
a conventional mortgage from a local bank, repays the Center and takes title to the
improvedhome. Thiskind of transitionloan hasbeen used to overcome the reluctance
of banks to make loans on dilapidated structures.
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Locally, in 1987, the Local Development Company (LDC) was given $79,000 of
CDBG funds for the purpose of purchasing and renovating buildings for preserva-
tion purposes. The funds were used to purchase the historic McHugh House at 202
Remington. At the time of purchase, the house was threatened by demolition. The
LDC was able to purchase the house and secure itand preserve it. Market conditions
have improved in the downtown area and the LDC has recently sold the home to
a private investor. The return on sales will be used for the purchase and/or
rehabilitation of another “endangered” historic building,

ActionSteps

IIL.D Revolving Loan Fund

Revolving loan funds have been used as incentives to preserve historic structures

since the 1960s. The theory behind such a program is thatrepaid loans go back into

the loan pool, with interest on the loans increasing the loan pool over time. This

source of funds can be used to leverage funds from traditionallending institutions.
Manycommunities that participated in the National Trust’s Main Street Project used

revolving loan funds as a downtown revitalization tool, and in some cases the

financial backing came from banking institutions in the community. These funds

were primarily targeted to facade improvements, but in other cases, funds can be

applied to the rehabilitation of the entire building.

A revolving loan program can be administered in several ways, most commonly
through a private non-profit organization, such as a downtown development
authority or local preservation foundation. The program can also be administered
byacityagency. Forexample, the City of Deadwood has established arevolvingloan
program devoted to historic preservation that is administered by the Office of
Planning and Preservation. A third alternative is administration of loans by a
participatinglocalbank. The circumstance thatwould allow administration ofa local
loan program by a bank are unusual, because there are costs to banks in administer-
ing loans, which would generally offset any lower-than-prime interest rate that
“mightbe forthcoming. Atthe present time, the banking industry is retrenching from
the savings and loan crisis which caused many bank failures, and it is unlikely that
banks will participate in many below-prime loan programs in the near future.
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The purpose of revolving loan programs is preservation of historic resources, which
is carried out in various ways. Some funds are concentrated on facades; some focus
on improving life safety deficiencies and stabilization of serious deterioration; some
are used to purchase, rehabilitate and resell historic properties with conservation
easements and other restrictions; and others are used for any good preservation
project that is proposed. There are spinoff benefits to revolving loan programs that
go beyond preserving individual buildings, such as stimulating economic develop-
ment; improvement of aging residential areas; and leveraging of several times the
value of the low-interest loan in conventional financing and other kinds of invest-
ment.

Nearby Loveland, Colorado, has a program for facade improvements administered
by the Downtown Development Authority. The first program was a revolving loan
program that loaned City CDBG funds at 6 percent interest, with matching funds
fromlocalbanks. The attempt was to targetsmall contractors to do the facade work. .
It was thought that once CDBG funds were loaned and repaid, there would be no
further requirement to comply with federal government funding requirements.
This was not the case, and federal requirements, such as observance of Davis/Bacon
Act, caused costs to exceed expectations by 30 percent. The program was revised to
create a City-funded revolving loan for preservation of historic facades. Loans were
made for improvements, and a conservation easement was part of the repayment.
The cost of $400 to $500 per facade per month for four years made the program too
expensive for most. Only six facades were improved in this program. The program
was subsequently changed to a ten-year system of contributions based on frontage
and heightofa facade, ratherthanrepaymentofaloan. Contributions are $60to $250
per month, and the program is funded in the City’s annual budget. The number of
facades improved has increased, but the program has had trouble attracting partici-
pants. A conservation easement and commitment to maintain the facade in
perpetuity is part of this program.

Fort Collins has a non-profitorganization, the Local Development Company (LDC),.
that administers a revolving loan program that includes facade improvements for
downtown buildings. Awnings and other improvements can be funded. Over ten
years, there have been 140 loans, 60 of which were for facades. Business loans are
included inthis revolving loan fund. The focus of this loan programis on commercial
development, and not on historic preservation.

Many low-interest loan programs are unsuccessful at attracting participants for a
variety of reasons, including lack of publicity to make people aware of the program;
too complicated for many property owners; the fundingavailable is too limited todo
more than make a small contribution to a larger project; and owners of historic
properties are notin a position to undertake even a low-interestloan. These factors
need to be considered in developing a revolving loan program.

Funding to start a historic preservation revolving loan program can come from a
variety of sources, including Community Development Block Grant funds, munici-
palfunds, (if in suportof a public purpose) fromlocal lending institutions, and from
special revenue sources, such as gaming tax revenues. The impact on actual
preservation of historic resources from a revolving loan fund depends to a certain
extent on having adequate funds available. However, the program needs to be
focused on making the greatestimpact withthe fewestdollars and needs tobe linked
to other aspects of the preservation program, for example, to broad participationin
the State tax credit program. This can encourage larger preservation projects, more
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designations, and provide some assurance that the loan can be repaid, based on the
value of the property to be rehabilitated. Funds can go to either commercial or
residential properties and willencourage the survival of the State tax credit program
by demonstrating the resulting preservation projects. A portion of the funds in the
revolving loan program could be set aside from these more typical projects to be
loaned under more unusual and unpredictable circumstances, for example to
relocate a building threatened with demolition, or emergency stabilization of a
building threatened by deterioration.

ActionSteps

rogram. Thi rt Iy
unity, and could be provided ona volunteerbasis. -
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I11.D.1.1 -- Evaluate the revolving loan program annually to determine adjustments
to the program to make it more successful. Establisha minimum levelof performance
after the program has become well known that will be required to continue the
program. Establish options for redirecting loan funds if the program is not success-
ful.

panies.

Fort Collins may use one or a combination of these methods in the future to
encourage redevelopmentactivity. The downtown has been a focus of attention for
redevelopment and planning for many years, and as time passes, the critical value
of an economically vital downtown has become clearer. This is an area where the
interests of preservation and redevelopment coincide, and preservation could play
animportantrole inshapingredevelopmentby actingas a financial partner through
a revolving loan program.

One of the limiting factors to establishing such'a loan-program is the lack-of-
communication among commercial and preservation interests. The Local Develop-
ment Company has a revolving loan fund for commercial purposes, however, the
existence of this programis notwellknown. The opportunities offered by leveraged
preservationdollars withbroadereconomic developmentdollars are significant, but
better communication among potential fund sources is clearly a first requirement.

M1.12.2.1-- Establish a working committee with an LPC member, a member from the .
City Economic Affairs Division, a member from the Local Development Company,
and a member from the Downtown Development Authority to evaluate the poten-
tial for incorporating preservation funds in redevelopment activity, on an ongoing
basis, Propose a method for formal participation of the LPC in presentand future
downtown redevelopment activities.

H1.D.2.2 -- If the City determines that their financial participation in downtown
redevelopment is a cost-effective method of preserving historic resources, develop
criteria for providing funds from the revolving loan fund. Consider:

Obtaining landmark designation or conservation easement (a non-profit
group could accept and maintain such easements or responsibility for
maintenance can be attached to the property);

That the intent of participation of the City is to leverage other dollars for
preservation;

Requiring professional technical preservation expertise in repairing deterio-
ration of structures for which money is loaned. This may be provided free as
an additional incentive;
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Limiting loan participation to the degree of preservation involved in the
project;

Having the loan administered through the lead agency; and

Consider using the funds as “seasoning’” that would eventually lead to
privately financed loans.

[I1.D.3.1 -- Establish a working committee with an LPC member, a member from the
Fort Collins Housing Authority, a member of the City Council, a member from the
City's Affordable Housing Board, a member of the DDA, and a member of the City's
CDBG Comumission to evaluate the potentialfor incorporating preservation goals in
affordable housing. Proposea method for formal participation of the LPCin present
and future housing programs.

I1.D.3.2 - 1f the City determines that their financial participation in affordable
housing is a cost-effective method of preserving historic resources, develop criteria
for providing funds from the revolving loan fund. Consider:
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Obtaining landmark designation or conservation easement (if a non-profit
group is willing toacceptand maintainsuch easements hasbeen established);

That the intent of participation of the City is to leverage other dollars for
preservation;

Requiring professional technical expertise in repairing deterioration of
structures for which preservation funds are loaned. This expertise may be

provided free as an additional incentive;

Limiting loan participation to the degree of preservation involved in the
project;

Having the loan administered through the lead agency, if appropriate; and
Weigh the potential for adapting hard-to-use, but important historic build-

ings toaffordable housing. Whenappropriate, actively encourage that result
by proactively working with City, developers, and State agencies.
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H1.D.3.3 - If the City determines that commercial redevelopment and affordable
housing are good targets for preservation funds, the City will have to devote
considerable time and attention to this issue. Consider requesting thatan appoint-
ment to the LPC target financialexpertise; delegating a member or subcommittee of
the LPCto focus on the loan program; and that training be provided annually related
to the appropriate programs. This effort may require staff support related to loans,
downtown development, affordable housing, etc.

IILE Rehabilitation Grant Program

Grants differ from loans because the owner is not required to pay the money back.
In the past, Congress has appropriated funds for rehabilitation of historic buildings
on the National Register, However, these funds have notbeen appropriated for the
last few years.

Grant funds are available to those who qualify through the Colorado Historical
Society Fund, generated by gaming revenues. The amount in the Fund in 1992 was
$1.3 million. Itis projected to exceed $2.5 million in 1993. Grants can be awarded to
both publicand private entities. There is anemergency funding poolthatis separate
fromthe generalfunding pool. The City will have tosignanapplicationand provide
comments on any request by private entities. This program provides funding
sources for a broad range of possible projects,and requires City involvement which
would allow a State funding source to be coordinated with the objectives of the
Historic Resources Preservation Program.

In addition to the State program, a local grant program for rehabilitation is recom-
mended. The local program would be simple to apply for and easy to administer.
A local grant program provides the City with the opportunity to show financial
support for preservation and enlisting the community’s support. The program will
benefitcurrent property owners as wellas future generations who will benefit from
the efforts made by Fort Collins’ preservation-minded leaders of today. The pro-
gram will also create localjobs and increase property values, resulting in generating
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additionalincome for the City. The primary components of the recommended grant
program are:

All grant recipients will be required to match the grant amount “dollar for
dollar”.

Grants for $2500 shall be available for residential property owners; $5000 for
commercial property owners, although larger amounts maybe granted atthe
discretion of the LPC.

The structure must have local landmark designation or be a contributing
structure in a local land mark district.

Property owners who have previously received grants are eligible, but
priority will be given to new applicants.

The City’s portion may only be spent on facades or exterior improvements,
including cleaning masonry, repairing cornices, foundations and/or main-
taining or reversing modification to the structure’s trim, windows, doors,
siding, roof, porches, stone walls, paint, and/or steps or stairways:

In addition to the above, the property owner’s match of the grant:may be
spent on stabilization of the structure, new wiring, heating or plumbing, and/
or sprinkling systems in commercial structures.

Signage, interior remodeling, interior decorating, additions, or adding ele-
ments which were not part of the original structure are not eligible:

All work must comply with the City’s Design Guidelines and/or Secretary of
Interior Standards for Historic Preservation.

Building Permits are required and all permit fees must be paid.

Grants will be awarded in March. The applicants must complete the work,
submit an accounting report, and receive payment within 7 months of
approval of the Grant.

The grant recipient will receive the actual cash after all work has been
documented, completed and approved, and all receipts have been turned in.

There will be a final inspection, and at that time the funds will be disbursed.

Grant recipients will be required to allow a placement ofa sign on their
property stating that they are participants in the City’s Grant Program.

The LPC will review all grantapplications and award the grants based upon:
- the efforts to return the structure to its original appearance;

- the amount spent on exterior work; and
- the preservation necessity.

104 - * Action Plan -



Action Steps

:funds mlght‘oe u cur

IIT.F Federal Fund Sources

Community Development Block Grant (CDBG)- Although CDBG funds are generally
targeted at eliminating blight and providing employment for low and moderate
income persons, there are other purposes municipalities devote CDBG funds
toward,suchas housing. Inorderto getfunding for historic preservation, the project
usually has to support other important community objectives. There are a number
of ways that CDBG funds can make a positive contribution to historic preservation
including historic facade renovation, correction of code violations, acquisition of
historic structures and funding public improvements such as streets, utilities and
sidewalks. CDBG funds can be used in a variety of ways including direct grants;
revolving loans; acquisition of threatened historic structures; funding the difference
betweenstandard building materials and materials appropriate to a historic building
that are used for a housing rehabilitation project; providing design assistance to
develop a rehabilitation proposal that preserves the integrity of a historic building,
efc.

Action Steps

fIF.1.1 -- The LPC should hold a study session with the Housing Authority to
determine the role thatrehabilitation of aging housing can play in the City’s housing
program. If the Housing Authority projects that it will play a significant part in
providing affordable housing, the LPC can pursue a request for CDBG funds to
bridge the cost gap between standard rehabilitation and historically appropriate
rehabilitation. Examples of costs CDBG funds might cover are double-hung win-
dows in place of metalhorizontalsiding windows, ornarrow lap wood sidingin place
of T-111 wood panels or composition board siding panels.

IILF.1.2 -- The LPC should assess the need that CDBG funds are being targeted to
address, and evaluate the suitability of addressing those needs through the adaptive
reuse of a historic building, for example, the Power Plant, Linden Hotel, Northern
Hotel, oran old school. The LPC should continue to evaluate this potential each year.
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Transportation Funds-The Intermodal Surface Transportation Efficiency Actof 1991
specifies thateach state spend 10% ofits funding through this program for transpor-
tation enhancements, of which historic preservationis one. The rehabilitation of the
old Trolley Barn is an example of the use of these funds for preservation purposes.

ActionSteps

IILF.2.1--1fitis determined thatsuch fundingis possible, prepare an application for
funds for a qualifying project.

HI.G Zowning

There are a variety of zoning incentives that have been used in communities to
encourage historic preservation. Some are effective only under conditions of blight,
or where there is a large difference in the existing development and development
potentialallowed under the zoning withanadjacentarea of sufficientlyintense land
use that the development potentialcan be transferred. Generally, zoning incentives
are mosteffective in high growth, highvalue areas, suchas downtownareas in large
cities. Density bonuses in allowable floor area ratios for preservation of historic
buildings can be anincentive ina downtown commercial area. However, additional
tfloor area may impact the historic integrity of the building by encouraging the
addition of a floor or other similar expansion and create a conflict with the objectives
of preservation. Additionaldwelling units might be allowed on asite with a historic
residence. However, in this case, not only can there be impacts to the historic
building, but potential impacts to the surrounding neighborhood from additional
traffic, parkingimpacts, reduced openspace,and changed neighborhood character.
There is considerable information written about the effectiveness and administra-
tion of zoning incentives. In Fort Collins, zoning incentives for historic preservation
are not likely to be very effective and other strategies should be explored first.

Action Step
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IILH Design Assistance Program

Providing design assistance can be an incentive to large and small projects. Large
projects usually include architectural expertise in completing the design. However,
preservation is a specialty area of architecture and not usually part of an architect’s
professional training. This training can conflict with the objectives of historic
preservation, and thus, even projects completed with an architect would benefit
fromspecial preservation expertise. Small projects are frequently designed concep-
tuallyby property owners and carried outbyacontractor with little design or historic
preservation experience. These projects can be inappropriate, whereas with some
direction at the outset, the same investment can produce a historically appropriate
design. The LPC provides design assistance on a regular basis in review of projects
in the Old Town Historic District or to locally designated landmarks. However, the
LPC has few members trained in design and they are already overburdened. City
staff also provides limited design assistance. Their resources are not adequate to
provide much assistance other than processing of plans.

Providing preservation design expertise to all projects at an early stage would both
produce better projects and be an incentive to preservation by providing more
assurance of a project being approved in a timely manner. An important consider-
ation in offering design assistance as an incentive is whether design professionals
with preservation experience can be found. It may be possible to retain the services
ofaqualified preservation design expertforsome agreed-upon number of hours per
month, for a reasonable cost. This same person might provide design expertise in
the review of development proposals where architecture and/or urban design are
importantconcerns. Analternative to thisis toemploya design professionalas a staff
member whose partial responsibility would be to provide design assistance to
preservation projects.

ActionSteps

II1.H.1.1 -- Determine whether there is a pool of qualified design professionals to
support the design assistance program. :

II.H.1.2 — Determine the number of hours per month the services of design
assistance would be required. Develop a list of preservation design professionals
and contact them to determine the degree of interest and cost of their service.

IIL.H.1.3-- Determine the cost of the same number of hours of a qualified preserva-
tion design professional staff member, including benefits.

IIL.H.1.4-- Compare the above to determine the most cost-effective way to provide

this incentive. This design assistance could also support loan and grant incentives
to make sure such proposals are historically appropriate.
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IV. Planning and
' Regulations

Goal: Formally recognize the contribution of
historic resources to the quality of life in Fort
Collins through planning and regulations.

IV.A Chapter 14, Landmark Preservation

This Chapterof the City Code is the legalbasis for historic preservation in Fort Collins
and offers the City a great deal of control over historic resources. A few clarifying
refinements to Chapter 14 are recommended:

Section 14-1: Definitions -- Demolition:some desirable renovation candestroy partof-
alandmark, yet not damage the essential character and constitute analteration. On

the other hand, ata certain point, changes to a part of a landmark may be extensive

enough to constitute demolition. The distinction between demolition and alteration

should be clarified. Landmark or landmark district: to be a landmark or landmark
district under this Chapter, the resources mustbe officially designated and meet the

eightcriteria provided therein. Itis unclear whetheralandmarkorlandmarkdistrict
mustmeetall orsome ofthese criteria. Thisshould be clarified. Contributing structure
inadesignated historicdistrict: there are good reasons fordistinguishing contributing
and non-contributing buildings when designating a historic district, for instance,

theyare treated differently by Federal tax credit programs and the review criteria for
appropriateness of alterations is different. Consider distinguishing these by defini-
tion. If this is done, the distinction between contributing and non-contributing
structures should be recognized in Sec. 14-26 Findings and Recommendations of the

Commission, and in Section 14-46(b) noting that different review requirements

affect non-contributing structures. This should clarify that the review and findings

of a hearing should distinguish between contributing and non-contributing struc-
tures. Renovation and Restoration: these terms are used interchangeablyin the Code

butare different concepts in preservationand should be clarified. Report of Accept-
ability: this needs to be better defined. The City might consider using a Certificate

of Appropriateness, the issuance of which signifies approval by the City.

Sec. 14-5 Standards for Designation: definition of landmark includes the “environ-
mentofa group of people” (14-1(5)). Criteria for designation might be broadened to
take environmentinto accountas acriteria for designating a landmarkssince itis part
of the definition of a landmark.

Sec. 14-46(b) provides for the review of applications for building permits for desig-
nated landmarks and properties located in designated historic districts. The LPC
members have noted that this responsibility consumes a great deal of their time that
could be better spent on more important matters, such as education and designa-
tions. Some preliminary discussions have focused on ways in which the process
could be streamlined without compromising the fairness and consistency of the
process.
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Some possible improvements which have been discussed include:

Forming a ‘‘design review subcommittee” of the LPC with authority to
review and approve development applications. It could consist of the
appointed design professionals on the Commission and City staff. The
work of the subcommittee could be supplemented bya paid, private design
professional. Any decision of this subcommittee could be appealed to the
entire Commission or the subcommittee could decide to refer adecision to
the entire Commission. This would require a change in the City Code.

Adopt procedures for administrative approval of minor changes to plans
approved by the Landmark Preservation Commission.

Consider amending the Code to allow for administrative approval of
certain kinds of building alterations.

Having more precise criteria on which Commissioners will base decisions.
Cripple Creek, Colorado, recently adopted a model ordinance that has
precise criteria for alterations, relocation, and demolition. The City of
Phoenix, Arizona, also has adopted criteria and definitions for different
types of design reviews. The experiences of these communities and others
should be reviewed for applicability to Fort Collins.

Receiving incomplete and inaccurate information from applicants is a
continuing problem for the LPC and staff. An effort needs to be under-
taken to educate design professionals and potential applicants about the
application requirements for design review. The City should review its
own instructional materials to be sure that they are clear and complete.
Perhaps a “model” application could be developed by the City to show to
prospective applicants. The City may also have to take a firm position of
rejecting incomplete submissions until the quality of applications
improves.

The two-week staff review process does not allow much time for staff
review and revision. Therefore, itis typical thatanapplication is presented
to the LPC with many conditions and unresolved issues. The City should
assess the pros and cons of a longer review process, for example, four
weeks. This would allow more time for staff review and negotiation with
an applicant prior to formal LPC review.

Adding a “consent agenda” section to the LPC agenda which would
include non-controversial and routine design review itemns that require no
discussion.

Sec. 14-53 Waiver of conditions based on showing a substantial hardship. The
requirement for showing hardship should be formalized in a legal manner. There
are many models for the kinds of information and process for objectively demon-
strating hardship that can be used for this section. However, the intent is that such
a demonstration requires more than an applicant showing that preserving a land-
mark will cost more than doing the work in a way that damages or demolishes a
landmark.
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ActionSteps

IV.A.2.1--The LPCshould forma subcommittee to review and recommend possible
amendments to the Code and/or meeting procedures which would streamline the
design review process.

IV.A.2.2-- The LPC and City staff should investigate improvements in the enforce-
ment of this section and the Landmark Preservation Ordinance in general. Some
specific issues thatshould be reviewed are alterations which do notrequire building
permits (suchas painting) and temporarysigns. Also,considerissuinga ““Certificate
of Appropriateness” to be given after a design review project is approved and
completed according to plan. This Certificate would be filed with the Larimer
County Clerk and Recorder.

IV.A.2.3 -- The lack of understanding and awareness of the requirements of the
Landmark Preservation section of the Code on the part of property owners and
tenants is a concern. Better communication can avoid problems in the future. The
LPC and City staff should investigate methods to increase awareness of the code
requirements. Some methods mightinclude developinga “preservation packet” of
information for new owners/tenants; filing with the. County.Assessor’s.Office a.-
notice that certain properties are subject to the code which would show up on
subsequent title searches; and/or periodic notice to property owners and tenants.

1V.A.2.4 -- The City staff should update instructional materials and forms for
submitting applications for review by the Landmark Preservation Commission.

IV.B Comprehensive Plan

Preservationis integrated to an unusualdegree throughout the City’s Comprehen-
sive Plan. Area-wide plans should continue to address importanthistoric resources.
Itis impractical to update existing plans, therefore the Historic Resources Preserva-
tion Program Plan and any subsequent additions should serve as the more defini-
tive guide. The Landmark Preservation Commission should be actively involved in
the preparation, review, update and implementation of the Comprehensive Plan as
it relates to historic preservation. For further discussion of the relationship of the
City’s Comprehensive Planand historic preservation, refer to thesection of this Plan
entitled “Foundation for Historic Preservation in Fort Collins” and the City report
entitled “Foundation for Historic Preservation in Fort Collins” (1991).
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Action Steps

IV.B.2.1 - Integrate the Historic Resources Preservation Program recommenda-
tions for the downtown with recommendations of the “Downtown Land Use
Guidance” strategy which is currently under review.

IV.B.2.2--The LPC, Parks and Recreation Board, and City staff should meetin work -
session to discuss ways in which historic preservation and the implementation of
the Parks and Recreation Master Plan could be mutually supportive. Forexample,.
opportunities to relocate historic buildings into parks and open space areas.

IV.B.2.3--The LPC should be involved in the development of the community-wide
Transportation Plan for its impact on historic resources, especially downtown and

the older residential neighborhoods. One area of special concern is-the impact -

(fumes, noise, vibration, etc.} of truck traffic on Jefferson Street in the Old Town
Historic District.

IV.B.2.4 -- The potential designation of the Poudre River as a National Water
Heritage area offers one of the most exciting opportunities for historic preservation
and education that Fort Collins has to offer. The City should continue to pursue its
designation. The LPC should monitorits progress and once des1gnated participate
in its development.

IV.B.2.5 -- The LPC should continue to be involved in the cooperative project
between CSU and the City known as the Landscape Opportunity Study for the
Poudre River.

IV.B.2.6-- During 1993, the City will begin to implement new open space programs
resulting from the adoption of the Natural Areas Policy Plan and passage of the
citizen-initiated 1/4 cent Natural Areas Sales Tax. The LPC, Natural Resources
Advisory Board and the Parks and Recreation Board should meet to discuss ways
in which historic preservation and implementation of the Natural Areas Policy Plan
and 1/4 cent Sales Tax could be mutually supportive.

IV.B.2.7 -- The City should seek out information from the Farmland Trust on
preserving open space areas and agricultural lands.
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IV.C. Zoning

Action Steps

1V.C.1.1 - Consider placing a PUD condition on zoning applications for properties
annexed to the City where important historic resources are known to exist.

Some minor changes to the zoning standards might be considered. An important
strategyis toidentify and remove barriers to the renovation and rehabilitation which
arise through the application and enforcement of the zoning regulations. For
example, an action thatcould be considered are revisions to the zoningcode toallow
historically appropriate building additions to extend into the minimum yard re-
quirements and maximum building height allowance.

No matter the sensitivity of standards in a zoning district, the areas where conflicts
arise are in the transition of one zoning district to another. This is particularly true
where commercial areas abut residential areas, and the impacts of commercial
activity, such as parking, traffic congestion and pressure to allow business uses,
changes the liveability of these residentialareas. Fort Collins has revised the zoning
of some of these transitional areas in the older core residential neighborhoods to
create buffer zoning. These changes are relatively recent and should be monitored
by the LPC and Planning staff to evaluate their success.
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In 1992, a zoning study was completed for the Downtown Development Authority
entitled “Land Use Guidance System for the Central Business District”. This study
looked broadly at the issues and constraints of downtown development. Historic
preservation is noted as an issue in most downtowns with historicbuildings and the
study offers examples from other communities to make this a positive issue rather
than a source of community conflict. The LPC and Planning staff should review this
document for its compatibility with goals and programs of the HRPP.

Anotherareaof growingconcernis inregards to "scrape-offs"--demolishingahouse
to build a larger, more expensive one in its place; and "pop-tops" -- gutting a house
and adding a second or third story. Some say that pop-tops and scrape-offs can
reinvigorate housingstock, draw people back into the core and shore up the tax base
and schools. The bad news is that some of the changes are incompatible with the
scale and character of the surrounding neighborhood. This kind of renovation has
caught on in Colorado over the pastdecade. Denver and Boulder have responded
to complaints about style and construction with regulations aimed at balancing
personal property rights with the good of the neighborhood. Limiting building
height or floor to area ratios, adopting design guidelines, or adding special review
procedures that include opportunities for citizen input are a few of the options that
could be considered. The Planning and Zoning Board, LPC, and City staff should
review this issue and make changes to the City's policies and regulations as
necessary.

For further discussion of the relationship of zoning and historic preservation, please
refer to the City report entitled “Land Use Regulations and Historic Preservation”
(1991).

IV.C.2.1-- The LPC and staff should monitor the performance of the recent Eastside
and Westside rezoning in terms of its impact on preservation of historic resources.

IV.C.2.2 -- Consider amending the zoning code to allow historically appropriate
historic additions/alterations to extend into required setback zones and height
allowances.

IV.C.2.3-- Integrate the recommendations of the HRPP with the recommendations
for the downtownarea as contained inthe draft reportentitled “Land Use Guidance
System for the Central Business District” (1992).

IV.C.2.4 -- Review the issue of "scrape-offs" and "pop-tops" and its impact on the
older, core neighborhoods and consider amending the zoning code.
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The auditreportindicated that the crisis and frustration thatensues would be greatly
reduced if the City had a setof priorities and general policies to deal withsuchissues.
The report included three specific recommendations for the LDGS, as follows:

Adopt a new submission requirement to include historic survey of
buildings over 50 years old.

Develop a historic preservation strategy for the City that sets priorities,
criteria, and an approach to implementation.

Consider amending absolute Criteria #15 to also include historic buildings
which are “eligible”” for local designation.

Also, the preparation of more specific criteria and process for determining neighbor-
hood compatibility was a concern that was identified in the report. A projectis .-
currently underway to address this issue. The LPCshould monitor this project tobe
sure thathistoric preservation issues are considered. However, the LDGSmay prove
to be a minor tool in implementing preservation policies, since most conflicts occur
outside the LDGS review authority.

IV.C.3.1 - The LPC should be consulted at the conceptual review stage of the
development review process or earlier when a development project may impacta
known historic resource. The role of the LPC will be to identify the importance of the
historic resource, possible incentives for its rehabilitation, and possible options for ts
reuse.

IV.D Urban Growth Area Agreement

The Urban Growth Area Agreement was developed for the purpose of establishing
conditions for the development of the area surrounding the City that was someday
expected to annex. These conditions do not consider preservation of historic
resources. Also, Larimer County has no program for designation and protection of
historic resources.

ActionSteps

IV.E Building Codes

Interviews in Fort Collins show that conforming to requirements of the building
code, fire and life safety codes, mechanical, plumbing, and electrical codes, and
energy codes are very significant disincentives to preservation of historic buildings,
as is the case in many other communities across the country. Although codes have
been developed to protect the public, they were designed for new construction
projects and not for sensitivity to integrity of historic structures, nor for the econormic
feasibility of retroactively incorporating code requirements. Conformance with
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codes is typically triggered by a redevelopment project, and conforming with some
of these requirements can literally break a project. The alternative is to allow the
building to be used in a deteriorating condition, posing greater hazard to the public
as the years go by.

During the 1980s, the Federal tax credits for rehabilitating historicstructures encour-
aged so much construction on historic buildings that code problems were common.
The solutions to many of these code problems required ingenuity to preserve the
historic integrity of the building which was an objective of the tax credit program.
This practical history of code variation has led to the development of a building
conservation code for use by building officials which can be especially useful in
jurisdictions with little or no experience inevaluating the performance of alternative
code conformance measures. Itis very important to protect the public safety in any
building and because rehabilitation of an old building encourages greater use, this
isnotanissue to take lightly. Atthe same time, the costs of fulfilling the requirements
of codes developed for new construction is onerous, and relieving that burden can
be a strong incentive to preserve historic buildings.

Fort Collins has adopted 1988 versions of the Uniform Building Code, Uniform
Plumbing Code, Uniform Mechanical Code, and the 1990 National Electrical Code,
with a variety of local amendments. Section 104(f) of the Uniform Building Code
allows building officials to vary code requirements for historic buildings. However,
there is no guidance for the extent to which requirements can be safely varied and
consequently, officials are not often willing to vary the requirements. Adoption of
the Uniform Code for Building Conservation (UCBC) can provide officials with
guidance for code variations. However, few building officials have any familiarity
with the concerns of the preservation of historic building systems and materials;
making training a very important step in offering code variations as an incentive to
historic preservation.

This is an area that needs improvement in almost every community; fortunately, a
greatdealofevaluation has preceded codification of reasonable variations fromcode
requirements, relieving building officials from determining safe variations on their
own. The City’s Building Department is currently reviewing the existing codes for
possible changes, including the adoption of the UCBC. The LPCshould monitor the
process and provide advice and comment when needed.

Action Steps

IV.E.1.2-- Identify the most common variations that building officials allows under
Section 104(f), and the types of request for variances that have not been approved.

IV.E.1.3 -- Based on information in IV.E.1.2, determine if adoption of the Uniform
Code for Building Conservation (UCBC) would offer the best protection of the public
and of the City or if limited variations should be codified because very few variations
are requested.

IV.E.1.4-- Adoptthe mostappropriate version of allowed variation from the adopted
codes for historic preservation. Strongly consider adopting the UCBC.
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IV.E.1.5--1f the existing codes are amended by provisions for historic preservation
rather than adopting the UCBC, develop a manual that addresses the allowable
variations and guidelines for when these might be allowable. Distribute widely.

IV.E4.1 — Determine the process for amending or allowing variation in such
standards and initiate the process.

IV.F Preservation Assistance Response Team (PART)

A new preservation approach for threatened historic buildings is recommended:
the use of a team to assess the reuse potential of a significanthistoric property which,

through obsolescence or deterioration, became a threatened:-resource.-The PART- -

approachis patterned after a specialtechnical assistance programdeveloped by the
Midwest Regional Office of the National Trust for Historic Preservation called the
Preservation Advisory Services Team. The format of the Team draws upon a
network of public and private officials including preservationists, planners, archi-
tects, attorneys, real estate and marketing interests, as well as other fields to assist
property owners and the City in addressing issues which would have an impacton
the future disposition of the historic resource. Each Team will include a City staff
person and a member of the Landmark Preservation Commission. The facilitation
and coordination of the Team will be by the City Planning Department. The Team
should be chaired by the Director of Community Planning and Environmenta]
Services or Planning Director.

The role of the Team is not to guarantee the preservation success or failure of a
particular property, but to provide an objective look at the circumstances threaten-
ing these properties and to suggest a basis for valid decisions for their future. The
Team could be formed to respond to an immediate “crisis” (e.g. demolition); or to
find longer term strategies for potential reuse of a historic building threatened by
underuse and potential demolition; or to respond to a public initiative or plan that
may significantly impact a historic building or site. The subject building could be
either under private or public ownership.

Each memberof the consulting teamwould be supplied an information packet prior
to consultation. Each packet willcontain pertinentinformation about the structures
location, historical significance, and building condition. The Team will visit and
inspect the property; and conduct confidential interviews with the property own-
ers, developer, appraisers, realtors, and potential users.
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After extensive consideration of the issues, the economics and resulting uses,
combined with site visits and interviews, the Team will develop a list of feasible
alternatives which may include demolition; doing nothing; public ownership, or;
private development, toname a few. The Teamwill make a recommendation on one
or more of the alternatives and prepare an action plan. This information will be
presented to the property owner, developer, Landmark Preservation Commission,
City Council and the public for review and decision.

Action Step

uld implement a Preservation Assistance

katthe npacting.

IV.G Demolition Ordinance

Currently, Chapter 14, Landmark Preservation, provides thatany demolition of any
improvement or object which constitutes all or part of a local landmark district be
approved by the Landmark Preservation Commission. Also, the Building Depart-
ment informally contacts the Planning Department of any requests for demolition
permit that are not local landmarks. This informal agreement only allows time for
staff to document the building before it is demolished.

Many communities have enacted demolition ordinances to delay or prevent demo-
lition of important historic structures from occurring. A demolitiondelay ordinance
is a mechanism whereby demolition permits for certain buildings throughout the
community are delayed for a specified period of time' in'order to allow for consider-
ation of preservation options. Generally, a demolition delay ordinance is triggered
by an application for a demolition permit on an historic property.

Traditionally, demolition ordinances delay the granting of a demolition permit for
a set period of time -- six months, for example, in order to allow preservation
solutions to be considered. This delay period gives the Landmark Preservation
Commission (and the Preservation Assistance Response Team) time to contact -
owners who may not be aware of the property’s significance or of the potential
benefits of preservation, and to develop alternative proposals or to seek other
outside assistance for preserving the structure. Since the ordinance does not
prevent demolition, it does notalter the property owner’s right to use the property
as he/she sees fit.

Generally, the ordinance specifies thatcertain categories of “historic” properties are
automatically included underits provisions. These categories could beall properties
over 50 years of age; included in the City’s inventory, or; listed in the National or
State Register. In most cases, the local preservation commission must review the
permit application to determine if the property is one they consider significant.
Permits for buildings found not to be significantcan then go forward withoutdelay.

In some communities, property owners who either have been denied a demolition
permit or do not wish to bother with the permit application process have avoided
restrictions on the demolition of historic buildings imposed by preservation ordi-
nances by refusing tomaintainlandmarkbuildings. As aconsequence of this refusal,
these buildings are, in effect, demolished by neglect if they become a health orsafety
hazard which must be condemned by local health or building officials. A growing
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number of municipalities have tried tocounter this situation by adopting “minimum
maintenance”, “anti-neglect” or “affirmative maintenance” provisions in their
codes.

Action Step

IV.H Design Guidelines

Design guidelines are supportmaterial foradministering a historic districtor historic
conservation area. Guidelines provide acommon vocabulary and asetof standards
for all of the participants in the review process. They offer guidance and direction
to applicants who are planning projects, and to the Landmark Preservation Com-
mission who are evaluating projects. The City has adopted design guidelines for the
Old Town Historic District. The preparationof design guidelines for the downtown,
Eastside and Westside neighborhoods, has been recommended as part of their
respective planning documents.

Action Step

IV.I Historic Conservation Areas

Creating historic conservation areas could be considered to identify areas as being
of historic significance, without designating them as historic districts, so that the
Historic Resources Preservation Program can be used to influence historic preserva-
tion. The areas would be formally delineated with boundaries and would function
similarly to a zoning district overlay zone. Conservation areas could be defined
based on similarity of characteristics, such as zoning, age of development, degree of
threat from development, building types, etc. Establishing a historic conservation
area would allow properties within the boundaries to be identified in a computer-
ized data base. Whendevelopment proposals, public projects, building permits, etc.
affect properties within the boundaries, appropriate education efforts, incentives,
and/or regulations can be brought to bear on the project.

Action Steps

IV.I1.2-Inastud ysession with the City Attorney’s Office and Citystaff, discuss and
evaluate the procedure for implementing historic conservation areas.
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IV.11.3--If the decision is to pursue this action, develop a work program for carrying
out this effort. The Landmark Preservation Commission believes that special
consideration should be given to historic conservation area designation for the ten-
block area south of Mulberry Street, north of Laurel Street, between Whitcomb and
College Avenue. Implementation will require specifying the degree of control that
designation of these areas entails; the review procedure; how other departments
willbe involved; how incentives willbe used, etc. Most preservation programs only
offer incentives fo properties thatare landmarked, so their preservationis relatively
assured. Whether or not incentives should be offered to properties in a historic
conservation area is an important issue for the LPC to resolve. If so, what kind and
under what conditions? If not, what measures to encourage preservation will take
the place of incentives?

IV.] House Moving

In many communities, growth and development has led to many historic buildings
beingdemolished ormoved. Inmany instances, great pressure is exerted oncity and
county governments to supporta crash program for preservation. Such unplanned
emergency efforts have been wasteful of public support funds and have failed to
provide a balanced historic preservation program.  In response to the need for
careful planning, some communities have developed programs and acquired
property whereby private and public organizations may enter into mutually benefi-
cial agreements for the acquisition, relocation, restoration and long-term use of
endangered structures. While moving a house is a preferred alternative to demoli-
tion, it should only be considered as a last ditch effort to save historic structures.

San Diego, California, for example, created Heritage Park to provide a site to
preserve a few of the remaining Victorian homes that were near the downtown.
Heritage Park operates not only as a museum, but as a center of commercial and
social activity. Another approach was taken in Oakland, California, where a two-
block parcel has been preserved for use as office space for non-profitorganizations. .
The project features four buildings that were originally located on the site, while
eleven houses were moved fromsites throughout the city inorder tosave themfrom
demolition. In Tampa, Florida, a non-profit housing agency used a Community -
Development Block Grant to fund the purchase and improvementof a site wherein
donated historic homes were relocated. Block Grant funds were used to finance the
moving costs,and special mortgage assistance was provided. The homes were sold
to low-income families.

Another low cost approach is to provide an active directory of potentially movable
houses and available vacant lots which make it easier for those wishing to do
infilling. In some states, public utilities are required to defray the costof temporarily
moving utility lines in the way of moving historic homes. Moving utility lines can
be very expense, and helping to defray this cost can make the difference in the
econornics of a move.

Action Step
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V. Landmark
Designation Program

Goal: Actively promote property owners to
voluntarily designate their properties

The culmination of education, incentives and regulatory refinements is increased
designations of landmarks and historic districts. This is the means by which Fort
Collins can assure the ongoing preservation of the community’s historic resources.
The program should consist of:

V.A. Historic Resources of Merit Program

Implementa new program known as the Historic Resources of Merit. This program
is intended to expose the public to lesser-known historic resources in the commu-
nity. This program attaches no requirements or restrictions, but calls attention to
resources in a positive way. This also provides an opportunity to publicize preser-
vation in an interesting format of examples of building types, buildings from a
specific area, buildings with common historic background, etc. Historic Resources
of Merit would also offer good subjects for preservation displays, youth education
programs and internships. The recognition of these properties could encourage the
owners involvement in preservation. The property owners should become part of
a mailing list for preservation activities and events.

A structure, district or multiple listing may be eligible for designation as a Historic
Resource of Merit. Evaluation willbe made by the Landmark Preservation Commis-
sion with recommendation from the City staff. These properties would be eligible
for local landmark designation and this would be the first step in the designation
process. The owners of the properties should be presented a certificate of recogni-
tion, historic photograph and a description of why the property is significant.
Designation as a Historic Resource of Merit should be publicized in the local
newspaper.

Action Step

VAI-Implementaprogr -

V.B. Local Landmark Designations

Locally designated historic landmarks and districts are the backbone of a preserva-
tion program. Locallandmark designation can prevent unnecessary loss of historic
structures through demolition and assure appropriate renovation and rehabilita-
tion. Listing on the National Register of Historic Places is also encouraged but
provides little real protection.
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The recentenactmentof the State rehabilitation tax credit for historic structures has
heightened public awareness of and interest in local landmark designation. It is
anticipated that voluntary designations will start slowly and gradually increase as
the Historic Resources Preservation Program becomes better known in the commu-
nity, particularly the incentives that might be available. Involuntary landmark
designations may be necessary to prevent the demolition of very important historic
structures in the community. However, the objective of the Historic Resources
Preservation Program is to actively promote property owners to voluntarily desig-
nate their properties.

A partial list of structures and districts have been identified which the Landmark
Preservation Commission believes should be given special attention and high
priority in the City’s local landmark designation program including:

. 136 Laporte Avenue {freight depot)
. Downtown, including
- North College Avenue, 100 block (west side)
- South College Avenue, 100 block (both sides)
- West Mountain Avenue, 100 block (both sides)
. West Mountain Avenue Neighborhood {district)
. City Park Neighborhood (district)
- Holy family Neighborhood (district)
. East Elizabeth Street, 700 - 800 block (district)
. Laurel School National Historic District (local designation)
. 313 N. Meldrum (Malaby Grocery}
. Alta Vista Neighborhood (district)
- The historic Overland Trail
- 1500 Block of College/Remington (district)
- Montezuma Fuller designed properties (multiple listing)
- Bungalow/Foursquare/Revival style properties (multiple listing)
- 621 S. College Avenue (Jocal designation)

Between 1983 and 1986, the Cultural Resources Board prepared a list of potential
historic landmarks and landmark districts (see Appendix F). Only a few of the
properties on this list have been surveyed and pricritized in accordance with the
processes described in this Plan. However, the Landmark Preservation Commission
believes this list is important and the properties contained therein should be given
special attention in terms of future survey, prioritization, and landmark designation
efforts.

ActionSteps
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V.B.1.1. -- Systematically contact owners of property determined eligible for the
National Register, Historic Resource of Merit, targeted local landmarks, and
residents of areas where surveys have been completed. Generalinformationon the
procedure for designation of property as a local landmark, incentives for designa-
tion, and survey information can be provided to these property owners to encour-
age voluntary designations.

V.B.1.2-- Conduct neighborhood meetings to publicize survey results and contact
owners of identified significant resources. Use these meetings as an opportunity to
encourage designations of landmarks and districts and to provide educational and
incentives information. At the very least, such neighborhood meetings generate
more interest in and knowledge of the history of the neighborhood. This is an
outreach effort to involve citizens in historic preservation. These citizens then form
the basis for participation in the Historic Resources Preservation Program, and of
political support for more controversial issues. :

V.B.1.3-- As the program is more successful in attracting designations, evaluate the
projected increase in designation requests, and the need for more financial re-
sources including staff support.

V.C. Local Landmark Designation Assistance Grant Program

Any citizen of Fort Collins may ask that the Landmark Preservation Commission
consider local landmark designation for property within the city. The information
thatis necessary for applying for local landmark designation may be available from
existing historic contexts and survey materials. Inother cases, originalresearch may
be required. Originalresearchis time consumingfor the inexperienced homeowner:.
The City recommends but does not require the assistance of a professional historian
inpreparingand processing theapplication forlocallandmark designation. Inorder
to help defray some of the cost of professional assistance, a local designation
assistance program is recommended. The primary components of the programare
as follows:

. A “dollar for dollar” match;

. The maximumamountofthe City’s match is $250, although largeramounts
maybe granted atthe discretion of the Landmark Preservation Commission;

. The structure must be determined eligible for local landmark designation
prior to receiving funds;

. The City’s funds and the cash match may only be spent on the services of
an experienced preservation historian who shall prepare the appropriate
nomination forms for the Fort Collins LandmarkPreservation Commission’s
approval. Services may include research and preparing drafts, revisions,
rewrites and attendance and response to questions of the LPC and City
Council at the requisite hearings. A written contract for services of a
professional historian must be submitted prior to receiving the grant;

. The applicant must complete the landmark designation, submit an ac-

counting report of actual expenses for City approval, within 4 months of
receiving the grant;
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- The total amount of dollars shall not exceed $2500 per year;
- Financial assistance will be provided on a first come, first serve basis; and

- Allwork must comply with the City’s locallandmark designation standards.

Action Step

VI. Administration

Goal: To secure the resources needed for successful
-implementation of the Historic Resources
Preservation Program

The Fort Collins Historic Resources Preservation Program is administered by the
Planning Department, although it will depend on the resources of other City
departments, public agencies, heritage groups,and the general public. The Program
is currently staffed by a one-half time Historic Preservation Specialistand supervised
by the Assistant Planning Director. The LPC also has a part-time secretary to
complete meeting minutes.

While interestin preservation has grown over the years and the historic preservation
program has assumed new responsibilities, including being a Certified Local Gov-
ernment, the resources of the program have been reduced. In 1987, the City’s
program had one full-time professional Preservation Planner and a one half-time
Specialist, plus secretarial staff. Some of the elements of the Action Plan can be
accomplished within existing budgets. However, a successful program will require
tinding new sources of funding, including the City’s Historic Preservation Fund,
additional funding from the General Fund and pursuing outside grant sources. A
fundamental challenge will be to secure the necessary resources needed for success-
ful implementation of the Program.

VLA Annual Work Program/Budget

Each year, the Landmark Preservation Commission and City staffshould preparean
annual Work Program to implement the goals, objectives, and actions contained in
the Historic Resources Preservation Program Plan. Estimated budgets and potential
funding sources should also be provided.

ActionSteps

s reporton the implemen-
for pres City
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VIL.LB Grants

Outside grants will continue to be an important source of income for the program.
The Planning Department should act as a resource to private property owners and
local public agencies for information on grant programs that they mightapply for to
carry out a preservation project. This would include keeping grant applications,
names of contact persons with telephone numbers, and other pertinentinformation
that may be required to provide assistance in obtaining funding.

§ VIBI "'ZCertIﬁedLoca”Gowz‘ﬂm”':'_-Funds Federalww‘ —

$10,000,

VILB.1.1--The City should continue to apply for these funds each year to undertake
activities of the Historic Resources Preservation Program.

VI.B.1.2 -- The LPC and City staff should establish a prioritized list of preservation
projects for which they willseek funding. This information should be considered in
the preparation of annual work program plans and budgets.

VIB.1.3-- Prepare grant request to the Colorado Historical Society for funding,

VI.B.2.1-- Citystaffshould prepare anannotated listof sources of possible grants for
historic preservation, including:

Historic Preservation Fund Grants (Department of Interior)
Challenge Grants of the National Endowment for the Arts (NEA) and
National Endowment for the Humanities

NEA Design Arts Program

Community Development Block Grants (CDBG)

National Trust For Historic Preservation Grants
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Foundations are other sources of grants for historic preservation. Locally, the Gates
Foundation, the Boettcher Foundation, and the El Pomar Foundation provide
funding for historic preservation, on a project-by-project basis. There are a variety
of national foundations that fund historic preservation, usually among other kinds
of projects. Because projects are funded based on the extent to which they meet the
criteria of the foundation and depend on having available funds, to find the
appropriate foundation to which to submit letters of interest or proposals requires
research. There are several publications that are of assistance in such an effort,
including:

Foundation Directory

NationalData Bookof Foundations

National Directory of Arts Support By Private Foundations

National Directory of Artand Education Support By Business Corporations

These publications provide enough detailed information that a prospective appli-
cant can determine the likelihood of the specific foundation being interested in
funding a specific proposal. Contact persons and phone numbers are included for
further information.

VI.B.2.2 -- Establish a working committee of LPC and City staff to evaluate which
grant sources should be pursued based upon the annual work program.

VI.B.2.3 - Submiit grant application for funding.

VI.B.3.1 -- The LPC and City staff should establish a prioritized list of preservation
projects for which they will seek funding. This informationshould be considered in
the preparation of annual work program plans and budgets.

VLB.3.2 -- Prepare grant request to the Colorado Historical Society for funding,.

VI ———— e Fachie eachCountyan T
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VI.C Iﬁterdepartmental Cooperation

ActionS teps

VI.C.1.1--Appointa liaison from the LPC to each of these Boards and Commissions.
The responsibility of the liaison will be to provide a point of contact with the other
Boards and Commissions on a continuots basis to coordinate and discuss ideas and
interests of mutual concerns.

VI.D Landmark Preservation Commission

The implementation of the Historic Resources Preservation Program will depend
upon a highly qualified and motivated Landmark Preservation Commission.

Action Steps
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Conclusion

The ultimate objective of implementing the Historic Resources Preservation Pro-
gram is the preservation of our community's important historic resources and
neighborhoods. This will be accomplished by developing broad community sup-
port, by educating the public on the importance of preserving the community
heritage, by establishing a broad network of groups with an interest in history and
preservation, by having informed elected and appointed officials who can make
decisions that implement the Historic Resources Preservation Program and target
funding to accomplish this, by incorporating historic preservation broadly through-
out the land use policies of the City of Fort Collins, and by offering fairness and value
to all participants. With broad community support, the hard decisions that are
required to create an active and successful historic preservation program can be
made without giving rise to controversy.
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Appendix A

A Partial List of Demolished Structures

Demolition of Laporte Avenue School, Fort Collins



.
.

Laporte Avenue School built 1907, dem olished 1975



APPENDIX A

A PARTIAL LIST OF DEMOLISHED STRUCTURES
FORT COLLINS, COLORADO

Building Date Date
Name Address Constructed Demolished
Old "Grout" 257 Jefferson c.a.1864 1882
Old Fort Buildings Near Poudre River
Captain Evan’s
Headquarters 1864 1867
Commander’s
or Headquarters Bldg. 1864 1867
Parade Grounds & Bldgs. 1864 1867
Barracks 1864 1867
Tedmon House Hotel Jefferson Street 1880 ¢.1910-1911
Collins House-Old Jefferson Street
Stone Hotel 1873 1946
Christian Phillippe House 334 E. Mountain Ave. ¢.1879 1940s
Welch/Evans House 425 S. College 1899 1950
C&S Passenger Depot LaPorte Avenue 1899 1953
Franklin School 303 W. Mountain 1887 1956
Larimer County Courthouse Oak/Howes 1888 1957
First National Bank 100 S. College 1908 1961
B.F. Hottel House 215 8. College 1892 1962
Elks Hall 200 Linden St. 1963
Methodist/Episcopalian Church 300 S. College 1898 1964
Trimble House 1157 S. Howes St. 1908 1967
Remington School 316 Remington 1879 1969
State Mercantile Company 151-159 8. College 1960s
Unitarian Church 501 S. College 1904 1969
Cache 1a Poudre School LaPorte 1913 1975
Presbyterian Church
(Immanuel Christian) 301 S. College 1887 1974
Pleasant View School NW Shields/Drake 1897 1975
Old LaPorte Avenue School 710-714 LaPorte 1907 1975
Old Fort Collins High/
Lincoln Jr. High School 415 S. Meldrum 1903 1976
First Presbyterian Church 531 S. College 1914 1976
Myron Akin Block 128-132 LaPorte 1910 1978
Ted’s Place N. Co. Rd. 287 1930s 1989
Linden St. Bridge Poudre River late 1980s
City Park Bridge City Park 1930s late 1980s
Pioneer Museum 201 Peterson 1930s 1970s
Abner Loomis House 1008 Remington 1880 1980
St. Luke’s Protestant 200 S. College 1882 1965
Episcopalian Church
Strang Grain Elevator 200 Maple 1683
Dr. J.W. Downey House 218 West Magnolia 1912 1984
320 South Howes 1902 1985
206 West Magnolia 1908 1990



APPENDIX A (continued)

Building Date Date
Name Address Constructed Demolished
W.G. Silcott House 202 West Magnolia 1910 1990
Rhodes House 259 N. College 1873 1990
Coy/Hoffman House 1103 E. Lincoln 1860s 1991
Ramer House S. Shields 1880s 1991
Date of Demolition Unknown:
404 S. College - Church
627 S. College Avenue - House
129 S. Meldrum - Parker House
260 W. Mountain - House
310 S. College - House
A.W. Scott House 403 S. College Avenue
Stover House Canyon Avenue
Colorado State University
Agricultural Hall 1891 1961
Physical Plant Smokestack 1915
Colorado Agricultural College Model Barn 1887 late 1950s
Claim Shanty 1874 1890
Horticulture Propagating House 1883 1890
Veterinary Hospital & Related Bldgs. 1889 1921
Apiary 1890 ¢.1906
Agronomy 1892 1961
Farm House 1892 1948
Horticulture Bldg. (Industrial Arts) 1894 1970
Durkee Field 1899 1924
Hose House pre 1901 -
Stock Judging Pavilion 1905 late 1950s
Pre-School Laboratory 1908 1973
Hydraulics Laboratory 1913 ——
Athletic Storage 1914 1960s
Observatory 1915 1940
College Cafeteria 1918 ¢.1940
Biltmore 1918 1950
Barracks 1918 1927
Athletic Field Bldg. 1921 1973-74
Bldgs. & Grounds Bldg. 1939 e
South Hall 1946 1973
Veterans Village 1947 early 1960s
Old Main 1878 ¢.1970
Train Station 1892 c. 1925



: Appendix B

Historic Sites, Structures, and Districts
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Appendix D

Action Charts

SRR

Captain Renovator onthe job in downtown Fort Collins
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List of Protection Measures Grouped by Approximate
Year of
Implementation

1993

[.A.1 - Delineate historic resources into categories for planning purposes. (Ongoing)
IILA.3 - Publicize landmark designations. (Ongoing)

I1.C.1 - Continue to make Preservation Week an annual focus of historic preservation in
Fort Collins

ILF.1 - Support efforts to create a local, non-profit preservation group. (One-time)

[I.LH.1 - Continue “Friends of Preservation” Awards Program. (Ongoing)

II.LH.2 - Continue “Outstanding Renovation” Awards Program. (Ongoing)

LK1 - Keep City Council informed of the progress of the HRPP. (Ongoing)

I1.Q.2 - Support efforts of Library and Museum to be primary centers for historical informa-
tion and research. (Ongoing) '

ILA.1.1 - Provide information on Federal rehabilitation tax credits. (Ongoing)

[I.A.2.1 - Provide information on State rehabilitation tax credits (1993) and agree to act as
a reviewing entity for tax credit projects (1994). (Ongoing)

IV.B.1 - Adopt, monitor and update HRPP as part of the Comprehensive Plan. (Ongoing)
IV.B.2 - Consult LPC in preparation, review, updating and implementation of the Compre-
hensive Plan. (Ongoing)

IV.C.3 - Implement the recommendations of the 1990 audit of the LDGS. (One-time)
IV.E.1 - Consider adopting the 1991 Uniform Code for Building Conservation. (One-time)
IV.E.3 - Establish identification of historic resources as part of the Development Tracking
System. (One-time)

V.B.1 - Actively pursue landmark designations of buildings and districts. (Ongoing)

VI.B.1 - Pursue Certified Local Government (CLG) funds for surveys, historic contexts and
design guidelines. (Ongoing)

VI.C.3 - Improve communication among Museum, Public Library and Planning Department.
{Ongoing) '

1994

[.LA.2 - Complete Historic Contexts and surveys in order of priority. (Ongoing)

1.B.1 - Define and implement a computerized data base and mapping system. (Ongoing)
ILA.1 - Publicize historic preservation events. (Ongoing)

IlLA.2 - Publicize incentives for historic preservation. (Ongoing)

IlLA.4 - Organize presentations and panel discussions on historic preservation. (Ongoing)
ILA.6 - Develop a positive relationship with the media. (One-time)

ILE.1 - Meet with representatives of CSU to discuss potential relationships. (Ongoing)
[I.L.1 - Identify and schedule workshops and seminars. (Ongoing)

[Il.E.1 - Establish a “dollar for dollar” matching grant program for exterior rehabilitation of
landmark buildings. (Ongoing)
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IIl.F.2 - Identify opportunities for use of ISTEA funds for preservation purposes. (One-
time)

ll.H.1 - Establish a design assistance program for exterior rehabilitation of landmark
buildings. (Ongoing)

IV.A.2 - Consider improvements to the design review (Sec. 14-46) and enforcement proce-
dures (Sec. 14-48). (One-time)

IV.C.1 - Consider placing a PUD condition on zoning applications for properties where
historic resources are known to exist. (Ongoing)

IV.C.2 - Refine zoning code to support historic preservation (Ongoing)

IV.D.1 - Consider including provisions relating to the preservation of historic resources in
the UGA Agreement. (One-time)

IV.G.1 - Consider adoption of a demolition ordinance which delays demolition for a period
of time. (One-time) ‘

V.A.1 - Implement Historic Resources of Merit Program. (Ongoing)

VI.A.1 - Produce an annual status report on HRPP for City Council. (Ongoing)

VI.A.2 - Develop detailed annual work program. (Ongoing)

VI.A.3 - Develop an annual budget. (Ongoing)

VI.B.4 - Prepare list of projects for funding from the Colorado Historical Fund. Submit
grant applications for funding.

VI.B.4 - Investigate the use of Conservation Trust funds for historic preservation. (One-
time)

VI.C.1 - Meet with other boards and commissions whose responsibilities affect historic
resources. (Ongoing)

VI.C.2 - Establish an annual training session for departments involved in development
review to familiarize them in historic preservation issues. (Ongoing)

VI.D.2 - Attract qualified applicants to LPC. (Ongoing)

V1.D.4 - Consider increasing LPC from 7 to 9 members. (One-time)

VI.D.5 - Consider amending Section 2-2768, functions of the LPC. (One-time)

1995

Il.A.6 - Miscellaneous publicity (articles, cable TV, etc.). (Ongoing)

ILA.7 - Capitalize on tourism. (On-time)

I1.B.1 - Continue individual assistance and broaden to include larger audience. (Ongo-
ing) ’

I1.1.1 - Identify designated landmarks with permanent plaques. (Ongoing)

[1.J. 1 - Implement a notification program for owners of historic properties (Ongoing)
11.Q.1 - Locate and catalog all information on historic preservation. (One-time)

lI.A.4.1 - Establish a local sales tax waiver on building materials for landmark buildings.
(Ongoing)

I11.D.2 - Investigate establishing a revolving loan program for landmark commercial build-
ings. (One-time)

I1.D.3 - Investigate establishing a revolving loan program for affordable housing. (One-
time)
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lll.LE.2 - Publicize available State and local grant funds and process to apply for them.
(Ongoing)

lILLF.1 - Hold a study session with the CDBG Commission to determine role that preserva-
tion can play in CDBG program. (One-time)

IV.E.2 - Develop a training program for Building Department to improve knowledge and
sensitivity to historic resources. (One-time)

IV.E.4 - Conduct a worksession with the Engineering staff to establish standards for older
areas. (One-time)

IV.F.1 - Implement PART, which would provide an objective look at threatened resources
and prepare an action plan. (Ongoing)

IV.H.1 - Prepare and update design guidelines as needed. (Ongoing)

V.C.1 - Implement a “dollar for dollar” grant program to assist property owners in undertak-
ing local landmark designation process. (Ongoing)

VI.D.1 - Provide funding to permit LPC members to attend outside training opportunities.
(Ongoing)

VI.D.3 - Provide funding for in-house training of LPC members. (Ongoing)

1996 +

I1.D.1 - Establish working relationship with School District to find ways to integrate Preser-
vation into K-12 curriculum. (Ongoing)

II.G.1 - Develop displays of historic preservation issues. (Ongoing)

I.LM.1 - Develop an attitudinal survey to assess support for preservation over time. (One-
time)

I1.LN.1 - Develop tours for walking, driving, and buses -- highlighting Fort Collins’ historical
sites. (One-time)

I1.0.1 - Investigate having a graduate student quantify energy requirements and resource
investment in rehabilitation vs. new construction. (One-time)

ILA.3.1 - Investigate possibility of a local landmark property tax rebate for landmark build-
ings. (One-time)

lI.B.1 - Research development fee waivers. (One-time)

I1.C.1 - Investigate creating a loan pool with local financial institutions. (One-time)

[1.C.2 - Investigate creating a fund to acquire historic buildings for resale. (One-time)
111.D.1 - Establish a revolving loan program for landmark residential buildings. (Ongoing)
[11.D.4 - Provide information on Federal mortgage programs for purchase and rehabilitation
of residential property. (Ongoing)

I11.G.1 - Explore innovative incentives in the zoning code. (One-time)

IV.A.1 - Consider revisions to Definitions and Standards (Sec. 14-1; 14-5; 14-53). (One-
time)

IV.D.2 - Support a county-wide historic preservation program. (One-time)

IV.1.1 - Establish goals and criteria for creation of Historic Conservation Area(s). (One-
time)

IV.J.1 - Form an LPC subcommittee to review options of house moving. (One-time)
VI.B.2 - Prepare an annotated list of private foundation grants for historic preservation.
(One-time)

D-19



Appendix E

Neighborhood Outcomes

5t. Joseph School



de downtown Fort Collins

St

West




Planning
August 24, 1993







Old Town
NEIGHBORHOOD OUTCOMES
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Downtown
NEIGHBORHOOD OUTCOMES
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Westside Neighborhood
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Appendix F

Cultural Resources Board's list of
Properties for Potential
Local Landmark Designation (1983-1986)
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CULTURAL RESOURCES BOARD’S LIST OF PROPERTIES
FOR POTENTIAL LOCAL LANDMARK DESIGNATION
(1983 - 1986)

The following properties were identified by the City’s Cultural Resources Board between 1983 and
1986 for the purpose of locating potential historic landmarks and landmark districts. The original
list by the Cultural Resources Board has been edited to remove properties which are also included in
Appendix B. These properties have not been surveyed and prioritized in accordance with the pro-
cesses described in this Plan. However, the Landmark Preservation Commission believes this list is
important and the properties described below should be given special attention in terms of future
survey, prioritization and local landmark designation efforts.

173 N. College Avenue

132 S. College Avenue (Secord Building)

133-147 S. College Avenue (Colorado Building)

146 S. College Avenue (Bradley Building)

259 S. College Avenue (Armstrong Hotel-Mountain Empire Hotel)
605 S. College Avenue (Beebe Clinic)

809 E. Elizabeth Street (Edmonds House)

121 N. Grant Street (Patterson House)
231 S. Grant Street (Emerson House)
309 S. Grant Street (Reinholtz/Forney House)

3105 E. Harmony Road* (Brownell House)
2808 W. County Road 38E (Spring Creek Stage Station)

127 N. Howes Street (St. Joseph’s School)
223 S. Howes Street (Good House)

227 S. Howes Street

231 S. Howes Street

330 S. Howes Street

415 Cherry Street (Cottage Grocery and Market)

‘ 119 Lincoln Avenue
121 Lincoln Avenue

301 E. Magnolia Street (Old Hospital)

305 E. Magnolia Street (Kortz House)

311 E. Magnolia Street (A.C. Nelson House)

328 E. Magnolia Street (M.M. Hoffman House)

429 E. Magnolia (Eastside Grocery/Carpenters Hall)
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137 Mathews Street (McIntyre House)
205 Mathews Street

401 Mathews Street (Coy House)

409 Mathews Street (Roberts House)
425 Mathews Street (Brown House)

503 Mathews Street (Miner House)

641 Mathews Street (Zauala House)

704 Mathews Street (Aylesworth House)

205 S. Meldrum Street
400 S. Meldrum Street (Ansel Watrous House)

300 W. Mountain Avenue (St. Joseph’s Church)
402 W. Mountain Avenue (Edwards House)

424 W. Mountain Avenue (Sommerville House)
430 W. Mountain Avenue (Steele/Kickland House)
606 W. Mountain Avenue

622 W. Mountain Avenue (Love House)

628 W. Mountain Avenue (Sadler House)

629 W. Mountain Avenue

304 E. Mulberry Street (Baker House)

334 E. Mulberry Street (Arthur House)
616 W. Mulberry Street (Sheldon House)
2306 W. Mulberry Street (Empire Grange)

215 E. Oak Street (McHugh Hospital)
318 E. Oak Street (Blunk House)

322 E. Oak Street (Andrews House #2)
426 E. Oak Street (Hoffman House)

105 W. Olive Street
1501 Peterson Street

230 Remington Street (Abbott House)

328 Remington Street (First Baptist Church)
503 Remington Street (William Stover House 1)
509 Remington Street (Fred Stover House)

515 Remington Street William Stover House 2)
608 Remington Street Weuve House)

634 Remington Street (Metcalfe House)

649 Remington Street (Golding-Dwyre House)
1003 Remington Street (Myron House)

1112 Remington Street (J. Richard House)
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115 Riverside Drive (First Schoolhouse)
113 North Sherwood (Bouton House)

3040 W. Vine Drive (old District #10 School)
147 Washington Street (Havener House)

201 Whedbee Street (German Congregational Church)
300 Whedbee Street (Grace Bible Church)
525 Whedbee Street (T.S. Jones House)

326 N. Whitcomb (Holy Family Church)

City Park-Sheldon Lake
Lee Martinez Park-Farm

CSU-Administration Building
CSU-"Claims House” potting shed
CSU-Guggenheim Hall
CSU-Johnson Hall

CSU-Mechanical Arts/Industrial Sciences (three buildings)
CSU-0ld economics building on Oval
CSU-0Old Gym/Field House

CSU-Old Music Building
CSU-Physical Plant

CSU-Student Services Building
CSU-Vocational Education Building

*Eligible for listing on the National Register
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Adopting Ordinance and Resolutions




Welch/Evans House built in 1899, demolishedin 1950



RESOLUTION 4-93
OF THE LANDMARK PRESERVATION COMMISSION
OF THE CITY OF FORT COLLINS RECOMMENDING THE INCLUSION
OF THE HISTORIC RESOURCES PRESERVATION PROGRAM PLAN AS AN ELEMENT
OF THE COMPREHENSIVE PLAN OF THE CITY OF FORT COLLINS

WHEREAS, Fort Collins, like many hundreds of other communities
across the nation, has come to the point of recognizing both the
economic and aesthetic appeal of saving historic resources; and

WHEREAS, the Fort Collins' Comprehensive Plan directs the City
to encourage the protection and preservation of architecturally or
historically significant buildings; and

WHEREAS, on August 21, 1990, the City Council adopted
Resolution 90-104, directing the Landmark Preservation Commission
(LPC) and City staff to prepare for subsequent presentation to the
City Council, a process and criteria for evaluating historic
buildings and a procedural mechanism for effecting the preservation
of historic resources; and

WHEREAS, the Historic Resources Preservation Program Plan is
a public statement of the City's policies and future actions with
regard to the preservation and protection of historic resources;
and

WHEREAS, the mission of this Plan is to enhance the quality of
life in Fort Collins by the preservation of historic resources and
inclusion of heritage in the daily life and development of the City
and community; and

WHEREAS, the Historic Resources Preservation Program Plan sets
forth a strategy by which the concerted efforts of both the public
and private sector will be directed; and

WHEREAS, many opportunities were provided to the public to
study and comment upon the Plan; and

WHEREAS, upon review of said proposed Plan and upon public
hearing by the Landmark Preservation Commission of the City of Fort
Collins, the Commission has determined that the Plan should be
adopted as part of the City's Comprehensive Plan.

NOW THEREFORE, BE IT RESOLVED BY THE LANDMARK PRESERVATION
COMMISSION OF THE CITY OF FORT COLLINS that the City of Fort
Collins Historic Resources Preservation Program Plan be and hereby
is recommended to the City Council and Planning and Zoning Board
for incorporation into the Comprehensive Plan of the City.



RESOLUTION 4-93
LANDMARK PRESERVATION COMMISSION
PAGE 2

Passed at a special meeting of the Landmark Preservation
Commission of the City of Fort Collins held this 20th day of
October, A.D. 1993.

(éecr%ﬁéry



' ' RESOLUTION PZ 93-12 ,
OF THE PLANNING AND ZONING BOARD OF THE CITY OF
FORT COLLINS APPROVING THE CITY OF FORT COLLINS HISTORIC
RESOURCES PRESERVATION PROGRAM PLAN AND RECOMMENDING
ITS INCLUSION AS AN ELEMENT OF THE COMPREHENSIVE
PLAN OF THE CITY OF FORT COLLINS

WHEREAS, the Goals and Objectives of the City of Fort Collins Comprehenswe Plan
directs the City to encourage the protection and preservation of architecturally or historically
significant buildings; and

WHEREAS, on August 21, 1990, the City Council adopted Resolution 90-104, directing
the Landmark Preservation Commission. (LPC) and City staff to prepare for subsequent
presentation to the City Council, a process and criteria for evaluating historic buildings and a
procedural mechanism for effecting the preservation of these structures; and

WHEREAS, the Historic Resources Preservation Program Plan is a public statement of |
the City’s policies and desired future actions with regard to the preservat1on and protection of
historic resources; and

WHEREAS, the mission of this Plan is to enhance the quality of life in Fort Collins by
promoting the preservation of historic resources and inclusion of heritage in the daily life and
development of the City and community; and

WHEREAS, many opportunities were provided to the public to study and comment upon
the Plan; and

WHEREAS, upon review of said proposed Plan and upon public hearing by the Planning
and Zoning Board of the City of Fort Collins, the Board has determined that the Plan should be
adopted as part of the City’s Comprehensive Plan.

NOW, THEREFORE, BE IT RESOLVED BY THE PLANNING AND. ZONING
- BOARD OF THE CITY OF FORT COLLINS as follows:

Section 1. That the City of Fort Collins Historic Resources Preservation Program Plan
be and hereby is approved for incorporation into the City of Fort Collins Comprehensive Plan
for providing guidance in the preservation of historic resources in the community.

Section 2. That the City of Fort Collins Historic Resources Preservation 'Program Plan
be and hereby is recommended to the City Council for incorporation into the Comprehensive
Plan of the City.



Passed and adopted at a regular meeting of the Planning and Zoning Board of the City of

Fort Collins held this 25th day of October, A.D. 1993.
g /ZVM C;m%

e / Chairperson | 7

ATTEST:

Secretafy /




Wypecty

RESOLUTION 93-171
OF THE COUNCIL OF THE CITY OF FORT COLLINS
APPROVING THE CITY OF FORT COLLINS HISTORIC
RESOURCES PRESERVATION PROGRAM PLAN AND INCORPORATING
IT AS AN ELEMENT OF THE COMPREHENSIVE
PLAN OF THE CITY OF FORT COLLINS

WHEREAS, the Goals and Objectives of the City of Fort Collins’
Comprehensive Plan directs the City to encourage the protection and preservation
of architecturally or historically significant buildings; and

WHEREAS, on August 21, 1990, the City Council adopted Resolution 90-104,
directing the Landmark Preservation Commission (LPC) and City staff to prepare
for subsequent presentation to the City Council, a process and criteria for
evaluating historic buildings and a procedural mechanism for effecting the
preservation of these structures; and

WHEREAS, the Historic Resources Preservation Program Plan ("the Plan") is
a public statement of the City’s policies and desired future actions with regard
to the preservation and protection of historic resources; and

WHEREAS, the mission of this Plan is to enhance the quality of Tife in Fort
Collins by promoting the preservation of historic resources and the inclusion of-
heritage in the daily 1ife and development of the City and community; and

WHEREAS, many opportunities were provided to the public to study and
comment upon the Plan; and

WHEREAS, the Planning and Zoning Board, by Resolution PZ 93-12, determined
that the Plan should be adopted as an element of the City’s Comprehensive Plan-
and recommended the same to the City Council; and

WHEREAS, upon review of the Plan and upon public hearing by the Council of
the City of Fort Collins, the Council has determined that the Plan should be
adopted as an element of the City’s Comprehensive Plan.

NOW, THEREFORE, BE IT RESOLVED BY THE COUNCIL OF THE CITY OF FORT COLLINS
that the City of Fort Collins Historic Resources Preservation Program Plan be and
hereby is approved for incorporation into the City of Fort Collins Comprehensive

Plan for providing guidance in the preservation of historic resources in the
community.

Passed and adopted at a regular meeting of the Council of the City of Fort
Collins held this 16th day of November, A.D. 1993

ATTEST:

V=TV

City Clerk”~~
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