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February 21, 2023

City of i
AGENDA ITEM SUMMARY Fort Collins
City Council /W\'_/\

STAFF

Paul Sizemore, Director, Community Development & Neighborhood Services
Maren Bzdek, Manager, Historic Preservation Services

Jim Bertolini, Senior Historic Preservation Planner

Heather Jarvis, Legal

SUBJECT

Hearing and Determination of Standing for the Appeal of the Historic Preservation Commission
Determination that 1901 and 1925 Hull Street are not Eligible for Landmark Designation and
Consideration of Resolution 2023-023 Adopting Findings of Fact and Conclusions of Law
Regarding the Determination of Standing.

EXECUTIVE SUMMARY

The purpose of this item is to consider the standing of a James Sack to file an appeal of the Historic
Preservation Commission’s (HPC) Decision on December 14, 2022, determining that the properties at
1901 and 1925 Hull Street, historically the Hull and Shankula properties respectively, are not eligible as
Fort Collins landmarks and are not subject to the provisions of Land Use Code 3.4.7.

The appeals process in Code Section 2-54(c) allows for the Mayor to establish a separate period of time
in advance of arguments on the merits of the appeal to consider procedural issues. The Council is tasked
with determining if Mr. Sack is a “party-in-interest” with standing to bring the appeal as defined in Municipal
Code 2-46. Council may only proceed with hearing the issues raised in the notice of appeal at a future
meeting if Mr. Sack qualifies as a party-in-interest Mr. Sack filed his notice of appeal on December 27,
2022. The Council may make its determination of standing by adopting Resolution 2023-023 with the
correct option to state that determination.

STAFF RECOMMENDATION

NA

BACKGROUND / DISCUSSION

SUMMARY OF HISTORIC PRESERVATION COMMISSION HEARING EVIDENCE REGARDING
“PARTY-IN-INTEREST”

Subject: The subject of the December 14, 2022, hearing was the evaluation of the properties at 1901 and
1925 Hull Street to determine the properties’ eligibility for designation as Fort Collins landmarks according
to the eligibility requirements contained in City Code Section 14-22. A staff decision on this matter was
issued on October 14, 2022, in response to a development application put forward by a developer that
would demolish the existing properties at 1901 and 1925 Hull Streets and 1839 Hyline Drive for a new
housing development. Properties associated with potential development applications that contain buildings
at least 50 years old are subject to landmark eligibility evaluation as an application pre-submittal
requirement, as outlined in Land Use Code Section 3.4.7(C), Determination for Eligibility as a Fort Collins
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carrdmark.

The person who filed the appeal, James Sack, filed his appeal on December 27, 2022. The hearing
scheduled for the 215t only addresses whether Mr. Sack has standing to bring his appeal.

Related to the issue of defining a “party-in-interest,” staff offers the following information based upon the
appeal hearing record and relevant Code provisions:

e The applicant.
o Mr. Sack is not the development applicant.

¢ Any party holding an ownership or possessory interest in the real or personal property that was the
subject of the decision of the board, commission, or other decision-maker whose action is to be
appealed.
o Mr. Sack has not produced evidence of ownership of the real estate subject to the December
14 HPC finding. The properties are owned by Strategic Management, LLC.

e Any person to whom, or organization to which, the City mailed notice of the hearing of the board,
commission, or other decision-maker.
o No such notices were mailed to nearby property owners prior to the December 14 appeal
hearing of the HPC as this is not a requirement of the HPC appeal process for
determinations of eligibility.

o Any person who, or organization that provided written comments to, the appropriate City staff for
delivery to the board, commission or other decision-maker prior to or at the hearing on the matter
which is to be appealed.

o The appeal hearing record does not indicate that Mr. Sack provided written comments to
Historic Preservation staff for delivery to the HPC prior to or at the hearing.

o Mr. Sack has provided emails related to this issue that are not part of the hearing record
and are considered new evidence. In response to Council questioning, staff can provide
information regarding the emails.

¢ Any person who or organization that appeared before the board, commission or other decision-
maker at the hearing on the action which is to be appealed.
o The record of the meeting does not indicate Mr. Sack was present at, or made a comment
at, the December 14 hearing.

The Council may make its determination of standing by adopting a resolution stating that determination.

CITY FINANCIAL IMPACTS

NA

BOARD / COMMISSION / COMMITTEE RECOMMENDATION

Since this item is to determine the standing of the person who filed the appeal, a discussion of the merits
of the appeal in relation to the HPC’s December 14 decision that the properties were not eligible has not
been included. If Council finds that the person who filed the appeal is a party-in-interest and has standing
to appeal the December 14 HPC finding, staff will provide a detailed summary of the decision made on
December 14 for the appeal hearing.
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LIC OUTREACH

The HPC’s recommendation was made at a properly noticed public hearing.

ATTACHMENTS

CoNOOARrWN =

Resolution for Consideration

Hearing Notice and Mailing List

Staff Presentation to Council

Original Mailing List and Visitor Log

Historic Preservation Commission Decision Letter — 1901 Hull Street

Historic Preservation Commission Decision Letter — 1925 Hull Street

Notice of Appeal

New Evidence

Verbatim Transcript of December 14, 2022 Historic Preservation Commission Hearing

. Link to Video of Hearing

. Staff Presentation to Historic Preservation Commission

. Staff Report to Historic Preservation Commission

. Appellant Presentation to Historic Preservation Commission
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RESOLUTION 2023-023
OF THE COUNCIL OF THE CITY OF FORT COLLINS
ADOPTING FINDINGS OF FACT AND CONCLUSIONS OF LAW REGARDING THE
ISSUE OF WHETHER JAMES SACK HAS STANDING TO APPEAL
THE HISTORIC PRESERVATION COMMISSION’S DECEMBER 14, 2022,
DECISION REGARDING 1901 AND 1925 HULL STREET

WHEREAS, on December 14, 2022, the Historic Preservation Commission determined
that the properties located at 1901 and 1925 Hull Street were ineligible do be designated as Fort
Collins landmarks (the “Decision”); and

WHEREAS, on December 27, 2022, James Sack timely filed an appeal (the “Appeal”) of
the Decision; and

WHEREAS, on this date the City Council, after notice given in accordance with City Code
Section 2-52, held a public hearing (the “Initial Hearing”) pursuant to City Code Section 2-54 to
initially consider whether Mr. Sack meets any of the criteria to be a party-in-interest with standing
to appeal the Decision; and

WHEREAS, at the Initial Hearing the City Council examined evidence and heard
testimony about standing to appeal the Decision pursuant to Municipal Code Sections 2-46 and 2-
48; and

WHEREAS, City Council determined whether Mr. Sack is, under the definition for “party-
in-interest” in Municipal Code Section 2-46, (1) the applicant, (2) a party holding an ownership or
possessory interest in the properties, (3) a person to whom the City mailed notice of the Historic
Preservation Commission’s hearing, (4) a person who provided written comments to the
appropriate City staff for delivery to the Commission before or at the hearing, (5) a person who
appeared before the Commission at the hearing, or (6) a member of City Council; and

WHEREAS, City Code Section 2-56(c) provides that no later than the date of its next
regular meeting after the hearing of an appeal, City Council shall adopt, by resolution, findings of
fact in support of its decision on an appeal.

NOW, THEREFORE, BE IT RESOLVED BY THE COUNCIL OF THE CITY OF FORT
COLLINS that, consistent with the appeals provisions of the Municipal Code, the City Council
hereby makes and adopts the following findings of fact and conclusions:

Section 1. That the City Council hereby makes any and all determinations and findings
contained in the recitals set forth above.
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CHOOSE OPTION A OR B BELOW.

OPTION A

Section 2. That, based on the evidence in the record and presented at the Initial
Hearing, the Council finds that James Sack does not have standing to appeal the Decision
of the Historic Preservation Commission, because he does not meet any of the conditions
to be considered a party-in-interest under Municipal Code Section 2-46.

Section 3. That the Appeal is dismissed.

Section 4. That adoption of this Resolution shall constitute the final action of the City
Council on the Appeal, in accordance with City Code Section 2-56(c).

OR

OPTION B

Section 2. That, based on the evidence in the record and presented at the Initial
Hearing, the Council finds that James Sack has standing to appeal the Decision of the
Historic Preservation Commission, because City Council finds the person is [fill in
the blank with whichever subsection (1) through (6) of Section 2-46 of the Municipal Code
applies and Council’s rationale/explanation]

Section 3. That the hearing on the Appeal, including consideration of the merits of the
Appeal shall continue at the Council’s regular meeting on March 7, 2023.

Passed and adopted at a regular meeting of the Council of the City of Fort Collins this 21st
day of February, 2023.

Mayor

ATTEST:

City Clerk
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ltem 18. City Clerk
300 LaPorte Avenue
Ity PO Box 580

‘ Ol I.I n S Fort Collins, CO 80522
970.221.6515
/V\ 970.221-6295 - fax
fcgov.com/cityclerk

PUBLIC HEARING NOTICE

Appeal of the Historic Preservation Commission Decision that
1901 and 1925 Hull Street Are Not Eligible for Landmark Designation

The Fort Collins City Council will hold a public hearing on the enclosed appeal to determine solely whether
the Appellant, James Sack, qualifies as a party-in-interest with standing to appeal the Historic Preservation
Commission decision. If Mr. Sack is determined to have standing to appeal, then City Council will set a
date on February 21 for the hearing on the merits of the appeal. This will be the only notice regarding
the appeal hearing including regarding a possible hearing on the merits of the appeal. You are responsible
for attending the hearing to understand if and when a hearing on the merits of the appeal will be held or
otherwise following up with the City Clerk’s Office to obtain that information.

Appeal Hearing Date
For Standing Issue: February 21, 2023

Time: 6:00 pm (or as soon thereafter as the matter may come on for hearing)
Location: Council Chambers, City Hall, 300 LaPorte Avenue, Fort Collins, CO
Agenda Materials: Available after 3 pm, February 16, 2023, in the City Clerk’s office and at

https://fortcollins-co.municodemeetings.com/.

Why am | receiving this notice? City Code requires that a Notice of Hearing be provided to Parties-in-Interest,
which means you are the applicant of the project being appealed, have a possessory or proprietary interest
in the property at issue, received a City mailed notice of the hearing that resulted in the decision being
appealed, submitted written comments to City staff for delivery to the decision maker prior to the hearing
resulting in the decision being appealed, or addressed the decision maker at the hearing that resulted in the
decision being appealed.

Further information is available in the Appeal guidelines online at fcgov.com/appeals.

The Notice of Appeal and any attachments, any new evidence that has been submitted and presentations for
the Appeal Hearing can be found at fcgov.com/appeals.

If you have questions regarding the appeal process, please contact the City Clerk’s Office (970.221.6515).
For questions regarding the Historic Preservation Commission decision or the properties at issue, please
contact Maren Bzdek, Historic Preservation Manager (mbzdek@fcgov.com 970.224.6078).

The City of Fort Collins will make reasonable accommodations for access to City services, programs, and activities and will make

special communication arrangements for persons with disabilities. Please call the City Clerk’s Office at 970.221.6515 (V/TDD: Dial
711 for Relay Colorado) for assistance.

A peticion, la Ciudad de Fort Collins proporcionara servicios de acceso a idiomas para personas que no dominan el idioma inglés, o
ayudas y servicios auxiliares para personas con discapacidad, para que puedan acceder a los servicios, programas y actividades de
la Ciudad. Para asistencia, llame al 221-6515 (V/TDD: Marque 711 para Relay Colorado). Por favor proporcione 48 horas de aviso
previo cuando sea posible.

Notice Mailed: January 25, 2023 @%"/

Anissa Hollingshead, City Clerk

Cc: City Attorney
Community Development and Neighborhood Services
Historic Preservation Commission
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Zell Cantrell

The True Life Company
1601 19% Street
Denver, CO 80202

John Hostetler

Strategic Management, LLC
1921 Hyline Drive

Fort Collins, CO 80526

Chris Mullen
1819 Hull Street
Fort Collins, CO 80526

James Sack
2945 Bassick Street
Fort Collins, CO 80526
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Staff Presentation to Council
February 21, 2023



Fort Coll
/v‘\"./\ Paul Sizemore, Director, Community Development & Neighborhood Services

Maren Bzdek, Historic Preservation Services Manager
age

February 21, 2023

Jim Bertolini, Senior Historic Preservation Planner
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Vicinity Map

1901 & 1925 Hull Street - Site Map
Appeal to Historic Preservation Commission, December 2022
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~City of

tCollins I
— Timeline

July 12, 2022 — Initial Contact from Developer
e Inquiry on historic preservation survey requirements

July 27, 2022 — Preliminary Development Review
* Preservation staff identifies need for updated historic survey to developer

October 14, 2022 — Survey Completed and Transmitted
» Staff transmits findings for properties at 1901 & 1925 Hull Street and 1839 Hyline Drive

October 28, 2022 — Appeal Received

* Developer, True Life Companies (Zell Cantrell), files appeal of historic resource findings for 1901 & 1925 Hull
St.

December 14, 2022 — HPC Determination
 Determined 1901 & 1925 Hull St were Not Eligible

Peee 1% lcember 27, 2022 — Appeal filed




Role ofCounciIé 5

1. Determine if individual who filed the appeal qualifies as a
“party in interest” and appeal can go forward at a future

date

2. Based on determination:
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Dismiss appeal; or
Schedule appeal hearing
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-~ ) Evidence Related to Definition of Party-in-Interest ~ ©

o “Party-in-interest” is defined as any of the following:
e The applicant

e Any party holding an ownership or possessory interest in the real or personal
property that was the subject of the decision of the board, commission, or other
decision-maker whose action is to be appealed

« Any person to whom or organization to which the City mailed notice of the hearing of
the board, commission, or other decision-maker
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ol B Evidence Related to Definition of Party-in-Interest (cont) 7

o “Party-in-interest” is defined as any of the following (continued):

* Any person who or organization that provided written comments to the appropriate
City staff for delivery to the board, commission or other decision-maker prior to or at
the hearing on the matter which is to be appealed

* Any person who or organization that appeared before the board, commission or other
decision-maker at the hearing on the action which is to be appealed
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Role ofCounciIé 8

1. Determine if individual who filed appeal qualifies as a
“party in interest” and appeal can go forward at a future

date

2. Based on determination:

PPPPPPPP

Dismiss appeal; or
Schedule appeal hearing
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Original Mailing List for
Historic Preservation Hearing
on December 14, 2022 and
Visitor Log Indicating Those
Present at the Hearing on
December 14, 2022
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Names
Zell Cantrell, The True Life Companies (developer/applicant)

Street Number Street Name

1601, Ste 550

19th Street

City State
Denver CcO

Zip Code Email Address
80202 zCantrell@thetruelifecompanies.com

Phone
303-437-4948

John Hostetler, Strategic Management, LLC (property owner)

1921 Hyline Dr.

Fort Collins CO

80526 john@iconfloorprep.com

970-290-3339

Chris Mullen (correspondence only, no comment offered)

chrismmullen@gmail.com
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HISTORIC PRESERVATION COMMISSION

Visitor Log
[This meeting was conducted In-Person. The Secretary filled out the visitor log.]

DATE: 12/14/2022

Mailing Address Email and/or Phone Reason for Attendance
Todd Dangerfield DDA Alleys
Kara Skoy — Norris Design DDA Alleys
David Karen - VFLA 220 Remington
Dr. Jenna Slootmaker drjenna@slootmakerfamilydental.com | 220 Remington
Terri Berger Ft. Collins Tberber22@comcast.net 323 S Loomis
T.S. Berger Ft. Collins 323 S Loomis
Angela Hygh - Brownstein 323 S Loomis
Carolyn White - Brownstein 323 S Loomis
Amy Rosenberg Ft. Collins 323 S Loomis
Jeff Achter Ft. Collins jachter@gmail.com 323 S Loomis
Bill Whitley Ft. Collins 323 S Loomis
Andrew McCorkal S Loomis, Ft Collins 323 S Loomis
Zell Cantrell — The True Life Co 1601 19™ Street, Denver, CO 1901 & 1925 Hull Street

THIS IS A PART OF THE PUBLIC RECORD

Please contact Aubrie Brennan at 970-224-6070 or mmatsunaka@fcgov.com if you inadvertently end up with it. Thank you!
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Historic Preservation
Commission Decision Letter
1901 Hull Street
Issued December 14, 2022
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Historic Preservation Services

Community Development & Neighborhood Services
281 North College Avenue

P.O. Box 580

Fort Collins, CO 80522.0580

970.416.4250
preservation@fcgov.com
fcgov.com/historicpreservation

OFFICIAL DETERMINATION:
FORT COLLINS LANDMARK ELIGIBILITY

Resource Number: B3202
Historic Building Name: Hull House
Property Address: 1901 Hull Street
Determination: ELIGIBLE (Appealed & Overturned, HPC, 12-14-2022)

Issued: October 14, 2022
Expiration: October 14, 2027

ATTN: John Hostetler
Strategic Management, LLC
1921 Hyline Drive

Fort Collins, CO 80526

Dear Property Owner:

This letter provides you with confirmation that your property has been evaluated for Fort Collins
landmark eligibility, following the requirements in Chapter 14, Article II of the Fort Collins Municipal
Code, and has been found eligible for landmark designation.

An intensive-level Colorado Cultural Resource Survey Form was completed by a third-party historic
preservation consultant in order to provide the information that serves as the basis for an evaluation of a
property’s historic and/or architectural significance and its integrity, both of which are required for
landmark eligibility as per Article II, Section 14-22.

Staff has made the following findings regarding the information and evaluation of significance, integrity,
and landmark eligibility provided by the consultant in the attached form.

Significance

Consultant’s evaluation:

This site has also been evaluated against the City of Fort Collins Significance Standards. The site
is significant under Standard 1 for its association with Fort Collins agriculture. Although the site
is not directly described by any of the specific historic contexts in McWilliams and McWilliams’
“Agriculture in the Fort Collins Urban Growth Area,” it represents a significant aspect of Fort
Collins agriculture, namely a small chicken ranch whose success was based on agricultural
experimentation techniques taught at Colorado Agricultural College. The site is not associated
with a proprietor, founder, or significant employee of a local business or any other locally
significant persons under Standard 2.

Under Standard 3, the site is significant as a rare remaining example of a 1920s vernacular
residence in a semi-rural setting. Members of the working- and middle-classes in Fort Collins did
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not construct many ““high-style”” examples of architectural trends. Although the residence cannot
be defined by a specific architectural style, its design does convey an important aspect of Fort
Collins history and the time period in which it was constructed. In addition, vernacular
agricultural residences are exceedingly rare in southwest Fort Collins. Historic aerial images
depict the encroachment of residential subdivisions on farm and ranch properties in this part of
Fort Collins through the 1970s and 1980s; by 1999, residential suburbs and modern development
surround the property to the north, south, east, and west. Although a few semi-rural properties
are located immediately to the west, most now support 1950s/1960s ranch-style or modern
residences. As noted by McWilliams and McWilliams, ““During the last forty years, an astounding
number of agricultural buildings have been removed, with only a small percentage remaining.
Hence, each of those that do remain accrue additional significance.”

The site does not have archaeological significance and is not eligible for local landmark status
under Standard 4.

Staff does not agree with the consultant’s conclusions regarding the property’s significance under
Standard 1 Events/Trends in the area of Agriculture. Staff does agree with the consultant’s conclusions
regarding significance under Standard 3, Design/Construction in the area of Architecture. These
conclusions are based on the following findings:

The property’s statement of significance related to farmhouse architecture is supported by a
discussion of historical context and a comparative analysis that is appropriate for the property.
Relevant context reports have been referenced and cited. However, the significance of the
agricultural operation in the larger context is not well-established. While Mr. Hull’s farm
certainly appears unique, staff’s position is that there is not sufficient evidence to support the
claim that this was a locally-significant agricultural operation. In an immediate context, staff
would look to the still-operating farm at 2825-2917 S. Taft Hill Road as a stronger example in
this context.

Each significance criterion is addressed in the statement of significance, even if not applicable.
For eligible properties, a period of significance is provided and justified based on the available
records.

Staff would add the following contextual information to the record:
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The larger local context on agricultural development in this area is related to the North Fossil
Creek area, which included farms along Taft Hill Road south of present-day Prospect Road to
Horsetooth Road, and farms along present-day Shields Street from the New Mercer Ditch to
Horsetooth Road. In a 1950 aerial photograph, staff identified at least 30 farms in this area that
would reasonably be associated primarily with the uppers of Spring Creek. Of those that appeared
in 1950, only thirteen (13) survive and based on available records, only 6 appear to retain enough
historic integrity to be potentially eligible as examples of early agricultural development in the
region. Those six properties appear to be:

0 2825-2917 S. Taft Hill Road, 1889 house, 1926 barn, significant number of outbuildings

= High integrity of agricultural complex and remaining agricultural fields in use.
0 3226 S. Shields, Cunningham Farm1939
» High integrity of agricultural complex but agricultural fields no longer in
use/partially sold off and redeveloped.

1901 Hull Street, Hull House, ¢.1924
1925 Hull Street, Shankula House, ¢.1924
2010 Hull Street, 1933; appears only lightly altered
2034 S. Taft Hill Road, 1889 — appears intact, although looks to be a ¢.1910-1920s build

Oo0O0O0
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- Other surviving farmhouses in the area that were considered as comparisons but staff
classified as too altered to still convey any agricultural or architectural importance were:

0 2025 Hyline Drive, 1910; modifications unclear but likely significant; 9-28-2016
Demo/Alt as Not Eligible

0 1947 Kinnison Dr, 1935; appears modified (enclosed porch; window replacements; new
entry)

0 2500 & 2512 S. Shields — Aylesworth-Hahn House and associated outbuildings —
Determined Not Eligible 2018 (Intensive survey)

0 1836 S. Taft Hill Road, 1919 — modified, large rear addition;

O 2106 S. Taft Hill Road, 1944 — not sure this is a specifically agricultural dwelling; looks
like early and architect-designed Modern infill

Staff has added a localized image of the 1950 aerial photograph series covering the context area as an
attachment to this document. Specific to this property, staff has also added newspaper clippings that
support the association of the farm with the Hull family and what appear to be unique agricultural
practices focused on subsistence/urban agriculture methods.

Integrity

Consultant’s evaluation:

Integrity is the ability of a property to convey its significance and historic associations. If a
property has been altered and is no longer able to convey its connections to the past, it cannot be
eligible for listing on the NRHP. As a semi-rural, vernacular, and agricultural property, essential
physical characteristics include the physical appearance of the residence, location within a semi-
rural setting, and the presence of outbuildings.

Integrity is evaluated through seven aspects: location, design, setting, materials, workmanship,
feeling, and association. The site retains integrity of location. Integrity of design is retained
through the original footprint, massing, and door and window openings. Integrity of setting has
been impacted by the removal of multiple outbuildings and the encroachment of modern
development. Although setting has been impacted in this way, one outbuilding remains and the
property retains its original lot of 3.6 acres. Integrity of materials has been slightly impacted by
the addition of some modern windows and doors and the addition of metal sheeting to the roof.
The residence does retain some original windows and doors, and the roof retains its original
configuration although the exterior cladding has been altered. Integrity of workmanship is
retained through the plain finishes of vernacular construction. Integrity of feeling and association
have been impacted slightly by the removal of outbuildings and modern development, but the
residence and single outbuilding are still able to clearly convey their early twentieth century
construction and agricultural association. The site retains sufficient integrity to convey its
historic associations.

Staff agrees with the consultant’s conclusions regarding the primary farmhouse’s historic integrity related
to Standard 3, Design/Construction as a strong example of vernacular farmhouse architecture. However,
staff disagrees that the overall property has sufficient integrity to convey significance as an agricultural
property under Standard 1, Events/Trends in the area of Agriculture, since the unique layout form the Hull
farm period has been lost, and nearly all of the outbuildings are no longer present. Staff has based these
conclusions regarding the property’s integrity based on the following findings.

e Essential physical features are identified in the integrity analysis and related to period of
significance.
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e Discussion of integrity relates to the property’s most relevant aspects of integrity per its
significance in relation to the farmhouse’s architecture, but is not well connected to established
significance for the agricultural operation as a whole.

e Discussion of integrity focuses on the main farmhouse’s essential physical features, and relates to
period of significance. However, discussion of integrity for the agricultural landscape does not
relate to the period of significance — of at least four outbuildings that are visible from 1950 aerial
imagery, only one survives in poor condition. Of at least 8 agricultural fields on the 4-acre
property, none are easily distinguished today.

e Discussion and conclusion responds directly to previous conclusions and assessments of the
property, whether in opposition or in agreement.

Statement of Eligibility:

This property is eligible for designation as a Fort Collins Landmark based on the eligibility standards in
Municipal Code 14, Article I and is a “historic resource” under the City’s Municipal and Land Use
Codes. However, staff’s determination is that the property only qualifies under Standard 3,
Design/Construction for its architectural importance as a surviving vernacular farmhouse in the North
Fossil Creek/upper Spring Creek area. Staff’s determination is that the property does not qualify under
Standard 1, Events/Trends in the area of Agriculture because the evidence, although interesting, does not
appear sufficient to establish this property as a significant agricultural operation in its localized context,
and does not appear to retain sufficient historic integrity as an agricultural operation even if that were
established.

Per Article II, Section 14-23 of the code, any determination made by staff regarding eligibility may be
appealed to the Commission by the applicant, any resident of the City, or owner of property in the City.
Such appeal shall be set forth in writing and filed with the Director within fourteen (14) days of the
date of the staff's determination.

If you have any questions regarding this determination, or if I may be of any assistance, please do not
hesitate to contact me. I may be reached at jbertolini@fcgov.com, or 970-416-4250.

Sincerely,
Jim Bertolini

Senior Historic Preservation Planner

Attachment: Colorado Cultural Resource Survey Architectural Inventory Form 1403, dated September
2022,
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1950 Aerial image; SW corner of Fort Collins showing Drake Rd (along north), Horsetooth
Road, along south, Taft Hill Road, along west, and Shields St, along east)
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Temporary Resource Number: MAC-FC-1 Address: 1901 Hull Street

OAHP1403 Official eligibility determination
Rev. 9/98 (OAHP use only)
Date Initials
COLORADO CULTURAL RESOURCE SURVEY Determined Eligible- NR

Determined Not Eligible- NR
Determined Eligible- SR

Determined Not Eligible- SR

Need Data

Contributes to eligible NR District
Noncontributing to eligible NR District

Architectural Inventory Form

Field Evaluation of Fort Collins Landmark Eligibility
Individually Eligible [ Contributing to District U Not Eligible
U Likely Eligible for State/National Register

General Recommendations: The site is recommended as not eligible for inclusion on the National

Register of Historic Places. The site is recommended eligible for local landmark status under Standard 1 for

its association with Fort Collins’ agricultural history and under Standard 3 as a rare remaining example of a

1920’s vernacular constructed residence.

l. Identification

Resource number:

Temporary resource number: MAC-FC-1

County: Larimer

City: Fort Collins

Historic building name: Hull House

Current building name:

Building address: 1901 Hull Street

Owner name and address: Strategic Management LLC. 1921 Hyline Drive, Fort Collins, CO 80526

© N o 0k~ w D PE

Il. Geographic Information
9. PM.6 Township 7N Range 69W
SE %, of NW Y of NW Y4 of section 27 and NE ¥4 of SW ¥4 of NW Y4 of section 27
10. UTM reference
Zone 13; 490577 mE 4488751 mN
11. USGS quad name: Fort Collins

Year: 1960 Map scale: 7.5' X 15' [ Attach photo copy of appropriate map section.

12. Lot(s): 8 Block:
Addition/Subdivision: Hull Place Annexation Year of Addition/Subdivision: 1985
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13.

Boundary Description and Justification: The site boundary does not exceed the property boundary
described by the Larimer County Assessor office as N 556.3 FT of Lot 8, Less W 12 FT, Sub of PT

of W % of NW 27-7-69; FTC, Less 86039031.

lll. Architectural Description

14.
15.
16.
17.
18.
19.

20.

21.
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Building plan (footprint, shape): L-shaped plan

Dimensions in feet: Length_36 x Width 33

Number of stories: 1

Primary external wall material(s): Horizontal Wood Siding; Wood Shingle

Roof configuration: Side Gabled

Primary external roof material: Metal

Special features: Overhanging Eaves, Exposed Rafter Ends, Chimney, Decorative Shingles,

Enclosed Porch, Deck

General architectural description:
This site consists of a single-story residence constructed in 1924 (Feature 1) and an outbuilding

to the south (Feature 2). The residence is L-shape in plan, due to an addition off the south

elevation, and it rests on a concrete foundation. The exterior is clad in horizontal wood siding with

vertical corner boards and decorative shingles in the gable ends. The main roof is side gabled and

clad in raised seam metal panels. A shed roof extends the east roof slope over a portion of the east

elevation and a shed roof covers a portion of the basement off the south elevation. The

overhanging eaves are open, exposing rafter ends. A brick chimney is visible near the roof

centerline and a wood deck is in front of the primary entrance on the east elevation.

The facade faces east and the primary entrance is at the north end. The entrance is accessed

via a wood deck and is composed of a paneled wood door. To the north is a one-over-one lite wood

window set in a simple wood surround. To the south is a one-over-one lite wood window, a

secondary entrance, and a single lite wood window; all with simple wood surrounds.

The north elevation has two, one-over-one lite wood windows set in simple wood surrounds.

Two concrete-lined window wells are visible along the foundation; one window is infilled with a

wood panel, the other window well has been infilled with concrete. Above, the gable peak has

decorative wood shingles.

The west elevation has a centrally located entrance composed of a paneled, vinyl door with six

inset lites. To the north is a pair of one-over-one lite wood windows set in simple wood surrounds.

To the south is a pair and a single, one-over-one lite wood window, set in simple wood surrounds.

The south elevation of the addition has a one-over-one lite wood window in a simple wood

surround and two concrete lined window wells along the foundation. Both basement windows are
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22.

23.

24.

infilled with wood panels. The south elevation of the main portion has a one-over-one lite vinyl|

window set in a simple wood surround.

The residence is in good condition. Some metal roof panels are loose, fascia along the

overhanging eaves is missing from the west elevation and portions of the south elevation, and all

the basement windows are infilled with wood panels.

Architectural style/building type: No Style

Landscaping or special setting features: The site is located in a semi-rural setting within the City of

Fort Collins. A gravel drive runs along the north and east elevations of the residence and concrete

slabs to the east and south indicate the former locations of a garage and barn. A residential housing

development is to the east.

Associated buildings, features, or objects:

Feature 2 is two, shed-roofed outbuildings connected by a wall along the north elevation. The

building is generally rectangular in plan and rests on a concrete foundation. The wood-framed

building is clad in a mixture of vertical wood siding, horizontal wood siding, and tar paper. The

shed roof is clad in metal panels and the overhanging eaves are open, exposing rafter ends.

The south elevation supports a series of openings cut into the exterior cladding; several are

boarded over. An open porch runs along the entire south elevation, supported by eight square

wood posts. The west, north, and east elevations have no fenestration. The outbuilding is in poor

condition. Tar paper is peeling off the north elevation, many openings are boarded over, and a

portion of the building at the northwest corner has collapsed.

IV. Architectural History

25.

26.

27.

28.

29.

30.
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Date of Construction: Estimate:_ Actual: 1924

Source of information: Larimer County Property Assessor

Architect: Unknown

Source of information: N/A
Builder/Contractor: Unknown
Source of information: N/A

Original owner: likely Ruth H. and John Emmett Hull

Source of information: “No. 16 Event Set.” Coloradoan, May 2, 1967.

Construction history (include description and dates of major additions, alterations, or demolitions):

Some original wood windows and doors have been replaced with modern, vinyl counterparts.

In 2022, multiple outbuilding, including a barn, garage, and out house, were demolished.

Original location Moved [0 Date of move(s):
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V. Historical Associations

31.
32.
33.
34.
35.
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Original use(s): Domestic — Single Dwelling

Intermediate use(s):

Current use(s): Domestic — Single Dwelling

Site type(s): Chicken Ranch
Historical background:

Founded as a small frontier outpost in the 1860s, Fort Collins grew into a large town by the

1900s. A booming agricultural industry fueled by the arrival of the Colorado Central Railroad and

the Agricultural College brought a large middle- and working-class population to the city. Agricultural

activities, including farming, raising sheep and cattle, and growing fruit, not only provided food for

the local population, they were also essential to the early industrial and commercial success of the

City.
Although the city’s growth slowed in the first decade of the twentieth century, with no new

subdivisions added to the city between 1910-1919, Fort Collins’ population began to expand once

again after the close of WWI. The central business core increased in size, displacing residential

districts to the west and south fringes of the city, away from industrial areas at the northeast edge of

town. Four hundred acres of platted land to were added to the city in the 1920s, most at the western

boundary. In 1924, Gustav Pastor, a German immigrant, subdivided and platted the west half of the

northwest quarter of Section 27, a portion of land southwest of the city, into 10 large lots.

Pastor, a farmer and real estate dealer, was born in Berlin, Germany in 1868 and immigrated to
the United States with his wife Christine in 1900. The pair came to Colorado in 1901 and in 1918

resided on a farm north of Fort Collins. Gustav and Christine were active in the Plymouth

Congregational Church and had eight children together. Gustav passed in 1950 and Christine in

1956; they are buried together at Fort Collins’ Grandview Cemetery.

Ruth (Wine) and John Emmett Hull likely purchased the site from Pastor. Although no deed

record could be found, a 1925 Express Courier article notes the Hull's residence as four miles

southwest of town and a 1969 estate sale advertisement confirms the location of the Hull residence

south of Prospect Street and east of Taft Hill Road.

Ruth Wine had been born in lowa in 1894 and John Hull in 1896 in Missouri. The pair married

in Fort Collins in 1926. A veteran of WWI, John was a member of the Disabled American Veterans

and made his living as the proprietor of a chicken ranch. His property was described by T. G.

Stewart, a field instructor for the U.S. Veterans Bureau in 1925, as, “proof that a good living can be

made on four acres of Larimer county [sic] land.” (Express Courier, October 25, 1925). Using

techniqgues learned as a vocational student at Colorado Agricultural College (CAC), the Hull's

maintained a flock of White Leghorn chickens which produced eggs that could be sold in town.

They also kept three cows to supply skim milk as poultry feed; the excess butterfat was sold for a

profit. In addition to animals, the Hull's also grew strawberries, cucumbers, and tomatoes as cash

crops and corn, beets, sunflowers, and hay as feed for the chickens and cows. Through
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experimentation and growth of diverse crops, John and Ruth made their living on this small four-

acre property for over thirty years. John retired from farming and ranching in 1961. Ruth was an

active member of the No. 16 Neighborhood Club and hosted many of their meetings at their

residence. John passed in 1969 and Ruth in 1979; they are buried together in Fort Collins’

Grandview Cemetery.

After John'’s death in 1969, Ruth sold the property to her daughter and son-in-law, Vincent and

Marlene Hull Shryack. Marlene had been born in 1926 and attended Fort Collins High School and

Colorado Agricultural College (CAC, now Colorado State University). Vincent had also been born in

Fort Collins and graduated from CAC with an engineering degree. The pair married in 1949 and

settled in Oklahoma.

Vincent and Marlene received the property in 1969 and sold it in 1997 to Lloyd G. Thomas Jr.
and Jeannine Thomas. In 2013, the Thomas’ sold the property to Hull Street 1901 LLC, who

subsequently sold to Strategic Management LLC in 2021. Strategic Management LLC is the owner
as of September 2022.

36. Sources of information:

Carl and Karen McWilliams, “Agriculture in the Fort Collins Urban Growth Area 1862-1993.” Historic
Context and Survey Report, 1995.

“Post World War | Urban Growth, 1919-1941.” Fort Collins History and Architecture. Electronic resource.
https://history.fcgov.com/contexts/post, accessed 8/24/2022.

The Coloradoan [Fort Collins, Colorado]

“AAA Austin Auctions.” Coloradoan, September 19, 2969.

“Gustav Pastor, 81, Called by Death.” Coloradoan, March 20, 1950.
“John E. Hull.” Coloradoan, July 29, 1968. Page 3.

“No. 16 Event Set.” Coloradoan, May 2, 1967.

“Marlene Hull is Betrothed.” Coloradoan, June 10, 1948.

“Mrs. C. Pastor, 81, Expires in Denver.” Coloradoan, February 20, 1956.

T. G. Stewart. “Disabled Veteran Proves that Four Acres in Larimer County Mean Prosperity.” Express
Courier, October 25, 1925.

VI.

Significance

37. Local landmark designation: Yes [ No Date of designation: N/A
Designating authority: N/A

38. Applicable Eligibility Criteria:

National Fort Collins
Register Register

OA. X1. Associated with events that have made a significant contribution to the broad
pattern of our history;

I B. 2. Associated with the lives of persons significant in our past;

O C. X3. Embodies the distinctive characteristics of a type, period, or method of

construction, or represents the work of a master, or that possess high artistic
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39.

40.

41.
42.
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values, or represents a significant and distinguishable entity whose
components may lack individual distinction; or

O D. O 4. Has yielded, or may be likely to yield, information important in history or
prehistory.

U Qualifies under Criteria Considerations A through G (see Manual)
1 Does not meet any of the above criteria
Needs additional research under standards: [1 A/1 O B/2 O C/3 O D/4

Area(s) of significance: Agriculture, Architecture

Period of significance: 1924-1972
The site is recommended eligible as a rare remaining example of 1920s vernacular

architecture, as such, the period of significance begins at its date of construction and extends through

1972, fifty years prior to this documentation.

Level of significance: National (] State [ Local X

Statement of significance:

The site has been evaluated for eligibility against the National Register of Historic Places

(NRHP) Criteria. The site is found to lack association with events that have made significant

contribution to the broad patterns of our history under Criterion A. A deed search found no association

with historically significant persons under Criterion B. The site does not represent significant

characteristics of a type, period, or method of construction under Criterion C, and is unlikely to yield

important information in reference to research guestions under Criterion D. This site is recommended

not eligible for inclusion on the NRHP.

This site has also been evaluated against the City of Fort Collins Significance Standards. The

site is significant under Standard 1 for its association with Fort Collins agriculture. Although the site is

not directly described by any of the specific historic contexts in McWilliams and McWilliams’

“Agriculture in the Fort Collins Urban Growth Area,” it represents a significant aspect of Fort Collins

agriculture, namely a small chicken ranch whose success was based on agricultural experimentation

technigues taught at Colorado Agricultural College. The site is not associated with a proprietor,

founder, or significant employee of a local business or any other locally significant persons under
Standard 2.

Under Standard 3, the site is significant as a rare remaining example of a 1920s vernacular

residence in a semi-rural setting. Members of the working- and middle-classes in Fort Collins did not

construct many “high-style” examples of architectural trends. Although the residence cannot be

defined by a specific architectural style, its design does convey an important aspect of Fort Collins

history and the time period in which it was constructed. In addition, vernacular agricultural residences

are exceedingly rare in southwest Fort Collins. Historic aerial images depict the encroachment of

residential subdivisions on farm and ranch properties in this part of Fort Collins through the 1970s and

1980s; by 1999, residential suburbs and modern development surround the property to the north,

south, east, and west. Although a few semi-rural properties are located immediately to the west, most
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43.

now support 1950s/1960s ranch-style or modern residences. As noted by McWilliams and

McWilliams, “During the last forty years, an astounding number of agricultural buildings have been

removed, with only a small percentage remaining. Hence, each of those that do remain accrue

additional significance.”

The site does not have archaeological significance and is not eligible for local landmark status
under Standard 4.

Assessment of historic physical integrity related to significance:

Integrity is the ability of a property to convey its significance and historic associations. If a

property has been altered and is no longer able to convey its connections to the past, it cannot be

eligible for listing on the NRHP. As a semi-rural, vernacular, and agricultural property, essential

physical characteristics include the physical appearance of the residence, location within a semi-rural

setting, and the presence of outbuildings.

Inteqrity is evaluated through seven aspects: location, design, setting, materials, workmanship,

feeling, and association. The site retains integrity of location. Integrity of design is retained through

the original footprint, massing, and door and window openings. Integrity of setting has been impacted

by the removal of multiple outbuildings and the encroachment of modern development. Although

setting has been impacted in this way, one outbuilding remains and the property retains its original lot

of 3.6 acres. Integrity of materials has been slightly impacted by the addition of some modern

windows and doors and the addition of metal sheeting to the roof. The residence does retain some

original windows and doors, and the roof retains its original configuration although the exterior

cladding has been altered. Integrity of workmanship is retained through the plain finishes of

vernacular construction. Integrity of feeling and association have been impacted slightly by the

removal of outbuildings and modern development, but the residence and single outbuilding are still

able to clearly convey their early twentieth century construction and agricultural association. The site

retains sufficient integrity to convey its historic associations.

VII. National and Fort Collins Register Eligibility Assessment

44,

45,

46.
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Eligibility field assessment:

National:
Eligible (I Not Eligible Need Data U]
Fort Collins:
Eligible Not Eligible (I Need Data
Is there district potential? Yes [ No

Discuss: A historic district has not been predefined and cannot be readily identified due to

surrounding modern development.

If there is district potential, is this building: Contributing [ Non-contributing [

If the building is in existing district, isit:  Contributing ] Noncontributing [
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VIIl. Recording Information
47. Photograph numbers: 578-609
Negatives filed at: Metcalf Lakewood Office
48. Report title: N/A
49. Date(s): September 2022
50. Recorder(s): Rebekah Schields
51. Organization: Metcalf Archaeological Consultants, Inc.
52. Address: 11495 West 8" Avenue, Suite 104, Lakewood, CO 80215
53. Phone number(s): 303-425-4507

NOTE: Please include a sketch map, a photocopy of the USGS quad map indicating resource location, and
photographs.

History Colorado - Office of Archaeology & Historic Preservation
1200 Broadway, Denver, CO 80203 (303) 866-3395
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Site Photos and Maps
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Figure 1: Site overview, view southwest (Image #656, RLS 8/23/2022).

Figure 2: Feature 1, east elevation, view west (Image #578, RLS 8/23/2022).
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Figure 3: Feature 1, east and north elevations, view southwest (Image #679, RLS 8/23/2022).

Figure 4: Feature 1, north and west elevations, view southeast (Image #581, RLS 8/23/2022).
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Figure 5: Feature 1, west and south elevations, view northeast (Image #583, RLS 8/23/2022).

Figure 6: Feature 1, south elevation, view north (Image #584, RLS 8/23/2022).
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Figure 8: Feature 1, close up of loose roof panel, view southwest (Image #589, RLS 8/23/2022).
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Figure 9: Feature 2, south elevation, view northeast (Image #597, RLS 8/23/2022).

Figure 10: Feature 2, west elevation, view east (Image #600, RLS 8/23/2022).

Page 1071




Item 18.

ource Number:

Temporary Resource Number: MAC-FC-1 Address: 1901 Hull Street

Figure 11: Feature 2, north elevation, view southeast (Image #602, RLS 8/23/2022).

Figure 12: Feature 2, south elevation, view southwest (Image #605, RLS 8/23/2022).
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Figure 13: Feature 2, east elevation, view west (Image #606, RLS 8/23/2022).
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_ Historic Preservation Services
CltY '°f Community Developmant & Neighborhood Services
Fort Collin s 281 Norih College Avenue
. P.O. Box 580
% Fort Collins, CO 80522.0580

970.416.4250
presenvation@fcgov.com

fegov.com/istornicpreservation

OFFICIAL DETERMINATION:
FORT COLLINS LANDMARK ELIGIBILITY

Resource Number: BB3203
Historic Building Name: Shankula House
Cwrent Name: N'A
Property Address: 1925 Hull Street
Determination: NOT ELIGIBLE

Issued by the Historic Preservation Commission: December 14, 2022
Expiration: December 14, 2027

ATTN: Zell Cantrell, The True Life Companies
ATTN: John Hostetler

Strategic Management, LLC

1921 Hyline Drive

Fort Collins, CO 80526

Dear Property Owner:

This letter provides you with the record of decision for the Historic Preservation Commission regarding
your property at 1925 Hull Street. After your appeal of the October 14 staff finding of the property as
eligible, received on October 28, this property has been evaluated for Fort Collins landmark eligibility,
following the requirements in Chapter 14, Anticle I1 of the Fort Collins Municipal Code, and has been
found not eligible for landmark designation.

The Historic Preservation Commission (HPC) relied on the information submitted and presented in its
hearing on December 14, 2022, and a City staff-produced memorandum from October 14 with findings
on eligibility. The HPC used this information as the basis for an evaluation of a property’s historic and/or
archilectural significance and its integrity, both of which are required for Landmark eligibility as per
Article 1], Section 14-22.

The Historic Preservation Commission made the following findings regarding the information and
evaluation of significance, integrity, and landmark eligibility provided by the consultant in the attached
form.

Determination of Eligibility

‘The HPC found that the former farmhouse on the property did not meet the City’s Landmark significance
standards in Sec. 14-22, finding thai the property:

- Did not meet any of the significance criteria in 14-22; and
- Does not retain historic inlegrily 1o support any polential significance.
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Based on the evidence presented at the December 14, 2022 HPC meeting, the Commission finds that the

property at 1925 Hull Street, the former Shankula House, is Not Eligible for designation as a Fort Collins
Landmark under the Standards in Sec. 14-22.

Per Municipal Code Chapter 2, Article II, Division I1l, any determination made by a board or
commission may be further appealed to City Council by the applicant, any resident of the City, or
owner of property in the City. Such appeal shall be set forth in writing and filed with the City Clerk
within fourteen (14) days of the date of the staff's determination. Information and forms are available
from the City Clerk, here: https:/Avww.fcgov.com/cityclerk/appeals

If you have any questions regarding this determination, or if City staff may be of any assistance, please do
not hesitate to contact us at preservation@fcgov.com.

Sincerely,

Chair, Historic Preservation Commission

Attachments:

- Staff finding of eligibility for 1925 Hull St, October 14, 2022 (note: this finding was
successfully appealed/overturned as a result of the December 14, 2022 HPC hearing).
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Historic Preservation Services

Community Development & Neighborhood Services
281 North College Avenue

P.O. Box 580

Fort Collins, CO 80522.0580

970.416.4250
preservation@fcgov.com
fcgov.com/historicpreservation

OFFICIAL DETERMINATION:
FORT COLLINS LANDMARK ELIGIBILITY

Resource Number: B3203
Historic Building Name: Shankula House
Property Address: 1925 Hull Street
Determination: ELIGIBLE (Appealed & Overturned, HPC, 12-14-2022)

Issued: October 14, 2022
Expiration: October 14, 2027

ATTN: John Hostetler
Strategic Management, LLC
1921 Hyline Drive

Fort Collins, CO 80526

Dear Property Owner:

This letter provides you with confirmation that your property has been evaluated for Fort Collins
landmark eligibility, following the requirements in Chapter 14, Article II of the Fort Collins Municipal
Code, and has been found eligible for landmark designation.

An intensive-level Colorado Cultural Resource Survey Form was completed by a third-party historic
preservation consultant in order to provide the information that serves as the basis for an evaluation of a
property’s historic and/or architectural significance and its integrity, both of which are required for
landmark eligibility as per Article II, Section 14-22.

Staff has made the following findings regarding the information and evaluation of significance, integrity,
and landmark eligibility provided by the consultant in the attached form.

Significance

Consultant’s evaluation:

This site has also been evaluated against the City of Fort Collins Significance Standards.
Although the site is significant under Standard 1 for its association with agriculture in Fort
Collins, it lacks sufficient integrity to convey this association. Specifically, the removal of cherry
trees and outbuildings from the property has impacted the ability of the site to convey its
connection to the historic fruit growing industry in Fort Collins. The site is not eligible for local
landmark status under Standard 1. The site is not associated with a proprietor, founder, or
significant employee of a local business or any other locally significant persons under Standard
2.

Under Standard 3, the site is significant as a rare remaining example of a 1920s vernacular
residence in a semi-rural setting. Members of the working- and middle-classes in Fort Collins did
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not construct many ““high-style”” examples of architectural trends. Although the residence cannot
be defined by a specific architectural style, its design does convey an important aspect of Fort
Collins history and the time period in which it was constructed. In addition, vernacular
agricultural residences are exceedingly rare in southwest Fort Collins. Historic aerial images
depict the encroachment of residential subdivisions on farm and ranch properties in this part of
Fort Collins through the 1970s and 1980s; by 1999, residential suburbs and modern development
surround the property to the north, south, east, and west. Although a few semi-rural properties
are located immediately to the west, most now support 1950s/1960s ranch-style or modern
residences. As noted by McWilliams and McWilliams, ““During the last forty years, an astounding
number of agricultural buildings have been removed, with only a small percentage remaining.
Hence, each of those that do remain accrue additional significance.”

The site does not have archaeological significance and is not eligible for local landmark status
under Standard 4.

Staff agrees with the consultant’s conclusions regarding the property’s significance under Standard 1
Events/Trends in the area of Agriculture and Standard 3, Design/Construction in the area of Architecture.
These conclusions are based on the following findings:

The property’s statement of significance is supported by a discussion of historical context and a
comparative analysis that is appropriate for the property. Relevant context reports have been
referenced and cited. Staff would recommend additional research regarding the history and
significance of orchards in this part of Larimer County and how significant this particular
operation was (please note integrity discussion regarding this Standard below since the orchard
for this and nearby farms is no longer present).

Each significance criterion is addressed in the statement of significance, even if not applicable.
For eligible properties, a period of significance is provided and justified based on the available
records.

Staff would add the following contextual information to the record:
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The larger local context on agricultural development in this area is related to the North Fossil
Creek area, which included farms along Taft Hill Road south of present-day Prospect Road to
Horsetooth Road, and farms along present-day Shields Street from the New Mercer Ditch to
Horsetooth Road. In a 1950 aerial photograph, staff identified at least 30 farms in this area that
would reasonably be associated primarily with the uppers of Spring Creek. Of those that appeared
in 1950, only thirteen (13) survive and based on available records, only 6 appear to retain enough
historic integrity to be potentially eligible as examples of early agricultural development in the
region. Those six properties appear to be:

0 2825-2917 S. Taft Hill Road, 1889 house, 1926 barn, significant number of outbuildings

= High integrity of agricultural complex and remaining agricultural fields in use.
0 3226 S. Shields, Cunningham Farm1939
» High integrity of agricultural complex but agricultural fields no longer in
use/partially sold off and redeveloped.

1901 Hull Street, Hull House, ¢.1924
1925 Hull Street, Shankula House, ¢.1924
2010 Hull Street, 1933; appears only lightly altered
2034 S. Taft Hill Road, 1889 — appears intact, although looks to be a c.1910-1920s build

Oo0O0Oo

Other surviving farmhouses in the area that were considered as comparisons but staff
classified as too altered to still convey any agricultural or architectural importance were:

.
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0 2025 Hyline Drive, 1910; modifications unclear but likely significant; 9-28-2016
Demo/Alt as Not Eligible

0 1947 Kinnison Dr, 1935; appears modified (enclosed porch; window replacements; new
entry)

0 2500 & 2512 S. Shields — Aylesworth-Hahn House and associated outbuildings —
Determined Not Eligible 2018 (Intensive survey)

0 1836 S. Taft Hill Road, 1919 — modified, large rear addition;

0 2106 S. Taft Hill Road, 1944 — not sure this is a specifically agricultural dwelling; looks
like early and architect-designed Modern infill

Staff has added a localized image of the 1950 aerial photograph series covering the context area as an
attachment to this document.

Integrity

Consultant’s evaluation:

Integrity is the ability of a property to convey its significance and historic associations, if a
property has been altered and is no longer able to convey its connections to the past, it cannot be
eligible for listing on the NRHP. As a semi-rural, vernacular, and agricultural property, essential
physical characteristics include the physical appearance of the residence, location within a semi-
rural setting, and the presence of outbuildings.

Integrity is evaluated through seven aspects: location, design, setting, materials, workmanship,
feeling, and association. The site retains integrity of location, design, workmanship, feeling, and
association. Integrity of materials is impacted slightly by the addition of modern vinyl windows on
the west elevation and a modern door on the south elevation; the original size and shape of the
openings are retained as is the one-over-one lite configuration of their historic counterparts.
Integrity of setting has been impacted by the demolition of several outbuildings, removal of
historic cherry trees, and nearby modern residential development. The property’s connection to
Fort Collins’ historic fruit growing industry has been severed by the removal of fruit-related
outbuildings and cherry trees. Although the specific connection to the fruit growing industry has
been impacted, the property is still able to clearly convey its early twentieth century semi-rural,
vernacular construction through the residence's plain finishes, remaining outbuildings, and
retention of the original 4.9-acre lot. The site retains sufficient integrity to convey its historic
architectural associations.

Staff agrees with the consultant’s conclusions regarding the property’s historic integrity. Staff has based
these conclusions on the following findings.

o Essential physical features are identified in the integrity analysis and related to period of
significance.

e Discussion of integrity relates to the property’s most relevant aspects of integrity per its
significance.

e Discussion of integrity focuses on the property’s essential physical features, and relates to the
period of significance.

e Discussion and conclusion responds directly to previous conclusions and assessments of the
property, whether in opposition or in agreement.

Statement of Eligibility:
This property is eligible for designation as a Fort Collins Landmark based on the eligibility standards in
Municipal Code 14, Article I and is a “historic resource” under the City’s Municipal and Land Use
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Codes. Staff’s determination is that the property qualifies under Standard 3, Design/Construction for its
architectural importance as a surviving vernacular farmhouse in the North Fossil Creek/upper Spring
Creek area.

Per Article II, Section 14-23 of the code, any determination made by staff regarding eligibility may be
appealed to the Commission by the applicant, any resident of the City, or owner of property in the City.
Such appeal shall be set forth in writing and filed with the Director within fourteen (14) days of the
date of the staff's determination.

If you have any questions regarding this determination, or if I may be of any assistance, please do not
hesitate to contact me. I may be reached at jbertolini@fcgov.com, or 970-416-4250.

Sincerely,
Jim Bertolini

Senior Historic Preservation Planner

Attachment: Colorado Cultural Resource Survey Architectural Inventory Form 1403, dated September
2022.
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1950 Aerial image; SW corner of Fort Collins showing Drake Rd (along north), Horsetooth
Road, along south, Taft Hill Road, along west, and Shields St, along east)
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OAHP1403 Official eligibility determination
Rev. 9/98 (OAHP use only)
Date Initials
COLORADO CULTURAL RESOURCE SURVEY Determined Eligible- NR

Determined Not Eligible- NR
Determined Eligible- SR

Determined Not Eligible- SR

Need Data

Contributes to eligible NR District
Noncontributing to eligible NR District

Architectural Inventory Form

Field Evaluation of Fort Collins Landmark Eligibility
Individually Eligible [0 Contributing to District I Not Eligible
I Likely Eligible for State/National Register

General Recommendations: The site is recommended not eligible for inclusion on the National Register

of Historic Places. The site is recommended eligible for local landmark status under Standard 3 as a rare

remaining example of a 1920’s vernacular residence.

l. Identification

Resource number:

Temporary resource number: MAC-FC-2
County: Larimer

City: Fort Collins

Historic building name: Shankula House

Current building name:
Building address: 1925 Hull Street
Owner name and address: Strategic Management, LLC. 1921 Hyline Drive, Fort Collins, CO 80526

® N o g bk~ w b=

Il. Geographic Information

9. PM.6 Township 7N Range 69W
SW Vs of SE Yaof NW Vi of NW Vi of section 27 and NW V2 of NE 4 of SW 4 of NW V4 of section 7
10. UTM reference
Zone 13; 490473 mE 4488742 mN
11.  USGS quad name: Fort Collins
Year: 1960 Map scale: 7.5' 15' [ Attach photo copy of appropriate map section.
12.  Lot(s): 7 Block:
Addition/Subdivision: South Taft Hill Seventh Annexation Year of Addition/Subdivision: 2003
13. Boundary Description and Justification: The site boundary does not exceed the property boundary,
described by the Larimer County Assessor as Lot 7, Less S 3 Ac, Sub of PT of W %2 of NW 27-7-69,

FTC.
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lll. Architectural Description

14.
15.
16.
17.
18.
19.

20.

21.

22.

23.
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Building plan (footprint, shape): Rectangular Plan
Dimensions in feet: Length_38 x Width 31

Number of stories: 1

Primary external wall material(s): Horizontal Wood Siding

Roof configuration: Side Gable

Primary external roof material: Asphalt Shingle

Special features: Overhanging Eaves, Exposed Rafter Ends, Chimney

General architectural description:

The site consists of a residence and three outbuildings. The single-story residence is

rectanqular in plan and rests on a concrete foundation. The exterior is clad in horizontal wood siding

with vertical corner boards. The roof is side gabled and the eaves of the south elevation extend into

a shed-roof over the rear portion; the roof is clad in asphalt shingles. A brick chimney extends from

the center roofline.

The facade faces north and supports a centered primary entrance. The entrance consists of a

paneled wood door with three inset vertical lites and an exterior metal storm door set in a simple

wood surround. Two concrete steps lead up to the entrance. On either side of the entrance are one-

over-one lite wood windows set in simple wood surrounds.

The east elevation has two, one-over-one lite wood windows and a pair of four-lite wood

windows; all are set in simple wood surrounds. A basement opening is visible along the foundation;

it has been infilled with a wood panel.

The south elevation supports a pair of wood windows set in a simple wood surround; one

window has four lites, the other has a single lite. At the west end of the elevation is an additional

personnel entrance composed of a vinyl door with nine inset lites.

The west elevation has two, one-over-one lite vinyl windows and a pair of four-lite windows; all

are set in simple wood surrounds. A basement window is visible along the foundation; the window

has been infilled with a wood panel.

The residence is in good condition. Some exterior paint is chipped and peeling and the

basement windows are all infilled with wood panels.

Architectural style/building type: No Style

Landscaping or special setting features:
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24.

The site is located in a semi-rural setting within the City of Fort Collins. Hull Street, a gravel

road, runs along the north elevation. A concrete pad, indicating the location of a former garage, is

south of the residence.

Associated buildings, features, or objects:

Feature 2 is an outbuilding, south of the residence. The building is rectangular in plan, has no

foundation, and is clad in vertical wood. The shed roof is clad in corrugated metal. The east

elevation has a door composed of vertical wood and the south elevation has an opening cut into the

exterior cladding. There is no other fenestration.

Feature 3 is a barn, southeast of the residence. The building is rectangular in plan, has no

foundation, and is clad in vertical, half-log wood. The shed roof is clad in corrugated metal panels.

The south elevation has a personnel entrance composed of vertical half-log wood, a window

opening, and a large rectangular opening for animals. There is no other fenestration.

Feature 4 is an open-sided outbuilding located southeast of the primary residence. The building

is rectangular in plan and has no foundation. The shed roof is clad in corrugated metal. The south

and east elevations are open to the elements and the shed roof is supported by four rectangular

wood posts. The west elevation is clad in corrugated metal and the north elevation is clad in particle

board. There is no fenestration.

IV. Architectural History

25.

26.

27.

28.

20.

30.

Date of Construction: Estimate:_ Actual: 1924

Source of information: Larimer County Assessor Office

Architect: Unknown

Source of information: N/A
Builder/Contractor: Unknown
Source of information: N/A
Original owner: John Shankula

Source of information: “Agreement Sale & Purchase.” Coloradoan, November 8, 1922

Construction history (include description and dates of major additions, alterations, or demolitions):

Some modern windows and doors replaced original windows and doors at an unknown date. In

2022, multiple outbuildings were demolished, including several sheds and a garage.

Original location Moved [1 Date of move(s):

V. Historical Associations

31.
32.
33.
34.
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Original use(s): Domestic — Single Dwelling

Intermediate use(s):

Current use(s): Domestic — Single Dwelling

Site type(s): Residence



Item 18.

ource Number:
Temporary Resource Number: MAC-FC-2  Address: 1925 Hull Street

35.
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Historical background:

Founded as a small frontier outpost in the 1860s, Fort Collins grew into a large town by the

1900s. A booming agricultural industry fueled by the arrival of the Colorado Central Railroad and

the Agricultural College brought a large middle- and working-class population to the city. Agricultural

activities, including farming, raising sheep and cattle, and growing fruit, not only provided food for

the local population, they were also essential to the early industrial and commercial success of the

city.
Although the city’s growth slowed in the first decade of the twentieth century, with no new

subdivisions added to the city between 1910-1919, Fort Collins’ population began to expand once

again after the close of WWI. The central business core increased in size, displacing residential

districts to the west and south fringes of the city, away from industrial areas at the northeast edge of

town. Four hundred acres of platted land to were added to the city in the 1920s, most at the western

boundary. In 1924, Gustav Pastor, a German immigrant, subdivided and platted the west half of the

northwest quarter of Section 27, a portion of land southwest of the city, into 10 large lots.

Gustav Pastor, a local real estate dealer and farmer, sold this parcel to John Shankula (also

known as Johann Schankula) in 1922. Gustav Pastor was born in Berlin, Germany in 1868 and

immigrated to the United States with his wife Christine in 1900. The pair came to Colorado in 1901

and in 1918 were residing on a farm north of Fort Collins. Gustav and Christine were active in the

Plymouth Congregational Church and had eight children together. Gustav passed in 1950 and

Christine in 1956; they are buried together at Fort Collins’ Grandview Cemetery.

John Shankula (or Johann Schankula) was born in Romania in 1888 and immigrated to the

United States in 1906. He married Anna May Magee in Laramie in 1922 and the pair had three

children together: James, Roy, and Robert. While living in Fort Collins, John worked as a fruit

farmer, growing cherries on his property. Historic aerial imagery shows a concentration of trees to

the east of the residence and at the south end of the property. Anna was an active member of the

No. Sixteen Neighborhood Club and hosted many meetings at their residence. By 1938, the

Shankulas were living in Arizona and seeking to rent or sell their property in Fort Collins. While in

Arizona, John worked as a custodian for Phoenix City Schools. John passed in 1960 and Anna

passed in 1967.
In 1946, the property sold to Lowell and Lillian Hodges. Lowell had been born in lowa in 1904

and Lillian, the daughter of Danish immigrants, was born in Colorado in 1906. The pair married in

Greeley in 1923 and had three children together: Shirley, Lucille, and Vernon. Lowell worked many

jobs throughout his life; the 1930 census notes his occupation as a machinist, in 1940, a filling

station attendant, and in 1950, a custodian at Colorado A & M (now Colorado State University).

Although Lowell worked outside the home, he likely maintained the cherry orchard begun by John

Shankula, historic aerial imagery indicates the cherry orchard remained intact through 1950. Lillian

was a homemaker. Lowell passed in 1974 and Lillian in 1985; they are buried together at Fort

Collins’ Grandview Cemetery.
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The Hodges sold the property to Andy and Hazel (Frey) Anderson in 1950. Andy had been

born in New Mexico in 1896. Hazel Frey was born in Fort Collins in 1904 and attended school at

Stout, now covered by Horsetooth Reservoir. The pair married in 1921 in Fort Collins. Andy was a

veteran of WWI, served as vice-commander for the local Disabled American Veterans post, and

worked as a laborer and farmer. Both Andy and Hazel were members of the Seventh-Day Adventist

Church. Hazel passed at their home in 1964. Andy continued to own the property until 1976, when
he sold to Dwight and Velna Blood. Andy passed in 1978.

Dwight and Velna Blood owned the site through 1984, when they sold to Lloyd and Jeannie

Thomas Jr. In 2013, the property was purchased by Hull Street 1925 LLC, who subsequently sold

to Strategic Management LLC in 2021. Strategic Management LLC is the owner as of September
2022.

36. Sources of information:

Carl and Karen McWilliams, “Agriculture in the Fort Collins Urban Growth Area 1862-1993.” Historic
Context and Survey Report, 1995.

Historic Aerial Imagery, 1950. Fort Collins Historic Preservation Services Office, accessed 10/10/2022.

“Post World War | Urban Growth, 1919-1941.” Fort Collins History and Architecture. Electronic resource.
https://history.fcgov.com/contexts/post, accessed 8/24/2022.

The Coloradoan [Fort Collins, Colorado]

“Agreement Sale & Purchase.” Coloradoan, November 8, 1922.
“Anderson.” Coloradoan, February 22, 1978.
“Cherries.” Coloradoan, July 13, 1939.

“D. A. V. Convention News.” Coloradoan May 8, 1929
“Gustav Pastor, 81, Called by Death.” Coloradoan, March 20, 1950.
“Johann Shankula.” The Arizona Republic, September 16, 1960.

“Lowell Hodges.” Coloradoan, February 17, 1974.

“Mrs. C. Pastor, 81, Expires in Denver.” Coloradoan, February 20, 1956.

“Mrs. Hazel Anderson Dies here at Age 59.” Coloradoan, January 28, 1964.
“Shankula.” The Arizona Republic, June 1, 1967.

VI.

Significance

37. Local landmark designation: Yes [ No Date of designation: N/A
Designating authority: N/A
38. Applicable Eligibility Criteria:

National Fort Collins
Register Register

A, 1. Associated with events that have made a significant contribution to the broad
pattern of our history;
U B. O 2. Associated with the lives of persons significant in our past;
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cC. X3. Embodies the distinctive characteristics of a type, period, or method of
construction, or represents the work of a master, or that possess high artistic
values, or represents a significant and distinguishable entity whose
components may lack individual distinction; or

O D. 4. Has yielded, or may be likely to yield, information important in history or
prehistory.

Qualifies under Criteria Considerations A through G (see Manual)

[J Does not meet any of the above criteria
Needs additional research under standards: [ A/1 1 B/2 O C/3 1 D/4

39. Area(s) of significance: Architecture

40. Period of significance: 1922-1972

The site is recommended eligible as a rare remaining example of 1920s vernacular architecture, as

such, the period of significance begins at its date of construction and extends through 1972, fifty years

prior to this documentation.

41. Level of significance: National ] State [ Local

42. Statement of significance:

The site has been evaluated for eligibility against the National Register of Historic Places

(NRHP) Criteria. The site is found to lack association with events that have made significant

contribution to the broad patterns of our history under Criterion A. A deed search found no association

with historically significant persons under Criterion B. The site does not represent significant

characteristics of a type, period, or method of construction under Criterion C, and is unlikely to yield

important information in reference to research questions under Criterion D. This site is recommended

not eligible for inclusion on the NRHP.

This site has also been evaluated against the City of Fort Collins Significance Standards.

Although the site is significant under Standard 1 for its association with agriculture in Fort Collins, it

lacks sufficient integrity to convey this association. Specifically, the removal of cherry trees and

outbuildings from the property has impacted the ability of the site to convey its connection to the

historic fruit growing industry in Fort Collins. The site is not eligible for local landmark status under

Standard 1. The site is not associated with a proprietor, founder, or significant employee of a local

business or any other locally significant persons under Standard 2.

Under Standard 3, the site is significant as a rare remaining example of a 1920s vernacular

residence in a semi-rural setting. Members of the working- and middle-classes in Fort Collins did not

construct many “high-style” examples of architectural trends. Although the residence cannot be

defined by a specific architectural style, its design does convey an important aspect of Fort Collins

history and the time period in which it was constructed. In addition, vernacular agricultural residences

are exceedingly rare in southwest Fort Collins. Historic aerial images depict the encroachment of

residential subdivisions on farm and ranch properties in this part of Fort Collins through the 1970s and

1980s; by 1999, residential suburbs and modern development surround the property to the north,

south, east, and west. Although a few semi-rural properties are located immediately to the west, most

now support 1950s/1960s ranch-style or modern residences. As noted by McWilliams and
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43.

McWilliams, “During the last forty years, an astounding number of agricultural buildings have been

removed, with only a small percentage remaining. Hence, each of those that do remain accrue

additional significance.” The site does not have archaeological significance and is not eligible for local

landmark status under Standard 4.

Assessment of historic physical integrity related to significance:

Integrity is the ability of a property to convey its significance and historic associations, if a

property has been altered and is no longer able to convey its connections to the past, it cannot be

eligible for listing on the NRHP. As a semi-rural, vernacular, and agricultural property, essential

physical characteristics include the physical appearance of the residence, location within a semi-rural

setting, and the presence of outbuildings.

Integrity is evaluated through seven aspects: location, design, setting, materials, workmanship,

feeling, and association. The site retains integrity of location, design, workmanship, feeling, and

association. Integrity of materials is impacted slightly by the addition of modern vinyl windows on the

west elevation and a modern door on the south elevation; the original size and shape of the openings

are retained as is the one-over-one lite configuration of their historic counterparts. Integrity of setting

has been impacted by the demolition of several outbuildings, removal of historic cherry trees, and

nearby modern residential development. The property’s connection to Fort Collins’ historic fruit

growing industry has been severed by the removal of fruit-related outbuildings and cherry trees.

Although the specific connection to the fruit growing industry has been impacted, the property is still

able to clearly convey its early twentieth century semi-rural, vernacular construction through the

residence's plain finishes, remaining outbuildings, and retention of the original 4.9-acre lot. The site

retains sufficient integrity to convey its historic architectural associations.

VII. National and Fort Collins Register Eligibility Assessment

44.

45.

46.

Eligibility field assessment:
National:
Eligible [ Not Eligible Need Data [
Fort Collins:
Eligible Not Eligible [J Need Data [
Is there district potential? Yes [ No

Discuss: A historic district has not been predefined and cannot be readily identified due to

surrounding modern development.

If there is district potential, is this building: Contributing ] Non-contributing [
If the building is in existing district, is it: ~ Contributing [ Noncontributing U]

VIIl. Recording Information

47.
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Photograph numbers: 635-657

Negatives filed at: Metcalf Lakewood Office
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48. Report title: N/A

49. Date(s): September 2022

50. Recorder(s): Rebekah Schields

51. Organization: Metcalf Archaeological Consultants, Inc.

52. Address: 11495 West 8™ Avenue, Suite 104, Lakewood, CO 80215
53. Phone number(s): 303-425-4507

NOTE: Please include a sketch map, a photocopy of the USGS quad map indicating resource location, and
photographs.

History Colorado - Office of Archaeology & Historic Preservation
1200 Broadway, Denver, CO 80203 (303) 866-3395
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Site Photos and Maps
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Figure 1: Site overview, view southeast (Image #657, RLS 8/23/2022).

Figure 2: Feature 1, north elevation, view south (Image #635, RLS 8/23/2022).
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Figure 3: Feature 1, east and north elevations, view southwest (Image #636, RLS 8/23/2022).

Figure 4: Feature 1, south and east elevations, view northwest (Image #637, RLS 8/23/2022).
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Figure 5: Feature 1, west and south elevations, view northeast (Image #638, RLS 8/23/2022).

Figure 6: Feature 1, west elevation, view east (Image #639, RLS 8/23/2022).
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Figure 7: Feature 2, south and east elevations, view northwest (Image #634, RLS 8/23/2022).

Figure 8: Feature 2, north and west elevations, view southeast (Image #345, RLS 8/23/2022).
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Figure 9: Feature 3, south elevation, view north (Image #647, RLS 8/23/2022).

Figure 10: Feature 3, east and north elevations, view southwest (Image #649, RLS 8/23/2022).
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Figure 11: Feature 3, west and south elevations, view northeast (Image #651, RLS 8/23/2022).

Figure 12: Feature 4, south and east elevations, view northwest (Image #652, RLS 8/23/2022).
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Figure 13: Feature 4, west and south elevations, view northeast (Image #654, RLS 8/23/2022).

Figure 14: Feature 4, east and north elevations, view southwest (Image #653, RLS 8/23/2022).
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Notice of Appeal

Filed by James Sack
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NOTICE OF APPEAL FOR CITY CLERK’S

} - ’ . ) USE ONLY:
Action Being Appealed: [Go | 5 JaZ$ HULL ST HISTeRICAL LAMSL
[

PMON ELi st es Ty DATE FLED{ - 70D D
Date of Action: IZ/ 14 /zazz, Decision Maker: A/ /ST2/21C (hesenun ron) INITIALS: %{,

Cpmm 1 557/ 6end
Appellant/Appellant Representative (if more than one appellant): '

Name: JAM&'; g AC/L Phone #: q 70s 21 767 703‘“

Address: 7 Fig™ yhasSicic §T Email: 5Am€ S, Sm(/k»@ cbveal F/‘.Cm;_T

Coccms Co §052Cp
R 'INSTRUCTIONS

For each aflegation marked below, attach a separate summary of the facis contained in the record which
support the allegation of no more than two pages, Times New Roman 12-point font. Please restate allegation
at top of first page of each summary.

2z

GROUNDS FOR APPEAL

Failure to properly interpret and apply relevant provisions of the City Code, the Land Use Code, and Charter.
List relevant Code and/or Charter provision(s} here, by specific Section and subsection/

subparagraph: . . _ i _ faudaids ‘—g;r =/ Shil)
ATy ConE M -Z22 Standadds 9
/ je-2.73 Vrscess 4o r ‘)ei’ﬂ/m:'m'qj g/fﬁ,jy,/,-y
Seetion Z.U.T OF THE [ pnrs USE CodE
e ciaprere 191

The Decision Maker committed one (1) or more of the following errors (check all that appiy):

Failure to conduct a fair hearing in that:

D {a) The Beard, Commission, or other Decision Maker exceeded its authority or jurisdiction as contained in
the Code or Charter. [New evidence nof alfowed)]

(b) The Board, Commission or other Decision Maker substantially ignored its previously established rules of
procedure. [New evidence not allowed]

{c) The Board, Commission or other Decision Maker considered evidence relevant to its findings which was
substantially false or grossiy misleading. [New evidence allowed]

D {d)} The Board, Commission or other Decision Maker improperly failed o receive all relevant evidence offered
by the appellant. [New evidence allowed]

D {e) The Board, Commission or other Decision Maker was biased against the appellant by reason of a conflict
of interest or other close business, personal or social relationship that interfered with the Decision Maker's
independence of judgment. [New evidence allowed)

SRR NEW EVIDENCE _ . R S N
All new evidence the appellant wishes Council to consider at the hearing on the appeal must be
submitted to the City Clerk within seven (7} calendar days after the deadline for filing a Notice of Appeal
and must be clearly marked as new evidence. No new evidence will be received at the hearing in support of
these allegations unless it is subrnitted to the City Clerk by the deadline (7 days after the deadline to file appeal)
or offered in response to questions posed by Councilmembers at the hearing.

Form updated 4/22/2020
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APPELLANTS

Parﬁes—in ini‘ereSt ha\?e-th:e' r'i'ghf't' file ana

ce The appllcant
. Anyone who owns or occuples the

e ACily Counmlmember

Name: /

Tames  Sack

Address:

2945 ﬂ;r\g‘gic,ic ST, ForT Coti i K632,

Describe how you qualify as a party-in-interest:

T submiHeld o Houn Covmments 12 €

by skl

Signature: Date:
Name: Email:
Address: Phone #:
Describe how you qualify as a party-in-interest:

Signature: Date:
Name: Email:
Address: Phone #:

Describe how you qualify as a party-in-interest:

ATTACH ADDITIONAL SIGNATURE SHEETS AS NECESSARY

Form updated 4/22/2020
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Appeal Letter for 1901 & 1925 Hull St Historical Landmark Non Eligibility
December 27, 2022

Fort Collins City Council Members: Kelly Ohlson Emily Francis, Jeni Arndt, Susan Gutowsky, Julie Pignataro,
Shirley Peel, Tricia Canonico

City Hall
300 Laporte Ave
Fort Collins CO 80521

RE: Notice of Appeal for 1901 & 1925 Hull Street Historical Preservation Commission Non Eligibility Status
Dear City of Fort Collins Councilmembers,

This appeal is made by myself, James Sack, with the support of neighbors in the Silverplume, Cedar Village, West
Swallow, and Rossborough neighborhoods. This written notice of appeal is filed within the required 14 calendar
days following the decision dated Dec. 14, 2022, in accordance with Municipal Code.

I am appealing the decision by the Historical Preservation Commission to make ineligible this property for
landmark designation, based on the following grounds:
1) Failure to properly interpret and apply relevant provisions of the City Code, the Land Use Code, and
Charter.
2) Failure to conduct a fair hearing in that:
o The Board, Commission, or other Decision Maker substantially ignored its previously established
rules of procedure.
+ The Board, Commission, or other Decision Maker considered evidence relevant to its findings
which was substantially false or grossly misleading.
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1901 & 1925 Hull St Historic Preservation Commission (HPC) Appeal Justification Ftem 1
Failure to Properly Interpret & Apply Relevant Provisions of City Code, LUC, Charter :

The official determination by the HPC to not make eligible this property for historical, landmark status violates
multiple sections of the Land Use Code (LUC) and Municipal City Code, as well as HPC’s charter.

Chapter 14 Article I, Sec. 14.1, (City of Fort Collins Landmark Eligibility) states;

It is hereby declared as a matter of public policy that the protection, enhancement and perpetuation of sites,
structures, objects and districts of historic, architectural, archeological, 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.

Sec. 14-31 states: Staff shall review applications for Fort Collins landmark designation to determine whether the
listed resource(s) satisfies the eligibility criteria contained in_§ 14-22.

And in an October 14, 2022 letter to the landowner and developer, Jim Bertolini, Senior Historic Preservation
Planner, wrote, in a Statement of Eligibility, “This property is eligible for designation as a Fort Collins Landmark
based on the eligibility standards in Municipal Code 14, Article II and is a “historic resource” under the City’s
Municipal and Land Use Codes.”

In a nutshell, both an independent consultant and city staff came to the same overall conclusion, that of historic
preservation for this property. Under City of Fort Collins Land Use Code 3.4.7, any development proposal requires
identification of possible historic resources on or near the site, and then a determination of eligibility is made by
city staff, in conjunction with a third-party historical consultant. By using Standards for eligibility, under Chapter
14, Article 2 (14.22) of the Municipal Code, city staff found that both sets of standards were met, Integrity and
Significance, in determining that these two structures were examples of historical significance for an agriculture-
related farmhouse in North Fossil Creek/Upper Spring Creek area.

The HPC did not take into consideration the extremely low number of surviving, eligible historic properties in this
southwest quadrant of the city, as pointed out by city staff and reiterated by Ms. Shields. Here is the excerpt from
city staff, pertaining to this issue:

The larger local context on agricultural development in this area is related to the North Fossil Creek area, which
included farms along Taft Hill Road south of preseni-day Prospect Road to Horsetooth Road, and farms along
present-day Shields Street from the New Mercer Ditch to Horsetooth Road. In a 1950 aerial photograph, staff
identified at least 30 farms in this area that would reasonably be associated primarily with the uppers of Spring
Creek. Of those that appeared in 1950, only thirteen (13} survive and based on available records, only 6 appear to
retain enough historic integrity to be potentially eligible as examples of early agricultural development in the
region. Those six properties appear to be:

0 2825-2917 S. Taft Hill Road, 1889 house, 1926 barn, significant number of outbuildings
0 3226 S. Shields, Cunningham Farmi939

o 1901 Hull Streef, Hull House, ¢.1924

o 1925 Hull Street, Shankula House, ¢. 1924

o 2010 Hull Street, 1933

0 2034 S. Taft Hill Road, 1889

Of the six remaining properties identified by city staff, three are located in the targeted development plan, and the
surrounding land around 2034 S Taft Hill Rd is currently under development. That leaves two properties total,
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Z7825-2917 S. Taft Hill Road and 3226 S Shields, with city staff noting that 3226 S Shields has also been partially
sold off/developed. In the Dec. 14 appeal, Mr. Knierim noted that other properties could potentially be singled out
down the road as potential candidates for historic preservation, saying, “...there are better examples than this
property. There just have to be.” In essence, the Historic Preservation Commission is putting ALL of its hopes
into the last remaining intact eligible property, 2825-2917 Taft Hill Road, as identified by city staff. Thisis
extremely short-sighted and goes against the land use code and municipal code of the City of Fort Collins.

The objection of the citizens of Fort Collins should be that the Historic Preservation Commission’s rushed decision
in one short meeting session (with total discussion under 30 minutes), where most of the members clearly had not
researched or given thought to this subject, flippantly went against both an independent, professional, historical
consultant AND City of Fort Collins staff, including Jim Bertolini, Senior Historic Preservation Planner and Becca
Shields, architectural historian. The culmination of days and weeks of research, interviews, and site visits was
negated by a quick, uninformed, disinterested reaction from the HPC.

One of the main arguments from Mr. Rose, ‘that so much is unknown about this property’ is just plain silly and
lazy. City staff and the architectural historian presented plenty of background about the original owners of 1901
and 1925 Hull, inchuding a narrative about Gustav Pastor’s immigration to the U.S. from Berlin, Germany in 1900,
his subdivision into 10 large plots in 1924, one of which was purchased by John and Ruth Hull. A full-length
Express Courier article from Oct. 25, 1925 describes Mr. Hull’s challenges and successes as a veteran after WWI,
pertaining to his and Ruth’s ability to turn 4 acres into a productive agricultural endeavor. A farmhouse, in the
vernacular style, was constructed in 1925, along with chicken coops, loafing sheds, barns, and other outbuildings.
We know the names of the subsequent owners of this property, we know the agricultural uses that were applied to
the property, and we know from genealogical records the Hulls family background.

LT

Mr. Rose went on to say that, “these homes were modified in a pretty clumsy way”, “there were multiple intrusions
of additions that prevent them from being classified as simple farmhouses” and that they “don’t reflect either
significance or integrity.” Bonnie Gibson said, “These aren’t the kinds of structures that we should go after” and
“We're not willing to die on a hill for these properties.”

As is astutely pointed out in City staff’s findings regarding this mid 1920’s vernacular farmhouse semi-rural
architectural style, “Members of the working- and middle-classes in Fort Collins did not construct many “high-
style” examples of architectural trends.” For Mr. Rose and the other HPC members to predicate their argument on
‘unknowns’ and a desire to magically conjure up Victorian or Queen Anne Georgian or Gothic Revival
architecture in pre-modern Fort Collins smacks of aloofness and snobbery. One of two or three last remaining
examples of early 1900’s vernacular farmhouses, on its original land, in a quarter of the city with zero historical
landmarks, has been slated for demolishing. What an affront to the City’s history preservation codes,
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1901 & 1925 Hull St Historic Preservation Commission (HPC) Appeal Justification {tem 2:
The Commission Substantially Ignored Its Previously Established Rules of Procedure

The City of Fort Collins’ Historical Preservation charter and purpose, reads;

Historic preservation is a community-led process of preserving places that reflect the history and culture of a
community. Whether it is the home of an important civic, artistic, or social leader, an outstunding example of
architecture or building construction, a park that has served a neighborhood for a century, or a reflection of past
technology or community development, the places around us speak fo our ancestors and connect us (0 the unique
identity that makes Fort Collins what it is today. Fort Collins preserves its important places because they:

o Connect residents to the history and culture of their community,
o Conserve building materials and reduce construction waste.
e Support sustainable economic development goals.

The vast majority of the meager 30 minutes of discussion, spent in the Dec. 14 appeal meeting, focused on the
architectural integrity and design of one of these houses, rather than the City of Fort Collins Historical Preservation
main tenets, that of connecting its residents to history and supporting sustainable economic goals.

First, supporting sustainable economic development goals was not even touched on in this meeting and most likely
not considered at all. These properties on the former Hull farmstead, sit strategically adjacent to the platted
greenbelt trail spur off of Spring Creek Trail. Preserving both this land and the buildings accomplishes two of the
city’s three goals; support sustainable economic development goals along a walking/biking trail (Coy Hoffman
Farmstead is one example of this) AND connect residents to the history and culture of our community, by
remembering the cherry and fruit orchards that were the impetus for Colorado State University and the agricultural
and economic growth through the twentieth century in Northern Colorado.

Second, connecting residents to the history and culture of their community is being entirely ignored by the HPC. In
the Dec. 14 appeal meeting, city staff was asked how many other current National and/or City of Fort Collins
historical preservation sites there were in the southwest quadrant of the city. After checking, he noted that there
were none. Zero!

Among some of the more noted historically significant properties in town, Harmony School, Preston Farm, Gill-
Nelson Farm are all listed in the city’s southeast quadrant. Jessup Farm, Nelson Milkhouse, Plummer School, Tres
Colonias neighborhood, and Johnson Farm are listed in the northeast quadrant. Grandview Cemetery, Maxwell
House, Empire Grange Hall are listed in the northwest quadrant. And of course the College corridor heading north
into Old Town has the lion’s share of historically designated properties.

How can every other quadrant of the city have multiple historically-designated properties, while the southwest
quadrant has none, and will continue to have none if this decision stands? An inequitable disservice is being
carried out by the Historical Preservation Commission by siding with the developer in this case.

While Northern Colorado’s past sugar beet industry has seen its share of attention, the region’s fruit orchard
history is just as impressive. By 1920, Colorado had four established fruit districts, and the Loveland-Berthoud-
Fort Collins region had an enormous explosion of pie cherry tree planting underway. The Hull Family had a
cherry orchard at roughly the same time as peak cherry production took place, in 1928, 1929, and 1930, and those
orchards stretched throughout the Northern Fossil Creek and Spring Creek watersheds. Tart cherries, used in pies,
were selected for their cold hardiness needed to survive the harsher conditions of the northern Front Range. “In
1888, Montmorency and Morella sour cherry orchards covered 10,000 acres in Loveland alone, and Spring Glade
Orchard was the largest cherry orchard west of the Mississippi River.
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Reporter-Herald fife photo
The Spring Glade Cherry Orchard of Loveland was called the largest in the world in the
Aug. 23, 1928, “Golden Anniversary of Loveland Edition” of the Reporter-Herald.

Colorado’s Fruit Growing History Historic Context of Orchards first edition Prepared for the State Historical
Fund Project Number #2018-M1-020 Prepared by Jude & Adalyn Schuenemeyer, CoDirectors Montezuma
Orchard Restoration Project POB 1556 Cortez, Colorado 81321

Fruit growing in northern Colorado owes its beginning and development to two outstanding pioneers, Joseph S.
McClelland and Charles Pennock. Establishing a homestead south of Fort Collins in 1873 (at the present site of
Fossil Creek Nurseries), McClelland planted the region's first commercial orchard in 1876. He then gradually
increased his planting to over 100 acres, raising over 165 kinds of apples. Growing a variety of fruit, nut and shade
trees, McClelland's orchard became a testing ground for fruit growing in northern Colorado. 1 A civil war veteran,
McClelland was president of the State Horticultural Society, served as a member of the State Board of Agriculture,
and was also greatly interested in agricultural education. McClelland's son, Henri, acquired an early interest in the
orchard and succeeded his father as owner/operator, continuing in that capacity until his death in Henrietta (Marsh)
McClelland Joseph McClelland Agriculture in the Fort Collins Urban Growth Area 1862 - 1994 page 80 1947,
Henri's daughter Irene, and her husband, Herbert S. Norlin, became active in running the orchard prior to Henri's
death. The Norlin's added new trees and conducted research experiments in insect and disease control of the trees.
In the 1970s and '80s, apple and cherry trees gave way to space for nursery stock and landscape materials, and the
emphasis on fruit sales declined. 2 Charles and Lydia Pennock homesteaded south of Bellvue in the early 1880s,
and soon established the Pennock Nursery and Seed Company. The Pennock’s planted their {irst orchard in 1889,
and began to experiment by planting specimens of different varieties of the same fruit. An active horticulturist,
Pennock developed such varieties as the Rocky Mountain cherry and produced a plum/cherry hybrid. In the mid-
1920s, Pennock was credited with having grown and tested more horticultural varieties of fruits than any other
Colorado grower

Also prior to 1900, O.D. Shields of Loveland pioneered the growing of cherry and other fruit trees in the Big
Thompson Valley. On a county-wide basis, though, the fruit industry did not really begin to take hold until the
1910s. It then developed rapidly in the 1920s, before falling on hard times during the depression. Cherry trees were
particularly adaptable to the region's climate. They could grow much of the year without benefit of irrigation,
however, when the trees began fruiting, they did need water to keep them in profitable production. For a time, sour
cherries were shipped to pie bakeries in Kansas 5 City and Chicago. In about 1930, though, a canning factory was
built north of Fort Collins, just east of Terry Lake. One of Fort Colling' better known fruit orchards was located at
the present site of the Fort Collins Country Club. Appropriately named Cherryhurst, it was purchased in 1930 by
Archer and Agnes Wright Spring.

The HPC, seemingly unprepared for this meeting, with a large amount of indecision and apathy, chose to ignore
the third party architectural historian, city staff, city code, AND the bigger picture of untold history.
Commissioners stated, “...there are better examples than this property. There just have to be.” and have opted to
put all of their eggs into one basket with 2825-2917 Taft Hill Road. Put into context, 1901 and 1925 Hull Street
historical significance was discussed at the end of a 4 2 hour meeting, with 30 minutes of disheveled and awkward
interactions by a board of commissioners.
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1901 & 1925 Hull St Historic Preservation Commission (HPC) Appeal Justification Item 3:
The Commission Considered Evidence Relevant To Its Findings Which Was False

In the Dec. 14 Appeal, the developer mentioned numerous times that 1901 Hull should not be considered eligible
for historic preservation because alterations have been made to the home over the years. Further, he ostracized and
ridiculed the architecture as ‘vernacular’, and of no real architectural significance. And in the aforementioned Item
1 summary, Commissioners Rose and Gibson based much of their appeals on the non-importance of simple,
altered farmhouses with no real “historical significance.”

Yet, this contradicts what the city and commission found when evaluating the Tres Colonias neighborhood before
it was eventually designated as historically significant back in 2004. Adam Thomas and Timothy Smith of SWCA
Environmental Consultants, said in the city’s analysis in April 2004 on page 26 (of 130},

“The results of the inventory and contexts indicate that these neighborhoods remained architecturally and
culturally intact until the mid-1970s, when urban renewal efforts altered much of Buckingham, Andersonville,
and Alta Vista.

This historical circumstance resulted in two situations affecting the survey methodology:

1. The neighborhoods are not well represented in the historical record. They never appear on Sanborn Fire
Insurance Muaps, and residents are not listed in city directories until the mid 1930s — and even then are inaccurate.
Moreover, residents either did not understand their obligation to record property transactions with the Larimer
County Clerk or were unwilling to do so. As a resull, three of the most important sources available to historians —
Sanborn maps, city directories, and recorded land transactions ~ are of little use. Fortunately, oral histories and
memories of longtime residents help fill those gaps.

2. Most structures are vernacular in architectural style. That is to say, architects did not design these structures
and master builders did not construct them. Instead, they reflect the traditions, values, and economic realities of
the people who inhabited them. Evaluating vernacular architecture requires shifiing criteria from style to form.
Movreover, one must redefine the terms of integrity; numerous additions and accretions (o vernacular siructures
are, in fact, part of their definition. These structures grow organically with need and financial ability. Because the
significance of these properties would be difficult to determine on the basis of individual histories or architectural
merit, the historical contexts were completed before survey work commenced. These contexts provided the “bigger
picture” through which fo evaluate these properties.

In summation, the Tres Colonias neighborhoods of Buckingham (built 1902-1953), Andersonville (built 1903-
1953), and Alta Vista (built 1905-1953) may not have had their homes and businesses designed by fancy and
renowned architects from Chicago, St. Louis, or New York, but both the Fort Collins City staff, commission, and
consultants in 2004 looked beyond that. They looked at the ‘bigger picture’, as is REQUIRED by the city code,
and recognized that simple vernacular architecture is only one tenet of history, and that oral history, land,
memories, and culture are all contributing factors in connecting our present day with the past.

Simply put, this decision means that one part of the city’s history was treated one way in 2004, and now is being
treated in an entirely different way in 2022,

As for the developer’s reasoning behind bulldozing these two farmhouses, the argument made at 3:18:20 goes
against a number of historical projects that the City of Fort Collins has successfully accomplished. Mr. Catrell
says, ‘... the existing zoning and city plans for the arca will eventually eliminate any remaining rural nature, to the
point that the two structures are going to look out of place, leaving future people asking, why are these still here?’

This is absolutely false and should have been called out, instead of being agreed to by Commissioner Dunn. For
example, Nelson Milkhouse, part of Spencer Park, is situated on less than half an acre, on the comer of Swallow
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ana Lemay. It was once a 240 acre dairy farm that is now surrounded on two sides by Swallow and Lemay, by a
credit union a few hundred feet to the west, and Parkview Dr single detached homes less than 100 feet to the south.
It is a shining star as far as historical preservation goes, and is arguably one of the crown jewels in the City’s
efforts to save our history. [t is preposterous to say that a property of historical significance and integrity cannot be
melded together with surrounding neighborhoods of varying age and styles.

The third party consultant summarized how this property met the first requirement, significance, and city staff
agreed:

Under Standard 3, the site is significant as a rare vemaining example of a 1920s vernacular residence in a semi-
rural setting. Members of the working- and middle-classes in Fort Collins did - 2 - not construct many “high-
style” examples of architectural trends. Although the residence cannot be defined by a specific architectural style,
its design does convey an important aspect of Fort Collins history and the time period in which it was consiructed,
In addition, vernacular agricultural residences are exceedingly rare in southwest Fort Collins.

Likewise, this same consultant summarized how the Hull Family property met the second necessary element,
integrify;

Integrity is the ability of a property to convey iis significance and historic associations. If a property has been
altered and is no longer able 1o convey ifs connections to the past, it cannot be eligible for listing on the NRHP. As
a semi-rural, vernacular, and agricultural property, essential physical characteristics include the physical
appearance of the residence, location within a semirural setting, and the presence of outbuildings. Integrity is
evaluated through seven aspects: location, design, setting, materials, workmanship, feeling, and association. The
site retains integrity of location. Integrity of design is refained through the original footprint, massing, and door
and window openings. Integrity of setting has been impacted by the removal of multiple outbuildings and the
encroachment of modern development. Although setting has been impacted in this way, one outbuilding remains
and the property retains its original lot of 3.6 acres. Integrity of materials has been slightly impacted by the
addition of some modern windows and doors and the addition of metal sheeting to the roof. The residence does
retain some original windows and doors, and the roof retains its original configuration although the exterior
cladding has been altered. Integrity of workmanship is retained through the plain finishes of vernacular
construction. Integrity of feeling and association have been impacted slightly by the removal of outbuildings and
modern development, but the residence and single outbuilding are still able to clearly convey their early iwentieth
century construction and agricultural association. The site retains sufficient integrity to convey its historic
associaions.

Staff agreed, in the official Determination Letter on October 14, 2022, with the consultant’s conclusions, noting,
“the primary farmhouse’s historic integrity related to Standard 3, Design/Construction as a strong example of’
vernacular farmhouse architecture.”
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Item 18.

Jim Bertolini

From: Sack, James <james.sack@cbrealty.com>

Sent: Friday, February 3, 2023 2:47 PM

To: Jim Bertolini

Subject: [EXTERNAL] Fw: 1901 Hull St Development Review sign

Best regards,

JAMES SACK, REALTORe
Coldwell Banker Realty
Agent License:
#FA.100086209

1109 Oak Park Drive | Fort
Collins, CO 80525

C. 970.217.9705 | O.
970.223.6500
james.sack@cbrealty.com
www.JamesSack.com
Instagram | YouTube | Blog |
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WIRE FRAUD IS REAL.
Before wiring any
money, call the intended
recipient at a number
you know is valid to
confirm the instructions.
Additionally, please note
that the sender does not
have authority to bind a
party to a real estate
contract via written or
verbal communication.
Real estate agents are
independent contractor
sales associates, not
employees. Owned by a
subsidiary of NRT

-

COLDWELL
BANKER

From: Development Review Comments <devreviewcomments@fcgov.com>

Sent: Thursday, December 15, 2022 2:42 PM

To: Sack, James <james.sack@cbrealty.com>; Historic Preservation <preservation@fcgov.com>
Subject: Re: 1901 Hull St Development Review sign

That would make more sense! | have copied them on this email for you
Have a good one

Em

From: Sack, James <james.sack@cbrealty.com>

Sent: Thursday, December 15, 2022 9:40 PM

To: Development Review Comments <devreviewcomments@fcgov.com>

Subject: [EXTERNAL] Re: 1901 Hull St Development Review sign

Thank you, Em, for digging deeper. | took a closer look this morning, and turns out that it is a historical
review. | will reach out to the department to see what this is all about.

Best regards,
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JAMES SACK, REALTORe
Coldwell Banker Realty
Agent License:
#FA.100086209

1109 Oak Park Drive | Fort
Collins, CO 80525

y C.970.217.9705 | O.
970.223.6500
james.sack@cbrealty.com
www.JamesSack.com
Instagram | YouTube | Blog |

WIRE FRAUD IS REAL.
Before wiring any
money, call the intended
recipient at a number
you know is valid to
confirm the instructions.
Additionally, please note
that the sender does not
have authority to bind a
party to a real estate
contract via written or
verbal communication.
Real estate agents are
independent contractor
sales associates, not
employees. Owned by a
subsidiary of NRT

—

COLDWELL
BANKER

From: Development Review Comments <devreviewcomments@fcgov.com>
Sent: Thursday, December 15, 2022 11:23 AM

To: Sack, James <james.sack@cbrealty.com>

Subject: Re: 1901 Hull St Development Review sign
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Hi again,

| found two proposals which may match your query. Please see below. If you find out the sign number we can
keep looking as well!

e PDR220005 - Residences at 1839 Hyline Drive: www.fcgov.com/developmentreview/files/design-
reviews/1657306692-2022 0727 PreliminaryDesignReviewPacket.pdf?1657306685

e CDR220011 - 1839 Hyline Dr Residential Development: www.fcgov.com/developmentreview/files/design-
reviews/1644354403-10.15 Februaryl0 1839HylineDr website.pdf?1644354395

Thanks

Em

From: Sack, James <james.sack@cbrealty.com>

Sent: Wednesday, December 14, 2022 4:43 AM

To: Development Review Comments <devreviewcomments@fcgov.com>
Subject: [EXTERNAL] 1901 Hull St Development Review sign

Hello, could you please tell me what the proposal currently is regarding the yellow Development Review sign
at the end of Hull St, next to 1901 Hull St? Thank you.

Best regards,

. JAMES SACK, REALTOR®
Coldwell Banker Realty
Agent License:
#FA.100086209

' 1109 Oak Park Drive | Fort
Collins, CO 80525

y C.970.217.9705 | O.
970.223.6500
james.sack@cbrealty.com
www.JamesSack.com
Instagram | YouTube | Blog |
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COLDWELL
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BANKER

WIRE FRAUD IS REAL.
Before wiring any
money, call the intended
recipient at a number
you know is valid to
confirm the instructions.
Additionally, please note
that the sender does not
have authority to bind a
party to a real estate
contract via written or
verbal communication.
Real estate agents are
independent contractor
sales associates, not
employees. Owned by a
subsidiary of NRT

By

—
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HISTORIC PRESERVATION COMMISSION
CITY OF FORT COLLINS
Held DECEMBER 14, 2022
300 Laporte Avenue
Fort Collins, Colorado

In the Matter of:

1901 & 1925 HULL STREET — APPEAL OF DETERMINATION OF ELIGIBILITY

Board Members Present:

Kurt Knierim, Chair
Jim Rose, Vice Chair

Anne Nelsen
Meg Dunn
Eric Guenther
Jenna Edwards
Bonnie Gibson
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Staff Members Present:

Brad Yatabe

Jim Bertolini
Maren Bzdek

Yani Jones
Melissa Matsunaka
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CHAIR KURT KNIERIM: Alright, welcome back to the December 14", 2022 hearing of the
Historic Preservation Commission. Before we move on to discussion agenda item number eight, are there
any recusals on the Commission? Seeing none, we will move on to discussion agenda item eight, 1901
and 1925 Hull Street, an appeal of determination of eligibility, and we will begin with a staff presentation.

MR. JIM BERTOLINI: Thank you, Mr. Chairman. Jim Bertolini, Senior Historic Preservation
Planner. I’ll be giving the staff report for this item. As mentioned, this is an appeal of staff
determinations of eligibility for the properties at 1901 and 1925 Hull Street. Just showing the location of
this property. This is effectively at the west terminus of Swallow Road, in between that and Taft Hill
Road south of Drake. This is an assemblage...this is in response to a development application and
identification of historic resources on that site.

Zooming in a little bit farther, this shows the two properties in question that are subject to this
appeal this evening, 1901 and 1925 Hull Street. To interpret this aerial photograph just a little bit, the
structures in blue, these are the historic resources that were determined landmark eligible by staff. The
other structures outlined in red are surviving accessory structures based on the significance under standard
three for design and construction. Those outbuildings were not considered part of that eligibility finding.
And then some of the other resources you see on the aerial photograph have been demolished since this
photograph was taken so they are no longer present on the site.

When appeals are brought forward for staff findings of determination, the Commission provides
a...this is a de novo hearing, so the Commission provides a new decision on the eligibility of these
properties. In...just as a procedural recommendation from staff, we are suggesting that you separate your
motions and adopt separate motions for each property; you’re not required to find both eligible or both
not eligible. Your role this evening is to consider evidence regarding significance and integrity of both of
the properties. Those standards are under Municipal Code Chapter 14, Article 2, specifically 14-22.

Your task this evening is to provide a determination of eligibility as an historic resource for the purposes
of Land Use Code 3.4.7, that would...whether you find them eligible or not eligible, that would have an
effect on the development application that precipitated this finding. Your final decision this evening will
be subject to the right of appeal to City Council.

Just a bit about the review timeline. The applicants contacted...or I should say, appellant, in this
circumstance, contacted our office for historic survey on July 12 of this year, and over the course of the
summer and early fall, we completed the historic survey and on October 14" transmitted those findings to
the applicant. In this case, we found that the southernmost property, 1839 Hyline Drive, was not eligible,
and that finding is not being appealed this evening. We also found that 1901 and 1925 Hull Street were
eligible, and those findings are being appealed. And that appeal was received on October 28™ by the
developer. This is just a note about where we are in the process for the Land Use Code review of the
development application, since we’ve received a preliminary development review, which is basically an
advance look at the project. We are at the stage where we are identifying eligible properties on site, and
whether or not there’s a responsibility under the Land Use Code to retain and adaptively reuse them. That
process takes us over to the Municipal Code, because that’s where the standards for landmark eligibility
live, and if you find these eligible, then we go back to the development application and the application is
required to retain and incorporate those resources. If they’re found not eligible, that effectively ends
consideration for this project...historic preservation considerations for this project.

Specifically here, as with all determinations of eligibility, we require two standards...two sets of
standards be met in a linear fashion. So first, is the property significant. In this case, staff found that
these two buildings were significant under design and construction. And, do they have sufficient historic
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integrity to convey that significance. 1901 Hull Street, which is the easternmost property...this was a
farm residence found eligible under standard three for architecture as a significant intact example of an
agricultural related farmhouse in...that should read North Fossil Creek. I do want to note that the historic
survey form that was produced, the contracted historian did recommend this property under standard one
for agriculture. Staff disagreed with that in our determination, and our reasons for that are contained in
the...in your packet. The western farmhouse at 1925 Hull Street had a similar determination of eligibility
as a significant and intact example of a farmhouse on the North Fossil Creek, Upper Spring Creek area.

This just elaborates a little bit more on the history of both of these sites. 1901 Hull Street was
constructed by 1925 by...well, not constructed by Ruth and John Hull...they lived at and farmed on the
site...they are the namesakes for Hull Street. The western property, also known as the Shankula/Hodges
Farm was active through the 1920’s up to the ‘50’s as an agricultural property, mostly as a cherry orchard
production.

And just a little bit about the background history here. There was some interesting history related
to the Hull family farming on that site; however, based on staff’s judgements, and the historic context for
agriculture produced in 1994, staff found that interesting but not significant to local agricultural history,
both for lack of significance, and also the loss of a lot of the outbuildings that were there during the
farm’s operation, including the main barn that you see in that photograph.

So, one of the things staff added to the context for our finding here is just an aerial photograph
from 1950. And there, this is the same photograph on both sides of the image, just different scales. So,
here on the left is zoomed out a little bit more...or I should say zoomed in a little bit more, just showing
these three properties that are part of this development application, these two being subject to the appeal.
On the right, this is just zoomed out a little bit, so this is the same area that’s shown on the left just
showing a larger context of agriculture in this part of town in 1950.

We did have a couple of questions from the work session last week. The notice of appeal
mentioned four properties that do have findings of eligibility. We did add those survey forms, a total of
five survey forms, to your packet for your consideration. Those were for 6824 South College, which had
an intensive survey form, 2500 South Shields that had an intensive survey form, and 2318 Laporte. The
1108 and 1038 West Vine Drive properties were surveyed under a previous version of the Code, so you
have the demolition alteration review correspondence added to your packet. As you can see, there’s
really not a lot of historical information or assessment that was involved in those decisions.

There was also a request to clarify the difference between architectural significance of a
farmhouse versus historical importance for agricultural operations. Again, staff did not find that either
property had particularly significant agricultural history, and fairly typical history of producing locally
important goods for market, nothing that was particularly significant compared to what we would
normally see, nor do they have a particularly intact farmstead. And so, for that reason, staff did not really
find them significant under standard one; however, we did find that both were particularly significant
examples of a farmhouse for this section of Fort Collins. And I would note that, typically, that is what we
ask our historians that do these surveys for us, or when staff does these ourselves, we do tend to localize
the comparative research to either a neighborhood or a more local geographic area than the full geography
of Fort Collins, the entire city.

We have not received any public comments for this project, or for this appeal. I did have an
email exchange with a neighbor in the area just interested in the outcome, but no specific weighing in
either direction on the appeal. So, again, just a reminder on your role here. You’re replacing staff’s
decision with your own this evening as a de novo hearing, and considering evidence about significance
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1  and integrity, whether this meets...whether either or both properties meet those requirements, and
2 providing a new determination of eligibility. That concludes the staff presentation. I will note, I will be
3 here to answer questions. We do also have the historian that completed the survey forms, Ms. Becca
4 Shields from Metcalf Archeology; she’s also present and can answer questions specific to her research
5  process and methodology for review. With that, that concludes the staff presentation and I will hand
6  things over to the appellant.
7 CHAIR KNIERIM: Thank you, Jim. And welcome.
8 MR. ZELL CANTRELL: Thank you. In the interest of time, I did already sign in.
9 CHAIR KNIERIM: Very good.
10 MR. CANTRELL: So, good evening, Chairman and members of the Historic Preservation

11 Commission. My name is Zell Cantrell; I’'m with the True Life Companies, we’re located down in

12 Denver at 1601 19" Street. Before we get too deep into the presentation, I wanted to thank Jim and the

13 Historic Preservation staff. Although the result of the surveys aren’t quite what we were hoping for,

14  they’ve been truly professional in their efforts to convey information to us and help us work through some
15  decisions and bring us to this point, so I wanted to thank him for that.

16 Just real quickly, the True Life Companies is a real estate investment firm. We’re really focused
17  on delivering housing in what we’d consider maybe underserved, high barrier to entry, or infill sites

18  throughout the country. As I mentioned before, we’re located here in Colorado. We have multiple

19  offices in northern and southern California, and we just recently opened an office in Austin, Texas and
20  one out in the mid-Atlantic region. We’ve currently got five projects in the entitlement phase here in

21 Colorado, multiple sites in California, and we’re hoping to have four or five more sites, even though the
22 economy doesn’t seem to be blowing any tailwinds right now, we still think there’s some great

23 opportunity here in Colorado, and we hope to have four or five more sites, even maybe some more sites,
24 here in Colorado or in Fort Collins, underway later this year.

25 So, I think Jim did a really great job of describing the location, so maybe in the interest of time,
26  unless there’s some questions about where the sites are located, maybe I can skip that part of the

27  presentation? Alright. So, as Jim indicated, we’re appealing the determination of eligibility for Fort

28  Collins landmark designation for the properties at 1901 and 1925 Hull Street. While we’re respectful of
29  the report and the efforts by the third-party consultant to make those determinations, we do question

30  whether the standards are being applied consistently to all potential eligible structures, and therefore

31  appreciate this opportunity to appeal the determination to you.

32 Jim, we could probably skip the location slides, maybe go right to 1901. Yeah. Jim already
33 shared these photos with you, but I think this is probably a good place to start. You know, this is 1901
34  Hull; it’s located on the eastern portion of the overall property. It was determined to be eligible under
35  standard number three, distinguished design and construction, since the structure represents a rare,

36  remaining example of 1920’s farmhouse vernacular in a semi-rural setting. While we understand that a
37  specific architectural style does not necessarily need to be associated with the structure to indicate

38 eligibility, in this case, really, it seems like the simplicity, opposite of the discussions we had in the

39  previous hearing, the simplicity is really what is at issue here, and whether or not that constitutes

40  eligibility.

41 And then we had a couple other photos...Jim, [ don’t remember if you shared kind of the back
42  and the side. I think it’s worth noting that these structures may have been modified. I don’t think there
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were any records in the permitting process, or the historical review, indicating additions to these homes,
but based on the change in the roof angle and then also some changes in the siding, there’s some vertical
elements there. We question whether or not these buildings are, maybe as original, as maybe that we
thought. And I think the same is true of 1925 Hull. Again, maybe move to the next slide Jim. Again,
we’ve got kind of a change in the roof angle at the back. It looks like maybe there was an addition, and
so we kind of question whether or not the original integrity here is applicable or not.

And then, moving on to some of the...there was actually, there was four or five reports I think the
Commission requested that Jim provided. We got copies of those as well, and those were all pertaining to
sites that had, we thought may have similar characteristics, but were deemed ineligible. Only two of the
three, or two of the five, we thought were really applicable to this situation. This one at 2318 Laporte was
determined not eligible largely based on the fact that it had been relocated and the original context was no
longer in place. We don’t really have a good feel for what the original context was, but I think it could be
argued that it still exhibits some context because it is in a semi-rural setting, which we understand may be
to be the original location of the building. And then the other one was the Humar Farm, located at 6824
South College. Again, another example of a very simple farmhouse, vernacular, which, in our opinion, if
you go to the next slide, Jim, retains several outbuildings including a barn, a hay shed, it’s our
understanding there may even still be some livestock paddocks on the site. Really retains a lot of that
rural farmhouse, or semi-rural setting, with accessory buildings, and so there’s a large, or a high level of
context in place. But yet, this was deemed not eligible. And then furthermore, there was properties noted
in the determination letter that appear to represent a high level of integrity as agricultural complexes,
although these haven’t been surveyed, [ want to make sure that’s clear, but they’re examples of other
properties in the area that we feel represent a high level of rural farmhouse contextual integrity just based
on the fact that there are still standing barns, the houses appear to be in good shape, there’s other
outbuildings as well. And then this...the next slide...similar situation although this one wasn’t very
visible; this one is located on South Shields. Again, we wonder if the same standards would apply here
given the context, and...I’ve kind of lost my place here...oh, where I was going was, from our
perspective, there are much better examples that represent a better farmhouse context, or a farm operation
setting with better integrity that should be preserved rather than the two buildings on our site.

And then, I think the one other thing that, I’'m not sure if it’s in your purview or not, but I think
it’s worth mentioning, is just what the anticipated future context of this area is going to look like, because
the semi-rural context came up in several of the notes. But, I think it should be noted, per the existing
zoning plan, all three properties as well as several surrounding properties, are all designated, currently, for
low-density mixed-use neighborhood, LMN, which would allow up to nine dwelling units per acre in the
future. And then the property directly north, which is shown here in kind of a pinkish color, is actually
designated for what is called medium-density mixed-use neighborhood, which would allow up to twelve
dwelling units per acre, and even multi-family development at some time.

Furthermore, the City Plan identifies this entire quadrant of Taft Hill and Drake as a, what they
call mixed neighborhood, which is intended to encourage a variety of housing types as needed to support
higher densities. I think one can argue that the semi-rural nature of the properties, if it hasn’t already
been eroded by the encroachment of neighborhoods from the east, and to a certain degree, the
neighborhoods from the south, that the existing zoning and City plans for the area will eventually
eliminate any remaining rural nature to the point that the two structures are going to look out of place
leaving future people asking, why are these still here?

And then the next slide. In addition to the zoning, the City Master Transportation Plan calls for
the extension of Swallow through to Taft Hill, it’s also designated as a collector, it’s going to be relatively
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high traffic. While it doesn’t directly impact these two properties, I think it’s just one more indicator of
what the City envisions for this area in the future and the future erosion of that rural context. And then,
this is a site plan in the works, and hopefully people can kind of recognize this in the context of the aerial,
but in the middle, the upper third of the site, you can see where Swallow will be extended from its
existing dead end on the east side of the property, it will be extended through the property, and eventually
connected to Taft Hill; that is part of the City Master Transportation Plan. Hull Road to the north will be
connected. Hull also dead ends at the eastern edge of the property; the difference is there’s a dirt road
there that continues all the way over to Taft. That will eventually be improved and form another
connection to Taft Hill. We’re currently planning 54 single-family residences on this property, and not
only does Hull and Swallow need to be connected through to Taft, but the City is also looking to us based
on our PDR comments, to create a street grid here, and that’s what you see with the north/south, with
different block designations. So, this is going to turn into a much different neighborhood than what exists
out there today. And then maybe just one last time with the aerial image...the future context of this area
will look nothing like it does today based on both existing and planned conditions. Encroachment from
the east and to the south have already eliminated much of the former rural context and existing zoning
designations combined with guidance from the City Plan supports a greater density in this entire quadrant,
which is further reinforced by the street grid.

So, I just want to thank you again for your time. As much as we understand the need for historic
preservation, and respect the hard work done by the preservation staff and the Commission, we just
question the consistency in the application of the standards to these two particular examples; we question
whether or not these are the best examples of this type of vernacular. And, would the community be
better served...there was discussion in the reports about the quantity being reduced as Fort Collins
expands, and the need to save some of these...or save as many of them as we can. Our question is, do we
want to focus on the quality ones, or maybe the not so quality ones, in our opinion, that these represent?
So, thank you in advance for your consideration. I’m here to answer any questions.

CHAIR KNIERIM: Thank you very much. We will have public comment and then move on to
questions. Is there any public comment? Hearing none, we will move on to Commission questions for
staff and for the appellant.

COMMISSIONER ERIC GUENTHER: Jim, could you clarify what the implications are if the
Commission upholds the eligibility designation. Does the applicant then have to wait, was it three years
or something like that? I recall from previous situations where they have to wait three years until they
can come back for another eligibility discussion, if during that three-year period nothing is done to
actually designate the properties.

MR. BERTOLINI: Sure, so I think the question is how long these findings are good for, and the
Code specifies five years from the date of issuance. And, at that point, yes, we can consider any changes
that have happened to the property, and differences in how we are interpreting history, any new evidence
that might be relevant. At that point, we can reconsider the finding.

COMMISSIONER GUENTHER: So, no one...no other party comes forward to actually pursue
historic designation, then essentially the properties sit dormant for five years unless the applicants decide
to sell them or submit a different plan?

MR. BERTOLINI: Again, with...our goal, and the intent of the Land Use Code pertaining to
historic resources, and this is designed to tie into the policies and purposes in Municipal Code 14-1 and
14-2, is that they not sit empty. The intent of requiring historic resources to be incorporated on a
development site is that they still have a use, whether that’s housing units, or a commercial unit, or office,
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or something like that. So, ideally, they’re not sitting vacant. Ideally, they’re being used for something
else. But, that is a possibility, of course.

COMMISSIONER GUENTHER: And so, just a follow-up question for the applicants then, if I
may. Have you considered...and maybe I missed something here...it wouldn’t be the first time...but,
have you considered any opportunities to incorporate these buildings into your design plans?

MR. CANTRELL: We have. I don’t know, Jim, if you can go back to that site plan? And I know
it’s a wok in progress, and if you have any questions about it...I probably didn’t clarify that very well.
But, we did indicate the two buildings in red on that plan there at the northern edge of the site. You
know, based on the requirements for a park and also for detention, there’s a fairly large area...it’s pretty
close to the end of the presentation...there’s a large area there that we’ll do both with, and that
would...we could potentially locate, or leave 1901 Hull in its current position, although it does encroach
into the future Hull right-of-way. I know that’s not very clear, but it’s the L-shaped building, and it
would encroach. So, either we’re going to have to do a modified right-of-way, or we’re going to have to
relocate the building. And, you know, the question is whether or not it’s feasible to do that. And then the
1925, which is the building a little bit further west...it sits a little bit out of the right-of-way. We’re still
going to have to make some modifications. In theory, that could be incorporated into the development as
well. I think our concern is more of just, once these newer houses are built, knowing that we have to
demonstrate some historical compatibility within 200 feet, I think the question is still going to be raised,
why are these here? And I think it could be detrimental to what we expect to be a very successful project
in an area of Fort Collins that doesn’t have a lot of building going on right now.

COMMISSIONER MEG DUNN: I have a question for Jim. Jim, so this is considered part of the
Fossil Creek community? Or, I don’t know what that’s called...Fossil community? Is that right?

MR. BERTOLINI: Yeah, so in terms of defining a localized geography, which, admittedly with
agriculture is difficult; usually it’s defined by watersheds, especially in the west. And this area is kind of
in what we might consider the upper end of Fossil Creek, but most of the water is diverted off of Spring
Creek or the Poudre River. So, that was the motivation behind using that as our localized geography was
just trying to define this as kind of the upper portions of those drainages, but it’s certainly a little bit far to
the northwest to be sort of part of the core Fossil Creek community, or Harmony, farther to the east.

COMMISSIONER DUNN: It seems like we often define those communities mostly based on
what school the kids get sent to, and that’s why it’s named Fossil Creek, because that was the name of the
school I believe. This is...I should have asked this last week, but I didn’t think about it until I saw that
slide of talking about localized areas, but of the top of your head, maybe, you can answer this. Do you
know if we have any landmarked properties related to the Fossil Creek community? Iknow we have
some for Harmony, but I can’t think of any related to Fossil Creek.

MR. BERTOLINI: In this part of Fort Collins, off the top of my head, I don’t believe so. I
can...if you’ll give me a minute to look that up while maybe other questions come in, I can see...I don’t
believe we actually have many landmarks at all in this part of the city, but I can look that up on our
historic resources map.

COMMISSIONER DUNN: Okay, thanks.

CHAIR KNIERIM: While Jim is looking that up, are there other questions from Commissioners,
clarifying questions? Or otherwise we can move into discussion and as Jim pulls that up...

COMMISSIONER DUNN: I do have another question.
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CHAIR KNIERIM: Yeah?

COMMISSIONER DUNN: This can either be Jim or maybe Becca, but [ would just like to hear
more about the outbuildings and why they were determined not to be eligible.

MR. BERTOLINI: Certainly. I can speak to that. So, with the finding that these two properties
were significant for their architecture, specifically as examples of a vernacular farmhouse, that’s really
focused on the architecture of the houses themselves. We could...about the only time you’re going to see
outbuildings considered architecturally significant is if there’s an assemblage of outbuildings that are all,
like specifically designed as similar style, or with similar materials, or things like that. That’s not the case
here; most of what’s there is a pretty generic set of either loafing sheds, chicken coops, things like that
that are just fairly generic, don’t have any specific architectural connection to the main farmhouse. So,
that’s the reason that they weren’t considered eligible here. Normally, when you see outbuildings
considered historic, it’s under standard one, the area’s agriculture, and they’re part of the historic context
and historic landscape for that working farm.

COMMISSIONER DUNN: Okay. So, then in that regard, the setting of all of that land, open
space around it, is less significant if we’re looking based on architecture than if we were looking based on
a farmstead, right?

MR. BERTOLINI: Typically, when we are evaluating for architecture, setting is less important.
It’s not a non-factor, but we tend to emphasize the integrity aspects of design, workmanship, and
materials in these cases.

COMMISSIONER DUNN: Alright, thank you.

MR. BERTOLINI: And returning to the previous question just about identifying historic
resources in this area, we don’t have very good survey, so what I’m showing on the screen is our historic
resources map that’s online and available to the public, and shows all of our up-to-date designations and
historic survey results that are active and certified. And we don’t really have a lot of current survey
records at all for this part of town. In fact, this is some of our first survey work, recent survey work, in
this. We have some legacy data that’s not reflected here, but most of that is well over ten years old.

COMMISSIONER DUNN: So this is just indicating surveys, not landmark?

MR. BERTOLINI: It does also indicate landmarks. We don’t have any landmarks in this
quadrant of the city.

COMMISSIONER DUNN: Okay.

CHAIR KNIERIM: Thank you. Other questions? If not, let’s move into discussion on these
items. And, if it makes sense to do this...these two...to talk about these two separately, for separate
motions, I would entertain that. Ifit’s...if the discussion moves toward, kind of a more global idea, then I

think that a single motion would be just fine. And we’re looking at significance and integrity under 14-
22.

COMMISSIONER DUNN: Before we start with that, I’d like to say, I feel like the Code and the
plans are at odds with each other in this one. And it’s happened before; it hasn’t happened recently, but I
think it makes the whole situation much more difficult. And I’d also say, much as Eric hates the two-step
process, I feel like I really wish we had the two-step process here to differentiate between, are they
eligible, and is it worth keeping them here? So, just throwing that out for whenever 3.4.7 gets looked at
again, it’s possible the two-step process would be helpful in a scenario like this.
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MR. BERTOLINI: If I may offer some clarification Mr. Chairman...I know we’re out of that.
Actually, that is technically the case here. The intent tonight is that you consider significance and
integrity and just replace the finding. The considerations of value of preservation compared to the project
and things like that, that typically comes into play when you would be commenting on a development
application, and providing your comment for the decision maker, and perhaps entertaining a modification
of standards. So, that...there is a two-step process here, it just looks a little different when we’re
processing a development application.

CHAIR KNIERIM: Thank you, Jim.

COMMISSIONER ANNE NELSEN: So just to clarify, because it’s almost a quarter after nine,
we’re in step one tonight?

MR. BERTOLINI: That’s correct. So, the task before you this evening is to determine if these
properties meet the standards for significance and integrity.

COMMISSIONER NELSEN: And we would have the opportunity at a later date to weigh that
against the values component that we were discussing earlier?

MR. BERTOLINI: Yes; that depends on your decision.
COMMISSIONER NELSEN: Of course.

MR. BERTOLINI: But, yes, assuming either or both properties are determined eligible, you
would be commenting on the development application later.

COMMISSIONER GUENTHER: Jim, would you mind commenting just on the integrity issue
relative to the rather large additions that are on both of those properties that the applicant mentioned? It
did look like with the change in roof line and the scale of the, what appears to be additions, that that
would have an impact on integrity. But, staff still found that they do meet integrity requirements?

MR. BERTOLINI: Yes. So, yes, that is typically something we measure, especially with
architectural significance. There is a heavy emphasis on the original construction. There is some
allowance for that, and that is included in standard three, the language of standard three, in the City Code,
that sometimes alterations that are significant in their own right can be considered part of that. In this
case, since additions, especially rear additions for kitchens, extra bedrooms, storage cellars, things like
that, are a pretty common addition to a farmhouse, that’s the reason staff, at least, found that those
modifications did not detract from integrity. But again, whether that’s an appropriate course is something
the Commission can consider.

COMMISSIONER NELSEN: Just to clarify, again, you found that they didn’t detract from the
integrity or that they were significant in their own right? I apologize if that’s in the packet.

MR. BERTOLINI: That’s okay; I’'m not sure if I’'m that specific in your packet. I’d say they
don’t detract from significance.

CHAIR KNIERIM: Yeabh, it’s interesting under design and construction for significance...just
looking at the Code...it says a resource can be significant not only in the way it was originally
constructed or crafted, but also the way it was adapted for a later period, or the way it illustrates changing
tastes, attitudes, and/or uses over a period of time. So, that seems to be in the purview of eligibility. I
understand time is marching, but I would like to hear from some of the other Commissioners. ..thoughts
around this. And again, we have a rather narrow charge of eligibility for this.
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COMMISSIONER NELSEN: So, we’re moving into the discussion section now?
CHAIR KNIERIM: Yes.

COMMISSIONER NELSEN: I'll kick it off by saying that [ am not sure that I have a clear...after
everything that we’ve looked at tonight, ’'m not sure. I would love to hear from anyone on the
Commission that feels a little bit more sure one way or the other, just to start the conversation, please.

COMMISSIONER DUNN: Go ahead, Bonnie.
COMMISSIONER BONNIE GIBSON: I don’t know...I don’t know.

COMMISSIONER DUNN: I can tell a story. Once upon a time, the Chair of this Commission
came once a week down to the City offices and looked at all the buildings that were slated for demolition,
that had asked for a permit. And we would go through it...it was me and Tom...let’s see...CDNS
Director, at the time, and we would go through and figure out, does it have significance? If no, they got
their permit. If we felt it had significance, then does it have integrity? If no, then they got their permit. If
we felt like it was eligible, then they got a sign, and then they got their permit. So, there were several
times when we would get a house...it was usually houses we got, although we got some commercial
properties...that I felt really contributed to the history of the city, but, we didn’t feel like our argument
was strong enough that it was a hill we were willing to die on, and we would let those houses move on
through the system. And I feel like this is one of those scenarios today, and I agree with Zell on a lot of
what he said. My biggest concern is that we have an entire community’s history that is being wiped out,
and that does concern me. We have zero landmarks for Fossil Creek, and because Fort Collins has lobbed
and rolled over onto that community, just like we did with Harmony, there is some sense where we need
to take their history into consideration and preserve it. At the same time, as Zell pointed out quite well, I
think there are other properties that convey this better. So, if somebody was bringing this property to us
for landmarking, I think we’d probably go with that; I think we would find it to be eligible. This is why I
struggle with this decision for this particular one; it’s not even...we’re not talking about landmarking it at
all, we’re just talking about whether it’s eligible. And I find it...I struggle with this one. I struggle with
whether it really has the level of significance we would want. And yet, I struggle again in the other
direction about the whole Fossil Creek and we’re just wiping Fossil Creek out, and we’re not preserving
the important places. It almost makes me wish for some kind of context and a few surveys for Fossil
Creek so that we have a better sense of what do we really need to stand on that hill that we’d be willing to
die for. And which ones...I don’t even know how connected these people were to Fossil Creek, if their
kids went to the Fossil Creek school. So...and obviously those things don’t matter for architecture, but
that’s where I’m really struggling. And we kind of had a way to not die on the hill before, and we don’t
have that anymore.

COMMISSIONER GUENTHER: My god, I agree with Meg. Sorry, but...
COMMISSIONER NELSEN: You don’t have to apologize for that.

COMMISSIONER GUENTHER: No, I agree with Meg’s comments entirely. When I look at
significance and integrity of both of these structures, I'm kind of like, hum, is the community well-served
by preserving these properties? And I tend to say, not so much. But, there is an important history in that
part of town where there may not be any properties that are going to tell the story. And so you struggle a
little bit with, you know, the whole concept of what we’re trying to accomplish here. Do we want to
preserve these properties just to preserve them, or is there a bigger story to tell somewhere, somehow, that
we could facilitate it? Obviously, we don’t have resources and funds to go pursue that. Clearly, there’s
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not consensus around any other properties or locations where we might find a more suitable
representation of the historic aspects of the community, but I have a hard time looking at these two
buildings and say they really tell a significant story.

COMMISSIONER JENNA EDWARDS: Do both of these properties have the same level of
significance? Like, is there a difference between them, or are we kind of considering them the same?
And that’s a question to the Commissioners. [’m just curious. I think we’re kind of considering them
together, but is one more significant than the other?

CHAIR KNIERIM: That was kind of what I was thinking as well. Is one...can we...you know,
for the sake of our discussion, is there one of them that’s in better shape, that’s more representative? So
we could say, okay, the other one we could make a motion on and take that one off the table, and then talk
about the other one.

COMMISSIONER EDWARDS: Or if perhaps one is more significant or in better condition, or
has more integrity, perhaps that is the one that can represent the story, right, and save that history, and
then the other one maybe not. If there’s one that’s better representative than the other.

COMMISSIONER DUNN: I’d also point out that even if we do find them eligible, there is a
process the developer can still go through to demolish the houses, and then it’s a matter, like Jim said,
when it comes back to us for development review, which, at that point, it might not, if there’s no historic
resources left, but I would assumer there would still be some kind of contact where we’d talk about how
is that mitigated? What can be done to still speak to that history? I mean, is that accurate, Jim? That
that’s still a possibility?

MR. BERTOLINI: Sure, so to just discuss the modification of standards process, there are several
criteria that an applicant can use to...and this is true of any standard in the Land Use Code, this is not
specific to historic preservation...but they can apply for a modification of standard that says they’re not
going to meet the standard, but they’re going to do something else, either based on...typically it’s either a
hardship, or if they can come up with an as good or better than equivalent. I don’t have direct experience
with us recommending any modifications of standards that would include demolition. We’ve done a few
that include alterations that are not typically allowed. I think one of the more recent examples is the
Alpine Bank development at Prospect and College where we allowed the relocation of a historic building;
that did get a modification of standards to allow for the relocation of that structure. So, that’s the only
one | have direct experience with, but yes, there is a process to meet the Code in a different way and still
make a positive recommendation to Planning and Zoning, in this case...the Planning and Zoning
Commission, for approval of something that modifies or demolishes a historic resource.

COMMISSIONER JIM ROSE: I think I’m of similar mind to most of the discussion so far. I
have real concerns about how this...these two...I know we’re supposed to bifurcate and talk individually,
but I think Jenna, to your comment, I think it’s interesting that these are sort of, of a piece. I think they’re
very similar. We don’t know very much about either one. There’s speculation, even, about who lived
there. I...you know, I don’t see the significance in terms of standard for design and architecture because I
think they are so prosaic, so simple, and we have in our packet examples of houses that were proposed for
demolition that were approved that are not a great deal different. Their context is different because
they’re in town. But, I don’t think by virtue of just being located out in what’s quickly becoming no
longer rural, that context is even going to be evident for very long. And I think these are not a good
example, and I only wish we could find some better examples, because I think these are...it’s difficult to
know if they were modified, and obviously there have been some things done to change them, I think it’s
mostly speculation. So, [ have...I guess I have similar thoughts. It’s hard for me to think that, as Meg
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said, that this is one of those hills that we would be willing to die on. I don’t think there’s sufficient
significance for these to warrant being made eligible.

COMMISSIONER GIBSON: I struggle with western vernacular architecture, because when they
were built, it was what they could build, right? It was just a farmhouse, put it up with no expectation that,
in a hundred years, we would be having this conversation. And the fact that we’re even having the
conversation of, well, can we just get rid of one so we can maybe talk about the other, kind of indicates
that this isn’t the hill we want to die on. And it is unfortunate that, kind of that feeling of the agricultural
life ways of Fort Collins on that side of town have just been eliminated. I’'m just not sure that these are
the structures to say, hey, this really shows what it was like and why this was important. I just don’t think
these two structures are the ones we want to go after, for lack of a better word.

CHAIR KNIERIM: Well, I think at this point, if there’s no more discussion on this, we could
entertain a motion, and whoever is putting the motion together could either choose to bifurcate these or
put them in the same motion. The sample motion is on page 387.

COMMISSIONER ROSE: Mr. Chairman, I can try one of these. I move that the Historic
Preservation Commission find that 1901 Hull Street does not meet the eligibility standards outlined in
Section 14-22 of the Fort Collins Municipal Code and are not historic resources for the purposes of
project review under Land Use Code 3.4.7 based upon the following findings of fact, which we have
determined they do not either possess either significance or integrity.

CHAIR KNIERIM: Thank you. And, to clarify, you said just 1901?
COMMISSIONER ROSE: Yes.
CHAIR KNIERIM: Thank you. That was the suggestion, yes. Is there a second to the motion?

COMMISSIONER GUENTHER: Mr. Chairman, is it possible to amend that motion to include
both properties?

CHAIR KNIERIM: I think it would be cleaner, since we have a motion on the table, to second the
motion, discuss the motion and vote, and then have another motion.

COMMISSIONER GUENTHER: I second the motion.
CHAIR KNIERIM: Thank you. Commissioner Guenther seconds.

COMMISSIONER DUNN: So, Jim, I’'m curious on your thoughts on the integrity since we
haven’t really talked about that yet.

COMMISSIONER ROSE: Well, first of all, I think so much of it is not known. I mean, we don’t
know if, for example, it possesses anything of extraordinary value in terms of workmanship. It certainly
has been modified in a pretty clumsy way. And I chose this one because that’s where I think it’s maybe
most apparent, but, you know, I think any of the issues of integrity...yes, location, it has location. It does
possess some of those things, but the other part that really kills it for me is significance, because I think, if
you read through 14-22, it just doesn’t have anything that says it’s of quality because of the craftsman, or
of a particular style or period, or anything. So, that’s...the integrity is, to me, less of value. It’s one of
those things where, if it doesn’t have significance, then integrity doesn’t play into it anyway, so...

COMMISSIONER DUNN: That’s why I was intrigued that you included integrity instead of just
saying significance, so I thought maybe there was something else there.

12

Page 1127




Item 18.

WO N R

a

10
11
12
13
14
15
16
17
18
19
20
21

22
23
24

25
26
27

28
29
30
31

32
33

COMMISSIONER ROSE: Well, I said significance and integrity because I think it doesn’t
possess a sufficient number of those seven aspects. It could say location and setting, but then when you
go to the rest of it...I mean, feeling is going to be virtually lost easily within our lifetime. So, you know,
a lot of those other things I think aren’t carried forward in terms of integrity, so that’s my rationale.

CHAIR KNIERIM: Other discussion on the motion? Hearing none, let’s call for a vote...I will
call for a vote.

MS. MELISSA MATSUNAKA: Thank you, Mr. Chair. Dunn?
COMMISSIONER DUNN: Yes.

MS. MATSUNAKA: Guenther?
COMMISSIONER GUENTER: Yes.
MS. MATSUNAKA: Gibson?
COMMISSIONER GIBSON: Yes.

MS. MATSUNAKA: Rose?
COMMISSIONER ROSE: Yes.

MS. MATSUNAKA: Nelsen?
COMMISSIONER NELSEN: Yes.

MS. MATSUNAKA: Edwards?
COMMISSIONER EDWARDS: Yes.
MS. MATSUNAKA: Knierim?

CHAIR KNIERIM: Yes.

MS. MATSUNAKA: The motion carries.

CHAIR KNIERIM: Thank you. Alright, that leaves us with 1925 Hull Street, and a continuation
of our discussion around this. My thought is, you know like we’ve talked about, are there better examples
of this? And I think there have to be, I mean...

COMMISSIONER DUNN: That can’t be our criteria.
CHAIR KNIERIM: Right, absolutely.
COMMISSIONER GIBSON: I just don’t find one objectionably different than the other.

CHAIR KNIERIM: Yeabh, I think the wording of 14-22 in integrity is really interesting. It says
integrity is the ability of a site, structure, object, or district to be able to convey its significance. So, if we
say that this property does not have significance, can it convey that significance through integrity? I
mean I think it just kind of cascades down.

COMMISSIONER DUNN: Yeah, integrity doesn’t really matter unless there’s significance.
CHAIR KNIERIM: Right.
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COMMISSIONER NELSEN: I think our agricultural history is important, but I don’t think this is
the house to tell the story.

COMMISSIONER EDWARDS: 1 like the little decorative thing over the door on the original
photograph, and it’s a bummer it’s not there anymore.

CHAIR KNIERIM: As folks are looking over the pictures and that sort of thing, if you have other
things to say, that’s fantastic. If you would like to make a motion, that would be fine too.

COMMISSIONER GUENTHER: Mr. Chairman, I’ll make a motion. I move that the Historic
Preservation Commission find 1925 Hull Street does not meet the eligibility standards outlined in Section
14-22 of the Fort Collins Municipal Code and is not an historic resource for the purposes of project
review under Land Use Code 3.4.7 based on the fact that the property does not meet requirements for
historic significance and integrity.

CHAIR KNIERIM: Thank you Commissioner Guenther. Is there a second?
COMMISSIONER GIBSON: Second.
CHAIR KNIERIM: Thank you. Discussion on the motion?

COMMISSIONER DUNN: I struggle with this one a little more. It looks more intact to me. Still
not high style or anything, but I think it does convey the sense of the simple farmhouse. So, I’'m open to
people’s thoughts on that.

COMMISSIONER NELSEN: So, it conveys a sense of a simple farmhouse because right now it’s
on a farm, right? [ mean, I think the context matters significantly. And we’re looking at it...

COMMISSIONER DUNN: Right, true.

COMMISSIONER NELSEN: ...as a building. If this were on, let’s say North McKinley Avenue,
or Laporte...I mean, in the context of a neighborhood, would you look at that and say, ah yes, this
demonstrates the vernacular farmhouse style?

COMMISSIONER DUNN: What if it was moved to the open space to the east where 1901 is? It
would have that open space around it, it would have the agricultural feel, it’s something we allowed on
that South College scenario. It needs to be moved anyway because it’s going to have a street right off the
front door. Jim Rose, what do you think?

COMMISSIONER ROSE: I still don’t think we know enough, and I think the addition that’s on
the rear portion I think is an intrusion. It has a modern door, it has modern windows, it has different
siding. So, what it suggests to me...and it’s a significant addition. So, if you wanted to say this is really
a good vernacular example of an early 1924...which I think, still, it says exact date, but I still think that
may be speculative. But, then you have this addition with, you know, horizontal windows, and a different
metal door, and all the stuff that doesn’t fit at all with the original fabric. And who knows when it was
done, but it just...it’s what I would call an intrusion, and it’s a significant enough intrusion that it affects
the overall integrity of the house to really convey a simple, gabled structure that maybe had four rooms,
or five rooms. This doesn’t have that, and who knows when it was added, but I just think that’s a
sufficient detriment to it’s overall condition, and I just don’t think it possesses what it needs to possess.
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COMMISSIONER GUENTHER: I think everything Jim just said is confirmed in slide 430, if
you take a look at that, if you’re not already. That basically sums up the concerns that he expressed and
that [ would agree with.

COMMISSIONER GIBSON: Can we get clarification from staff on why...because earlier, you
said additions like this don’t detract from significance. Why, in this particular case, was the thought
process behind that?

MR. BERTOLINI: Certainly. So, staff’s finding relative to 1925 Hull Street was that the rear
addition used similar siding, similar window materials, similar window pattern, so it was fairly consistent
with the front of the house, and consistent with what we’d expect to see on a vernacular farmhouse. That
was really the justification behind it as not being a detraction. But again, if the Commission has a
different finding, that’s what we’re here for.

COMMISSIONER DUNN: Mr. Chair, would you mind if I ask Becca a question?
CHAIR KNIERIM: Certainly.

COMMISSION DUNN: I don’t know if you want to come and speak to this Becca, but you were
on the property I assume. 1’d be interested in hearing what your thoughts are in terms of significance
and...I mean, you’ve written it here, but...you’ve heard our concerns, and maybe you can help us think it
through better.

MS. REBECCA SHIELDS: Sure, I can do my best I guess...I didn’t bring a pen with me. My
name is Rebecca Shields; I am the architectural historian that completed these site forms. I guess, as far
as significance, it is gratifying to see you all struggle with that a little bit as well, because I honestly...I
struggled with this for several days while I was working on these site forms, and my main reason for
recommending them and saying that they’re significant...recommending them eligible and saying they
are significant, is because they are so rare, and there is not landmarked properties in this part of the town.
There is...there are probably better sites that represent agriculture in Fort Collins, but the rarity was one
of the really strong things that I considered. As far as integrity for this property, in my understanding, it’s
pretty common for vernacular properties to be added upon, and so I don’t see that as a detraction,
especially if that addition was made in the historic period, if it was made with sympathetic materials, if
it’s mostly to the rear of the property so it’s not, you know, extending to either side, or overshadowing the
original building. So, that was my rationale for that.

COMMISSIONER DUNN: Thank you, I think that’s helpful.

CHAIR KNIERIM: Thank you very much. Other discussion about this motion? Hearing none,
the Chair calls for a vote.

MS. MATSUNAKA: Thank you, Mr. Chair. Nelsen?
COMMISSIONER NELSEN: Yes.

MS. MATSUNAKA: Rose?

COMMISSIONER ROSE: I'm sorry, yes. I thought you said Dunn.
MS. MATSUNAKA: Gibson?

COMMISSIONER GIBSON: Yes.
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1 MS. MATSUNAKA: Guenther?
2 COMMISSIONER GUENTHER: Yes.
3 MS. MATSUNAKA: Meg Dunn?
4 COMMISSIONER DUNN: Yes.
5 MS. MATSUNAKA: Edwards?
6 COMMISSIONER EDWARDS: Yes.
7 MS. MATSUNAKA: Knierim?
8 CHAIR KNIERIM: Yes.
9 MS. MATSUNAKA: The motion carries.
10 CHAIR KNIERIM: Thank you.
11 COMMISSIONER DUNN: Mr. Chair?
12 CHAIR KNIERIM: Yes?
13 COMMISSIONER DUNN: I’d like to address Zell...
14 CHAIR KNIERIM: Certainly.
15 COMMISSIONER DUNN: ...briefly. Iknow there’s...I mean, it’s not in our motion, and none

16  of'that, but just a friendly request is if there’s some way you can somehow weave in farming community
17  history in this project...and I don’t know how and what it would look like. Obviously you’re not...I

18  mean, I guess...I don’t know if you would come back for the development review if there’s no historic
19  buildings nearby.

20 MR. BERTOLINI: With this finding, that is correct. They would not come back to the
21  Commission.

22 COMMISSIONER DUNN: So, you’re not going to see us again. But, you’re in our community
23 and you’re adding these homes, which we desperately need, and if there’s any way you can do a hat tip
24 toward the history, I would be really grateful.

25 MR. CANTRELL: Yeah, so we’ve already started designing, conceptually, the houses. 1 don’t
26 know if everybody is aware, but the Code requires we have to have three unique footprints with three

27  different architectural features, and it’s really easy at this point in this industry, because farmhouse style is
28  relatively popular. And so, we’ve already pursued that knowing that we may have to have some

29  compatibility with these existing homes. Although I'll tell you the elevations look a lot nicer than what
30  we just talked about. But anyway, as you would expect. But, you know I think there’s an opportunity

31  with that park, and as we did review some of the documentation, we found...we saw some great examples
32 of other really nice homes and farmsteads that have been preserved and incorporated into developments
33 as either a gateway feature or something else. We didn’t have quite that same opportunity here, we

34  struggled with that. But, yeah, I think there’s a great opportunity to do that here. And so, I appreciate all
35  your thoughts, and your comments, and your consideration. So, thanks again. We really do appreciate it
36  and look forward to being part of the community.
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COMMISSIONER DUNN: Thank you.

CHAIR KNIERIM: Thank you, Zell, and thanks for the question, Meg.
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Role of HPC

De Novo hearing — HPC provides a new decision
o Staff recommends separate motions regarding each property

Consider evidence regarding significance and integrity of the properties
addressed as 1901 & 1925 Hull Streets

o Standards under Municipal Code 14, Article Il (Sec. 14-22)

Provide a determination of eligibility as an “historic resource” for the
purposes of Land Use Code 3.4.7.

Final decisions of the Commission shall be subject to the right of appeal to the

Page 1138
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- Current Review Timeline

July 12, 2022 — Applicant contact for historic survey
o July 22 — Staff confirmed survey scope; began search for available historian
 August 17 — historian assigned (delay in finding an available historian and finalizing
fee)

July 27, 2022 — Preliminary Development Review Meeting
« Staff notes need for updated historic survey to developer (in progress)

October 14, 2022 — Survey Completed and Transmitted
o Staff transmits findings for property (Eligible/is an historic resource) to both developer
and owner
e 1839 Hyline Dr — Not Eligible
e 1901 & 1925 Hull St - Eligible

October 28, 2022 — Appeal Received

 The developer, represented by True Life Companies, files appeal of historic resource
Page 1139 finding for 1901 & 1925 Hull St.




Code Process 6

Land Use Code (Development) Municipal Code - Eligibility
- 3.4.7 Chapter 14, Article |

- (B) Requires - 14-22 — Standards for
identification of historic eligibility
Ffesources On/n.ear _ 14_23(b) — Process for
development Site appea”ng a staff

- (C) Determination of decision
Eligibility —

- (D) Treatment of

Historic Resources «—— [ffound Eligible
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=~ 2 Requirements for Historic Resource Eligibility 7

Significance Historic Integrity (7 Aspects)
e Design

1. Events/Trends
 Materials
o 2. Persons/Groups
 Workmanship
« 3. Design/Construction
e Location
4. Information Potential
o Setting

* Feeling
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1901 Hull St: Significance — Summary

Left: Property looking southwest
Center: East/front elevation of
Farmhouse

Right: W and S elevations, looking
northeast

3- Architecture — Farm Residence

» Architecture — Significant, intact example of an agriculture-related farmhouse in North

~—Note: Contracted historian recommended Standard 1 for Agriculture — staff disagreed with
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1925 Hull St: Significance — Summary

3- Architecture — Farm Residence

Architecture — Architecture — Significant, intact example of an agriculture-related farmhouse in
North Fossil Creek/Upper Spring Creek area.
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1901 & 1925 Hull Street: Significance — Standard 3

3 — Design/Construction

Architecture - Significant, intact example of an agriculture-related farmhouse in North Fossil
Creek/Upper Spring Creek area

e 1901 Hull St — by 1925, Ruth and John Hull live at and farm on the site; subsistence/urban
agriculture

77" 1925 Hull St — Shankula/Hodges Farm 1920s-1950s; Cherry orchard south of the house
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= City of

tCollins |
- Responses to HPC Work Session ?’s = 13

o 4 properties mentioned in Notice of Appeal — add survey forms if available

6824 S. College Avenue (Hamar Farm) — 2022 survey form added

2500 S. Shields St. (Aylesworth-Hahn House) — 2018 survey form added
1108-1114 and 1038 W. Vine Dr. — Demo/Alt Correspondence added
2318 Laporte Avenue — Historic Survey added

(0)

(0)

(0)

(0)

» Clarify architectural significance of a farmhouse (Standard 3) vs. historical importance of the
agricultural operations (Standard 1)

 Have the 1994 context on agriculture to assist

« Agricultural significance needs either intact complex or significance to history of
producing goods

« Also requires integrity via retaining historic farm landscape and outbuildings, etc.

« Both properties appear to be strong examples of farmhouse architecture, but neither
seems to be significant or intact enough to qualify for agricultural history.

« Typically measure Landmark significance in a localized geographic area, not city-
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Public Comments 14

* None (11/23/2022)
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Role of HPC

De Novo hearing — HPC provides a new decision
o Staff recommends separate motions regarding each property

Consider evidence regarding significance and integrity of the properties
addressed as 1901 & 1925 Hull Streets

o Standards under Municipal Code 14, Article Il (Sec. 14-22)

Provide a determination of eligibility as an “historic resource” for the
purposes of Land Use Code 3.4.7.

Final decisions of the Commission shall be subject to the right of appeal to the
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STAFF REPORT December 14, 2022

Historic Preservation Commission

M-

PROJECT NAME
1901 & 1925 HULL STREET: APPEAL OF DETERMINATION OF ELIGIBILITY

STAFF

Jim Bertolini, Senior Historic Preservation Planner

PROJECT INFORMATION

DESCRIPTION: This item is to consider the appeal of the staff determination of landmark
eligibility for the residential properties at 1901 and 1925 Hull Street. On
October 14, 2022, in fulfilment of a pre-submittal requirement for a
development review application, staff determined that the properties meet
the requirements to be considered an “historic resource” under the City’s
Land Use Code based on evidence and conclusions presented by an
independent historic survey contractor in intensive-level survey forms, with
some supplemented staff research and analysis. When undergoing
development review, historic resources (properties that meet the City’s
standards to qualify as a City Landmark) are subject to the project approval
requirements in Fort Collins Land Use Code Section 3.4.7. Staff decisions
may be appealed to the Historic Preservation Commission.

APPELLANT: Zell Cantrell, The True Life Companies (Representing Developer)

HPC’S ROLE:

Section 14-23 of the Fort Collins Municipal Code establishes that “any determination made by staff regarding
eligibility may be appealed to the Commission by the applicant, any resident of the City, or owner of property in the
City.” In this hearing, the Commission shall consider an appeal of the determination of eligibility for the properties
at 1901 Hull Street and 1925 Hull Street, based on the provided evidence from the initial determinations (Colorado
Cultural Resource Survey Architectural Inventory 1403 forms) and any new evidence presented at the hearing.
The Commission must use the standards for determining the eligibility of sites, structures, objects, and districts for
designation as Fort Collins landmarks in Section 14-22 of the municipal code to make its own determination. Final
decisions of the Commission shall be subject to the right of appeal to the Fort Collins City Council (Section 14-9).

BACKGROUND

The developer, represented by Mr. Zell Cantrell, approached Historic Preservation staff on July 12, 2022 to confirm
if historic review requirements would apply to their project. Staff considered materials, including current
photographs, from the applicant, and responded on July 22 that historic survey for all three subject properties at
1901 Hull Street, 1925 Hull Street, and 1839 Hyline Drive, would be required based on the age and apparent
historic integrity of the structures and the potential for historic and/or architectural significance. Historic survey was
assigned on August 17 to Rebekah Schields, architectural historian for Metcalf Archaeology (the consultant). The
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consultant’s findings were as follows:
- 1839 Hyline Drive — Not Eligible
- 1901 Hull Street — Eligible; Standards 1 (Events) and 3 (Design/Construction)
- 1925 Hull Street — Eligible; Standard 3 (Design Construction)

After review of the survey forms, staff certified the following findings:
- 1839 Hyline Drive — Not Eligible
- 1901 Hull Street — Eligible; Standard 3 (Design Construction)

o Note: Staff differed from the consultant’s recommendation and removed Standard 1 from the
determination of eligibility. Staff found that while the Hull farm has an interesting history, there is
not sufficient evidence to support the claim that it was a locally significant agricultural operation.

- 1925 Hull Street — Eligible; Standard 3 (Design Construction)

Summary of Findings
Staff’s findings related to the three properties on the development site were as follows:

- 1839 Hyline Drive — This property was found Not Eligible under the City’s historic resource standards,
having no apparent significance under Standards 1-4.

- 1901 Hull Street — This property was found Eligible under City historic resource standard 3,
Design/Construction, as a locally significant example of an intact farmhouse in the former farming locale of
upper Spring Creek and upper Fossil Creek.

- 1925 Hull Street - This property was found Eligible under City historic resource standard 3,
Design/Construction, as a locally significant example of an intact farmhouse in the former farming locale of
upper Spring Creek and upper Fossil Creek.

Historical Background

The larger local context on agricultural development in this area is related to the North Fossil Creek area,
which included farms along Taft Hill Road south of present-day Prospect Road to Horsetooth Road, and farms
along present-day Shields Street from the New Mercer Ditch to Horsetooth Road. These farms developed over
the late-1800s into the early 1900s based on larger regional trends in agricultural development.

In a 1950 aerial photograph, staff identified at least 30 farms in this area that were associated primarily with
upper Spring Creek. Of those that appeared in 1950, only thirteen (13) survive and based on available records,
only 6 appear to retain enough historic integrity to be potentially eligible as examples of early agricultural
development in the region:

- 2825-2917 S. Taft Hill Road, 1889 house, 1926 barn, significant number of outbuildings

0 High integrity of agricultural complex and remaining agricultural fields in use.
3226 S. Shields, Cunningham Farm, 1939

o0 High integrity of agricultural complex but agricultural fields no longer in use/partially sold off

and redeveloped.

- 1901 Hull Street, Hull House, ¢.1924
- 1925 Hull Street, Shankula House, ¢.1924
- 2010 Hull Street, 1933; appears only slightly altered
- 2034 S. Taft Hill Road, 1889 — appears intact, although looks to be a ¢.1910-1920s build

Five surviving farmhouses in the area that were considered as comparisons but found to lack enough integrity
to still convey any agricultural or architectural importance:
- 2025 Hyline Drive, 1910; modifications appear to be substantial; 9-28-2016 Demo/Alt as Not Eligible
- 1947 Kinnison Dr, 1935; appears modified (enclosed porch; window replacements; new entry)
- 2500 & 2512 S. Shields — Aylesworth-Hahn House and associated outbuildings — Determined Not
Eligible 2018 (Intensive survey)
- 1836 S. Taft Hill Road, 1919 — modified, large rear addition;
- 2106 S. Taft Hill Road, 1944 — may not be an agricultural dwelling; more likely an early, architect-
designed Modern infill

1901 Hull Street
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The land on which 1901 Hull Street was originally built was owned and platted by Gustav Pastor, a German
immigrant who came to the United States with his wife Christine in 1900. It appears likely that the Pastors
never developed the site, or used it as an extra farm field, having spent most of their time in Fort Collins on a
farm north of the city. They sold the property to Ruth (Wine) and John Emmett Hull sometime around the early
1920s. Although no deed record could be found, a 1925 Express Courier article notes the Hull's residence as
four miles southwest of town and a 1969 estate sale advertisement confirms the location of the Hull residence
south of Prospect Street and east of Taft Hill Road.

Ruth Wine was born in lowa in 1894 and John Hull in 1896 in Missouri. The pair married in Fort Collins in 1926. A
veteran of WWI, John was a member of the Disabled American Veterans and made his living as the proprietor of a
chicken ranch. His property was described by T. G. Stewart, a field instructor for the U.S. Veterans Bureau in
1925, as, “proof that a good living can be made on four acres of Larimer county [sic] land.” (Express Courier,
October 25, 1925). Using techniques learned as a vocational student at Colorado Agricultural College (CAC), the
Hull's maintained a flock of White Leghorn chickens which produced eggs that could be sold in town. They also
kept three cows to supply skim milk as poultry feed; the excess butterfat was sold for a profit. In addition to
animals, the Hull's also grew strawberries, cucumbers, and tomatoes as cash crops and corn, beets, sunflowers,
and hay as feed for the chickens and cows. Through experimentation and growth of diverse crops, John and Ruth
made their living on this small four-acre property for over thirty years. John retired from farming and ranching in
1961.

Ruth was an active member of the No. 16 Neighborhood Club and hosted many of the organization’s meetings at
her residence. John passed in 1969 and Ruth in 1979; they are buried together in Fort Collins’ Grandview
Cemetery. After John’s death in 1969, Ruth sold the property to her daughter and son-in-law, Vincent and Marlene
Hull Shryack. Marlene was born in 1926 and attended Fort Collins High School and Colorado Agricultural College
(CAC, now Colorado State University). Vincent was also born in Fort Collins and graduated from CAC with an
engineering degree. The pair married in 1949 and settled in Oklahoma. Vincent and Marlene received the property
in 1969 and sold it in 1997 to Lloyd G. Thomas Jr. and Jeannine Thomas. In 2013, the Thomas’ sold the property
to Hull Street 1901 LLC, who subsequently sold to Strategic Management LLC in 2021. Strategic Management
LLC is the owner as of September 2022.

1925 Hull Street

Similar to 1901 Hull Street, Gustav Pastor originally platted this property, seemingly without developing it, and
sold this parcel to John Shankula (also known as Johann Schankula) in 1922. Presumably the farm complex
was built by the Shankula family at about that time. John Shankula (or Johann Schankula) was born in
Romania in 1888 and immigrated to the United States in 1906. He married Anna May Magee in Laramie in
1922 and the pair had three children together: James, Roy, and Robert.

While living in Fort Collins, John worked as a fruit farmer, growing cherries on his property. Historic aerial
imagery shows a concentration of trees to the east of the residence and at the south end of the property. Anna
was an active member of the No. Sixteen Neighborhood Club and hosted many meetings at their residence.
By 1938, the Shankulas were living in Arizona and seeking to rent or sell their property in Fort Collins. While in
Arizona, John worked as a custodian for Phoenix City Schools. John passed in 1960 and Anna passed in
1967.

In 1946, the property sold to Lowell and Lillian Hodges. Lowell was born in lowa in 1904 and Lillian, the daughter
of Danish immigrants, was born in Colorado in 1906. The pair married in Greeley in 1923 and had three children
together: Shirley, Lucille, and Vernon. Lowell worked many jobs throughout his life; the 1930 census notes his
occupation as a machinist, in 1940, a filling station attendant, and in 1950, a custodian at Colorado A & M (now
Colorado State University). Although Lowell worked outside the home, he likely maintained the cherry orchard
begun by John Shankula, historic aerial imagery indicates the cherry orchard remained intact through 1950. Lillian
was a homemaker. Lowell passed in 1974 and Lillian in 1985; they are buried together at Fort Collins’ Grandview
Cemetery.

The Hodges sold the property to Andy and Hazel (Frey) Anderson in 1950. Andy was born in New Mexico in
1896. Hazel Frey was born in Fort Collins in 1904 and attended school at Stout, now covered by Horsetooth
Reservoir. The pair married in 1921 in Fort Collins. Andy was a veteran of WWI, served as vice-commander for
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the local Disabled American Veterans post, and worked as a laborer and farmer. Both Andy and Hazel were
members of the Seventh-Day Adventist Church. Hazel passed at their home in 1964. Andy continued to own
the property until 1976, when he sold to Dwight and Velna Blood. Andy passed in 1978. Dwight and Velna
Blood owned the site through 1984, when they sold to Lloyd and Jeannie Thomas Jr. In 2013, the property was
purchased by Hull Street 1925 LLC, who subsequently sold to Strategic Management LLC in 2021. Strategic
Management LLC is the owner as of September 2022.

Summary of Events
The following timeline elaborates the review process thus far that has led to the appeal.

July 12, 2022 — Initial Contact from Developer: The developer for the property, through their representative,
Zell Cantrell of The True Life Companies, contacted Historic Preservation Services to inquire about historic
review requirements. Staff confirmed that historic survey was needed on July 22 and the survey was assigned
on August 17 to Rebekah Schields of Metcalf Archaeology.

July 27, 2022 — Preliminary Design Review Meeting: The property in question is part of a proposed
redevelopment of the three properties at 1839 Hyline Drive and 1901 & 1925 Hull Streets for a new mixed
housing development. At the preliminary review hearing with City staff on July 27, Preservation staff confirmed
that historic survey would be needed and noted potential preservation and infill requirements depending the
outcome of the historic survey.

October 14, 2022 — Survey Completed and Transmitted: On October 14, after the consultant completed
Colorado Historic Resource Inventory Forms for all three subject properties, and after some supplementary
research by City staff, City staff transmitted the results of the surveys both to the developer’s representative
(zell Cantrell, The True Life Companies) and to the owner of record (John Hostetler). Based on the research
completed and available records, staff found the 1839 Hyline Drive property did not qualify as an historic
resource, and that the properties at 1901 and 1925 Hull Street did qualify as historic resources under LUC
3.4.7, having met significance Standard 3, Design/Construction defined in Sec. 14-22 of Municipal Code, and
having sufficient historic integrity related to Standard 3, and determining the 1901 & 1925 Hull Street properties
as Eligible.

October 28 — Appeal Received — On October 28, 2022, staff received an appeal of the finding issued on
October 14 from the developer’s representative, Zell Cantrell of The True Life Companies. With the approval of
the appellant, staff scheduled the hearing for the next available HPC agenda, December 14.

RELEVANT CODES AND PROCESSES FOR HISTORIC REVIEW

Land Use Code
Sec. 3.4.7 (C)

C. Determination of Eligibility for Designation as Fort Collins Landmark.

The review of proposed development pursuant to this Section may require the determination of the
eligibility of buildings, sites, structures, and objects located both on the development site and in the
area of adjacency for designation as Fort Collins landmarks. The determination of eligibility for
designation as a Fort Collins landmark shall be made pursuant to the standards and procedures set
forth in Sections 14-22 and 14-23 of the Fort Collins Municipal Code except as varied in below
Subsections (C)(1) and (2).

(1) Buildings, Sites, Structure, and Objects on a Development Site. If any buildings, sites,
structures, or objects on a development site are fifty (50) years of age or older and lack an
official determination of eligibility for Fort Collins landmark designation made within the last
five (5) years, the applicant must request an official eligibility determination for each such
building, site, structure, or object pursuant to Sections 14-22 and 14-23 of the Fort Collins
Municipal Code. A current intensive-level Colorado Cultural Resource Survey Form is required
for each building, site, structure, and object and the applicant is responsible for reimbursing
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the City for the cost of having such a property survey generated by a third-party expert
selected by the City.

(2) Buildings, Sites, Structures, and Objects Within the Area of Adjacency. If any buildings, sites,
structures, or objects outside of a development site but within the area of adjacency are fifty
(50) years of age or older and lack an official determination of eligibility for Fort Collins
landmark designation established within the last five (5) years, the applicant must request a
non-binding determination of eligibility for each such building, site, structure, or object
pursuant to Sections 14-22 and 14-23 of the Fort Collins Municipal Code. Notwithstanding
Sections 14-22 and 14-23, any such eligibility determination shall not be appealable pursuant
to Section 14-23 and shall not be valid for any purpose other than the evaluation of the
proposed development pursuant to this Section. A current architectural-level property survey is
required for each building, site, structure, and object and the applicant is responsible for
reimbursing the City for the cost of having such a property survey generated by a third-party
expert selected by the City. The Director, in consultation with historic preservation staff, may
waive the required eligibility determination for any building, site, structure, or object if the
Director determines that such eligibility determination would be unnecessarily duplicative of
information provided by existing historic resources or would not provide relevant information.

Relevant Municipal Code Referenced in LUC 3.4.7

Staff note: The measurement of whether a property meets the definition of an historic resource under 3.4.7 is
based upon if it meets the standards for Landmark eligibility established in Municipal Code 14-22. The process
for appealing a staff finding on eligibility is established in 14-23, including for cases where that finding was
issued in response to a development application (this case) as opposed to a request for Landmark
designation.

Sec. 14-22. - Standards for determining the eligibility of sites, structures, objects and districts for designation
as landmarks or landmark districts.

A determination of eligibility for landmark designation typically applies to the entire lot, lots, or area of property
upon which the landmark is located and may include structures, objects, or landscape features not eligible for
landmark designation located on such lot, lots, or area of property. In order for a district to be eligible for
landmark district designation, at least fifty (50) percent of the properties contained within the proposed
landmark district must qualify as contributing to the district. Resources eligible for landmark designation or
eligible to contribute to a landmark district must possess both significance and integrity as follows:

(a) Significance is the importance of a site, structure, object, or district to the history, architecture,
archeology, engineering or culture of our community, State or Nation. Significance is achieved through
meeting one (1) or more of four (4) standards recognized by the U.S. Department of Interior, National
Park Service. These standards define how resources are significant for their association with events or
persons, in design or construction, or for their information potential. The criteria for determining
significance are as follows:

(1) Events. Resources may be determined to be significant if they are associated with events that
have made a recognizable contribution to the broad patterns of the history of the community,
State or Nation. A resource can be associated with either, or both, of two (2) types of events:

a. A specific event marking an important moment in Fort Collins prehistory or history;
and/or

b. A pattern of events or a historic trend that made a recognizable contribution to the
development of the community, State or Nation.

(2) Persons/Groups. Resources may be determined to be significant if they are associated with
the lives of persons or groups of persons recognizable in the history of the community, State
or Nation whose specific contributions to that history can be identified and documented.

(3) Design/Construction. Resources may be determined to be significant if they embody the
identifiable characteristics of a type, period or method of construction; represent the work of a
craftsman or architect whose work is distinguishable from others by its characteristic style and
quality; possess high artistic values or design concepts; or are part of a recognizable and
distinguishable group of resources. This standard applies to such disciplines as formal and
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vernacular architecture, landscape architecture, engineering and artwork, by either an
individual or a group. A resource can be significant not only for the way it was originally
constructed or crafted, but also for the way it was adapted at a later period, or for the way it
illustrates changing tastes, attitudes, and/or uses over a period of time. Examples are
residential buildings which represent the socioeconomic classes within a community, but
which frequently are vernacular in nature and do not have high artistic values.

(4) Information potential. Resources may be determined to be significant if they have yielded, or
may be likely to yield, information important in prehistory or history.

(b) Integrity is the ability of a site, structure, object, or district to be able to convey its significance. The

integrity of a resource is based on the degree to which it retains all or some of seven (7) aspects or
gualities established by the U.S. Department of Interior, National Park Service: location, design,
setting, materials, workmanship, feeling and association. All seven (7) qualities do not need to be
present for a site, structure, object, or district to be eligible as long as the overall sense of past time
and place is evident. The criteria for determining integrity are as follows:

(1) Location is the place where the resource was constructed or the place where the historic or
prehistoric event occurred.

(2) Design is the combination of elements that create the form, plan space, structure and style of
a resource.

(3) Setting is the physical environment of a resource. Whereas location refers to the specific place
where a resource was built or an event occurred, setting refers to the character of the place in
which the resource played its historic or prehistoric role. It involves how, not just where, the
resource is situated and its relationship to the surrounding features and open space.

(4) Materials are the physical elements that form a resource.

(5) Workmanship is the physical evidence of the crafts of a particular culture or people during any
given period in history or prehistory. It is the evidence of artisans' labor and skill in constructing
or altering a building, structure or site.

(6) Feeling is a resource's expression of the aesthetic or historic sense of a particular period of
time. It results from the presence of physical features that, taken together, convey the
resource's historic or prehistoric character.

(7) Association is the direct link between an important event or person and a historic or prehistoric
resource. A resource retains association if it is the place where the event or activity occurred
and is sulfficiently intact to convey that relationship to an observer. Like feeling, association
requires the presence of physical features that convey a resource's historic or prehistoric
character.

(Ord. No. 034, 2019, § 2, 3-5-19)

Sec. 14-23. - Process for determining the eligibility of sites, structures, objects and districts for designation as

Fort Collins landmarks or landmark districts.

(@)
(b)

Application. [Omitted — this code section applies to applications for formal Landmark designation, and
not to determinations of eligibility for development review purposes under Land Use Code 3.4.7].
Appeal of determination. Any determination made by staff regarding eligibility may be appealed to the
Commission by the applicant, any resident of the City, or owner of property in the City. Such appeal
shall be set forth in writing and filed with the Director within fourteen (14) days of the date of the staff's
determination. The appeal shall include an intensive-level Colorado Cultural Resource Survey Form
for each resource that is subject to appeal, prepared by an expert in historic preservation acceptable to
the Director and the appellant, with the completion cost of such intensive-level survey to be paid by the
appellant. Such survey need not be filed with the appeal but must be filed at least fourteen (14) days
prior to the hearing of the appeal. The Director shall schedule a date for hearing the appeal before the
Commission as expeditiously as possible. Not less than fourteen (14) days prior to the date of the
hearing, the Director shall: (1) Provide the appellant and any owner of any resource at issue with
written notice of the date, time and place of the hearing of the appeal by first class mail; (2) Publish
notice of the hearing in a newspaper of general circulation in the City; and (3) Cause a signh readable
from a public point of access to be posted on or near the property containing the resource under
review stating how additional information may be obtained.

(Ord. No. 034, 2019, § 2, 3-5-19)
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ELIGIBILITY SUMMARY

From the memorandum issued by City staff on October 14, 2022 with findings for 1901 & 1925 Hull Street,
Preservation staff found the properties Eligible for designation as Fort Collins Landmarks and subject to the
provisions for historic resources in Land Use Code 3.4.7. Staff made that finding based on the historic resource
survey forms produced by Metcalf Archaeology and staff's own supplementary research. Those findings are
attached to this staff report and are summarized here:

- For both 1901 and 1925 Hull Street: Significance under Standard 3, Design/Construction in the area of
Architecture as locally-significant examples of intact farmhouses in the former farming locale of upper
Spring Creek and upper Fossil Creek. In both cases, this significance is limited to the main residences,
and does not include any outbuildings.

PUBLIC COMMENTS SUMMARY

As of November 23, no public comments have been received. Staff will continue to report information about
public comments received prior to the December 14 hearing to both the HPC and to the appellant and update
this staff report as necessary.

SAMPLE MOTIONS

Please note, staff recommends separate motions to establish a determination on 1901 Hull Street and 1925 Hull
Street individually.

Eligible — Qualifies as an Historic Resource

If the Commission determines that either property in question meets the Fort Collins Landmark criteria and
gualifies as an historic resource in compliance with Sections 14-22 & 14-23 of the Municipal Code, it may propose
a motion for either property or both properties based on the following:

“I move that the Historic Preservation Commission find the property at #### Hull Street meets the eligibility
standards outlined in Section 14-22 of the Fort Collins Municipal Code, and is an historic resource for the
purposes of project review under Land Use Code 3.4.7, based on the following findings of fact: [insert
findings of significance] and [insert findings of integrity].

Not Eligible

If the Commission finds that either property in question does not meet the Fort Collins Landmark criteria and does
not qualify as an historic resource in compliance with Sections 14-22 & 14-23 of the Municipal Code, it may
propose a motion for either property or both properties based on the following:

“I move that the Historic Preservation Commission find #### Hull Street does not meet the eligibility
standards outlined in Section 14-22 of the Fort Collins Municipal Code, and are not historic resources for
the purposes of project review under Land Use Code 3.4.7, based on the following findings of fact [insert
findings based on lack of significance and/or integrity].”

Note: The Commission may propose other wording for the motion based on its evaluation.
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ATTACHMENTS
1. 1901 Hull Street, Staff Finding of Eligibility completed October 14, 2022
2. 1925 Hull Street, Staff Finding of Eligibility completed October 14, 2022
3. 1901 Hull Street, Appellant Memo
4. 1925 Hull Street, Appellant Memo
5. 1839 Hyline Drive, Staff Finding of Eligibility completed October 14, 2022 (Note: This property is not
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a subject of the appeal hearing. However, due to its association with the development project, and
historical relationship with the 1901 & 1925 Hull Street properties, it has been included for context.)
October 28, 2022 Appeal Email from Property Owner

Relevant correspondence with Appellant/Legal Representative

City of Fort Collins Agricultural Context, 1994 (for reference)

6824 S College Ave, 2022 Historic Survey

. 2500-2514 S. Shields St., Historic Survey 2018

. 1038 W Vine Dr, Demo/Alt Survey Correspondence, 2018

. 1108-1114 W Vine Dr, Demo/Alt Survey Correspondence, 2018
. 2318 Laporte Ave, 2019 Historic Survey

. Staff Presentation
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Historic Preservation Services

Community Development & Neighborhood Services
281 North College Avenue

P.O. Box 580

Fort Collins, CO 80522.0580

970.416.4250
preservation@fcgov.com
fcgov.com/historicpreservation

OFFICIAL DETERMINATION:
FORT COLLINS LANDMARK ELIGIBILITY

Resource Number: B3202
Historic Building Name: Hull House
Property Address: 1901 Hull Street
Determination: ELIGIBLE

Issued: October 14, 2022
Expiration: October 14, 2027

ATTN: John Hostetler
Strategic Management, LLC
1921 Hyline Drive

Fort Collins, CO 80526

Dear Property Owner:

This letter provides you with confirmation that your property has been evaluated for Fort Collins
landmark eligibility, following the requirements in Chapter 14, Article II of the Fort Collins Municipal
Code, and has been found eligible for landmark designation.

An intensive-level Colorado Cultural Resource Survey Form was completed by a third-party historic
preservation consultant in order to provide the information that serves as the basis for an evaluation of a
property’s historic and/or architectural significance and its integrity, both of which are required for
landmark eligibility as per Article II, Section 14-22.

Staff has made the following findings regarding the information and evaluation of significance, integrity,
and landmark eligibility provided by the consultant in the attached form.

Significance

Consultant’s evaluation:

This site has also been evaluated against the City of Fort Collins Significance Standards. The site
is significant under Standard 1 for its association with Fort Collins agriculture. Although the site
is not directly described by any of the specific historic contexts in McWilliams and McWilliams’
“Agriculture in the Fort Collins Urban Growth Area,” it represents a significant aspect of Fort
Collins agriculture, namely a small chicken ranch whose success was based on agricultural
experimentation techniques taught at Colorado Agricultural College. The site is not associated
with a proprietor, founder, or significant employee of a local business or any other locally
significant persons under Standard 2.

Under Standard 3, the site is significant as a rare remaining example of a 1920s vernacular
residence in a semi-rural setting. Members of the working- and middle-classes in Fort Collins did

Page 1159



mailto:preservation@fcgov.com
https://library.municode.com/co/fort_collins/codes/municipal_code?nodeId=CH14LAPR_ARTIVDEREPRALDERE_S14-52STISPE
https://library.municode.com/co/fort_collins/codes/municipal_code?nodeId=CH14LAPR_ARTIVDEREPRALDERE_S14-52STISPE

Item 18.

not construct many ““high-style”” examples of architectural trends. Although the residence cannot
be defined by a specific architectural style, its design does convey an important aspect of Fort
Collins history and the time period in which it was constructed. In addition, vernacular
agricultural residences are exceedingly rare in southwest Fort Collins. Historic aerial images
depict the encroachment of residential subdivisions on farm and ranch properties in this part of
Fort Collins through the 1970s and 1980s; by 1999, residential suburbs and modern development
surround the property to the north, south, east, and west. Although a few semi-rural properties
are located immediately to the west, most now support 1950s/1960s ranch-style or modern
residences. As noted by McWilliams and McWilliams, ““During the last forty years, an astounding
number of agricultural buildings have been removed, with only a small percentage remaining.
Hence, each of those that do remain accrue additional significance.”

The site does not have archaeological significance and is not eligible for local landmark status
under Standard 4.

Staff does not agree with the consultant’s conclusions regarding the property’s significance under
Standard 1 Events/Trends in the area of Agriculture. Staff does agree with the consultant’s conclusions
regarding significance under Standard 3, Design/Construction in the area of Architecture. These
conclusions are based on the following findings:

The property’s statement of significance related to farmhouse architecture is supported by a
discussion of historical context and a comparative analysis that is appropriate for the property.
Relevant context reports have been referenced and cited. However, the significance of the
agricultural operation in the larger context is not well-established. While Mr. Hull’s farm
certainly appears unique, staff’s position is that there is not sufficient evidence to support the
claim that this was a locally-significant agricultural operation. In an immediate context, staff
would look to the still-operating farm at 2825-2917 S. Taft Hill Road as a stronger example in
this context.

Each significance criterion is addressed in the statement of significance, even if not applicable.
For eligible properties, a period of significance is provided and justified based on the available
records.

Staff would add the following contextual information to the record:
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The larger local context on agricultural development in this area is related to the North Fossil
Creek area, which included farms along Taft Hill Road south of present-day Prospect Road to
Horsetooth Road, and farms along present-day Shields Street from the New Mercer Ditch to
Horsetooth Road. In a 1950 aerial photograph, staff identified at least 30 farms in this area that
would reasonably be associated primarily with the uppers of Spring Creek. Of those that appeared
in 1950, only thirteen (13) survive and based on available records, only 6 appear to retain enough
historic integrity to be potentially eligible as examples of early agricultural development in the
region. Those six properties appear to be:

0 2825-2917 S. Taft Hill Road, 1889 house, 1926 barn, significant number of outbuildings

= High integrity of agricultural complex and remaining agricultural fields in use.
0 3226 S. Shields, Cunningham Farm1939
» High integrity of agricultural complex but agricultural fields no longer in
use/partially sold off and redeveloped.

1901 Hull Street, Hull House, ¢.1924
1925 Hull Street, Shankula House, ¢.1924
2010 Hull Street, 1933; appears only lightly altered
2034 S. Taft Hill Road, 1889 — appears intact, although looks to be a ¢.1910-1920s build

Oo0O0O0

.
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- Other surviving farmhouses in the area that were considered as comparisons but staff
classified as too altered to still convey any agricultural or architectural importance were:

0 2025 Hyline Drive, 1910; modifications unclear but likely significant; 9-28-2016
Demo/Alt as Not Eligible

0 1947 Kinnison Dr, 1935; appears modified (enclosed porch; window replacements; new
entry)

0 2500 & 2512 S. Shields — Aylesworth-Hahn House and associated outbuildings —
Determined Not Eligible 2018 (Intensive survey)

0 1836 S. Taft Hill Road, 1919 — modified, large rear addition;

O 2106 S. Taft Hill Road, 1944 — not sure this is a specifically agricultural dwelling; looks
like early and architect-designed Modern infill

Staff has added a localized image of the 1950 aerial photograph series covering the context area as an
attachment to this document. Specific to this property, staff has also added newspaper clippings that
support the association of the farm with the Hull family and what appear to be unique agricultural
practices focused on subsistence/urban agriculture methods.

Integrity

Consultant’s evaluation:

Integrity is the ability of a property to convey its significance and historic associations. If a
property has been altered and is no longer able to convey its connections to the past, it cannot be
eligible for listing on the NRHP. As a semi-rural, vernacular, and agricultural property, essential
physical characteristics include the physical appearance of the residence, location within a semi-
rural setting, and the presence of outbuildings.

Integrity is evaluated through seven aspects: location, design, setting, materials, workmanship,
feeling, and association. The site retains integrity of location. Integrity of design is retained
through the original footprint, massing, and door and window openings. Integrity of setting has
been impacted by the removal of multiple outbuildings and the encroachment of modern
development. Although setting has been impacted in this way, one outbuilding remains and the
property retains its original lot of 3.6 acres. Integrity of materials has been slightly impacted by
the addition of some modern windows and doors and the addition of metal sheeting to the roof.
The residence does retain some original windows and doors, and the roof retains its original
configuration although the exterior cladding has been altered. Integrity of workmanship is
retained through the plain finishes of vernacular construction. Integrity of feeling and association
have been impacted slightly by the removal of outbuildings and modern development, but the
residence and single outbuilding are still able to clearly convey their early twentieth century
construction and agricultural association. The site retains sufficient integrity to convey its
historic associations.

Staff agrees with the consultant’s conclusions regarding the primary farmhouse’s historic integrity related
to Standard 3, Design/Construction as a strong example of vernacular farmhouse architecture. However,
staff disagrees that the overall property has sufficient integrity to convey significance as an agricultural
property under Standard 1, Events/Trends in the area of Agriculture, since the unique layout form the Hull
farm period has been lost, and nearly all of the outbuildings are no longer present. Staff has based these
conclusions regarding the property’s integrity based on the following findings.

e Essential physical features are identified in the integrity analysis and related to period of
significance.

Page 1161

_3-




Item 18.

e Discussion of integrity relates to the property’s most relevant aspects of integrity per its
significance in relation to the farmhouse’s architecture, but is not well connected to established
significance for the agricultural operation as a whole.

e Discussion of integrity focuses on the main farmhouse’s essential physical features, and relates to
period of significance. However, discussion of integrity for the agricultural landscape does not
relate to the period of significance — of at least four outbuildings that are visible from 1950 aerial
imagery, only one survives in poor condition. Of at least 8 agricultural fields on the 4-acre
property, none are easily distinguished today.

e Discussion and conclusion responds directly to previous conclusions and assessments of the
property, whether in opposition or in agreement.

Statement of Eligibility:

This property is eligible for designation as a Fort Collins Landmark based on the eligibility standards in
Municipal Code 14, Article I and is a “historic resource” under the City’s Municipal and Land Use
Codes. However, staff’s determination is that the property only qualifies under Standard 3,
Design/Construction for its architectural importance as a surviving vernacular farmhouse in the North
Fossil Creek/upper Spring Creek area. Staff’s determination is that the property does not qualify under
Standard 1, Events/Trends in the area of Agriculture because the evidence, although interesting, does not
appear sufficient to establish this property as a significant agricultural operation in its localized context,
and does not appear to retain sufficient historic integrity as an agricultural operation even if that were
established.

Per Article II, Section 14-23 of the code, any determination made by staff regarding eligibility may be
appealed to the Commission by the applicant, any resident of the City, or owner of property in the City.
Such appeal shall be set forth in writing and filed with the Director within fourteen (14) days of the
date of the staff's determination.

If you have any questions regarding this determination, or if I may be of any assistance, please do not
hesitate to contact me. I may be reached at jbertolini@fcgov.com, or 970-416-4250.

Sincerely,
Jim Bertolini

Senior Historic Preservation Planner

Attachment: Colorado Cultural Resource Survey Architectural Inventory Form 1403, dated September
2022,
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1950 Aerial image; SW corner of Fort Collins showing Drake Rd (along north), Horsetooth
Road, along south, Taft Hill Road, along west, and Shields St, along east)
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Temporary Resource Number: MAC-FC-1 Address: 1901 Hull Street

OAHP1403 Official eligibility determination
Rev. 9/98 (OAHP use only)
Date Initials
COLORADO CULTURAL RESOURCE SURVEY Determined Eligible- NR

Determined Not Eligible- NR
Determined Eligible- SR

Determined Not Eligible- SR

Need Data

Contributes to eligible NR District
Noncontributing to eligible NR District

Architectural Inventory Form

Field Evaluation of Fort Collins Landmark Eligibility
Individually Eligible [ Contributing to District U Not Eligible
U Likely Eligible for State/National Register

General Recommendations: The site is recommended as not eligible for inclusion on the National

Register of Historic Places. The site is recommended eligible for local landmark status under Standard 1 for

its association with Fort Collins’ agricultural history and under Standard 3 as a rare remaining example of a

1920’s vernacular constructed residence.

l. Identification

Resource number:

Temporary resource number: MAC-FC-1

County: Larimer

City: Fort Collins

Historic building name: Hull House

Current building name:

Building address: 1901 Hull Street

Owner name and address: Strategic Management LLC. 1921 Hyline Drive, Fort Collins, CO 80526

© N o 0k~ w D PE

Il. Geographic Information
9. PM.6 Township 7N Range 69W
SE %, of NW Y of NW Y4 of section 27 and NE ¥4 of SW ¥4 of NW Y4 of section 27
10. UTM reference
Zone 13; 490577 mE 4488751 mN
11. USGS quad name: Fort Collins

Year: 1960 Map scale: 7.5' X 15' [ Attach photo copy of appropriate map section.

12. Lot(s): 8 Block:
Addition/Subdivision: Hull Place Annexation Year of Addition/Subdivision: 1985
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13.

Boundary Description and Justification: The site boundary does not exceed the property boundary
described by the Larimer County Assessor office as N 556.3 FT of Lot 8, Less W 12 FT, Sub of PT

of W % of NW 27-7-69; FTC, Less 86039031.

lll. Architectural Description

14.
15.
16.
17.
18.
19.

20.

21.
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Building plan (footprint, shape): L-shaped plan

Dimensions in feet: Length_36 x Width 33

Number of stories: 1

Primary external wall material(s): Horizontal Wood Siding; Wood Shingle

Roof configuration: Side Gabled

Primary external roof material: Metal

Special features: Overhanging Eaves, Exposed Rafter Ends, Chimney, Decorative Shingles,

Enclosed Porch, Deck

General architectural description:
This site consists of a single-story residence constructed in 1924 (Feature 1) and an outbuilding

to the south (Feature 2). The residence is L-shape in plan, due to an addition off the south

elevation, and it rests on a concrete foundation. The exterior is clad in horizontal wood siding with

vertical corner boards and decorative shingles in the gable ends. The main roof is side gabled and

clad in raised seam metal panels. A shed roof extends the east roof slope over a portion of the east

elevation and a shed roof covers a portion of the basement off the south elevation. The

overhanging eaves are open, exposing rafter ends. A brick chimney is visible near the roof

centerline and a wood deck is in front of the primary entrance on the east elevation.

The facade faces east and the primary entrance is at the north end. The entrance is accessed

via a wood deck and is composed of a paneled wood door. To the north is a one-over-one lite wood

window set in a simple wood surround. To the south is a one-over-one lite wood window, a

secondary entrance, and a single lite wood window; all with simple wood surrounds.

The north elevation has two, one-over-one lite wood windows set in simple wood surrounds.

Two concrete-lined window wells are visible along the foundation; one window is infilled with a

wood panel, the other window well has been infilled with concrete. Above, the gable peak has

decorative wood shingles.

The west elevation has a centrally located entrance composed of a paneled, vinyl door with six

inset lites. To the north is a pair of one-over-one lite wood windows set in simple wood surrounds.

To the south is a pair and a single, one-over-one lite wood window, set in simple wood surrounds.

The south elevation of the addition has a one-over-one lite wood window in a simple wood

surround and two concrete lined window wells along the foundation. Both basement windows are
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22.

23.

24.

infilled with wood panels. The south elevation of the main portion has a one-over-one lite vinyl|

window set in a simple wood surround.

The residence is in good condition. Some metal roof panels are loose, fascia along the

overhanging eaves is missing from the west elevation and portions of the south elevation, and all

the basement windows are infilled with wood panels.

Architectural style/building type: No Style

Landscaping or special setting features: The site is located in a semi-rural setting within the City of

Fort Collins. A gravel drive runs along the north and east elevations of the residence and concrete

slabs to the east and south indicate the former locations of a garage and barn. A residential housing

development is to the east.

Associated buildings, features, or objects:

Feature 2 is two, shed-roofed outbuildings connected by a wall along the north elevation. The

building is generally rectangular in plan and rests on a concrete foundation. The wood-framed

building is clad in a mixture of vertical wood siding, horizontal wood siding, and tar paper. The

shed roof is clad in metal panels and the overhanging eaves are open, exposing rafter ends.

The south elevation supports a series of openings cut into the exterior cladding; several are

boarded over. An open porch runs along the entire south elevation, supported by eight square

wood posts. The west, north, and east elevations have no fenestration. The outbuilding is in poor

condition. Tar paper is peeling off the north elevation, many openings are boarded over, and a

portion of the building at the northwest corner has collapsed.

IV. Architectural History

25.

26.

27.

28.

29.

30.

Page 1168

Date of Construction: Estimate:_ Actual: 1924

Source of information: Larimer County Property Assessor

Architect: Unknown

Source of information: N/A
Builder/Contractor: Unknown
Source of information: N/A

Original owner: likely Ruth H. and John Emmett Hull

Source of information: “No. 16 Event Set.” Coloradoan, May 2, 1967.

Construction history (include description and dates of major additions, alterations, or demolitions):

Some original wood windows and doors have been replaced with modern, vinyl counterparts.

In 2022, multiple outbuilding, including a barn, garage, and out house, were demolished.

Original location Moved [0 Date of move(s):
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V. Historical Associations

31.
32.
33.
34.
35.
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Original use(s): Domestic — Single Dwelling

Intermediate use(s):

Current use(s): Domestic — Single Dwelling

Site type(s): Chicken Ranch
Historical background:

Founded as a small frontier outpost in the 1860s, Fort Collins grew into a large town by the

1900s. A booming agricultural industry fueled by the arrival of the Colorado Central Railroad and

the Agricultural College brought a large middle- and working-class population to the city. Agricultural

activities, including farming, raising sheep and cattle, and growing fruit, not only provided food for

the local population, they were also essential to the early industrial and commercial success of the

City.
Although the city’s growth slowed in the first decade of the twentieth century, with no new

subdivisions added to the city between 1910-1919, Fort Collins’ population began to expand once

again after the close of WWI. The central business core increased in size, displacing residential

districts to the west and south fringes of the city, away from industrial areas at the northeast edge of

town. Four hundred acres of platted land to were added to the city in the 1920s, most at the western

boundary. In 1924, Gustav Pastor, a German immigrant, subdivided and platted the west half of the

northwest quarter of Section 27, a portion of land southwest of the city, into 10 large lots.

Pastor, a farmer and real estate dealer, was born in Berlin, Germany in 1868 and immigrated to
the United States with his wife Christine in 1900. The pair came to Colorado in 1901 and in 1918

resided on a farm north of Fort Collins. Gustav and Christine were active in the Plymouth

Congregational Church and had eight children together. Gustav passed in 1950 and Christine in

1956; they are buried together at Fort Collins’ Grandview Cemetery.

Ruth (Wine) and John Emmett Hull likely purchased the site from Pastor. Although no deed

record could be found, a 1925 Express Courier article notes the Hull's residence as four miles

southwest of town and a 1969 estate sale advertisement confirms the location of the Hull residence

south of Prospect Street and east of Taft Hill Road.

Ruth Wine had been born in lowa in 1894 and John Hull in 1896 in Missouri. The pair married

in Fort Collins in 1926. A veteran of WWI, John was a member of the Disabled American Veterans

and made his living as the proprietor of a chicken ranch. His property was described by T. G.

Stewart, a field instructor for the U.S. Veterans Bureau in 1925, as, “proof that a good living can be

made on four acres of Larimer county [sic] land.” (Express Courier, October 25, 1925). Using

techniqgues learned as a vocational student at Colorado Agricultural College (CAC), the Hull's

maintained a flock of White Leghorn chickens which produced eggs that could be sold in town.

They also kept three cows to supply skim milk as poultry feed; the excess butterfat was sold for a

profit. In addition to animals, the Hull's also grew strawberries, cucumbers, and tomatoes as cash

crops and corn, beets, sunflowers, and hay as feed for the chickens and cows. Through
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experimentation and growth of diverse crops, John and Ruth made their living on this small four-

acre property for over thirty years. John retired from farming and ranching in 1961. Ruth was an

active member of the No. 16 Neighborhood Club and hosted many of their meetings at their

residence. John passed in 1969 and Ruth in 1979; they are buried together in Fort Collins’

Grandview Cemetery.

After John'’s death in 1969, Ruth sold the property to her daughter and son-in-law, Vincent and

Marlene Hull Shryack. Marlene had been born in 1926 and attended Fort Collins High School and

Colorado Agricultural College (CAC, now Colorado State University). Vincent had also been born in

Fort Collins and graduated from CAC with an engineering degree. The pair married in 1949 and

settled in Oklahoma.

Vincent and Marlene received the property in 1969 and sold it in 1997 to Lloyd G. Thomas Jr.
and Jeannine Thomas. In 2013, the Thomas’ sold the property to Hull Street 1901 LLC, who

subsequently sold to Strategic Management LLC in 2021. Strategic Management LLC is the owner
as of September 2022.

36. Sources of information:

Carl and Karen McWilliams, “Agriculture in the Fort Collins Urban Growth Area 1862-1993.” Historic
Context and Survey Report, 1995.

“Post World War | Urban Growth, 1919-1941.” Fort Collins History and Architecture. Electronic resource.
https://history.fcgov.com/contexts/post, accessed 8/24/2022.

The Coloradoan [Fort Collins, Colorado]

“AAA Austin Auctions.” Coloradoan, September 19, 2969.

“Gustav Pastor, 81, Called by Death.” Coloradoan, March 20, 1950.
“John E. Hull.” Coloradoan, July 29, 1968. Page 3.

“No. 16 Event Set.” Coloradoan, May 2, 1967.

“Marlene Hull is Betrothed.” Coloradoan, June 10, 1948.

“Mrs. C. Pastor, 81, Expires in Denver.” Coloradoan, February 20, 1956.

T. G. Stewart. “Disabled Veteran Proves that Four Acres in Larimer County Mean Prosperity.” Express
Courier, October 25, 1925.

VI.

Significance

37. Local landmark designation: Yes [ No Date of designation: N/A
Designating authority: N/A

38. Applicable Eligibility Criteria:

National Fort Collins
Register Register

OA. X1. Associated with events that have made a significant contribution to the broad
pattern of our history;

I B. 2. Associated with the lives of persons significant in our past;

O C. X3. Embodies the distinctive characteristics of a type, period, or method of

construction, or represents the work of a master, or that possess high artistic
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39.

40.

41.
42.
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values, or represents a significant and distinguishable entity whose
components may lack individual distinction; or

O D. O 4. Has yielded, or may be likely to yield, information important in history or
prehistory.

U Qualifies under Criteria Considerations A through G (see Manual)
1 Does not meet any of the above criteria
Needs additional research under standards: [1 A/1 O B/2 O C/3 O D/4

Area(s) of significance: Agriculture, Architecture

Period of significance: 1924-1972
The site is recommended eligible as a rare remaining example of 1920s vernacular

architecture, as such, the period of significance begins at its date of construction and extends through

1972, fifty years prior to this documentation.

Level of significance: National (] State [ Local X

Statement of significance:

The site has been evaluated for eligibility against the National Register of Historic Places

(NRHP) Criteria. The site is found to lack association with events that have made significant

contribution to the broad patterns of our history under Criterion A. A deed search found no association

with historically significant persons under Criterion B. The site does not represent significant

characteristics of a type, period, or method of construction under Criterion C, and is unlikely to yield

important information in reference to research guestions under Criterion D. This site is recommended

not eligible for inclusion on the NRHP.

This site has also been evaluated against the City of Fort Collins Significance Standards. The

site is significant under Standard 1 for its association with Fort Collins agriculture. Although the site is

not directly described by any of the specific historic contexts in McWilliams and McWilliams’

“Agriculture in the Fort Collins Urban Growth Area,” it represents a significant aspect of Fort Collins

agriculture, namely a small chicken ranch whose success was based on agricultural experimentation

technigues taught at Colorado Agricultural College. The site is not associated with a proprietor,

founder, or significant employee of a local business or any other locally significant persons under
Standard 2.

Under Standard 3, the site is significant as a rare remaining example of a 1920s vernacular

residence in a semi-rural setting. Members of the working- and middle-classes in Fort Collins did not

construct many “high-style” examples of architectural trends. Although the residence cannot be

defined by a specific architectural style, its design does convey an important aspect of Fort Collins

history and the time period in which it was constructed. In addition, vernacular agricultural residences

are exceedingly rare in southwest Fort Collins. Historic aerial images depict the encroachment of

residential subdivisions on farm and ranch properties in this part of Fort Collins through the 1970s and

1980s; by 1999, residential suburbs and modern development surround the property to the north,

south, east, and west. Although a few semi-rural properties are located immediately to the west, most
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43.

now support 1950s/1960s ranch-style or modern residences. As noted by McWilliams and

McWilliams, “During the last forty years, an astounding number of agricultural buildings have been

removed, with only a small percentage remaining. Hence, each of those that do remain accrue

additional significance.”

The site does not have archaeological significance and is not eligible for local landmark status
under Standard 4.

Assessment of historic physical integrity related to significance:

Integrity is the ability of a property to convey its significance and historic associations. If a

property has been altered and is no longer able to convey its connections to the past, it cannot be

eligible for listing on the NRHP. As a semi-rural, vernacular, and agricultural property, essential

physical characteristics include the physical appearance of the residence, location within a semi-rural

setting, and the presence of outbuildings.

Inteqrity is evaluated through seven aspects: location, design, setting, materials, workmanship,

feeling, and association. The site retains integrity of location. Integrity of design is retained through

the original footprint, massing, and door and window openings. Integrity of setting has been impacted

by the removal of multiple outbuildings and the encroachment of modern development. Although

setting has been impacted in this way, one outbuilding remains and the property retains its original lot

of 3.6 acres. Integrity of materials has been slightly impacted by the addition of some modern

windows and doors and the addition of metal sheeting to the roof. The residence does retain some

original windows and doors, and the roof retains its original configuration although the exterior

cladding has been altered. Integrity of workmanship is retained through the plain finishes of

vernacular construction. Integrity of feeling and association have been impacted slightly by the

removal of outbuildings and modern development, but the residence and single outbuilding are still

able to clearly convey their early twentieth century construction and agricultural association. The site

retains sufficient integrity to convey its historic associations.

VII. National and Fort Collins Register Eligibility Assessment

44,

45,

46.
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Eligibility field assessment:

National:
Eligible (I Not Eligible Need Data U]
Fort Collins:
Eligible Not Eligible (I Need Data
Is there district potential? Yes [ No

Discuss: A historic district has not been predefined and cannot be readily identified due to

surrounding modern development.

If there is district potential, is this building: Contributing [ Non-contributing [

If the building is in existing district, isit:  Contributing ] Noncontributing [
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VIIl. Recording Information
47. Photograph numbers: 578-609
Negatives filed at: Metcalf Lakewood Office
48. Report title: N/A
49. Date(s): September 2022
50. Recorder(s): Rebekah Schields
51. Organization: Metcalf Archaeological Consultants, Inc.
52. Address: 11495 West 8" Avenue, Suite 104, Lakewood, CO 80215
53. Phone number(s): 303-425-4507

NOTE: Please include a sketch map, a photocopy of the USGS quad map indicating resource location, and
photographs.

History Colorado - Office of Archaeology & Historic Preservation
1200 Broadway, Denver, CO 80203 (303) 866-3395
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Site Photos and Maps
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Figure 1: Site overview, view southwest (Image #656, RLS 8/23/2022).

Figure 2: Feature 1, east elevation, view west (Image #578, RLS 8/23/2022).
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Figure 3: Feature 1, east and north elevations, view southwest (Image #679, RLS 8/23/2022).

Figure 4: Feature 1, north and west elevations, view southeast (Image #581, RLS 8/23/2022).
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Figure 5: Feature 1, west and south elevations, view northeast (Image #583, RLS 8/23/2022).

Figure 6: Feature 1, south elevation, view north (Image #584, RLS 8/23/2022).
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Figure 8: Feature 1, close up of loose roof panel, view southwest (Image #589, RLS 8/23/2022).
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Figure 9: Feature 2, south elevation, view northeast (Image #597, RLS 8/23/2022).

Figure 10: Feature 2, west elevation, view east (Image #600, RLS 8/23/2022).
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Figure 11: Feature 2, north elevation, view southeast (Image #602, RLS 8/23/2022).

Figure 12: Feature 2, south elevation, view southwest (Image #605, RLS 8/23/2022).
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Figure 13: Feature 2, east elevation, view west (Image #606, RLS 8/23/2022).
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Historic Preservation Services

Community Development & Neighborhood Services
281 North College Avenue

P.O. Box 580

Fort Collins, CO 80522.0580

970.416.4250
preservation@fcgov.com
fcgov.com/historicpreservation

OFFICIAL DETERMINATION:
FORT COLLINS LANDMARK ELIGIBILITY

Resource Number: B3203
Historic Building Name: Shankula House
Property Address: 1925 Hull Street
Determination: ELIGIBLE

Issued: October 14, 2022
Expiration: October 14, 2027

ATTN: John Hostetler
Strategic Management, LLC
1921 Hyline Drive

Fort Collins, CO 80526

Dear Property Owner:

This letter provides you with confirmation that your property has been evaluated for Fort Collins
landmark eligibility, following the requirements in Chapter 14, Article II of the Fort Collins Municipal
Code, and has been found eligible for landmark designation.

An intensive-level Colorado Cultural Resource Survey Form was completed by a third-party historic
preservation consultant in order to provide the information that serves as the basis for an evaluation of a
property’s historic and/or architectural significance and its integrity, both of which are required for
landmark eligibility as per Article II, Section 14-22.

Staff has made the following findings regarding the information and evaluation of significance, integrity,
and landmark eligibility provided by the consultant in the attached form.

Significance

Consultant’s evaluation:

This site has also been evaluated against the City of Fort Collins Significance Standards.
Although the site is significant under Standard 1 for its association with agriculture in Fort
Collins, it lacks sufficient integrity to convey this association. Specifically, the removal of cherry
trees and outbuildings from the property has impacted the ability of the site to convey its
connection to the historic fruit growing industry in Fort Collins. The site is not eligible for local
landmark status under Standard 1. The site is not associated with a proprietor, founder, or
significant employee of a local business or any other locally significant persons under Standard
2.

Under Standard 3, the site is significant as a rare remaining example of a 1920s vernacular
residence in a semi-rural setting. Members of the working- and middle-classes in Fort Collins did
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not construct many ““high-style”” examples of architectural trends. Although the residence cannot
be defined by a specific architectural style, its design does convey an important aspect of Fort
Collins history and the time period in which it was constructed. In addition, vernacular
agricultural residences are exceedingly rare in southwest Fort Collins. Historic aerial images
depict the encroachment of residential subdivisions on farm and ranch properties in this part of
Fort Collins through the 1970s and 1980s; by 1999, residential suburbs and modern development
surround the property to the north, south, east, and west. Although a few semi-rural properties
are located immediately to the west, most now support 1950s/1960s ranch-style or modern
residences. As noted by McWilliams and McWilliams, ““During the last forty years, an astounding
number of agricultural buildings have been removed, with only a small percentage remaining.
Hence, each of those that do remain accrue additional significance.”

The site does not have archaeological significance and is not eligible for local landmark status
under Standard 4.

Staff agrees with the consultant’s conclusions regarding the property’s significance under Standard 1
Events/Trends in the area of Agriculture and Standard 3, Design/Construction in the area of Architecture.
These conclusions are based on the following findings:

The property’s statement of significance is supported by a discussion of historical context and a
comparative analysis that is appropriate for the property. Relevant context reports have been
referenced and cited. Staff would recommend additional research regarding the history and
significance of orchards in this part of Larimer County and how significant this particular
operation was (please note integrity discussion regarding this Standard below since the orchard
for this and nearby farms is no longer present).

Each significance criterion is addressed in the statement of significance, even if not applicable.
For eligible properties, a period of significance is provided and justified based on the available
records.

Staff would add the following contextual information to the record:
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The larger local context on agricultural development in this area is related to the North Fossil
Creek area, which included farms along Taft Hill Road south of present-day Prospect Road to
Horsetooth Road, and farms along present-day Shields Street from the New Mercer Ditch to
Horsetooth Road. In a 1950 aerial photograph, staff identified at least 30 farms in this area that
would reasonably be associated primarily with the uppers of Spring Creek. Of those that appeared
in 1950, only thirteen (13) survive and based on available records, only 6 appear to retain enough
historic integrity to be potentially eligible as examples of early agricultural development in the
region. Those six properties appear to be:

0 2825-2917 S. Taft Hill Road, 1889 house, 1926 barn, significant number of outbuildings

= High integrity of agricultural complex and remaining agricultural fields in use.
0 3226 S. Shields, Cunningham Farm1939
» High integrity of agricultural complex but agricultural fields no longer in
use/partially sold off and redeveloped.

1901 Hull Street, Hull House, ¢.1924
1925 Hull Street, Shankula House, ¢.1924
2010 Hull Street, 1933; appears only lightly altered
2034 S. Taft Hill Road, 1889 — appears intact, although looks to be a c.1910-1920s build

Oo0O0Oo

Other surviving farmhouses in the area that were considered as comparisons but staff
classified as too altered to still convey any agricultural or architectural importance were:

.
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0 2025 Hyline Drive, 1910; modifications unclear but likely significant; 9-28-2016
Demo/Alt as Not Eligible

0 1947 Kinnison Dr, 1935; appears modified (enclosed porch; window replacements; new
entry)

0 2500 & 2512 S. Shields — Aylesworth-Hahn House and associated outbuildings —
Determined Not Eligible 2018 (Intensive survey)

0 1836 S. Taft Hill Road, 1919 — modified, large rear addition;

0 2106 S. Taft Hill Road, 1944 — not sure this is a specifically agricultural dwelling; looks
like early and architect-designed Modern infill

Staff has added a localized image of the 1950 aerial photograph series covering the context area as an
attachment to this document.

Integrity

Consultant’s evaluation:

Integrity is the ability of a property to convey its significance and historic associations, if a
property has been altered and is no longer able to convey its connections to the past, it cannot be
eligible for listing on the NRHP. As a semi-rural, vernacular, and agricultural property, essential
physical characteristics include the physical appearance of the residence, location within a semi-
rural setting, and the presence of outbuildings.

Integrity is evaluated through seven aspects: location, design, setting, materials, workmanship,
feeling, and association. The site retains integrity of location, design, workmanship, feeling, and
association. Integrity of materials is impacted slightly by the addition of modern vinyl windows on
the west elevation and a modern door on the south elevation; the original size and shape of the
openings are retained as is the one-over-one lite configuration of their historic counterparts.
Integrity of setting has been impacted by the demolition of several outbuildings, removal of
historic cherry trees, and nearby modern residential development. The property’s connection to
Fort Collins’ historic fruit growing industry has been severed by the removal of fruit-related
outbuildings and cherry trees. Although the specific connection to the fruit growing industry has
been impacted, the property is still able to clearly convey its early twentieth century semi-rural,
vernacular construction through the residence's plain finishes, remaining outbuildings, and
retention of the original 4.9-acre lot. The site retains sufficient integrity to convey its historic
architectural associations.

Staff agrees with the consultant’s conclusions regarding the property’s historic integrity. Staff has based
these conclusions on the following findings.

o Essential physical features are identified in the integrity analysis and related to period of
significance.

e Discussion of integrity relates to the property’s most relevant aspects of integrity per its
significance.

e Discussion of integrity focuses on the property’s essential physical features, and relates to the
period of significance.

e Discussion and conclusion responds directly to previous conclusions and assessments of the
property, whether in opposition or in agreement.

Statement of Eligibility:
This property is eligible for designation as a Fort Collins Landmark based on the eligibility standards in
Municipal Code 14, Article I and is a “historic resource” under the City’s Municipal and Land Use
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Codes. Staff’s determination is that the property qualifies under Standard 3, Design/Construction for its
architectural importance as a surviving vernacular farmhouse in the North Fossil Creek/upper Spring
Creek area.

Per Article II, Section 14-23 of the code, any determination made by staff regarding eligibility may be
appealed to the Commission by the applicant, any resident of the City, or owner of property in the City.
Such appeal shall be set forth in writing and filed with the Director within fourteen (14) days of the
date of the staff's determination.

If you have any questions regarding this determination, or if I may be of any assistance, please do not
hesitate to contact me. I may be reached at jbertolini@fcgov.com, or 970-416-4250.

Sincerely,
Jim Bertolini

Senior Historic Preservation Planner

Attachment: Colorado Cultural Resource Survey Architectural Inventory Form 1403, dated September
2022.
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1950 Aerial image; SW corner of Fort Collins showing Drake Rd (along north), Horsetooth
Road, along south, Taft Hill Road, along west, and Shields St, along east)
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ource Number:

Temporary Resource Number: MAC-FC-2  Address: 1925 Hull Street

OAHP1403 Official eligibility determination
Rev. 9/98 (OAHP use only)
Date Initials
COLORADO CULTURAL RESOURCE SURVEY Determined Eligible- NR

Determined Not Eligible- NR
Determined Eligible- SR

Determined Not Eligible- SR

Need Data

Contributes to eligible NR District
Noncontributing to eligible NR District

Architectural Inventory Form

Field Evaluation of Fort Collins Landmark Eligibility
Individually Eligible [0 Contributing to District I Not Eligible
I Likely Eligible for State/National Register

General Recommendations: The site is recommended not eligible for inclusion on the National Register

of Historic Places. The site is recommended eligible for local landmark status under Standard 3 as a rare

remaining example of a 1920’s vernacular residence.

l. Identification

Resource number:

Temporary resource number: MAC-FC-2
County: Larimer

City: Fort Collins

Historic building name: Shankula House

Current building name:
Building address: 1925 Hull Street
Owner name and address: Strategic Management, LLC. 1921 Hyline Drive, Fort Collins, CO 80526

® N o g bk~ w b=

Il. Geographic Information

9. PM.6 Township 7N Range 69W
SW Vs of SE Yaof NW Vi of NW Vi of section 27 and NW V2 of NE 4 of SW 4 of NW V4 of section 7
10. UTM reference
Zone 13; 490473 mE 4488742 mN
11.  USGS quad name: Fort Collins
Year: 1960 Map scale: 7.5' 15' [ Attach photo copy of appropriate map section.
12.  Lot(s): 7 Block:
Addition/Subdivision: South Taft Hill Seventh Annexation Year of Addition/Subdivision: 2003
13. Boundary Description and Justification: The site boundary does not exceed the property boundary,
described by the Larimer County Assessor as Lot 7, Less S 3 Ac, Sub of PT of W %2 of NW 27-7-69,

FTC.
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lll. Architectural Description

14.
15.
16.
17.
18.
19.

20.

21.

22.

23.
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Building plan (footprint, shape): Rectangular Plan
Dimensions in feet: Length_38 x Width 31

Number of stories: 1

Primary external wall material(s): Horizontal Wood Siding

Roof configuration: Side Gable

Primary external roof material: Asphalt Shingle

Special features: Overhanging Eaves, Exposed Rafter Ends, Chimney

General architectural description:

The site consists of a residence and three outbuildings. The single-story residence is

rectanqular in plan and rests on a concrete foundation. The exterior is clad in horizontal wood siding

with vertical corner boards. The roof is side gabled and the eaves of the south elevation extend into

a shed-roof over the rear portion; the roof is clad in asphalt shingles. A brick chimney extends from

the center roofline.

The facade faces north and supports a centered primary entrance. The entrance consists of a

paneled wood door with three inset vertical lites and an exterior metal storm door set in a simple

wood surround. Two concrete steps lead up to the entrance. On either side of the entrance are one-

over-one lite wood windows set in simple wood surrounds.

The east elevation has two, one-over-one lite wood windows and a pair of four-lite wood

windows; all are set in simple wood surrounds. A basement opening is visible along the foundation;

it has been infilled with a wood panel.

The south elevation supports a pair of wood windows set in a simple wood surround; one

window has four lites, the other has a single lite. At the west end of the elevation is an additional

personnel entrance composed of a vinyl door with nine inset lites.

The west elevation has two, one-over-one lite vinyl windows and a pair of four-lite windows; all

are set in simple wood surrounds. A basement window is visible along the foundation; the window

has been infilled with a wood panel.

The residence is in good condition. Some exterior paint is chipped and peeling and the

basement windows are all infilled with wood panels.

Architectural style/building type: No Style

Landscaping or special setting features:



Item 18.

ource Number:

Temporary Resource Number: MAC-FC-2  Address: 1925 Hull Street

24.

The site is located in a semi-rural setting within the City of Fort Collins. Hull Street, a gravel

road, runs along the north elevation. A concrete pad, indicating the location of a former garage, is

south of the residence.

Associated buildings, features, or objects:

Feature 2 is an outbuilding, south of the residence. The building is rectangular in plan, has no

foundation, and is clad in vertical wood. The shed roof is clad in corrugated metal. The east

elevation has a door composed of vertical wood and the south elevation has an opening cut into the

exterior cladding. There is no other fenestration.

Feature 3 is a barn, southeast of the residence. The building is rectangular in plan, has no

foundation, and is clad in vertical, half-log wood. The shed roof is clad in corrugated metal panels.

The south elevation has a personnel entrance composed of vertical half-log wood, a window

opening, and a large rectangular opening for animals. There is no other fenestration.

Feature 4 is an open-sided outbuilding located southeast of the primary residence. The building

is rectangular in plan and has no foundation. The shed roof is clad in corrugated metal. The south

and east elevations are open to the elements and the shed roof is supported by four rectangular

wood posts. The west elevation is clad in corrugated metal and the north elevation is clad in particle

board. There is no fenestration.

IV. Architectural History

25.

26.

27.

28.

20.

30.

Date of Construction: Estimate:_ Actual: 1924

Source of information: Larimer County Assessor Office

Architect: Unknown

Source of information: N/A
Builder/Contractor: Unknown
Source of information: N/A
Original owner: John Shankula

Source of information: “Agreement Sale & Purchase.” Coloradoan, November 8, 1922

Construction history (include description and dates of major additions, alterations, or demolitions):

Some modern windows and doors replaced original windows and doors at an unknown date. In

2022, multiple outbuildings were demolished, including several sheds and a garage.

Original location Moved [1 Date of move(s):

V. Historical Associations

31.
32.
33.
34.

Page 1190

Original use(s): Domestic — Single Dwelling

Intermediate use(s):

Current use(s): Domestic — Single Dwelling

Site type(s): Residence
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35.

Page 1191

Historical background:

Founded as a small frontier outpost in the 1860s, Fort Collins grew into a large town by the

1900s. A booming agricultural industry fueled by the arrival of the Colorado Central Railroad and

the Agricultural College brought a large middle- and working-class population to the city. Agricultural

activities, including farming, raising sheep and cattle, and growing fruit, not only provided food for

the local population, they were also essential to the early industrial and commercial success of the

city.
Although the city’s growth slowed in the first decade of the twentieth century, with no new

subdivisions added to the city between 1910-1919, Fort Collins’ population began to expand once

again after the close of WWI. The central business core increased in size, displacing residential

districts to the west and south fringes of the city, away from industrial areas at the northeast edge of

town. Four hundred acres of platted land to were added to the city in the 1920s, most at the western

boundary. In 1924, Gustav Pastor, a German immigrant, subdivided and platted the west half of the

northwest quarter of Section 27, a portion of land southwest of the city, into 10 large lots.

Gustav Pastor, a local real estate dealer and farmer, sold this parcel to John Shankula (also

known as Johann Schankula) in 1922. Gustav Pastor was born in Berlin, Germany in 1868 and

immigrated to the United States with his wife Christine in 1900. The pair came to Colorado in 1901

and in 1918 were residing on a farm north of Fort Collins. Gustav and Christine were active in the

Plymouth Congregational Church and had eight children together. Gustav passed in 1950 and

Christine in 1956; they are buried together at Fort Collins’ Grandview Cemetery.

John Shankula (or Johann Schankula) was born in Romania in 1888 and immigrated to the

United States in 1906. He married Anna May Magee in Laramie in 1922 and the pair had three

children together: James, Roy, and Robert. While living in Fort Collins, John worked as a fruit

farmer, growing cherries on his property. Historic aerial imagery shows a concentration of trees to

the east of the residence and at the south end of the property. Anna was an active member of the

No. Sixteen Neighborhood Club and hosted many meetings at their residence. By 1938, the

Shankulas were living in Arizona and seeking to rent or sell their property in Fort Collins. While in

Arizona, John worked as a custodian for Phoenix City Schools. John passed in 1960 and Anna

passed in 1967.
In 1946, the property sold to Lowell and Lillian Hodges. Lowell had been born in lowa in 1904

and Lillian, the daughter of Danish immigrants, was born in Colorado in 1906. The pair married in

Greeley in 1923 and had three children together: Shirley, Lucille, and Vernon. Lowell worked many

jobs throughout his life; the 1930 census notes his occupation as a machinist, in 1940, a filling

station attendant, and in 1950, a custodian at Colorado A & M (now Colorado State University).

Although Lowell worked outside the home, he likely maintained the cherry orchard begun by John

Shankula, historic aerial imagery indicates the cherry orchard remained intact through 1950. Lillian

was a homemaker. Lowell passed in 1974 and Lillian in 1985; they are buried together at Fort

Collins’ Grandview Cemetery.
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The Hodges sold the property to Andy and Hazel (Frey) Anderson in 1950. Andy had been

born in New Mexico in 1896. Hazel Frey was born in Fort Collins in 1904 and attended school at

Stout, now covered by Horsetooth Reservoir. The pair married in 1921 in Fort Collins. Andy was a

veteran of WWI, served as vice-commander for the local Disabled American Veterans post, and

worked as a laborer and farmer. Both Andy and Hazel were members of the Seventh-Day Adventist

Church. Hazel passed at their home in 1964. Andy continued to own the property until 1976, when
he sold to Dwight and Velna Blood. Andy passed in 1978.

Dwight and Velna Blood owned the site through 1984, when they sold to Lloyd and Jeannie

Thomas Jr. In 2013, the property was purchased by Hull Street 1925 LLC, who subsequently sold

to Strategic Management LLC in 2021. Strategic Management LLC is the owner as of September
2022.

36. Sources of information:

Carl and Karen McWilliams, “Agriculture in the Fort Collins Urban Growth Area 1862-1993.” Historic
Context and Survey Report, 1995.

Historic Aerial Imagery, 1950. Fort Collins Historic Preservation Services Office, accessed 10/10/2022.

“Post World War | Urban Growth, 1919-1941.” Fort Collins History and Architecture. Electronic resource.
https://history.fcgov.com/contexts/post, accessed 8/24/2022.

The Coloradoan [Fort Collins, Colorado]

“Agreement Sale & Purchase.” Coloradoan, November 8, 1922.
“Anderson.” Coloradoan, February 22, 1978.
“Cherries.” Coloradoan, July 13, 1939.

“D. A. V. Convention News.” Coloradoan May 8, 1929
“Gustav Pastor, 81, Called by Death.” Coloradoan, March 20, 1950.
“Johann Shankula.” The Arizona Republic, September 16, 1960.

“Lowell Hodges.” Coloradoan, February 17, 1974.

“Mrs. C. Pastor, 81, Expires in Denver.” Coloradoan, February 20, 1956.

“Mrs. Hazel Anderson Dies here at Age 59.” Coloradoan, January 28, 1964.
“Shankula.” The Arizona Republic, June 1, 1967.

VI.

Significance

37. Local landmark designation: Yes [ No Date of designation: N/A
Designating authority: N/A
38. Applicable Eligibility Criteria:

National Fort Collins
Register Register

A, 1. Associated with events that have made a significant contribution to the broad
pattern of our history;
U B. O 2. Associated with the lives of persons significant in our past;
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cC. X3. Embodies the distinctive characteristics of a type, period, or method of
construction, or represents the work of a master, or that possess high artistic
values, or represents a significant and distinguishable entity whose
components may lack individual distinction; or

O D. 4. Has yielded, or may be likely to yield, information important in history or
prehistory.

Qualifies under Criteria Considerations A through G (see Manual)

[J Does not meet any of the above criteria
Needs additional research under standards: [ A/1 1 B/2 O C/3 1 D/4

39. Area(s) of significance: Architecture

40. Period of significance: 1922-1972

The site is recommended eligible as a rare remaining example of 1920s vernacular architecture, as

such, the period of significance begins at its date of construction and extends through 1972, fifty years

prior to this documentation.

41. Level of significance: National ] State [ Local

42. Statement of significance:

The site has been evaluated for eligibility against the National Register of Historic Places

(NRHP) Criteria. The site is found to lack association with events that have made significant

contribution to the broad patterns of our history under Criterion A. A deed search found no association

with historically significant persons under Criterion B. The site does not represent significant

characteristics of a type, period, or method of construction under Criterion C, and is unlikely to yield

important information in reference to research questions under Criterion D. This site is recommended

not eligible for inclusion on the NRHP.

This site has also been evaluated against the City of Fort Collins Significance Standards.

Although the site is significant under Standard 1 for its association with agriculture in Fort Collins, it

lacks sufficient integrity to convey this association. Specifically, the removal of cherry trees and

outbuildings from the property has impacted the ability of the site to convey its connection to the

historic fruit growing industry in Fort Collins. The site is not eligible for local landmark status under

Standard 1. The site is not associated with a proprietor, founder, or significant employee of a local

business or any other locally significant persons under Standard 2.

Under Standard 3, the site is significant as a rare remaining example of a 1920s vernacular

residence in a semi-rural setting. Members of the working- and middle-classes in Fort Collins did not

construct many “high-style” examples of architectural trends. Although the residence cannot be

defined by a specific architectural style, its design does convey an important aspect of Fort Collins

history and the time period in which it was constructed. In addition, vernacular agricultural residences

are exceedingly rare in southwest Fort Collins. Historic aerial images depict the encroachment of

residential subdivisions on farm and ranch properties in this part of Fort Collins through the 1970s and

1980s; by 1999, residential suburbs and modern development surround the property to the north,

south, east, and west. Although a few semi-rural properties are located immediately to the west, most

now support 1950s/1960s ranch-style or modern residences. As noted by McWilliams and
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43.

McWilliams, “During the last forty years, an astounding number of agricultural buildings have been

removed, with only a small percentage remaining. Hence, each of those that do remain accrue

additional significance.” The site does not have archaeological significance and is not eligible for local

landmark status under Standard 4.

Assessment of historic physical integrity related to significance:

Integrity is the ability of a property to convey its significance and historic associations, if a

property has been altered and is no longer able to convey its connections to the past, it cannot be

eligible for listing on the NRHP. As a semi-rural, vernacular, and agricultural property, essential

physical characteristics include the physical appearance of the residence, location within a semi-rural

setting, and the presence of outbuildings.

Integrity is evaluated through seven aspects: location, design, setting, materials, workmanship,

feeling, and association. The site retains integrity of location, design, workmanship, feeling, and

association. Integrity of materials is impacted slightly by the addition of modern vinyl windows on the

west elevation and a modern door on the south elevation; the original size and shape of the openings

are retained as is the one-over-one lite configuration of their historic counterparts. Integrity of setting

has been impacted by the demolition of several outbuildings, removal of historic cherry trees, and

nearby modern residential development. The property’s connection to Fort Collins’ historic fruit

growing industry has been severed by the removal of fruit-related outbuildings and cherry trees.

Although the specific connection to the fruit growing industry has been impacted, the property is still

able to clearly convey its early twentieth century semi-rural, vernacular construction through the

residence's plain finishes, remaining outbuildings, and retention of the original 4.9-acre lot. The site

retains sufficient integrity to convey its historic architectural associations.

VII. National and Fort Collins Register Eligibility Assessment

44.

45.

46.

Eligibility field assessment:
National:
Eligible [ Not Eligible Need Data [
Fort Collins:
Eligible Not Eligible [J Need Data [
Is there district potential? Yes [ No

Discuss: A historic district has not been predefined and cannot be readily identified due to

surrounding modern development.

If there is district potential, is this building: Contributing ] Non-contributing [
If the building is in existing district, is it: ~ Contributing [ Noncontributing U]

VIIl. Recording Information

47.
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Photograph numbers: 635-657

Negatives filed at: Metcalf Lakewood Office
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48. Report title: N/A

49. Date(s): September 2022

50. Recorder(s): Rebekah Schields

51. Organization: Metcalf Archaeological Consultants, Inc.

52. Address: 11495 West 8™ Avenue, Suite 104, Lakewood, CO 80215
53. Phone number(s): 303-425-4507

NOTE: Please include a sketch map, a photocopy of the USGS quad map indicating resource location, and
photographs.

History Colorado - Office of Archaeology & Historic Preservation
1200 Broadway, Denver, CO 80203 (303) 866-3395
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Site Photos and Maps
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Figure 1: Site overview, view southeast (Image #657, RLS 8/23/2022).

Figure 2: Feature 1, north elevation, view south (Image #635, RLS 8/23/2022).
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Figure 3: Feature 1, east and north elevations, view southwest (Image #636, RLS 8/23/2022).

Figure 4: Feature 1, south and east elevations, view northwest (Image #637, RLS 8/23/2022).
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Figure 5: Feature 1, west and south elevations, view northeast (Image #638, RLS 8/23/2022).

Figure 6: Feature 1, west elevation, view east (Image #639, RLS 8/23/2022).
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Figure 7: Feature 2, south and east elevations, view northwest (Image #634, RLS 8/23/2022).

Figure 8: Feature 2, north and west elevations, view southeast (Image #345, RLS 8/23/2022).

Page 1201




Item 18.

ource Number:

Temporary Resource Number: MAC-FC-2  Address: 1925 Hull Street

Figure 9: Feature 3, south elevation, view north (Image #647, RLS 8/23/2022).

Figure 10: Feature 3, east and north elevations, view southwest (Image #649, RLS 8/23/2022).
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Temporary Resource Number: MAC-FC-2  Address: 1925 Hull Street

Figure 11: Feature 3, west and south elevations, view northeast (Image #651, RLS 8/23/2022).

Figure 12: Feature 4, south and east elevations, view northwest (Image #652, RLS 8/23/2022).
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ource Number:

Temporary Resource Number: MAC-FC-2  Address: 1925 Hull Street

Figure 13: Feature 4, west and south elevations, view northeast (Image #654, RLS 8/23/2022).

Figure 14: Feature 4, east and north elevations, view southwest (Image #653, RLS 8/23/2022).
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Appeal of Eligibility Determination
1901 Hull Street — Fort Collins, CO
Resource Number B3202

The True Life Companies, Inc. (“TTLC”) disagrees with the landmark eligibility determination by the City
of Fort Collins Historic Preservation Staff of the farmhouse (the “Hull Structure”) located at 1901 Hull
Street (the "Property"). TTLC's disagreement with the determination is based on a failure to consistently
interpret and apply relevant code provisions of Section 14-22 of the Municipal Code of the City of Fort
Collins (the “Code”), and the standards utilized for determining the eligibility of sites, structures, objects
and districts for designation as landmarks or landmark districts.

The Official Determination: Fort Collins Landmark Eligibility issued on October 14, 2022 (the
"Determination"), was based on a Colorado Cultural Resources Survey Form (the “Survey”) provided by a
third-party preservation consultant to furnish information that serves as the basis for the evaluation
conducted by the Historic Preservation Staff. The Survey was triggered by the proposed development of
the Property in conjunction with adjacent properties located at 1925 Hull Street and 1839 Hyline Drive.
The proposed development plans involve the demolition of existing structures on all three properties.

Under the standards in Code Section 14-22, the Hull Structure must be historically significant, and the
integrity of the Hull Structure must be able to convey its significance. The Hull Structure must be
historically significant in at least one of four ways: (1) “association” with historical events of trends; (2)
“association” with the lives of important persons or groups; (3) a distinguished design or construction;
or (4) has yielded or is likely to yield important historical information.

The Survey and Determination both conclude that the Hull Structure is eligible for landmark designation
under Standard 3 — Distinguished Design or Construction, because the Hull Structure represents a rare
remaining example of 1920s vernacular residences in a semi-rural setting. Furthermore, according to
the Survey and Determination, the working and middle classes in Fort Collins did not construct many
“high-style” examples of architectural trends and therefore a specific architectural style cannot be
associated with the Hull Structure. According to the Survey and Determination, the lack of identifiable
design features or architectural style and rarity of the Hull Structure is said to reflect an important
aspect of Fort Collins history and time period in which it was constructed.

On the contrary, these 1920’s structures were built for simplicity and low cost as a rural life of simple
means would demand and therefore would not be representative of a distinguished design or
construction. The reason these buildings are not particularly prized is because most folks would strive
to move out and have successfully moved up from dwellings of such simplistic nature. Vast
neighborhoods from the ‘40’s to the 90’s would not exist in modern times if this sort of rural residence
had been valued or sought after.

The determination letter references six remaining properties that retain enough historic integrity to be
eligible as examples of early agricultural development in the area. Two of which are the subject
property, 1901 Hull Street, as well as the property directly west, 1925 Hull Street. Additionally, the
determination also references six other similar properties that have been classified as too altered to still
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convey any agricultural or architectural importance. The Historic Preservation Planning Map and
identifies the following properties that appear to be of similar vernacular yet identified as not eligible.

e Hamar Farm Property at 6824 S. College Avenue
o Aylesworth-Hahn House at 2500 S. Shields

e 1114 and 1038 W. Vine

e 2318 LaPorte

According to the landmark eligibility standards, alterations can take away from the ability to convey the
importance of the original structure. The alterations or additions should be considered typical for these
types of structures given the initial size and simplicity of the original structure. In other words, the
original structures were modified in conjunction with the success of the agricultural nature of the
properties and subsequent growth of the family making the alternations part of the historical record and
equally important. The lack of originality needs to be looked at in the greater context in order to
consistently apply the standards. Taking the greater context into consideration leaves 14 structures
potentially representing an important aspect of Fort Collins agricultural history and time period. Given
the relative simplicity and lack of identifiable design features or architectural style of these two
remaining examples begs the question as to how many need to be preserved for future generations?

Furthermore, even if the 14 abovementioned structures are not found to represent important aspects of
Fort Collins history, the main significance of the Hull Structure is the small number of remaining 1920s
vernacular residences in a semi-rural setting. Other similar structures in surrounding areas were
permitted by the Historic Preservation Staff to be demolished leaving just a handful of similar structures
identified by the Historic Preservation Staff as landmark eligible. Now, the landowner and TTLC are
dealing with the repercussions of prior decisions of the Historic Preservation Staff.

In addition to the inconsistent application of the standards, it is essential to understand anticipated
future physical characteristics such as location as needed to convey historical significance. In this
particular instance the existing semi-rural setting and associated outbuildings are considered critical to
understanding the historical significance of the existing structure. With the proposed development the
existing semi-rural setting will largely be eliminated. In fact, the semi-rural setting has already been
diminished due to presence of neighborhoods to the east, north, and south.

Existing zoning and City Plan designations combined with the Transportation Master Plan all point to
future development in this area at a much higher density within a grid street pattern. Existing zoning
designations for the properties is Low Density Mixed-Use Neighborhood ("LMN”), which requires a
minimum average density of 4 dwelling units/acre with a maximum of 9 dwelling units/acre, combined
with properties located north of Hull Street designated Medium Density Mixed-Use Neighborhood
District (MMM), which requires a minimum average density of 12 dwelling units/acre. Furthermore, the
City Plan designates the three properties proposed for development (1839 Hyline, 1901 Hull, and 1925
Hull) as well as undeveloped properties to the north and south as Mixed Neighborhood which envisions
a variety of housing types in an effort to support higher densities. These designations combined with
the Transportation Master Plan envisioning the extension of Shallow Road as a thoroughfare west to
Taft Hill Road as a designated collector all point to future development of the area and subsequent
increase in density. This development and future development within the zoning and City Plan
designations designed to meet higher density demands in Fort Collins will further erode any remaining
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semi-rural context that would offer a connection to the former agricultural setting and subsequent
historical relevance of these structures.

By leaving the structure in place, it becomes a dissociated island in an awkward juxtaposition with the
permitted redevelopment project. While they would remain as “old-timey” examples of a by-gone era,
they will continue to erode in value and potentially bring down the value of its neighbors due to its
incongruous and aged style. With the consistent application of the adopted Fort Collins standards for
new development in this area this project can move forward without the older structure because there
are plenty of examples of structures representing 1920s vernacular residences in a semi-rural setting in
other areas which would be more well suited to preservation

An industry tenant in the historic resources profession states, that just because something is old doesn’t
make it historic. Anything old must be additive to our understand or knowledge of history or prehistory
to warrant protection or preservation. Neither of the two structures in question add new information to
our knowledge or understanding of Fort Collins’ agricultural history that was not already known or well
understood.

Thank you in advance for your consideration. We look forward to discussing in greater detail at the
December 14, 2022 meeting of the Historic Preservation Commission.

Sincerely,

The True Life Companies, Inc.

Zell O. Cantrell
Senior Project manager
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Appeal of Eligibility Determination
1925 Hull Street — Fort Collins, CO
Resource Number B3203

The True Life Companies, Inc. (“TTLC”) disagrees with the landmark eligibility determination by the City
of Fort Collins Historic Preservation Staff of the farmhouse (the “Hull Structure”) located at 1901 Hull
Street (the "Property"). TTLC's disagreement with the determination is based on a failure to consistently
interpret and apply relevant code provisions of Section 14-22 of the Municipal Code of the City of Fort
Collins (the “Code”), and the standards utilized for determining the eligibility of sites, structures, objects
and districts for designation as landmarks or landmark districts.

The Official Determination: Fort Collins Landmark Eligibility issued on October 14, 2022 (the
"Determination"), was based on a Colorado Cultural Resources Survey Form (the “Survey”) provided by a
third-party preservation consultant to furnish information that serves as the basis for the evaluation
conducted by the Historic Preservation Staff. The Survey was triggered by the proposed development of
the Property in conjunction with adjacent properties located at 1901 Hull Street and 1839 Hyline Drive.
The proposed development plans involve the demolition of existing structures on all three properties.

Under the standards in Code Section 14-22, the Hull Structure must be historically significant, and the
integrity of the Hull Structure must be able to convey its significance. The Hull Structure must be
historically significant in at least one of four ways: (1) “association” with historical events of trends; (2)
“association” with the lives of important persons or groups; (3) a distinguished design or construction;
or (4) has yielded or is likely to yield important historical information.

The Survey and Determination both conclude that the Hull Structure is eligible for landmark designation
under Standard 3 — Distinguished Design or Construction, because the Hull Structure represents a rare
remaining example of 1920s vernacular residences in a semi-rural setting. Furthermore, according to
the Survey and Determination, the working and middle classes in Fort Collins did not construct many
“high-style” examples of architectural trends and therefore a specific architectural style cannot be
associated with the Hull Structure. According to the Survey and Determination, the lack of identifiable
design features or architectural style and rarity of the Hull Structure is said to reflect an important
aspect of Fort Collins history and time period in which it was constructed.

On the contrary, these 1920’s structures were built for simplicity and low cost as a rural life of simple
means would demand and therefore would not be representative of a distinguished design or
construction. The reason these buildings are not particularly prized is because most folks would strive
to move out and have successfully moved up from dwellings of such simplistic nature. Vast
neighborhoods from the ‘40’s to the 90’s would not exist in modern times if this sort of rural residence
had been valued or sought after.

The determination letter references six remaining properties that retain enough historic integrity to be
eligible as examples of early agricultural development in the area. Two of which are the subject
property, 1901 Hull Street, as well as the property directly west, 1925 Hull Street. Additionally, the
determination also references six other similar properties that have been classified as too altered to still
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convey any agricultural or architectural importance. The Historic Preservation Planning Map and
identifies the following properties that appear to be of similar vernacular yet identified as not eligible.

e Hamar Farm Property at 6824 S. College Avenue
o Aylesworth-Hahn House at 2500 S. Shields

e 1114 and 1038 W. Vine

e 2318 LaPorte

According to the landmark eligibility standards, alterations can take away from the ability to convey the
importance of the original structure. The alterations or additions should be considered typical for these
types of structures given the initial size and simplicity of the original structure. In other words, the
original structures were modified in conjunction with the success of the agricultural nature of the
properties and subsequent growth of the family making the alternations part of the historical record and
equally important. The lack of originality needs to be looked at in the greater context in order to
consistently apply the standards. Taking the greater context into consideration leaves 14 structures
potentially representing an important aspect of Fort Collins agricultural history and time period. Given
the relative simplicity and lack of identifiable design features or architectural style of these two
remaining examples begs the question as to how many need to be preserved for future generations?

Furthermore, even if the 14 abovementioned structures are not found to represent important aspects of
Fort Collins history, the main significance of the Hull Structure is the small number of remaining 1920s
vernacular residences in a semi-rural setting. Other similar structures in surrounding areas were
permitted by the Historic Preservation Staff to be demolished leaving just a handful of similar structures
identified by the Historic Preservation Staff as landmark eligible. Now, the landowner and TTLC are
dealing with the repercussions of prior decisions of the Historic Preservation Staff.

In addition to the inconsistent application of the standards, it is essential to understand anticipated
future physical characteristics such as location as needed to convey historical significance. In this
particular instance the existing semi-rural setting and associated outbuildings are considered critical to
understanding the historical significance of the existing structure. With the proposed development the
existing semi-rural setting will largely be eliminated. In fact, the semi-rural setting has already been
diminished due to presence of neighborhoods to the east, north, and south.

Existing zoning and City Plan designations combined with the Transportation Master Plan all point to
future development in this area at a much higher density within a grid street pattern. Existing zoning
designations for the properties is Low Density Mixed-Use Neighborhood ("LMN"), which requires a
minimum average density of 4 dwelling units/acre with a maximum of 9 dwelling units/acre, combined
with properties located north of Hull Street designated Medium Density Mixed-Use Neighborhood
District (MMM), which requires a minimum average density of 12 dwelling units/acre. Furthermore, the
City Plan designates the three properties proposed for development (1839 Hyline, 1901 Hull, and 1925
Hull) as well as undeveloped properties to the north and south as Mixed Neighborhood which envisions
a variety of housing types in an effort to support higher densities. These designations combined with
the Transportation Master Plan envisioning the extension of Shallow Road as a thoroughfare west to
Taft Hill Road as a designated collector all point to future development of the area and subsequent
increase in density. This development and future development within the zoning and City Plan
designations designed to meet higher density demands in Fort Collins will further erode any remaining
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semi-rural context that would offer a connection to the former agricultural setting and subsequent
historical relevance of these structures.

By leaving the structure in place, it becomes a dissociated island in an awkward juxtaposition with the
permitted redevelopment project. While they would remain as “old-timey” examples of a by-gone era,
they will continue to erode in value and potentially bring down the value of its neighbors due to its
incongruous and aged style. With the consistent application of the adopted Fort Collins standards for
new development in this area this project can move forward without the older structure because there
are plenty of examples of structures representing 1920s vernacular residences in a semi-rural setting in
other areas which would be more well suited to preservation

An industry tenant in the historic resources profession states, that just because something is old doesn’t
make it historic. Anything old must be additive to our understand or knowledge of history or prehistory
to warrant protection or preservation. Neither of the two structures in question add new information to
our knowledge or understanding of Fort Collins’ agricultural history that was not already known or well
understood.

Thank you in advance for your consideration. We look forward to discussing in greater detail at the
December 14, 2022 meeting of the Historic Preservation Commission.

Sincerely,

The True Life Companies, Inc.

Zell O. Cantrell
Senior Project manager
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Historic Preservation Services

Community Development & Neighborhood Services
281 North College Avenue

P.O. Box 580

Fort Collins, CO 80522.0580

970.416.4250
preservation@fcgov.com
fcgov.com/historicpreservation

OFFICIAL DETERMINATION:
FORT COLLINS LANDMARK ELIGIBILITY

Resource Number: B3201
Historic Building Name: Cady House
Property Address: 1839 Hyline Drive

Determination: NOT ELIGIBLE

Issued: October 14, 2022
Expiration: October 14, 2027

ATTN: John Hostetler
Strategic Management, LLC
1921 Hyline Drive

Fort Collins, CO 80526

Dear Property Owner:

This letter provides you with confirmation that your property has been evaluated for Fort Collins
landmark eligibility, following the requirements in Chapter 14, Article II of the Fort Collins Municipal
Code, and has been found not eligible for landmark designation.

An intensive-level Colorado Cultural Resource Survey Form was completed by a third-party historic
preservation consultant in order to provide the information that serves as the basis for an evaluation of a
property’s historic and/or architectural significance and its integrity, both of which are required for
landmark eligibility as per Article II, Section 14-22.

Staff has made the following findings regarding the information and evaluation of significance, integrity,
and landmark eligibility provided by the consultant in the attached form.

Significance

Consultant’s evaluation:

This site has also been evaluated against the City of Fort Collins Significance Standards.
Although the site is generally associated with development of Fort Collins post-WW], it does not
add significant character, interest, or value to our understanding of the City’s development, and
it is not the site of any historic events, rendering it not eligible under Standard 1. The site is not
readily identified with a person or group of persons who had an effect on Fort Collins history and
is not associated with the heritage of a specific cultural, political, economic, or social group. The
site is not eligible under Standard 2. Although vernacular 1920s residences are a rare remaining
property type within this part of the city, this site is not a particularly good example of vernacular
constructed residences. Additionally, the property type is better represented by two nearby
examples. The site is not eligible under Standard 3. The site does not have archaeological
significance and is not eligible for local landmark status under Standard 4.
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Staff agrees with the consultant’s conclusions regarding the property’s significance based on the
following findings.

The property’s statement of significance is supported by a discussion of historical context and a
comparative analysis that is appropriate for the property. Relevant context reports have been
referenced and cited.

Each significance criterion is addressed in the statement of significance, even if not applicable.
For eligible properties, a period of significance is provided and justified based on the available
records.

Staff would add the following contextual information to the record:

The larger local context on agricultural development in this area is related to the North
Fossil Creek area, which included farms along Taft Hill Road south of present-day
Prospect Road to Horsetooth Road, and farms along present-day Shields Street from the
New Mercer Ditch to Horsetooth Road. In a 1950 aerial photograph, staff identified at
least 30 farms in this area that would reasonably be associated primarily with the uppers
of Spring Creek. Of those that appeared in 1950, only thirteen (13) survive and based on
available records, only 6 appear to retain enough historic integrity to be potentially
eligible as examples of early agricultural development in the region. Those six properties
appear to be:
0 2825-2917 S. Taft Hill Road, 1889 house, 1926 barn, significant number of outbuildings
= High integrity of agricultural complex and remaining agricultural fields in use.
0 3226 S. Shields, Cunningham Farm1939
» High integrity of agricultural complex but agricultural fields no longer in
use/partially sold off and redeveloped.
1901 Hull Street, Hull House, ¢.1924
1925 Hull Street, Shankula House, ¢.1924
2010 Hull Street, 1933; appears only lightly altered
2034 S. Taft Hill Road, 1889 — appears intact, although looks to be a ¢.1910-1920s build

Oo0oo0o

Other surviving farmhouses in the area that were considered as comparisons but staff
classified as too altered to still convey any agricultural or architectural importance were:
0 2025 Hyline Drive, 1910; modifications unclear but likely significant; 9-28-2016
Demo/Alt as Not Eligible
0 1947 Kinnison Dr, 1935; appears modified (enclosed porch; window replacements; new
entry)
0 2500 & 2512 S. Shields — Aylesworth-Hahn House and associated outbuildings —
Determined Not Eligible 2018 (Intensive survey)
0 1836 S. Taft Hill Road, 1919 — modified, large rear addition;
0 2106 S. Taft Hill Road, 1944 — not sure this is a specifically agricultural dwelling; looks
like early and architect-designed Modern infill

Staff has added a localized image of the 1950 aerial photograph series covering the context area as an
attachment to this document.
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Integrity

Consultant’s evaluation: N/A (not significant)

Staff agrees with the consultant’s conclusions regarding the property’s integrity based on the following
findings.

o Essential physical features are identified in the integrity analysis and related to period of

significance.

e Discussion of integrity relates to the property’s most relevant aspects of integrity per its
significance.

e Discussion of integrity focuses on the property’s essential physical features, and relates to period
of significance.

e Discussion and conclusion responds directly to previous conclusions and assessments of the
property, whether in opposition or in agreement.

Statement of Eligibility:

This property is not eligible for designation as a Fort Collins Landmark based on the eligibility standards
in Municipal Code 14, Article II and is not a “historic resource” under the City’s Municipal and Land Use
Codes.

Per Article II, Section 14-23 of the code, any determination made by staff regarding eligibility may be
appealed to the Commission by the applicant, any resident of the City, or owner of property in the City.
Such appeal shall be set forth in writing and filed with the Director within fourteen (14) days of the
date of the staff's determination.

If you have any questions regarding this determination, or if I may be of any assistance, please do not
hesitate to contact me. I may be reached at jbertolini@fcgov.com, or 970-416-4250.

Sincerely,
Jim Bertolini

Senior Historic Preservation Planner

Attachment: Colorado Cultural Resource Survey Architectural Inventory Form 1403, dated September
2022.
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1950 Aerial image; SW corner of Fort Collins showing Drake Rd (along north), Horsetooth
Road, along south, Taft Hill Road, along west, and Shields St, along east)
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Item 18. ource Number:

Temporary Resource Number: MAC-FC-3  Address: 1839 Hyline Drive

OAHP1403 Official eligibility determination
Rev. 9/98 (OAHP use only)
Date Initials
COLORADO CULTURAL RESOURCE SURVEY Determined Eligible- NR

Determined Not Eligible- NR
Determined Eligible- SR

Determined Not Eligible- SR

Need Data

Contributes to eligible NR District
Noncontributing to eligible NR District

Architectural Inventory Form

Field Evaluation of Fort Collins Landmark Eligibility
U Individually Eligible [0 Contributing to District Not Eligible
U Likely Eligible for State/National Register

General Recommendations: The site is recommended not eligible for inclusion on the National Register of

Historic Places. The site is recommended not eligible for local landmark status under City of Fort Collins

Significance Standards 1-4.

l. Identification

Resource number:

Temporary resource number: MAC-FC-3

County: Larimer

City: Fort Collins

Historic building name: Cady House

Current building name:

Building address: 1839 Hyline Drive

Owner name and address: Strategic Management LLC. 1921 Hyline Drive, Fort Collins, CO 80526

© N o o bk~ w D E

Il. Geographic Information
9. PM.6 Township 7N Range 69W
E Y of SW Yiof NW ¥ of section 27
10. UTM reference
Zone 13; 490573 mE 4488563 mN
11. USGS quad name: Fort Collins

Year: 1960 Map scale: 7.5' 15' [ Attach photo copy of appropriate map section.

12. Lot(s): 8 Block:
Addition/Subdivision: Hull Place Annexation Year of Addition/Subdivision: 1985

13. Boundary Description and Justification: The site boundary does not exceed the property boundary,
described by the Larimer County Assessor office as S 515 Ft of Lot 8 & W 12 FT of N 556.3 FT of
Lot 8, Sub of PT of W % of NW 27-7-69 FTC.
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Temporary Resource Number: MAC-FC-3  Address: 1839 Hyline Drive

[ll. Architectural Description

14.
15.
16.
17.
18.
19.

20.

21.

22.

23.
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Building plan (footprint, shape): Rectangular Plan
Dimensions in feet: Length_45 x Width 24

Number of stories: 1

Primary external wall material(s): Horizontal Wood Siding

Roof configuration: Front Gabled

Primary external roof material: Asphalt Shingles

Special features: Overhanging Eaves, Exposed Rafter Ends, Chimney, Deck

General architectural description:

The site consists of a single-story residence (Feature 1) and a garage (Feature 2). The

residence is generally rectangular in plan and rests on a concrete foundation. The exterior is clad in

horizontal wood siding of two different widths and vertical corner boards. The roof is front gabled

and clad in asphalt shingles. The overhanging eaves are open, exposing rafter ends. A brick

chimney extends through the eaves of the north elevation. An enclosed porch extends to the east

from the east elevation and supports a barrel roof clad in corrugated metal. A wood deck is south of

the enclosed porch.

The facade faces east and supports a primary entrance located within an enclosed porch. The

entrance is a paneled wood door with single inset lite. To the south, on the main portion, is a one-

over-one lite wood window with a simple wood surround. Above, in the gable peak is a six-lite wood

window set in a simple wood surround.

The north elevation has four, one-over-one lite wood windows of two different widths. All

windows are set in simple wood surrounds. A brick chimney is centrally located on the elevation and

extends up through the overhanging eaves.

The west elevation has a one-over two lite window set in a simple wood surround at the south

end. A door opening at the north end has been covered over by a raised seam metal panel.

The south elevation has a pair of six-lite wood windows with exterior storm screens set in a

simple wood surround, and a one-over-one lite window with exterior storm screen set in a simple

wood surround.

The residence is in fair condition. The exterior paint is peeling and cracking, the roof is

collapsing, portions of the exterior cladding are coming loose, and the foundation exhibits cracks.

Architectural style/building type: No Style

Landscaping or special setting features:

The site is located in a semi-rural setting within the City of Fort Collins. A gravel drive runs

along the north and east elevations of the residence.
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24,

Associated buildings, features, or objects:

Feature 2 is a single-story garage located southeast of the residence. The garage is

rectangular in plan, rests on a concrete foundation, and is clad in horizontal wood siding with

vertical corner boards. The roof is front-gabled and clad in corrugated metal. The overhanging

eaves are open, exposing rafter ends. The facade faces north and supports a pair of wood doors

composed of vertical wood. The east elevation has a paneled wood door at the north end. The

south elevation has two window openings, both are infilled with wood panels. The west elevation

has no fenestration. Feature 2 is in fair condition. Exterior paint is peeling, the doors on the north

elevation are damaged, and the northeast corner is supported by a metal post.

IV. Architectural History

25.

26.

27.

28.

29.

30.

Date of Construction: Estimate:_ Actual: 1924

Source of information: Larimer County Assessor

Architect: Unknown

Source of information: N/A
Builder/Contractor: Unknown
Source of information: N/A

Original owner: Amy and Alonzo Cady

Source of information: “For Rent.” Coloradoan, August 11, 1937

Construction history (include description and dates of major additions, alterations, or demolitions):

It is likely the enclosed porch on the east elevation is a later addition to the residence. The date of

this addition is unknown.

Original location Moved [0 Date of move(s):

V. Historical Associations

31.
32.
33.
34.
35.
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Original use(s): Domestic — Single Dwelling

Intermediate use(s):

Current use(s): Domestic — Single Dwelling

Site type(s): Residence
Historical background:

Founded as a small frontier outpost in the 1860s, Fort Collins grew into a large town by the

1900s. A booming agricultural industry fueled by the arrival of the Colorado Central Railroad and

the Agricultural College brought a large middle- and working-class population to the city. Agricultural

activities, including farming, raising sheep and cattle, and growing fruit, not only provided food for

the local population, they were also essential to the early industrial and commercial success of the

city.
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36.
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Although the city’s growth slowed in the first decade of the twentieth century, with no new

subdivisions added to the city between 1910-1919, Fort Collins’ population began to expand once

again after the close of WWI. The central business core increased in size, displacing residential

districts to the west and south fringes of the city, away from industrial areas at the northeast edge of

town. Four hundred acres of platted land to were added to the city in the 1920s, most at the western

boundary. In 1924, Gustav Pastor, a German immigrant, subdivided and platted the west half of the

northwest quarter of Section 27, a portion of land southwest of the city, into 10 large lots.

The first known owners of the site are Amy and Alonzo Cady. Amy has been born in Kansas in

1893 and Alonzo in Nebraska in 1888. The pair married in 1929. Although the exact year the

Cady'’s purchased the site is unknown, it was prior to 1936, That year, Alonzo took out an ad in The

Coloradoan seeking a renter for his 4-acre property with a 5-room house and a garage located 3%

miles southwest of Fort Collins. The pair lived in Laramie, WY for a time, where Alonzo served as

postmaster. In 1946, the Cady’s relocated back to Fort Collins. Amy worked as a homemaker and

participated with the First United Presbyterian Church and the Ladies Auxiliary of Railroad

Trainmen. Alonzo worked as a train conductor and train master. Alonzo passed in 1973 and Amy in
1974.
In 1952, the Cady’s sold the property to Arthur and Ruth Bennett, Jr. and that same year, the

Bennetts sold to Richard and Elsie Ralston. Richard Ralston had been born around 1930 in

Massachusetts. By 1950, he was living with his parents in Denver. Ralston graduated from

Colorado A & M (now Colorado State University) with an engineering degree in 1958 and went on

to receive a master’'s degree from the Massachusetts Institute of Technology. Richard married Elsie

Sheesley in Denver in 1950; the pair had one son. In 1957, the Ralston’s sold this property to Elmer

and Shirley Remmenga.

Elmer had been born in 1927 in Nebraska. He received an undergraduate degree in agriculture

from University of Nebraska, Lincoln and went on to pursue a master’s degree and Ph.D. from

Purdue University. In 1953, ElImer married Shirley Vallier in Council Bluffs, lowa. The pair relocated

to Fort Collins in 1955. A statistician, EImer established the first statistics courses at Colorado State

University (CSU) and provided statistical consultation for the scientists at the Colorado Agricultural

Experiment Station; he taught at CSU for 46 years. The Remmengas had five children together.
Elmer passed in 2005; Shirley celebrated her 85t birthday in 2014.

The site was purchased by Manson and Bonnie Jones in 1961. The pair were married in 1960

at the First Methodist Church of Fort Collins. Manson was a graduate student at CSU and Bonnie

taught physical education at Fort Collins High School. The pair had at least one child together, but

no other information could be found. The Jones sold the property to their neighbors to the north,

Vincent and Marlene Shryack, in 1972.

The Shryacks owned the site through 1997, when they sold to Lloyd and Jeannie Thomas. The

Thomas'’ sold to Hyline Drive 1839 LLC in 2013, who subsequently sold to Strategic Management

LLC in 2021. Strategic Management LLC is the current owner.

Sources of information:
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Carl and Karen McWilliams, “Agriculture in the Fort Collins Urban Growth Area 1862-1993.” Historic
Context and Survey Report, 1995.

“Post World War | Urban Growth, 1919-1941.” Fort Collins History and Architecture. Electronic resource.

https://history.fcgov.com/contexts/post, accessed 8/24/2022.

The Coloradoan [Fort Collins, Colorado]
“Amy Cady.” Coloradoan, June 13, 1974.
“Alonzo Cady.” Coloradoan, August 28, 1973.

“Boy Pockets Dynamite Cap, Causes Worry for Hosts.” Coloradoan, August 2, 1962.

“Denver Student ‘Honor Engineer’.” Coloradoan, May 12, 1957.

“Dr. Graybill Appointed to Head New Department.” Coloradoan, February 1, 1971.

“Elmer Remmenga.” Coloradoan, January 13, 2005.
“For Rent.” Coloradoan, August 11, 1937.

“Shirley Remmenga.” Coloradoan, November 15, 2014.

“Strange as it Seems.” Coloradoan July 2, 1935.

“Westphal-Jones Nuptials Today.” Coloradoan December 23, 1960.

VI. Significance

37. Local landmark designation: Yes [ No Date of designation: N/A
Designating authority: N/A
38. Applicable Eligibility Criteria:

National Fort Collins
Register Register

O A. 1. Associated with events that have made a significant contribution to the broad
pattern of our history;

O B. O 2. Associated with the lives of persons significant in our past;

O C. 3. Embodies the distinctive characteristics of a type, period, or method of

construction, or represents the work of a master, or that possess high artistic
values, or represents a significant and distinguishable entity whose
components may lack individual distinction; or

I D. 1 4. Has yielded, or may be likely to yield, information important in history or
prehistory.

[ Qualifies under Criteria Considerations A through G (see Manual)

Does not meet any of the above criteria

Needs additional research under standards: [1 A/1 L] B/2 U C/3 U D/4
39. Area(s) of significance: N/A

40. Period of significance: N/A
41. Level of significance: National ] State [ Local I
42. Statement of significance:

This site has been evaluated for eligibility against the National Register of Historic Places

(NRHP) Criteria. The site is found to lack association with events that have made significant
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43.

contribution to the broad patterns of our history under Criterion A. A deed search and additional

historic research found no association with historically significant persons under Criterion B. The site

does not represent significant characteristics of a type, period, or method of construction under

Criterion C, and is unlikely to yield important information in reference to research questions under

Criterion D. This site is recommended not eligible for inclusion on the NRHP.

This site has also been evaluated against the City of Fort Collins Significance Standards.

Although the site is generally associated with development of Fort Collins post-WW]I, it does not add

significant character, interest, or value to our understanding of the City’s development, and it is not

the site of any historic events, rendering it not eligible under Standard 1. The site is not readily

identified with a person or group of persons who had an effect on Fort Collins history and is not

associated with the heritage of a specific cultural, political, economic, or social group. The site is not

eligible under Standard 2. Although vernacular 1920s residences are a rare remaining property type

within this part of the city, this site is not a particularly good example of vernacular constructed

residences. Additionally, the property type is better represented by two nearby examples. The site is

not eligible under Standard 3. The site does not have archaeological significance and is not eligible

for local landmark status under Standard 4.

Assessment of historic physical integrity related to significance: N/A

VII. National and Fort Collins Register Eligibility Assessment

44,

45,

46.

Eligibility field assessment:

National:
Eligible Not Eligible X Need Data [
Fort Collins:
Eligible Not Eligible X Need Data [
Is there district potential? Yes [ No X

Discuss: A historic district has not been predefined and cannot be readily identified due to

surrounding modern development.

If there is district potential, is this building: Contributing [ Non-contributing [

If the building is in existing district, is it: ~ Contributing [ Noncontributing [J

VIIl. Recording Information

47.

48.
49.
50.
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51. Organization: Metcalf Archaeological Consultants, Inc.
52. Address: 11495 West 8™ Avenue, Suite 104, Lakewood, CO 80215
53. Phone number(s): 303-425-4507

NOTE: Please include a sketch map, a photocopy of the USGS quad map indicating resource location, and
photographs.

History Colorado - Office of Archaeology & Historic Preservation
1200 Broadway, Denver, CO 80203 (303) 866-3395
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Site Photos and Maps
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Figure 1: Site overview, view southwest (Image #632, RLS 8/23/2022).

Figure 2: Feature 1, south and east elevations, view northwest (Image #610, RLS 8/23/2022).
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Figure 3: Feature 1, north elevation, view southwest (Image #612, RLS 8/23/2022).

Figure 4: Feature 1, north and west elevations, view southeast (Image #614, RLS 8/23/2022).
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Figure 5: Feature 1, west and south elevations, view northeast (Image #616, RLS 8/23/2022).

Figure 6: Feature 1, condition of northwest corner (Image #621, RLS 8/23/2022).
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Figure 7: Feature 2, east and north elevations, view southwest (Image #624, RLS 8/23/2022).

Figure 8: Feature 2, south elevation, view north (Image #628, RLS 8/23/2022).
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Figure 8: Feature 2, west and north elevations, view southeast (Image #626, RLS 8/23/2022).
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Figure 9: Feature 2, support post at northeast corner, view southwest (Image #629, RLS
8/23/2022).
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Jim Bertolini

From: Zell Cantrell <ZCantrell@thetruelifecompanies.com>

Sent: Friday, October 28, 2022 7:32 AM

To: Jim Bertolini

Cc: Maren Bzdek; Mark Foster; Justin Pless; Calleigh Olson

Subject: [EXTERNAL] 1901 and 1925 Hull Street - Fort Collins, CO Appeal of Historical Eligibility
Importance: High

Jim -

Please accept this email as our appeal of the official determination by City of Fort Collins Historic Preservation Services
(HPS) that existing buildings located at 1901 and 1925 Hull Street have been found eligible for landmark

designation. The relevant determinations were issued October 14, 2022 and reference Resource Number B3202 (1901
Hull) and Resource Number 3202 (1925 Hull).

Our appeal is based, among other things, on HPS's failure to properly interpret and apply provisions of Section 14-22,
Standards for determining the eligibility of sites, structures, objects and districts for designation as landmarks or
landmark districts, and Section 14-23, Process for determining the eligibility of sites, structures, objects and districts for
designation as Fort Collins landmarks or landmark districts of the Municipal Code of the City of Fort Collins.

We will provide additional information in the coming weeks as we prepare a more detailed appeal. Please confirm
receipt of this email and that this email is sufficient to satisfy the Article Il, Section 14-23 of the Fort Collins Municipal
Code. Thank you in advance for your assistance in this matter.

Zell O. Cantrell
Senior Project Manager, Due Diligence & Entitlements

We create attainable housing so that our children, and grandchildren, can live and prosper where we do.
1601 19" St. Suite 550

Denver, CO 80202

C 303.437.4948

thetruelifecompanies.com

Confidentiality Disclosure: This message and all associated files are for the sole use of the intended recipient(s) and may contain confidential or
privileged information. Any unauthorized use or transmission of this message or associated files is strictly prohibited. If you are not the intended
recipient and have received this message in error, please notify the sender immediately by replying to this message and deleting all contents from

your computer.
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Jim Bertolini

From: Jim Bertolini

Sent: Friday, November 4, 2022 10:40 AM

To: colson@plesslaw.com

Cc: Brad Yatabe; Maren Bzdek

Subject: 1901 & 1925 Hull St - Historic Survey inquiry
Calleigh,

Thanks for calling about the historic surveys on 1901 & 1925 Hull Street that the developer has appealed.

As noted, on the 1403 forms, we often get just a month without a specific date on those, typically indicating the primary
period the third-party historian completed their research. Below is a more specific timeline leading up to issuing the
October 14 decision of 1901 & 1925 Hull being historic resources, and 1839 Hyline Dr not being an historic resource.

- July 12, 2022 - Zell Cantrell (developer) connected with our office to initiate the historic survey process; staff
requested photographs and a map of the development area to determine if historic survey is needed; received
same day.

- July 22, 2022 - City staff confirmed historic survey was needed

- August 11, 2022 — Available third-party historian identified and assigned (Metcalf Archaeology); fee set at $2850
for historic survey

- August 17, 2022 — Fee payment received from the developer

- October 4, 2022 - First draft of historic survey forms received from contractor (Metcalf); clarifications from staff
requested on significance statements

- October 12, 2022 — Clarifications from contractor finalized

- October 14, 2022 — survey forms issued to developer; 1839 Hyline — Not Eligible; 1901 Hull — Eligible (staff
finding differs from/narrows contractor finding); 1925 Hull — Eligible

- October 28, 2022 — appeal received from Zell Cantrell (developer); scheduled for next available Historic
Preservation Commission hearing on December 14.

If you need more specific information or records, you can submit a records request to us directly (we’ll transmit
everything via a OneDrive link) or through the City’s Public Records Portal. Cheers!

JIM BERTOLINI

Senior Historic Preservation Planner

Community Development & Neighborhood Services
281 North College Avenue

970-416-4250 office

jbertolini@fcgov.com

Visit our website!

City of
F *

“The City of Fort Collins is an organization that supports equity for all, leading with race. We acknowledge the role of
local government in helping create systems of oppression and racism and are committed to dismantling those same
systems in pursuit of racial justice. Learn more.”
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AGRICULTURE IN THE FOR{géé(iIgggNS URBAN GROWTH AREA

Historic Contexts and Survey Report

presented to:

City of Fort Collins Planning Department

prepared by:

Carl McWilliams and Karen McWilliams
Cultural Resource Historians

1607 Dogwood Court

Fort Collins, Colorado 80525

(970) 493-5270

March 1995
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I ntroduction

The historic context and survey report, "Agriculture in the Fort Collins Urban Growth Area
1862 - 1994," was prepared by Cultural Resource Historians of Fort Collins, Colorado, under
contract to the City of Fort Collins Planning Department. This report isthe end product of
aproject that also includes a reconnaissance survey of agricultural-related resourcesin the
Fort Collins UGA, and intensive-level surveys of some 35 selected properties. The project's
overall purpose isto establish a contextual framework within which to evaluate agricultural-
related properties, and to identify which of those properties are historically significant. This
information will beincorporated into the City of Fort Collins Historic Resources Preservation
Program (HRPP), and utilized in future City of Fort Collins planning decisions.

Fort Collins Urban Growth Area encompasses approximately seventy square miles. It was
established in 1981 by an inter-governmental agreement between the City of Fort Collinsand
Larimer County for the purpose of defining future area urban growth.

The project was administered by Carol Tunner, Historic Preservation Specialist for the City
of Fort Collins. Historians who worked on the project for Cultural Resource Historians
included Carl McWilliams, Karen McWilliams, Lisa Schoch-Roberts, and Mary Dearhamer.
Rheba Massey, Local History Coordinator for the City of Fort Collins, provided invaluable
research assistance, access to archiva materials, and much needed advise regarding
preservation planning procedures.

As defined by the National Park Service, "historic contexts are those patterns or trends in
history by which a specific occurrence, property, or site is understood and its meaning (and
ultimately its significance) within history or prehistory is made clear." Comprised of a
theme, a geographic location, and atime period, historic contexts are intended to place past
eventsin perspective: Past events typically do not occur as isolated happenings, but rather
are part of larger trends or patterns. Historic contexts also provide a basis for appreciating
and evaluating the significance of historic properties that still remain today.

This report examines the theme of agriculture within the Fort Collins Urban Growth Area
from 1862 through 1994. To best appreciate the significance of Fort Collins' remaining
barns, farmhouses, silos and other agricultural buildings, it is first necessary to have an
understanding of the role that agriculture played in the city's founding and early devel opment.
Addressed within the time frames established by six previously identified contexts (Euro-
American Exploration and the Fur Trade, circa 1540-1858; 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 Bests, Streetcar Suburbs, and the City Beautiful, 1900-
1919; and Post World War | Urban Growth, 1919-1941), this historic context narrative is
divided into the following agricultural-related topics. the open range cattle industry; farming
and ranching; irrigation and the Cache la Poudre River; sheep raising and woolgrowing; the
beet sugar industry; and fruit growing.

Agriculturein the Fort Collins Urban Growth Area 1862 - 1994 pagel
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M ethodol ogy

To prepare the historic contexts, research was conducted at several locations, including the
Fort Collins Public Library'sLoca History Room, the Larimer County Courthouse, Colorado
State University's Morgan Library, and the Denver Public Library's Western History Room.
In addition, afile search of all previously catalogued historic propertiesin the Fort Collins
areawas obtained from the Colorado Historical Society's Office of Archeology and Historic
Preservation. To complement the archival research, interviews were conducted with
numerous property owners and other knowledgeabl e citizens during the course of the survey.

After thefile search of known historic properties was obtained from the Colorado Historical
Society, the reconnaissance survey was carried out in accordance with the Colorado
Historical Society's"Survey Manual." In addition, during the course of the survey, National
Register Bulletin 24, Guidelinesfor Local Surveys. A Basisfor Preservation Planning,
and National Register Bulletin 14, Guidelines for Counting Contributing and Non-
Contributing Resour cesfor National Register Documentation, were also consulted. The
survey was intended to identify the general distribution, locations, types, and styles of
agricultura buildings located within the city's Urban Growth Area. Black-and-white 32" x
5" prints were produced for virtualy all buildings and structures that were surveyed at the
reconnaissance level.

This report isintended to serve three primary purposes. Thefirst isto present a historical
overview of Fort Collins agricultural past, the second is to summarize the results of
reconnaissance level surveys, and the third is to establish a consistent framework within
whichto evaluate the National Register and Local Landmark eligibility of agricultural-related
resources. Thefollowing section, titled "Eligibility Requirements®, sets forth key attributes
that the various resources, also called property types, must possess to qualify for eligibility.

Agriculturein the Fort Collins Urban Growth Area 1862 - 1994 page3
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Eligibility Requirements

To qualify for the National Register or asa L ocal Landmark, agricultural-related properties
within the Fort Collins UGA must be historically significant. Asdefined by National Park
Service National Register Bulletins 15 and 16a, properties may possess significance under
one or more of the following four criteria:

Criterion A - Properties associated with events that have made a significant contribution to
the broad patterns of our history.

Criterion B - Properties associated with the lives of persons significant in our past.

Criterion C - Properties that embody the distinctive characteristics of a type, period or
method of construction, or represent the work of a master, or possess high artistic values, or
represent a significant and distinguishable entity whose components lack individual
distinction.

Criterion D - Propertiesthat have yielded, or may be likely to yield, information important
in prehistory or history.

Typically, any resource that is eligible for the National Register is aso eligible to be
designated asalL oca Landmark. But, apart from the National Register Criteria, agricultural-
related resources may qualify for Local Landmark designation under the following areas of
importance as defined by the City of Fort Collins:

Historical Importance - The [resource] has character, interest or value as part of the
development, heritage or cultural characteristics of the city, state or nation; is the site of a
historic event with an effect upon society; isidentified with a person or group of personswho
had some influence on society; or exemplifies the cultural, political, economic, socia or
historic heritage of the community.

Architectural Importance - the [resource] portrays the environment of a group of peoplein
an era of history characterized by a distinctive architectural style; embodies those
distinguishing characteristics of an architectural-type specimen; is the work of an architect
or master builder whose individual work has influenced the development of the city or
contains elements of architectural design, details, materials or craftsmanship which represent
asignificant innovation.

Geographic Importance - The [resource] because of being part of or related to a square, park,
or other distinctive area should be developed or preserved according to a plan based on a
historic, cultural or architectural motif, or due to its unique location or singular physical
characteristics, represents an established and familiar visual feature of the neighborhood,
community or city.

Agriculturein the Fort Collins Urban Growth Area 1862 - 1994 page 4
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To qualify for National Register or Local Landmark eligibility, historically significant
properties must also possess physical integrity. That is, in order to convey a sense of their
significance, historic properties must not have been appreciably altered. Asdefined by the
National Park Servicein National Register Bulletins 15 and 16a, there are seven aspects of
integrity to be considered:

Location - The place where the historic property was constructed or the place where a
historic event occurred.

Design - The combination of elements that create the form, plan, space, structure, and style
of aproperty.

Setting - The physical environment of a historic property.

Materials- The physical elementsthat were combined or deposited during a particular period
of time and in a particular pattern or configuration to form a historic property.

Workmanship - The physical evidence of the crafts of a particular culture or people during
any given period in history or prehistory.

Feeling - A property's expression of the aesthetic or historic sense of a particular period of
time.

Association - The direct link between an important historic event or person and a historic
property.

In general, evidence of all seven aspects of integrity is never required, rather enough aspects
should exist so that the property conveys a sense of itstime and place in history. Evaluating
integrity, therefore, is largely subjective, but it should be based on the premise that if
resources do not reasonably resemble their historic appearance, they are of little value in
interpreting past events and trends.

Evaluating the digibility of agricultural-related resources within the Fort Collins UGA thus
requires consideration of several factors: |s the resource significant relative to one or more
National Register Criteria? Isthe resource significant under one or more of the City of Fort
Collins areas of importance, as defined in the City's Landmark Preservation ordinance?
Which aspects of physical integrity is the resource lacking and which does it possess? How
many aspects of integrity should a resource be required to possess, and are some aspects of
integrity more important than others? Do some agricultural-related resources deserve special
consideration because of their scarcity or other factors? May resources that would not
typically be eligible (e.g. resources that have been moved or those that are less than fifty
years old) be considered eligible in certain cases?

Agriculturein the Fort Collins Urban Growth Area 1862 - 1994 page5
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ASSOCIATION WITH RELEVANT HISTORIC CONTEXTS

To qualify for the National Register or for Local Landmark status, agricultural-related
resources must first represent a property type associated with one or more of the historic
contexts set forth in this report: The Open Range Cattle Industry; Farming and Ranching;
Irrigation and the Cache la Poudre River; Sheep Raising and Woolgrowing; The Beet Sugar
Industry; and Fruit Growing.

Property typesimportant in illustrating these historic contextsinclude, but may not be limited
to: farmhouses, barns, granaries, silos, garages, windmills, milk houses, chicken coops, fruit
or root cellars, loafing sheds, other outbuildings, cisterns, wells, stock watering tanks, round-
up sites, stock pens, loading chutes, corrals, fences, cattle trails, flour and feed mills, Grange
halls, fruit orchards, irrigation canas, irrigation works such as headgates and dams,
reservoirs, canneries and public works structures such as the Fort Collins Power Plant and
old Water Works facility. Urban residences associated with farmers and ranchers, and with
German-Russian and Hispanic farm laborers are also relevant property types.

ASSESSING THE SEVEN ASPECTSOF INTEGRITY

The seven aspects of integrity - location, design, setting, materials, workmanship, feeling and
association - may be divided into two distinct categories. Integrity of design, materials, and
workmanship relate directly to a buildings' physical appearance. Are the materias the
building is made of the same or consistent with itsoriginal construction? Doesthe building's
design and workmanship accurately reflect the design and workmanship that went into
building it originally?

The other aspects of integrity - location, setting, feeling and association - relate more to a
building's relationship with its environment. Integrity of location simply addresses whether
or not the resource has been moved from where it was originally built. Integrity of setting
concerns a resource's relationship with its surrounding environment. In the case of farm
complexes, abuilding's setting would typically include other agricultural-related buildings
and features, and an open rural locale. Integrity of feeling and association is more intangible
and often more subjective. In general, though, if enough of the other aspects of integrity are
present, an association with a historic period or alink with asignificant person or event will
also be present. In other words, a person viewing the property will experience a sense of
time and place. Everyoneis unique, however, and while one person may experience a sense
of time and place in a given situation, others may not.

IMPORTANCE OF SETTING AND LOCATION

Inall cases, theintegrity of historic resources should be evaluated with the understanding that
all properties change over time. It is not necessary, therefore, for a property to retain all of

Agriculturein the Fort Collins Urban Growth Area 1862 - 1994 page 6
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its historic physical features or characteristics. However, the property must retain the
essential physical features that enable it to convey its historic identity. Farm and ranch
buildings, moreover, were particularly susceptible to change. Built and used for function,
rather than for style or form, these buildings were adapted for a variety of purposes over the
years. A dairy barn, for example, may have been subsequently used to store farm equipment,
asaworkshop, and as agarage, after the dairy ceased operation. Therefore, some alterations
made to buildings, so they could be utilized in other ways, may be considered acceptable.
Thisis because farm buildings typically were atered over time as they were adapted to serve
various functions.

To qualify for eligibility, resources that were elements of farms or ranches, should ideally
retain some semblance of arural setting. In other words, farm buildings that still exist in
association with other farm buildings and features, are potentially more significant than
isolated farm buildings. This is because integrity of feeling and association is greatly
enhanced by the presence of other associated agricultural property types. For example, a
farmhouse which no longer has other agricultural-related buildings associated with it, and
which displays a marginal level of physical integrity, would probably not be eligible.
However, another farmhouse with asimilar level of integrity, likely would be eligibleiif it
is part of ardatively intact farm complex. In genera, agricultural-related resources that are
part of relatively intact farm complexes should be permitted a lower standard of integrity of
design, materials and workmanship, because the presence of associated buildings and
features greatly enhances their integrity of setting, feeling and association.

Some of the area's most important agricultural properties that are particularly significant
because of their setting include the Preston Farm at 4605 South County Road 9, the Michaud
Farm at 3317 West County Road 50, Landmark Stables at 1600 West Horsetooth Road, the
Jessup Farms at 1908 and 2600 Timberline Road, and the Johnson Farm at 2608 East Drake
Road. These properties are among the area's best examples of intact farm complexes and
should be considered high priorities for preservation.

Integrity of setting is desirable, but it should not be considered necessary in all cases. In
particular, it islessimportant for buildings that are architecturally significant under Criterion
C. For these buildings, integrity of design, materials and workmanship is more meaningful.
Integrity of location is, similarly, desirable but not always mandatory, particularly for
architecturally significant buildings. Conversely, integrity of location and setting is more
important for buildings significant under Criteria A and B.

Examples of significant resources that have lost integrity of location or setting include the
Cunningham Corner Barn and the Coy-Hoffman Barn. The Cunningham Corner Barn has
lost itsintegrity of location because it has been moved to a suburban neighborhood from its
original location at the corner of Drake Road and Shields Street. The Coy-Hoffman Barn is
still initsorigina location, but it haslost itsintegrity of setting because the land surrounding
it has been turned into agolf course. Both of these buildings are architecturally significant,
however, because they have retained the essential elements of their integrity of design,
materials and workmanship.

Agriculturein the Fort Collins Urban Growth Area 1862 - 1994 page7
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INTEGRITY OF DESIGN, MATERIALSAND WORKMANSHIP

To bedligiblefor the National Register or for Local Landmark designation, buildings should
display areasonably high degree of integrity of design, materials and workmanship. Even
if a resource has a high degree of integrity of location and setting, integrity of design,
materials and workmanship must still bein evidence.  All of abuilding's materials need not
be original, but they should be consistent with what existed historically. For example, a
farmhouse that originally had three inch wide horizontal wood siding that was replaced with
four inch wide wood siding could be considered eligible. But, if the same farmhouse were
re-sided with aluminum siding, it would likely not be considered eligible.

Farmhouse door and window openings should generally be the same size and pattern as what
originaly existed. Historically, most windows were double-hung with one or more panesin
the upper sash set over asingle panein the lower sash. Houses with large non-original fixed-
pane ("picture") windows, particularly on the facade, should not be considered eligible.

Roofs on all agricultural-related buildings should be in their original shape, and ideally,
finished with materials consistent with their original construction. Farmhouse roofs were
typically finished with wood shingles, while barns had either wood shingles or metal roofing.
Outbuilding roofs were typically wood, often covered by rolled asphalt. In many cases
buildings have been re-roofed with asphalt shingles. If abuilding has asphalt shingles, but
otherwise displays areasonably high degree of integrity, it may still be considered eligible.

Buildings with additions may till be considered eligibleif certain conditions are met: first,
the addition must be subservient to the original building in terms of size, scale and massing;
second, the addition should be located on the rear or a side elevation; and third, the addition's
materials and workmanship must be compatible with the original building. Perhaps the most
common additions seen on farmhouses are utility rooms and/or bathrooms built off of the
kitchen, and front porches that have been enclosed and converted to living space. Both of
these kinds of additions should be considered acceptable if their materials are compatible
with the building's original construction.

SPECIAL CONSIDERATIONS

Regarding agricultural properties in the Fort Collins UGA, special consideration
should be given to theresources relative scarcity. In general, most extant examples of
these property types are potentially significant because so few agricultural-related
resources have been preserved. With the exception of the city's downtown and
surrounding cor e neighbor hoods, Fort Collins was once nearly all farmlands. During
thelast forty year san astounding number of agricultural buildings have been removed,
with only a small percentage remaining. Hence, each of those that do remain accrue
additional significance, and their integrity should be evaluated in the broadest terms
possible. Many examples of these property types, therefore, should qualify for the
National Register or for Local Landmark status.
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In fact, some property types are so rare that virtually every remaining example should be
considered eligible at least for Local Landmark designation, and in many cases for the
National Register. Such property typesinclude granaries, silos, windmills, milk houses, fruit
or root cellars, wells, cisterns, irrigation works along the Poudre River, and the Great
Western Sugar effluent flume.

The reconnai ssance-level survey identified granaries at only five locations, the Preston Farm
at 4605 South County Road 9, Landmark Stables at 1600 West Horsetooth, the Johnson Farm
at 2608 East Drake Road, the southeast corner of Lemay and Harmony Road, and at 6601
Timberline Road. Inaddition, ametal granary islocated at the Worthington property at 3226
South Shields. Particularly significant are the Preston Farm granary and the Landmark
Stables granary, which isarare example of stacked plank construction. These two structures
are among Fort Collins most significant agricultural-related resources and they should be
considered high priorities for preservation.

Today, single or paired silos remain at only thirteen locations within the Fort Collins UGA.
Most of these silos are no longer in use and have suffered to varying degrees from neglect.
They are little changed from their original construction, however, and have retained the
essential elements of their historical integrity.

During the reconnai ssance survey, milk houses were noted at three locations: the Michaud
Farm at 3317 West County Road 50; near the Coy-Hoffman Barn on the Link-N-Green golf
course; and at the southwest corner of Lemay and Swallow Streets (Nelson Milk House).
All three of these milk houses have retained the essential elements of their historical integrity
and are representative of the many milk houses that no longer exist.

Fruit or root cellars were noted at only three agricultural-related sites within the Fort Collins
UGA: 927 North Shields Street, 3901 South Shields Street, and 921 Taft Hill Road. These
three cellars have retained the essential elements of their historical integrity and are
representative of the many cellars that no longer exist.

Rarest of al, only one windmill was observed within the Fort Collins Urban Growth Area.
This is located at 3224 West Vine Drive and should be considered a high priority for
preservation.

Specific river-related resources that should be considered eligible include the Old Water
Worksfacility on North Overland Trail, the Fort Collins Power Plant on North College, and
the Great Western Sugar Effluent Flume. Each of these are one-of-a-kind properties. In
addition, diversion worksaong theriver - Arthur Ditch Diversion Dam and Headgate, Arthur
Ditch Secondary Headgate, Boxelder Diversion Dam and Headgate, Chaffee Headgate, Coy
Diversion Dam and Headgate, Josh Ames Diversion Dam and Headgate, Lake Canal
Diversion Dam and Headgate, Larimer and Weld Diversion Dam and Headgate, and Timnath
Reservoir Inlet - should all be considered eligible as Local Landmarks. They may aso
gualify for the National Register as contributing resources under a Multiple Property
nomination of river-related resources.
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A summary of the properties surveyed is presented on the following pages. Many of these
properties were surveyed and photographed at the reconnaissance level, athough
approximately thirty-five were surveyed intensively. The field eligibility evaluation of al
properties surveyed (presented on the following pages) was based on their association with
the agricultural -related contexts addressed in this report. It is possible that some properties
found ineligible under these contexts could be found eligible when evaluated under other
contexts. Moreover, because in-depth research was not conducted for properties evaluated
at the reconnaissance level, it is also possible that some properties could be found eligible
under Criterion B for their association with a significant person. In either case, though, a
property's significance would need to be so great that the property's loss of integrity could
beignored. Discussions of relevant property types appear at the end of each of the historic
context chapters throughout this report.

Eligibility Summary

Address Resource Type Field Assessment Criteria
Chinook Lane
3800 House potentially eligible C

North College Avenue
401 Power Plant eigible AandC

South College Avenue

4919 McClelland Orchard Site not eligible

7029 Barn potentially eligible C

7029 House eligibility not assessed

7029 Outbuildings eligibility not assessed

7029 Silos potentially eligible C

East Drake Road

2608 Farm Complex potentially eligible AandC

West Drake Road

2407 Farm Complex potentially eligible AandC
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Address

East Harmony Road
2500

~3000

3101

3105

3733

West Harmony Road
601

East Horsetooth Road
E. of Cty. Rd. 9

West Horsetooth Road
1600

North L emay Avenue
1409

South L emay Avenue
4824

7100

SW Corner of S.
Lemay and Swallow
7213

Lincoln Avenue

131

1103 (Link-N-Greens
Golf Course)

1103

1110

2803

East Mulberry Street
3624
3624
4424

West Mulberry Street
2306
2515
2631

Resource Type

House

House and Garage
Farm Complex
House

House and Barn

Farm Complex (subsequently razed)

Strauss Cabin

Farm Complex

House

Farm Complex
House/Garage

Nelson Milk House
Farm Complex

Harmony Mill

Coy-Hoffman Barn
Coy-Hoffman Milk House
House

House

House
Barn
House and Barn

Empire Grange
Barn
Barn

Field Assessment

potentially eligible
eligibility not assessed
eligibility not assessed
potentially eligible
eligibility not assessed

not eligible

eigible

eigible

eligibility not assessed
potentially eligible
eligibility not assessed
potentially eligible
eligibility not assessed
eigible

eigible

eigible

not eligible
eligibility not assessed

potentially eligible
eligibility not assessed
potentially eligible

eigible
not eligible
potentially eligible

Criteria

AandC

AandC

AandC

AandC

AandC

AandC

AandC

AandC
AandC

AandC

AandC

AandC
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Address Resource Type Field Assessment Criteria
Northeast Frontage Road

1028 Farm Complex eligibility not assessed

1312 Farm Complex eligibility not assessed

North Overland Trail

S. of Bingham Hill Rd.  Waterworks eigible AandC
Poudre River Related Resources'

Arthur Ditch Diversion Dam and Headgate eigible A
Arthur Ditch Secondary Headgate eigible A
Boxelder Diversion Dam and Headgate eigible A
Chaffee Headgate eigible A

Coy Diversion Dam and Headgate eigible A

Great Western Sugar Effluent Flume eigible A

Josh Ames Diversion Dam and Headgate eigible A

Lake Canal Diversion Dam and Headgate eigible A
Larimer and Weld Diversion Dam and Headgate eigible A
Lincoln St. Vehicular Bridge not eligible

Timnath Reservoir Inlet eigible A

West Prospect Road

1505 House/Barn eligibility not assessed

North Sherwood Street

600 Martinez Park Farm Complex eigible AandC
North Shields Street

910 Farm Complex potentially eligible C

911 Farm Complex not eligible

South Shields Street

3226 Farm Complex potentially eligible AandC
3901 Farm Complex eligibility not assessed

5109 Outbuilding eligibility not assessed

Southwest Frontage Road

~1001 Archery Range Garage eligibility not assessed

933 Barn potentially eligible AandC

North Summit View Drive
600 Abandoned House

eligibility not assessed

'Poudre River diversion works are considered eligible for local landmark designation; they may also be considered
contributing resources under a potential thematic nomination of irrigation-related resources.
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Address

South Summit View Drive

922
940
940

North Taft Hill Road
325

709

921

1041

1120

~1800

2305-2307

SW Corner Taft Hill
& U.S. Hwy. 287

South Taft Hill Road
2604
2825-2835

Timberline Road
1908
2600
6601

East Trilby Road
412

420
W. of Cty. Rd 11

West Trilby Road
1200

East Vine Drive
232

232

725

1808

2400

3500

3824

Resource Type

House
House/Barn
Outbuilding

House/Barn
House

Farm Complex
House
House/Outbuilding
Barn

Farm Complex

Stegner Dairy Stone Barn

Farm Complex
Farm Complex

Farm Complex
Farm Complex
Silo/Granary

House
House
Railroad Bridge

Barn

House

Outbuilding

Great Western Sugar Plant
Farm Complex

Farm Complex

Farm Complex

House

Field Assessment

potentially eligible
potentially eligible
eligibility not assessed

eligibility not assessed
potentially eligible
potentially eligible
eligibility not assessed
eigible

eligibility not assessed
not eligible

eigible

not eligible
potentially eligible

potentially eligible
potentially eligible
eligibility not assessed

eligibility not assessed
eligibility not assessed
eligibility not assessed

eligibility not assessed

potentially eligible
eligibility not assessed
eligibility not assessed
potentially eligible
eligibility not assessed
eligibility not assessed
potentially eligible

Criteria

AandC
AandC

AandC

AandC

AandC

AandC

AandC
AandC

AandC

AandC

AandC
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Address

West Vine Drive

1337
2912
3039
3224

Willow Street
546

West Willox Lane

603
719

South County Road 7

4207
4207

North County Road 9E

1217

South County Road 9

2800
3809
3901
4104
4605
~5000

North County Road 11

2008
2008

West County Road 50

3317

Resource Type

House

Farm Complex
Farm Complex
Aeromotor Windmill

Ranch-Way Feed Mill

Farm Complex
Farm Complex

House
Outbuildings/ Garage

House/Garage

Silo

Farm Complex
Barn and Silo
Farm Complex
Farm Complex
House

House/Garage
Barn

Farm Complex

Field Assessment

eigible

potentially eligible
potentially eligible
potentially eligible

eigible

potentially eligible
potentially eligible

potentially eligible
eligibility not assessed

eligibility not assessed

potentially eligible
eligibility not assessed
potentially eligible
potentially eligible
eigible

eligibility not assessed

eligibility not assessed
potentially eligible

eigible

Criteria

AandC
AandC
AandC
AandC

AandC

AandC
AandC

AandC

AandC

AandC

AandC

AandC
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Fort Collins Beginnings

"Agriculture is the foundation upon which the
superstructure of all other interestsrests. It formsthe very
basis for society and gives it that stability which is the
keystone of prosperity." Ansel Watrous in History of Larimer
County, Colorado, 1911

Fort Collins had its beginning in 1862 as a military camp located on the Cache la Poudre
River, near present day LaPorte. Established to protect emigrants and mail delivery along
the Overland Trail from Indians and outlaws, the camp was forced to relocate to higher
ground farther downstream following aflood in June 1864. The camp, named after regiona
commander Lieutenant Colonel William O. Collins, was renamed Fort Collins.*

The military establishment was short-lived, however. In 1867, the last soldiers were
withdrawn, but the small group of settlers which had grown up around the post remained to
form the foundation of a permanent community. Fort Collins first streets were platted later
that year, and in 1868 the young town was designated the Larimer County seat.?

Prior to the fort's establishment, settlement of the region had begun following the 1858-59
gold discoveriesin what was soon to become Colorado Territory. Even earlier, traders and
trappers had passed through and spent time along the banks of the Cache la Poudre River.
Antoine Janis, who staked out a squatter's claim in 1844 on the Cache la Poudre near present
day LaPorte, has|ong been regarded as among the earliest permanent Euro-American settlers
in northern Colorado.® Janis remained on his claim until 1878, supporting himself from the
land by supplementing his trapping with some vegetable farming, and using water from the
Cache la Poudre to irrigate his crops.

Following the 1859 gold rush, increasing numbers of settlers moved northward and began
to explore the area of the Cache laPoudre Valey. Men who failed to make a mining strike
were soon forced to seek other means of support, and many turned to subsistence farming.
As settlement spread from the gold camps at Denver and Auraria, the Cache la Poudre region
soon gained favor for its agricultural potential.

Fort Collins was a part of abroader settlement pattern of the Cache laPoudre Valley. Inthe
spring of 1859, Horace Greeley, esteemed editor of the New York Tribune, traveled to
Colorado to see first hand the newly established mining towns at Denver City and Auraria.
After returning to New York, Greeley used the Tribune to help publicize Colorado's
potential, extolling easterners to "go west." Interested in more than tapping the region's
mining potential, Greeley envisaged a plan to develop an agriculture colony. A decade later,
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in the spring of 1870, the Tribune's Agricultural Editor, Nathan Meeker, began to make
Greeley'splan aredlity. Seeking suitable land, Meeker and a group of followers soon chose
asite along the Denver Pacific Railway route, some fifty miles north of Denver. Known as
the Union Colony, the venture was incorporated under the laws of Colorado Territory on May
29, 1870. Two thousand acres were purchased from the Denver Pacific, and the colonists
new townsite was strategically located near the confluence of the South Platte and Cache la
Poudre Rivers. By early autumn some 70 houses had been built, and Greeley's Union Colony
was home to more than 450 inhabitants.

Although the Union Colony became the region's best known agricultural community, it was
not the first. In early August 1869, a small party led by W.P. McAdam left Mercer,
Pennsylvania, bound for the Cache la Poudre Valley. Arriving in LaPorte a month later, the
group established an agricultural colony near the present site of City Park.* In 1872, the
Larimer County Land Improvement Company - an offshoot of Greeley's Union Colony - was
established at Fort Collins, bringing new settlers into the region. This development was
followed by the arrival of the Colorado Central Railroad in October 1877, and by 1880 Fort
Collins had progressed to become the region's principal social and commercia center. The
arriva of therailroad was of paramount importance. A lifeline to other towns and cities, the
railroad p[_)ovided ready access to markets, and revolutionized travel for business and social
puUrposes.

Fort Callins initial commercia development was concentrated in an areacalled "Old Town,"
along Linden Street and Jefferson Street (known then as the Denver Road). But following
thefinancial panic of 1873, Old Town began to lose ground to new commercial growth aong
College and Mountain Avenues, in an area that became known as"New Town."

Platted by Franklin C. Avery in January 1873, New Town extended the city's limits west to
Whitcomb Street and south to Elizabeth Street. Jefferson Street continued to define the city's
northeastern edge, as development in that direction was impeded by the river. Unlike Old
Town, which had been laid out at right anglesto the river, New Town was platted on straight
north-south and east-west lines, using cardinal points of the compass. The 1873 platting also
designated that land near the southern end of College Avenue be set aside for the state
agricultural college that was established six years later.

Theregion's earliest settlersincluded Samuel Bingham, who in 1860 established afarm on
what became known as the Doty place, on the west slope of Bingham Hill; Abner Loomis,
who settled on aranch in Pleasant Valley (Bellvue) in 1862; and Benjamin Whedbee, who
began farming in the areain 1863.° Also arriving in 1862 were John and Emily Coy, who
established one of the valley's longest lasting and most productive farms, northwest of the
present intersection of Lemay and Mulberry Streets.

George R. Strauss was another early settler. Born in Columbia, South Carolinain 1831,
Strauss came west at the age of 27 as awagon driver for General Albert Sidney Johnston's
expedition against the Mormonsin Salt Lake City. In 1860, Strauss established aclaim along
Cache laPoudre east of present-day Fort Collins. He built atwo-story log cabinin 1864, and
lived there until his death on May 20, 1904.” The Strauss Cabin is one of the oldest insitu
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buildings located in Fort Collins' urban grthh area.

George R. Strauss

Another extant building known asthe " Grout House," was built by Jesse Sherwood on afarm
southeast of Fort Callins, in the early 1870s. Two of the area's most successful ranchers,
Jesse and his brother F.W. Sherwood had come to Colorado in 1860 to try their hand at
mining. In 1864 they established a cattle and horse ranch southeast of Fort Collins that also
served as a stage station.? Jesse Sherwood was also deeply involved in civic affairs, serving
varioudy as a Colorado Agricultural College trustee, as a member of the city council, and as
acounty probate judge.

Another prominent pioneer was John C. "Squire" Mathews. Arriving in the valley in 1866,
Mathews helped organize the County Fair Association in 1878, and was among those who
donated land for the Colorado Agricultural Collegein 1879.° R.Q. Tenney was also among
the area's important early farmers. In the early 1870s he organized a local chapter of the
Grange and served as the first master of the Colorado State Grange. He plowed the first row
when land was cultivated at the site of the college in 1874. Tenney was also a pioneer in
water development, and was a charter member of the Larimer County Stockgrowers
Association.” Although these men and others eventually branched into other endeavors, they
remained first and foremost farmers and ranchers. From the beginning, Fort Collins
developed as an agricultural based service center. Most of the areas early citizens were
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engaged in farming and ranching, and those who were not, in various ways, made their
livings from those who were.
Endnotes - Fort Collins Beginnings

Fort Collins beginnings as amilitary post and the June 1864 flood have been written about
extensively over theyears. A well written, concise account of these eventsis Agnes Wright Spring's
"The Founding of Fort Collins, United States Military Post,” The Colorado Magazine 10 (March
1933): 47-55.

’Ansel Watrous, History of Larimer County Colorado, (Fort Collins: The Courier Printing
and Publishing Company, 1911), p. 40.

3bid., p. 165; AlvinT. Steinel, History of Agriculturein Colorado, (1926), p. 176.

“A.A. Edwards. "The History of Poudre River Irrigation." Fort Collins Express - Courier,
20 September 1931.

*Barbara Allbrandt Fleming. Fort Collins; A Pictorial History. (Norfolk, VA: The Donning
Company Publishers, 1985), p. 65.

®Watrous, p. 188.

"Wayne Sundberg, Historic Fort Collins. (Fort Collins; Old Army Press, 1975), p. 4.
®Fleming, p. 38

°Fleming, p. 52.

Feming, p. 53.
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The Open Range Cattle Industry

In northeastern Colorado, the open range cattle industry had its heyday between circa 1868
and the late 1880s. The industry, thus, overlapped the time frames of three of the previously
identified contexts: Gold Rush, Early Settlement, and the Creation of Fort Collins, 1844-
1864; Establishing the City: Old Town and New Town, 1867-1877; and The Railroad Era,
Colorado Agricultural College, and the Growth of the City, 1877-1900.

During the 1860s and '70s, vast herds of cattle were driven from points in Texas north to
railheadsin Kansas and Nebraska, such as Abiline, Dodge City, and Ogallala.* Most of these
cattle were then transported by rail to Chicago for slaughter. The cattle operators quickly
learned that cattle could be bought cheaply in Texas, driven north, and turned loose on
Colorado's and Wyoming's open ranges. The cattlemen then increased profits by fattening
the travel-weary cattle on the region's plentiful prairie grasses before sending them to market.
Theindustry's early successes quickly attracted capital, and many large companies organized
to go into the business.?

In the late 1860s, cattle operators began to organize politically and socialy. The Colorado
Stock Growers Association was formed in 1867, and in 1872 the Colorado Cattlemen's
Association was formed to promote the interests of agriculture and stock raising.® Article 2
of the organization's bylaws stated:

The pur pose of thisassociation shall beto promote and protect the business of
raising livestock, to do any and all things necessary to better the interests of
the members of this association, to work for equitable and just legislation
pertaining to the livestock industry.*

More than adecade later, in August 1884, the Larimer County Stock Growers Association
was organized at Livermore. The organization'sfirst president was T.A. Gage, Frank Kibler
was vice-president, and S.B, Chaffee was Secretary and Treasurer. For many years the
association facilitated the annual branding and beef round-ups of cattle and was also
instrumental in prosecuting horse and cattle thieves.

Among northeastern Colorado's most prominent big cattle operators was JW. Iliff, who had
aranch on the South Platte River near present-day Fort Morgan. Started circa 1863, his herd
grew rapidly, and by 1869 Iliff's cattle numbered 25,000 head and ranged from the South
Platte as far north as the newly completed Union Pacific Railroad. East to west, 1liff's herds
roamed from Greeley to Julesburg.® N.R. Davis was another large cattle operator, whose
cattle ranged south of the U.P. Railroad. Beginning in 1870, Davisran hisherd from aranch
on Owl Creek, fifteen miles south of Cheyenne. During the same time, another good-sized
herd near Julesburg was owned by JA. Moore, and G.A. Keeline, who later moved north into
Wyoming, also started his cattle business on the South Platte.’
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Closer to Fort Collins, E. William Whitcomb ran a small herd on Box Elder Creek, and
Captain Maynard had a small herd at Meadow Springs. Whitcomb was among the earliest
settlersin Boxelder Valley, arriving therein 1867-68. He was also an original trustee of the
Agricultural Colony, formed in 1872.2 Other notable Fort Collins cattlemen included John
C. Ish and James B. Arthur. In 1866, Ish led a cattle drive from southern Texas to
Independence, Kansas. Three years later he drove another herd north to Larimer County,
establishing them in the Boxelder Valley.® Arthur trailed alarge herd of cattle west from
Missouri, arriving in the Fort Collinsareain 1870. During the following decade, Arthur built
up one of theregion's largest cattle operations. By the late 1870s, he owned up to 5000 head
of cattle, but by 1883 he had sold them al. In subsequent years, Arthur became involved in
efforts to build irrigation ditches and in land speculation endeavors.*

Cattle prices declined somewhat after the 1873 financial panic, but the industry continued
to remain relatively strong. Costs were low, and cattle could be run with very little expense.
Herds were increasing in size, and there was still little competition for land.** Eventually,
though, the days of the open range began to close. The winters of 1886 and 1887 produced
devastating blizzards which raked Colorado's landscape, followed by abnormally dry
summers, which depleted the herds significantly. In 1886 alone, a reported 25% of the
region's cattle population perished.”> Following the financial panic of 1893, the open range
cattle industry collapsed completely.® In subsequent years, the cattle industry became
increasingly localized as the open range cattlemen began to give way to indigenous livestock
ranchers.

PROPERTY TYPES

The only major property type associated with the open range cattle industry known to still
exist within the Fort Collins Urban Growth Area are houses in town that were owned by
notable cattlemen. Successful cattlemen often maintained homesintown, in addition to their
ranch houses, and they also often built houses in town for their retirement years. Other
resources associated with the industry may have included round-up sites, stock pens, loading
chutes, and cattletrails. The Goodnight-Loving Trail, for example, passed just east of Fort
Coallins. Such resources, though, have been lost to history. Physical reminders of the era till
exist, however, in the form of such objects as branding irons, lariats, saddles, bridles and
chuckwagons. Clothing apparel worn by the cowboys, including chaps, spurs, handkerchiefs
and ten-gallon hats, are also reminders of the days of the open range.
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Endnotes - The Open Range Cattle Industry

1JN. Hall. "Days of the Cattlemen in Northeastern Colorado," The Colorado Magazine 5
(May 1930): 96.

2John M. Kuykendall. "The First Cattle North of the Union Pacific Railroad," The Colorado
Magazine 7 (March 1930): 71.

3James E. Hansen 1. Democracy's College in the Centennial Sate: A History of Colorado
Sate University, (Fort Collins: Colorado State University, 1977), p. 77.

“'The Larimer County Stockgrowers Association 1884 - 1956." p. 1.

*Ansel Watrous, History of Larimer County Colorado, (Fort Collins: The Courier Printing
and Publishing Company, 1911), p. 150.

®Kuykendall, p. 70.

"bid.

8bid, p. 72; Watrous, pp. 208, 231.
*Watrous, pp. 195, 198, 431.

19 hid., pp. 499-500.

HUCentury in the Saddle: The 100 Year History of the Colorado Cattlemens' Association, p.

103.
2Hanson, p. 76.
Bhid.
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Farming and Ranching

Farming and ranching in the Fort Collins area overlaps all of the previously identified
historic contexts: Euro-American Exploration and the Fur Trade, circa 1540-1858; 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 Agricultura
College, and the Growth of the City, 1877-1900; Sugar Beets, Streetcar Suburbs, and the City
Beautiful, 1900-1919; and Post World War | Urban Growth, 1919-1941.

THE EARLY YEARS

Beginning in the 1850s, Cache la Poudre Valley pioneers began to practice subsistence
farming soon after their arrival. On a broader scale, farming evolved in support of the
burgeoning mining industry that developed quickly after the discovery of gold in the South
Platte Valey in 1858. Those who were unsuccessful at mining soon turned to other pursuits,
and many took up farming. Many men were more experienced at farming than mining
anyway, and the growing mining districts provided excellent markets for early crops.

In the 1860s, Colorado Territory began to gain areputation for its agricultural potential, as
well as for its gold and silver. New York Tribune editor Horace Greeley did much to
publicize northeastern Colorado's agricultura potentia (see page 15) and, along with Nathan
Meeker, also advanced the concept of agricultural coloniesin Colorado.

Established in 1870, Meeker's Union Colony became northern Colorado's most successful
agricultural community, but it was not the first. Settlers from Pennsylvania had founded the
Mercer Colony at Fort Collins the previousfall, and two yearslater, in 1872, some members
of the Union Colony re-established themselves at Fort Collins, asthe Agricultural Colony.*
Early members of this colony included Colonel John Remington, N.H. Meldrum, and Charles
C. Hawley.

Also by this time, settlement by homesteaders was well underway. For the early pioneers,
oats, hay and vegetables were the principal staples.? By the turn-of-the-century, though, the
region's most important crops included alfafa, sugar beets, wheat, corn and potatoes. Early
farmland was concentrated close to the river in the bottomlands, but asirrigation canals were
built, farmers were able to cultivate increasingly larger acreagesin areas farther away from
the main river channel.

As settlement progressed, farming and ranching rapidly evolved as the region’'s dominant
industries. Reflecting agriculture's growing importance in the 1870s, farmers and ranchers
began to organize for both social and political purposes. The state'sfirst agricultural journal,
The Colorado Farmer was founded at Evans in 1872, and in April 1873, local farming
organi zations from throughout the Territory met at Denver and formed the Colorado Farmers
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Union.®> The Farmer became defunct in the late 1800s, but was revived after the turn-of-the-
century, eventually merging with Western Farm Lifein 1914. Other early agricultural papers
included Field and Farm (1886-1920), and the Denver Stockman, founded in 1889. Known
later as the Denver Daily Record-Sockman, this paper merged with the Daily Livestock
Record in 1900.*

Important political organizations included the Colorado Stock Growers Association, formed
in 1867, and the Colorado Cattlemen's Association, founded in 1872. Locally, the Larimer
County Stock Growers' Association was formed at Livermore, in August 1884. Although
these organizations primarily benefited the interests of the large cattle breeders, they
strengthened the social and political fabric of stock growers generally.

When it was formed in 1884, the Larimer County Stock Growers Association included more
than eighty charter members from ranches throughout the county, as well as from
Cheyenne,Sherman and Tie Siding Wyoming. Members of the Association who were from
Fort Collinsincluded M.H. Akin, E.R. Barkley, Dr. G.E. Bristol, J.H. Bristol, W.P. Bristal,
E.C. Holmes, E. Love, R.P. Love, JR. Boorse, John Coy, H.B. Emigh, H.L. Gilpin-Brown,
Ralph Haynes, J.K. Howard, E.O. Hoyt, William Lindenmeier, E.A. Riddle, John Riddle,
F.C. Routt, John Routt, R.Q. Tenney and Joseph Warren.®

THE GRANGE

For farmers, the most important organization, both nationally and locally, was the Grange.
Known officialy as the Patrons of Husbandry, the National Grange had been formed in
Washington D.C. in December 1867. In the years following the Civil War, the Grange
concept evolved generally asameansto alleviate the economic plight of the nation's farmers.
The first local Grange was formed at Fredonia, New York in April 1868, while the first
statewide Grange organization was established in Minnesota, in February 1869.°

On January 27, 1874, the Colorado Territorial Grange was organized in Denver, with a
membership of 46 subordinate granges, including the Fort Collins and Flora Granges from
Larimer County.” In Colorado and elsewhere, the Grange became an integral part of many
farming familieslives. From cooperatives that reduced costs by buying goods in quantities,
to informing members of new farming techniques, to organizing socia functions, the Grange
brought farmers together and had a lasting, positive impact on their lives.

In Larimer County, the Callins, Flora, Virginia Dale and Agricultural College Granges were
established before the turn-of-the-century. Severa others were formed after 1900, and
among these, the Empire Grange has endured the longest. Still active, it has operated
continuoudly since March 1904. E.S. Merrifield was the Empire Grange's first Master, and
the organization's overall goals were to "promote fellowship and improve agriculture."® In
addition to Merrifield and his wife, the Empire Grange's charter membersincluded W.C. and
Edith Hawley, Mr. and Mrs. W.A. Moon, P. Philander, Julia Ricketts, R.G. Maxwell, E.F.
Kerr, Thomas Farrell, Mary Prendergast and F.D. Draper.®
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During the organization's early years, the Empire Grange met at District 10's schoolhouse on
West LaPorte Avenue, but in 1910, planswere made to build a Grange hal. R.G.and Minnie
Maxwell, who owned a dairy farm on West Mulberry Street, donated land just east of their
farm to the Empire Grange, which constructed a brick building there which is still being
used.” The new Grange hall was dedicated July 19, 1912, with the National and State
Masters in attendance for the occasion.

Organized in December 1873, the Collins Grange was Larimer County's most prominent
Grange dating from before the turn-of-the-century. R.Q. Tenney was the organization's first
Master, and E.F. Kerr the first Secretary. With a membership of about 100, the Collins
Grange was considered the state's leading Grange for many years.™

Apart from the Grange, in 1947 the Poudre Valey Cooperative was formed. Still in
existence, this co-op is a member-owned organization that furnishes such items as feed,
fertilizer and fuels to area farmers. The Poudre Valley Cooperative will sell to anyone;
however, farmers who are members receive a portion of the organization's total sales back
as profit. 1n 1994, the organization returned $224,000.00 back to its members from gross
sales of $5.5 million. The Poudre Valley Co-op. has approximately 2100 members located
primarily in Larimer, Weld, Adams and Boulder Counties, as well as in Laramie County,
Wyoming. Other, similar, co-opsin the region include Ag-Land Incorporated at Eaton, and
the American Pride Cooperative at Brighton.*

I —————————— -
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Empire Grange, 2306 West Mulberry
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Number Name L ocation
7 Callins Fort Collins

42 Flora Fort Collins
122 VirginiaDale VirginiaDale
129 Agricultural College Fort Collins
145 Union Fort Collins
146 Poudre Valley Timnath
148 Empire Fort Collins
149 Eureka Fort Collins
150 Mountain View LaPorte
168 College Fort Collins
186 Lower Box Elder Fort Collins
221 VirginiaDale VirginiaDale
456 Cache laPoudre Bellvue

Date

December 15, 1873
January 23, 1874
December 27, 1890
December 14, 1891
March 12, 1901
February 27, 1902
March 24, 1904
January 6, 1905
February 18, 1905
October 16, 1908
February 23, 1910
November 1, 1913
July 8, 1944

Larimer County Granges®

THE COUNTY FAIR

Complementing the Grange activities, the annual
Larimer County fair was an important event for
the area's farmers and ranchers. Thefirst county
fair was held in October 1879 at the fairgrounds
where Poudre Valley Hospital now stands on
Lemay Street. Well attended by the county's
residents, the first fair had been organized by
John Mathews and others under the auspices of
the Larimer County Fair Association. In addition
to various exhibits, the early fairs also featured a
variety of athletic competitions and timed hose-
cart races.

FLOUR AND FEED MILLS

Prior to the production of beet sugar, milling
operations in the area had been limited to
grinding wheat and coarse grains into flour and
ground stock food. Fort Collins' first mill had
been built in 1868 by Henry Clay Peterson and

the venerable Elizabeth "Auntie" Stone. Known

Henry Clay Peterson
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asthe Lindell Mill, it was built at the present site of Ranch-Way Feeds on Lincoln Avenue.
Peterson traveled to Buffalo, New Y ork to buy milling machinery, and upon his return, both
the mill itself, and a 1¥2-mile long millrace to bring water from the Cache la Poudre River
were constructed.

In 1869 the three-story mill began to grind
wheat into flour. Joseph Mason became
owner of the mill in 1873, and soon after
began to make it amore modern facility. In
1878, he expended some $12,000.00 for
improvements, and also took on Benjamin
Franklin (B.F.) Hottel asapartner. 1n 1881,
Mason was killed by a kick from a horse,
leaving Hottel asthe mill's sole owner. Four
years later, Hottel sold out to the Colorado
Milling and Elevator Company, but
continued to work as the mill's manager.®®

The Lindell Mill was damaged by fire on
several occasions. The first mill fire
occurred in July 1886. Quickly rebuilt, the
facility was back in operation by the end of
the year. Another large fire occurred in
October 1895, but again, the structure was
quickly rebuilt. Flour was produced at the
mill until 1948. Since then, the milling
operation has continued exclusively for the
production of animal feed. Ranch-Way
Feeds, the mill's current owner, has operated
the facility asafeed mill since they acquired
it from the Colorado Milling and Elevator Benjamin Franklin Hottel
Company in 1967.

In 1880 aflour mill was built by Joseph Watson and others, but it failed to turn a profit, and
closed down after operating only afew years.’® Another unsuccessful mill was opened by
areafarmersin 1886, across the street from the Lindell Mill. Called the Farmers Mill (later
known as Harmony Mill), its operators hoped that bringing increased competition would
induce the Colorado Milling and Elevator Company (owners of the Lindell Mill) to pay
greater pricesfor wheat. Built at acost of approximately $100,000.00, the Farmers Mill was
financed largely b}/ borrowed capital. The venture proved afinancial failure, and soon fell
into receivership.’
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In 1894, a far more prosperous milling operation was launched by John M. Hoffman, who
had worked for Hottel for atime. Rather than compete with the Lindell Mill's flouring
operation, Hoffman's mill initially was used solely to grind feed for livestock. Located on
Riverside Avenue, Hoffman's mill quickly proved afinancial success. In 1900, Hoffman
installed a flouring mill and began to compete directly with Lindell Mill in the milling of
wheat into flour.*

COLORADO AGRICULTURAL COLLEGE

The founding of Colorado Agricultural College, in 1878, has had a lasting impact on
agriculture in Fort Collins and throughout the state. Created as Colorado's Land Grant
College, under the Morrill