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To: Historic Preservation Commission 

City of Louisville 

September 15, 2025 

RE: Landmark and Alteration Certificate Request for 1155 Pine Street 

 

 

Historic Preservation Commission members, my name is John D’Amico.  I am the Property 
owner of 1210 Spruce Street located adjacent to the northerly property line of 1155 Pine 
Street. 

Thank you for discussing the proposed Landmark and Alteration Certificate Request and 
how it relates to the proposed development for 1155 Pine Street.  City staff including 
Cameron Fowlkes, Matt Post and Emily Cline-Gibson have been very helpful in 
understanding this request and proposed development. 

The question I would like to put forth this evening is not whether the City of Louisville 
should preserve historic buildings, of course they should, and I don’t believe there is a 
single person in the room who would disagree with that.  The preservation of historic 
buildings is an important and worthy goal. I believe one question that should be asked this 
evening is whether this site is large enough to accept the proposed development without 
an inappropriate number of waivers, and whether this particular layout is the most 
advantageous for the community.  As important as it is to preserve historic buildings in this 
area, it is also important to preserve the integrity of the Highway 42 Revitalization Area 
Comprehensive Plan.  This plan has been extensively researched and proposed to facilitate 
a transit oriented mixed use residential district and has been approved by City Council. 

Staff has previously recommended the historic preservation of these buildings and 
development of this site be tabled until council has had a chance to review and approve 
the applicant’s development proposal.  This recommendation was primarily given due to 
how largely it effects the Highway 42 Plan.  Even though the means by which the applicant 
will submit their development application has changed, the development remains near 
identical to their original proposal.  Staff has stated in a previous report that if the Highway 
42 Revitalization Comprehensive Plan Amendment changes for this site, staff will “likely” 
go back to Council to scrap the entire Highway 42 Plan along the north side of Pine Street 
from the railroad tracks all the way to Highway 42. 



The Landmark and Alteration Request for 1155 Pine Street is directly connected to the 
Railyard at Louisville development proposal for 1155 Pine Street.  As outlined in City Staff’s 
May 19, 2025 Staff Report, this historic designation is “inconsistent with the Highway 42 
Revitalization Area Comprehensive Plan Amendment”.  By approving this request, you will 
be abandoning City Council’s current policy for a new policy that is in conflict with 
council’s approval of the Highway 42 Plan.  This is not to say I don’t support historic 
preservation throughout the city. I simply wonder why we are so quick to abandon a large 
part of the Highway 42 Plan without considering how the adjacent properties are affected.  
The Highway 42 Plan is a “Comprehensive Plan” which considers the entire City priorities 
through an incredibly lengthy and costly public process. 

As noted in the pervious Staff Report, the applicant is requesting a multitude of waivers 
inconsistent with the Highway 42 Plan.  Staff has specifically stated in Sec. 15.36.120. of 
Criteria Standard #3, “The proposed rear addition encroaches into the rear setback. The 
overall design in relation to the adopted design standards is not supported by staff”. This 
comment by staff is specific to 1210 Spruce Street.  The applicant has requested a waiver 
of the 20-foot rear setback to a five (5) foot rear setback putting the Haven building five (5) 
feet from the property line.  This waiver inhibits the ability to develop 1210 Spruce Street to 
its existing potential amounting to a taking of property rights.  Simply speaking, the 
applicant is requesting this waiver so they can construct a large, non-historic deck 
between the existing house and the proposed Haven building.  This waiver of the rear 
setback will restrict fire and safety in cases of emergency, privacy, landscaping, 
development density and drainage, to name just a few of the issues.  Moving the relocated 
building (the Haven) out of the rear setback and considering the applicants drainage issues 
does not inhibit the ability to preserve the applicant’s historic request this evening.  What it 
does do, is help preserve some of the integrity of the Highway 42 Plan along with being able 
to historically preserve the site.  

Fortunately, in speaking with City Public Works Engineering as well as City Planning staff, 
there seem to be a number of solutions which could mitigate the taking of the adjacent 
property rights of 1210 Spruce Street and keeping more in line with the Highway 42 Plan.  
First, the applicant could simply move the additional building (the Haven) out of the rear 
setback by resizing the non-historic deck they propose to construct between the two 
structures.  Second, the applicant could pipe the drainage ditch located in the easement to 
accept their drainage (as they are required) so as to preserve the existing development 
potential of 1210 Spruce Street more in compliance with the Highway 42 Plan.  As 
suggested by staff, this piping would be more feasible at the time the applicant develop 
their site and almost impossible to reasonably construct afterwards.  If the City allows the 
waiver of the 20-foot rear setback without piping the ditch, it will restrict the currently 



allowed development of 1210 Spruce Street as desired by the Highway 42 Plan. As stated, 
this piping must take place in coordination with the applicant’s development. 

If HPC approves the applicant’s request this evening thus eliminating the residential 
density per the Highway 42 Plan, it is our recommendation that HPC preserve the 
residential density of 1210 Spruce Street by adding a condition to the applicant’s request. 
The proposed conditional approval below, not only preserves the applicants request to the 
Landmark and Alteration Certificate Request, it also preserves 1210 Spruce Streets existing 
density and supports Council’s desire for residential development of this area. 

 

I hereby respectfully request that the HPC approve the Landmark and Alteration 
Certificate Request with the condition that the rear setback not be encroached upon, 
or a pipe be installed within the existing location of the drainage easement at the time 
of the 1155 Pine Street development.   

Given the applicant has submitted a development proposal and layout within the Agenda 
Item of this public meeting, we believe it is appropriate to have this condition placed on the 
approval this evening. 

 

Respectfully, 

 

John D’Amico 

Bluestem Companies 

PO Box 37 

Hygiene, Colorado 80533 

Johndamico81@msn.com 

303-818-1919 

 

KC Coblentz-Peters 

Attorney for Bluestem Companies 

Kcpeters2016@gmail.com 

mailto:Johndamico81@msn.com


 

 

  

 

 

From: garyd@frii.net <garyd@frii.net>  

Sent: Friday, September 12, 2025 2:31 PM 

To: Planning <planning@Louisvilleco.gov> 

Cc: peter@stewart-architecture.com 

Subject: Historic Preservation Commission, Train Cars 

 

[EXTERNAL EMAIL] From outside of City of Louisville DO NOT CLICK links or attachments 

unless you validate the sender and know the content is safe. 

Hi. I’d like to comment on the upcoming hearing for the 1155 Pine property. The railroad is a significant 

part of Louisville’s history. It not only provided transportation for coal mined here and grain grown here, 

it moved early residents and the materials used to build the town. While it’s unlikely any specific train 

cars were constructed in Louisville, or that any cars could be specifically traced to Louisville, such 

historic train cars are what signify the railroad to most people. Recognition of the train cars could be a 

good way to emphasize our railroad history. 

 

Some of the objectives of Louisville’s Historic Master Plan are 

 



• Promote public awareness of preservation and understanding of Louisville’s cultural, social and 

architectural history 

• Encourage voluntary preservation of significant archaeological, historical, and architectural resources 

 

While the cars may not become officially landmarked, I can imagine that they could become an 

important part of the Louisville’s expansion of downtown to the east, including the Ironton project. I’m 

sure children will find these train cars interesting. 

 

The originators of Louisville’s historic effort seem to have recognized the importance of structures that 

are not officially landmarked. The ordinance states: 

 

The commission may approve a list of structures of historical or architectural merit that have not been 

designated as landmarks and are not situated in designated historic districts, to which the commission 

may add from time to time, in order to recognize and encourage the protection, enhancement, and use 

of such structures. However, nothing in this chapter shall be construed to impose any regulations or 

controls upon, or to provide incentives or awards to, structures of merit solely because they are included 

on the list. The commission may authorize such steps as it deems desirable to recognize the merit of and 

to encourage the protection, enhancement, perpetuation, and use of any listed structure or of any 

designated landmark or any structure in a designated historic district by, without limitation, issuing 

certificates of recognition and authorizing plaques to be affixed to the exteriors of such structures. 

 

Perhaps this provides a path to supporting the train cars. 

 

Thanks for your support of Louisville’s history. 

 

Gary Dunlap  

741 Lincoln Ave 

 



01 - PRELIMINARY WORKS

Items Description Builder Total
Cost

Markup Price

Portable Toilet
Rental

01.10 - Portable
Toilet

$3,000.00 17.50% $3,525.00

02 - BUSINESS OPERATIONS

Items Description Builder Total
Cost

Markup Price

Site Safety and
Construction
Fence

02.25 - Jobsite
Safety/Security

$3,000.00 17.50% $3,525.00

Punch-list Work

02.05 -
Overhead/Busine
ss Costs

$2,000.00 17.50% $2,350.00

03 - LAND & SITE IMPROVEMENT

Items Description Builder Total
Cost

Markup Price

Excavation

03.05 -
Excavation

Allowance for excavation for two basements and underground courtyard. 
Includes a budget for hauling multiple yards of dirt. Includes an allowance 
for multiple mobilization fees. Includes final grade.

$60,000.00 17.50% $70,500.00

04 - FOUNDATION & BASEMENT

Items Description Builder Total
Cost

Markup Price

Foundation
Labor

04.46 -
Foundation

Includes rough foundation labor estimates for two separate dwellings and 
retaining walls. 

$85,000.00 17.50% $99,875.00

Basement Slabs

04.15 - Slab
Grade & Gravel

Two dwelling basement slabs and courtyard concrete slab. $35,000.00 17.50% $41,125.00

Exterior drain system allowance for foundation permitter drains, and 
underground courtyard drainage sump pumps. 

$17,000.00 17.50% $19,975.00



Exterior
Drainage
System

04.44 - Exterior
Drain System

05 - FRAMING

Items Description Builder Total
Cost

Markup Price

Framing Lumber
Allowance

05.05 - Frame
Lumber

Allowance for two dwelling basement framing packages and any structural 
alterations to current structures. 

$30,000.00 17.50% $35,250.00

Framing Labor

05.00 - Frame
Labor

Framing labor for two basement dwellings, and any structural alterations 
for existing structure. 

$30,000.00 17.50% $35,250.00

Siding Material
Allowance

05.10 - Siding
Materials

Siding allowance for both dwellings. $25,000.00 17.50% $29,375.00

Siding Labor
Allowance

05.15 - Siding
Labor

Siding labor allowance for re-siding the two dwellings. Includes fascia and 
soffit labor. 

$20,000.00 17.50% $23,500.00

07 - PLUMBING

Items Description Builder Total
Cost

Markup Price

Sewer
Connections
and System

07.06 -
Underground
Sewage & Water

Includes an allowance for running a sewer line and splitting to two 
separate property dwellings. Full replacement. Rough estimate, until we 
determine the scope of work. 

$30,000.00 17.50% $35,250.00

Plumbing
Fixture
Allowance

07.00 -
Plumbing
Fixtures

Plumbing fixture allowance for both dwellings. $15,000.00 17.50% $17,625.00

Plumbing Labor

07.05 -
Plumbing

Plumbing labor for two separate dwellings. Includes all underground 
plumbing labor. 

$43,000.00 17.50% $50,525.00

Water Hook Up

07.06 -
Underground
Sewage & Water

Water hook up for two dwellings. $15,000.00 17.50% $17,625.00



08 - ELECTRICAL

Items Description Builder Total
Cost

Markup Price

Electrical
Allowance

08.00 -
Electrical

Electrical allowance for two dwellings. To be determined with scope. $45,000.00 17.50% $52,875.00

09 - HVAC

Items Description Builder Total
Cost

Markup Price

HVAC Allowance

09.00 - HVAC

One system for each dwelling. To be determined by scope. $55,000.00 17.50% $64,625.00

10 - INSULATION & DRYWALL

Items Description Builder Total
Cost

Markup Price

Drywall
Allowance

10.05 - Drywall

Drywall allowance for two separate dwellings. $30,000.00 17.50% $35,250.00

Insulation
Allowance

10.00 -
Insulation

Insulation allowance for the two separate dwellings. $35,000.00 17.50% $41,125.00

12 - CARPENTRY & COUNTERTOPS

Items Description Builder Total
Cost

Markup Price

Cabinet
Allowance

12.06 - Cabinets
Materials

Cabinet and vanity allowance. $40,000.00 17.50% $47,000.00

Interior Trim
Labor and
Materials

12.07 - Trim
Carpentry Labor
& Materials

Includes trimming out house, and all cabinet installation of both dwellings. $35,000.00 17.50% $41,125.00

$5,000.00 17.50% $5,875.00



General Labor

12.50 - General
Labor

Counter Top
Allowance

12.25 -
Countertops
Materials &
Labor

Countertop allowance for new kitchen cabinets and vanities. $16,000.00 17.50% $18,800.00

13 - WINDOWS & DOORS

Items Description Builder Total
Cost

Markup Price

Garage Door
Allowance

13.25 - Garage
Doors

Allowance for two double garage basement doors in glass. $30,000.00 17.50% $35,250.00

Window
Allowance

13.00 -
Windows
Materials

Window allowance for two houses. Pella Impervia series allowance. $60,000.00 17.50% $70,500.00

Window
Installation
Labor

13.05 -
Windows
Installation
Labor

Window installation labor. $12,000.00 17.50% $14,100.00

Interior and
Exterior Door
Allowance

13.31 - Interior
& Exterior Doors

$15,000.00 17.50% $17,625.00

14 - PAINT & WALLCOVERING

Items Description Builder Total
Cost

Markup Price

Interior and
Exterior Paint

14.00 - Paint

Interior and Exterior paint for both dwellings. $40,000.00 17.50% $47,000.00

15 - FLOORING & TILE

Items Description Builder Total
Cost

Markup Price



Tile Allowance

15.20 - Tile
Materials

Allowance for both dwellings. $10,000.00 17.50% $11,750.00

Flooring
Allowance

15.11 -
Hardwood Floor
Materials &
Labor

Flooring Allowance for both dwellings. $25,000.00 17.50% $29,375.00

Tile Labor

15.25 - Tile
Labor

Tile labor estimate for both dwellings. $15,000.00 17.50% $17,625.00

16 - APPLIANCES

Items Description Builder Total
Cost

Markup Price

Appliance
Allowance (NO
G.C)

16.00 -
Appliances

$10,000.00 0.00% $10,000.00

18 - EXTERIOR WORKS

Items Description Builder Total
Cost

Markup Price

Flatwork
Allowance

18.45 - Flatwork

Flatwork allowance for project. $15,000.00 17.50% $17,625.00

Deck and Railing
Allowance

18.40 - Deck
Materials &
Labor

Labor and material allowance for deck, and all railings for the retaining 
wall, stairs, and deck. 

$35,000.00 17.50% $41,125.00

19 - CLEANUP

Items Description Builder Total
Cost

Markup Price

Trash Removal

19.03 - Waste
Disposal

Throughout duration of project. $5,000.00 17.50% $5,875.00

Site Clean Up

19.00 - General
Site Cleanup

$3,000.00 17.50% $3,525.00



Please review this proposal/agreement and let me know what questions you have.  To accept the terms, please sign, date and return a
copy. 
Thank you.
 
Sincerely,
Doug Ryder
Essex Developments, LLC

Signature:___________________________________________________________________________ Date: _______________

I confirm that my action here represents my electronic signature and is binding.

OWNER

Total Cost: $949,000.00

Total Markup: $164,325.00

Total Price: $1,113,325.00

Signature:

Date:

Print Name:
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