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STAFF BRIEF 

This document is the staff’s comparison of the Secretary of the Interiors Standards for Rehabilitation, Design Guidelines for Denver 
Landmark Structures and Districts, the Landmark Preservation Ordinance (Chapter 30, Revised Municipal Code) and other 
applicable adopted area guidelines as applied to the proposed application.  It is intended to provide guidance during the 
commission’s deliberation of the proposed application.  Guidelines are available at www.denvergov.org/preservation 

 
Project:   2020-COA-277 LPC Meeting:   September 15, 2020 
Address:    350 Bannock St. Staff:   Jessi White   
Historic Dist/DLM:  Baker Neighborhood Historic District.  
Year structure built:  1927 (Period of Significance: 1873-1937)  
Council District:  District 7, Jolon Clark   
Applicant:   Dawn Burnley  
 
 
Past LPC Action: 
Landmark Preservation Commission Meeting July 21, 2020 
Description: Two-story Addition 
Motion by G. Johnson: I move to deny application #2020-COA-196 for the construction of a two story addition at 
350 Bannock St., as per design guidelines 2.37, 3.1, 3.2, 3.3, 3.6, 3.8, 3.9, Intent Statements 3a,3c, 3d, 3e, 3f, 
presented testimony, submitted documentation and information provided in the staff report. 
Second: B. Gassman 
Vote: Unanimous in favor (9-0-0), motion passes 
 
 
Project Scope Under Review: 
Construct a rear two-story addition 
 
Footprint: 21’-5 ½” w x 46’-6” l Height: 23’-3 ½” h 
 
Materials: 

Foundation: concrete Roofing: IKO Cambridge asphalt shingle, Charcoal Grey 
Siding: James Hardie Plank, smooth finish, 4” reveal Trim:  James Hardie Trim, smooth finish 
Windows: Pella Proline, Aluminum-Clad Wood or Sierra 
Pacific, Aluminum-Clad Wood  

Doors: Aluminum-clad wood, Sierra Pacific 

 
 
Staff Summary: 
350 Bannock St., constructed in 1927, is a contributing structure to the Baker Neighborhood Historic District.  The 
current structure is a one-story brick bungalow with a gable roof.  The applicant is requesting to construct a rear 
two story addition with a connector.  To accommodate the new addition, the applicant will be demolishing a small 
historic rear addition and a portion of the east wall.  The total demolition to the historic structure will be 23%.  
 
The Commission reviewed a two-story at the July 21st LPC meeting.  The Commission denied the application with 
the following comments:  
 



• The Commission felt that the addition was too large, and the large lot should be utilized to reduce the 
scale of the addition. The Commission discussed the potential of lengthening the addition and reducing 
the height and/or adding a one-story section to the side yard. 

• The Commission members felt that the roof ridge of the addition and the existing house should align. 
• The Commission members felt that the window proportions and rhythms should more closely tie into the 

proportions and rhythms of windows on the main house. 
• The Commission members were supportive of the rear cantilever and porch that extended from the side 

of the house but felt that the roof of the addition porch should be removed. 
 
The existing structure measures 22’-3 ½” w x 30’-0” l x 16’-6 ½” h.  The proposed addition measures 21’-5 ½” w x 
46’-6” l x 23’-3 ½” h.  The two-story structure will be mostly tucked in behind the main house and will be set back 
30’-0” from the front wall of the house. The applicant reduced the overall height of the addition from 26’-3” in the 
previous submittal to 23’- 31/2”, extended the length of the addition from 44’-6” in the previous submittal to 46’-6”, 
a reduced the width from 26’-11 ½” in the previous submittal to 21’-5 ½”.   
 
The addition will feature a gable roof form with two dormers on the north and three dormers on the south 
elevation. The applicant added the dormers as a means of reducing the height of the addition.  While the addition 
height has been reduced by three feet, the dormers add complexity to the proposed roof form.     
 
In addition to addressing the roof height, the applicant has taken steps to reduce the offset of the roof ridges.  Due 
to setback issues the ridges cannot be made to fully align. Currently the gable end of the addition features stucco 
and trusses as well as a window.  Additional tweaks such as removal of the window in the gable end and the 
center truss may help to further reduce the visibility of this offset. 
 
The walls will be clad in smooth finish James Hardie plank lap siding with a 4” reveal and James Hardie smooth 
finish trim.  The addition windows will be Pella, aluminum-clad wood double-hung windows with a simulated 
divided-light pattern to match the existing historic windows on the house.  All simulated divided light windows will 
feature a spacer bar.  Windows are also noted as having a 2” inset in the wall.  The addition doors will be Sierra 
Pacific aluminum-clad wood.  Staff would like to note that simulated divided light patterning on the doors will also 
need to have a spacer bar.  The applicant did make alterations to the addition’s window rhythms so that the 
windows better align with the existing house, however, the window proportions still appear larger than the existing 
windows on the main house. 
 
The southeast corner of the addition will feature a large cantilever.  Per the Commission’s request the applicant 
has removed the partial porch roof on the southeast corner of the addition over the cantilever. Staff would like to 
note that the cantilever form is atypical of the Baker Neighborhood Historic District, however, it will be minimally 
visible. 
 
 
Excerpted from Design Guidelines for Denver Landmark Structures and Districts, January 2016 

Guideline Meets 
Guideline? Comments 

 
2.37 Ensure that decks are compatible 
with the surrounding historic context. 

a. Locate decks to minimize visual 
impacts on the street when they 
are not a part of the historic 
context. 

 

 
Yes 

 
The applicant is proposing a rear porch on the 
southeast corner of the house.  While porches 
recessed under a cantilever is atypical, the 
porch is minimally visible from public vantage 
points. 

 
Intent Statement 3a To maintain the 
general appearance of a historic structure, 
especially from key public vantage points, 
when building an addition. 

 
No 

 
While the applicant has reduced the height 
and width of the addition from the previous 
submittal, the addition’s mass and scale is still 
much larger than the existing structure.  The 



 
Intent Statement 3c To avoid adversely 
affecting the character-defining features of 
a historic district when building an 
addition. 
 
Intent Statement 3e To preserve the 
appearance and integrity of a historic 
residential structure and district by 
ensuring that an addition does not 
damage historic materials. 
 
3.2 Design an addition to a historic 
structure to respect the character-
defining features of the historic 
district, the surrounding historic 
context, and the original primary 
structure. 

a. Design an addition to be compatible 
with the scale, massing and rhythm of 
the historic structure and context. 
b. Align porch eaves, roof lines and 
other features with adjacent 
structures, when possible. 
c. Retain the appearance and 
orientation of the historic primary 
entrance 
d. Use materials that are of a similar 
color, texture, and scale to those in 
the historic structure and surrounding 
historic context.  
e. Design windows and doors to be 
compatible with the primary structure 
and surrounding historic context, 
particularly when visible from public 
vantage points. 

 
 

use of five dormers on the addition coupled 
with the scale of the addition creates a 
complex design that draws the focus to the 
rear addition rather than on the main house.  
The proposed addition impacts the 
appearance and integrity of the historic 
residential structure and district due to its 
scale, massing, and complex roof form.   

 
Intent Statement 3b To minimize 
damage to the original structure and 
preserve character defining features when 
building an addition. 
 
 
3.5 Do not damage historic building 
fabric or obscure key character-
defining features of the primary 
structure when building an addition. 

a. Minimize the removal of original 
building fabric when attaching an 
addition. 
b. Design an addition so it can be 
removed without destroying original 
materials or features. 

 
Yes 

 
The addition will be separated from the main 
house by a connector piece and will minimize 
the removal of historic material to the back of 
the house.   



c. Avoid damaging historic façades, 
cornice lines or other details. 
d. Avoid adding an addition that 
impacts the original building’s 
structural system. 

 
 
Intent Statement 3d To ensure that an 
addition relates to the fundamental 
characteristics of the block while also 
appearing as current construction. 
 
3.3 Design an addition to be 
recognized as current construction. 

a. Differentiate an addition from the 
original structure with an offset of at 
least four inches. 
b. Differentiate an addition from the 
original structure with a change in 
material or size. In more vernacular 
building styles, this may be a relatively 
subtle change or distinction. If 
distinctions from old and new are 
subtle, a date plaque for new 
construction is also recommended. 
c. Use simplified versions of building 
components and details found in the 
surrounding historic context. These 
may include: 

» A cornice or other definition of 
the roof line 
» A distinctive storefront or main 
door surround 
» Window, moldings or other 
features 
» Porches 

d. Do not design an addition to be an 
exact copy of the existing style or 
imply an earlier period or more ornate 
style than that of the original structure. 
e. Do not design an addition to 
contrast starkly with the original 
structure. At a minimum, an 
acceptable design should be neutral 
and not detract from the 
district’s or structure’s historic 
character 
 

3.9 Design an addition to a historic 
residential structure to be compatible 
with, but differentiated from, the 
existing structure. 

a. Use subtle changes in material, 
color, and/or wall plane, to 
differentiate an addition. 

 
Yes/No 

 
The two-story addition is recognizable as a 
modern addition.  However, the scale and 
massing of the addition does not fit with the 
house, the patterns of the block, or the historic 
context of the district.  Additionally, the 
window proportions do not blend in with the 
surrounding context. Staff feel that the overall 
massing of the addition should be reduced as 
much as possible; the roof form be simplified; 
and the addition windows be proportional to 
the windows on the house.  Staff also feel that 
the visibility of the ridge offset should be 
reduced as much as possible.  



b. Design an addition as a simplified 
version of the architectural style of the 
original structure, or in a compatible, 
contemporary style. 
c. Consider using a lower-scale 
connecting element to join an addition 
to a historic structure, particularly for 
large or two-story additions. 

 
 
Intent Statement 3f To ensure that an 
addition is subordinate to the main 
structure, has minimal visibility from public 
vantage points, and is compatible with the 
surrounding historic context. 
 
3.1 Locate an addition to be 
subordinate to the original structure. 

a. Place an addition to the rear of the 
original structure whenever possible 
 

3.8 Locate an addition to a residential 
structure to be subordinate to the 
existing structure. 

a. Design an addition to have minimal 
visual impact to the existing structure. 
b. Place a one-story addition to the 
rear of the existing structure, if 
possible. 
c. Consider a compatible side addition 
if a one-story rear addition is not 
possible. 
d. Consider a compatible rooftop 
addition for a one-story house if there 
are no other alternatives. A limited 
program rooftop addition on a one-
story house may be appropriate when 
the house is located on a small lot and 
there are no opportunities for 
expansion elsewhere on the property. 

 

 
 

Yes/No 

 
The proposed addition is located on the back 
of the house and is attached to the historic 
house via a one-story connector.  Additionally, 
the addition is inset from the main house. 
  
The proposed addition is substantial in size 
and is not subordinate to the main structure.  
Staff feel that the scale and massing should 
be reduced, and the roof form simplified as a 
means of minimizing the visual impact of the 
addition on the historic structure. 

 
3.6 Design windows, doors and other 
features on a new addition to be 
compatible with the original structure 
and surrounding historic context. 

a. Incorporate windows, doors and 
other openings at a ratio similar to 
those found on 
nearby historic structures. For 
additions with public visibility, doors 
and windows should have similar 
proportions and rhythms as windows 
on historic façades. 
b. When using contemporary window 
patterns and designs, ensure that they 

 
Yes/No 

 
The proposed doors and windows match the 
general rhythms of the existing windows and 
doors on the historic house, however, the 
proportions of the windows are larger than 
those on the main house, drawing the eye to 
the addition.   



respect the typical historic character 
and proportions of windows on the 
primary structure and adjacent 
structures. 
c. Proportion building features, such 
as brackets and trim, to reflect those 
seen in the surrounding historic 
context. 

 
 
3.7 Design the roof of a new addition to 
be compatible with the original 
structure and surrounding historic 
context. 

a. Use a roof form that is consistent 
with the original structure’s roof form 
and those of structures in the 
surrounding historic context in terms 
of pitch, orientation, and complexity. 
An addition with a pitched roof is 
usually inappropriate for a structure 
with a flat roof. 
b. If using contemporary materials, 
they should be compatible with historic 
roof materials in visual impact, texture, 
and relationship to architectural style. 

 

 
No 

 
The applicant is proposing a roof pitch that 
does not match the existing roof pitch of the 
house and is proposing five dormers on the 
north and south side of the addition.  The 
number and location of the proposed dormers 
create a complex roof form that does not fit 
with the simple gable roof form on the main 
house, while the differing roof pitch draws the 
eye to the addition.  Staff recommend that the 
roof form be simplified (potentially reducing 
the number of dormers on the addition) and 
that the roof pitch be reexamined. 
 

 
 

Recommendation: Denial 
 

Basis:   The proposed addition is not subordinate in mass and scale, features a complex roof form,  
and window proportions that do not fit the context of the house. (guidelines 3.1, 3.2, 3.3, 3.5, 
3.6, 3.7, 3.8, 3.9, Intent Statements 3a,3c, 3d, 3e, 3f) 

 
 
 

Suggested Motion:  I move to DENY application #2020-COA-277 for the construction of a two story addition at 

350 Bannock St., as per design guidelines 3.1, 3.2, 3.3, 3.5, 3.6, 3.7, 3.8, 3.9, Intent Statements 3a,3c, 3d, 3e, 3f, 

presented testimony, submitted documentation and information provided in the staff report.       

 

 
 
 
 
 
 
 
 
 
 
 



 
Baker Neighborhood District Map with 350 Bannock St. highlighted in RED 
 

 
1929 Sanborn Map with 350 Bannock St. outlined in black  
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