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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-337 LPC Meeting:   October 20, 2020 
Address:    2568 River Drive  Staff:   Abigail Christman   
Historic Dist/DLM:  River Drive Historic District   
Year structure built:  c.1890 (Period of Significance: 1885-1923)  
Council District:  #1 Amanda Sandoval   
Applicant:   Jorge Eguiarte, EG Studio   
 
 
Past LPC Action: 
Landmark Preservation Commission Meeting June 9, 2020 
Description: Addition 
Motion by A. Wattenberg: I move to deny application #2020-COA-138 for the addition and other alterations at 
2568 River Drive, as per design guidelines 2.18, 2.24, 2.37, 3.2, 3.3, 3.5, 3.6, 3.8, 3.10, 5.1, 5.3, character-
defining features for the River Drive historic district, presented testimony, submitted documentation and 
information provided in the staff report. Second: E. Hummel 
Vote: unanimous in favor (9-0-0), motion passes 
 
 
Project Scope Under Review: 
A stop work order has been issued for this property due to work completed without permits including a rooftop 
addition, egress window opening, and sitework (walkways, steps, planter boxes).  
 
This application includes:  

• Removal of the rooftop addition and replacement with a rooftop deck with a hatch opening and rooftop 
railing.  

• Moving a door at the rear, infilling the existing opening and creating a new opening.  
• A request to retain the site work and egress opening completed previously. The window configuration in 

the egress window will also be altered.  
• Demolition of a historic chimney.  

 
 
Staff Summary: 
2568 River Drive is a two-story brick dwelling constructed c. 1890 in a simplified Italianate style. It is a contributing 
structure within the River Drive Historic District. One of Denver’s newest historic districts, the River Drive Historic 
District was established on June 24, 2019. It is one of Denver’s smaller historic districts, containing sixteen 
contributing residences. The properties in the district were part of the 1881 River Front Addition in the Town of 
Highlands.  
 
The current owner, Steve Ryan, purchased the property in 2014. In 2017, a complaint was lodged for work 
without a permit while the site work was underway. A stop work order was issued on 4/26/2017, but no permit was 
ever pulled. Another complaint for unpermitted work was received in 2019 when the rooftop addition and egress 



opening were under construction. A stop work order was issued on 9/11/2019. Based on the inspector’s photos it 
appears that when the stop work order was issued, the new egress opening had just been completed and the 
rooftop addition was complete.   
 
The applicant came to the LPC on June 9th with an application requesting to retain the egress window opening 
and sitework alterations and to replace the existing small rooftop addition with a larger rooftop addition. Rooftop 
decks to the front and rear of the rooftop addition were also proposed.   
 

• Egress Opening: A new egress opening was constructed in a highly visible location on the front facade. 
The applicant is requesting to retain this egress opening. Guideline 2.18d states that egress openings 
should not be located on primary facades. During the previous project review on June 9th, the 
Commission deliberations concluded that it would be preferred that the egress window be moved to the 
rear. If that was not possible, the Commission requested that better documentation be submitted showing 
why the egress window was needed and why this was the only location possible for it. The applicant has 
provided a floor plan of the basement showing that a bedroom requiring egress is planned for the front of 
the building, but no other additional documentation has been submitted. A cross section drawing of the 
egress well (required for new egress openings) is not included.  

• Site work: Previously the front yard was paved with concrete with a simple concrete walkway with 
concrete steps with knee walls located centrally in the yard. The concrete paving has been removed and 
landscaping restored. The existing walkway and steps were demolished. The single central walkway and 
steps has been replaced by two walkways of tinted and scored concrete, one located at the eastern edge 
of the property and the other to the west, leading up to the entrance (which is offset). A series of wood 
planters has been added along the western walkway. The consensus of the Commission on June 9th was 
that the side walkway on the eastern edge was inconsistent with the district context/patterns. A 
suggestion was made to look at connecting the side walkway to the central walkway at the top of the 
slope adjacent to the building and eliminating the lower portion of the walkway along the eastern side of 
the lot. This would provide access to the ADU at the rear while maintaining a more consistent front yard 
pattern. Most Commissioners also found the tinted and scored concrete to be inappropriate. Concerns 
were raised about the material being imitative and not fitting the historic character of the district. The 
Commission was ok with the planter boxes since they were constructed of a traditional material (wood) 
and easily removable.  

• Rooftop addition and rooftop decks: The applicant previously proposed to add a third story addition and 
rooftop decks to the dwelling. On June 9th, the Commission found that these did not meet Landmark 
guidelines. The applicant is now proposing to demolish the rooftop addition constructed without a permit 
and replace it with a single roof deck (20’ x 16’ 8”) and railing. The roof deck would be accessed via a 
hatch. However, this proposal still does not meet Landmark guidelines since guideline 2.37b states that 
rooftop decks should not be added to historic residential structures.  

• Rear door alterations: Added since the June 9th meeting is a proposal to infill an existing doorway at the 
rear and construct a new doorway on the opposite side of the rear elevation. While the alteration of 
doorways is discouraged, more flexibility is allowed at the rear. However, more detail is needed. The 
application simply states that the existing door will be moved into the new opening. A photo is provided 
but no other details on the door such as materials. Additionally, the door to be removed included a 
transom that has been infilled with glass block. The new entry also includes a transom, but the drawings 
provide no detail on what will fill the transom.  
 

Staff finds that the proposed work outlined above does not address the concerns previously expressed by the 
Commission. It does not meet Landmark guidelines and is incompatible with the district. Details for the egress 
window are incomplete. The application includes only a generic egress opening sketch rather than the egress 
cross section drawing required for new egress openings. Additionally, the application is proposing to alter the 
current egress opening with the installation of a new transom window above the egress window. This is not a 
traditional egress configuration and is adding unnecessary complexity to the opening. Egress windows should be 
as inconspicuous as possible. The other basement windows are also shown inconsistently on the plans. Some 
basement windows are shown on the floor plans but there is at least one additional basement window visible in 
photos that is not shown on the floor plan. And no basement windows are shown on the elevation drawings. The 
Commission has previously determined that the new side walkway is compatible with the district. And Landmark 
guidelines clearly state that roof top decks should not be added to historic residential structures. The River Drive 



Historic District is a small district, just a single block in length. Due to its size, significant alterations to any 
contributing property have the potential to negatively impact the character of the entire district. Staff recommends 
denial.   
 
 
Excerpted from Design Guidelines for Denver Landmark Structures and Districts, January 2016 

Guideline Meets 
Guideline? Comments 

2.14 Maintain the pattern and 
proportion of historic window and door 
openings.  
a. Preserve the position, number and 
arrangement of historic windows and 
doors in a building wall. Modifying a 
window or door on the rear of a 
contributing structure may be considered 
on a façade that is not visible.  

 
Yes 

Proposal includes closing an existing door 
opening at the rear and creating a new 
opening at the rear. This elevation has no 
visibility from public vantage points. However, 
insufficient information has been provided on 
the new door opening.  

2.18 Locate and design a new egress 
window to be as inconspicuous as 
possible.  
a. Place an egress window on a less 
visible façade that does not face the 
street, if possible.    
c. Match a new basement egress window 
to a historic basement window type or use 
a simple single-light casement window.  
d. Do not place an egress window on a 
primary façade.  

 

 
No 

New egress window opening is located on the 
primary façade and is readily visible. The 
applicant is proposing to install a egress 
casement window with a transom window 
above. This is not a historic basement window 
configuration and adds unnecessary 
complexity.  

2.24 Preserve the form, materials and 
features of an original historic roof.  
a. Maintain the perceived line and 
orientation of the roof as seen from the 
street.  
c. Preserve functional and decorative roof 
features, including original dormers, 
parapets, chimneys, towers, turrets, finials 
and crests, especially when they are 
character-defining features of the 
structure.  

 
No 

The existing character of the two-story flat-
roofed structure will be altered with the 
addition of a roof deck. The perceived line of 
the existing roof will be altered with the new 
deck railing. The applicant is also proposing to 
demolish a historic chimney which is a key 
visual feature of the roof.     

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.  
b. Do not incorporate a roof deck on a 
historic residential structure.  

 
No 

A roof deck (20’ x 16’ 8”) is being proposed for 
a historic residential structure. Roof decks are 
not part of the district context.    



5.1 Retain and restore historic site and 
landscape features.  
a. Preserve original landscape and 
features, such as walkways, fences, site 
walls, street trees, historic stairways and 
special plantings or ornamental site 
features that are character-defining 
features of the property or historic district.  
c. If beyond repair, replace deteriorated 
historic site features with matching 
features, including design and materials.   

 
No 

Existing historic walkway and stairs were 
removed. This feature likely dated to the 
period of significance. The single central 
walkway with wing walls and stairs was 
replaced with two walkways with stairs located 
to the east and west sides of the front yard. 
New concrete walkways appear to be tinted 
dark gray and scored to resemble stone.  The 
walkway material and the addition of a second 
walkway are not compatible with the district 
character.   

5.3 Plan new site and landscape 
features to respect the character-
defining features of the historic district 
or individually-designated Denver 
landmark.  
c. When introducing a new site feature or 
modifying an existing feature, such as a 
stairway, fence or retaining wall, respect 
historical patterns in terms of placement, 
proportions and design compatibility with 
surrounding historic context.  
d. When designing a new sidewalk or 
path, use colors, styles and finishes 
similar to those seen in nearby historic 
sidewalks.  
f. Avoid introducing new readily visible site 
features, such as curb cuts, which were 
not historically present on the property, or 
prevalent in the historic district.  

 
No 

The majority of the walkways in the district are 
concrete. Historic walkways at properties with 
sloped from yards (such as 2568 River Drive) 
feature wing walls such as those which were 
removed at this property. There is some 
variety of walkways found in the district 
though plain concrete is the most common.   
The new site work is readily visible. It is 
contemporary in character and adds a second 
walkway in a context where a single front 
walkway is the norm.   

 
  

Recommendation: Denial  
 

Basis:   Rooftop decks not allowed on historic residential buildings (2.37).  
   New egress openings should be as inconspicuous as possible (2.18).  
   Site work is not compatible with district character (5.1, 5.3). 
 
 

Suggested Motion:  I move to DENY application #2020-COA-337 for the roof deck and other alterations at 
2568 River Drive, as per design guidelines 2.18, 2.24, 2.37, 5.1, 5.3, character-defining features for the River 
Drive historic district, presented testimony, submitted documentation and information provided in the staff 
report.  
 

 
 
 
 
 
 
 
 
 
 



1890 Sanborn Map with 2568 River Drive outlined in black  
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