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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:   2021-COA-0000001 LPC Meeting:   January 19, 2021 
Address:    583 High St. Staff:   Jessi White 
Historic Dist/DLM:  Driving Park  
Year structure built:  1932 (Period of Significance: 1880-1942)  
Council District:  District 10- Chris Hinds   
Applicant:   Alison Hagan and Anne Quallick, HQ Architects, LLC  
 
 
Project Scope Under Review: 
Rear addition, rear yard fence, and alterations to the garage roof 
 
Footprint: 15’-6 ½” x 32’-6 ½” Height: 23’-8 ½” 
 
Materials: 

Foundation: Brick Roofing: asphalt shingle 
Siding: brick and stucco Trim: smooth finish cement fiberboard 
Windows: aluminum-clad wood Doors: aluminum-clad wood and fiberglass 

 
 
Staff Summary: 
583 High St., constructed in 1932, is a contributing building to the Driving Park Historic District.  The applicant is 
requesting to construct a new rear addition, install a new stucco wall and fence, and make alterations to the 
garage roof form. 
 
The applicant is requesting to demolish 37.8% of the house’s rear roof and 17.8% of the house’s rear wall to 
accommodate a new addition.  Total house demolition is 25.9%, well below the 40% total demolition threshold.  
The new addition footprint will measure 15’-6 ½” x 32’-6 ½” and will be inset 4” from the side walls of the existing 
house.   The addition will feature a gable roof form with shed roof dormers and will be 23’-8 ½” in height. The 
addition will be clad in brick and three coat stucco.  The addition windows will be multi-light Pella architectural 
series (aluminum-clad wood) casement windows.  Divided light windows will be simulated divided lights with 
spacer bars. The addition doors will b full-light Pella architect series (aluminum-clad wood) sliding doors. 
 
The applicant is also requesting to alter an existing window and add an egress door on the main house.  The 
window in the gable end of the north elevation will be widened for egress and will not be readily visible from public 
vantage points.  The window will be an aluminum-clad wood casement window with a simulated divided light 
pattern with a spacer bar.    The proposed egress door will be located below grade on the north elevation and will 
not be visible from public vantage points.  The door will be a fiberglass four-light, half-light door. 
 
The applicant is requesting to construct a 6’ stucco wall the east side of the property set back 12” behind the front 
wall of the house and on the west side of the property near the garage.  The applicant is requesting to install a 6’ 
high wood fence to match the existing wood fence on the south side of the property. 
 



Finally, the applicant is proposing to alter the existing flat roof garage into a gable roof garage.  The proposed 
gable roof form will be inset into the existing parapet wall of the garage.  The roof will be clad in asphalt shingles 
and will feature stucco panel board in the gable ends.  Please note that Landmark typically only allows the use of 
a three-coat stucco system.  
 
 
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. 

f. Do not reduce an original opening to 
accommodate a smaller window 
or door, or increase it to accommodate 
a larger one. More flexibility may 
be appropriate on a façade that is not 
visible.  

 

 
Yes 

 
The proposed window alteration will be on the 
side of the house and will not be readily 
visible from public vantage points.  The 
enlarged window is needed for egress.  The 
window will be aluminum-clad wood with a 
simulated divided light and spacer bars. 

 
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. See “Egress windows” on 
page 31 for more information. 
b. Align a new basement egress 
window or expansion of an existing 
window 
with other windows and features on 
the façade. 
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. 

 
Yes 

 
The proposed egress door will be located on 
the side of the house and will be below grade.  
It will not be readily visible from public 
vantage points. 

 
2.38 Preserve original detached 
garages and secondary structures 
where feasible. 

a. Keep historic garages and 
outbuildings in good repair, similar to 
the main house. 
b. Respect character-defining building 
components of a historically-significant 
garage or secondary structure. 
c. Do not demolish a historically-
significant garage or secondary 
structure.  

 
No 

 
The proposed garage roof will alter the 
existing flat roof of the garage.  The addition 
of a gable roof may be okay as garages are 
not contributing to the district, however, the 
gable roof will not have an overhanging roof 
eave and will be set inside of the existing 
parapet wall of the garage.  Staff do note that 
the garage is attached to the garage next door 
and the overhanging eaves may not be 
feasible.  Additionally, staff have concerns 
about the longevity of the garage as the inset 
gable may present issues with roof leaks due 



d. When additional space is needed, 
consider constructing an addition, or 
adding another secondary building, 
rather than demolishing the historic 
one.  
e. Do not move a historically-
significant garage or secondary 
structure from its original location 
whenever possible. 
f. Preserve and repair historic wooden 
garage doors if at all possible since 
they are rare in Denver. 
g. Preserve historic windows and 
doors on a garage or secondary 
structure, if possible. 
 

to the gable being inset in the existing 
parapet. 

 
Intent Statement 3a To maintain the 
general appearance of a historic structure, 
especially from key public vantage points, 
when building an addition. 
 
Intent Statement 3b To minimize 
damage to the original structure and 
preserve character defining features when 
building an addition. 
 
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. 
 
3.5 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. 
c. Avoid damaging historic façades, 
cornice lines or other details. 
d. Avoid adding an addition that 
impacts the original building’s 
structural system. 

 

 
Yes 

 
The overall appearance and form of the 
historic structure will remain intact. 

  
Yes/No 

 



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

 
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 

The proposed addition is identifiable as 
modern construction, while adding design 
elements (windows and cladding materials) 
that help to relate it to the historic house. 
 
Staff do see notes that some of the cladding 
on the addition will be stucco.  The applicant 
needs to make it clear that the modern stucco 
material will be a true three-coat stucco 
system.    



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. 
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 

 
Yes 

 
The proposed addition will be inset from the 
sides of the house and the roof will be below 
the main roof ridge. 



there are no opportunities for 
expansion elsewhere on the property. 

 
 
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 
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. 

 

 
Yes 

 
The applicant will be proposing doors and 
windows that fit the proportions and operation 
of the existing windows on the house.  The 
new windows and doors will not be readily 
visible from public vantage points.   

 
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. 

 

 
Yes 

 
The roof form and materials of the addition 
are very similar to the historic house.  The 
addition is identifiable as modern construction 
but still ties into the surrounding historic 
context.  

 
5.9 Add a rear yard fence consistent 
with historical patterns of the property 
and surrounding historic district. 

a. Locate a rear yard fence to 
have minimal visibility from public 
view. 
b. Situate a rear or side yard 
fence return at least one foot 
behind the front 

 
Yes/No 

 
The proposed fence fits the character of the 
house and is set back from the front wall of 
the house.  
 
Staff do see notes that some of the wall will 
be stucco.  The applicant needs to make it 
clear that the modern stucco material will be a 
true three-coat stucco system.    



corner of a historic house façade, 
and to be located behind 
important 
architectural features, such as bay 
windows and chimneys whenever 
possible. 
c. Use a rear and side yard fence 
type and materials traditionally 
found in the 
historic context, such as simple 
iron or wooden solid or open 
picket fence. 
Only use stone, brick , or a 
stuccoed wall if it corresponds 
with the historic 
property and surrounding historic 
context. 
d. Design new fences to have 
traditional height, style and design 
to blend with 
historic building and surrounding 
historic context. 
e. When installing a wooden 
fence, ensure that the pickets face 
to the exterior 
and the framing faces to the 
inside. 
f. Locate a rear yard fence along 
traditional lot lines. If a non-
traditional fence, 
such as a dog run, is proposed, 
locate in a way as to be 
concealed from public view 
 

 
 

Recommendation: Approval with Conditions 
 

Conditions:  That all stucco materials used on the addition and fence be a three-coat stucco system 
    
   That the garage roof overhang the garage parapet 

 
Basis:   The applicant is using stucco on the addition and on the rear wall for the property.  It is  

unclear from the application if the stucco system to be used is a three-coat stucco system or 
a stucco board.  The applicant will need to ensure that the stucco is a three-coat stucco 
system (guidelines 3.2.d and 5.9).  The applicant is proposing to alter the flat roof form on 
the garage to a gable roof form.  The gable roof form will be inset into the existing parapet 
wall and will not have an overhang.  Staff have concerns about the longevity of the garage 
due to potential water infiltration where the gable roof meets the parapet.  Staff recommends 
that an overhang be added (minimum of 6”) to prevent drainage issues (guideline 5.9). 

 
 

Suggested Motion:  I move to CONDITIONALLY APPROVE application #2021-COA-0000001 for the 

construction of an addition, alterations to windows, addition of an egress door, alterations to the garage roof, 



and addition of a fence and wall , as per design guidelines 2.38, 3.2.d, 5.9, presented testimony, submitted 

documentation and information provided in the staff report with the following conditions: 

That all stucco materials used on the addition and fence be a three-coat stucco system 

That the garage roof overhang the garage parapet       

 

 
 
Driving Park District Map with 583 High St. Outlined in Red 
 

 



 
1929 Corrected to 1937 Sanborn Map with 583 High St. outlined in black  
 

 
 
 

END 
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