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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-234 LPC Meeting:   June 1, 2021 
Address:    1115 Acoma Street Staff:   Brittany Bryant   
Historic Dist/DLM:  Denver Landmark #303 – Evans School Building  
Year structure built:  1904  
Council District:  #10-Chris Hinds   
Applicant:   Kemberlin Architecture | Boss Architecture 
 
 
Project Scope Under Review: 
Addition & Alterations – Phase I: Mass, Form, & Context 
 
 
Staff Summary: 
The applicant, Kimberlin Architecture and Boss Architecture are proposing to alter and construct a new rear 
addition to Denver Landmark #303, the Evans School Building. The applicant is requesting a two-step review 
process to best coordinate review between the Landmark Preservation Commission, the City’s Site Development 
Plan review process, and the National Park Service for tax credits. For the Phase I: Mass, Form, and Context 
review the Commission will evaluate the placement and massing of the proposed addition, the proposed opening 
alterations to the Evan’s, demolition of two roof chimneys, and alterations to the site. In the Phase II: Design 
Detail review, the Commission will evaluate materials proposed for the addition, materials proposed for new 
openings, and additional site scape elements.  
 
The Evans School was designated as a Denver Landmark in 2001. Design by Denver architect David W. Dryden 
and built in 1904, it served as a model for other schools in the Denver School District. The application for 
designation states that it is one of the few remaining public buildings in the Golden Triangle Neighborhood and 
remains the only building in the neighborhood representing the City Beautiful era and describes it as a “show-
piece of Colonial Revival architecture.” The Evans school is designated for its history, architecture, and 
geography. The building is also listed on the State Register and the National Register.  
 
The application entails the demolition of 13.6% of the roof, primarily located along the west side of the building to 
accommodate the new curtain wall, a portion of the west roof slope for skylights – as the attic will become 
habitable space, and demolition of two chimneys – one located on the east roof slope and one on the north roof 
slope. 7.4% of the exterior walls will be demolished to accommodate new openings into the Evans School. These 
openings include converting two existing window openings on the east elevation into doors; new window openings 
in the blind windows on the north and south wings of the east elevation; introducing a new door on the north 
elevation of the south wing – to mirror the historic opening on the north wing’s south elevation; limited demolition 
on the west elevation to provide a connection between the historic building and the new addition; 4 new window 
openings on the west elevation; converting two existing window openings on the north elevation into doors; limited 
demolition the north elevation to provide a connection between the historic building and the new addition; 
converting four existing window openings on the south elevation into doors; and limited demolition the north 
elevation to provide a connection between the historic building and the new addition.  
 



The proposed addition will be located on the alley elevation and will be sited to the north and south side of a 
historic 2-story portion of the building in the existing mechanical yards. The roof of the historic 2-story portion of 
the building will remain an open terrace, with the historic 3rd floor west elevation preserved. A new Curtain wall 
window system and rooftop deck is proposed at the attic. Elevator/stair towers will be located on the interior 
elevations of the north and south wings. The addition will have a max height of 57’-10 ½” to the top of the 
elevator/stair towers.  
 
Site work to include removal of the non-historic fence, creation of a site triangle at the southwest corner, a new 
ADA ramp, new handrails at the south and east stairs, pavers around the site, and a new fountain in front of the 
building. 
 
Additional work to the building includes masonry rehabilitation, continued restoration work on the historic 
windows, preservation and replication (when necessary) of metal ornamentation, and new doors in historic 
openings. These details will be reviewed in the Phase II: Design Detail submittal.   
 
The Evans school is currently used as office and event space, but the building is underutilized and not accessible 
to the public. The proposed adaptive reuse of the building will include an activated ground floor, an event space, 
and either office or hotel uses on upper floors.  
 
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. See page 
24 for more information.  
b. Maintain the original size and shape of 
window and door openings on primary 
façades.  
c. Repair and maintain windows and doors 
regularly, including wood trim, glazing 
putty and glass panes.  
d. Restore altered window or door 
openings on primary façades to their 
original configuration, when feasible.  
e. Avoid enclosing a historic window or 
door opening or adding a new opening.  
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. See page 
24 for more information. 
 
 
 
 
 

 
Yes/No 

 
The pattern and proportion of openings will be 
maintained.  
 
The application is proposing to convert 2 
window openings on the east elevation into 
doors, four window openings on the south 
elevation into doors, and 2 window openings 
on the north elevation into doors. The existing 
openings will simply be cut down to 
accommodate a door and will not be widened. 
One new door will be cut into the façade on 
the north elevation of the south wing wall. The 
interior space will be divided up as part of the 
adaptive reuse of the building these new door 
opening will allow for egress and ingress into 
these spaces. Staff felt the alterations were 
minimal and the overall rhythm of the building 
façade was maintained although these 
alterations are proposed on highly visible 
elevations.  
 
Alterations are proposed to the blind window 
openings on the east elevation. Originally the 
interior wall served as the chalkboard wall and 
therefore there were not originally window 
openings. However, the interior space will be 
divided up as part of the adaptive reuse of the 
building and additional windows are needed 
on the east elevation to provide light into the 
interior spaces. The applicant is proposing to 
preserve the round brick detailing. This could 
be better demonstrated in the Design Detail 



submittal. The new windows in these 
openings will be of simple design to 
differentiate them from the original openings. 
While the solid-to-void relationship will be 
altered, the pattern and portion of the 
perception of opening and rhythm of openings 
will not change. 
 
New openings are proposed on the alley 
elevation. The alley is a secondary elevation 
and alterations to rear facades are 
recommended in the design guidelines.  
 

 
2.52 Preserve the character-defining 
elements of a civic or institutional 
building. These can include:  
a. Site features such as landscaped front, 
side and rear setbacks and parking in rear 
or off-site  
b. High quality materials such as brick and 
stone, clearly articulated stone base, and 
tile, slate or metal roofs  
c. Four-sided architecture  
d. Building features such as  

〉 Grand entry with a broad stairway 
and additional side entrances  

〉 Building division into base, middle 
and top Steeples, towers, domes, 
cupolas and other iconic rooftop 
features  

〉 Sense of mass with a low window 
to wall ratio (less transparency at 
the ground level especially)  

〉 Elaborate window openings. 
 

 
Yes 

 
Character-defining features of the building will 
be preserved, including the building’s four-
sided architecture. Alterations are primarily 
proposed for the alley elevation, which is the 
rear elevation and will soon be screened from 
public right-of-way by the Evans West 
development.  
 
The following character defining features of 
the building will be retained: the decorative 
cupola, metal ornamentation, divided light 
windows; the boiler room chimney (indicative 
of the buildings original heating system 
designed by Goff Heating Company), the 
rooftop physical fitness space and original 
railing, the overall roof profile, and plinth 
building siting.  
 
The chimney proposed for demolition are not 
highly visible from the public right-of-way and 
do not have stylistic elements that should be 
preserved.  
 

 
2.57 Plan projects to minimize 
demolition to a historic structure, 
including its historic additions and 
accessory structures. 
 

 
Yes 

 
Demolition will be limited to 13.6% of the roof 
and 7.4% of the exterior walls.  
 
Demolition will not alter the historic integrity of 
the building nor change the overall 
appearance of massing and volume of the 
historic building.  
 
Significant character-defining features of the 
property will not be demolished. 
 

 
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. 
 

 
Yes 

 
All additions to the Evans School will be 
placed at the rear of the building.  
 
 



 
3.2 Design and 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. 
 

 
Yes 

 
The scale and mass of the proposed addition 
will be compatible with the scale and massing 
of the existing Evans School.  
 
The addition will be subordinate to the 
massing of the Evans school. 
 
The elevator/stair towers will be minimally 
taller than the north and south roof slopes, but 
and below the ridge line of the primary ridge 
and will be minimally visible from public right-
of-way.  
 

 
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  
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 

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 
the original structure. 
e. Do not design an addition to contrast 
starkly with the original structure. 
 

 
Yes 

 
The addition will be recognizable as current 
construction.  
 
The addition will use simple massing and 
design elements. The addition is not an exact 
copy of the existing building nor is it more 
ornate in style than the existing building. 
 
The addition will not contrast starkly with the 
original building and will have very limited 
visibility from the public right-of-way once the 
Evans West development is completed.  

 
3.4 Locate an addition to retain open 
space patterns.  
a. Retain the original open space at the 
sides and rear of the structure.  
b. Avoid removing existing open space 
with a large addition. 
 

 
Yes 

 
Addition will be placed at the rear of the 
building, were mechanical yards are currently 
located. Historically there were small 2-story 
additions to the rear of the building and 2 
detached one-story structures. The visual 
perception of the open space from the primary 
street and the secondary street will not be 
significantly altered.  
 

 
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 

 
Yes 

 
The proposed addition will have limited 
window openings. However, the addition is 
located at the rear of the building, were solid 
massing is found in a greater ratio to void. 
The windows will have contemporary 



on nearby historic structure. For additions 
with public visibility, door and windows 
should have similar proportions and 
rhythms as windows on historic facades.  
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 
 

proportions, but they will have limited visual 
impact on the existing structure.  
 
A new curtain wall is proposed for the attic. 
The curtain wall will allow light into the attic 
space, which will be converted into habitable 
use without needed to introduced skylights 
new dormers elsewhere on the roof. The 
curtain wall is located on the rear elevation, 
will be inset, and screened from the public 
right-of-way by the north and east wings and 
eventually the Evans West development.  
  

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

 
Yes 

 
A flat roof addition is proposed. The primary 
roof of the Evans School is a hipped roof. 
However, the rear historic 2-story auditorium 
and gym have a flat roof that will be 
preserved.  

 
3.11 Locate an addition to a historic 
commercial structure to be 
subordinate to the primary structure. 
c. Do not locate an addition in front of, or 
flush with the primary façade. 
 

 
Yes 

 
Addition is located on the rear elevation. It is 
not flush with the primary elevation nor is it 
flush with the north and south elevations. The 
change in material will allow the original wall 
planes on the west elevation to remain 
prominent.  

 
3.12 Design an addition to a historic 
commercial structure to be clearly 
differentiated from the original 
structure. 
a. Design the addition to be modest in 
character, and in either a simplified 
version of the original structure’s style or a 
compatible, contemporary style so it will 
not detract from the historic structure. 
b. Differentiate an addition form the 
original structure with a change in 
material, color, and/or wall plane.  
 

 
Yes 

 
The addition is modest in character and a 
contemporary style that will not detract from 
the historic structure.  
 
A change is material will allow the original wall 
planes on the west elevation to remain 
visually prominent, however, materials will be 
reviewed int eh Phase II: Design Detail 
submittal.  

 
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.  

 
Yes 

 
The applicant is proposing to convert the 
plinth into activated patios. Small portions of 
lawn will remain on the east side of the site, 
but the majority of the ground wills have 
paving material.  
 
A fountain is proposed at the primary entrance 
into the Evans school. 
 
Staff feel that view into the Evans School are 
of primary importance and the siting of the 



d. When designing a new sidewalk or 
path, use colors, styles and finishes 
similar to those seen in nearby historic 
sidewalks.  
e. Avoid introducing new site features that 
convey a false sense of history. 

building contributes to the City Beautiful 
movement.  
 
While the ground can become activated 
space, alterations should be sensitive to 
ensure these views are maintained.  
 
Additional details on how the patio spaces will 
be activated should be provided as part of the 
Phase II: Design Detail submittal.  
 
The patio pavers, currently shown, are of 
minimal design and will not negatively impact 
the Evans School.  
 

 
Recommendation:  Approval  
 
Basis: Proposed alterations to the Evans School character defining features are minimal. 

Addition mass and scale is compatible with and subordinate to the primary 
structure. Addition is located on the alley elevation.    

 
 
 

Suggested Motion:  I move to APPROVE application #2021-COA-234 for the addition and alterations, Phase I: 

Mass, Form, and Context review at 1115 Acoma Street, the Evans School Building, per design guidelines 

2.14, 2.52, 2.57, 3.1-3.4, 3.6, 3.7, 3.11, 3.12 and 5.3, character-defining features for the Evans School Building, 

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

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



1904 (corrected 1925) Sanborn Map with 1115 Acoma Street outlined in red 
 

        
 
 
 

 
 
 

 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 



1925 (corrected 1937) Sanborn Map with 1115 Acoma Street outlined in red 
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