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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:   #2019-COA-495 LPC Meeting:   January 11, 2022 
Address:    1250 Welton Street Staff:   Brittany Bryant  
Historic Dist/DLM:  DLM #331 – Emily Griffith Opportunity School  
Year structure built:  C. 1926 with 1947 and 1956 additions  
Council District:  #9 – Candi CdeBaca   
Applicant:   Mortenson Construction  
 
 
Past LPC Action: 
Meeting Date: July 10, 2018 
Description: Phase I Adaptive Reuse 
Recommendation: Approval with Conditions 
K. Corbett: I move to conditionally approve application #2018-COA-241 for the proposed Phase I Adaptive Reuse 
at 1250 Welton, The Emily Griffith Opportunity School, as per presented testimony, submitted documentation, 
standards & guidelines for Emily Griffith Opportunity School A, B, and D, the guidelines for Denver Landmark 
Structures and Districts 2.10, 2.14, 2.29, 2.47, 2.48, 2.57, 2.60, 3.1, 3.3, 3.5, 3.7, 3.11, and information provided 
in the staff report with the following conditions: 1. Eliminate the glass structure around the “Opportunity Bay;” 2. 
Do not alter the window opening sizes on the Welton Street façade; and 3. Final construction details to return for 
approval. 
Second by: G. Petri 
Vote: 7 in favor, 1 opposed (A. Wattenberg), motion carries 
 
Meeting Date: December 17, 2019 
Description: Alterations, Phase II: Design Details 
Motion by G. Petri: I move to conditionally approve application #2019-COA-495 for the Phase II: Design Details 
for the adaptive reuse and window replacement on the 1926 building at 1250 Welton Street, The Emily Griffith 
Opportunity School, as per Design Standards and Guidelines A, B, D for Emily Griffith Opportunity School, the 
Denver Landmark Structures and Districts guidelines 2.10, 2.14, 2.48, 2.60, 3.1, 3.2, 4.6, 5.19, 5.21, 5.22 
presented testimony, submitted documentation and information provided in the staff report with the following 
conditions:1. Provide clarity on the light schedule and fixture attachment detail; 2. Ensure all building lighting is 
downlighting; 3. Provide clarity on how the demolished window A/C units will be replaced; 4. Correct all material 
notations (including louvers and window legend, material BR-1 and SF-1, and ZC); 5. Provide a door schedule 
and ensure door replacement meets guidelines 2.14 and 2.15; 6. Provide mechanical unit dimensions and details; 
and 7. Simplify the material selection for the guardrails. 
Second: K. Corbett 
Vote: unanimous in favor (6-0-0), motion passes 
 
 
 
 
 



Project Scope Under Review: 
Revisions to an approved rehabilitation project – new basement window security screens on along Welton Street 
and 12th Avenue (see page IV.09, IV.10, IV.13, and IV.31) and a new gas fire place on the new Porte Cochere on 
the alley (see page IV.20) 
Retroactive Approvals – Aluminum replacement windows and windows without spacer bars along the alley façade  
 
 
Staff Summary: 
The Emily Griffith Opportunity School is an individually designated Denver Landmark Structure, designated in 2016. In 
1916, Denver Public Schools opened the Opportunity School at the urging of Emily Griffith, a local teacher who 
advocated that persons of all ages and races should have the opportunity to learn and better themselves. The earliest 
building surviving on the site is the 1926 Renaissance Revival building at the corner of Welton Street and 12th Street. 
As the school’s programs expanded after World War II, a compatible International style addition was added in two 
phases, 1947 and 1956. 
 
The designation boundary includes the entire city block between 12th Street and 13th Street, to the south and north, 
and Welton Street and Glenarm Street, to the west and east. As part of the structure’s designations, Design 
Standards & Guidelines were adopted. The Standards & Guidelines were developed to allow for preservation of the 
most historic portions (the 1926 building and its 1947/56 addition) of the site and allow future redevelopment 
compatible with the site’s downtown location. The Standards & Guidelines identify the Welton Street (west) half as 
Contributing and the Glenarm Place (east) half as Noncontributing. The Standards & Guidelines provide guidance on 
demolition and design review and are supplemental to the Design Guidelines for Denver Landmark Structures and 
Districts.  
 
The applicant is requesting revisions to an approve rehabilitation project at the Emily Griffith Opportunity School. The 
project revisions include new basement window security screens along Welton Street and 12th Avenue. The new 
security screens are constructed of extruded aluminum and attached to the building with a ¼” steel threaded rod. The 
screens will be located forward of the historic, restored steel windows located along Welton Street and 12th Avenue. 
The security screens will match the mullion pattern of the existing steel windows, replicating the three part or two-part 
window groupings. A new gas fire place is also proposed for new Porte Cochere entrance along the alley. The gas 
fire place will be centered on the south side of Porte Cochere patio.  
 
The applicant is also requesting retroactive approval for installed replacement windows. During the 2019 Commission 
review of the rehabilitation project, the Commission reviewed and approved the replacement of the non-historic 
windows on the 1926 portion of the building (indicated in blue on page V.02). The windows to be replaced were vinyl 
one-over-one windows. The Commission approved aluminum clad wood windows with a divided light upper sash, to 
match photographic documentation of the original wood windows. On January 22, 2021, Landmark staff 
administratively reviewed and approved the total window replacement of the original steel windows on the alley 
elevation (indicated in green on page V.02). The approved replacement windows were aluminum steel replica 
windows with simulated divided lights with a spacer bar. The alley elevation is considered an area of potential 
demolition within the contributing area of the site and therefore the replacement of the windows did not require 
Commission review.  
 
On November 2, 2021 Landmark Staff and the joint Landmark/Zoning inspector visited the construction site at the 
request of the applicant to check in on the progress of the project. During the site visit, staff noted that the windows 
installed on the 1926 portion of the building and the replica aluminum windows along the alley did not match the 
Landmark approved plans. The windows installed on the 1926 portion of the building are aluminum windows and not 
the approved aluminum clad wood windows. The replacement windows on the 1926 portion of the building are 
simulated divided lights with a spacer bar. The replica aluminum windows along the alley lack a spacer bar.  
 
 
 



Excerpted from Design Standards & Guidelines for the Emily Griffith Opportunity School, May 2016 

Design Standards & Guidelines 
Meets 
Standards & 
Guideline? 

Comments 

 
B. Demolition and Preservation: 
Guidelines 
B.1. Demolition within the Demolition Area 
Non-Contributing and Demolition Area 
Contributing Areas are not subject to LPC 
approval. However, Landmark 
Preservation staff will only release 
landmark approval of demolition permits 
upon LPC approval of a replacement plan 
for these demolition areas per Chapter 30 
of the DRMC. Demolition permits must 
also comply with all other city and state 
requirements, including Denver Building 
and Fire Code, before issuance. 
  

 
Yes 

 
The alley elevation is within the Demolition 
Area Contributing Areas, the guidelines state 
that demolition of these portions of the 
façade are not subject to LPC approval, 
therefore staff administratively approved the 
replacement of the original steel windows 
with new replica aluminum windows.  
 

 
D. Design Details and Materials 
D.4. All materials used for new 
construction shall be of the same quality 
and durability of materials found on the 
historic contributing buildings, although 
the materials on the new construction 
should be contemporary and distinguished 
from the historic contributing building.  
D.5. All elevations and portions of 
elevations visible from public vantage 
points shall have the same quality of 
design, materials, and attention to details 
as the historic contributing building that 
remains, although the design details 
should be contemporary and distinguished 
from the historic contributing building.  
 

 
Yes 

 
The replacement window material is a high-
quality durable material, aluminum. The 
material is distinguishable from original 
historic wood and steel window materials.  
 
All window replacements that are visible from 
public vantage points have the same quality 
of design and attention to detail as the 
historic contributing building. The alley is not 
considered a public vantage point and 
therefore it is very difficult to see the missing 
spacer bar on the replacement steel replica 
windows along the alley. From public vantage 
points, aluminum windows appear similar to 
aluminum clad wood replacement windows. 
Additionally, all the replacement windows on 
the 1926 portion of the building, facing the 
public right of way do feature a spacer bar in 
the simulated divided light upper sash.  
 
The proposed basement security screens are 
a high-quality durable material and will be 
distinguished as new  
 
Fire place is high quality design and located 
in an area that allows for new 
construction/new design elements.  
 

 
 
 
 
 



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. 
 

 
Yes/No 

 
The position, number and arrangement of 
original windows along Welton Street and 12th 
Street will be retained and the original steel 
windows on the 1947/1956 portion of the 
building will remain intact on the Welton Street 
façade and have been restored.  
 
The basement window security screens will 
alter the original window openings relationship 
with the building wall. Punched window 
openings are a character-defining feature of 
Emily Griffith. The window screens will not be 
inset into the wall plane and will project 
minimally forward of the building façade. The 
security screens should be installed to be 
inset into the wall plane to preserve the 
appearance of a punched opening.  
 
The security screens will not enclose the 
opening and will have some visual 
transparency.  
 

 
2.19 When replacement of an original 
window is necessary, match the 
replacement design to the original (see 
“Review & Approval Process for 
Windows” on page 31 for more 
information).  
h. For replacements of a divided light 
window, use a simple design or use 
applied muntins with an interstitial spacer 
for dividers. Applied muntins shall be 
installed on both sides of the glass (note 
that true divided light windows may be 
difficult to obtain with modern double 
glazing). 
 

 
Yes/No 

 
The original steel windows along the alley 
elevation were replaced with new aluminum 
replica windows.  
 
The replica aluminum windows match the 
divided light pattern of the original steel 
windows; however, they do not have an 
interstitial spacer bar. The LPC has always 
required an interstitial spacer on replacement 
or new windows in new construction. 
 
The steel windows are considered a character 
defining feature of Emily Griffith, however 
much of the alley elevation is within a 
potential area of demolition and an area that 
allows for new construction. The alley is not 
considered the public right of way and staff 
did not note the missing spacer bar until 
directly adjacent to the windows. As the alley 
elevation is not required to be preserved, per 
the Design Standards & Guidelines for the 
Emily Griffith Opportunity School, staff feel 
that some additional flexibility may be granted 
by the Commission on the use of the spacer 
bar on the aluminum replica replacement 
windows along the alley, provided that this 



project has largely preserved the original 
massing and design intent of the Welton and 
Glenarm portion of the project.  
 
Staff do have concerns that the missing 
spacer bar may jeopardize the federal tax 
credit eligibility of this project and has urged 
the applicant to resolve this issue with the tax 
credit reviewer as soon as possible.  
 

 
2.20 Replace a non-original window 
that is out of character, whenever 
possible.  
a. Use a design that is similar to other 
original windows in similar locations.  
b. If all windows have been replaced, use 
photographs or evidence from other 
similar properties to re-create the original 
appearance.  
c. When replacing a non-original window, 
use traditional materials, such as wood, 
particularly if other original windows 
remain on the structure. If all historic 
windows have been removed, an alternate 
material that closely matches the original 
in appearance, such as composite 
fiberglass for wood, may be acceptable. 

 
Yes 

 
The non-historic vinyl windows on the 1926 
portion of the building were replaced with new 
windows matching the design of the original 
windows based on photographic evidence, a 
new six-over-one window.  
There were no original wood windows intact 
and alternate material was used for the 
window replacement, aluminum.  
 
The LPC approved the vinyl windows to be 
replaced with aluminum clad wood windows. 
Aluminum and aluminum clad wood windows 
appear similar from the exterior. Staff did not 
note the windows were totally aluminum until 
we were on the interior of the building. LPC 
purview does not extend to the interior of the 
building.  

 
Recommendation: Approval with Conditions 
 
Conditions:  Inset the basement window security screens into the wall plane; 

2. Correct page IV.27 showing the 1926 replacement windows with the simulated divided 
lights with spacer bar.  
3. Correct page IV.28 showing the replica steel windows on the alley with simulated divided 
lights without the spacer bar.   

 
Basis: Historic windows have been preserved along all areas identified as contributing. Non-historic 

vinyl windows were replaced with historically accurate aluminum windows. Although the 
replica aluminum windows on the alley lack an interstitial spacer (or spacer bar), they alley 
elevation is within an area of change and these windows are not readily visible from public 
vantage points. Security screens should be inset to preserve the appearance of punched 
openings.  

 
 
 
 
 
 
 
 
 
 
 
 



 

Suggested Motion:  I move to CONDITIONALLY APPROVE  application #2019-COA-495 for the application 

revision for basement security screen, a new gas fire pit, and retroactive approval for the installed windows 

at 1250 Welton Street, The Emily Griffith Opportunity School, as per Design Standards and Guidelines B and 

D for Emily Griffith Opportunity School, the Denver Landmark Structures and Districts guidelines  2.14, 2.19, 

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

following conditions: 

1. Inset the basement security screens into the wall plane: 

2. Correct page IV.27 showing the 1926 replacement windows with the simulated divided lights with spacer 

bar.  

3. Correct page IV.28 showing the replica steel windows on the alley with simulated divided lights without the 

spacer bar. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

END 
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