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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:   2022-COA-0000189 LPC Meeting:   May 3, 2022 
Address:    3001 Meade Street  Staff:   Evan R. Schueckler 
Historic Dist/DLM:  Wolff Place Historic District 
Year structure built:  New construction (Period of Significance: 1883-1926) 
Council District:  #1: Amanda Sandoval 
Applicant:   Theodore Schultz, Theodore Schultz, Architect, LLC  
 
 
Project Scope Under Review: 
Phase 1, mass, form, and context review for conversion of existing garage structure to single-family residential 
structure.  
 
Primary Structure  
Footprint: ~36’ x 44’  Height:  13’-7” 
 
 
Staff Summary:  
 
3001 Meade Street is currently a garage structure sitting on a predominantly open lot on the northwest corner of 
the intersection of Meade Street and West 30th Avenue. In 2017, the Landmark Preservation Commission 
approved splitting off this lot and the existing garage structure from the remainder of the parcel associated with 
3715 W 30th Avenue, which contains a contributing structure within the Wolff Place Historic District. The applicant 
is proposing to convert the existing garage into a new single-family residence. Given the scale of the alterations 
proposed for the structure and that this project would raise the profile of the garage from a non-residential 
secondary structure to a new primary structure, staff have determined that the project should be reviewed as new 
infill through the two-step process. This review is for the Phase 1, mass form and context application.  
 
Both sides of Meade Street between West 30th and West 32nd Avenues retain a strong historic character with one 
previously reviewed infill structure at 3027 Meade Street, completed in 2014. All other structures on the block 
appear to be contributing to the district. The historic structures on the block are predominantly gable- or hipped-
roof single-family homes ranging from one to two stories in height with dormers, cross gables, and some variation 
in massing, with all having front porches. These forms are predominant throughout the district with historic flat-
roof structures being rare.  
 
The applicant is proposing to take the existing one-story gabled brick and frame garage and convert it to a 
residential use. The proposal does not include the creation of any additional interior floor space. Instead, it 
consists of reconfiguring openings on the structure and constructing a 10’ tall privacy wall as a false façade to 
enclose a portion of the yard between the existing structure and the street, creating the illusion of flat-roofed 
structure. The applicant has proposed a primary street setback of 24’ feet, which is less than the adjacent historic 
structure on Meade Street, but falls within the range of street setbacks found on this block. The proposed 
structure will leave the southern portion of the lot largely undisturbed to retain the existing trees and landscaping 
that occupy the majority of the site. 



 
The proposed height of the false façade is modest and will align with typical first floor heights found within the 
district. The false façade will be divided into two sections around a 6’ wide inset entrance gate, both of which will 
feature punched masonry openings. The north section will align roughly with the north elevation of the garage 
structure with a slight return to the west. This section will also feature a single punched opening towards the 
north, which will be filled with a brick trellis rather than a window assembly. The south section will extend past the 
south elevation of the garage and return to the west to overlap the garage. This section will feature two openings 
on the east elevation, one that will contain a shutter, and the other that will “break” the corner and be filled with a 
brick trellis like in the north section. There will be two additional large doorway openings at the south elevation. 
The applicant is proposing to include a decorative brick cornice and string coursing at the false façade walls, the 
details of which would be discussed in the Part 2 infill application.  
 
Staff have several concerns with the proposed design, namely the roof form of the structure, its overall width, the 
proposed fenestration pattern, and the lack of a front porch.  
 
Staff were only able to identify two other historic flat roof primary structures within the district (3104 Osceola 
Street, and 3115 Newton Street), meaning that the flat roof form is uncommon. The existing structure does have a 
gable roof that will be retained, but the design intent is to give the impression of a flat-roofed structure and the 
existing gable will either not be perceptible from the street or will appear incongruous with the intended flat roof 
appearance of the structure.  
 
The proposed structure will be significantly wider than most structures in the district at approximately 44’ wide. 
Most structures range from around 20’ to 30’ in width, with the widest of these structures typically being broken up 
at the front façade with a projecting bay or nested gable. The applicant has show that the widths of the two 
sections of the front façade at approximately 19’ each are typical of narrower structures or bays on structures 
around the district, and that the 6’ gap is typical of spacing between structures. However, staff have concerns 
about the approach of making the structure appear as two separate structures to break up the oversized width. 
Namely, staff question if the approach is successful, and even if it were, would it be appropriate to utilize it for infill 
construction.  
 
The proposed fenestration pattern reinforces some of the above concerns. The proposed openings are highly 
irregular and lack the vertical proportions of windows on historic structures throughout the district. As well, these 
two separate masses, meant to read as separate structures, lack any sort of entrance that would follow the typical 
patterns of the district.  
 
Additionally, the proposed structure lacks a front porch which is an almost universal character-defining feature of 
the district. Even the only two flat-roofed structures in the district have partial or full-width front porches. Staff had 
encouraged the applicant to consider an approach that would instead introduce a full-width front porch onto the 
existing garage, rather than the false façade; however, the applicant did not explore this recommendation.  
  
Staff would also like to point out that while the intent of the design is to create a new façade for the structure, the 
proposed false façade could be interpreted as an over-height solid, front yard privacy wall. Typically, solid front 
yard walls or fences are not allowed, and are instead required to be no more than 4’ tall and at least 50% open.  
 
Staff would like to state that the proposed design is a very creative approach to the scope of converting the 
existing garage to a new primary structure, and that the Commission may wish to discuss in detail whether the 
design meets the intent of the guidelines, more so than the letter of them. The scale of the project is very modest 
and will likely not have a significant negative impact on the overall district.  
 
Regardless, staff did not find that we could recommend approval of the project based on the choice of a flat roof 
form, the oversized width of the false façade, the irregular arrangement and proportions of the fenestration 
pattern, the lack of a front porch, and the use of a solid over height privacy wall in the front yard. Therefore, staff 
are recommending denial of the Phase 1 mass, form, and context application.  
 
  



Registered Neighborhood Organization (RNO) comments:  
  
The West Highland Neighborhood Association has reviewed the proposed infill structure and provided a letter of 
support which is included with the application materials. The project was referred to the RNO by staff on 
November 18, 2021. The RNO met with the applicant and provided feedback on December 6, 2021.  
 
In their letter, the RNO’s Design and Preservation committee did express concern at the lack of a front porch 
element which is typical of the district, and encourage the applicant consider introducing some sort of porch frame 
element.  
  



Excerpted from Design Guidelines for Denver Landmark Structures and Districts, January 2016 

Guideline Meets 
Guideline? Comments 

 
4.1 Respect established building 
location, lot coverage and open space 
patterns when locating a new building.  
 

 
Yes 

 
The proposed infill features a front yard 
setback that fits with the other properties on 
the block, and is located to the north of the lot, 
facing unto the north-south street.  
 

 
4.2 Locate a new building to respect 
the alignment of historic building 
façades and entrances in the 
surrounding context/block.  
 

 

Yes 

 
The front façade is set back 24’ which falls 
within the typical range found within the 
district and on the block.  

 
4.3 Design a building to include the 
typical features and rhythms of historic 
buildings in the surrounding 
context/block, using similar 
proportions and dimensions. Features 
to reference include:  
a. Foundation heights  
b. Floor-to-floor heights and overall 
building height  
c. Window locations, proportions, and 
recess in the wall  
d. Entry and porch location, size and 
proportions.  
e. Scaling elements and articulation, such 
as belt courses, dormers, balconies, 
decorative roof cornices, etc.  
 

 
Yes/No 

 
The infill design includes some typical 
features and rhythms found on historic 
buildings throughout the district such as a 
raised foundation, an appropriate floor-to-
ceiling height, and use of scaling elements, 
such as façade articulation and a decorative 
roof cornice.  
 
However, the structure does not use typical 
window locations, proportions, or patterns, 
and lacks a front porch or prominent entry.  
 
 

 
4.4 Design the height, mass and form 
of a new building to be compatible with 
the historic context.  
 

 
Yes/No 

 
The overall height of the new structure is 
compatible with the historic context. However, 
the flat roof form is uncommon in the district, 
and the overall width of the structure is 
greater than typically found.  
 

 
 4.5 Design a new building to be 
recognized as current construction, 
while respecting key features of the 
historic district as well as the 
surrounding historic context/block. 

 
Yes/No 

 
The building is clearly understandable as new 
construction through its detailing at the 
windows. However, the proposed structure 
lacks the key feature of a front porch, as 
typically found in the historic context.  
 



 
4.7 Use a roof form that is compatible 
with the historic context.  
 

 
Yes/No 

 
The infill features an existing low-slope gable 
roof, but will be given the impression of a flat 
roof structure through the false façade. Both 
roof forms are found in the district; however, 
the flat roof is uncommon, and their paired 
use is highly atypical.  
 

 
4.8 Design windows, doors, and other 
features to be compatible with the 
original primary structure and historic 
context.  

 
No 

 
The design primarily uses horizontally 
oriented false windows, with brick latices 
rather than the vertically oriented glazed 
openings found throughout the district.   
 

 
4.9 Locate a new building to fit within 
the established setback (front and 
side) and yard patterns seen in the 
historic district.   
 

 
Yes 

 
The proposed infill structure will maintain 
typical setbacks and yard patterns found 
throughout the district.  

 
4.10 Design a new duplex, town house, 
or other small-scale residential 
building to incorporate, heights and 
proportions that reference those on 
historic buildings in the surrounding 
historic context.  
 

 
Yes/No 

 
The height of the structure and widths of the 
two false façade sections are typical of the 
surrounding historic context; however, the 
overall width of the false façade is greater 
than typically found throughout the district.  

 
4.11 Use building forms that are 
compatible with the mass and scale of 
the surrounding residential structures.  
 

 
Yes 

 
The infill structure is based on other, albeit 
uncommon, flat-roof structures found 
throughout the district. Additionally, the 
modest scale of the structure matches the 
mass and scale of many surrounding 
residential structures.  
 

 
4.13 Use façade articulation techniques 
to help a new duplex, town house, or 
other small-scale residential building 
to fit within the scale of the 
surrounding historic context.   
 

 
Yes/No 

 
The infill structure utilizes a break in the false 
façade in an effort to minimize its overall 
width. However, the proposal takes this 
approach to an extreme, dividing an over-wide 
single structure into massing meant to 
resemble two separate structures.  
 

 
4.15 Use a front porch to provide a 
visual and functional connection 
between the building and the street.  
 

 
No 

 
The design does not include a front porch, 
despite it being a character defining feature of 
the district.  
   

 
 
  



Excerpted from Character-Defining Features of the Wolff Place Historic District, January 2016 
 

Character-defining features Matches 
features? Comments 

 
Building Placement 
Residential buildings typically front onto the north-south 
streets, with a few facing south onto West 30th Ave. 
Buildings are generally placed on the north side of the 
lot. 
 

Yes 
The proposed structure will be set 
towards the north of the lot facing 
onto Meade Street.  

 
Setbacks 
Generally uniform front yard setbacks. Landscaped 
with a variety of softscape. Houses located on steep 
hills on west side of street and district. Interior lots are 
narrow, resulting in very narrow side yards. Corner 
properties have larger front and side yards. 
 

     
    Yes  

 
This block features a variety of 
front yard setbacks, and the 
propose setback falls with the 
typical range of the block.   

 
Mass & Form  
Building Height: One-story to two-and-a-half stories 
with larger three-story buildings on corner lots. 
Building Shapes:  Predominately single-family 
residences. Queen Anne style homes feature 
asymmetrical massing often with a prominent tower. 
The Classic Cottage, Bungalow, and Denver Square 
with Classical Revival elements feature a symmetrical, 
boxy massing. 

 

 
Yes 

 
Proposed infill will be one story.  
 
The massing of the structure is 
symmetrical and boxy.   

 
Roofs  
Roofs are typically gable or hipped. A number of 
cross gabled roofs, found predominately on the 
Queen Anne style homes. Roofing material is 
composite shingles. A few of the corner houses have 
tile and shake roofs. Overhanging eaves typically 
boxed except on Craftsman Bungalow style homes. 
Historically, flat roofs were used only on secondary 
structures. 

 

 
No 

 
The proposed structure will feature 
an existing gable roof, but the 
design intent is to give the 
impression of a flat roof structure, 
which is uncommon on primary 
structures in the district.    

 
Entries & Doors  
Typically a traditionally-sized single offset entry with a 
wooden door. Some high-style homes have side 
lights..  
 

 
No 

 
The proposed entrance is 
centered and intended to appear 
more as the space between 
buildings than a primary entrance.   



 
Windows 
Single, double, grouped and tripartite windows are 
typical. These windows have a less vertical and 
“square” line appearance. Large rectangular windows 
with a one-over-one light pattern common. Some 
craftsman style windows feature divided lights in the 
upper sash. The high style Queen Anne homes have 
bay windows and curved glass in the towers. Large 
first floor single window common. Decorative lintels 
common; most have stone sills. Historically, windows 
were recessed in the wall (not flush). 
 

 
No 

 
The proposed fenestration 
includes punched masonry 
openings, but the proportion and 
placement of them is not typical of 
the historic context.  

 
Porch  
Width:  
Partial and full width porches are common 
within this district dependent upon the 
architectural style of the home. Wooden 
posts prominent. 
Height:  
One-story porches are common. Two story 
porches are only seen on the Queen Anne 
homes where the porch is very narrow. 
Projecting:  
Predominantly projecting porches. 
Shapes:  
Raised square and rectangular porches with 
shed and gabled roofs. 
Materials: 
Wood and brick masonry porches with either 
wood columns or brick piers respectively. 
Porch Ornamentation: 
The Queen Anne style homes feature 
delicate fretwork and spindle columns 
with simple wooden railings. Craftsman 
Bungalow style porches have brick piers 
and half walls. The Classical Cottage and 
Denver Squares with Classical Revival 
elements feature simplified ornamentation 
with Classical order columns. 
 

 
No  

 
The proposed structure does not 
include a porch which is extremely 
common within the district.  

 
Recommendation: Denial 
 
Basis: Mass, form, and scale of the proposed infill is not compatible with the historic context 

utilizing the uncommon flat roof form (4,4 & 4.7), being overly wide (4.4 & 4.10), utilizing an 
irregular fenestration pattern (4.3 & 4.8), and lacking a front porch (4.3, 4.5, & 4.15).  

 
 

Suggested Motion:  I move to DENY application 2022-COA-189 for the mass, form, and context of the 
proposed infill at 3001 Meade Street as per design guidelines 4.3, 4.4, 4.5, 4.7, 4.8, 4.10, & 4.15, character-
defining features for the Wolff Place Historic District, presented testimony, submitted documentation and 
information provided in the staff report.  
 



 
Wolff Place Historic District with 3001 Meade Street outlined in red: 

 
 
  



1904, corrected to 1925 Sanborn Map with 3001 Meade Street outlined in red:  
 
 

  
 

END 
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