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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-174-revisions LPC Meeting:   July 19, 2022 
Address:    419 Franklin Street Staff: Brittany Bryant 
Historic Dist/DLM: Driving Park 
Year structure built: C. 1946 (Period of Significance: Prior to and Including 1940)
Council District:  
Applicant:   

#10 – Chris Hinds 
Andrew Johnsen 

Project Scope Under Review: 
Addition – rear dormer alterations 

Staff Summary: 
The applicant and homeowner, Andrew Johnsen, is request retroactive approval for infield alterations to the 
dormer addition approved administratively by staff on April 23, 2021. Alterations include an additional eave over 
hang to the dormer addition and altering the approved window material from aluminum clad wood to wood.  

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

Guideline Meets 
Guideline? Comments 

2.26 Minimize the visual impacts of 
skylights, dormers and other rooftop 
alterations.  
a. Locate a new dormer or skylight below
the ridgeline of the roof.

b. Locate a new dormer or skylight on a
rear (preferred) or side-facing roof slope,
when possible.

c. Set back a side-facing gable from the
front façade to minimize its visibility from
the street and sidewalk.

d. Set dormers back behind the roof eave
and the building wall plane below to
ensure that the building’s original roof
lines and building form are predominant. A
setback of at least one foot from the

Yes Project scope entailed the expansion of an 
existing non-historic dormer to minimally 
enlarge the dormer footprint.  

Proposed dormer addition is located on the 
west (rear) roof slope. Dormer is not visible 
from the public right-of-way. 

Dormer is set behind the roof eave and wall 
places below.  

Dormer is subordinate to the overall roof mass 
and in scale with the building’s front façade 
dormer located on the east roof slope.  

Dormer will not visually overwhelm the 
existing structure.  

Alterations include a roof eave apron that was 
reconstructed between the ground floor and a 



adjacent wall plane is strongly 
recommended.  

e. Design a dormer to be subordinate to 
the overall roof mass and in scale with 
those on similar historic structures.  

g. Do not remove or alter sizes of historic 
dormers on street-facing elevations.  

h. Do not add a shed dormer in a visible 
location if shed dormers are not seen in 
the surrounding historic context.  

j. Do not install a dormer or skylight on a 
front-facing roof plane.  

k. Do not visually overwhelm the original 
roof, particularly street-facing elevations, 
with dormers, skylights and other features. 

larger dormer roof eave and apron to better 
shed water off the dormer addition. These 
elements are not visible from the public right-
of-way and do not significantly change the 
overall historic character of the home.  

 

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.  
d. Use materials that are of a similar color, 
texture, and scale to those in the historic 
structure and surrounding historic context. 
See Guideline 4.6 on page 76 for more 
information.  

e. Design windows and doors to be 
compatible with the primary structure and 
surrounding historic context, particularly 
when visible from public vantage points. 
See Guideline 4.8 on page 77 for more 
information. 

 
Yes 

 
See comments below under 4.6 and 4.8.  

 
4.6 Use materials that appear similar in 
scale, color, texture and finish to those 
seen historically in the district.  
c. New materials that convey 
characteristics similar to historic materials 
may be considered if they have a similar 
appearance, size and shape to traditional 
materials. Such materials may include 
smooth-finish (non-wood grain) fiber 
cement board and cast stone, when they 
are detailed to convey a sense of 
authenticity. 

 
Yes 

 
The dormer is clad in a 3-coat stucco. No 
change to the dormer material is proposed.  
 
The new apron is clad in shingle, to match the 
primary roof material.  
 
Dormer is constructed of simple materials. 
The only change to the material construction 
is using a wood window with a simulated 
divided light with spacer bar instead of the 
approved aluminum clad wood window.  
 
No other changes to the material construction 
were made.  



d. Use a simple combination of 
materials…. 

e. Avoid using a wide range of materials 
when this is characteristic of the district. 

f. Do not use fiber cement board that is 
detailed to resemble wood grain.   

 
 

 
4.8 Design windows, doors and other 
features to be compatible with the 
original primary structure and historic 
context.  
a. Incorporate windows, doors and other 
openings at a ratio similar to those found 
on nearby historic structures. New 
construction with public visibility should 
incorporate doors and windows with 
similar proportions to those in the 
surrounding historic context.  

c. Maintain the typical historic placement 
of window headers and sills relative to 
cornices and belt courses.  

f. Use clear or near clear low-e glass in 
windows. 

 

 
Yes 

 
Windows are of typical ration and are of a 
casement and double hung style, matching 
the design of other windows found on the 
existing historic structure.  
 
No change to the placement of window or the 
ration of window was made.  
 
Windows will have trim detail in stucco.  

 
Recommendation: Approval  
     
Basis: Dormer addition is located on the rear roof slope, is not visible from the public right-of-way 

and wood windows are appropriate.   
 
 
 

Suggested Motion:  I move to APPROVE application #2021-COA-174 for the retroactive revisions made to the 

dormer at 419 Franklin Street, as per design guidelines, 2.26, 3.2, 4.6, and 4.8, character-defining features for 

the Driving Park historic district, presented testimony, submitted documentation and information provided in 

the staff report. 

 
 
 
 
 
 
 
 
 
 
 
 
 



Driving Park Historic District with 419 Franklin Street outlined in red 
 

 
 
 
 
 
 
 
 
 
 
 
 
 



1929 Sanborn Map with 419 Franklin Street outlined in red  
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