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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:   2023-COA-001                         LPC Meeting:   January 10, 2022 
Address:    155 Humboldt St.  Staff:   Abigail Christman  
Historic Dist/DLM:  Country Club 
Year structure built:  1927 (Period of Significance: 1902-1945) 
Council District:  10: Chris Hinds   
Applicant:   Chalet  
 
 
 
Project Scope Under Review: 

• Rooftop addition and two-story rear addition  
• Window and door replacement 
• Alteration of façade and window/door openings to historic configuration  
• Outdoor structure with fireplace 
• Site work  

 
Materials: 

Foundation: concrete Roofing: clay tile, Ludowici Spanish 18   
Siding: plaster- no detail provided  Trim: not provided  
Windows: aluminum clad wood  Doors: aluminum clad wood  

 
 
Staff Summary: 
 
155 Humboldt is a single-story Mediterranean Revival residence constructed in 1926. The applicant is proposing 
to construct a rooftop addition and two-story rear/side addition. The applicant is also proposing to return the 
façade to a more historic configuration and replace several doors and windows. While analysis is provided on the 
likely original configuration of the façade to support the proposed alterations, no documentation is provided for the 
doors and windows to be replaced. Detailed, close-up photos are needed for all windows and doors to be 
replaced to show whether these are historic windows. Additionally, the front patio, site wall, and front walkway are 
proposed for demolition along with the construction of a new site wall at the sidewalk. However, no information is 
provided on whether any of these site features being demolished are historic.  
 
Staff does not find the addition as proposed to be subordinate to the historic structure. The historic residence is a 
modest, single-story residence. The original house is 1835 sf. Including the attached garage, which appears to be 
original based on Sanborn maps, the total current sf is 2195. The proposed project would expand this to 4287 sf, 
essentially doubling the size. New construction includes a 525 sf first floor addition, a 1928 sf second-floor 
addition, and a 580 sf attached garage. While the total square footage proposed may fit with the typical scale of 
properties in the Country Club district, it completely overwhelms the historic property at 155 Humboldt.  
 



Some of the calculations in the application are also misleading. Page L-005 lists the current height of the building 
at 22’. However, it is unclear how this height is being measured since according to page L-36, the height of the 
front parapet on the historic residence is 16’-10 ¾”. On page L-031 the application states that the addition will be 
inset from the original structure 3’-8” on the north and 2’ on the south. However, the measurements are being 
taken from different sections of the wall. The majority of the south historic wall surface is being demolished and 
the inset is being measured from the projection of the front building section rather than the primary wall expanse 
on the south.   
  
The Country Club guidelines are supplemental to the general Landmark design guidelines and provide limited 
guidance for additions, relying on the general guidelines for guidance in this area. Only one guideline addresses 
additions, dealing with siting: B7. Additions should be sited at the rear or side of a structure to minimize negative 
impact on important features of the site or structure. However, the design review goals section of the Country 
Club guidelines include the following guidance: “Preserve the integrity of contributing structures in the district. 
Alterations to contributing buildings should be designed in such a way that the altered structure still contributes to 
the district.” Staff does not believe that the addition as proposed retains the integrity of the original building. The 
addition is not subordinate. The original building footprint will be obscured, the mass will be significantly altered, 
and a large amount of historic fabric will be removed. Staff recommends denial.  
 
Registered Neighborhood Organization (RNO) comments: 
This project was referred to the Country Club Historic Neighborhood (CCHN) Architecture Review Committee. 
The committee met on October 27th to review the proposal. A letter is included in the packet. The committee 
recommends approval of the proposed addition as compatible with the Country Club district.  
 
 
Excerpted from Design Guidelines for Denver Landmark Structures and Districts, January 2016 

Guideline Meets 
Guideline? Comments 

2.25 Preserve the form, materials and 
features of an original historic roof. 
a. Maintain the perceived line and 
orientation of the roof as seen from the 
street. 
c. Preserve functional and decorative roof 
features, including original dormers, 
parapets, chimneys, towers, turrets, finials 
and crests, especially when they 
are character-defining features of the 
structure. 
d. Avoid altering the angle of a historic 
roof. 

 

 
No 

The original structure features a flat roof while 
the proposed rooftop addition will have a 
pitched, tiled roof. Some of the original 
parapet wall is also being demolished.  
   

3.3 Design an addition to a historic 
structure to respect the character-
defining features of the historic 
district, the surrounding historic 
context, and the historic primary 
structure. 
a. Design an addition to be compatible 
with the scale, massing and rhythm of 
the historic structure and context. 
c. Retain the appearance and orientation 
of the historic primary entrance 

 
No 

The addition is not compatible with the scale, 
massing, and rhythm of the historic structure. 
The addition will double the size of the 
structure, overwhelming the original structure.  
It will be difficult to distinguish the original 
building footprint due to alterations at the side 
and rear.   



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. 

 
No 

The extent of proposed demolition will 
severely impact the historic character and 
integrity of the property. A significant amount 
of historic fabric is proposed for removal: 9% 
of the east elevation, 67% of the west 
elevation, 35% of the south elevation, 6% of 
the north elevation, and 66% of the roof. Due 
to the extent of demolition, especially on the 
exterior wall surfaces, it would be very difficult 
to return the house to its original appearance. 

3.8 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. 

 
No 

A pitched roof is being added to a structure 
with a flat roof. The addition will also feature 
clay tile roofing, adding complexity to the roof.  

3.9 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. 
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 there are 
no opportunities for expansion elsewhere 
on the property. 
 

 
No 

The program is not limited. The second-floor 
addition includes three bedrooms, three 
bathrooms, two walk-in closets, laundry, and 
an elevator. The scale of the addition visually 
overwhelms the scale and simple design of 
the original.  
 



3.11 Design a rooftop addition to 
minimize impacts on the residential 
structure and context of the historic 
district (when warranted based on 
Guideline 3.9). 
a. Set back a rooftop addition a minimum 
of 15 feet from the highest point of the 
primary façade to reduce its visual impact, 
help preserve the historic roof form, 
differentiate it from the original façade, 
and remain subordinate to the existing 
structure. 
b. Set back a rooftop addition at least two 
feet from the side façades of the existing 
structure to reduce potential visual 
impacts and help preserve the existing 
roof form and historic building materials. 
c. Minimize the height of a rooftop addition 
to ensure the historic structure 
remains visually prominent. Utilize 
dormers and knee walls to keep heights 
low. 
d. Do not obscure, cover or remove 
historic features when adding a rooftop 
addition. 

 
No 

While the addition is set back 3’-6” from the 
historic wall on the north side, it is not set 
back on the south side. Instead most of the 
south wall is being demolished, and a new 
wall is being constructed beyond the original 
building footprint.  
The main portion of rooftop addition is set 
back 15’ from the façade, but the new stairs 
for the addition project forward of that.  

 
  

Recommendation: Denial  
 

Basis:   Addition is not subordinate to the original building and will obscure the original mass and  
scale.  

 
 

Suggested Motion:  I move to DENY application #2023-COA-001 for the addition at 155 Humboldt, as per 

design guidelines 3.25, 3.3, 3.5, 3.8, 3.9, and 3.11, character-defining features for the Country Club historic 

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

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



Country Club Historic District with location of 155 Humboldt St. indicated in red 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



1929 Sanborn Map of 155 Humboldt St.    
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