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STAFF REPORT 

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:   #2026-COA-684 LPC Meeting:   August 18, 2026 

Address:    150 North Franklin Street Staff:   Andrew Abbey   

Historic District: Country Club Historic District 

Year structure built:  1935 (Period of Significance: 1902-1945)  

Council District:  #5 - Amanda Sawyer   

Applicant:   Chalet 

 

 

Project Scope Under Review: 
Rear addition, detached garage, site work, including Administrative Adjustments 
 
Footprint: 972 SF (New Addition); 608 SF (New Garage) Height: 31’-2” (maximum) 

 

Materials: 

Foundation: Concrete Roofing: Ludowici clay tiles (to match existing) 

Siding: Hard-pressed reclaimed brick Trim: N/A 

Windows: Aluminum-clad wood units Doors: Aluminum-clad wood units 

 

 
Staff Summary: 
The property at 150 North Franklin Street is a contributing two-story, brick Tudor Revival-style residence constructed 
circa 1935 and located on an interior lot within the Country Club Historic District. The applicant proposes alterations 
to the primary residence, construction of a detached garage, and associated site improvements. The proposed work 
to the primary residence includes the demolition of a substantial portion of the existing historic fabric to 
accommodate a large rear addition. The proposed demolition would remove approximately 37.3 percent of the total 
roof area and 38.4 percent of the total wall area of the existing residence. 
 
The proposed rear addition takes design cues from the existing Tudor Revival-style residence and is intended to 
complement the architectural character of the historic resource. This approach is consistent with the Country Club 
Historic District-specific guidelines, which call for additions to take design influence from and utilize materials similar 
to those of existing historic structures. The addition is composed of two, two-story, gable-roofed masses extending 
eastward from the existing residence, connected by a central “connector” portion. The southern massing is recessed 
approximately 1’-8” from the wall plane of the existing structure and projects approximately 16 feet eastward toward 
the rear of the lot. This portion of the addition includes a shed dormer on the south-facing roof slope and a new first-
floor doorway providing access to the rear yard. The northern massing is recessed approximately 8 inches from the 
existing north-facing wall plane and extends approximately 47 feet eastward toward the rear of the lot. This portion 
includes two gabled dormers on each roof slope, for a total of four dormers. 
 
The exterior materials and architectural elements of the addition are proposed to relate closely to the existing 
residence. All new exterior walls are proposed to be clad in hard-pressed reclaimed brick. Staff did not reach 
unanimous consensus regarding the appropriateness of the proposed reclaimed brick as the primary exterior 



cladding. While the Country Club Historic District-specific guidelines encourage additions to take design influence 
from and utilize materials similar to those found on the existing structure, the citywide guidelines also emphasize 
differentiation between historic and new construction. Staff therefore identified the proposed brick material as an 
area requiring further consideration with respect to the applicable design guidelines. Proposed windowsills are to 
be constructed of cast stone, and the roofing is proposed to consist of Ludowici clay shingle tiles to match the 
existing roof. Doors and windows are proposed as aluminum-clad wood units. Where divided-light windows are 
proposed, the divided lites are to be simulated with spacer bars. 
 
The proposed addition includes several elements that do not fully comply with applicable zoning requirements. 
Portions of the addition are shown to project through the required bulk plane, and portions of the addition would 
slightly exceed the maximum permitted height. Additionally, the proposed second story encroaches approximately 
15 feet into the rear 35 percent of the lot. These zoning issues were identified by the Zoning Department during the 
applicant team’s zoning review. Landmark Preservation staff determined that strict adherence to the applicable 
zoning requirements in this instance would likely result in a negative impact on the historic resource and its 
surrounding historic context by moving the massing of the proposed addition closer to the historic resource. 
Accordingly, staff recommend approval of administrative adjustment(s) to address the zoning violations identified 
above. 
 
A detached garage measuring approximately 24 feet by 25 feet is proposed at the rear of the property. The garage 
is designed with an intersecting gable roof form intended to complement the architectural character of the primary 
residence and proposed addition. Associated site improvements include the installation of pavers and new poured-
concrete surfaces to create an outdoor seating area. A freestanding outdoor fireplace is proposed within this area. 
The applicant also proposes a small, freestanding, open-air gabled loggia that would provide a covered connection 
between the new rear entrance of the residence and the entrance to the proposed detached garage. The only 
change proposed to alter the front of the residence is the addition of a low height (3 feet) brick wall and column 
feature that will extend south from the residence’s existing southwest corner, near the brick arch walkway. Staff are 
recommending approval of the project. 
 
Excerpted from Design Guidelines for Country Club Historic District, May 1995 

Guidelines 
Meets 
Guidelines? 

Comments 

B2. Side yard setbacks of a new 
structure or an addition should appear 
similar to those seen traditionally in the 
block. 

a. Maintaining the sense of broad side 
yards is important to the character of the 
district. Additions and infill structures should 
be designed to maintain the perception of 
spaciousness by varying the setback of the 
structure along the side and varying the 
height of the structure. 

Yes The side yard setbacks are maintained with the 
proposed design and proposed accessory structure.  

B4. Garages and other secondary 
structures should remain subordinate 
to the primary structure.  

a. Locating a secondary structure in the 
rear of the property is preferred.  

b. A detached structure is also preferred. 
Whether attached or detached, a garage 
should be clearly subordinate to the 

Yes The proposed detached garage structure will be 
subordinate to the primary structure and will be 
located adjacent to the alley.  



primary structure and set back from the 
primary facade of the house. 

B5. Driveways should be visually 
subordinate in the site design.  

a. Provide auto access from an alley, 
when feasible, to eliminate the need for a 
curb cut and driveway.  

b. Where a driveway is needed, minimize 
the visual impact of a curb cut. Only one 
curb cut per property should be allowed 
and any curb cut should be as narrow as 
possible. c. Minimize the amount of hard-
surfaced driveway that is seen in the front 
yard. 

Yes Auto access is being provided from the alley; no curb 
cuts proposed.  

D4. A new roof should appear similar 
in form to those of typical historic 
houses.  

a. Pitched roofs, either hip or gable, are 
preferred. b. Slopes should be within the 
range of those used historically, about 
6/12. 

Yes The addition is proposing gable roof forms as the 
primary roofs of the additions.  

D5. A new roof should appear similar 
in scale to those of typical houses 
seen historically in the block.  

a. In general, a ridge line should not 
exceed 40 feet.  

b. Roof planes should be broken up with 
dormers and chimneys. 

Yes The ridge lines of the newly proposed roofs will not 
exceed 40’ in length. Roof planes are being broken 
up by the addition of dormers.  

E1. Building materials should appear 
similar to those used historically. 
Creative uses of traditional materials 
are encouraged in new construction.  

a. Brick, in sizes and colors similar to 
those used historically, is preferred. 
Jumbo or over-sized brick is 
inappropriate.  

b. Stone, similar to that used historically, 
is appropriate. Using field stone or 
veneers applied with the bedding plane in 
a vertical position, is inappropriate.  

c. Stucco should appear similar to that 
used historically. Using panelized 
products in a manner that reveals large 
panel modules is inappropriate.  

Yes The reclaimed brick material proposed here is similar 
to those used historically in the surrounding context 
of the Country Club Historic District.  



d. Wood is appropriate as a secondary 
material for details and trim such as 
shingles and half-timber.  

e. In general, panelized and synthetic 
materials are inappropriate for primary 
structures. They may be considered on 
secondary buildings. 

E2. Use roofing materials that are 
similar in appearance to those seen 
historically.  

a. Slate, asphalt, and tile are appropriate. 
Other materials such as metal shingles 
and concrete tiles may be appropriate if 
they convey a scale and texture similar to 
materials employed historically.  

b. Large panelized products, such as 
standing seam metal, should be avoided.  

c. Colors should be muted; the overall 
texture of a roof should be uniform and 
consistent throughout building. 

Yes The proposed roofing material will match the existing 
Ludowici clay tile roof.  

 
Excerpted from Design Guidelines for Denver Landmark Structures & Districts, November 2022 

Guidelines 
Meets 
Guidelines? 

Comments 

2.2.1 Preserve original building 
materials. 

a. Protect original building materials from 
deterioration.  

b. Don’t remove original materials in good 
condition or which can be repaired. 

No Proposal includes plans to demolish 37.3 of the total 
roof area and 38.4% of the total wall area, which 
puts the proposal for demolition under the 40% 
ordinance set limit which would then trigger a public 
hearing.  

3.2.1 Locate an addition to be 
subordinate to the original structure.  

a. Place an addition to the rear of the 
original structure whenever possible.  

b. See Guidelines 3.9-3.11 for additions to 
residential structures and Guidelines 3.12-
3.13 for additions to commercial structures. 

Yes The addition is subordinate to the existing structure. 
It is recessed and will be constructed at the rear. 

3.2.2 Locate an addition to retain open 
space patterns.  

a. Retain original open space at the sides 
and rear of the structure.  

b. Avoid removing existing open space with 
a large addition. 

Yes The addition is to extend from the rear and will 
preserve the open space immediately in the lot. 



3.2.4 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.  

b. Align porch eaves, roof lines and other 
features with adjacent structures, when 
possible.  

c. Retain the appearance and orientation of 
the historic primary entrance. 

Yes The proposed addition will respect the character 
defining features of the County Club district and the 
primary structure at 150 North Franklin Street. The 
new construction will not be overly visible from the 
right of way.  

3.2.5 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 proposal is preparing to demolish a significant 
portion of the original building fabric, however, a 
large portion of this was the original attached garage 
structure, and the portions of fabric being proposed 
for removal are all located at the rear of the existing 
structure. 

3.2.6 Use materials that appear similar 
in scale, color, texture, and finish to 
those seen historically on the primary 
structure or in the historic context.  

a. Use brick that is a standard brick size 
and depth and does not have tumbled 
edges. Thin brick veneer (brick tiles 
attached to the building façade with mortar 
or grout) is not allowed. Precast panels with 
standard brick embedded into the panels 
may be appropriate in a commercial or 
industrial context.  

b. Stone, cast stone, and other masonry 
materials are appropriate when matching 
those found in the historic context.  

c. Use stucco that is a cementitious stucco 
at least 7/8” thick. EIFS is not allowed. The 
use of fiber cement panels should be 
limited to areas that are not readily visible 
and small expanses of the wall surface.  

Yes The brick being proposed is hard-pressed reclaimed 
brick.  



d. Install architectural metals in a traditional 
manner, for example with vertical standing 
seams. Architectural metals should be 
limited to areas that are not readily visible 
when used in a residential context but more 
visible applications may be appropriate in 
commercial and industrial contexts. 
Architectural metals should have a matte 
finish. The use of weathering steel should 
be limited to areas where it will not damage 
historic building materials.  

e. Install wood cladding materials in a 
traditional manner. Apply clapboard, 
shingles, and shakes horizontally, and limit 
exposures to 4” to 6”. If proposing larger 
exposures, document similar examples in 
the surrounding historic context. Vertical 
tongue-and groove or board-and-batten 
siding may be used only for small 
expanses of walls that are not readily 
visible from public vantage points.  

f. Fiber-cement lap siding or boards, or 
other durable manufactured wood siding 
and trim must have a smooth finish. Fiber-
cement or durable manufactured wood 
shingles may have a simulated faux-wood 
grain texture.  

g. New materials that convey 
characteristics similar to historic materials 
may be appropriate if they have a similar 
appearance, size and shape to traditional 
materials.  

h. Avoid using a wide range of different 
building materials when buildings in the 
surrounding historic context typically use a 
simple combination of materials. 

3.2.7 Design windows, doors and other 
features on an addition to be compatible 
with the historic primary structure and 
historic context.  

a. Incorporate windows, doors and other 
openings at a ratio similar to those found 
on the historic structure and in the 
surrounding historic context.  

b. When using contemporary window 
patterns and designs, ensure they are 
compatible with the character and 
proportions of windows on the historic 
structure and in the surrounding historic 
context.  

Yes The windows proposed for the new addition are to 
be aluminum-clad wood with the sills proposed to be 
cast stone. The proposed windows and doors are 
similar to but respectful of the existing window and 
door configurations. The windows and doors located 
on the new addition will be almost entirely out of view 
from the public right of way.  



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

d. Use window and door widths and heights 
that are similar to windows and doors on 
the historic building and in the surrounding 
historic context.  

e. Additional flexibility may be granted for 
window and door placement on façades 
that are not readily visible from public 
vantage points.  

f. Inset a window into the wall at least 2-
inches from the wall plane. For a double- or 
single-hung window, the inset may be 
measured from the lower sash.  

g. Use window materials that are similar to 
windows on the historic building and in the 
surrounding historic context. For example, 
wood, aluminum-clad wood, fiberglass 
composite, and Fibrex are appropriate 
window materials for use on most 
residential additions.  

h. When using divided-light windows on an 
addition, use a design based on windows 
found on the historic building and in the 
surrounding historic context and ensure 
that some other design element 
differentiates the addition as new. Use true 
divided lights or simulated divided lights 
with a spacer bar (interstitial spacer 
between the double-glazed panes of 
glass). Windows with only muntins between 
the panes of glass are not allowed.  

i. Use a simplified design of an historic door 
rather than replicating exactly an historic 
door found on the primary structure.  

j. Use clear or near clear low-e glass in 
glazing. Windows at bathrooms and doors 
on secondary elevations may have frosted 
glazing. 

3.2.8 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 

Yes The proposed roof forms are to be gables extruded 
from the existing massing, which are consistent with 
roof forms found in the Country Club Historic District.  



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. 

3.3.1 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.  

b. Place a one-story addition to the rear of 
the existing structure, if possible.  

c. Consider a compatible side addition if a 
one-story rear addition is not possible.  

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.  

e. Avoid locating a rooftop addition on an 
individually-designated Denver landmark 
structure. Such additions are generally not 
allowed because of the existing structure’s 
elevated level of significance. 

Yes The addition is to be located entirely in the rear of the 
lot, and recessed on each side/end of the existing 
residential structure.  

3.3.2 Design an addition to a historic 
residential structure to be compatible 
with, but differentiated from, the existing 
structure.  

a. Use subtle changes in material, color, 
and/or wall plane, to differentiate an 
addition.  

b. Design an addition as a simplified 
version of the architectural style of the 
original structure, or in a compatible, 
contemporary style.  

c. Consider using a lower-scale connecting 
element to join an addition to a historic 
structure, particularly for large or two-story 
additions. 

Yes/No Staff could not come to a unanimous agreement on 
the proposed use of the hard-pressed reclaimed 
brick on whether or not its usage would differentiate 
the new structure enough from the old. Much of the 
new structure will be located out of view from the 
public right of way. The proposed cast stone sills will 
help to differentiate what parts of the new 
construction are visible.  

4.3.10 Locate a new garage or 
accessory structure to reinforce 
surrounding historic development 
patterns.  

Yes The proposed detached garage structure will be 
located in the rear and will be fronting onto the alley 
at the rear of the lot. No new curb cuts are proposed.  



a. Locate a new garage or accessory 
structure within the typical range of 
locations for garages and secondary 
structures in the surrounding historic 
context. 

b. Where most accessory structures in the 
surrounding historic context are located 
along an alley, locate a new garage or 
accessory structure along the alley and 
reinforce historical patterns by using the 
alley for garage access.  

c. Where most accessory structures in the 
surrounding historic context are located 
along an alley and are oriented toward the 
alley, orient a new garage or accessory 
structure similarly. If historically garage 
doors faced the alley, design new garage 
with doors to also face the alley.  

d. On a corner lot, set back a new garage 
or accessory structure from the side street 
to minimize impacts on the historic 
streetscape.  

e. Avoid making new curb cuts for 
driveways, or widening existing curb cuts, 
when that is not part of the historic pattern 
along the block or consistent with the 
character-defining features of the district. 

4.3.11 Design a new garage or 
accessory structure to be compatible 
with, and subordinate to, the primary 
structure and surrounding historic 
context.  

a. Design the mass, form and roof shape of 
a new garage or accessory structure to be 
compatible with the primary structure and 
other historic accessory structures in the 
surrounding historic context.  

b. Design the height of a new garage or 
accessory structure to be within the range 
seen in the surrounding historic context.  

c. Use simplified versions of building 
components and details found in the 
surrounding historic context. If historically 
each garage bay has a separate door, 
design a new garage to also have garage 
doors for each garage bay.  

d. Sheds over 10’-6” or over 250 square 
feet must comply with the above guidelines 
for height and placement. 

Yes The proposed detached garage structure is a simple 
1-story accessory building with a rectilinear footprint 
and intersecting gable roof form. 



5.2.2 Plan new site features to respect 
the character-defining features of the 
historic district or individual landmark 
site. 

a. 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. 

b. When designing a new walkway or path, 
use colors, styles and finishes similar to 
those seen in nearby historic walkways. 

c. Avoid introducing new site features that 
convey a false sense of history. 

d. Avoid introducing new readily visible site 
features, such as curb cuts, which were not 
historically present on the property, or 
prevalent in the historic district. 

e. Minimize impermeable surfaces in front 
yard landscape areas. 

f. Use decorative modular pavers, a cellular 
paving system or recycled historic site 
materials (such as stone or brick) to 
minimize the visual impacts of a larger 
paved surface area. 

g. Avoid introducing topographic features, 
such as berms, that were not historically 
present, especially if other front yard areas 
on the street do not include similar 
features. 

Yes The proposed rear yard site features, including the 
free-standing chimney, loggia walkway, and 
hardscaping are respectful of the Country Club 
Historic District and the existing residential structure. 
These site features are likely to be completely out of 
view from the public right of way. The proposed brick 
wall and column feature is low at 3’-0” in height and 
respectful of the existing adjacent open-air brick arch 
walkway 

 
Basis: Staff have found that the proposed scope of work meets the country club historic district 

guidelines B2, B4, B5, D4, D5, E1, E2, and design guidelines 2.2.1, 3.2.1, 3.2.2, 3.2.4, 3.2.5, 
3.2.6, 3.2.7, 3.2.8, 3.3.1, 3.3.2, 4.3.10, 4.3.11, 5.2.2, and are recommending the project for 
approval.  

 
 

Suggested Motion:  I move to APPROVE application #2026-COA-684 for the rear addition, detached garage, and site 

work at 150 North Franklin Street, as per Country Club Historic District Guidelines B2, B4, B5, D4, D5, E1, E2, design 

guidelines 2.2.1, 3.2.1, 3.2.2, 3.2.4, 3.2.5, 3.2.6, 3.2.7, 3.2.8, 3.3.1, 3.3.2, 4.3.10, 4.3.11, 5.2.2, presented testimony, 

submitted documentation and information provided in the staff report.       

I also move that the Landmark Preservation Commission find that conforming with the zoning standard for height, 

bulk plane, and second-story rear yard encroachment, would have an adverse impact on the historic character of 



the Country Club Historic District for the proposed rear addition per section 12.4.5.2 B of the Denver Zoning Code 

for application #2026-COA-684 at 150 North Franklin Street. 

 
  



Country Club Historic District with 150 North Franklin Street outlined in red  
 

 
  



1929 Sanborn Map (Corrected to 1937) with 150 North Franklin Street outlined in red  
 

 
 
 

END 


