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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-024 LPC Meeting:   January 25, 2022 
Address:    452 Humboldt St Staff:   Becca Dierschow   
Historic Dist/DLM:  Driving Park  
Year structure built:  c.1902 (Period of Significance: 1880 - 1942)  
Council District:  #10, Chris Hinds   
Applicant:   Steve Culbertson  
 
 
Past LPC Action: 
Landmark Preservation Commission Meeting December 7, 2021 
2021-COA-501 452 Humboldt Street – Driving Park 
Description: Addition and Alterations 
Motion by G. Dennis: I move to deny application #2021-COA-501 for alterations and addition at 452 Humboldt St, 
as per design guidelines 2.6, 2.14, 2.25, 2.34, 2.35, 2.38, 2.56, and 3.1-3.9, presented testimony, submitted 
documentation and information provided in the staff report with the following conditions: that more detailed 
drawings must be submitted and more full application submitted that describes the restoration of the structure. 
Second: G. Petri 
Amendment by G. Petri: change “restoration” to “stabilization” 
Accepted by motioner  
Amendment by K. Wemple: change motion to “I deny application #2021-COA-501 for alterations and addition at 
452 Humboldt St, as per design guidelines 2.6 and 2.14, presented testimony, submitted documentation and 
information provided in the staff report.” 
Accepted by motioner and seconder 
Vote: unanimous in favor (7-0-0), motion passes 

 
 
Project Scope Under Review: 
-Demolish existing enclosed rear porch and existing garage (built 1928, 252 sq ft). 
-Reconstruct existing front porch  
-At rear: construct new one story connector addition with attached 3 car garage. Addition will be inset on north 
side and flush with existing house on south side. Total square footage of new addition to be 1156 sq ft. Addition 
will be lap siding with roofing to match existing house, windows to be wood. 
-At south elevation: construct side patio with pergola. Behind existing oriel window, add French door. Insert two 
additional windows for a total of 3 new openings to south elevation of historic house  
-At north elevation: Insert one window at rear  
-Throughout: replace existing historic windows. Replacement windows to be wood, double hung.  
Materials: 

Foundation: concrete Roofing: Beaumont Shake - Black 
Siding: lap siding, 4” reveal Doors: wood 
Windows: wood  

 
 



Staff Summary: 
The existing building was constructed c.1902 and is a contributing building to the Driving Park historic district. The 
building has been unoccupied for 37 years and is being renovated for the new property owners.  
The applicants were originally proposing to repoint the structure and cover the brick in stucco, however this 
proposal was denied by the Commission at the December 7th meeting. Landmark staff visited the site on 
December 13th to help assess the condition of the brick and windows. Landmark staff observed that the brick to 
likely be in good condition, with some areas damaged by water infiltration. Based on this site visit and the 
Commission’s comments, the applicants have instead repointed the structure, rebuilding parts of the structure 
where water infiltration damaged the structure. 
 
The applicants are proposing to demolish the existing noncontributing addition and historic garage to construct a 
rear addition and side patio. Although the garage is not called out as a contributing feature of the district, it was 
built within the period of significance for the district.  The proposed attached garage will be connected to the 
house with a connector addition, which will be offset from the north side of the house. The attached garage will 
encroach into the side yard of the property, but it will be set back from the front of the house by 46’ and located 
behind a side patio. Additionally, while attached garages are not typical of Driving Park, there are three other 
attached garages located on the 400 block of Humboldt St. 
 
Finally, the applicants are proposing a total window replacement. The windows on the structure have been 
permanently sealed shut using multiple layers of construction adhesive and caulk and cannot be opened.  
At the staff site visit on December 13th, staff observed that many windows were severely deteriorated, with 
wracked meeting rails, rotting wood, and evidence of a power washer or other concentrated abrasive being used 
to strip the paint and wood of the windows, which has further accelerated the damage to the windows. Additionally 
staff noted that missing and cracked glazing putty throughout had allowed water to infiltrate the window rails and 
meeting rails. 
The window evaluation was done by the project architect, Steve Culbertson. 
 
Registered Neighborhood Organization (RNO) comments: 
The Driving Park RNO reviewed an earlier iteration of this application and have provided a letter of support 
(enclosed). Please note that the applicants originally proposed a red clay tile roof to fit the Mission style of the 
house, however, after consultation with staff and historic research, they are now proposing a faux shingle 
composite tile roof – Beaumont Shake, in black. 
 
Excerpted from Design Guidelines for Denver Landmark Structures and Districts, January 2016 

Guideline Meets 
Guideline? Comments 

 
2.6 Maintain original protective layers on 
masonry.  
a. Maintain the natural water-protective layer, 
or patina, to protect masonry from the 
elements.  
b. Consider removing paint if the procedure 
will not damage the original finish.  
c. Do not paint or stucco masonry walls that 
were not coated historically (this can seal in 
moisture, which may cause extensive damage 
over time).  

 
 
 
 
 

 
Yes  

 
The applicants have repointed the structure 
and will not be stuccoing the building as 
originally proposed. At this time, the brick will 
remain painted as the removal may damage 
the finish of the brick.  



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.  
b. Maintain the original size and shape of 
window and door openings on primary 
façades.  
e. Avoid enclosing a historic window or door 
opening or adding a new opening.  
f. Do not reduce an original opening to 
accommodate a smaller window or door, or 
increase it to accommodate a larger one..  
 

 

Yes/No The applicants are proposing to add three 
new openings to the south elevation of the 
structure. However, these changes will be to a 
secondary elevation and will be set back from 
the front of the house. Based on staff 
feedback, the applicants have reduced the 
number of openings on the side of the 
structure, and simplified the types of openings 
to minimize the visual impact of the alteration. 
 
The applicants are also proposing to add a 
new window to the rear of the north elevation 
of the structure. This opening would not be 
visible from the public vantage, due to the 
nearness of the adjacent structure.  

 
2.16 Preserve historic window materials.  
a. Preserve historic window features including 
the frame, sash, muntins, mullions, glazing, sills, 
heads, jambs, moldings, operation and 
groupings of windows.  
b. Use special care to preserve and protect 
stained and leaded glass.  
c. Repair original windows by re-glazing and 
patching  
 

 
No  

 
The applicants are proposing a total window 
replacement, stating the existing windows 
cannot be repaired. 

 
2.19 When replacement of an original 
window is necessary, match the replacement 
design to the original  
a. Match the original window size.  
b. Match the original window type and 
operation  
c. Set windows into the same depth as the 
windows being replaced  
d. Match original window materials, or use 
materials that are similar in texture, durability 
and appearance. Match the original outward 
facing thickness and depth of perimeter 
framing material.  
e. Use clear, or nearly clear low-e glass.  
f. Closely match the original window profile.  
g. Match the original divided light type and 
pattern.  
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 

 
Yes 

 
The proposed replacement windows will 
match the existing windows in size, type and 
operation. The majority of the existing 
windows are one over one double hung wood 
windows, and the proposed windows will be 
one over one double hung wood windows.  
 
Two windows (E & F) have divided lights in 
the upper sash. These lite patterns will be 
replicated.  
 
The proposed replacement windows will not 
change the size of the existing openings and 
will be set in the same depth as the existing 
windows.  



i. If windows are missing, use a replacement 
design that matches the style, size, and 
material of the original windows.  
j. Do not use perimeter infill framing to create 
smaller windows.  
k. Do not use alternative material windows or 
sashes  

 
2.25 Repair original roof materials and 
features, and replace only when necessary.   
c. If replacement is necessary, use original 
materials whenever possible.  
d. If matching materials are not available or 
feasible, choose alternative materials, with a 
matching or closely matching appearance. For 
wood shingle roofs, a low profile asphalt in a 
brown color is typically appropriate.  
e. Do not allow a roof to fall into disrepair, 
threatening the historic building.  

 
 

 
Yes 

 
The existing roof is in a state of disrepair and 
needs replacement. Sanborn Map research 
indicates that the original roof material was 
wood shingle. The applicants are proposing to 
use a composite faux shingle that will match 
the appearance of the historic wood shingle.  

2.34 Preserve an original porch or stoop.  
a. Maintain the historic location and form of a 
porch or stoop.  
b. Maintain and repair historic porch and stoop 
components, finishes and details.  
c. Retain the historic location, orientation and 
size of front porch steps.  
d. Avoid enclosing a historic porch, particularly 
on a highly-visible façade.  
e. Do not remove an original porch or stoop.  

 

Yes The existing porch is currently collapsing due 
to a lack of maintenance and shifting ground 
conditions. The applicants are proposing to 
reconstruct and reconstruct the existing porch 
using the existing brick. The historic location, 
form, and orientation of the porch will remain 
the same.  
 

2.35 If necessary, repair or replace damaged 
porch elements.  
a. Replace missing or deteriorated components 
and decorative features to match existing 
components and features.  
b. Use historical documentation to guide the 
design of a replacement component or 
decorative feature, or design simplified 
versions of similar components seen on nearby 
historic properties, if no documentation is 
available   
c. Maintain the overall composition when 
replacing components and decorative features  
d. Restore altered or non-original components  

 

 
Yes 

 
As needed in the porch reconstruction, 
elements that are deteriorated will be replaced 
in-kind with brick and wood that match the 
existing, historic porch.  

 
2.38 Preserve original detached garages and 
secondary structures where feasible.  
a. Keep historic garages and outbuildings in 
good repair, similar to the main house.  

 
Yes/No  

The existing garage was built within the period 
of significance for the Driving Park Historic 
District. However, the current garage has 
been neglected and is in a state of disrepair. It 
is not feasible to preserve the structure. 



b. Respect character-defining building 
components of a historically-significant garage 
or secondary structure.  
c. Do not demolish a historically-significant 
garage or secondary structure.  
d. When additional space is needed, consider 
constructing an addition, or adding another 
secondary building, rather than demolishing 
the historic one.  

 

 Furthermore, in order to minimally impact the 
open space of the side yard, the applicants 
are opting to build their addition to the rear of 
the house, which requires the removal of the 
garage.  

 
2.56 Minimize damage to historic structures 
when demolishing non-contributing 
additions or features.  
a. Carefully remove non-historic additions or 
features (such as a non-original porch) to avoid 
damage to historic building walls and features.  

 

 
Yes 

 
The proposal includes the demolition of a rear 
porch that was enlarged and enclosed in the 
c. 1960s. The rear porch does not retain 
integrity, as it has been enlarged and reclad.  

 
3.1 Locate an addition to be subordinate to 
the original structure. 
a. Place an addition to the rear of the original 
structure whenever possible.  

 

 
Yes 

 
The proposed addition will be located to the 
rear of the structure. While a portion of the 
attached garage will be located in the rear 
side yard, it will not impact the historic fabric 
of the house. The attached garage will be 
connected to the house via a small connector 
addition, which will be inset on the north side.  
 

 
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.  
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  
d. Use materials that are of a similar color, 
texture, and scale to those in the historic 
structure and surrounding historic context.  
e. Design windows and doors to be compatible 
with the primary structure and surrounding 
historic context, particularly when visible from 
public vantage points.  
 

 
Yes 

 
The proposed addition will be subordinated to 
the character of the historic structure. The 
roofline will be below that of the historic 
structure. The hipped roof of the garage 
addition is found on the historic house. The 
materials will be lap siding and composite 
shingle, which are found elsewhere in the 
historic district.  

3.3 Design an addition to be recognized as 
current construction.  
a. Differentiate an addition from the original 
structure with an offset of at least four inches.  
 

 
Yes 

 
The proposed addition will be offset from the 
historic structure by an offset of at least four 
inches on the north elevation and will be lower 
than the original ridge line.  



b. Differentiate an addition from the original 
structure with a change in material or size.  
c. Use simplified versions of building 
components and details found in the 
surrounding historic context.  
d. Do not design an addition to be an exact 
copy of the existing style or imply an earlier 
period or more ornate style than that of the 
original structure.  
e. Do not design an addition to contrast starkly 
with the original structure. At a minimum, an 
acceptable design should be neutral and not 
detract from the district’s or structure’s historic 
character.  

 

The material of the addition will be lap siding, 
which will help differentiate the addition from 
the original structure.  

The addition will be simple in detail to remain 
subordinate to the house. 

 
3.4 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/No 
 
 

 
In order to minimally impact the open space of 
the side yard, the applicants are proposing to 
build the addition to the rear of the house. 
While the applicants are proposing a side 
patio, the patio will have minimal impact on 
the open space pattern of the lot.  
 

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.  

 

 
Yes 

 
The character defining features of the house 
will not be obscured with the construction of 
this addition. The addition will not damage the 
structural system of the historic house.  
 

3.6 Design windows, doors and other 
features on a new addition to be compatible 
with the original structure and surrounding 
historic context. a. Incorporate windows, doors 
and other openings at a ratio similar to those 
found on nearby historic structures. For 
additions with public visibility, doors and 
windows should have similar proportions and 
rhythms as windows on historic façades.  

 

 
Yes 

 
The proposed windows and doors of the 
addition are compatible with the original 
structure. They will be wood, double hung, 
with divided lights.  
 

3.7 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.  

Yes  
 
The roof of the addition will be gabled, while 
the roof of the garage will be a hipped gable. 
These forms are compatible with those found 
within the district. The composite faux wood 
shingle will match the house.  



b. If using contemporary materials, they should 
be compatible with historic roof materials in 
visual impact, texture, and relationship to 
architectural style.  

 
3.8 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.  

 
 

 
Yes 

 
 
The proposed addition will be located to the 
rear of the lot, and subordinate to the historic 
structure. It will be minimally visible from the 
street.  

 
3.9 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 

 
The proposed addition will be subordinate to 
the historic character of the structure, and will 
use a change in wall plane and roof height to 
differentiate the addition from the historic 
building. Additionally, the addition will serve 
as a low-scale connecting element to the 
attached garage.  

 
Recommendation: Approval  

 
Basis: The addition will be subordinate to the historic structure and surrounding historic context 

(Guideline 3.1 -3.9). The proposed roof replacement will replicate the historic material of the 
roof (Guideline 2.25). The historic porch will be repaired and reconstructed with existing and 
in-kind materials (Guideline 2.34-2.35). The brick on throughout the house has been 
repaired and repointed (Guideline 2.6 and 2.14). The windows will be replaced in kind with 
wood windows matching the existing windows in type, operation, and lite pattern (Guideline 
2.19) 

 
 

Suggested Motion:  I move to APPROVE application #2022-COA-024 for the addition and total window 

replacement at 452 Humboldt St, as per design guidelines 2.6, 2.14, 2.19, 2.25, 2.34, 2.35, 2.38, 2.56, and 3.1-

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

 

 
 
 
 
 
 



Driving Park Historic District with 452 Humboldt St outlined in blue 

 
 
1929 Sanborn Map with 452 Humboldt St outlined in blue.  

 
 
 



 
 
Close up of 1929 Sanborn map. X in lower left corner indicates wood shingle roof material. (Circle, above 
at 455 Humboldt indicates non-combustible roof material). 


	STAFF BRIEF

