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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-323 LPC Meeting:   8/2/2022 
Address:    1358 High St  Staff:   Abigail Christman 
Historic Dist/DLM:  Wyman 
Year structure built:  1902 (Period of Significance: up to and including 1955)  
Council District:  #10: Chris Hinds    
Applicant:   Mitchell Carson   
 
 
Project Scope Under Review: 

• Partially demolish existing rear, two-story addition and incorporate into a new, larger addition (936 sf)  
• Demolish rear deck and replace with new deck  
• Alter garage: add new garage door facing alley, creating a pull through garage that can be accessed from 

side driveway or alley; add electrical panel; replace pedestrian door on north side and enlarge opening; 
remove chimney  

• Replace gate at rear wall  
 
Footprint: 26’-11 5/8” x 27’- 3¼”  Height: 22’-7½”  
 
Materials: 

Foundation: concrete  Roofing: polyglass asphalt roof membrane  
Siding: half round cedar shingles  Trim: fiber cement and cedar  
Windows: aluminum clad wood  Doors: aluminum clad wood  

 
 
Staff Summary: 
1358 High Street is a brick Foursquare constructed in 1902. Key details include a full-width hipped roof porch 
supported by paired classical columns, a decorative cornice with brackets, and dormers clad in wood shingles. 
The applicant is proposing to partially demolish an existing rear, two-story addition and incorporate it into a new, 
larger addition (936 sf) along with the construction of a rear deck and alterations to a historic garage. Demolition 
of the existing rear addition and alterations to the garage were started without Landmark review or a permit. A 
stop work order was issued on May 31, 2022.  
 
Overall, staff find the work as proposed to meet guidelines and to be compatible with the historic residence and 
the district. The addition will be located entirely to the rear of the existing residence and will be clearly 
distinguished from the historic residence. The addition is irregular in plan, designed to avoid impact to two existing 
trees. Decks will be located on the first and second floors of the addition. Decks will be cedar and the deck on the 
upper level will feature built-in planters and a metal railing. The combination of the irregular plan along with the 
deck design has created a complex addition design. However, the addition will have minimal visibility from public 
vantage points. The most visible portion of the addition will be the north elevation, which will be readily visible 
from the parking lot of the adjacent multi-family building. The addition will be clad in half round cedar shingles. 
While this cladding material is more typically limited to small areas such as dormers, it is a traditional material 



found in the district as well as on the dormers at 1358 High St. The ornate cornice with brackets is also continued 
from the primary residence. Staff would recommend that this be removed and that the cornice of the addition be 
simplified. Staff does not find the use of an ornate cornice to be appropriate on a rear addition and finds the use of 
an ornate cornice in combination with the shingle clad wall material to be an awkward and overly complex 
combination of materials. Staff would recommend that the cornice of the addition be simplified.  
 
Excerpted from Design Guidelines for Denver Landmark Structures and Districts, January 2016 

Guideline Meets 
Guideline? Comments 

2.38 Preserve original detached 
garages and secondary structures 
where feasible.  
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.   
g. Preserve historic windows and doors on 
a garage or secondary structure, if 
possible.  

 

 
Yes 

Historic garage will be retained and adapted 
for contemporary use. A new garage door will 
be added facing alley, creating a pull through 
garage that can be accessed from side 
driveway or alley. A pedestrian door on north 
side will be replaced and the opening will be 
enlarged. The chimney will be removed.  

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 

Addition is compatible with the primary 
residence and district in placement, scale and 
materials. The cornice of the addition will align 
with the historic residence. The addition will 
be clad in half round wood shingles which are 
found on the dormers of the historic residence 
and elsewhere in the district. The addition 
features a variety of door and window types. 
Doors will include a folding door system as 
well as double and single full-light doors.   
Awning, double-hung, casement windows will 
be used. While there is a large amount of 
glazing proposed for the south and east walls, 
the north wall of the addition will be mostly 
blank. This is the wall of the addition that will 
be most visible due to its location addition to 
the parking lot of the adjacent multi-family 
residence. While additional windows would 
more closely follow historic patterns, it is also 
logical to reduce glazing on this side due to 
the proximity of the parking lot.  



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.  
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.  

 
Yes/No 

Materials and irregular form of the addition will 
distinguish from the historic residence. The 
original structure is clad in brick and the 
addition will be clad in wood shingles. On the 
north wall the addition will reuse the structure 
of the existing rear addition. The addition will 
extend the width of the historic structure on 
the first floor, but will only be partial width on 
the second floor, leaving a portion of the 
original structure exposed. The ornate cornice 
of the historic Foursquare including the 
bracket design is replicated at the addition. A 
simplified cornice would be more appropriate.  

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.  
b. When using contemporary window 
patterns and designs, ensure that they 
respect the typical historic character and 
proportions of windows on the primary 
structure and adjacent structures.  

 
Yes 

Windows and doors will be aluminum-clad 
wood. The addition features a variety of door 
and window types. Doors will include a folding 
door system as well as double and single full-
light doors.   Awning, double-hung, casement 
windows will be used. The contemporary 
folding door system will not be visible from 
public vantage points. While there is a large 
amount of glazing proposed for the south and 
east walls, the north wall of the addition will be 
mostly blank. This is the wall of the addition 
that will be most visible due to its location 
addition to the parking lot of the adjacent 
multi-family residence. While additional 
windows would more closely follow historic 
patterns, it is also logical to reduce glazing on 
this side due to the proximity of the parking 
lot.  

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 addition features a very low slope roof 
(2%). While flat-roofed additions are generally 
considered inappropriate for buildings with 
pitched roofs, the low slope roof at the 
proposed addition helps to reduce the 
addition’s visibility and impact on the original 
structure, making it subordinate to the original 
structure 



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.  

 
Yes/No 

The switch in wall materials from brick to 
wood shingle will clearly differentiate the 
addition from the original structure. However, 
the replication of the ornate cornice of the 
original structure at the addition does not 
meet guideline 3.9.b. The cornice of the 
addition should be simplified to better fit the 
simplified/contemporary design of the 
addition.  

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

 
Character-defining features Matches 

features? Comments 
Materials  
Predominately brick construction with a small number 
of stone and frame buildings. Single-family residential 
buildings have wood ornament. Raised brick or stone 
foundations are common on both residences and turn-
of-the-century apartment buildings.   

 
Yes 

Addition will be clad in half round 
wood shingles which are found in 
the district including on the historic 
residence.  

Roofs  
Dwellings have hipped, gable, pyramidal, or flat roofs 
with parapets. Historically the older structures would 
have had wood shingles.   

 
Yes/No 

The low-slope roof proposed for 
the addition is not typical of the 
district but it will not be readily 
visible. The use of the low-slope 
roof will help the hipped roof of the 
historic residence remain visually 
prominent.  

Windows  
Tall one-over-one double hung windows are frequently 
found on 19th-century homes, with rectangular but 
more square-shaped windows typical on 20th-century 
houses. Window pairs and groupings are common. 
Arched windows and transoms, as well as leaded 
glass, can be found on Queen Anne style homes. 
Windows in masonry construction feature stone or 
brick sills and decorative stone lintels and arches, with 
decorative wood headers and sills common in upper 
roof gables. 

 
Yes/No 

The addition features a variety of 
window and door types including 
paired and grouped windows and 
doors. Some contemporary door 
and window types will be used but 
they will not be readily visible.  

 
Recommendation: Approval with Conditions  

 
Conditions:  Simplify cornice design and remove brackets  

 
Basis:   Overall addition is subordinate to and compatible with the original structure. However, the  

replication of the cornice of the original structure at the addition does not meet guideline 3.3c  
or 3.9b.  
 
 
 
 
 
 



 
 

Suggested Motion:  I move to CONDITIONALLY APPROVE application #2022-COA-323 for the addition and 

garage alterations at 1358 High St., as per design guidelines 2.38, 3.2, 3.3, 3.6, 3.7, 3.9, character-defining 

features for the Wyman historic district, presented testimony, submitted documentation and information 

provided in the staff report with the following condition: simplify cornice design and remove brackets.  

 

 
Wyman Historic District with location of 1358 High St. outlined in red  
 

 
 



 
 
1904 Sanborn Map with 1358 High Street outlined in black  
 

 
END 
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