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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-308 LPC Meeting:   August 16, 2022 
Address:    1410-1440 Larimer St. Staff:   Abigail Christman    
Historic Dist/DLM:  Larimer Square   
Year structure built:  Buerger: c.1890s, Sussex: c.1880s, Wooten: c.1870s, Kettle: c.1870s, Keep: 1908  
   (Period of Significance: up to and including 1915)  
Council District:  #9 Candi CdeBaca    
Applicant:   Brent Carr, Rowland+Broughton  
 
 
Project Scope Under Review: 
 
Application is for alterations and an addition at 1410-1440 Larimer St. Work encompasses multiple buildings and 
courtyards but is being submitted as a single application since it is all interrelated and part of a single project 
scope. Project scope includes:  
 
Wooten:  

• Façade restoration including cleaning, repair, re-pointing, and painting.  
• Window repair and replacement of components too deteriorated to repair as needed. Refer to window 

evaluation for detail.  
• Replace non-historic windows at rear courtyard. Replacement windows to be wood.  
• Install wood-framed, glass double-door in existing arched window opening.  

 
Kettle:  

• Façade restoration including cleaning, repair, re-pointing, and painting.  
• Window repair and replacement of components too deteriorated to repair as needed. Refer to window 

evaluation for detail.  
• Remove non-historic metal columns and spandrel glazing at either end of the Kettle Arcade; remove non-

historic barrel vault ceiling. Remove non-historic wall cladding, display windows, and doors within the 
Kettle Arcade.  

• Install new brick cladding in the Kettle Arcade. Install new aluminum clad wood windows and doors in 
new openings measuring 8’–3” x 4’. Wood spandrel panels to be located above windows and doors.  

• Remove basement stairs within Kettle Arcade and install new precast concrete paver flooring.  
• Install new lighting in Kettle Arcade including downlighting, linear tape, and pattern projectors.  

 
Sussex:  

• Façade restoration including cleaning, repair, re-pointing, and painting. Add structural reinforcement to 
façade.  

• Window repair and replacement of components too deteriorated to repair as needed. Refer to window 
evaluation for detail.  

• Remove non-historic storefront entry and replace with wood storefront window to match adjacent.   
• Enlarge non-historic window opening at Bull & Bear Courtyard and install new window.   



• Remove non-historic doors at either end of Sussex Breezeway, creating an open corridor through the 
Sussex Building.  

• Add two new openings at Keep Courtyard.  
• Replace roof and install new mechanical equipment at roof.  

 
Bull & Bear Courtyard  

• Install new floor over non-historic sunken courtyard. Pave courtyard with precast concrete pavers  
• Install new lighting in courtyard including floodlights, scones, sign lights, tree uplights, string lighting, and 

pendants.  
 
Buerger:  

• Façade restoration including cleaning, repair, re-pointing, and painting.  
• Window repair and replacement of components too deteriorated to repair as needed. Refer to window 

evaluation for detail.  
• Remove non-historic, first-floor storefront and landing/railing above at the rear Keep Courtyard. Install 

new aluminum-framed glass curtain wall at first floor.  
• Infill a second-story window and third-story window opening at the Keep Courtyard.  
• Demolish roof including existing mechanical equipment and screen.  
• Construct new rooftop addition. Addition to be set back 18’ – 11” from the façade. Addition will be 49’–½” 

x 40’ and 13’-8” tall. A rooftop patio enclosed by the existing parapet wall will be located in front of the 
addition. Patio flooring to be porcelain tile.  The addition to be clad in a combination of aluminum framed 
glass curtain wall and fiber cement panels. Trim to be aluminum composite rainscreen. A Nanawall on the 
façade of the addition will provide access to the rooftop patio.  

 
Keep Building and Courtyard:  

• Façade restoration including cleaning, repair, re-pointing, and painting.  
• Remove stairs. Install new precast pavers in courtyard.  
• Construct new enclosure for service elevator. Structure to be clad in brick (General Shale Ballpark).   
• Install new lighting in Keep Courtyard including downlights, scones, sign lights, and string lighting.   

 
 
 
Staff Summary: 
  
The buildings on Larimer Street between 14th and 15th Streets, commonly known as Larimer Square, have 
undergone many ups and down and alterations through the years. In the 1860s, Larimer Street became Denver’s 
first commercial center. The street began to decline in the 1890s as Sixteenth Street became Denver’s primary 
commercial corridor. In the 1960s, Dana Crawford formed Larimer Square Associates to save the block from 
demolition as part of urban renewal efforts downtown. The block was converted to office, restaurant, and 
commercial use. The rehabilitation included the removal of storefront alterations, façade repair and restoration, 
and completely new interiors. Architect Langdon Morris Jr. designed courtyards and arcades to create a open feel 
on the block. In 1971, Larimer Square became the first historic district designated by Denver’s Landmark 
Preservation Commission, and in 1973 it was listed on the National Register of Historic Places. In 1986, Dana 
Crawford sold Larimer Square to the Hahn Company which owned the Tabor Center in downtown Denver as well 
as other shopping malls across the U.S. In 1993, Larimer Square was sold to Jeff Hermanson, whose company 
Larimer Associates operated several restaurants on the block. In December 2020, Asana Partners, a real-estate 
investment firm based in North Carolina, purchased Larimer Square. The new owners have been working closely 
with Landmark staff while developing their plans for the block. During the pandemic, Larimer Square was closed 
to traffic and the owners are currently working with city to establish the block as a pedestrian street permanently. 
Staff has also administratively approved several application for projects addressing deferred maintenance on the 
block.  
 
Staff find the work as proposed to meet the design guidelines and be compatible with the character of the district. 
Several alterations from the 1970s and 1980s will be removed and the design of these areas simplified. Staff find 



the proposed changes meet the applicant’s goal of activating the block and updating buildings and courtyards for 
improved retail and commercial use while still retaining the historic character.  
  
Staff’s only concern is with the brick to be used in the Kettle Arcade. In the application there is some 
inconsistency in the labeling of the brick to be used. In some locations, the brick is labeled as red brick or A05 
which is General Shale Ballpark. In other locations it is labeled as A06 which is General Shale Niagara Mist which 
is a mixed palette of bricks which includes both light and dark grey bricks. (Red brick is called out in Kettle Arcade 
on pages 21-R.K.A21 and 26-R.K.A25 of the application and page AP.R.BS.A70 of the Appendix. The Niagara 
Mist is called out on page 24-R.K.A21 of the application). Speaking with the applicant, they would like to use the 
Niagara Mist. For simplicity, staff would recommend the selection of a single brick color, rather than the mixed 
colors of the Niagara Mist. Staff would recommend a single color brick with a smooth texture that relates either to 
the adjacent masonry at the Larimer Street entrance to the Kettle Arcade or to the masonry in the Bull & Bear 
Courtyard to the rear.  
 
 
Excerpted from Design Guidelines for Denver Landmark Structures and Districts, January 2016 

Guideline Meets 
Guideline? Comments 

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

 

 
Yes 

Historic building materials being 
restored/repaired whenever possible.  

2.3 Repair original building materials, 
when needed.  
a. Repair deteriorated building materials 
by patching, piecing-in, consolidating, or 
otherwise reinforcing the material.  
b. If disassembly of an original element is 
necessary for its repair or restoration, 
replace the disassembled components in 
their original configuration.  

 

 
Yes 

Historic window evaluations have been 
conducted for all buildings by Philip Barlow, 
Barlow Cultural Resource Consulting, LLC. 
Windows have been identified as 
original/historic or not original and window 
conditions have been assessed. 
Recommendations have been made for 
window repair and selective replacement-in-
kind of historic window components based on 
the condition assessment.  

2.10 Preserve significant stylistic and 
architectural features.  
a. Retain and treat exterior stylistic 
features and examples of skilled craftwork 
with sensitivity.  
 

 
Yes 

All original features will be retained and 
repaired/restored.  

2.13 Develop a new design that is a 
simplified interpretation of a similar 
feature when the original is missing 
and cannot be documented.  
a. The new element should relate to 
comparable features in general size, 
shape, scale and finish.  
b. Use materials similar to those 
employed historically, where feasible.  

 

 
 Yes  

Building storefronts have undergone 
numerous alterations over time, making it 
difficult to determine the original 
design/configuration. A non-historic storefront 
entrance on the Sussex building will be 
replaced by a wood-framed storefront window 
that matches the configuration of adjacent 
storefront windows. Non-historic, multi-light  
windows on the Bull & Bear Courtyard will be 
replaced with simple, one-over-one wood 
windows.  



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.  
c. Repair original windows by re-glazing 
and patching and splicing elements such 
as muntins, the frame, sill and casing.  

 

 
Yes 

Where they remain, historic window materials 
will be retained wherever possible. Only 
materials too damaged to be repaired will be 
replaced.  

2.30 Remove a non-historic addition, if 
possible  
a. Ensure that the historic fabric of the 
primary structure is not damaged when 
removing a non-historic addition.  

 

 
Yes 

Alterations made c.1960s-1980s will be 
removed including the metal decorative entry 
framing, wall cladding, and display windows at 
the Kettle Arcade and the sunken courtyard at 
the Bull & Bear Courtyard.  

2.40 Preserve the character-defining 
elements of a historic storefront.  
c. Repair storefront elements by patching, 
splicing, consolidating or otherwise 
reinforcing the historic materials.  
d. Avoid altering the size and shape of a 
storefront opening.  
e. Do not use reflective, opaque or tinted 
glass except in the transom, if necessary.  
f. Do not remove or enclose a transom.   

 
Yes 

Historic storefront elements will be retained. 
Replacement elements will match the existing 
storefront configuration. No tinted or reflective 
glass will be used.  



2.41 Restore an altered storefront to its 
original design.  
a. Restore and reconstruct missing 
features based on historical 
documentation and physical evidence.  
b. Reconstruct a missing lintel or cornice 
to help define the storefront.  
c. Replace missing pilaster elements.  
d. Reopen an enclosed or covered 
transom.  
f. Use wood and glass, or metal and glass 
doors, as appropriate to the building.  

 
Yes/No 

Building storefronts have undergone 
numerous alterations over time, making it 
difficult to determine the original 
design/configuration. At the Sussex Building a 
non-historic entry will be removed and a wood 
storefront window matching the adjacent will 
replace it. The historic storefront at the Kettle 
Building is completely missing. The first floor 
of the Kettle Building was converted to an 
arcade leading from Larimer Street to the Bull 
& Bear Courtyard as part of c.1960s-1980s 
century alterations made to Larimer Square. 
The applicant is not proposing to return the 
first floor of the Kettle Building to its original 
design. Instead, the applicant is proposing to 
remove non-historic elements within the 
arcade (decorative metal framing at entrance, 
wall cladding, barrel vault ceiling, and display 
windows) but to leave the arcade opening. 
Staff find that this is compatible, working with 
an existing non-historic feature and making it 
more compatible with the district by removing 
non-historic materials and simplifying the 
design. This avoids creating a false sense of 
history by constructing a conjectural storefront 
while retaining a feature that helps tell the 
store of the evolution of Larimer Square in the 
mid-20th century.  

2.44 If locating a rooftop patio on a 
historic building, minimize visual 
impacts on the original building and 
historic streetscape.  
a. Set the rooftop patio back at least ten 
feet from the street-facing façade of the 
historic building and from readily visible 
façades. Small exceptions to this setback 
may be appropriate if the patio is not 
readily visible from public vantage points 
due to a raised roof parapet or other 
similar reasons.  

 
Yes 

The rooftop patio will not be set back from the 
façade of the Buerger Building but it will be 
shielded from view by the existing brick 
parapet wall which is 4’-10 ¼”.  



2.47 Preserve the overall rhythm and 
arrangement of windows on a historic 
commercial building façade.  
b. If necessary, replace windows with 
thermal pane glass, similar in appearance 
to the original, on a historic storefront.  
c. If replacing windows, replicate the 
original materials, type, pattern, operability 
and appearance.  
d. Avoid adding new windows on a façade 
that is visible from the street.  
e. Restore altered, or closed-in windows 
whenever possible.  
f. Do not alter the size and shape of an 
existing window opening.  

 
Yes  

A non-historic door on the Sussex Building will 
be removed and replaced with a storefront 
window that matches the adjacent in 
configuration and materials, retaining the 
overall rhythm of the storefronts. No new 
window openings will be added on the façade; 
all alterations to window and door openings 
will be on side and rear elevations.  

2.48 Add new windows only if the they 
do not impact the historic character of 
the commercial façade.  
a. Retain existing window openings and 
repair historic windows to the extent 
feasible.  
b. Use an existing opening, such as an 
overhead door, for new windows.  
d. Add new windows to a rear or alley 
facing façade if existing openings or 
skylights are not sufficient.  
g. Minimize the addition of new windows 
on a commercial building.   
h. Design a new window in a compatible 
location to be a simplified version of 
existing historic windows, matching 
historic window proportions.  

 
Yes  

Limited new openings will be added in 
locations that will not alter the historic 
character. This includes new window and door 
openings within the non-historic Kettle Arcade 
and two new window openings on the side of 
the Sussex building.  

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.   

 
Yes 

The addition will be placed on the roof. The 
removal of historic fabric will be limited to the 
roof. The historic parapet will be retained.  



3.11 Locate an addition to a historic 
commercial structure to be 
subordinate to the primary structure.  
a. Set an upper-floor addition back, 
typically at least 15 feet, from the primary 
façades, to preserve the perception of the 
historic scale of the structure. Small 
exceptions to a side street setback may 
be appropriate for buildings less than 75 
feet wide as long as the addition is not 
readily visible from public vantage points.  
b. Minimize the height of a rooftop 
addition to ensure the historic structure 
remains visually prominent.  

 
Yes 

The rooftop addition on the Buerger Building 
will be set back 18’-11” from the facade. The 
rooftop addition is simple in design and 
compatible with Buerger Building and Larimer 
Square historic district. The addition is 13’-8” 
in height. 

3.12 Design an addition to a historic 
commercial structure to be clearly 
differentiated from the original 
structure. 
a. Design the addition to be modest in 
character, and in either a simplified 
version of the original structure’s style or a 
compatible, contemporary style, so it will 
not detract from the historic structure.  
b. Differentiate an addition from the 
original structure with a change in 
material, color and/or wall plane.  

 
Yes 

The design and materials of the rooftop 
addition will clearly identify it as new 
construction. The flat-roofed addition is 
contemporary and simple in design. The 
addition walls will be a combination of 
aluminum-framed curtain wall and fiber-
cement panel.  

5.22 Design site lighting to be 
compatible and subordinate to historic 
buildings and the surrounding historic 
context.  
b. Scale new site lighting fixtures to the 
building and to be subordinate to adjacent 
historic structures.  
c. Use low, shielded, fixtures with down-
lighting, or light bollards within 
landscaping to illuminate pedestrian 
walkways if needed.  
d. Use modest site lighting to illuminate 
building entrances and entries into parking 
areas.  
e. Use fixtures that provide even lighting 
for a plaza, courtyard or patio area.  
f. Do not install site lighting that conveys a 
false sense of history, such as faux 
historic street lights.  

 
Yes/No 

New lighting is proposed for the Kettle 
Arcade, Bull & Bear Courtyard, and the Keep 
Courtyard. New light fixtures will be 
compatible in design with the historic buildings 
and courtyards, either simplified versions of 
historic designs or simple, modern fixtures 
that will be placed for minimal visibility. 
Lighting types will include floodlights, scones, 
sign lights, tree uplights, string lighting, 
pendants, linear tape, and pattern projectors. 
This is more lighting types than would typically 
be appropriate for a historic building and 
includes the use of uplighting, floodlighting, 
and patterned lighting which are not typically 
appropriate for historic contexts. However, 
since the lighting will be limited to use within 
the non-historic arcade and courtyards, staff 
find that they are appropriate to the use and 
activation of these spaces and will minimally 
impact the historic district.  



5.23 When necessary, design and 
install new building light fixtures that 
are compatible with the historic 
building and surrounding historic 
context.  
a. Install lighting at the ground level of 
buildings only.  
b. Design and locate new light fixtures to 
be perceived but not seen, incorporating 
lighting into recessed entries, porches, 
canopies and alcoves whenever possible.  
c. Scale new light fixtures to the building 
(i.e., use monumental light fixtures only on 
monumental buildings)  
d. Consider using building light fixtures 
with a contemporary design that are 
compatible in materials, quality and 
design with the historic building. 
f. Do not design lighting for the sole 
purpose of attracting attention to building 
architecture or to building uses.  

 
Yes/No 

New lighting is proposed for the Kettle 
Arcade, Bull & Bear Courtyard, and the Keep 
Courtyard. New light fixtures will be 
compatible in design with the historic buildings 
and courtyards, either simplified versions of 
historic designs or simple, modern fixtures 
that will be placed for minimal visibility. 
Lighting types will include floodlights, scones, 
sign lights, tree uplights, string lighting, 
pendants, linear tape, and pattern projectors. 
This is more lighting types than would typically 
be appropriate for a historic building and 
includes the use of uplighting, floodlighting, 
and patterned lighting which are not typically 
appropriate for historic contexts. However, 
since the lighting will be limited to use within 
the non-historic arcade and courtyards, staff 
find that they are appropriate to the use and 
activation of these spaces and will minimally 
impact the historic district. 

5.24 Use lighting sources and 
illumination levels that enhance 
historic building and district character. 
a. Use illumination with a warm white light 
which does not distort the color of building 
materials or finishes.  
b. Do not install flood lights or fluorescent 
tube lighting on street elevations.  
c. Do not use colored bulbs or gels, or 
lighting with changing colors on historic 
buildings.  
d. Do not install light fixtures that cast light 
upward into the sky or onto the façade of 
a historic building.  

 
Yes/No 

New lighting is proposed for the Kettle 
Arcade, Bull & Bear Courtyard, and the Keep 
Courtyard. New light fixtures will be 
compatible in design with the historic buildings 
and courtyards, either simplified versions of 
historic designs or simple, modern fixtures 
that will be placed for minimal visibility. 
Lighting types will include floodlights, scones, 
sign lights, tree uplights, string lighting, 
pendants, linear tape, and pattern projectors. 
This is more lighting types than would typically 
be appropriate for a historic building and 
includes the use of uplighting, floodlighting, 
and patterned lighting which are not typically 
appropriate for historic contexts. However, 
since the lighting will be limited to use within 
the non-historic arcade and courtyards, staff 
find that they are appropriate to the use and 
activation of these spaces and will minimally 
impact the historic district. No colored lighting 
is proposed.  

 
  

Recommendation: Approval with Conditions 
 
Conditions: Brick in the Kettle Arcade to be a single color that relates to either the adjacent masonry at 

the Larimer Street arcade entrance or to the masonry in the Bull & Bear Courtyard.  
 
Basis: Original building features and materials will be retained and repaired as needed. Non-

historic alterations will be removed. New elements to be simple in design and compatible in 
material with the historic addition. New rooftop addition designed to minimize impact on the 
historic structure and to be minimally visible from the street.    

 



 .  
 

 
 

Suggested Motion:  I move to CONDITIONALLY APPROVE application #2022-COA-308 for the alterations and 

rooftop addition at 1410-1440 Larimer St., as per design guidelines 2.1, 2.3, 2.10, 2.13, 2.16, 2.30, 2.40, 2.41, 

2.44, 2.47, 2.48, 3.5, 3.11, 3.12, 5.22, 5.23, and 5.24, character-defining features for the Larimer Square historic 

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

following condition: Brick in the Kettle Arcade to be a single color that relates to either the adjacent masonry 

at the Larimer Street arcade entrance or to the masonry in the Bull & Bear Courtyard. 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



Larimer Square District Map    
 

 
 
 
 
 
 
 
 
 
 
 
 
 



1904 Sanborn Map with 1410-1440 Larimer St. outlined in black  
 

 
END 
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