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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-059 LPC Meeting:   March 7, 2023 
Address:    120 Franklin St. Staff:   Abigail Christman   
Historic Dist/DLM:  Country Club   
Year structure built:  1909  (Period of Significance: 1902-1945) 
Council District:  #10: Chris Hinds    
Applicant:   Chalet   
 
 
Project Scope Under Review: 

• Demolish non-historic rear addition and attached garage 
• Construct new rear/side addition with an attached garage  
• Install synthetic cedar shake roofing on existing house and addition  
• Demolish non-historic porch addition, side yard patio, and planters and replace with two new flagstone patios  

 
Materials: 

Foundation: reclaimed brick Roofing: Bravia roof tile, synthetic cedar shake, Canyon 
Gray; standing seam copper  

Siding: reclaimed brick, painted  Trim:   wood; cast stone 
Windows: aluminum clad wood  Doors:  aluminum clad wood; wood  

 
 
Staff Summary: 
 
Constructed in 1909, 120 Franklin St. is a contributing building to the Country Club Historic District. According to 
the National Register nomination for the Country Club district, 120 Franklin was designed by Fisher and Fisher. 
The house originally featured a front porch and detached garage at the rear. Sanborn maps show that between 
1961 and 1967, the house was altered with the front porch removed and a rear addition with an attached garage 
and porch onto the side yard added. Alterations also appear to have been made to a projection on the north side, 
which now holds the primary entrance to the house. The adjacent house at 110 Franklin may provide some clues 
to the original configuration of the house since it was also a Fisher design. 110 Franklin is the Willian E. Fisher 
House, designed by the architect for himself and constructed in 1910 with a similar form and siting to 120 Franklin 
St.  
 
The applicant is proposing to demolish the non-historic rear addition and replace it with a rear/side addition. The 
applicant has worked closely with staff on the development of the design, exploring multiple citing options. The 
applicant explored placing the addition entirely to the rear but this created a single massive rectangular form that 
was atypical of the Country Club district. Staff find the proposed rear/side addition more compatible with district 
patterns. The applicant has set the height of the addition down from the historic structure in order to keep it 
subordinate. The addition is located to the rear of the historic structure, replacing the non-historic addition, and 
will have a minimal impact on original historic fabric. The addition will extend into the side yard, but will be set 
back 54’ from the façade, minimizing its visibility. The addition will be a simplified version of the original structure, 



featuring a hipped roof with a deep eave overhang but without the decorative brackets of the original structure. 
Windows will feature simulated divided lights matching those on the original structure.  
 
However, the proposed two-story addition violates zoning requirements. It will be located in the rear 35% of the lot 
and will violate the zoning maximum height of 17’. The applicant is proposing to exceed that by 10’- 1 ½”. The 
applicant is requesting an Administrative Adjustment (AA) for height. The LPC may approve an AA for buildings or 
additions that violate the code-required height if the LPC finds that conforming with the zoning code height 
restrictions "would have an adverse impact upon the historic character of the individual landmark or the historic 
district, if a historic district is involved."  This is based on Section 12.4.5.3 of the Denver Zoning Code. This is 
intended “to relieve unnecessary hardship” associated with meeting Landmark design guidelines. Staff would 
recommend approval of the AA since zoning would allow the applicant to add a two-story addition to the side of 
the historic property. If the addition were moved forward into the front 65% of the lot then there would be no 
conflict with zoning, however, moving the addition would have a negative impact on the historic structure and 
district character. The applicant has illustrated this on page L-002. By pushing the addition into the rear 35%, the 
applicant has made the addition more compatible with the district and avoided an adverse impact on the historic 
structure.  
 
 
 
Excerpted from Design Guidelines for Country Club Historic District, May 1995 

Guideline Meets 
Guideline? Comments 

B3. Maintain the traditional lot 
coverage ratio of the neighborhood. 
a. Maintain the sense of spaciousness 

seen traditional in the neighborhood 
by retaining significant portions of the 
site as open space. 

b. Historically, lot coverage rations 
ranged from 18 to 30 percent. A lot 
coverage of less than 30 percent is 
recommended; although zoning 
allows 50 percent lot coverage. Over 
30 percent lot coverage disrupts the 
character of the district by allowing 
FARs that approach 1.0.  

 Yes/No The proposed lot coverage will be 36% which is 
above the less than 30% recommended in the 
Country Club guidelines. However, most of the 
large side yard will be preserved, with the side 
addition set back 54’ from the façade. With the 
new construction almost entirely within the rear 
35% of the lot, the visual impact is reduced and 
the sense of spaciousness retained.   

   

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 primary structure and set back 
from the primary façade.  

        Yes  A new attached garage is proposed. The new 
attached garage will replace a non-historic 
attached garage. Detached accessory 
structures dominate the Country Club Historic 
District and the house originally featured a 
detached garage. However, a small number of 
attached garages are found historically in this 
district and several new additions have 
attached garages to the primary structure in 
this district. The proposed new garage will be 
located at the rear of the house on the alley 
and will not be readily visible.  

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.    
  

       Yes  The addition will be located to the rear of the 
historic structure. It will extend across the rear 
of the historic structure and into the side yard.  

 
 



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

Guideline Meets 
Guideline? Comments 

2.27 When replacing missing or non-
historic roofing material, match 
replacement materials to the historic 
roofing material if possible.  
a. If the original roofing material has been 
replaced, use photographs, records, or 
evidence from other similar properties to 
provide roofing that matches or appears 
similar to the historic roofing in 
appearance.    
b. When using alternative roofing 
materials, use materials that match the 
profile and texture of the historic roofing 
materials or have a closely matching 
appearance. For example, wood shingle 
roofing may be replaced with a low-profile 
asphalt shingles in a traditional or neutral 
color palette, or engineered/synthetic 
roofing products that match the historic 
appearance of wood shingles.     

Yes  The applicant is proposing to replace the 
current asphalt shingle roofing with Bravia roof 
tile, a synthetic cedar shake. Based on the 
Sanborn map, it appears the original roofing 
material was wood (an “x” on the corner of a 
building indicates a wood shingle roof). So an 
engineered roofing product designed to 
imitate shake is an appropriate replacement.  

3.4 Design an addition to be 
recognized as current construction.  
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.  

 
      Yes 

The addition will be lower in height that the 
original structure. The addition will be a 
simplified version of the original structure 
featuring the same materials and window 
configuration but with simplified detailing.  

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.  

      Yes The addition will replace a previous non-
historic addition and have minimal additional 
impact on the historic fabric.     



3.6 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.  
b. Stone, cast stone, and other masonry 
materials are appropriate when matching 
those found in the historic context.   

Yes The addition will be clad in painted reclaimed 
brick. Cast stone will be used at sills.  
 
   

3.7 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.  
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.  
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.  
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).   

 
Yes 

The windows will be aluminum-clad wood and 
feature simulated divided lights matching 
those found on the original structure. Doors 
will also be aluminum clad wood. Paired 
French doors with simulated divided lights will 
be used on the west elevation and half light 
doors will be used on the east elevation.  
 
   

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.  

Yes The addition will feature a hipped roof with a 
deep eave overhang, similar to the original 
structure.  



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.  
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 addition will be located to the side and 
rear. The addition will be lower in height than 
the original structure and set back 54’ from 
the façade, keeping it subordinate to the 
original structure.    

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

Yes  The placement of the new attached garage is 
similar to the non-historic attached garage it is 
replacing. The garage will be located at the 
rear of the lot facing the alley. Though the 
original garage was detached, it was also 
located at the rear of the lot facing the alley.  

 
 

Recommendation: Approval 
 

 
Basis: Design an addition to be subordinate to a historic structure.  
 
 

Suggested Motion:  I move to APPROVE application # 2023-COA-059 for the addition at 120 Franklin St., as 

per as per Country Club design guidelines B3, B4, and B7, design guidelines 2.27, 3.4-3.9, and 4.18, 

character-defining features for the Country Club historic district, presented testimony, submitted 

documentation and information provided in the staff report.   

I also move to recommend an administrative adjustment for height per section 12.4.5.3 of the Denver Zoning 

Code finding that conformance to the requirements of the zoning code would have an adverse impact upon 

the historic district. 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 



 
Map of Country Club Historic District with 120 Franklin St. indicated with a red rectangle  
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



1929 Sanborn Map showing 120 Franklin St.  
 

 
 
1961 Sanborn Map showing 120 Franklin St.  
 

 
 
 
 
 
 
 
 
 
 
 
 



1967 Sanborn Map showing 120 Franklin St. 
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