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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-057 LPC Meeting:   March 7, 2023 
Address:    397 Emerson St Staff:   Brittany Bryant   
Historic Dist/DLM:  Alamo Placita  
Year structure built:  1923 (Period of Significance: 1889 – 1942) 
Council District:  #10 - Chris Hinds    
Applicant:   Republic Garages - Sarah Murrow 

 
 

Past LPC Action: 
Meeting Date: December 20, 2022 
Description: Garage 
Motion by A. Wattenberg: I move to deny application #2022-COA-558 for the garage alterations at 397 Emerson 
St, as per guidelines 4.18, and 4.19, presented testimony, submitted documentation and information provided in 
the staff report. 
Second: J. Johnson 
Vote: unanimous in favor (7-0-0), motion passes 
 
 
Project Scope Under Review: 
Demolish existing garage. Construct new garage at rear 
  
Footprint: 20.75 x 20.35’ Height: 17’ 

 
Materials: 

Foundation: concrete Roofing: asphalt 
Siding: 3’ Brick facing and stucco Doors: steel roll up door, fiberglass 6-panel man door 
Windows: one-over-one double hung aluminum clad 
wood 

Light Fixture: Unknown 

 
Staff Summary: 
The applicant is proposing to demolish an brick existing garage and construct a new garage. The new garage will 
be approximately 20.75 x 20.35’ with a height of 17’. The garage will be a flat roofed structure with false hipped 
roof covered in asphalt shingles. The structure will be clad in 3’ tall brick and stucco.  
 
The primary structure is a brick Bungalow with a stucco pop-top, documented at 28’ feet in height. The Alamo 
Placita Historic District was designated in 2000. The application for designation does list contributing and 
noncontributing structure, although this list was not officially adopted into ordinance. It is not clear to staff when 
the pop-top was constructed, however it dates back to at least 2007 if not earlier.  
 
On December 20, 2022 the Commission reviewed and denied an similar garage form, however this submittal had 
brick and lap siding on the ground floor with stucco on the upper floor with a flat roof and shed roof with asphalt 
shingle on the north elevation. The Commission expressed concern about the number of materials, the roof form, 



and if the structure was subordinate to the terraced development across the alley, documented at 13’ in height in 
the City building height map.  
 
Since the December 20, 2022 meeting, the applicant did make changes to the building roof form, the material 
cladding, and provided additional context documentation. Staff remains concerns that the structure is not 
subordinate to the surrounding historic context and is too complex for a secondary structure in the Alamo Placita 
Historic District.  
 
Excerpted from Design Guidelines for Denver Landmark Structures & Districts, November 2022 

Guideline Meets 
Guideline? Comments 

 
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. 
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. 
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. 
 

 
Yes/No 

 
The garage will remain at the rear of the site and 
will be oriented toward the alley, in keeping with 
the historic character of the district.  
 
The new garage will be located in the 
approximate location of the existing garage. This 
is five feet from the property line on a corner lot. 
The existing garage is documented at 9’ tall in the 
City building map height. The new garage will be 
17’ tall. Staff feel the placement of the garage and 
proposed height will overwhelm the surrounding 
context.   
 
The existing garage is one-story in height and the 
proposed garage is 17’ feet. Although, two stories 
in appearance, the applicant has stated the 
“storage area above the garage will not exceed 
6’11’ which is not considered a story per code 
305.1.” The Denver Zoning code does limit 
garage to a max height of 17’ and one-story.  
 
Garage rollup door will be accessible from the 
alley.  

 
4.19 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.  
 
 

 
No 

 
The proposed garage form better matches the 
design of the existing pop-top. However, the 
design of the pop-top is not something that would 
be allowed by today’s Design Guidelines.  
 
Additionally, the typology and form of this 
secondary structure is not found within the 
surround historic context and is incompatible with 
other historic secondary structures in the 
surrounding area. 
 
The applicant has provided additional context 
photographs. Provided is a non-historic 2nd floor 
addition on the secondary structure at 405 
Emerson (pre dates 2007), a historic gable roof 
carriage house with one-story mass on the south 
with a non-historic rooftop deck, and a 2-story 
connector addition off a historic terrace structure 
at 383 Emerson Street.  
 



The proposed garage is a much more complex 
design than found in the surrounding historic 
context, with a 3’ brick foundation wall, stucco 
wall, and windows in the upper floor with a  false 
hipped roof appearance.  
 
Historic garages in Alamo Placita are typically 
small flat roof brick structures. As documented by 
the applicants additional context photographs 
there are a few 1 ½ to 2-story historic carriage 
houses and more recent alterations to rear 
secondary structures to add additional space. 
Staff are concerned the garage design is based 
off non-historic modifications to the primary 
structure and other non-historic alterations within 
the district. 
 

 
4.20 Use materials that appear similar in 
scale, color, texture and finish to 
materials of the primary structure and 
to those seen historically in the district 
for detached garages or accessory 
structures. 
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. 
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 from public vantage points and 
small expanses of the wall surface. 
h. Avoid using a wide range of different 
building materials when buildings in the 
surrounding historic context typically use a 
simple combination of materials. 
 

 
Yes/No  

 
While the design uses materials that are found in 
the primary structure including stucco and brick, 
historically the primary structure was constructed 
entirely out of one material – brick. The stucco 
pop-top is not original.  
 
Garages in this district are typically constructed 
out of one material. Larger carriage house 
structures may feature one primary building 
material with an accent material used.  
 
Saff are concerned the garage design and 
materials further reinforce the non-historic 
alterations made to the primary structure.  

 
Recommendation: Denial  
 
Basis: The proposed garage is not compatible with the historic context, is not subordinate to the 

historic context and further emphasis non-historic alterations made to the surrounding 
context and primary structure. 

 
Suggested Motion:  I move to DENY application #2023-COA-057 for the garage construction at 397 Emerson 

St, as per guidelines 4.18 - 4.20, character-defining features for the Alamo Placita historic district, presented 

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

 

 
 
 



Map of Alamo Placita historic district with 397 Emerson St outlined in red: 

 
 
 

 
 
 
 
 
 
 
 
 
 
 



1929 Sanborn Map with 397 Emerson St outlined in red:  
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