
 
 
LANDMARK COMMISSION APRIL 6, 2026 
 
FILE NUMBER: COA-26-000077                                
LOCATION: 2626 Thomas Ave. 
STRUCTURE: Noncontributing                                            
COUNCIL DISTRICT: 14 
ZONING: PD-225 

PLANNER: Marcus Watson 
DATE FILED: March 19, 2026 
DISTRICT: State-Thomas (H-25) 
MAPSCO: 45-F, 45-G 
CENSUS TRACT: 0017.02

 
APPLICANT: Reavis, Ben 
 
REPRESENTATIVE: N/A 
 
OWNER: Aurora International 
 
REQUEST(S): 
 
A Certificate of Appropriateness to construct a new 2.5-story mixed-used main structure with 
underground parking and rear parking on a vacant lot. 
 
STAFF RECOMMENDATION: 
 
That the Certificate of Appropriateness to construct a new 2.5-story mixed-used main structure 
with underground parking and rear parking on a vacant lot be approved in accordance with 
drawings and specifications dated 2/19/26 and 2/23/26.  The proposed work is consistent with 
designation criteria 51P-225.109(a)(3), (a)(5), (a)(6), (a)(7)(A)(i), (a)(9), (a)(10), (a)(11), (a)(12), 
(a)(14), (a)(16), and (b)(8); meets the standards in City Code Section 51A-4.501(g)(6)(C)(ii) for 
noncontributing properties; and the Secretary of the Interior’s Standards for Setting 
(Neighborhood/District). 
 
TASK FORCE RECOMMENDATION: 
 
That the Certificate of Appropriateness to construct a new 2.5-story mixed-used main structure with 
underground parking and rear parking on a vacant lot be approved. 
 
  

  
 



BACKGROUND / HISTORY: 
 
2626 Thomas St. is a vacant lot identified as noncontributing to the State-Thomas historic overlay 
district. The applicant is proposing to construct a new 2.5-story mixed use main structure.  The 
Landmark Commission conducted two previous Courtesy Reviews in September and November 
2025, and reviewed a full Certificate of Appropriateness in February 2026.  Previous comments 
are below. 
 
Previous applications for Certificates of Appropriateness (or Demolition) filed for this property that 
are pertinent to this CA include: 
 
CASE NUMBER REVIEW TYPE DATE OWNER DECISION 
COA-25-000601 CA 2/2/26 Aurora Denied w/o Prej. 
Construction of new 2.5-story mixed-use main structure on vacant lot. 
 
COA-25-000383 Courtesy Review 11/3/25 Aurora Comments only 
 
COA-25-000245 Courtesy Review 9/6/25 Aurora Comments only 
 
CA223-230(RD) CA 3/13/23 Minna Approved w/ Cond. 
Construct new main commercial building (on a vacant lot). 
 
CA190-464(LC) CA 7/7/20 Faruqui Approved 
Construct a 2.5-story duplex. 
 
CA190-345(LC) CA 6/8/20 Faruqui Denied w/o Prej. 
Construct a 2.5-story duplex. 

 
PREVIOUS COMMISSION COMMENTS 

February 2026 
• While a metal roof may be allowed in the district, the standing seam style is unusual. 

Consider a style more in keeping with the district. 
• There are too many cantilevers, and they look too contemporary 
• Door configuration is too contemporary. 
• There are excessive windows in the cantilevers, and they are too contemporary in form. 
• Could the roof overhang more? 
• Of the issues mentioned above, consider altering the majority of them to collectively make 

the building less modern. 
  



November 2025 
• Avoid a monochromatic appearance – more contrast 
• Wider contract and trim 
• Columns and balustrades should be painted, not natural 
• Second floor cantilevered sections too large 
• Third floor gables out of scale and context 
• Are the gable treatments vents or siding change details?  If vents, they should be 

rectangular or circular, not triangular 
• There should be more windows on the sides of the first floor 
• Mullions of ganged windows should be at least 4 inches 
• Asymmetrical door with one side light is too contemporary 
• Following staff research, the standing seam metal roof, while not typical in the district on 

original buildings, is allowed by the preservation criteria and typical of the period for late 
Victorian/Edwardian era buildings 

• While contemporary buildings should not stand out, details should be repeated 
• Two different colors on the doors is odd.  Consider other options 

 
 
September 2025 
 

• The massing seems top heavy 
• The porch is over scaled with the second floor 
• The cantilever adds to the top heaviness and is not compatible 
• The window design is not appropriate 
• The trellis trim is not typical 
• The porch should be projecting in front façade, not engaged 
• There should not be a half story above a two-story porch 
• This doesn’t have to be a replica, but it should be compatible; this design is too different 

and far from the traditional buildings in the district 
• The eaves are not wide enough 
• The LMC determination of compatibility trumps individual interpretation of the Secretary 

of the Interior’s Standards 
• The building should be less noticeable than historic buildings, not stand out as different 

  



RELEVANT PRESERVATION CRITERIA 
 
1. State-Thomas Historic District (H-72); Ordinance Nos. 10962, 10984, 19382, 20429, 

21018, and 25711 
 

2. Secretary of the Interior’s Standards/Guidelines for Setting (District / Neighborhood) 
• Recommended: Identifying, retaining, and preserving building and landscape features 

that are important in defining the overall historic character of the setting. Such features 
can include circulation systems, such as roads and streets; furnishings and fixtures, such 
as light posts or benches; vegetation, gardens and yards; adjacent open space, such as 
fields, parks, commons, or woodlands; and important views or visual relationships. 

• Not Recommended: Removing or substantially changing those building and landscape 
features in the setting which are important in defining the historic character so that, as a 
result, the character is diminished. 

• Not Recommended: Introducing a new building or landscape feature that is visually or 
otherwise incompatible with the setting’s historic character (e.g., replacing low metal 
fencing with a high wood fence). 

• Not Recommended: Removing a character-defining feature of the building or landscape 
from the setting that is unrepairable and not replacing it or replacing it with a new feature 
the does not match. 

 
3. City Code Section 51A-4.501(g)(6)(C)(ii): 

 
The landmark commission must grant the application if it determines that: 

(ii)  for noncontributing structures, the proposed work is compatible with 
the historic overlay district. 

 
  



ANALYSIS 
 
Sec. 51P-225.109(a)(7)(A): The proposed construction is more than 25 feet and is less than 80% 
of the width of lot width. 
 
Sec. 51P-225.109(a)(9): If the proposed condition is met, the color scheme is acceptable and will 
be compatible with the district. 
 
Sec. 51P-225.109(a)(10):  The wood columns are appropriate to the district. 
 
Sec. 51P-225.109(a)(11):  Façade materials are compatible with the district. 
 
Sec. 51P-225.109(a)(12): The porch meets the requirements of the preservation criteria. 
 
Sec. 51P-225.109(a)(14): The roof form, while large, is typical of the district. 
 
Sec. 51P-225.109(a)(16): Windows and doors are compatible with the district. 
 
Sec. 51P-225.109(b)(8): Sidewalks, drives and curbing is compatible with the district. 
 
 
 
The applicant has addressed and adjusted the elements discussed in previous comments.  Staff 
and the Task Force are in agreement that the project has been greatly improved and is ready for 
approval. 
 
  



LOCATION MAPS 
2626 Thomas Ave. 
Source: Google Earth 

 
 

 
 
 
 

 
 
 

  



CURRENT PHOTOS 
2626 Thomas Ave. 

 
 

 
 
 

 
 
 



 
  



CONTEXT PHOTOS 
2626 Thomas Ave. 
 

 

 
 
 

 
 
 



 
 
 

 
 
  



ATTACHMENTS: 
 
• Task Force Recommendation Form 
• Current Revised Drawings (April 2026) 
• Previously-reviewed Drawings (February 2026) 
• Previously-reviewed Drawings (November 2025) 
• Previously-reviewed Drawings (September 2025) 
 
 
  



TASK FORCE RECOMMENDATION REPORT  
State-Thomas Historic District 

  
DATE:  3/12/26 
TIME:  4:00 p.m. 
LOCATION:  Hybrid Virtual/2922 Swiss Ave  

 
  

Applicant Name: Reavis, Ben 
Address:  2626 Thomas 
Request Type:  CA 
 
Request: Construction of a new 2.5-story mixed used main structure with 

underground and rear parking. 
  
Recommendation:  
 
☒Approve ☐Approve with conditions ☐Deny w/o prejudice  ☐Deny 
 
Comments: 
 
No comments. 
 
 
Task force members present: 
 
☒ James Adams 
☒ Karen Eubank 
 

☒ T.J. Edmond 
☒ Judy Hearst (Chair)

             
Ex Officio staff members present: ☒Marcus Watson and Raeesa Parvez Patel 
  
Quorum: ☒Yes ☐No (three makes a quorum)  
 
Maker:  Eubank 2nd:  Adams 
FOR:  4 AGAINST:  0 
Basis for opposition:  
Click or tap here to enter text. 
 



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

CURRENT DRAWINGS 
APRIL 2026 

  



































































 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

PREVIOUSLY-REVIEWED DRAWINGS 
FEBRUARY 2026 
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Site Analysis
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2626 THOMAS AVE

Zoning Analysis 

PD 225 State-Thomas Special Purpose District – Original Ordinance March 1986 

FAR– 1.25 : 1 for Core District (7530 lot area x 1.25 = 9,412 sf allowable floor area) 

Dwelling Units (Core District) 

• 6 units per lot for residential only development (3 per level) 
• 4 units per lot for “commercial” or mixed-use development (2 per level) 

Lot Coverage (Core District) 

• 60% if residential use included 
• 50% without residential use 

Height (Core District) 

• 36 ft for main building 
• 14 ft for accessory buildings 
• 2.5 stories max – half story is a level above the roof eave 

Setbacks (Core District) – All buildings and structures 

• Front yard 
o Within 5% of the average of all main buildings on the block face 

• Side yard 
o 5 ft 

• Rear yard 
o 5 ft 

Off-street Parking – Minimums  

• Residential – 1 space per dwelling unit  
• Nonresidential – 1 per 500 

Off-street Parking Design Standards 

• Location – no parking allowed in front yard 
• Driveway width – 8 ft minimum 
• Screening – all parking to be screened from street and adjacent residential uses 

o Street screening - 3.5 ft min ht 
o Adjacent lot screening – 6 ft min ht. 
o Materials  

 Landscape hedge 
 48% open area max for screen elements 

 

 

 

 

Lot area = 7366 sf
Allowable coverage - 60% = 4,420 sf
Buildable area (less setbacks & easement) = 4,190 sf 

Allowed Proposed

   FAR 1 : 1.25 1 : 1.06

   Lot Coverage 60% 47%
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BLOCK FACE ROOF HEIGHTS - 34 ft average

44 ft35 ft27 ft39 ft39 ft39 ft
PROPOSED

18 ft19 ft 44 ft 37 ft
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Precedent Images & Preservation Critera 

REHABILITATION

NEW EXTERIOR ADDITIONS TO HISTORIC BUILDINGS AND 
RELATED NEW CONSTRUCTION 

RECOMMENDED NOT RECOMMENDED 

Using the same forms, materials, and color range of the historic 
building in a manner that does not duplicate it, but distinguishes 
the addition from the original building. 

Duplicating the exact form, material, style, and detailing of the 
historic building in a new addition so that the new work appears to 
be historic. 

Basing the alignment, rhythm, and size of the window and door 
openings of the new addition on those of the historic building. 

Incorporating a simple, recessed, small-scale hyphen, or con
nection, to physically and visually separate the addition from the 
historic building. 

Distinguishing the addition from the original building by setting it 
back from the wall plane of the historic building. 

[61 a-b] The materials, 
design, and location at 
the back of the historic 
house are important 
factors in making this a 
compatible new addition. 
Photos: © Maxwell 
MacKenzie. 

NEW EXTERIOR ADDITIONS TO HISTORIC BUILDINGS AND RELATED NEW CONSTRUCTION 157Porch Precedent
2205 Routh St

Secretary of the Interior’s Standards for New Construction

•	 There is no formula or prescription for designing a compatible new addition 
or related new construction on a site, nor is there generally only one possible 
design approach that will meet the Standards. 

•	 New additions and related new construction that meet the Standards can be 
any architectural style—traditional, contemporary, or a simplified version of the 
historic building. 

•	 There must be a balance between differentiation and compatibility to maintain 
the historic character and the identity of the building being enlarged. 

•	 New additions and related new construction that are either identical to the 
historic building or in extreme contrast to it are not compatible. 

•	 New construction should be appropriately scaled and located far enough away 
from the historic building to maintain its character and that of the site and 
setting. 

•	 In urban or other built-up areas, new construction that appears as infill within 
the existing pattern of development can also preserve the historic character of 
the building, its site, and setting.
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Exterior Materials

Siding 1
Horizontal nickel gap (flat)
Acre by Modern Mill - 8.25 in wide
Paint color: Roycroft Pewter - SW 2848

Siding 2
Horizontal nickel gap (flat)
Acre by Modern Mill - 4.5 in wide
Paint color: Roycroft Pewter - SW 2848

Siding 3
Board and Batten - Flat panel w// vertical trim
Hardie Panel - Smooth
Paint color: Roycroft Pewter - SW 2848

Concrete 1
Horizontal board formed

Roof 1
Standing Seam
Western States Metal - 16 in
Color: Matte Zinc Metallic

Trim 1
Cedar
SW DB 2119 - Semi-translucent Stain (Cedar)
SW 7658 Grey Clouds

Wood Windows & Doors
Anderson 200 or 400 Series
Color Dove Grey

Trim 2
Paint 
SW 2848 Roycroft Pewter
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Zoning Analysis 

PD 225 State-Thomas Special Purpose District – Original Ordinance March 1986 

FAR– 1.25 : 1 for Core District (7530 lot area x 1.25 = 9,412 sf allowable floor area) 

Dwelling Units (Core District) 

• 6 units per lot for residential only development (3 per level)
• 4 units per lot for “commercial” or mixed-use development (2 per level)

Lot Coverage (Core District) 

• 60% if residential use included
• 50% without residential use

Height (Core District) 

• 36 ft for main building
• 14 ft for accessory buildings
• 2.5 stories max – half story is a level above the roof eave

Setbacks (Core District) – All buildings and structures 

• Front yard
o Within 5% of the average of all main buildings on the block face

• Side yard
o 5 ft

• Rear yard
o 5 ft

Off-street Parking – Minimums 

• Residential – 1 space per dwelling unit
• Nonresidential – 1 per 500

Off-street Parking Design Standards 

• Location – no parking allowed in front yard
• Driveway width – 8 ft minimum
• Screening – all parking to be screened from street and adjacent residential uses

o Street screening - 3.5 ft min ht
o Adjacent lot screening – 6 ft min ht.
o Materials

 Landscape hedge
 48% open area max for screen elements

Lot area = 7366 sf
Allowable coverage - 60% = 4,420 sf
Buildable area (less setbacks & easement) = 4,190 sf 

Allowed Proposed

   FAR 1 : 1.25 1 : 1.06

   Lot Coverage 60% 47%

PREVIOUSLY REVIEWED PLANS

NOVEMBER 2025
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44 ft35 ft27 ft39 ft39 ft39 ft
PROPOSED
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Precedent Images & Preservation Critera 

REHABILITATION

NEW EXTERIOR ADDITIONS TO HISTORIC BUILDINGS AND 
RELATED NEW CONSTRUCTION 

RECOMMENDED NOT RECOMMENDED 

Using the same forms, materials, and color range of the historic 
building in a manner that does not duplicate it, but distinguishes 
the addition from the original building. 

Duplicating the exact form, material, style, and detailing of the 
historic building in a new addition so that the new work appears to 
be historic. 

Basing the alignment, rhythm, and size of the window and door 
openings of the new addition on those of the historic building. 

Incorporating a simple, recessed, small-scale hyphen, or con
nection, to physically and visually separate the addition from the 
historic building. 

Distinguishing the addition from the original building by setting it 
back from the wall plane of the historic building. 

[61 a-b] The materials, 
design, and location at 
the back of the historic 
house are important 
factors in making this a 
compatible new addition. 
Photos: © Maxwell 
MacKenzie. 

NEW EXTERIOR ADDITIONS TO HISTORIC BUILDINGS AND RELATED NEW CONSTRUCTION 157Porch Precedent
2205 Routh St

Secretary of the Interior’s Standards for New Construction

• There is no formula or prescription for designing a compatible new addition
or related new construction on a site, nor is there generally only one possible
design approach that will meet the Standards.

• New additions and related new construction that meet the Standards can be
any architectural style—traditional, contemporary, or a simplified version of the
historic building.

• There must be a balance between differentiation and compatibility to maintain
the historic character and the identity of the building being enlarged.

• New additions and related new construction that are either identical to the
historic building or in extreme contrast to it are not compatible.

• New construction should be appropriately scaled and located far enough away
from the historic building to maintain its character and that of the site and
setting.

• In urban or other built-up areas, new construction that appears as infill within
the existing pattern of development can also preserve the historic character of
the building, its site, and setting.
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Siding 3
Board and Batten - Flat panel w// vertical trim
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Concrete 1
Horizontal board formed

Roof 1
Standing Seam
Western States Metal - 16 in
Color: Matte Zinc Metallic

Trim 1
Cedar
SW 3511 Cedar Bark (semi-transparent)
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Color TBD
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SW 2848 Roycroft Pewter
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FH
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Zoning Analysis 

PD 225 State-Thomas Special Purpose District – Original Ordinance March 1986 

FAR– 1.25 : 1 for Core District (7530 lot area x 1.25 = 9,412 sf allowable floor area) 

Dwelling Units (Core District) 

• 6 units per lot for residential only development (3 per level) 
• 4 units per lot for “commercial” or mixed-use development (2 per level) 

Lot Coverage (Core District) 

• 60% if residential use included 
• 50% without residential use 

Height (Core District) 

• 36 ft for main building 
• 14 ft for accessory buildings 
• 2.5 stories max – half story is a level above the roof eave 

Setbacks (Core District) – All buildings and structures 

• Front yard 
o Within 5% of the average of all main buildings on the block face 

• Side yard 
o 5 ft 

• Rear yard 
o 5 ft 

Off-street Parking – Minimums  

• Residential – 1 space per dwelling unit  
• Nonresidential – 1 per 500 

Off-street Parking Design Standards 

• Location – no parking allowed in front yard 
• Driveway width – 8 ft minimum 
• Screening – all parking to be screened from street and adjacent residential uses 

o Street screening - 3.5 ft min ht 
o Adjacent lot screening – 6 ft min ht. 
o Materials  

 Landscape hedge 
 48% open area max for screen elements 

 

 

 

 

Lot area = 7366 sf
Allowable coverage - 60% = 4,420 sf
Buildable area (less setbacks & easement) = 4,190 sf 

Allowed Proposed

   FAR 1 : 1.25 1 : 1

   Lot Coverage 60% 49%
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	REQUEST(S):
	TASK FORCE RECOMMENDATION:
	BACKGROUND / HISTORY:
	PREVIOUS COMMISSION COMMENTS
	February 2026
	 While a metal roof may be allowed in the district, the standing seam style is unusual. Consider a style more in keeping with the district.
	 There are too many cantilevers, and they look too contemporary
	 Door configuration is too contemporary.
	 There are excessive windows in the cantilevers, and they are too contemporary in form.
	 Could the roof overhang more?
	 Of the issues mentioned above, consider altering the majority of them to collectively make the building less modern.
	November 2025
	 Avoid a monochromatic appearance – more contrast
	 Wider contract and trim
	 Columns and balustrades should be painted, not natural
	 Second floor cantilevered sections too large
	 Third floor gables out of scale and context
	 Are the gable treatments vents or siding change details?  If vents, they should be rectangular or circular, not triangular
	 There should be more windows on the sides of the first floor
	 Mullions of ganged windows should be at least 4 inches
	 Asymmetrical door with one side light is too contemporary
	 Following staff research, the standing seam metal roof, while not typical in the district on original buildings, is allowed by the preservation criteria and typical of the period for late Victorian/Edwardian era buildings
	 While contemporary buildings should not stand out, details should be repeated
	 Two different colors on the doors is odd.  Consider other options
	September 2025
	 The massing seems top heavy
	 The porch is over scaled with the second floor
	 The cantilever adds to the top heaviness and is not compatible
	 The window design is not appropriate
	 The trellis trim is not typical
	 The porch should be projecting in front façade, not engaged
	 There should not be a half story above a two-story porch
	 This doesn’t have to be a replica, but it should be compatible; this design is too different and far from the traditional buildings in the district
	 The eaves are not wide enough
	 The LMC determination of compatibility trumps individual interpretation of the Secretary of the Interior’s Standards
	 The building should be less noticeable than historic buildings, not stand out as different
	RELEVANT PRESERVATION CRITERIA
	ANALYSIS
	Sec. 51P-225.109(a)(7)(A): The proposed construction is more than 25 feet and is less than 80% of the width of lot width.
	Sec. 51P-225.109(a)(9): If the proposed condition is met, the color scheme is acceptable and will be compatible with the district.
	Sec. 51P-225.109(a)(10):  The wood columns are appropriate to the district.
	Sec. 51P-225.109(a)(11):  Façade materials are compatible with the district.
	Sec. 51P-225.109(a)(12): The porch meets the requirements of the preservation criteria.
	Sec. 51P-225.109(a)(14): The roof form, while large, is typical of the district.
	Sec. 51P-225.109(a)(16): Windows and doors are compatible with the district.
	Sec. 51P-225.109(b)(8): Sidewalks, drives and curbing is compatible with the district.
	The applicant has addressed and adjusted the elements discussed in previous comments.  Staff and the Task Force are in agreement that the project has been greatly improved and is ready for approval.
	LOCATION MAPS



