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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:   2020-COA-281 LPC Meeting:   September 15, 2020 
Address:    3295 Meade Street  Staff:   Abigail Christman   
Historic Dist/DLM:  Packard’s Hill Historic District   
Year structure built:  c.1925 (Period of Significance: 1886-1940)  
Council District:  #1 Amanda Sandoval    
Applicant:   Steven Bass, Empire Drafting and Design LLC  
 
 
 
Past LPC Action: 
Landmark Preservation Commission Meeting June 16, 2020 
Description: Rooftop and rear additions 
Motion by G. Petri: I move to deny application #2020-COA-165 for the additions at 3295 Meade Street, as per 
design guidelines 2.24, 3.2, 3.3, 3.5-3.8, 3.10, character-defining features for the Packard’s Hill historic district, 
presented testimony, submitted documentation and information provided in the staff report. Second: B. Gassman 
Vote: Unanimous in favor (7-0-0), motion passes. 
 
 
Project Scope Under Review: 

• Demolish a non-historic rear addition (12.1’ x 21.1’)  
• Construct a new single-story rear addition (23’ x 23’-11”)  
• Replace non-historic windows on original structure  
• Expand/finish basement and add two egress windows  
• Install iron and wood fencing 
• Add a rear deck (15’ x 18’5”)  

 
Addition Materials: 

Foundation: concrete  Roofing: asphalt shingle  
Siding: cedar panel shingle  Trim: smooth fiber cement  
Windows: aluminum clad wood  Doors: aluminum folding door, wood door 

 
 
Staff Summary: 
 
The applicant previously proposed to add a second-story addition and a rear two-story addition to the bungalow at 
3295 Meade St. This proposal was denied by the LPC on June 16, 2020 as not being sufficiently subordinate to 
the historic structure and for its high visibility due to the corner lot location. In the current application the pop top 
and two-story rear addition have been replaced by a simple, single-story rear addition. Other elements of the 



previous project remain as previously proposed: the replacement of non-historic windows on the historic structure, 
the addition of a 4’ metal picket fence along the north of side of the house, the replacement of the rear 6’ wood 
privacy fence, and the construction of a rear deck. The Commission did not express concern with these elements 
during the previous review.  
 
The bungalow at 3295 Meade Street is contributing to the Packard’s Hill Historic District. According to the 
designation application, the brick bungalow was constructed in 1925. The single-story bungalow features a front-
gable roof and buff brick walls with a red brick foundation. A front-gabled projecting porch with 
battered brick piers, a solid brick balustrade, and open truss work extends nearly the full width of the façade. 
According to the property inventory form accompanying the designation, a brick garage was added on the alley in 
1931 and a rear sunroom was added in 1950. Sanborn maps and aerial images show that the sunroom replaced 
a small rear porch at the southwest corner of the house. Since the sunroom was added after the period of 
significance of the Packard’s Hill district (1886-1940), it is considered non-contributing and has not been included 
in the calculations of the sf of historic material proposed for demolition.  
 
Staff finds the proposed addition to be subordinate to the historic structure and compatible in design. Other 
proposed alterations (window replacement, site work, and rear deck) are also compatible historic structure and 
district patterns. Staff recommends approval but there are a few details in the drawings that need clarification:  

• Garage: Page 3 states that the existing garage is to be retained and refurbished while page  
9 states that garage will be demolished and the brick reused. Status of garage needs to be clarified and, if 
any alterations are proposed to the garage, those should be included in the application.  

• Fencing: Placement of the gate at the southeast corner needs to be clarified. According to design 
guideline 5.9.b, fencing should be set back 1’ from the corner, but drawings to not appear to show a 
setback. Additionally, more detail on the front gate design and placement would be helpful. Treatment of 
the existing concrete retaining wall also needs to be clarified—an existing stair located between the lower 
and higher sections of retaining wall is not shown on the plans. Is this being retained or removed?  

• Window well: In addition to the two egress windows on the addition, a smaller window well is also shown 
on the south elevation on some drawings. No cross section is provided for this smaller well and it does 
not appear to meet egress requirements. More detail is needed.  

 
 
 
Excerpted from Design Guidelines for Denver Landmark Structures and Districts, January 2016 

Guideline Meets 
Guideline? Comments 

2.14 Maintain the pattern and 
proportion of historic window and door 
openings.  
a. Preserve the position, number and 
arrangement of historic windows and 
doors in a building wall. Modifying a 
window or door on the rear of a 
contributing structure may be considered 
on a façade that is not visible.   
b. Maintain the original size and shape of 
window and door openings on primary 
façades.  
d. Restore altered window or door 
openings on primary façades to their 
original configuration, when feasible.  

Yes Most of the windows on the original structure 
have been replaced. These will be removed 
and replaced with windows more 
characteristic of the bungalow type. On the 
façade, simple one-over-one windows will be 
replaced with three-over-one windows. On the 
south side, two openings filled with glass-
block will be replaced by paired three-over-
one windows. A small one-over-one window 
will be replaced with a three-over-one window. 
On the north side, a one-over-one window will 
be replaced with a three-over-one window. 
Windows will be aluminum clad wood with 
simulated divided lights.  

2.24 Preserve the form, materials and 
features of an original historic roof.  
a. Maintain the perceived line and 
orientation of the roof as seen from the 
street.   

     Yes   The addition will be connected to the existing 
house with a connector that is lower in height 
that the existing historic roof, so that the 
original roof form will not be impacted.  



2.37 Ensure that decks are compatible 
with the surrounding historic context. 
a. Locate decks to minimize visual 
impacts on the street when they are not a 
part of the historic context. 

      Yes  A new deck will be located at the rear, which 
will minimize visual impacts. The deck will be 
15’ x 18’5” and extend to the east wall of the 
rear detached garage.  

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.  
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/No  The proposed addition is compatible with the 
scale, massing, or rhythm of the historic 
structure and context. The proposed single-
story addition will have a minimal impact on 
the historic structure. A small connector with a 
lower roof will connect the historic structure to 
the new addition, so that the original mass 
and form of the historic structure will remain 
distinctive. The addition will be clad in cedar 
shingle panels. Cedar shingle is a traditional 
building material that is commonly found on 
bungalows, though it is not a material used 
historically for bungalows in Packard’s Hill. 
The shingle panel will also have a larger 
exposure (7”) than typically allowed by 
Landmark (5”). However, for new construction 
this larger reveal may be appropriate. 
Windows on the addition are three-over-one 
sash or three-light casements. These 
windows have the same configuration as the 
new windows proposed for the historic 
structure, though the proportions are different. 
Generally, simplified windows are 
recommended for additions. A three-part 
aluminum sliding door is proposed for the rear 
of the addition. This door leads onto a large 
rear deck. The proportions and material of the 
door are contemporary in character. More 
flexibility is generally allowed on the rear, 
though in this case due to the corner lot 
location there will likely be some visibility from 
public vantage points.  

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.   
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 
  

The addition is inset from the original 
structure. The addition attached to the historic 
structure with a connector; this provides visual 
separate and distinguishes the addition as 
new construction. The windows proposed for 
the addition use the same three-over-one 
configuration as the original structure, rather 
than a simplified configuration, but the window 
proportions are different than those on the 
historic structure. The addition will be clad in 
cedar shingle panels which will distinguish it 
from the brick of the original structure.  
     
   



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 
  

There will be minimal impact on the original 
structure. A non-historic rear addition will be 
demolished but no demolition of historic 
features will occur.  

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.  
    

    Yes/No Windows will be aluminum clad wood with 
simulated divided lights. Windows on the 
addition are three-over-one sash or three-light 
casements. These windows have the same 
configuration as the new windows proposed 
for the historic structure, though the 
proportions are different. Generally, windows 
with simplified configurations but the same 
proportions are recommended for additions. A 
three-part, aluminum-framed sliding door 
system is proposed for the rear wall. This is 
not characteristic of bungalows or district 
patterns and may be visible from public 
vantage points due to the corner location.    

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 gable roof form of the addition is 
compatible with the gable roof form of the 
original structure. Both roofs have a 6:12 pitch 
and are the same height. The addition is 
connected to the historic structure with a 
lower height connector so that the historic roof 
retains its original form.    

3.8 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.   

      Yes The addition is located to the rear. It is the 
same height as the historic structure and 
attached via a lower height connector. The 
additional is modest in size and subordinate to 
the historic structure.  



5.8 Design a new front yard fence to 
minimize impacts on the historic 
context 
a. Design a new front yard fence to be 
simple, open, and low (unless taller 
fences are typical of the historic district or 
surrounding historic context). The 
maximum front yard fence height should 
be 48” or less. 
b. Use compatible but simplified (less 
ornate) versions of historic fences and 
walls present in the historic district or in 
the surrounding historic context. 
c. Use historic fence and wall materials 
present in the historic district or in the 
surrounding historic context.   
d. Do not install a new chain link fence in 
the front yard.  
e. Do not install opaque fencing of any 
kind. A fence should be more than 50% 
open. 

      Yes  Existing chain link fence to be removed. A 
simple, metal, 4’ fence will be installed on the 
front and side on top of an existing low 
concrete retaining wall. The metal fence will 
be more than 50% open. A 6’ solid wood 
fence will be installed at the rear on top of an 
existing concrete retaining wall.  

5.9 Add a rear yard fence consistent 
with historical patterns of the property 
and surrounding historic district. 
a. Locate a rear yard fence to have 
minimal visibility from public view. 
b. Situate a rear or side yard fence return 
at least one foot behind the front corner of 
a historic house façade, and to be located 
behind important architectural features, 
such as bay windows and chimneys 
whenever possible. 
c. Use a rear and side yard fence type 
and materials traditionally found in the 
historic context, such as simple iron or 
wooden solid or open picket fence. 

     Yes/No Fence materials and placement fits district 
patterns. The gate of the 6’ solid wood fence 
at the southeast corner appears to be set at 
the corner rather than set back one foot—this 
needs to be clarified. Additionally, a metal 
gate is shown as being located at the top of 
the front steps, inset from the front yard 
fencing. This is not a typical fence 
configuration in the district and no detail has 
been provided on the gate design.  

 
  

Recommendation: Approval  
 
Condition:   That drawings be clarified concerning garage demolition, site work, and south window well.  

 
Basis:   Addition is subordinate to the historic structure. The addition is simple in form and located  

to the rear. Non-historic windows will be removed and replacement windows fit the  
character of the historic structure. However, some items in the drawings are shown 
inconsistently or need additional detail 2.24, 3.2, 3.3, 3.5-3.8, 3.10).  
  

 
 

Suggested Motion:  I move to APPROVE application #2020-COA-281 for the addition and alterations at 3295 
Meade Street, as per design guidelines 2.14, 2.24, 2.37, 3.2, 3.3, 3.5-3.8, 5.9, 5.9, character-defining features 
for the Packard’s Hill historic district, presented testimony, submitted documentation and information 
provided in the staff report with the condition that drawings be clarified regarding the garage demolition, site 
work, and south window well.        



 
1929 Sanborn Map with 3295 Meade St. outlined in black 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 
1933 aerial with 325 Meade St. outlined in black 
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