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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-303 LPC Meeting:   October 6, 2020 
Address:    3603 Eliot Street Staff:   Brittany Bryant  
Historic Dist/DLM:  Potter Highlands  
Year structure built:  C. 1906 (Period of Significance in Design Guidelines: Prior to & Including 1943)  
Council District:    #1- Amanda Sandoval    
Applicant:   ArcWest  
 
 
Project Scope Under Review: 
New Construction – Accessory Dwelling Unit 
 
ADU Footprint: 36’ X 29’ ADU Height: 24”-10” 

 
 ADU Materials: 

Foundation: Concrete Roofing: Asphalt Shingles in “Pewter Gray” & TPO  
First floor Cladding: General Shale Brick in 
“parchment,” common bond pattern  

Second floor Cladding: Fiber cement siding, smooth 
finish, 4” exposer   

Doors: Aluminum clad wood, French style doors with 
simulated divided lights and craftsman style door with 
simulated divided lights 

Windows: Aluminum clad wood with simulated divided 
lights, awning, casement, and fixed operations & 
spandrel panels in “dark bronze” 

Garage Door: Metal roll up door in “bronze” Trim & Brackets: Unknown  
Porch Roof: Standing seam roof in “dark bronze,” 
profile unknown 

Soffit: Unknow  

Light Fixtures: Unknow manufacture, specification 
provided in packet 

Mechanical: ground unit, dimensions unknown 

Fence: Unknown, shown as wood and concrete in 
renderings 

Patio: Concrete  

 
 
Staff Summary: 
The applicant, ArcWest, is requesting to incorporate an existing original one-story garage structure into a new 
Accessory Dwelling Unit. ADUs are a use by right in the U-TU-B, CO-4 zone district. A tandem house is also 
allowed within this zone district. An ADU can be reviewed through a one-step process, tandem houses require a 
2-step review process (Phase I: Mass, Form, & Context and Phase II: Design Details) due to their size. The 
application materials indicate the applicant is perusing the ADU form per the Denver Zoning Code. The 
conservation overlay allows for ADUs to have a side interior setback of 0 feet, however, a side interior setback of 
less than 5-feet may be subject to more restrictive building and fire code review.  
 
The proposed ADU will be a two-story, two-bedroom structure with a total height of 24’10”. The Denver Zoning 
Code limits the height of ADUs to 24 feet in the U-TU-B zone district. The primary structure is documented at 21’-
4” in height in the application materials and 19’ in height in the City’s building height map.   



 
On the existing garage structure, 10’-8” of the existing east wall will be demolished to create a connection 
between the existing structure and proposed ADU. The existing garage door opening will be infilled with glazing 
and spandrel panels and a new window installed in an existing boarded up opening on the west elevation. The 
ground floor of the ADU will be clad in brick, to blend in with the existing garage structure, and the second floor in 
smooth finish fiber cement siding with a 4” exposure. The proposed ADU will have a craftsman style front door, to 
match the front door of the primary structure. A small projecting standing seam metal canopy supported with 
brackets will provide coverage for the ADU front door. Windows will have casement, awning, and fixed operations. 
All windows will have a four-over-one divided light pattern. The application materials do not clearly identify the 
metal roof profile; trim, bracket, and soffit materials; or if the windows will have a simulated divided light with a 
spacer bar.  
 
Site work will include reconstruction of the existing tie rod retaining wall and wood fence along the south property 
line. The application materials do not clearly note the reconstructed retaining wall and fence height or what 
materials will be used to reconstruct the retaining wall and fence; the renderings appear to show a concrete wall 
with wood fence. A new ground mounted mechanical unit will be installed on the east side of the new ADU. A new 
concrete patio will be installed between the ADU and primary structure and around an existing hot tub. The extent 
of the site work is unclear to staff as an existing site plan was not provided. Staff were provided with a land survey 
plat, which does not show the location of the hot tub, existing patio, fencing, and other site features.  
 
Registered Neighborhood Organization (RNO) Comments 
Virtual meeting Date: August 11, 2020 
Highland United Neighbors Inc. (HUNI) design review committee met with the applicant virtually and recommended 
approval of the proposal to the Landmark Preservation Commission, see attached letter.  
 
Excerpted from Design Guidelines for Denver Landmark Structures and Districts, January 2016 

Guideline Meets 
Guidelines? 

Comments 

 
2.38 Preserve original detached garages 
and secondary structures where feasible. 
a. Keep historic garages and outbuildings 
in good repair, similar to the main house.  

b. Respect character-defining building 
components of a historically-significant 
garage or secondary structure.  

c. Do not demolish a historically-
significant garage or secondary structure. 
See “Demolition” on page 56 for more 
information.  

d. When additional space is needed, 
consider constructing an addition, or 
adding another secondary building, rather 
than demolishing the historic one. See 
“Additions to a Historic Secondary 
Structure” on page 47 for more 
information.  

 

No 

 

The applicant is proposing to incorporate the 
original garage structure into the new ADU. 10’-
8” of the existing east wall of the garage 
structure will be demolished to create a 
connection between the existing structure and 
new ADU.  

Staff do not feel the proposed ADU addition 
retains the original garage massing or form or 
complies with suggested additions to garage 
structures on page 47 of the Design Guidelines. 

Garage structures within this district are not 
considered contributing structures, however, if 
the garage structure is to be retained, the ADU 
should not significantly alter the existing 
massing, form, and context.  

Staff feel that demolition of the existing garage 
to construct a new ADU along the north side of 
the site would be preferable to incorporating the 
existing garage into the ADU, which 
undermines the historic context.  



e. Do not move a historically-significant 
garage or secondary structure from its 
original location whenever possible.  

f. Preserve and repair historic wooden 
garage doors if at all possible since they 
are rare in Denver.  

g. Preserve historic windows and doors 
on a garage or secondary structure, if 
possible. 

The existing garage door will be infilled with 
glazing and spandrel panels, atypical of the 
character defining features of garage structures 
in the surrounding context.   

  

 

4.1 Respect established building 
location, lot coverage and open space 
patterns when locating a new building. 

a. Design the site footprint of a new 
building to be compatible with the existing 
historic lot coverage pattern on the 
surrounding context/block.  

b. Provide a general pattern of open 
space that is compatible with the existing 
historic pattern on the surrounding 
context/block. For more information, see 
“General Principles for Site & Landscape 
Design” on page 93 for more information.  

c. Locate a garage or secondary structure 
to be consistent with the location of 
secondary structures in the surrounding 
context 

 

No 

 

Only a very small number of secondary 
structures are located along the street, often 
with a small setback. These structures are 
typically subordinate in height and footprint to 
the primary structure.  
 
Secondary structures within Potter Highlands 
are not typically located adjacent to the street. 
Secondary structures are located on the 
carriage lots or on the interior face of the lot. 
 
Secondary structures are typically located 
behind and/or concealed by the primary 
structure. The proposed ADU will be forward of 
the primary structure on the side street and will 
disrupt the side street setback pattern.  
 
  

 
4.6 Use materials that appear similar in 
scale, color, texture and finish to those 
seen historically in the district.  
c. New materials that convey 
characteristics similar to historic materials 
may be considered if they have a similar 
appearance, size and shape to traditional 
materials. Such materials may include 
smooth-finish (non-wood grain) fiver 
cement board and cast stone, when they 
are detailed to convey a sense of 
authenticity. 

d. Use a simple combination of 
materials…. 

e. Avoid using a wide range of materials 
when this is characteristic of the district. 

 
Yes/No 

 
New, high quality materials will be used for the 
cladding, windows, and doors.  
 
Details should be provided on the soffit, trim, 
and bracket materials to ensure they convey 
characteristics similar to historic materials. The 
trim, soffit, and bracket material cannot have a 
wood grain texture using fiber cement 
materials.   
 
A standing seam metal roof is proposed for the 
porch roof. Standing seam is not common to 
Potter Highlands and the profile has not been 
provided.  
 
The proposed ADU will be constructed of 2 
materials, brick on the ground floor and lap 
siding on the second floor. The existing 
primary structure is totally constructed of 
brick.  



f. Do not use fiber cement board that is 
detailed to resemble wood grain.  

 

Due to the ADUs placement on the site, the 
materials will be highly visible from the public 
right-of-way.  

 
4.8 Design windows, doors and other 
features to be compatible with the 
original primary structure and historic 
context.  
a. Incorporate windows, doors and other 
openings at a ratio similar to those found 
on nearby historic structures. New 
construction with public visibility should 
incorporate doors and windows with 
similar proportions to those in the 
surrounding historic context.  

c. Maintain the typical historic placement 
of window headers and sills relative to 
cornices and belt courses. 

d. Use door widths, heights and materials 
that are similar to doors on historic 
buildings in the surrounding historic 
context.  

e. Use simplified configurations of historic 
doors rather than replicating a historic 
door exactly.  

f. Use clear or near clear low-e glass in 
windows 

 
Yes/No 

 
Windows will be of typical proportions. Paired 
and single windows of similar proportions to 
windows on the primary structure are proposed.  
 
Windows on the brick portion will have brick 
windowsills. Doors will have brick headers. 
Windows on the second floor will be 
surrounded with window trim.  
 
The front door is proposed to be a craftsman 
style door, of the same design as the primary 
structure’s front door. French doors are 
proposed on the east.  
 
Doors and windows will have simulated divided 
lights in a four-over-one pattern. The existing 
primary structure has cottage T upper sash 
over a single light lower sash.  
 
The application materials should confirm the 
simulated divided lights will have a spacer bar 
to ensure the windows create the shadow lines 
that are typical of historic divided light windows.  
 

 
4.18 Locate a new garage or secondary 
structure to reinforce surrounding 
historic development patterns. 
a. Locate new garage or secondary 
structure within the typical range of 
locations for garages and secondary 
structure in the surrounding historic 
context. 
d. On a corner lot, set back a new garage 
or secondary structure from the side 
street to minimize impacts on the historic 
streetscape. 
 

 
No 

 
The proposed ADU will be constructed in the 
rear yard along the side street.  
 
Landmark staff feel that the proposed ADU will 
negatively impact the historic streetscape with 
its placement. Within Potter Highlands, 
secondary structures are typically located on 
carriage lots. Only a small number of secondary 
are located along the street within Potter 
Highlands.   
 
 
 

 
4.19 Design a new garage or 
secondary structure to be compatible 
with, and subordinate to, the primary 
structure and surrounding historic 
context. 

 
No 

 
An 841 square foot ADU is proposed for a 
1,174 square foot primary structure.  
 
The proposed ADU will be a two-story 
structure with a total height of 24’10”. The 
primary structure one-story with a basement 
level and is documented at 21’-4” in height in 



a. Design the mass, form and roof shape 
of a new garage or secondary structure to 
be compatible with the primary structure 
and other historic secondary structure in 
the surrounding historic context. 

b. Design the height of a new garage or 
secondary structure to be within the range 
seen in the surrounding historic context.  

c. Use materials that are of a similar color, 
texture and scale to materials of the 
primary structure and in the surrounding 
historic context.  

d. Use simplified versions of building 
components and details found in the 
surrounding historic context. If historically 
each garage bay has a separate door, 
design a new garage to also have garage 
doors for each garage bay.  

d. Use simplified versions of building 
components  
 

the application materials and 19’ in height in 
the City’s building height map.  The proposed 
ADU is not subordinate in height to the 
primary structure.  
 
The existing primary structure is of simple 
rectangular massing with a simple hipped roof 
with two low profile dormers (one on the south 
roof slope and one on the east roof slope). 
The proposed ADU will have a complex 
massing with a Z-shaped ground floor and a 
T-shaped second floor with intersecting 
hipped roof forms.  
 
The proposed ADU will be constructed of 2 
materials, brick on the ground floor and lap 
siding on the second floor. The existing 
primary structure is totally constructed of 
brick.  
 
Due to the placement of the ADU on the site, 
the ADU will have a high level of visibility and 
staff feel that the complicated massing, two 
primary cladding materials, intersection 
hipped roof form, and taller height do not 
make the ADU read as a subordinate 
secondary structure.  
 

 
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. Only 
use stone, brick, or a stuccoed wall if it 
corresponds with the historic property and 
surrounding historic context.  

d. Design new fences to have traditional 
height, style and design to blend with 
historic building and surrounding historic 
context.  

 
Yes/No 

 
Proposed rear yard fencing is proposed to be 
rebuilt. The current fence is a tie rod retaining 
wall with a wood fence on top. The application 
materials indicate the retaining wall and fence 
will be rebuilt. However, the fence materials are 
not noted in the application.  
 
The rebuilt retaining wall and fence materials 
appear to be concrete with a 5-foot wood fence 
on top. The height of the retaining wall must be 
noted and should not exceed the height of the 
existing retaining wall. Additionally, the retaining 
wall and fence should be measured from the 
highest point in grade to ensure it is not over 6-
feet in height.  
 
Concrete is not a material that is typically 
approved for retaining wall construction. Natural 
stacked stone, brick, and stucco are commonly 
approved by the Commission for retaining wall 
construction.  



e. When installing a wooden fence, 
ensure that the pickets face to the exterior 
and the framing faces to the inside.  

f. Locate a rear yard fence along 
traditional lot lines. If a non-traditional 
fence, such as a dog run, is proposed, 
locate in a way as to be concealed from 
public view. 

 
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. 

 
Yes 

 
Three wall sconces will be located on the ADU. 
Once will be by the front door, one by the 
garage door, and another located by the French 
doors on the east elevation.  
 
The proposed manufacture is unknow, 
however, a specification has been provided in 
the application materials.  
 
Fixture is of modern design and will be 
downlighting installed at the ground level near 
the building entrance.  
 

 
Recommendation: DENIAL 
 
Basis: Proposed ADU is not subordinate to the primary structure in massing, scale, and materials. 

The existing garage structure will not be preserved due to the size of the proposed addition 
and is not compatible with the surrounding historic context in terms of placement on the lot. 
Application materials need further clarification in terms of materials and proposed site work.  

 
 

Suggested Motion:  I move to DENY application #2020-COA-303 for the new Accessory Dwelling Unit at 3603 

Eliot Street, as per design guidelines 2.38, 4.1, 4.6, 4.8, 4.18, 4.19, 5.9, 5.23, character-defining features for the 

Potter Highlands historic district, presented testimony, submitted documentation and information provided 

in the staff report.      

 
 
 
 
 
 
 



 
 
 
 
Potter Highlands Historic District with 3603 Eliot Street outline in red 

 
 
 
 
 
 
 
 
 
 



 
 
 
 
1929 Sanborn Map with 3603 Eliot Street outlined in red  
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