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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-0000307 LPC Meeting:   10/6/2020 
Address:    3623 Clay St.  Staff:   Abigail Christman   
Historic Dist/DLM:  Potter Highlands  
Year structure built:  c.1895 (Period of Significance: up to and including 1943)  
Council District:  #1 Amanda Sandoval    
Applicant:   Kevin Anderson   
 
 
Project Scope Under Review: 

• Demolish existing rear addition (355 sf) constructed c. 1925-1929  
• Construct new rear addition (45’—1 ¾” x 39’)  
• Construct second story ADU (20’—2” x 29’—2 ¾”) on top of existing single-story, 3-bay garage 

constructed c.1904-1925  
• Repair stucco on historic residence  

 
Materials: 

Foundation: concrete  Roofing: asphalt shingle  
Siding: fiber cement siding, smooth, 4” reveal Trim: fiber cement, smooth 
Windows: aluminum clad wood  Doors: aluminum clad wood  

 
 
Staff Summary: 
According to assessor records, 3623 Clay St. was constructed c.1895. The original house was a simple hipped 
box residence. Sometime between 1904 and 1925 (based on Sanborn maps), the house was given a Craftsman-
inspired makeover with a large bungalow-style porch added. The porch features a shallow-pitched roof, deep 
eave overhang, and battered piers and wraps around the southeast corner. A bay window was also added on the 
south side. A large, three-bay, flat-roofed garage was constructed at the rear of the lot during the same period. 
Between 1925 and 1929, 3623 Clay St. appears to have been further expanded with a small rear addition and 
rear porch replaced with a larger rear addition, creating the current building footprint. The house and garage were 
covered with stucco at an unknown date.  
 
The current proposal includes the demolition of the existing rear addition. Though this is an historic addition, staff 
do not find that it contributes significantly to the property or the district and do not have concerns with its proposed 
demolition. The existing rear addition (355 sf) will be replaced by a much larger rear and side addition (1,640 sf). 
This will more than double the size of the residence. The original house footprint is just 779 sf. As a result, staff do 
have some concerns with the scale of the proposed addition and its subordinance to the historic property. 
However, the addition uses a connector in order to visually/physically separate the addition from the historic 
structure. The addition will be visible on both the north and south due to the alley to the north and the large side 
yard to the south, though the slope of the lot will help minimize views of the addition.  Staff is most concerned with 
the design of the south side of the addition which extends approximately 13’ beyond the historic residence to the 
south. The placement in the side yard makes this the most visible portion of the addition, while it is also the most 



complicated part of the addition. While the portion of the addition extending to the rear features a simple gabled 
roof with a small gable projection on the north, the south side of the addition features a complex roof form and 
multiple variations in wall plane including two projecting gables joined by a shed-roof connector with additional 
gabled projections to the east and west.  
 
The project also includes the addition of a second-story ADU on top of a historic three-bay garage. Staff supports 
the adaptation of the garage and the addition of the second story. However, staff do not find the proposed hipped-
roof addition to be compatible with the flat-roofed garage. The hipped roof increases the height and prominence of 
the ADU. The hipped-roof addition also significantly changes the character of the flat-roofed garage, giving the 
appearance that a hipped-roof cottage has been picked up and placed on top of the garage. Staff believe that 
there needs to be more integration between the historic garage and the ADU addition. Staff has recommended 
changing the hipped roof of the ADU to a flat roof in order to provide visual cohesion between the existing garage 
and the addition and to reduce the visual prominence.  
 
Staff is recommending approval with two conditions:  

• Simplify the south side of the rear addition  
• Use a flat roof on the ADU addition  

 
Registered Neighborhood Organization (RNO) comments: 
The Planning and Community Development (PCD) Committee of Highland United Neighbors, Inc. (HUNI), met 
with the applicant and Potter Highlands neighbors on March 10th, August 11th, and September 8th, 2020, 
reviewing various versions of plans for an addition and ADU. The committee voted 4-0 via email during the 
week of September 21st to support the currently proposed design. The committee did express concern with the 
massing of the ADU addition and suggested that a flat roof option be considered. 
  
 
Excerpted from Design Guidelines for Denver Landmark Structures and Districts, January 2016 

Guideline Meets 
Guideline? 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.  
d. When additional space is needed, 
consider constructing an addition, or 
adding another secondary building, rather 
than demolishing the historic one.  
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.  

 
Yes/No  

Historic single-story garage will be preserved 
and second-story ADU addition will be added. 
 
The existing garage doors facing the alley 
appear to be a combination of modern 
replacement doors and older wood doors. 
These garage doors may be historic; it is 
difficult to tell in the photograph included in 
the application. All alley garage doors are 
proposed for demolition. Five historic wood 
pedestrian doors remain on the east side of 
the garage. Four will be retained and one door 
at the new entrance to the ADU will be 
replaced. Existing casement windows on the 
garage will be retained.  
 
Adding a hipped-roof addition to a flat-roofed 
garage significantly alters the character of the 
garage structure. A flat-roof ADU addition 
would be more compatible with the character 
of the historic 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.  
b. Align porch eaves, roof lines and other 
features with adjacent structures, when 
possible.  
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 addition respects the original primary 
structure through the use of a simple 
connector between the original house and 
much larger addition. The addition uses 
massing and rhythms found in the district, 
though they do not directly relate to the simple 
hipped-box form of the original residence. The 
original structure has been covered with 
stucco and the addition will be clad in fiber 
cement horizontal siding. This is a simple 
material that is commonly used for additions 
and other new construction within the district. 
Windows with public visibility are compatible 
with the primary structure and historic district. 
The quarter circle windows proposed for the 
rear façade are not compatible with the 
primary structure or the historic context, but 
they will not have any public visibility.  

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.  

      
      Yes 

The addition will be clearly recognizable as 
new construction. A simple connector is used 
to attach the original structure to the addition. 
The connector will be inset from the north and 
south walls of the original structure. A change 
in materials will also visually distinguish the 
addition from the original structure with the 
original structure clad in stucco and the 
addition clad in fiber cement siding.  

3.4 Locate an addition to retain open 
space patterns.  
a. Retain original open space at the sides 
and rear of the structure.  
b. Avoid removing existing open space 
with a large addition.  

 
Yes/No  

The addition will be significantly expanding 
the size of the historic residence, adding 
1,640 sf to a 779 sf structure. The new 
addition will extend to the rear as well as 
extending into the existing side yard. 
However, due to the large size of the lot, while 
the extent of open space will be reduced, 
general open space patterns will still be 
retained.   

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 removal of original fabric will be 
minimized, though a historic addition will be 
demolished. Impact on the original building 
will be minimized through the use of a simple 
connector between original structure and the 
addition.  



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.  
b. When using contemporary window 
patterns and designs, ensure that they 
respect the typical historic character and 
proportions of windows on the primary 
structure and adjacent structures.   

 
Yes/No 

Windows with public visibility are compatible 
with the primary structure and historic district. 
The quarter circle windows proposed for the 
rear façade are not compatible with the 
primary structure or the historic context, but 
they will not have any public visibility. 

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/No 

The portion of the addition extending directly 
to the rear of the original residence features a 
simple gable design with a small gable 
projection on the north. The roof pitch and 
simple form are compatible with the hipped 
roof of the original structure. However, the 
portion of the rear addition which extends 
south into the side yard has a much more 
complex roof design featuring multiple 
intersecting/projecting gables and a 
connecting shed roof. Staff finds this roof to 
be overly complex.  
At the garage, the applicant is proposing to 
place a second story, hipped-roof addition on 
a single-story, flat-roofed garage. Staff finds 
the use of a pitched roof on top of a flat roof to 
be inappropriate and incompatible with the 
design of the garage structure.  

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.  
c. Consider a compatible side addition if a 
one-story rear addition is not possible.  

 
Yes/No 

The addition is placed to the rear of the 
original structure and attached with a 
connector. However, the addition does extend 
into the side yard to the south which increases 
its visibility. Additionally, the size of the 
addition (1,640 sf) in comparison to the 
original structure (779 sf) is not subordinate in 
scale.  



3.9 Design an addition to a historic 
residential structure to be compatible 
with, but differentiated from, the 
existing structure. 
a. Use subtle changes in material, color, 
and/or wall plane, to differentiate an 
addition.  
b. Design an addition as a simplified 
version of the architectural style of the 
original structure, or in a compatible, 
contemporary style.  
c. Consider using a lower-scale 
connecting element to join an addition to a 
historic structure, particularly for large or 
two-story additions.  

 
Yes 

The addition will be clearly recognizable as 
new construction. A simple connector is used 
to attach the original structure to the addition. 
The connector will be inset from the north and 
south walls of the original structure. A change 
in materials will also visually distinguish the 
addition from the original structure with the 
original structure clad in stucco and the 
addition clad in fiber cement siding.  

4.19 Design a new garage or secondary 
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 secondary 
structure to be compatible with the 
primary structure and other historic 
secondary structures 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. 

 
Yes/No 

The applicant is proposing to add a second-
story ADU addition to a single-story garage. 
Staff find the massing and materials (fiber 
cement siding) to be compatible, but do not 
find the proposed hipped-roof form of the 
addition to be compatible with the flat-roofed 
garage. The hipped roof increases the height 
and prominence of the ADU. The hipped-roof 
addition also significantly changes the 
character of the flat-roofed garage, giving the 
appearance that a hipped-roof cottage has 
been picked up and placed on top of the 
garage. Staff believe that there needs to be 
more integration between the historic garage 
and the ADU addition. 

 
Excerpted from Character-Defining Features of the Potter Highlands Historic District, January 
2016 

 
Character-defining features Matches 

features? Comments 
Mass & Form  
Building Height: One- story to two-stories in height 
common.  
Building Shapes: Boxy massing generally 
symmetrical in form. Some Queen Anne structures 
within the district have corner turrets and towers, 
breaking up the front façade symmetry. 

 
Yes/No 

Single story addition to the primary 
residence and a second story ADU 
addition to the garage. Massing is 
generally boxy fitting with district 
patterns. However, the complex 
form of the south portion of the 
rear addition are more reflective of 
Queen Anne examples in the 
district rather than the simple 
hipped box form of the original 
structure.  

Materials  
The oldest structures are wood frame, built prior to the 
Denver ordinance requiring all buildings to be 
constructed of brick. Brick construction dominates 
within this district. 

 
Yes  

Additions will use fiber cement 
horizontal siding which is common 
for additions within the district.  



Roofs  
Roofs are typically gabled, hipped roofs or flat roofs 
with a parapet. Overhanging eaves prominent. Boxed 
eaves on most styles; exposed rafters and purlins on 
Craftsman Bungalow style. Composite roofing material 
common. 

 
Yes/No 

Additions use a mix of gable and 
hipped forms. However, the ADU 
addition proposes to combine a 
flat-roof form with a hipped-roof 
form which is not characteristic of 
the district.  

Windows  
Wood double-hung vertically-oriented windows with 
stone sills and decorative headers in stone and wood 
common. The high-style Queen Anne houses have 
bay windows and curved glass in the round turrets. 
Some houses retain their original leaded glass. Large 
first floor single windows are common. Craftsman 
windows have divided lights in the top sash. 
Historically, windows were recessed in the wall (not 
flush). 

 
Yes 

Visible windows are compatible 
with district patterns.  

 
Recommendation: Approval with Conditions  

 
Conditions:  Simplify the south side of the rear addition  
   Use a flat roof for the ADU addition  

 
Basis:   Rear addition is clearly identifiable as new construction; visual and physical  

impacts on the original structure is reduced through the use of a connector (3.3 and 3.9). 
However, south side of roof is overly complex (3.7). Historic garage is being retained and a 
second-story ADU added (2.38). However, the hipped-roof of the proposed ADU is not 
compatible with the flat-roof of the historic garage (3.7). 

 
 

Suggested Motion:  I move to CONDITIONALLY APPROVE application #2020-COA-0000307 for the rear 

addition to the primary structure and ADU addition to the garage, as per design guidelines 2.38, 3.2—3.9, and 

4.19, character-defining features for the Potter Highlands historic district, presented testimony, submitted 

documentation and information provided in the staff report with the following conditions:  1) simplify the 

south side of the rear addition and 2) use a flat roof for the ADU addition.       

 

 



 
 
 
POTTER HIGHLANDS DISTRICT MAP with 777 Vine indicated with a red square   
 
 



 
 
1904 Sanborn Map with 3623 Clay St. outlined in black  
 
 
 

 
 
1925 Sanborn Map with 3623 Clay St. outlined in black 

 
 



 
 
1929 Sanborn Map with 3623 Clay St. outlined in black 
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