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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:   #2021-COA-256 LPC Meeting:   June 15, 2021 
Address:    2720 E 8th Avenue Staff:   Brittany Bryant  
Historic Dist/DLM:  East 7th Avenue Historic District  
Year structure built:  C. 1927 (Period of Significance: Prior to and Including 1943)  
Council District:    #10- Chris Hinds   
Applicant:   328 Design Group 
 
 
Project Scope Under Review: 
Addition – Front dormer addition and rear addition  
Site Work - new hardscaping 
 
Addition Height: 25’-6” Addition Footprint: 12’-8” X 19’-2” 

 
Materials: 

Foundation: Concrete Windows: Aluminum clad wood windows with 
simulated divided lights w/ spacer bar 

Roofing: Asphalt shingle to match existing Doors: Aluminum clad wood with simulated divided 
lights w/ spacer bar 

Dormer Cladding: Genuine 3-coat stucco with half 
timbering detail 

Addition Cladding: Reclaimed brick, to match existing  

Infill Brick: Reclaimed brick, to match existing Egress Well: Pre-fabricated concrete 
Patio: Belgrad catalin gran, in “rio” pavers Walkway: Belgrad catalin gran, in “rio” pavers 

 
 
Staff Summary: 
The applicant, 328 Design Group, is requesting to replace all non-historic windows on the primary structure, 
expand an existing front roof slope dormer into a larger dormer, and construct a new rear addition and expand an 
existing rear roof slope dormer into a larger dormer. The existing dormers appear to be non-historic and the 
windows are non-historic replacement windows that appear to be vinyl. Landmark staff do not have a definitive 
date of dormer construction or window replacement; however, all alterations appear on Google Street views 
dating back to 2007.  
 
The new 2-story addition will be 617 square feet and located on the rear and clad in brick with casement windows 
and a new French door. Two small shed roof dormers, with awning style windows, will be located on the east and 
west roof slope of the new addition. The existing 25’-7” rear dormer will be expanded and incorporated into the 
new 2-story rear addition. The existing 5’-7” wide front roof slope dormer is proposed to be expanded to 27’-9”. 
The dormers will be clad in genuine 3-coat stucco with half-timber detailing and casement style windows. All 
windows on the historic structure will be replaced with new aluminum clad wood windows. Windows will be a mix 
of casement operation, fixed operation, and one double hung window.  
 



Site work to include demolition of the existing walkway between the detached garage and replacement with anew 
walkway and covered rear patio.  
 
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. See page 
24 for more information.  

f. Do not reduce an original opening to 
accommodate a smaller window or door 
or increase it to accommodate a larger 
one. More flexibility may be appropriate 
on a façade that is not visible. See page 
24 for more information. 

 

 
Yes/No 

 
All historic openings on the primary elevation 
will be retained.  
 
Two historic openings on secondary, side 
elevations will be altered. The existing header 
and will be retained. The altered opening 
should have the infill brick set in from the wall 
plane to further define the original opening 
proportions. A wall section should be provided 
to confirm this detail. 

 
2.18 Locate and design a new egress 
window to be as inconspicuous as 
possible.  
a. Place an egress window on a less 
visible façade that does not face the 
street, if possible. See “Egress windows” 
on page 31 for more information.  

b. Align a new basement egress window 
or expansion of an existing window with 
other windows and features on the 
façade.  

c. Match a new basement egress window 
to a historic basement window type or use 
a simple single-light casement window.  

d. Do not place an egress window on a 
primary façade. 

 

 
Yes 

 
Two new basemen egress windows will be 
introduced on the west elevation.  
 
One egress window will be located on the 
historic portion of the building, towards the 
rear, aligning with an existing 1st floor window.  
 
The second new egress window will be on the 
new addition.  
 
No egress windows are proposed for the 
primary façade. 
 
All egress windows and window wells will 
have limited visibility.  

 
2.20 Replace a non-original window 
that is out of character, whenever 
possible.  
a. Use a design that is similar to other 
original windows in similar locations.  

b. If all windows have been replaced, use 
photographs or evidence from other 

 
Yes/No 

 
All existing windows are non-historic windows. 
Landmark staff cannot confirm the date of 
replacement; however, the current window 
and window profile appears in Google Street 
view images dating back to 2007. 
 
The windows are of a chunky profile and 
appear to be vinyl with sliding and casement 
operations.  



similar properties to re-create the original 
appearance.  

c. When replacing a non-original window, 
use traditional materials, such as wood, 
particularly if other original windows 
remain on the structure. If all historic 
windows have been removed, an alternate 
material that closely matches the original 
in appearance, such as composite 
fiberglass for wood, may be acceptable. 

 
The applicant is proposing to replace the 
existing windows with new aluminum clad 
wood windows.  
 
Windows will have a simulated divided light 
pattern, that is typically of Tudor Revival 
architecture.  
 
Windows will be a mixture of casement and 
fixed operation. Casement windows are 
typical on Tudor homes from the mid-1920s.  
 
A wall section should be provided to confirm 
that the windows will be inset into the wall 
plane to confirm historic detailing in which 
windows are inset into the wall plane.  
 

 
2.26 Minimize the visual impacts of 
skylights, dormers and other rooftop 
alterations.  
a. Locate a new dormer or skylight below 
the ridgeline of the roof.  

b. Locate a new dormer or skylight on a 
rear (preferred) or side-facing roof slope, 
when possible.  

c. Set back a side-facing gable from the 
front façade to minimize its visibility from 
the street and sidewalk.  

d. Set dormers back behind the roof eave 
and the building wall plane below to 
ensure that the building’s original roof 
lines and building form are predominant. A 
setback of at least one foot from the 
adjacent wall plane is strongly 
recommended.  

e. Design a dormer to be subordinate to 
the overall roof mass and in scale with 
those on similar historic structures.  

g. Do not remove or alter sizes of historic 
dormers on street-facing elevations.  

h. Do not add a shed dormer in a visible 
location if shed dormers are not seen in 
the surrounding historic context.  

i. Do not install a bubble skylight, or other 
form that is not flat.  

j. Do not install a dormer or skylight on a 
front-facing roof plane.  

 
Yes/No 

 
Two new dormers are proposed. Both 
dormers will be located the ridgeline of the 
roof.  
 
One dormer will be located on the rear roof 
slope and replace an existing non-historic 
dormer.  
 
The rear dormer is set back behind the roof 
eave and wall plane and will not be 
determinantal to the roof form. The rear 
dormer is subordinate to the overall roof 
massing and similar in scale to those on other 
historic structures.  
 
Another dormer is located on the front facing 
roof slope and will involve the expansion of an 
existing dormer. While the dormer is below 
the ridgeline of the roof and setback behind 
the roof eave and wall plane, the expansion of 
the dormer alters the overall roof mass from 
primary vantage points and staff are 
concerned that the front facing roof slope 
dormer will visually overwhelm the original 
roof.  
 
Additionally, the proposed front facing dormer 
will alter the size of an existing front dormer. 
While the dormer does not appear to be 
historic, staff would not recommend additional 
alterations.  



k. Do not visually overwhelm the original 
roof, particularly street-facing elevations, 
with dormers, skylights and other features. 

 
 
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.  

c. Retain the appearance and orientation 
of the historic primary entrance  

d. Use materials that are of a similar color, 
texture, and scale to those in the historic 
structure and surrounding historic context. 
See Guideline 4.6 on page 76 for more 
information.  

e. Design windows and doors to be 
compatible with the primary structure and 
surrounding historic context, particularly 
when visible from public vantage points. 
See Guideline 4.8 on page 77 for more 
information. 

 

 
Yes 

 
Proposed addition is compatible with the 
scale, massing and rhythm of the historic 
structure and surrounding historic context.  
 
The primary entrance orientation will be 
retained as the addition is located at the rear 
and will have not impact on the primary 
façade.  
 
The proposed materials will match those of 
primary structure.  
 
Windows and doors will be compatible with 
the primary structure and the Tudor 
architectural style.  
 
  

 
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. In more vernacular building styles, 
this may be a relatively subtle change or 
distinction. If distinctions from old and new 
are subtle, a date plaque for new 
construction is also recommended.  

c. Use simplified versions of building 
components and details found in the 
surrounding historic context. These may 
include:  

» A cornice or other definition of the roof 
line  

 
Yes/No 

 
The addition will be inset from the primary 
structure and have limited visibility from the 
public right-of-way. 
 
The addition will not contrast starkly with the 
original structure and simplified versions of 
building components will be used.  
 
However, staff are concerned the addition 
may be too replicative and with all the 
windows being the same material and light 
pattern, it might be difficult to distinguish the 
addition as new.  
 
Staff would recommend simplification of the 
addition detailing. For example the header 
detail on the addition could be eliminated or a 
different bond pattern used to distinguish the 
addition from the existing brick.  
 



» A distinctive storefront or main door 
surround » Window, moldings or other 
features  

» Porches  

d. Do not design an addition to be an 
exact copy of the existing style or imply an 
earlier period or more ornate style than 
that of the original structure.  

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. 

 

Staff would also recommend simple detailing 
on the dormers and not using half timbering.  
As this element is not found historically on this 
particular Tudor Revival structure and staff 
are concerned about creating a false sense of 
historic by including this detail.  
 
 

 
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 

 
Addition is located to the rear of the structure 
and is subordinate in massing to the primary 
structure.  

 
5.3 Plan new site and landscape 
features to respect the character-
defining features of the historic district 
or individually-designated Denver 
landmark. 
d. When designing a new sidewalk or 
path, use colors, styles and finishes 
similar to those seen in nearby historic 
sidewalks. 

 
Yes 

 
The new rear patio walkway is compatible 
with the surrounding historic context and will 
no visibility from the public right-of-way.  

 
5.16 Site and access service areas and 
ground-mounted mechanical 
equipment to minimize impacts on the 
historic streetscape and disruption of 
the pedestrian environment.  
a. Locate service areas and ground-
mounted mechanical equipment to the 
side or rear of buildings. 

 
Unknown 

 
Photographs of the existing conditions show 
an existing rear yard mechanical unit. This 
unit is not shown on plan. It should be 
confirmed in plan that the unit will be located 
to the side or rear of the building.  

 
 
Recommendation: Approval with Conditions 
 
Conditions:  1. Eliminate the front dormer addition expansion from the project scope; 

2. Provide a wall section confirming all windows will be inset at least 2-inches into the 
wall plane: 



3. Provide a wall section confirming infilled window opening brick will be inset at 
least 2-inches into the wall plane; 
4. Simplify addition detailing to help distinguish the addition as new by eliminating 
the window header or using a different bond pattern; 
5. Simplify the rear dormer addition detail by eliminating the half-timbering; and 
6. Confirm the location of all mechanical and venting in plan and ensure these 
elements are located on secondary and rear elevations.  

 
Basis: Rear addition is subordinate to the primary structure in terms of scale, massing, and 

placement. Details should help identify the rear addition and rear dormer expansion as new. 
The front roof slope dormer expansion will be visually prominent and will alter the original 
roof line of the structure. Window replacement is compatible with Tudor architecture.  

 
 

Suggested Motion:  I move to CONDITIONALLY APPROVE application #2021-COA-256 for the new addition 

and site work at 2720 E 8th Avenue per design guidelines 2.14, 2.18, 2.20, 2.26, 3.2, 3.3, 3.8, 5.3, 5.16 character-

defining features for the East 7th Avenue historic district, presented testimony, submitted documentation and 

information provided in the staff report with the following conditions: 

1. Eliminate the front dormer addition expansion from the project scope; 

2. Provide a wall section confirm all windows will be inset at least 2-inches into the wall plane; 

3. Provide a wall section confirming infilled window opening brick will be inset at least 2-inches into the wall 

plane; 

4. Simplify addition detail to help distinguish the addition as new by eliminating the window header or using 

a different bond pattern; 

5. Simply rear dormer addition detail by eliminating the half-timbering; and 

6. Confirm the location of all mechanical and venting in plan and ensure these elements are located on 

secondary and rear elevations.  

  

 
 
 
 
 
 
 
 
 
 
 
 
 
 



East 7th Ave Historic District with 2720 E 8th Avenue outlined in red 



1929 (corrected 1937) Sanborn Map with 2720 E 8th Ave outlined in red 

END 
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