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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:   #2022-COA-350 LPC Meeting:   August 16, 2022 
Address:    3330 Alcott Street Staff:   Brittany Bryant   
Historic Dist/DLM:  Potter Highlands  
Year structure built:  c.1890 (Period of Significance: Prior to and Including 1943) 
Council District:  #1 – Amanda Sandoval   
Applicant:   Studio Spinnato 
 
 

Project Scope Under Review: 
Addition – dormer additions, basement courtyard 
Total Roof Structure Demolition: 300 square feet, 32%  
Porch replacement 
 

 
Staff Summary: 
The applicant, Studio Spinnato, is proposing to construct dormer additions, a new basement courtyard with 3 
doors, a new rear entry roof and pergola, and to reconstruct the front porch.  
 
The applicant is proposing to demolish 300 square feet of roofing to construct four new dormers, two on the north 
and two on the south roof slope. The dormers are gable roofing and will minimally tie into the right line of the 
existing structure. They will be clad in 4” smooth fiber comment siding with wood casement windows. Additionally 
on the south side of the property the applicant is proposing to dig a new below grade courtyard, 31’-8 ½” by 5’ 
with terraced planter beds to add light into the new bedrooms in the basement level. Each bedroom will have a 
French door egress.  
 
Alterations to the historic home include demolition of the front porch and replacement with a new porch and 
replacement of three non-historic windows with new aluminum clad wood windows. Site work to include a new 
pergola and rear entry cover and landscaping around the new below grade courtyard.  
 
Registered Neighborhood Organization (RNO) comments: 
Meeting Date: June 14, 2022 
Although a project scope of this nature does not require formal review by the RNO, the homeowner reached out 
to HUNI. HUNI supported this project scope, letter attached.  
 
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.  
 

 
Yes 

 
No change to the pattern and proportions of 
historic windows and doors will be made.  
 
 



 
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 
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. 
 

 
Yes/no 

 
Non-historic windows will be replaced on the 
primary façade and two on the north 
elevation. These windows will be replaced 
with new one-over-one aluminum clad wood 
windows.  
 
The existing opening is an arched opening 
with a square window with infill above. The 
drawings do not indicate if this arch is to be 
maintained. The arched opening should be 
maintained.  
 
It is common to have square windows with 
arched infill trim in this district.  

 
2.24 Preserve the form, materials and 
features of an original historic roof.  
c. Preserve functional and decorative roof 
features, including original dormers, 
parapets, chimneys, towers, turrets, finials 
and crests, especially when they are 
character-defining features of the 
structure. 
 

 
Yes 

 
The overall roof form will not be altered by the 
proposed dormer additions.   

 
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. .  
j. Do not install a dormer or skylight on a 
front-facing roof plane.  
k. Do not visually overwhelm the original 
roof, particularly street-facing elevations, 
with dormers, skylights and other features. 

 
Yes 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
Proposed dormers are minimal and 
subordinate to the existing historic structure.  
 
Dormers are setback from the front façade 
and inset from the wall plane below 
preserving the original eave line and roof 
form.  
 
Gable dormers will tie in minimally with the 
ridge line of the existing historic structure.  
 
Dormers are located on the north and south 
roof slope and not on the primary front-facing 
roof slope.  
 
The dormers will not visually overwhelm the 
original roof.  
 
 
 
 
 
 
 
 
 



 
2.27 Maintain and repair an original 
foundation.  
g. Do not install windows and window 
wells on the street-facing façades of an 
original foundation. (New windows and 
window wells may sometimes be 
appropriate on non-primary façades.) 
 

 
Yes 

 
No window wells will be installed on the 
primary elevation. New courtyard will be on 
the south elevation into the existing 
foundation. The applicant is proposing all 
bedroom to be in the basement and therefore 
have dug out the courtyard to allow for egress 
and natural light into the bedrooms. 

 
2.29 Preserve a historic addition that 
has achieved significance in its own 
right.  
a. Respect character-defining building 
components of a historically-significant 
addition or accessory structure added 
during the period of significance 

 
No 

 
The porch is proposed to be demolished and 
rebuilt to be a spindle style Queen Anne 
porch. While there is evidence that the porch 
was likely a wood porch with spindle columns, 
the current porch appears to have been 
constructed during the period of significance 
and has gained significance in its own right. It 
was common to add bungalow/craftsman style 
porches with heavy brick columns and walls to 
earlier structures in the 1920s/1930s once the 
original wood porches had deteriorated. The 
historic front porch alterations should be 
respected and preserved. If it is to be 
demolished, the Commission will need to set 
a public hearing as it is a front façade feature.  
 

 
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 surrounding historic 
context.  
d. Use materials that are of a similar color, 
texture, and scale to those in the historic 
structure and surrounding context. See 
guidelines 4.6… 
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…. 

 
Yes 

  
Addition is a non-traditional addition in that it 
will be mostly below grade and therefore not 
within the purview of the Landmark 
Preservation Commission.  
 
However, the addition will involve a new 
courtyard dig on out on the south side of the 
building. The new courtyard is designed to 
have terraced planting beds stacked stone.  
 
The newly exposed foundation will be clad in 
a stucco to match the existing and full light 
French doors will be installed in each 
bedroom. The courtyard will be covered with a 
glass and bronze awning.  
 
The entirety of the courtyard addition is 
concealed behind an existing privacy fence 
and therefore is not presently visible from the 
public right-of-way.  
 
A new gable roof entry will be construed on 
the back of the home on an addition dating 
from 2018. Entry roof will have a wood 
pergola structure.  
 
High quality materials are proposed for the 
courtyard/basement dig out.  
 



e. Avoid using a wide range of materials 
when this is characteristic of the district. 
f. Do not use fiber cement board that is 
detailed to resemble wood grain.   
 

The dormer addition will be clad in smooth 
finish fiber cement with a 4” reveal.  
 
All new windows and door will be aluminum 
clad wood.  
 

 
5.21 Design lighting to be compatible 
and subordinate to historic buildings 
and the surrounding historic context. 
b. If new light fixtures are necessary, use 
a contemporary design, or simplified 
historic lighting design that is compatible 
with the placement, design, materials and 
quality of lighting on adjacent historic 
buildings.  
c. Limit the level of illumination to be 
sufficient to perform the needed lighting 
task.  
d. Design and orient new light fixtures to 
provide down-lighting 

 
Yes 

 
Two new fixtures will be installed in the new 
courtyard.  
 
Fixtures will be goosenecks and will provide 
downlighting.  

 
Recommendation: Approval with Conditions 
 
Conditions:  1. Do not demolish the front porch and replace with a replica porch 

2. Clarify window opening design in plan on the historic structure.  
     
Basis: Total roof demolition of contributing roof structure will be 32%, less than 40% demolition. 

Dormer addition is minimal in scale and design. While the courtyard dig out will be a 
significant addition to the side of the structure, it in innovative way to use existing basement 
square footage to add additional programing to a small historic structure. The porch should 
not be demolished as it tells the evolution of the home over time.  

 
 
 

Suggested Motion:  I move to CONDITIONALLY APPROVE application #2022-COA-350 for the dormer 

addition, basement dig out, and rear yard site work at 3330 Alcott Street, as per design guidelines 2.14,2.20,   

2.24, 2.26, 2.27, 2.29, 3.2, 4.6, 5.21 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. Do not demolish the front porch and replace with a replica porch.  

2. Clarify window opening design in plan on the historic structure.  

 
 
 
 
 
 



Potter Highlands Historic District with 3330 Alcott Street outlined in red 
 

 

 
 
 
 
 
 
 
 



1929 Sanborn Map with 3330 Alcott Street outlined in red 
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