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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-577 LPC Meeting:   January 10, 2023 
Address:    3255 Newton Street Staff:   Brittany Bryant  
Historic Dist/DLM: Packard’s Hill 
Year structure built: C. 1906 (Period of Significance: 1886-1940)
Council District:    #1 – Amanda Sandoval 
Applicant:   ArcWest  

Past LPC Action: 
Meeting Date: June 21, 2022 
Description: Accessory Dwelling Unit 
Motion by A. Wattenberg: I move to deny application #2022-COA-259 for the new Accessory Dwelling Unit at 3255 
Newton Street as per design guidelines 4.1, 4.6, 4.8, 4.18, 4.19, 5.9, 5.23, character-defining features for the Packard’s 
Hill historic district, presented testimony, submitted documentation and information provided in the staff report. 
Second: G. Dennis 
Amendment: by E. Warzel, Anne stated the address as 2355 instead of 3255, and the applicant should focus on design 
guidelines 4.18 and 4.19 more than the others. 
Vote: 5 in favor, 3 opposed, (E. Hummel, G. Johnson and L. Sykes), 0 abstained, (5-3-0), motion passes 

Project Scope Under Review: 
New Construction – Accessory Dwelling Unit  

ADU Footprint: 34’ X 27’-5 ½” ADU Height: 22’- 11 ¾” 
Prior ADU Footprint: 36 X 22’ Prior ADU Height: 22’- 11 ¾” 

 ADU Materials: 
Foundation: Concrete Roofing: Asphalt Shingles in “Slate” & TPO 
Cladding: Fiber cement siding, smooth finish, 4” 
reveal and 4” siding  

Windows: Fiberglass composite windows, one-over 
one double hung windows and awning operations  

Secondary Cladding: General Shale brick in 
“parchment” 

Doors: Aluminum clad wood full light door 

Garage Door: Roll up aluminum clad, possibly glazed Trim & Fascia: Fiber cement, smooth finish 
Soffit: Shiplap wood Light Fixtures: Minka Skyline LED in “high bronze” 
Fence: 6’ cedar privacy fence Paving: broom finish concrete 

Staff Summary: 
The applicant, ArcWest, is requesting to construct a new 2-story ADU on the rear of the site. ADUs are a use by 
right in the U-SU-B1 zone district.  



On June 21, 2022 The Commission denied a ADU with a gable roof form with a one-story flat roof bump out on 
the south side of the structure. The prior design was for a 3-bedroom ADU with 777.86 square foot ground floor 
and a 584.09 square foot second floor. The Commissioned expressed concern over roof form, the height of the 
ADU, and extent of programing on the site.  
 
The revised proposal is for 2-bedrom hipped roof ADU with single car garage. The garage square footage is 
462.42 square feet, the ADU first floor square footage is 325.31 square feet, and the second floor ADU is 534.38 
square feet. The applicant has calculated the habitable square footage as 859.69 square feet, however the total 
building square footage is 1,322.11 square feet. The Denver Zoning Code states: 

 
It is not clear to Landmark staff if the ADU is in compliance with the Denver Zoning Code for maximum gross floor 
area per section 11.8.2.2. Staff have been given conflicting information on if this calculation is limited to habitable 
space or total floor area. However, it has generally been indicated that the calculation cannot be limited to just 
habitable space but includes all floor area. If the Commission approved the ADU, it will be subject to building and 
zoning review.  
 
Additionally, the Denver Zoning Code states for the U-SU-B1 states that there is no max number of detached 
accessory structure per zone lot, however, structures with vehicle access are limited to one per dwelling unit: 

 



Site work will include a new 6-foot-tall cedar privacy fence, enclosing the rear yard,  a new concrete walkway off 
to the side of the existing walkway connecting to the sidewalk will provide access to the ADU. Mechanical is 
shown located on the north side of the ADU, adjacent to the existing garage.  
 
Excerpted from Design Guidelines for Denver Landmark Structures & Districts, November 2022 

Guideline Meets 
Guidelines? 

Comments 

 
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 

 
ADU is minimally subordinate in footprint to the 
primary structure. The primary structure has 
803 square feet on the ground floor and the 
ADU has 787.73 square feet on the ground 
floor. The current proposal is for a 2-bedroom 
ADU with garage. The prior submittal reviewed 
and denied by the LPC had a ground floor foot 
print of 777.86 square feet and was for a 3-
bedroom ADU with no garage. The footprint 
has not significantly changed from the size and 
scale the Commission review on June 21, 
2022. Furthermore, the ADU may not meet the 
Denver Zoning Code requirements for 
maximum gross floor area for ADUs.  
 
See comments under 4.18 for additional 
placement of accessory structures within the 
Packard’s Hill Historic District.  
 

 

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. Incorporate 
doors and windows with similar 
proportions to those in the surrounding 
historic context for new construction. 

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

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

e. Additional flexibility may be granted for 
window and door placement on façades 

 
Yes/No 

 
The majority of the windows are proposed to be 
double hung, one-over-one, windows. A 
manufacture specification for a simulated 
divided light window with spacer bar has ben 
provided although this window style is not 
indicated in plan.  
 
On the south elevation, large sliding glass 
doors are proposed for the ground floor. This 
elevation will have limited visibility due to the 
existing fencing. 
 
An awning window is proposed on the south 
elevation.  
 
Staff are concerned about the placement of the 
second-floor windows in relationship to exterior 
wall elements. The placement of the second-
floor windows to the “belly band” give the 
appearance that the second floor is taller than 
the first floor.   
 



that are not readily visible from the street 
or public vantage points.  

f. Inset a window into the wall plane at 
least 2-inches from the wall plane. For a 
double- or single-hung window, the inset 
may be measured from the lower sash.  

g. Use window materials that are similar 
to windows on historic buildings in the 
surrounding historic context. For example, 
wood, aluminum-clad wood, fiberglass 
composite, and Fibrex are appropriate 
window materials for use on most 
residential new construction.  

i. Use a simplified version of a historic 
door design rather than replicating an 
historic door.  

j. Use clear or near clear low-e glass in 
glazing. Windows at bathrooms and doors 
on secondary elevations may have 
frosted glazing. Frosted glazing of primary 
façade entry doors may be appropriate 

Windows will have fiber cement trim. Windows 
are proposed to be fiberglass composite and 
inset into the wall plane 2 ½”.  
 
The garage door is an aluminum clad door. The 
door schedule indicated glass glazing however 
the elevation drawings show the door may have 
privacy glazing or some other solid paneling. 
No further information has been provided on 
the garage door.  
 
Exterior ADU door is an aluminum clad full light 
door.  
 
No information on glass transparency has been 
provided. Typically, the windows do come 
standard will clear glazing.  

 
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. 
 
c. Where most accessory structures in the 
surrounding historic context are located 
along an alley and are oriented toward the 
alley, orient a new garage or accessory 
structure similarly. If historically garage 
doors faced the alley, design new garage 
with doors to also face the alley. 

 
Yes/No 

 
ADU is placed in the rear lot, on the south side 
of the site and will preserve the existing garage 
structure, which is placed on the north side of 
the site.  
 
Secondary structures within this district are 
often offset from the primary structure. Primary 
structures are set towards the north side of the 
property in this district with setbacks between 
adjacent structures apparent while secondary 
structures are often at the lot, either on the 
north or south side of the property.  
 
Side and front yard pattern will be maintained.  
 
A walkway from the front sidewalk is proposed, 
this is not common of accessory structures 
within the district.  
  

 
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 

 
No 

 
The primary structure is 29 feet in height . 
 
The proposed ADU will be 22’- 11 ¾” in height. 
The prior submittal had the same height 
proposed. The Commission did express 
concern over the height of the ADU in 
relationship to the primary structure in the June 
21, 2022 review of the ADU. However, the 



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 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.  

Commission also stated this height may be 
appropriate if the ADU had a more similar roof 
form. The applicant has revised the roof to be a 
hipped roof.  
 
The Commission did express concern over the 
mass and form of the proposed ADU in 
relationship to the primary structure, the 
existing garage structure and overall coverage 
on the lot. The mass and general form of the 
ADU have not been significantly altered.  
 
Two story structures are not uncommon within 
the Packard’s Hill Historic District. However, 
generally speaking the ground floor has the 
appearance of being taller than the second 
floor. This ADU does have a taller ground floor, 
9’- 1 1/8”, than the second floor, 8’- 1 1/8”, 
however the placement of the “belly band” and 
second floor windows on the exterior give the 
second floor a taller appearance.  
 

 
4.20 Use materials that appear similar 
in scale, color, texture and finish to 
materials of the primary structure and 
to those seen historically in the district 
for detached garages or accessory 
structures. 

a. Use brick that is a standard brick size 
and depth and does not have tumbled 
edges. Thin brick veneer (brick tiles 
attached to the building façade with 
mortar or grout) is not allowed. Precast 
panels with standard brick embedded into 
the panels may be appropriate in a 
commercial or industrial context. 

e. Install wood cladding materials in a 
traditional manner. Apply clapboard, 
shingles, and shakes horizontally, and 
limit exposures to 4” to 6”. If proposing 
larger exposures, document similar 
examples in the surrounding historic 
context. Vertical tongue-and-groove or 
board-and-batten siding may be used only 
for small expanses of walls with that are 
not readily visible from public vantage 
points.  

f. Fiber-cement lap siding or boards, or 
other durable manufactured wood siding 
and trim must have a smooth finish. Fiber-

 
Yes 

 
A standard size brick is proposed.  
 
Wood cladding will be a fiber cement lap siding 
material with a 4” reveal.  
 
A simple combination of materials will be used.  



cement or durable manufactured wood 
shingles may have a simulated faux-wood 
grain texture. 

h. Avoid using a wide range of different 
building materials when buildings in the 
surrounding historic context typically use 
a simple combination of materials. 
 
 
5.6 Locate a rear-yard fence consistent 
with historical patterns of the property 
and surrounding historic district.  
a. Locate a rear-yard fence return behind 
the front corner of a historic primary 
structure.  

b. Use rear-yard fence typed and 
materials traditionally found in the historic 
context, such as simple iron or wooden 
solid- or open-picket fences. Rear yard 
fences may be vertically or horizontally 
oriented. Only use stone, brick, or a 
stucco wall if it is compatible with the 
historic property and surrounding historic 
context.  

c. Design new fences to be simple, a 
traditional height, and designed to blend 
with the historic building and surrounding 
historic context.  

d. 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. 

 
Yes/No 

 
An existing rear yard privacy fence will be 
replaced with a new rear yard privacy fence.  
 
The fence will be wood and 6-feet in height.  
 
Privacy fencing is common within the Packard’s 
Hill historic district.   
 
Fencing is shown blocking the new garage door 
in the proposed ADU. It is unclear to staff if this 
is an operable gate.  

 
5.18 Design and install new building 
light fixtures that are compatible with 
the surrounding historic context.  

a. Install lighting on residential buildings 
at the first-floor level only.  

c. Design and orient light fixtures to 
provide down-lighting for residential 
buildings.  

d. Scale new light fixtures to the building 
(i.e., use monumental light fixtures only 
on monumental buildings).  

e. Consider using building light fixtures 
with a contemporary design that are 

 
Yes/No 

 
One light fixtures are proposed. One on the 
south elevation adjacent to the sliding patio 
doors.  
 
There are conflicting elevation notes indicating 
lighting placement.  
 
Fixtures are downlights and have been 
previously approved by the LPC.  



compatible in materials, quality and 
design with the historic building 

 i. Light fixtures along the alley should be 
utilitarian in design.  

j. Do not install flood lights or fluorescent 
tube lighting on street elevations.  

k. Conceal all conduits, raceways, and 
junction boxes within the building. 

 
Recommendation: Denial 
 
Basis: Proposed ADU has not been significantly reduce in scale and massing from the June 21, 

2022 denial and may not meet the Denver Zoning Code requirements for Accessory 
Dwelling Units and accessory structures with garage doors.  

  
 

Suggested Motion: I move to DENY application #2022-COA-577 for the new Accessory Dwelling Unit at 3255 

Newton Street as per design guidelines 4.1, 4.8, 4.18 - 4.20, 5.6, 5.18, character-defining features for the 

Packard’s Hill historic district, presented testimony, submitted documentation and information provided in 

the staff report.      

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



Packard’s Hill Historic District with 3255 Newton Street outline in red 
 

 
 



1929 Sanborn Map with 3255 Newton Street outlined in red  
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