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STAFF REPORT 

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:   #2026-COA-867 LPC Meeting:   August 18, 2026 

Address:    3338 N Alcott Street Staff:   Brittany Bryant   

Historic District: Potter Highlands Historic District  

Year structure built:  c.1909 (Period of Significance: Prior to and Including 1943)  

Council District:  #1 - Amanda Sandoval   

Applicant:   ArcWest 

 

 

Project Scope Under Review: 
Accessory Dwelling Unit (ADU), including Administrative Adjustment 
 
Footprint: 21’-10” X 27’-10” Height: 26’-4 ¼” 

 

Materials: 

Foundation: Concrete Roofing: Asphalt shingle in “Slate” 

Siding: Summit Brick in “Bonfire Smooth” and Fiber 
cement lap siding with a smooth finish and 4” exposure 

Trim: Fiber cement trim board and fiber cement shingles 
with a 5” exposure 

Windows & Doors: Fibrex, single hung, casement and 
fixed style windows and full light doors 

Garage Door: Fibrex overhead door   

Exterior Stair & Rail: Steel Light Fixtures: Minka Skyline 7 ¾” outdoor wall sconce 

 

 
Staff Summary: 
The applicant, ArcWest, is proposing to demolish the existing one-story detached garage at the rear (north side) 
of the property and construct a new two-story accessory dwelling unit (ADU). 
 
The proposed ADU is located at the rear of the lot, generally behind the primary historic structure, with a small 
portion of its footprint extending south beyond the primary building's south elevation. The ground floor will contain 
a two-car garage and a storage/flex room, with the dwelling unit located on the second floor. The proposed 
building features a steeply pitched gable roof designed to reflect the roof form and pitch of the historic primary 
structure. A one-story storage/flex room is attached to the north side of the ADU. 
 
The exterior materials include brick along the alley-facing elevation, wrapping onto a portion of the north 
elevation, with horizontal shiplap siding on storage/flex room bump out and the south and west elevations of the 
ADU. The second story will be clad in horizontal lap siding, and the gable face will be finished with square 
shingles. 
 
As part of the proposal, the applicant requests Landmark Preservation Commission approval of an Administrative 
Adjustment to the zoning height limit for an ADU. Zoning limits detached ADUs to a maximum height of 24 feet; 
however, in order to achieve a roof pitch comparable to that of the historic primary structure, the proposed gable 
roof extends approximately 2 feet, 4¼ inches above the permitted height. Landmark Preservation staff finds that 
the proposed roof form and pitch of the ADU are compatible with the historic character of the historic primary 



structure and the Potter Highlands Historic District. Requiring strict compliance with the 24-foot height limit would 
necessitate a shallower roof pitch that would be less compatible with the historic structure and district context. 
Therefore, staff finds that the requested Administrative Adjustment is consistent with the applicable zoning criteria 
for a Landmark based Administrative Adjustment. 
 
Excerpted from Design Guidelines for Denver Landmark Structures & Districts, March 2026 

Guidelines 
Meets 
Guidelines? 

Comments 

4.2.8 Design windows, doors and other 
features to be compatible with the 
historic contributing primary structures 
and the 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.  

b. When using contemporary window 
patterns and designs, ensure they are 
compatible with the character and 
proportions of windows in the surrounding 
historic context.  

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 
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.  

h. When using divided-light windows that 
match the architectural style of the new 
building, use a simple design based on 
windows found in the surrounding historic 
context. Use true divided lights or simulated 

Yes/No The proposed ADU window openings are 
proportioned to be consistent with those on the 
primary historic structure. 

Based on the elevations, the majority of windows 
appear to be single-hung units, with the exception of 
Windows 207A and 203D. However, Window 204B 
is identified as a fixed unit in the window schedule, 
creating a discrepancy between the schedule and 
the elevations. Clarification regarding the operation 
of Window 204B should be provided. 

Window 207A is proposed as a casement egress 
window with a false meeting rail to maintain the 
appearance of a traditional single-hung window. 
Window 203D is a circular window located within the 
alley-facing (east) gable end.  

All windows and exterior doors are proposed to be 
Fibrex. The man door on the alley (east) elevation 
will feature full-light glazing, and the garage doors on 
the east elevation will be paneled Fibrex doors. 

All windows will be recessed into the wall plane in 
accordance with the Design Guidelines. Windows 
within the lap siding will be inset 2 inches, while 
those within the brick cladding will exceed the 
required 2-inch minimum inset. 

 



divided lights with a spacer bar (interstitial 
spacer between the double-glazed panes 
of glass). Windows with only muntins 
between the panes of glass shall not be 
allowed.  

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. 

4.3.10 Locate a new garage or 
accessory structure to reinforce 
surrounding historic development 
patterns.  

a. Locate a new garage or accessory 
structure within the typical range of 
locations for garages and secondary 
structures in the surrounding historic 
context. 

b. Where most accessory structures in the 
surrounding historic context are located 
along an alley, locate a new garage or 
accessory structure along the alley and 
reinforce historical patterns by using the 
alley for garage access.  

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.  

e. Avoid making new curb cuts for 
driveways, or widening existing curb cuts, 
when that is not part of the historic pattern 
along the block or consistent with the 
character-defining features of the district. 

Yes The proposed ADU is located at the rear of the lot, 
behind the primary historic structure, within the 
typical range of accessory building locations along 
the block. A small portion of the ADU footprint 
extends south beyond the primary structure's south 
elevation. 

The site slopes downward from the front yard toward 
the rear of the property. As a result, the change in 
grade will help reduce the apparent height and 
footprint of the ADU, allowing it to remain visually 
subordinate to the historic primary structure. 

The ADU is oriented toward the alley, with the 
garage door and the primary ADU entrance located 
on the east (alley-facing) elevation. The entrance 
provides access to a 100-square-foot balcony 
located above the garage. A 100 square foot balcony 
oriented towards the alley allowable by the  zoning 
code. 

No new curb cuts will be made from the primary 
street. 

4.3.11 Design a new garage or 
accessory 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 accessory structure to be 
compatible with the primary structure and 

Yes The proposed ADU has a maximum height of 26 
feet, 4¼ inches, exceeding the maximum permitted 
height for an ADU by approximately 2 feet, 4¼ 
inches. 

The ADU features a gabled roof with a pitch and 
orientation that matches the historic primary 
structure. To achieve a roof form that is compatible 
with the primary building, the proposed roof extends 
above the maximum height permitted by the zoning 
code. Earlier iterations of the proposal incorporated a 



other historic accessory structures in the 
surrounding historic context.  

b. Design the height of a new garage or 
accessory 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.  

shallower roof pitch to comply with the height limit; 
however, staff found those roof forms to be 
incompatible with the proportions and character of 
the historic primary structure. Staff therefore 
recommended increasing the roof pitch to better 
match the primary structure, recognizing that doing 
so would result in a minor administrative adjustment. 

The proposed building has a simple, primarily 
rectangular footprint with a small projection at the 
northwest corner, resulting in a straightforward 
massing that remains subordinate and compatible 
with the primary historic structure. 

The ADU incorporates a simplified level of 
architectural detailing that is appropriate for an 
accessory building while maintaining compatibility 
with the historic residence. Proposed details include 
a horizontal band course marking the transition 
between the first and second floors, a change in 
cladding material within the gable ends, and trim 
surrounding the window openings. 

4.3.12 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.  

h. Avoid using a wide range of different 
building materials when buildings in the 
surrounding historic context typically use a 
simple combination of materials.  

Yes/No The ADU and garage will be constructed on a 
concrete foundation and clad in materials that help 
define the individual floor levels and distinguish the 
storage/flex room projection. 

The proposed material palette includes standard size 
brick at the ground floor, shiplap siding at the second 
floor, and shingles within the gable faces. While 
material specifications have been provided for the 
proposed materials, additional information should be 
incorporated into the Elevation Keynotes to ensure 
the project is constructed in accordance with the 
Design Guidelines. Providing these specifications as 
part of the Elevation Keynotes will also help avoid 
reliance on separate material specification 
documentation that is not required during permitting. 

The shiplap siding keynote (#7) should be revised to 
specify a smooth finish. Additionally, the gable face 
shingle cladding notation (#10) should be corrected. 
On the east elevation, the keynote for shingles 
currently leads to the primary structure, while the 
gable face material is incorrectly identified as shiplap 
(#7). 

Although a change in material is proposed between 
the first and second floors, the selected materials are 
compatible with historic material usage and the 
surrounding context.  

 



5.5.4 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 compatible 
in materials, quality and design with the 
historic building. 

f. Consider using period reproduction 
fixtures if they can be matched in style, 
quality and materials with the historic 
building, and are subordinate to historic 
building architecture and features. 

g. Do not introduce fixtures from an earlier 
or later era that is stylistically inappropriate. 

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

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

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

Yes Proposed light fixtures are located at the first-floor 
level on all elevations to illuminate the ground floor of 
the ADU. 

All lighting is down-lighting, and the fixtures are 
appropriately scaled to the building.  

The fixture style is compatible with the proposed 
ADU and does not reference an earlier architectural 
era, nor is it an inappropriate or visually intrusive 
style. 

 

 
Basis: The ADU is located within the typical range for accessory structures, remains subordinate 

and compatible with the historic primary structure, and is proposed to be constructed of 
durable, high-quality materials. 

 
 

Suggested Motion:  I move to APPROVE WITH CONDITIONS application #2026-COA-867 for demolition of the 

existing garage and construction of the new ADU at 3338 N Alcott Street as per design guidelines 4.2.8, 4.3.10-

4.3.12, and 5.5.4, presented testimony, submitted documentation and information provided in the staff report with the 

following conditions: 

1. Confirm operation of window 204B to be a single hung or casement with false mullion to replicate a meeting rail 

appearance; and 

2. Provide additional details in the elevation keynotes for the shiplap siding to confirm smooth finish and correct gable 

face notations. 



I move that the Landmark Preservation Commission find that conforming with the zoning standard for height 

would have an adverse impact on the historic character of the Potter Highlands Historic District for the proposed 

ADU per section 12.4.5.2 B of the Denver Zoning Code for application #2026-COA-867 at 3338 N Alcott Street. 

 
Potter Highlands Historic District with 3338 N Alcott Street outlined in red  
  

 
 
 



1929 Sanborn Map with 3338 N Alcott Street outlined in red  
 

 
 
 

END 

 
 
 


