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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:   #2023-COA-0000056 LPC Meeting:   March 7, 2023 
Address:    3426 Eliot St Staff:   Krystal Marquez 
Historic Dist/DLM:  Potter Highlands Historic District  
Year structure built:  Primary Structure (1954 – Non-Contributing) (Period of Significance: 1873-1937)  
Council District:  #1 Amanda Sandoval   
Applicant:   Dean Ricci, Architect 
 
Previous Action: 
#2022-COA-575 3426 Eliot St – Potter Highlands 
Description: Tandem House, Infill: Mass, Form, & Context 
 
Motion by J. Johnson: I move to approve application #2022-COA-575 for the mass, form, & context of the 
proposed infill structure at 3426 Eliot St as per presented testimony, submitted documentation, guidelines 4.1, 
4.2, 4.3, 4.4, 4.5, 4.7, 4.8, the Potter Highlands Character Defining Features, presented testimony, submitted 
documentation and information provided in the staff report. 
Second: G. Petri 
Vote: unanimous in favor (7-0-0), motion passes 
 
Project Scope Under Review: 
Tandem House / Infill Construction – Phase II: Design Details – Single Family Residence 
 
Primary Structure Footprint:  38’ – 10” X 36’ – 0” Primary Structure Height:  25’ – 10” 
 
Materials:  

Foundation: Concrete Slab Roofing: 
• Asphalt Architectural Shingles, Tamko 

Heritage, Color: Rustic Black  
Siding:  

• Lap siding – James Hardie, Smooth lap 
siding, maximum 4” reveal 

Windows & Doors:  
• Doors: 

o Front Door: Simpson Door, Model 
7501 – ¾ Lite Wood Door 

o Dining Room Door: Sierra Pacific 
Bifold Doors 

• Garage Doors: Steel overhead doors 
• Windows: 

o Sierra Pacific, aluminum clad 
windows: Casement, Fixed, Double 
Hung 

Fence:  
• Wood, Cedar – 6’ height at rear yard 

Porch railing:  
• Vertical railing – wood 

 



Staff Summary: 
The applicant is proposing to construct a new tandem house / infill single family residence on an existing zone lot 
with a primary structure at 3424 Eliot St in the Potter Highlands Historic District. The property is located in the U-
TU-B zone district that allows for two units on a zone lot and is utilizing the Tandem House building form which is 
allowed in this zone district. Initially there were some concerns about the actual zone lot for the property, but 
those have been researched and clarified with Zoning which has stated this proposed building form is allowed on 
this zone lot.  
 
The proposed tandem house infill is designed in a modern, simplified Queen Anne style and will have two story 
massing. The house has a cross gabled roof and features a partial 1 story porch and a hipped roof dormer at the 
side elevation. The overall height of the structure is 25’ – 10”. The house is proposed to be clad in James Hardie 
fiber cement horizontal smooth lap siding with a 4” reveal. The roofing will be composite asphalt shingles in black. 
All new windows will be Sierra Pacific aluminum clad wood windows and the home will have a new 6-foot cedar 
rear yard privacy fence. 
 
Excerpted from Design Guidelines for Denver Landmark Structures and Districts, January 2016 

Guideline Meets 
Guideline? Comments 

4.3 Design a building to include the 
typical features and rhythms of historic 
buildings in the surrounding 
context/block, using similar 
proportions and dimensions. Features 
to reference include: 

a. Foundation heights 

b. Floor-to-floor heights and overall 
building height 

c. Window locations, proportions, and 
recess in the wall 

d. Entry and porch location, size and 
proportions. 

e. Scaling elements and articulation, such 
as belt courses, dormers, balconies, 
decorative roof cornices, etc. 

Yes/No The new two-story house will include typical 
features and rhythms found in the historic 
district such as the cross-gabled design, 
window locations, proportions and the porch 
location. 
 
The foundation and floor-to-floor heights are 
within the range of existing structures that are 
found on this block and within the surrounding 
context.  
 
Scaling elements such as the horizontal lintels 
and sills above and below the windows and the 
partial width entry porch with shed roof and 
vertical railing help the structure fit into the 
historic context.  
  
During review it was found that the height has 
been changed from the Phase 1 approved 
plans from 25’ – 10” to 27’. Staff would 
recommend the height be changed back to the 
25’ – 10” height as originally approved with the 
Phase 1 approval.  
 

4.5 Design a new building to be 
recognized as current construction, 
while respecting key features of the 
historic district as well as the 
surrounding historic context/block. 

a. Use a simplified interpretation of 
historic designs found in the historic 
district or use a contemporary design that 
is compatible with historic siting, massing, 
and forms found in the historic district. At 
a minimum, an acceptable design should 

Yes The proposed design is a modern, simplified 
version of the Queen Anne style with a front 
gabled roof and hipped roof which are styles 
commonly found within the Potter Highlands 
Historic District.  
 
The approved Phase 1 application also had a 
hipped dormer and in wall dormer element 
above the garage; but the design has been 
simplified and those elements were removed 
from the design by the applicant.  
 



be neutral and not detract from the 
district’s historic character. 

b. Include features that relate to the 
surrounding historic context/block, such 
as front porches in a residential setting, or 
a defined roof cornice on a commercial 
structure. 

c. Use contemporary details, such as 
window moldings and door surrounds, to 
create interest and convey the period in 
which the structure was built. 

The house incorporates a partial front porch 
and paired and grouped windows at similar 
proportions to other homes found within the 
district.  
  
 
 

4.7 Use materials that appear similar in 
scale, color, texture and finish to those 
seen historically in the district. 

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

g. New materials that convey 
characteristics similar to historic materials 
may be appropriate if they have a similar 
appearance, size and shape to traditional 
materials. 

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 The new tandem house will be clad in fiber 
cement lap siding with a smooth finish and a 
4” maximum exposure.  
 
The structure uses a simple combination of 
materials that fits with the context of the 
district.  

4.8 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 

Yes The home will feature aluminum clad wood 
mostly paired and grouped double hung, one-
over-one windows with headers and sills at 
the front façade and at secondary elevations. 
Some small, individual fixed windows are also 
proposed at secondary elevations. Windows 
will be inset a minimum of 2” into the wall 
plane.  



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. 

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. 

Window headers and sills will match historic 
placement. Door placement, style, widths, 
surrounds, and heights align with historic 
proportions as well.  

 

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

Character-defining features Matches 
features? Comments 

 
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 

 
The proposed two-story infill 
structure utilizes a smooth fiber 
cement lap siding which is 
commonly found in the district.  
 



 
 
Entries & Doors 
 
Typically, a single offset, front entry with a wooden 
door.  

 
Yes 

 
The proposed infill structure 
utilizes a single-entry door at the 
inset right side of the front façade 
and has similar proportions to 
others on the block.   
 

 
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 

 
The home will feature mostly 
vertically oriented paired double 
hung, one-over-one windows with 
lintels and sills as well as some 
fixed and casement windows. All 
windows will be recessed into the 
wall a minimum of 2”.  
 

 
Porches 
 
Projecting: Projecting porches prominent. 
 
Shapes: Raised square and rectangular porches with 
shed, gable, and hipped roofs. 
 
Materials: Wood and brick masonry porches with 
either wood columns or brick piers respectively. 
 
Porch Ornamentation: The Queen Anne style houses 
with delicate fretwork and spindle columns. Wood 
classical columns on many styles and brick piers on 
the Craftsman Bungalow houses. Wood railings or 
brick half walls typical. 
 

 
Yes 

 
The proposed infill structure will 
have a projecting partial width 
one-story porch with a shed roof 
porch entry which is characteristic 
and typical of the district.  

 
Building Ornamentation 
 
The high-style Queen Anne structures in this district 
have elaborate ornamentation on the porches, in the 
front facing gables, and roofing material. Fish scale 
shingles are common in front facing gables. Craftsman 
detailing on later bungalows within the district. 
 

 
Yes 

 
The structure has simple detailing 
like lintels and sills at the windows.  

 
Recommendation: APPROVAL 
 
Basis:   The proposed infill structure’s design details are characteristic of the district and match  

  historic proportions (Guidelines 4.3, 4.5, 4.7, 4.8).  
 
 

Motion for Approval:  I move to APPROVE application #2023-COA-056 for the design details of the proposed 

tandem house structure at 3426 Eliot St as per presented testimony, submitted documentation, guidelines 



4.3, 4.5, 4.7, 4.8, the Potter Highlands Character Defining Features, presented testimony, submitted 

documentation and information provided in the staff report with the following condition:  

1. The maximum height shall be changed to 25’ – 10”.   

 
Potter Highlands Historic District 

 
 
 
 
 
 
 
 
 
 



1929-56 Sanborn Map with 3426 Eliot St outlined in red  

 
 
 
 

END 
 
 
 


	STAFF BRIEF

