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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-064 LPC Meeting:   March 2, 2021 
Address:    2847 Stout St. Staff:   Krystal Marquez   
Historic Dist/DLM:  Curtis Park - F Historic District  
Year structure built:  1887 (Period of Significance: 1870-1902)  
Council District:  #9 – Candi CdeBaca   
Applicant:   Jason K. Phom, property owner   
 
Project Scope Under Review: 

- Demolition of the existing garage/outbuilding (added sometime after 1967/non-contributing) 
 

- Add new Rear Addition to the primary structure 
 
Footprint:  32’ – 3” X 18’ – 6” (600 SF) 
 

- Garage/Accessory Dwelling Unit (ADU) – Two Story 
 
Footprint:  35’ – 2” X 16’ – 11” (595 SF)  Height:  20’ – 4 3/4” 

 
 
Materials on the Primary structure and ADU: 

Foundation:  Concrete Roofing:  Primary Structure – Asphalt Shingles – 
Estate Grey; ADU – EPDM roofing 

Siding:  
Primary Structure – Smooth fiber cement lap siding with a 
4” reveal 
ADU – Smooth fiber cement lap siding with a 4” reveal; and 
brick veneer 

Trim:  New 4” wide wood trim at building corners 

Windows: Aluminum clad wood windows; double hung and 
awning windows.  

Doors:   
Primary Structure - ThermaTru half lite 2 panel door 
at the front façade; 1 new sliding glass door at the 
rear elevation of the primary structure 
ADU – New half light entry door, new metal 
overhead garage door 
  

Fence: 6ft. vertical picket wood fence at the rear yard  
 
Staff Summary: 
The property at 2847 Stout Street is located within the Curtis Park - F Historic District. It was built in 1887 and is a 1 
story side-gabled frame structure (per the color 1890 Sanborn Map) that is 15’ – 8 1/2” tall and is contributing to the 
district. The designation application does map this property as Contributing though the structure has been heavily 
altered over time and has lost much of its integrity. The designation application does not include any survey forms or 
photographs for this property, or any other specific information for the property except to list it as contributing to the 



district. The Curtis Park RNO has provided an early photo of Stout Street (date unknown) which shows a far away 
view of the front façade of this structure and is included at the end of this staff report.  
 
The overall mass and form of the primary structure remains the same through time according to Sanborn maps, 
however it’s clear the front porch is not original to the structure and was added sometime between 1925-1929 after 
the period of significance for the district. It’s unclear when the structure was clad in stucco though a photo from 1976 
shows the stucco cladding at that time. It also appears that the windows and many of the window openings on the 
property have been changed over time. None of the current windows are original to the structure. Furthermore, in the 
previous demolition application Structural Engineer letters state that the rear portion of the structure was a later 
addition; however 1890 Sanborn maps show the rear addition. Therefore, it appears that the front side gabled portion 
of the structure was built first and the rear portion within at least 3 years after the original structure.   
 
This property received a violation (2020-ZNIS-0006063) in June 2020 for changes to the exterior of the structure 
and the digging out of the basement in which it was found there were foundation issues with the rear portion of 
the structure that are currently proposed to be remedied with this application.  
 
The current proposal includes a new rear addition to replace the existing one. The new rear 1 story addition will 
largely follow the footprint of the existing addition and tie into the roofline as it does now just below the ridgeline of 
the side gabled front portion of the structure. The new addition will be made a bit wider going from approx. 14’ 
wide to 18’ – 6” wide. The applicant is also proposing to re-clad the entire structure in smooth Hardie board lap 
siding with a 4” reveal which would give the look of the original frame structure that it once was according to the 
1890 Sanborn Map. Other changes to the primary structure include: replacing the existing asphalt shingle roofing 
with new asphalt shingle roofing in Estate Gray, replacement of all existing non-original windows with new 
aluminum clad wood windows (double hung and awning) and the replacement of the non-original front door with a 
half-light 2-panel Therma Tru door. The applicant will also be adding a 6 ft. rear yard wood vertical picket fence.  
 
The proposed changes to the primary structure do bring the structure closer to contributing status and are overall 
compatible with the historic district and surrounding context. Therefore staff feels the addition and alterations to 
the primary structure are appropriate and compatible with the district.  
 
The applicant is also proposing to demolition a non-contributing secondary structure (added sometime after 1967) 
to build a new Additional Dwelling Unit (ADU) at the rear of the property.  The new 2 story ADU will be a flat roof 
structure at a height of 20’ – 5” and will be clad in Hardie board lap siding with a 4” reveal to match the house as 
well as a brick veneer at the 2nd floor with 4” wide wood trim horizontal band between the 1st and 2nd floors. 
Windows are proposed to be awning windows with atypical proportions for the district at the side elevations as 
well as casement windows at the front and rear of the ADU. Staff believes the entirety of the ADU should be clad 
in lap siding to match the rest of the ADU and the primary structure, that the cornice at the roofline should be 
simplified and that the 2nd floor side elevation windows should be double hung and match historic proportions. 
Otherwise, staff is supportive of the overall design of the new ADU as the height and design match similar 
structures in the district and the design is overall compatible with the primary structure and the surrounding 
context.  
 
Excerpted from Design Guidelines for Denver Landmark Structures and Districts, January 2016 

Guideline Meets 
Guideline? Comments 

2.5 Remove later covering materials 
that have not achieved historic 
significance. 
 
a. Repair original materials after they are 
uncovered. 
 
b. Test the removal of covering materials 
such as stucco or permastone to assure 

 
Yes 

 
The primary structure’s current cladding is 
stucco which it appears to have had since at 
least 1976, though it was likely applied even 
earlier than that. The structure was originally a 
frame structure per the color 1890 Sanborn 
Map.   
 
The applicant is proposing to re-clad the 
structure with a smooth fiber cement board lap 



that the original underlying material will 
not be damaged. 
 

siding with a 4” reveal. The lap siding will better 
resemble original materials on the structure and 
is also common in the district and is more 
historically appropriate for the structure than the 
current stucco cladding.  
 

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. 
 
b. Maintain the original size and shape of 
window and door openings on primary 
façades. 
 
c. Repair and maintain windows and 
doors regularly, including wood trim, 
glazing putty and glass panes. 
 
d. Restore altered window or door 
openings on primary façades to their 
original configuration, when feasible. 
 
e. Avoid enclosing a historic window or 
door opening or adding a new opening. 
 
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 At the front façade, the 2 existing windows 
and openings are being changed as they are 
not original to the structure and have been 
modified in the past.  
 
The applicant is proposing to replace the 
existing non-original windows and openings 
by trying to restore altered window openings 
with 2 new double hung 3’ x 6’ aluminum clad 
wood windows; 1 at either side of the front 
door to better match historic proportions as 
seen in old photos of the structure.  

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 

Yes All of the windows on the house have been 
previously changed and the openings altered. 
The applicants are proposing 2 new double 
hung 3’ x 6’ aluminum clad wood windows; 1 
at either side of the front door to better match 
historic proportions as seen in old photos of 
the structure and to try to better match the 
home’s original appearance.  
 
The new windows will be double hung 
aluminum clad wood and are to be inset a 
minimum of 1” into the wall.  
 



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. 
 
2.25 Repair original roof materials and 
features, and replace only when 
necessary. 
 
a. Check roof flashing for open seams and 
look for breaks or holes in the roof 
surface. 
 
b. Retain and repair roof detailing, 
including gutters and downspouts. 
 
c. If replacement is necessary, use 
original materials whenever possible. 
The use of original materials is particularly 
critical for landmark structures, or 
structures where the original material is 
important to the landmark or district 
designation. 
 
d. If matching materials are not available 
or feasible, choose alternative materials, 
with a matching or closely matching 
appearance. For wood shingle roofs, a 
low profile asphalt in a brown color is 
typically appropriate. 
 
e. Do not allow a roof to fall into disrepair, 
threatening the historic building. 
 

Yes The primary structure currently has brown 
asphalt shingles and the applicants are 
proposing replacement of it with Owens 
Corning Duration asphalt shingles in Estate 
Gray. 

2.27 Maintain and repair an original 
foundation. 
 
a. Re-point original masonry foundations 
to retain the original design. Note, an 
analysis of appropriate mortar type is 
necessary since incompatible mortar 
can damage masonry structures. 
 
b. Keep stone foundations in good repair. 
 
c. Patch a deteriorated foundation using a 
restoration patching material that 
closely matches the appearance and 
texture of the original material. 
 
d. Avoid applying a coating or stucco over 
an existing foundation to create a 
uniform appearance, or to hide the original 
material due to its deteriorated 
condition. 

Yes The original side gabled structure at the front  
will undergo maintenance to patch the 
deteriorated foundation. The new addition will 
be rebuilt on a new foundation to meet current 
building codes.  



 
e. Do not cover an original foundation with 
newer siding material. 
 
f. Do not allow an original foundation to 
fall into disrepair. 
 
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.) 
 
3.6 Design windows, doors and other 
features on a new addition to be 
compatible with the original structure 
and surrounding historic context. 
 
a. Incorporate windows, doors and other 
openings at a ratio similar to those found 
on nearby historic structures. For 
additions with public visibility, doors and 
windows should have similar proportions 
and rhythms as windows on historic 
façades. 

b. When using contemporary window 
patterns and designs, ensure that they 
respect the typical historic character and 
proportions of windows on the primary 
structure and adjacent structures. 
 
c. Proportion building features, such as 
brackets and trim, to reflect those seen in 
the surrounding historic context. 
 

Yes All windows on the new addition at the rear of 
the structure are proposed to be awning and 
double hung aluminum clad wood windows 
that are commonly found in the district.  
 
The windows will not be at all visible from the 
public right of way due to the proximity of the 
adjacent structures and the inset of the 
addition therefore staff feels the atypical 
proportions are acceptable in this case.  
 

3.7 Design the roof of a new addition to 
be compatible with the original 
structure and surrounding historic 
context. 
 
a. Use a roof form that is consistent with 
the original structure’s roof form and those 
of structures in the surrounding historic 
context in terms of pitch, orientation, and 
complexity. An addition with a pitched roof 
is usually inappropriate for a structure with 
a flat roof. 
 
b. If using contemporary materials, they 
should be compatible with historic 
roof materials in visual impact, texture, 
and relationship to architectural style. 
 

Yes The gabled roof addition will tie into the primary 
structure at the same location as the original 
rear portion of the structure and will be set 
below the existing ridgeline of the front side 
gabled portion structure. The addition will match 
the original roof form of the rear portion of the 
house and will not be visible from the front 
façade.   



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. 
 
c. Consider a compatible side addition if a 
one-story rear addition is not possible. 
 

Yes The new rear 1 story addition will have a 
minimal visual impact to the front side gabled 
portion of the structure and will not be visible 
from the street.  

3.9 Design an addition to a historic 
residential structure to be compatible 
with, but differentiated from, the 
existing structure. 
 
a. Use subtle changes in material, color, 
and/or wall plane, to differentiate an 
addition. 
 
b. Design an addition as a simplified 
version of the architectural style of the 
original structure, or in a compatible, 
contemporary style. 
 
c. Consider using a lower-scale 
connecting element to join an addition to a 
historic structure, particularly for large or 
two-story additions. 
 

Yes Although the new addition will be clad in the 
same siding as the original structure it will be 
inset on the side elevations and will have 
decorative shake shingles in the rear gable end 
as well as different window proportions and 
types that will help differentiate it from the front 
original portion of the structure. 
 
The applicant is also proposing straight edge 
shake shingles in the north (rear) elevation roof 
gable end. Since this is at the rear of the house, 
not at all visible from the street and also on a 
new addition to the structure staff feels the 
chosen shingles by the applicant are 
appropriate.  
 

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. New 
construction with public visibility should 
incorporate doors and windows with 
similar proportions to those in the 
surrounding historic context. 
 
b. When using contemporary window 
patterns and designs, ensure they respect 
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 door widths, heights and materials 
that are similar to doors on historic 

Yes/No The garage door and new half-light door are 
common to the district.  
 
The proposed windows on the ADU are awning 
and casement aluminum clad wood windows. 
The awning windows have atypical proportions 
and staff recommends changing the 2nd floor 
side elevation awning windows to double hung 
windows that match historic proportions found 
within the district due to their heightened 
visibility on a 2 story structure.   
  



buildings in the surrounding historic 
context. 
 
f. Use clear or near clear low-e glass in 
windows. 
 
4.18 Locate a new garage or secondary 
structure to reinforce surrounding 
historic development patterns. 
 
a. Locate a new garage or secondary 
structure within the typical range of 
locations for garages and secondary 
structures in the surrounding historic 
context. 
 
b. Where most secondary structures in the 
surrounding historic context are 
located along an alley, locate a new 
garage or secondary structure along the 
alley and reinforce historical patterns by 
using the alley for garage access. 
 
c. Where most secondary structures in the 
surrounding historic context are 
located along an alley and are oriented 
toward the alley, orient a new garage 
or secondary structure similarly. If 
historically garage doors faced the alley, 
design new garage with doors to also face 
the alley. 
 

Yes The new garage/ADU will be located at the rear 
of the lot with the garage accessed from the 
alley following historic patterns.  
 
 

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 be compatible with the 
primary structure and other historic 
secondary structures 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 materials that are of a similar color, 
texture and scale to materials of the 
primary structure and in the surrounding 
historic context. 
 
d. Use simplified versions of building 
components and details found in the 

Yes/No The proposed ADU will be compatible with the 
primary structure and the historic context in 
terms of mass and material construction except 
for the brick veneer at the 2nd floor and the 
overly ornate decorative cornice. Staff 
recommends that the brick veneer be changed 
to smooth lap siding with a 4” reveal to match 
the rest of the ADU cladding and the primary 
structure.  
 
The new garage/ADU will be a flat roof 
structure at a height of 20’ – 5” which is 4’ – 8 
½” taller than the primary structure. The ADU 
will be setback approx. 81’ from the front of the 
zone lot and will be minimally visible from the 
street.  
 
Other ADU’s behind 1-1 ½ story structures 
have been approved throughout the Curtis Park 
historic district such as 2616 Stout St which 
was approved at a height of 20’ – 5” behind a 1 
½ story home and 2828 California St which had 
an ADU of 24’ in height approved behind a 1 
story 19’ high structure making the height 



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. 
 

above the original structure approximately 5’ 
taller similar to this ADU. Both of these 
examples were also approved within the last 
year.  
 
Furthermore, although the directly adjacent 
primary structures are 1 story in height, they are 
a bit taller than the primary structure on this lot 
standing at a height of 19’ – 9” and 19’ – 6” 
respectively. There are also 2 story primary 
structures on the block nearby standing at 
approx. 23’ – 24’ in height as shown in the 
application.  
 

5.9 Add a rear yard fence consistent 
with historical patterns of the property 
and surrounding historic district. 
 
a. Locate a rear yard fence to have 
minimal visibility from public view. 

b. Situate a rear or side yard fence return 
at least one foot behind the front corner of 
a historic house façade, and to be located 
behind important architectural features, 
such as bay windows and chimneys 
whenever possible. 
 
c. Use a rear and side yard fence type 
and materials traditionally found in the 
historic context, such as simple iron or 
wooden solid or open picket fence. Only 
use stone, brick , or a stuccoed wall if it 
corresponds with the historic property and 
surrounding historic context. 
 
d. Design new fences to have traditional 
height, style and design to blend with 
historic building and surrounding historic 
context. 
 
e. When installing a wooden fence, 
ensure that the pickets face to the exterior 
and the framing faces to the inside. 
 
f. 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 The applicant is proposing to replace an 
existing fence with a new 6ft. rear yard wood 
vertical picket fence.  

 
Excerpted from Character-Defining Features of the Curtis Park Historic District, January 2016 

 
Character-defining features Matches 

features? Comments 



 
Materials 
 
Predominately unpainted brick construction with a 
small number of stone and frame structures. 
Foundations are typically brick or stone. Brick 
structures are typically smooth cut, earth-tone orange 
brick. Wood siding, porches and details. 
 

 
Yes/No 

 
The primary structure is currently 
clad in stucco that is not original to 
the structure. The primary 
structure was appears to have 
originally been a frame structure 
according to the color 1890 
Sanborn Map. The applicant is 
proposing to re-clad the primary 
structure and the new ADU with 
smooth lap siding fiber cement 
board with a 4” reveal. This 
material is common to the district 
and will better resemble the 
primary structure’s original 
cladding.    
 
The ADU is also proposed to be 
clad in a clay brick veneer at the 
2nd floor of the structure that is not 
common to the district. Staff 
recommends the applicant change 
this cladding to smooth lap siding 
to match the rest of the structure.   
 

Roofs 
 
Hipped and flat roofs typical on the Italianate-style 
buildings while Queen Anne and Eastlake style 
houses typically feature a front gabled roof, sometimes 
with flared roof eaves. Some mansard, conical, raised 
decorative parapets and complex hipped and gabled 
roofs are also found. Some Italianate houses feature 
broad overhanging eaves with decorative brackets; a 
few include ornamental iron roof cresting. Dormers are 
rare. Composite shingles are the most frequently used 
modern roofing material, imitating original wood 
shingle roofs. 
 

 
Yes/No 

 
The primary structure currently 
has brown asphalt shingles and 
the applicants are proposing 
replacement of it with Owens 
Corning Duration asphalt shingles 
in Estate Gray. The new addition 
will be a gable roofed structure to 
match the previous addition.  
 
The ADU is proposed to have a 
flat roof with EPDM roofing which 
is also common in the district. The 
decorative aluminum cornice at 
the roofline should be simplified so 
as not to create a false sense of 
history.   

 
Entries & Doors 
 
Offset front entries accessed by raised porches. 
Wooden single and double doors common; some 
Italianate examples feature narrow double doors. Most 
original doors have one or two panes of glass above, 
with wood paneling below, although some doors are 
full paneled. Doors with transoms are common; 
some have sidelights. Multi-family structures have 
smaller projecting porches, stoops or recessed entries. 
 

 
Yes 

 
The applicant is replacing the front 
door on the structure with a half-
light 2 panel door as well as a new 
sliding glass door are the 
rear/north elevation which will not 
be visible from the street. The 
existing front door to be replaced 
is not original to the structure.  

 
Windows 

 
Yes/No 

 



 
Individual double-hung, one-over-one wood windows 
common, although framed window pairs in gable ends, 
window transoms, and other variations are also found. 
Most structures feature tall narrow windows, although 
some paired and arched windows are wider and more 
rectangular in form. Rounded and segmental arched 
lintels are common, although other variations such as 
wooden pedimented lintels, stone drip molds and 
horizontal stone lintel bands are also found. Highly 
decorative masonry headers and lintels contribute to 
building ornamentation. Historically, windows were 
recessed in the wall (not flush). 
 

On the primary structure the 
windows at the front façade of the 
structure are proposed to be 
replaced with double hung one-
over-one windows that better 
match what windows that originally 
were present.  
 
Windows on the new addition are 
proposed to be awning and double 
hung windows of various sizes 
which will not be visible from the 
street and may be appropriate at 
these elevations. Sliding glass 
doors are proposed at the north 
elevation of the house and will not 
be visible from the street.  
 
The ADU has both awning and a 
casement windows proposed. 
Staff believes the windows at the 
2nd floor side elevations which will 
be more visible should be changed 
to double hung windows that 
match historic proportions.  
 
All windows are proposed to be 
aluminum clad wood and shall 
have a minimum 1” inset.  
 

 
Recommendation: CONDITIONAL APPROVAL 

 
Conditions: 1. On the ADU, eliminate the brick veneer at the 2nd floor and clad in smooth lap siding to 

match the rest of the ADU structure and the primary structure.   
   2. On the ADU, simplify the metal cornice at the roofline.  
   3. On the ADU, change the windows at the 2nd floor to be one over one double hung  
   windows to match district proportions.  
   4. On the ADU, casement windows are required to be simulated divide light with spacer bar  
   or double hung windows.  
 
Basis: The proposed rear addition and new ADU are generally compatible with the existing 

structure and the surrounding historic context (2.5, 2.14, 2.20, 2.25, 2.27, 3.6, 3.7, 3.8, 3.9, 
4.8, 4.18, 4.19, 5.9).  

 
 

Suggested Motion:  I move to CONDITIONALLY APPROVE application #2021-COA-064 for the alterations at 

2847 Stout St, as per design guidelines 2.5, 2.14, 2.20, 2.25, 2.27, 3.6, 3.7, 3.8, 3.9, 4.8, 4.18, 4.19, 5.9, 

character-defining features for the Curtis Park Historic District, presented testimony, submitted 

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



1. On the ADU, eliminate the brick veneer at the 2nd floor and clad in smooth lap siding to match the rest of 

the structure and the primary structure.   

2. On the ADU, simplify the metal cornice at the roofline.  

3. On the ADU, change the windows at the 2nd floor to be one over one double hung windows to match 

district proportions.  

4. On the ADU, casement windows are required to be simulated divide light with spacer bar or double hung 

windows. 

 



Curtis Park Historic District with the property shown as a blue rectangle

 
 
 
 
 



1890 Sanborn Map (Color version) with 2847 Stout St outlined in red 

 
 
1890-97 Sanborn Map with 2847 Stout St outlined in red 

 
 
 
 
 



1904 Sanborn Map with 2847 Stout St outlined in red 

 
 
1904-25 Sanborn Map with 2847 Stout St outlined in red 

 
 



1929 Sanborn Map with 2847 Stout St outlined in red 

 
 
1929-51 Sanborn Map with 2847 Stout St outlined in red 

 
 
 
 
 
 



1929-56 Sanborn Map with 2847 Stout St outlined in red 

 
 
1962-67 Sanborn Map with 2847 Stout St outlined in red 

 
 



2847 Stout St -  Denver Public Library: Call number X-22968, 1976 

 
 
Early Stout St streetscape view provided by the Curtis Park RNO, date unknown – 2847 Stout St outlined in red 
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