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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:   2020-COA-398 LPC Meeting:   January 19, 2021 
Address:    3002 Champa St. Staff:   Jessi White   
Historic Dist/DLM:  Curtis Park-G  
Year structure built:  NA (Period of Significance: Prior to and including 1915) 
Council District:  District 9- Candi CdeBaca   
Applicant:   Will Newman, NWMN Design LLC.  
 
 
 
Past LPC Action: 
Meeting Date: December 1, 2020 
Description: Phase I- Mass, Form, and Context: Infill 
Motion by A. Wattenberg: I move to recommend approval of application #2020-COA-398 for the new infill building 
at 3002 Champa St. as per design guidelines 4.1, 4.2, 4.3, 4.4, 4.7, 4.8, 4.9, 4.11, 4.15, 4.16, 4.17, character-
defining features for the Curtis Park Historic District, presented testimony, submitted documentation and 
information provided in the staff report. 
Second: G. Johnson  
Vote: Unanimous in favor (8-0-0), motion passes 
 
 
Project Scope Under Review: 
New Multi-family Infill- Phase II- Design Details 
 
Footprint: 38’-5/8”w x 105’-3 3/8”l Height: 25’-0” 
 
Materials: 
 

Foundation: Summit Brick- Black Diamond, smooth 
mortar color to  match the brick 

Roofing:  Flat roof with roofing membrane with Trex 
composite decking- foggy wharf 

Siding: Summit Brick- Black Diamond, smooth mortar 
color to  match the brick AND Smooth finish 
HardiePlank with a 4” reveal painted Limo-Scene 

Cornices and Trim: Smooth finish Hardie board painted 
Limo-Scene 

Windows: Andersen 100 series composite window, 
single hung operation 

Doors:Therma-Tru full-light Door with transom (onyx) 

Porch: Smooth finish concrete floor; Tongue and 
groove clear select cedar ceiling 

Fencing: rear: 6’-high wood fence; front- 2’-6” metal fence 
with 2’-9” posts.  

Walkways: smooth finish concrete sidewalk Lighting: P5713-31 Cylinder down-light; RAB Slim12 
down-light; OLF LED Security Floodlight; Pathfinder 
52120ABZ down-light 

 
 
 



 
Staff Summary: 
The applicant is proposing to construct a 4-unit apartment building on the corner of Champa St. and 30th St. and 
across from Curtis Park.  The site is currently a vacant lot, in the Curtis Park-G Historic District.  Landmark staff 
received public comment on the project on December 2, 2020 regarding some of the details of the proposed 
building form, a copy of these comments are included in the Design Details application packet.  The comments 
specifically call out concerns over the “half-bay at the right side of the 30th St. façade and the brick infill windows 
on the proposed garage.  The applicant has adjusted the location of the bays in the Design Details application 
packet, eliminating the half-bay at the southwest corner of the 30th St. façade.  The applicant is proposing to leave 
the “brick in” window reveals on the garage.  The new infill construction is compatible in terms of Mass, Form, and 
Context with the surrounding neighborhood context and fist in with the residential character of the Curtis Park 
Historic District.   
 
The flat roof form will be clad in a membrane roofing material with Trex composite decking in the color Foggy 
Wharf.  The walls of the building will be clad in Summit brick in the color Black Diamond with a mortar to match 
and smooth finish Hardie Plank with a 4” reveal in the color Limo-Scene. The brick will be laid in a running bon 
pattern with a 1st floor rowlock brick sill course with a 5/8” projection, a window course band with a 5/8” projection, 
a 2nd floor rowlock brick sill course band with a 5/8” projection, a parapet wall single stretcher brick course with a 
5/8” projection, a 3 course tall reveal with an 1 ¼” recession, and single stretcher brick course with a 5/8” 
projection.  The cornices and trim will be smooth finish Hardie board in the color Limo-Scene.  Windows will be 
single-hung, fixed, sliding, and casement windows from the Anderson 100 series Fibrex composite. Doors will be 
full-light doors (some with transoms) from Thurma Tru with a flush panel door by Jeld-Wen and a Steel garage 
door on the garage portion of the building. 
 
The proposed porches will feature a flat roof form with a EPDM membrane roof, smooth finish Hardie board 
cornices and trim.  Simple square wood columns will support the porch roofs.  The porch floor will be  smooth 
finish concrete and the porch ceilings will be clad in clear select cedar tongue and groove cedar. 
 
The site will feature a 6’ high wood fence on the northeast (interior lot) side of the building.  The northwest 
Champa St. side of the building will feature a 2’-6” metal fence with 2’-9” posts. 
 
All materials are of high-quality construction and have previously approved by the Commission for infill 
construction. 
 
Phase II: Design Details will be reviewed following Phase I: Mass, Form, and Context approval. 
 
 
Registered Neighborhood Organization (RNO) comments: 
3002 Champa St. was referred to the Curtis Park Neighbors on September 11, 2020.  The RNO did not provide 
formal comments on the project.  Public comment for the project was submitted to staff by the RNO on November 
25, 2020, a copy of which was emailed to the Commission prior to the December 1, 2020 LPC meeting. 
 
Excerpted from Design Guidelines for Denver Landmark Structures and Districts, January 2016 

Guideline Meets 
Guideline? 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. 

 
Yes 

 
The building fits in with established building 
location. The footprint of the infill fits within the 
range of building footprints found on the block. 



b. Provide a general pattern of 
open space that is compatible 
with the existing historic pattern 
on the surrounding context/block.  

 
 
4.2 Locate a new building to respect 
the alignment of historic building 
façades and entrances in the 
surrounding context/block. 

a. Locate a new building to reflect 
established setback patterns of 
the surrounding context/block. 
b. If existing historic buildings are 
positioned at the sidewalk edge, 
creating a uniform street wall, 
then locate a new building to 
conform to this alignment. 
c. Where front yard setbacks are 
uniform, place a new structure in 
alignment with its neighbors. 
d. Orient a building’s entrance to 
be consistent with the established 
historic pattern of the surrounding 
context/block. Typically, the 
primary entrance faces the street. 

 

 
Yes 

 
The infill is set back 5’ along 30th St., fitting in 
with the range of building setbacks on the 
block along the numbered streets. The infill is 
set back 13’ along Champa St., fitting in with 
the range of building setbacks on the block 
along Champa and Stout St.  The building 
features an entrance along Champa and 
several entrances along 30th St., a pattern 
typical of multi-family buildings in the district. 

 
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 

 
The proposed infill features a raised 
foundation height, typical of buildings in the 
district.  The overall height of the proposed 
infill fits with the height of the DHA buildings 
existing on the site.  Staff would like to note 
that the DHA buildings do not have a raised 
foundation, however, as this is a typical 
feature of the district the applicant is 
proposing a raised foundation to help the 
building better fit in with the historic context. 
Finally, the infill features recessed entries 
beneath porches, a feature common to the 
district. 

 
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 

 
Yes 

 
The building form draws directly from other 
Italianate buildings found in the district.  While 
some of its features appear replicative, staff 
feels that the overall form is simplified. 
Additionally, the applicant is proposing a black 
brick cladding that will help the building be 
recognizable as modern construction. 



compatible with historic siting, 
massing, and forms found in the 
historic district. At a minimum, an 
acceptable design should be 
neutral and not detract from the 
district’s historic character. 

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

a. Masonry materials such as 
brick, stone and genuine stucco 
are appropriate in most districts. 
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. 
d. Use a simple combination of 
materials when this is 
characteristic of the district.  
e. Avoid using a wide range of 
building materials when building in 
the surrounding historic context 
use a simple combination of 
materials. 
 

 
Yes 

 
The materials will be similar in scale, texture, 
and finish to those seen historically in the 
Curtis Park Historic District.  The applicant 
chose a traditional medium red smooth brick 
material found commonly in the Curtis Park 
Historic District but paired it with a matching 
medium red mortar to help differentiate the 
building as modern infill.   

 
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 buildings in the 
surrounding historic context. 

 
Yes 

 
The applicant is proposing to use windows 
and doors with tall, narrow proportions, 
common to the district. 



e. Use simplified configurations of 
historic doors rather than 
replicating a historic door exactly. 

 
 
5.8 Design a new front yard fence to 
minimize impacts on the historic 
context (when warranted based on the 
criteria in Guideline 5.7). 

a. Design a new front yard fence 
to be simple, open, and low 
(unless taller 
fences are typical of the historic 
district or surrounding historic 
context). 
The maximum front yard fence 
height should be 48” or less. 
b. Use compatible but simplified 
(less ornate) versions of historic 
fences and 
walls present in the historic district 
or in the surrounding historic 
context. 
c. Use historic fence and wall 
materials present in the historic 
district or in the 
surrounding historic context. Do 
not use vinyl or other 
nontraditional fence materials. 
d. Do not install a new chain link 
fence in the front yard (an existing 
chain link fence 
should be preserved when it is a 
character-defining feature of the 
district). 
e. Do not install opaque fencing of 
any kind. A fence should be more 
than 50% open. 
 

 
Yes 

 
The proposed front yard fence will be 42” in 
height and will be more than 50% open.  The 
fence will be composed of a traditional iron 
material, and will feature a simple hairpin 
design. 

 
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 

 
Yes 

 
The proposed fences meet the height 
requirements for front and rear yard fences 
and are made of traditional materials. 



found in the historic context, such 
as simple iron or wooden solid or 
open picket fence.  
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. 

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

 
Character-defining features Matches 

features? Comments 
 
Building Placement  

Buildings within Curtis Park primarily front 
onto the named streets, although often smaller 
homes and rowhouses face onto the 
numbered streets 
 

 
Yes 

 
The infill has entrances along 
Champa and 30th St.  The majority 
of entrances face onto the 
numbered street. 

 
Setbacks 

Uniform front setbacks common from block to 
block with shallow front yards typical. Multi-
family buildings on corners often have 
reduced setbacks. Narrow side yards resulting 
from narrow lots with larger rear yards 
commonplace. On some larger 
lots, houses are located on the south side of 
lots. On some numbered streets, houses are 
on small lots with little to no side setbacks on 
the alley side. 
 

 
Yes 

 
The infill fits within the range of 
setbacks for buildings on the 
block. 

 
Mass & Form 

Building Height: One to two stories in height. 
Raised foundations and tall ceiling heights 
provide for tall houses, over 30 feet high, on 
some blocks.  
Building Shapes: Single-family residences 
are prevalent with multi-family row houses and 
duplex forms intermixed. Massing is blocky 
and rectangular on most homes, although 
projecting bays, corner towers and 
asymmetrical forms are also common on 
larger two-story homes and buildings. 
 

 
Yes 

 
The proposed building fits within 
the height and massing of other 
buildings on the block.  The 
building is also using a traditional 
building form for multi-family 
buildings in the district. 

 
Roofs  

 
Yes 

 
The applicant is proposing a roof 
form and cornice typical of 



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. 
 

Italianate style dwellings in the 
district.   

 
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 proposing 
entrances with tall, narrow 
proportions that are recessed 
beneath the porches.  

 
Windows 

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). 

 

 
Yes 

 
The applicant is proposing to use 
tall, narrow window forms. 

 
Porches  

General: A large number of homes in the 
district are missing original porches or have 
heavily altered porches.  
Width: Partial-width and full-width porches 
common. The Queen Anne style houses often 
feature partial-width or wrap-around porches 
while the Italianate-style homes typically have 
full- or partial-width porches. 
Height: Typically one story.  

 
Yes 

 
The infill features simple porches 
that fit with the general alignment 
of other porches in the district. 



Projecting: Yes, typical. Row houses with 
stoop and inset entries also found.  
Shapes: Raised rectangular and square 
shaped with gable, hipped, flat, and shed 
roofs; some shed roofs on Victorian- and 
Eastlake-style homes feature small 
pedimented gables.  

 
 

 
Recommendation: Approval 

 
Basis:   The proposed design elements of the new infill construction are simple and neutral and are  

compatible with the surrounding historic context. 
 

 
 
 

Suggested Motion:  I move to recommend APPROVAL of application #2020-COA-398 for the new infill 

building at 3002 Champa St. as per design guidelines 4.1, 4.2, 4.3, 4.5, 4.6, 4.8, 5.8, 5.9, character-defining 

features for the Curtis Park Historic District, presented testimony, submitted documentation and information 

provided in the staff report.      

 



Curtis Park District Map with 3002 Champa St. outlined in red.

 
 
 
 
 
 
 
 
 
 
 
 



1904 corrected to 1925 Sanborn Map with 3002 Champa St. outlined in black  
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