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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-150  LPC Meeting:   September 21, 2021  
Address:    3248 Champa St.  Staff:   Abigail Christman   
Historic Dist/DLM:  Curtis Park – G (period of significance: prior to and including 1915)   
Year structure built:  c.1967-8 (demolition conditionally approved)  
Council District:  #9 Candi CdeBaca   
Applicant:   Justin Repath, Cushing Terrell  
 
 
Past LPC Action: 
Landmark Preservation Commission Meeting December 1, 2020  
Description: Phase 1: Mass, Form, and Context  
Motion: I move to conditionally approve application #2020-COA-403 for the mass, form, and context design of the 
proposed infill at 3248 Champa St. as per design guidelines 4.1- 4.5, 4.7,4.8, 4.23, and 5.15, character-defining 
features for the Curtis Park historic district, presented testimony, submitted documentation and information 
provided in the staff report with the condition that the height of the corner entrance at the northeast corner be 
studied to improve verticality and detail of those areas. 
Motion by G. Petri, Second G. Chapman  
 
Landmark Preservation Commission Meeting February 16, 2021 
Description: Phase II- Design Details 
Motion: I move to deny application #2021-COA-050 for the design detail of the proposed infill at 3248 Champa St. 
as per design guidelines 4.3, 4.8, and 4.20, character-defining features for the Curtis Park historic district, 
presented testimony, submitted documentation and information provided in the staff report. 
Motion by B. Gassman, Second: A. Wattenberg 
 
Landmark Preservation Commission Meeting April 20, 2021 
Description: Phase II - Design Details 
Motion by G. Johnson: I move to conditionally approve application #2021-COA-050 for the design detail of the 
proposed infill at 3248 Champa St. as per design guidelines 4.3, 4.5, 4.6, 4.8, 4.20, 4.30, 5.8, 5.9. 5.15, 5.17, and 
5.21, character-defining features for the Curtis Park historic district, presented testimony, submitted 
documentation and information provided in the staff report with the following conditions: that the south east 
recessed entrance be aligned with the pilaster alignment and be glass, as discussed; that the stucco does not 
have acrylic or elastomeric coatings; that the glazing be clear or near clear per guideline 4.8F.  
Second: G. Petri 
 
 
 
Project Scope Under Review: 
 
Review of the design detail application for a single-story commercial infill building.  
 



Materials: 
Foundation: Concrete  Roofing: Not specified  
Siding: Brick and stucco  Trim: Precast concrete, metal, brick  
Windows: Aluminum storefront  Doors: Aluminum and glass; hollow metal  

 
 
 
Staff Summary: 
 
The lot is currently occupied by a single-story commercial building constructed circa 1967-8 (demolition 
conditionally approved). The proposed infill is a single-story 3,628 sf building which will hold an urgent care 
facility. The proposed infill is a simplified version of an early 20th century, one-part block commercial building. 
Storefronts extend across the street-facing facades.  The applicant is proposing red brick on the street-facing 
facades with a beige stucco at the rear. Detailing will be done in brick with some precast concrete accents. The 
parapet will feature brick corbelling and a precast concrete cap. Aluminum-framed storefront windows with a dark 
bronze finish will extend across the street-facing facades.  
 
In April 2021, the Commission approved the design details for the building with the condition that the main entry 
be returned to the previously approved configuration and that the glass be transparent per guideline 4.8F. Since 
that meeting, the applicant has submitted several revisions to staff, exploring various window options. In order to 
meet privacy requirements related to the building’s intended medical use, the applicant proposed to construct 
shear walls behind several of the window openings, creating false windows. The applicant also proposed using 
windows equipped with internal blinds. Staff did not find either of these options to be compatible with the district 
character. Staff encouraged the reconfiguration of interior spaces so that rooms requiring privacy could be placed 
at the rear and other functions could be placed at the street-facing facades.  
 
These are the changes made to the design since the previous Commission review:  

• Interior configuration changed to move private functions to the rear 
• Windows removed from the rear of the structure (southwest wall)  
• Primary entrance returned to its previous configuration to meet the LPC condition  
• The width of the storefront windows has been reduced. Windows previously ranged in width from 11’-4” to 

12’-8”. Windows now range in width from 7’-4” to 8’-8”.  
• Location of primary accessible entrance moved from east wall of glass inset to south wall.  
• Location of entrance on north side moved from 2nd bay to the east to the 2nd bay from the west. The width 

of the entrance opening has also been reduced.  
• Sun70 film added to the windows and glass doors  

 
Staff find that overall the changes made have successfully balanced the requirements of Landmark with the need 
for privacy due to the building’s proposed medical use. Staff recommend approval with the condition that 
additional detailing be added where the size of the windows and entrance opening have been reduced. Staff 
recommends recessing the brick to around the opening or adding other detailing that would help to retain the 
storefront window rhythm of the previous design, giving the impression of larger windows and helping to make the 
smaller openings look more intentional.  
  
 
  
  
 
 
 
 
 
  
 



Excerpted from Design Guidelines for Denver Landmark Structures and Districts, January 2016 

Guideline Meets 
Guideline? Comments 

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.  
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/No The building reflects typical alignments for 
commercial buildings. The primary entrance 
has been moved so that it no longer faces the 
street which is atypical for commercial 
buildings (though the door is part of a larger 
glass-walled recess that does face the street). 
Additionally, the entrance on the north has 
been moved away from the corner, which is a 
more typical door location.  

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 Due its location on corner lot, there are no 
immediately adjacent properties to align with. 
Overall, proportions generally follow district 
patterns. The height of the corner parapet has 
been reduced to better blend with the district 
and align with historic single-story commercial 
examples. The design uses a cornice, 
pilasters, brick detailing, and storefront 
windows for scaling and to reference district 
patterns. The windows do not extend the full-
width between the pilasters which would be 
more typical of the early 20th century 
commercial storefront designs that the 
building references. Additionally, the primary 
entrance does not face the street.  

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

Yes  Infill features a simplified interpretation of 
historic commercial building forms that will be  
identifiable as new construction. The infill 
features a simplified cornice, brick pilasters, 
brick details, and storefront windows.  
Traditional features are combined with 
contemporary elements with the recessed 
entrance at Downing St. with a glass entry 
door and glass wall.  



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. 
b. Architectural metals and glass are also 
appropriate in many districts, 
especially commercial and industrial 
contexts. 
d. Use a simple combination of materials 
when this is a characteristic of the 
district. 

Yes Street-facing walls will be clad in red brick. 
The rear will be clad in a beige stucco, which 
will contrast with the brick but appears to 
match the brick mortar and is a traditional 
stucco color. Precast concrete will be used for 
details. This is a simple combination of 
materials that fits with the district. The red 
brick proposed will be multi-hued.      

4.8 Design windows, doors and other 
features to be compatible with the 
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. 
d. Use door widths, heights and materials 
that are similar to doors on historic 
buildings in the surrounding historic 
context. 
f. Use clear or near clear low-e glass in 
windows. 

Yes/No The orientation, form, and size of storefront 
windows fit with district patterns. Storefronts 
on commercial spaces will be simplified 
versions of traditional commercial storefronts. 
Storefront windows will feature varying mullion 
patterns. Proposed film will retain transparent 
appearance of glass.  
The storefront windows have been reduced in 
width. The proposed window to wall ratio is 
not as reflective of typical patterns found on 
early 20th century commercial storefronts.  
  
 
 
  

4.20 Establish a sense of human scale 
in the building design. 
a. Incorporate changes in color, texture 
and materials to help define human 
scale.  
b. Use simplified versions of architectural 
details common in the historic 
district. 
c. Use materials that help to convey scale 
in their proportion, detail and form. 
d. Design building features, such as 
entries, windows, articulation and other 
details, to be proportioned and sized to 
human scale. 

Yes  Brick detailing including pilasters and a 
corbelled parapet will be used to create 
texture and variety on the façade as well as to 
reference traditional elements in the district.    



4.30 Locate driveways, trash 
enclosures and parking areas to 
minimize impacts on 
surrounding residential context. 
a. Locate driveways, trash enclosures and 
parking areas away from private yard 
areas on adjacent residential properties, 
whenever possible. 

Yes  Parking lot and trash enclosure will be located 
to the rear of the building.  

5.8 Design a new front yard fence to 
minimize impacts on the historic 
context.  
a. Design a new front yard fence to be 
simple, open, and low. 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. 

Yes A 4’ fence featuring vertical metal pickets and 
brick piers will be located along the street-
facing portions of the lot. The materials and 
design are compatible with the district though 
they are more residential than commercial in 
character.  

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. 
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. 

Yes A 6’ fence composed of vertical pickets is 
located along the rear of the lot.    



5.15 Locate and access surface 
parking areas to minimize impacts on 
the historic streetscape, rhythm of the 
built environment and disruption to 
pedestrians. 
a. Minimize the visual impacts of a surface 
parking area (note that this is 
especially important in, and adjacent to, 
historic residential areas). 
b. Locate surface parking areas to the 
side or rear of buildings. 
c. Provide access to surface parking 
areas from an alley, when feasible. 

Yes Parking will be located to the rear of the 
proposed infill to minimize the visual impact. 
Access to the parking area will be from 
Champa St. and an alley. The parking lot will 
be adjacent to the residential property at 3222 
Champa St. but this is also the existing 
condition. A privacy fence is proposed along 
the rear of the parking area.  

5.17 Minimize the visual impacts of a 
new service area.  
a. Orient a service entrance, 
waste/compost disposal area or other 
service area toward alleys or service 
lanes, and away from public streets and 
residences.  
b. Locate a service area to minimize 
potential noise impacts or other residual 
effects on nearby properties.  
d. Screen a service area with a wall, fence 
or planting.  

Yes A trash enclosure will be located to the rear of 
the building in the parking lot. It will be 
enclosed with a concrete block wall with a 
metal gate. This is adjacent to a residential 
property, but there are limited locations for the 
trash enclosure on the lot and the concrete 
block wall will provide screening.  

5.21 Design lighting to be compatible 
and subordinate to historic buildings 
and the surrounding historic context.  
a. Use existing or ambient streetlight or 
storefront lighting rather than adding new 
lighting whenever possible.  
b. If new light fixtures are necessary, use 
a contemporary design, or simplified 
historic lighting design that is compatible 
with the placement, design, materials and 
quality of lighting on adjacent historic 
buildings.  
c. Limit the level of illumination to be 
sufficient to perform the needed lighting 
task.  
d. Design and orient new light fixtures to 
provide down-lighting.  

Yes Lighting as shown appears to be simple in 
design. On the street-facing facades 
aluminum wall scones measuring 22” x 8” are 
proposed. The design is compatible with a low 
profile and down light. A simple wedge-
shaped wall scone (no material information 
provided) measuring 9” x 18” is also 
proposed, primarily on the rear.      

 
 
 
 
 
 
 
 
 



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 Building will feature red brick on 
street-facing facades.  

Building ornamentation:  
Multiple surfaces, typically with fish scale shingles or 
other combined ornamentation in front gable of Queen 
Anne and Victorian eclectic homes. Decorative 
bargeboards and other applied ornamentation also 
common. Italianate structures often feature decorative 
brick banding, ornate and prominent cornices 
with decorative brackets. Eastlake influenced 
examples include jigsawn bargeboards and 
decoration. 

      Yes The infill features decorative brick 
banding and prominent cornice.  

 
Recommendation: Approval with Conditions  

 
Conditions:  1.  Additional brick detailing to be added where the size of the windows and entrance 

opening have been reduced 

 
Basis: Overall, design details and materials as proposed are compatible. The reduction in the width 

of the window and entrance openings has disrupted the traditional storefront rhythm. 
Additional detailing is recommended give the impression of larger openings.  

 
 

Suggested Motion:  I move to CONDITIONALLY APPROVE application #2021-COA-150 for the design detail of 
the proposed infill at 3248 Champa St. as per design guidelines 4.2, 4.3, 4.5, 4.6, 4.8, 4.20, 4.30, 5.8, 5.9. 5.15, 
5.17, and 5.21, 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.   
additional brick detailing to be added where the size of the windows and entrance opening have been 
reduced. 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 
 
Curtis Park District Map with 3248 Champa outlined in red   

 
  
 
 
 
 
 
 
 
 
 
 
 



 
 
1961 Sanborn Map corrected to 1967: 
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