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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-203 LPC Meeting:   6/1/2021 
Address:    2631 Curtis Street Staff:   Abigail Christman    
Historic Dist/DLM:  Curtis Park      
Year structure built:  1886 (Period of Significance: up to and including 1925) 
Council District:  #9 Candi CdeBaca   
Applicant:   Derek Soule   
 
 
 
Project Scope Under Review: 
Demolish existing rear porch, deck, and privacy screen  
Construct second story addition on top of rear one-story addition 
New window opening on rear one-story addition  
 
Addition Footprint: 24’- 2 3/8” x 23’ – 8”   
  
Materials: 

Foundation: n/a Roofing: EPDM  
Siding: white oak  Trim: metal  
Windows: Marvin Modern—fiberglass  Doors: Marvin MultiSlide—fiberglass  

 
 
Staff Summary: 
 
2631 Curtis is a brick Italianate residence constructed circa 1886. The residence is two stories with a flat roof with 
a rear one-story, flat-roofed addition. Sanborn maps indicate that the rear addition was constructed by 1897. The 
applicant is proposing to construct a rear addition on top of the existing one-story rear addition. The single-story 
addition is irregular in form and does not extend the entire width of the original residence. The new addition will 
project over the one-story addition, supported by timber posts. The proposed addition is contemporary in design 
and clad in vertically oriented oak tongue and groove siding. The applicant has worked closely with staff in 
developing the design to meet the design guidelines. The applicant also met with the Curtis Park RNO and has 
made revisions to address their concerns as well. The addition design original proposed was taller and wider than 
the historic residence, making it much more visible. Landmark staff and the RNO both felt that this was not 
compatible with the historic structure or the district since this made the contrast between the contemporary design 
of the addition and the historic structure more dramatic and drew attention away from the historic structure. The 
applicant revised the design to tuck behind the original structure. Staff finds that this is a successful use of a  
contemporary design without detracting from the original structure. The RNO also expressed concerns with the 
use of vertical wood siding and atypical window dimensions as well as the lack of grounding. The Commission 
has previously approved upper story additions which project over lower stories as long as this is not a readily 
visible feature.  
 



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

Guideline Meets 
Guideline? 

Comments 

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.   

        
      Yes 

One new horizontal window opening is 
proposed for the rear of the existing one-story 
rear addition. This is a contemporary window 
configuration but the window is small and will 
not be visible from any public vantage points.  
 
  

3.2 Design an addition to a historic 
structure to respect the character-
defining features of the historic 
district, the surrounding historic 
context, and the original primary 
structure. 
a. Design an addition to be compatible 
with the scale, massing and rhythm of 
the historic structure and context. 
b. Align porch eaves, roof lines and other 
features with adjacent structures, 
when possible. 
c. Retain the appearance and orientation 
of the historic primary entrance 
d. Use materials that are of a similar color, 
texture, and scale to those in the 
historic structure and surrounding historic 
context.   
e. Design windows and doors to be 
compatible with the primary structure and 
surrounding historic context, particularly 
when visible from public vantage 
points.  

 
     Yes 

The addition is contemporary in design and 
respects the district in its size and placement. 
The addition is located at the rear and is 
tucked in behind the mass of the original 
residence. This keeps the addition 
subordinate to the original and reduces its 
visibility. The addition is clad in vertical wood 
tongue and groove siding. While vertically-
oriented siding is not characteristic of the 
district, wood is a traditional material and the 
texture and scale of the siding will be 
compatible with the district. The windows are 
contemporary in design with a combination of 
tall, narrow windows with horizontal windows 
as well as a sliding glass door. However, the 
windows are placed to have minimal visibility 
from public vantage points.  
 
  

3.3 Design an addition to be 
recognized as current construction. 
a. Differentiate an addition from the 
original structure with an offset of at least 
four inches. 
b. Differentiate an addition from the 
original structure with a change in 
material or size.  
c. Use simplified versions of building 
components and details found in the 
surrounding historic context.  
e. Do not design an addition to contrast 
starkly with the original structure. At a 
minimum, an acceptable design should be 
neutral and not detract from the 
district’s or structure’s historic character. 

 
Yes 

The addition features a contemporary design 
that will clearly distinguish it from the original 
residence. There will also be a change in 
material from the historic brick to vertical oak 
siding. The addition contrasts with the historic 
structure but is simple in design and does not 
compete with the original structure. Since it is 
located at the rear, it will not detract from the 
district’s or structure’s historic character. The 
walls of the addition are flush with the walls of 
the original structure rather than offset, but the 
addition does project over the one-story 
addition which clearly identifies it as new 
construction.  
 
 



3.4 Locate an addition to retain open 
space patterns. 
a. Retain original open space at the sides 
and rear of the structure. 
b. Avoid removing existing open space 
with a large addition. 

 
Yes 

The addition will be located on top of the 
existing rear addition. The addition will be 
located primarily within the existing building 
footprint (the addition extends 5’ beyond the 
rear wall of the one-story addition). Thus, the 
addition will minimally impact the existing 
open space patterns.   

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.  

 
Yes 

The windows and doors are contemporary in 
design and configuration. Windows include 
horizontal and vertical orientations and are not 
typically sized for the district. There will also 
be sliding glass doors. However, the windows 
will have minimal visibility and the sliding door 
will be located on the rear where it will not be 
publicly visible. Though the proposed 
windows and doors are contemporary, they 
are simple and restrained and will not detract 
from the historic character of the original 
structure or district. The windows and doors 
will be fiberglass.  
 
   

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.   
 

 
Yes 

The addition features a flat roof which is 
compatible since the original structure also 
has a flat roof.   

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. 

 
Yes 

Due to the location of the addition, it will have 
minimal visual impact on the existing 
structure. It will be placed to the rear and will 
be located entirely behind the original 
structure.  
 
  

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. 

 
Yes 

The addition is both compatible and 
differentiated. The change in material and 
contemporary design clearly distinguish the 
addition as new construction. The location at 
the rear keeps it from competing with the 
original structure.    



3.10 Design a rooftop addition to 
minimize impacts on the residential 
structure and context of the historic 
district.  
c. Minimize the height of a rooftop addition 
to ensure the historic structure remains 
visually prominent. Utilize dormers and 
knee walls to keep heights low.  
d. Do not obscure, cover or remove 
historic features when adding a rooftop 
addition.  

 
Yes  

The addition will be located above a historic 
one-story rear addition. It will not be taller or 
wider than the original structure, minimizing 
the impacts on the original structure and 
historic district. The addition will not impact 
any character-defining features of the original 
structure.  
 
   

 
 

 
 

Recommendation: Approval 
 

 
Basis: The new addition is a compatible, contemporary design that is clearly distinguishable from 

the original structure while remaining subordinate to the original structure.  
 
 

Suggested Motion:  I move to APPROVE application #2021-COA-203 for the addition at 2631 Curtis St., as per 
design guidelines 2.14, 3.2-3.4, 3.6-3.10, character-defining features for the Curtis Park historic district, 
presented testimony, submitted documentation and information provided in the staff report.  
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



Curtis Park Historic District with 2631 Curtis indicated in red.  
 

 
 
 
 



 
1897 Sanborn Map with 2631 Curtis outlined in black  
 
 

 
 
 
 
 
 
 
 
 
 

END 
 


	STAFF BRIEF

