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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-504 LPC Meeting:   December 7, 2021 
Address:    3042 Champa St.  Staff:   Abigail Christman   
Historic Dist/DLM:  Curtis Park   
Year structure built:  New construction  
Council District:  #9 Candi CdeBaca    
Applicant:   Dave Rittinger  
 
 
Project Scope Under Review: 
 
Mass, form, and context review for a new single-family residence and rear ADU.   
 
 
Staff Summary: 
 
The proposed infill residence is 2 stories plus basement with a mostly rectangular form. An ADU is proposed for 
the rear of the lot, accessed via the alley. The proposed infill draws inspiration from the Italianate residences 
within Curtis Park. Features drawn from the district’s Italianate residences include the flat roof, partial-width front 
porch, decorative cornice, and tall windows. The entrance is offset and located on a secondary mass recessed 
from the primary mass, a feature found on other Italianate residences within the district. The proposed infill also 
features a large, arched window on the first floor. While this is not a character-defining feature of the Italianate 
style, it is a feature found on some Italianate buildings within the district. Features that distinguish the infill as new 
construction include the porch design, simplified cornice, the raised brick detailing creating deeply punched 
openings, and curved walls on the south and east. The proposed ADU carries through several of the design 
elements from the primary residence including the flat roof, tall windows, and raised brick detailing.   
 
The lot is part of the Denver Housing Authority's redevelopment of the Platte Valley Homes. The DHA has 
reconfigured the block, demolishing several buildings and dividing part of the block into new zone lots to be sold 
off for single-family residential development. The DHA retains buildings on the north, south, and east sides of the 
block. The DHA issued an RFP for the development of the lots and encouraged projects that included ADUs 
(providing density), brick as a primary material, and 20’ primary front setbacks. There are no historic properties on 
this block for the applicant to use as reference. A streetscape comparison with the infill properties previously 
approved for 3052 and 3056 Champa has been provided along with a study of other Italianate residences within 
the district.  
 
The applicant is requesting an Administrative Adjustment (AA) for bulk plane. The proposed infill is 26’-2” in height 
(well below the 30’ zoning max for the district) but due to the flat-roofed form and width (27’-6 3/8”) the proposed 
infill will violate the bulk plane on the north and south. The infill as proposed extends 4’-3” in height and 4’-3” in 
width into the bulk plane on the north and south sides. The proposed infill is wider than the adjacent infill 
structures approved at 3052 and 3056 Champa (approx. 19’ wide) but 3042 Champa is on a wider lot (37’-6”) as 
compared to the 25’ lots at 3052 and 3056 Champa. The Curtis Park district does feature a variety of building 
widths and lot sizes. While tall, narrow buildings are common, wider buildings are found on larger lots.  



 
 
The LPC may recommend an Administrative Adjustment (AA) for buildings or additions that violate the code-
required height or bulk plane if the LPC finds that conforming with the zoning code height or bulk plane 
restrictions "would have an adverse impact upon the historic character of the individual landmark or the historic 
district, if a historic district is involved."  This is based on Section 12.4.5.3 of the Denver Zoning Code. This is 
intended “to relieve unnecessary hardship” associated with meeting Landmark design guidelines. In order to 
recommend an AA for bulk plane, the LPC would need to determine that compliance with the zoning code would 
have an adverse impact on the district character and that the building form as proposed is more compatible with 
the district. Staff finds that an AA is justified here since the building form proposed is compatible with the district 
and the AA will enable the construction of an infill block with a variety of roof forms and building widths. Without 
the AA, the range of roof and building forms is limited and will result in an infill block that does not reflect the 
diversity of forms found in the district.  
 
The applicant has worked with Landmark staff and the RNO on the development of this design, moving through 
several versions of the design in response to comments. Staff find that the mass and form of the proposed infill 
meets the design guidelines. This application is only for the mass, form, and context. The materials, cornice 
details, porch details, window and door details, and site work will be reviewed during the Design Detail review.   
 
Registered Neighborhood Organization (RNO) comments:  
  
Curtis Park Neighbors have reviewed the proposal. The project was initially referred to the RNO on 9/16/2021. 
The RNO met with the applicant and provided feedback. The applicant made subsequent revisions to the design 
based on both the RNO and Landmark staff comments. The current design was sent to the RNO for additional 
comments. The RNO comments on the proposed design are included in the application packet. The RNO finds 
the revised design to be more compatible with the district that the previous version reviewed but still has some 
concerns. RNO suggestions include adding a stronger vertical element such as a bay, using a single window over 
the entrance, and revising the porch post design.  
 
 
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.  
b. Provide a general pattern of open 
space that is compatible with the existing 
historic pattern on the surrounding 
context/block.    

 

 
    Yes  

The placement of the proposed infill on the lot 
is compatible with the district. The house and 
the ADU feature 5’ side setbacks. The façade 
will align with the adjacent infill on the block.     
The ADU will be at the rear of the lot on the 
alley which fits district patterns for accessory 
structures. The footprint of the proposed 
primary structure will be irregular but the 
curved portions will be at the rear where they 
will not be readily visible.  
 



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.  
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 entrance is located off-center on the 
façade, which is characteristic of the district. 
The property features a 20’ setback which is 
the zoning standard for this block and fits 
within the range of setbacks found on the 
adjacent blocks.      
 
  
 

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  

Entry and porch location fit district patterns. 
Floor-to-ceiling heights fit district patterns. 
Overall building height is 26’-2”. Though no 
historic structures are located on this block, 
the applicant has studied the massing and 
proportions of historic residences found in the 
district and referenced these patterns in the 
proposed design.  
  
  
 
    

4.4 Design the height, mass and form 
of a new building to be compatible with 
the historic context.  
a. Design a new building to be within the 
typical range of building forms, heights 
and sizes in the surrounding 
context/block.  
b. Construct a new building at the same 
grade as historic buildings on adjacent 
lots.  
c. Use floor-to-floor heights that are 
similar to those in the surrounding historic 
context.  
d. Design the façade to reflect typical 
historic proportions of height to width in 
the surrounding context/block.   
  

 
Yes  

The height of the proposed infill fits within the 
range of heights found on historic residences 
in the district. The façade reflects typical 
historic proportions. The infill incorporates a 
raised foundation which is characteristic of 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 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.  
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.  
 

 
Yes 

Design is clearly identifiable as new 
construction while also relating to the historic 
district. Design is a contemporary 
interpretation of an Italianate design. Historic 
references include a partial-width front porch, 
arched window, flat roof, offset entrance, 
cornice, and tall narrow windows. These are 
all simplified versions of historic forms, 
enabling the infill to blend with the district 
while also distinguishing it as new 
construction. Contemporary elements include 
the porch design, brick detailing at the window 
openings, and curved walls at the rear.  
 
 
 
  
 
 
 

4.7 Use a roof form that is compatible 
with the historic context.  
a. Use a roof form that is consistent with 
typical roof forms of existing structures in 
the district in terms of pitch, orientation, 
and complexity.  
b. Avoid using a flat roof unless it is a 
typical feature of the surrounding historic 
context.  
 

 
Yes 

The primary structure features a flat roof 
which is found on Italianate buildings within 
the district. The ADU will also feature a flat 
roof. Flat roofs are common for accessory 
structures in the district.  



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 

Fenestration patterns relate to the historic 
district.  Visible windows are incorporated at a 
ratio similar to nearby historic structures. The 
façade features a single fixed arched window 
on the first floor, three sash windows above, 
and a paired window over the entrance.  
Windows on the side and rear elevations 
feature a variety of window sizes and types. 
The spacing is irregular but has a rhythm. A 
more traditional fenestration is used for the 
windows closest to the façade and atypical 
window forms are used at the rear where they 
will not be readily visible.  The ADU features 
three regularly spaced sash windows above 
the garage, with irregular fenestration on the 
other sides.  
 
  
 

4.15 Use a front porch to provide a 
visual and functional connection 
between the building and the street.  
a. Use a front porch to define the entry.  
b. Orient a front porch towards the street 
and sidewalk.  
 

 
Yes 

The residence features a partial width front 
porch at the offset entrance. The porch has a 
flat roof.  

4.16 Design a porch to be compatible 
with the historic context. 
a. Proportion a front porch to be 
compatible in size and scale with the 
building and surrounding historic context. 
b. Position a front porch to maintain 
historic porch spacing patterns seen in 
the historic district.   
f. Do not visually overwhelm the primary 
façade. 

 
Yes  

The simplified porch form is compatible with 
the district and provides a modern 
interpretation of historic forms. The placement 
and scale of the porch fit the district. The 
tightly spaced porch supports on the north 
side are atypical of the district, but these can 
be addressed in the design detail review.   
      



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.  
 

 
Yes 

An ADU will be located on the alley following 
district patterns. It will feature a garage on the 
first floor (accessed via the alley) and a living 
area on the second floor. 

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.  
 

 
Yes 

The mass and footprint of the ADU is 
compatible with the district. The ADU features 
a boxy form and simple flat roof. The ADU 
features three evenly spaced windows on the 
east above the garage door. The windows on 
the other elevations are irregular with paired 
windows on the north and south and a larger 
window opening on the west. There are no 
windows on the first floor. The ADU is set 
directly to the rear of the primary residence 
and will have minimal visibility.  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



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

Character-defining features Matches 
features? Comments 

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 infill is 2 stories and 
26’-2” tall.  
  
Massing is blocky and rectangular 
as perceived from the street 
(though there are curved walls at 
the rear).   
 
  

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.  
Entries and Doors: 
Offset front entries accessed by raised porches. Multi-
family structures have smaller projecting porches, 
stoops or recessed entries.  
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. 

 
Yes 

The roof is flat.  

Entrance is located off center on 
the façade and covered with a 
porch.  

Features tall narrow windows on 
facade.   

 

 
 
 

Recommendation: Approval  
 

Basis: Mass and form of the proposed infill structure and associated ADU relate to the district 
context (4.1-4.5, 4.7, 4.8, 4.15, 4.16, 4.18, 4.19).  
  

Suggested Motion:  I move to APPROVE application 2021-COA-504 for the mass, form, and context of the 
proposed infill at 3042 Champa St, as per design guidelines 4.1-4.5, 4.7, 4.8, 4.15, 4.16, 4.18, 4.19 , character-
defining features for the Curtis Park historic district, presented testimony, submitted documentation and 
information provided in the staff report. I also move to recommend an administrative adjustment for bulk 
plane per section 12.4.5.3 of the Denver Zoning Code finding that conformance to the requirements of the 
zoning code would have an adverse impact upon the historic district. 
 
 
  
 
 
 
 



Curtis Park District Map with 3052 Champa St. outlined in red. 
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