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BACKGROUND

* Pel-Ona draft reviewed in May

e Back-and-forth with CPD,
recommendations, modeling,
and revisions

e July handoff to CW Sandoval

e August Task Force meeting

* Four team meetmgs two CPD
meetin gs
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. December Task Force meetlng
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OUR DIRECTIVE

Do modeling and further testing
where indicated

Get further feedback from the
community

Explore unintended
consequences

Refine definitions/standards

Harkness Heights Conservation Overlay Proposal

Core CPD Team-HH Team Discussion Tracking

This document is a compilation of the feedback from the core Community
Planning and Development (CPD) - Planning Services project team (Abe Barge,
Brad Johnson, Libbie Adams) on the overlay prop A Pri

Overiay Zoning District Proposal for Harkness Heights (dated February 21, 2019)
to the Harkness Heights Team (HH Team). after this is refi

to as the “overlay prop " This d ins the core CPD team’s
preliminary feedback on the overiay proposal as provided on 05.29.19. Pel-
Ona's responses to CPD’'s comments added on 06.05.19 are represented in biue.
Finally, CPD's comments and notes following the 06.06.19 meeting are
represented in o).

C and ions are provided for a series of design topics in the
overlay proposal. Note that in some cases a single topic or proposed tool

ified in the overlay prop is d into iple sub-topics for
organizational purposes. For each item, the core CPD team has updated the
document based on the 06.06.19 ing with L ing next steps.
See below:

HH Team and core CPD team are in agreement and no further
discussion is needed at this time.

No major issues with proposal, but HH Team indicated a
desire to |/test the prop ion and report back
to CPD on final direction.

Consensus has not been reached and more discussion may be
required. HH Team to respond to core CPD team’s
comments, unless otherwise stated.

As a reminder, CPD’s initial response is color coded as follows:

* Initial CPD Response: Support. The core Planning Services team did not
identify any gloring challenges with implementing the proposed
standard based on preliminary review.

* Initial CPD Response: Support with Some Concerns. The

Cy with existing Denver Zoning Code provisions
* Initicl CPD Response: Suggest removal from design overlay proposal
The core Planning Services teamn has reviewed the proposed approoach or
and i ified significant cf ges or 7
Harkness Heights Overiay Propossl — Core Planning Services Team Comments and Questions
(05.05.2015)

Amended 06.05.19 to add Pel-One Comments. Amended 0716 19 to reflect 06.06.19
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THE LATEST PROPOSAL

1. Bulk Plane (“The glass box”)

2. Design Elements




v R

v .."‘\“‘.- 8 ] J
'3 DA 1,(,-‘.,', 4 [
' - - ~
‘v N\ » I.' ~ \5;‘ : . v g ..‘
}g » J& e R
RS TP i ’
T f

ﬁ"”t"‘
Tar
oW
el '

A4




esee PBylk Plane — QUiCk Overview

2

Rear setback
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esee PBylk Plane — QUiCk Overview
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A house must fit into the bulk
plane box (with a few exceptions).
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esee PBylk Plane — QUiCk Overview
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Eaves, porches, and other specific
elements can pierce through the bulk
plane (“encroach”).
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eoee (Current Bulk Plane

Front zone Rear zone (Rear
(front 65%) 35%)

Height in stories 2.5 stories 1 story
Height in feet 30’ 17’
Start of bulk 17’ 10’
plane 45* angle

Side setback 3’ minimum, total of 10’
Front Setback 20’ or Block Sensitive
Rear setback 12" minimum from alley
Lot coverage 37.5% max

No hard cap on square footage
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Bulk Plane
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Front zone Rear zone (Rear
(front 65%) 35%)
Height in stories 2.5 stories 1 story
Height in feet 30’ 17’
Start of bulk 17’ 10’
plane 45* angle
Side setback 3’ minimum, total of 10’
Front Setback 20’ or Block Sensitive
Rear setback 12" minimum from alley
Lot coverage 37.5% max

No hard cap on square footage

S
£l Z 1~Q/ @(4[ /

\\’ / COUNCILWOMAN DISTRICT |
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eoee (Current Bulk Plane...
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Rear setback
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eoee _ Proposed Bulk Plane

Height Tt eneseess, A8
Limit

SAME
; Rear setback
14
Bulk plane
angles in at

-
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/ 5 '
min. side setback,
15" combined side
setbacks.

Bulk Plane
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eeee Proposed Bulk Plane

Front zone Middle zone | Rear zone
(40%) (25%) (35%)

U Height in 1.5 stories 2 story 1 story
Ukt stories
§ OAME Height in feet Low-slope roof: 25’ 17’
Pitched roof: 28’
Start of bulk 14’ 10’
________ plane 45*
angle
Side setback 5’ minimum, total of 15’
L For lots 45’ wide or less: 3’ min, total of 10’
i
e Front Setback 20’ or Block Sensitive
Rear setback 12" minimum from alley
Lot coverage 37.5% max

Maximum building size (excluding basement and garage):
3000 square feet o
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eeee Proposed Bulk Plane

Figure 13.1-5

Bulk Plane

Vit
s s Front zone
7~
X b (40%)

Middle zone | Rear zone

(25%) (35%)
Height in 1.5 stories 2 story 1 story
stories
Height in feet Low-slope roof: 25’ 17

Pitched roof: 28’
Start of bulk 14’ 10’
plane 45*
angle
Side setback 5’ minimum, total of 15’
For lots 45’ wide or less: 3’ min, total of 10’

Front Setback 20’ or Block Sensitive

Rear setback 12" minimum from alley

37.5% max

Maximum building size (excluding basement and garage):
3000 square feet

Lot coverage
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eeee Proposed Bulk Plane

Front zone Middle zone | Rear zone
(40%) (25%) (35%)

Height in 1.5 stories 2 story 1 story

stories

Height in feet Low-slope roof: 25’ 17
Pitched roof: 28’

Start of bulk 14’ 10’

2 stories allowed in plane 45*
middle 25% of lot

angle
Side setback 5’ minimum, total of 15’
1.5 stories allowed For lots 45’ wide or less: 3’ min, total of 10’
in front 40% of lot , .
\ Front Setback 20’ or Block Sensitive
Rear setback 12" minimum from alley
Lot coverage 37.5% max

Maximum building size (excluding basement and garage):
3000 square feet
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eeee Proposed Bulk Plane

Front zone Middle zone | Rear zone
(40%) (25%) (35%)

2 A Height in 1.5 stories 2 story 1 story
i stories
N SAME Height in feet Low-slope roof: 25’ 17’
Pitched roof: 28’
Start of bulk 14’ 10’
_________ plane 45*
angle
Side setback 5’ minimum, total of 15’

Sl
min. side setback,
15" combined side

For lots 45’ wide or less: 3’ min, total of 10’

e Front Setback 20’ or Block Sensitive
Rear setback 12" minimum from alley
Lot coverage 37.5% max

Maximum building size (excluding basement and garage):
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eeee | ow Slope Roof Rules

* From discussions with small team
* Desire to follow Potter Highlands example to encourage peaked roof forms.
* Concern that original proposal accidentally encourages flatter roofs.

28’ ,
height limit . 25. .
for pitched height limit
roofs for flat/ r
low-sloped
roofs
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eeee Proposed Bulk Plane
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eeee Proposed Bulk Plane

-~
S e
—es
~
LR

Sl

min. side setback,

15" combined side
setbacks.

Bulk Plane

Front zone Middle zone | Rear zone
(40%) (25%) (35%)

Height in 1.5 stories 2 story 1 story
stories
Height in feet Low-slope roof: 25’ 17
Pitched roof: 28’
Start of bulk 14’ 10’
plane 45*
angle
Side setback 5’ minimum, total of 15’
For lots 45’ wide or less: 3’ min, total of 10’
Front Setback 20’ or Block Sensitive
Rear setback 12" minimum from alley
Lot coverage 37.5% max

Maximum building size (excluding basement and garage):
3000 square feet
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eesee Bulk Plane Exceptions

Figure 15: The above image shows how the dormers encroach into the bulk plane

Bulk Plane

Encroachments

Now using precedent from
Potter Highlands overlay

* Simple, easy, has same effect of
allowing dormers and similar
traditional architecture
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eesee Bulk Plane Exceptions

Figure 15: The above image shows how the dormers encroach into the bulk plane

Bulk Plane

Encroachments

Now using precedent from
Potter Highlands overlay

* Simple, easy, has same effect of
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Low-Slope Roof Stepback

Bulk Plane

Prevents
“caboose” form.

Based on existing
rule for low-sloped
roofs above 25 ft.




eeee | ow-Slope Roof Stepback

1. Prevents
“caboose” form.

Flat/low-sloped roofs
step back 10’

2. Based on existing
rule for low-sloped
roofs above 25 ft.
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eeee | ow-Slope Roof Stepback

No stepback

Bulk Plane

With stepback
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esee (Current context with existing bulk plane

Bulk Plane



eeee [xisting bulk plane possible development
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esee [xisting bulk plane possible development
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seee (verlay possible development
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eeee (Qverlay possible development

Bulk Plane




seee [EXjsting possible development
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seee (verlay possible development
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HARKNESS HEIGHTS CONSERVATION OVERLAY EpDITS

DENVER, COLORADO

CONSIDERED ALTERNATIVES ROOFTOP DECKS

DRAFT RECOMMENDATION
RE: ROOFTOP DECKS

Currently:

CONSIDERED ALTERNATIVE A
REJECTED

Considered revision:

DEC 18,2019

CONSIDERED ALTERNATIVE B
REJECTED

Considered revision

Any unenclosed deck, patio, terrace, porch
exterior balcony, or similar unenclosed building
element located on the roof of the first, second, or
third story of a structure shall be prohibited

Any unenclosed deck, patio, terrace, porch,
exterior balcony, or similar unenclosed building
element located on the roof of the first, second, or
third story or on the roof of any story aboxe the
second story of a structure is permitted onl:

Design Elements

Any unenclosed deck, patio, terrace, porch,
exterior balcony, or similar unenclosed building
element located on the roof of the first, second, or
third story or on the roof of any story abO\e the

second story of a srrucmre 1S permitte 1 A
ynt f upper half

Rooftop Decks

* CPD had asked team to
consider any allowable forms.

* Conclusion: No decks above
the first story, anywhere
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Design Elements

Porches: Definition

* Definition exists in code, but
is vague and minimal.

* Pergolas can count.

* No enclosure needed.
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Porches: Definition

* Definition exists in code, but
is vague and minimal.

* Pergolas can count.

* No enclosure

* Goal for new standard:
* Break up mass of building

//\ * Create neighborly interactions

\
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Porches: Definition

* All buildings must have a covered
porch with a min. area = 120 sf;

* The porch must protrude from the
front of the building by min 8’;

* The porch must have a low wall or
railing;

* Qualifying area may not be recessed
under livable space above;

* Qualifying porches may occur along
Side Streets if building is on a corner.
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eeee Porches Required

- Porch is covered

- Porch has side walls

- Porch is elevated between 1'to 3’

- Porch protrudes from house

- 120 s.f. is not recessed under livible space
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Design Elements

First Floor Elevation
Simplified standard:

* Porch and elevation of first
floor finished floor will use
the same range limits:

°* Must be minimum 12” tall
and maximum 36”.

* Continues pattern of “base-
middle-top” along street.

* Creates more livable
basements.
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First Floor Elevation
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Design Elements
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