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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:   #2022-COA-145 LDDRB Meeting:   May 5, 2022 
Address:    1920 Market Street  Staff:   Brittany Bryant   
Year structure built:  C.1930 (Period of Significance: 1860-1941)   
Applicant:   Circle West Architects 
 
 
Project Scope Under Review: 
Large Addition – Phase I: Mass, Form, and Context for a new side and rooftop addition  
 
 
Staff summary:  
The applicant, Circle West Architects, is requesting new one-story rooftop addition to 1920 Market Street, built in 
1930, and a new 21’-6” tall side addition. The project scope will involve total demolition of the non-contributing building 
(formally 1926 Market St), 39% of demolition to the roof of 1920 Market, and demolition of the non-historic loading 
dock and interior walls to accommodate the new side addition. Due to the extent of work, the Commission will review 
the additions through a two-step process: 
  

• Step I: Mass, Form, and Context 
• Step II: Design Details. 

 
Demolition is proposed to be limited to below 40% for the contributing building, therefore the total demolition process 
outlined in Sec. 30-48 (c) of the Denver Revised Municipal Code is not required. Demolition of the interior walls is not 
within the purview of the Commission, much of the wall demolition is located in interior spaces and could be 
demolished now without Commission review.  Demolition of the contributing building roof is limited to the rear and is 
not visible from the public right-of-way. 
1920 Market Street is a two-story building, the proposed rooftop additions will be one-story in height. The proposed 
addition will add 14 feet in height, as measured from the existing roof deck to the top of the new additions building 
parapet. The addition is setback 72’-10 from the building facade and will not have a rooftop deck. The addition is 
simple in design with solid-to-void relationships that will match the historic windows below. The historic building 
parapet will help conceal some of the addition massing. However, the new rooftop addition is proposed cantilever 
over the back of the building, while remaining within 3 feet within the property line. The extent of this cantilever is 
unclear to staff. 

The new side addition will be 21’-6” in height, this side addition is proposed to be setback from the façade of1920 
Market Street and 1936 Market Street, the contributing building to the north. The setback will vary from 3’-6” to 11’-6” 
as the entrance into the new side addition is setback even further from 1920 Market Street in order to preserve a set 
of openings on 1920 Market Street. The proposed addition is proposed to be glass, with 4’ wide by 12’ tall glazing 
proportions. The width of the glazing on the addition is compliment the 4’-8” wide opening size of the historic building. 
The new addition will have a larger rooftop deck, the deck is proposed to have a canopy structure covering much of 
this space with a stair and elevator corridor located at the rear. The canopy structure is setback 32 feet from the 
façade of the addition.  



A new loading dock will be constructed in front of both buildings. The new dock will have ADA access in front of the 
historic building and a new step of stairs to align with the new side addition entrance. The new loading dock will be 
10’-6” wide, maintaining 10’-5” of sidewalk clearance in front of the dock.  
 
Other alterations to the historic building include: removal of the existing awnings, replacement of the non-historic 
garage door on the Market Street elevation and an additional door opening on the alley elevation.  
 
Rooftop mechanical will be located atop the canopy structure on the new side addition and will be screened with a 
mechanical screen.  
 
Staff have evaluated the project proposal with the Design Guidelines for Contributing Buildings, the Design Guidelines 
for new buildings (particularly for the 2-story addition in the vacant lot), and Design Guidelines for All Buildings.  
Excerpted from the D.R.M.C, Chapter 30, Article III 
 
Ordinance Meets 

Ordinance? Comments 

 
Sec. 30-48 (b)(3d) Height: 

1. Fifty-five (55) feet, excluding cornices, heating, 
ventilating and air conditioning equipment, stair 
enclosures and elevator overruns, shall be 
considered the height by right in the district. 
 

 
Yes 

 

 
The proposed side addition 
proposed to be 21’-6” tall to its roof 
deck it will have a maximum height 
of 42 feet with the addition of the 
canopy structure and mechanical 
screen 
 

 
Excerpted from Design Guidelines for Lower Downtown Historic District (2002) 

 

Guideline Meets 
guideline? Comments 

 
Policy 1.1 Facades and Primary Elevations 
The removal, alteration, or replacement of features on 
the façade of an historic building must not alter the 
character of the building. 
 
1.1.1 Removal or alteration of historic features 
Requirement: Removal of original materials or 
alterations of features and spaces that characterize a 
property shall be avoided. 
 
1.1.3 Replacement of missing features  
Requirement: Replacement of missing features shall 
be documented for historic accuracy.  
 
1.1.4 New features 
Requirement: New features that change the historic 
character of the building shall be denied approval.  
 

 
Yes 

 
 Minimal alterations are proposed to 
the façade of the historic 1920 
Market Street building. The applicant 
is propping to remove the non-
historic garage roll up door on the 
Market Street façade and install a 
new storefront entrance.  
 
The storefront entrance will give the 
building a central entrance. 
 
No changes to the opening size are 
proposed.   
 

 
Policy 1.3 Major Additions 
Additions to historic structures should be unobtrusive 
and should not overwhelm the building. 
 
1.3.1 Intensity of Review 

 
Yes 

 
The proposed additions have been 
designed to allow 1920 Market 
Street to remain visually prominent. 
The rooftop addition is setback 
significantly from the building facade 
and the side addition is subordinate 



Requirement: Review of the design of a proposed 
addition to an historic structure shall be as intensive as 
for alterations to street facades. 
 

in placement to both 1920 Market 
Street and the contributing building 
to the north.  
 

 
Policy 1.4 Rooftop Additions 
Rooftop additions must be subordinate to the historic 
structure on which they are located. 
 
 
1.4.1 Design Considerations 
Requirement: Rooftop additions shall remain visually 
subordinate to the building. 
Requirement: Rooftop additions shall have a 
compatible and proportional relationship with the 
historic building and shall not change its character.  
 
1.4.2 Stepbacks 
Preference: Rooftop additions should be stepback a 
minimum of 15’ from the facade of the building. 
 
1.4.3 Height 
Requirement: Rooftop additions shall be no higher than 
20’ above the roof deck of the building. 
Preference: Rooftop additions should be one story 
structure with a maximum height of 15’.  
 

 
Yes/No 

 
The proposed addition is 14 feet in 
height, with the measurement datum 
line below that of the historic 
building parapet.   
 
The proposed rooftop addition will 
have minimal visibility from the 
public right-of-way from Market 
street and is subordinate from this 
elevation.  
 
Addition does cantilever minimally 
over the historic façade on the alley 
elevation, the exact dimension of 
this cantilever is unknown to staff. 
While this cantilever is 3 feet within 
the property line, additions should 
not cantilever over historic façades.  
 
Rooftop addition is a one-story 
structure and will have openings that 
are 4’-8” in width to match the 
proportions of the openings below.  
 

 
Policy 4.1 Building Heights 
To encourage new buildings and additions to existing 
buildings to reflect their context, the guidelines below 
specify requirements and preferences regarding 
heights of new buildings. 
 
4.1.1 Measuring heights 
Requirement: In all, cases the height of a building shall 
be measured according to the Denver Zoning Code, 
except that measurement shall be to the roof deck at 
the street façade(s). 
 
4.1.2 Minimum heights 
Preference: All other new building should be at least 
two stories tall. 
 
4.1.5 Height of rooftop structures and 
appurtenances 
Requirement: No roof structure or appurtenance (e.g. 
elevator, mechanical penthouse, telecommunications 
equipment, stair towers, or mechanical equipment) 
shall exceed 15 feet in height. 
Requirement: No roof structure or appurtenance (e.g. 
elevator, mechanical penthouse, telecommunications 
equipment, stair towers, or mechanical equipment) 

 
Yes/No 

 
The proposal will be measured in 
accordance with the Denver Zoning 
Code.  
 
The proposed side addition will have 
the appearance of 2-stories in 
height, although the interior space is 
double height. The glazing patterns 
have been designed to create the 
appearance of 2-floors. The building 
height is 21’-6” as measured to the 
top of the storefront glazing.  
 
The addition will have a canopy 
structure and elevator/stair overrun 
at the back of the building, adding 
an additional 20’-6” of massing to 
the building. Staff are concerned 
that the canopy structure is not 
proportion in scald the building 
below.  Rooftop structures should 
not exceed 15 feet in height. Staff 
would recommend the canopy be 
lowered in height to be compatible 
with the building design below and 



shall be closer than 15 feet to the street façade of the 
buildings… 
 

the height requirements of rooftop 
structures.   
 
Rooftop mechanical screens will be 
located atop the elevator/stair 
overrun and canopy structure. Staff 
would recommend limiting the 
footprint of the rooftop deck to allow 
the mechanical to sit on the roof of 
the new addition and not the canopy 
structure.  
 

 
Policy 4.2 Building Mass 
Strong features of Lower Downtown’s physical 
character are the rectilinear and blocky nature of its 
existing buildings and the area’s block-alley-block 
pattern. New buildings shall be designed such that 
their massing is consistent and compatible with the 
historical context. Building height and building widths, 
and variations in them, are important aspects of 
massing. 
 
 

 
Yes 

 
Building will be blocky and rectilinear 
in nature. The building width is 
determined by the existing site 
conditions and will add 45 feet of 
frontage along the along the street 
face. 
 
The building will have a recessed 
entry to provide variation in the 
façade.  
 

 
Policy 5.1. Street Walls 
Building placement on the site and the continuity of 
facades along the street must reinforce the tradition of 
Lower Downtown’s historic building fabric. 
 
5.1.1 Continuity of street wall façade 
Requirement: A continuous street wall shall be 
constructed along property lines facing public streets. 
Preference: There should not be a step back in the 
façade below 55 feet. 
Preference: Elements of a storefront’s wall may be 
recessed up to 2 feet from the property line. 
Preference: A storefront entry may be recessed 5 feet 
from the property line, or 3 feet from the face of the 
storefront if the storefront has been recessed up to 2 
feet. 
Preference: Decorative elements that extend beyond 
the façade should be permitted. 
Preference: Decorative elements that extend beyond 
the façade should not become a dominant feature of 
the façade.  
Preference: Decorative elements that extend beyond 
the façade should not extend to the ground level. 
 
5.1.3 Floor-to-floor heights 
Floor-to-floor heights as stated here serve façade-
expression purposes… 
Preference: Street level minimum: 14 feet 
                    Upper level minimum 11 feet 
Preference: Street level maximum: 20 feet 
                    Upper-level maximum 14 feet 

 
Yes 

 
A continuous street wall is created 
by the side addition proposal that 
will replace a non-historic building 
with large ground level patio space 
within the Lower Downtown Historic 
District.  
 
The proposal also includes a larger 
loading dock to creating continuity 
across the two building façades and 
reinforcing warehouse character of 
this block and further contributing to 
the continuity of the street wall.  
 
Building design is very simple and 
limited to glazing. However, vertical 
and horizontal mullions create a 
sense of 2-storys and portions that 
relate to opening sizes found within 
the district.  
 
Although the building will have the 
appearance of 2-stories, the interior 
space is double height. The ground 
floor is 12 feet in height to the top of 
the horizontal muntin.   
 
The building will have the 
appearance 2-stories will remaining 
subordinate to the historic buildings 
it is located between.  



 
Policy 5.2 Non-Street Wall Elevations 
Buildings often have more than one or two sides visible 
to the street; walls may also be visible from nearby 
buildings or rooftops. All visible elevations are crucial 
to Lower Downtown’s character, and walls must be 
designed accordingly. Historically, alley facades were 
the backs of buildings: where deliveries were made 
and trash disposed of. Their designs were a lesser 
priority than those of street facades, and they often 
looked more cluttered with smaller windows and a 
variety of materials, textures, setbacks, doors, docks 
and colors. In addition, alleys provided light and air. 
Today, alleys are well-used for many of the same 
purposes, but design treatment along them must also 
respect and respond to new uses, such as greater 
pedestrian activity, and to views from shops, 
restaurants, residences, and offices 
 
5.2.1 Design of visible sidewall elevations 
Requirement: Sidewall facades, whether seen from the 
street or nearby buildings, shall continue to reflect the 
context in which they exist and shall be compatible with 
the architecture of the street facades. 
 
5.2.2 Alley elevations 
Preference: Alley elevations should not be treated as 
primary facades and should be permitted greater 
freedom of expression than primary street wall 
facades.  
Preference: Considerations should be made for 
providing trash enclosures and delivery areas, as well 
as fire escapes and electrical, telephone, and CATV 
pedestals, all of which take up considerable space that 
should not occupy alley rights-of-way. 
 

 
Yes/No 

 
The alley elevation for both buildings 
will remain secondary to the primary 
elevation. However, staff are 
concerned that the cantilevered 
rooftop addition and art element will 
draw attention to this service façade.  
 
Staff would strongly encourage that 
neither upper floors on the alley 
elevation cantilever over the facades 
below.  
 
The new side addition will be 
articulated through material 
selection and openings will be 
limited as it will be the primary 
service aera.  
 
The new rooftop addition will have 
solid to void relationships to match 
the historic façade below.  
 
The articulation of these facades will 
likely be more apparent in the 
design detail submittal when further 
details on the materials will be 
provided and detail section.   

 
Policy 5.3 Façade Compositions 
A building’s scale, articulation and definition are critical 
factors in determining how well it fits its context.  
 
5.3.1 Building articulation and definition 
Requirement: A building’s expression shall be 
composed of a base, a middle, and a top. 
Requirement: The base shall include the street-level 
story or the first and second stories together. 
Requirement: Building entries shall be articulated. 
Requirement: The building shall have a consistent, 
articulated bay rhythm. 
Preference: Vertical elements, such as columns, 
arches, vertical windows, and others are strongly 
encouraged.  
Preference: Architectural features, such as windows 
and doors, doorways, and courses, should be 
delineated. 

 
Yes 

 
The building is designed with a clear 
base, middle and top.  
 
The windows have vertical 
proportions and are delineated with 
simple horizonal elements that 
creates a modern fenestration grid 
that is vertical in nature and 
respectful of the warehouse 
character of 1920 Market Street. 
 
The glazing proportions are 4 feet 
wide to reflect the 4’-8” width of the 
historic windows on 1920 Market.   
The windows will not create 
horizontal bands across the façade 
and more than two-thirds of the 
façade will be transparent.   



Preference: The building should have a well-articulated 
top.  
 
5.3.2 Windows 
Requirement: Windows shall be recessed at least one 
brick width. 
Requirement: Windows shall have sills. 
Requirement: Windows openings shall have vertical 
proportions.  
Requirement: Window openings shall not create 
horizontal bands across façade.   
Requirement: A minim of two-thirds of the horizontal 
and vertical dimensions of street-level facades shall be 
transparent. 
Preference: Street-level windows should be of the 
storefront or divided light industrial type… 
Preference: Operable windows should be used above 
the first floor.  
  
 
Policy 8.1 General Design Considerations 
Rooftop elements pose special problems: historically, 
most were not screened, but neither were they 
generally visible from the street due to high cornices. 
 
8.1.1 Rooftop Elements 
Requirement: Rooftop and mechanical elements shall 
not be placed on penthouses. 
Preference: Rooftop elements should be neutral, 
unless another approach can be demonstrated as 
superior. 
Preference: Rooftop elements should be neutral unless 
they are a significant part of the façade or elevation 
design.  
 
8.1.3 Height Limits 
Requirement: Height limits for general roof structures 
and appurtenances are subject to provisions found in 
Policy 4.1 

 
No 

 
A large rooftop canopy elements is 
proposed the new side addition.  
While significantly setback from the 
building façade by 32’ staff are 
concerned that the massing of this 
element is over scaled to the 
massing below. Perspective 
renderings show that the canopy 
structure will be visible from some 
angles 
 
Additionally, rooftop mechanical and 
will be placed atop the canopy 
structure, adding to the overall 
height. Staff would recommend a 
more traditional pergola style 
structure with less massing and 
height and limiting the footprint of 
the rooftop deck to allow mechanical 
to set atop the building roof.  
 
 

 
Recommendation: Approval with Conditions 
 
Conditions: 1. Eliminate the building cantilever over the alley for the rooftop addition and new side 

addition. 
 2. Limit the footprint of the rooftop deck to allow mechanical to set atop the building roof 
 3. Use a more traditional pergola style structure to provide coverage for the rooftop deck. 
 
Basis: The proposed additions is will allow 1920Market Street to remain visually prominent and is 

subordinate to the historic building and surrounding context. The rooftop deck canopy and 
mechanical are not subordinate to the overall historic district.  

 
 
 



 
 
Suggested Motion: I move to CONDITIONALLY APPROVE application #2022-COA-145 for the new addition 
Phase I: Mass, Form, and Context at 1920 Market Street, per Policy 1.1, 1.3, 1.4, 4.1, 5.1, 5.2, 5.3, 8.1 and 
design guidelines 1.1.1, 1.1.3, 1.1.4, 1.3.1, 1.4.1, 1.4.2, 1.4.3, 4.1.1, 4.1.2, 4.1.5, 5.1.1, 5.1.3, 5.2.1, 5.2.2, 5.3.1, 
5.3.2, 8.1.1, presented testimony, submitted documentation and information provided in the staff report with 
the following conditions: 
1. Eliminate the building cantilever over the alley for the rooftop addition and new side addition. 
2. Limit the footprint of the rooftop deck to allow mechanical to set atop the building roof 
3. Use a more traditional pergola style structure to provide coverage for the rooftop deck. 
 

 
 
 
 
Alternate Motion: I move to DENY application #2022-COA-145 for the new addition Phase I: Mass, Form, and 
Context at 1920 Market Street, per Policy 1.4, 5.2, 8.1 and design guidelines 1.4.1, 1.4.2, 1.4.3, 5.2.1, 5.2.2, 
5.3.1, 5.3.2, 8.1.1, presented testimony, submitted documentation and information provided in the staff report. 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

END 
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