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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-0000258 LPC Meeting:   June 15, 2021 
Address:    440 E 13th Ave Staff:   Krystal Marquez   
Historic Dist/DLM:  Pennsylvania Street Historic District  
Year structure built:  1923 (Period of Significance: Prior to and including 1955)  
Council District:  #10 – Chris Hinds   
Applicant:   Josh Oqueli, Bonsai Design & Build 
 
Project Scope Under Review: 

• A new commercial infill structure – Phase I: Mass, Form & Context 
• A new glass atrium addition connecting the contributing structure to the new infill structure 
• Two (2) new rooftop greenhouse additions on the contributing structure 
• New covered parking spaces  

 
New Infill Structure Height:  55’  
 
Staff Summary: 
The property at 440 E 13th Avenue is located within the Pennsylvania Street Historic District and is a contributing 
structure to the district. It was built in 1923 and is a brick, flat roof multi-unit apartment commercial structure.  
 
The applicant is proposing to build a new commercial infill structure that will be attached to the rear of the contributing 
structure with a glass atrium addition. The new infill structure will face onto Pennsylvania Street and will add a new 
subterranean parking garage as well as new apartment units and mixed uses at the ground level. The applicant is 
also proposing to add 2 new greenhouse structures atop the contributing structure and a new covered parking area 
along the alley for existing parking spaces.  
 
During staff’s review of the application it was found the west (rear) and south (side of the new infill structure’s) 
elevations are missing from the application materials, though snippets of an elevation for the side elevation can be 
seen on the Residential Use Compatibility page. Although staff is supportive of the overall project as it meets several 
design guidelines mostly or partially; staff has concerns about the new infill structure and glass atrium connector’s 
overall height and scale not being subordinate to the existing contributing structure on the site and it’s relation to other 
contributing structures in the district. Therefore staff is recommending denial at this time.  
 
Registered Neighborhood Organization (RNO) comments: 
The proposal was formally referred to the Capitol Hill United Neighborhoods, Inc. (CHUN) on December 22, 2020. 
We received the RNO’s emailed comment letter January 11th, 2021. The RNO letter was supportive of the project 
and is included with the application packet.  
 
 
 
 
 



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

Guideline Meets 
Guideline? Comments 

   
3.1 Locate an addition to be 
subordinate to the original structure. 

a. Place an addition to the rear of the 
original structure whenever possible.  

b. See Guideline 3.8 for additions to 
residential structures and Guideline 3.11 
for additions to commercial structures. 

 
Yes/No 

The proposed atrium addition is located at the 
rear of the contributing structure and serves as 
a connector to the new infill structure. The 
atrium stands at it’s low point 14’ – 1 ¼” taller 
than the contributing structure that it cascades 
onto. Although the addition is located at the rear 
of the structure it will be highly visible from 
Pennsylvania St since this is a corner property 
and does not appear to be subordinate to the 
contributing structure since it’s at least 14’ taller 
than the structure and even taller where it 
connects to the new infill structure with its shed 
roof sloped toward the contributing structure 
and overlapping the rear part of that building.  
 
The 2 greenhouses stand above the 
contributing structure parapet wall approx. 6’ – 
9 ¼”. The greenhouses have flat roofs like the 
contributing structure and are set back 15’ from 
the front façade facing onto 13th Ave. The 
greenhouse closest to the corner of E 13th Ave 
and Pennsylvania Ave is also setback 15’ from 
the Pennsylvania St façade.   
 

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. 
See Guideline 4.6 on page 76 for more 
information. 

e. Design windows and doors to be 
compatible with the primary structure and 
surrounding historic context, particularly 

 
Yes/No 

The proposed glass atrium addition is 
compatible in terms of its overall massing with 
the atrium inset from the sides of the 
contributing structure and using a simple 
rectangular form. However, it is not compatible 
with the contributing structure in terms of scale 
or rhythm with the contributing structure. The 
scale of the atrium is much taller at it’s highest 
point than the contributing structure and the 
atrium mullions have no rhythm or alignment 
with either the contributing structure or with the 
new infill structure.  
 
The appearance and the orientation of the 
primary entrance to the contributing structure 
will remain unchanged. However, the inset  
glass atrium connector will provide the main 
entrance from Pennsylvania St for the new 
infill structure as well as serve as a secondary 
entrance for the contributing structure.  
 
The 2 greenhouses do appear to be 
compatible with the primary structure in terms 
of scale and massing. Staff does have 
concerns with the rhythm of the glass 
mullions; however the greenhouses will be 



when visible from public vantage points. 
See Guideline 4.8 on page 77 for more 
information.  
 

setback from the street and not highly visible 
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. In more vernacular building styles, 
this may be a relatively subtle change or 
distinction. If distinctions from old and new 
are subtle, a date plaque for new 
construction is also recommended. 

c. Use simplified versions of building 
components and details found in the 
surrounding historic context. These may 
include: 

» A cornice or other definition of the roof 
line 

» A distinctive storefront or main door 
surround 

» Window, moldings or other features 

» Porches 

d. Do not design an addition to be an 
exact copy of the existing style or imply an 
earlier period or more ornate style than 
that of the original structure. 

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 new additions will be differentiated from 
the contributing structure. The glass atrium 
will be inset at the side elevations from the 
contributing structure and will also be 
differentiated with a change in material from 
the brick structure to the glass atrium.  
 
The 2 green houses at the rooftop will also be 
differentiated by the change in material to 
mostly glass and will be setback a minimum of 
15’ from the primary facades. 
 
The new additions will be easily recognized as 
current construction and will not detract from 
the surrounding historic context.  

3.5 Do not damage historic building 
fabric or obscure key character-
defining features of the primary 
structure when building an addition. 

a. Minimize the removal of original 
building fabric when attaching an addition. 

 
Yes 

The rear glass atrium addition to connect to 
the new infill structure will minimize removal of 
original building fabric and still allow the 
contributing structure to be seen. Minimal 
penetrations are proposed to attach the 
contributing structure to the atrium and the 
glass atrium will clearly differentiate it as an 
addition so it can be easily removed.  The 
new atrium addition will not damage the 
historic façade elevation facing the street. 



b. Design an addition so it can be 
removed without destroying original 
materials or features. 

c. Avoid damaging historic façades, 
cornice lines or other details. 

d. Avoid adding an addition that impacts 
the original building’s structural system. 

 
The 2 greenhouses at the roof of the 
contributing structure will not destroy any 
original materials or features on the structure. 
None of the additions will impact the building’s 
original structural system. 

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. 

c. Proportion building features, such as 
brackets and trim, to reflect those seen in 
the surrounding historic context. 

 
Yes/No 

The proposed all glass atrium rear addition 
respects the historic character of the 
contributing structure; but does not appear to 
relate to the contributing structure in terms of 
the mullion alignment or proportions. 
 
The 2 rooftop greenhouse additions also are 
compatible with the contributing structure and 
historic context; but they also lack alignment in 
terms of proportions with windows on the 
structure. However, since they are setback from 
the primary façade and less visible from the 
street there is less impact on the surrounding 
historic context.    

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. An addition with a pitched roof 
is usually inappropriate for a structure with 
a flat roof. 

b. If using contemporary materials, they 
should be compatible with historic roof 
materials in visual impact, texture, and 
relationship to architectural style. 

 
Yes/No 

The shed roof form of the new glass atrium 
rear addition uses a more modern roof design 
that is not compatible with the flat roof of the 
contributing structure or the new infill 
structure. The roof form is also not consistent 
with other roof forms in the surrounding 
historic context. The applicant provided 1130 
Pennsylvania as an example and it does have 
a glass atrium, however the atrium is capped 
by a flat roof and built into the structure and 
not as a separate connector to a new 
structure.  
 
The 2 rooftop greenhouses use a flat roof 
form that is compatible with the contributing 
structure and is common to the district.  

3.11 Locate an addition to a historic 
commercial structure to be 
subordinate to the primary structure. 

 
Yes/No 

The glass atrium addition will be highly visible 
from public vantage points as it stands taller 
than and overlaps onto the contributing 
structure. The atrium is setback 10’ from the 



a. Set an upper-floor addition back, 
typically at least 15 feet, from the primary 
façades, to preserve the perception of the 
historic scale of the structure. Small 
exceptions to a side street setback may 
be appropriate for buildings less than 75 
feet wide as long as the addition is not 
readily visible from public vantage points. 

b. Minimize the height of a rooftop 
addition to ensure the historic structure 
remains visually prominent. 

c. Do not locate an addition in front of, or 
flush with the primary façade. 

Pennsylvania St façade and is more than 14’ 
taller than the contributing structure and is not 
subordinate.  
 
The 2 rooftop greenhouses are set back 15’ 
from primary street elevations, are only 10’ tall 
and have flat roofs. They will be minimally 
visible from public vantage points.  

3.12 Design an addition to a historic 
commercial structure to be clearly 
differentiated from the original 
structure. 

a. Design the addition to be modest in 
character, and either a simplified version 
of the original structure’s style or a 
compatible, contemporary style, so it will 
not detract from the historic structure. 

b. Differentiate an addition from the 
original structure with a change in 
material, color and/or wall plane. 

 
Yes 

The glass atrium connector addition and the 2 
rooftop greenhouses will be simple glass 
structures that are clearly differentiated from 
the contributing structure.  

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. For more information, see 
“General Principles for Site & Landscape 
Design” on page 93 for more information. 

c. Locate a garage or secondary structure 
to be consistent with the location of 
secondary structures in the surrounding 
context. 

d. Locate communications, utility and 
mechanical equipment to minimize 
visibility from the street and sidewalk. 

 
Yes 

The new infill structure is compatible with the 
existing primary structure on the lot in terms of 
location and lot coverage. The new 
subterranean garage will be accessed from 
the alley following historic patterns.  



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. 

c. Where front yard setbacks are uniform, 
place a new structure in alignment with its 
neighbors. 

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 new infill structure will align with the 
primary structure’s Pennsylvania St façade 
and follows established setback patterns. 
However, the new main entrance for the infill 
structure will be accessed from the glass 
atrium connector only and not from the new 
infill structure directly which is not typical of 
the district; though the primary atrium 
entrance does face the street.  

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 

The new infill structure will include some typical 
features and rhythms found on historic art deco 
structures within the district. The new infill 
structure utilizes the Streamline or Art Moderne  
style by utilizing horizontal belt courses, an 
asymmetrical façade and curved corners on the 
building.  
 
The foundation and floor-to-floor heights are 
within the range of existing structures that are 
found on this block and within the surrounding 
context.  
 
However, the entry location for the new 
structure at the glass atrium connector is not 
typical of other structures found within the 
district.   
 

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. 

 
Yes/No 

The building form and massing is characteristic 
of the district; however, the overall height is not 
characteristic of the block. The new infill 
structure will be located between the primary 
structure at 28’ – 10” tall and 1261 
Pennsylvania street which is listed as either 35’ 
(Ground Plan Comparison page) or 40’ tall 
(Streetscape Drawings page). The new 
structure will be a total of 55’ tall though it 
appears to be 46’ tall at the front façade  
parapet. On the ground plan comparison page 
the applicant has included height information for 
1300 N Logan St (70’ tall) and 1301 N 



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. 

e. Use vertical and horizontal articulation 
design techniques, such as shifts in wall 
planes, and differentiating materials on 
first and second floors, consistent with 
those on adjacent historic structures, to 
reduce the apparent scale of a larger 
building mass. 

Pennsylvania St (136’ tall); however both of 
these structures are located outside the 
boundaries of the historic district and the other 
building heights shown are all 35’ tall or under.   
 
The proposed structure will be constructed at a 
typical grade like other structures on the block 
and does utilize floor-to-floor heights that 
appear similar to those in the surrounding 
context.  
 
Horizontal articulation is accomplished through 
the use horizontal belt courses and vertical 
articulation through the symmetrical alignment 
of the windows on the front facade. 

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. 

 
Yes/No 

 

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 new infill structure will utilize a flat roof 
form like the primary structure and is a form 
commonly found 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 

 
Yes/No 

The new infill structure uses contemporary 
window patterns that do not incorporate 
window openings at similar proportions to 
what is found within the historic district or on 
the primary structure. The windows at the rear 
of the new infill structure particularly do not 
appear to have any relation to the historic 
context.   
 



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. 

e. Use simplified configurations of historic 
doors rather than replicating a historic 
door exactly. 

However, the modern patterns at the front 
façade do respect the character of structures 
within the surrounding context by utilizing 
symmetry and grouping the windows in threes 
and singles similar to the contributing 
structure’s E 13th St façade.  

4.17 Ensure that decks are compatible 
with the surrounding historic context. 

a. Locate decks to minimize visual 
impacts on the street when they are not a 
part of the historic context. 

b. Do not incorporate a roof deck unless it 
is not visible from the street, is oriented 
away from neighbors’ yards, and is 
screened to reduce privacy invasion (such 
as with an inset roof design and solid 
railing), and does not adversely affect the 
surrounding historic context. Note that 
roof decks may not be allowed in some 
zoning districts. 

 
Yes 

The rooftop deck on the contributing structure 
will have a railing which will be inset from the 
existing parapet walls. The deck will not be 
visible from the street and will not adversely 
affect the surrounding historic context.  

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. 

c. Where most secondary structures in the 
surrounding historic context are located 
along an alley and are oriented toward the 
alley, orient a new garage or secondary 

 
Yes 

The new subterranean garage as well as the 
covered parking spaces will all be accessed 
from the rear alleyway which reinforces 
historic development patterns.  



structure similarly. If historically garage 
doors faced the alley, design new garage 
with doors to also face the alley 

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 new subterranean garage as well as the 
covered parking spaces along the alley will be 
compatible with the surrounding historic 
context and the contributing structure.  

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. 
See “Establish a Sense Of Human Scale” 
on page 85 for more information. 

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 

The new infill structure does incorporate 
changes in color and texture as well as using 
articulation techniques such as belt courses. 
The new structure also utilizes a simplified 
version of the art deco style that can be found 
in the district to help the new structure define 
human scale.  

4.21 Maintain typical spacing patterns 
created by the repetition of historic 
building widths along the street. 

a. Proportion a new façade to reflect the 
established range of historic building 
widths seen in the surrounding historic 
context. 

b. Where a new structure must exceed the 
typical building width in the surrounding 
historic context, use changes in building 
configuration, articulation or design 
features such as materials, window 
design, façade height or decorative details 
to break the façade into modules that 
suggest typical historic building widths 
seen in the surrounding historic context. 

 
Yes 

It appears that the new infill structure falls 
within the range of typical widths of buildings 
found in the surrounding context.  

4.22 Maintain the overall mass and 
scale pattern as viewed from the street. 

 
Yes 

The proposed structure will be constructed at a 
typical grade like other structures on the block 



a. Incorporate floor-to-floor heights that 
appear similar to those seen in the 
surrounding historic context, especially at 
the ground floor. 

b. Distinguish the ground floor from upper 
floors. 

c. Use vertical and horizontal articulation 
to reference typical articulation patterns in 
the surrounding historic context and 
reduce the apparent scale of a larger 
building mass. 

d. Design a commercial façade to be 
composed of simple, rectangular forms 
that are consistent with the façade 
composition of the surrounding context. 

e. Design a new structure to incorporate a 
traditional base, middle and cap 
configuration when this is the traditional 
pattern in the surrounding context. 

and does utilize floor-to-floor heights that 
appear similar to those in the surrounding 
context.  
 
The new mixed use structure does 
incorporate a traditional base, middle and cap 
and simple forms for the front façade. The 
ground floor is also distinguished from the 
upper floors of the structure.  

4.23 Maintain typical historic entry 
patterns along the street. 

a. Incorporate entry features that relate to 
typical historic building entries in the 
surrounding context. 

b. Design an entrance to a commercial, 
mixed-use, multifamily or civic building to 
convey a sense of scale and provide 
visual interest. 

c. Consider incorporating a porch onto a 
multifamily building where it would relate 
to porches on historic residential buildings 
in the surrounding context. 

d. If incorporating a porch onto a 
multifamily building, design the porch to 
be in proportion to the structure and use 
porch materials that are similar to those 
seen historically. 

e. See “Site & Building Lighting” on page 
101 for entry lighting guidance. 

 
No 

The new infill structure utilizes the glass 
atrium connector addition for its main 
entrance which is not typical of other 
structures in the surrounding context. There is 
no entrance directly into the new structure 
from the street which is not typical of the 
district.  
 
Most other commercial apartment structures 
in the district have centered inset entries like 
the contributing structure or centered entries 
with covered porches or a decorative 
surround to identify the main entry.  

4.24 Reflect typical historic upper story 
window patterns. 

a. Locate windows to reflect typical 
spacing patterns seen in the surrounding 
historic context. 

 
Yes 

 
The windows reflect typical symmetrical 
window placement as seen in the surrounding 
context. 



 
Recommendation: DENIAL 

 
Basis: The proposed additions and new infill structure are not subordinate to the existing structure 

and does not fit the surrounding context (3.1, 3.2, 3.6, 3.7, 3.11, 4.2, 4.3, 4.4, 4.8, 4.23).  
 
 

SUGGESTED Motion:  I move to DENY application #2021-COA-258 for the additions and new infill structure at 

440 E 13th Ave per design guidelines 3.1, 3.2, 3.6, 3.7, 3.11, 4.2, 4.3, 4.4, 4.8, 4.23, presented testimony, 

submitted documentation and information provided in the staff report. 

 
Pennsylvania Street Historic District with the site outlined in red 

 

b. Design windows to reflect the quality 
and features seen in the surrounding 
historic context. 



 
 
1904-25 Sanborn Map with 440 E 13th Ave outlined in red 

 
 

END 
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