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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-0000283 LPC Meeting:   July 5, 2022 
Address:    2301-2325 Blake St Staff:   Krystal Marquez   
Historic Dist/DLM:  Ballpark Neighborhood Historic District  
Year structure built:  1913 (Period of Significance: 1880-1948)  
Council District:  #9 – Candi CdeBaca   
Applicant:   Rick Petersen, Brian Lopez, Nathan Jenkins; OZ Architecture 
 
Project Scope Under Review: 

• 2301 Blake St – Demolition of a non-contributing addition (Footprint: 34’ – 9” x 103’ / 3579.25 sq. ft.) 
• 2325 Blake St – Phase I – Infill: Mass, Form & Context – A new 5 story commercial infill structure 

 
2325 Blake St – New Infill Structure Height:  58’ – 3”  
 
Staff Summary: 
The property at 2301 and 2325 Blake Street is located within the Ballpark Neighborhood Historic District. According to 
the designation application, the McPhee & McGinnity Building at 2301 Blake Street was built in 1913 by the 
architectural firm Fisher & Fisher. It is an early factory building that had later additions in 1919 and 1950.  
 
The building is a contributing structure to the district; however, the proposed demolition of the later addition closest to 
the parking lot area of the zone lot is shown as non-contributing on a district map. Therefore staff is supportive of the 
partial demolition of the non-contributing portion of the structure. The applicant has stated that they plan to restore the 
newly exposed portion of the wall to the original as closely as possible and have stated that much of the interior wall 
remains, though no photos have been provided that show the current configuration. They stated more detail would be 
provided in Phase II: Design Details. The removal of the non-contributing addition is proposed to make way for a new 
arcade. The new arcade will provide access to the rear alley and 1561 Park Avenue West which is a property also 
being developed adjacent to the rear alley, but will be located outside the Ballpark Neighborhood Historic District 
boundaries. No other demolition is proposed for 2301 Blake Street.  
 
The applicant is also proposing to build a new 5 story mixed-use infill structure adjacent to 2301 Blake Street at 2325 
Blake Street in the existing vacant parking area on the zone lot. The new infill structure will front onto Blake Street and 
will add a new cantilevered arcade adjacent to 2301 Blake Street where the non-contributing portion of the building is 
being demolished. The structure will have a ground floor parking entrance facing onto Blake Street as well as new 
apartment units and mixed uses at the ground level.  
 
Staff has concerns about the new infill structure’s parking entrance onto Blake Street when there is an existing alley 
on the site that will continue to be used as an alley. In addition, the design guidelines highly encourage parking 
entrances to be located at the rear off an alley whenever possible. The new entrance onto Blake Street as well as the 
new 25’ tall arcade would interrupt the street-wall of buildings aligned with the sidewalk and the pedestrian 
streetscape. Although there are a few garage entrances onto Blake Street in the district, most garage/parking 
entrances in the historic district are located at alleys or on numbered side streets .  
 



2301 Blake Street and the zone lot is located in the Factory/Warehouse sub-area according to the designation 
application and “…buildings are horizontal in form, multi-story, flat roofed, and completely cover the lot. The structural 
system of bays is articulated on the facade using such details as pilasters, columns, and decorative brickwork or terra 
cotta. Terra cotta or stone details punctuate the facades, adding contrast. The ground floors often have loading docks, 
awnings, freight doors, and entry doors to office areas. Sometimes small sections of storefront and office space are 
evident.” Staff has concerns with how the new proposed infill relates to other contributing structures in the district;  
particularly in terms of window patterning and placement as well as the verticality of the façade design and bay 
articulation. Therefore staff is recommending denial at this time.  
 
Registered Neighborhood Organization (RNO) comments: 
The proposal was formally referred to the lead RNO, Ballpark Collective, and referral RNOs on March 31, 2022. 
We received no response from any RNO.  
 
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. 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/No 

The new infill structure is compatible with the 
existing structure on the lot in terms of 
location and lot coverage patterns in the 
surrounding context.  
 
However, the new parking garage which is 
interior to the structure will be accessed from 
Blake Street, though traditional parking 
patterns for the district involve parking access 
from alleys or side street elevations, though 
there are some entrances for parking on 
Blake Street. Staff believe since an alley will 
be part of the development, the alley should 
be utilized for the garage entrance to this 
structure.    
 
Proposed utility areas appear to be located 
interior to the structure and will not be highly 
visible from the sidewalk or front of the 
structure, though they may be partially visible 
due to the garage entrance on Blake Street 
and its adjacency to that opening.  

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. 

 
Yes/No 

The new infill structure will align closely with 
the primary structure, 2301 Blake Street, at 
the façade along Blake Street and is 
positioned 2’ – 4” from the lot line whereas the 
existing contributing building has a zero foot 
setback as does the adjacent structure at 
2363 Blake Street. The new structure will help 
to create a uniform street wall, though staff 
believes the new structure should also have a 
zero lot line setback. Additionally, the new 
arcade and garage entrance interrupt the 
uniform street wall and may not be 
appropriate to the district.  
 



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. 

The new main entrance for the infill structure 
appears to be accessed from the interior 
garage or the center of the arcade and the 
primary entrance for the structure has no 
direct street access from Blake Street. This is 
not typical of the historic district, where at 
least 1 primary entrance would face directly 
onto the street. However, the street level retail 
chamfered entrance at the arcade does face 
Blake Street and may appear to be a primary 
entrance to the structure.   
 

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 
structures within the district like a base, middle 
and top to the mixed-use structure. The new 
infill structure also utilizes horizontal and 
vertical elements such as a horizontal steel 
lintel to separate the base from the middle as 
well as horizontal brick coursing at the base. 
The structure also has strong vertical elements 
and angled brick areas between windows on 
the middle portion of the structure that are not 
characteristic of the district and have more of a 
mid-century architectural style.   
 
The foundation height is not in line with 2301 or 
2363 Blake Street and does not appear to 
match the height of a typical foundation lines on 
historic structures in the district. However, floor-
to-floor heights are within the range of existing 
structures that are found within the surrounding 
context.  
 
The main entry location for the new structure 
inside the arcade is not typical of other historic 
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. 

c. Use floor-to-floor heights that are 
similar to those in the surrounding historic 
context. 

 
Yes/No 

The simple 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 30’ tall and 2363 Blake 
Street which is listed as 33’ – 6” tall. The new 
structure has several different heights listed on 
different pages in the submittal package such 
as 55’ – 4” on the Ground Plan Comparison 
page, 58’ – 3” on the Blake Street Section 
pages and 60’ – 7 ½” at the Blake Street 
Elevation (southeast) page. Staff would ask that 
the applicant clarify the true total height of the 
structure in future submittals and be consistent 
throughout the application package.  
 
The ground plan comparison page the applicant 
has included also shows information for heights 



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. 

of historic buildings in the surrounding context 
such as 2261 Blake Street (74’ – 3” tall) and  
2362 Blake Street (42’ tall); although the 
buildings are not located on the same block of 
the proposed structure they are found within the 
adjacent context and the proposed new infill 
structure would be between these heights and 
appears contextual to the district.  
 
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. The structure does utilize vertical and 
horizontal articulation.  
 

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  

The new infill structure will be recognized as 
current construction and does utilize siting, 
massing and forms found within the historic 
district. The structure does include some 
features that relate to the surrounding context 
such as the chamfered retail entry, horizontal 
brick coursing and the clear base, middle and 
top to the structure.  

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 on the zone lot 
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 

 
No 

The new infill structure uses contemporary 
vertically oriented window patterns that do not 
incorporate window openings at similar 
proportions to what is found within the historic 
district or on the contributing adjacent 
structure. Some of the windows, particularly 
above the arcade on the front façade, do 
seem to take some nods from the contributing 



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. 

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

structure; though the other windows on the 
façade do not appear to relate to the other 
windows called out on Character Defining 
Features page. Additionally, the windows at 
the rear and side façades do not appear to 
have any relation to the historic context as 
they are very different from the front façade 
and there are several different window styles; 
however being at the side and rear facades 
there may be more flexibility for these 
windows. The southwest elevation will have 
high visibility and should better fit the 
character of the district. Headers and/or sills 
at some of the windows would better reflect 
typical historic window patterns.   

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

 
No 

The surface parking area in the building will 
be accessed from the front façade on Blake 
Street instead of the alley. Access to the 
parking area should be moved to the rear of 
the building and be accessed from the alley 
following district patterns. 

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. 

 
Yes/No 

The new infill structure does incorporate 
changes in texture and uses articulation 
techniques such as horizontal  brick coursing 
at the base to help define human scale.  
 
However, the main building entry at the 
interior part of the arcade as well as the height 
of the arcade at 25’ tall does not create an 
inviting pedestrian streetscape at Blake 
Street. Additionally, the multiple window styles 
do not appear to be proportioned and sized to 



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. 

human scale at the Blake Street façade. For 
instance, the windows at the base are taller 
and wider (9’ x 8’) than windows on the 
contributing structure (8’ x 5’) and the 2nd floor 
windows with only a trim piece between the 1st 
and 2nd floor windows make them appear 
almost as 2 story windows.  
 

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/No 

The new infill structure appears to fall within 
the range of typical widths of buildings found 
in the surrounding context; however, it is wide. 
Breaking up the Blake Street façade into more 
distinct modules may better fit with the context 
of the historic district as well as the primary 
structure found on the zone lot. The primary 
structure appears like 2 joined buildings since 
the 2nd part of the structure is a later 1919 
addition.  

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

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. 

 
Yes 

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.  
 
The new mixed use structure does 
incorporate a traditional base, middle and cap. 
It is also composed of simple, rectangular 
forms with the base distinguished from the 
upper floors of the structure.  

4.23 Maintain typical historic entry 
patterns along the street. 

 
No 

The new infill structure utilizes the arcade for 
its main entrance to the structure which is not 
typical of other structures in the surrounding 
context. The retail entrance to the structure at 



 

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. 

the chamfered corner may appear to be the 
primary entrance on the structure.  There is 
no entrance directly into the new structure 
from the street which is not typical of the 
district. Most other historic structures in the 
district have entries directly onto the street. 

4.24 Reflect typical historic upper story 
window patterns. 

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

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

 
No 

The windows on the proposed infill structure 
emphasize a vertical nature with vertical 
mullions in 2 different patterns at the upper 
story, one pattern over the arcade area and 
another pattern over the rest of the structure. 
Upper story window patterns within the 
surrounding context have paired sash window 
patterns with some spacing between the 
paired windows, this can be found on 2261, 
2363 and 2262 Blake Street. The upper story 
window patterns found on this proposed 
structure do not match these patterns and 
they appear as one window rather than 2 
paired windows and are not a sash type of 
window which would better match the historic 
character of surround buildings. 
 

5.15 Locate and access surface 
parking areas to minimize impacts on 
the historic streetscape, rhythm of the 
built environment and disruption to 
pedestrians. 

a. Minimize the visual impacts of a surface 
parking area (note that this is especially 
important in, and adjacent to, historic 
residential areas). 

b. Locate surface parking areas to the 
side or rear of buildings. 

c. Provide access to surface parking 
areas from an alley, when feasible. 

No The surface parking area in the building will 
be accessed from the front façade on Blake 
Street instead of the alley. Access to the 
parking area should be moved to the rear of 
the building and be accessed from the alley 
following district patterns.  



Recommendation: DENIAL 
 

Basis: The proposed new infill structure is not compatible with the historic district and does not fit 
the surrounding context ( 4.1, 4.2, 4.3, 4.4, 4.8, 4.18, 4.20, 4.21, 4.23, 4.24, 5.15).  

 
 

SUGGESTED Motion:  I move to DENY application #2022-COA-283 for the demolition of the non-contributing 

addition at 2301 Blake Street and the new infill structure at 2325 Blake Street per design guidelines 4.1, 4.2, 

4.3, 4.4, 4.8, 4.18, 4.20, 4.21, 4.23, 4.24, 5.15, presented testimony, submitted documentation and information 

provided in the staff report. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



Ballpark Historic District with the site outlined in red 

 
 
 
 
 
 
 
 



2301 Blake St, addition shown as non-contributing:  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



1904-25 Sanborn Map with 2301-2325 Blake St outlined in red 

  
END 
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