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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:   2020-COA-0000241 LPC Meeting:   October 6th, 2020 
Address:    2417 Hooker Street Staff:   Evan R. Schueckler 
Historic Dist/DLM:  Witter-Cofield Historic District 
Year structure built:  1911 (Period of Significance: Up to and including 1943)  
Council District:  #1: Amanda Sandoval 
Applicant:   Paul Bormann 
 
 
Past LPC Action: 
Landmark Preservation Commission Meeting August 18th, 2020 
Description: Addition 
Motion by B. Gassman: I move to deny application #2020-COA-241 for the construction of a new addition at 2417 
Hooker Street, as per 3.1, 3.2, 3.3, 3.4, 3.5, 3.7, 3.8, & 3.9, presented testimony, submitted documentation and 
information provided in the staff report. 
Second: G. Petri 
Vote: Unanimous in favor (7-0-0), motion passes 
 
 
Project Scope Under Review: 
Remove existing non historic rear addition, demolish portions of rear roof plane and rear elevation to allow for 
new openings.  
 
Construct new 43’-8” x 30’-6” one story addition with fiber cement board vertical siding. The addition is to be 
located at the rear of the historic house. The north wall of the addition will be inset approximately 3’ from the north 
elevation of the historic house. At the south elevation, of the historic house, the addition will be inset 4” to the 
north for 4’-4”, after which the addition will extend 23’-9” past the south elevation of the historic house. The 
addition is to have a hipped asphalt shingle roof with a rear shed roof porch on the west elevation. The ridge of 
the addition will be slightly higher higher than the ridge of the historic house at it’s tallest point. The addition roof 
will also have a shallower roof slope than that of the historic house. The addition will have one-over-one double- 
or single-hung and casement fiberglass windows and swinging and sliding full-light fiberglass doors.  
 
Addition Footprint: 43’-8” x 30’-6” Addition Height: Unknown 
 
Addition Materials: 

Foundation: Concrete Clad Roofing: Asphalt Shingle 
Siding: Fiber cement board vertical siding Trim: Fiber cement board 
Windows: Not specified (believed to be fiberglass) Doors: Not specified (believed to be fiberglass) 

 
 
 
 



Staff Summary: 
 
The applicant is proposing to remove an existing non-historic one-story rear addition and construct a new one-
story hipped roof addition. This house is a contributing structure in the Witter-Cofield Historic District and is 
located mid-block on Hooker Street between 24th and 25th Avenues. The new addition is proposed for the rear of 
the historic house. The Commission previously reviewed an application for an addition to this property and denied 
the application over concerns about the connection between the house and the addition, the treatment of the new 
entrance on the east elevation of the addition, the appropriateness of the proposed vertical cladding material, and 
the detailing of the windows, doors, and eaves.  
 
The north elevations of the addition is proposed to be inset from the north elevation of the historic house, and the 
addition will project 23’-9” beyond the south elevation of the historic house. The size and visibility of the addition 
were of concern to staff, however, the Commission found that the addition was far enough to the rear of the site 
that it could still be subordinate with a more sensitive connection. The applicant has created a connecting element 
by insetting the wall of the addition from the south elevation of the historic house and moving the east wall of the 
addition 4’-4” to the west. The applicant has not inset the eaves of the addition at the connecting element, and 
staff are recommending the the eave of the addition shift north of the eave of the historic house to respect the 
original southwest corner.  
 
The applicant is proposing a new entrance on the east elevation of the addition, facing towards Hooker Street. 
The door will be a single full-light door. Staff originally had concerns about the appropriateness of a new, street 
facing entrance; however, the Commission determined that a new entrance on the east wall of the addition might 
not compete with the historic primary entrance of the home given how far back from the street the new entrance 
would be. The applicant has proposed a new shed-roof cover for the entrance, and staff are recommending that 
this be eliminated from the design to keep the new entrance as simple as possible. The shed roof is very modest 
and the Commission may find that it is simple enough to be appropriate as proposed.  
 
The roof of the proposed addition will have a slope of 5 over 12 as opposed to the 6 over 12 of the historic house, 
making the addition roof slightly shallower. This difference is minimal and may not be discernable. This shallower 
slope helps to minimize the overall height of the addition. The proposed eaves of the addition will align with those 
of the historic house.  
 
Most of the windows of the addition will be traditional single- or double-hung windows to match the appearance of 
the windows on the historic house and the proportions of the proposed windows are generally compatible. The 
windows on the addition will be simple one-over-one windows. There are several single-light casements proposed 
for the north and west elevation of the addition, but these will not be visible.  
 
The rear if the house will feature full-light swing and sliding doors. While the sliding doors are uncommon for 
contributing buildings within the historic context, they are proposed for the addition and will not be visible from the 
public right-of-way, being at the rear of the addition.  
 
The addition will be clad in fiber cement board vertical board and batten siding, spaced 12” on center. The use of 
a vertical siding will help to distinguish the addition as new construction; however, vertical siding is an uncommon 
cladding in the historic context and given the width of the addition will be somewhat visible from the right of way. 
In its previous review of this application, the Commission did not believe that vertical siding would be an 
appropriate cladding material for this addition. Staff are recommending that the vertical siding be substituted with 
brick, wood or fiber cement board clapboard siding, or with stucco; materials more common to the district.  
 
In addition to concerns over the cladding, the Commission expressed concerns about the complexity of the trim at 
the eaves and windows of the addition. The applicant has simplified to eave trim to be more compatible with the 
historic house, but has also eliminated all trim at the jambs and heads of the windows and doors. Staff are 
recommending that a simple molding be added to all openings on the addition.  
 
The elevations and details in the application do not note the material of the windows or doors, and staff are 
recommending that the applicant be required to specify an appropriate material for the windows and doors. We 
believe that the windows and doors are all meant to be fiberglass, which is appropriate for additions.  



 
As well, the historic house has solar panels, some of which will need to be relocated in order to construct the 
addition. We are recommending that the applicant be required to provide information on the roof plan about how 
the solar panels will be reconfigured.  
 
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.  

Yes 

The addition is proposed for the rear of the 
historic structure. While addition projects to 
the south of the historic house, it is set back 
far enough that it will not compete.  

 

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.  

e. Design windows and doors to be 
compatible with the primary 
structure and surrounding historic 
context, particularly when visible 
from public vantage points.  

Yes/No 

While addition projects to the south of the 
historic house, it is set back far enough that it 
will not compete. The inclusion of a 
connecting element also helps to respect the 
character of the historic house.   
 
 
The eaves of the proposed addition align with 
the eaves of the historic house.  
 
 
No alterations are proposed for the historic 
primary entrance.  
 
 
The proposed materials of the addition will 
contrast with the historic structure and are 
atypical of the historic context.   
 
 
The proposed windows on the east and south 
elevation will match the operation and 
proportions of those on the historic house. 
However, they do not align with historic 
windows at the heads or sills.  
 

 

 

 

 
 
 
 
 

 
 
 
 
 



 

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.  

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/No 

 
 
 
The addition is inset 4” at the southwest 
corner of the historic house.  
 
 
The addition will be clad in a material that 
contrasts with the historic structure and will 
clearly distinguishable as new construction.  
 
 
The use of vertical siding is atypical of the 
historic district and may contrast too starkly 
with the historic house.  

 

3.4 Locate an addition to retain open 
space patterns.  

a. Retain original open space at the 
sides and rear of the structure.  

b. Avoid removing existing open 
space with a large addition.   

Yes 

 
The proposed addition will not encroach on 
the existing open space immediately to the 
south of the historic house and is set entirely 
to the rear of the historic house.  
 

 

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

Yes 

 
The proposed addition will largely only require 
alterations to the least visible (west) elevation.  
 
 

3.6 Design windows, doors and other 
features on a new addition to be 
compatible with the original structure and 
surrounding historic context.   

Yes 

 
The windows are similar in operation and 
proportion to those found on the historic 
house. The doors, especially the sliding doors 
at the rear of the addition are more 
contemporary in design, but will not be visible 
from the right-of-way.  
 

3.7 Design the roof of a new addition to be 
compatible with the original structure and 
surrounding historic context.  

Yes 

 
The roof of the addition will be a simple 
hipped roof like that on the historic house. The 
slope of the addition roof will be slightly 
shallower, than the historic house, but this will 
be minimally discernable.  
 

 
 
 
 

 
 
 



 

3.8 Locate an addition to a residential 
structure to be subordinate to the existing 
structure.   

a. Design an addition to have minimal 
visual impact to the existing 
structure.  

b. Place a one-story addition to the 
rear of the existing structure, if 
possible.  

 
 
 
 
 
 
Yes/No 

 
 
The addition will project significantly beyond 
the south elevation of the historic house, but it 
is set back far enough that it will be minimally 
visible.  
 
 
The proposed addition will be located to the 
rear of the historic house. 

 

3.9 Design an addition to a historic 
residential structure to be compatible with, 
but differentiated from, the existing 
structure.   

a. Use subtle changes in material, 
color, and/or wall plane to 
differentiate an addition.  

c. Consider using a lower-scale 
connecting element to join an 
addition to a historic structure, 
particularly for large or two-story 
additions.  

Yes/No 

The addition will use contrasting materials to 
distinguish the addition as new construction.  
 
 
However, the use of a vertical siding is 
atypical of the historic context and is not a 
subtle change in material.  
 
 
The addition will use a lower-scale connecting 
element at the west elevation of the historic 
house.  
 

 
 

Recommendation: Approval with Conditions 
 
Conditions: 1. That the southern eave where the addition connects with the historic house be moved 

north of the eave of the historic house.  
2. That the shed roof over the entry on the east elevation of the addition be eliminated from 
the design.  
3. That the board and batten siding be replaced with a high quality material such as 
horizontal fiber cement board or wood clapboard siding, or a three coat stucco.  
4. That a simple trim be added to all openings on the addition.  
5. That the material of the windows and doors on the addition be specified on the plans.  
6. That the locations of the relocated solar panels be indicated on the proposed roof plan. 

 
Basis: The proposed addition will be subordinate to the historic house being significantly to the rear 

of the historic house (3.1, 3.2, 3.4, 3.5, 3.8, & 3.9). The roof of the addition has been 
designed to match the form of the historic house, and the eaves of the addition align with 
those of the historic house (3.2, 3.7, & 3.8). The use of vertical siding is atypical of the 
historic context and may contrast to starkly with the historic house and district (3.2, 3.3, & 
3.9).  

 
 
 
 
 



 
 

Suggested Motion:  I move to CONDITIONALLY APPPROVE application #2020-COA-241 for the construction 

of a new addition at 2417 Hooker Street, as per 3.1, 3.2, 3.3, 3.4, 3.5, 3.7, 3.8, & 3.9, presented testimony, 

submitted documentation and information provided in the staff report with the following conditions: that the 

southern eave where the addition connects with the historic house be moved north of the eave of the historic 

house; that the shed roof over the entry on the east elevation of the addition be eliminated from the design; 

that the board and batten siding be replaced with a high quality material such as brick, horizontal fiber 

cement board or wood clapboard siding, or a three coat stucco; that a simple trim be added to all openings 

on the addition; that the material of the windows and doors on the addition be specified on the plans; that the 

locations of the relocated solar panels be indicated on the proposed roof plan.  

 
  



Witer-Cofield Historic District with 2417 Hooker Street outlined in red 
 

  
 

 
  



1904 Sanborn Map (Corrected 1925) with 2417 Hooker Street outlined in red 
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