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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:
Address:
Historic Dist/DLM:
Year structure built:
Council District:
Applicant:

2022-COA-262
LPC Meeting: June 21, 2022
2246 Irving Street
Staff:
Brittany Bryant
Witter-Cofield
1902 (Period of Significance: Prior to and including 1943)
#1 - Amanda Sandoval
Nicholas Antonopoulos, praXarc

Past LPC Action:
Meeting Date: February 1, 2022
Description: Steeple Reconstruction, Phase 1: Mass, Form, and Context
Motion by G. Dennis: I move to approve application 2022-COA-034 for the Phase 1, Mass, Form, and Context of the
proposed steeple reconstruction at 2246 Irving Street, as per intent statements 2f, 2j, 2n, & 2s, design guidelines 2.5,
2.13, 2.14, & 2.52, Rehabilitation Standard 3, presented testimony, submitted documentation and information provided
in the staff report.
Second: J. Johnson
Vote: unanimous in favor, (8-0-0), motion passes
Project Scope Under Review:
Steeple Reconstruction, Phase II: Design Details
Footprint:
Overall Height:
Steeple Height:

13’ x 13’
52’-8”
25’-8”

Materials:
Cladding: T-Groove Metal wall panels in “fresh rust”
Base of steeple/Cornice: Black anodized aluminum
Lighting: Dimmable LED Cove strip lighting

Steeple: 2x2 black tube steel and 10.38 clear laminated
glass
Louver: Restored wood louvers
Doors: Tongue and groove wood doors

Staff Summary:
The Applicant is proposing to reconstruct the missing steeple on the Merritt Memorial M. E. Church (Merritt
Church), located at 2246 Irving Street, at the corner of Irving Street and W 23rd Avenue.
Given the visibility and the contemporary design intent of this project, staff and the applicant have concluded that
this project would benefit from a two-step review, largely following the model of design review for infill
construction. In this case, the church building is unique within the district and in many ways stands apart from the
built context of the district, so staff have reviewed the appropriateness of the proposed mass and form within the

historic context of the structure itself. Despite using the two-step review process, staff did not require the applicant
to complete the standard infill application, and instead only requested the applicant to provide information
justifying the design concept, and sufficient materials to convey the design intent.
Merritt Church was constructed in 1902 in the Gothic revival style and is considered a contributing building in the
Witter-Cofield Historic District. According to Side by Side: A History of Denver’s Witter Cofield Historic District, the
original steeple of the church was deteriorating just a few decades after construction. Extensive repairs were
completed in 1935. The steel straps that extend down the masonry base of the steeple may be remnants of these
stabilizing efforts. Despite the repairs, the steeple continued to deteriorate and was removed around 1940.
Presumably it is at this time that the arched and louvered windows were infilled and the upper portion of the
steeple was wrapped in the current wood clapboard siding.
The exact removal date of the steeple and addition of the clapboard siding is not known. It is possible that these
alterations were completed within the period of significance; however, staff have found that these alterations
would not have attained significance in their own right and do not contribute to the significance for which the
district was designated. The Witter-Cofield Historic District was designated in 1992 for its embodiment of “those
distinguishing characteristics of an architectural-type specimen because it contains both large and small and
elaborate and simple examples of architectural styles typical of Denver during the period of significance…” and
because “it portrays the environment of a group of people in an era of history characterized by a distinctive
architectural style because it encapsulates the diversity of style, date, and size of structures characteristic of
Northwest Denver.” The alteration that resulted from removal of the steeple do not embody the distinguishing
characteristics of an architectural style or type, nor do they speak to the diversity of structures within the district.
Therefore staff have reviewed the alterations to the steeple as seen today as not historically significant.
The intention of this project is to, in loose terms, reconstruct the missing steeple and return the structure to its
original stature as an impressive vertical element within the district and along W 23rd Avenue. The applicant had
originally proposed a simple, pyramidal steeple form; however, staff found that the form did not suit the
proportions of the building and suggested that the applicants look for historical evidence of the steeples original
shape and materials. Side by Side contains two historic images of the church steeple, an undated sketch and a
photograph from the early 20th century (presumably pre-1935 owing to the lack of steel straps on the base). The
applicant studied these two images and determined that the original steeple was likely a splay-foot steeple, and
adjusted the design to match this form. They have provided an example of on the Church of Saint-Sulpice, Jumet
in Charleroi, Belgium. The photograph of the church also shows a change in color at the area now covered with
clapboard siding, suggesting that the upper portion of the steeple base was not clad in a material other than
masonry. Unfortunately, neither image is clear enough to suggest the exact materiality or detailing of the original
steeple.
While the form of the steeple as proposed is closely informed by the historical evidence, the applicant is
proposing to reconstruct the steeple out of contemporary materials, primarily glass and steel for the steeple, with
steel and copper paneling being used to wrap the upper portions of the steeple base. As part of the work, the
arched openings in the steeple base will be restored with new metal louvers.
The use of these contemporary materials means that the proposed reconstruction will not be exact. The
guidelines generally encourage that recreation of missing features be undertaken with materials typical to the
historic context or materials that can convey the same appearance as historical materials to create an accurate
reconstruction. However, the Introduction to Chapter 2 of the design guidelines offers three options for
reconstruction of character-defining features (see page 23):
- Accurate Reconstruction,
- Simplified Historic Interpretation, and
- Contemporary interpretation
The appropriateness of each option is relative to the significance of the building and the availability of information
about the historical design. Good documentation is required for an accurate reconstruction, and is more
appropriate for highly significant structures. The other two approaches can be appropriate for less significant
buildings and when historic documentation is lacking.

In the case of the Merritt Church, the structure is only a contributing building in the Witter-Cofield Historic District
and does not have a special significance called out in the district designation application. As well, there is only
limited evidence about the detailing and materiality of the original steeple. Page 23 of the design guidelines says
of contemporary interpretation, “This treatment may also be appropriate where substantial alterations or a lack of
information about the historic design make other options difficult.” The original form of the steeple seems
reasonably sure based on the historic images, but the size and exact proportions of the steeple are difficult to
determine without measured drawings or clearer documentation. As well, the removal of the steeple in the 1940s
constitutes a substantial alteration to the structure. Staff have therefore found that contemporary interpretation of
the feature would be appropriate.
The use of a contemporary design for the steeple in this case is also supported by the Secretary of the Interior’s
Standards for Rehabilitation. Standard 3 states, “Each property shall be recognized as a physical record of its
time, place, and use. Changes that create a false sense of historical development, such as adding conjectural
features or elements from other historic properties, shall not be undertaken.” In this case, the use of a
contemporary interpretation allows the structure to remain a physical record of its time, place, and use. A steeple
that is clearly not historic pays homage to the loss of the original steeple at an earlier point, while also avoiding
any false sense of history. Limited knowledge of the materials of the original steeple, means that choices in
cladding and detailing would need to be conjectural.
The contemporary interpretation of the historical form of the steeple allows for a balance to be struck between
reconstructing this character-defining feature of the building in a way that reinstates the overall form and feeling of
the building as a prominent civic/institutional building in the district, while allowing the structure to remain a
physical record of its alterations over time and avoiding a false sense of history.
During the Phase I discussion of the project, the Commission indicated that generally they were supportive of the
project direction, however, the materials would be significant to the reconstruction of the project. The following
adjustments have been made to the application between the Phase I review and the proposed Design Details:
• The applicant has increased the steeple height from 20 feet to 25 feet - 8 inches, per the Commissions
discussion that the steeple felt squat in the Phase I submittal
• A change in material from patinated copper cladding material to a interlocking metal shingle to give more
texture to the reconstruction, per the Commission discussion that the original material may have been
wood shingle and the patinated copper material may be too flat.
During the

Excerpted from Design Guidelines for Denver Landmark Structures and Districts, January 2016
Intent Statements & Guidelines
2f To respect the historic design
character and style of a historic
building.

2j To preserve the form, pitch,
materials, size, and orientation of an
original roof because it contributes to
the character of historic building.

Meets Intent
&
Guidelines?
Yes

Yes

Comments
The proposed steeple reconstruction will
have a form matching that of the missing
historic steeple, respecting the character of
the building’s original design.
The roof shape of the proposed steeple has
been closely informed by the historic form of
the steeple, recreating this characterdefining feature of the building. The steeple
will be constructed with contemporary
materials to distinguish it as a contemporary
interpretation of the historic steeple.

Yes

In order to reconstruct the steeple, nonhistoric and unsightly clapboard siding will
be removed from the steeple base, allowing
original windows to be reopened. Removal
of the existing non-historic siding will also
allow restoration of the building through
construction of the new steeple.

2s To preserve the original characterdefining features of a historic
commercial, missed-use, or civic
building because they assist with
interpretation of the building’s history
and significance.

Yes

The project will not require removal or
destruction of any original character-defining
features. Reconstruction of the missing
character-defining feature of the steeple in a
contemporary style will help to interpret the
history of the building, making clear that the
original steeple was removed at an early
point, while conveying the architectural
significance of the building as a major
vertical structure along W 23rd Avenue.

2.5 Remove later covering materials
that have not achieved historic
significance.

Yes

Non-historic and unsightly clapboard siding
will be removed from the steeple base,
allowing original windows to be reopened.

Yes

The proposed steeple design is a simplified
and contemporary interpretation of the
original steeple. Given the limited historical
evidence of the original steeple, the design
has been informed by that evidence, but will
be completed using contemporary materials
and detailing to convey that the feature is
not original.

2n To restore a building by remove a
non-historic addition that detracts from
its appearance.

2.13 Develop a new design that is a
simplified interpretation of a similar
feature when the original is missing
and cannot be documented.

Remove of the existing non-historic
clapboards siding will allow for the
reopening of several louvers in the steeple
base.
2.14 Maintain the pattern and
proportion of historic window and door
openings.
d. Restore altered window or door openings
on primary facades to their original
configuration, when feasible.

Yes/No

Since the Phase I review, the applicant has
explored the interior cavity of the steeple
and the original rectangular louvers are still
intact. However, staff feel that the louver
opening also had a arched trim details that
extended up to the roof of steeple base. The
applicant is not proposing to reconstruct this
detail. The opening feel foreshortened and
the arched trim detail of the opening should
be reconstructed.

2.15 Preserve historic doors.
a. The character-defining features of
historic doors should be repaired and
preserved whenever possible.
b. Restore altered windows and doors, if
feasible
2.52 Preserve the character-defining
elements of a civic or institution
building. These can include:
d. Building features such as:
 Steeples, towers, domes, cupolas,
and other iconic rooftop features.

4.6 Use materials that appear similar in
scale, color, texture and finish to those
seen historically in the district.
b. Architectural metals and glass are also
appropriate in many districts, especially
commercial and industrial contexts.
c. New materials that convey
characteristics similar to historic materials
may be considered if they have a similar
appearance, size and shape to traditional
materials. Such materials may include
smooth-finish (non-wood grain) fiber
cement board and cast stone, when they
are detailed to convey a sense of
authenticity.

5.25 Use building illumination that is
appropriate to the significance of the
building.
a. Direct floodlights, or other façade
illumination, only onto important civic
buildings while avoiding illumination on
adjacent façades or the sky.

Yes

The historic door is not intact. The applicant
is proposing to replace the non-historic
doors with a new wood tongue and groove
door. The door is simple in design, but
appropriate to the Gothic Revival style.

Yes

The project will not require removal or
destruction of any original character-defining
features. Reconstruction of the missing
steeple in a contemporary style restore an
important missing character-defining feature
of the building.

Yes

Architectural metals and glass are proposed
to rebuild the steeple. These materials
convey characteristics similar to the original
materials. For example an interlocking
architectural metal will be used to replicate
the possible appearance of wood shingles,
per the Commission discussion that the
original material may have been a shingle
product. The steeple will be constructed out
of glass and metal, however the material will
have the form of the original steeple while
using contemporary material to help
establish the era in which the steeple was
reconstructed.
The original wood louvers will be restored.
However, staff feel that an arched wood
panel detail of the louver is missing and
should be reconstructed as part of the
restoration.

Yes

Lighting is located in the interior of the
steeple. Interior lighting is not within the
purview of the LPC, however, historically
this building was an important institutional
building for the neighborhood and lighting is
appropriate to the significance of the
building.

Excerpted from the Secretary of the Interior’s Standards for Rehabilitation
Meets
Standard?

Standard
3. Each property shall be recognized as
a physical record of its time, place, and
use. Changes that create a false sense
of historical development, such as
adding conjectural features or
elements from other historic
properties, shall not be undertaken.

Yes

Comments

Reconstruction of the missing steeple in a
contemporary style will help to interpret the
history of the building, allowing it to remain a
record of its time, place, and use, while
avoiding creating a false sense of history.

Excerpted from the Secretary of the Interior’s Guidelines for Rehabilitation
Meets
Standard?

Guideline
Design for Missing Historic Features
Recommended: Designing and
constructing a new feature when the
historic feature is completely missing,
such as a chimney or cupola. It may be an
accurate restoration using historical,
pictorial, and physical documentation; or
be a new design that is compatible with
the size, scale, material, and color of the
historic building.

Yes

Comments

The proposed steeple will replace a complete
missing feature, removed in the 1940s. The
size, scale and massing is based on the
pictorial and physical documentation.
However, the material will be a new materials
that are compatible in size and scale with the
original.

Recommendation:

Approval with Conditions

Condition:

Reconstruct the arched details above the rectangular louvers

Basis:

The proposed design for a contemporary interpretation of the historical form of the steeple
will reconstruct a missing character-defining feature to better convey the architectural
significance of the building (2f, 2j, 2s, & 2.52), while allowing the structure to remain a
physical record of its alterations over time and avoiding a false sense of history (2.13 &
Standard 3 and recommended treatment of missing features). Removal of the existing wood
clapboard siding will remove an unsightly later covering, and allow for reopening of historic
windows (2n, 2.5, & 2.14).

Suggested Motion: I move to CONDITIONALLY APPROVE application 2022-COA-262 for the Phase 2: Design
Detail for the proposed steeple reconstruction at 2246 Irving Street, as per intent statements 2f, 2j, 2n, & 2s,
design guidelines 2.5, 2.13, 2.14, 2.15 & 2.52, 4.6 Rehabilitation Standard 3, recommendation for missing
historic features presented testimony, submitted documentation and information provided in the staff report
with the condition the arched detail above the rectangular louvers be reconstructed.

Map of the Witter-Cofield Historic District with 2246 Irving Street outlined in red

1904 Sanborn Map (corrected to 1925) with 2246 Irving Street outlined in red

1929 Sanborn Map (corrected to 1956) with 2246 Irving Street outlined in red
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