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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-268   LPC Meeting:   7/5/2022 
Address:    2236 Hooker Staff:   Abigail Christman  
Historic Dist/DLM:  Witter-Cofield Historic District   
Year structure built:  1901 (Period of Significance in Design Guidelines: up to and including 1943) 
Council District:  #1- Amanda Sandoval   
Applicant:   Rebecca Aldaco, Zaga Design Group 
 
 
Project Scope Under Review: 

• Construct a rear addition (18’-5” x 15’-3”)  
• Construct a detached garage (22’ x 22’)  
• New A/C 
• New egress wells and egress windows on south and east  
• Alterations to window and door openings 

o North elevation: infill door, infill window, and new window opening  
o East elevation: new window opening and partial infill of existing  

 
Addition Materials: 

Foundation: concrete  Roofing: asphalt shingle  
Siding: LP Building Solutions 38 Series engineered 
wood horizontal lap siding, smooth, 4” reveal; Cedar 
shake siding  

Trim: Hardie Plank fiber cement, smooth, 4”, 6 1/2”, and 
10”  

Windows: aluminum clad wood  Doors: wood  
 
Garage Materials: 

Foundation: concrete  Roofing: unknown 
Siding:  LP Building Solutions 38 Series engineered 
wood horizontal lap siding, smooth, 4” reveal  

Trim: Hardie Plank fiber cement, smooth, 4”, 6” 

Windows: n/a  Doors: steel, wood 
 
 
Staff Summary: 
 
Applicant is proposing to construct a single-story rear addition and a detached garage as well as making some 
modifications to the fenestration of the historic residence and installing an A/C unit. The addition will be located at 
the northeast corner of the house. The applicant has worked with staff on the development of a design that is 
simple and compatible with the historic residence and placed to reduce it’s visibility. The addition will project 5’-
2½” into the side yard, but has been designed to have minimal impact on the original residence. The detached 
garage will be located to the rear of the house and accessed from a side alley. Due to the small lot size, there are 
limited options to construct both an addition and detached garage and staff finds the proposed layout to be the 
most compatible for this lot. Overall, staff find the design of the addition and garage to be compatible with the 



historic residence and the district, but have a few concerns. Staff would recommend approval with the following 
conditions:  

• Simplify the design of window on west wall of the addition facing the street. No other windows with the 
proposed light configuration are found on the building and this introduces unnecessary complexity to the 
design of the addition. A simple, one-over-one sash window would be more appropriate.  

• Eliminate the proposed window infill and creation of a new window opening from the plans. Staff is 
concerned with the cumulative impact of changes on a fairly simple historic residence. The opening 
proposed for infill is historic and features a stone sill and arched opening that contribute to the historic 
character of the house.  

• Make sure that the brick arches at the basement windows are retained when the basement window 
openings are dropped and clarify this detail on the plans.  

• Design the proposed egress well on the southeast corner to better blend with the historic residence. This 
egress well will be readily visible due to its placement near the front corner of the house and the adjacent 
alley. The applicant is currently proposing to use a metal liner for the egress well. Staff would recommend 
a brick or concrete egress well that extends minimally above grade.    

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

Guideline Meets 
Guideline? Comments 

2.14 Maintain the pattern and 
proportion of historic window and door 
openings.  
a. Preserve the position, number and 
arrangement of historic windows and 
doors in a building wall. Modifying a 
window or door on the rear of a 
contributing structure may be considered 
on a façade that is not visible.   
e. Avoid enclosing a historic window or 
door opening or adding a new opening.  
f. Do not reduce an original opening to 
accommodate a smaller window or door, 
or increase it to accommodate a larger 
one. More flexibility may be appropriate 
on a façade that is not visible.   
 

Yes/No Location of original window and door locations 
on the façade will be retained. On the north 
elevation the applicant is proposing to infill a 
door, infill window, and add a new window 
opening. The openings on this side elevation 
have some public visibility. The window to be 
enclosed features a rusticated stone sill and 
brick arch and contributes to the historic 
character of the house. Staff are concerned 
with the cumulative impact of the multiple 
alterations on this elevation. On the east 
elevation the applicant is proposing a new 
window opening and partial infill of an existing 
window. These are at the rear and are not 
visible from public vantage points.  

2.18 Locate and design a new egress 
window to be as inconspicuous as 
possible.  
a. Place an egress window on a less 
visible façade that does not face the 
street, if possible.     
b. Align a new basement egress window 
or expansion of an existing window with 
other windows and features on the 
façade.  
c. Match a new basement egress window 
to a historic basement window type or use 
a simple single-light casement window.  
 

Yes/No Egress windows will be placed at historic 
basement window locations, though it is 
unclear in the application whether the 
applicant plans to retain the brick arches at 
the window openings. The egress on the east 
elevation will not have public visibility. The 
egress window on the south elevation will be 
readily visible and will be made more 
conspicuous by the use of a metal liner for the 
well.  



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 placed at the rear of the 
original structure.  

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. 
d. Use materials that are of a similar color, 
texture, and scale to those in the historic 
structure and surrounding 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 The proposed addition is compatible with the 
scale, massing, and rhythm of the district. 
Addition will feature a simple, front gable roof 
and will be clad in horizontal siding with 
shingles at the gable end to tie into the 
shingles found on the historic residence. The 
window facing the street features a multi-light 
configuration that is not found elsewhere on 
the building; staff would recommend 
simplifying it. Other windows will have limited 
or no visibility.  

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

      Yes The addition will be located to the rear and will 
be offset, projecting 5’-2½” to the north into 
the side yard. Addition will be simply in design 
and distinguished from the original structure 
by its placement and materials.  

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

      Yes/No The window facing the street features a multi-
light configuration that is not found elsewhere 
on the building; staff would recommend 
simplifying it. Other windows will have limited 
or no visibility. 

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

     Yes The new addition will have a front-gabled roof.  
 
 



4.18 Locate a new garage or secondary 
structure to reinforce surrounding 
historic development patterns.  
 

     Yes Proposed garage will be located to the rear of 
the house and accessed via the alley on the 
south.    
 

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. 
c. Use materials that are of a similar color, 
texture and scale to materials of the 
primary structure and in the surrounding 
historic context. 
d. Use simplified versions of building 
components and details found in the 
surrounding historic context. If historically 
each garage bay has a separate 
door, design a new garage to also have 
garage doors for each garage bay. 

     Yes The garage is simple in form and size. It 
features a square plan, flat roof, and 
horizontal siding. 

 
 

 
Recommendation: Approval with Conditions  

1) Use a simple, one-over-one, sash window on the west wall of the addition  
2) Eliminate the proposed window infill and new window opening on the north elevation   
3) Retain brick arches at basement egress openings  
4) Use a brick or concrete lined egress well with a minimal above grade projection at the 

south egress well    
 
Basis: Maintain historic fenestration, especially when visible (2.14) 
 Design egress wells to be as inconspicuous as possible (2.18) 
 Design windows on additions to be compatible with the primary structure (3.2, 3.6) 
  
 
 

Suggested Motion:  I move to CONDITIONALLY APPROVE application #2022-COA-268 for the alterations and 
addition at 2236 Hooker St, as per design guidelines 2.14, 2.18, 3.1- 3.3, 3.6, 3.7, 4.18, and 4.19, character-
defining features for the Witter-Cofield historic district, presented testimony, submitted documentation and 
information provided in the staff report with the following conditions: 1) Use a simple, one-over-one, sash 
window on the west wall of the addition; 2) Eliminate the proposed window infill and new window opening on 
the north elevation; 3) Retain brick arches at basement egress openings; and 4) Use a brick or concrete lined 
egress well with a minimal above grade projection at the south egress well.  
 



 
Witter-Cofield Historic District with 2236 Hooker St. indicated in red.  
 
 

 
 
 
 
 
 
 



1904 Sanborn Map with 2236 Hooker St outlined in black  
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