
Meeting Date: 10/20/2017 
Meeting Time:    4:30 p.m. 

STAFF REPORT 
To: City of Phoenix Historic Preservation Commission 

From: Erika Finbraaten, MA, AICP – Historic Preservation Planner 

Subject: Appeal of Hearing Officer’s Decision – Application HPCA 1700367 
937 East Granada Road, Coronado Historic District 

This is a report to request the Historic Preservation Commission uphold the decision rendered by the 
Historic Preservation Hearing Officer to approve Certificate of Appropriateness application HPCA 
1700367, subject to stipulations. The application is to approve the construction of a 2,257-sq. ft., two-
story rear addition. 

BACKGROUND 
This is an appeal of the Hearing Officer’s October 10, 2017, decision. The appeal was filed on October 11, 
2017, by Arthur A. Vigil III, a resident of the Coronado Historic District. Please see attachment A for the 
appeal request and accompanying documentation. 

The property consists of a lot measuring approximately 50’ by 164.7’ with a Spanish Colonial Revival style 
house constructed c. 1925. The property is a contributor to the Coronado Historic District. See the 
attached staff report more information. 

FINDINGS 
Staff’s findings and recommendations are discussed in the attached staff report. The Hearing Officer, Joe 
Viola, based on revised drawings submitted at the hearing, found that the proposed work met the 
General Design Guidelines for Historic Preservation and approved the application subject to the following 
stipulation: 

1. That the height of the addition be reduced to 20’ to the top of the parapet wall and 22’ to the
top of the chimney.

RECOMMENDATION 
Based on the findings above, staff recommends the Historic Preservation Commission uphold the Hearing 
Officer’s decision. 

Attachments: Attachment A: Appeal Request 
Attachment B: HPCA 1700367 staff report 
Attachment C: Submitted Prior to Hearing 
Attachment D: Submitted at Hearing 
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Erika Finbraaten

From: av3design@gmail.com on behalf of Artie A. Vigil III <artie@av3designstudio.com>
Sent: Monday, October 09, 2017 9:57 AM
To: Erika Finbraaten
Cc: Donna Reiner; Michelle Dodds
Subject: Re: HPCA 1700367 -- 937 East Granada Road
Attachments: 937 E Granada Road - request for denial of application for expansion.pdf

Good morning Erika, 

Please find attached a letter requesting denial for the Certificate of Appropriateness for the proposed remodel 
and expansion to 937 E Granada.   I will be attending the hearing tomorrow to voice opposition to this 
request.   If the hearing officer approves, i'll be filing an appeal.   

Kind regards, 

--
Artie  A. Vigil III
architect . leed ap . cnu-a

AV3 design studio  
architecture . urban design
602.326.3387

On Fri, Oct 6, 2017 at 4:42 PM, Erika Finbraaten <erika.finbraaten@phoenix.gov> wrote: 

Here is the staff report for Tuesday’s hearing regarding this project.
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October 10, 2017

Planning and Development Services
Phoenix City Hall
200 W. Washington St.
Phoenix, AZ 85003

937 E. Granada Road - Certificate of Appropriateness - neighbor review 

Dear Historic Preservation Officer and staff.

After review of Case No. HPCA 1700367, I would like to request denial of the approval based upon the 
following findings as it does not meet the General Design Guidelines for Historic Properties. There are 
three elements of this proposal that I object to as they affect the historic character of the neighborhood 
and set a precedent for "big box" large scale homes within the bungalow neighborhood. 

Three Objections: 

1) The scale of the addition is twice as large as any of the homes in this neighborhood.  This would set a
precedent for future big box home additions.

2) Requesting the owner restore the traditional porch and entry to its historic condition.  The enclosed
porch is non conforming and different than the historic survey.

3) Removal of parking in the front yard setback.  Current proposal allocates for up to 7 parking spaces,
only 2 are required. This is now becoming a big problem in the neighborhood with cars parking in the
front yard setback.  The historic character of the neighborhood is to have cars parked on the side or in
the alley.   Only recently, due to lack of enforcement, new homes and remodels have been placing
parking entirely in the front yard setback.   With this approval this sets a precedent that the zoning
ordinance is not being enforced.

General Guidelines for Additions: 
1. (page 10) Additions should be designed and located in a manner which results in new construction
which is subordinate to the primary historic building. Additions or changes to the primary facades are
discouraged. The location of the addition or alteration should conform to the setbacks, spacing,
alignment and orientation of the historic building and/or historic buildings in its immediate vicinity.

The current proposal the addition is twice as large as the existing home and would dominate the 
residential lot.   The size and scale of the home with the addition would be almost three times as large as 
a typical bungalow. Historically, bungalows ranged from 700 sf to 1200 sf. This would also be the first 
two story home on the block and the addition is larger than any single home on the block, not including 
the existing historic home. The two story addition would be the most dominant structure on the entire 
block.  

(see exhibit 1 - neighborhood context aerial with site plan overlay) 
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2. (page 10) Additions should be similar in height and width to the historic building. Its form should 
correspond to the shape, ridge lines and cornice of the main roof. Doors and windows in the addition 
should be similar in shape and placement to the openings in the historic buildings. Together, the 
addition's shape, size and openings should create a directional emphasis (horizontal or vertical) that is 
similar to the historic building. Below are examples of appropriate scaled additions. 

The proposed addition does not meet this requirements as it is twice as tall the existing home.  The doors 
and windows are different than the existing home.  The directional arrangement of the windows in the 
addition are random, both horizontal and vertical, Large and Small.  A 3d model should be required, 
with adjacent homes for reference in scale.  A buildings scale and impact cannot be understood 
without showing it in context with adjacent properties and homes. 

The Secretary of the Interiors Standards for Treatment of Historic Properties:

3. (page 68) Repairing features in the setting by reinforcing the historic materials, using recognized 
preservation methods.

I recommend the restoration of the traditional porch and entry court for the Spanish revival home. The 
traditional pattern of the neighborhood is each home has a front porch and formal entry that is visible 
from the street, not hidden behind a proposed driveway.   At the time of the historic survey, the entry 
court and formal sidewalk entrance was still in place.   The current proposal shows the formal entry 
enclosed and hidden by two parking spaces in the front yard setback.   

4. (Page 78 )When an entire interior or exterior feature is missing, such as a porch, it no longer plays a 

form and detailing through the process of carefully documenting the historic appearance

The front entry porch and formal entry way was enclosed and should be recovered to its condition prior 
to non conforming construction which enclosed the porch area along with a sidewalk to the front door 
and porch which is in conformance with the traditional pattern of the neighborhood.  

overall historic character of the building. The materi- als themselves (including masonry, wood, and 
metal) a - cant, as are their features, such as doors, transoms, pilasters, columns, balustrades, 
stairs, roofs, and projecting canopies.

Additional emphasis from Secretary of Interior to ensure that the traditional porches and formal entrys 
are preserved and restored.   An enclosed porch and entry with parking spaces blocking the entry is not 
a traditional neighborhood pattern and would set the wrong precedent for future development and 
restorations in the Coronado Neighborhood. 

6. (page 156) Constructing a new addition on a secondary or non-character-
limiting its size and scale in relationship to the historic building.

Current scale is twice as large and tall as existing historic home.  
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7. (page 156)  Ensuring that the addition is subordinate and secondary to the historic building and is
compatible in massing, scale, materials, relationship of solids to voids, and color.

Relationship to the solids and voids of the addition is different than the existing home.  

8. (page 161)  Locating new construction far enough away from the historic building, when possible,
where it will be minimally visible and will not negatively affect the building’s character, the site, or
setting.

New building addition will be highly visible and is overwhelming to the size of the existing historic home. 

9. (page 162) Considering the design for related new construction in terms of its relationship to the
historic building as well as the historic district and setting.

Three aspects of this proposal are out of scale.  The average home within a two block radius is 1,100 SF. 
The current proposal is three times as large.   

Building Code / Zoning Code

10. In R3 zoning, the rear setback for two story additions is 20'-0' not 15'-0".

Current proposal is 10'-0" and would require a variance.   The proposal is planning a large porch on the 
second floor apartment which will overlook into the adjacent neighboring properties.  The owner is an 
airbnb operator and it is likely this apartment will be rented as such.  This means that the privacy of the 
adjacent property owners will be in compromised.  

11. R3 zoning allows for maximum 40% lot coverage.

After reviewing the dimensions, the building footprint appears to be incorrect and does not include the 
footprint area of the garage.  I'd request that the building areas be measured by staff to ensure 
accuracy.   

12. A grading and drainage plot plan will be required.  On site retention will be required.

Indicate locations for on site retention.   Currently many of the new homes are providing all of the on site 
retention in the front yard, creating essentially large "moats" or "lakes" in the front yard.  This 
fundamentally changes the historic character of the neighborhood.   New developments or additions 
should account for a greater percentage of the required onsite retention in the back and side yards
rather than entirely in the front yard.   

Kind regards,

Artie A. Vigil III, ra . leed ap . cnu-a 
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Staff Report – Certificate of Appropriateness 
937 East Granada Road – Coronado Historic District 

Case No. HPCA 1700367 

BACKGROUND 

          -  , two-story rear addition  
e ot is oned -3  ti- a i y residentia  wit  t e istori  reser ation o er ay  e ro erty is 

in the Coronado istori  istri t, whi h is isted on oth the hoeni  istori  ro erty e ister and the 
ationa  e ister o  istori  a es  he ho se is onsidered a ontri tor and is enrolled in the State 
istori  ro erty a  e lassi i ation ro ra  Sta  stron ly en o ra es the a li ant to re iew the 
ro osed ro e t with the State istori  reser ation i e to reser e the ro erty s eli i ility or 

the ta -ad anta ed stat s   

PREVIOUS APPLICATIONS & PROPERTY DESCRIPTION 

here is only one other a li ation or this ro erty   he re est to a ro e the 
de olition o  the three a essory str t res was a ro ed Se te er 3,  

his S anish Colonial e i al ho se was onstr ted   he street was ori inally nown as 
er eley oad  he ri  ho se has wood ase ent windows and a lat roo  with ara et wall  The 

e istin  ho se is  to the to  o  the ara et wall on three sides, with the north ele ation ha in  a 
ara et wall that rea hes 3  The ho se is rrently ,  s  t   

PROPOSAL 

The a li ant ro oses onstr tion of a two-story, , -s are foot addition in the rear yard with a 
flat roof with ara et wall, lad in sand finish st o  

ne-story it hen dinin  roo  addition to the west of the edroo  on the rear of the ho se 
Wall of sliding glass doors on the east side 
ow, fi ed    window on the west side 

To the to  of the roof,  eiling late   
e olition of 3  of e terior wall to a ess the addition 

Two-story addition,  to the to  of the ara et wall 3  to the to  of the hi ney  
The rear 3  of the addition will ho se  

ne- edroo  a art ent, a ro i ately  s are feet, a essed ia e terior stair ase 
on the east ele ation  

ne    fi ed window on the se ond floor on the east ele ation 
ne    fi ed window on the se ond floor on the so th ele ation 

Two- ar garage, a essed fro  the alley  
ne    garage door on the so th ele ation 

Two   3  ase ent windows on the east ele ation 
The C nits for the addition will e ad a ent to the stair ase leading to the 
a art ent 
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The f ll width of the addition ro e ts  into the re ired rear yard set a  
The re aining ortion of the two-story addition will in l de a fa ily roo , aster edroo  
and athroo , and la ndry on the first floor and two ore edroo s, a athroo  and a 
fle  s a e  on the se ond floor   

The west ele ation has one  tall fi ed window  
The first floor of the east ele ation has a air of ren h doors, a hi ney, two 2   3  
ase ent windows and one    fi ed window   

Ceiling late   on the first floor 
The se ond floor has fo r 2   3  ase ent windows 
Ceiling late   on the se ond floor 
The north ele ation of the addition will ha e a  wide al ony with a railing and a air 
of ren h doors 

FINDINGS 

The two-story ortion of the addition is se arated fro  the histori  ho se y a single-story transitional 
ele ent  This red es the i a t to the histori  ho se, where only 3  of e terior wall is eing 
de olished  This onfor s to the General Design Guidelines for Historic Properties y hel ing to 

ini i e the is al i a t of the new onstr tion on the histori  ilding to so e e tent  owe er, 
the Design Guidelines state that   

The additions or alterations also sho ld e o ati le with the histori  str t re 
thro gh si ilarities in si e, sha e, aterials, ilding ele ents and detailing   

dditions sho ld e designed and lo ated in a anner whi h res lts in new onstr tion 
whi h is s ordinate to the ri ary histori  ilding  dditions or hanges to the 

ri ary fa ades are dis o raged  The lo ation of the addition or alteration sho ld 
onfor  to the set a s, s a ing, align ent and orientation of the histori  ilding 

and or histori  ildings in its i ediate i inity  

dditions sho ld e si ilar in height and width to the histori  ilding  ts for  sho ld 
orres ond to the sha e, ridge lines and orni e of the ain roof  oors and windows in 

the addition sho ld e si ilar in sha e and la e ent to the o enings in the histori  
ildings  Together, the addition s sha e, si e and o enings sho ld reate a dire tional 

e hasis hori ontal or erti al  that is si ilar to the histori  ilding    

The addition as ro osed ore than twi e the si e of the histori  ho se and is not s ordinate to it  
Staff has on erns regarding the si e of the addition and re o ends that it e red ed so that it no 
longer ro e ts into the re ired rear yard set a  y  This ro e tion wo ld re ire an additional 

li  hearing for a arian e to red e the rear yard set a   

Staff also re o ends that the height of the eiling late on the first floor e red ed to , f rther 
red ing the isi ility of the addition fro  the street   

There is a signifi ant ro le  with the addition that sho ld e addressed rior to a Certifi ate of 
ro riateness eing a ro ed for the ro e t  one of the edroo s in the addition or the 

a art ent eet the re ire ents of Se tion 3  ergen y s a e and es e enings of the 
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2 2 nternational esidential Code  The fi ed windows in the aster edroo  and the edroo  in 
the a art ent are not only ino era le, t the si e and height of the sill is ina ro riate  The windows 
in edroo  two on the se ond floor are too s all  There is no egress window for edroo  three on 
the se ond floor   

ording to the ode, the window o enings st ha e a sill height of not ore than  in hes fro  
finished floor  They st ha e a ini  net lear o ening of  s are feet 3  2  The 
minim m net lear o ening height shall e 2  in hes  mm  and the minim m net lear o ening 
width shall e 2  in hes  mm  This re resents a s stantial hange in the ele ations as ro osed 
and staff therefore re ommends a ontin an e to allow the alteration of the lans to re onfig re the 
windows to meet this re irement   om lete redesign of the fenestration on the ilding o ld 
res lt in a new hearing eing re ired, so staff re ommends the ontin an e to address this iss e and 
a oid that  

s resently de i ted, it a ears as tho gh the new C nits are at the ase of the stairs to the 
a artment  s this orre t or will they e nder the stairs  

RECOMMENDATION 

Staff re ommends that the earing ffi er ontin e this a li ation so that the following iss es an e 
addressed  

ed e the si e of the addition so that it does not ro e t into the rear yard set a   

2 ed e the eiling late on the first floor to  

3 e onfig re the window o enings and floor lans so that all of the new edrooms will ha e 
the re ired emergen y es a e and res e o enings   

Clarify the la ement of the C nits relati e to the stair ase  

 

  
ri a in raaten, M , C  
istori  reser ation lanner  lanner  

Digitally signed by Erika J. Finbraaten, MA, AICP 
DN: cn=Erika J. Finbraaten, MA, AICP, o=Historic 
Preservation Office, ou=COP Planning & 
Development Dept., 
email=erika.finbraaten@phoenix.gov, c=US 
Date: 2017.10.09 14:09:49 -07'00'
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SECTION R310  
EMERGENCY ESCAPE AND RESCUE OPENINGS  

R310.1 Emergency escape and rescue required. Basements, habitable attics and every sleeping 
room shall have at least one operable emergency escape and rescue opening. Where 
basements contain one or more sleeping rooms, emergency egress and rescue openings shall 
be required in each sleeping room. Where emergency escape and rescue openings are provided 
they shall have a sill height of not more than 44 inches (1118 mm) measured from the finished 
floor to the bottom of the clear opening. Where a door opening having a threshold below the 
adjacent ground elevation serves as an emergency escape and rescue opening and is provided 
with a bulkhead enclosure, the bulkhead enclosure shall comply with Section R310.3. The net 
clear opening dimensions required by this section shall be obtained by the normal operation of 
the emergency escape and rescue opening from the inside. Emergency escape and rescue 
openings with a finished sill height below the adjacent ground elevation shall be provided with 
a window well in accordance with Section R310.2. Emergency escape and rescue openings shall 
open directly into a public way, or to a yard or court that opens to a public way.  

Exception: Basements used only to house mechanical equipment and not exceeding 
total floor area of 200 square feet (18.58 m2).  

R310.1.1 Minimum opening area. All emergency escape and rescue openings shall have a 
minimum net clear opening of 5.7 square feet (0.530 m2).  

Exception: Grade floor openings shall have a minimum net clear opening of 5 square 
feet (0.465 m2).  

R310.1.2 Minimum opening height. The minimum net clear opening height shall be 24 inches 
(610 mm).  

R310.1.3 Minimum opening width. The minimum net clear opening width shall be 20 inches 
(508 mm).  

R310.1.4 Operational constraints. Emergency escape and rescue openings shall be operational 
from the inside of the room without the use of keys, tools or special knowledge.  
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ATTACHMENT D:
Plans Submitted 10/10/2017 
at the Hearing
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