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AGENDA
HISTORIC PRESERVATION COMMISSION
MEETING DATE: Wednesday, December 19, 2018
MEETING TIME: 5:30 p.m.

MEETING LOCATION: City Council Chambers, 448 East First Street, Salida, CO

I.
II.

CALL TO ORDER
APPROVAL OF THE MINUTES - October 11, 2018

III. UNSCHEDULED CITIZENS

IV.

AMENDMENT(S) TO AGENDA

REVIEW OF APPLICATIONS:

1. Major Certificate of Approval — Manhattan Hotel, 228 North F Street — The applicant is

requesting Major Certificate of Approval to construct an addition attached to the existing

historic Manhattan Hotel. The request also includes removal and replacement of existing

windows on the second story of the F Street facade and removal of windows on the north
side of the structure and installation of doors in the existing openings.

a. Staff Review of Application d. Commission Recommendation
b. Applicant’s Presentation e. Decision by Staff
c. Commission Discussion

VI. UNFINISHED BUSINESS:

VII. NEW BUSINESS:

VIII. COMMISSIONER COMMENTS:

IX. ADJOURN

**An alternate can only vote on, or make a motion on an agenda item if they are
designated as a voting member at the beginning of an agenda item. If there is a vacant
seat or a conflict of interest, the Chairman shall designate the alternate that will vote
on the matter. If a Voting member shows up late to a meeting, he cannot vote on the
agenda item if the alternate has been designated.
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MEETING DATE: Thursday, October 11, 2018
MEETING TIME: 5:30 p.m.

MEETING LOCATION: City Council Chambers, 448 East First Street, Suite 190, Salida, CO

Present: Harris, Tomkiewicz, Zeman, Regan, Hunnicutt, Van Nimwegen, Jefferson,
Absent: Klein, Krebs

I. CALL TO ORDER: The meeting was called to order by Harris at 5:30 pm
II. APPROVAL OF THE MINUTES:

Wednesday, September 6, 2018 — Tomkiewicz made a motion t9,approve the minutes as

written. Regan seconded the motion. All were in favor and the motion carried.
III. UNSCHEDULED CITIZENS: None
IV. AMENDMENT(S) TO AGENDA: None

V. REVIEW OF APPLICATIONS:

1. Major Certificate of Approval — Laura Evans/House/Victory Hotel, 129 West
Sackett Avenue — The applicant is requesting approval to make exterior alterations to

the single-story structure locatedyat 129 West Sacket Awenue.

A. Staff Review of Application — Jeffetson gave an overview of the proposal and

stated that staff supports the application withytwer (2) conditions of approval.

B. Applicant’s (Preséntation — Tom PoKorny, Natural Habitats updated the

commissioft on the ‘stucco removaljon the single-story portion of the structure. He
explained hisproposal to install doots"and windows within the existing openings and
increasing the opening of the westérnmost window to create another door opening.
Pokorny stated that he would also like approval to install awnings above the window
openings.

. Commission Discussion: Regan asked Pokorny if he still intended on removing

the stucco from the fagade of the two-story structure. Pokorny stated that for now
they will be leaving the stucco until they get the roof repaired because the stucco is
helping with fthe stability of the structure. Hunnicutt asked about the need to
increase the/window opening to create another door opening and wondered if that
was the only way he could meet the egress requirement. Pokorny said that it makes
sense/to create a door opening in the single-story structure because it allows for
easier access to the stairwell for the upstairs units on the two-story structure portion
of the building.

Zeman asked about the proposed materials for the awnings and Pokorny stated that
the awnings will be canvas fabric with metal frames similar to the awnings across the
street at the River Lofts. Regan stated that his concern is that the awnings will
cover the existing stained glass window detail. Pokorny said that he will look into
removing side panels of the awnings so that the stained glass detail will be visible.

Meeting Minutes 10.11.2018
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D. Commission Recommendation: Hunnicutt made a motion to approve the

E.

exterior alterations as proposed with the two recommended conditions. Zeman
seconded the motion. All were in favor and the motion carried.

Decision by Staff: Staff will accept recommendations of the HPC.

2. Major Certificate of Approval — Salida Skating Rink-312 F Street - The applicant is

E.

requesting approval to make exterior alterations to the structure located at 312 F
Street.

Staff Review of Application — Van Nimwegen gave an overview of the
application and stated that staff supports the proposal with two (2) conditions of
approval.

Applicant’s Presentation — Greg Powell, representing, the applicant, La Lloyd
312, LLC was available to answer questions. Pewell explained that the applicant is
planning a great reuse of the building and willybe utilizing the whole building. The
front of the building will remain a commes€ial use with residentiallive/work units in
the rear of the building.

Commission Discussion: Hunnicutt ‘complimented the applicant on the work
that was done on the other side of this building for the Su Casa furniture store. He
asked if the F Street elevation would be painted similar to the rest of the fagade and
Powell stated that painting the FaStreet facade is notpart of the application but they
will take that into consideration. Hattis questioned the color scheme for the project
area and Powell said the color\willSierraBtonze: Harris asked if the applicant was
proposing new openings on the fiorth wall for the exterior doors. Powell explained
that currentlysthere'is one door opening and 5 window openings and the proposal is
to enlarge the existing window opefings,and install new windows. The proposal also
includegfthree,additional door openings and three additional window openings.

Commission Recommendation: Harris made a motion to approve the
application, as proposed with the two recommended conditions. Tomkiewicz

seconded the motion. “Alliwere in favor and the motion carried.

Decision by Staff: Staff will accept recommendations of the HPC.

3. Major)Certificate of Approval — Schuelke Shoes, Hanks Building -148 E. First
Street'= The applicant is requesting approval to make exterior alterations to the structure
located at 148 E. First Street.

A.

B.

Staff Review of Application — Jefferson gave an overview of the proposal and
stated that staff supports the application as submitted by the property owner with
two (2) conditions.

Applicant’s Presentation — Property owner, Jonas Harlow explained the concept
for the building and stated that the alterations will allow him to rent out the space.
Harlow stated that the front fagade has been covered by plywood and stucco and he
would like to restore eight (8) of the nine (9) second story windows and the ground
floor garage door opening. Hunnicutt asked the applicant about his intentions for
the two garages door on the first street facade. Harlow stated that, that portion of
the property will be used commercially and he is hoping to lease it out as a

Meeting Minutes 10.11.2018
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VI.

restaurant. Harlow further explained that the reason they are only requesting to
uncover one of the stuccoed over garage door entry’s is because he has had people
interested in leasing the space for a climbing wall and they needed as much wall
space as possible. He stated that both garage door openings have been filled in with
cinderblock.

Hunnicutt asked about the decision to install a full size rollup garage door for the
First Street fagade as opposed to installing an attractive garage door at sill height.
Harlow stated that if he has a full garage door opening then it may attract a new
restaurant to his property and in the summer they would be able to offer more
seating outdoors with the garage door open.

. Commission Discussion: Zeman asked if the buildigg will be repainted and

Harlow said not in the near future but he recognizés that it needs to be. He
explained that the property is made up of several buildings so he will probably keep
some of the blue but not all. Harris asked if thepeXisting second story windows were
are still intact and Harlow said yes the wifidows are there but boarded up and
stuccoed over. Harlow explained that mést of the windows ateyin bad shape and
need to be replaced.

Harlow stated that the window on the E Streef facade is still intact and usable and
instead of replacing the window he would like to just remove the stucco at this time
and keep the existing window.

Hunnicutt stated that the application'materials show a double garage door for the IF
Street facade and wondered if ‘thatfds the'doer that the applicant is going with. He
also asked if the door will have'transparent glazing. Harlow explained that at this
time he doesp’tknow exactly which door hé is going with but he is leaning toward a
garage doof with glass windows. Harris said that his concern with the proposed 16
garage doots are that they look too modern and stated that if two garage doors were
installed it would,b¢ mote appropriate.

. Commission Recommendation:  Hartris made a motion to approve the

application_for the extefior alterations with the two recommended conditions.
Harris added the following third condition - Prior to installation of the two garage
doors on the Fist Street fagade the applicant shall email the proposed specifications
to staff and the Commission for approval. Zeman seconded the motion. All were
in favor and the motion carried.

E. Decision by Staff: Staff will accept recommendations of the HPC.

UNFINISHED BUSINESS: None

VII. NEW BUSINESS:

VIII. COMMISSIONER COMMENTS: None

IX. ADJOURN: 6:30 PM

Meeting Minutes 10.11.2018
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STAFF REPORT

MEETING DATE: December 19, 2018

AGENDA ITEM TITLE: The Manhattan Hotel, 228 N F Street- Major Certificate of Approval
Application

AGENDA SECTION: Public Hearing

REQUEST: The request is to receive a Major Certificate of Approval for the following work at the
existing two-story structure at 228 N. F Street:

1. Construct a new addition approximately 5,100 square feet connected to the existing
Manhattan Hotel.

2. Remove and replace the existing windows on second story of the FF Street facade. No
other work is being proposed for the F Street fagade of the existing building.

3. Remove the windows on the north side of the building and install new doors in the
existing openings and install metal decking.

4. Install a new steel sided mechanical flue chase around existing vent ducting visible on the
north side of the building.

APPLICANT:
The applicant is Ray Kitson, 228 N. I Street, Salida, CO 81201. The representative for the applicant
Architect Steve Riden.

LOCATION:
The property is located at 228 N. F Street, City of Salida, Chaffee County, Colorado. The property
1s also known as the Boathouse Cantina or the Manhattan Hotel.

PROCESS:

A major certificate of approval (CA) shall be reviewed by the Historic Preservation Commission and
ruled upon by the Administrator or his or her designee at a regular or special meeting to be
conducted within twenty (20) days from the date the application was determined complete.

Written notice of the date, time and location of the meeting shall be mailed by regular mail or
personally delivered to the applicant not less than five (5) days prior to the meeting. The unexcused
absence of the applicant from the meeting shall cause the Administrator or his or her designee to
deny the application or, at the Administrator or his or her designee’s option, continue the matter to
a later meeting date of its choosing.

OBSERVATIONS:
1. The subject property is located within the Downtown Historic District and is located within
the Central Business (C-2) District.

Agenda Item 1, Pg. 1
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The property is listed on the National Register of Historic Places and is considered
contributing to the Downtown Historic District. The architectural inventory form states,
“this building, erected in 1901, is significantly associated with the development of North F
Street as a site of hotels, restaurants, saloons, and other businesses that catered to travelers
stopping at the nearby Salida railroad depot during the early twentieth century. The building
is notable for its architecture, which maintains high historic physical integrity, and features a
stone pediment, and projecting tower with round windows, stone crenellation and courses,
decorative brick work, including molded brick, paneled brickwork, and dogtooth brickwork,
and its original storefront design.”

The proposal is to construct an addition connected to the Historic Manhattan Hotel. The
proposed materials for the addition are double-hung metal-clad windows, metal-clad exterior
doors, brick veneer and metal siding. The applicant is proposing fabric awnings on the
ground floor and metal awnings on the second story along with a metal roof.

Proposed I
Street Facade

Rehabilitation is defined by the Secretary of the Interior’s Standards as the act or process of
making possible a compatible use for a property through repair, alterations, and additions
while preserving those portions or features which convey its historical, cultural, or
architectural values

The following standards are #9 and #10 of the Secretary of the Interior’s Standards for
Rehabilitation:

e New additions, exterior alterations, or related new construction shall not destroy
historic materials that characterize the property. The new work shall be differentiated
from the old and shall be compatible with the massing, size, scale, and architectural
features to protect the historic integrity of the property and its environment.

e New additions and adjacent or related new construction shall be undertaken in such
a manner that if removed in the future, the essential form and integrity of the historic
property and its environment would be unimpaired.

6. For additional help in reviewing this application staff has provided the Commission with

copies of National Park Service Preservation Brief #14, “New Exterior Additions to
Historic Buildings - Preservation Concerns”.

Agenda Item 1, Pg. 2
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7. 'The applicant has
included a
narrative,
photographs and
site plans
describing the
proposed addition
and exterior work
that they would
like to complete.
With this proposal

the Manhattan
Hotel ghost sign will continue to be visible.

8. On November 8" the Historic Preservation held a work session to discuss the application
with staff and the applicant. At that work session the concerns the Commission brought
forward were:

I The new addition not exceed the height of the original structure.

1I. The use of metal siding is not appropriate.

I11. The spacing of the windows needed to be addressed.

IV. That the materials of the proposed awnings tie to the awnings of the existing
structure.

V. A few of the Commissioners were concerned with the proposed steel
balconies on the second floor of the north side of the existing structure.

9. The applicant has addressed the concerns of staff and the Commission as shown in the
updated packet materials. The proposal includes the use of some metal siding to show the
separation of the historic structure and the new addition.

REVIEW STANDARDS:

1. Conformance with Certificate of Approval Review Standards for a contributing building
(Section 16-12- 80(a)) using the Design Guidelines in the review:

A. Architectural Character. Whether and/or to what extent the proposed work will presetve,
protect, change, diminish, disguise, obscure, detract from or destroy the appearance or
structural integrity of the historic features, design, materials, character or value of the
structure or site.

» 'The Salida Downtown Historic District is associated with western expansion and
the railroad in the late nineteenth century. The significant architecture in the district
is that of turn of the century commercial architecture. In its current configuration
the property at 228 North I Street is a contributing structure to the Downtown
Historic District and is listed on the National Register of Historic Places. The
relationship between the Manhattan Hotel and the Denver, Rio Grande property

Agenda Item 1, Pg. 3
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across the Arkansas River, reflect an important historical relationship that in fact
created Salida and many other railroad towns. The Manhattan Hotel was the greeter
of persons atriving by train in the early 20" Century and during the heyday of Salida.

»  In Preservation Brief #14, the National Park Service states that “a project involving a
new addition to a historic building is considered acceptable within the framework of the
National Park Service’s standards if it:

1. Preserves significant historic materials and features and form; and
2. Preserves the historic character; and
3. Compatible and differentiated design

Preserve Significant Materials and Features - With respect to #1 above, the existing
building in its current condition retains its architectural significance, historic materials and
teatures. The proposed addition will be compatible with the existing features, materials and
form of the historic structure.

Preserve Historic Character - Regarding #2 above, preserving the historic character,
the Preservation Brief states that “the historic character, to a large extent, is embodied in the
physical aspects of the historic building itself.”

In the context of the historic district and the surrounding neighborhood, this will be a three-
story addition to the existing two-story structure and will be subordinate to the existing
structure because the proposed height of the addition will be the same height as the existing
but setback from the street considerably. The structures on the same block as the Manhattan
Hotel consists of mainly two and three story brick buildings and two (2) single-story
buildings with adjoining property lines. The new addition should not overpower the historic
form in the district.

Compatible and differentiated design- Compatible and differentiated design- With
regard to #3 above the Salida Downtown Guidelines — policy states the following: New
construction should distinguish itself from historic structures. Traditional elements such as
large display windows of clear glass, kickplates, recessed entries and transom windows
should be emulated but not replicated. In new and altered buildings, these elements should
reflect the proportions and detailing of historic elements found on contributing buildings,
but be interpreted in new ways.

The proposal reflects the proportions and detailing of the existing historic structure. The
applicant is indicating the use of a metal material on the F Street facade to show separation
between the historic structure and the new addition.

Staff is concerned with the proposed use of metal for the kickplates. The use of a stone or
tile kickplate would be more appropriate and compatible with the existing historic building.
This is an element that is very visible at the pedestrian level.

Original Materials. Whether original designs, materials, finishes and construction techniques
that characterize the historic value and appearance of a structure or site can be retained,
restored or repaired as opposed to replaced, and whether replacement designs, materials or
finishes can match and/or accurately replicate the originals.

Agenda Item 1, Pg. 4
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» As discussed above, staff feels that in general the application meets this standard with the
proposed materials.

» According to the Salida Downtown Guidelines — policy states the following: Building
materials of new structures and additions to existing structures should contribute to the
visual continuity of the district. They should appear similar to those seen traditionally to
establish a sense of visual continuity.

» 'The F Street fagade of the addition will have storefront windows and an entry that
is consistent with the traditional downtown storefront design. The proposed entry
door will be a storefront style door with full glass and glass sidelights on either
side with a transom window above the door. The applicant is proposing double-
hung metal-clad windows. The proposed materials are compatible with the
existing structure and the Downtown Historic District with the exception of the
proposed metal kickplates.

C. Minimum Change. Whether and/or to what extent the proposed work will require
more than a minimal change to the historic appearance, materials or integrity of the
structure ot site.

» The primary concerns of the Secretary of the Intetiot’s standards for this type
of work seem to be that the new addition be complimentary but distinct from
the historic building and that there is the least possible loss of historic
materials and features. These recommendations have been achieved with the
updated design.

» The proposed work will not change the historic appearance of the primary
structure. However, the use of incompatible material, specifically the metal
kickplate at the pedestrian level could negatively impact the context of the
primary structure.

D. New Construction. New additions, exterior alterations and related work shall not
destroy or detract from the existing historic structure and materials to the maximum
extent feasible, and such new wotk or alterations shall be differentiated from, but
compatible with, the existing size, scale and exterior architectural features of the
structure or site so as to protect its historic identity and integrity.

» As discussed above, the new work will not destroy or detract from the existing
historic structure and materials. The new work will be differentiated from but
compatible with the existing structure. The addition will share some materials with
the historic building in the brick and awning material.

E. Historic Appearance. Work that will protect or return the original historic appearance
of a structure o site, especially where documented by photographs, historic research

or other credible evidence, shall be encouraged and favored.

» This application does not propose to return the original historic appearance.

Agenda Item 1, Pg. 5
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Work Necessary. Whether the proposed work is required or necessary to comply with
a building, fire or other health/safety code.

» The proposed work will comply with all existing building, fire and other
health/safety codes, however, it is not necessary that this work be petformed
in order to comply with those codes.

RECOMMENDED FINDINGS:

1. That the application is in compliance with the review standards for contributing structures in
the historic district because the new construction should not detract from the historic
integrity of the primary structure and site.

2. The new construction will be differentiated from but compatible with the existing historic
structure.

3. The work is not necessary to comply with any building, fire or life safety code.

RECOMMENDATION:

Based upon the observations and review standards outlined above, staff recommends
Approval of the application with the following conditions.

1.

That the applicant use a stone or tile material that is compatible with the existing
historic structure for the proposed kickplates.

That the applicant applies for a building permit as required by the Chaffee County
Building Department prior to starting construction.

Upon completion of the project the applicant contact staff for inspection of the
approved work prior to issuance of certificate of occupancy.

Attachment:  Application materials

Architectural Inventory Form for 228 N. F Street
Elevations and Site plan

Preservation Brief #14

Secretary of the Interior’s Standards for Rehabilitation

Agenda Item 1, Pg. 6
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OAHP 1403 Oft.  Eligibility Determination
Rev. 9/98 (OAHP Use Only)

Date Initials

COLORADO CULTURAL RESOURCE SURVEY Determined Eligibile-NR
. Determined Not Eligible-NR
Architectural nventory Form Defermined Eligibile-SR
Determined Not Eligible-SR
Page 1 of 4 Need Data
Contributes to Eligibile NR District
Noncontributing to Eligibile NR District

1. “IDENTIFICATION
1. Resource Number: 5CF213 Parcel Number: 368132400116
2. Temporary Resource Number: 50 SHF Grant Number: 2001-02-004

10.

1.

12,

13.

14.
15.

16.
17.

18.

19.
20,

21,

County: Chaffee

City: Salida

Historic Building Name: Bon Ton Hotel, Manhattan Hotel

Current Building Name: Manhattan Hotel, Headwaters Outdoor Equipment

Building Address: 228 N. F St.
Owner Name and Address: Kitson, Raymond G., 228 N. F St., Salida, CO 81201

PHI INFORM | N;

P.M. N.M. Township 50N Range 9E
1/4 114 SE 1/4 SE 1/4 of Section 32

UTM Reference

Zone 13 Easting 413703 Northing 4265729

USGS Quad Name: Salida East, Colo.

Year: 1994 Map Scale 7.5 Attach photo copy of appropriate map section.
Lot (s): N/A Block(s): N/A

Addition: Salida Original Townsite Year of Addition: 1880
Boundary Description and Justification:

Boundary includes the building and the urban parcel on which it is situated.

A H LDES PT

Building Plan (footprint, shape): Rectangular

Dimensions in Feet: Length 63 X Width 43

Stories: 2

Primary External Wall Material(s) (enter no more than two):

Brick

Roof Configuration (enter no more than one): °
Flat

Primary External Roof Material (enter no more than one): Asphalt

Special Features (enter all that apply):

Crenellation, Decorative Cornice, Tower, Chimney .
General Architectural Description:

Two-story, brick hotel building with flat roof, stepped down toward rear. Red brick walls with stone trim and stone
foundation. Fagade divided into three bays by stone columns topped by brick pilasters with corbelled capitals with
pyramidal stone tops. Triangular stone pediment on roof at south end of fagade is carved "1901" and flanked by
brackets with molded brick and stone trim. Stone crenellation along top of roof with projecting pyramidal caps.
Paneled brickwork below this has vertical and horizontal insets above panels of dogtaoth brickwork. At north end is
short "tewer" that projects above rest of roofline, has band of several rows of molded brick, and is enframed with
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Resource Number: 5CF213 Architectural Inventory Form
Temporary Resource Number: 50 Page 2 of 4

22,
23.

24,

25.

26.

27.

28,

29.

30.

brick corner brackets with stone trim. The tower features a round window with stained glass. Course of panels
above rock-faced lintel course of second story. Second story has six tall double-hung sash windows: one in the first
bay on the south, three in the center bay, and two in the north bay. Between the windows of the center and north
bay are inset panels with molded brick at the top. Continuous narrow rock-faced stone sill course.

First story has metal lintels with rosettes (patarae) and fabric awnings sheltering lower walls. Rock-faced stone
columns with tooled edges divide first story into three bays. Bay to south has inset entrance with paneled and
glazed door sheltered by fabric awning. Center and north bays have inset entrances with wood doors with large
rectangular lights, sidelights, transoms, and clerestory windows. Metal columns and plate glass display windows
with rock-faced stone under windows.

The north wall has the second story tower with a round window and panels of dogtooth brickwork. The north wall is
divided into bays by brick wall piers that project above the roof and has narrow horizontal brick courses. The
windows are mostly large flat arch 1/1-light double-hung sash with rock-faced stone lintels and sills. At the east end
of the first story are two immense round arched windows with decorative brick hood molds. The raised stone
foundation of the building has small basement windows (with louvers or bricked up).

The rear wall has metal fire stairs to the second story, segmental arched windows with rock faced stone sills, and
entrances on both stories. The south wall has a series of overiapping painted wall signs for Snow Drift, Coca Cola,
and the Manhattan Hotel. The foundation is covered with concrete. The south wall is stepped back toward the west
end and has double-hung sash windows.

Architectural Style/Building Type: Late 19th and Early 20th Century American Movements/Commercial Style

Landscaping or Special Setting Features:
N/A

Associated Buildings, Features, or Objects:
None

HITE . LHI
Date of Construction: Estimate Actual 1901

Source of Information: Plague on Building

Architect:  Unknown

Source of Information:
Builder/Contractor: Unknown
Source of Information:
Original Owner: Unknown
Source of Information:

Construction History (include description and dates of major additions, alterations, or demolitions):

The 1898 Sanborn map shows this block as vacant. This building appears on the 1904 Sanborn map. The building
had a one-story projection on the south half of the rear wall which was used as a kitchen. This projection is no
longer extant.

Original Location: Yes Date of Moves

‘HISTORICAL ASSOCIATIONS

31.
32,
33.

34.
35.

Original Use(s): Domestic/Hotel
Intermediate Use(s) Domestic/Hotel

Current Use(s): Domestic/Hotel
Commerce and Trade/Specialty Store

Site Type(s): Hotel

Historical Background:
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36.

37.

38.

39.

The Sanborn map of 1898 shows this entire block as vacant. A plague on the building is carved "1901." The 19
September 1902 edition of the Salida Record reports, "One of the most comfortable hotels in this section is the Bon
Ton of this city. This is a new two-story brick, located on the river at the foot of F street. The Bon Ton is under the
management of Fred L. Scott, who recently returned from Cape Nome, Alaska, where he had valuable mining
interests. This hotel has first class rooms, bath [sic], electric lights and the best of service. Located near to the
railroad it is especially convenient for travelers arriving at night and who have to lay over to take an early morning
train. In connection with the hotel is a first class restaurant, popular with the public, and having a large and
constantly increasing patronage." The adjacent Windsor Café building, which had been erected earlier, became part
of the Bon Ton.

The building appears on the 1904 Sanborn map, when it is shown with a restaurant on the north and a saloon on the
south, with a kitchen at the rear of the building. The 1903-04 city directory refers to the building as a European hotel
and restaurant, managed by Mrs. Louise Henkel. The Bon Ton Hotel Co. was listed as the proprietor of the hotel.
Murray & Putnam (William H. Murray and Harry Putnam) had a saloon in the building, offering wines, liquors, cigars,
and club rooms (managed by Jesse Owen.) This was the nearest saloon to the railroad depot. The 1805-06 city
directory indicated that the hotel was again known as the Bon Ton, operated by the Boston Hotel & Restaurant Co.
Charles E. Cope was manager of the hotel, which advertised, "Meals and lunches at all hours day or night. Just
across the bridge 1-2 minute walk from Depot. All trains stop for meals or lunches at this point." The saloon was
then operated by William H. Murray. In 1909 the city directory listed the Bon Ton Hotel and Restaurant here, as well
as the saloon of W.H. Murray. A 1909 newspaper article reported that the Bon Ton, owned by Mr. and Mrs. F.W.
Jurdon, was "the best paying restaurant in the city." The 1914 map showed a saloon and a restaurant in the
building. The 1922-23 city directory listed Frank Panian Billiards and Adolph Merizn's restaurant here. The hotel
was not listed. The 1927-28 city directory indicated that Matthew Mautz had a billiard parlor here and W.W. Wilson
had a restaurant. The hotel was not listed in the directory.

The 1930-31 city directory listed this as the Manhattan Hotel, operated by Fred Egan. Salida walking tours indicate
that the building was vacant in the 1930s, and used intermittently up to 1976. The 1945 Sanborn map shows hotel
rooms on the second floor, with a restaurant and a store on the first story. The 1951 city directory did not list this
address as a hotel. A 1971 article in the Pueblo Chieftain reported that the building was owned by the Fib-Ark
(Federation of International Boaters of the Arkansas) Association. Subterranean Rags, a clothing store owned by
Cristy Rouheir and Dave Welch, was located here. Welch and four other bachelors occupied the second floor of the
building. When visiting boat racers arrived in town, they also shared the second floor. Salida walking tours indicate
that the Theotokatas family owned the hotel for many years before deeding it to Fib-Ark. In 1976 Fib-Ark
Association determined that the building should be used to house visitors for the city's annual summer races. n
1980 the association sold the hotel to raise money to build its boathouse behind the building. The owner of the
building in 1982 was Gregory B. Cole, a Glenwood Springs architect. The building was later acquired by Mike
Sproul, who sold it to Ray and Penny Kitson in 1992, The Kitsons operate it as a bed and breakfast on the upper
floor, with Headwaters Outdoor Equipment on the first floor.

Sources of Information:

Salida Record, 19 September 1902; Salida Mail, 31 December 1909, 1; Chaffee County Assessor records; Salida
City Directories; Sanborn Insurance Maps; Salida Walking Tours; Manhattan Hotel National Register of Historic
Places Nomination Form, 1982; Pueblo Chieftain, 26 July 1971, 3A.

IGNIFICANCE
Local Landmark Designation: No Date of Designation:

Designating Authority:
Applicable National Register Criteria:

X A. Associated with events that have made a significant contribution to the broad pattern of our history;
B. Associated with the lives of persons significart in our past;
X C. ies the distinc racteristics of a type, period, or meth construct or sents the work of a ter, or that possesses high
values, or rep a significant and distinguishable enti osecomp nis lack individual disti n; or

D. Has yielded, or may be likely to yield, information important to history or prehistory.
Qualifies under Criteria Considerations A through G (See Manual).
Does not meet any of the abeve National Register criteria.
Area(s) of Significance: Commerce
Architecture
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Resource Number: 5CF213 Architectural Inventory Form
Temporary Resource Number: 50 Page 4 of 4

40. Period of Significance: 1901-1953
41. Level of Significance: Local

42. Statement of Significance:

This building, erected in 1901, is significantly associated with the development of North F Street as a site of hotels,
restaurants, saloons, and other businesses that catered to travelers stopping at the nearby Salida railroad depot
during the early twentieth century. The building is notable for its architecture, which maintains high historic physical
integrity, and features a stone pediment, and projecting tower with round windows, stone crenellation and courses,
decorative brick work, including molded brick, paneled brickwork, and dogtooth brickwork, and its original storefront

design.
43. Assessment of Historic Physical Integrity Related to Significance:

The building displays excellent historic physical integrity. The small kitchen projection on the south side of the rear
wall is gone. Concrete has been placed at the foundation on the south wall.

44, National Register Field Eligibility Assessment: Listed
45. |s there National Register district potential? Discuss. N/A

This building is individually listed in the National Register and is located within the existing National Register district,
the Salida Downtown Historic District.

If there is NRHP district potential, indicate contributing status: N/A
46. If the building is in an existing NRHP district, indicate contributing status: Contributing

47. Photographic Reference(s): 1:12, 14, 16, 18.

Negatives Filed At: City of Salida Photographer: Roger Whitacre
48. Report Title: Downtown Salida Historic Buildings Survey, 2001-02
49. Date(s): September 2002 50. Recorder(s): R.L. Simmons/T.H. Simmons
51. Organization: Front Range Research Associates, Inc.
52. Address: 3635 W. 46th Ave. 53. Phone Number(s): (303)477-7597

NOTE: Please attach a sketch map, a photocopy of the USGS quad map indlcating the resource's location, and photographs.

Colorado Historical Society-Office of Archaeology and Historic Preservation
1300 Broadway, Denver, Colorado 80203 (303) 866-3395
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Technical Prese

Credits

"Rehabilitation"” is
defined as "the
process of returning
a property to a state
of utility, through
repair or alteration,
which makes
possible an efficient
contemporary use
while preserving
those portions and
features of the
property which are
significant to its
historic,
architectural, and

R

The Secretary of the Interior's Standards for

Rehabilitation
Introduction to the Standards

The Secretary of the Interior is
responsible for establishing standards
for all programs under Departmental
authority and for advising Federal
agencies on the preservation of historic
properties listed in or eligible for listing in
the National Register of Historic Places.

The Standards for Rehabilitation
(codified in 36 CFR 67 for use in the
Federal Historic Preservation Tax
Incentives program) address the most
prevalent treatment. "Rehabilitation" is
defined as "the process of returning a
property to a state of utility, through
repair or alteration, which makes
possible an efficient contemporary use
while preserving those portions and
features of the property which are
significant to its historic, architectural,
and cultural values."

Initially developed by the Secretary of the Interior to determine the
appropriateness of proposed project work on registered properties within the
Historic Preservation Fund grant-in-aid program, the Standards for
Rehabilitation have been widely used over the years--particularly to determine if
a rehabilitation qualifies as a Certified Rehabilitation for Federal tax purposes. In
addition, the Standards have guided Federal agencies in carrying out their
historic preservation responsibilities for properties in Federal ownership or
control; and State and local officials in reviewing both Federal and nonfederal
rehabilitation proposals. They have also been adopted by historic district and
planning commissions across the country.

The intent of the Standards is to assist the long-term preservation of a property's
significance through the preservation of historic materials and features. The
Standards pertain to historic buildings of all materials, construction types, sizes,
and occupancy and encompass the exterior and interior of the buildings. They
also encompass related landscape features and the building's site and
environment, as well as attached, adjacent, or related new construction. To be
certified for Federal tax purposes, a rehabilitation project must be determined by
the Secretary to be consistent with the historic character of the structure(s), and
where applicable, the district in which it is located.

As stated in the definition, the treatment "rehabilitation" assumes that at least
some repair or alteration of the historic building will be needed in order to provide

09/20/2017, 12:45 PM
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cultural values."

The Standards are
to be applied to
specific
rehabilitation
projects in a
reasonable
manner, taking into
consideration
economic and
technical
feasibility.
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for an efficient contemporary use; however, these repairs and alterations must
not damage or destroy materials, features or finishes that are important in
defining the building's historic character. For example, certain treatments--if
improperly applied--may cause or accelerate physical deterioration of the historic
building. This can include using improper repointing or exterior masonry cleaning
techniques, or introducing insulation that damages historic fabric. In almost all of
these situations, use of these materials and treatments will result in a project that
does not meet the Standards. Similarly, exterior additions that duplicate the form,
material, and detailing of the structure to the extent that they compromise the
historic character of the structure will fail to meet the Standards.

The Secretary of the Interior's
Standards for Rehabilitation

The Standards (Department of Interior
regulations, 36 CFR 67) pertain to historic
buildings of all materials, construction types,
sizes, and occupancy and encompass the
exterior and the interior, related landscape
features and the building's site and environment
as well as attached, adjacent, or related new
construction. The Standards are to be applied to
specific rehabilitation projects in a reasonable
manner, taking into consideration economic and
technical feasibility.

1. A property shall be used for its historic
purpose or be placed in a new use that requires minimal change to the
defining characteristics of the building and its site and environment.

2. The historic character of a property shall be retained and preserved. The
removal of historic materials or alteration of features and spaces that
characterize a property shall be avoided.

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 architectural elements from other
buildings, shall not be undertaken.

4. Most properties change over time; those changes that have acquired
historic significance in their own right shall be retained and preserved.

5. Distinctive features, finishes, and construction techniques or examples
of craftsmanship that characterize a property shall be preserved.

6. Deteriorated historic features shall be repaired rather than replaced.
Where the severity of deterioration requires replacement of a distinctive
feature, the new feature shall match the old in design, color, texture, and
other visual qualities and, where possible, materials. Replacement of
missing features shall be substantiated by documentary, physical, or
pictorial evidence.

7. Chemical or physical treatments, such as sandblasting, that cause
damage to historic materials shall not be used. The surface cleaning of
structures, if appropriate, shall be undertaken using the gentlest means
possible.

8. Significant archeological resources affected by a project shall be

09/20/2017, 12:45 PM
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protected and preserved. If such resources must be disturbed, mitigation
measures shall be undertaken.

9. New additions, exterior alterations, or related new construction shall not
destroy historic materials that characterize the property. The new work
shall be differentiated from the old and shall be compatible with the
massing, size, scale, and architectural features to protect the historic
integrity of the property and its environment.

10. New additions and adjacent or related new construction shall be
undertaken in such a manner that if removed in the future, the essential
form and integrity of the historic property and its environment would be
unimpaired.

Home | Next | Previous

30f3 09/20/2017, 12:45 PM
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5tcvcn Jamcs Ridcn A]A Architcct FC
115 (G Street
Salida, Colorado
970-389-0150 mobile
November 21, 2018

Members of the Historic Preservation Commission
City of Salida Colorado

Re; 228 North F Street
The Historic Manhattan Hotel

Members of the Commission.
The following is a statement as requested as per the application content (City Code Section 16-18-80(b)(2)

The creation of this project is based upon the request of the owner to make the best use of the property
which they own in the best way possible by maintaining an existing business and complimenting the existing
with new associated endeavors.

All while not taking away from the historic nature and use of the original structure. This portion of the
project has been in use since its inception although not always to the best use and often near destruction.

This is not an attempt at restoring the original structure to any previous condition but respecting what is
remaining from a series remodels which most likely began shortly after it was constructed for the first time.

There are two aspects to this project that are to be constructed nearly simultaneously.

1. Removing the existing interior of the second floor of the original building and re-configuring the walls
to produce five (5) new hotel suites. The suites are to be in a style most accurately described as
industrial chic. Utilizing exposed interior brickwork and new structural members with up to date fixtures
and finishes. As part of the newly created hotel suites the ceiling from the main level is to remain and a
new structural floor is to be placed above for increased structural stability and sound attenuation. This
raises the second floor to the level of the bottom of the existing second story windows on the north
facade of the original structure. Without any visible alteration to the window openings a door shall be
placed to access a steel deck and rail complimenting the existing more recent design style of the floor
below. The existing (not original) windows on the second floor of the east facade will be replaced with
new units designed to emulate the original. The remainder of the remodel elements are compatible with
more recent additions and alterations of the property and to the original building.

2. The second part is a new component made visually independent of the original structure by a “hyphen”
that serves as retail, management offices and additional hotel accommodations with a multi-purpose
area. This structure is deliberately different and designed as a separate adjunct from the original
structure but utilizing similar materials shapes, forms and proportions. The new structure utilizes similar
storefront openings on the street level and continues the same along the pedestrian easement. The new
building itself is divided visually to replicate typical patterns consistent with the neighborhood. The new
building has a similar height to the existing and creates repetitive forms not unlike the size and scale of
the existing. The new building has been set back from the street to maintain probably one of the most
photographed site in the city and the project includes a procedure to create the preservation of the “ghost
sign”. The new roofs are an interpretation of the awnings analogous with the streetscape.
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The new building is to use similar colors for the exposed structural elements that have been most
recently adopted. The stone work present on the original will be a utilized as a limited element with
similar color and form.

This is not an attempt to re- create any historical style but to distinguish the new construction as a
separate structure from the original seceding with a distinctive element. We feel the best way to create a
responsible supplement to the existing is to treat the new building as a separate building associated with
other aspects of the neighborhood not as an appendage to the existing structure.

This project is a combination of many parts enabling the owners to make the best use of their property
and to continue to contribute to a prosperous downtown. Although it has many parts the project is
believed to have demonstrated a sensitivity to the existing and compatibility to the surroundings.

As the architect of the project I look forward engaging in a constructive review and dialog in this matter
before you. Please do not hesitate to contact me with any questions.

Regards,

Steven James Riden AIA Architect
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THE HISTORIC
MANHATTAN HOTEL

228 NORTH F STREET
SALIDA , COLORADO

CONCEPTUAL PROJECT DETAILS

COMMERCIAL (RESTAURANT) EXISTING AREA = 4,870 sf

COMMERCIAL (RETAIL) ADDITION =1, 670 sf
TOTAL COMMERCIAL = 6,540 sf
OUTSIDE DECK (EXISTING) = 300 sf

RESIDENTIAL REMODEL (EXISTING UPPER LEVEL) = 2,242 sf

REIDENTIAL AREA ADDITION =560 sf

TOTAL RESIDENTIAL = 2,802 sf
TOTAL RESIDENTIAL DECK = 650 sf

COMMON AREA (ROOF TOP DECK, BATHROOM) = 1,750 sf

BUISNESS OFFICE ADDTION = 915 sf
BUISNESS OFFICE DECK = 200 sf

STORAGE (EXISTING BELOW RESTAURANT = 2,680 sf

NOVEMBER 21, 2018

Q] STEVEN JAMES RIDEN N
RFL . ARCHITECT  ON

steve@ridenl.com

MEMBER OF AMERICAN INSTITUTE OF ARCHITECTS
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