
AGENDA 
HISTORIC PRESERVATION COMMISSION 

MEETING DATE: Wednesday, April 18, 2018 
MEETING TIME:  5:30 p.m. 
MEETING LOCATION: City Council Chambers, 448 East First Street, Salida, CO 

I. CALL TO ORDER

II. APPROVAL OF THE MINUTES – February 15, 2018

III. UNSCHEDULED CITIZENS

IV. AMENDMENT(S) TO AGENDA

V. REVIEW OF APPLICATIONS:

1. Major Certificate of Approval – Ladies Cash Bazaar Building, 146 West First Street –
The applicant is requesting approval for exterior alterations to the façade and rear wall of the
structure at 146 W. First Street.

a. Staff Review of Application
b. Applicant’s Presentation
c. Commission Discussion

d. Commission Recommendation
e. Decision by Staff

2. Major Certificate of Approval – Haight & Churcher Terrace, 214-216 East First Street –
The applicant is requesting approval for exterior alterations to the existing brick garage at the
rear of the parcel at 214-216 East First Street:.

a. Staff Review of Application
b. Applicant’s Presentation
c. Commission Discussion

d. Commission Recommendation
e. Decision by Staff

VI. UNFINISHED BUSINESS:

VII. NEW BUSINESS:  Schedule HPC meeting in May

VIII. COMMISSIONER COMMENTS:

IX. ADJOURN
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MEETING DATE:  Thursday, February 15, 2018  
MEETING TIME:  5:30 p.m. 
MEETING LOCATION: City Council Chambers, 448 East First Street, Suite 190, Salida, CO 
 

Present:  Harris, Krebs, Tomkiewicz, Zeman, Jefferson, Franklin, Van Nimwegen, Regan 
 
Absent: Klein, Hunnicutt 
 
I.  CALL TO ORDER:  The meeting was called to order at 5:34 pm   
 
II.    APPROVAL OF THE MINUTES:   

Thursday, December 21, 2017- Harris made a motion to amend the minutes as written.  
Harris amended the wording from view to attacks with regards to the letters sent in by 
neighbors.  Warren 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 – Randol Residence and Furnished Rooms, 228 E 

Street - The applicant is requesting approval to construct a new three-unit 
condominium structure behind the existing two-unit condominium structure at 228 E 
Street.  This item was tabled at the December 21, 2018 meeting.   
 

A. Staff Review of Application - Jefferson gave a summary of the application with the 
two variations regarding material use.   
 

B. Applicant’s Presentation – The applicant is Low Pass Properties, 1208 C Street, 
Salida, CO 81201.  The representative is Danny Stotler, he presented a different 
building and took all the suggestions and changes into considerations when having 
his architect design the new building.   The front of the building is all brick and the 
other three sides will be stucco with a brick wainscoting. 
 
Public Comment –  
Bigalow 550 East 3rd Street, finds the project very attractive, but had comments on 
the alignment of the windows and would like to see them more symmetrical when 
comparing first and second story’s.  
Kathleen Nelson 223 E Street, appreciates the new design with the reduction of 
height and thanked the applicants.   
 

C. Commission Discussion:   
Regan complimented the applicants regarding the massing and scale.   
Tomkiewicz asked if the neighbors were notified. Jefferson confirmed the 
notification was posted exactly the same as before.   
Harris appreciates the roof and window changes, asked if the applicants have picked 
a color for the stucco, the applicant has not decided.  He also questioned if the 
footprint has changed, applicant answered yes it has changed and is smaller.   
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Krebs would like the materials to be distinguished and prefers the wainscoting; 
however, he would like to increase the height of no less than 4.6’, preferably higher.  
He reminded the applicants that the commission does not approve the parking 
layout requirements.  He asked the architect if he was able to align the windows with 
the doors.   
Ron Mazzeo Architect windows cannot align with the interior design; need to stay 
how they are currently designed.   
 

D.  Commission Recommendation:  Krebs made a motion to accept the proposal as 
submitted with the recommended three conditions from staff and added that the 
wainscoting increased to no less than 4’6”.  Harris seconded the motion.  All were in 
favor and the motion carried.  

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

 
 

VI.    UNFINISHED BUSINESS:  None 
 

VII.   NEW BUSINESS:  Jefferson discussed an upcoming application for Moonlight Pizza a 
non-contributing site for their brewpub/apartment.  She set the meeting date for March 15, 
2018.   Krebs asked about recusing himself for the future submittal of a demolition application 
for one of the Southwest Conservation Corps out buildings, Jefferson agreed that he would need 
to recuse. 

 
VIII. COMMISSIONER COMMENTS:   Harris asked if we could put together a workshop 
with staff and the commission, Jefferson would like to have Hunnicutt attend and he will be 
back in town in May.  A date was not scheduled.     

 
IX.    ADJOURN:  6:10 PM 
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STAFF REPORT 

 
MEETING DATE: April 18, 2018 
 
AGENDA ITEM TITLE: Ladies Cash Bazaar Building - 146 West First Street - Major Certificate of Approval  
 
AGENDA SECTION: Public Hearing  
   
REQUEST:   
The request is to receive Certificate of Approval for the following exterior alterations to the existing stucco façade 
and rear wall at 146 West First Street.   
 

1. Front Facade, Upper Section - Remove existing stucco finish to expose brick façade and repair brick as 
needed. 

2. North Rear Wall – Remove exiting shed addition, remove and reconstruct rear wall and install garage style 
door, single panel door, and windows.   
 

APPLICANT: 
The applicant is 146 West First Street LLC, 146 West First Street, Salida, CO 81201 
Representative:  Sarah Whittington    
 
LOCATION:    
The property is located at 146 West First Street, and is legally described as Lots 14 and 15, Block 5 Salida Original 
Townsite, City of Salida, Chaffee County, Colorado.  The property is also known as the Ladies Cash Bazaar 
Building. 
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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 Salida Downtown Historic District and is located within the 
Central Business (C-2) District.  This property is considered non-contributing to the downtown historic 
district. 

 
2. According to the Architectural Inventory for this property, “This building is associated with the 

development of downtown Salida during the 1900s and housed businesses such as a boot, shoe, and dry 
goods firm, clothing stores, and restaurants.  Alterations have diminished the historic physical integrity of 
the building”.   
 

3. In the assessment of historic physical integrity related to significance, the inventory form states, “The façade 
of the building has been totally remodeled”.   

 
4. The applicant would like to remove and reconstruct the existing stucco façade on the upper front of the 

building, this does not include the stucco wall at the east of the building.  This will expose the existing brick 
detail, which is similar to both properties to the east and west of the subject property.   
 
 

5. The applicant is proposing to remove the rear brick wall and construct a new wall.  A garage style door and 
a glass panel exit door is proposed.  Removal of this wall is recommended by the structural engineer for the 
project due to the deterioration of the existing brick and the work proposed.  The proposed finish on the 
new rear wall will be stucco with a wainscot of wood lap siding or vertical metal siding.   
 

6. Details of the proposed windows and doors are shown on sheet X2 of the application materials provided by 
the applicant and included in the packet.  The proposed two windows will be aluminum clad and the garage 
door will be 3/4 light door, along with a storefront door.     

 
7. 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. 
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REVIEW STANDARDS:  

Conformance with Certificate of Approval Review Standards for a non-contributing building (Section 
16-12-90(c)) using the Design Guidelines in the review: 
A. Enhance District. Whether and/or to what extent the 

proposed work will enhance and advance the purposes and 
intent underlying the establishment of the district. 

 
• The proposed stucco removal on the upper facade of the 

building will return the original brick detail of the building.  
The proposed work will complement neighboring 
businesses and the district.    

• The proposed work to the rear of the building will require 
the back wall to be removed and reconstructed.   

1. The applicant has proposed an aluminum 
storefront overhead garage door 

2. The applicant has proposed an aluminum single panel storefront door 
3. The applicant has proposed  two metal clad windows – similar to Café Dawn 

   
B. Overall Character. New structures and additions to, or the exterior repair or alteration of, existing non-

landmark and noncontributing structures shall be compatible with the historic architectural character, scale, 
shapes, sizes, heights, facades and materials predominant in the district to the maximum extent feasible. 
 
• The façade has been modified numerous times.  Aside from the brick there is not much in the way of 

original design or finishes in this area of the building exterior.  With the picture provided by the 
applicant the original parapet shows restoring the brick would be compatible with the neighboring 
businesses in the District.   

• The height, shape, size, materials, setbacks are not being altered with the proposed exterior 
alteration.  The new brick façade will help the building to harmonize with the district.   

 
C. Specific Compatibility. New structures and additions to, or the exterior repair or alteration of, existing 

nonlandmark and noncontributing structures shall specifically harmonize with neighboring landmark and/or 
contributing structures or sites with regard to height, scale, shape, size, facade, materials, setback, 
landscaping and exterior architectural features to the maximum extent feasible. 

 
• The current building has lost most of its historical significance due to past remodels; however restoring 

the facade, is more compatible with the historic nature of the District. 
• The proposed rear work will be compatible 

with neighboring properties and the district. 
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D. 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.   
 
RECOMMENDED FINDINGS: 
 
1. That the application is in compliance with the review standards for noncontributing structures in 

the historic district. 
 
RECOMMENDED ACTION: 
  
Based upon the observations and review standards outlined above, staff recommends the following: 
 
Approve the Major Certificate of Approval application for renovations to the existing façade and the 
removal and reconstruction of the rear exterior wall at 146 West First Street subject to the following 
condition(s): 
 
1. The applicant will need to obtain a recommendation from a mason as to how they will remove and 

restore the brick on the front façade. 
2. That the applicant applies for a building permit as required by the Chaffee County Building Department. 
3. Upon completion of the project the applicant contact staff for inspection of the approved work. 
4. When the fence is replaced along G Street frontage it must be approved with a minor certificate of 

approval. 
 
RECOMMENDED ACTION: 
Based upon the observations and review standards outlined above as well as the applicant’s submission of 
material samples and design details during the public hearing, staff recommends the following:  Approve the 
Major Certificate of Appropriateness application to modify the rear of the Ladies Cash Bazaar and check 
with a 146 West First Street. 
 
RECOMMENDED MOTION: 
That the recommended findings be made and the recommended action be taken. 
 
 
Attachment: Application 

Elevations and Site Plan  
  Architectural Inventory Form for 146 West First Street 
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146 West First Street Project        April 5, 2018 

146 West First Street 

 

 

Change of Use from Retail to Beer Tap House 

 

1. The owner of the building would like to remove the existing stucco façade on the front of the 

building. This will expose the existing brick detailing which matches the property to the West of 

the subject property. A photo is shown on sheet X1 dated 4/5/2018 of the subject property, 

date unknown. 

2. The owner of the building would like to remove the rear brick wall to reposition the door and 

window openings for the new space. A garage style door and a glass panel exit door is proposed. 

Removal of this wall is recommended by the structural engineer for the project due to the 

deterioration of the existing brick and the work proposed. The proposed finish on the new rear 

wall will be stucco with a wainscot of wood lap siding or vertical metal siding. 
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STAFF REPORT 

 
MEETING DATE: April 18, 2018 
AGENDA ITEM TITLE: Haight & Churcher Terrace – 214-216 E. First Street - Major 

Certificate of Approval Application 
AGENDA SECTION: Public Hearing  
  
 
REQUEST: The request is to receive Certificate of Approval for the following exterior alterations 
to the existing brick garage at the rear of the parcel at 214-216 East First Street: 

1. West wall – partially infill the existing door opening to install a second window.  On this 
same wall the applicant is requesting to create a new door opening. 

2. South wall – The applicant is requesting to enlarge the existing single-door opening to 
create a double-door opening. 

 
APPLICANT: 
The applicant is Patrick Regan, 214 E. First Street, Salida, CO 81201. 
 
LOCATION:    
The property is described 
as Lots 17 and 18, Block 
No. 3, to the Town (now 
City) of Salida, Chaffee 
County, Colorado and is 
addressed as 214-216 E. 
First Street. 
 
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 historic district and is located within the Central 
Business (C-2) District.  This property is considered contributing to the downtown historic 
district.   
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2. According to the Architectural Inventory for this property:  Garages - At rear of property are 

two rectangular brick garages with flat roofs and two sets of double paneled beadboard 
doors facing alley and segmental arched pedestrian doors and windows.  The two garages 
were erected between 1914 and 1929. 
 

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

a. 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. 

 
3. The applicant is in the beginning stages of 

renovating the existing garage. Currently the 
garage is not a usable structure.  When the 
renovations are complete the use of the 
structure will be an office/studio for the 
applicants use.   Instead of demolishing the 
garage the applicant is planning a great 
adaptive reuse of the dilapidated structure.  
   

4. On the west wall the applicant is proposing 
to partially infill the existing door opening to 
install a second window next to the existing 
window.  The proposed materials will be metal-clad wood windows.  On that same wall the 
applicant is requesting to create a new door opening and install a full size metal-clad wood 
door with divided lights.  
 

5. On the south wall the applicant is requesting to 
enlarge the existing single door opening to 
create a double-door opening.  The applicant 
has provided specifications on the proposed 
French door which will be metal-clad wood 
divided light. 
 

6. The applicant will also have a mason assist with 
the brick repairs as needed. 
 

REVIEW STANDARDS: 
  
1. Conformance with Certificate of Approval Review Standards for a contributing property 

(Section 16-12-90) using the Design Guidelines in the review: 
 

A. Architectural Character. Whether and/or to what extent the proposed work will preserve, 
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.   

West Wall 

South Wall facing existing residence 

Metal-clad wood door with 
divided lights 
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 The Secretary of Interior Standards for rehabilitation recommends identifying, 
retaining, and preserving masonry features that are important in defining the 
overall historic character of the building such as walls, brackets, railings, cornices, 
window architraves, door pediments, steps, and columns; and details such as 
tooling and bonding patterns, coatings, and color.  

 

 The applicant will be retaining the existing brick and brick details and will 
be repairing the brick as needed. 

 

 The Secretary of Interior Standards for Alterations/Additions for new Use:  Some 
exterior and interior alterations to a historic building are generally needed to 
assure its continued use, but it is most important that such alterations do not 
radically change, obscure, or destroy character-defining spaces, materials, features 
or finishes.   

 

 The applicant has indicated that the intent is to preserve the arch brick 
details above the existing window and the doorway that will be partially 
enclosed to install a new window.  

 

 Partially enclosing the original door opening, on the west wall, to create 
another window should not detract from or destroy the appearance or 
structural integrity of the historic features, 
design, materials, character or value of the 
structure or site.   

 

 According to the Downtown Design Guidelines, 
Part III, Section C- Specific Building Features, #4. 
Preserve the size and proportion of a historic 
window opening.  

  Reducing an original opening to 
accommodate a smaller window or 
increasing it to receive a larger window is 
inappropriate. 

  Making a window opening into a door 
opening is preferable to installing a new 
door opening. 

 Instead of completely infilling the existing door 
opening, the applicant will infill a portion to create 
a window opening and will keep the arch brick 
details above the new window.  Although creating 
a new door opening is discouraged, the existing door opening is a nonfunctional 
door opening for the applicants use.   

 Enlarging the door opening on the South wall should not detract from the 
appearance of the structure and should not destroy the appearance or structural 
integrity of the historic features of the structure.  
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B. 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. 

 

 According to Part 3, Section C (6) of the Salida Design Guidelines “Replacement 
windows shall match to the fullest extent possible the appearance, function and 
materials of the original including glazing, including leaded and stained or painted 
glass”. This guideline has been followed with the submitted proposal.   
 

  The applicant is proposing to repair and retain the brick of the structure and the 
intent is to keep the arch above the windows.  The proposal includes installation 
of metal-clad wood windows and doors as shown in the submitted application 
materials. 

 

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 or site. 

 

 Reducing the door opening to create a new window opening should not change 
the integrity of the structure.  Creating a new door opening of the original 
structure on the west wall and enlarging the door opening on the south wall will 
not be visible and should have minimal change to the historic appearance of the 
structure. 
 

 The garage is at the back of the property and the proposed work will not be 
visible from First Street or the alley. The change to the overall historic appearance 
of the building should not have a negative effect to the historic appearance of the 
structure and will be a great improvement to the structure and site.  

 

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 work 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. 

 

 The alterations should not detract from the existing structure.  The proposed 
work will be compatible with the existing features of the brick garage.    

 

E. Historic Appearance. Work that will protect or return the original historic appearance 
of a structure or site, especially where documented by photographs, historic research 
or other credible evidence, shall be encouraged and favored. 

 

 The installation of the new metal-clad wood windows and doors will not destroy or 
detract from the historic structure.   

 

F. Work Necessary. Whether the proposed work is required or necessary to comply with 
a building, fire or other health/safety code. 
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 The proposed work will comply with all existing building, fire and other 
health/safety codes, however, it is not necessary that this work be performed in 
order to comply with those codes. 

 
RECOMMENDED FINDINGS: 

1. That the application for the proposed exterior alterations are in compliance with the review 
standards for contributing structures in the historic district, with recommended conditions, 
because the changes to the garage will allow an adaptive reuse of the historic structure.  

 
RECOMMENDED ACTION: 

Based upon the observations and review standards outlined above, staff recommends the 
following: 

Approve the Major Certificate of Approval application for the proposed exterior alterations of the 
garage at 216 East First Street subject to the following condition(s): 

1. That the applicant applies for a building permit as required by the Chaffee County 
Building Department. 

2. Upon completion of the project the applicant contact staff for inspection of the 
approved work. 

 
RECOMMENDED MOTION: 
That the recommended findings be made and the recommended action be taken. 
 
Attachment: Application 
  Site plan 
  Architectural Inventory Form for 214 E. First Street 
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