
 

          
 
 

                          AGENDA   
 
HISTORIC PRESERVATION COMMISSION 

  
MEETING DATE:  Thursday, June 23, 2016  
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 – May 19, 2016 
 

III. UNSCHEDULED CITIZENS 
 

IV. AMENDMENT(S) TO AGENDA 
 

V. REVIEW OF APPLICATIONS: 
 
1. Sulzenfuss -Major Certificate of Approval – 216-222 E Street (Continued from May 19, 

2016) - The request is to receive a Certificate of Approval to replace 40 existing windows with 
new Kolbe double-hung metal-clad windows in the existing openings of the structure at 216-
222 E 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:  
 

VIII.  COMMISSIONER COMMENTS:   
  

IX.    ADJOURN    
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MEETING DATE:  Thursday, May 19th, 2016 
MEETING TIME: 5:30 p.m. 
MEETING LOCATION: City Council Chambers, 448 East First Street, Suite 190, Salida, CO 
 

Present: Krebs, Harris, Hust, Klein, Perschbacher, Jefferson , Campbell 
Absent: Alexander, Hunnicutt 
 
I. CALL TO ORDER:  The meeting was called to order at 5:29 

 
II. APPROVAL OF THE MINUTES:  Thursday, February 24th, 2015- Perschbacher 

made a motion to approve the minutes. Harris seconded the motion.  All voters were 
unanimous and the motion carried.  

III. UNSCHEDULED CITIZENS:  None 
 

IV. AMENDMENT(S) TO AGENDA:  None 
 

V. REVIEW OF APPLICATIONS:   
 

1. Sulzenfuss -Major Certificate of Approval – 216-222 E Street - The request is to 
receive a Certificate of Approval to replace 40 existing windows with new Kolbe double-
hung metal-clad windows in the existing openings of the structure at 216-222 E Street. 

A. Staff Review of Application:  Jefferson gave a summary of the application 
and presented the staff recommendations.  
 
B. Applicant’s Presentation- Sulzenfuss and Terry Pintane were available to 
answer questions in response to the windows proposed.  
 
C. Public Comment – None 

 
D. Commission Discussion: Krebs asked for the color of the proposed windows. 
Pintane provided window examples of proposed windows. Harris explained his 
concerns of the existing frame of the window. Hust asked if the window will be 
inserted into the existing frame. Pintane explained it would not affect the brick 
exterior. Perschbacher asked how much the applicant would cut down on the 
window.  Pintane explained it would be decreased by 3 inches. Klein asked if the 
brick arch would match the window. Pintane explained that there would need to be 
additional metal to reach the original curvature of the window frame.  

 
Hust asked if the existing windows are original to the structure. Sulzenfuss explained 
that the windows have been there as long as he has owned the building, which was 
since the early 70’s. Hust stated his concerns of the original window sills.  Krebs 
explained his concerns on taking the windows to a more modern version.  
 
Krebs asked the applicant why he did not receive a historic window assessment as 
required. Pintane responded that they could not find a historical specialist locally. 
Jefferson stated the applicant has tried to find a qualified historic window specialist 
for the past two years. Perschbacher agreed there are not available historical experts 
in the area. Krebs states his gratefulness for the owner to put forth effort in the 
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historic district; however the windows do not follow the design guidelines. Jim 
Boissey, contractor for the applicant explained the past projects he has done on 
the property and stated the need for new windows on the building because only two 
windows are operable.  
 
Krebs asked the property owner if he would be willing to investigate preserving the 
existing windows. Sulzenfuss said that he would. Perschbacher stated he would 
consult with the owner to do a window assessment on all of the existing windows. 
Krebs explained that the windows along the front of the building have the most 
restrictions. Boissey explained his concerns on the stairs of the rear of the building.  
 
E. Commission Recommendation: Krebs made a motion to continue the 
application for the June 23rd meeting. Harris seconded motion. All in favor.  

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

 
2. Alexander Mercantile Co, Major Certificate of Approval – 127 F Street - The 

request is to receive a Certificate of Approval to create a new opening for an exit door 
on the north elevation and remove and rehang the existing two front entry doors to 
swing in the direction of travel. 

 
A. Staff Review of Application: Jefferson gave a summary of the application and 
presented the staff recommendations.  

 
B. Applicant’s Presentation- Sarah Wittington was available to answer questions.  
 
C. Public Comment – None 

 
D. Commission Discussion:  Krebs asked if they intend on keeping the original 
doors. Whittington said yes that their intentions are to keep the existing doors but if 
they are not able to change the doors to swing in the direction of travel then they 
would have the doors rebuilt exactly as the current doors.  

 
Hust asked if the new door on the alley will be for public use. Whittington explained 
that it will only be used as an exit. Commissioners have no issues. 
 
E. Commission Recommendation:  Harris made a motion to approve the 
application as presented. Hust seconded the motion. All were in favor and the 
motion carried. 

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

 
3. FibArk- Major Certificate of Approval – 240 N F Street - The request is to receive a 

Certificate of Approval for the following exterior work: Install a shed roof above the 
existing south door entrance, enlarge the window opening directly west of the existing 
single doorway on the south façade to install an eight 8’x6’ french door and enlarge the 
northernmost window opening on the west elevation to create an opening for a single 
8’x2’10” wooden grid style single door with 6”panel glass. 
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A. Staff Review of Application:  Campbell gave a summary of the application and 
presented the staff recommendations.  

 
B. Applicant’s Presentation- River Runners staff was available to answer questions 
 
C. Public Comment – None 

 
D. Commission Discussion:  Krebs asked if they would be taking out any brick. 
Commissioners have do not have any problem with proposal.  
 
E. Commission Recommendation: Klein makes a motion to approve application 
as presented. Perschbacher seconded motion. All in favor.  

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

 
 

VI. UNFINISHED BUSINESS: none 
 

VII.  NEW BUSINESS: none 
 

VIII. COMMISSIONER COMMENTS:  Harris asked Perschbacher if he would have time 
to assess the windows with the applicants’ contractor and Perschbacher said that he would. 
Jefferson explained that since Perschbacher will be assessing the windows he would need to 
recuse himself at the June 23rd meeting.  
 

IX. ADJOURN:  Meeting was adjourned 6:35 
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MEETING DATE:  June 23, 2016 
 
AGENDA ITEM TITLE: 216-222 E Street – Major Certificate of Approval; application 

Approval amendment for transom windows at 204 North F 
Street. 

 
PRESENTED BY: Kristi Jefferson, Planner 
             
 
APPLICANT:  
The applicant is Alan Sulzenfuss, PO Box 1003, Salida, CO 81201. 
 
REQUEST:    
The owner is requesting to receive a Certificate of Approval to replace 40 existing windows 
with new Kolbe double-hung metal-clad windows in the existing openings of the structure at 
216 E Street.  
 
PROJECT DESCRIPTION: 
The HPC held a public hearing on May 19, 2016 to consider the application of the owner for 
the replacement of 40 existing windows with new Kolbe double-hung metal-clad windows in 
the existing openings on the first and second floors at his building on E Street.  The HPC 
continued that public hearing to June 23, 2016 so that the applicant could have a window 
assessment done by a qualified Historic Preservation Specialist.    
 
Included with this memo is a letter from Older than Dirt a qualified Historic Preservation 
Specialist with the following recommendation: 

1. Restore the south (street) windows to a, non-operable, but original appearance.  
Install replacement windows in the east, north, and west windows.  This should 
include the provision that the replacements DO NOT INCLUDE brick mold, 
but rather are inset to match original site liens with minimal trim elements.  It is 
not recommended that the sills be panned with metal but rather restored with 
epoxy.  This method would insure that no hidden damage (because of metal 
panning) could occur. 

 
RECOMMENDED ACTION: 
Based upon the observations from the Historic Preservation Specialist, review standards, and 
findings outlined in the May 19, 2016 staff report, staff recommends the following: 
 
That the Commission recommend approval for a Certificate of Approval application on the 
external work that is being proposed for the replacement of 40 existing windows with the 
following conditions: 
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1. That the applicant meets the recommendation of the Historic Preservation 
Specialist:     

a. Restore the south (street) windows to a, non-operable, but original 
appearance.  Install replacement windows in the east, north, and west 
windows.  This should include the provision that the replacements DO 
NOT INCLUDE brick mold, but rather are inset to match original site 
liens with minimal trim elements.  It is not recommended that the sills be 
panned with metal but rather restored with epoxy.  This method would 
insure that no hidden damage (because of metal panning) could occur. 

 
 
RECOMMENDED MOTION: 
That the recommended findings be made and the recommended action be taken. 
 
 
Attach:  216-222 E Street - Application for a Major Certificate of Approval;  
  May 19, 2016 staff report 



 

 

C O N S T R U C T I O N  L L C 
            Mike and Colleen Perschbacher   1416 G Street   Salida, CO 81201 

                           Phone 719-539-6177   olderthandirtconst@hotmail.com 

 
June 2, 2016 
 
Re: Mr. Sulzenfuss 
    216 - 222 E St. Salida, CO 
 
To Whom It May Concern: 
 
We applaud Mr. Sulzenfuss’ appreciation for historic structures, who purchased a very 
old building and has maintained it for 40+ years. We commend his willingness to work 
with the Historic Preservation Commission in seeking solutions that will retain the 
integrity of his property, a truly unique architectural design that adds distinction to our 
downtown historic district. 
 
On Tuesday, May 31st I met with Jim Boissey, Mr. Sulzenfuss’ contractor. We went 
through the windows on the exterior and the interior, where accessible. The 14 windows 
on the south (street) facade are in the best shape. This is not unusual as the windows 
facing the street usually receive better maintenance than other sides of buildings. All of 
the south windows are calked shut and currently not operable. They have had supports 
installed to the upper sash meeting rail. This is the most common part of the window to 
fail, as a relatively small piece of wood carries the weight of the upper glass. Whether 
these supports were installed to prevent failure or were installed because of failure 
could not be determined, I suspect it is a combination of both. The upper sashes in the 
1st floor south elevation originally had leaded beveled glass, only 2 of these remain and 
they are in very poor condition. 
 
The windows in the east, north, and west faces are in much worse shape. This is due to 
less maintenance over the years, but more so, due to improper repair attempts that did 
more damage than leaving the windows alone and just painting. Although there are still 
a few functioning windows in the 2nd floor, most are painted shut, with supports installed 
at the meeting rails as well as face screwed supports. The sills have had Dura Rock and 
calking “fixes” that have significantly hastened the deterioration of the wood. On the 
north side, the bottom rails are showing signs of rot - it simply does not dry as quickly 
and previous repair attempts have compounded the problem by trapping moisture. 
 
 
 
 
 
 
 
 
 



 
 
 
 
While all 40 of the windows could be restored to a functioning state, this would not 
address several issues that demand consideration: 

 Egress 

 Thermal insulation  

 Ventilation 

 On-going maintenance 
  
Older Than Dirt (OTD) has, in the past, used storm windows to help with thermal 
concerns and ventilation in historic structures. In this case storm windows would be 
restrictive to the egress issue which in our opinion, is the most important for continuing 
safe use of the building. Furthermore, window restoration, to the extent needed,  

 Would require the removal of the sashes for, at the very least, a week with 
temporary coverings installed over the window openings, disrupting businesses 
and residents 

 Would be cost prohibitive 
 
OTD would estimate the cost of restoring the 14 south facing windows at $1,600 per 
window, not including the cost to restore/replicate the leaded glass on the 1st floor. OTD 
would estimate the cost of restoring the remaining 26 windows at $2,000 per window. 
This estimate does not include storm windows. 
 
Based on all of the above I would recommend that the following course of action be 
taken: 
 
Restore the south (street) windows to a, non-operable, but original appearance. Install 
replacement windows in the east, north and west windows. This should include the 
provision that the replacements DO NOT INCLUDE brick mold, but rather are inset to 
match original site lines with minimal trim elements.  It is not recommended that the 
sills be panned with metal but rather restored with epoxy. This method would insure that 
no hidden damage (because of metal panning) could occur. 
 
Please feel free to contact us with any further questions. 
Mike 
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STAFF REPORT 

 
MEETING DATE: May 19, 2016 
 
AGENDA ITEM TITLE: Sulzenfuss Major Certificate of Approval – 216-222 E Street 
 
AGENDA SECTION: Public Hearing  
  
 
REQUEST: The request is to receive a Certificate of Approval to replace 40 existing windows with 
new Kolbe double-hung metal-clad windows in the existing openings of the structure at 216 E 
Street.   
 
APPLICANT: 
The applicant is Alan Sulzenfuss, PO Box 1003, Salida, CO 81201. 
 
LOCATION:    
The property is located at 216-222 ‘E’ Street, Lots D, E, and F, Block 31 of Sackett’s Addition to the 
City of Salida, and does not have a noted historic name  
 
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. 

 
2. The building is considered a contributing building to the downtown historic district. 

According to the Architectural Inventory for this property: “this building is associated with 
development of multi-family housing in Salida’s Downtown area during the early twentieth 
century.  The well-preserved building is notable for its brick composition with decorative 
parapet, cornice, and frieze; segmental arched double-hung sash and sash and transom 
windows; and two-story projecting porch with classical columns.  Further research should be 
undertaken comparing this building to other apartment buildings of the same era in the city 
to determine which are the most significant and therefore eligible to the National or State 
Registers”. 
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3. The applicant is requesting to remove and replace all of the 40 existing windows.  A letter 
has been provided from Clear Advantage Glass that recommends total window replacement 
with historically appropriate windows as an acceptable alternative given the condition and 
deterioration of the existing windows. 

 
4. This is a mixed use building that includes commercial office spaces on the first floor and 

residential units on the second floor. 
 

5. The Secretary of the Interior’s Standards for Rehabilitation specifically address windows.  This 
section has been included for reference. 

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

building (Section 16-12- 90(a)) 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.   

 The work will be done on all sides of the structure including the primary façade. 
According to the Salida Design Guidelines, Part 3, Rehabilitation guidelines, 
Section C, Windows guidelines, Policy. The primary street-facing façade or 
prominently visible façade, which fronts the street and exhibits the main 
character-defining elements of the building, or is highly visible from a heavily-
trafficked area, will see the most strict window treatment requirements, which is 
to repair only, unless the following criteria are met. 

 Poorly executed and irreversible past repair work. 

 Missing previous existing window. 

 Past inappropriate window replacement. 

 Sash replacement is permitted so long as they match the appearance of   
the originals. 

 The original wooden windows in this structure are character defining features 
of the building and the applicant is keeping with that character by replacing with 
double-hung metal-clad windows in the original openings. 

 Part 3, Rehabilitation guidelines, Section C, Windows guidelines, Policy. In all 
cases and for all buildings, it is incumbent upon the applicant to complete an 
evaluation of the condition of the existing historic windows and provide a detailed 
report justifying treatment options for repair or (if applicable) replacement.  This 
survey should be completed early in the rehabilitation planning process so that all 
treatment options can be fully explored.  This inspection shall be completed by a 
qualified historic preservation specialist.   

 

 We did not receive a report from a qualified Historic Specialist but from Jerry    
Fesenmeyer of Clear Advantage Glass which is included within the application 
materials. 

 

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, 
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restored or repaired as opposed to replaced, and whether replacement designs, materials or 
finishes can match and/or accurately replicate the originals. 
 

 The proposed work is to replace all forty (40) windows on both the first and 
second floors of the structure.  According to the Salida Design Guidelines, 
Part 3, Rehabilitation guidelines, Section C, Windows guidelines #6 page 26. 
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:   

 
a. Match, as closely as possible, the profile of the sash and its 

components to that of the original window. 
• If the original is double-hung, then the replacement window 

should also be double-hung, or at a minimum, appear to be so.  
Match the replacement also in the number and position of 
glass panes. 

• Matching the original design is particularly important on key 
character-defining facades. 

 

 The new windows that are proposed for the structure maintain the size of the original 
openings and will be Kolbe double-hung aluminum-clad.  In this way they will match the 
existing design of the window.  As stated in the Architectural Inventory, the first floor of 
the structure has sash and transom windows on the front façade and the replacement 
windows should retain that sash and transom feature.   
 

 The applicant indicated that the replacement windows will be white aluminum clad 
exterior/wood interior.  On the first floor they will replicate the fixed transom over a 
sash to match the original window. 

 

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. 

 The change to the overall historic appearance of the building will be minimal. 
  

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. 

 

 New construction is not proposed with this application.  The proposed windows 
will match the existing windows in size, function and appearance.   

 

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. 
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 The installation of the new double-hung metal-clad windows 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. 
 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 is in compliance with the review standards for contributing structures in 
the historic district.  The proposal is to replace all forty (40) windows of the structure 
because of the deterioration of the exiting windows. 

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

RECOMMENDED ACTION: 
Based upon the observations, review standards, and findings outlined above, staff recommends the 
following: 
 
That the Commission recommend approval for a Certificate of Approval on the external work that 
is being proposed for the replacement of 40 existing windows with new Kolbe double-hung 
aluminum-clad windows in the existing openings.  
 
RECOMMENDED MOTION: 
That the recommended findings be made and the recommended action be taken. 
 
Attachment: Application 
  Architectural Inventory Form for 216-222 E Street 

Standards for Rehabilitation & Guidelines for Rehabilitating Historic 
Buildings – Building Exterior, Windows 
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