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DESIGN RECOMMENDATIONS TO 

CONSERVE SACKETT’S ADDITION  

NEIGHBORHOOD CHARACTER 
New Construction, Additions and Alterations  
 

Most of the neighborhood area is shown is this 1903 photograph from Tenderfoot Hill.  The railroad 

yards and Arkansas River are at the lower left and the railroad hospital is at left center.  The street 

intersection at the lower right is E. Sackett Avenue and N. D Street.  SOURCE:  Collman, Trails Among the 

Columbine, 104, N.W. Meigs photo, 29 March 1903, Denver Public Library, Western History and 

Genealogy Department. 
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This double front gable roof house at 318 East Second Street 

was the home of an early Salida dressmaker.  SOURCE: 

Salida Regional Library, Chaffee County Assessor, appraisal 

card collection, 23 February 1937 photograph. 

Background and Introduction  
The City of Salida was founded in 1880 by the Denver and Rio Grande railroad and very 

quickly became a supply and commercial hub for the area.  Intensive residential development 

took off in 1884 when George Sackett platted a subdivision east of the commercial district.  

Some of the earliest dwellings were of simple frame construction, but residents soon began 

building brick structures ornamented with a variety of  decorative features that were easily 

shipped via railroad.  The majority of these brick structures still exist today.  

 

In 2007, Front Range Research Associates, 

Inc. surveyed 100 properties in the Sackett 

Subdivision northeast of the Salida 

Downtown Na tional Register District.  The 

surveyed area was bounded by the Arkansas 

River on the north, the Downtown Historic 

District on the west, B Street on the east and 

Third Street on the south.  They identified the 

neighborhood as one of the oldest in Salida.  

The neighborhood was almost fully built out 

by 1909, and the majority of the properties 

were built before 1914. The survey concluded 

“the northeastern portion of the city 

encompasses some of Salida’s most historic and 

architecturally significant housing.” 

 

The survey noted that the properties in the 

neighborhood reflect the largely blue collar and 

middle class lifestyles of their original occupants. The majority are small single family 

dwellings, almost one-fifth are multifamily duplexes, terraces or apartm ent buildings; seven 

were originally boarding houses and one was an early hotel, later a boarding house. 

 

The survey found that most of the properties in the neighborhood were built in the Late 

Victorian style and featured tall, narrow, double -hung windows , stone foundations, decorative 

wood shingles for ornamentation, and prominent facade porches, often with turned spindle 

supports or other ornamentation.  The duplexes, terraces and apartment buildings consisted of 

one or two stories, usually with flat roo fs and often with decorative cornices, and generally 

included multiple front porches which provided access to the individual units.  They were 

compatible with the single family homes in the neighborhood in terms of scale, building 

materials and design features. 

 

Ten homes in the survey area were found to be eligible for listing on the National Register of 

Historic Places and State Register of Historic Places.  In addition twenty resources were found 



DRAFT 06.10.08    

The family of John Nash, an Irish immigrant who worked for 

the railroad, lived at 234 East Second Street in the 1900s.  

SOURCE: Salida Regional Library, Chaffee County Assessor, 

appraisal card collection, 22 February 1937 photograph. 

The Crutcher/Elarton House at 412 E. Third Street (5CF2311) 

was built circa 1895-1902.  SOURCE: Salida Regional Library, 

Chaffee County Assessor, appraisal card collection, 25 

February 1937 photograph. 

to be eligible for listing as Salida Landmarks.  The City can provide more information on listing 

on any of these registers.   

 

Over the years, some of the dwellings in the 

neighborhood have undergone considerable alteration.  

Additions have been made to the rear, elaborate 

brickwork has been stuccoed over, original windows 

have been replaced with windows that are often 

smaller and of a different shape, and wrought iron has 

replaced the original wooden spindles that supported 

the porches. Despite the remodeling, most of these 

Late Victorian structures still reta in a semblance of 

their original appearance.  There are also structures in 

the neighborhood which have seen little alteration and 

retain much of their original appearance.  As a result, 

the neighborhood has not lost its turn -of-the-century 

character.   

 

It is anticipated the tradition of adding on to homes in the neighborhood will continue, and as 

more and more people discover Salida, new property owners will wish to remodel, renovate or 

restore the exterior of existing structures.  There are a number of vacant lots available for infill 

construction. And, unfortunately, the practice of “scraping off” a modest dwelling and 

replacing it with a structure much larger than the neighboring homes - a practice that has 

destroyed the character of all too many older neighborhoods in Colorado - must also be 

anticipated.  Currently, the city ordinances for 

dimensional standards in neighborhoods zoned R-2, R-3 

and C-1 permit construction that would significantly 

impact the character and visual appeal of the 

neighborhood.    

 

The purpose of the overlay zone and these 

recommendations, then, is to ensure that any future 

construction – whether the alteration of an existing 

structure or infill development – be designed in such a 

way that it will be compatible with existing str uctures 

and will protect and preserve the character of the 

neighborhood.   The character of the streetscapes in this 

neighborhood is a unique and irreplaceable asset to the 

neighborhood and the City.  

 

The overlay applies to new commercial structures, where permitted by zoning, as well as to 

multifamily, single family structures and accessory structures.    
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2ÈÊÒÌÛÛɀÚɯ ËËÐÛÐÖÕɯ-ÌÐÎÏÉÖÙÏÖÖËɯ,È× 
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How to Use the Recommendations 
 

These design recommendations should be used as a reference by anyone planning to construct a 

new building or alter an existing property in the Sackett’s Addition neighborhood.  An overlay 

zone has been adopted for the neighborhood with certain requirements unique to this area of 

the city.  These recommendations are offered as further design suggestions which if followed 

will ensure that a project is compatible with the existing neighborhood.   Property owners and 

staff should both reference this document when trying to determine if a design solution is 

compatible with the neighborhood.  

 

There are examples of structures which do not conform to the recommendations of the 

guidelines and these nonconforming structures may remain  as they are indefinitely .  If any 

alteration of these nonconforming structures should occur, the new work must co nform to the 

requirements of the overlay zone.  If a structure in the neighborhood  is intentionally 

demolished any new structure on that property must meet the requirements of the overlay 

zone. 

 

The requirements of the overlay are part of the Land Use section of the Salida Municipal Code 

and may only be altered by ordinance of the City Council following review and 

recommendation by the Planning Commission.  The recommendations in this document  are 

adopted by resolution of the City Council following review a nd recommendation by the 

Planning Commission.   City staff, Planning Commission, City Council or any citizen of the 

community may initiate the process to amend the Land Use Code.  City staff can provide more 

information about this process.  
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This house at 415 E. 2nd Street is an example 

of a mansard roof with appropriate 

architectural elements. 

Stepping down the height of the 

structure toward the street and 

neighboring structures reduces the 

perceived scale of the building. 

Design Recommendations for New Construction, 

Additions, and Exterior Alterations  
 

To ensure that new infill construction or the alteration of existing structures will 

enhance the existing character and historic nature of the neighborhood, use of the 

following d esign elements is strongly encouraged.  If no consideration is given to these 

design recommendations, the structure will  not be compatible with the neighborhood.  

I. New Construction  

1. MASS AND SCALE 

 
- Primary facades of one and one-and-one half stories are 

preferred. 

 

- A new primary structure should be sited such that it does not 

intrude upon the privacy of existing homes or block the access 

of light to their windows.  

 

- A new primary structure should not block the solar access or 

neighboring roofs.  

 

- On larger structures, the building’s height towards the street 

and neighboring structures should be stepped down .  

 

- Multifamily and commercial structures of more than two units should  be sub-divided into 

“modules” similar in size to single family structures. 

 

2. ROOFS 

 
- Shed-style roofs at the side or rear of a new structure may  be 

compatible with existing roof forms.  

 

- Except in the case of flat or mansard roofs, roof pitches should 

be 6:12 or greater. 

 

- Mansard roofs should only be used in combination with a se t of 

appropriate architectural elements such as those seen on 

historic neighborhood structures with this roof form.  
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Using too much glass in areas visible from 

the street is out of character. 

This house at 437 E. 2nd Street shows the 

traditional materials including brick with 

wood gable ends. 

 

- Roof-top devices such as skylights, swamp coolers and solar panels should be placed so that 

they are least visible from the adjacent public street. 

 

3. SOLID-TO-VOID RATIO 

New structures should have a solid -to-void (wall -to-window) 

ratio that is similar to that seen in the neighborhood.  

 

- Large expanses of glass on the front and side facades are not 

compatible with the character of the neighborhood. 

 

- Windows should not be too small in proportion to the wall 

expanse. 

 

4. WINDOWS 

Windows on new structures should be similar in size and shape to 

those seen on residences in the neighborhood. 

 

- Windows with vertical emphasis are strongly encourage d. 

 

5. BUILDING MATERIALS  

Building materials should contribute to the visual continuity of 

the neighborhood.  The same façade materials that were used 

during the original construction period for the neighborhood is 

preferred for new construction .  The use of brick is encouraged.  

 

- The most commonly used primary siding material in this 

neighborhood was brick.  The use of wood on gable ends and for architectural details is 

strongly encouraged.  Wood is also appropriate for garages and porches. 

 

- The use of materials such as hardiplank which appear similar to natural materials is 

acceptable where natural material is not desired.  

 

- Stucco is appropriate for new construction if combined with appropriate detailing.   

Southwestern style detailing is not compatible w ith the neighborhood.  

 

6. PRIMARY ENTRANCE 

-    For multifamily structures, individual entrances are encouraged.  
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Example of wrought iron front yard fencing 

traditionally seen in the neighborhood.  

Individual entrances and porches for 

multifamily units such as this terrace 

style building are encouraged. 

 

7. FRONT PORCHES 

The front porch serves as a transition area from the street to the 

house; it is also an essential element of the streetscape.  New 

structures should have a functional, unenclosed front porch similar 

in size and shape to those seen on other residences in the 

neighborhood.  

 

- Individual porches on multifamily structures are encouraged.  

 

- Enclosing street-facing porches with screen or glass or to create a 

new indoor space is discouraged. 

 

8. FENCES 

Where new fencing is to be installed, fencing should be 

compatible with  the character of the neighborhood.  A fence 

that defines the front yard should be no higher than 36” and 

“transparent” in nature. 

 

- Transparent fencing such as picket or wrought iron is 

encouraged. 

 

- Semi-transparent fencing at the sides of back yards is 

encouraged.  Privacy (solid stockade) fencing may be used 

along alleys. 

 

- The use of vegetation rather than side pri vacy fences for screening back yards is 

encouraged. 

 

 

9. LANDSCAPING 

The use of landscaping material in the front yard appropriate to Salida’s climate is encouraged. 

 

- While a grass lawn is typical of front yards in the neighborhood, a xeriscape may be an 

appropriate landscaping choice.  Note this is not zero-scape! 

 

- The front yard should  contain at least 30% living plant material – shrubs, annuals, 

perennials and/or grass – based upon their spread at maturity.  Trees are encouraged for 
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This rear addition adds valuable space 

while not overwhelming the historic 

structure. 

Locate accessory buildings to the rear of the 

lot. 

energy conservation and aesthetic purposes, but their spread at maturity is not included in 

the calculation of percentage of living material.  

 

10. NEW ACCESSORY STRUCTURES 

- New accessory structures should be located at the minimum 

setback from the alley unless the structure is to be set further 

back to allow for parking between the new structure and the 

alley.  

 

- The roof form of an accessory structure should be similar to 

and compatible with that of the primary structure.  

 

 

II. Additions  
 

1. MASS AND SCALE 

 
- On larger structures, the addition’s height should be stepped 

down towards the street and neighboring structures.  

 

- Additions to the rear , rather than to the side, of the primary 

structure are encouraged.  

 

2. ROOFS 

- The roof form of an addition should be compatible with t he roof 

form of the primary structure and of the same pitch.  

 

3. SOLID TO VOID RATIO 

New additions with a solid -to-void (wall -to-window) ratio that is similar to that seen in the 

neighborhood are encouraged. 

 

- Large expanses of glass on the front and side facades seen from the street are not compatible 

with the character of the historic homes in the neighborhood.  

 

- Windows should not be too small in proportion to the wall expanse.  
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4. WINDOWS 

Windows on new additions should be similar in size and shape to tho se seen on the original 

structure . 

 

- Windows with vertical emphasis are strongly encouraged.  

 

 

III. Exterior Alterations  
When an existing structure is to be renovated, retaining or restoring the original appearance is 

encouraged. 

 

- Preserving, rehabilitating  or restoring the original building materials and features is 

strongly encouraged.  The Historic Preservation Commission can provide information on 

best practices.   

 

- Preserving, rehabilitating or restoring original windows and doors is strongly encouraged . 

 

- When windows are to be replaced, windows with vertical emphasis should be used. 

 

- Covering brick with an alternate material is strongly discouraged.   Repointing brick and 

repairing where needed is encouraged. 

 

 



DRAFT 06.10.08    

Appendix 
 

1. DEFINITIONS & INTERPRETATION OF TERMS 

 
Alteration  – Changes to the exterior surface of an existing structure including, but not limited 

to, changes in doors, windows and exterior materials.  

 

Appropriate  – By choosing design approaches referred to as being “appropriate” in the text the 

reader has made a design choice that is considered to be compatible with existing structures.  

There may be a design choice that is not expressly mentioned in the text that may also be 

deemed “appropriate.” 

  

Compatible  – The visual relationship between adjacent and nearby buildings and the 

immediate streetscape, in terms of a consistency of materials, colors, building elements, 

building mass, and other constructed elements of the neighborhood, such that abrupt or severe 

differences are avoided. 

 

Façade – That portion of any exterior elevation on the building extending from grade to top of 

the parapet, wall, or eaves and the entire width of the building elevation.  

 

Front Yard  – The yard extending across the width of the lot and measured from the front line of 

the lot and the nearest line of the building.  

 

Gable – The portion, above eave level, of an end wall of a building with a pitched or gambrel 

roof.  In the case of a pitched roof this takes the form of a triangle.  The term is also used 

sometimes to refer to the whole end wall.  

 

Inappropriate  – Inappropriate mea ns incompatible with the design elements seen in existing 

structures. 

 

Neighborhood – In this document, the neighborhood is a collection of properties that may 

support a variety of uses including resi dential and commercial.  

 

New Construction  - Structures that are entirely new, as in a new primary structure built on a lot 

that was previously vacant or one on which a previous primary structure has been removed , or 

a new accessory structure. 

 

Preservation  – The act or process of applying measures to sustain the existing form, integrity 

and material of a building.  Some work focuses on keeping a property in good working 

condition by repairing features as soon as deterioration becomes apparent, using procedures 
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that retain the original character and finish of the features.  Property owners are strongly 

encouraged to maintain properties in good condition.  

 

Primary façade  – The primary façade is the principal elevation of a building, usually facing the 

street or other public way.  On a corner lot, the primary façade is the one with the most 

prominent entrance. 

 

Rehabilitation  – The process of returning a property to a state that makes a contemporary use 

possible while still preserving those portions or features of the property which are significant to 

its historical, architectural and cultural values.  Rehabilitation may include a change in use of 

the building or additions.  

 

Restoration  – The process of reproducing the appearance of a building exactly as it looked at a 

particular moment in time.  This may include the removal of later work or the replacement of 

missing historic features. 

 

Should – If the term “should” appears in a design guideline, compliance is strongly encouraged, 

but not required.  

 

Siding – Any material that can be applied to the outside of a building as a finish.  

 

Story, Half  - A space under a sloping roof that has the line of intersection of the roof and wall 

face not more than 3 feet above the floor level and in which space the possible floor area with 

headroom of 5 feet or less occupies at least 40 percent of the total floor area of the story directly 

beneath. 

 

Streetscape – Generally, the streetscape refers to the character of the street, or how elements of 

the street for a cohesive environment. 

 


