
MANITOU SPRINGS  
HISTROIC PRESERVATION COMMISSION  

REGULAR MEETING AGENDA 
All upcoming HPC meetings are scheduled to be hybrid,  

Zoom (remote) or in-person at Memorial Hall. 
In Person: Memorial Hall 

606 Manitou Avenue 
Manitou Springs, CO 80829 

Remote: A link is provided on the City's Official Website at 
https://www.manitouspringsgov.com/544/All-Boards-and-Commissions 

April 2, 2025 5:30 PM 
 

I.  CALL TO ORDER 
II.  APPROVAL OF MINUTES 
  1.  March 5, 2025 Meeting Minutes  
  
III.  PUBLIC COMMENT ON NON-AGENDA ITEMS 
IV.  NOTICE OF COUNCIL ACTION 
V.  UNFINISHED BUSINESS 
VI.  NEW BUSINESS 
  2.  MCAC 2502 - 56 Park Avenue - Exterior Alterations  
  
  3.  MCAC 2503 - 528 Canon Ave - Exterior Alterations  
  
  4.  7 Elk Path - Vicky Bunsen Doucette Memorial Mini-Grant  
  
VII.  OTHER BUSINESS 
  5.  2025 Historic Preservation Awards  
  
  6.  Architectural Scavenger Hunt  
  
VIII.  ADJOURNMENT 

 

Commissioners: 
Laura Kindseth, Chair (03/31/2027) 
Matthew Rose, Vice Chair (03/31/2028) 
Matthew Murphy (03/31/2028) 
Ann Nichols (03/31/2029) 
Joy Porter(3/31/2029) 
Tammila Wright, Alternate Member (03/31/2028) 
 
 2 regular and 2 alternate positions available 

Staff and Liaisons: 
Michelle Whetherhult, City Council Liaison 
Fred Rollenhagen, Planning Director 
Chelsea Royston, Senior Planner  
Erin Ringsred, Planner and Landscape Architect II 
Zachary Davison, Planner  
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The City of Manitou Springs does not discriminate on the basis of disability in the admission to, access to, or operations of 
programs, services or activities. Reasonable accommodation will be provided to ensure equal access to all. Individuals who would 
like to request auxiliary aids or services should contact the ADA Coordinator at (719) 685-5481 or jfryer@manitouspringsco.gov. 
You may also contact the City Clerk’s Office at cityclerk@manitouspringsco.gov or (719) 685-2554. Please provide a minimum of 
3-5 days advance notice. 

Interested citizens are invited to serve on any of the City’s Boards or Commissions. Please contact the City Clerk’s Office for more 
information or visit our website at: www.manitouspringsgov.com. 
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MANITOU SPRINGS 
HISTROIC PRESERVATION 

COMMISSION REGULAR MEETING 
MINUTES 

MARCH 5, 2025 

I. CALL TO ORDER 
A Regular Meeting of the Manitou Springs Historic Preservation Commission was held at Manitou Springs 
Memorial Hall, 606 Manitou Avenue. Chair Laura Kindseth called the meeting to order at 5:30 PM and 
declared a quorum present. 

PRESENT: Chair Laura Kindseth 
Vice Chair Matthew Rose 
Commissioner Joy Porter  
Commissioner Ann Nichols 
Commissioner Doug Edmundson 
Commissioner Matthew Murphy 

ABSENT:  

STAFF: Planner II Erin Ringsred 
Planner I Zachary Davison 

     GUESTS:      City Attorney Representative Katherine Vera 

II. APPROVAL OF MINUTES 
ITEM 1 February 5, 2025 Minutes 

Chair Kindseth noted that in section 4 the word “intrefication” should be corrected to 
“withintrification”. 

MOTION: 

Commissioner Edmundson made a motion to approve December 4, 2024, minutes with Chair 
Kindseth’s correction. 

SECOND: 

The motion was seconded by Vice Chair Rose . 

VOTE: 

Motion was carried 6-0 

III. PUBLIC COMMENT ON NON-AGENDA ITEMS 
None  

IV. NOTICE OF COUNCIL ACTION 

None 

V. UNFINISHED BUSINESS 

None 
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VI. NEW BUSINESS 

ITEM 2 MCAC 2501 - 308 Ruxton Avenue - Exterior Alterations – Planner Zachary Davison presented 
the application. 

Vice Chair Rose asks if second story windows have been installed, and the addition removed.  

Planner Davison stated the addition is removed but the windows are just tacked in so they can be easily 
removed if they are not approved.  

Commissioner Porter asks about the window grids and whether they are the new ones are similar to those 
tacked in.  

Planner Davison stated that the existing windows are separated and double hung.  

Commissioner Edmundson stated that the windows are partially open revealing the top and bottom and 
agreed that these are double hung windows.  

Vice Chair Rose asks about the intent of the front porch and returning it to the way it was formerly. The 
applicants will answer this question.  

Chair Kindseth directed that question to the applicant and asked the applicants to come forward.  

Josh and Ashley Allen at 924 Prospect Place. They are in the military and moved here in August. They are 
expecting their first child and are exiting the military and looking to settle in Manitou. Josh misunderstood 
that like vs like meant materials and not just size reference. The windows were removed because of extreme 
deterioration, and they want to do everything the right way, but aren’t sure all the ways to go about it. They 
are on a tight budget, but doing their best to restore the home to its former glory so it is a great home for 
their family. 

Vice Chair Rose asked if they are going to replace the lattice work or spindles or any of the long pieces.  

The applicant stated that the addition was beyond repair and supported by a pebble on a few piers. He tried 
to save the remaining elements of the front porch but it was so far destroyed that there was nothing he could 
do but take it down. The spindles are set to the side, but due to budget constraints he is unsure of when he 
will be able to replace it. He says that due to budget constraints they are not unfortunately able to replace it 
at this time, but have saved what they could and will hopefully be able to replace it at some point in the 
future.  

Commissioner Porter asked for clarification that none of the spindles and posts would be replaced at this 
time. 

The applicant stated that he is not able to do that due to budget at this time. The original elements of the 
front porch were severely deteriorated due to the addition added by previous owners.  

Commissioner Edmundson said that the building is located in the Ruxton subdistrict and is considered a 
contributing structure. This means that original architectural elements fall under the purview and guidelines 
of the historic preservation commission. The demolition of the original porch post and cover on the west 
side of the building without prior vetting by the Historic Preservation Commission was noted as unusual and 
an oversight in protocol. The scar left on the side of the building clearly indicates the original location and 
design of the porch post and cover. The original porch likely had a steeper pitched roof and was attached to 
the side of the building, as evidenced by the scarring. It was separate from the later addition on the upper 
level. He made recommendation to restore the porch, as it is considered an important original architectural 
element that contributes to the building's character and its place in the historic subdistrict. He stated spindle 
posts similar to the original can be acquired relatively easily. Taber Mill Outlet in Denver is a state-
renowned resource for historic restoration materials, including newly made items and the ability to replicate 
specialized trim. Salvaged materials from other locations might also be an option. 

Commissioner Nichols asked for clarification that the porch could not be accommodated in the current 
budget of the project.  
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Planner Davison stated that staff had provided the grant application to help with improvements but it cannot 
be applied retroactively.  

Commissioner Porter asked if it could help with the porch.  

Planner Davison state that yes it could.  

Chair Kindseth stated that the applicant could apply next year as well if they have plans for the porch.  

Commissioner Edmundson stated that they could see scaring on the exterior of the house. He suggested that 
the homeowner include the porch restoration plans in their existing homeowner's permit to streamline the 
process with the Pikes Peak Regional Building Department, especially regarding structural elements 
requiring engineering and inspection.  

Vice Chair Rose stated that the front porch posts are standard and could be replaced easily 

Planner Ringsred issued a statement for clarification of what portion of the structure the commission is 
defining as a porch. The area outlined in red with a window was an addition and not original. The area 
underneath the addition is inset from the addition and only the ornamentation of the posts remained and the 
roof had been removed previously.  

Commissioner Edmundson identified the area under discussion and confirmed Planner Ringsred’s scope of 
the front porch as previously stated.  

The Applicant stated their commitment to restoring the neglected house and working with the commission 
but highlighted the financial realities and the extent of unforeseen repairs. He expressed significant financial 
challenges due to unexpected issues like extensive deterioration and a costly water line replacement, making 
immediate porch restoration difficult. An unforeseen repair to the water line has cost them $20,000 
unexpectedly. They do not have even a dollar extra to spend on improvements beyond those required to 
make the home habitable.  

Vice Chair Rose stated that he appreciated the applicant’s statements. We all share your feelings that the 
building needs to be restored and the commission is trying to advocate for the town.  

Chair Kindseth stated that their efforts are appreciated.  

Chair Kindseth opened the floor for public comment.  

Leon and Geneva Knights step forward -  1124 West Pikes Peak in Old Colorado City to speak on behalf of 
their friends, Josh and Ashley Allen. 

Leon Knight stated that he has experience with historic homes, owning one built in 1909 in Old Colorado 
City and another built in 1901 in Texas. This gives him familiarity with the challenges of renovating and 
updating older properties, including window compliance and energy efficiency. He acknowledges the trade-
off between original windows and energy efficiency, noting that original windows can lead to an inefficient 
home in winter. He believes Josh has a desire to keep the house in Manitou as original as possible. He raises 
a point about the definition of "original," noting that many older homes have had unoriginal alterations over 
time. He suggests that the choice might be between dilapidated homes with existing unoriginal alterations 
and a modified, updated home that is lived in and tries to be as close as possible to the original while 
addressing modern needs and safety codes (like electrical). He believes the current homeowners are doing 
their best to keep the house as original as possible while making necessary updates. Regarding the removed 
porch, he raises concerns about its structural integrity, especially considering the later addition on top. He 
notes that a subfloor was added directly on top of the porch roof to create a kitchen above, and the 
supporting posts for this addition likely weren't engineered or permitted. He suggests that the original porch 
was potentially unsafe due to this later addition. While he agrees the spindle look is historic, he suggests 
focusing on completing the current work and potentially adding the porch back in the future when feasible. 

Geneva Knights also spoke in support of the applicants. She and her husband are close to Josh and Ashley 
and witnessed the poor condition of the house when they first bought it, describing it as an "eyesore" and 
potentially unsafe. She is impressed by the progress Josh and Ashley have made with the renovations, 
especially considering their age and current situation. She appreciates the commission's understanding and Page 5 of 61
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willingness to help while also representing the beauty and history of Manitou, which is why the 
homeowners chose to renovate there. She sees this as a learning experience for everyone, including others 
who might undertake similar projects in the future. She asks for grace for Josh and Ashley, as this is their 
first time going through such a significant renovation. 

Chair Kindseth closed the public hearing and opened the item for discussion amongst the Commission 

Commissioner Porter stated she appreciated what they are going through however felt that the front porch 
improvements should be included.  

City Attorney Vera stated that the commission could condition future approvals for this property on the 
restoration of that porch.  

Commissioner Porter said she is concerned because this is a contributing home.  

Commissioner Nichols asked for clarification on the legal recommendation.  

City Attorney Vera stated that the commission could approve this MCAC but condition future MCAC 
approvals for this property on the restoration of that porch.  

Commissioner Nichols stated that we could state we would like to see the historic porch reestablished.  

City Attorney Vera stated that we could add a timeline on when they need to bring a front porch application 
back within nine months for example.  

Commissioner Porter asked how we could ensure this in the future.  

City Attorney Vera stated that the conditions being considered aren’t the only recourse you could enforce 
code enforcement procedures.  

Commissioner Nichols stated that it was administratively approve and that would not be appropriate at all. 

Planner Ringsred clarified that the addition was administratively approved for demolition by staff because 
the addition was deemed a hazard and unsafe. Taking this to court would be challenging because the 
unpermitted addition that had to be removed due to safety. The addition is what compromised the original 
front porch.  

Planner Ringsred stated that we could include the recommendation to improve the front porch in future staff 
reports as part of the project background and could be considered with future MCACs.  

Commissioner Porter asked if any MCAC’s had been identified to bring forward in the future.  

Planner Ringsred stated that there are no planned future MCACs at this time.  

Commissioner Edmunson sympathizes with the homeowners, believing they intend to do the right thing but 
may have acted prematurely or received incorrect advice. He regrets that the commission didn't see the 
window plans before replacement to suggest more historically appropriate options. Regarding the porch, he 
suggests a longer timeframe for restoration for example three years, given its importance as an original 
architectural element. He advises the homeowners to work closely with their engineer and the regional 
building department to navigate the permitting process. He reiterates that conditioning future MCAC 
applications on porch restoration seems like the most viable option for the commission. 

Commissioner Nichols stated that we have an application for a project that will materially imrpvoe a historic 
structure in our community and they are committed to doing that. They suggest that while porch restoration 
is desirable, the homeowners have clearly indicated that it is not currently economically feasible. They 
stated we do have economic hardship criteria in our code. 

MOTION: 
Commissioner Nichols moved to approve MCAC 2401 as presented with a condition that When they come 
back to the City for MCACs they would have an application for porch improvements, and this would not be 
time bounded. 
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SECOND: 
The motion was seconded by Commissioner Murphy. 

VOTE: 
The motion carried (6-0). 

ITEM 3 308 Ruxton Avenue - Vicky Bunsen Doucette Memorial Mini-Grant – Planner Zachary Davison 
presented the grant application. 

Commissioner Porter asked for clarification regarding grant amount.  

Planner Davison stated the applicant is seeking the full $2,0000. 

Vice Chair Rose asks when the timeline for this application is.  

Planner Davison stated the application is for now, for the improvement identified int eh example areas.  

Planner Davison clarified that The applicant has the ability to apply every 12 months. This grant is a refund 
after the fact grant. The planning department has to approve the project and then issue check request or 
apply the refund to the utility bill.  

MOTION: 
Vice Chair Rose moved to approve the $2,000 mini grant as presented with no conditions. 

SECOND: 
Commissioner Nichols seconded the motion. 

VOTE: 
The motion carried (6-0). 

VII. OTHER BUSINESS 
ITEM 4 Historic Preservation Awards 2025 

Planner Ringsred stated that some of the 2023 awards were not picked up by the home owners.  

Chair Kindseth stated that commissioners would pass out the previous awards.  

Planner Ringsred distributed the awards still in need of distribution.  

Planner Ringsred stated the existing list is for MCACs approved in 2023 and 2024 

Commissioner Edmundson shared details regarding the awards ceremony in 2023. 

Chair Person Kindseth has reserved the Library Community Room for May 29th a Thursday evening.  

Planner Ringsred requested we give as much notice to the awardees as possible. They stated that on the 
April 2025 hearing we need to review and provide recommendations for the awards so that we can move 
forward with notifications.  

Commissioner Murphy asked if there would be a powerpoint for all of the project.  

Planner Ringsred stated that commissioners have gone to the sites in the past and cross referenced this with 
the MCAC packets.  

Commissioner Edmundson stated that you go to the address refer to the packet in the agenda archives and 
see if the work has been completed per the MCAC.  

Chair Kindseth asked if the list would be divided.  

Vice Chair Rose stated that it would be helpful for all of the commissioners to review.  

Planner Ringsred showed the commissioner where the archived packets could be found on Documents On 
Demand.  
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Commissioner Edmundson volunteered to find the previous years artist contact information and would also 
contact Audrey Grey at CRANE.  

Planner Ringsred asked if there was a budget 

Commissioner Edmundson stated that the budget has typically been around $500 to $600.  

Chair Kindseth will look into caterers for the May 29th event. The city generally tries to support local 
businesses when purchasing food, though there is no preferred food vendor.  

VIII. Historic Preservation Month 
Historic Preservation Month Photo Contest: 
Vice Chair Rose will create a graphic design for the contest application. Twelve photos are needed for the 
design. Commissioners will each take two or three photographs around town for the contest. 

To avoid violating Sunshine Laws, commissioners should send their photos to staff. Staff will then forward 
them to Vice Chair Rose to compile the scavenger hunt. 

The types of photographs needed include: Bridges, Buildings, Neon signs, Close-up architectural details, 
Main features of buildings that are easily identifiable 

Chair Kindseth will be meeting with the Chamber of Commerce to help with referring between sights and 
promoting the Scavenger Hunt.  

Planner Ringsred stated she can be present but does not have to be.  

Planner Ringsred stated that Pikes Peak Bulletin is also an option for advertising beginning the last two 
weeks in April. Erin advises the Commission that the City generally pays for all advertisement space.  

Chair Person Kindseth is considering approaching them to do an article. The scavenger hunt concept is 
based on the "Where is it?" feature the Pikes Peak Bulletin used to run, but with a historic preservation focus 
to familiarize people with Manitou Springs' historic buildings and raise awareness about the Historic 
Preservation Commission and available resources. Reaching out to Hala at the Pikes Peak Bulletin to 
discuss costs and advertising options is suggested. The goal is likely to publish all 12 photos at once, 
requiring a larger space than an eighth of a page. Publishing photos gradually over several weeks is also 
mentioned as a possibility. The Heritage Center is a 501(c)(3) organization, so publishing through them 
might qualify for a free or very low-rate Public Service Announcement. 

The agenda item will be revisited at the April meeting with information on funding options (all at once vs. 
weekly), costs, and the possibility of an article. 

The Chamber of Commerce and The Heritage Center are suggested as potential partners for the scavenger 
hunt. The Chamber could be a convenient drop-off location for entries, as they have a counter. The Heritage 
Center could potentially publish information as a PSA.  

Typically, there is a prize (a book donated by a local bookstore) for a drawing of correct entries. Since there 
is no local bookstore currently, a gift certificate from a local restaurant or shop is suggested as an 
alternative. Chair Person Kindseth will follow up on the prize 

IX. ADJOURNMENT 

With no other old business, the meeting is adjourned at 7:10 pm 

Minutes prepared by Amanda Robinson.  

 

 

Commissioners: 
Laura Kindseth, Chair (03/31/2027) Matthew 

Rose, Vice Chair (03/31/2028) Douglass Edmundson (03/31/2026) Matthew 
Murphy (03/31/2028) 
Ann Nichols (03/31/2025) Joy Porter(3/31/2025) Page 8 of 61
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Tammila Wright, Alternate Member (03/31/2028) 
 

1 regular and 2 alternate positions available 

Staff and Liaisons: 
Michelle Whetherhult, City Council Liaison 
Fred Rollenhagen, Planning Director Chelsea 
Royston, Senior Planner 
Erin Ringsred, Planner and Landscape Architect II Zachary 
Davison, Planner I 

 

 

 

The City of Manitou Springs does not discriminate on the basis of disability in the admission to, access to, or operations of 
programs, services or activities. Reasonable accommodation will be provided to ensure equal access to all. Individuals who 
would like to request auxiliary aids or services should contact the ADA Coordinator at (719) 685-5481 or 
jfryer@manitouspringsco.gov. 
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You may also contact the City Clerk’s Office at cityclerk@manitouspringsco.gov or (719) 685-2554. Please provide a 
minimum of 3-5 days advance notice. 

Interested citizens are invited to serve on any of the City’s Boards or Commissions. Please contact the City Clerk’s Office for 
more information or visit our website at: www.manitouspringsgov.com. 
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Title: MCAC 2502 - 56 Park Avenue - Exterior Alterations 
From: Zach Davison - Planner  
To: Historic Preservation Commission 
Address of Proposal: 56 Park Avenue 
Applicant: Eli Morgan, Applicant

 
April 2, 2025 
 
Proposal:  
Eli Morgan, applicant, requests a Material Change of Appearance Certification to perform the 
following exterior alterations: 

• Installation of a retaining wall in the rear of the property. 
• Parking area expansion in the newly leveled area in front of the retaining wall. 

This subject property is considered a non-contributing resource to the West Manitou Historic 
Sub-District. 
 
Zone District:  
Commercial (C) 
 
Historic Subdistrict:  
West Manitou 
 
Background and Existing Conditions:  
The subject property includes an existing structure built in 1947, measuring 2,449 square feet, 
along with an adjacent parking lot and rear vegetated yard area. The parking area serves the site 
but has deteriorated over time, exhibiting signs of asphalt failure, cracking, and uneven surfaces.  
The parking area does not have a well-defined drainage system, and stormwater runoff flows 
inconsistently across the site. The rear area consists of vegetation, bare ground, and gravel, with 
retention limited to the upper portion of the slope. Various signs of degradation and erosion are 
present throughout the site. 
 
Public Involvement: 
The application was noticed via postcards to properties within 300 feet of the property 
boundaries, in the newspaper and via a poster posted on site. No comments have been received 
as of the publication of this report. 
 
Findings and Review Criteria:  
The following guidelines are applicable to this project: 
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Chapter 10: Site Improvements for Residential and Commercial Properties. 
  
Guideline 10.3 New retaining walls, bridges and stairs shall match the appearance and 
alignment of existing and/or adjacent walls, as well as the character, quality and 
appearance of other retaining walls, bridges and stairs in the Historic District. 
  
The retaining wall will be comprised of a locally produced fractured ledge stone from Stone 
Strong. This pattern has the same look and feel of other stone walls around Manitou Springs. The 
stone can be stained to match the aesthetic of traditional Manitou Springs colors. The only 
underlying difference between the proposed retaining wall and the neighboring wall is the height. 
Due to contemporary retaining wall requirements, the wall is not able to be built to match the 
twenty-two (22) foot neighboring wall and lacks the need to do so. 
  
Site Drainage 
Stormwater will be managed through a concrete swale that will be sloped at 0.02 ft per foot that 
abuts an asphalt slope of 1/8 per foot toward the swale. This concrete swale will be aligned in the 
middle of the driving area and will reside along the length of the parking area. 
 Additional required applications will include: a grading and erosion control permit, a minor site 
plan, and a property improvement permit. These permits may alter the final design of the 
retaining wall structure, but the facade presentation will comply with standards set by the 
Historic Preservation Commission.  
  
Automobile Access and Parking 
Visual impacts of the current parking area are already mitigated with the use of trees, vegetation, 
and fencing. This project does not alter screening techniques and seeks to enhance it by adding 
more native vegetation. 
 
Staff Recommendation: 
Should the Historic Preservation Commission find it appropriate to grant MCAC 2501, staff does 
not recommend any conditions. 
 
Motion Language Options:  
Approve the Material Change of Appearance Certification at 56 Park Avenue, based upon the 
findings that the request meets the review criteria for granting a Material Change of Appearance 
Certification as set forth in City Code Section 17.04.050.B.5. 
 
Approve the Material Change of Appearance Certification at 56 Park Avenue, based upon the 
findings that the request meeting the review criteria for granting a Material Change of 
Appearance Certification, as set forth in City Code Section 17.04.050.B.5, with conditions as 
follows… 
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Deny the Material Change of Appearance Certification at 56 Park Avenue, based upon the 
findings that the request does not meet the review criteria for granting a Material Change of 
Appearance Certification, as set forth in City Code Section 17.04.050.B.5. 
 
Postpone the Material Change of Appearance Certification at 56 Park Avenue, to May 7, 2025, 
for further consideration.  
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future parking lot lighting

Existing Site  Plan
Partial, showing area to be altered
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Proposed Site  Plan
(see other pages for specific work)
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Vicinity Map

NOTE,
Of the pages in this submittal, only the first three
(Site Plan, Retaining Wall and Erosion Control)
are relative for this permit.

All other pages (Grading, Utilities, Lighting and
Landscaping) are for Manitou Spring Planning
information only and are considered preliminary
intentions for this project.

Hatch is area disturbed for
Retaining Wall and paving work.
The perimeter of the hatched area

is our Limits of Disturbance
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City of Manitou Springs File #
Pre App Meeting #2503

Address :
56 Park Ave.
Manitou Springs, CO 80829

Owner :
Yellow Deli Manitou Springs LLC
966 Manitou Ave.
Manitou Springs, CO 80829
Contact Eli Morgan : 660-525-7555
56ParkAveConstruct@gmail.com

Parcel/Assessor ID : 7405203106
Use : The Assessor lists this as a restaurant use
Legal Description : Lot 1 Chambers Sub

Lot Size :14095 sf
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Potential Second Story Addition

Potential Stairs
and Landing
to Upper Level

TOW= 6360.0'
BOW= 6352.84'

TOW= 6364.0'
BOW= 6353.5'

TOW= 6364.0'
BOW= 6352.92'

TOW= 6360.0'
BOW= 6357.0'

TOW= 6363.0'
BOW= 6357.0'

TOW= 6357.0'
BOW= 6353.6'

TOW= 6357.0'
BOW= 6353.6'

TOW= 6353.5'
BOW= 6353.5'

Silt Fence / Gate
(see Detail)

Vehicle tracking pad
(1-2 inch rock)

TOW= 6364.0'
BOW= 6357.0'

Sand and Gravel Storage

Concrete
Clean-
Out

A B C
D

E

F

Silt Fence

Silt Fence

Silt Fence

Low Tier/Garden Wall

RetainingWall
Cast in place with a rock
face veneer.  Approved
rock is Silas Stone from
Canon City.

Low Tier/Garden Wall

A
sim

.

B

A

Cable

Silt Fence, min. 40" tall
Temporary rock
driveway pan C

6x6 Treated Post

6x6 Treated Post

(E) Timber Planter

Modesty Fence
48" tall, mounted on top
of exiting RR ties, Cedar
planks as shown. Erect
for duration of construction
only. Remove when complete.

Warning
Keep Out
Under

Construction

5' Tall Gate, Cedar
lockable

Warning
Keep Out
Under

Construction

Security light
motion controlled, full cut off.
Light shall not cross property line to east.
Limit light spill to edge of street with sheilding.

6x6 Treated Post

Cable

40" tall Silt Fence / Gate

Fasten silt fence to asphalt
with continuous 2x4 shot to
pavement with 0.15" x 3"
Stainless Steel pins @ 18"oc

Using detachable cable, fence
is lowered for access and kept
up during non-work hours and
rain runoff events.

Section through Silt Fence / GateC

Rock Pan
(vehicle tracking pad)

Silt Fence / Gate

Scale : 1" = 4'

Erosion and Drainage Practices

1. Prevention of erosion from the construction site is simplified by the existing and proposed drainage
area that is confined by existing topography and berms. The sole drainage path for the areas to be
disturbed is through the existing driveway access.
2. A silt fence / gate will be employed across the driveway to positively intersect and trap erosion
during construction. The daily use of the gate will require frequent cleaning with removed soils being
redistributed in the excavated areas.
3. Spoils - the grading plan calls for all cuts with no fills that would require storage. There are no top
soils to be retained. Erosion captured by the silt gate will be redistributed.
4. The west portion of the lot will remain in it's native condition. The east portion of the lot will have
very limited erosion potential from the berm on the east and from behind the retaining wall on the
north. These two areas amount to 1013 square feet. The slopes in these two areas vary but have
mostly vegetation as ground cover.
5. Silt fences are ahown on the Grading Plan.
6. Clearing is limited to the cut area associated with the parking lot lowering. Retaining wall Option
#3 can be built with little land disturbance behind them.
7. Stabilization of soil in the Parking Lot area will come with construction of the permeable pavers.
Finish of the area at the top of the Public Works access ramp shall be accomplished with mulch and
native grass seed within 14 days of grading this area.
8. There will be stock piles of sand and gravel used to the paving system. These stock piles shall be
kept out of the drainage path and within the confined construction area (no street storage).
9. Soil shall be kept moist by water sprayng to reduce wind erosion.
10. Uphill waters above north and east retaining walls are collected and discharged onto paved area in
the southeast corner of the parking lot.
11. The silt gate is our sediment trap. The rock apron (vehicle tracking pad) will catch much tire
carried soils. Clean-up of the street area will have to occur based on truck traffic.
12. Adjacent properties should not be impacted by construction activites as topography will confine
any erosion to this property.
13. As shown.
14. A dumpster will be provided during periods of construction associated with debris.
15. All liquids, paints and chemicals shall be stored inside or in suitable outdoor storage shelter.
16. Concrete forms shall be 'oiled' with attention paid to overspray where drippage and overspray are
collected on tarps of absorbent materials that cen be directed to landfill. Use of Insulated Concrete
Forms will eliminate most of the need for form oil use.
17. A concrete wash-out put wil lbe provided in the south east corner. Concrete trucks are allowed to
wash chutes and equipment but drum clean out shall occur at the plant.
18. Porta Potties shall be located in an area at least 15' from any drainageways.
19. Contractor shall maintain erosion control features so as to not allow run-off from site to enter creek,
street or adjoining properties.
20. Erosion control features shall be cleaned and maintained for proper effectiveness.

City of Colorado Springs
Stormwater Quality

Erosion Control
Methods and BMP's per

SILT FENCE NOTES

INSTALLATION REQUIREMENTS

MAINTENANCE REQUIREMENTS
1. CONTRACTOR SHALL INSPECT SILT FENCES
IMMEDIATELY AFTER EACH RAINFALL, AT LEAST
DAILY DURING PROLONGED RAINFALL, AND
WEEKLY DURING PERIODS OF NO RAINFALL.
DAMAGED, COLLAPSED, UNENTRENCHED OR
INEFFECTIVE SILT FENCES SHALL BE PROMPTLY
REPAIRED OR REPLACED.

2. SEDIMENT SHALL BE REMOVED FROM BEHIND
SILT FENCE WHEN IT ACCUMULATES TO HALF
THE EXPOSED GEOTEXTILE HEIGHT.

3. SILT FENCES SHALL BE REMOVED WHEN
ADEQUATE VEGETATIVE COVER IS ATTAINED
AS APPROVED BY THE CITY.

1. SILT FENCES SHALL BE INSTALLED PRIOR TO ANY LAND

DISTURBING ACTIVITIES.

2. WHEN JOINTS ARE NECESSARY, SILT FENCE GEOTEXTILE
SHALL BE SPLICED TOGETHER ONLY AT SUPPORT POST

AND SECURELY SEALED.

3. METAL POSTS SHALL BE "STUDDED TEE" OR "U" TYPE

WITH MINIMUM WEIGHT OF 1.33 POUNDS PER LINEAR FOOT.

WOOD POSTS SHALL HAVE A MINIMUM DIAMETER OR CROSS
SECTION DIMENSION OF 2 INCHES.

4. THE FILTER MATERIAL SHALL BE FASTENED SECURELY

TO METAL OR WOOD POSTS USING WIRE TIES, OR TO WOOD

POSTS WITH 3/4" LONG #9 HEAVY-DUTY STAPLES. THE

SILT FENCE GEOTEXTILE SHALL NOT BE STAPLED
TO EXISTING TREES.

5. WHILE NOT REQUIRED, WIRE MESH FENCE MAY BE USED

TO SUPPORT THE GEOTEXTILE. WIRE FENCE SHALL BE

FASTENED SECURELY TO THE UPSLOPE SIDE OF THE

POSTS USING HEAVY-DUTY WIRE STAPLES AT LEAST 3/4"
LONG, TIE WIRES OR HOG RINGS. THE WIRE SHALL EXTEND

INTO THE TRENCH A MINIMUM OF 6" AND SHALL NOT EXTEND

MORE THAN 3' ABOVE THE ORIGINAL GROUND SURFACE.

6. ALONG THE TOE OF FILLS, INSTALL THE SILT

FENCE ALONG A LEVEL CONTOUR AND PROVIDE

AN AREA BEHIND THE FENCE FOR RUNOFF TO POND

AND SEDIMENT TO SETTLE. A MINIMUM DISTANCE OF

5 FEET FROM THE TOE OF THE FILL IS RECOMMENDED.

7. THE HEIGHT OF THE SILT FENCE FROM THE GROUND

SURFACE SHALL BE MINIMUM OF 24 INCHES AND SHALL

NOT EXCEED 36 INCHES; HIGHER FENCES MAY INPOUND

VOLUMES OF WATER SUFFICIENT TO CAUSE FAILURE

OF THE STRUCTURE.

1
8
" 
M
IN
.

NTS

FLOW

WOODEN OR METAL
STAKES 2 PER BALE, MIN

STRAW BALE- TIGHTLY ABUTTED
TO ADJACENT BALES

STRAW BALE BARRIER

STRAW BALE BARRIER NOTES

INSTALLATION REQUIREMENTS MAINTENANCE REQUIREMENTS

1.  STRAW BALE BARRIERS SHALL BE INSTALLED
PRIOR TO ANY LAND DISTURBING ACTIVITIES.

2.  BALES SHALL CONSIST OF APPROXIMATELY 5
CUBIC FEET OF CERTIFIED WEED FREE HAY OR
STRAW AND WEIGH NOT LESS THAN 35 POUNDS.

3.  BALES ARE TO BE PLACED IN A SINGLE ROW
WITH THE END OF THE BALES TIGHTLY ABUTTING
ONE ANOTHER.

4.  EACH BALE IS TO BE SECURELY ANCHORED WITH
AT LEAST TWO STAKES AND THE FIRST STAKE IS
TO BE DRIVEN TOWARD THE PREVIOUSLY LAID BALE
TO FORCE THE BALES TOGETHER.

5.  STAKES ARE TO BE A MINIMUM OF 42 INCHES
LONG.  METAL STAKES SHALL BE STANDARD "T" OR
"U" TYPE WITH MINIMUM WEIGHT OF 1.33 POUNDS
PER LINEAR FOOT.  WOOD STAKES SHALL HAVE A
MINIMUM DIAMETER OR CROSS SECTION DIMENSION
OF 2 INCHES.

6.  BALES ARE TO BE BOUND WITH EITHER WIRE OR
STRING AND ORIENTED SUCH THAT THE BINDINGS
ARE AROUND THE SIDES AND NOT ALONG THE TOPS
AND BOTTOMS OF THE BALE.

7.  GAPS BETWEEN BALES ARE TO BE CHINKED
(FILLED BY WEDGING) WITH STRAW OR THE SAME
MATERIAL OF THE BALE.

8.  END BALES ARE TO EXTEND UPSLOPE SO THE
TRAPPED RUNOFF CANNOT FLOW AROUND THE ENDS
OF THE BARRIER.

1.  CONTRACTOR SHALL INSPECT STRAW BALE
BARRIERS IMMEDIATELY AFTER EACH RAINFALL, AT
LEAST DAILY DURING PROLONGED RAINFALL, AND
WEEKLY DURING PERIODS NO RAINFALL.

2.  DAMAGED OR INEFFECTIVE BARRIERS SHALL
PROMPTLY BE REPAIRED, REPLACING BALES IF
NECESSARY, AND UNENTRENCHED BALES NEED TO
BE REPAIRED WITH COMPACTED BACKFILL MATERIAL.

3.  SEDIMENT SHALL BE REMOVED FROM BEHIND
STRAW BALE BARRIERS WHEN IT ACCUMULATES TO
APPROXIMATELY 1/2 THE HEIGHT OF THE BARRIER.

4.  STRAW BALE BARRIERS SHALL BE REMOVED WHEN
ADEQUATE VEGETATIVE COVER IS ATTAINED AS
APPROVED BY THE CITY.

4
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4
2
" 
M
IN

ISOMETRIC

SEDIMENT IS CAPTURED
BEHIND ROLLS

1"x1" (25MMx25MM)
STAKES AT 8 FEET

ON CENTER MIN.

EARTHSAVER® RICE
STRAW WATTLES, 8 INCH
DIAMETER MINIMUM.

ROADWAY

CURB

NOT TO SCALE

WATTLES USED AS PERIMETER

EROSION PROTECTION

WATTLE USED TO INTERCEPT
SURFACE FLOWS INSIDE PERIMETER

STRAW WATTLES AS FLOW INTERCEPTORS
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Mate Factor LLC

966 Manitou Ave.

Manitou Springs, CO 80829
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Erosion Control
Plan
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Ramp

Flatten grade at top of Ramp

Employee Parking
Employee Parking

Employee Parking

Potential Second Story Addition

HC Parking

Potential Stairs
and Landing
to Upper Level

64
63

62

61

61

60

60

59

59

58

57

56

55

54

53

Concrete Swale slopes 0.02 ft per foot 
(0.24 inches per foot)

TOW= 6360.0'
BOW= 6352.84'

TOW= 6364.0'
BOW= 6353.5'

TOW= 6364.0'
BOW= 6352.92'

TOW= 6360.0'
BOW= 6357.0'

TOW= 6363.0'
BOW= 6357.0'

TOW= 6357.0'
BOW= 6353.6'

TOW= 6357.0'
BOW= 6353.6'

TOW= 6353.5'
BOW= 6353.5'

Slo
pe
 1/
8" 
pe
r fo

ot

Slope 1/8" per foot, 
typical toward gutter

TOW= 6364.0'
BOW= 6357.0'

6351.55'

6351.82'

Retaining Walls

4" perforated drain pipe
w/ sock at top of wall
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Slope down @ 14%

3
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3
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N
ative slope

N
ative slope

Slope 1/8" per foot, 
typical toward gutter N
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East Basin

West B
asin

This property is entirely within the Floodplain

N
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See Sidewalk Detail

New gutter

6353.0'

6352.5' (N) Sidewalk

(N) Sidewalk

(N) Driveway Pan

(E) Sidewalk

D

D

5
'-
1
1
"

~7'-3"~8'-6"

5'-11"

Concrete Pad for Freezer

Existing Pavers

A B C
D

E

F

6351'

6352'

6353'

6
3
5
4
'

6
3
5
5
'

6
3
5
6
'

6
3
5
7
'

1
2
'-
1
"

Low Tier/Garden Wall

RetainingWall
Cast in place with a rock
face veneer.  Approved
rock is Silas Stone from
Canon City.

Low Tier/Garden Wall

A
sim

.

B

A

See Sidewalk Detail

New gutter

6353.0'

6352.5' (N) Sidewalk

(N) Sidewalk

(N) Driveway Pan

(E) Sidewalk

D

D

5
'-
1
1
"

~7'-3"~8'-6"

5'-11"

Sidewalk Plan

Scale : 1" = 10'

2' 6"

6
"

1
'

Saw cut existing asphalt
on roadway side of flow line

(E) Ashphalt
(N) Concrete Curb
and Gutter

(N) 4" Concrete Sidewalk

D  Curb and Gutter Detail

Scale : 1" = 1'

Grading Plan

P
ro
p
. 
L
in
e

Inv = 6350'
Inv. Service =

Top of main El. = ?

Park Ave.
Parking Lot

P
ro
p
. 
L
in
e

14'

6350'

6340'

6360'

6370'

Parking Lot Profile N-S

Main

0.0 25.0' 50.0' 75.0' 100.0' 125.0'

Scale : 1" = 10'

New Retaining Wall

(N) 4" waste water

Pavement Profile at SwaleBuilding Floor Elev. = 53.68'

Contour Intervals = 1'

Erosion and Drainage Practices

1. Prevention of erosion from the construction site is simplified by the existing and proposed drainage
area that is confined by existing topography and berms. The sole drainage path for the areas to be
disturbed is through the existing driveway access.
2. A silt fence / gate will be employed across the driveway to positively intersect and trap erosion
during construction. The daily use of the gate will require frequent cleaning with removed soils being
redistributed in the excavated areas.
3. Spoils - the grading plan calls for all cuts with no fills that would require storage. There are no top
soils to be retained. Erosion captured by the silt gate will be redistributed.
4. The west portion of the lot will remain in it's native condition. The east portion of the lot will have
very limited erosion potential from the berm on the east and from behind the retaining wall on the
north. These two areas amount to 1013 square feet. The slopes in these two areas vary but have
mostly vegetation as ground cover.
5. Silt fences are ahown on the Grading Plan.
6. Clearing is limited to the cut area associated with the parking lot lowering. Retaining wall Option
#3 can be built with little land disturbance behind them.
7. Stabilization of soil in the Parking Lot area will come with construction of the permeable pavers.
Finish of the area at the top of the Public Works access ramp shall be accomplished with mulch and
native grass seed within 14 days of grading this area.
8. There will be stock piles of sand and gravel used to the paving system. These stock piles shall be
kept out of the drainage path and within the confined construction area (no street storage).
9. Soil shall be kept moist by water sprayng to reduce wind erosion.
10. Uphill waters above north and east retaining walls are collected and discharged onto paved area in
the southeast corner of the parking lot.
11. The silt gate is our sediment trap. The rock apron (vehicle tracking pad) will catch much tire
carried soils. Clean-up of the street area will have to occur based on truck traffic.
12. Adjacent properties should not be impacted by construction activites as topography will confine
any erosion to this property.
13. As shown.
14. A dumpster will be provided during periods of construction associated with debris.
15. All liquids, paints and chemicals shall be stored inside or in suitable outdoor storage shelter.
16. Concrete forms shall be 'oiled' with attention paid to overspray where drippage and overspray are
collected on tarps of absorbent materials that cen be directed to landfill. Use of Insulated Concrete
Forms will eliminate most of the need for form oil use.
17. A concrete wash-out put wil lbe provided in the south east corner. Concrete trucks are allowed to
wash chutes and equipment but drum clean out shall occur at the plant.
18. Porta Potties shall be located in an area at least 15' from any drainageways.
19. Contractor shall maintain erosion control features so as to not allow run-off from site to enter creek,
street or adjoining properties.
20. Erosion control features shall be cleaned and maintained for proper effectiveness.
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Mate Factor LLC

966 Manitou Ave.

Manitou Springs, CO 80829
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Potential Second Story Addition

Potential Stairs
and Landing
to Upper Level

7

7

9

Low Tier/Garden Wall

RetainingWall
Cast in place with a rock
face veneer.  Approved
rock is Silas Stone from
Canon City.

Low Tier/Garden Wall
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There is an agreement between this project and the residential
Owners on the north for disturbance, revegetation and sewer line access
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Landscaping

The Landscaping scope of Work is generally on the north and east sides of the lot. No Work will be
done near Fountan Creek. The area west of the building will remain unchanged.

The retaining wall along the north side will disturb a large area but also solve the steep slope adjacent
to the northern neighbor which has not allowed quality vegetation to thrive.

New trees are added around the property. (see Tables) although not in exact accordance with the Code.
The total number of trees will be 29 including 9 existing Lilac's along the north side.

The north side, adjacent to residences, has overhead power lines that limit tree height to 12 feet. This
area will be significantly disturbed for retaining wall construction but desirable foliage will be saved in
place (the 9 Lilac's). Four new dwarf spruce trees are added to the east side. Gamble Oak in the
northeast corner will be saved.

The south side landscaping is established with limited area for new trees given the existing Elm.
Foliage in this planter will be kept short for vehicle visibility.

The west side of the property will remain mostly native. It is envisioned as a child friendly area with a
possible demonstration garden in the future.

Two distinct hydrozones occur, the east side berm is well shaded and established. The north zone is
much drier and faces south. Plants for these areas take this into account. The east side berm will be
regraded and have a wood mulch base. Inappropriate weeds and evasive plants will be removed.
Irrigation will be provided on the north side with a dripper system and operated until new plants
become established. Provisions will be made for winter watering, especially on the north side.

Landscaping Plan
Scale : 1" = 10'

7

4

Tree type 7, caliper = 12"
(Deciduous type)

Plant Type 4

Shrub Type 22

Landscaping Legend

(Confierous type)

Landscaping Legend - 2025

Mark
Existing

or New Plant Type Comments Quantity Height Width Exposure

1 N Broadleaf Evergreen Shrub Evergreen Viburnum (Viburnum Pragense) 4 3'-20' 3'-12' Partial to Full Sun

2 N Shrub Juniperus, Cupressaceae 15 1'-3' 2'-10' Partial to Full Sun

3 N Evergreen Tree Baby Blue Spruce, 6' tall min. 4 15'-20' 10'-15' Partial to Full Sun

4 N Perennial, flowering Butterfly Milk Weed, Asciepias Tuberosa 30 plants 1-2' 12'18" Partial to Full Sun

5 N Perennial, flowering Firecracker Penstemon, Penstemon Eatonii 30 plants 1-3' Partial to Full Sun

6 N Grasses Native, ornamental, short, drought tolerant 20 plants 4"-36" Partial to Full Sun

7 E Elm Tree Existing 2 50' 40' Partial to Full Sun

8 E Blue Spruce Existing 1 Partial to Full Sun

9 N Lilac Existing 11 8' 4-6' Partial to Full Sun

10 E Gamble Oak Existing 1 ~15' Partial to Full Sun

  

Landscape Data Lot Size 14110 sf

Required Internal Landscaping (10%) 1411 sf

Yellow Deli Required Trees based on Area ( 1 per 500 sf ) 3

56 Park

Tree Count Ground Cover Hardscape Irrigation

Landscaped Area Comments
Landscape

Area (sf) Frontage
No.

Req'd Existing New Total Type (mark)

Area

Covered Type Area (sf) Hydrozone System

South - Frontage

Limited landscape area, 

established with 24" Elm and 

ground cover

160 95 ft 2 1 0 1
Existing, maintained

1,2,3,4,6
160 none

Shaded,

established

None,

shaded and

established

East - Adjacent to 

Apt Bldg
4 new spruce trees added 530 105 ft 5 2 4 6

Existing and new 7

thru 14
530 none

Shaded,

established

None,

shaded and

established

North - Adjacent to 

Residences

9 Lilac bushes 8'-12' tall will be 

protected or replaced, 3 new 

dwarf evergreen tress to be 

planted (power lines limit)

483 182 ft 9 9 3 12 Wood mulch 483 none
Sun, mild

south slope

dry

New dripper

irrigation

West - Along creek

Established, new trees added 

along bank of creek.  

Walkable Garden with stones 

or pavers. Raised beds. 

Continue wrought iron fence 

along creek.

4350 133 ft 4 8 3 11

Existing, native

grasses, dandelions,

New Raised Garden

Beds

4350

Existing pavers

at west door.

Possible new

pavers/

stepping stones

in walkable

garden (1.)

1087 sf

maximum

allowed

Shaded,

established

New dipper

system, hose

and hand

Totals 5523 20 20 10 30

Percent of Required 391% 150%

Footnotes

1.  Existing pavers measure 365 sf, new pavers limited to 722 sf for a total of 1087 sf

Jan 6, 2025
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Retaining Wall

Employee Parking
Employee Parking

Employee Parking

Potential Second Story Addition

HC Parking

Potential Stairs
and Landing
to Upper Level

TOW= 6360.0'
BOW= 6352.84'

TOW= 6364.0'
BOW= 6353.5'

TOW= 6364.0'
BOW= 6352.92'

TOW= 6360.0'
BOW= 6357.0'

TOW= 6363.0'
BOW= 6357.0'

TOW= 6357.0'
BOW= 6353.6'

TOW= 6357.0'
BOW= 6353.6'

TOW= 6353.5'
BOW= 6353.5'

Silt Fence / Gate
(see Detail)

Vehicle tracking pad
(1-2 inch rock)

TOW= 6364.0'
BOW= 6357.0'

6351.55'

6351.82'

Sand and Gravel Storage

Concrete
Clean-
Out

A B C
D

E

F

Silt Fence

Silt Fence

Silt Fence

6351'

6352'

6353'

6
3
5
4
'

6
3
5
5
'

6
3
5
6
'

6
3
5
7
'

1
2
'-
1
"

Low Tier/Garden Wall

RetainingWall
Cast in place with a rock
face veneer.  Approved
rock is Silas Stone from
Canon City.

Low Tier/Garden Wall

A
sim

.

B

A

RetainingWall, 4' max. ht.
Cast in place with a rock
face veneer.  Approved
rock is Silas Stone from
Canon City. Rock is laid
in a random pattern avoiding
significant horizontal lines.
Rock color tends toward
reds, oranges, black, dark
greys and avoids yellows.

Base Course

Asphalt
BOW

TOW

B  Concrete Retaining Wall (west/ramp)

Scale : 1" = 2'

Bottom Block

Middle Block

Top Block

Middle Block

Middle Block

Middle Block

Middle Block

10'-0"
Max. Wall Face Ht.

P
ro
p
. 
L
in
e

Fence

(E) Timber
to be replaced

Bottom Block

6'-7"

3:1 slope and swale

See Stone Strong
drawings for Retaining

Wall construction

Low Garden
Tier, see notes

6-12"

11'-1"
Max. Retaining Wall Ht.

A  Retaining Wall (north side)

Scale : 1" = 2'

Notes on Foundation and Concrete

1.  SOILS REPORT BY

2.  Builder, contractor and subcontractors shall follow all recommendations of Soils Report

suspended walls and isolation of structure from soil .
3.  Remove all loose soil from footing areas and compact per soils report.

SOIL

FOOTINGS
1.  Footings can be poured 'neat' in trenches of proper width with vertical sides.

2.  Place vertical dowels in footing at spacing of vertical rebar.  Observe splice lengths above.
3.  Continuous rebar in footing shall be bent around corners and spliced as described above.
4.  All rebar in footings must be 3" above soil and 3" from forms.

1.  All foundation and concrete work shall comply with the International Building Code
GENERAL

CONCRETE
1.  All concrete is 4000 psi strength (after a maximum 28 day cure). Maximum slump is 3 inches.
2.  All concrete is TYPE II and calcium chloride must not be added.

REINFORCING
1.  All rebar is Grade 60
2.  All rebar splices must lap each other as follows:

#4's  =  12"
#5's  =  16"
#6's  =  20"

Welded Wire Fabric (mesh) must overlap two wires.

#7's  =  27"
#8's  =  35"

Allowable bearing capacity is                        ,  EFP is

WALLS & BEAMS
1.  Rebar is centered in walls, Unless Noted Otherwise
2.  Continuous bars in top of wall are 2" down from top of concrete.
3.  Anchor bolts shall be placed between these top bars.
4.  Never place anchor bolt between rebar and edge of concrete.

3.  Rebar must be minimum distances from face of concrete as follows:
Concrete exposed to earth or weather;

#6 bars and larger is 2" from face,  #5's and smaller is 1.5" from face
Concrete not exposed to weather or earth;

in slabs, walls & joists: #14 and larger is 1.5" from face, #11 and smaller is .75" from face
in beams and columns: all rebar, ties and stirrups are 1.5" from face

4.  Mimimum bend diameter for rebar is as follows:  #4 = 2.5" , #5 = 3" , #6 = 3.5"

including but not limited to; open hole testing, soil compaction, drainage, perimeter drain,

and American Concrete Institute standards.

(Note, top of footing should be flat and level to start wall forms from.)

5.  Unless authorized by engineer, backfill against against full basement
walls must wait until slab on grade is complete and cured.

Geoquest # 13-0119
1500 psf 40 pcf

SLABS
1.  Wire mesh is centered in slab
2.  Slabs are to be poured with a maximum slump of 6".
3.  All slabs have control joints @ 10' oc each way and min. 1.5" deep.

RETAINING WALL
1.  Wall is built in section not to exceed 20 foot in length.
2.  All construction joints are sealed with pliable, expandable membrane or compound.
3.  All concrete exposed to soil (except bottom) is damproofed with spray latex/asphalt sealant.

Nov. 23, 2018
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We are told by CSU
this power pole can
be removed

These overhead power lines
can go away. The disposition
of the Cable and
Telephone is at the discretion
of others.

These overhead lines will go
away. They may be used for
temporary service during
construction project(s)

W
at
er
 L
in
e

G
as
 L
in
e

Potential Second Story Addition

Potential Stairs
and Landing
to Upper Level

Power Pole

Public Works Wastewater Manhole
Access to be improved for Vac Truck

6" Sewer Main (no change)

4" S
ew
er M

ain 

(no change)

Proposed new
electric meter
location

E
x
is
ti
n
g
 4
" 
B
u
il
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in
g
 S
ew

er
 L
i n
e

Under ground conduit
in place now per CSU
dedicated to 56 Park

Future underground conduit
to be installed by CSU with
Bridge Project. 2.5"

Existing 1.5" Water Service,
may get replaced

Existing 1.5" water services
connects to 6" main
about 100' east of bridge,
This line may get replaced. Existing 1.25" Natural

Gas line, no change

New underground conduit
for Cable and Phone

Existing sewer main

Existing power
pole to be protected
during construction

Existing 1.25" gas line

New Residential Sewer
Service Line for 53 Grand

New 4" Residential
Service Line for

53 Grand

New Commercial
Waste Water Line
for 56 Park, 4" Sch

40 PVC

New Grease Trap
1000 gal

New Fire Sprinkler
Line for 56 Park
(~1500 GPM )

New Fire Sprinkler
Line for 56 Park
(~1500 GPM )

Re-connected Sewer Service
lines for 56 Park and 53 Grand

Pole mounted light
(future)

(E) Power
Pole

Utility Pole, No change

(E) Utility Pole, CSU +
CenturyLink

4'-7"

(N) Power
Pole

RetainingWall
Cast in place with a rock
face veneer.  Approved
rock is Silas Stone from
Canon City.

A
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B

A

New Manhole

New 6" Wastewater Line

New UG Power

The property is currently connected to all required utilities as follows :

Water - A 1.5" line serves the property and is connected to a 6" main approximately 100 feet to
the south of the building. The new water use calculated per the International Plumbing Code is
estimated to be 40 gallons per minute maximum. (This dictates the design of the plumbing
system and actual use is much less.) In the previous use as a laundry, eight washers filling at
the same time would have been an equivalent load. The capacity of the existing water service
is more than adequate for the restaurant.

In anticipation of the upper level being approved, Owner would need to provide a fire sprinkler
with a flow of 1500 galloons per minute from a dedicated service line. This line would be in
addition to the existing 1.5" water service.

Wastewater - A 4" sewer line currently serves this building with the main crossing under the
SW corner of the building. There is a manhole in the street in front of the property and a
manhole in the west side of the property. Public Works has requested access to this manhole.
Our Site Plan provides access for a City truck to that manhole based on vehicle information
from Public Works.

The new waste discharge volume has been estimated at 40 gallons per minute (again for
plumbing design, actual discharge will be less). The existing building sewer line is capable of
delivering this to the sewer main. The new load is similar to the previous uses as a laundry.

Owner would like to abandon the existing sewer line from the building and install a new line
and a grease trap.

The property Owner at 53 Grand avenue would like to be separated from the joint residential
line and have dedicated service to their property. They are inviting a copperative effort to
accomplish more depnedable waste water service for their property.

Electricity - The property is presently served by two overhead electric lines, one from the rear
of the lot, the other from the front over the creek. We are planning on this rear line being
removed and discussions with Colorado Springs Utilities indicate a new feed has been
provided to the south side of the bridge in anticipation of continuing to this property.

This will allow the overhead line from the rear of the lot to be removed. Temporary electric
service during our construction and the bridge construction is possible although the timing of
both projects will determine how.

The power pole at the rear of the lot is in 'harms way' due to the excavation required for the
retaining wall. We are working with CSU to solve this and maintain electric service to all CSU
customers. With approval of the development plan and retaining walls, proper easements will
be applied for from CSU.

Natural Gas - an existing natural gas line to the building (along the east side) will accomodate
the new gas load in the building. Due to the lowering of the parking lot, this gas line may need
to be lowered.

Cable/Phone - Presently this comes from the rear of the lot overhead. This will be changed to

Public Improvements
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. 
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Inv = ~6364'

Inv = 6350'
Inv. Service =

Top of main El. = ?

Park Ave. Parking Lot

P
ro
p
. 
L
in
e

Clean outs

Service tie-in

122'-6" 14' 31'-1"

Lutze Residence
53 Grand Ave.

6350'

6340'

6360'

6370'

Private Sewer Line Profile

Main

0.0 25.0' 50.0' 75.0' 100.0' 125.0' 150.0' 175.0'

Scale : 1" = 10'

6350'

6340'

6360'

6370'

Sleeve under retaining wall

New Retaining Wall

(N) 4" waste water

For 53 Grand, view looking west

Clean out

Proposed Residential Wastewater Line from 53 Grand

Parking Lot

Lutze Residence
53 Grand Ave.

Retaining Wall / Power Pole
Scale : 1" = 10'

6350'

6340'

6360'

6370'

Retaining Wall

75.0' 100.0' 125.0' 150.0' 175.0'

P
ro
p
. 
L
in
e

BOW

TOW

3'-6"
PL to
footing

(E) 30' pole (N) 45' pole

New OH to UG Service
is dependent on timing for
Service switch at street.
(E) Rear Service is 200a 240v 1ph
(N) Front Service is 290a 208v 3ph

Pole needs to be lowered regardless
due to retaining wall and locating it
on property line.

Owner will place conduit down pole,
under retaining and to building for
both power and telcom.

~ Bottom of (E) Poles

3" Conduit in
5" sleeve

6'-6"

Utility Lines - Color Legend

Light Blue = Easements
Red = Electric Power
Green = Sewer Lines
Orange = Gas Lines
Blue = Water Lines

RSH

12084

Jan 6, 2025

Utility Service
Plan
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Guideline Page Category 
Aoolicable? Compliant? 

Why Not? Alternative Strategy 
Yes No Yes No 

Chapter 10: Guidelines for SITE IMPROVEMENTS for Residential and Commercial Properties 

10.1 10.2 Stone Retaining Walls,
Bridges & Stairs

10.2 10.2 Stone Retaining Walls,
Bridges & Stairs

10.3 10.3 Stone Retaining Walls,
X X Bridges & Stairs

n/a 10.3 Site Drainage
� X 

10.4 10.4 Automobile Access
& Parking

10.5 10.5 Automobile Access

1' ;( & Parking

10.6 10.5 Mechanical Equipment
& Service Areas

n/a 10.6 Fencing
X 

10.7 10.8 Streetscape

n/a 10.9 Vegetation
i f 

10.8 10.10 Lighting

10.9 10.11 Lighting
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Title: MCAC 2503 - 528 Canon Ave - Exterior Alterations 
From: Zach Davison - Planner  
To: Historic Preservation Commission 
Address of Proposal: 528 Canon Ave – 7405209062 
Applicant: Luke Townsend, Applicant

 
April 2, 2025 
 
Proposal:  
Luke Townsend, applicant, requests a Material Change of Appearance Certification to perform 
the following exterior alterations: 

• Replace wood and vinyl windows with Fibrex wood-composite windows, matching 
original size and layout.  

This subject property is considered a contributing resource to the Agate Hill Historic Sub-
District.  
 
Zone District:  
General Residential (GR) 
 
Historic Subdistrict:  
Agate Hill 
 
Background and Existing Conditions:  
The subject property is a one-story structure built in 1905, measuring 1,377 square feet, and 
known historically as the “Linger Longer Lodge.” The building has an L-shaped footprint 
measuring approximately 34’-2” by 24’-4”, featuring a gable-on-hip roof with asphalt 
composition shingles and a Manitou greenstone foundation. Log siding is visible on the north 
and west elevations. Walls display panels of logs arranged concentrically, with vertical log 
wainscoting above and below. The north elevation includes two windows: a 1/1 single-hung 
window with a 2x1 divided lites and a single fixed window. The west elevation has a 1/1 single-
hung window with 2x1 divided lites. 
At the southwest corner, a Porch under the hipped roof has log columns and original log railing 
with diagonal balusters. The main entry door is located in the porch’s northeast corner. A brick 
chimney is at the eastern end of the roof ridge. The southwest corner is a gabled wing clad in 
wood shingles, containing four 1/1 single-hung windows with 2x1 divided lites. Additionally, 
two appendages exist on the east elevation—one at the southern end with shingle siding and 
another at the north end serving as an enclosed porch with log siding and vertical beaded board 
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Public Involvement: 
The application was noticed via postcards to properties within 300 feet of the property 
boundaries, in the newspaper and via a poster posted on site. No comments have been received 
as of the publication of this report.  
 
 
Findings and Review Criteria:  
The following guidelines are applicable to this project: 
  
Chapter 4: Guidelines for Preservation, Alterations and Additions to Contributing Residential 
Structures 
  
Guideline 4.3 Historic windows, window materials, scale and their arrangement and 
location on a building façade shall be preserved, especially any façade visible from the 
street. 
  
The windows are currently a mix of wood and vinyl, with most having storm windows installed 
to increase insulation. These windows will be replaced with 1/1 double-hung windows. The 
current window color is white, with forest green storm windows. The new windows will be 
constructed from Fibrex, a wood-composite material. The exterior color of the new windows will 
be forest green, matching the predominant existing external color, while the interior will remain 
white. The windows are custom-manufactured specifically for this installation, ensuring there 
will be change in window size, scale, or arrangement. Trim will remain unchanged. 
 
 
Staff Recommendation: 
Should the Historic Preservation Commission find it appropriate to grant MCAC 2503, staff does 
not recommend any conditions. 
 
 
Motion Language Options:  
Approve the Material Change of Appearance Certification at 528 Canon Avenue, based upon the 
findings that the request meets the review criteria for granting a Material Change of Appearance 
Certification as set forth in City Code Section 17.04.050.B.5. 
 
Approve the Material Change of Appearance Certification at 528 Canon Avenue, based upon the 
findings that the request meeting the review criteria for granting a Material Change of 
Appearance Certification, as set forth in City Code Section 17.04.050.B.5, with conditions as 
follows… 
 
Deny the Material Change of Appearance Certification at 528 Canon Avenue, based upon the 
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findings that the request does not meet the review criteria for granting a Material Change of 
Appearance Certification, as set forth in City Code Section 17.04.050.B.5. 
 
Postpone the Material Change of Appearance Certification at 528 Canon Avenue, to May 7, 
2025, for further consideration. 
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Property Info 

Name: Sandra Disney and Ann Edinger 

Address: 528 Canon Ave, Manitou Springs, CO 80829 

Phone: (719)351-7903 

Email: manitoid@gmail.com 

 

Contractor Info 

Name: Renewal by Andersen, Luke Townsend 

Address: 1401 West Bayaud Avenue, Unit 7, Denver, Colorado 80223 

Phone: (719)306-1411 

Email: ltownsend@renewalcolorado.com 

 

To Whom it May Concern, 

The property owners have elected to replace their windows to be more energy efficient and 

improve comfort. They have elected to choose Renewal by Andersen due to our Fibrex (wood 

composite) material, low-e glass, and argon insulated windows. The windows will have a Forest 

Green exterior with grids in-between the glass to keep the same aesthetic with immensely 

improved comfort and energy efficiency. The project is a full replacement process including 

manufacturing, installation, and disposal of the old windows. 

 

Thank you for your consideration. 

 

Luke Townsend 

Project Consultant  
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Title: 7 Elk Path - Vicky Bunsen Doucette Memorial Mini-Grant 
From: Zach Davison - Planner  
To: Historic Preservation Commission 
Address of Proposal: 7 Elk Path – 7405402039 
Applicant: Matthew and Holley Murphy, Owners

 
April 2, 2025 
 
Proposal:  
This $10,000 fund is located within the City of Manitou Springs’ general fund and is renewed 
each year. This mini-grant program is a reimbursement grant intended to assist property owners 
with maintaining their historic structures. 
The owners of 7 Elk Path request the Vicky Bunsen Doucette Memorial Mini-Grant to perform 
the following maintenance: 

• Power wash, sand, and paint the exterior of the house. 
• Replace any damage where necessary with like materials (cedar shingles, window trim, 

and wood siding.) 

The estimated cost of this project is $5,500. Applicants are requesting a $2,000 reimbursement 
allowance and are providing $3,500 in matching funds. 
 
Zone District:  
General Residential (GR) 
 
Historic Subdistrict:  
Midland 
 
Background and Existing Conditions:  
Built in 1892, this two-story, 1,942-square-foot house has a generally rectangular footprint with a 
side wing a covered porch wrapping around the front and side facades. The exterior is clad in 
horizontal wood side, with decorative fish-scale shingles in the front-facing gable. A lower-
pitched roof over the porch, separated from the main roof by a slight break in the roof line, is 
supported by turned columns, spindled frieze trim, and corner ornamentation. 
On the main level, the street-facing façade includes a pair of tall 1/1 double-hung windows and 
two similarly tall 1/1 single-hung windows, all evenly spaced. Where the main block meets the 
side wing, there is an independent corner pent roof. The primary façade also has tall triple-hung 
(1/1) windows, with the main entrance located to the right.  
Above, the second story is defined by a steeply pitched roof and front-facing gable, which 
contains 1/1 double-hung windows. An east-facing dormer runs along the roofs ridge, containing 
two 1/1 double-hung windows. On the west side, there are two distinct projections, each capped 
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by its own roof, creating a staggered roof profile. 
 
Public Involvement: 
Public notice is not required for this application. 
 
Findings and Review Criteria:  
There are no specific review criteria for this grant and the program guidelines are not located in 
code and are not adopted by the City Council. Therefore, the Historic Preservation Commission 
has the authority to approve or deny requests of any amount.   
 
Staff Recommendation: 
Should the Historic Preservation Commission find it appropriate to grant this Vicky Doucette 
Memorial Mini-Grant, staff does not recommend any conditions. 
 
Motion Language Options:  
Approve the Mini-Grant Application for 7 Elk Path, based upon the findings that the request 
meets the review criteria for granting a Material Change of Appearance Certification as set forth 
in City Code Section 17.04.050.B.5. 
 
Approve the Mini-Grant Application for 7 Elk Path, based upon the findings that the request 
meeting the review criteria for granting a Material Change of Appearance Certification, as set 
forth in City Code Section 17.04.050.B.5, with conditions as follows… 
 
Deny the Mini-Grant Application for 7 Elk Path, based upon the findings that the request does 
not meet the review criteria for granting a Material Change of Appearance Certification, as set 
forth in City Code Section 17.04.050.B.5. 
 
Postpone the Mini-Grant Application for 7 Elk Path, to May 7, 2025, for further consideration.  
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