
MANITOU SPRINGS  
HISTORIC 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 

August 6, 2025 5:30 PM 
 

A.  CALL TO ORDER 
B.  APPROVAL OF MINUTES 
  1.  June 4, 2025  
  
  2.  July 2, 2025  
  
C.  PUBLIC COMMENT ON NON-AGENDA ITEMS 
D.  NOTICE OF COUNCIL ACTION 
E.  UNFINISHED BUSINESS 
F.  NEW BUSINESS 
G.  OTHER BUSINESS 
  1.  Board and Commission training  
  
  2.  Hiawatha Gardens Scope of HPC Review  
  
  3.  717 Duclo Avenue - administrative demolition (retroactive 2023)  
  
H.  ADJOURNMENT 

 

Commissioners: 
Laura Kindseth, Chair (03/31/2027) 
Matthew Rose, Vice Chair (03/31/2028) 
Erin Handlin (03/31/2029) 
Matthew Murphy (03/31/2028) 
Ann Nichols (03/31/2029) 
Joy Porter(3/31/2029) 
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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CITY OF MANITOU SPRINGS 

HISTORIC PRESERVATION COMMISSION 
Regular Meeting Minutes 

Hybrid Meeting via Zoom and at Memorial Hall 
June 4, 2025

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

COMMISSIONERS PRESENT FOR ROLL CALL: 
 Chair Laura Kindseth 
 Vice Chair Matthew Rose 
 Commissioner Ann Nichols 

COMMISSIONERS ABSENT FOR ROLL CALL: 
 Commissioner Matthew Murphy 
 Commissioner Joy Porter 
 Alternate Commissioner Tammila Wright (arrived at 6:00 PM) 

STAFF PRESENT: 
 Planning Director Frederick Rollenhagen 
 Planner Zachary Davison 
 Planner and Project Manager Erin Ringsred 

GUESTS PRESENT: 
 City Attorney Jeff Parker 

II. APPROVAL OF MINUTES  
No meeting minutes were reviewed or approved. 

III. PUBLIC COMMENT ON NON-AGENDA ITEMS 

There was no public comment. 
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City of Manitou Springs 
Historic Preservation Commission Minutes 
June 4, 2025 
Page 2 of 6 
 
IV. NOTICE OF COUNCIL ACTION 
Planning Director Rollenhagen explained that the City Council approved it on first 
reading of the new stormwater regulations and announced that the second reading will 
be in two weeks.  

V. UNFINISHED BUSINESS 
There was no Unfinished Business. 

VI. NEW BUSINESS 

1. MCAC 2505 – 0 High Street - New Residential 

Planner Davison presented the staff report for Material Change of Appearance 
Certification (MCAC) 2505 at 0 High Street. 

Planner Ringsred clarified that new construction must comply with Historic District 
Design Guidelines, and Chapter 17 of the city code. 

There was a brief discussion about how to evaluate the comments of neighboring 
properties, during which Planner Ringsred explained that HPC must evaluate if the 
aesthetics of the construction match Historic District Design Guidelines. 

There was a brief discussion regarding who is responsible for overseeing tree removal, 
in which Planner Davison noted that trees need to be replaced upon removal, according 
to the city and Commissioner Nichols clarified that the responsibility belongs to the City 
Planning Commission (CPC) or city staff, not HPC. 

Applicant Rolf Jacobson stated that the proposed design was believed to be compatible 
with the Historic District Design Guidelines and its intent. The applicant explained that 
the home is not attempting to match a historic building but rather trying to bring a simple 
aesthetic to an infill situation. 

Vice Chair Rose commented that the proposed home felt like it would contrast with the 
surrounding neighborhood.  

Applicant Jacobson compared the new construction to the nearby apartment homes 
with a flat roof and emphasized the physical separation between adjacent structures. 

There was a brief discussion about the lack of windows facing the street, to which 
Applicant Jacobson clarified that windows could be added and noted that the lot is long 
lengthwise. 

Note for the Record – Alternate Commissioner Wright arrived at 6:00 PM. 

Planner Ringsred presented 3D renderings and explained the direction that the house 
will be facing. 
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City of Manitou Springs 
Historic Preservation Commission Minutes 
June 4, 2025 
Page 3 of 6 
 
Applicant indicated that the lot would be underbuilt as proposed and that no variances 
were requested. The applicant expressed the belief that the structure will improve the 
appearance of High Street.  

Commissioner Nichols commented on the compatibility of the building within the historic 
district. Additionally, Commissioner Nichols stated that the Midland subdistrict is an 
eclectic subdistrict and that HPC does not aim to create faux historic structures.  

Alternate Commissioner Wright stated the purpose of the requirement for window on the 
street facing façade in the Design Guidelines is to help break up the masses.  

Applicant Jacobson noted that windows can be added. 

Vice Chair Rose expressed support for adding a window to the end facing the street and 
for actions that would soften and warm the home to the neighborhood.  

There was a brief discussion about the intended color of the home, to which Applicant 
Jacobson stated that the color is undecided, but that careful consideration will be given. 
The applicant noted an intent to utilize asphalt shingles. 

Chair Kindseth expressed appreciation for the home’s smaller size and that it would not 
impede on trees. Chair Kindseth shared concerns about the street presence, noting the 
lack of windows on the street-facing façade, and that the entry does not face the street, 
as is typical. Additionally, the chair stated that the shotgun style construction is not 
compatible with Midland and raised concerns about the appearance of the parking 
spaces on the front of the lot.  

Applicant Jacobson commented that there will be four to six parking spaces and 
explained that the front door will be centered because of the way the bedrooms and the 
lot are laid out.  

Vice Chair Rose stated that he believes the proposed construction is a good use of the 
lot and reiterated his concern about the home fitting with the neighborhood. 

There was a general discussion about parking, during which Applicant Jacobson stated 
that the addition of a driveway would limit parking on the site and confirmed that a 
minimum of two parking spaces would be necessary based on anticipated building 
occupancy.  

There was a discussion about the deck in the proposed plans, to which Vice Chair Rose 
clarified that the east deck would not be installed and Applicant Jacobson confirmed 
that steps and a path would be used to access the door. This approach avoids the need 
for a variance.  

Chair Kindseth stated the importance of street presence in the neighborhood.  

Applicant Jacobson offered to change the roof type to metal for improved street appeal 
and reiterated a willingness to add windows.  
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City of Manitou Springs 
Historic Preservation Commission Minutes 
June 4, 2025 
Page 4 of 6 
 
Commissioner Nichols reminded the commission to focus on compatibility in the 
neighborhood. Commissioner Nichols agreed with adding a window and expressed no 
concern about the parking situation. 

Chair Kindseth opened the hearing for public comment at 6:28 PM. 

Erin Handlin, 7 Waltham Avenue, inquired about the siding material of the home and the 
garage construction. Support was expressed for additional parking. 

Planner Davison clarified that the siding is wood and plywood and noted that species of 
wood were not specified. Planner Davison stated that most homes along the street do 
not have garages.  

Elizabeth Helland, 7 Pawnee Avenue, expressed concern about the parking situation 
and the impact on the retaining wall at 7 Pawnee Avenue.  

Due to no more public comment, Chair Kindseth closed the public comment portion of 
the hearing at 6:35 PM. 

Planner Ringsred clarified that parking is regulated by Title 18, including where it is 
located and dimensions. Additionally, the Street Department would be required to 
review the curb cut request. HPC would regulate material of the parking areas.   

There was a brief discussion about lighting requirements, specifically with regards to 
light pollution, in which Planner Davison stated that dark sky compliance is reviewed in 
the minor site plan. There was a discussion about requiring windows on the street 
facing façade of the home, during which Planner Davison explained that the window 
size preferred would be similar to the one located on the elevation labeled “front 
elevation” on the far right side of the illustration. Planner Ringsred clarified that the 
window was four divisions across and three divisions vertically with trim and shutters. 

Commissioner Nichols moved to approve MCAC 2505 as presented with conditions of 
adding a window to the south side of the bedroom to match the window on the west side 
of the bedroom with the divided lights, shutters and trim described by Planner Ringsred. 
The motion was seconded by Commissioner Wright. The motion carried (4-0). 

VII. OTHER BUSINESS 

2. Hiawatha Gardens - Project Manager Update 

Project Manager Ringsred shared updates for the Hiawatha Gardens project. The 
purpose of the project is to provide short-term parking and mobility options for the 
downtown shopping district and to reduce traffic congestion. The base level of service 
includes five women’s and five men’s restrooms. The historic trusses and columns 
would be maintained. Bike infrastructure would be provided, as well as a plaza for 
community gathering and EV chargers with an estimated 105 to 135 parking spaces. 
The construction is expected to occur in phases. The project is currently in the 
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schematic design phase and will be brought back to the commission when the design 
has progressed further. 

There was a discussion about whether the dance hall would be partially demolished, in 
which Project Manager Ringsred clarified that the walls and wood flooring will be 
removed Furthermore, Project Manager Ringsred referred to 140-144 Ruxton as an 
analogous situation that required a partial demolition, and confirmed that grants will be 
pursued. 

There was a brief discussion about the open design of the structure, during which 
Project Manager Ringsred explained that the decision was made by the City Council 
due to the buildings location in the flood plain and estimated costs associated with the 
previous enclosed design. 

Project Manager Ringsred stated that structural requirements for the open-air pavilion 
would be confirmed with the structural engineer. 

There was a discussion about reuse of the pavilion flooring. Project Manager Ringsred 
noted that no commitments could be made but requested commissioners send ideas 
individually, preferably within the context of the Hiawatha Gardens project.  

Vice Chair Rose expressed support for utilizing the flooring on property.  

There was a discussion about restroom structure design options. The general 
consensus was that the commission preferred option one. 

Commissioner Nichols supported the use of stucco for the restroom structure material. 

3. Chapter 17 - Code Update Discussion 

Planning Director Rollenhagen explained that the packet materials provided contained 
previous ideas for revision and noted that discussion could occur during the meeting or 
be postponed for discussion during a future meeting. 

There was a discussion about consulting historic preservation specialists during 
ordinance review. Planning Director Rollenhagen explained that budget limitations may 
restrict the use of outside consultants, but that state-level resources could be explored.  

Commissioner Nichols noted that outside input could be helpful. 

Chair Kindseth agreed that outside input would be useful for the ordinance review. 

VIII. ADJOURNMENT 
Chair Kindseth adjourned the meeting at 7:15 PM.
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If you need this document in an alternative format, such as large print, accessible PDF, 
or Braille, please contact the City Clerk’s Office at cityclerk@manitouspringsco.gov or 
(719) 685-2554. 
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CITY OF MANITOU SPRINGS
HISTORIC PRESERVATION COMMISSION

Regular Meeting Minutes
Hybrid Meeting via Zoom and at Memorial Hall

July 2, 2025

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

COMMISSIONERS PRESENT FOR ROLL CALL:
 Chair Laura Kindseth
 Vice Chair Matthew Rose
 Commissioner Erin Handlin
 Commissioner Matthew Murphy
 Commissioner Ann Nichols 

COMMISSIONERS ABSENT FOR ROLL CALL:
 Commissioner Joy Porter (excused)

STAFF PRESENT:
 Senior Planner Chelsea Royston, AICP
 Planner I Zachary Davison

GUESTS PRESENT:
 City Attorney Representative Katherine Vera

II. APPROVAL OF MINUTES 

There were no minutes available for review.

III. PUBLIC COMMENT ON NON-AGENDA ITEMS

There was no public comment.

IV. NOTICE OF COUNCIL ACTION
Commissioner Handlin was appointed by the City Council on July 1, 2025.
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City of Manitou Springs
Historic Preservation Commission Minutes
July 2, 2025
Page 2 of 3

V. UNFINISHED BUSINESS
No Unfinished Business was discussed.

VI. NEW BUSINESS

1. MCAC 2506 – 2 and4 Canon Avenue – Exterior Alterations

Planner Royston presented the staff report for 2 and4 Canon Avenue. She shared 
staff’s recommendation that, should the HPC find it appropriate to approve the Material 
Change of Appearance Certification (MCAC) any changes to the proposed design 
required by other review agencies be subject to administrative review and approval by 
the Planning Department. Subsequent review by the HPC for substantial changes to the 
proposed design may be required.

There was a brief discussion about whether the proposed condition was related to a 
need for more precise drawings, during which Planner Royston clarified that it is 
common for Pikes Peak Regional Building Department to require small technical 
changes, especially on complex designs. 

Applicants Dan Herman, with Avalon Development Company, and Beth Pastuer, Owner 
of 2-4 Canon, were introduced. 

Mr. Herman provided documents with photos of the current and former conditions of the 
property. He indicated that the front siding is currently wood but that the rear proposed 
material will be indistinguishable from the front. He also stated the difference between 
the two rail heights and the safety requirements for each. 

Vice Chair Rose clarified that the elevation doesn’t show pickets in the rail but that the 
pickets would be there. 

There was a brief discussion about preferred material for the railings, in which Mr. 
Herman stated that steel, powder coated or painted, would hold up better against the 
moisture from the river below. 

Commissioner Nichols indicated that the proposed design was appropriate because  the 
change would not be on the primary façade. 

There was a brief discussion about whether the decorative trim on the front of the 
building would be carried to the new rear façade, to which Mr. Herman shared that the 
trim could be installed, but the detail would not be included. 

Chair Kindseth opened the hearing for Public Comment at 6:06 PM. Due to no public 
comment Chair Kindseth subsequently closed the public comment portion of the 
hearing.

Vice Chair Rose moved to approve MCAC 2506 with staff’s condition. The motion was 
seconded by Commissioner Nichols. The motion carried (5-0).
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City of Manitou Springs
Historic Preservation Commission Minutes
July 2, 2025
Page 3 of 3

2. MGA 2503 131 Washington Avenue - Vicky Bunsen Doucette Memorial Mini-
Grant

Planner Davison presented the staff report for MGA 2503 for 131 Washington Avenue.

Note for the Record - The applicants were not present.

Planner Davison confirmed that only the roofing would be replaced and that like for like 
materials would be used. 

Commissioner Nichols moved to approve MGA 2503 as submitted. The motion was 
seconded by Commissioner Handlin. The motion carried (5-0).

3. MGA 2504 128 Spencer Avenue - Vicky Bunsen Doucette Memorial Mini-
Grant

Planner Davison presented the staff report for MGA 2504 for 128 Spencer Avenue.

Commissioner Murphy moved to approve MGA 2504 as submitted. The motion was 
seconded by Vice Chair Rose. The motion carried (5-0).

VII. OTHER BUSINESS
No Other Business was discussed.

VIII. ADJOURNMENT
With no further business to discuss, Chair Kindseth adjourned the meeting at 6:38 PM.

If you need this document in an alternative format, such as large print, accessible PDF, 
or Braille, please contact the City Clerk’s Office at cityclerk@manitouspringsco.gov or 
(719) 685-2554.
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Colorado Sunshine Law 
Informs the methods by which public meetings are conducted. 

C.R.S. §§ 24-6-101 — 24-6-502 
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Open Meetings Law
C.R.S. §§ 24-6-401 — 24-6-402

All meetings of 3 or more members 

of any local public body where any 

public business is discussed must 

be open to the public.
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A Local Public Body

Board

Committee

Commission

Policy-making or rule-making 
advisory

Formally Constituted Body of a 
Political Subdivision

Any  Public or Private Entity 
That Has Been Delegated Any 
“Governmental Decision-
making Function”.
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What is a 
Meeting?
Defined broadly by the statute as 
“any kind of gathering, convened 
to discuss public business, in 
person, by telephone, 
electronically or by other means 
of communication.”
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Four Types of Meetings

o Open Meetings

o Meetings Requiring Notice

o Meetings Requiring Minutes

o Executive Sessions
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Open Meetings

Meetings with                    members of any local public body, or a 

quorum, whichever is less, at which                                      is discussed 

or at which any formal action is to be taken.

3 or more 

any public business
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Meetings Requiring Notice

A minimum of                                         , 

with specific agenda information where 

possible, is required for meetings…

•  In which the adoption of any 

proposed policy, position, 

resolution, rule, regulation, or 

formal action occurs

• OR at which majority or 

quorum of the body is in 

attendance or expected to be 

in attendance. 

24 hours public notice
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Meetings 
Requiring 
Minutes

Minutes are required at meetings in 

which the adoption of any proposed 

policy, position, resolution, rule , 

regulation, or formal action occurs or 

could occur shall be taken. 
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Executive Sessions

• An executive session is a closed portion of a regular or special meeting 
held to discuss a limited number matters.

• No adoption of proposed policy, position, resolution, rule, regulation or 
formal action can occur at a session not open to the public.

• Prior to the session the specific provision authorizing the executive session 
as well as the topic to be discussed, in as much detail possible, must be 
announced to the public. 
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Topics for Executive Session
Property Transactions

Attorney Conferences

Negotiations

Personnel Matters

Confidential Matters Under State Or Federal Law
(Governing body must announce specific statute that requires confidentiality.)

Documents Protected Under C.O.R.A.
(For example, work product, personnel files, medical files, and more.) 
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Best Practices

• Save questions, comments & discussions about public business for official 
meetings. Even discussions between two board members that do not 
equate to a quorum can be seen as not being transparent. 

• When communicating about public business to city staff, applicants, City 
Council, Board Members or anyone else, consider that the public may hear 
or see what has been said, when and to whom.
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A Note About C.O.R.A
C.R.S. §§ 24-72-201 — 24-72-206

Emails concerning public duties or funds 
are, for the most part, public records under 
The Colorado Open Records Act.  
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Emailing Best Practices

BCC – blind carbon copy allows a member to send 
information out to multiple members, so that recipients 
cannot see who received the email, limiting the possibility 
for discussion between three or more members. 

Include labels in your email like “One-way Email” and/or 
“Do Not Reply” when sending out information, to prevent 
discussion that could trigger the Open Meetings Law.
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Emails not included in 
the Open Meetings Law

Email communications among elected officials or appointed members “that does not 
relate to the merits or substance of pending legislations or other public business” shall 
not be considered a meeting.

• Emails about scheduling and availability
• Emails for the purpose of forwarding 

information
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LET THE SUNSHINE IN! 
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OPEN RECORDS LAW 
& PROCESSES 

COLORADO OPEN RECORDS ACT 

C.O.R.A. 

C.R.S. §24-72-201 ET. SEQ.  
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C.O.R.A.
All public records shall be open 
for inspection by any person at 
reasonable times.
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Under the Colorado Open Records Act (CORA), all messages sent to or from this e-mail 
account may be subject to public disclosure. This email and any files transmitted with it are 
confidential and intended solely for the use of the individual or entity to which they are 
addressed. If you are not the named addressee you should not disseminate, distribute or 
copy this email. Please notify the sender immediately if you have received this email by 
mistake and delete this email from your system. If you are not the intended recipient you 
are notified that disclosing, copying, distributing or taking any action in reliance on the 
contents of this information is strictly prohibited. City of Manitou Springs, 606 Manitou 
Avenue, Manitou Springs, CO 80829 
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P u b l i c  Re c o rd s

All writings made, maintained, or kept by the state, 
any agency, institution, a nonprofit corporation 
incorporated pursuant to section 23-5-121 (2), 
C.R.S., or political subdivision of the state, or that 
are described in section 29-1-902, C.R.S., and held 
by any local-government-financed entity for use in 
the exercise of functions required or authorized by 
law or administrative rule or involving the receipt or 
expenditure of public funds.

Includes the correspondence of elected officials and 

appointed members…
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Correspondence Not Included 
in Public Records:

Work product

Correspondence without demonstratable connection to the exercise of functions required or 
authorized by law or administrative rule, or that does not involve public funds.

Communication from a constituent that is clearly of a personal nature and that the constituent 
expects is confidential, or that is communicated for the purpose of requesting assistance or 
information relating to a private manner not publicly known.
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Public Records does not include:
 Criminal justice records

 Personnel Files

 Medical, Psychological, Sociological, and Scholastic Achievement 
Data

 Materials received, made or kept by a crime victim compensation 
board or attorney that are confidential

 Certain information security documents

 Unsubstantiated complaints of harassment or discrimination

R E D A C T E D  I N F O R M A T I O N :

 Personal identifiable information

 Correspondence not related to public business or public funds.
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Who is the custodian? City Clerk
(& Deputy City Clerk on 
behalf of the City Clerk)

The official custodian of any public records may make such rules with 
reference to the inspection of such records as are reasonably necessary for 
the protection of such records and the prevention of unnecessary 
interference with the regular discharge of the duties of the custodian or 
the custodian’s office. 

C.R.S. §24-72-203 (1)(a)
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C I T Y  O F  M A N I T O U  S P R I N G S
P U B L I C  R E C O R D S  P O L I C Y

Purpose: 

To assure prompt and equitable service to citizens requesting access to public records, in accordance with 
the requirements of C.R.S 24-72-201 et. seq.

Policy:

To make all records available for public inspection unless such records are protected from disclosure by state 
or federal law, by court order, or unless disclosure of such records would be contrary to the public interest.
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Making a 
records 
request

Must be submitted in writing on 
the form provided by the city, 
(via the city website, email, US 
mail, or hand delivery)..

Must be made with sufficient 
specificity.
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Re c o rd s  Re q u e s t  Re s p o n s e
The City Clerk’s Office will respond within 3 business days. If more time is required, 
the requester will be notified with an estimated time frame, not more than 7 
additional working days.

If it is not feasible to provide copies and/or the copies are not requested, then the 
city may reach out to set up a time for the requester to come in and inspect the 
requested records.

Effective July, 2024 the hourly Research & Retrieval Fee is $41.37. The first hour is 
free. If a deposit is required, the request is not considered received until the deposit 
is paid.

If the city attempts to contact the requester for clarification, and/or to provide a 
cost estimate, and there is no response from the requester within 10 business days 
then the request will be closed.

If the request is denied, reasons for denial would be provided to the requester in 
writing. 
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B o a r d s  &  C o m m i s s i o n s  
a n d  C . O . R . A .

Your email and text message correspondence relating to 
public functions of your appointed position or involving public 
funds can be requested under the Colorado Open Records 
Act.

Transparency and openness of public business for the benefit 
of the community is important to keep in mind in your 
communications. 

Also see the Colorado Sunshine Law. C.R.S. §24-6-101 et. seq.
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Questions  
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Title: 717 Duclo Avenue - administrative demolition (retroactive 2023) 
From: Chelsea Royston  
To: Historic Preservation Commission 
Address of Proposal:  
Applicant: Sharon Erale-Palmer and Andrew Palmer

 
August 6, 2025 
 
Proposal:  
Please see the attachments detailing the administrative approval of demolition of an accessory 
structure. This approval is retroactive to 2023. No additional demolition is proposed. 
 
Zone District:  
 
 
Historic Subdistrict:  
 
 
Background and Existing Conditions:  
 
 
Public Involvement: 
 
 
Findings and Review Criteria:  
 
 
Staff Recommendation: 
 
 
Motion Language Options:  
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606 Manitou Avenue www.manitouspringsgov.com  PHONE: 719-685-5481 

Manitou Springs, CO 80829  FAX: 719-685-5233 

July 17, 2025 

 

Sharon Erale-Palmer 

717- 719 Duclo Avenue 

Manitou Springs, CO 80829 

 

RE:  DEMA 2502 – Administrative Demolition  

 

Dear Sharon,  

 

On July 17, 2025, the Manitou Springs Planning Director approved the partial demolition in 

accordance with Section 17.04.080.H of the Manitou Springs Municipal Code.  

 

The subject accessory structure was demolished in May 2023 after receiving a demolition permit 

from Pikes Peak Regional Building Department (Permit # O60520). This application was not 

routed to the City of Manitou Springs Planning Department, though demolitions are typically 

routed for Planning review prior to approval. The owners were under the impression that the 

building was demolished legally, however, Manitou Springs City Code would typically have 

required applications and reviews prior to approval of permit and issued a ten-year building 

permit moratorium for properties that demolished buildings in the historic district without City 

approvals. The City recognizes that the ten-year ban is a significant penalty and, given the 

contradicting information from multiple permitting agencies, has retroactively reviewed the case 

to determine whether a demolition permit would have been granted had one been properly 

applied for. The structure was determined to have been noncontributing to the historic district, 

and therefore shall have been approved for a demolition administratively per Section 

17.04.080.C.4. The following documentation supports this approval: 

 

An April 24, 2025 letter from Robert J. Maxiner, a Colorado Licensed Architect indicates that 

the accessory structure (also known as the “cottage”) was not structurally sound and posed a 

threat to safety.  

 

An August 23, 2024 evaluation by the Manitou Springs Planning Department determined that 

the accessory structure addressed as 717 Duclo Avenue was a noncontributing structure prior to 

being demolished in 2023. The property determination was made using the evaluation criteria 

outlined in section 17.04.041.2.  

 

Construction of a new accessory structure will require additional permitting from Pikes Peak 

Regional Building Department and the City of Manitou Springs, and a Material Change of 

Appearance Certification, reviewed by the Historic Preservation Commission. 
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606 Manitou Avenue www.manitouspringsgov.com  PHONE: 719-685-5481 

Manitou Springs, CO 80829  FAX: 719-685-5233 

 

Submittal of this approval letter is required for all subsequent applications, including the 

application for a building permit, property improvement permit, or business license associated 

with the approval of this application.  
 

Sincerely, 

 

Fred Rollenhagen, AICP 

Planning Director 

City of Manitou Springs 

 

CC:  

 Property Owner, File 
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Robert J. Maixner, Architect                  April 24, 2025 
 
RE: Inspection report 

717 Duclo Avenue 
Manitou Springs, CO 80829 

 
Dear Sir, 
 
The cottage at the above address was evaluated based on pictures and my representative, 
Coy Brandenburg, site inspection. The following was observed. 

1. No foundation under a portion of the structure. 
2. Ceiling heights were too low to meet code in kitchen, bedrooms, and bathroom. 
3. Structurally unable to handle a code compliant roof repair. 
4. No legal egress window in the bedroom. 
5. The sleeping space contained the water heater and furnace in opposition to life 

safety requirements 
6. The roof structure collapsed and presented a life/safety issue. 

 
In my professional opinion, this structure is unable to be repaired to bring it up to current 
day codes. The structure should be demolished after asbestos testing and abatement. 
 
 
Sincerely, 
Robert J. Maixner 
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606 Manitou Avenue www.manitouspringsgov.com  PHONE: 719-685-5481 

Manitou Springs, CO 80829  FAX: 719-685-5233 

August 23, 2024 

 

Sharon Erale-Palmer 

719 Duclo Avenue 

Manitou Springs, CO 80829 

 

RE:  Designation of Resources – triggered by demolition of accessory structure at 719 Duclo 

Avenue 

 

Dear Ms. Erale-Palmer, 

 

On August 23, 2024 the Manitou Springs Planning Department determined that the accessory 

structure addressed as 717 Duclo Avenue was a noncontributing structure prior to being 

demolished in 2023. The property determination was made using the evaluation criteria outlined 

in section 17.04.041.2  outlined below (a through e): 

 

a. Whether the resource embodies significant historic physical features; 

• The structure embodied modest historic physical features such as exposed rafter 

tails, wooden window frames, and gabled roof. However, there were documented 

alterations to the structure which have obscured the architectural integrity of the 

structure, these alterations were permitted by the Historic Preservation Commission 

in 1987 and earlier.  

b. Whether the resource adds to the historical associations, historic architectural 

qualities or archaeological values identified for the city's historic preservation 

district; 

• The structure is an accessory structure associated with “The Bonnie Castle (717-719 

Duclo Avenue)” in the Historic District Design Guidelines as a notable structure in 

the Midland Subdistrict. While the Bonnie Castle embodies several characteristics 

of the Midland Subdistrict, the accessory structure was a plain cottage with no 

unique detailing, cut stone walls, or any architectural similarities with The Bonnie 

Castle. 

c. Whether the resource was present during the period of significance of the historic 

district, subdistrict, or the property itself; 

• The date of construction for the accessory structure is unknown. The 1900 Sanborn 

Fire Insurance Map indicates that an accessory structure existed on the site during 

the period of significance for the Midland Historic Subdistrict, however, the 1993 

Improvement Location Certificate shows a significant difference in the location and 

footprint of the accessory structure. The Historic Inventory Form from the Historic 
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Manitou Springs, CO 80829  FAX: 719-685-5233 

District nomination in 1983 indicates the Bonnie Castle as historic, but not the 

associated accessory structure. Other properties have the accessory structures 

identified as historic, which indicates that 717 Duclo Avenue was intentionally left 

off the nomination form. These disparities limit the confidence staff has that the 

structure demolished in 2023 was the original historic accessory structure.  

d. Whether the resource relates to the documented significance of the property upon 

which it is located; and 

• No, the accessory structure is not mentioned in conjunction with the history of the 

property in the Historic District Design Guidelines.  

e. Whether the resource possesses integrity or can yield important information about 

the period 

• Many of the original finishes and materials were altered over the years. Additions 

and modifications were permitted overtime which also obscures the architectural 

integrity.  

Any person may appeal this decision by filing a written notice of appeal with the city clerk no 

later than ten calendar days after the action from which appeal is taken. Appeal procedures and 

requirements may be found in Section 17.04.103  of the Manitou Springs Municipal Code. 

 
 

Sincerely, 

 

Chelsea Royston, AICP 

Senior Planner 

 

CC:  

Property Owner 

File 

 

Attachments:  

 Staff report and photos from 1987 modifications 

 1900 Sanborn Fire Insurance Map 

 1993 Improvement Location Certificate 

 1983 Historic Inventory Report 
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RECORD OF PROCEEDINGS 

Commissioner Norfleet pointed out that the guideline on 
page 58 of the Design Guidelines Handbook (#20 Windows: 
Maintain the vertical emphasis of windows) conformed to 
what the applicant proposed. She also asked if the paint 
and trim would match the existing, and the applicant 
replied in the affirmative. 

Rob O'Conner, Associate Planner, stated Mr. Taylor had 
agreed to conform with the Guidelines and would seek to 
be as consistent as possible. 

There was no public comment. 

{ 

MOTION: 

Commissioner Bond moved to approve Project c 
details provided for the dormer and stressed 
with the siding materials, same with shingle 
shingles, roof, window trim (color, size and 
match), conforming to the Design Guidelines, 
referring to page 20. 

SECOND: 

Commissioner Norfleet seconded the motion. 

DISCUSSION: 

There was no further discussion. 

VOTE  

The ttion passed , 4-0.'m 

NOTE: Applicant agreed to stipulations stated. 

with the 
consistency 
style, side 
scale to 
specifically 

ITEM 2. Project 5, retaining wall. Mr. O'Connor pointed out 
that the wall is not visible from the right-of-way, and 
need not be reviewed by the Commission under the 
requirements of the Ordinance. 

MOTION: 

Chairperson Miller moved to remove the item, finding no 
need to review under the Design Guidelines. 

SECOND: 

Commissioner Norfleet seconded. 
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March 10, 1987 

ADDRESS OF PROPOSAL: 719 and 717 Duclo 

REQUEST FOR: Certificate of Appropriateness 

HPC MEETING DATE: March 12, 1987 

APPLICANT'S NAME: Allen S. Taylor 

ZONE: General Residential 

STAFF REPORT: Mr. Taylor is proposing a number of changes in 
the external appearance of the main 3-story house at 719 Duclo 
and the wood-frame cottage at the rear (717 Duclo). The 
property is located in both the national and local historic 
districts, and the main house is a contributing structure. 

Mr. Taylor listed the proposed changes as Projects I through 
IV. Project I refers to the enclosure of the screened porches 
on the cottage. Project II is the enclosure of the back-porch 
of the main house. Project III is the construction of a 
basement entrance on the west side of the main house, and 
Project IV is the addition of a small dormer and skylight to the 
rear-facing roof of the main house. 

Mr. Taylor has already stripped the fake-brick, asphalt siding 
from the cottage exterior and exposed the original lap siding 
underneath. He has indicated to staff that he plans to enclose 
the existing screened porches with a horizontal siding to match 
the original lap siding (Project I). 

Enclosure of the rear porch of the main house entails the 
installation of two doors, two windows and some additional 
horizontal siding in the upper portion of an already partially 
enclosed area (Project II). The windows will be wood-frame and 
the additional siding will match the existing. 

Project III, the basement entrance, will be below grade. 

Project IV, the dormer addition on the rear-facing roof, will 
reproduce as closely as possible the existing dormer at the 
front of the house, with a similar angle to the roof-line. A 
small skylight beside the dormer is also proposed. 

04 

i 

Page 47 of 91



J 

The Commission members may wish to review the following items in 
the Design Guidelines in reviewing this proposal: 

6. Porch Materials 
9. Secondary Structures 
17. Building Materials and Trim 
23. Clapboard Siding 
54. Clapboard maintenance 

STAFF RECOMMEIVDATION: Staff_ recommends granting of a 
Certificate of Appropriateness for the proposed changes 
(referred to as Projects I thru IV by the Applicant) on 
condition that the Design Guidelines numbered in the above staff 
report are followed by the Applicant in carrying out his 
projects. 
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RECORD OF PROCEEDINGS 

V. OTHER BUSINESS 

(a)Discussion: Draft Application and Approval Form to be used for 
Certificate of Appropriateness. 

(b)Discussion: Proposed Revision of Calendar for HPC Meeting and Submittal 
Dates. 

VI. NEW BUSINESS 

717 and 719 Duclo Avenue-Certificate of Appropriateness for Porch Enclosures* 
Dormer, and Basement Entrance Allan Taylor, Applicant. This item was dealt 
with by the Commission in order to permit Mr. Taylor to begin work on the 
project. Mr. Taylor presented a synopsis for approval. Chairperson Miller 
requested the items be listed and voted on as three separate projects. 

Project 1 consisted of the enclosure of the front and back porches of the 
cottage. Mr. O'Connor discussed the need for the clapboard siding to match 
the original, if possible. Referring the applicant to Nos. 2E and 54 in the 
Design Guidelines. One window on the back porch to be installed for light, 
painting to match the big house. Commissioner Neely suggested a door with 
glass for the cottage. The applicant agreed. 

Project 2, the enclosure of the back porch of the main house. Mr. Taylor 
addressed the matter of windows on the East and South. Mr. Taylor will 
install one stationary window and one movable window, both wooden. Mr. 
O'Connor again stressed the need for consistency with existing materials, 
particularly the clapboard siding. 

Project 3 to cover the outside entrance to the basement. Mr. Taylor addressed 
at length the project and his approach, describing in detail the door covering 
the entrance and use of rock on the rim instead 
of cement block. The wooden top to be painted to match the house. Mr. Taylor 
further indicated a short fence would be installed. 

The remaining projects 4 (dormer addition. and 5 (retaining wall) to be presented at 
a special meeting of the Historic Preservation Committee on the 19th of March. 

Chairperson Miller asked if the applicant or Staff had further questions. 
Commissioner Neely questioned the steps, Mr. Taylor answered appropriately. 

page 2 
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RECORD OF PROCEEDINGS 

MOTION: Commissioner Bond motioned to approve Project 1 as presented with the 
screen porches front and back, with the stipulation that the front door 
to be the original styled door with glass, siding to match the existing 
siding. 

SECOPU: Commission Neely seconded. 

VOTE: Unanimms, 4-O.f 

DISCUSSION:None. 

MOTION: Commissioner Bond motion to approve Project No. 2 as presented with upper 
windows on the doors and with clapboard siding to match original. 

SECOND: Commissioner Neely seconded. 

MM: Unanimous, 4-O. o 

DISCUSSION:None. 

MOTION: Chairperson Miller moved to approve plans as presented for Project 3, 
outside entrance to the basercent, stating the rim around the opening be 
faced with rock or entirely rock, as need be. The cover for the entrance 
to be wood and painted to match the house. 

SECOND: Commissioner Eflin seconded. 

'v=: Unanimous, 4-0.  # 

DISCUSSION:None. 

NOTE: The applicant agreed to all the stipulations on the motions. 

The Commission discussed packets for the meeting. Commissioners Neely, Bond, and 
Eflin wished to have their packets mailed. Commissioner Miller will pick her packet 
up at Police Dispatch. The other Commissioners will be polled to determine their 
needs. 

The Commission discussed the need to have an additional meeting on the 19th at 7:30 
p.m. in Council Chambers at 606 Manitou Avenue to handle the remaining business. 
The members present were in agreement on the need for the special meeting, and it 
was so scheduled. 
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RECORD OF PROCEEDINGS 

Commissioner Norfleet pointed out that the guideline on 
page 58 of the Design Guidelines Handbook (#20 Windows: 
Maintain the vertical emphasis of windows) conformed to 
what the applicant proposed. She also asked if the paint 
and trim, would match the existing, and the applicant 
replied in the affirmative. 

Rob O'Conner, Associate Planner, stated Mr. Taylor had 
agreed to conform with the Guidelines and would seek to 
be as consistent as possible. 

There was no public comment. 

MOTION: 

Commissioner Bond moved to approve Project 4 
details provided for the dormer and stressed 
with the siding materials, same with shingle 
shingles, roof, window trim (color, size and 
match), conforming to the Design Guidelines, 
referring to page 20. 

SECOND: 

Commissioner Norfleet seconded the motion. 

DISCUSSION: 

There was no further discussion. 

VOTE: 

The motion passed, a-0. 

NOTE: Applicant agreed to stipulations stated. 

with the 
consistency 
style, side 
scale to 
specifically 

ITEM 2.-Project 5, retaining wall. Mr. O'Connor pointed out$ 
that the wall is not visible from the right-of-way, and 
need not be reviewed by the Commission under the 
requirements of the Ordinance. 

MOTION: 

Chairperson Miller moved to remove the item, finding no 
need to review under the Design Guidelines. 

SECOND: 

Commissioner Norfleet seconded. 
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RECORD OF PROCEEDINGS 

DISCUSSION: 

None. 

3e 

Na ion passed, 4-0. 

III. APPROVAL OF MINUTES 

ITEM 3.MOTION: Chairperson Miller motioned for approval of 
the minutes of January 29, 1987 with the following 
changes: In the motion for approval of the minutes of 
December, 1986, change to show 3 in favor, 2 abstained; 
in the motion to approve 8 listed items for Certificate 
of Appropriateness for 1143 Manitou Avenue, change to 
show 7-0 in favor. 

SECOND: 

Commissioner Norfleet seconded. 

DISCUSSION: 

None. 

VOTE: 

Vote 3-0, 1 abstention, Commissioner Bleckert abstained. 

MOTION: 

Chairperson Miller motioned to accept the minutes of 
March 12th, 1987 as submitted. 

SECOND: 

Commissioner Bond seconded. 

DISCUSSION: 

None. 

VOTE: 

The vote was 2-0 with 2 abstentions. Commissioners 
Bleckert and Norfleet abstained. 

1 0 
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Suggestion was made for the porch railing that the 2" x 2" 
redwood railing be replaced with a 2" x 4" capping_,, to be 
as consistent as possible with the existing porch top 
railings in the front of the house. Also specified was 
the use of 2" x 2" spindles, and natural timber support 
posts instead of metal. 

MOTION: 

Chairperson Miller motioned approval of a Certificate 
of Appropriateness for 126 Washington Avenue deck addition 
for Mrs. Applegate with the following conditions; 1) 
natural timber posts, 6" x 6" or greater be used in lieu 
of metal posts, 2) a bleaching stain be used to soften the 
contrast of the redwood decking with the existing house, 
3) the railings on the deck consist of a 2." x 4" top and 
bottom rail with 2" x2" spindles, also bleached and with 
4" x 4" posts at the corners of the deck railings, 4) that 
the contractor provide elevation drawings and a drawing of 
the details of the deck railings for the cottage before 
issurance of a building permit. 

SECOND: 

Commissioner Eflin seconded the motion. 

DISCUSSION: 

None. 

VOTE: 

Motion passed 5-1, with Commissioner Voit against. 
Commissioner Voit felt the location of the deck should be 
changed or lowered because of visual iropact. 

V. NEW BUSINESS 

ITEM 3. None. 

IV. OTHER BUSINESS 

ITEM 4. Mr. O'Connor briefly discussed a handout covering the 
revised submittal dates and meeting dates of the HPC. 
The dates have been altered to fall on the off week of the 
Planning Commission. 
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