
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 

September 3, 2025 5:30 PM 
 

A.  CALL TO ORDER 
B.  APPROVAL OF MINUTES 
  1.  HPC Minutes - 05/7/2025  
  
  2.  HPC Minutes - 08/6/2025  
  
C.  PUBLIC COMMENT ON NON-AGENDA ITEMS 
D.  NOTICE OF COUNCIL ACTION 
E.  UNFINISHED BUSINESS 
F.  NEW BUSINESS 
  1.  MCAC 2507 - 720 Manitou Avenue (Exterior alterations, siding and stairs)  
  
  2.  MCAC 2508 - 310 Michigan Ave (Exterior Alterations, Deck Rebuild)  
  
  3.  MCAC 2509 - 606 Manitou Avenue (Exterior Alterations, City Hall Windows)  
  
  4.  MCAC 2510 - 106 Deer Path Avenue (Exterior Alterations, Windows)  
  
  5.  MCAC 2511 - 190 Chelten Road (Exterior Alterations, Windows, reface 

foundation)  
  
G.  OTHER BUSINESS 
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) 

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 
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 1 regular and 2 alternate positions available 

 

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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CITY OF MANITOU SPRINGS 
HISTORIC PRESERVATION COMMISSION 

Regular Meeting Minutes 
Hybrid Meeting via Zoom and at Memorial Hall 

May 7, 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 
Commissioner Matthew Murphy 
Commissioner Ann Nichols   

COMMISSIONERS ABSENT FOR ROLL CALL: 
Vice Chair Matthew Rose 
Commissioner Joy Porter 
Alternate Commissioner Tammila Wright 

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

II. APPROVAL OF MINUTES 

1. April 2, 2025 Regular Meeting Minutes 

Commissioner Nichols moved to approve the minutes as presented. Commissioner 
Murphy seconded the motion. The motion was carried (3-0). 

III. PUBLIC COMMENT ON NON-AGENDA ITEMS 

There was no public comment. 

IV. NOTICE OF COUNCIL ACTION 
Planner Ringsred announced the approval of the Hiawatha Garden contracts. 
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City of Manitou Springs 
Historic Preservation Commission Minutes 
May 7, 2025 
Page 2 of 4 

V. UNFINISHED BUSINESS 

2. MCAC 2503 – 528 Canyon Avenue – Exterior Alterations 

Planner Davison noted that during the last meeting it was recommended that the 
applicants return with more information on the condition of their existing windows. The 
purpose of the Material Change of Appearance Certification (MCAC) is to replace the 
wood and vinyl windows with Fibrex wood composite windows, matching the original 
design and layout. Existing conditions were shown, including storm windows on the 
exterior of the house, and original windows underneath. Planner Davison presented the 
proposed windows which were green on the outside and white on the inside matching 
the original color scheme. 

There was a brief discussion about whether the existing storm windows would be 
staying on the house, to which Planner Ringsred stated that her understanding was that 
the new windows would eliminate need for the storm windows. 

Sandy Disney and Ann Edinger residents of 528 Canon Avenue. 

Chair Kindseth asked if there was any change on the condition of the windows since the 
last meeting 

Sandy Disney, owner of 528 Canon Avenue, explained that the windows are thin and 
that the storm windows are not as efficient as the newer windows. The owner added 
that the price was increased because of the required grid design, and that was a factor 
in deciding whether to replace the windows or not. It was stated that efficiency was their 
goal. 

Chair Kindseth recommended that they seek a window restoration specialist to cover 
the condition of the windows and stated that the old growth wood would be just as 
energy efficient as the fiberglass. 

There was a brief discussion about window restoration specialists, during which Planner 
Ringsred advised that staff do not make company recommendations. 

Chair Kindseth suggested that a list of every known window restoration specialist could 
be provided. 

Planner Ringsred recommended that because of the lack of information provided, the 
application should be denied, and a new application could be provided at another time. 
Planner Ringsred confirmed that a list of window restoration specialists can be 
prepared. 

Chair Kindseth moved to deny MCAC 2503 at 528 Canon Avenue, based upon the 
findings that the request does not meet the review criteria for granting a MCAC, as set 
forth in City Code Section 17.04.050(B)(5). The motion was seconded by Commissioner 
Murphy. The motion was carried (3-0). 
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City of Manitou Springs 
Historic Preservation Commission Minutes 
May 7, 2025 
Page 3 of 4 

VI. NEW BUSINESS 

3. MCAC 2504 - 606 Manitou Avenue – Exterior and Interior Alterations 

Planner Davison presented MCAC 2504 and explained that the request is for an 
installation of a concrete pad, perimeter fencing, air ducts, removal of gas heaters, 
installation of ceiling cassette units, installation of energy recovery ventilation, VRF 
system installation, roof penetrations and installation of CO2 sensors. It was noted that 
the address is in the commercial core subdistrict and is zoned public facilities. The 
existing conditions were reviewed, including Heating, Ventilation, and Air Conditioning 
(HVAC) locations, electrical panels, along with a site mockup for the new HVAC units. 

There was a brief discussion about whether the HVAC would be completely enclosed, in 
which Planner Davison confirmed that it would not be visible. 

Kate Sipla, Program Manager with Schneider Electric, the contractor representing the 
applicant, the City of Manitou Springs, explained that this project was part of a larger 
project with the city. It was added that the energy efficiency project has City Council 
support. Program Manager Sipla stated that adding heating and cooling to 606 Manitou 
Avenue would add to the resilience of the building.   

Rob Livingston, Construction Services Manager with Schneider Electric, confirmed that 
the new HVAC system will not be more visible than the current system. 

There was further discussion about the visibility of the new HVAC system, during which 
Project Manager Sipla confirmed that the HVAC units would be located next to a ramp 
on the property and Construction Services Manager Livingston confirmed that the units 
would be surrounded by railing but would not be covered. 

Chair Kindseth moved to approve MCAC 2503 at 606 Manitou Avenue, based upon the 
findings that the request meets the review criteria for granting a MCAC as set forth in 
City Code Section 17.04.050(B)(5). The motion was seconded by Commissioner 
Murphy. The motion was carried (3-0). 

VII. OTHER BUSINESS 
Planner Ringsred shared that HPC award invitations were sent out and that they are in 
the process of inviting additional city representatives and other groups that are part of 
city applications. Planner Ringsred clarified that 10 invitations were sent out and 
provided the option to bring guests. She added that the City Council, the Police 
Department, and the Mineral Springs Foundation are being invited. Planner Ringsred 
confirmed that the deadline to confirm attendance by May 25, 2025. 

Chair Kindseth stated that she was pleased with the Architectural Treasures Hunt 
contest entry form. 

Director Rollenhagen shared that the City Council approved Plan Manitou 2.0. 
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City of Manitou Springs 
Historic Preservation Commission Minutes 
May 7, 2025 
Page 4 of 4 

VIII. ADJOURNMENT 
Chair Kindseth moved to adjourn the meeting. The motion was seconded by 
Commissioner Porter. The motion was carried (3-0).   
The meeting adjourned at 6:02 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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CITY OF MANITOU SPRINGS 
HISTORIC PRESERVATION COMMISSION 

Regular Meeting Minutes 
Hybrid Meeting via Zoom and at Memorial Hall 

August 6, 2025 

A. 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 Matthew Murphy 
Commissioner Ann Nichols   
Commissioner Joy Porter 
Commissioner Erin Handlin 

COMMISSIONERS ABSENT FOR ROLL CALL: 
Alternate Commissioner Tammila Wright 

STAFF PRESENT: 
Senior Planner Chelsea Royston 
Deputy City Clerk Kristen Dukoi 
Project Manager Erin Ringsred 

B. APPROVAL OF MINUTES   

1. June 4, 2025 

2. July 2, 2025 

Commissioner Nichols moved to approve the minutes as presented. Commissioner 
Nichols seconded the motion. The motion was carried (5-0). 

C. PUBLIC COMMENT ON NON-AGENDA ITEMS 

There was no public comment. 
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City of Manitou Springs 
Historic Preservation Commission Minutes 
August 6, 2025 
Page 2 of 4 

D. NOTICE OF COUNCIL ACTION 
There was no notice of council action. 

E. UNFINISHED BUSINESS 
There was no unfinished business. 

F. NEW BUSINESS 
There was no new business. 

G. OTHER BUSINESS 

1. Board and Commission Training 

Clerk Dukoi presented a training on Colorado Sunshine Law, more specifically Open 
Meetings Law under C.R.S. 24.6.401 to 24.6.402. She explained that three or more 
members of any local public body where any public business is discussed must be open 
to the public. The various types of meetings were defined, including when public notice 
and minutes are required. She clarified that executive sessions are held during regular 
or special meetings. Best practices for meetings and emails were recommended, along 
with a review of what circumstances trigger Open Meetings Law. 

A short quiz was given to the commission on Open Meetings Law. 

Clerk Dukoi also presented on the Colorado Open Records Act (CORA) under C.R.S. 
24.72.201 et. seq. and city processes. The law states that all public records shall be 
open for inspection by any person at reasonable times. The term public records was 
defined and shown to include correspondence of elected officials and appointed 
members. She shared that CORA allows the City Clerk to create rules for protection of 
records and prevention of interference of the regular duties of the clerk’s office. The City 
of Manitou Springs public records policy was defined to make all records available 
unless the records are protected by law and it was noted that the full policy is on the 
city’s website. Clerk Dukoi gave a brief overview on how to make a records request and 
the policies around responding to requests. The commission was informed that 
correspondence over text and email about public matters falls under CORA law.   

2. Hiawatha Gardens Scope of HPC Review 

Planner Royston presented a summary of applicable code requirements and the review 
process for the Hiawatha Gardens project. An overview of the Municipal review process 
was given to clarify the steps specific to the project. The Municipal Review Entitlements 
were outlined, which define the roles of relevant staff and commissions to the project in 
terms of final approval, recommendations, and preliminary review. Planner Royston 
clarified that Hiawatha Gardens is currently zoned as commercial, but it is anticipated 

Page 8 of 149



City of Manitou Springs 
Historic Preservation Commission Minutes 
August 6, 2025 
Page 3 of 4 

that it will be rezoned to public facilities. A breakdown was provided of what each 
reviewing body regulates, including City Staff, HPC, the City Planning Commission 
(CPC), the City Council, and the Pikes Peak Regional Building Department (PPRBD). 
Building regulations were addressed, including what falls within and outside of the 
scope of HPC. The project was defined as a rehabilitation of Hiawatha Gardens and site 
improvement areas on the property were shown. 

Project Manager Ringsred shared why some terms in the scope of review were not in 
the purview of HPC.   

There was a discussion about removing the flooring in the open-air pavilion, during 
which  Project Manager Ringsred explained that the change to the flooring is more due 
to practical implications of having being in a flood plain, than rehabilitation. It was 
clarified that the proposed floor would be concrete, though the design and color are 
unknown. Project Manger Ringsred stated that she did not know what percentage of the 
flooring was ruined by water, but she did know that not all of it could be salvaged. She 
also confirmed that the flooring has not been removed. 

There was a brief discussion about historic photos or documents of the pavilion to which 
Project Manager Ringsred referred to the Hiawatha Gardens project webpage on the 
city’s website. 

3. 717 Duclo Avenue – Administrative Demolition (Retroactive 2023) 

Planner Royston explained that city staff was approached by a citizen about an illegal 
demolition of a cottage on the site of the Bonnie Castle. She added that the project was 
approved by PPRBD, but it was not routed to Manitou Springs. The owners indicated 
that previous staff told them they could demolish the structure since it was not the 
historic structure on the site. She noted that the owners have been working to comply, 
and that it would have been in staff’s purview to implement a 10-year building permit 
moratorium. Planner Royston explained that the sentence would be too drastic as the 
main structure needed support. After further research it was found that the demolished 
structure was not a contributing factor to the site, nor was it original. Staff then approved 
the administrative demolition of the structure. 

Commissioner Porter asked why PPRBD did not inform the city of the demolition. 

Planner Royston stated that she did not know why the city was not informed, but that 
she would follow up. It was clarified that the matter was brought up to provide a clean 
slate for the owners before a Material Change of Appearance (MCAC) for the property 
is proposed. 

H. ADJOURNMENT 
Chair Kindseth moved to adjourn the meeting. The motion was seconded by 
Commissioner Porter. The motion was carried (5-0).   
The meeting adjourned at 6:43 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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Title: MCAC 2507 - 720 Manitou Avenue (Exterior alterations, siding and stairs) 
From: Chelsea Royston  
To: Historic Preservation Commission 
Address of Proposal: 720 Manitou Avenue 
Applicant: ST Properties - Owner

 
September 3, 2025 
 
Proposal:  
The applicant is requesting a Material Change of Appearance Certification (MCAC) for exterior 
alterations. The project consists of replacing exterior siding and reconstructing an exterior 
staircase. 
 
Zone District:  
Downtown (DWTN) 
 
Historic Subdistrict:  
Commercial Core 
 
Background and Existing Conditions:  
The owner seeks to replace the siding on an existing commercial building. The existing siding on 
the north facade of the building is wood horizontal lap siding with approximately four to six-inch 
reveals, and on the west side is vertical wood siding with approximately ten to twelve inch 
spacing between wooden seams. Both facades are proposed to be replaced with cement fiber 
horizontal lap siding with four-inch reveal.  
The ground floor and second floor of the north and west facades are the only proposed sides to 
be reclad, as a similar scope of work for the east facade was completed in 2022. The work in 
2022 began without permits but was eventually completed under MCAC 2209. The stone 
basement level facade along Fountain Creek is not proposed to be renovated. There is no 
proposed alterations to the primary facade, which faces south towards Manitou Avenue.  
The exterior staircase on the western facade serves the second-floor dwelling unit. The stairs 
exist in an easement that allow them to overhang the property boundary. The proposed 
reconstruction of the stairs would consist of wood framing with composite tread. 
 
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:  
A 1991 Historic Inventory Report (attached) identified the structure as Contributing to the 
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Historic District. Therefore, the Secretary of the Interior's Standards for the Treatment of 
Historic Properties; Guidelines for Rehabilitating Historic Buildings have been consulted. These 
Guidelines identify "Replacing in kind an entire wood feature that is too deteriorated to repair (if 
the overall form and detailing are still evident) using physical evidence as a model to reproduce 
the feature or when the replacement can be based on historic documentation. Examples of such 
wood features include a cornice, entablature, or a balustrade. If using wood is not feasible, then a 
compatible substitute material may be considered" (p.92) as a recommended rehabilitation 
treatment. Staff finds that the materials proposed are compatible based on the approval of MCAC 
2209 which approved the same siding materials.  
 
The exterior stairs were not identified on the Historic Inventory Report, so it is unknown when 
the stairs were added. Since the existing stairs and railings are not decorative, replacement of the 
staircase meets the recommended treatment guideline "Replacing in kind extensively 
deteriorated or missing components of entrance and porch features when there are surviving 
prototypes, such as railings, balustrades, cornices, columns, sidelights, stairs, and roofs, or when 
the replacement can be based on documentary or physical evidence. The new work should match 
the old in material, design, scale, color, and finish." (p.50) 
 
Staff Recommendation: 
Should the Historic Preservation Commission find it appropriate to grant the Material Change of 
Appearance Certification, staff does not recommend any conditions. 
 
Motion Language Options:  
Approve the MCAC at 720 Manitou Avenue, based upon the findings that the request meets the 
review criteria for granting a MCAC, as set forth in City Code Section 17.04.050.B.5 as 
presented. 
  
Approve the MCAC at 720 Manitou Avenue, based upon the findings that the request meeting 
the review criteria for granting a MCAC, as set forth in City Code Section 17.04.050.B.5, with 
an alteration to staff’s conditions as follows… 
 
Deny the MCAC at 720 Manitou Avenue, based upon the findings that the request does not meet 
the review criteria for granting a MCAC, as set forth in City Code Section 17.04.050.B.5. 
 
Postpone the MCAC at 720 Manitou Avenue to October 1, 2025 for further consideration.  
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MANITOU SPRINGS DEVELOPMENT REVIEW APPLICATION
606 Manitou Avenue, Manitou Springs, CO  80829 (719) 685-4398 Phone    (719) 685-5233 Fax

ACTION NUMBER(S) ___________________________________________________________

DEPOSIT SUBMITTED r $__________ FEE(s): ____________________________
+ 50.00 Documents Fee per request

REQUEST(s)

r Major Conditional Use r Minor Subdivision r Minor Development
r Minor Conditional Use r Rezoning r Vacation of R-O-W
r Vacation Plat r Subdivision Waiver r Easement Vacation
r Minor Annexation r Major Annexation r Floodplain Variance
r Major Development Plan r Concept Plan

Major Subdivision (specify type)
r Master Plan r Preliminary Plat r Final Plat

Variance (specify type and dimension/#)
r Front __ r Side __ r Rear __ r Height __ r Sign __ r Parking __ r Lot Size/Density __

Material Change of Appearance Certification
r Exterior Alteration or Remodel r New Construction r State Tax Credits
r Demolition Recommendation r District Designation r Property Designation
__Commercial   __ Residential __ Local  __ Nat. Register __ Local __ Nat. Register

Appeals (Not subject to Documents Fee)

r Appeal to Planning Commission                   r Historic Sign Designation
r Appeal to City Council                                                  r Appeal to Historic Preservation Commission

PROPERTY ADDRESS: ____________________________________________________________

CURRENT ZONE DESIGNATION: ____________________________________________________

*** Please read about the process on the back -- -- initial where indicated *** 

APPLICANT NAME AND ADDRESS
________________________________________
________________________________________
________________________________________
Phone(    )____________  Fax(     )____________
Email ___________________________________

OWNER NAME AND ADDRESS

__________________________________________
__________________________________________
__________________________________________
Phone (   )_____________  Fax (   )_____________
Email _____________________________________

Cell phone (    )_________________________ Cell Phone (    )__________________________

APPLICANT’S STATEMENT: I UNDERSTAND THE PROCEDURES THAT APPLY TO MY REQUEST AND ACKNOWLEDGE AN 
INCOMPLETE APPLICATION SHALL NOT BE PROCESSED OR SCHEDULED FOR PUBLIC HEARING UNTIL SUCH TIME AS IT 
IS COMPLETE.  CITY ACCEPTANCE OF THE APPLICATION, FEE AND ANY ACCOMPANYING MATERIALS DOES NOT 
CONSTITUTE COMPLETENESS.  I FURTHER AGREE TO REIMBURSE THE CITY FOR TECHNICAL AND PROFESSIONAL
CONSULTANT EXPENSES THAT MAY BE INCURRED DURING THE REVIEW OF MY REQUEST. FAILURE TO REIMBURSE THE 
CITY FOR INVOICED EXPENSES CONSTITUTES AN INCOMPLETE APPLICATION.  I UNDERSTAND AND ACKNOWLEDGE THE 
USE OR ACTION FOR WHICH APPROVAL IS REQUESTED IS NOT ALLOWED UNLESS THE PERMIT IS GRANTED.  I
UNDERSTAND A PRE-APPLICATION APPOINTMENT IS REQUIRED A MINIMUM OF 10 WORK DAYS PRIOR TO SUBMISSION 
DEADLINE.  ALL APPLICAIONS AND MATERIALS SHALL BE SUBMITTED ELECTRONICALLY TO:
planningdept@comsgov.com

_______________________________________________ _______________________
APPLICANT'S SIGNATURE DATE

OWNER’S STATEMENT: I HAVE READ AND AGREE TO THE ABOVE STATEMENTS.  IN ADDITION, IF I AM NOT 
THE APPLICANT FOR THIS REQUEST, I FURTHER GIVE THE ABOVE DESIGNATED APPLICANT PERMISSION TO 
MAKE THE REQUEST ON MY BEHALF.

______________________________________________ _______________________
PROPERTY OWNER’S SIGNATURE DATE

720 Manitou Ave. Manitou Springs, CO 80829

Downtown

ST Properties

925 Manitou Ave.

Manitou Springs, CO 80829

ST Properties

925 Manitou Ave.

Manitou Springs, CO 80829

719.209.8693

flyingeagle946@gmail.com flyingeagle946@gmail.com

719.209.8693 719.209.8693
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Existing Creekside View

Showing deteriorating siding & trim
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Proposed Creekside View

New siding & trim installed, existing rubble foundation remains
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Existing Streetside View

Showing deteriorating siding & trim & failing stairway
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Proposed Streetside View

Siding & trim replaced – Stairway rebuilt to code compliance
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Example of Exterior Porch Light
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Letter of Explanation – Renewal of exterior siding at 720 Manitou Ave. 

Property Address – 720 Manitou Ave. Manitou Springs, CO 80829 (719)209-8693 

Owner & Applicant – ST Properties  925 Manitou Ave. Manitou Springs, CO 80829 (719)209-8693 

Designer – DDD Services  PO Box 77162 Colorado Springs, CO 80970 (719)637-0522 

Existing improvements on property – Window replacement and stucco refinish 

Scope of project – Applicant would like to replace siding which is currently deteriorating and 

replace the unsafe stairway used as access to the upstairs dwelling unit. Materials are selected to 

compliment the existing building and surrounding properties. 

Detailed description of proposal with materials– Existing siding will be removed from the building 

and replaced with Hardi-plank or LP siding with a 4” exposure. Stairway will be constructed similar 

to the existing with wood framing and composite tread materials. 
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Title: MCAC 2508 - 310 Michigan Ave (Exterior Alterations, Deck Rebuild) 
From: Chelsea Royston  
To: Historic Preservation Commission 
Address of Proposal: 310 Michigan Avenue 
Applicant: Hector Payan, Footprint Decks

 
September 3, 2025 
 
Proposal:  
The applicant seeks approval to reconstruct an attached deck that has deteriorated.  
 
Zone District:  
General Residential (GR) 
 
Historic Subdistrict:  
Minnehaha - Pilot Knob 
 
Background and Existing Conditions:  
The existing wooden deck is approximately 288 square feet and is constructed along the southern 
facade on the main level of the structure. Due to severe topography on the site, the deck is 
elevated approximately ten feet from the top of a stone retaining wall. The existing deck has a 
sparse pergola over the deteriorated wood decking, and the railing is without ornamentation. It is 
unknown when the deck or the pergola were constructed or if they were permitted. The footprint 
of the deck serves both the original historic structure, as well as the addition, so it is assumed that 
the deck is not original to the structure and was not constructed within the period of 
significance.  
The applicants propose a steel frame and railing with composite decking, however, if required by 
the Historic Preservation Commission, they would use pressure-treated wood as a more 
traditional material. The dimensions of the deck are not intended to be modified, and the location 
of the existing concrete footers are intended to be re-poured for the new support posts. The scope 
of work also includes replacing existing stairs that provide access down to the yard.  
 
 
 
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 structure was determined to be contributing to the historic district using the criteria outlined 
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in Section 17.04.041.2 and therefore, the standards outlined in the Manitou Springs Historic 
District Design Guidelines Chapter 4: Preservation, Alterations, and Additions to Contributing 
Residential Structures shall apply.  
 
Guideline 4.12 When repairing historic porches, maintain original materials and rail 
height. When this is not feasible, use materials that match the original. 
The design guidelines relate more to front porches, which this structure appears to have had at 
some point. The deck in question is on the rear of the structure and there is no prominent roof 
structure above it. The design guidelines state "Typical (porch) materials are stone or wood. 
Porch Railings and balustrades are typically wood and are found in a wide variety of patterns. 
Ornate "jigsaw" brackets and turned posts ... are not typical in Manitou Springs."  The 
recommendation is to "repeat the existing balustrade design" which the proposed design 
complies with. As the guideline recommends matching original materials, staff recommends the 
condition that the railing and balusters be replaced with wood rather than steel.  
 
 
 
Staff Recommendation: 
Should the Historic Preservation Commission find it appropriate to grant the Material Change of 
Appearance Certification, staff recommends the following condition: 
1. The railing and balusters shall be replaced with wood to match the existing design, as allowed 
by Pikes Peak Regional Building Department. Planning staff shall have approval authority over 
the final design. 
 
Motion Language Options:  
Approve the MCAC at 310 Michigan Avenue, based upon the findings that the request meets the 
review criteria for granting a MCAC, as set forth in City Code Section 17.04.050.B.5 as 
presented. 
  
Approve the MCAC at 310 Michigan Avenue, based upon the findings that the request meeting 
the review criteria for granting a MCAC, as set forth in City Code Section 17.04.050.B.5, with 
an alteration to staff’s conditions as follows… 
 
Deny the MCAC at 310 Michigan Avenue, based upon the findings that the request does not 
meet the review criteria for granting a MCAC, as set forth in City Code Section 17.04.050.B.5. 
 
Postpone the MCAC at 310 Michigan Avenue to October 1, 2025 for further consideration.  
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Manitou Springs Land Use & Development Code  
PRE-APPLICATION CONFERENCE SUMMARY 
The main component of any application is demonstration of compliance with the LUDC. Applicants are expected to 

review the specific submittal checklists and standards, found at www.manitouspringsgov.com. 

 

APPLICABILITY 

The purpose of the pre-application meeting is to inform an applicant of review procedures, submittal 

requirements, development standards, and other pertinent matters before finalizing the development 

proposal application. Staff comments presented during a pre-application meeting are informational only 

and do not represent a commitment on behalf of the City regarding acceptability of the proposal. Staff 

comments are not intended to be all-inclusive or to guarantee a favorable staff report recommendation. 

This Summary will be prepared by staff and is valid for 12 months.  

 

APPLICATION INFORMATION 

Pre-Application Meeting Information 

Meeting Number     Project Manager  Chelsea Royston 

Meeting Date  8/5/25     Summary Issue Date 8/5/25 

Project Information 
Project Name   deck reconstruction 

Physical Address 310 Michigan Ave  

Tax Schedule Number (TSN) 7406109023 

 

Meeting Attendees 

Name Agency/Company Email/Phone 

Hector Payan Footprint Decks office@footprintdecks.com 

Mina Manzanares Footprint Decks mina@footprintdecks.com 

   

   

   

   

   

 
 
 

  

Page 33 of 149

http://www.manitouspringsgov.com/
mailto:office@footprintdecks.com
mailto:mina@footprintdecks.com


 

 

APPLICATION REQUIREMENTS 
The following is required if checked. Checklists can be found online at manitouspringsgov.com 

Physical Development  
 Concept Plan 

 Material Change of Appearance 
 Minor Site Plan 
 Minor Development Plan 

 Major Development Plan 

 Minor Modification 

 Hillside Development Plan 

 Sign Permit 
 Grading Permit 
 Property Improvement Permit 

 Variance

Land Use  
 Rezoning 

 Conditional Use Permit 

 Short-term Rental Permit 

 Long-term Occupancy Permit 

 Wireless Facility Permit 

 Temporary Use Permit – Minor 

 Temporary Use Permit – Major

Subdivisions 
 Minor Subdivision 

 Major Subdivision 
 Preliminary Plat 
 Final Plat 

 Boundary Adjustment 

 Revised Final Plat 

 Waiver of Replat 

 

 Easement Vacation 

 Rights-of-Way Vacation 

 Subdivision Waiver

Supporting Documents & Studies 
 Geologic Hazard Evaluation 

 Tier I 
 Tier II 
 Tier III 

 Landscape Plan 
 Irrigation Plan 

 Drainage Report 
 < one acre of disturbance 
 ≥ one acre of disturbance 

 Ecological Characterization Study 
 Photometric Plan 
 Traffic Impact Analysis 
 Alternative Parking Plan 
 Shared Parking Study 
 Wildfire Site Assessment 
 Improvement Guarantee  
 Cash-In-Lieu of Land Dedication, Fair 

Market Value Assessment 

MEETING NOTES 
The applicants inquired about rebuilding a deck. The property is in the Minnehaha-Pilot Knob historic 
subdistrict. The existing deck is made of wood. The proposed reconstruction will maintain the same 
building dimensions, which is approximately 12 feet by 24 feet, and is 8-10 feet above grade. 
Assuming the deck complies with setbacks there are two paths forward.  
 
If the deck is rebuilt in wood (like for like material) it requires: 

• a minor site plan 

• Property improvement permit  

• Building permit from Pikes Peak Regional Building Department (PPRBD) 
 
If the deck is rebuilt in steel and composite, it requires: 

• Material Change of Appearance Certification (MCAC)  

• minor site plan 

• Property improvement permit  

• Building permit from Pikes Peak Regional Building Department (PPRBD) 
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All of these reviews are administrative, except for the MCAC which is reviewed and approved by the 
Historic Preservation Commission (HPC). This review includes legally required public notification in the 
newspaper, poster, postcards, website, and agenda for a minimum of 11 calendar days. To 
accommodate this and allow time for review, please submit applications thirty days prior to the 
desired meeting date. Meetings are on the first Wednesday of each month, and require a complete 
submittal in order to be scheduled.  
 
Additional applications may be identified during review of the minor site plan.  
 

Application Fees: 

MCAC: $130 plus public notice fees 

Minor Site Plan: $110 

PIP: 3.8% the cost of materials 
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Updated: December 22, 2023 

 

Manitou Springs, CO | Minor Site Plan Checklist   1 of 2 

Manitou Springs Land Use & Development Code  
Minor Site Plan Checklist 
Section 18.06.4.11 of the LUDC 

This checklist is intended to aid applicants, however, it is not 
designed to be a substitute for the applicable LUDC provisions. 
Applicants are expected to review the details of the LUDC, available 
online at: www.manitouspringsgov.com under the “Government” 
tab and then click on “Municipal Code” in the drop-down menu.  

 

APPLICABILITY 

The purpose of the Minor Site Plan is to provide a mechanism to ensure that proposed small-scale 

development complies with the standards of this LUDC before issuance of a Building Permit. 

 

When is a Minor Site Plan Required? 

A Minor Site Plan is required before issuance of a Building Permit for: 

1. The new construction of a Single-Household Detached dwelling unit; 
2. The new construction of a Two-Household Duplex; 
3. The new construction of accessory structures with a gross floor area of larger than 200 square 

feet and/or have a building height of taller than eight (8) feet; 
4. The construction of an addition onto an existing Single-Household Detached dwelling or Two-

Household Duplex dwelling which does not increase the number of dwelling units on the property; 
5. Construction of an addition, or conversion of, an existing Single-Household Detached dwelling 

which adds an additional dwelling unit attached to the primary structure, converting the structure 
into a Two-Household Duplex dwelling, where permitted by right in the zone district; and 

6. The alteration or installation of minor site or building improvements, or changes to the existing 
site or building which require documentation, such as the construction or alteration of a trash 
enclosure, parking lot, required landscaping, or screening. 
 

Do I Need a Pre-Application Meeting? 
Yes. A Pre‐Application Meeting is required prior to submittal.   

 

PUBLIC NOTICE & HEARINGS 

Hearings 
No hearing is required. 

 

Notices 
No notice is required.  

 

FINDINGS FOR APPROVAL 

Approval Criteria 
The Planning Director shall approve the request if: 

1. The request complies with all requirements of this LUDC; and 
2. The request does not affect the site’s circulation pattern or result in an increase to the site’s 

parking or landscaping requirement, or other dimensional or development standard. If so, the 
request shall be reclassified as a Minor Development Plan. 

Return completed applications to: 
planningdept@manitouspringsco.gov 
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Manitou Springs, CO | Minor Site Plan Checklist   2 of 2 

APPLICATION PACKAGE 

 Response to Pre‐Application Meeting Summary Checklist. During the pre‐application meeting, 
you will be provided with a summary of applicable LUDC standards and requirements.   

 Project Narrative. Provide a narrative description of the proposal; existing conditions of the 
property, including existing physical development, existing uses and zoning, nonconformities, 
access, protected natural resources, and neighboring land uses. 

 Site Plan. A site plan illustrating the location of the subject property and the location and uses of 
existing and proposed structures including parking areas, signage, topography, etc. Dimension the 
distance of proposed structures from all property lines.  

 Building Elevations. Elevations of each side of the proposed structure with the total height 
labeled.  

How to measure building height: 
Building height shall be measured as an envelope determined by offsetting the existing ground 
plane slope of the site vertically to the allowed maximum height specified by the associated zone 
district. Existing ground plane slope shall be considered the grade or slope of the site prior to any 
construction. The maximum height of the building shall be contained within the "envelope" 
created by this offset. Building height shall be measured from the established finished floor of the 
building. The finished floor elevation of the building may cut into the existing slope if the lowest 
point of the building is no lower than the lowest point where the finished floor meets the existing 
ground plane slope of the site. 
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Updated: March 1, 2023 

 

Manitou Springs Land Use & Development Code  
DEVELOPMENT COVER SHEET 
The main component of any application is demonstration of compliance 

with the LUDC. Applicants are expected to review the specific submittal 

checklists and standards, found at www.manitouspringsgov.com. 

 

APPLICATION INFORMATION 

Project Information 
Project Name  

Physical Address 

Lot, Subdivision 

Tax Schedule Number (TSN) 

Pre-Application Conference Number (if applicable) 

Property Owner 
Name 

Email 

Mailing Address 

Phone 

ZIP 

 

Agent/Applicant 
Name 

Email 

Mailing Address 

Phone 

ZIP 

Designate Primary Contact 
 Property Owner  Agent/Applicant 

Application Package 
 Application Fee. Fees are cumulative. Applications for multiple types of permits, or for multiple 

permits of the same type, require multiple fees. See City Fee Schedule for list of application fees.  
 Electronic Submittal. A complete digital file of the application with attachments/plans sent to 

planningdept@manitouspringsco.gov. 
 Hard Copy Submittal. A complete printed file of the application with attachments/plans.  
 Corporations and Partnerships. If the owner is a partnership or corporation, proof that the owner 

can sign on behalf of the partnership or corporation.    
 Response to Submittal Checklist. All applications require response to applicable review standards, 

as outlined on the submittal checklists for each application type. If a pre‐application conference 
is held, submittal checklists will be provided at the conference. If no pre‐application conference 
is required, see the website for the applicable checklists.  

Return completed applications to: 
606 Manitou Avenue 

Manitou Springs, CO 80829 
Phone (719) 685-4398 

For Office Use Only 

Action Number: ___________________  Fee Paid: _______________ 
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APPLICATION TYPE 
Physical Development Permits 

 Concept Plan 

 Minor Site Plan 
 Minor Development Plan 

 Major Development Plan 

 Hillside Development Plan 

 Sign Permit 
 Grading Permit 
 Material Change of Appearance

Use Permits 
 Conditional Use Permit 

 Short-term Rental Permit 

 Long-term Occupancy Permit 

 Wireless Facility Permit 

 Temporary Use Permit – Minor 

 Temporary Use Permit- Major

Subdivisions 
 Minor Subdivision 

 Major Subdivision 
 Preliminary Plat 
 Final Plat 

 Boundary Adjustment 

 Revised Final Plat 

 Waiver of Replat 

 

 Easement Vacation 

 Rights-of-Way Vacation

Relief from the LUDC 

 Waiver 

 Variance 

 

Amendments 

 LUDC Amendment 

 Minor Modification 

 Rezoning 

Applicant’s Statement 

I understand the procedures that apply to my request and acknowledge an incomplete application shall 

not be processed or scheduled for public hearing until such time as it is complete. City acceptance of the 

application, fee, and any accompanying materials does not constitute completeness. I further agree to 

reimburse the City for technical and professional consultant expenses that may be incurred during the 

review of my request. Failure to reimburse the City for invoiced expenses constitutes an incomplete 

application. I understand and acknowledge the use or action for which approval is requested is not 

allowed unless the permit is granted. I understand a pre-application appointment is required a minimum 

of 10 workdays prior to submission deadline.  

 

Applicant’s Signature       Date 

 

 

Owner’s Statement 

I have read and agree to the above statements. In addition, if I am not the applicant for this request, I 

further give the above designated applicant permission to make the request on my behalf. 

 

Property Owner’s Signature      Date 

08 / 06 / 2025

Doc ID: b9fa44853475586f793dd0a3eab495861e21ff84Page 39 of 149



Manitou Springs Development Application (final) (signed)

Manitou Springs D...nal) (signed).pdf

b9fa44853475586f793dd0a3eab495861e21ff84

MM / DD / YYYY

Signed

08 / 06 / 2025

15:42:17 UTC

Sent for signature to James Ohara (cpajlo@hotmail.com) from

mina@footprintdecks.com

IP: 2603:300b:63b:7100:c484:640d:a511:4c2c

08 / 06 / 2025

16:08:52 UTC

Viewed by James Ohara (cpajlo@hotmail.com)

IP: 184.99.26.82

08 / 06 / 2025

16:11:37 UTC

Signed by James Ohara (cpajlo@hotmail.com)

IP: 184.99.26.82

The document has been completed.08 / 06 / 2025

16:11:37 UTC

Page 40 of 149



 
 
 

This checklist is not designed to be a substitute for the Historic Preservation Regulations. Applicants are expected to 
review the details of the Regulations; copies can be purchased in the Planning office, or accessed online at: 
www.manitouspringsgov.com 
  
A pre-application conference shall be scheduled with Planning Staff a minimum of 14 working days prior to 
application submittal in order for the Applicant to become acquainted with the submittal requirements and 
the Historic Design Guidelines. The following information needs to be provided at the pre-submittal meeting: 
 
 1) Conceptual site layout 

2) Conceptual building exterior elevations including exterior materials. 
 
By 4:30 p.m. on the published submittal date the following information, as specified in the Manitou 
Springs Historic Preservation Regulations, shall be submitted electronically to planning@comsgov.com.   
 
 
 1.  A completed Development Review Application form with nonrefundable application fee. 
 2.  A letter of explanation containing the following information: 

• Property address 
• Name, address, phone number, email of owner 
• Name, address, phone number, email of developer or contractor (if other than the owner) 
• Name, address, phone number, email of architect or designer (if commissioned) 
• Description of any existing improvements on the property 
• A statement describing the scope of the project, the design intentions, and a comment on 

the project's visual impact on its surroundings 
• Detailed description of the proposal 
• Description of the proposed type of all exterior materials 
• Evidence of mailed notification  (PS Form 3817 proof of mailing)  include a copy of the 

notice sent to neighbors within 200 feet of the subject property lines (not including rights-of-
way) which notifies adjacent owners of the nature of the request, the meeting 
date/time/location for which consideration is proposed, and directs questions or comments 
to the Planning Department (719-685-4398). 

 
 3.  Photographs of the existing property and its relationship to the surrounding area. 
  4.  Site Plan per Planning Commission requirements (see Chapter 18.72.030  Site plan   
       requirements) 

• Existing and proposed floor plan layouts 
• Elevation drawings and details   

 5.  Completed Checklist for Applicability. 
 6.  Applications for properties in the Downtown Zone shall submit elevations and samples of the 

proposed exterior color(s) 
 7. Applications for properties in the Downtown Zone may also be required to submit additional 

information or documentation such as a photo simulation, massing model, streetscape 
elevation, streetscape or building perspective and extended site plan incorporating the existing 
Resources surrounding the proposed construction, which demonstrates its overall compatibility 
in relation to siting, scale, height and massing 

 8. Other information as requested by the Planning staff and/or the Historic Preservation 
Commission 

HISTORIC PRESERVATION CODE CHAPTER 17.04.050 
MATERIAL CHANGE OF APPEARANCE CERTIFICATION (MCAC) 

EXTERIOR REMODEL / NEW CONSTRUCTION 
SUBMITTAL INSTRUCTIONS and CHECKLIST 

Revised 12/18/15 
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1 

CHECKLIST FOR APPLICABILITY 
City of Manitou Springs Historic District Design Guidelines 
 
Project Name and/or Address ____________________________________________________________________ Date ___________________ 
 
 
STEP 1:  Identify an approach for your project (see page 1.7 of the Historic Design Guidelines) 
STEP 2:  Complete the following Checklist 

• Is the Guideline applicable? If yes, is your project in compliance with the Guideline? If your project is not in compliance, 
please indicate why not and describe your alternative strategy for fulfilling the intent of the Guideline. 

 
Photographs and supplemental information are encouraged. Please use a separate piece of paper if you need additional space. 

 
Applicable? Compliant? Guideline Page Category 

Yes No Yes No 
Why Not? Alternative Strategy 

Chapter 1: Introduction (Includes Philosophy, How to Use the Design Guidelines and the Submittal Process) 
Chapter 2: Historic Context (Includes information about the Historic Subdistricts on pages 2.7-2.60 and Architectural Styles on pages 2.61-2.72) 
Chapter 3: Guidelines for SUSTAINABLE Building Strategies 

3.1 3.6 Solar Panels and 
Photovoltaic Cells 

      
 
 

3.2 3.6 Satellite Dish Antennas 
      

 
 

Chapter 4: Guidelines for Preservation, Alterations and Additions to CONTRIBUTING RESIDENTIAL Structures 

4.1 4.1 Architectural Character 
      

 
 

4.2 4.2 Building Alignment 
      

 
 

4.3 4.2 Building Orientation 
      

 
 

4.4 4.2 Building Height       
 

4.5 4.4 Mass & Scale       
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Applicable? Compliant? Guideline Page Category 
Yes No Yes No 

Why Not? Alternative Strategy 

4.6 4.4 Roof Form 
      

 
 

4.7 4.5 Roof Materials 
      

 
 

4.8 4.6 Chimneys 
      

 
 

4.9 4.6 Dormers 
      

 
 

4.10 4.7 Skylights 
      

 
 

4.11 4.7 Porches 
      

 
 

4.12 4.8 Porch Material 
      

 
 

4.13 4.9 Windows 
      

 
 

4.14 4.10 Doors 
      

 
 

4.15 4.11 Architectural Details 
      

 
 

4.16 4.12 Foundation 
Ornamentation & Details 

      
 
 

4.17 4.12 Foundation 
Ornamentation & Details 
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Applicable? Compliant? Guideline Page Category 
Yes No Yes No 

Why Not? Alternative Strategy 

4.18 4.13 Materials 
      

 
 

4.19 4.13 Materials 
      

 
 

Chapter 5: Guidelines for NEW RESIDENTIAL Construction 

5.1 5.2 Building Alignment 
      

 
 

5.2 5.3 Building Orientation 
      

 
 

5.3 5.3 Building Height 
      

 
 

5.4 5.4 Mass & Scale 
      

 
 

5.5 5.4 Mass & Scale 
      

 
 

5.6 5.5 Building Materials 
      

 
 

5.7 5.5 Roof Form 
      

 
 

5.8 5.6 Roof Materials 
      

 
 
 

5.9 5.6 Porches 
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Applicable? Compliant? Guideline Page Category 
Yes No Yes No 

Why Not? Alternative Strategy 

Chapter 6: Guidelines for Additions and Alterations to NON-CONTRIBUTING Structures 

6.1 6.1 Building Orientation 
      

 
 

6.2 6.2 Mass & Scale 
      

 
 

6.3 6.2 Building Materials 
      

 
 

6.4 6.2 Roof Form 
      

 
 

6.5 6.3 Architectural Details 
      

 
 

Chapter 7: Guidelines for NEW Construction in the COMMERCIAL CORE (see also pages 2.53-2.55 and Chapter 10) 

7.1 7.3 Franchise Architecture 
      

 
 

7.2 7.3 Building Alignment 
      

 
 

7.3 7.4 Building Orientation 
      

 
 

7.4 7.4 Mass & Scale 
      

 
 

7.5 7.5 Building Form 
      

 
 

7.6 7.5 Roof Form 
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Applicable? Compliant? Guideline Page Category 
Yes No Yes No 

Why Not? Alternative Strategy 

7.7 7.6 Storefronts 
      

 
 

7.8 7.7 Storefronts 
      

 
 

7.9 7.7 Storefronts 
      

 
 

7.10 7.8 Architectural Details 
      

 
 

7.11 7.9 Architectural Details 
      

 
 

7.12 7.10 Architectural Details 
      

 
 

7.13 7.11 Materials 
      

 
 

7.14 7.11 Materials 
      

 
 
 

7.15 7.11 Materials 
      

 
 
 

7.16 7.12 Awnings 
      

 
 
 

7.17 7.13 Nonconforming 
Commercial Buildings 
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Applicable? Compliant? Guideline Page Category 
Yes No Yes No 

Why Not? Alternative Strategy 

Chapter 8: Guidelines for New Construction and Additions in Selected SUBDISTRICTS 

8.1 8.2 Architectural Details of 
Historic Structures 

      
 
 

8.2 8.3 Architectural Details of 
Historic Structures 

      
 
 

8.3 8.4 Architectural Details of 
Historic Structures 

      
 
 

8.4 8.5 Franchise Architecture 
      

 
 

8.5 8.5 Nonconforming 
Commercial Buildings 

      
 
 

 
L O G     C A B I N     S U B D I S T R I C T (see also pages 2.33-2.35, 10.6-10.7, and 10.9-10.10) 
 

8.6 8.7 Building Form 
      

 
 

8.7 8.7 Primary Entrances 
and Porches 

      
 
 
 

8.8 8.7 Garages  
      

 
 

8.9 8.7 Garages 
      

 
 

8.10 8.8 Building Materials 
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Applicable? Compliant? Guideline Page Category 
Yes No Yes No 

Why Not? Alternative Strategy 

 
E L    C O L O R A D O    L O D G E     S U B D I S T R I C T (See also pages 2.21-2.23) 
 

8.11 8.8 Building Alignment 
      

 
 

8.12 8.9 Building Orientation 
      

 
 

8.13 8.9 Mass & Scale 
      

 
 

8.14 8.9 Building Form 
      

 
 

8.15 8.10 Roof Form 
      

 
 

8.16 8.10 Materials 
      

 
 

8.17 8.10 Materials 
      

 
 

8.18 8.10 Materials 
      

 
 

 
V I L L A S   S U B D I S T R I C T – Page 8.11 (See also pages 2.49-2.51 and Chapters 3, 4, 5, 6, 9, 10 and/or 11 as applicable) 
 
 
C L I F F    D W E L L I N G S     S U B D I S T R I C T (See also pages 2.17-2.19) 
 

8.19 8.12 Building Alignment 
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Applicable? Compliant? Guideline Page Category 
Yes No Yes No 

Why Not? Alternative Strategy 

8.20 8.12 Building Orientation 
      

 
 

8.21 8.12 Mass & Scale 
      

 
 

8.22 8.13 Building Form 
      

 
 

8.23 8.13 Roof Form 
      

 
 

8.24 8.14 Materials 
      

 
 

8.25 8.14 Materials 
      

 
 

8.26 8.14 Materials 
      

 
 

 
W E S T    M A N I T O U    S U B D I S T R I C T – Pages 8.14-8.15 (See also pages 2.57-2.59 and Chapters 3, 4, 5, 6, 8, 9, 10 and/or 11 as applicable) 
 
Chapter 9: Guidelines for SECONDARY Structures  

9.1 9.1 Secondary Structures       
 

9.2 9.1 Secondary Structures 
      

 
 

9.3 9.1 Garages 
      

 
 

9.4 9.3 Carports 
Shade Structures 
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9 

Applicable? Compliant? Guideline Page Category 
Yes No Yes No 

Why Not? Alternative Strategy 

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, 
Bridges & Stairs 

      
 
 

n/a 10.3 Site Drainage 
      

 
 

10.4 10.4 Automobile Access 
& Parking 

      
 
 

10.5 10.5 Automobile Access 
& Parking 

      
 
 

10.6 10.5 Mechanical Equipment  
& Service Areas 

      
 
 

n/a 10.6 Fencing 
      

 
 

10.7 10.8 Streetscape 
      

 
 

n/a 10.9 Vegetation 
      

 
 

10.8 10.10 Lighting 
      

 
 

10.9 10.11 Lighting 
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10 

Applicable? Compliant? Guideline Page Category 
Yes No Yes No 

Why Not? Alternative Strategy 

10.10 10.11 Security 
      

 
 

10.11 10.12 Integral Color: Roofing, 
Natural Stone, Grout, Concrete 

      
 
 

n/a 10.12 Painting and 
Surface Treatments 

      
 
 

n/a 10.13 Historic District 
Color Palette 

      
 
 

Chapter 11: Guidelines for Building RELOCATION 

11.1 11.1 Building Relocation 
      

 
 

11.2 11.1 Building Relocation 
      

 
 

11.3 11.1 Building Relocation 
      

 
 

APPENDIX A: Secretary of the Interior: Standards for Treatment of Historic Properties 
APPENDIX B: Technical Maintenance and Preservation Information 
APPENDIX C: Tax Credits and Other Incentives for Historic Preservation 
APPENDIX D: Glossary of Terms 
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LETTER OF EXPLANATION 
310 Michigan Avenue, Manitou Springs, CO 

 

Owner Information: 
James and Melissa O’Hara 
310 Michigan Avenue, Manitou Springs, CO 
(815)3451918 

 

Contractor Information (if other than owner): 
Footprint Decks & Design 
902 N. Circle Dr, Suite 101 
Colorado Springs, CO 80909 
(719) 323-6090 
office@footprintdecks.com 

 

 Engineer Information (frame only): 
Engineer: Don Boatwright – Boatwright Building Consultants 
Colorado Springs, CO  
800-705-5530 
don@bcbi.com 

 

Existing Conditions 

The property is a single-family residence located in the Manitou Springs Historic District. It is zoned and is 
used for residential purposes. The lot contains the main residential structure and an attached wood deck 
on the [rear/east/south] side of the home. 

The existing deck is constructed of wood framing and decking, with a traditional railing system. It has 
deteriorated over time due to age and weather exposure, creating safety and maintenance concerns. 
There are no known zoning nonconformities with the existing deck footprint, and the rebuild will maintain 
the current footprint to remain compliant. The property has standard street access from Michigan 
Avenue. No protected natural resources are present on the site. 

 

Surrounding Land Uses 

Neighboring properties are primarily single-family residences within the same historic district, many 
featuring similar porch or deck elements. The neighborhood character is defined by historic architecture, 
traditional building materials, and consistent setbacks. 
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Scope of Proposal & Design Intent 

The proposal is to rebuild the existing deck in the same footprint and layout. The project will remove 
all existing decking, railings, and deteriorated framing members, replacing them with structurally sound, 
historically compatible materials. 

Framing has been engineered by Don Boatwright, Boatwright Building Consultants, for permitting. 
Framing may be constructed from either Steel or KDAT (Kiln-Dried After Treatment) pressure-treated 
wood, depending on final approval. The KDAT option maintains a historically appropriate wood structure 
while meeting structural requirements and Historic Preservation standards. 

Because the footprint, height, and location will not change, the visual impact on the surrounding 
neighborhood will be minimal. The deck will maintain the same profile, sightlines, and scale in relation 
to the house and neighboring properties. 

 

Materials 

• Decking Surface: Fiberon Good Life composite decking, colors “Tuscan Villa” and “Bungalow.” 

• Railing: Matte black RDI railing with 4"x4" black steel posts  

• Fascia: Paintable fascia boards painted to match the decking color. 

• Support Posts: Either 6"x6" steel posts or KDAT-treated wood posts, as approved. 

 

Summary 

This is a like-for-like replacement within the same footprint, designed to improve safety, extend lifespan, 
and preserve the architectural character of the property and surrounding historic district. All work will be 
performed with sensitivity to Historic Preservation guidelines and the neighborhood’s visual integrity. 

 

 

Submitted by: 
Mina Manzanares 
Project Coordinator 
719-323-6090 
Mina@Footprintdecks.com 
8/8/2025 
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Attachments: 

 

Original site plan and approved construction permits through PPRBD  
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Fiberon Goodlife (Materials to be used for Decking, color “Tuscan Villa” for Main color “Bungalow” for picture framing 
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RDI Metal Powder Coated Railing  
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Cemco Metal Joist system  
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KDAT Framing Detail (incase steel is disapproved)  
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Current Deck:  
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606 Manitou Avenue www.manitouspringsgov.com  PHONE: 719-685-5481 

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

August 20, 2025 

 

James and Melissa O’Hara 

310 Michigan Avenue 

Manitou Springs, CO 80829 

 

RE:  Designation of Resources – triggered by MCAC 2508 (Exterior Alterations) 310 Michigan 

Avenue 

 

Dear Mr. and Mrs. O’Hara 

 

On August 20, 2025 the Manitou Springs Planning Department determined that 310 Michigan 

Avenue, constructed in 1909 has been designated as a contributing structure. 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 original structure was promoted as part of a sales brochure for development on 

the west side of Manitou Springs. The structure has been modified over time with 

additions and a detached garage. The stone retaining wall is still preserved, though 

it is not visible from the public right of way.  

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 embodies the following characteristics of the Minnehaha-Pilot Knob 

Historic Subdistrict 

i. Siting on some of the most severe topography in the Historic District 

ii. Irregular setbacks 

iii. Woodframe construction 

iv. Retaining walls made from found stone (rubble) 

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

district, subdistrict, or the property itself; 

• The original structure was constructed in 1909, which is during the period of 

significance (prior to 1930) for the district.  

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

which it is located; and 
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606 Manitou Avenue www.manitouspringsgov.com  PHONE: 719-685-5481 

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

• There is no documented significance for the property. It was listed as a summer 

home of Mrs. Harriett E Duerr in the sales brochure, 

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

the period 

• Additions to the structure have diminished the historic integrity of the original 

structure. The once prominent front porch was removed or enclosed, and a detached 

garage modified the site layout significantly.  

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 
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Title: MCAC 2509 - 606 Manitou Avenue (Exterior Alterations, City Hall Windows) 
From: Zach Davison - Planner  
To: Historic Preservation Commission 
Address of Proposal: 606 Manitou Avenue 
Applicant: Schneider Electric, on behalf of The City of Manitou Springs

 
September 3, 2025 
 
Proposal:  
Schneider Electric, on behalf of the City of Manitou Springs, requests a Material Change of 
Appearance Certification to perform the following alterations: 

Exterior Alterations: 

• Replace three (3) windows, on the east façade (kitchen). 
• Replace one (1) window, on the northeast façade (kitchen storage). 
• Replace fifteen (15) windows on the north façade (ten (10) in Memorial Hall, one (1) in 

the records closet, and four (4) in two offices). 
• Conduct any necessary repairs discovered after window removal. 
• Conduct necessary repairs resulting from installation. 

Interior Alterations: 

• Conduct necessary repairs before final window installation 
• Relocate light switches and outlet conduit in the kitchen. 
• Touch up and repair any interior cosmetic issues resulting from installation. 

This subject property is considered a CONTRIBUTING resource to the Commercial Core 
Historic Sub-District.  

 
 
Zone District:  
Public Facilities (PF) 
 
Historic Subdistrict:  
Commercial Core 
 
Background and Existing Conditions:  
This application is submitted in conjunction with the previously approved MCAC 2504 (HVAC 
and energy efficiency upgrades). 
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The ten (10) windows in memorial hall are non-original, aluminum-framed horizontal sliders 
These consist of narrow, extruded aluminum frames with large, undivided sheets of glass. 
 
The remaining nine (9) windows are single- and double-hung wood-framed, multi-light sash 
units. Each sash contains six (6) glass panes separated by narrow muntins. A thin wood spandrel 
lines the bottom of each window. 
 
This property is a publicly owned facility and therefore is subject to review for interior and 
exterior improvements by the Historic Preservation Commission. 
 
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 Secretary of the Interior’s Standards for Rehabilitation were used to evaluate this project. 
Location plays a key role in evaluating window replacement. The Standards explain that 
“[r]eplacement windows on primary, street-facing or any highly visible elevations…must match 
the historic windows in all their details and in material (wood for wood and metal for metal).” 
On secondary elevations with limited visibility, more flexibility is permitted, and the Standards 
note that alterations only need to “match the historic windows in size, configuration and general 
characteristics, though finer details may not need to be duplicated, and substitute materials may 
be considered.”  
  
The following Secretary of the Interior’s Standards for Rehabilitation apply: 
 
2. The historic character of a property shall be retained and preserved. The removal of 
historic materials or alteration of features and spaces that characterize a property shall be 
avoided.  
 
While some of the windows may be historic, the limited visibility of their locations reduces their 
contribution to the building’s character. Windows on the east façade have minimal visibility 
from El Paso Boulevard, while other replacements windows are not visible from public rights-of-
way. 
  
4. Most properties change over time; those changes that have acquired historic significance 
in their own right shall be retained and preserved. 
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In some cases, alterations or replacement windows that are not original may have achieved 
historic significance due to age or association with later periods of the building’s history. For this 
property, the existing aluminum-framed slider windows are non-original replacements. While the 
age is not noted, they do not appear to have achieved significance in their own right. 
  
9. New additions, exterior alterations, or related new construction shall not destroy historic 
materials that characterize the property. The new work shall be differentiated from the old 
and shall be compatible with the massing, size, scale, and architectural features to protect 
the historic integrity of the property and its environment.  
  
The proposed replacements will not negatively impact the historic character of City Hall. The 
affected windows do not substantially contribute to a highly visible façade, and the replacements 
are compatible in size, scale, and configuration. 
 
 
Staff Recommendation: 
Should the Historic Preservation Commission find it appropriate to approve the Material Change 
of Appearance Certification, staff do not recommend any conditions. 
 
Motion Language Options:  
Approve the Material Change of Appearance Certification at 606 Manitou 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 606 Manitou 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 606 Manitou 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 606 Manitou Avenue, to October 1, 
2025, for further consideration.  
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Updated: March 1, 2023 

 

Manitou Springs Land Use & Development Code  
DEVELOPMENT COVER SHEET 
The main component of any application is demonstration of compliance 

with the LUDC. Applicants are expected to review the specific submittal 

checklists and standards, found at www.manitouspringsgov.com. 

 

APPLICATION INFORMATION 

Project Information 
Project Name  

Physical Address 

Lot, Subdivision 

Tax Schedule Number (TSN) 

Pre-Application Conference Number (if applicable) 

Property Owner 
Name 

Email 

Mailing Address 

Phone 

ZIP 

 

Agent/Applicant 
Name 

Email 

Mailing Address 

Phone 

ZIP 

Designate Primary Contact 
 Property Owner  Agent/Applicant 

Application Package 
 Application Fee. Fees are cumulative. Applications for multiple types of permits, or for multiple 

permits of the same type, require multiple fees. See City Fee Schedule for list of application fees.  
 Electronic Submittal. A complete digital file of the application with attachments/plans sent to 

planningdept@manitouspringsco.gov. 
 Hard Copy Submittal. A complete printed file of the application with attachments/plans.  
 Corporations and Partnerships. If the owner is a partnership or corporation, proof that the owner 

can sign on behalf of the partnership or corporation.    
 Response to Submittal Checklist. All applications require response to applicable review standards, 

as outlined on the submittal checklists for each application type. If a pre‐application conference 
is held, submittal checklists will be provided at the conference. If no pre‐application conference 
is required, see the website for the applicable checklists.  

Return completed applications to: 
606 Manitou Avenue 

Manitou Springs, CO 80829 
Phone (719) 685-4398 

For Office Use Only 

Action Number: ___________________  Fee Paid: _______________ 
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APPLICATION TYPE 
Physical Development Permits 

 Concept Plan 

 Minor Site Plan 
 Minor Development Plan 

 Major Development Plan 

 Hillside Development Plan 

 Sign Permit 
 Grading Permit 
 Material Change of Appearance

Use Permits 
 Conditional Use Permit 

 Short-term Rental Permit 

 Long-term Occupancy Permit 

 Wireless Facility Permit 

 Temporary Use Permit – Minor 

 Temporary Use Permit- Major

Subdivisions 
 Minor Subdivision 

 Major Subdivision 
 Preliminary Plat 
 Final Plat 

 Boundary Adjustment 

 Revised Final Plat 

 Waiver of Replat 

 

 Easement Vacation 

 Rights-of-Way Vacation

Relief from the LUDC 

 Waiver 

 Variance 

 

Amendments 

 LUDC Amendment 

 Minor Modification 

 Rezoning 

Applicant’s Statement 

I understand the procedures that apply to my request and acknowledge an incomplete application shall 

not be processed or scheduled for public hearing until such time as it is complete. City acceptance of the 

application, fee, and any accompanying materials does not constitute completeness. I further agree to 

reimburse the City for technical and professional consultant expenses that may be incurred during the 

review of my request. Failure to reimburse the City for invoiced expenses constitutes an incomplete 

application. I understand and acknowledge the use or action for which approval is requested is not 

allowed unless the permit is granted. I understand a pre-application appointment is required a minimum 

of 10 workdays prior to submission deadline.  

 

Applicant’s Signature       Date 

 

 

Owner’s Statement 

I have read and agree to the above statements. In addition, if I am not the applicant for this request, I 

further give the above designated applicant permission to make the request on my behalf. 

 

Property Owner’s Signature      Date 
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City of Manitou Springs HVAC Retrofit Project – Letter of Explanation – Scope Summary                      
 

Schneider Electric 
Energy and Sustainability Services    
1650 W Cosby Rd Carrolton, TX 75006    

Page 1 of 2 

Internal 

2. Letter of Explanation 

 

Property Address:   

City of Manitou Springs City Hall, 606 Manitou Ave., Manitou Springs, CO 80829 

Owner Information:  

City of Manitou Springs, 606 Manitou Ave., Manitou Springs, CO 80829 

(719) 685-5481 

Contractor Information:  

General Contractor: 

Schneider Electric, 1650 W Crosby Rd, Carrollton, TX 

(970) 786-9104 rob.livingston@se.com  

Window: 

City Glass, 414 West Colorado Ave, Colorado Springs, CO 80905 

(719) 634-2891 Jasonp@cityglasscompany.net 

 

Scope Summary              

The current heating setup at Memorial Hall consists of two Reznor unit heaters that have been serving the 

space for a number of years. Over time, these units have become increasingly inefficient, leading to a rise 

in operational costs and the noise generated by the Reznor heaters during operation has become a 

significant concern, as it disrupts the quiet enjoyment of the hall and is particularly intrusive during events 

that require a more subdued atmosphere. The lack of a cooling function in the existing heaters further limits 

the hall's versatility, rendering it less comfortable and appealing during the warmer months. Recognizing 

these limitations, there is a proposal to replace the outdated heaters with a new, dedicated HVAC system. 

This modern system will not only rectify the issues of inefficiency and noise but will also provide 

comprehensive climate control with both heating and cooling capabilities. The upgrade to a more reliable 

and efficient HVAC system is expected to transform Memorial Hall into a comfortable space suitable for a 

wide array of events year-round, thereby enhancing its rental potential and enabling the City to generate 

additional revenue from this valuable community asset. 

 

Scope of Work 

 

1) Scope of work is to replace nineteen (19) windows as referenced in Windows Site Plan 
a) Replacement Locations:  

i) Fourteen (14) windows in Memorial Hall 
ii) Four (5) windows at two offices and files room in City Hall 

b) Window Specification as following: 
i) Vinyl operable sliding window 
ii) Sliders to be Simonton Daylight-Max Windows Single Slider 
iii) Standard Glass Options, w/ ProSolar Low E, Argon 
iv) Color choices will be provided to client for final color selection 
v) Left open slide. 

 

Inclusions  
2) Demo of the existing windows frames and componentry  
3) Inspect the window openings after demolition to assess for any necessary repairs or adjustments 

before new window installation. 
4) In Kitchen, relocate switches and outlets including conduit and reinstall adjacent to window.  
5) Dispose of all debris and old window materials in accordance with local regulations and 

environmental guidelines. 
6) Furnish and Installation of new windows and componentry  
7) Ensure all new windows operate and lock properly. 
8) Touch up repair and painting where required.  
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City of Manitou Springs HVAC Retrofit Project – Letter of Explanation – Scope Summary                      
 

Schneider Electric 
Energy and Sustainability Services    
1650 W Cosby Rd Carrolton, TX 75006    

Page 2 of 2 

Internal 

9) Provide Client training, O&M requirements, and review product warranty.  
 

Proposed Manufacturer: Simonton Windows - DaylightMax – Premium Vinyl Windows 

 

Operating Style:  

 
 

Color: 

 
Hardware Option: 

 
 

Glass Option: 
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Title: MCAC 2510 - 106 Deer Path Avenue (Exterior Alterations, Windows) 
From: Zach Davison - Planner  
To: Historic Preservation Commission 
Address of Proposal: 106 and 106 ½ Deer Path Avenue 
Applicant: Michael and Susan Bruner

 
September 3, 2025 
 
Proposal:  
Michael and Susan Bruner, requests a Material Change of Appearance Certification to perform 
the following exterior alterations: 

• Replacement of existing wood, double-hung sash windows with new vinyl sash windows 
of the same configuration (no muntins or lights). 

• Installation of vinyl windows within the existing openings, maintaining the current size, 
scale, and placement. 

• Window replacement will also address necessary repairs and corrections to deteriorating 
framing. 

  
This subject property is considered a NON-CONTRIBUTING resource to the Midland Historic 
Sub-District. This determination was made by the Planning Department and triggered as a result 
of the MCAC application. Although the structure reflects a moderate scale (988 square feet), it 
lacks the defining features typical of the Midland Subdistrict as outlined in the Letter of 
Determination. 
 
Zone District:  
General Residential (GR) 
 
Historic Subdistrict:  
Midland Historic Subdistrict 
 
Background and Existing Conditions:  
The subject property is a 988-square-foot, one-story duplex constructed in 1925. The house 
reflects a Revival-era eclectic style, most evident in its jerkinhead (clipped gable) roof and 
stucco cladding. The structure does not display the bungalow or cottage features that typically 
characterize the Midland Subdistrict. Existing fenestration consists of wood, double-hung sash 
windows finished in a mix of brown tones, with no muntins or lights. The windows are set 
directly into the stucco walls with no exterior trim, leaving only the white colored wood framing 
exposed.  
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According to the applicants, the existing windows are over 50 years old and beyond repair. 
Several are inoperable, while those that open will not stay up, which has caused injury to a 
tenant. The glass is single-paned, and prior owners attempted to improve efficiency by covering 
the windows with plastic and blankets in the winter. Photographs submitted and attached to the 
application also show deterioration around the window structures. 
 
Most of the windows proposed for replacement are not visible from the right-of-way. Two 
windows on the front façade are minimally visible, partially screen by vegetation. Replacement 
windows are proposed as vinyl sash windows of the same style, without lights, and maintaining 
the current opening configuration. The applicants note that surrounding properties in the 
neighborhood have vinyl windows that are more visible from the street, and suggest their 
changes reflect current neighborhood conditions. Photographs of these properties have been 
included in the application. 
 
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 6: Additions and Alterations to Non-Contributing Structures 
  
6.5 Use building components that are similar in shape and size to those seen on historic 
resources.   
  
The proposed windows will retain existing openings, size, and configuration. The replacement 
windows will be double-hung sash with no lights, consistent with the existing window style, with 
the exception of a material change from wood to white vinyl. 
 
Staff Recommendation: 
Should the Historic Preservation Commission find it appropriate to approve the Material Change 
of Appearance Certification, staff do not recommend any conditions. 
 
Motion Language Options:  
Approve the Material Change of Appearance Certification at 106 and 106 ½ Deer Path 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 106 and 106 ½ Deer Path Avenue, 
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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 106 and 106 ½ Deer Path 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 106 and 106 ½ Deer Path Avenue, 
to October 1, 2025, for further consideration.  
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Home / Doors & Windows / Windows / Single Hung Windows

SIMILAR SINGLE HUNG WINDOWS
47 Results

All Filters Window Use Type Common Window Sizes Glazing Type Exterior Color/Finish Family

In Stock at Store Today Next-Day Delivery Sort by Top Sellers

Model# 50 SH FIN Model# 50 SH FIN Model# 36X12SELHZSL

Model# VSH1836B

+more available options

Expert Installation Available

American CraftsmanAmerican CraftsmanAmerican CraftsmanAmerican Craftsman 23.
375 in. x 35.25 in. 50…
Series White Single Hung
Low-E Argon Glass Vinyl
Fin Window, Screen Incl

(4.2 / 501)

-$ 00199 $ 00249

Pickup
14 in stock at Color…
o Springs
Delivery
Scheduled Delivery

Add to Cart

+more available options

Expert Installation Available

American CraftsmanAmerican CraftsmanAmerican CraftsmanAmerican Craftsman 35.
375 in. x 61.25 in. 50…
Series White Single Hung
Low-E Argon Glass Vinyl
Fin Window, Screen Incl

(4.1 / 47)

$ 00229

Pickup
5 in stock at Colora…
Springs
Delivery
Scheduled Delivery

Add to Cart

Expert Installation Available

Ply GemPly GemPly GemPly Gem 35.5 in. x 11.5
in. Select Series HP PS…
Obscure Glass Slider
White Vinyl Fin Window
Screen Incl

(5 / 1)

$ 00157

Pickup
8 in stock at Colora…
Springs
Delivery
Scheduled Delivery

Add to Cart

TAFCO WINDOWSTAFCO WINDOWSTAFCO WINDOWSTAFCO WINDOWS 18 in.
x 36 in. White Single-…
Pane Vinyl Single Hung
Utility/Shed Window with
Screen

(4.4 / 594)

-$ 94100 $ 00118

Pickup
Free Ship to Store

Delivery
Free Delivery

Add to Cart

31.375 in. x 59.25 in. 50 Series

White Single Hung Low-E Argon

Glass Vinyl Fin Window, Screen

Incl

by American Craftsman

Related Videos, 360° View & Shop This

Look

Product Images

Hover Image to Zoom
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https://www.homedepot.com/
https://www.homedepot.com/b/Doors-Windows/N-5yc1vZaqih
https://www.homedepot.com/b/Doors-Windows-Windows/N-5yc1vZaq1w
https://www.homedepot.com/p/TAFCO-WINDOWS-32-in-x-60-in-White-Double-Pane-Insulated-Glass-Vinyl-Single-Hung-Window-with-Grids-and-Screen-VSHI3260GB/206523723
https://www.homedepot.com/p/TAFCO-WINDOWS-24-in-x-36-in-White-Double-Pane-Insulated-Glass-Vinyl-Single-Hung-Window-with-Screen-VSHI2436B/202207815
https://www.homedepot.com/p/American-Craftsman-31-3-8-in-x-51-1-4-in-50-Series-Single-Hung-White-Vinyl-Insulated-Window-with-Nailing-Flange-and-Colonial-Grilles-50-SH-FIN/203157300
https://www.homedepot.com/p/TAFCO-WINDOWS-30-5-in-x-54-5-in-White-Single-Pane-Single-Hung-Aluminum-Mobile-Home-Shed-Window-with-Screen-AMHW3054B/203259560
https://www.homedepot.com/p/TAFCO-WINDOWS-18-in-x-24-in-White-Single-Pane-Vinyl-Single-Hung-Utility-Shed-Window-with-Screen-VSH1824B/203951015
https://www.homedepot.com/p/American-Craftsman-23-375-in-x-35-25-in-50-Series-White-Single-Hung-Low-E-Argon-Glass-Vinyl-Fin-Window-Screen-Incl-50-SH-FIN/203157276
https://www.homedepot.com/p/American-Craftsman-35-375-in-x-61-25-in-50-Series-White-Single-Hung-Low-E-Argon-Glass-Vinyl-Fin-Window-Screen-Incl-50-SH-FIN/203157291
https://www.homedepot.com/p/Ply-Gem-35-5-in-x-11-5-in-Select-Series-HP-PS-Obscure-Glass-Slider-White-Vinyl-Fin-Window-Screen-Incl-36X12SELHZSL/323765093
https://www.homedepot.com/p/TAFCO-WINDOWS-18-in-x-36-in-White-Single-Pane-Vinyl-Single-Hung-Utility-Shed-Window-with-Screen-VSH1836B/203951019
https://www.homedepot.com/p/TAFCO-WINDOWS-24-in-x-36-in-White-Double-Pane-Insulated-Glass-Vinyl-Single-Hung-Window-with-Screen-VSHI2436B/202207815
https://www.homedepot.com/p/TAFCO-WINDOWS-36-in-x-48-in-White-Double-Pane-Insulated-Glass-Vinyl-Single-Hung-Window-with-Grids-and-Screen-VSHI3648GB/206523734
https://www.homedepot.com/p/JELD-WEN-47-5-in-x-59-5-in-V-2500-Series-White-Vinyl-Single-Hung-Window-with-Fiberglass-Mesh-Screen-THDJW143800712/205688161
https://www.homedepot.com/p/TAFCO-WINDOWS-30-5-in-x-54-5-in-White-Single-Pane-Single-Hung-Aluminum-Mobile-Home-Shed-Window-with-Screen-AMHW3054B/203259560
https://www.homedepot.com/p/American-Craftsman-23-375-in-x-35-25-in-50-Series-White-Single-Hung-Low-E-Argon-Glass-Vinyl-Fin-Window-Screen-Incl-50-SH-FIN/203157276
https://www.homedepot.com/p/American-Craftsman-23-375-in-x-35-25-in-50-Series-White-Single-Hung-Low-E-Argon-Glass-Vinyl-Fin-Window-Screen-Incl-50-SH-FIN/203157276
https://www.homedepot.com/p/American-Craftsman-23-375-in-x-35-25-in-50-Series-White-Single-Hung-Low-E-Argon-Glass-Vinyl-Fin-Window-Screen-Incl-50-SH-FIN/203157276
https://www.homedepot.com/p/American-Craftsman-35-375-in-x-61-25-in-50-Series-White-Single-Hung-Low-E-Argon-Glass-Vinyl-Fin-Window-Screen-Incl-50-SH-FIN/203157291
https://www.homedepot.com/p/American-Craftsman-35-375-in-x-61-25-in-50-Series-White-Single-Hung-Low-E-Argon-Glass-Vinyl-Fin-Window-Screen-Incl-50-SH-FIN/203157291
https://www.homedepot.com/p/American-Craftsman-35-375-in-x-61-25-in-50-Series-White-Single-Hung-Low-E-Argon-Glass-Vinyl-Fin-Window-Screen-Incl-50-SH-FIN/203157291
https://www.homedepot.com/p/Ply-Gem-35-5-in-x-11-5-in-Select-Series-HP-PS-Obscure-Glass-Slider-White-Vinyl-Fin-Window-Screen-Incl-36X12SELHZSL/323765093
https://www.homedepot.com/p/Ply-Gem-35-5-in-x-11-5-in-Select-Series-HP-PS-Obscure-Glass-Slider-White-Vinyl-Fin-Window-Screen-Incl-36X12SELHZSL/323765093
https://www.homedepot.com/p/TAFCO-WINDOWS-18-in-x-36-in-White-Single-Pane-Vinyl-Single-Hung-Utility-Shed-Window-with-Screen-VSH1836B/203951019
https://www.homedepot.com/p/TAFCO-WINDOWS-18-in-x-36-in-White-Single-Pane-Vinyl-Single-Hung-Utility-Shed-Window-with-Screen-VSH1836B/203951019
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606 Manitou Avenue www.manitouspringsgov.com  PHONE: 719-685-5481 

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

August 01, 2025 

 

Michael Bruner, Susan Bruner 

1855 Mincola Street 

Colorado Springs, CO 80915 

 

RE:  Designation of Resources – Triggered by MCAC 2410 (Exterior Alterations) 106 and 106 

½ Deer Path Avenue 

 

Dear Mr. and Mrs. Bruner, 

 

On August 01, 2025, the Manitou Springs Planning Department determined that 106 Deer Path 

Avenue is a non-contributing structure. This determination was made in accordance with the 

evaluation criteria outlined in 17.04.041.2, as summarized below (items a through e): 

 

a. Whether the resource embodies significant historic physical features; 

 

The structure does not embody significant historic physical features. The structure reflects 

a modest Revival-era eclectic style, evident in its jerkinhead roof and stucco cladding. The 

use of glass blocks around the entry is consistent with period experimentation in the 1920s, 

when new materials were introduced into traditional forms. However, the house does not 

embody the defining bungalow or cottage features of the Midland Subdistrict, but rather a 

hybrid of styles. 

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 reflects the characteristics of moderate scale (988 square feet) but does not 

contribute to the district’s historic architectural qualities. It is stucco-clad, has Revival-

style roof form, and lacks unique detailing and features typical of the Midland Subdistrict. 

 

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

district, subdistrict, or the property itself; 

 

The structure was built in 1925, within the subdistrict’s period of significance (pre-1930). 

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

which it is located; and 
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606 Manitou Avenue www.manitouspringsgov.com  PHONE: 719-685-5481 

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

 

There is no documented significance of the property.  

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

the period 

 

The structure does not convey historic significance. It does not display district-defining 

details and includes alterations that diminish its ability to represent the subdistrict’s historic 

character. 

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, 

 

Zachary Davison 

Planner II 

 

 

CC: Property Owner, File 
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Title: MCAC 2511 - 190 Chelten Road (Exterior Alterations, Windows, reface foundation) 
From: Chelsea Royston  
To: Historic Preservation Commission 
Address of Proposal: 190 Chelten Road 
Applicant: Nancy Briley, Owner

 
September 3, 2025 
 
Proposal:  
The owner is seeking to reface a portion of the stone foundation and to replace four aluminum-
framed windows with wood windows. 
 
Zone District:  
Low Density Residential (LDR) 
 
Historic Subdistrict:  
Log Cabin 
 
Background and Existing Conditions:  
The 1924 single-story structure has an enclosed porch along the front of the structure, which is 
set back approximately seventy (70) feet from the right of way. The porch was enclosed 
approximately fifty (50) years ago and the foundation was faced with materials that were 
inconsistent with the rest of the structure. The foundation of the porch has deteriorated and the 
owner proposes to stabilize the foundation structure, which is not within HPC purview. The new 
foundation structure will then be clad in stone and mortar to match other portions of the original 
foundation, as well as the chimney.  
 
The scope of the project also includes replacing four windows, three of which would be 
increased in size. The windows are currently aluminum-framed. The proposed windows will 
increase the window height from 24 inches to 32 inches, will have decorative divided lites, and 
will be wood-framed. The window on the northern facade will remain at 24 inches. The windows 
also have decorative wood trim in a wave pattern that will be replicated as needed to maintain 
the historic aesthetic. 
 
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:  
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The structure was determined to be contributing to the historic district, therefore, Chapter 4 of 
the Manitou Springs Historic District Design Guidelines shall apply.  

• Guideline 4.1 An addition or alteration to an historic building shall ensure that the 
original architectural character and style of the structure is maintained and the addition is 
subordinate in appearance to the original building. 

o The alterations to the historic structure will be replacing features that are 
inconsistent with the architectural character. The replaced stone foundation will 
be more consistent with other stone walls found on the site and throughout the 
district. The windows, while modern, will be wood rather than aluminum, which 
is consistent with the period of significance.  

 

• Guideline 4.13 Historic windows, window materials, scale and their arrangement and 
location on a building façade shall be preserved, especially any façade visible from the 
street. 

o The existing aluminum windows may be original to the enclosed porch. The 
proposed replacement would include wood-framed windows with decorative 
mullions on the street-facing facade. While the fenestration is maintained, the 
windows would be enlarged. The new windows are intended to be consistent with 
the rest of the structure and other structures in the Log Cabin sub-district.  

 

• Guideline 4.15 Architectural details, such as trim, combine to establish distinct character 
and shall be preserved, whenever feasible. Damaged and/ or missing detailing shall be 
replaced and shall match the original detailing. 

o The window trim will be replicated with wood to fill in portions that are missing 
and gaps that are created by the enlargement of the windows.  

 

• Guideline 4.16 When renovating an exposed stone foundation, preserve and maintain the 
existing stone veneer. 

o The existing stone foundation veneer of the porch consists of flagstone slabs 
placed on edge, so that the broad face is vertical. Typically, flagstone is stacked 
so that the broad face is horizontal. The owner intends to remove the flagstone 
and rebuild the wall with stones found on site so that it will replicate the wall of 
the main house foundation and the chimney.  
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Staff Recommendation: 
Should the Historic Preservation Commission find it appropriate to grant the Material Change of 
Appearance Certification, staff does not recommend any conditions. 
 
Motion Language Options:  
Approve the MCAC at 190 Chelten Road, based upon the findings that the request meets the 
review criteria for granting a MCAC, as set forth in City Code Section 17.04.050.B.5 as 
presented. 
  
Approve the MCAC at 190 Chelten Road, based upon the findings that the request meeting the 
review criteria for granting a MCAC, as set forth in City Code Section 17.04.050.B.5, with an 
alteration to staff’s conditions as follows… 
 
Deny the MCAC at 190 Chelten Road, based upon the findings that the request does not meet the 
review criteria for granting a MCAC, as set forth in City Code Section 17.04.050.B.5. 
 
Postpone the MCAC at 190 Chelten Road to October 1, 2025 for further consideration.  
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Manitou Springs, CO 80829  FAX: 719-685-5233 

August 28, 2025 

 

Nancy Briley, Owner 

190 Chelten Road 

Manitou Springs, CO 80829 

 

RE:  Designation of Resources – triggered by MCAC 2511 (Exterior Alterations) 190 Chelten 

Road 

 

Dear Ms. Briley, 

 

On August 28, 2025 the Manitou Springs Planning Department determined that 190 Chelten Road, 

constructed in 1924 has been designated as a contributing structure. 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 has several of the defining characteristics identified in the Historic District 

Design Guidelines:  

• Horizontal single-story residences  

• Original log cabin construction  

• Peeled-bark, round log siding, though no chinking is visible) 

• Low-sloped gabled roofs with shed extensions for porches  

• Siting and landscaping which blends with the setting  

• rustic, rubble stone walls 

• Rustic, natural landscaping, pinons and native planting 

 

 

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

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

district; 

• There are no known historical, architectural, or archaeological values identified on 

the site or in the structure.  

 

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

district, subdistrict, or the property itself; 

• This structure was constructed in 1924, within the period of significance for the 

historic district (pre-1940).   
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d. Whether the resource relates to the documented significance of the property upon 

which it is located; and 

• There is no documented historic significance for the property or the structure.  

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

the period 

• The structure possesses integrity and can yield information about the time during 

which it was designed.  

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 

Senior Planner 

 

CC: Property Owner, File 
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Chelsea Royston

From: nancybriley@q.com

Sent: Monday, August 18, 2025 11:59 AM

To: Chelsea Royston

Subject: Proposed improvements to 190 Chelten Rd.

Hi Chelsea.  I am so sorry, but I have been unable to fill out those forms online.  I have filled some out by 

hand.  This is my "letter of explanation."  You will need to scan forms and then copy/paste this to create 

an online application.  

 

The proposal to build a loft over the garage is withdrawn, as the garage is built on a slab, making it 

impossible to add a second story.   

 

Letter of Explanation for Improvements to 190 Chelten Rd. 

 

Address:  190 Chelten Rd. 

                 Manitou Springs, CO  80829 

 

Owner:  Nancy Briley 

              190 Chelten Rd. 

               Manitou Springs, CO  80829 

 

Contractor:  Casey Mielnik 

                    Bighorn Home Solutions Ltd. 

                    7075 Ashley Dr. 

                    Colorado Springs, CO  80922 

 

Designer:  (owner) 

 

Scope:  Stabilization of front of residence by pouring a concrete foundation under the existing closed in 

porch, then facing the concrete well with stone and then replacing existing windows with wooden 

windows. 

 

Description of proposal:  The historic cabin had a front porch extending across the front of the 

house.  This was enclosed approximately 50 years ago to form two small bedrooms.  The porch was 

resting on for pillars, across the front.  These pillars appear to be intact and stable, but joists at the 

junction of the porch and the house were cut to allow ductowork for the heating system, decreasing the 

stability of the structure.  The base of the porch was enclosed by placing stones along the south side, 

without grout.  The north facing foundation is concrete, faced with horizontal wood 1x12s.  This will not 

be changed unless needed for stability.  The front of the facing consists of flagstone set on edge across, 

with grout between each stone.  The grout has come loose and the flagstones are unstable.  The 

flagstones were apparently initially set against a wooden support, but the base of that support has now 

rotted.  The lack of a foundation has allowed animals to invade, in the past, as well as prevented proper 

insulation. 

The current windows are single pane, aluminum windows, which are not energy efficient, and are not 

aesthetically consistent with the log cabin appearance. 
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The proposed improvements would remove the flagstone and loose stone facade.  The porch would be 

stabilized by a poured, concrete foundation.  This would be faced with natural stones, gathered from the 

property (supplemented with purchased stones if needed.)  This is consistent with the original 

foundation under the cabin, as well as the stone chimney. 

 

The current windows will be removed and replaced with solid wooden, insulated windows.  Faux divided 

lites will be added to enhance the appearance, making it consistent with the log cabiin design as well as 

matching the windows of the front porch enclosure next door.  Three of the windows will be increased in 

height from (current) 24" to 32", decreasing the "solid wall" appearance from the front.  The window on 

the north face will be left at 24" height, but will have faux divided lites.  The windows are currently 

trimmed with a decorative, wave design (as seen on the historic cabins on Crystal Park Road).  This will 

be maintained across the tops and replicated as needed for the side trim. 

 

The second phase of the project, a proposed loft addition to the garage, has been abandoned. 

 

Photographs:  I will send separately. 

 

Site Plan:  No changes to site or floorplan. 

 

Checklist for Applicability:  Hard copy.  Will try to send separately as well. 

 

 

Hope this works. 

Thanks, Nancy 
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Chelsea Royston

From: Nancy Briley <nancybriley@q.com>

Sent: Monday, August 18, 2025 12:26 PM

To: Chelsea Royston

Subject: Photos 190 Chelten Rd. 

 

 
 

Existing facade 
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Natural stone chimney  
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Natural stone foundation  
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Flagstone fascia  
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Failing mortar  
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Neighbor porch enclosure with natural stone foundation and faux divided lites in windows.  

Sent from my iPhone 
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