
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 

July 1, 2026 5:30 PM 
 

A.  CALL TO ORDER 
B.  APPROVAL OF MINUTES 
  1.  HPC Minutes 06.03.2026  
  
C.  PUBLIC COMMENT ON NON-AGENDA ITEMS 
D.  NOTICE OF COUNCIL ACTION 
E.  UNFINISHED BUSINESS 
F.  NEW BUSINESS 
  1.  MCAC 2610 - 965 Manitou Ave - Exterior Improvements  
  
  2.  MCAC 2611 - 80 Waltham Avenue (Exterior Alterations)  
  
  3.  MCAC 2612 - 2 Grand Avenue - New Construction of Accessory Structure  
  
G.  OTHER BUSINESS 
  1.  Consideration of Jehan-Ara Kahn's for Historic Preservation Committee 

Commissioner  
  
  2.  Sub-Committee Appointments for HPC Public Outreach Efforts  
  
  3.  Chapter 17 - Code Revisions Discussion  
  
H.  ADJOURNMENT 

 

Commissioners: 
Matthew Rose, Chair (03/31/2028) 
Matthew Murphy, Vice Chair (03/31/2028) 
Erin Handlin (03/31/2029) 
Ann Nichols (03/31/2029) 
Joy Porter (3/31/2029) 
Avrie Tomsik (03/31/2029) 
Jehan-Ara Khan, Alternate Commissioner (03/31/2030) 
Tammila Wright, Alternate Commissioner (03/31/2028) 

Staff and Liaisons: 
Julie Wolfe, City Council Liaison 
Fred Rollenhagen, Planning Director 
Chelsea Royston, Senior Planner  
Erin Ringsred, Planner and Landscape Architect II 
Zachary Davison, Planner II 
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 1 regular and 1 alternate position 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 
June 3, 2026

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 Ann Nichols 
 Commissioner Avrie Tomsik 
 Commissioner Matthew Murphy 
 Commissioner Joy Porter 
 Alternate Commissioner Jehan-Ara Khan 

COMMISSIONERS ABSENT FOR ROLL CALL 
 Commissioner Erin Handlin (Arrived at 5:45 PM) 
 Alternate Commissioner Tammila Wright 

STAFF PRESENT: 
 Planning Director Frederick Rollenhagen 
 Senior Planner Chelsea Royston 
 Planner and Landscape Architect II Erin Ringsred 
 Planner II Zachary Davison 

GUESTS PRESENT: 
 City Attorney Representative Katherine Vera 

B. APPROVAL OF MINUTES  

1. May 6, 2026 HPC Meeting Minutes 

Commissioner Porter moved to approve the minutes as presented. Commissioner 
Tomsik seconded the motion. The motion passed (6-0). 
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City of Manitou Springs 
Historic Preservation Commission Minutes 
June 3, 2026 
Page 2 of 5 
 

C. PUBLIC COMMENT ON NON-AGENDA ITEMS 

There was no public comment. 

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

E. UNFINISHED BUSINESS 
There was no Unfinished Business. 

F. NEW BUSINESS 

1. MCAC 2609 – 3 Oklahoma Road (Exterior Alterations) 

Planner Davison presented Material Change of Appearance Certification (MCAC) 2609. 
The project involves a detached garage, a secondary structure located closest to the 
street. Alterations proposed included replacing aluminum windows with vinyl windows 
on the southern street facing façade.  

Applicant Doug Baker, explained that the existing windows were from the 1970’s and 
noted that only one is visible to the street. He claimed that vinyl would fit in better with 
the historic aspect of town. Applicant Baker confirmed that the garage windows would 
be white, while the windows on the main residence are tan.   

Commissioner Tomsik motioned to approve MCAC 2609. The motion was seconded by 
Commissioner Nichols. The motion passed unanimously (6-0). 

Note for the Record – Commissioner Handlin arrived at 5:45 PM. 

2. MCAC 2610 – 965 Manitou Avenue (Exterior Improvements) – Continued to July 
1st 2026 Meeting 

Commissioner Murphy motioned to continue MCAC 2610 to the July 1, 2026 HPC 
Meeting. Commissioner Nichols seconded the motion. The motion passed unanimously 
(7-0). 

G. OTHER BUSINESS 

1. Historic Art Award Review 

Submittals for the Art Competition were reviewed. Planner Ringsred explained that the 
submissions were received after the deadline, but discussion could take place on 
whether to use the artwork for next year’s HPC Awards.  
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City of Manitou Springs 
Historic Preservation Commission Minutes 
June 3, 2026 
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Commissioner Handlin moved to approve an art piece depicting the Governor’s 
Mansion for use in 2027. Commissioner Tomsik seconded the motion. The motion 
passed unanimously (7-0). 

Vice Chair Rose suggested using the art pieces for another purpose, such as 
promotional material, for a quicker response to the students who provided art, rather 
than waiting a whole year to use it.  

Planner Ringsred explained that the winner would be notified via email, and featured in 
the City newsletter. 

Chair Kindseth suggested contacting the other artists to thank them for their 
submissions. She also proposed arranging a time to take a photograph with the 
selected artist. Planner Royston stated that staff would coordinate with the Public 
Information Officer (PIO) to determine an appropriate way to take the photo. 

Vice Chair Rose offered to write an article for the City Newsletter that thanked all the 
businesses in town who donated to the Treasure Hunt.  

2. Election of Officers 

Chair Kindseth announced that she will be moving out of the City, and there would need 
to be a new Chair selected.  

Commissioner Nichols motioned to appoint Vice Chair Rose as Chair. Commissioner 
Porter seconded the motion. The motion passed unanimously (7-0). 

Commissioner Nichols motioned to appoint Commissioner Murphy as Vice Chair. 
Commissioner Porter seconded the motion. The motion passed unanimously (7-0). 

Planner Royston thanked Chair Kindseth for her service. 

3. Chapter 17 Amendments 

Planner Royston gave an educational presentation regarding amendments to Chapter 
17 of City Code. She explained that periodic code revisions help to ensure compliance 
with changing regulations and best practices, maintain fair and impartial criteria, and 
avoids conflict with other provisions of the City Code. The process for creating and 
establishing code amendments was explained. Planner Royston encouraged 
discussion, and noted that Staff, the HPC, and City Attorneys are working toward the 
same goals, including acting in accordance with the National Historic Preservation Act, 
remaining in Certified Local Government (CLG) status, and complying with Manitou 
Springs Code Chapter 17.04.020.8. Opportunities for improvement on Chapter 17 
identified by staff, attorneys, and the HPC were also presented.  

Commissioner Murphy said that he would like to have more engagement with the 
property owners, as well as simplify the code to encourage MCAC submissions. He said 
that administrative review for some projects could be helpful to avoid having to wait for 
HPC meetings. 
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City of Manitou Springs 
Historic Preservation Commission Minutes 
June 3, 2026 
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Vice Chair Rose noted that it is common practice to wait for the monthly meetings, but 
suggested that a tiered approach to applications could help support the meeting gap. 

Commissioner Nichols suggested reviewing other CLG historic districts and their historic 
code provisions for demolition and economic hardship. Planner Royston noted that staff 
has been reviewing the Model CLG code for possible solutions.  

Planner Royston shared that staff discovered that the term economic hardship was not 
triggered properly in Chapter 17, due to review of the model CLG code. She added that 
this could be revised.  

Planner Royston noted challenges related to certain materials addressed in the HPC 
Guidelines, but not in City Code. She explained the difficulties of revising the code 
without also updating the guidelines and requested the Commissioners identify 
guideline sections for future reviewed. If revisions are needed, she noted that funding 
could be sought to update the guidelines. 

Commissioner Nichols mentioned previous guidelines revisions, in which the City hired 
a consultant and public input was gathered. She noted that once the HPC has capacity 
to do that again, it could be very useful.  

Commissioner Porter commented that some citizens are upset with each other or with 
the HPC because of perceived inconsistency with MCAC approvals. She emphasized 
awareness of consistency if the MCAC process is revised to Minor and Major. 

Commissioner Khan suggested providing community education sessions, noting that 
some code and guideline language may be intimidating to residents. She emphasized 
the importance of readable and easy to understand language. Planner Royston agreed 
and highlighted planning department efforts to support accessibility, including pre-
application meetings.  

Vice Chair Rose expressed support for tying historic preservation related penalties in 
with the City’s building permit. 

There was a discussion about MCAC’s reviewed after construction is completed and 
potential penalties. Commissioner Porter noted that some properties repeatedly 
proceed without proper approval or deviate from approved work. She stated her support 
for linking penalties to the building permit rather than HPC review. 

There was a discussion about the 10-year moratorium prohibiting applications on 
properties with unpermitted demolition. Planner Royston noted that the section of code 
can be vague, and lacks a tiered enforcement structure, resulting in no penalty or a 10-
year moratorium. She also clarified that the restriction follows the property, not the 
owner. Director Rollenhagen raised concerns that the moratorium could discourage 
property maintenance, while Planner Royston explained that the rule is intended to 
prevent property owners from demolishing structures prior to sell to render properties 
non-contributing. Commissioner Nichols suggested reviewing other historic codes to 
compare how similar issues are addressed.  
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Planner Ringsred stated that it would be an asset to have better definitions on 
secondary structures versus non-contributing structures. 

Planner Royston explained that commissioners would be provided with a red-lined 
version of the code, and possible revisions. She added that the review and revision 
process would most likely take multiple HPC meetings. 

City Attorney Vera emphasized the importance of making consistent decisions and 
noted the work that has been done in the economic hardship and demolition sections so 
far.  

H. ADJOURNMENT 
The meeting adjourned at 6:49 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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Title: MCAC 2610 - 965 Manitou Ave - Exterior Improvements 
From: Erin Ringsred  
To: Historic Preservation Commission 
Address of Proposal: 965 Manitou Ave 
Applicant: Pikes Peak Window and Doors LLC on behalf of owner Matthew Gray

 
July 1, 2026 
 
Proposal:  

Pikes Peak Windows and Doors LLC on behalf of the property owner Matthew Gray, requests a 
Material Change of Appearance Certification for the replacement of an existing first floor fixed 
window with a service window that complies with El Paso County Health Department 
requirements to allow beverage sales to pedestrians.  

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

The window proposed for replacement is fixed glass window with wood trim around the glass. 
The framing is proposed to remain intact with the glass being replaced with an operable window 
for beverage sales.  

 
 
Zone District:  
Downtown (DWTN) 
 
Historic Subdistrict:  
Commercial Core 
 
Background and Existing Conditions:  

The property is made up of addresses 953, 955, 963 and 965 Manitou Avenue. The original 
structure was built on Lot 7 by David J Faulkner in 1893. The structure was two stories and 
constructed of brick. The structure was home to the Manitou Restaurant beginning in 1894. It is 
estimated that the original building was altered in the 1920’s to create the Pueblo Revival style 
building. In 1952 a masonry addition was added to the building.  

The building is considered an ornate Pueblo Revival. The structure is characterized as a two 
story flat roof with exposed decorative vigas, transom above display windows, carved timber 
balcony with log columns. The first story is a storefront for “The Loop” restaurant.  
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The window proposed for replacement is fixed glass window with wood trim around the glass. 
The framing is proposed to remain intact with the glass being replaced with an operable window 
for beverage sales.  

 
 
 
Public Involvement: 

The application was noticed in accordance with Section 17.04.100 of the Manitou Springs 
Municipal Code. No public comment has been received as of the publication of this report. 

 
 
Findings and Review Criteria:  

Findings and Review Criteria: The structure has been designated as a contributing structure to 
the Historic District as outlined in Section 17.04.041 of the Manitou Springs Municipal Code. As 
a contributing structure, this application is reviewed for appropriateness in accordance with the 
Secretary of the Interior's (SOI) Standards for the Treatment of Historic Properties Guidelines for 
Rehabilitation which is defined as "... the act or process of making possible a compatible use for 
a property through repair, alterations, and additions while preserving those portions or features 
which convey its historical, cultural, or architectural values. The Rehabilitation Standards 
acknowledge the need to alter or add to a historic building to meet continuing or new uses while 
retaining the building’s historic character." Rehabilitation standards are more appropriate than 
Preservation due to the changes required for code compliance. 

Windows: The SOI recommends "Replacing windows that are too deteriorated to repair using the 
same sash and pane configuration, but with new windows that operate differently, if necessary, 
to accommodate a new use. Any change must have minimal visual impact. Examples could 
include replacing hopper or awning windows with casement windows, or adding a realigned and 
enlarged operable portion of industrial steel windows to meet life-safety codes." 

 
 
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:  

MCAC 2610 – Material Change of Appearance Certification 

Page 9 of 106



   

   

Approve the Material Change of Appearance Certification at 965 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 965 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 965 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 965 Manitou Avenue, to August 5, 
2026, for further consideration. 
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Title: MCAC 2611 - 80 Waltham Avenue (Exterior Alterations) 
From: Zachary Davison - Planner II  
To: Historic Preservation Commission 
Address of Proposal: 80 Waltham Avenue 
Applicant: Scott Harvey

 
July 1, 2026 
 
Proposal:  

The applicant, on behalf of the property owners, is seeking approval to replace a failing wood 
retaining wall with a concrete alternative. Additionally, a trash enclosure is proposed, which will 
be constructed along the wall near Watham Avenue. The retaining wall will be colored to match 
an approved color sample that best complements the adjacent red rock formations. The trash 
enclosure will be painted a similar tone. 

 
 
Zone District:  

General Residential (GR) 

 
 
Historic Subdistrict:  

Ruxton Historic Subdistrict 

 
 
Background and Existing Conditions:  

The primary structure on the property was built in 1899 and comprises 2,096 square feet above 
grade. The retaining wall in question is located on the east side of the property, where it retains 
the grade necessary to accommodate the parking area. The wall is adjacent to a solid rock face 
and sits below the primary structure, which is positioned diagonally up the slope. At present, the 
retaining wall is constructed of landscaping timbers stacked horizontally. While its current age is 
unknown, photographs from the 1990s show the wall similarly constructed of horizontally 
stacked timbers, but with the addition of vertical lateral supports, suggesting the current wall to 
be approximately 30 years old. 
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Public Involvement: 

The application was noticed in accordance with Section 17.04.100 of the Manitou Springs 
Municipal Code. No public comment has been received as of the publication of this report. 

 
 
Findings and Review Criteria:  

The following guidelines are applicable to this project: 

Chapter 10: Site Improvements for Residential and Commercial Properties 

10.1 Preserve all existing stone walls, bridges and stairs.  

Not applicable. 

10.2 In areas of steep topography, incorporate traditional entry features such as retaining 
walls, bridges and stairs into the site plan.  

The property is located in an area of steep topography. The proposed concrete retaining wall 
serves as a traditional site improvement element consistent with the treatment of grade changes 
along Waltham Avenue. The replacement wall will occupy the same location and fulfill the same 
function as the existing timber retaining wall.  

10.3 New retaining walls, bridges and stairs shall match the appearance and alignment of 
existing and/or adjacent walls, as well as the character, quality and appearance of other 
retaining walls, bridges and stairs in the Historic District.  

The proposed retaining wall will be colored to match an approved color sample that best 
complements the adjacent red rock formations. The wall will maintain the same alignment as the 
existing retaining wall. The applicant acknowledges that the guidelines prefer stone; however, 
the structural condition of the existing wall necessitates replacement with concrete. 

10.4 New driveways, service access and drop-off zones shall be designed to minimize the 
visual impact on the overall streetscape, including the sidewalk.  

Not applicable. 

10.5 Parking areas and surface parking lots shall be screened from view.  
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Not applicable. 

10.6 Mechanical equipment and service areas shall not be a dominant component along the 
street edge.  

The proposed trash enclosure will be constructed along the retaining wall near the road. The 
enclosure will be painted a tone similar to the retaining wall, minimizing its visual impact along 
the street edge. It should also be noted that per Title 18, trash enclosures are not considered 
structures and are not subject to setback or other zoning standards. The enclosure is further 
consistent with the Manitou Springs Wildlife Ordinance (commonly referred to as the Bear 
Smart Ordinance), codified at Municipal Code Section 7.10.030, which requires that trash 
receptacles be secured from wildlife at all times and stored in a wildlife-resistant container or a 
secure location inaccessible to wildlife. 

10.7 Infill and redevelopment projects shall maintain the tradition of contributing to the 
ambience of downtown by including site elements and enhancements that complement the 
streetscape and associated public spaces in the Historic Core.  

Not applicable. 

10.8 Exterior lighting shall not compete with pedestrian lights installed in the public right-
of-way, but shall supplement the overall street lighting scheme to create a pleasant and safe 
pedestrian experience at night.  

Not applicable. 

10.9 Exterior light fixtures shall be similar in character and intensity to those used 
traditionally on the exterior of contributing commercial or residential buildings.  

Not applicable. 

10.10 Security features shall not be discerned as a primary component to the front building 
façade during day, evening or night hours.  

Not applicable. 

10.11 Integrally colored materials such as stucco, roofing, stone, mortar and concrete will 
be reviewed by Planning Staff. 

The proposed concrete retaining wall will be integrally colored. The selected color will be drawn 
from an approved color sample that best complements the adjacent red rock formations.  
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Staff Recommendation: 

Should the Historic Preservation Commission find it appropriate to approve the Material Change 
of Appearance Certification, staff does not recommend any conditions. 

 
 
Motion Language Options:  

MCAC 2611 – Material Change of Appearance Certification 

Approve the Material Change of Appearance Certification at 80 Waltham 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 80 Waltham 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, with conditions as 
follows… 

Deny the Material Change of Appearance Certification at 80 Waltham 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 80 Waltham Avenue, to August 5, 
2026, for further consideration. 
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Manitou Springs Historical Preservation Committee 

Retaining Wall at 80 Waltham Ave.

This project seeks to solve two problems, a failing retaining wall and bear proofing trash 

receptacles.

We don't know the origins of the wood retaining wall issue. We suspect that at some point the 

parking area was enlarged and possibly removed a portion of the stone retaining wall that ran 

perpendicular to the street.  The two stones at the top of the wall are indicators of this conclusion.

Over time someone installed a RR Tie retaining wall which ultimately failed.  These RR Tie 

timbers often last 20-30 years.  After that the small timber retaining wall was installed.  We’re 

guessing the stone wall that may have been present was damaged or removed better than 50 years

ago.

It is apparent that the wood retaining wall solution is not durable and the owner wishes to build a 

concrete retaining wall.

Connecting the stone wall along the street to the concrete retaining wall is not appropriate as they

will not act alike and the concrete wall being stronger will tear apart the stone wall.  A means of 

having isolation between the two walls would be appropriate.

We would be open to using one the approved Manitou colors for concrete above grade.

As for the trash enclosure, the owner has tried bear proof locks on the trash cans which just 

frustrates the bears and they end up throwing the trash containers around  and into their cars. The 

owners would like a better, more discrete, solution for the trash security.
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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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2 

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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3 

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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Title: MCAC 2612 - 2 Grand Avenue - New Construction of Accessory Structure 
From: Chelsea Royston  
To: Historic Preservation Commission 
Address of Proposal: 2 Grand Avenue 
Applicant: John Pearring, Owner

 
July 1, 2026 
 
Proposal:  
The applicant requests a Material Change of Appearance Certification to permit construction of a 
detached accessory structure. The proposed one-story structure will be constructed on the existing 
parking lot to create three two-car garages for use by the occupants of the upper three floors of the 
accompanying residential structure.  
 
 
Zone District:  
The property is zoned General Residential. 
 
Historic Subdistrict:  
The property is in the Agate Hill Historic Subdistrict. 
 
Background and Existing Conditions:  
The principal structure on the site is a four-story residential condominium building that was originally 
constructed in 1890. The architectural inventory report is attached. The building was renovated with 
HPC approval in 2020. While the principal structure is a contributing resource, the proposed 
accessory structure will be reviewed under Chapter 9 of the Historic District Design Guidelines for 
Secondary Structures. The City Planning Commission will also review a setback variance request for 
this project.   
 
The site, known as the Nolan House, is listed as one of the notable structures in the Agate Hill 
Historic Subdistrict. The primary structure is classified as Queen Anne Style and has multiple siding 
materials. The proposed garage will use similar materials as were approved for the 2020 renovation. 
The proposed location of the garage will be where the existing parking spaces are, and will extend 
further into the landscaped area adjacent to Canon Avenue. The landscaping area currently has 
several retaining walls, though only the lower-most wall, directly adjacent to the sidewalk, is historic. 
The project does not intend to affect the historic wall. The site fronts three streets; the front facade of 
the principal structure faces Grand Avenue, the secondary entrance is along the Canon Avenue 
frontage, and the access to the main parking lot is on the Spencer Avenue frontage. The main 
parking lot has six parking spaces; two for each residential unit on the three upper floors. The lower 
level unit has two parking spaces in a separate parking area near the secondary entrance. 
 
The proposed materials are: 
- Roof: Synthetic Shake Roofing to match primary structure on a 9/12 ptich gable roof 
- Siding: Cedar Shake Siding in the Gable ends and on walls between garage overhead doors, 1x6 
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cedar lap siding, stucco wainscot on Canon Avenue side, rock facade on exposed foundation 
- Doors: overhead doors with faux decorative hardware, firerated pedestrian entry doors 
- Windows: vinyl sliding windows 
- Exterior Lighting: full cut off sconces 
 
Public Involvement: 
The application was publicly noticed in accordance with Section 17.04.100 of the Manitou Springs 
Municipal Code. The Planning Department received one phone inquiry from a nearby property owner 
who was concerned about lot coverage and visual impact of the steep roof pitch. While the proposed 
height of the structure is within the permitted 25 foot height allowance, the lot coverage appears to 
exceed the maximum permitted (50%). 
 
Findings and Review Criteria:  
The following guideline is applicable to this project: 
 
Chapter 9: Guidelines for Secondary Structures 
9.3 Double-car garages that are more appropriate to modern lifestyles should be set back out of 
view to the degree possible, should reflect the building style of the primary structure, and if the 
garage door is visible from the public right-of-way should be or appear to be two single doors. 

The subject property fronts three public roadways, which automatically makes any structure on 
the property visible from the public right of way. The structure has been designed to complement 
the primary structure in materials and scale. The three garage doors are oriented toward the 
interior of the lot so that they are minimally visible from the right of way.  

 
 
Staff Recommendation: 
Should the Historic Preservation Commission find it appropriate to grant the proposed Material 
Change of Appearance Certification, staff recommends the following conditions: 

1. Approval of the proposed MCAC is contingent on the approval of required variance(s), or; 
2. Should the required variance(s) be denied, staff shall be authorized to approve the modified 
design without further review by the Historic Preservation Commission. 

 
 
Motion Language Options:  
Approve the Material Change of Appearance Certification at 2 Grand 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 2 Grand 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, with conditions as follows… 
 
Deny the Material Change of Appearance Certification at 2 Grand 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. 
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Postpone the Material Change of Appearance Certification at 2 Grand Avenue, to August 5, 2026, 
for further consideration. 
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June 19, 2026  

 

RE: A letter of explanation containing the following information:  

• Property address: 2 Grand Ave., Manitou Springs, CO 80829	
	

• Name, address, phone number, email of owner: John F. Pearring Jr. and Joanne M. 
Pearring, 1

	
• Name, address, phone number, email of developer or contractor (if other than the 

owner): Our winning bid is from 

 
• Name, address, phone number, email of architect or designer – included services 

provided by 
 	

• Description of any existing improvements on the property – In 2020, JFP Construction, 
LLC completed renovation of the 2 Grand Avenue apartment building into four condos. 
The renovation included landscaping of the property and paving for the existing parking 
lot. The renovation was honored with an award from the City of Manitou Springs as a 
model for historic preservation.	
	

• A statement describing the scope of the project, the design intentions, and a comment 
on the project's visual impact on its surroundings: 
 
Description:  
 
The 2 Grand Avenue garage is being constructed for Units #101, #102 and #103. Each 
unit will have a separate 2-Car Garage. The footprint of the combined garages is 
24’x60’.  
 
Each two-car garage share a wall. The garages will be owned individually by the 
residents of the top three units, or rented by a renter of a unit. Per the HOA rules, 
garages cannot be rented or sold. They are the responsibility of the resident.  

The building will be be framed with 2"x6" construction. The 10' interior walls and ceilings 
will be 5/8" sheetrock. Attic storage will be accessible via a pull down 22stairs 1⁄2” 
aluminum ladder in each unit. Each unit's garage has a separate 30”x60" single hung, 
insulated window facing Canon Avenue. The windows will be placed horizontally rather 
than vertically for security reasons. An 18’ x 8’ insulated garage door will be installed for 
each garage, and include a separate doorway for second access. The middle garage 
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owner/renter will have emergency access through the wall into one of the other garages. 
 
Visual impact: 
 
The garage will match the architectural appointments of the condo building. Matching lap 
siding, shake siding, stone facing on the hillside foundation, and the same Enviro roofing 
approved in 2014 for the condo building will be on the roof of the garages. A 4’ strip of 
the east, Canon Avenue facing side of the building will have stucco to match the stucco 
present on all sides of the condo building.  
 
Also, the pitch of the garage will match the condo building 9-12 pitch. The trim wood for 
doors and windows will match the 5/4 (1” rather than ¾”) trim as that on the condo 
building.  
 
The garage doors will have be a conservative, legacy design, painted brown to match 
the brown accent on the condo building. The colors of the trim, siding, and siding shakes 
will match the colors on the condo building. 
 
We intend to match the Romanesque lip present on the outside of the condo building 
addition, separating each floor. The roof line overhang on the Condo building will also be 
copied on the garage.  
 
Lights will be next to each garage and access door that will match the down-facing lights 
on the condo building.  
 
We will install the ledgestone texture and colors to match the stone installed on the 
addition. 

 
 
 
 
Sincerely, 

 
John F. Pearring, Jr 
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CHECKLIST FOR APPLICABILITY 
City of Manitou Springs Historic District Design Guidelines 

Project Name and/or Address: 2 Grand Avenue Garages at 2 Grand Avenue -  Date June 3, 2026 

STEP 1:  Identify an approach for your project (see page 1.7 of the Historic Design Guidelines) 
STEP 2:  Complete the following Checklist

Photographs and supplemental information are available as uploads into the Sharepoint folder. 

Yes No Yes No

3.1 3.6
Solar Panels and

Photovoltaic Cells
✔

3.2 3.6 Satellite Dish Antennas ✔

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 ✔ ✔

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

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

Guideline Page Category
Applicable? Compliant?
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Yes No Yes No

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
✔ ✔

Why Not? Alternative StrategyGuideline Page Category
Applicable? Compliant?
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Yes No Yes No

4.18 4.13 Materials ✔ ✔

4.19 4.13 Materials ✔ ✔

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 ✔

Why Not? Alternative Strategy

Chapter 5: Guidelines for NEW RESIDENTIAL Construction

Guideline Page Category
Applicable? Compliant?
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Yes No Yes No

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 ✔

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 ✔

Why Not? Alternative Strategy

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

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

Guideline Page Category
Applicable? Compliant?
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Yes No Yes No

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

✔

Why Not? Alternative StrategyGuideline Page Category
Applicable? Compliant?
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Yes No Yes No

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 ✔

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 ✔

Why Not? Alternative Strategy

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

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)

Guideline Page Category
Applicable? Compliant?
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Yes No Yes No

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 ✔

8.19 8.12 Building Alignment ✔

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)

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)

Guideline Page Category
Applicable? Compliant?
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Yes No Yes No

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 ✔

9, 10 and/or 11 as 
applicable)

9.1 9.1 Secondary Structures ✔ ✔

9.2 9.1 Secondary Structures ✔ ✔

9.3 9.1 Garages ✔ ✔

9.4 9.3

Carports
Shade Structures

✔

Chapter 9: Guidelines for SECONDARY Structures

Why Not? Alternative Strategy

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,

Guideline Page Category
Applicable? Compliant?
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Yes No Yes No

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 ✔ ✔

Why Not? Alternative Strategy

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

Guideline Page Category
Applicable? Compliant?
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Yes No Yes No

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 ✔ ✔

11.1 11.1 Building Relocation ✔

11.2 11.1 Building Relocation ✔

11.3 11.1 Building Relocation ✔

APPENDIX C: Tax Credits and Other Incentives for Historic Preservation

APPENDIX D: Glossary of Terms

Why Not? Alternative Strategy

Chapter 11: Guidelines for Building RELOCATION

APPENDIX A: Secretary of the Interior: Standards for Treatment of Historic Properties

APPENDIX B: Technical Maintenance and Preservation Information

Guideline Page Category
Applicable? Compliant?
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Current plans call for a 11' variance (shown in green), instead of 15' at this corner,
giving the 24' deep by 62' wide garage a 20' parking lot distance. That is a necessary 
variance request from 15'.

A new plan calls for a 7.5' variance (shown in red), which 
gives us a deeper parking lot at 24' for easier entrance
and exit into and out of each garage doorway.

Depiction of 7.5' variance and 11' variance for 2 Grand Avenue garages

Text
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John F Pearring_1


John F Pearring_2


John F Pearring_3


John F Pearring_4


John F Pearring_5


John F Pearring_6




Location of 2 Grand Avenue garages
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23 ft from bottom of 
foundation wall to 
peak of the roof line.

Elevation and placement in existing spot at 2 Grand Avenue garages

All existing green stone walls remain
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Setback of garages (the original 2 Grand Avenue garage) next door
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THESE PLANS AND PROJECT SHALL CONFORM TO 2021 IRC, and ALL LOCAL ORDINANCES AS PER THE 2023 PPRBD.

BUILDING OCCUPANCY:  Group R-3 & U; Non Sprinklered ; Type V –B CONSTRUCTION.

WRITTEN DIMENSIONS ON THESE PLANS SHALL HAVE PRECEDENCE OVER SCALED DIMENSIONS. CONTRACTOR TO
VERIFY AND BE RESPONSIBLE FOR ALL EXISTING CONDITIONS AND DIMENSIONS PRIOR TO, AND DURING ALL PHASES
OF WORK. THIS OFFICE MUST BE NOTIFIED OF ANY VARIATION FROM THE DIMENSIONS AND CONDITIONS SHOWN BY
THESE DRAWINGS.
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THESE PLANS AND PROJECT SHALL CONFORM TO 2021 IRC, and ALL LOCAL ORDINANCES AS PER THE 2023 PPRBD.

BUILDING OCCUPANCY:  Group R-3 & U; Non Sprinklered ; Type V –B CONSTRUCTION.
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VERIFY AND BE RESPONSIBLE FOR ALL EXISTING CONDITIONS AND DIMENSIONS PRIOR TO, AND DURING ALL PHASES
OF WORK. THIS OFFICE MUST BE NOTIFIED OF ANY VARIATION FROM THE DIMENSIONS AND CONDITIONS SHOWN BY
THESE DRAWINGS.
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Title: Consideration of Jehan-Ara Kahn's for Historic Preservation Committee Commissioner 
From:   
To: Historic Preservation Commission 
Address of Proposal:  
Applicant: 

 
July 1, 2026 
 
Proposal:  
Consideration of Jehan-Ara Kahn's request for status change from Alternate HPC commissioner 
to Full-Time HPC Commissioner. 
 
Zone District:  
 
 
Historic Subdistrict:  
 
 
Background and Existing Conditions:  
 
 
Public Involvement: 
 
 
Findings and Review Criteria:  
 
 
Staff Recommendation: 
 
 
Motion Language Options:  
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Title: Sub-Committee Appointments for HPC Public Outreach Efforts 
From:   
To: Historic Preservation Commission 
Address of Proposal:  
Applicant: 

 
July 1, 2026 
 
Proposal:  
HPC will appoint HPC commissioners to the following sub-committees: Social Media Posts, 
Newspaper Articles, Community Relations and Education Programs. The sub-committees will be 
made up of no more than 2 commissioners and they will provide monthly updates to the 
commission at regular meetings.  
 
Zone District:  
 
 
Historic Subdistrict:  
 
 
Background and Existing Conditions:  
 
 
Public Involvement: 
 
 
Findings and Review Criteria:  
 
 
Staff Recommendation: 
 
 
Motion Language Options:  
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Title: Chapter 17 - Code Revisions Discussion 
From:   
To: Historic Preservation Commission 
Address of Proposal:  
Applicant: 

 
July 1, 2026 
 
Proposal:  
Chelsea wiill populate 
 
Zone District:  
 
 
Historic Subdistrict:  
 
 
Background and Existing Conditions:  
 
 
Public Involvement: 
 
 
Findings and Review Criteria:  
 
 
Staff Recommendation: 
 
 
Motion Language Options:  
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Chapter 17 amendments
HPC WORK SESSION

7/1/26
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Presentation Agenda
Application Types

1. Research
◦ Manitou Spring

◦ Model Code

◦ Salida’s Code (others researched include Idaho Springs, Colorado Springs)

2. Changes to Code
◦ Major/Minor MCAC

◦ Approval Criteria
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Manitou Springs Historic 
Application types

17.04.041: Designation of Resources (contributing or 
non-contributing)

17.04.045: pre-application meetings

17.04.050: Material Change of Appearance 
Certifications (MCAC)

17.04.060: Incentives

17.04.070: Maintenance

17.04.080: Demolition

17.04.090: Economic Hardship

17.04.103: Appeals

Future work 
sessions
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Application Variety
Manitou Springs Model Code Salida

MCAC Alteration Alterations

Relocation Relocation or 
Demolition

Alterations (non-
contributing)

Minor Activity

Major Activity

Exempt Activity
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application types
EXISTING

1. MCAC

PROPOSED

1. Administrative Review

2. Minor MCAC

3. Major MCAC 
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Administrative Review 
17.04.050.A.3: Items already identified as not needing an MCAC (summary)

a. interior alterations to a privately owned structure. 

b. ordinary maintenance and repairs only. 

c. necessary to correct the unsafe or dangerous condition 

d. Installation of signs

e. Additions or alterations to noncontributing resources 

f. All projects which have no significant or detrimental impacts 

g. Construction of secondary structures

h. reasonable accommodations to individuals with disabilities, as outlined by the 
Americans with Disabilities Act.
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HPC Direction: Minor MCAC process
STANDARD PROCESS

- Staff review with 2 members of HPC, as 
needed

- 10 day review timeframe

- activity that will not detrimentally 
impact or influence the historic integrity 
and/or appearance of a landmark or 
designated historic district

- can be referred to HPC

SALIDA PROCESS

- reviewed by HPC during regular 
meeting

-different application requirements than 
Major MCAC

-different approval criteria than Major 
MCAC
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Scope of Work for MCAC
MINOR MCAC

- does not require a building permit from 
PPRBD

- project falls within purview of Manitou 
Springs Historic District Design Guidelines
◦ Preservation, Alterations and Additions  to 

Contributing Residential Structures

◦ New Residential Construction

◦ Additions and Alterations to Non-
Contributing Structures

◦ New Construction in the Commercial Core

◦ Secondary Structures

MA JOR MCAC

- all project which are not captured by the 
Administrative or Minor MCAC reviews

- within purview of the Secretary of the 
Interior’s Standards
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Approval Criteria
MINOR MCAC

- The proposed alteration supports 
energy efficiency, hazard mitigation, or 
other documented city goals.

- The proposed alteration will not 
eliminate rare architectural detailing in 
Manitou Springs.

- There are no design alternatives that 
achieve the same objective and do not 
result in a solution that is technically or 
financially infeasible in relation to the 
overall scope of the project.

MA JOR MCAC

- All work shall be in conformance with 
the Secretary of Interior's Standards for 
the Treatment of Historic Properties.
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Section Title Action Reason

Various Reorganize and consolidate existing sections, 
terminology, definitions

Improve flow and reduce contradictions, names 
consistent with best practices

Various Materials Consider hazard-resistant and energy efficient 
materials

Hail, flood, fire and insurability

17.04.103 Appeals Make process consistent with other types of 
appeals (de novo)

Council does not currently hear the application 
in its entirety. 

17.04.130 Withdrawal How to review opted-out properties City records are incomplete

17.04.080 Demolition of 
Structures

Make HPC the final historic decision, enact 
waiting period before demo

CC confirmation muddies the appeal process

17.04.090 Economic Hardship Overall revisions and clarification of how to 
apply this section 

onus is on applicant to request hardship and 
present compelling argument

17.04.050 MCAC Create minor/major MCACs, revise approval 
criteria 

Increase consistent application of code, 
impartiality

17.04.120 Penalties Penalize work without permits, revise 
enforcement of 10-year moratorium

Fees/fines move to adopted city-wide fee 
scheduled

Opportunities for improvement
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Questions?Revision
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17.04.050 Material change of appearance certification (MCAC). 

A. Required.  

1. No alteration visible from an adjacent, improved public street, alley, sidewalk, path, or walkway of a 
structure, exterior sign or historic landscape within a historic preservation district shall be made or 
permitted to be made by the owner or occupant thereof until an application for a MCAC has been 
approved and, subsequently, any required permits have been obtained for such changes.  

2. Any person, owner or other entity is required to apply for and receive approval of a MCAC for any 
proposed project in a historic preservation district including, but not limited to any of the following:  

a. Any new construction.  

b. Any restoration, rehabilitation, alteration, addition or change in the exterior size, configuration, 
fenestration or other permanent physical feature.  

c. Any change to major interior architectural features of a publicly-owned resource.  

d. Any alteration in the size, location, or appearance of any sign on property in the downtown zone 
as defined by the zoning ordinance of the city, which requires a permit and does not conform to 
the provisions of the design guidelines or the city sign ordinance, or is an after-the-fact review.  

e. The demolition of a structure (refer to Chapter 17.04.080).  

3. In the following cases, a MCAC is not required, and staff shall process the proposed project application 
without further reference to this chapter:  

a. When the application is for a permit to make interior alterations only to a privately owned 
structure.  

b. When the application is for a permit to do ordinary maintenance and repairs only.  

c. When any measures of construction or alteration are necessary to correct the unsafe or 
dangerous condition of any structure, so long as only that construction or alteration necessary to 
correct the condition is performed.  

d. Installation of signs which conform with the sign ordinance and sign design guideline regulations.  

e. Additions or alterations to noncontributing resources which increase the floor area by twenty-
five percent or less, will not result in the structure being visually or architecturally intrusive in a 
manner that detracts from the historic character of the historic preservation district and which 
do not require development plan approval, rezoning, conditional use approval, a variance, or 
subdivision approval.  

f. All projects which, upon planning director review, are determined to have no significant or 
detrimental impacts on the resource or historic preservation district and do not require 
development plan approval rezoning, conditional use approval, a variance, or subdivision 
approval.  

g. Construction of secondary structures which do not exceed two hundred square feet, do not have 
a permanent foundation, are not located in the front of the property, and do not require 
development plan approval, rezoning, conditional use approval, a variance, or subdivision 
approval.  

4. It shall be the duty of the commission to review all material changes of appearance certification 
applications for any structure or site within a historic preservation district, except those which are 
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exempt from review by the commission. Other provisions notwithstanding, the commission shall 
review all individually-listed National Register properties.  

B. General Provisions for a MCAC.  

1. Applications, and required materials, for proposed projects which require an MCAC under these 
regulations shall be submitted with a form provided by the planning department and accompanied by 
the fee established by resolution of the city council. Information as outlined for each application type 
as stated in these regulations and as may be provided on the submittal checklist for the request shall 
be required by the submittal deadline on the schedule published by the planning department. 
Electronic submission of the completed application form and accompanying information for 
administrative requests or those heard by the historic preservation commission are required unless 
otherwise waived by the planning director. The following information shall accompany the application:  

a. Owner's name.  

b. Street address of the proposal.  

c. Developer or contractor's name, if other than the owner.  

d. Architect's name, if commissioned.  

e. Approximate dates of construction of any existing improvements on the property.  

f. Site plan per commission the requirements of Section 18.16.020 of this Code.  

g. A description of any existing improvements on the property.  

h. A statement describing the scope of the project, the design intentions, and a comment on the 
project's visual impact on its surroundings.  

i. A list of the applicable design guidelines and the applicant's evaluation of compliance with the 
guidelines or addressing why compliance is not proposed.  

j. A detailed description of the proposal. For a project involving commercial property, detailed line 
drawings or plans, drawn to scale and including colored elevations, must be submitted to receive 
approval of the project. A project involving residential property must have understandable 
drawings, drawn to scale, showing elevations, and clear details.  

k. Description of the proposed type of all exterior materials.  

l. Photographs of the existing property and its relationship to the surrounding area.  

m. Applications for commercial or residential properties that require a major or minor development 
plan per the provisions of the zoning code shall provide additional information or documentation 
as required by the planning department 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.  

2. If an application for MCAC is found to be incomplete, it shall be returned to the applicant for revision. 
Applications will not be scheduled for Commission review until a complete application, as determined 
by staff, is submitted.  

3. The commission shall provide detailed information on the MCAC hearing process in its by-laws.  

4. Notice of an Application for a MCAC Hearing. Notice of the MCAC hearing shall be provided as set forth 
in Section 17.04.100.  

5. The Commission shall approve the application only if it finds either:  
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a. That the proposed change is consistent with the design guidelines, or  

b. That the denial of a proposed project would result in economic hardship as set forth in Section 
17.04.090 of this chapter.  

6. Except for MCAC proceedings under Section 17.04.080, the failure of the commission to act within 
thirty days from the required submittal deadline date and filing of a complete application, unless an 
extension is agreed upon mutually by the applicant and the commission shall be deemed to constitute 
approval. In the event, however, that the commission shall make a finding that the circumstances of an 
application require more time for additional study and information than can be obtained within the 
aforesaid period of thirty days, then the commission shall have a period of up to an additional thirty 
days within which to act upon such an application.  

7. Building Permits.  

a. The regional building department, the planning department, or any other local authorities shall 
not issue a regulated permit which authorizes an alteration to a resource within a historic 
preservation district until an MCAC has been approved. Such approvals are valid for one year 
from the date of issuance, and failure to obtain a building permit to undertake the alteration 
within one year shall result in the expiration of the approval. In the event that good cause is 
shown, the MCAC approval may be extended by the city planning director or the planning 
director's designee for up to one, twelve-month period.  

b. "Good cause" for purposes of this section shall mean justifiable and reasonable reasons why a 
building permit was not issued by the deadline. Examples of good cause include delays in building 
permit review by the reviewing agency, inability to secure financing in a timely manner, 
unforeseen conditions at the property such as soils or drainage problems, and similar causes not 
solely the result of the applicant's failure to pursue the alteration with due diligence.  

8. There shall be a final inspection and approval by staff prior to final inspection by other governmental 
agencies having jurisdiction, e.g., regional building department. The final approval certifies that the 
work is in compliance with the commission approval.  

C. Findings for MCAC.  

1. The commission shall approve, conditionally approve or disapprove submitted plans.  

2. The commission shall make its decision based upon this chapter, the design guidelines, as adopted and 
amended, the contents of the application and the meeting record pertaining to the request.  

3. If the commission disapproves the submitted plans, it shall state its reasons for doing so and shall 
cause a written record of such action and reasons for disapproval to be transmitted to the applicant. 
Whenever possible, the commission will recommend revisions of the applicant's plans if it disapproves 
the proposed project as submitted. The applicant may make modifications and resubmit the 
application at any time.  

(Ord. No. 0520, § 1, 7-21-2020; Ord. No. 0922, §§ 1, 2, 5-17-2022) 
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 History Colorado Model CLG Preservation Ordinance – Expanded 
 

Section 1. General 
1. Purpose. The purpose of this ordinance is to enhance our community’s local resources and to promote 

the public health, safety, and welfare through: 
a. The protection and preservation of the City’s architecture, culture, and heritage as embodied in 

Historic Properties and Historic Districts, by appropriate regulations and incentives; 
b. The enhancement of Property values and the stabilization of historic neighborhoods; 
c. The establishment of the City’s Historic Register listing Historic Properties and Historic Districts; 
d. The cultivation of civic pride in the art, architecture, and accomplishments of the past; 
e. The encouragement of continued private ownership and utilization of such Historic Properties or 

Historic Districts now so owned and used; 
f. The promotion of thoughtful community planning and design; 
g. The maintenance and improvement of economic and financial benefits through the protection of 

attractions that bring tourists and visitors to the City; and 
h. The provision of educational opportunities to increase public appreciation of the City’s unique 

heritage. 
2. Intent. The intention of this ordinance is to create a reasonable balance between private property rights 

and the public interest in preserving the City’s unique historic character through the nomination of 
Buildings, Structures, Sites, Objects, and districts for preservation. 

3. Definitions. For purposes of this ordinance, the following terms are to be defined as follows: 
a. Alteration or Alter – Any act or process that changes one (1) or more of the exterior architectural 

or landscape features of a Building, Structure, Site, Object, or district. 
b. Applicant – Person or persons submitting nomination or Alteration paperwork. 
c. Building – A shelter or enclosure Constructed for persons, animals, or chattels. 
d. Building Code – The [Building Code]. 
e. Building Official – The officer or other designated authority charged with the administration and 

enforcement of the Building Code, or that person’s authorized representative. 
f. Certificate of Appropriateness – Certificate issued by the Commission authorizing any proposed 

repair, restoration, Alteration, Construction, Relocation, or Demolition of a Historic Property or 
element within a Historic District pursuant to this ordinance. 

g. Certificate of Economic Hardship – A certificate issued by the Commission authorizing the repair, 
restoration, Alteration, Construction, Relocation, or Demolition of a designated Building, 
Structure, Object, Site, or element within a designated Historic District in accordance with the 
provisions of this ordinance, even though a Certificate of Appropriateness has previously been 
denied. 

h. City – City of [  ]. 
i. City Council – The council of the City. 
j. City’s Historic Register – The register established pursuant to Section 3 of this ordinance. 
k. Code – The [City Code/Municipal Code]. 
l. Colorado State Register of Historic Properties – The official listing of state designated cultural 

resources. 
m. Commission – The Historic Preservation Commission established pursuant to Section 2 of this 

ordinance. 
n. Compatible or Compatibility – Consistent or harmonious with location, design, setting, materials, 

workmanship, feeling, or association of an individual Building, Structure, Object, or Site or of 
surrounding Properties. 

o. Construction or Construct – Act of erecting an addition to an existing Building, Structure, or 
Object or the erection of a new principal or accessory Building, Structure, or Object on a lot or 
Property. 

p. Contributing Property – A Building, Structure, Site, or Object that reflects the historic or 
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architectural character within a Historic District. 
q. Demolition or Demolish – Any act or process that destroys in part or in whole a Building, 

Structure, Object, or Site. 
r. Design Guidelines – A standard of appropriate activity that will preserve the historic and 

architectural character of a Historic Property, Property, or Historic District. 
s. Historic District – Meaning as set forth in Section 3 of this ordinance. 
t. Historic Property – A Building, Structure, Site, or Object which is designated by the City Council 

pursuant to this ordinance. 
u. Historic Significance – The meaning or value ascribed to a Building, Structure, Object, Site, or 

district based on criteria for evaluation as defined by Section 3 below. 
v. Infill – Construction on vacant or under-used parcels within existing areas that are largely 

developed. 
w. Integrity – The ability of a property to convey its Historic Significance through its physical 

features. 
x. Inventory – Catalog of Buildings, Structures, Objects, and Sites within the City, listed, eligible for 

listing, or non-eligible for listing in the City’s Historic Register. 
y. Maintenance – All activities necessary to prolong the useful life and aesthetic appearance of a 

Property. 
z. National Register of Historic Places – The list of significant Buildings, Structures, Sites, Objects, or 

districts in American history, architecture, archaeology, engineering, or culture maintained by the 
U.S. Secretary of the Interior. 

aa.  Non-Contributing Property – A Building, Structure, Object, or Site that does not reflect the 
historic or architectural character within a Historic District because of age or lack of Integrity. 

bb. Object – A material item of functional, aesthetic, cultural, historical, or scientific value that may 
be, by nature or design, movable yet related to a specific setting or environment. 

cc. Period of Significance – Span of time during which significant events and activities occurred. 
dd. Owner – The person, corporation, government, or other legal entity who owns or who has any 

legal or equitable interest in Property and who is so listed as Owner on the records of the [County 
Name] County Assessor's Office. 

ee. Property – A Building, Structure, Site, or Object. 
ff. Relocation or Relocate – Moving a Building, Structure, or Object to a different location, either 

temporarily or permanently. 
gg. Secretary – The secretary of the Commission. 
hh.  Secretary of the Interior’s Standards for the Treatment of Historic Properties – The preservation, 

rehabilitation, restoration, and reconstruction standards adopted by the U.S. Department of the 
Interior. 

ii. Section 106 Review – Process required of federal agencies under 54 U.S.C. 306108 to consult local 
governments and other parties in consideration of the effects of projects carried out, permitted, 
licensed, or funded by that agency on properties listed in the National Register of Historic Places. 

jj. Site – Location of a significant event; a prehistoric or historic occupation or activity; or a Building, 
Structure, or Object, whether standing or vanished, where the location itself maintains historic or 
archaeological value regardless of the value of any existing Building, Structure, or Object. 

kk. Structure – A Construction for purposes other than shelter for humans, animals, or chattel (such 
as a road, bridge, canal, fence). 

 
Section 2. Historic Preservation Commission 

1. Creation. There is hereby established a Historic Preservation Commission, which shall be appointed by the 
City Council, and hereinafter referred to as the “Commission.” 
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2. Composition 
a. The Commission shall be composed of five voting members, all of whom have demonstrated 

interest in, competence with, or knowledge of preservation. 
b. At least 60% of the members shall be residents of the City. 
c. At least 40% of the members shall be professionals or shall have extensive expertise in a 

preservation-related discipline, including but not limited to History, Architecture, Landscape 
Architecture, American Studies, American Civilization, Cultural Geography, Cultural Anthropology, 
Planning, or Archaeology. 

2. Term of Office 
a. Members shall serve three year staggered terms from the date of their appointment; provided, 

however, that the initial appointment to the Commission shall consist of one appointment of a 
term of one year, two appointments of a term of two years, and two appointments of a term of 
three years. 

b. Members may continue to serve until their successors have been appointed. 
4. Officers. The Commission shall, by majority vote, elect one of its members to serve as chairperson to 

preside over the Commission’s meetings, one member to serve as the vice-chairperson, and one member 
to serve as Secretary. The members so designated shall serve in these capacities for terms of one year. 

5. Quorum and Voting. A quorum for the Commission shall consist of a majority or 51% of the members. A 
quorum is necessary for the Commission to conduct business, including holding a public hearing. A roll call 
vote shall be taken upon the request of any member. A tie vote shall be deemed a denial of the motion or 
recommended action. 

6. Compensation. All members of the Commission shall serve without compensation except for such 
amounts determined appropriate, in advance, by the City Council to offset expenses incurred in the 
performance of their duties. 

7. Powers and Duties. The Commission shall: 
a. Conduct surveys and create inventories of Properties and areas for the purpose of defining those 

of Historic Significance. 
b. Review and determine qualifications of Buildings, Structures, Objects, Sites, and districts 

nominated for designation and recommend that the City Council designate by ordinance such 
Buildings, Structures, Objects, Sites, or districts qualifying for such designation. 

c. Recommend to the City Council the establishment of Construction and Design Guidelines, 
consistent with the Secretary of the Interior’s Standards for the Treatment of Historic Properties, 
for review of proposals to Alter, Relocate, or Demolish Historic Properties. 

d. Review and make recommendations on any application for Alteration, Relocation, or Demolition 
of a Historic Property or Historic District or planning and design project that may affect the 
character or Integrity of the Historic Property or Historic District. 

e. Participate in review of National Register of Historic Places nominations. 
f. Advise and assist Owners on physical and financial aspects of preservation, rehabilitation, 

restoration, and reconstruction, including nomination to the City’s Historic Register, the Colorado 
State Register of Historic Properties, and the National Register of Historic Places. 

g. Develop and assist in public education programs on history, archaeology, and historic 
preservation. 

h. Advise the City Council on matters related to preserving the historic character and substance of 
the City and recommend easements, covenants, licenses, and other methods which will 
implement the completion of the purposes of this ordinance. 

i. Participate in Federal Section 106 Review as requested by City Council or Staff. 
j. Actively pursue financial assistance for preservation-related programs. 
k. Draft and recommend for adoption by the City Council such by-laws, operating policies and other 

rules of procedure, as the Commission may deem appropriate. 
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8. Meetings 
a. The Commission shall establish a regular meeting schedule with no less than four scheduled 

meetings per fiscal year. 
b. Minutes shall be kept of all Commission proceedings. 
c. All meetings of the Commission shall be open to the public. 

9. Vacancies. Appointments to fill vacancies on the Commission shall be made by the City Council in the 
same manner as regular appointments. 

10. Removal. Members of the Commission may be removed by the City Council with just cause. 
 

Section 3. Establishment of City Register and Designation Criteria 
1. The City Council hereby establishes [Name of Municipality or County] Register of Historic Places (the 

“City’s Historic Register”). 
a. Properties or districts may be listed in the City’s Historic Register only if such Property or district 

has been so designated pursuant to this ordinance. 
b. All Properties listed in the Colorado State Register of Historic Properties and the National Register 

of Historic Places are eligible for the City’s Historic Register but are not designated until approval, 
pursuant to this ordinance, is obtained. 

2. Eligibility Criteria 
a. Properties or districts shall be at least fifty years old and meet one or more of the following 

criteria in order to be considered for designation: 
i. Association with events that have made a significant contribution to history. 

1. Is a Site of a historic event that had an effect upon society; or 
2. Exemplifies cultural, political, economic, or ethnic heritage of the City. 

ii. Connection with persons significant in history. 
iii. Distinctive characteristics of a type, period, method of Construction, or artisan. 

1. Exemplifies specific elements of an architectural style or period; 
2. Is an example of the work of an architect or builder who is recognized for 

expertise nationally, state-wide, regionally, or locally; 
3. Demonstrates superior craftsmanship or high artistic value; 
4. Represents a style that is particular to the City; 
5. Represents an innovation in Construction, materials, or design; or 
6. Represents a built environment of a group of people in an era of history. 

iv. Geographic importance. 
1. Enhances the sense of identity of the City or community; or 
2. Is an established and familiar natural setting or visual feature of the City or 

community. 
v. Possibility to yield important information related to prehistory or history. 

1. Addresses research questions or fills recognized data gaps; 
2. Embodies construction, development, or design adaptations; or 
3. Informs on the development of engineering systems. 

b. A Property or district may be exempted from the age standard if the City Council finds it to be 
exceptionally important in other criteria. 

3. Integrity Criteria 
All Properties and districts shall be evaluated for their physical Integrity using the following criteria: 

a. Location - the place where the Property was constructed or the place where the historic event 
occurred. 

b. Design - the combination of elements that create the form, plan, space, structure, and style of a 
Property. 

c. Setting -the physical environment of a Property. 
d. Materials - the physical elements that were combined or deposited during a particular period of 

time and in a particular pattern or configuration to form a Property. 
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e. Workmanship - the physical evidence of the crafts of a particular culture or people during any 
given period in history or prehistory. 

f. Feeling - a Property's expression of the aesthetic or historic sense of a particular period of time. 
g. Association - the direct link between an important historic event or person and a Property. 

4. Historic Districts 
a. A “Historic District” is a geographically definable area including a concentration, linkage, or 

continuity of Properties within a specified Period of Significance and may include within its 
geographic boundaries one or more Contributing Properties, which has been designated by the 
City Council pursuant to this ordinance. 

b. A Historic District is related by a pattern of either physical elements or social activities. Historic 
Significance is determined by applying eligibility and Integrity criteria to the pattern(s) and 
unifying element(s). 

c. Historic District boundaries will be defined by visual changes, historical documentation of 
different associations or patterns of development, or evidence of changes in Property type, 
density, or Integrity. 

d. Properties that do not contribute to the Historic Significance of the Historic District may be 
included within its boundaries. 

 
Section 4. Designation Procedure 

1. Nomination and Application 
a. Applications shall be submitted to the [Community Development Department, Planning 

Department, City Clerk] for consideration on a form provided by the Commission. 
b. A nomination for listing in the City’s Historic Register may be made: 

i. By the Owner or Owners of the Property or Properties to be designated; 
ii. By a member or members of the Commission; 

iii. By a member or members of City Council; and/or 
iv. By non-Owners of the Property or Properties to be designated, in which case the 

Applicant must be a resident or Owner of Property in the City, or have a place of business 
in the City. 

c. Where nominated by someone other than the Property Owner or less than all of the Property 
Owners in a district nominated for designation, the City or at least one member of the 
Commission shall contact the Owner or Owners of such Property or Properties nominated for 
designation in writing, outlining the reasons and effects of listing in the City’s Historic Register 
within 30 days of receipt of nomination. 

d. Applications determined incomplete shall be returned to the Applicant within 30 days with a 
request for additional information. 

e. Applications for a district nomination shall not be complete if more than 25% of the Property 
Owners within the proposed district oppose the nomination in writing or though ballot prepared 
and administered by the City. 

2. Designation Hearing 
a. Within 45 days after an application is determined complete, or within a time frame agreed upon 

by the Applicant and the City, a public hearing shall be held by the Commission. 
i. The Secretary shall provide notice of the date, time, and location of the public hearing to 

the Applicant, the Owner or Owners of record, the Owners of adjacent Properties and, if 
known, to other persons having a legal or equitable interest in the Properties or district 
nominated for designation at least 10 days prior to the hearing. 

ii. A legal notice indicating the nature of the hearing, the Property involved, and the time, 
date, and place of the scheduled public hearing, shall be published in the City’s 
publication of record at least 10 days prior to the hearing. 

iii. The notice shall be posted at the Property’s physical location at least 10 days prior to the 
hearing. 
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b. A hearing may be continued. If the hearing is continued, the time, date, and place of the 
continuation shall be established and announced to those present when the current session is to 
be adjourned. In no case shall a hearing be continued more than 30 days without the express 
consent of the Applicant. 

c. Reasonable opportunity shall be provided for all interested parties to express their opinions 
regarding the proposed designation. However, nothing contained in this ordinance shall be 
construed to prevent the Commission from establishing reasonable rules to govern the 
proceedings of the hearings, or from establishing reasonable limits on the length of individual 
presentations. 

d. Transcripts of the hearings are not required; however, the Commission’s records shall include the 
name and address of each speaker; the organization or person the speaker represents, if any; 
whether or not the speaker is an Owner or holder of some interest in the Property or district 
nominated for designation, or represents such Owner or holder; and a summary of the relevant 
portions of each statement. Written reports and presentations shall be incorporated into the 
record of the hearing. 

3. Commission Review 
a. The Commission shall review the application for conformance with the established criteria for 

designation and with the purposes of this ordinance. 
b. The Commission shall recommend: 

i. Approval; 
ii. Approval with conditions; or 

iii. Denial of the application. 
The Commission shall set forth in writing its findings of fact which constitute the basis of its 
recommendation. 

c. If the Commission approves an application or approves an application with conditions, the 
Commission shall forward the application with a copy of its report and findings of approval to the 
City Council. 

d. If the Commission denies an application, the Commission must notify, in writing, the City Council 
and the Applicant within 30 days of such denial. Such denial shall state the reasons for the denial 
and the procedures for appeal to the City Council. 

e. The Commission may issue an order continuing the nomination process if the Commission finds 
that additional information is necessary to make a decision. If the hearing is continued, the time, 
date, and place of the continuation shall be established and announced to those present when 
the current session is to be adjourned. In no case can a hearing be continued more than 30 days 
without the express consent of the Applicant. 

4. City Council Proceedings 
a. Within 30 days after receipt of the Commission’s approval of an application, the City Council shall 

hold a public hearing to consider adopting by ordinance those properties qualifying for 
designation. Such notice and hearing shall be conducted in conformance with the procedures set 
forth in Section 4, Subsections 2(a)-(d), except the City Clerk shall perform the responsibilities 
assigned therein to the Secretary. 

b. The City Council shall review the application for conformance with this ordinance. 
c. The City Council shall, by ordinance, approve, approve with conditions, or deny the proposed 

application and shall issue written findings based on the Commission’s recommendations. 
d. The City shall provide a copy of the results of the City Council’s final action to the 

Applicant/Applicants, all Owners of record, the [Planning or Community Development] Director, 
the Building Official, and any other person who has requested in writing to receive the same. 

5. Recording of Designation. Within 30 days of the effective date of an ordinance designating a Historic 
Property or Historic District for preservation, the City shall record the ordinance with the clerk and 
recorder of [name of county] County. 
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6. Records. The City shall maintain a current record of all Historic Properties and Historic Districts and 
pending designations. 

7. Limitation on Resubmission and Reconsideration of Proposed Designation. Whenever the Commission or 
the City Council denies a proposed designation, no person shall submit an application that is the same or 
substantially the same for at least one year from the effective date of the final action on the denied 
application unless the Commission or City Council has denied based on a request for additional 
information. 

8. Appeal of Commission’s Denial of Application 
a. Applicant(s) and/or Owner(s) shall have the right to appeal such decision to the City Council by 

filing a written notice within 15 days after the date of receipt of the Commission’s denial. Such 
written notice shall specify the factual and legal basis for the appeal. 

b. Within 45 days after an appeal is received by the City Clerk, or within a time frame agreed upon 
by the Applicant(s) and/or Owner(s) and the City, a public hearing shall be held by the City 
Council. 

c. Notice of the City Council’s consideration of the appeal and hearing shall be provided in 
accordance with Section 4, Subsections 2(a)-(d), except the City Clerk shall perform the 
responsibilities of the Secretary. 

d. The City Council may consider only the notice of appeal, the Commission’s reasons for denial of 
the application, and the comments related thereto made during the Commission hearing. 

e. If the City Council finds the Commission’s denial of the application was based on incorrect 
information, or there is shown to be newly discovered information not available at the time the 
application was submitted to the Commission, and if the correct or newly discovered information 
could, in the opinion of the City Council, change the Commission’s denial of said application, then 
the entire matter shall be remanded by the City Council to the Commission for its consideration. 

f. The decision of the City Council shall be final. 
9. Amendment of Designation 

a. Designation of a Historic Property or Historic District may be amended to add features or 
Properties to such Historic Property or Historic District under the procedures prescribed 
hereinabove. 

b. Upon the Commission’s decision to amend a designation, the Commission shall promptly notify 
the Owners of the Historic Property and the City shall cause to be prepared a resolution including 
the legal description of the affected Historic Property or Historic District stating notice of the 
amendment, and schedule the resolution for City Council review. Upon adoption by the City 
Council, the resolution shall be recorded. 

10. Revocation of Designation 
a. If a Historic Property or Historic District has been Altered to a degree that it no longer retains its 

historic Integrity, the Owner may apply to the Commission for a revocation of the designation or 
the Commission shall recommend revocation of the designation to the City Council in the absence 
of the Owner’s application to do so. The revocation application shall be reviewed under the same 
procedures described hereinabove. 

b. Upon the Commission’s decision to revoke a designation, the Commission shall promptly notify 
the Owners of the Historic Property or Historic District and the City shall cause to be prepared a 
resolution including the legal description of the affected Historic Property or Historic District 
stating notice of the revocation, and schedule the resolution for City Council review. Upon 
adoption by the City Council, the resolution shall be recorded. 

 
Section 5. Alterations to Listed Properties and Historic Districts 

1. Requirements 
a. Before carrying out any new Construction, Alteration, Relocation, or Demolition involving the 

exterior of any Historic Property or Property within a Historic District (including Non-Contributing 
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Properties) such Owner(s) must first submit the proposed work to the Commission under this 
Section, as well as apply for any other permits required by the Code. 

b. The City shall review any building permit application received to determine whether the Property 
is a listed Historic Property or located in a Historic District and if so, if the Applicant has completed 
review by the Commission as required by this Section. If a Certificate of Appropriateness has been 
issued on the permit application and the proposed work conforms thereto, the City shall process 
it without further action. If no Certificate of Appropriateness has been issued or if the City 
determines that the permit application does not conform to such, the City shall not approve the 
permit application and shall not issue a permit until a Certificate of Appropriateness has been 
issued and the permit application conforms thereto. 

c. No person shall receive a building permit to Construct, Alter, remove, or Demolish any Building, 
Structure, Object, or other feature on a Site, or element of a district nominated for designation 
after an application has been filed to initiate the designation of such Property or district. No such 
building permit shall be approved while proceedings are pending on such designation. 

2. Application 
a. A request for Alteration shall be initiated by the Owner(s). Such application shall be submitted to 

the City for consideration on a form provided by the Commission. The application shall include 
anything the City deems necessary, including, without limitation and as applicable, a description 
of the type of work proposed and its effect or impact upon the Historic Property or Historic 
District and plans and specifications showing the proposed exterior appearance, with finishes, 
materials, samples of materials, and architectural design and detail. 

b. If the City determines the application is complete, the City shall promptly refer the application to 
the Commission. If the City determines the application is incomplete, the Applicant shall be 
advised of the reasons in writing within 30 days of submittal. 

3. Alteration Hearing. Within 45 days after an application is determined complete by the City, or within a 
time frame agreed upon by the Applicant and the City, a public hearing shall be held by the Commission. 
Such notice and hearing shall be conducted in conformance with the procedures set forth in Section 4, 
Subsections 2(a) – (d). 

4. Review Criteria 
a. Compliance with any Design Guidelines adopted by the City. 
b. Compliance with the Secretary of the Interior’s Standards for the Treatment of Historic Properties, 

including the Standards for Rehabilitation. 
c. For Non-Contributing Properties within a Historic District: 

i. Compatibility with the Property’s current design, materials, features, size, scale and 
proportion, and massing; or 

ii. Compatibility with the Historic District’s design, materials, features, size, scale and 
proportion, and massing. 

d. Infill Construction within Historic Districts shall be differentiated from the Historic Properties but 
be Compatible with the historic materials, features, size, scale and proportion, and massing to 
protect the Integrity of the Historic District and its environment. 

5. Commission Review 
a. The Commission shall: 

i. Approve; 
ii. Approve with conditions; or 

iii. Deny the application. 
The Commission shall set forth in writing its findings of fact which constitute the basis of its 
recommendation. 

b. If the Commission approves or approves the application with conditions, the Commission shall 
issue and send a Certificate of Appropriateness to the Applicant, the [Planning or Community 
Development] Director, the Building Official, and any other person who has requested in writing 
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to receive the same within 30 days. If approved with conditions, such conditions shall be stated in 
writing in the Certificate of Appropriateness. 

c. If the Commission denies the application, the Commission shall deny a Certificate of 
Appropriateness and notify, in writing, the Applicant, the [Planning or Community Development] 
Director, the Building Official, and any other person who has requested in writing to receive the 
same within 30 days of such denial. Such denial shall state the reasons for the denial and the 
procedures for appeal to the City Council. 

d. The Commission may issue an order continuing the Alteration application process if the 
Commission would like additional information necessary to make a decision. If the hearing is 
continued, the time, date, and place of the continuation shall be established and announced to 
those present when the current session is to be adjourned. In no case can a hearing be continued 
more than 30 days without the express consent of the Applicant. 

e. The Applicant may resubmit an amended application or reapply for a building permit that takes 
into consideration the recommendations of the Commission, or appeal the denial to the City 
Council. 

f. If an application for a Certificate of Appropriateness is denied, no person may submit a 
subsequent application for the same Alteration or Construction within one year from the date of 
the final action upon the earlier application. 

6. Appeal of Denial of Certificate of Appropriateness 
a. If a Certificate of Appropriateness is denied by the Commission, the Applicant may appeal the 

denial to the City Council by filing a written notice with the City Clerk within 15 days after receipt 
of the Commission’s denial. 

b. Within 45 days after an appeal is received by the City Clerk, or within a time frame agreed upon 
by the Applicant and the City, a public hearing shall be held by the City Council. 

c. Notice of the City Council’s consideration of the appeal and hearing shall be provided in 
accordance with Section 4, Subsections 2(a)-(d), except the City Clerk shall perform the 
responsibilities of the Secretary. 

d. The City Council shall consider the notice of appeal, the Commission’s reasons for denial of the 
application, the comments related thereto made during the Commission hearing and any 
evidence (including new evidence) it deems relevant to the application. 

e. The City Council shall apply the criteria in Section 5, Subsection 4 in making its decision. 
f. The decision of the City Council shall be final. 

 
Section 6. Relocation of Listed Properties 

1. General 
a. In addition to the criteria and procedures in Section 5, the Commission will use the criteria of this 

Section in considering applications for Relocating a Historic Property or Contributing Property in a 
Historic District within or outside of a designated Site or district or Relocating a Property onto a 
designated Site or Historic District. 

b. Applicants for Relocation shall provide: 
i. A professionally prepared estimate of costs of continued Maintenance of the Property in 

its current condition, of rehabilitation on site, and of Relocation and rehabilitation; 
ii. An engineer’s or architect’s report as to structural soundness; 

iii. A professionally prepared estimates of the Property’s market value in its current location 
and current condition, of the market value of the Property rehabbed on its current site, 
and of the site after Relocation of the Property; and 

iv. Professionally prepared site plan and construction documents for the current site. 
2. Review Criteria 

a. For consideration of the original Property and site, the Commission will review for the following 
criteria: 
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i. The Property cannot be preserved, restored, rehabbed, or reused on its current site to 
provide for any reasonable, beneficial use of the Property regardless of any proposed 
development plan for the Property’s site or adjacent Properties; 

ii. And 
1. Whether a structural report submitted by a licensed structural engineer 

adequately demonstrates the soundness of the Building, Structure, or Object 
proposed for Relocation; 

2. If the Property can be Relocated without significant damage to its physical 
Integrity; and 

3. Whether plans are specifically defined for the site to be vacated, and have been 
determined to meet all other City codes and ordinances. 

b. For consideration of the new location, the Commission will review for compliance with all of the 
following criteria: 

i. Whether the Building, Structure, or Object is Compatible with its proposed site and 
adjacent Properties; and if the receiving site is Compatible in nature with the Building, 
Structure, or Object proposed to be moved; 

ii. The Building, Structure, or Object’s architectural Integrity and its consistency with the 
character of the neighborhood of the receiving site; 

iii. Whether the Relocation of the Building, Structure, or Object will diminish the Integrity or 
character of the neighborhood of the receiving site; and 

iv. If a Relocation plan has been submitted and approved by the City, including posting a 
bond, to ensure the safe Relocation, preservation, and repair (if required) of the Property 
and site preparation and infrastructure connections as described in the Code. 

 
Section 7. Demolition of Listed Properties 

1. General 
a. In addition to the criteria and procedures in Section 5, the Commission will use the criteria of this 

Section in considering applications for Demolition of Historic Properties and Contributing 
Properties in a Historic District. 

b. Applicants for Demolition shall provide: 
i. A professionally prepared estimate of costs of continued Maintenance of the Property in 

its current condition, of rehabilitation, and of Demolition; 
ii. An engineer’s or architect’s report as to structural soundness; and 

iii. Professionally prepared estimates of the Property’s market value in its current condition, 
as rehabbed, and after Demolition. 

c. If a Demolition approval is granted on any basis other than that of an imminent hazard or 
economic hardship (See Section 8), a Certificate of Appropriateness will not be issued until a 
replacement/reuse plan for the Property has been approved by the City. 

2. Review Criteria for Total Demolition. Applicants requesting a Certificate of Appropriateness for total 
Demolition must provide data to clearly demonstrate all of the following criteria: 

a. The Property proposed for Demolition is not structurally sound, despite evidence of the Owner’s 
efforts to properly maintain said Building, Structure, or Object; 

b. The Property cannot be preserved, restored, rehabbed, or reused on site to provide for any 
reasonable, beneficial use of the Property regardless of any proposed development plan for the 
Property’s site or adjacent Properties; 

c. The Property cannot be practically moved to another site in the City; and 
d. The Applicant demonstrates that the proposal mitigates to the greatest extent practical, all the 

following: 
i. Any impacts that occur to the visual character of the neighborhood where Demolition is 

proposed to occur; 
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ii. Any impact on the Historic Significance of the Buildings, Structures, or Objects located on 
the Property and adjacent Properties; 

iii. Any impact to the Integrity of Buildings, Structures, or Objects located on the Property 
and adjacent Properties; and 

iv. Any impact to archaeological deposits or ruins or the potential to access such resources 
and whether information can be recovered as part of the Demolition process. 

3. Review Criteria for Partial Demolition. Applicants requesting a Certificate of Appropriateness for partial 
Demolition must provide data to clearly demonstrate all of the following criteria: 

a. The partial Demolition is required for the preservation, restoration, or rehabilitation of the 
Property; and 

b. The Applicant demonstrates that the proposal mitigates to the greatest extent practical, all the 
following: 

i. Any impact on the Historic Significance of the Buildings, Structures, or Objects located on 
the Property and adjacent Properties; and 

ii. Any impact on the Integrity of the Buildings, Structures, or Objects located on the 
Property and adjacent Properties. 

 
Section 8. Alteration Exemptions 

1. General 
a. If an application for a Certificate of Appropriateness is denied, the Applicant may request an 

exemption from such certificate requirement pursuant to this Section. 
b. A request for exemption shall be initiated by the Owner(s). Such application shall be submitted to 

the City for consideration on a form provided by the Commission. The Applicant shall have the 
burden of proof to establish hardship. 

c. The Commission may request additional information from the Applicant as necessary to make 
informed decisions according to the applicable criteria for decision-making. 

d. If the City determines the application is complete, the City shall promptly refer the application to 
the Commission. If the City determines the application is incomplete, the Applicant shall be 
advised of the reasons in writing within 30 days of submittal. 

e. Certificate of Appropriateness exemptions are granted only to the specific Owner and are not 
transferable. 

2. Criteria for Exemption 
a. Economic Hardship 

i. The Commission may solicit expert testimony and require that the Applicant make 
submissions concerning any or all of the following information before it makes a 
determination: 

1. Estimate of the cost of the proposed Construction, Alteration, Demolition, or 
removal and an estimate of any additional cost that would be incurred to comply 
with the conditions of approval set out in Sections 5, 6 and 7 above. 

2. A report from a licensed engineer or architect with experience in rehabilitation of 
Historic Properties as to the structural soundness of any Buildings, Structures, or 
Objects on the Property and their suitability for rehabilitation. 

3. In the case of a proposed Alteration, the cost of the project proposed by the 
Applicant compared with the changes required by the Commission. 

4. In the case of a proposed Demolition, the estimated market value of the Property 
in its current condition, after rehabilitation, and after Demolition shall be 
compared, in addition to actual project costs. 

5. Amount paid for the Property, the date of purchase or acquisition, and the party 
from whom purchased, including a description of the relationship, if any, between 
the Owner of record or Applicant and the person from whom the Property was 
purchased. 
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6. All appraisals obtained within the previous two (2) years by the Owner or 
Applicant in connection with the purchase, financing, or ownership of the 
Property. 

7. Any listing of the Property for sale or rent, price asked, and any written offers 
received within the previous two (2) years. 

8. The actual or market value of the land and improvements thereon according to 
the most recent assessment. 

9. Real estate taxes for the previous two (2) years. 
10. Any proposal for a replacement Building, Structure, or Object for the Property 

and financial proof of the ability to complete the replacement project. 
11. For income producing Property, the annual gross income from the Property for 

the previous two (2) years and itemized operating and Maintenance expenses for 
the previous two (2) years. 

ii. The following factors, evidence, and testimony are to be considered: 
1. The structural soundness of any Buildings or Structures on the Property and their 

potential for rehabilitation. 
2. The economic feasibility of rehabilitation or reuse of the existing Property in the 

case of a proposed Demolition. 
3. For investment or income producing Properties, the ability to obtain a reasonable 

rate of return on the Property in its present condition, or in a rehabbed condition 
pursuant to the requirements of this ordinance. 

4. For non-income producing Properties consisting of owner-occupied single-family 
dwellings and/or non-income producing institutional Properties not solely 
operating for profit, the ability to maintain or to convert the Property to a 
reasonable residential or institutional use in its present condition or in a 
rehabbed condition pursuant to the requirements of this ordinance or the ability 
to transfer the Property for a reasonable rate of return. 

5. The consideration for economic hardship shall not include any of the following: 
a. Willful or negligent acts by the Owner; 
b. Purchase of the Property for substantially more than its market value; 
c. Failure to perform normal Maintenance and repairs; 
d. Failure to diligently solicit and retain tenants; 
e. Failure to prescribe a rental amount which is reasonable; or 
f. Failure to provide normal tenant improvements. 

b. Undue Hardship. An Applicant requesting an exemption based on undue hardship must show that 
the application of the criteria create a situation that is substantially inadequate to meet the 
Applicant’s needs because of specific health and/or safety issues. 

c. Inability to Use 
i. Two years after denial of a Demolition permit approval, if no feasible use or ownership is 

found for the designed Site or Structure, the Owner may request a waiver of all or a part 
of the restraint of Demolition. 

ii. The Commission may solicit expert testimony and require that the Applicant make 
submissions concerning any or all of the following information before it makes a 
determination: 

1. Documented evidence of applications and written correspondence, including 
written consultations, illustrating efforts made by the Owner to make necessary 
repairs, to find an appropriate user or to find a purchaser for the Property. 

2. Documented evidence of applications and written correspondence, including 
written consultations, illustrating efforts made by the Owner to locate and obtain 
available assistance for making the Property functional without Demolition. 
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iii. The following factors, evidence and testimony shall be considered: 
1. Efforts to locate and secure a potential user or purchaser for the Property. 
2. Efforts to locate and obtain available assistance for making the Property 

functional without Demolition. 
3. The consideration for inability to use shall not include any of the following: 

a. Willful or negligent acts by the Owner; 
b. Purchase of the Property for substantially more than its market value; or 
c. Failure to perform normal Maintenance and repairs. 

3. Decision 
a. If the Commission deems the criteria of this Section are met, the Commission shall issue an order 

of exemption and send a Certificate of Economic Hardship to the City within 30 days. 
b. If the Commission deems the criteria of this Section are not met, the Commission shall deny the 

exemption request and notify, in writing, the City and the Applicant within 30 days of such denial. 
Such denial shall state the reasons for the denial and the procedures for appeal to the City 
Council. 

c. The Commission may issue an order continuing the exemption process for a period of not to 
exceed 90 days from the date of the application if the Commission would like additional 
information necessary to make a decision. 

d. The Applicant may resubmit an amended application, reapply for an exemption that takes into 
consideration the recommendations of the Commission, or appeal the denial to the City Council. 

e. If an application for an exemption is denied, no person may submit a subsequent application 
within one year for the same from the date of the final action upon the earlier application. 

4. Appeal for Denial of Exemption 
a. If an exemption is denied by the Commission, the Applicant may appeal the denial to the City 

Council by filing a written notice with the City within 15 days of the date of the receipt of the 
Commission’s denial. 

b. Notice of the City Council’s consideration of the appeal and hearing shall be provided in 
accordance with Section 4, Subsections 2(a)-(d), except the City Clerk shall perform the 
responsibilities of the Secretary. 

c. The City Council shall hold a public hearing to consider the appeal, and consider any evidence 
(including new evidence) it deems relevant to the application. 

d. The City Council shall apply the criteria in this Section in making its decision. 
e. The decision of the City Council shall be final. 

 
Section 9. Alteration to Non-Designated Properties Greater Than 50 Years Old 

1. Requirements 
a. Any permit application for Alteration, Relocation, or Demolition of a non-designated Property 

greater than 50 years old shall be reviewed by the Commission to determine the eligibility of such 
Property for listing on the City Register. 

b. Permit applications for work on the interior of a Property, minor repair as determined by the 
Building Official, and/or replacement of materials in-kind are exempt from this requirement. 

c. In order to determine eligibility for listing on the City Register, the Applicant must submit a 
Determination of Eligibility Form requiring ownership, Construction and Alteration information, 
and photos of all facades of all Buildings, Structures, and Objects located on site. 

2. Commission Review 
a. The Commission shall act officially on each application within 30 days after the hearing thereon. 
b. The Commission shall review the eligibility of the Property following the eligibility criteria and 

review procedure as outlined in Section 3. 
c. The Commission shall determine that the Property is: 

i. Eligible for listing; or 
ii. Not eligible for listing. 

Page 94 of 106



d. If the Commission deems the Property eligible: 
i. In the case of a permit application for Alteration, the Commission shall determine if the 

proposed Alteration will Alter the Property to a degree that it no longer retains its historic 
Integrity. If so, the Commission shall follow the process as outlined in this Section. If not, 
the Commission shall notify Applicant, the [Planning or Community Development] 
Director, the Building Official, and any other person who has requested in writing to 
receive the same, that the property is eligible, but all other permitting shall proceed in 
accordance with Code. 

ii. The Commission shall notify the Applicant, the [Planning or Community Development] 
Director, the Building Official, and any other person who has requested in writing to 
receive the same within 30 days. 

iii. A Stay of Alteration, Relocation, or Demolition shall be placed on the Property which: 
1. Cannot exceed 180 days. 
2. Shall provide the Owner and the Commission the opportunity to take action 

consistent with this chapter to preserve the Property, including but not limited to: 
a. Consulting with City staff, civic groups, public agencies, and interested 

citizens regarding feasible alternatives; 
b. Exploring the possibility of relocating Buildings, Structures, or Objects 

that would otherwise be Demolished; 
c. For applications of proposed Demolition, recommending acquisition of 

the Property by private or public bodies or agencies; and 
d. Salvaging building materials. 

iv. At the expiration of the Stay, should the Property not be nominated for listing on the City 
Register as set forth in Section 4, nor a Certificate of Appropriateness issued as set forth 
in Sections 5, 6 or 7, all other permitting shall proceed in accordance with Code. 

a. If the Commission deems the Property ineligible, the Commission shall notify, in writing, the 
Applicant, the [Planning or Community Development] Director, the Building Official, and any 
other person who has requested in writing to receive the same within 30 days of such finding and 
all other permitting activities shall proceed in accordance with the Code. 

 
Section 10. Maintenance 

1. The City Council intends to preserve from deliberate or inadvertent neglect the exterior portions of 
Historic Properties or Historic Districts and all interior portions thereof whose Maintenance is necessary 
to prevent deterioration of any exterior portion. No Owner, lessee, or occupant of any Historic Property 
or Contributing Property within Historic District shall fail to prevent significant deterioration of the 
exterior of the Building, Structure, Object, or special feature beyond the condition of such Historic 
Property or Contributing Property within a Historic District on the effective date of the designating 
ordinance. 

2. No Owner, lessee, or occupant of any Historic Property or Contributing Property within a Historic District 
shall fail to comply with all applicable provisions of this ordinance and other ordinances of the City 
regulating property Maintenance. 

3. Before the City’s attorney files a complaint in municipal court for failure to maintain the Historic Property 
or Contributing Property within a Historic District, the City shall notify the Owner, lessee, or occupant of 
the need to repair, maintain or restore such Property; shall assist the Owner, lessee, or occupant in 
determining how to preserve such Property; and shall give the Owner, lessee, or occupant a reasonable 
time to perform such work. 

4. Should the condition of the Historic Property or Contributing Property within a Historic District require 
immediate repair or stabilization to mitigate unsafe or dangerous conditions and after notification, the 
Owner has not undertaken such repair or stabilization, the City may take such action and bill all expenses 
to the Owner. Should the Owner not remit such payment to the City, after ninety (90) days, the City shall 
record a notice with the [County] clerk and recorder of a lien against the Historic Property in violation. 
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The lien created hereby shall be automatically perfected and prior to all other liens, regardless of their 
dates of recordation, except liens for general taxes and prior special assessments. 

 
Section 11. Unsafe or Dangerous Conditions Exempted 
Nothing in this ordinance shall be construed to prevent any measures of Construction, Alteration, removal, or 
Demolition necessary to correct the unsafe or dangerous condition of any Property, other feature, or parts 
thereof where such condition is declared unsafe or dangerous by the City and where the proposed measures have 
been declared necessary by the City to correct the condition, as long as only such work that is absolutely 
necessary to correct the condition is performed. Any temporary measures may be taken without first obtaining a 
Certificate of Appropriateness under this ordinance, but a certificate is required for permanent Construction, 
Alteration, removal, or Demolition. 

 
Section 12. Enforcement and Penalties 

1. No person shall violate or permit to be violated any of the requirements of this ordinance or the terms of 
a certificate issued pursuant to this ordinance. 

2. Violations of this ordinance are punishable as provided in the Code and may be subject to the following 
additional penalties: 

a. If any Historic Property or Property within a Historic District is externally reconstructed, externally 
Altered, added to, Relocated, or Demolished in violation of this ordinance, the Commission may 
order any Property to be returned to its condition prior to such unlawful Construction, 
reconstruction, exterior Alteration, addition, or Demolition. This may specifically include ordering 
the reconstruction of a Property that was Demolished to replicate as closely as possible the 
original Property. 

b. If any Building, Structure, or Object is erected or Constructed on a Historic Property or Property 
within a Historic District, the Commission may order any such Building, Structure, or Object to be 
removed or deconstructed. 

c. Alterations to a Historic Property or Historic District without an approved Certificate of 
Appropriateness will result in a one-year moratorium on all building permits for the subject 
Property. 

d. Relocating or Demolishing a Historic Property or Property within a Historic District without an 
approved Certificate of Appropriateness will result in a five-year moratorium on all relocation, 
Demolition, or building permits for such Property and/or its original location. 

e. If any Historic Property or Property within a Historic District is externally reconstructed, externally 
Altered, added to, Relocated, or Demolished in violation of this ordinance or if any Building, 
Structure, or Object is erected or Constructed on a Historic Property or Property within a Historic 
District, the City may issue an administrative citation: 

i. Administrative citations for violations of this ordinance shall be issued only after the 
responsible party has received notice of violation and time to comply, unless, because of 
the nature of the offense, immediate compliance is required; further, any appeal process 
shall be completed prior to issuance of an administrative citation. 

ii. Each day a violation exists or continues shall constitute a separate and distinct violation 
for which a separate citation may be issued. However, unless the City determines that 
continued violations will cause immediate peril to life or property or the offense is one 
that, because of the nature of the offense, requires immediate compliance, once a 
citation has been issued for a violation of this ordnance, no additional citation shall be 
issued for the same violation for ten (10) days or, if the responsible party appeals, until 
after the appeal has been heard and the responsible party has not complied with an 
order of the administrative hearing. 

iii. If the responsible party fails to correct the violation cited, commits the same violation 
again, or fails to correct a violation as specified in accordance with an administrative 
enforcement order, subsequent administrative citations may be issued for violations of 
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the same Code section. The penalties assessed for each administrative citation issued for 
violations of the same Code section or sections shall not exceed the following amounts 
regardless of the number of violations per citation: 

1. First administrative citation: one hundred and fifty dollars ($150.00); 
2. Second administrative citation: five hundred dollars ($500.00); 
3. Third and each subsequent administrative citation: nine hundred and ninety-nine 

dollars ($999.00). 
iv. Payment of the penalty shall not excuse the failure to correct the violations nor shall it 

bar further enforcement action by the City. 
v. If an administrative hearing was held, the failure of any responsible party to pay the civil 

penalties assessed by an administrative citation within the time specified on the citation 
or administrative enforcement order may result in the imposition of a late fee of up to 
twenty-five dollars ($25.00) and interest at a rate of ten (10) percent per annum. 

vi. The City shall record a notice with the [County] clerk and recorder of a lien against the 
Property in violation. The lien created hereby shall be automatically perfected and prior 
to all other liens, regardless of their dates of recordation, except liens for general taxes 
and prior special assessments. 

 
Section 13. Incentives 

1. Any Owner of a Historic Property or Contributing Property within a Historic District under this ordinance 
may be eligible for the following economic incentives: 

a. Property tax rebate. The Owner may apply for a refund of certain of ad valorem taxes (not to 
include special district taxes, if any) paid to the City upon any Historic Property listed on the City’s 
Historic Register or Contributing Property within a Historic District listed on the City’s Historic 
Register during the year of designation and any subsequent years that said Property is so 
designated provided that Maintenance and rehabilitation activities as required by the Commission 
are completed and the Property was and is maintained as required herein. The amount of the 
refund shall be computed by multiplying the mill levy imposed by the City for the current year by 
assessed valuation of said Property and by the percentage of refund as determined by City 
Council. 

b. Building permit fee rebate. The Owner may apply for a refund of building permit fees paid to the 
City upon any Historic Property listed on the City’s Historic Register or Contributing Property 
within a Historic District listed on the City’s Historic Register for any preservation, rehabilitation, 
restoration, or reconstruction of said Property that is determined by the Commission to adhere to 
the Secretary of the Interior’s Standards for the Treatment of Historic Properties and any Design 
Guidelines adopted by City Council. Additions and new Buildings or Structures shall not qualify for 
said rebate. The amount of the refund shall be computed by multiplying the building permit fee 
imposed by the City for the current year by the percentage of refund as determined by City 
Council. 

c. Building Code application. [For those jurisdictions following the International Building Code] The 
City shall utilize and follow the “International Existing Building Code” for any review of code for 
any Historic Property listed on the City’s Historic Register or Contributing Property within a 
Historic District listed on the City’s Historic Register. 

d. Code variances. The City, through its variance review process as provided in Section [add City 
code section] of the Land Use Code, shall allow for certain variances for any Historic Property 
listed on the City’s Historic Register or Contributing Property within a Historic District listed on the 
City’s Historic Register: 

i. Allowable variances: 
1. Development in the side, rear and front setbacks; 
2. Development that does not meet the minimum distance requirements between 

Buildings; 
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3. Up to five percent (5%) additional site coverage; and 
4. Reduction of on-site parking requirements. 

ii. In order for a variance to be heard through the variance review process, the Commission 
must recommend said variance through written documentation documenting that said 
variance: 

1. Is similar to the pattern, features, and character of the Historic Property or 
Historic District; and 

2. Enhances, or mitigates an adverse impact to, the Historic Significance or 
architectural character of the Historic Property, an adjoining Historic Property or 
Historic District. 

f. Revolving loan fund. The City hereby establishes a historic rehabilitation loan program and finds 
that the program promotes a valid public purpose of increasing the quality, exterior Integrity, and 
permanence of the City's stock of Historic Properties for the enjoyment and benefit of present 
and future generations of citizens of the City: 

i. Availability. The City shall set aside funds for this loan program through its annual 
budgeting process. All funds placed in said loan program will remain in the fund as cash or 
loan agreement with qualified Owners. 

ii. Qualifying projects: 
1. The subject Property must be a Historic Property listed on the City’s Historic 

Register or Contributing Property within a Historic District listed on the City’s 
Historic Register. 

2. Loan Applicants must provide matching funds in an amount equal to or greater 
than the amount of the loan. 

3. Loan and matching funds must be utilized only for the stabilization or exterior 
rehabilitation of the subject Property; the repair or replacement of electrical, 
heating, or plumbing systems; the repair or installation of fire sprinkling systems 
in commercial Properties; or the installation or reconfiguration to meet the 
minimum requirements of the Americans with Disability Act. Neither the loan nor 
the matching funds shall be used for the installation or rehabilitation of signage 
(unless such signage is historic and determined to be a character defining 
feature); interior rehabilitation or decoration; the addition of architectural or 
decorative elements which were never a part of the Historic Property; or the 
Construction of additions or new Buildings, Structures, or Objects. 

4. Overall project, including but not limited to, portion paid through loan and 
matching funds must meet the Secretary of the Interior’s Standards for the 
Treatment of Historic Properties. 

5. In addition to items required in Section 5, Subsection 2 a., loan Applicant must 
submit cost estimates from qualified contractors including labor and materials. 

iii. Loan Terms and Repayment: 
1. Applications for participation in the Loan Program shall be in the names of all 

Owners of title of the subject Property. Applications in the names of less than all 
Owners shall not be reviewed. 

2. Ownership and title to the subject Property, must be in "good" or marketable title 
with all taxes and loans current, liens paid, no foreclosure proceedings pending, 
all restrictions of record and encumbrances disclosed and approved by the 
Commission, and compliance to all zoning codes. 

3. No interest shall be charged on loan funds; however, the Commission may set a 
reasonable application fee. 

4. Loan must be repaid in equal installments not to exceed ten (10) years. The 
remaining principle balance shall be due in full upon sale or transfer of the 
property. 
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5. Forty-five (45) days after failure to make timely payment shall cause the entire 
principal balance to become a lien upon the Property, and shall have priority over 
all liens, except general taxes and prior special assessments. 

6. No loan funds shall be disbursed until after the recipient has completed the work, 
the work has been physically inspected and approved by the City, the 
disbursement of loan funds has been approved by the [City Manager], and the 
loan recipient has documented the cost of the work by submitting to the City 
copies of all bills, invoices, work orders and/or such other documentation 
showing, to the satisfaction of the City, that the funds requested are reasonable 
and are supported by actual proof of expense. 

7. All rehabilitation work shall be completed within one (1) year from the date upon 
which the loan was awarded; provided, however, that upon application and a 
showing of good cause as to why the project cannot be timely completed, the 
Commission may authorize an extension of up to one (1) additional year for 
completion of the work. 

8. Loan recipients shall, as a condition of the loan, prominently place a sign upon the 
property being rehabilitated stating that such rehabilitation has been funded, in 
part, through the City's loan program. 

iv. Loan Review Procedures. Review of loan shall follow the procedures set forth in Section 
5., except the Commission shall present a written recommendation for approval or denial 
to be presented to the [City Manager] who shall have final approval authority, which must 
be awarded or denied within 30 days of the Commission’s recommendation. 

g. Rehabilitation Grant Program. The City hereby establishes a historic rehabilitation grant program 
and finds that the program promotes a valid public purpose of increasing the quality, exterior 
Integrity, and permanence of the City's stock of Historic Properties for the enjoyment and benefit 
of present and future generations of citizens of the City: 

i. Availability. The City shall set aside funds for this grant program on an annual basis 
through its budgeting process. All funds placed in said grant program shall be awarded on 
an annual basis. 

ii. Qualifying projects: 
1. The subject Property must be a Historic Property listed on the City’s Historic 

Register or Contributing Property within a Historic District listed on the City’s 
Historic Register. 

2. Grant Applicants must provide matching funds in an amount equal to or greater 
than the amount of the loan. 

3. Grant and matching funds must be utilized only for the stabilization or exterior 
rehabilitation of the subject Property; the repair or replacement of electrical, 
heating or plumbing systems; the repair or installation of fire sprinkling systems in 
commercial Properties; or the installation or reconfiguration to meet the 
minimum requirements of the Americans with Disability Act. Neither the gran nor 
the matching funds shall be used for the installation or rehabilitation of signage, 
unless such signage is historic and determined to be a character defining feature, 
interior rehabilitation or decoration, the addition of architectural or decorative 
elements which were never a part of the Historic Property, or the Construction of 
additions or new Buildings. 

4. Overall project, including but not limited to, portion paid through grant and 
matching funds must meet the Secretary of the Interior’s Standards for the 
Treatment of Historic Properties. 

5. In addition to items required in Section 5, Subsection 2 a., grant Applicants must 
submit cost estimates from qualified contractors, including cost estimates for 
labor and materials. 
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iii. Grant Terms: 
1. Applications for participation in the grant program 

shall be in the names of all Owners of title of the 
subject Property. Applications in the names of less 
than all Owners shall not be reviewed. 

2. Ownership and title to the subject Property must be in 
"good" or marketable title with all taxes and loans 
current, liens paid, no foreclosure proceedings 
pending, all restrictions of record and encumbrances 
disclosed and approved by the Commission, and 
compliance to all zoning codes. 

3. No grant funds shall be disbursed until after the 
recipient has completed the work, the work has been 
physically inspected and approved by the City, the 
disbursement of grant funds has been approved by 
the [City Manager] and the grant recipient has 
documented the cost of the work by submitting to 
the City copies of all bills, invoices, work orders, 
and/or such other documentation showing, to the 
satisfaction of the City, that the funds requested are 
reasonable and are supported by actual proof of 
expense. 

4. All rehabilitation work shall be completed within one 
(1) year from the date upon which the grant was 
awarded; provided, however, that upon application 
and a showing of good cause as to why the project 
cannot be timely completed, the Commission may 
authorize an extension of up to one (1) additional year 
for completion of the work. 

5. Grant recipients shall, as a condition of the grant, 
prominently place a sign upon the Property being 
rehabilitated stating that such rehabilitation has been 
funded, in part, through the City's grant program. 

h. Grant Review Procedures. Review of grant shall follow the 
procedures set forth in Section 5, except the Commission shall 
present a written recommendation for approval or denial to be 
presented to the [City Manager] who shall have final approval 
authority which must be awarded or denied within 30 days of the 
Commission’s recommendation. 

2. The Commission shall attempt to identify and advise the City Council 
regarding the implementation of other economic incentives for Historic 
Properties. The Commission shall notify the Owners of economic incentive 
opportunities available. 

3. The Commission shall make the determination for each request regarding economic 
incentives. 
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Sec. 16-12-70. Demolition or relocation of buildings, structures or sites. 

Consistent with the purposes of this Article, it is the intent of this Section to preserve the historic districts 
and historical and architectural resources of the City through limitations on the demolition and relocation of 
landmark and contributing buildings, structures or sites to the maximum extent feasible, and to regulate the 
demolition and relocation of nonlandmark and noncontributing structures within historic districts. The demolition 
and/or relocation of landmark and contributing buildings, structures and sites are to be discouraged in favor of 
preservation, renovation, adaptive reuse or relocation within a historic district. Notwithstanding the foregoing, it is 
recognized that structural deterioration, economic hardship and other factors not within the control of a property 
owner may cause or require the demolition or relocation of a landmark or contributing building, structure or site.  

(1) Certificate of Approval Required. No landmark or contributing building, structure or site, and no 
building, structure or site within a historic district, may be demolished or relocated without first having 
been approved through the issuance of a certificate of approval as outlined in Section 16-12-80 below.  

(2) Major Activity. An application for a certificate of approval to demolish a landmark or contributing 
building, structure or site, or a building, structure or site within a historic district, shall be considered a 
substantial or major activity.  

(3) Demolition by Neglect Prohibited. No owner or person occupying or using a landmark or contributing 
building, structure or site shall allow or cause the demolition, destruction, damage or deterioration of 
such building, structure or site by neglect.  

(Ord. No. 2014-05, 5-6-2014) 

Sec. 16-12-80. Certificates of approval; procedure. 

(a) No building permit for work or activity requiring a certificate of approval shall be valid or issued by the 
Building Official absent the receipt by the official of the necessary certificate of approval (CA). Conversely, 
the issuance of a CA shall not relieve an applicant from having to obtain any and all other permits or 
approvals for the subject work or activity as may be required under the City's zoning, subdivision, building or 
other life/safety codes.  

(b) Certificates of approval may be made subject to such terms, conditions or limitations as determined 
necessary to protect and preserve the structural, aesthetic and/or historic integrity and value of the building, 
structure or site to which it pertains. A CA shall not constitute a site-specific development plan or vested 
property right and, unless acted upon in a substantial fashion or otherwise specifically authorized and 
provided for in the permit, shall automatically expire one (1) year from its date of issuance, unless extended 
by order of the Historic Preservation Commission.  

(1) Procedure. Applications for a CA shall follow the stages of the land development process outlined 
below:  

a. Preapplication Conference. Attendance at a preapplication conference is recommended for an 
applicant intending to submit an application for a CA.  

b. Application Submittal. The applicant shall submit a complete application to the Administrator 
containing those materials listed in Subsection 16-12-80(b)(2) below.  

c. Staff Review. The Administrator or their designee shall review the application to determine 
whether it is complete, as specified in Subsection 16-10-40(a) of this Chapter. The Administrator 
or their designee shall forward a report to the HPC, which summarizes the application's 
compliance with the review standards contained in Section 16-12-90 below, and other applicable 
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provisions of this Chapter. The technical comments and professional recommendations of other 
agencies, organizations and consultants shall be solicited in drafting the report, as necessary.  

d. Posting of Notice. Posting of notice that the HPC will hold a public hearing for major certificate of 
approval shall be accomplished by the City as specified in Table 16-C of this Chapter. Public notice 
is not required for applications for a minor certificate of approval.  

e. Action by the Historic Preservation Commission.  

1. Minor Activity. An application regarding minor activity shall be reviewed and ruled upon by 
the Community Development Department and, as needed, two (2) designated members of 
the HPC within ten (10) business days from the date the application was deemed complete. 
If it is determined that the application pertains to minor activity only or to activity that will 
not detrimentally impact or influence the historic integrity and/or appearance of a 
landmark or designated historic district, a CA shall be issued authorizing the activity. If it is 
determined that the application pertains to major activity, it shall be referred to the HPC 
for review and determination at a regular or special meeting.  

2. Major Activity. An application regarding major activity shall be reviewed and ruled upon by 
the HPC at a regular or special meeting to be conducted within thirty-one (31) days from 
the date the application was determined complete, or within such longer time period as 
necessary to reasonably accommodate the application on an HPC meeting agenda. Written 
notice of the date, time and location of the meeting shall be mailed by regular mail or 
personally delivered to the applicant not less than fifteen (15) days prior to the meeting. 
The unexcused absence of the applicant from the meeting shall cause the HPC to deny the 
application or, at the HPC's option, continue the matter to a later meeting date of its 
choosing.  

f. Actions following approval. A copy of each approved certificate of approval shall be transmitted 
by the Administrator to the Building Official promptly upon its issuance.  

(2) Application Contents. An application for a certificate of approval shall contain the following 
information:  

a. Minimum Contents: The minimum contents for all applications specified in Subsection 16-12-
40(b) of this Chapter.  

b. Photographs: All applications shall be accompanied by photographs reasonably and accurately 
depicting the current status of the building, structure or site, or that portion thereof, subject to 
the application. Include photographs showing all sides of the structure, particularly the front and 
any side affected by the proposed project and detailed photographs of the features affected by 
the project.  

c. Drawing Format: Drawings shall be large enough so that all information is legible but no smaller 
than eleven (11) inches by seventeen (17) inches. Sketch drawings are acceptable if they provide 
accurate information and are reasonable drawn to scale.  

d. Dimensioned Site Plan: Site plan showing street locations, existing structure and proposed new 
elements or structures.  

e. Dimensioned Floor Plan(s): Floor plans showing existing structures and proposed new elements 
or structures.  

f. Dimensioned Roof Plan: Roof plan showing proposed new roof elements in context of the 
existing roof.  
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g. Dimensioned Exterior Elevations: Exterior elevations showing appearance of proposed project 
with all materials and indicating finishes.  

h. Building Sections and Construction Details: Sections and details as required adequately explaining 
and clarifying the project. Note all materials and finishes.  

i. Specification of Materials: Manufacturer's product literature and material samples. Product 
literature is required for replacement windows.  

j. Bids: If proposing to replace existing historic materials or features with replicas rather than repair 
or restore, firm bids must be provided for both restoration and replication.  

k. Window Replacement: If proposing to replace historic windows (aside from wooden replica sash 
replacement) justification shall be provided as outlined in National Park Service Preservation 
Brief #9. Submittal must include written assessment of condition of existing windows.  

l. New Construction shall include the following information:  

1. Block Site Plan: A site plan or aerial photograph showing relationship of proposed structure 
to existing structures.  

2. Written Statement: A written statement of the design philosophy and building program.  

3. Massing Model: A massing model illustrating the relationship between the new structure(s) 
and existing building(s) on the project site and adjacent lots.  

4. Photographs: Photographs of the surrounding structures including both block faces and 
side streets.  

m. Demolition or relocation of a building, structure or site shall include the following:  

1. A detailed description of the reasons supporting or justifying the proposed demolition or 
relocation, including a delineation and explanation of all economic data where economic 
hardship or other economic cause is given as a reason for the proposed demolition or 
relocation.  

2. A detailed development or redevelopment plan for the demolition and/or receiving 
relocation site and a schedule for completion of the work.  

3. Elevations, building sections, construction details, specifications and massing model of 
proposed replacement structure similar to those required for new construction.  

4. For landmark or contributing structures the applicant must submit a report prepared by an 
architect, appraiser, engineer or other qualified person experienced in the rehabilitation, 
renovation and/or restoration of historic buildings, structures or sites addressing:  

a) The structural soundness of the building, structure or site and its suitability for 
rehabilitation, renovation, restoration or relocation.  

b) The economic and structural/engineering feasibility of the rehabilitation, 
renovation and/or restoration of the building, structure or site at its current 
location.  

c) The economic and structural/engineering feasibility of relocating the building, 
structure or site.  

(Ord. No. 2014-05, 5-6-2014; Ord. No. 2019-10, § 9, 6-21-2019) 
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Sec. 16-12-90. Certificates of approval; review standards. 

(a) Historic Landmark and/or Contributing Buildings, Structures or Sites. All work performed in completion of an 
approved certificate of approval shall be in conformance with the most recent edition of the Secretary of 
Interior's Standards for the Treatment of Historic Properties with Guidelines for Preserving, Rehabilitating, 
Restoring and Reconstructing Historic Buildings, published by the U.S. Department of the Interior, National 
Park Service, Cultural Resource Stewardship and Partnerships, Heritage Preservation Services, Washington, 
D.C. (available for review at the Community Development Department).  

(b) Supplemental Guidelines. The Administrator or his or her designee with advice from the HPC may, subject to 
final approval by the City Council, devise, adopt, publish and implement design guidelines to supplement the 
criteria set forth in this Section for the review, evaluation and approval of certificates of approval. Upon their 
approval by the City Council, said guidelines shall be enforced and have the same effect and authority as if 
fully set forth in this Section, and violations thereof shall be subject to the same penalties for violations of 
any other section contained in this Article. In addition, the following minimum criteria will be applied in 
reviewing and evaluating an application for a CA with respect to a historic landmark or contributing building, 
structure or site:  

(1) Architectural Character. Whether and/or to what extent the proposed work will preserve, protect, 
change, diminish, disguise, obscure, detract from or destroy the appearance or structural integrity of 
the historic features, design, materials, character or value of the structure or site.  

(2) Original Materials. Whether original designs, materials, finishes and construction techniques that 
characterize the historic value and appearance of a structure or site can be retained, restored or 
repaired as opposed to replaced, and whether replacement designs, materials or finishes can match 
and/or accurately replicate the originals.  

(3) Minimum Change. Whether and/or to what extent the proposed work will require more than a minimal 
change to the historic appearance, materials or integrity of the structure or site.  

(4) New Construction. New additions, exterior alterations and related work shall not destroy or detract 
from the existing historic structure and materials to the maximum extent feasible, and such new work 
or alterations shall be differentiated from, but compatible with, the existing size, scale and exterior 
architectural features of the structure or site so as to protect its historic identity and integrity.  

(5) Historic Appearance. Work that will protect or return the original historic appearance of a structure or 
site, especially where documented by photographs, historic research or other credible evidence, shall 
be encouraged and favored.  

(6) Work Necessary. Whether the proposed work is required or necessary to comply with a building, fire or 
other health/safety code.  

(c) Activities Within Designated Historic Districts. The following minimum criteria will be applied in reviewing 
and evaluating an application for a CA with respect to a nonlandmark or noncontributing building, structure 
or site within a designated historic district.  

(1) Enhance District. Whether and/or to what extent the proposed work will enhance and advance the 
purposes and intent underlying the establishment of the district.  

(2) Overall Character. New structures and additions to, or the exterior repair or alteration of, existing 
nonlandmark and noncontributing structures shall be compatible with the historic architectural 
character, scale, shapes, sizes, heights, façades and materials predominant in the district to the 
maximum extent feasible.  
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(3) Specific Compatibility. New structures and additions to, or the exterior repair or alteration of, existing 
nonlandmark and noncontributing structures shall specifically harmonize with neighboring landmark 
and/or contributing structures or sites with regard to height, scale, shape, size, façade, materials, 
setback, landscaping and exterior architectural features to the maximum extent feasible.  

(4) Work Necessary. Whether the proposed work is required or necessary to comply with a building, fire or 
other health/safety code.  

(d) Demolition or Relocation of a Landmark or a Building, Structure or Site Within a Historic District. The 
following criteria shall be used in determining whether a certificate of approval should be issued for the 
demolition or relocation of a landmark or a building, structure or site within a historic district:  

(1) The historic, social or architectural significance of the building, structure or site.  

(2) The structural soundness and safety of the building, structure or site.  

(3) In the case of a landmark or contributing building, structure or site, whether the same can be 
rehabilitated, renovated or restored at its current location as part of an economically feasible and 
beneficial use of the property.  

(4) In the case of a landmark or contributing building, structure or site, whether the same has been 
properly maintained and/or been subject to disrepair, deterioration and/or demolition by neglect.  

(5) In the case of a landmark or contributing building, structure or site, whether the same can be relocated 
to a historically appropriate alternative location in a manner that will protect and ensure its structural 
integrity.  

(6) The impacts of the proposed demolition or relocation of the building, structure or site, and the planned 
redevelopment of the site, on the historical character of the existing neighborhood.  

(Ord. No. 2014-05, 5-6-2014) 

Sec. 16-12-100. Exempt activity. 

A CA shall not be required for the interior alteration, renovation, repair, reconstruction or rehabilitation of a 
landmark or contributing building or structure, or for any other building or structure within a historic district. 
Similarly, a CA shall not be required to undertake ordinary exterior maintenance and/or repair if such work 
involves and is carried out using materials and elements identical in appearance to the materials and elements 
being repaired or worked on, and such maintenance and/or repair does not substantially alter the appearance, 
composition or texture of the exterior appearance, feature or surface of the building or structure.  

(Ord. No. 2014-05, 5-6-2014) 

Sec. 16-12-110. Exceptions. 

Nothing in this Article shall prohibit the issuance of orders or correction notices, or the implementation of 
emergency enforcement actions, authorized by law for the purpose of correcting or abating conditions relative to 
any landmark, contributing or other building, structure or site determined to be dangerous to life, health or 
property in accordance with building and/or life and safety codes duly adopted by the City, and/or such other 
governing authority with jurisdiction, including, when deemed necessary, the demolition or partial demolition of a 
building or structure. However, when the need for emergency action is not present, all work or activity normally 
subject to the provisions and procedures contained in this Article shall be undertaken and performed in 
compliance therewith.  

(Ord. No. 2014-05, 5-6-2014) 
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Sec. 16-12-120. Removal of landmark, contributing or historic district designation. 

(a) Finding by City Council required. The removal of a landmark or contributing designation for any building, 
structure or site, or the removal of the designation of a district as a historic district, shall only be approved 
upon a finding by the City Council after a noticed public hearing that the building, structure, site or district no 
longer satisfies the eligibility criteria for landmark, contributing or historic district status, and that it would be 
in the public interest and welfare to remove or rescind such designation.  

(b) Procedure. The procedures contained in Section 16-12-50 above with regard to the designation of landmark, 
contributing or historic buildings, structures, sites or districts, respectively, shall be followed in applying for 
and processing a petition for the removal or rescission of such a designation. Notwithstanding the foregoing, 
no landmark or other historic designation awarded to any building, structure, site or district by the United 
States Department of the Interior and/or the State, respectively, shall be removed, rescinded or modified 
except in accordance with the procedures and standards established by said governmental authority.  

(Ord. No. 2014-05, 5-6-2014) 

Sec. 16-12-130. Violations and penalties. 

(a) Violation of the provisions of this Chapter shall be punishable as set forth in Chapter 1 Article IV of this Code. 
Additionally, each separate violation and each day any violation continues shall constitute a separate offense 
and be subject to the penalties specified in this Section.  

(b) Any development, activity, facility or structure which is continued, operated or maintained in violation of the 
provisions of this Article, or the terms and conditions of a CA or any other permit, shall be subject to 
injunction, abatement and/or other appropriate legal remedy as may be sought and obtained by the City, in 
which event the City shall be entitled to recover its reasonable costs and attorney fees from the offending 
party or parties.  

(c) All penalties and remedies for violations of the provisions of this Article shall be nonexclusive and 
cumulative, and the City's pursuit and/or exercise of one (1) remedy or penalty shall not foreclose or prohibit 
the pursuit and exercise of alternative or other remedies.  

(Ord. No. 2014-05, 5-6-2014) 
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