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Chapter 7: Guidelines for New Building Construction in the Commercial Core
The Commercial Core embodies those picturesque qualities that create a unique identity for the City of Manitou
Springs and serves as a vital, active hub for business and tourism. The Commercial Guidelines seek to protect the
characteristics of the subdistrict and also encourage creativity that is equally a part of the City’s tradition. Unlike
other chapters, Guidelines for additions and/or rehabilitation of existing contributing and noncontributing buildings and for construction of new structures in the Commercial Core are included in this Chapter.
Architectural diversity is a critical component to the eclectic character of the Commercial Core of Manitou
Springs. Existing historic resources represent a variety of specific architectural styles. Designing a commercial or
mixed use building to complement an historic context requires three primary components:
1. An analysis of existing patterns along the street
2. An understanding of key attributes of the Commercial Core
3. Identification of the fundamental components of historic structures: building orientation, building
mass and scale, building form and architectural detailing
Any alteration, addition or new construction within an historic context should reinforce existing development patterns. Imitating historic building styles and construction in order to make a new building appear to be an historic
building is inappropriate and can result in a “theme” that many people refer to as a “Disneyland” approach to
design and construction - meaning what is being constructed is not “real”. The age of a structure should be readily
apparent by its style, detailing, material and construction.

Key Features of Historic Context
By analyzing existing development patterns, it is possible to identify a series of features that contribute
to the character of the Commercial Core Subdistrict.
They include consistent building alignment along the
edge of the sidewalk, building orientation and the relationship of the front door to the street and the mass,
scale and form of a structure. By analyzing the attributes of existing buildings and their relationship
to each other, it is possible to design an alteration,
addition or a new building that is compatible with the
existing historic context.

Key Features of Historic Structures
Historic commercial structures include a palette of
readily-identifiable architectural features such as
front entries, display windows, architectural detailing and awnings. When each of these design elements is integrated into a new structure, the overall
composition should result in visual compatibility
with other historic structures. Incorporation of these
elements can result in a project that complements the
core, enhances the historic context and preserves the

This building contains several historic attributes: display windows along the first floor, stone masonry detailing and a recessed
entrance. Manitou Avenue, Manitou Springs, CO
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integrity of the subdistrict. A few of these elements
are listed below:

Manitou Avenue exhibits diverse architectural styles that result in
the eclectic charm of downtown. Manitou Springs, CO

1. Building materials such as stone and brick that
reflect permanence espoused by city founders
and subsequent builders
2. The natural setting that includes steep and undulating topography, meandering paved streets
and Fountain Creek, which weaves through
downtown and includes a series of historic stone
bridges
3. The craftsmanship of buildings, bridges and retaining walls constructed of finely cut and fitted
materials with intricate detailing
4. Color palettes and plant material that complement the area’s predominant red and green stone
and its semi-arid, mountain environment
5. An appreciation of and respect for the views
from downtown to surrounding hillsides and
from hillsides across the valley to the mountains
beyond that create a spectacular backdrop for
the community

Franchise Architecture

Franchise architecture that has been modified according to design guidelines for a community in New Mexico.

This example of corporate architecture integrates native materials and architectural detailing into the building form.
Silverthorne, Colorado
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A major issue facing historic downtowns concerns
franchise architecture and the impact that franchised
designs have on the character of a community. Many
communities throughout the country have adopted
design standards that require national franchises to
respond to local character and image concerns by
altering prototype architectural and landscape plans.
The impact of one unsuitable building or development is disruptive and jeopardizes the architectural
integrity of a community that is interested in preserving its historic character. Issues and impacts associated with commercial franchise designs include:
1. Oversized signage
2. Unarticulated (long and straight) façades on
“big box” storefronts that do not contain pedestrian-scaled architectural details
3. Site planning that emphasizes automobile access
and surface parking with nominal regard for
pedestrian safety as well as minimal pedestrian
connections to adjacent properties
4. Architectural forms that serve as corporate sig-
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nage; often times, combinations of massing and
architectural detailing result in distinct building
typologies that consumers identify with specific
restaurants and/or services
5. Architectural detailing such as awnings, oversized doors and windows, roof forms and other
elements that do not respect historic context or
features
6. Primary building entrances that orient toward
parking lots rather than a pedestrian-oriented
street.
7.1 The architecture, architectural details and
lighting typically associated with franchise
development shall be tailored to reinforce the
design traditions of Manitou Springs.
•

Most buildings in the commercial core abut the sidewalk edge
and are located on the front property line. Manitou Avenue,
Manitou Springs, CO

Prototype or “cookie-cutter” architecture
is not appropriate in the Commercial Core.
National franchises shall comply with the
Commercial Design Guidelines contained in
this document.

Building Alignment
Building alignment in the Commercial Core responds
directly to the street edge. The uniform “wall” of
building fronts (i.e. the street “wall”) is critical to
maintaining the integrity of the Commercial Core
and should be preserved.
7.2 Align a new building to match the alignment
of adjacent structures to maintain visual continuity along the street edge.
•

•

The majority of commercial structures abut
the front property line and this tradition
should be respected and maintained.
When a portion of the front façade must be
setback from the sidewalk edge, use structural components such as railings, walls in
addition to changes in paving to define the
sidewalk edge.

Infill and redevelopment should respect
existing building alignments.

PROPERTY
LINE

BUILDING
FOOTPRINT

ALLEY

NO!

YES!

YES!

YES!
SIDEWALK

Building Orientation
Commercial buildings in the Commercial Core were
typically oriented toward the street. This allowed for

STREET
Locate the primary building façade along the street edge.
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easy pedestrian access from the street to the front
door and allowed pedestrians to see goods that were
on display in the large windows on the first floor of
the building. Locating the front façade of the building
along the primary street creates visual interest along
the street edge and reinforces development patterns
traditionally seen in the Core.
7.3 The front façade of a new building or commercial building undergoing renovation shall
orient toward the street or primary pedestrian thoroughfare.
This new building occupies the corner of the street; display windows and a recessed entrance are visible from the sidewalk and
respect historic development patterns. Steamboat Springs, CO

•

The front façade should parallel the sidewalk edge and/or curb to allow both display
windows and building entrances to be visible from the street.

Mass and Scale

Larger buildings are concentrated along the valley floor. The Spa
Building, Manitou Avenue, Manitou Springs, CO

Buildings in the Commercial Core range from one
story to over five stories for some of the older spa
and lodging establishments. Each block offers unique
combinations of building heights, but an overall sense
of unity in scale is achieved and has been maintained
over time. Traditionally, most commercial structures,
especially in the 900 block of Manitou Avenue are
two stories in height. There are several larger structures in the Commercial Core, including the Barker
House and the Spa Building, which are located in the
valley floor, in close proximity to the Fountain Creek
drainage; the surrounding hillsides create a backdrop
for the larger structures that minimizes the overall
mass and scale of these structures.
7.4 The height and width of a building shall be
similar to existing historic structures in the
Commercial Core.
•
•
•

This building occupies one entire block, but the façade has been
subdivided into modules to reflect historic building widths seen
elsewhere in the city. Boulder, CO
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Maintain the traditional range of building
heights seen on the block.
Buildings should appear similar in width to
historic structures on the same block.
On blocks where the typical storefront is approximately 25’ to 30’ wide, consider dividing larger structures into smaller modules.
Large buildings should include variation in
wall plane and the overall building length
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•

should be articulated by offsets, structural
delineation, exterior trim and/or awnings to
reduce the overall building mass along the
street edge and provide visual interest.
Upper stories may be added to existing
buildings, but should be set back from the
original façade to maintain the architectural
integrity of the original structure.

Building Form
One of the most unifying elements of Manitou Springs
is the similarity of building form. Existing, contributing, commercial buildings are typically comprised
of a hierarchy of simple rectangular forms, typically
taller than wide.

Buildings along Manitou Avenue are typically comprised of a
hierarchy of simple rectangular forms. Manitou Springs, CO

7.5 The form of an addition, alteration or new
building shall be similar to existing historic
structures located in the Commercial Core.
•

Rectangular forms, including balconies,
windows and doors are the dominant shape
of buildings in the Commercial Core.

Roof Form
Roof forms are primarily flat; this is an important
characteristic of commercial development in the
Commercial Core and should be maintained and reflected in new infill and redevelopment projects.
7.6 Flat roofs should be the dominant roof form.
•

•
•

Flat roofs are the dominant roof form in the Commercial Core.
Manitou Springs, CO

A gently sloping roof that slopes to the rear
of the building or a flat roof should be used
on all building rehabilitations and new infill
and redevelopment projects.
Parapets on side façades should step down
toward the rear of a building.
Gabled roof forms may be considered if they
are obscured from public view by a “false
front” storefront similar to historic falsefront storefront.

Storefronts
The Commercial Core should continue to evolve as a
pedestrian-oriented environment. Streets, sidewalks,
Chapter 7: Guidelines for New Building Construction in the Commercial Core

Street level features are clearly distinguishable from
upper stories. Manitou Springs, CO
Page 7.5

City of Manitou Springs Historic District Design Guidelines

Anatomy of a Building
FINIAL

BRACKET

WINDOW HOOD

SASH

A decorative terminal
form at the top of a
feature.

A supporting member for
a projection, typically
shaped like an inverted L.

A projecting structural
member above a window,
on Main Street typically
of wood or cast iron.

A frame for glass to close
a window.

CORNICE
The projecting member
at the top of the exterior
wall.

SILL
Horizontal member
immediately below the
window assembly.

UPPER FLOOR
The usually non-retail
volume above the retail
ground floor, multistory
Main Street buildings are
typically between 2 and 4
floors.

LINTEL
Structural member above
a storefront that supports
the parapet or upper wall.

STOREFRONT

ROSETTE

The front exterior wall of
commercial space,
typically with large areas
of glass.

A typically circular motif
that helps secure the
lintel to the structure
behind.

BULKHEAD

COLUMN

The areas that support
the display windows; can
be of wood or metal, or
can be glazed.

A vertical structural
member.

DISPLAY
WINDOW
The main areas of clear
glass on a storefront
behind which goods are
arranged.

TRANSOM
Upper windows in a
storefront; can be
operable or fixed, clear or
patterned.
Source: Illinois Main Street

alley connections, pedestrian connections to adjacent
neighborhoods and open spaces including parks and
plazas should encourage walking and pedestrian activities. Buildings should be visually interesting and
offer opportunities to display retail goods. Emphasizing the traditional attributes of historic storefronts is
important to maintaining the vitality of downtown.
Street level architectural features on historic structures are clearly distinguishable from upper stories.
First floors include display windows and recessed
building entries resulting in a solid-to-void (wall-towindow) ratio that is significantly different from the
upper stories. Upper stories typically include smaller, double hung windows and larger spaces of wall
between windows.
This commercial redevelopment project includes new interpretations of storefront features such as display windows, recessed entrance and decorative elements that result in a visually interesting building at the street edge. The distinction between the street
level and upper level floors is readily apparent due to changes in
moldings, windows and window alignment. Boulder, CO
Page 7.6

7.7 Infill and redevelopment in the Commercial
Core shall contribute to the pedestrianfriendly environment by providing an active,
engaging and visually interesting street edge.
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•

•

•

New interpretations of traditional building
styles are encouraged. A new design that
integrates traditional building components is
preferred and allows a building to be understood as a product of its own time as well
as compatible with neighborhood historic
structures.
The building façade should appear predominately “flat” with windows and doors inset
from the front wall plane. Decorative elements should be subordinate to the dominant
form.
Design the ground floor level of all projects
to promote pedestrian activity; storefronts
should be located at street level and include
features such as display windows, transoms
and recessed entries. Display windows
highlighting retail goods and/or services are
preferred.

This new building contains a recessed building entrance located
on the corner of the street. Architectural columns are located
along the property line to maintain alignment of the building
along the street edge. Boulder, CO

7.8 Maintain the distinction between street level
and upper stories.
•

•

•

•

Traditional floor heights should be expressed
using a belt course, moldings, windows and
window alignment and other architectural
details traditionally used to delineate each
story of a building.
The ratio of solid-to-void (wall-to-window/
doors) should be similar to that seen traditionally on commercial storefront buildings
in the Commercial Core.
First floors should be more transparent than
upper floors and upper floors should be more
solid (wall) than lower floors. The first floor
of a commercial façade should be primarily
transparent glass. Highly reflective materials
and/or tinted glass are inappropriate.
Upper-story windows with vertical emphasis are encouraged; a traditional upper story
window is twice as tall as it is wide.

This new building uses architectural details and awnings to identify the location of the building entrance. Steamboat Springs, CO

7.9 Building entrances shall appear similar to
those used on contributing buildings in the
Commercial Core.
Alignment of architectural details along the street edge can reinforce the overall scale and character of a street. Denver, CO
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•

•

•

•

•
Architectural details should create a composition along the street
edge. Boulder, CO

•

Clearly define the building entrance with
a recessed door, awning, canopy or other
architectural features.
A contemporary interpretation similar in
scale and character to those seen historically
is encouraged.
Typically, a front door should be recessed
approximately 4’-0” to create a threshold for
pedestrian access.
When entrances are recessed, upper floors
should be used to maintain alignment of the
front building façade at the sidewalk edge.
Transoms should be located over front
entrances to maintain the full height of the
storefront.
The entrance should be at street level to
maintain the grade between the sidewalk and
the first floor of the building.

Architectural Details

Architectural details combine to establish a distinct character.
Boulder, CO

Patterns are created along the street by the repetition
of similarly sized building elements. Windows, ornamentation, cornices and structural columns recur
frequently on historic commercial building façades.
These details add depth to a relatively “flat” façade
and create shadows that result in a three-dimensional
character. They combine to form a cohesive composition for each building. Patterns within a façade
composition create visual interest along the street
edge.
Detail alignment is also important and reinforces
the overall scale and character of downtown. Window moldings at the top of display windows, cornices, window sills and headers can each be aligned
and result in an overall composition along the street
edge that is one of the strongest characteristics of the
Commercial Core.
7.10 The front façade of a commercial building
shall be visually compatible with historic
commercial structures located in the Commercial Core.

The new window mullions located in the display windows distract
from the historic façade. Denver, CO
Page 7.8

•

Window moldings, tops of display windows,
cornices, transoms and parapets should cre-
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•

•

ate a composition along the street edge that
is compatible with adjacent structures.
When large buildings are designed to appear as several, smaller, individual building
widths, architectural detail alignment should
vary slightly to reinforce the overall reduction in building mass.
Trim dimensions should reflect those dimensions traditionally seen on historic commercial structures.

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

•

•

•

•

Avoid removing or altering any significant
architectural detail.
Avoid adding decorative elements or details
that are out of scale or character with the
original building. Details such as decorative
millwork or cornices should not be added
to a building if they were not an original
feature of that structure.
Distinctive stylistic features and examples of
skilled craftsmanship should be treated with
sensitivity.
A damaged detail should only be removed
and replaced when repairing that detail is
not feasible. Isolate and stabilize areas of
damage.
Use approved techniques for cleaning, refinishing and repairing architectural details.
When selecting a preservation treatment, use
the least invasive, cleanest means possible to
achieve desired results. Treatments such as
rust removal, caulking, limited paint removal and reapplication of paint are recommended. A list of National Parks Service Technical Briefs pertaining to building preservation
is available at the Planning Department.
When disassembly of an historic element is
necessary for restoration, use methods that
minimize damage to the original material.
Document and label each piece of a disas-

Distinctive stylistic features and examples of skilled craftsmanship should be treated with sensitivity. Troy, NY

Avoid removing architectural detailing. This old alarm detail
adds character and interest along the street. Troy, NY

A new building entrance was cut into the side of this historic
structure. The added canopy obscures architectural detailing.
Denver, CO
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•

sembled element in a manner that allows
reassembly in the exact location.
If substitute materials must be used, the materials should match the visual appearance
of the original materials in design, scale,
proportion and finish.

7.12 Replacement of missing or deteriorated details shall be based on original features.
•

The adaptive reuse of the Spa Building resulted in an extensive
interior renovation that also reinforced the original detailing of
the exterior of the original building. Manitou Springs, CO

•

•

•

The design should be substantiated by historic photos or physical evidence to avoid
creating misrepresentation of the building’s
heritage.
When inadequate information exists to allow
for accurate reconstruction, use a simplified interpretation of the original. The new
element should still relate in general size,
shape, scale and finish.
Do not introduce new architectural detailing or decorative elements that are out of
character with the architectural style of the
building. DO NOT GUESS – RESEARCH
historic designs for replacement parts.
Salvaged materials from buildings of the
same architectural style are encouraged.

Materials
New window mullions, recessed entrances and signage maintain
the character of this contributing commercial building.
Denver, CO

New buildings should use materials that contribute to the traditional sense of human scale as viewed from the street.
Steamboat Springs, CO
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Maintaining the condition of historic building materials is the most important measure for protecting
the character of the Historic District. The repetition
of the patterns created by building materials contributes to the visual continuity of the District. Materials
found frequently are clapboard, shingles, masonry
and stone. Unfinished materials, such as concrete
block, are not typical.
New research about how historic building materials
respond to various modern methods of renovation
continues to improve our ability to maintain and repair historic features of treasured buildings. In some
cases, research has identified problems with earlier
rehabilitation techniques, in which the efforts to improve the building have actually caused damage. Additional information regarding maintenance of brick,
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stone, mortar and clapboard can be found in Appendix B.
7.13 To the extent feasible, maintain original
materials, textures and finishes on the existing buildings.
•
•

Avoid covering or removing historic building materials when renovating.
In instances where original materials no
longer exist, use similar historic buildings or
original photographs as a guide to determine
appropriate materials and exposures.

7.14 Additions to the existing building should
employ materials and finishes that maintain
the scale and character of the original structure.
•
•
•

•

New materials should complement the materials used on the original structure.
Use of highly reflective materials is discouraged.
On additions and alterations, match the
exposure of clapboard or shingles to any
existing materials on the building.
New materials can be introduced if they
result in a cohesive appearance, which integrates the new with the old.

7.15 Infill and redevelopment projects in the
Commercial Core shall be constructed of materials that appear similar to those of existing
contributing structures and establish a sense
of visual continuity.
•

•

•

Maintain original materials, textures and finishes on the
existing commercial buildings. Canon Avenue,
Manitou Springs, CO

Materials found frequently in the Historic District include stone,
similar to this structure at 515 Manitou Avenue.
Manitou Springs, CO

Brick, stone and wood are the existing dominant materials and their use in new construction is preferred.
Materials and finishes that maintain the
scale and character of contributing structures
along the same street are encouraged.
Use of highly reflective materials is discouraged
Materials and finishes on new structures should complement the scale
and character of the Historic District. Canon Ave, Manitou Springs, CO
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•

Windows should be trimmed with wood,
painted metal, anodized aluminum or other
comparable materials.

Awnings
Projecting shade elements add visual interest and
color to a building façade and can influence the perceived scale of a building from the street.
7.16 Awnings shall be compatible in size and
shape with those found on historic buildings
and depicted in historic photographs.
•
Awnings should reflect the shape of the window that is being
shaded; arched or rounded awnings should only be used to shade
arched windows. Troy, NY

•

•

•

•
•

Awnings should reflect the shape of the window that is being shaded; arched or rounded
awnings should only be used to shade arched
windows.
Awnings should be mounted at least 8’-0”
above grade to allow for pedestrian activities under the awnings and shall not project
more than 4’-0” from the face of the building into the public right-of-way.
Awning pitch shall not exceed 10:12 and
front face of the awning should be no more
than 33% of the total height of the awning.
Signage on awnings should be limited to the
front face of the awning that parallels the
front building façade.
Awnings should be constructed of canvas
over a permanent metal frame.
Wood mansard awnings, wood shingles and/

Awnings should reflect the shape of second story windows.
Troy, NY

These awnings reflect the length of the display windows and contribute to the character of the building.
Manitou Avenue, Manitou Springs,
Page 7.12

This awning is too big for the building and conceals architectural
detailing that contributes to the building’s character.
Denver, CO
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or aluminum awnings are inappropriate and
should be replaced with canvas.

Nonconforming Commercial Buildings
Noncontributing structures within the Commercial
Core represent a variety of architectural styles and
time periods. These structures are either less than 50
years old, or are older structures that have withstood
significant alterations resulting in overall loss of architectural style, character or historic significance.
While improvements to these structures do not warrant extensive regulation, it is important that additions and/or alternations respect and contribute to the
character of the Commercial Core Subdistrict.

Façade and site improvements have resulted in loss of architectural style and character. Manitou Springs, CO

7.17 Additions and/or alterations to non-contributing structures shall enhance the existing
neighborhood and improve compatibility
with adjacent, historic contributing buildings.
•

•

•

•

•

A critical component to the Commercial
Core is the consistent alignment of commercial facades that flank Manitou Avenue.
This is a direct result of established, historic
setbacks that creates visual continuity along
the street edge.
Additions and/or alternations should not
overwhelm adjacent commercial structures
or draw undue attention to itself.
New additions and site improvements to
noncontributing structures and/or properties
shall be compatible with the existing historic
context of the Commercial Core Subdistrict.
Building forms should be similar in form
to those seen in the Commercial Core and
not detract from the visual continuity of the
street.
Roof form, window proportion and door
location are traditional building components
whose dimensions can impact the scale and
character of additions and/or alterations both
at street level and on upper stories.

Facade renovations have eroded the character and historic
significance of the original structure. Fayette, Missouri
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