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Chapter 8: Guidelines for New Construction and Additions in the
•
•
•
•
•

Log Cabin Subdistrict
El Colorado Lodge Subdistrict
Cliff Dwellings Subdistrict
Villas Subdistrict
West Manitou Avenue Subdistrict

In addition to the Commercial Core Subdistrict, there are five additional subdistricts that include commercial as
well as residential uses. Guidelines for each of the subdistricts are contained in this chapter:
• Log Cabin Subdistrict
• El Colorado Lodge Subdistrict
• Villas Subdistrict
• Cliff Dwellings Subdistrict
• West Manitou Subdistrict
Each subdistrict includes unique site and architectural characteristics that should be considered when initiating
infill and/or redevelopment projects. However, architectural diversity is a critical component to the eclectic character of Manitou Springs. Existing historic resources represent a variety of specific architectural styles. Designing
a commercial, mixed use or residential building to complement an historic context requires three primary components:
1. An analysis of existing patterns along the street and/or within the subdistrict
2. An understanding of key attributes of the Manitou Springs Historic District
3. Identification of the fundamental components of historic structures: building orientation, building
mass and scale, building form and architectural detailing
Any alteration and/or addition to a contributing or noncontributing building 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.
In addition, guidelines for both the rehabilitation of existing contributing and noncontributing buildings and for
construction of new structures are included in this Chapter.

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 a subdistrict. They include building
alignment, building orientation and the mass, scale
and form of a structure. By analyzing the attributes
of existing buildings and their relationship to each
other within a subdistrict, 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

Briarhurst Manor, Manitou Avenue, Manitou Springs, CO
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Color palettes used in the Cliff Dwellings Subdistrict complement
the area’s mountain environment. Manitou Springs, CO

front entrances, window patterns and architectural
detailing. When each of these design elements is integrated into a new structure, the overall composition
should result in visual compatibility with other historic structures that complements the historic context
and preserves the integrity of the subdistrict. A few
of these elements are listed below:
• Building materials such as stone, brick, stucco
and siding that reflect permanence espoused by
city founders and subsequent builders
• The natural setting that includes steep and undulating topography, meandering paved streets and
Fountain Creek, which weaves through the West
Manitou and Villas Subdistricts and includes historic stone bridges and retaining walls.
• The pragmatic craftsmanship of buildings, bridges
and retaining walls constructed of finely cut and
fitted materials with intricate detailing
• Color palettes and plant material that complement
the area’s predominant red and green stone and its
semi-arid, mountain environment
• An appreciation of and respect for the views to
surrounding hillsides and from hillsides across the
valley to the mountains beyond that create a spectacular backdrop for the community

Architectural Details of
Historic Structures
The bottling plant located on West Manitou Avenue includes architectural detailing and roof forms indicative of local industrial
structures. Manitou Springs, CO

Patterns created within individual subdistricts include
the repetition of similarly sized building elements.
Windows, ornamentation, cornices and structural
columns recur frequently on historic commercial and
residential 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 individual
buildings and create visual interest along the street
edge.
8.1 The front façade of new buildings shall be
visually compatible with historic commercial and residential structures located in the
Subdistrict.
•

This commercial structure faces West Manitou Avenue and contributes to the character of the street. Manitou Avenue, CO
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When large buildings are designed to appear as several, smaller, individual building
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•

widths, architectural detailing should be
used to achieve continuity within the Subdistrict.
Trim dimensions should reflect those dimensions traditionally seen on historic commercial and/or residential structures in the
Subdistrict.

8.2 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.
A damaged detail should only be removed
and replaced when repairing that detail is not
feasible. Isolate and stabilize areas of damage. Additional information regarding repair
of existing architectural elements is located
in Appendix B.
Avoid adding decorative elements or details that are out of scale or character with
the original building. Details 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.
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 disassembled element in a manner that
allows reassembly in the exact location.
If substitute materials must be used, the

Architectural details, such as this shingle siding, should be preserved, whenever feasible. Manitou Springs, CO

This railing is an example of craftsmanship that should be treated
with sensitivity. Manitou Springs, CO

Stylistic features such as the roof form, shingles, porch brackets
and railings are original features that should be maintained.
Manitou Avenue, Manitou Springs, CO
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materials should match the visual appearance of the original materials in design,
scale, proportion and finish.
8.3 Replacement of missing or deteriorated details
shall be based on original features.
•

•
The stone cladding added to the this brick structure conceals
original masonry detailing and detracts from the architectural
character of the building. Denver, 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.

Franchise Architecture

The stucco siding combined with the small windows conceals the
original commercial character of this masonry building.
Denver, CO

A major issue facing historic towns 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:
•
•

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

Oversized signage
Unarticulated (long and straight) façades
on “big box” storefronts that do not contain pedestrian-scaled architectural details
Site planning that emphasizes automobile
access and surface parking with nominal
regard for pedestrian safety as well as
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•

•

•

minimal pedestrian connections to adjacent properties
Architectural forms that serve as corporate signage; often times, combinations
of massing and architectural detailing
result in distinct building typologies that
consumers identify with specific restaurants and/or services
Architectural detailing such as awnings,
oversized doors and windows, roof forms
and other elements that do not respect
historic context or features
Primary building entrances that orient toward parking lots rather than a pedestrian-oriented street.

This example of corporate architecture integrates native
materials and architectural detailing into the building form.
Silverthorne, Colorado

8.4 The architecture, architectural details and
lighting typically associated with franchise
development shall be tailored to reinforce the
design traditions of Manitou Springs.
•

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

Nonconforming Commercial Buildings
Noncontributing structures within the Log Cabin, El
Colorado Lodge, Villas, Cliff Dwellings and West
Manitou Avenue Subdistricts 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.

This example of franchise architecture integrates small signs with
existing architectural detailing. New Orleans, LA

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.
8.5 Additions and/or alterations to non-contributing structures shall enhance the Subdistrict
and improve compatibility with adjacent,
historic contributing buildings.

The façade alterations have resulted in a loss of architecture style
and concealed the historic significance of the building.
Fayette, Missouri
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•

•

•

•
Most buildings in the Log Cabin Subdistrict are comprised of
simple one-story, horizontal rectangular forms.
Manitou Springs, CO

Additions and/or alternations should not
overwhelm adjacent commercial structures
or draw undue attention to themselves.
New additions and site improvements to
noncontributing structures and/or properties
shall be compatible with the existing historic
context of the Subdistrict.
Building forms should be similar in form
to those seen in the same Subdistrict and
not detract from the visual continuity of the
subdistrict.
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.

Log Cabin Subdistrict
The Log Cabin subdistrict differs from other historic
subdistricts and therefore, has its own set of guidelines. Log cabins are the prevalent structures, and
this particular characteristic gives the area its distinct
identity. The defining characteristics of this area are
as follows:
•
•
•
•
The Log Cabin district includes several historic residential structures constructed from round, chinked logs. Manitou Springs, CO

•
•
•
•

Horizontal single-story residences
Log cabin style, exclusively
Peeled-bark, round logs with natural chinking
Low-sloped gabled roofs with shed extensions
for porches
Building orientation and landscaping which
blends with the setting
Split rail fences
Rustic, natural landscaping, piñon and native
planting
Detailed with shingles and clapboard

Building Form

Contributing structures are typically simple rectangular forms
with gabled roofs and shed extensions. Manitou Springs, CO
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Most of the existing log buildings have simple rectangular shapes with occasional additions projecting
outward. Most of the existing structures are single
story, although there are several two-story buildings
in the district. Regardless of height of the structure,
the length of all buildings exceeds their height and
the typical building profile is “low to the ground”.
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This low profile contributes to the open, rural feeling of the subdistrict. Building form, massing and
scale combine to create a unique, distinct character;
buildings are typically one story and primary entrances are accessed through a front or side porch.

The foundations and roof
lines of the building are
stepped in response to
the existing topography,
which results in a low
profile.

Because of the limited number of contributing
structures in this subdistrict, homeowners are asked
to use restraint in introducing any major exterior
alterations to an historic residence.
8.6 Maintain the low profile of buildings in this
subdistrict: a one-story structure is preferred.
•

New buildings should respect the horizontal emphasis of existing contributing
structures. New buildings located on steep
topography should step up to minimize
the amount of excavation and reduce the
impact on localized ridgelines.

New construction should include stepped foundations to maintain
a simple, low, single-story profile on steep terrain.

Primary Entrances and Porches
Existing log buildings in this district have front
entrances that are readily visible from the street and
are often coordinated with the front porch that is
integrated with the primary roof form.
8.7 Front porches shall be integrated into the
front façade and the primary entrance to the
home shall be readily visible from the street/
road.

The primary roof plane of this log cabin extends over the front
porch. Manitou Springs, CO

Garages
In existing log structures, garages were typically
constructed as secondary structures, constructed
as an appendage to the main structure or accessed
through the foundation, depending upon the topography of the site.
8.8 Garages shall be separate structures or integrated into the primary structure and accessed from the side or rear of the structure.
8.9 A two-car garage shall utilize two separate
garage doors to minimize the overall size and
scale of the garage entrance.

Most buildings in the Log Cabin Subdistrict are comprised of
simple one-story, horizontal rectangular forms.
Manitou Springs, CO
Chapter 8: Guidelines for Log Cabin, El Colorado Lodge, Villas, Cliff Dwellings and West Manitou Avenue Subdistricts
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Building Materials
Whole logs and split log veneers are the predominant building materials in this area. New residential
structures constructed in the Log Cabin Historic
Subdistrict should utilize log siding: whole logs,
rough-hewn logs with chinking, or squared logs fitted tightly. Split logs may be appropriate as a covering over other building materials.
8.10 Maintain log siding as the predominant
building material.
•
This detached garage reflects similar massing and scale of the
primary residential structure. Manitou Springs, CO

•

Use conscientious maintenance and repair procedures to preserve existing historic log structures.
Additions to existing historic log structures should match the siding used on the
original building.

El Colorado Lodge Subdistrict
Located on Manitou Avenue and comprised of the
El Colorado Lodge, this subdistrict contains single
story cabins and one two-story main building that
were constructed in the 1920s and is an example of
motor-travel amenities and development that flank
the eastern end of Manitou Avenue.

Building Alignment
An example of rustic siding in the Log Cabin District.
Manitou Springs, CO

Building alignment in the subdistrict responds directly to the alignment of Manitou Avenue as well
as the topography of the site. The relationship of the
front building façade is critical to maintaining visual
continuity along the street edge.
8.11 Align new buildings to match the alignment
of existing and/or adjacent structures.
•

•
El Colorado Lodge: Historic Photo
Manitou Avenue, Manitou Springs, CO
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The majority of buildings parallel the
street edge and this tradition should be
respected and maintained.
When the front façade must be setback
from the street edge, structural components such as railings and retaining walls
should be used to define the sidewalk
edge.
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Building Orientation
Existing buildings are internally oriented toward a
surface parking lot, which allows for easy pedestrian
access for customers to the front door. Additions and/
or new structures should locate the front façade along
the primary street to create visual interest along the
street edge and reinforce development patterns traditionally seen along Manitou Avenue.
8.12 The front façade of a new building or commercial building undergoing renovation shall
orient toward the street or primary pedestrian
thoroughfare.
•

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

This photo depicts the two-story building in the El Colorado
Lodge Subdistrict that faces Manitou Avenue.
Manitou Springs, CO

Mass and Scale
Buildings in the El Colorado Lodge subdistrict range
from one to two stories, but the topography of the
site results in terraced development that impacts the
sense of enclosure along the street edge.
8.13 The height and width of a new building shall
be similar to existing historic structures in the
El Colorado Lodge Subdistrict.
•

Maintain the traditional range of building
heights seen in the subdistrict.

Building Form

This single-story cabin includes Pueblo-Revival style architectural detailing. The retaining wall is constructed of Manitou
Greenstone. Manitou Avenue, Manitou Springs, CO

One of the most unique characteristic of the El Colorado Lodge subdistrict is the similarity of building
form.
8.14 The form of an addition, alteration or new
building shall be similar to existing historic
structures located in the Subdistrict.
•

Simple forms, including rectangular windows and doors are the dominant form.

Roof Form
Roof forms are flat; this is an important characteristic of commercial development in the Subdistrict and

The majority of the structures are oriented toward an internal
drive/access road. El Colorado Lodge, Manitou Springs, CO
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should be maintained and reflected in new infill and
redevelopment projects.
8.15 Flat roofs should be the dominant roof form.
•

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.

Materials

Structures are comprised of simple, rectangular shapes with
architectural detailing. Manitou Avenue, Manitou Springs, CO

Maintaining the condition of historic building materials is the most important measure for protecting
the character of the Subdistrict. The repetition of the
patterns created by building materials contributes to
the visual continuity of the Historic District. The primary building material in the subdistrict is stucco.
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 can be
found in Appendix B.

All the buildings in the El Colorado Subdistrict include flat roofs.
El Colorado Lodge, Manitou Avenue, Manitou Springs, CO

8.16 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.
8.17 Additions to the existing building should employ materials and finishes that maintain the
scale and character of the original structure.
•

All buildings in the El Colorado Lodge Subdistrict are comprised
of similar forms and constructed of similar materials that unify
the subdistrict. Manitou Avenue, Manitou Springs, CO
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•

New materials should complement the
materials used on the original structure.
Use of highly reflective materials is discouraged.
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•

New materials can be introduced if they
result in a cohesive appearance, which integrates the new with the old.

8.18 Infill and redevelopment projects in the El
Colorado Lodge Subdistrict shall be constructed of materials that appear similar to
those of existing contributing structures and
establish a sense of visual continuity.
•

•

Stucco is the existing dominant material
and its use in new construction is preferred.
Materials and finishes that maintain the
scale and character of contributing structures along the same street are encouraged.

Each building includes an informal front entry that connects the
front door of the cabin to the access road. Manitou Springs, CO

Villas Subdistrict
The Villas Subdistrict consists of large, historic
structures that were once residences of prominent
business owners. Many of the buildings include
stone elements as well as landscape features, which
link the properties to Manitou Avenue and/or El Paso
Boulevard.
The Guidelines found in Chapters 3, 4, 5, 6, 9, 10
and 11 (as applicable) should be utilized in the Villas
Subdistrict. This neighborhood is dominated by residential structures, although several structures have
been converted to commercial uses. Both residential
and commercial structures exhibit similar characteristics, such as siting, exterior materials, porches and
architectural detailing. New construction should be
residential in character. Commercial buildings similar to those found in the Commercial Core would not
be appropriate for this subdistrict.

This historic barn located in the Villas Subdistrict includes a
hipped roof with dormers reminiscent of residential buildings.
Manitou Avenue, Manitou Springs, Colorado

Cliff Dwellings Subdistrict
The Cliff Dwelling Subdistrict is located on the north
side of US Highway 24. Because existing structures
are somewhat “self-contained” in that they are only
visible once you enter the site, new construction will
need to respond to the existing architectural character. Along with the reassembled Anazasi ruins, the

The building massing of a new development in the Villas Subdistrict includes balconies, dormers and gabled roofs.
Manitou Avenue, Manitou Springs, CO
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site contains Pueblo-Revival style structures and a
multi-story log building.

Building Alignment
Building alignment in the subdistrict responds directly to the alignment of the surface parking lot as
well as the topography of the site. The relationship
of front building façade to both the dwellings and pedestrian access to the gift shop creates an enclosure
to the western edge of the site.

The Cliff Dwellings are comprised of authentic Anazasi ruins,
which were relocated to Manitou Springs in 1902, prior to the
Federal Antiquities Act. Manitou Springs, CO

8.19 Align new buildings located to the east of the
site along the edge of the surface parking lot
to match the alignment of existing and/or adjacent structures.
•

The majority of buildings parallel the
edge of the parking lot and this tradition
should be respected and maintained.

Building Orientation
Existing buildings are oriented toward a surface parking lot, which allows for easy pedestrian access for
customers to the front door as well as to a meandering pedestrian trail. Additions and/or new structures
should locate the front façade along the edge of the
parking lot to create visual interest and reinforce existing development patterns of the Subdistrict.
This commercial structure abuts the public parking lot and uses
integral color that complements the existing rock canyon. Manitou
Springs, CO

8.20 The front façade of a new building or commercial building undergoing renovation shall
orient toward the parking lot.
•

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

Mass and Scale
Buildings in the Cliff Dwellings Subdistrict range
from one to four stories, but the steep topography of
the subdistrict results in terraced development.

The log supports and small windows are characteristic of the
Cliff Dwelling Subdistrict. Manitou Springs, CO
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8.21 The height and width of a building shall be
similar to existing historic structures in the
Cliff Dwellings Subdistrict.
•

Maintain the traditional range of building
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•

heights seen in the subdistrict.
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 characteristic of the Cliff Dwellings Subdistrict
is the building form. Existing, contributing, commercial buildings are typically comprised of a hierarchy
of simple rectangular forms.
8.22 The form of an addition, alteration or new
building shall be similar to existing historic
structures located in the Subdistrict.
•

This log structure includes multiple roof forms and overlooks the
visitor entrance and gift shop. Cliff Dwellings,
Manitou Springs, CO

Rectangular forms including balconies,
windows and doors are the dominant
shape.

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

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.

The log supports, small windows and stucco are compatible with
the ruins and other commercial structures. Manitou Springs, CO

Materials
Maintaining the condition of historic building materials is the most important measure for protecting
the character of the Subdistrict. The repetition of the
patterns created by building materials contributes to
the visual continuity of the Subdistrict. Building materials in the Subdistrict range from stucco to wood
siding.
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

An existing structure constructed of adobe brick and log.
Manitou Springs, CO
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rehabilitation techniques, in which the efforts to improve the building have actually caused damage. Additional information regarding maintenance of brick,
stone, mortar and clapboard can be found in Appendix B.
8.24 To the extent feasible, maintain original
materials, textures and finishes on the
existing buildings.
•
•
The interior ceiling of an existing structure located at the Cliff
Dwellings, Manitou Springs, CO

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.

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

Architectural detailing of an existing structure.
Cliff Dwellings, Manitou Springs, CO

8.26 Infill and redevelopment projects in the Cliff
Dwelling Subdistrict shall be constructed of
materials that appear similar to those of existing contributing structures and establish a
sense of visual continuity.
•

•

The front façade of the bottling plant located at the western edge
of the Historic District, facing Fountain Creek and Manitou
Avenue. Manitou Springs, CO
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New materials should complement the
materials used on the original structure.
Use of highly reflective materials is
discouraged.
New materials can be introduced if they
result in a cohesive appearance, which
integrates the new with the old.

Stucco and wood siding 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 are encouraged.

West Manitou Avenue Subdistrict
The West Manitou Subdistrict extends from 1013
Manitou Avenue to the western edge of the Historic
District and contains diverse architectural styles due
to the many different types of uses. The subdistrict
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contains a mix of residential and commercial buildings that flank Manitou Avenue. In addition, several
historic elements, including Fountain Creek and an
Historic Gateway Arch are located in the Subdistrict.
The integration of both commercial and residential
style buildings results in an eclectic and unique character, which differentiates West Manitou Avenue
Subdistrict from other neighborhoods in the city.
The Guidelines found in Chapters 3, 4, 5, 6, 9, 10
and 11 (as applicable) should be reviewed and adhered to for new construction and/or additions to
residential structures that are either conforming or
non-conforming buildings. Similarly, the Guidelines
found in Chapters 8, 10 and 11 should be reviewed
and adhered to for new construction and/or additions
to commercial structures that are either conforming
or nonconforming.

Existing residential contributing structure facing Manitou Avenue, Manitou Springs, CO

Existing small scale, mixed-use development includes retail
spaces at the street level with office spaces and/or residential
uses on the upper stories. This building also exhibits the traditional setback of a commercial building. The primary facade is
located on the property line and abuts the public right-of-way. In
this particular location, the traditional setback of 0’-0” results in
a minimal sidewalk width that is too narrow for comfortable, safe
pedestrian access along the street. Manitou Springs, CO
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