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Manitou Springs Urban Renewal Land Use Model

Introduction
N.E.S. Inc. was retained by the Manitou Springs Urban Renewal Authority (URA) to prepare a
Land Use Model for the area along Manitou Avenue from the US 24 Interchange on the west
end of the City to the eastern City limit line. The study area is approximately 70 acres in size.
The purpose of the study is to:
determine an appropriate land use mix for the study area
quantify a realistic land use mix for the area
to analyze the potential tax increment to be realized should the area redevelop as projected
create visual 3D models of the proposed land use mix to study the mass and scale of the plan
The scope of the study was amended to provide two alternative models: one model generally
respects current parcel boundaries; the second model is more aspirational and assumes
assembly of parcels in order to implement the plan. The purpose of the study is to create a
vision that will be an incentive to redevelopment by the private sector.

Methodology
N.E.S. Inc. walked the study area and made a professional assessment of the properties that are
likely to redevelop and the properties that are likely to remain as currently developed. This
analysis formed the basis for preparation of two land use concepts which were presented to
the Planning staff, the URA Board, and interested property owners. All property owners were
invited to meetings where this study was discussed.

While the Concept Plans primarily

addressed land use, opportunities for public space, community identification, and additional
access to and emphasis on the developed parkland and trail system were also addressed. After
presenting the concepts to the URA Board, N.E.S. Inc. modified the two concepts to create two
Land Use Plans.
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Land Use Plan A
Land Use Plan A respects existing parcel lines and ownership. It represents judgment of which
buildings and uses are likely to remain in place over the next 25 years, and are not therefore
likely to redevelop. Examples are the two recently constructed motels, the Manitou Pancake
House, the historic El Colorado Lodge property, and the Loaf and Jug convenience store. Other
properties that are vacant or deemed underutilized were included as potential redevelopment
opportunities. The Plan assumes that the study area will have three primary land uses:
lodging; non-residential including retail, office and restaurants; and multi-family housing. The
multi-family housing use typically occurs on second floors of mixed use buildings. The Plan
envisions redevelopment that would provide 175 new motel units, 92,600 square feet of nonresidential uses, and 68 multi-family apartments.
A primary design feature of the plan is a focus of activity and intensity of development at the
Beckers Road/Manitou Avenue intersection. Public space in the form of plazas, textured
intersection, and enhanced trail connection to the Creek Path are located here.

Land Use Plan B
Land Use Plan B assumes that redevelopment will occur by assembling parcels to form larger
development areas. It is visionary in nature, with the intent of providing a guideline about
development potential in the study area. Density and intensity are concentrated at the Beckers
Lane/Manitou Avenue intersection where buildings up to 4 stories are envisioned. As in Land
Use Plan A, some existing buildings have been assumed to remain, although this Plan envisions
more properties being redeveloped. Relative to Land Use Plan A, Plan B shows more multifamily units, fewer lodging units, and more non-residential space. 128 new motel units, 290
multi-family units and 109,750 square feet of new non-residential space are shown on the Plan.
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A key feature of Land Use Plan B is inclusion of a parking structure to be located south of the
Beckers Lane/Manitou Avenue intersection that could serve the entire area. Non-residential
uses would be along Manitou Avenue creating an inviting streetscape environment, two or
three levels of parking behind. Access to the garage would be at the existing signalized
intersection at Beckers Lane and could also be accessed from another level on the south side of
the structure utilizing the existing grade of the property. The exact size of the structure would
be determined with a detailed analysis of the parking demand for the area, site constraints, and
design of the structure. This structure could serve the ball fields, park and trail to the north as
well, particularly during sporting events.

Design Features of the Plans
The Beckers Road/Manitou Avenue intersection is the center piece of both plans. This area will
have public urban space, and may also have private outdoor space associated with new uses,
such as outdoor dining. A visual presence at this intersection will be formed by architecture
and height of buildings at the intersection; by textured street crossing identification; and by a
proposed tower element helping create a sense of place and identity.
Three trail connections from the Manitou Avenue corridor to the Midland Trail are shown on
both plans. These connections will provide physical access to and from the study area, and will
support the proposed multi-family housing density along the Avenue. These connections will
also provide opportunities for users of the Midland Trail corridor to access retail
establishments.
New land uses along the north side of the Avenue are encouraged to use the creek, park and
ball fields as a visual amenity. Buildings should be oriented to the creek, with balconies and
other outdoor spaces facing this open space. Buildings should take advantage of slope, and
may provide unoccupied spaces such as parking and storage within the floodplain.
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Both Plans propose community identification enhancements at either end of the study area.
There is an opportunity to create an entry statement to Manitou in the interchange circle of
Highway 24 and Manitou Avenue. This feature could be the creative product of a design
competition. The feature needs to be architectural in nature, tall enough to be seen from west
bound traffic on Highway 24, and designed so that it is visually iconic and reflects the artistic
character of the City.
We have proposed an “Attraction” land use for the muffler shop, currently for sale. Reuse of
this property with a signature use such as a museum, information center, or some similar use in
character with the community should be located in this prominent community entry point –
something truly “Manitou”.
On the east end of the Avenue, we propose enhancing the entryway arch area. Space for
parking, signage, information, and perhaps a trailhead could be some of the design elements
here.

Parking
N.E.S. Inc. performed a cursory analysis of the parking conceptually shown on each Plan to see
if general parking requirements were in concert with the amount of proposed development.
The analysis was performed to assess general land use feasibility. Specific analysis of parking
related to specific building plans is a function of land use review of project proposals. While
there are minor parking distribution details to be resolved with specific development plans, the
proposed areas in the Plans allotted to parking satisfy the need represented in the Land Use
Model.
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Zoning Code Analysis
The purpose of the Zoning Code Analysis performed in conjunction with this study and detailed
below was to identify areas in the Code which tend to inhibit redevelopment, and recommend
Code changes to facilitate redevelopment. All of the land within the study area for the Manitou
Springs Land Use Model is zoned C – Commercial. A summary of the Development Standards
for the C – Commercial Zone follows.
Minimum Lot Size

NA

Residential Density

15 DU/Ac Maximum

Minimum Lot Frontage

50 feet

Maximum Building Height

35 Feet; 40 feet with an approved stepped roof line

Maximum Lot Coverage

75%

Minimum Setbacks
Front

10 feet

Side

5 feet

Rear

10 feet

In order to encourage redevelopment in the study area, and to maximize redevelopment
opportunities, several of the Development Standards are recommended for change.
Residential Density
The current maximum density of 15 units per acre is likely to restrict construction of 2-3
stories of residential units over non-residential use in a mixed use building. As an
example, if the Wild Ginger Restaurant, located at 27 Manitou Avenue, were to petition
for the addition of two floors of apartments over the existing building, approximately 10
units could be constructed. The density would be 19 units per acre in addition to the
existing restaurant use. (10 units on .52 acres = 19.2 units/acre) As an additional
benchmark, the Santa Fe Motel currently has 14 units on .63 acres for a density of 22
units per acre.
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We recommend that the Code be changed to permit a maximum density of 25 units per
acre with actual permitted density to be determined by site-specific project review
meeting certain development criteria for additional density. Criteria could include:
parking supply; design standards; public amenities; and provisions for workforce
housing.
Minimum Lot Frontage
All but one of the existing parcels in the study area has a minimum frontage of 50 feet,
the current Code requirement. The exception has more than 50 feet of adjacency to
Highway 24 bypass, but no lot frontage on a public street (although easements may
provide access). The dimensional requirement for frontage need not be amended;
however, redevelopment may yield a situation where it is appropriate to create parcels
without any frontage that are alternatively served by access easements to a public
street. This is a minor concern.
Maximum Building Height
Modern commercial buildings commonly have a floor to floor dimension of 13 – 15 feet.
With a mixed use building having a 15 foot first floor and two 10 foot residential floors
above, there is little room for design flexibility to construct a 3 story building, especially
with pitched roofs and screening of rooftop equipment. A revision to the Code to allow
3 story buildings with a maximum height limit of 45 feet is recommended. Should the
community determine that there are locations where a four story building is
appropriate, a height of 50 feet should be permitted based on design review of the
architecture of the proposed building.
Maximum Lot Coverage
The maximum lot coverage of 75% need not be increased, since it is unlikely that this
requirement will negatively affect redevelopment. If a District Parking Structure is
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proposed that is affected by the lot coverage maximum, this situation should be covered
by a variance to this public infrastructure.
Minimum Setbacks
The front setback requirement of 10 feet could be reduced to 0 feet as in the Downtown
Zone if appropriate streetscape and pedestrian circulation can be accommodated in the
Manitou Avenue right-of-way. The West Side Avenues Project will determine the
Manitou Avenue street cross section. Few, if any, buildings will be restricted by this
Code provision.
The side setback requirement of 5 feet should be eliminated in favor of a 0 foot side
setback.

This change will facilitate the utilization of existing parcel lines while

maximizing redevelopment potential.
The 10 foot rear setback currently in place is not likely to negatively affect
redevelopment potential.
Parking
The Zoning Code does not specifically address mixed use buildings. Mixed use buildings
should be defined, and permitted in the C - Commercial Zone, or any new zone applied
to the study area.
Parking for mixed use buildings should be addressed. Typically, a mixed use building will
have ground floor business use that is primarily active from 8 or 9 a.m. to 6 p.m. The
second and third floors of a mixed use building are typically residences, and have a
parking demand that is generally from 6 p.m. to 8 a.m.

A reduction in parking

requirements for mixed use buildings where there are no assigned spaces should be
considered. By creating a parking standard for mixed use buildings that recognizes joint
use, an additional incentive to mixed use building development will be created.
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The current Zoning Code lists parking requirements by use. Office use has a different
requirement than retail which in turn is different for restaurants. Different retail and
service uses have different parking requirements. As a result, every time that a building
changes occupancy, there is a potential parking requirement issue, and staff and
applicant time needs to be spent addressing the issue. It is desirable from an economic
standpoint to facilitate the change of use in commercial buildings over time. Parking
requirements should provide an adequate number of spaces, but should not restrict the
use of the building as market conditions change.
We recommend that parking for a building be established with the initial construction
and occupancy, and that any later change of use be permitted from a parking
requirement standpoint. We further recommend that the Zoning Code as it pertains to
parking requirements be amended for commercial uses with a requirement for one
standard for all commercial square footage where the likely use is retail or service
oriented. A standard of one space per 300 square feet, or 3 spaces per 1000 square feet
would be reasonable for the area. For buildings that are initially designed for restaurant
use, or for multi tenant buildings where a restaurant use is likely, the current parking
standard of 1 space per 100 square feet should be applied to space intended for
restaurant use.
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Economic Analysis/Tax Increment Financing
An economic/tax increment financing analysis was prepared by Summit Economics LLC. The
analysis was focused to accomplish two objectives:
1. Project new incremental local government tax revenue that could result from the
two alternative land use plans, and
2. Estimate portion of those revenues that could be available to the Manitou Springs
Urban Renewal Authority for use in Tax Increment Financing (TIF) to assist with the
potential redevelopment of the Area.
In making the projections and estimates, redevelopment from assembled parcels was
consistent with Land Use Plans 1 & 2 as described above. Some assumptions regarding the uses
of the new nonresidential square feet included in each of those land use plans had to be made
in developing the projections of tax increment revenue. Specifically, under each land use plan,
one-third of the nonresidential space was assumed to be used for office uses, one-third for
specialty and neighborhood retail (taxable), and the remaining one-third for retail services
(non-taxable).
Similarly, the proposed new restaurant space under each of the two land use plans was
assumed to be split evenly between full-service restaurants and limited-service restaurants.
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Based upon these assumptions, projected tax increment revenue under the two land use plans
were calculated and are summarized in the comparison table below:
Plan 1

Plan 2

Projected Tax Increment

Projected Tax Increment

Total tax increment revenues over 25 year

Total tax increment revenues over 25 year

period = $21.2 million

period = $30.0 million

New incremental sales tax revenues

New incremental

comprise $14.7 million, or 69% of the total

comprise $19.8 million, or 66% of the total

Annual incremental revenue in Year 5 at

Annual incremental revenue in Year 5 at

stabilization = $767,000

stabilization = $1,051,000

25 year total tax increment by source

25 year total tax increment by source

government entity:

government entity:

City of Manitou Springs

$16.2m

sales

tax revenues

City of Manitou Springs

$22.1m

El Paso County (property tax only) $0.7m

El Paso County (property tax only) $1.1m

School District 14

$4.2m

School District 14

$6.7m

SE Water Conservancy District

$.09m

SE Water Conservancy District

$.13m

To estimate the bonding capacity of the tax increment revenue streams projected for each of
the two land use plans, bond sizing and cash flow models were developed. The key bond
financing assumptions used in estimating the bonding capacity were the same for each of the
two land use scenarios analyzed. Those assumptions include:
Term:

25 years

Average Interest Rate:

7.0%

Capitalized Interest:

36 months

Interest Only Bonds:

3 years

Debt Service Reserve:

10% of par amount of bonds

Issuance Expenses:

$275,000 plus $20/bond discount

Debt Service Coverage:

at least 1.5 times

Use of Coverage in Subsequent Year:

Transferred to the City
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These financing assumptions generally represent current market conditions for an issuance of
the nature and with the credit characteristics of an urban renewal project like the one
envisioned under the two Land Use Plans. The financing assumptions were also reviewed with
a Denver- based bond underwriting firm having much experience in the marketing and sale of
bonds for redevelopment projects in Colorado.
Based upon these assumptions, tax increments and financing capability were derived as
outlined in the comparison table below.
Plan 1

Plan 2

TIF Revenue Bond Capability

TIF Revenue Bond Capability

Par Amount of bonds:

$6,336,572

Par Amount of bonds:

$9,153,101

Debt Service Reserve:

$636,657

Debt Service Reserve:

$915,310

Capitalized Interest:

$1,336,980

Capitalized Interest:

$1,922,151

Funds Available for Project:

$4,030,000

Funds Available for Project:

$5,915,000

Average Annual Debt Service:

$601,217

Total Transfers back to City over 25 years:
$7.4m

(PV @4% = $4.1 million)

Average Annual Debt Service:

$865,000

Total Transfers back to City over 25 years:
$10.5m

@4% = $5.8 million

Alternative Financing Structures
The bonding capacity of Plans 1 and 2 depend upon the assumed bond structure as shown
above. In reality there are many variations which are heavily dependent upon the actual
redevelopment approach and financial structure used. Having the Urban Renewal Authority
(URA) issue bonds for infrastructure improvements and then allow the market to dictate the
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timing and degree of redevelopment has lost favor in recent years due to the amount of risk
that must be borne by the URA and sponsoring governmental entity – in this case the City of
Manitou Springs.
Today there are four common financing structures used; all of which involve a master
developer assuming the real estate market risk for the entire redevelopment effort. The
relative levels of financial risk assumed by the developer, URA, and City varies depending upon
the structure used. The following outlines the structures from least to the most risky to the
URA and City.
1. Developer acquires land and constructs infrastructure using private financing and
receives a portion or all of the annual tax increment revenue as reimbursement.
2. Developer acquires land/constructs infrastructure using temporary private financing for
construction and lease-up or build-out and then forms Title 32 District to issue
reimbursement bonds to retire the construction loan. The Urban Renewal Authority
pledges annual tax increment revenue to the Title 32 District. Under this structure, the
construction or interim private financing assumes the riskier phase of the renewal
effort.
3. The URA Authority issues tax increment bonds, but developer guarantees a portion or
all of the bonds by providing one or more of the following:
1. Posting a LOC or escrowing funds.
2. Purchases all of the bonds as “cash flow” bonds under which the bonds only pay
principal and interest to the extent that the project generates sufficient tax
increment revenues. The developer would typically purchase the bonds through
some private-equity investor who will receive double tax exempt interest rate
returns, if all goes well, and will likely take out the developer position if the
bonds do not cash flow hoping to salvage a return. In this sense they become
senior to the developer.
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3. Structure the bonds into different series with each series having a different risk
profile. The URA Authority may be liable for the least risky bonds while the more
risky bonds, with a subordinate lien on the tax increment revenues, are cash flow
bonds (see above) or have some form of credit enhancement such as an LOC or
escrowed funds.
4. Authority issues bonds to finance land acquisition/construct infrastructure with
the City of Manitou Springs guaranteeing the debt via voter authorization or a
“moral pledge”. This is a high risk proposition for the URA Authority and City of
Manitou Springs.
A number of other variations or permutations of these four options are also possible.

Infrastructure Needs of Redevelopment
An analysis of the capacity of water and sewer systems to accommodate Land Use Plan B was
performed by NV 5. Except for fire flow for one building, capacity exists to implement the Plan.
A summary of findings follows.
Water
The water main in Manitou Avenue is a 12” diameter ductile iron pipe (DIP) that was installed in
approximately 2010. This pipe is at the beginning of its service life and should be adequately
sized for the development. There may need to be some additional fire hydrants installed in the
street as well as on the lots as the lots are developed.
For Land Use Plan B including the existing users that remain, the domestic demand has been
identified to be approximately 105 GPM. Fire flow requirements could be as high as 4000 GPM
for a 23,700 SF type V-B building. When these requirements are entered into the model of the
city’s water infrastructure, the model indicated that there would be no problem meeting the
domestic demands including when a 4.0 peaking factor was applied to the demand. However,
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the model calculation indicated that the 4000 GPM fire flow could not be met. The City can
provide 3800 GPM for fire flow. There are three options to resolve this shortcoming; first there
are a few offsite pipes that could be upsized to remove some bottlenecks in the City’s
infrastructure. Another pair of options is to ensure that all buildings require less than 3800
GPM for fire flow by either limiting the size to 20K SF or limit the plus 20K SF building to not
allow Type V-B construction.
Sewer
NV 5 used the domestic water flows for modeling the sanitary sewer pipe flows. Additional
flow was included to represent the offsite up stream flows in the pipe. With the domestic and
offsite flow, and applying a peaking factor of 2.0, the pipes in the vicinity of the development
reached a maximum of 56% full in the developed condition.
The pipe in Manitou Ave is an 8” PVC that was installed in approximately 2010. This pipe is at
the beginning of its service life and should be adequately sized for the development.

Relationship to Westside Avenue Action Plan
The Manitou URA Land Use Model will be used in part to inform the Westside Avenue Action
Plan project by providing land use projections. Data from the model can be used to help
formulate the future design on Manitou Avenue to include number of lanes, on street parking
capability, pedestrian circulation, and right-of way requirements. The design of Manitou
Avenue and the implementation of the Westside Avenue Action Plan recommendations will
impact design of site specific redevelopment plans. At a minimum, the Westside Avenue Action
Plan should address pedestrian safety and circulation along the Avenue; undergrounding
utilities; curb, gutter and other drainage considerations; provision of on street parking where
feasible; trail connections to the Midland Trail to encourage multi-modal transportation
options; and use of right-of-way for community entry features and signage.
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Continuing Public Process
During the development of the Land Use Model, the consultants and City engaged in a very
limited public process. Land Owners were notified of the initial presentation of the plans to the
Urban Renewal Board, and a special meeting was called to which property owners were invited.
Additional public feedback to the Plan should occur prior to adoption or implementation. The
recommended public process should include both property owners in the study area and
residents and business owners within Manitou Springs.
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