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Introduction
Project Overview
The City of Manitou Springs has begun the process of updating the Zoning and Subdivision Titles
(the Code) of the Manitou Springs Municipal Code, which are the primary regulatory documents
the City uses to ensure quality development. The Code includes regulations and design standards
that address zoning, land uses, building setbacks, building height, parking, landscaping,
neighborhood character, and application procedures.
Knowing that Manitou Springs is mostly built out, and the majority of undeveloped land available
is in flood plain or on steep slopes, future development is likely to be comprised of primarily infill,
redevelopment, or specific constrained development. Updates were made to both the Zoning and
Subdivision Titles in 2019 to reflect the DOLA Planning for Hazards pilot project. However, the
Subdivision Title has not been substantially updated since the 1970s. Given that Manitou Springs
is a tourist hot spot as well as a treasured space to live and work, a modern and tailored code
designed specifically for Manitou Springs is necessary to protect its unique community character
and landscape.

Comprehensive Plan Guidance

Plan Manitou, the master planning document for Manitou Springs, provides a strategic vision for
development in the City. The City of Manitou Springs Zoning and Subdivision Regulations should
align with Plan Manitou to best serve the community. Zoning regulations should address modern
land uses common to a tourism-based economy locations in a mountain community with natural
risks.

Plan Manitou has supported the community efforts:
•

To become a certified Colorado Creative District

•

To define and support implementation of a Transportation and Mobility Master Plan with
plan vision, goals, and policies.

•

To approach development code updates including Planning for Hazards code revisions
adopted in Spring 2019

•

Conduct development plan review such that long range Senior Planners can apply plan
guidance to evaluate development requests, as appropriate.

•

Plan Manitou, in coordination with public engagement, will lend to this update planned in
2020, the master plan includes a Future Land plan and policies that will provide guidance
for updating the City’s zoning district requirements.
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The Project Team
This project is being led by the City of Manitou Springs Planning Department and managed by
Christine Ames Lowenberg, Planning Director. The consultant team was chosen by competitive
bid process and approved by City Council. There will be a City appointed Technical Advisory
Committee to guide the update process who will meet at a minimum once a month throughout the
rewrite.

Consultant Team
The consultant team of Logan Simpson Design Inc. and White & Smith LLC, will lead the project
and be the primary authors of all documents. Below is a list of the primary project team:
Jennifer Gardner – Project Manager/Code Specialist (Logan Simpson)
Bruce Meighen – Land Use Advisor (Logan Simpson)
Melissa Ruth – Code Drafting/Public Engagement (Logan Simpson)
Kevin Small – Graphic Support (Logan Simpson)
Mark White – Code Drafting/Legal Support (White & Smith)
Rhys Wilson –Code Drafting/Project Support (White & Smith)

Public Engagement Overview
Who We Heard From
As part of initial analysis of the effectiveness and challenges of the current regulations, The City
released
an
online
questionnaire
hosted
on
the
City's
webpage
(https://www.manitouspringsgov.c om/631/_Manitou -Springs -Code-Update) and
advertised on the City’s social media channels. The questionnaire was live from March 17th – April
20th and received a total of 211 responses. The results of Questionnaire #1 are summarized in
Appendix B: Questionnaire #1 Results.
Virtual one-on-one and small group interviews were also advertised via the City's social media
channels and Pikes Peak Bulletin, as well as invitations emailed to various key stakeholders
throughout the community. A total of 38 community members were interviewed to garner
additional community feedback, including the following:
➢ City staff from Public Works, the Clerk’s office, Finance, Planning, Parking, Code
Enforcement, and Administration
➢ Members of the Urban Renewal Area (URA), Parks and Recreation Board, Open Space
Advisory Board, Housing Advisory Board, Historic Preservation Commission, Manitou Arts
Council, Transportation Parking Board
➢ Representatives from the Manitou Arts Center, Creative District, Friends of Manitou Library
District
➢ Developers, engineers, business owners, and residents
➢ City Planning Commission (CPC) and City Council (CC)
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Interview Goals
The goal of these interviews was to obtain more specific feedback on the following questions:
➢
➢
➢
➢
➢

What is working well with the existing code?
What is not working well with the existing code?
Are the application processes meeting the needs of staff and the development community?
Are there any specific design standards that need to be tuned up?
Are there any standards, topics, or innovations missing from the current code?

Emerging Themes
Eleven major themes emerged from the interviews, public questionnaire, and internal document
review. Each theme is discussed in depth with specific update recommendations.
➢ Simplify Administration and Formatting

➢ Clarify Urban Renewal Area Standards

➢ Update Definitions

➢ Incorporate Sustainability

➢ Clarify Zone District Standards

➢ Update the Standards for Development in
Natural and Geologic Hazard Areas

➢ Develop Commercial and Residential
Design Standards
➢ Revise Use-Specific Standards

➢ Update Sign Regulations
➢ Revise Non-Conformity Regulations

➢ Update Parking Requirements
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Process Overview
Overall Code Update Process
The assessment of the Code took place in three steps:
Review of the Code and core policy documents
Listening to the how the community views the strengths and weaknesses
Provide suggestions for the update that ensure the Code reflects the vision for the future

Drafting the code language in modules
Continued community outreach and adoption

Overview of the Existing Code
The current Zoning and Subdivision regulations are housed in Titles 16 and 18 of the Manitou
Springs Municipal Code. Additional information related to subdivision and land use can be
found in Title 10 – Vehicles and Traffic, and Title 12 – Streets and Other Public Places, Title 13 –
Utilities, Title 14 – Stormwater Quality Management and Discharge Control, and Title 17 – Historic
Preservation. These chapters may require minor revisions to align with the updated code. The
regulations regarding signs are currently housed in Title 15 – Buildings and Construction and
should be incorporated into the updated Code. The Code update will serve to combine Title 16,
Title 18, and the sign regulations into a single Unified Development Code ensuring that new
regulations are not in conflict with other Titles. A proposed outline for the updated Code is
included as Appendix A: Proposed Outline.

How to Navigate the Assessment Report
This assessment report considers all public feedback, as well as the professional opinion of
the consultant teams and serves as an updateable, living document that outlines a general
roadmap for the Code update process. However, each of the themes and associated
recommendations discussed in this document will take time to develop and many may require
additional public outreach and continued discussion with staff and elected officials.
Each of the recommendations is contingent upon many factors, and are not considered final
or guaranteed, as other things may arise during the update process that may alter these
recommendations. Additional recommendations have been made to this report following the
April 27th Manitou Springs City Council and City Planning Commission Joint Work Session to
incorporate additional comments and concerns.
The following pages combine results of stakeholder feedback and detailed review of the
existing code into recommendations for the update and are organized with background and
detail followed by a summary of the suggested recommendations.
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Simplify Administration and Formatting
Formatting and Organization Recommendations
The current Code has seen multiple small updates, primarily to the Zoning Title, but the two
Titles have not been substantially updated since the 1970’s. As such, there are references to
sections of code which have either been moved or removed from the Code which need to be
updated or deleted. Additionally, the two Titles reference standards and applications in each
other, which is confusing and cumbersome for staff and applicants. Combining the two Titles,
and moving the sign regulations from Title 15, as described in the Update Sign Standards of this
document, will reduce repetitive standards and increase usability of the resulting code.
The current Code is very text heavy and has few graphics; the few graphics that are in the Code
are difficult to read and use. As an example, the existing Manitou Springs parking dimensional
graphic (Figure 1) should be updated using a computer drafting program for readability.
Developing flow charts to illustrate the application and approval processes are also
recommended and discussed in General Application Procedures. In addition to the lack of
graphics, the current Code has few tables. The updated Code should be reformatted to use
more graphics and tables to improve user-friendliness and clarify standards.

Figure 1. Existing Manitou Springs Parking Space Standards (Chapter 18.64.030)

The Code also has multiple, conflicting use-specific standards which make navigation difficult.
Consolidating all use-specific standards into a single chapter will make the Code easier to
navigate and reduce redundancy and conflicting standards. A proposed outline is included at
the end of this document as Appendix A to highlight these changes.
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Multiple sections throughout the Code use non-committal and conflicting language to explain
application and development requirements. All language referencing “encouraging” specific
standards should be revised to clarify whether those standards or application components are
required or optional. Clarifying this language, and removing unnecessarily vague language from
the Code will increase usability of the Code for staff, applicants, and the public.

Recommendations Summary:

Combine the Subdivision and Zoning Titles into a single Title.
Incorporate the sign regulations from Title 15.
Remove broken references to sections that are no longer in the Code.
Update existing graphics for clarity and ease of use.
Add new graphics, flow charts and tables.
Consolidate all use-specific standards into a single section.
Clarify all language pertaining to “requiring” vs. “encouraging” application components
and development standards.
➢ Remove or clarify all vague language throughout the Code.
➢
➢
➢
➢
➢
➢
➢

General Application Procedures Recommendations
The current code has application procedures for the following application types: Major and
Minor Conditional Use Permit, Major and Minor Subdivision, Major and Minor Development
Plan, Variance, Rezone, Zoning Code Amendment, Grading Permit, Long Term Occupancy
Lodging, Vacation Rentals, and Hillside Low Density Residential Plan. However, there are not
clear approval guidelines or a discussion of the purpose and applicability of many of these
applications, and the applications are spread throughout the Code instead of compiled into a
single chapter. All application processes should be combined into a single chapter for ease of
use and each application type should have a purpose, procedure, and clear findings for
approval. There should also be a table detailing all the application types, the public hearing
processes, and the public notice requirements, like Table 1 below. Figure 2 is a graphic
illustrating application processes that is recommended to further illustrate the process for each
application type.

Figure 2. Buena Vista Unified Development Code Minor Subdivision Procedure Graphic
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Y

R
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Y
Y

LDC Text & Site-Specific
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Y

R

R-PH

D-PH
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Y
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D

Y

Subdivision - Final Plat
Modification - Boundary
Line Adjustment

Modification - Minor
Changes to a Plat

Mailed

Board of County
Commissioners

D

Posted Notice
(Courthouse)

Planning Commission

Y

Posted (On-Site)

Planning Administrator

Temporary Use Permit

Published

Pre-Application
Meeting

Table 1. Example Application Processes Table (Teton County Land Development Code
update 2019)
Review and Final
Public Notice
Decision-Making Authority
Required

Sectio
n 4-1-6

Section
4-1-6

N

Sectio
n 4-1-6

N

Y

N

Y

Y

Y

Y

Y/N1

Y

Y/N1

A

Y

Y

Y

Y

A

A

N

Y

N

Y

D

A/D2

A

Y

Y

Y

Y

N

R

R-PH

D-PH

Y

Y

Y

Y

Y

R

N

D

Y

Y

Y

Y

Y

D

Y

A

R

A

N

Appeals
See Section 4-3-3
Key:
R = Review, Recommendation
D = Decision
Y = Required N = Not Required

N

D

A = Appeal

N

Y

N

Y

N

Y

Y

PH = Public Hearing Required

Stakeholders also noted that it was difficult to understand why specific permits were required
and what the purpose of the permit was. Developing a purpose and intent as well as
applicability sections for each application will provide clarity. In addition, the standards for
many of the required application components such as a landscape plan, citizen participation
plan/report, and open space report, are included in the application procedure for a Major
Development Plan, but may be applicable to multiple application procedures. The standards for
these specific plans should be described separate from individual application procedures
because many application processes may require the same type of plan. Each section
describing the standards for a specific type of plan should list the purpose and intent,
applicability, and required components of the plan.
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The current Code does not illustrate any procedural timelines for applications, which means
there is little predictability when it comes to expectations for the applicant and the public as to
when staff review of an application will be complete. Providing a flowchart with timeframes,
like the Figure 3 below, would be very helpful for project planning and transparency. It is also
recommended to develop stand-alone application checklists for each application. These
checklists would be separate from the Code and would not be codified. Each checklist identify
the required application components for the specific project, as well as applicable fees.

Figure 3. Town of Jackson, WY Development Plan Flowchart

Recommendations Summary:

➢ Develop and application procedures chapter that includes the following:
o Include a table detailing the review and decision making bodies as well as public
notice requirements for all application types.
o Include a flow chart for each application type detailing the key steps in the
process.
o Detail the public notice procedures.
o Provide purpose and intent, applicability, procedure, and clear findings for
approval for each application type.
o Include information on the decision-making body for each application.
➢ Separate the requirements for applicable plans from the application procedures.
➢ Clarify the applicability of the Citizen Participation Plan and Citizen Participation Report.
➢ Clarify the applicability of the Parks, Trails, and Open Space Report.
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➢ Develop general application procedures for applications requiring Planning
Commission and City Council approval, and one for applications requiring Planning
Department approval.
➢ Clarify the difference between, and applicability of minor and major for Development
Plans, Conditional Use Permits, and Grading Plans, or consider simplifying these
application types.
➢ Provide application requirements for the Concept Plan.
➢ Assess the need for a super majority vote to approve a rezone, similar to the variance
requirement.
➢ Develop application checklists for each application type.

Conditional Use Permits Recommendations
The current conditional use permit process is cumbersome and lengthy. Many of the required
components of a conditional use permit application are not applicable to every application, but
are specifically listed as required for all conditional use applications. This leads to confusion
and unpredictability for staff and the applicant as to which of the “required” plans and studies
will be necessary for a specific application.
Many of the uses listed as requiring either a major or minor conditional use permits are typically
either expressly permitted in specific zone districts with specific standards, or are more
temporary or intermittent in nature. For example, food trucks currently require a major
conditional use permit which is multi-month process for a use which is generally less common
in the colder months and more popular in the spring and summer. Food trucks and other
seasonal uses can be more efficiently permitted as special or temporary uses, which would
provide a more streamlined approval process. This process could be designed to require
applicants to reapply every year to provide staff and elected officials with updated operation
expectations.
Some uses require additional permits, which can be combined into a single permit process for
administrative ease. The application procedure for long-term occupancy lodging use and
vacation rentals have similar permit procedures, and can be combined into a single application
to reduce the number of different application types and streamline the review and approval
process. These applications would most easily be combined to create a Special Use Permit.

Recommendations Summary:

➢ Revise and clarify conditional use procedure and requirements to specify applicability
of elements.
➢ Develop a Temporary Use Permit for uses that require review by the City Planning
Commission and/or City Council, but may not warrant a full public hearing process.
➢ Develop a Special Use Permit for uses that are permanent and require review by the
City Planning Commission and/or City Council, but may not warrant a full public hearing
process.
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Variances Recommendations
Many stakeholders noted that variance requests, specifically for setbacks and parking, were
common. If the Code is functioning properly, variance applications should not be common and
they should prove a true hardship in order to receive approval. Heavy reliance on variances
does not provide predictability to the community and neighboring property owners. The
setback standards and allowed heights in each zone should be reviewed against the buildings
on the ground to verify the appropriateness of existing standards, assess the need to revise
standards to match the desired future character of Manitou Springs, and minimize the need for
variances. Parking requirements for each use will also be reviewed to assess the need for
requirement reductions and revisions to the standards (see Update Parking Requirements for
more information). Reviewing the current parking requirements and allowances for height and
setbacks will allow the City to determine whether changes need to be made to the standards,
or whether the standards are sufficient and should not be varied.

Recommendations Summary:

➢ Review setbacks and height allowances in each zone district against existing
development to determine the need for revisions to reduce the reliance on variances.
➢ Review parking requirements to assess the need to revise the requirements to reduce
reliance on variances.

Common Conditions of Approval Recommendations
Similar to reducing reliance on variances through revising standards, codifying common
conditions of approval for applications, specifically grading permits, can increase predictability
for the applicant and staff. The current grading permit application process lists “issuance of
permit conditions” which appear to be common conditions of approval and may be more
appropriate as codified standards or findings for approval.
Additional review will be conducted to assess the need to codify common conditions of
approval for all other application type to increase predictability and streamline the approval
process.

Recommendations Summary:

➢ Assess codifying “issuance of permit conditions” for Grading Permits.
➢ Assess codifying common conditions of approval for all application types.

Text Amendments Recommendations
The current Code does have a process for amending the Zoning Title, however, it is not clear
who has the authority to bring a proposed text amendment to the consideration of the City
Planning Commission and there is no process for amending the Subdivision Title. The process
for amending any portion of the Code should be the same and the application should be clear,
with intent, applicability, and finding sections as described in the General Application Procedures
section of this document.

Recommendations Summary:

➢ Clarify the text amendment procedure and specify who may bring a proposed text
amendment forward.
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Interpretation and Enforcement Recommendations
Interpretation and code enforcement were two of the most commonly noted challenges of the
current Code. As staff changes, or different information is provided by the applicant,
interpretations of code language and application requirements can vary. To increase
predictability for staff, the applicant, and the public, we are proposing to add a formal
interpretation application and process. A formal code interpretation process has been
implemented in Denver, CO and Teton County, WY to interpret terms, code provisions, and
unlisted uses. A formal code interpretation process can also provide clarity to applicants as to
the applicable standards for specific properties. This application process would be voluntary,
but may be requested if the standards pertaining to a specific project are vague or unclear to
provide a written detailed path forward.
The current enforcement section of the Code lacks an established procedure and timeline for
remedying enforcement actions. Detailing the procedure in the Code will provide more clarity
to staff and the public for remedying enforcement actions.

Recommendations Summary:

➢ Develop formal interpretation application/process.
➢ Establish a procedure for remedying enforcement actions.

Change of Use
Staff has noted a need to develop a change of use permit to address instances where one
commercial use (i.e. retail) transitions to another (i.e. restaurant). Changes in use can cause
conflicts if the new proposed use has different parking standards or use requirements than the
existing use. Manitou Springs does not currently have a requirement to submit a site plan when
a change of use is requested, which is common with most change of use applications in other
communities. A site plan is generally required with any change of use request in order to assess
the impact of the new use and assess the need for modifications or updates to site amenities
such as parking, landscaping and screening, and ADA facilities.

Recommendations Summary:

➢ Update the change of use process to include a requirement for a site plan.
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Update Definitions
Definitions Update Recommendations
The definitions chapter of the Code is critical, because it gives meaning to terms of art and
legal provisions in the Code. Definitions should never include standards, because readers will
normally search the body of the Code for substantive requirements. Definitions should only
explain terminology that lacks a generally understood meaning. In addition, the definitions
chapter should include all rules of interpretation, including measurement standards and the
methodology for zoning district boundary determinations which are currently missing from the
Code.
The Code should also define every listed land use and provide citations to state law if
applicable. The definitions chapter can be broken into separate sub sections addressing
general definitions, and definitions specific to uses.
The current Code has definitions scattered throughout, in a number of locations, many of which
are vague or conflicting, making it confusing to implement standards. All definitions will be
updated to meet the standards in the updated Code and provide clarity to staff, applicants, and
the public. In addition to multiple vague definitions, multiple uses listed in the use table do not
have definitions. These uses, if carried into the updated Code, need to be defined to provide
clarity to all users. The terminology within the current Code is also inconsistent with the El Paso
County Code, outdated, and confusing for staff and applicants and should be updated.

Recommendations Summary:

➢ Revise and update all definitions.
➢ Develop definitions for uses which are permitted, but not defined.
➢ Include standards for measurements and zoning district boundary determinations.
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Clarify Zone District Standards
Zone Districts and Allowed Uses Recommendations
The zone districts are generally in good shape, however there is currently no industrial zone or
defined industrial or manufacturing uses in the current Code. Industrial and manufacturing
uses are important to the economy of a community, and should have a designated zone or
permitted area in the City.
Additionally, the current Code identifies the Urban Renewal Area as the Redevelopment Overlay
(RO) zone, with the identified purpose:
“to provide greater flexibility in the Commercial Zone standards to facilitate
redevelopment in the defined Manitou Springs Urban Renewal Area (URA) while
simultaneously advancing the development and design objectives set out
in Section 4.3 of the Manitou Springs East Corridor Urban Renewal Plan,
November 2006. “
The RO also identifies desired design objectives, permitted uses, and development incentives
called “Development Standard Incentive Awards”. The stakeholder interviews and initial
questionnaire illustrated a desire from the community to strengthen redevelopment incentives
in the URA, including developing design guidelines (See Clarify Urban Renewal Area Standards
section of this document) to further encourage redevelopment in the URA. To facilitate the
development of quality design guidelines and provide clarity to staff and the public, the RO
should be identified as a zone district, rather than an overlay, and the area within the URA
should be rezoned to match the new district. Reclassifying the RO as a zone district reduces
the likelihood of conflicting standards between the base zoning district and the overlay.
Plan Manitou also identifies two future land use categories in the plan which are not included
as zone districts. The “Destination Tourism” category addresses major tourism oriented
commercial, recreation, and service uses, which are typically high traffic generating uses. Plan
Manitou also lists a “Neighborhood/Community Commercial” future land use category applied
to several commercial nodes in neighborhoods outside of the downtown. The purpose of this
category is to promote smaller-scale businesses that are compatible with surrounding
neighborhoods. The update process should consider whether applying a new district to these
areas is appropriate.
The listing of uses in the current Code is difficult to interpret and a use table (Table 2) would be
easier for the public, applicants, and staff to use. In addition to adding a use table(s), we are
proposing to revise the uses in each of the zones to ensure that the allowed uses will achieve
the intent and desired character of each of the districts.
There are many uses in the definitions section of the Code that are defined, but not identified
as a permitted or prohibited use in the zoning district standards. For example, an auto body and
fender repair use is defined but not prescribed anywhere as a permitted or prohibited use. All
defined uses should be identified as permitted or conditionally permitted in each zone district
and the overall use table.
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Use Category/Specific Use

RA

LA

FH

RR

I/R

RN

TN

Table 2. Teton County, ID Land Development Code Use Table Excerpt
Definition/ Standards

Commercial Uses
Animal Care
Bed and Breakfast
Daycare
Daycare, Home
Food Service, Accessory
Garden Center
Guest/Dude Ranch
Home Business
Nursery
Special Event Facility

P
AL
-AL
AL
L
L
A
P
AS

P
AL
-AL
AL
L
L
A
P
AS

P
AL
-AL
AL
L
L
A
P
AS

L
AL
-AL
AL
L
L
A
PL
AS

L
---AL
L
-----

L
AL
S
AL
AL
L
-A
---

L
AL
S
AL
AL
L
-A
---

Section 3-6
Section 3-6-1
Section 3-6-2
Section 3-6-3
Section 3-6-4
Section 3-6-5
Section 3-6-6
Section 3-6-7
Section 3-6-8
Section 3-6-9
Section 3-6-10

Recommendations Summary:
➢
➢
➢
➢

➢
➢
➢

➢

Identify appropriate zone districts for industrial/manufacturing uses.
Assess the need to develop an industrial/manufacturing zone.
Reclassify the Redevelopment Overlay as a zone district.
Develop an overall use table and individual use tables for each zone district.
Include all defined uses in the use table(s).
Assess the need for additional commercial zones as a result of the design guidelines
outreach.
Strengthen the standards in the Hillside Low Density Residential zone district to reflect
Plan Manitou policy guidance, particularly viewshed protection, clustering, habitat
preservation, limitations on cut/fill, and hazard mitigation.
Assess the need for additional zone districts to address the Destination Tourism and
Neighborhood/Community Commercial future land use categories from Plan Manitou.

District Standards Recommendations
In addition to revising the allowed uses in each zone district, the setbacks and dimensional
standards in each zone district need to be reviewed against existing on-the-ground
development to ensure that standards are appropriate and encouraging complementary
development. Many stakeholders indicated that the setback and height limitations in multiple
zones do not encourage redevelopment because the standards are more stringent than what
currently exists. Additionally, stakeholders noted that the existing height requirements do not
contemplate design elements like vaulted ceilings. The difference between existing
development and current setback and height requirements has led to frequent variance
applications (see the Variances section of this documents for more information). More review
of the variance applications and existing development are needed to ensure tailored setback
and height standards.
Many stakeholders noted a desire to develop a public art requirement to provide local artists
the opportunity to display their art in public places. The city of Loveland, CO developed
standards and guidelines for funding and displaying public art on City-owned properties.
Incorporation of public art requirements should be incorporated into the updated Code.
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The current Code does not provide guidance or standards for ensuring that adjacent
development in differing zone districts is compatible. To ensure that new development is
compatible with existing development, we are proposing the development of standards to
buffer commercial and higher density residential development from other residential or lower
density.

Recommendations Summary:

➢ Provide tables/graphics for each zone district illustrating dimensional limitations
including maximum height, minimum lot size, and setbacks.
➢ Revise setbacks and height in all zone districts to match existing development and
minimize the need for setback variances.
➢ Incorporate public art requirements for City-owned properties.
➢ Develop standards to address adjacent zoning districts with different uses or lower
densities.
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Develop Commercial and Residential Design Standards
Subtitle Recommendations
Design Guidelines can incentivize new development while ensuring quality development that
provides variety and visual interest in building design, compatibility with existing and preferred
built patterns and materials, establishes scale, and contributes to pedestrian-oriented
streetscapes. Items related to aesthetics like building materials, roof types, architectural
articulation, and scale are considered when developing design guidelines.
The Code currently does not provide design standards for retail or commercial buildings to
regulate aesthetic character like roofs, entrances, and building materials. Many stakeholders
have expressed a desire to develop specific, but flexible, design guidelines for the western and
eastern ends of Manitou Avenue, the Becker’s Lane area, as well as the Urban Renewal Area
(see the Clarify Urban Renewal Area Standards of this document for specific recommendations).
Additional outreach is needed to assess whether individual design guidelines for each of these
areas is sufficient to preserve neighborhood character, or whether an additional commercial
zone is needed. One option for providing development flexibility while still ensuring
compatibility with the existing neighborhood is by creating lists of options or “menus”. The
menu design guidelines will have a set list of design and architectural features that are
prevalent in the neighborhood and will require developers to incorporate a number of them into
new developments. This could include identifying and assigning specific building materials
(masonry, stucco, concrete, metal, wood, etc.) and percentage requirements to office buildings
in commercial zoning districts. A specific example could require at least 50% masonry on all
building facades for all office buildings in the DT district to encourage development cohesion.
In addition, non-residential design standards should be developed to include provisions for
sustainability. The City of Golden accounts for sustainable non-residential development by
requiring developers to install an on-site photovoltaic energy generation system that offsets
10% of the structure's modeled annual electrical consumption. If there are site-specific
conditions with the developer’s property, like orientation, shading resulting from topography, or
other unavoidable site-specific constraints that make it impractical for an applicant to meet
these requirements then other options apply, such as paying cash-in-lieu of the solar
requirement. Additionally, there are other requirements the developer must provide to ensure
sustainable development. Golden’s design guidelines work in concert with their non-residential
sustainability menu (see the Incorporate Sustainability section of this document for more
information) which identifies standards and prescribes point values for each design feature.
Design Guidelines should not be a one-size-fits-all approach, but a right-sized approach that
links different non-residential uses to certain zoning districts.

Recommendations Summary:

➢ Develop design guidelines for the east end of Manitou Avenue outside the historic
districts and Urban Renewal Area..
➢ Develop design guidelines for the west end of Manitou Avenue.
➢ Develop design guidelines for the Becker’s Lane area.
➢ Develop design guidelines for the Urban Renewal Area. (See the Clarify URA Standards
section of this document for more information)
➢ Develop standards to incentivize retail/commercial uses fronting public right-of-ways.
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Revise Use-Specific Standards
Use Specific Standard Update Recommendations
The use-specific standards are specific setbacks and dimensional requirements applicable
only to some uses. The use-specific standards in the current Code are scattered throughout
multiple chapters of the Zoning and Subdivision Titles, making it difficult to find and implement
standards. All use-specific standards should be combined in a single chapter and organized
alphabetically to improve usability by staff, applicants, and elected officials.
Since the beginning of the COVID-19 pandemic, home occupations have increased in
popularity. Certain low-intensity commercial uses are generally compatible with the
surrounding residential areas, but some home occupations may require specific standards to
mitigate their impact. The current home occupation standards have clear guidelines, but the
allowed home occupations could be expanded to expressly include salon and beauty uses,
which are common in many communities.
The City adopted micromobility-share business standards in 2020. These standards allow
electric bicycle sharing businesses and vehicle sharing businesses, but prohibit electric scooter
and skateboard businesses. While these standards are still new, they should be revised to
clarify the zone districts in which micromobility-share businesses are permitted, as well as the
permit procedure and findings for approval.
Food trucks currently require a major conditional use permit for operation. The major
conditional use permit process is lengthy, requiring a full public review and approvals by the
City Planning Commission and the City Council. This process is unusual for food trucks, given
their seasonal nature, as described in the Conditional Use Permit section of this document. Food
trucks should not require a major conditional use permit and many of the conditions of approval
can be codified as standards for all food trucks for clarity and ease of use.

Recommendations Summary:
➢
➢
➢
➢

Consolidate all use-specific standards into a single chapter.
Expand the list of allowed home-occupations to include salon and beauty uses.
Review and clarify micro-mobility share and business standards and applicability.
Codify common conditions of approval for food trucks as standards.

Federally Protected Uses Recommendations
The current Code has specific standards for some land uses that may be incompatible with
many other uses in the zoning category, but are protected by state and or federal statutes.
These uses include wireless infrastructure and communication and sexually oriented
businesses. The existing Code does address these uses, but the standards are vague and due
for an update.
Chapter 18.88 of the Zoning Code regulates wireless service facilities, which includes base
stations, alternative tower structures, towers, micro cells, and small cell wireless facilities. The
current regulations create a preference for collocation, with screening or location on vacant
highly visible sites allowed if collocation is not possible. The regulations also include standards
for lighting, setbacks, buffering, and a requirement that the facilities run on renewable energy
sources where possible.

The deployment of wireless telecommunications– from cell towers to small cell networks used
to implement 5G technology – are subject to state and federal law. Colorado has established
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90-day timelines to process complete applications for small cell, and 150-day timelines for new
wireless service facilities (Colo. Rev. Stat. § 29-27-403). Applicants can submit consolidated
applications for small cell networks, which are considered a by-right use in any zone (Colo. Rev.
Stat. § 29-27-404). Title 38, Article 5.5 of the Colorado Statutes establish requirements for local
approval of wireless facilities in the public right-of-way, but do not directly affect zoning
authority. The current regulations, which were adopted in 2019, appear to consider the state
requirements.
The federal Telecommunications Act of 1996 (“TCA”) preserves local zoning and regulations
such as setbacks and aesthetics, but does impose five substantive limitations on zoning
regulations (47 U.S.C. § 332(c)(7)(B)):

1. The regulations cannot unreasonably discriminate among providers of
functionally equivalent services or prohibit or have the effect of prohibiting the
provision of personal wireless services.
2. The City must act on applications within a reasonable time period, taking into
account the nature and scope of the request. Both the Colorado statutes and
FCC orders have established “shot clocks” for deciding wireless applications.
The FCC issued a 2018 order with shot clocks and limits on local aesthetic
regulations relating to small cell technology for the deployment of 5G
technology (Accelerating Wireless Broadband Deployment by Removing
Barriers to Infrastructure Inv., 33 FCC Rcd. 9088 (2018)). Pursuant to the federal
Spectrum Act (47 U.S.C. § 1455(a)(1)), the FCC set 60 days to decide
applications for installation on existing infrastructure, and ninety days for all
other applications.
3. Denial of a request to construct a telecommunications facility must "be in
writing and supported by substantial evidence contained in a written record."
4. The City cannot tie the placement, construction, and modification of personal
wireless service facilities on the basis of the environmental effects of radio
frequency emissions to the extent that they comply with FCC emission
regulations.
5. Courts are to hear challenges to the denial of applications on an expedited basis.
The FCC’s small cell order was the subject of a recent federal 9th Circuit decision that upheld
the shot clock requirements, but invalidated restrictions on aesthetic requirements for small
cell facilities (City of Portland v. United States, 969 F.3d 1020 (9th Cir. 2020)). Parties to the
decision have requested review by the United States Supreme Court. If the Supreme Court
chooses to review the decision, it is possible that the legal framework for the current
regulations could change in the near future.
Given these federal requirements and protections, the wireless regulations could use additional
clarifying language in some places, specifically:
1. An exemption for temporary wireless facility serving the general health, safety and
welfare of City residents;
2. Approval of lighting facilities that cause “the least disturbance to the surrounding
views,” Landscaping that “effectively screen” facilities from adjacent “residential
property” and location “where the visual impact of the facility is minimal,” and
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3. Standards that require the facilities to be “architecturally compatible” with surrounding
structures.
Sexually oriented businesses are protected under the First Amendment to the US Constitution.
The First Amendment requires a number of things for adult business/sexually oriented
businesses:
1. Findings to document that the regulations target their secondary impacts
(these can include studies from other cities and can be in the adoption
ordinance rather than codified),
2. A reasonable amount of land or sites - the City cannot establish a de facto ban
with their separation and spacing requirements,
3. Clear standards - they cannot be vague or give the decision maker discretion,
4. lf a permit is required, provisions that require prompt review and that show a
maximum period during which the City will render a final decision (including a
deemed approved provision if they fail to act).
The current Code does establish clear standards for sexually oriented businesses, but these
uses have effectively been zoned out of the City due to separation and distance requirements.
We will work with staff to identify appropriate districts and standards for these types
businesses, including mapping of potential locations against the distance restrictions to
provide location standards that are protective but not too restrictive.

Recommendations Summary:

➢ Update and clarify language regarding wireless communication facilities to comply with
current federal and state law.
➢ Add an exemption to the wireless communication facilities for temporary wireless
facility serving the general health, safety and welfare of City residents.
➢ Clarify language regarding approval of lighting facilities, landscaping and screening, and
architectural compatibility for wireless communication facilities.
➢ Identify appropriate districts and standards for sexually oriented businesses in
conjunction with stakeholders and City Staff.

Attainable Housing Recommendations
Provision of attainable housing for locals is a major tenet of the Plan Manitou Comprehensive
Plan (Plan Manitou). As such, the Code should, at a minimum, remove barriers to provision of
attainable housing. In addition, many stakeholders indicated support in providing incentives for
attainable housing provision. Incentives can be provided in many forms, including but not
limited to: density bonuses, floor area bonuses, and/or parking reductions for affordable
housing. Attainable housing incentives can also be paired with redevelopment and mixed-use
development incentives. Our team will assess the feasibility and desire of the community to
implement any or all of these incentives through additional public outreach.
Among common interests for further exploration were permitting conversion of old hotels to
attainable housing, tiny homes, and home sharing/housing co-op allowances. Conversion of
hotels to attainable housing units and tiny home allowances have been successful in other
communities, but both require more study and public input in the next phase of the project.
Home sharing and housing co-op programs come in a variety of forms but generally have

Manitou Springs Zoning and Subdivision Codes Assessment Report

22

higher staff administration requirements than tiny homes and hotel conversions, and also
require further public input to gauge general interest in developing regulations for permitting
home sharing.
Accessory dwelling units (ADUs), were another frequently discussed item by stakeholders. The
current accessory structure regulations currently state:
“D. Accessory uses or structures for rental or associated with unlicensed business activity are
not permitted.
E. Accessory structures may not include any sanitary or kitchen facilities.”

As written, the current regulations do not permit accessory dwelling units in any form. Based
upon feedback received to date, it is recommended to develop regulations to permit accessory
dwelling units in the City. Many residents are sensitive to the changing needs of Manitou
Springs’ households and residents and the desire for current residents to age in place. ADUs
can serve as attainable housing units for local residents, can allow residents to age in place,
and allow flexibility for households with non-traditional composition and extended family.

Recommendations Summary:

➢ Remove regulatory barriers to provision of attainable housing.
➢ Explore incentives for attainable housing and mixed-use development.
➢ Explore permitting conversion hotels for long term residential use in order to provide
attainable housing.
➢ Assess feasibility of home sharing and tiny home regulations.
➢ Develop ADU regulations.

Vacation Rental Update Recommendations

Vacation rentals, also known as short term rentals, are rentals of residential homes to one or
multiple parties, generally in periods of less than 30 days. To date, we have received much
feedback on the current vacation rental standards, and generally heard a desire for more
stringent regulations. Many nearby communities – including Durango, Boulder, and
Westminster – have approached vacation rentals differently, and contain additional standards
that may be applicable to Manitou Springs. Stakeholders have expressed an interest in
potentially expanding the existing owner-occupancy requirement for multi-party rentals to all
rentals and potentially limiting the overall number of adults allowed in a unit at a time.
However, in 2019 Manitou Springs’ staff conducted outreach regarding vacation rentals and
heard a general desire form participants to allow additional vacation rentals. Given the
difference in the feedback received during staff outreach in 2019 and during this first phase of
outreach for the Code update, additional feedback from the community is needed to assess
the need for including additional vacation rental standards in the updated Code.
The current vacation rentals regulations do not provide clear criteria for approval of a vacation
rental application and need to be updated to allow staff, the City Planning Commission, and
elected officials to mitigate potential impacts of vacation rentals and provide clarity to
applicants and the public.
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Recommendations Summary:

➢ Assess the need for more stringent regulations
➢ Develop criteria for approval of vacation rentals

Landscape Standards Recommendations
Most modern zoning or development ordinances include landscaping standards which spell
out required amount of landscaping specific to uses or zone. Many of the stakeholder
interviews brought to light concerns regarding a lack of landscape standards. Buffering and
landscaping requirements mitigate environmental site conditions, minimize conflicts between
incompatible uses, and soften the visual impacts of parking areas and intensive uses.
Landscape standards can also provide an avenue for integration of green infrastructure to aid
in stormwater mitigation which in turn reduces flood risk.
The current design standards for landscaping, buffering, and stormwater mitigation are
minimal and vague. They are primarily located within Landscape Plan Requirements of the
Major Development Plan with a few additional regulations scattered throughout the Code.
These standards should be pulled into their own section, updated and clarified to minimize the
impact of the development and to better serve the community.
The current Code is silent on preservation or mitigation of existing trees, another topic of
concern expressed during the stakeholder interviews. Providing standards to require mitigation
of trees over a certain size, often called heritage trees, can help preserve the tree canopy and
develop good rapport between developers and residents. In the event that preservation of trees
meeting the requirements cause hardship them the trees may be removed and mitigated at a
specific rate to provide a replacement canopy. Such provisions would support Manitou Springs’
status as a Tree City USA.

Recommendations Summary:

➢ Promote green infrastructure by defining and creating standards for each green
infrastructure item as it relates to landscaping for both residential and non-residential
development (i.e. size, design, and locational requirements for planters, bioswales, rain
gardens, etc.).
➢ Develop on-site detention requirements for stormwater to support the provisions of
Title 14.
➢ Develop garbage and recycling screening requirements.
➢ Develop stronger fire mitigation standards for landscaping and defensible spaces
➢ Add tree protection and tree mitigation standards.
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Fences and Retaining Walls Recommendations
Fences and retaining walls are important components of development standards that are
sometimes overlooked in code updates. Inadequate fence and wall regulations can create
issues with privacy, pedestrian and vehicular line of sight, maintenance, drainage, and aesthetic
quality. The City’s current Code does not identify clear fence or retaining wall. A six foot
maximum with no setback for fencing is described in the definitions section. It is unclear what
the setback requirement is for a fence greater than six feet in height if a fence above six feet is
allowed. The definitions section also states that “retaining walls may be required”, but does not
provide any further direction on when retaining walls are required. The updated Code should
include a detailed fencing and retaining wall section with dimensional standards and graphics
to ensure clarity and usability.

Recommendations Summary:
➢ Specify dimensional limitations for fencing and retaining walls in all zone district
➢ Develop graphics to illustrate dimensional requirements
➢ Clarify when retaining walls are required and what standards are applicable
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Update Parking Requirements
Parking Requirement Update Recommendations
Minimum parking requirements were historically designed to reduce street congestion and to
avoid spillover parking in residential neighborhoods. These regulations establish a minimum
number of parking spaces for new development, typically tied to use and usually spell out the
geometric design of parking spaces and bays, along with required surfacing. The Code
currently provides these features and requires a minimum number of parking spaces for listed
uses. However, stakeholders and staff noted that parking variances are frequently granted in
the Downtown area, especially for restaurant and multi-family uses. Parking variances are most
commonly granted due to infeasibility of providing on-site parking given topography and lot
size in the Downtown.
The parking standards should be revised to avoid a conventional one-size-fits-all parking
approach because it promotes over parking and automobile reliance and instead, examine a
right-sized parking approach that ties together development context, neighborhood character,
and the goals of Plan Manitou. Conventional parking regulations should not be completely
abandoned because there is utility for standards in specific areas where the automobile is the
primary mode of transportation and conventional standards are reasonable for greenfield
development opportunities. However, modern parking regulations based on redevelopment
and neighborhood contexts may be more reasonable in Manitou Springs. As businesses within
the city continue to grow and redevelop, the city should seek appropriate parking solutions for
expansions of existing businesses and new development.

Parking and walkability will always coincide during the Code update process because while
developments need parking to accommodate customers and community members, over
parking can disrupt land use patterns, increase the urban heat island effect, add extra costs to
development, and promote greater reliance on automobiles by preventing compact, walkable
development. In modern zoning regulations, conventional parking metrics like parking
minimums are replaced with parking maximums. Additionally, shared parking arrangements,
car sharing regulations, Transportation Demand Management (TDM) plans, bicycle facility
requirements, on-site vs. off-site requirements, on-street parking availability, maximum parking
lot coverage, and context-sensitive parking standards can reduce unnecessary parking,
maximize the development footprint, and incentivize walkability. The feasibility of these
alternative parking management strategies should be assessed to minimize parking variances.
There are two sections which refer to parking standards, Chapter 18.36, which is very minimal
and references Chapter 18.64. These should be combined into a single parking Chapter which
incorporate landscape requirements such as perimeter landscaping to screen headlights.

Recommendations Summary:

➢ Assess the feasibility of alternative parking management strategies, such as shared
parking standards, on-site vs. off-site requirements, on-street parking availability, and
maximum parking lot coverage to minimize the need for parking variances.
➢ Revise current Downtown parking standards as parking maximums rather than
minimums.
➢ Update sidewalk terminology and standards per Plan Manitou recommendations and
relocate this section to Title 12 – Streets and Other Public Places.
➢ Combine existing parking regulations into one Chapter and add landscape
requirements.

Manitou Springs Zoning and Subdivision Codes Assessment Report

26

Clarify Urban Renewal Area Standards
Urban Renewal Standard Recommendations
As mentioned in the Clarify Zone District Standards section of this document, to facilitate and
incentivize quality redevelopment of the Urban Renewal Area (URA) and provide clarity to staff
and the public, the Redevelopment Overlay (RO) should be identified as a zone district, rather
than an overlay, and the area within the URA should be rezoned to match the new district.
Many stakeholders noted a need for flexibility in the URA in order to incentivize redevelopment
of underutilized properties. Flexibility can be achieved through clarification or expansion of the
existing Development Standard Incentive Awards, as well as through development of clear and
thoughtful design guidelines. Much like the design guidelines suggested for other commercial
areas of the City, the URA design guidelines will be developed to ensure cohesive and
compatible redevelopment, while still providing flexibility to the property owners. These design
guidelines should follow the same menu format suggested in the Develop Design Guidelines
section of this document. The design guidelines should not only contemplate redevelopment
incentives, but also incentives sustainability and green building practices specifically tailored
to the URA.
Stakeholders also noted a potential need to adjust the maximum height allowance and
minimum setback requirements in the URA to incentivize development and minimize the need
for variances. These dimensional limitations will be reviewed against existing on-the-ground
development to determine the need to update them to more closely match existing
development.

Ensuring that the updated URA zone and standards provide quality incentives for
redevelopment is paramount in bringing in redevelopment funding sources such as EPA
Brownfields Program. The City and the URA board can pursue funding sources to aid in the
redevelopment of the URA, but in order to do so, the standards for redevelopment in the URA
must be clarified and the existing Development Standard Incentive Awards must be outlined
more thoroughly.

Recommendations Summary:
➢
➢
➢
➢
➢

Assess the need to update height allowances in the URA.
Develop standards to incentivize mixed-use development in the URA.
Revise front setback requirements to match the existing character.
Clarify and expand the existing Development Standard Incentive Awards.
Implement design standards specific to the URA that encourage redevelopment and
embrace Fountain Creek as an amenity.
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Incorporate Sustainability
Sustainability Recommendations
A sustainable community takes into account, and addresses, multiple human needs, not just
one at the exclusion of all others. It is a place where people of diverse backgrounds and
perspectives feel welcome and safe, where every group has a seat at the decision-making table,
and where prosperity is shared. It takes a long-term perspective – focusing on anticipating and
adapting to change in both the present and future. A sustainable community manages its
human, natural, and financial capital to meet current needs while ensuring that adequate
resources are available for future generations.
Sustainability is intertwined with multiple goals, policies, and actions within Plan Manitou.
Additionally, the 2019 Environmental Resolution and Greenhouse Gas inventory, and the
Climate Action Working Group provide additional sustainability goals for Manitou Springs.
Sustainability is multi-faceted and includes everything from walkability and open space to
green infrastructure and energy efficient buildings. Green infrastructure and energy efficiency
can be either incentivized or required in a variety of ways, including, but not limited to, Low
Impact Development (LID) standards (see the Landscaping Standards section of this document),
EV hook-ups, solar arrays, sustainable building materials, adaptive reuse/reuse of materials,
and permeable pavement.
As mentioned in the Develop Design Guidelines section of this document, Manitou Springs
should develop design guidelines for non-residential development to incentivize green building
techniques. Sustainability should be encouraged in all non-residential areas, including the
historic district. Residential design standards could also be developed to address new
residential development. Plan Manitou emphasizes sustainability methods to lessen
development impact on the built environment. Tailored residential design standards could
include the use of solar and wind energy, sustainable building materials, and energy efficient
practices to meet Plan Manitou’s sustainability goals. Golden, CO and Lakewood, CO apply
sustainability standards to new and redeveloping residential and non-residential development
through a point-based, menu system to ensure development complies with the goals of their
comprehensive plan. Golden requires 15 and 25 points for residential additions and new
construction, respectively, and points are awarded to different sustainability techniques as
shown in Tables 4 and 5 below.
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Table 4. Golden, CO Residential Sustainability Menu
Menu Item
Points
Water - Indoor and Outdoor

Documentation Required

Plant xeric landscaping. One point per 20 percent of lot
area, exclusive of paving or built areas, shall be
landscaped with xeric materials.

1—5

Show landscape areas and materials list
on site plan.

A high-efficiency irrigation system - Drip or sub-surface
system

3

Show irrigation system details on site
plan.

A high-efficiency irrigation system - Rain sensor system

1

Show irrigation system details on site
plan.
Show material type on site plan.

Porous surfaces: For driveway, sidewalk, or patio areas.
Porous asphalt or cement, grass pavers. Three points per
category, maximum ten.

3—10

Reduce heat islands: Locate trees to provide shade for
paved areas. One point per minimum 2½-inch caliper tree
listed on Golden Recommended Tree List.

1—5

Show tree count and location on site
plan.

Reduce heat islands: Install heat reflective roof materials.
Metal, high albedo (light colored) or minimum 29 SRI
(Solar Reflective Index) roofing materials qualify.

4

List roofing materials and SRI rating on
site plan.

Energy Conservation
Achieve energy star certification for new homes
15
Credit for existing home energy efficiency performance.
Five points to achieve minimum 85 HERS rating for
existing structure. For every ten-point reduction
thereafter, one point each.
Install efficient hot water system (e.g. tankless) or
recirculating line. One point per system/household unit.

5—10

1—2
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Submit qualifying HERS rating with
building permit application. Submit
Energy Star certificate prior to issuance
of certificate of Occupancy.
Submit qualifying HERS report with
building permit application.

Provide product brochure and show on
site plan drawings.
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Table 5. Golden, CO Non-residential Sustainability Menu
Menu Item
Points
Water Conservation Stormwater and Water Quality

1

2

3

Employ stormwater runoff reduction strategies to
slow runoff and promote infiltration. One point
is awarded for every 20 percent of impervious
area routed through bioswales, biobuffers, rain
gardens and/or permeable pavement designed in
accordance with the City of Golden Stormwater
Standards Manual.
Plant a vegetated roof for a portion of the roof
area. Points awarded on a sliding scale, with one
point for every ten percent of vegetated roof
area.
Exceed open space requirement by 25 percent or
more. Includes both landscaped and xeriscaped
areas, but excludes ground mounted solar array
areas.

1—5

1—10

2

Documentation Required
Applicant shall show both
impervious areas and porous
infiltration areas on the site plan, as
well as calculation of percent of
impervious routed through porous
areas. Product specification sheet
and/or maintenance plan must also be
submitted with building plans.
A vegetated roof plan shall be
submitted with landscape plan that
shows what will be planted, how it
will be irrigated and a roof area
calculation.
Site plan shall show area of open
space as well as calculation to
demonstrate how it exceeds
requirement by 25 percent.

Transportation

1

Provide double the minimum of the required amount
of bicycle parking on site for one point. One additional
point available for providing a bike repair station, and
one additional point for providing secure and enclosed
parking (e.g. lockers, storage room) for at least 50
percent of the bike parking needed for double the
minimum amount.

Site plan must demonstrate locations and
amount of bicycle parking.
1—3

Provide number of shower units for a minimum of 2
percent of all full time equivalent employees.
2

3

4

2

Build development within ¼ mile of public bus stop or
½ mile of light rail stop, as measured using a
pedestrian's walking distance. Applicant shall also
demonstrate enhanced walkability by establishing
connections to transit and surrounding areas.
Provide, maintain and install a bus shelter if a stop is
in or adjacent to the right-of-way.

2

2

Building plans shall show location of
shower facility, number of showers and
calculation of showers to projected
number of full time equivalent
employees.
Applicant must provide map to scale that
demonstrates site boundaries, identifies
location of transit stop, and shows
walking path and distance between them.
Map shall also identify potential barriers
for pedestrians.
Site plan shall demonstrate location and
type of pedestrian amenities, as well as
location of bus stop if applicable. Product
specification sheets are also required.

Recommendations Summary:

➢ Develop a sustainability menu similar to the Golden, CO example to support nonresidential design standards.
➢ Assess the need for a sustainability menu tailored to residential development.
➢ Develop solar access regulations.
➢ Encourage Biking/pedestrian infrastructure.
➢ Consider developing a separate sustainability chapter in the Code to address the goals
and policies of Plan Manitou, the 2019 Environmental Resolution and Greenhouse Gas
inventory, and the Climate Action Working Group.
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Update the Standards for Development in Natural and
Geologic Hazard Areas
Natural and Geologic Hazard Recommendations
Manitou Springs’ existing regulations pertaining to development in natural and geologic hazard
areas, such as steep slopes, floodplains, and wildfires were recently amended in 2019 as part
of the DOLA Planning for Hazards grant. However, stakeholders noted a desire to strengthen
the regulations to further prevent development in hazardous areas.
One method to strengthen the development regulations is to cap the amount of impervious
surface coverage on a lot. Capping the impervious surface coverage on lots in hazard areas
limits overall disturbance and preserves open space. Expanding the regulations for
development types and adding a maximum permitted size of a single structure in hazard areas
and/or prohibiting accessory structures in excess of 500 sf in certain areas or zone districts.
can also further minimize development in hazardous areas. Another method, is to require a
slope stability analysis for development on lots with a cross slope of greater than 15%. This
has been implemented in other communities with steep slopes and poor soils, like Jackson,
WY, but slope stability analyses can be costly.
Incentivizing clustered development can also minimize development in hazard areas, including
floodplains. By including regulations restricting the number of homes and lot sizes and
development provisions for density bonuses, current open-ended clustering regulations would
become standard. However, standards will need to contemplate the small lot sizes in the City.
The current code requires development in flood hazard areas to comply with the City of
Colorado Springs Drainage Criteria Manual. Referencing larger community or regional drainage
is not uncommon in areas with many adjacent cities in order to coordinate drainage standards.
However, the Colorado Springs Drainage Criteria Manual should be reviewed to ensure
applicability to the City and identify standards which can be referenced rather than repeated.
There is also the ability to modify wildfire mitigation standards to further mitigate the potential
for damaging wildfires. The current Code references Firewise standards, however, the Fire
Department applies the “Fire Adapted Community” approach instead. Additionally, most lots in
Manitou Springs are small, meaning that standards must be flexible and creative to address
wildfire risk. The City should engage the Fire Department to identify and codify potential
recommendations to address wildfire mitigation.

Recommendations Summary:

➢ Develop impervious requirements to further protect steep slopes.
➢ Add regulations for the maximum scale of a single structure and prohibiting accessory
structures in excess of 500 sf in hazardous areas.
➢ Provide graphics, illustrations, or diagrams to visualize hillside regulations.
➢ Assess the need to implement a slope stability analysis requirement for development
on lots with cross slopes in excess of 15%.
➢ Codify clustered development regulations.
➢ Prepare process graphics and include them in the tier subsections of the floodplain
development regulations.
➢ Review the City of Colorado Springs Drainage Criteria Manual for applicability.
➢ Engage the Fire Department to develop additional wildfire mitigation standards.
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Update Sign Standards
Sign Update Recommendations
Signs serve important purposes, such as identifying places of business or institutions, directing
traffic, and expressing opinions. Businesses rely on signs to create a street presence and to
generate sales from motorists or pedestrians who might not otherwise be aware of their
presence. Politicians and activists rely on signs to get the word out about their campaigns or
matters of public interest. Institutions, such as churches and schools, use signs to announce
events, speakers, and inspirational messages. However, some signs can also have a negative
impact on the public. Signs are often identified with clutter along roadway corridors, driver
distraction, and —when not properly maintained — blighting influences. Excessively bright
signs can disrupt the quiet enjoyment of residential neighborhoods or distract drivers. Sign
regulations should regulate signs in a way that mitigates negative impacts, while enabling
freedom of expression and commerce.
Sign regulations should not turn on content – the message that the sign displays – and an
administrator should not have to read the sign to determine what regulations apply. Manitou
Springs’ principal sign regulations are in good shape, but definitions should continue focusing
on physical characteristics. In addition the Code should incorporate sign matrixes to house all
dimensional requirements in one location. The matrix table would indicate whether the sign is
allowed in the district or family of districts, sign dimensions (maximum area, height, and
minimum setbacks), whether permit is required, and design characteristics such as whether
and how the sign can be illuminated, digital, halo lighting, channel lettering, or similar
characteristics. Modern codes, like Westminster, CO, (Figure 4) use sign matrixes to reduce
reader distraction and to communicate the pertinent regulations.
It is unclear whether digital or electronic signs are specifically prohibited as an animated sign
under the current Code. If the City wishes to prohibit digital signs, the Code should clarify that.
If not, the sign regulations can limit brightness, display area, hold time, and other
characteristics of digital signs. There are state regulations that govern obscenity, therefore this
language should be removed for clarity.
The Code should establish an overall cap on the number and area of temporary and/or
incidental (i.e. signs that are not permanent freestanding, wall, awning, or window) signs. This
would replace additional sign allocations that apply during elections. The City could either
establish a separate allocation for temporary signs, or a single allocation for all temporary and
incidental signs. The temporary sign regulations should establish a simple maximum time limit
for their display during any time of the year.
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Figure 4. Westminster, CO Projecting Sign Matrix

Recommendations Summary:
➢ Incorporate sign matrixes to house all dimensional requirements in one location.
➢ Revise regulations to establish clear standards for overall area, maximum height, and
numerical limit for all sign types.
➢ Develop graphics to illustrate specific design and dimensional standards.
➢ Clarify digital and electronic signs as either permitted or prohibited.
➢ Remove language pertaining to obscenity and deceptive signs.
➢ Tie the regulations to the building occupant rather than the “business” or the amount of
“business frontage.”
➢ Eliminate the “trailblazer” category to clarify an exemption for government signs.
➢ Eliminate the specific size limits for bed-and-breakfast and simply establish a
maximum for nonresidential uses in residential districts.
➢ Revise the language pertaining to enforcement actions to allow any resident to bring
an enforcement action.
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Revise Non-Conformity Regulations
Non Conformity Recommendations
The existing Code has created numerous instances where existing development does not
conform to the standards. These grandfathered “nonconformities” include permitted uses,
building design, and development standards such as parking, setbacks, and landscaping. When
the updated Code is developed, additional non-conformities may be created, but the goal is to
reduce the overall number of nonconformities and reduce the reliance on variances. With the
updated Code, applications that are currently proceeding through the process may or may not
have achieved “vested rights” status that precludes the imposition of subsequent regulations.
Resolving these issues in a way that protects the integrity of the new regulations, prevents
barriers to redevelopment, and respects property rights is a delicate balance that needs careful
attention.
The city’s nonconformity regulations address land uses, lots, and structures that do not comply
with current setback, height, parking, and other site improvement requirements, but do not
clarify the ability or inability of an applicant to expand a conforming portion of a non-conforming
use. For example, if a building is non-conforming to the front setback, it is not clear whether the
applicant can seek a rear or side expansion. Generally, nonconformities can continue operating
but cannot become more nonconforming, but additional language is needed in the Code to
provide clarity. The nonconformity regulations should be updated to omit discretionary
language by incorporating specific standards for each nonconformity situation. This will
provide applicants with more certainty on how to move through the process and what to
expect, while reducing development delays. In certain nonconformity redevelopment
situations, infill standards may alleviate these problems. Infill standards that account for lot
size, setbacks, parking, and landscaping can resolve compatibility issues associated with
existing developments seeking redevelopment.
Updates to the non-conformity regulations should also anticipate the practicality of
compliance. For example, the existing Code requires an updated survey in order to rebuild a
previously, non-conforming deck that may have been damaged. Many stakeholders noted an
extreme difficulty in obtaining an accurate survey, and generally at a very high cost. Regulations
that place substantial burdens on applicants who are not attempting to increase nonconformities should be minimized and removed where possible.

Recommendations Summary:

➢ Add standards to clarify the ability/inability to expand a conforming portion of a nonconforming use.
➢ Revise non-conformity regulations to minimize impact on property owners attempting
to maintain or reduce non-conforming land uses/features.
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Conclusion and Next Steps
Recommendations Prioritization
Our recommendation for the Code update process is to draft the updated sections in modules
to allow public review of the Code in sections rather than as a whole updated document. This
process allows stakeholders and the public to see what updates were made to the Code more
easily.
Table 5 details the anticipated work plan for the update process through December 2021. The
consultant team will confirm with the City Planning Commission and the City Council the order
in which the modules should be drafted at the April 27th Manitou Springs Joint City Council and
City Planning Commission Work Session.

Table 5. Anticipated Work Plan

MONTH

EVENTS/MEETINGS

January

•
•

Kick-off
Stakeholder Interviews

DOCUMENTS
•
•
•

February

March

Public Engagement
Strategy
Branding/Logo
Questionnaire #1

•
•
•

Stakeholder Interviews
Public Open House #1
Steering Committee Meeting #1

•

•

Planning Commission Work
Session #1 (Assessment Report)
City Council Work Session #1
(Assessment report)

•

Final Code Assessment
Report and Proposed
Outline for Reorganization

•

•

Open House Presentation
and Materials
Draft Code Assessment
Report Proposed Outline
for Reorganization

April

•
•

Outreach Series #2 Begins
Steering Committee Meeting #2

•

Questionnaire #2 Quick
Polls

May

•

Planning Commission Work
Session #2 (Draft Code Module
#1)
City Council Work Session #2
(Draft Code Module #1)

•

Draft Module #1

•

June

•
•

Public Open House #3
Steering Committee Meeting #3

•

Questionnaire #3 Quick
Polls

July

•

Planning Commission Work
Session #3 (Draft Code Module
#2)

•

Draft Module #2
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•
August

•

September

•

•
October

•
•
•

City Council Work Session #3
(Draft Code Module #2)
Steering Committee #4

Planning and Zoning Commission
Work Session #4 (Draft Code
Module #3)
City Council Work Session #4
(Draft Code Module #3)
Final Code Drafting
Legal Review
Outreach Series #3 Begins

•

Questionnaire #4 Quick
Polls

•

Draft Module #3

•
•

Full Draft Code Compiled
Legal review
Memo/Redlines
Questionnaire #5

•
November

December

Open House #2
Planning and Zoning Commission
Work Session #5
• City Council Work Session #5
• Planning and Zoning Commission
Adoption Hearing #1
• Planning and Zoning Commission
Adoption Hearing #2
• City Council Adoption Hearing #1
• City Council Adoption Hearing #2
•
•
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Open House #2
Presentation and
Materials
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Appendix A: Proposed Outline
New
Section

Topic

Chapter 1
1.01
1.02
1.03

General Provisions
Title
Purpose
Authority

1.04
1.05
1.06
1.07

Effective Date
Applicability
Relationship to Other Ordinances
Relationship to Comprehensive
Plan
Interpretation and Conflicting
Provisions

1.08

1.09
Chapter 2
2.01

Transition from Prior Regulations
Zoning Districts
General Provisions

2.02

Residential Zone Districts

2.03

Commercial and Mixed-Use Zone
Districts

2.04

Other Non-Residential Zone
Districts
Development Standards
General Provisions

Chapter 3
3.01
3.02
3.03

Commercial Site and Building
Design Standards
Exterior Lighting

3.04
3.05

Fences and Retaining Walls
Development in Natural Hazard
Areas

3.06

Landscaping and Screening
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Existing Chapter
16.04.020 Title
16.04.010 Purpose
16.04.030 Legal Authority; 18.52 Legal
Status of the Zoning Code
16.04.010 Regulations Adoption
16.050 Jurisdiction
NEW
NEW
16.04.100 Conflict with Other
Regulations; 16.04.110 Conformance with
Regulations Required
NEW
18.04 General Provisions; 18.82 Manitou
Springs Official Zoning Map
18.08.050 Hillside Low Density
Residential; 18.08.040 Low Density
Residential; 18.08.030 General
Residential; 18.08.020 High-Density
Residential
18.08.060 Downtown; 18.08.070
Commercial; 18.08.080 Redevelopment
Overlay
18.08.090 Open Space; 18.08.100 Park;
18.07.110 Public Facilities
18.06 Standards Applicable to All Zoning
Districts
NEW
NEW* (Dark Sky Lighting in
Development)
NEW
18.10 Natural Hazard Risk Reduction and
Mitigation; 18.08.050 Hillside Low
Density Residential
NEW
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3.07

3.08
3.09
3.10
3.11

3.12
3.13
3.14
Chapter 4
4.01
4.02
4.03

4.04
4.05
Chapter 5
5.01
5.02
5.03
5.04
Chapter 6
6.01
6.02

6.03
6.04

Parking Requirements

18.36 Parking Requirements; 18.64
Development and Parking Standards
Tables
Parks & Open Space
NEW; 18.08.090 Open Space; 18.08.100
Park
Refuse and Trash Disposal
NEW
Residential Site and Building Design NEW
Standards
Roads & Streets
16.26 Streets - Design and Naming; 16.28
Uniform Street Standards; 16.30
Extraterritorial Major Street Standards
Signs
15.16 Sign Regulations
Stormwater & Wastewater
16.32 Requirements For All Drainage
Plans and Reports
Trails and Connectivity
NEW
Use Regulations
Purpose and Organization
NEW
Table of Allowable Uses
NEW
Use-Specific Standards
18.07 Community Agriculture;18.40
Home Occupations; 18.86 Long-Term
Occupancy Lodging; 18.84 Marijuana
Clubs; 18.91 Micromobility -Share and
Other Micromobility Businesses and
Operations; 8.38 Outdoor Display,
Outdoor Seating and Mobile Vending;
18.88 Wireless Service Facilities; 18.89
Vacation Rentals
Accessory Uses and Structures
18.12 Accessory Structures
Temporary Uses and Structures
NEW
Subdivisions
General Provisions
NEW
Design and Improvement
Standards
16.20 Lot Standards; 16.24 Improvements
Dedications
16.18 Land Dedications
Easements
16.22 Easements
Administration
Purpose and Organization
NEW
Public Notice
16.40 Public Notice, Hearings, Decisions
and Appeals; 18.44 Public Notice,
Hearings, Decisions and Appeals
Procedures Table
NEW
General Application Procedures: All 16.04.070 Pre-Application Meetings;
Applications
18.14 Planning Permission; 18.16
Administrative Review
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6.05

6.06
6.07
6.08
6.09
6.1
6.11
6.12
6.13

General Application Procedures:
Land Development Code
Amendment
General Application Procedures:
Administrative Adjustment
General Application Procedures:
Formal Interpretation
General Application Procedures:
Variance
General Application Procedures:
Rezone
General Application Procedures:
Conditional Use Permit
General Application Procedures:
Special Use Permit
General Application Procedures:
Temporary Use Permit
General Application Procedures:
Development Plan

6.14

General Application Procedures:
Minor Subdivisions

6.15

General Application Procedures:
Major Subdivisions
General Application Procedures:
Vacations

6.16

6.17
6.18
6.19
6.2
6.21

6.22
6.23
6.24

General Application Procedures:
Revised Final Plat
General Application Procedures:
Grading Permit
General Application Procedures:
Citizen Participation Plan
General Application Procedures:
Hillside Development Plan
General Application Procedures:
Appeals
Vested Property Rights
Application Fees
Review and Decision Making
Bodies
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18.50 Amendments to the Zoning Code
18.34 Minor Modifications
NEW
18.32 Variances
18.05 Rezoning
18.30 Conditional Use Requirements and
Procedures
NEW; 18.86 Long-Term Occupancy
Lodging; 18.89 Vacation Rentals
NEW
18.20 Concept Plan; 18.24 Minor
Development Plan Procedures; 18.26
Major Development Plan Procedures;
18.72 Major Development Plan
16.04.080 Application For Subdivision;
16.04.090 Presence of Subdivider at
Meeting; 16.04.120 Unlawful Acts; 16.10
Minor Subdivisions
16.08 Major Subdivisions
16.34 Vacation of Rights-Of-Way; 16.36
Vacation Plats; 16.38 Vacation of
Easements
NEW

18.68 Grading Permit
18.74 Citizen Participation Plan and
Report
18.76 Hillside Development Plan
Standards
16.40 Public Notice, Hearings, Decisions
and Appeals; 18.44 Public Notice,
Hearings, Decisions and Appeals
18.04.090 - Vesting of Rights
16.16 Waiver
16.40 Public Notice, Hearings, Decisions
and Appeals; 18.44 Public Notice,
Hearings, Decisions and Appeals
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6.25

Enforcement and Violations

6.26

Non Conformities

Chapter 7
7.1

Definitions
Definitions
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18.48 Enforcement and Violations;
16.04.120 Violation - Penalty
18.42 Nonconforming Uses and
Structures - Redevelopment
Chapter 16.05 Definitions; 18.60
Definitions; 18.90 Definitions
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Appendix B: Questionnaire 1 Results
Report for Manitou Springs Zoning and Subdivision Code Update – Questionnaire
#1
Export Data: 4/22/21

Response Statistics

Complete

Partial

Disqualified
0
Complete
Partial
Disqualified
Totals

20

40

60

80

100

Count

Percent

129
82
0
211

61.1
38.9
0
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1. How familiar are you with the Zoning and Subdivision Titles of the Municipal
Code?
I usually ask City
staff when I have a
Code question
12%

Not Very
Familiar – I
don’t refer to it
or haven’t
found the need
to refer
30%

Value
Very Familiar – I refer to it
quite often
Somewhat Familiar – I refer to
it on occasion
Not Very Familiar – I don’t
refer to it or haven’t found the
need to refer to it
I usually ask City staff when I
have a Code question

Very Familiar –
I refer to it
quite often
10%

Somewhat Familiar
– I refer to it on
occasion
48%

Percent
9.7%

Count
13

48.5%

65

29.9%

40

11.9%

16

Totals

134
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2. What would make the Zoning and Subdivision Codes easier for a variety of
users to understand?
Other - Write In

20

None of the above

3.1

Timeframes outlining the process with key
milestones

53.1

Checklists

47.7

More tables

7.7

Simplify and modernize language

59.2

Links to online resources

40

More graphics and tables

40

0

10

20

30

40

50

60

70

Percent
Value
More graphics and tables
Links to online resources
Simplify and modernize
language
More tables
Checklists
Timeframes outlining the
process with key milestones
None of the above
Other - Write In

Percent
40.0%
40.0%
59.2%

Count
52
52
77

7.7%
47.7%
53.1%

10
62
69

3.1%
20.0%

4
26

Other - Write In
The organization of the sections is not always
intuitive. I've gone to a section that seemed as
if it should have my info but haven't always
found it there.
All of is good but with actual examples of
practices followed outlined. Also Outline style
of lists andinformational links rather than
scattered multiple ways to get to the same
place
All of the above
At this time I'm not sure
Broad guidelines rather than extremely specific
p
Consistency between the written code and how
City staff interpret the code

Count
2

1

1
1
1
1
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Consistency in enforcement
Don't know, as I've never used them.
Enforcement of zoning laws
Examples are necessary. Follow National
Standards
Following and enforcing current codes!
I am a general contractor "B-C" license, and
former building inspector for a service provider
to Fort Carson. Both were residential/20%
commercial. Good question on, "variety of
users." My next notes are addressing users
who cannot understand/read current codes,
and what % of users do they represent. 1) Who
are the users that have problems. 2) Will those
users really understand any better with "the
size change" you'd consider doing. 3) Those
users may have even more trouble with links,
graphics and tables if they cannot read current
or changed code. 4) How much trouble is it to
handle those users, with their telephone calls,
assuming they represent 20, 15, 5% of users
needing help understanding. 5) What codes do
those users most often misunderstand? 6)
Focus on specific changes that (#5 here) will
best serve, vs 1000 changes never really used.
7) Simplify and modernize will work against
you! Code is meant 100% to govern. Attorneys
simplify for better u
In section 18.82 Official Zoning Map there isn't
a zoning map or any link to it.
Less codes
Make the website more easily. In its current
state, it really sucks.
Map easily accessible from text page.
Maps
More publicity for where to find them, why you
would need them etc
Online portal with an easy to remember URL
(not some long, convoluted govt URL)
Timelines for applicants and staff
better organization of all required tasks and
reference materials (ie manuals, checklists,
recommendations)
defined staff response time
organization of sections
photos examples of what is acceptable vs not
ok
simply the language used for everyday people
Totals

1
1
1
1
1
1

1
1
1
1
1
1
1
1
1

1
1
1
1
26
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3. Are you aware of projects/developments in YOUR neighborhood before they
are approved?

No
45%

Value
Yes
No

Yes
55%

Percent
55.0%
45.0%
Totals
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71
58
129
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4. The Zoning and Subdivision Codes are organized well and easy to use.
Definitely Agree
2%
Definitely
Disagree
12%
Somewhat Agree
19%
Somewhat
Disagree
24%

Neither Disagree
nor Agree
43%

Value
Definitely Agree
Somewhat Agree
Neither Disagree nor Agree
Somewhat Disagree
Definitely Disagree

Percent
2.3%
18.6%
43.4%
24.0%
11.6%
Totals
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Count
3
24
56
31
15
129
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5. The Zoning and Subdivision Codes are comprehensive.
Definitely Agree
5%
Definitely
Disagree
9%

Somewhat Agree
20%

Somewhat
Disagree
24%

Neither Disagree
nor Agree
42%

Value
Definitely Agree
Somewhat Agree
Neither Disagree nor Agree
Somewhat Disagree
Definitely Disagree

Percent
5.1%
20.3%
42.4%
23.7%
8.5%
Totals
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Count
6
24
50
28
10
118
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6. It is easy to find answers to my questions in the Zoning and Subdivision
Codes.
Definitely Agree
5%

Definitely Disagree
14%
Somewhat Agree
17%

Somewhat
Disagree
39%

Value
Definitely Agree
Somewhat Agree
Neither Disagree nor Agree
Somewhat Disagree
Definitely Disagree

Neither Disagree
nor Agree
26%

Percent
5.1%
17.1%
25.6%
38.5%
13.7%
Totals
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Count
6
20
30
45
16
117

48

7. The Zoning and Subdivision Codes contain flexible regulations that allow a
variety of buildings and development types.

Definitely
Agree
Definitely Disagree
8%
13%
Somewhat Agree
15%

Somewhat
Disagree
30%
Neither Disagree
nor Agree
34%

Value
Definitely Agree
Somewhat Agree
Neither Disagree nor Agree
Somewhat Disagree
Definitely Disagree

Percent
7.7%
15.4%
34.2%
29.9%
12.8%
Totals
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Count
9
18
40
35
15
117
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8. The Zoning and Subdivision Codes are enforceable.
Definitely Disagree
6%

Definitely Agree
14%
Somewhat
Disagree
24%
Somewhat Agree
25%

Neither Disagree
nor Agree
31%

Value
Definitely Agree
Somewhat Agree
Neither Disagree nor Agree
Somewhat Disagree
Definitely Disagree

Percent
13.7%
24.8%
31.6%
23.9%
6.0%
Totals
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Count
16
29
37
28
7
117
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9. The Zoning and Subdivision Codes encourage quality development.

Definitely
Agree
6%
Definitely Disagree
20%

Somewhat
Disagree
30%

Value
Definitely Agree
Somewhat Agree
Neither Disagree nor Agree
Somewhat Disagree
Definitely Disagree

Somewhat Agree
14%

Neither Disagree
nor Agree
30%

Percent
5.9%
14.4%
29.7%
30.5%
19.5%
Totals

Manitou Springs Zoning and Subdivision Codes Assessment Report

Count
7
17
35
36
23
118
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10. If you would like to explain any of the above answers, please do so here.
Count
1

1

1
1

1

1

1
1

Response
As you said the codes haven't been reviewed for
decades. Since Manitou is so "built out" and
with the need for more affordable housing
options our codes need to reflect more flexibility
for adding ADUs. Through Plan Manitou our
citizens spoke of the desire for more housing
options. When needed, ADUs can allow our
increasing population of elders to "age in place"
by allowing them to move into the smaller living
unit or providing needed financial supplement
by means of rent to maintain a living standard.
ADUs would also allow Manitou to maintain
economic diversity for rents. Informed people
understand that diversity always enriches the
culture of the community in many ways.
I think the processes and costs are often
prohibitively onerous for the average-to-low
income working person for any development
that requires variances or anything unusual, and
that the planning commission is overly
paternalistic in its interpretation of enforcement
of the codes. It's hard for the average person to
have the time to deal with all of it, frankly.
Not familiar enough with zoning and codes to
give an informed opinion to any of the above.
I'm not sure what the meaning of flexible
regulations. This seems to be code for
something. Does this mean anything goes as
long as you have influence? Zoning and
Subdivision Codes should match the character
of a neighborhood. I think this is a seriously
flawed public policy statement
Of course the Manitou codes need to be
updated and clarified. However, it has become
apparent that our codes as written are not
followed by staff. I understand that this process
if intended to update and clarified the CURRENT
CODES, not to add new code sections to cover
up past interpretations causing flagrant
violations to the code as it exists and not to add
sections that require substantial public process
on their own. What is being suggested in this
form are code changes NOT code updates.
The code seems to be somewhat subjective and
it would be nice if it was more objective which I
believe would help decrease frustration.
Good to know there are some kind of guidelines
just not sure how they are being followed
While it is the intent of our codes to encourage
quality development, it is difficult to always
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1

1

1

1

1
1

1

1

1
1
1

have oversight on the builder and project. The
means for enforcement is not adequately
provided for or lack the means for enforcement.
(Especially when Council overrules Planning
decisions) It is good that our codes are not
flexible regulations so there is an established
consistency. However, when conflicts or
questions arise, that is why we have variances.
Ridiculous building in neighborhood while
holding the rest of us hostage to historic codes,
crazy
Haven't used the Code enough to know how
easy it is. My perception has been that the
codes are more or less flexible depending on
staff and your relationships with them.
Checklists do not belong in codes. They help
implement code requirements. If in code, code
revision is required for changes which is
impractical
I find that Manitou Springs is losing the soul of
what made Manitou the place to be for artists
and creative people. Now, it is becoming a
gentrified, bland and ugly town. Using national
codes and usage "ideals" does not serve
Manitou.
I dont know much about the codes and zoning
The plight of development in Manitou is largely
due to its landlocked features (developed out)
and the historic elements that prevent
sometimes the ability to encourage good
improvements.
I feel that these are always written with the
intended audience as employees of city
government who understand acronyms, jargon,
and definitions. The typical resident does not,
and when reading gets frustrated and lost very
quickly. This moves the reader past the code
docs and leads to many misunderstandings.
The codes are too rigid on single family zoning,
leaving no space for a variety of housing types
in neighborhoods like mine (Crystal Hills).
Code is good.
when I said :somewhat agree" would be 90%,
"definitely agree' would be 100%
Codes are not enforced, so who gives a care? In
my neighborhood recent building required
variance from 15ft to 12.5ft, building was built
at 7 to 8ft,no follow up by code enforcement ,
another destroyed the hillside and will flood the
drainage system with silt and run off and the
owner continues to dump dirt with no effort to
protect drainage below. What is the use of
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1

1

1

1

1

1

making or changing laws if they are not
enforced, just a waste in my opinion.
Just because Manitou can't spread out, doesn't
mean it should spread UP. Too many stacked
condos will take away the charm of this town. I
hate!!! the one lane Manitou Ave. who reduces
traffic flow when there is such an increase in
traffic?? Planning needs to be more intelligent
than that. Just today I had to go 15 to 20 mph
all the way to Safeway because of a tourist
looking around I guess approx ten cars behind
me. More development will bring more traffic
year round with less road to travel on. Our
wildlife suffers enough with development. The
more people that live here the less it will be a
cool place to visit!
My main concern with City codes is not the
Codes themselves but the Planning staff's
frequent refusal and/or inability to enforce
them. Their application of Codes often seems
quite arbitrary. Codes are only as good as the
enforcement of them.
The Manitou planning code is a chaotic mess
that leaves interpreting most of the criteria up to
the judgement of Planning staff. The urban
design process has been an adversarial one for
over 25 years, and the unenforcable code has
added to the frustration of those who would use
it.
I'm not familiar enough with how the codes are
written to answer these questions. I believe
codes should be written with the environment in
mind and ease of understanding for those who
are investigating them.
The majority of legitimate contractors and
planning attorneys refused to work on my
Manitou Springs project because of the
"difficulty" of working with Manitou Springs
Planning.
I feel that some of the zoning laws are not in
manitou's best interest. The new construction
on beckers lane is huge and ugly. Even the
newer businesses on manitou ave look like a
mall, not the unique victorian feel that one
associates with our community. I hear that the
powers that be want a lot more building of
cottages/tiny homes, etc. Added on to singlefamily plots and want to change single family
plots to apartment complexes and that freaks
me out.
codes are enforceable but rarely does the city
enforce them. Particularly building codes--

Manitou Springs Zoning and Subdivision Codes Assessment Report

54

1

1

1

1

1
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people build whatever they want whereever they
want and know that they are not likely to face
any penalty.
Whether or not codes are enforced is dependent
upon city planning staff and city planning
commission being honest brokers of the
process and not succumb to favoritism for
either developers or other special interests
(tourism industry, hospitality industry including
AirBnB, etc).
Climate change impacts and unbiased
scientific analysis of benefits and
disadvantages of development plans should be
performed on more of a case by case basis,
depending on size of the development. 'One
size fits all' code is not sufficient going forward.
Public participation must be better managed for
public good, not as influenced by overly liberal
stakeholders.
Historic codes for historic district are not
written with common sense in mind and add
substantial costs to home owners. Some
homes in the historic district are excluded from
the code and thus any uniformity is not
achievable. Newer homes built are very large
both in foot print and height.
If you have
enough money anything can be built.
The codes increase the potential expenses of
doing home improvement and they discourage
those that could otherwise improve on their
home. They are also complicated, so home
homers choose to not do any improvements. It's
too much and too expensive. If there was more
flexibility and less of them, homeowners would
have more time and money to improve their
property thus adding to the beauty of manitou,
while increasing property values.
My answers reflect my limited look at the
ordinances. They seem to be outlined nicely,
though I didn't note an easily accessible map
which I wanted to look at. And, I didn't have a
particular question I wanted to find an answer
for.
The planning process can be very arduous.
Someone not familiar with finding the codes it is
challenging. And not much flexibility in the
planning department
It feels the codes are written to protect old, run
down buildings rather than promote and
encourage new development and/or
revitalization.
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Seems like codes are sometimes followed, other
times not so much! Following and enforcing
current codes!
When I read through parts of the code many
years ago I was struck by how an outdated even
then, Euclidean, segregated uses approach with
required parking mínimums was applied to a
historic town that does not fit the sprawling
built environment of most of Colorado. This
code needs a major overhaul to protect what
makes Manitou unique and allow for new and
preserve existing affordable housing, and
implement parking maximums.
Manitou should stay looking like Manitou. The
'new' shops on Manitou ave should look
victorian, not like the mall on the east side of
town. Stucco should never have been allowed
either. The monster on Beckers lane is an
embarrassment. What they want to do across
from the riding stables is gross, as is changing
single family to multi, across the board, for the
sake of money.
The code needs revision to provide for planned
unit developments and tiny houses.
Planning staff has "policies" that effect project
planning and approval but are not referenced in
any code. Particularly on front setbacks on
private roads, planning meassures from edge of
easement not property line. This "policy" does
not exist in any published code or amendment.
I have tried to help clients through a design
process that did not reflect a environmentally
and community sensitive site response.
Manitou needs to deal with transitional zones.
Variances are given like candy by both the
planning commission (which is full of realestate agents) and a planning director that
seems like she advocates for developers, rather
than enforcing the code we have.
Your #4, I'll answer a) through f). Sorry for going
f) though a) since I didn't expect to address
quite as many and, they became more
understandable in this order, chronologically. e)
Zone and Subdivision codes should not be
flexible! Look at ICBO, IBC and more to
understand what "variations" are. When there
are questions the user needs to ask. The
variations of code are meant to defend/enforce
code law, for the given department. f) Again,
"encourage" is not specific. It will offer deviation
because of misunderstanding or abuse. d)
Again, the word "flexible". You can be "flexible"
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with the user after the stated code, not in the
code. The user is going to expect you to be
flexible to suit their needs. You need a starting
point, THE CODE. Example: "Flexible" is when
you give more than stated. A Craigslist ad needs
to state $1000 for this car. Not $1000 and
flexible or it's understood that you will sell for
less than $1000. The user/buyer/:contractor"
now knows for certain "flexible" means less than
$1000. Your code needs to state $1000. a) Look
through the International Building Code for their
structure. Ask, and I'll bring you one. It's
structured for many different users but targets
specifics and variations that will defend the
code. MS does not need to provide change to
what the code demands. MS is becoming to big
to be "flexible". f) Again, "Codes encourage" and
"quality". Code is not for encouraging. "Quality"
is not controlled/produced with code. Code is
stated structure. Quality is what you want from
the user/developer/painter/carpenter. You will
not see the word "Quality" in any code book.
Note: Some of these questions are not clear for
current code, planned or change process
expected. If f) is current in use, I'd say, "I agree
that what is in use, should not be in use." If f)
intends to encourage,,, I'd say, "I disagree for the
reasons I stated in f).
Developers get projects approved easily that do
not reflect the unique and historic character of
Manitou. Every structure that is allowed to
violate our town's historic appeal permanently
destroys the small-town charm that attracts
tourists. Soon, there will be nothing unique
about living or visiting here.
This survey was constructed in such a way that
the City gets the answers that they desire. The
lack of vision that the City demonstrates for
zoning and building codes are representative of
a staff that cares little for the character of new
construction in placement to an historically
significant place. It's not whether the building
codes are enforceable; it's that the City fails to
enforce building codes. Quality development is
laughable in light of the development on
Beckers Lane. It remains to be seen what will be
constructed at 6 El Paso. The development of
condos on Taos Place as well as Creekside
condos are exemplary and in keeping with the
character of our environment. More such as
either of these buildings are welcome.

Manitou Springs Zoning and Subdivision Codes Assessment Report

57

1

1

1
1

I think what I find most confusing about the
current codes is that I don't see any reward for
developers to create affordable housing, and it's
difficult to build or renew historic structures
using sustainable or green building practices
because of the emphasis on preserving the
historic building itself
I have no idea. I woukd like more accessibilityI'm interested in it but haven't taken the time to
search it out
I don't work much with the zoning code so
haven't formed much of an opnion
MS does want to encourage quality
development, no doubt. Somewhat Dis because
we need to be more specific and cover all areas
needed to enforce codes. Flexible regulations
are used in may ways. We need to be specific. It
also takes/wastes time to dispute with
developers/complaints over unclear specifics
and maybe allowed by this department but not
that one. By agreeing I'm stating, "yes, too
flexible." Finding answers I can do easily
enough because I'm a contractor and have
practice. I would want to see MS structure it's
code info more like the national code books, or
start. They leave no room for uncertainty or
misinterpretation. MS can be flexible AFTER a
request for variance, and reasons for.
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11. Attainable housing and housing choices.

Is not a priority
topic for the Code
Update
26%

Should be included
in the Code Update
but doesn’t
warrant in-depth
discussion
20%

Value
Warrants in-depth discussion
in the Code Update
Should be included in the Code
Update but doesn’t warrant indepth discussion
Is not a priority topic for the
Code Update

Warrants in-depth
discussion in the
Code Update
54%

Percent
54.0%

Count
67

20.2%

25

25.8%

32

Totals

124
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12. Short-term rentals.
Is not a priority
topic for the Code
Update
9%

Should be included
in the Code Update
but doesn’t
warrant in-depth
discussion
24%

Value
Warrants in-depth discussion
in the Code Update
Should be included in the Code
Update but doesn’t warrant indepth discussion
Is not a priority topic for the
Code Update

Warrants in-depth
discussion in the
Code Update
67%

Percent
67.2%

Count
84

24.0%

30

8.8%

11

Totals

125
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13. Parking requirements (on-site, off-site, and maximum and minimum
requirements).
Is not a priority
topic for the Code
Update
7%

Should be included
in the Code Update
but doesn’t
warrant in-depth
discussion
21%
Warrants in-depth
discussion in the
Code Update
72%

Value
Warrants in-depth discussion
in the Code Update
Should be included in the Code
Update but doesn’t warrant indepth discussion
Is not a priority topic for the
Code Update

Percent
72.0%

Count
90

20.8%

26

7.2%

9

Totals

125

Manitou Springs Zoning and Subdivision Codes Assessment Report

61

14. Specific commercial design standards.
Is not a priority
topic for the Code
Update
7%

Should be included
in the Code Update
but doesn’t
warrant in-depth
discussion
43%

Value
Warrants in-depth discussion
in the Code Update
Should be included in the Code
Update but doesn’t warrant indepth discussion
Is not a priority topic for the
Code Update

Warrants in-depth
discussion in the
Code Update
50%

Percent
50.0%

Count
62

42.7%

53

7.3%

9

Totals

124
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15. Uses allowed on properties in different zone districts.
Is not a priority
topic for the Code
Update
9%

Should be included
in the Code Update
but doesn’t
warrant in-depth
discussion
32%

Value
Warrants in-depth discussion
in the Code Update
Should be included in the Code
Update but doesn’t warrant indepth discussion
Is not a priority topic for the
Code Update

Warrants in-depth
discussion in the
Code Update
59%

Percent
58.7%

Count
71

32.2%

39

9.1%

11

Totals

121
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16. Sustainability incentives or requirements.
Is not a priority
topic for the Code
Update
10%

Should be included
in the Code Update
but doesn’t
warrant in-depth
discussion
36%

Value
Warrants in-depth discussion
in the Code Update
Should be included in the Code
Update but doesn’t warrant indepth discussion
Is not a priority topic for the
Code Update

Warrants in-depth
discussion in the
Code Update
54%

Percent
54.5%

Count
67

35.8%

44

9.8%

12

Totals

123
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17. Natural resource protections.
Is not a priority
topic for the
Code Update
5%

Should be included
in the Code Update
but doesn’t
warrant in-depth
discussion
29%

Value
Warrants in-depth discussion
in the Code Update
Should be included in the Code
Update but doesn’t warrant indepth discussion
Is not a priority topic for the
Code Update

Warrants in-depth
discussion in the
Code Update
66%

Percent
65.9%

Count
81

29.3%

36

4.9%

6

Totals

123
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18. More coordination between zoning and historic district regulations.
Is not a priority
topic for the Code
Update
10%

Should be included
in the Code Update
but doesn’t
warrant in-depth
discussion
38%

Value
Warrants in-depth discussion
in the Code Update
Should be included in the Code
Update but doesn’t warrant indepth discussion
Is not a priority topic for the
Code Update

Warrants in-depth
discussion in the
Code Update
52%

Percent
52.0%

Count
64

38.2%

47

9.8%

12

Totals

123
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19. If you would like to explain any of your above answers, please do so here.
Count
1

1

1

1

1

1

1

1
1

Response
A major reason our citizens love living in
Manitou is our proximity to nature and wildlife.
The planet needs our attention. Sustainability
and GHG reduction in housing is very
important. Already the US is experiencing
Climate Refuges - searching for a safe place to
live. Let's not forget this increasing need to
make livable spaces available to people as
they are forced out of their existing homes due
to climate disasters.
current short term rental regulations do not
provide adequate protections for residential
neighborhoods
Uses allowed on properties in different zone
districts: This concerns me, what does this
mean? More commercial use in General
Residential? Scary!
Your question #10 does not allow for multiple
answers. I have numerous relationships with
Manitou, but cannot answer the question
properly. This form is not functionally allowing
all of the necessary information to be
presented. This process should not be used to
add highly controversial and long reaching
consequences to our community. If the City
Staff is intending on adding monumental
changes to the City Code then there must be a
more thorough and robust community
involvement process. This process cannot be a
wolf in sheep's clothing.
All of it warrants in depth discussion but the
actual code documents need to be short and
clear with the ability to connect to in depth
links so not sure of what this section is
meaning.
Unfortunately, a lot of new commercial building
is already in progress including the El Paso
Beckers Bridge which has eliminated many of
our old growth trees and affect our watershed.
We need stronger protections for our natural
habitat and hillsides.
Concern that historic district reps are impeding
economic development. Need more flexibility
here.
See my first comments
This is really in the weeds for the general
public. No one looks at this stuff until they
have a problem or a project. I hope we're not
basing technical decisions on layman inputs.
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New Zoning regulations may warrant a look at
what we want Manitou to look like in the next
few decades. Accessory dwelling units may be
the way to go (like Santa Cruz, CA), with
allowances to turn garages into new
apartments, etc. The commercial zone should
be expanded to include the fringe properties
that are clearly used as commercial but don't
have the benefits of being included in the
Downtown parking exemptions. The design
elements of the historic district shouldn't take
precedence over safe updates to properties and
elements that would make sense for economic
development.
Our buildings and neighborhoods are mixed,
diverse. I don't support strict codes and
regulations that attempts to establish
uniformity. I do support code enforcement that
promotes cleanliness, order and safety (not
excessive)
Short term rentals needs to be governed by
zone that they are in. I.e. allow more of them in
the business district and closer to the business
district. Fewer within the subdivision
communities such as Crystal Hills. Would like
to see this code re-written in it's entirety with
the residents of all zones participating in it's
creation. Recommend a designated
representative from each zone "type".
Priority needs to be given to existing residents.
We can use code to move toward our
sustainability goals -- a variety of housing, less
carbon intensive buildings, etc. Let's do it!
I feel the code s pretty good the way it is.
Staff code interpretation is so AD HOC that
many "rules" seem unenforcable or ridiculous.
For instance: Property owners are allowed to
rent a parking space in a nearby City parking lot
instead of providing required off-street
parking??? This kind of corrupt & temporary
"handshake understanding" has been normal
"alternative compliance" in Manitou.
Federal and state regulations should be
primary sources, with local regulations devoted
only to tighter restrictions of unique features of
the community and landscape.
Short term rentals should not be allowed
dispersed in the city. I have multiple short
term rentals on two sides of my property and
has severely impacted the character of my
neighborhood and the quality of my families
life. I literally live in a hotel with guests to
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these homes coming and going at all hours of
the day and night. Multiple families in a single
family residence with parties late into the night
all days of the week. Guests unpacking to stay,
leave at all hours of the night (house and cars
doors as slamming close at all hours. Guest
rolling garbage containers to the curb at 2 am.
Guests trespassing on our property leaving
trash. ). In our neighborhood on Deer Path Ave
a resident is operating a landscaping business
with 3 trucks with attached trailer measuring
up to 30 ft in length reducing available parking.
Some neighbors have off street parking but
park broken down cars/ trailers and stuff in
place of parking cars. No dhorr term rentals or
commercial business operated in a
residentially zoned neighborhood. Historic
district codes should only be enforced on
homes with historic nature with some flexibility
but not dramatic latitude on new build and
remodels with incentives to build to meet
historic standards. Sustainable building
materials and renewable energy should have
local incentives as part of code updates. Larger
lots or combination of lots should be
purchased by the city as open space.
You seem to have prioritized this list already, so
the last items I put as not warranting a
prolonged discussion because they seem to be
a no brainer.
We need to protect the beauty and natural
resources of our town.
If attainable housing is considered in a
neighborhood, it should reflect the desires of
that specific neighborhood and not the desires
of the larger community in my opinion.
The risk of in-depth discussion is it leaves
important decisions up to a populist approach
and whoever has the time to show up (retired or
wealthy people who don't work regular hours or
have children at home). We need parking
maximums, a tree ordinance to protect
heritage trees and require replacement that is
commensurate with what is lost instead of the
pathetic twigs that were planted in recent
years. We also need much greater flexibility in
uses, not just allowing for mixed uses
downtown, but everywhere as work has moved
into the home and residents need to be able to
register their businesses at their home
addresses. ADUs need to be allowed on every
property and we need to eliminate racist, elitist
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single-family zoning throughout Manitou—it
contradicts the very type of land use Manitou
was built on with multiple cabins and rooms for
rent to enable many people to live in the town.
The springs in Manitou are being degraded by
owners. These have always been a public
amenity. Protect them.
There does not appear to be many regulations
outside of the downtown business district. The
hotel being built on the east side is a perfect
example.
In #5 I'll use a) through h). a) Attainable
housing and choices. Who/what are you
addressing,,, Renters, builders or a definition of
appearance. My answer is that definition is
needed. f) If you "have and use your stated
code", sustainable will take place, uniformity
installed by code. h) Too many variables in use
now. Delete a few zones that cause conflict
with others. There is a difference between
conflict and exemptions from code. Use
exemptions to narrow use, NOT to give avenues
for non-compliance.
Parking maximums verses parking minimums
should be discussed to help with the ever
increasing parking congestion issue.
All of the above-mentioned issues need in
depth discussions, otherwise, why bother with
doing a code update at all? Every development
should be required to have an environmental
impact statement and tree count. Permits
should be required for any tree removal and a
landscape plan that is adhered to.
These questions are rather pointless as they
lack clarity. What is "attainable housing"? I take
it that contextually, this is intended to as for
affordable housing. As we have no definition
for affordable housing, it requires a definition
befor discussion. Commercial design as well
as residential design considerations need to be
discussed and defined. What are sustainable
incentives? What does this mean? Uses
allowed on properties in different zone
districts? Such as what uses?
I live in the historic district and I would like to
know whether I would be allowed to install
solar panels. Basically I would like issues such
as this to be clarified. I'm also curious about
other improvements such as replacing
windows, doors, roofing materials (metal roof in
historic district?). I know that typically
something like a metal roof would not be
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allowed due to the historic district rules but it
seems homeowners should be able to choose
roof material to avoid fire damage in the event
of a wildfire or choose solar panels to be more
eco-friendly.
Sustainable INCENTIVES or REQUIREMENTS
are opposites. Get requirements stated so that
you have the most control. Any incentive after
that,,, MS can create as seen fit. Natural
Resources. A simple statement that the most
restrictive code by departments outside MS will
govern. You don't have to re-write the existing.
You can state, "refer to xyz department
standards, in the given code."
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20. Are there any other large topics that need to be discussed in-depth in the
Code Update?

No
53%

Value
Yes
No

Percent
47.2%
52.8%
Totals
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Yes
47%

Count
51
57
108

72

21. Please Explain
ResponseID
9
10
13

14

15

16

18
20
32
48
60

67
69
72
76

Response
Enforcement of garbage and basic property
maintenance for slumlords.
ADU approval
Manitou does not need more density. Attention
needs to be paid to zones that are next to other
zones. The Beckers Townhomes are an
example of a complete mess because of an
adjacent zone next to residential. Height
variances where granted when they should not
have, and set backs that respected the
surrounding neighborhood were ignored. The
density was for the developers enrichment, not
for any criteria that matched the surrounding
neighborhood.
First topic: The intended outcome of this Code
UPDATE. Has a comprehensive study of
Manitou Springs water, waste water, and
infrastructure been completed? Until it is, there
are numerous issues that cannot be addressed
until such information is completed.
code enforcement is a big issue as it has been
selective at best. We need commitment from
the authorities that everyone will be treated
equally and to the letter of the ordinance. No
exceptions and that includes public
notifications of projects.
It is extremely difficult to get through the
gauntlet of all the requirements and
regulations. How to make that more reasonable
is a big topic needing in depth discussion.
Landscape requirements Tree replacement
Noise and dark sky compliant lighting.
Historic district codes, period
Economic development and the use of the
marijuana tax revenue within the budget.
The influence that outside developers have on
changing the appearance, use, and ambience of
our community...including the impact on the
socio-economic diversity in Manitou. Is Aspen
a good model to follow?
Protecting traffic flow and enforcement of
codes
We should better define the residential zones.
Condo regulation,
Communal storm water management needs to
be presented to Manitou. It is a looming crisis.
The draconian parking system is an impossible
burden on citizens that destroys community.
Off-street parking problems have to be faced
and solved in a way that is fair to small scale
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90

94
97

101

109
113

121

124
126
127

132

134

property owners. Manitou Planning
Department needs ethical, experienced, and
educated Planners----not the capricious bullies
with dubious-planning-knowledge-and-little-tono-training that it is staffed-up with now.
new builds/renovations in neighborhoods.
How significant is "neighborhood character"
and "fit of the architecture" and who decides?
Future land use goals that MS is committed to
might be brought out clearly, together with any
incentives towards fulfilling those.
Any building modifications that are permitted
need to be disclosed to the neighbors.
For areas of our community that border two
distinct zoning districts (e.g. GR bordering
commercial, LDR bordering GR, etc) the
regulations should be crafted to defer to the
more restrictive zone district.
Code needed or updated for water runoff in the
city. All water runoff drains directly into
fountain creek. New builds and zoning for
water catchment before each street flows into
fountain creek with natural filtering and trash
debris collection before the water enters the
creek. Non high traffic streets should have
clearly marked and enforceable speed limits. If
not enforced then consideration for speed
humps to be installed on streets to limit vehicle
speed through neighborhood.
The relationship between PPRBD and Manitou
Planning. In-depth explanation.
Less needless paperwork and in person
communication with the planning department
representative ON SITE. City planners need to
leave the office and visit actual properties.
Wild life protection and rights and what people
should do and not do when animals big and
small cross paths .
Building a parking garage for tourist. Would
bring more money to the town and jobs.
Signage requirements to allow some sort of
electronic signs
Most "meter maids" or parking authority abuses
their power to ticket people who CAN find free
parking. It's frustrating to hear customers and
patrons of businesses not want to come back
because there's nowhere to park affordably
More items need to be changed to only
administrative approval. Manitou has too
many boards/committees that get to weigh in
on development decisions.
ADUs
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168
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Zoning and setback changes may affect
density and even wildlife in certain
communities. I do not believe that increasing
density, changing zoning and setback regs are
the solution to the current desire to increase
low income housing. The residents that exist
deserve the same quality of life in regards to
neighborhood density, noise, traffic, light and
wildlife that they have. While change is
inevitable in most any community, pause
should be considered when changing the
uniqueness and beauty that makes Manitou
Springs desirable.
Uses of existing structures within zoning use
guidelines, and when compliance with current
codes are required!
Preventing any further construction in the flood
plain. Requiring net zero new construction
(passed by unanimous council vote to be
implemented by 2035, but this needs to be
moved earlier). Adopting an efficiency stretch
code to amend the regional building code (yes
it is within Manitou's legal right to do this).
Requiring fire safe construction materials.
Preventing new construction in the hillside
overlay as a fire prevention measure.
Establishing an affordable housing measure to
require fees paid to a fund supporting new
affordable housing whenever small units are
demolished or combined.
nuisance properties aka 202 beckers lane
Short term rentals- neighbors should be
notified. Also, we live on Pawnee and were not
notified about what is planned for the libraryso we were not given the chance to voice our
displeasure regarding the changes
The city needs a form based code district or at
least a planned unit development zone for the
urban renewal area
Regulation relating to trail improvements and
construction
The springs and parking.
Potential of Accessory Dwelling Units in
established neighborhoods.
Process for change, per item, can be individual
in some cases. #1 No change shall take place
that violates any International code in use, aka,
IBC and Universal Fire Code. The larger a city
gets the more it needs to be adhered to. #2
Before the start of change process, have a
definition of the filter that each change must fit
for the change, and it needs to have IBD and
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179

183

185

189
195

UBC. #3 This is when you decide what the
visible character needs to be. I have seen a MS
doc stating some visible and it had too many
items not clear. Find the institution that knows
how to do this. You don't necessarily have to
hire them, but look at how they do their work.
100% #3 is to be done last because you'll spend
years deliberating in a varied audience. You
need every bit of time you have with codes and
probably more than you planned/expected.
ADUs
Ultimately, zoning and code updates decisions
need to be made by stakeholders in the
community. Stakeholders in this instance are
property owners. Stakeholders need to be
neighbor-residents of the effected
neighborhoods where proposed changes are
being considered.
There are community opportunities to provide
input when a project is potentially proposed,
but rare actual listening by those making
decisions that impact residents of the
neighborhood
Parking is still a problem in neighborhoods.
I've contacted both police and parking staff
with zero results. Also total lack of follow up
with code issues. Weeds that are out of
control. Housing changes that seem totally
ignored. There was construction on a home
next door to me me many months with no
building permits. When brought to the
attention of the city nothing changed. A huge
dumpster placed on a residential street for
many weeks without a permit. Cannot get a
response for anyone in the city much less code
enforcement.
Guard rails are not up to code along Oklahoma
Rd. and surrounding roads. They are old and
damaged. They will not stop a vehicle from
going over an edge and crashing in to whatever
is below. It is a huge safety concern, especially
on these narrow old roads.
Zoning for existing native plants, trees, water
and eco systems
I think the biggest discussion needs to revolve
around developing a better line of
communication between the city and the
business community, as well as the residents,
when it comes to making updates. I often find
that no one in town has any idea what projects
are happening near them, and there is little to
no communication from the city regarding
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200

205

changes that could impact their business or
home.
Whether or not a parking garage can be built in
Manitou especially when it would block the
view of existing buildings.
I think we need to address blighted or vacant
properties, particularly commercial buildings.
The Stagecoach Inn comes to mind as an
example of a decaying eyesore in the heart of
the city. It would be nice to have it returned to
landmark status again. Also, the Chase Bank
facility is an underutilized structure that could
be helping make Manitou Springs a better
functioning community. I realize that private
property concerns are somewhat out of the
city's immediate jurisdiction but it would seem
that we should not be hamstrung
unnecessarily.
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22. What is the best way to reach the community
Other - Write In
Virtual Events/Open Houses
Online questionnaires
In-person events
Direct emails
Direct mailings to physical addresses of all
property owners
City website
Facebook/Social media
0
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70

Percent
Value
Facebook/Social media
City website
Direct mailings to physical
addresses of all property
owners
Direct emails
In-person events
Online questionnaires
Virtual Events/Open Houses
Other - Write In

Percent
56.0%
45.6%
57.6%

Count
70
57
72

60.0%
32.8%
34.4%
33.6%
13.6%

75
41
43
42
17

Other - Write In
8a: Not everybody uses it. 8b: It's fair but, who
goes there? You could say only an interested
party if they cared what was happening. But
that would be true some of the time. 8e: Not
everybody that wants to be there, can be. 8g:
You'd have to use mailings not just local
papers.
I might have chosen the city website, but it is
currently unusable because it is so poorly
designed. For example, publish emails of
council, city staff and depts.
I think the City is trying all of these which is
good depending on the issue. The website is
the main one and the video links are great
In-Person Open Houses, when possible
News

Count
1

1

1

1
1
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NextDoor
Nextdoor
Nextdoor app- not facebook. Residents only
Pikes Peak Bulletin
Pikes Peak Bulletin
Website, if user friendly. Have not found it so...
What part of the community for what topic?
But, always in MS website.
all the above, and then some still would not
direct mailings to renter-citizens
next door web site
not everyone is online so please use several
methods to ensure everyone in our community
is reached
signage at entrances to Manitou and at Visitor
Center sign.
Totals

1
1
1
1
1
1
1
1
1
1
1

1
17
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Optional Demographic Questions
What is your relationship to Manitou Springs?
Other - Write In
7%

Member of a Non-profit Organization
4%
Elected Official/Planning
Commissioner
2%
Business Owner
4%
Employee/City Staff
5%
Resident/Home
Owner
78%

Value
Resident/Home Owner
Employee/City Staff
Business Owner
Elected Official/Planning
Commissioner

Percent
78.0%
4.7%
3.9%
2.4%

Count
99
6
5
3

Member of a Non-profit
Organization

3.9%

5

Other - Write In

7.1%
Totals

9
127

Other - Write In

Count

Committee member, also home owner and

1

member of a non-profit
General Contractor but 100% of my work is in

1

CS or El Paso County.
HAB Board Member

1

Homeowner, Business owner, Nonprofit

1

Organization/Service provider-Landscaper
I own a construction business not in MS.

1

Devoloper/Builder is also me but not in MS.
Landowner

1
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Resident/business owner/realtor/planning

1

commssioner/downtown building owner
URA Director

1

Totals

8
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Where is your primary residence located?
Green Mountain
Falls
1%

Other
3%

Colorado
Springs
10%

Manitou Springs
86%

Value
Manitou Springs
Colorado Springs
Green Mountain Falls
Other

Percent
86.4%
9.6%
0.8%
3.2%
Totals
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108
12
1
4
125
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How long have you lived in Manitou Springs?
Less than 1 year
3%

1 - 4 years
9%

5 - 9 years
15%
15+ years
56%
10 - 14 years
17%

Value
Less than 1 year
1 - 4 years
5 - 9 years
10 - 14 years
15+ years

Percent
2.5%
9.3%
15.3%
16.9%
55.9%
Totals
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Count
3
11
18
20
66
118
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How old are you?
Under 25 years old
1%

25 - 34 years old
5%

35 - 44
years old
9%

65+ years old
44%

45 - 54 years old
17%

55 - 64 years old
24%

Value
Under 25 years old
25 - 34 years old
35 - 44 years old
45 - 54 years old
55 - 64 years old
65+ years old

Percent
0.8%
4.8%
9.5%
16.7%
24.6%
43.7%
Totals
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Count
1
6
12
21
31
55
126
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