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OPEN SPACE PLAN
CITY OF MANITOU SPRINGS
PREFACE
It is a welcoming home and allows wildlife to closely
co-habit with people. Indigenous plant species of the
foothills region, lying between the plains below and the
montane region of the higher slopes, are hardy. Natives
of hot, dry slopes, ponderosa, juniper, pinion, yucca and
scrubby oaks are met by spruce and Douglas fir in
cooler, moister areas. Shrubs like mountain mahogany
choke cherry, wild rose, and red cedar give way in the
town area to the cultivated planting of the modern
dwellers.
Peach leaf
willow
and
plains
cottonwood follow the
riparian areas as they
always have. Berries
grow in hidden places.
Various
grasses,
wildflowers, cactus and
sages spread across the
hills.
Each season
blooms with color,
moving from the early
greening
of
spring
through the lushness of
summer into a mosaic of autumn color, with even
winter showing red rocks and yellow grasses against a
backdrop of evergreen.

Manitou Springs is an enchanting storybook town,
nestled into the foothills of Pikes Peak. In the fast
descent of Rocky Mountains into high plains, it is a
rugged region of distinct rock formations, steep
canyons, and very unique mineral springs. A
remarkably beautiful setting just southwest of the
Garden of the Gods, Manitou Springs has been visited
and honored by aboriginal Native American tribes for
many thousands of years.
Manitou is the Alogonquin
name for their Great Spirit
who lived beneath the
mineral springs. As far
back as history tells this has
been a special place, a
place of peace. These first
people came for healing
and revitalization, attracted
by the mineral waters. In
those past times, forage,
game and clear waters were
plentiful. This was land
highly prized. European
settlers played a major role in developing the initial
health spa orientation of the town. People were drawn
to this mountain health resort seeking therapeutic
mineral springs and the clean, dry air. Many of the
present day homes and older town buildings display the
characteristic Victorian architecture of those earlier
times. Today, Manitou is an interesting mixed bag of
merchants, and assorted independent commoners, a
town of widely diverse people who manage to remain
small town, friendly, and community-oriented.
Manitou has become a haven for artists and
craftspeople over the years, along with the many
healing practitioners. Proud and appreciative of where
they live, Manitouans are the local resident folk of the
mineral springs.

Wildlife is still abundant. Resident birds including
towhees, grossbeak, chickadees, nuthatch, pine siskens,
and juncos to larger robins, jays, and woodpeckers to
still larger magpies, crows, owls, various hawks, and
the majestic golden eagle live here year round. Wild
turkeys and grouse live in less traveled areas. Water
ouzel and belted kingfisher patrol the creeks, along with
occasional mallards. Migratory birds like the swallows,
western tanagers, perhaps especially broadtail and
rufous hummingbirds, return reliably with warm
weather. It is not uncommon for residents to have
chance encounters with black bears. Elk have made
rare appearances. Occasional mountain lion or small
bands of coyotes have been glimped from time to time.
Small mammals like fox and beaver live in riparian
drainages. Brown bats fly about on summer evenings.
More well-known are the species that can live in closer
proximity to people, like the mule deer, raccoons,
various squirrels, and skunks. They all choose to live

Within the Manitou landscape live a diverse array of
flora and fauna, supported by the available food, water
and undisturbed sheltered areas.
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here. They overwinter here, protected within the
canyons’ slopes and foraging the hillsides. Each
experience with these wilder denizens of the Manitou
Springs area, enhances and enriches our lives.

and canyons ought to be thoughtfully and carefully
preserved. In these present times it is important to
retain as much natural open space as possible. It is so
important that Manitou Springs voted in the Open
Space Initiative. We voted YES! to help raise money.
We have expressed intent to save all the vital lands we
can. The mountain and hills are beautiful because
human presence isn’t there. Let us not forget that this is
a special place for plant life and for wildlife. Manitou,
at the foot of Pikes Peak, is part of the mountain
scenery for Colorado Springs to the east and is the
mouth of Ute Pass, the doorway west. Manitou Springs
holds an environmental responsibility to safeguard
nature and the visual integrity of this unique place. In
working to preserve open space for the future, we have
a chance to protect community character along with
precious natural areas. And, by extending ourselves
beyond our own lifetimes, we remember more faithfully
all the people who will be here after us, the Manitouans
of the future.

Manitou is indeed an invigorating and inspiring place to
live. Scenic beauty, wildlife, rushing creeks, trails
trees, and open spaces are all part of the whole of
Manitou Springs. Living here in such splendor brings
deep heart ties to the land; Manitou is so scenic, we
share it with the touring folks who vacation here. That
speaks to the great fortune we hold in Manitou’s natural
beauty. We live in that beauty. We walk out our doors
and it’s all around us! We celebrate Manitou each time
we taste the waters. Hiking Enlgemann Canyon,
Williams Canyon, Intemann Trail, striking up
Sutherland Creek drainage, or simply strolling the
streets admiring historic Victorians are pastimes we
must not take for granted. These areas of scenic
commons, open space, and wilder sections of the hills

The Open Space Advisory Committee
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INTRODUCTION
The Manitou Springs Open Space Plan was undertaken
to fulfill the requirement associated with the passage of
two initiatives by voters authorizing the raising of funds
to acquire open space. The City Council of Manitou
Springs subsequently passed a resolution which
established the powers and duties of an Open Space
Advisory Committee (OSAC). One of the first of the
many duties of the committee was to develop a plan
upon which to base actions of the open space program.
This report describes the findings and recommendations
of the Open Space Plan.

Digital land information was obtained from sources
such as the United States Geological Survey, the
Colorado Division of Wildlife, the Colorado Springs
Planning Department, El Paso County, and from the
Colorado Springs Utility Department’s FIMS database.
It also became necessary to augment the available GIS
database through digitizing and other map creation
techniques.
The digital information that was obtained from other
sources was formatted as needed to create a “seamless”
GIS database for the overall planning area. The GIS
database includes more than 25 layers of information.
The entire GIS database is one of the products of the
study and can be used by the City of Manitou Springs
for on-going general planning purposes and for open
space management operations.

STATEMENT OF PURPOSE
The goal of the Manitou Springs Open Space Program
is to support the ethic of preserving land as a living
resource for present and future generations. The
objective of the program is to acquire and maintain
lands which will enhance the quality of life in Manitou
Springs by: 1) providing open space for physical,
psychological, and social enjoyment and 2) preserving
the natural and unique landforms which define Manitou
Springs.

PUBLIC INPUT IN THE PLANNING PROCESS
The Manitou Springs Open Space Plan was developed
with the concerns and desires of the community in
mind. In order to gain a better understanding of what
those concerns were the following activities were
undertaken:

The purpose of this Open Space Master plan is to help
initiate the process of implementing an open space
program and to:

• A public Open House was held in November
1996 at which approximately 85 citizens of the
community attended and were invited to view the
progress of the study and to voice their opinions
on the important open space areas in the
community;
• A Public Meeting, held in January 1997, at
which approximately 85 persons attended to
review the preliminary plan and to express their
reaction to the proposal;
• Presentations of the plan at public regularly
scheduled meetings of the Manitou Springs
Historic Preservation Commission, Park and
Recreation Commission and the Planning
Commission;
• Discussion of the plan progress and activities
were discussed at each of the public regularly
scheduled meetings of the Open Space Advisory
Committee since the project was initiated in
September 1996;

• Develop criteria for selecting land in and around
the city for designation as open space;
• Develop priorities for acquiring land that meet
the selected criteria; and
• Develop acquisition strategies for the selected
lands.

THE PLANNING PROCESS
The process used to generate the recommendations of
the plan was a melding of sound technical analysis with
the desires and values of the community. Geographic
Information System (GIS) technology was used in the
technical planning of the area. A GIS is capable of
storing, handling and mapping large amounts of data
related to open space areas in the community.
Developing a database of open space factors involved
the collection and input of spatial data involved the
collection and input of spatial data in the study area.
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• Open space plan materials were on display in the
lobby of City Hall since November 1996 along
with a questionnaire to solicit input on open
space issues, and;
• Occasional newspaper articles describing study
progress and reactions from citizens of the
community.

The most important reasons for preserving open space
were as follows:
1.
2.
3.
4.
5.

Survey Responses – Community
Attendees at the Open House and Public Meeting and
those who viewed the Public Display of materials were
asked to fill out a questionnaire about the importance of
open space in the community. One hundred (100)
people responded to the questionnaire - major results of
the survey are as follows:

The top choices of students of places to preserve open
space were as follows:
1.

People were asked to rate their top three reasons for
preserving open space in Manitou Springs. There were
17 choices available as well as an opportunity to
identify other reasons. The top choices were:
1.
2.
3.
4.
5.

To maintain Forested areas - 67.2%
To maintain Hiking and Biking Trail Corridors 60.9%.
To protect Wildlife Habitat & Movement areas 56.3%
To preserve Scenic areas - 48.4%
To protect Geologic Hazard & Unique Land
Form areas - 42.2%

2.

To preserve Scenic Areas - 64.5% of those
responding selected this reason.
To protect Wildlife Habitat & Movement Areas 58.1%
To maintain Hiking & Biking Trail Corridors 46.8%
To protect Steep Slopes from development 40.3%
To maintain Forested Areas - 37.1%

3.

4.

5.

The Intemann Trail - from a variety of
standpoints, finish it, prevent houses from being
built next to it, ownership of it and improving it.
The land behind Manitou Springs Middle
School. Responses were not specific enough to
tell if it was the area immediately behind the
school or Iron Mountain.
Garden of the Gods, again it was clear as to
whether that meant the Cedar Heights
development which is viewed as an
encroachment or the land immediately adjacent.
Fountain Creek - responses ranged from clean it
up, to planting more trees along it to protecting
it.
A close tie between Table Top Rock, Hiking
Trails in General and Williams Canyon.

A second question asked those filling out the survey to
list the top three places where open space should be
preserved. The top choices were:
1.

2.

3.
4.

5.

Red Mountain - which had almost four times as
many “votes” for preservation than the second
choice
Higginbotham Flats - The flat area south of US
24 bypass across the entrance to Cave of the
Winds.
Iron Mountain
Intemann Trail - people mentioned its
completion and various improvements to the
trail, and
Protection of Garden of the Gods.

THE PLANNING AREAS
There are two planning areas identified in the open
space plan. The In-Town Planning Area conforms to
the 1,925 acres of land that comprises the municipal
boundary of the city. The second is the Overall
Planning Area and generally represents the entire
region that can be seen from various points in the
community. The Overall Planning Area is
approximately 11,680 acres in size and includes not
only the City of Manitou Springs, but portions of El
Paso County, the City of Colorado Springs and Pike
National Forest.

Survey Responses – Middle School Students
Manitou Middle School students were asked to respond
to the questionnaire as part of a module of study on
environmental topics. There were 64 questionnaires
completed and the results differ slightly than those who
attended the Open House.
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OPEN SPACE PRIORITIZATION PROCESS
A model was designed to assess the suitability of land
in and around the City of Manitou Springs for open
space. The model used the GIS mapped database and
community knowledge and values regarding open space
needs in Manitou Springs.

These two elements were then imported into the GIS
mapped database and a composite overlay of all the
factor coverages was created. This map, shown on the
following page, depicts the composite priority rating of
the importance of all the land in the overall planning
area. There are nearly 7,500 analytical land units in the
open space planning area and each unit has a priority
ranking between 0.00 and 100.00. Priorities have been
classified into five categories from low to high based on
the natural breaks in the data range.

The first step in developing the model was to identify
prominent open space factors. The public involvement
process described above was a primary source of
identifying those values as was the Open Space
Advisory Committee. The committee, in its role as
advisors on open space acquisition needs to ask the
question: “what do we need to know about an area or
parcel of land to decide if it is valuable as open space?”
Five factors were identified as being most important for
open space, they are:

The Priority Map serves as the basis for the delineation
of the Open Space Plan and recommended open space
designations which follows. This process used is based
on a defined set of factors and “rules” which can be
duplicated and modified as conditions or community
sentiments change. This process provides a strong
basis or “rational nexus” for the acquisition,
preservation and management of open space in the City
of Manitou Springs and its environs.

1) Visual sensitivity;
2) Vegetation importance;
3) Wildlife habitat significance;
4) Terrain considerations; and
5) Socio-cultural influences such as important places,
buildings or trails in the area.
A separate map was then developed for each factor
which depicted areas of high visibility, areas of
significant vegetation, and so on.
Next the modeling effort assigned a value weighting to
each of the open space factors. Asking questions of
what is more important - the visual prominence of an
area, or its value as wildlife habitat or whether
considerations of terrain are more important than
vegetation. Again the public input process asked people
to rank the features they considered important and the
Open Space Advisory Committee was engaged in an
exercise to weight and compare the factors.
Another element in the modeling was the capability of
an area to sustain and accommodate development. For
example, an area which is highly visible and has little
or no vegetation has less visual tolerance for
development. The development in the Cedar Heights
area is an example of how home construction has
detracted from the view of the mountain side.
However, if the area does have a significant amount of
vegetation, say a dense stand of junipers then
development could be planned and designed in a
manner to minimize visual impacts.
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OPEN SPACE DISTRICTS
The Open Space Plan identifies five open space
districts. Open Space Districts have been designated
for the entire planning area. The districts represent
gradients of open space concern and intervention.
The gradients range from the those areas which are
considered to be the most important for preservation
to those areas which are essentially built-up and
where open space opportunities are limited to
specific sites or those associated with trail
opportunities.

Preservation District
The Preservation District contains areas of outstanding
natural, scenic or historic quality. These areas have
been identified by the community as highly important
and contain features which are worthy of protection and
preservation. In general most of the land in the
Preservation District is reserved for open space and
natural resource management with development limited
to recreation related improvements. Improvements may
include public access roads, trailhead or staging areas,
trails, picnic grounds, informational signage, parking
areas and nature interpretation.

Red Mountain (in foreground) as viewed from Seven Minute Springs

P-2 Williams Canyon. This 581 acre area contains a
dramatic limestone walled canyon which is at its center.
This district is located north of US 24 and extends from
the eastern rim of Williams Canyon to Cavern Gulch.
This area is very visible from the southern portions of the
City of Manitou Springs and it serves as a mountain
entryway to tourists from the east and is the first
experience of “being” in the Rocky Mountains. Two
major tourist attractions, Cave of the Winds and the Cliff
Dwellings are located in this district and part of their
attraction is the open and undeveloped space surrounding
their setting. Williams Canyon also serves as a trail access
to the Waldo Canyon area which as a prime hiking area.

Four areas in the Open Space Planning Area have been
designated as Preservation Districts:
P-1 Red Mountain / Iron Mountain / Engleman
Canyon. This area is generally in the south and
southwestern part of the Overall Planning Area and
total about 2,535 acres. It encompasses areas
within the City of Manitou Springs and land in El
Paso County. The area serves as the dominant
mountain backdrop and setting for the community
and contains the well known peaks of Red
Mountain, Iron Mountain, Cameron Cone, and Gog
and McGog Rocks. In addition, Engleman Canyon
serves as the drainageway for Ruxton Creek and its
tributaries and as the scenic route for the popular
Pikes Peak COG Railway. Its visibility is its
primary feature but the area contains important
wildlife habitats and significant vegetation and is
very visible from the City. There are also a number
of recreational trails in the area, the most
identifiable being the Intemann Trail and Barr
Trail.

P-3 Garden of the Gods. Garden of the Gods is one of
the unique land forms along the entire Front Range of
Colorado. The Garden of the Gods park is a 1,368 acre
regional facility which is owned and operated by the City
of Colorado Springs. Approximately 1,100 acres of the
park are within this district. Preservation efforts are
designed to maintain a buffer between the uniqueness of
the park and to protect it from adjacent urbanization.
P-4 Section 16. This is a tract owned by the Colorado
State Land Board which was one of the example
properties associated with a statewide referendum on the
disposition of state property. The 640 acres is of
importance to the entire Pikes Peak Region and serves as
one of the elements in the mountain backdrop of the area,
is an extension of the Bear Creek Regional Park system
and serves as a destination point for the Intemann Trail.
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Viewshed District
These are areas of visual significance which
should be protected from development which
defaces or otherwise detracts from the area’s
visual character. Features may include
prominent topographic features, vistas,
mountain backdrop, historic landscapes,
unusual land forms or other prominent
elements. Such features should be large in
scale and visually prominent from parks, trails,
major roads and important community
gathering areas in Manitou Springs.
Development which protects the visual resources of the
area through concentration of structures in one portion
of the property or sensitive siting of structures is
encouraged in this area. Two areas have been identified
as Viewshed Districts:

Rattlesnake Gulch and the Ute Trail

Buffer District
The Buffer District contains lands which represent an
opportunity to create a physical separation between the
urbanized portions of cities in order to maintain community
identity. Buffer areas can be a combination of vacant lands,
scenic areas and areas with limited development potential
due to severe limitations such as steep slopes or geologic
hazards. Buffer districts may in fact contain many of the
same characteristics that are found in the preservation and
viewshed district. Because they are adjacent to highly
developable areas or are near to or provide access to public
lands that they are considered to provide a buffer situation.
There are a number of areas identified in the plan:

V-1 Crystal Park. The Crystal Park area is a 760
acre district generally south of the current city
limits and also south of the Red Mountain/Iron
Mountain Preservation District. Much of this
area is subdivided or in private ownership with
the potential for development.
This plan
recognizes the rights of private property
ownership.
It is desirable that future
development is this area be sited in such as way
as to minimize the impact on views of Cameron
Cone and Mary’s Mountain. Preservation of the
viewshed will require close cooperation with El
Paso County.

B-1 Bock Property - Valley. This 393 acre area is
in some ways an southerly extension of the unique
uplifted geologic formations found in Garden of
the Gods. The western sideslope which created the
mesa, which now is home to the Crystal Hills
subdivision, is viewed as an excellent opportunity
for a buffer between the 1encroaching urbanization
associated with the City of Colorado Springs and
that of Manitou Springs. The valley floor contains
unique rock outcrops, ponds and vegetation which
are classified in the Colorado Biological Inventory
as unique. Ideally, the valley floor would house a
few selectively placed homes to preserve its open
character.

V-2 Rattlesnake Gulch/Midland.
This large
1,955 acre area serves as the western visual
foreground and mountain backdrop for the City
of Manitou Springs. Land ownership in the
City’s portion of the viewshed is a mixture of
private and public ownership, including portions
of the Pike National Forest. Current land use
activities consist of the water treatment facility
and water tank for the City of Manitou Springs.
In addition to the visual qualities the area
contains the historic Ute Trail, the Manitou
Incline and the proposed Fountain Creek trail.
Areas of significant vegetation and important
wildlife habitats have also been identified in this
district.

B-2 Cedar Heights. The goal in preserving this
261 acre area as a buffer is to retain the non-urban
character between Colorado Springs and Manitou
Springs. The sparsely vegetated west side of the
hillside is most visible from the central parts of
Manitou Springs.
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OPEN SPACE ACTION AREAS
OPEN SPACE ACTION AREAS

M-4 Quarry. This 142 acre area contains the
Summit Pit quarry. The scar of the quarry pit is
most visible from the east along the heavily
traveled US 24 highway corridor.
Urban District
The Urban District consists of lands which are
currently developed or in a state of development such
as vacant lands surrounded by existing development or
an unbuilt part of a platted subdivision. The potential
for open space in the urban district is oriented toward
smaller tracts of land which provide relief to the builtup portions of the community. Examples include the
existing parks in the community, such as Memorial
Park and Soda Springs Park, Fountain Creek and the
open lands adjacent to watercourse and areas of steep
slopes or unique land forms such as the south facing
slope of Higginbotham Flats or Table Top Rock.

Bock property from the Crystal Hills Subdivision looking to the southeast.

Monitoring District
Lands which are subject to development pressures but
are of interest to the open space concerns of the City of
Manitou Springs are defined as Monitoring District.
Development activities in these areas should be
monitored for their impact on the visual, natural or
historic environment which comprises the setting for
Manitou Springs. As part of the subdivision referral
process of El Paso County and the City of Colorado
Springs the City of Manitou Springs should review and
comment on the nature and extent of subdivision
development within a three-mile distance of its
municipal boundaries. Open space is of major concern
within this area will be subject to examination by the
City. There are four monitoring district in the Overall
Planning Area:

U-1 Manitou Springs and Colorado Springs.
The continuous urban development within the
municipal boundaries of the two communities
comprises the development in this 1,302 acre
urban district. Open space actions within this
zone are described in the following section on
Action Sites.
U-2 Cedar Heights Subdivision. This 424 acre area
is in the City of Colorado Springs and no actions are
proposed for this area.
The extent of the land covered by the various Open
Districts is identified in the following table:
Table 1:

M-1 Bock Property - East. The far eastern edge
of the Overall Planning Area contains a 437 acre
portion of the Bock Property which is subject to
urban development which is visible from the
Crystal Hills subdivision. This area is also
identified as having significant or unique Federal
or State plant habitats.

OPEN SPACE DISTRICTS IN MANITOU SPRINGS
PLANNING AREA ‐ TYPE and SIZE
Map
No.
P‐1
P‐2
P‐3
P‐4
V‐1
V‐2
B‐1
B‐2
M‐1
M‐2
M‐3
M‐4
U‐1
U‐2

M-2 Hurricane Canyon. Most of this 774 acre
area is in the Pike National Forest. Any
management actions proposed by the US Forest
Service should be monitored for their effect on
the open space interests of Manitou Springs.
M-3 Waldo Canyon. The canyon walls which
form Ute Pass and the heavily traveled US 24
corridor make this 379 acre area appropriate for
monitoring. The ownership pattern is a mix
between national forest and private ownership.
8

Open Space
Zone
Preservation
Preservation
Preservation
Preservation
Viewshed
Viewshed
Buffer
Buffer
Monitoring
Monitoring
Monitoring
Monitoring
Urban
Urban

Area Name
Red Mountain/Iron Mountain
Williams Canyon
Garden of the Gods
Section 16
Crystal Park
Rattlesnake Gulch/Midland
Bock Property ‐ Valley
Cedar Heights
Bock Property ‐ East
Hurricane Canyon
Waldo Canyon
Quarry
Manitou Springs/Colorado Springs
Cedar Heights Subdivision
TOTAL

Size
(acres)
2,535
581
1.098
639
761
1,955
393
261
437
774
379
142
1,302
424
11,681
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• Ownership of the site, whether privately owned
or in public ownership; and
• The implementation tools which can be used to
preserve the site as open space. (A discussion of
the types of tools follows.)

These are specific parcels or tracts of land within the
City of Manitou Springs which are identified as
candidates for inclusion in the open space system for
the city.
The Open Space Action Area Map shows 54 parcels or
tracts of land. Of those tracts, one-half are in public
ownership. Approximately 474 acres of land, or just
over 24% of the total land in the City of Manitou
Springs is in public or quasi-public ownership. This
includes lands owned by the City, the School District,
El Paso County, the City of Colorado Springs, the
Federal Government and US 24 right-of-way.

Implementation of a successful open space program often
consists of using a mix of public, private and nonprofit
IMPLEMENTATION STRATEGIES
tools. Experience has shown that where there is a choice
of techniques which can be tailored to the specific
circumstances of the ownership of the land in question,
then there is a greater likelihood for success. A range of
techniques can be creatively applied, singly or in
combination to meet the objectives of the open space
program. Following is a brief description of the tools
available. In the previously described Action Area table a
range of implementation tools were identified for each
site. The numbers in that table refer to the following
descriptions:

The privately owned land identified ranges in size from
tracts of less that 1/2 acre to over 100 acres. The 27
tracts comprise just over 618 acres of land which is
about one-third of the entire City of Manitou Springs.
Most, but not all of these tracts can be characterized as
having terrain qualities which are difficult to develop that is steep slopes or in drainageways.
The following map and table identify the characteristics
of the action sites which are included in the plan. The
table is organized by priorities of importance. The sites
were grouped into priorities with those with a rating of
“1” the most important, those with a “2” of next
importance and so on. In fact, most action area sites fall
into a number of priority areas, the ranking in the table
represents a majority of the priority rating and there
was no effort to place an absolute ranking on the sites,
that is from “1 to 54”.

A. Acquisition of Title or Development Rights
1. Full Market Purchase
Cash purchase at fair market value is
generally the preferred option for most
landowners selling property to public
entities. However, it is often the least
desirable to a public agency or local land
trust because it is expensive and consumes
open space revenue sources in large
increments.
2. Creative Land Acquisition Methods
There are a variety of other techniques for
creatively
interacting
with
private
landowners in the pursuit of land for public
acquisition. Some of the options include the
following:
(a) Donation or Gift: The charitable
donation of land to the City or a nonprofit land trust is attractive for some
landowners;
(b) Bargain Sale: The bargain sale
approach lies between full market
value purchase and a donation. It is a
combination of a gift and sale
wherein the landowner transfers title
at a price below market value and the
landowner obtains tax benefits as
well as direct cash return;
(c) Installment Purchase: In this method
the purchase is simply spread over a
number of years which is of benefits
to both the City and the landowner;
(d) Lease-Option: This is slightly

The priorities were determined by the evaluation
criteria which included factors such as high visibility,
importance for vegetation and wildlife habitats, terrain
which represent a hazard to human use conditions and
historic. In addition to the physical conditions of a
particular tract the “public interest” of the site to the
community as expressed in public meetings and in the
survey questionnaire was considered.
The Open Space Action table also identifies other
characteristics of the sites such as:
• The common name of the area or well know
places in the general vicinity of the site;
• The open space qualities which places the site on
the action list and the Open Space District which
the site is located in;
• The size of the site;
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different from an installment sale in
that the option does not commit the
City or the land trust to purchase the
land;
(e) Right of First Refusal: The landowner
agrees to inform the City of his or her
intention sell a property to another
party and gives the right to the City to
match the best offer;
(f) GOCO Partnership: The State of
Colorado, Great Outdoors Colorado
Trust Fund (GOCO) provides funding
to communities to assist in protecting
and acquiring open lands.
3. Land Exchange or Trade
Through what is referred to as a “1031
Exchange” a private landowner may
exchange his or her property for another
City property.
4. Purchase of Development Rights (PDR)
The City could purchase the development
rights to areas of steep slopes or unique land
forms in order to keep it from being
developed. When development rights are
purchased, use of the land is permanently
restricted. This technique is utilized in
many states and counties on the east and
west coasts, but has not been used
extensively in the Rocky Mountain Region.

an Open Space Zone (Ordinance 2695). The
purpose of this district is to encourage the
acquisition, retention, preservation and
restoration of open lands in Manitou Springs
for the protection of flora and fauna in their
natural state and for the recreational use by
citizen of the City. Only undeveloped
natural land is permitted in the Open Space
zone. Exceptions are the construction of
trails, public utility easements, and fire
breaks or other wildfire suppression
measures.
8. Land
Dedication
Requirements
–
Subdivision Regulations
The City’s subdivision regulations require
that as property is developed a portion of the
land be designated for public purposes, or at
the option of the City, cash in lieu of land
will be paid. The requirement identifies an
amount to be dedicated for schools, for
parks, and for open space.
9. Intergovernmental Agreements
The term intergovernmental agreement
refers to the process of adopting and
implementing policies and contracts that
provide a basis for cooperation between
government entities. Agreements can be
several types:
(a) Informal Policy Agreement: A
statement of intent to cooperate and
coordinate comprehensive plans,
provision of services or facilities.
This form of agreement is used most
frequently and while not legally
binding, it can be as productive as a
formal agreement;
(b) Joint
Agreements:
Where
all
participating jurisdictions agree to
cooperate in common. This approach
frequently takes the form of a joint
resolution that is legally binding on
all parties;
(c) Contracts:
Where
a
formal,
contractual agreement is used to
stipulate the terms by which one party
provides a function or service for
others. This type of agreement is
legally
binding
and
follows
procedures
established
in
administrative contract law.

B. Regulatory Techniques
5. Overlay District, Site Plan Review or
Performance Zoning
An overlay district which identifies natural
and visual resources and floodplains could
be described with prohibitions on
development. Performance criteria would
direct development to lands which do not
contain special or unique resources, or
provide site planning standards which
illustrate how development can sensitively
respond to the conditions.
6. Transfer of Development Rights (TDR)
Transfer of Development Rights is similar to
Purchase of Development Rights discussed
above in that the landowner receives
compensation for the value of the land.
However, once the TDR program is
established by City action, the system relies
on the free market transfer of development
rights from the open land to development
areas as opposed to the governmental
acquisition with PDR.
7. Open Space Zone - Zoning Ordinance
The City of Manitou Springs has amended
the zoning ordinance of the city to include
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C. Site Design
10. Cluster Development
Clustering development on a portion of the
property permits the landowner to protect
the open space values of a property while
achieving economic objectives through the
creation and sale of a few sensitively located
lots.
11. Visual Sensitivity
Another site planning technique identifies
the portions of the property which are
visually sensitive from the community and
locates development on parts of the property
which are least sensitive. Structures can be
sited to minimize their visual prominence
along a ridgeline, near the crest of a hill or at
the edge of a property with an scenic
overlook.
D. Voluntary Techniques
12. Conservation Easement
A conservation easement is a voluntary and
permanent restriction limiting development
of a property in order to protect conservation
values. The easement can either be donated
to a land trust or purchased by the City. The
easement is a recorded restriction in the
property deed and therefore applies to all
subsequent owners.
13. Deed Restrictions/Covenants
These types of covenants are made between
adjacent landowners restricting the use or
development of the properties. Enforcement
of the restrictions are optional and should
one of the parties not abide by the covenants
then court action is the required for
compliance with the restriction.

In addition to tools, the role of the Open Space
Advisory Committee in the review, monitoring and
advocacy for open space is viewed as an important
aspect of preservation efforts in the community.
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