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City of Manitou Springs

The Avenue Project
Summary Sheet
In April, 1995, the City began discussions regarding what role it could play in enhancing Downtown Manitou Springs
for citizens, businesses and visitors. These discussions resulted in a Master Plan for utility, pedestrian, safety, and
esthetics improvements. The Master Plan process was begun in 1997 with the assistance of planning consultants, THK
and a steering committee made up of over 20 citizens, Downtown business persons, Chamber ofCommerce representation
and City Staff. During 1997, eleven meetings were held between the steering committee and the consultants on the
various options for improving Downtown. A wide range ofcitizen and visitor input was solicited through a survey which
was done during the summer. Also, a newsletter publication was sent twice to every water bill customer in Manitou
Springs. All the steering committee meetings were open to the public, and many were attended by interested persons
outside the committee, however eight meetings particularly emphasized public participation to obtain feedback, present
the consultants' options for improvements and, subsequently, the recommendations of the steering committee. A weeklong "Design Charette" was held in April. The Steering Committee manned a Project Office on Ruxton Avenue during
this week to allow additional opportunities for individuals to review the plans, speak with Committee members and give
their input. During the Master Plan process the Steering Committee and Consultants also recommended thatthe project
be expanded to study the entire length of Manitou Avenue and the business area of Ruxton Avenue. The scope of the
project was changed to include these areas in the Master Plan.
In November, 1997, a ballot issue asking if the City should raise its sales tax for three years to pay for the construction
documents for the streetscape improvements was voted down 731 - 895. The Steering Committee was not in favor of
placing this question on the ballot because the Master Plan was still in process. Many people felt it was premature to
ask for funding for a project that was not yet defined.
After all the meetings and public input, the Master Plan was finalized and submitted to City Council in January, 1998.
Council accepted the Plan and directed the Planning Department and steering committee to continue working on the issues
surrounding the first choice option - reconfiguring the drive lanes through Downtown into two through lanes and a center
left turn lane. During 1998, the Planning Staff and steering committee members have worked with the Colorado
Department ofTransportation to learn more about funding opportunities and to obtain CDOT's approval of the concepts
proposed in the Master Plan. Critical to this approval was the completion ofa Downtown Traffic Study which examined
the technical aspects of the three lane proposal for its feasibility. This study was performed by Arnie Ullevig of
Feldsburg, Holt and Ullevig. Mr. Ullevig had previously reviewed ,the three lane concept for the Master Plan and
performed a Traffic and Parking Study for the City of Manitou Springs in 1994. Mr. Ullevig's Downtown study used
traffic counts which were done in late Summer,1998. This study projected the traffic volume up to the year 2020 and
indicated that the three lane concept would handle traffic as well, or better, than the current configuration.
The Colorado Department ofTransportation has agreed to participate in a project to testthe three lane configuration and
restripe Manitou Avenue after Labor Day Weekend, 1999. This test project will allow everyone who travels Manitou
Avenue - our citizens, business persons and visitors - to use and comment on the three lane configuration beginning in
the fall and continuing through the summer season. Depending on the functional success of the test, the striping will
either be left in place until permanent improvements can be initiated Downtown, or removed in the Fall of2000 to allow
the standard, four lane configuration to be restriped. The City hopes that everyone will give feedback on the three lane
configuration. Please keep in mind that this experiment will provide a way to physically experience the traffic patterns
associated with three lanes, but will not provide for the pedestrian, safety and esthetic improvements that were the driving
force behind the plan.
Copies of The Avenue Master Plan are available from the Manitou Springs Planning Department for $25.00 each. City
staff is also available to answer questions regarding The Avenue Project.
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INTRODUCTION

The MANITOU AVENUE MASTER PLAN has been formulated over the last twelve months by the
City of Manitou Springs City Council and Staff, a Citizens Steering Committee and a Consultant
Team lead by THK Associates, Inc. The culmination of this in-depth effort is presented here as a
working document which will guide the City of Manitou Springs into the comprehensive project
development phases ofthe project which will achieve the Cities Goals and Objectives ofthe Plan. The
Master Plan is presented in three components, two of which are presented in a poster format, there
is The Downtown Plan and The Gateway Plan. The third component of the Master Plan is presented
as a compendium of various relevant elements which where generated throughout the planning
process. The Master Plan document is arranged in a chronological format. Because of some
inconsistencies in the activities of the Steering Committee cross references to various elements and
activities that took place during the formulation of the Manitou Avenue Master Plan have been
included throughout the document.
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Part 1: Goals & Objectives

VISION 2000 STATEMENTS
# 1.

Community Image and Character
"Manitou Springs will foster its image by preserving and enriching its unique historical quality
and culture."
2.
Emphasize mineral waters, ecotourism and historic community aspects in official City
publications, events and activities.
3.
Encourage, strengthen and emphasize the cultural aspects of its arts community as
part of its image enhancement efforts.
4.
Undertake general beautification efforts by establishing more green space and
landscaping in existing and future locations.
'\

#2

Participation and Involvement
"Manitou Springs will continue to develop and maintain a pro-active role for its citizens in
matters of government, communication, education, planning, natural resources and other
facets of involvement in community affairs."
. 2.
Prepare communications vehicle, utilize bulletin boards and kiosks, use marquees and
other methods to better communicate with citizens regarding upcoming meetings and
community events, Council actions, projects, critical issues, plans, etc.

#3

Traffic and Transportation
"Manitou Springs will provide, improve and maintain a local transportation and street
network which will facilitate all vehicular and pedestrian movements. "
1.
Work toward better traffic control and visibility of signals/signage, including
gateways, by developing an integrated system of signage consistent with official
signage regarding streets, traffic movements, destinations, pedestrians, cyclists,
crosswalks and trailblazers.
2.
Address parking and other issues as identified in its traffic and parking study,
including parking plan for tour busses.
3.
Address pedestrian traffic concerns, emphasizing pedestrian crosswalk locations,
routes, bike lanes and racks, and related pedestrian amenities; integrate pedestrian
routes with parks and creek paths where appropriate.
4.
Address public transit issues such as: continued bus service (important to get to
downtown Colorado Springs); free trolley and kiosks; year-round connection between
trolley and Colorado Springs transit and Old Colorado City; investigate developing
its own transit system -- something unique.

#4

Land Use and Annexation
"Manitou Springs will encourage land use proposals which are consistent with the overall
appearance of the City; annexation requests should indicate similar benefits to the City."
1.
Prepare and implement plans for streetscape, lighting, amenities, and landscaping in
downtown and commercial areas.
5.
Investigate feasibility of pedestrian malls on Lovers Lane and Canon Avenue.
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#5

Parks and Recreation
"Manitou Springs will provide adequate park and recreation facilities to meet the leisure
requirements of the citizens and to enhance the overall appearance of the City."
1.
Complete and continue creek path network; create smaller (micro) parks where
appropriate.

#6

Public Services
"Manitou Springs will provide the best quality public services in an efficient and cost effective
manner consistent with financial limitations and budgetary constraints. "
3.
Standardize and up-grade lighting conditions for streets, downtown and
neighborhoods.
4.
Address infrastructure improvements; establish program for the construction, repair
and maintenance of streets (paving); water and sewer up-grades, improve storm water
drainage, retention and water quality; place utilities underground.

#7.

Economic Vitality
"Manitou Springs will endeavor to achieve a strong, secure and varied economic base for the
benefit of commerce and citizens alike. "
1.
Prepare strategic business development program with Chamber of Commerce to
develop year-round upscale businesses (resort oriented); solicit new up-grade
businesses.
2.
Support Chamber of Commerce in tourism promotion efforts to attract customers,
visitors, special events, year-round activities; promote all things that are happening
and exist in Manitou Springs -- arts, music, beauty, health, historical, sculptures,
water, etc.
3.
Expand supporting business services to strengthen local consumption of goods and
services.

#8.

Historic Preservation
"Manitou Springs will protect, preserve and enhance its historic structures, buildings, mineral
springs and related historic images."
1.
Increase efforts to effectuate development and restoration ofClifIHouse.
2.
Encourage historical preservation efforts through implementation of architectural,
aesthetic, construction and design guidelines contained in the Commercial Design
Guidelines Handbook; prepare educational programs on benefits for preservation
efforts, such as tax advantages.
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DESIGN PRINCIPALS

MARCH 10, 1997

One of the primary objectives of the Downtown Master Plan process is to establish a set of design
principals which will reflect the City of Manitou Springs' desired goals and policies for the future of
the designated downtown area.
The establishment ofthe desired design principals for the Downtown Master Plan will be an on-going
consideration throughout the course of the planning and design process. The following are basic
design principals which are being fonnulated by the Steering Committee and the public forunis:
•

The downtown plan and design should foster an image which preserves and enriches Manitou
Springs' unique historical quality and the community's historic and contemporary culture;

•

The downtown plan's design should seek to entice visitors into town in a special, fun and
informative way while minimizing the physical impacts on the city;

•

The traffic, parking and pedestrian problems must be solved in a holistic and creative manner.
Physical needs, safety, efficient management along with fun, exciting and interesting options
need to be considered while always respecting the historic fabric of the City and minimizing
impacts for the resident and visitor alike;

•

The downtown plan and design should create a pedestrian/walking environment which is
gracious, safe, convenient, attractive, and unencumbered with unsightly utilities. There
should be pleasant rest areas and other user amenities. Crosswalk paving patterns should
enhance the city's historic character. The pedestrian should be drawn through the downtown
area and back again;

•

The downtown plan's design should seek to enhance the visual environment by removing the
overhead wires, large signs and billboards;

•

The downtown plan and design must relate to the Open Space Plan and enhance the physical
environment with trees, shrubs and flowers;

•

All plan and design elements must take into account the historic character ofManitou Springs
and be special and appropriate to the sense ofplace;

•

The downtown plan and design must not only respect the past but it must also reflect some
of the attributes of the contemporary community including the fine arts, music and healing
arts;

•

The downtown plan should enhance the economic vitality ofthe downtown shopping district;

•

The downtown plan must be responsive to both the visitor and the residents and should
include pleasant retail experiences and places for entertainment and dining.
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Part 2: Planning Process

Downtown Design Steering Committee
Ron Kerns
814 Skyway Boulevard
Colorado Springs, Colorado 80906
(635-9509)

Penny Whalen
102 Canon Avenue
Manitou Springs, Colorado 80829
(685-1008) (473-9568)

Charles Barsotti
P.O. Box312
Manitou Springs, Colorado 80829
(685-9195)

JerryBoe
1106 Manitou Avenue
Manitou Springs, Colorado 80929
(685-9391)

Larry Fox
941 Manitou Avenue
Manitou Springs, Colorado 80829
(685-1142)(684-9515)

Roger Treweeke
1 Ruxton Avenue
Manitou Springs, Colorado 80829
(685-0571) (685-9621)

Rich Baker
P.O. Box 168
Manitou Springs, Colorado 80829
(685-5026)(685-1690)

Jean Garrity
202 Canon Avenue
Manitou Springs, Colorado 80829
(685-9118)

Rhoda Cordry
21 Via Chula Vista
Manitou Springs, Colorado 80829
(685-5789)

Deborah Harrison
25 Washington Avenue
Manitou Springs, Colorado 80829
(685-1960)

Steering Committee Chairman
Jack Ramsey
11 Arcade
Manitou Springs, Colorado 80829
(685-5396)

Blake Allen
11 Lucerne Trail
Manitou Springs, Colorado 80829
(685-5548) (578-8444)

Communication Subcommittee Chairman
Michele Carvell
354 Manitou Avenue
Manitou Springs, Colorado 80829
(685-5089)

Rod Kuharich
305 Sutherland Place
Manitou Springs, Colorado 80829
(685-1018) (448-8005)
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Downtown Design Steering Committee
Bill Koemer
205 Ruxton Avenue
Manitou Springs, Colorado 80829
(685-1200)

Dan Stuart
523 Crystal Hills Boulevard
Manitou Springs, Colorado 80829
(685-1056) (471-7955)

Nancy Hankin
7 Sheridan Place
Manitou Springs, Colorado 80829
(685-4219)

Ken Jaray
304 Michigan Avenue
Manitou Springs, Colorado 80829
(685-5905) (633-6620)

Kerstin Eriksson
121 Ruxton Avenue
Manitou Springs, Colorado 80829
(685-5045)

Rob Stevens
702 Manitou Avenue
Manitou Springs, Colorado 80829
(685-9400)

Dave Bachoroski
P.O. Box 912
Manitou Springs, Colorado 80829
(685-5275)

Kathleen Morrow
114 Manitou Avenue
Manitou Springs, Colorado
(684-0112)(685-4805)

Penny Bever
36 Park Avenue
Manitou Springs, Colorado 80829
(685-4100)
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City Staff
Larry Manning, Planning Director
Michelle Anthony, Planner
City of Manitou Springs
Planning Department
606 Manitou Avenue
Manitou Springs, Colorado 80829
(719) 685-4398

Consultant Team Members
Kevin R. Shanks, Project Manager
THK Associates, Inc.
5325 S. Valentia Way
Greenwood Village, Colorado 80111
(303) 770-7201
Paul Foster
PFJ Associates
4630 East Links Parkway
Littleton, Colorado 80122
(303) 741-5018
Phillip E. Flores
Phillip E. Flores Associates, Inc.
1401 Blake Street, # 110
Denver, Colorado 80202
(303) 893-8835
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Manitou Springs Downtown Plan Tentative Schedule
January 20, 1997
Prepared By: PJF Associates
Revised January 22,1997
Jan. 21
6:00pm

Initial Meeting With Steering Committee·

6:00pm

Meeting With Steering Committee/Citizen Forum
Topic: Issues and Design Principles

Feb. 13

March 6
6:00pm

April 14
6:00pm

April 16
7:00pm

April 17
6:00pm

May 29
6:00pm

June 16
6:00pm

Sept. 11
6:00pm

Meeting With Steering Committee
Topic: Progress Report and Preliminary Program

Meeting With Steering Committee/Citizen Forum
Topic: Design Analysis Studies

Citizen Forum
Topic: Economic Benefits of Preservation

Meeting With Steering Committee/Citizen Forum
Topic: Define Final Program

Meeting With Steering Committee/Citizen Forum
Topic: Review Options and Select Preferred Option

Meeting With Steering Committee/Citizen Forum
Topic: Review Developed Option; Review Financial and Granting Strategies

Meeting With Steering Committee/Citizen Forum
Topic: Review Design Guidelines

Oct. 30
6:00pm

Jan. 1998
6:00pm

Meeting With Staff and Steering Committee
Topic: Review of Master Plan Documents

Citizen Forum for Steering Committee to Present Plan
All meetings and forums at City Hall.

9

MANITOU SPRINGS
DOWNTOWN DESIGN SOLUTIONS
COMMUNICATIONS PLAN
Projects:

•
•
•
•
•
•
•
•
•
•

Produce and distribute 3 newsletters;
Identify, contact, and develop community contacts;
Develop "door-to-door" campaign;
Develop logo and image line for project;
Develop speakers/information packet;
Develop and distribute feedback fonn for "non-meeting input";
Public relations campaign;
Project display and information at events;
Site office volunteer schedule; and
Develop "other ways to reach out" ideas.

Projects in Order of Priority:

1.

Develop logo and image line for project.
Persons responsible: Steering Committee
•
Possible uses: Posters, flyers, buttons, T-shirts

2.

Newsletters
•
Target distribution schedule:
a)
prior to April design charettes;
b)
mid/summer
fall
c)
•
Persons responsible:
a)
Carol Molden and Paige Vandenaardneg; and
b)
THK, local articles by steering committee,
•
List of Steering Committee
•
Michelle Carvell
a)
Need to consider a merge of mailing lists.

3.

Project display and information at events.
Persons responsible: Blake Allen and - - - - - - •
Chili Dinner 03/07/97 - Rhoda Cordry and Blake Allen - volunteers need:
a)
posters (THK)
b)
schedule of public meetings (Larry Manning)
c)
project office schedule (Larry Manning)
d)
issues and priorities ballot with dots
e)
flyer (Blake Allen and Carole Molden)
f)
mailing list sign-up sheet (Michele Carvell)
g)
block captain sign-up sheet (Michele Carvell)
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MANITOU SPRINGS
DOWNTOWN DESIGN SOLUTIONS
COMMUNICATIONS PLAN

•

•

Create calendar of events and arrange for booth space:
a)
gallery openings
b)
Huck Finn Days
c)
Pride Ice Cream Social (Michele Carvell)
d)
Arts Academy Performance (Penny Whalen)
e)
Clayfest
1)
Commonwheel Arts Fair (Penny Whalen)
g)
Celebration of the Arts
h)
Sculpture in Manitou
i)
Mountain Music Festival
j)
Emma Crawford (Michele Carvell)
k)
Imagination Celebration
I)
Fine Arts Center Events
m)
Pikes Peak Center Events
n)
Cowboy Poets Gathering
0)
Pikes Peak or Bust Rodeo
Needs:
Handout Materials
a)
b)
Volunteers to Staff

4.

Public Relations Campaign:
Persons responsible: Michele Carvell and Larry Manning
•
Initial press release - project scope, steering committee and design consultants
quotes Deadline: 03/14/97;
•
Events - week of 04111/97, opening of site office: Deadline 03/21197;
•
Results of design charettes: Deadline 04/25/97; and
•
Identify additional story lines and releases.

5.

Site office volunteers and schedule:
Person responsible: Charles Barsotti

6.

Identify, contact and develop community contacts:
Person responsible: Penny Whalen, Michele Carvell, Rhoda Cordry
•
Groups
•
Co-ops
•
Organizations
•
Newsletters
•
School District 14
•
Community Access - Cablevision
•
KXRERadio
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MANITOU SPRINGS
DOWNTOWN DESIGN SOLUTIONS
COMMUNICATIONS PLAN

7.

Develop "Door-to-Door" Campaign
Persons Responsible:
Business Community: Penny Whale~ Michele Carvel
Residents: _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ __

8.

Develop and distribute feedback fonns for non-meeting input.
Persons Responsible: Jean Garrity, Deborah Harrison
•
Create form and set-up "suggestion" boxes at key sites throughout Manitou Springs.
•
Contact Gazette, Colorado Springs Independent, Springs Magazine, Pikes Peak
Journal (re: publishing a reader's survey)
•
Develop visitors' survey for distribution in lodging properties and other key visitor
sites.

9.

Develop "other ways to reach out" ideas.
Persons Responsible:

•
•
•
•
•
•
•

Utility bills
Bank statement stuifers
SD 14 children - "visual" survey
Cablevision inserts
Denver Post
Internet
Churches

12

13

January 21, 1997

Dear Steering Committee Member:
Enclosed you will find your copy of our revised schedule (see Part 2). For those of you who were
able to attend, we appreciate your help. For those of you who were unable to attend, please review
the schedule carefully and mark the dates in your calendars. We ask that all ofyou also complete the
attached form (following) and return it to Larry Manning By February 13, 1997. As we indicated
to those in attendance, it is not necessary that you identify yourself.
We look forward to seeing all of you on February 13, 1997. This will be a very important meeting
as we will be discussing Issues and Design Principles. Please encourage your fellow citizens to
attend.
Thanks for your help.
Sincerely,

Kevin R. Shanks

14

Downtown Manitou Springs Plan
THK Associates with
P JF Associates

Maintaining a Spirit ofPlace was one ofthe most important concerns ofthe members ofthe Selection
Committee. Please tell us what you think the most important elements of Manitou's Spirit of Place
include.

What do you think the most important issues are that the Manitou Downtown Plan should address?
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Manitou Springs Downtown Plan
THK Associates, Inc. with
PJF Associates, Inc.
Maintaining a Spirit of Place was one of the most important concerns to the members ofthe
Selection Committee. Please tell us what you think the most important elements of Manitou's
Spirit of Place include:
Scenic beauty.
Friendly at home feeling.
The improvement and creation of an ambiance, a spirit, a message to persons who visit us that we are
glad that they are here.
True, genuine feeling of caring and pleasure with life.
No glitz, no thrills and flash. It is off-beat shops, intimate streets, locally-owned restaurants and
businesses, and historical, natural charm.
No manufactured attractions or "Theme Parks", but many locally produced art and craft items,
popular homespun events, unique menu items, and varied natural attractions and activities.
Manitou is a place to live.
Encourage a balance of historic preservation while incorporating a more contemporary approach to
merchandising and menu offerings --- upscale mix of retailers and services offered in town.
We have a most incredible resource of artists and crafts people here in town and it would be
wonderful to include them in restoration projects, sculpture, decorative paintings appropriate to the
period of our architecture.
Added at meeting 02/13/97
Health culture, art culture, beauty.
Historic.
Play up the waters -- mineral springs, Fountain Creek, Ruxton Creek, mineral baths.
Place for recreation activities, hiking, biking, etc.
Independent, boot-strapping town, form opinions.
Diversity and pride that we foster our diversity.
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Spirit of Manitou Springs Page 2

Alternative shopping district.
Gateway to the mountains.
City/nature opportunities.
Visual layering of buildings on the land-Manitou Avenue, to houses, to ridges, to mountains.
Manitou has a personality -- Warm, Friendly, Sense of Humor, Funky, Free Spirited.
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February 20, 1997

Dear Steering Committee Member:
The second meeting of the Downtown Master Plan met on February 13, 1997. This was also the
first of six citizen forums.
The meeting was opened by Larry Manning, Planning Director.
The Committee decided that it would be a good idea to have a chairperson and Jack Ramsey was
selected to ful:fill this role. At the recommendation ofthe consultant, the committee also decided to
form a Communication Subcommittee. Communication with the citizens is considered a critical
element if the effort is to be successful; Michele Carvell agreed to chair this committee. The mission
of this subcommittee will be to get the message out. Its work will include preparing a project
newsletter, staffing the project field office at key times, producing flyers to announce the meetings,
especially the Design Charrette on April 16 through April 17, the Preservation Forum planned for
April 16, and for the lag time over the summer.
Paul Foster then conducted the Issu es work session. He presented relevant issues extracted from the
recently completed Vision 2000 Plan, as well as issues identified by the Steering Committee (see Part
1). The meeting was then opened for input by the Steering Committee members and the general
public. In all, some 47 issues were identified as participants were encouraged to cast nine votes for
their pet issues. From all ofthe input received it was agreed that parking, traffic and circulation were
the most pressing issues. Other issues receiving a significant number ofvotes included the categories
of cleanup, fix-up and beauty, overhead wires, and sidewalks and streetscapes. The complete list of
the issues is enclosed with this summary ifollowing). It was pointed out that this straw poll was not
intended to cast these issues in stone but rather to serve as a guide to the consultants in understanding
and prioritizing the issues.
Phil Flores then conducted the Design Principles work sessions. Some of the design principals
which started to take shape included the following:
•

the design should foster an image which preserves and enriches Manitou Springs' unique
historical quality and culture;

•

the design should seek to entice tourists into town in a special, fun and informative way;

•

the traffic/parking/pedestrian problems must be looked at in a holistic and creative manner.
Physical needs, safety, efficient management along with fun, exciting and interesting options
need to be considered while always respecting the historic fabric.
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Steering Committee Meeting
February 13, 1997
Page Two
•

The design should create a pedestrians/walking environment which is gracious, safe,
convenient, attractive, and unencumbered with pleasant rest areas and other amenities.
Crosswalk paving patterns should enhance the historic character. The pedestrian should be
drawn through the downtown and back again.

•

The plan should seek to enhance the visual environment by removing the overhead wires and
billboards.

•

The Downtown Enhancement Plan must relate to the open space plan.

•

Enhance the downtown area with trees, shrubs and flowers.

•

Anything that is designed must take into account the historic character, and be special and
appropriate to Manitou Springs.

Additional work on these principals will be presented at the next Steering Committee meeting.
At the conclusion ofthe meeting, the Communication Subcommittee met to better define their tasks.
Because of the shortness of time, they also recommended that the Preservation Forum, with invited
presenters, be rescheduled from March 6th to April 16th. This committee began to develop a series
of ideas which will be presented at the next Steering Committee meeting on March 6th.
We were all pleased to see the respectable number of citizens who attended.
Enclosed you will find your copy of the issues tabulation sheet (following). Also enclosed is a copy
of the Vision 2000 statement relevant to this project and a list ofthe Spirit of Place statements (see
Part 1). For those of you who were able to attend, we appreciate your help. For those of you who
were unable to attend, please review the material carefully. We have also enclosed a list of attendees.
We look forward to seeing all of you on March 6, 1997. Enclosed is the agenda for this upcoming
meeting. This will be a progress meeting. Please encourage your fellow committee members to
attend.
Thanks for your help.
Sincerely,
Kevin R. Shanks
Principal
Director, Landscape Architecture
KRS/ah
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WHAT DO YOU THINK THE MOST IMPORTANT ISSUES ARE THAT THE MANITOU
DOWNTOWN PLAN SHOULD ADDRESS?
Grouped by related issues (02/17/97)
(numbers to the left of the issues represent votes from straw pole)
Traffic, Circulation and Parking
14
Parking! Parking! Parking!
1
Parking - very limited.
3
Traffic congestion and crosswalks.
Pedestrian crossings
2
1
Pedestrian access
2
Continue trail through town to connect with Intmann Trail and Barr Trail-- (suggest Boulder
Creek for a model)
Clean-up, Fix-up and Beautify
8
Facade improvements, i.e. paint, etc.
18
, Cleanliness
Open up/Clean-up around the arcade -- suggest pulling up boards behind Patsy's &
7
landscaping the creek
15
Find a way to beautify the area around the GM Building
1
Find a way to beautify backs of buildings along Soda Springs Park
9
Beautify area around arcade
4
Progressive focused appearance
Overhead Wires
Overhead wires
3
33
Bury the electric and telephone wiring
2
Elimination of overhead wires
2
Bury wires
Sidewalk and Streetscape Issues
8
Develop a more pedestrian-friendly, treed business district, which is what we use to have
before all the big trees on Manitou Avenue were cut down for road improvements.
22
Beautification of the streetscape
Sidewalk sandwich signs
4
Sidewalk improvements
1
Wider sidewalks
Special Amenities
16
Mineral pools for bathing at both ends of town.
3
Seating areas to enjoy the views and stream.
6
More art on the street -- better information for the public --- more information text
Outside dining
3
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Historic Preservation
4
Preserving and enhancing Manitou Springs' uniqueness.
Improve merchant's sensitivity and appreciation of historic preservation.
14
Historic preservation.
Signage
Some type of interpretive program.
1
Signage consistent with the period of the architecture.
10
Visitor information material/kiosk.
3
Better trailblazer signage.
Lighting
5
Gas lights on Manitou Avenue.
8
Improve lighting for architecture and sidewalk.
ResidentlBusiness Issues
2
Unified commitment of residents and business people.
6
Better products to distribute and sell (Le.: food and merchandise)
6
Cooperation of property owners.
6
Economic mix -- diversitY and provide local support options.
Nuisance Issues
Highway noise.
7
Animal control on Manitou Avenue.
Noise control on Main.
Other Issues
9
More visibility to shops on Ruxton Avenue.
Repeal tax on food.
Advertise more ---- region wide
state wide

21

March 18, 1997

Dear Steering Committee Member:
The third meeting of the Downtown Enhancement Plan occurred on March 6, 1997 at the Town
Hall. Jack Ramsey, Chairman, opened the meeting with a review of the agenda and the material
which was sent to all Steering Committee members. Distributed with the agenda were a number of
items including a revised schedule (please note the addition of the Forum on Preservation and
Economic Opportunities on Apri116, 1997), an outline ofthe planned content for all future meetings,
and a schedule of site visits by the consultant team. Paul Foster reviewed this material with the
committee.
Jack then called on Michele Carvell to make a report on the activities of the Communication
Subcommittee. A copy of Michele's excellent report is attached (see Part 2). Key points include:
•
•

logo and draft layout of project newsletter (sample attached);
newsletter schedule:
1)
prior to design charrette of Apri114-Apri117;
2)
mid-summer after meeting of June 16; and
3)
fall, prior to meeting of September 11.

For the first newsletter, Michele will need letters from Jack Ramsey, Kevin Shanks and quotes from
the consultant team and Steering Committee members. Michele's deadline for the above is March
20th. She will also need names and brief biographies for the invited panelists (PlF and PF to
provide), and additional ideas for story lines. Michele also indicated a need for additional help for
the" door to door" campaign. Larry Manning will get a brief announcement about the project in with
the utility bills. Please review Michele's report carefully and let her know where you can help.
Paul Foster then reviewed the Issues board which had been arranged by related topics (see February

20, 1997 meeting minutes).
Phil Flores continued the discussion on Design Principals which the committee had initiated at the last
work session. Phil distributed copies ofthe principals (refer to attached material) (see Part 1). After
some discussion, three new principals were added. They include:
•
•

the design must not only respect the past but it must also reflect the attributes of the
contemporary community including the fine arts and the healing arts;
the Downtown Plan should enhance the economic vitality ofthe downtown shopping district;
and
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•

the Downtown Plan must be responsive to both the visitor and the residents and should
include pleasant retail experiences and places for entertainment and dining.

Additional work on these principals will be presented at the next Steering Committee meeting.
Phil then provided a progress report on various traffic, transportation and utility issues. Key points
of this report include:
Traffic
•
Manitou Avenue is a U.S. Highway owned/managed by CDOT.
CDOT will basically allow changes in the ROW section but the community must pay for and
•
maintain the streetscape.
•
CDOT has a five year plan. Any traffic/transportation improvement items must be in the plan
to be able to receive state/federal funding. Next deadline for inclusion in the plan is
November 1997.
•
Pedestrian crossings, orientation and configuration.
•
Bikelhike circuits; local connections to regional trail system.
•
Motorcycles are a sensitive issue" to be considered.
•
Need to follow progress of proposed street car program. This will need to go to a vote of
the people in April for franchise rights.
•
Need to look for opportunities for deliveries to the rear of properties.
Parking
•
There is a metro parking district which has two bases for its establishment. They include
parking and parks and recreation.
•
The district has two lots. One at the east end of town, one at the mid-point of downtown
(leased from the city). These two lots provide approximately 130± cars. The district is
looking for parking lot opportunity at west end.
•
There used to be a tree lawn and diagonal parking on Manitou Avenue but it was removed
by CDOT in the 1950s.
•
The shuttle operation is a break even proposition. It doesn't move people from one area to
another, rather it is a circulator of people who want a tour of Manitou Springs.
•
Parking in residential areas is a problem.
Circulation
•
Need to look at sense of arrival to the downtown area. Good at west end, not as strong at
the east end. This is a good opportunity to look at the use of native materials, i.e., stone
monuments to identifY entry.
•
May want to look at moving some traffic to other streets.
•
Signage, direction, orientation, information and interpretation.
•
Pedestrian trails/linkage to Fountain Creek.
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Utilities
•
Power, cable tv, telephone are amenable to undergrounding overhead wires. All could go in
same underground trench.
•
Could have specific pedestrian and traffic light fixtures within the downtown area.
Phil to follow up with Larry Manning to determine ifappropriate projects will be included in the COG
five year transportation plan.
The meeting was adjourned at approximately 8:00 p.rn. The next Communications Subcommittee
meeting is scheduled for March 14th at Cafe Sweet Annie's.
Enclosed you will find your copy of Michele's report (see Part 2). Also enclosed is a copy of the
revised schedule and the latest revision to the design principles. For those of you who were able to
attend, we appreciate your help. For those of you who were unable to attend, please review the
material carefully.
We look forward to seeing all of you on April 14, 16 and 17th. This will be our planned on-site
design session and one of the most important phases of the project. Please encourage your fellow
committee members and citizens to attend.
Thanks for your help.
Sincerely,
Kevin Shanks
Principal
Director, Landscape Architecture

KS/ah
Enclosures
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May 21, 1997

Dear Steering Committee Member:
The fourth meeting, Part I ofthe Downtown Enhancement Plan, met on April 14, 1997 at the Town
Hall.
Jack Ramsey, Chairman, opened the meeting with a review ofthe agenda and material which was sent
to all Steering Committee members. Jack then called on Rhonda Cordry to make a report on the
activities of the Communication Sub-committee. Jack then called upon Kevin Shanks of THK to
introduce the topics of the evening and to highlight the overall plans for Manitou Design Week.
Kevin reviewed the topics and presented the overall plans for the balance ofthe week. His comments
included a brief explanation of the planned Preservation Forum and a description of the intended
outcomes for tonight's meeting and for the next Steering CommitteelPublic Forum on the 17th of
April.
Kevin's goal for tonight's meeting was to define a preliminary program to set the agenda for the
design team's on-site design efforts. On the 17th, the design team will return with a presentation on
their activities and recommendation for a final design program.
Kevin then introduced Phil Flores to present an analysis of the town's visual attributes.
Phil Flores presented a number of slides highlighting the overall and specific impressions of Manitou
Springs and particularity the downtown area. Of greatest significance was the profusion of negative
visual impacts along Manitou Avenue including overhead utility lines, the conglomeration of signage
and a lack of any continuity in pedestrian scale street furniture or vegetation.
Next, Paul Foster presented an analysis of Manitou's historic resources and an urban design analysis
of Manitou's opportunities and constraints.
The historic resources presentation included a drawing showing all the structures identified on the
original survey as prepared for the National Register District Nomination (see Part 3). He also
indicated the structures which are individually designated on the National Register. Within the
boundaries of the project, the individually designated structures include Wheeled Bank, the Bridges
over Fountain Creek at Canon Avenue and Park Avenue, the Manitou Springs Post Office, the Cliff
House, Maramount Castle, Baker House, First Congregational Church, Briarhurst, and the Manitou
BathHouse.
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On the urban design analysis drawing, Paul indicated those areas of the downtown area that display
a strong sense of place and cohesiveness (see Part 3). He also indicated areas that are weak and
which need strengthening. Areas of greatest concern included the a.M. facility site and the area
around the historic Manitou Spa. The a.M. site is a concern as it seriously interrupts the town's
fabric and creates a large area with little interest for the pedestrian, and, with the chainlink fence,
present a less than friendly streetscape. The conically shaped Springs building appears imprisoned
inside the fence area. Paul indicated his concern over the area surrounding the Manitou Spa as it is
becoming an area that appears neglected. He also indicated his concern over the dark and somewhat
threatening corridors that occur between the arcade and its adjoining structures.
Following Paul's presentation, Phil Flores presented his analysis of circulation, traffic, parking,
utilities, and natural and environmental issues (see Part 3).
The key points of Phil's presentation included observations and analysis of the following:
Circulation Issues:
•
Lacking a sense of arrival to either end of the downtown area.
•
Confused signage and information to direct the visitors relative to parking opportunities or
directories to community services or attractions.
TrafficlIssues:
•
Notable congestion at all times and especially in high season.
•
Lack of discernible information signage to move traffic to parking locations.
•
Confusion at pedestrian crossways relative to slowing or stopping vehicular traffic to allow for
pedestrian movements across Manitou Avenue.
•
Traffic management and parking of motorcycles.
•
Maintenance ramifications with CDOT if Manitou Avenue is adjusted to a narrower traveled
way.
Parking Issues:
•
Not enough public parking on peak visitation days at existing parking lots and on street
locations.
•
East end parking is not visible from the street to allow for :full utilization of the lot.
•
Central parking lot is not well signed to allow for full utilization.
•
Need off-street parking at west end of downtown area.
•
Problem with on-street parking in residential areas during peak visitation days.
•
Shuttle trolley from outlying parking lots could alleviate parking problems on peak days.
Utilities Issues:
•
Profusion ofoverhead wires is a significant negative visual impact throughout downtown area,
especially along Manitou Avenue.
•
Lack of visual continuity of street lighting and street furniture.
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•

Utility companies would be willing to place overhead utilities underground in cooperation with
the City.

Natural and Environment Issues:
•
Fountain Creek is not developed or managed as a downtown amenity. It is a major asset that
is basically ignored.
•
Vegetation along Fountain Creek is not cared for or managed as a visual asset.
On the urban design analysis drawing, Paul indicated those areas of the downtown area that display
a strong sense of place and a cohesiveness. He also indicated areas that are weak and which need
strengthening. Areas of greatest concern included the G.M. facility site and the area around the
historic Manitou Spa. The G .M. site is a concern as it seriously interrupts the town's fabric and create
a large area with little interest for the pedestrian, and, with the chainlink fence, presents a less than
friendly streetscape. The conically shaped Springs building appears imprisoned inside the fenced area.
Paul indicated his concern over the area surrounding the Manitou Spa as it is becoming an area that
appears neglected. He also indicated his concern over the dark and somewhat threatening corridors
that occur between the arcade and its adjoining structures. Following Paul's presentation, Phil Flores
presented his analysis of circulation, traffic, parking, utilities, and natural and environmental issues.
At the conclusion of these presentations, Kevin Shanks led the attendees through the development
of a preliminary program for the plan.
The program elements include:
THE PLAN SHOULD CONSIDER
•
Stitching the planning area into the fabric of the surrounding neighborhoods.
•
UnifYing the overall physical environment.
•
Decreasing visual clutter.
•
Enhancing and expanding access to Fountain Creek.
•
Exploring opportunities for in-fill.
•
Better defining and communicating the historic Springs.
•
Maintaining current on-street parking.
•
Accommodating year-round parking needs including higher summer levels.
•
Increasing the area for the pedestrian.
•
Simplifying and better defining vehicular and pedestrian circulation.
•
Reducing traffic congestion.
•
Reintroducing a landscaped street appearance.
•
Enhancing historical interpretation opportunities.
Additional programmatic elements from the audience included:
•
Enhancing the west entrance to encourage people to arrive from this end.
•
Enhancing Gateway to Gateway.
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•
•
•
•
•
•
•
•
•
•

Spending money on trees rather than money on burying the wires.
A multi-leveled parking structure and the elimination of some on-street parking.
Flex-time parking (i.e.: each space is worth $2.751hr. in the summer.
Local services.
Downtown as a fun place to be.
A shuttle system on the east end.
Transition from summer tourism area to a year-round destination area.
Visual clutter (i.e.: billboards, signs, architecture)
Public transportation.
Place for kids.

Other comments from the audience included:
•
Address the trolley, it is at odds with the character of the community.
•
Has anyone asked the people in Manitou Springs about the trolley?
•
Light rail might cost 5.0 million per mile.
•
Please don't shoot us in the foot over the signs.
The meeting ended at approximately 8:30.
Sincerely,

Kevin R. Shanks
Director, Landscape Architecture
KRS/slh
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Preservation Forum

APRIL 16, 1997

On April 16, 1997, the Steering Committee for the Downtown Plan hosted a forum on Preservation
and Economic Opportunities. Participants at the forwn, included Ms. Ruth Falkenberg, Past Chair
of both the Denver Landmark Preservation Commission and the Denver Planning Board; Mr. Marry
Nelson, Developer and Builder; Kathleen Brooker, President of Historic Denver; Mr. Joseph Bell,
Architectural Services Coordinator, Colorado Historic Society; and Ms. EllenIttelson, Senior Planner
in charge ofPreservation for the Denver Planning Office. Moderating the discussion was Paul Foster
ofPJF Associates. Each of the panelists brought a different point of view to the discussion. Ruth
Falkenberg discussed the economic benefits of utilizing various government tax credit programs
aimed at promoting historic preservation. Joe Bell gave an overview of the specific steps required
to establish a project as eligible for state or federal tax credit. Larry Nelson gave a very fuctual
presentation on business opportunities and risks of restoring historic properties. Ellen Ittelson and
Kathleen Brooker cited numerous examples of the positive economic benefits of preservation on
neighborhoods and communities. Following the individual presentations, the panel took and
responded to a number of questions from the audience.

Preservation and Economic Opportunities
Panelists:
Ms. Ruth Falkenberg
Landmark Preservation
Emeritis
845 Lafuyette Street
Denver, CO 80128

Commissioner

Mr. Larry Nelson
Historic Structures Developer
620 Corp., Inc.
126 West 12th Avenue
Denver, CO 80204

-

Ms. Ellen Ittelson
Senior Planner
Planning & Community Development Office
City and County of Denver
200 W. 14th Avenue
Denver, CO 80204
Ms. Christian Brixey
Executive Director
Lower Downtown District, Inc.
1616 17th Street, #370
Denver, CO 80202

Ms. Kathleen Brooker
President
Historic Denver, Inc.
821 17th Street
suite 500
Denver, CO 80202

Mr. Joseph Bell
Architectural Services Society
Colorado History Museum
1300 Broadway
Denver, CO 80203-2137
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May 21, 1997

Dear Steering Committee Member:
The fifth meeting Part II of the Downtown Enhancement Plan met on April 17, 1997 at the Town
Hall.
Following a brief introduction by Kevin Shanks, Paul Foster reported on some of the issues which
were discussed with the design team during the week. They included:
•
There is increased competition between communities for the tourist dollars.
•
There is increased competition between shop owners for the tourist dollars.
•
The tourist season is limited, but intense, and therefore:
Burdens the infrastructure especially circulation and parking.
Limits the profit potential and therefore tax dollars.
This in turn limits dollars available forrepair, maintenance, and services.
•
Businesses are declining.
•
The needs of the residents are not being met.
•
The project area should extend from Gateway to Gateway.
•
Trees are in a terrible state of decline.
•
There is a need for the city to coordinate funding.
There is great potential, but.. ................. !
Paul then presented a diagrammatic draft which displayed the advantages of year-round destination
(see Part 5). He also listed the specific advantages. These included:
•
Better revenues for all.
•
More tax dollars.
•
Better utilization of resources.
•
An ability to do things you might not otherwise be able to do like certain kinds of retail.
•
It would dampen down impacts.
•
Provide more services/shops in downtown for the residents.
Paul then presented a diagrammatic chart which listed the foundations for a year-round destination.
They included:
•
The waters;
•
The mountains;
•
The attractions;
•
The resort/lodging industry;
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•
The retail/shopping opportunities (see Market Analysis Memo Part 4);
•
The history, both cultural and architectural; and
•
The healing arts.
The audience added:
•
The restaurants; and
•
The restful and rejuvenating spirit.
At the conclusion of this presentation, there was a clear consensus that Manitou Springs should
pursue a direction of becoming a year-round destination. This now becomes the basis underlying
assumption and philosophical underpinning for the plan.
Phil Flores then presented three approaches to vehicular and pedestrian circulation as follows:
•

Maintain the two-way system on Manitou Avenue with minimal reduction of the vehicular
lanes and a few critically located landscape planting areas along the way to enhance the
pedestrian environment.

•

Develop a two-way system on Manitou Avenue which would reduce the vehicular travel lanes
to one in each direction with a center passing and left turn area. Reduce parallel parking and
widen the pedestrian way and provide for the re-establishment of tree planting areas and
pedestrian rest areas along each side of the street. Overhead utilities would be placed
underground in this scheme.

•

Develop a one-way system on Manitou Avenue from the Clock Square to Ruxton Avenue.
One-way traffic would be established on Canon and Park Avenue to the west. One-way traffic
would be established to the east on Manitou Avenue from Ruxton. There would be significant
widening of the pedestrian ways along Manitou Avenue from Ruxton to Clock Square which
would include tree planting areas and pedestrian rest areas along each side of the street.

Kevin Shanks and Paul Foster then presented some initial urban design concepts. They included:
Despite differences of opinion and interests the citizens need to adopt a common vision and sense of
direction; realizing the success ofthe effort depends on everyone's participation. The diverse interest
groups give the City its character and ultimately the economic diversification needed to be viable and
healthy.
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Creating a stronger sense of place by:
•
Looking at the project as being Gateway to Gateway.
•
Strengthening the edges of the street through the use of landscape and building facade
articulation.
•
Emphasizing focal points that create corresponding pedestrian spaces.
Town clock;
Springs structures;
Front of City Hall;
Park in front of library; and
Entrance to Soda Springs Park
•
Preserve and enhance all areas of architecture (what makes Manitou Springs very unique is the
city's legacy of architecture that chronicles the tourism industry from the 1800's to the present
time).
•
Preserve and restore the historic bridges and other architectural elements including lights, ,...
fences and signs.
•
Create special locations for art.
•
Look at Gateway statements at each end of the town on Manitou Avenue with streetscape
elements providing some continuity inbetween.
Improve and enhance pedestrian circulation.
•
Create riverwalk.
•
Create pedestrian linkages to surrounding neighborhoods.
•
Provide more space for the pedestrian along Manitou Avenue.
•
Provide strong linkages to parking lots.
•
Emphasize several pedestrian crossings across Manitou Avenue to improve safety and slow
vehicular traffic.
Pawnee Avenue
Navajo Avenue
Ruxton Avenue
Stairs from Osage Avenue
•
Linkages to the Cliff House
•
Linkages to regional trail systems.
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Recognize the G.M. facility and the low income housing behind the Stagecoach Restaurant as
incongruous with Manitou's urban fabric. Work with owners to develop solutions.
Streetscape development along Park and Canyon Avenues is also important to the overall urban
design of downtown.
We look forward to seeing all ofyou on May 29 at 6:00 p.m. Concept alternatives will be presented.
Please encourage your fellow committee members and citizens to attend.
Sincerely,

Kevin R. Shanks
Director, Landscape Architecture
KRS/slh
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June 10, 1997

Dear Steering Committee Member:
The fifth meeting of the Downtown Enhancement Plan met on May 29, 1997 at the Town Hall. Jack
Ramsey, Chairman, opened the meeting with a review of the previous minutes. There were no
corrections or additions.
Michele Carvell gave a report on the activities ofthe Communication Sub-committee. The key points
of her report included:
•
•
•
•
•

The suggestion boxes are out in the community.
The issues/questionnaire postcard is out and will continue to sample citizen priorities over the
summer.
At major events such as Clayfest, etc., the suggestion boxes will be out for input.
The second newsletter will go out soon. They will incorporate the questionnaire in the
newsletter.
The committee has received some 250 responses back.

Two suggestions were made:
•
•

Need to get questionnaire to business people. Jack Ramsey and Michele thought that this was
already being done, but would make sure that the businesses are getting the questionnaire.
The other suggestion, and it really relates to the first, was to include the questionnaire in
Chamber newsletter in addition to the project newsletter.

Paul Foster requested a tabulation of the responses already received so that this information could
be incorporated into the current planning process (see the Avenue survey results in Parl2). Michele
indicated that they would get this information to the THK team.
Phil Flores ofTHK then made a presentation on two overall design concepts. He began by reviewing
some of the issues which were included in the design sketch which had been presented at the last
meeting on April 17. He also briefly touched on some of the broader circulation options.
Phil then presented Concept "C" (see Parl6). This concept explores the idea that Manitou Avenue
be enhanced as a pedestrian street. It would be changed from its current configuration of four driving
and two parking lanes into a street of three lanes with parking strategically removed from some
sections. The curbs would be relocated along the edges to provide generous pedestrian sidewalks
with street trees in either tree lawns or in enhanced paved areas with grates.
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Two areas of special treatment were noted. They included the OM site and the area in front of the
arcade complex. At the OM site, a double row of trees is proposed along with benches and settings
for works of art. At the arcade area, Phil pointed out that this is proposed as a plaza area to convey
the concept that it is considered as the "City Center". In this area, no street parking would be allowed
and buildings, landscape and street furniture would be placed in such a manner to further convey this
city center idea. Along the balance of Manitou Avenue, this concept called for street trees in a
consistent linear pattern.
Concept "c" (see Part 6) also envisioned the removal of parking from the west side of Canon Avenue
from its intersection with Manitou Avenue to its intersection with Park Avenue at Soda Springs Park.
This entire section would be developed with a streetscape based upon the historic precedence shown
in some ofthe historic photographs.
This plan proposed deleting the angled parking along the northeastern edge ofthe park and replacing
it with parallel parking on both sides of Park Avenue. Again, the plan proposed that the curbs along
the park be relocated to allow space to provide for a tree lawn and detached sidewalk.
Extending south up Ruxton Avenue, it was a considered recommendation that the planning area be
extended further south to include all of the commercial buildings on Ruxton. There is little room for
street trees until you get past Manitou Place and even then the opportunities are limited. Perhaps
historic lights could extend up this street with occasional street trees where space would allow. The
THK team has begun to think of this area as the "Arts District".
Phil then briefly discussed "Concept B" (see Part 6) which was essentially identical to "c" (see Part
6) except that a one way circulation system was explored. This one way system was an idea brought
to the design team during the April charrette by a local resident who lived on Ruxton. The idea for
the plan envisioned a one way pattern west bound starting at Canon Avenue and extending along Park
Avenue to the intersection of Park with Manitou Avenue. At this point, the system would become
one way east on Manitou Avenue. While certain efficiencies are generated by this scheme, the
steering committee and the audience in general soon concluded that the scheme was unworkable.
Paul Foster then presented two different detailed schemes which looked at the interior development
of two site areas which were identified at the previous meeting as being especially critical to the
downtown plan (see Downtown Parking Opportunities in Part 6). These two areas included the
area just east ofthe Stage Coach restaurant, and the area around the arcade. At the Stage Coach site,
the plans reflected a public/private development option with 38 public parking spaces in addition to
a modest level of additional development at the Stage Coach restaurant. The other scheme for this
area proposed a private development which suggested new lodging facilities along Fountain Creek
and at the restaurant.
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At the arcade site, both schemes identify the need to make a strong landscaped connection through
the site from Manitou Avenue to Canon Avenue. Paul indicated that there is a critical need to clean
up and refine this area and to make this connection with the historic Cliff House. Beyond this point,
the two plans differed primarily in the method by which the existing city parking lot is developed.
The first scheme suggested that the city acquire the site at the east end ofthe existing lot and that this
area be developed as additional parking and as a small park along Fountain Creek. The second
scheme suggested a more aggressive parking strategy which included the development of a structure
and parking lot on this site. The development ofa parking structure included the removal of a section
of the easterly buildings which make up the arcade complex. This concept adds approximately 50
spaces in an unmanaged scenario and adds approximately 90 spaces in a managed scenario.
Other ideas common to both schemes included the development of a river walk system and two new
parking lots at the town's west end. The proposed trail would extend from Memorial Park on the east
to Soda Springs Park on the west. The trail would run along Lovers Lane to Canon Avenue, cross
Canon and run along Fountain Creek to the arcade (City Center) area, and through the arcade to
Soda Springs Park. The trail would then extend through the park to the intersection ofPark Avenue
with Manitou Avenue. Along the segment from Canon Avenue to the city's eastern parking lot, Paul's
drawings demonstrated how the areas behind the existing structures could be cleaned up, made more
attractive, and include additional parking. Both drawings also showed additional parking lots at the
west end of town. One site containing 24 cars was shown on the site of the old Skelly station. The
other parking lot for 28 cars was shown at Park Avenue and Fountain Creek.
At the conclusion of Paul's presentation, members of the audience were invited up to examine the
drawings more closely during a 15 minute recess. Following the recess, an extensive period of
discussion occurred. At the conclusion, the general consensus, although not necessarily shared by
all, was the following:
•
•
•
•
•
•

That the plan should generally follow the direction suggested by Concept "C".
That the utilities should be buried.
That a trail should be developed along the creek wherever possible.
That the streetscape should be installed.
If parking is removed from the street, it needs to be replaced. There needs to be a net gain in
parking.
The plan needs to address both short term and long term parking. Possibly connected with a
transit system.

Additional comments included:
•
•
•

The plan needs to look at trees along the creek and to determine the needs for replacement.
The committee would like to know what it would take to extend the plan from gateway to
gateway.
The plan needs to develop a bike lane.

38

Steering Committee Meeting
May 29, 1997
Page Four
•
•
•
•
•
•
•
•
•

There needs to be parking for bicycles through the planning area.
There is a need for more public restrooms at the west end of the downtown area.
It was suggested that an arbor concept might work at the OM site.
It was further stressed by other members of the committee that the plan needs to be "totally
aggressive with regard to parking".
The need for additional parking is most acute at the west end.
The plan needs to deal with parking first and then the amenities.
The plan should recognize the entire town as an art district not just Ruxton Avenue.
The plan needs to look at additiomil options in the Cliff House/Spa area.
Delineate some options within the basic scheme.

It was brought up that one possible funding mechanism would be to change the charter ofthe Metro
District to include some or all of the elements ofthe downtown plan. Paul Foster suggested that it
might be appropriate to form a sub-committee to look at these kind of financial options. After some
discussion, it was determined to wait until the THK team developed some funding options with
recommendations.
The focus for the next meeting should include a refinement of Concept "C". This should include:
•
•
•
•

response to input given at this meeting;
costs of the alternative parts;
cross section of financial options; and
some more details on specifics.

Examples of other communities; what they did/what they gained (see Small Town Articles in

Appendix).
The meeting was adjourned at approximately 8:30.
We look forward to seeing all of you on June 16, 1997 at 6:00 p.m. in Manitou Springs Memorial
Hall to discuss the preferred alternative with costs and potential financial strategies.

Sincerely,

Kevin R. Shanks
Director, Landscape Architecture
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July 17, 1997

Dear Steering Committee Member:
The sixth meeting of the Downtown Enhancement Plan met on June 16, 1997 at the Town Hall.
Jack Ramsey, Chairman, opened the meeting with a review of the previous minutes. There was one
correction. The minutes should read that the last meeting adjourned at 9:30 rather than 8:30 as
stated.
Michele Carvell gave a report on the activities ofthe Community Subcommittee. The key points of
her report included:
•
•
•
•
•

the initial survey responses have been collated and the computations have been faxed to Larry;
the next issue of the Avenue newsletter is scheduled in about two weeks;
they will try to move the field office to the town hall to increase the exposure to the project;
Michele needs an article for the garden group; and
Michele then summarized the tabulations from the survey.

Kevin Shanks from THK gave an overview of the material to be presented at tonight's meeting. This
overview included:
•
•
•

existing and proposed parking (see Parking Analysis (06/16/97) in Part 7);
Plan "C", which is a compilation of "A" and "B"; and
costs.

Phil Flores ofTHK then presented the Concept "c" (see Preferred Alternative in Part 6 and Poster)
plan, enclosed, indicating all areas where parking along the street is being maintained and the areas
where the curbs are being "bumped out" to provide additional space for street trees and pedestrians.
Phil presented the enclosed parking analysis reflecting the additional parking that was proposed as
a part of Concept' C'. Phil also discussed the proposed trail. Phil pointed out that in order to move
forward with CDOT and the utility companies, he needed a clear direction from the Steering
Committee.
Paul Foster then presented information about two parking structures which had been brought up at
the last meeting. One of the structures was located on the GM site below a proposed retail
development located at grade along Manitou Avenue. The other structure was located at the large
public parking areas just west of the Stagecoach restaurant. According to information which Paul
received from Rocky Mountain Precast, the cost for each parking stall will run approximately $7,000
to $12,000 depending on size and complexity of the structures. It was
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Paul's opinion that such a cost would never pencil out in financial terms. This was generally
supported by the Committee. After considerable discussion, it was generally agreed that the design
should first look at acquiring and developing surface parking within the project area and then to look
at parking opportunities beyond the project area.
Phil then summarized the overall project costs with a segment by segment review of these various
costs. See enclosed Preliminary Cost Estimates (see Cost Estimates in Part 7). The Steering
Committee recommended that the cost projections include the cost ofacquiring the suggested parking
sites including:
•
•
•
•

the site just east of the Stagecoach restaurant;
the "Skelly Station" site;
the "laundromat" site northwest of Soda Springs park; and
the "park" site on the east side of the current public lot next to the arcade complex.

Paul then summarized his research on various grant programs available to implement various elements
of the proposed plan. The primary funding candidates include:
•
•
•
•

the State Historic Fund;
the certified local government plan;
ISTEA Enhancement Program; and
Great Outdoors Colorado.

Kevin Shanks then presented additional research on other grant funding mechanisms. They include:
•
•

Contiguous County Gaming Impact Grant Program;
"Small Cities" Community Development Block Grant Program (CDBG).

Kevin also presented information on districts and alternative government financing mechanisms.
These options include:
•
•
•
•
•
•

Special Districts (Title 32) including metropolitan districts;
General Improvement District (GID);
Special Improvement District (SID);
Urban Renewal Authority (URA);
Downtown Development Authority (DDA);
Business Improvement District (BID).

Kevin then presented a sales tax option.
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A Grant and Funding Strategies report was provided to attendees that covered all the above discussed
items in detail (see Part 8). If committee members want another copy of this report, contact Kevin
Shanks with THK at (303) 770-7201.
Phil Flores then presented a report on some infrastructure funding options. Phil indicated that there
is precedence by the Colorado Springs Department of Utilities (CSDA), in sharing the cost of
relocating overhead wires into an underground location. He also pointed out that CSDA is amenable
to using a common trench with US West and the cable television company. Phil recommended that:
•
•

the approved development concept be presented to Development Division ofCSDU to explore
the ramifications of undergrounding electric, telephone and cable lines;
the approved concept plan be presented to US West and the cable television distribution
company for Manitou Springs for their review and comment.

Phil recommended that a meeting be set with Region 2 CDOT staff to review the approved concept
and that the City of Manitou Springs needs to get its street improvement programs for the downtown
area, especially improvements to Manitou Avenue, included in the update of the Transportation
Program (TIP) currently being developed by the El Paso County of Governments and CDOT. This
five year plan is to be completed in November 1997.
Following these reports, the Steering Committee discussed the various options. The key points of
this discussion included:
•

Jack Ramsey would like to see the project staff in the Fall of 1996 but this is unlikely due to
the voting requirements for new taxes and the timelines associated with these requirements.
A start date in 1999 is more likely.

•

The Steering Committee would like a proposal from THK to extend the limits of the design
work to include a Gateway to Gateway approach.

•

Before any parking is removed from the street, off-street replacement parking needs to be
acquired and developed.

•

All ofthe various design/planning/funding programs currently under consideration by Manitou
Springs need to be internally coordinated.

•

Rob Stevens indicated his concern that the cost estimates might be too low. Phil Flores of
THK said that even though these figures are very preliminary, he is confident that they are
reasonable. THK will further refine the estimate for the September meeting.

Ken Jaray then made a motion to recommend acceptance of the concept plan. His motion was
seconded by another Steering Committee member. The motion passed unanimously.
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Paul Foster said that he will prepare a letter for Jack Ramsey to indicate that the Steering Committee
has approved the concept plan. This letter can be used by THK to demonstrate community support
when they meet with CDOT and the utility companies.
Paul Foster will also prepare an implementation outline plan for the September meeting (see Parti 0).
The meeting was adjourned at approximately 9:15.
We look forward to seeing all ofyou on September 11, 1997 at 6 :00 pm at Manitou Springs City Hall
to discuss refinements of the preferred alternative, Concept 'C', and design guidelines.
Sincerely,

Kevin R. Shanks
Director, Landscape Architecture

KRS/ah
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September 26, 1997

Dear Steering Committee Member:
The 7th meeting ofthe Manitou Avenue Master Plan met on September 11, 1997 at the Town Hall.
Jack Ramsey, Chairman, opened the meeting with a review of the previous minutes.
Michele Carvell gave a report on the activities ofthe Communication Subcommittee. The key points
of her report included:
•

To fund the next phase ofthe development of the plan, the City Council has placed a 2/1 Onths
of 1% retail sales tax increase on the November ballot. This new tax, if passed, would raise
approximately $165,000 over three years and would expire at the end of three years.

•

This method offunding was not anticipated and it means that the Steering Committee will have
to do everything it can to get the word out to the voters.

•

Complicating the task is the fact that two other tax initiatives will share the November ballot.

Jack Ramsey introduced Paul Foster to give the Steering Committee the revised schedule for future
meetings. The revised schedule is as follows. Meetings shown bold and in italics are changes
from the previous schedule. All meetings will be held at the Town Hall.
•
•
•

October 9, 1997, 8th Steering Committee Meeting and Citizen Forum.
October 23, 1997, 9th Steering Committee Meeting, no Citizen Forum
October 30, 1997 Community Wide Citizen Forum

By moving the Community Wide Forum from November 13th to October 30th, the Steering
Committee will have an opportunity to bring the full plan to the community prior to the vote on the
4th of November.
Highway Options
Phil Flores ofTHK was asked to introduce Bob Torres ofCDOT, Region Two. Phil indicated that
he met with Bob and his staff on July 1st to discuss the project (see July 1, 1997 Meeting Minutes
with CDOT in Part 7). At that meeting, the currently adopted concept plan was presented to CDOT
for their review and input. The two main issues to come out of this meeting included:
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•
•

The lanes as currently shown are a total of six feet less than state policy.
The community will need to decide if they want Manitou Avenue to remain a State Highway
or if they want to remove it from the state highway system. There are cost and design issues
related to this decision.

Phil then introduced Bob Torres ofCDOT. Mr. Torres provided the following information:

•
•

•
•

As state highway, CDOT currently spends about $30,000 per year on maintenance of Manitou
Avenue.
Ifthe community wants to remove Manitou Avenue's designation as a state highway, there are
a number ofways that CDOT could assist, at least for awhile, in the transition. The state could
agree to continue to take care of Manitou Avenue or the state could give the community
$30,000/year to take care of it themselves. This assistance would only be temporary.
Eventually, the community would be completely responsible for the maintenance, snow
removal and repaving.
CDOT is concerned with the reduction of the lanes from four to two lanes as currently
indicated on the plan.
Every ten years, CDOT installs a 2" asphalt overlay at a cost of about $150,000/mile. For the
2.8 miles of Manitou Avenue, this results in a cost of about $500,000 every ten years.

Mr. Torres then discussed the ISTEA (Intermodal Surface Transportation Enhancement Act),
enhancement funds. This federal program has been used to provide certain types of enhancements
to state highways, but it is set to expire in October of this year. Congress is currently working on
various options and CDOT is assuming that ISTEA, in some form, will be renewed. In the past, the
Pikes Peak COG has received $3-$4.0 million pear year from this program. There are specific
procedures to get on the list of projects, and a panel determines the priorities. Manitou Springs
would compete for these funds with other communities in the Pikes Peak COG.
During a question and answer session which followed Mr. Torres' presentation, the following
observations, issues andlor questions were raised.
Kevin Shanks from THK observed that Manitou Avenue is viewed differently by various groups. The
highway department says it is a state highway. To the residents ofManitou Springs, it is Main Street.
Kevin believes that it will take time to reconcile the differences and reach a compromise.
Bob was asked if the state could help fund this project.
opportunities to participate.

He indicated that there are some

Bob was asked, ... "Is there funding to let us down slowly?" He indicated that these kinds of
arrangements have been worked out with other communities.
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The Mayor indicated that the cost of both paving and maintenance, which equals approximately
$70,OOO/year, has been the reason that the town has not asked the highway department to remove
Manitou Avenue from the highway system. Other concerns which the citizens brought up included:
•
•
•
•

pedestrian safety and a pedestrian friendly atmosphere;
plowing of snow;
fire department and emergency vehicles;
iflanes are moved and/or reduced, can deliveries ofgoods (beer trucks) still be conducted from
the street?

These issues will be further explored by the consultant team.

Utility Issues
Phil Flores then discussed utility issues. Phil stated that from the beginning of this project, we have
heard two things from the community:
1.
2.

"Bring back the trees!"
"Remove the wires!"

In fact, to bring back the trees you have to remove the wires. Phil has discussed the plan with all of
the utility companies and, except for money, no one has a major problem with the plan. The utility
companies have indicated a willingness to assist in the undergrounding. Their engineers will work
with the consultants during the design development phase to prepare more detailed plans and cost
estimates. Phil also indicated that there is a System Improvement Fund which will assist communities
with undergrounding electrical utilities. The utility companies will bring their lines to the property
line, the owner will have to take it from there. There are no current estimates as to these costs.

Gateway to Gateway Plan
Kevin Shanks and Phil Flores presented the analysis of the gateway to gateway segments. These
segments extend from the original boundaries ofthe project to the east and west gateway to the Town
of Manitou Springs and were recently added to the scope of the project.
The analysis byTHKAssociates, Inc. and PJF Associates indicated the following opportunities and/or
constraints:

•
•
•

It is difficult to find a consistent image along these segments to tie with Manitou Springs. It
is difficult to tell where Colorado City ends and Manitou Springs begins.
There needs to be a clearer and stronger sense of arrival.
There is no continuity of street edge treatment.
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•.
•
•
•

There is no continuity of space or path for the pedestrian. Because of this~ the pedestrian is
often put at risk.
As you come under the bridge at Highway 24~ the sense of arrival and place becomes much
clearer.
There are a number of stone or concrete walls which limit the design options.
The historic gateway at the west end reads better than the gateway at the east end.

As before~ a question and answer period followed the presentation. The following issues~concerns~
and questions were raised or asked:
•
•
•
•
•
•
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When the National Trust came to Manitou Springs~ they liked what they saw.
Visitors often say~ "What a fantastic place!".
Manitou Springs needs to develop a coordinated business plan.
The mineral springs need to be emphasized.
The historic gateways are a problem and Manitou Springs has tried to improve them in the
past~ but CDOT rules have been a problem.
Signs lost~ vistas lost~ and there is a lack of continuity.

December 22, 1997

Dear Steering Committee Member:
The ninth meeting ofthe Manitou Avenue Plan met on October 30,1997 at the Town Hall.
Call to Order
Jack Ramsey, Chairman, opened the meeting at approximately 6:10 with a review of the previous
minutes and reminded people that this is the ninth meeting on the Manitou Avenue Plan (not counting
the week long charrette).
Jack also explained the reason for extending the plan to include the Gateway to Gateway segments.
Though no specific distribution has been set, the current thinking is for a 20%-80% split between the
Gateway segments and the downtown segment (see Cost Estimates Part 7). Jack then introduced
the Steering Committee, and pointed out that this is the community's plan.
Sales Tax Increase Ballot Item
Jack briefly discussed the proposed sales tax increase on the November ballot. The sales tax is
intended to raise $165,000 to continue the planning and design efforts for the improvements of the
Downtown and Gateway to Gateway Manitou Avenue.
Review of Process to Date
Michele Carvell gave a full report on all the activities ofthe Communication Subcommittee. The key
points of her report included:
•
•
•
•
•
•
•
•

The April Citizen Forum plus the week long design charrette.
Citizen Forums continued into June.
The sub-committee prepared and distributed a newsletter.
In July the sub-committee prepared and distributed a project update.
They have received 300 survey responses to date.
The sub-committee also prepared a newsletter on the pending ballot issue.
The Pikes Peak Journal will start a weekly article on Manitou Springs.
The Communications Sub-committee is very open to additional ideas to communicate the plan.
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Major Features of Concept C
Jack Ramsey then made a presentation on all the key elements of Concept "C" (the preferred plan)
(see the Downtown Poster) of the Downtown Master Plan. The key points include:
•
•
•
•
•
•
•
•
•
•
•

The plan is to be pedestrian friendly.
The plan will include historic lighting.
The plan will provide a more gracious pedestrian space, the driving lanes in Manitou Avenue
will be reduced from four lanes to three.
The plan has explored numerous additional parking opportunities. The current plan would
provide an additional 89 spaces.
The plan proposes to relocate and bury some if not all overhead utility lines.
The creek walk will be expanded from gateway to gateway.
Various traffic calming measures would be introduced to slow traffic down to provide more
safety for the pedestrian enhancing the pedestrian experience.
Special accent lighting would illuminate some of the significant historic structures.
The plan will provide for some continuity and identify from the east gateway to the west.
The plan is still a concept but it is in the final stages of development.
City Traffic Consultant approved concept (see Felsburg Holt Letter Part 7).

Gateway to Gateway
Phil Flores then presented a slide presentation to illustrate the plans for the Gateway to Gateway
segments ofthe master planning process (see the Gateway-to-Gateway Poster).
Following his presentation, Phil took questions from the audience.

Dot Voting
Penny Bever then asked all in attendance to vote on the various key issues. The results ofthe voting
is included as an attachment to these minutes (following).

Design Guidelines
Phil Flores of THK then presented some Design Guideline concepts. At the beginning of his
presentation, he pointed out the eclectic nature of Manitou Springs and suggested that the final
guidelines should reflect this rich mix of styles and not just the "Victorian". Also, he indicated a
desire to stay away from a "cookie cutter" approach. Rather he felt that the various areas should
reflect each area's character while still providing for a sense of continuity to the overall plan (see Part
9). At the conclusion of this presentation, Phil took a few questions from the audience.
The meeting was adjourned at approximately 9:00 p.m.
The next meeting will be posted on the Chamber's marquee.
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"DOTS" SURVEY RESULTS

OCTOBER 30, 1997

Create Safer Pedestrian Crosswalks . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 9
Enhance Manitou Avenue, Canon Avenue, Ruxton Avenue Landscape
Gutter, Sidewalks, Benches, Etc. . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 13
IItlprove Traffic Flow ......................................................... 2
Narrow Manitou Avenue to 3 lanes from 4 in downtown district ....................... 16
Retain Current 4 lanes ........................................................ 0
Public Transportation Link to Existing Buses . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 2
Purchase Additional Parking Lots ............. .................................. 9
Enhance and Protectthe Historic Nature of our Town ............................... 11
Accent Manitou Springs' Unique Image Through Gateway to
Gateway Improvements ...................................................... 12
Bury Utility Lines .......................................................... 10
Relocate Utility Lines ....................................................... 11
Consolidate Utility Lines ....................................... . .............. 0
Expand Creekwalk and Connect it to Open Space Areas in
Business District ........................................................... 12
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INA TOWN OF

EVERY

VOICE
COUNTS
We'll

listen to

yours.

The Downtown Design Solutions Steering
Committee wants your HELP!
We all have the opportunity to decide
the future of Manitou Springs. It is
vital that everyone with an interest in
our town be heard so that we do not

forget our past.

What's your opinion?
Do we have a parking problem? Do you
like downtown Manitou Springs? How
do we attract more people to our retail
shops? Could Manitou Springs use some

fixing up, or do you like it just the way it is?
How do you
fee I
abo u t
overhead
wires? How
important is
his t o r i c
preservation? Are
we more than just
a
bedroom
community? How
would you Change. our down town
signage and
lighting? Do you like
trees? Would you like to smell more flowers?
Do we place enough emphasis on the Arts?
THE STEERING COMMITTEE CAME UP WITH
THE FOLLOWING ISSUES AS A PLACE TO START:
• Parking! Parking! Parking!
• Traffic congestion and crosswalks
• Better pedestrian Access
• Continue hiking trails through town
• Facade improvements, i.e. paint, etc.
• CleanlinesslMaintenance
• Landscape the creek
• Develop visual continuity in the streetscape
• Beautify downtown Manitou Springs
• Bury the electric and telephone wiring
• Beautification of the streets cape
• Sidewalk improvements
• Mineral pools for bathing at both ends of town
• Seating areas to enjoy the views and stream
• More public art on the street
• Preserve and enhance Manitou Springs' uniqueness
• Develop interpretive signage program
• Make signage consistent with architecture
• Establish visitor information kiosk
• Better trailblazer signage
• Gas lights on Manitou Avenue
• Improve lighting for architecture and sidewalk
• Unified commitment of residents and business people
• Cooperation of property owners
• Economic mix by diversifying and providing local support
• More visibility to shops on Ruxton Avenue

WHAT ARE WE MISSING?!?

To have your voice heard - bring your ideas with you to
the April meetings or use one of the suggestion boxes
around town. Also feel free to call any member of the
steering committee with your opinions.

MANITOU SPRINGS DO'VNTOWN SOLUTIONS PROJE@'

.....----SCHEDULE OF TOWN MEETINGS----...
City Half • 606 Manitou Avenue

•April 14, Monday (6:00pm): Design Analysis Studies
•April 16, Wednesday (6:00pm):Preservation and Economic Opportunities Round Table
•April 17, Thursday (6:00pm): Final Program
• May 29, Thursday (6:00pm): Review Options and Select Preferred Option
• June 16, Monday (6:00pm): Review Developed Option & Grant & Funding Strategies
• Sept 11, Thursday (6:00pm): Review Design Guidelines
• Oct 9, Thursday (6:00pm): Presentation of Final Downtown Design Solutions Project
DOWNTOWN DESIGN SOLUTIONS PROJECT STEERING COMMITTEE
Jack Ramsey, Steering Committee Chairman
Navajo Gift Shop, Manitou Springs Development Company (VP)
685·5396
Ron Kerns
Arcade Amusements, Metro Parking District
635·9509
Charles Barsotti
Residen~ Antique Emporium, Metro Parking District Board, Manitou
Springs Development Company (President)
685·9195
Larry Fox
Colorado Collectibles
685·1142 or 685·9515
Dave Bachoroski
Resident, General Motors
685·5275
Rhoda Cordry
Resident, Mineral Springs Foundation Board
685·5789
Michele CarveD
Residen~ Manitou Springs Chamber of Commerce (Director),
Manitou Springs Arts Academy Board, Manitou Springs
Development Company
685·5089
Jean Garrity
Resident, Manitou Springs Arts Academy Board
685·9118

Penny Whalen
Commonwheel Artists Cooperative (Manager), Manitou Springs
Arts Academy (President), Pride Council, Manitou Art Project
(Advisory Board)
685·1008 or 473·9568
Jerry Boe
Tubby's Turnaround
685·9391
Roger Treweeke
Residen~ Cotton Club, Manitou Cactus, Rising Sun
685·0571 or 685·9621
Blake ADen
Residen~ Historic Preservation Commission
685·0707
Rod Kuharich
Resident, Manitou Springs Planning Commission
685·1018 or 448·8005
Linda Grundy Morlan
Resident, Manitou Springs Fine Art Castings and Morlan Fine Art
Gallery, Manitou Springs Chamber Board, Manitou Art Project
Board (Sculpture on the Streets)
685·0602 or 685·1588
Bill Koerner
Resident, Manitou Springs City Council
685·1200
Nancy Hankin
Resident, Manitou Springs City Council
685-4219

Kerstin Eriksson
Resident, Manitou Springs City Council
685·5045
Penny Bever
Resident, Wheeler House, Manitou Springs Chamber Board, (
Council (Chairperson)
.
685-4100
Rich Baker
Resident, Western Shop, Metro Parking District Board,
Manitou Springs Development Company (Secretary), Kiwanis
685·5026 or 685·1690
Deborah Harrison
Resident, Historic Manitou, Manitou Springs Chamber Special
Events Council. Pride Council
685·1960
Dan Stuart
Resident, Mineral Springs Foundation
685·1056 or 471·7955
KenJaray
Resident, Mineral Springs Foundation
685·5905 or 633·6620
Rob Stephens
Resident, Craftwood Inn, Stagecoach Steak and Ale House, Manitou
Springs Development Company Board
685·9400
Kathleen Morrow
Association for the Healing Arts, Mineral Springs Foundation
684·0112 or 685-4805

If you would like to join the Steering Committee, please call Jack Ramsey

THK
Associates

• Kevin R. Shanks, Project Manager, 5325 S. Valentia Way, Greenwood Village, CO 80111 (303) 770-7201
·Phillip E. Flores, 1401 Blake Street, #110, Denver, CO 80202 (303) 893-8835
·Paul Foster, 4630 East Links Parkway, Littleton, CO 80122 (303) 741-5018, PJF Associates
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Ruxton Avenue in Manitou Springs to encourage citizen
participation. The goal is to complete the plan by October,
then to pursue funding through grants and other sources.

INA TOWN OF
5000, EVERY
VOICE COUNTS!
... we'll listen to yours.
The Downtown Design Solutions Steering
Committee wants your HELP! We all have
the opportunity to decide the FUTURE of
Manitou Springs. It is vital that everyone
with an interest in our town be heard so that
we do not forget our PAST.

MANITOU SPRINGS
BEGINS DOWNTOWN
DESIGN PROJECT
What is in the future for downtown Manitou
Springs? That very important decision will be made
by the business citizens and residents of Manitou
Springs as they develop a downtown design project
for this historic town at the foot of Pikes Peak.
Working with planning consultants THK
Associates in a town meeting forum, the people
of Manitou Springs will create a plan and design
that preserves the town's unique historical qualities,
while it attracts residents and visitors to downtown
Manitou in a special, fun, and informative way.
The plan will also address the issues of creating
more parking and improving the pedestrian
environment, as well as adding more landscaping.
The fate of Manitou Springs' overhead wires
will also be addressed through this citizen driven
process. While a steering committee has been in
place for more than 2 years, the public participation
begins in mid-April. At that time THK will conduct
an intensive design charrette and a roundtable forum
on the economic benefits of historic preservation.
THK will also
a storefront office at 121

"DEAR CITIZENS"

(FROM THE STEERING COMMITTEE CHAIRMAN)

T

hanks for taking the time to read this newsletter. I hope
you'll find it informative and interesting, as we are preparing
to undertake a large project that will make major changes to
our downtown area.
Council has funded this project over the past two years
(1996-1997) and we have hired a consulting finn to help us
with the design of our downtown area. We've had a couple
of public meetings to get some feel for what the community
wants to see happen in the downtown area. Coming in April
there will be a series of meetings/forums open to the public
for your input. The week of April 14-17 will be a busy one
for those of us on the steering committee, and we need your
help! We want to know your thoughts and opinions on some
ideas we have:
• Should we bury our utility lines?
• Is parking a problem in the downtown area?
• Would you like to see more trees, a creek path. more
flowers/planters and benches?
• How would you like to change the signage. lighting,
and sidewalks?
• What do you think of the historic trolleys returning to
our town?
There are literally hundreds of ideas and topics we are
looking at, and we're asking for your input. This is a major
project that will take several years and lots of dollars to
complete. It will probably be funded by several different
mechanisms including grants, lottery, and perhaps bond
issues.
This project is important for residents and businesses
alike - we want the residents to enjoy the downtown area, as
well as our visitors - so please give us your input! Committee
and consultant phone numbers are listed in this newsletterGIVE US A CALL - we live here too and we're friendly!
- JACK RAMSEY, CHAIR

ATTENTION PROPERTY OWNERS!!
Joe Bell, from the Colorado Historical Society, will be
available the entire day of April 16th to meet individually
with those who might have an interest in pursuing a
National Register designation and/or a tax credit project.
He will visit your structure and explain the possibilities
at no obligation or expense to you! Call the Manitou
Springs Chamber for more information at 685-5089.

MANITOU SPRINGS DOWNTOWN SOLUTIONS PROJE

MEET THE CONSULTANTS

T
HK Associates Inc., of Greenwood Village, Colorado is
represented by Phil Flores and Kevin Shanks. THK was
formed in 1969 and has experience in all areas of planning,
design. and development. Supporting THK is Paul Foster of
PJF Associates.
Their project experience includes the Shooks Run
Neighborhood Study, the Boulder Crossroads Redevelopment,
Denver Skyline Urban Renewal, and a master plan for Vail,
Colorado. Paul Foster was also involved in Denver's LoDo
(lower downtown) project.
A steering committee was formed 2 years ago to shape the
process of a downtown development plan. Requests for
proposals were sent to design firms and the field was then
narrowed to three finalists. After several interviews, THK
Associates was selected to work with the community to create
a plan that would be feasible. The "Vision 2000" comprehensive
plan was integrated into the process.

in an efficient and cost effective manner consistent with financial
limitations and budgetary constraints.

7) ECONOMIC VITALITY
Manitou Springs will endeavor to achieve a strong, secure
and varied economic base for the benefit of commerce and
citizens alike. Promote all things that happen and exist in
Manitou Springs - arts, music, beauty, health, historical,
sculptures, wate1; etc.

8) HISTORIC PRESERVATION
Manitoll Springs will protect, preserve and enhance its historic
structures, buildings, mineral springs alld related historic
images.

WHERE ARE WE NOW?
... a project update
• At the February 13th Citizen Forum (the first of six
scheduled) a Communication Subcommittee was formed at
the recommendation of the consultants to better get the message
out. Its work will include preparing project newsletters, staffmg
the project field office at times, and producing flyers to
announce meetings.

• T

HK Associates reported having met with representativr
of the Colo Spgs Dept of Utilities, US West, and Century
Cable TV to determine the location and status of all overhea
utilities and inquire as to the ramifications of undergrounding
these wires in the downtown area. Each company was amenable
to working with Manitou Springs in burying the wires and
agreed they could be located in a single trench.

VISION 2000 STATEMENTS
1) COMMUNITY IMAGE & CHARACTER Manitou
Springs will foster its image by preserving and enriching its
unique historical quality and culture. Encourage, strengthen
and emphasize the cultural aspects of its arts community as
part of its image enhancement efforts
2) PARTICIPATION & INVOLVEMENT
Manitou Springs will continue to develop and maintain a
proactive role for its citizens in matters of government,
communication, education, planning, natural resources and
other facets of involvement in community affairs.

3) TRAFFIC & TRANSPORTATION
Manitou Springs will provide, improve and maintain a local
transportation and street network which will facilitate all
vehicular and pedestrian movements.

4) LAND USE & ANNEXATION
Manitou Springs will encourage land use proposals which are
consistent with the overall appearance of the City; annexation
requests should indicate similar benefits to the City.

5) PARKS & RECREATION
Manitou Springs will provide adequate park and recreation
facilities to meet the leisure requirements of the citizens and
to enhance the overall appearance of the City.

6) PUBLIC SERVICE
Manitou Springs will provide the best quality public services

•
Suggestion boxes for community input will be placed
in several locations around town including retail stores, City
Hall, and the Chamber of Commerce. Be looking for them!
We really need your ideas and suggestions.
•
Information booths with the latest information, maps,
and schedules pertaining to the Downtown Design Solutions
Project will be setup at several upcoming local events including:
- Imagination Celebration - Sun., April 20th
- Manitou Art Project (Sculpture) - Sat., May 10th
- Huck Finn Day - Sat., June 21st

DID YOU KNOW?

Manitou is an Algonquin word denoting "the great
spirit within all things". The valley of the fontainequi-bouille is famous for its original natural springs,
near the confluence of Ruxton and Fountain creeks.
No human of record passed through this area in its
natural state who did not stop by the bubbling pool
next to the big rock. William Blackmore suggested
that we rename our town, originally known as La
Font, to Manitou. The myriad caves in William's
(formerly Manitou) Canyon to the north and the grea
peak to the west, the sources of the minerals and
the bubbles, further define our locale, creating a
legendary valley of abundant wildlife and vegetation.
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and lighting? Do you like trees? Would
you like to smell more flowers? Do we place
enough emphasis on the Arts?

... WHAT DO YOU THINK \,
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COMING SOON TO YOUR TOWN ...

PANELISTS FOR THE ROUND TABLE FORUM ARE:
• Ms. Ruth Falkenberg, Commissioner Emeritus
Landmark Preservation

THE DOWNTOWN DESIGN
SOLUTIONS PROJECT
CHARRETTE WEEK

• Mr. Larry Nelson
Historic Structures Developer
• Ms. Kathleen Brooker, President
Historic Denver, Inc.

During April 14th through the 17th, the town of Manitou Springs
will be conducting a design charrette. This will involve four
days of in depth planning and development of the downtown
design solution project. The entire community is invited to get
involved in a series of town meetings and workshops which will
take place on the following dates:

• Mr. Joseph Bell, Architectural Services Coordinator
Colorado Historical Society
• Ms. Ellen Ittelson, Senior Planner
Denver Planning and Community Development Office

-APRIL 14TH, MONDAY - TOWN MEETING

DESIGN ANALYSIS STUDIES
THK Associates will be presenting the information gathered
in the following major categories: circulation, traffic, and parking;
utilities; historic resources; urban design; environmental/natural;
and visual. Also, the consultant team will present design
opportunities and constraints that the team sees in each of the
categories. This meeting kicks off the on-site planning and
design activities for the week.

- .<\PRIL 16TH, WEDNESDAY - ROUND TABLE
IRUM

.pRESERVATION AND ECONOMIC
OPPORTUNITIES
The intent of this forum is to present various strategies and
opportunities for
historic
preservation
programs to
enhance the
economics of a
district, project or
business. Various
speakers
representing a variety
of view points will .
present the tools,
methods, techniques,
and programs
which they
have used to
help them
develop and
restore historic
properties or to
accomplish civic or business goals. These speakers
will present real life case studies, drawn from theirown
experiences, to illustrate just how various preservation
programs assisted them in their efforts. They will discuss
hoth the benefits and pitfalls of these various programs and offer
ites gained from their direct personal experiences. They will
• JO discuss the whole notion of partnerships and the need for
sound financial as well as preservation planning. Their comments
will be straight forward, honest and objective.

• Ms. Christian Bixley, Executive Director
Lower Downtown District, Inc. (Denver)
CHARRETTE - n.group assembled to examine a problem or
disputed matters, aided by specialists. This term has come to
mean a short term, intense, focused design session and in the
case for Manitou Springs, includes the opportunity for extensive
input by the client group. This technique will allow the design
team to focus without distractions of other projects and maximize
the opportunity for interaction between the team and community.

-APRIL 17TH, THURSDAY - TOWN MEETING

FINAL PROGRAM
This meeting will present the culmination of the week's
efforts which will be a final program for the downtown
enhancement master plan. This is basically what the community
as a whole, following a number of work sessions, agrees are the
important things to achieve or improve in the downtown areas.
This will be in written format.

RUXTON AVE PROJECT OFFICE

A
project office has been established at 121 Ruxton
Avenue 'Twin Springs'. This office will be manned by
the consultant team and Steering Committee members.
From this office, information regarding the process
will be disseminated. THKAssociates Phil Flores,
Paul Foster and Kevin Shanks will be available
in this office during the April
Charrette.

cfMAP OF AREA
N

-$-

INCLUDED IN
DOWNTOWN
DESIGN PROJECT

MmITOU SPRINGS DOWNTOWN SOLUTIONS PROJECT

The Avenue Survey
Residents of Manitou Springs

45

Parking! Parking! Parking! Parking!

22

Better pedestrian access to downtown.

55

Bury the electric & telephone wiring.

62

Landscaping of the streetscape.

62

Mineral water pool for bathing.

34

More seating areas in parks and on the creek.

37

More public art on the street

20

Visitor information kiosk

63

Historic streetlights

Are you a resident of Manitou Springs?

123 Yes

No

Would you prefer trolleys on wheels or on rails?
Wheels 46 Rails 44

Neither

~

58

59

The Avenue Survey
NonResidents of Manitou Springs

13

Parking! Parking! Parking! Parking!

4

Better pedestrian access to downtown.

6

Bury the electric & telephone wiring.

7

Landscaping of the streetscape.

13

Mineral water pool for bathing.

8

More seating areas in parks and on the creek.

7

More public art on the street

6

Visitor information kiosk

11

Historic streetlights

Are you a resident of Manitou Springs?

Yes

-.2L No

Ifnot, from where?
Chipita Park
Green Mountain Falls
Colorado Springs (Westside) - III
Colorado Springs - IImII
Cascade - III
Woodland Park
Pueblo - II
Beaumont, Texas
Singapore
Maine
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Would you prefer trolleys on wheels or on rails?
Wheels

...lL Rails -.l

Neither

.2..

Why do you come to downtown Manitou Springs?
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•

Visiting
Work - III
It is a beautiful place
Special occasions
Pay traffic ticket
Best selection
Arcade
Because it's old and quaint - has charm of small
Eat/Atmosphere
To eat & look at the art
Go to school, fun
Hang out
Need you ask?
Shops - IIIII
Parents, friends, play
Its a nice little town

What would you like to see in the downtown area?
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
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More rest areas along the avenue
Get rid of power poles
Public rest rooms as in Estes Park
Petting zoo
More art & all of the above
More kid/teen stores - more art
A place where they help poor animals & birds
Animal & bird care center
I like it the way it is
More good places to eat
More places for the teens to hang out
More for our kids to do
More parking access when shopping
All of the above
Tag team midget female professional wrestlers
More of what I see now. Bike lanes on the roads would be nice
Better marked pedestrian crossings.

Part 3: Design Analysis Studies
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Part 4: Market Analysis Memo

Market Analysis

December 29,1997
Revised January 7,1998

Introduction
Following is the community needs market analysis for the Manitou Springs Primary Trade Area. The
idea of this analysis is to detennine what levels of retail could potentially be supported currently and
in the foreseeable future. In the Appendix of this document is the team's research into similar city
models that instituted an effort to revitalize their cities. Looking at these similar models and studying
the outcomes of their efforts is the best way to understand what master planned improvements to
Manitou Springs could provide in the ways of economic benefits.

Growth and Development Trends in the Manitou Springs Primary Trade Area
In the following table, the primary trade area's historical and projected population and households are
depicted. The historical growth pattern in the area has shown the following characteristics: in 1970,
there were 5,501 people living in the area. Today, 6,955 people and 3,259 households make up the
core area environs. Over the past 28 years, the area has grown by an average of 52 people and 43
households annually. The population increased from 5,501 in 1970 to 5,718 in 1980 and increased
slightly to 5,719 in 1990. There has been a dramatic increase from 1990 to 1998, with population
reaching 6,955 and households totaling 3,259. From 1990 through 1998, population has increased
by 154 people annually and households have increased annually by 73 on average.
Based on the historical growth in the area and the economic forecast for the core area environs, it is
possible to project future population levels in the core area environs. It is projected that the area will
experience annual growth of 104 people and 50 households over the next decade. Thus, the
population and households in the core area environs will increase to 7,992 people and 3,764
households by the year 2008. The table below shows these historical and projected growth trends.
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Table 1: Population and Households in the Manitou Springs PTA, 1970-2008
Average Annual Change

Manitou Springs PTA
Population
Households

Manitou Springs PTA
Population
Households

1970

1980

1990

1998

5,501
2,046

5,718
2,612

5,719
2,676

6,955
3,259

1998

2003

2008

6,955
3,259

7,456
3,502

7,992
3,764

Source: U.S. Bureau of the Census; and THK Associates, Inc.
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1970-1998
Numerical
Percent
52
43

0.8%
1.7%

1998-2008
Numerical
Percent
104
50

1.4%
1.5%

1980-1998
Numerical
Percent
69
36

1.1%
1.2%

Retail Expenditure Patterns in the Manitou Springs Primary Trade Area

Ultimately, the commercial retail potentials in the primary trade area are a product of the supply and
demand forces affecting the primary trade area and its surrounding areas. The following subsection
depicts the demand for retail uses in the Manitou Springs primary trade area. Retail demand depends
on population and income characteristics and household expenditures patterns within the core area
environs as illustrated in the following tables.
Table 2 shows a breakdown of household expenditures by category of retail establishments based
upon the median household income of residents in the primary trade area and the typical budget of
area households. The current median household income in the core area environs is estimated to be
$29,725. The portion of household income available for retail expenditures is determined by
subtracting payments for taxes, savings, housing, transportation, medical and insurance expenses,
education, recreation, and miscellaneous expenses from total income. These payments total
approximately 57.3% of disposable income or $13,370. The remaining 42.7% of disposable income,
or $9,964, is allotted for retail and personal service expenditures among the store types in the
proportions shown in Table 2.
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Table 2: Estimated Household Expenditure Patterns
by Residents in Manitou Springs PTA
Median Household
Amount

Median Gross Income

Percent

$29.725
$6.391

21.5% of Gross

Housing
Transportation
Savings! Pensions
Medical! Insurance
Recreation
Education
Miscellaneous

$23.334
$5,717
$4.200
$1.120
$1.073
$327
$327
$607

78.5% of Gross
24.5 % of Disposable
18.0%
4.8%
4.6%
1.4%
1.4%
2.6%

Total Available for Retail

$9.964

42.7% of Disposable

Taxes

Disposable Income

Store fiDe
Hardware and Building Materials
Building Materials and Supplies
Hardware

$171
$84

1. 7 % of Retail
0.8%

Food Stores
Grocery

$2.835

28.5%

$282

2.8%

$262
$473
$231
$218
$45

2.6%
4.8%
2.3%
2.2%
0.5%

$273
$457
$197
$359
$60

2.7%
4.6%
2.0%
3.6%
0.6%

$1,456

14.6%

$330

3.3%

$238
$195
$191
$88
$68
$42
$602
$38
$255
$93
$420

2.4%
2.0%
1.9%
0.9%
0.7%
0.4%
6.0%
0.4%
2.6%
0.9%
4.2%

$9.964

100.0%

Automotive
Tire. Battery and Accessory

Apparel and Accessory
Men's Clothing
Women's Clothing
Children's Clothing
Shoes
Other Apparel & Accessories

Furniture and Equipment
Furniture
Home Furnishings & Accessories
Household Appliances
Radio. Television, Stereo
Records & Music

Eating and Drinking Places
Restaurant

Drug and Proprietary
Drug! Cosmetics

Other Retail and Personal Services
Liquor! Wine & Spirits
Sporting Goods & Bicycle
Books & Stationary
lewelery
Hobby & Specialty
Florist
Miscellaneous Retail
Video Tape Rental
Personal Care Products & Services
Dry Cleaner! Coin Laundry
Misc Personal Services

Total Retail

Source: U.S. Department of Labor, Bureau of Labor Statistics; and THK Associates. Inc.
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Retail Demand in the Manitou Springs Primary Trade Area
1.

Retail Development Trends

The most significant trend in retailing is the move away from larger regional shopping centers to
smaller community and neighborhood centers. This is due in large part to the enormous costs
associated with constructing new regional malls, general saturation of these markets, and the
uncertainty about the department store industry. Large department stores such as Sears, Wards and
Penneys have focused on penetrating markets outside of their traditional regional and super regional
trade area boundaries. Sears, for example, is actively developing "stand alone" stores specializing in
automotive services, home furnishings and appliances, paint/wallpaper, and home improvements for
locations in community centers.
A community center can include offprice malls, fashion centers, home improvement/do-it-yourself
centers, entertainment-oriented malls, auto malls, and centers anchored by a variety of stores such
as warehouse/wholesale retailers, super stores, discount stores, junior department stores, or
sports/health facilities. The Urban Land Institute's (ULI) Dollars and Cents of Shopping Center
studies indicate that community and neighborhood centers are providing space to an increasing
number of service retailers. The ULI reports that service tenants currently make up over 27 percent
ofthe tenants in community and neighborhood retail centers and account for almost 8 percent ofthe
leasable area. Examples of service-oriented businesses include such personal services as beauty
salons, dry cleaners, travel agencies, interior decorators, copying and fast print shops, and video
stores. In addition, banks, insurance and real estate agencies, medical, legal and accounting practices
typically occupy space in neighborhood and community retail centers.
Table 3 shows characteristics of selected store types found in retail shopping centers. The table
shows the operating characteristics of the major type of retail establishments that would be possible
tenants for retail development in the primary trade area. The first column of Table 3 illustrates the
median household expenditure in the core area environs by store type as shown previously in Table
2. The second column ofTable 3 shows the sales per square foot GLA that the median store achieves
based upon the performance characteristics of shopping centers surveyed in the Urban Land Institute's
Dollars and Cents of Shopping Centers. The next column shows the median store size in square feet
oftypical shopping center tenants. Column 4 indicates the number ofhouseholds, given area income
levels and typical store sizes, that would be needed to support each individual store type. The fifth
column in Table 3 shows that annual sales of approximately $542,471 would be necessary to support
a typical building materials and supply store, a restaurant requires annual sales of $332,367, and a
women's clothing store needs sales support of $420,378. This information is then combined with
previous household growth projections to calculate total dollar support available for retail goods and
services in the site environs (see Table 4).
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Table 3: Characteristics of Selected Store Types Found in Shopping Centers

Store Type

Median
Household
Expenditure

Sales Per
Square Foot
GLA

Median
Store Size
(Sq. Ft.)

Threshold
Household
Support

Minimum
Expenditure
Support

Hardware and Building Materials
Building Materials and Supplies
Hardware

$171
$84

$123.88
$107.99

4,379
7,984

3,164
10,261

$542,471
$862,192

$2,835

$321.39

31,229

3,540

$10,036,688

$282

$136.31

4,782

2,311

$651,834

$262
$473
$231
$218
$45

$365.31
$189.53
$106.47
$116.74
$270.33

1,764
2,218
1,179
2,700
1,450

2,464
888
542
1,447
8,626

$644,407
$420,378
$125,528
$315,198
$391,979

$273
$457
$197
$359
$60

$128.63
$359.83
$184.24
$160.37
$245.97

5,000
1,894
1,960
2,406
3,550

2,359
1,491
1,831
1,074
14,549

$643,150
$681,518
$361,110
$385,850
$873,194

$1,456

$181.82

1,828

228

$332,367

$330

$215.14

8,563

5,581

$1,842,244

$238
$195
$191
$88
$68
$42
$602
$38
$255
$93
$420

$217.26
$158.41
$142.20
$280.00
$123.50
$99.83
$140.36
$79.46
$151.14
$70.98
$96.88

2,800
2,892
2,455
1,006
1,903
1,475
1,859
3,156
1,200
1,592
1,323

2,552
2,354
1,826
3,190
3,470
3,505
434
6,647
712
1,220
305

$608,328
$458,122
$349,101
$281,680
$235,021
$147,249
$260,929
$250,776
$181,368
$113,000
$128,172

Food Stores
Grocery

Automotive
Tire, Battery and Accessory

Apparel and Accessory
Men's Clothing
Women's Clothing
Children's Clothing
Shoes
Other Apparel & Accessories

Furniture and Equipment
Furniture
Home Furnishings & Accessories
Household Appliances
Radio, Television, Stereo
Records & Music

Eating and Drinking Places
Restaurant

Drug and Proprietqry
Drug I Cosmetics

Other Retail and Personal Services
Liquor I Wine & Spirits
Sporting Goods & Bicycle
Books & Stationary
Jewelery
Hobby & Specialty
Florist
Miscellaneous Retail
Video Tape Rental
Personal Care Products & Services
Dry Cleaner I Coin Laundry
Misc Personal Services

Total Retail

$9,964

Source: U.S. Department of Labor, Bureau of Labor Statistics, Urban Land Institute, and THK Associates, Inc.
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2.

Estimates for Retail Space Demand

As shown in Table 4, there is currently $49.45 million available for retail expenditures in the primary
trade area which will support 267,417 square feet of shopping center space. This will grow to $57.11
million by 2008 which will support 308,823 square feet of retail space.
The retail dollar and square footage support in the core area environs is shown for each individual
store type in Table 4. For example, in 1998, there is enough support for 6,015 square feet ofbuilding
materials and supplies store space. This will grow to 6,946 square feet in 2008. This analysis is
computed for each of the store types profiled in previous tables.
Support for retail space in the primary trade area will increase a total of 41,406 square feet over the
next decade meaning an annual average increase of 4, 140 square feet annually.
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Table 4: Estimated Retail Sales and Sguare Foot!!e SUI!I!0rt in Manitou Sl!rings PTA z 1998-2008

~

itore Ty.l!.e

Estimated
Annual
Household
E~enditures

% Support

From
Secondary
Trade Area

Annual
Sales per
Square
FootGLA

Households
Hardware and Building Materials
Building Materials and Supplies
Hardware

2003 Support

1998 SuPPOrt

!OOO,OOO's~

Dollars

Dollars
S!I!!are Feet !OOO,OOO's~

3,259

3,502

2008 Support

Dollars
Sguare Feet

!OOO,OOO's~

1998

2003

2008

Sguare Feet

Stores

Stores

Stores

1
0

1
0

2
0

3,764

$l7l
$84

25.0%
25.0%

$123.88
$107.99

$0.75
$0.37

6,015
3,381

$0.80
$0.39

6,464
3,633

$0.86
$0.42

6,946
3,904

$2,835

30.0%

$321.39

$13.20

41,074

$14.19

44,139

$15.24

47,434

Automotive
Tire, Battery and Accessory

$282

25.0%

$136.31

$1.23

8,992

$1.32

9,663

$1.42

10,385

2

2

2

Apparel and Accessory
Men's Clothing
Women's Clothing
Children's Clothing
Shoes
Other Apparel & Accessories

$262
$473
$231
$218
$45

30.0%
30.0%
25.0%
25.0%
35.0%

$365.31
$189.53
$106.47
$116.74
$270.33

$1.22
$2.20
$1.01
$0.95
$0.23

3,333
11,626
9,448
8,106
843

$1.31
$2.37
$1.08
$1.02
$0.24

3,581
12,494
10,153
8,711

3,849
13,426
10,911
9,361
973

2
5
8
3

2
6
9
3

2
6
9
3

906

$1.41
$2.54
$1.16
$1.09
$0.26

Furniture and Equipment
Furniture
Home Furnishings & Accessories
Household Appliances
Radio, Television, Stereo
Records & Music

$273
$457
$197
$359
$60

25.0%
25.0%
25.0%
25.0%
25.0%

$128.63
$359.83
$184.24
$160.37
$245.97

$1.18
$1.99
$0.86
$1.56
$0.26

9,211
5,519
4,651
9,734
1,060

$1.27
$2.13
$0.92
$1.68
$0.28

9,898
5,930
4,998
10,460
1,139

$1.37
$2.29
$0.99
$1.80
$0.30

10,637
6,373
5,371
11,241
1,224

2
3
2
4
0

2
3
3
4
0

2
3
3
5
0

$1,456

52.0%

$181.82

$9.88

54,365

$10.62

58,422

$11.42

62,782

30

32

34

Drug and Proprietary
Drug I Cosmetics

$330

25.0%

$215.14

$1.43

6,667

$1.54

7,165

$1.66

7,699

Other Retail and Personal Services
Liquor I Wine & Spirits
Sporting Goods & Bicycle
Books & Stationary
Jewelery
Hobby & Specialty
Florist
Miscellaneous Retail
Video Tape Rental
Personal Care Products & Services
Dry Cleaner f Coin Laundry
Mise Personal Services

$238
$195
$191
$88
$68
$42
$602
$38
$255
$93
$420

40.0%
25.0%
25.0%
45.0%
45.0%
25.0%
45.0%
25.0%
25.0%
25.0%
25.0%

$217.26
$158.41
$142.20
$280.00
$123.50
$99.83
$140.36
$79.46
$151.14
$70.98
$96.88

$1.29
$0.85
$0.83
$0.52
$0.40
$0.18
$3.57
$0.16
$1.11
$0.40
$1.83

5.959
5,339
5.843
1.869
3.250
1.829
25.409
2.063
7.321
5.669
18.844

$1.39
$0.91
$0.89
$0.56
$0.43
$0.20
$3.83
$0.18
$1.19
$0.43
$1.96

6,404
5,737
6,279
2.008
3,492
1.965
27.306
2.217
7,868
6.092
20,250

$1.50
$0.98
$0.96
$0.60
$0.46
$0.21
$4.12
$0.19
$1.28
$0.46
$2.11

6.882
6,165
6.747
2.158
3.753
2.112
29.344
2,382
8,455
6.546
21.761

2
2
2
2
2

2
2
3
2
2

14
1
6
4
14

2
2
3
2
2
1
15

16

7
4
15

7
4
16

$9.964

29.7%

$176.81

$49.45

267,417

$53.14

287.375

$57.11

308.823

115

124

133

Food Stores
Grocery

Eating and Drinking Places
Restaurant

Total Retail

Source: U.S. Department of Labor, Bureau of Labor Statistics; and THK Associates, Inc.

2

3.

Retail Competition in the Manitou Springs Primary Trade Area

The preceding section showed the demand for retail and personal services located by household
growth and retail expenditure patterns in the Manitou Springs primary trade area. This section
compares the demand side of the market with the supply side represented by existing retail
competition in the area in order to judge the feasibility of new retail development.
The existing retail space in the trade area is delineated by type of store in Table 5. As summarized
in Table 5, there are a total of approximately 131 retail stores in the primary trade area. The existing
square footage of retail space by store type is estimated in order to facilitate a comparison of trade
area retail space demand with the existing retail supply.
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Table 5: Manitou Springs Primary Trade Area Competitive Retail Summary

-...J

Store Type

Number of Stores

Estimated
Retail Space

0')

Hardware and Building Materials
Building Materials and Supplies
Hardware

o
o

Food Stores
1,500

Grocery

Automotive
Tire, Battery and Accessory

2

9,564

4
1

1,764
8,872
1,179

Apparel and Accessory
Men's Clothing
Women's Clothing
Childrens Clothing
Shoes
Other Apparel & Accessories

o
9

13,050

2
7
1
3

10,000
13,258
1,960
7,218

Furniture and Equipment
Furniture
Horne Furnishings & Accessories
Household Appliances
Radio & Television
Records & Music

o

Eating and Drinkillg Places
Restaurant

30

54,840

Drug and Proprietary
Drug / Cosmetics

o

Other Retail and Personal Services
Liquor / Wine & Spirits
Sporting Goods & Bicycle
Books & Stationary
Jewelery
Hobby & Specialty
Florist
Miscellaneous Retail
Video Tape Rental
Personal Care Products & Services
Dry Cleaner / Coin Laundry
Misc Personal Services

Total Retail
Sour--' TT1K A----'--es, Ir-

2
3
1
10
15

5,600
8,676
2,455
10,060
28,545

o
20
2

2
10

37,180
6,312
6,000
3,184
13,230

131

231,217

5

4.

Retail Development Potentials in the Primary Trade Area

The market potential today, and in the future, is a product ofthe supply and demand forces affecting
the trade area. The retail competition in the trade area represents the supply side ofthe market. The
median family income, expenditure patterns, and sales per square foot ofGLA ultimately determines
the retail space which can be supported in the primary trade area.
Retail demand generally follows residential or household growth in any given location. The primary
trade area offers a growing population and household base and immediate access to newly emerging
neighborhoods. THK anticipates that 50 new households and will be attracted to the trade area
annually over the next decade.
Tourism plays an important role in the Manitou Springs primary trade area, with approximately 30%
of total retail sales attributable to tourism. Because of the importance of tourism to the Manitou
Springs area as well as the proximity to Colorado Springs, the existing retail space in Manitou Springs
is heavily weighted towards tourist type retail shops (art galleries, antiques, jewelry, T-shirts, gift
shops, etc.).
Currently, there is an undersupply of several specific retail store types in the trade area. Based on
household expenditure patterns and annual sales per square foot of gross leasable area by store types,
there is an undersupply of approximately 22,970 square feet ofretail space in the retail category types
shown in Table 6. Assuming no retail space is added to the primary trade area over the next ten
years, the trade area's household and expenditure growth will create a net demand for an additional
55,845 square feet of retail space in 2003.
Some of the retail types which are currently undersupplied include: building materials and supplies
(6,000-10,000 sq. ft.); food (30,000-40,000 sq.ft.); apparel and accessory (8,000-16,000 sq.ft.);
drugstore (7,000 sq.ft.); bookstore (3,400 sq.ft.); florist (1,800 sq.ft.); laundry/dry cleaners (2,500
sq.ft.); and miscellaneous personal service (5,000-6,000 sq.ft.). Although there is an estimated
demand for 39,000 sq.ft. offood/grocery, it is uncertain whether a major grocery store is needed in
Manitou springs as there is a Safeway store at the edge of the primary trade area towards Colorado
Springs.
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Table 6: Additional Supportable Retail Space in the Primary Trade Area

--l

00

Store Type

1998
Supportable
Square Footage

1998
Space
.Requirements

2003
Supportable
Square Footage

2003
Space
Re(jIJ.irements

6,015
3,381

6,015
3,381

6,464
3,633

6,464
3,633

6,946
3,904

6,946
3,904

1,500

41,074

39,574

44,139

42,639

47,434

45,934

9,564

8,992

-572

9,663

99

10,385

821

1,764
8,872
1,179

3,333
11,626
9,448
8,106
843

1,569
2,754
8,269
8,106
-12,207

3,581
12,494
10,153
8,711
906

1,817
3,622
8,974
8,711
-12,144

3,849
13,426
10,911
9,361
973

2,085
4,554
9,732
9,361
-12,077

10,000
13,258
1,960
7,218

9,211
5,519
4,651
9,734
1,060

-789
-7,739
2,691
2,516
1,060

9,898
5,930
4,998
10,460
1,139

-102
-7,328
3,038
3,242
1,139

10,637
6,373
5,371
11,241
1,224

637
-6,885
3,411
4,023
1,224

54,840

54,365

-475

58,422

3,582

62,782

7,942

6,667

6,667

7,165

7,165

7,699

7,699

37,180
6,312
6,000
3,184
13,230

5,959
5,339
5,843
1,869
3,250
1,829
25,409
2,063
7,321
5,669
18,844

359
-3,337
3,388
-8,191
-25,295
1,829
-11,771
-4,249
1,321
2,485
5,614

6,404
5,737
6,279
2,008
3,492
1,965
27,306
2,217
7,868
6,092
20,250

804
-2,939
3,824
-8,052
-25,053
1,965
-9,874
-4,095
1,868
2,908
7,020

6,882
6,165
6,747
2,158
3,753
2,112
29,344
2,382
8,455
6,546
21,761

1,282
-2,511
4,292
-7,902
-24,792
2,112
-7,836
-3,930
2,455
3,362
8,531

231,217

267,4171

22,9701

42,9281

308,8231

Estimated Existing
__ Square Footage

2008
2008
Space
Supportable
..§quare footage_ . . Requirements

Hardware and Building Material~
Building Materials and Supplies
Hardware

Food Stores
Grocery

Automotive
Tire, Battery and Accessory

Apparel and Accessory
Men's Clothing
Women's Clothing
Childrens Clothing
Shoes
Other Apparel & Accessories

13,050

Furniture and Equipment
Furniture
Home Furnishings & Accessories
Household Appliances
Radio & Television
Records & Music

Eating and Drinking Places
Restaurant

Drug and Proprietary
Drug I Cosmetics

Other Retail and Personal Services
Liquor I Wine & Spirits
Sporting Goods & Bicycle
Books & Stationary
Jewelery
Hobby & Specialty
Florist
Miscellaneous Retail
Video Tape Rental
Personal Care Products & Services
Dry Cleaner I Coin Laundry
Misc Personal Services

Total Retail
Source: THK Associates, Inc.

5,600
8,676
2,455
10,060
28,545

287,375C

55,8451

Manitou Springs PTA
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Part 5: Program Development

PROGRAM AS DEFINED IN STEERING COMMITTEE MEETING

APRIL 14, 1997

The program elements include:
THE PLAN SHOULD CONSIDER
•
Stitching the planning area into the fabric of the surrounding neighborhoods.
•
UnifYing the overall physical environment.
•
Decreasing visual clutter.
•
Enhancing and expanding access to Fountain Creek.
•
Exploring opportunities for in-fill.
•
Better defining and communicating the historic Springs.
•
Maintaining current on-street parking.
•
Accommodating year-round parking needs including higher summer levels.
•
Increasing the area for the pedestrian.
•
SimplifYing and better defining vehicular and pedestrian circulation.
•
Reducing traffic congestion.
•
Reintroducing a landscaped street appearance.
•
Enhancing historical interpretation opportunities.
•
Manitou Springs becoming more of a year-round destination to increase year-round revenue.
(see 'Advantages of Year-Round Resort').
Additional programmatic elements from the audience included:
•
Enhancing the West Entrance to encourage people to arrive from this end.
•
Enhance from Gateway to Gateway.
•
Spending money on trees rather than money on burying the wires.
•
A multi-leveled parking structure and the elimination of some on-street parking.
•
Flex-time parking (i.e.: each space is worth $2.75/hr. in the summer.
•
Local services.
•
Downtown as a :fun place to be.
•
A shuttle system on the east end.
•
Transition from summer tourism area to a year-round destination area.
•
Visual clutter (i.e.: billboards, signs, architecture)
•
Public transportation.
•
Place for kids.
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Advantages of Becoming A
Year Round Destination
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Part 6: Concept Alternatives
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Part 7: Preferred Alternative

MANITOU SPRINGS DOWNTOWN MASTER PLAN
PARKING ANALYSIS

EXISTING PARKING WITHIN THE PROJECT AREA

June 16, 1997

Spaces

1.

East City Parking Lot - North of City Hall in Mansions Park ..................... 21

2.

Public Parking Lot - West of the Stage Coach Restaurant ....................... 80

3.

Public Parking Lot - Central Location of Fountain Creek ........................ 37

4.

On-Street Parallel Parking .............................................. 303

5.

On-street Diagonal Parking - Park Avenue at Soda Springs Park ................. 68
ESTIMATED TOTAL EXISTING PARKING

PREFERREDCONCEPT-DEVELOPMENTPLAN

509
Spaces

1.

East City Parking Lot - North of City Hall in Mansions Park ..................... 21

2.

Public Parking Lot - West of the Stage Coach Restaurant ...................... 104

3.

Proposed Public Parking Lot - East of the Stage Coach Restaurant ................ 67

4.

Public Parking Lot (re-designed) - Central Location on Fountain Creek ............. 47

5.

Proposed Public Parking Lot - West End of Park Avenue ........................ 28

6.

Proposed Public Parking Lot - West End of Manitou Avenue & Ruxton ............ 30

7.

On-Street Parallel Parking .............................................. 224

8.

On Street Diagonal Parking - On Park Avenue Along Soda Springs Park ............ 68
ESTIMATED TOTAL PARKING FOR PREFERRED CONCEPT ........... 589
TOTAL GROSS GAIN IN PARKING SPACES .......................... 80

9.

Parking Structure at the GM Facility .................................... 40 +/-

10.

Parking Structure at the Public Parking Lot West of Stage Coach .............. 60 +/-
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MANITOU SPRINGS DOWNTOWN MASTER PLAN
PRELIMINARY OVERALL PROJECT COST ESTIMATE BREAKDOWN - June 16, 1997
1.

Civic CenterlManitou Avenue
(El Paso St. to East Parking Area Drive)

$400,000 to $420,000

2.

East Retail Complex
(East Parking Area to Fountain Creek on Canon Ave.
and west on Manitou Ave. to west end of GM Facility)

$650,000 to $690,000

3.

City Center Complex
(West end of GM Facility to west side of Soda Springs
Lodge and north to Canon Avenue)

$630,000 to $660,000

4.

West Retail Complex
(West side of Soda Springs Lodge plaza to upper end of
Ruxton and on Manitou Ave. to west side of gas station)

$600,000 to $650,000

5.

Manitou Avenue West
(From the gas station property to the project boundary)

$350,000 to $380,000

6.

Canon Avenue and Park Avenue
(From Manitou Avenue on the east to Manitou Avenue
on the west)

$170,000 to $200,000

TOTAL ESTIMATED RANGE OF COSTS
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$2,800,000 to $3,000,000

MANITOU SPRINGS DOWNTOWN MASTER PLAN
PRELIMINARY OVERALL PROJECT COST ESTIMATE SUMMARY - June 16, 1997
1.

Demolition

$800,000 to $850,000

2.

Underground Utility Relocation

$300,000 to $325,000

3.

Hardscape (Sidewalks, roadways and plazas)

4.

Street Trees

$60,000 to $70,000

5.

Shrubs and Ground Cover Plants

$10,000 to $15,000

6.

Irrigation Systems

$35,000 to $40,000

7.

Site Furnishings (benches, planters, lighting, etc.)

ESTIMATED TOTAL PROJECT COSTS RANGE

$1,500,000 to $1,600,000

$130,000 to $140,000
$2,800,000 to $3,000,000

Note: Cost estimates include a 20% contingency.
ADDITIONAL FACILITIES FOR EXPANSION OF DOWNTOWN PARKING
8.

GM Parking Structure (approx. 40 spaces)

$400,000 to $600,000

9.

Parking Structure (at east Public Parking Area)

$500,000 to $750,000
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July 1, 1997
MANITOU SPRINGS DOWNTOWN MASTER PLAN

WORK GROUP MEETING

Colorado Department of Transportation - Region 2 - Pueblo, Colorado
Held Tuesday, July 1, 1997,9:15 am
Attendees: Bob Torres, Region 2
Dave Poling, Colorado SpringslPueblo Engineer
Brian Borge, Access Engineer
Terry Shippy, Traffic Engineer
Weldon Allen, Maintenance Engineer
Chuck Seip, Utility Engineer
Kevin Shanks, THK Associates, Inc.
Phil Flores, THK Associates, Inc.
Kevin opened the meeting with a brief overview ofthe Manitou Springs Downtown Master Planning
project. He indicated that the Downtown Master Plan Steering Committee had recently approved
the Preliminary Concept "C" - Preliminary Master Plan and had directed the THK team to contact
the Colorado Department of Transportation to review the preliminary Master Plan and the
implications of changing the operational and dimensional aspects on the section of Manitou Avenue
which is included in the Downtown Master Plan project area.
Phil reviewed the current cross section design for Manitou Avenue. CDOT indicated that ifthe street
is under their jurisdiction, the cross section design will have to be broader to meet the minimum
CDOT highway standards. This would reduce the sidewalk/tree lawn/tree planter areas on Manitou
Avenue by six feet, (i.e.: three feet per side). This would not be a major impact on the Concept C
cross section design.
Most of the remaining discussion with CDOT representatives focused on the possibility of the City
of Manitou Springs taking Manitou Avenue from CDOT. The implications of this are that the City
would ask CDOT to abandon Manitou Avenue as a state highway with the City assuming the
responsibility of operating and maintaining the street as a local arterial. There is precedence for
CDOT to abandon Manitou Avenue as a state highway. CDOT representatives indicated that they
would support such an action if the city requested it. It was noted that if the street was abandoned
as a state highway, the City would have the flexibility to adjust the roadway design and cross section
dimensions, provide street trees and furniture as desired and provide a customized signing system.
If Manitou Avenue is returned to the city, it would mean that maintenance of the avenue would be
the sole responsibility of the City. Manitou Avenue is re-paved on a ten to fifteen year cycle by
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CDOT Meeting
July 1, 1997
Page 2
CDOT. It was also noted that the portion of State Highway 24 through Colorado City, from 31 st
to the east into Colorado Springs, had been abandoned as a state highway. Bob Torres offered that
he and other representatives of CDOT would be available to come to the next steering committee
meeting or to City Council to discuss the ramifications of abandoning Manitou Avenue through
Manitou Springs.
Weldon Allen offered to send us the street maintenance records for Manitou Avenue. It was noted
that Colorado Springs might be contracted to provide street striping if the City takes over Manitou
Avenue.
Terry Shippy made the following comments regarding the Concept C Plan:
•
•
•
•
•
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consolidate cross walks as much as possible;
increase visibility by eliminating parking at cross walks;
establish loading zones at critical places
if the city takes over the street, they can do their own signage; and
need to have continuous two-way left turn lanes.
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October 9, 1997

Mr. Phillip Flores
THK Associates, Inc.
5325 South Valentia Way
Suite 200
Greenwood Village, CO 80111
RE:

Preliminary Assessment of Proposed Manitou Avenue Cross Section
FHU Reference No. 97-190

Dear Mr. Flores:
Per our conversation we have conducted a preliminary evaluation of the proposed crosssection for Manitou Avenue relative to:
•
•

Adequacy of the proposed general dimensions for traffic lanes and parking.
Probable operating characteristics in terms of general traffic flow and efficiency.

Relative to the first element, the proposed cross-section consists of 8-foot parking lanes,
11-foot drive lanes, and a center 12-foot center left turn lane. This varies from the
suggested COOT dimensions of 12-foot drive lanes and a 14-foot center left turn lane.
Clearly if space is available, the wider dimensions suggested by COOT would provide
greater latitude for the motorist to maintain his driving path and operate with greater
vehicle side clearances. However, the proposed lane dimensions are within acceptable
standards and exist in numerous similar situations in both large cities and small
communities. In fact, even smaller dimensions exist in physically constrained, high volume
corridors throughout the Denver metropolitan area, Colorado Springs, and many mountain
communities similar to Manitou Springs.
Therefore, in view of the many competing objectives along Manitou Avenue for roadway
capacity, on-street parking, and pedestrian enhancements, we believe that the proposed
cross-section is both adequate and workable.
Relative to the second element, the proposed cross-section results in a basic 3-lane
roadway as compared to the existing 4-lane roadway. This reduction in lanes may at first
appear to be a significant reduction in roadway capacity. However, the efficiency of the
operations of each lane is generally superior under the 3-lane configuration.
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October 9, 1 997
Mr. Phillip Flores
Page 2

The reasons for this increased efficiency is that left turn movements currently occur in a
through traffic lane which reduces the effective capacity of the through lane. In addition,
through vehicles stopped behind a left turning vehicle tend to switch lanes thereby
reducing the effective capacity of the right through lane as well.
With the proposed cross-section all left turns occur in an exclusive lane reserved for left
turn movements only. In addition, through traffic is able to fully utilize the capacity of the
through lane. Thus, the difference in the capacity of each alternative is not as significant
as it may seem and any reduction in capacity associated with the 3-lane roadway is offset
by improved safety resulting from the separation of turning traffic from through traffic.
Additionally, if a major capacity increase were the objective, a 5-lane roadway would
provide the optimum results where 4-through lanes would exist in conjunction with a fifth
exclusive center left turn lane. However, it is our understanding that the primary objective
is to enhance the urban character of Manitou Avenue while better managing traffic
operations. The proposed cross-section appears to properly address this latter objective.
I trust that these preliminary comments are helpful to you and the City as you continue
your planning efforts.
Sincerely yours,
FELSBURG HOLT & ULLEVIG

Principal
AJU/co
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Part 8: Grant and Funding Strategies

Grant & Funding Strategies
State Historic Fund

June 16, 1997

Contact: Geralyn Campanelli (866-2825)

Funds Acquisition, Restoration, and Repair of Historic Properties
To qualify, the property must be a designated property on the national or state register or designated
locally. The State Historic Fund will also fund survey, planning and education programs.
Application must be made through a governmental entity.
governmental entity as a co-applicant.

Non-profits may apply with a

The fund seems to favor public projects over private projects although they have funded many private
projects with local government support.
Old project grant cap was $100,000. New policies allow projects to exceed $100,000 if there is a
substantial cash match. Projects exceeding $100,000 may also be submitted as a multi-year project,
but this policy is still being worked out. It is preferable to develop a multi-year strategy that allows
projects to be completed within themselves as separate but related components of a larger program.
New policies also require a 25% cash match (minimum).
The deadlines to submit an application are October and April.
Candidate projects include:
•
•
•
•
•

repair/restoration of historic green stone bridges and walls;
repair/restoration of historic fixtures into Soda Springs Park and possibly lighting fixtures on
historic green stone bridge in front of Manitou Spa;
restoration of historic spring structures;
restoration of the City Hall;
acquisition of capture spring structure.

Certified Local Government Program (CLG)

Contact Karen Hardy Hunt (866-3395)

The Federal Historic Preservation Fund (HPF) provides funds for various historic preservation
projects.
Only certified local governments, ofwhich Manitou is one, are eligible for funding from this program.
Candidate projects must have a clear historic preservation agenda. Some ofthe projects which have
been completed under this program include historic markers, surveys, national register nominations,
design guidelines, etc.
Actual renovation projects are not precluded but the available funds are quite modest. In 1996, the
State Office of Archaeology and Historic Preservation distributed a total of$56,000 in grant funds.
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These funds require a 40% match, preferably in cash, to be eligible.
The deadline for submission of grant requests is mid December. Awarded projects need to start by
July of the following year and be completed by June 30th of the year following.
Candidate projects might include:
•
•

historic markers and an interpretive program; and
preparation of an historic tours program for Manitou Springs.

ISTEA Enhancement Program

Contact: Judy DeHaven, CDOT Region II (719) 546-5404

This program, originally created by Congress in 1991, provides funds for alternative modes of travel
and historic preservation work associated with Federal Highway projects. The legislation is currently
up for reauthorization. If the program is reauthorized it is possible that this program could help
support the development of the proposed trail along Fountain Creek. The current legislation will
expire this fiscal year. New authorization or an extension of the current program must occur prior
to October 1, 1997.
Fountain Creek is part of the American discovery trail corridor. The program as structured requires
a 20% match, and a considerable application process. Region II CDOT would issue a request for
proposals sometime from December to February.
Applicants would submit their proposals through the Pikes Peak Area Council of Governments to be
reviewed by a Technical Advisory Committee. The committee will assign a high, medium or low
priority to eligible projects. These are forwarded to Region II CDOT for review by their panel of
readers. Successful applicants are notified approximately six weeks from the date of submission.

Great Outdoors Colorado (GOCO)

Contact: Lisa Aangeenbrug (863-7522)

This State of Colorado program is funded from the Lottery program. Its intention is to fund the
acquisition and development of park and open space projects in Colorado. The program managers
and the GOCO Board have clearly indicated their preference for projects that involve partnerships
and projects that leverage other funds. Candidate projects include Fountain Creek Trail and the small
parks along it.

Contiguous County Gaming Impact Grant Program
PURPOSE

The program is designed to assist counties, other local government jurisdictions and nonprofit
agencies, with county sponsorship, negatively impacted by limited gaming operations occurring in
Black Hawk, Central City, Cripple Creek and tribal lands.
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AREAS OF IN1EREST

A full range ofpublic service and facility activities such as county roads, law enforcement, emergency
medical operations, and social service programs.
RES1RICTIONS

Assistance is limited geographically to an eight county region contiguous to, but not including, Teller
and Gilpin Counties, and in Montezuma, La Plata, and Archuleta Counties with Indian lands where
tribal gaming operations are active. Funding is available for this eight county region based on
Colorado Limited Gaming Commission discretion, but not less than 9% of the state general fund
share of gaming tax receipts.
APPLICATION PROCESS

Participating jurisdictions should record gaming impact costs in accordance with a state prescribed
process. Applications for assistance must be filed, in addition to documentation of gaming impacts
on an annual basis and a presentation before the Contiguous County Gaming Impact Advisory
Committee may be required. The Executive Director ofthe Department of Local Affairs makes the
funding decision based on committee recommendation.
EXAMPLES OF RECENT GRANTS

Park County Roads ($76,800); Clear Creek County Mental Health Services ($5,500); Green
Mountain Falls Fire District Substation Expansion ($22,000); Ignacio Police Vehicle ($28,315).

Comments
Locationally, Manitou Springs qualifies, although most ofthe grant money awarded to date has gone
to county projects. Manitou Springs could make a case based on the increased traffic downtown
generated by Cripple Creek, citing safety concerns that may justifY road improvements. Idaho
Springs apparently had some success with a similar approach. The key to securing grant monies from
this program is establishing a direct relationship between increased traffic (or other community
burdens) and the introduction of gaming in a contiguous county. The program has fairly limited funds
(approximately $3.0 million to distribute in 1997).

"Small Cities" Community Development Block Grant Program (CDBG)
The Federal Community Development Block Grant (CDBG) program was establishedbytheHousing
and Community Development Act of 1974. The program is designed to help communities meet their
greatest community development and redevelopment needs, with particular emphasis on assisting
persons of low and moderate income. The overall program consists of two major elements: the
"entitlement" program and the "nonentitlement", or so called "Small Cities" program. Projects in
Manitou Springs, like the downtown improvement plan, could potentially qualifY for the "Small
Cities" program.
Broad Objectives
•
•
•

Benefit persons of low and moderate income.
Prevent or eliminate slums or blight.
Address other urgent needs.
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Grant Amounts
•
•

Approximately $10.5 million to commit to local projects in fiscal year 1997.
No absolute limits on amount of funding that may be requested. However, it's suggested that
$250,000 be the maximum for public facility/community development projects.

Review Factors
•

Project Impact
•
•
•

•

Benefit to low and moderate income persons.
Extent and urgency of need.
Consistency with local development strategies and coordination with other activities.

Public and Private Commitments (communities are strongly encouraged to take primary
responsibility for resolving their housing, economic development and public facilities
problems).
•
•
•

Local financial commitment.
Local non-financial commitments.
Management capability.

Comments
Although CDBG funds have been approved for some downtown redevelopment projects in the state,
those projects have usually involved downtowns with slum andlor blight conditions. It would be
possible to secure CDBG funds for a streetscape project ifit would employ low and moderate income
people. Overall, however, it is very difficult to get CDBG funds for basic public improvements.

Contact
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Jack Kirtland, Regional Manager, State of Colorado
Department of Local Affairs
PH: (303) 866-3688

Districts and Alternate Government
Financing Mechanisms
Approximately 45 varieties of quasi-municipal corporations and improvement districts exist in
Colorado. Some types of districts are autonomous units o flo cal government and have their own
Board of Directors, determine their own objectives, perform several services or provide several
improvements, and have control over their own budgets. Others, including most "improvement
districts" do not have their own board but instead are governed by the City Council or Board of
County Commissioners in whose jurisdiction they are located. These improvement districts are
typically organized around a single project such as for paving a single street or sidewalk, rather than
as an ongoing entity intended to complete several projects. Below are types of special districts that
may be suitable for the Manitou Springs downtown improvement plan.

1)

Special Districts (Title 32), Including Metropolitan Districts

These districts are independent, quasi-municipal operations with independently elected boards. They
exist in perpetuity unless steps are taken to dissolve them and can be organized for a single purpose
(metropolitan districts can provide many municipal services).
Permitted Activities:

Water, sewer, drainage, streets, parks and recreation,
fire protection, TV relay, phone line extension, public
transportation systems (cannot construct electric or
gas systems or provide police protection).

Formation:

Petition and election.

Governing Board:

Board of Directors - elected directly.

Powers:

Construction, operation/maintenance, condemnation
of property.

Finance Mechanism:

Ad valorem tax; G.O. and revenue bonds; charge
rates, tolls, fees.

Comments
Manitou Springs has an existing metro district that was formed to manage parking and parks/open
space in the downtown area. The service plan for this metro district could be expanded to include
the improvements in the proposed project, but financing the planned improvements should require
more community-wide participation (the existing metro district includes only 100-120 buildings in
the core downtown area). It may make sense to spin offthe planned parking additions to the existing
metro district and form a separate special district to finance and manage the other improvements.
One drawback to these types of districts is that they can only be formed through an election.
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2)

3)

General Improvement District (GID)
Permitted Activities:

Any public improvement including parking facilities
(typically streets, sidewalks, water, sewer, street
lights, utilities). Cannot construct electric light or gas
systems.

Formation:

Petition (usually initiated by land owner to municipal
council).

Governing Board:

City or Town Board ex officio

Power:

Construction, operation/maintenance, condemnation
of property.

Finance Mechanism:

Taxes/millievy; G.O. or revenue bonds; charge rates,
tolls, fees.

Special Improvement District (SID)
Permitted Activities:

Streets, street lighting, sidewalks, water mains, sewers
and sewer disposal works, heating and cooling mains,
storm sewers.

Formation:

Petition and Resolution/Ordinance.

Governing Board:

Administrative Subdivision of Municipality.

Power:

Construction.

Finance Mechanism:

Assessment, G.O. or Special Assessment bonds.

Comments
A GID is a taxing district that can construct certain facilities, operate them, and condemn property.
SIDs exist only as administrative subdivisions of the municipality, assessing the costs of public
improvements to those who are specially benefitted by them (SIDs are usually dissolved once the
improvements are completed and the debt is retired). The size and scope of the downtown
improvement plan indicate that a GID would be considerably more appropriate than a SID.
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Urban Renewal Authority (URA)
Intended to make improvements in urban areas, a URA can be created by resolution of the council
upon petition by 25 registered electors of the municipality. A hearing to determine that "slum" and
"blight" conditions exist in the urban renewal area must precede the resolution. URAls generally
employ a Tax Increment Financing (TIF) technique.
Permitted Activities:

Limited to "urban renewal area" - demolition and
removal of buildings, streets, utilities, parks, other
improvements subject to ""urban renewal planil .

Formation:

Petition and Resolution/Ordinance.

Governing Board:

Board of5-11 appointed by mayor, ratified by council.

Powers:

Construction, operation/maintenance, condemnation
of property.

Finance Mechanism:

Ad valorem or sales tax (for Tax Increment-Financing), G.O. or revenue bonds (tax allocation bonds require "blight" conditions).

Comments
The requirement that "slum" and/or "blight" conditions exist in the designated urban renewal area
probably precludes Manitou Springs from using a URA to finance its downtown improvement plan.

Downtown Development Authority (DDA)
A DDA is created by a majority vote of qualified electors residing or owning or leasing property in
a specified area that must be within the "central business district". A DDA can be used to prevent
as well as correct deteriorated economic or physical conditions. It has a board appointed by the
municipal governing board. The DDA board must create a plan that specifies improvements to be
made subject to council approval. A DDA can assess an ad valorem levy of up to 5 mills for
operating purposes.
Permitted Activities:

Plan, propose and implement "plans of development" removal, site preparation, renovation, repair, remodeling, reconstruction (can be used to "prevent" deterioration). Very broad.

Formation:

Election.

Governing Board:

Board of 5-11 appointed by mayor; ratified by council.
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Power:

Construction, operation/maintenance.

Finance Mechanism:

Ad valorem tax (5 mill limit); G.O. and revenue bonds
(tax allocation bonds - restricted to central business
district); sales tax; charge rates, tolls, fees.

Comments
The wide range of activities permitted by a DDA make it a viable option, but DDAs don't have the
power to condemn property and can only be established through an election.

Business Improvement District (BID)
BIDs are usually created to provide certain services that URAs and DDAs are not authorized to
perform; for example, consulting or planning, managing development, marketing activities, business
recruitment, etc. BID boundaries may consist of contiguous or noncontiguous parcels ofcommercial
property. No residential or agricultural property can be included in the district.
Permitted Activities:

Planning and managing deVelopment; maintenance of
improvements; promotion or marketing; business
recruitment, management and development; provide
snow removal, refuse collection; design existence;
acquire construction financing; install and operate
improvements.

Formation:

Petition and resolution/ordinance.

Governing Board:

Directors are governing body ex officio or appointed
by electors.

Power:

Construction and operation/maintenance.

Finance Mechanism:

Ad valorem tax; assessment; G.O., revenue, or special
assessment bonds; charge rates, tolls, fees.

Comments
Because ofthe flexibility of its financing options and its special focus on commercial property, a BID
would be a practical way to finance and implement the proposed downtown improvement plan. A
new law signed by the Governor two weeks ago allows new districts to be overlaid onto an existing
special district (the downtown metro district) provided the existing district gives its approval.
However, a BID that only encompasses the downtown's commercial properties does not help spread
the financing burden community-wide.
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Sales Tax
Another option Manitou Springs should examine, particularly if it wants to spread the burden of
financing the proposed improvement plan city-wide, is an election to increase the sales tax and
authorize the issuance of sales tax bonds. Preliminary research indicates that Manitou Springs has
a 3.5% sales tax; EI Paso County has a 1.0% sales tax. Manitou Springs could increase the sales tax
to 4% with a vote of the people (several Colorado resort cities have a 4% sales tax).
Some additional research may need to be done to determine how much a half-cent or quarter-cent
sales tax could generate. For example, ifa half-cent sales tax would generate an additional $150,000
per year, the city could issue somewhere in the neighborhood of$2.0 million in bonds, depending on
the improvements and the length ofthe bond issue. If a sales tax is used, the city could stipulate that
the tax would Sunset as soon as the bonds are paid off.

Comments
A sales tax is a solid financing option for the proposed improvement plan because of the flexibility
it provides and the fact that it spreads the financing burden city-wide. This may be more palatable
than an additional property tax on only those properties in the downtown area. Additional research
would be required to estimate how much of a sales tax would be necessary and the likelihood of a
sales tax election succeeding in today's political climate.
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Utility Infrastructure Strategies
Colorado Springs Department of Utilities (CSDU)
Contact Person: Paul Leonard, Project Engineer
Development Services Division
(448-8278)

The Colorado Springs Department ofUtilities (CSDA) has precedence in sharing the costs oflocating
overhead electronic services lines underground. This is done on a case by case basis. The process
for accomplishing a shared cost program would include a preliminary review with the Development
Service Division of the CSDU. After specific needs are identified and agreed upon the CSDU will
consider a cost sharing program working with the electrical department.
The CSDU is amenable to cooperating with telephone and cable television companies to use the same
burial trench for the placement of all the overhead utilities. The CSDU will cooperate with the City
of Manitou Springs for the relocation of natural gas utilities and water main lines which belong to
them.
The CSDU currently provides for street and pedestrian lighting in the downtown area and Soda
Springs Park. They have recently provided some surplus light fixtures for the park.

Recommendations
•

Present final concept plan to the Development Services Division of CSDU to explore all
ramifications of undergrounding electric, telephone and cable lines underground.

•

Present final concept plan to the US West telephone distribution systems office for review and
coordination with the burial of other overhead utilities.

•

Do the same with the cable television distribution for Manitou Springs.
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Higbway/Roadway Strategies
Colorado Department of Transportation (CDOT)
Contact: Brian Borge, Access Coordinator
Region 2, CDOT (719) 546-5705

Any major change to the existing US Highway 24IManitou Avenue will require a comprehensive
review by the region's staff of CDOT. Even though there is no formal process for the review and
approval of major changes to the state roadways there is a specific need to submit the concept plan
to Region 2, CDOT. A working meeting will be scheduled with several divisions within the Region
2 office to consider all aspects of the concept plan, relative utilities, maintenance and traffic
engineering. This review process will be coordinate by Brian Borge, Access Coordinator, Region 2,
CDOT.

Contact: Mary Frye, Transportation Planner
EI Paso Regional Council of Governments
The EI Paso County Council ofGovernments and CDOT are currently coordinating a five year update
to the Transportation Improvement Program which is the basis for capital improvement projects
within the jurisdiction of the COG. This program must include all roadway improvement projects as
brought forward by the various governmental entities in the COG. A street or roadway project must
be identified in the program before it can qualify for state or federal funding programs. The five year
plan is to be completed in November 1997.

Recommendations
•

Make arrangements to submit the approved concept plan to the Region 2 CDOT staff.

•

The City of Manitou Springs assume that its street improvement programs for the downtown
area and particularly improvements to Manitou Avenue, be included in the TIP.
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Manitou Springs Downtown Improvement Project
Financing Options - Consulting Team
Pat Brophy, Lead Consultant
THK Associates, Inc.
5325 S. Valentia Way, #200
Greenwood Village, Colorado 80111
Ph: (303) 770-7201
FAX (303) 770-7132
Richard W. Ferrell
4639 East 17th Avenue
Denver, Colorado 80220
Ph: (303) 333-3090
FAX (303) 377-1029
Bob Broom
RAP Financial Corporation
Public Finance Division
One Norwest Center
1700 Lincoln Street, 32nd Floor
Denver, Colorado 80203
Ph: (303) 860-6380
FAX (303) 860-6045
NormanF. Kron
Grimshaw & Harring
Attorneys at Law
One Norwest Center
1700 Lincoln Street, 38th Floor
Denver, Colorado 80203
Ph: (303) 839-3704
FAX (303) 839-3838
State of Colorado
Jack Kirtland, Regional Manager
1313 Sherman Street, Room 323
Denver, Colorado 80203
Ph: (303) 866-3688
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Part 9: Design Guidelines

DESIGN GUIDELINES
The DESIGN GillDELINES for the Manitou Avenue project cover a variety of elements which will
be used to establish the ambiance of the streetscape for both the pedestrian and driver alike.
The site amenities that follow illustrate the basic forms which will be combined in the composition
ofthe pedestrian streetscapes to establish a coru;istent design standard for Manitou A venue which will
reflect the historic and eclectic nature of Manitou Springs. Various elements are included for the
Downtown Plan, the Gateway Plan and the Fountain Creek Trail.
Site furniture and amenities are consistent with each other in design and are finished in a Io-Iuster
black color in the Downtown area. The street light fixture is of special design which reflects a historic
fixture that was found throughout the central downtown area at the turn of the century.
Pedestrian site amenities along the Avenue in the Gateway Plan include a fluted pole with an acorn
light globe, pedestrian benches and waste receptacles. All elements are finished in a semi-gloss
Federal Green color.
The Fountain Creek Trail will include site amenities which are less formal than those found on the
Avenue including simple arched light fixture, benches without back rests and trash receptacles which
will all be finished in a Io-Iuster Federal Green color.
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DOWNTOWN PLAN
. . . . . PAVING LAYOUT AND SITE AMENITIES

BROOMED FINISH
CONCRETE WALK

i.--

STREET TREE IN
TREE GRATE
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DECORATIVE PAVING BAND
OPTION B
6"X6" BRICK PAVER
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- - DECORATIVE PAVING BAND
OPTION C
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I
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DOWNTOWN PLAN
TYPICAL TREE GRATES
AND TREE GUARDS

TREE GUARD:

MANUFACTURER: NEENAH
MODEL: STYLE A
4' HEIGHT
COLOR: LO-LUSTER BLACK
-lSQ STEEL
BAR STOCK

Thin bars provide more free opening area and give delicate
appearance. Expandable tree opening. Available with cast iron
angle frame, if required.
Weight per set-350 pounds.

TREE GRATE:
MANUFACURER:NEENAH
MODEL: R-8746-A
180 0 SQUARE
COLOR:LO-LUSTER BLACK
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HALF PLAN AND SECTION

DOWNTOWN PLAN
TYPICAL BENCHES

MANUFACTUTER: VICTOR STANLEY, INC.
MODEL#: RB-28
6' LENGTH
STEEL CONSTRUCTION
COLOR: BLACK
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DOWNTOWN PLAN
TYPICAL TRASH RECEPTACLES

MANUFACTURER: VICTOR STANLEY, INC.
MODEL#: R3-12
32 GALLON
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COLOR: BLACK

DOWNTOWN PLAN
TYPICAL LIGHTING
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MANUFACTURER: UNIQUE SOLUTIONS
MODEL#: NORTH YORKSHIRE
COLOR: LO-LUSTER BLACK

FIXTURE: ESTABLISHED BY THE CITY OF MANITOU SPRINGS
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DOWNTOWN PLAN
TYPICAL BOllARDS
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MANUFACTURER: UNIQUE SOLUTIONS
MODEL: COLUMBIA CAST IRON
LIGHTED OR UNLIGHTED

COLOR: BLACK
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DOWNTOWN PLAN
TYPICAL FENCING
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MANUFACTURER: MONUMENTAL IRON WORKS
MODEL: ESTATE K
1" SQUARE PICKETS
COLOR: BLACK
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DOWNTOWN PLAN
TYPICAL BICYCLE RACKS

~
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I !
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MANUFACTURER: TIMBER FORM
MODEL: BOLLARD CYCLOOPS # 2172
3' HT.
TWO BICYCLE CAPACITY
COLOR: BLACK
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CITY OF MANITOU SPRINGS
Manitou Avenue Master Plan Design Guidelines
Landscape Plant List for the Downtown Plan
COMMON NAME

BOTANIC NAME

STREET TREES
Patmore Ash
Greenspire Linden
Deborah Maple
Imperial Honeylocust

Fraxinus pennsylvanica 'Patmore'
Tilia cordata 'Greenspire'
Acer plantanoides 'Deborah'
Gleditsia triacanthos inermis

ORNAMENTAL TREES
AmurMaple
Russian Hawthorn
Cockspur Hawthorn
Spring Snow Crabapple
Shubert Chokecherry

Acer ginnala
Crataegus ambigua
Crataegus crus-galli
Malus 'spring snow'
Prunus virginiana 'Shubert'

EVERGREEN TREES
Ponderosa Pine
Pinon Pine
Colorado Spruce
Rocky Mountain Juniper

Pinus ponderosa
Pinus cembroides edulis
Picea pungens
Junipurus scopulorum

DECIDUOUS SHRUBS
Saskatoon Serviceberry
Rabbitbrush
Peking Cotoneaster
Russian Sage
Potentilla
Purple Leaf Plum
Three Leaf Sumac
Alpine Current
Wayfaring Tree Viburnum
Nannyberry viburnum

Amelanchier alnifolia
Chrysothammus nauseosus
Cotoneaster lucidus
Perovskia atriplicifolia
Potentilla
Prunus x cistena
Rhus trilobata
Ribes alpinum
Viburnum lantana
Viburnum lentago

DECIDUOUS GROUND COVERS
Hancock Coralberry
Purpleleaf Wintercreeper
Snow in Summer
Periwinkle

Symphoricarpos x chenaulti
Euonymus fortunei 'Coloratus'
Cerastium tomentosum
Vinca

EVERGREEN SHRUBS
Bluechip Juniper
Arcadia Juniper
Calgary Carpet Juniper
Mugo Pine

Juniperus horizontalis 'Blue Chip'
Juniperus sabina 'Arcadia'
Juniperus sabina 'Calgory Carpet'
Pinus mugo
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GATEWAY PLAN
TYPICAL LIGHTING

I
I

I

II

co
I

CD

N
..-

f

.

11\

SI,

POST

MANUFACTURER:SHAKESPEARE
SERES: JEFFERSON
MODEL #: BJ20
COLOR: FEDERAL GREEN

FIXTURE MANUFACTURER: SHAKESPEARE
ACORN STYLE
LAMP TYPE: METAL HALIDE
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GATEWAY PLAN
TYPICAL BENCHES

MANUFACTURER: VICTOR STANLEY, INC.
MODEL#: RB-28
6' LENGTH
STEEL CONSTRUCTION
COLOR: FEDERAL GREEN
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GATEWAY PLAN
TYPICAL TREE GRATES

Thm bnrs provide more free opening area and give delicate
appearance. Expandabie tree oPening. AV2Htabie with cast Iron
angle frame. if required.

HALF PlAN AND SECTION

MANUFACTURER: NEENAH
MODEL#: R-8746-A
1800 SQUARE
COLOR: LO-LUSTER BLACK
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GATEWAY PLAN
TYPICAL TRASH RECEPTACLES

MANUFACTURER: VICTOR STANLEY, INC.
MODEL#: RS-12
32 GALLON
COLOR: FEDERAL GREEN
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CITY OF MANITOU SPRINGS
Manitou Avenue Master Plan Design Guidelines
Landscape Plant List for the Gateway Plan
COMMON NAME

BOT ANIC NAME

STREET TREES
Patmore Ash
Greenspire Linden
Deborah Maple
Imperial Honeylocust

Fraxinus pennsylvanica 'Patmore'
Tilia cordata 'Greenspire'
AceI' plantanoides 'Deborah'
Gleditsia triacanthos inermis

ORNAMENTAL TREES
Amur Maple
Russian Hawthorn
Cockspur Hawthorn
Spring Snow Crabapple
Shubert Chokecherry

Acer ginnala
Crataegus ambigua
Crataegus crus-galli
Malus 'spring snow'
Prunus virginiana 'Shubert'

EVERGREEN TREES
Ponderosa Pine
Pinon Pine
Colorado Spruce
Rocky Mountain Juniper

Pinus ponderosa
Pinus cembroides edulis
Picea pungens
Junipurus scopulorum

DECIDUOUS SHRUBS
Saskatoon Serviceberry
Rabbitbrush
Peking Cotoneaster
Russian Sage
Potentilla
Purple Leaf Plum
Three Leaf Sumac
Alpine Current
Wayfaring Tree Viburnum
Nannyberry viburnum

Amelanchier alnifolia
Chrysothammus nauseosus
Cotoneaster lucidus
Perovskia atriplicifolia
Potentilla
Prunus x cistena
Rhus trilobata
Ribes alpinum
Viburnum lantana
Viburnum lentago

DECIDUOUS GROUND COVERS
Hancock Coralberry
Purpleleaf Wintercreeper
Snow in Summer
Periwinkle

Symphoricarpos x chenaulti
Euonymus fortunei 'Coloratus'
Cerastium tomentosum
Vinca

EVERGREEN SHRUBS
Bluechip Juniper
Arcadia Juniper
Calgary Carpet Juniper
Mugo Pine

Juniperus horizontalis 'Blue Chip'
Juniperus sabina 'Arcadia'
Juniperus sabina 'Calgory Carpet'
Pinus mugo
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FOUNTAIN CREEK TRAIL

17:

TYPICAL SECTIONS

PAVED TRAIL
BACKLESS BENCH - - - - - +
TRASH RECEPTACLE - - - +
CANDY CANE STYLE --~
PEDESTRIAN LIGHTING
;X
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CRUSHER FINES TRAIL
~
BACKLESS BENCH
TRASH RECEPTACLE
CANDY CANE STYLE - - - - t PEDESTRIAN LIGHTING
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FOUNTAIN CREEK TRAIL
TYPICAL LIGHTING

FIXTURE: MANUFACTURER: STERNBERG
MODEL: LAKE FOREST
ON CANDY CANE POLE
POST: MANUFACTURER: STERNBERG
MODEL: BOSTON 5800
HEIGHTS: 10'-18'
COLOR: FEDERAL GREEN

127

FOUNTAIN CREEK TRAIL
TYPICAL BENCHES

MANUFACTURER: VICTOR STANLEY, INC.
MODEL: RB-12
6' LENGTH
STEEL CONSTRUCTION
BACKLESS
COLOR: FEDERAL GREEN
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FOUNTAIN CREEK TRAIL
TYPICAL TRASH RECEPTACLES

MANUFACTURER: VICTOR STANLEY, INC.
MODEL: S-35
24 GALLON
COLOR: FEDERAL GREEN
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CITY OF MANITOU SPRINGS
Manitou Avenue Master Plan Design Guidelines
Landscape Plant List for the Fountain Creek Trail
COMMON NAME

BOTANIC NAME

RIPARIAN TREES
Lanceleaf Cottonwood

Populus acuminata

RIPARIAN DECIDUOUS SHRUBS
Redtwig Dogwood
Thinleaf Alder
Coyote Willow
Twinberry Honeysuckle
Bog Birch

Comus sericea coloradensis
Alnus tenuifoIia
Salix exigua
Lonicera involucrata
Betula glandulosa
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RETAINING WAllS
TYPICAL

ASHLAR VENEER STONE RETAINING WALL
WITH STONE CAP
MANITOU SPRINGS GREENSTONE

••

NATURAL VENEER STONE RETAINING WALL
WITH STONE CAP
MANITOU SPRINGS GREENSTONE
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