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Enjoying a Colorado Springs
view of the "Pikes Peak
Environment” from

Palmer Park, circa 1930s.
—courtesy of the Comprehensive
Planning Division
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“City of
Beautiful Homes”
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INTRODUCTION

WHY PRESERVATION

ISTORIC PRESERVATION IS A CONCEPT THAT INVOLVES
the active protection of a community’s physical heritage. This in-

cludes not only buildings, but statues and landscapes, parks and
thoroughfares. Sometimes it involves the public sector, as when public sentiment
endorses restoration of a landmark; commonly, it is a consequence of individual
action, but most often, itis the result of several people and organizations coordinating
their efforts to attain a common goal. While there are national organizations and
regional trends, historic preservation is essentially achieved at the local level and goals
vary according to local values. These values and the consequent nature of historic

preservation in Colorado Springs are well defined, yetthey defy easy characterization.

Just over fifty years ago, to use a threshold common for regarding resources as
historic, Colorado Springs was a small city of not quite 37,000 people. It had grown
little since 1895, the height of the Cripple Creek District gold mining boom, when
roughly 30,000 lived here. By 1940, much of the City consisted of substantial homes
and solid businesses, crafted by skilled workmen using quality materials. Calling itself
the “City of Beautiful Homes,” pride was expressed in the spaciousness of the
residential lots, customarily 50' x 190, and the dearth of row houses and blocks of
apartments common to other cities. Pride was also displayed in the architectural
beauty and variety of the residential neighborhoods. Both the Symphony and the Fine
Arts Center offered opportunities for culture; the Boys' Club, Day Nursery, Knights
of Columbus, and YWCA organizations provided social services to the needy, and
tourism had become a significant, if still small, element of the local economy.

In 1940, the City was serviced by six railroads as well as six airline flights departing
daily. Coal was still mined in El Paso County for local industry and home heating
needs. Sanatoria, developed for the climatological treatment of tuberculosis and other
respiratory disorders, were prominent components of the community’s medical
system. There were over 129 miles of city streets, including 18 miles which were
paved. The Police Department employed 36 full-time personnel at an annual cost (in
1939) of $66,889.65. The Colorado Springs High School, now known as Palmer
High, had just opened the doors to its new facility, and the Golden Cycle Mill on the
Westside continued to process gold ore and deposit spent tailings on Gold Hill Mesa.
Six movie theaters provided popular entertainment. In terms of size, the City covered
nearly nine square miles. The combination of quality construction and the absence of
natural destruction resulted in arelatively undisturbed urban fabric. Hence, many of
the City’s buildings never fell into disuse.

This bucolic setting disappeared with the coming of World War II. Tourism
disappeared, and the loss of manpower to the military conflict left the City seeking new
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economic opportunities. The establishment of Camp Carson in 1942, followed by Ent
Air Force Base in 1948, initiated a period of remarkable growth.

By 1970, the City’s population had more than tripled; the consequent construction
industry combined with the military presence of the area to transform the appearance
of the community. Affected by the federal tax laws which encouraged new construc-
tion, and anationwide attitude dismissing old as obsolete and new as desirable, the face
of Colorado Springs began to change. One major effort, the Alamo Plaza Urban
Renewal project cleared a sizable area in Downtown of dubious uses by demolishing
the buildings that housed them. Most of the old downtown theaters were razed during
this time. The euphoria of growth continued through the 1970’s and into the 1980’s.
Buildings were destroyed due to insurance costs, difficulties in meeting modern
building and fire codes, or because of the opportunity to generate additional income
from a larger and more modern building. Now and then, buildings perceived as
possessing sentimental value were saved, either publicly, as when the El1 Paso County
Courthouse was transformed into the Pioneers Museum, or privately, as was the case
with the Y WCA building at the northwest corner of Kiowa Street and Nevada Avenue.
Generally speaking, however, a building’s preservation was a consequence of its
remaining economically viable, where the value of the building exceeded the profit
potential of the land beneath it.

Mrs. FEM.P. Taylor's residence at
7238 Wood Avenue, built in 1905
and enlarged in 1916. Mrs. Taylor
bestowed numerous gifts fo the
community including the Fine Arts
Center and the Day Nursery.
—courtesy of the Colorado Springs
Pioneers Museum, Starsmore Center

for Local History
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Today, the City spreads over 182 square miles with 281,140 residents reported in the
1990 Census. Coal mining no longer occurs in the City, and the ruins of the Gold Cycle
Mill, its smokestack and the eroded mound of tailings are all that remain of the gold
refining industry. In the last municipal budget, there is authorization for 627 Police
Department employees, with an allocation of $33,226,000. The fresh air cure for
tuberculosis in sanatoria has long been replaced by drug treatments. There remains
only one active railroad line, and the number of airline passenger flights using the
Colorado Springs Municipal Airport approaches 64 arrivals and departures daily.
There are now over 1,100 miles of city streets, most of them paved, and the City’s
housing stock differs little from other cities of similar age.

Our buildings, sculptures, street patterns and parks are the tangible elements which
help to define the individuality of Colorado Springs, and thus provide the context for
understanding our heritage. These physical features are unique to our past; they
cannot be duplicated. Once they are gone, they are gone forever. This does not mean
that everything should be frozen in time; some abandoned rail lines are now linear
parks and trails, and the railroad stations are used for restaurants, offices and pottery
sales. Church buildings have been converted to other uses. These are examples of
historic preservation that locally function according to a number of principles.

Generally, historic preservationists recognize that the uses of buildings evolve over
time, and that evolution sometimes requires physical changes. Those changes,
however, do not have to carelessly or callously disregard the character of the
structures. Museums are invaluable community resources, but few buildings are
suitable for that use; perhaps more importantly, there is a limit to the number of
museums a community can properly support. Preservation of a resource out of its
context can protect only afraction of its value. Preservation is accomplished primarily
by those with a stake in the resource, such as the owners, the congregation, or the
members.

In Colorado Springs, there is a public sector role in preserving our heritage, butit best
succeeds when it coordinates its efforts with the private sector. In another community,
perhaps one with financial incentives for preservation, the public sector role would
manifest a different form. Here however, historic preservation may best operate by
providingtechnical assistance, information and guidance for those who wish toengage
in historic preservation. It may promote concepts, and recognize the efforts of
pioneers in the field. It may seek out the existence of unknown resources or examine
the relative significance of known ones. Finally, it can lead by example, preserving
those items of public property that belong to all.
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PurrOsE OF THE HISTORIC PRESERVATION PLAN

HE PURPOSE OF THE HISTORIC PRESERVATION PLAN 1S
to identify and schedule a program of projects to preserve our
significant historic resources and to define the public role in this
endeavor. As such, the Plan becomes a guideline for action, with projects in
subsequent years building upon the information and programs developed in earlier

years. It is intended to be flexible, to enable the program to take advantage of
unexpected opportunities.

The processtodevelop the Plan began in 1990 with an initial review of other municipal
preservation plans and the development of a mission statement. Subsequent to the
review of applicable elements in adopted City plans, including the Comprehensive
Plan, a program of public outreach was initiated. A presentation utilizing slides was
developed, and members of the Historic Preservation Board, with staff, delivered the
presentation to 14 local organizations. Both written and verbal responses from the

participants were utilized in developing the goals and objectives which follow laterin
the Plan. The intent of the Historic Preservation Board was that this Plan proceed with
public review by the City Planning Commission and ultimately City Council. On
January 12, 1993, the Historic Preservation Plan was approved by City Council and
adopted, by reference, as a part of the City’s Comprehensive Plan.

Residence of William Hassell, owner
of the Hassell fron Works, at 1424
Wood Avenue was built in 71895.
His daughter, Julia (left) and a friend
play in front of his fence—courtesy of
the Local History Collection, Pikes
Peak Library District

INTRODUCTION—PURPOSE OF THE HisTORIC PRESERVATION PLAN Historic PrRESERVATION PLAN



...defail is offered to
provide a sense of
our history

The YWCA Building, circa 1925.
The building was used by the Red
Cross as a hospital during the
influenze epidemic of 19718-19719.—
courtesy of the Colorado Springs
Pioneers Museum, Starsmore Center
for Local History

E Historic PreservATION PLaN

HistoricAL CONTEXT

NPART TO IDENTIFY THE MAJOR FACTORS WHICH HAVE
contributed to the formation of the City, the following five essays have
been written to describe several development trends that played
significant roles. These pieces provide a context for understanding why certain

projects have been selected for inclusion in this Plan. The first provides an introduc-
tion to the region, involving the initial exploration of the area by Anglo-Americans.
Lieutenant Pike is mentioned, as well as Kit Carson; while their legacy may only
involve their names, they recur with great frequency. The first permanent settlement
of the region, Colorado City, is identified as well. The next essay delves into the role
of the railroads, which provide physical evidence of the dynamic energy of the
industrialists fueling the growth of American civilization after the Civil War.
Railroads were the highways and airports of their day, providing not just cartage but
jobs and corridors of development in their wake.

Another describes the health industry. Visitors readily recognized the allure of the
fresh dry air, and residents were quick to capitalize on the opportunity to promote the
areaasa haven of health. Moneyed invalids suffering from respiratory illnesses were
the principal targets of widely circulated advertisements, but all classes responded to
the promise of improved health. Several of the City’s institutions currently occupy
buildings which began as centers for the treatment of disease. Mining, beginning with
Cherry Creek in the Denver area and continuing with the Cripple Creek district, and
coal excavation around the City was another major influence. Grand estates on
Millionaire’s Row and mercantile establishments in the business center displayed the
wealth and vitality of a growing city. Finally, tourism, the product of restless minds
creating jobs and industry by promoting the natural wonders of the area, provided the

— finishing leg of basic industry in the
City. In terms of geology, flora and
fauna, the natural environment pro-

vides amusement and material for
serious study for the resident and
visitor alike.

These essays are not intended to be
comprehensive in scope, but sufficient
detail is offered to provide a sense of
our history and support some of the
projects identified in the Strategic
Plan. Those seeking more infor-
mation may utilize the Bibliog-
raphy in the Appendices.
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