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Introduction |  1 
Executive Summary 
 
In 2024, Colorado Springs School District 11 embarked on an ambitious plan to re-envision education and 
transform Palmer High School. A master plan was developed to address the needs of the school, 
students, staff, community within the downtown context. The final master plan creates a safer and more 
unified Palmer High School campus by consolidating its currently fragmented layout that require students 
and staff to cross multiple busy intersections daily to get to athletic classes and programs. 1 
 
Phase I of the master plan is currently under construction with an addition and renovation to the main 
academic building. The four residential properties that are the subject of this historic assessment reside 
on the north edge of the Palmer High School Master Plan boundary and may be affected by Phase II of 
the master plan in the future. The District has requested this report in order to support future decision-
making concerning Phase II of the Palmer High School master plan while recognizing the historic 
significance of the adjacent North Weber Street–Wasatch Historic Residential District.  
 
RTA Architects has prepared this historic resource assessment report for Colorado Springs School 
District 11 to evaluate four residential properties owned by the District along East St. Vrain Street 
adjacent to Palmer High School. These four residential properties were built between 1894 and 1901. 
Three of the properties are within the southern boundary of the North Weber Street–Wasatch Historic 
Residential District. This historic district has been listed on the National Historic Register since 1985, at 
that time having 531 structures within the district boundary including 32 non-contributing sites. 2 This 
historic residential district characterizes a cohesive representation of middle- and upper-middle class 
residential development of early Colorado Springs. 
 
The listing of a property or neighborhood on the National Register does not place restrictions on what a 
non-federal owner may do with their property unless the property is involved in a project that receives 
Federal assistance.3 A state or local government may recognize historic properties or districts within their 
jurisdiction to further protect historic or culturally significant properties that may not be accepting federal 
assistance. The North Weber Street-Wasatch Historic Residential District is not zoned as a historic district 
by the City of Colorado Springs. All four of the subject properties are zoned as high density multi-family 
residential use (R-5).   
 
This report evaluates the historic significance of each of the four subject properties at 430 North Weber 
Ave, 221/223 East Saint Vrain Street, 219 East Saint Vrain Street and 429 North Nevada Avenue. As a 
result of this study the subject properties do not appear eligible for historic designation on their own at the 
federal level. In addition, moving or demolishing these houses would not diminish the historic significance 
of the North Weber Street–Wasatch Historic Residential District or threaten the removal of the district 
from the National Register of Historic Places.  

 
Evaluation Criteria 

 
The properties were evaluated using integrity thresholds and eligibility criteria for listing in the National 
Register of Historic Places.  The field methods and analysis are based on guidance from the National 
Park Service for evaluating potential historic resources; and an identification of physical features and 
historic integrity ascertained during the site visit and through building records.  This report was prepared 
using sources related to the history and development of the properties and surrounding areas. The 
following sources were consulted: 
 

• Building Permits 

• El Paso County Assessors Database 

• City of Colorado Springs SpringsView 

• Local photo and newspaper article databases 

• Sanborn Fire Insurance Maps 

• Colorado Springs City Directories 
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To be eligible for listing in the National Register, a resource must possess significance in American 
history and culture, architecture or archaeology.  The criteria for listing in the National Register follow 
established guidelines for determining the significance of properties.  The quality of significance in 
American history, architecture, archaeology, engineering, and culture is present in districts, sites, 
buildings, structures and objects: 
 
A. That are associated with events that have made a significant contribution to the broad patterns of our 
history; or 
 
B. That are associated with the lives of persons significant in our past; or 
 
C. That embody the distinctive characteristics of a type, period, or method of construction, or that 
represent the work of a master, or that possess high artistic values, or that represent a significant and 
distinguishable entity whose components may lack individual distinction; or 
 
D. That have yielded, or may be likely to yield, information important in prehistory or history. 
(Criterion D addresses potential archaeological resources which is outside the scope of this study.) 
 
In addition to meeting any or all of the National Register designation criteria listed above, properties 
nominated must also possess historic integrity. Historic integrity is the ability of a property to convey its 
significance and is defines as “the authenticity of a property’s historic identity, evidenced by the survival of 
physical characteristics that existed during the properties historic period.”4  
 
Research, field inspection, and analysis were performed by Christine Costa, AIA.  Christine meets the 
Secretary of the Interior’s Professional Qualifications Standards in Historic Architecture.   
 
 

 

 

 

 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
1 RTA Architects and Perkins Eastman, Palmer High School Master Plan (May 2025). 
 
2 Abele, Kaufmann, Urbanowski, and Messinger, North Weber–Wasatch NRHP Nomination (1985). 
 
3 National Historic Preservation Act (NHPA), 54 U.S.C. §§ 300101–320303; Exec. Order 11593. 
 
4 U.S. Dept. of the Interior, NPS, National Register Bulletin 16 (1997). 
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 Building Context |  2 
 

History and Description of Surround Area 
 
The North Weber Street–Wasatch Historic Residential District lies immediately north of the 
downtown core of Colorado Springs and encompasses a collection of residential properties that 
reflect the city’s residential growth from the 1880s through the early decades of the twentieth 
century. The district was designated for its architectural and historical significance as a cohesive 
representation of middle- and upper-middle-class residential development during Colorado 
Springs’ formative years. Its period of significance generally spans from the establishment of the 
earliest homes in the late nineteenth century through the mid-1930s, when the area was largely 
built out. 
 
The neighborhood developed as the city prospered from the nearby mining industry and the 
arrival of the railroad, both of which brought new residents and economic growth. During this 
time, professionals, merchants, and civic leaders built substantial homes in the area, establishing 
it as a desirable residential enclave near the city center. The district illustrates the patterns of 
settlement associated with Colorado Springs’ early urban expansion and demonstrates how 
residential development spread outward from the commercial and civic core. 
 
Architecturally, the district contains a representative mix of late-nineteenth and early-twentieth-
century styles and forms. Prominent examples include Victorian-era Queen Anne and Folk 
Victorian houses, early twentieth-century Colonial Revival and Tudor Revival designs, and 
vernacular interpretations of the American Foursquare and Craftsman styles. This range of 
designs illustrates changing architectural tastes and building practices over several decades and 
provides a visual record of the neighborhood’s long-term development. Streetscapes are unified 
by consistent setbacks, mature street trees, and the city’s rectilinear grid plan, while historic 
outbuildings such as carriage houses and early garages reinforce the district’s residential 
character. 1 
 
The North Weber Street–Wasatch Historic Residential District was designated because it meets 
established criteria for both its association with the historical development of Colorado Springs 
and its architectural significance as a cohesive collection of late-nineteenth and early-twentieth-
century residences. It conveys the lifestyle and aspirations of the city’s growing middle and upper-
middle classes during a period of civic and economic expansion. 
 
The properties under study are situated along the southern edge of the district, where the historic 
residential fabric once transitioned gradually toward the commercial core. Today, that transition is 
more abrupt, with a Palmer High School parking lot directly adjoining the property’s southern lot 
line. 
 

 
 
 
 
 
 
 
 
 
 
1 Abele, Kaufmann, Urbanowski, and Messinger, North Weber–Wasatch NRHP Nomination (1985). 
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Image Number 013-A1905– Pikes Peak Library District Digital Collection - Stewarts Commercial 
Photographers, 1967 

 
Image Number 013-A1897 – Pikes Peak Library District Digital Collection - Stewarts Commercial 
Photographers, 1967 
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Image Number 013-A3101, cropped to show subject properties,– Pikes Peak Library District Digital 
Collection - Stewarts Commercial Photographers, 1973 
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Image Number 013-A3745, cropped to show subject properties,– Pikes Peak Library District Digital 
Collection - Stewarts Commercial Photographers, 1977 
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Image Number 013-A5183, cropped to show subject properties,– Pikes Peak Library District Digital 
Collection - Stewarts Commercial Photographers, 1987 
 

 
Google Earth View, 2025 
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Google Earth View, 2025 
 

 
Google Earth View, 2025 
 



RTA Architects          Historical Resource Assessment Report 
St Vrain Properties, Colorado Springs, CO 

Colorado Springs School District 11 
Page | 14 

 
View of properties from St Vrain and North Weber Street looking south west. 

 
View of properties from St Vrain and North Weber Street looking south west. 
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View of properties from Palmer High School parking lot looking north 
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