SPECIAL CITY COUNCIL MEETING
October 14, 2020
6:00 p.m.

AGENDA
1. CALL TO ORDER: City Council Chambers and via Teleconference
2. ROLL CALL:

COUNCIL MEMBERS DENNEHY, GONZALES,
JAQUEZ, MEISNER, REED, B. SMITH, MAYOR
PRO TEM HAMRICK, MAYOR SMITH.
PLANNING COMMISSION MEMBERS CLARK,
CLEMENT, LEDOUX, MAAS, R. SMITH, AND
CHAIR MELONI.

3. DISCUSSION:
A. Special Session: Comprehensive Plan and
Zoning/Subdivision/Development Regulations Update Existing
Conditions Analysis Report and Diagnostic Report
4. ADJOURN:
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Introduction
In summer of 2020, the City of
Cañon City began the process of
updating its Comprehensive Plan.
The new Picture Cañon City 2040
will serve as a foundation for decision making and help guide the
City as it works to implement the
community’s vision. The City’s last
comprehensive plan was adopted
in 2001. Cañon City has chosen to
update its plan to ensure that City
staff and elected and appointed
officials have a strong foundation
and guidance to lead the community into the next 20 years. As the
City nears the 150th anniversary
of incorporation, Picture Cañon
City 2040 can also be considered
a starting point for the next 150
years. The planning process is
scheduled for completion in the
summer of 2021.
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Purpose of a
Comprehensive Plan

A Comprehensive Plan is a community vision and policy document
that is intended to help guide
the City for the next 20 years. The
Comprehensive Plan will result in
a set of goals, objectives, policies,
and recommendations that guide
and direct future growth and development. Additionally, the creation
of a Plan can lead to potential
strategies and implementation
actions that will help City leaders
and community stakeholders
achieve success over time and
realize the community’s vision and
aspirations.
Following the completion of the
Comprehensive Plan, the planning process will also include an
update of Cañon City’s Land Use
Regulations (zoning). This will help
to implement the vision of the
Comprehensive Plan and assure
that zoning is aligned with the
community’s aspiration for Cañon
City over the next 20 years.
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Planning Process

To adequately guide the City for
the next 20 years, Picture Cañon
City 2040 will be the product of
a community-driven planning
process that includes engagement
with residents, business owners,
local officials, City staff, service
providers, and other community
stakeholders.
The planning process has two parts
resulting in the Picture Cañon City
2040 Comprehensive Plan and
an update to the Land Use and
Development Code and Map. The
two-part process is an approach
that will pair the Comprehensive
Plan and Zoning Regulations in a
cohesive two-volume set.

2

Step 1: Project Initiation

The planning process begins with
several meetings with key City staff,
City Council, and Planning Commission. These meetings allow City
staff and officials the opportunity
to identify community issues and
opportunities at the onset of the
process.

Step 2: Existing
Conditions Analysis

This step includes the preparation
of an Existing Conditions Report
that will be based on existing data,
field reconnaissance, surveys, past
planning efforts and initiatives,
and market and demographic information. The Existing Conditions
Report that will serve as the initial
foundation for development of the
plan.

Step 3: Community
Engagement

Community outreach and citizen
participation is the cornerstone of
our proposed planning process.
Residents, business owners, and
other stakeholds have an opportunity to participate in the planning
process through a variety of tools
including workshops, an interactive
project website, online questionnaires, and key person interviews.
Though outreach and engagement
is Step 3 in the planning process,
the Cañon City community has the
ability and is encourage to participate thoughout the entire process.

Step 4: Community
Vision, Goals, Objectives,
and Plan Framework

The purpose of this step will be to
establish an overall “vision” for the
City of Cañon City that can provide
focus and direction for subsequent
planning activities, serve as a
path for growth and investment,
ensure the Plan is responsive to
the needs and aspirations of the
community, and sets a path for the
effective amendment of the City’s
land use and development codes.
This step will include the creation
of a community vision, goals, and
objectives.
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Step 5: Preliminary
Comprehensive Plan
Core Elements

This step includes the preparation of future plans for land use
and development; transportation,
community facilities and utilities,
housing and neighborhoods,
economic development, recreation
and tourism, environment and
sustainability, resiliency, growth
and annexation, cultural and
historical resources, community
character. These future plans will
provide the “core” of Picture Cañon
City 2040 and will reflect community input and the community’s
vision, goals, and objectives.

Step 6: Draft
Implementation Strategy
and Action Framework

The implementation strategy and
action framework will identify the
implementation actions to be
undertaken, determine prioritization, establish the role of the City
and various partners and stakeholders in undertaking key actions,
and identify potential sources of
funding to help implement the plan
and specific implementation tasks.
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Step 7: Draft Plan and
Final Plan Adoption

This step includes the preparation
of the final draft of Picture Cañon
City 2040, which will be reviewed
by the community during the public
hearing process. Based on review,
discussion, and Planning Council
and public feedback during the
public hearing, the revised the
document is presented to City
Council for consideration and
adoption.

Step 8: Initial Code
Assessment & Outline
of Code Changes

A thorough review of the City’s
existing Land Use and Development Codes will be undertaken to
determine strengths and weaknesses of the existing regulations
as a baseline for preparing updated
codes (zoning, subdivision, land
use and development regulations).
The findings of the initial code
analysis are packaged into a development code diagnostics report
and outline of recommended code
changes.
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Step 8 identifies the priority areas
related to zoning that must be
addressed, the rationale for such
determination, and preliminary
recommendations for how to
proceed, what to prioritize, and
approaches to be considered.

Step 9: Draft and
Final Development
Code Changes

This step includes preparation of
draft code changes for local consideration and discussion, based on
feedback from City staff, Planning
Commission, City Council, and
key stakeholders. This step also
includes a formal public hearing
process and, the adoption of the
new Land Use and Development
Code and Map.

Where are we now?

This document is the product of
Step 2: Existing Conditions Analysis. This Existing Conditions
Report (ECR) provides a snapshot
of key existing conditions in Cañon
City in 2020. It establishes an
understanding of the current characteristics, challenges, and aspirations of the City and its residents.
The report includes an analysis of
issues and opportunities relating
to existing land use development;
current zoning and development
regulations; transportation and
mobility; community facilities and
infrastructure; cultural and historic
resources; and natural resources,
environmental features, and open
space. The ECR is an interim deliverable within the planning process,
containing information and analysis conducted in the early steps of
the project.
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Moving Forward

The Past Planning Efforts and Initiatives section of this report reviews
relevant plans, studies, and reports
to recognize the amount of time
and resources invested in the
City’s planning efforts to date. The
“Moving Forward” portion of each
past planning effort highlights the
information that remains useful
and relevant to carry forward and
its applicability to the current planning process.

Issues and Opportunities

The “Issues and Opportunities”
sections found throughout this
report lay the foundation for forthcoming recommendations within
the updated comprehensive plan
by identifying issues that need to
be addressed and opportunities
that should be maximized.
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Planning Context
Regional Setting

The City of Cañon City is located
off the Arkansas River in Southern
Colorado. In the 1800’s, the Cañon
City area was a popular place for
early settlers due the it’s preferable
climate, proximity to the Arkansas
River, and successful mining operations. The City of Cañon City was
formally incorporated in 1872. As
the area grew, other surrounding
communities incorporated as well.
In 1959, South Cañon disincorporated and was annexed into Cañon
City. Fifteen years later, East Cañon
followed suit and was also annexed
into Cañon City.

Today, Cañon City is home to
approximately 17,000 residents
and is the largest municipality in
Fremont County. Cañon City is also
the seat of the county. Major industries include tourism, agriculture,
mining, health care, and correctional centers.
US Highway 50 cuts through the
community, providing easier access
nearby metropolitan areas. Cañon
City is located about 40 miles
west of Pueblo and about 45 miles
southwest of Colorado Springs.

Cañon City

4
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Planning Area

Since 1987, Colorado annexation
law has limited municipal annexations to no more than three miles
beyond the current municipal
boundary in any given year. Municipalities in Colorado must prepare
and adopt a Three-Mile Plan before
annexing in the three-mile extraterritorial jurisdiction. No annexation
may take place that would extend
the municipal boundary more than
three miles in any direction in a
single year.

Urban Growth Boundary
and Annexation
Priority Areas

An intergovernmental agreement
(IGA) between the City of Cañon
City and Fremont County established the City’s Urban Growth
Boundary (UGB). Within the UGB,
the County acknowledges that
development should be compatible with the City’s adopted plan.
As such, while Cañon City is
authorized to plan for the threemile buffer measured from the
City boundary, it does so with the
smaller UGB established around
the City.
The UGB indicates broadly where
the City feels annexation is
feasible, which is an important
consideration for the 20-year
horizon of the Comprehensive Plan.
The Annexation Priority Areas were
also established by IGA to show
where annexation should take
place first to maximize City infrastructure and services.
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Cañ on Ci ty M u n i ci p al
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50
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The County should, when appropriate, encourage annexation to
municipalities and should not
create disincentives for the annexation of land within designated
Urban Growth Boundaries, either
before or after development.
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Community Outreach Summary

The Picture Cañon City 2040
Comprehensive Plan is founded on
an inclusive and engaging community outreach process designed to
gather input from a wide range of
community members, including
residents, business owners and
operators, developers and property
owners, City officials and staff,
and service providers. Through
collecting input and facilitating
discussion, the outreach process
has helped to identify Cañon City’s
issues, opportunities, potential
projects, strengths and assets,
and overall public opinion of what
the Plan should address moving
forward. The feedback received will
help to guide recommendations of
Picture Cañon City 2040, ensuring
that the Plan is responsive to the
community it serves.

6

The following summary provides an
overview of outreach completed.
During the planning process,
outreach workshop summaries
for public workshops were posted
to the Picture Cañon City 2040
website to provide more in-depth
coverage detailing public feedback.

Total Engagement
Responses

There have been more than 672
engagement responses across all
outreach formats, including facilitated engagement and self-guided
outreach,. The term “engagement
response” is used to acknowledge
that an individual participant may
engage with the planning process
more than once. For example, a
business owner may have attended
the Business Workshop as well as
the Community Visioning Workshop, and additionally responded
to the online questionnaire.
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Facilitated
Engagement

The City hosted a total of 20
workshops, interviews, and focus
groups, including a Joint Planning
Commission/City Council Kickoff
Workshop, a Community Visioning
Workshop, and a Business Workshop. The facilitated engagement
program brought outreach to the
community, offering a range of
ways for participants to engage,
including in-person and online, so
that the plan builds on a variety of
stakeholder input and feedback.
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Joint Planning
Commission/City Council
Kickoff Workshop

The Joint Planning Commission/City
Council group will meet regularly
throughout the planning process
to provide guidance and act as a
sounding board for the community.
The first kickoff meeting took place
on July 8, 2020. Officials and staff
participated in a roundtable workshop, which was also aired live to
the public via Cañon City TV and
later made available on the project
website.
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A total of 12 council members and
planning commissioners met in
person, accompanied by four staff
members. The kickoff meeting
marked the beginning of outreach
in support of the Comprehensive
Planning process. The workshop
included a review of the upcoming
planning process as well as an
exercise designed to gather input
regarding issues, opportunities,
and assets for Cañon City.
Throughout the process, meetings
with the Joint Planning Commission/City Council will be held in
a discussion-oriented format to
provide progress updates, review
interim deliverables, and discuss
the next steps for the project.

Business Workshop

On September 16, 2020, the City
hosted a Business Workshop at
the Abbey Events Center as part of
the regularly scheduled Fremont
Economic Development Corporation (FEDC) Board of Directors
meeting. A total of 20 participants from Cañon City’s business
community attended this meeting
(in-person and virtually) to share
their input. The meeting included
a business-oriented exercise to
gather feedback regarding pressing
issues and concerns within the
City, specific projects they would
like to see undertaken, and the
primary strengths and assets of the
community.

DRAFT

October 9, 2020

Community Visioning
Workshop

The City hosted a Community
Visioning Workshop at the Abbey
Events Center on September
16, 2020. At the workshop, 47
residents and community stakeholders, participating in person
and online, provided feedback
on community issues and their
vision for Cañon City’s future. The
workshop format included a live
polling platform that attendees
could connect to via smartphone
or tablet. This allowed participants
to see results in real-time and
participate remotely while learning
how other residents felt about
specific issues. Exercises featuring
voting and ranking of issues, and
a “vision statement madlib” were
used to encourage discussion
around Cañon City’s future.
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Key Person Interviews
Comprehensive Plan
Confidential focus group sessions
were facilitated as part of the
outreach process during the week
of September 14, 2020. Each lasted
for approximately 45 minutes to
one hour and were conducted in a
conversational style, with a focus
on existing conditions and potentials within the Cañon City community. A total of 29 stakeholders
participated, providing unique and
direct insight into the community.
Focus groups were formed around
the following topics:
~ Arts and Culture
~ Banking
~ Business Owners
~ Economic Development
~ Education

Development Regulations
During the week of September 14,
2020, the project team conducted
interviews with 13 key persons
identified by City staff. Key persons
were chosen based on their
experience with the City’s development regulations and review and
approval processes. Participants
in these interviews included real
estate professionals, development
consultants, annexation developers, and local home builders.

Do-It-Yourself (DIY)
Workshop Kits

For the Picture Cañon City 2040
Comprehensive Plan, DIY workshop
kits were made available in English
and Spanish to provide local
groups the opportunity to facilitate
their own community workshops.
A total of 20 participants used
DIY kits to engage in the planning
process.

Self-Guided Online
Outreach

Community Questionnaire

A project website, PictureCañonCity2040.com, was designed to
support Picture Cañon City 2040.
The website will remain active
through the adoption of the Plan
and provide information and
updates regarding the project,
including meeting notices, draft
documents, and participation
opportunities. Additionally, the
website hosts the online Community Questionnaire and map.social.

map.social

Self-guided online outreach opportunities were linked and promoted
on the project website, through
the City’s social media outlets,
and on flyers that were distributed
online and at City Hall. Self-guided
outreach has totaled more than
500 instances of participation to
date.

~ Health Care
~ Public Agencies
~ Tourism

8
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The community questionnaire
offers an opportunity for individuals to get involved at their own
pace. It includes questions for residents, business owners, and operators, and community stakeholders
about important issues and
opportunities the planning process
should address. A total of 391
questionnaires were completed.

map.social is an online outreach
tool used for the Comprehensive
Plan that allowed individuals to
provide feedback and comments
tied spatially to a point or area
on a map. This provided a way for
anyone to create a map of their
Cañon City community, identifying
their issues, opportunities, weaknesses, and community assets. The
Cañon City map.social page was
configured with community-specific
legend items, allowing participants
to identify elements such as new
bike routes and trails, natural areas
for preservation, new roads, development priority sites, and community assets. Participants used map.
social to create features showing
more than 110 issues, opportunities, and visioning comments
throughout the City.
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Key Themes

Several key themes emerged
throughout the workshops, focus
groups, interviews, and DIY kits.
Although a wide range of community-identified issues, opportunities,
concerns, and priority projects
create the foundation of the Plan,
these themes are immediately
recognizable and most important
to Cañon City stakeholders. The
following is a summary of the major
themes that emerged in outreach.
Key themes include a description
of the issues and concerns related
to the theme as well as an overview
of the actions cited by the community to address them.
It is important to note that these
actions came out of community
outreach and are not recommendations of the plan. Where appropriate, findings from the Community Questionnaire are included.

Attainable Housing

Participants frequently identified
the lack of attainable / affordable
housing as an issue in Cañon City.
Comments brought attention to
two aspects of affordable housing.
First, housing prices are increasing
past what the general public can
afford. Participants identified a
variety of related issues, such as
high rent and high cost of homeownership. Many noted that local
wages do not match with homeownership costs. Housing cost was
also identified as contributing to
issues with attraction and retention
of employees, including teachers.

Second, the amount of existing
housing inventory is an issue.
Rental units are full, and there
is still demand. For developers,
geographical limitations increase
the cost of extending infrastructure
into new development areas even
as there is a decreasing number
of buildable lots. Increasing land
prices can further deter those who
are willing to develop attainable /
affordable homes. Many noted that
it can take much longer to build
homes in Cañon City due to unclear
requirements and processes.

Actions

Community Questionnaire

~ Rehab and redevelop St. Scholastica

Respondents agreed that the availability of affordable housing is an
issue facing Cañon City, with nearly
68 percent of respondents identifying it as a weakness for the City,
compared to just 10 percent who
felt it is an area of strength. Similarly, the range of housing options
was identified as a weakness by 57
percent of respondents.

~ Encourage developers and
contractors with affordable
housing experience to develop
new attainable housing
~ Lower permit fees for affordable
housing
~ Plan and develop the Abbey
Property with historically sensitive development, including
diverse and affordable housing
and connectivity to adjacent
neighborhoods

~ Incentivize contractors and
developers to build new homes
~ Consider new housing products,
including multifamily housing
and condos to house employees
~ Develop mixed-income apartments
~ Renovate vacant buildings
~ Update the zoning code to
accommodate new housing
products
~ Create a new bank of residential
lots
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Attracting Employers,
Retaining Employees

A commonly cited issue was that
proximity to Colorado Springs
and Pueblo makes it a challenge
to attract employers and retain
employees. Participants noted that
the nearby larger communities offer
more that appeals on both sides
of the work equation – employers
want to locate nearer to population
centers to draw on a larger pool
of employees, while employees
want to live in places with a lot of
amenities.
Participants identified other
contributing issues, including a
lack of affordable buildings for new
businesses and a lack of available
land zoned for industrial/business
park to support warehousing,
office, and emerging tech opportunities.
The education focus group indicated that those who obtain
higher education often move on
from Cañon City, or do not return
after school. Additionally, some
mentioned the Department of
Corrections’ changed residency
requirement as a factor that led to
employees moving out of the City.

10

Community Questionnaire
Approximately 64 percent of
respondents identified employment and job opportunities as a
weakness for Cañon City, compared
to just 10 percent who felt it is an
area of strength. Opportunities for
new office and employment uses
were also considered a weakness,
according to 48 percent of questionnaire respondents.

Actions
~ Incentivize a distribution center
to locate in or near Cañon City
~ Improve the education landscape with a Pathways in Technology Early College High School
(P-TECH) program
~ Develop more intern programs
~ Attract locational-neutral tech
workers by marketing Cañon
City’s natural amenities
~ Create flexible zoning and
building code requirements to
attract innovative businesses

Restaurant, Retail, and
Entertainment Businesses

Many people discussed the difficulty of attracting new restaurants
and entertainment venues. There
is a perception that competition
from the greater Colorado Springs
and Pueblo areas contributes to the
lack of entertainment and dining
amenities in Cañon City.
Other business types perceived
as lacking included social venues,
businesses that contribute to a
“nightlife” atmosphere, and quality
hotels. Many participants noted
that most people leave town to do
their shopping.

Community Questionnaire
When answering the question
“What kind of impact would each of
the following types of development
have on the community?” respondents generally favored development that increased the City’s
restaurant, retail, and entertainment options.
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Development of new entertainment
uses received the highest number
of votes for positive potential
impact at 87 percent. Retail stores
followed, with 81 percent anticipating a positive impact. For both
restaurants and hotel development, 40 percent of respondents
indicated a positive impact.

Actions
~ Include commercial areas and
a recreation center when developing the Abbey Property
~ Develop a marketing package
of Cañon City success stories to
help attract new businesses
~ Build a recreation center to
attract young people and families
~ Develop housing downtown to
attract residents who support
local businesses
~ Do whatever it takes to rehab and
renovate downtown
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Community Health

Community Questionnaire

Participants identified St. Thomas
More Hospital as an area of
strength for the community, but
some indicated that it seems hard
to attract health care workers.
Some agreed that Cañon City has
an opportunity to be a regional
healthcare destination. Another
issue cited was the need for a shift
in perspective, so that medical
professionals stop viewing Cañon
City as a stop where they get experience and move on. Turnover of
medical professionals is an issue
and one reason expressed was the
lack of secondary jobs for partners.

When answering the question
“When considering Cañon City’s
existing community facilities and
services, identify if each of the
following is a strength or weakness for the community today,” 43
percent of respondents identified
health care and medical services as
a weakness.

There is a perceived increase in
recent years in homelessness both
in Cañon City and Fremont County.
Participants cited concerns such
as the availability of access to
health resources and shelter. Some
mentioned the fact that panhandling can affect the perception of
the City’s parks and public spaces
and possibly influence tourism.

~ Keep building out health care
to make Cañon City a regional
healthcare destination

Actions
~ Embrace healthcare employment
as a key industry
~ Increase shelter beds for the
homeless population

Downtown

Infrastructure

Community Questionnaire

Broadband was another infrastructure improvement frequently noted
as a need. As people increasingly
work from home, Cañon City’s
natural setting could be a draw,
but quality broadband throughout
the community will be necessary to
support new working patterns.

Downtown and Main Street were
identified as assets for the community. Issues facing Downtown
include a need for increased occupancy in the storefronts, a need
for more activation of the mixed
use spaces above the ground
floor in historic buildings, and a
general perception of desertion
and vacancy. Some suggested
that while Downtown Cañon City
has all the ingredients to be great,
including good buildings and a
walkable streetscape, businesses
suffer because tourists bypass
Main Street via Highway 50. In
general, many people connected
downtown issues with issues
facing the local business community.

The character of Downtown Cañon
City was identified as a strength by
50 percent of respondents.

Actions

Community Questionnaire
Broadband access was identified
as a strength by 56 percent of
respondents.

~ Redevelop the St. Cloud Hotel

Actions

~ Hire a Main Street Manager to
focus on downtown issues

~ Bring water infrastructure to the
top of 8 Mile Hill to spur development, or establish a secondary
source via existing diversion at
the Royal Gorge Park or Parkdale

~ Support Main Street with a redevelopment zone
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According to some outreach participants, stormwater infrastructure
has been completed in a piecemeal fashion. A need for citywide
stormwater improvements was
identified. The connection between
stormwater runoff and the City’s
riverfront was also noted – with
good stormwater management, the
Cañon City section of the Arkansas
River could potentially be considered for Colorado’s Gold Medal
Waters for fishing.
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Historic Preservation

Historic preservation is important
to the community. Issues include
a need for additional funding to
preserve Cañon City’s heritage
buildings, a need for guidelines
for preservation and rehabilitation, and a lack of education and
resources on historic preservation. Other issues included a lack
of interest or absent owners of
historic downtown buildings and
vandalism of historic buildings
throughout the community.

Community Questionnaire
Historic preservation and historic
assets were identified as a strength
contributing to the City’s image and
identity by 50 percent of respondents.

Actions
~ Undertake historic building
surveys
~ Preserve the Deputy Warden’s
House
~ Offer façade improvement and
safety grants
~ Hire the Main Street Project
Manager
~ Provide public education through
historic preservation tours

Perception as a
“Prison Town”

Fremont County is home to a total
of 13 state and federal correctional institutions, including the
Colorado Territorial Correctional
Facility (CTCF) which is located
on the western edge of Downtown Cañon City. Many indicated
that there remains a negative
perception of the community as
a “prison town,” even though the
perception is shifting somewhat.
Some felt that this continues to be
Cañon City’s reputation across the
State of Colorado. However, it was
noted that the prisons contribute
greatly to the local economy, with
more than half the jobs in Fremont
County coming from the corrections
industry.

Community Questionnaire
General community image and
reputation is considered a weakness by 58 percent of questionnaire respondents. Conversely,
respondents were divided on
community character and appeal,
with just 24 percent identifying
it as a weakness and 33 percent
as a strength, with the remainder
neutral.

Actions
~ Establish policies cohesively
with Fremont County and the
City of Florence to retain prison
employees
~ Ensure housing opportunities
and amenities attract prison
employees
~ Maintain the prison museum

12
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Riverfront Development

Participants felt that the Arkansas
River is an underappreciated asset.
Many wanted to see the development of prime properties along
the riverfront. Participants cited
Salida as a good example of how
to activate the riverfront. Some
participants perceived that longtime Cañon City residents do not
want to see development along
the river corridor for fear of losing
their property. Participants worried
that courting new tourism and
embracing river activities such as
rafting could further alienate older
landowners.
Most felt that the City’s new
Riverfront Zoning Districts move
the riverfront in the right direction.
A chief concern was that despite
the changes to the zoning and the
beauty of the riverfront, the physical separation caused by Highway
50 and the railroad will still make
it difficult to develop on the river.
Some indicated that for the river
to truly be activated, additional
cleanup would be necessary.
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Community Questionnaire
Cañon City’s environmental
features, including its rivers,
forests, and unique topography,
were identified as an area of
strength by 86 percent of respondents.

Actions
~ Develop the riverfront with
a hotel, retail shops, and
non-chain restaurants
~ Improve the system of riverfront
trails
~ Create better trail connectivity
from City and regional trails to
the riverfront

Tourism and Marketing

Frequently, participants identified a need to define Cañon
City clearly to appeal to visitors.
Participants perceived a lack of a
shared vision and unique identity
as important issues. Issues such
as the disbanding of the public art
committee, a need to broadcast
the City’s art culture, and a lack of
a cohesive marketing and branding
approach were all identified. Physical issues also affect tourism and
marketing, with some noting that
tourists have a hard time finding
downtown due to the way highway
50 bypasses the City.

~ Install mile markers on all the
trails and especially along the
riverfront

Community Questionnaire
Participants viewed the recent
Cañon City gateway signage as a
good step in the right direction for
defining the community to visitors.

Actions
~ Promote the City’s unique downtown
~ Build more restaurants to attract
tourists
~ Continue with river cleanup so
that the river can be marketed as
an asset
~ Market the area as the Royal
Gorge Region to promote the
area’s chief asset
~ Hire the “Main Street Manager”

~ Connect the riverfront corridor
to downtown for bicyclists and
pedestrians
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Transportation

Access and traffic on Highway 50
were the most frequently noted
transportation issues. While
perspectives varied on how bad the
traffic is, most agreed that signal
timing and intersection configurations along the highway are
problematic.
Participants indicated that pedestrian and bicycle transportation
in Cañon City suffers from limited
and disconnected segments of
sidewalks and trails, resulting in
difficulty for people without cars
to get downtown or throughout the
community. Mirroring comments
articulated for the downtown and
the riverfront, many identified a
need for better bicycle and pedestrian access across Highway 50 to
connect the two important areas.

Respondents felt that most categories for this question were areas of
weakness for the City, as follows:
~ Condition of roadways (75
percent)
~ Traffic flow and congestion (69
percent)
~ Access to regional transportation
(66 percent)
~ Effectiveness of major roadways
to handle traffic (61 percent)
~ Sidewalks (61 percent)
~ Pedestrian and bicycle trails (42
percent)

Even those participants who were
not developers indicated that the
City has a reputation as being
somewhat challenging to work
with, citing a variety of examples.
Complex permitting processes that
shift after pre-application meetings, overhead costs that exceed
those of other regional communities, and confusing zoning and
building code requirements all
contributed to this perception for
outreach participants. Still, many
indicated that the City has been
doing a good job trying to improve
its reputation with the development community.

Actions
~ Build a relationship between City
Hall, the County, and the downtown merchants
~ Develop business-friendly codes
that are easy to interpret consistently
~ Resolve the conflict between
the reuse of older buildings and
modern code requirements
~ Allow for some flexibility with the
interpretation of the codes at the
staff level

Actions
~ Build pedestrian-friendly infrastructure

Community Questionnaire

~ Add a median to Highway 50

The community questionnaire
asked, “When considering Cañon
City’s existing transportation
networks, identify if each of the
following is a strength or weakness
for the community today.”

~ Develop a multi-modal transportation master plan

14

Working with the City

~ Build a new trail along the
hydraulic ditch to connect the
east and west ends of the City
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Past Plans, Studies, and Initiatives
This section contains an overview
of local and regional past plans
and studies. One of the goals of
the Cañon City Comprehensive Plan
Update is to build upon the City’s
past plans and studies and ensure
existing community policies and
goals are integrated within the Plan
where applicable.

1979 Cañon City
Comprehensive Plan

The Cañon City 1979 Comprehensive Plan was developed with
input from the Cañon City Planning
Commission, City Council, City
administrative staff and officials,
Fremont County Commissioners,
Upper Arkansas Area County of
Governments, and community
members and organizations. The
comprehensive planning process
was initiated based on the anticipated growth in the Cañon City area
measured against existing deficiencies in facilities, services, and land
use.
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Based on the feedback received
during the planning process, the
Plan established the following
goals:

~ Natural Resources and Environmental Quality: To maintain,
improve, and protect the quality
of air, water, and land resources.

~ Overall: To maintain and improve
the community of Cañon City and
surrounding areas by making
improvements that will provide
a high-quality living and working
environment and at the same
time protect the community’s
and the County’s unique natural
environment.

~ Natural Hazards: To minimize
the loss of life and property from
natural hazards.

~ Citizen Participation: To develop
a broad base of citizen participation and involvement in the decision-making aspects of governmental activity at the community
and county level.
~ Economic and Social Factors:
To maintain and foster a strong
and balanced economic base of
production while simultaneously
ensuring that the social needs of
all residents in the planning area
are met.

~ General Land Use: To achieve
safety and convenience through
the wise distribution and location of land use activities.
~ Commercial and Industrial
Land Use: To maintain and
enhance the commercial activities in Cañon City and within
the unincorporated portion of
the planning area through the
preservation and enhancement
of business areas by structural
improvements, improvement of
pedestrian walkways, improvement of vehicular access, provision of adequate parking, and
removal of unsightly distractions
such as abandoned commercial
establishments and scattered
salvage materials.
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~ Residential Land Use and
Housing: To provide all people
in the Cañon City planning area
with housing of good quality and
of adequate size to produce a
healthy and satisfactory residential living environment.
~ Public Facilities and Services: To
develop and maintain throughout
the planning area a network of
readily accessible public facilities and services sufficient to
meet the current and projected
future needs of residents.
~ Transportation: To achieve a
well-balanced transportation
system including automobile,
bus, railroad, air, pedestrian, and
bicycle.
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2001 Comprehensive
Plan Update

During the planning process
for Cañon City’s 2001 Comprehensive Plan Update, a steering
committee was formed to gather
input from the community through
public meetings and stakeholder
interviews, and to determine the
problems and opportunities facing
the City. The feedback that was
received was used to formulate the
following goals and objectives of
the Plan:
~ The Essence (Soul) of Cañon City:
With an understanding of what
makes the Cañon City community
unique, utilize this ingredient to
help format future planning and
development offers.
~ Community Image: Promote planning and design efforts, which
establish a sense of community,
both in terms of theme and
identity.
~ Central Place: Envision the
benefits and opportunities
created from the development of
a central community place.
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~ Economic Base: Guide the
community toward economic
opportunities that balance jobs,
housing, and commerce.
~ Land Use: Establish land use
opportunities that are compatible with the character and needs
of the community.
~ Housing: Allow for a range of
residential land uses in appropriate areas that meet the needs
of the community.
~ Transportation Network: Promote
a multi-modal transportation
network that facilitates safe and
efficient movement throughout
the community.
~ Parks, Trails, and Open Space:
Implement a parks, trails, and
open space master plan and
provide recreational opportunities that meet the needs of the
community.
~ Historic Preservation: Promote
the preservation and adaptive reuse of historic structures, features, and amenities
throughout the community.

~ Community Participation and
Leadership: Provide an atmosphere that encourages citizen
participation in community
decision making, to respond to
community issues and to foster
community leadership.
The 2001 Comprehensive Plan
established an Urban Growth
Boundary that would accommodate
projected growth and development
within a twenty-year time frame.
Additionally, the Plan included a
focus on downtown revitalization.
As part of the downtown planning
process, a list of issues and recommendations for the downtown was
developed by the planning consultant, city staff, and community
members. Based on this list, the
plan offered the following strategies to resolve key issues facing
the downtown:
~ Understand the link between
economic development and a
healthy central core
~ Adhere to growth management
policies that support a healthy
downtown
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~ Offer incentives that effectively
leverage private investment
~ Improve the physical environment
~ Establish the role of downtown in
a region-serving tourist market
~ Develop an appropriate tenant
mix downtown
~ Overcome the obstacles of
housing downtown
~ Manage the downtown environment
~ Define a niche

Moving Forward

There are similarities between the
goals for the 1979 Comprehensive
Plan and those in the 2001 Comprehensive Plan Update. This indicates
that the goals of the community
stayed consistent for more than 20
years, however, it should be determined which should be updated,
which have been completed, and
which should be carried forward.
When developing Cañon City’s next
Comprehensive Plan Update, these
goals should be carefully evaluated
to determine their applicability for
the next 20 years.
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2012 Downtown Cañon
City Strategic Plan

At the time of the 2012 Downtown Cañon City Strategic Plan’s
creation, the downtown area was
experiencing disinvestment. There
were several vacant storefronts and
buildings were falling into disrepair. A group of merchants and
property owners saw the need for
a specific long-range plan for the
downtown.
The group came together to form
the Downtown Cañon City Strategic
Plan with three main objectives,
including:
~ Create a policy and guideline
framework for future actions by
the public and private sectors
~ Define short and long term
actions that will bring about the
desired vision of the Downtown
~ Identify catalytic projects that
will gain success and create
momentum
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The catalytic projects highlighted in
the Plan include a Gateway Master
Plan, West End Redevelopment
Area, and 3rd Street Redevelopment Area. The Gateway Master
Plan proposed a roundabout at
the intersection of US Highway
50 and 6th Street, complete with
gateway signage and decorative
landscaping.
The West End Redevelopment
Area proposed multifamily and
townhomes along Macon Avenue
from 1st to 4th Street to increase
housing density and diversify the
City’s housing stock. The 3rd Street
Redevelopment Area proposed a
mixed use development on 3rd
Street between Main Street and US
Highway 50 to promote economic
activity. The Plan recommended
that mixed use development
include a key activity generator
such as a hotel or museum to
promote Downtown tourism.

Moving Forward

2014 Community
Vision Plan

Cañon City’s 2014 Vision Plan
identified strategies, steps, and
short- to long-term projects that
would help move the City towards
achieving its vision. The Plan
defined the vision for Cañon City
as “Gateway to the Authentic
West”. The focus of the “Gateway
to the Authentic West” vision was
to increase tourism, strengthen
the downtown core, improve the
quality of life, preserve and expand
on existing assets, and increase
the economic vibrancy of the
community.

Moving Forward

The Comprehensive Plan Update
should engage the community to
determine if this is still the community’s vision. The Plan should
update the community’s vision to
reflect Cañon City’s current outlook
on its future.

The Comprehensive Plan Update
will consider the degree of completion and ongoing viability of the
catalytic projects to determine if
the community still has a desire to
see them implemented.
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2015 Eastern Fremont
County Trails, Open
Space, and River
Corridor Plan
The 2015 Eastern Fremont County
Trails, Open Space, and River
Corridor Plan was prepared in
coordination with Cañon City
Area Recreation and Park District,
Fremont County, and Fremont
County municipalities. The Plan
focused on the Arkansas River
Corridor to create a trail and
greenway network that connects
the 16-mile river corridor to parks
and open spaces throughout
Eastern Fremont County.

The Plan’s Mission is to “Create
a visionary and realizable master
plan for a wide range of recreational opportunities and resource
conservation throughout Eastern
Fremont County. This plan should
clearly articulate a future and
legacy for the river, trail corridors,
and associated open space areas.”

17

The plan identified improvements,
funding sources, implementation strategies, and management
resources. It also identified 22
projects with recommendations
for conservation, recreation,
resources, and trails, and access
for each. Some of the projects
within Cañon City include the
creation of a trail system through
the Eagle Heights/Dawson Ranch
residential areas, on-street bike
route connections between north
and south Cañon City, and a Four
Mile Creek trail network.

Moving Forward

Picture Cañon City 2040 should
consider this recent plan and incorporate its recommendations and
policies when crafting recommendations for the parks, open space,
and recreation chapter.

18

2015 US 50
Corridor Plan

The 2015 US 50 Corridor Plan
offered public and private realm
improvements that would enhance
the economic vitality of the corridor
and promote property investment
and redevelopment over the next
20 years. The Plan’s Vision Statement follows:
“As Cañon City is the “Gateway to
the Authentic West,” then US 50
is the front door and must support
the City-wide goals through
conscious decisions on design,
mobility, and maintenance along
the corridor.”
The Plan divided the US 50 corridor
into three study areas: Gateway
District West/East , Downtown
District, and East Cañon District.
The Gateway District West/East
focused on improvements that
would welcome travelers to the
authentic west. This would include
decorative signage and landscaping. Within the Downtown
District, the plan proposed various
options for four- and five-lane
modifications to the US 50 rightof-way.

The options reduced lane width
to accommodate additional space
for pedestrians and streetscape
elements such as trees and decorative lighting. The East Cañon
District called for the removal of
the frontage road, formally named
Fremont Drive, to improve traffic
flow and safety at intersections.

Moving Forward

Components of Picture Cañon City
2040 will include economic development and transportation and
mobility. US Highway 50 is Cañon
City’s major commercial corridor
and the Plan will consider the US
50 Corridor Plan for recommendations related to transportation and
commercial properties along US
Highway 50.
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2017 to 2020
Strategic Plan

The 2017 Strategic Plan was
developed by City staff to reflect
the City’s priorities and provide
measurable objectives to achieve
goals for its six priority areas:
economic development, public
safety, infrastructure, attractive
built environment, public trust,
transparency, and accountability,
and community investment opportunities. Each priority areas details
goals and performance measures
to achieve by the end of 2020.

Moving Forward

The Strategic Plan is a very recent
document that outlines the
community’s current priorities and
desired actions to improve the
community. The Comprehensive
Plan Update should support the
community’s stated priorities.
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2017 Arkansas River
Corridor Master Plan

The Arkansas River Corridor Master
Plan is a plan to help establish the
Arkansas River Corridor as a key
feature of Cañon City through restoration, enhancement, improvement
and redevelopment of the Arkansas
River, Arkansas Riverwalk trail and
the adjacent public and private
lands. While it may be used for
recreation, the river corridor is also
intended to connect communities
together and provide access to
the Arkansas River and other trails
providing non-motorized traffic
routes. This includes using existing
streets accompanied with trails to
connect neighborhoods, parks, and
the downtown commercial area
with each other.
The intention of the Arkansas River
Corridor Master Plan is to better
integrate downtown Cañon City
with the existing river corridor
through land use change and
better site design. Areas along the
corridor have been identified where
possible economic growth may
occur and established what type
of growth it is and how the corridor
can better serve these areas.
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Upkeep and restoration of the
aesthetics of the river and adjacent
trail system is vital in the plan to
better impact the community’s
desire and willingness to use the
provided amenities to allow for
growth of the corridor. Enhancing
the parks and other recreational
areas in the corridor is another
area of focus put out by the master
plan to make the river corridor’s
functionality more appeasing and
useful.

Moving Forward

Ultimately providing all of these
upgrades while also maintaining
and improving the critical stream
functions and fish habitat in
the Arkansas River is the plans
purpose. Improving the connectivity and public safety of pedestrians and bicyclists throughout
the corridor is important whether
it be from improved trails to better
signage.

2017 Cañon City US 50
Pedestrian Crossing
Study, Preferred
Alternative Report

This report presented the Preferred
Alternative for the US 50 Pedestrian
Crossing Study and Design Project.
The Preferred Alternative represented a hybrid of several alternative concepts evaluated by the
Citizen Committee and contained
five main features. The main
features included:
~ The roadway width (curb to curb)
will remain as currently exists.
~ Intersection pedestrian ramps,
driveway accesses, and sidewalks will be repaired or replaced
as needed to conform to Americans with Disabilities Act (ADA)
requirements.
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~ Up to four crosswalks will be
installed across US 50 between
1st Street and 9th Street. Actual
crosswalk locations will be
determined based on the results
of engineering analyses that
address safety, traffic flow, and
access considerations. Several
methods of traffic control at
crosswalks are available, and the
final method will be determined
after an additional engineering
analysis. The existing crosswalks
at the 3rd Street and 9th Street
traffic signals will remain.
~ Raised medians will be installed
to provide a safe refuge for
pedestrians at the crosswalk
locations. The length of the
medians along US 50 will be
determined by an in-depth engineering analysis to balance the
goals of maximizing the length
while minimizing the impact to
property access driveways.
~ New development along US 50
will be required to dedicate a
public use easement along the
US 50 Right-of-Way (ROW) and
construct a detached sidewalk
with an amenity zone.
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Moving Forward

Although the current project
funding is inadequate to include
a grade-separated pedestrian
and bicycle structure, the study
included an option for a future
grade-separated crossing. The
option, an overpass between 2nd
and 3rd Streets, is based on information that was available to the
Committee at the time of review. An
additional option explored was an
underpass at 4th Street.
However, there are several
additional community planning
efforts underway (particularly, the
Arkansas River Corridor Master
Plan) that may illuminate an option
better suited to a broader community vision. At-grade crossing
and medians from 1st Street to
15th Street are under design
and construction will begin next
summer. Any future grade-separated crossing projects need to
consider these efforts.
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2018 Fremont County
Coalition Site Reuse
and Revitalization
Program

The 2018 Fremont County Coalition Site Reuse and Revitalization Program was led by Fremont
County and supported by Cañon
City and the City of Florence. The
program provides funds awarded
by the US Environmental Protection Agency (EPA). The funds can
be used for environmental site
assessments, regulated building
material surveys, and development
of site cleanup plans for redevelopment or sale of the property.
The purpose of the program is to
encourage the revitalization of
vacant and underutilized property.
The program is active from October
2018 to September 2021.

Moving Forward

The Comprehensive Plan Update
should acknowledge the Site Reuse
and Revitalization Program as a
potential funding source to help
implement any necessary site
cleanup to encourage redevelopment within Cañon City.

2018 National Citizen
Survey Community
Livability Report

The National Citizen Survey report
was prepared by the National
Research Center (NRC) in collaboration with the International City/
County Management Association
(ICMA). The NRC surveyed residents
to determine their opinions within
the three pillars of a community –
community character, governance,
and participation. The Cañon
City Community Livability Report
captures the responses of 484 residents. Key findings of the survey
include:
~ About 60% of the respondents
rated the overall quality of life
good (50%) or excellent (9%).
~ Safety and economy were rated
as the top priorities for the Cañon
City community.
~ About 70% of residents rated
Cañon City as a good or excellent
place to live which is a lower
rating than the national benchmark.

~ About 35% of residents rate
Cañon City’s sense of community
as good or excellent which is
lower than the national benchmark.
The survey concludes that the
Cañon City residents support
efforts to boost the economy,
feel that safety is a priority, and
consider mobility a challenge in
the City.

Moving Forward

In addition to asking questions
with regards to community character, governance, and participation, the survey also asked residents about specific projects and
actions that the City is currently
implementing or is considering
undertaking. This provides
important information in determining which projects or actions
the community may like to see the
new Comprehensive Plan support.

~ About 45% of residents rated
Cañon City’s services as good
or excellent which is below
the national benchmark and a
decrease in rating from the 2017
National Citizen Survey.
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2019 Fremont County
Housing Needs
Assessment

The purpose of the 2019 Fremont
County Housing Needs Assessment
was to:
~ Document the economic and
demographic conditions that
contribute to housing issues;
~ Evaluate the housing market
to document housing costs
compared to incomes, and
identify market trends that will
continue to affect housing affordability;
~ Identify local factors in each
county contributing to housing
challenges and creating local
opportunities; and
~ Recommend policies and
strategies for each county that
will have the greatest impact
on addressing the identified
housing issues.
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The report found that Fremont
County has had a slow rate of
population growth, growing just
0.5% annually between 2000 and
2018. Most of that growth was in
incorporated communities such
as Cañon City. Fremont County has
also seen little new housing development. Additionally, housing
prices have risen due to the
expanding employment base and
a large population of retirees. As a
result, working wage households
are finding fewer housing options,
and decreasing housing quality is
becoming a more common issue.
The report also found that the local
opportunities to improve housing
in the county include the existing
labor force, amount of available
land, and potential partnerships.

2020 Cañon City
Reinvestment
Expansion Area
Conditions Survey and
Urban Renewal Plan
The 2020 Cañon City Reinvestment
Expansion Area Conditions Survey
and Urban Renewal Plan was
prepared per the provision found
in the Urban Renewal Law of the
Colorado Revised Statutes, Article
25, Part 1, Title 31. The provision
grants power to municipalities to
develop plans to improve the state
of blighted areas and to assemble
an authority to carry out those
plans. The Urban Renewal Plan will
be carried out by the Cañon City
Authority for Reinvestment.

Leading up to the development
of the Urban Renewal Plan, a
Conditions Survey was conducted
to assess the City against the
Colorado Revised Statutes’ eleven
factors for determining blight. The
Conditions Survey found ten of the
eleven factors present in the area
subject to the Urban Renewal Plan .
The Urban Renewal Plan outlines
authorized authorities and activities that may be undertaken by the
Cañon City Authority for Reinvestment to mitigate and eliminate
blight. Despite the powers authorized by the Colorado Revised Statutes, the Plan specifically notes
that it does not authorize the use
of eminent domain, per direction
provided by the City Council.

Moving Forward

Moving Forward

The Comprehensive Plan will
include a focus on housing and
neighborhoods. The Fremont
County Housing Needs Assessments provides essential information to understand Cañon City’s
current housing needs. This information will help to ensure that the
Plan’s policies and actions related
to housing are responsive to the
community’s issues and opportunities.
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The Comprehensive Plan Update
should refer to the Reinvestment
Expansion Area Conditions Survey
and Urban Renewal Plan when
determining appropriate policy,
project, and action recommendations for the urban renewal area.
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Demographics and Market Trends
The Comprehensive Plan Update
will be rooted in an accurate
assessment of demographic
data for the City. Understanding
Cañon City’s demographic profile
allows the City to more adequately
respond to the community’s needs,
provide necessary services, and
predict future service demands.

Peer Communities

Peer communities are typically
defined as nearby municipalities
or those in the region that have
similar characteristics. For the
demographic and market section,
Sterling, Colorado was selected
for comparison with Cañon City.
Sterling was chosen because of its
comparable population, median
income, and geography. Like Cañon
City, Sterling is located along a
river (the South Platte River) and
is within a reasonable driving
distance to a major metropolitan
area. Sterling differs from Cañon
City climatically due to its northeastern Colorado location.

Additionally, Sterling is the county
seat and most populous city of
Logan County, as Cañon City is to
Fremont County. Including a peer
community within this section
paints a broader picture of where
Cañon City stands in terms of its
demographic characteristics.

Basic Statistics Table
Cañon City Sterling
Population (2018) *
Population Change (2010 to 2018) *
Total Employment (2018) *
Median House Value ^

Population

An examination of the community’s
current population and the trends
that have led to the present day
provide the foundation of demographic analysis. Between 1995
and 2015, Cañon City’s growth rate
declined to -0.3 percent. Between
2015 and 2018, the growth rate
increased to one percent in 2018.
Both Sterling and Fremont County
experienced similar trends.
Note: population and demographic
statistics do not exclude inmates in
local penitentiaries.

Fremont
County

Colorado

16,690

13,971

47,917

5,694,311

283

(383)

1,063

643,979

10,696

7,273

17,754

3,389,198

$44,422

$41,220

$46,296

$68,811

$154,900

$129,900

$163,300

$313,600

18.1%

18.3%

15.3%

10.9%

52.6%

53.5%

45.2%

42.5%

Median Household Income ^
Percentage of Population with
Incomes lower than the Poverty Line ^
Percentage of Population Born in
Colorado ^

Source: *State Demography Office ^U.S. Census Bureau, 2014-2018 American Community Survey

Population Growth Rate
5.0%
4.0%
Percent Change

Demographics

3.0%
2.0%
1.0%
0.0%
-1.0%

1995

2000

2005

2010

2015

2018

Year
Cañon City

Sterling

Fremont County

Colorado

Source: Department of Local Affairs, State Demography Office
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The median age for Cañon City
residents has increased from 39.8
in 2000 to 43.3 in 2018. Fremont
County has also seen an increase
in median age over the same time
frame. In comparison, Sterling’s
median age has remained around
35.
Cañon City’s 60 to 74 age group
has seen the most significant
population growth between 2000
and 2018, increasing by about five
percent. Additionally, residents
age 35 to 59 have decreased by six
percent over the same period. This
age group is often the core workforce of a community.

The 2019 Fremont County Housing
Needs Assessment (HNA) noted
that Cañon City and Fremont County
have been attracting a large share
of retirees. This may have contributed to the growth of the 60 to 74
age group.
The Cañon City population is
made up of about 49 percent male
and 51 percent female residents,
aligning with state and national
percentages. Children aged nine
years and younger hold the largest
percentage of the male population
while adults age 50 to 59 years
hold the largest percentage of the
female population.

Age Distribution
Cañon City (2000-2018)
40.0%
35.0%
Percent of Population

Age and Gender

30.0%
25.0%
20.0%
15.0%
10.0%
5.0%
0.0%
9 and younger

10 to 19

20 to 34

35 to 59

Age Cohort
2000
2010

60 to 74

75 and over

2018

U.S. Census Bureau, 2014-2018 American Community Survey

Gender by Age
Cañon City (2018)
80 and over
70 to 79
Age Cohort

60 to 69
50 to 59
40 to 49
30 to 39
20 to 29
10 to 19
9 and younger
0%

20%

40%

60%

80%

100%

Percent of Population
Male Percent

Female Percent

U.S. Census Bureau, 2014-2018 American Community Survey
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Race and Ethnicity

An analysis of a community’s racial
and ethnic composition can shed
light on important planning factors.
It can also provide insight into how
a community’s residents compare
to larger regional populations

Racial Composition
Cañon City (2018)
White alone

Black or African American alone

Asian alone

Native Hawaiian, Other Pacific Islander, American
Indian, Alaska Native, or some other race alone
Two or more races

Source: U.S. Census Bureau, 2014-2018 American Community Survey

Hispanic Population
25.0%

Percent of Population

Cañon City is made up of a majority
of residents identifying as white,
accounting for 95 percent of the
population in 2018. Residents that
identify as Black or African American, Asian, American Indian and
Alaska Native, Native Hawaiian
and Other Pacific Islander, or some
other race make up three percent
of Cañon City’s population. The
remaining two percent identify as
two or more races.

In 2018, 9.6 percent of Cañon City’s
population identified as Hispanic
or Latino. The population of the City
identifying as Hispanic or Latino
has remained fairly consistent
since 2000. In 2018, Sterling had
nearly two times the percentage of
Hispanic or Latino residents with
20.9 percent. In Fremont County as
a whole, 18 percent of the population identifies as Hispanic or
Latino. The percentages include
persons identifying as Hispanic
or Latino of any race as the U.S.
Census categorizes Hispanic or
Latino identification as an ethnicity
rather than a race.

Cañon City, Sterling, Fremont County (2000 - 2018)

20.0%
15.0%
10.0%
5.0%
0.0%
2000

2010

2018

Year
Cañon City

Sterling

Fremont County

Source: U.S. Census Bureau, 2014-2018 American Community Survey
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Income

Households with incomes between
$20,000 to $39,999 hold the
largest share of Cañon City’s
income distribution, making up
about 24 percent. Sterling’s household income distribution shows
a similar pattern. Their largest
percent of households, however,
earn an income less than $20,000.
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Household Income Distribution
Cañon City, Sterling, Fremont County (2018)
30.0%
25.0%
Percent of Population

Cañon City has a median household income of $44,422, slightly
lower than Fremont County’s
median income of $46,296. Cañon
City experienced an increase in
median income of about $11,000
between 2010 and 2018. Sterling
and Fremont County also saw an
increase in household income over
the same period.

20.0%
15.0%
10.0%
5.0%
0.0%

Less than
$20,000

$20,000 to
$39,999

$40,000 to
$59,999

$60,000 to
$74,999

$75,000 to
$99,999

$100,000 to
$124,999

$125,000 to
$149,999

$150,000 or More

Household Income
Cañon City

Sterling

Fremont County

Source: U.S. Census Bureau, 2014-2018 American Community Survey
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As the City looks towards the next
20 years, an accurate assessment
of housing characteristics will
be critical to support current and
future residential housing needs.
In 2018, Cañon City’s housing stock
was made up of 7,414 total housing
units. Of those units, 91 percent
are occupied. Between 2000 and
2018 Cañon City has seen an
increase in 800 total housing units
and a decrease of two percent
of occupied units , resulting in a
slight increase in vacancy. Cañon
City currently maintains a higher
percentage of occupied units than
Sterling (87 percent) and Fremont
County as a whole (86 percent).

Of the occupied units within
the City, about 67 percent are
owner-occupied which has
remained steady since 2000. In
contrast, the majority of Sterling housing units are rentals,
accounting for about 52 percent.

Housing Occupancy/Vacancy
Cañon City, Sterling, Fremont County (2018)

100%
Percent of Total Housing

Housing

80%
60%
40%
20%
0%

Cañon City

Sterling
Occupied

Fremont County

Vacant

Source: Department of Local Affairs, State Demography Office

Housing Tenure
Cañon City, Sterling, Fremont County (2018)
Fremont County
25.00%
Cañon City
33.30%
Sterling
48.10%
Sterling
51.90%

Cañon City
66.70%
Fremont County
75.00%
Owner-Occupied Housing Units

Rental Housing Units

Source: U.S. Census Bureau, 2014-2018 American Community Survey
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The wide range of tenure percentages is likely due to the composition of housing stock. Cañon
City’s housing stock is made up
of 74 percent single unit buildings
which are commonly single-family
detached homes. The remaining
are either multiunit or mobile
homes. Sterling’s housing stock
is made up of a higher percentage
of multiunit buildings and mobile
homes, both of which are typically
rental options.

Housing by Type

Housing by Type

Cañon City (2018)

Sterling (2018)

9.6%

9.9%

8.2%
15.5%
8.2%

9.9%

64.7%

73.9%
Single Unit Buildings

Buildings with 2 to 4 Units

Single Unit Buildings

Buildings with 2 to 4 Units

Buildings with 5 or More Units

Mobile Homes

Buildings with 5 or More Units

Mobile Homes

Source: U.S. Census Bureau, 2014-2018 American Community Survey
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The median home value in Cañon
City is $154,900. Generally,
housing is considered affordable
when a given household spends
no more than 30 percent of their
annual income on housing costs.
In Cañon City, about 40 percent
of owner-occupied and over 90
percent of renter occupied households spend 30 percent or more
on housing costs. In comparison,
about 30 percent of Sterling
owner-occupied households spend
30 percent or more on housing.
Both Sterling and Fremont have
similar renter-occupied housing
affordability characteristics to
Cañon City.

Housing Affordability, Owner-Occupied Households
Cañon City, Sterling, Fremont County (2018)

Percentage of Owner-Occupied Households paying
50% or more of income on housing
Percentage of Owner-Occupied Households paying 3049% of income on housing
Percentage of Owner-Occupied Households paying
30% or more of income on housing
0.00%
Cañon City

5.00%

Sterling

10.00%

15.00%

20.00%

25.00%

Fremont County

Source: U.S. Census Bureau, 2014-2018 American Community Survey

Housing Affordability, Rental Households
Cañon City, Sterling, Fremont County (2018)
Percentage of Rental Households paying 50% or more of
income on housing
Percentage of Rental Households paying 30-49% of
income on housing
Percentage of Rental Households paying 30% or more of
income on housing

0.00%
Cañon City

10.00% 20.00% 30.00% 40.00% 50.00% 60.00%

Sterling

Fremont County

Source: U.S. Census Bureau, 2014-2018 American Community Survey
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Labor Force Participation
Cañon City, Sterling, Fremont County (2000-2018)
70.0%
Percent in Labor Force

Labor force participation is the
portion of the population, 16 years
and older, that is in the labor force.
This includes both the civilian labor
force (all non-institutionalized
civilians who are either employed
or unemployed) and armed forces.
Armed forces include those
between the ages of 16 and 65 on
active duty in the United States
Armed Forces. Those not participating in the labor force primarily
include retired workers, stay-athome parents, and students. In
1990, Cañon City and Fremont
County had about 48 percent labor
force participation. In the following
years, Cañon City and Fremont
County’s labor force participation
started to diverge. By 2018, Cañon
City’s labor force participation
was over 10 percent higher than
Fremont County.

One may be classified as unemployed include if they are actively
looking for employment and are
available to accept a job, are
waiting to be called back to a job
where they were laid off, or temporarily cannot work because of an
illness. Cañon City and Sterling had
a similar trend in unemployment
between 1990 and 2018. Both
cities saw an increase in employment in 2010 and decrease by
2018. In 2018, both cities had a five
percent unemployment rate.

60.0%
50.0%
40.0%
30.0%
20.0%
10.0%
0.0%
1990

2000

2010

2018

Year
Cañon City

Sterling

Fremont County

Source: U.S. Census Bureau, 1990 and 2000, 2010 ACS 5-Year Estimates, 2014-2018 American Community Survey

Unemployment
Cañon City, Sterling, Fremont County (1990-2018)
10.0%
Percent in Labor Force

Employment

8.0%
6.0%
4.0%
2.0%
0.0%
1990

2000
Cañon City

2010
Year
Sterling

2018

Fremont County

Source: U.S. Census Bureau, 1990 and 2000, 2010 ACS 5-Year Estimates, 2014-2018 American Community Survey
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Healthcare and social assistance
is the top employment sector for
Cañon City. The transportation
and warehousing employment
sector has seen the largest growth,
increasing by about 116 percent
from 2010 to 2017. Agriculture,
forestry, fishing, and hunting is in
a close second, increasing by 110
percent. Cañon City has the most
job loss in the utilities industry.
Utility jobs in Cañon City decreased
from 77 job in 2010 to 33 jobs in
2017, which a change of about 57
percent.

Jobs by NAICS Industry Sector, Cañon City and Urban Growth Boundary
2010

Count

Share

2017

Count

Share

Percent
Change

Agriculture, Forestry, Fishing and Hunting

10

0.1%

21

0.3%

110.0%

Mining, Quarrying, and Oil and Gas Extraction

22

0.3%

42

0.6%

90.9%

Utilities

77

1.0%

33

0.4%

-57.1%

Construction

305

4.1%

381

5.1%

24.9%

Manufacturing

223

3.0%

307

4.1%

37.7%

44

0.6%

63

0.8%

43.2%

1,047

14.2%

1,141

15.1%

9.0%

90

1.2%

155

2.1%

72.2%

Wholesale Trade
Retail Trade
Transportation and Warehousing
Information
Finance and Insurance

98

1.3%

50

0.7%

-49.0%

158

2.1%

150

2.0%

-5.1%

Real Estate and Rental and Leasing

110

1.5%

126

1.7%

14.5%

Professional, Scientific, and Technical Services

149

2.0%

203

2.7%

36.2%

2

0.0%

1

0.0%

-50.0%

109

1.5%

168

2.2%

54.1%

Management of Companies and Enterprises
Administration & Support, Waste Management and Remediation
Educational Services
Health Care and Social Assistance

579

7.9%

590

7.8%

1.9%

2,005

27.2%

1,911

25.3%

-4.7%

Arts, Entertainment, and Recreation

218

3.0%

241

3.2%

10.6%

Accommodation and Food Services

799

10.8%

792

10.5%

-0.9%

187

2.5%

207

2.7%

10.7%

Public Administration

Other Services (excluding Public Administration)

1,137

15.4%

957

12.7%

-15.8%

Total Primary Jobs

7,369

100.0%

7,539

100.0%

2.3%

Source: U.S. Census Bureau On the Map
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Cañon City’s employment areas are
concentrated in the downtown with
a maximum job density of 3,900
jobs per square mile. There is also
a smaller employment cluster along
US Highway 50 near the Fourmile
Creek.

Cen tral Ave

D ozi er Ave

5 -1 60 Job s p er sq u are m i l e

Yal e P l

N 9Th St

Work Area Profile

N 1 5 Th St

H ardi n g Ave

1 68

50

E U s H wy 5 0

1 61 -628 Job s p er sq u are m i l e

Ma

629-1 ,407 Job s p er sq u are m i l e

115

2,499-3 ,901 Job s p er sq u are m i l e

P ar k A v e

As

hS

20

t

S 1 St St

S 9 Th S t

50

1 ,408-2,498 Job s p er sq u are m i l e

in

St

Gran d Ave

E l m Ave
d

Cr 1 4 3

Te

mp

le C

any

on R

Source: U.S. Census Bureau On the Map

3

1 43

Cañon City • Existing Conditions Report

DRAFT

October 9, 2020

31

Commute and labor sheds demonstrate where employees are
commuting to and from in relation
to Cañon City. The commute shed
shows where employed Cañon City
residents commute to for work. The
top three destinations for employment for Cañon City residents are
Cañon City, Colorado Springs, and
Pueblo.

The labor shed shows where
individuals employed in Cañon City
travel from for work. The top three
origins are Cañon City, Lincoln
Park, and Pueblo. About 35 percent
of Cañon City workers both live and
work in the City.

Inflow/Outflow Job Count

Commute Shed,2017

Where Cañon City Residents Work

Number

Centennial city, CO
Penrose CDP, CO
Lakewood city, CO
Aurora city, CO
Lincoln Park CDP, CO
Florence city, CO
Denver city, CO
Pueblo city, CO
Colorado Springs city, CO
All Other Locations
Cañon City city, CO
Total Primary Jobs

Percent
66
71
124
126
149
212
373
461
739
2,045
2,204
6,570

1.0%
1.1%
1.9%
1.9%
2.3%
3.2%
5.7%
7.0%
11.2%
31.1%
33.5%
100%

U.S. Census Bureau On the Map

Cañon City (2017)

Labor Shed, 2017

Where Cañon City Workers Live

4,095 Employed in Cañon City, Live Outside
4,366 Live in Cañon city, Employed Outside
2,204 Employed and Live in Cañon City

Brookside town, CO
Aurora city, CO
Denver city, CO
Pueblo West CDP, CO
Penrose CDP, CO
Colorado Springs city, CO
Florence city, CO
Pueblo city, CO
Lincoln Park CDP, CO
All Other Locations
Cañon City city, CO
Total Primary Jobs

Number

Percent
45
51
92
156
202
255
282
345
465
2,202
2,204
6,299

0.7%
0.8%
1.5%
2.5%
3.2%
4.0%
4.5%
5.5%
7.4%
35.0%
35.0%
100%

U.S. Census Bureau On the Map
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Education

About 60 percent of Cañon City’s
residents have some college
education. Of those, about 20
percent have received a four year
or professional degree which is
slightly higher than both Sterling
and Fremont County. Residents
with some college or an associate’s degree make up the largest
percentage of educational attainment for Cañon City.

Educational Attainment
Cañon City, Sterling, Fremont County (2018)
45.0%
40.0%
35.0%
Percent of Population

The educational attainment of a
community’s adult residents has
a direct impact on the quality
and skill of the labor force and
the sectors of the economy that
are most likely to succeed in the
community.

30.0%
25.0%
20.0%
15.0%
10.0%
5.0%
0.0%
Less than High School

High School Graduate (or GED)

Some College or Associate's
Degree

Bachelor's Degree

Graduate or Professional Degree

Education
Cañon City

Sterling

Fremont County

Source: U.S. Census Bureau, 2014-2018 American Community Survey
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Market Trends

Retail Trends

Cañon City and the County have had
similar rents and vacancy rates since
2010. In 2018, there was a spike
in rent for Cañon City, rising from
$10.06 to $13.35. Rents declined
to $11.08 the following year. Retail
vacancy rates rose during the period
between 2010-2014 to above 6
percent before declining to just
below three percent in 2017. The
vacancy rate has remained generally consistent over the past three
years. When compared to the State
of Colorado as a whole, Cañon City’s
average vacancy rate for retail is
currently about three percent lower.
34

Retail Trends
$15.00

10.0%

9.0%

$13.00

8.0%
$11.00

$9.00

6.0%

$7.00

5.0%

4.0%

$5.00

All Service Type Rent Overall

7.0%

Vacancy Overall

Market trends include analysis of
existing conditions and indications
of demand within specific market
segments. The purpose is to identify
trends that may impact future
development and investment in
Cañon City and to help inform the
process rather than define development programming or forecast the
need for specific businesses. Shifts
in economic conditions, industry
standards, consumer behavior,
and other factors are continually
evolving. The Plan will include
recommendations for working with
property owners, developers, and
businesses to address and respond
to changing conditions.

3.0%
$3.00
2.0%
$1.00

1.0%

-$1.00
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2011
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Source: CoStar
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Office Trends

Both Cañon City and Fremont
County have considerably lower
vacancy rates than the state of
Colorado (10.3 percent). Despite
the differences in vacancy rates,
Cañon City and Fremont County
had very similar average rental and
vacancy between 2010 and 2020
year to date, with a difference of
just 0.2 percent in vacancy rates
and $0.20 in rental rates.

Office Trends
$20.00

9.0%

$18.00

8.0%

$16.00

7.0%

$14.00
6.0%

Office Base Rent Overall

$12.00
5.0%

Vacancy Overall

Office rents have seen minimal
change since 2010 despite changes
in vacancy rates. Cañon City and
Fremont County vacancies trend to
increase or decrease in the same
years but at different rates. For
example, vacancy declined in both
areas from 2016 to 2017. However,
vacancy for Cañon City declined
by just 1.4 percent while Fremont
County declined by 4.2 percent.
According to CoStar, there has
been no office development since
2008, meaning that any fluctuation of the vacancy rates to due
to existing offices uses becoming
available or coming off the market.
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$8.00
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Source: CoStar
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Industrial Trends

36

$8.00
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10.0%
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$3.00

4.0%
$2.00

All Service Type Rent Overall

It can be assumed that both in
2010 and 2017, there were no
industrial properties available
for sale or lease. According to
CoStar, Cañon City currently has 29
industrial buildings. Because the
inventory is low, a single property
becoming available can cause the
vacancy rate to fluctuate at a higher
degree. Though they have similar
rental rates, Cañon City’s average
vacancy (3.4 percent) is more than
twice that of Fremont County (1.4
percent). Both Cañon City and
the County have lower vacancy
rates than the state of Colorado,
which currently has a 5.75 percent
vacancy rate for industrial uses.

Industrial Trends
12.0%

Vacancy Overall

Cañon City and Fremont County
have almost identical industrial
rental rates. This could indicate
that most of Fremont County’s
industrial sector is located in
Cañon City. Like the office market
sector, Cañon City and Fremont
County vacancy rate increased
or decreased in the same years
but at different rates. Cañon City
consistently had higher vacancy
rates than Fremont County. The
most notable similarity occurred in
2010 and 2017 when both Cañon
City and Fremont County had zero
percent vacancy. Vacancy rates are
track by what is available for lease
and for sale.
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Existing Land Use

A review of existing land use has
been conducted to inform the
planning process and gain a better
understanding of land use and
development patterns in the City
of Cañon City. The information
from this review has been used to
inform issues and opportunities
throughout this report. Existing
land use will further provide
the basis for recommendations
regarding investment and future
development in the Picture Cañon
City Comprehensive Plan.
This review of existing land use was
guided by field reconnaissance,
research, and available existing
data. Parcels within Cañon City’s
municipal and Urban Growth
boundaries were assigned one of
the following land use designations.

Cañon City • Existing Conditions Report

Agriculture

This designation consists of areas
currently used for agricultural
purposes or prepared for future
agricultural use, including the
raising, producing, or keeping of
plants or animals and may also
include a single-family detached
home or farmstead. In Cañon City
this designation primarily consists
of land used for grazing and crop
production. Hay fields, orchards,
and hobby farms are common.
Agricultural land uses are generally
found interspersed throughout East
Cañon and Lincoln Park areas.

Large Lot Residential

Large Lot Residential uses are
characterized by a single-family
detached residential dwelling on a
parcel of two acres or more with no
agricultural activity on the parcel.
Large lot residential parcels are
typically located in the North Cañon
and Lincoln Park areas.

Single-Family
Detached Residential

Single-Family Detached Residential
uses are residential parcels with a
standalone residential dwelling on
an individual lot that is less than
two acres in size. This is the most
common residential use, found
throughout the City.

Single-Family
Attached Residential

Single-Family Attached Residential
uses are structures that include
dwelling units connected horizontally with a dedicated entrance
for each unit. This includes townhomes and duplexes. This land
use makes up a small portion of
Cañon City’s housing stock and
can be found within single-family
detached neighborhoods.
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Multifamily
Residential

Multifamily Residential uses are
structures that contain multiple
dwelling units with shared
entrances and hallways. This
includes apartments and condominiums. There are several multifamily residential land use parcels
within Cañon City. The majority of
parcels with this land use designation are located between 5th Street
and 15th Street.

37

Mobile/Manufactured
Home Park

Mobile/Manufactured Home Parks
are often a collection of leased lots
on a single parcel. The leased lots
are occupied by mobile or manufactured homes which are residential structures designed without
a permanent foundation. The
Mobile/Manufactured Home Park
designation applies to a single
parcel occupied by multiple mobile
or manufactured homes. Parcels
with a single mobile/manufactured
home structure are considered
single-family detached uses.
Within Cañon City, these uses are
typically located north of Central
Avenue and near State Highway
115, south of the Arkansas River.
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Commercial

The Commercial designation
includes commercial businesses
that offer goods and services
including retail, services, restaurants, and hospitality uses.
Commercial uses range in scale
from stand-alone stores to strip
malls with numerous tenants.
This land use designation is
concentrated along US Highway 50
between 1st Street and MacKenzie
Avenue. There is also a cluster of
recreation-based commercial uses
at the intersection of US Highway
50 and County Road 3A.

Mixed Use

The Mixed Use designation is
applied to parcels containing
buildings with multiple distinct
uses that are stacked vertically.
The most common mix of uses
is ground floor commercial with
residential or office above. Within
Cañon City, Mixed Use can be
found within the downtown area
along Main Street and Royal Gorge
Boulevard/US Highway 50.

Office

Industrial

Industrial land uses are made up
of heavy and light industrial businesses including manufacturing,
storage, and distribution. Public
storage and heavy commercial
uses that are similar or adjacent to
industrial uses are also included in
this land use designation. Industrial uses are clustered along the
railroad and towards the southern
edge of the Urban Growth Boundary
and in the South Cañon and Dawson
areas.

The Office land use is defined by
structures used for professional
businesses and operations. This
includes St. Thomas More Hospital,
medical practices, and clinics.
Office uses are often found near
commercial uses along US Highway
50 between 1st Street and MacKenzie Avenue.
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Public/Semi-Public

The Public/Semi-Public designation is made up of governmental
uses, community services, emergency response facilities, schools,
and religious and cultural institutions. Governmental uses include
facilities owned and operated by
the local, state, or federal government. Community services include
non-profit organizations and social
groups. Schools include public and
private facilities as well as related
administrative uses. Cultural uses
include museums, performing arts
venues, and cultural centers.

Cañon City • Existing Conditions Report

Parks

The Parks land use designation
is given to dedicated parkland
intended for outdoor recreation.
The largest park within Cañon City’s
Urban Growth Boundary is John
Griffin Regional Park, located along
the Arkansas River.

Conservation, Open
Space, and Passive
Recreation

Railroad and Utilities

The railroad designation includes
properties that contain railroad
infrastructure or facilities. These
parcels can be found along the
railroad line running east and
west and from State Highway 115
to the southern edge of the Urban
Growth Boundary. Utilities include
infrastructure such as water towers
or electrical substations. These
parcels are spread throughout the
community.

The Conservation, Open Space,
and Passive Recreation designation
includes natural areas that are not
intended to be developed. Conservation and open space include
areas that are publicly or privately
owned and may provide opportunities for passive recreation such
as walking or biking, including the
Hogback area along US Highway 50
and Bureau of Land Management
properties on the northern and
western edges of the Urban Growth
Boundary.
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Vacant and
Undeveloped

Vacant and undeveloped parcels
do not contain an occupied structure and are not actively being
used for any purpose. Vacant
parcels are properties that have
been prepared for development.
Undeveloped parcels have not
been prepared for development
and are not being held for environmental conservation. This designation can be found throughout the
community but is mainly clustered
towards the eastern, western,
and southern edges of the Urban
Growth Boundary.
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Issues and
Opportunities
Agricultural and
Peripheral Areas

Cañon City is characterized by
expanses of agricultural and ranch
lands along the Arkansas River.
Many throughout the City and
immediate surrounding area still
depend on the land as a way of life.
As the urban population grows,
development patterns that limit
sprawl and preserve agricultural
areas may be critical if Cañon City
is to retain the rural character that
makes it special.

Downtown

Cañon City’s Downtown is exemplary. Main Street is a strength
for the community, featuring a
thoughtful streetscape that contributes to the pedestrian environment. Elements include ornamental
street lighting, street furniture,
pedestrian bump-outs, public art,
and attractive landscaping. The
building street wall is consistent,
with historic mixed use buildings
lining the street in an arrangement
that extends six blocks from 2nd
Street to 8th Street.
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Building configuration ranges
from one story commercial to
three-story mixed use buildings.
An exception is the four-story St.
Cloud Hotel, which is Downtown’s
most significant redevelopment
opportunity. The historic structure
is secured and maintained, but in
need of complete rehabilitation
to achieve its full potential. While
the Downtown is the traditional
heart of Cañon City, it can feel
disconnected from the rest of the
community, especially to the south
where Highway 50 and the railroad separate it from the Arkansas
River. Further, the highway acts as
a Downtown bypass, which may
contribute to a lack of activity on
Main Street.

Industrial Areas

The City’s industrial areas are not
confined neatly to a business park
or a single industrial-zoned area.
There is a fair amount of industrial
in the South Cañon and Dawson
areas. Industrial uses are also
located along Highway 50 and near
the railroad. These include gravel
quarries, machinery and truck
rental and storage, warehousing,
and some larger manufacturing
businesses. These businesses
traditionally benefitted from access
to rail and the Arkansas River.

As the perception of the river shifts,
and it is increasingly considered a
recreational amenity, there could
be a conflict between old industrial uses and the desire for public
riverfront access.

Neighborhoods

Cañon City’s neighborhoods vary
widely in character and form. The
traditional neighborhoods located
immediately north of Downtown
benefit from alignment to a street
grid and easy access to Main
Street. The condition and size of
homes in these neighborhoods
range widely, from large stately
homes on lush, tree-lined streets
such as Greenwood Avenue, to
homes on smaller lots to the
west along 5th Street. Issues in
the City’s traditional neighborhoods include upkeep and regular
maintenance, code enforcement,
and historic preservation. Newer
neighborhoods are developing in
suburban patterns. An example is
the 4 Mile Ranch area to the northeast of the City, where homes are
arranged around cul-de-sacs. The 4
Mile area and Dawson Ranch to the
southwest currently offer the most
potential for suburban-style new
housing development.
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Opportunity Sites

Two sites stand out as particularly significant for the Cañon City
community. First, the former St.
Scholastica Academy campus,
located to the north of Downtown,
is being redeveloped for apartments. The development promises
to be an important housing option
for seniors. When developed, the
project will fill a key role for attainable housing in the community.
The Abbey campus, a 187-acre
site just north of Highway 50,
was the subject of a 2019 report
from the Urban Land Institute.
The report called for adaptive
reuse of the site’s historic buildings, urban agriculture to serve
the surrounding community, new
affordable housing, public parks,
open spaces, and trails, and walkable connections to surrounding
neighborhoods. This large site is
the most prominent redevelopment
opportunity in the community due
to its history, beauty, and prominent setting.
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Current Zoning
Development controls such as the
City’s municipal zoning code and
subdivision ordinance provide
the legal framework to regulate
the built environment. The City of
Cañon City’s land development
regulations are outlined in Title 16:
Subdivisions and Title 17: Zoning of
the Municipal Code. Each property
within the community is designated
as one of the 13 zoning districts
or two overlay districts detailed
below. In addition to regulating
development within the City itself,
Cañon City is responsible for the
review and approval of development within the Urban Growth
Boundary in coordination with
Fremont County. To highlight the
importance of the alignment and
coordination of the two governing
bodies, an overview of the County
zoning districts is also included
below.

42

Cañon City Zoning
Districts

R-2 Medium Density

R-L Rural Living

The R-L Zone District is comprised
of areas with limited agricultural
uses with appropriate single-family
residences and accessory uses
and provides separation between
residential areas and business and
industrial uses.

R-1 Low Density

The R-1 Zone District is comprised
of areas primarily for single-family
residential development and other
necessary and compatible uses
such as schools and places of
worship.

R-1A Low Density,
Small-Lot Residential

The R-1A Zone District is intended
to accommodate single-family
homes and accessory structures
on small lots platted before the
City adopted its Zoning Code. The
District also accommodates the
development of residential subdivisions of small lots, where homes
may or may not have one exterior
wall on a side property line (zero
lot line) and where residents may
share common open space.

The R-2 Zone District is comprised
of areas primarily for single-family
and duplex residential development and other necessary and
compatible uses.

R-3 High Density

The R-3 Zone District is comprised
of residential areas primarily
intended for multifamily residential developments of three (3) or
more dwelling units per structure,
including, but not limited to,
townhomes, condominiums, apartments, and other types and forms
of dwelling units.

MH-1 Mobile Home Parks

The MH-1 Zone District is comprised
primarily of mobile home parks but
may include single-family dwellings
located on individual lots.
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MH-2 Mobile Home
Subdivisions

The MH-2 Zone District is
comprised of residential subdivisions wherein mobile homes,
manufactured homes, and/or
modular homes are placed on
individually owned lots, creating
a low-density, quiet, single-family
environment.

C General Commercial

The C District is intended to provide
for a wide range of retail sales
and service establishments, a full
range of wholesale facilities, and
includes opportunities for a variety
of comparative shoppers’ goods.
This district is meant to serve both
the long- and short-term needs of
Cañon City as well as surrounding
communities and the tourist trade.

CB Central Business

The CB District is intended to
provide for a selective range of
retail sales and services within
the designated central business
district, which includes opportunities for a variety of shoppers’
goods and supportive services.

Existing Conditions Report • Cañon City

I Light Industrial

The I District is comprised of
development which is primarily
non-offensive types of industry,
processing, assemblage, limited
fabrication, and light manufacturing. This district also accommodates complementary and
supporting uses.

OPR Open Space, Parks,
and Recreation

The OPR District is comprised of
areas designated for public and
semi-public uses for the conservation of open space, the preservation of environmentally sensitive
areas. The District also regulates
land for active and passive recreational uses and facilities and
limited commercial activities where
appropriate. The OPR District also
may provide areas for various Cityowned facilities, including, but not
necessarily limited to, water treatment and distribution facilities and
stormwater management facilities.

Cañon City • Existing Conditions Report

DR Developing Resource

The Developing Resource Zone
District is intended to function as
a holding zone district for newly
annexed properties that were used
for agriculture or other non-urban
uses prior to annexation and for
which there are no specific and
immediate plans for development.
These areas may be designated
in the City’s Comprehensive Plan
as potentially suitable for urban
development, but may lack the utilities, services, infrastructure, and/
or other facilities or uses necessary
to support that development at
the time of annexation and for an
indefinite period thereafter.

PDD Planned
Development District

The Planned Development District
is intended to allow greater
flexibility in zoning and to accommodate innovative approaches
to development that are consistent with the objectives of the
City’s Comprehensive Plan and
encourage creative and efficient
designs of land uses, preservation
of significant natural features of the
City, retention of historic structures and sites, retentions of open
space, compatibility with overall
community objectives, promote
efficient public services and infrastructure, and consideration of
environmental concerns.
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Cañon City
Overlay Districts
TMU Transitional
Mixed Use

The Transitional Mixed Use Overlay
District is intended to encourage
mixed uses to create an active
street life, enhance the vitality of
businesses, support and maintain
stable and attractive neighborhoods, and reduce vehicular traffic.

PUD Planned Unit
Development

The purpose of the Planned Unit
Development District is to visually
represent areas of the community
that are governed by Planned
Development Ordinances as
detailed in Chapters 17.16 and 17.17
of the Municipal Code.
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Fremont County
Zoning Districts

AF Agricultural Forestry. The
Agricultural Forestry District is
intended primarily for the purpose
of efficiently using land to conserve
forest resources, protect the
natural environment, and preserve
uninhabited areas and to allow for
farming and ranching activities.

AF&R Agricultural
Farming and Ranching

AR Agricultural Rural

The Agricultural Farming and
Ranching District is intended
for Areas where conservation of
agriculture resources and common
open space is of prime importance.

AL Agricultural Living

The Agricultural Living District is
intended to provide and retain
certain lands for agriculture and
to provide for orderly low density
residential development.

The Agricultural Rural District is
intended to promote a rural residential environment. Residential
uses in the district will be primarily
in conjunction with agricultural
activities such as the raising of
crops and livestock. Commercial
uses will be limited to defined
home occupations of a professional nature and commercial uses
related to agriculture.

AE Agricultural Estates

The Agricultural Estates District is
intended for limited agricultural
purposes with appropriate singlefamily residence and accessory
uses and provides separation from
business and industrial uses.

LDR Low Density
Residence

The Low Density Residence District
is intended to provide areas of low
density residential development
characteristically and primarily for
single-family dwelling units.

MDR Medium Density
Residence

The Medium Density Residence
District is intended to provide areas
of medium density residential
developments.

AS Agricultural Suburban

The Agricultural Suburban District
is intended to accommodate
limited agricultural purposes with
appropriate single-family residence
and accessory uses and which
provides separation from business
and industrial uses.
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HDR High Density
Residence

The High Density Residence District
is intended to provide for high
density residential developments.

MHP Manufactured
Home Park

The Manufactured Home Park
District is intended to provide for
manufactured home parks and for
ensuring and promoting an acceptable living environment for manufactured home park occupants.

TTP&CG Travel Trailer
Park and Campground

The Travel Trailer Park and Campground District is now regulated
as an obsolete zone district. Travel
trailer parks and campgrounds are
now required to receive a special
review use permit in the AF, AG&R,
AL, AR, B, and RHB Districts.

NB Neighborhood
Business

The Neighborhood Business
District is intended to provide for
neighborhood businesses that
primarily serve the surrounding
residential areas.

RHB Rural Highway
Business

The Rural Highway Business District
is intended to accommodate certail
business uses that are highway
oriented.

B Business

The Business District is intended
to provide for the development of
business uses that would serve the
public.

IP Industrial Park

The Industrial Park District is
intended to provide for light industrial and light manufacturing uses
that are complemented by administrative establishments in a planned
development complex.

Issues and
Opportunities

Issues and opportunities associated with Cañon City’s zoning
districts and other development
regulations are highlighted below
and will be discussed in greater
detail in the Zoning Code Diagnostic Memorandum submitted in
tandem with this Report.
~ Overall numbering and organization of the zoning ordinance is
not user-friendly.
~ Redundant planned development processes are difficult to
differentiate and require further
discussion with staff.
~ Setback requirementss from the
floodway in the Riverfront Zone
Districts are far below industry
standard.
~ Graphics, photographs, illustration, diagrams, and other visual
representation of zoning text is
needed.
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Transportation and Mobility

Existing Street
System

Cañon City’s roadway network is
the primary transportation infrastructure carrying travelers to and
throughout the community, and
several key corridors are essential
to the daily function of the City.
US Highway 50 is an east-west
state highway and is the key route
both in and out of Cañon City. US
50 is also named Royal Gorge Blvd
within Cañon City. State Highway
115 (SH 115) is a north-south state
highway and the main access point
on the southeast side of Cañon
City. SH 115 is also named S. 9th
Street from US 50 to Elm Avenue.
Both highways are key to the City
as they are the main roads giving
access to the City.

Dispersed throughout the City are
Arterial and Collector roadways that
branch off of the main highways.
Important north-south arterials are
9th Street, Raynolds Avenue, Four
Mile Lane, Ash Lane, York Avenue,
Field Avenue, and Mackenzie
Avenue.

Jurisdiction

1st Street, 4th Street, 5th Street,
15th Street, Orchard Avenue, Dozier
Street, Illinois Avenue, and Steinmeier Avenue are all north-south
collectors in the City.

Certain roadways within Cañon City
fall under the purview of the City,
Fremont County, or the Colorado
Department of Transportation
(CDOT). Infrastructure projects
involving these roads require
close coordinated efforts between
City and CDOT such as the US 50
Corridor Plan and Access Control
Plans for US 50 and SH 115. The
City’s design and management
influence on US 50 and SH 115 is
limited by the policies, requirements, regulations, and recommendations established by the State.

The east-west collectors in the
City include College Avenue, Main
Street, Harding Avenue, Park
Avenue, Washington Street, Griffin
Avenue, Valley Road, Forge Road.

The City owns and maintains all
other roadways within city limits,
and Fremont County owns and
maintains all other roadways
outside of city limits.

Important east-west arterials are
High Street, and Central Avenue.

Connectivity

The 2001 Comprehensive Plan
shows that the City of Cañon City
has a comprehensive transportation network with good access to
all parts of the community. Based
on the US 50 Corridor Plan and
2001 Comprehensive Plan, some
of the more significant proposed
connections include the following:
~ Realignment between Raynolds
Avenue and Fields Avenue,
connecting the two
~ Connections through Abbey property north/south from Central
Avenue to US 50 and east/west
from Raynolds Avenue to Dozier
Avenue

These roadways feed into the local
roadways giving access to the local
homes and businesses.
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Functional Classification

All streets within Cañon City are
classified according to a hierarchical system that is based on
elements such as the number of
travel lanes, traffic volumes, level
of access, and mobility. Per the
2001 Comprehensive Plan, the
City has roadways broken into the
following functional classifications:
~ Arterial
~ Collector
~ Local Streets
These classifications relate to the
function of the streets. Lower order
streets function primarily as access
to individual lots, and higher order
streets function primarily for the
purpose of mobility (expeditious
movement of people and goods).

50

Traffic Management
Intersection Control

CDOT currently owns and maintains
the existing traffic signals along
US 50 through the City of Cañon
City, with the exception of the
traffic signal at 9th Street and Main
Street. The City’s intersections are
predominately stop-controlled. The
Intersection Control table summarizes the existing signalized intersections throughout the City.
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1 68

Traffic Si g n al

Intersection Concepts

50

US 50 and 1st Street
The US 50 and 1st Street intersection is a critically-important
gateway to Cañon City, the US
50 corridor, and downtown in
particular. The US 50 Corridor Plan
proposed to improve the 1st Street
intersection with a traffic signal,
median treatments, pedestrian
crossing, entry signage, and back
of curb improvements to clearly
identify to visitors that they have
arrived in downtown Cañon City
and to better direct them to the
historic Main Street, where many
of downtown’s shops and restaurants are located. Another concept
offered by the US 50 Corridor Plan
includes specialized pavement
within the crosswalks at this
gateway intersection.
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US 50 and 15th Street
The US 50 and 15th Street intersection is another important intersection. The US 50 Corridor Plan
proposed to improve the eastern
gateway to downtown through a
combination of elements. The plan
proposed to remove the Fremont
Drive frontage road. This was
done to create a much more direct
entrance to the historic Main Street
as vehicles travel westbound on
US 50. The concept proposes a
direct connection from US 50 to
the historic Main Street east of the
15th Street intersection, a much
easier maneuver than expecting
drivers unfamiliar with Cañon City
to make a right turn at 15th Street
and navigate the roundabout. This
major intersection improvement,
along with new signage and a
continuous, consistent streetscape aesthetic, could help establish a clear eastern gateway for
downtown. Finally, this solution
also provides a better connected
network for vehicles traveling westbound.
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Access Management

The City is currently in the process
of the preparing Access Control
Plans.

US 50 West Access
Control Plan
The City and their consultant Atkins
in association with CDOT have
completed a study for developing
an access control plan for West US
Highway 50. The Access Control
Plan is a long-range plan for future
access to US 50 as growth occurs
between the western most city
limits and 15th Street.

US 50 East Access
Control Plan
The City, partnered with CDOT,
worked with a consultant, Stolfus
& Associates, to develop an access
control plan for U.S. Highway 50
from 15th Street to east of Raynolds
Avenue. This work is the next phase
of the US 50 Corridor Plan implementation to improve traffic flow
and business access in the area.

Pedestrians
and Bicycles

Key challenges from the US 50
Corridor Plan include:

Throughout the City, sidewalks typically reside on public property but
are the responsibility of the adjacent landowner. On some neighborhood or local levels, the sidewalk networks can be found to be
complete and well connected such
as in and around Downtown. As
with the variety in age of housing
stock and sporadic development,
there are portions of Cañon City’s
sidewalk network that are incomplete. Separated by spans of rural
roadway sections, the City lacks
continuity for a pedestrian traveler
to traverse all of its reaches.

~ Where other sidewalks exist,
they are generally narrow with
no buffer/separation from fast
moving traffic.

With the important exceptions of
Main Street in Downtown and the
Arkansas Riverwalk multi-use trail
paralleling US 50 itself, the quality
of pedestrian infrastructure along
the US 50 corridor is generally
poor. Walking conditions range
from uninviting to inhospitable and
the corridor as a whole provides
a low-quality level of service for
pedestrians.

~ Sidewalks are discontinuous and
in some cases non-existent

Sidewalks
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US 50, Downtown

~ There are limited signalized
pedestrian crossings providing
direct access to key destinations, so pedestrians are either
forced to travel out of the way
to a signalized intersection or
cross at unsignalized locations
including mid-block.
US 50, East Cañon and Gateway
Districts

~ Free right-turn slip lanes (with
non-compound turning radii) are
common.
~ Pedestrian crossings along US
50 are limited. Where pedestrian
crossings exist, the crossing
distance itself is over 100’ (not
including frontage roads).
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US 50, All Districts
~ Numerous curb cuts and
apparently unenforced parking
violations (people parking in a
private parking lot but a portion
of the car juts into the public
right-of-way over the sidewalk)
compromise the utility of the
pedestrian network.
~ Relative to auto volumes and
land use context, posted speed
limits appear to be too high and
compromise pedestrian comfort.
~ There are limited corner bulbouts, median refuges, or traffic-calming pedestrian amenities.
~ There is no pedestrian-scale
lighting to properly light sidewalks; as a result pedestrian
travel conditions at night are
inhospitable.

Bicycling

Similar to pedestrian infrastructure, bicycling infrastructure along
US 50 (and Cañon City generally) is
extremely limited. Major existing
facilities include the following:
~ The River Walk is a multi-use trail
running for seven miles along the
Arkansas River roughly between
Tunnel Drive (at the mouth of the
Royal Gorge) on the west and
Mackenzie Avenue on the east.
~ There is an existing, signed bike
route running through Downtown
on Main Street from 1st Street to
15th Street.
There are several existing signed
bike routes within and along the
study corridor, including along:

The City has an advocate-led
proposed route plan that identifies
a number of new bike routes, lanes
and trails. Based on the US 50
Corridor Plan, planned or proposed
expansions to the bike network
include lanes or routes on the
following streets:
~ Hogback area (trails)
~ N. and S. 3rd Streets
~ N. 10th Street
~ Harrison Avenue
~ N. 15th Street
~ Franklin Avenue
~ Florence Street/Greydene Avenue

Trails

Cañon City has an abundance of
outdoor amenities in which one
of the main amenities is its trails.
The main trail that runs through
the City is the Arkansas River Trail.
The Arkansas River Trail is a 7-mile
long trail that follows along the
Arkansas River beginning at Tunnel
Drive and ends at MacKenzie
Avenue. This trail provides access
to the many parks throughout
the City as well as several other
trailheads such as: Tunnel Drive
Trail, Eagle Wing Trail, and Raynolds Trail. All of these scenic
trails are bicycle and walk friendly
depending on experience level and
are a focal part of the community’s
outdoor recreations.

~ N. and S. Raynolds Avenues

~ N. 5th Street (short segment)

~ Field Avenue

~ S. 9th Street (short segment)

~ CR 123

~ S. 15th Street (short connecting
segment)
~ Rainbow Drive (short connecting
segment)
~ E. Main Street

54
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Parking

Central Business District

The City of Cañon City provides
parking for its downtown patrons
with 565 on-street parking spaces
and a parking lot located at the
northeast corner of US 50 and
4th Street. The on-street parking
spaces are included along Main
Street from 1st Street to 8th Street
and one block to the north and
south. On-street parking is also
provided along Macon Avenue
and 1st Street, but the spaces are
not included in the 565 count. The
parking lot has 39 parking spaces;
3 of those spaces are available for
bus parking. A few private parking
lots also include parking.

One business, Di Ritos Italian
Restaurant, has expanded its
dining area into the parking spaces
along Main Street. The restaurant is
located at the northwest corner of
Main Street and 3rd Street, and the
dining area covers approximately
one parking space. As COVID-19
continues to impact businesses,
there are opportunities for other
businesses to expand into the
parking.
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Other Jurisdictional
Transportation Efforts

Issues and
Opportunities

Pedestrian and Bicycles

The US 50 corridor is paralleled by
an existing railroad corridor from
the West Gateway curve of US 50
to Raynolds Avenue where is then
diverges and heads south. The
railroad ownership is split into
multiple agencies. Royal Gorge
Express is the owner of the railway
running from 9th Street on the east
and Parkdale on the west. Union
Pacific also has ownership in the
railway running from 9th Street
east to Sand Creek. There are also
two sets of tracks running from
the depot Downtown to Sandcreek
in which Union Pacific owns one
and Royal Gorge Express owns the
other. The last rail owner is Rock
and Rail Railroad which owns the
rail line that continues south and
east out of town to Cotter.

A couple of opportunities exist
along US 50, which include the
following:

~ The current limited bicycle facilities that exist within the City.

Railroads
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Key challenges from the US 50
Corridor Plan include the following:

Existing Street System

~ Create multi-modal solutions for
US 50 and connecting to US 50
that set a positive precedent for
state roadway facilities as they
traverse a community.
~ Establish missing physical
connections and assure provision of a network in new development. Namely, this includes
creating opportunities for
crossing US 50. Providing a
network for pedestrians, bicyclists, and vehicles is critical
from a mobility standpoint, and
translates into a successful and
vital place.

~ The current advocacy group’s
recommendations often include
redundant facilities. The On-theboard Eastern Fremont County
Trail, Open Space and River
Corridor Master Plan will provide
a plan for a comprehensive yet
not redundant network.

Traffic Management

A high number of access points
exist along US 50 through the
City, which create multiple safety
issues.

Parking

The City would need to complete a
parking study to determine if the
existing parking supply is sufficient
for existing and future scenarios.
The parking study would measure
occupancy throughout the day.

~ Limited bike parking in the study
corridor. The bike parking that
does exist is often not in appropriate locations, is not secured,
and is not protected from the
elements.
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Community Facilities

Community facilities provide
basic services and amenities
that contribute to a high quality
of life for the residents of Cañon
City. This includes a system of
local government facilities, emergency response and public safety
services, and schools.

Local Government

The City of Cañon City is a home
rule municipality granted by Article
XX, Section 6 of the Colorado
Constitution. This section states
that municipalities of 2,000 residents or more have the power to
make, amend, and add to legislation relating to local and municipal matters. As such, Cañon City
legislates through the City Charter
and State Statute.
All governmental powers are vested
in the Council of Cañon City. The
City Council is made up of seven
members, elected to four-year
terms, and acts on administrative,
contractual, and legislative issues.
Four members are elected to a
district and must meet residency
requirements.
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The remaining three members are
elected at-large. The Mayor, elected
to a two-year term, serves as the
Chair of the Council, and must also
meet district residency requirements. The Mayor and City Council
review and direct matters relating
to actions, budgets, contracts,
legislation, planning, policies, and
projects within Cañon City.
The City Council also provides
direction to the City Administrator.
The City Administrator handles the
day to day operations of the City
and is responsible for the management, upkeep, and construction
of city-owned alleys, buildings,
cemeteries, parks, public spaces,
and streets. The Administrator also
manages city finances and funds.
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Emergency Response
Law Enforcement

The City is protected by the
Cañon City Police Department
which strives to create a safe and
comfortable environment for the
community. The Cañon City Police
Department operates under a
community policing policy that
focuses on forming partnerships
with residents and neighborhoods
to address concerns, improve
communication, and prevent and
solve crime.

Existing Conditions Report • Cañon City

In November 2013, the Cañon City
Police Department achieved state
accreditation by meeting Professional Standards set forth by the
Colorado Association of Chiefs of
Police (CACP). Professional Standards are statements of minimum
requirements adopted by CACP to
clearly define the role and responsibilities of a Colorado Peace
Officer and to enhance the quality
of services provided.

Cañon City • Existing Conditions Report

Fire Protection

Cañon City fire protection is
managed by the Cañon City Fire
District (CCFD). The District is
responsible for fire response and
prevention within a 122 square
mile area and serves 35,000
residents. The CCFD also serves
as the Hazmat Response Team for
Fremont County.
The CCFD operates out of two
staffed stations. Staffing includes
a Fire Chief and Assistance Chief,
28 full time professionals, 25
volunteer personnel, a Life Safety
Office, and additional administrative staff. The District estimates
that it responds to over 3,000 calls
annually.

Education

Grade Schools

Public education in Cañon City and
its Urban Growth area is provided
by the RE-1 school district. The
RE-1 school district manages six
elementary schools, four middle
schools, and one high school.
The school district also provides
early childhood care. Cañon City is
also home to nine private schools.
Private schools primarily consist
of religious schools and early child
care centers.
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Higher Education

Pueblo Community College (PCC)
Fremont Campus is one of four PCC
locations. The Fremont Campus
serves Fremont and Custer counties
and makes up about 17 percent
of PCC’s total enrollment. PCC
Fremont Campus offers degree
and certificate programs and
serves both students who intend
to transfer to a four-year college as
well as those preparing for business or industry careers.
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Library

The Cañon City Public Library
has served residents since 1902
and provides several programs
and resources including a Youth
Services Department on the second
floor and public computer lab, teen
room, and maker space on the
lower level.

Medical

Founded in 1938, the Saint Thomas
More Hospital is the primary
hospital for Cañon City and Fremont
County residents. Saint Thomas
More is a full-service hospital that
provides 24-hour emergency and
acute care services.
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Utility

Cañon City’s safe drinking water
is supplied by the a conventional
surface water treatment plant that
treats water from the Arkansas
River. The plant has the capacity
for production of up to 22 million
gallons of drinking water per day.
In the winter months, the plant
treats three million gallons a day
on average. That increases to an
average of 10 million gallons per
day in the warmer summer months.
The plant utilizes programmable
logic controls (PLC) to optimize
water treatment.
The Park Center Water District
serves North Cañon.

Issues and
Opportunities

Emergency Response

According to the Community
Facilities Questionnaire, the police
department’s facilities are not
adequate to support police operations and emergency response
and anticipates a need for a new
facility in the next 10 to 15 years. In
addition, traffic delays affect ability
of police department to respond to
calls.
Responding to the questionnaire,
the Cañon City Fire Protection
District noted that the district is
understaffed, and the station and
facilities are not adequate to firefighting operation and emergency
response.
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Significant new development
would negatively impact the Fire
District’s ability to provide a high
level of service to the community.
Some areas of the community do
not have adequate fire hydrants.

Education

Schools facilities are reported to
be in good condition. Schools are
also reported to be currently under
capacity.

Utility

The City anticipates the need for
long term planning for stormwater,
water, and streets.
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Cultural and Historic Resources

Cultural Resources
Royal Gorge Regional
Museum and
History Center

The Royal Gorge Regional Museum
and History Center has three
facilities in Cañon City including
the former Cañon City Municipal
Building, the Anson Rudd Cabin,
and the Anson Rudd House. Out of
these facilities, the museum hosts
rotating exhibitions that highlight
different aspects of the Cañon City
area’s unique history and natural
features. The museum is open to
the public, admission is free, and
guided tours are offered.
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Fremont Center for the Arts
The Fremont Center for the Arts
is located in the historic post
office at 505 Macon Avenue.
Founded in 1947, the Center is
the oldest privately run art center
west of the Mississippi River. The
Center features gallery spaces
where rotating exhibits and the
Center’s permanent collection
are displayed. The Center offers a
variety of services for encouraging
people of all ages to get involved in
the arts including, classes, event
hosting, and gallery rental opportunities.

Museum of
Colorado Prisons

The Museum of Colorado Prisons is
located at 201 N 1st Street on the
campus of the Colorado Territorial
Correctional Facility, a facility that
has been in continuous operation
since 1871. The museum collects,
preserves, conserves, exhibits, and
interprets the historical heritage of
the Colorado prison system. Visitors to the museum are invited to
explore exhibits located in historic
cells that cover the varying phases
of life behind bars, the prison
riots of 1929 and 1947, infamous
inmates, and more.
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Fremont Civic Theater

The Fremont Civic Theater is a
volunteer lead nonprofit organization located at 623 Main Street.
The Theater offers a full season of
shows annually including musicals, plays, and children’s theater
performed by local talent. The
Theater also offers educational
workshops and special events.
To raise funds, the Theater hosts
an annual New Years’ Eve murder
mystery event.

Fremont Civic Choir

The Fremont Civic Choir is a non-audition-based community choir open
to all residents able to read music.
The Choir presents two annual
concerts in the fall and spring. The
Choir participates in community
events and has been involved in
the Parade of Lights and Blossom
Festival hosted in Downtown Cañon
City.
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Fremont Community
Foundation

The Fremont Community Foundation is a volunteer lead organization located at 901 Main Street. The
Foundation financially supports
nonprofit organizations in the
community and in 2019 provided
over $28,000 dollars in grants. The
Foundation also manages education scholarship funds on behalf
of the county and manages a gift
giving program called Operation
Grinch. To raise funds, the Foundation organizes and promotes
community events including the
Royal Gorge Whitewater Festival,
the Flash Back on Main Street Sock
Hop, and the Cajun Crawl New
Orleans style dinner.
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Historic Resources

Founded in 1859 and incorporated
in 1872, Cañon City is one of the
oldest communities in Colorado,
predating even the statehood of
Colorado. As such, the City boasts
a bounty of historic structures,
primarily concentrated downtown.
Approximately 80 buildings in
Downtown Cañon City contribute to
the area’s designation as a historic
district on the national register.
The Downtown Historic District
spans six blocks along Main Street
between N 9th Street and N 3rd
Street. Historic structures vary from
one story commercial and office
buildings to two- and three-story
mixed-use developments.

Outside of Downtown, historic
buildings and places listed on the
state or national historic registers
include the State Armory, two
historic train depots, the old post
office, United Presbyterian Church,
the Colorado Territorial Prison, Holy
Cross Abbey, Saint Scholastica,
Greenwood Cemetery, Rudd House
and Cabin Site, Vista Lodge, and
more. This rich collection of historic
resources is studied, protected,
taught, and advocated for by the
Fremont County Historical Society.
The nonprofit organization offers
resources for self-guided heritage
tours including tours of Downtown,
Skyline Drive, and more.
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Issues and
Opportunities

The Royal Gorge Regional Museum
and History Center is located along
Highway 50 in the heart of Cañon
City. Its location should act as a
draw for tourists to further explore
the downtown area. Improved
wayfinding signage and identification signage could help to accomplish this.
The historic buildings and character of Downtown Cañon City are
unique to communities of its size
and is an asset to attracting residents and tourists. However, there
is a lack of connection between the
Downtown and Highway 50, leading
many tourists and passers through
to miss the area all together.
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Parks, Open Space, and Environmental Features
Cañon City Parks and
Recreation Facilities

The City of Cañon City owns and
operates specific parks, trails,
open space, and cemeteries within
the city limits. The City does not
provide any parks and recreation
activity programming; that is under
the purview of the Cañon City Area
Metropolitan Recreation and Park
District, a Colorado Special District.
See the following section for more
details about the district’s role.
The Cañon City Parks Division
maintains 16 public parks, as well
as many public use areas, mountain parks, singletrack trails, and
green belts, covering more than
6,500 acres. The City is responsible for maintaining the portion
of the Arkansas Riverwalk from
Pueblo Community College Fremont
Campus to Black Bridge.

Cañon City • Existing Conditions Report

Key City Owned Properties

~ Centennial Park. This neighborhood park located along the
river’s south bank between 2nd
and 4th Streets draws people
with a combination of typical
park features and river-based
activities. Its master plan was
adopted in 2017, and phase
one of improvements has been
completed. Updated playground
equipment, a reshaped duck
pond, new restroom facilities,
and a splash pad have been
installed. Future phases include
moving the parking away from
the river and putting in riverfront picnic pavilions, a lawn for
events, and additional pathways.
A pedestrian plaza will provide
interactive art exhibits and food
stalls.
~ Veterans Park. This shady park
is located a block north of the
river and has plaques to honor
veterans of all wars. It hosts
farmers markets and concerts
and welcomes visitors into the
city on the west edge.

Key Parks and Recreation Facilities
Park Name

Size

John Griffin
Regional Park

101.62
acres

Rouse Park

14.55
acres

Harrison Park

2.31
acres

Centennial Park

14.91
acres

Mountain View

14.72
acres

Veterans Park
Fremont Rudd
Park
Margaret Park
Denver & Rio
Grande Park
Magdalene
Park
Greydene Park
Cara Fisher
Square
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5.41
acres
3.83
acres
1.90
acres
1.05
acres
0.50
acres
0.46
acres
0.14
acres

Owner/ Maintenance Responsibility

Features

City of Cañon City

Neighborhood park with picnic tables

City of Cañon City

Events area, no restrooms

Open space, trails, fitness stations,
Cañon City Area
riparian areas, vaulted toilets along trail;
Metro Recreation and
heart of the Arkansas Riverwalk and trail
Park District
system
Cañon City Area
Sports Park with baseball, football,
Metro Recreation and
restrooms, tennis, playground, shelters
Park District
Cañon City Area
Picnic, restroom, playground, baseball/
Metro Recreation and soccer fields, skateboard halfpipe,
Park District
horseshoe pit
Riverfront picnic shelters, restrooms,
City of Cañon City
tennis, basketball, fishing pond, playground, volleyball, baseball, splash pad
Neighborhood park with skate park,
City of Cañon City
pavilion, restrooms, playground, soccer
field
Events area, stage, restrooms, roadside
City of Cañon City
rest area
Neighborhood park with tennis, playCity of Cañon City
ground, restrooms, picnic shelters

City of Cañon City
City of Cañon City
City of Cañon City

Plaza adjacent to the library, named for a
longtime resident
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Cañon City Area Recreation
and Park District Parks
and Recreation Facilities
Cañon City has a Colorado Special
District for parks and recreation as
defined under Colorado Revised
Statutes (CRS) Title 32-1. These
special districts are local government units created to fill gaps in
desired services that cannot be
provided by county governments.
The Cañon City Area Recreation &
Park District was established in
1965 and covers 115 square miles.
Its mission is “To provide a full
range of easily accessible recreation and park programs, services
and facilities for participants of
every age, ability level, cultural
background and financial status.”
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Key District Owned
Properties:

~ Arkansas Riverwalk. The
Arkansas Riverwalk is comprised
ofseven miles of crushed gravel
trails winding through a variety
of terrain and ecosystems. It
follows an old railroad bed and is
open to running, walking, biking,
and horseback riding in certain
areas. Trailheads and parking
are located along the system,
connecting Tunnel Drive to the
west of the City to MacKenzie
Avenue to the east.
~ Arkansas Riverwalk Dog Park.
The Arkansas Riverwalk Dog Park
is an off-leash dog park that
opened in 2011 and features
an agility course and shade
pavilion. The Recreation District,
the Dog Park Committee, and
several contributions from local
businesses and individuals made
this facility possible.

~ Ash Street Community Garden.
The Ash Street Community
Garden is located to the southwest of the Arkansas River Dog
Park. Community members can
reserve garden plots through the
Recreation District each season
on a first come, first served
basis. Interested gardeners
must sign an agreement before
planting and pay a small fee.
Water is available at the garden,
and it is open from spring
through early fall.
~ Archery Range. The archery
range, is located just east of the
Recreation District office at 575
Ash Street. A grant from Colorado
Parks & Wildlife in 2020, along
with contributions from local
businesses and the Royal Gorge
Bridge and Park, led to numerous
improvements that are underway,
including a shade shelter and
improved pathways.
~ Community Room. The Recreation District office rents out
its Community Room, a 2,000
square foot event space with
a capacity of 188 people.
Different rates apply depending
on whether the event serves
alcohol. The space is available by
the hour or by the day; a damage
deposit must also be paid.
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~ Ropes Challenge Course. This
facility is located at the west end
of John Griffin Park and can be
rented by groups of all sizes and
affiliations. Fees vary by group
size and whether the group is a
nonprofit or a school.
~ R.C. Icabone Swimming Pool.
This outdoor pool surrounded
by a nearly one and a half acre
park has been a community
asset for over 50 years. The
facility includes a large lap pool,
a wading pool, a water slide,
and a bath house. The pool has
exceeded its useful life and local
government is working on the
best option for replacement; see
Planned Improvements section
for more details.
~ John Griffin Regional Park. Abundant recreation opportunities can
be found in this large regional
riverfront park that straddles the
City limits. The park features trail
loops with interpretive signs, an
adventure ropes course, and a
fitness course. It is bounded by
the Arkansas River to the north
and residential neighborhoods
to the south, though there are no
access points from the neighborhood.
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Planned Park
Improvements
R.C. Icabone Swimming Pool
The pool opened in 1967 with a
planned life expectancy of 25-30
years. As of 2020, the pool was on
its 53rd year of operation, though it
did not open for that season due to
the COVID-19 pandemic. A condition assessment was conducted
by Terracon in fall 2018 on the
pool, decks, equipment, and
related mechanical and sanitation systems. Many aspects, such
as the pool deck, were found to
be beyond their service life, and
others, such as the water slide,
were observed to be a potential
safety risk. The slide was closed to
public use in June 2018, and it was
removed in the spring of 2019. The
District opted not to put in a new
slide at that time since the pool
itself was beyond its useful life
but did add a climbing wall for the
2019 season.
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Terracon had recommended
$50,000 of repairs for the pool
to last 3 years, and a full renovation (estimated cost $700,000)
or replacement ($1.9 million-$2.5
million) for the pool to last beyond
3 years. Recommended improvements to bring the facility up to
code included improving the water
pump turnover rate and improving
ADA access. Improvements to make
the pool fit more modern specifications or preferences included
replacing the wading pool with a
water-efficient sprayground and
increasing diving area depth from
10 feet to 12 feet. The bathhouse
was not assessed as part of this
report.

Centennial Park
This asset along the Arkansas is a
citywide gathering place for both
active and passive recreation.
Its master plan works to further
connect residents and visitors
to the Arkansas River. The initial
phases of this plan have been
completed as of the 2040 Picture
Cañon City Comprehensive Plan
update.

Rouse Park
The Cañon City Area Recreation
& Park District received a Great
Outdoors Colorado grant in March
2020 to replace the play structure
that the manufacturer said was
past its lifespan. The size of the
playground will be increased to
accommodate a new larger structure.

Griffin Park
Consistent signage is lacking, so
internal trails are difficult to follow
and facilities difficult to find. The
only access points are via trailheads at either end of the park,
even for those whose backyards
border the park.

Royal Gorge Area Recreation/Aquatics Center
The city and the Recreation District
have been working to replace the
Icabone pool for decades. The
first attempt was made in 1989.
Community surveys were initially
favorable, but the mill levy nearly
doubled to pay for the construction of the facility and an annual
subsidy to operate it. Voters ended
up vetoing the proposal.
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Another attempt was made in 2000
for a multigenerational facility
with two ballot questions tied to
funding. Voters again rejected the
proposed recreation center, but by
a narrower margin. Another ballot
question in 2006 for Pathfinder
Park construction and Icabone pool
repairs also failed.
The effort to replace the pool with a
modern facility was reinvigorated in
2019. A feasibility study proposed
an 11.6-acre site within the Holy
Cross Abbey property for an
82,708-square-foot (SF) building
and pool, which could cost $25 to
$40 million. Surveys were circulated to residents of the Recreation
District in spring 2020, and they
had a 25% response rate. Of those,
67% were in favor of a new Royal
Gorge Area Recreation/Aquatics
Center.
However, the Recreation District
board of directions decided not to
put the center on the November
2020 ballot because of financial
impacts related to COVID-19.
Officials planned to try again in
the next few years so as not to lose
momentum for the project.
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Park Service Areas

It is important to examine the
distribution of parks to ensure all
areas of the City have equitable
access to recreational opportunities. The municipal parks were
given quarter-mile and half-mile
buffers and overlaid on the city’s
current zoning map. The analysis reveals that Cañon City is
surrounded by vast tracts of public
land, meaning it is relatively easy
for its residents to experience
natural areas, but there are gaps
within the City where residential
areas do not feature a green space
within easy walking distance.
Residential areas in the northeast,
northwest, and southwest of the
city lack easy park access, but the
western edge of the city has nearby
open space opportunities. Overall,
the City is well served by parks,
while the area within the UGB
contains fewer formal parks but
is well served by unprogrammed
open space.
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Open Space,
Environmental
Features, and Natural
Resources

Some of Cañon City’s greatest
strengths are its open spaces, environmental features, and natural
resources. Throughout community outreach residents, business
owners, and other stakeholders
cited these resources as a primary
reason they chose Cañon City. Not
only do these features attract residents and tourists, but they also
improve quality of life and provide
vital irrigation.

Open Space

The Hogback Open Space Recreation Area is a notable area for
the Cañon City community. This
area, located directly to the west
of city limits along U.S. 50, was
designated open space by Cañon
City voters in 2008 and largely
closed to motorized use. It is part
of the Dakota Hogback geologic
formation that runs from Wyoming
to New Mexico. This formation is
known to contain dinosaur fossils,
and this area is no exception.
Visitors to Skyline Drive, a scenic
road that crosses the top of the
formation, can see preserved dinosaur footprints. The area is also an
important habitat area for wildlife.
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A master plan for this area was first
created in 2012. The master plan
was an attempt to preserve and
protect the Hogback area, and after
closing the area to motorized vehicles, some of the vegetative cover
has regrown, helping slow erosion.
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Arkansas River Corridor

Aside from being a recreational
and aesthetic asset, the river is the
City’s most valued natural resource.
It is the primary source of drinking
water for the City and provides vital
irrigation water for agriculture. The
river begins high in the Northern
Sawatch range, and snow melt
and summer rains have a significant impact on the water flow and
flooding patterns. The vegetation
along the river varies greatly along
the river’s course. Outside the
downtown core of Cañon City,
the riverfront is more natural and
supports better wildlife habitat.
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Riverside parks such as Centennial
Park, Veterans Park, and Griffin
Regional Park and the Arkansas
Riverwalk Trail draw locals and
visitors alike to the river. Rafters,
tubers, and kayakers are drawn
to the whitewater features of the
Arkansas River.
The Arkansas River Corridor Master
Plan covers a 5.5-mile stretch of the
river from the bend in U.S. Highway
50 to MacKenzie Avenue east of
town. The planning area is not all
located within City limits, but it
is entirely within the City’s urban
growth boundary, where longrange planning is desired. Historic
downtown Cañon City is adjacent to
the river for a short stretch before it
bends to the southeast.

Tributaries

Grape Creek. This Arkansas River
tributary begins in the Sangre de
Cristo Mountains and flows through
Custer and Fremont counties,
draining the Wet Mountain valley.
The creek is the centerpiece of the
600-acre Temple Canyon park,
owned and managed by the City
of Cañon City. Grape Creek draws
anglers in the spring and fall. Its
flow is controlled by DeWeese
Reservoir near Westcliffe, which
also holds water for irrigation for
ranches and farms near Cañon City.
Fourmile Creek. The creek starts
near Cripple Creek, and feeds into
the Arkansas River on the southeast side of Cañon City.
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Wooded or Natural Areas
Royal Gorge
This 360-acre regional attraction,
featuring the country’s highest
suspension bridge, is owned by the
City of Cañon City and leased by the
Royal Gorge Company of Colorado
through a long-standing arrangement. Twice each year the Royal
Gorge Company pays its rent to the
City, and the amount is based on
a percentage of annual park sales.
Most of the money the City receives
from the park goes to the general
fund, and the rest goes toward
other types of improvements, such
as parks and quality of life.

Red Canyon Park
Red Canyon Park is operated by
the City of Cañon City and contains
600 acres of piñon, sage, and red
rock formations. Located about 12
miles north of the City, it contains
numerous hiking trails and a
natural arch. It is surrounded by
private property to the north and
Bureau of Land Management land
to the south. On- and off-trail travel
is permitted.
Existing Conditions Report • Cañon City

Temple Canyon Park
Temple Canyon is a 600 acre park
that was transferred to the City of
Cañon City by the federal government in 1912 and is managed to
maintain its wild environment
southwest of the City. The canyon
and park were named from a rock
alcove formed by water seepage
and may have been used but the
Ute Indian Tribe as a ceremony
site. The road, park, trails, lookout
points, and recreational areas were
mostly built in the late 1930s by
workers under the Works Progress
Administration. Hikers and anglers
can see the remnants of a railroad
built to connect Cañon City to
Rosita and Silver Cliff during the
mining boom days that the creek
destroyed in 1885.
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South Cañon Trails/
Schepp Open Space
This newer trail network can be
used by hikers, mountain bikers,
and equestrians year-round. Trailheads are located at Ecology Park
or the Eagle Wing Trailhead, which
has limited parking. The Arkansas
Riverwalk Trail can be used to
connect to this network from
downtown Cañon City. The Section
13 singletrack trail system to the
south connects to these trails as
well.

Ecology Park
This 40-acre open space is owned
by Fremont County and operated
by Cañon City High School Ecology
Club. It is located off Temple
Canyon Road on the southwest side
of town, directly south of Schepp
Open Space, and its trails tie in to
the South Cañon trail network.

Issues and
Opportunities
Parks

Improving accessibility and wayfinding to the Arkansas Riverwalk Trail
and other riverside amenities could
draw more use and make the trail
more welcoming to visitors. Adding
neighborhood connector trails
would also improve access for City
residents.
Increasing connections among
parks, neighborhoods, and trails
has been a goal of the City’s for
several iterations of the comprehensive plan and appears in the
Eastern Fremont County Trails,
Open Space, and River Corridor
Master Plan and the Downtown
Strategic Plan for 2017-2020.
The defunct sanitation treatment
plant site adjacent to Griffin Park
could be incorporated into the park
for recreational uses.
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Open Space,
Environmental Features,
and Natural Resources

The vast amount of open space and
public lands surrounding the City
is a huge asset, but much of it is
located miles from the City center.
The river is vulnerable to future
encroachment that will be at risk
from future floods and will continue
to impact the quality of its habitat.
There is an opportunity to use
recreational facilities to preserve
floodplains and riparian areas.
Much of the area surrounding
the Arkansas Riverwalk Trail and
planned development along the
north shore of the river is in the
100-year floodplain, according to
FEMA flood risk data.
Linking the Royal Gorge Bridge
and Park with the Tunnel Drive and
Arkansas Riverwalk Trails was a
goal of the Easter Fremont County
Trails, Open Space, & River Corridor
Master Plan. In February 2020,
the Bureau of Land Management
approved a 2.4-mile trail that would
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Appendix
The following people participated in the Comprehensive Plan Key Stakeholder Interviews.
~ Adam Hartman

~ Dwayne McFall

~ Mike Bandera

~ Alex Ewers

~ George Welsh

~ Preston Troutman

~ Allan Turmohlen

~ Glenn Hayes

~ Rick Harrmann

~ Brad Rowland

~ Greg Di Rito

~ Rob Brown

~ Brendan Pardu

~ John Kratz

~ Sammie Berman

~ Brent Hargrave

~ John Paul Ary

~ Scott Thorson

~ Brian Turner

~ Kayla Marler

~ Tammy Wagner

~ Dan Tezak

~ Kyle Horne

~ Dave Lambert

~ Lynda Lambert

~ David Delvecchio

~ Mark Peacock

~ Debbie Bell

~ Matt Koch
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Cañon City Development Regulations Update
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–

Note: The following is a summary of the feedback heard and is meant to be neither a transcript of the
interviews nor recommendations of the Project Team. In order to provide a complete account of input received,
the project team did not omit feedback resulting from a misunderstanding of the development regulations or
review and approval processes. Any such feedback will inform upcoming recommendations for regulation
revisions to ensure clarity and ease of use.

–

Note: The issues, concerns, observations, and best practices included below are not intended to be an exhaustive
or limiting list; rather they are proposed as starting points for the update process.
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Note: The issues, concerns, observations, and best practices included below are not intended to be an exhaustive
or limiting list; rather they are proposed as starting points for the update process.

