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Memorandum
Date:

October 15, 2020

SENT VIA EMAIL
To:

Patrick Mulready
City of Cañon City

From:

Houseal Lavigne Associates
John Houseal, FAICP
Jackie Wells, AICP

Re:

Code Diagnostic Report
Development Regulations Update

This report is delivered in support of the development regulations update portion of the City
of Cañon City’s Comprehensive Plan and Development Regulations Update project. It
presents the accumulated research of Step 8: Initial Code Assessment as well as a
summary of the feedback received during stakeholder interviews regarding the strengths
and weaknesses of the existing code as well as the issues and concerns discussed during
community-wide outreach events that should be considered during the development
regulations update process.
The report contains Houseal Lavigne’s initial assessment of the Cañon City zoning
ordinance. This report does not contain recommendations for specific code updates but
rather highlights areas in need of further refinement, enhancement, or replacement and
presents the City with varying options based on regional and nationwide best practices in
order to develop a recommendations framework that is best suited to the Cañon City
community. Based on feedback received from the City on the Code Diagnostic Report, the
outline of code changes and organization (Scope Step 8c) will then be developed.
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Summary of Development Regulations Related Feedback from
Community Outreach Events
During the week of September 14, 2020 interviews were conducted by the Project Team 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. A complete list of the people who participated in the
interviews is included in the attached Appendix.
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.

Ease of Use

In each key person interview, the ease of use of Title 17 was mentioned as an issue. Excessive crossreferencing, inconsistent organization, and a lack of definitions were primarily cited. One interviewee, who
helps developers in Cañon City navigate the regulations and zoning approval process, said that the existing
code required a lawyer or professional planner to navigate. Suggestions for improvement included updates
to eliminate legalese, include more graphics and diagrams, and a reorganize to a more logical format.

Development Standards and Regulations
Specific development standards and land use regulations pertaining to subdivisions, stormwater
management, and minimum parking requirements were discussed throughout the development regulations
interviews. Concerns regarding subdivision standards focused on the inflexibility of certain standards and
the impacts those standards have on the affordability of development and in turn the affordability of
housing. Most commonly mentioned was the required 60-foot minimum separation between water taps
which interviewees cited as inhibiting the development of small lot, affordable single-family homes.
Additionally, interviewees discussed the seeming lack of a rational nexus between the impact of a
subdivision development and the requirements for off-site improvements. Many interviewees discussed
their frustration regarding specific instances when off-site improvements were required of them after
receiving subdivision approval and before receiving water tap approval. Further, a general desire for
increased flexibility in subdivision requirements was expressed, including a greater variety of street cross
section requirements and differing requirements for mid-size and major subdivisions. Finally, interviewees
expressed frustration with the five year wait period required between applications for lot line adjustments.
Concern regarding stormwater management focused on the lack of variety of options in place to meet
stormwater management goals. Interviewees discussed a desire to include options for green infrastructure,
such as permeable surfacing, rain gardens, and bioswales, to meet stormwater management requirements
rather than solely detention basins.
Concern regarding minimum parking requirements focused on the excessive amount of parking that is
required. Interviewees discussed how these requirements make it difficult to adaptively reuse existing
commercial space as well as meet stormwater management requirements. A desire to right-size minimum
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parking requirements and establish permitted reductions to requirements for infill development was
expressed.

District Specific Issues
Issues regarding specific districts or areas primarily focused on land in the urban growth area, older
residential areas near the downtown, and commercial districts. Concerns regarding land in the urban growth
area were primarily focused on the inconsistency that exists between City of Cañon City development and
review and approval process requirements and those of Fremont County. In addition to greater alignment of
regulations, enhanced coordination between the jurisdictions was mentioned as a desirable outcome of the
update process.
Concerns regarding older residential areas near the downtown centered on regulations that inhibit infill
development, primarily the 60 foot water tap separation requirement as well as outsized dimensional
standards that have created an excessive number of nonconforming lots and structures.
Concerns regarding the City’s commercial districts focused on the limited number of districts that currently
exist and the inability of those districts to regulate a variety of commercial types and intensities. A desire for
smaller scale, neighborhood serving commercial uses to be brought into a local commercial district was
expressed.

Permit Decision Making Processes
Issues regarding permit decision making processes primarily focused on the clarity of the steps of approval
processes, lack of fair certainty in decision making, and the amount of time it takes to review and approve
applications. Concerns raised about the clarity of the steps of approval processes primarily focused on the
lack of clarity in the regulations themselves as well as the lack of understanding of the steps by staff.
Additionally, interviewees expressed frustration with the lack of flexibility in the review of applications for
projects of different scales, including the ability to phase the final approval of large developments.
Concerns regarding the lack of fair certainty in decision making centered on the additional requirements and
off-site improvements often required as a part of development approval. Interviewees discussed the
additional requirements and off-site improvements they were required to pay for and construct and the fact
that they were not listed in the code, but approval of their development was contingent on their completion.
Some interviewees felt as though a rational nexus between the additional requirements and off-site
improvements and the projected impacts of the proposed development did not exist. They expressed a
desire for clear standards of review to be developed for every approval process.
Concerns regarding the amount of time it takes to review and approve applications centered around the
subdivision, planned unit development, and planned development district processes. Interviewees
discussed instances when the approval process for their applications was delayed or halted due to
reinterpretations of process requirements by staff. Additionally, requirements for on- and off-site
improvements were made contingent for final application approval after preliminary approval was already
received. Several interviewees also discussed instances when off-site improvements were required after
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application approval and before water tap approval. They expressed frustration with the added time and
cost and expressed a desire for the update process to address this lack of fair certainty.

Other Issues
In addition to issues with the regulations themselves, interviewees expressed that the City has often acted
as a roadblock rather than a helping hand during their application review and approval processes. While a
general sentiment of appreciation towards City leadership was expressed, interviewees discussed several
instances working with City staff where they experienced a lack of customer service and a reluctance to
guide and direct applicants in the development process. Interviewees expressed a desire for greater staff
training and the establishment of a 'no closed door' policy as a desirable outcome of the update process.
Last but not least, several interviewees expressed the need for the City to diversify its economy with
multiple, sustainable economic engines that would build a strong microeconomy and make the City more
resilient to macroeconomic events.
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Initial Title 17 – Zoning Code Assessment

In addition to community outreach, the Houseal Lavigne team has prepared a detailed and in-depth analysis
of the City of Cañon City’s zoning code as set forth in Title 17 of the Municipal Code. The following
assessment provides a summary of key issues, concerns, and observations as well as best practice
resolution options to spur further discussion with the community in order to inform the upcoming code
update and restructuring recommendations framework.
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.

Overall Zoning Code Observations
A review of the overall Cañon City Zoning Code (Title 17) reveals inconsistencies in the numbering of
chapters. For example, the first chapter is 17.04, the second is 17.08, and the third 17.12. The third chapter is
followed by chapters 17.13-17.18 in numeric order however after 17.18 the chapter sequence is again
inconsistent, skipping to 17.20, to 17.23, and so on. Inconsistent numbering is often the result of code
amendments that have occurred over an extended time period and can make the regulations confusing and
difficult to follow.
Additionally, the public notice requirements included throughout the Code require notice be given property
owners within 300 feet of a proposed development. Many municipalities now require notice be given to
current residents or tenants of applicable properties in addition to property owners to increase equity and
ensure that all potentially impacted members of the community have an opportunity to voice their support
or concerns. This can be accomplished by sending notice to the subject property in addition to the property
owner in instances where the property owner’s mailing address is not the address of the subject property.
Furthermore, there is lack of clarity on who is responsible for sending public notices. Many municipalities
put the onus of sending public notices on the applicant to lessen staff burden and minimize liability should
the notice not be sent in accordance with requirements.
Finally, there is an absence of graphics, photographs, illustrations, diagrams, and other visual
representation of zoning text from the zoning code, with the exception of Chapter 17.18. Graphics help to
clarify zoning text and can make a code more defensible by eliminating the possibility of multiple
interpretations of text.

17.04 General Provisions and Zoning Map
The first chapter of a zoning code should establish the ordinance’s title, intent, purpose, interpretation and
application, as well as the code’s relationship with the municipality’s jurisdictional area, municipal plans,
and zoning map. Although Chapter 17.04 of Cañon City’s zoning code contains these elements it also
contains process specific regulations related to the vesting of property rights and zoning code processes.
These elements are often included in a chapter dedicated to administrative processes in order to streamline
code sections and to reduce cross referencing.
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17.08 Definitions
The second chapter of the Cañon City Zoning Code establishes the rules for the interpretation of code
language as well as the definitions of words and terms used throughout the document. Establishing these
elements in the beginning of a zoning code can set the stage for the code’s defensibility early on. That being
said, many communities choose to include the rules for the interpretation of code language along with the
title, intent, purpose, and interpretation language in the first chapter and locate the definitions section at
the end of the code. By including definitions at the end of a zoning code, code users are easily able to
reference it when necessary and are able to immediately jump into code sections which are more relevant to
their user experience.
In addition to locating the definitions chapter at the end of the code, many municipalities supplement their
definitions with graphics and diagrams. Graphics and diagrams help to clarify definitions and can make a
code more easily defensible by eliminating the possibility of varying interpretations of language.
Further, industry best practice is to consolidate all definitions in the definitions chapter. The Cañon City
zoning code has definitions located in Section 17.15.020, 17.30.020, and 17.45.020. When definitions are
not consolidated, users often have difficulty finding the definition they need and can lead to a
misunderstanding of code language.
Finally, the Cañon City zoning code does not include definitions for new, trending uses such as tiny homes.
A lack of clear, modern definitions for uses such as these require staff to interpret them using existing,
insufficient definitions which can lead to their prohibition or regulation in an undesirable manner. Similarly,
the definitions for uses such as “Family Child Care” and “Child Care Center” are very similar, however one is
a permitted use and the other is a special review use, making it difficult for staff to determine when the
special review process should be required.

17.12 Districts and General Regulations
The third chapter of the Cañon City Zoning Code establishes the City’s zoning districts and boundaries as
well as district specific regulations including the district purpose statement; permitted, conditional, and
special review uses as well as yard and bulk requirements.
The purpose statements of the districts are brief and limited to describing the types of uses that are
appropriate therein. Purpose statements should provide a more detailed narrative about the character and
development pattern of a district in order to provide elected and appointed officials with the detail
necessary when considering zoning map or text amendments. Many municipalities update their purpose
and intent statements based on the future land use categories identified in their comprehensive plans.
The permitted, conditional, and special review uses are listed for each district. Since many of the same uses
are allowed in varying districts, the lists are redundant. Redundancy in a zoning code should be avoided
since it can lead to inconsistency when text is amended. To address this, many municipalities are
consolidating their lists of uses to a single table to reduce redundancy and streamline text amendments.
Further, a table of permitted, conditional, and special review uses would allow code users to compare more
easily what is permitted in the community’s varying districts.
Cañon City • Diagnostic Report
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Currently, there is no residential districts which permit a mix of housing types such as townhomes, patio
homes, zero-lot line homes. Many municipalities are expanding the types of homes permitted in residential
districts to respond to market demand from young families and seniors for smaller lot, minimal maintenance
products.
Similarly, the City has limited commercial districts that do not support or accommodate the variety of
commercial corridors that exist in Cañon City. The C General Commercial district acts as a catch all for
commercial activity City-wide including bog box retailers, neighborhood serving commercial retailer and
services, specialty retail, office, or automobile related uses. This lack of nuance in the commercial districts
can lead to incompatible uses and patchwork development patterns. To better regulate commercial areas,
many municipalities establish a range of commercial districts based on the scale and intensity of
commercial uses and activities that are desirable in varying places such as a general or regional commercial
district along major corridors and neighborhood commercial district in close proximity to residential areas.
The yard and bulk requirements are also listed for each district. Like the permitted, conditional, and special
review uses, many municipalities are consolidating the yard and bulk requirements of all districts into a
single table. This organizational structure not only streamlines the ordinance, but also helps code users
compare districts. When the yard and bulk requirements of the R-1 and R-2 districts are compared to one
another, it is evident that there is little difference between what is permitted with the exception of twofamily dwellings in the R-2 district.

Yard and Bulk Requirements Appropriateness Analysis
As a part of the next step of the Development Regulations Update process, a yard and bulk requirements
appropriateness analysis will be performed. A yard and bulk requirements appropriateness analysis
compares the minimum lot area and lot width requirements established for a zoning district with the
existing development therein. The analysis provides insight on how regulations can be right-sized to better
reflect existing development patterns, easing the burden on landowners as they look to reinvest in their
property and on staff and elected / appointed officials as they review and consider variance requests. The
results of this analysis will inform recommendations for revising the City’s yard and bulk requirements.

17.13 Administrative Exceptions
The fourth chapter of the Cañon City Zoning Code details the process for administrative exceptions, or minor
variations to the strict standards of the zoning code which can be approved without petition review.
Administrative exceptions are permitted in a limited number of circumstances and provides strict
parameters and standards of review to guide the Zoning Administrator. Administrative exceptions are a
helpful tool to lessen the burden on elected and appointed officials and to streamline the approval process
for applicants. In addition to the administrative exceptions for yard and bulk requirements allowed in Cañon
City, many municipalities allow for administrative exceptions for other requirements including those for
signs, landscape, fences, and other general development standards.
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Since administrative exceptions are a type of approval process, many municipalities include them in a
chapter of their zoning code dedicated to administration and enforcement. This organizational structure
streamlines the zoning code and is more usfurther friendly.

17.14 Transitional Mixed-Use Overlay Zone
The fifth chapter of the Cañon City Zoning Code establishes standards for the Transitional Mixed-Use Overlay
Zone (TMU) including the purpose of the overlay district, the relationship between the TMU and other
overlay districts and base zones, prohibited uses, performance guidelines, and application and approval
procedures. Chapter 17.14 is the first instance in the zoning code where the TMU is mentioned, it and the
City’s other overlay districts are not established with the base zoning districts in Chapter 17.12. Likewise,
the application and approval procedures for the TMU are isolated from the application and approval
procedures for the rest of the zoning code. This can lead to confusion and misunderstanding for property
owners or developers looking to invest in an area governed by an overlay zone.
Further, the performance guidelines established for the TMU address noise, security, lighting, odors, dust,
vibration, and other standards that are generally applicable to all development within a community. The
TMU does not include design or architectural standards however it does establish a site plan review
process. Without standards by which to review a site plan application, it can be difficult for the Planning
Commission to ensure that applications meet the purpose of the overlay. Further discussion with the
community is needed to determine the efficacy of the TMU and the City’s goals for the overlay going forward.

17.15 Accessory Dwelling Units (ADUs)
The sixth chapter of the Cañon City Zoning Code establishes standards for ADUs. ADUs are a proven way to
gently increase residential density without impacting the character of established residential areas. The
standards established for ADUs are in line with industry standards, however Chapter 17.15 is the first
instance where the secondary dwelling type is included in the code despite there being a brief section on
accessory uses in Section 17.12.040. Likewise, the approval process and nonconformity standards for ADUs
are included in Chapter 17.15. The isolation of the ADU standards can make it difficult for code users to
understand how they interplay with the rest of the zoning code.

17.16 Planned Unit Developments & 17.17 Planned Development District and
Planned Development District Plan
The seventh and eighth chapters of the Cañon City Zoning Code establish the process for Planned Unit
Developments and Planned Development Districts. These chapters are grouped together in this Diagnostic
Report since it is unclear how the processes are different and how they result in disparate results. Further
discussion with the community is needed to better understand the purpose of each process and their
applicability in the City going forward.
Planned Unit Development is a tool that is meant to allow for greater flexibility from underlying zoning
regulations in siting and design through site development allowances. The approval of site development
allowances should be based off of standards of review that ensure that modifications to conventional
zoning and subdivision regulations are a privilege considered by decision making bodies only in direct
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response to the accrual of tangible benefits from the planned development to the City or the neighborhood
in which the planned development is located. Benefits should be in the form of exceptional amenities;
outstanding environmental, landscape, architectural, or site design; or the conservation of special manmade or natural features of the site.

17.18 Riverfront Zone Districts
The ninth chapter of the Cañon City Zoning Code establishes the purpose and intent, applicability, and
district regulations of the Riverfront Mixed-Use (RF-MU) and Riverfront Residential (RF-R) districts. Although
Section 17.18.020 includes a map depicting where the RF-MU and RF-R Districts apply, the districts are not
included in the City’s zoning map nor established with the City’s base districts in Chapter 17.04. This makes
it unclear as to whether the riverfront zone districts are base districts or overlay districts, how they apply to
the properties highlighted in 17.18.020, and how the district regulations interplay with the other regulations
of the zoning code.
Article II of the Chapter establishes the bulk and dimensional standards and permitted uses for the districts
including minimum setbacks from the river front. In the RF-R District, the minimum setback from the river
front is five feet for single-family, two-family and row homes and 10 feet for multi-family developments. In
the RF-MU District, the minimum setback from the river front is five feet and the maximum setback is 10 feet.
Industry best practice for setbacks from river fronts is between 50 and 100 feet. Pittsburgh, Pennsylvania
has a series of riverfront zoning district similar to Cañon City’s. However, the Pittsburgh regulations
establish a riparian buffer zone to provide protection of surface and ground water quality, water resources,
and complex ecosystems that provide food and habitat for unique plant and animal species. The riparian
buffer zone is 125 feet but can be reduced to not less than 95 feet if developers provide one or more bonus
actions including the installation of green infrastructure to offset the impacts of flooding.

17.20 Supplementary Provisions and Design Requirements
The tenth chapter of the Cañon City Zoning Code establishes standards for a myriad of uses and
development types including animal boarding, beekeeping, building setback lines, exotic animals,
screening, vision clearance, yard exceptions, and more. The wide variety of standards included in this
Chapter is not intuitive and could cause confusion for code users. Many municipalities establish a chapter
specifically for use specific provisions which are then referenced in their table of permitted, conditional, and
special review uses; standards that apply to all development regardless of use like vision clearance,
screening, design requirements, etc. into a separate general development standards chapter; while
provisions that provide further detail on or exceptions to yard and bulk requirements are organized in the
same chapter as those standards. This standard organizational structure helps to reduce cross referencing,
making a code more user friendly.
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17.20.028 Animal Boarding
This subsection of Chapter 17.20 establishes additional standards for animal boarding facilities in the R-L,
R-1, C, and I Districts. The standards do not address hours of operation for outdoor animal runs or noise
abatement requirements, two essential considerations in ensuring that animal boarding facilities will not
become a nuisance to adjoining properties. Additionally, setback requirements are established for
structures used for the boarding of animals, but none are established for outdoor animals runs. Many
municipalities require that outdoor animal runs be located a minimum of 30-50 feet from lot lines in
nonresidential districts and 50-100 feet from lot lines in residential districts.
Further, the definition of “Animal Boarding” included in Chapter 17.08 does not distinguish the use from the
definition of “Kennel”. This can cause confusion as the supplementary provisions for the uses are different.

17.20.054 Design Requirements in the CBD, Central Business District
This subsection of Chapter 17.20 establishes a height restriction in the CBD between 3rd and 8th Streets. The
additional restriction is meant to help preserve the character of the CBD’s historic areas by requiring that
consideration be given to the historic architectural style of the commercial buildings in the area. Many
municipalities establish more specific architectural standards for infill development in historic downtowns
to ensure that the pattern of development and character of buildings that make the areas unique and
desirable are not lost over time. The need for more specific standards for the CBD should be determined
through the comprehensive planning process.

17.20.080 Fences, Walls, and Hedges
This subsection of Chapter 17.20 establishes regulations for fences, walls, and hedges in the front yard of
lots in residential districts. Although the existing standards are largely in line with industry standard, the
subsection lacks regulations for fences in the side and rear yards of lots in residential districts as well as
fences in all yards in nonresidential districts. Further, the subsection does not include language pertaining
to permitted or prohibited fence materials. Many municipalities prohibit the use of chain link, electric, and
barbed wire fence in residential districts and limit their use in nonresidential districts.

17.20.170 Screening
This subsection of Chapter 17.20 establishes requirements for the screening of outdoor storage and activity
areas of commercial and industrial uses in certain locations. The standards apply only to salvage yards,
extractive industries, and display lots used for storage of commercial goods intended for immediate retail
sale or rent. Many municipalities require all outdoor storage and activity areas to be screened regardless of
use with the exception of permanent outdoor display areas which are regulated separately. Screening
requirements usually increase based on the location of the outdoor storage or activity area, requiring greater
screening when adjacent properties are residential or pedestrian oriented.
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17.20.210 Yard Exceptions
This subsection of Chapter 17.20 allows for a reduction in the required front yard when the two abutting lots
have front yards that are less than the required depth for the district. This type of exception is beneficial in
allowing property owners to develop their lot in a manner consistent with that of surrounding lots without
requiring a variance. However, neither this subsection nor any other subsection of Chapter 17.20 establishes
permitted encroachments into required yards. Permitted encroachment often include accessory structures
like decks and patios which many municipalities allow to project into required yards to a certain degree.

17.23 Conditional Uses
The eleventh chapter of Cañon City’s Zoning Code establishes the review and approval procedures for
conditional use permits. Conditional use permit applications are reviewed and decided upon by the Zoning
Administrator while appeals are brought to the Board of Adjustment. Subsection 17.23.040 establishes the
criteria by which the Zoning Administrator reviews conditional use permit applications and reference the
use-specific criteria set forth in Chapter 17.20. Many municipalities that allow for administrative review and
approval of conditional use permits establish use-specific criteria for all conditional uses to ensure that
administrators have clear standards of review to avoid seemingly arbitrary and capricious decision making.
Further discussion with the community is necessary to determine how the application and review
procedures established in Subsection 17.23.030 function for the community.

17.24 Uses Permitted by Special Review
The twelfth chapter of the Cañon City Zoning Code establishes the review and approval procedures for
special review use applications. Special review use applications are reviewed and decided upon by the City
Council. The majority of the chapter is dedicated to a long and cumbersome list of all properties in Cañon
City which have been approved by special review. By including a list such as this in the zoning code, the City
would be required to go through the text amendment process concurrently with all special review use
approvals. In order to avoid this extra step, many municipalities do not include lists like this one in the
zoning code but rather keep it on file with the clerk and rather reference its location and availability in the
code. In addition to keeping a list of special review use approvals, many communities also make the
information available through an interactive map on the municipality’s website that allows users to click on
a property to learn more about the restrictions placed on it.
In addition to the review and approval procedures for special review use applications, Chapter 17.24 also
includes the review and approval procedures for rafting takeouts. This distinct process is buried at the end
of the chapter and is likely difficult to find by novice code users. To improve the user-friendliness of their
codes, many municipalities choose to group all administrative review processes as well as all petition
review processes together in one chapter. This one-stop-shop approach makes it easy for code users to
know where to look to learn about a municipality’s varying review and approval processes.
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17.28 Off-Street Parking and Loading
The thirteenth chapter of the Cañon City Zoning Code establishes requirements for off-street parking and
loading. Subsection 17.28.020 details exemptions from off-street parking requirements including any
structure or property in the CB District. Providing exemptions for off-street parking requirements for
commercial uses in pedestrian oriented areas is common practice, however many municipalities do not
exempt residential uses in the same areas from providing parking in order to avoid overcrowding of onstreet parking and parking provided by municipally owned off-street parking lots or decks. In areas where
privately owned off-street parking lots are undesirable, many municipalities require the payment of a fee in
lieu of providing required parking.
Subsection 17.28.050 establishes the minimum required number of off-street parking spaces for specific
uses. The requirements are largely in line with industry standard with the exception of handful of
requirements that are based on the number of employees, patrons, seats, etc. Off-street parking
requirements based on variable factors such as these can make the reuse of existing spaces difficult. In
addition to eliminating variable factor minimum parking requirements, many municipalities also establish
maximum parking requirements to ensure that parking areas are right-sized for the use to which they are
associated and are not inhibiting development or the absorption of stormwater runoff.
Subsection 17.28.080 establishes alternative parking arrangements as well as credits and reductions of
minimum requirements. The alternatives, credits, and reductions included are best practices observed
throughout the nation. In addition to those utilized by Cañon City, many municipalities allow for a reduction
in the minimum number of required parking spaces if a use is located in close proximity to transit, bike
lanes, or a complete sidewalk network.

17.30 Signs
The fourteenth chapter of the Cañon City Zoning Code establishes standards for signs throughout the
community. Subsection 17.30.030 establishes the requirements for permits and fees and includes detailed
fee amounts. Many municipalities remove specific fees from the zoning ordinance and instead consolidate
all fees in a standalone fee schedule that is referenced in the code but lives outside of it. This approach
allows for communities to update their fee schedule without going through a zoning text amendment
process.
Subsection 17.30.060 includes the standards for signs permitted in nonresidential districts while
Subsection 17.30.070 includes standards for signs in residential districts. The following list highlights the
areas where the existing regulations are deficient as compared to industry standard.
•

17.30.060(B), (C), and (F): Does not prohibit signs from covering architectural features of the
buildings upon which they are placed.

•

17.30.060(C): Allows for projecting signs to project six feet from the building in the CB District and
12 feet from the building in other commercial districts. Industry standard projection allowance is
four feet.
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17.30.060(D): Allows for roof signs. Many municipalities throughout the nation have begun to
prohibit roof signs to improve the appearance of commercial corridors.

•

17.30.060(F): Allows for wall signs up to 100 square feet regardless of the building size, plus an
additional 50 square feet when the lot does not also have a freestanding sign. Industry best practice
for wall sign area restrictions allow a sign to be up to a certain percentage of the façade upon which
it will be located. This ensures that the sign is in scale with the building.

•

17.30.060(F): Also allows for painted wall signs and attached wall signs to be located on the same
façade. This can lead to visual clutter and negatively impact the appearance of commercial areas.

•

17.30.070(A): Allows for one freestanding sign up to four square feet on a residential lot without a
permit, however it is unclear whether the allowed sign is permanent or temporary. Best practice is
to allow residential properties to display temporary signs but not permanent signs to maintain
residential character.

•

17.30.070(B): Allows for up to 32 square feet sign area in residential district with the issuance of a
permit. Further, the sign is permitted to be illuminated and affixed to a building. These standards
are often seen in nonresidential districts but are out of scale and character with residential areas.

Additionally, the chapter does not prohibit off-premises signs / billboards, box signs, or pole / pylon signs.
Many municipalities now prohibit these sign types to improve the appearance of the community. Some
municipalities go so far as to amortize these sign types to guarantee their removal after a period of time,
often between eight and 10 years.

17.32 Nonconforming Lots and Structures
The fifteenth chapter of the Cañon City Zoning Code establishes regulations pertaining to nonconforming
lots, structures, and uses. The provisions set forth are in line with industry best practice except for
applicable language being located in other sections of the Code.

17.34 Marijuana Cultivation for Personal Use
The sixteenth chapter of the Cañon City Zoning Code establishes standards for the cultivation of marijuana
for personal use. Further discussion with the community is necessary in order to determine what revisions, if
any, are needed for this Chapter.

17.36 Board of Adjustment
The seventeenth chapter of the Cañon City Zoning Code establishes the Board of Adjustment, their powers
and duties, the rules and proceedings for their meetings, as well as the processes for variances and
appeals. Further discussion with the community is necessary in order to determine what revisions, if any,
are needed for this Chapter.

17.40 Amendments to Zoning Provisions
The eighteenth chapter of the Cañon City Zoning Code establishes the process for zoning map and text
amendments. Further discussion with the community is necessary in order to determine what revisions, if
any, are needed for this Chapter.
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17.44 Administration and Enforcement
The nineteenth chapter of the Cañon City Zoning Code establishes the forms, fees, and enforcement
authority of the City. Subsection 17.44.050 includes provisions regarding code violation and related penalty.
In comparison to industry best practice, this section is lacking sufficient detail to enforce the Code in a
nuanced manner. Many municipalities expand the enforcement section of their zoning code by providing
more detail on the types of possible code violations such as work without required permits or approvals,
work inconsistent with permit, making lots or setbacks nonconforming, increasing intensity of use, or
continuing violations as well as remedies and enforcement powers such as withholding permits, revoking
permits, stop work orders, revoking plans or other approvals, injunctive relief, and abatement. Further,
many municipalities establish detailed enforcement procedures for non-emergency matters and emergency
matters.

17.45 Wireless Service Facilities
The twentieth and final chapter of the Cañon City Zoning Code establishes specific standards for wireless
service facilities. Last amended in 2017, the Chapter seemingly complies with all state and federal
requirements for such facilities including freestanding, building roof, wall mounted, and small cell. Further
discussion with the community is necessary in order to determine what revisions, if any, are needed for this
Chapter.

Cañon City • Diagnostic Report

Page 15 of 18

Prepared by Houseal Lavigne Associates

DRAFT – 10/15/2020

Initial Title 16 – Subdivision Code Assessment

In addition to Title 17, the Houseal Lavigne team has prepared a detailed and in-depth analysis of the City of
Cañon City’s subdivision code as set forth in Title 16 of the Municipal Code. The following assessment
provides a summary of key issues, concerns, and observations as well as best practice resolution options to
spur further discussion with the community in order to inform the upcoming code update and restructuring
recommendations framework.
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.

16.04 Annexation Procedure
The first chapter of the Cañon City subdivision code establishes the applicability, conditions, and
agreement requirements for annexations into the City. Further discussion with the community is necessary
in order to determine what revisions, if any, are needed for this Chapter.

16.08 General Provisions Pertaining to the Subdivision and Development of Land
and Associated Fees
The second and final chapter of the Cañon City subdivision code establishes general provisions pertaining
to the approval and recordation of divisions of land, activities prohibited prior to subdivision approval,
vesting of property rights, land use and development fees, and the applicability of state law to the
subdivision process. Further discussion with the community is necessary in order to determine what
revisions, if any, are needed for this Chapter.

Appendix A Subdivision and Development Regulations
The first appendix to Title 16 is a 91-page pdf that establishes all requirements for subdivision in Cañon City
including administrative processes, improvements, design principles, and development standards. The first
several sections of the appendix establish the ordinance’s title, intent, administration, and definitions.
Further discussion with the community is necessary in order to determine what revisions, if any, are needed
for these initial sections.

Subdivision Processes
The City of Cañon City has four distinct subdivision processes, including major subdivisions, conservation
subdivisions, minor subdivisions, and subdivision exemptions. According to staff, the most commonly
utilized processes are for minor subdivisions and subdivision exemptions and that the conservation
subdivision process has never before been used. The minor subdivision and subdivision exemption
processes require fewer steps and can be approved administratively, making them more attractive to
developers. To make the major subdivision process more attractive, many municipalities allow for the joint
submission of preliminary and final plats or allow for final plats to be approved administratively if they are
consistent with the approved preliminary plat. Additionally, many municipalities require conservation
subdivisions to undergo the major subdivision process but include incentives for the preservation of open
space in sensitive environmental areas.
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Further discussion with the community is necessary in order to determine what revisions, if any, are needed
for the application, review, and approval processes for all subdivision types.

Design Principles and Development Standards
Compliance with a Community Design Principles and Development Standards Article is referenced several
times throughout the appendix and is defined as

“The City of Cañon City Standard Construction Specifications and the City's most recently
adopted Major Thoroughfare Plan, together with such other standards and policies as have
been adopted for use in the City, until such time as the City has adopted as a part of its
Land Use Code a separate Article entitled "Community Design Principles and Development
Standards".”
A thorough review of the City’s website and Municipal Code reveal that no such Article exists. Design
principles and development standards are essential in providing consistency in subdivision improvements
and fair certainty for developers. Many municipalities establish standards for items such as block lay out,
length, and connectivity; right-of-way improvement requirements; anti-monotony and architectural
standards; and more. Some municipalities include these standards in their subdivision ordinance while
others establish a standalone manual that is referenced in their ordinance. The standalone manual allows
for the municipality to update the standards to accommodate new technologies, building materials, etc.
without requiring an amendment to the ordinance itself.
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Appendix
The following people participated in the Key Stakeholder Interviews.
1.

Phil Lund

2. Lester Limone
3. Ty Seufer
4. Chris Koehn
5.

Vicki Pullen

6. Lori Anderson
7.

Dennis Minchow

8. Alex Ewers
9. Matt Koch
10. John Kratz
11. Eric Williams
12. Bob Leck
13. Bernie Brady

Cañon City • Diagnostic Report

Page 18 of 18

