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September 18, 2025

Planning Commission
Workshop 

Workshop

Today’s Agenda
• Work Plan Progress Update
• Overarching Project Update

• Public Engagement
• Community Profile (demographics report)

• Discussion Items
• Vision & Values
• Policy Framework
• Master Plan Outline
• Master Plan Maps

• Anticipated Meeting Schedule
• Homework
• Next Steps
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What are we doing now? 
• Community Profile & 

Demographics Report

• Mapping

• Analyzing goals and 
strategies > creating 
the policy framework

WE ARE HERE 

Work Plan 
Progress

Workshop

Today’s Agenda
• Work Plan Progress Update
• Overarching Project Update

• Public Engagement
• Community Profile (demographics report)

• Discussion Items
• Vision & Values
• Policy Framework
• Master Plan Outline
• Master Plan Maps

• Anticipated Meeting Schedule
• Homework
• Next Steps
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Booth at Florence Farmers Market
• Discussions with 40-50 people

• Participant Makeup was age diverse
• City Website = primary source
• Story time in the Park
• Booth Managers
• Shoppers
• A few visitors from Pueblo West and within County

Library Event - July 31st

• Penny Poll & Graffiti Board

Master Plan Project Team (MPPT)
• Meet monthly/bi-weekly as needed

• Full team is eight members include Planning 
Commissioners, City Council member, and community 
members

Farmer’s Market

Farmer’s Market Flyer Engagement Activity

Project Update
Farmer’s Market Report Out

Project Update
Farmer’s Market Report Out
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Project Update
Penny Poll Results 

• Combined Results
1. Small-Town Feel (35 votes)
2. Community Events and Traditions (32 

votes)
3. Nature and Outdoor Spaces (28 votes)
4. Art and Local Creativity (25 votes)
5. Historic Downtown Charm and 

Antiques (22 votes)
6. Culture and Heritage (18 votes)

• Planning Commission Results
1. Small-Town Feel
2. Nature and Outdoor Spaces
3. Historic Downtown Charm and 

Antiques

• Farmers Market Results
1. Small-Town Feel
2. Community Events & Traditions
3. Arts and Local Creativity
4. Nature and Outdoor Space

Stakeholder Interviews

Agencies/Groups
Upper Arkansas Area Council of Governments Chamber of Commerce

Arkansas River Watershed Collaborative Emergent Campus

The Bighorn Roundtable FEDC – Fremont Economic Development Corporation

Fremont County Florence Historical Archive

Upper Arkansas Area Council of Governments 
(UAACOG)

Merchants Association

FEDC – Fremont Economic Development Corporation Pioneer Museum

Royal Gorge Rio City Council Member

BLM Outdoor Recreational Planner John C. Fremont Library District

Loaves & Fishes
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Stakeholder Discussion Themes

• Community Identity & 
Strength

• Economic Development & 
Business Climate

• Housing & Demographics
• Infrastructure & Safety

• Parks, Recreation & 
Riverfront

• Tourism & Hospitality
• Governance, Vision & 

Communication

Stakeholder Priorities 

• Downtown Revitalization
• Façade improvements, stronger 

ordinances, lighting, infill, and 
parking solutions.

• Housing & Childcare
• Expand housing choices and 

support early childhood facilities.

• Tourism & Lodging 
• Recruit a hotel, relax STR 

barriers, and build recreation 
links.

• Infrastructure & Safety 
• Invest in sidewalks, school connections, 

and contaminated site redevelopment.

• Recreation & Riverfront 
• Expand parks, trail systems, and river 

access while tying it into downtown.

• Governance & Implementation 
• Improve communication, create 

commissions (tourism, trees), hire a 
grant writer, and ensure the new plan 
has a clear, funded implementation 
path.
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Public Outreach

Newspaper Articles & Press Release
Social Media Blasts

Survey - Demographics
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Survey – Quality of Life

Survey – Quality of Life

Where and how do you think Florence should change in the next 20 years?

• Recreation and Tourism:
• Develop and improve walking/biking trails, sidewalks, riverfront access for activities like rafting and kayaking

• Promote Florence as an outdoor recreation destination

• Continue to enhance the "Antique Capital" brand and attract visitors through events and advertising

• Housing and Development:
• Address the need for more affordable housing, including options for first-time buyers and seniors

• Improve dilapidated properties, consider multi-use zoning, and build more multi-unit housing

• Infrastructure and Public Services:
• Improve roads, downtown corridors, and public transit

• Focus on code enforcement, including assisting residents with property maintenance 

• Enhance water drainage and consider a medical facility/clinic and a homeless shelter/soup kitchen

• Economic Development:
• Attract more employers and businesses, diversify the tax base, and work with organizations to bring in new ventures. 

• There's a need for more hotels and diverse retail options downtown

• Community and Government:
• Foster a more responsive and transparent city government, welcome diverse populations, expand community events

• Consider annual block parties. Increase salaries for law enforcement and teachers
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Workshop

Today’s Agenda
• Work Plan Progress Update
• Overarching Project Update

• Public Engagement
• Community Profile (demographics report)

• Discussion Items
• Vision & Values
• Policy Framework
• Master Plan Outline
• Master Plan Maps

• Anticipated Meeting Schedule
• Homework
• Next Steps

Community Profile Table of Contents

Population

Age and Sex

Race and Ethnicity

Disability Status

Income

Poverty Status

Household Composition

Housing Type and Age

Housing Tenure

Home Values

Rent Cost Comparison

Education

Employment
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Community Profile

Population
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Jurisdiction 2010 2023 CAGR

Florence 3,877 3,847 -0.1%
Brookside 233 241 0.3%
Canon City 16,391 17,419 0.5%
Coal Creek 343 377 0.7%
Rockvale 487 561 1.1%
Williamsburg 661 766 1.1%
Unincorporated 
Fremont County

24,862 27,148 0.7%

Fremont County (Total) 46,854 50,359 0.6%
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Colorado Fremont County Florence

Median Age

• 2023 Pop. = 3,847

• Compound Annual Growth 
Rate from 2010-2023 = -0.1%

• Lower CAGR than 
neighboring jurisdictions and 
County

• Median Age of 43.3 Years Old

• Older than Colorado, Younger than greater Fremont County

Figure 3: Median Age by Sex Comparison

Table 1: Florence Population Cumulative Annual 
Growth Rate Comparison with Local Jurisdictions

Figure 1: Florence Population From 2010 - 2023

Community Profile

Income
• 2023 Median HH Income = $57,239

• 40% of HHs earn < $50k / Year

• 39% of HHs earn $50k - $100k / Year
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Florence city, Colorado Fremont County, Colorado Colorado

Poverty Status
• 45% of residents are below 200% of the Federal Poverty Level

• 76% are below 400% of the FPL

• Significantly higher percentages than observed in the County or State

Median Household Income (2023 Inflation Adjusted Dollars)

Florence Fremont County Colorado

$57,239 $61,027 $92,470

Figure 7: Share of the Population Below 200% 
and 400% of Federal Poverty Guidelines

Figure 6: Florence, Fremont County, and Colorado Annual Household Income and Benefits
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Community Profile

Housing Supply and Tenure
• 1,797 total housing units

• Vacancy Rate of 8.74% (comp. to 12.12% in Fremont 
County)

• 28% Rental, 72% Owner-Occupied

• Florence is denser than the County, where 26% of the 
supply are multi-unit housing, 19% of which are 
apartments with 5 to 9 dwellings. 

Age of Housing Stock
• Florence’s housing stock is older on average than that of Fremont 

County and Colorado. 

• 63% of Florence’s housing supply was constructed before 1980 and 
one quarter of it is older than 80 years.
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Figure 10: Florence Housing Construction by Decade

Figure 9: Distribution of Housing Types in Florence, Fremont County, and Colorado

Community Profile

Housing Affordability
• 2023 Median Home Value = $228,300

• 85% of housing supply valued < $300k

• Florence has a more affordable housing 
market on average than can be found in 
greater Fremont County.

Rent
• 2023 Median Rent = $694 / month

• 31% of renters spend between 30-50% of monthly HH income on rent

• Rents are generally more affordable in Florence than in Fremont 
County as a percentage of income.
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Figure 12: Gross Rent as a Percentage of Household Income

Value of Owner-Occupied Units Florence Fremont County Colorado
Less than $20,000 3% 4% 1%
$20,000 to $49,999 16% 4% 2%
$50,000 to $99,999 0% 4% 2%
$100,000 to $149,999 11% 8% 2%
$150,000 to $299,999 55% 35% 11%
$300,000 to $499,999 13% 30% 32%
$500,000 to $749,999 2% 11% 29%
$750,000 to $999,999 2% 3% 11%
$1,000,000 or More 0% 1% 10%

Median Value $228,300 $282,100 $502,200

Table 7: Value of Owner-Occupied Units as Share of Total Housing Stock
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Discussion Items

Today’s Agenda
• Work Plan Progress Update
• Overarching Project Update

• Public Engagement
• Community Profile (demographics report)

• Discussion Items
• Vision & Values
• Policy Framework
• Master Plan Outline
• Master Plan Maps

• Anticipated Meeting Schedule
• Homework

• Establish a Shared Vision

• Guide Decision-Making

• Foster Public Trust and Ownership

• Connect Goals to What Matters

• Provide Stability Amid Change

Values

Why are values important to have in a Master Plan?

• Community values reflect what is collectively 
cared about

• Embedding values into the plan ensures 
decisions align with the long-term vision

• Values provide a consistent lens for future 
policies, investments, and land use decisions

• When the plan reflects widely held 
community values, it feels authentic and 
inclusive

• Values bridge the gap between vision 
statements and specific goals and actions

Vision & Values
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Values

What we heard:
• Master Plan Project Team (MPPT)

• Small-Town Character
• Strong sense of community and connection
• Ability to act quickly and encourage involvement 

(not typical of larger towns.

• Culture & Heritage
• Pride in local history and western identity
• Desire to preserve authenticity and originality

• Local Economy
• High concentration of antique businesses, which is a 

valued and defining feature of downtown
• Loss of small, diverse local restaurants noted
• Shift toward larger restaurant models with higher 

expectations
• Interest in revitalizing small business diversity, with a 

focus on attracting a broader mix of locally owned 
shops, services, and eateries

• Tech, Innovation & Economic Evolution
• Florence is part of a rapidly changing environment
• Influence of tech and innovation shaping future 

opportunities
• “Reimagining Rural” through initiatives like Emergent 

Campus
• Ability to foster innovation, capitalizing on shifts in 

expectations of the “workplace” and population 
fluxuations for people who want to be rural

• Workforce & Talent
• Value in upskilling and retaining local workforce
• Support for attracting outside talent while 

empowering local residents

• Economic Diversity
• Desire to balance traditional industries with 

emerging sectors

Vision & Values
Community Engagement/Planning Commission Penny Poll Ranking

1. Small-Town Feel

2. Community Events and Traditions

3. Nature and Outdoor Spaces

4. Art and Local Creativity

5. Historic Downtown Charm and Antiques

6. Culture and Heritage

Values

• Small-Town Character

• Culture & Heritage

• Local Economy

• Nature and Outdoor Spaces

• Historic Downtown, Charm, and 

Antiques

• Historic Downtown, Charm, and 

Antiques

• Tech, Innovation & Economic 

Evolution

• Workforce & Talent

• Economic Diversity

• Arts and Local Creativity

Prompting Questions:

1. What are the groups thoughts and feedback on this list of values?

2. What other values are not included?

Planning Commission Feedback – Draft Values

Vision & Values
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“To promote and improve our quality of living, enhance our sense of community, create economic prosperity and 

preserve the integrity of our small-town agricultural & mountain heritage and maintain our thriving historic 

downtown . 

We are committed to providing an excellence in services for all citizens, businesses, and visitors through constant 

improvement and determination. We strive to sustain the public trust through open and responsive government, 

and we encourage public participation from our citizens and businesses.”

Vision Vision Statement current
Vision & Values

Vision MPPT Feedback - What we Heard

• Florence is not currently an 

agricultural community; suggest 

revising language to reflect that

• Desire to see the vision statement 

become more forward-facing

• Emphasize economic diversity and 

opportunities across industries

• Encourage stronger emphasis on Florence’s 

western identity

• Make the vision statement more active 

rather than passive

• The current two statements in the vision feel 

disconnected:

• The second feels less like a vision and more 

like a description of existing and desired 

conditions

Vision & Values
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Vision MPPT Feedback - What we Heard

• Highlight the concept of "reimagining 

rural" – including initiatives like Emergent 

Campus

• Support for empowering innovation 

while:

• Maintaining and upskilling the local 

workforce

• Attracting outside talent

• Doing so without compromising what 

makes Florence special (its originality)

• The opening of the vision statement is not 

resonating — consider a version that feels 

more inspiring and forward-thinking

• Value in acknowledging that Florence is a 

small town where things can happen quickly

• Strong appreciation for the ability to 

encourage community involvement, 

something often lost in larger cities

Vision & Values

“To promote and improve our quality of living, enhance our sense of community, create economic prosperity and 

preserve the integrity of our small-town agricultural & mountain heritage and maintain our thriving historic 

downtown . 

We are committed to providing an excellence in services for all citizens, businesses, and visitors through constant 

improvement and determination. We strive to sustain the public trust through open and responsive government, 

and we encourage public participation from our citizens and businesses.”

Vision Planning Commission Feedback - Vision Statement

Prompting Questions:

1. What is the Planning Commissions feedback about the vision statement?

Vision & Values
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Discussion Items

Today’s Agenda
• Work Plan Progress Update
• Overarching Project Update

• Public Engagement
• Community Profile (demographics report)

• Discussion Items
• Vision & Values
• Policy Framework
• Master Plan Outline
• Master Plan Maps

• Anticipated Meeting Schedule
• Homework

Policy Framework Intro

• Cities use two types of tools to guide growth and 
development:
• Policy Documents = Master Plan
• Regulatory Documents = Development (and zoning) Regulations

29

30



9/15/2025

16

Policy Framework Intro

• Definitions
• Goal – a broad, future-oriented 

statement of intent (the “why”)
• Policy - a topic-specific guideline to 

inform decisions (the “what”)
• Action – a concrete step or strategy 

to implement the policy (the “how”)

Policy Framework - Example

• Goal
• Preserve and enhance the character, vitality, and economic diversity of Florence’s 

historic downtown as the heart of the community
• (a broad, future-oriented statement that sets a long-term direction)

• Policy
• Encourage the revitalization and reuse of existing buildings in the downtown area by 

supporting property improvements, local entrepreneurship, and the integration of 
modern infrastructure
• (a topic-specific statement that guides decisions in alignment with the goal)

• Action
• Develop a Downtown Façade Improvement Grant Program to help property owners 

restore and upgrade building fronts
• Update zoning to allow flexible use of historic buildings for mixed retail, live-work, and 

co-working spaces
• (tangible, budgetable steps the City could take to implement the policy)
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Policy Framework

• Thoughts or feedback about what a goal, policy, or action is?

• Anything else you’d like to ask, mention, or discuss regarding 
goals, policies, or actions in the master plan?

Discussion Items

Today’s Agenda
• Work Plan Progress Update
• Overarching Project Update

• Public Engagement
• Community Profile (demographics report)

• Discussion Items
• Vision & Values
• Policy Framework
• Master Plan Outline
• Master Plan Maps

• Anticipated Meeting Schedule
• Homework
• Next Steps
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Outline

Master 
Plan 
Outline

First Half Second Half

Discussion Items

Today’s Agenda
• Work Plan Progress Update
• Overarching Project Update

• Public Engagement
• Community Profile (demographics report)

• Discussion Items
• Vision & Values
• Policy Framework
• Master Plan Outline
• Master Plan Maps

• Anticipated Meeting Schedule
• Homework
• Next Steps
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Master Plan Maps

Review/Discuss Today:
• Future Growth Map 

• 3-mile Plan Map (NEW)

• Parks & Open Space Map

Master Plan Maps
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Future Growth 
Map

KEY

Other Municipality

Tier 1: First Priority: for growth inside 
city limits, generally easily served by 
utilities and easy to access for existing 
clients

Tier 2: Secondary Priority: relatively 
easy to service with major share being 
funded by petition business, on a 
case-by-case basis

Tier 3: Third Priority: currently difficult 
to serve but may offer future benefits 
for Florence. Annexation: only on a 
case-by-case basis where application 
bears the cost

Prompting Questions

• What is this map used 
for?

• What’s changing?

• Why?

3-Mile Plan
Florence
Considerations

• Started with looking at the 3-mile radius 
from the current city limit and adjacent 
property ownership

• Canon Cities 3-mile Plan is adjacent to 
Florence’s 3-mile

• Consideration for adjacent communities of 
Williamsburg, Rockvale, Coal Creek

• Current and future services and user ability

• It doesn’t prevent or require Florence to do 
anything

• It allows Florence to include areas 

Urban Growth Area

State 
Owned 
Property

City of 
Florence
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Future Land Use Map

Prompting Questions

• What’s changing?

• Why?

• Additional feedback?

Parks & Open 
Space
• Yellow -  dry water 

ways, check attribute 
table for designation, 
rename

• Will add other opens 
space lands to revised 
maps

• Feedback from the 
Planning 
Commission?

41

42



9/15/2025

22

• Remaining Maps
• City Location Map – location 

context map to orient readers to 
Florence’s location

• Future Land Use Map – this effort 

will follow the 3-mile plan map

• Zoning Map – no anticipated 

changes

• Current Floodplains Map – FEMA 

is updating these maps currently

Remaining Map Updates

Planning Commission

Today’s Agenda
• Work Plan Progress Update
• Overarching Project Update

• Public Engagement
• Community Profile (demographics report)

• Discussion Items
• Vision & Values
• Policy Framework
• Master Plan Outline
• Master Plan Maps

• Anticipated Meeting Schedule
• Homework
• Next Steps
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Anticipated Meeting Schedule

• October 2 
• Planning Commission Workshop @ 5:30 PM (consultant virtual)

• Content:  First half of Draft Plan available, Policy Framework – deeper review & 
feedback

• October 27 
• Public Meeting: Open House at City Hall 2–5 PM (consultant in-person)
• Planning Commission Workshop @ 5:30 PM

• Content:  Interim Master Plan (draft #1) and policy framework

• November 20
• Planning Commission Workshop @ 5:30 PM MST (consultant virtual)

• Content: Interim Master Plan (draft #2)

• December 18
• Planning Commission Hearing @5:30 PM MST (consultant virtual)

• Content: Final Master Plan adoption

Next Steps

• Homework: Provided later this week
• Review Policy Framework 

• Come prepared to discuss, share feedback, and recommend language to 
the draft goals, policies, and actions

• Next Meeting: October 2, @5:30 PM MST
• First half of the Interim Master Plan
• Policy Framework – deeper review & feedback
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Alicia Ayars
Alicia.ayars@scjalliance.com
509-990-7438

Thank you.
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