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Administrative Department 

TO: Planning Commission 

 

CC: City Administrator Andrew Marsh 
FROM: Jonathan Cain, Assistant City Administrator & 

Interim Community Development Planner 
DATE: April 12, 2023 
SUBJECT: Proposed Final Development Plan for 1620 Colorado Blvd. 
ATTACHMENTS: Submission Materials 
 
PROPOSAL 
Igadi, Ltd. (the “Applicant”), and Pennell & Associates, (the “Property Owner”) request approval of 
a Final Development Plan (FDP) at 2820 Colorado Boulevard (the “Property”) for the construction of 
a Marijuana Cultivation Facility (the “Project”). This building will be located adjacent to the existing 
Igadi Retail Dispensary at 2818 Colorado Boulevard. 
 
REQUIRED ACTIONS 
Chapter 21, “Land Development Regulations” of the City of Idaho Springs Municipal Code (ISMC) 
requires the Project to go through a Final Development Plan (FDP) process that includes public hearing 
and decision by both Planning Commission and City Council.  
 
EXISTING CONDITIONS 
The Property is situated on the northwest corner of Gilson Street and Colorado Boulevard. The total 
area of the property is approximately 15,000 square feet, although the northern boundary of the 
property extends into Clear Creek, and the eastern boundary of the property extends into Gilson Street. 
The property has approximately 106 feet of frontage on Colorado Boulevard and 133 feet of Frontage on 
Gilson Avenue. 
 
The Property is somewhat constrained by steep grades along the eastern frontage of the property along 
Gilson Street and steep slopes and limited access on the north side of the property along Clear Creek. 
 
PROJECT DESCRIPTION 
The Applicant and Property Owner have submitted a land use application to build a new 7,215 square 
foot marijuana cultivation facility on the property.  
 
Prior Use and Approvals. 

• Previous Use. The Applicant previously operated a Marijuana Cultivation Facility on this 
property in a 2,750 square foot house and garage until the structures were demolished in 2021.  
 

• Parking Variance. At a meeting on February 16, 2023, the Variance Board approved a variance 
from the off-street parking requirements of Sections 21-125 and 21-127 of the ISMC that 
required five (5) off-street parking spaces for this project. The Variance Board approved the 
request because the new marijuana cultivation facility will not be open to the public and the use 
of public parking spaces in front of this property by staff members will remain consistent with 
the use associated with the previous cultivation facility. 
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• Community Meeting. The FDP process requires the Applicant to hold a Community Meeting 
before submitting an FDP application. This meeting is intended to solicit and document input on 
the proposed project and was held on February 16, 2023. Notice of the meeting was mailed to 
residents living within 300 feet of the property. It was also advertised in the Clear Creek Courant 
and in the official City Posting Places. No Residents or Community Stakeholders attended. 

 
Existing Use and Zoning. 
The property is zoned Commercial 2 (C-2) and is in the East End Overlay District. Its current classified use 
is industrial, “Light Manufacturing”. C-2 Zoning allows Marijuana Businesses to operate. 
 
Surrounding Use and Zoning. 
The property is surrounded by C-2 Zoning, mostly located in the East End Overlay District. There is a 
residential neighborhood directly across Clear Creek to the North along Riverside Drive that is zoned R-2. 
 
REVIEW PROCESS 
The Land Development Regulations dictate the following process for an FDP application. 

 
1. Community Meeting Prior to Application 
2. Application and Review by City Staff, City Consultants, and other Agencies. 
3. Planning Commission Hearing 
4. City Council Hearing 

 
Effect of Approval.  
FDP’s run with the described property. The City Clerk maintains files containing all documents relevant 
to the application and approval. Approval of the FDP constitutes authorization to construct 
improvements upon and use of the property subject to the approved plan. The Applicant would next 
pursue building permits through the City Building Department for construction. 
 
REVIEW CRITERIA 
The Land Development Regulations (LDR) require approval of a Final Development Plan (FDP) for all 
structures. For an FDP subject to public hearings, LDR section 21-206 includes the following criterion. 
 

Final development plans shall conform to all use and development standards of the ISMC as well as 
the Idaho Springs Standards and Specifications for Design and Construction and any underlying 

Planned Development. 
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Chapter 21 Zoning Standards and Chapter 26 East End Overlay District Standards  
Zoning District: Chapter 21 C-2 East End Overlay District 
Proposed Use: Marijuana Cul�va�on Facility 
Building Setbacks: Front 

10’ 
Rear 
10’ 

Side  
5’ 

Front 
6-10’ 

Rear 
10’ 

Side 
5’ 

Building Height: 35’ 57’ 
Unobstructed Open Space: 15 Percent 
Lot Size Required: (-) 
Minimum Width at Front of Setback: (-) 
Minimum Number of Parking Spaces: 5* 
* The Applicant received a variance from Parking Requirements listed in Section 21-125 and 21-127 of the Municipal Code. 

 

 
  *Maximum Allowable Building Heights Map in East End Overlay District 
 
Analysis: The proposed building is approximately 23.5 feet tall at the East End and has a glulam ridge at 
the west Entrance that is approximately 28.5 feet tall. It appears that the building meets the setback and 
height requirements of the East End Overlay District.  
 
The Building is approximately 6500 square feet, and the lot is approximately 15,000 square feet, 
meaning slightly over half (54%) of the lot is unobstructed open space, meeting the Unobstructed Open 
Space Requirements. The Applicant received a Variance from Off-Street Parking Requirements on 
February 16, 2023. 
 
Chapter 21: Design Standards. 
This property is in the East End Overlay District. Sec. 26-40 of the ISMC states the following: 
 

In addition to the provisions of the Site and Design Standards of Article IV of Chapter 21 of the Idaho 
Springs Municipal Code (Land Development Regulations), the following building and site design 

standards shall apply in the East End Overlay District. In case of a conflict between the provisions of 
this Section and the provisions of Chapter 20, the provisions of this Section shall apply. 
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  * East End Overlay District with underlying zoning areas 

 
Design Setting. 
The East End Overlay District area consists largely of highway service commercial developments, 
including food and beverage, retail, service, and lodging establishments in addition to several 
established residential neighborhoods and the historic Argo Mill property.  
 
The East End Action Plan establishes a vision to build on the established character of this area and 
support reinvestment over time. A key concept established by the East End Action Plan is the need for 
future development to address lots with double frontages between Miner Street and Colorado 
Boulevard, and between Colorado Boulevard and Clear Creek, with active uses and a higher level of 
architectural detail to support an inviting pedestrian environment.  
 
The East End Action Plan supports development that builds on established architectural themes in the 
area. The most prevalent themes include remnants of "roadside" development from the 1930s to 1950s 
along Colorado Boulevard and building forms and materials typical of early Colorado mining 
communities like Idaho Springs. The East End Action Plan also seeks to support expanded housing 
options in the East End through infill and redevelopment of existing uses over time, either as part of 
mixed-use developments (e.g., residential units above retail or office uses) or as free-standing 
residential structures.  
 
The East End Action Plan also seeks to enhance pedestrian and bicycle safety and connectivity 
throughout the East End and includes guidance regarding complete streets, streetscape character, and 
frontage character for various street typologies within the East End Action Plan boundary. 
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General Standards. 

 
* Edges and Transitions Map (26-40-1). Arrow indicates the Property location. 

 
1) Edges and transitions. 

a) Permeable street edges. Colorado Boulevard in front of this property is identified as a 
“Permeable Street Edge” by the ISMC. This requires that at least fifty (50) percent of the 
buildable lot width shall be occupied by the front façade wall of the building located at or 
between the minimum and maximum front setbacks. 

 
Analysis: The proposed building appears to meet this requirement as well as all other setback 
requirements of the East End Overlay District and Chapter 21. 

 
2) Exterior Materials. 

a) Distinctive materials. In addition to the distinctive materials listed in Article VI: Site and Design 
Standards of Chapter 21 of the Idaho Springs Land Development Code, the following additional 
materials may also be used: Cor-Ten or other rusting steel, galvanized metal, wood shingle 
siding, metal shingle siding, wood horizontal siding, and other similar materials consistent with 
the Design Principles and Guidelines provided in the East End Action Plan, as approved by the 
City Administrator. 

 
b) Prohibited materials. The use of Exterior Insulated Finishing Systems (EIFS), vinyl or aluminum 

siding, mirrored or highly reflective glass or glazing, and large scale pre-finished metal or column 
panel systems shall be prohibited. 

 
Analysis: The proposed building will be clad in pre-finished metal panels. The side of the 
building will be clad in stucco-colored panels, and the front of the building will be clad in 
corrugated steel-colored panels. The proposed exterior materials appear to be on the list of 
prohibited materials listed in the General Standards of the East End Overlay District. The 
Applicant has been notified of this situation and asked to present possible alternatives to the 
Planning Commission. 
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3) Location-specific standards for Colorado Boulevard Frontage. 
a) Orientation. Development shall be oriented toward Colorado Boulevard to the maximum extent 

practicable. Entrance locations shall be placed with consideration of business-to-business 
pedestrian access and safe access to pedestrian and bicycle facilities. An operable and unlocked 
(during business hours) front door is required on Colorado Boulevard for commercial businesses. 
 
Analysis: The proposed orientation of the building conforms to this requirement. 
 

b) Parking location. Surface parking and vehicle storage shall be located behind and/or to the side 
of buildings. Surface parking will not be permitted between the main building and Colorado 
Boulevard. 
 
Analysis: The Project received a variance from the parking requirements of the ISMC at a 
Variance Board Hearing on February 16, 2023. The marijuana cultivation facility will be operated 
by 3 employees. This use of parking spaces is consistent with the historic use of parking for this 
property. 
 

c) Street-level interest. A variety of features shall be incorporated to activate the street frontage 
and create a pedestrian and bicycle-friendly environment along the Colorado Boulevard 
frontage. Required features may vary based on the type of development and location. Such 
features may include, but shall not be limited to: 

(1) Transparent storefront windows and doors at the street level (commercial uses only) 
(2) Other visual activation methods on the ground floor such as display cases, public art, or 

murals. 
(3) Café seating 
(4) Pedestrian plazas 
(5) Pocket parks 
(6) Landscaping 
(7) Benches  
(8) Inverted-U bicycle racks. 

 
Analysis: There appears to be some landscaping in front of the building and there may be future 
opportunities to collaborate with the property owner to further activate this space. The project 
appears to meet this requirement. 
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d) Clear zone. A clear zone a minimum of six (6) feet wide (eight (8) feet preferred) shall be 
maintained within or adjacent to (where a dedicated trail or sidewalk is provided) the 
hardscaped portion of the build-to-zone along Colorado Boulevard. The clear zone shall be 
unobstructed by any permanent or nonpermanent street furniture, outdoor merchandise 
displays, benches, trash receptacles, outdoor dining areas, and other pedestrian amenities. In 
some instances, the City Administrator or their designee can allow a reduction in this clear zone 
if it is determined the additional street frontage is not necessary, the spirit of the build to zone is 
met, and the reduction would be compatible with adjacent properties. 
 
Analysis: The Clear Creek Greenway runs in front of this property and is wider than a normal 
City Sidewalk (11 feet). Additionally, there is a public parking area directly south of the 
Greenway that further extends the clear zone in front of the property. It appears that this 
project meets this requirement. 
 

e) Pedestrian connectivity. Direct pedestrian access shall be provided to and between the primary 
building entrance or entrances to each building; sidewalks or walkways on adjacent properties 
that extend to a shared property line; sidewalks or trails along Colorado Boulevard and Miner 
Street; and the Clear Creek Greenway. 
 
Analysis: There is currently no sidewalk connection on the East Side of this property along 
Gilson Street between the Bridge over Clear Creek to the north and to Colorado Boulevard to 
the south. Additionally, the current property line to the east extends into Gilson Street. The 
provision of a sidewalk is required by the East End Action Plan.  
 
The City worked with the Applicant and came to an agreement whereby the Applicant and 
Property Owner will design a 4’ sidewalk and provide right of way for the sidewalk to the City, 
who will construct the Sidewalk later. The Applicant also agreed to provide right of way for all of 
Gilson Street to the City. The City Engineer has determined that approximately 10 feet is 
required for this on the east end of the property. 

 
The current site plan shows a four-foot easement on the East End of the Property; per the 
agreement with the City a sidewalk and site grading plan must be shown on the site plan wide 
enough to accommodate the construction of the sidewalk without impacting the foundation of 
the new building. Additionally, the Applicant must provide the property for the sidewalk to the 
City through Easement or some other means. These are conditions of approval for this FDP. 

 
f) Vehicular access. To the maximum extent practicable, access points shall be coordinated with 

adjacent properties to promote efficient traffic operations and to minimize the need for 
multiple curb cuts for individual driveways. 
 
Analysis: There is a pre-existing curb cut that was previously utilized by the applicant at the 
property for access. The building has been designed to continue utilizing that access point to the 
property for trash loading and deliveries. 
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g) Clear Creek frontage. 
i) Views. Structures and public spaces shall be oriented to maximize and frame views to or 

from Clear Creek. 
ii) Creek frontage. A variety of design features shall be provided to activate the frontage along 

Clear Creek, while retaining sufficient width (as required by Table 46-4.1: Building and Site 
Regulations) to protect the environmental quality and functions of the creek. Design 
features shall embrace the Creek's presence and visibility, support pedestrian and bicycle 
access along the creek frontage, and enhance the enjoyment of residents and visitors.  

 
Analysis: This project is situated on the south side of the lot, with much of the north portion of 
the lot which extends into Clear Creek left as Open Space. The Applicant is also designing a new 
sidewalk to connect between the Gilson Street Bridge at Clear Creek to Colorado Boulevard, 
potentially improving the Creek’s presence and visibility in this section and enhancing the 
enjoyment of residents and visitors. However, Sec. 9-161 (I) states the following: 
 
[…] every licensed cultivation facility and operation must be contiguous to the commonly owned 
store or center with which the cultivation facility is associated. For purposes of this subsection, 
"contiguous to" means within the same building and sharing one (1) or more common walls or 

floor/ceiling. Nothing herein shall be construed to amend or waive the otherwise applicable 
requirements related to such a shared building, including but not limited to building code, fire 

code and other life safety codes. 
 

This requirement mandates that the new Marijuana Cultivation Facility be contiguous with the 
retail operation that exists on the lot immediately to the west. Because of this the building is 
quite large (approximately 190 feet from Mountain Moonshine in the West to the end of the 
proposed cultivation facility in the east). This does not allow for breaks within the massing of the 
property to create viewsheds to the Creek.  
 

h) Parking lot screening. The perimeter of all surface parking lots and vehicle storage areas shall be 
screened from the Clear Creek Greenway, sidewalks, trails, open space, and other public spaces 
by a low decorative masonry wall or wrought iron fence a minimum of three (3) feet in height in 
combination with landscaping. 
 
Analysis: The Applicant received a Variance from Parking Requirements of the ISMC on February 
16, 2023. No onsite parking is required for this project. 

 
Signage. 
The Final Development Plan Application submitted by the Applicant includes information about signage 
they would like to have on the property. While the Applicant will go through a separate process to 
determine what signage is allowed on the property, analysis of the proposed signage is included in this 
staff report. The Applicant has indicated in the site plans a total of four (4) signs to be erected on the 
property: Two Wall Signs, and 2 Double sided Illuminated pole signs to be mounted on a 50’ Pole.  
 

Proposed Signage 
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Wall Signs Sign 1: 78 Sq. Ft. Sign 2:  42 Sq. Ft. Total: 120 Sq. Ft. 
Pole Signs Sign 1: 64 Sq. Ft. (128 Sq. Ft.) Sign 2: 42 Sq. Ft. (84 Sq. Ft.) Total: 212 Sq. Ft. 
  Total Sq. Ft. Signage: 664 Square Feet 

 
Analysis: The Applicant will need to apply for sign permits before installing signs. City Staff will analyze 
this application and ensure that it complies with ISMC at that time.   
 
Properties located in Sign Zone 1 are allowed to have 1 pole sign per premises. Pole Signs must have a 
10 ft. Setback. The Pole Sign identified in the Site Plan does not meet this setback requirement.  
 
Standards and Specifications for Design and Construction. 
JVA, Inc., the City’s engineering firm reviewed this application. A letter to the applicant with comments 
about the project was provided to the Applicant on March 16, 2023, with several comments to be 
addressed by the Applicant. A copy of this letter is included in the referrals. On March 27, the Applicant 
responded with an updated site plan and plumbing information for the building in response to these 
comments.  
 
JVA Engineering completed a second review of the application on April 4, 2023. Following that review, 4 
comments remain to be addressed by the Applicant: 
 

a) Roof Drains are shown; however, it is unclear where they discharge. Show on Civil Site Plan and 
include downspout or discharge direction and erosion control measures to protect slope from 
erosion.  

b) A sidewalk along Gilson Street should be shown on the Civil Site Plan per the agreement with 
the City. 

c) ADA ramp and connections to sidewalk on Colorado Boulevard on Civil Site Plan should be 
shown with proposed grades to match existing. 

d) Provide slope arrows on Site Plan to show direction of slope around site. 
 
On April 5, 2023, the Applicant submitted an updated site plan that appears to satisfy some of these 
requirements. JVA Engineering analyzed this Site Plan and determined that all conditions except for (b) 
were met. A Sidewalk and site grading plan for the same that meet the standards and specifications 
for Design and Construction and are approved by the City Engineer must be provided on the Site Plan 
as a condition of approval for this project. An Easement or Vacation of Property accommodating the 
same must be provided to the City as a condition of approval for this project.  
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REFFERALS 
The application was sent for review by City Staff, Consultants, and Public Agencies on February 27, 2023. 
The City requested comments, questions, and concerns to be returned by March 1, 2023. 
  

Se
nt

 

Re
tu

rn
ed

 

Referral Comments Returned 

☒ ☒ Andrew Marsh, City Administrator Final Review of Staff Report 
☒ ☒ Nathan Buseck, Chief of Police No Concerns. 
☐ ☒ John Curtis, Director, Public Works  
☒ ☒ Nathan Skalak, JVA Engineering See comments above. 
☒ ☒ Dan Wester, Safebuilt No Concerns. Concerns will be addressed during 

Building Permit review. 
☒ ☒ Kelly Babeon, Clear Creek Fire 

Authority 
No Comments. Concerns will be addressed 
during Building Permit review. 

☒ ☒ Carmen Beery, City Attorney Request Proof of Title from last 30 Days, per 
ISMC Requirement. Applicant provided, 
attached to staff report. 

☒ ☒ Wonder Martell, Deputy City Clerk  No Concerns. 
 
PUBLIC NOTICE 
Public Notice was provided based on the requirements of Table 21-85-1 of the ISMC. Requirements 
include a Community Meeting (held February 16, 2023), A Notification Mailing to Property Owners 
within 300 Feet of the Property (sent March 14, 2023), and a Sign Posted on the Property at least 
fourteen (14) days prior to the Planning Commission Hearing (posted March 28, 2023). 
 
ATTACHMENTS 

1. Completed Land Use Application (2.16.2023) 
2. Cover Letter by David Michel of Igadi, Ltd. (2.16.2023) 
3. Architectural Elevations in Color 
4. Vicinity Map 
5. Site Plan 
6. Landscape Plan 
7. Legal Description of Property 
8. Title Commitment 
9. Approval of Property Owner for Project 
10. Impact Analysis Letter 

a. Traffic Analysis 
b. Electrical Plans 
c. Plumbing Plans 
d. Mechanical Plans 
e. Floor Plans 

11. Initial Comments from JVA to Applicant 
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PLANNING STAFF SUMMARY, FINDINGS AND RECOMMENDATION 
The City received an application for Final Development Plan from Igadi, Ltd., and Pennell & 
Associates requesting approval of a Final Development Plan (FDP) at 2820 Colorado Boulevard for 
the construction of a Marijuana Cultivation Facility. Staff finds that the application complies with 
the criteria for approval except for as noted in the recommended conditions of approval. 
 
SUGGESTED MOTION 
Based on the findings made on the record of this matter, I move to recommend APPROVAL WITH 
CONDITIONS of the Final Development Plan for the Igadi, ltd. Marijuana Cultivation Facility at 2820 
Colorado Boulevard, the conditions being as follows: 
  
1. Prior to the issuance of any permit related to the Plan, the following shall occur: 

 
a.  An amended Site Plan must be filed with and approved by the City Administrator that 

includes Sidewalk and Grading details along the east side of Gilson Street from Colorado 
Boulevard to the Gilson Street Bridge that conform to the design specifications of the City of 
Idaho Springs. 
 

b. The property owner shall provide approximately 10 feet width of right of way dedication 
approved by the City-- either by easement or by a subsequent plat amendment—on the east 
side of the property between the Gilson Street Bridge and Colorado Boulevard deemed 
adequate for the maintenance and upkeep of Gilson Street and the installation of a new 
sidewalk.  

 
c. The proposed Pole Sign shall be relocated to meet the 10-foot setback requirement. 

 
/JHC 
















































































































