
Reunion PUD Amendment No. 6

Case #PUDA23-0002

Location: SWC of E. 104th Ave. & Tower Rd. (18494 E. 104th Ave.)
Applicant: Terracina Design



Request
Approval of the Reunion PUD Zone Document
Amendment No. 6 to modify allowed uses, including
the addition of marijuana uses, create setback
requirements for a single medical marijuana center and
retail marijuana store, and institute new and modified
development standards for the 1.48-acre lot.



Vicinity Map



Future Land Use Plan



Aerial



Current Conditions



Current Conditions



Current Conditions



Background
• Undeveloped property
• Currently part of Parcel 4-F of the Reunion PUD Amd. No. 1
• Parcel 4-F is designated as “Mixed-Use” – allows for a variety of 

commercial and residential uses
• PUD Amd. No. 6 proposes to substantially reduce the number of 

allowed uses on the property:
– Removing all residential uses
– Removing several more intense commercial uses such as gas stations, 

car washes, and auto repair shops
• Fig. 5 in PUD Zone Document Report gives a side-by-side 

comparison of currently allowed vs. proposed allowed uses
• PUD Amd. 6, if approved, would only apply to this specific 1.48-

acre site at the corner of E. 104th Ave. and Tower Rd.



Proposed Marijuana Use
• Single tenant space, limited to 2,500 SF, proposed for a 

medical marijuana center and retail marijuana store
• Conditions currently prohibiting the proposed marijuana use:

• Residential uses currently allowed on the property
• Other properties zoned agricultural, residential, and mixed-

use within 2,000 ft. LDC distancing requirement
• PUD Amd. 6 proposes a 500-ft. distancing requirement (for 

the proposed marijuana use) from existing residential uses
• No distancing requirement proposed from properties zoned 

agricultural, residential, or mixed-use that do not contain 
residential uses

• Complying with all other LDC setbacks for marijuana use



Additional Information
• Proposed PUD Development Permit (PUDP23-0007) currently 

under review for this site:
– One commercial building, approx. 12,000 sf.
– Units for up to five individual tenants, including: 

• A restaurant (min. 2,000 sq. ft.)
• A combined medical marijuana center and retail marijuana store (max. 

2,500 sq. ft.)
– Proposing 30% more parking than is required

• PUD Amd. 6 also proposes several development standards for 
the site that exceed LDC requirements:
– Enhanced architectural standards
– Enhanced site design standards
– Sustainability standards



Neighborhood Meeting
• Neighborhood meeting held January 24th from 6:00pm – 7:30pm at the 

Bison Ridge Recreation Center 
• Applicants mailed letters in a 2,500-foot radius to notify surrounding 

property owners of the meeting
• Approximately 32 individuals attended the open house style meeting
• Vast majority of attendees appeared to be either neutral or vocally in favor 

of the request – general excitement around the marijuana dispensary itself 
and the guaranteed restaurant space on the site 

• Two couples voiced opposition to the project, with concerns regarding 
property values, safety, and general opposition to the marijuana use.



PUD Zone Document Analysis

The following slides will provide a 
summary and analysis of each sheet of the 

proposed PUD Zone Document.



Reunion PUD Amendment No. 6 – Sheet 1



Sheet 1 Summary & Analysis
• Cover Sheet
• Discusses project intent, including:

– Adding medical marijuana center & retail marijuana store as allowed 
uses

– Removing all residential uses & large number of commercial uses in 
order to limit commercial development to highly-desirable uses

– Improving site and building sustainability
– Addition of site, building, and sustainability requirements above and 

beyond LDC requirements

• Clarifies site is currently vacant & zoned PUD (mixed-use)
• Confirms proposed development would be constructed in    

one phase 



Reunion PUD Amendment No. 6 – Sheet 2



Sheet 2 Summary & Analysis
• Simple site map with potential access points
• Commercial development standards table, which includes 

standards for the following:
– Min. lot size
– Min. lot width
– Min. floor area ratio (FAR)
– Min. & max. building height
– Building setbacks
– Landscape requirements (confirms these will be per LDC)
– Parking requirements (confirms these will be per LDC)



Reunion PUD Amendment No. 6 – Sheet 3



Sheet 3 Summary & Analysis
• Sheet 3 provides the proposed use table, which lists all of the uses that 

would be allowed on this site should PUD Amd. 6 be approved
• PUD Amd. 6 would prohibit residential uses and several more intense 

commercial uses (e.g. gas stations, car washes & auto repair shops)
• Refer to Fig. 5 in PUD Zone Document Report for side-by-side comparison 

of this proposed use table vs. what is currently allowed
• Sheet 3 also lists the following notes:

– This development shall have at least 2,000 sq. ft. allocated to a restaurant use.
– A liquor store is only permitted if no marijuana use exists on site.
– Only one combined medical/retail marijuana store is allowed on site, and that 

use is limited to a maximum of 2,500 sq. ft.
– Uses not listed in the above table are prohibited.



Reunion PUD Amendment No. 6 – Sheet 4



Sheet 4 Summary & Analysis
Marijuana Use Standards
• Locational restrictions (as previously mentioned):

– Min. of 500 ft. from any existing residential use
– Proposing no location restrictions for distancing from 

agricultural, residential, or mixed-use zoning, and no locational 
restrictions from agricultural or mixed-use uses

– All other location restrictions are per LDC requirements
• All advertising, signage, and design standards related to the 

marijuana use listed on Sheet 4 comply with the LDC
• All prohibitions related to the marijuana use listed on 

Sheet 4 comply with the LDC



Sheet 4 Summary & Analysis
Additional Standards
• Sustainability

– Developer required to select a minimum of 5 elements (from a 
list of 9) to incorporate into the proposed building

• Site requirements
– Developer required to select a minimum of 5 elements (from a

list of 11) to incorporate into the site design
• Gathering space (site design)

– Developer required to provide a gathering space on the site, 
incorporating a minimum of 5 elements (from a list of 11)



Sheet 4 Summary & Analysis
Additional Standards (continued)
• Architecture

– Developer required to comply with several architectural design 
standards in excess of LDC requirements, including: 

• A “highly visible customer entrance”, incorporating a minimum of 
5 elements (from a list of 8)

• Enhanced architectural treatments for walls exceeding 65 ft. in 
length, incorporating a minimum of 5 elements (from a list of 14) 
when facing adjacent streets, or 4 elements when not facing 
adjacent streets

• A fenestration requirement of at least 45% of the wall area of 
building facades (e.g. windows, doors, or faux windows)

• All other architectural standards will comply with the LDC



Road Network Impact
• Located at intersection of two principal arterial roadways (E. 104th 

Ave. and Tower Rd.) 
• Per the City’s Transportation Master Plan:

– Principal arterials are for high speed, unimpeded, citywide connections
– Developments should provide internal street systems and limit or 

prohibit individual direct access to arterials
• Proposed development will comply with the Master Plan by not 

providing any new connections to E. 104th Ave. or Tower Rd.
• Access to the subject property will be via an existing private drive, 

which connects to Yampa St. and Tower Rd. 
• The City’s Development Review Engineering division has reviewed 

this PUD Amendment request and had no concerns



Overall Analysis
• Proposed zone change has been reviewed by all 

relevant Development Review Team agencies, and 
there are no outstanding issues

• There is sufficient evidence in the record to 
demonstrate that the proposal meets the PUD Zone 
Document approval criteria in Municipal Code Sec. 
21-3251(3)



Considerations for Discussion
The PUD Amendment:
• Would bring the site into greater consistency with the Comprehensive Plan by 

removing all residential uses.
• Proposes many site design, architectural, and sustainability standards which go 

above and beyond anything required by the LDC for similar development.
• Proposes a pared-down list of allowed uses, consisting of a small number of highly 

desirable commercial uses.
• Would prohibit several more intensive commercial uses, such as gas stations, car 

washes, and auto repair shops that are approvable per the existing Reunion PUD
Amendment No. 1 that currently governs this site.

• Would guarantee a min. 2,000 sq. ft. restaurant space on the site.
• Would allow a single medical marijuana center and retail marijuana store to be 

developed on this site, occupying a maximum of 2,500 sq. ft. Currently the        
City only has marijuana retail facilities located south of E. 72nd Avenue.

• Would result in the development of this site, which has remained vacant.



Planning Commission Summary

• This case went to Planning Commission on March 5th

• There were two individuals who gave public 
comment – One in favor of the proposed marijuana 
use, and one opposed

• Planning Commission voted 3 to 1, with 1 abstaining, 
to recommend denial



Approval Criteria
Sec. 21-3251(3) – PUD Zone Document Approval Criteria. 
A decision for this case must be based on the following criteria from Sec. 21-3251(3) of the LDC. 
A PUD zone document may be approved only if:
a) The PUD zone document is consistent with the policies and goals of the comprehensive 

plan, any applicable adopted area plan, or community plan of the city, or reflects conditions 
that have changed since the adoption of the comprehensive plan;

b) The PUD zone document is consistent with any previously reviewed PUD concept 
schematic;

c) The PUD:
i. Addresses a unique situation, confers a substantial benefit to the city, or incorporates 

creative site design such that it achieves the purposes set out in section 21-4370 (PUD
Zone District) and represents an improvement in quality over what could have been 
accomplished through strict applications of the otherwise applicable district or 
development standards. This may include but is not limited to improvements in open 
space; environmental protection; tree/vegetation preservation; efficient provision of 
streets, roads, and other utilities and services; unique architecture or design, or increased 
choice of living and housing environments; or

ii. The PUD is required to avoid completely prohibiting a legal, permitted business use 
within the city;



Approval Criteria
d) The PUD complies with all applicable city standards not otherwise modified or waived by 

the city;
e) The PUD is integrated and connected with adjacent development through street connections, 

sidewalks, trails, and similar features;
f) To the maximum extent feasible, the proposal mitigates any potential significant adverse 

impacts on adjacent properties or on the general community;
g) Sufficient public safety, transportation, and utility facilities and services are available to 

serve the subject property, while maintaining sufficient levels of service to existing 
development;

h) As applicable, the proposed phasing plan for development of the PUD is rational in terms of 
available infrastructure, capacity, and financing; and

i) The same development could not be accomplished through the use of other techniques, such 
as height exceptions, variances, or minor modifications.



The applicant is present to speak on behalf of 
this request and to answer any questions.

Staff is also available to answer any questions 
after the applicant’s presentation.



Approval Criteria
Sec. 21-3251(3) – PUD Zone Document Approval Criteria. 
A decision for this case must be based on the following criteria from Sec. 21-
3251(3) of the LDC. A PUD zone document may be approved only if:
a) The PUD zone document is consistent with the policies and goals of the comprehensive 

plan, any applicable adopted area plan, or community plan of the city, or reflects conditions 
that have changed since the adoption of the comprehensive plan;
Analysis: The proposed PUD Amendment would eliminate all currently allowed residential 
uses on the property, meaning that if the PUD Amendment were approved, the lot would be 
in even greater compliance with the Comprehensive Plan, which designates this area as 
“Commercial”. Furthermore, this case is supported by Fiscal Stability Goal (Goal FS 2) in 
the Comprehensive Plan, which strives to retain/increase the employment base. For a more 
detailed description of how this criterion is met, please refer to the “Comprehensive Plan 
Consistency” Section on Page 2 of the Zone Change Report. Therefore, it can be found 
that this application meets Criteria (a).

b) The PUD zone document is consistent with any previously reviewed PUD concept 
schematic;
Analysis: N/A



Approval Criteria
c) The PUD:

i. Addresses a unique situation, confers a substantial benefit to the city, or incorporates creative 
site design such that it achieves the purposes set out in section 21-4370 (PUD Zone District) 
and represents an improvement in quality over what could have been accomplished through 
strict applications of the otherwise applicable district or development standards. This may 
include but is not limited to improvements in open space; environmental protection; 
tree/vegetation preservation; efficient provision of streets, roads, and other utilities and 
services; unique architecture or design, or increased choice of living and housing 
environments; or
Analysis: The proposed PUD Amendment addresses the unique situation of allowing a 
marijuana business to exist in closer proximity to existing agricultural, residential, and 
mixed-use zoning, even though the actual existing residential uses are well over 500 feet 
from the subject property. This is accomplished by proposing a 500-foot distancing 
requirement from existing residential uses, instead of having a requirement from properties 
that are simply zoned agricultural, residential, or mixed-use, but do not contain residential 
uses. Furthermore, the proposed PUD Amendment also proposes several development 
standards for the site that exceed Land Development Code (LDC) requirements. For a more 
detailed description of how this proposal represents an improvement in quality over what 
could be accomplished by applying LDC standards, please refer to Paragraph 2 of the 
“Additional Information” Section on Page 2 of the Zone Change Report.



Approval Criteria
[Criteria (c)(i) Analysis Continued]:
In addition to addressing a unique situation and proposing an improved quality of 
development, this PUD Amendment also achieves the purposes set out in Code Sec. 21-4370. 
Per that code section, the PUD district is further intended to:
(a) Promote more economical and efficient use of land while providing a harmonious 
grouping of a variety of land uses;

Analysis: The proposal meets this criterion by, through the proposed PUD Development 
Permit that is dependent on this PUD Amendment, proposing a single structure to house 
multiple proposed uses, and then activating the area saved with a well-programed 
gathering space.

(b) Promote innovative design of residential areas and allow for greater densities when 
additional site amenities are included in the development;

Analysis: N/A 
(c) Create physical connections between existing and proposed developments in order to 
achieve an integrated community with common open space, transportation, transit, and public 
service networks; and

Analysis: The proposal meets this criterion by, again through the proposed PUD
Development Permit, proposing vehicular and pedestrian connections to the surrounding 
commercial developments that already exist.



Approval Criteria
[Criteria (c)(i) Analysis Continued]:
(d) Allow for innovative development projects that assist in the implementation of the 
comprehensive plan and not as a device to circumvent development regulations, standards, 
and good planning practice.

Analysis: The proposal meets this criterion by proposing innovative and enhanced 
design requirements in excess of what is required by the LDC. The PUD Amendment 
also proposes to eliminate residential uses, which are currently allowed, from the 
property which will bring the site into greater compliance with the “Commercial” 
designation that is assigned to the property by the City’s Comprehensive Plan.

Therefore, it can be found that this application meets Criteria (c), by way of meeting 
Criteria (c)(i).

ii. [Criteria (c)(ii)] The PUD is required to avoid completely prohibiting a legal, permitted 
business use within the city;
Analysis: N/A



Approval Criteria
d) The PUD complies with all applicable city standards not otherwise modified or waived by 

the city;
Analysis: The proposed PUD Amendment complies with all applicable city standards not 
otherwise modified or waived by the city. Therefore, it can be found that this application 
meets Criteria (d).

e) The PUD is integrated and connected with adjacent development through street connections, 
sidewalks, trails, and similar features;
Analysis: Through the proposed PUD Development Permit, which is dependent on this PUD
Amendment, the site will provide vehicular and pedestrian connections to the surrounding 
commercial developments that already exist. Therefore, it can be found that this 
application meets Criteria (e).



Approval Criteria
f) To the maximum extent feasible, the proposal mitigates any potential significant adverse 

impacts on adjacent properties or on the general community;
Analysis: As discussed in greater detail in Paragraph 2 of the “Additional Information” 
Section on Page 2 of the Zone Change Report, the proposed PUD Amendment also proposes 
several development standards for the site that exceed Land Development Code (LDC) 
requirements. These development standard improvements cover the areas of site design, 
architecture, and sustainability, and should all work together to mitigate, to the maximum 
extent feasible, any potential significant adverse impacts on adjacent properties or on the 
general community. Therefore, it can be found that this application meets Criteria (f).

g) Sufficient public safety, transportation, and utility facilities and services are available to 
serve the subject property, while maintaining sufficient levels of service to existing 
development;
Analysis: Through their review of this proposal, the City’s Development Review 
Engineering Division, South Adams County Fire Department, and South Adams County 
Water and Sanitation District, did not identify any issues with the proposed PUD
Amendment in relation to the subject property’s ability to provide sufficient public safety, 
transportation, and utility facilities and services. Therefore, it can be found that this 
application meets Criteria (g).



Approval Criteria
h) As applicable, the proposed phasing plan for development of the PUD is rational in terms of 

available infrastructure, capacity, and financing; and
Analysis: N/A

i) The same development could not be accomplished through the use of other techniques, such 
as height exceptions, variances, or minor modifications.
Analysis: This proposal could not be accomplished through the use of other techniques, such 
as height exceptions, variances, or minor modifications. Therefore, it can be found that 
this application meets Criteria (i).
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