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Louisville Revitalization Commission 
Monday, April 8, 2019 

Louisville Public Library 
Library Conference Room 

951 Spruce Street (Northwest entrance) 
7:30 AM 

I. Call to Order 

II. Roll Call  

III. Approval of Agenda 

IV. Approval of March 11, 2019 Meeting Minutes 

V. Public Comments on Items Not on the Agenda (Limit to 3 Minutes) 

VI. Reports of Commission 

VII. Business Matters of Commission 

a. Urban Renewal “101” discussion 

b. Develop list of items to discuss with City Council (May 14, 2019 7:00 PM) 

c. Draft UR Assistance Criteria 

d. Initial Discussion Delo Lofts East / West application 

e. May 1, 2019 Open Government Training 6:30 PM in City Hall 

VIII. Items for Next Regular Meeting May 13, 2019, 7:30 am Library Meeting Room 

a. xxxxxxx 

IX. Commissioners’ Comments 

X. Adjourn 
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Louisville Revitalization Commission 

Minutes 

Monday, March 11, 2019 
Louisville Public Library 

Library Conference Room 
951 Spruce Street (NW entrance) 

Call to Order – Chair Steve Fisher called the meeting to order at 7:30 am in the 
Louisville City Library at 951 Spruce Street, Louisville, CO. 

Commissioners Present: Chair Steve Fisher 
 Alexis Adler 
 Hank Dalton 
 Alex Gorsevski 
 Rob Lathrop 
 Mayor Pro Tem Jeff Lipton 
  
     
Staff Present: Heather Balser, City Manager 
 Aaron DeJong, Economic Development Director 
 Rob Zuccaro, Planning and Building Safety Director 
 Kathleen Kelly, Attorney to the City of Louisville 
 Dawn Burgess, Executive Assistant to the City Manager 
  
 
Others Present: John Leary, Bill Cordell, Jim Tienken, Steve Erickson, 

Dave Sinkey, Erik Hartronft, Rick Woodruff, David 
Starnes, Justin McClure, Mike Kranzdorf 

 
Approval of Agenda  
Approved as presented 
 

Approval of February 11, 2019 Minutes: 
Approved as presented 
 
Public Comments on Items Not on the Agenda 
Rick Kron – President of Louisville DBA.  The DBA met and came up with thoughts 
they would like LRC to consider. 

1. Completion of trail connection 



Revitalization Commission 
Minutes 

March 11, 2019 
Page 2 of 8 

2. Public restrooms 
3. Information kiosk 
4. Create active children’s’ play area 

 
Welcome to New LRC Commissioner – Alexis Adler 
Chair Fisher welcomed Commissioner Adler 
 
Reports of Commission 
None 
 
Business Matters of Commission 

 Resolution 19-01: A Resolution approving the Property Tax Increment 

Rebate agreement with 712 Main LLC and 722 Main LLC, 2 -3 stories, 22,000 

sf. 

 

Staff presentation 

DeJong presented main details of project. It is a redevelopment of 712 and 722 

Main into an office and retail building of approximately 22,000 sf.  

 

This is the first application seeing direct financial assistance for a 

redevelopment.  

 

Staff analysis determined the project addresses the following: 

 

 Removing blight – Unusual topography or inadequate public 

improvements, danger to life or property from fire or other causes, faulty 

lot layout in relation to size, adequacy, accessibility or usefulness.  The 

applicant also sited deteriorating structure and deterioration 

 

 Effect on property values – The project will significantly increase the 

value of the property through its redevelopment. 

 

 Advancement of urban renewal area 

 

 Need for financial assistance -  

 

DeJong provided examples of other TIF projects. Mayor Pro Tem Lipton asked 

for examples from cities the size of Louisville; 15,000 – 25,000 population 

 

Commissioner Adler asked for community impact as a result of the projects. 

DeJong pointed out that, as an example, Colorado National Bank was a vacant 
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building. Were there additional applications following these original 

applications? DeJong is unsure though thinks others in Louisville may seek this 

assistance if desired to assist projects similar to this one. 

 

Applicant Dave Sinkey of Boulder Creek Neighborhoods spoke.  He appreciates 

LRC’s patience.  He gave a brief history of Boulder Creek Neighborhoods. They 

have grown to 85 employees. 35 people are downtown every day with field 

operations people coming to meetings weekly. They own 4 buildings downtown 

and have a strong desire to be downtown and remain downtown. He feels they 

are good corporate partners. He acknowledges they bring people downtown 

who also park downtown. Believes growth should happen downtown.  

  

Sinkey stated Boulder Creek Neighborhoods has grown significantly and 

desires to be in one building to continue its growth. 

 

Boulder Creek is using retail space as office space. Believes Louisville would 

benefit from them growing downtown. Dynamics of connecting retail, 

restaurants and office space. In the previous design for the Terraces project, 

they designed with as few waivers as possible.  They received mixed feedback 

from Council and did not got approved. They removed the 3rd story and parking 

garage from the design. Would like to move forward with this new design and 

hope to get approved by Council.  

 

He noted that Lafayette is using TIF aggressively.  Boulder Creek 

Neighborhoods is working in Lafayette. Impacts of this decision will be felt in 

both directions. There will be a desire to increase density to make costs work. 

There is a lot of pressure on construction costs. He addressed the question 

about community impact by saying they are grappling with whether they can 

stay downtown.  They contribute to Street faire. He brings people from around 

the state to Louisville restaurants.  

 

Commissioner Comments and Questions 

Commissioner Lathrop asked if the intention if for the main floor to be retail? 

Sinkey said yes but they don’t want to be restricted to retail on main floor. 

 

Commissioner Lipton said the interesting component is retail as it adds sales 

tax. Sinkey said financing is more difficult when uses are limited beyond the 

zoning for the property. Space will be designed for retail on main floor and 

upper floor will be designed for office and this is Boulder Creek Neighborhood’s 

preferred use. 
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Commissioner Gorsevski asked if Sinkey could give a retail example. 

Restaurant and other businesses that fit within zoning.  The type of shop is 

important to generate sales tax. Sinkey said a recession could reset costs. 

However, their view is long term not just next couple of years.  

 

Commissioner Adler asked if they have been approached by potential tenants. 

Sinkey said there is no visibility into timing for the development so they are not 

talking to brokers. Commissioner Dalton said development in Louisville is slow, 

long and expensive. 

 

Public Comments 

Mike Kranzdorf asked if it is their intention to stay downtown. Sinkey said the 

current building just accommodates them, but growth will be challenged. They 

have looked at buying other buildings to use during a transition. If this project is 

approved, they will reevaluate everything. Kranzdorf would hate to see Boulder 

Creek Neighborhoods leave downtown. Kranzdorf said he supports the project. 

 

Rick Kron said the DBA supports this project and the effect it will have on 

eliminating blight downtown. He said the one thing we have seen demonstrated 

is people don’t want big projects; this project’s scale fits downtown. He said this 

is a 10 year deal; once the rebate is paid there is another 40 years of tax 

revenues.  He urges the LRC to approve the project. 

 

Erik Hartronft said he works with the City of Lafayette.  There are a dozen 

projects going on using TIF. He said our neighbor is drawing our tenants and 

actively courting businesses to core area. Louisville is not competing very hard.  

This creates long term tax revenue. 

 

Commissioner Dalton said subsidizing business is slippery. However that is not 

the environment we live in.  We created this tool for exactly this. Inasmuch as 

we have the tools, he believes the LRC should send the agreement to the 

Council.  He said the LRC needs to approve and send to Council. He 

encourages everyone to vote yes.  Let Council decide. 

 

Commissioner Lathrop said he feels responsible for getting this “cranked up.” 

He said the LRC has always used money given for infrastructure. In January he 

was uncomfortable. He said he has been in business in Louisville for 30 years 

and what he is hearing is that we are on an unfavorable trend – economically 

and politically. The LRC needs to help send a message to the business 
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community that we are in partnership with them. This projects sends this 

message. We aren’t giving Boulder Creek Neighborhoods $1.1 m, they are 

generating it for us.  He agrees with Commissioner Dalton that Council needs to 

decide. 

 

Mayor Pro Tem Lipton said to not enter using public funds to support private 

business lightly. This needs careful consideration. Instincts tell him that this 

needs process at Council level. LRC will have to partner and interact with 

council. He believes it is ill advised to send it for Council consideration without 

more conversations with Council.  He recommends continuing the item. Policy 

guidance needs to be developed and the LRC needs to align with Council to 

achieve goals. He distributed Business Assistance Criteria. He does not feel 

comfortable moving this forward today. He believes the LRC should use the 

upcoming Study Session with Council and LRC to develop criteria. 

 

Commissioner Gorsevski said similar to what Commissioner Lathrop said: help 

has always been infrastructure but the Sam’s Club UR Area takes this tool into 

a new direction.  He is open to the Terraces project. But he is also open to 

further discussions. He said the LRC wants to get this right. There needs to be 

follow-up. 

 

Commissioner Dalton said business assistance was developed 13 years ago 

which is on a smaller scale for a project like this. The Business Assistance 

Program is similar in that the city shares with the business the revenues 

generated that the city wouldn’t see without the business investment. This is an 

extension of policy already developed.  If it unleashes more applicants, terrific.  

What is the issue with that? Policy alignment – Council needs to provide us with 

guidance.  There is no unified direction on Council.  Council cannot hide behind 

LRC being more cooperative with Council. Stimulate discussion by sending this 

to council.  Council needs to provide direction. 

 

Mayor Pro Tem Lipton said it is important to have the tool have independence 

from Council. He thinks the importance of having defined policy and 

constructive dialogue to reach alignment. His preference is to have 

conversations in advance. 

 

City Manager Balser said the LRC does have its purpose per state statute. The 

duty given to LRC has process. If this moves forward it does not preclude other 

conversations. We have done some of this work. 
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Commissioner Adler agrees with most of what has been said. She thinks the 

LRC should hone criteria. She would like more comparative cases. 

 

Chair Fisher supports this resolution. 

 

Commissioner Dalton moved to approve the resolution. Commissioner Lathrop 

seconded.  

 

Mayor Pro Tem Lipton wants two additional conditions: 

 

1. Require the first floor be used as retail. If not, the rebate percentage 

decreases proportionately to the size of the building. 

2. Add a require development to be built to the approved PUD. 

 

Add section to resolution creating condition requiring 1.  

 

Gorsevski seconded the amendment for discussion. 

 

Mike Kranzdorf asked if a yoga studio would fit the first floor requirement.  

Mayor Pro Tem Lipton said no. Sales tax revenue instead of retail. 

Commissioner Adler asked if this condition would be an impediment. David 

Sinkey said conditions add confusion and uncertainty, making it more complex. 

Rick Woodruff of Boulder Creek Neighborhoods said restrictions make financing 

more difficult. 

 

Commissioner Lathrop said if there are two retailers in there selling $200k, of 

goods, they generate $14500 in sales tax to city. Uncertainty – if we put a 

condition in, would like a guess-estimate. 

 

Motion to approve the amendment.  Lathrop requested the amendment 

restated. 

 

Planning and Building Safety Director Rob Zuccaro said from an 

implementation standpoint we need to clarify what is sales tax generating.  

 

Rick Kron asked if an art gallery is precluded from sales tax.  City Attorney 

Kathleen Kelly will research and report back.  Kron would not support the 

amendment. 
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Mayor Pro Tem Lipton said he does not want an easy path to have a two story 

office building.  

 

Jim Tienken said the best of intentions to limit what uses on first floor is fraught 

with problems. Restriction may appear small but impact will be large. This can 

handcuff the financial viability of development. Time to vote on it. Restricting 

first floor use will hinder the project. 

 

Action 

 

Vote on Lipton’s proposed amendment to the resolution: 

Mayor Pro Tem Lipton – yes 

Commissioner Gorsevski – yes 

Commissioner Lathrop – no 

Chair Fisher – no 

Commissioner Adler – no 

Commissioner Dalton - no 

 

Amendment failed 4-2. 

 

Vote on resolution:  

Commissioner Lathrop – yes 

Chair Fisher – yes 

Commissioner Dalton – yes 

Commissioner Gorsevski – yes 

Commissioner Adler – abstained 

Mayor Pro Tem Lipton – no 

 

Resolution approving the TIF Rebate Agreement was approved 4-1 with one 

abstention. 

 

 Outline for TIF 101 Discussion in April 

DeJong asked if there is anything missing from list of topics in the memo for 
discussion in April. 
 
Chair Fisher asked LRC to send an email to DeJong with items for discussion. 
 
Discussion Items for Monday, April 8, 2019  
Discuss Delo Lofts East / West application – requesting assistance for 
infrastructure 
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Review Budget and consider addition of line item for bond sinking fund/bond 
retirement 
 
Urban Renewal document refresher discussion 
 
Develop list of items to discuss with City Council (after the TIF 101 discussion) 
 
Commissioners Comments:  
 

Adjourn: The meeting adjourned at 9:12 am. 
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REVITALIZATION COMMISSION 
 

SUBJECT: URBAN RENEWAL “101” DISCUSSION  
 
DATE:  APRIL 8, 2019 
 
PRESENTED BY: AARON M. DEJONG, ECONOMIC DEVELOPMENT 
 
SUMMARY: 
The Louisville Revitalization Commission (LRC) has requested a “TIF 101” topic for their 
April meeting.   
 
BACKGROUND: 
The following is a brief description of the various topics we will discuss at the meeting. 
 
Urban Renewal Statute 
Urban Renewal Authorities are governed under Colorado Urban Renewal Law (C.R.S. 
31-25-101).  The statute outlines the formation, powers, plan approval process, 
financing options, coordination with other governing bodies, and other topics related to 
Urban Renewal Authorities (which the LRC is the City’s designated Urban Renewal 
Authority).  The overarching purpose of the Urban Renewal law is to remediate and 
prevent the spread of slum and blighted areas within Colorado municipalities. 
 
Determining Blight 
A step in the Urban Renewal Area approval process is the determination whether 
blighting factors exist in the Area.  A conditions survey is conducted to analyze the Area 
related to each of the 11 blighting factors outlined in the Urban Renewal Statute.  Those 
blighting factors include: 

(a)  Slum, deteriorated, or deteriorating structures; 

(b)  Predominance of defective or inadequate street layout; 

(c)  Faulty lot layout in relation to size, adequacy, accessibility, or usefulness; 

(d)  Unsanitary or unsafe conditions; 

(e)  Deterioration of site or other improvements; 

(f)  Unusual topography or inadequate public improvements or utilities; 

(g)  Defective or unusual conditions of title rendering the title nonmarketable; 

(h)  The existence of conditions that endanger life or property by fire or other 
causes; 

(i)  Buildings that are unsafe or unhealthy for persons to live or work in because 
of building code violations, dilapidation, deterioration, defective design, physical 
construction, or faulty or inadequate facilities; 

(j)  Environmental contamination of buildings or property; 

https://leg.colorado.gov/agencies/office-legislative-legal-services/colorado-revised-statutes
https://leg.colorado.gov/agencies/office-legislative-legal-services/colorado-revised-statutes
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(k)  (Deleted by amendment, L. 2004, p. 1745, § 3, effective June 4, 2004.) 

(k.5)  The existence of health, safety, or welfare factors requiring high levels of 
municipal services or substantial physical underutilization or vacancy of sites, 
buildings, or other improvements; or 

(l)  If there is no objection by the property owner or owners and the tenant or 
tenants of such owner or owners, if any, to the inclusion of such property in an 
urban renewal area, "blighted area" also means an area that, in its present 
condition and use and, by reason of the presence of any one of the factors 
specified in paragraphs (a) to (k.5) of this subsection (2), substantially impairs or 
arrests the sound growth of the municipality, retards the provision of housing 
accommodations, or constitutes an economic or social liability, and is a menace 
to the public health, safety, morals, or welfare. For purposes of this paragraph (l), 
the fact that an owner of an interest in such property does not object to the 
inclusion of such property in the urban renewal area does not mean that the 
owner has waived any rights of such owner in connection with laws governing 
condemnation. 

Determining whether blight factors exist within such an Urban Renewal Area is a 
legislative determination made by the City Council of the municipality.  Once such 
determination is made, the blighting factors are determined to exist for all properties 
within the Urban Renewal Area. 
 
Urban Renewal Plans 
Within Louisville, there are two Urban Renewal Areas under the jurisdiction of the LRC.  
They are the Highway 42 Urban Renewal Area and the 550 S. McCaslin Urban 
Renewal Area.   
 
The Highway 42 Revitalization Area was established in 2006 by the City Council by 
Resolution 37-2006.  Nine (9) blight factors were determined present for the Highway 42 
area.  They are: 

a) Slum, deteriorated, or deteriorating structures;  
b) Predominance of defective or inadequate street layout;  
c) Faulty lot layout in relation to size, adequacy, accessibility, or usefulness;  
d) Unsanitary or unsafe conditions;  
e) Deterioration of site or other improvements;  
f) Unusual topography or inadequate public improvements or utilities;  
h) The existence of conditions that endanger life or property by fire or other 

causes;  
i) Buildings that are unsafe or unhealthy for persons to live or work in because of 

building code violations, dilapidation, deterioration, defective design, physical 
construction, or faulty or inadequate facilities;  

j) Environmental contamination of buildings or property;  

http://www.louisvilleco.gov/home/showdocument?id=846
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k.5) The existence of health, safety, or welfare factors requiring high levels of 
municipal services or substantial physical and underutilization of vacancy of 
sites, buildings, or other improvements.  

 
The 550 S. McCaslin Urban Renewal Area was established in 2015 by the City Council 
by Resolution 58-2015.  Four (4) blight factors were determined present for the 55 S. 
McCaslin area.  They are: 

a) Faulty lot layout in relation to size, adequacy, accessibility, or usefulness;  
b) Deterioration of site or other improvements;  
c) Defective or unusual conditions of title rendering the title nonmarketable;  
d) The existence of health, safety, or welfare factors requiring high levels of 

municipal services or substantial physical underutilization or vacancy of sites, 
buildings, or other improvements. 

 
Urban Renewal Plans are documents that lay out the qualifying conditions, objectives, 
implementation, and financing tools for the LRC to implement. 
 
City/LRC Cooperation Agreement 
When the City approved the initial Urban Renewal Plan for the Highway 42 Area the 
City also approved a Cooperation Agreement between the City and the LRC, which 
Agreement was amended and restated in 2015. Highlights of the Amended and 
Restated Cooperation Agreement include: 

 The City provides administrative and legal support services to the LRC in 
connection with its operations. 

 The LRC’s budget must be submitted to the City Council for review and approval 
prior to LRC adoption each year. 

 Any LRC expenditure not included in its annual budget must be reviewed and 
approved by the City Council. 

 Prior to issuing bonds (or any other capital financial obligation or financial 
obligation extending beyond the end of the current fiscal year) must be approved 
by resolution adopted by a majority of the City Council finding the City’s interests 
in connection with such bonds or other obligations are adequately protected. 

 As provided in the Urban Renewal Plan, the City Council must approve allocation 
of any municipal sales tax increment. 

 Also as provided in the Urban Renewal Plan, the City Council must approve by 
resolution any redevelopment agreement or other contract with developers or 
property owners. 

 
Tri-Party Agreement with the City, LRC, and Boulder County 
When the Highway 42 Urban Renewal Plan was approved, a Tri-Party Agreement 
among the City, LRC, and Boulder County was executed to commit a portion of the TIF 
revenues back to the County during the life of the TIF collection period (25 years).  The 
original agreement committed to the LRC paying to the County 14.3% of annual TIF 
revenues starting January 1, 2015, not to exceed $6,150,000 in total payments to the 

http://www.louisvilleco.gov/home/showdocument?id=7722
http://www.louisvilleco.gov/home/showdocument?id=844
http://www.louisvilleco.gov/home/showdocument?id=842
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County.   There is a renegotiation clause in the agreement that states if the County does 
not enter into a similar agreement with another Boulder County municipality within the 
first 7 years of the Plan, the County reimbursement percentage changes to 7.15% of 
TIF revenues and maximum payment is $3,075,000.   
 
Property Tax Increment Financing 
Tax Increment Financing (TIF) is a unique mechanism that enables an urban renewal 
authority or board to use the net new tax revenues generated by projects within a 
designated urban renewal area to help finance future improvements. TIF is new source 
of tax revenue, not an additional tax, which would not be available but for the increased 
property value that is largely attributable to the new investment. When a redevelopment 
project is being planned, the urban renewal authority or board analyzes how much 
additional property and/or sales taxes may be generated once it is completed. That “tax 
increment” then can be used by the urban renewal entity either to finance the issuance 
of bonds or to reimburse developers for a portion of their project costs. In either case, 
the new tax revenue that is created must be used for improvements that have a public 
benefit and that support the redevelopment effort by eliminating blight, such as site 
clearance, streets, utilities, parks, the removal of hazardous materials or conditions, or 
site acquisition. (Source: Denver Urban Renewal Authority) 
 
Property tax increment financing has been implemented for the Highway 42 Area, but 
not for the 550 S. McCaslin area. 
 
Sales Tax Increment Financing 
Urban Renewal Law also allows for Authorities to collect the increase of sales taxes 
generated within an Area above the base amount established when the area was 
established.  Similar to property tax increment, sales tax increment funds can go 
towards projects that meet the requirement of the Urban Renewal Plan.   
 
Sales tax increment financing is not available in either urban renewal area in Louisville.  
 
Eminent Domain 
Another power Authorities may use is the ability to acquire private property through 
eminent domain if the Authority (and in Louisville, also the City Council) finds it is 
necessary for the “public good” and usually as a last resort.   Most municipalities are 
extremely reluctant to use their eminent domain powers for many reasons, not the least 
of which is the lengthy acquisition and negotiation process. 
 
LRC Financial Assistance 
In 2013, the LRC established an application for assistance for property owners to 
request the LRC’s help in completing a project.  The application envisions two ways in 
which the LRC can assist a development: 
 

 Infrastructure Projects 
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Assistance is generally provided to projects for public infrastructure improvements 
needed to facilitate the revitalization of property within the Urban Renewal Area.  
Typical public infrastructure investments may include but are not limited to unifying 
streetscape elements, improving access and circulation, improving streets and parks, 
providing for railroad corridor improvements and grade separation, providing for parking, 
completing utilities.  The infrastructure can be either public infrastructure or 
infrastructure that is privately owned, but needed to enhance the public benefit of the 
project. 
 
The LRC has completed three major infrastructure investments to date.  They include 
the South Street Pedestrian Gateway, the Delo area public infrastructure, and the 
Alfalfa’s/Centre Court apartments sidewalk and on-site detention project.  The LRC 
utilizes an Urban Renewal Assistance Application for property owners to request 
assistance for their project.   
 

 Direct Financial Assistance 
LRC assistance can also come in the form of direct financial assistance to achieve 
financial feasibility for the project.  If a project requests direct financial assistance, 
additional information is required of the applicant to determine whether the project 
needs it.  Project seeking direct financial assistance uses the same application as for 
public infrastructure, except for the added requirement to provide financial information 
showing the project will not occur but for the assistance.  
 
Several Colorado municipalities have provided direct assistance to private 
developments.  Through conversations with colleagues running other authorities or 
doing research on websites, the following is a list of such projects spurred by TIF 
assistance directly: 

 Colorado National Bank in Denver – Restoration and redevelopment of the 
historic building into a luxury hotel.  $10,000,000 TIF reimbursement assistance 
to the project. 

 2460 Welton development in Denver – redevelopment of a vacant lot into a 
residential and retail mixed use building.  $1,350,000 in developer 
reimbursement through property tax TIF. 

 Marriott in Colorado Springs - $15,000,000 TIF bond to construct a parking 
structure for a new Marriott property. 

 Cannon Mine Café and The Post in Lafayette – tenant improvement assistance 
through existing TIF revenues 

 Hilton Garden Inn in Arvada - $3,200,000 in land contribution and lodging tax 
revenues 

 Arvada Ridge Marketplace – $6,670,000 Sales and Property Tax Pledge to 
encourage the redevelopment 

 
The decision to approve a TIF agreement for a project is not a part of the Planned Unit 
Development (PUD) process.  The PUD process relates to whether the project meets 

http://www.louisvilleco.gov/home/showdocument?id=22682
http://www.louisvilleco.gov/home/showdocument?id=22682
http://renewdenver.org/projects/colorado-national-bank/
http://renewdenver.org/projects/2460-welton/
https://www.csura.org/tejon-and-costilla-urban-renewal-plan.html
http://arvadaurbanrenewal.org/projects/hilton-garden-inn/
http://arvadaurbanrenewal.org/projects/arvada-ridge-market-place/
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the regulatory requirements (e.g. zoning, design, layout) within the City’s codes and 
ordinances.  The discussion of approving financial assistance through Urban Renewal is 
legislative and independent of the PUD process.  An assistance agreement can be 
considered at any time during the PUD approval process, if the project needs a PUD 
approval.  To date, all approved assistance agreements were considered either 
concurrent or after a project’s development/PUD process.    
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Urban Renewal in Louisville

Louisville Revitalization Commission
April 8, 2019

• Urban Renewal Law
– Purpose
– Formation
– Powers
– Tax Increment Financing

• Determining Blight
– Conditions Survey
– Blighting Factors

• (a) Slum, deteriorated, or deteriorating structures;
• (b) Predominance of defective or inadequate street 

layout;
• (c) Faulty lot layout in relation to size, adequacy, 

accessibility, or usefulness;
• (d) Unsanitary or unsafe conditions;
• (e) Deterioration of site or other improvements;
• (f) Unusual topography or inadequate public 

improvements or utilities;
• (g) Defective or unusual conditions of title rendering the 

title nonmarketable;

• (h) The existence of conditions that endanger life or 
property by fire or other causes;

• (i) Buildings that are unsafe or unhealthy for persons to 
live or work in because of building code violations, 
dilapidation, deterioration, defective design, physical 
construction, or faulty or inadequate facilities;

• (j) Environmental contamination of buildings or 
property;

• (k.5) The existence of health, safety, or welfare factors 
requiring high levels of municipal services or substantial 
physical underutilization or vacancy of sites, buildings, or 
other improvements; or
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• Highway 42 Urban Renewal Plan
– Blight Factors
– Purpose
– Objectives
– Implementation 
– Property Tax TIF
– Eminent Domain through Urban Renewal

• Super majority

• City/LRC Cooperation Agreement
– Support Services
– Approval of LRC Budget
– Approving Agreements, Bonds, other financial 

commitments
– LRC and City Council as separate

• Agreement with County
– Shareback of TIF revenues

• Originally 14.3% of revenue starting in 2015
• Reduces to 7.15% as no other municipality did a similar 

agreement

• Urban Renewal Tools
– Tax Increment Financing

• Property Tax
• Sales Tax 

– (requires additional authorization by City Council)

• Facilitating Projects
– Infrastructure
– Direct Financial Assistance
– Other methods
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REVITALIZATION COMMISSION 
 

SUBJECT: DISCUSSION WITH CITY COUNCIL MAY 14, 2019  
 
DATE:  APRIL 8, 2019 
 
PRESENTED BY: AARON M. DEJONG, ECONOMIC DEVELOPMENT 
 
SUMMARY: 
The Louisville Revitalization Commission (LRC) is scheduled to have a discussion with 
the City Council at a Special Meeting on May 14, 2019 at 7:00 pm.  Staff would like 
input from the LRC as to what topics you would like to discuss with the City Council at 
the meeting.  Some ideas could include: 
 

 Work in 2018 and 2019 

 Status of Delo TIF Bonds 

 TIF Projection Sheet 

 Criteria for LRC Assistance (discussion topic later in the agenda) 

 Areas of collaboration 

 Future budget items of interest 

 Other topics? 
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REVITALIZATION COMMISSION 
 

SUBJECT: CRITERIA FOR CONSIDERING DIRECT FINANCIAL 
ASSISTANCE APPLICATIONS  

 
DATE:  APRIL 8, 2019 
 
PRESENTED BY: AARON M. DEJONG, ECONOMIC DEVELOPMENT 
 
SUMMARY: 
At the March 19, 2019 City Council meeting when they considered the TIF Rebate 
Agreement for Terraces on Main, City Council was interested in developing a set of 
criteria for the LRC to use when considering applications for direct financial assistance 
to projects through a TIF rebate agreement structure. 
 
Staff, with assistance from Commissioner Lipton, prepared the attached initial draft of 
review criteria for TIF rebate agreements.  The LRC can use this draft as an initial 
discussion and provide input into changes or additional items to consider in the 
document. 
 
ATTACHMENTS: 
1) April 4, 2019 Draft LRC Criteria 
 
 



DRAFT Version 04/04/2019 
 

LOUISVILLE REVITALIZATION COMMISSION 
Property Tax Increment Financing Rebate  

Assistance Policy  
 
Implementation Date: ______________ 
 
Introduction: 
The Louisville Revitalization Commission (“LRC”) is the Urban Renewal Authority for the 
City of Louisville, Colorado (“City”).  The LRC’s mission includes implementing the 
Highway 42 Revitalization Area Urban Renewal Plan (“Plan”) which was adopted by the 
City of Louisville in December 2006.   
 
The purpose of the Plan is to reduce, eliminate and prevent the spread of blight within 
the Urban Renewal Area (“URA”) and to stimulate growth and reinvestment within the 
Area boundaries, on surrounding blocks and throughout the Louisville downtown 
business district.  
 
Policy on Use of Property Tax Increment Rebates: 
It is the principal goal of the urban renewal effort to afford maximum opportunity, 
consistent with the sound needs of the City as a whole, to redevelop and rehabilitate the 
Area by private enterprise.   
 
However, in unique situations, and on a case-by-case basis, in the sole and absolute 
discretion of the LRC and the City, certain forms of financial and other economic 
assistance may be awarded to a private property owner to undertake projects to 
redevelop or rehabilitate properties contained in the Area.  Projects that are awarded 
support must demonstrate that they would provide exceptional and unique public 
benefits to qualify and would not be reasonably expected to be feasible without City 
financial or other economic support. 
 
Property Tax Increment Rebates for Private Development: 
It is the policy of the LRC and the City that consideration may be given to requests for 
financial assistance by the use of property tax increment rebates to private property 
owners within the LRC authority to collect incremental property taxes from taxable new 
construction in the Area and to provide assistance to projects meeting the goals and 
objectives in the Highway 42 Urban Renewal Plan and which are also deemed to be in 
the best interests of the City.  
 
To be considered for assistance, proposed projects must support the overall goals of 
the City and the Plan which specifically include promoting an environment which allows 
for a range of uses and product types which can respond to market conditions over time 
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along with furthering the goals and objectives of the Louisville Comprehensive Pan; 
Highway 42 Framework Plan and other relevant policies, while leveraging the 
community’s investment in public improvement projects in the Area. 
 
In addition, proposed projects must address at least several of the objectives outlined in 
the Plan.  Those objectives include: 
 

A. Eliminate and prevent blight  
B. Improve relationship between the URA and surrounding areas  
C. Increase property values  
D. Provide uses supportive of and complementary to planned improvements  
E. Encourage a mix of uses and/or mixed-use projects  
F. Promote a variety of products to address multiple income segments  
G. Provide ease of vehicular and pedestrian circulation and improve connections  
H. Encourage continued presence of businesses consistent with the plan vision  
I. Provide a range of financing mechanisms for private property re-investment and 

investment  
J. Mitigate impacts from future transportation improvements  
K. Encourage public-private partnerships to implement the plan  
L. Adjust parking ratios to reflect future densities  
M. Encourage shared parking among projects in the area  
N. Develop higher design standards including flexible lighting and signage 

standards  
O. Landscape streetscapes to unify uses and plan components. 

 
As specifically related to the use of property tax increment financing, a proposed 
project must clearly demonstrate that the project will provide the clear and present 
potential to generate substantial increases to the property tax values directly 
attributable to the project which could support the sharing of the incremental 
property tax increments between the property owners and the LRC. 

 
Criteria for Evaluation 
 
After a property owner submits an application for property tax increment rebate 
assistance, the project will be evaluated on criteria that include, but are not limited to: 
 

1. The ability to stimulate growth and reinvestment in the URA 
2. The elimination or prevention of blight in the URA 
3. The magnitude of positive effect caused by the project 
4. The need for public assistance to complete the project 
5. The economic benefits to the community from the project  
6. The effect of the project on surrounding property 
7. The increase in property value created from the project 

 
In addition to the criteria listed above, the LRC will give special consideration to projects 
that will also provide potential sales and other forms of tax revenue increases to the City 
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and/or other significant community benefits, which might include but would not be 
limited to providing outdoor and indoor public spaces, public art, affordable housing, 
transportation infrastructure improvements, (add additional community benefits 
possibilities). 
 
The LRC and the City will not typically award a property tax increment rebate towards 
any particular project that exceeds 50% of the tax increment for period longer than five 
(5) years from the first collection of the incremental property taxes attributable to the 
project.  However, for projects that provide extraordinary community benefits and that 
will generate substantial additional sales and other taxes for the City, the LRC and the 
City may consider awarding up to a 90% property tax increment rebate for a period of 
up to ten (10) years.  
 
A property tax increment award shall automatically expire if the property is sold or 
transferred by the applicant to a non-related entity. 
 
Applicants for tax increment property tax rebates or other financial assistance must first 
obtain the City’s required land-use approvals for the project prior to receiving approval 
by the LRC and the by the City for the financial assistance. 
 
Applicants must submit all pertinent project financial information related to the project 
and the developer organization, including estimated development costs and a financing 
and operating plan.  All financial information will be subject to a City-appointed third-
party review by a qualified appraiser and/or real estate consultant. 
 
All information submitted to the LRC or to the City is subject to public disclosure 
consistent with the requirements of the Colorado Open Records Act, the City of 
Louisville Charter, and related City, policies and ordinances. 
 
The application for property tax increment rebate assistance may be found on the City’s 
website at the following address: 
 
http://www.louisvilleco.gov/home/showdocument?id=22682 
 
 
Contact Information  
For additional information on Louisville’s Urban Renewal assistance options, please 
contact Aaron DeJong at 303.335.4531 or aarond@louisvilleco.gov. 

http://www.louisvilleco.gov/home/showdocument?id=22682
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LOUISVILLE REVITALIZATION 
COMMISSION 

SUBJECT: DELO LOFTS WEST/EAST PUBLIC INFRASTRUCTURE 
APPLICATION FOR ASSISTANCE 

 
DATE:  APRIL 8, 2019 
 
PRESENTED BY: AARON M. DEJONG 
 
SUMMARY: 
Foundry Builders, Inc. has submitted an application for assistance from the Louisville 
Revitalization Commission for public infrastructure improvements to facilitate the Delo 
Lofts West project and a future Delo Lofts East project.  This memorandum analyzes 
the project with the existing review structure, estimates the potential TIF revenues, 
discusses the relationship to existing financial commitments, and provides discussion 
topics for the LRC to consider. 
 
Staff requests an initial LRC discussion about the project whether to advance the 
project for further discussion and review. 
 
BACKGROUND: 
Foundry Builders is working on a redevelopment of two properties within the Highway 
42 Core Area boundary, Delo Lofts West and Delo Lofts East. 
 
Delo Lofts West is a 1.85 acre project directly to the east of Cannon Street and south of 
Griffith Street.  A Planned Unit Development (PUD) was approved by City Council on 
December 6, 2016 and consists of 33 apartments and 8 live-work housing units. 
 
Delo Lofts East is a proposed redevelopment of a 2.4 acre parcel directly adjacent to 
Highway 42 between the Old Style Sausage and Louisville Tire Center parcels.  
Proposed used include a 45 room boutique hotel and 11,500 sf of retail/restaurant 
space and 115 parking stalls adjacent to Highway 42.  The project has not submitted 
plans to the City of Louisville for PUD review. 
 
Foundry Builders is requesting $1,225,500 in public infrastructure assistance by way of 
an increased allotment of the Core Area TIF bonds with the same terms as the original 
bonding (7% interest rate).    
 
DISCUSSION: 
The LRC with previous applications have reviewed projects based on it furthering the 
following three goals: 

 Removing Blight Factors 

 Effect on Property Values 

 Advancement of the Urban Renewal Area 
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Below is an analysis of each goal. 
 
Removing Blight Factors 
The 2005 Louisville Highway 42 Revitalization Area Conditions survey identified 
properties that contributed to the blight conditions which were present in the area.  
Those blight conditions are as follows: 

a. Deteriorating Structures 
b. Faulty Street Layout 
c. Faulty Lots 
d. Unsanitary/unsafe Conditions 
e. Deteriorating Site or other improvements 
f. Unusual Topography or Inadequate Public Improvements 
h. Danger to Life or Property from Fire or Other Causes 
k.5 High Service Requirements or Site Underutilization 

 
The 2006 Conditions Survey found several blight conditions upon the property. The 
factors include: 

b. Faulty Street Layout 
c. Faulty Lots 
f.  Unusual Topography or Inadequate Public Improvements 
h.  Danger to Life or Property from Fire or Other Causes 

 
Staff believes the approved and proposed redevelopments eliminate the blighting 
conditions which were noted for the properties.  Foundry Builder’s application goes into 
detail on their reasons the projects address the blighting factors. 
 
Effect of Project on Property Values 
The projects when completed will have significant positive impact to its property value. 
 
The following are the assumptions of valuing the property after the Delo Lofts West 
(residential) project is completed: 
 
 Value per unit Total Value 
Per unit value of apartments: $325,000 $10,725,000 
Per square foot value of commercial: $800,000 $  6,400,000 
  $17,125,000 
 
The following are the assumptions of valuing the property after the Delo Lofts East 
(hotel and retail) project is completed: 
 
 Value per sf/unit Total Value 
Per unit value of Retail: $200 $  2,300,000 
Per hotel unit: $350,000 $15,750,000 
  $18,050,000 
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Staff Estimated Total Value if both projects are constructed = $35,175,000 
 
The total annual TIF generated from Delo Lofts West at full buildout would be $94,000 
per year in 2021.  The total annual TIF generated from Delo Lofts East at full buildout 
would be $83,000 per year in 2023.  Attached is staff’s estimate of TIF revenue for each 
project.  The applicant’s TIF estimate is different from staff’s estimate. Actual valuations, 
after construction, could be very different than either estimate anticipates. 
 
After accounting for the Intergovernmental Agreements that obligate portions of the 
future TIF revenue of the LRC, both the West and East redevelopments are estimated 
to generate $161,000 per year in unobligated revenues in budget year 2023.   
 
Advancement of the Urban Renewal Area 
These projects are the following phases for the Delo redevelopment project and will 
complete a majority of the improvements along the new Cannon Street right of way.  
The new retail and hotel businesses to occupy the Delo Lofts East site will generate 
new sales tax revenue for the City. 
 
Staff believes this project meets the three review criteria to be considered for 
assistance. 
 
Analysis of Infrastructure Costs 
Foundry Builders provided budgetary figures for the improvements to the area 
infrastructure needed for both projects.  The cost breakdown by category are as follows: 

 
 
The developer has not provided detailed descriptions of the specific infrastructure 
desired, so staff will still need to analyze the request whether the infrastructure only 
services this property or if the improvements are more regional infrastructure benefitting 
more than just the proposed developments. 
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Relation to the Core Area Bonds 
The Core Area TIF bonds issued in 2014 have these properties as part of the subarea 
for repayment purposes. The TIF generated by these properties are already committed 
as the revenue source to pay down the bonds.  Should the LRC want to provide the 
requested assistance, changes may be needed to the bond documents to remove these 
projects from the subarea. 
 
Initial discussion topics for the LRC 
For an initial discussion, staff has the following questions for the LRC to consider. 
1) Should the Delo Lofts West / East projects be considered for assistance? 
2) Should the West and East projects be treated separately or together, given each are 
on differing approval and development timelines? 
3) Should the TIF assistance come upfront as requested, or through a rebate structure 
over time?  
 
RECOMMENDATION: 
Staff is requesting an initial LRC discussion to provide input into further information 
desired to fully evaluate the request. 
 
ATTACHMENT(S): 

1. Delo Lofts Application for Assistance 
2. Staff TIF Analysis 

 









































Delo Lofts east
TIF Estimate

2017 estimated value 1,804,880       
new value 5,234,500       as of Jan 1, 2023
County Payment % 7.15%
Staff Payment % 3%
Mill Levy 89.339            
Organic Value Appreciation 3%
Comm Assessment Rate 29%
Retail value psf 200                  
Hotel value per unit 350,000          
Hotel units 45                    
retail sf 11,500            

Valuation Year 2018 2019 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031
Tax Year 2019 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032
Base Valuation 1,804,880       1,859,026 1,914,797 1,972,241 2,031,408 2,092,351 2,155,121 2,219,775 2,286,368 2,354,959 2,425,608 2,498,376 2,573,327 2,650,527 
New Construction Valuation 1,804,880       1,859,026 1,914,797 1,972,241 5,234,500 5,391,535 5,553,281 5,719,879 5,891,476 6,068,220 6,250,267 6,437,775 6,630,908 6,829,835 

Estimated TIF Revenue -                  -             -             -             82,987       85,476       88,041       90,682       93,402       96,204       99,090       102,063    105,125    108,279    
LESS:
County Payment -                  -             -             -             5,934         6,112         6,295         6,484         6,678         6,879         7,085         7,298         7,516         7,742         
Staff Payment -                  -             -             -             2,490         2,564         2,641         2,720         2,802         2,886         2,973         3,062         3,154         3,248         

TOTAL
Subtotal -                  -             -             -             74,564       76,800       79,104       81,478       83,922       86,440       89,033       91,704       94,455       97,289       854,787  



Delo Lofts West
TIF Estimate

2018 estimated assessed value 171,069       
new value 1,233,000    as of Jan 1, 2021
County Payment % 7.15%
Staff Payment % 3%
Mill Levy 89.339         
Organic Value Appreciation 3%
Res Assessment Rate 7.2%
Comm Assessment Rate 29%
Apartment Unit Value Start 325,000       33
Live Work Unit Value Start 800,000       8

Valuation Year 2018 2019 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031
Tax Year 2019 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032
Base Valuation 171,069       176,201     181,487     186,932     192,540     198,316     204,265     210,393     216,705     223,206     229,902     236,800     243,903     251,221     
New Residential Valuation 171,069       176,201     1,233,000  1,269,990  1,233,000  1,269,990  1,308,090  1,347,332  1,387,752  1,429,385  1,472,266  1,516,434  1,561,928  1,608,785  

Estimated TIF Revenue -                -              93,941       96,759       92,954       95,742       98,615       101,573     104,620     107,759     110,992     114,321     117,751     121,283     
LESS:
County Payment -                -              6,717         6,918         6,646         6,846         7,051         7,262         7,480         7,705         7,936         8,174         8,419         8,672         
Staff Payment -                -              2,818         2,903         2,789         2,872         2,958         3,047         3,139         3,233         3,330         3,430         3,533         3,639         

TOTAL
Subtotal -                -              84,406       86,938       83,519       86,024       88,605       91,263       94,001       96,821       99,726       102,718     105,799     108,973     1,128,795     
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