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Planning Commission 
December 12, 2019 

City Hall, Council Chambers 
749 Main Street 

6:30 PM 
  

 For agenda item detail see the Staff Report and other supporting documents  
included in the complete meeting packet. 

 

Public Comment will be limited to three (3) minutes per speaker.   
 

1. Call to Order 

2. Roll Call 

3. Approval of Agenda  

4. Approval of Minutes  

a. November 14, 2019 Minutes 

5. Public Comment on Items Not on the Agenda  

6. New Business – Public Hearing Items 

a. The Business Center at CTC Replat J Final Plat and Final PUD: A 
request for approval of a Final Plat to consolidate two lots into one, and 
approval of a Final Planned Unit Development to allow construction of a 
84,000 sf flex industrial structure and associated site improvements at 
1875 Taylor Ave. (Resolution 18, Series 2019)   

 Applicant: RVP Architecture 

 Case Manager: Harry Brennan, Planner II 
 

b. 824 South Street Special Review Use: A request for approval of a 
Special Review Use to allow Use Group #8: Hotels or motels including 
restaurants and other incidental commercial uses inside the principal 
building. (Resolution 20, Series 2019)   

 Applicant: Hartronft Associates, p.c. 

 Case Manager: Lisa Ritchie, Senior Planner 
 

c. Coal Creek Corporate Center 1 PUD Amendment Extension: A request 
for a three-year extension of the approval of the Coal Creek Corporate 
Center 1 PUD Amendment A (Resolution 21, Series 2019)   

 Applicant: Davis Partnership Architects 

 Case Manager: Lisa Ritchie, Senior Planner 
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d. DeLo Lofts PUD Extension: A request for a three-year extension of the 
approval of the DeLo Lofts PUD (Resolution 22, Series 2019)   

 Applicant: Marathon Construction Management 

 Case Manager: Lisa Ritchie, Senior Planner 
 

7. Planning Commission Comments  

8. Staff Comments 

9. Items Tentatively Scheduled for the regular meeting January 9, 2020: 

 Planning Commission 2020 work plan 

 Nawatny Ridge General Development Plan and Comprehensive Plan 
Amendments 

 

10. Adjourn  
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Planning Commission 
Meeting Minutes  

November 14th, 2019 
City Hall, Council Chambers 

749 Main Street 
6:30 PM 

 
Call to Order – Chair Brauneis called the meeting to order at 6:31 PM.  
 
Roll Call was taken and the following members were present: 
 

Commission Members Present: Steve Brauneis, Chair  
Tom Rice, Vice Chair  
Keaton Howe 
Jeff Moline 
Dietrich Hoefner 
Debra Williams 

Commission Members Absent: None. 
Staff Members Present: Rob Zuccaro, Dir. of Planning & Building  

Amelia Brackett Hogstad, Planning Clerk 
  

APPROVAL OF AGENDA 
Howe moved and Williams seconded a motion to approve the November 14th, 2019 
agenda. Motion passed unanimously by voice vote.  
  

APPROVAL OF MINUTES 
Moline moved and Howe seconded a motion to approve the October 10th, 2019 
minutes. Motion passed unanimously by voice vote.  
 

PUBLIC COMMENTS ON ITEMS NOT ON THE AGENDA 
None. 
 

NEW BUSINESS – PUBLIC HEARING ITEMS 
Centennial Valley General Development Plan Amendment; Lots 2 and 3, Parcel O, 
Filing 7: A request for an amendment to the Centennial Valley General Development 
Plan concerning allowed uses and densities at 550 S. McCaslin Blvd. and 919 W. Dillon 
Rd. (Resolution 19, Series 2019) 

 Applicant: Seminole Land Holding, Inc., Centennial Valley Properties I, LLC 

 Case Manager: Rob Zuccaro, Director of Planning and Building Safety 

All required public notice was met. 
 
Zuccaro presented the background for the amendment. The properties consist of two 
lots within one parcel of the Centennial Valley GDP from 1983, which originally included 
commercial, retail and residential uses. Zuccaro noted that there have been long-term 
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vacancies in the area. In June, staff presented a study to the Commission that showed 
the market changes brought on by e-commerce and competing developments, which 
indicated that there was limited retail development potential. That zoning proposal had 
requested open space, commercial, and residential. Zuccaro explained that Ascent 
Church had Lot 2 under contract, which meant that it might not be necessary to go 
ahead with the plan that staff presented in June. The current proposal supports 
additional uses and allows for pad sites for entertainment, offices, and the like, which 
required an increase in FAR. Zuccaro noted that any of those developments would have 
to come through a PUD process.  

Zuccaro described the main elements of the GDP Amendment: 

 Add Indoor Commercial Amusement/Entertainment to Allowed Uses 

 Increase Maximum FAR from .2 to .3 

Zuccaro described the fiscal analysis comparing full retail of existing buildings, which 
had not been the situation for 10 years and was unlikely to occur again, and the 
redevelopment scenario. He described the assumptions in that scenario. The analysis 
showed that with the full retail, there would be a net positive of $24 million and with the 
redevelopment scenario it would be a net positive of $5 million.  
 
Zuccaro presented the fiscal analysis, which used full retail of existing buildings for 
comparison to the redevelopment scenario. He noted that full retail in the existing 
buildings had not been the situation for 10 years and was unlikely to occur again. 
Zuccaro also described the traffic study. Staff recommended a condition that future 
applicants provide a traffic study update or certification with any future PUDs and that 
proposed development continues to comply with Fehr and Peers study from March 
2019.  
 
Staff recommends approval of Resolution 19, Series 2019.  
 
Brauneis asked for conflicts of interest. Seeing none, he asked for questions of staff. 
 
Rice asked about the indoor commercial amusement/entertainment use category. 
 
Zuccaro replied that there was a definition for commercial amusement, which he would 
look up. He noted that the commercial amusement use was in effect in other areas of 
the city. 
 
Moline asked what use the church would fall under, if it could be called an institutional 
use, and how the Comprehensive Plan addressed institutional use. 
 
Zuccaro replied that churches were specifically called out under allowed uses. He 
added that the City wanted to supplement the list of commercial uses. 
 
Howe asked how staff landed on the FAR recommendation. 
 
Zuccaro replied that the FAR limited the amount of development on the property and the 
design guidelines addressed height restrictions. A restaurant would likely be between 
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2,000 and 3,000 square feet and a drug store would be about 15,000 square feet, both 
of which were likely types of developments. 
 
Howe asked if FAR limited height. 
 
Zuccaro replied that the FAR did not limit height at all. If they came in with a lot of 
restaurants, there would be more parking demand for that, so they might be able to 
negotiate parking and height based on use. They could go up to 35 feet with two stories 
or a very shallow three stories. Zuccaro noted that staff was also working on the design 
guidelines. 
 
Hoefner asked how the FAR went from .5 to .2 in the past. 
 
Zuccaro replied that he did not know, but there had been limitations based on highway 
capacity and FAR probably played into an overall development cap. Once US 36 turned 
into more lanes, the City could lift the cap.  
 
Hoefner asked if we should be considering going back to .5. 
 
Zuccaro replied that .3 was the right place to be, given the nature of development in the 
area, and that even .3 could be hard to reach. 
 
Brauneis asked about the three scenarios presented in June and the corresponding net 
fiscal impacts. He noted that the goal was to preserve the tax base, which this was not 
accomplishing. 
 
Zuccaro replied that additional FAR would allow for additional development within the 
periphery of the lots, which could help revitalize the area and bring investment, possibly 
bringing in sales tax. The baseline against which the impact was being measured was 
the current state of re-tenanting and vacancy. Zuccaro described it as a net gain.  
 
Brauneis asked about the previous fiscal model from June. 
 
Zuccaro replied that it was the same economic model, but with different factors. For 
example, the proposed scenario included the 60,000 square-foot non-profit among its 
existing buildings, which the previous iteration had not accounted for.  The EPS fiscal 
analysis also included all development on all lots in Parcel O and not just Lots 1 and 2. 
He explained that the model was a snapshot in time based on a lot of assumptions and 
the impact over 10 years could vary widely. He restated the goal of the amendment, to 
include more uses in the area that would help redevelop the area. 
 
Brauneis wondered about the shelf life of these retail models. The increased FAR might 
provide a short-term boost, but he asked what the long-term impact would be. 
 
Zuccaro replied that the proposal in June had tried to take a longer view, but the new 
proposal took into account what the property owners intend to develop.    
Brauneis noted that the previous model delivered a lot more with small town values and 
the tax generation potential.  
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Howe asked if the GDP amendment redevelopment assumed that all the square 
footage was filled. 
 
Zuccaro confirmed, but noted that those were assumptions in the model. Because this 
was a GDP and not a PUD, the City did not know what the property owners planned to 
do. He explained that this scenario maximized the square footage.  
 
Jeff Sheets with Koelbel and Company, 5291 East Yale Avenue in Denver, shared that 
the amendment was additive to what was already in place. The proposal was basically 
the same as in June, minus the residential component. He noted that .3 was not a 
dense development. The current FAR was at about .25 to .3 in Centennial Valley. The 
additional FAR would allow them more flexibility in development and to put a couple pad 
uses, which would be tax-generating. He added that the PUD process would also 
ensure that the Commission would review any future developments. 
 
Brauneis asked if he would be amenable to reviewing and re-creating the traffic study. 
 
Sheets replied that they were happy to look at the traffic study again with the new .3 
FAR. 
 
Moline asked if these changes would make finding tenants easier. 
 
Sheets replied that it was still hard. An 86,000 square-foot box was difficult to fill 
especially with the depth of the building since it was hard to carve up into different 
pieces. He noted that the residential component would have made development easier, 
but it had not been received well by Louisville and so they had taken it out. 
 
Moline asked if the applicant was planning to retain the development or sell the 
property.  
 
Sheets said that his company never says never, but their plan was to redevelopment 
and re-tenant it. He noted that it was hard and expensive to knock down a building of 
that size.  
 
Hoefner asked if .3 was right. 
 
Sheets replied that he did not think .5 would be happen in Louisville and he did not think 
it was necessary.  
 
Rice asked for examples in the entertainment use. 
 
Sheets gave some examples, including trampoline parks, which were usually 30-35,000 
square feet, and indoor skiing. He stated that there were no deals done, but Kohl’s was 
gone.  
 
Jim Candy, pastor at Ascent Church, 516 Country Lane in Boulder, stated that the 
church wanted to be a positive for the City. They did not want to take up space and take 
away money from the City to fund schools and the like. Their plan was to make use of 
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the parts of the building that commercial businesses would not want to use. They were 
familiar with what the citizens of Louisville were asking for – restaurants, public 
gathering spaces – and this was exactly what they were looking for in the planning 
process right now. They wanted to support the small-town value and wanted to bring tax 
dollars in for the City. He noted that they were in talks with a developer and the GDP 
Amendment gave them extra tools to make these things happen.  
 
Brauneis asked about outlots. 
 
Candy replied that they would look at outlots but would need to consider parking as they 
combined different elements.  
 
Zuccaro shared the definition of commercial amusement from the Code:  
 

“Commerial amusement means an enterprise whose main purpose is to 
provide the general public with an amusing or entertaining activity, where 
tickets are sold or fees collected at the activity. Commercial amusements 
include miniature golf courses, arcades, ferris wheels, children’s rides, 
roller coasters, skating rinks, ice rinks, bowling alleys, pool parlors, and 
similar activities.”  
 

Zuccaro noted that entertainment was not defined. Entertainment was a more common 
term now for the same concept as commercial amusement.  
 
Brauneis asked for public comment. Seeing none, he asked for closing statements. 
Seeing none, he requested commissioner comments. 
 
Rice stated that he did not see any downsides. If it gave the property owners more tools 
to fill the space, that was a good thing. In regards to the fiscal impact studies, the sad 
truth was that today the impact was a net zero. He was glad to see that the residential 
component had been removed. 
 
Williams agreed with Commissioner Rice. More uses gave more opportunities to find 
something to fill the space. She wanted to maximize the area and to come a little closer 
to the fiscal impact of the past. She also found that it met the Comprehensive Plan. 
 
Brauneis noted that the Small Area Plan wanted to move away from the superblock 
layouts like this development and he did not know if this amendment would do that. 
 
Williams responded that she did not think this presented enough information to apply 
the Small Area Plan. 
 
Hoefner noted that this was a step toward more flexibility and a greater diversity in uses. 
He suggested that the applicants should come back to the Commission if the parking 
requirements became an issue.    
 
Moline shared Chair Brauneis’s concern that this plan would not further the goals of the 
Small Area Plan. He was in support of the resolution, because it seemed like a 
reasonable step to take to try to preserve the infrastructure that was there now and try 
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to make that work. He noted the sustainability perspective of reusing the existing 
buildings, as well. 
 
Howe noted that the revenue from the area would otherwise be lost and that there was 
value to re-gentrification and to creating of positive energy in this gateway to Louisville. 
He thought that the tenants would benefit the small-town feel of Louisville and had a 
genuine interest in the community.  
 
Brauneis stated that he would be in support of the proposal, but he was concerned that 
the sales tax revenue from entertainment use would be limited. He worried that with 
increased FAR, the City would be freezing this area into what might otherwise be 
higher-performing in terms of tax generation. The proposal worked well from the owner 
perspective, but not necessarily from the tax perspective.  
 
Rice made a motion to approve Resolution 19, Series 2019, to include the condition as 
recommended by staff. Williams seconded. Motion approved unanimously by roll call 
vote.  
 
The Business Center at CTC Replat J Final Plat and Final PUD: A request for 
approval of a Final Plat to consolidate two lots into one, and approval of a Final Planned 
United Development to allow construction of a structure and associated site 
improvements at 1875 Taylor Ave. (Resolution 18, Series 2019) REQUEST TO 
CONTINUE TO DECEMBER 12, 2019 

 Applicant: RVP Architecture  

 Case Manager: Harry Brennan, Planner II 

 
Moline made a motion to continue to December 12th. General second. Approved 
unanimously by voice vote. 
 
Rice asked what was going on with the application. 
 
Zuccaro replied that staff and the applicants were working on building design since the 
application was subject to the CCDSG in the industrial park, which was a higher 
standard. 
 

 
COMMISSIONER COMMENTS 

None. 
STAFF COMMENTS 

None. 
 

ITEMS TENTATIVELY SCHEDULED FOR DECEMBER 12TH, 2019 

 824 South Street SRU Amendment 

 Coal Creek Business Park PUD Extension 

 
Adjourn: Howe moved to adjourn. Williams seconded. Adjourned at 7:29 PM.  
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Planning Commission 
Staff Report 

December 12, 2019 
 

 

 

  

 

VICINITY MAP: 

 
 
SUMMARY: 
The owner, CTC FCM-II, LLC, represented by RVP Architecture, requests approval of a 
Final Plat and a Final Planned Unit Development (PUD) at 1875 and 1923 Taylor 
Avenue to allow construction of a 84,000 sf industrial flex building and associated site 
improvements. 

ITEM: PUPL-0229-2019, PUD-0230-2019 
 

PLANNER: Harry Brennan, Planner II 
 

APPLICANT:  Bob Van Pelt, RVP Architecture 
 

EXISTING ZONING:  PCZD-I 
 

LOCATION: 1875 and 1923 Taylor Avenue 
 

TOTAL SITE AREA: 6.91 Acres 
 

REQUEST:  Approval of Resolution 18, Series 2019 recommending 
approval of request for a Final Plat to consolidate lots and a 
Final Planned Unit Development for Lots 18 & 19, Block 1 of 
The Business Center at CTC.  
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BACKGROUND: 
The City approved The Business Center at CTC plat in 1998. The City has approved a 
number of replats since the original approval; however, none have included Lots 18 and 
19.  The City also approved The Business Center at CTC General Development Plan 
(GDP) in 1998, which established the zoning standards for the properties, including the 
designation of Lot 18 for industrial land uses and Lot 19 for commercial land uses, and 
established use of the Commercial Development Design Standards and Guidelines 
(CDDSG) for both Lots 18 and 19.  
 
In 2019, the City approved The Business Center at CTC GDP Amendment F, which 
changed the allowed land uses for Lot 19 from commercial to industrial and re-
confirmed that both Lots 18 and 19 are subject to the CDDSG.   
 
The GDP’s in effect for the properties along the northern edge of the CTC adjacent to 
Highway 42 require development subject to the CDDSG, with the exception of the 
property to the east at Lot 1, Block 3 (FedEx), which is subject to a hybrid concept 
between the CDDSG and the Industrial Development Design Standards and Guidelines 
(IDDSG). The combined effect of the adopted GDP’s for the northern edge of the CTC 
is a requirement for a higher level of design for buildings along Highway 42. 
 
Figure 1: The Business Center at CTC GDP Amendment F 
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PROPOSAL: 
Final Plat 
The proposed final plat, The Business Center at CTC Replat J, consolidates Lots 18 & 
19 into one. The plat maintains the existing 55’ conservation easement along the 
northern edge of the property, which is in addition to a 55’ outlot (Outlot E) established 
by the original plat, providing a 110’ buffer between the development and the street right 
of way.  Existing development agreements for the property require that the subdivider or 
building owner construct the landscaping in that buffer and the building owner or 
owner’s association maintain the landscaping. The plat also notes existing and 
proposed utility, sidewalk and maintenance easements.  
 
 
 
Figure 2: The Business Center at CTC Replat J 
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Final PUD 
Overview 

The proposal includes construction of an 84,000 sf industrial flex building and 
associated site improvements. As noted above, the GDP requires development on this 
property in conformance with the CDDSG. 
 
This property has three street frontages. The lot is bordered on the north by Highway 
42, the east by CTC Boulevard, and the south by Taylor Avenue. The property to the 
west is Pearl Izumi, and developed with office/R&D uses. The applicant proposes a 
one-story rectangular structure on the lot, with three ingress/egress locations – two from 
Taylor Avenue and one from CTC Boulevard. The building itself is centered on the 
property, spanning what is currently Lot 18 and Lot 19. Parking and paved areas are 
distributed around the building, with planting and landscaping around the edges of the 
property.  
 
The building orients its façade with the main pedestrian entrances and architectural 
interest on the north side to Highway 42. Its rear side with loading access and service 
areas orient south towards Taylor Avenue. The applicant proposed this orientation to 
respond to the intent of CDDSG-level design along Highway 42, and also to optimize 
views for potential building occupants. 
 
Currently, the applicant has not identified an end user or tenant for the building. The 
large rectangular floorplate of the building is intended to be flexible to accommodate 
potential industrial or office uses.  
 
Site Planning 
There is an existing sidewalk along Taylor Avenue and CTC Boulevard, and the site 
plan includes two pedestrian walkways into the site – one on each of the 
aforementioned streets. Throughout the site, there are sidewalks providing pedestrian 
access from parking areas to the building entrances. The applicant proposes bicycle 
parking at the building entrances on the north side of the building, as well as two 
break/seating areas with deck and trellis structures at the southeast and southwest 
corners of the building. Two additional break areas are located on west and north sides 
of the building. 
 
The site plan accommodates drainage with a detention area at the southeast corner of 
the property. The grading plan also provides a flat area within Outlot E that can 
accommodate a planned trail connection traversing the northern portion of the property 
along Highway 42. This matches the bench provided to the east on the FedEx property. 
The plans include a trail connection leading from the building to a landscaped seating 
area on the northern edge of the property, which then can connect to the future trail 
when it is constructed at a later date. 
 
The landscaping plan includes street trees along Taylor Avenue and CTC Boulevard, 
and shrub and tree planting along the edges of the property. The landscaping along 
Taylor Avenue includes a double row of trees along the street frontage that serve as 
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screening for the loading docks facing Taylor Avenue. The plan calls for planting to 
highlight vehicular entrances to the property as well as the corner of CTC Boulevard 
and Taylor Avenue. Plantings frame building entrances and break-up parking lot rows. 
The landscaping plan provides native seeding, a trail connection, and a seating area in 
the conservation easement area and Outlot E along Highway 42. The conservation 
easement and Outlot E act as a large 110’ landscaping buffer between development 
and the public right-of-way. 
 
The development provides 175 initial parking spaces, at a ratio of 2 spaces/1000 sf, 
with the ability to add spaces in lieu of truck access for up to 297 spaces total (3.5 
spaces/1000 sf). The proposal distributes parking around all sides of the building, with 
potential deferred parking on the south side of the building in the truck loading area. The 
CDDSG requires a parking ratio of 1 space/1000 sf for warehouse uses, and 4 
spaces/1000 sf for office uses. Because there is no known tenant at this point, the site 
plan provides parking at a quantity above the requirement for warehouse, but below the 
requirement for office. If the building was a mix of both office and warehouse uses, it 
could be no more than 71,000 sf of office, assuming all of the deferred parking was built 
to create 297 spaces. Staff will evaluate parking needs of particular uses at the time of 
tenant finish building permit review, to determine when the deferred parking is 
necessary.  
 
The building and parking areas meet all setback requirements in the CDDSG. However, 
the applicant requests a waiver for relief from the required building setback of 25’ along 
the western property line to allow solar carports over parking spaces, resulting in a 
setback of roughly 11’-6” where carports are added. The parking lot on this western 
edge meets the minimum setback of 10’-0”. The plans do not indicate specific locations 
for these carports, but note that they could be added to the north and west sides of the 
parking lot. A waiver is only needed for carports on the west side of the parking lot, 
where they would encroach on the 25’ required side setback. 
 
Emergency access meets the requirements. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

Lot 1, The Business Center at CTC Replat J, and PUD Page 6 of 15 
PC – December 12, 2019 

 

 
 
Figure 3: PUD Site Plan 

 
 
 
Architectural Design 

The applicant proposes construction mainly consisting of tilt up concrete panels, with 
interior steel columns and bar joists. The rectangular building footprint is roughly 515’ by 
160’. The north elevation of the building has the primary pedestrian entries, more 
transparency, and more articulation. The south elevation of the building provides 
loading/truck access, service areas, and less transparency. The east and west 
elevations have a moderate degree of transparency and articulation. 
 
Projections on the north elevation, southeast corner, and southwest corner break up the 
overall mass of the building. The building roof is flat, but the roofline varies with changes 
in parapet height. Windows and entries are clustered at the corners of the building and 
on the north elevation. Entry and window framing, reveal lines, and changes in material 
and color provide further articulation on the exterior of the building.  
 
The building also includes canopies, concrete screen walls, vertical panels, and two 
wood trellises to highlight building entries and create visual interest. Building materials 
and architectural treatments include the use of concrete form-liners, wood siding, 
architectural metal panels, and fiber cement board siding. 
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Figure 4: PUD Elevations
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ANALYSIS: 
Final Plat 
The Final Plat is subject to the following standards in Section 16.12.075 of the Louisville 
Municipal Code. 
 

1. Whether the plat conforms to all of the requirements of this title; 

 The application for The Business Center at CTC Replat J conforms in all 
respects to the requirements of Title 16 of the Louisville Municipal Code. 
 

2. Whether approval of the plat will be consistent with the city’s comprehensive 
plan, applicable zoning requirements, and other applicable federal, state and city 
laws; 

 Staff finds this application is consistent with one of the city’s 
comprehensive plan policies for the CTC, which is to “maintain a high 
quality employment center that responds to the needs of businesses.”  
 

3. Whether the proposed subdivision will promote the purposes set forth in section 
16.04.020 of this Code and comply with the standards set forth in chapter 16.16 
of this Code and this title. 

 The Final Plat promotes the purposes set forth in the LMC, including the 
assurance that public services are available, that character and economic 
stability of the city is protected, that there is safe and efficient circulation of 
traffic, pedestrians and bikeways, and provides appropriate regulation of 
the use of land in the city.  

 
Planned Unit Development 
The PUD is subject to the CDDSG and Section 17.28.120 of the Louisville Municipal 
Code.   
 
CDDSG: 1. Site Planning 
This application complies with the standards in this section, including all minimum 
setbacks and building and site orientation standards, with noted waiver for the minimum 
side building setback to allow carports. The proposal includes two new pedestrian 
connections from Taylor Avenue and CTC Boulevard, as well as a future trail 
connection to the north. It also includes employee and visitor gathering areas. 
Utilities/loading docks face Taylor Avenue, which is allowed by the CDDSG, provided 
that they are adequately screened. Staff finds that the utilities/loading docks are 
successfully screened by landscaping along the street. The proposal meets the site 
standards for site grading and drainage in the CDDSG. 
 
CDDSG: 2. Vehicular Circulation and Parking 
Access is accommodated through two drive aisle connections to Taylor Avenue and one 
to CTC Boulevard. The drive aisles can accommodate access for fire and service needs 
on the property. The parking lot meets design requirements, and distributes spaces 
throughout the site. Where parking spaces abut sidewalks, additional sidewalk width is 
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provided to accommodate vehicular overhangs. The proposal includes designs for 
deferred parking with landscaped islands, if more spaces are needed. 
 
CDDSG: 3. Pedestrian and Bicycle Circulation 
The applicant proposes pedestrian connections and bicycle parking consistent with the 
standards of the CDDSG. The application includes bicycle parking that is distributed 
among the main pedestrian entrances and two new pedestrian sidewalks with access 
from Taylor Avenue and CTC Boulevard. The parking lot design locates parking spaces 
adjacent to sidewalks in some areas, however the sidewalks in these areas are at least 
6’-6” wide so that there is adequate width for car overhang. The layout of the parking lot 
minimizes pedestrian crossings to avoid pedestrian/vehicle conflicts. 
 
CDDSG: 4. Architectural Design 
The plan show entries and service areas in appropriate locations. Building height is in 
character with the CTC, and it does not exceed 33’. The building incorporates 
architectural features to reduce the apparent massing of the building including material 
changes, roofline variation, projections and recesses, framing of windows and doors, 
and canopies. The orientation of the building maximizes architectural interest from 
Highway 42, with pedestrian entries highlighted by three-dimensional projections and 
material changes. Service entrances are located on the rear of the building, and are 
integrated into the overall design of the wall elevation. The plans included additional 
landscaping above the CDDSG minimums to meeting the screening requirements for 
the loading areas. The proposal also includes the potential use of solar carports, which 
promote sustainability goals. 
 
CDDSG: 5. Landscape Design 
The application complies with standards in the CDDSG for perimeter landscaping 
adjacent to abutting property, parking lot landscaping, and loading and service area 
screening. The conservation easement and Outlot E contain landscaping, as required 
by the GDP and final plat. 
 
CDDSG: 6. Screen Walls and Fences  
The application includes retaining walls related to detention basin. These walls are 
terraced to reduce their height, and include landscaping to soften their appearance. An 
additional retaining wall is locating along the western side of the property, which also 
includes landscaping in front of, and on top of the wall. 
 
CDDSG: 8. Exterior Site Lighting 
This application complies with the CDDSG for the lighting design. The application 
includes wall mounted and pole mounted full cut-off LED light fixtures that will reduce 
light glare and safely light the property. 
 
Waiver Compliance with 17.28.110  
Section 17.28.110 of the Louisville Municipal Code sets forth the PUD waiver process 
and criteria.  The application includes the following waiver requests: 
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 CDDSG 1.2.B. requirement for a 25’-0” building setback. The application includes 
a request to allow carports to be constructed in a portion of the western parking 
area roughly 11’-6” from the property line.  

 
The plans include additional landscaping interest and buffering through shrubs in this 
area, as well as a retaining wall, to mitigate the impact of the waiver request.  Staff finds 
there is no negative impact to the spirit and intent of the development plan criteria, and 
that the waiver is warranted by the design and amenities incorporated into the 
development plan. 
 
Compliance with 17.28.120 
Section 17.28.120 of the Louisville Municipal Code lists 28 criteria for PUDs that must 
be satisfied or found not applicable in order to approve a PUD.  Analysis and staff’s 
recommended finding of each criterion is provided in the attached appendix. 
 
STAFF RECOMMENDATION: 
Staff recommends approval of Resolution 18, Series 2019 recommending approval of a 
Final Plat and a Final Planned Unit Development. 
 
ATTACHMENTS: 

1. Resolution No.18, Series 2019 
2. Application Materials 
3. The Business Center at CTC GDP Amendment F 
4. Final Plat 
5. Final Planned Unit Development 
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APPENDIX: PUD Criteria Analysis – The Business Center at CTC Replat J PUD 

Criteria 17.28.120 (A) Finding Narrative 

1. An appropriate relationship to 
the surrounding area. 

Compliant 

The use is appropriate for the area 
and permitted in the PCZD-I zone 
district. The site and building 
design are compatible with other 
surrounding properties.   

2. Circulation in terms of the 
internal street circulation system, 
designed for the type of traffic 
generated, safety, separation from 
living areas, convenience, access, 
and noise and exhaust control. 
Proper circulation in parking areas 
in terms of safety, convenience, 
separation and screening. 

Compliant 

The application provides for 
adequate and safe internal 
circulation.  The City’s engineering 
division and Fire District have 
reviewed the parking circulation 
and driveway locations and have 
no objections to the proposal.   

3. Consideration and provision for 
low and moderate-income housing 

Not 
applicable 

The property is zoned PCZD-I.  
Residential uses are not allowed. 

4. Functional open space in terms 
of optimum preservation of natural 
features, including trees and 
drainage areas, recreation, views, 
density relief and convenience of 
function 

Compliant 
The PUD complies with landscape 
requirements in the CDDSG. 

5. Variety in terms of housing 
types, densities, facilities and 
open space 

Not 
applicable 

The property is zoned PCZD-I.  
Residential uses are not allowed. 

6. Privacy in terms of the needs of 
individuals, families and neighbors 

Compliant 

The PUD complies with site 
planning provisions in the CDDSG, 
assuring appropriate privacy of 
neighboring properties. 

7. Pedestrian and bicycle traffic in 
terms of safety, separation, 
convenience, access points of 
destination and attractiveness Compliant 

The PUD complies with pedestrian 
and bicycle requirements in the 
CDDSG, ensuring adequate 
pedestrian and bicycle access.  
There are direct sidewalk 
connections provided between the 
building and adjacent public street.   

8. Building types in terms of 
appropriateness to density, site 
relationship and bulk 

Compliant, 
with waiver 

The PUD complies with the site 
planning provisions and 
architectural standards in the 
CDDSG, and is compatible with 
surrounding development and 
appropriate for the CTC. The PUD 
requires a waiver for carports that 



 

Lot 1, The Business Center at CTC Replat J, and PUD Page 12 of 15 
PC – December 12, 2019 

 

would encroach in the 25’ required 
side setback. 

9. Building design in terms of 
orientation, spacing, materials, 
color, texture, storage, signs and 
lighting Compliant 

The PUD complies with the site 
planning and architectural design 
requirements in the CDDSG. The 
design incorporates sufficient 
articulation, material and building 
mass variation, as well as 
successful site organization. 

10. Landscaping of total site in 
terms of purpose, such as 
screening, ornamental types used, 
and materials used, if any; and 
maintenance, suitability and effect 
on the neighborhood 

Compliant 

The PUD complies with landscape 
requirements in the CDDSG 
ensuring adequate screening and 
compatible landscaping for the 
CTC. 

11. Compliance with all applicable 
development design standards 
and guidelines and all applicable 
regulations pertaining to matters 
of state interest, as specified 
in chapter 17.32 

Compliant 
The PUD complies with all 
applicable development standards 
and guidelines. 

12. None of the standards for 
annexation specified in chapter 
16.32 have been violated 

Not 
applicable 

The property was annexed in 
1976. 

13. Services including utilities, fire 
and police protection, and other 
such services are available or can 
be made available to adequately 
serve the development specified 
in the final development plan 

Compliant. 

The Public Works Department and 
Louisville Fire District reviewed the 
PUD and meets their requirements, 
with the noted conditions. 

 

Criteria 17.28.120 (B) Finding Narrative 

1. Development shall be in 
accordance with the adopted 
elements of the comprehensive 
development plan of the city, and 
in accordance with any adopted 
development design standards and 
guidelines. 

Compliant 

The PUD complies with the 
adopted elements of the 
comprehensive plan, and the 
adopted development design 
standards and guidelines. 

2. No structures in a planned unit 
development shall encroach upon 
the floodplain. Existing bodies of 
water and existing stream courses 
shall not be channelized or altered 
in a planned unit development 
plan. 

Compliant 

The property is not located in a 
floodplain, nor are there any 
existing bodies of water in the 
area. 

https://www.municode.com/library/co/louisville/codes/code_of_ordinances?nodeId=TIT17ZO_CH17.32ARACSTIN
https://www.municode.com/library/co/louisville/codes/code_of_ordinances?nodeId=TIT16SU_CH16.32ANST
https://www.municode.com/library/co/louisville/codes/code_of_ordinances?nodeId=TIT16SU_CH16.32ANST
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3. No occupied structure shall be 
located on ground showing severe 
subsidence potential without 
adequate design and study 
approved specifically by the city. 

Compliant 
There is no known subsidence on 
the property. 

4. The proposal should utilize and 
preserve existing vegetation, land 
forms, waterways, and historical 
or archeological sites in the best 
manner possible. Steep slopes 
and important natural drainage 
systems shall not be disrupted. 
How the proposal meets this 
provision, including an inventory of 
how existing vegetation is 
included in the proposal, shall be 
set forth on the landscape plan 
submitted to the city. 

Compliant 

The PUD is appropriate for the 
context of the existing conditions of 
the property. The site is relatively 
flat and is within a developed 
industrial park and not adjacent to 
any preservation areas.    

5. Visual relief and variety of 
visual sitings shall be located 
within a development in the overall 
site plan. Such relief shall be 
accomplished by building 
placements, shortened or 
interrupted street vistas, visual 
access to open space and other 
methods of design. 

Compliant 

The PUD complies with site 
planning requirements in the 
CDDSG, ensuring proper building 
placement and access to open 
space. 

6. Open space within the project 
shall be located in such a manner 
as to facilitate pedestrian use and 
to create an area that is usable 
and accessible to residents of 
surrounding developments. 

Compliant 
The PUD complies with 
requirements in the CDDSG. 

7. Street design should minimize 
through traffic passing residential 
units. Suggested standards with 
respect to paving widths, housing 
setbacks and landscaping are set 
forth in public works standards of 
the city and applicable 
development design standards 
and guidelines. The system of 
streets, including parking lots, 
shall aid the order and aesthetic 
quality of the development. 

Compliant 

The PUD complies with 
requirements in the CDDSG, 
ensuring properly designed 
landscaping adjacent to public 
streets. 
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8. There shall exist an internal 
pedestrian circulation system 
separate from the vehicular 
system such that allows access to 
adjacent parcels as well as to 
parks, open space or recreation 
facilities within the development. 
Pedestrian links to trail systems of 
the city shall be provided. 

Compliant 

The PUD complies with bicycle and 
pedestrian requirements in the 
CDDSG, ensuring adequate 
pedestrian and bicycle access. 

9. The project and development 
should attempt to incorporate 
features which reduce the demand 
for water usage. 

Compliant 
The PUD proposes appropriate 
use of water. 

10. Landscape plans shall attempt 
to reduce heating and cooling 
demands of buildings through the 
selection and placement of 
landscape materials, paving, 
vegetation, earth forms, walls, 
fences, or other materials. 

Compliant 

The PUD complies with landscape 
requirements in the CDDSG, 
providing for shading of parking 
and pedestrian areas.  

11. Proposed developments shall 
be buffered from collector and 
arterial streets. Such buffering 
may be accomplished by earthen 
berms, landscaping, leafing 
patterns, and other materials. 
Entrance islands defining traffic 
patterns along with landscaping 
shall be incorporated into 
entrances to developments. 

Compliant 

The PUD complies with the 
requirements of the CDDSG and 
includes adequate landscaping 
and buffering from adjacent 
streets, and includes a landscaped 
area on the northern edge of the 
property. 

12. There shall be encouraged the 
siting of lot arrangement, building 
orientation and roof orientation in 
developments so as to obtain the 
maximum use of solar energy for 
heating. 

Compliant 
The PUD provides unshaded roof 
structures so that solar energy may 
be utilized in the future. 

13. The overall PUD shall provide 
a variety of housing types. 

Not 
applicable 

Housing is not proposed.  

14. Neighborhoods within a PUD 
shall provide a range of housing 
size. 

Not 
applicable 

Housing is not proposed. 

15. Architectural design of 
buildings shall be compatible in 
design with the contours of the 
site, compatible with surrounding 
designs and neighborhoods, shall 

Compliant 

The PUD proposes architecture 
that is compatible in design with 
the contours of the site, with 
surrounding designs and 
neighborhoods, and intent of the 
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promote harmonious transitions 
and scale in character in areas of 
different planned uses, and shall 
contribute to a mix of styles within 
the city. 

GDP to have higher architectural 
standards along Highway 42.  

 



RESOLUTION NO. 18 
SERIES 2019 

 
A RESOLUTION RECOMMENDING APPROVAL OF A REQUEST FOR A FINAL 

PLAT TO CONSOLIDATE LOTS, AND A FINAL PLANNED UNIT DEVELOPMENT 
FOR LOT 18 AND LOT 19, BLOCK 1, THE BUSINESS CENTER AT CTC, LOCATED 

AT 1875 AND 1923 TAYLOR AVENUE 
  

WHEREAS, there has been submitted to the Louisville Planning Commission an 
application for a Final Plat to consolidate lots, and a Final Planned Unit Development to 
allow construction of a 84,000 sf building and associated site improvements.   

 
WHEREAS, City staff has reviewed the information submitted and found that the 

application complies with the Louisville subdivision and zoning regulations and other 
applicable sections of the Louisville Municipal Code; and 
 

WHEREAS, the Planning Commission has considered the application at a duly 
noticed public hearing on December 12, 2019, where evidence and testimony were 
entered into the record, including the findings in the Louisville Planning Commission staff 
report dated December 12, 2019 ; and  
 
NOW THEREFORE, BE IT RESOLVED that the Planning Commission of the City of 
Louisville, Colorado does hereby recommend approval of a request for a Final Plat to 
consolidate lots, and a Final Planned Unit Development to allow construction of an 
84,000 sf building and associated site improvements. 
 
PASSED AND ADOPTED this 12th day of December, 2019. 

 
 

 
By: ______________________________ 

Steve Brauneis, Chairperson 
Planning Commission 

Attest: _____________________________ 
 Debra Williams, Secretary 
 Planning Commission 



 

 
3223 Arapahoe Avenue, Suite 220  (303) 443-5355 
Boulder, Colorado     80303   rvparchitecture.com 
 

 
July 2, 2019 
 
City of Louisville Planning Department 
749 Main Street 
Louisville, CO  80027 
 
Letter of Request – Final PUD, Lots 18 & 19, The Business Center at CTC  
(1875 Taylor Avenue) 
 
CTC FCM-II, LLC is seeking PUD approval for a new building on the above referenced lots in the 
Business Center at CTC.  Concurrent with the PUD a replat will be processed to combine the two 
lots into one single one.  This LLC was formed to purchase the land and get PUD approval for a 
flex building with the intent to build it once they have a tenant or tenants identified.  They feel the 
market remains strong for large users in the distribution, manufacturing and high-tech industries. 
The property recently went through a GDP amendment to allow for industrial uses.  Like the lots 
along Highway 42 to the west, these two are subject to the City of Louisville Commercial 
Development Design Standards and Guidelines (CDDSG). 
 
Final PUD approval is being sought for a single story 83,441 square foot building. It is bordered 
on the north by Highway 42, the east by CTC Boulevard, and the south by Taylor Avenue. 175 
parking spaces will be provided initially (a ratio of 2 spaces per 1,000 s.f.), with the ability to add 
spaces in lieu of truck access for up to 297 spaces total (3.5 spaces/1,000 s.f.).  3 ingress/egress 
locations are being proposed; two off of Taylor and one off of CTC. 
 
The building is oriented with the pedestrian entrance and potential office side facing Highway 42, 
and the truck docks facing Taylor. This orientation was discussed with the planning staff, as the 
challenge with this site is that it has three street frontages.  It was felt that facing the front of the 
building to Highway 42 was preferable from a visual standpoint and to optimize the views of the 
occupants.  It also works well with the natural grades sloping northwest to southeast and allows 
for the truck docks to be on the south/sunny side of the building. The building will be 32 feet tall at 
its highest point. Construction is to be primarily tilt up concrete panels with interior steel columns 
and bar joists. The building will have an automatic fire sprinkler system throughout.  
 
Major areas of conformance with the architectural requirements of the CDDSG are as follows: 

• Walls along north west and east sides are broken up by building offsets to diminish the 
building mass. 

• Variations in color and texture are used to reduce scale and mass. 
• Variations in roof height are used on all facades of the building. 
• Windows are patterned and replicated in a consistent and balanced way. 
• Awnings and canopies are being utilized. 
• Roof lines do not run in planes of more than 50 feet. 
• Roof parapets are being used to screen roof top equipment.  In addition, all roof top 
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equipment will be set back a minimum of 25 feet from the edge of the building. 
• Roof forms relate to adjacent buildings and the CTC in general. 
• Building materials and colors will be compatible with nearby structures. 
• Exterior wall materials will be muted. There will be areas of metal architectural panels and 

stucco which will complement the scored concrete panels. 
• The northwest and northeast corners have extensive storefront glazing to add additional 

variation to the other materials as well as create building entrances that are identifiable, 
relate to the human scale, and contrast with the surrounding wall planes. 

• Dumpster areas and utilities will be screened with the same materials as used elsewhere 
on the building. 
 

Landscaping will play a major role in the screening of the truck area along Taylor. There will be a 
25’ buffer as required by the CDDSG. The building itself is set back 129’ from the Taylor Avenue 
property line. Screen walls will shield the truck docks from the west and east side, which will 
greatly eliminate truck visibility from CTC Boulevard.  The detention pond is on the southeast 
corner of the site, so there will also be a landscape buffer between CTC Boulevard and the 
building. Two employee break areas are provided, on the west and east sides of the building. just 
west of this entry. The site layout meets the setback and bulk requirements of the CDDSG 
adopted by the City, with the exception that the northeast corner of the parking lot has a 24-foot 
setback off of CTC for the first approximate 2 feet of the row of 13 parking spaces. By the end of 
the row, the setback is at 36 feet.   As outlined above, we also believe the site and building design 
meets the other design criteria set forth in that document.  
 
If you have any questions, please feel free to contact me. 
 
Sincerely, 
 

 
Robert Van Pelt 
Architect 
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SUMMARY: 
The applicant requests approval of a Special Review Use (SRU) to allow Use Group # 
8: Hotels and motels, including restaurants and other commercial uses incidental to the 
hotel and motel use.    
 
BACKGROUND: 
The subject property is located on the southwest corner of Main Street and South 
Street.  There is an existing residential structure at the rear of the property, close to the 
alley.  The remainder of the lot is substantially undeveloped and functions as the yard to 
the existing residence.  The original PUD and SRU approved in 2016 allowed 
construction of a new two-story commercial structure in the front portion of the lot and 
kept the original residential structure.  The SRU included exterior areas for outdoor 
sales and dining along both the Main Street and South Street frontages.   
 
The previous owners of the property sold the property in 2018 to the current owner, who 
sought approval of a SRU and PUD Amendment to expand the area for outdoor sales 
and dining and to make minor modifications to the exterior of the structure.  The City 
approved the PUD amendment earlier this fall and issued a building permit in November 
to begin construction of the project. 
 
PROPOSAL: 
The application requests approval of a SRU to allow a hotel use on the property.  The 
SRU sheet notes this use could locate on either the first and/or second floor, along with 
the incidental commercial uses associated with the hotel, such as a lobby or café area.   
 
The SRU would allow a hotel use on the property, and could encompass a portion of or 
the entire site.  The applicant notes the following as the likely scenario for layout of the 
uses within the building: 
 

- First floor, new structure: Restaurant and hotel lobby 

- Second floor, new structure: Hotel (7-9 rooms) 

- Existing house: Food prep and service 

This application does not contemplate any changes to exterior of the structure or the 
site or the outdoor dining areas.  This SRU maintains the notes from the previous SRU 
as well as notes that clarify which SRU approval authorized which uses on the site.   
 
ANALYSIS: 
Section 17.40.100 (A) of the LMC lists the five criteria the Planning Commission and 
City Council are to use in considering approval of an SRU: 
 

1. That the proposed use/development is consistent in all respects with the spirit 
and intent of the comprehensive plan and of this chapter, and that it would not be 
contrary to the general welfare and economic prosperity of the city or the 
immediate neighborhood; 

 
The proposal to allow a hotel is consistent with the spirit and intent of the policies and 
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regulations for Downtown Louisville.  The comprehensive plan framework envisions 
Downtown Louisville with a mix of land uses within a walkable and integrated urban 
pattern, with efforts focused on encouraging a healthy and vibrant mix of supporting 
businesses.  Introducing a hotel use also supports the vision of Downtown as a 
destination.  The addition of overnight guests in Downtown is not contrary to the general 
welfare and economic prosperity of the city or immediate neighborhood.  Staff finds the 
proposal meets this criterion.  
 

2. That such use/development will lend economic stability, compatible with the 
character of any surrounding established areas; 

 
The introduction of a hotel use within Downtown reinforces economic stability by 
capturing guests’ expectations for restaurants and shopping within walking distance of a 
hotel in an urban setting.  The use is compatible with the character of a downtown 
environment.   Staff finds the proposal meets this criterion. 
 

3. That the use/development is adequate for the internal efficiency of the proposal, 
considering the functions of residents, recreation, public access, safety and such 
factors including storm drainage facilities, sewage and water facilities, grades, 
dust control and such other factors directly related to public health and 
convenience; 

 
Staff finds that the use is adequate for the efficiency of the proposal.  Staff reviewed the 
amendment for additional impacts to utilities and access and finds that proposal does 
not negatively impact surrounding facilities.  Public Works and the Fire Department 
have no concerns related to safety, access or utilities.  Staff finds the proposal meets 
this criterion. 
 

4. That external effects of the proposal are controlled, considering compatibility of 
land use; movement or congestion of traffic; services, including arrangement of 
signs and lighting devices as to prevent the occurrence of nuisances; 
landscaping and other similar features to prevent the littering or accumulation of 
trash, together with other factors deemed to affect public health, welfare, safety 
and convenience;  

 
The development plans for the site and structure itself are not changing from the 
previous PUD approvals.  Lighting, landscaping and other site amenities are adequate 
to control the external effects of the proposal.  Staff believes that there will not be 
nuisance or other concerns related to the use as a hotel that affect public health, 
welfare, safety and convenience.  Staff finds the proposal meets this criterion. 
 

5. That an adequate amount and proper location of pedestrian walks, malls and 
landscaped spaces to prevent pedestrian use of vehicular ways and parking 
spaces and to separate pedestrian walks, malls and public transportation loading 
places from general vehicular circulation facilities. 

 
LMC Sec. 17.20.025 outlines commercial parking requirements within Downtown 
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Louisville based on the area of expansion regardless of use at a ratio of one space per 
500 sq. ft. of new building area (with first 999 sq. ft. exempt).   Parking requirements in 
Downtown take into consideration the walkable, mixed-use urban environment of 
Downtown, which reduces vehicular parking demand compared to other commercial 
areas in Louisville, and the additional on and off-street parking maintained by the City to 
supplement private parking.   
 
With the review of an SRU, the City may consider additional factors on parking demand 
resulting from the proposed use.  Thus, staff evaluated the parking needs for the 
proposal with the development scenario described above and compared it to all 
restaurant use on the first floor and all office use on the second floor.  As a baseline for 
comparison, staff used the city’s standard commercial parking requirements outside of 
Downtown. The hotel use requirement for off-street parking is roughly 9-10 spaces (One 
space per room, plus one space per two employees) while the office use requires 
roughly 10 spaces (Four spaces per 1,000 sf).  Additionally, without a hotel lobby on the 
first floor, more restaurant space is likely which would result in additional parking 
demand. Thus, staff finds parking demand from the proposal for a hotel would not be 
higher than what the applicant had previously anticipated for the property, which was 
office use on the second floor.    
 
Additionally, within the right-of-way on the north side of the property along South Street, 
the City is reviewing a reconfiguration of the parking spaces from parallel to diagonal 
orientation, which would result in five additional public parking spaces.  The applicant is 
requesting approval from the city to restrict one or two of these new parking spaces 
along South Street as temporary loading/unloading spaces.  The City does not yet have 
a policy on when and where these may be appropriate and how to manage them over 
time.  Additionally, staff has discussed this location as a small “mobility hub” that could 
accommodate rideshare (Uber/Lyft) during special events.  Staff is not yet able to 
commit to an assurance of temporary parking restrictions along South Street, but notes 
that the applicant has parking spaces at the rear of the property along the alley that 
could also accommodate this desire for temporary close-in parking for guests of the 
hotel. Staff finds the proposal meets this criterion. 
 
STAFF RECOMMENDATION: 

Staff finds that the proposal complies with the SRU criteria and recommends approval 
of Resolution 20, Series 2019 without conditions.  The Planning Commission may 
recommend approval (with or without conditions) or denial of the request or move for a 
continuance if the Commission needs additional information related to the proposal.    
 
ATTACHMENTS: 

1. Resolution 20, Series 2019 
2. Application Materials 
3. SRU  
4. 824 South Street PUD Amendment, 2019 
5. 824 South Street SRU Amendment, 2019 

 



RESOLUTION NO. 20 
SERIES 2019 

 
A RESOLUTION RECOMMENDING APPROVAL OF A REQUEST FOR A SPECIAL 
REVIEW USE TO ALLOW A HOTEL (USE GROUP #8) ON LOT 1, BLOCK 5, TOWN 

OF LOUISVILLE, LOCATED AT 824 SOUTH STREET / 957 MAIN STREET 
  

WHEREAS, there has been submitted to the Louisville Planning Commission an 
application for a Special Review Use to allow a hotel (Use Group #8) on Lot 1, Block 5, 
Town of Louisville, located at 824 South Street / 957 Main Street.   

 
WHEREAS, City staff has reviewed the information submitted and found that the 

application complies with the Louisville zoning regulations and other applicable sections 
of the Louisville Municipal Code; and 
 

WHEREAS, the Planning Commission has considered the application at a duly 
noticed public hearing on December 12, 2019, where evidence and testimony were 
entered into the record, including the findings in the Louisville Planning Commission staff 
report dated December 12, 2019 ; and  
 
NOW THEREFORE, BE IT RESOLVED that the Planning Commission of the City of 
Louisville, Colorado does hereby recommend approval of a request for a Special 
Review Use to allow a hotel (Use Group #8) on Lot 1, Block 5, Town of Louisville, 
located at 824 South Street / 957 Main Street. 
 
PASSED AND ADOPTED this 12th day of December, 2019. 

 
 

 
By: ______________________________ 

Steve Brauneis, Chairperson 
Planning Commission 

Attest: _____________________________ 
 Debra Williams, Secretary 
 Planning Commission 



 
 
 
 
 
 
 
 

 

Department of Planning and Building Safety  
 

749 Main Street   Louisville CO 80027   303.335.4592   www.louisvilleco.gov 

LAND USE APPLICATION      CASE NO. ______________

APPLICANT INFORMATION 
 

Firm: _____________________________________    

Contact: __________________________________ 

Address: __________________________________ 

               __________________________________    

Mailing Address: ____________________________ 

                            ____________________________ 

Telephone: ________________________________ 

Fax: ______________________________________ 

Email: ____________________________________ 

OWNER INFORMATION 
 

Firm: _____________________________________    

Contact: __________________________________ 

Address: __________________________________ 

               __________________________________    

Mailing Address: ____________________________ 

                            ____________________________ 

Telephone: ________________________________ 

Fax: ______________________________________ 

Email: ____________________________________ 

PROPERTY INFORMATION 
Common Address: __________________________ 
Legal Description: Lot ____________ Blk ________ 
          Subdivision ___________________________ 

Area: ___________________ Sq. Ft. 

REPRESENTATIVE INFORMATION 
 

Firm: _____________________________________    

Contact: __________________________________ 

Address: __________________________________ 

               __________________________________    

Mailing Address: ____________________________ 

                            ____________________________ 

Telephone: ________________________________ 

Fax: ______________________________________ 

Email: ____________________________________ 

TYPE (S) OF APPLICATION 

 Annexation 

 Zoning 

 Preliminary Subdivision Plat 

 Final Subdivision Plat 

 Minor Subdivision Plat 

 Preliminary Planned Unit Development 
(PUD) 

 Final PUD 

 Amended PUD 

 Administrative PUD Amendment 

 Special Review Use (SRU) 

 SRU Amendment 

 SRU Administrative Review 

 Temporary Use Permit: ________________ 

 CMRS Facility: _______________________ 

 Other: (easement / right-of-way; floodplain; 
variance; vested right; 1041 permit; oil / gas 
production permit) 

PROJECT INFORMATION 
 

Summary: _________________________________ 

__________________________________________ 

__________________________________________ 

__________________________________________ 

__________________________________________

__________________________________________

__________________________________________

__________________________________________

__________________________________________ 

Current zoning: ______  Proposed zoning: _______ 

SIGNATURES & DATE 
Applicant: _________________________________ 

Print: _____________________________________ 

Owner: ___________________________________ 

Print: _____________________________________ 

Representative: ____________________________ 

Print: _____________________________________ 

CITY STAFF USE ONLY  
 Fee paid: ___________________________ 
 Check number: ______________________ 
 Date Received: ______________________ 
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Ms. Lisa Ritchie 
Senior Planner 
City of Louisville, Colorado 
749 Main Street 
Louisville, CO  80027 
 

4 November, 2019   Re: 824 South Street 
      Special Review Use Amendment #2 
 
 
 

Lisa, 

 
Attached please find the SRU Plan indicating the proposed amendment to the 
approved Special Review Use for 824 South St.  This SRU Amendment #2 (subject 
to other applicable regulations) is intended to allow for seven to ten hotel rooms 
within the proposed new building (957 Main Street) and within the remodeled existing 
residence (824 South Street).  The approved SRU and PUD have identified the need 
for nine required parking spaces.  The parking requirements for Downtown do not 
differentiate the number of parking spaces required based on use, however Louisville 
Municipal Code requires one space per guest accommodation (assuming no on-site 
dedicated employees).  Our analysis of the parking is based on LMC requirements 
for an assumed 9 guest rooms plus the other commercial uses in the building would 
require 3 additional parking spaces.  We have provided the City with a potential 
reconfiguration of on-street parking which converts parallel to angled parking on 
South Street for a net gain of 5 spaces on the south side of the street.  Although this 
is not on-site parking, it is something that the applicant would propose to accomplish 
in conjunction with this project to increase the available public parking in the area 
beyond the additional demand this use would generate.  Also, please note that some 
hotel guests will be patrons of downtown businesses during their stay in Louisville.  
This shared parking arrangement for downtown is therefore valid for the hotel use as 
well as more common retail, restaurant and office uses downtown.  Other guests 
may be on site primarily at night, utilizing shared parking that would also be used by 
office and retail users and others that leave downtown in the evenings. 
 
 

1) The proposed uses / development is consistent in all respects with the spirit 
and intent of the comprehensive plan, downtown framework plan, and of 
chapter 17, and it is not contrary to the general welfare and economic 
prosperity of the city or the immediate neighborhood;  

 
2) The proposed uses / development will lend economic stability, compatible 

with the character of any surrounding established areas;  
 
3) The proposed uses / development are adequate for internal efficiency of the 

proposal, considering the functions of residents, recreation, public access, 
safety and such factors including storm drainage facilities, sewage and 
water facilities, grades, dust control and such other factors directly related to 
public health and convenience;  

 
4) The external effects of the proposal are controlled, considering compatibility 

of land use; movement or congestion of traffic; services, including 



824 South Street  -  Special Use Review Amendment #2  
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arrangement of signs and lighting devices as to prevent the occurrence of 
nuisances; landscaping and other similar features to prevent the littering or 
accumulation of trash, together with other factors deemed to effect public 
health, welfare, safety and convenience;  

 
5) An adequate amount and proper location of pedestrian walks, malls and 

landscaped spaces are provided to prevent pedestrian use of vehicular 
ways and parking spaces and to separate pedestrian walks, malls and 
public transportation loading places from general vehicular circulation 
facilities.  

 
 
Please consider this request for approval of the Special Review Use attached herein. 
Let us know if you have any questions regarding this proposal. 
 
 
Sincerely,   
 
 
  
 
J. Erik Hartronft, AIA, President   
Hartronft Associates, pc. 
  
M:\_MAIN_065\_Proj\1857-957 Main-824 South\Proj Admin\City Submittals\PUD&SRU\SRU-Hotel\MEMO-SRU-824 
S-110419.doc  
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Coal Creek Corporate Center 1, Lot 2 PUD Amendment Extension Page 1 of 3 
PC – December 12, 2019 
  

 
 

 

 

VICINITY MAP: 

  

ITEM: Case #PUD-0259-2019  
 

PLANNER: Lisa Ritchie, AICP, Senior Planner 
 

APPLICANT:  Kevin Gzym 
Davis Partnership Architects 

 

OWNERS:  TFG Coal Creek Property, LLC 
 

EXISTING ZONING:  Commercial Business (CB) 
 

LOCATION: 826 Coal Creek Circle; Lot 2 Coal Creek Business Park 
 

TOTAL SITE AREA: 5.83 acres 
 

REQUEST:  Approval of Resolution No. 21, Series 2019, a resolution 
recommending approval of a request for a three-year 
extension of the approval of the Coal Creek Corporate 
Center 1 PUD Amendment A  

 

Planning Commission 
Staff Report 

December 12, 2019 
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SUMMARY: 
The applicant requests approval of a three-year extension to the Coal Creek Corporate 
Center Planned Unit Development (PUD) Amendment A.  Due to changed 
circumstances related to the tenant’s expansion plans, the finalization of construction 
documents and building permit applications were delayed.  Louisville Municipal Code 
(LMC) Section 17.28.200 states that the City may not issue building permits for work 
covered by a PUD more than 36 months following City Council approval of the PUD 
unless the City Council grants an extension.  The City approved the original PUD on 
February 21, 2017.  The applicants are requesting a three-year extension to December 
6, 2022 to allow additional time for the expansion to take place.   
 
BACKGROUND: 
The property is located within the Coal Creek Business Park PUD which the City 
approved in 1998 and set the development parameters for the overall business park.  
Shortly following this approval, the City approved subsequent PUDs for development on 
the lots within the park, including the Coal Creek Corporate Center 1 PUD which 
governs the subject lot.  On February 21, 2017, the City approved an amendment the 
Coal Creek Business Park PUD to increase the development capacity within the park, 
and an amendment to the Coal Creek Corporate Center 1 PUD to allow additions to the 
building located on Lot 2.   The PUD authorized  two phases of building expansion, 
along with modifications to parking areas and the addition of a trailhead and trail 
expansions connecting to the Coal Creek Trail and US 36 Bikeway.  The first phase 
improvements add roughly 10,000 sf to the structure, and the second phase could add 
an additional 10,000 sf, for a total of 60,649 sf.   Accompanying these approvals was a 
Floodplain Development Permit.  However, the property is no longer in the floodplain as 
a result of the FIRM update earlier this year.  To date, no building permits have been 
issued for the project. 
 
PUD Amendment 
 

 
 
 

Existing Structure 

Phase 1 
Phase 2 
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ANALYSIS: 
LMC Sec. 17.28.200 limits the timeframe for when the City may issue a building permit 
following the approval of a PUD to 36 months.  Extension requests must follow the 
same public hearing procedures for a PUD Amendment application, including a public 
hearing before the Planning Commission and review by the City Council.  The criteria 
for extension are the same criteria under which the City approved the original PUD. 
 
Some of the reasons for having a 36-month limitation are to ensure that infrastructure is 
installed in a reasonable time frame and the development remains consistent with City 
policy and regulations.  For example, City comprehensive plans, design standards and 
codes will change over time and a project meeting those standards at one point in time 
may not meet future policies and regulations.  The expiration allows the City to 
reevaluate a project against current plans, policies and codes.   
 
In this case, staff reviewed the PUD extension request against current City policy and 
regulations to understand if conditions have changed since the original approval three 
years ago.  All relevant municipal codes, the City’s Comprehensive Plan, and the 
Commercial Development Design Standards and Guidelines have not changed since 
the original approval of the PUD and staff finds the proposal continues to meet the 
policies and regulations set forth in these documents.   
 
STAFF RECOMMENDATION: 

Staff recommends approval of Resolution 21, Series 2019; recommending approval of 
the request for a three-year extension of the Coal Creek Corporate Center 1 PUD 
Amendment A to February 21, 2023. 
 
ATTACHMENTS: 

1. Resolution 21, Series 2019 
2. Application Materials 
3. Resolution 13, Series 2017 
4. Original PUD, 1998 
5. PUD Amendment A, 2017 
6. City Council staff report, February 21, 2017 

 



RESOLUTION NO. 21 
SERIES 2019 

 
A RESOLUTION RECOMMENDING APPROVAL OF A REQUEST FOR A THREE-

YEAR EXTENSION OF THE APPROVAL OF THE COAL CREEK CORPORATE 
CENTER 1 PLANNED UNIT DEVELOPMENT AMENDMENT A 

  
WHEREAS, there has been submitted to the Louisville Planning Commission an 

application for a request for a three-year extension of the approval of the Coal Creek 
Corporate Center 1 PUD Amendment A; and   

 
WHEREAS, City staff has reviewed the information submitted and found that the 

application complies with the Louisville zoning regulations and other applicable sections 
of the Louisville Municipal Code; and 
 

WHEREAS, the Planning Commission has considered the application at a duly 
noticed public hearing on December 12, 2019, where evidence and testimony were 
entered into the record, including the findings in the Louisville Planning Commission staff 
report dated December 12, 2019 ; and  
 
NOW THEREFORE, BE IT RESOLVED that the Planning Commission of the City of 
Louisville, Colorado does hereby recommend approval of a request for a three-year 
extension of the approval of the Coal Creek Corporate Center 1 PUD Amendment A. 
 
PASSED AND ADOPTED this 12th day of December, 2019. 

 
 

 
By: ______________________________ 

Steve Brauneis, Chairperson 
Planning Commission 

Attest: _____________________________ 
 Debra Williams, Secretary 
 Planning Commission 







RESOLUTION NO. 13

SERIES 2017

A RESOLUTION APPROVING AN AMENDED PLANNED UNIT DEVELOPMENT FOR

COAL CREEK BUSINESS PARK AND AMENDED PLANNED UNIT DEVELOPMENT

FOR CORPORATE CENTER I COAL CREEK BUSINESS PARK FOR A 40, 000 SQ. 
FT. OFFICE EXPANSION ( LOT 2 AND TRACT B COAL CREEK BUSINESS PARK) 

WHEREAS, there has been submitted to the Louisville Planning Commission an
application for approval of an amended Planned Unit Development for Coal Creek

Business Park and Amended Planned Unit Development for Corporate Center 1 Coal

Creek Business Park for a 40, 000 sq. ft. office expansion on Lot 2 and Tract B Coal
Creek Business Park; and

WHEREAS, the City Council has reviewed the information submitted and found
that, subject to conditions, the application complies with the Louisville zoning
regulations and other applicable sections of the Louisville Municipal Code; and

WHEREAS, after a duly noticed public hearing on January 12, 2017, where

evidence and testimony were entered into the record, including the findings in the
Louisville Planning Commission Staff Report dated January 12, 2017, the Planning
Commission recommended approval with conditions. 

NOW THEREFORE, BE IT RESOLVED that the City Council of the City of
Louisville, Colorado does hereby approve Resolution No. X, Series 2017, a resolution
approving an Amended Planned Unit Developments for Coal Creek Business Park and
Amended Planned Unit Development for Corporate Center 1 Coal Creek Business Park

for a 40, 000 sq. ft. office expansion with the following conditions: 

1. Prior to recordation of the PUDs and issuance of building permits, the

applicant shall provide access easements in a form satisfactory to the City
Attorney and Parks and Recreation Department for the trail connections. 

2. Prior to recordation of the PUDs and issuance of building permits, the

applicant shall amend the plans to include construction of a sign at the

trailhead in accordance with the City of Louisville Open Space, Parks and
Trail Wayfinding Plan

PASSED AND ADOPTED this
21ST

day of February, 2017. 

Resolution No 13, Senes 2017
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By. 

Mere• yth Muth, City Cler
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Ro ert P Muckle, Mar
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VICINITY MAP: 

  

ITEM: Case #PUD-0264-2019  
 

PLANNER: Lisa Ritchie, AICP, Senior Planner 
 

APPLICANT:  Bridgette Cole 
Marathon Construction Management, LLC 

 

OWNERS:  DELO West, LLC 
 

EXISTING ZONING:  Mixed Use Residential (MU-R) 
 

LOCATION: Southeast corner of Griffith Street and Cannon Street 
DeLo Lofts Subdivision 

 

TOTAL SITE AREA: 4.39 acres 
 

REQUEST:  Approval of Resolution No. 22, Series 2019, a resolution 
recommending approval of a request for a three-year 
extension of the approval of the DeLo Lofts PUD  

 

Planning Commission 
Staff Report 

December 12, 2019 
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SUMMARY: 
The applicant requests approval of a three-year extension to the Planned Unit 
Development (PUD).  Due to unforeseen restructuring of the ownership’s management, 
the owners have delayed finalization of construction documents and building permit.  
Louisville Municipal Code (LMC) Section 17.28.200 states that the City may not issue 
building permits for work covered by a PUD more than 36 months following City Council 
approval of the PUD unless the City Council grants an extension.  The City approved 
the original PUD on December 6, 2016.  The applicants are requesting a three-year 
extension to December 6, 2022 to allow new management additional time to prepare for 
construction.   
 
BACKGROUND: 
The property is located within the Highway 42 Revitalization Area which was adopted in 
2003 and is designated for residential mixed use development.  In 2007, the City 
adopted the Mixed Use Overlay District and the Mixed Use Development Design 
Standards and Guidelines.  In 2015, the City approved a rezoning of the property to 
Mixed Use-Residential, a preliminary plat and a preliminary PUD under the name Delo 
Flats.  In 2016, the City approved a final plat, a final PUD, and a Special Review Use 
(SRU) and renamed to project as  the DeLo Lofts development. The PUD authorized 
construction of 33 residential apartment/condos and eight live/work units in two 
buildings.  To date, the City has not issued any building permits for the project. 
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ANALYSIS: 
LMC Sec. 17.28.200 limits the timeframe for when the City may issue a building permit 
following the approval of a PUD to 36 months.  Extension requests must follow the 
same public hearing procedures for a PUD Amendment application, including a public 
hearing before the Planning Commission and review by the City Council.  The criteria 
for extension are the same criteria under which the City approved the original PUD. 
 
Some of the reasons for having a 36-month limitation are to ensure that infrastructure is 
installed in a reasonable time frame and the development remains consistent with City 
policy and regulations.  For example, City comprehensive plans, design standards and 
codes will change over time and a project meeting those standards at one point in time 
may not meet future policies and regulations.  The expiration allows the City to 
reevaluate a project against current plans, policies and codes.   
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In this case, staff reviewed the PUD extension request against current City policy and 
regulations to understand if conditions have changed since the original approval three 
years ago.  All relevant municipal codes, the City’s Comprehensive Plan, the Highway 
42 Revitalization Area Framework Plan, and the Mixed Use Development Design 
Standards and Guidelines have not changed since the original approval of the PUD and 
staff finds the proposal continues to meet the policies and regulations set forth in these 
documents. 
 
STAFF RECOMMENDATION: 

Staff recommends approval of Resolution 22, Series 2019; recommending approval of 
the request for a three-year extension of the DeLo Lofts PUD to December 6, 2022. 
 
ATTACHMENTS: 

1. Resolution 22, Series 2019 
2. Application Materials 
3. Resolution 71, Series 2016 
4. Original PUD, 2016 
5. City Council staff report, October 13, 2016 

 



RESOLUTION NO. 22 
SERIES 2019 

 
A RESOLUTION RECOMMENDING APPROVAL OF A REQUEST FOR A THREE-
YEAR EXTENSION OF THE APPROVAL OF THE DELO LOFTS PLANNED UNIT 

DEVELOPMENT 
  

WHEREAS, there has been submitted to the Louisville Planning Commission an 
application for a request for a three-year extension of the approval of the DeLo Lofts PUD; 
and   

 
WHEREAS, City staff has reviewed the information submitted and found that the 

application complies with the Louisville zoning regulations and other applicable sections 
of the Louisville Municipal Code; and 
 

WHEREAS, the Planning Commission has considered the application at a duly 
noticed public hearing on December 12, 2019, where evidence and testimony were 
entered into the record, including the findings in the Louisville Planning Commission staff 
report dated December 12, 2019 ; and  
 
NOW THEREFORE, BE IT RESOLVED that the Planning Commission of the City of 
Louisville, Colorado does hereby recommend approval of a request for a three-year 
extension of the approval of the DeLo Lofts PUD. 
 
PASSED AND ADOPTED this 12th day of December, 2019. 

 
 

 
By: ______________________________ 

Steve Brauneis, Chairperson 
Planning Commission 

Attest: _____________________________ 
 Debra Williams, Secretary 
 Planning Commission 





November 19, 2019 

Via Email 
City of Louisville 
Planning and Building Safety 
749 Main Street 
Louisville, CO 80027 
 
Re: Delo Lofts | PUD Extension 
 
Dear Planning and Building Safety Staff: 
 
As the Applicant and Representative on behalf of the Owner, DeLo West, LLC, please accept this 
Application for extension to the PUD, Approved by City Council on December 6, 2016. 
 
This request is due to the unforeseen restructuring of the Ownership’s Management which has delayed 
finalization of construction documents and Building Permit application.  This application is requesting 
extension to all associated variances, approvals, and amendments for the maximum period to allow for 
development of building permit documents.    
 
Please let me know if you have any further questions or concerns.  
 
Regards, 
 
 
 
Bridgette Cole, 
Agent for DeLo West, LLC 
 
Marathon Construction Management, LLC 
(720) 270-1492 
bridgette@marathon-cm.com 
 
 

 

 

 

mailto:bridgette@marathon-cm.com


RESOLUTION NO. 71

SERIES 2016

A RESOLUTION APPROVING A FINAL PLAT FOR 4.39 ACRES WHICH INCLUDES

A 1. 91 ACRE FINAL PUD AND A SPECIAL REVIEW USE ( SRU) WITHIN THE CORE
AREA OF THE HWY 42 REVITALIZATION DISTRICT FOR 33 APARTMENTS AND 8

LIVE -WORK UNITS; A PORTION OF LOTS 2 THROUGH 5, BLOCK A, INDUSTRIAL

AREA SUBDIVISION; LOT 101, LOUISVILLE TRADE CENTER; AND A PORTION

OF LOT 4, BLOCK 13, CALEDONIA PLACE

WHEREAS, there has been submitted to the Louisville City Council an
application for approval of a replat for 4. 39 acres which includes a 1. 91 acre final PUD, 

and a Special Review Use ( SRU) within the core area of the HWY 42 Revitalization

District for 33 apartments and 8 live -work units; and

WHEREAS, the subject property is in the Highway 42 Revitalization Area; and

WHEREAS, the City Staff has reviewed the information submitted and found it to
comply with the applicable regulations and design guidelines including LMC Sec. 

16. 12. 030, Sec. 17. 14. 090, and Sec. 17. 28. 120; and

WHEREAS, after duly noticed public hearings on October 13, 2016 and

November 10, 2016 where evidence and testimony were entered into the record, 
including the findings in the Louisville Planning Commission Staff Reports dated
October 13, 2016 and November 10, 2016, the Planning Commission forwarded a
recommendation of approval to the City Council for the Delo Lofts SRU, Final

Subdivision Plat, and Final PUD Plan, with the following conditions: 

1. The proposed signage shall be modified to comply with the Downtown Sign
Manual. 

2. The applicant shall address all issues in the Department of Public Works

October 4, 2016 memo prior to the City Council hearing. 

3. Prior to City Council approval, the plat shall be revised to include the reception
numbers for the Louisville Tire Center plat and PUD. 

4. Prior to City Council approval, the PUD shall be revised to include a note, 
where applicable, that the "Commercial Live Work Area — Final Condition is

conceptual only, is not approved by this PUD and is subject to further review
and approval, disapproval or modification through a separate PUD

Amendment process". 

5. Prior to City Council approval, the PUD shall be revised to remove the
proposed parking improvements from the east side of the Live/Work Building A
structure. Additionally, the joint parking and access easement shown on the
Louisville Trade Center PUD and Replat shall be clearly delineated on the plat
and PUD with references made to that document and reception number. 
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NOW THEREFORE, BE IT RESOLVED that the City Council of the City of Louisville, 
Colorado does hereby approve a SRU, Final Subdivision Plat, and Final PUD for the
Delo Lofts Subdivision with the following condition: 

1. Prior to the recordation of the Final PUD and Final Plat, the plans shall be

revised to the satisfaction of the Public Works Department. 

PASSED AND ADOPTED this
6th

day of December, 2016. 

By: 

st:///// ice

Meredyth uth, City Clerk

Ro • ert P. Muckle, Mayor
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