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Executive Summary 
The purpose of this document is to outline a strategic and actionable plan for the City to address 
the future housing needs of Louisville.  Louisville has continued to see a spike in housing costs that 
have vastly outpaced incomes, even more so than many of its peer cities in the region and State.  
While the reasons for these changes are complex, the City has determined that the creation of 
policies and programs to address the housing needs of current and future Louisville residents is a 
top priority.  Additionally, the housing goals and strategies in this plan align with and promote the 
following other City goals: 

 Louisville as an inclusive community, including the goals of Louisville’s 2021 Equity, 

Diversity, and Inclusion (EDI) Task Force Report to expand housing access for diverse and 

low-income communities.    

 The principles of sustainable development, including the three pillars in the 2020 

Louisville Sustainability Action Plan of Environmental Stewardship, Social Equity, and 

Economic Vitality.  Sustainable development actions that address a housing mix and new 

workforce housing will also promote the reduction of vehicle miles traveled and 

reductions in greenhouse gas emissions as identified in the City's 2019 Resolution Setting 

Clean Energy and Carbon Emission Reduction Goals.  

 The 2019 Transportation Master Plan goals for promoting new development and 

redevelopment that focuses on biking, walking, and transit.  

 The 2017 Boulder County Regional Housing Strategy goal that 12% of Louisville's housing 

be permanently affordable by 2035, supported by Louisville City Council Resolution 58, 

Series 2017.  

 City Historic Preservation goals of promoting and preserving residential building 

character in Old Town Louisville identified in the 2015 Preservation Master Plan.  

In 2021, the City of Louisville was awarded a grant through the HB 21-1271 Innovative Affordable 
Housing Strategies program by the Colorado Department of Local Affairs (DOLA) for the City's 
first Housing Plan. This Housing Plan will act as a foundation for future City decision making and 
guide the upcoming Comprehensive Plan update.  

Summary of Local and Regional Housing Challenges  
The Boulder-Denver region has experienced a major influx of higher income households in recent 
years, driven by an increase in high-paying jobs from companies locating in the area. This has 
fueled substantial housing demand. However, housing production has not kept pace with demand 
and has failed to deliver the housing needed for a broad spectrum of incomes, including both 
renters and owners. Louisville lacks a diversity of housing choices with about 70% of the city's 
housing stock single family detached units. Moreover, the rate of residential development 
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declined, and population plateaued in Louisville from 2018-2021, only seeing an uptick since the 
Marshall Fire rebuild at the end of 2021.  

Due to substantial regional housing demand combined with stagnant production, home sale 
prices in Louisville are soaring. The median price of a home in 2023 in Louisville is $896,000, an 
increase of 132% over the last decade. The City's current land use and zoning policies have also 
limited the market's ability to deliver more varied and affordable housing options in Louisville. This 
includes housing at higher densities and income-restricted units that could better serve a 
spectrum of renters and owners at more accessible price points. These affordability challenges 
increasingly affect all facets of community life as companies, businesses, government 
agencies, school districts, and police and fire departments struggle to attract and retain 
employees due to the area's housing costs. 

In 2023, a household would need to earn 
around $209,000 to afford the median home 
sale price in Louisville. With only 26% of 
Louisville households earning more than 
$200,000 annually, 74% of households would 
not be able to afford the current median 
home sales price. Moreover, with renter 
incomes around half of homeowner incomes in 
Louisville, homeownership is significantly 
more out of reach for households that do not 
already own a home. Additionally, 24% of all 
Louisville households are considered "cost-
burdened," spending over 30% of their income on housing costs. This figure jumps to 41% for renter 
households specifically, creating financial instability and increased risk of displacement.  

To address these concerning trends, Louisville should prioritize growing and diversifying its 
housing stock in a manner consistent with established community values. Such growth and 
diversification will support a vibrant, diverse population and economic vitality. This is achieved 
with more housing choices across all income levels, including income-restricted units, accessible 
senior housing, entry-level ownership options like condos, cottages, or townhomes, and more 
multiunit rental opportunities. While the City has recently adopted some strategies like an 
Inclusionary Housing Ordinance, more needs to be done if the City wishes to meet its housing 
goals.    

  

Current land use and 
zoning policies have limited 

the market's ability to 
deliver more varied and 

affordable housing options 
in Louisville. 
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Housing Plan Goals, Strategies & Actions 
This Housing Plan creates a roadmap for developing programs and policies over the next 5+ 
years that aim to better support existing and future Louisville residents. This Plan is guided by 
three core goals for strategy development and progress tracking. Further, these clear and 
measurable goals serve as a guidepost for evaluating outcomes over time. The three goals are 
of equal priority and importance.  

  
Goal 1: Increase 
Residential Development 
Opportunities in Louisville 

  
Goal 2: Expand and 
Maintain Access to 
Affordable Housing 

 

Goal 3: Diversify 
Louisville’s Housing 
Stock 

 

The goals help to frame the 3 key strategies that include specific actions for the City to take in 

the near and long term as it aims to increase access and opportunity for residents in Louisville.  

 STRATEGY 1  

 

 Targeted Pol icy  and 

Zoning Code Changes to 

Reduce Barriers for 

Residential  

Development  

 

 

 STRATEGY 2 

 

 Leverage Funding 

Opportunities and 

Partnerships to 

Support Income-

Restricted Affordable 

Housing 

 STRATEGY 3 

 

 Comprehensive Pol icy  and 

Zoning Code Changes to 

Better Support Residential  

Development and Al low 

for More Diverse Housing 

Types 

Targeted actions to help 

provide relief while the City 

works on broader policy 

updates during the 

comprehensive plan process, or 

soon after. 

A toolbox for easing financial 

burdens or generating revenue 

to provide more direct financial 

support for new income-

restricted residential projects. 

Comprehensive actions to 

modernize the City's approach to 

zoning and land use policy related 

to residential development. 
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1. Introduction 
Local and Regional Context  
Between 2010-2020, Louisville's population increased by about 15%, or 2,700 residents. However, 
the population peaked in 2018 at just over 21,000 residents and has largely plateaued since then 
with a decreasing population in more recent years. This population decline was intensified with 
the Marshall Fire at the end of 2021 that destroyed 549 homes and businesses, displacing many 
Louisville households. 

Exhibit 1: Louisville Population Growth, 2011-2022 
Source: DOLA 

 

Like much of the state and region, Louisville’s housing market has not kept pace with the demand 
created by employment growth and other growth pressures. As a result, prices have risen. The 
city’s residents have borne the impact through increased rents and housing sale prices that are 
inaccessible to many households. Land use policies and a lack of adequate funding and support 
for income-restricted housing have also contributed to the current housing challenges. The ability 
for current and future households to meet their housing needs in Louisville depends on decisions 
and policy choices that the City and other cities in the region make today.  

  



Louisville Housing Plan Part 1: Introduction  6

Historical Forces that Shaped Housing in Louisville 
Louisville's growth and development has been influenced by several local and regional trends.  
For the first half the 20th Century, Louisville maintained a population of around 2,000 residents or 
less.  It wasn't until the 1970s that Louisville started to see significant population and housing 
growth.  The major influences of Louisville's housing boom included new demand for housing from 
major employers and employment centers and improved transportation connections.  The 
following are some of the primary influences: 

 Completion of the Valley Highway (US 36) in 1952, improving access to Denver and 

Boulder.  
 Major employers of note and their development timeline that influenced local housing 

demand include the Rocky Flats Plant (1957), the StorageTek campus (1978), and the 

Colorado Tech Center, which began development in 1979 and continues its buildout 

today.   
 Growth policies in Boulder and expansion of the University of Colorado.  As housing 

supply was constrained and housing prices increased in Boulder, Louisville provided a 

significant amount of affordable workforce housing for Boulder and the University.  
 Approval of the Centennial Valley General Development Plan in 1983 that included 1,333 

new housing units and 3.6 million square feet of planned commercial development.   
 Between 1984 and 1993, a total of 2,865 housing units were permitted for construction.  

Much of these units provided attainable workforce housing for the region and especially 

Boulder.     
 The 2003 Boulder County Countywide Coordinated Comprehensive Development Plan 

Intergovernmental Agreement created Rural Preservation Areas and Municipal Influence 

Areas that resulted in development buffers between municipalities that significantly 

influenced housing growth and cost.    
 The City of Louisville's current "by-right" zoning would only support about 400 new 

housing units. 

Summary of Louisville's Housing Needs 
The City completed a Housing Needs Assessment (HNA) in August of 2023 to act as a foundation 
for this Housing Plan. The HNA evaluated the City’s current and projected housing needs based on 
demographic and housing market trends. The HNA helped answer questions about the current 
availability of different housing types, who lives and works in Louisville, and the range of housing 
needed to meet current and future housing needs. This provides a factual basis from which to 
base the Housing Plan strategy development. This section provides an overview of key findings 
from the HNA to contextualize the remainder of the Housing Plan that follows. Appendix 1 includes 
the full HNA.  
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Louisville needs to prioritize diversifying its housing 
stock to adequately meet the needs of current and 
future residents. Otherwise, the city will continue to 
become more unaffordable to the wide range of 
households necessary to maintain and strengthen a robust 
and resilient community.  

Louisville’s population is aging quicker than nearby 
cities, so the city needs to prioritize attainable and 
appropriate housing options for seniors.  An aging 
population will need more smaller units that meet 
accessibility standards than what the market currently 
provides. Many seniors are also on fixed-incomes, making 
them especially vulnerable to housing cost increases so 
income-restricted housing for seniors also needs to be a 
priority.  

Louisville lacks housing rental and ownership opportunities for younger residents and 
families. Louisville has become less affordable for younger residents and families due to the 
sharp increase in housing costs locally and throughout the region. To address this the city needs 
to prioritize: 

» Multifamily rentals for young residents who either choose to live alone or for smaller 
households seeking more affordable rental options. 

» Attached and smaller detached units such as stacked condominiums, plex 
development, townhomes, and small bungalows or cottages that are more affordable 
to first-time homebuyers and young families looking to locate in Louisville. 

Louisville needs to provide income-restricted housing to create and maintain a more diverse 
and inclusive community . The housing market is unlikely to deliver income-restricted housing 
given its inherent financial complexities without more direct support from the City. If income-
restricted housing is not prioritized, lower income earners will likely continue to seek housing 
opportunities further away from Louisville as higher-income earners seek to locate in Louisville. 

Louisville needs to plan for housing to support both the current and future workforce and a 
more vibrant commercial sector. There is a critical need for an array of housing options that are 
affordable to the city’s workforce. A lack of diverse workforce housing will compromise the ability 
for local businesses to retain and attract essential 
employees, such as teachers, healthcare professionals, and 
public servants.  

Louisville needs to identify housing strategies to address 
current unmet housing needs along with future housing 
needed for the next several decades. The HNA shows a gap 
of about 2,483 new housing units over the next 
approximately 25 years that are needed to address current 
housing underproduction and accommodate future potential 
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population growth. This helps to provide a general estimate 
for the number of housing units needed to meet existing 
and future demand for the next two decades. 1 

Future housing needs in this analysis are based on assumed 
population growth, however future needs are more 
nuanced and will continue to evolve as the City makes land 
use and housing policy decisions, including through the 
upcoming comprehensive plan update. 

Community Engagement  
Community engagement throughout the process informed this Housing Plan. This included over 30 
focused interviews, an open house with more than 100 participants, City Council and Planning 
Commission input, and other community events. The list below outlines key takeaways from this 
community engagement to accompany the more detailed summary in Appendix 2.  

» Housing affordability was universally a major concern. Many residents struggle to 
afford housing in Louisville with a lack of diverse and affordable housing options, This 
makes it difficult for young families, seniors, and a local workforce with diverse income 
levels to live in Louisville. 

» There is a desire for more residential density and height in appropriate areas like 
downtown, along transit corridors, and near major roads (e.g., McCaslin corridor) in 
recognition that it is an important step to addressing housing affordability in Louisville.  

» Preserving Louisville's small-town character, open spaces, parks, and family-friendly 
atmosphere must be prioritized as the city grows. 

» There is a desire for more diverse housing types like townhomes, condos, smaller single-
family homes, and duplexes/triplexes in Louisville. Accessory Dwelling Units (ADUs) can 
also provide a unique opportunity to add housing diversity and income support to 
homeowners.     

» Most participants did not support the current two unrelated person occupancy limit for 
residential dwelling units. Many saw it as contributing to unaffordability. 

» Community members emphasized environmental sustainability through mixed use, 
residential density, transit, energy efficiency, and water conservation. However, 
concerns were raised about the impact and cost of the City's net zero building 
requirements for residential projects adopted in 2021. 

 

 
1 The HNA is not intended to establish desired growth targets, but rather it is to study the issue objectively based 
on recent and projected population trends from non-City of Louisville sources. 



Louisville Housing Plan Part 1: Introduction  9

 

Summary of Housing Strategies & Actions  
The strategies and actions below and in Section 4 below are those that the City should take in the 
next 5+ years to address the housing affordability challenges described throughout this Plan. They 
reflect those that would be the most impactful based on community input, data analysis including 
development feasibility, existing City policies, and best practices around the country.  

Exhibit 2 below provides a summary of the Plan's strategies and actions for the City to evaluate 
further.  Section 4 of this Plan has a more detailed description of each including the potential 
impact on achieving the goals of the Housing Plan, level of effort, income level serviced, 
geographic scale, cost, and recommended timelines for implementation. 

Exhibit 2: Summary of Housing Strategies and Actions  

STRATEGIES  ACTIONS  SUMMARY  

1. Targeted Policy and 

Zoning Code Changes 

to Reduce Barriers for 

Residential 

Development 
 
 

1.1: Establish Criteria and Identify 
Areas for Zoning Changes to 
Support Additional Residential 
Development 

Change zoning in areas not currently zoned 
for residential but suitable for residential 
development.  

1.2: Consider Offering a Height 
Bonus or Additional Density for 
Projects that Pay a Higher Fee in 
Lieu than Required  

Add a voluntary inclusionary program option 
in certain zone districts where additional 
building height and density maybe be 
appropriate.   
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STRATEGIES  ACTIONS  SUMMARY  

 

1. Targeted Policy and 

Zoning Code Changes to 

Reduce Barriers for 

Residential 

Development (cont'd) 
 

1.3: Evaluate Development Fee 
Reductions and/or Exemptions for 
Income-Restricted Projects 

Reduce development costs by reducing 
development fees to help increase the 
financial viability of a project and facilitate 
more affordable housing production. 

1.4: Evaluate Allowing Attached 
and Detached ADUs on Single-
Family Lots 

Remove barriers to promote and allow ADU 
development on single-family properties in 
the city to help increase housing supply and 
diversity and create more flexibility for 
homeowners.  

2. Leverage Funding 

Opportunities and 

Partnerships to Support 

Income-Restricted 

Affordable Housing 

2.1: Evaluate Cost-Sharing 
Opportunities for Infrastructure on 
Sites Where Affordable Housing is 
Provided 

Develop cost-sharing opportunities for 
infrastructure development to ease the 
financial impact on new projects that 
provide affordable housing or meet other 
established housing goals. 

2.2: Evaluate Adopting the Low-
Income Housing Property Tax 
Exemption Locally  

Adopt the low-income housing property tax 
exemption locally to assist income-
restricted affordable housing projects, 
particularly those needed under the city’s 
commitment under Prop 123.   

2.3 Consider Establishing a 
Commercial Linkage Fee for 
Income-Restricted Affordable 
Housing Projects 

Evaluate a commercial linkage fee to 
provide direct financial support for new 
income-restricted housing projects or 
provide funding to maintain affordability in 
existing developments. 

2.4 Consider Offering a Fee 
Option for Mandatory Onsite 
Commercial Requirements with 
Mixed Use Residential 

Evaluate a tool that offers a fee-in-lieu 
option for residential projects with required 
on-site commercial space to increase 
feasibility and reduce barriers for new 
residential projects. Collected fees can help 
support income-restricted housing projects 
or other housing assistance programs the 
city may offer.  

2.5 Evaluate Adopting Programs 
and Policies that Support Existing 
Income-Restricted and Naturally 
Occurring Affordable Housing  

Evaluate program options for preserving 
manufactured home parks, establishing 
legacy homeownership, and monitoring 
expiring subsidies for existing income-
restricted housing stock. 

2.6 Establish and Strengthen 
Partnerships to Support Preserved 
and New Income-Restricted 
Affordable Housing 

Help acquire property, offer technical 
assistance, or provide other direct financial 
support to housing partners working on the 
preservation and development of income-
restricted housing. 
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STRATEGIES  ACTIONS  SUMMARY  

3. Comprehensive Policy 

and Zoning Code 

Changes to Better 

Support Residential 

Development and 

Allow for More Diverse 

Housing Types 

3.1 Create More Predictability for 
Residential Development Related 
to City Processes and Regulations 

Adopt zoning code amendments that are 
clear and objective and allow more 
residential projects to be allowed “by-right” 
and reviewed administratively. 

3.2 Expand Allowances for More 
Housing Types 

Allow stand-alone residential development 
in commercial areas, middle housing in low-
density and single-family zones, and 
remove or raise occupancy restrictions.  

3.3 Modernize Development and 
Design Standards to Incentivize 
and Remove Barriers to 
Appropriate Residential 
Development 

Conduct an audit of the existing zoning code 
to evaluate the effectiveness of existing 
regulations and identify barriers to housing 
development; adopt standards and 
incentives that allow for and encourage 
increased height and residential 
development above commercial downtown; 
lower minimum lot sizes; require and 
incentivize a range of housing types on 
select sites; adopt incentives programs for 
accessible and visitable housing units for 
seniors and for income-restricted housing in 
Transit Oriented Development (TOD) areas.  
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2. Housing Needs & Market 
Assessment 

As demographics and economic conditions change over 
time, the types of housing needed to support the 
community also evolves. This section provides a detailed 
assessment of Louisville’s affordability challenges. It 
analyzes population and household trends in Louisville and 
other geographies in the region to help determine how 
demand for housing by type, size, and price point has and 
may continue to shift into the future. Factors like aging, 
household size and composition changes, income growth, 
and employment are considered. The current housing stock 
available is also assessed in terms of its ability to meet 
housing needs.  

Population Growth and Forecast 
Population growth and household formation are the major 
factors in understanding housing demand. The rate of 
population growth and household characteristics heavily 
influence the demand for specific housing types.  

Population Growth 

Louisville is the second smallest of comparison cities based on population, with a population of 
19,394 as of 2022. Between 2010-2020, Louisville added about 2,700 residents, representing a 15% 
increase over a ten-year period. However, the population peaked in 2018 at just over 21,000 
residents and has largely plateaued since then.2 

 
2 The decline in population shown in 2022 is in part a result of the Marshall Fire that occurred at the end of 2021, 
destroying 549 homes and businesses, displacing many of Louisville’s households.  

 

 Note on Affordabi l ity 
“Affordable housing” and 
“affordability” are frequently 
referenced throughout the 
Housing Plan. Housing is 
“affordable” to a household if 
cumulative housing costs 
account for less than 30% of a 
household’s gross income. 
Therefore, housing 
“affordability” will be different 
for each individual household.    
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Exhibit 3: Louisville Population Growth, 2011-2022 

Source: DOLA 

 

Exhibit 4 shows the change in population from 2011 to 2021 in Louisville. Over this time period, 
Louisville grew by just under 2,500 residents, or 13%. Of comparison cities, Erie grew at the fastest 
rate (70%), and Superior grew by the slowest (4%).  

Exhibit 4: Change in Population, Louisville and Comparison Geographies, 2010-2021 

Source: Colorado Department of Local Affairs 
 2011 2021 # Change % Change 

Erie 18,432 31,303 12,871 70% 

Lafayette 24,545 31,035 6,490 26% 

Longmont 86,526 99,414 12,888 15% 

Louisville 18,406 20,855 2,449 13% 

Boulder County 295,605 329,793 34,188 12% 

Boulder 97,901 106,978 9,077 9% 

Superior 12,497 13,053 556 4% 

Population Forecast 

The Colorado Department of Local Affairs does not provide local population forecasts for cities 
and towns, only for counties. To create a starting point for understanding future housing need in 
Louisville, ECONorthwest developed a simple population forecast based on Boulder County’s 
population forecast of 389,233 residents. Assuming Louisville maintains the current percentage of 
Boulder County’s population (6.3%) as it grows, Louisville would grow by 20% from 2023 to 2047, a 
slightly higher rate than the County overall (17%).3 ECONorthwest’s population forecast in this 

 
3 Due to data availability (DOLA only calculates forecasts at the county level), ECONorthwest calculated 
Louisville’s 2047 forecast using 2047 county population estimates and the Louisville’s current share of the county 
population. 
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context for Louisville is show below in Exhibit 5, along with DOLA’s population forecast for Boulder 
County. 

Exhibit 5: Population Forecast, Louisville and Boulder County, 2023-2047 

Source: Colorado Department of Local Affairs, ECONorthwest 
 2023 2047 # Change % Change 

Louisville 20,499 24,614 4,115 20% 

Boulder County 331,429 389,233 57,804 17% 

Household Income 
As shown in Exhibit 6, the median household income for Louisville is just over $125,000 annually.4 
Louisville’s median income is lower than Erie and Superior, but higher than Boulder, Lafayette, and 
Longmont, and around $33,000 higher than that of Boulder County overall. 

Exhibit 6: Household Median Income, Louisville and Comparison Geographies, 2021 

Source: ACS 5-Year Data Tables, 2017-2021 

$74,902 
Boulder 

$83,104 
Longmont 

$92,466 
Boulder 
County 

$95,033 
Lafayette 

$125,124 
Louisville 

$131,757 
Superior 

$140,409 
Erie 

Exhibit 7 shows the change in median household income from 2011 to 2021. While all cities saw 
substantial increases in median income, Louisville saw the greatest increase with a 50% increase 
in median income, while Boulder County overall saw an increase of 39%. 

Exhibit 7: Change in Median Household Income, Louisville and Comparison Geographies, 2011-2021 

Source: ACS 5-Year Data Tables, 2007-2011, 2017-2021 
 2011 2021 % Change 

Louisville  $         83,682   $       125,124  50% 

Longmont  $         56,278   $         83,104  48% 

Boulder County  $         66,479   $         92,466  39% 

Boulder  $         54,051   $         74,902  39% 

Lafayette  $         69,840   $         95,033  36% 

Erie  $       103,698   $       140,409  35% 

Superior  $       100,194   $       131,757  32% 

Household Income Distribution 

Exhibit 8 shows the distribution of household incomes in Louisville and Boulder County. In both 
jurisdictions, the largest share of households earns at least $200,000 annually (26% of Louisville 

 
4 The census defines income as, “income received on a regular basis (exclusive of certain money receipts such as 
capital gains) before payments for personal income taxes, social security, union dues, Medicare deductions, etc. 
Therefore, money income does not reflect the fact that some families receive part of their income in the form of 
noncash benefits, such as food stamps, health benefits, subsidized housing.” 
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households and 17% in the County). However, while Louisville has a relatively high share of high 
earning households, 30% of Louisville households earn less than $75,000 annually.  

Exhibit 8: Median Household Income Distribution, Louisville and Boulder County, 2021 

Source: ACS 5-Year Data Tables, 2017-2021 

 
Exhibit 9 shows the change in the share of households in each income bracket from 2011 to 2021. 
For example, the share of Louisville households earning less than $25,000 annually decreased by 
4% between 2011 and 2021. Notably, Louisville experienced a substantial increase in the share of 
households earning greater than $200,000 annually (a 17% increase). At the same time, the 
number of households earning less than $100,000 decreased by about 20% in Louisville. 

Exhibit 9: Change in Median Household Income Distribution, Louisville and Boulder County, 2011-
2021 

Source: ACS 5-Year Data Tables, 2007-2011, 2017-2021 

 
The percent of households in all income groups under $150,000 largely declined over the 10-year 
period, while the number of households earning more than $200,000 annually increased. There 
are a few possible explanations for this increase. However, with the sharp increase in the number 
of very high-earning households, it is most likely that the main driver of this increase is wealthier 
households moving into Louisville. The reduction in households earning less than $100,000 
annually could be caused by lower income households moving out of Louisville as housing and 
other living costs, such as transportation, increase. Louisville also experienced a decrease in cost-
burdening (discussed in more detail in more detail below), among owner and renter households, 
which should not be looked at as an increase in affordability given the degree at which housing 
costs in Louisville have increased. Rather, the decrease in cost-burdening again points to more 
lower-income households leaving the area and being replaced by more financially stable and 
higher-earning households.  
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Household Income by Tenure 

Across Boulder County, renter household incomes are significantly lower than ownership 
household incomes. In Louisville, the median homeowner income is roughly $159,000 annually, 
nearly twice the renter median income of about $80,000. With the exception of Boulder (which is 
likely impacted by the high share of university students), Louisville has the largest income gap 
between renter households and ownership households.   

Exhibit 10: Median Household Incomes by Tenure, Louisville and Comparison Geographies, 2021 

Source: ACS 5-Year Data Tables, 2017-2021 

 

High homeowner incomes can contribute to rising home sale prices in a city, further increasing the 
homeownership attainability gap for renters who might be interested in purchasing a home but 
do not have the funds to do so. In addition, high homeowner incomes can contribute an 
increasingly competitive housing market. Even if renter households have the ability to qualify for a 
mortgage, they may risk being outbid by wealthier homebuyers who can pay in cash or offer over 
the asking price.  

Existing Housing Stock and Development Trends 

Total Housing Units 

As of 2021, Louisville had 8,665 housing units, representing just over 6% of total housing units in the 
County. Of comparison cities, Boulder has the highest number of housing units, representing 
roughly 33% of housing units in the County. 
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Exhibit 11: Total Housing Units, Louisville and Comparison Geographies, 2021 

Source: ACS 5-Year Data Tables, 2017-2021 
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Housing Unit Mix 

As shown in Exhibit 12 Exhibit 12, most housing in Louisville (67%) is detached single-family, the 
second highest share among comparison geographies, behind Erie (89%). Just above 20% of 
Louisville housing units are in a multifamily building with five or more units. Of remaining Louisville 
housing units, 9% are considered “plex housing”, referring to single family attached units up to 
fourplexes. 

Exhibit 12: Housing Mix, Louisville and Comparison Geographies, 2021 

Source: ACS 5-Year Data Tables, 2017-2021 

 

Residential  Development Trends 

Exhibit 2 shows the change in total housing units from 2011 to 2021. Louisville is one of the slower growing 
geographies in the county, with an 11% growth of housing units from 2011 to 2021. Given the increase in the 
number of high-income households over the time period, the limited amount of new housing is likely also 
contributing to high housing costs as wealthier households are able to outbid on limited stock.  
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Exhibit 12: Change in Total Housing Units, Louisville and Comparison Geographies, 2011-2021 

Source: ACS 5-Year Data Tables, 2007-2011, 2017-2021  
 2011 2021 # Change % Change 

Erie 6,049 10,085 4,036 67% 

Lafayette 10,193 12,944 2,751 27% 

Longmont 34,477 40,908 6,431 19% 

Louisville 7,773 8,665 892 11% 

Boulder County 126,444 139,302 12,858 10% 

Boulder 43,631 45,304 1,673 4% 

Superior 4,597 4,790 193 4% 

 

ACS data is survey-based and tends to lag in time, so to supplement housing development 
trends, ECONorthwest examined the City’s building permit data from 2016 to 2023.5 Residential 
development in Louisville began to decline substantially between 2018-2021. The sharp increase in 
units between 2022-2023 is almost entirely due to the permitted replacement units from the 
Marshall Fire. 96% of units permitted between 2022-2023 were Marshall Fire - Single Family 
Detached units. 

Exhibit 13: Louisville Permit Data by Housing 
Type and Stage of Completion, Louisville, 
August 2015 - May 2023 

Source: City of Louisville 

Exhibit 14: Louisville Annual Residential Permit 
Data by, Louisville, 2016 - May 2023 

Source: City of Louisville 

Housing Market Trends 

Ownership Housing 

As of 2023, Louisville had an average home sales price of $831,000, second highest behind 
Boulder. The average home price in Louisville is about $150,000 higher than the County overall. 

 
5 City permit data collection changed in 2015, so we have only examined 2016-2023. 
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Exhibit 15: Average Home Sales Price, Louisville and Comparison Geographies, 2023 

Source: Redfin 
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While home sales prices rose dramatically across all comparison jurisdictions in Boulder County 
from 2012 to 2023, Louisville experienced the second highest rate of increase behind Longmont.6 
Over the time period, the average home price in Louisville increased by about $473,000, or 132%. 

Exhibit 16: Change in Average Home Sales Price, Louisville and Comparison Geographies, 2012-
2023 

Source: Redfin 
 2012 2023 $ Change % Change 

Longmont $226,000 $550,000 $324,000 143% 

Louisville $358,000 $831,000 $473,000 132% 

Boulder $420,000 $912,000 $492,000 117% 

Erie $315,000 $685,000 $370,000 117% 

Boulder County $314,000 $681,000 $367,000 110% 

Lafayette $281,000 $580,000 $299,000 107% 

Superior $409,000 $754,000 $387,000 106% 

Rental Housing 

As of 2023, CoStar reported the average rents in Louisville as $1,961, just slightly higher than the 
County as a whole.  

Exhibit 17: Average Multifamily Rents, Louisville and Comparison Geographies, 2023 

Source: CoStar 

$1,665 
Longmont 

$1,867 
Lafayette 

$1,917 
Boulder 
County 

$1,961 
Louisville 

$2,078 
Boulder 

$2,406 
Superior 

$2,442 
Erie 

Like home sales prices, rent rates rose significantly across all geographies over the past decade. 
According to CoStar data, Louisville multifamily rents increased by $721, or 58%, from 2012 to 
2023.  

Exhibit 18: Change in Average Multifamily Rents, Louisville and Comparison Geographies, 2012-
2023 

Source: CoStar 
 2012 2023 $ Change % Change 

Superior $1,507 $2,406 $899 60% 

Louisville $1,240 $1,961 $721 58% 

Longmont $1,107 $1,665 $558 50% 

 
6 Redfin began collecting housing data in 2012. 
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 2012 2023 $ Change % Change 

Boulder County $1,310 $1,917 $607 46% 

Boulder $1,470 $2,078 $608 41% 

Lafayette $1,330 $1,867 $537 40% 

Erie $1,931 $2,442 $511 26% 

Housing Attainability 
Housing attainability examines the cost of 
housing relative to household incomes in the 
area. Key findings for Louisville include 

 At least 74% of Louisville residents 

would likely be unable to afford the 

current average home sales price, 

with a greater affordability gap for 

Louisville renters. 

 While rates of household cost burden 

decreased from 2011 to 2021, around 

41% of Louisville renters and 16% of 

Louisville homeowners currently 

spend more than 30% of household 

income on housing expenses. Given 

the dramatic increase in housing 

costs over the past decade, it is likely 

because households that were cost-

burdened (especially severely cost 

burdened) in 2011 were eventually 

priced out of the area and moved to 

areas with a lower cost of living and 

higher-earning households have 

moved into the area.  

Affordable Housing Income 
Limits 

The Department of Housing and Urban Development (HUD) sets income limits each year to 
establish eligibility for its assisted housing programs and to define an area’s Median Family 
Income (MFI). For these calculations, HUD includes Louisville as part of the Boulder metro area, 
which has a 2023 MFI of $144,100 for a family of four. To compare this number to ACS data, 2021 
Louisville median household incomes were slightly higher than the 2021 Boulder metro area MFI 
($125,124 to $116,900).  However, it is important to note that Median Household Income is not 
directly comparable to HUD’s MFI. HUD’s MFI calculation relies on underlying Census data related 

Exhibit 19: Family Income by Housing Type 

Source: HUD & ECONorthwest 
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to family incomes, and the 100% median is set for families of four. Median household income is for 
all households – not just families – and households can have a wide range of compositions (e.g., 
roommates) compared to families.  

Exhibit 20 below matches the different income levels in the Boulder Metro Area with rent and 
home sale prices deemed affordable to their income levels (i.e., spending no more than 30% of 
their income on housing costs). 

Exhibit 20: Financially Attainable Housing by Median Family Income (MFI) for a Family of Four, 
Boulder Metro Area, 20237 

Source: US Department of Housing and Urban Development, Boulder Metro Area, 2023 

 

A household would need to earn 145% of the MFI, or around $209,000 to afford the average home 
sales price in Louisville. Only 26% of Louisville households earn more than $200,000 annually, 
suggesting at least 74% of Louisville households would not be able to afford the current average 
home sales price. In addition, Louisville renter incomes are significantly lower than Louisville 
homeowner incomes (see Exhibit 10). Based on 2021 ACS data, renter median incomes would fall 
at around 56% of the 2023 MFI (qualifying as just above “very low income” under HUD standards), 
while the homeowner median income would fall at roughly 111% of the 2023 MFI, indicating that 
homeownership is likely significantly more out of reach for households that do not already own a 
home. 

 
7 Home sales prices may vary with mortgage interest rate fluctuations, any homeowner association costs, or 
utility fee variations. 
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Cost Burdened Households 

Housing costs are typically the largest portion of a household budget, and typically include 
mortgage or rent payment, utilities, interest, and insurance. The Department of Housing and 
Urban Development’s guidelines indicate that households paying more than 30 percent of their 
income on housing experience “cost burden” and households paying more than 50 percent of 
their income on housing experience “severe cost burden.” Using cost burden as an indicator is one 
method of determining how well a city is meeting its community need to provide housing that is 
affordable to all households in a community.  

Housing cost burden can put low-income households in vulnerable situations and force them to 
make trade-offs between housing costs and other essentials like food, medicine, or 
transportation. This unstable condition can also lead to rental evictions, job instability, school 
instability for children, and homelessness. Cost burdening for owner-occupied households is less 
common because mortgage lenders typically ensure that a household can pay its debt 
obligations before signing off on a loan.  

Exhibit 21 shows rates of cost 
burden by tenure for 
Louisville. In Louisville, 25% of 
households are cost burdened, 
with 14% of households 
spending greater than 30% of 
gross income on rent and 9% 
spending greater than 50%. 
Renters are much more likely 
to be cost burdened, with 41% 
of renter households 
experiencing cost burden, 
versus 16% of homeowners. 
 

Exhibit 21: Cost Burden, Louisville, 2021 

Source: ACS 5-Year Data Tables, 2017-2021 
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Exhibit 22 shows rates of cost 
burden for both Louisville and 
Boulder County. Louisville has 
slightly lower rates of cost 
burden compared to the 
County overall; in Boulder 
County, 57% of renters are 
cost burdened (versus 41% in 
Louisville), and 22% of 
homeowners are cost 
burdened (versus 16% of 
homeowners in Louisville).  
 

Exhibit 22: Cost Burden Rates, Louisville and Boulder County, 
2021 

Source: ACS 5-Year Data Tables, 2017-2021  

 

Housing Demand and Future Needs 
The following section details ECONorthwest’s calculations of housing need, underproduction, and 
affordability for Louisville.  

Population Forecast Assumption 

As previously discussed, population forecasts are only available at the county-level in Colorado. 
To forecast future housing needs, an understanding or assumption of how the city could grow is 
needed to establish a baseline projection. The population forecast provided by ECONorthwest 
assumes that Louisville will maintain its current share of Boulder County’s total population (6.3%) 
and would therefore increase its population to about 24,614 residents by 2047, adding an 
additional 4,115 residents. 

Future Housing Needs 

A key part of the HNA is to gain an understanding about the extent of total housing needed in 
Louisville and the quantity of new housing needed for different income levels over the next 
several decades.  
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Exhibit 23. Illustration of Housing Needs Calculation 

Sources: ECONorthwest. 

 

The future needs analysis focuses on estimating housing needs based on future housing needed 
by 2047 and current needs based on housing underproduction.8 The inclusion of current housing 
underproduction helps to ensure housing needs targets address current unmet housing needs not 
provided for in the existing housing inventory. More detail on assumptions and methodology for 
the future housing needs analysis can be found in the full HNA included in Appendix A. 

Exhibit 24: Total Housing Need in Louisville by 2047 

Source: ECONorthwest and DOLA 

Future Need Based on Assumed 
Population Growth 

2,075 housing units  

Housing Underproduction (or 
Housing Shortage) 

409 housing units 

Total Housing Need 2,483 housing units  

 

Combining the current housing underproduction (409 housing units) with the future housing units 
needed brings the total to 2,483 new housing units needed by 2047 based on the population 
forecasts in this section. On an annual basis this means an average of 96 new housing units per 
year.     

Housing Need by Income 

While understanding the total number of housing needs required to meet the City’s population 
forecast is an important step in planning for the future, it’s also important to understand how the 
housing units should be distributed among income earners to address if there are enough units 
attainable for each household. More details on assumptions and methodology for allocating 
future housing need by income levels can be found in the full HNA included in Appendix 1. 

 
8 DOLA’s latest county-level population forecast is for 2047. 
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Exhibit 25: Total Units Needed by 2047, Louisville 

Source: DOLA 2047 Boulder County Population, ACS 5-year 2017-2021, CHAS 2015-2019, ECONorthwest 

 

The forecasted housing need by income category is likely to vary depending on future policy 
choices. If the city does not take meaningful action to increase housing production, and 
affordability worsens due to demand from higher-income households outpacing supply of total 
housing units, many low-income households will face displacement and the forecasted need for 
lower income households would likely be lower. The ultimate income distribution in 2047 will be 
the result of regional housing trends and policy decisions made at the local level.   
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3. Louisville’s Housing Goals  
The Housing Plan identifies policies and actions the City should take to better meet housing needs 
in Louisville. The strategies and actions in the Plan also reflect the City’s desire to foster a more 
dynamic and inclusive community where a broader range of households have access to 
Louisville’s unique charm, amenities, and opportunities. This Plan also recognizes that the City 
should carefully balance housing growth and diversification goals and strategies with other 
established community values9.  In addition to providing an overall policy framework and 
direction, these goals can act as indicators to determine whether City  actions are helping to 
achieve the desired outcomes.  

To help create a framework for the strategies and actions that fol low, the Housing Plan 
establishes 3 core goals of equal priority and importance.  

 

Goal 1: Increase Residential Development 
Opportunities in Louisville 

» The City should increase new residential development opportunities at appropriate 
locations to better address local and regional housing demand. The City's 
implementation of this goal should be carefully balanced with other established 
community values related to topics like neighborhood character, infrastructure 
capacity, and preserving or enhancing Louisville's unique quality of life.   

 

Goal 2: Expand and Maintain Access to 
Affordable Housing 

» The City should facilitate the development and maintenance of more affordable 
housing at appropriate locations that can address the housing needs of low-to-middle 
income households, including the needs of the local workforce. Through strategic 
partnerships and funding opportunities, the City can help create and maintain more 
access to affordable housing options, especially in areas located near employment 
opportunities and transit.  

 

Goal 3: Diversify Louisville’s Housing Stock 

» The City should diversify the range of available housing options, promoting the 
development of mixed-use and mixed-income neighborhoods, and streamlining zoning 
regulations to accommodate different housing for a variety of household sizes and 
demographics. This includes more housing choices for seniors, empty-nesters, young 
families, disabled individuals, renters, first-time homebuyers, and to support Louisville's 
retail and commercial areas.   

 
9 Established community values in the context of this Housing Plan include but are not limited to those set forth in 
the City's Comprehensive Plan.  
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4. Housing Strategies & 
Actions 

This section details the three strategies and 13 actions the City of Louisville should consider as it 
works toward addressing the city's housing needs. The Plan's strategies reflect what is within the 
City's purview and are intended to comprehensively address multifaceted housing challenges 
through multiple angles.   

There is no “silver bullet” among these actions. Each of them presents benefits, drawbacks, and 
different levels of impact that need to be evaluated further. The housing market can change 
quickly too. As such, the actions in this Plan will benefit from periodic evaluation as development 
conditions change over time and the approach set forth in this Housing Plan will need to evolve 
with such changes. 

Housing Strategies  
Based on the results of the Housing Needs Assessment, community/stakeholder involvement, 
analysis of policy options, review of relevant plans, policies and best practice guides and 
informed by the Plan's goals, the following three broad strategies and their associated actions 
help provide a roadmap.  

 

 Strategy 1  
Targeted Policy and Zoning Code Amendments to Reduce Barriers for 
Residential Development 

 

 Strategy 2 
Leverage Funding Opportunities and Partnerships to Support Income-
Restricted Affordable Housing 

 

 Strategy 3 
Comprehensive Policy and Zoning Code Amendments to Reduce Barriers for 
Residential Development and Allow More Diverse Housing Types 
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Housing Actions 
Each strategy outlined above includes several associated actions that more narrowly address 
how the City can approach implementation. The actions detailed in this section include a 
rationale for why it is included in this Plan, a brief description, considerations, educational context, 
examples, and best practices. A qualitative evaluation for each action is also included. The 
evaluation criteria are further defined below.  

ACTION TY PE 

Incentives encourage housing developers to provide desired housing types. 

Policy Changes may update the City’s code, processes, or requirements related to 
housing. 

Financial Support increases available funding for a variety of housing initiatives. 

Partnerships to strengthen relationships with other organizations to further the city’s 
housing goals. 

 INCOME LEV EL 
SERV ED 

The qualitative designation of ‘Low,’ ‘Moderate,’ ‘High,’ or ‘All’ gives a relative 
approximation of what household income levels will likely be served but does not 
include a specific income threshold.  

GEOGRAPHIC 
SCALE 

Generally, describes where an action could apply whether it is Citywide, TOD 
Opportunity Areas, Residential Zones, or Site Specific. 

IMPACT ON 
HOUSING 

PRODUCTION 

   least potential for housing production relative to other actions 

   moderate potential for housing production relative to other actions 

   most potential for housing production relative to other actions 

LEV EL OF 
INV ESTMENT 

is the least amount of investment needed relative to other actions 

 is anticipated to require a moderate investment relative to other actions 

would require the most investment relative to other actions 

TIMELINE  

This represents an estimation of the timelines to address each of the action items 
that should evolve as conditions change over time.   

Near Term means 1-2 years 

Mid Term means 2-3 years 

Long Term means 3-5+ years  
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Summary Matrix of Housing Strategies and Actions 
STRATEGIES ACTIONS 

HOUSING 
GOALS 

SUMMARY  ACTION TY PE 
HOUSING 

PRODUCTION 
LEV EL OF 

EFFORT 
COST TIMELINE 

1. Targeted Policy and 
Zoning Code 
Amendments to 
Reduce Barriers for 
Residential 
Development 

1.1: Establish Criteria and Identify 
Areas for Zoning Changes to Support 
Additional Residential Development 

 

 

Rezone areas not currently zoned, but suitable, for residential development and conduct a market analysis to inform 
major land use changes to ensure they’re economically viable.  

 
Policy Change  Medium  Near Term 

1.2: Consider Offering a Height Bonus 
or Additional Density for Projects that 
Pay a Higher Fee in Lieu than Required  

Add a voluntary inclusionary program option in certain zones where additional height may be appropriate.   Incentive/Policy Change  Low-Medium  Near Term 

1.3: Evaluate Development Fee 
Reductions and/or Exemptions for 
Income-Restricted Projects  

Reduce development costs by reducing development fees to help increase the financial viability of a project and facilitate 
more affordable housing production. 

Incentive  Medium  Near Term 

1.4: Evaluate Allowing ADUs Both 
Attached and Detached On Single-
Family Lots  

Evaluate allowing ADU development on single-family properties across the city to help increase housing supply and 
diversity and create more flexibility for homeowners.  

Policy Change  Medium  Near Term 

2. Leverage Funding 
Opportunities and 
Partnerships to 
Support Income-
Restricted Affordable 
Housing 

2.1: Evaluate Cost-Sharing 
Opportunities for Infrastructure on 
Sites Where Affordable Housing is 
Provided  

Develop cost-sharing opportunities for infrastructure development to ease the financial impact on new projects, 
particularly those that provide affordable housing or meet other established housing goals. 

Policy Change/Financial 
Support/Partnerships  High  

 
Long Term  

2.2: Evaluate Adopting the Low-Income 
Housing Property Tax Exemption 
Locally  

Adopt the low-income housing property tax exemption locally to assist income-restricted affordable housing projects, 
particularly those needed under the city’s commitment under Prop 123.   

Incentive  Low-Medium  Long Term  

2.3 Consider Establishing a 
Commercial Linkage Fee for Income-
Restricted Affordable Housing Projects  

Adopt a commercial linkage fee to provide direct financial support to gap finance new income-restricted housing projects 
or provide funding to maintain affordability in existing developments. 

Policy Change/Financial 
Support   Medium  Long Term  

2.4 Consider Offering a Fee Option for 
Mandatory Onsite Commercial 
Requirements with Mixed Use 
Residential  

Create a program that offers a fee option for on-site commercial requirements with residential development to increase 
feasibility and reduce barriers for new residential projects. Collected fees can help support income-restricted housing 
projects or other housing assistance programs the city may offer.  

Policy Change/Financial 
Support   Medium  Mid Term  

2.5 Evaluate Adopting Programs and 
Policies that Support Existing Income-
Restricted and Naturally Occurring 
Affordable Housing  

Explore program options for preserving manufactured home parks, establishing legacy homeownership, and monitoring 
expiring subsidies for existing income-restricted housing stock. 

Policy Change/Financial 
Support 

N/A 
(focused on 

preservation of 
existing units) 

High  Mid Term  

2.6 Establish and Strengthen 
Partnerships to Support Preserved and 
New Income-Restricted Affordable 
Housing  

Acquire property, offer technical assistance, or provide other direct financial support to housing partners working on the 
preservation and development of income-restricted housing. 

Partnerships  Medium-High 
 

(depending on 
method chosen) 

Near Term 

3. Comprehensive 
Policy and Zoning 
Code Changes to 
Better Support 
Residential 
Development and 
Allow for More 
Diverse Housing 
Types 

3.1 Create More Predictability for 
Residential Development Related to 
City Processes and Regulations  

Adopt zoning code amendments that are clear and objective and allow appropriate residential projects to be allowed “by-
right” and reviewed administratively. 

Policy Change  High  Mid Term  

3.2 Expand Allowances for More 
Housing Types 

 

Allow stand-alone residential development in commercial areas, middle housing in low-density and single-family zones, 
and remove or raise occupancy restrictions. 

Policy Change  Medium  Mid Term  

3.3 Modernize Development and 
Design Standards to Incentivize and 
Remove Barriers to Appropriate 
Residential Development 

 

Conduct an audit of existing zoning code to evaluate effectiveness of existing regulations and identify barriers to housing 
development; adopt standards and incentives that allow for and encourage increased height and residential 
development above commercial downtown; lower minimum lot sizes, require and incentivize a range of housing types on 
greenfield sites; adopt incentives programs for accessible and visitable housing units for seniors and for income-
restricted housing in TOD areas. 

Policy Change  Medium-High  Mid Term  
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Strategy 1: Targeted Policy and Zoning Code 
Amendments to Reduce Barriers for Residential 
Development 

The City recognizes that while important steps have been taken recently to address housing 

affordability 10 there is substantial work to be done to better address Louisville's current and future 

housing needs. The upcoming comprehensive plan update provides an opportunity to build on this 

Housing Plan with more specific policy direction on topics like the future land use framework and major 

changes to zoning regulations. However, the City wishes to accomplish key actions in the near-term (1-2 

years) during or soon after the comprehensive plan update. This strategy focuses on near-term steps 

the City can take to reduce barriers and facilitate more residential development, including: 

♦ Establishing a framework for updating adopted future land use maps (e.g., comprehensive plan) and 

zoning code changes to allow for a greater diversity of housing types;  

♦ Providing relief for new housing projects by creating flexibility within the current inclusionary zoning 

policy and reducing City-imposed fees on income-restricted projects; and  

♦ Offering existing property owners more financial flexibility by delivering small-scale, incremental 

density increases through the development of accessory dwelling units (ADUs). 

Specific actions in this section include: 

» 1.1 Establish Criteria and Identify Areas for Zoning Changes to Support Additional Residential 
Development 

» 1.2 Consider Offering a Height Bonus or Additional Density for Projects that Pay a Higher Fee in 
Lieu than Required 

» 1.3 Evaluate Development Fee Reductions and/or Exemptions for Income-Restricted Projects 

» 1.4 Evaluate Allowing ADUs Both Attached and Detached On Single-Family Lots 

 

 

 

 

 

 

 
10 Such important steps include but are not limited to adoption of an Inclusionary Housing Ordinance in 2021 and the City's 
2017 commitment to the goal that 12% of all residential units in Louisville be permanently affordable by 2035 as part of the 
Boulder County Regional Housing Partnership.  The Inclusionary Housing Ordinance requires that 12% of new residential 
units on applicable development projects be set aside as permanently affordable (see Louisville Municipal Code Chapter 
17.76 Inclusionary Housing).   
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 Action 1 . 1 : Establ ish Criteria and Identify Areas for Zoning Changes to 
Support Additional Residential  Development 

RATIONALE 
The City must expand its residential capacity that is currently restricted by 
zoning to meet the diverse housing needs of both the current and future 
Louisville population. There are currently some areas where residential 
development may be appropriate, but it is currently prohibited or restricted. 
With the post-Covid downturn in the commercial real estate market, especially 
in Louisville, the demand for commercial land has lessened while a clear and 
pressing demand for residential land has emerged. These opportunity areas 
include but are not limited to vacant or underutilized areas with nonresidential 
zoning along the McCaslin and South Boulder Road corridors.   

DESCRIPTION 

Established criteria can offer transparency, foster 

more strategic thinking around long-term economic 

vitality and infrastructure investments, and may help 

reconcile competing policy goals. With the upcoming 

comprehensive plan update and its community 

process, the City should dev elop criteria and identi fy  

lands to rezone for residential  uses.   

The city should also consider conducting market 
assessments in areas where major land use changes 
are considered. This analysis will help provide insights 
into the feasibility of various potential uses for an 
area, as well as identify potential risks and challenges 
that could impact development feasibility and market 
viability. This analysis can also identify an appropriate 
balance of residential and commercial uses (e.g., 
retail, office, light industrial) in the opportunity areas 
to support the economic vitality of the commercial 
areas that need residential nearby to thrive.  

 

ACTION 1 . 1  BENEFITS SUMMARY  

ACTION TY PE 
INCOME LEV EL 

SERV ED 
GEOGRAPHIC SCALE 

HOUSING 
PRODUCTION 

LEV EL OF 
INV ESTMENT 

Policy Change All City-Wide   

 

 

 Housing Goals 
 

EXAMPLE CRITERIA FOR ZONE 
CHANGES TO RESIDENTIAL  

» Access to public transit, bicycle, and 
pedestrian facilities  

» Adequately served by infrastructure 
(water, sewer, streets, etc.)  

» Near existing or future resident services 
(retail, community centers, etc.)  

» Larger parcels > 1 acre 

» High recent vacancy rates  

» Large, underutilized parking areas  

 Action 1 . 1  Relevant Key Themes from Housing Plan Community Engagement  
o Comprehensive plan in 2013 was beneficial  in some ways,  but zoning did not implement 

the v ision.    
o Retai l  fol lows rooftops so we need more housing to support retai l .   
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 Action 1 .2 Consider Offering a Height Bonus or Additional Density for 
Projects that Pay a Higher Fee in Lieu than Required  

RATIONALE 
Allowing developers to access additional height or density in exchange for a 
greater fee-in-lieu or providing more onsite affordable housing units than 
required could simultaneously promote greater housing density, provide 
funding for the City’s inclusionary housing program, and increase 
development feasibility.  

DESCRIPTION 

A financial analysis conducted during this Housing Plan 

demonstrated that residential projects could contribute a higher 

fee-in-lieu in exchange for additional height or density under the 

City’s existing inclusionary program. The City should consider 

adding a voluntary inclusionary  program option in defined areas 

where additional height or density  may be appropriate.  The 

analysis indicated the fee could be up to $12.17 per square foot for 

rental units and $14.36 per square foot for for-sale units, depending 

on height and parking requirements. As part of this action item, the 

City should also evaluate height or density bonuses for projects that 

provide onsite affordable housing units and clarify that the fee in 

lieu is optional for all residential projects versus mandatory.  

Exhibit 26: Potential Fee Adjustments, Multifamily Housing Development 

Source: ECONorthwest 

SCENARIO  APARTMENTS (RENTA LS)  
CONDOMINIUMS  
(FOR-SALE)  

Three stories (120 units, 117,000 sf), existing parking 
requirements 

$4.72 per sf (current) $9.24 per sf (current) 

Four stories (160 units, 157,000 sf), existing parking 
requirements 

$6.24-$6.84 per sf $10.18-$10.56 per sf 

Four stories (160 units, 157,000 sf), reduced parking 
requirements 

$10.04-$12.17 per sf $12.90-$14.36 per sf 

It’s important to note that there are many tools the City can developers to unlock additional density. 
Flex ibi l i ty  in si te standards is key  to making projects work across a wide variety of site shapes and 
sizes. Other incentives might include reduced open space and parking, increased lot coverage, or a 
higher Floor Area Ratio. 

ACTION 1 .2 BENEFITS SUMMARY   

ACTION TY PE 
INCOME LEV EL 

SERV ED 
GEOGRAPHIC 

SCALE 
HOUSING PRODUCTION COST 

Incentive/Policy 
Change 

Low-Moderate Citywide   
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CAREFUL CALIBRATION 

Encourage the program’s use by 
creating enough incentive for 
the developer by ensuring 30%-
50% of the financial benefit from 
the height bonus goes to the 
developer rather than opting for 
the highest viable fee 
(effectively cancelling out any 
financial incentive achieved 
through the height bonus).  
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 Action 1 .3 Evaluate Development Fee Reductions and/or Exemptions for 
Income-Restricted Projects 

RATIONALE 
The City of Louisville has a demonstrated need for affordable housing of all 
kinds, particularly housing that is income restricted. However, income 
restricted housing is difficult and complicated to finance. The City's 
development fees can have a significant impact on a project's financial 
feasibility.  

DESCRIPTION 
The City can help reduce projects costs, increase the financial 
feasibility, and help facilitate the production of more income-
restricted housing projects by offering development fee 
reductions or exemptions for projects that provide income 
restricted affordable housing.  

There are several considerations the City will need to make when 
developing a fee waiver or reduction program:  

♦ Consider only reducing some development-related fees, not all.  

♦ Create a sunset date for the program or place a per-year or 

overall cap on the number of eligible projects; this would help 

the City develop a better understanding of the demand and impact of the program. 

♦ Identify an alternative revenue source that will backfill waived fees such as the General Fund or 

other local taxes and fees. 

♦ Establish project qualification criteria that includes all scales of projects regardless of the number of 

units to encourage participation by small and large developers. 

Fee Deferrals 

The City could alternatively offer a development fee deferral, aligning the project with the developer’s 

financing plan. Developers could pay fees when the property starts generating income from rent or unit 

sales, instead of at permit issuance. This approach allows developers to pay as cash flows into the 

project and can help avoid additional costs like interest gathered on construction loans. 

ACTION 1 .3 BENEFITS SUMMARY  

ACTION TY PE 
INCOME LEV EL 

SERV ED 
GEOGRAPHIC 

SCALE 
HOUSING PRODUCTION COST 

Incentive Low-Income Citywide   
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EXAMPLE DEV ELOPMENT 
FEES 

» Land Use & Building Permits 

» Public Improvements 

» Utility Connections  

» Impact fees 
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 Action 1 .4 Evaluate Al lowing ADUs Both Attached and Detached On Single-
Family Lots 

RATIONALE 
Allowing Accessory Dwelling Units (ADU), both attached and detached, on 
single-family properties across the city can help to increase housing supply 
and diversity while creating more financial flexibility for homeowners. ADUs 
offer a small-scale and incremental way to increase density while protecting 
existing community character and without putting pressure on existing 
infrastructure systems. 

DESCRIPTION 
ADUs can provide less expensive housing solutions, but not to the 
same degree or guarantee as income restricted housing. ADUs 
can be right-sized and adjusted for a variety of household types, 
such as multigenerational households, young adults, and seniors. 
In addition to providing more housing to renters, ADUs can 
inversely assist affordability or financial flexibility for property 
owners through the rental income that they collect. 

Allowing attached and detached ADUs does not guarantee that 
ADUs will be produced. The cost to individual property owners to 
design and develop compliant ADUs can limit program 
participation. To overcome this barrier, the city can prov ide pre-
approved plan sets to property owners that requires l i ttle to no permit rev iew time.  

Additionally, barriers to ADU development could be removed if design and development standards for 
ADUs are sensitive to neighborhood character.  For example, the City should consider allowing ADUs to 
use the same water tap as the primary dwelling and not charging an expansion fee within the limits of 
the ADU policies for the size and type of unit.     

 

ACTION 1 .4 BENEFITS SUMMARY  

ACTION TY PE 
INCOME LEV EL 

SERV ED 
GEOGRAPHIC 

SCALE 
HOUSING PRODUCTION COST 

Policy Change All Residential Zones   
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 Action 1 .4 Relevant Themes Heard from Housing Plan Community Engagement  

o Incentiv ize tiny  homes or ADUs that can be a path to homeownership rather than 

manufactured homes that can leave people vulnerable to displacement.     

o Heard more support for ADUs that can be ownership units rather than rentals.     

W HAT IS AN ADU? 

ADUs are an additional dwelling 
unit— typically with its own 
sleeping, bathing, and cooking 
facilities—on properties with a 
primary home, designed in a way 
that blends in with the existing 
neighborhood.   
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Strategy 2: Leverage Funding Opportunities and 
Partnerships to Support Income-Restricted 
Affordable Housing 

Strategy 2 recognizes that market-rate development by itself cannot fulfill the full range of housing 

needs in Louisville. The market is unlikely to supply income-restricted affordable housing, especially units 

affordable to those earning 0-60% of the Area Median Income (AMI), without intervention. This 

intervention can include leveraging funding opportunities and partnerships to support new or preserved 

income-restricted housing.  

Leveraging funding tools available at all levels of government for affordable housing projects can help 

reduce project costs and provide direct financial assistance to fill gaps that threaten project viability. 

This strategy outlines potential funding, partnerships, and policy mechanisms the City can deploy to 

lower barriers for income-restricted housing developments. One such opportunity is Proposition 123. 

Colorado voters passed Proposition 123 in 2022 as a dedicated future revenue source to local 

jurisdictions like Louisville to support housing affordability.  Louisville is an eligible jurisdiction to apply for 

future Proposition 123 funds having officially committed to proposition-specific housing affordability 

goals in 2023.  The City should continue to pursue such eligibility in the future during various funding 

cycles. In 2023, Boulder County voters also passed a 15-year extension of Issue 1B that sets aside a 

portion of county sales and use taxes for affordable housing; a portion of which applicable projects in 

Louisville may be eligible to access.  

Strategic partnerships will also be vital to deliver affordable housing at a meaningful level. This strategy 

focuses on ways the City can foster partnerships and play an active role within them to facilitate the 

development of more income-restricted housing. 

Detailed actions in this section include: 

» 2.1 Evaluate Cost-Sharing Opportunities for Infrastructure on Sites Where Affordable Housing is 
Provided 

» 2.2 Evaluate Adopting the Low-Income Housing Property Tax Exemption Locally  

» 2.3 Consider Establishing a Commercial Linkage Fee for Income-Restricted Affordable Housing 
Projects 

» 2.4 Consider Offering a Fee Option for Mandatory Onsite Commercial Requirements with 
Mixed Use Residential  

» 2.5 Evaluate Adopting Programs and Policies that Support Existing Income-Restricted and 
Naturally Occurring Affordable Housing 

» 2.6 Establish and Strengthen Partnerships to Support Preserved and New Income-Restricted 
Affordable Housing  
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 Action 2.1  Evaluate Cost-Sharing Opportunities for Infrastructure on Sites 
W here Affordable Housing is Provided 

RATIONALE 
A lack of available utilities, cost of utilities, and road infrastructure can 
determine whether a project will move forward or not due to the substantial 
costs. Iring programs for such infrastructure can ease the financial burden 
for developers and support future housing development on opportunity sites. 

DESCRIPTION 
Large development sites, in particular, frequently demand extensive infrastructure development, which 
can significantly affect their financial feasibility and, in some cases, drive outcomes that might not align 
with the City's housing goals. The City can uti l ize cost-sharing opportunities to help ease the financial  
impact on new projects, particularly those that provide affordable housing or meet other established 
housing goals. Cost-sharing tools could include: 

♦ Development Agreements (DA): legally binding contracts In the City and a developer or landowner 

that outline terms for a specific development project, including infrastructure or other amenities. 

While the city currently utilizes DAs, it could adjust typical terms to: 

 Have the City assume a greater share of the infrastructure costs or obligations if a project 

provides onsite affordable housing, increasing its share as the affordable set-aside 

increases.  The fee in lieu for inclusionary housing from other projects is one possible funding 

source for this cost share as is funds from Proposition 123.   

 Exempt projects from some inclusionary zoning requirements if they significantly contribute 

to infrastructure development and align with broader housing objectives like providing a 

mixture of housing types aimed at creating a more mixed income community. 

♦ Local Improvement Districts (LIDs): LIDs are established when property owners or developers 

initiate a formal request to collectively fund infrastructure enhancements. In Colorado, numerous 

municipalities have successfully used LIDs as a financing mechanism for sizable projects. If paired 

with agreements to provide affordable housing, a LID can assist with developers financing project 

infrastructure to support affordable housing.   

ACTION 2. 1  BENFITS SUMMARY  

ACTION TY PE 
INCOME LEV EL 

SERV ED 
GEOGRAPHIC 

SCALE 
HOUSING PRODUCTION COST 

Policy 
Change/Financial 

Support/Partnerships 
All  

Greenfield Sites or 
Large Parcels     

 

 

 

 

 

 Housing Goals 
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 Action 2.2 Evaluate Adopting the Low-Income Housing Property Tax 
Exemption Locally 

RATIONALE 
It can be challenging to stitch together financing for income-restricted 
housing projects and a property tax exemption could help offset project 
costs, catalyzing construction of new, rehabilitated, or improved affordable 
housing.  

DESCRIPTION 
Colorado House Bill 23-1184 recently expanded 
the existing low-income housing property tax 
exemption to include more nonprofit 
organizations that build and sell affordable 
housing. The exemption can last for up to 10 
years and creates a new property  tax 
exemption for land owned by community land 
trusts and other nonprofi t affordable 
homeownership prov iders that develop 
permanently affordable for-sale homes. The City 
can adopt this tax  exemption local ly  to assist 
affordable housing projects, particularly those 
needed under the city’s commitment under 
Proposition 123. The property must be restricted 
by a deed that limits its resale price and requires 
a long-term land lease with a community land 
trust or nonprofit affordable homeownership 
developer. The property must also be sold to 
households below 100 percent Area Median 
Income (AMI). 

ACTION 2.2 BENEFITS SUMMARY   

ACTION TY PE 
INCOME LEV EL 

SERV ED 
GEOGRAPHIC 

SCALE 
HOUSING PRODUCTION COST 

INCENTIV E 
LOW -

MODERATE 
INCOME 

CITY W IDE   
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ACCESSING THE EXEMPTION 

After January 1, 2024, there are three ways that 
a nonprofit affordable housing developer can 
receive this exemption. 

» Land donation agreement between the 
landowner and nonprofit.  

» Resolution that designates property for 
construction or rehabilitation of for-sale 
affordable housing. 

» Resolution that approves the purchase of 
the property for land banking with the 
purpose of constructing or rehabilitating 
for-sale affordable housing. 
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 Action 2.3 Consider Establ ishing a Commercial Linkage Fee for Income-
Restricted Affordable Housing Projects 

RATIONALE 
Nonresidential development that increases employment demand like 
industrial, retail, and office development can increase housing demand 
nearby and put additional pressure on housing prices. This is compounded in 
markets like Louisville where housing production has not kept pace with 
demand. By establishing a per-square-foot fee on commercial development 
to fund affordable housing projects, the City could “link” these two types of 
development to support more equitable growth. This 
action item would need to carefully consider balancing 
any potential linkage fee with the City's economic vitality 
goals. 

DESCRIPTION 

The City can use revenues from a commercial  l inkage 

fee to prov ide direct financial  support for new income-

restricted housing projects. The City should first study 

the impacts a fee might have on commercial 

development in Louisville to ensure a fee is appropriately calibrated to both help the City meet 

affordable housing goals and avoid financially overburdening new commercial projects that can help 

the City meet economic development and employment goals. Additionally, commercial  l inkage fees 

require a nexus study  that first demonstrates a reasonable relationship between the fee and 

affordable housing before the fee program can be adopted.  

ACTION 2.3 BENEFITS SUMMARY   

ACTION TY PE 
INCOME LEV EL 

SERV ED 
GEOGRAPHIC 

SCALE 
HOUSING 

PRODUCTION 
COST 

POLICY  
CHANGE/FINANCIAL 

SUPPORT 
LOW -INCOME CITY W IDE   
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W HAT IS A COMMERICAL 
LINKAGE FEE? 

A commercial linkage fee is a policy 
tool that requires developers of new 
commercial projects to contribute a 
fee to be used to fund the 
construction of affordable housing. 
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 Action 2.4 Consider Offering a Fee-in-Lieu Option for Mandatory Onsite 
Commercial Requirements with Mixed-Use Residential  

RATIONALE 
The City's zoning code requires nonresidential uses with residential 
development in some zone districts and Planned Unit Development types. 
These mixed-use requirements can be challenging to navigate given the 
added complexity of financing, management, separating differing uses, and 
the ongoing uncertainty for commercial demand in the post-Covid era. 
Identifying new City policy tools to address this issue can help reduce 
barriers for new residential development projects and deliver more needed 
housing at a lower cost, while drawing in more residents that can help increase the viability for nearby 
commercial development in the future. One such tool for the City to evaluate is a fee in lieu of any 
required nonresidential square footage with residential development.  

DESCRIPTION 

EcoNorthwest conducted a financial analysis during the development of the Housing Plan to understand 

the impacts of requiring onsite commercial space in residential projects. The analysis indicated that on-

site commercial  requirements had a negative impact on overal l  development feasibi l i ty , reducing a 

developer’s land budget by up to 13%. In these cases, a developer would likely need to either find less 

expensive land, raise tenant rents, or receive additional subsidy to make the development feasible. 

However, the analysis found that requiring a $10 per square foot fee would have a much smaller impact 

on feasibility than requiring onsite commercial space. The City could explore implementing this fee 

option and uti l ize funds for any of the affordable housing initiatives outl ined in this Housing Plan . 

Action item 3.3 below also addresses this issue for the City to explore ground floor use and activation 

standards that provide more flexibility to address this issue.     

ACTION 2.4 BENEFITS SUMMARY   

ACTION TY PE 
INCOME LEV EL 

SERV ED 
GEOGRAPHIC 

SCALE 
HOUSING 

PRODUCTION 
COST 

POLICY  
CHANGE/FINANCIAL 

SUPPORT 
LOW -INCOME CITY W IDE   

 

 

 

 

 

 

 

 

 Housing Goals 
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 Action 2.5 Evaluate Adopting Programs and Pol icies that Support Existing 
Income-Restricted and Natural ly Occurring Affordable Housing  

RATIONALE 
Preserving existing affordable housing and preventing displacement of low-
income residents is vital for social equity. City programs and policies can help 
maintain the affordability of existing housing units amid rising costs and 
prioritizing the distribution of resources to these types of developments can 
help foster household stability and diversity. 

DESCRIPTION 
There are several ways a city can support or lead efforts 
to mitigate the loss of existing income-restricted and 
Naturally Occurring Affordable Housing (NOAH). These 
include direct financial assistance, property acquisitions, 
and creating partnerships with non-profits to take over 
ownership, assist with maintenance and repairs, or apply 
for grants to help properties achieve stability while 
continuing keep rent prices low. This action focuses 
programs and policies summarized below:  

♦ Explore Programmatic and Zoning Approaches to 

Preserv ing Manufactured Home Parks (MHPs)—

MHPs play a significant role in providing naturally occurring affordable housing, but they are at risk 

of disappearing in strong housing markets like Louisville's. Ways the City can assist with MHP 

preservation efforts are outlined below. 

 MHP-Only  Zoning:  The City can establish zones that designate an area specifically for MHPs, 

which would directly prevent redevelopment of existing MHPs and resulting displacement of 

residents.  

 Tenant Opportunity to Purchase: In Colorado, mobile home park owners are required by the 

state to provide tenant opportunity to purchase. 11 The City could aid housing authorities, non-

profit preservation organizations, and resident-owned communities through funding and 

technical guidance necessary to help residents make the purchase.  

 
11 In 2020, the State of Colorado passed HB20-1201, a bill that requires mobile home park owners to notify residents, the 
municipality, and others notice of a pending sale 12 months prior to the change of use to provide residents the opportunity 
to organize and purchase the mobile home park. 
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W HAT IS NOAH? 

NOAH or Naturally Occurring 
Affordable Housing refers to 
residential rental properties that are 
affordable, but do not receive 
subsidies in exchange for income 
restrictions. They are typically older 
properties with relatively low rent 
compared to the regional housing 
market.  
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♦ Establ ish a Legacy Homeownership Program – 

The Modeled after the City of Boulder’s Housing 

Legacy Program, Louisville could create a similar 

program that allows homeowners, companies, or 

other organizations to donate homes or other 

real estate.  12  

♦ Monitor Ex isting Income-Restricted Housing 

Stock for Expiring Subsidies - Louisville has a 

supply of regulated affordable housing, but to 

assist in their preservation, the City must 

understand how many units there are, their 

condition, subsidy expiration dates, and current 

ownership to accurately assess their vulnerability 

risk. Publicly available inventories for regulated 

affordable units are often incomplete, lack 

essential data points, or are out of date. A 

monitoring system would allow the City to assess 

vulnerability risk and offer financial support to 

owners and operators to maintain affordability. 

 

ACTION 2.5 BENEFITS SUMMARY   

ACTION TY PE 
INCOME LEV EL 

SERV ED 
GEOGRAPHIC 

SCALE 
HOUSING 

PRODUCTION 
COST 

POLICY  
CHANGE/FINANCIAL 

SUPPORT 
LOW  CITY W IDE 

N/A 

(FOCUSED ON 
PRESERV ATION OF 
EX ISTING UNITS)  

 

 
12 City of Boulder. Housing Legacy Program. https://bouldercolorado.gov/homeownership/housing-legacy-
program#:~:text=The%20Housing%20Legacy%20Program%20facilitates,affordable%20homeownership%20for%20future%2
0generations.  

 Action 2.5 Relevant Community Engagement Themes 

o I t i s very  important that affordable housing stay  affordable in the City .  

o Manufactured home preservation is important for maintaining affordable housing 

options in Louisv i l le.  

o Establ ish a homeownership program and hire someone at the City to oversee it.  

o The City  should invest in a staff person to monitor affordable housing maintenance 

needs,  documentation,  and deed tracking.  

o Need for dedicated maintenance funding for affordable housing. City could connect 

people with resources for maintenance funding.   

o City could purchase multi family  units when they sel l .   

HOW  DOES A LEGACY 
HOMEOW NERSHIP PROGRAM 
W ORK? 

Before donating, interested parties 
entering their homes into the legacy 
program first place an affordability 
covenant on their home. Once donated, 
the City does not receive ownership of the 
homes through this program but rather 
maintains the “Interim Covenant”, or deed 
restriction, that mandates affordability 
and manages the sale of the homes to 
interested buyers. City staff assesses 
buyers based on their income and assets 
and facilitates a fair selection process. 
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 Action 2.6: Establ ish and Strengthen Partnerships to Support Preserved and 
New Income-Restricted Affordable Housing 

RATIONALE 
Preservation of existing income restricted units and new construction of such 
units are the most effective ways for cities to advance affordable housing 
initiatives. They are also the costliest because the units must be sold or 
rented below market rates. Partnerships can support the production of 
affordable housing in several ways. Partnerships with the City of Louisville 
might include market rate housing providers, affordable housing providers, 
or mission driven nonprofits like religious organizations.  

DESCRIPTION 
There are several ways that cities can operate within partnerships to help preserve and facilitate new 
affordable housing development. The Boulder County Housing Authority (BCHA) is the housing authority 
for all communities in Boulder County outside of the Cities of Boulder and Longmont, including Louisville. 
The City should continue to partner with BCHA as Louisville's housing authority and other affordable 
housing providers. The type of partnership the City can strengthen or establish will depend on available 
funding, resources, and the type of project. Methods include: 

♦ Land Banking: Designate surplus land, or purchase and convey property to a housing partner.  

♦ Direct Financial Support: Provide funding to support community land trusts, housing cooperatives, 

or lease purchase programs.  

♦ Technical Assistance : Program education, development process support, land inventory, legal 

assistance, and administrative support (e.g., establishing deed restrictions, compliance monitoring, 

etc.). 

♦ Right of First Refusal: Notice to the City of intent to sell multifamily or mixed-use rental property, 

with the local government having 30 days to make an offer.  

 
ACTION 2.6 BENEFITS OV ERV IEW   

ACTION TY PE 
INCOME LEV EL 

SERV ED 
GEOGRAPHIC 

SCALE 
HOUSING PRODUCTION COST 

Partnerships Low-Income Citywide  
 

(depending on 
method chosen) 

 

  

 

 Housing Goals 
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Strategy 3: Comprehensive Policy and Zoning Code 
Changes to Better Support Residential 
Development and Allow for More Diverse Housing 
Types 

While Strategy 1 focuses on targeted policy and zoning actions the City can take to address housing 

affordability, this Strategy 3 outlines a more comprehensive approach to such actions that will take 

longer and follow policy guidance from the upcoming comprehensive plan update. It recognizes the 

pressing need to modernize the zoning code to better enable market responsiveness to housing 

demand. This strategy includes broader, longer-term actions for the City to focus on after the 

comprehensive plan update, including: 

♦ Streamlining development review procedures for appropriate residential projects;  

♦ Supporting the development of broader range of residential uses; and  

♦ Creating more transparency and flexibility within the zoning and development regulations to 

remove major barriers to housing production.  

Detailed actions in this section include: 

» 3.1 Create More Predictability for Residential Development Related to City Processes and 
Regulations  

» 3.2 Expand Allowances for More Housing Types 

» 3.3 Change Development and Design Standards to Incentivize and Remove Barriers to 
Appropriate Residential Development 
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 Action 3.1  Create More Predictabi l ity for Residential  Development Related 
to City Processes and Regulations 

RATIONALE 
Most types of residential development in Louisville require "discretionary" 
review against subjective standards and multiple public hearings.  For 
example, any residential project with more than six units typically requires a 
Planned Unit Development (PUD) that requires four public hearings in total 
before Planning Commission and City Council and review against 28 review 
criteria. 13 Stakeholder engagement during this Housing Plan emphasized the 
challenges of developing housing in such an unpredictable environment. To 
lower risk, reduce costs, and facilitate more housing development that aligns with City goals and policies, 
The City should evaluate streamlining its residential development process related to review procedures 
and regulations for efficiency and predictability. The premise behind this action item is for the City to 
create predictability through clearer processes and standards that reflect community values around 
transparency and community design.  

DESCRIPTION 
In recent years, particularly in areas where housing 
prices have soared and development has become 
more expensive, cities have made efforts to streamline 
development processes in a variety of ways to help 
speed up housing production, while finding ways to help 
reduce costs. This action focuses on three ways 
Louisville can approach creating a more streamlined 
and predictable development process. 

♦ Adopt Clear and Objective Development 

Regulations.  For appropriate residential and 

mixed-use projects, standards should be specific, 

measurable, and objective rather than subjective 

or discretionary; and provide clear expectations for 

developers and consistency in application by staff. 

This saves time and resources for both developers 

and cities by reducing the need to debate 

interpretations, a factor that can erode the 

relationship between developers and cities, two 

entities that must work together to address housing 

needs. Clear and objective standards may also 

create an opportunity for more projects to be 

reviewed administratively, which would reduce the 

need for some projects to be heard and debated by Planning Commission and City Council. 

However, the City will need to strike a balance and avoid overly prescriptive standards that don’t 

 
13 See Louisville Municipal Code Section 17.28.120.  
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CLEAR AND OBJECTIV E 
STANDARDS 

Best Practices 

» Revise vague or ambiguous 
standards to provide precise, 
quantifiable language around 
allowable densities, building form, 
lot coverage, setbacks, parking, 
landscaping, etc. 

» Limit use of subjective phrases like 
"compatible" or "consistent with 
neighborhood character.” 

» Use graphics, tables, and matrices to 
clearly communicate objective 
criteria and dimensional standards 
based on location and building type. 
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allow for or promote flexibility needed to address site 

variation or creative and innovative design approaches.   

♦ Al low More Residential  Uses “ By-Right” .  Allowing more 

uses “by-right” can reduce the need for projects to 

undergo special review and/or conditional use processes, 

which greatly increase project timelines and risk given the 

subjective nature of these processes. There are a few 

ways the City can approach allowing more “by right” 

residential land uses:  

 Consider expanding residential  defini tions rather 

than grouping all "multifamily" projects together 

that are subject to the same review process. This 

approach enables the City to delineate housing 

types more precisely and subsequently expand 

the permitted use table, allowing for "by-right" 

approvals tailored to each zone and project's 

scale. 14 

 Consider raising the project thresholds and 

remov ing subjective criteria for administrative 

special reviews. 15 This could be a more short-term 

solution while the city works through more 

complicated zoning code updates.  

 Al low more residential  projects to be rev iewed 

administratively .  Unlike discretionary 

applications, administrative applications move 

through the project review process more quickly 

because they do not require additional subjective 

analysis, Planning Commission recommendation, 

City Council action, or a formal public hearing, making the timeline for administrative 

applications often months shorter. To enhance efficiency, Louisville should lean on local 

planners' expertise. City staff are well-suited to evaluate project compliance and determine 

if proposals meet regulations.  

ACTION 3. 1  BENEFITS SUMMARY  

ACTION TY PE 
INCOME LEV EL 

SERV ED 
GEOGRAPHIC 

SCALE 
HOUSING 

PRODUCTION 
COST 

POLICY  CHANGE ALL CITY W IDE   

 
14 Currently, Louisville’s code designates "multi-unit buildings" as either "No" or "R" (requiring special use review) uses, 
depending on the zoning district, except for RM and RH zones. The term "multi-unit buildings" is broadly defined to 
encompass a wide spectrum of housing types, ranging from duplexes to large apartment complexes. 
15 Special review procedures typically involve the Planning Commission, which makes a recommend to the City Council, 
unless an application fully complies with the criteria outlined in Sec. 17.40.105, in which case it may undergo an 
administrative special review. However, these criteria for administrative special review have notably subjective 
thresholds. 

W HAT IS “BY-RIGHT”? 

If a project meets the development 
standards and zoning regulations 
outlined in Louisville’s zoning code and 
does not require additional or formal 
planning approvals, it is considered a 
“by-right” project, and the applicant 
may move directly to requesting a 
building permit. 

W HAT TYPE OF PROJECTS ARE 
SUITABLE FOR 
ADMINISTRATIV E REV IEW ?   

Administrative review can be 
reserved for less complicated 
projects, including: 

» Simple land divisions, lot mergers, 
and lot line adjustments 

» ADUs  

» Site plan reviews meeting 
predefined thresholds in site size 
or unit count 
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 Action 3.2 Expand Al lowances for More Housing Types  

RATIONALE 
About 70% of Louisville's housing stock are single family detached units, one 
of the highest rates in Boulder County. Most of the City's zone districts 
acknowledge single family and multiunit dwellings as the only two residential 
land uses. Expanding allowances for all types of housing will help create 
more affordable homeownership and rental opportunities.  

DESCRIPTION 
The City can approach expanding allowances for more housing types in several ways. This action 
focuses on more nuanced approaches to expanding allowances for certain housing types, including 
multifamily development in commercial zones, promoting "middle housing", internal conversions of 
appropriate single-family buildings into additional units, and changing occupancy requirements that 
might inhibit residents from forming a household and reducing housing costs. 

Summary of Action 3.2 Potential Items  

POTENTIAL ACTIONS SUMMARY CONSIDERATIONS & APPROACHES 

Evaluate Allowing More 

Middle Housing Types in Low-

Density and Single-Family 

Zones 

Evaluate expanding allowances for 

middle housing types into single-

family zone districts to increase their 

feasibility and foster more inclusive 

neighborhoods in appropriate 

locations. Middle housing can 

include a range of housing types 

from multiunit to townhomes and 

smaller detached single-family units 

that are compatible with 

neighborhood scale and character.  

Current opportunities for middle housing in 

Louisville largely only exist within the RM and 

RH zone districts.  

Consider Allowing Stand-

Alone Residential 

Development in Appropriate 

Commercial Areas 

Consider opportunities to allow 

stand-alone residential development 

in commercial zones to expand 

residential capacity and increase 

housing production. Currently, large 

areas of Louisville with commercial 

zoning prohibit residential uses while 

other areas mandate a mix of 

residential and nonresidential uses 

within each project. This ties closely 

to Action 1.1 related to developing 

criteria for such potential zoning 

changes.  

Consider allowing stand-alone multifamily 
development throughout designated commercial 
zones while preserving the economic vitality of key 
commercial corridors.  

Consider limiting ground floor commercial 

requirements to only parcels with frontage 

along specific commercial corridors in certain 

zones. This will allow multifamily 

development more broadly while protecting 

sites that are most conducive to commercial 

development and key pedestrian-oriented 

commercial areas (including downtown) from 

developing with entirely residential uses. If 

street-level activation is a concern with this 

approach, consider requiring ground floor 

activation requirements in stand-alone 

residential developments. 

 

 Housing Goals 
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Summary of Action 3.2 Potential Items  

POTENTIAL ACTIONS SUMMARY CONSIDERATIONS & APPROACHES 

Modify Residential 

Occupancy Restrictions 

Regarding Unrelated 

Individuals  

Increase or eliminate unrelated 

occupancy limits to increase the 

availability of affordable housing 

options for a broader range of 

groups and recognize the legitimacy 

of alternative family and group living 

arrangements.16 

Removing or raising these restrictions is a 

national trend that allows more unrelated 

individuals and alternative family formations 

to legally live together and share housing 

costs. Any such actions should align with any 

changes to Colorado state law on this issue.  

Adopt Standards for Internal 

Conversions 

Expand allowances and incentivize 

internal conversions of large single-

family homes or other structures into 

additional units where appropriate. 

This offers the opportunity to 

preserve existing units and character 

while supporting additional density. 

Internal conversions can be complex and 

expensive projects, so the City will need to 

consider ways to incentivize these projects 

through regulatory or financial support. 

 

ACTION 3.2 BENEFITS SUMMARY   

ACTION TY PE 
INCOME LEV EL 

SERV ED 
GEOGRAPHIC 
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HOUSING 

PRODUCTION 
COST 

POLICY  CHANGE MODERATE 
RESIDENTIAL A ND 

COMMERCIAL 
ZONES 

  

 

 
16 Louisville Municipal Code Section 17.08.150 defines Family as no more than two unrelated persons living together.  This 
definition ties to allowable land uses in the zoning code and how a dwelling unit is defined.  

MIDDLE HOUSING BEST PRACTICES 

Middle housing encompasses housing units that 
are more similar in scale to single-detached 
homes than to apartment buildings, but have 
multiple units and are less costly, more energy 
efficient, and require less land per household 
than single-detached homes.  

This includes duplexes, triplexes, fourplexes, 
cottages, and townhouses. Some best 
practices are for cities to:  

» Clearly define each middle housing 
type, including explicit standards for 
building scale, unit count, 
configuration/form, or any combination 
of these parameters.  

» Seek out best practice guidance 
around parking, regulating intensity, 
and where to allow middle housing to 
ensure its implementation is rooted in 
feasibility and equity. 

HOW  AND W HERE IS RESIDENTIAL 
DEV ELOPMENT ALLOW ED IN 
COMMERCIAL ZONES IN LOUISV ILLE? 

» Commercial neighborhood (C-N). The C-N 
district includes areas to accommodate mixed 
residential and commercial uses. 

» Residential mixed use (MU-R). The district is 
intended to implement the residential mixed 
use land use and planning goals depicted in 
the Highway 42 Revitalization Area Plan. Areas 
zoned MU-R should be used predominantly for 
higher density multi-family residential, with 
subsidiary commercial uses and civic uses that 
cater to the needs of residents and transit 
commuters. 

» Downtown. Recent residential projects have 
been approved in downtown, but only through 
a special review or conditional use process. 
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 Action 3.3 Modernize Development and Design Standards to Incentiv ize 
and Remove Barriers to Appropriate Residential  Development 

RATIONALE 
Louisville's zoning and subdivision code has not been substantially updated 
in decades. The current code creates barriers to efficient housing 
production and lacks proper incentives to effectively deliver the housing 
types the City is prioritizing through this Housing Plan. Extensive changes to 
modernize standards and incentives programs are needed to address the 
needs outlined in this Housing Plan.  

DESCRIPTION 
The City has an opportunity through its comprehensive plan update to create a foundation to modernize 
outdated development standards and procedures to better meet Louisville's current and future housing 
needs. A key focus should be incentivizing needed and desired development outcomes that can support 
a broader range of housing types. The City also has goals related to maintaining community character 
(especially in Old Town and in the downtown core) and expanding transit access to help decrease 
carbon emissions and meet climate goals, among other related goals that need consideration. Achieving 
all of this will require clear policy, regulatory flexibility, and incentives. This action focuses on several 
zoning tools for the City to address incentivizing desired outcomes related to:  

 Residential development downtown that can effectively meet the demand for smaller 

housing units, while also promoting household growth that can, in turn, provide support for 

businesses in the downtown area and beyond.  

 More supportive housing units for seniors that are safe, comfortable, and stable. 

 Income-restricted housing that can better support the diverse local workforce and the 

region’s most vulnerable populations.  

 Infill development that requires minimal changes to density and can help preserve existing 

units and neighborhood character.   

 Greater housing diversity achieved through new greenfield sites that can help meet a wide 

range of housing goals more efficiently.  

 

 

 

 Housing Goals 
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Summary of Action 3.3 Potential Items 

POTENTIAL ACTIONS SUMMARY CONSIDERATIONS & APPROACHES 

Conduct a Zoning and 

Subdivision Code 

Audit 

Evaluate effectiveness of existing 

regulations and identify barriers to 

housing development. Common 

barriers include limitations on 

permitted uses, large minimum lot 

sizes, low density allowances, 

building height, parking 

requirements, and subjective design 

standards and guidelines. 

Engaging developers, architects, and homeowners in 

open dialogue and collaborative discussions is 

important to understand the specific challenges and 

nuances related to residential development within 

the current code. 

Permit data can illuminate trends, showcasing the 

types of permits issued, their timelines, and their 

alignment with zoning code and housing objectives. 

Evaluate Lowering 

Minimum Lot Sizes 

Evaluate lowering minimum lot sizes 

to better align new construction with 

historic development patterns, 

create more incremental density on 

infill lots, and create more financial 

opportunity for property owners to 

subdivide their land and remain in 

place. Specifically, evaluate lowering 

minimum lot sizes in the Old Town 

Overlay District.  

Large minimum lot sizes tend to result in the 

construction of larger, more expensive homes. The 

Residential Estate (RE) and Residential Low Density 

(RL) zone district minimum lot area requirements do 

not match the historic lot sizes in the Old Town 

overlay district yet a substantial number of 

residential properties in the overlay district have this 

zoning.  Allowing subdivisions to smaller lots that 

match the established residential character of Old 

Town would lead to additional and more diverse 

housing types. When combined with the design 

standards of the Old Town Overlay, subdivisions 

could also help preserve housing character and 

existing homes within the Overlay. 

Require or Incentivize 

a Range of Housing 

Types on Greenfield 

Sites 

Greenfield sites that are vacant and 

appropriate for future residential 

development are an important 

opportunity to further housing goals 

for a variety of incomes by ensuring 

the sites are developed with a range 

of housing types, not just single-

family detached. The City should 

evaluate appropriate standards and 

incentives to capture the opportunity 

and increase development 

feasibility. 

• Establish site size thresholds where housing 

diversity standards apply within the proposed 

development  

• Develop cost-sharing program for infrastructure 

development 

• Require a mix of units 

• Explore feasibility of onsite affordability 

requirements 

• Avoid overburdening with commercial 

requirements, particularly in areas with access 

to existing commercial amenities 
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Summary of Action 3.3 Potential Items 

POTENTIAL ACTIONS SUMMARY CONSIDERATIONS & APPROACHES 

Evaluate Standards or 
Incentives for 
Residential 
Development in 
Downtown and Old 
Town 
 

 

Evaluate defining standards and 

incentives in the downtown area17 to 

accommodate desired residential 

development types, without 

requiring a discretionary special 

review process.  

Allow mixed-use and multifamily development 

downtown “by-right” with clear and objective 

standards that align with and further the City’s goals 

and vision for the downtown area. 

 

Adopt clear and objective standards that focus on 

form for specific development types to better 

regulate and facilitate desired outcomes for 

downtown, including commercial, multifamily, and 

mixed-use development and as it relates to 

preservation zoning incentives in the Old Town 

overlay district. 

Increase density or height 

allowances in the downtown area for 

projects that pay a higher fee-in-lieu, 

provide affordable housing units on 

site, or provide additional units 

beyond the current 12% 

requirements. (see Action Item 1.2 

for a more detailed explanation of 

this item applied more broadly).  

 

Pro forma analysis while developing this Housing 

Plan indicated that increasing density for multifamily 

projects through either increased height, floor area 

ratio (FAR), or dwelling units per acre, especially 

when paired with other incentivizes such as reduced 

parking, could be effective in supporting more 

residential development downtown.  

Evaluate Incentives 

for Accessible and 

Visitable Housing 

Units for Seniors 

Promote accessible and visitable 

design to better encourage safe, 

comfortable, and stable housing for 

Louisville’s senior residents through 

development incentives. 

Incentives could apply to accessible and visitable 

units as they do to income-restricted housing, 

including density and height bonuses, parking 

reductions, expedited permitting fee waivers, or 

direct financial support. 

Evaluate Incentives 

for Income-Restricted 

Housing, Especially in 

Transit Oriented 

Development (TOD) 

Areas 

Create flexibility within City 

regulations through increased 

building heights and densities or 

reductions in open space and 

parking requirements for income-

restricted housing. (see Action Item 

1.2 for a more detailed explanation 

of this item) 

Focus on providing incentives in areas planned or 

suitable for TOD where households can better 

access transit options that can help reduce 

household spending on transportation. 

 
17 For the purposes of this section, "downtown area" includes those areas defined in the Louisville zoning code as the Old 
Town overlay district and Downtown Louisville. The Old Town overlay district includes mostly residential areas adjacent 
to downtown, and Downtown Louisville includes the core commercial area with mostly commercial zoning.  
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Summary of Action 3.3 Potential Items 

POTENTIAL ACTIONS SUMMARY CONSIDERATIONS & APPROACHES 

Evaluate Options to 

Satisfy Onsite 

Commercial 

Requirements with 

Residential 

Development  

Action item 2.4 summarizes the 

requirement for some residential 

developments to provide onsite 

commercial space that creates 

barriers to addressing housing 

affordability. This action item could 

provide other regulatory options that 

address the goal of having mixed 

use development through ground 

floor activation and use 

requirements.  

Applicable residential developments that are 

required to provide onsite commercial space could 

also have other  options to meet the requirement. 

This could include creating ground floor activation 

requirements so the applicable spaces could evolve 

to commercial in the future but always provide 

street level activation through design and by 

prohibiting “inactive” uses like parking garages and 

storage areas.  

Evaluate Refinements 

to Inclusionary 

Housing Ordinance 

(IHO)  

The IHO has several opportunities 

for the City to explore to provide 

more predictability and options for 

developers to meet these 

requirements that address this 

Plan’s goals and strategies.   

Opportunities for IHO refinements include but are not 
limited to: 

• Increasing the area median income needed to satisfy 
the requirements to better address the income ranges 
of the local workforce experiencing housing affordability 
challenges described in this Plan.18  

• Clarifying that providing the fee in lieu of onsite 
affordable housing is an option for applicable projects.  

• Creating rules and regulations19 that clarify ambiguous 
standards that create unpredictability for affordable 
housing providers, like what constitutes an “equivalent 
in quality to market rate units” among other sources of 
ambiguity identified in the future. 

 

 
18 See Plan page 21 (Housing Attainability Section) that highlights that a household would need to earn 145% of the Area 
Median Income (AMI), or around $209,000, to afford the average home sales price in Louisville. The current IHO requires 
that all permanently affordable units to meet the 12% requirement be for households earning less than 80% of AMI, with 
half of the units being required for households earning less than 60% of AMI (See LMC Sec. 17.76.202).  
19 Such rules and regulations are explicitly enabled in the IHO in LMC Section 17.76.110.  
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ACTION 3.3 BENEFITS SUMMARY   

ACTION TY PE 
INCOME LEV EL 

SERV ED 
GEOGRAPHIC 

SCALE 
HOUSING 

PRODUCTION 
COST 

POLICY  CHANGE MODERATE 
RESIDENTIAL 

ZONES   

 Action Item 3.3 Relevant Community Engagement Themes  

o Need the zoning code to address a broader mix  of housing types that it currently  does.  

o Support for smal ler homes ( 1 ,000 to 2,000 square feet)  as a more affordable 

homeownership option for fi rst-time homebuyers and seniors.  

o Seniors lack affordable housing options to age comfortably and safely ,  ei ther in 

assisted l iv ing or independently .  

o Many new homes in Louisv i l le are large (greater than 2,500 square feet) ,  which are not 

necessari ly  a good fi t for older couples without chi ldren.  

o The City  should use Proposition 123 funds to purchase land to add more density  through 

middle housing.  

o I t i s important to situate multi fami ly  and affordable housing near transit.  

o Support to reduce parking requirements near transit.    

DIFFERENCE BETW EEN ACCESSIBLE AND V ISITABLE HOUSING UNITS 

Accessible and visitable housing units both provide accommodations for individuals with 
disabilities and are well aligned with senior housing needs but serve slightly different purposes. 

» Accessible housing units are primarily designed for residents with disabilities or mobility 
limitations to live in full time and can include features such as wider interior doors or 
hallways (to accommodate a walker or wheelchair), or accessible bathrooms with 
handles and reinforced walls. 

» Visitable units are generally accessible to visitors with mobility limitations or residents 
with longer-term mobility changes but are not necessarily equipped for residents with 
limited mobility. Aspects of visitable housing units include a zero-step entrance, wider 
exterior doors, and a first-floor accessible bathroom.  
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Appendices 
1. Full Housing Needs Assessment (HNA) 

2. Summary of Community Engagement 

3. Development Feasibility Analysis  

 


