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SUMMARY:  
Attached for review is a Concept Plan for the property located at 2101 N. Courtesy Rd, 
otherwise referred to as the Davidson Highline Multifamily Development.  
 
PROPOSAL:  
The applicant, Thistle Community Housing, requests a Concept Plan review 
(Attachment A) for the development of a 2.94-acre parcel in the Planned Community 
Commercial (P-C) zoning district that is subject to the North Louisville General 
Development Plan (GDP). The proposal includes 44 - 48 dwelling units distributed 
amongst townhouses and duplexes at a density of 14 -15 dwelling units per acre. For 
reference, the Steel Ranch South PUD, just southwest of this property, incudes 
townhomes at 8 dwelling units per acre and multifamily development clusters at 24 
dwelling units per acre. The applicant proposes a permanently affordable, deed-
restricted homeownership community to serve a range of household Area Median 
Income (AMI) levels with six units for households under 80% AMI, 26 units between 
80% and 100% AMI, eight units between 100% and 120% AMI, and four units above 
120% AMI.  
 
CONCEPT PLAN: 
The Concept Plan Review process was adopted by the City Council in October of 2023. 
The purpose of the Concept Plan Review is to provide an opportunity for an applicant to 
solicit comments from the City Council in the early stages of the development review 
process on relevant existing plans, policies, and ordinances related to the proposal.  
Such Concept Plan Review occurs prior to preparing a final land use application that 
would be evaluated by Planning Commission and City Council at future public hearings.  
 
The City Council is not required to provide specific feedback on a Concept Plan 
application and a consensus or majority vote will not be taken. All comments provided 
by the City Council are advisory in nature and are not binding on the City Council. No 
other boards or commissions have commented on or reviewed this proposal.  
 
Staff will not provide an analysis and/or recommendation on this proposal as it relates to 
policy or code compliance but will provide guidance on which policy or code provisions 
will be relevant to a future, more in depth review and an initial identification of key 
issues. If the applicant chooses to move forward following this Concept Plan Review, 
future opportunities for public input and hearings will come with a final land use 
application and City staff will conduct a more in-depth review of the proposal. Nothing in 
this Concept Plan review should be considered a City staff recommendation on any 
aspects of the proposal.  
 
BACKGROUND AND PROCESS 

https://gis.louisvilleco.gov/arcgis/rest/services/Planning/Planning2020/MapServer/9/8/attachments/33
https://gis.louisvilleco.gov/arcgis/rest/services/Planning/Planning2020/MapServer/9/8/attachments/33
https://gis.louisvilleco.gov/arcgis/rest/services/Planning/Planning2020/MapServer/6/246/attachments/189
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 The subject site is currently occupied by Louisville Boat and RV Storage which allows 

for the outdoor storage of recreational vehicles, boats, and trailers in a secured, fenced 
facility. The site is accessed on the west at Hecla Drive, and on the east from Highway 
42 via a private access easement with the adjacent property.  
 
The site is bound on the north by a 
portion of the Davidson Highline Ditch 
and the Lanterns PUD duplex 
development, zoned Planned 
Community Residential (P-R), on the 
east The Divine Canine dog day care 
center, zoned Planned Community 
Commercial (P-C), on the south by the 
Kestrel multifamily development, 
zoned Planned Community 
Residential (P-R), and on the west by 
Hecla Drive and additional residential 
development, zoned Planned 
Community Residential (P-R).  
 
The property is within the North 
Louisville GDP, which was approved 
in 1990. This GDP currently allows for 
a small section of mixed-use 
residential development and a larger 
area designated for commercial and 
office purposes on the property. To 
establish the proposed use presented 
in the Concept Plan, a GDP 
Amendment is required to permit 
exclusively residential uses, and the property would have to be rezoned to Planned 
Community Residential (P-R). The original extent of the North Louisville GDP has been 
modified over time via the approval of new GDPs in the area, including the Takoda 
GDP. Multiple iterations of the Takoda GDP surround the subject property surround and 
have facilitated the existing residential development pattern in the area.  
 
Following a GDP Amendment and Rezoning of the property, A Final PUD and Plat 
would be required to develop the site.  
 
APPLICABLE CITY REGULATIONS AND POLICIES: 
A Rezoning will be reviewed pursuant to Louisville Municipal Code (LMC) Sec. 
17.44.050, which establishes four potential policies for rezoning. Any request for a 
rezoning should meet one or more of the established policies: 
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 • The land to be rezoned was zoned in error and as presently zoned is inconsistent 

with the policies and goals of the city's comprehensive plan; 
• The area for which rezoning is requested has changed or is changing to such a 

degree that it is in the public interest to encourage a redevelopment of the area; 
• The proposed rezoning is necessary in order to provide land for a community-

related use which was not anticipated at the time of the adoption of the city's 
comprehensive plan, and such rezoning will be consistent with the policies and 
goals of the comprehensive plan; or 

• The rezoning would only permit development which, if evaluated as a proposed 
annexation under the annexation standards and procedures codified in title 16, 
would qualify for annexation. 
 

A GDP Amendment shall be considered concurrent to a rezoning request and reviewed 
pursuant to LMC Sec. 17.72. The GDP will establish uses allowances and yard/bulk 
requirements. For the proposed residential use, the plan shall display general 
conformance to existing zoning district standards, which would include the Residential 
Medium Density (R-M) or Residential High Density (R-H) zone districts.  
 
A Planned Unit Development (PUD) and Plat (subdivision) are required to develop the 
subject property. All PUDs shall satisfy the review criteria in Sec. 17.28.120 of the LMC, 
and all Plats shall be reviewed according to the procedures outlined in Sec. 16.12 of the 
LMC. Both processes require consistency with the adopted city-wide plans listed below:  
 

• Comprehensive Plan  
• Transportation Master Plan  
• Future 42  
• Highway 42 Revitalization Area Framework Plan & Amendment 
• Parks, Recreation, Open Space, and Trails Comprehensive Master Plan  
• Louisville Housing Plan 

 
PRELIMINARY KEY ISSUES 
Staff and the applicant have identified several key issues for consideration during this 
Concept Plan review. These items do not reflect a full and complete evaluation of the 
proposal as they relate to applicable development provisions. Staff will complete a full 
and in-depth review of this proposal with a final land use application.  
 

• Rezoning and GDP Amendment: The applicant will need to the rezone the 
property to permit the proposed use. This is a discretionary rezone request that 
shall satisfy one of the policies listed in LMC Sec. 17.44.050. The applicant will 
be required to show that one of the listed policies are satisfied. 
 

https://library.municode.com/co/louisville/codes/code_of_ordinances?nodeId=TIT16SU
https://library.municode.com/co/louisville/codes/code_of_ordinances?nodeId=TIT17ZO_CH17.28PLUNDE_S17.28.120CRDEPL
https://library.municode.com/co/louisville/codes/code_of_ordinances?nodeId=TIT16SU_CH16.12PR_S16.12.110MISUPR
https://library.municode.com/co/louisville/codes/code_of_ordinances?nodeId=TIT16SU_CH16.12PR_S16.12.110MISUPR
https://www.louisvilleco.gov/home/showpublisheddocument/358/635575239200370000
https://www.louisvilleco.gov/home/showpublisheddocument/24728/637064092434530000
https://www.louisvilleco.gov/home/showpublisheddocument/37837/638131719511570000
https://www.louisvilleco.gov/home/showpublisheddocument/370/635475403417370000
https://www.louisvilleco.gov/home/showpublisheddocument/362/635475403403930000
https://www.louisvilleco.gov/home/showpublisheddocument/1540/637122561609630000
https://ehq-production-us-california.s3.us-west-1.amazonaws.com/a4c33802a4f56a66c0e7a6da1c027a0cf5569e7d/original/1717087043/3e672880b989fde056de7a7d10149ebc_Final_City_Council_Housing_Plan_5.30.24_for_publication.pdf?X-Amz-Algorithm=AWS4-HMAC-SHA256&X-Amz-Credential=AKIA4KKNQAKICO37GBEP%2F20241007%2Fus-west-1%2Fs3%2Faws4_request&X-Amz-Date=20241007T205442Z&X-Amz-Expires=300&X-Amz-SignedHeaders=host&X-Amz-Signature=129abd3b9d6e62b1db163d9857cc5ac0a01ba643f24e7f7295f574d1584bfbbf
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 • Utilities: The south side of the site is encumbered by a number of utilities that 

may preclude the development of any dwelling units in that area. The Concept 
Plan currently depicts four duplex units in what appear to be easement areas.  

 
 

• Kaylix Avenue 
Connection: City 
Council adopted the 
Transportation 
Master Plan in 2019 
that calls for 
connecting the gaps 
in Kaylix Avenue 
between Summit 
View Drive and South 
Boulder Road to 
increase corridor 
connectivity.   
 

• Davidson Highline 
Ditch: The north side 
of the property is 
adjacent to the 
Davidson Highline 
Ditch. Initial feedback 
form the Davidson 
Highline Ditch 
Company on this Concept Plan indicates further development restrictions may 
apply on the north side of the site so as not to conflict with Davidson Highline 
Ditch assets.  

 
CONCLUSION: 
All comments provided to the applicant by the City Council in response to this Concept 
Plan are advisory in nature and are not binding on the City Council.  
 
In accordance with the Concept Plan Review process, staff have not provided a 
recommendation on this proposal as it relates to policy or code compliance.  
 
PUBLIC COMMENTS:  
Public comments attached 
 
ATTACHMENTS: 

A. Application Materials 
B. Public Comment 

https://www.louisvilleco.gov/home/showpublisheddocument/24728/637064092434530000
https://www.louisvilleco.gov/home/showpublisheddocument/24728/637064092434530000


2.94 +/-

Davidson Highline Subdivision Replat 2

 Thistle Community Housing

 pdangelo@thistle.us

MichaelReis LLC

michaelreisllc@gmail.com (copy to erik@hapcdesign.com)

Paul D'Angelo, CEO Thistle Community Housing

The project consists of redevelopment of an
existing RV and boat storage yard into a
permanently affordable (attainable) multifamily
housing development consisting of
approximately 44 to 48 dwelling units. The
eastern portion of this previous PUD (Lot 1A)
will remain in its current commercial use, with
enhancements to the stormwater drainage,
detention and water quality facilities to serve
both Lot 1A and Lot 2A). Only private roads are
planned throughout the development at this
time. Subsequent to this Concept Plan review a
GDP Amendment, Preliminary and Final PUD
and Plat are anticipated to seek approval for this
development. The goal of this development is
to provide more affordable housing opportunities
in Louisville for an under-served portion of the
housing market in this area, (missing middle).
Additional information in attached narrative.

2101 Courtesy Road, Louisville Colorado

2A

128,068

Courtesy Louisville LLC , Paul D'Angelo, CEO

6000 Spine Road, #101, Boulder, CO 80301

303-590-3280

Michael Reis (copy to Erik Hartronft)

738 Pear Court, Louisville CO 80027 (copy to Hartronft Associates, p.c. 950 Spruce Street, #2C, Louisville, CO 80027)

303-807-5977 (Hartronft Associates 303-673-9304)

July 26, 2024



 

July 26, 2024  
 
Paul D’Angelo, CEO 
Thistle Community Housing 
 
 
Mr. Rob Zuccaro, Planning and Building Safety Director 
Mr. Matt Post, Senior Planner 
City of Louisville  
Planning Department 
749 Main Street 
Louisville, CO 80027 

RE: Courtesy Louisville LLC 

Dear Rob and Matt, 

I am writing to you on behalf of Thistle Communities to supplement the Concept Plan application 
materials for our Courtesy Louisville development at 2101 N. Courtesy Road and to request placement on 
a City Council agenda to present the project to the Council, and community. We are excited about the 
opportunity to contribute to the City of Louisville's housing goals and to provide much-needed affordable, 
attainable, and “Missing Middle” homeownership workforce housing options. Deed-Restricted Missing 
Middle homeownership options are not currently available in the Louisville market.  

Thistle Communities is a non-profit organization dedicated to creating and maintaining permanently 
affordable housing in Boulder County. Since our inception, we have successfully developed numerous 
affordable housing projects in Boulder and Longmont providing high-quality affordable homes for 
individuals and families. Our mission is to ensure that everyone has access to safe, decent, and affordable 
housing, fostering inclusive and sustainable communities. Please learn more about us here… 
https://www.thistlecommunityhousing.org/. 

In January, Thistle Communities acquired the Courtesy Louisville site from Rob and Carol Lathrop. The 
Lathrop’s had desired to see the property utilized as affordable housing and Thistle’s mission aligned.  

Thistle’s intention for the Courtesy Louisville development is to develop a permanently affordable, deed-
restricted homeownership housing community that is designed to serve a diverse range of Area Median 
Income (AMI) levels, ensuring that we can meet the housing needs of a broad spectrum of residents. The 
current site plan is envisioned to develop six units under 80% AMI, 26 homes between 80% and 100% 
AMI, 8 homes between 100% and %120 AMI and 4 homes above 120% AMI.  

The site's prime infill location, near transit and shopping, makes it an ideal spot for affordable/attainable 
housing. Its proximity to public transportation, retail outlets, and other essential services will provide 
residents with convenient access to everything they need, enhancing their quality of life. 



The City of Louisville's housing study has outlined several key goals that align closely with our mission at 
Thistle Communities. These goals include increasing the availability of affordable housing, promoting 
diverse and inclusive communities, and ensuring that new developments are sustainable and well-
integrated into the existing urban fabric. Our proposed development at the Courtesy Louisville site is 
designed to meet these objectives, providing high-quality, affordable, attainable, and workforce homes 
that are environmentally sustainable and well-connected to the broader community. 

Along with this letter, we are submitting several documents as part of our Concept Plan. These include a 
site plan, a letter from Hartronft Associates explaining how the proposed development envisions 
navigating the City's development process, the City's Concept Plan application, and additional supportive 
materials.

We believe that our project will make a significant contribution to the City of Louisville's housing 
objectives that include meeting the 12% inclusionary housing under 80% AMI, and the City’s Prop 123 
Affordable Housing commitment. We are eager to work with the city to introduce Courtesy Louisville to 
the Council and community and ensure that our development is on a trajectory that meets the needs and 
expectations of Louisville's residents. 

Thank you for considering our Concept Plan. We look forward to the opportunity to discuss our proposal 
in more detail and to work collaboratively with the City of Louisville to achieve our shared housing goals. 

Sincerely,

Paul D’Angelo, CEO
Thistle Community Housing 

Sincerely,
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From: Norma Anderson
To: Planning
Subject: October 15 Hybrid Hearing on MISC-PC-000517-2024, 2101 N. Courtesy Road
Date: Monday, September 30, 2024 2:35:57 PM

Dear Planning Council, 

My husband and I are both very interested in learning more about the Concept Plan for the
potential Rezoning, General Development Plan Amendment and townhome development at
2101 N. Courtesy Road.

From the Vicinity Map included on the postcard sent to us (1904 Steel Street, Louisville,
80027, corner of Luke Street and Steel Street), it looks as if this concept plan and proposed
development will replace what is currently a storage place for RV and other similar, large
vehicles.  

If this is the case, we’re delighted.  Our community of mixed townhomes, lower income
housing and independent houses with an HOA, is beautiful, and the open storage place for
RV’s and other similar vehicles has been a blight in the neighborhood.  

Is it possible for the Planning Council to release some form of review of the meeting by email? 
We’d love to be able to receive such information.

Thank you,

Norma Anderson
1904 Steel Street
Louisville, CO 80027
Email:  norma22@me.com
Landline: 303-954-9373
Cell:  720-537-5901

==CAUTION: EXTERNAL EMAIL==

This email originated from outside the City of Louisville's email environment. Do not click
links or open attachments unless you validate the sender and know the content is safe.
Please contact IT if you believe this email is suspicious.



City Council Public Hearing
October 15, 2024

Davidson Highline Multifamily Concept 
Plan

2101 N. Courtesy Rd

Davidson Highline Multifamily Concept Plan 

• The Concept Plan Review provides an opportunity
for an applicant to solicit comments from the City
Council in the early stages of the development
process.

• The City Council is not required to provide
specific feedback on a Concept Plan application
and a consensus or majority vote will not be
taken

• All comments provided by the City Council are
advisory in nature and are not binding on the
City Council.

• No other boards or commissions have
commented on or reviewed this proposal.



• 2.94-acre property located in the
Planned Community Commercial (P-C)
zone district.

• Subject to the North Louisville General
Development Plan (GDP).

• Currently occupied by Louisville Boat
and RV Storage

Davidson Highline Multifamily Concept Plan 

Site History
• GDP approved in 1989

• Current use approved
in 1990 as part of the
Davidson Highline
PUD, expanded in
subsequent years.

• Property subdivided in
2007 and 2019, no
associated PUDs



• 44-48 dwelling units
distributed amongst
townhomes and
duplexes

• Permanently affordable,
deed restricted units in
the 80 – 120% of AMI
range

• 14 – 15 dwelling units
per acre

Davidson Highline Multifamily Concept Plan 

• GDP Amendment to
allow residential uses

• Rezone to Planned
Community Residential
(P-R)

• Final PUD and Plat

Davidson Highline Multifamily Concept Plan 



Applicable Regulations and Policies
• Title 17 of the Louisville Municipal Code
• Title 16 of Louisville Municipal Code
• Adopted, city-wide plans including:

• Comprehensive Plan

• Louisville Housing Plan

• Transportation Master Plan

• Future 42

• Highway 42 Revitalization Area Framework Plan

• Parks, Recreation, Open Space, and Trails
Comprehensive Master Plan

Key Issues to Consider

 Rezoning and GDP Amendment:
The applicant will need to the
rezone the property to permit the
proposed use. This is a
discretionary rezone request that
shall satisfy one of the policies
listed in LMC Sec. 17.44.050. The
applicant will be required show that
one of the listed policies are
satisfied.



Key Issues to Consider

 Utilities: The south side of the
site is encumbered by a
number of utilities that may
preclude the development of
any dwelling units in that area.
The Concept Plan currently
depicts four duplex units in
what appear to be easement
areas.

Key Issues to Consider
 Kaylix Avenue Connection: The

Transportation Master Plan calls
for connecting the gaps in Kaylix
Avenue between Summit View
Drive and South Boulder Road to
increase corridor connectivity.



Key Issues to Consider
 Davidson Highline Ditch: The

north side of the property is
adjacent to the Davidson Highline
Ditch. Initial feedback from the
Davidson Highline Ditch Company
on this Concept Plan indicates
further development restrictions
may apply on the north side of the
site so as not to conflict with
Davidson Highline Ditch assets.

• Subsequent Land Use Process
• Rezoning
• GDP Amendment
• Final Plat and PUD

• Staff have not made a recommendation on this Concept
Plan

• The City Council may provide non-binding, advisory
feedback to the applicant

Davidson Highline Multifamily Concept Plan 
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