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 SUMMARY:  

Attached for review is a Concept Plan for the property located at the southwest corner 
of Paschal Dr and Highway 42, otherwise referred to as Summit at Steel Ranch in the 
provided application materials.  
 
PROPOSAL:  
The applicant, PCS Group, requests a Concept Plan review (Attachment A) for the 
proposed development of a 5.82-acre parcel subject to the Takoda General 
Development Plan, 7th Amendment (GDP) and located within the Planned Community 
Commercial/Residential (P-C) zoning district. The proposal includes a request to amend 
the applicable GDP by removing the existing commercial use requirement, increasing 
the allowable number of residential dwelling units, and permitting taller residential 
structures. With the amendment, the applicant proposes to develop the site with 87 
dwelling units, consisting of townhouses and rowhouses. 
 
CONCEPT PLAN: 
The Concept Plan Review process allows applicants to receive feedback from the City 
Council and the general public during the early stages of the development review 
process. The Concept Plan Review occurs before the applicant submits a final land use 
application, which will later be reviewed by the Planning Commission and City Council 
during future public hearings. 
 
The City Council is not obligated to provide specific feedback on a Concept Plan 
application, and a consensus or majority vote will not be taken. Any comments provided 
are advisory in nature and are not binding on the City Council. No other boards or 
commissions have reviewed or provided comments on this proposal. 
 
Staff will not provide an analysis or recommendation on this proposal regarding policy or 
code compliance. Instead, staff will offer guidance on relevant policy and code 
provisions for a more detailed future review and an initial identification of key issues. If 
the applicant decides to proceed after the Concept Plan Review, a final land use 
application will include additional opportunities for public input and hearings, during 
which staff will conduct a comprehensive review of the proposal. This Concept Plan 
Review should not be interpreted as a recommendation from staff on any aspect of the 
proposal. 
 
BACKGROUND AND SITE HISTORY 
The site, currently vacant, is located at the southwest corner of Paschal Dr and Highway 
42. It is bound on the west by Kaylix Ave and the Takoda Planned Unit Development 
(PUD) single-family and duplex development, zoned Planned Community Residential 
(P-R), on the south by Summit Dr and an office building zoned Planned Community 
Commercial (P-C), on the east by Highway 42 and undeveloped/open space areas, and 
on the north by Paschal Dr and the City of Lafayette. 
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 The Takoda GDP, 7th Amendment, 

approved in 2022, allows a maximum 
of 59 dwelling units (10.14 dwelling 
units per acre) on site and requires 
the development of 20,000 square 
feet of core and shell commercial 
space as a condition for obtaining 
approval for residential units. The 
GDP also limits residential building 
height to 30 feet, establishes 
residential and commercial lot sizes 
and setbacks, creates a “central 
gathering space, and indicates site 
access points. 
 
The Foundry PUD was approved for 
the site in 2016 and included 31,960 
square feet of commercial 
development in two buildings, and 32 
residential condominium units (24 
restricted to senior housing) in four, 
eight-plex buildings). The two 
commercial buildings included a 
17,850 sf in-line commercial building 
and a 14,110 sf flex commercial 
building. The site was originally 
planned as a commercial hub for the 
Takoda development, and as a 
result, the PUD required concurrent 
construction of the commercial and 
residential development.  
 
As part of the original Foundry PUD 
approval, an agreement was entered 
into between the City and the 
applicant requiring 24 of 32 
residential units to be occupied by 
persons 55 years of age and older 
through a deed restriction recorded 
on the properties and a covenant 
agreement with the City that runs 
with the land. Per a staff analysis at 
the time, the purpose for the age 
restriction was to provide a greater 

Zoning Map 

The Foundry PUD 

CC 02/04/25 



 
 
 
 

CITY COUNCIL COMMUNICATION 

SUBJECT: CONCEPT PLAN REVIEW – SUMMIT AT STEEL RANCH 
 
DATE: FEBRUARY 4, 2025 PAGE 4 OF 6 

     
  
 variety of housing types and address impacts of overcrowding at area schools at the 

time of 2016 application. No permit was ever issued for the Foundry PUD, and approval 
has since lapsed.  
 
The Boulder Valley School District (BVSD) provided the latest enrollment figures for all 
nearby K-12 schools (Attachment B), showing that each school has substantial 
capacity to accommodate additional students. 
 
Analysis and review of prior entitlements on this property indicate a strong desire by 
previous Council, staff, and the general public to maintain a commercial use component 
on site. This is reflected in multiple iterations of entitlement history on the site, including 
in the most recent and applicable GDP, which requires 20,000 square feet of 
commercial space to be developed in order to establish residential uses.  
 
CONCEPT PROPOSAL 
To proceed with the proposed development presented in the Concept Plan, a GDP 
Amendment is required. The following changes to the GDP are proposed by the 
applicant:  

• Increase the allowed number of residential units from 59 to 87, raising the density 
from 10.14 dwelling units per acre to 15 dwelling units per acre. 

• Eliminate the commercial concurrency requirement, permitting the property to be 
used exclusively for residential purposes.  

• Increase the maximum height of residential buildings from 30 feet to 40 feet.  
• Reduce minimum residential lot width from 18 feet to 15 feet.  

 
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: 
 

• 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. 
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 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 may 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. 
 

• Inclusionary Housing: All market-rate housing developments must include 
affordable dwelling units, as required by LMC Sec. 17.76, in an amount equal to 
12% of the total proposed units. The applicant has indicated their intent to pursue 
a fee-in-lieu option as opposed to providing affordable units on site.  
 

• Commercial Land Use: The applicant is seeking to eliminate the commercial 
land use requirement from the GDP to permit an exclusively residential project. 
Previous versions of the Takoda GDP and associated development plans have 
included some form of commercial use on this site, with the original intent being 
to establish a commercial area for the broader Takoda/Steel Ranch 
development. Prior Councils and staff have maintained commercial use 
requirements on this site through various iterations of the Takoda GDP.  
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 • 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.   
 

• Increased Building 
Height: The applicant is 
proposing to increase 
the allowed residential 
building height from 30 
feet to 40 feet.  

 
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:  
No public comments have been received as of the date of this report.  
 
ATTACHMENTS: 

1. Application Materials 
2. BVSD referral 
3. Presentation 

Kaylix Avenue Connection 
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LAND USE PROCESS (check all that apply)
Annexation
Concept Plan
Easement Vacation
Oil and Gas
General Development Plan (GDP)

Amendment
New GDP

Planned Unit Development (PUD)
Amendment
Preliminary
New PUD

Rezoning
Special Review Use (SRU)

Amendment
New SRU

Subdivision 
Final or Replat
Preliminary Plat

Temporary Use Permit
Variance
Vested Property Right
Wireless Facility
Other: ______________________________

PROJECT DESCRIPTION: 

Development Review Application Form
Please complete this form and include it with the submittal documents for your development review application. 
Applications will not be processed until all required information is provided to the satisfaction of the City of 
Louisville Planning Department. 

Property Information

Property Owner Information

Application Representative Information

Certification/Signature
I certify that the information I have submitted is true and correct to the best of my knowledge and in filing the 
application and submittal documents, I am acting as and/or with the knowledge and consent of those persons 
who are owners of the subject property or are parties to this application.  

____________________________   ___________________________    ________________________
Signature*    Print Name    Date
*If acting as a representative/agent of the owner, include written authorization from the owner that certifies the agent’s right to 
submit this application

Common Address(es): ____________________________________________________
Legal Description: 
Lot ____________ Block ________ Subdivision __________________________________
Lot Area: ___________________ Sq. Ft. or _____________Acres

Name: _______________________________ Entity (if applicable) _______________________
Address: _____________________________________________________________________
Phone: ______________________________ Email: ______________________________

Name: _______________________________ Entity (if applicable) _______________________
Address: _____________________________________________________________________
Phone: ______________________________ Email: ______________________________

Community Development Department

749 Main Street   Louisville CO 80027   303.335.4592   www.louisvilleco.gov
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N. 96th St.

Retail / Office Retail / Office / 
Residential

Office / 
Residential

Office Residential High 
Density

Residential Medium 
Density

Park Open Space

New Street New Signal Roadway/Streetscape
Improvements

Existing Signal Railroad Quiet 
Crossing

Existing TrailNew Trail
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303-245-5794 
Fax: 303-447-5118 

www.bvsd.org 
6500 East Arapahoe, PO Box 9011 
Boulder, CO  80301 

 
December 16, 2024 
 
City of Louisville 
Dept. of Planning and Building Safety 
Attn: Matt Post 
749 Main St. 
Louisville, CO 80027 
 
RE:  Summit at Steel Ranch Concept Plan 
 
 
Dear Matt: 
 
Thank you for submitting the Summit at Steel Ranch Concept Plan materials for review by the 
Boulder Valley School District (BVSD). BVSD reviews development application in terms of capacity 
impacts on neighborhood schools and impacts on school land or facilities.   
 
Chart A below shows the current program capacity and enrollment composition for each school 
serving Louisville. On the whole, these schools possess a sizeable ability to accommodate additional 
students, particularly when considering the level of current capacity being occupied by open enrolled 
students (those from outside a school’s attendance area that a school is not required to 
accommodate).  As the chart shows, however, the capacity to accommodate additional students 
does vary between schools.  
 

0%

20%

40%

60%

80%

100%

120%

Monarch K-5 Coal Creek Fireside LES LMS Monarch 6-8 Monarch
High

Chart A: Enrollment Capacity October 1, 2024

Resident Enrollment Open Enroll-Other 100% Capacity

(note: schools only need to accomodate their resident enrollment within their capacity)

 
                  
The Summit at Steel Ranch Concept Plan submittal proposes to add 87 townhome units with an 
anticipated student impact of 16 additional students in this feeder. Louisville Elementary would gain 
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approximately 7 students in the school’s attendance area while Louisville Middle would gain 4 and 
Monarch High would gain 5. Note that not all of these students will attend their neighborhood school.  
 
 

CHART B 
  Program  Projected Enrollment  

School  Capacity 2024-25 2025-26 2026-27 2028-29 2029-30 

Louisville El. 615 417 393 391 377 384 
% capacity   68% 64% 64% 61% 62% 

Louisville M.S. 708 627 580 554 549 513 
% capacity   89% 82% 78% 78% 72% 

Monarch H.S. 1868 1426 1364 1338 1311 1267 
% capacity   76% 73% 72% 70% 68% 

 
Projection notes and assumptions: 

• Only the impacts of housing units expected during projection period are included. 
• Enrollment growth in existing neighborhoods is assumed to continue declining over the next 5 years. 

 
When considering all development activity and resident student enrollment in the City of Louisville, 
the impacted facilities are able to accommodate the projected growth from this and other proposed 
residential developments (Chart B).  
 
If you have any other questions, concerns, or further clarifications, feel free to contact me at 720-
561-5794 or via e-mail at glen.segrue@bvsd.org.  
 
 
Sincerely,  
 
 
 
Glen Segrue, A.I.C.P.  
Senior Planner 
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City Council Public Hearing
February 4, 2024

Summit at Steel Ranch Concept Plan 

Summit at Steel Ranch 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.
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• 5.82-acre property located in the
Planned Community Commercial (P-C)
zone district.

• Subject to the Takoda General
Development Plan, 7th Amendment
(GDP).

• Property is currently
vacant/undeveloped

Summit at Steel Ranch Concept Plan 

Site History
• The 7th Amendment of the

Takoda GDP was approved in
2022.

• Limited to 59 dwelling units, or
10.14 dwelling units per acre.

• Requires 20,000 square feet of
commercial.

• Residential permit issuance
conditional on commercial
core and shell completion
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Site History
• The Foundry PUD was approved in 2016

• Included a mix of residential and
commercial uses.

• 24 of 32 residential units were age-
restricted to persons 55 years and older

• Permits were never pulled, PUD
approval lapsed

• Increase residential unit maximum
from 59 to 87 units, raising density
from 10.14 dwelling units per acre to
15 dwelling units per acre.

• Eliminate the commercial
concurrency requirement.

• Increase maximum height of
structures from 30 feet to 40 feet

Summit at Steel Ranch Concept Plan 

CC 02/04/25 



• GDP Amendment to allow
residential uses and remove
commercial use requirement

• Rezone to Planned Community
Residential (P-R)

• Final PUD and Plat

Summit at Steel Ranch 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

CC 02/04/25 



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

 Inclusionary Housing: All market-
rate housing developments must
include affordable dwelling units,
as required by LMC Sec. 17.76, in
an amount equal to 12% of the
total proposed units. The applicant
has indicated their intent to pursue
a fee-in-lieu option as opposed to
providing affordable units on site.

 Commercial Land Use:
The applicant is seeking to
eliminate the commercial
land use requirement from
the GDP to permit an
exclusively residential
project.
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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
 Increased

Building Height:
The applicant is
proposing to
increase the
allowed residential
building height from
30 feet to 40 feet.
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• 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
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