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SUMMARY:  
The applicant is proposing to remove the property at 1155 Pine Street from the Mixed-
Use Zone District Overlay.  This overlay requires mandatory rezoning of 1155 Pine 
Street to the Mixed Use-Residential District (MU-R) when there is an expansion or 
alteration of the existing non-conforming use.  1155 Pine Street is currently developed 
with a single-family detached home.  The City established the Mixed-Use Zone District 
Overlay requirements in order to implement the Highway 42 Revitalization Area plan 
and to facilitate the creation of a transit-supportive mixed-use district in proximity to the 
future Northwest Rail commuter rail station in Downtown and Downtown East Louisville 
(DELO).   
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 There are renewed efforts and new funding sources that have been recently approved 

to expand Northwest Rail and establish a rail station in Louisville, with current plans for 
service to start as early as 2029. A summary of recent planning efforts, state legislation, 
and agreements related to the future rail station are discussed in detail in this report and 
should be considered in Council’s review of this Concept Plan.  Staff is emphasizing the 
Northwest Rail plans for Council, as changes to zoning and land use policy at this 
location could have relevance to the City’s plans to support a rail station for Louisville.  
       
Removal from the Mixed-Use Zone District Overlay would result in the property being 
zoned Community Commercial (CC) and subject to the zoning standards in the Design 
Handbook for Downtown Louisville.  This change in zoning designation is intended to 
support the applicant’s development plans for the property as a single-story, Live-Work 
development. Live-Work is a single residentially based structure that combines 
residential and commercial uses, with the commercial part of the property street-facing 
(see LMC Sec. 17.16.620).   
 
Live-Work is allowed as a principal use in both the CC and MU-R districts; however, the 
MU-R district requires such developments to be part of mixed-use, three-story 
development intended to provide transit-supportive densities and with more pedestrian 
and multi-modal supportive urban form.  The MU-R design standards do not support the 
proposed development, thus, the desire by the applicant to remove the parcel from the 
Mixed-Use Zone District Overlay.    
 
BACKGROUND / PRIOR DISCUSSIONS: 
Concept Plan 
The Concept Plan Review process provides applicants with an opportunity to receive 
early, non-binding feedback from the City Council and the general public prior to 
preparing a formal land use application. This application will not involve a vote or 
consensus, and the Council is not required to provide specific feedback. No other 
boards or commissions have reviewed this proposal, and staff will not provide a formal 
recommendation. Instead, staff will identify and analyze applicable policies, code 
provisions, and key issues to inform future review. Should the applicant proceed, a 
formal application will be subject to additional public input, staff analysis, and hearings 
before the Planning Commission and City Council. 
 
Site Overview 
The property at 1155 Pine Street is developed with a single-family home and includes a 
caboose and railcar as accessory structures to the primary residential use. The property 
is at a prominent location at the corner of Pine Street and Hwy 42, which is a primary 
gateway into Downtown. The lot is approximately 10,220 square feet in size and is 
unplatted. It is located within the Commercial Community (CC) Zoning District and 
within the area recognized as eastern-most portion of Downtown Louisville. The 
property is also adjacent to a small parcel identified as a City park.  
 

https://www.louisvilleco.gov/home/showpublisheddocument/25109/637401752255170000
https://www.louisvilleco.gov/home/showpublisheddocument/25109/637401752255170000
https://library.municode.com/co/louisville/codes/code_of_ordinances?nodeId=TIT17ZO_CH17.16GERE_S17.16.320LIRK
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 This portion of downtown was not formally subdivided into standard lots and blocks, a 

pattern that is historically associated with the presence of coal mining activity and the 
configuration of three intersecting railroad tracks that once formed a “wye” used for 
turning trains in the area. Although the rail spurs have since been removed, the area 
between the existing BNSF rail line and Highway 42 continues to reflect the historic, 
non-standard development pattern shaped by these early industrial uses. 
 
Historical records indicate that five of the six existing houses on the north side of Pine 
Street east of the railroad tracks, including 1155 Pine Street, were likely constructed in 
the mid-1920s, with 1155 Pine Street estimated to have been constructed circa 1920–
1925. 
 
The subject property is located within the Highway 42 Revitalization Area, established 
through the 2003 Highway 42 Revitalization Area Framework Plan and the Highway 42 
Revitalization Area Comprehensive Plan Amendment. To implement these plans, the 
City established the Mixed-Use Zone 
District Overlay (Louisville Municipal 
Code (LMC) Chapter 17.14) and 
adopted the Mixed Use Development 
Design Standards and Guidelines 
(MUDDSG), which apply to properties 
within the district.  
 
The property is also located within the 
Highway 42 Urban Renewal Area, 
governed by an adopted Urban 
Renewal Plan intended to reduce or 
eliminate blight, stimulate growth and 
reinvestment, and promote 
appropriate land uses consistent with 
local objectives (Urban Renewal Plan 
Sec. 1.3).  
 
Pursuant to LMC Section 17.14.020, 
any property within the Revitalization 
Area that undergoes new 
development or redevelopment must 
be rezoned to a zoning district 
consistent with the Land Use Plan, 
Exhibit A (Attachment 3) adopted with 
the Highway 42 Revitalization Area 
Plan (referred to in this report as the 
Mixed-Use Zone District Overlay). 
The Land Use Plan and associated 

https://www.louisvilleco.gov/home/showpublisheddocument/370/635475403417370000
https://www.louisvilleco.gov/home/showpublisheddocument/362/635475403403930000
https://www.louisvilleco.gov/home/showpublisheddocument/362/635475403403930000
https://library.municode.com/co/louisville/codes/code_of_ordinances?nodeId=TIT17ZO_CH17.14MIUSZODI
https://library.municode.com/co/louisville/codes/code_of_ordinances?nodeId=TIT17ZO_CH17.14MIUSZODI
https://www.louisvilleco.gov/home/showpublisheddocument/25107/637401758714000000
https://www.louisvilleco.gov/home/showpublisheddocument/25107/637401758714000000
https://www.louisvilleco.gov/home/showpublisheddocument/2901/637304169831030000
https://www.louisvilleco.gov/home/showpublisheddocument/2901/637304169831030000
https://library.municode.com/co/louisville/codes/code_of_ordinances?nodeId=TIT17ZO_CH17.14MIUSZODI_S17.14.020AP
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 policy documents, including the Highway 42 Revitalization Area Plan, were adopted to 

promote coordinated mixed-use redevelopment in support of a future transit rail corridor. 
 
When the Mixed-Use Zone District Overlay was adopted, both the “Little Italy” and 
“Minor’s Field” neighborhoods were excluded from the mandatory rezoning requirement 
in LMC Section 17.14.020 due to a desire to maintain the historic nature of these 
neighborhoods (see yellow areas of Land Use Plan, Exhibit A).  The string of residential 
lots between the railroad tracks and Highway 42 north of Pine Street were not included 
in the historic neighborhood areas excluded from the mandatory rezoning requirements. 
The purpose was to promote redevelopment along this string of properties to create a 
gateway into Downtown that matches the desired Mixed-Use Zone District Overlay 
goals in support of the future Louisville rail station. 
 
DEVELOPMENT PROPOSAL: 
The proposed development includes relocating a historic house to the property.  The 
applicant proposes connecting the existing and relocated homes via an underground 
corridor.  The house fronting Pine Street would constitute the commercial component of 
the unit to meet the requirements of a Live-Work unit fronting the adjoining street.  The 
two train cars would also be retained on the property.   
 
Proposed Site Layout 

 
 
With the requested CC zoning, the zoning code requires approval of a Planned Unit 
Development (PUD) application for the development. The current PUD plan documents 
are included as Attachment No. 2. Because the property is unplatted, the applicant 
would also need to apply for a subdivision plat approval. The subdivision plat would 
address issues such as the establishment of any needed easements for utilities and 
drainage and confirm the lot boundaries.    
 
In addition, the applicant intends to pursue a historic landmark designation on the 
property and Historic Preservation Fund grants for rehabilitation and restoration of the 
historic structures, which would prohibit any future redevelopment of the property 
inconsistent with historic preservation design standards.     
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 ANALYSIS:  

Zoning and Policy Alignment 
The applicant is proposing the removal of the property from the Mixed-Use Zone District 
Overlay and a CC zoning designation because the development does not meet the 
intent of the Mixed-Use Zone District Overlay or MUDDSG requirements.  With the 
requested change in zoning designation, the property would be subject to the Design 
Handbook for Downtown Louisville (Design Handbook). The area that is subject to the 
Design Handbook is divided into a Transition Area and Core Area, with the Transition 
Area intended to be less intensive and dense considering the adjacency to historic 
residential areas.  The Subject Property is within the Core Area, which is intended for 
more intensive and dense mixed commercial development.  
 
Relevant Design Handbook standards 
are outlined under the General 
Standards (pp. 15-31) and Core Area 
Standards (pp 33-40).  There are no 
prescribed minimum setbacks for the 
Core Area, and the Core Area policies 
are meant to compliment the 
traditional building forms seen on Main 
Street and Front Street by creating 
ground floor commercial storefronts 
with two-story and tall one-story 
facades and to encourage pedestrian 
activity.  Staff notes that the existing 
residential buildings on this stretch of 
Pine Street between the railroad 
tracks and Hwy 42 do not currently 
match the traditional building form 
seen in the Core Area covering Main and Front Streets.  However, the Design 
Handbook is meant to address both new developments within its boundaries and 
redevelopments that complement the historic form of Downtown.   
 
Isolating the CC zoning designation for this property could be considered a “spot-
zoning” condition.  A spot-zoning involves isolating zoning for a single small property 
among a larger group of properties with uniform zoning standards. This type of zoning is 
generally undesirable if it is inconsistent with the city’s land use plans and policies. If 
this property were to be removed from the Mixed-Use Zone District Overlay, the 
remaining properties on the north side of Pine Street between the railroad and Hwy 42 
would still be required to rezone to the MU-R district. The parcel three lots to the west at 
1125 Pine Street has already rezoned to the MU-R district under the Mixed-Use Zone 
District Overlay rezoning requirement, although it has not been redeveloped yet.  
Because of a concern for spot-zoning and having an inconsistent redevelopment policy 
in this area, if Council is supportive of removal of 1155 Pine Street from the Mixed-Use 

https://www.louisvilleco.gov/home/showpublisheddocument/25109/637401752255170000
https://www.louisvilleco.gov/home/showpublisheddocument/25109/637401752255170000
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 Zone District Overlay, staff would likely recommend consideration of changing the 

designation for all six properties on the north side of Pine Street between the railroad 
and Hwy 42.      
 
In addition, if a rezoning were approved concurrent with PUD development plans, it is 
possible that the PUD would never be implemented but the rezoning would stay in effect 
and influence future development on the property regardless of the current applicant’s 
intentions for the property.   PUDs expire after three years if not implemented but 
rezonings cannot be conditional on PUD implementation.       
 
Landmark Designation 
Were landmark designation to be granted, any proposed changes, such as additions, 
façade updates, or demolition, must be reviewed and approved by the Historic 
Preservation Commission to ensure consistency with the property’s historic character. 
The limitations on redevelopment imposed by landmark status would constrain the site's 
ability to implement plan-supported reinvestment and long-range redevelopment goals 
envisioned in the Highway 42 Revitalization Area Plan.  The development restrictions 
would also limit the ability for a uniform development for the Pine Street properties 
between the railroad and Hwy 42 consistent with the Mixed-Use Zone District Overlay.   
 
Future Transit 
The City established the Highway 42 Revitalization Plan and Framework Plan to guide 
reinvestment and redevelopment in the Highway 42 corridor, with the intent of 
supporting a future commuter rail station in Louisville. In recent months, regional 
momentum has increased toward expanding passenger rail service along the Front 
Range. RTD continues long-range planning for the extension of the B Line from 
Westminster to Longmont, which would include potential stations in Broomfield, 
Louisville, Boulder, and Longmont. At the same time, the Front Range Passenger Rail 
District is actively advancing an inter-city rail service from Pueblo to Fort Collins, with 
opportunity to work jointly with RTD to implement a first phase implementing the B Line. 
Both initiatives include alignments through Louisville, reaffirming the City’s policies to 
develop a mixed-use transit supportive development around Louisville’s transit station.   
 
The following summarizes recent plan and policy changes that support advancing 
commuter rail service with a station in Louisville: 
 

• RTD completion of the Northwest Rail Peak Service Feasibility Study in 2024.  
The City participated in study along with other Northwest are jurisdictions, 
including significant station area planning that considered locating its rail 
station in the vicinity of South Street in DELO.  
 

• In March of 2025, RTD/CDOT/Front Range Passenger Rail District (FRPRD) 
completed the first steps of an implementation plan submitted to the State 

https://www.ridethefrontrange.com/
https://www.ridethefrontrange.com/
https://cdn.rtd-denver.com/image/upload/v1726690720/Final_NWR-PSS_Report_dujzhj.pdf
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 House and Governor for implementation of shared rail service for the 

Northwest corridor. The Northwest Fixed Guideway Corridor Report 
concludes that plans for shared service in this corridor are feasible and 
funding is available through Senate Bill 24-184, Senate Bill 24-230, and a 
federal CRISI (Consolidated Rail Infrastructure and Safety Improvement) 
grant already approved for Front Range Rail.    

 
• In June of 2025, RTD, CDOT, FRPRD, the Colorado Transportation 

Investment Office (CTIO), the Clean Transit Enterprise (CTE), and the 
Governor entered into an inter-agency agreement to jointly negotiate an 
access agreement with Burlington Northern Santa Fe (BNSF) in order to 
implement passenger rail service on the Northwest Rail corridor.    

 
• Senate Bill 24-184 specifically address Northwest Rail implementation and 

assesses a fee on rental vehicles to fund improvements.   
 

• Senate Bill 24-230 established a new fee on Oil and Gas Production with a 
portion of these funds designed for funding passenger rail service.    

 
As part of the 2024 Northwest Rail Peak Service Feasibility Study, staff coordinated with 
RTD to create a conceptual rail station design. The planning effort focused on a station 
located in the vicinity of the South Street underpass where the original station was 
planned prior to 2015.  In 2015, the DELO apartment development was approved, but 
did not reserve adequate room for a station area with ideal infrastructure, such as areas 
for passenger drop-off and bus circulation areas.  Keeping the station at this location 
with the 2024 Northwest Rail Peak Service Feasibility Study was mostly driven by the 
the South Street Underpass location, which was constructed largely to support the rail 
station.  The type of heavy commuter rail planned for this corridor does not allow 
pedestrian crossing of the tracks, as does light rail.  Thus, having an underpass or 
established pedestrian surface crossing at an existing street crossing, for example, is 
necessary for rail patrons to access both sides of the track. 
    
    
  

https://www.codot.gov/programs/ctio/agenda-item-documents/2025-agenda-item-documents/march/joint-service-report_march-1-2025.pdf
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 Conceptual South Street Commuter Rail Station Layout 

  
In exploring the station area design as part of the 2024 Northwest Rail Peak Service 
Feasibility Study, other feasibility issues arose.  Namely, BNSF has expressed a desire 
to reserve space for double tracks for freight service.  This results in the need for an 
additional siding track that may not be able to be accommodated by the existing South 
Street underpass abutments.   
 
If the Northwest Rail plans continue to progress, it is possible the City would want to 
reevaluate its preferred station area locations.  One alternative could be moving the 
station closer to the vicinity of Pine Street.  If this does occur, the location of the Mixed-
Use Zone District Overlay in the vicinity of Pine Street could be even more critical in 
establishing transit-supportive development near the station.    
 
While the exact location of a future station or platform has not yet been determined, the 
City may wish to preserve viable siting options as planning efforts advance. By 
upholding the adopted land use policies and design standards of the Highway 42 
Revitalization Plan, including the administration of the Mixed-Use Zone District Overlay, 
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 the City ensures that key sites within the corridor remain functionally and physically 

capable of supporting future rail infrastructure.  
 
2025 COUNCIL WORK PLAN:  
This item is not part of the 2025 Council Work Plan.  
 
FISCAL IMPACT: 
Budgeted?: Not Applicable 
 
ALTERNATIVE(S): 
Alternatives are not provided with Concept Plan applications. 
 
RECOMMENDATION: 
Staff does not provide specific recommendations for Concept Plan applications.  
 
PUBLIC COMMENTS:  
No public comments have been received as of the date of this report.  
 
ATTACHMENTS: 

1. Application 
2. PUD Plans 
3. Land Use Plan, Exhibit A 
4. Presentation 

 



























City Council Public Hearing
July 22, 2025

1155 Pine Street Concept Plan 

Presented by: Rob Zuccaro, Community Development Director 

1155 Pine Street 
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.



• Located in Mixed-Use Zone Overlay and
HWY 42 Revitalization Area

• Overlay requires rezoning to MU-R with
development or redevelopment

• Implements the HWY 42 Revitalization Plan

• Support future Northwest Rail station with
mixed-use development

• Mixed-Use Overlay has excluded Minor’s
Field and Little Italy neighborhoods from
Overlay, but excluded Pine St. properties

1155 Pine Street 
Concept Plan 

Miner’s Field 
Neighborhood

Little Italy 
Neighborhood

• Retain and restore existing
single-family home

• Relocate second historic
house to the property

• Connect existing and
relocated homes via
underground corridor and
establish a live-work use

• Retain two existing train cars
on site

1155 Pine Street 
Concept Plan 



• Applicant requests removal from Mixed-Use Overlay, which
would require rezoning to MU-R and higher density transit-
oriented development.

• Would retain CC zoning, subject to Design Handbook for
Downtown Louisville

• Rezoning a single lot to CC raises concern of spot-zoning
resulting in  in inconsistent redevelopment policy for Pine
Street

• 1125 Pine has already rezoned to MU-R under the Overlay

• If Council supports removal, staff may recommend rezoning
all six lots on north Pine St. to ensure policy consistency

1155 Pine Street 
Concept Plan 

Landmark Designation Implications:

• Would require Historic Preservation Commission approval for
exterior changes

• May limit redevelopment potential and uniform site planning

• Could constrain realization of Highway 42 Revitalization goals

1155 Pine Street 
Concept Plan 



•RTD & Front Range Passenger Rail District advancing plans; service could begin by 2029

•2024–2025 milestones:

• 2024, RTD completes Northwest Rail Peak Service Study

• SB24-184 – Rental vehicle tax, with funds dedicated to rail implementation and
requirements to advance planning

• SB24-230 – Oil and Gas tax with portion of funds to support rail implementation

• March 2025 – RTD/CDOT/FRPRD complete Northwest Fixed Guideway Corridor
Report

• June 2025 – RTD/CDOT/FRPRD/CTIO/CTE and Governor’s office enter agreement
to jointly negotiate lease from BNSF

1155 Pine Street 
Concept Plan 

1155 Pine Street 
Concept Plan 



Summary of Critical Policy Considerations for City Council:

• Preservation of homes along this section of Pine Street could be seen as supporting historic
neighborhood character and building forms

• Rezoning itself does not ensure development or redevelopment of the lot

• City may want to reevaluate alternate station locations, including in vicinity of Pine Street where
crossing exists

• Removal from Mixed-Use Overlay could limit City’s ability to implement Highway 42 Revitalization
Area plans to support transit-oriented development and higher density housing in vicinity of future
train station

• Removal of 1155 Pine St from Mixed-Use Overlay and landmark status could impact ability to
redevelop other properties north of Pine St between Railroad and Hwy 42 from Overlay

1155 Pine Street 
Concept Plan 
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