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SUMMARY: 
The applicant is requesting approval of the North Louisville General Development Plan 
(GDP), 1st Amendment (Attachment 4). The proposed amendment would permit 
residential land uses on the subject property, which is currently limited to commercial uses 
under the existing GDP. In addition, the applicant is requesting that yard and bulk 
standards, including building setbacks, height, and lot coverage, as well as density 
limitations, be established through the GDP Amendment process. 
 
BACKGROUND / PRIOR DISCUSSIONS: 
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 City approved the North 
Louisville General Development 
Plan in 1989, which originally 
encompassed approximately 65 
acres designated for commercial, 
office, residential, and mixed-use 
residential land uses. Large 
portions of the original GDP area 
have since been incorporated into 
other GDPs, including the Takoda 
GDP (and subsequent amendments) and the North End GDP (and subsequent 
amendments), while the subject property has remained within the North Louisville GDP 
boundary. Commercial uses are the only use permitted on the property.  
 

Vicinity Map 

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/9/8/attachments/33
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The current use on the subject property was originally permitted as part of the Davidson 
Highline Planned Unit Development (PUD) and approved in 1990. That PUD authorized 
improvements on the site, including the buildings located east of the subject property, 
which are presently occupied by The Divine Canine. The property has been subdivided 
multiple times since its initial approval, most recently in 2021, resulting in the creation of 
Lot 1A, occupied by The Divine Canine, and Lot 2A, which is the current extent of the 
subject property 
 
In October 2024, the applicant presented a Concept Plan (Attachment 5) to City Council 
to receive non-binding feedback on a potential GDP Amendment and the development of 
the site as a permanently affordable, deed-restricted homeownership community. The 
proposal included housing products designed to serve a range of household Area Median 
Income (AMI) levels, spanning below 80% AMI through above 120% AMI. City Council 
provided generally supportive feedback on both the proposed GDP Amendment and the 
applicant’s intent to pursue the development concept, which envisioned 44–48 dwelling 
units in a mix of townhouses and duplexes at a density of approximately 14–15 dwelling 
units per acre. Video of that meeting is available here. 
 
DEVELOPMENT PROPOSAL: 
The applicant requests approval of the First Amendment to the North Louisville General 
Development Plan (GDP) to allow residential land use throughout the subject property. 
The proposed permitted 
uses include single-family 
and multifamily dwellings, 
duplexes, accessory 
dwelling units, and 
accessory structures. As 
part of this request, the 
applicant proposes a 
maximum of 51 dwelling 
units, which would result in 
a maximum density of 
17.42 dwelling units per 
acre. This density figure 
represents the upper limit 
of potential development 
and would not prescribe a 
specific unit count. 
 
The applicant has 
indicated that the GDP 
Amendment is intended to 
facilitate redevelopment of 
the site as a permanently 

Proposed North Louisville GDP, 1st Amendment 

https://gis.louisvilleco.gov/arcgis/rest/services/Planning/Planning2020/MapServer/6/53/attachments/191
https://gis.louisvilleco.gov/arcgis/rest/services/Planning/Planning2020/MapServer/6/53/attachments/191
https://www.youtube.com/watch?v=cZE-ff3-G1w&list=PLxzwsQUqthIqmKWJn2YGjcMA6uE9-L3ws&index=20
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affordable, middle-income multifamily (townhome) housing community, with the potential 
for some units to be offered at market rate. Lot 1A, located immediately to the east, would 
remain in commercial use. Stormwater drainage, detention, and water quality 
improvements are proposed to be constructed under a granted drainage easement to 
serve both Lot 1A and Lot 2A. 
 
Redevelopment of the site may proceed through the PUD and subdivision plat process 
only if the GDP Amendment is approved. If approved, subsequent applications will be 
required for site-specific details, at which time staff will evaluate conformance with the 
adopted GDP document and the PUD standards outlined in Louisville Municipal Code 
(LMC) Sec. 17.28. Staff will also apply the provisions of LMC Sec. 17.76 (Inclusionary 
Housing Ordinance) to ensure compliance. 
 
If the GDP Amendment is approved, the applicant would be required to proceed with 
subsequent entitlement processes, including Planned Unit Development (PUD) and 
subdivision plat applications. These steps would establish detailed site design, 
infrastructure improvements, and lot configuration necessary to formally authorize 
development of the property and would be considered at public hearings by the Planning 
Commission and City Council.  
 
Site access will be provided from Hecla Drive by way of an existing access easement that 
intersects Hecla Drive and extends through Lot 1A to Highway 42. Consistent with existing 
conditions, no direct access to Highway 42 is proposed or will be considered as part of this 
GDP Amendment. Within the development, a centrally located common area is planned to 
serve as the primary open space amenity, oriented toward the center of the site to provide 
a shared focal point for residents. On-site open space is a required element of all PUD 
applications and will be a consideration in the review and approval of any subsequent 
PUD submittal. Open space must be functional, providing for the optimum preservation of 
natural features such as trees and drainage areas, as well as opportunities for recreation, 
visual relief, and convenience of use. 
 
The GDP depicts a future right-of-way dedication on the site to complete the Kaylix 
Avenue connection between Summit View Drive and South Boulder Road, as called for in 
the City’s Transportation Master Plan (TMP). The TMP identifies this connection to 
establish a continuous local street network. Extending Kaylix Avenue through the site 
would provide a direct north–south route and an additional link within the local street 
system. The Transportation Master Plan further notes that this connection would assist in 
distributing traffic more evenly and reduce reliance on adjacent arterial roadways.  
 
At the referenced Concept Plan hearing before City Council in October 2024, Council 
expressed support for allowing only pedestrian and bicycle path improvements within the 
Kaylix Avenue dedication area, while still accepting the full right-of-way dedication for a 
potential future connection. This approach would be in lieu of constructing the roadway 

https://ehq-production-us-california.s3.us-west-1.amazonaws.com/42b998e6af0313d5d61ed553f4bfc4c1549a1f49/documents/attachments/000/005/933/original/00_TMPbook.pdf?X-Amz-Algorithm=AWS4-HMAC-SHA256&X-Amz-Credential=AKIA4KKNQAKIJHZMYNPA%2F20250903%2Fus-west-1%2Fs3%2Faws4_request&X-Amz-Date=20250903T142714Z&X-Amz-Expires=300&X-Amz-SignedHeaders=host&X-Amz-Signature=de969aaf7c1d67caa41f5aa16b0851a359bca3d3eaf3475dc3d44215c94bba24
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through the site, in 
recognition of the financial 
limitations associated with 
the proposed middle-
income, deed-restricted 
housing project. 
 
The right-of-way dedication 
for the future Kaylix 
Avenue connection would 
be accepted at the time of 
a formal development 
application, as part of the 
PUD and subdivision plat 
process. This GDP 
Amendment does not 
require the City Council to 
determine the type of 
transportation 
improvements that will 
ultimately occur within the 
Kaylix Avenue right-of-way, as that determination will be made during the PUD process 
The proposed GDP establishes bulk and dimensional standards that govern building form 
and development patterns on the site. These standards typically address elements such 
as setbacks, building height, lot coverage, and minimum lot width. For this proposal, the 
standards reflect a townhome development pattern and include 0-foot side setbacks for 
attached townhome units and no minimum lot coverage. A minimum lot width of 20 feet is 
proposed to accommodate standard townhome units. Setbacks from public rights-of-way 
are proposed at 15 feet for front yards and 10 feet for side yards, with a reduced 5-foot 
side setback adjacent to the Kaylix Avenue dedication. The proposed standards are 

Transportation Master Plan – Kaylix Ave Connection Exhibit (p. 4-20) 

Proposed Bulk and Dimensional Standards 
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generally consistent with those adopted for the surrounding Takoda GDP, with additional 
consideration given to setbacks from public rights-of-way. 
 
The proposal includes an allowance for limited architectural encroachments on the south 
side of the site, into the proposed front setback, that will face north. This portion of the 
property is constrained by multiple utilities and easements, including the previously 
referenced access easement, which restrict development potential within those areas. To 
address these constraints, the applicant proposes to allow building projections, up to 12 
feet in width and 16 feet in height, to encroach a maximum of 4 feet into the required 
setback. The purpose of this provision is to accommodate architectural articulation and to 
provide flexibility for integrating enclosed storage areas within the proposed unit types. 
This approach is intended to balance the site’s physical limitations with the goal of 
achieving a functional and visually varied building form.  
 
In response to concerns raised by 
adjacent residents during the 
Concept Plan hearing,  
the applicant has incorporated a 
height transition area into the 
proposal. Building heights would 
be limited to a maximum of 35 feet 
along the perimeter of the site to 
better relate to adjacent 
development, while heights of up 
to 40 feet would be permitted 
within the interior of the site. This 
transition is intended to balance 
neighborhood compatibility with 
the ability to achieve the 
residential density envisioned for 
the site.  
 
The applicant proposes a 
maximum density of 17.42 
dwelling units per acre, or 51 dwelling units on the site, to align with the townhome 
development form envisioned in this application. The proposed density establishes a cap 
on the total number of units that may be developed, while allowing flexibility for a lower 
unit count at final buildout based on detailed site design and subsequent entitlement 
review. 
 
The applicant has submitted a concept plan (Attachment 5) to illustrate how development 
under the proposed GDP Amendment could potentially occur on the property. The concept 
plan depicts a total of 48 dwelling units, arranged in a mix of townhomes and duplexes. It 
is important to note that this plan is provided for illustrative purposes only. The Concept 

Height Transition Area Rendering 
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Plan is intended to demonstrate one possible development scenario and the general form 
that could be achieved under the proposed GDP standards. It does not, however, 
constitute a development proposal, nor does it bind the applicant to a specific layout, unit 
count, or design. Final development details, including building placement, site circulation, 
architecture, and landscaping, will be subject to review and approval through subsequent 
PUD and subdivision processes. 
 
ANALYSIS: 
The subject property will remain within the Planned Community Zone District (PCZD), 
regardless of any GDP amendment. Review of this GDP Amendment is therefore subject 
to the provisions of Louisville Municipal Code (LMC) Sec. 17.72, which governs the PCZD. 
Amendments to a GDP are subject to the same process and requirements as the original 
approval. The purpose of the PCZD, as outlined in LMC Sec. 17.72.010, includes the 
following statements that are applicable to this application: 
 

• The purpose of the PCZD is to encourage, preserve and improve the health, safety 
and general welfare of the people of the city by encouraging the use of 
contemporary land planning principles and coordinated community design. 
 

• The PCZD is created in recognition of the economic and cultural advantages that 
will accrue to the residents of an integrated, planned community development of 
sufficient size to provide related areas for various housing types, retail, service 
activities, recreation, schools and public facilities, and other uses of land. 

 
Section 17.72.030 includes the following applicability statement: 
 

• The PCZD may be applied only to such land as the city shall determine to be 
suitable for such a development. 

 
Comprehensive Plan Policies 
  
Comprehensive and Small Area Plans 
This property is referenced in both the Comprehensive Plan and the South Boulder Road 
Small Area Plan. Within the Comprehensive Plan, the property is located in the Highway 
42 Urban Corridor with an Urban Neighborhood designation. The Urban Pattern (p. 19) for 
this designation calls for an interconnected street network with multimodal transportation 
opportunities, development on smaller parcels, and street-oriented building placement with 
an emphasis on pedestrian scale and massing. The identified neighborhood development 
types are predominately residential and may range from low-density to high-density 
multifamily communities. Based on this guidance, the Urban Neighborhood designation at 
this location would support a mid- to high-density multifamily project.  
 

https://www.louisvilleco.gov/home/showpublisheddocument/358/635575239200370000
https://www.louisvilleco.gov/home/showpublisheddocument/9702/636074632627170000
https://www.louisvilleco.gov/home/showpublisheddocument/9702/636074632627170000
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The South Boulder Road Small Area Plan designates the property for medium-density 
residential development (p. 21), which is generally defined as a density range of 10 to 20 
dwelling units per acre. 
 
The GDP Amendment supports housing policies within the Comprehensive Plan, 
including:  

 
• PRINCIPLE NH-5. There should be a mix of housing types and pricing to 

meet changing economic, social, and multigenerational needs of those 
who reside, and would like to reside, in Louisville. 

 
• Policy NH-5.1: Housing should meet the needs of seniors, empty-nesters, 

disabled, renters, first time homebuyers and all others by ensuring a 
variety of housing types, prices, and styles are created and maintained. 

 
The GDP amendment would provide a greater mix of housing types than what currently 
exists in the area, as Louisville’s housing stock is about 70% detached single family 
residential.  A PUD process that includes public hearings is a required next step for any 
redevelopment of the subject site.  At that time the development would also have to meet 
the City’s Inclusionary Housing Ordinance that addresses the affordability of any new 
residential units.  
 
Louisville Housing Plan 
The proposed GDP amendment is consistent with the adopted Louisville Housing Plan 
(May 2024). The Housing Plan establishes three primary goals, which are to increase 
opportunities for residential development in appropriate locations, to expand and maintain 
affordable housing for low- to middle-income households including the local workforce, 
and to diversify the housing stock by encouraging mixed-use and mixed-income 
neighborhoods with a wider range of housing types to serve different household sizes, 
incomes, and demographics (p. 26). 
 
The plan further identifies the importance of supporting housing opportunities for low- and 
middle-income households, recognizing that many workforce households fall within this 
income category yet struggle to access homeownership in Louisville. Strategies to provide 
more income-restricted housing include:  
 

• Action 1.1 Establish Criteria and Identify Areas for Zoning Changes to Support 
Additional Residential Development: The Plan recommends rezoning underutilized 
commercial properties to increase residential capacity and address housing 
demand (p. 31–32).  
 

https://acrobat.adobe.com/id/urn:aaid:sc:VA6C2:5d1e1a3a-6f9b-435d-9658-12ffe3379368?viewer!megaVerb=group-discover
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• Action 1.2 Consider Offering a Height Bonus or Additional Density: The Plan 
supports providing density and height incentives for projects that include affordable 
and mixed-income housing (p. 32). 
 

• Action 3.2 Expand Allowances for More Housing Types: This action calls for 
expanding allowances for multifamily housing in commercial zones and considering 
stand-alone residential development in appropriate commercial areas (p. 46–47).  

 
Based on adopted policies, including the Housing Plan with its recommended height and 
density incentives for affordability, as well as the Comprehensive Plan and South Boulder 
Road Small Area Plan, staff find the proposed maximum density of 17.42 dwelling units 
per acre (51 units) to be reasonable and consitent with adopted policy. While the proposed 
density is higher than some nearby townhome projects, it remains below the maximum 
densities achieved in the area, and it represents a cap rather than a requirement, with 
actual buildout potentially resulting in fewer units depending on site design and future 
entitlement review. 
 
 

Development Total Units DUs / Acre 
Steel Ranch Townhomes (The Overlook) 58 8.9 
Steel Ranch Apartments (North Main at Steel Ranch) 228 24.2 
Steel Ranch Patio Homes 38 5.5 
Steel Ranch Single Family 114 3.23 
Lanterns 24 6.3 
The Foundry – current PUD 32 5.5 
North Louisville GDP Amendment  51 17.42 

Staff find that the proposed GDP amendment to allow residential land uses on the subject 
property is consistent with several adopted policies, including the Comprehensive Plan, 
the South Boulder Road Small Area Plan, and the Louisville Housing Plan. These adopted 
plans identify the need to diversify Louisville’s housing stock, promote mixed-income and 
workforce housing opportunities, and encourage residential development in locations that 
are currently underutilized. The proposed GDP amendment also aligns with policies that 
support medium- to high-density residential development, allow for density and height 
incentives to advance affordability goals, and prioritize housing opportunities for 
households in the middle-income range.  
 
2025 COUNCIL WORK PLAN: 
The proposed GDP Amendment, which would allow residential land uses on the subject 
property to support that applicant’s goal of developing a middle-income, deed-restricted 
community, would support the Council’s 2025 Work Plan goal of implementing the 
Housing Plan to support new, affordable dwelling units in the City.  

Density Comparison 



 
 
 
 

CITY COUNCIL COMMUNICATION 

SUBJECT: ORDINANCE NO. 1906, SERIES 2025 
 
DATE: OCTOBER 7, 2025  PAGE 10 OF 10 

 

FISCAL IMPACT: 
Budgeted?: No 
 
ALTERNATIVE(S): 
The City Council may elect to approve this application with conditions or deny it. If the 
application is denied, the existing General Development Plan will remain in effect. 
 
PLANNING COMMISSION RECOMMENDATION:  
The Planning Commission recommended approval of this application on September 11, 
2025. Video of that meeting is available here.  
 
RECOMMENDATION: 
Staff recommends approval of Ordinance No. 1906, Series 2025, approval of the North 
Louisville General Development Plan, 1st Amendment to allow residential land uses at 
2101 N Courtesy Rd. 
 
 
ATTACHMENT(S): 

1. Ordinance No. 1906, Series 2025 
2. Planning Commission Resolution No. 10, Series 2025 
3. Application Materials 
4. North Louisville GDP, 1st Amendment 
5. Concept Plan  
6. North Louisville GDP  
7. Presentation 

 
 

https://louisville.ompnetwork.org/embed/sessions/326837/09-11-25-planning-commission-meeting
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ORDINANCE NO. 1906 
SERIES 2025 

 
AN ORDINANCE APPROVING THE 1ST AMENDMENT TO THE NORTH 

LOUISVILLE GENERAL DEVELOPMENT PLAN AT 2101 N COURTESY ROAD 
 
 WHEREAS, the City of Louisville (the “City”), is a Colorado home rule municipal 
corporation duly organized and existing under laws of the State of Colorado and the City of 
Louisville Home Rule Charter (the “City Charter”); and  
 
 WHEREAS, Courtesy Louisville LLC, A Colorado Limited Liability Company, is the 
owner of certain real property at 2101 N Courtesy Rd, totaling approximately 1.68 acres, 
which property is located on Lot 2A of the Davidson Highline Subdivision, Replat 2, within 
Parcel K and Parcel I of the North Louisville General Development Plan (GDP); and 
 
 WHEREAS, the Property is currently zoned Planned Community Zone District 
(PCZD) and permitted uses are set forth in the North Louisville General Development Plan 
dated January 16, 1990; and 
 
 WHEREAS, the owner has submitted to the City a request for approval of the First 
Amendment to the North Louisville General Development Plan (“First Amendment”), to 
amend the uses permitted on the Property; and 
 
 WHEREAS, the owner has submitted to the City a request for approval of the First 
Amendment to amend the bulk and dimensional standards on the Property; and 
 
 WHEREAS, after a duly noticed public hearing held September 11, 2025, at which 
evidence and testimony were entered into the record, including the Louisville Planning 
Commission Staff Report dated September 11, 2025, the Louisville Planning Commission 
has forwarded a recommendation to the City Council to approve the First Amendment; and 
 
 WHEREAS, City Council has provided notice of a public hearing on said ordinance 
by publication as provided by law and held a public hearing as provided in said notice; and  
 
 WHEREAS, The City Council finds the First Amendment is consistent with the 
requirements of the Planned Community Zone District chapter of the Louisville Municipal 
Code; the criteria, requirements, and provisions of other applicable sections of the Louisville 
Municipal Code; and the principles and polices of the City of Louisville 2013 Comprehensive 
Plan, The South Boulder Road Small Area Plan, and the City of Louisville Housing Plan. 
 
 NOW, THEREFORE, BE IT ORDAINED BY THE CITY COUNCIL OF THE CITY 
OF LOUISVILLE, COLORADO: 
  
 Section 1. The City Council of the City of Louisville hereby approves the First 
Amendment to the North Louisville General Development Plan (the “First Amendment”), a 
copy of which is attached hereto as Exhibit A. 
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 Section 2. The First Amendment shall be recorded in the Offices of the Boulder 
County Clerk and Recorder. 
 
  INTRODUCED, READ, PASSED ON FIRST READING AND ORDERED 
PUBLISHED this 7th day of October 2025. 
 
 
       ______________________________ 
       Christopher M. Leh, Mayor 
ATTEST: 
 
______________________________ 
Genny Kline, Interim City Clerk 
 
 

PUBLIC HEARING AND SECOND READING WILL BE THE 18TH DAY OF 
NOVEMBER, 2025, AT 6:00 P.M. AT LOUISVILLE CITY HALL, 749 MAIN STREET, 
LOUISVILLE, CO  80027. 
 
 

PASSED AND ADOPTED ON SECOND AND FINAL READING, this __ day of 
________, 2025. 
 
 
       ______________________________ 
       Christopher M. Leh, Mayor  
 
ATTEST: 
 
______________________________ 
Genny Kline, Interim City Clerk 
 
 
APPROVED AS TO FORM: 

 
_____________________________ 
Kelly PC, City Attorney 
 



 
 

RESOLUTION NO. 10 
SERIES 2025 

 
 

A RESOLUTION APPROVING A REQUEST FOR THE FIRST AMENDMENT TO THE 
NORTH LOUISVILLE GENERAL DEVELOPMENT PLAN TO ALLOW RESIDENTIAL 

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

application for the First Amendment to the North Louisville General Development Plan 
(“GDP”), to allow residential land uses at 2101 N Courtesy Road, and;  

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

requested GDP Amendment is consistent with the Louisville Comprehensive Plan, the 
South Boulder Road Small Area Plan, and the Louisville Housing Plan, which collectively 
support mixed-income housing opportunities, redevelopment of underutilized commercial 
property for residential uses, and medium- to high-density residential development;  

 
WHEREAS, the Planning Commission has considered the application at a duly 

noticed public hearing on September 11, 2025, where evidence and testimony were 
entered into the record, including the findings in the Louisville Planning Commission Staff 
Reports dated September 11, 2025; and   
 

NOW THEREFORE, BE IT RESOLVED a resolution approving a request for the 
First Amendment to the North Louisville General Development Plan to allow residential 
land uses.  
 

PASSED AND ADOPTED this 11th day of September, 2025. 
 

 
 
By: ______________________________ 

Steve Brauneis, Chair 
Planning Commission 

Attest: _____________________________ 
Cullen Choi, Secretary 

 Planning Commission 
 





 

Mr. Rob Zuccaro, Planning & Building Safety Director 
Mr. Matt Post, Senior Planner 
City of Louisville 
Planning Department 
749 Main Street 
Louisville, CO  80027     
 

04 April, 2025 Re: Davidson Highline Subdivision – GDP Amendment 
 2101 N. Courtesy Rd. 
 Courtesy Louisville LLC c/o Thistle Community Housing 
  

Rob and Matt, 
 
We are pleased to submit the attached GDP Amendment for the Davidson Highline 
Subdivision Redevelopment, also referred to as Courtesy Louisville.  This is an amendment 
to the North Louisville PCZD General Development Plan. 
 
This proposal includes the redevelopment of Lot 2A, and a small portion of Lot 1A, of the 
Davidson Highline Subdivision Replat 2.  The two-lot subdivision has been owned and 
developed previously by Rob and Carol Lathrop, and Lot 2A was recently purchased by 
Thistle Community Housing, as Courtesy Louisville LLC with the intent to develop multifamily 
housing on that portion of the property.  Thistle is a non-profit developer and manager of 
affordable housing in Boulder County.   
 
The project consists of redevelopment of an existing RV and boat storage yard into a 
permanently affordable (attainable) multifamily housing development.  A number of units 
may also be market rate.  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.  The owners of Lot 1A have granted 
a drainage easement to handle this.  Only private roads and alleys are planned throughout 
the development.  It is our understanding that public land dedication has been previously 
satisfied for this platted property. 
 
We have previously submitted a Concept Plan which was reviewed by City Council on 
10/15/24.  Subsequent to this GDP Amendment, we intend to submit a Preliminary and Final 
PUD (Amendment 3) and Plat (Replat 3) to accommodate 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 the area, (missing middle). 
 
It is the Owner’s intent to satisfy the 12% inclusionary housing requirement on-site.  
Additional information regarding the housing proposed for this development is indicated in 
the attached letter from Thistle Community Housing. 
 
Thank you for this opportunity to present this redevelopment plan.  Please let us know if 
there is any additional information that may be required, or if you have any questions 
regarding this project. 
 
 
Sincerely, 
 
 
 
J. Erik Hartronft, AIA, LEED® AP 
 
 
 
 
M:\_MAIN_065\_Proj\2355-Davidsion Highline Multifamily\Proj Admin\Code & Zoning\CityOfLouisville-Planning\GDP-General 
Development Plan\DRAFT\25-040425-Davidson_Highline_GDP-Narrative.doc  



 

 

2919 Valmont Road #5| Boulder, CO 80301 

P: (303) 443-0007 

www.thistlecommunityhousing.org 

Producing, Preserving & Protecting Affordable Housing since 1985

 

 

 

April 2, 2025 

 

Paul D’Angelo, CEO 

Thistle Communities 

2919 Valmont Road #5 

Boulder, CO 80301 

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 – GDP Amendment 

Dear Rob and Matt, 

On behalf of Thistle Communities, I am writing to supplement the General Development Plan (GDP) 

application materials for our Courtesy Louisville development at 2101 N. Courtesy Road and to 

request an expedited placement on the Planning and City Council agenda. We are eager to advance 

this project, which aligns with the City of Louisville’s housing goals by providing much-needed 

affordable, attainable, and Missing Middle homeownership workforce housing options—currently 

absent in Louisville. 

Thistle Communities is a nonprofit 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, ensuring access to high-quality 

homes for individuals and families. Our mission is to foster inclusive, sustainable communities 

where everyone can access safe and affordable housing. 

In January 2024, Thistle Communities acquired the Courtesy Louisville site from Rob and Carol 

Lathrop, who sought to see the property utilized for affordable housing. Our mission and vision for 

the site align with their intent.  

Following the Concept Plan meeting in October, we refined our development approach while 

maintaining our commitment to a permanently affordable, deed-restricted homeownership 

community serving a range of Area Median Income (AMI) levels. The site's prime infill location—

near transit, shopping, and essential services—makes it ideal for an affordable, attainable housing 

community. Its connectivity will enhance residents’ quality of life by providing convenient access to 

transportation and amenities. 

 

https://www.thistlecommunityhousing.org/


 

 

 

Louisville’s housing study highlights key goals that align with this project: expanding affordable 

housing, fostering diverse and inclusive communities, and ensuring new developments are 

sustainable and well-integrated. The Courtesy Louisville development is designed to meet these 

goals by offering high-quality, affordable, and workforce housing in an environmentally sustainable 

and well-connected neighborhood. 

With this letter, we are submitting supporting GDP application documents prepared by Hartronft 

Associates. Given the timing constraints tied to funding applications, we respectfully request the 

City’s support in expediting this review and placement on the Planning and City Council agendas. 

Advancing this project efficiently will enable us to pursue essential funding opportunities that require 

local approvals. 

We appreciate your time and consideration and look forward to working collaboratively with the City 

of Louisville to realize our shared housing goals. Let us know if you need anything else to help with 

this process. 

Sincerely, 

Paul D’Angelo 

CEO, Thistle Communities 

Michael Reis 

Affordable Housing Consultant 

 



 

27 August, 2025 Re: Davidson Highline Subdivision – GDP Amendment 
  Response to City of Louisville Referral -2nd Round Comments 
  Supplemental Exhibits 
   

The following exhibits to our GDP submittal are supplemental to help illustrate certain 
aspects of the proposal, as requested by staff.  The drawings are conceptual in nature and 
do not necessarily depict the final design for this development. 
 
Also, please note as requested the Concept Plan that has been previously reviewed by the 
city is attached for your reference.  The Proposed GDP would allow for a similar density to 
that design, or less. 
 
Refer to the Final PUD for actual building and site design. 
 
 

Illustration regarding projections into front yard setbacks in designated areas: 
 

 
 
 
 
 
 
 
 



 Page 2 of 2 pages 

 
 
Illustration regarding area where 40’ height is allowed for sloping roof forms: 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Attachment:  04-CourtesyLouisville-Concept Site Plan-072324.pdf 
 
 
 
\\_MAIN_065\_Proj\2355-Davidson Highline Multifamily\Proj Admin\Code & Zoning\CityOfLouisville-Planning\GDP-General 
Development Plan\25-082525-Davidson_Highline_GDP-ResponseTo2ndComments-Exhibits.doc  









City Council Meeting
October 7, 2025 (1st Reading)

North Louisville GDP, 1st Amendment
(Highline Davidson GDP Amendment)

Approval of Ordinance No. 1906, Series 2025, approval of the 
North Louisville General Development Plan, 1st Amendment 

to allow residential land uses at 2101 N Courtesy Rd. 

Presented by Matt Post, Senior Planner

• Applicant requests approval of the North Louisville General
Development Plan (GDP), 1st Amendment to:

• Permit residential land uses on the property (currently
limited to commercial uses under the existing GDP).

• Establish yard and bulk standards—including building
setbacks, height, lot coverage—and density limitations
through the GDP Amendment process.

Summary: North Louisville GDP Amendment



Background: North Louisville GDP Amendment 
• Site is occupied by Louisville Boat and RV

Storage, which allows outdoor storage of RVs,
boats, and trailers in a secured, fenced
facility.

• North Louisville GDP approved in 1989,
covering 65 acres for commercial, office,
residential, and mixed-use residential uses.

• Portions of original GDP area incorporated
into other GDPs (Takoda GDP and North End
GDP and their amendments).

• Subject property has remained within North
Louisville GDP boundary and is limited to
commercial uses.

Background: North Louisville GDP Amendment 
• Current use permitted under the Davidson Highline PUD,

which also authorized improvements east of the property
(now The Divine Canine).

• Property subdivided multiple times, most recently in 2021,
creating Lot 1A (The Divine Canine) and Lot 2A (subject
property).

• Applicant presented a Concept Plan to City Council to
consider GDP Amendment and permanently affordable,
deed-restricted homeownership community.

• Concept envisioned 44–48 dwelling units in a mix of
townhouses and duplexes at 14–15 DU/acre.

• City Council provided generally supportive feedback on the
amendment and development concept.



Proposal: North Louisville GDP Amendment
• Approval of the First Amendment to the

North Louisville GDP to allow residential
land use throughout the subject property.

• Proposed permitted uses: single-family and
multifamily dwellings, duplexes, accessory
dwelling units, and accessory structures.

• Proposed maximum: 51 dwelling units
(maximum density of 17.42 DU/acre),
representing an upper limit rather than a
required unit count.

Proposal: North Louisville GDP Amendment
• Access provided from Hecla Drive

• Centrally located common area
planned as the primary open space
amenity

• On-site open space required for all
PUD applications and will be reviewed
with subsequent PUD submittals

• Open space must be functional,
preserving natural features (trees,
drainage areas) and providing
recreation, visual relief, and
convenience of use.



Proposal: North Louisville GDP Amendment
• GDP depicts future right-of-way

dedication to complete the Kaylix
Avenue connection

• City Council indicated support for
requiring only pedestrian and bicycle
improvements within the dedication
area.

• Dedication would be required during
the PUD and Plat process.

• Bulk and Dimensional Standards Reflect
townhome development:
• 0-foot side setbacks attached units.
• No minimum lot coverage requirement.
• Minimum lot width of 20 feet for standard

townhome unit
• Setbacks from public rights-of-way:

• 15-foot front yard setback.
• 10-foot side yard setback
• Reduced 5-foot side setback adjacent to

the Kaylix Avenue dedication.
• Standards are generally consistent with the

surrounding Takoda GDP, with added
consideration for rights-of-way setbacks.

Proposal: North Louisville GDP Amendment



Proposal: North Louisville GDP Amendment
• Height Transition

• Incorporates a height transition
area in response to concerns from
adjacent residents

• Maximum building height limited
to 35 feet along the site perimeter
to relate to surrounding
development.

• Heights up to 40 feet permitted in
the site interior.

Proposal: North Louisville GDP Amendment
• Proposed Density

• Maximum of 17.42 dwelling units
per acre, or 51 total dwelling
units.

• Establishes a cap on total units
while allowing flexibility for fewer
units at final buildout.

• Final unit count to be determined
through site design and
subsequent entitlement review.

• Concept Plan – 48 dwelling units



• Planned Community Zone District (PCZD) Context:

• Subject property will remain within the PCZD regardless of GDP amendment.

• Amendments follow the same process and requirements as the original GDP
approval

• Purpose of the PCZD (LMC Sec. 17.72.010)

• Encourage, preserve, and improve the health, safety, and general welfare of the
community through contemporary land planning principles and coordinated
community design.

• Recognize the economic and cultural advantages of an integrated, planned
community development that provides areas for various housing types, retail,
service activities, recreation, schools, public facilities, and other land uses.

Analysis: North Louisville GDP Amendment

• South Boulder Road Small Area Plan
• Designates the property for medium-density residential development (10–20

dwelling units per acre).

• Comprehensive Plan
• Within the Highway 42 Urban Corridor with an Urban Neighborhood designation.

• Urban Pattern:

• Interconnected street network with multimodal transportation opportunities.

• Development on smaller parcels and street-oriented building placement.

• Pedestrian scale and massing emphasized.

Analysis: North Louisville GDP Amendment



• Comprehensive Plan Cont.
• Neighborhood development types are predominantly residential, ranging from

low- to high-density multifamily.

• Supports mid- to high-density multifamily development at this location.

• Comprehensive Plan Housing Policies Supported by GDP Amendment:
• Principle NH-5: Encourage a mix of housing types and pricing to meet economic,

social, and multigenerational needs of current and future residents.

• Policy NH-5.1: Provide housing that meets needs of seniors, empty-nesters,
disabled individuals, renters, first-time homebuyers, and others through a variety
of housing types, prices, and styles.

Analysis: North Louisville GDP Amendment

• City of Louisville Housing Plan
• Supports the Plan’s three primary goals:

• Increase opportunities for residential development in appropriate locations.

• Expand and maintain affordable housing for low- to middle-income
households, including the local workforce.

• Diversify housing stock by encouraging mixed-use and mixed-income
neighborhoods with a wider range of housing types for various household
sizes, incomes, and demographics.

Analysis: North Louisville GDP Amendment



• City of Louisville Housing Plan Cont.
• Relevant strategies from the Hounding Plan:

• Action 1.1: Establish criteria and identify areas for zoning changes to support
additional residential development, including rezoning underutilized
commercial properties (p. 31–32).

• Action 1.2: Consider offering a height bonus or additional density for projects
including affordable and mixed-income housing (p. 32).

• Action 3.2: Expand allowances for multifamily housing in commercial zones
and consider stand-alone residential development in appropriate commercial
areas (p. 46–47).

Analysis: North Louisville GDP Amendment

• Staff Finding:
• Proposed GDP amendment to allow residential land uses is consistent with multiple adopted

policies:
• Comprehensive Plan
• South Boulder Road Small Area Plan
• Louisville Housing Plan

• Supports key policy objectives:
• Diversify Louisville’s housing stock.
• Promote mixed-income and workforce housing opportunities.
• Encourage residential development on underutilized properties.
• Support medium- to high-density residential development.
• Allow density and height incentives to advance affordability goals.

Analysis: North Louisville GDP Amendment



Recommendation: North Louisville GDP Amendment

Staff recommends approval of Ordinance No. 1906, Series 2025, 
approval of the North Louisville General Development Plan, 1st

Amendment to allow residential land uses

Planning Commission recommended approval of this 
application on September 11, 2025
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