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SUMMARY: 
Attached for review is a Concept Plan application to consider the redevelopment of 1148 
W Dillon Road, also known as the Village Shops at Colony Square. The proposal includes 
constructing residential dwelling units above three existing single-story commercial 
buildings. The proposed residential units would be structurally independent from the 
commercial spaces below. This staff report provides property background, outlines 
relevant policies and code provisions, and identifies key considerations to inform future 
development applications.  
 
BACKGROUND / PRIOR DISCUSSIONS: 
Concept Plan 
The Concept Plan Review process is optional and provides applicants with an opportunity 
to receive early, non-binding feedback from the City Council and the 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 have not completed an analysis or 
provided a recommendation. Instead, staff will identify 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 public hearings before the 
Planning Commission and City Council. 
 
Site Overview 
The subject property at 1148 W Dillon Road consists of two lots totaling 123,823 square 
feet (2.8 acres) and includes three single-story commercial buildings, all of which are 
currently occupied by various commercial tenants. The property is part of The Village 
Shops at Colony Square Planned Unit Development (PUD), which was approved by City 
Council in 1999. The PUD also includes 1100 W Dillon Road, which contains one 
commercial building, and 1116 W Dillon Road which is the former site of two commercial 
buildings that were destroyed by the Marshall Fire in December 2021.  

Current image of one of three existing commercial buildings. 

https://gis.louisvilleco.gov/arcgis/rest/services/Planning/Planning2020/MapServer/6/40/attachments/313
https://gis.louisvilleco.gov/arcgis/rest/services/Planning/Planning2020/MapServer/6/40/attachments/313
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Since its original approval, the PUD has been amended six times between 1999-2023. 
These amendments included updated signage packages, the installation of an outdoor 
canopy for an existing restaurant, and the rebuilding of the commercial structures at 1116 
W Dillon Road, which were destroyed by the Marshall Fire. In addition to the Special 
Review Use (SRU) for restaurant uses that was approved with the original PUD, an 
administrative SRU was approved in early 2025 to allow for an arts teaching studio. 
 
The subject property is also located within the Colony Square Subdivision, which includes 
all of the PUD properties, a hotel property at 1196 W Dillon Road, and the Cinebarre site 
1164 W Dillon Road. The subject property is zoned Commercial Business (C-B) and is 
subject to the Commercial Development Design Standards and Guidelines (CDDSG). 
 

 
Final PUD site plan. The subject property is outlined in black and shaded buildings are included with the proposal. 

https://www.louisvilleco.gov/home/showpublisheddocument/25101/637401755689700000
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DEVELOPMENT PROPOSAL:  
The applicant proposes constructing 24 residential dwelling units above the three existing 
commercial buildings on the subject property. The new residential units would be 
structurally independent from the commercial buildings and would add approximately one 
to two stories in height above the existing buildings. The units are proposed to be sold 
under a 99-year ground lease arrangement for the property. Two existing outdoor amenity 
spaces located between the buildings are proposed for shared use by future residents and 
existing commercial tenants.  
 
The proposal retains the existing 121 off-street parking spaces and includes approximately 
24 on-street parking spaces along the private drive on the western side of the buildings, 
which will be reserved for the residential units. Existing infrastructure systems, including 
water and sewer, are proposed for the new dwellings with expansions or upgrades made 
as necessary to accommodate the additional proposed units. 

 
PRELIMIMARY ANALYSIS: 
Zoning Alignment 
The subject property is not located within a General Development Plan (GDP), so 
permitted uses are governed by the underlying zoning. According to Louisville Municipal 
Code (LMC) Section 17.12.030, multi-unit dwellings are permitted as a Special Review 
Use (SRU) in the subject property’s current C-B zone. Since the proposal would not 
change the existing commercial building footprint, bulk standards for the C-B zone, 
including maximum lot coverage and minimum setbacks are unlikely to be significantly 
affected. The maximum building height in the C-B zone is 35 feet. Additionally, LMC Sec. 
17.12.040 requires a minimum lot area of 1,750 square feet per dwelling unit, which would 
be met with this proposal.  

Overview of parking and amenity space on the subject property provided by the applicant. 

https://library.municode.com/co/louisville/codes/code_of_ordinances?nodeId=TIT17ZO_CH17.12DIRE_S17.12.030USGR
https://library.municode.com/co/louisville/codes/code_of_ordinances?nodeId=TIT17ZO_CH17.12DIRE_S17.12.040YABURE
https://library.municode.com/co/louisville/codes/code_of_ordinances?nodeId=TIT17ZO_CH17.12DIRE_S17.12.040YABURE
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This would be the first residential use proposed within the Village Shops PUD. Historically, 
the site has operated as a low- to medium-intensity commercial center with shared parking 
among tenants. Under Ordinance 1897, Series 2025, minimum parking requirements for 
new multi-unit residential developments are not required as long as the residential 
development occupies 50% or more of the total floor area. If less than 50%, then the 
minimum parking requirement of two spaces per dwelling unit applies, per LMC Sec. 
17.20.020. The proposal includes 24 units and retains the existing 121 parking spaces, 
supplemented by an additional 24 on-street spaces. If the 50% threshold is not met with 
this proposal, future analysis of parking may be required. 
 
This proposal is also subject to LMC Chapter 17.76 – Inclusionary Housing (IHO). This 
chapter requires a minimum of 12% of total units for any residential development be 
designated as affordable. For a 24-unit proposal, this equates to three affordable units. At 
least half of the required affordable units must be limited to households at or below 60% of 
the area median income (AMI), with the remaining units limited to households between 60-
80% AMI. City Council may approve a fee in lieu of the required units or an alternative 
arrangement that meets the purpose and intent of the IHO.  
 
Alignment with Adopted Policies 
Comprehensive Plan (2013) 
The following neighborhood housing policies found on page 38 of the Comprehensive Plan 
may be relevant to this proposal, especially considering land use compatibility and housing 
diversity: 
 

• Policy NH-4.5: New developments should be compatible with existing 
neighborhoods and the Framework. 

• Policy NH-4.7: Housing should support vibrant retail and commercial centers that 
serve local residents. 

• Policy NH-5.1: Housing should meet the needs of seniors, empty-nesters, disabled, 
renters, first-time home buyers and all others by ensuring a variety of housing 
types, prices, and styles are created and maintained. 

• Policy NH-5.6: New housing should address defined gaps in the housing market 
that exist today and into the future. 

 
These policies support mixed-use developments that provide a range of housing options in 
commercial areas, such as the subject property. 
 
McCaslin Boulevard Small Area Plan (2017) 
Additionally, this property lies within the McCaslin Boulevard Small Area Plan, which 
outlines a vision for the area and focuses on reinvestment, multimodal connectivity, and 
superior architectural design. The plan is guided by six principles: 
 

https://library.municode.com/co/louisville/codes/code_of_ordinances?nodeId=TIT17ZO_CH17.20OREPALO_S17.20.020PASTDEEAUS
https://library.municode.com/co/louisville/codes/code_of_ordinances?nodeId=TIT17ZO_CH17.20OREPALO_S17.20.020PASTDEEAUS
https://library.municode.com/co/louisville/codes/code_of_ordinances?nodeId=TIT17ZO_CH17.76INHO
https://www.louisvilleco.gov/home/showpublisheddocument/358/635575239200370000
https://www.louisvilleco.gov/home/showpublisheddocument/12695/636264879096830000
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• Principle 1 – Improve connectivity and accessibility while accommodating regional 
transportation needs. 

• Principle 2 – Create public and private gathering spaces to meet the needs of 
residents, employees, and visitors. 

• Principle 3 – Enhance bicycle and pedestrian connections to private and public 
uses. 

• Principle 4 – Utilize policy and design to encourage desired uses to locate in the 
corridor and to facilitate the reuse or redevelopment of vacant buildings. 

• Principle 5 - Establish design regulations to ensure development closely reflects 
the community’s vision for the corridor while accommodating creativity in design. 

• Principle 6 – Establish development regulations to meet the fiscal and economic 
goals of the City. 
 

The introduction of housing above commercial use may further the plan’s goals of 
integrating more mixed-use development, however, the subject property is not outlined as 
an area intended for residential dwellings. 
 

 

 
 
 

Map image from the McCaslin Small Area Plan outlining development types. 

Subject property 
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Housing Plan (2024) 
The City of Louisville Housing Plan outlines three goals that aim to guide housing policies 
over the next five plus years. These goals include: 

1. Increasing residential development opportunities in Louisville 
2. Expand and maintain access to affordable housing 
3. Diversify Louisville’s housing stock 

 
The goals are accompanied by housing strategies and action items that provide a clear 
path to achieving each overarching goal. The following action items may be relevant to this 
proposal, especially considering housing stock and diversity: 
 

• Action 1.1 – Establish criteria and identify areas for zoning changes to support 
additional residential development (p. 31).  

• Action 3.2 – Expand allowances for more housing types (p. 46). 
o Consideration of allowing stand-alone residential development in appropriate 

commercial areas is a featured potential action within this section. 
 
These actions support infill projects that introduce a variety of housing types and sizes. 
Additional actions are supportive of affordable housing initiatives that may be considered 
with the proposal. 
 
Future Land Use Applications 
A PUD Amendment and SRU are required to develop as proposed. The PUD Amendment 
shall satisfy criteria in LMC Sec. 17.28.120 and the SRU for residential dwellings shall 
satisfy the criteria outlined in LMC Sec. 17.40.100. Additional provisions of Title 17, as 
mentioned above, will also apply. Any development on the property is subject to the 
CDDSG and the McCaslin Boulevard Small Area Plan, which include building mass, scale, 
and form, architectural elements and details, exterior lighting, pedestrian circulation, and 
other site design considerations. Impacts on traffic circulation and parking will be reviewed 
during the PUD Amendment application process.  
 
2025 COUNCIL WORK PLAN: 
This item is not part of the 2025 Council Work Plan.  
 
FISCAL IMPACT: 
Budgeted?: Not Applicable 
 
ALTERNATIVE(S): 
No alternative is proposed with the Concept Plan application. 
 
RECOMMENDATION: 
Staff have not provided a recommendation on this Concept Plan. 
 

https://acrobat.adobe.com/id/urn:aaid:sc:VA6C2:5d1e1a3a-6f9b-435d-9658-12ffe3379368
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=TIT17ZO_CH17.40SPREUS_S17.40.100CRCOAP
https://library.municode.com/co/louisville/codes/code_of_ordinances?nodeId=TIT17ZO_CH17.40SPREUS_S17.40.100CRCOAP
https://www.louisvilleco.gov/home/showpublisheddocument/25101/637401755689700000
https://www.louisvilleco.gov/home/showpublisheddocument/12695/636264879096830000
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PUBLIC COMMENTS: 
No public comments have been received as of the date of this report. 
 
ATTACHMENT(S): 

1. Application materials 
2. Staff Presentation 

 









































City Council
October 7th, 2025

1148 W Dillon Road

CONCEPT PLAN REVIEW FOR THE VILLAGE SHOPS AT COLONY SQUARE 

DEVELOPMENT LOCATED AT 1148 W DILLON ROAD

Concept Plan
• Optional application process

• Early, non-binding feedback from City Council

• No vote or consensus will be made. Council not required to
provide specific feedback

• Staff have not completed thorough analysis

• No other boards or commissions have reviewed proposal

• Policies identified to inform future review



Property Background
• Two lots, 3 one-story

buildings

• Commercial shopping
center

• Village Shops at Colony
Square PUD

• 6 amendments, 2 SRUs

• Colony Square Subdivision

• C-B (Commercial Business)
zoning

Property Background
• PUD includes:

• Subject lots
• 1100 W Dillon Rd (one commercial

building)
• 1116 W Dillon Rd (former

commercial buildings destroyed in
Marshall Fire)

• Subdivision includes:
• All properties in PUD
• 1196 W Dillon Rd (hotel)
• 1164 W Dillon Rd (Cinebarre site)



Concept Plan Proposal
• 24 residential dwelling units above

3 existing commercial buildings

• Structurally independent

• 1-2 additional stories in building
height

• Sold under a 99-year ground lease

• Existing amenity spaces proposed
to be shared

• Retain existing 121 parking spaces,
24 on-street parking spaces
proposed for new dwelling units

Preliminary Analysis
Zoning Alignment
• No GDP, underlying C-B zoning governs property
• Multi-unit dwellings permitted as SRU
• No significant changes to bulk standards (lot coverage, setbacks)
• Maximum building height of 35 ft.
• Minimum lot area of 1,750 sq. ft. per dwelling unit
• Inclusionary Housing – 12% total units designated as affordable
• Parking:

• If new floor area is over 50% total floor area – No minimum parking
• If new floor area is under 50% total floor area – Minimum 2 spaces per unit



Applicable Policies

Comprehensive Plan

Housing Policies (p.38):
• Policy NH-4.5: New developments should be compatible with existing

neighborhoods and the Framework.
• Policy NH-4.7: Housing should support vibrant retail and commercial

centers that serve local residents.
• Policy NH-5.1: Housing should meet the needs of seniors, empty-nesters,

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

• Policy NH-5.6: New housing should address defined gaps in the housing
market that exist today and into the future.

Applicable Policies

McCaslin Blvd Small Area Plan

Plan Principles:
• Principle 1 – Improve connectivity and accessibility while accommodating regional

transportation needs.
• Principle 2 – Create public and private gathering spaces to meet the needs of residents,

employees, and visitors.
• Principle 3 – Enhance bicycle and pedestrian connections to private and public uses.
• Principle 4 – Utilize policy and design to encourage desired uses to locate in the corridor

and to facilitate the reuse or redevelopment of vacant buildings.
• Principle 5 - Establish design regulations to ensure development closely reflects the

community’s vision for the corridor while accommodating creativity in design.
• Principle 6 – Establish development regulations to meet the fiscal and economic goals of

the City.



Applicable Policies

Housing Plan
Plan Goals:
1. Increasing residential development opportunities in Louisville
2. Expand and maintain access to affordable housing
3. Diversify Louisville’s housing stock

Action Items:
• Action 1.1 – Establish criteria and identify areas for zoning changes to support

additional residential development (p. 31).
• Action 3.2 – Expand allowances for more housing types (p. 46).

• Consideration of allowing stand-alone residential development in appropriate commercial
areas is a featured potential action within this section.

Guidelines for Review
1. Applicable review criteria, procedures, supporting documentation and submission

requirements relevant to the land use application.

2. Policy considerations, including guidance on how a project would conform to plans and
policies, including the comprehensive plan, transportation master plan, and any other
adopted plan or policy relevant to the proposal.

3. Characteristics of the site or neighborhood that would influence the plan development, such
as potential offsite impacts, opportunities to enhance or coordinate development with
surrounding properties, and opportunities to preserve view corridors and other natural features.

4. Potential of any waivers to achieve applicable criteria or policy goals that would otherwise
be unachievable by adherence to current standards.

5. Opportunities and constraints related to the transportation system, including access,
linkages, and transportation system capacity.

6. The need for additional studies or analysis related to the proposal to the extent it is
essential to evaluating the application according to applicable criteria.

7. Any other guidance related to appropriate or desired range of land uses, densities, and
housing types.
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