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SUMMARY:

Attached for review is a Concept Plan application to consider amending the
ConocoPhillips Campus General Development Plan (GDP) to allow the application of
Industrial Development Design Standards and Guidelines (IDDSG) in place of Commercial
Development Design Standards and Guidelines (CDDSG) in selected areas of the
ConocoPhillips Campus GDP, otherwise referred to as Redtail Ridge. This staff report
provides property background, preliminary analysis, 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 was originally developed as the 310-acre StorageTek corporate
campus, annexed into the City in 1978 and built out to approximately 1.6 million square
feet. In 2008, ConocoPhillips acquired the property and subsequently demolished the
existing campus to facilitate development of a new research facility. That same year, the
company petitioned for annexation of an additional 80 acres and requested rezoning of the
combined 390-acre site to Planned Community Zone District — Commercial (PCZD-C).

In 2010, the City approved the ConocoPhillips General Development Plan (GDP) and an
associated Zoning Agreement. The GDP established a 2.5-million-square-foot
development cap, permitted land uses, setbacks, and a 12% minimum public land
dedication, and mandated that development on the property abide by the Commercial
Development Design Standards and Guidelines (CDDSG).

In 2024, City Council approved a Final Plat of the 389-acre property to enable
development consistent with the ConocoPhillips Campus GDP approved in 2010. The plat
established lots, tracts, rights-of-way, and easements to support future hospital, medical
office, light industrial, commercial, and office uses.

DEVELOPMENT PROPOSAL:

The applicant is requesting an amendment to the ConocoPhillips Campus GDP to allow
application of the IDDSG in place of the CDDSG for four interior lots — Lots 1, 2, 3, and 5,
of Block 1 — totaling approximately 111.5 acres. In addition to commercial uses, the
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existing GDP permits uses such as manufacturing, warehousing, and storage, which the
applicant asserts are more closely aligned with uses contemplated and permitted in
industrial zone districts. The proposed amendment would clarify that the IDDSG may be
applied to these interior parcels.

E FILING NO. 1
smncsiiziProposed IDDSG |

CDDSG Applies
Area of Proposed IDDSG Application

PRELIMIMARY ANALYSIS:

The property is zoned Planned Community Zone District — Commercial (PCZD-C). As
such, the site is subject to the Commercial Development Design Standards and Guidelines
(CDDSG), consistent with the applicability statement of the CDDSG, which requires that all
commercial development within the City comply with these standards. The CDDSG apply
to development located within commercially zoned districts and are intended to promote
cohesive and well-integrated commercial environments throughout Louisville.

The purpose of the CDDSG is to ensure that commercial development reflects high-
quality, enduring, and context-sensitive design. The standards are intended to protect the
community’s established character and quality of life through clearly defined design goals,
policies, and sets expectations for architectural, site, and landscape design. They also
support Louisville’s long-term economic vitality by encouraging projects that are visually
attractive, durable, and built to last, while discouraging designs or materials that result in
less appealing development patterns and designs.

The IDDSG apply to development located within industrially zoned districts within the City.
The IDDSG include both mandatory design standards and general guidelines. Compliance
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with the mandatory standards and consideration of the guidelines are required to meet the
goals and policies of the IDDSG.

The IDDSG are generally more flexible and permissive than the CDDSG because they
serve different purposes and reflect distinct land use characteristics in the districts in which
they apply. Commercial areas are typically designed to enhance the public realm,
emphasizing visibility, pedestrian activity, and architectural character. As such, the
CDDSG standards are more stringent to ensure that development contributes to the
community’s aesthetic quality and maintains compatibility with nearby residential or mixed-
use areas.

By contrast, the IDDSG are primarily intended to accommodate employment-generating
uses that rely on functionality, efficiency, and operational flexibility. These developments
often include larger buildings, loading areas, outdoor storage, and high-bay structures that
serve practical needs of the user rather than public-facing design objectives. The more
permissive IDDSG standards allow these uses to operate effectively while still maintaining
a baseline of quality and durability. The intent is to ensure that industrial projects are
appropriately designed within their context and mitigate off-site impacts, without imposing
unnecessary constraints that would hinder the operational requirements typical of
industrial users

The application of the IDDSG in place of the CDDSG would result in a noticeable shift in
the design character and visual appearance of future development on the affected parcels.
Under the IDDSG, building design would prioritize operational efficiency, durability, and
functionality over architectural detailing and pedestrian-oriented form. Buildings developed
under these standards may include larger, “boxy” footprints, taller structural bays,
expanded mechanical and utility areas, and more utilitarian fagades that reflect industrial
and research-based uses rather than retail, office, or other commercial environments.

A key distinction between the two sets of standards is that the IDDSG would allow for the
use of concrete tilt-up construction, a common industrial building type designed for
efficiency, cost-effectiveness, and rapid delivery. While this method provides flexibility and
durability, it typically results in simpler fagades with less material variability, limited
articulation, reduced fenestration, and minimal variation in roof design compared to
buildings designed under the CDDSG. As a result, the architectural character of
development may appear more uniform and less detailed, emphasizing function over
aesthetics.
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Exampie of Tilt-Up ConcreteConstruction facing Dillon Road at 769 CTC Blvd in the Colorado Technology Center within the

Industrial Zone District

The IDDSG include requirements for screening, site design, landscaping, and material
quality intended to maintain a cohesive and orderly appearance. The resulting
development under these standards would reflect the functional and performance-based
nature of light-industrial uses, with building forms and site layouts focused primarily on
operational efficiency. Compared to commercial development, projects developed under
the IDDSG are expected to exhibit less architectural detail, less variation in materials, and
less overall visual complexity, consistent with the intended character and purpose of an
industrial district.
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Industrial Design Rendering at Redtail Ridge Provided by the Applicant
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Municipal Code and Adopted Policy Considerations

Louisville Municipal Code

Louisville Municipal Code (LMC) Chapter 17.72 outlines the requirements for PCZD zoned
properties and the standards for GDPs. Sec.17.72.060 of this chapter notes that existing
GDPs may be amended, subject to the same procedure as the original approval.

e Any adopted planned community general development plan and
supplementary development standards may be amended, revised or territory
added thereto, pursuant to the same procedure and subject to the same
limitations and requirements by which such plan was originally approved.

LMC Sec. 17.72.010 outlines the purpose of the PCZD as follows:

e The purpose of the planned community zone district 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 planned community
zone district 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 and service activities, recreation, schools
and public facilities, and other uses of land. This district is designed for
use where the area comprising such development project is under single
ownership or control at the time of its classification as this district.

Staff will apply these provisions when evaluating a formal amendment request to the
ConocoPhillips Campus GDP. Upon submittal, the application will be reviewed in
accordance with the procedures and standards outlined in LMC Chapter 17.72 to
determine whether the proposed changes are consistent with the intent and purpose of the
Planned Community Zone District.

Comprehensive Plan

The 2013 Comprehensive Plan identifies the entire ConocoPhillips GDP property as being
within the Phillips 66 Special District (pp. 35-36). At the time the Comprehensive Plan was
prepared, the City anticipated that ConocoPhillips would develop as a large-scale research
and innovation campus on the site now known as Redtail Ridge. The policies reflect this
expectation and were intended to support the establishment of a corporate or institutional
campus environment. Within the Special Districts, the Comprehensive Plan notes that
industrial uses may occur either as a single use on a parcel or as part of a mixed
commercial and industrial development pattern. Building form and design are expected to
be responsive to site context, oriented to internal circulation systems, and reflective of the
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functional requirements of the intended use, while maintaining consistency with
surrounding development.

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.

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

ATTACHMENT(S):
1. Application materials
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Redtail Ridge GDP Amendment Narrative

The current ConocoPhilips Campus GDP contemplates several permitted uses
including Manufacturing, Warehouses and Storage Facilities. Redtail seeks Council’s
feedback to amend the current GDP to better align design standards with the allowable
uses contemplated in the both the GDP and the intent of an innovation campus such as
Redtail Ridge. The innovation market Redtail endeavors to attract comes with a plethora of
uses, many of which lends itself to Industrial Development Design Standards & Guidelines
—i.e. aerospace and life science manufacturing. Certain components of the IDDSG such as
high bays, privacy and structural considerations do not lend itself to the current CDDSG
zoning. The amendment to the current GDP would entail a minor clarification that the
IDDSG may be applied to the development’s interior parcels (Lots 1, 2, 3 & 5).

Redtail feels that IDDSG for the interior parcels is appropriate for several reasons
including (1) no negative impact to site lines and perspectives of the campus as the interior
parcels are surrounded by buildings that will meet the CDDSG, (2) allows for appropriate
design standards to be applied to intended building use, (3) provides clarity in tenant and
market pursuits as to what design parameters will ultimately be acceptable to the City of
Louisville for buildings that fit the “industrial” use, (4) allows Redtail to build consistent
architecture and apply design standards based on product type which will result in a more
architecturally pleasing campus and streamlined tenant attraction (5) creates a more
predictable PUD review process with City Staff as the current zoning requires the applicant
and staff to make several subjective passes at reviewing CDDSG standards across all
intended uses, resulting in a drawn out and inconsistent PUD review process.

In summary, we appreciate the Council’s feedback on the proposed amendment to
the current GDP and feel it will result in better permitting and construction processes and
ultimately a better product for the campus.
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PUD Diagram
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PUD 1- Industrial / GMP District

PUD 2 - Industrial District

PUD 3 - Life Science District West

PUD 4 - R&D District

PUD 5 - Retail / Life Sciences

PUD 6 - Hospital

PUD 7 - Life Science Discrict East

PUD 8 - Office District

400"

800"

SNUBNY [PLOS. o

AomiiIng 359MyLON




TR, . el I

il = H ‘NHH
BT Il - i

5o I

=

= e -

PUD 1 South Rendering Exhibit
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