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SUMMARY:

The applicant, Ripley Design Inc., is requesting a rezoning of a portion of the property from
the CC-MU (Commercial Community — Mixed Use) and R-M (Residential Medium Density)
zoning districts to the MU-R (Residential Mixed Use) zoning district. The MU-R district
permits a combination of residential and non-residential uses, including townhomes and
apartments up to a maximum gross density of 20 dwelling units per acre, and requires
properties over five acres in size to incorporate at least two distinct principal uses.

To implement the proposed rezoning, the applicant must also amend the Land Use Plan,
Exhibit A, referenced in Louisville Municipal Code Chapter 17.14 (Mixed-Use Zone
Districts). The existing Land Use Plan designates the property as CC-Mixed Use, R-M,
and Park, and would be updated to classify the entire property as MU-R to align with the
requested zoning change.

This First Reading staff report provides analysis and a recommendation on the proposed
rezoning and Land Use Map amendment. It also includes the proposal and analysis for the
associated Preliminary Planned Unit Development (PUD), Preliminary Plat, and Special
Review Use (SRU) applications, which collectively enable future development of the
property with an approved rezoning. Rezoning and zoning map amendments, which
require adoption by ordinance, are considered by City Council at a first and second
reading, with the second reading serving as the public hearing. This report is intended to
serve as the First Reading for the rezone and Land Use Map amendment application. For
clarity and continuity, the Preliminary PUD, Preliminary Plat, and SRU proposal and
analysis are included within this staff report, as all applications have been reviewed
simultaneously, and consideration will occur concurrently. With approval of this first
reading, City Council will set the public hearing for January 6, 2026, at which time the
second reading of the ordinance and consideration of all applications will occur.

BACKGROUND / PRIOR DISCUSSIONS:

The property is located in the Highway 42 Revitalization Area. In 2003, the City adopted
the Highway 42 Revitalization Area Framework Plan and the Highway 42 Revitalization
Area Comprehensive Plan Amendment. In order to implement these adopted plans the
City created a Mixed Use Overlay District (Zoning Chapter 17.14) and the Mixed Use
Development Design Standards and Guidelines (MUDDSG), which govern development of
properties within the Mixed Use district.

The Urban Renewal Plan for the Highway 42 Urban Renewal Area was later adopted by
the City and the Louisville Revitalization Commission to address blight, encourage
reinvestment, and guide appropriate land uses consistent with community objectives.

In accordance with LMC Sec. 17.14.020, properties within the Revitalization Area must be
rezoned consistent with the adopted Land Use Plan when developed or redeveloped. In
2013, City Council approved Ordinance No. 1641-2013, rezoning the subject property from
Commercial Business (CB) to Mixed-Use Residential (MU-R), Commercial Community
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(CC), and Residential Medium Density (R-M) concurrent with approval of a Preliminary
PUD and Plat.

A Final PUD and Plat, known as Coal Creek Station, was subsequently approved in 2016
to allow 51 residential units and 29,472 square feet of commercial space. However, the
Final PUD and Plat were never executed, and eligibility for permit issuance expired on
May 17, 2019.

Planning Commission Review of Current Application

This application was reviewed by the Planning Commission at three separate meetings
held in 2024 and 2025 (September 12, 2024, October 10, 2024, and October 9, 2025)
during which staff presented findings, public comment was received, and the Commission
deliberated on the proposal. At the October 10, 2024, hearing, the Commission directed
that an updated Traffic Impact Study (TIS) be prepared to address additional
considerations and provide a more comprehensive evaluation of the project’s impacts,
including a rezone for portions of the subject property.

Following that action, staff met with the applicant to establish the scope for the revised
TIS. The study was then prepared by the applicant, submitted, and reviewed in
accordance with the agreed scope, incorporating updated traffic counts and expanded
analyses requested by the Planning Commission. The revised scope included:

e Analysis of traffic impacts with and without the proposed Front Street connection.

e Incorporation of traffic projections from the Delo Boom development, a mixed-use
project proposed and currently under review south of the subject property.

¢ Inclusion of six additional intersections in the study area - Main Street/South
Boulder Road, Main Street/Griffith Street, Front Street/Griffith Street, Cannon
Street/Griffith Street, SH 42/Griffith Street, and SH 42/Harper Street.

e Evaluation of the Cannon Circle/South Boulder Road intersection as a potential %
movement configuration.

e Updated, objective directional distribution assumptions.
e Application of a 1,000 vehicle-per-day (vpd) threshold for local street capacity
(Front Street only) based on neighborhood livability considerations rather than

maximum roadway capacity.

The revised TIS (Attachment 6) evaluated existing and projected traffic conditions for 2026
and 2045, with and without the proposed connection of Front Street between South
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Boulder Road and Griffith Street. The new study assumed the same development intensity
as the last study. New traffic counts were collected during weekday morning and evening
peak hours in November 2024 and during the Saturday mid-day peak in November 2022
under normal conditions, updating and replacing the previous 2020 and 2022 volumes.

The development is projected to generate approximately 1,839 daily vehicle trips through
four (4) access points around the site, with 220 AM peak hour (7:00AM — 9:00AM) trips
and 244 PM peak hour (4:00pm — 6:00PM) trips.

The revised TIS evaluated the Front Street connection using a 1,000 vpd threshold, which
is generally recognized by most jurisdictions as the most conservative standard for local
residential street classification. The City’s 2013 Comprehensive Plan identifies local
streets carrying more than 1,000 vpd as candidates for traffic-calming measures (p. 41),
but not for reclassification. The TIS projects traffic volumes on Front Street below the
1,000 vpd threshold (p.66). However, in response to community concerns regarding the
connection, the applicant has agreed to proactively install traffic-calming measures along
Front Street and at the Front Street/Harper Street intersection (Attachment 7).

The results of the revised TIS indicate that the Front Street connection is necessary for
maintaining circulation and safe vehicular operations. The site fronts South Boulder Road,
where turning movements are restricted due to heavy through volumes. Without the
connection, eastbound U-turn volumes on South Boulder Road are projected to increase
by 40-85% in the long term, requiring weaving movements across multiple lanes within a
limited distance of the signalized intersection, which present unacceptable safety risks.
The revised TIS and City staff both recommend construction of the Front Street
connection, which would provide transportation redundancy, support a safer gridded street
system consistent with prior planning efforts, implement adopted plan policies, and
distribute traffic more evenly across the network.

At the October 9, 2025, hearing, the Planning Commission recommended approval with
conditions as recommended by staff, adding in an additional condition that the Front
Street connection at Harper Street be open to emergency access only, including
pedestrians and bicycles. This condition is tied to the Preliminary PUD and is not a
consideration of the rezoning and Land Use Map amendment application.

DEVELOPMENT PROPOSAL.:

Rezoning

The current zoning designation of CC-MU on the north and east sides of the site prohibits
residential uses. The applicant is requesting to rezone the portions of the property zoned
CC-MU and RM to MU-R to allow for a mix of uses and housing types. This is a
discretionary request from the applicant as the mandatory rezone requirement for
redevelopment of the subject property was satisfied with the approved 2013 rezoning.
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In the narrative provided, the applicant asserts that the proposed rezoning will support the
City’s goals as outlined in the Highway 42 Revitalization Area Framework Plan, the City of
Louisville Housing Plan, and the MUDDSG by developing a variety of housing types while
providing additional commercial space along South Boulder Road. The applicant notes
that the area has changed since the initial rezoning, and that the current CC-MU zoning is
commercially focused and does not support needed housing in the community.

The applicant provided an updated market analysis by CBRE (Attachment 5), indicating
that both retail and office sectors in Metro Denver remain challenged, with limited support
for speculative new development. Retail conditions are stable but stagnant with modest
new completions, and demand focused on smaller pad users such as gas/convenience,
quick-service restaurants, and financial services, while larger-format tenants remain
scarce. The office market faces even greater headwinds, with vacancy at 27.4%, and new
construction at historic lows as conversions and demolitions outpace new projects. These
trends suggest that large-scale retail and office development are not viable under current
conditions, and that smaller-scale retail paired with residential and mixed-use development
represents the most feasible path forward.

Zoning Map

Land Use Plan Amendment
The rezoning request necessitates an update to the Land Use Plan, Exhibit A, to reflect
the new zoning district designations and the proposed street connections. Presently, the
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existing zoning designations are consistent with those outlined in the current Land Use
Plan.

Preliminary Plat

The request includes a proposal to subdivide the existing 10.7 acre property into five
blocks that will accommodate the anticipated development. Further subdivision of the
townhome blocks (blocks 2 & 3) into individual lots will allow for the fee-simple sale of
those units. The plat sets aside four Outlots totaling 2.9 acres in size that include private
roads, drainage and detention areas, utilities, open space and parks. The Outlots will be
shared areas that are maintained by a required owner’s association. The City will accept
1.2 acres of right-of-way, dedicated via this plat, that will allow for the construction of Front
Street and Cannon Circle. The total right-of-way dedication includes additional area along
South Boulder Road that will align the property boundary with the edge of public
improvements. A Subdivision Improvement Agreement will be entered into during the Final
Plat review process outlining maintenance and improvement responsibilities.

A portion of the plat will include the Coal Creek Station Filing No. 2 subdivision; a
previously subdivided portion of the property on the northwest corner of the site. That plat
created Lot 2 (also depicted on this Preliminary Plat), which is currently developed and
occupied by The Argentos Empanada and maintained under separate ownership. The
proposed subdivision will maintain the current boundary and configuration of Lot 2.

A portion of the south side of the site, occupied by Outlot D, will include a 26,397 square-
foot detention and water quality pond. Outlot C is proposed as a 20,908 square-foot park
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in the center of the site that will be privately owned and maintained by the required
owner’s association.

Sixty townhome lots are proposed in Blocks 2 and 3 of the plat, all accessed by private
drives which are contained in Outlots A and B, respectively. Blocks 4 and 5 include two
multifamily and two mixed-use buildings, while Block 1 contains “micro townhome units”.
Staff find that the Preliminary Plat complies with the design standards in the LMC Sec.
16.16.

Preliminary PUD
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The Preliminary PUD plan includes 188 dwelling units and 13,534 square feet of
commercial space. The 188 dwelling units include 60 townhomes, 96 apartments, and 32
"micro-townhome units," which are defined by the applicant as 350-400 square-foot homes
designed to be offered at "attainable"” rates. The proposal features two, three-story mixed-
use buildings near South Boulder Road (buildings 3 & 4), with commercial space on the
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ground floor and studios, one- and two-bedroom apartments on the second and third
floors. A plaza space is provided between the mixed-use buildings in accordance with
MUDDSG standards. Two additional three-story multifamily buildings (buildings 1 & 2) are
planned for the interior of the site along Front Street, each offering 24 units ranging from
500 to 900 square feet in size.

The development will require the dedication, construction, and connection of Front Street
from its north terminus on the south side of the site to E. South Boulder Road, where right-
in right-out access is proposed. Cannon Circle, on the northeast side of the site, will also
be dedicated, constructed, and connected providing access to the site from Highway 42
and South Boulder Road. According to the future Land Use Plan, Exhibit A, both Front
Street and Cannon Circle are planned to connect through the site to improve overall
connectivity in this part of the city.

Site layout with proposed right-of-way connections, shown in blue

Site Plan with Right-of-way Connections Shown in Blue
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The full extent of both Front Street and Cannon Circle will include 5-foot detached
sidewalks with 8-foot tree lawns, while similarly designed detached walks are provided
adjacent to private alleys throughout the site.

The site is appropriately parked, with all proposed townhomes designed with alley-loaded
garages that account for 120 total spaces on site. 316 parking spaces are provided with a
minimum of 304 required by the LMC to support all uses on site. The apartments, mixed-
use buildings, and micro townhomes include surface parking internal to their respective
blocks and located behind buildings so as not to be prominent from the street.

A 20,908 square-foot park is located on Outlot C, which is designed to accommodate the
main entrance of 18 townhomes on site, while a smaller, 2,350 square-foot pocket park is
provided within the micro townhome block.

Landscaping includes low-water shrubs, grasses, perennials, and trees in common areas,
open space areas, the detention area, and within the public and private tree lawns through
the site. The applicant has proposed some high-demand water areas on site that utilize
turf as a landscape material. Recently adopted Colorado SB24-005 states that, on or after
January 1, 2026, local governments are prohibited from allowing the installation of
“nonfunctional turf” with certain development proposals. Due to the timescale of this
project, staff will work with applicant through the Final PUD and Plat process to ensure
compliance with this measure.

Block 1 of the development includes 32 micro townhome units, proposed to be 350-400
square feet in size and designed at an “attainable” scale, consisting of three-unit and two-
unit townhomes to a maximum height of 25 feet.

Micro townhomes

Block 2 of the development includes four- and five-unit townhomes, each 40 feet tall,
arranged around a proposed central park. All units include alley-loaded garages.
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Block 2 - four-unit townhomes

Block 3 of the development includes three- and six-unit townhomes. The six-unit dwellings
are proposed at 40 feet tall, while the three-unit dwellings are adjacent to the west side of
the existing single-family homes in the Little Italy neighborhood and are limited to 34 feet
in height in accordance with height transition standard in MUDDSG Chapter 8.
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Block 3 - six-unit dwellings

Blocks 4 and 5 of the development include the mixed-use and multifamily buildings with
associated site improvements, including surface parking and a plaza space between

buildings
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Mixed-use building

In addition to the Front Street
connection, the updated TIS
analyzed additional intersections
in the vicinity of the development
site to evaluate projected Levels
of Service (LOS), a standard
measure of intersection delay.
LOS “A” represents little or no
delay (0—10 seconds per vehicle),
while LOS “E” and “F” indicate
failing intersections, typically
exceeding 55 seconds of delay
per signal cycle during peak
hours. The analysis shows that,
when comparing background
conditions with total projected
traffic, most intersections are
expected to continue operating at
an acceptable LOS of “D” or
better, with some intersections
projected to improve, while others
worsen. Several intersections
currently operate at LOS “E” or
“F” during certain peak periods,
and the majority of those locations
are projected to remain at lower
LOS levels in future conditions.
Background (existing) LOS counts
are provided on p. 29 of the
updated TIS, while projected LOS
counts with the Front Street
connection are presented on p. 61
of the revised TIS and here for
reference.

In response to concerns raised by

neighboring community members Total Traffic LOS with Front Street Connection

most directly impacted by the

development, the applicant has elected to proactively implement the traffic-calming
measures recommended in the TIS. These measures include bulb-outs, curb extensions,
and a raised crosswalk along the new portion of Front Street, as well as crosswalk and
pavement marking improvements at the Griffith Street/Front Street intersection. In
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addition, a unique traffic-calming treatment is proposed at the Front Street/Harper Street
intersection, consisting of a mountable, roll-over curb intended to discourage cut-through
traffic from South Boulder Road to Griffith Street.

Traffic Calming Exhibit

ANALYSIS:

Rezoning

The purpose of the Mixed Use Zone District is to implement the Highway 42 Revitalization
Area to support potential development of a commuter rail station. The intent is to transition
the historically industrial and vacant properties within the district to mixed-use Preliminary
Plat Analysis

developments with multi-modal transportation and walkability oriented to the rail station.
While the commuter rail station has not yet materialized as planned, RTD recently
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completed a feasibility study to bring “Peak Service” rail (limited rail service to support
peak hour commuting on a single track) to the Northwest Rail corridor. In addition, the
State has initiated a new effort to support “Peak Service” commuter rail through the
Northwest region with a stop in Louisville. There are new funding sources for this segment
of commuter rail line that the State approved in 2024 and a partnership with the Front
Range Passenger Rail District that may make it feasible to start rail service in Louisville as
early as 2029.

Per LMC Sec. 17.14.030, the MU-R zoning district is intended to implement the
residential mixed use land use and planning goals depicted and discussed in the
Highway 42 Revitalization Area Plan. Areas zoned MU-R should be used
predominantly for higher density multi-family residential, with subsidiary commercial
uses and civic uses that cater to the needs of residents and transit commuters.

LMC Sec. 17.44.050 establishes four potential policies for rezoning. Any request for a
rezoning should meet one or more of the established policies. Staff recommend a finding
that the following policy is met with the requested rezoning:

e The area for which rezoning is requested has changed or is changing to
such a degree that it is in the public interest to encourage a
redevelopment of the area;

Staff find that changed conditions include the lack of market feasibility for purely
commercial uses on the current CC-MU parcels. This is due to ongoing weak market
conditions that do not support additional large-scale retail or office development.
According to the provided market analysis (Attachment 5), retail demand remains limited.
Modest new completions and tenant interest are concentrated in smaller pad users such
as gas/convenience, quick-service restaurants, and financial services, while larger-format
users are scarce. Office conditions remain even more constrained, with vacancy at 27.4%,
and construction activity at historic lows as conversions and demolitions outpace new
development. These findings confirm that speculative, large-scale commercial
development is less feasible under current conditions, and that more viable opportunities
are likely to center on smaller-scale retail paired with residential and mixed-use
development.

The public interest for rezoning this property is to stimulate development of the vacant
areas around Highway 42 and South Boulder Road to achieve the desired mixed-use
environment, boost economic activity, and provide additional housing in the City of
Louisville. Rezoning the CC-MU portions of this property will allow for development that
will support surrounding commercial uses by activating this site and adding residences to
the neighborhood, addressing the goals of the Highway 42 Revitalization Area Framework
Plan.
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Additional residential development on site will support the implementation of the recently
adopted Louisville Housing Plan, the primary goals of which include increasing
development opportunities in Louisville by expanding, maintaining, and diversifying
Louisville’s housing stock.

Staff also note that the Highway 42 Revitalization Area Comprehensive Plan Amendment
envisioned mixed-use residential development adjoining Highway 42 in addition to
commercial development and specifically shows mixed-use residential development in the
vicinity of the subject property.

Preliminary Plat Analysis
Section 16.12.075 of the LMC establishes the following criteria for consideration of
Preliminary Plats by Planning Commission and City Council:

1. Whether the plat conforms to all of the requirements of Title 16 (Subdivisions);
e No modifications have been requested by the applicant, and the plat
conforms to all other requirements of Title 16. Further and more detailed
review will occur at the Final Plat stage.

2. Whether approval of the plat will be consistent with the city’s comprehensive plan,
applicable zoning requirements, and other applicable federal, state and city laws;
e The application is consistent with the City of Louisville Comprehensive Plan.
The area lies within an urban neighborhood designation in the plan, which is
characterized by smaller blocks and lots with a street orientation. The plat
provides a design that supports this urban development pattern.

3. Whether the proposed subdivision will promote the purposes set forth in Section
16.04.020 of this Code and comply with the standards set forth in Chapter 16.16 of
this Code and this title.

e Staff find that the proposal promotes the purposes set forth in the LMC Title
16, including the assurance that public services are available, that character
and economic stability of the City is protected, that there is safe and efficient
circulation of traffic, and that the plat provides appropriate regulation of the
use of land in the City. New public right-of-way is proposed to be dedicated
and constructed and easements will be established for utility service and
drainage areas. The plat allows for a residential and mixed-use development
and meets permitted densities for the net site area.

e LMC Sec. 16.16.060 states that a public land dedication of 15% for
residential land and 12% for commercial land, or cash in lieu, is required
when property is subdivided for development. The LMC states that public
dedication requirements “shall not apply in cases where satisfactory
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dedication arrangements were made and approved by the city council at the
time of annexation or previous subdivision of the same property.” The
entirety of this property was originally platted as part of the Caledonia Place
subdivision in 1890 and the Coal Creek Station Filing No. 2 subdivision in
1978. There was not a previous public land dedication made with the 1890
Caldonia Place subdivision. Additionally, staff could not locate any record of
a public land dedication being made as part of the 1978 Coal Creek Station
Filing No 2 subdivision or any of the other Coal Creek Station subdivision
filings. The Coal Creek Station Filing No. 2 subdivision had previously been
developed as a commercial center, which has since been demolished, and
the remaining portion of the property covered by the Caldonia Place
subdivision has never been developed. Based on these previous
subdivisions and the development of portions of the subject property, when
the City approved a final PUD and subdivision in 2016, the City did not
require a public land dedication. However, the 2016 approvals were never
finalized and recorded. Staff has processed this application with the same
assumptions as the 2016 approval, that the previous subdivisions and
development of the property resulted in not having a new requirement for
public land dedication. However, if City Council determines that satisfactory
arrangements were not made as part of one or both previous subdivisions,
then Council could require additional public land dedications authorized
under LMC Sec. 16.16.060.

Staff find the Preliminary Plat to be consistent with the criteria in LMC Chapters 16 and 17
and recommend approval.

Preliminary PUD Analysis
The site design is regulated by LMC Chapter 17.14 and 17.28, the Mixed Use Design
Standards and Guidelines (MUDDSG), and Comprehensive and adopted City Plans.

MUDDSG

The MUDDSG apply to the design and development of this site, establishing requirements
for street and block design, vehicle and pedestrian circulation, site planning, parking, open
space, landscaping, and building design. The MUDDSG are intended to ensure that new
development within the MU-R district contributes to a connected, multimodal, and high-
guality built environment.

With consideration given to the waiver requests described below, staff find that the
proposal satisfies the applicable standards of the MUDDSG. The project provides
appropriate site planning and building orientation, incorporates adequate off-street parking
consistent with the standards, and demonstrates compliance with building massing,
design, and material requirements. Open space and landscaping features are provided in
accordance with Section 6 of the MUDDSG, and the proposal includes pedestrian and
bicycle circulation improvements that align with the connectivity standards. Collectively,
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the application demonstrates conformance with the MUDDSG requirements and achieves
the overall intent of creating a cohesive mixed-use development.

The street and block standards are a foundational element in establishing a multimodal,
mixed-use development. These standards are intentionally modeled on the existing street
grid in Downtown Louisville to promote development in the MU-R zone district as a logical
extension of Downtown (p. 6). By requiring a connected grid, the standards ensure present
and future opportunities for vehicle, pedestrian, bike, and visual access between districts,
supporting circulation, walkability, and integration with surrounding neighborhoods.

Inclusionary Housing

The applicant has indicated their intent to satisfy the requirements of LMC Chapter 17.16
by providing on-site affordable housing pursuant to LMS Sec. 17.76.050.A, which will
require that at least 12 percent of the units on-site to be deed restricted, which would total
23 of the 186 planned units. A minimum of half of the affordable housing shall be limited
to those households at or below 60 percent of the area median income (AM), with the
remainder limited to those persons between 60 percent and 80 percent AMI, as calculated
by the United States Department of Housing and Urban Development.

Comprehensive and Small Area Plans

This property is referenced in both the

2013 Comprehensive Plan and the South

Boulder Road Small Area Plan. Within

the Comprehensive Plan, the property is

located in the Highway 42 and South

Boulder Road Urban Center (p. 29) with

an Urban Corridor designation. The

Urban Pattern (p. 19) 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. The Corridor development type calls for strong retail, commercial, and multifamily
development types (P. 22). The Urban Corridor designation of this property supports the
mix of uses adjacent to South Boulder Road, with a focus on multifamily density.
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The Highway 42 and South Boulder Road Urban Center is intended to bring the separate

parcels surrounding the intersection into one cohesive center. As properties redevelop,

new roadway connections should be Comprehensive Plan

introduced to create a more connected

street grid with smaller parcels that relate to one another in an urban and walkable mixed-

use environment (p. 29). As redevelopment occurs, the introduction of a roadway network

will enable a variety of redevelopment possibilities and connect the Highway 42 and South

Boulder Road Urban Center to the rest of Louisville (p. 29, Policy 5). New commercial

retail services are encouraged in the Urban Center where the location and scale of such
development is
appropriate for the
area.

The proposal is also
consistent with
policies in the
Comprehensive
Plan’s
Neighborhoods and
Housing, and
Economic
Development

Comprehensive Plan framework,
including:

e PRINCIPAL
NH-3.1 - Streets
shall form an
interconnected
network (p. 37).

e POLICY NH-3.4 - Diverse housing opportunities shall be available for residents of
varying income levels (p. 38).

e PRINCIPLE NH-4 - The character and identity of existing residential neighborhoods
should be maintained while allowing for evolution and reinvestment (p. 38).

e POLICY NH-4.7 - Housing should support vibrant retail and commercial centers that
serve local residents (p. 38).

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

changing economic, social, and multi-generational needs of those who reside, and
would like to reside, in Louisville (p. 38).
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POLICY NH-5.3 - Higher density housing should be located primarily in the centers
and corridors of the Framework (p. 38).

PRINCIPAL ED-3 - The City should be responsive to market opportunities as they
occur and maintain and enhance the City’s competitive position to attract
development that adheres to the Community Vision (p. 38).

The proposal is consistent with the policies in the Neighborhoods and Housing, and
Economic Development framework because:

The proposal provides additional street connectivity;

It provides a variety of housing types for varying income levels, including deed-
restricted affordable housing;

The proposal allows for the redevelopment of a vacant site adjacent to existing
residential;

The housing is relatively close to Downtown and the South Boulder Road
commercial corridor. The resulting customer base supports vibrant retail and
commercial centers that serves local residents;

The proposed housing ensures a variety of housing types to meet changing social
needs of current and future residents;

Higher density housing would be established within the Highway 42 and South
Boulder Road Urban Center and South Boulder Road Corridor; and

The proposal is appropriate due to current market conditions.
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The South Boulder Road Small Area Plan designates the property for medium-density
residential development and retail/office (p. 21). Medium density residential is defined by
the Plan as a density range of 10 to 20 dwelling units per acre, while the retail/office use is
contemplated where the property is currently zoned CC-MU. Further, the Plan
contemplates additional street connections, specifically the Front Street connection, as
improving overall connectivity in the street network (p. 11).

South Boulder Road Small Area Plan

Transportation Plan

The Transportation Plan, adopted in 2019, provides a City-wide framework for managing
and improving Louisville’s transportation system. It evaluates existing conditions,
establishes goals, and identifies policies, projects, and programs to create a safe, efficient,
and multimodal network that serves all users. The plan is intended to guide both near- and
long-term transportation decisions, ensure consistency with community values and land
use goals, and enhance connectivity for driving, walking, biking, and transit while
supporting economic vitality, environmental health, and overall quality of life. The TMP
includes a number of goals to which this application satisfies:

o Efficient and safe transportation systems (p. 1.6) — this application includes
additional vehicular, bicycle, and pedestrian connectivity that, when implemented
with the development, will minimize conflict on the broader transportation network.

e Cohesive and layered system of streets and trails for walking, biking, and driving (p.
1.6) — this application introduces connectivity to the transportation network for all
modes of transportation.
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e Complete streets that are inviting, enhance livability, and respect the City’s small-
town atmosphere (p. 1.7) — the proposed Front Street connection completes a
through design that will benefit all modes of transportation with proactive traffic
calming measures and pedestrian crossing improvements.

Housing Plan
This application is consistent with the 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 access to affordable
housing, 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 in the City of
Louisville. Strategies and findings to provide more housing include:

e 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).

e 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).

e The Housing Needs Assessment (included as an addendum to housing plan)
indicates a need to prioritize diversifying the City’s housing stock to adequately
meet the needs of future residents (p. 2).

Staff find that the proposed development and associated improvements are consistent
with the City’s adopted policy framework, including the Comprehensive Plan, the South
Boulder Road Small Area Plan, the Transportation Plan, and the Louisville Housing Plan.
Collectively, these plans emphasize the creation of connected, multimodal, mixed-use
environments and the expansion of housing opportunities to meet community needs. The
proposal advances these adopted goals by aligning with the City’s long-term vision for
coordinated growth, improved mobility, and enhanced quality of life.

Traffic Impact Study

The updated Traffic Impact Study (TIS), submitted with this application and reviewed by
staff, incorporated new traffic counts, expanded intersection analysis, and evaluation of
long-term conditions both with and without the Front Street connection. The findings
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demonstrate that the proposed development can be successfully integrated into the
existing roadway network with the Front Street connection in place, maintaining safe and
efficient operations while mitigating traffic impacts on adjacent streets.

The Front Street connection is an essential component for maintaining circulation and safe
vehicular operations associated with the proposed development. Its construction would
provide necessary transportation redundancy, support a safer and more efficient gridded
street network consistent with prior planning efforts, and distribute traffic more evenly
across the surrounding roadway system. For these reasons, staff conclude that the Front
Street connection is crucial to achieving acceptable traffic conditions and ensuring
compatibility with the broader transportation system.

PUD Waiver Compliance with LMC Sec. 17.28.110 Analysis

Section 17.28.110 sets forth the PUD waiver process and criteria. The applicant requests
zoning waivers from the MU-R zoning requirements and MUDDSG design requirements
as set forth below.

WAIVERS*
CODE SECTION REQUIREMENT PROPOSED
ELOCK OME: EAST AND WEST SIDES =146', WORTH AND SOUTH SIDEE =321'; BLOCK TWO: EAST AND WEST SIDES

4 |MuDDSG 1.3.A4 EAST/ WEST BLOCK WIDTH = 270 - 32¢/ =293, NORTH AND SOUTH SIDES =333"; BLOCK THREE: EAST AND WEST SDES =443, NORTH AND SOUTH SIDES

MUDDSG 1.3.B.1 NORTH/ SOUTH 3LOCK WIDTH = 300 - 400" =155" BLOGCK FOUR: EAST AND WEST SIDEE =221', NORTH AND SOUTH SICES 295", BLOCK FIVE: EAST AND WES™

SIDES = 332", MORTH AND SOUTH SIDES = 246'
ALL PUELIC SIDEWALKS SHALL BE A MINIMUM OF TEN
2 |MUDDSG5.4.B {10) FEET WIDE INCORPGRATING TREE PLANTING INTO | ALONG FRONT STREET AND CANNCN CIRCLE: 5' WIDE DETACHED SICEWALK AND AN & TREE LAWN
THE RIGHT OF WAY (ROW).

MUMICIPAL CODE

17.12.060. - TABLE 3: _ e
3 | DIMENSIONAL AND | MINIMUM LOT WIDTH = 4C FEET TOWNHOME LOTS VARY FROM 24'-6' TO 32 FEET WICE

BULK STANDARDS

MUMICIPAL CODE

17.12.060. - TABLE 3: T = . e
4 DIMENSIDNAL AND MINIMURM BUILDING COVERAGE (SF) = 40% BUILDING COVERAGE PROVIDED = 21.2%

BLULK STANDARDS

MUMICIPAL CODE

A7.12.060. - TABLE 3: |20-FOO™ MINIMUM SETBACK FROM REAR PROPERTY - .
5 DIMENSIONAL AND | LINE TOWNHOME REAR YARD SETBACK RANGES FROM 6-20 FZET.

BULK STANDARDS

MUMICIPAL CODE

17.12.060. - TABLE 3. |MINIMUPM 70% OF STREET FACING PROPERTY LINES o
5 | DIMENSIONAL AND | MUST CONTAIN A BUILDIMG CR BUILDING WAL 53.6% OF STREET FAC NG PROPERTY LINES COHTAIN A BUILDING OR BUILDING WALL

Waiver table —

In the MU-R zone district, there is a 40% minimum lot coverage requirement, a
requirement that at least 70% of the street-facing property lines contain buildings, and a
minimum lot width of 40 feet. The total proposed lot coverage for the entire development is
21.2%, allowing for more open space and pedestrian connectivity. The 70% frontage
requirement adds additional challenges as the project will construct new public streets.
The total percentage of buildings along the street-facing property lines is 58.6%.
Considering the reduced density, these modifications to the yard and bulk standards are
justified to make an attractive and functional development.

The applicant is requesting a waiver from the required internal sidewalk width of eight feet
to allow sidewalks to be 5 feet wide, with an 8-foot tree lawn. Staff support the request, as
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the National Association of City Transportation Engineers recommends residential walk
widths between 5-7 feet.

The request for waiver from block length standards will allow the development to more
closely align with proposed access points while ensuring that traffic is dispersed through
and out of the site, while the addition of detached sidewalks along all streets and some
private alley ways allows for accessible and safe pedestrian circulation.

The requested waiver for rear setback standards will have little to no impact on adjacent
properties. The western-most townhomes abut the BNSF rail right-of-way, and there are
no rear setbacks adjacent to the Little Italy neighborhood to the south.

Strict adherence to the dimensional standards of the MU-R zone district would limit the
number of dwellings permitted, resulting in larger units on fewer lots. The intent of the MU-
R zoning district is to provide higher density multi-family residential, with subsidiary
commercial uses that cater to the needs of residents and transit commuters (LMC Sec.
17.14.030). The requested waivers will support the intent of the zoning district by allowing
a reasonable, modern density of townhouses and apartments while still maintaining the
character of development in Louisville with less building coverage proposed on site. Staff
recommend approval of the requested waivers.

Staff find that the applicant has satisfied the standards for Preliminary PUD review and
recommend approval with the conditions listed below.

Special Review Use Analysis

An SRU is required to establish dwelling units on the ground floor of the proposed mixed-
use buildings in the MU-R zoning district. SRUs are reviewed against the criteria and
conditions for approval presented in LMC Sec. 17.40.100. The criteria include ensuring the
use meets the following:

e Satisfies the intent of the Comprehensive Plan and LMC Chapter 17
e The use is economically stable and compatible with surrounding areas
e The design promotes safety and welfare, including appropriate site layout

e External and negative impacts on adjacent properties are controlled for and
reduced

e Adequate pedestrian walks and landscape areas are provided, including
accommodations for public transportation.
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A further, in-depth analysis of the SRU will occur during the Final PUD and Plat stage for
final approvals. Staff have reviewed the proposal as part of the preliminary package and
found that the application for SRU satisfies all relevant standards at this time.

2025 COUNCIL WORK PLAN:

This rezoning application supports the City Council’s 2025 Work Plan priority to advance
housing through implementation of the City of Louisville Housing Plan. The Council’'s Work
Plan emphasizes Housing Plan implementation through code updates, City-initiated
rezonings, and policies that expand attainable and affordable housing options. The
proposed rezoning from CC-MU and R-M to MU-R will facilitate the construction of new
housing units, including on-site affordable units, consistent with policy directives to
increase housing supply and diversity.

FISCAL IMPACT:
Budgeted?: Not Applicable

ALTERNATIVE(S):
The City Council may approve or deny the rezoning application. Denial of the request
would maintain the existing CC-MU and R-M zoning designations on portions of the site.

PLANNING COMMISSION RECOMMENDATION:

On October 9, 2025, the Planning Commission recommended approval of an ordinance
rezoning portions of Caledonia Place Subdivision Plat from CC-MU (Commercial
Community — Mixed Use) and R-M (Residential Medium Density) to MU-R (Residential
Mixed Use) and Amending Exhibit A, Land Use Exhibit, Referenced in LMC Chapter
17.14. The video of that meeting is available here.

For consideration of a Second Reading and Public Hearing on January 6, 2026: On
October 9, 2025, the Planning Commission adopted Resolution No. 15, Series 2025,
recommending approval of the Preliminary Planned Unit Development, Preliminary Plat,
and Special Review Use applications to develop the subject property, with staff-
recommended conditions and an additional condition imposed by the Commission
requiring that the intersection of Front Street and Harper Street be limited to emergency,
bicycle, and pedestrian access only. The video of that meeting is available here.

STAFF RECOMMENDATION:

Staff recommend approval of Ordinance No. 1910, Series 2025, rezoning portions of
Caledonia Place Subdivision Plat from CC-MU (Commercial Community — Mixed Use) and
R-M (Residential Medium Density) to MU-R (Residential Mixed Use) and Amending Exhibit
A, Land Use Exhibit, Referenced in LMC Chapter 17.14.

ATTACHMENT(S):

1. Ordinance No. 1910, Series 2025
2. Resolution No. 15, Series 2025
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Application Materials
Land Use Plan, Exhibit A
Market Analysis

Traffic Impact Study
Traffic Calming Exhibit
Change.org Petition
Presentation
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ORDINANCE NO. 1910
SERIES 2025

AN ORDINANCE APPROVING A REZONING OF A PORTION OF THE CALEDONIA
PLACE SUBDIVISION PLAT FROM COMMERCIAL COMMUNITY (C-C) AND
RESIDENTIAL MEDIUM DENSITY (R-M) TO MIXED-USE RESIDENTIAL (MU-R) AND
APPROVING AN AMENDMENT TO EXHIBIT A, LAND USE PLAN EXHIBIT,
REFERENCED IN LOUISVILLE MUNICIPAL CODE CHAPTER 17.14 — MIXED USE
ZONE DISTRICTS

WHEREAS, Coal Creek Village, LLC is the owner of certain real property,
described in the legal description attached hereto as Exhibit A, which constitutes a portion
of the Caledonia Place Subdivision Plat; and

WHEREAS, the land owner has requested rezoning of the property from
Commercial Community — Mixed Use (CC-MU) and Residential Medium Density (R-M) to
Mixed Use Residential (MU-R), and approval of an amendment to the Land Use Plan, as
depicted in the document attached hereto as Exhibit B, pursuant to Chapter 17.14 of the
Louisville Municipal Code — Mixed-Use Zone Districts; and

WHEREAS, the Louisville Planning Commission has held a duly-noticed public
hearing on October 9, 2025 to review the proposed rezoning and has forwarded a
recommendation to the City Council to approve the rezoning and amendment to Land
Use Plan; and

WHEREAS, the City Council held a duly-noticed public hearing on
, 2025 to consider the proposed rezoning and amendment to the Land

Use Plan; and

WHEREAS, the City Council finds that the rezoning and amendment to the Land
Use Plan are consistent with Louisville Municipal Code Sec. 17.44.050.A.2, Declaration
of Policy for Rezoning, which states that the area for which rezoning is requested has
changed or is changing to such a degree that it is in the public interest to encourage a
redevelopment of the area; and

WHEREAS, the City Council finds that conditions of the property have changed,
including potential market feasibility of commercial-only development on the parcel and
changes to vehicular access plans that are not supportive of highway-oriented
commercial development; and

WHEREAS, the City Council finds that it is in the public interest to support
redevelopment of the property which is located in the Highway 42 Revitalization Area and
rezoning of the property will support the goal of the Urban Renewal Plan to reduce,
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eliminate and prevent the spread of blight, to stimulate growth and redevelopment, and
promote appropriate land uses.

NOW, THEREFORE, BE IT ORDAINED BY THE CITY COUNCIL OF THE CITY
OF LOUISVILLE, COLORADO.:.

Section1. Pursuant to the zoning ordinance of the City, that certain property
described in the legal description attached hereto as Exhibit A, which constitutes a portion
of the Caledonia Place Subdivision Plat is hereby rezoned from Commercial Community
— Mixed Use (CC-MU) and Residential Medium (R-M) to Mixed Use Residential (MU-R).

Section 2. The Land Use Plan referenced in Louisville Municipal Code Chapter
17.14 — Mixed Use Zone Districts, is hereby amended as reflected in Exhibit B to this
ordinance.

Section 3. If any portion of this ordinance is held to be invalid for any reason,
such decision shall not affect the validity of the remaining portions of this ordinance. The
City Council hereby declares that it would have passed this ordinance and each part
hereof irrespective of the fact that any one part be declared invalid.

Section 4. The repeal or modification of any provision of the Municipal Code of
the City of Louisville by this ordinance shall not release, extinguish, alter, modify, or change
in whole or in part any penalty, forfeiture, or liability, either civil or criminal, which shall have
been incurred under such provision, and each provision shall be treated and held as still
remaining in force for the purpose of sustaining any and all proper actions, sulits,
proceedings, and prosecutions for the enforcement of the penalty, forfeiture, or liability, as
well as for the purpose of sustaining any judgment, decree, or order which can or may be
rendered, entered, or made in such actions, suits, proceedings, or prosecutions.

Section 5.  All other ordinances or portions thereof inconsistent or conflicting with
this ordinance or any portion hereof are hereby repealed to the extent of such inconsistency
or conflict.

INTRODUCED, READ, PASSED ON FIRST READING AND ORDERED
PUBLISHED this 18" day of November 2025.

Christopher M. Leh, Mayor

ATTEST:

Genny Kline, City Clerk
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PUBLIC HEARING AND SECOND READING WILL BE THE 6th DAY OF
JANUARY 2026, 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
, 2026.

Christopher M. Leh, Mayor

ATTEST:

Genny Kline, City Clerk

APPROVED AS TO FORM:
Kelly PC

Kathleen Kelly, City Attorney
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Exhibit A to Ordinance
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RESOLUTION NO. 10
SERIES 2025

A RESOLUTION RECOMMENDING APPROVAL OF A PRELIMINARY PLANNED
UNIT DEVELOPMENT AND PRELIMINARY PLAT TO ALLOW A 188 DWELLING
UNIT AND 13,755 SQUARE FEET OF COMMERCIAL SPACE IN A MIXED-USE

DEVELOPMENT AT 1030, 1042, 1034 AND 1040 SOUTH BOULDER ROAD

WHEREAS, there has been submitted to the Louisville Planning Commission an
application for a preliminary planned unit development to allow construction 188 dwelling
unit mixed-use development and 13,755 square feet of commercial space at 1030, 1042,
1034 and 1040 South Boulder Road; and

WHEREAS, there has been submitted to the Louisville Planning Commission an
application for a preliminary plat to subdivide the existing property at 1030, 1042, 1034
and 1040 South Boulder Road; and

WHEREAS, a rezoning application is under concurrent review to permit the
proposed uses; and

WHEREAS, City staff has reviewed the information submitted and found that, with
the six requested waivers and four conditions, the application complies with the Louisville
zoning regulations and other applicable sections of the Louisville Municipal Code; and

WHEREAS, the Planning Commission has considered the application at a duly
noticed public hearing on October 9, 2025, where evidence and testimony were entered
into the record.

NOW THEREFORE, BE IT RESOLVED that the Planning Commission of the
City of Louisville, Colorado does hereby recommend approval of a preliminary planned
unit development and preliminary plat with conditions to allow 188 dwelling-units and
13,755 square feet in a mixed-use development at 1030, 1042, 1034 and 1040 South
Boulder Road.

PASSED AND ADOPTED this 9th day of October, 2025

By:

Steve Brauneis, Chair
Planning Commission
Attest:
Debra Baskett, Secretary
Planning Commission
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JUNIPERUS SCOPULORUM / ROCKY MOU

PINUS EDULIS / PINYON PINE

PINUS NIGRA / AUSTRIAN PINE

ACER TATARICUM "HOT WINGS' / HOT Wi

AMELANCHIER ALNIFOLIA “OBELISK' / STANDING OVATION SERVICEBERRY

CRATAEGUS CRUS-GALLI INERMIS / THORNLESS COCKSPUR HAWTHORN

MALUS "SPRING SNOW’ / SPRING SNOW CRAB APPLE

MALUS X 'RED BARRON' / RED BARRON CRAB APPLE

PYRUS CALLERYANA CHANTICLEER' / CHANTICLEER ORNAMENTAL PEAR

SYRINGA RETICULATA / JAPANESE LILAC TREE

CONT

B&B

B&B

B&B

CAL

25CAL

25CAL

25°CAL

25°CAL

25CAL

25CAL

25CAL

25CAL

25CAL

15°CAL

15°CAL

15°CAL

15°CAL

15'CAL

15°CAL

15°CAL

SYMBOL CODE ary

DECIDUOUS SHRUBS

() m w
@ BDN 18
@ ccMm 389
@ CAl 86
@ CsA 44
@ CsK 6
col 13
8 DB "
@ EAC
O HME 44
{E:} PAL
@ PSL 140
@ PFJ 93
@ PFT 43
O w w
O RTA 63
@ RMS 59
@ RNW 140
@ SXE 13
O e
@ VML 24
EVERGREEN SHRUBS
@ EGW 8
Q} JHH 37
{z} Jsu 26
@ PLS 137
{2} PMB 1
PERENNIALS
@ AMO 141
@ BGB 156
@ CAK 42
% HSE 13
ay we w
(g; HSS 97
{E} NWL 49
@ PWP 93
@ PAH 58
@ PSA 201
gz RFO 98
B o= =
@ SED 144
@ SES 53

REMARKS

HT.6-8' W,

46 HT. 45 W.

4HT. 23 W,

5.6'HT. 56' W.

IAHT. 34 W,

2 HT. 23 W,

46 HT.6:8'W.

35 HT. 3:5'W.

HT. 6-8'W.

IS HT.

5'W.

18-24°H X 18-24"W

34 HT 34 W,

HT. 354 W,

18.24°H X 18-24'W.

15%30" HT. 4-6' W.

HT. 6:8'W.

2-4 HT.2-3' W,

HT.

3IW.

6-12 HT. 48 W,

HT. 35'W.

8115'HT. 6-8'W.

18724 HT. 3-4' W.

12 HT. 5:8' W,

1218"HT. 6:8' W.

12H X 120

68 HT. 5:6'W.

24%30° HT. 18"24" W.

30':36" HT. 20"24" W,

4-5'HT. 18"24" W.

2.3 HT. 18"24" W,

2 HT. 23 W.

12187 HT. 1015 W,

18724 HT. 2.3 W,

45HX2W

12" HT. 1218" W,

1-2H X 1248'W

18%24" HT. 1824" W,

34 HT. 15%18"

68"H X 15-18'W

2024"H X 12-18W

-
BOTANICAL

AMELANCHIE E
BUDDLEJA D/ ac
CARYOPTERI 5T
CORNUS ALB T
CORNUS SER G
CORNUS SEF D
COTONEASTE El
DAPHNE X BL E
EUONYMUS A g
HYDRANGEA E
PEROVSKIA £ is
PHYSOCARPL =1
POTENTILLA| T
POTENTILLA| H

PRUNUS BES. [
RHUS TRILOE

ROSA SHRUB HE
ROSAX NEA

SALIX EXIGU/

SYRINGA PAT

VIBURNUM LE

EUONYMUS F i
JUNIPERUS 2

JUNIPERUS §

PINUS LEUCC IF

PINUS MUGO wros 1 wiers + s sram v s e

ACHILLEA X MOONSHINE' / MOONSHINE YARROW

BOUTELOUA GRACILIS ‘BLONDE AMBITION' / BLONDE AME

CALAMAGROSTIS X ACUTIFLORA 'KARL FOERSTER' / FEAT

HELICTOTRICHON SEMPERVIRENS / BLUE AVENA GRASS

HELICTOTRICHON SEMPERVIRENS / BLUE OAT GRASS

HEUCHERA SANGUINEA SNOW ANGEL' / VARIEGATED COI

NEPETA X FAASSENI "WALKERS LOW / WALKERS LOW CA

PANICUM VIRGATUM "PRAIRE FIRE' / RED SWITCH GRASS

PENNISETUM ALOPECUROIDES "HAMELN' / DWARF FOUNT

PENNISETUM SETACEUM 'ALBA' / WHITE FOUNTAIN GRASS

RUDBECKIA FULGIDA ‘GOLDSTURM' / BLACK-EYED SUSAN

SCHIZACHYRIUM SCOPARIUM ‘PRAIRIE BLUES" / LITTLE BL

SEDUM X 'DAZZLEBERRY' / DAZZELBERRY STONECROP

SEDUM X 'KNIGHT RIDER'/ KNIGHT RIDER STONECROP
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COAL CREEK VILLAGE

PRELIMINARY PLAT

A RESUBDIVISION OF PORTIONS OF COAL CREEK STATION FILING NO 1 AND CALEDONIA PLACE, TOGETHER WITH ALL OF COAL CREEK
STATION FILING NO. 2, ALSO TOGETHER WITH OTHER LANDS, LYING WITHIN THE NORTHEAST QUARTER (NE 1/4) OF SECTION 8, TOWNSHIP 1
SOUTH, RANGE 69 WEST OF THE SIXTH PRINCIPAL MERIDIAN, CITY OF LOUISVILLE, COUNTY OF BOULDER, STATE OF COLORADO
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KNOW ALL MEN BY THESE PRESENTS, THAT RIDGELINE DEVELOPMENT CORPORATION, BEING THE OWNERS OF THE LANDS DESCRIGED
HEREIN, LYING WITHIN THE NORTHEAST QUARTER (NE 1/4) OF SECTION &, TOWNSHIP 1 SOUTH, RANGE 69 WEST OF THE SIXTH
PRINCIPAL MERIDIAN, MORE PARTICULARLY DESCRIBED AS FOLLOWS:

A PORTION OF THE NORTHEAST QUARTER (NE 1/4) OF SECTION 8, TOWNSIHP 1 SOUTH, RANGE 69 WEST OF THE 6TH PRINCIPAL
MERIDIAN, CITY OF LOUISVILLE, COUNTY OF BOULDER, STATE OF COLORADO, DESCRIBED AS FOLLOWS:

COMMENCING AT THE NORTHEAST CORNER OF SAID NORTHEAST QUARTER (NE 1/4), FROM WHENCE THE NORTHWEST CORNER OF SAID
/va/vmasr QUARTER (NE 1/4) BEARS NORTH 89'58'20" WEST A DISTANCE OF 2642.02 FEET, WITH ALL BEARINGS HEREIN RELATED

mgvc[ ALONG_THE EAST LINE OF SAID NORTHEAST QUARTER (NE 1,/4), SOUTH 00'18'01" EAST, 30.00 FEET TO THE SOUTH LINE OF
SOUTH BOULDER ROAD;

THENCE LEAVING S4ID EAST LINE, ALONG SAID SOUTH LINE OF SOUTH BOULDER ROAD, NORTH 89°S520" WEST, 455.00 FEET T0 THE
WEST LINE OF CANNON CIRCLE, AND BEING THE POINT OF BEGINNING;

THENCE ALONG SAID WEST LINE OF CANNON CIRCLE, SOUTH 00°17'50" EAST, 390.01 TO A POINT OF INTERSECTION WITH THE SOUTH
LINE OF CANNON CIRCLE;

THENCE ALOING SAID SOUTH LINE, SOUTH 89'58'20" [,457 425 172 an 0 THE WEST LINE OF NORTH 96TH STREET;

THENCE ALONG SAID WEST LINE, SOUTH 00'18'01" EAS] THE NORTHEAST CORNER OF THE ROBERT DI GIACOMO
SUBDIVISION, S4ID POINT ALSO BEING ON THE NORTH L//VE aF 7 20 FOGT WIDE PUBLIC ALLEY;

THENCE ALONG SAID NORTH LINE, NORTH 89'55°20" WEST, 754.89 FEET TO THE NORTHWEST CORNER OF A PARCEL OF LAND
DESCRIBED AND CONVEYED IN THAT CERTAIN WI?Z‘LAW DEED RECORDED DECEMBER 14, 2014 AT RECEPTION No. 03275254;

THENGE ALONG. THE | wssr l/l\/[ OF SHID PARCEL, SOUTH 00°01°40" WEST, 184.00 FEET TO THE SOUTHWEST CORNER OF SAID
PARCEL, SAID POIN] ING ON THE NORTH. L/NE OF HARPER STREET;

mch‘r[ ALONG 54/0 Nor?r/-r LINE, NORTH 89'58'20" WEST, 39.06 FEET T0 A POINT OF INTERSECTION WITH THE WEST LINE OF

THENCE ALONG SAID WEST e, SOUTH 0018 07" EAST, 16.00 FEET T0 A POINT OF INTERSECTION WITH THE NORTH LINE OF LOT 1
F HUNT-PUKSAS SUBDIVIS

WENC[ ALONG SAID /voRT/-/ LINE NORTH 89°5520" WEST, 174.35 FEET T0 A POINT ON THE EAST LINE OF THE BA.SF. RALROAD
RIGHT-OF WA,

THENCE ALONG SAID EAST LINE THE FOLLOWING SEVEN (7) COURSES:

NORTH 08°30'12" WEST, 471.84 FEET TO A POINT;

NORTH 0828'40" WEST, 81.59 FEET TO A POINT;

NORTH 08°52'07" WEST, 79.23 FEET TO A POINT;

NORTH 09°23'12" WEST, 43.90 FEET TO A POINT;

NORTH 09°49'41" WEST, 43.90 FEET TO A POINT;

NORTH 10°34'58" WEST, 43.90 FEET TO A POINT;

NORTH 11°44°18" WEST, 15.01 FEET TO A POINT ON THE SOUTH LINE OF SOUTH BOULDER ROAD;

NOOR LN

THENCE ALONG SAID SOUTH LINE THE FOLLOWING THREE (3) COURSES:

1. SOUTH B9'58'20" EAST, 285.10 FEET TO A POINT;

2. NORTH 00°17'50" WEST, 20.00 FEET TO A POINT;

3. SOUTH 8958'20" EAST, 315.00 FEET TO THE POINT OF BEGINNING.
EXCEPTING THEREFROM ALL OF LOT 2 OF COAL CREEK STATION FILING NO. 2.

CONTAINING 440,180 TOTAL SQUARE FEET OR 10.105 TOTAL ACRES OF LAND, MORE OR LESS.

VICINITY MAP

Not to scale

GENERAL NOTES

7. NOTICE: ANY PERSON WHO KNOWINGLY REMOVES, ALTERS OR DEFACES ANY PUBLIC LAND SURVEY MONUMENT, OR LAND
BOUNDARY MONUMENT OR ACCESSORY, COMMITS A CLASS 2 MISDEMEANOR PURSUANT TO STATE STATUTE 18—4=508 C.R.S.

2. NOTICE: ACCORDING TO COLORADO LAW YOU MUST COMMENCE ANY LEGAL ACTION BASED UPON ANY DEFECT IN THIS SURVEY
WITHIN THREE YEARS AFTER YOU FIRST DISCOVER SUCH DEFECT. IN NO EVENT MAY ANY ACTION EASED UPON ANY DEFECT IN THIS

SURVEY BE COMMENCED MORE THAN TEN YEARS FROM THE DATE OF THE CERTIFICATION SHOWN

J._THE LINEAR UNIT OF MEASUREMENT FOR THIS SUBDIVISION PLAT IS THE U.S. SURVEY FOOT, DEFINED AS EXACTLY 1200/3937
METER.

4. THIS SURVEY DOES NOT CONSTITUTE A TITLE SEARCH BY POWER SURVEYING INC. FOR INFORMATION REGARDING BOUNDARY,
EASEMENTS AND TITLE POWER SURVEYING RELIED UPON OLD REPUBLIC NATIONAL TITLE INSURANCE COMPANY TITLE COMMITMENT NO.
ABZ70663585—4, WITH AN EFFECTIVE DATE OF MAY 27, 2021 AT 5:00 PM.

5. ALL SINGLE FAMILY DETACHED, FEE SIMPLE LOTS HAVE 5' DRAINAGE EASEMENTS ALONG SHARED/COMMON LOT LINES TO ALLOW
FOR CONVEYANCES OF STORM WATER RUNOFF. CONSTRUCTION OF IMPROVEMENTS, BEYOND THOSE DEPICTED ON THE CITY APPROVED
PLANS, OR OF LOT DRAINAGE 1S STRICTLY PROHIBITED.

IE CITY OF LOUISVILLE SHALL REVIEW AND APPROVE THE LOCATIONS OF UTILITY LINES, PEDESTALS AND CABINETS WITHIN
PUBLIC PROPERTY AND WITHIN CITY OF LOUISVILLE EXCLUSVE WATER, STORM AND SANITARY SEWER EASEMENTS.

7. THE WINMUM SEPARATION BETWEEN WATER AND SANITARY sHALL BE 10" OUTSIDE OF PIPE TO OUTSIDE OF PIPE. SEPARATION
BETWEEN ALL OTHER UTILITIES SHALL NOT BE LESS THAN 7' EXTENT PRACTICAL BASED ON CONSTRUCTIBILITY, COST,
RIGHT-OF~WAY AND ASSOCIATED STREET WIDTHS, ETC. THE c/rv mu woﬁ)( WITH THE SUBDIVIDER TO GENERATE PRACTICAL
SOLUTIONS FOR AREAS OF UTILITY SEPARATION CONCERNS.

8. EXCLUSIVE CITY UTILITY EASEMENTS ARE RESERVED FOR CITY OF LOUISVILLE EXCLUSVE USE FOR CITY WATER, SANITARY SEWER
AND STORM SEWER FACILITIES. DRY UTILITIES COMPANIES AND/OR PRIVATE OWNERS OF STORM DRAINAGE AND IRRIGATION LINES MUST
OBTAIN PRIOR WRITTEN APPROVAL FROM THE CITY FOR ANY PROPOSED CROSSING OF ANY CITY WET UTILITY EASEMENTS AND MUST
EXECUTE AN AGREEMENT WHICH STIPULATES THE DRY UTILITIES, STORM DRAINAGE AND/OR IRRIGATION LINES APPROVED TO CROSS
CITY EASEMENTS ARE SUBJECT TO RELOCATION AT THE COMPANY'S OR OWNER'S EXPENSE AT THE DIRECTION OF THE CITY, DRY
UTLITIES, STORM DRAINAGE AND/OR IRRIGATION LINES THAT ARE APPROVED TO CROSS CITY EASEMENTS SHALL DO SO AT
SUBSTANTIALLY RIGHT ANGLES. WET UTILITIES MAY TRAVERSE DRY UTILITY EASEMENTS WITHOUT REQUIREMENT FOR FURTHER

PERMISSION. NO JOINT USE OF ANY CITY EXCLUSIVE UTILITY EASEMENT IS PERMITTED WITHOUT EXPRESS WRITTEN APPROVAL OF THE
CITY AND EXECUTION OF A JOINT USE AGREEMENT, WHICH SHALL BE AT THE CITY'S DISCRETION.

9. _UTLITY EASEUENTS ARE DEDICATED. TO. THE CITY. OF LOUISWLLE F0R THE BENERIT: OF THE APPLICIBLE TLUTY PROVDLRS FOR
THE ECTRIC, GAS, TELEVISION, CABLE, AND ELEmWUN/anoNS FAL‘/L/HES
(orr Um/ﬂ:s) L/ﬂL/l‘r’ EASEMEIVTS SHALL ALSO BE G/?AMEE Mﬂ-rw ANY ACCESS EASEMENTS AND PRIVATE STR!
OBJECTS, BULDINGS, WELLS, WATER METERS AND OTHER GE./EL‘TS IMT Ay

//WE/VFE/?E r//m m[ (/77UTY fAc/mes or US[ m[z?fof (N?z‘/?/z‘/?wa 0&/5075) SHALL NOT BE PERMITTED WITHIN S‘A/D umiry

, AS 5, MAY. INTERFERING OBJECTS AT NO COST TO SUCH GRANTEES,
//VCLUD/N[«‘ WITHO[/T uwmno/v v[@mnor/ PI/BUC SERVICE mwww OF COLORADO (PSCO) AND ITS SUCCESSORS RESD?VE THE
ggx[ru r;g %ﬁf ADDITIONAL EASEMENTS AND TO REQUIRE THE PROPERTY OWNER TO GRANT PSCO AN EASEMENT ON ITS

10. THE EXISTING 30° WIDE ACCESS EASEMENT AND PUBLIC SIDEWALK EASEMENTS THAT WERE ORIGINALLY GRANTED PER THE PLAT
OF COAL CREEK STATION FILING No. 2 WERE VACATED BY ORDINANCE No. THAT CERTAIN PORTION OF
CANNON CIRCLE RIGHT OF WAY DEDICATED PER THE PLAT OF COAL CREEK STATION FIING No. 1 WAS VACATED PER ORDINANCE No.

11. THE CITY OF LOUISVILLE IS GRANTED A 4' WIDE MAINTENANCE ACCESS EASEMENT BEYOND RIGHT OF WAY FOR MAINTENANCE OF
CURB AND WALK. MINMUM SURFACE DISTURBANCE IS ALLOWED WITHIN THIS EASEMENT.

12. A 10" WIDE MAINTENANCE ACCESS EASEMENT ALLOWED ON EITHER SIDE OF EXCLUSVE UTILITY EASEMENTS OR 5° ON EACH SIDE
OF THE EXCLUSIVE UTILITY EASEMENTS.

13, PEDESTRIAN EASEMENTS AND ACCESS EASEMENTS ARE HEREBY GRANTED FOR BLOCKS 1, 4 & 5 OVER ALL PAVED SURFACES,
SUCH AS PARKING LOTS AND SIDEWALKS.
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LAND USE SUMMARY

AREA %3 OWNERSHIP |  MAINTENANCE
PRIVATE ROAD, DRAINAGE, PUBLIC UTLITY & P i
ounor 4 0.585 AC. | MAINTENANCE, LANDSCAPE, ACCESS EASEMENT
PRIVATE ROAD, DRAINAGE, PUBLIC UTLITY &
oumor & 1.238 AC. | MAINTENANCE, LANDSCAPE, ACCESS EASEMENT o U
™ P A
omor ¢ 0483 Az, | DEANAGE, UTUITY, LANDSCAPE, PEDESTRIAN ACCESS i i
PRIVATE ROAD, DRAINAGE, UTILITY, LANDSCAPE,
aumor o 0.606 AC. | PEDESTRIAN ACCESS d& EMERGENCY ACCESS EASEMENT oA o4
RIGHT OF WAY DEDICATION | 1.235 4c. | PuBLIC STREETS aar an

OWNER / SUBDIVIDER
COAL CREEK VILLAGE LLC

CIVIL ENGINEER
ROCKY RIDGE CIMIL ENGINEERING
420 21ST AVENUE, SUITE 101
LONGMONT, CO 80501

(303) 449-8689 (303) 651-6626

CONTACT: MICHAEL MARKEL / CHAD KIPFER

MAINTENANCE NOTE

FOUR FOOT WIDTH (4)) WILL BE ASSUMED OUTSIDE EDGE OF WALK TO BE USED FOR MAINTENANCE OF THE WALKS BY THE CITY OF
LOUISVILLE.

FLOODPLAIN STATEMENT

THE SUBJECT PROPERTY LIES ENTIRELY WITHIN ZONE X (AREAS OF MINIMAL FLOOD HAZARD; AREAS DETERMINED TO BE OUTSIDE THE
0.2% PERCENT ANNUAL CHANCE FLOODPLAIN), AS SHOWN ON FLRM. PANEL #0BO013 C 0582K, WITH AN EFFECTIVE DATE OF AUGUST
15, 2019.

BASIS OF BEARINGS

NORTH 8958'20" WEST, BEING THE BEARING OF THE NORTH LINE OF THE NORTHEAST QUARTER (NE 1/4) OF SECTION & TOWNSHIP 1
SOUTH, RANGE 69 WEST OF THE SIXTH PRINCIPAL MERIDIAN, AS DEFINED AND MEASURED BETWEEN A FOUND 2" DIAMETER ILLEGIBLE
BRASS CAP IN RANGE BOX AT THE NORTHEAST CORNER OF SAID NORTHEAST QUARTER (NE 1/4) AND A FOUND 2-1/2" DIAMETER
ILLEGIBLE ALUMINUM CAP IN RANGE BOX AT THE NORTHWEST CORNER OF SAID NORTHEAST QUARTER (NE 1/4).

SURVEYOR'S CERTIFICATE

|, RICHARD BRUCE GABRIEL, A LICENSED PROFESSIONAL LAND SURVEYOR IN THE STATE OF COLORADO, DO HEREBY CERTIFY THAT
THE SURVEY REPRESENTED HEREIN WAS MADE UNDER MY DIRECT RESPONSIBILITY, SUPERVISION AND CHECKING; THE MONUMENTS
SHOWN THEREON ACTUALLY EXIST; THE PLAT ACCURATELY REPRESENTS SAID SURVEY; AND THIS SUBDIVISION PLAT WAS MADE IN

ACCORDANCE WITH C.R.S. 35-5

RICHARD BRICE GASRIEL PLS.
Colorado License No. 3792

For and on behalf o

Power Surveying Company, Inc.
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1901 VACATION OF CERTAIN STREETS
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14' WIDE VACATION OF A PORTION OF
HARPER STREET PER ORDINANCE 352

60" WIDE VACATION OF A PORTION OF
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COMMERCIAL REAL ESTATE SERVICES

Martin Roth

Executive Vice President
1225 17" Street, Suite 3200, Denver
Capital Markets, Land Service CO 80202
Licensed Real Estate Broker Tel +1 303628 1700
Fax +1 303 628 1751
Martin.Roth@cbre.com
www.cbre.com

August 11, 2025

Re: Coal Creek Village

Dear City of Louisville Planning Department,

The Metro Denver commercial real estate market is showing conditions that call for a highly selective
approach to new development. Current fundamentals in both retail and office suggest that speculative
projects face significant headwinds.

Retail

In retail, the story has been one of stability rather than growth. As of the second quarter of 2025,
availability in the Denver market sits at 4.8%, essentially unchanged from a year ago. Net absorption did
rebound this quarter, but at 272,000 square feet it remains well off the pace we saw in 2024. New
deliveries have been modest—just 348,000 square feet in the past year—and the bulk of leasing interest
is coming from smaller pad users like gas/convenience, quick service restaurants, and a handful of
financial institutions. Larger-format retail users are scarce, and while average asking rents have reached
$21.65 per square foot, the highest level in five years, much of that growth is a function of limited
quality space in prime corridors rather than robust tenant expansion. Many communities are recognizing
this reality and are choosing to bolster their existing retail cores with nearby residential density instead
of risking oversaturation.

Per the statistical data below, retail completions* have been modest for several years, with most quarters
since 2021 delivering fewer than 250,000 square feet. Despite this limited new supply, availability has
eased only slightly—from 5.2% in late 2022 to 4.8% today—showing that demand has not been strong
enough to materially tighten the market. Net absorption has been inconsistent over the past several years,
with positive quarters often followed by periods of giveback. Tenant growth has not been consistent
enough to establish a clear upward trend.


mailto:Martin.Roth@cbre.com
http://www.cbre.com/

Source: CBRE Economic Advisors & CBRE Research, Q2 2025
*CBRE no longer reports construction data for retail properties, replacing it with completions data.

Office

The headwinds are even stronger in office. Vacancy has inched up to 27.4%, and although absorption
has improved compared to earlier this year, the market remains in negative territory. Leasing activity has
slowed materially, under-construction volume has dropped to just under 400,000 square feet, and rents,
averaging $33.86 full-service gross, often fall short of the levels needed to underwrite new projects.
Companies are still adjusting to hybrid and remote work, which is keeping a lid on expansion plans and
contributing to elevated sublease space. At the same time, we are seeing conversions and demolitions
begin to outpace new office construction—a sign that the market is working through existing oversupply
before it can support meaningful new development.

Per the statistical data below, the office sector’s long-term trajectory underscores these challenges. The
pipeline of space under construction has fallen sharply—from a recent peak of 2.6 million square feet in
Q3 2022 to just 394,000 square feet today. Net absorption has been negative in 13 of the past 16
quarters, and availability has climbed from 26% in late 2021 to 32% currently. These figures highlight a
market still digesting excess inventory, with more space being removed through repurposing than added
through new construction.



Source: CBRE Research, Q2 2025
Please feel free to call me with any questions.

Sincerely,

Martin Roth
CBRE, Inc.
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2 NTCIP Yes 96008 N1 None 1
3A ECPIP No 9600 801 None 0
3B AB3418 No 12008 01 None 7
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rnas€ 11me pata

Phase Min Green Walk Ped Clear Yellow Red Cle:
A01 5 0 7 3.0 0.0
B02 5 0 7 3.0 0.0
Co03 5 0 7 3.0 0.0
D04 5 0 7 3.0 0.0
EO05 5 0 7 3.0 0.0
F06 5 0 7 3.0 0.0
GO7 5 0 7 3.0 0.0
HO8 5 0 7 3.0 0.0
109 5 0 7 3.0 0.0
J10 5 0 7 3.0 0.0
K11 5 0 7 3.0 0.0
L12 5 0 7 3.0 0.0
M13 5 0 7 3.0 0.0
N14 5 0 7 3.0 0.0
015 5 0 7 3.0 0.0
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4 No No No Yes
6 No No Yes No
8 No No No Yes
Z 1> Yes
2 16 Yes
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6 3 No Yes No
Preempt Overlap Track Clear Enable Trailing Dwell Ove
1 A No No No
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3 E No No No
3 F No No No
3 G No No No
3 H No No No
3 I No No No
3 J No No No
2 1’4 N~ N~ N~
4 D No No No
4 E No No No
4 F No No No
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] 0 0 No

rreempt Walk Clear Min Green  Yellow

1 0 255 5 40

5 0 255 5 4.0

3 0 7 5 4.0

3 0 0.0 240 3.0
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12 FLOAT 0
33 FLOAT 0
34 FT.OAT 0
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Sequence Ring

1 2 3 4 5 6 7 8
1 1 2 1 3 4 9 10 13 14
1 2 6 5 8 7 11 12 15 16
2 1 2 1 3 4 109 13 14
2 2 5 6 7 8 11 12 15 16
3 1 1 2 4 3 9 10 14 13
3 2 5 6 7 8 11 12 15 16
4 1 2 1 4 3 109 14 13
4 2 5 6 7 8 11 12 15 16
5 1 1 2 3 4 9 10 13 14
5 2 6 5 7 8 12 11 15 16
6 1 2 1 3 4 109 13 14
6 2 6 5 7 8 12 11 15 16
7 1 1 2 4 3 9 10 14 13
7 2 6 5 7 8 12 11 15 16
8 1 2 1 4 3 109 14 13
8 2 6 5 7 8 12 11 15 16
9 1 1 2 3 4 9 10 13 14
9 2 5 6 8 7 11 12 16 15
10 1 21 3 4 109 13 14
10 2 5 6 8 7 11 12 16 15
11 1 1 2 4 3 9 10 14 13
11 2 5 6 8 7 11 12 16 15
12 1 21 4 3 109 14 13
12 2 5 6 8 7 11 12 16 15
13 1 1 2 3 4 9 10 13 14
13 2 6 5 8 7 12 11 16 15
14 1 2 1 3 4 109 13 14
14 2 6 5 8 7 12 11 16 15
15 1 1 2 4 3 9 10 14 13
15 2 6 5 8 7 12 11 16 15
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2 NTCIP Yes 96008 N1 None 1
3A ECPIP No 9600 801 None 0
3B AB3418 No 12008 01 None 1
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“ Half/Full Control Group ls;iggle CTS Off Time
Address Enable Delay Delay
Half Yes 0 No 00 00 O
Full No 0 No 00 00 10
Full Yes 0 No 3.0 2.0 300
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RTS Hardware

No Yes
No Yes
No Yes
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Vehicle Overlaps (MM)2-2

> O O O o O

Overlap Type Lag Green Yellow Red
A Normal 0.0 0.0 0.0
B Normal 0.0 0.0 0.0
B 7 Yes No No

C 7 Yes No No

C 8 Yes No No

D 1 Yes No No

D 2 Yes No No

CuU3 3 0 7 3.0 0.0
D04 5 0 7 3.0 0.0
E05 5 0 7 3.0 0.0
F06 5 0 7 3.0 0.0
GO7 5 0 7 3.0 0.0
HO8 5 0 7 3.0 0.0

109 5 0 7 3.0 0.0

J10 5 0 7 3.0 0.0
K11 5 0 7 3.0 0.0
L12 5 0 7 3.0 0.0
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4 No No No Yes
6 No No Yes No
8 No No No Yes
Z 1> Yes
2 16 Yes
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Pattern 1 <o 2 <o 3 <o 4 <o PZittern 1 Pzittern 2 Ring Displ 2 King Displ 3 King Displ 4
1 n n n n n n n n n

1 7 18 Kecall

1 8 21 3 Coord X X
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Preempt Phase {:}Tk Clear Dwell Veh
1 1 Yes No

3 8 No No

4 2 No No

4 6 No No

4 8 No Yes

5 1 No Yes

1 G No No
1 H No No
1 I No No
1 J No No
1 K No No
1 L No No
1 M No No
1 N No No
1 (6] No No
1 P No No
3 A No No
3 B No No
3 C No No
? n Nn Nn
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Preemp

Dwell Ped

No



3 N No
3 (6] No
3 P No
4 A No
4 B No
4 C No
4 D No
4 E No
4 F No
4 G No
4 H No
4 T No
4 N No
b) O No
5 P No
6 A No
6 B No
6 C No
6 D No

meJ/Iov /CUUNLIHTD/FIRIN T O/ASUOr IV HITILAILLIULI



service

1 No Yes No No No Off 0 Green No
2 No No No No No Off 0 Green No
3 No Yes No No No Off 0 Green No
¥ No No No No No Oft 0 Green No
9 No No No No No Off 0 Green No
1 0 5 5 4.0 1.0 6 0 0 4.0 1.0
2 0 255 5 4.0 1.0 0 0 0 4.0 1.0
3 0 5 5 4.0 1.0 0 0 0 4.0 1.0
4 0 6 5 4.0 1.0 0 0 0 4.0 1.0
5 0 6 5 4.0 1.0 0 0 0 4.0 1.0
5 0 0.0 120 4.0 1.0 On No Off Off
6 0 0.0 120 4.0 1.0 On No Off Off
7 0 0.0 0 4.0 1.0 On No Off Off
R 0 0.0 0 4.0 1.0 On No Off Off
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12 FLOAT 0
33 FLOAT 0
4 FT.OAT 0
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Detector Vehicle Assigned Switch Extend Delay Queue Yellow Added Call  Passage Queue NTCIP NTCIP ECPI Red
Number Plan Phase  Phase Time Time Limit Lock Option Option Option Option Occupancy Volume Log Lock

1 1 1 0 0.0 00 O No No Yes  Yes No No No No No
1 2 1 0 0.0 00 O No No Yes  Yes No No No No No
1 3 1 0 0.0 00 O No No Yes
1 4 1 0 0.0 00 O No No Yes
2 1 2 0 0.0 00 O No No Yes
2 2 2 0 0.0 00 O No No Yes
2 3 2 0 0.0 00 O No No Yes
2 4 2 0 0.0 00 O No No Yes 1cs NO INU NU NO  INU
3 1 3 0 0.0 00 O No No Yes  Yes No No No No No
3 2 3 0 0.0 00 O No No Yes  Yes No No No No No
3 3 3 0 0.0 00 O No No Yes  Yes No No No No No
3 4 3 0 0.0 00 0 No No Yes  Yes No No No No No
4 1 4 0 0.0 00 O No No Yes  Yes No No No No No
4 2 4 0 0.0 00 O No No Yes  Yes No No No No No
4 3 4 0 0.0 00 O No No Yes  Yes No No No No No
4 4 4 0 0.0 00 O No No Yes  Yes No No No No No
5 1 5 0 0.0 00 O No No Yes  Yes No No No No No
5 2 5 0 0.0 00 O No No Yes  Yes No No No No No
5 3 5 0 0.0 00 O No No Yes  Yes No No No No No
5 4 5 0 0.0 00 0 No No Yes Ve« Na Na N N Na
6 1 6 0 0.0 00 O No No Yes
6 2 6 0 0.0 00 O No No Yes
6 3 6 0 0.0 00 0 No No Yes
6 4 6 0 0.0 00 O No No Yes
7 1 7 0 0.0 00 O No No Yes
7 2 7 0 0.0 00 O No No Yes
7 3 7 0 0.0 00 0 No No Yes
7 4 7 0 0.0 00 O No No Yes o Lo o o v
8 1 8 0 0.0 00 O No No Yes  Yes No No No No No
8 2 8 0 0.0 00 O No No Yes
8 3 8 0 0.0 00 O No No Yes
8 4 8 0 0.0 00 0 No No Yes
9 1 9 0 0.0 00 0 No No Yes
9 2 9 0 0.0 00 O No No Yes
9 3 9 0 0.0 00 O No No Yes
9 4 9 0 0.0 00 O No No Yes
10 1 10 0 0.0 00 0 No No Yes
10 2 7 0 0.0 00 O No No Yes
10 3 10 0 0.0 00 0 No No Yes
10 4 10 0 0.0 00 O No No Yes
11 2 11 0 0.0 00 O No No Yes
11 3 11 0 0.0 00 0 No No Yes
11 4 11 0 0.0 00 O No No Yes
12 2 12 0 0.0 00 O No No Yes
12 3 12 0 0.0 00 O No No Yes
12 4 12 0 0.0 00 O No No Yes
13 2 13 0 0.0 00 O No No Yes
13 3 13 0 0.0 00 0 No No Yes
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Save Little Italy - Push For Responsible
Development of Coal Creek Village

The Issue
Dear Neighbors and Friends,

As residents of Louisville, and especially those of us in the historic Little Italy
neighborhood, we welcome thoughtful growth. Development can bring energy and
opportunity to our city — and it must also respect existing neighborhoods, schools, and
infrastructure.

The current Coal Creek Village plan poses serious concerns that could negatively impact
Little Italy, DELO, Louisville Middle School, and the broader community. We are asking the
City of Louisville and the developers to slow down, listen, and work with residents to find
responsible and creative solutions before approvals move forward.

Quick Overview:

-Traffic & Safety: Don’t route 900% more cars down Little Italy’s one-block of Front Street
and its alley — this is a street where pedestrian traffic, including kids to school is high, that



leads to a parking lot, a train crossing, and into the already unmanageable Middle School
traffic. Make reasonable plans for traffic safety, particularly where an emergency
evacuation is concerned.

-Neighborhood Character: Protect historic Little Italy’s access, safety, and livability by
keeping through-traffic out and ensuring fair utility and alleyway improvements. The
current Planning Department's focus on densification is working counter to Louisville's
values.

-Green Space & Drainage: Require more trees, green or open space, and stormwater
management to prevent flooding, preserve neighboring houses, and deal with snow
storage. We stand, in this community for parks, open space, trail connectivity, and
childrens safe pathways to school.

Expanded Concerns

1. Traffic & Safety on Front Street and the Alley Behind Harper St.

Current city plans route significant traffic through Little Italy — a small, historic block that
was never designed for cut-through driving. This is an attempt to solve already deficient
road infrastructure that causes traffic delays already.

With 188 units planned (vs. the originally approved 51), this could bring up to 900% more
cars directly into a school zone where Louisville Middle School kids walk (no buses
provided), and traffic is already messy twice a day. It also greatly increases the risk of
disaster in the case of emergency evacuations like the one that came just a few years ago
with the Marshall Fire. The gridlock that happened in this area would only be worsened by
adding 188 households to evacuate and would in no way be resolved by opening Front
Street.

Residents ask that the Front Street and alley connections be limited to emergency vehicles,
bikes, and pedestrians only. Other developments in Louisville have had to be retroactively
closed to through traffic — let’s prevent that mistake here. We also have proposed and
discussed various solutions including making the developer's part of Front Street be a non
straight street, using the alley access to access both neighborhoods, and requesting the
developer to put funds towards solving the Hwy 42/S. Boulder Rd. intersection so that
traffic funneling is not necessary. The Planning Department has refused to consider other
solutions and has communicated that the Front Street throughway is their only solution.

2. Green Space, Drainage, and Flood Risk
The site is a natural drainage area and contains small wetlands vital to wildlife. The
Goodhue Ditch also runs through the property. Current plans increase impermeable



surfaces, creating real flooding risks for Little Italy and Hwy 42. As the developers have yet
to show residents the engineering plans for drainage, only have explained that they plan a
detention pond, real fears exist around an area of town that already floods in wet
conditions.

The proposed alleyway drainage is inadequate and could leave residents and the city with
costly long-term problems.

We are asking for modern stormwater design, preserved wetlands, and sufficient green
space with mature tree plantings, especially where the development meets existing
neighborhoods. One solution the residents have proposed is to put a park in the Southwest
corner of the site, which would allow for show storage, permeable ground, a buffer
between the old neighborhood and the new development, and fulfill the land dedication
requirement that the city is waiving - their explanation being that historically they've waived
these requirements when the previous approval had it waived. This is an example of the
city taking a pro developer stance rather than working with or for the residents and working
ways that are set, rather than searching for creative solutions to real problems.

3. Preserving Neighborhood Character & Fair Access

Little Italy has relied on its alleyways and property access for over 70 years, and was
platted in the late 1800s. Current designs would cut off or narrow this access, creating
legal risks (including Adverse Possession claims) and threatening residents’ rights. The city
claims that they need to create a grid pattern to match the downtown grid of streets, but
have failed to note that current infrastructure does not allow nor will ever allow a grid
system to exist east of the railroad tracks, where the proposed development site lies.
Developers could adjust the plan slightly — removing as few as 4 units — to maintain fair
alley access while still achieving their goals. They could also share and improve the alley in
use rather than building a new road directly parallel to the current alley. Residents have
also proposed this solution as a win-win for both Little Italy and the new development, to
no comment from developer or City of Louisville. We also ask for shared infrastructure
improvements, including buried utilities, sewer and water upgrades, and neighborhood
buffering, so that old and new neighborhoods thrive together. This stems from problems
already arising in Little Italy with old systems failing in the recent past. Inthe least, we feel
itis reasonable for a city official who has the knowledge about connecting these two
neighborhoods facilities be present at the Planning Commission meeting and that
residents get to hear a plan that makes sense.



Our Request

We are not anti-development. We are pro-responsible development. We simply ask that
the City of Louisville Planning Commission not approve the Preliminary Plat until:

Traffic cut-throughs into Little Italy are removed or redesigned for safety, and traffic plans
around emergency evacuations are developed.

Drainage, snow removal, and green infrastructure are addressed, and

Resident access and neighborhood character are protected.

This is about finding common ground — building a new neighborhood that works with, not
against, the ones that are already here.

Please sign to show your support for a safer, greener, and more respectful Coal Creek
Village development.

Thank you for standing with your neighbors.



City Council
November 18, 2025 (1¢' Reading)

COAL CREEKVILLAGE

Approval of Ordinance No. 1910, Series 2025, rezoning
portions of Caledonia Place Subdivision Plat from CC-MU
(Commercial Community - Mixed Use) and R-M
(Residential Medium Density) to MU-R (Residential
Mixed Use) and Amending Exhibit A, Land Use Exhibit,
Referenced in LIMIC Chapter 17.14.

Coal Creek Village

* Planning Commission hearings held
on September 12th, 2024 and
October 10th, 2024.

* Planning Commission requested a
revised Traffic Impact Study (TIS),
continued hearing to December 12,
2024,

* Planning Commission hearing
held on October 9t, 2025.




Summary: Coal Creek Village

* Approval of a Preliminary PUD and Plat
for 188 dwelling units and 13,534
square feet of commercial space on 10.7
acres

* Rezoning from Commercial Community
Mixed-Use (CC-MU) and Residential
Medium Density (R-M) to Residential
Mixed-Use (MU-R)

* Amendment to Land Use Plan, Exhibit A

* Special Review Use to allow multifamily
on the ground floor in the MU-R zone
district
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Background: Coal Creek Village

* Located in the Highway 42 Revitalization Area
and the Highway 42 Urban Renewal Area.

* |In 2013, the property was rezoned from
Commercial Business (C-B) to MU-R and CC-MU.

* In 2016, the City Council approved a Final PUD
and Plat, known as Coal Creek Station, allowing
51 dwelling units and almost 29,500 square feet
of commercial space.

* Applicant did not execute the Final PUD, and
eligibility for permit issuance lapsed on May 17,
2019.
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Background: HWY 42 Revitalization Area & Transit

e 2024: RTD completed the Northwest Rail Peak Service Feasibility
Study, with participation from Louisville and other northwest
jurisdictions.

* March 2025: RTD, CDOT, and the Front Range Passenger Rail
District (FRPRD) submitted an implementation plan to the State,
confirming that shared passenger rail service in the Northwest
Corridor is feasible and supported by funding through SB 24-
184, SB 24-230, and a federal CRISI grant.

¢ June 2025: RTD entered into an inter-agency agreement to
negotiate track access with BNSF for future passenger rail
operations.

e SB 24-184: Establishes a rental vehicle fee to support Northwest
Rail implementation

e SB 24-230: Creates a fee on oil and gas production, with a
portion dedicated to passenger rail funding.
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Proposal: Coal Creek Village — Rezoning

* Rezone the northeast and east side
of the site from CC-MU to MU-R

* Rezone a southwest portion of the
site from R-M to MU-R

* In 2013, the property was rezoned
from Commercial Business (C-B) to
MU-R and CC-MU.

e This is a discretionary rezone, as the
site was already rezoned under the
mandatory provision.
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Proposal: Coal Creek Village - Land Use Plan

e Subdivide the 10.7-acre site

¢ 60 townhome lots, allowing for the fee- *
simple sale of those units.
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e 4 QOutlots will include drainage and
detention areas, utility areas, private
streets, and open space and parks.

e Two private parks are included totaling A PR el o A W 3
23,258 square feet. * )i B EE AP iy

£

¢ The City will accept 1.2 acres of right- AR
of-way dedication to allow for the TR , R
construction of Front Street and IR KRR e et R L]
Cannon Circle through site.
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Proposal: Coal Creek Village - Preliminary PUD

60 townhomes, 96 apartments, and 32
“micro” townhome units are proposed.

e Apartments will be in 4 buildings, two
mixed-use and two exclusively residential

e 13,534 square feet of commercial space

¢ Front Street and Cannon Circle will be
connected

¢ Detached sidewalks and tree lawns
e 23,258 square feet of park space
e 316 parking spaces proposed

|
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Proposal: Block 1

32 “micro” townhomes between 350-
400 square feet in size.

22 — 25-feet in height.

Centralized, 2,350 square-foot pocket
park

Applicant states availability at an
attainable price point
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Proposal: Block 2

¢ 36 four- and five-unit
townhomes

e 40-foot maximum height.

e Centralized, 20,908 square-foot
private park
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Proposal: Block 3

e 32 three- and six-unit
townhomes

e Height restricted units adjacent
to Little Italy

¢ All other units 40 feet in height
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Proposal: Block 4

e Two mixed-use buildings and
associated parking

¢ Ground-floor commercial and
multifamily on floors 2 and 3

e Maximum height of 45 feet
e Adjacent to South Boulder Road
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Proposal: Block 5

e Two multifamily buildings and
associated parking

e Maximum height of 45 feet

* SRU required for ground floor
multifamily




Analysis: Coal Creek Village - Rezoning
e LMC Sec. 17.44.050 — Declaration Policy for Rezoning
e Policy No. 2 The area for which rezoning is requested has

changed or is changing to such a degree that it is in the public
interest to encourage a redevelopment of the area;

e Changed Conditions:

e Lack of market feasibility for purely commercial uses.

e Stimulate development of the vacant areas to achieve mixed-use
environment on arterial roadway and provide additional housing.
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Analysis: Coal Creek Village - Preliminary Plat
e Conforms to LMC Sec. 16.12.075:
v'Conforms to Title 16 (subdivisions)
v'Consistent with the Comprehensive Plan

v'Utility service and circulation proposals meet city
standards.

v'Public Land Dedication satisfied with previous
subdivisions.
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Analysis: Coal Creek Village - Preliminary PUD

¢MUDDSG — block width and length design standards

¢MUDDSG — public sidewalk width

¢LMC Sec. 17.14.060 — Minimum lot width of 40 feet

LMC Sec. 17.14.060 — Minimum building coverage of 40%

¢LMC Sec. 17.14.060 — 20-foot rear yard setback

¢LMC Sec. 17.14.060 — 70% of street facing property lines must contain building
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Analysis: Coal Creek Village - Preliminary PUD
¢ Inclusionary Housing

e Applicant intends to satisfy the inclusionary housing requirement with on-
site units.

® 12% of units shall be affordable
e Half shall be provided at or below 60% of AMO
e Half shall be provided between 60% and 80% AMI

e Design, size, and materials shall be equivalent to market rate units.
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Analysis: Coal Creek Village - SRU

« Comprehensive Plan policies support corridor development pattern
consisting of multifamily, mixed-use development.

« Redevelopment of the site will lead to economic stability and in-line
with the Highway 42 Revitalization area goals

» The site of the proposed SRU functions efficiently

» External effects are controlled through appropriate lighting, building
and site design, and additional road networks.

* Adds pedestrian ways and further improvements along South
Boulder Road
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Analysis: Coal Creek Village - MUDDSG
e MUDDSG establish standards for site design, circulation, and building
form within the MU-R district.

e Street and block layout mirror Downtown Louisville’s street network,
creating a connected, walkable framework.

* The street connections promote multimodal access, improves circulation
and visibility, and supports future connections to surrounding
neighborhoods.

¢ Overall design advances the MUDDSG goal of a cohesive, mixed-use
environment.
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Analysis: 2013 Comp Plan

e Property lies within the Highway 42 and South
Boulder Road Urban Center, designated as an Urban
Corridor.

e Comprehensive Plan calls for an interconnected street
network, multimodal access, and pedestrian-scaled
building design.

e Supports redevelopment with mid- to high-density

multifamily and mixed commercial uses.

e Envisions a cohesive, walkable center with new street
connections and smaller parcels

e Corridor development type promotes retail,
commercial, and multifamily uses that reinforce a
connected urban fabric.
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Analysis: 2013 Comp Plan Policies
¢ PRINCIPAL NH-3.1 - Streets shall form an interconnected network (p. 37).

* POLICY NH-3.4 - Diverse housing opportunities shall be available for residents of varying income levels (p. 38).

* PRINCIPLE NH-4 - The character and identity of existing residential neighborhoods should be maintained while allowing
for evolution and reinvestment (p. 38).

¢ POLICY NH-4.7 - Housing should support vibrant retail and commercial centers that serve local residents (p. 38).

¢ PRINCIPLE NH-5. - There should be a mix of housing types and pricing to meet changing economic, social, and multi-
generational needs of those who reside, and would like to reside, in Louisville (p. 38).

¢ POLICY NH-5.3 - Higher density housing should be located primarily in the centers and corridors of the Framework (p.
38).

* PRINCIPAL ED-3 - The City should be responsive to market opportunities as they occur and maintain and enhance the
City’s competitive position to attract development that adheres to the Community Vision (p. 38).
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Analysis: SBR Small Area Plan

¢ Designates the site for medium-density residential (10-20 du/ac) and retail/office uses.
¢ Retail/office uses align with the property’s current CC-MU zoning.

e Encourages new street connections, including the Front Street connection, to strengthen overall network
connectivity and support a walkable mixed-use environment

Analysis: Transportation Plan
¢ Transportation Plan (2019) (TP)
* Provides a citywide framework for a safe, efficient, multimodal transportation system.
* Guides near- and long-term decisions consistent with community values and land use goals.

¢ Application Consistency with TP Goals:

 Efficient and Safe Transportation Systems (p. 1.6): Adds vehicular, bicycle, and pedestrian connections that minimize
network conflicts.

* Cohesive and Layered System of Streets and Trails (p. 1.6): Expands multimodal connectivity for walking, biking, and
driving.

* Complete Streets that Enhance Livability (p. 1.7): The Front Street connection improves circulation for all modes with
traffic calming and safer pedestrian crossings




Analysis: Housing Plan

* Establishes goals to:

* Increase opportunities for residential development in appropriate locations

* Expand and maintain access to affordable housing

» Diversify housing stock through mixed-use and mixed-income neighborhoods (p. 26)
* Key Actions Supported by This Application:

* Action 1.1 (p. 31-32): Supports rezoning and redevelopment of underutilized commercial property for
additional residential capacity.

* Action 3.2 (p. 46—47): Expands opportunities for multifamily housing within commercial zones.

* Housing Needs Assessment (p. 2): Advances goal to diversify Louisville’s housing stock to meet future
demand.
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Analysis: Traffic Impact Study
* Updated TIS includes new counts, expanded intersection analysis, and long-term conditions with and

without the Front Street connection.

* Results show the development integrates safely and efficiently into the roadway network with the Front
Street connection.

* The Front Street connection provides:
* Improved circulation and traffic distribution
* Transportation redundancy and network resilience
* Safer, more efficient operations consistent with City and regional planning efforts

» Staff find the connection essential to maintaining acceptable traffic conditions and network compatibly.
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Recommendation: Coal Creek Village
Staff recommend approval of an Ordinance No. 1910, Series 2025,
rezoning portions of Caledonia Place Subdivision Plat from CC-MU
(Commercial Community — Mixed Use) and R-M (Residential Medium

Density) to MU-R (Residential Mixed Use)) and Amending Exhibit A,
Land Use Exhibit, Referenced in LMC Chapter 17.14.

Second Reading and Public Hearing on January 6th, 2026
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Recommendation: Coal Creek Village - Conditions

* The applicant will work with staff in the Final PUD process to redesign the proposed sidewalk
and right-of-way improvements adjacent to South Boulder Road.

* The Final PUD shall comply with Colorado SB24-005, which prohibits local governments from
permitting the installation of “nonfunctional turf,” as defined in the legislation.

* The improvements described in the traffic calming exhibit (Attachment 6), including the Front
Street/Harper Street design concept, shall be incorporated into the Final PUD and Plat
applications, subject to further staff review.

* The applicant shall work with staff and the property owner at 1110 E. South Boulder Road to
modify the plans as necessary and ensure that vehicular access to the property from Cannon
Circle is provided




	2025 11 18 Coal Creek Village 00
	2025 11 18 Coal Creek Village 01
	2025 11 18 Coal Creek Village 02
	2025 11 18 Coal Creek Village 03 - PRINT
	2025 11 18 Coal Creek Village 04
	2025 11 18 Coal Creek Village 05
	2025 11 18 Coal Creek Village 06 - PRINT
	2025 11 18 Coal Creek Village 07 PRINT
	2025 11 18 Coal Creek Village 08
	2025 11 18 Coal Creek Village 09



