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Planning Commission 

Agenda 

December 12, 2013 
City Hall, Council Chambers 

749 Main Street 
6:30 PM 

 
  

 For agenda item detail see the Staff Report and other supporting documents  
included in the complete meeting packet. 

 

Public Comment will be limited to three (3) minutes per speaker.   
 

I. Call to Order 

II. Roll Call 

III. Approval of Agenda 

IV. Approval of Minutes  

 November 14, 2013  

V. Public Comment on Items Not on the Agenda 

VI. Regular Business – Public Hearing Items  

 The Lanterns at Steel Ranch: A preliminary plat and preliminary planned 
unit development (PUD) plan request for 24 ranch homes designed as 
duplexes to be located at the west end of the Summit View Subdivision. 

 Applicant, Owner and Representative: RMCS, LLC.  

 Case Manager: Scott Robinson, Planner I  

 Centennial Pavilion Commercial Center:  A request for an amendment 
to an existing Planned Unit Development (PUD) to allow for new 
monument sign on the northeast corner of the property. 

 Applicant and Representative: Martha McNamara 

 Owner:  

 Case Manager: Sean McCartney, Principal Planner  

VII. Long Range Planning Discussion 
 Residential Estate zone district 

VIII. Planning Commission Comments  

IX. Staff Comments 
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X. Items Tentatively Scheduled for the regular meeting: January 9, 2014  

 Old Louisville Inn final PUD: A final planned unit development (PUD) to 
allow for a 950 square foot addition to the south of the existing Old 
Louisville Inn restaurant. 

 Applicant, Owner and Representative: 

 Case Manager: Scott Robinson, Planner I  

XI. Adjourn  

 



     

 
City of Louisville 

Department of Planning and Building Safety  
     749 Main Street      Louisville CO 80027 

303.335.4592 (phone)     303.335.4550 (fax)     www.LouisvilleCO.gov 

 
 

 

Planning Commission 

Meeting Minutes 

November 14, 2013 
City Hall, Council Chambers 

749 Main Street 
6:30 PM 

 
Call to Order – Pritchard called the meeting to order at 6:32 P.M.  
Roll Call was taken and the following members were present: 

Commission Members Present: Chris Pritchard, Chairman 
Ann O’Connell, Secretary 
Jeff Moline 
Steve Brauneis 
Cary Tengler 
Scott Russell 

Commission Members Absent:   
Staff Members Present: Troy Russ, Director of Planning & Building 

Safety 
Sean McCartney, Principal Planner 

  
Approval of Agenda –  
Moline moved and O’Connell seconded a motion to approve the agenda. Motion passed 
by voice vote.  
 
Approval of Minutes –  
Moline moved and Brauneis seconded a motion to approve the October 10, 2013 
minutes as prepared by staff. Motion passed by voice vote.  
 
Public Comments: Items not on the Agenda  
None heard 
 
Regular Business –  

 Resolution No. 24, Series 2013:  1900 Taylor: A request for a final 
planned unit development (PUD) plan for a 136,701 SF single story 
Industrial/Flex building with associated site improvements on the 
combined four (4) lots.  The request also includes the vacation of a 20’ 
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drainage and utility easement between Lot 2 and Lot 4 which is no longer 
needed.  

 Applicant, Owner and Representative: Etkin Johnson Group  

 Case Manager: Sean McCartney, Principal Planner   

Public Notice Certification:  
Published in the Camera on October 27, 2013. Posted in City Hall, the Library, the 
Recreation Center, the Police and Court Building and mailed to surrounding property 
owners on October 25, 2013.  
Conflict of Interest and Disclosure:  
None heard. 
Staff Report of Facts and Issues: 
McCartney presented from Power Point and stated the project is located in the CTC 
area, zoned industrial, and has had a previous time extension. He added the new 
proposed development is an alternative option: 

 Single story, 40 feet tall 
 136,701 SF 
 72% hardscape; 28% softscape 
 5 points of access:  two on Taylor, two on Prairie, and one on CTC. 
 The large façade is articulated with bump out, recessions, and various 

materials/colors 
 Two waivers being requested: 

o Monument signs:  Applicant is requesting 5 monument signs, at all access 
points, where one monument sign is permitted. 

o Wall signs:  40 SF, where 15 SF is required; 160 SF total, where 80 SF is 
permitted 

 
Commission Questions of Staff: 
Moline asked why the property is not being replatted to consolidate the lots. 

McCartney stated they can consolidate these lots through a Covenant Agreement since 
the property is owned by a single owner. 

Tengler asked if this is the largest building out in the CTC area. 

McCartney stated there have been a few buildings about as large. 

Applicant Presentation:  
Jim Vasbinder, applicant, presented.  He stated they have several large buildings in 
CTC but this is the first building they are using this architect, Ware Malcomb.  He added 
these large buildings are desired by the international users, such as Babalot.  He stated 
this building does not currently have a user in mind which is why they are requesting 
flex office at this time. 

Vasbinder stated the building is being built with sustainable elements in mind: 
 Cool roof 
 Low E glass  
 Insulated walls with white face vinyl insulation 
 High efficiency HVAC units 



Planning Commission 
Meeting Minutes 

November 14, 2013 
Page 3 of 5 

 
 Utility bills are dropping 12% annually 

 
Commission Questions of Applicant: 
Moline asked if there would be one big tenant or multiple tenants 

Vasbinder stated they set these types of buildings up for potentially 5 tenants.  Their 
ideal situation would be one or two tenants, but most likely they will have multiple. 

Brauneis asked if there were any overhead skylights. 

Vasbinder said each bay has two skylights and tenants in previous buildings never turn 
their lights on due to the skylights. 

Public Comment: 
None heard. 
 
Summary and request by Staff and Applicant:  
None heard. 
 
Closed Public Hearing and discussion by Commission:  
No discussion.  All Planning Commissioners were in favor of staff’s recommendation. 
 
Commission Action:  
Tengler made a motion to approve as presented.  O’Connell seconded the motion. 

Moline asked for a friendly amendment to replace the proposed Ash trees due to the 
possibility of disease. 

Vasbinder stated he would agree with this condition because he was not aware of this. 
 

Name  Vote 
  
Chris Pritchard Yes 
Jeff Moline  Yes 
Ann O’Connell Yes 
Cary Tengler   Yes 
Steve Brauneis Yes 
Scott Russell  Yes 
Motion passed/failed:  Pass 

 
Long Range Planning Discussion Items 

Russ presented the discussion item by presenting from a list of projects the Planning 
Department is currently working on.  He stated this list is derived from a 
recommendation from previous Chair Lipton.  He stated this would be the time where 
we could identify issues and concerns so Planning Commission could get on the same 
page as the Planning Staff in where planning attention is being placed.  Topic items 
could include: 
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 Residential Estate (RE) zoning – this zone district requires a 12,000 SF lot in the 

zone district but most PUD’s established lots of 7,000 SF.  Staff receives most of 
their Board of Adjustment requests from the RE zone district. 

 Centennial Valley GDP. 
 Sam’s Club site – constrained by private covenants. 

Russell asked how we would talk about Sam’s Club without creating any issues for a 
future submittal. 

Russ stated it would be an overview of the existing regulatory framework.  The property 
owners would be invited for that discussion. 

 Phillips 66 property – to present a reminder of what the property is zoned and 
what is permitted. 

 Accessory Dwelling Units  
 Safe Routes to School 

Tengler stated he liked this idea.   

Russell asked how the commission would request topic items. 

Russ said through email or during previous meetings discussions.  He stated the first 
topic of discussion will be the Residential Estate zone district. 

Pritchard inquired if the list was placed in a certain order. 

Russ stated not necessarily. 

Pritchard encouraged the commission to bring the items up at the meeting instead of 
email. 

Russell stated he would like to see a discussion on the scrapes being seen in Old 
Town, the economics of retail development, urban agriculture, regional context of 
Louisville with all that is happening around us in the surrounding communities, and 
suburbia. 

Michael Menaker, 1827 Chokecherry Drive, stated it would be good to discuss the 
possibility of a form based code. 

Pritchard stated the commission appears interested in having long range discussions, 
but only when the agenda warrants it. 

Planning Commission Comments – None 
 
Staff Comments  

 Small area plan:  
Russ stated the Planning Department will be working on the South Boulder Road small 
area plan first because there are too many development pressures happening along this 
corridor.  He stated planning staff will be working on stakeholder interviews until 
Christmas.  He added McCaslin small area plan will probably start up in March. 
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 Downtown Parking Plan 

Russ stated an advisory board has been created to use the parking analysis to work on 
solutions.  He added a public parking meeting will happen in January. 
Pritchard asked for an update on the South Street underpass. 
Russ stated we just received 60% approval by BNSF.  They have shrunk the underpass 
to 22 feet, but the underpass will still be one of the widest in Boulder County.  
Construction is currently scheduled for late 2014 but that is still tentative. 
 
Items Tentatively Scheduled for Next Regular Meeting: December 12, 2013  
McCartney presented the following items slated for the December meeting: 

 The Lanterns at Steel Ranch: A preliminary plat and preliminary planned 
unit development (PUD) plan request for 24 ranch homes designed as 
duplexes to be located at the west end of the Summit View Subdivision. 

 Applicant, Owner and Representative: RMCS, LLC.  
 Case Manager: Scott Robinson, Planner I  

 Centennial Pavilion Commercial Center:  A request for an amendment 
to an existing Planned Unit Development (PUD) to allow for new 
monument sign on the northeast corner of the property. 

 Applicant and Representative: Martha McNamara 
 Owner:  
 Case Manager: Sean McCartney, Principal Planner  

Pritchard asked about the Food Truck Ordinance. 

Russ stated there is still some internal work that needs to be completed, so we might be 
bringing it to Planning Commission in January. 

Russell asked about the bridge at Front Street. 

Russ stated the State is inundated with requests so it might be a while. 

Adjourn   

O’Connell moved and Russell seconded a motion to adjourn the meeting.  Pritchard 
adjourned the meeting at 7:18 PM.   





























 
 

 

 

 

 

 

ITEM: Case #13-043-FP – Centennial Pavilion Sign 
 
PLANNER: Sean McCartney, Principal Planner 
 
APPLICANT:  Precision West Signs 

1171 S. Lipan St. 
Denver, CO 80223 

 
OWNER:  Nexgen Properties 

5251 DTC Parkway, Suite 800 
Greenwood Village, CO 80111 

 
EXISTING ZONING:  Planned Community Zone District-Commercial (P-C)  
 
LOCATION: 133-165 McCaslin Blvd 
 
LEGAL 
DESCRIPTION:  

Lot 1, Block 1, Centennial Pavilion Subdivision 

 
REQUEST:  

 
Approval of Resolution No. 26, Series 2013; A resolution 
recommending approval of an amendment to an existing final 
planned unit development (PUD) to allow for the placement of 
a monument sign on the northeast corner of the property.  
 

VICINITY MAP:  
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OVERVIEW:  

The applicant, Precision West Signs, is requesting approval of a new monument sign be 
located on the northeast corner of their client’s property, known as the Centennial Pavilion 
Retail Center.  The property, which is part of the Centennial Pavilion planned unit 
development (PUD), was approved with two monument signs located at two of the three 
existing access points:  McCaslin Boulevard and Century Drive.  The requested monument 
sign would be located on the private roadway on the northeast corner of the property. 
 

 
The property is zoned Planned Community Zone District-Commercial (P-C).  It was approved 
as a final PUD and Special Review Use (SRU) on December 4, 2001 by Resolution 61, Series 
2001 
 
PROPOSAL:  

The applicant is proposing to place a new 24.5 square foot monument sign on the northeast 
corner of the property.  The property owner has stated their tenants, located on the west side 
of the property, have limited visibility to McCaslin Boulevard and Century Drive because they 
are located away from these public rights of way and are shielded by other buildings on the 
development.  To remedy their visibility issues, the tenants have been placing “bandit signs” 

Proposed Sign 

Existing signs 
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along McCaslin.  Bandit signs are temporary plastic signs which are driven into the ground 
with wire frames and are illegal sign types in the City of Louisville.  Once the bandit signs are 
erected, Code Enforcement is contacted and the signs are either removed by the tenant or 
by Code Enforcement. 
The applicant believes the request for the placement of a monument sign on the northeast 
corner of the property will assist with these visibility concerns. 

 
Sign placement  

Section 7.5.A.2 of the Commercial Development Design Standards and Guidelines (CDDSG) 
states “for retail zones, individual monument signs may be located at primary entries to 
freestanding buildings to provide individual business identifications and building addresses.”  
As previously mentioned, there are two existing monument signs shown on the final PUD:  
one sign is located at the access drive on McCaslin and another sign is located at the access 
drive on Century Drive. 

Northeast corner along McCaslin Boulevard 
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In looking at the aerial, it is evident there are 2 primary access points to the development: 
 

Monument sign on Century Drive 

Monument sign on McCaslin Boulevard 
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The applicant has stated the northeast corner should act as a primary access point since 
access to the back of the development is provided at this location.  Staff interprets the 
northeast access point as a shared access drive for this development and a future 
development on the vacant property to the north: 

 

Proposed Sign 

Existing 
Access Drives 

and Signs 

Shared Access 
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Chapter 7 of the CDDSG states “the CDDSG allows for an increase in the amount of 
monument signs through the planned unit development process.”   
Sign Design 

Below is an image of the proposed sign: 

 
The proposed sign will provide the following design elements: 

 24.5 SF in sign area 

 Color and materials matching the two existing signs  

 The frame of the sign will include stucco and brushed aluminum 

 The panel will be an opaque aluminum panel painted green 

 All of the copy will be cut white vinyl 

 The entire sign will be non-illuminated  

 There will be a maximum of 4 panels 

 Placed in an existing landscape area 
Staff believes the proposed sign complies with the standards established in the CDDSG. 

STAFF RECOMMENDATION:  

Staff believes the addition of the proposed monument sign on the northeast corner of the 
property will assist in directing visitors to the businesses located to the west of the property. 
 
Staff recommends Planning Commission move to approve Resolution No. 26, Series 2013, a 
resolution recommending approval of an amendment to an existing final planned unit 
development (PUD) to allow for the placement of a monument sign on the northeast corner of 
the property.  
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The Commission may approve (with or without conditions), continue or deny the request.  
The Commission’s recommendation will be forwarded to City Council for final action.   
 
ATTACHMENTS: 

Attachment #1 – Resolution No. 26, Series 2013 
Attachment #2 – Complete application packet 
Attachment #3 – Amended final PUD 



 
RESOLUTION NO. 26 

SERIES 2013 
 

A RESOLUTION RECOMMENDING APPROVAL OF AN AMENDMENT TO AN 
EXISTING FINAL PLANNED UNIT DEVELOPMENT (PUD) TO ALLOW FOR THE 
PLACEMENT OF A MONUMENT SIGN ON THE NORTHEAST CORNER OF THE 
PROPERTY.   

  
 WHEREAS, there has been submitted to the Louisville Planning Commission an 
application for approval of an amendment to an existing final planned unit development 
(PUD) to allow for the placement of a monument sign on the northeast corner of the 
property on Lot 1, of the Centennial Pavilion Subdivision; and 
 

WHEREAS, the City Staff has reviewed the information submitted and found it to 
comply with Louisville Municipal Code Chapter 17.28; and 
 

 WHEREAS, after a duly noticed public hearing on December 12, 2013, where 
evidence and testimony were entered into the record, including the findings in the 
Louisville Planning Commission Staff Reports dated December 12, 2013, the Planning 
Commission finds the Centennial Pavilions Final PUD Plan, Lot 1, of the Centennial 
Pavilion Subdivision should be approved without condition: 

 
NOW THEREFORE, BE IT RESOLVED that the Planning Commission of the City of 
Louisville, Colorado does hereby recommend approval of an existing final planned unit 
development (PUD) to allow for the placement of a monument sign on the northeast 
corner of the property on Lot 1, of the Centennial Pavilion Subdivision without condition. 
 
PASSED AND ADOPTED this 12th day of December, 2013. 

 
By: ______________________________ 

Chris Pritchard, Chairman 
Planning Commission 

Attest: _____________________________ 
 Ann O’Connell, Secretary 
 Planning Commission 



PUBLIC NOTICE 

CITY OF LOUISVILLE 

PLANNING COMMISSION 
And  

CITY COUNCIL  
 

NOTICE IS HEREBY GIVEN PUBLIC HEARINGS WILL BE HELD BEFORE THE CITY 

OF LOUISVILLE PLANNING COMMISSION AND THE LOUISVILLE CITY COUNCIL 

TO CONSIDER A REQUEST FOR AN AMENDMENT TO AN EXISTING PLANNED 
UNIT DEVELOPMENT (PUD) TO ALLOW FOR NEW NON-ILLUMINATED 
MONUMENT SIGN ON THE NORTHEAST CORNER OF THE PROPERTY.  
 
 
APPLICATION NAME:  CENTENNIAL PAVILIONS PUD 

 
  

LOCATION: 133 – 165 McCaslin Blvd., Centennial Pavilion Subdivision 
  

CASE NUMBER: 13-043-FP 
  

DATE AND TIME:  
PLANNING COMMISSION  

THURSDAY, DECEMBER 12TH, 2013 AT 6:30 PM  

DATE AND TIME:  
CITY COUNCIL (TENTATIVE)  

TUESDAY, JANUARY 7TH, 2014 AT 7:00 PM 

  

PLACE:  CITY COUNCIL CHAMBERS, 2ND
 FLOOR  

LOUISVILLE CITY HALL  
749 MAIN STREET 
LOUISVILLE, COLORADO  

 

PERSONS IN ANY MANNER INTERESTED IN THE ABOVE DESCRIBED APPLICATION ARE 

ENCOURAGED TO ATTEND THE PUBLIC HEARING AND/OR PROVIDE COMMENTS BY WAY OF THE 

FOLLOWING: 
 

MAIL: LOUISVILLE PLANNING DIVISION 
749 MAIN STREET 
LOUISVILLE, CO  80027 

E-MAIL:  PLANNING@LOUISVILLECO.GOV 
 

PUBLISHED IN THE DAILY CAMERA SUNDAY, NOVEMBER 24, 2013 
  

POSTED IN CITY HALL, PUBLIC LIBRARY, RECREATION CENTER AND THE COURTS AND POLICE 

BUILDING AND MAILED TO SURROUNDING PROPERTY OWNERS ON FRIDAY, NOVEMBER 22, 2013 
 

IF YOU ARE INTERESTED IN ATTENDING THIS HEARING, PLEASE CALL 303.335.4592 PRIOR TO 

THE MEETING TO CONFIRM THIS APPLICATION WILL BE HEARD AS SCHEDULED OR IF IT HAS BEEN 

POSTPONED OR CANCELLED. 
 

WWW.LOUISVILLECO.GOV  
 
 

http://www.louisvilleco.gov/


 
 

 

ITEM: Case #13-034-PP/PS, The Lanterns 
 
PLANNER: Scott Robinson, Planner I 
 
APPLICANT:  Boulder Creek Neighborhoods 

David Greg 
712 Main Street 
Louisville, CO 80027 

 
OWNER:  Summit View Professional Park LLC 

John Gstalder 
1400 Main Street, #200 
Louisville, CO 80027 

 
REPRESENTATIVE:  RMCS Inc 

Justin McClure 
950 Spruce Street 
Louisville, CO 80027 

 
EXISTING ZONING:  Planned Community Zone District – Commercial/Residential 

(PCZD-C/R) 
 
LOCATION: Along both sides of Summit View Drive between Hecla Drive 

and Highway 42, west of the existing office building.    
 
LEGAL 
DESCRIPTION:  

Lots 1-4, Block 11, Takoda Subdivision 

 
TOTAL SITE AREA: 3.93 acres  
 
REQUEST:  A request for a general development plan (GDP) amendment, 

preliminary plat, and preliminary planned unit development 
(PUD) to allow for the construction of 24 duplex units. 

 

Planning Commission 
Staff Report 

December 12, 2013 
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BACKGROUND: 
The applicant, Boulder Creek Neighborhoods, has submitted a plan to develop the west 
portion of the Summit View office park with 24 duplex units.  The property is 3.93 acres 
and was replatted as part of the Takoda subdivision in 2010.  The property is zoned 
Planned Community Zone District – Commercial/Residential and is governed by the 
North Louisville general development plan (GDP).  The GDP calls for the area to be a 
mix of commercial office and residential uses. 
 
To the north and west of the property are single-family homes of the Steel Ranch 
neighborhood.  To the south is a dog kennel and outdoor storage yard.  To the east is an 
office building currently housing an optometrist and a vacant lot intended for another 
office building. 
 
REQUEST: 
The applicant is requesting a preliminary plat and PUD to allow for the development of 
24 duplex units.  The applicant is also requesting a GDP amendment to allow the 
property to be used solely for residential purposes. 
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General Development Plan 
The site is zoned Planned Community Zone District – Commercial/Residential (PCZD-
C/R), which allows both commercial and residential uses as delineated by a general 
development plan (GDP).  The site is currently governed by the North Louisville GDP, 
which calls for a mix of commercial office and residential.  The applicant is requesting to 
amend the Takoda GDP to include the area and change the allowed use to residential 
only.  Under the Takoda GDP, 458 residential units are allowed within the Steel Ranch 
and Steel Ranch South developments.  Under the PUDs for those developments 
(Takoda and Steel Ranch South), 438 units have been approved.  The applicant is 
requesting to transfer the remaining 20 units to the Lanterns.  The applicant is also 
requesting an additional four units be allowed, which would the total in the Lanterns to 24 
units and the total under the Takoda GDP to 462 units. 
 

Paschal Drive 
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Summit View 
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In the 2013 Comprehensive Plan framework plan, the Lanterns area was designated 
Urban Neighborhood.  Urban Neighborhood areas are intended to accommodate 
residential uses in an interconnected and pedestrian friendly road network on small lots 
with pedestrian scale buildings.  The proposed development would meet these goals and 
staff supports the change in use to only residential.  The applicant has also provided a 
fiscal study, which shows a small positive return to the City for the proposed 
development.   
 
The density of the proposed development, at 6.3 units per acre, is compatible with the 
comprehensive plan and the surrounding neighborhoods.  The applicant is also 
proposing several public benefits in return for the four additional units.  The 
comprehensive plan calls for the extension of Kaylix Avenue through this property and 
eventually to South Boulder Road.  The applicant has agreed to acquire and dedicate the 
land for the right-of-way, and dedicate funds for the construction of the street at the 
appropriate time.  The Public Works Department does not want the street constructed 
until it can continue further to the south to avoid a short dead-end street.  The applicant 
would construct the full intersection, crosswalk, and gutter pans as part of this 
development. 
 
The applicant is also proposing a land swap with the City, discussed in more detail 
below.  As part of the land swap, the City would acquire land needed to complete the trail 

Urban 

Neighborhood 

Lanterns 
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connection between the proposed underpass on Highway 42 and the trails in Steel 
Ranch.  This connection, along with other planned improvements, would create 
connections between Hecla and Waneka Lakes, Harney-Lastoka Open Space, and the 
Coal Creek Trail to the east with the North Open Space, Davidson Mesa, and Marshall 
Mesa to the west.  Staff believes these public benefits and the compatible density justify 
the four additional units. 
 
Boulder Valley School District has reviewed the proposal and determined it can 
accommodate the projected number of students.  BVSD anticipates the development 
would add four students to Louisville Elementary, two students to Louisville Middle, and 
two students to Monarch High.  Louisville Elementary is currently at or near capacity, but 
has 65 to 70 students open enrolled at the school.  By limiting the number of new open 
enrolled students, BVSD believes Louisville Elementary can accommodate all new 
proposed and approved development in the attendance area.  However, all existing open 
enrolled students are allowed to continue at the school, so BVSD may have to take 
temporary steps to increase capacity at Louisville Elementary in the short term. 
 
Preliminary Subdivision Plat  
Blocks 
The proposed development would use the existing block layout of the Summit View 
development.  The Lanterns development would be one block long, on either side of 
Summit View Drive.  The block is approximately 530 feet long, which complies with the 
standards of Louisville Municipal Code section 16.16.040. 
 

 
 
Streets and Alleys 
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The proposed development includes no alleys and no new streets. The proposal 
includes the dedication of right-of-way for the extension of Kaylix Avenue south of 
Summit View Drive.  The Public Works Department has requested the street not be 
constructed at this time, but instead the developer would dedicate the funds so the City 
may construct the street at a later date.  The right-of-way would be 50 feet in width, 
matching the width of Kaylix Avenue north of Summit View Drive and meeting City 
standards.  The 2013 Comprehensive Plan calls for the eventual continuation of Kaylix 
Avenue south all the way to South Boulder Road, so obtaining this portion of right-of-way 
and funding is valuable to the City. 
 
The proposal also includes the vacation of six feet of the Summit View Drive right-of-way 
between Kaylix Avenue and Hecla Drive (three feet on each side), resulting in a 44 foot 
right-of-way.  The applicant would like to create a narrower street, more conducive to 
pedestrians, slow traffic, and residential development.  Summit View Drive is currently 36 
feet flowline to flowline and this proposal would reduce that to 34 feet, allowing two 10 
foot drive lanes and two 7 foot parking lanes. 
 

 
In this proposal, the sidewalks would be outside the City right-of-way.  As such, they 
would not be maintained by the City, instead being maintained by the homeowners 
association.  The Public Works Department has expressed a concern about continued 
maintenance of the sidewalks if the HOA disbands.  Staff is therefore requesting a 
maintenance easement be added to the proposed access easement over the sidewalks, 
so the City may maintain them if necessary.   
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Bump-outs would be constructed at the intersections with Kaylix Avenue and Hecla 
Drive, bringing Summit View Drive down to 20 feet flowline to flowline, providing traffic 
calming and enhanced pedestrian safety.  The Public Works Department has reviewed 
these proposals and finds them acceptable in concept, contingent on the approval of 
proposed turning templates by the City and the Louisville Fire Protection District. 
 
Public Land Dedication 
When the Summit View subdivision was platted, it met the 12 percent land dedication 
requirement for commercial developments through a combination of actual land 
dedications and payment in lieu.  LMC section 16.16.060 requires a 15 percent land 
dedication for residential developments, so converting this land from commercial to 
residential would require the provision of the additional three percent, or about 0.12 
acres.  The applicant is proposing to meet the requirement through a fee in lieu, which is 
acceptable to the Parks and Recreation Department. 
 
Land Swap 
The applicant has proposed a land swap with the City to even out the southern boundary 
of the development to create more developable lots.  The proposal is to trade portions of 
Outlot A, Summit View, and Outlots A and B, Davidson Highline, held by the City as 
open space, for portions of Lot 3, Block 11, Takoda and Tract K, Steel Ranch South, 
controlled by the developer.  The land areas proposed to be swapped are equal at 7,512 
square feet. 
 

 
 

Future Trail and 
Hwy. 42 Underpass 
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According to the City Attorney, the City may execute swaps of open space land with the 
unanimous approval of the Open Space Advisory Board and approval of a supermajority 
of City Council.  OSAB has already reviewed the proposed swap and given their 
unanimous approval.  The acquisition of the portion of Tract K would help the City to 
build a trail connecting the trails of Steel Ranch with the proposed underpass at Highway 
42 and the trails in the North End subdivision, serving as an important connection for the 
City’s trail network.  The acquisition of a portion of Lot 3, Block 11, Takoda would better 
position the City to acquire the remaining rights-of-way needed to make the trail 
connection and complete the Kaylix Avenue connection.  The applicant is also proposing 
to pipe the portion of the Davidson Highline Ditch which runs through the affected area 
as part of the project. 
 

 
 
Preliminary PUD Development Plan 
Land Use  
The proposed land use complies with the existing zoning of Planned Community Zone 
District – Commercial/Residential, which allows both commercial and residential uses as 
defined by a GDP.  The proposed GDP amendment would allow residential uses, as 
described above. 
 
The proposal calls for 24 residential units in duplexes, at a density of 6.3 units per acre.  
This is slightly denser than the area of Steel Ranch immediately to the north, which is 

Future Trail and 
Hwy. 42 Underpass 
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approximately 5.5 units per acre.  The higher density would allow for a transition from the 
existing residential to the existing commercial uses to the south and east. 
 
Bulk and Dimension Standards  
The applicant has proposed the following yard and bulk standards: 
 
Front setback 12’ side load garage, 20’ front load 
Side setback 0’ in building, 5’ interior, 10’ street 
Rear setback 15’ 
Building separation 10’ 
Maximum lot coverage 85% 
 
The zero foot in-building side setback is necessary to allow the duplexes to straddle the 
lot lines, with each unit on its own lot.  The PUD also includes a provision that allows 30 
percent of the rear elevation of a unit to encroach 5 feet into the rear setback.  Decks 
and patios could encroach into rear and side setbacks all the way to the lot lines.  Under 
the PCZD-C/R zoning, PUD yard and bulk requirements must comply with the standards 
set by the GDP.  The proposed requirements comply with the proposed GDP 
amendment, and staff considers these standards reasonable considering the type and 
density of the development and the surrounding developments. 
 
Height 
The PUD proposes a maximum height of 30 feet.  This is less than the 35 feet allowed in 
Steel Ranch and Summit View Office Park. 
 
Parking 
Each unit would include a two-car garage, satisfying the LMC requirement of two off-
street spaces per dwelling unit.  On-street parking would allow another 20 spaces, giving 
a total parking for the development of 68 spaces and a ratio of 2.83 spaces per unit. 
 
Transportation 
A traffic analysis was prepared during the review process for the Takoda (Steel Ranch) 
development that showed the existing and proposed streets could accommodate the 
approved 458 units.  The additional four units requested here would generate less traffic 
than if the site was built out as an office park, so staff is comfortable there will not be 
adverse traffic impacts from the proposed development beyond what has already been 
approved. 
 
Parks, Recreation, Trails and Open Space 
There is no additional park or open space land proposed as part of this development.  
The site is close to Steel Ranch and Cowboy parks in Steel Ranch, and the open space 
between Steel Ranch and Steel Ranch South, which would provide adequate recreation 
opportunities for the development.   
 
As described above, the proposed land swap would eventually allow the City to complete 
the trail connection between Steel Ranch and North End which, combined with other 
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planned improvements, would connect the North Open Space to Hecla Lake and beyond 
on both ends. 
 
Urban Form 
The proposed development would match the urban form of the surrounding 
neighborhoods and complies with all applicable City standards. 
 

 
 
Fiscal Impact 
The applicant has prepared a fiscal impact study using the City’s fiscal model, which 
shows a one-time capital gain of approximately $93,000, ongoing annual operating 
losses of approximately $5,500 and ongoing annual capital gains of approximately 
$6,000. 
 
STAFF RECOMMENDATION: 
Staff recommends approval of the requested GDP amendment, preliminary plat, and 
preliminary PUD for the development called the Lanterns.  The proposal will allow for the 
development of 24 duplex units along Summit View Drive. 
 
Staff recommends the following conditions of approval: 
 

1. The plat shall be updated to reflect the land swap, contingent upon approval of the 
swap by City Council. 

2. A maintenance easement shall be provided for the sidewalks. 
3. The developer shall construct the curbs, crosswalk, and gutter for the Kaylix 

Avenue extension, and provide funds for the construction of the street to the 
southern edge of the development. 

4. The applicant shall provide turning templates acceptable to the Louisville Public 
Works Department and the Louisville Fire Protection District before the City 
Council hearing. 

 
ATTACHMENTS: 

1. Resolution No. 25, Series 2013 
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2. Application documents – Land Use Application, Letter of Intent, etc. 
3. GDP Amendment 
4. Preliminary Plat 
5. Preliminary PUD 
6. Fiscal Study 
7. BVSD Letter 



 
 
 

RESOLUTION NO. 25  
SERIES 2013 

 
A RESOLUTION RECOMMENDING APPROVAL OF A GENERAL DEVELOPMENT 
PLAN (GDP) AMENDMENT, PRELIMINARY SUBDIVISION PLAT, AND 
PRELIMINARY PLANNED UNIT DEVELOPMENT (PUD) FOR AN APPROXIMATE 4 
ACRE PARCEL OF THE TAKODA SUBDIVISION.  THE INTENT OF THE REQUEST 
IS TO DEVELOP THE PROPERTY WITH 24 RESIDENTIAL UNITS  

  
 WHEREAS, there has been submitted to the Louisville Planning Commission an 
application for approval of a general development plan (GDP) amendment, preliminary 
subdivision plat, and preliminary planned unit development (PUD) for an approximate 4 
acre parcel of the Takoda subdivision.  The intent of the request is to develop the 
property with 24 residential units; and 
 
 WHEREAS, the subject property is zoned Planned Community Zone District – 
Commercial/Residential; and 
 
 WHEREAS, the City Staff has reviewed the information submitted and found it to 
comply with Titles 16 and 17 of the Louisville Municipal Code; and 
 

 WHEREAS, after a duly noticed public hearing on December 12, 2013 where 
evidence and testimony were entered into the record, including the findings in the 
Louisville Planning Commission Staff Report dated December 12, 2013, the Planning 
Commission finds the Lanterns GDP amendment, Preliminary Subdivision Plat, and 
Preliminary PUD Plan should be approved with the following conditions: 

 
1. The plat shall be updated to reflect the land swap, contingent upon approval of 

the swap by City Council. 
2. A maintenance easement shall be provided for the sidewalks. 
3. The developer shall construct the curbs, crosswalk, and gutter for the Kaylix 

Avenue extension, and provide funds for the construction of the street to the 
southern edge of the development. 

4. The applicant shall provide turning templates acceptable to the Louisville Public 
Works Department and the Louisville Fire Protection District before the City 
Council hearing. 

 
NOW THEREFORE, BE IT RESOLVED that the Planning Commission of the City of 
Louisville, Colorado does hereby recommend approval of a GDP amendment, 
Preliminary Subdivision Plat, and Preliminary PUD for the Lanterns Subdivision with the 
following conditions: 
 

1. The plat shall be updated to reflect the land swap, contingent upon approval of 
the swap by City Council. 

2. A maintenance easement shall be provided for the sidewalks. 
3. The developer shall construct the curbs, crosswalk, and gutter for the Kaylix 

Avenue extension, and provide funds for the construction of the street to the 
southern edge of the development. 



 2 

4. The applicant shall provide turning templates acceptable to the Louisville Public 
Works Department and the Louisville Fire Protection District before the City 
Council hearing. 
 
PASSED AND ADOPTED this 12th day of December, 2013. 

 
 
By: ______________________________ 

Chris Pritchard, Chairman 
Planning Commission 

 
 
Attest: _____________________________ 
 Ann O’Connell, Secretary 
 Planning Commission 































 

M E M O R A N D U M  

To: Justin McClure, RMCS, Inc. 

From: Andy Knudtsen and Chris Ryerson, Economic & Planning 

Systems 

Subject: Fiscal Impact of The Lanterns Development 

Date: October 7, 2013 

This memorandum documents the fiscal impact to the City of Louisville 

from the proposed planned unit development, The Lanterns.  Economic 

& Planning Systems (EPS) was retained by RMCS, Inc. on behalf of 

Boulder Creek Lanterns, LLC to perform an analysis of the fiscal impact 

of the residential development located in the Takoda Subdivision on four 

acres along both sides of Summit View Drive between West Hecla Drive 

and Kaylix Avenue west of Highway 42.  The proposed residential 

development is described below: 

 24 single family attached duplex units 

 3 bedrooms per unit 

 Each unit has an average of 2,400 square feet 

 Each unit has a two-car attached garage 

 Each unit is estimated to have a market price of approximately 

$500,000. 

The development program tested in the fiscal impact analysis is shown 

below in Table 1.  The table shows the number of residential units in 

the plan, as well as the estimated value of each unit. The development 

value of the new single family attached duplex units was provided by 

Boulder Creek Lanterns, LLC.  
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Table 1  
The Lanterns Development Program 

 
 
 

Met ho do lo gy  

The fiscal impact analysis evaluates the operation and capital revenues and expenditures that 

will be generated as a result of the proposed development.  EPS has used factors from the most 

recent Comprehensive Plan fiscal model.  The results of the impact model have been split 

between three categories that measure fiscal impact based on the type of revenue or 

expenditure. These are as follows: 

 On-going Operations Factors– The on-going factors cover the operational costs and 

revenues that recur annually.  Examples of revenues include property tax, intergovernmental 

grants, motor vehicle use tax, specific ownership tax, and sales tax.  Costs reflect the funds 

needed for personnel and other types of on-going City operations and maintenance activities.  

To determine the appropriate factors, costs for City departments have been apportioned to 

residential and non-residential uses and then converted into per unit factors based on the 

City’s current model.   

 One-Time Capital Factors – Capital costs and revenues pertain to one-time improvements 

or payments.  Revenue sources include use tax, building permits, plan check fees, and 

impact fees.  Costs reflect the combined value of City facilities and assets which are then 

apportioned to residential and non-residential uses.  These values are then divided by the 

total number of dwelling units.  

 On-going Capital Sales Tax – The exception to the standard collection of one-time capital 

revenues is the portion of sales tax committed to capital improvements and open space.  EPS 

has isolated these revenues, as they function like operations (which are recurring), but are 

dedicated for capital or open space.   

 

A ssumpt io ns  and  A d justment s  

This analysis builds on the comprehensive plan fiscal model, with specific adjustments to 

reflect the unique nature of the proposal.  Adjustments to the model factors were made 

to better estimate the impact of the development. All assumptions used in the model are 

Estimated Valuation

Description Units Sq Ft1 Value Per Unit

Residential

Single Family Attached Duplexes 24 2,400 $12,000,000 $500,000

Source: Boulder Creek Lanterns, LLC; Economic & Planning Systems
1 Square feet listed are for the average per unit.

H:\133079-Louisville Lanterns Fiscal\M odels\[133079-Louisville Lanterns Fiscal_2013 Standard M odel.xlsx]Dev Program
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summarized in Fiscal Model Table 1 provided in the attached fiscal model Appendix.  The 

changes or assumptions made to the fiscal model by EPS are summarized below: 

 Property Tax – The property tax total calculated for the project was determined using the 

estimated value of the new single family attached duplexes provided by the developer, 

Boulder Creek Lanterns, LLC.  The 24 duplex units will generate annual property tax proceeds 

for the City of $4,457.   

 Sales Tax Revenue – Potential sales tax revenues generated by each new household were 

estimated by calculating total annual income for each unit owner.  The amount each 

household will spend on retail sales is calculated using a 38 percent factor for amount of total 

income spent on retail purchases which then has a 50 percent factor applied for the 

proportion of those retail sales that will occur locally.  Based on the market values for each 

duplex unit provided by Boulder Creek Lanterns, LLC, each household is expected to spend 

approximately $19,000 in local retail sales annually.  The 24 unit development will generate 

$9,153 in Operating sales tax, $4,577 in Capital Improvements sales tax, and $1,716 in 

Open Space sales tax for the City each year.  (Note that the sales tax revenue dedicated to 

capital projects and open space has been shown separately from the rest of the recurring 

revenues.) 

 Impact Fees – The impact fees that were applied to the development are based on the 

City’s current impact fee schedule.  The impact fees for single family attached three bedroom 

units was applied to the 24 units. The $5,478 in total impact fees per unit will generate 

$131,472 for the City from this project.   

 Use Tax, Building Permit and Plan Check Fees – Construction values for construction use 

tax and permit and plan fees were derived using the assumed market value of the duplex 

units provided in the development program, construction values and tax rates from the 

comprehensive plan fiscal impact model, and based on the assumption that construction 

materials represent 50 percent of construction value. The Lanterns development is estimated 

to generate $129,600 in construction use tax, $61,440 in permit fees, and $39,936 in plan 

check fees for the City.   

 

F i s ca l  Impact  Summar y  

The Lanterns development is estimated to result in $26,148 in on-going annual revenue to the 

City and to generate $31,695 on-going annual expenditures. The result is a net fiscal on-going 

operations balance of negative $5,547 annually, as shown in Table 2. There is expected to be an 

annual recurring revenue stream of $6,293 from sales tax revenue that is dedicated to capital 

projects and open space. Therefore, the total net on-going fiscal balance will be positive by 

$746.  

The proposed development will have a net positive capital impact on the City based on the 

Comprehensive Plan model factors.  The development will impose $269,017 upon the City in 

demand for new capital investments.  The project is estimated to generate $362,448 in one-time 

revenue.  Thus, the net fiscal balance provides a one-time capital positive impact of $93,431.  
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Table 2 
The Lanterns Fiscal Analysis Summary  

 

 

Description Net Conditions

On-Going (Operations)

Annual Expenditures $31,695

Annual Revenue $26,148

Net Fiscal Balance ($5,547)

On-Going (Capital) $6,293

On-Going (Net Revenue) $746

One-Time (Capital)

One-Time Expenditures $269,017

One-Time Revenue $362,448

Net Fiscal Balance $93,431

Source: City of Louisville Comprehensive Plan, Economic & 

Planning Systems

H:\133079-Louisville Lanterns Fiscal\M odels\[133079-Louisville Lanterns 

Fiscal_2013 Standard M odel.xlsx]Summary
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Table 1

Fiscal Analysis Assumptions

Louisville The Lanterns Fiscal

Assumptions

Market Appraised Construction Assessment Mill Allocation of Operating Costs Residential Non-Residential Retail Industrial Office

Property Tax Assumptions per Sq Ft or Unit Value Value Value Ratio Levy General Government

Single Family Attached Duplexes $500,000 $450,000 $360,000 0.0796 5.184    Central Charges 70% 30% 11% 10% 9%

--- $0 $0 $0 0.0796 5.184    Legislative 80% 20% 7% 7% 7%

Retail 1 $132 N/A $95 0.29 5.184    Municipal Court 60% 40% 13% 13% 13%

Office $143 N/A $105 0.29 5.184

   City Manager 70% 30% 11% 10% 9%

Building Use Tax Assumptions 1 Commercial Resid.    City Attorney 20% 80% 27% 27% 27%

Capital Use Tax Rate 3.000% 3.000%    City Clerk 60% 40% 13% 13% 13%

Historical Preservation Rate 2 0.125% 0.125%    Human Resources 70% 30% 11% 10% 9%

Conservation Trust Rate 2 0.375% 0.375%    Information Systems 70% 30% 11% 10% 9%

Construction Value % 50% 50%    Finance 60% 40% 25% 8% 8%

   Planning 35% 65% 10% 40% 15%

Sales Tax Assumptions General Government 60% 40% 14% 15% 12%

Operating Sales Tax Rate 2.000% Police 65% 35% 25% 5% 5%

Historic Preservation Rate 2 0.125% Recreation & Senior Services 100% 0% 0% 0% 0%

Capital Improvement Sales Tax Rate 3 1.000% Library 100% 0% 0% 0% 0%

Open Space Sales Tax Rate 2 0.375% Public Works 60% 40% 10% 5% 25%

Sales per Sq Ft $205 Comp Plan Land Management

Sales per Sq Ft - Retail Employee $3.45 Comp Plan    Developed Land 100% 0% 0% 0% 0%

Sales per Sq Ft - Office Employee $8.03 Comp Plan

Cannibalization Factor for New Retail 33% Comp Plan

   Open Space 100% 0% 0% 0% 0%

Development Revenues (all are used for Capital Improvements) Parks & Municipal 

Facility Impact Fees Library Trails Recreation Faciltiies Transportation

Single Family Attached (3+ Bed) $2,580 $1,704 $460 $585 $149

Commercial (per SF) < 50,000 sf --- --- --- $0.21 $0.33

Number of current Households 7,961

Number of current Non-residential SqFt 5,596,270

Number of Current Retail Sq Ft 1,401,281

Number of Current Industrial Sq Ft 2,380,013

Number of Current Office Sq Ft 1,608,285

Number of Current Public Sq Ft 206,691

Note: Shading indicates modifications from the Comprehensive Plan analysis
1
 Identical to the Comprehensive Plan assumptions

2 
The City currently collects a .375% sales and use tax that is designated for open space purchases and a .125% sales and use tax that is designated for historic preservation.  These revenues cannot be used for captial improvements.

3  
By ordinance, 1/3 of the City's regular 3.000% sales and use tax rate is to be used for capital improvements and is deposited into the City's Capital Projects Fund.  This revenue cannot ve used for other purposes.

Source: City of Louisville; Economic & Planning Systems
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Table 2

Baseline Fiscal Conditions - Cost Factors

Louisville The Lanterns Fiscal

Total

Annual

On-Going Costs Operating Costs

General Government $3,228,780 $1,921,447 $241.36 $1,307,333 $0.32 $0.20 $0.24

Police $4,391,110 $2,854,222 $358.53 $1,536,889 $0.78 $0.09 $0.14

Parks and Recreation & Sr Services $2,907,540 $2,907,540 $365.22 $0 $0.00 $0.00 $0.00

Library $1,573,530 $1,573,530 $197.65 $0 $0.00 $0.00 $0.00

Public Works $2,094,580 $1,256,748 $157.86 $837,832 $0.15 $0.04 $0.33

Total Operating Cost per DU $1,321

Total Operating Cost per SqFt $1.25 $0.34 $0.70

Estimated

Capital Costs Current Value

General Government $2,927,400 $1,685,797 $215.13 $1,241,603 $0.26 $0.23 $0.20

Police $3,725,000 $2,421,250 $308.99 $1,303,750 $0.66 $0.08 $0.12

Public Works $1,280,000 $768,000 $98.01 $512,000 $0.09 $0.03 $0.20

Parks and Recreation & Sr Services $61,650,000 $61,650,000 $7,867.54 $0 $0.00 $0.00 $0.00

Library $8,976,260 $8,976,260 $1,145.52 $0 $0.00 $0.00 $0.00

Transportation

Single-Family --- --- $1,573.86 --- --- --- ---

Multi-Family --- --- $956.66 --- --- --- ---

Commercial --- --- --- --- $8.66 $1.88 $3.97

Total Capital Costs per DU

Single-Family --- --- $11,209 ---

Attached --- --- $11,209 ---

Multi-Family --- --- $10,592 ---

Total Capital Costs per SqFt

Commercial --- --- --- --- $9.67 $2.22 $4.49

Source: City of Louisville; Economic & Planning Systems
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Table 3

Baseline Fiscal Conditions - Revenue Factors

Louisville The Lanterns Fiscal

Per Unit

Single Family 

Attached Duplexes

On-going Revenues

Property Tax $186

Other Taxes $274

Fines and Fees $248

Sales Tax

Operation (2%) - Retail Sales $381

Operation (2%) - Employee Sales $0

Sales Tax Subtotal $381

Total On-going Revenues $1,089

On-going Capital Revenues

Capital Imp. (1%) $191

Open Space (.375%) $72

Total On-going Cap. Rev. $262

One-time Revenues

Use Tax $5,400

Building Permits $2,560

Plan Check Fees $1,664

Impact Fees

Parks & Trails Fee $2,580

Rec.  Fee $1,704

Library Fee $460

Municipal Facilities Fee $585

Transp. Fee $149

Total One-time Revenues $15,102

Source: City of Louisville Comprehensive Plan, Economic & Planning Systems
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Table 4

Proposed Development Program

Louisville The Lanterns Fiscal

Estimated Valuation

Description Units Sq Ft
1

Value Per Unit

Residential

Single Family Attached Duplexes 24 2,400 $12,000,000 $500,000

Source: Boulder Creek Lanterns, LLC; Economic & Planning Systems
1
 Square feet listed are for the average per unit.
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Table 5

Operations/On-Going Fiscal Analysis

Louisville The Lanterns Fiscal

Per Unit Subtotals

Proposed Development

Single Family 

Attached Duplexes

Single Family 

Attached Duplexes Total

Total New 24

On-Going Revenues (Operations)

Property Tax $186 $4,457 $4,457

Other Taxes $274 $6,577 $6,577

Fines and Fees $248 $5,961 $5,961

Sales Tax

Operation (2%) - Retail Sales $381 $9,153 $9,153

Operation (2%) - Employee Sales $0 $0 $0

Total Annual Revenue $1,089 $26,148 $26,148

On-Going Revenues (Capital)

Capital Imp. (1%) $191 $4,577 $4,577

Open Space (.375%)
1 $72 $1,716 $1,716

Total On-going Cap. Rev. $262 $6,293 $6,293

On-Going Expenditures (Operations)

General Government $241 $5,793 $5,793

Police $359 $8,605 $8,605

Parks and Recreation & Sr Services $365 $8,765 $8,765

Library $198 $4,744 $4,744

Pub. Wks/Trans. $158 $3,789 $3,789

Total $1,321 $31,695 $31,695

Annual Net Fiscal Balance ($231) ($5,547) ($5,547)

1
A portion of Open Space can be used for operations

Source: City of Louisville Comprehensive Plan, Economic & Planning Systems

H:\133079-Louisville Lanterns Fiscal\Models\[133079-Louisville Lanterns Fiscal_2013 Standard Model_10_07_2013.xlsx]HH Income & Pt of Origin

133079-Louisville Lanterns Fiscal_2013 Standard Model_10_07_2013 10/7/2013 Page 9



Table 6

Capital/One-time Fiscal Analysis

Louisville The Lanterns Fiscal

Per Unit Subtotal

Proposed Development

Single Family 

Attached Duplexes

Single Family 

Attached Duplexes Total

Total 24

One-time Revenues

Use Tax $5,400 $129,600 $129,600

Building Permits 
1

$2,560 $61,440 $61,440

Plan Check Fees $1,664 $39,936 $39,936

Impact Fees

Parks & Trails Fee $2,580 $61,920 $61,920

Rec.  Fee $1,704 $40,896 $40,896

Library Fee $460 $11,040 $11,040

Municipal Facilities Fee $585 $14,040 $14,040

Transp. Fee $149 $3,576 $3,576

Total One-Time Revenues $15,102 $362,448 $362,448

One-time Expenditures

General Government $215 $5,163 $5,163

Police $309 $7,416 $7,416

Public Works $98 $2,352 $2,352

Parks and Recreation & Sr Services $7,868 $188,821 $188,821

Library $1,146 $27,492 $27,492

Transportation $1,574 $37,773 $37,773

Total One-Time Expenditures $11,209 $269,017 $269,017

Net Fiscal Balance $3,893 $93,431 $93,431

1 
Does not include Water or Sewer Tap Fees

Source: City of Louisville Comprehensive Plan, Economic & Planning Systems
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Table 7

Fiscal Analysis Summary

Louisville The Lanterns Fiscal

Description Net Conditions

On-Going (Operations)

Annual Expenditures $31,695

Annual Revenue $26,148

Net Fiscal Balance ($5,547)

On-Going (Capital) $6,293

On-Going (Net Revenue) $746

One-Time (Capital)

One-Time Expenditures $269,017

One-Time Revenue $362,448

Net Fiscal Balance $93,431

Source: City of Louisville Comprehensive Plan, Economic & 

Planning Systems

H:\133079-Louisville Lanterns Fiscal\Models\[133079-Louisville Lanterns Fiscal_2013 
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Table A1

On-Site Household Income and Sale Tax Generated per Unit

Louisville The Lanterns Fiscal

Factor

Single Family 

Attached Duplexes

HH Income

Units 24

Monthly Payment $2,281

Insurance 10% $228

Total Monthly Exp. $2,509

Total Ann. Exp. 12 $30,110

Total Income 30% $100,365

% on Retail 38%

% Spent Locally 50%

Retail Sales $19,069

City Sales Tax Revenue

Operating Sales Tax 2.000% $381

Capital Imp. Sales Tax 1.000% $191

Open Space Sales Tax 0.375% $72

Total 3.375% $644

Average Household Income $100,365

Comprehensive Plan HH Income $75,000

Differential 134%

Sales Tax per Household 
1

$644

Source: City of Louisville; Economic & Planning Systems

1
 Based on Comprehensive Plan, assuming 38% of household income spent on 

retail and 50% local capture.  Sales Tax revenue is allocated to operations (2%) 

and capital and open space (1.375%)
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Table A2

Proposed Development Property Tax Revenue Calculation

Louisville The Lanterns Fiscal

Market Value

Appraised 

Value

Assess 

Ratio

Assessed 

Value

Mill 

Levy
1

Property 

Tax 

Proceeds Per Unit

Residential

Single Family Attached Duplexes $12,000,000 $10,800,000 7.96% $859,680 5.184 $4,457 $185.69

Total $12,000,000 $10,800,000 $859,680 $4,457

Source: City of Lousiville; Economic & Planning Systems
1
 Note:  This mill levy is only for  the City of Louisville General Fund and does not include the additional 1.526 mills levied by the City for bond maintenance.

H:\133079-Louisville Lanterns Fiscal\Models\[133079-Louisville Lanterns Fiscal_2013 Standard Model_10_07_2013.xlsx]Property Tax
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Table A3

Estimated Construction Use Tax

Louisville The Lanterns Fiscal

Development Program Units

Construction 

Value Materials Cost
1

Tax Rate
2

Total Est. 

Use Tax Per Unit

Residential

Single Family Attached Duplexes 24 $8,640,000 $4,320,000 3.00% $129,600 $5,400

Total 24 $8,640,000 $4,320,000 $129,600

1
 Assumes construction materials represent 50 percent of construction value.

2
 Only includes the General Fund portion of the use tax rate.

Source: City of Louisville; Economic & Planning Systems

H:\133079-Louisville Lanterns Fiscal\Models\[133079-Louisville Lanterns Fiscal_2013 Standard Model_10_07_2013.xlsx]Const. Use Tax Res.
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Table A4

Building Permits & Plan Check Fee Calculation

Louisville The Lanterns Fiscal

Construction 

Value Base Fee

Graduated 

Fee Permit Fee

Plan Check 

Fee

Total 

Revenue

Residential

Single Family Attached Duplexes $8,640,000 $61,440 $39,936 $101,376

Per Unit $360,000 $1,000 $6 $2,560 $1,664 $4,224

Residential Total $8,640,000 $61,440 $39,936 $101,376

Source: City of Louisville; Economic & Planning Systems
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Table A5

New Impact Fee Schedule

Louisville The Lanterns Fiscal

Description Size Parks & Trails Rec. Facilities LibraryMunicipal Facilities Transportation Total

Bedrooms/Sq. Ft.

Residential

Single Family

0-2 $1,822 $1,203 $325 $413 $185 $3,948

3 $2,664 $1,759 $475 $604 $225 $5,727

4 $3,464 $2,288 $617 $786 $287 $7,442

5+ $4,233 $2,796 $754 $960 $379 $9,122

Single Family Attached

0-2 $1,653 $1,092 $295 $375 $93 $3,508

3+ $2,580 $1,704 $460 $585 $149 $5,478

Multifamily $1,516 $1,001 $270 $344 $144 $3,275

Source:  City of Louisville; Economic & Planning Sytems

H:\133079-Louisville Lanterns Fiscal\Models\[133079-Louisville Lanterns Fiscal_2013 Standard Model_10_07_2013.xlsx]New Impact Fee

Development Program Units

Parks

 & Trails

Rec.

Facilities Library

Municipal

Facilities Transportation Total

Single Family Attached Duplexes 24 $61,920 $40,896 $11,040 $14,040 $3,576 $131,472

Per Unit $2,580 $1,704 $460 $585 $149 $5,478

Total $61,920 $40,896 $11,040 $14,040 $3,576 $131,472

Source: City of Louisville; Economic & Planning Systems
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Table A6

Other General Revenue Sources

Louisville The Lanterns Fiscal

Annual Residential Rev Per Retail Rev Per Industrial Rev Per Office Rev Per

General Revenue Revenue Allocation Unit Allocation Sq Ft Allocation Sq Ft Allocation Sq Ft

Other Taxes

Franchise Tax $958,280 $574,968 $73.38 $76,662 $0.05 $239,570 $0.10 $67,080 $0.04

Motor Vehicle Use Tax $797,780 $797,780 $101.81 $0 $0.00 $0 $0.00 $0 $0.00

Specific Ownership Tax $136,910 $136,910 $17.47 $0 $0.00 $0 $0.00 $0 $0.00

Penalties & Interest on Taxes $32,000 $8,000 $1.02 $8,000 $0.01 $8,000 $0.00 $8,000 $0.00

Highway Users Tax $591,000 $591,000 $75.42 $0 $0.00 $0 $0.00 $0 $0.00

Cigarette Tax $57,250 $0 $0.00 $57,250 $0.04 $0 $0.00 $0 $0.00

Mineral Lease & Severance Tax $20,000 $20,000 $2.55 $0 $0.00 $0 $0.00 $0 $0.00

County Road and Bridge Tax $41,440 $18,648 $2.38 $6,630 $0.00 $9,531 $0.00 $6,400 $0.00

Other Taxes Subtotal $2,634,660 $2,147,306 $274 $148,542 $0.11 $257,101 $0.11 $81,480 $0.05

Fines and Fees

Business License $61,140 $6,114 0.78 $24,456 $0.02 $12,228 $0.01 $18,342 $0.01

Contractors License $48,000 $12,000 1.53 $12,000 $0.01 $12,000 $0.01 $12,000 $0.01

Miscellaneous Licenses & Permits $34,030 $34,030 4.34 $0 $0.00 $0 $0.00 $0 $0.00

Minor Permits $180,280 $45,070 5.75 $45,070 $0.03 $45,070 $0.02 $45,070 $0.03

Recreation Fees & Charges $1,694,530 $1,694,530 216.25 $0 $0.00 $0 $0.00 $0 $0.00

Miscellaneous Fees & Charges $101,700 $50,850 6.49 $16,950 $0.01 $16,950 $0.01 $16,950 $0.01

Fines & Forfeitures $207,530 $103,765 13.24 $34,588 $0.02 $34,588 $0.01 $34,588 $0.02

Fines and Fees Subtotal $2,327,210 $1,946,359 $248 $133,064 $0.09 $120,836 $0.05 $126,950 $0.08

Total General Revenue $4,961,870 $4,093,665 $522 $281,606 $0.20 $377,937 $0.16 $208,430 $0.13

Note: Lodging Tax revenue are not included; Construction Permit revenue is estimated separately

Source: City of Louisville, Economic & Planning Systems

H:\133079-Louisville Lanterns Fiscal\Models\[133079-Louisville Lanterns Fiscal_2013 Standard Model_10_07_2013.xlsx]General Revenue
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Memorandum 
 
Date:  December 12, 2013 
To:  Planning Commission 
From:  Troy Russ, AICP, Planning and Building Safety 
Subject: Planning Topic Paper – Residential Estate Zone District  
 
 
Background 
The City of Louisville experienced significant growth between 1970 and 1989.  It 
was during this time period the City first employed Planned Unit Developments 
(PUD) to regulate development requests.   
  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
A PUD is a regulatory tool the City utilizes to allow a project involving multiple 
parcels and a related group of land uses to be planned as a single entity and 
therefore subject to development and regulation standards as one land-use unit 
rather than as an aggregation of individual buildings located on separate lots.  
 
The purpose of a PUD is to provide a regulatory tool which allows for a greater 
variety and choice of design, to gain efficiency, to coordinate design development 
efforts, to conserve and make available open space, and to gain flexibility over 
conventional land-control regulations. 
 
In Louisville, the PUDs define building placement and heights, parking, 
landscaping and drainage.  Planners refer to building placement standards as 
“yard and bulk standards”.   

 

Department of Planning and Building Safety 
 

749 Main Street   Louisville CO 80027   303.335.4592   www.louisvilleCO.gov 

Louisville 1950-1969 Louisville 1970-1989 



 

As developments mature over time, the Planning and Building Safety Department 
receives building permit requests to improve and expand homes within existing 
PUDs.  When a building permit is submitted to the Planning Division, staff 
reviews the request with the approved PUD.  If the PUD is silent on yard and bulk 
standards, staff reviews the request against the yard and bulk requirements in 
the underlying zone district. 
 
Many of the PUDs approved between 1970 and 1989 occurred in the Residential 
Estate (RE) Zone District and did not define yard and bulk standards.  Typically, 
PUDs with no yard and bulk standards are not a concern to staff because the 
actual PUD layout complies with the underlying zone district’s yard and bulk 
standards.   
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
However, in the case of PUDs in the RE Zone District, there is a mismatch 
between the minimum lot size allowed in the PUDs and what is allowed in the RE 
Zone District.  Specifically, the majority of approved PUDs in the RE Zone District 
allow a minimum lot size of 6,000 sf while the RE zone District defines a 
minimum lot size as 12,000 sf.   
 
With no defined yard and bulk standards, the majority of homes in these PUDs 
are located on 6,000 sf lots and cannot be expanded because they exceed the 
allowed percentage of lot coverage for homes as defined by the RE zone district 
for a 12,000 sf lot.  If the lots had a zoning designation with a more compatible lot 
size, such as RL, they would be allowed a greater percentage of lot coverage 
and more additions would be allowed. 
 



 

As a result, staff must deny the permit request.  If an applicant wishes to 
proceed, they must gain permission through a variance request with the Board of 
Adjustment. 
 
Over the last year, staff has discussed options for 12 properties and forwarded 6 
variance requests to the Board of Adjustment.  Requests ranged from deck 
expansions to actual additions.  All were approved by the Board of Adjustment.   
 
Discussion 
Staff believes these PUDs were approved through one of two possible scenarios: 
 

1) Deliberate - The PUDs with silent yard and bulk standards, and 
mismatched minimum lots sizes when compared to the underlying zone 
district, were approved deliberately to ensure the neighborhoods 
developed remained as affordable starter homes.  The deliberate action 
ensures the expansion of the homes over time would be prohibited and 
therefore remains small and more affordable when compared to the rest of 
the City. 

 
2) An oversight - Louisville was under tremendous development pressure in 

the 70s and 80s and the PUD was a new, untested, regulatory tool. Staff 
was focused on processing development applications and did not consider 
the long-term impacts of silent yard and bulk standards.  

 
Are PUDs with silent yard and bulk standards a concern?  Is it a viable affordable 
housing strategy?  Should the City continue to require home owners to apply for 
a $750 variance for any level of expansion within these silent PUDs?  Should the 
City take sweeping action and resolve this concern through a city-wide legislative 
action? If the PUDs were to change, should residential design standards be 
customized to ensure the PUDs maintain their unique architectural character 
over-time? 
 
Staff and the Board of Adjustment believe this is an issue that needs to be 
addressed.  Staff believes the PUDs should provide more flexibility to ensure 
continued reinvestment within neighborhoods. However, staff also believes each 
PUD has unique architectural character and whatever action is implemented 
should be customized for individual neighborhoods.  Staff is proposing this issue 
be discussed individually within each upcoming Neighborhood Plan.  The 
neighborhood planning process will ensure each neighborhood can develop 
unique solutions on an individual neighborhood basis.   
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