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Applicant: Brinkman Partners, LLC 

Request: Approval of a building containing 
more than 25,000 sq ft of gross 
floor area in the BE district  
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of North Lincoln Avenue and East 
6th Street 

Existing Zoning: BE – Established Business  

Proposed Use: Development of a mixed use 
building containing live-work 
and residential units 

Staff Planner: Noreen Smyth 

 
  

Staff Recommendation  
Subject to additional evidence presented at the public 
hearing, City staff recommends the following motions: 
 
Recommended Motion: 
Move to make the findings listed in Section VI of the 
Planning Commission staff report dated March 11, 
2013 and, based on those findings, approve the 541 N. 
Lincoln building, as amended on the record.   

 
 

 
 

Summary of Analysis 
This is a public hearing to consider a proposed building in the BE district. The proposed use, a 70-unit 
mixed-use building containing four live-work units and 66 residential apartments, is a use by right in the BE 
district. Structures associated with uses by right in the core area of the BE district requires approval by the 
Planning Commission at a public hearing in the event that the structure exceeds 25,000 sq ft. Because the 
building proposed for the subject property is 65,437 sq ft., a Planning Commission public hearing is needed. 
Staff has reviewed the proposed building for all zoning code requirements and found that it complies with the 
standards of the BE district. 

The proposal requires the submittal of lot merger, site development plan, site work, building and 
encroachment permit applications, all of which are administrative (staff) approval processes. Staff has 
concluded its review of the lot merger application and found it complies with all code requirements. The site 
development plan has undergone two rounds of staff review and applicant revisions. Additional minor 
corrections will need to be made, but these should not impact the building under review at the public hearing. 
The other applications will be submitted for staff review after the site plan review is complete.  

Staff believes that all key issues have been resolved based on city codes and standards.   
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I. ATTACHMENTS 
 
1. Architectural elevations, Site plan, landscape plan and photometric plan  
2. Table of unit types, floor plans 
3. Streetscape plan 
4. Lot merger plat 
5. Chapter 18.24 (BE district) of the Municipal Code 
 
 
II. SITE DATA 
 

LOCATION ................................................................................ 541 N. LINCOLN AVENUE 
SUBDIVISION ............................................................................ LOVELAND ORIGINAL TOWN  
ACREAGE OF PROPERTY-GROSS .............................................. 0.64 AC  
MASTER PLAN DESIGNATION .................................................. DOWNTOWN ACTIVITY CENTER  
EXISTING ZONING.................................................................... BE ESTABLISHED BUSINESS 
EXISTING USE .......................................................................... MUSEUM 
PROPOSED USE ......................................................................... MIXED USE BUILDING CONSISTING OF RENTAL 

RESIDENTIAL UNITS AND LIVE-WORK UNITS 
NUMBER OF UNITS PROPOSED ................................................ 70 TOTAL UNITS CONSISTING OF 66 RESIDENTIAL 

UNITS (26 TWO-BEDROOM, 36 ONE-BEDROOM & 4 
STUDIO) AND 4 LIVE-WORK UNITS 

EXIST ADJ ZONING & USE - NORTH ........................................ BE ESTABLISHED BUSINESS-OFFICE 
EXIST ADJ ZONING & USE - SOUTH ........................................ BE ESTABLISHED BUSINESS-MUSEUM 
EXIST ADJ ZONING & USE - WEST .......................................... BE ESTABLISHED BUSINESS-COMMERCIAL 
EXIST ADJ ZONING & USE - EAST ........................................... BE ESTABLISHED BUSINESS –MIXED USE/MF 

RESIDENTIAL & COMMERCIAL 
UTILITY SERVICE – WATER, SEWER & ELECTRIC ................... CITY OF LOVELAND  
 
 

III. KEY ISSUES 
 
City staff believes that all key issues have been addressed in the development proposal. No neighborhood 
meeting is required for this application type. Planning staff has received some general inquiries about the 
proposal. No written or verbal comments for or against the proposal have been submitted to the Planning 
office.  
 
 
IV. STAFF, APPLICANT, AND PUBLIC INTERACTION 

 
Notification: An affidavit was received from Kevin Brinkman with Brinkman Partners certifying that 
written notice was mailed to all property owners within 300 feet of the property on February 22, 2013 and 
notices were posted in prominent locations on the perimeter on February 21, 2013.  In addition, a notice 
was published in the Reporter Herald on February 23, 2013.  A small number of phone inquiries about the 
proposal have been fielded by staff. No written comments have been received. 
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V. SUMMARY/PROJECT OVERVIEW 
 

Public Hearing 

This is a public hearing to consider a proposed building in the BE district. The proposal is a mixed-use 
development containing two types of uses: live-work units intended for office/art gallery/studio uses and 
residential apartments. Multi-family residential, live-work art galleries/studios, and office uses are all uses 
by right in the BE District, and mixed-use developments consisting of a combination of uses allowed by 
right are also a use by right in the district. However, per Municipal Code Section 18.24.050, the structures 
associated with uses by right in the “core area” of the BE district requires approval by the Planning 
Commission at a public hearing if the structure exceeds 25,000 sq ft.  Because the building proposed for 
the subject property is 65,437 sq ft., a Planning Commission public hearing is needed. The decision of the 
Planning Commission is final, and the building is not required to go before city council for review. 

Role of the Planning Commission 

Structures associated with uses by right in the core area of the BE district requires approval by the 
Planning Commission at a public hearing in the event that the structure exceeds 25,000 sq ft. The building 
proposed for the subject property is 65,437 sq ft. and thus a public hearing is needed. The Planning 
Commission is not reviewing the proposed use or site plan, but only the proposed structure. In evaluating 
BE district structures requiring a public hearing, the Planning Commissions shall make the following 
findings: 

1. The proposed development complies with the standards of this chapter and any other 
applicable provisions of the Loveland Municipal Code. 

2. The proposed development is consistent with the goals of the document, 
Destination Downtown: Heart Improvement Project Downtown Strategic Plan and 
Implementation Strategy. 

3. The proposed development is compatible with surrounding properties while considering its 
location in an urban environment characterized by a diversity of uses and building types. 

Staff analysis of these findings is provided below in Section IV. 

Subject Property 

The 0.64-acre subject property is located at the southwest corner of Lincoln Avenue and 6th Street. The 
rectangular property, with its longer side on 6th and its shorter side on Lincoln, borders public alleys to 
both the south and the west. It currently contains one building housing the City of Loveland museum 
annex with associated parking. The one-story building had formerly housed a bank before it was 
purchased by the city as part of the city’s downtown redevelopment efforts. With the city museum located 
immediately to the south, the building on the subject property has been utilized by the museum for certain 
displays while it awaits redevelopment. The existing building will be demolished as part of the 
redevelopment. There are three existing street trees along both Lincoln and 6th. While all of the trees are 
within the street right-of-way rather than on the subject property, all are proposed to be removed due to 
grading that will occur in and around the trees as part of the site work for the proposed development. 
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Public-Private Partnership 

 
The development of the subject property is a collaboration between the city and private entities. The city 
identified the property’s potential for a strategic catalyst project for the improvement of economic 
conditions downtown. It purchased the property with the goal of influencing the redevelopment of a 
prominent property in the core area. The city then sought a private developer to pursue the city’s vision 
for the downtown as generally described in the Destination Downtown plan. The applicant, Brinkman 
Partners, was then chosen from a number of candidates.  

 

Proposed Building 

One five-story, L-shaped structure is proposed for the subject property. The first floor (ground or street 
level) consists of four rental live-work units on the Lincoln Avenue side and parking on the 6th Street side. 
A wall, integrated into the overall building design, shields the parking from view of 6th Street. A total of 
65 parking spaces are in the ground floor parking area. Twenty-five spaces are covered as they are 
situated under the 2nd floor of the building, and the rest of the parking lot is open air. A combination of 
(26) two-bedroom, (36) one-bedroom and (4) studio rental residential units are on floors two to five.  The 
building will also include a fifth floor community balcony with a barbeque facility, a fitness room and 
both covered and uncovered bicycle parking. The trash enclosure is in the covered portion of the parking 
lot. The first floor live/work units will have front doors on Lincoln. The upper floor units have front doors 
on interior hallways.  Access to the upper floor units will be through a lobby elevator off of Lincoln, 
through a stairwell off of 6th Street, and through a stairwell off of the alley to the south. All of the units 

X 
Subject Property 
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along the Lincoln and 6th Street facades will include a balcony except for the corner units. The rear units 
facing the parking area will not include balconies. 

The BE district has specific architectural standards for both building design and materials. These are 
described in detail in the Findings and Analysis section of this report. The design requirements relate to 
matters such as roof articulation, façade articulation, front entrance treatment, and use of features to 
increase visual interest and variety. The materials requirements relate to limiting the use of lower quality 
materials and including materials suitable for an urban setting. The proposed building meets the design 
and materials standards of the district. 

Public Area 

The building will be situated at the lot line along 6th Street, but set back from the Lincoln Avenue lot line 
by approximately 6.5 feet to the pilasters and an additional 3 feet to the building wall.  This open space 
area of the lot will be immediately adjacent to the existing Lincoln Avenue public sidewalk.  The open 
space will be cement paved and include a public access easement between the lot line and the pilasters. 
By situating the open space adjacent to the public sidewalk and including a public access easement, the 
open space on the subject property can function as an extension of the public sidewalk. The public access 
easement area, which will be elevated approximately 1.5 feet above the public sidewalk, is accessible 
through two sets of stairs near the southeast corner and a set of stairs and an ADA-accessible ramp near 
the northeast corner. It will include tables and chairs for public use and planter beds straddling the 
property line that will include the four Lincoln Avenue street trees.  Benches and small planters will also 
be included between the pilasters, although these will be situated outside the public access easement and 
are intended for visitors to and residents of the live-work units.  

The 6th Street frontage will also include benches and planters, although these will be situated within the 
6th Street right-of-way for which encroachment permits will be obtained from the city. There will also be 
bicycle racks along 6th Street aimed at visitor use. The five street trees along 6th will be situated in the 
public sidewalk area adjacent to the curb.  

Applications 

The proposal required the submittal of a lot merger application and a site development plan (SDP) 
application. The lot merger plat and site development plan are both attached for the Planning 
Commission’s reference.  It should be noted that per the municipal code, the proposed use is allowed and 
both the lot merger and SDP application are approved administratively (by staff), and do not require 
Planning Commission review at a public hearing. Only the building, because it exceeds 25,000 sq ft, 
requires review and findings by the Planning Commission. 

Staff has concluded its review of the lot merger and found it complies with all code requirements, with 
only minor technical corrections remaining. The site development plan has undergone two rounds of staff 
review and applicant revisions. Minor additional corrections will need to be made, but the necessary 
corrections to the site plan should not impact the building under review at the hearing. 

Upon completion of the Planning Commission review of the building and staff review of the lot merger 
and SDP applications, the encroachment permit, site work permit, and building permit applications can be 
submitted. 
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VI. FINDINGS AND ANALYSIS 
 
Loveland Municipal Code Section 18.24.050, Proposals requiring approval by the Planning Commission, 
states that three findings are required of the Planning Commission when evaluating BE district buildings 
at a public hearing. The findings are indicated by italic font. 
 

 
Finding 1. The proposed project complies with all standards of this chapter (Chapter 18.24  BE 
district) and any other applicable provisions of the Loveland Municipal Code. 
 
Staff believes that this finding can be met. Planning staff has determined that the project meets the 
standards applying to the BE district, as listed in Section 18.24.060 with regards to the items described 
below. Compliance with all other provision of the Municipal Code will be confirmed through the lot 
merger, site development plan, site work, building permit application and staff review processes. Because 
of the significant amount of staff review that has occurred thus far through the SDP and lot merger 
applications, it is anticipated that the proposal will be able meet all Code requirements.    
 

A. Building Height:  The proposed building measures approximately 55 feet in height to the parapet 
and approximately 59 feet to the highest point of the roof (at the northeast corner). This is below the 
70-foot maximum height allowed in the subject property’s C height district, as indicated in Figure 
16.24.060-1 of Section 18.24.060. 
 
B. Off Street Parking: The proposed project is located within an approved General Improvement 
District (GID), which was established to develop and maintain public parking within the downtown 
core area. No off-street parking is required for mixed uses projects within the GID.  However, the 
project does provide 65 ground floor (street level) parking spaces on the subject property, which is a 
ratio of slightly under 1 space per residential unit or 0.93 spaces per overall units (residential and live-
work).   
 

 
 

First Floor Plan-Parking and Live/Work Units 
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C. Parking garages: Of the 65 at-grade ground floor parking spaces proposed for the site, 25 will be 
situated underneath a portion of the second floor of the building. The remainder are open air surface 
spaces. The open air and covered parking are immediately next to each other and share driving aisles, 
and will function as one parking area.  
 
D. Signs: As this project is located within the downtown core area, all signage will be required to 
comply with Section 18.50.110 of the City of Loveland Municipal Code. Section 18.50.110 
establishes the signage standards for sign regulations for structures with minimal building setback 
along a street right-of-way or in the area of the downtown. No signs are proposed for the project at 
this time.  All signs will be evaluated with separate sign permits to determine compliance with the 
downtown sign regulations.  
 
E. Illumination: A photometric plan has been submitted with the Site Development Plan application as 
required by Section 3.09 of the City of Loveland Site Development Performance Standards.  The 
ground floor parking area, which will be shielded from both adjacent public streets by the building, 
will be visible from the adjacent alleys. The uncovered parking area will be illuminated by four 
sconce lights mounted to the building and one pole mounted light. Wall sconce lights will be located 
above each of the Lincoln Avenue and 6th Street building entrances, with an additional sconce on each 
of the four pilasters along the Lincoln façade. The off-site illumination levels resulting from the 
sconces are acceptable, and all adjacent areas are already illuminated by street or alley lighting 
fixtures. 
 
F. Outdoor Eating Areas: The BE district encourages the establishment of restaurants with outdoor 
eating areas within the downtown core area. No restaurant uses are proposed for the development. 
There are, however, outdoor seating areas proposed for the live/work units fronting Lincoln Avenue.  
The applicant has included details of the outdoor seating area and the proposed furniture in their 
submittal.  
 
G. Outdoor Storage:  Outdoor storage is not proposed with this development and therefore this 
finding is not applicable. 
 
H. Outdoor Display:  Outdoor display of merchandise for retail sale is not proposed with this project 
and therefore this finding is not applicable.  
 
I. Alley Level of Service Standard:  A variance to the alley level of service (LOS) has been requested. 
The request, which is supported by the city engineer, will be considered by City Council after the 
Planning Commission public hearing on the building. 
 
J. Civic Structures:  This development is not a civic structure and therefore this finding is not 
applicable.  
 
 

 Planning staff has determined that the project meets the standards applying to the core character 
 area of the BE district, as listed in Section 18.24.080 with regards to the following:   

 
C. Primary Pedestrian Streets:  Lincoln Avenue is a primary pedestrian route as indicated in Figure 
18.24.080-1 of the code. Primary pedestrian routes are to:  
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i. Remain inviting to pedestrians. A paved open space area is included on the Lincoln Avenue 
side of the subject property adjacent to the existing public sidewalk. A pedestrian access 
easement will be established on this area. The intent is that this area will supplement the 
existing public sidewalk and that pedestrians will feel welcome on it. This area will have 
landscape planters and tables with chairs to further invite the public into the space. 
 

ii. Maintain the established commercial architectural character within the downtown. The first 
floor units along Lincoln Avenue are designated “live-work” units aimed at office or gallery 
uses.  The first floor façade along Lincoln is of a commercial style with glass walls.  The upper 
floors will contain residential units, and the architecture of those floors is of a residential style. 
 

iii. Maximize commercial activity by not separating commercial areas with large areas of non-
commercial facades. As referenced above, the first floor of the building along Lincoln Avenue 
will be a commercial-style façade with office or gallery uses. This will be in keeping with the 
existing established commercial structures and activity along that street. 
 

iv. Facilitate comfortable pedestrian circulation between destinations. The development will 
encourage pedestrian movement between it and other downtown destinations for both the 
residents of the building and nonresident visitors through the emphasis on the pedestrian space 
along Lincoln, the placement of the parking lot behind the building with alley access, the 
limited building setback along the adjacent streets, and the proximity of the subject property to 
other downtown destinations.  
 

v. Facilitate pedestrian circulation between parking areas and destinations to support “parking 
once” and walking to multiple destinations. Residents of the building can utilize the on-site 
parking lot for their own vehicle and can quickly and conveniently walk to all other properties 
within the core area.  Visitors to this building can utilize the adjacent on-street parking and can 
also then walk to all other properties within the core area.  

 
D. Primary and Secondary Elevations and Lot Frontage:  For a building on a corner lot where one of 
the adjacent streets is designated as a primary pedestrian street, the elevation and lot frontage facing 
this street shall be the primary elevation and lot frontage. The proposed development treats its Lincoln 
Avenue side as the primary elevation and lot frontage and provides more pedestrian orientation at that 
street through the inclusion of a publicly inviting open space area adjacent to the public sidewalk, the 
placement of ground-floor live-work units with commercial-style architecture, the placement of the 
main building entrance, and greater architectural detail.  
 
E. Dimensional Standards: The development meets all dimensional standards in this section except 
for the face of curb setback. Per Section 18.24.080 E(1), Footnote 3, structures 50 feet in height or 
taller shall be set back a minimum of 15 feet from the face of curb. As indicated on the site plan, both 
the Lincoln Avenue and 6th Street facades of the proposed building are 14 feet from the face of curb. 
This regulation seeks to prevent a sense of looming buildings that can result from particularly tall 
buildings situated next to relatively narrow sidewalks. The code allows the granting of an 
administrative (staff approved) variation to this standard provided an adequate “alternative 
compliance” with the intent of the regulation is present. The applicant proposes that the intent of this 
regulation is met even with the setback being one foot short of the requirement because the building to 
the north (an office building), has green space (lawn) between it and the 6th Street right-of-way, and 
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the building to the east (the Lincoln Place mixed use development) has a pedestrian open space area 
between the building and the Lincoln Avenue right-of-way (similar to that proposed for the subject 
property). With both of the buildings across from the subject building having open space between the 
building and the lot line, a sense of looming buildings should not result from the proposed building 
being situated one foot closer to the curb than would normally be allowed. Staff is supportive of the 
requested face of curb setback variation. 
 
F. Architectural Features: This subsection lists architectural features that are required or encouraged 
in buildings in the core area.  Refer to the attached elevations for more information on the building 
appearance. The proposed development includes the following referenced features: 
 

1. Pilasters, balconies and porches  
2. Capstone finish, projecting eaves and roof features providing definition and articulation to the 

upper edges of the building 
3. Greater attention to detail and materials on the ground floor elevation allowing it to be clearly 

distinct from upper floors 
4. Greater attention to detail on the primary pedestrian street (Lincoln Avenue) elevation 
5. Inclusion of a corner treatment on the portion of the building nearest the major street 

intersection, allowing for added visual interest through the use of a contrasting color on the top 
floor an angled capstone roof finish 

6. Rooftop mechanical equipment situated out of view of the public rights-of-way 
7. A primary entrance on Lincoln Avenue that is framed by a canopy 
8. Windows and doors that total a minimum percentage of the facades  
9. No wall extending more than 20 feet on the ground floor without a window or other opening 
10. Recesses and projections along the façade that provide wall articulation, preventing long 

stretches of flat surface  
11. Use of quality materials, including at least 30% of the facade consisting of brick or stone and 

limited use of wood and metal 
12. Avoidance of monotone color palettes 
13. Compatibility with the commercial building style prevalent in the downtown 
14. Compatibility in scale, rhythm, materials, and mass with historic buildings in the core area. 
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The materials utilized in the building are as follows: 
• A light colored beige masonry as a base treatment for the building 
• A medium colored beige masonry along portions of the first floor 
• A beige brick veneer for floors two to four at the Lincoln Avenue/6th Street intersection 
• Grey cement panel siding and light tan stucco for portions of floors two to four 
• Grey metal panel and red/brown cement lap siding on the fifth floor and as accent materials on 

lower floors 
• Off-white vinyl window frames for the residential units 
• Aluminum storefront window frames 
• Wood slat and ivy covered metal landscape grid (“green wall”) parking lot openings along 6th 

Street 
 

G. Open Space: While there is limited space available on the lot, common open space is provided on 
the east side of the lot between the building and the public sidewalk along Lincoln Avenue. This space 
provides a focal point for activity through the provision of seating and planters and through its 
adjacency to the public sidewalk, allowing the open area to feel more spacious.  
 
H. Parking: Vehicular access to the parking lot is from the alley to the south of the property. That 
alley can be accessed from the other adjacent alley to the west of the property. Neither parking spaces 
nor driving aisles are located between the building and either the Lincoln Avenue or 6th Street public 
rights-of-way. The parking lot will not be visible from either Lincoln Avenue or 6th Street because of 
the placement of the (L-shaped) building between it and the streets. The parking lot will be visible 
from both adjacent alleys. Screening of parking lots is not required adjacent to alleys. 
 
I. Pedestrian Facilities: The ground floor units along Lincoln Avenue are connected to the public 
sidewalk by an adjacent sidewalk area on the subject property. Along 6th Street, the building is 
situated at the property line immediately adjacent to the existing public sidewalk. There is no other 
pedestrian sidewalk needed within the subject property.   
 
J. Other Site Amenities: Other site amenities include the provision of a public pedestrian access 
easement along Lincoln Avenue between the building and the public sidewalk, which will allow 
public use of the open space.  Included in this area are seating and planters for public use and 
enjoyment. 
 
K. Infill Streets and Drives: No interior streets or drives are proposed with this development and 
therefore this finding is not applicable. 
 
 

 City staff has determined that the project meets the landscaping standards of the BE district, as listed 
 in Section 18.24.110 with regards to the following:   
 

C. Landscaping Requirements: Street trees are provided as described in D below. Landscape 
screening is not required for the parking lot because it front alleys instead of public streets.  No 
interior parking lot landscaping or other on-site landscaping is required, but planters have been 
provided along both the Lincoln Avenue and 6th Street frontages.   
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D. Street Trees: There are three existing large and mature street trees in the right-of-way along the 
subject property’s 6th Street frontage and three existing (though not particularly large) trees in the 
right-of-way along Lincoln Avenue.  All of the existing trees are proposed to be removed due to the 
extensive grading that will occur at and near the trees during the construction process. Five linden 
trees will be planted along the 6th Street right-of-way in the sidewalk area near the curb.  Three 
English oak trees will be planted along Lincoln Avenue situated roughly at the property line in planter 
beds between the on-site paved area and the public sidewalk. 

 
 
Finding 2. The proposed development is consistent with the goals of the document, Destination 
Downtown: Heart Improvement Project Downtown Strategic Plan and Implementation Strategy. 
 
Planning staff believes that this finding can be met. City staff has determined that the project meets the 
goals of the Destination Downtown (also known as “HIP Streets”) plan with regards to the following:  
  

A. Goal: Maintain and enhance the economic vitality of Downtown through private/public 
partnerships.  The development of the subject property is a collaboration between private and public 
entities. The City of Loveland purchased the property for the purpose of influencing the 
redevelopment of a prominent property in the core area of downtown. The city issued an RFP (request 
for proposals) seeking a private developer to pursue the city’s vision for the property as generally 
described in Destination Downtown. The applicant, Brinkman Partners, was chosen by the city from 
the RFP respondents.  
 
B. Goal: Identify funding gaps to project development and structure tools to fill the gaps and achieve 
development.  Through the city purchase of private property, the sale (transfer of ownership) of the 
property to the developer, and economic assistance approved by city council in conjunction with the 
transfer of ownership, the city has identified and filled gaps in the funding of the redevelopment of a 
prominent downtown property. 
 
C. Goal: Identify strategic catalyst projects that will significantly improve the economic conditions in 
Downtown  The subject property was identified as a strategic catalyst project for the improvement of 
economic conditions downtown in advance of its purchase by the city.  Through the establishment of 
additional downtown residents in relatively high density developments, additional customers will be 
available to downtown businesses and new businesses will be encouraged to locate there.  
 
D. Goal: Develop and maintain a living Strategic Infrastructure Master Plan for the downtown. This 
finding is not applicable to the proposed building. However, all necessary infrastructure is available 
for its development. 
 
E. Goal: Proactively market the Downtown District. This finding is not applicable to the proposed 
building. 
 
F. Goal: Work collaboratively with non-profits, the LDT Urban Renewal Authority and the city of 
Loveland to achieve the best long-term outcomes.   This finding is not applicable to the proposed 
building.  
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Finding 3. The proposed development is compatible with surrounding properties while considering 
its location in an urban environment characterized by a diversity of uses and building types. 
 
Planning staff believes that this finding can be met. Mixed use buildings like the proposed project 
provide a diversity of uses within an individual building.  While the majority of the building will consist 
of multifamily residential, an increase of this use type, which is currently limited in number in the 
downtown, will increase the overall diversity of uses in the downtown.  With the inclusion of office and 
gallery uses and a commercial architectural style on the first floor, proposed building is compatible with 
the immediately surrounding commercial uses in the downtown. 
 
 
VII. RECOMMENDED CONDITIONS 
 
All staff conditions on the project relate to the site development plan (SDP) application and will be 
attached to the staff approval of the SDP.   
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OWNER/DEVELOPER
BRINKMAN PARTNERS
3003 E. HARMONY RD.
FT. COLLINS, CO 80528
TEL: 970-267-0954

ARCHITECT
OZ ARCHITECTURE
1805 29TH STREET
SUITE 2054
BOULDER, CO 80301
TEL: 303.449.8900

CIVIL
INTERWEST CONSULTING
GROUP
1218 W. ASH ST.
SUITE C
WINDSOR, CO 80550
TEL: 970-674-3300

STRUCTURAL
KL&A, INC.
421 E. FOURTH ST.
LOVELAND, CO  80537
TEL: 970-667-2426

MECHANICAL

ELECTRICAL

LANDSCAPE

GIVEN & ASSOCIATES, INC
735 S. XENON CT. #201
LAKEWOOD, CO 80228
TEL: 303-716-1270

TB GROUP
444 MOUNTAIN AVE.
BERTHOUD, CO  80513
TEL: 970-532-5891

GIVEN & ASSOCIATES, INC
735 S. XENON CT. #201
LAKEWOOD, CO 80228
TEL: 303-716-1270

1. Notwithstanding any information presented in the approved Site Development Plan set or accompanying construction plan documents (text or graphical
depictions), all public improvements shall conform to the Larimer County Urban Area Street Standards (LCUASS) as amended, unless specific variances
are requested and approved in writing.

2. City signed Site Development Plans (including the associated civil Public Improvement Construction Plans) do not allow any construction within public
street or alley rights-of-way. A separate City Street right-of-way (ROW) Work Permit must be obtained at the City Project Engineering office (and
approved by Project Engineering) prior to any repair or construction of sidewalk, curb and gutter, driveway accesses, or any other construction in City
street or alley rights-of-way (this includes all items proposed in rights-of-way such as utility street cuts, sidewalk ramps, construction staging proposed in
street, landscaping, traffic control, etc.).  (Call 962-2510 to discuss details to obtain a ROW Work Permit).

3. Prior to the commencement of any construction activities within the State Highway Right-of-Way US 287 (such as N Lincoln Avenue), in addition to a
City Right-of-way Work Permit as noted above), the Applicant is required to obtain appropriate permitting from the Colorado Department of Transportation
(CDOT).  CDOT permitting can be obtained through the CDOT Region 4 Permit Supervisor (970-350-2148).

4. Prior to the commencement of any construction activity that will involve any existing or proposed street signs or traffic control devices within the public
street right-of-way (ROW), the contractor shall contact the City Traffic Division at (970) 962-2535 to coordinate the removal, relocation, installation, and/or
proper storing of the sign(s) or traffic control device(s) and obtain a ROW work permit from the City Public Works Engineering Division to do such work.
However, if the contractor removes or relocates any existing street sign(s) or traffic control device(s) within the public ROW without first obtaining a ROW
work permit from the City Public Works Division, then the contractor will be charged for the labor, materials, and equipment to reinstall the sign(s) or
traffic control device(s) as deemed necessary by the City.  The contractor will also be charged to replace any existing street signs or traffic control devices
that were damaged or blemished during any construction activity as deemed necessary by the City.  The contractor may also be subject to additional fines
as per the Loveland Municipal Code.

5. An encroachment permit must be obtained from the City Project Engineering office by the applicant prior to approval or construction of any private
improvement(s) within street or alley rights-of-way (such as planters, steps, benches, tree grates, planter storm sewer under drains, etc).   (Call 962-2510
to discuss details to obtain an encroachment permit).

6. Prior to any construction activity within a street or alley Right-of-Way, the Applicant and/or Contractor shall contact the Public Works Street Inspector
(970-962-2606 or 970-962-2527) to discuss the proposed work and schedule necessary inspections.

7. All public street improvements adjacent to this property (such as proposed or existing street sidewalk, curb and gutter, access(s), pavement striping,
and street signing or traffic control devices), must be found complete and in good repair acceptable to the Public Works Street Inspector prior to issuance
of a certificate of occupancy, letter of completion, or final inspection for the building.

8. City standard stop signs must be installed and be found satisfactory to the Public Works Street Inspector, one at each end of the east-west alley (at
Lincoln and Cleveland Avenues), and one at the alley access (from the parking lot) onto the east west alley, prior to issuance of a certificate of occupancy,
letter of completion, or final inspection of the proposed building.

9. Prior to the issuance of a letter of completion, final inspection, or use of the proposed parking lots, all trees, shrubs, and other plant materials located
within clear sight triangles shall be trimmed in accordance with the requirements of Section 7 of the Larimer County Urban Area Street Standards
(LCUASS).  Under current LCUASS requirements, trees shall be limbed to a height of not less than eight (8) feet and shrubs and other plant materials
shall be maintained at a height of not more than thirty (30) inches, and said maintenance shall be conducted in perpetuity.  Trees are also required to be
kept limbed up a minimum of 8’ above all street sidewalks.

10.It is the Applicant’s responsibility to ensure that dirt and/or other construction debris are not tracked or otherwise deposited to the public street/alley
system.  In the event of said occurrence, the Applicant shall be responsible for its immediate removal, to the satisfaction of the Public Works Street
Inspector.
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MIXED-USE DWELLINGS

SHEET INDEX

6TH & LINCOLN HOUSING
541 Lincoln Avenue

SIGNATURE BLOCK SITE DATA TABLE
ZONING

SITE ACREAGE

LAND USE

SQUARE FOOTAGE

BUILDING OCCUPANCY

CC (COMMUNITY COMMERCIAL)

0.64 ACRES

LEVEL 1:

R-2 (RESIDENTIAL, APARTMENT) & S-2 (PARKING)

LEVEL 2:
LEVEL 3:
LEVEL 4:

15,353 SF
15,353 SF
15,353 SF

LEVEL 5: 13,812 SF

5,566 SF

TOTAL: 65,437 SF

TYPE OF CONSTRUCTION 1-A (LEVEL 1) & V-B (LEVELS 2-5)

PARKING SPACES STANDARD:
COMPACT:
ACCESSIBLE:

26 (40.0%)

TOTAL: 65

36 (55.4%)
3 (4.6%)

LANDSCAPING

OPEN SPACE 1139 SF  (4.1%)

FEMA FLOODPLAIN NO PORTION OF SITE IS LOCATED WITHIN A
DESIGNATED FEMA FLOODPLAIN

217 SF  (0.7%)

LEGAL DESCRIPTION

LOT 1, AMENDED PLAT OF LOTS 1 THROUGH 8,
BLOCK 12 OF THE ORIGINAL PLAT OF LOVELAND,
CITY OF LOVELAND, LARIMER COUNTY, STATE OF
COLORADO.

CONDITIONS

2/6/2013
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 1/8" = 1'-0"
1 SDP EAST ELEVATION

 1/8" = 1'-0"
2 SDP NORTH ELEVATION

ELEVATION MATERIAL FLAGNOTES

DIVISION 3 - CONCRETE
3.4 CAST-IN-PLACE CONCRETE WALL
3.5 CAST-IN-PLACE CONCRETE COLUMN

DIVISION 4 - MASONRY
4.1  BRICK VENEER

 4.2  CAST STONE CAP
4.3 COLORED, GROUND-FACE CONCRETE 

MASONRY

DIVISION 5 - METALS
5.1  METAL COPING
5.2 PAINTED STEEL LINTEL
5.3 PAINTED STEEL CANOPY
5.7 METAL GUARDRAIL
5.8 METAL FASCIA
5.9  GALVANIZED METAL LANDSCAPE GRID

DIVISION 6 - WOOD AND PLASTIC
6.5 WOOD SLAT SCREEN WALL
6.6 WOOD BEAM

DIVISION 7 - THERMAL & MOISTURE PROTECTION
  7.1 FIBER-CEMENT PANEL SIDING

7.2 FIBER-CEMENT LAP SIDING
  7.3  STUCCO

7.4 METAL PANEL
DIVISION 8 - OPENINGS

8.1 ALUMINUM STOREFRONT SYSTEM
8.2 VINYL WINDOW
8.3 VINYL SLIDING DOOR
8.8 OVERHEAD GARAGE DOOR

DIVISION 15 - MECHANICAL
15.1  ROOFTOP EQUIPMENT

A: GREENWALL

B: SCREEN WALL
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DIVISION 5 - METALS
5.1  METAL COPING
5.2 PAINTED STEEL LINTEL
5.3 PAINTED STEEL CANOPY
5.7 METAL GUARDRAIL
5.8 METAL FASCIA
5.9  GALVANIZED METAL LANDSCAPE GRID

DIVISION 6 - WOOD AND PLASTIC
6.5 WOOD SLAT SCREEN WALL
6.6 WOOD BEAM

DIVISION 7 - THERMAL & MOISTURE PROTECTION
  7.1 FIBER-CEMENT PANEL SIDING

7.2 FIBER-CEMENT LAP SIDING
  7.3  STUCCO

7.4 METAL PANEL
DIVISION 8 - OPENINGS

8.1 ALUMINUM STOREFRONT SYSTEM
8.2 VINYL WINDOW
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DIVISION 15 - MECHANICAL
15.1  ROOFTOP EQUIPMENT
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4 VIEW FROM INTERSECTION OF LINCOLN & 5TH ST

2 VIEW FROM INTERSECTION OF LINCOLN AVE. & 7TH ST. 1 VIEW FROM INTERSECTION OF CLEVELAND AVE & 6TH ST.

3 VIEW FROM INTERSECTION OF JEFFERSON AVE & 6TH ST
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Approver

NSF - RENTABLE
Department Name Level Area

RENTABLE STUDIO LEVEL 2 658 SF
RENTABLE 2 BR C LEVEL 2 917 SF
RENTABLE 2 BR B LEVEL 2 891 SF
RENTABLE 2 BR A LEVEL 2 902 SF
RENTABLE 2 BR A LEVEL 2 901 SF
RENTABLE 2 BR A LEVEL 2 893 SF
RENTABLE 2 BR A LEVEL 2 903 SF
RENTABLE 2 BR A LEVEL 2 902 SF
RENTABLE 1 BR A LEVEL 2 603 SF
RENTABLE 1 BR A LEVEL 2 603 SF
RENTABLE 1 BR A LEVEL 2 603 SF
RENTABLE 1 BR A LEVEL 2 603 SF
RENTABLE 1 BR A LEVEL 2 603 SF
RENTABLE 1 BR A LEVEL 2 603 SF
RENTABLE 1 BR A LEVEL 2 602 SF
RENTABLE 1 BR A LEVEL 2 603 SF
RENTABLE 1 BR A LEVEL 2 603 SF
LEVEL 2: 17 12,393 SF

RENTABLE LIVE/WORK UNIT C LEVEL 1 927 SF
RENTABLE LIVE/WORK UNIT B LEVEL 1 965 SF
RENTABLE LIVE/WORK UNIT B LEVEL 1 959 SF
RENTABLE LIVE/WORK UNIT A LEVEL 1 1,098 SF
LEVEL 1: 4 3,950 SF
Grand total: 70 51,717 SF

NSF - RENTABLE
Department Name Level Area

RENTABLE LOFT LEVEL 5 657 SF
RENTABLE 2 BR C LEVEL 5 919 SF
RENTABLE 2 BR B LEVEL 5 892 SF
RENTABLE 2 BR A LEVEL 5 912 SF
RENTABLE 2 BR A LEVEL 5 892 SF
RENTABLE 2 BR A LEVEL 5 907 SF
RENTABLE 1 BR A LEVEL 5 606 SF
RENTABLE 1 BR A LEVEL 5 600 SF
RENTABLE 1 BR A LEVEL 5 602 SF
RENTABLE 1 BR A LEVEL 5 603 SF
RENTABLE 1 BR A LEVEL 5 608 SF
RENTABLE 1 BR A LEVEL 5 600 SF
RENTABLE 1 BR A LEVEL 5 605 SF
RENTABLE 1 BR A LEVEL 5 605 SF
RENTABLE 1 BR A LEVEL 5 603 SF
LEVEL 5: 15 10,610 SF

RENTABLE STUDIO LEVEL 4 657 SF
RENTABLE 2 BR C LEVEL 4 917 SF
RENTABLE 2 BR B LEVEL 4 891 SF
RENTABLE 2 BR A LEVEL 4 902 SF
RENTABLE 2 BR A LEVEL 4 905 SF
RENTABLE 2 BR A LEVEL 4 893 SF
RENTABLE 2 BR A LEVEL 4 903 SF
RENTABLE 2 BR A LEVEL 4 901 SF
RENTABLE 1 BR A LEVEL 4 603 SF
RENTABLE 1 BR A LEVEL 4 601 SF
RENTABLE 1 BR A LEVEL 4 602 SF
RENTABLE 1 BR A LEVEL 4 602 SF
RENTABLE 1 BR A LEVEL 4 602 SF
RENTABLE 1 BR A LEVEL 4 601 SF
RENTABLE 1 BR A LEVEL 4 601 SF
RENTABLE 1 BR A LEVEL 4 602 SF
RENTABLE 1 BR A LEVEL 4 601 SF
LEVEL 4: 17 12,385 SF

RENTABLE STUDIO LEVEL 3 656 SF
RENTABLE 2 BR C LEVEL 3 917 SF
RENTABLE 2 BR B LEVEL 3 891 SF
RENTABLE 2 BR A LEVEL 3 902 SF
RENTABLE 2 BR A LEVEL 3 901 SF
RENTABLE 2 BR A LEVEL 3 893 SF
RENTABLE 2 BR A LEVEL 3 903 SF
RENTABLE 2 BR A LEVEL 3 901 SF
RENTABLE 1 BR A TYPE A LEVEL 3 601 SF
RENTABLE 1 BR A LEVEL 3 603 SF
RENTABLE 1 BR A LEVEL 3 602 SF
RENTABLE 1 BR A LEVEL 3 602 SF
RENTABLE 1 BR A LEVEL 3 602 SF
RENTABLE 1 BR A LEVEL 3 601 SF
RENTABLE 1 BR A LEVEL 3 601 SF
RENTABLE 1 BR A LEVEL 3 602 SF
RENTABLE 1 BR A LEVEL 3 601 SF
LEVEL 3: 17 12,380 SF

NSF - NON-RENTABLE
Department Name Level Area

TBD LEVEL 2 84 SF
TBD LEVEL 2 34 SF
TBD LEVEL 2 35 SF
TBD LEVEL 2 28 SF
STAIR 2 LEVEL 2 138 SF
STAIR 1 LEVEL 2 138 SF
LOBBY LEVEL 2 153 SF
CORRIDOR LEVEL 2 790 SF
CORRIDOR LEVEL 2 438 SF
3500# ELEV LEVEL 2 58 SF

LEVEL 2: 10 1,895 SF

WATER ENTRY LEVEL 1 145 SF
VEST LEVEL 1 65 SF
STAIR 2 LEVEL 1 117 SF
STAIR 1 LEVEL 1 118 SF
LOBBY LEVEL 1 282 SF
EXIT PASSAGE LEVEL 1 Not

Enclosed
EXIT PASSAGE LEVEL 1 101 SF
ELEV EQUIP LEVEL 1 41 SF
ELEV LEVEL 1 58 SF

LEVEL 1: 9 926 SF

SHAFT Not Placed Not Placed
FIRE PUMP RM Not Placed Not Placed

Not Placed: 2 0 SF
Grand total: 54 9,046 SF

NSF - NON-RENTABLE
Department Name Level Area

UNI-SEX LEVEL 5 53 SF
TBD LEVEL 5 34 SF
TBD LEVEL 5 35 SF
STAIR 2 LEVEL 5 138 SF
STAIR 1 LEVEL 5 138 SF
SHAFT LEVEL 5 9 SF
MECH LEVEL 5 18 SF
LOBBY LEVEL 5 152 SF
FITNESS LEVEL 5 696 SF
CORRIDOR LEVEL 5 676 SF
CORRIDOR LEVEL 5 423 SF
3500# ELEV LEVEL 5 58 SF

LEVEL 5: 12 2,430 SF

TBD LEVEL 4 84 SF
TBD LEVEL 4 34 SF
TBD LEVEL 4 35 SF
TBD LEVEL 4 28 SF
STAIR 2 LEVEL 4 138 SF
STAIR 1 LEVEL 4 138 SF
LOBBY LEVEL 4 153 SF
CORRIDOR LEVEL 4 789 SF
CORRIDOR LEVEL 4 434 SF
3500# ELEV LEVEL 4 58 SF

LEVEL 4: 10 1,891 SF

TBD LEVEL 3 84 SF
TBD LEVEL 3 34 SF
TBD LEVEL 3 35 SF
TBD LEVEL 3 28 SF
STAIR 2 LEVEL 3 138 SF
STAIR 1 LEVEL 3 138 SF
SHAFT LEVEL 3 9 SF
LOBBY LEVEL 3 154 SF
CORRIDOR LEVEL 3 790 SF
CORRIDOR LEVEL 3 438 SF
3500# ELEV LEVEL 3 58 SF

LEVEL 3: 11 1,905 SF

NSF - RENTABLE NSF - NON-RENTABLE

Area Schedule (Gross Building)
Level Area

LEVEL 5 14,085 SF
LEVEL 4 15,437 SF
LEVEL 3 15,437 SF
LEVEL 2 15,437 SF
LEVEL 1 279 SF
LEVEL 1 5,244 SF
Grand total: 6 65,919 SF

GROSS SQUARE FOOTAGE
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100% DESIGN
DEVELOPMENT

FLOOR PLAN LEVEL 1

A2.01

6TH & LINCOLN

.

 1/8" = 1'-0"
1 LEVEL 1

0' 4' 8' 16' 32'

PROJECT FLAGNOTES
NO. KEYNOTE
3.1 CAST IN PLACE CONCRETE COLUMN
26.6 ELECTRIC METER, RE: ELECTRICAL

FLOOR PLAN NOTES
1 TOP OF CONCRETE FLOOR (LEVEL ONE) IS DEFINED AS

PROJECT EL.100'-0" (EQUATES TO USGS DATUM ELEVATION
OF 4981.0').

2 STUD FRAMING AT LEVEL1 TO BE METAL (NON-COM).
FRAMING AT LEVEL 2 & ABOVE TO BE WOOD.

3 SEE SHEET A10.02 FOR PARTITON TYPES.  WOOD STUD
PARTITIONS ARE TYPE W24G, U.0.N.  METAL STUD PARTITONS
ARE TYPE 23C U.O.N.

4 SEE CODE PLANS (A0.01 & A0.02) FOR WALL, FLOOR/CEILING &
ROOF/CEILING ASSEMBLY RATINGS.  MAINTAIN THE RATING
OF THE ASSEMBLY AT ALL OPENINGS & PENETRATIONS.
PROVIDE TIRE OR FIRE/SMOKE DAMPERS IN DUCTS AS
REQUIRED.

5 INTERIOR DIMENSIONS ARE TO FACE OF GYP BD, COLUMN
CENTERLINE, OR FACE OF CONCRETE/CMU U.O.N.  EXTERIOR
DIMENSIONS ARE TO FACE OF SHEATHING, OR FACE OF
CONCRETE/CMU U.O.N.  MAINTAIN DIMENSIONS DESIGNATED
AS "CLEAR" OR "HOLD".

6 WHERE DOORS ARE NOT SPECIFICALLY LOCATED, PROVIDE A
HINGE-SIDE DIMENSION OF 4" FROM DOOR OPENING TO
ADJACENT PERPENDICULAR WALLS.

7 PROVIDE BLOCKING IN WALLS & CEILINGS AS REQUIRED FOR
ALL FIXTURES, CABINETS, DEVICES, EQUPMENT, ETC.

8 THERE SHALL BE NO EXPOSED PIPE, DUCTS, ETC.  ALL SUCH
LINES SHALL BE CONCEALED OR FURRED, UNLESS NOTED AS
EXPOSED CONSTRUCTION.

9 VERIFY ATTACHMENT OF FRAMING TO THE P.T. SLAB WITH
STRUCTURAL.

10 SEE SHEETS A8.01 & A8.02 FOR DOOR &FRAME TYPES.
11 SEE SHEET A10.1 FOR MOUNTING HEIGHTS & BLOCKING

DETAILS FOR FUTURE INSTALLATION OF GRAB BARS.
12 SEE SHEETS A2.21 - A2.23 FOR UNIT PLANS.
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100% DESIGN
DEVELOPMENT

FLOOR PLAN LEVEL 2

A2.02

6TH & LINCOLN

.

 1/8" = 1'-0"
1 LEVEL 2

0' 4' 8' 16' 32'

FLOOR PLAN NOTES
1 TOP OF CONCRETE FLOOR (LEVEL ONE) IS DEFINED AS

PROJECT EL.100'-0" (EQUATES TO USGS DATUM ELEVATION
OF 4981.0').

2 STUD FRAMING AT LEVEL1 TO BE METAL (NON-COM).
FRAMING AT LEVEL 2 & ABOVE TO BE WOOD.

3 SEE SHEET A10.02 FOR PARTITON TYPES.  WOOD STUD
PARTITIONS ARE TYPE W24G, U.0.N.  METAL STUD PARTITONS
ARE TYPE 23C U.O.N.

4 SEE CODE PLANS (A0.01 & A0.02) FOR WALL, FLOOR/CEILING &
ROOF/CEILING ASSEMBLY RATINGS.  MAINTAIN THE RATING
OF THE ASSEMBLY AT ALL OPENINGS & PENETRATIONS.
PROVIDE TIRE OR FIRE/SMOKE DAMPERS IN DUCTS AS
REQUIRED.

5 INTERIOR DIMENSIONS ARE TO FACE OF GYP BD, COLUMN
CENTERLINE, OR FACE OF CONCRETE/CMU U.O.N.  EXTERIOR
DIMENSIONS ARE TO FACE OF SHEATHING, OR FACE OF
CONCRETE/CMU U.O.N.  MAINTAIN DIMENSIONS DESIGNATED
AS "CLEAR" OR "HOLD".

6 WHERE DOORS ARE NOT SPECIFICALLY LOCATED, PROVIDE A
HINGE-SIDE DIMENSION OF 4" FROM DOOR OPENING TO
ADJACENT PERPENDICULAR WALLS.

7 PROVIDE BLOCKING IN WALLS & CEILINGS AS REQUIRED FOR
ALL FIXTURES, CABINETS, DEVICES, EQUPMENT, ETC.

8 THERE SHALL BE NO EXPOSED PIPE, DUCTS, ETC.  ALL SUCH
LINES SHALL BE CONCEALED OR FURRED, UNLESS NOTED AS
EXPOSED CONSTRUCTION.

9 VERIFY ATTACHMENT OF FRAMING TO THE P.T. SLAB WITH
STRUCTURAL.

10 SEE SHEETS A8.01 & A8.02 FOR DOOR &FRAME TYPES.
11 SEE SHEET A10.1 FOR MOUNTING HEIGHTS & BLOCKING

DETAILS FOR FUTURE INSTALLATION OF GRAB BARS.
12 SEE SHEETS A2.21 - A2.23 FOR UNIT PLANS.
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100% DESIGN
DEVELOPMENT

FLOOR PLAN LEVEL 3

A2.03

6TH & LINCOLN

.

 1/8" = 1'-0"
1 LEVEL 3

0' 4' 8' 16' 32'

FLOOR PLAN NOTES
1 TOP OF CONCRETE FLOOR (LEVEL ONE) IS DEFINED AS

PROJECT EL.100'-0" (EQUATES TO USGS DATUM ELEVATION
OF 4981.0').

2 STUD FRAMING AT LEVEL1 TO BE METAL (NON-COM).
FRAMING AT LEVEL 2 & ABOVE TO BE WOOD.

3 SEE SHEET A10.02 FOR PARTITON TYPES.  WOOD STUD
PARTITIONS ARE TYPE W24G, U.0.N.  METAL STUD PARTITONS
ARE TYPE 23C U.O.N.

4 SEE CODE PLANS (A0.01 & A0.02) FOR WALL, FLOOR/CEILING &
ROOF/CEILING ASSEMBLY RATINGS.  MAINTAIN THE RATING
OF THE ASSEMBLY AT ALL OPENINGS & PENETRATIONS.
PROVIDE TIRE OR FIRE/SMOKE DAMPERS IN DUCTS AS
REQUIRED.

5 INTERIOR DIMENSIONS ARE TO FACE OF GYP BD, COLUMN
CENTERLINE, OR FACE OF CONCRETE/CMU U.O.N.  EXTERIOR
DIMENSIONS ARE TO FACE OF SHEATHING, OR FACE OF
CONCRETE/CMU U.O.N.  MAINTAIN DIMENSIONS DESIGNATED
AS "CLEAR" OR "HOLD".

6 WHERE DOORS ARE NOT SPECIFICALLY LOCATED, PROVIDE A
HINGE-SIDE DIMENSION OF 4" FROM DOOR OPENING TO
ADJACENT PERPENDICULAR WALLS.

7 PROVIDE BLOCKING IN WALLS & CEILINGS AS REQUIRED FOR
ALL FIXTURES, CABINETS, DEVICES, EQUPMENT, ETC.

8 THERE SHALL BE NO EXPOSED PIPE, DUCTS, ETC.  ALL SUCH
LINES SHALL BE CONCEALED OR FURRED, UNLESS NOTED AS
EXPOSED CONSTRUCTION.

9 VERIFY ATTACHMENT OF FRAMING TO THE P.T. SLAB WITH
STRUCTURAL.

10 SEE SHEETS A8.01 & A8.02 FOR DOOR &FRAME TYPES.
11 SEE SHEET A10.1 FOR MOUNTING HEIGHTS & BLOCKING

DETAILS FOR FUTURE INSTALLATION OF GRAB BARS.
12 SEE SHEETS A2.21 - A2.23 FOR UNIT PLANS.
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FLOOR PLAN LEVEL 4

A2.04

6TH & LINCOLN

.

 1/8" = 1'-0"
1 LEVEL 4

0' 4' 8' 16' 32'

FLOOR PLAN NOTES
1 TOP OF CONCRETE FLOOR (LEVEL ONE) IS DEFINED AS

PROJECT EL.100'-0" (EQUATES TO USGS DATUM ELEVATION
OF 4981.0').

2 STUD FRAMING AT LEVEL1 TO BE METAL (NON-COM).
FRAMING AT LEVEL 2 & ABOVE TO BE WOOD.

3 SEE SHEET A10.02 FOR PARTITON TYPES.  WOOD STUD
PARTITIONS ARE TYPE W24G, U.0.N.  METAL STUD PARTITONS
ARE TYPE 23C U.O.N.

4 SEE CODE PLANS (A0.01 & A0.02) FOR WALL, FLOOR/CEILING &
ROOF/CEILING ASSEMBLY RATINGS.  MAINTAIN THE RATING
OF THE ASSEMBLY AT ALL OPENINGS & PENETRATIONS.
PROVIDE TIRE OR FIRE/SMOKE DAMPERS IN DUCTS AS
REQUIRED.

5 INTERIOR DIMENSIONS ARE TO FACE OF GYP BD, COLUMN
CENTERLINE, OR FACE OF CONCRETE/CMU U.O.N.  EXTERIOR
DIMENSIONS ARE TO FACE OF SHEATHING, OR FACE OF
CONCRETE/CMU U.O.N.  MAINTAIN DIMENSIONS DESIGNATED
AS "CLEAR" OR "HOLD".

6 WHERE DOORS ARE NOT SPECIFICALLY LOCATED, PROVIDE A
HINGE-SIDE DIMENSION OF 4" FROM DOOR OPENING TO
ADJACENT PERPENDICULAR WALLS.

7 PROVIDE BLOCKING IN WALLS & CEILINGS AS REQUIRED FOR
ALL FIXTURES, CABINETS, DEVICES, EQUPMENT, ETC.

8 THERE SHALL BE NO EXPOSED PIPE, DUCTS, ETC.  ALL SUCH
LINES SHALL BE CONCEALED OR FURRED, UNLESS NOTED AS
EXPOSED CONSTRUCTION.

9 VERIFY ATTACHMENT OF FRAMING TO THE P.T. SLAB WITH
STRUCTURAL.

10 SEE SHEETS A8.01 & A8.02 FOR DOOR &FRAME TYPES.
11 SEE SHEET A10.1 FOR MOUNTING HEIGHTS & BLOCKING

DETAILS FOR FUTURE INSTALLATION OF GRAB BARS.
12 SEE SHEETS A2.21 - A2.23 FOR UNIT PLANS.
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DEVELOPMENT

FLOOR PLAN LEVEL 5

A2.05

6TH & LINCOLN

.

 1/8" = 1'-0"
1 LEVEL 5

0' 4' 8' 16' 32'

FLOOR PLAN NOTES
1 TOP OF CONCRETE FLOOR (LEVEL ONE) IS DEFINED AS

PROJECT EL.100'-0" (EQUATES TO USGS DATUM ELEVATION
OF 4981.0').

2 STUD FRAMING AT LEVEL1 TO BE METAL (NON-COM).
FRAMING AT LEVEL 2 & ABOVE TO BE WOOD.

3 SEE SHEET A10.02 FOR PARTITON TYPES.  WOOD STUD
PARTITIONS ARE TYPE W24G, U.0.N.  METAL STUD PARTITONS
ARE TYPE 23C U.O.N.

4 SEE CODE PLANS (A0.01 & A0.02) FOR WALL, FLOOR/CEILING &
ROOF/CEILING ASSEMBLY RATINGS.  MAINTAIN THE RATING
OF THE ASSEMBLY AT ALL OPENINGS & PENETRATIONS.
PROVIDE TIRE OR FIRE/SMOKE DAMPERS IN DUCTS AS
REQUIRED.

5 INTERIOR DIMENSIONS ARE TO FACE OF GYP BD, COLUMN
CENTERLINE, OR FACE OF CONCRETE/CMU U.O.N.  EXTERIOR
DIMENSIONS ARE TO FACE OF SHEATHING, OR FACE OF
CONCRETE/CMU U.O.N.  MAINTAIN DIMENSIONS DESIGNATED
AS "CLEAR" OR "HOLD".

6 WHERE DOORS ARE NOT SPECIFICALLY LOCATED, PROVIDE A
HINGE-SIDE DIMENSION OF 4" FROM DOOR OPENING TO
ADJACENT PERPENDICULAR WALLS.

7 PROVIDE BLOCKING IN WALLS & CEILINGS AS REQUIRED FOR
ALL FIXTURES, CABINETS, DEVICES, EQUPMENT, ETC.

8 THERE SHALL BE NO EXPOSED PIPE, DUCTS, ETC.  ALL SUCH
LINES SHALL BE CONCEALED OR FURRED, UNLESS NOTED AS
EXPOSED CONSTRUCTION.

9 VERIFY ATTACHMENT OF FRAMING TO THE P.T. SLAB WITH
STRUCTURAL.

10 SEE SHEETS A8.01 & A8.02 FOR DOOR &FRAME TYPES.
11 SEE SHEET A10.1 FOR MOUNTING HEIGHTS & BLOCKING

DETAILS FOR FUTURE INSTALLATION OF GRAB BARS.
12 SEE SHEETS A2.21 - A2.23 FOR UNIT PLANS.
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AT 7'-8"+/- ABOVE FLOOR

GYP BD CEILING ON STRUCTURE
AT 9'-0" ABOVE FLOOR U.N.O.
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UNIT PLANS AND
REFLECTED CEILING
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A2.21

6TH & LINCOLN

Approver

 1/4" = 1'-0"
1 UNIT PLAN 1A

0' 1' 4' 8' 16'2'

 1/4" = 1'-0"
2 UNIT 1A - REFLECTED CEILING PLAN

 1/4" = 1'-0"
3 UNIT PLAN 2A

 1/4" = 1'-0"
4 UNIT 2A REFLECTED CEILING PLAN

 1/4" = 1'-0"
5 UNIT PLAN STUDIO A

 1/4" = 1'-0"
6 UNIT STUDIO A REFLECTED CEILING PLAN

UNIT PLAN GENERAL NOTES
1 ENLARGED UNIT PLANS MAY BE MIRRORED/ROTATED TO BASE PLAN.  SEE OVERALL

PLANS FOR PROPER ORIENTATION AND LOCATION OF UNIT TYPE.
2 SEE SHEET A10.02 FOR PARTITION TYPES.  TYPICAL PARTITION TYPE WITHIN UNITS FOR

LEVELS 2-5 IS TYPE W24G (ACOUSTICAL) U.N.O., TYPICAL PARTITION TYPE FOR LEVEL 1
UNITS IS WALL TYPE 23G (ACOUSTICAL) U.N.O.

3 ALL INTERIOR DIMENSIONS ARE TO FACE OF GYP BD U.N.O.
4 SEE SHEET A7.01  FOR KITCHEN TYPES.
5 SEE SHEET A7.02 & A7.03 FOR BATHROOM TYPES.
6 SEE SHEET A7.00 FOR FINISH SCHEDULE.
7 SEE SHEET A8.01 FOR DOOR SCHEDULE.
9 SEE OVERALL FLOOR PLANS FOR PARTITION TYPES AT UNIT/UNIT DEMISING PARTITIONS

AND UNIT/CORRIDOR PARTITIONS.
10 FLOORING TO BE CONTINUOUS UNDER APPLIANCES & REMOVABLE CABINETS AT TYPE A

ACCESSIBLE UNITS.
11 FURNITURE IS NOT IN SCOPE AND IS SHOWN FOR LAYOUT PURPOSES ONLY.
12 GRAB BAR REINFORCEMENT IS REQUIRED IN ALL ACCESSIBLE BATHROOMS.  SEE SHEET

A10.01.
13 TYPE 'A' ACCESSIBLE UNITS TO MEET IBC 1107.6.2.1.1. & ICC/ANSI A117.1, SECTION 1003.
14 TYPE 'B' ACCESSIBLE UNITS TO MEET IBC 1107.6.2.1.2 & ICC/ANSI A117.1, SECTION 1004.
15 TYPE 'B'/OPTION 'B' COMPLIANT BATHROOMS TO MEET ICC/ANSI A117.1, 1004.11.3.2
16 ACCESSIBLE BATHROOMS TO COMPLY WITH ICC/ANSI A117.1, 1003.11.
17 TYPE 'A' ACCESSIBLE KITCHENS TO COMPLY WITH ICC/ANSI A117.1, 1003.12.
18 TYPE 'B' ACCESSIBLE KITCHENS TO COMPLY WITH ICC/ANSI A117.1, 1004.12.

UNIT CEILING PLAN NOTES
1 SEE CEILING PLAN LEGEND FOR CEILING HEIGHT DESIGNATIONS
2 REFLECTED CEILING PLANS INDICATE LOCATIONS OF LIGHT FIXTURES, AND

ASSOCIATED ITEMS.  REFER TO ENGINEERING DRAWINGS FOR ADDITIONAL INFO ON
ELECTRICAL, HVAC, SPRINKLER & LIFE SAFETY DEVICES.

3 COORDINATE ALL TRADES INVOLVED IN THE CEILING WORK TO ENSURE CLEARANCES
FOR FIXTURES, DUCTS, PIPING, CEILING SUSPENSION SYSTEMS, ETC., NECESSARY TO
MAINTAIN THE FINISHED CEILING HEIGHTS INDICATED.

4 ANY ACCESS HATCHES NOT SHOWN ON THE CEILING PLAN BUT REQUIRED BY
PLUMBING, MECHANICAL, OR ELECTRICAL SYSTEMS SHALL BE REVIEWED WITH
ARCHITECT FOR LOCATION.

5 CONTRACTOR TO COORDINATE LOCATION OF FIRE SPRINKLER HEADS.
6 SEE SHEET A7.00 FOR FINISH SCHEDULE

UNIT 206 IS TYPE 'A' ACCESSIBLE. ALL OTHERS ARE TYPE 'B' ACCESSIBLETYPE 'B' ACCESSIBLE UNITTYPE 'B' ACCESSIBLE UNIT
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UNIT PLANS AND
REFLECTED CEILING
PLANS

A2.22

6TH & LINCOLN

Approver

0' 1' 4' 8' 16'2'

 1/4" = 1'-0"
1 UNIT PLAN 2B

 1/4" = 1'-0"
2 UNIT 2B  REFLECTED CEILING PLAN

 1/4" = 1'-0"
3 UNIT PLAN 2C

 1/4" = 1'-0"
4 UNIT 2C REFLECTED CEILING PLAN

UNIT PLAN GENERAL NOTES
1 ENLARGED UNIT PLANS MAY BE MIRRORED/ROTATED TO BASE PLAN.  SEE OVERALL

PLANS FOR PROPER ORIENTATION AND LOCATION OF UNIT TYPE.
2 SEE SHEET A10.02 FOR PARTITION TYPES.  TYPICAL PARTITION TYPE WITHIN UNITS FOR

LEVELS 2-5 IS TYPE W24G (ACOUSTICAL) U.N.O., TYPICAL PARTITION TYPE FOR LEVEL 1
UNITS IS WALL TYPE 23G (ACOUSTICAL) U.N.O.

3 ALL INTERIOR DIMENSIONS ARE TO FACE OF GYP BD U.N.O.
4 SEE SHEET A7.01  FOR KITCHEN TYPES.
5 SEE SHEET A7.02 & A7.03 FOR BATHROOM TYPES.
6 SEE SHEET A7.00 FOR FINISH SCHEDULE.
7 SEE SHEET A8.01 FOR DOOR SCHEDULE.
9 SEE OVERALL FLOOR PLANS FOR PARTITION TYPES AT UNIT/UNIT DEMISING PARTITIONS

AND UNIT/CORRIDOR PARTITIONS.
10 FLOORING TO BE CONTINUOUS UNDER APPLIANCES & REMOVABLE CABINETS AT TYPE A

ACCESSIBLE UNITS.
11 FURNITURE IS NOT IN SCOPE AND IS SHOWN FOR LAYOUT PURPOSES ONLY.
12 GRAB BAR REINFORCEMENT IS REQUIRED IN ALL ACCESSIBLE BATHROOMS.  SEE SHEET

A10.01.
13 TYPE 'A' ACCESSIBLE UNITS TO MEET IBC 1107.6.2.1.1. & ICC/ANSI A117.1, SECTION 1003.
14 TYPE 'B' ACCESSIBLE UNITS TO MEET IBC 1107.6.2.1.2 & ICC/ANSI A117.1, SECTION 1004.
15 TYPE 'B'/OPTION 'B' COMPLIANT BATHROOMS TO MEET ICC/ANSI A117.1, 1004.11.3.2
16 ACCESSIBLE BATHROOMS TO COMPLY WITH ICC/ANSI A117.1, 1003.11.
17 TYPE 'A' ACCESSIBLE KITCHENS TO COMPLY WITH ICC/ANSI A117.1, 1003.12.
18 TYPE 'B' ACCESSIBLE KITCHENS TO COMPLY WITH ICC/ANSI A117.1, 1004.12.

UNIT CEILING PLAN NOTES
1 SEE CEILING PLAN LEGEND FOR CEILING HEIGHT DESIGNATIONS
2 REFLECTED CEILING PLANS INDICATE LOCATIONS OF LIGHT FIXTURES, AND

ASSOCIATED ITEMS.  REFER TO ENGINEERING DRAWINGS FOR ADDITIONAL INFO ON
ELECTRICAL, HVAC, SPRINKLER & LIFE SAFETY DEVICES.

3 COORDINATE ALL TRADES INVOLVED IN THE CEILING WORK TO ENSURE CLEARANCES
FOR FIXTURES, DUCTS, PIPING, CEILING SUSPENSION SYSTEMS, ETC., NECESSARY TO
MAINTAIN THE FINISHED CEILING HEIGHTS INDICATED.

4 ANY ACCESS HATCHES NOT SHOWN ON THE CEILING PLAN BUT REQUIRED BY
PLUMBING, MECHANICAL, OR ELECTRICAL SYSTEMS SHALL BE REVIEWED WITH
ARCHITECT FOR LOCATION.

5 CONTRACTOR TO COORDINATE LOCATION OF FIRE SPRINKLER HEADS.
6 SEE SHEET A7.00 FOR FINISH SCHEDULE

TYPE 'B' ACCESSIBLE UNITTYPE 'B' ACCESSIBLE UNIT
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 1/4" = 1'-0"
1 UNIT PLAN LIVE/WORK UNIT A

 1/4" = 1'-0"
3 UNIT PLAN LIVE/WORK UNIT B

 1/4" = 1'-0"
2

UNIT PLAN LIVE/WORK UNIT
A REFLECTED CEILING PLAN

 1/4" = 1'-0"
4

UNIT PLAN LIVE/WORK UNIT
B REFLECTED CEILING PLAN

UNIT PLAN GENERAL NOTES
1 ENLARGED UNIT PLANS MAY BE MIRRORED/ROTATED TO BASE PLAN.  SEE OVERALL

PLANS FOR PROPER ORIENTATION AND LOCATION OF UNIT TYPE.
2 SEE SHEET A10.02 FOR PARTITION TYPES.  TYPICAL PARTITION TYPE WITHIN UNITS FOR

LEVELS 2-5 IS TYPE W24G (ACOUSTICAL) U.N.O., TYPICAL PARTITION TYPE FOR LEVEL 1
UNITS IS WALL TYPE 23G (ACOUSTICAL) U.N.O.

3 ALL INTERIOR DIMENSIONS ARE TO FACE OF GYP BD U.N.O.
4 SEE SHEET A7.01  FOR KITCHEN TYPES.
5 SEE SHEET A7.02 & A7.03 FOR BATHROOM TYPES.
6 SEE SHEET A7.00 FOR FINISH SCHEDULE.
7 SEE SHEET A8.01 FOR DOOR SCHEDULE.
9 SEE OVERALL FLOOR PLANS FOR PARTITION TYPES AT UNIT/UNIT DEMISING PARTITIONS

AND UNIT/CORRIDOR PARTITIONS.
10 FLOORING TO BE CONTINUOUS UNDER APPLIANCES & REMOVABLE CABINETS AT TYPE A

ACCESSIBLE UNITS.
11 FURNITURE IS NOT IN SCOPE AND IS SHOWN FOR LAYOUT PURPOSES ONLY.
12 GRAB BAR REINFORCEMENT IS REQUIRED IN ALL ACCESSIBLE BATHROOMS.  SEE SHEET

A10.01.
13 TYPE 'A' ACCESSIBLE UNITS TO MEET IBC 1107.6.2.1.1. & ICC/ANSI A117.1, SECTION 1003.
14 TYPE 'B' ACCESSIBLE UNITS TO MEET IBC 1107.6.2.1.2 & ICC/ANSI A117.1, SECTION 1004.
15 TYPE 'B'/OPTION 'B' COMPLIANT BATHROOMS TO MEET ICC/ANSI A117.1, 1004.11.3.2
16 ACCESSIBLE BATHROOMS TO COMPLY WITH ICC/ANSI A117.1, 1003.11.
17 TYPE 'A' ACCESSIBLE KITCHENS TO COMPLY WITH ICC/ANSI A117.1, 1003.12.
18 TYPE 'B' ACCESSIBLE KITCHENS TO COMPLY WITH ICC/ANSI A117.1, 1004.12.

UNIT CEILING PLAN NOTES
1 SEE CEILING PLAN LEGEND FOR CEILING HEIGHT DESIGNATIONS
2 REFLECTED CEILING PLANS INDICATE LOCATIONS OF LIGHT FIXTURES, AND

ASSOCIATED ITEMS.  REFER TO ENGINEERING DRAWINGS FOR ADDITIONAL INFO ON
ELECTRICAL, HVAC, SPRINKLER & LIFE SAFETY DEVICES.

3 COORDINATE ALL TRADES INVOLVED IN THE CEILING WORK TO ENSURE CLEARANCES
FOR FIXTURES, DUCTS, PIPING, CEILING SUSPENSION SYSTEMS, ETC., NECESSARY TO
MAINTAIN THE FINISHED CEILING HEIGHTS INDICATED.

4 ANY ACCESS HATCHES NOT SHOWN ON THE CEILING PLAN BUT REQUIRED BY
PLUMBING, MECHANICAL, OR ELECTRICAL SYSTEMS SHALL BE REVIEWED WITH
ARCHITECT FOR LOCATION.

5 CONTRACTOR TO COORDINATE LOCATION OF FIRE SPRINKLER HEADS.
6 SEE SHEET A7.00 FOR FINISH SCHEDULE

TYPE 'A' ACCESSIBLE UNITTYPE 'B' ACCESSIBLE UNIT 1/4" = 1'-0"
5 UNIT PLAN LIVE/WORK UNIT C

 1/4" = 1'-0"
6 UNIT PLAN LIVE/WORK UNIT C REFLECTED CEILING PLAN
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