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DEVELOPMENT SERVICES 
CURRENT PLANNING 

500 East Third Street, Suite 310  •  Loveland, CO  80537 
(970) 962-2523  •  Fax (970) 962-2904  •  TDD (970) 962-2620 

www.cityofloveland.org 
 
 

PRELIMINARY FINDINGS AND DETERMINATIONS 
Type II Zoning Permit 

ABRA Auto Body & Glass 
Special Review #714 

 
Posted: February 11, 2016 

 
 

TITLE: ABRA Auto Body & Glass, Major Modification to 
Special Review #714 

 
 
LOCATION: The site is located at 1761-1805 Topaz Drive, on the 

south side of W. Eisenhower Boulevard and east of N. 
Boise Avenue 

 
 
APPLICANT: Brian Gjerde with ISG, Inc. for ABRA Auto Body & 

Glass            
 
STAFF CONTACT: Noreen Smyth, Current Planning 
    
 
APPLICATION TYPE: Major Amendment to Special Review #714 
 
 
STAFF RECOMMENDATION: Staff recommends that the Current Planning Manager 

preliminarily approve this special review allowing for the 
expansion of an existing auto body shop, subject to the 
conditions listed in Sections VIII of this report.  
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I. ATTACHMENTS 
1. Vicinity Map 
2. Special Review/Site Development Plan 
3.  Parking Analysis Report 
 
 
II. SITE DATA 
 
EXISTING USE  .............................................................. Auto body shop on the east side of the subject 

property, vacant on the west side  
PROPOSED USE  ............................................................ Auto body shop (expanded)  
AREA ............................................................................... 1.05 acres 
EXISTING ZONING ........................................................ B – Developing Business 
ADJACENT ZONING & USE- North ............................. Eisenhower Blvd & B – Developing Business; 

restaurant 
ADJACENT ZONING & USE - East ............................... B – Developing Business; auto repair shop 
ADJACENT ZONING & USE- South ............................. B – Developing Business; office 
ADJACENT ZONING & USE - West ............................. B – Developing Business; vacant 
UTILITY SERVICE – WATER ....................................... City of Loveland 
UTILITY SERVICE – SEWER ....................................... City of Loveland 
UTILITY SERVICE – ELECTRIC .................................. City of Loveland 
 
 
III. PROJECT DESCRIPTION 
 
The ABRA body shop currently operates at 1805 Topaz Dr out of a 7,709 sq ft building on a 0.7-acre 
lot located in the B business district. A special review is required for auto repair businesses in the B 
district, and SR #741 was obtained in 2003 prior to the facility’s construction. The owner is interested 
in expanding the size of the building and purchased a 0.34-acre vacant lot immediately to the west of 
the ABRA lot for this purpose. A lot merger plat, City of Loveland Application #15-147, was submitted 
concurrently with the special review amendment/site development plan application, #15-146, in order 
to combine the two lots into one. 
 
The building addition includes two areas; an expanded shop area to the west of the existing shop area, 
to be located on what is now the vacant lot to the west, and an expanded office/customer area on the 
south side of the existing building. The size of the addition is 7,018 sq ft for a total building size of 
14,727 sq ft. 
 
Materials and Colors 

 
Topaz Dr (south) elevation. The existing building to the right is greyed out. 
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The materials and colors of the addition will match that of the existing building, which include beige 
concrete masonry units (CMU) and red brick. The addition will include more architectural details over 
the existing structure, including pilasters, an angled roof element, and a canopy at the customer 
entrance. Pilasters will be added to the Eisenhower façade of the existing building to improve the 
appearance of that façade and to match the pilasters included on the addition. Otherwise, there will be 
no changes to the existing building. 
 

 
Eisenhower Blvd (north) elevation. The existing building to the left is greyed out. 

 
 
Site Plan 
 
The site plan includes modifications to the larger parking lot to the east of the building, along with the 
relocation of the smaller parking lot from south of the existing building to south of the shop addition. 
There is currently one driveway access into the property located off of Topaz Dr immediately south of 
the existing building, with a driveway then extending east to the larger parking lot. With the relocation 
of the customer parking lot farther to the west, the driveway access is also being moved farther west, 
with a drive extending to the east parking lot. In addition, a new driveway will extend along the west 
side of the building addition to allow for access to the overhead bay door along that wall.  
` 

 
 

Landscape Plan. The existing building footprint is in the center, and the new additions are the darker footprints to the 
south and west. The existing customer parking is located where the south building addition is proposed, and will be 

relocated farther to the west. The existing employee/serviced vehicle parking is to the east. 
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Fence 
 
The Eisenhower frontage of the east parking lot is currently lined 
by a wrought iron fence on top of textured beige CMU that match 
those of the building. A full wall of the same CMU encloses the 
serviced vehicle storage area in the northeast portion of the 
parking lot. This wall runs along approximately half of the east 
property line. With the building addition, the applicant proposes 
to enclose the entire east parking lot. The wall/fence along 
Eisenhower will remain, with the wall enclosing the serviced 
vehicle area removed.  

 
As proposed, a low concrete block wall with a cedar fence on top 
would be installed along the east property line and along the 
south side of the east parking lot, with a steel frame and cedar 
swing gate at the parking lot entrance. At the neighborhood 
meeting, a strong preference for a solid CMU or other stone 
material, or combination stone/wrought iron wall/fence, was 
expressed by all in attendance. A condition of approval 
addressing this has been included in these findings by Current 
Planning.  

 
 
 
Alternative Parking Compliance 
 
The zoning code lists minimum parking space requirements based on land use, and “automotive 
service” uses require 1 space for every 450 sq ft of floor area, including both office and repair space. 
At this ratio, the existing building calls for 18 parking spaces, and the building addition increases that 
to 33 spaces. The property currently has 20 spaces, with an additional paved but unstriped area in the 
east lot for vehicles being serviced.  
 
The applicant considers the amount of parking called for by the conventional code standard to be 
excessive for the nature of their building addition and is seeking approval of an alternative parking 
standard. The requested standard is 1 space for every 600 sq ft of floor area, for a total of 25 spaces. 
A parking analysis report prepared by the applicant’s civil engineer has been submitted in support of 
the alternative parking standard. The report describes the anticipated parking demand based on 
current demand and anticipated changes to demand that will result from the building addition.  
 
The report identifies a current parking demand on any given shift of 17 spaces, not including serviced 
vehicles, with a breakdown as follows: 

• 8 shop employee 
• 5 office employees 
• 4 on-site customers 
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According to the report, the parking demand on any given shift after the construction of the addition 
will be 20 spaces, with a breakdown as follows: 

• 10 shop employee 
• 6 office employees 
• 4 on-site customers 

 
Thus, per the analysis, the total employee and customer parking demand of 20 spaces will be 
adequately served by the proposed total of 25 off-street spaces. The parking demand generated from 
other types of visitors, such as vendors, is negligible. 
 
Regarding the parking of vehicles being serviced, according to the report, a smaller number of such 
vehicles will be parked in the outside lots, and instead will be parked inside the building. Currently, 
there is one service bay per mechanic, and each mechanic works on approximately three vehicles per 
shift, with two of the three vehicles parked in the lot. With the building addition, there will be three 
bays per mechanic, eliminating the need for two of the three vehicles being serviced to be parked 
outside. According to the report, the volume of vehicles being serviced is not anticipated to increase 
significantly with the building addition. While a couple of additional employee spaces are being 
striped in the portion of the east lot that is used to store serviced vehicles, unstriped paved area will 
remain in the east lot in which serviced vehicles can be parked.  
 
Staff is aware that street parking on Topaz Dr is already tight due to the adjacent uses on the street, 
including the subject property, utilizing it for overflow parking. It is the assessment of the parking 
analysis that the increased availability of interior building parking will modestly lessen the number of 
vehicles parking on Topaz Dr generated from the subject property. 
 
 
V. KEY ISSUES 
 
Concerns continue to be voiced from members of the neighborhood regarding the requested alternative parking 
compliance and the proposed fence materials. Staff has addressed these concerns through the inclusion, in 
Section VIII of these findings, of conditions of approval relating to parking and fence material. The city’s 
development review staff has not identified key issues associated with this special review application in terms 
of compliance with the standards in the Municipal Code beyond the Eisenhower setback encroachment, which 
is described in Section VII below and is supported by staff. 
 
 
V. BACKGROUND 
 
1977 The Sylmar First Addition, which included the land of the subject property, was annexed 

into the city. 
 
1979 The Sylmar First Subdivision was approved, creating three lots that would eventually 

become part of the ABRA proposal. 
 



 6 

1997 The Sylmar Sixth Subdivision was approved, replatting certain lots from the First 
Subdivision to create the lot on which the existing ABRA Auto Body Shop is located. 

 
2003 Special Review #741 was approved for a “Loveland Auto Body” use for the 0.7-acre 

property at 1805 Topaz Dr. 
 
2015 The applicant submitted an application (#15-146) for a site development plan and 

amendment to Special Review #741 along with a lot merger plat application (#15-147) 
to allow an expansion of the existing auto body use onto the adjacent lot to the west.   

 
 
VI. STAFF, APPLICANT, AND NEIGHBORHOOD INTERACTION 
 
A. Notification:  A letter advertising the neighborhood meeting was sent out by the applicant on 

December 23, 2015 to all neighbors within the distance defined in Section 18.05 of the Loveland 
Municipal Code. Meeting notice signs were also posted on the property on December 23, 2015.  

 
B. Neighborhood Response: A neighborhood meeting was held at 5:30 on January 7, 2016 in the 

Municipal Building. Five attendees were at the meeting along with city staff and the applicant’s 
consultant.  Questions from the neighborhood centered around parking and fencing, with a couple of 
comments on the elevations. Generally, the attendees did not support the request for an alternative 
parking standard that allows less parking than the normal code standard. Also, attendees did not support 
the proposal to include wood fencing on top of a CMU wall, considering a full CMU or stone wall or 
wrought iron fence on top of CMU or stone to be more fitting with the existing fencing in the area. 
Lastly, a preference for the overhead bay door on the west elevation to be of a color that matches the 
wall color was expressed, as the proposed white color would stand out too much. 

   
D. Project Schedule 
 

1. A combination site development plan and amendment to Special Review #741 was filed with 
the Current Planning Division on August 11, 2015.  

 
2. A neighborhood meeting for the amendment to the special review was held on January 7, 2016 

in the Municipal Building. The ABRA consultant, the owners of the property on which ABRA 
sits, and three neighbors attended the meeting. 

 
3. The staff preliminary findings and determination was posted on February 11, 2016.  

 
8. The public review period for the staff preliminary findings and determination is from February 

11, 2016 to February 22, 2016.  
 

9. The final findings and determination for the Special Review will be posted on February 23, 
2016 and the appeal period will be from February 23, 2016 to March 4, 2016. 
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VII. FINDINGS AND ANALYSIS 
  
Finding 1. That the proposed special review use meets the purposes set forth in Section 
18.04.010 of the Loveland Municipal Code.  
 
The proposed expansion of the auto body shop building would meet the purposes set forth in 
Section 18.04.010 of the Loveland Municipal Code and would not create unsafe or unhealthy 
conditions. The nature of the operation of the auto body shop is not proposed to change, and 
the existing operation is does not appear to create safety or health concerns. According to the 
applicant, the building expansion will allow a greater portion of the autos being serviced that 
now are parked in the property’s parking lot to instead stay inside the building, which would 
be preferable than the current situation, where damaged vehicles remain outside and employee 
parking is pushed onto the street parking spaces along Topaz Dr.  
 
Finding 2.  That the effects of the proposed special review use on the surrounding 
neighborhood and the public in general will be ameliorated.  
 
The effects of this use on the surrounding property owners will be lessened through the site 
layout, landscaping, and screening of the project. The expansion of the building should have no 
greater impact than the current operation other than the visual impact of the larger building. 
The lot to the west of the subject property is currently vacant and could be developed with uses 
allowed in its B district. The property to the east is a similar auto repair shop, and is not expected 
to be impacted by the building addition. The property to the south is an office building and is 
not expected to be impacted due to measures taken to control noise, fumes, and other emissions 
as described below under Finding 3h. To the north is Eisenhower Blvd, and beyond it is a 
restaurant, neither of which should be impacted by the addition.  
 
At the neighborhood meeting, concern was expressed by nearby neighbors of the adequacy of 
the alternative parking standard and of the fence that have been proposed by the applicant. The 
parking concern centered on issues related to limited street parking availability on Topaz Dr 
and the practice of vehicles associated with the subject property already utilizing the street 
spaces on a regular basis. Attendees expressed doubt that the building expansion would not 
result in an increase of vehicles, be it employees, customers, or serviced vehicles, and did not 
support allowing an alternative parking standard that resulted in less on-site spaces than the 
normal parking requirement. Conditions have been added to these Preliminary Findings to 
address these concerns. 
 
Attendees did not support the proposed new fence for the east and south side of the east parking 
lot, which includes a cedar board fence over a stone wall. Installation of a fence entirely of 
stone material was preferred, as it would be in keeping with the style of fence on other properties 
in the immediate vicinity, or a stone fence with a small wrought iron fence on top, which would 
be in keeping with the fence along the Eisenhower frontage of the property. A condition 
concerning the fence material has been added to these Preliminary Findings to address this 
concern. 
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Finding 3. That in assessing the potential effects of the proposed special review use, at a 
minimum, the following matters have been considered: 
 
3a. Type, size, amount, and placement of landscaping; 
 

There is already dense landscaping between the parking lot to the east of the building 
and Eisenhower Blvd. While some landscape exists between the existing building and 
Eisenhower, more will be added. Dense landscaping meeting or exceeding bufferyard 
quantity and size standards will be planted to the north, west, and south of the building 
addition. Additional landscape will be planted to the south of the existing building, 
along Topaz Dr. No buffering is proposed or required to the east, where the property 
abuts another automotive repair business.  
 
The building addition will have four overhead bay doors. Three face Topaz Dr and will 
be screened by the bufferyard plantings along Topaz. The fourth faces west, and without 
screening would also be visible from Eisenhower Blvd to the north. However, additional 
plantings will be installed in the bufferyards near the west bay to further screen it. 
 

3b. Height, size, placement, and number of signs; 
 

No new signage is proposed with the building addition. The business signs on the north 
and east facades of the existing building will remain, as will the monument sign along 
the Eisenhower Blvd frontage. 

 
3c. Use, location, number, height, size, architectural design, materials, and colors of 

buildings; 
 
The building expansion will complement the existing structure in height, design, 
materials and colors. Staff had some concerns that the existing building had a plain 
appearance along Eisenhower Blvd, which is contrary to the goals of city plans and 
codes for major streets. In response, the applicant added pilasters to the building 
addition and also designed retrofitted pilasters onto the existing structure’s Eisenhower 
façade.  
 
The existing Eisenhower façade is 94 ft and the addition will add another 84 ft. Per the 
commercial architectural standards of the zoning code, facades cannot extend more than 
100 ft without including a change in plane. Staff and the applicant together worked on 
developing a solution to this matter. Typically the change in plane is created by stepping 
back portions of the building. The building addition could not be stepped inward without 
impacting needed interior floorspace or parking to the south of the addition. Instead, a 
23.7 ft portion of the Eisenhower façade was bumped out by 4 ft to break the plane. This 
bumpout encroaches into the 25 ft minimum Eisenhower setback, and as part of the 
special review process, approval of this setback encroachment is sought. Staff is 
supportive of the encroachment, as the remaining setback from the street is still 
significant (21 ft) and the “big box” appearance of the structure that would otherwise 
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result has been avoided, while meeting the interior space needs of the applicant. In 
addition, the roofline of this 23.7 ft stretch of wall is bumped up into a type of angular 
parapet, which functions both to break the otherwise monotonous roofline of the 18 ft 
tall building and to screen rooftop equipment. 
 
The materials and colors for the new building will be similar to that of the existing 
building. The building addition along Eisenhower Blvd will be primarily beige CMU 
with red brick stripes like the existing building, and the pilasters on both the addition 
and those retrofitted onto the existing building will be a red CMU. The office addition 
on the Topaz Dr side of the building will have a beige CMU base with red brick above, 
similar to the existing office area. A canopy will cover the customer entrance. 

 
3d. Configuration and placement of vehicular and pedestrian access and circulation;  

 
Configuration and placement of vehicular and pedestrian access and circulation is 
compliant with City standards. Vehicle drive aisles within the east parking area are 
unchanged. The customer parking area is moving from south of the existing building to 
south of the addition, and the curb cut off of Topaz Dr is moving farther west to 
accommodate the relocated parking area. The drive aisle from the curb cut to the east 
parking area will remain. Both Transportation and Fire Department staff have reviewed 
the special review plans and have indicated compliance with the City’s Adequate 
Communities Facilities Ordinance.  

 
 3e. Amount and configuration of parking; 
 

The existing parking area to the south of the building contains 5 spaces reserved for 
customers and the parking area to the east of the building contains 14 spaces for 
employees plus one handicap space. There is additional space beyond the striped 
parking spaces for vehicles in this east lot, behind a small gated area in the northeast 
corner, where vehicles being serviced are stored. With the site changes associated with 
the building addition, the applicant is proposing to include 25 total off-site striped 
spaces. A detailed description of the parking count is included in Section III above. 
 
The handicap space will be relocated from the east parking lot to the south parking lot. 
The relocation of the handicap space is an improvement, as per code, handicap spaces 
are to be located closest to the accessible entrance. The new location will situate it as 
such, but the existing location situates the handicap space relatively far from the 
entrance. The trash enclosure will be relocated from the north end of the east parking 
lot, near the Eisenhower lot line, to the south end where the handicap space is now 
located. New parking spaces will be striped where the trash enclosure now sits and a 
couple new spaces will be striped where the wall enclosing the serviced vehicle storage 
area is now located. The east lot parking configuration will otherwise remain 
unchanged.  

 
 3f. Amount, placement, and intensity of lighting; 
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There is no existing or proposed parking lot lighting for the subject property because 
the business closes in the early evening. A photometric plan was therefore not 
submitted. The exterior lighting will consist of 12 wall-mounted fixtures.  
  

 3g. Hours of operation; 
 

The hours of operation of the ABRA body shop are not proposed to change with the 
building addition. It operates from 7:30 am to 5:30 pm Monday through Friday, 9:00 
am to12:00 pm on Saturday, and is closed on Sunday.  
  

3h. Emissions of noise, dust fumes, glare and other pollutants. 
 

While any auto repair business has some level of noise and fume emissions, the building 
addition will not increase the emissions from the property. The building expansion 
should modestly decrease the noise and fume emissions. According to the applicant, 
each mechanic will work on three vehicles on a shift, but currently has one bay in which 
to work on vehicles, meaning the employee needs to move vehicles between the outdoor 
parking area and the indoor service area throughout the day. The building expansion 
will allow for three bays per mechanic, allowing for all of the cars being serviced during 
a shift to remain in the building for the duration of the shift, leading to less movement 
of vehicles in and out of the building. The building addition will include extra insulation 
on exterior walls to reduce noise pollution, and the existing dust collection system will 
be relocated as necessary to accommodate the addition. The wastewater generated by 
the operation is processed by an in-ground oil-water separator. 

 
Finding 4. Except as may be varied in accordance with this special review permit, the 
special review site plan conforms to the restrictions and regulations set forth in the Loveland 
Municipal Code for the zoning district in which the special review use is located.   
  
The proposed special review meets this finding. The site plan meets the requirements of the B 
Business district with the exception of the partial encroachment into the Eisenhower Blvd 
setback discussed above, and the alternative parking standard that has been applied to the site 
plan. The proposed site, infrastructure, and landscape design comply with all normal applicable 
restrictions and regulations set forth in the site development performance standards and 
guidelines. 

 
Finding 5. The special review site plan meets the requirements set forth in the Section 16.41 
– Adequate Community Services – of the Loveland Municipal code.  
   
Transportation: Staff believes that this finding can be met, due to the following:  

• Per this combined Site Development Plan and Special Review application, a proposed 
4350 square foot (sf) building addition to the existing Auto body/glass shop is planned 
on the site, as well as an additional parking lot on the property with a new access onto 
existing Topaz Drive (local commercial street). The traffic worksheet received with 
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the application indicates that an increase of 20 total daily trip ends is expected (from 
90 existing to a total 110 with the proposed addition), no pedestrians or bicyclists are 
anticipated to visit the site each day, and that since less than 200 ADT is involved, 
requests that no further traffic information is needed/required. The Transportation 
Engineering Division notes that previous special review #741 for this site was 
completed for the existing auto repair building. In light of all of the above, and since 
substantially less than 200 ADT is anticipated with the new proposed building 
addition, no further traffic information has been required to be submitted at this time 
in accordance with the Larimer County Urban Area Street Standards (LCUASS). 

• Vehicular access to the site is via existing Topaz Drive (local commercial street). No 
direct vehicular access is proposed and no direct vehicular access is allowed onto 
Eisenhower Blvd (US 34). 

• Per comments included in previous concept review meeting for this use on 10/7/2010 
in accordance with LCUASS, a cash in lieu payment for construction of public 
improvements along US 34 (including street widening, curb gutter and sidewalk) 
needs to be provided, and the future location of US 34 frontage improvements needs to 
be indicated on the plans (these improvements along US 34 adjacent to the property 
presently do not exist). The Transportation Engineering Division notes that cash in 
lieu of improvements along US 34 adjacent to formerly developed lot 2 block 1 
Sylmar Sixth Subdivision of this property was previously provided to the City. 
Therefore a cash in lieu payment for public improvements along US 34 adjacent to the 
remaining portion of the property (100.00 lineal feet adjacent to lot 7 Block 1 Sylmar 
1st Subdivision) is required in the conditions accordingly. 

• In light of all of the above, the existing transportation system is expected to adequately 
serve the planned building addition to the existing auto repair use on the site. 
 

Fire: Staff believes that this finding can be met, due on the following: 
• The proposed addition to the existing building will comply with the requirements in 

the ACF Ordinance for response distance requirements from the first due Engine 
Company. 

• The addition to the existing building will not negatively impact fire protection for the 
subject development or surrounding properties. 
 

Water/Wastewater:  
This development is situated within the City’s current service area for both water and 
wastewater. The existing facility is currently served water and wastewater from the City of 
Loveland. Staff believes that this finding can be met, due to the following: 

• The proposed development will not negatively impact City water and wastewater 
facilities. 

• The proposed public facilities and services are adequate and consistent with the City’s 
utility planning and provides for efficient and cost-effective delivery of City water and 
wastewater service. 

 
Stormwater: Staff believes that this finding can be met, due to the following:  
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• This special review site plan and the site development plan comply with the Adequate 
Community Services ordinance outlined in the Loveland Municipal Code, Section 
16.41.140. 
 

Power: Staff believes that this finding can be met, due to the following:  
• Power believes that this project will have no negative impact on our system. This 

project will comply with the requirements in the ACF Ordinance. 
 
Building: Staff believes that this finding can be met, due to the following:   

• The proposed construction of the addition to the existing will not negatively impact 
surrounding properties in regard to the adopted building codes. The proposed project 
will be required to have a building permit which requires all applicable codes to be 
met. 
 

 
VIII. CONDITIONS OF APPROVAL 
 
Transportation 
 
1. All public improvements shall comply with the Larimer County Urban Area Street Standards 
(LCUASS).  
 
2. The developer agrees to acquire and dedicate, at no cost to the City, any rights-of-way necessary 
for the required street improvements associated with this development.  
 
3. Prior to the issuance of any building permits, pursuant to the provisions in Section 16.40.010.B of 
the Loveland Municipal Code, the Developer shall design and construct the following public 
improvements unless already designed and constructed by others:  
 
a) Street improvements on the adjacent frontage of Topaz Drive including sidewalk, curb & gutter 
and new drive approach. 
 
4. Prior to the issuance of any building permits, pursuant to the provisions in Section 16.40.010.B of 
the Loveland Municipal Code, the Developer shall design and provide a cash-in-lieu payment for the 
ultimate frontage improvements on US34 (Eisenhower Boulevard) including widening for bike lanes, 
curb & gutter and sidewalk as shown on the approved Public Improvement Construction Plans and 
cost estimate. 
 
Planning 
 
1. No vehicles being serviced shall be parked on Topaz Drive, including vehicles for which servicing 
has been completed. 
 
2. No employee parking shall occur on Topaz Drive.  
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3. The east lot shall remain unlocked with the gate open during business hours. In the event the south 
parking lot is not adequate for customer parking, customers shall be encouraged to park in the east 
lot.  
 
4. In the event that city code enforcement determines the on-site parking to be inadequate to 
accommodate all employees, customers, and serviced vehicles, corrective measures shall be required. 
The corrective measures shall be negotiated with the applicant and may include arranging off-site 
employee parking. The property shall be in violation of the terms of the special use permit until the 
applicant acts on said corrective measures. 
 
5. A revised enclosure for the east parking lot that matches the existing concrete masonry unit 
wall/wrought iron fence on the Eisenhower Blvd frontage, or consists entirely of masonry that 
complements the concrete masonry unit/wrought iron fence, is to be submitted to and accepted by the 
city prior to Current Planning approval of the special review/site development plan.         
 
6. The overhead bay door on the west elevation shall be of a color to blend with the adjacent wall. 
Revised elevations are to be submitted to and accepted by the city prior to Current Planning approval 
of the special review/site development plan. 
 
7. Before issuance of a Certificate of Occupancy by the city, the Developer shall install all landscape 
as shown on the approved landscape plans, unless financial security is filed by the Developer with the 
city to assure installation at a later date acceptable to the city. 
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SPECIAL REVIEW #741 MAJOR MODIFICATION AND SITE DEVELOPMENT PLAN
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TITLE SHEET

KRJ

BDG

JEH

-

10-13165

ABRA AUTO BODY
& GLASS

ADDITION &
REMODEL

LOVELAND CO

9/17/15

PROJECT INDEX:

TENANT:

ABRA COLORADO, INC.

A MINNESOTA CORPORATION

7725 NORTHLAND DRIVE

SUITE 210

BROOKLYN PARK, MN  55428

PH:  (763) 561-7220

FX:  (763) 561-7433

PROJECT ADDRESS LOCATION:

ABRA AUTO BODY & GLASS

1805 TOPAZ DRIVE

LOVELAND, COLORADO  80538

SECTION 18, TWP 5 N, RNG 68 W

DESCRIPTION

LARIMER COUNTY

LOVELAND, COLORADO

MANAGING OFFICE:

PROJECT MANAGER:  BRIAN GJERDE

EMAIL:  brian.gjerde@is-grp.com

1415 TOWN SQUARE LANE

FARIBAULT, MN  55021

PHONE:  507.331.1500

FAX:  507.331.1501

FARIBAULT OFFICE

PROJECT LOCATION

NOT TO SCALE

LOCATION MAP

This addition will be located along the west and south sides of the existing facility and will include a new shop area and detail bay as well as

additional offices. The existing building and proposed addition will have a consistent overall building height of 18 feet.  In addition, the existing

office area located on the south side of the building will also be remodeled as part of the scope of this project.

Landscaping will be placed along the Northwest, West, and Southwest perimeter of the building. Proposed landscaping and plantings include 2

shade trees, 15 deciduous shrubs, 16 evergreen shrubs, plant bed edger, and rock mulch. The shrubs will be planted at varies sizes ranging from

12-24 inches with anticipated maturity heights ranging from 2-13 feet. The shade trees will be planted at 2 1/-2 inch caliper with an anticipated

maturity height of 40 feet.

The proposed addition will be constructed mainly of concrete masonry units (CMU) and modular brick. The proposed materials grey concrete

masonry units and burgundy-red brick detailing and metal trim that will be used shall match the proposed new addition with the existing building to

ensure consistent building aesthetics. In addition, per City request, the north facade will be broken up via vertical patterns of brick.

The proposed addition will include modifications to the existing parking area and circulation. This includes construction of an additional driveway

on the west side of the new property to allow access to the proposed building addition via Topaz Drive. In addition, gated privacy fencing will be

added to the existing east side of the existing building to accommodate employee parking, vehicle storage and service area.

The existing main entrance will be relocated to the south side of the office addition adjacent to the ADA compliant parking space. The existing site

and proposed addition will provide a total of 26 parking stalls. The proposed fenced and gated vehicle storage and service area located on the

east side of the property provides 20 standard stalls which also serves as employee parking. The customer parking area located on the southwest

side of the building provides five (5) standard stalls and one (1) ADA compliant stall.

The exterior lighting will consist of twelve (12) LED wall-mounted fixtures, mounted at heights ranging from 7'-6” to 14'-0”. The wattage of these

LED fixtures ranges from 35 - 135 watts.

Upon City approval, the proposed hours of operation will be:

· Monday - Friday 7:30 am - 5:30 pm

· Saturday 9:00 am - 12:00 pm

· Sunday - Closed

To ensure reduction of any anticipated noise as a result of the auto body repair activities, additional insulation and a liner panel will be installed

around the perimeter of the new exterior walls in the shop area.

All associated exhausts meet will property line distance requirements per City Code. The existing dust collection system will be relocated as

necessary for continued use. In addition, waste water generated from the detail bay is processed by an in-ground oil-water separator prior to

discharging.

The proposed project will not create any negative impacts to the health, safety, or welfare of neighboring properties or the general public. No

pollution or negative impacts to the environment are anticipated. Should any unforeseen conditions arise, the project will take necessary

reasonable measures to mitigate identified impacts.

Due to the traffic already generated by the existing ABRA facility and the neighboring commercial properties, traffic volume within the area is not

anticipated to increase dramatically due to the proposed addition. Should any unforeseen conditions arise, the project will take necessary

reasonable measures to mitigate identified impacts.
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LOVELAND, CO                    ISG PROJECT # 10-13165

PROPERTY OWNER:

ROBERT G. BOWMAN AND

STEPHANIE J. BOWMAN

3095 CHALLENGER POINT DRIVE

LOVELAND, COLORADO  80538

STATE OF COLORADO )

                                        ) ss.

COUNTY OF LARIMER )

The foregoing agreement was acknowledged before me this ________day of, ____________, 20____, by

________________________________________________.

Witness my hand and official seal.

My commission expires

Notary Public

Current Planning Manager Approval Certificate

This Special Review is approved, subject to all conditions set forth hereon, by the Current Planning Manager of

the City of Loveland, Larimer County, Colorado, this ________day of, ____________, 20____.

________________________________________________________

Current Planning Manager

Planning Commission Approval Certificate

This Special Review is approved, subject to all conditions set forth hereon, by the Planning Commission of the

City of Loveland, Larimer County, Colorado, this ________day of, ____________, 20____.

________________________________________________________

Planning Commission Chair

Property Owner

The undersigned agree that the real property described in the application for Special Review filed herewith,

and as shown on the site plan, shall be subject to the requirements of Chapter 18.40 of the Municipal Code

of the City of Loveland, Colorado, and any other ordinances of the City of Loveland thereto. The undersigned

also understands that if construction of all improvements is not completed and if the Special Review uses are

not established within three years of the date of approval, or other completions date or dates established in a

development agreement approved by the City, the City may take an action to declare the permit and Special

Review Plans abandoned and null and void.

______________________________________

______________________________________

AMENDED PLAT OF LOT 7, BLOCK 1, SYLMAR FIRST SUBDIVISION AND LOT 2, BLOCK 1, SYLMAR SIXTH SUBDIVISION
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PROJECT DESCRIPTION

TRANSPORTATION CONDITIONS:

1. All public improvements shall comply with the Larimer County Urban Street Standards (LCUASS).

2. The developer agrees to acquire and dedicate, at no cost to the City, any rights-of-way necessary for the required street improvements

associated with this development.

3. Prior to the issuance of any building permits, pursuant to the provisions in Section 16.40.010.B of the Loveland Municipal Code, the

Developer shall design and construct the following public improvements unless already designed and constructed by others.

a) Street improvements on Topaz Drive including sidewalk, curb & gutter and new drive approach.

4. Prior to the issuance of any building permits, pursuant to the provisions in Section 16.40.010.B of the Loveland Municipal Code, the

Developer shall design and provide a cash-in-lieu payment for the ultimate frontage improvements on US34 (Eisenhower Boulevard)

including widening for bike lanes, curb & gutter and sidewalk as shown on the approved Public Improvement Construction Plans and cost

estimate.
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6. ALL MANUFACTURED ARTICLES, MATERIALS AND

EQUIPMENT SHALL BE APPLIED, INSTALLED, CONNECTED,

ERECTED, CLEANED AND CONDITIONED ACCORDING TO

MANUFACTURERS' INSTRUCTIONS. IN CASE OF

DISCREPANCIES BETWEEN MANUFACTURERS'

INSTRUCTIONS AND THE CONTRACT DOCUMENTS, NOTIFY

ARCHITECT/ENGINEER BEFORE PROCEEDING WITH THE

WORK.

7. ALL DISSIMILAR METALS SHALL BE EFFECTIVELY

ISOLATED FROM EACH OTHER TO AVOID GALVANIC

CORROSION.

8. THE LOCATION AND TYPE OF ALL INPLACE UTILITIES

SHOWN ON THE PLANS ARE FOR GENERAL INFORMATION

ONLY AND ARE ACCURATE AND COMPLETE TO THE BEST OF

THE KNOWLEDGE OF I+S GROUP (ISG). NO WARRANTY OR

GUARANTEE IS IMPLIED.  THE CONTRACTOR SHALL VERIFY

THE SIZES, LOCATIONS AND ELEVATIONS OF ALL INPLACE

UTILITIES PRIOR TO CONSTRUCTION.  CONTRACTOR SHALL

IMMEDIATELY NOTIFY ENGINEER OF ANY DISCREPANCIES

OR VARIATIONS FROM PLAN.

9. THE CONTRACTOR IS TO CONTACT "COLORADO ONE

CALL" FOR UTILITY LOCATIONS, 48 HOURS PRIOR TO

EXCAVATION / CONSTRUCTION (1-800-922-1987).

SUBSURFACE UTILITY INFORMATION IN THIS PLAN  IS

UTILITY QUALITY LEVEL D. DETERMINED ACCORDING TO

THE GUIDELINES OF CI/ASCE 38-02 ENTITLED STANDARD

GUIDELINES FOR THE COLLECTION AND DEPICTION OF

EXISTING SUBSURFACE UTILITY DATA. FIELD VERIFY ALL

UTILITIES.

1. ALL WORK SHALL CONFORM TO THE CONTRACT

DOCUMENTS, WHICH INCLUDE, BUT ARE NOT LIMITED TO,

THE OWNER - CONTRACTOR AGREEMENT, THE PROJECT

MANUAL (WHICH INCLUDES GENERAL SUPPLEMENTARY

CONDITIONS AND SPECIFICATIONS), DRAWINGS OF ALL

DISCIPLINES AND ALL ADDENDA, MODIFICATIONS AND

CLARIFICATIONS ISSUED BY THE ARCHITECT/ENGINEER.

2. CONTRACT DOCUMENTS SHALL BE ISSUED TO ALL

SUBCONTRACTORS BY THE GENERAL CONTRACTOR IN

COMPLETE SETS IN ORDER TO ACHIEVE THE FULL EXTENT

AND COMPLETE COORDINATION OF ALL WORK.

3. WRITTEN DIMENSIONS TAKE PRECEDENCE OVER
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WITH THE WORK.

4. FIELD VERIFY ALL EXISTING CONDITIONS AND

DIMENSIONS. NOTIFY ARCHITECT/ENGINEER OF ANY

DISCREPANCIES OR CONDITIONS REQUIRING INFORMATION

OR CLARIFICATION BEFORE PROCEEDING WITH THE WORK.

5. DETAILS SHOWN ARE INTENDED TO BE INDICATIVE OF

THE PROFILES AND TYPE OF DETAILING REQUIRED

THROUGHOUT THE WORK. DETAILS NOT SHOWN ARE

SIMILAR IN CHARACTER TO DETAILS SHOWN. WHERE

SPECIFIC DIMENSIONS, DETAILS OR DESIGN INTENT

CANNOT BE DETERMINED, NOTIFY ARCHITECT/ENGINEER

BEFORE PROCEEDING WITH THE WORK.
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ELIMINATE AIR. DO NOT TAMP.

2 TIMES

ROOT BALL DIA.

DO NOT 

STAKE 

THROUGH 

ROOT BALL

3" DEEP HARD WOOD MULCH. 

MULCH 6" BACK FROM TRUNK.

ROOT COLLAR SHALL BE SET 

1" ABOVE FINISH GRADE.

ROOT

BALL

HOWEVER, IF NEEDED, USE 

2" WIDE WEBBING STRAPS 

WITH HEAVY GAUGE WIRE. WIRE 

SHOULD STICK STRAIGHT OUT 

AS SHOWN, BUT NOT TIGHT. 

REMOVE AFTER ONE YEAR.

IF AN EVERGREEN:

- NEVER CUT LEADER

- PRUNE ONLY TO REMOVE

   DAMAGED BRANCHES

OVER PRE-EMERGENT WEED

CONTROL GRANULES. KEEP

STAKING IS DISCOURAGED, 

SHRUB PLANTING DETAIL

2' MIN.

TO PAVED

SURFACE

L

C

BACKFILL WITH PLANTING MIX. 6" 

AT SIDES AND ALL SPACE BETWEEN 

PLANTS TO FULL DEPTH.

UNDISTURBED 

SOIL

FINAL 

GRADE

EDGER

MULCH AS SPECIFIED 

ON PLAN OVER

SIDEWALK/CURB

MIN. 6" (TYP.)

PRE-ENERGENT WEED

CONTROL GRANULES

UTILITY LOCATIONS SHOWN ARE

APPROXIMATE. CONTRACTOR IS

RESPONSIBLE FOR LOCATING UTILITIES

ON-SITE PRIOR TO CONSTRUCTION.

SITE NOTES:

IRRIGATION REQUIRED - ALL TREES, SODDED

AREAS, AND PLANTING BEDS SHALL BE IRRIGATED.

CONTRACTOR IS RESPONSIBLE FOR PROVIDING

THE IRRIGATION DESIGN. DESIGN SHOULD INCLUDE

THE USE OF SPRINKLER HEADS FOR LAWN AREAS

AND DRIP HOSES UNDER MULCH FOR PLANT BEDS.

BE SURE TO PREVENT OVER-SPRAYING ONTO

BUILDINGS AND DRIVE PAVEMENTS. ALSO INCLUDE

AN AUTOMATIC CONTROLLER WITH WEATHER OR

SOIL MOISTURE MONITORING. BACKFLOW

PREVENTER REQUIRED. FOLLOW ALL CITY

REQUIREMENTS REGARDING IRRIGATION SYSTEMS

AND INSTALLATION.

PLANT BED EDGER - USE THE SAME TYPE OF

EDGER ALREADY USED ON-SITE.

PLANTING BEDS - SHALL BE MULCHED WITH 3"

DEPTH ROCK  MULCH. MATCH TYPE ALREADY USED

ON-SITE. USE AN LANDSCAPE WATER PERMEABLE

FABRIC UNDERLAYMENT. NO PLASTIC

UNDERLAYMENT.

GENERAL NOTES:
- SEE SHEET 5 FOR ADDITIONAL LANDSCAPE NOTES

- LANDSCAPE WORK TO BE COMPLETED AFTER

COMPLETION OF FINISH GRADING. FINISH GRADING BY

OTHERS.

- LANDSCAPE CONTRACTOR WILL VISIT SITE BEFORE

SUBMITTING A BID.  THIS WILL ALLOW FOR A MORE

FULL UNDERSTANDING OF SITE CONDITIONS.

- IF THERE IS A DISCREPANCY BETWEEN THE NUMBER

OF PLANTS OR AREAS INDICATED ON THE PLANT LIST

OR NOTES AND THOSE SHOWN ON THE PLAN, THE

NUMBERS OR AREAS SHOWN ON THE PLAN WILL BE

CORRECT.

- ALL PLANTS AND MATERIALS SHALL COMPLY WITH

THE LATEST EDITION OF THE AMERICAN STANDARD

FOR NURSERY STOCK, AMERICAN ASSOCIATION OF

NURSERYMEN.

- ALL DECIDUOUS TREES MEASURED BY CALIPER

SHALL BE MEASURED AT A POINT 6" UP FROM THE

TRUNKS ROOT COLLAR.

- ALL TREE TRUNKS SHALL BE SURROUNDED BY A

MINIMUM 2 FOOT RADIUS BED WITH 3 INCH DEPTH

SHREDDED HARDWOOD MULCH.

- CONTAINER GROWN PLANTS WILL HAVE BEEN

PLANTED IN THE CONTAINER FOR A MINIMUM OF SIX

MONTHS PRIOR TO INSTALLATION ON-SITE.

- ALL PLANTS WILL BE GUARANTEED FOR FULL

REPLACEMENT A MINIMUM OF AT LEAST ONE FULL

YEAR (365 DAYS) AFTER INSTALLATION ON SITE.

- IF THE CONTRACTOR FEELS THERE MAY BE AN

ERROR, THEY ARE REQUIRED TO CONTACT THE

LANDSCAPE ARCHITECT.

- PLANT SYMBOLS SHOWN ARE FOR LOCATING THE

POSITIONS FOR PLANTING. SIZES SHOWN DO NOT

NECESSARILY REFLECT THE TRUE PLANT SIZE EITHER

AT TIME OF INSTALLATION OR WHEN FULL GROWN.

- LANDSCAPE CONTRACTOR WILL REPAIR ALL DAMAGE

TO THE PROPERTY FROM INSTALLATION ACTIVITIES AT

NO ADDITIONAL EXPENSE TO THE PROPERTY OWNER.

BUJ

3

RTD

4

SNB

2

RTD

6

RTD

5

GGJ

2

RTD

1

BUJ

1

BUJ

1

MERGE EDGER WITH

EXISTING EDGING (TYP.)

PLANT BED

EDGER &

ROCK MULCH

PLANT BED

EDGER &

ROCK MULCH

PLANT BED

WITH ROCK MULCH

PLANT BED

EDGER &

ROCK MULCH

SIGN

EXISTING EDGING

EXISTING

PLANT BED

EXISTING

PLANT BED

10' EASEMENT

10' EASEMENT

SNB

1

RTD

5

SNB

1

SOD - SOD ALL AREAS DISTURBED BY

CONSTRUCTION THAT ARE NOT SHOWN

WITH AN ALTERNATE COVERAGE.

AREAS SHOWN ARE APPROXIMATE.

SHADE

TREES

NEW PLANT
SYMBOL KEY

EVERGREEN

TREES

ORNAMENTAL

TREES

EVERGREEN

SHRUBS

DECIDUOUS

SHRUBS

SOD

EXISTING CITY WATER

SERVICE WITH 3/4" METER

IN VAULT

RTD

4

RTD

2

SNB

4
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LANDSCAPE NOTES:
1.0  General:

1.01  Landscape work includes, but is not limited to, removal of weeds, top

soil installation, soil preparation, installation of edging, installation of irrigation

system, planting of trees, shrubs, and groundcover, final grading, installation

of erosion control fabric, mulching, weed control, clean-up, and regular

maintenance during construction and the establishment period.

1.02  No part of this work shall be performed or installed in any location or

manner, which may endanger the health, safety, or welfare of the public now,

or in the future. Construction means, methods, techniques, sequencing, etc.,

are the sole responsibility of the Contractor.

1.03  The Contractor agrees that he/she shall assume sole and complete

responsibility for job site conditions during the course of construction of this

project, including safety of all persons and property; that this requirement

shall apply continuously and not be limited to normal working hours; and that

the contractor shall defend, indemnify, and hold the Owner and Landscape

Architect harmless from any and all liability, real or alleged, in connection

with the performance of work on this project, excepting for liability arising

from the sole negligence of the Owner or Landscape Architect.

1.04  The Contractor shall comply with all applicable rules, regulations, laws,

and ordinances imposed by Authorities having Jurisdiction over this project

site.

1.05  Contractor shall immediately give written notice to the Landscape

Architect of conflict in any part of plans, notes, or specifications. Request

clarification from I&S Group as appropriate.

1.06  Contractor shall field-verify existing conditions.

1.06.1  "Existing conditions" for the work as specified herein are based on the

work described in the I&S Group drawings, and on the assumption that the

work described in these drawings will be completed as described.

1.06.2  Immediately report discrepancies or variances between the existing

conditions and the I&S Group drawings in writing to the owner's

representative. If the Contractor begins work specified herein without the

notification to I&S Group, the Contractor thereby acknowledges acceptance

of the site "As-Is" and shall perform the work shown on the drawings and

specified herein in accordance with the accepted base bid.

1.07  Prior to construction, the Contractor shall be responsible for locating all

underground utilities.

1.07.1  Existing utility lines to be removed which may not be shown on

construction drawings are presumed to be present within the Site. Contractor

shall not proceed with such utility lines removal. Contractor shall contact I&S

Group immediately upon discovery of an unidentified underground utility

piping. I&S Group will then direct the Contractor as to the appropriate action

to be taken.

1.08  Contractor shall avoid damage to utilities, structures, site

appurtenances, etc., which occur as a result of the landscape construction.

1.09  The Landscape Contractor is responsible for verifying all quantities

shown on these plans before pricing the work.  Any difference in quantities

shall be brought to the attention of I&S Group for clarification.

1.10  All substitutions shall be requested in writing and shall be approved by

the I&S Group landscape architecture department, 507-387-6651.

1.11  If any areas which appear to need landscape installation, but are not

shown as landscaped on the plans, notify I&S Group landscape architecture

department immediately.

1.12  All registered chemicals used on this project shall be handled and

applied in accordance with all applicable laws, rules, and regulations.

1.13  Clean-up the site at completion of this work, leave the site in an

attractive condition.

1.14  Upon completion of installation the contractor shall issue a Certificate of

Completion stating the project name and the following:  "I, (state licensed

contractor's name) hereby certify, under penalty of perjury, that the

installation of landscape and irrigation for the above project is complete and

conforms with the city and owner approved plans and specifications, with the

exception of the following deviations (list approved deviations, and who

approved them)."  The certificate shall be signed by the Contractor's license

holder.

1.15  Prior to starting installation the contractor shall confirm that the

construction set of plans are signed or stamped for approval by the city.

Notify the landscape architect immediately if a city approval stamp or

signature is not visible on the drawings.

2.0  Site and Soil Preparation:

2.01  The top 8 inches of soil shall be free of rocks, concrete, and foreign

materials larger than 2 inches in diameter. Road base material shall not be

present in the top 24 inches of soil.  Any soil mixed with road base shall be

removed and disposed of off-site.

2.02  Final grades shall be smooth and even, providing an attractive

appearance. Concentrated flows of water shall not drain over walks. Contact

landscape architect if this appears unavoidable. Landscape materials shall

not block or interfere with the free flow of drainage water.

2.03  Planting areas shall slope at 2% minimum away from building

foundations and footings. Positive drainage shall be provided in all planting

areas. No standing water shall be permitted. A maximum grade difference of

1/2 inch shall be allowed between sidewalks or curbs and the finish surface in

planters.

2.04  The planting soil mixture specified for planters shall be free of clay and

is to be composed of topsoil and additional amendments and backfilled to a

depth of 24".  Amend the top 8 inches of topsoil in all planted areas with the

following materials.  Quantities are minimums per 1000 square feet.

2.04.1  [3] cubic yards of nitrolized compost.  Compost shall have a 1/2 inch

maximum particle size, a ph of 6.5 or higher, shall be cured for 60 days or

more after composting, shall meet all EPA guidelines, and shall be weed and

pathogen free.

2.04.2  [10] lbs of agricultural gypsum.

2.04.3  [26] lbs of 16-16-16 fertilizer.

2.05  All planting areas, including areas to be sodded, shall receive the

following soil preparation prior to planting: a minimum of 8 inches of lightly

compacted topsoil shall be installed over the subsoil if topsoil has been

removed or is not present.  If topsoil filters down into the subsoil, additional

topsoil shall be applied until a stable 8 inch deep layer of topsoil is

maintained. The top 8 inches of topsoil in the planters shall be machine-tilled

to aerate the soil and alleviate any surface compaction.

2.06  The burden of proof of soil amendment installation rests with the

Contractor.  Soil tests may be required at the Contractor's expense in order

to confirm amendment installation.

3.0  Planting:

3.01  Rough grading shall be completed prior to the start of planting in any

given area of the project site.

3.03  Plants shall be well branched and bushy with good color, plant size

should be in proportion to the pot as described by the American Standard for

Nursery Stock.  Plants delivered to the site that are yellow, sparse, burned,

or barren will be rejected.  Plant pots shall have soil to within 1 inch of the rim

and the plants shall be fully rooted in the container. Plant material with

cracked or broken root-balls shall be removed from the site. All plants shall

be high quality with a securely attached id tag, have normal growth and

should be free from disease, insects, or insect eggs.  Plants shall conform

with the minimum standards of ANSI z60 - the American Standard for

Nursery Stock.  Trees may not have been topped (upright branches at top of

may not be cut or pruned).

3.04  Plants shall exceed the minimum size at planting requirements noted

on the plans, regardless of the size of the container.  No exceptions.  Prepare

bids based on the plant size, not the container size.  A larger container size

plant may be required to meet the plant size minimums.  No cost adjustments

will be allowed for use of larger container plants.  Measurements shall be

made with the plant in a natural, unsupported position.

3.05  Plants specified as "gallon," "container," or "box" on the plans shall

conform to the ANSI z60, American Standard for Nursery Stock requirements

for sizes with equivalent numbers (#1, #5, #15, #24, etc.,) as if specified as

such on the plans. Thus a plant labeled as "5 gallon" size on the plans must

be equivalent to a #5 container size plant as described in the American

Standard for Nursery Stock.

3.06  Tree calipers shall be measured 6 inches above the rootball per ANSI

z60, American Standard for Nursery Stock. Tree heights shall be measured

from top of rootball to top of highest branch.

3.07  Trees shall be planted 4'0" or more from hardscapes, such as

sidewalks, foundations, curbs, patios, etc. when possible.

3.08  Trees shall not be planted within 4'0" of buried utility lines, relocate

trees slightly, if not possible notify landscape architect.

3.09  A vertical clearance of 114 inches is required above all disabled

accessible parking spaces, a vertical clearance of 80 inches is required

above all walkways. Trim trees to remove all limbs within these areas for

ADA compliance.

3.10  Turf areas shall be sloped as required to provide positive drainage to

the perimeter, or to drain inlets. Turf shall be installed flush with the top of

surrounding curbs and walks so as to prevent water from puddling at the turf

edges, import top soil if necessary to comply with this requirement.

3.11  All sod turf shall be rolled with a weighted roller after installation.

4.0  Mulch:

4.01  When rock mulch is indicated, install a 3" deep layer of 1"-2" dia. rock.

4.02  When rock mulch is indicated, place mulch onto a water permeable

filter fabric. Such fabric shall be of substantial quality and include a

manufacturer warranty of a minimum of 10 years.

4.03  When wood mulch is indicated, install premium shredded hardwood

mulch to a minimum depth of 3 inches.  All mulched areas shall also

incorporate a granular pre-emergent herbicide, such as Preen, to aid in weed

abatement. No permeable filter fabric should be used unless called for on the

plan.

5.0  Slopes:

5.01  See grading plans for slopes locations and gradients

5.02  Notify the landscape architect prior to starting work if any area on this

site is found to have a slope exceeding 3:1.

7.0  Landscape Maintenance:

7.01  The Contractor shall maintain the landscape & irrigation throughout

construction and up to opening date.

7.02  The Contractor shall be responsible for maintaining a regular watering

schedule for all sodded areas for a minimum of 30 days after installation to

ensure proper establishment.

7.03  The Contractor shall take all reasonable precautions required to protect

plants throughout the maintenance period from abnormal temperatures.

8.0  Observations:

8.01  The Contractor shall request a final observation by the owner's

representative upon completion of installation.

8.02  Observation must be requested 7 days in advance of the anticipated

date of the observation.

8.03  Prior to requesting the final observation it is the contractor's

responsibility to assure that the work is finished and complies with all clearly

stated requirements of the plans, including plant sizes and quantities.

Substantial non-compliance will result in the assessment of penalties against

the Contractor, to be not less than the cost of the observation.  Any of the

following shall be considered proof of substantial non-compliance:

8.03.1  Installed quantity of any item is less than 95% of that specified.

8.03.2  More than 3% of any plant variety are undersize.

8.03.3  More than 3% of any plant variety are dead or dying. Dying is defined

as wilting or loss of more than 30% of leaves (deciduous leaf drop excepted.)

9.0  Guarantee:

9.01  The Landscape Contractor shall guarantee all landscape work for a

period of time, beginning at the start of the maintenance period, as follows:

9.01.1  Trees - one year.

9.01.2  Shrubs, lawn and groundcover - one year.

9.01.3  Irrigation system - one year.

9.02  Theft, vandalism, and death due to acts of God are excluded from this

warranty.
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KEYPLAN

EXISTING
SHOP

N
EXISTING
OFFICE

NEW SHOP
ADDITION

NEW
OFFICE
ADDITION

PARTITION TYPES

1

ONE LAYER 5/8" GYPSUM WALLBOARD APPLIED PARALLEL OR AT RIGHT
ANGLES TO EACH SIDE OF 2X4 WOOD STUDS 16" O.C. WITH 1 1/4" TYPE W
DRYWALL SCREWS 12" O.C.

WALL HEIGHT: TO UNDERSIDE OF TRUSS ABOVE

2

ONE LAYER 5/8" GYPSUM WALLBOARD APPLIED PARALLEL OR AT RIGHT
ANGLES TO EACH SIDE OF 2X6 WOOD STUDS 16" O.C. WITH 1 1/4" TYPE W
DRYWALL SCREWS 12" O.C.

WALL HEIGHT: TO UNDERSIDE OF TRUSS ABOVE

3

ONE LAYER 5/8" GYPSUM WALLBOARD APPLIED PARALLEL OR AT RIGHT ANGLES
TO ONE SIDE OF 2X4 WOOD STUDS 16" O.C. WITH 1 1/4" TYPE W DRYWALL
SCREWS 12" O.C.

WALL HEIGHT: TO UNDERSIDE OF TRUSS ABOVE

1A
WALL HEIGHT: PARTIAL HEIGHT WALL; FINISHED HEIGHT 6'-0" AFF

4

ONE LAYER 2" RIGID INSULATION - R-11, WITH 1" 26 GA. METAL LINER PANELS
APPLIED PARALLEL TO Z-FURRING AT MASONRY BLOCK WALL.

WALL HEIGHT: TO UNDERSIDE OF ROOF DECK ABOVE

3A
ONE LAYER 5/8" GYPSUM WALLBOARD APPLIED PARALLEL OR AT RIGHT ANGLES
TO ONE SIDE OF 7/8" HAT CHANNELS 16" O.C. WITH 1 1/4" TYPE W DRYWALL
SCREWS 12" O.C.

WALL LEGEND
EXISTING CONSTRUCTION TO REMAIN

NEW CONSTRUCTION
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KEYNOTE LEGEND
45 CURTAIN WALL
49 FIRE EXTINGUISHER (FE-2) TYPE 20A-120BC - SHOP

USE
50 ALIGN NEW WALL WITH FACE OF EXISTING WALL TO

REMAIN
53 EXPANSION JOINT - CONTINUOUS SEALANT WITH

BACKER ROD AT EXTERIOR, FINISHED GYPSUM
BOARD CONTROL JOINT AT INTERIOR OR
CONTINUOUS SEALANT AND BACKER ROD AT
INTERIOR LINER PANELS

55 SLOPE CONCRETE 1/8" PER FOOT TO NEW TRENCH
DRAIN

57 INFILL OPENING WITH CMU, PROVIDE FLUSH FINISHES
TO BOTH SIDES.  PATCH WALL BASE.  MATCH
ADJACENT FINISHES

58 PIPE BOLLARD SEE DETAIL 3/S1.21
59 OVERHEAD DOOR APRON, SEE DETAIL 7/S1.11
64 TRENCH DRAIN - REFER TO DETAIL 2/S1.11
67 NEW STAIR TO ROOF ACCESS HATCH
69 CONCRETE COLUMN PROTECTION - SEE DETAIL
76 CONCRETE STOOP - REFER TO DETAIL
96 NEW FLOOR DRAIN, SLOPE TO DRAIN - SEE MECH

 1/8" = 1'-0"1 FIRST FLOOR PLAN
N

REVISION SCHEDULE

NO DATE DESCRIPTION
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FIRST FLOOR
100' - 0"

TOW - SHOP
118' - 0"

TOW - OFFICE
108' - 1"

OUTLINE OF
ROOF BEYOND

OUTLINE OF
ROOF BEYOND

EF-3

EXISTING
WINDOWS TO

REMAIN

EXISTING DOORS
TO REMAIN

EXISTING
WINDOWS TO

REMAIN

EF-9

EXISTING ASPHALT SHINGLE ROOF,
FLASHINGS, GUTTERS, AND

DOWNSPOUTS TO REMAIN

EXISTING  ROCK FACE CMU

EXISTING  ROCK FACE CMU

EXISTING  BRICK
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EF-8

EF-12

EF-8

EF-12

EF-8

EF-12 EF-18

EF-15

EF-16

EF-16EF-15

EF-10EF-10

EF-16

6" 

1'-0"

6" 

1'-0"

EXISTING ROOFTOP
EQUIPMENT, BEYOND

EF-10

EF-6

EF-4

EF-9

EF-15

V
E

R
IF

Y
 E

X
IS

T
IN

G

8'
-0

" 
+

/-

EXISTING INTERNALLY ILLUMINATED
WALL SIGN TO REMAIN

EF-10EF-10

EXISTING
ROOFTOP
EQUIPMENT

EF-4

EF-15

EF-14

EF-14

EF-16

EF-11

FIRST FLOOR
100' - 0"

TOW - SHOP
118' - 0"

TOW - OFFICE
108' - 1"

OUTLINE OF
ROOF BEYOND

EF-3

EF-2

EF-10

EF-2

3" 

1'-0"

EF-1

EF-16

EF-14

EF-14

EF-15

EF-6
EF-6

EF-16

EF-16

EF-14

EF-15
EF-17

EF-17

EF-4

EF-10

EF-8

EF-12

EF-16

EXISTING ROOFTOP
EQUIPMENT, BEYOND

EF-15EF-15

EF-9

EF-4

EF-15
EF-9

OUTLINE OF
ROOF BEYOND

EF-3

EF-16

EF-14

EF-15

EF-14

EXISTING  ROCK FACE CMU

EXISTING  BRICK VENEER SOLDIER COURSE

EXISTING CAP
FLASHING TO REMAIN

EF-10

4' - 8"23' - 4"4' - 8"23' - 4"4' - 8"23' - 8"4' - 8"25' - 0"4' - 8"25' - 4"4' - 8"25' - 0"4' - 8"

EF-14

EF-16

EF-14

EF-14

EF-15

EF-10

EF-11 EF-11 EF-11EF-11EF-11EF-11

EF-16 EF-16

84' - 4"94' - 0"

3" 

1'-0"

EF-4

EF-14

EF-16

EF-14

EF-14

EF-14

EF-14

EF-14

EF-14

EF-16

EF-14

EF-14

EF-15

EF-11

EF-16

EF-14

EF-14

EF-15
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EXTERIOR

ELEVATIONS

10-13165

13165 Arch.rvt

SPM/LAR

LAR/BDG

11/25/15

ABRA AUTO BODY

& GLASS

ADDITION AND

REMODEL

PLL

LOVELAND COLORADO

EXTERIOR FINISH LEGEND
MARK MATERIAL MANUFACTURER PRODUCT SIZE COLOR COMMENTS

EF-1 PAINTED METAL -- PIPE BOLLARD -- SAFETY YELLOW GLOSS
EF-2 PAINTED METAL SHERWIN WILLIAMS DOOR & FRAME -- SW7019 GAUNTLET GRAY INTERIOR &

EXTERIOR
EF-3 PREFINISHED

METAL
-- CAP FLASHING -- MATCH EXISTING --

EF-4 PREFINISHED
METAL

-- FLASHING -- MATCH EXISTING --

EF-5 PREFINISHED
METAL

-- GUTTER 5" X 5" MATCH EXISTING --

EF-6 PREFINISHED
METAL

-- RAIN LEADER 4" X 4" MATCH EXISTING --

EF-7 -- -- -- -- --
EF-8 PAINTED METAL SHERWIN WILLIAMS O.H. DOOR LINTEL -- SW7014 ELDER WHITE EXTERIOR ONLY
EF-9 ASPHALT SHINGLE -- -- -- MATCH EXISTING
EF-10 -- -- WALL MOUNTED LIGHT -- -- REFER TO

ELECTRICAL
EF-11 PRE-CAST

CONCRETE CAP
ANCHOR BLOCK STANDARD (SMOOTH) -- -- --

EF-12 PREFINISHED
METAL

O.H. DOOR JAMB -- STD WHITE

EF-13 ROCK-FACED CMU
CAP

ANCHOR BLOCK ROCK FACE W/ 2X2
BEVEL

10"X8"X16" MACH EF-15 MODEL
101068SLR OR

SIMILAR

EF-14 BRICK SOLDIER
COURSE

MATCH EXISTING

EF-15 ROCK-FACE CMU ANCHOR BLOCK ROCK-FACE 8" MATCH EXISTING
EF-16 CMU ANCHOR BLOCK STANDARD (SMOOTH) 8" CHOCOLATE
EF-17 BRICK MATCH EXISTING
EF-18 SIGN ACCESSIBLE PARKING

STALL SIGN
WALL MOUNTED

 1/8" = 1'-0"1 SOUTH ELEVATION

 1/8" = 1'-0"2 EAST ELEVATION

 1/8" = 1'-0"3 WEST ELEVATION

 1/8" = 1'-0"4 NORTH ELEVATION

REVISION SCHEDULE

NO DATE DESCRIPTION



18' - 8"

8" 17' - 4" 8"

4" 4"

2

A3.24

3

A3.24

4

A3.24

5

A3.24

6" BOLLARD ,
TYPICAL OF (2)

NOTCH WALL FOOTING AT
EACH POST FOOTING

@
 IN

T
E

R
IO

R
1'

 -
 4

" 
M

IN
. S

P
LI

T
 F

A
C

E

@
 IN

T
E

R
IO

R
1'

 -
 4

" 
M

IN
. S

P
LI

T
 F

A
C

E

13
' -

 4
"

8"

E36 E37

SPILLWAY;
REFER TO

CIVIL DOCUMENTS

10" COLORED ROCK
FACE CMU SILL;
DOWEL INTO CMU
WITH #4's @ 48" O.C.

8" COLORED ROCK FACE CMU
WITH #4's @ 48" O.C.
IN GROUT FILLED CORES

TOP OF FOOTING

TOP OF CONCRETE

SEE CIVIL DRAWINGS

2'
 -

 0
"

6" CONCRETE SLAB WITH
#5's @ 18" O.C.E.W., TYPICAL

12"x12" PERIMETER
THICKENED EDGE SLAB

WITH (2) #4's CONTINUOUS

TOP SOIL

1/2" EXPANSION JOINT

1'-4" x 8" THICK CONTINUOUS
CONCRETE FOOTING WITH (2) #4's
CONTINUOUS

COMPACTED ENGINEERED FILL

8" CMU WITH #4's @ 48" O.C.
IN GROUT FILLED CORES

8" BOND BEAM W/ (2) #4 CONT

8" BOND BEAM W/ (2) #4 CONT

6" MIN COMPACTED
GRANULAR FILL

8" BOND BEAM W/ (2) #4 CONT

2X8 TREATED WOOD BUMP RAIL
W/ 1/2" Ø HD SCREW ANCHORS
@ 24" O.C. - MATCH HEIGHT W/
CONTAINER

6'
 -

 0
"

EF-13

EF-15

METAL BUILDING PANEL PAINTED
TO MATCH EF-8

3"x3"x1/4" BRACE, TYPICAL

2'
 -

 0
"

TOP OF FOOTING

LOCKABLE HASP BY CONTRACTOR,
PADLOCK BY OWNER, TYPICAL

TOP OF CONCRETE

SEE CIVIL DRAWINGS

2'
 -

 0
"

EF-13

EF-15

TOP OF FOOTING

TOP OF CONCRETE

SEE CIVIL DRAWINGS

8" COLORED ROCK FACE CMU

4" DIAMETER GALVANIZED
PIPE SLEEVE, 4" LONG, (3) THUS

3 1/2" DIAMETER GALVANIZED
STEEL PIPE COLUMN

WELD ANGLE TO PIPE
SLEEVE CONTINUOUS

3"x3"x1/4" STEEL GALVANIZED ANGLE

GALVANIZED FASTENERS
(2) EACH LOW RIB, TYPICAL

METAL BUILDING PANEL PAINTED
TO MATCH EF-4

2"x2"x1/4" STEEL GALVANIZED ANGLE
FRAME AROUND PANEL, WELD TO 3"x3"x1/4"

GALVANIZED ANGLES

1/4" GALVANIZED FASTENERS
(2) EACH LOW RIB, TYPICAL

3"x3"x3/4" STEEL GALVANIZED
ANGLE, PAINTED TO MATCH EF-8

TOP OF FOOTING

TOP OF CONCRETE

SEE CIVIL DRAWINGS

4" DIAMETER GALVANIZED PIPE
SLEEVE, 4" LONG, THREE
REQUIRED; WELD ANGLE TO PIPE
SLEEVE

3 1/2" DIAMETER
GALVANIZED STEEL PIPE
COLUMN, TYPICAL

WELD BOTTOM PIPE SLEEVE AT
BOTTOM OF SLEEVE TO PIPE
COLUMN ONLY, TYPICAL

26 GAUGE METAL BUILDING PANEL
PAINTED TO MATCH EF-8

1/2" EXPANSION JOINT

3"x3"x3/4" STEEL GALVANIZED
ANGLE, PAINTED TO MATCH EF-8

5" DIAMETER GALVANIZED PIPE
FOUNDATION SLEEVE SET-IN CONCRETE,
TYPICAL

1'-4" x 8" THICK
CONTINUOUS CONCRETE
FOOTING

8" CMU WITH #4's @ 48" O.C.
IN GROUT FILLED CORES

2'
 -

 0
"

2"x2"x1/4" STEEL GALVANIZED ANGLE
FRAME AROUND PANEL,  WELD TO 3"x3"x1/4"
GALVANIZED ANGLES, PAINTED TO MATCH EF-8

KEYPLAN

EXISTING
SHOP

N
EXISTING
OFFICE

NEW SHOP
ADDITION

NEW
OFFICE
ADDITION
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ENLARGED

TRASH
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PLAN
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MJT
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& GLASS
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 1/4" = 1'-0"1 TRASH ENCLOSURE PLAN
 3/4" = 1'-0"2 TRASH ENCLOSURE SECTION

 1/4" = 1'-0"3 TRASH ENCLOSURE FRONT ELEVATION

 1/4" = 1'-0"4 TRASH ENCLOSURE - BACK ELEVATION
 1 1/2" = 1'-0"5 TRASH ENCLOSURE POST DETAIL

 3/4" = 1'-0"6 TRASH ENCLOSURE POST SECTION
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TOPAZ     DRIVE

US HWY 34 / EAST  EISENHOWER  BOULEVARD

GRAVEL 
 LOT  WITH

HEAVY  W
EED 

 GROWTH

GRAVEL 
 LOT  WITH

HEAVY  W
EED 

 GROWTH

PROPOSED
BUILDING
ADDITION

FFE=4971.08

PROPOSED
PAVEMENT

AREA

PROPOSED
BUILDING
ADDITION

FFE=4971.08
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O 

  P
 A
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PROPOSED
TRASH/ENCL
LOCATION

9

PHOTOMETRIC
ILLUMINATION

PLAN

-

ABRA AUTO BODY
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REMODEL
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13165 C6-SITE LIGHTING
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KDM
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MANUFACTURER/MODEL NUMBER

LIGHT FIXTURE SCHEDULE

STYLETYPE LAMPS REMARKS

Provide light fixtures as shown on Fixture Schedule.  Substitutions shall have prior approval by the Project Engineer before bid date.
Being listed as an acceptable Manufacturer in no way relieves the Contractors obligation to provide all equipment and features in
accordance with these specifications.

FOOTCANDLE LEGEND
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October 07, 2015 
 
 
 
City of Loveland 
Current Planning Division 
Civic Center 
500 East Third Street 
Loveland, CO 80537 
 
RE: ABRA Auto Body & Glass Alternative Parking Compliance Request  

1805 Topaz Drive, Loveland, Colorado 
  
Reviewer: 
 
Please consider the following request in support of an alternative compliance for the rate of parking in 
conjunction with the Major Modification to Special Review #741.  
 
The existing ABRA facility is located at 1805 Topaz Drive in Loveland, Colorado, near US Highway 34 (East 
Eisenhower Blvd). The proposed gross floor area is 14,727 square feet as calculated per City standards. ABRA 
is requesting an alternative compliance for the required number of parking stalls. The current City standard is 
1 stall per 450 square feet. The requested alternative compliance will allow for 1 stall per 600 square feet or 
25 total stalls. The anticipated parking stall demand for the proposed condition is 20 stalls. This parking 
demand calculation is based on the anticipated demand generated by employees and customers. Please see 
the attached Parking Analysis Report for additional information pertaining to the anticipated parking demand 
and alternative compliance request. 
 
The proposed condition will provide a total of 25 parking stalls dedicated to customers and employees. The 
proposed fenced and gated employee parking and vehicle storage area located on the east side of the property 
provides 19 standard stalls for employees, which includes an additional area for temporary storage of vehicles 
in the repair process. 
 
The customer parking area located on the southwest side of the building provides 5 standard stalls and 1 ADA 
compliant van accessible stall. The main entrance will be relocated to the south side of the office addition 
adjacent to the ADA compliant parking space. There are currently 2 ADA complaint entrances for ingress into 
the existing office which will remain for use as employee entrances.  
 
In addition, the proposed condition includes the installation of a bicycle parking area adjacent to the public 
sidewalk located along Topaz Drive. The bicycle parking area will be located directly in front of the proposed 
main entrance to the building. The proposed bicycle parking area will also include space to secure two bicycles 
to a U-shaped mount which will be anchored to the pavement.  
 
These considerations along with the supporting Parking Analysis Report provided within this submittal support 
approval of the request for an alternative compliance for the parking rate in conjunction with the proposed 
major modification to Special Review #741. 
 
Please contact us at 507.331.1500 if there is any additional information we can provide in support of this 
request on behalf of ABRA Auto Body & Glass. 
  
Respectfully Submitted, 
 
 
 
Brian D. Gjerde       Jason E. Hoehn PE 
Principal, Managing Partner     Principal, Civil Engineer 
Project Manager        
      
BDG-JEH/jrc 
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Signature Sheet            

 
I HEREBY CERTIFY THAT THESE CALCULATIONS WERE PREPARED BY ME OR UNDER MY DIRECT  
 

SUPERVISION AND THAT I AM A DULY LICENSED PROFESSIONAL ENGINEER UNDER THE LAWS OF  
 
THE STATE OF COLORADO 
 

 
 
 

 
 

 
Jason E. Hoehn, PE 43585 

Principal, Civil Engineer 
I+S Group, Inc. 

115 East Hickory Street, Suite 300 
Mankato, Minnesota 56001-3785 

 

 
 
 
 
ABRA Auto Body & Glass 
Loveland, Colorado 
 

Engineer's Project Number:  10-13165 
 
 

Dated this 7th day of October, 2015 
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Introduction  
 
This parking analysis report was prepared in conjunction with a site plan for the Loveland Colorado 
ABRA Auto Body & Glass building expansion. The proposed addition involves the development of the 

adjacent 0.34 acre Lot 7 Block 1 of the Sylmar First Subdivision. The scope of the work involves two 
building additions as well as a new pavement parking area. In conjunction with the completion of the 
site plans, this parking analysis report was compiled to demonstrate the needs and impacts of the 
proposed development on existing and proposed parking conditions. This report has been prepared as 
supporting documentation to the request for an alternative compliance rate of parking for the major 
modification to Special Review #741. Currently the required parking rate is one space per 450 square 
feet of gross floor area, with the major modification to Special Review #741 the applicant is proposing 

the alternative compliance rate of one space per 600 square feet of gross floor area based on the 

analysis include in this report. 
 
 
Existing Site Conditions  
 

The existing parking includes a total of 20 parking spaces designated for customer and employee 
parking served by two driveway accesses on the south side of the building via Topaz Drive.  Included 
in the total parking count is one van accessible handicapped parking space, five standard parking 
spaces reserved for customers on the west portion of the property and an additional fourteen parking 
stalls for employees located in a lot on the east side of the property. In the existing lot on the east 
side there is currently a vehicle storage area surrounded by a block wall accessed through a double 
swing gate. In addition, the trash enclosure is located along the north property line adjacent to 

Eisenhower Boulevard with access through a double swing gate splitting the parking area along the 
north property line. The current locations of the swinging gates on the vehicle storage area and the 
trash enclosure reduce the number of potential parking spaces for employees due to the sweep of the 

swing gates interfering with access to the adjacent spaces. Currently the vehicle storage area is 
overflowing with vehicles in the repair process as space inside the existing building is inadequate to 
accommodate the vehicles in the process of repair. In the existing condition ABRA Auto Body and 
Glass does not rely on the availability of on street parking as the adjacent street, Topaz Drive, is 

currently at a reported problematic parking level. 
 
 
Proposed Site Conditions  
 
The proposed parking arrangement includes a total of 25 parking spaces designated for customer and 

employee parking served by two driveway access on the south side of the building via Topaz Dive. 
One of the existing access that would have been in the middle of the site is proposed to be eliminated 
and the space will be utilized for bicycle parking adjacent to the sidewalk. The proposed bicycle 
parking area will accommodate two bicycles secured to a U-shaped mount anchored to the concrete 
with an adjacent walk area to access the public sidewalk and the ABRA parking lot. The east most 

existing access will remain unchanged and a new driveway access will be constructed to the new 
parking area on the west lot.  Included in the total parking count is one van accessible handicapped 

parking space located adjacent to the east wall of the new addition, five standard parking spaces 
reserved for customers on the west portion of the property and an additional nineteen parking stalls 
for employees located on the east side of the building.  The employee parking will be located inside 
the proposed privacy fencing along with the vehicle storage area.  The existing block wall surrounding 
the vehicle storage area will be removed along with the relocation of the trash enclosure to allow for 
optimum utilization of the available surface for employee parking. During business hours of operation 
the gates on the proposed employee parking area will be open to allow access for employees and 

vendors as necessary. The intention of the gates in conjunction with the privacy fencing is to provide 
screening and security for stored vehicles after the hours of operation. In case of emergency an 
approved Knox Box system will be installed for use of emergency personnel. Combining the vehicle 
storage area and the employee parking allows for greater maneuverability and flexibility while 
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optimizing available parking spaces. The expansion of the service area inside the building will also 
reduce the number of stored vehicles waiting to be repaired or in the process of repair. The proposed 
parking arrangement is not intended to rely on street parking along Topaz similar to the existing 
parking arrangement. The proposed alternative compliance rate of parking is based on the number of 

anticipated employees and customers expected.     
 

 
Analysis of Parking Demand  
 
The anticipated parking demand is based on the number of employees and customers expected. The 

number of employees will be based on current and proposed staffing levels. Customer parking demand 
is based on the business records of the ABRA Loveland Colorado location and various other ABRA 

locations of similar size and region.   
 
Customer parking needs are related to the business operating practices of the ABRA facilities. The 
repair process begins with the drop-off or delivery of the repairable vehicle typically by appointment. 

During vehicle drop-off process customers are onsite for brief instances to drop-off keys. Many 
customer vehicles arrive onsite by tow truck or flatbed. Upon arrival vehicles are quickly added to the 
repair process roster and stored inside the building as space permits or placed in the screened vehicle 
storage area. In the existing condition space inside the building is limited forcing staged and 
dismantled vehicles to be moved out to the parking areas or exterior vehicle storage area to provide 
space to work on other vehicles. This operation is inefficient and cumbersome placing additional 
demand on external parking space. The intention of the proposed expansion will allow for this facility 

to operate under ABRA’s standard policy of one technician to three internal repair bays. Internal 
efficiency is dramatically improved when the technician can dismantle and stage a vehicle in one 
repair bay and leave the vehicle staged in that bay while ordering and waiting for parts and continue 
working on vehicles in the other bays as assigned. Occasionally during the repair process office staff 

will schedule consultations by appointment with customers and/or insurance adjustors.  Consultations 
are planned and scheduled events limited by the available waiting areas and consultation office space.  
Once the repair process is complete repaired vehicles are either left in the repair bay, as space 

permits, or placed in the external secured vehicle storage area. Office staff schedules appointments 
with the customers to pick-up the vehicle.  Customer demand for parking at the ABRA facilities is very 
limited and most often dictated by appointments, limiting the number of customers onsite at one time. 
ABRA does not anticipate more than a maximum of four customers onsite at one time consistent with 
the available seating for appointments. 
 

It is not anticipated that the number of vendors will directly increase due to the building expansion as 
the shop is operating at a similar capacity in the existing condition. It is anticipated that vendor 
deliveries will be consistent in frequency and lesser duration due to more efficient circulation for 
loading and unloading of parts/packages/refuse. Most deliveries are short term stops and take place 
inside the shop area or vehicle storage area not requiring the use of parking spaces.  
 

Proposed employee parking is intended to be dedicated to employees on a continuous basis during 

business hours as employee vehicles typically remain onsite for the duration of the work day. ABRA 
does anticipate an increase in staffing as a direct result of the building expansion. Current and 
proposed staffing and customer levels are detailed in Appendix A and listed below: 
 
Current Parking Demand 
Shop:  8 Employees 
Office:  5 Employees 

Customer Waiting/Consultation: 4 
Total Existing Employees = 13 Employees 
Existing Customers = 4 Customers 
Total Existing Parking Demand = 17 Parking Stalls 
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Proposed Additions to Parking Demand 
Shop:  2 Employees 
Office:  1 Employees 
Customer Waiting/Consultation: 0 

Total Proposed Employees = 16 Employees 
Total Proposed Customers = 4 Customers 
Total Proposed Parking Demand = 20 Parking Stalls 
 
Based on the above data employee parking demand will require 20 parking stalls and the remainder 
onsite will be for use of customers and overflow vehicles waiting for repair. In addition, alternative 
modes of transportation are available to employees, and customers which do not require vehicle 

parking spaces.  A bicycle parking area has been incorporated into the proposed site for use by 

employees and/or customers. 
 
Conclusions  
 
Based on the analysis of parking relating to the demand generated by employees, and customers an 

alternative parking compliance rate of one parking space per 600 square feet of gross building area is 
recommended and requested of the City. The total proposed parking demand for the site is anticipated 
to be approximately 20 stalls on a typical day. The proposed condition of 25 spaces fulfills the demand 
for parking without considering parking on the street as the adjacent Topaz Drive does not support 
reliable availability of parking due to reported congestion issues. The building expansion and parking 
lot redesign will allow for more efficient circulation and maneuverability of stored vehicles while 
providing adequate availability of vehicle parking spaces along with the addition of a bicycle parking 

area. 
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