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Plan (PZ 17-00004) 
Applicant: Scott Ranweiler, Brinkman Partners 

Request: Be-Established Business District 
Site Development Plan Review 

Location: Between E. First Street and 
Backstage Alley (north/south) and 
between N. Lincoln Avenue and N. 
Cleveland Avenue (east/west) 

Existing Zoning: Be – Established Business 
District 

Proposed Use: Mixed-use development 
(Foundry) 

Staff Planner: Troy Bliss 
 
  

Staff Recommendation  
Subject to additional evidence presented at the 
public hearing, City staff recommends the 
following motion: 
 
Recommended Motions:  
1. Move to make the findings listed in Section VIII 

of the Planning Commission staff report dated 
March 13, 2017, and based on those findings, 
approve the Foundry Site Development Plan, 
subject to the conditions listed in Section IX, as 
amended on the record. 
 

 
 

Summary of Analysis 
This is a public hearing and quasi-judicial matter to consider The Foundry Site Development Plan (SDP).  
The role of the Planning Commission is to determine whether the plan as presented is in compliance with the 
standards specified in Chapter 18.24 of the Loveland Municipal Code. Decision of the Planning Commission 
is final.  The project is a collaboration between the applicant, Brinkman Partners, and the City of Loveland. 
 
The Foundry redevelopment project includes approximately 4 acres of what is now vacant land in downtown 
Loveland.  The site is located between Lincoln and Cleveland avenues and between Backstage Alley and E. 
First Street.  The project consists of a 460+/- space multi-story parking garage, a 98,000 square foot mixed-
use building along N. Cleveland Avenue, a 58,000 square foot mixed-use building along N. Lincoln Avenue, 
and a central plaza  Other project components, including a movie theater and a hotel, are still in the design 
phase and will be presented to the Planning at a future date. 
 
The Foundry represents the City Council's efforts to create a "downtown catalyst" project that will spur 
revitalization and renewed investment in the downtown.  The envisioned mix of residential, entertainment, 
restaurant and retail uses, along with a city-owned parking structure oriented around a central plaza is part of 
a longstanding community vision.  The financial and timing aspects of the project were established in January 
of 2016 between the Council and Brinkman; the project team is now working with a high level of urgency in 
order to meet various development parameters.  City staff has worked closely with the Brinkman team to 
move the design to fruition.  Staff believes that all key issues have been resolved and recommends approval 
of the submitted plans.  
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I.  VICINITY MAP/AERIAL PHOTOGRAPHS 

 
 

(The Foundry Site) 
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(View:  Looking south from E. Third Street – Prior to Site Demolition) 

 
 

 
(View:  Looking north from Irrigation Ditch along E. First Street – Prior to Site Demolition) 
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II. PROJECT DESCRIPTION 
The SDP is the fundamental application guiding the overall mixed-use redevelopment plan for the 
Foundry. The project itself is a $75 million redevelopment in the core of downtown Loveland and is the 
focal point of the City’s downtown redevelopment plans since 2009.  In addition, it is a public/private 
partnership between the City of Loveland and Brinkman Partners.   
 
The Foundry represents a great reinvestment to Loveland and its downtown.  The redevelopment does 
create a catalyst for the south end – adding a destination to downtown that could draw regionally or 
beyond.  This is also the single largest redevelopment in downtown Loveland that the City has ever 
considered.  As an entrance or exit (depending on which way you are traveling), the magnitude of this 
project will present a visual attraction that incorporates elements from downtown but creates its own 
unique place.  A key component of the project has been to provide more parking for downtown in the 
form of a multi-level parking garage.  Uses including mixed-use, theater, and hotel have taken shape 
around creating this vision.  
 
The Project is consistent with the City’s approved Downtown Strategic Plan, specifically: 

Goal 1 - Maintain and enhance the economic vitality of Downtown through private/public 
partnerships.  
 
 Goal 2 – Identify funding gaps to project development and structure tools to fill the gaps and 
achieve development.  

And;  
 
Goal 4 – Identify strategic catalyst projects that will significantly improve the economic 
conditions in downtown. 
 

The Downtown Vision Book, approved by Council in 2010, envisioned this project and was the first to 
coin the term “South Catalyst.” The Vision Book was the basis for the original RFP for the developer, 
which led to the “North Catalyst” project (“Gallery Flats”) as well as the South Catalyst, now Foundry 
Project.  
   
As outlined in Section 18.24.050.B of the Loveland Municipal Code, the Planning Commission shall 
review the SDP and issue a decision based on specific findings that would approve, approve with 
conditions, or deny the project as presented.  Decision of the Planning Commission is final.  This decision 
may however be appealed as specified in Section 18.80.050 of the Loveland Municipal Code.  Time is of 
the essence with respect to consideration on the Foundry, especially this first phase.  City Council 
approved a Disposition and Redevelopment Agreement in December 2016, which identifies, among many 
other items, timing on consideration of entitlements for the project.  As a result, any delays to this first 
phase of development could be critical.  It is important to recognize that more details will be provided to 
the Planning Commission as the project progresses.  This will allow further opportunities to participate as 
well as identify any matters needing attention.   
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The SDP application covers the first phase of the Foundry Project, which consists of a 460+/- space multi-
story parking garage, a 98,000 square foot mixed-use building along N. Cleveland Avenue, a 58,000 
square foot mixed-use building along N. Lincoln Avenue, and a central plaza.  Remaining project 
components include a 5-screen 625-seat movie theater and a 108-room hotel, which are still in the design 
phase and will be presented to the Planning Commission at a future date.  The project site is 
approximately 4 acres in size located in the heart of downtown between Backstage Alley and E. 1st Street 
and N. Lincoln Avenue and Cleveland Avenue.  In order to visualize the magnitude and scope of this 
project, please see the following link: (https://vimeo.com/183515325).  (Please note the video does not 
depict the final facades or building designs.  It only illustrates the project mass and general building 
locations.)  The overall intent with this first phase is to obtain land use approval relative to compliance 
with the Be zoning district for the following components: 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

https://vimeo.com/183515325
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Parking Garage 
The parking 
garage is a 
facility that 
will serve all 
of downtown.  
It is located 
within the 
project site at 
the northwest 
corner of N. 
Lincoln 
Avenue and 
E. Second 
Street.  The 
parking 
garage is 
however not 
exclusive to 
the Foundry.  
The City will 
own and maintain the parking garage, offering additional public parking that is open to public use.  Due to 
the relationship with the Foundry, a certain number of parking spaces within the parking garage will be 
reserved for the residential dwellings in the two mixed-used buildings.  The only ingress/egress to the 
parking garage is located along the north side of E. Second Street.  Five levels of parking (including the 
top deck) would be provided (above ground) – roughly 60 feet in height.  Below ground parking is also 

included, extending 
underneath the southern 
portion of the Cleveland 
Mixed-Use building.  
North end of the parking 
garage will include a 
small office for City of 
Loveland Police presence 
along with public 
restrooms.  
 
The second perspective 
shown (left) incorporates 
additional brick along the 
pedestrian pathways, steel 
framework to house 
perforated metal screens 

adding more depth as well as potentially hanging large advertising banners.  There is also the possibility 
of incorporating a large video screen on the north elevation – directed into the central plaza.  This 
supplemental treatment of the parking garage is desired but still to be determined, as the budget will 
allow.    
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Central Plaza  
The central plaza serves as a focal point in which the overall development surrounds.  It incorporates the 
majority of open space to the project that is approximately 1 acre.  The central plaza would function as an 
amenity to the project but also serve as a venue for special events occurring downtown.  It will include 

public access – open to all visitors in downtown.  Component pieces within the plaza include the Little 
Man Ice Cream, pavilion, fire pit, splash pad, seating areas, open turf, decorative lighting, and planters.  
The central plaza also feeds internal walkways that extend to all areas of the development and onto public 
sidewalks connecting downtown.      
 
Mixed-Use Buildings (Cleveland and Lincoln) 
The Cleveland 
Mixed-Use 
building is the 
largest mixed-
use building of 
the two.  It is 
5-stories 
roughly 66 feet 
in height, 
spanning 
approximately 
300 feet in 
length.  The 
southern half 
of the building 
would be 
constructed 
over a portion 
of the 
underground parking associated with the parking garage.  The ground floor would include a variety of 
commercial uses (approximately 7,400 square feet) along the north half and residential along the southern 
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half.  Each component piece along the ground floor would incorporate elevated patio spaces for outdoor 
eating establishments and extension of living space for the residential units.   
 
The Lincoln Mixed-Use building is the smaller of the two.  In terms of height, it is identical to the 
Cleveland 
Mixed-Use 
building.  
However, the 
length extends 
a much shorter 
span of 160 
feet when 
compared to 
the Cleveland 
Mixed-Use 
Building.  All 
of the ground 
floor would be 
devoted to 
commercial 
uses 
(approximately 
3,300 square 
feet) with outdoor patio space primarily at the north end of the building wrapping around into the central 
plaza space.   
 
All of the upper floors to both mixed-use buildings include residential dwellings (155 total units – 
approximately 146,000 total square feet).  These units will be a combination of 1, 2, and 3 bedroom 
apartment units.  Design of the buildings are intended to mimic one another in terms of exterior materials 
(i.e. brick, ground face concrete block, colored cement panels, decorative stucco and decorative metal 
panels).  Orientation of these buildings provide a significant influence on the streetscape along both N. 
Lincoln Avenue and N. Cleveland Avenue as well as defining the internal space for the central plaza.  
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Remaining Components 
This SDP (see Attachment 6) is an initial or first phase to the overall Foundry redevelopment.  Details of 
the parking garage, central plaza, and all street improvements are provided, however there are some 
exceptions: 

• Parking Garage:  Final detailing of the parking garage have not been fully provided.   The 
applicant and the City are investigating features to enhance the building.  Consideration will be 
going through the Arts Commission to make this determination.  Ideas such as large banners 
(that could include advertising) hanging and/or projecting from the façade are possible 
examples.   
 

  
 

• Amenities/Street Furniture:  Specific materials, colors, building/structure designs for the 
amenities/street furniture including but not limited to railings, benches, bicycle racks, planters, 
tree grates, fire pit, splash pad, shade structure, decorative lighting, and the Little Man Ice 
Cream have not been finalized.  The expectation is that once these are finalized, Planning 
Commission will have the opportunity to review the site amenity package in relation to 
Destination Downtown: HIP Streets Master Plan (see Attachment 4).  This plan is in the 
initial process of being updated and is anticipated take elements from the Foundry relative to 
street furniture. 
 

• Specific Colors Palate for Ground Surfaces:  All pavement colors including concrete, brick 
pavers, patios, etc. are not included.  This however is not required in conjunction with Chapter 
18.24 but will influence the City’s efforts in updating Destination Downtown: HIP Streets 
Master Plan.  These elements are anticipated with the site amenity package as well.  

 
The Foundry scope also includes additional phases of development such as a movie theater, hotel, 
improvements to Backstage Alley, and extension of pedestrian walkway (paseo) between Backstage Alley 
and E. Third Street (north/south) AND the movie theater and Crow Hop (east/west) that the Planning 
Commission will review at a later time.  These areas are better illustrated through a re-platting of the 
property (see Attachment 6).  (The Loveland Eleventh Subdivision is being reviewed in conjunction with 
the SDP.  The process for obtaining approval is at a staff level.  However, any approval of this re-plat 
would be subject to Planning Commission approval of the SDP.)  As these component pieces are integral 
to the overall project, City staff is recommending the Planning Commission be given the opportunity to 
review/approve, regardless of whether or not the criteria for review/approval are met as outlined in 
Section 18.24.050.A. 
 
Other Key Project Considerations 
Parking: 
The overall Foundry site (as reflected in Attachment 6) is located within General Improvement District 
#1 (GID) which will contribute to the assessments collected for maintaining/upgrading public parking and 
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pedestrian facilities downtown.  This project represents a big contribution to the GID due to the size of 
redevelopment and inclusion of the parking garage.  As specified in 18.24.060.B, off-street parking is not 
required for non-residential or mixed-use developments located in the GID.  And while parking is not a 
component to Planning Commission’s consideration on the SDP, it is important to understand the 
relationship of the Foundry to the parking garage and its effects on downtown as a whole. 
 
Walker Parking Consultants prepared a parking study in June 2016 with an update in December 2016 (see 
Attachment 4).  This study is based on an overall shared-parking demand analysis that modeled 
aggregate, peak, and shared parking for all uses on the site.  The model is specific enough to provide a 
breakdown of parking demand generated by different user groups, weekday versus weekend demand 
patterns, and the fluctuations in this demand at different times of the year.  The analysis concludes that on 
average, the parking demand for the Foundry would never exceed the amount of parking spaces in the 
parking garage.  Moreover, the parking garage would always have available public space for downtown 
visitors as a whole – not just the Foundry.  This is important to note because the parking garage (and lot it 
sits on) will be owned and maintained by the City, offering public parking for all of downtown. 
 
Adequate Community Facilities (ACF): 
The purpose of ACF is to ensure that community facilities needed to support new development meet or 
exceed the adopted level of service established by the City.  Section 16.41.020 requires all non-residential 
and/or residential (containing more than 12 dwelling units) site plans to conform to ACF.  The DRT has 
evaluated ACF throughout review of the Foundry with the following analysis:   
 
16.41.100 Fire Protection and Emergency Rescue Services 
Loveland Fire Authority – Adequate fire protection services are currently in place.  To ensure that fire 
protection and emergency rescue services remain in place during construction, a development agreement 
is being prepared.  Additionally, Loveland Fire Authority has been working with the applicant’s 
construction team in establishing proper access during construction in the event of any emergency.  All 
fire protection standards for the City of Loveland are being met as referenced in Appendix A – Table 2.3 
of Chapter 16.41 of the Loveland Municipal Code. 
 
16.41.110 Transportation Facilities 
Transportation Development Review - Staff believes that this finding can be met, due to the following:  

1. A Traffic Impact Study (TIS), prepared by Sean Kellar, P.E., PTOE, has been submitted with The 
Foundry Site Development Plan which demonstrates that the existing transportation system, can 
adequately serve the proposal.  

 
2. Access to the development will be provided by the existing downtown street network with new 

driveway access to a parking garage located on Second Street. 
 

3. The TIS has demonstrated that the operation of Cleveland Avenue, Lincoln Avenue, Second Street 
and Third Street will meet City standards. 

 
4. The TIS shows the need for a west-bound right turn lane on First Street at Lincoln Avenue for the 

proposed development. 
 

5. The proposed development is estimated to generate approximately 2,244 daily trips, 211 weekday 
AM peak hour trips, and 289 weekday PM peak hour trips and 349 Saturday peak hour trips.  
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In conclusion, the development of the subject property pursuant to any of the uses permitted by right 
under the zoning district will not adversely impact any existing City infrastructure. A positive 
determination of adequacy for transportation facilities for the proposed application has been made under 
the provisions above. 
 
16.41.120 and 16.41.130 Water Facilities and Services AND Wastewater Facilities and Services 
Water/Wastewater - This development is situated within the City’s current service area for both water and 
wastewater.  Previous buildings within the development area received water and wastewater services from 
the City.  Significant water and wastewater infrastructure upgrades will occur prior to building 
construction to provide water main capacity and relocate the existing wastewater main. 
The Department finds that the Development will be compliant to ACF for the following reason: 
 

1. Water and wastewater facilities and services meet or exceed the applicable ACF criteria. 
 
16.41.140 Stormwater Facilities 
Stormwater - Staff believes that this the ACF finding can be met, due to the following: 

1. Original development within downtown Loveland was constructed long before Storm Drainage 
Criteria was developed.  As such, the original drainage system in downtown Loveland was 
deemed inadequate within the City of Loveland Master Drainage Plan.  The Loveland Stormwater 
Utility has since constructed all of the identified storm drainage master planned improvements 
within downtown Loveland. 

 
2. When constructed, the development will not negatively affect the existing City storm drainage 

infrastructure and will comply with the Adequate Community Services ordinance outlined in the 
Loveland Municipal Code, Section 16.41.140 the best it can given the downtown Loveland 
parameters of which we have to work with. 

 
16.41.150 Power 
Power – This development is situated within the City’s current service area for power.  Previous buildings 
within the development area received power service from the City.  Power infrastructure upgrades will 
occur prior to building construction to provide City power services to the new development.  The Power 
Division finds that the development will comply with Adequate Community Facilities for the following 
reasons: 

1. The proposed development will not negatively affect City power facilities. 
 

2. 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 power service. 

 
In summary, adequate infrastructure is in place to accommodate the development along with changes that 
will create greater levels of service compared to what is currently in place.  For example, the inclusion of 
a right turn lane at the intersection of N. Lincoln Avenue and E. First Street will create greater efficiency 
in vehicular movements.  Additionally, improvements to the original drainage system in downtown will 
no longer have a negative impact to the City’s storm drainage infrastructure.  From an infrastructure 
perspective, the Foundry will add to improving downtown as a whole. 
 
 
III. ATTACHMENTS 

1. Project Charter/Scope of Work – Participants, Schedule, Site Illustration 



PC Hearing March 13, 2017 12 

2. Destination Downtown: HIP Streets Master Plan Excerpts 
3. Parking Study Excerpts (for reference only) 
4. Traffic Impact Study Excerpts 
5. Loveland Eleventh Subdivision (for reference only) 
6. Foundry Site Development Plan 

 
 
IV. SITE DATA  
ACREAGE OF SITE .......................................................................... +/- 4.0 ACRES 
EXISTING ZONING .......................................................................... BE – CENTRAL BUSINESS DISTRICT 
MASTER PLAN DESIGNATION ........................................................ DAC – DOWNTOWN ACTIVITY CENTER 
EXISTING USE ................................................................................ VACANT/UNDEVELOPED 
PROPOSED USE ............................................................................... MIXED-USE DEVELOPMENT (FOUNDRY) 
ACREAGE OF OPEN SPACE PROPOSED ........................................... N/A 
EXISTING ADJACENT ZONING AND USE - NORTH .......................... BE – CENTRAL BUSINESS DISTRICT – VARIOUS 

COMMERCIAL USES 
EXISTING ADJACENT ZONING AND USE - EAST ............................. BE – CENTRAL BUSINESS DISTRICT – VARIOUS 

COMMERCIAL USES 
EXISTING ADJACENT ZONING AND USE - SOUTH .......................... BE – CENTRAL BUSINESS DISTRICT – VARIOUS 

COMMERCIAL USES 
EXISTING ADJACENT ZONING AND USE - WEST ............................ BE – DEVELOPING BUSINESS – VARIOUS 

COMMERCIAL USES AND RESIDENTIAL USES 
UTILITY SERVICE PROVIDER - SEWER ........................................... CITY OF LOVELAND 
UTILITY SERVICE PROVIDER - ELECTRIC ....................................... CITY OF LOVELAND 
UTILITY SERVICE PROVIDER - WATER .......................................... CITY OF LOVELAND 
WATER RIGHTS PAID ..................................................................... NO WATER RIGHTS DUE 
 
 
V. KEY ISSUES 
A significant amount of coordination and initial planning was conducted with this project.  Weekly meetings 
were held with the DRT and Brinkman Partners between October 6, 2016 and December 22, 2016, prior to 
any development application review.  Formal applications were submitted at the beginning of January 2017 
which began another series of bi-weekly meetings with the DRT and Brinkman Partners over the course of 
almost 3 months.  This commitment to the project has been extremely valuable in addressing key issues 
ahead of time and finding solutions.  Significant issues were uncovered that included: 

• Complications with respect to location of existing fiber in N. Cleveland Avenue that needs to be re-
routed; 
 

• Construction of a right-turn lane at the intersection of E. First Street and N. Lincoln Avenue; 
 

• CDOT approval on lane configurations in N. Lincoln Avenue and N. Cleveland Avenue; 
 

• Re-routing sewer main; 
 

• Transformer locations, and; 
 

• Re-routing of external service provider lines (i.e. Century Link and Comcast)     
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VI. BACKGROUND 
The Loveland Original Town Addition is the oldest part of the City, annexed in 1877.  The addition 
includes properties between E. Ninth Street and E. First Street (north and south) and N. Lincoln Avenue 
and N. Garfield Avenue (east and west).  Most of the properties are within the Be zoning district.  There 
are also some commercial and high-density residential properties up near E. Ninth Street. 
 
The City went through an extensive environmental, demolition, and abatement process over the course of 
many months before getting to the point of preparing the SDP with Brinkman Partners.  A lot went into 
this process involving a number of City staff and outside consultation to better understand the nature of 
the property and deliver a buildable site for the Foundry. 
 
In January 2016, City Council selected Brinkman Partners (“Developer”) as the preferred developer 
following a competitive bid process. Throughout 2016, the City engaged in negotiation with the 
Brinkman Partners on the project. As negotiations progressed, the developer engaged the DRT, starting 
the process of developing the SDP. At that point, the Developer renamed the project, the Foundry from its 
previous name of South Catalyst. 
 
The DRT along with Brinkman Partners began a series of in-depth weekly design review meetings from 
October 6, 2016 to December 22, 2016 (11 weeks) before submittal of any formal development 
applications for review.  The purpose was for the creation of a project charter.  With a project of this size 
and scope, it was extremely important to identify all the participants, their roles, and open up all lines of 
communication.  A project schedule was developed and agreed to between the DRT and Brinkman 
Partners – setting clear expectations and identifying key milestones/deliverables.  And WE created the 
framework – allowing for a less complication and more efficiency during an aggressive review schedule.  
An incredible amount of coordination in terms of infrastructure, bringing external agencies to the table 
(CDOT, Comcast, Century Link, Xcel Energy), and design solutions resulted from these initial meetings.  
The value of this approach was extremely beneficial to the project.  Everyone involved from the DRT to 
the Brinkman Team members, a huge amount of initial time and effort was put forth.  It demonstrates the 
collaboration and quality of work presented.  The behind the scenes work is not always brought forward.  
However, with The Foundry it was critical to the success of the project - worthy of recognition.    
 
Prior action by the Planning Commission related to this project included consideration on vacating both 
Opera Alley and portions of E. Third Street.  The SDP extends buildings across Opera Alley and 
redesigns E. Third Street to become more pedestrian focused for integration into the adjacent central plaza 
space.  City Council heard this matter at a public hearing on March 7, 2017, approving the vacation 
unanimously.  Final reading of the vacation ordinance will take place on March 21, 2017.  
 
In connection with vacating Opera Alley, the City will be decommissioning overhead power lines and 
removing the utility poles.  This work is not subject to the vacation approval because the City’s power is 
only a radial line that was serving former buildings on both sides of the alley.  By removing the power 
line and poles, there would be no impacts to surrounding properties from a power standpoint.  The City 
owns the poles whereas Comcast and Century Link were given permission to use the poles.  With removal 
of the poles, these service providers will re-route their services.  
 
The City has initiated a Capital Improvement Project to provide improvements to aging infrastructure and 
help support redevelopment of downtown Loveland.  This work includes the replacement of aging water 
lines and both water and sewer lines being increased in size to facilitate the service requirements of the 
general area.  Additionally, more connections to the existing water distribution system will be installed to 
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provide adequate fire protection and ensure reliable water service.  The following is a specific outline of 
improvement being made: 

• Install approximately 600 feet of 8 inch PVC waterline in N. Cleveland Avenue and N. Lincoln 
Avenue; 
 

• Replace 380 feet of existing 6 inch cast iron water line with 8 inch PVC water line in E. Third 
Street from N. Cleveland Avenue to N. Lincoln Avenue; 
 

• Install 12-inch gravity sewer main from Opera Alley (to be vacated) between E. Third Street and 
East Second Street to a connection point in E. First Street 
 

• Install two 100-foot guided pipe ram crossings under the Greeley Loveland Irrigation Company 
ditch with a 36 inch steel casing (one will accommodate both water and sewer lines and the second 
casing pipe will accommodate an electrical duct bank);  
 

• Connect the existing water services to the 8 inch PVC waterline; 
 

• Connect the existing sanitary sewer system, and; 
 

• Connect the traffic control, asphalt patching, and other restoration 
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While this work contributes to the Foundry development, it is separate in terms of land use approval.   
This work is anticipated to begin on Monday, March 6, 2017.  City staff has informed Planning 
Commission as to this work and that it is not a part of the Foundry construction by the developer.       
 
 
VII. STAFF, APPLICANT, AND NEIGHBORHOOD INTERACTION 

A.  Notification 
Troy Bliss with the City of Loveland provided an affidavit, certifying that proper notice as 
provided which included signs posted in prominent locations and written notice mailed to 
all surface owners within 300 feet of the site on February 24, 2017.  Additionally, notice 
was published in the Reporter Herald on February 25, 2017.  All notices stated that the 
Planning Commission will hold a public hearing on March 13, 2017. 

 
 

B. Neighborhood Interaction/Response 
  A neighborhood meeting is not required in conjunction with an application.  However,     

from a neighborhood and surrounding property owner perspective, a lot of outreach has 
been done with the Foundry project as a whole.  This has included information being 
conveyed through City newsletters/press releases, the Loveland Downtown Development 
Authority (LDDA), speaking with surrounding business owners, and sharing the proposal 
during downtown events.  Information obtained suggests a strong support to the project.  
Many citizens are encouraged to see redevelopment of this magnitude in downtown.  The 
most recent outreach efforts were during the Fire and Ice event on February 10, 11, and 12, 
2017. 
  

 
(July 2016 Public Meeting at LDDA Office) 
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VIII. FINDINGS AND ANALYSIS 
In approving a SDP application, the Planning Commission must determine that the findings outlined in 
this section have been met (Title 18, Chapter 18.24, Section 18.24.050.B).  The following information 
provided includes the code citation/requirements (findings) identified in bold italic and the responses 
(analysis) underneath:   
 

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

 
18.24.060 Standards Applying to Entire BE Zoning District 
 

18.24.060.A.  Building Height: 
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The Foundry site is located in Height District C as depicted in Figure 18.24.060-1.  All building 
heights are less than 70 feet in height.  The tallest buildings include both mixed-use buildings 
which are a little under 66 feet in height.    
 
18.24.060.B. Off Street Parking: 
The Foundry site is located in the GID.  No off-street parking is required for non-residential and 
mixed-use development.  Please refer to Section I. (above) for information regarding parking. 
 
18.24.060.C. Parking Garages: 

 
 

The proposed parking garage has been designed based upon direction given by City Council such 
that there is a set amount of funding that shall be applied to the garage.  The exterior building 
elevations are compatible with architecture found in downtown in terms of style, mass, material, 
height, and other exterior elements by incorporating brick, stucco, and structural concrete.  This 
complies with Section 18.24.060.C.1.   
 
Parking garages in downtown are to include a minimum of 3 elements from the following list: 

• window/door openings on at least 25% of the ground floor; 
• awnings; 
• sill details; 
• columns, and; 
• recessed horizontal panels (or similar features) at the street level  

The parking garage varies from this provision because of the inability to incur additional cost (as 
directed by City Council) and that additional details are yet to be determined with respect to art 
that will be applied in the future.  In response to this criteria (18.24.060.C.2), the following 3 
elements are identified:  

• the parking garage adds windows/door openings over more than 25% of the north 
elevations facing into the central plaza and incorporates such treatments at all corner tower 
elements that would make up the percentage if the vertical elements were converted to a 
horizontal application; 

• awnings are included at all corner tower elements, and; 
• the inclusion of horizontal panels (i.e. large draped banners) are a possibility, especially 

along the south and east elevations 
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Commercial uses along N. Lincoln Avenue (the primary pedestrian street) were explored but there 
was not enough market demand and the desire to maximize the amount of parking.  In response to 
this criteria (18.24.060.C3) to promote better pedestrian activity, the width of the sidewalk was 
increased to 15 feet between parking garage and edge of curb.  Canopy street trees and differing 
surface treatments will add to the pedestrian experience. 
 
Entrance/exit to the parking garage is provided from E. Second Street.  This was done to avoid 
direct ingress/egress onto a State Highway (N. Lincoln Avenue) and from a less congested non-
primary pedestrian street to minimize pedestrian/auto conflicts. 
The applicant and City and exploring potential adjustments to the parking garage (as illustrated 
below) but will be dependent on budget constraints.   
 

 
 
18.24.060.D. Signs: 
Signs have not been developed yet but will be designed to comply with all applicable City 
standards. 
 
18.24.060.E. Illumination:  
A photometric plan is included with the SDP demonstrating compliance with the City’s outdoor 
lighting standards.  All functional lighting and exterior to the site is designed to include full cut-off 
luminares.  While illustrated in the photometric plan, decorative lighting intended to provide 
ambiance (internal to the site along walkways and within the central plaza) is not evaluated under 
the City’s outdoor lighting standards for being full cut-off.  
 
18.24.060.F. Outdoor Eating Areas: 
All areas along N. Lincoln Avenue, N. Cleveland Avenue and E. Third Street anticipated to 
include outdoor seating for eating areas will be elevated and distinguishable from the general 
pedestrian path.  These areas will not create inadequate clear space affecting pedestrian 
movement.  All areas will be defined by appropriate enclosures and properly maintained by the 
business owners. 
 
18.24.060.G. Outdoor Storage: 
No outdoor storage is proposed with this project.  All service areas including 
trash/recycling/laundry/etc. are designed to be incorporated within each mixed-use building 
completely screened from view.   
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18.24.060.H. Outdoor Display: 
No outdoor display is proposed with this project except during special events which require 
separate permit approvals. 
 
18.24.060.I. Alley Levels of Service: 
No alleys are being affected with the exception of Opera Alley being vacated in conjunction with 
this project. 
 
18.24.060.J. Civic Structures: 
The parking garage is the only civic structure associated with this project.  Details are provided in 
18.24.060.C. (above). 
 

18.24.080 General and Core Character Areas Urban Design Standards: 
 
18.24.080.C Primary Pedestrian Streets: 

 
 

The primary pedestrian streets associated with this project include N. Lincoln Avenue (from 
Backstage Alley to E. Second Street), N. Cleveland Avenue (From Backstage Alley to Opera 
Alley), and E. Third Street (between N. Lincoln Avenue and N. Cleveland Avenue) as depicted in 
Figure 18.24.080-1.   
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18.24.080.D-F. Primary and Secondary Elevations and Lot Frontage: 

 
(Lincoln Mixed-Use Building) 

 

 

 
(Cleveland Mixed-Use Building) 

 
Both mixed-use buildings have frontages on two primary pedestrian streets.  In such instances, on 
particular façade shall be designed as primary lot frontage.  The design of the buildings lends itself 
to designating both N. Lincoln Avenue and N. Cleveland Avenue as the respective primary lot 
frontage.  As such, the following requirements apply: 

• Primary lot frontage minimum building setback from building façade to face of curb is 15 
feet; 

• Primary lot frontage maximum building setback from building façade to face of curb is 25 
feet, and; 
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• South side of E. Third Street minimum building setback from building façade to face of 
curb is 17 feet; 

The Lincoln Mixed-Use building provides over an 18-foot setback from building façade to face of 
curb for the majority of the building frontage (the exception being a necessary loading/unloading 
area).  The Cleveland Mixed-Use building provides varying setbacks from building facades to 
faces of curb between 17 and 25 feet (the necessary loading/unloading area does not influence 
these dimensions).  Both mixed-use buildings are setback greater than 17 feet from building 
façade to face of curb along the north ends fronting the south side of E. Third Street, keeping in 
mind that the ground floor façade is recessed.  This was intentional to comply with the standard so 
that a cantilever could be created for the upper floors to accommodate the needed residential 
space.  The parking garage (referenced under 18.24.060.C. above) provides for the minimum 
setback of 15 feet from building façade to face of curb.  Site design for the Foundry focuses 
heavily on the primary pedestrian streets in terms of creating adequate clear space for pedestrian 
movement – especially when considering the inclusion of elevated patio spaces.  The street level 
walk (where there are no elevation changes) maintains a wide path along all street frontages.  
Amenities such as street canopy streets, street furniture, outdoor seating areas, and decorative 
lighting will all add to the pedestrian experience creating a pleasant and safe walkable 
development around the perimeters – especially along a State Highway.   
 
18.24.080.G. Architectural Features 
The following architectural standards are applicable to the Core Character Area in the Be zoning 
district: 

• Building shall incorporate a combination of features including columns, pilasters, window 
dormers, bay windows, corbels, balconies, porches, or other similar architectural features 
that add interest; 

• Elevations facing public streets and plazas shall contain a cornice parapet, capstone finish, 
eaves, projecting at least 12 inches, or other roof features; 

• All rooftop mechanical equipment shall be screened from public streets; 
• Each building fronting a public street shall have at least one primary entrance – placed on 

the primary pedestrian street; 
• Windows/doors shall comprise at least 40% of the ground floors and 15% on all upper 

floors facing N. Lincoln Avenue, N. Cleveland Avenue, and E. Third Street.  The southern 
half of the Cleveland Mixed-Use building shall include window/doors on at least 20% 
facing N. Cleveland Avenue; 

• No wall facing a public street shall extend more than 20 feet (horizontally) without a 
window or other opening; 

• Facades shall include recesses or projections and quality materials that reinforce the 
pedestrian character of the downtown (i.e. brick, textured and/or ground face concrete 
block, textured architectural precast panels, masonry, natural/synthetic stone, exterior 
insulation finishing systems, stucco, and similar high quality materials), and; 

• Facades in the core character area are not required to mimic historical architecture – 
however should be compatible in scale, rhythm, materials, and mass 

The mixed-use buildings designed for the Foundry include corbels, balconies, porches, varied 
recesses/projections, raised parapets, cantilevers, canopies, etc.  The buildings incorporate these 
elements along all facades – especially placing a lot of emphasis towards the public street and 
plaza.  Each building includes a primary entrance along both N. Lincoln Avenue and N. Cleveland 
Avenue.  A significant amount of glazing is used on the ground and upper floors of the building – 
well beyond the percentages required (i.e. roughly 75% on the ground floors and 50% on the upper 
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floors).  Building perspectives are included in the SDP illustrating the amount of 
recesses/projections that can be seen with the entrances, patios, and balconies for example.  The 
materials selected for the mixed-use buildings pull from those use throughout downtown such as 
brick, cement panels, ground face concreate block, stucco, and decorative metal panels.  (The use 
of metal is intended to be limited to an accent material (25% or less of any one façade).  The north 
ends of the mixed-use building incorporate decorative metal panels on the entire façade.  This is a 
philosophical design to the building – creating end caps that function as a vice  (especially with 
the cantilevers) pulling the buildings together.  It is the same type of treatment used on the south 
side of the Rialto Bridge building and would be less than 25% if applied to the entire building 
facades.  This is seen as a benefit to the building designs whereas the Be zoning district provision 
is meant to discourage the use of metal that is of lower quality.)  The mixed-use buildings are 
designed with a strong linear orientation found throughout downtown but not within any 
traditional historic context.  They have a more modern feel, especially with the choice of colors, 
intended to represent the notion of a foundry.  In terms of scale, rhythm, materials, and mass it is 
compatible with downtown as a whole but it will also create its own uniqueness that can be 
distinguished from downtown which is intentional with this development. 
 
The parking garage is subject to specific architectural standards outlined in Section 18.24.060.C 
(above). 
 
18.24.080.H and J. Open Space and Pedestrian Facilities: 
A great benefit and significant amenity to the Foundry project is the inclusion of a central plaza.  
This provides a focal point of activity where a variety of events can occur.  The entire site is 
designed around the plaza with internal pedestrian connections leading to all areas of the 
development and into downtown as a whole.  All perimeter and internal walkways have been 
designed to maximize the pedestrian experience – creating wide adequate clear spaces. 
 
18.24.080.K. Other Site Amenities: 
The Foundry will have a variety of other site amenities that will be present in detail later.  These 
include the Little Man Ice Cream, fire pit, splash pad, central turf, planters, decorative lighting, 
benches, outdoor eating areas, patios/balconies, and City of Loveland Police presence as 
examples.  These amenities and others are very important to the project, adding to the overall 
design.   
 

18.24.110 Landscaping 
 
18.24.110.D. Street Trees: 
The following street tree requirements apply to all of downtown: 

• Street trees shall be provided along all street frontages; 
• Street trees shall be planted on 35-foot centers, as feasible; 
• Installation of street trees shall be a minimum of 10 feet in width with new sidewalk 

construction (can be reduced based on site constraints); 
• Street trees shall be of a species considered canopy trees; 
• A minimum horizontal clearance of 6 feet shall be maintained; 
• Tree lawns shall be low growing and durable - no rock mulching permitted (not 

applicable); 
• Existing mature street trees should be maintained, where feasible (not applicable), and; 
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• All existing healthy and mature trees shall be preserved and incorporated into the design 
(not applicable) 

All streets abutting the Foundry will include street canopy trees installed in tree grates within the 
public sidewalks – maintaining clear zones greater than 6 feet.  The installation of street trees 
includes tree grate areas that are 8 feet wide.  Not only are there site constraints but the intent with 
the design is to maximize a solid hard surface for pedestrian movement.  By reducing 2 feet, more 
solid hard surface is picked-up along the sidewalks, while still maintaining an appropriate industry 
standard for the health of the trees. 
 

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

The goals of the Destination Downtown plan focus on three (3) general areas.  Specific 
descriptions of these goals and ideas in which to achieve them are included in Attachment 2 from 
the Destination Downtown plan for reference.  The following is a brief description of the goals 
and an analysis of the Foundry project in reference to each: 
 
Incorporating sustainability through design, making downtown a destination area.  
The Foundry is designed to respect and celebrate Loveland’s history.  Its focus towards art 
through celebrating the City’s foundries and artists is the basis behind the project, which 
emphasizes the integration of art throughout downtown.  The Foundry pulls together a mixture of 
residential/lodging and commercial uses around a central plaza – creating a true destination area 
for downtown.  The project is seen as a continuation of downtown – not competing with other 
businesses but rather providing more opportunities to drawn people downtown – adding to the 
sustainability of downtown.  
 
Multi-modal street design that respects the safety for vehicles, pedestrians, and bicyclists. 
The Foundry site fronts along primary pedestrian streets (N. Lincoln Avenue, N. Cleveland 
Avenue, and E. Third Street) as depicted in Section 18.24.080 of the Loveland Municipal Code for 
the Be zoning district.  Primary pedestrian streets are intended to facilitate comfortable pedestrian 
circulation to multiple destinations throughout downtown.  The improvements that will be made 
along these streets demonstrate compliance with a downtown standard for 
development/redevelopment specific to creating strong emphasis to pedestrian connectivity.  
Wider sidewalks are designed along these frontages, providing greater separation from the street to 
provide a safer more pleasant pedestrian experience. 
 
Primary vehicle access (such as to the parking garage) is taken off of a secondary street (E. Second 
Street) to respect safety and provide greater ingress/egress for vehicles.  The parking garage will 
serve as the primary vehicular access to both mixed-use buildings.  Future uses such as the theater 
and hotel will also utilize the parking garage.  However, vehicle drop-offs are anticipated along 
both E. Third Street and E. Second Street.  Particularly with respect to E. Third Street, a 
reconfigured design was created to minimize pedestrian and vehicle impacts through the 
curvilinear street, changes in surface materials, lighting, etc. – placing more emphasis on 
pedestrians.   
    
Focus on public spaces that offer a variety of uses for a variety of users. 
A key component to the Foundry in terms of focus on public spaces is the central plaza with 
connecting walkways (paseos) extending to all edges of the development to access downtown.  
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The central plaza incorporates a variety of outdoor seating/eating areas along the ground floor of 
the mixed-use buildings, covered pavilion, benches, seating walls, etc.  It is a great amenity to the 
project through the open space provided but also is anticipated to serve as a venue for a variety of 
special events in Loveland.  The relationship of the central plaza to the parking garage is a key 
component, offering convenience in pulling people into downtown, especially when special events 
are occurring within the central plaza.   

 
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. 
The Foundry is structured around these criteria.  This is a development that is specifically geared 
towards a downtown setting by means of building scale, use, pedestrian emphasis, and exterior 
open spaces.  Additionally, this particular area within the Loveland Addition includes a diversity 
of uses, which the proposed project is compatible.  This first phase of the Foundry includes 
predominately residential but a key component to sustaining downtown.  The scale and choice of 
exterior building materials is also reflective to that of other buildings throughout downtown.   

 
4. Adequate infrastructure is available to serve the proposed development. 

As outlined in Section I. of this report (above), standards for ACF compliance are the criteria used 
by the City in demonstrating adequate infrastructure is available to serve the development.  
Review conducted by the DRT for the Foundry has resulted in all levels of service including fire 
protection/emergency rescue services, transportation facilities, water/wastewater facilities, 
stormwater facilities, and power to comply with Chapter 16.41 of the Loveland Municipal Code.  
It is important to note that in terms of compliance, infrastructure improvements will need to be 
constructed in conjunction with the development to comply with and/or improvement ACF.  

 
 
IX. RECOMMENDED CONDITIONS 
The following conditions are being recommended by the DRT for inclusion in a Development Agreement 
that will be recorded in conjunction with the Loveland Eleventh Subdivision.  These conditions represent 
City/Developer obligations relative to public/private improvements. 
 
Current Planning 
1.  Future Site Development Plans associated with a Hotel, Theater, or any permitted use within the Be - 
Established Central Business District located on Lot 1, Block 1 and Lot 2, Block 3 of the Loveland 
Eleventh Subdivision shall be subject to Section 18.24.050 of the Loveland Municipal Code such that 
public hearing(s) with the Planning Commission will be required, regardless of whether or not criteria 
numbers 1, 2, and 3 apply. 
 
2.  Streetscape improvements between building facade(s) and edge of curb/gutter along the south side of 
E. Second Street shall be designed/constructed in conjunction with development of a Hotel or any 
permitted use within the Be - Established Central Business District located on Lot 1, Block 1 of the 
Loveland Eleventh Subdivision. 
 
3.  All landscape and hardscape improvements located from the south edge of curb/gutter along E. Third 
Street and the north edge of curb/gutter along E. Second Street (north to south) AND the west edge of 
curb/gutter along N. Lincoln Avenue and the east edge of curb along N. Cleveland Avenue (east to west) 
shall be installed prior to  or at the time of a Letter of Completion for either Lincoln or Cleveland Mixed-
Use buildings as depicted on the approved Foundry Site Development Plan.  Any landscape and/or 
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hardscape improvements not installed at such time shall require escrow as specified in Title 16 of the 
Loveland Municipal Code. 
 
4.  For purposes of considering permitted freestanding or wall mounted signs, the premise of the Foundry 
shall be defined as the boundaries of the Loveland Eleventh Subdivision.  All signs shall conform to the 
current City of Loveland design requirements including Design Guidelines for Downtown Loveland 
and/or Destination Downtown: HIP Streets Master Plan in effect at the time sign permits are submitted to 
the City for review/approval. 
 
5.  Trash/recycling/laundry/etc. shall be collected in designated loading/unloading areas.  All deliveries to 
commercial and residential uses shall be made from designated loading/unloading areas.  And, all moving 
activities shall occur in designated loading/unloading areas.  Loading/unloading areas are depicted on the 
approved Foundry Site Development Plan.  Such activities are prohibited to occur in any other locations 
within the public rights-of-way without City approval.  
 
6.  All service areas contained within the Mixed-Use buildings along N. Lincoln Avenue and N. 
Cleveland Avenue shall remain closed at all times except for trash/recycling/laundry/etc. collections. 
 
7.  All roof-top mechanical units, ground level mechanical units, and meters/electrical 
panels/boxes/conduit/wiring/etc. located on building facades shall be fully screened from public view.  At 
the time of Letters of Completion for any building/structure depicted on the approved Foundry Site 
Development Plan, inspections will be performed by the City to assure proper screening.  If full screening 
is not provided, the City shall reserve the right to require retrofitting. 
 
Transportation Development Review 
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 approval of the Public Improvement Construction Plans (PICP’s), A CDOT Access Permit 
must be obtained for the intersections on Cleveland Avenue and Lincoln Avenue adjacent to the 
development. 
 
4. Prior to the issuance of any building permits within the Loveland Eleventh Subdivision, 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) All public street improvements on North Lincoln Avenue, North Cleveland Avenue, East 2nd Street 
and East 3rd Street including roadway paving, curb & gutter, ramps and sidewalks as shown on the City 
approved Public Improvement Construction Plans titled The Foundry prepared by Interwest Consulting 
Group for the Loveland Eleventh Subdivision. 
 
b) All final signing and striping as shown on the City approved Public Improvement Construction Plans 
titled The Foundry prepared by Interwest Consulting Group for the Loveland Eleventh Subdivision.  
 
5. All improvements on East 3rd Street other than the standard asphalt pavement shall be maintained by 
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the same Metro District established to maintain the Central Plaza area for The Foundry. Curb, gutter and 
sidewalk maintenance is the responsibility of the adjacent property owner on all public streets per City 
Municipal Code 
 
6. Prior to the issuance of a Certificate of Occupancy for any buildings within the Loveland Eleventh 
Subdivision with the exception of the parking garage structure on Second Street, the Westbound right turn 
lane on First Street at Lincoln Avenue must be constructed and accepted by the City for use by the public. 
 
7. Prior to placement of any amenities within the Public Right-Of-Way for The Foundry, Loveland 
Eleventh Subdivision, the developer shall obtain a Revocable Encroachment Permit from the City Public 
Works Department. The Revocable Encroachment Permit allows special amenities such as furniture, 
railings, planter pots etc…to be placed within the right-of-way under special conditions of the permit.  
8. City signed Site Development Plans (including any associated Public Improvement Construction 
Plans), or the issuance of building permits, does not allow any construction within public street or alley 
rights-of-way or pedestrian easements. A separate City Development Construction Permit or Street right-
of-way (ROW) Work Permit must be obtained by the Developer and/or his Contractor 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 or 
pedestrian easements, (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 970-962-
2510 to discuss details to obtain a ROW Work Permit).  
 
9. Prior to the commencement of any construction activity that will involve any existing or proposed 
street signs or traffic control devices for or within public street rights-of-way (ROW), the Developer 
and/or his 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 
Developer and/or his Contractor removes or relocates any existing street sign(s) or traffic control 
device(s) for or 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 Developer and/or his 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 Developer and/or his 
Contractor may also be subject to additional fines as per the Loveland Municipal Code.  
 
10. 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. 
 
Water/Wastewater 
1. The Developer shall pave the disturbed sections of US Highway 287 (Lincoln and Cleveland Avenues) 
from East 3rd Street to East 1st Street using a pavement section approved by the Colorado Department of 
Transportation (CDOT). The paving shall be completed within 15 months of the Initial Acceptance of the 
utility work associated with “The Foundry Utility Improvements” project and all work shall be completed 
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to CDOT’s satisfaction. 
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STRUCTURAL ENGINEER 
 
KL&A 
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Tel: (970) 667-2426   
www.klaa.com 
 
Chris Kendall – Structural Engineer 
Direct: (970) 667-2426 x820 
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Interwest Group 
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balmirall@interwestgrp.com  
 

Skylar Brower – Project 
Engineer 
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ELECTRICAL ENGINEER 
 
AE Design 
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Direct: (303) 296-3037 
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Anna-Lisa Connors- Project Manager 
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www.TheBallardGroup.com  
 
Matt Doll – Principal 
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Week Beginning on (Monday) 3 10 17 24 31 7 14 21 28 5 12 19 26 2 9 16 23 30 6 13 30 27 6 13 20 27 3 10 17 24 1 8 15 22 29 5 12 19 26 3 10 17 24 31

Schematic Design
Schematic Design ‐ Block 2 Parking Garage

Schematic Design ‐ Block 2 Cleveland Mixed Use (West)

Schematic Design ‐ Block 2 Lincoln Mix‐Use (East)

Schematic Design ‐ Block 3 Theater Core and Shell

Schematic Design ‐ Block 3 Site Development

Design Development
Design Development ‐ Block 2 Parking Garage

Design Development ‐ Block 2 Cleveland Mixed Use (West)

Design Development ‐ Block 2 Lincoln Mix‐Use (East)

Design Development ‐ Block 3 Theater Core and Shell

Design Development ‐ Block 3 Site Development

Site Development Plan (Block 2, 2nd Street, 3rd Street)



Prepare SDP/Public Improvement Construction Plans/Plat (SDP, PICP 75% Complete, Plat 90%) ‐ 6 weeks

Submit SDP/PICP/Plat Submittal to City of Loveland 
Round 1 City Review ‐ 2 weeks

Design Revisions/DRAFT Development Agreement ‐ 3 weeks

Resubmittal by Consultant Team 
Round 2 City Review ‐ 2 weeks

Public Notice for Planning Commission Hearing (letters, signs, etc) ‐ 15 days prior to hearing

Planning Commisson Packets Due ‐ 1 week prior? 
Planning Commission Hearing ‐ (meetings on 2nd and 4th Mondays) 

Final Revisions/Finalize Development Agreement

Submit Final Mylars 
Final SDP/PICP Mylars Signed and Recorded

ROW Vacation (portion of 3rd Street, Alley btwn 2nd and 3rd)
ROW Vacation Approval by Director of Development Services 
Public Notice for Planning Commission Hearing ‐ min 15 days prior to hearing

Planning Commission Packets Due 
Planning Commission Hearing ‐ meetings on 2nd and 4th Mondays 

Public Notice for City Council Hearing

City Council ‐ 1st Reading ‐meetings on 1st and 3rd Tuesdays 

City Council ‐ 2nd Reading (is this required?) 

10 day waiting period ‐ Ordinance Effective

Submit Final Mylars/Signed by City 
Plat Recorded with County

Foundation Permit
Foundation Permit ‐ Block 2 Parking Garage ‐ Permit Issued 4/14/17 
Foundation Permit ‐ Block 2 Cleveland Mixed Use (West)  ‐ Permit Issued 4/28/17 
Foundation Permit ‐ Block 2 Lincoln Mix‐Use (East) ‐ Permit Issued 4/28/17 

Vertical Permit
Vertical Permit ‐ Block 2 Parking Garage ‐ Permit issued 5/18/17 
Vertical Permit ‐ Block 2 Cleveland Mixed Use (West) ‐ Permit issued 6/15/17 
Vertical Permit ‐ Block 2 Lincoln Mix‐Use (East) ‐ Permit issued 6/15/17 
Buiding Permit ‐ Block 3 Theater Core and Shell ‐ Permit issued 6/29/17 

  MILESTONE, DELIVERABLE  HEARING  CITY TASK OR REVIEW HOLIDAYS

May‐17

SDP Site Plan Approved by Brinkman and Informally by City ‐ streets/on‐street parking config, bldg footprints, door locations, utility 
entry points/sizes determined

THE FOUNDRY - Project Schedule

Task Description

October 7, 2016

Mar‐17Dec‐16 Jan‐17 Feb‐17Nov‐06 Apr‐17 Jun‐17 Jul‐17Oct‐16
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Destination Downtown: HIP Streets Master Plan 5  May  2009
1-2

The LDT represents broad interests and expertise within the Loveland community and 
was established to develop recommendations for downtown priorities and to assist with 
implementing downtown programs.  The LDT provided comments and input on all project 
elements throughout the process, including recommendation for approval of the project 
by City Council.

PROJECT STUDY AREA AND SCOPE
Two levels of detail have been identified as part of the study area – the area of 
influence and core study areas.  The area of influence encompasses the majority of 
the Downtown from 5TH Street SE to 9th Street south to north and Garfield Avenue 
to the Civic Center west to east.  (See Figure 1-1).  Within the area of influence this 
Master Plan explores pedestrian, bicycle and vehicular connectivity and opportunities 
for gateways, signage and wayfinding.  Key destinations within/adjacent to the area of 
influence include the Civic Center and Lagoon, Fairgrounds Park, US Highway 287 couplet 
(Lincoln and Cleveland Avenues) and Bill Reed Middle School.  

The project core study area encompasses the core commercial, entertainment and civic 
hub of the Downtown.  The core area boundary extends from 3rd to 6th from south 
to north and Garfield to Washington from west to east.  Within the core study area, 
conceptual designs have been developed for 3rd, 4th, 5th, and 6th Streets, the Thompson 
Pocket Park, Kitchen Alley and Museum Plaza. Key landmarks and destinations within 
the core study area include the 4th Street commercial businesses and eateries, the Rialto 
Theater, Loveland Museum/Gallery, Aims Community College, Loveland Reporter Herald, 
Feed and Grain site, the rail Depot and McKee Medical Center Facilities.

PROJECT VISION
Create a functional, aesthetically pleasing, eclectic Downtown environment that facilitates 
business vitality, fosters a sense of community, and accentuates the identity of the 
Downtown commercial district.

GOALS
Create a Downtown that sustains a good network of public spaces, streets, infrastructure, 
cultural destinations and retail corridors; providing a vibrant environment to live, work, 
shop and visit.

Respect and celebrate Loveland’s heritage, culture and history 
promote quality of life and community investment  
provide clear signage and wayfinding to and within Downtown 
Improve the physical appearance, functionality and safety of Downtown public spaces. 
Enhance connectivity, safety and accessibility for pedestrians throughout Downtown 

  - create enhanced pedestrian connections from businesses to parking
  - explore connectivity options to potential multi-modal corridors and transit
  - consolidate refuse containers/enclosures in alleyways and service corridors
- develop maintenance recommendations for streetscape amenities, walkways and roadways

Partner with business owners for creative access solutions during project construction. 
Create an integrated network allowing businesses and destinations to support each other. 
Integrate art and sculptural elements throughout Downtown 
Implement short term “test projects”. 
Create a series of well-connected public spaces that expose new people to Downtown. 
Strengthen the perception that Downtown is a safe place with a positive energy 
Establish clear pedestrian and vehicular gateways into Downtown. 
Program events to encourage more businesses to stay open in the evening hours,  
further activating the Downtown at night.

Design streets that take all users into account, include sidewalks lined with a variety 
of interesting features and activities and promote safety for vehicles, pedestrians and 
bicyclists.

Prioritize pedestrian connectivity over vehicular movement and storage. 
design streetscapes that are flexible for a variety of business types. 
Create memorable elements of the streetscape unique from other areas of Loveland. 
Provide wider sidewalks for a safer more pleasant pedestrian experience and to  
encourage restaurants and retailers to spill on to the sidewalk.
Improve the pedestrian experience for shopping and encourage walking. 
Provide for temporary street closure during large community events, design for  
experience of street both open and closed to vehicles.

Provide public spaces that are well-programmed, accommodate a variety of uses and 
users, promote social interaction and a sense of community, and include memorable 
architectural, landscape and hardscape elements.

Incorporate opportunities for public art and artistic design elements 
Provide areas for inspiration, contemplation, education, and interaction 
Utilize public spaces to expose new people to Downtown and all it has to offer 
Implement collective year-round programming of public spaces. 
Implement regular weekly programming for all key public spaces 
Create amenities that will draw local and regional users and help Downtown  
Loveland compete with other retail destinations such as an event plaza
Program events to utilize more than one public space at a time; ie: Museum Plaza  
provides support for events at Fairgrounds Park
Provide convenient access from parking/transit to public gathering spaces, consider  
locations of transit stops, event shuttles, etc.
Provide alternative pedestrian routes to Lincoln/Cleveland which are vehicle dominated. 
Utilize collective small details to add up to a great public space network. 
Capitalize on architectural design and contextual relationships 
Develop designs that reflect the community’s local character and heritage 
Activate existing under-used spaces. 

Figure 1-1 Study Area

Utilize Project for Public Spaces – Plazas and Squares rules for success 
    1. Image and Identity    6. Access
    2. Attractions and Destinations   7. The Inner and Outer Square
    3. Amenities     8. Reaching Out
    4. Flexible Design    9. Central Role of Management
    5. Seasonal Strategy    10. Diverse Funding Sources
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MEMO 

 

5136 Lovers Lane, Suite 200, Kalamazoo, MI 49002  |  269.381.2222  |  carlwalker.com 

 

 Date: December 19, 2016    

 To: Scott Ranweiler 

 Email: scott.ranweiler@brinkmanpartners.com  

 From: Bill Surna 

 Project #: N1-2016-262 

 Regarding: Shared Parking Analysis – Foundry Cleveland / Lincoln   

 

 

 

This memo presents the findings of a Shared Parking Analysis for the proposed development in Loveland, CO.  We 

reviewed the shared parking analysis that was previously prepared for the proposed development.  The 

methodology and concepts used in the previously prepared analysis are nearly identical to our approach; both are 

based on the Urban Land Institute’s methodology. Therefore, this memo will not include a description of the 

concepts and factors typically included in shared parking analysis.   

 

The land uses in the proposed development have changed.  Specifically, we understand that a 90 to 100-room 

hotel has replaced the office space in the previous analysis.  Our understanding of the current plans for the 

development are: 

 

 

   

 

 

 

 

 

Also from the previous report, we understand that a parking ratio of .70 spaces per bedroom has been negotiated 

with the City of Loveland for the residential parking demand.  We used the .70 ratio for residential parking plus .10 

per bedroom for visitors to residents. 

 

We used our shared parking demand model, implementing the negotiated residential ratios, to estimate peak 

parking demand for the two following scenarios: 

 

1. The residential parking would be open and shared (non-segregated) among all parking user groups.  

 

2. The parking for residents, not including visitors to residents, would be segregated.  

 

However, given the mix of land uses above, the reduction in the peak number of parking spaces due to sharing is 

limited. The reduction in the estimated peak demand occurs as demand generated from the retail stores during 

the evening declines while the demand generated by the cinema increases. The overall parking demand peaks in 

the evening, as does the demand generated by the residents and the hotel.  

 

For these reasons, the estimated peak accumulation resulting from the shared parking calculations are 

identical for both scenarios.  This memo illustrates the results of Scenario 1 (all spaces are shared); 

however, the estimated peak demand for both scenarios is 434 spaces.     

Residential Retail

125 1.0 Bedroom Units 13,969     s.f. Retail Space

2 1.5 Bedroom Units

24 2.0 Bedroom Units Hotel (Leisure)

4 3.0 Bedroom Units 95 Rooms

Cinema

625 Seats
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MEMO 

 

 Page 2 of 2 
 

 

Scenario 1 – Non-segregated Shared Parking with Negotiated Residential Ratios   

 

Table 1 shows the results from the shared parking model.  The overall peak demand of 434 spaces is projected to 

occur during the holiday season in the evening on a weekend.  The next highest estimated peak period of 421 

spaces is projected to occur in July on a weekend.  Figure 1 graphically portrays the projected accumulation 

pattern. 

 

Table 1 – Shared Parking Model Results 

 

   

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 1 – Annual Peak Shared Parking 

 

 

Peak 
Accumulation Day/Month Peak Hour

277 Weekday - January 8:00 PM
375 Weekend - January 9:00 PM
278 Weekday - February 8:00 PM
365 Weekend - February 9:00 PM
280 Weekday - March 8:00 PM
379 Weekend - March 9:00 PM
278 Weekday - April 8:00 PM
365 Weekend - April 9:00 PM
280 Weekday - May 8:00 PM
378 Weekend - May 9:00 PM
300 Weekday - June 8:00 PM
397 Weekend - June 9:00 PM
323 Weekday - July 8:00 PM
421 Weekend - July 9:00 PM
306 Weekday - August 8:00 PM
394 Weekend - August 8:00 PM
254 Weekday - September 8:00 PM
331 Weekend - September 8:00 PM
254 Weekday - October 8:00 PM
350 Weekend - October 8:00 PM
269 Weekday - November 8:00 PM
379 Weekend - November 8:00 PM
257 Weekday - December 8:00 PM
348 Weekend - December 8:00 PM
371 Weekday - Late December (25-31) 8:00 PM
434 Weekend - Late December (25-31) 8:00 PM

Peak Month 434 Weekend - Late December (25-31) 8:00 PM
Peak Base Demand 482

Shared Parking Reduction 48
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This document, together with the concepts and recommendations presented herein, as an instrument of service, is 

intended only for the specific purpose and client for which it was prepared.  Reuse of and improper reliance on this 

document without written authorization from Kellar Engineering LLC shall be without liability to Kellar Engineering LLC. 

 

 
Foundry South Catalyst Project, Loveland 

 
Traffic Impact Study  

 
Prepared For: 

 

Brinkman Partners 
3528 Precision Drive, Suite 100 

Fort Collins, CO  80528 
 
 
 

Prepared By: 

 
skellar@kellarengineering.com  

970.219.1602 phone 
 
 

         
                    February 13, 2017 
             Sean K. Kellar, PE, PTOE 
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1.0  Introduction 
 

This  Traffic Impact Study (TIS) is for the proposed South Catalyst Project in Downtown 

Loveland located between Cleveland Avenue and Lincoln Avenue; north of 1st Street and 

south of 4th Street.  See Figure 1:  Project Location.  The purpose of this TIS is to identify 

project traffic generation characteristics, to identify potential traffic related impacts on the 

adjacent street system, and to develop mitigation measures required for identified traffic 

impacts.   

 

Kellar Engineering LLC (KE) has prepared the TIS to document the results of anticipated 

traffic conditions in accordance with the Larimer County Urban Area Street Standards 

(LCUASS).  The proposed development is anticipated to generate approximately 2,244 

daily weekday trips, 211 AM peak hour trips, 289 PM peak hour trips, and 349 Saturday 

peak hour trips.  See Table 1:  Trip Generation. 

 

2.0  Existing Conditions 

 

The location of the project site is in Downtown Loveland located between Cleveland 

Avenue and Lincoln Avenue; north of 1st Street and south of 4th Street.  The land uses in 

this area are mix of commercial, office, parking, and residential.  

 

2.1  Existing Roadway Network 

 

Primary access to the project area will be from 1st Street, Lincoln Avenue, and Cleveland 

Avenue.  East/west traffic will use 1st Street, and north/south traffic will travel via Lincoln 

Avenue and Cleveland Avenue.  1st Street is an existing east/west 2-lane arterial with a 

posted speed of 30 mph adjacent to the project site.  1st Street currently has bike lanes, 

sidewalks, and two 12’ wide thru lanes adjacent to the project site.  1st Street also has 

left-turn lanes at:  Railroad Avenue, Cleveland Avenue, and Lincoln Avenue.  1st Street is 

classified as a 2-lane arterial between Lincoln Avenue and Washington Avenue and 

classified as a 4-lane arterial between Railroad Avenue and Lincoln Avenue on the 2035 

Transportation Plan.  Lincoln Avenue (US 287) is an existing northbound one-way street 

with a posted speed of 30 mph adjacent to the project site.  Lincoln Avenue has two 

northbound thru lanes, on street parking, and sidewalks adjacent to the project site.  US 
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287 is classified as a 6-lane arterial on the 2035 Transportation Plan where 3-lanes 

northbound is Lincoln Avenue and 3-lanes southbound is Cleveland Avenue.  Cleveland 

Avenue (US 287) is an existing southbound one-way street with a posted speed of 30 

mph adjacent to the project area.  Cleveland Avenue has 3 southbound thru lanes from 

4th Street to 3rd Street and 2 southbound thru lanes from 3rd Street to 1st Street.  

Cleveland Avenue has sidewalks on both sides of the street and a southbound right-turn 

lane and a southbound left-turn lane at 1st Street. 
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Figure 1:  Project Location 
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Figure 2:  Site Plan 
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2.2  Existing Traffic Volumes 
 

Existing peak hour traffic volume counts were conducted by All Traffic Data Services Inc. 

using Miovision data collection cameras at the ten study intersections on Thursday, 

January 14, 2016 and on Saturday, January 16, 2016.  The counts were conducted 

during the peak hours of adjacent street traffic in 15-minute intervals from 7:00 AM to 

9:00 AM and 4:00 PM to 6:00 PM on Thursday, 1/14/16 and in 15-minute intervals from 

11:00 AM to 1:00 PM on Saturday, 1/16/16.  These turning movement counts are shown 

in Figure 3 with the count sheets provided in Appendix A.   

 

2.3  Existing Operation 

 

The ten key intersections were evaluated using techniques provided in the 2010 

Highway Capacity Manual.  Using the recent peak hour traffic shown in Figure 3, the 

existing peak hour operation is shown in Table 3.  Additionally, the appropriate Synchro 

outputs are provided in Appendix H.  A description of the level of service (LOS) for 

signalized and unsignalized intersections from the 2010 Highway Capacity Manual and 

LCUASS Table 4-2 showing the City of Loveland’s Motor Vehicle LOS Standards 

(Intersections) are also provided in Appendix D.  The key intersections operate 

acceptably during the peak hours except for 1st/Railroad.  The existing northbound 

shared thru/left lane operates at a LOS F which also causes the northbound approach to 

operate at LOS F during the weekday PM peak hour.  The South Catalyst project does 

not contribute any traffic to this northbound left movement and therefore is not required 

to mitigate per LCUASS criteria.  

 

2.4  Existing Pedestrian and Bicycle Facilities 

 

All streets within and adjacent to the project area currently have sidewalks along both 

sides of the street.  Bike lanes also exist on 1st Street adjacent to the project site.  As the 

properties develop, the public streets are required to comply with the LCUASS 

requirements which require sidewalks along both sides of the public street and bike 

lanes along arterials. 
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2.5  Existing Transit Facilities 

 

This area is currently served by the City of Loveland’s Transit (COLT).  COLT fixed 

routes 100, 200, and 300 currently serve the project area with stops at:  1st/Washington, 

1st/Cleveland, and 5th/Cleveland.  See Appendix E:  Transit Map for route information. 

 

3.0  Proposed Development  

 

The proposed development is for a proposed mixed-use development located in 

Downtown Loveland located between Cleveland Avenue and Lincoln Avenue; north of 

1st Street and south of 4th Street.  See Figure 1:  Project Location and Table 1:  Trip 

Generation.  The short range analysis year 2018 includes the proposed development for 

this project plus an increase in background traffic.  The long range analysis year 2035 

also includes the proposed development for the project plus an increase in background 

traffic.  Future traffic growth rates were obtained from the North Front Range 

Metropolitan Planning Organization (NFRMPO) projections of approximately 2% per 

year growth. 

 

3.1  Trip Generation 
 

Site generated traffic estimates are determined through a process known as trip 

generation.  Rates and equations are applied to the proposed land uses to estimate 

traffic generated by the development during a specific time interval.  The acknowledged 

source for trip generation rates is the Trip Generation Report published by the Institute of 

Transportation Engineers (ITE).  ITE has established trip generation rates in nationwide 

studies of similar land uses.  For this study, KE used the ITE 9th Edition Trip Generation 

Report average trip rates.  The Downtown South Catalyst Project is anticipated to 

generate approximately 2,244 daily weekday trips, 211 AM peak hour trips, 289 PM 

peak hour trips, and 349 Saturday peak hour trips Table 1 summarizes the estimated trip 

generation for the proposed development. 
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3.2  Trip Distribution 
 

Distribution of site traffic on the street system was based on the area street system 

characteristics, existing traffic patterns and volumes, anticipated surrounding 

development areas, and the proposed access system for the project.  The directional 

distribution of traffic is a means to quantify the percentage of site generated traffic that 

approaches the site from a given direction and departs the site back to the original 

source.  Figure 4 illustrates the trip distribution used for the project’s analysis.   

 

3.3  Traffic Assignment 

 

Traffic assignment was obtained by applying the trip distributions to the estimated trip 

generation of the development.  Figure 5 shows the site generated peak hour traffic 

assignment. 

 

3.4  Short Range Total Peak Hour Traffic 

 

Site generated peak hour traffic volumes were added to the background traffic volumes 

to represent the estimated traffic conditions for the short range 2018 horizon.  These 

background (2018) and short range (2018) total traffic volumes are shown in Figure 6 

and Figure 7 respectively. 

 

3.5  Long Range Total Peak Hour Traffic 

 

Site generated peak hour traffic volumes were added to the background traffic volumes 

to represent the estimated traffic conditions for the long range 2035 horizon.  These 

background (2035) and long range (2035) total traffic volumes are shown in Figure 8 and 

Figure 9 respectively. 
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4.0  Traffic Operation Analysis 

 

KE’s analysis of traffic operations in the site vicinity was conducted to determine the 

capacity at the identified intersections.  The acknowledged source for determining 

overall capacity is the 2010 Edition of the Highway Capacity Manual.   

 

4.1  Analysis Methodology 
 

Capacity analysis results are listed in terms of level of service (LOS).  LOS is a 

qualitative term describing operating conditions a driver will experience while traveling 

on a particular street or highway during a specific time interval.  LOS ranges from an A 

(very little delay) to an F (long delays).  A description of the level of service (LOS) for 

signalized and unsignalized intersections from the 2010 Highway Capacity Manual and a 

table showing the City of Loveland’s Motor Vehicle LOS Standards (Intersections) are 

also provided in Appendix D.   
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4.2  Intersection Operational Analysis 
 

Operational analysis was performed for the ten key intersections and the proposed 

parking garage access for the short range 2018 horizon and the long range 2035 

horizon.  The calculations for this analysis are provided in Appendix H.  Using the short 

range traffic volumes and the existing lane geometry and intersection control; eight of 

the ten studied intersections are projected to operate acceptably and meet the LOS 

requirements for the City of Loveland.  However, the following two intersections are 

anticipated to not meet LOS requirements at time of full project build-out during the 2018 

Short Range Total weekday PM peak hour:  1st/Railroad and 1st/Washington.  The 

northbound shared thru/left lane at 1st/Railroad is projected to operate at a LOS F; 

causing the northbound approach to operate at LOS F during the weekday PM peak 

hour.  Additionally, 1st/Washington is projected to operate at LOS E overall during the 

weekday PM peak hour from the delay on the southbound and northbound approaches.  

See Table 4.  However, because the South Catalyst project contributes less than two 

percent of the traffic volume to the movements which do not meet the ACF delay 

standard, per LCUASS 4.5.1.D, the South Catalyst project is not required to mitigate.  

The South Catalyst project does not contribute any traffic to the northbound left 

movement at 1st/Railroad nor does it contribute anything above nominal traffic volumes 

to the north and south legs at 1st/Washington.  Therefore the project is not required to 

mitigate these intersections in order to comply with LCUASS criteria.  It is however 

recommended that both of these intersections are monitored by the City in the long 

range future. 

 

Per the Manual on Uniform Traffic Control Devices (MUTCD), traffic signals are not to be 

installed until signal warrants are met.  It is not anticipated that signal warrants will be 

met at the stop controlled key intersections.  Additionally, the existing stop controlled 

intersections do not meet recommended spacing for traffic signal installations. 

 

Per Figure 8-4 of the Larimer County Urban Area Street Standards (LCUASS), additional 

right-turn lanes are not warranted at the studied intersections.  A westbound to 

northbound right-turn lane at 1st/Lincoln is not projected to be warranted in the studied 

peak hours for the short range total 2018 horizon.  However, this study found that adding 

a westbound right-turn lane at this intersection would help relieve some of the 
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westbound queue at 1st/Lincoln during the PM peak hour.  This westbound right-turn 

lane will allow traffic traveling to the project site to utilize the right-turn lane and not 

impact westbound thru traffic at the 1st Street/Lincoln Avenue intersection.  This 

westbound right-turn lane should have a minimum storage length of 150 feet.  See 

Synchro outputs in Appendix H for the HCM calculations.     

 

4.3  Adequate Community Facilities (ACF) Ordinance Criteria Link Volumes  
 

The 2018 short range total peak hour link volumes were compared with the ACF Traffic 

Thresholds in Table 2 to verify that the streets within the project area meet the link 

volume criteria in the Adequate Community Facilities (ACF) Ordinance.  As shown in 

Table 2, the street links will meet the ACF Ordinance criteria for year 2018 total traffic. 

 
4.4  Service Accesses 
 

The project is also proposing two services accesses (one on Cleveland Avenue and one 

on Lincoln Avenue) to service the proposed buildings.  These service accesses will not 

be for vehicular access but for authorized operations only.  The services are expected to 

house trash/recycling and grease interceptors.  These services are anticipated to occur 

during off-peak hours (4:00 AM to 6:00 AM) with low volume traffic.  See exhibit in 

Appendix G. 
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Table 1:  Trip Generation (ITE Trip Generation, 9th Edition) 

ITE 
Code Land Use   

Average 
Daily Trips AM Peak Hour Trips PM Peak Hour Trips Saturday Peak Hour Trips 

    Size Rate Total Rate % In In % Out Out Total Rate % In In % Out Out Total In Out Total 

310 Hotel 
100 

Rooms 8.17 817 0.53 59% 31 41% 22 53 0.60 51% 31 49% 29 60 41 32 73 
220 Apartments 140 DU 6.65 931 0.51 20% 14 80% 57 71 0.62 65% 57 35% 30 87 33 33 66 
826 Retail 15 KSF 44.32 665 6.84 48% 49 52% 54 103 2.71 44% 18 56% 23 41 59 59 118 

445 
Movie 

Theater 25 KSF NA NA NA NA NA NA NA NA 4.91 62% 76 38% 47 123 89 29 118 
Subtotal   2,413     94   133 227     182   129 311 222 153 375 

7% Internal Capture   169     7   9 16     13   9 22 16 11 26 
Total   2,244     87   124 211     169   120 289 206 142 349 

 
DU = Dwelling Units 
KSF = Thousand Square Feet 
N/A = Not Applicable.  Information not provided in ITE Trip Generation 
*Parking Structures do not have ITE Trip Generation Rates but are considered ancillary uses to support the trips associated with the overall development 
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Figure 3:  Recent Peak Hour Traffic 

PC ATTACHMENT 4



 
 

South Catalyst Project TIS  Page 15 
 

 

Figure 4:  Trip Distribution 
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Figure 5:  Site Generated Peak Hour Traffic 
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Figure 6:  2018 Background Peak Hour Traffic 
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Figure 7:  2018 Short Range Total Peak Hour Traffic 
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Figure 8:  2035 Background Peak Hour Traffic 
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Figure 9:  2035 Long Range Total Peak Hour Traffic 
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Table 2:  2018 Short Range and 2035 Long Range Peak Hour Link Volumes 
 

Street Segment Direction Existing Traffic  Date of  2018 Background 2035 Background Site Generated 2018 Total Traffic 2035 Total Traffic ACF Traffic Year 2018 ACF 

    Volume AM/PM/Sat 
Traffic 
Counts Traffic Traffic Traffic AM/PM/Sat AM/PM/Sat Threshold Compliance 

Lincoln - 1st St. to 2nd St. NB 696/931/816 Jan. 2016 724/969/849 1014/1356/1189 35/66/80 759/1035/929 1049/1422/1269 1620 Y/Y/Y 

                    Y/Y/Y 

Lincoln - 2nd St. to 3rd St. NB 688/977/840 Jan. 2016 716/1016/874 1002/1423/1224 10/20/24 726/1036/898 1012/1443/1248 1620 Y/Y/Y 

                    Y/Y/Y 

Lincoln - 3rd St. to 4th St. NB 681/968/862 Jan. 2016 709/1007/897 992/1410/1256 61/71/85 770/1078/982 1053/1481/1341 1620 Y/Y/Y 

                    Y/Y/Y 

Cleveland - 4th St. to 3rd St. SB 717/1025/807 Jan. 2016 746/1066/840 1045/1493/1176 47/91/112 793/1157/952 1092/1584/1288 2520 Y/Y/Y 

                    Y/Y/Y 

Cleveland - 3rd St. to 2nd St. SB 709/949/743 Jan. 2016 738/987/773 1033/1383/1082 14/81/98 752/1068/871 1047/1464/1180 1640 Y/Y/Y 

                    Y/Y/Y 

Cleveland - 2nd St. to 1st St. SB 712/943/758 Jan. 2016 741/981/789 1037/1374/1104 45/44/51 786/1025/840 1082/1418/1155 1640 Y/Y/Y 

                    Y/Y/Y 

1st St. - Railroad to Cleveland EB 528/458/425 Jan. 2016 549/477/442 769/667/619 18/32/39 567/509/481 787/699/658 810 Y/Y/Y 

  WB 332/751/447 Jan. 2016 345/781/465 484/1094/651 23/22/26 368/803/491 507/1116/677 810 Y/Y/Y 

1st St. - Cleveland to Lincoln EB 451/470/444 Jan. 2016 469/489/462 657/685/647 18/32/39 487/521/501 675/717/686 810 Y/Y/Y 

  WB 346/719/426 Jan. 2016 360/748/443 504/1047/621 Nom 360/748/443 504/1047/621 810 Y/Y/Y 

1st St. - Lincoln to Jefferson EB 457/532/433 Jan. 2016 475/553/450 667/775/631 22/22/25 497/575/475 689/797/656 810 Y/Y/Y 

  WB 333/579/438 Jan. 2016 346/602/456 485/843/638 17/34/41 363/636/497 502/877/679 810 Y/Y/Y 

1st St. - Jefferson to Washington EB 488/534/434 Jan. 2016 508/556/452 711/778/632 22/22/25 530/578/477 733/800/657 695 Y/Y/Y 

  WB 307/602/431 Jan. 2016 319/626/448 447/877/628 17/34/41 336/660/489 464/911/669 695 Y/Y/Y 

4th Street - Cleveland to Lincoln EB 131/190/235 Jan. 2016 136/198/244 191/277/342 7/7/8 143/205/252 198/284/350 505 Y/Y/Y 

  WB 76/163/136 Jan. 2016 79/170/141 111/237/198 5/5/6 84/175/147 116/242/204 505 Y/Y/Y 

3rd Street - Cleveland to Lincoln EB 22/44/30 Jan. 2016 23/46/31 32/64/44 5/14/17 28/60/48 37/78/61 340 Y/Y/Y 

  WB 25/56/34 Jan. 2016 26/58/35 36/82/50 10/10/11 36/68/46 46/92/61 340 Y/Y/Y 

2nd Street - Cleveland to Lincoln EB 4/8/6 Jan. 2016 4/8/6 6/12/9 52/50/60 56/58/66 58/62/69 340 Y/Y/Y 

  WB 4/22/6 Jan. 2016 4/23/6 6/32/9 35/34/40 39/57/49 41/66/49 340 Y/Y/Y 
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Table 3:  Existing Peak Hour Operation 
    Level of Service (LOS) 

Intersection Movement AM PM Saturday 
    LOS LOS LOS 

1st/Cleveland EB Thru/Right C C C 
  EB Approach C C C 
  WB Left B B B 
  WB Thru A A A 
  WB Approach A A A 
  SB Left C C C 
  SB Thru C C C 
  SB Right C C C 
  SB Approach C C C 
  Overall C B C 

         Level of Service (LOS) 
Intersection Movement AM PM Saturday 

    LOS LOS LOS 
1st/Lincoln EB Left B B B 

  EB Thru A A A 
  EB Approach B A B 
  WB Thru/Right C D C 
  WB Approach C D C 
  NB Thru/Left B C B 
  NB Right B B B 
  NB Approach B C B 
  Overall B C B 
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Table 3:  Existing Peak Hour Operation (continued) 
     Level of Service (LOS) 

Intersection Movement AM PM Saturday 
    LOS LOS LOS 

1st/Railroad EB Left A A A 
  EB Thru/Right A A A 
  EB Approach A A A 
  WB Left A A A 
  WB Thru A A A 
  WB Right A A A 
  WB Approach A A A 
  NB Thru/Left C F D 
  NB Right B B B 
  NB Approach C F C 
  SB Thru/Left C E D 
  SB Right B B B 
  SB Approach B C C 
  Overall A B A 

         Level of Service (LOS) 
Intersection Movement AM PM Saturday 

    LOS LOS LOS 
1st/Washington EB Thru/Left/Right A A A 

  EB Approach A A A 
  WB Thru/Left/Right A A A 
  WB Approach A A A 
  NB Thru/Left/Right C C C 
  NB Approach C C C 
  SB Thru/Left/Right C D C 
  SB Approach C D C 
  Overall B D B 

         Level of Service (LOS) 
Intersection Movement AM PM Saturday 

    LOS LOS LOS 
2nd/Cleveland EB Thru/Right B C C 

  EB Approach B C C 
  WB Thru/Left B C C 
  WB Approach B C C 
  SB Thru/Left/Right A A A 
  SB Approach A A A 
  Overall A A A 
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Table 3:  Existing Peak Hour Operation (continued) 

     Level of Service (LOS) 
Intersection Movement AM PM Saturday 

    LOS LOS LOS 
2nd/Lincoln EB Thru/Left B C C 

  EB Approach B C C 
  WB Thru/Right B C B 
  WB Approach B C B 
  NB Thru/Left/Right A A A 
  NB Approach A A A 
  Overall A A A 

         Level of Service (LOS) 
Intersection Movement AM PM Saturday 

    LOS LOS LOS 
3rd/Cleveland EB Thru/Right B C C 

  EB Approach B C C 
  WB Thru/Left C C B 
  WB Approach C C B 
  SB Thru/Left/Right A A A 
  SB Approach A A A 
  Overall A A A 

         Level of Service (LOS) 
Intersection Movement AM PM Saturday 

    LOS LOS LOS 
3rd/Lincoln EB Thru/Left B C C 

  EB Approach B C C 
  WB Thru/Right B C C 
  WB Approach B C C 
  NB Thru/Left/Right A A A 
  NB Approach A A A 
  Overall A A A 
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Table 3:  Existing Peak Hour Operation (continued) 
     Level of Service (LOS) 

Intersection Movement AM PM Saturday 
    LOS LOS LOS 

4th/Cleveland EB Thru/Right D C C 
  EB Approach D C C 
  WB Thru/Left C C C 
  WB Approach C C C 
  SB Thru/Left/Right A A A 
  SB Approach A A A 
  Overall B B B 

         Level of Service (LOS) 
Intersection Movement AM PM Saturday 

    LOS LOS LOS 
4th/Lincoln EB Thru/Left A B B 

  EB Approach A B B 
  WB Thru/Right B C C 
  WB Approach B C C 
  NB Thru/Left/Right C C C 
  NB Approach C C C 
  Overall B C C 
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Table 4:  2018 Short Range Total Peak Hour Operation  
    Level of Service (LOS) ACF  

Intersection Movement AM PM Saturday Compliance 
    LOS LOS LOS  

1st/Cleveland EB Thru/Right D C C Y 
  EB Approach D C C Y 
  WB Left B B B Y 
  WB Thru A C A Y 
  WB Approach A B A Y 
  SB Left B B B Y 
  SB Thru C C C Y 
  SB Right B C C Y 
  SB Approach C C C Y 
  Overall C C B Y 

     
 

    Level of Service (LOS) ACF 
Intersection Movement AM PM Saturday Compliance 

    LOS LOS LOS  
1st/Lincoln EB Left B B B Y 

  EB Thru B B A Y 
  EB Approach B B A Y 
  WB Thru C D C Y 

 
WB Right B B C Y 

  WB Approach C C C Y 
  NB Thru/Left B C B Y 
  NB Right A B B Y 
  NB Approach B C B Y 
  Overall B C B Y 

 
    Level of Service (LOS) ACF 

Intersection Movement AM PM Saturday Compliance 
    LOS LOS LOS 

 2nd/Garage 
Access EB Thru/Left A A A Y 

  EB Approach A A A Y 
  WB Thru/Right A A A Y 
  WB Approach A A A Y 
  SB Left/Right A B B Y 
  SB Approach A B B Y 
  Overall A A A Y 
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 Table 4:  2018 Short Range Total Peak Hour Operation (continued) 
    Level of Service (LOS) ACF 

Intersection Movement AM PM Saturday Compliance 
    LOS LOS LOS 

 1st/Railroad EB Left A A A Y 
  EB Thru/Right A A A Y 
  EB Approach A A A Y 
  WB Left A A A Y 
  WB Thru A A A Y 
  WB Right A A A Y 
  WB Approach A A A Y 
  NB Thru/Left D F E See 4.2 Page 11 

  NB Right B B B Y 
  NB Approach C F C See 4.2 Page 11 

  SB Thru/Left C E D Y 
  SB Right B C B Y 
  SB Approach B C C Y 
  Overall A B A Y 

          Level of Service (LOS) ACF 
Intersection Movement AM PM Saturday Compliance 

    LOS LOS LOS 
 1st/Washington EB Thru/Left/Right A A A Y 

  EB Approach A A A Y 
  WB Thru/Left/Right A A A Y 
  WB Approach A A A Y 
  NB Thru/Left/Right C D D Y 
  NB Approach C D D Y 
  SB Thru/Left/Right C E C Y 
  SB Approach C E C See 4.2 Page 11 

  Overall B E C See 4.2 Page 11 

          Level of Service (LOS) ACF 
Intersection Movement AM PM Saturday Compliance 

    LOS LOS LOS 
 2nd/Cleveland EB Thru/Right C C C Y 

  EB Approach C C C Y 
  WB Thru/Left B C C Y 
  WB Approach B C C Y 
  SB Thru/Left/Right A A A Y 
  SB Approach A A A Y 
  Overall A A A Y 
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 Table 4:  2018 Short Range Total Peak Hour Operation (continued) 

     Level of Service (LOS) ACF 
  Intersection Movement AM PM Saturday Compliance 
      LOS LOS LOS  
  2nd/Lincoln EB Thru/Left B C C Y 
    EB Approach B C C Y 
    WB Thru/Right B C B Y 
    WB Approach B C B Y 
    NB Thru/Left/Right A A A Y 
    NB Approach A A A Y 
    Overall A A A Y 
  

     
 

      Level of Service (LOS) ACF 
  Intersection Movement AM PM Saturday Compliance 
      LOS LOS LOS  
  3rd/Cleveland EB Thru/Right C C C Y 
    EB Approach C C C Y 
    WB Thru/Left C D C Y 
    WB Approach C D C Y 
    SB Thru/Left/Right A A A Y 
    SB Approach A A A Y 
    Overall A A A Y 
  

     
 

      Level of Service (LOS) ACF 
  Intersection Movement AM PM Saturday Compliance 
      LOS LOS LOS  
  3rd/Lincoln EB Thru/Left B C C Y 
    EB Approach B C C Y 
    WB Thru/Right C C C Y 
    WB Approach C C C Y 
    NB Thru/Left/Right A A A Y 
    NB Approach A A A Y 
    Overall A A A Y 
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Table 4:  2018 Short Range Total Peak Hour Operation (continued) 

    Level of Service (LOS) ACF 
Intersection Movement AM PM Saturday Compliance 

    LOS LOS LOS 
 4th/Cleveland EB Thru/Right C C C Y 

  EB Approach C C C Y 
  WB Thru/Left C C B Y 
  WB Approach C C B Y 
  SB Thru/Left/Right A A A Y 
  SB Approach A A A Y 
  Overall A A A Y 

          Level of Service (LOS) ACF 
Intersection Movement AM PM Saturday Compliance 

    LOS LOS LOS 
 4th/Lincoln EB Thru/Left C B A Y 

  EB Approach C B A Y 
  WB Thru/Right C C B Y 
  WB Approach C C B Y 
  NB Thru/Left/Right A A C Y 
  NB Approach A A C Y 
  Overall A B B Y 
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Table 5:  2035 Long Range Total Peak Hour Operation 

    Level of Service (LOS) 
Intersection Movement AM PM Saturday 

    LOS LOS LOS 
1st/Cleveland EB Thru/Right D D D 

  EB Approach D D D 
  WB Left B B B 
  WB Thru B B B 
  WB Approach B B B 
  SB Left C B B 
  SB Thru D D C 
  SB Right C C A 
  SB Approach C C C 
  Overall C C C 

         Level of Service (LOS) 
Intersection Movement AM PM Saturday 

    LOS LOS LOS 
1st/Lincoln EB Left B F B 

  EB Thru B B B 
  EB Approach B C B 
  WB Thru C F C 
  WB Right C B B 

 
WB Approach C F C 

  NB Thru/Left B E C 
  NB Right A C B 
  NB Approach B E C 
  Overall B E C 

 
    Level of Service (LOS) 

Intersection Movement AM PM Saturday 
    LOS LOS LOS 

2nd/Garage 
Access EB Thru/Left A A A 

  EB Approach A A A 
  WB Thru/Right A A A 
  WB Approach A A A 
  SB Left/Right A B B 
  SB Approach A B B 
  Overall A A A 
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Table 5:  2035 Long Range Total Peak Hour Operation (continued) 
     Level of Service (LOS) 

  Intersection Movement AM PM Saturday 
      LOS LOS LOS 
  1st/Railroad EB Left A B A 
    EB Thru/Right A A A 
    EB Approach A A A 
    WB Left A A A 
    WB Thru A A A 
    WB Right A A A 
    WB Approach A A A 
    NB Thru/Left C F F 
    NB Right A B B 
    NB Approach B F E 
    SB Thru/Left C F E 
    SB Right B C B 
    SB Approach B E C 
    Overall A D B 
  

           Level of Service (LOS) 
  Intersection Movement AM PM Saturday 
      LOS LOS LOS 
  1st/Washington EB Thru/Left/Right A A A 
    EB Approach A A A 
    WB Thru/Left/Right A A A 
    WB Approach A A A 
    NB Thru/Left/Right E F E 
    NB Approach E F E 
    SB Thru/Left/Right D F D 
    SB Approach D F D 
    Overall D F E 
  

           Level of Service (LOS) 
  Intersection Movement AM PM Saturday 
      LOS LOS LOS 
  2nd/Cleveland EB Thru/Right C D D 
    EB Approach C D D 
    WB Thru/Left C D C 
    WB Approach C D C 
    SB Thru/Left/Right A A A 
    SB Approach A A A 
    Overall A B A 
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Table 5:  2035 Long Range Total Peak Hour Operation (continued) 

     Level of Service (LOS) 
  Intersection Movement AM PM Saturday 
      LOS LOS LOS 
  2nd/Lincoln EB Thru/Left C E D 
    EB Approach C E D 
    WB Thru/Right C E C 
    WB Approach C E C 
    NB Thru/Left/Right A A A 
    NB Approach A A A 
    Overall A B A 
  

           Level of Service (LOS) 
  Intersection Movement AM PM Saturday 
      LOS LOS LOS 
  3rd/Cleveland EB Thru/Right C E D 
    EB Approach C E D 
    WB Thru/Left C F C 
    WB Approach C F C 
    SB Thru/Left/Right A A A 
    SB Approach A A A 
    Overall A A A 
  

           Level of Service (LOS) 
  Intersection Movement AM PM Saturday 
      LOS LOS LOS 
  3rd/Lincoln EB Thru/Left C F D 
    EB Approach C F D 
    WB Thru/Right C E D 
    WB Approach C E D 
    NB Thru/Left/Right A A A 
    NB Approach A A A 
    Overall A B A 
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Table 5:  2035 Long Range Total Peak Hour Operation (continued) 

     Level of Service (LOS) 
  Intersection Movement AM PM Saturday 
      LOS LOS LOS 
  4th/Cleveland EB Thru/Right C B C 
    EB Approach C B C 
    WB Thru/Left C B B 
    WB Approach C B B 
    SB Thru/Left/Right A A A 
    SB Approach A A A 
    Overall A B B 
  

           Level of Service (LOS) 
  Intersection Movement AM PM Saturday 
      LOS LOS LOS 
  4th/Lincoln EB Thru/Left A B B 
    EB Approach A B B 
    WB Thru/Right B B B 
    WB Approach B B B 
    NB Thru/Left/Right C B B 
    NB Approach C B B 
    Overall B B B 
   

 
 
 
 
 
Note:  Per City of Loveland requirements, ACF compliance does not apply to year 2035 Long 
Range Analysis.  ACF compliance only applies to the year 2018 Short Range Analysis.  
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5.0  Multimodal Transportation Facilities 
 
 
As cities continue to grow and become more urban, the emphasis upon all modes of 

transportation becomes more important.  The following sections address the pedestrian, 

bicycle, and transit facilities that will be available in the vicinity of the project site. 

 
 
5.1  Pedestrian and Bicycle Facilities 
 
 
All streets within and adjacent to the project area currently have sidewalks along both 

sides of the street.  Bike lanes also exist on 1st Street adjacent to the project site.  As the 

project develops, the public streets will be required to comply with the LCUASS 

requirements which require sidewalks along both sides of the public street and bike 

lanes along arterials.  Additionally, future development of the project area will be focused 

on providing complete streets and adequate pedestrian circulation throughout the project 

site and pedestrian connectivity to Downtown Loveland. 

 
 
5.2  Transit Facilities 
 

This area is served by the City of Loveland’s Transit (COLT).  COLT fixed routes 100, 

200, and 300 currently serve the project area with stops at:  1st/Washington, 

1st/Cleveland, and 5th/Cleveland.  It is anticipated that COLT will continue to serve the 

project area upon project build-out.  See Appendix E:  Transit Map for route information. 
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6.0  Conclusions 

 

This Traffic Impact Study (TIS) for the proposed Downtown Loveland South Catalyst 

Project verifies that the project will be able to meet the City of Loveland’s Standards for 

traffic at the time of development.   

 

The findings of the TIS are summarized below: 
 

1. The Downtown Loveland South Catalyst Project has demonstrated the ability to 
comply with the Adequate Community Facilities (ACF) Ordinance and the 
Larimer County Urban Area Street Standards (LCUASS) and meet the City’s 
standards for traffic at the time of development. 

 
2. The Downtown Loveland South Catalyst Project is anticipated to generate 

approximately 2,244 daily weekday trips, 211 AM peak hour trips, 289 PM peak 
hour trips, and 349 Saturday peak hour trips 

 
3. A westbound right-turn lane in 1st Street at the 1st Street/Lincoln Avenue 

intersection is required by LCUASS with phase1 of the project.  This westbound 
right-turn lane will allow traffic traveling to the project site to utilize the right-turn 
lane and not impact westbound thru traffic at the 1st Street/Lincoln Avenue 
intersection.  This westbound right-turn lane should have a minimum storage 
length of 150 feet.  The westbound queue at 1st Street/Lincoln Avenue will be a 
problem with or without the development of the Foundry project.    
 

4. With the exception of adding a westbound right-turn lane at the 1st Street/Lincoln 
Avenue intersection, it is anticipated that the existing roadway geometries in the 
project area will be able to adequately handle the project’s traffic. 
 

5. It is not anticipated that signal warrants will be met at the stop controlled key 
intersections.  Additionally, the existing stop controlled intersections do not meet 
recommended spacing for traffic signal installations. 
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SIGNATURES AND APPROVALS

COUNTY OF LARIMER )

The foregoing instrument was acknowledged before me this _____ day of__________________, 2016,
by ________________________________.

Witness my hand and official seal.

My Commission Expires: _________________________

STATE OF COLORADO)
                                   ) ss. Notary Seal

OWNER:  THE FOUNDRY LOVELAND, LLC

By:  

Title:  

the foundry
SITE DEVELOPMENT PLAN

LOVELAND ELEVENTH SUBDIVISION

APPROVED THIS ______________ DAY OF ___________________________, 20_____ BY THE
CURRENT PLANNING MANAGER OF CITY OF LOVELAND, COLORADO.

________________________________________________________________
CURRENT PLANNING MANAGER

VICINITY MAP

ZONING BE - CENTRAL BUSINESS 'DISTRICT'
MASTER PLAN DESIGNATION DAC- DOWNTOWN ACTIVITY CENTER

SITE AREA 84,105 SF (1.93 AC)
VACATED ROW 9,505 SF (0.23 AC)
GROSS AREA 93,610 SF (2.15 AC)
FAR 4.12

OPEN SPACE 38,513 SF (0.88 AC) 41%
LANDSCAPE AREA 10,609 SF (0.24 AC)

CLEVELAND MIXED USE BUILDING
BUILDING HEIGHT 67'- 5"

OCCUPANCY CLASSIFICATION R-2 (RESIDENTIAL, APARTMENT HOUSE)
A-2 (RESTAURANT)
M (RETAIL)

CONSTRUCTION TYPE
LEVEL 1 1-A (PER IBC 510.2)
LEVEL 2-5 V-A

FULLY SPRINKLERED PER NFPA 13

TOTAL GROSS BUILDING SF 98,083 SF
LEVEL 1 12,213 SF RESIDENTIAL
LEVEL 1 7,408 SF RETAIL/RESTAURANT
LEVEL 2 20,382 SF
LEVEL 3 19,477 SF
LEVEL 4 19,523 SF
LEVEL 5 19,081 SF

LINCOLN MIXED USE BUILDING
BUILDING HEIGHT 67'- 1"

OCCUPANCY CLASSIFICATION R-2 (RESIDENTIAL, APARTMENT HOUSE)
A-2 (RESTAURANT)
M (RETAIL)

CONSTRUCTION TYPE
LEVEL 1 1-A (PER IBC 510.2)
LEVEL 2-5 V-A

FULLY SPRINKLERED PER NFPA 13

TOTAL GROSS BUILDING SF 58,817 SF
LEVEL 1 3,339 SF RESIDENTIAL
LEVEL 1 8,371 SF RETAIL/RESTAURANT
LEVEL 2 11,940 SF
LEVEL 3 11,731 SF
LEVEL 4 11,733 SF
LEVEL 5 11,703 SF

PARKING GARAGE
BUILDING HEIGHT 59'- 4"

OCCUPANCY CLASSIFICATION S-2 (PARKING)

CONSTRUCTION TYPE
ENCLOSED PARKING GARAGE IA

FULLY SPRINKLERED PER NFPA 13
OPEN PARKING GARAGE IIB

NOT SPRINKLERED AT OPEN PARKING LEVEL 1 TO LEVEL 5

TOTAL GROSS SF BELOW GRADE 60,636 SF
TOTAL GROSS SF ABOVE GRADE 168,516 SF
GRAND TOTAL GROSS SF 229,152 SF

LEVEL B 60,636 SF
LEVEL 1 22,320 SF
LEVEL 2 22,320 SF
LEVEL 3 22,320 SF
LEVEL 4 22,320 SF
LEVEL 5 18,600 SF

LAND USE TABLE

SITE
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PARKING DATA
RESIDENTIAL

PARKING REQUIRED 155 UNITS (2 PER UNIT) =310 SPACES REQUIRED

BEDROOM BREAKDOWN
125 1.0 BEDROOM UNITS
2 1.5 BEDROOM UNITS
24 2.0 BEDROOM UNITS
4 3.0 BEDROOM UNITS
TOTAL 188 BEDROOM UNITS

PARKING PROVIDED 0.70 SPACES PER BEDROOM
0.10 SPACES PER BEDROOM VISITOR = 150 SPACES PROVIDED

RETAIL
13,969 SF + 6,000 SF OUTDOOR DINING SPACE

PARKING REQUIRED (1 SPACE PER 300 SF) = 66 SPACES REQUIRED

THEATER (FUTURE SDP)
625 SEATS

PARKING REQUIRED 1 SPACE PER 3 SEATS = 208 SPACES REQUIRED

HOTEL (FUTURE SDP)
95 ROOMS + 12 EMPLOYEES

PARKING REQUIRED 1 SPACE PER UNIT
0.75 SPACES PER EMPLOYEE = 105 SPACES REQUIRED

TOTAL SPACES REQUIRED = 529 SPACES REQUIRED
     20% SHARED PARKING REDUCTION = 423 SPACES REQUIRED

PARKING PROVIDED IN PARKING GARAGE    463 SPACES PROVIDED

BIKE PARKING REQUIRED (2 SPACES PER 25 AUTO)    38 SPACES REQUIRED
BIKE PARKING PROVIDED    42 SPACES PROVIDED

(THIS SITE IS LOCATED WITHIN GENERAL IMPROVEMENT DISTRICT #1 PER ORDINANCE ______________________).

3003 Larimer Street
Denver, Colorado 80205

phone 303.861.5704
www.ozarch.com

1603 Oakridge Drive
Fort Collins, CO 80525
phone 970.223.7577
www.bhadesign.com

COVER SHEET
SITE PLAN
SITE PLAN
LANDSCAPE PLAN, PLANT DETAILS
SITE DETAILS
CLEVELAND MIXED-USE ELEVATIONS
LINCOLN MIXED-USE ELEVATIONS
PARKING GARAGE ELEVATIONS
CLEVELAND AXON SHEET
LINCOLN AXON SHEET
PARKING GARAGE AXON
GROUND LEVEL PERSPECTIVES
GROUND LEVEL PERSPECTIVES
MATERIALS BOARD
SITE PHOTOMETRIC PLAN
SITE PHOTOMETRIC PLAN
SITE PHOTOMETRIC PLAN
SITE PHOTOMETRIC PLAN

1. ALL PUBLIC IMPROVEMENTS SHALL COMPLY WITH THE LARIMER COUNTY URBAN AREA
STREET STANDARDS (LCUASS)

2. THE DEVELOPER AGREES TO AQUIRE 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 APPROVAL OF THE PUBLIC IMPROVEMENT CONSTRUCTION PLANS (PICP'S), A
CDOT ACCESS PERMIT MUST BE OBTAINED FOR THE INTERSECTIONS ON CLEVELAND
AVENUE AND LINCOLN AVENUE ADJACENT TO THE DEVELOPMENT.

4. PRIOR TO THE ISSUANCE OF ANY BUILDING PERMITS WITH THE XXXXX SUBDIVISION NAME
HERE, PERSUANT 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) ALL PUBLIC STREET IMPROVEMENTS ON NORTH LINCOLN AVENUE, NORTH
CLEVELAND AVENUE, EAST 2ND STREET, AND EAST 3RD STREET INCLUDING 
ROADWAY PAVING, SIGNING AND STRIPPING, CURB AND GUTTER, RAMPS AND
SIDEWALKS AS SHOWN ON THE CITY APPROVED PUBLIC IMPROVEMENT 
CONSTRUCTION PLANS TITLED THE FOUNDRY PREPARED BY INTERWEST 
CONSULTING GROUP.

5. CITY SIGNED SITE DEVELOPMENT PLANS (INCLUDING ANY ASSOCIATED PUBLIC
IMPROVEMENT CONSTRUCTION PLANS), OR THE ISSUANCE OF BUILDING PERMITS, DOES
NOT ALLOW ANY CONSTRUCTION WITHIN THE PUBLIC STREET OR ALLEY RIGHTS-OF-WAY
OR PEDESTRIAN EASEMENTS. A SEPARATE CITY DEVELOPMENT CONSTRUCTION PERMIT OR
STREET RIGHT-OF-WAY (ROW) WORK PERMIT MUST BE OBTAINED BY THE DEVELOPER
AND/OR HIS  CONTRACTOR 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
THE CITY STREET OR ALLEY RIGHTS-OF-WAY OR PEDESTRIAN EASEMENTS, (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 970-962-2510 TO DISCUSS DETAILS TO OBTAIN A ROW WORK
PERMIT).

6. PRIOR TO THE COMMENCEMENT OF ANY CONSTRUCTION ACTIVITY THAT WILL INVOLVE
ANY EXISTING OR PROPOSED STREET SIGNS OR TRAFFIC CONTROL DEVISED FOR OR
WITHIN PUBLIC STREETS RIGHTS-OF-WAY(ROW), THE DEVELOPER AND OR HIS
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 DEVISE(S) AND OBTAIN A ROW WORK PERMIT
FROM THE CITY PUBLIC WORKS ENGINEERING DIVISION TO DO SUCH WORK. HOWEVER,
IF THE DEVELOPER AND OR HIS OR HER CONTRACTOR REMOVES OR RELOCATES ANY
EXISTING STREET SIGN(S) OR TRAFFIC CONTROL DEVICE(S) AS DEEMED NECESSARY BY THE
CITY. THE DEVELOPER AND OR HIS 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 DEVELOPER AND OR HIS CONTRACTOR MAY ALSO BE SUBJECT TO ADDITIONAL FINES
AS PER THE LOVELAND MUNICIPAL CODE.

7. 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 (LUCASS). 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 EIGHT (8) FEET ABOVE ALL STREET SIDEWALKS.

TRANSPORTATION CONDITIONS (DRAFT)

COUNTY OF LARIMER )

The foregoing instrument was acknowledged before me this _____ day of__________________, 2016,
by ________________________________.

Witness my hand and official seal.

My Commission Expires: _________________________

STATE OF COLORADO)
                                   ) ss. Notary Seal

OWNER:  CITY OF LOVELAND

By:  

Title:  
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PICP'S FOR INTERIM AND ULTIMATE DESIGN

SIDE DISTANCE TRIANGLE
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2 TIMES ROOTBALL DIA.

MULCH PER PLAN
SPECIFIED BACKFILL MATERIAL,

WATER AND TAMP TO REMOVE AIR POCKETS

CONSTRUCT WATERING RING
AROUND SHRUB AT EDGE OF

PLANTING PIT TO CONTAIN WATER TO
A DEPTH OF 2"

2X ROOTBALL DIAMETER

SCARIFY SIDES AND BOTTOM

GENERAL TREE PLANTING NOTES
1. PRUNE ONLY CROSSOVER LIMBS, CO-DOMINANT LEADERS, AND BROKEN OR DEAD

BRANCHES.  SOME INTERIOR TWIGS AND LATERAL BRANCHES MAY BE PRUNED; HOWEVER,
DO NOT REMOVE THE TERMINAL BUDS OF BRANCHES THAT EXTEND TO THE EDGE OF THE
CROWN.

2. MARK NORTH SIDE OF THE TREE IN THE NURSERY AND ROTATE TREE TO FACE NORTH AT
THE SITE WHENEVER POSSIBLE.  TREES WHOSE NORTH ORIENTATION IS NOT CHANGED
FROM THE NURSERY DO NOT NEED TO BE WRAPPED, EXCEPT TREES WITH VERY THIN BARK.

3. EACH TREE SHALL BE PLANTED SUCH THAT THE TRUNK FLARE IS VISIBLE AT THE TOP OF
THE ROOT BALL.  DO NOT COVER THE TOP OF THE ROOT BALL WITH SOIL.

4. SET TOP OF ROOT BALL FLUSH WITH GRADE OR 1"-2" HIGHER IN SLOWLY DRAINING
SOILS.

5. DO NOT PLACE MULCH IN CONTACT WITH TREE TRUNK.
6. IN SEEDED AREAS, HOLD SEED BACK TO A MINIMUM 36" DIA. CIRCLE.  FORM A 4" HIGH

EARTH SAUCER BEYOND EDGE OF ROOT BALL.  MULCH PLANTING PIT.
1" WIDE FABRIC WEBBING WITH GROMMETS &
GALVANIZED WIRE OR CABLE, TWIST WIRE TO
TIGHTEN.

BREATHABLE PAPER OF FABRIC TREE WRAP APPLIED
FROM TRUNK FLARE TO FIRST BRANCH.  WRAP PAPER
FROM BOTTOM UP WITH SUFFICIENT OVERLAP TO
COVER BARK.  USE MASKING TAPE TO SECURE.

ADJUST TREE STAKE SO THAT TOP IS LEVEL WITH, OR
JUST BELOW, FIRST BRANCHES.  TREE STAKES TO BE
DRIVEN OUTSIDE OF ROOT BALL.

INSTALL 3' DIA. CEDAR WOOD MULCH RING AROUND
BASE TO A DEPTH OF 4".

BACKFILL MATERIAL

REMOVE TWINE, ROPE, WIRE, AND BURLAP FROM
ENTIRE ROOT BALL.

TAMP SOIL AROUND ROOT BALL BASE FIRMLY WITH
FOOT PRESSURE SO THAT ROOT BALL DOES NOT
SHIFTUNEXCAVATED OR COMPACTED MOUND UNDER THE
ROOT BALL TO PREVENT SETTLING.

PROVIDE FERTILIZER PACKETS

PLANT ROOT BALL SLIGHTLY
ABOVE GRADE

INSTALL CEDAR WOOD MULCH RING
TO EXTENTS OF AROUND BASE TO
A DEPTH OF 4".
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PARKING
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HOTEL
(FUTURE SDP)

THEATER
(FUTURE SDP)

LOT 2
MORGAN SUB

LOT 1
MORGAN SUB

LOT 4
MORGAN

SUB

LOT 3
MORGAN

SUB

CLEVELAND
MIXED USE

THIRD STREET

SECOND STREET

3 QU MU
2 UL AC

3 GL TR
3 GL TR

2 TI EU

3 QU MU
1 UL AC

3 TI EU
4 AM AL
4 SY RE

2 AM AL
2 GL TR 2 GY DI

2 CE OC

2 UL AC 2 TI EU

3 CE OC

2 SY RE

SITE DISTANCE TRIANGLE

SITE DISTANCE TRIANGLE

3/4" IRRIGATION METER

1. LANDSCAPING MUST BE INSTALLED OR SECURED WITH AN IRREVOCABLE LETTER OF CREDIT, PERFORMANCE
BOND, OR ESCROW ACCOUNT FOR 125% OF THE VALUATION OF THE MATERIALS AND LABOR PRIOR TO
ISSUANCE OF A CERTIFICATE OF OCCUPANCY.

2. LANDSCAPING SHALL BE INSTALLED AND MAINTAINED BY THE PROPERTY OWNER, INCLUDING TREES AND
GROUNDCOVER WITHIN THE R.O.W.  SHARED MAINTENANCE OF THE RIVER BUFFER AREA MAY BE DEFINED
BY SEPARATE AGREEMENT OR THE DEVELOPMENT AGREEMENT.

3. THE FOLLOWING SEPARATIONS SHALL BE PROVIDED BETWEEN TREES/SHRUBS AND UTILITIES:
3.1. 40 FEET BETWEEN CANOPY TREES AND STREET LIGHTS
3.2. 15 FEET BETWEEN ORNAMENTAL TREES AND STREETLIGHTS
3.3. 10 FEET BETWEEN TREES AND PUBLIC WATER AND SANITARY AND STORM SEWER LINES
3.4. 6 FEET BETWEEN TREES AND WATER AND SANITARY SERVICE LINES
3.5. 4 FEET BETWEEN TREES AND GAS LINES
3.6. 4 FEET BETWEEN SHRUBS AND PUBLIC WATER AND SANITARY AND STORM SEWER LINES

4. FIELD LOCATE UTILITIES PRIOR TO PLANTING.
5. TO THE MAXIMUM EXTENT FEASIBLE, TOPSOIL THAT IS REMOVED DURING CONSTRUCTION ACTIVITY SHALL

BE CONSERVED FOR LATER USE ON AREAS REQUIRING REVEGETATION AND LANDSCAPING.
6. A FREE PERMIT MUST BE OBTAINED FROM THE CITY FORESTER BEFORE ANY TREES OR SHRUBS AS NOTED

ON THIS PLAN ARE PLANTED, PRUNED OR REMOVED ON THE PUBLIC RIGHT-OF-WAY.  THIS INCLUDES
ZONES BETWEEN THE SIDEWALK AND CURB, MEDIAN AND OTHER CITY PROPERTY.  THIS PERMIT SHALL
APPROVE THE LOCATION AND SPECIES TO BE PLANTED.  FAILURE TO OBTAIN THIS PERMIT MAY RESULT IN
REPLACING OR RELOCATING TREES AND A HOLD ON CERTIFICATE OF OCCUPANCY.

7. THE DEVELOPER SHALL CONTACT THE CITY FORESTER TO INSPECT ALL TREE PLANTINGS AT THE
COMPLETION OF EACH PHASE OF THE DEVELOPMENT.  ALL TREES NEED TO HAVE BEEN INSTALLED AS
SHOWN ON THE LANDSCAPE PLAN.  APPROVAL OF STREET TREE PLANTING IS REQUIRED BEFORE FINAL
APPROVAL OF EACH PHASE.  FAILURE TO OBTAIN APPROVAL BY THE CITY FORESTER FOR THE STREET TREES
IN A PHASE SHALL RESULT IN A HOLD ON CERTIFICATE OF OCCUPANCY FOR FUTURE PHASES OF THE
DEVELOPMENT.

8. 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 (LUCASS). 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 EIGHT (8)
FEET ABOVE ALL STREET SIDEWALKS.

LANDSCAPE NOTES

TEXAS HYBRID BLUEGRASS SOD

LEGEND

Deciduous Trees
Symbol Botanical Name Common Name Size Root Quantity

CE OC Celtis occidentalis Common Hackberry 2" Cal. BB 5
GL TR Gleditsia triacanthos inermis Honeylocust 2" Cal. BB 8
GY DI Gymnocladus dioicus 'Espresso' Seedless Kentucky Coffeetree 2" Cal. BB 3
QU MU Quercus muehlenbergii Chinkapin Oak 2" Cal. BB 7
TI EU Tilia x euchlora Redmond Linden 2" Cal. BB 7
UL AC Ulmus 'Morton' Accolade Elm 2" Cal. BB 7

Ornamental Trees
AM AL Amelanchier alnifolia Saskatoon Serviceberry 2" Cal. BB 4
SY RE Syringa reticulata Japanese Tree Lilac 2" Cal. BB 6

Dedicuous Shrubs
AM RE Amelanchier alnifolia 'Regent' Regent Serviceberry 5 Gal. Cont.
AM CA Amorpha canescens Leadplant 5 Gal. Cont.

AR ME Aronia melanocarpa 'Iriquois Beauty'
Iriquios Beauty Dwarf
Chokeberry 5 Gal. Cont.

DA CM Daphne x burkwoodi 'Carol Mackie' Carol Mackie Daphne 5 Gal. Cont.
EU AL Euonymus alatus 'Compactus' Dwarf Burning Bush 5 Gal. Cont.
PO GD Potentilla fruticosa 'Gold Drop' Gold Drop Potentilla 5 Gal. Cont.
PR CI Prunus cistena Purple Leaf Plum 5 Gal. Cont.
SP JA Spirea japonica 'Limemound' Limemound Spirea 5 Gal. Cont.

Ornamental Grasses

BO GR Bouteloua gracilis 'Blonde Ambition' Blonde Ambition Blue Grama
Grass

1 Gal. Cont.

CA BR Calamagrostis brachytricha Korean Feather Reed Grass 1 Gal. Cont.
CA KF Calamagrostis acutiflora 'Karl Foerster' Karl Foerster Feather Reed Grass 1 Gal. Cont.
IM RB Imperata cylindrica 'Red Baron' Rad Baron Japanese Bloodgrass 1 Gal. Cont.
PE AL Pennisetum alopecuroides 'Hameln' Dwarf Fountain Grass
SC SC Schizachyrium scoparium 'Standing Ovation' Little Bluestem 1 Gal. Cont.

Perennials
AC MI Achillea millefolium 'Pomegranate' Pomegranate Yarrow 1 Gal. Cont.
CE PL Ceratostigma plumbaginoides Plumbago 1 Gal. Cont.
CE RU Centranthus ruber Jupiter's Beard 1 Gal. Cont.
CO GR Coreopsis grandiflora 'Sunray' Dwarf Double Coreopsis 1 Gal. Cont.
LE AL Leucanthemum superbum 'Alaska' Shasta Daisy 1 Gal. Cont.
NE WL Nepeta faassenii 'Walker's Low' Walker's Low Catmint 1 Gal. Cont.
RU FU Rudbeckia fulgida 'Goldsturm' Black Eyed Susan 1 Gal. Cont.
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SCALE:

PHOTOMETRIC SITE PLAN  1
15 1" = 30'-0"

Statistics

Description Symbol Avg Max Min Max/Min Avg/Min

2nd Street 0.3 fc 4.0 fc 0.0 fc N/A N/A

3rd Street 0.9 fc 4.4 fc 0.1 fc 44.0:1 9.0:1

Block 1 Property Line 0.0 fc 0.1 fc 0.0 fc N/A N/A

Block 2 Property Line 1.7 fc 24.8 fc 0.0 fc N/A N/A

Block 3 Property Line 0.1 fc 0.4 fc 0.0 fc N/A N/A

Cleveland Ave. 

Sidewalk
0.1 fc 0.7 fc 0.0 fc N/A N/A

Lincoln Ave Sidewalk 0.1 fc 2.3 fc 0.0 fc N/A N/A

Parking Deck 1.8 fc 5.0 fc 0.5 fc 10.0:1 3.6:1

Paseo 0.9 fc 3.6 fc 0.1 fc 36.0:1 9.0:1

Site 0.7 fc 30.8 fc 0.0 fc N/A N/A
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KEY PLAN

PARKING GARAGE 
ELEVATIONS

1 EAST - OVERALL ELEVATION
1/16” = 1’-0”

3 WEST - OVERALL ELEVATION
1/16” = 1’-0”

2 NORTH - OVERALL ELEVATION
1/16” = 1’-0”

4 SOUTH - OVERALL ELEVATION
1/16” = 1’-0”
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NOTES

1.  ALL ROOFTOP MECHANICAL EQUIPMENT TO BE SCREENED FROM 
STREET LEVEL AS REQUIRED.  

2.  SIGNAGE TO BE APPROVED BY SEPARATE PERMIT PROCESS.

3.  THE EXPOSED CONCRETE AT THE PARKING GARAGE IS SERVING
AS A CANVAS FOR THE POTENTIAL INSTALLATION OF ART ON THE 
FACADE.
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1 VIEW FROM SOUTHWEST

3 VIEW FROM NORTHEAST

2 VIEW FROM SOUTHEAST

4 VIEW FROM NORTHWEST
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