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URBAN DESIGN COMMITTEE  

APPLICATION NUMBER Urban Design Record #UDR26052 

APPLICATION TYPE         Advisory Review & Final Action 

ADDRESS/LOCATION         S 11th and N St.          

HEARING DATE         August 04, 2026 

ADDITIONAL MEETINGS     

APPLICANT         Josh Harm, josh@revdev.com 

STAFF CONTACT          Paul Barnes, 402-441-6372, pbarnes@lincoln.ne.gov  

 

 
Summary of Request 
Since the project is in Downtown Lincoln and is requesting Tax Increment Financing, staff 
are requesting the Urban Design Committee’s review and final action on the following 
items: 

• Façade treatment and selection of materials, including considerations of durability, 
long-term maintenance, and overall color palette; 

• The overall design approach with respect to its massing, transparency, and visual 
connection; 

• Interaction with the surroundings. 
 

The resubmittal responds directly to the comments and direction provided by the Urban 
Design Committee at the meeting on June 2nd and by the Historic Preservation 
Commission at the meeting on June 11th. 
 
The applicant is also expected to return to the UDC at a later date for review of the 
proposed streetscape design. 
 
Project Description 
The proposed 11-story, 338-unit residential development is located at the northwest corner 
of 11th Street and N Street in Downtown Lincoln. The project is designed to provide high-
density residential housing while incorporating architectural elements that relate to the 
surrounding downtown context. The building’s form and façade incorporate vertical and 
geometric design features intended to complement adjacent development patterns. Due 
to its prominent corner location, the project would contribute to the transition between 
the historic commercial downtown core and nearby residential areas. 
 
 

RECOMMENDATION: APPROVAL 
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Summary of Design Modifications  
The summary below outlines the changes incorporated since the prior submission and the 
basis for each. The applicant has stated that samples of the new materials will be provided 
at the UDC meeting. 
 
Expanded brick masonry base. The brick masonry base has been extended higher along 
the street frontage. Glen-Gery “Blue Smooth Ironspot” full-depth brick is now carried 
through the building’s lower floors, creating a more durable, pedestrian-scaled masonry 
presence. Brick has been incorporated to the greatest extent feasible within the project’s 
structural and budget parameters. 
Removal of all metal paneling. All metal paneling included in the prior design has been 
removed. In its place, the design now incorporates EQUITONE Tectiva through-color 
fiber-cement cladding (TE60 Hessian, TE20 Pebble, and TE85 Graphite), selected for its 
durability and lower maintenance requirement 
EQUITONE at the street level / parking entrance. EQUITONE Tectiva has also been added 
at the street level near the parking entrance, providing a consistent, higher-quality material 
treatment in an area previously proposed with metal paneling. 
Consolidated color palette. At the recommendation of both the Historic Preservation 
Committee and the Urban Design Committee, earlier color variations have been removed 
in favor of a more restrained and cohesive overall palette. 
Louver-free design and upgraded HVAC retained. The revised exterior design maintains 
the previously discussed louver-free approach and retains the upgraded HVAC systems. All 
exterior modifications described above were completed while preserving this aspect of the 
design direction. 
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Design comparison 

 
South Elevation: N Street side - June submission 

 
South Elevation: N Street side -  Revised design 
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11th St side entrance -  June submission 
 

 
 
11th St side entrance - Revised design 
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View from the 11th and N St intersection - June submission 
 

 
View from the 11th and N St intersection - Revised design 
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North elevation – June submission 
 
The Historic Preservation Commission previously commented that “the north façade 
should function as a neutral backdrop that allows the Gold’s Building to remain the focal 
point of the block,” and further suggested that “darker materials immediately adjacent to 
the Gold’s Building could accentuate the lighter terracotta features of the historic 
structure.”  
The revised design incorporates this direction into the north elevation by introducing 
darker tones adjacent to the Gold’s Building to strengthen the visual contrast and reinforce 
the historic building’s prominence along the block. 

 
North elevation - Revised design 
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Material Details 
1. EQUITONE Fiber Cement Panel 

 
 

 
 
2. Vesta Plank Siding 
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3. Glen-Gery Brick 

 
  

 
 
 

Staff Notes and Recommendations 
Because this project is requesting TIF, staff evaluated the proposal with consideration for 
the higher level of architectural quality, material durability, and urban design expected of 
publicly assisted developments within Downtown Lincoln. 
 
Overall, staff finds that the revised design demonstrates a thoughtful approach to building 
design, façade articulation, pedestrian engagement, and integration within the 
surrounding downtown context. The updated proposal incorporates durable exterior 
materials, active ground-floor elements, articulated facades, consolidated vehicular access, 
and design features intended to enhance the pedestrian environment along adjacent 
public streets. 
 
The building design continues to include variation in façade composition, recessed 
balconies, a high degree of transparency at the ground-floor level, and changes in 
materials that collectively reduce the perceived scale of the structure and contribute to 
visual interest along the street frontage. Building entrances remain oriented toward the 
public street and are emphasized through architectural detailing, material variation, and 
signage elements. Mechanical equipment and service elements, including parking bay 
access, appear to be integrated in a manner that minimizes visibility from primary street 
frontages. 
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Staff notes that the revised design responds to comments provided by staff, the Urban 
Design Committee, and the Historic Preservation Commission. Specifically, the updated 
building elevations reduce the number of materials used on the façade, incorporate more 
fiber-cement panels, eliminate all previously proposed metal paneling, and extend the 
brick masonry base higher along the street frontage. The project now emphasizes a more 
cohesive and durable exterior material palette.  
 
Primary Façade Materials 
The first 20 feet of the building continue to be clad in full‑depth Glen‑Gery brick, with the 
revised design expanding the brick masonry base along the street frontage. The applicant 
has incorporated as much brick as feasible within structural and budget constraints. 
 
The revised design also replaces previously proposed metal paneling with through-color 
EQUITONE Tectiva fiber-cement cladding throughout the facade.  
 
Material Palette and Building Composition 
The project incorporates fewer materials overall than the prior submission, resulting in a 
more restrained and cohesive exterior expression. Transitions between materials appear 
coordinated, with complementary colors and consistent architectural language 
maintained throughout the elevations. The façade composition provides visual articulation 
and reduces the appearance of large, uninterrupted blank walls. 
 
Building Setback Along N Street 
No changes have been made to the building setback along N Street. A portion of the 
frontage remains set back to accommodate outdoor amenity and gathering spaces, 
including a pool deck, seating areas, and landscaping. Landscaping elements continue to 
provide screening and contribute positively to the streetscape. 
 
Staff finds that the combination of active ground-floor elements, landscaping, and visible 
amenity spaces continues to support pedestrian activity and introduce variation along the 
streetscape. 
 
Staff requests the Committee’s feedback regarding the proposed primary materials, 
long-term durability, overall cohesiveness of the building composition, and the design 
approach, particularly along the N Street frontage. Staff supports the revised design and 
finds that the project demonstrates a thoughtful and responsive approach to architectural 
quality and downtown urban design. 
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Location Map 

 
 



11th & N  |  Lincoln, NE
Preliminary Design Review
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Ground Floor Plan
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Typical Floor Plan: Level 2-10
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Penthouse Floor Plan
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East Elevation
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North Elevation
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West Elevation
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South Elevation
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Materials - Equitone
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Materials - Fiberon Composite Cladding
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Materials - Vesta Plank Siding
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Materials - Glen-Gery Brick
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Rendering - Corner View
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Rendering - Residential Entrance
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Rendering - Pedestrian Pespective  (1)
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Renderings - South Elevation
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Rendering - Aerial View
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Project Data
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11th & N St. Lincoln, NE
BUILDING DATA 

Unit Mix Parking Area Totals

Use Fl to Fl
128.5

Studio 1 Studio 2 1BR 1BR / PH 1BR+D / 
PH 2BR 2BR / PH

Unit 
Average 

Size
Units / 
Floor

Gross 
Rentable 
per Floor

EFF/ Floor 
%

B.O.H./ 
Mech.   

Elev. Stair/
Circulation

Lobby Retail Amenities Parking 
Area SF

Parking 
Count

Gross SF Per 
Floor

Residential PH 11 12.00 116.5 1 12 6 4 824 23 18,955 84.9 3,376 22,331

Residential 10 11.00 105.5 5 7 18 5 621 35 21,749 86.4 3,419 25,168

Residential 9 11.00 94.5 5 7 18 5 621 35 21,749 86.4 3,419 25,168

Residential 8 11.00 83.5 5 7 18 5 621 35 21,749 86.4 3,419 25,168

Residential 7 11.00 72.5 5 7 18 5 621 35 21,749 86.4 3,419 25,168

Residential 6 11.00 61.5 5 7 18 5 621 35 21,749 86.4 3,419 25,168

Residential 5 11.00 50.5 5 7 18 5 621 35 21,749 86.4 3,419 25,168

Residential 4 11.00 39.5 5 7 18 5 621 35 21,749 86.4 3,419 25,168

Residential 3 11.00 28.5 5 7 18 5 621 35 21,749 86.4 3,419 25,168

Residential 2 11.00 17.5 5 7 18 5 621 35 21,749 86.4 3,419 25,168

Lobby Amenities 1
17.5 0.00

5,823 4,368 2,005 11,069 23,265

Parking B -11 1,270 37,675 102 38,945

Section Diagram Total 45 64 162 12 6 45 4 - 338 214,696 - 41,240 4,368 2,005 11,069 37,675 102 311,053

Unit Mix

Unit Types Target Quantity % of Total

Studio 1 51 45 13%

Studio 2 55 64 13%

1 Bedroom 158 162 48%

1 Bedroom - PH 14 12 48%

1 Bedroom + Den - PH 8 6 2%

2 Bedroom 40 45 2%

2 Bedroom - PH 4 4 1%

Total 330 338



MEETING MINUTES 
 

Advanced public notice of the Historic Preservation Commission meeting was posted on the 
County-City bulletin board and the Planning Department’s website. In addition, a public notice was 

emailed to the Lincoln Journal Star for publication on Wednesday, June 3, 2026. 
 
 
NAME OF GROUP:   HISTORIC PRESERVATION COMMISSION 
 
DATE, TIME AND   Thursday, June 11, 2026, 2:00 p.m., County-  
PLACE OF MEETING: City Building, Council Chambers, 555 S. 10th Street, Lincoln, 

NE.  
 
MEMBERS IN    Nancy Hove-Graul, Greg McCown, Jim McKee, 
ATTENDANCE: Greg Newport, and Dan Worth. Jim Johnson absent. One seat 

vacant. 
 
OTHERS IN   Paul Barnes, Jill Dolberg, and Clara McCully 
ATTENDANCE: of the Planning and Development Services Department, Dan 

Marvin of Urban Development, and other interested parties. 
   
 
Chair McCown called the meeting to order and acknowledged the posting of the Open Meetings Act 
in the room.  
 
McCown called for a motion approving the minutes of May 14, 2026.  
 
Motion for approval made by Newport, seconded by Hove-Graul, and carried 5-0: Hove-Graul, 
McCown, McKee, Newport,  and Worth voting ‘yes’. Johnson absent. One seat vacant. 
 
DISCUSS AND ADVISE 
 
UDR26056 for advisory review of design for new apartment building at 11th and N Streets. 
Members present: Hove-Graul, Johnson, McKee, McCown, Newport,  and Worth. McCown absent. 
 
Dolberg provided background on the project, noting that the Commission reviewed the first phase of 
the Gold's Building rehabilitation project in March and April 2022. That project included demolition 
of the 1947 and 1951 additions to the south of the historic building. The additions were removed in 
May 2023. Dolberg stated that during the previous review, the Commission requested an opportunity 
to review future redevelopment plans for the site. 
 
Andrew Willis, Cline Williams, 233 South 13th Street, appeared on behalf of the applicant. Willis 
stated that when the Commission previously reviewed the site, redevelopment plans remained 
uncertain due to ongoing discussions regarding a potential convention center location. He explained 
that the applicant is now proposing an 11-story mixed-use development consisting primarily of 
residential units with commercial space at street level. 
 
 



McCown asked how many parking stalls were proposed and how parking would be accommodated. 
 
Willis stated that approximately 99 parking stalls are proposed within a single basement level. He 
explained that discussions are ongoing regarding potential use of nearby City public parking facilities 
to supplement on-site parking. 
 
Willis reviewed the proposed building materials and stated that construction of an entirely brick 
building was not financially feasible. He explained that the design team has continued to evaluate 
material options following comments received from City staff and the Urban Design Committee. 
Willis stated that fiber-cement panels are proposed as the primary exterior material, with composite 
cladding and Vista Plank materials serving as accent elements. 
 
Newport asked whether the proposed balconies would be recessed into the building. 
Willis confirmed that recessed balconies are proposed on the east and west ends of the structure. 
 
Hove Graul questioned the market demand for smaller residential units and asked whether the 
proposed unit sizes were sufficient to attract long-term residents. 
Willis stated that the development team does not anticipate difficulty filling the units and believes 
the project responds to demonstrated market demand. 
 
McCown asked whether the project was intended to serve student housing needs. 
Willis stated that the project is not specifically targeted toward students. 
 
Hove Graul expressed surprise that no three-bedroom units were proposed if the development is 
intended to attract families and young professionals. 
 
Willis stated that market studies indicated demand primarily from young professionals, retirees, and 
smaller households. He stated that larger family-oriented units were not identified as a significant 
component of the target market. 
 
McCown asked about the uppermost floor and whether exterior rooftop amenities were proposed. 
Willis stated that the penthouse level is set back from the building edge and that rooftop amenities 
remain under consideration. He noted that no exterior rooftop access is currently proposed. 
 
Worth referenced material samples that had previously been presented to the Urban Design 
Committee and requested an opportunity to review them. Willis distributed the samples to 
Commission members. 
 
Barnes stated that staff's primary concern involves the proposed PAC-CLAD metal panel system 
adjacent to the Gold's Building. Barnes explained that staff has encouraged the applicant to replace 
that material with additional brick or fiber-cement materials, particularly on the portion of the 
building immediately adjacent to the historic structure. 
 
Hove-Graul asked why the project had returned to the Historic Preservation Commission for review. 
 
Barnes stated that the Gold's Building is listed on the National Register of Historic Places and that 
the Commission had previously requested an opportunity to review future redevelopment plans for 
the site. Barnes noted that the project is also receiving Tax Increment Financing assistance and is 



undergoing review through the Urban Design Committee process. He stated that staff is seeking 
Commission input regarding the relationship between the proposed building and the historic context 
of the block. 
 
Newport stated that he appreciated the scale of the proposed openings and the effort to break down 
the overall massing of the structure. He commented that the building avoids appearing as a single 
large block and instead creates the impression of multiple buildings assembled together. Newport 
expressed concern regarding the proposed metal materials, stating that they feel foreign to this 
portion of downtown Lincoln. He stated that cost alone should not be used as justification for 
inappropriate materials and that quality materials should be incorporated into a project receiving 
public assistance through Tax Increment Financing. 
 
Worth stated that the materials selected for the building should be durable and capable of lasting for 
many decades. He encouraged the design team to consider the historic fabric represented by the 
Gold's Building and questioned whether the proposal sufficiently responds to the historic structure. 
Worth referenced National Park Service guidance regarding additions to historic buildings and stated 
that he would like to see a stronger relationship between the proposed building and the Gold's 
Building through window openings, regulating lines, and material selection. He stated that he would 
prefer greater use of fiber-cement materials that recall the color and texture of the historic terracotta. 
Worth noted that the portion of the building immediately adjacent to the Gold's Building deserves 
particularly careful treatment, while greater design flexibility may be appropriate further south on the 
site. 
 
Newport commented that the former Gold's Building featured a canopy that provided weather 
protection and contributed positively to the pedestrian experience. He stated that similar features 
should be considered as part of the new development because they create a more comfortable 
walking environment and contribute to a greater sense of security for pedestrians. 
 
Willis stated that streetscape improvements are being coordinated with the City as part of the 
broader 11th Street corridor project. 
 
Hove Graul stated that streetscape design should be considered an integral part of the overall 
building design and pedestrian experience. She expressed concern regarding the number and variety 
of materials proposed on the building. While she appreciated the effort to reduce the apparent scale 
of the structure through massing, she stated that the material palette detracts from the urban 
character of downtown Lincoln. Hove Graul stated that the proposal does not evoke the sense of 
place typically associated with downtown Lincoln and expressed concern that the building could feel 
disconnected from its surroundings. 
 
Barnes stated that downtown design standards emphasize durable materials at lower building levels 
but that staff has also encouraged the applicant to extend those materials higher on the building to 
create a more cohesive appearance. Barnes reiterated concerns regarding the proposed metal panel 
system adjacent to the Gold's Building and noted that the material would extend to sidewalk level 
near a parking entrance, creating additional durability concerns. Barnes agreed that the number of 
exterior materials proposed warrants further consideration. 
 
McCown stated that the project appears to be attempting too many architectural expressions 
simultaneously. While he appreciated the effort to create visual separation within the building mass, 



he expressed concern that the amount of juxtaposition and variety of materials weakens the overall 
design. 
 
McCown asked whether the City had approved the proposed parking arrangement. 
 
Willis stated that the B-4 zoning district does not require off-street parking. He explained that 
discussions regarding additional parking opportunities remain ongoing and that the applicant hopes 
to secure parking within nearby public garages. Willis stated that although the proposal exceeds 
minimum requirements, the development team recognizes the importance of addressing parking 
demand. 
 
Newport asked whether all residential units would be rental units. 
 
Willis confirmed that all units are proposed as rental housing. 
 
Paul Barnes, Planning and Development Services, 555 S. 10th Street, stated that 11th Street is 
identified as an important downtown corridor and noted that planning and urban development staff 
are working on future streetscape improvements. Barnes explained that improvements are 
anticipated along 11th Street and within the alley between the Gold's Building and the proposed 
development site to create enhanced pedestrian connections extending south toward Lincoln Mall. 
 
Dan Marvin, Urban Development, 555 S. 10th Street, stated that Urban Development will take 
ownership of future streetscape improvements associated with the corridor. Marvin explained that 
multiple funding sources are being pursued for improvements along both 10th and 11th Streets. He 
noted that green infrastructure improvements are planned that would enhance the pedestrian 
environment while satisfying federal stormwater quality requirements. Marvin stated that 
improvements are anticipated near 10th and N Streets and that the long-term vision for 11th Street 
includes a separated bicycle facility connecting the University of Nebraska-Lincoln campus with 
neighborhoods south of downtown. Marvin stated that the corridor's generous right-of-way provides 
opportunities for pedestrian and bicycle improvements and that grant funding opportunities are 
currently being pursued. 
 
 
McKee stated that the scale of the proposed building is significant but that many of the issues being 
discussed fall within the Urban Design Committee's area of responsibility. 
 
Worth encouraged the design team to prepare renderings showing views from the south as well as 
views looking north from the Gold's Building. Worth stated that understanding how the proposed 
building frames and responds to the historic structure would be helpful. 
 
McCown asked whether the uppermost portions of the building would remain visible from street level 
on O Street despite the setbacks. 
 
Willis confirmed that portions of the upper floors would remain visible. 
 
 
Worth encouraged the design team to review National Park Service guidance regarding additions 
adjacent to historic buildings. He stated that the north façade should function as a neutral backdrop 



that allows the Gold's Building to remain the focal point of the block. Worth suggested that darker 
materials immediately adjacent to the Gold's Building could accentuate the lighter terracotta 
features of the historic structure. 

McKee stated that he continued to struggle with the overall scale of the proposal despite efforts to 
reduce its apparent mass. 

Worth stated that he would prefer more neutral materials adjacent to the Gold's Building, with 
stronger colors introduced further south on the building. 

Michael Evnen, 3140 Mayflower Avenue, appeared before the Commission and stated that the 
applicant's materials describe the project as a potential architectural landmark. Evnen stated that 
he believes the Gold's Building should remain the architectural landmark on the block and expressed 
concern that the proposed development competes with rather than complements the historic 
structure. 

Evnen stated that the building appears dark and unwelcoming and does not reflect the character of 
downtown Lincoln. He expressed concerns regarding the durability and longevity of several proposed 
materials and noted that many historic downtown buildings utilize lighter colors and traditional 
masonry materials. Evnen stated that because the project is receiving Tax Increment Financing 
assistance, the design and material selections warrant careful consideration. 
Evnen further stated that the proposed brick is not locally manufactured and encouraged the 
development team to consider Nebraska-produced materials. He expressed disappointment that a 
project architect was not present to discuss the design directly with the Commission. 

Willis stated that members of the project team had previously appeared before the Urban Design 
Committee and would also be presenting the proposal to the Planning Commission. 

Evnen questioned the extent to which the project functions as a mixed-use development, noting that 
only a single café space is proposed. He stated that numerous vacant commercial storefronts 
already exist downtown and encouraged the development team to provide greater opportunities for 
local businesses within the project. 

Newport stated that several recent downtown developments have utilized darker color palettes and 
agreed that the proposed building should present a more open and welcoming appearance to the 
public. 

Willis asked whether a slightly darker façade than the ivory terra cotta of Golds adjacent to the 
historic building could function as a neutral backdrop that would further emphasize the historic 
structure. 

Dolberg stated that such an approach could accentuate the lighter terracotta features of the Gold's 
Building and reinforce its visual prominence within the block. 
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