Planning Staff Report to
Design Review Board - Urban
October 24, 2018
for the November 1, 2018 Public Hearing

Docket Number:

CA 18-788

Applicant:

Matt Mitchell

Property Owner:

REDBIRD INVESTMENTS LLC (GIS has listed as “REBIRD”)

Property Location:

815 and 821 S MAIN ST

Tax Map Number:

008800-01-01100

Acreage:

0.588

Zoning:

C-4, Central Business District

Proposal:

Construct a hotel with parking deck and restaurant amenities

Staff Recommendation:

Approve with Conditions

Staff recommends the following conditions for approval, in addition to any conditions noted by the Design
Review Board discussion:
1. No signage approved with this request. A comprehensive sign size, type and placement plan for
the property should be submitted to staff for review and approval prior to the issuance of any
sign permits.
2. No lighting approved with this request. A comprehensive lighting plan for the property should be
submitted to staff for review and approval prior to the issuance of any building permits.
3. Retail storefronts must receive staff level Certificates of Appropriateness prior to approval of any
building permits or signs.
Staff Analysis
The applicant proposes the development of a six-story building along the south side of South Main
Street; the property includes the addresses for 815 and 821 South Main Street. The subject property is
located within the C-4 Zoning District and also lies within the West End Overlay District.
The architectural inspiration for the building is that of a mill, common in the area, with modern elements
intertwined. Uses will include a hotel, a restaurant and parking. Materials include brick, concrete, metal,
wood/fiber cement and clear vision glass.
The proposed building features a retail space at the ground level, currently envisioned for a restaurant,
which takes advantage of both indoor and covered outdoor dining spaces. The restaurant space
occupies the majority of habitable floor area of this first level.
A hotel is also proposed, with the lobby located at the ground floor level. Second and third level parking
is accessed from South Main Street, with the driveway throat underneath the eastern end of the
building. The hotel rooms are on the fourth and fifth floors, with event space, a pool and other amenity
areas located on the top (sixth) floor.

On the South Main Street façade, five stories of the building are traditional brick, with ground floor hotel
and restaurant spaces differentiated with more modern entries featuring different brick colors/textures.
The upper level will appear lighter in materials and colors, with lighter colored brick, metal and
wood/fiber cement board. Screening of cars on the second level is via metal panel; third level parking is
screened with a brick wall. Balconies are featured on the hotel levels and the top level has a terrace
with a glass guardrail for overlooking South Main Street.
The south (rear) elevation is interior to the lot and is mostly brick. The approximate lower one half is
void of apertures, mainly to hide parking. The upper levels for the hotel guests open up and also
include balconies.
The east and west elevations are the sides of the building. Constructing the building at the property
line, the design does not incorporate windows, but offers ideas for murals to accentuate these end
conditions. Any such murals will need review by the Arts in Public Places Commission.
A variety of architectural lighting is illustrated throughout the project. Lighting should be coordinated for
color selection, location and light distribution.
The building’s massing, scale, uses and design are complementary to the surrounding area. Therefore,
staff recommends approval with conditions.
Relevant Design Guidelines:
PUB 1. Block Pattern
1.7

Where a curb cut is to be installed, keep the width to a minimum. One-way entrances
should have a maximum curb cut width of 12 feet, and two-way entrances should have a
maximum curb cut width of 25 feet.

PUB 11. Signage
11.1

Synchronize signage design with its architectural surroundings. Apply the guidelines
described in PRI 6. Materiality to both buildings and their corresponding signage, and
preserve historic painted signs when feasible.

11.2

Align wayfinding and interpretive signage in the public realm with adopted city-wide
signage standards.

11.3

Scale projecting signage primarily for pedestrian legibility, rather than vehicular
wayfinding and branding. Ensure that projecting signs do not obscure major architectural
details.

11.4

Emphasize legibility and simplicity in signage design, and subordinate signage to the
overall building or streetscape composition.

11.5

Scale and position wall signage in proportion to the wall on which they are placed. Limit
wall signs to 75 percent of the linear footage of the wall area that they occupy.

11.6

Mount letters and graphics directly onto exterior wall, and conceal any electrical
raceways from view, either behind a finished exterior wall, or by integrating conduit into
the sign.

11.7

Scale the brightness and visual impact of illuminated signage to the surrounding area’s
level of activity. Subordinate signage lighting to the overall building or streetscape
composition. Ensure lighting does not have an adverse impact on adjacent properties
and pedestrian areas.

11.8

Externally illuminated signage should be illuminated from the top of the sign. Use
shielded and focused light fixtures, and apply the guidelines described in PUB 9.
Lighting.

11.9

Illuminated signage should provide illumination and definition to the sign’s individual
letters. Avoid internally illuminated cabinet signs.

11.10

With city-issued permits, locate sandwich board-style sidewalk signage in the building
transition zone so that it does not interfere with the flow of pedestrians in the sidewalk
zone.

11.11

Emphasize scale and proportionality in freestanding signage. Limit freestanding signage
to 50 percent of the height of the first story of the building. Distinguish the base, middle
and top components of the sign, and avoid monolithic structures, exposed pole supports
and pylon signs.

PUB 12. Utilities
12.1

Do not locate electrical transformers, mechanical equipment or other “back-of-house”
utilities along the ground floor street wall.

12.2

Do not locate utilities near intersections within the public realm, including sidewalk
corners. Place utilities a minimum of 100 feet from the corner on north-south streets and
a minimum of 50 feet from the corner on east-west streets.

12.3

Reduce environmental impacts from energy used to operate public utilities like traffic
lights, street lights, and water/wastewater pumps. A 15% annual reduction below
baseline energy consumption is a reasonable and effective target.

12.4

Locate all utility distribution lines, pipes and cable television utilities underground.

12.5

Mitigate the impact of surface mounted utilities in the pedestrian realm by siting them in
softscape areas, screening them with vegetation and avoiding areas where tree roots
are located.

PRI 2. Massing
2.1

A building’s mass, scale, form, floor-to -floor height and horizontal alignment should not
be in stark contrast to its surrounding context. Surrounding context should include all
buildings located within one block of the proposed development.

2.2

Use lower scale buildings or building elements to transition taller buildings towards lower
scale buildings on adjacent properties.

2.3

At the street wall, new construction and additions should maintain the historic scale of
two to five stories in height or a maximum of 50 feet.

2.4

If a building must be significantly taller than the buildings surrounding it, preserve the
continuity of the street wall by stepping back the upper floors of the taller building a
minimum of 20 feet from the front façade line.

2.5

Design street- and pedestrian-level stories to be uniquely defined from upper stories.

2.6

Design street- and pedestrian-level stories at a human scale and massing such that they
relate to the pedestrian user and adjacent properties.

2.7

Encourage a variety of building heights along the street with vertical and horizontal
proportioning similar to its immediate context and district.

PRI 3. Entry
3.1

Locate entrances at active locations that enable and promote pedestrian walkability and
connectivity.

3.2

All public entrances that face the public realm must be designed to accommodate all
levels of physical ability.

3.3

Enhance the design of entry areas with materials, architectural and landscape features
such as outdoor gathering spaces, coverings, lighting and landscape elements so that
they are clearly identified and will attract and guide pedestrians.

3.4

Entry glass must be highly transparent using non-reflective and minimally tinted glass.

3.5

Entries must be designed to pronounce their purpose as a destination while not
overwhelming the scale, massing and articulation of the rest of the building.

3.6

For retail building uses, recess or cover entrances to provide shelter and articulate the
point of entry.

3.7

(corner)

PRI 4. Activated Ground Floor
4.1

Maximize the transparency of the ground floor to the street level to allow views of the
use and activity within the building.

4.2

Use of darkly tinted and/or reflective glass is prohibited.

4.3

Locate publicly accessible commercial spaces, not private spaces, along the ground
floor to facilitate a safer and more vibrant environment for pedestrians.

4.4

Maintain the simplicity of access to commercial and retail areas to avoid unnecessary or
circuitous travel.

4.5

Provide ground floor design elements that promote pedestrian activity; for example,
windows, retail displays, art, landscaping, canopy covering, etc.

4.6

Ensure that landscaping does not create a visual barrier between the building’s interior
and pedestrians.

4.7

Use security systems that do not require the use of security bars or grilles.

4.8

Corner buildings have at least two façades visibly exposed to the street and should be
designed to respond to their more prominent locations.

PRI 5. Articulation
5.1

Articulate buildings with dimensions that promote a sense of human scale.

5.2

Use horizontal and vertical articulation to help define and differentiate the street level of
the building and to express façade widths that are compatible with adjacent context.

5.3

Enhance the design and better unify the architectural relationship within an area by
complementing the articulation of adjacent buildings.

5.4

A design must have a proper balance of articulation. Lack of variety is discouraged.
However, design elements and materials must work together to create a unified whole.

5.5

Where balconies are used, ensure that they are at a scale that they can be used as
open space. False balconies that serve no purpose beyond decoration should not be
permitted.

5.6

Avoid large, monotonous facades.

PRI 6. Materiality
6.1

Use high quality materials that are chosen to be compatible with their surrounding
context but also to elevate the existing diversity and character of the area.

6.2

Materials used within proximity to pedestrian areas must have durability to withstand
heightened activity and wear.

6.3

Reuse existing or refurbished materials.

6.4

Use materials that convey a sense of human scale; that is, meant to be experienced by
the pedestrian, not vehicular, user.

6.5

Use authentic materials. When this is not possible, ensure that synthetic materials
realistically convey the materials that they represent.

6.6

While excessive uniformity and monotony are discouraged, variations in materials and
colors must be composed and balanced to create a unified whole.

6.7

Use light colored (high albedo) materials for roofing and landscaping to reflect radiant
heat.

6.8

Brighter, bolder colors (including corporate branding colors) may be applied to areas or
elements of the building where they are secondary in application compared to the main
body or features of the building (such as signage, canopies, or accent trim), or are
otherwise applied in ways that do not dominate the overall color palette or cause the
building to look out of place relative to the area. Counteract stronger colors by
integrating natural materials and textures in the overall design.

PRI 7. Architectural Lighting
7.1

Use light fixtures to accent and complement architectural elements.

7.2

Enhance building architecture with lighting. Incorporate accent lighting into the building
design to create visual interest, depth and shadows. Ensure lighting does not have an
adverse impact on adjacent properties and pedestrian areas.

7.3

Use shielded fixture housings to direct light distribution to pedestrian areas and to
prevent trespass onto adjacent properties. For complex projects, lighting specialists
should be retained to ensure light pollution will not adversely affect adjacent properties.

7.4

Lighting of building façades is discouraged if the lighting contributes to light pollution and
off-site trespass. In-ground up lighting should not shine directly into pedestrian areas.

7.6

Light source color selection must be considered so that lighting is not harsh and
unpleasant or incompatible with other area lighting sources.
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