
Summary 

Aerial Photograph      

Project Description 
The subject site is bounded on the north by a 2-

story office building; on the east by the Trinity 

Lutheran Church campus; on the west by N. 

Magnolia Ave.; and on the south by E. Livingston 

St.  This is a request for a Major Certificate of 

Appearance Approval for a a new 240 room hotel 

with 3,290 s.f. of commercial/restaurant space. 

. 

Project Background 

 The subject property is 1..079 acres 

 The existing hotel was constructed in 1957; 

The existing on-site restaurant was 

constructed in 1958. 

 GMP2018-10011 and GMP2018-10012 

were approved by the MPB in May of 2018 

changing the land-use of the property to 

Urban Activity Center. 

 ZON2018-10005 was approved by the MPB 

in May of 2018 changing the zoning on the 

site from O-3/t to AC-3A/T. 

 ARB2018-10017, Courtesy review by the 

ARB, June 2018 

 MPL2018-10023, a master plan for the 

redevelopment of the site was approved by 

the MPB in July of 2018. 

 BLD2019-10445, Building permits 

submitted, January 2019 

 

Public Notice 
A plaque notifying the public of this ARB meeting 

was posted on the subject property. 

 

As of the published date of this report, staff has 

not received any feedback from the public about 

this project. 

 Appearance Review Board Staff Report 

March 21, 2019 

ARB2019-10007 

 

Applicant 

Ray Stangle, P.E. 

Jordon Companies 

Owner 

Magnolia Lane Lodging  

Requested Action 

Request for a Major Certifi-

cate of Appearance Ap-

proval for a new 224 room 

hotel with 3,191 s.f. of 

commercial/ restaurant 

space. 

Recommendation 

Approval subject to the 

conditions in the staff re-

port. 

Project Planner 

Jacques Coulon, Planner II 

Updated: March 14, 2019 

Subject Site  

E. Livingston St. 

E. Robinson St. 
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Regular Agenda Item 2  — 409 N. Magnolia Ave. 

H ILTON  GARDEN  INN  & HOME  2 
SUITES  DOWNTOWN  ORLANDO   

Ridgewood St. 

E. Livingston St. 
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Project Overview 

ARB2019-10007 — Hilton Garden Inn & Home 2 Suites Downtown Orlando  

From the Applicant Team: 

 

The Master Plan application along with the concurrent ARB review is for a proposed 240 room hotel with 3,290 s.f. commer-

cial/restaurant space to be located on the subject property. The applicant is requesting a Downtown Activity Center Future 

Land Use, a subarea Policy restricting building height, and a zoning of AC-3A/T. 

 

On May 15,2018, the MPB recommended approval ofGMP2018-10011, GMP2018-10012 and ZON2018-10005.  These ap-

plications will continue through the permitting process until ultimately acted upon by the City Council.  Concurrent with those 

applications, we are requesting approval of a Master Plan and Appearance Review Board approval of the proposed hotel. 

 

As the proposed hotel is located within the City's Downtown Parking Area (See Figure 29, Sec. 61.345 of the City's LDC), we 

are proposing to provide off-site parking in accordance with the City's Land Development Code, along with 20 on-site parking 

spaces and valet parking for the hotel's guests and employees. In addition, valet parking will be mandatory for all guests stay-

ing at the hotel. Fifteen foot wide Treatment 2 Streetscape Treatments are proposed for both N. Magnolia Avenue and 

Livingston Street with an additional plaza area proposed in front of the hotel and restaurant along N. Magnolia Avenue. Side-

walks located internal to the hotel will be connected the hotels pedestrian access and the vehicular parking areas to both 

streetscape treatments as shown on the Master Plan. In order to buffer the Lake Bola Heights Historic Neighborhood District 

(LBHHND), a six foot tall masonry wall will be provided along the east property boundary. The Lake Bola Heights Historic 

Neighborhood Association (LEHHNA) requested the developer place Sabal Palm trees adjacent to the wall to further buffer 

their neighborhood. The developer and their representatives has met with the LEHHNA executive committee on multiple occa-

sions and with the LEHHNA membership to incorporate their suggestions for the appearance of the building and address their 

concerns with the proposed operation of the hotel. The building elevations provided herein incorporate the majority of those 

suggestions, but prior to finalizing the architectural appears of the proposed hotel and presenting to the LBHHNA executive 

committee, we felt it is important to also review and incorporate the City ARB suggestions and comments. 

 

Vehicular access to the hotel will primarily be provided by a right-in only driveway to the porte-cochere off of N. Magnolia Ave-

nue. While the right-in driveway is restricted to 16 feet in width, the main entry is widened to 20' to allow for both parking and 

a by-pass lane into the main parking area. A full access driveway is also proposed off of Livingston Street to provide for remote 

valet parking, service deliveries and emergency service. The proposed vehicular access has been developed to minimize any 

errant vehicular trips into the LEHHND. 

 

The existing hotel is primarily impervious and discharges storm water runoff to both N. Magnolia Avenue and Livingston Street 

via sheet flow over the sidewalk and under sidewalk flumes to the existing curb and gutters. As there are no curb inlets or 

drainage systems located adjacent to the property, storm water runoff drains down each roadway to curb inlets located ap-

proximately 300 feet north and 600 feet east of the property. The proposed development will both decrease the impervious 

area and will incorporate underground exfiltration systems to percolate the required water quality volume and runoff from mi-

nor storm events. The site will discharge to the existing curb and gutter drainage system in the adjacent roadways for the 10 

year design storm. 

 

Sanitary sewer service will be provided by the City's existing gravity sewer systems located in both N. Magnolia Avenue and 

Livingston Street. As required by the City, the developer will provide calculations acceptable to the City showing the existing 

gravity sewer systems have sufficient capacity to accept the wastewater flow generated by the proposed hotel. An existing 

grease trap is located adjacent toN. Magnolia Avenue and that location will remain for the proposed hotel commercial/

restaurant space. The grease trap for the hotel will be located in the internal parking area. Potable water service is provided by 

the Orlando Utilities Commission with an existing 16" water main located in the Livingston Street right-of-way. The developer 

proposes to directional bore under Livingston Street and extend a potable water line capable of providing both domestic and 

fire demand to the hotel. Backflow preventer/meter assemblies will be located on the east end of the hotel and will be 

screened from public view by landscaping. As the existing electrical transformer serving the property is located on Livingston 

Street, near the east property line, the developer proposes to generally maintain this location. As maintenance access to this 

transformer is mandated for safety, the transformer will be located near the south-east corner of the hotel and screening is not 

proposed. 



ARB staff has been waiting for a proposal for the redevelopment of the Travelodge site at the corner of Livingston and Magno-

lia.  While the 2-story Travelodge has been a Downtown icon since it was built in 1957. However, the redevelopment of the 

other three corners of the intersection by the Orange County Courthouse complex, Skyhouse mixed-use tower, and the recently 

approved Radius mixed-use project signaled that the under developed Travelodge site would be next. 

 

Generally, ARB staff is pleased with the site plan and massing of the proposed 2-flag hotel on the site, and has continued to 

work with the applicant since the courtesy review. The consistent use of a durable brick on the facades, instead of stucco, is 

appreciated by staff.  Not only does it show that the intent of the developer’s commitment to deliver a high quality project, it is 

also a nod to the historic downtown hotels like the San Juan and Angebilt.  A detail that is valued by staff given the project 

site’s location adjacent to the historic Trinity Lutheran Church and the Lake Eola Heights Local Historic District [LEHHD].  

 

Below are a few items of note from staff’s review of this project. Those items are: 

 

1. The eastern façade of the hotel, facing the Historic District currently only contains a single set of windows, set at the end 

of the hallway. The remainder of the façade consists of a regular brick pattern across floors 2 through 7 with minimal de-

tail.  While staff understands the difficulties in placing fully transparent windows across portions of the façade due to the 

stairwell on the south side of the façade, staff feels that the eastern façade would benefit from additional architectural 

detailing in the form of more detailed brick work or the inclusion of an additional set of windows along the northern 1/3 of 

the eastern façade. 

2. Staff recommends the proposed, fixed seating, outside the ROW along N magnolia Ave. be reconsidered to utilize more 

standard moveable tables/chairs rather than the proposed fixed/integrated table/chair furniture as proposed. This will 

allow greater flexibility to shift the pattern and location of the seating and to upgrade furniture more easily as time pro-

gresses.  

3. Prior to the issuance of a Certificate of Occupancy for the hotel a Master Sign Plan [MSP] will need to be approved by 

through the ARB staff.  As a precursor to that plan it should be noted that, while the building is allowed to have two differ-

ent high-rise signs because the project is inside the Downtown Special Sign District, those signs, if different can not be 

visible from the same vantage point.  The high-rise signs as proposed are treated as a single sign, should they be redes-

igned to be further apart then they may be treated as two separate signs which are not permitted. 

 

In closing, ARB staff feel that the applicant has addressed the majority of staff and board concerns and is excited about the 

potential redevelopment plan for the property at 409 N. Magnolia and and is therefore recommending approval so the project 

can move forward. 

ARB Staff has reviewed the proposed redevelopment plans for the property at 409 N. Magnolia Avenue and is proposing the 

following conditions of approval. 

 

1.  Streetscape 

A. Streetscape Design Guidelines: 

i. All streetscape design and construction is required to comply with the design and construction requirements of 

the Downtown Orlando Streetscape Design Guidelines and the comments in this staff report. 

ii. Maintenance Agreement—The applicant must enter into a maintenance agreement with the City to define mainte-

nance responsibilities for the streetscape zone and any proposed outdoor dining areas inside of the right-of-way. 

iii. City Services Easement—A city services easement must be provided by the applicant for any portion of the 15-foot 

streetscape zone outside of the right-of-way. 

B. General Streetscape Requirements:  

i. Structural Soil – To minimize root damage to adjacent pavement areas structural soil, or a Planning Official ap-

proved equivalent, must be installed around all canopy street trees in the streetscape zone consistent with Detail 

3.4-O and 3.4-P of the Downtown Orlando Streetscape Guidelines. 

ii. Street Lights – Double acorn LED streetlights consistent with the Downtown Streetscape Design Guidelines must 

be used on N. Magnolia Ave. and E Livingston St.  They must be spaced based on OUC lighting requirements.   

iii. Corner Treatments—Intersection corner treatments at N. Rosalind Ave and E. Livingston St. must be Lawrenceville 

brick and installed with a 6-inch thick concrete sub-base for the first 6-feet from back of curb transitioning to 4-

inches to the outward edge of the 15-foot streetscape zone. Corner treatments at N. Magnolia Avenue and E 
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ARB Staff Comments 

ARB Staff Final Review Conditions 



Livingston Street) must be modified so that there are two distinct pedestrian ramps, one for southern movement 

and one for western movement; the use of a single ramp in this location to cover both directions cannot occur.  

Coordination with City staff must occur prior to any restriping of the crosswalk as the property to the south (Radius 

Development) is also undergoing redevelopment, including new ramp construction, which may affect the final 

placement of the crosswalk markings. The ramp design must match the details as shown in the Downtown Street-

scape Design Guidelines. 

iv. Corner Clip—A 10-foot corner clip may need to be provided at the intersection of N. Magolia Ave. and E. Livingston 

St. in order to move the existing traffic signal pole outside of the pedestrian clear zone. 

v. Materials—Materials in the streetscape must be those approved in the Downtown Streetscape Design Guidelines.  

Specialty pavers and furniture other than those in the streetscape design guidelines are not permitted in the re-

quired streetscape zone. 

vi. Valve and Junction Boxes—All at grade hand hold and valve boxes in the required streetscape zone must be traffic 

bearing grade boxes and lids. 

vii. Building Entries—Doorways must not swing open into the required streetscape zone.  Building entries should be 

recessed into the façade so that ingress, egress and entry doors do not conflict or open directly into the pedes-

trian clear zone. 

viii. Pedestrian Crossings— The pedestrian crossing at the Magnolia and Livingston entries must be raised to be at the 

same grade as the sidewalk adjacent to the driveway and must be constructed of a poured concrete. The design 

of the crosswalk must consist of an 8 inch wide solid concrete band with a pored, integrated color, concrete sur-

face stamped with a 12 inch by 12 inch pattern must be with a continuous Lawrenceville brick crosswalk.  The 

grade transition from street grade to sidewalk grade must occur in the furniture zone.  The driveway ramp may be 

concrete. 

ix. Curbing and Curb Cuts—All existing curb cuts must be removed and the streetscape and the curbing along the 

entire project frontage restored during construction.  All curbing in the ROW must be Type A curb and gutter per 

the Land Development Code [LDC] and Engineering Standards Manual [ESM]. 

C. E. Livingston Street: 

i. Width—The minimum streetscape width on E. Livingston St. must be a minimum of 13-feet from back-of-curb.  The 

furniture zone must be a minimum of 5-feet along the entire project frontage.  The concrete sub-base in the furni-

ture zone must be 6-inches thick.  The pedestrian clear zone [sidewalk] must be a minimum of 8-feet in width. 

ii. Treatment 2 —The streetscape treatment on E. Livingston St. must match Treatment 2 of the Streetscape Design 

Guidelines.  The furniture zone must be hex pavers.  The pedestrian clear zone must be a minimum of 8-feet wide 

and must have a Lawrenceville brick window pane with infill concrete sidewalk cells.  The sidewalk cells must 

have a 2-inch troweled edge with a medium broom finish,  The broom finish must be perpendicular to the center-

line of the street. 

iii. Street Trees—Street tree wells must be 6-feet by 9-feet, the use of tree grates is optional. The street trees on E. 

Livingston St. must be high rise live oak trees. 

D. N. Rosalind Avenue: 

i. Width—The minimum streetscape width on N. Rosalind Ave. must be a minimum of 15-feet from the back-of-curb.  

The furniture zone must be a minimum of 5-feet along the entire project frontage.  The pedestrian clear zone 

must be a minimum of 10-feet in width.  The sub-base in the furniture zone must be a minimum of 6-inch thick 

concrete transitioning to a 4-inch thick concrete sidewalk in the pedestrian clear zone. 

ii. Treatment 2 —The streetscape treatment on N. Rosalind Ave. must match Treatment 2 of the Streetscape Design 

Guidelines.  The furniture zone must be hex pavers.  The pedestrian clear zone must have a Lawrenceville brick 

window pane with concrete infill sidewalk cells.  The sidewalk cells must have a 2-inch troweled edge with a me-

dium broom finish,  The broom finish must be perpendicular to the centerline of the street.  

iii. Street Tree Wells—Street tree wells must be 5-feet by 9-feet, the use of tree grates is optional. The street trees on 

N. Rosalind Ave. must be high rise live oak trees. 

iv. Sidewalk Café—A Sidewalk cafe may be be permitted to extend into the 15-foot streetscape zone in front of the N. 

Magnolia retail/restaurant space.  The sidewalk café must meet the requirements in the Land Development Code 

[LDC] including the preservation of a 5-foot pedestrian clear zone adjacent to the furniture zone. 

E. Outdoor Seating — Staff recommends the proposed, fixed seating, outside the ROW along N magnolia Ave. be recon-

sidered to utilize more standard moveable tables/chairs rather than the proposed fixed/integrated table/chair furni-

ture as proposed. This will allow greater flexibility to shift the pattern and location of the seating and to upgrade furni-

ture more easily as time progresses.  
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ARB Courtesy Review Comments [cont.] 



 

3.  Architecture 

A. The eastern façade of the hotel, facing the Historic District currently only contains a single set of windows, set at the end 

of the hallway. The remainder of the façade consists of a regular brick pattern across floors 2 through 7 with minimal 

detail.  Staff recommends that a more detailed brick work or the inclusion of an additional set of windows along the 

northern 1/3 of the eastern façade be incorporated into the 2nd through 7th floors of the eastern façade to provide 

additional visual interest along this prominent side of the building. 

B. Transparency 

i. The ground floor building walls facing all streets must contain a minimum of 30% transparent materials. A minimum 

of 15% transparency must be provided on all floors facing the street above the ground level.   

ii. All glass at the ground level must be clear, except as noted in Condition E. above, with a minimum light transmit-

tance of 80%. High performance or low-e glass may be considered as an alternative with a minimum transmittance 

of 60%.  

iii. No windows may be dry-walled, or have permanent partitions installed on the interior to block natural surveillance.  

iv. Tinted, reflective, or spandrel glass does not count towards meeting the transparency requirements.  

 

4.  Lighting 

A. A lighting plan compliant with the City’s lighting regulations [Chapter 63 2M.] including photometrics and all proposed 

exterior lighting fixtures must be submitted for ARB staff approval (minor) prior to approval of vertical building permits.   

B. It is encouraged that the top of the building be appropriately lit in order to make the building distinct in the night time 

skyline. 

 

5.  Mechanical Equipment 

A. Rooftop Mechanical Equipment — Unless it can be shown that the current location and screening of the rooftop me-

chanical equipment cannot be seen from the ROW or adjacent properties; rooftop mechanical equipment must be 

screened to the height of the mechanical equipment with parapets. louvered panels or perforated metal screen walls. 

B. Venting & Exhaust—All potential restaurant venting and exhaust must be directed to the roof of the building or the east 

façade and may not be visible from the public right-of-way.  Restaurant venting is not permitted to vent over or towards 

pedestrian areas. All other venting and exhaust for mechanical and other utilities must be integrated with the building 

design so as to be seamless with the overall architecture of the building. Vents and louvered panels must be painted to 

match the surrounding façade area. 

C. Transformer—Transformers must be screened with decorative, opaque walls and gates up to 6-feet in height or they 

must be located inside of the parking area. 

D. Backflow Preventer—The proposed backflow preventer [BFP] location is acceptable to staff. As a reminder the BFP must 

be clearly identified on the final utilities plan at time of permitting.  

E. Fencing—Any fencing on the site must be an open, CPTED-approved fence, such as aluminum picket or welded wire.   

Chain link fencing is prohibited.  

 

6.  Signage 

A. Master Sign Plan—A Master Sign Plan [MSP] for the building, including both low-rise and high-rise signage must be sub-

mitted for a separate ARB Major approval prior to the issuance of a Certificate of Occupancy. The MSP shall clearly show 

how signage will be allocated throughout the project including the type, style, location, and sign area. 

B. High-Rise signs—The building is allowed to have two different high-rise signs because the project is inside the Downtown 

Special Sign District, those signs, if different can not be visible from the same vantage point. As shown the one high-rise 

sign is acceptable, should the sign be altered in such a way that the two brands become two distinct high-rise signs then 

then they both may not be visible from a single  This will need to be adjusted from what is shown on the submittal docu-

ments. 

 

7.  Telecommunications Equipment Screening 

Buildings should be designed to accommodate future placement of telecommunications equipment. Screening areas 

should be built into rooftop areas so that the placement and screening of the equipment does not become an after-

thought.  

 

8.  ARB Construction Observation 

A. Prior to the commencement of vertical construction the general contractor, developer and architect must schedule a 

coordination meeting with ARB Staff to review the ARB conditions of approval and the ARB review process for any pro-
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ARB Conditions of Approval [cont.] 



posed changes that may occur during construction. 

B. The general contractor must schedule periodic meetings with the ARB staff as needed to update staff on the project 

progress and potential issues complying with the ARB conditions of approval. 
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ARB Conditions of Approval [cont.] 



Existing Site Photos 
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Survey 
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Site Plan 

Page 9 ARB2019-10007 — Hilton Garden Inn & Home 2 Suites Downtown Orlando  



Page 10 ARB2019-10007 — Hilton Garden Inn & Home 2 Suites Downtown Orlando  

Proposed Paving, Grading and Drainage Plan 
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Proposed Hardscape Plan 
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Proposed Hardscape Plan Details 
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Proposed Utility Plan 



Proposed Landscape Plan 
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Proposed Streetscape Plans 
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Site Access and Circulation 
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Ground Floor Plan 
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2nd Floor Plan 
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3rd through 5th Floor Plan 
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6th Floor Plan 
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7th Floor Plan 

Page 21 ARB2019-10007 — Hilton Garden Inn & Home 2 Suites Downtown Orlando  



8th Floor Plan 
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Roof Plan 
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Wire Frame Massing Models 
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Wire Frame Massing Models 
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Proposed Material Samples 
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Courtesy Review Elevations 
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North 

South 

West 

East 



North Elevation 
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South Elevation 
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West Elevation 

Page 30 ARB2019-10007 — Hilton Garden Inn & Home 2 Suites Downtown Orlando  



ARB2019 -10007  —  Hil ton  Garden Inn & Home 2  Suites  Downtown Orlando  

East Elevation 
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Previous Design Perspective— Magnolia and Livingston 
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Previous Design Perspective Looking West From Livingston 


