Zoning Board of Adjustment
Development Services Department
City of Galveston

June 6, 2018

182-011

STAFF REPORT

ADDRESS:
7627 Stewart Road

LEGAL DESCRIPTION:

Property is legally described as, lot 1, Neel’s

Place (2016), in the City and County of
Galveston, Texas.

APPLICANT/REPRESENTATIVE:
Tipps Architecture, Jerry Tipps

PROPERTY OWNER:
SPN Enterprises LLC.

ZONING:

Commercial- Height and Density Development

Zone -5 (C-HDDZ-5)

VARIANCE REQUEST:
1) Wall Plane Articulation.
2) Height.
3) Lot Coverage

APPLICABLE ZONING LAND
USE REGULATIONS:

Article 10, 10.307 (C), Wall Plane Articulation.

Article 10, 10.305 (A) (1) Base Tier Height.

Article 10, 10.311, Table 10.311 Lot Coverage.

EXHIBITS:

A —Survey

B — Hotel Drawings

C- Applicants Narrative

STAFF:
Janice Norman, Planning Manager, CFM

409-797-3670
jnorman@galvestontx.gov

Public Notice and Comment:

No

In Favor
Comment

Sent Returned Opposed

11

City Department Notification: No Object:ons

Executive Summary:

The applicant is proposing to build a new Hilton Garden Inn Hotel.
The proposed new construction is located in a Commercial, Height
and Density Development Zone, Zone -5 (C-HDDZ-5) zoning district.
The applicant is requesting variances from the following standards of
the Height and Density Development Zone, Zone- 5 (Seawall West)
overlay zone Wall Plane Articulation, Height and Lot Coverage.

Applicable Standards: Wall Plane Articulation

Article 10, Table 10.307

Applicable Standards

C. Wall Plane Articulation. A building shall be articulated with wall
place offsets to encourage a varied and interesting street front and
break down the visual mass of taller building elements. Wall Plane
Articulation establishes the required articulation for different
vertical sections of a building:



Summary:

Applicable Standards:

Requested Variance:

Requested Variance:

Applicable Standards:

Summary:

Requested Variance:

Applicable Standards:

The applicant is reguesting a variance from Wall Plane Articulation
in two places on the west side of the proposed hotel. The two places
that will not meet the Building wall Length maximum of 30-feet are
side by side with a maximum wall space of 37-feet, 8-inches.
Reference Exhibit B page AG.01.

Article 10, Section 10.307, Wall Plane Articulation

From To Building Offset Offset
Wall Depth Length
Length {Min.) {Min.)
{Max)
Grade 3 stories or | 30-feet 5-foot 10-feet
35 feet
From To Building Offset Offset
Wall Depth Length
Length {Min) (Min.)
{Max})
Grade 3 stories or | 37-feet 5-foot 10-feet
35-feet 8-inches (Not (Not
Requested) | Requested)

Wail Plane Articulation (Building Wall Length) — From 30-feet to 37-
feet, 8- inches.

SEC. 210.305 HEIGHT AND DENSITY TIERS
Article 10, Section 10.305 {A) (1), Base Tier Height

The HDDZ allows for two separate tiers of development activity. Each
tier has increasingly restrictive development standards and requires
additional development review. Base Tier defined below:

A. Base Tier (very low-rise and low-rise).
1. Development with a maximum height of five stories or 70 feet
above grade and a floor area ratio not to exceed that defined for
the character area.

The applicant is requesting a variance from height along the north and
west sides of the proposed Hotel shown in Exhibit B pages A5.02 and
A5.03. The red arrows indicate the height in specific areas along those
sides of the hotel due to the grade change. The highest point of the
building is proposed to be 74-feet, 8-inches from grade.

Height - From 70-feet {c 74-feet 8-inches

Article 10, SEC, 10,311 BASE TIER DEVELOPMENT STANDARDS

Site Development Standards:

B. Table 10.311 shows the low-rise site development standards that
shall apply in the HDDZ:

Lot Coverage {Maximum) 75% for Low-rise Site Development
Standards



Summary: The applicant has exceeded the 75% maximum total for impervious
cover allowed in Seawall West character area. The appiicant is
requesting to increase the maximum by 14%.

Requested Variance: Lot Coverage Maximum— From 75% to 89%

Applicant’s Justification:
Please reference Exhibit C for applicant’s justification

Please see Agenda for Appeal from Decision of Board Process and
Variances from Development Standards.

Respectfully Submitted,

E A ﬂ 5/21/18

Janice Norman, Planning Manager Date

/N S-29-15
Cathe:ﬁﬁe/Gorman, Ad[_P) Date

Assistant Director/HPO
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FIVE STORY TYPE III-B HOTEL OVER TYPE II-B
PARKING

SITE AREA: 51,227 SQ. FEET (1.176 ACRES)
TOTAL BUILDING AREA: 95,217 SQ. FEET
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Exhibit C

May 8, 2018

Ms. Catherine Gorman

Assistant Director

Planning and Development Division
City of Galveston

Fourth Floor

823 25t St.

Galveston, Texas 77550

Re: ZBA Variance Application
Hilton Garden Inn — Seawall Blvd and 77t St.
7627 Stewart Rd.

Dear Ms. Gorman,

Thank you for meeting with me twice earlier to preview this project. First,
we would like to change the address for this site from its current one on
Stewart Rd. to 7690 Seawall Blvd. Any direction you can provide for that
would be appreciated.

The purpose of this letter is to explain our Request for Variance from the
LDR per the application you will find herewith.

We are seeking three Variances for this project and have proposed
mitigating elements in our design to comply with the LDR’s intent where
we have struggled to meet its prescriptive standards. The site is zoned “C”
and is in the Seawall West Character Area, Overlay Zone HDDZ-5. We
are proposing a five-story building over parking, and are complying with
the 70" height restriction, measured from the existing grade to the top of
the parapet. We have aligned 42% of the building face at Seawall along
the 20’ water easement that parallels the front property line, and 100% of
the building face along the 77t Street property line.

1. Variance Request One. Continuous Measurement Standard,
Section 10.303-l. This standard states that the maximum height for
the building shall be measured continuously from existing or
finished grade. We are requesting a variance from this standard
along parts of the West (771" St.) elevation and parts of the North
(Stewart) elevation. Specifically, referring to drawing sheet A5.03,
we propose that 246 square feet of the total 16,249 square feet--
1.5% of the West elevation--be allowed to exceed the continuous
measurement standard by less than four feet at its worst condition.
Additionally, referring to drawing sheet A5.02, we have 226 square
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feet of the total 7,020 square foot far North elevation that exceeds
this standard (3.2%). We believe that the other elevations comply
with the standards as designed.

We have worked extensively with Hilton Hotels on the design for
this Site and made modifications to their prototype design to comply
with various sections of the LDR and maximize the beauty of the
site. We believe that the result is an outstanding hotel property
worthy of this premier beachfront location. Allowing for robust
construction that will perform well in storms over its life time, we
use larger floor framing members than most hotels of this type. Our
proven design method helps ensure that the hotel will withstand
weather events and remain open and operational through and after
them. A consequence of this is that, for this building, about four feet
has been added to the overall building height relative to normal
framing methods (one foot per floor above the first floor).
Additionally, we utilized parapets to provide appropriate screening
for all roof top equipment. Finally, we sought to find a balance in the
finish floor elevation height that limits the excavation required on
the site, while insuring that the parking areas are fully handicap
accessible by van with a minimum 9’-8” clear height throughout the
parking facility. The combination of these factors have made it
difficult to comply with the continuous measurement standard along
all parts of the building’s elevations.

We request that the building height be allowed as presented, with
the areas of exceedance limited as illustrated in the drawings
submitted herewith.

2. Variance Request Two. Wall Plane Articulation. Table 10.307 of
the LDR states that for each maximum wall length of 30’ there must
be an offset of not less than 5’ deep, that continues for not less
than 10’ ("minimum offset length”) around the building’s elevations.
Most hotels are designed around a three-room module of about 39’
We have re-designed the hotel compared to the prototype to utilize
two room modules. Additionally, we have made the typical Hilton
Garden Inn double rooms longer, and the king rooms shorter to
create the five-foot offset required by the LDR. We have been
successful in complying with the standard except in one area on the
west side of the building. Referring to drawing sheet A0.01 we have
one section of wall plane that is 37-8" long as opposed to 30'. This
area is at the part of the hotel where electrical, mechanical,
plumbing, laundry and vertical transportation infrastructure all come
together around the elevator lobby and rear lobby egress to 77th
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Street. This, combined with the stacking geometry of mechanical
chases and guest rooms above, make it very difficult to comply with
the 30" articulation standard.

As this distance is in the “offset length” as opposed to the outer
most wall plane, we believe that a technical reading of the standard
actually allows this condition. The standard states that the offset
length shall be a minimum of 10°, but no maximum is given. One
can assume that the intent of the standard is that it should be
greater than 10’ and less than 30, but | can not find a maximum
length in the Standard for the offset.

The intent of this standard is to create varied building elevations
and a more pleasant overall streetscape than mono-planer
buildings provide. To mitigate the offset length in this condition, we
designed a vertical one foot wide “fin” element that goes from grade
to parapet and creates sharp shadowing to break that wall section.
Additionally, we have introduced a horizontal canopy over the
doors, and wrapped some of the windows with a fin element that is
repeated across all the elevations. We believe that the design intent
is met, and that an interesting, visually appealing design has been
achieved along the street frontages.

We are requesting that this condition be allowed as designed to
avoid complications later in the permitting process. We believe that
all other wall plane articulations comply with Table 10.307 and
related sections of the Regulations.

3. Variance Request Three. Lot Coverage, by definition (Section
10.303-K), is the total area of all impervious structures or
pavements on the site. Per Table 10.311 this is limited to 75% of
the total site area. To get the maximum possible guest room count
while complying with the Off-Street Parking requirements of this
Use, vehicle ingress, egress and circulation, and while providing
richly landscaped interior courts and amenities, we have ended up
with 89% impervious area. We are proposing to mitigate this
overage by providing 9,250 square feet of planted roof area, which
will count for 6,938 square feet of additional impervious area (75%
of 9,250) which brings the site into compliance at 75%. Please
review the calculation in the Tabile, Drawing A7 on Sheet A0.01 for
our design basis.

We interpret the intent of this regulation to help insure that, when
coupled with the rest of the regulations impacting this site, an open,
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pleasing design is created, while minimizing the development’s
impact on the storm drainage infrastructure through the delayed
release or retained management of storm water across the site.

In addition to the roof top planted areas, a proven “green building”
strategy as an aid in storm water quality and management, we are
proposing that all of the planted areas on the roof and top of the
parking structure are conveyed by drains to retention tanks with a
portion of that water capacity being utilized for landscape irrigation.
This will comply with the impervious area requirement of the LDR
and mitigate the Storm and Domestic Water management and use
impact of the development.

We are requesting that you allow us to achieve compliance with the
Lot Coverage Standard, Table 10.311, by augmenting impervious
area through a planted roof system with water capture and storage
for use in landscape irrigation.

-—-end--

Respectfully Submitted:
Tipps Architecture, Inc.

Jerry Tipps, AlA, LEED-AP
President



