Hotel Indigo / 399 Grove Street

Application for Special Permit and Site Plan Approval to City of
Newton Board of Aldermen

Schlesinger and Buchbinder, LLP
Attorneys at Law




Outline of Presentation

e Introduction and Overview

e Operational Issues (Phase I)
e Wireless Telecommunications
e Sighage
e Pool Deck Awning (Ms. Gillies-Smith)
e Landscaped Area (Ms. Gillies-Smith)
e Loading (Mr. Hollworth)
e Parking (Mr. Hart)

e Proposed Riverside Impact (Phase Il) (Mr. Hart)
e Relief Requested/Conclusion
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Existing Conditions
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osed Interim Site Plan (Phase I)
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Wireless Telecommunications
Equipment
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Wireless Telecommunications
Equipment

e wireless telecommunications equipment was
Installed at the hotel pursuant to building
permits in 2003 and 2009

e approved under the City’s administrative review
procedure

e site plan approval is required because the site Is
subject to oversight by Board of Aldermen
through the special permit process

Schlesinger and Buchbinder, LLP
A

tttttttttttt W




Existing Conditions

T-mobile Antennas (2003) Metro PCS Antennas (2009)
Schlesinger and Buchbinder, LLP Vanasse Hangen Brustlin, Inc.
Attorneys at Law )




Signage
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Overview

e BO #392-63 requires that any signage at
the Hotel be approved by the Board of
Aldermen

e |ast time signhage was approved for the
property was in 1986 in BO #747-86

e since that time signage at the property
has changed




Existing Conditions
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PROPOSED ILLUMINATED

WALL MOUNTED CHANNEL

LETTERS AND ICON SIGN
"hotel INDIGO" (SEE
DETAILED SIGN PLANS B
OTHERS, TYP)

Y\\
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EXISTING SIGN ON
MECHANICAL PENTHOUSE
"hotel INDIGO"

PROPOSED "BOKX
109" MOUNTED ON
FACE OF CANOPY

PROPOSED "hotel
INDIGO™ MOUNTED ON
FACE OF CANOPY

/

EXISTING GROUND
MOUNTED SIGN. "hotel
INDIGO BOKX 109"

GROVE

STREE(
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Existing Freestanding Sign
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Existing Rear Elevation Sign
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Proposed South Elevation Sign

2" Rails
[n}

a1

1* Tiim (op

14'-4 314" (172 3/4")

l I 10-3" (123") Mounting Bolts secure

“Shell” to Building LED llumination
/ l— 5-81/8" (68 1/8") 4]

Aluminum Roils 17 Trim Cop
pointed to match
3/16" Koy Foce: Buiding

LED lumination

1* Tim (op 3/18" Aaylic Face

Mounting Bols seae 1 i Cop
Mumioom ehs " g o Bing

Aluminum refurms

1) Chomel Letes ong lcon “Shell” “Hotel” & “Indigo”

403/4"x 172 3/4"=13sqt. (Pre Exiting Sign wus 6-3" x 12 = 75 sq..) @ Side View D
Mot To Scale

Desuiption: Colors:
(Cty 1) Foce-it Chonnel Letters & lcon llumingtion - White LED
- LED iluminotion Retums pointed to mofch Blue PIS 2758¢
= 5" deep oluminum returms. Trim{op- GeamTim 2050 Dork Blug (stodk)
- 3/16" uarylc foces with frim-cap Letter Foces - White Aaylic face
- Letters mounted to roils, lcon Foces White Acrylic foce ond
« Rails ore mounted to exterior brick wall, 30 220-37 Sopphire Blue opaque viny|
- Etorior 1" conduit and remate power supply on rool
Roils & Condhit - painted stondord brick color PMS 174 (TBD
Logo:
Supplied by Customer Installction:
(Edited by ViewPoint to meat production limirotions.) By Viewpoint.
Mounted to exterior biick wall,
Note: “HOTEL" has been chonged ta meet praduction limitations.
(Siwiss Bold Extended (modified))

tel
@NNOSIGO

Propased (imuloted Night V]
Hot o Sl

Proposed:
Not To Scale

Job: Account Manoge: Date: . Revisions: Revisions: THIS PROPOSAL ORAMING CONTAINS ORIGNAL ELEWENTS - - Customer Appravol Acdt. Monoger Approvel Producfion Approval
Indio Hotel S ok 012411 R5H :‘ﬁgm R CREATED 3 VIEWPOINT 68 AND AN ALLRIGHTS RESERVED ' Vlewp Olnt 1.508.393.8200 TBD/VIF
i:m'm s “M::mﬁm i UNAUTHORIZED DUPLICATION OR REFRODUCTION I PROHIBITED. SIGN anp AWNING FAX 1.508.393.4244

THIS PROPOSAL DRAWING CONTAINS ORIGINAL ELEMENTS CREATED BY VIEWPOINT SIGN AND AWNING. ALL RIGHTS RESERVED. UNAUTHORIZED DUPLICATION OR REPRODUCTION IS PROHIBITED.

Schlesinger and Buchbinder, LLP Vanasse Hangen Brustlin, Inc.
Attorneys at Law




Proposed Portico Sign/Front
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Proposed Portico Sign/Front
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Proposed Portico Sign/Side
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Proposed Portico Sign/Side
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Proposed Pool Deck Awning

Schlesinger and Buchbinder, LLP @ Vanasse Hangen Brustlin, Inc.
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Existing Conditions
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Proposed Pool Deck Awning
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Proposed Awning

Corradiusa

OUTDOOR LIVING SPACE
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Additional Landscaped Area
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Existing Conditions

Pool Deck Restaurant Roof

inger and Buchbinder, LLP @ Vanasse Hangen Brustlin, Inc. g?@ﬁnd
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Additional Planted Area

ORNAMENTAL PLANTED
GRASSES AREA
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Proposed Pool Deck Awning
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Pool Deck: Character

Ornamental Grasses Planters
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Character

Green Roof
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Loading
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Existing Conditions Overview

Hotel Operations
Side Loading Area
P1 Parking Level

HOTEL INDIGO

Schlesinger and Buchbinder, LLP

Attorneys at Law

@ Vanasse Hangen Brustlin, Inc.

Restaurant Operations

Front Loading Area

Kitchen Level


Presenter
Presentation Notes
Two existing loading areas services the hotel
1) Hotel Operations (Side) Loading Area – linen service, other hotel related good and services, trash – located along the west side of the building adjacent to the service drive and on ramp – one  level below the restaurant and pool deck
2) Restaurant Operations (Front) Loading Area – food and alcohol delivery by multiple vendors – trash more scheduled and predictable -facing Grove Street and located on the restaurant level one level below the main lobby
Safety/Traffic – Vehicles maneuvering in Grove Street
Noise – Trash, recycling and delivery vehicles reversing direction (beeping)
Aesthetics? 



Kitchen Loading Area Initial Proposal

Schlesinger and Buchbinder, LLP @ Vanasse Hangen Brustlin, Inc.
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Presenter
Presentation Notes
Operational Improvements
 
 Prohibit tractor trailer truck deliveries to the kitchen loading area. 
 Smaller single unit trucks will be required for the delivery of food and alcohol.
 Delivery trucks, other than waste haulers and maintenance vehicles, will be required to reverse direction in the rear parking area.
 Restrict delivery and waste hauling hours to 9 am – 4 pm.
 Eliminate truck maneuvering within Grove Street.

Physical Improvements
 
Install a secure vehicular gate at the end of the loading area. Permission to access the loading area will be limited to waste haulers and maintenance vehicles. A solid panel fence will be placed along the loading area drive to provide additional screening.
 Reduce the width of the driveway curb cut along Grove Street by approximately eight (8) feet to allow the installation of additional landscape screening and provide a barrier to discourage vehicles from backing out in Grove Street. 
Modify the nose of the landscape strip between the loading area drive and drive to the porte-cochere by eliminating approximately eight (8) feet to allow for additional maneuvering area for trash trucks reversing direction prior to re-entering  Grove Street with the proper forward alignment. 
A new loading area will be created along the existing valet parking area to support delivery vehicles (single unit trucks).
Replace and modernize the waste containers with new dumpsters with additional sound attenuation.
Create an outdoor enclosed waste holding area for late night storage prior to disposal the following day. 



Revised Loading Plan — Parking Level

Side Loading Area [N CURRERINERRREN Ramp to Kitchen Level
P1 Parking Level St P11 ceoroseo ma 10

@ Vanasse Hangen Brustlin, Inc.


Presenter
Presentation Notes
All vehicle deliveries required at the Hotel Loading Area on the Side of the building
Hand trucks will be used to transport goods along the P1 garage level to a newly constructed ramp along the east side of the building
The ramp leads to an existing door to the kitchen accessed on the pool deck



Revised Loading Plan — Kitchen Level

P1 Parking Level RESTAURANT Ramp to Kitchen Level

(Below)

Side Loading Area § L

HOTEL INDIGO

@ Vanasse Hangen Brustlin, Inc.


Presenter
Presentation Notes
The newly constructed ramp leads to an existing door to the kitchen accessed on the pool deck

Eliminates all Delivery vehicles utilizing the Front Loading Area

Diminishes the potential for maneuvering in Grove Street and noise impacts with vehicles reversing direction and unloading goods



Parking (Phase | and II)
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Indigo Hotel Parking

-EXxisting Parking Supply
-City of Newton Requirements
-Observed Demand

-Industry Standard

-Function Parking

-Phase | and Phase ||

Schlesinger and Buchbinder, LLP
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Existing Parking Supply

Location Parking Supply
Front of Building 4 short term spaces
P1 Deck 74 spaces

P2 Ground Rear 138 spaces
Total 216 spaces

Schlesinger and Buchbinder, LLP

Attorneys at Law




Existing Conditions

= p2 Parking 138 spaces
(At Grade)

b

4 short term spaces

Schlesinger and Buchbinder, LLP @ Vanasse Hangen Brustlin, Inc.
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Local Parking Requirement

Use Zoning Requirement Space Required
Hotel
191 Rooms 1 space/room 191 spaces
21 Employees 1 space/3 employees 7 spaces

Restaurant/Lounge

458 Seats (1 space/3 seats)/2 77 spaces
20 Employees 1 space/3 employees/2 4 spaces

Total Parking
Requirement
279 spaces

Schlesinger and Buchbinder, LLP @ Vanasse Hangen Brustlin, Inc.

Attorneys at Law




Parking Demand Assessment

e VVHB conducted parking assessment in April and May
of 2012

e Study looked at parking between Wednesday and
Sunday (24 hours a day)




Parking Demand Assessment
(Parking Supply 216)

e Results show:
e Peak Demand at 166 spaces

e Average Demand at 103 spaces

e Low Demand at 55 spaces

Schlesinger and Buchbinder, LLP
A
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Industry Parking Standards

o Institute of Transportation Engineers (ITE)
Parking Generation provides compiled parking
data for hotels:

o Peak parking demand under normal conditions is
175 parking spaces (ITE LUC 310)

o This is generally consistent with observed
parking demand assessment conducted on-site

Schlesinger and Buchbinder, LLP
A
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Parking Plan Functions

e On occaslion, there are functions at the hotel where
parking demands are temporarily higher than normal

e Plans to better accommodate these functions have
been Initiated

e A formal Parking Management Plan will be
Implemented

Schlesinger and Buchbinder, LLP @ Vanasse Hangen Brustlin, Inc.

Attorneys at Law




Parking Management Plan

e Components will include the following at a minimum:
e Continued support by hiring Newton Police Detall
e Bolstering valet parking; staging vehicles when necessary

e Establishing on-site attendants at entry location to
communicate parking availability

e Attendants to direct patrons to available parking supply

Schlesinger and Buchbinder, LLP @ Vanasse Hangen Brustlin, Inc.

Attorneys at Law




Future Conditions

e Phase | (Interim) Plan; to accommodate
delivery change and parking optimization

e Phase 2 Station at Riverside

Schlesinger and Buchbinder, LLP
A
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Interim (Phase I) Parking Plan

e Minor adjustments to improve existing supply
prior to the Station at Riverside
redevelopment:

e Relocate trailers to increase parking spaces in rear
of P2

e Reconfigure short term parking
e Reconfigure P1 and P2 parking levels

Schlesinger and Buchbinder, LLP
A
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Interim (Phase I) Parking Plan

~ Relocate Existing Trailers
— And Stripe 5 New Spaces

= 11

Restripe to add 2 new
spaces to P1

|

|

Total Parking 224 || -
. Spaces
| \ .
FHT_E«]] Reconfigure to Perpendicular and add 1

New HCP Space (5 spaces total)
@ Vanasse Hangen Brustlin, Inc. %?ﬁ%ﬁﬁﬁ




Proposed Riverside Impact

Schlesinger and Buchbinder, LLP @ Vanasse Hangen Brustlin, Inc.
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Proposed Site Plan with Riverside Access/Egress (Phase 1)

PARKING LEVEL P2
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Parking with Riverside Access Plan

HH\HH\ !\l\l@\H‘H

PARKING LEVEL P1
(LEVEL P2 BELOW)

T

1

Total Parking 204
Spaces

HOTEL INDIGO

Reconfigure short term parking to
o 2 parallel spaces

SChIBSinger v Buckbinder, LLP @ Vanasse Hangen Brustlin, Inc.
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Parking Demand Assessment
Conclusion

e Site has adequate parking based on study
conducted and Industry Standards

e This Is true with interim and Station at Riverside
access versions of plan

e Parking Management Plan will be prepared for
future functions




Conclusion / Relief Requested

Schlesinger and Buchbinder, LLP @ Vanasse Hangen Brustlin, Inc.
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Phase |I: Relief Requested
GO T ok

e special permit required for:

e amendment to most recent site plan to reflect reconfigured parking, delivery and
trash pickup areas; existing and proposed signage; existing wireless equipment;
new pool deck awning; and increased landscaped area (Section 30-23)

e waivers of number of parking stalls; stall dimensions; maneuvering space for end
stalls and aisles; maximum drlveway width; Iandscaplng lighting; surfacing and
curbing; number of bicycle stalls; and de5|gn of loading facilities (Sections 30-19

(h), (I) (). (1) and (m))
e add three new signs and legalize two existing signs (Sections 30-20(f)(1), 30-
20(f)(2), 30-20(f)(9) and Section 30-20(1))

e extension of a nonconforming structure with respect to proposed pool deck
awning (Section 30-21(b))

Schlesinger and Buchbinder, LLP @ Vanasse Hangen Brustlin, Inc.

Attorneys at Law




Phase Il: Relief Requested

e special permit required for:
e FAR greater than 1.0 (Section 30-15, Table 3)

e extension of a nonconforming structure and nonconforming
lot coverage (Section 30-21(b))

e waliver of twenty additional parking stalls (Section 30-19(m))

Schlesinger and Buchbinder, LLP

Attorneys at Law
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