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Request: Development Plan/Final Development Plan (DPF) to add 22 hotel rooms to 
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3200 South 
Lincoln 
Avenue

Project location

 
 

Development Statistics – Overview (w/ proposed plat) 

Lot Area: 100,888 square feet (2.31 
acres) 

Lot Coverage: 17,137 square feet (17 %) 
Floor Area Ratio: .493 (49,714 gross SF) 
Parking Spaces: 80 

 

Building Height 
Average plate height: 27’ 
Overall height: 45’- 7” 
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I. COMMUNITY DEVELOPMENT CODE (CDC) – STAFF ANALYSIS SUMMARY 

CDC - SECTION 26-66 (D): NO FINAL DEVELOPMENT PLAN SHALL BE APPROVED UNLESS THE PLANNING 

COMMISSION AND CITY COUNCIL FIND THAT THE PLAN MEETS ALL OF THE FOLLOWING CRITERIA [THESE 

CRITERIA ALSO COVER THE DEVELOPMENT PLAN CRITERIA IN SECTION 26-65 (D)]: 

Consistent Subsection 
Yes No NA 

Notes 

1) Conformity with Community Plan      
2) Consistency with Surrounding Uses     
3) Minimize Adverse Impacts      
4) Access      
5) Minimize Environmental Impacts     
6) Phasing     
7) Compliance With Other Standards     
8) Conformity with Building and 

Architectural Standards  
   

 

9) Variance Criteria    See Principal Discussion Items 
Staff Finding: 

Staff finds the Development Plan/Final Development Plan and the variances to snow storage and 
side setback for the Fairfield Inn expansion meets the criteria for approval. 
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II. INTRODUCTION 

The Fairfield Inn, originally Country Inn and Suites, was built in 1999 and consists of 66 
rooms.  The applicant is proposing to add 22 new hotel rooms to the existing 66 room hotel.  
As part of the development proposal the applicant will also be adding a sidewalk along Hwy. 
40, a soft surface trail connection to the open space parcel to the south east, increasing the 
parking, and adding landscaping.  The applicant has also proposed adding areas of stone to 
the lower level of the front façade of the existing building as well as the addition. 
 
The proposed development is requesting two variances: side setback and snow storage. 
(Further discussion of variances below) A Development Plan is necessary to process the 
variances and a Final Development Plan for the review of the development standards.  
 
This CC zoned lot is subject to the regulations found in the Urban Design Standards & Entry 
Corridor Concepts.  
 

III. PRINCIPAL DISCUSSION ITEMS 

Staff suggests that Planning Commission discussion should focus on the two proposed 
variances.  
 
Snow Storage – The applicant seeks relief from the amount of snow storage area to be 
provided due to the lack of area to accommodate the required storage.  The applicant plans to 
haul snow as needed and store snow in areas in excess of 20’ from pavement. 
 
Side Setback - The applicant is also requesting relief from the 30’ required south side 
setback.  The existing building is currently setback 20’ 6” from the side property line and the 
applicant wishes to continue with the existing setback.  It is important to note that this was 
not a variance at the time the existing building went through the application process.   
 
See section VI of this report for more information on the two requested variances.  Also, see 
Attachment 2 for the applicant’s variance letter.  

 
IV. OVERVIEW OF DIMENSIONAL AND DEVELOPMENT STANDARDS – COMMUNITY 

COMMERCIAL (CC) ZONE DISTRICT 

The following list was compiled by the project planner to provide an overview of key 
standards applicable to the project. Items in bold do not comply with applicable standards; 
refer to Project Analysis section for additional information. Interested parties are encouraged 
to review the Community Development Code (CDC) or contact the project planner for a 
comprehensive list of all applicable standards.  
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DIMENSIONAL STANDARDS – CDC Section 26-132 

Standard Maximum Minimum Proposed 

Lot Area No Max. No Min. 
100,888 square 
feet (2.31 
acres) 

Lot Coverage 0.50 No Min. 17,137 square 
feet (17 %) 

Units per Lot Determined by F.A.R. No Min. None  

Floor Area 
Ratio (FAR) 

0.50  

 

No Min. 

 
0.50 

Building 
Height 

APH - 35 ft. 

OH - 57 ft. 

No Min. 

No Min. 

27’ 

45’ -7” 

Setbacks 

Front No Max. 
150’ from Center 
Line of Hwy. 40 

185’ 

Side No Max. 30’ 20’6” 

Rear No Max. 20’ 21’-5” 

 
 

DEVELOPMENT STANDARDS 

Standard Requirement Proposed 

Snow storage. 
(Sec. 26-144). 

1 sf / 2 sf paved area + 30 sf / evergreen = 20,685 
 

15,750 sf 

Parking and 
Loading Design 
Standards (Sec. 
26-139). 

Hotel:  1 space per lodging unit or 88 spaces required 80* 

(1) a. 6. Sidewalks are to be constructed on both sides 
of any roadway that has business frontage on both 
sides and on at least on side of all other roadways. 

8’ sidewalk on 
one side of 
street. 

Sidewalks, 
Trails and 
Walkways (Sec. 
26-140(c)). 
 

(1) a. 3. Except as otherwise stated within this section, 
all sidewalks shall be constructed to standards currently 
on file with the director of public works. Sidewalks are 
to be constructed of concrete unless otherwise 
determined by the director of public works. 

8’ wide 
sidewalk per 
city standards 
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* 80 parking spaces for the 88 hotel rooms processed under alternative compliance.  Within 
660’ of a transit stop allows for 10% reduction in parking required. 
 

URBAN DESIGN STANDARDS & ENTRY CORRIDOR CONCEPTS 

Standard Requirement Proposed 

Pedestrian 
Circulation and 
Connections 
(Sec. III, pg. 28) 
 
 

An on-site system of pedestrian walkways shall be 
designed to provide direct access and connections to 
and between the following: The primary entrance or 
entrances to each building; Any sidewalks or walkways 
on adjacent properties that extend to the boundaries 
shared with the development; Any sidewalk system 
along the perimeter streets adjacent to the 
development; Any compatible adjacent land uses; 
Adjacent bus stops; Any adjacent or on-site public 
park, trail system, open space area, greenway, or other 
public or civic use; and Any existing or planned multi-
use paths. 

Consistent with standards. 
 
The applicant is providing 
all necessary on site 
pedestrian connections.  

Landscape 
Category/ 
Materials  
(Sec. III, pgs. 
30-33 ) 

30’ Setback (entry corridor)  
1 tree/200 sq. ft. of front landscape setback area 
 

Consistent with standards.  
 
The applicant has added 
more landscaping to the 
front and parking areas. 

Building Design 
and Character – 
Massing and 
Form (Sec. III, 
pgs.37-38) 

The perceived mass and scale of commercial 
buildings shall be reduced by incorporating a series 
of smaller design elements that are consistent with 
the development’s architectural character. (Figure 
25) Design elements may include, but are not limited 
to at least 4 of the following: 

 Variations in roof form and parapet heights; 
 Pronounced recesses and projections; 
 Wall plane off-sets; 
 Distinct changes in texture and color of wall 

surfaces; 
 Ground level arcades and second floor 
 galleries/balconies; 
 Protected and recessed entries; and 
 Vertical accents or focal points. 

All buildings that are 3 stories or more in height shall 
incorporate a recognizable base, middle, and top 
through the use of changes in material, architectural 
accents, or other features. 
 

Consistent with standards. 
 
The proposed addition 
meets the intent of this 
standard and provides 
variations in roof pitch, 
materials and  recessions 
and projections that are 
appropriate for an addition 
to and existing building.  



Fairfield Inn PC Hearing: 02/25/10 

Indian Meadows, Filing 1, Lot 5 -  #DPF-09-05  CC Hearing: 03/16/10 

Staff Planner: Bob Keenan 

 

Planning Services Staff Report 02/25/10  Page 3-6 

 

URBAN DESIGN STANDARDS & ENTRY CORRIDOR CONCEPTS 

Standard Requirement Proposed 

Building Design 
and Character – 
Roof Form and 
Function (Sec. 
III, pgs.41-42) 

Buildings located within the northern or southern 
entry corridor that have a floor plate of more than 
12,000 square feet shall meet the following 
standards: 

 A minimum of 1/3 of the total roof area shall 
be pitched with a minimum slope of at least 
3:12. 

 

Consistent with standards 
 
Roof pitch is 5:12 for the 
majority of the building. 

Building Design 
and Character – 
Materials and 
Color (Sec. III, 
pgs.43-46) 

 Building and roof materials shall be used in a 
manner that is consistent with their proven 
durability and the function of the architectural 
element on which they are placed. (Figure 35)

 Permitted building and roof materials are 
listed in Table 3, on page 47. Materials shall 
only be permitted for use on the building 
elements listed. 

Permitted primary building and roof colors may be 
applied to any building or roof element and shall 
consist of the following (Figure 36): 

 Dark reds and maroons; 
 Dark and sage greens; 
 Browns, sepias, and tans; or 
 Variations of the above colors that result from 

natural weathering or oxidation processes 
(rusts, grays, etc.). 

Accent building colors shall only be used on wall 
surfaces—not roofs. Accent building colors shall 
consist of the following: 

 Gray-blues; 
 Ochres, yellow-browns; 
 Light tans, off-whites; 
 Grays and dark grays; and 

 

Consistent with standards. 
 
The applicant has chosen 
appropriate building 
materials and colors.  
They consist of composite 
architectural shingles, 
stucco, and stacked stone 
with brown and tan colors. 
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V. PROJECT ANALYSIS 

A) CRITERIA FOR APPROVAL 
 
CDC - Section 26-65 / 26-66 – Development Plan / Final Development Plan: No 
development plan shall be approved unless the Planning Commission and City Council find 
that the plan meets all of the following criteria: 
 
The following section provides staff analysis of the application as it relates to key sections of 
the CDC. It is intended to highlight those areas that may be of interest or concern to Planning 
Commission, City Council, staff or the public. For a comprehensive list of standards and 
requirements applicable to this proposal please refer to the CDC or contact the staff planner.  
  
CDC - Section 26-65(d)(1): Conformity with Community Plan. 

Staff Analysis: Consistent; The proposed development is in conformance with the Community 
Plan.  While no particular Community Plan policy stands out in regards to the proposed hotel 
addition, planning staff finds that it is consistent with the future land use plan, provides for 
infill development in commercial district, and provides pedestrian facilities and connections to 
public transit.   

 
CDC – Section 26-65(d)(2): Consistency with Surrounding Uses. 

Staff Analysis: Consistent; The uses in the area surrounding the Fairfield Inn are 
predominantly that of hotels except for the Indian Meadows Townhomes to the east.   
 

CDC – Section 26-65(d)(3): Minimize Adverse Impacts.  
Staff Analysis:  Consistent; Adverse impacts from the proposed hotel expansion are minimal 
as the use of the property is not changing.  The expansion should not create a nuisance to 
surrounding properties.    

 
CDC – Section 26-65(d)(4): Access. 

Staff Analysis: Consistent; Vehicular access is adequate for Public Works and Fire 
Prevention.  

 
CDC – Section 26-65 (d)(5): Minimize Environmental Impacts. 
Staff Analysis: Consistent; It does not appear that this project will create any negative 
environmental impacts to the site or surrounding areas. 
 
CDC – Section 26-65 (d)(6): Phasing. 

Staff Analysis: N/A; The proposed development is not requesting to be phased. 
 

CDC – Section 26-65 (d)(7): Compliance with other standards. 
Staff Analysis: Consistent; It appears that the proposed development complies with all other 
standards found in the CDC and applicable regulatory documents. 
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CDC – Section 26-66 (d)(3): Conformity with the building and architectural standards. 
Staff Analysis: Consistent; Staff finds that the proposed hotel expansion is in conformance 
with the building and architectural standards.  The proposal incorporates appropriate materials 
and colors and provides a reasonable amount of visual interest. 

 
CDC – Section 26-65 (d)(8): Variance criteria. 
VARIANCE #1: Side Setback  

a. Legal use.   The property and the use of such property for which the variance is 
requested is in full compliance with all requirements of the zone district in which the 
property is located, or there is a legal nonconforming structure or lot, or there is a 
conforming structure housing a legal nonconforming use. No variance may be granted 
which would permit or expand any unlawful use of property 

 
Staff Analysis: Consistent; The proposed use of hotel is a Conditional Use in the CC zone 

district.  The use is legal conforming and the structure is legal non-conforming as to the 
side setback of 20’ 6” instead of 30’.   

  
b. Injury to adjoining property mitigated. The variance will not permanently injure or 

adversely impact legal conforming uses of adjacent property; or the applicant has 
accurately assessed the impacts of the proposed variance and has agreed to mitigate 
those impacts. In making this determination the city council shall begin with the 
assumption that variations from development standards create impacts on adjacent 
properties, and shall place the burden of proof on the applicant to show: 

 
  1.  Impacts to adjacent properties are presumed. 
 
  2.  That there are no impacts, or that the impacts have been adequately mitigated. 

Unsupported opinions of impacts from surrounding property owners shall not be 
conclusive evidence of impacts. 

 
Staff Analysis: Consistent; Staff finds that the proposed setback encroachment of 9’6” into 

the required 30’ south side setback should not have any negative impacts to adjacent 
properties.  The adjacent property to this setback is also zoned CC and is currently 
vacant.  The proposed encroachment is consistent with the existing hotel side setback.  

 
 c. Advantages outweigh disadvantages. The applicant shall bear the burden of proof and 

demonstrate that the advantages of the variance substantially outweigh its 
disadvantages to the community and to neighboring lands. 

 
Staff Analysis: Consistent; Staff finds that the advantages of allowing the setback 

encroachment outweigh any disadvantages.  Allowing for a reduced setback helps 
accommodate the proposed addition while not losing parking spaces or encroaching the 
Emergency Access Easement.  Moving the building to the 30’ side setback could mean 
the loss of parking spaces which would require a variance.  The proposed location 
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seems like the most logical area for expansion. 
 
 d. Superior development. The applicant shall demonstrate that the requested variation(s) 

from the dimensional or development standards will result in a development which 
better meets the intent of the underlying zone district and adopted plans. 

 
Staff Analysis: Consistent; Staff finds that the proposed application with the side setback 

variance better meets the intent of adopted plans which identify greater intensity of 
development and infill.  Locating the addition outside of the setback would impact 
much of the parking area and the existing Emergency Access Easement.  The proposed 
location seems like the most logical area for expansion. 

 
e. Minimum relief. The applicant shall demonstrate that the requested variation(s) is (are) 

the least modification possible of the CDC that will meet the design goals of the 
development. 

 
Staff Analysis: Consistent; Staff finds that the requested variation is the least modification 

possible while still meeting the applicant’s design goals and objectives. 
 
VARIANCE #2: Snow Storage 

a. Legal use.   The property and the use of such property for which the variance is 
requested is in full compliance with all requirements of the zone district in which the 
property is located, or there is a legal nonconforming structure or lot, or there is a 
conforming structure housing a legal nonconforming use. No variance may be granted 
which would permit or expand any unlawful use of property 

 
Staff Analysis: Consistent; The proposed use of hotel is a Conditional Use in the CC zone 

district.  The use is legal conforming and the structure is legal non-conforming as to the 
side setback of 20’ 6” instead of 30’.   

  
b. Injury to adjoining property mitigated. The variance will not permanently injure or 

adversely impact legal conforming uses of adjacent property; or the applicant has 
accurately assessed the impacts of the proposed variance and has agreed to mitigate 
those impacts. In making this determination the city council shall begin with the 
assumption that variations from development standards create impacts on adjacent 
properties, and shall place the burden of proof on the applicant to show: 

 
  1.  Impacts to adjacent properties are presumed. 
 
  2.  That there are no impacts, or that the impacts have been adequately mitigated. 

Unsupported opinions of impacts from surrounding property owners shall not be 
conclusive evidence of impacts. 

 
Staff Analysis: Consistent; Injury to adjacent property is not anticipated with the snow 
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storage variation.  The applicant plans to haul snow or store snow in areas greater than 
20’ from pavement, where appropriate.  

 
 c. Advantages outweigh disadvantages. The applicant shall bear the burden of proof and 

demonstrate that the advantages of the variance substantially outweigh its 
disadvantages to the community and to neighboring lands. 

 
Staff Analysis: Consistent; The advantages of increased building intensity and hotel rooms 

in our commercial zone districts outweigh any disadvantages to snow hauling and 
blowing.   

 
 d. Superior development. The applicant shall demonstrate that the requested variation(s) 

from the dimensional or development standards will result in a development which 
better meets the intent of the underlying zone district and adopted plans. 

 
Staff Analysis: Consistent; Staff finds that the proposed hotel expansion creates a better 

development than what currently exists as the applicant will be increasing intensity of 
development, adding an important pedestrian connection, and will be increasing the 
amount of landscaping.   

 
e. Minimum relief. The applicant shall demonstrate that the requested variation(s) is (are) 

the least modification possible of the CDC that will meet the design goals of the 
development. 

 
Staff Analysis: Consistent; Staff finds that the requested variation is the least modification 

possible while still meeting the applicant’s design goals and objectives. 
 

VI. STAFF FINDING & CONDITIONS  

Recommended Finding  
 
Staff finds the proposed Fairfield Inn expansion is CONSISTENT with the findings for 
approval. Staff recommends the Planning Commission approve the Fairfield Inn (Indian 
Meadows, F2, Lot 5) DPF-09-05 with the following conditions of approval:  
 
1. Submit the approved access permit from CDOT prior to approval of civil construction 

drawings. 
2. Submit a final, stamped traffic assessment study by a qualified traffic engineer 

including intersection alignment analysis prior to approval of civil construction 
drawings. 

3. Submit a copy of the recorded drainage easement agreement on Lot 1 of the Holiday 
Inn Subdivision prior to building permit approval.  

4. The following items are considered critical improvements and must be constructed 
prior issuance of any CA or CO; they cannot be bonded: 
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a. Public drainage improvements 
b. Public sidewalk improvements 
c. Installation of street and traffic control signs 
d. Access drive, driveway, and parking areas 
e. intersection improvements at Stone Lane/US40 
f. Storm water quality features. (Vegetation must be established prior to CO when 

required as part of the feature design.) 
5. A digital site plan is required prior to building permit. 
6. Exterior lighting shall comply with City standards.   
 
Motion #1 

Planning Commission recommends approval of the Fairfield Inn (Indian Meadows, F2, Lot 5) 
DPF-09-05 application with the findings that the proposal is consistent with the Development 
Plan and Final Development Plan criteria for approval found in Sections 26-65 and 26-66 
with the following conditions of approval:    
 
1. Submit the approved access permit from CDOT prior to approval of civil construction 

drawings. 
2. Submit a final, stamped traffic assessment study by a qualified traffic engineer 

including intersection alignment analysis prior to approval of civil construction 
drawings. 

3. Submit a copy of the recorded drainage easement agreement on Lot 1 of the Holiday 
Inn Subdivision prior to building permit approval.  

4. The following items are considered critical improvements and must be constructed 
prior issuance of any CA or CO; they cannot be bonded: 

g. Public drainage improvements 
h. Public sidewalk improvements 
i. Installation of street and traffic control signs 
j. Access drive, driveway, and parking areas 
k. intersection improvements at Stone Lane/US40 
l. Storm water quality features. (Vegetation must be established prior to CO when 

required as part of the feature design.) 
5. A digital site plan is required prior to building permit. 
6. Exterior lighting shall comply with City standards.   
 

VII. ATTACHMENTS 

Attachment 1 – Full Plan Set 
Attachment 2 – Applicant Letter – Variance Criteria for Approval  



Attachment 1
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