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WEBRE CONSULTING

To: Design Advisory Committee
From: Webre Consulting

Date: October 24, 2023

Re: 5000 - 5090 Old Gentilly Rd

Members of the Design Advisory Committee:

We represent the property owner at 5000 Old Gentilly Rd. They would like to build a new hotel
(Comfort Inn & Suites) at that location. The hotel will be a 4-story, 75-room structure with a floor
area of 40,518 square feet. The site will be significantly improved with abundant landscaping along
the Old Gentilly Rd frontage, within the parking area, and along the site’s perimeter.

The site currently functions as a truck stop which was permitted through a Conditional Use in 1994.
That zoning entitlement was recently amended to allow for the replacement of the casino use, along
with the enhanced landscaping mentioned above. On-street parking will be provided and no parking
variance or waivers are required.

Concurrently, we are applying to the Board of Zoning Adjustments (BZA). The site is in a C-2 Auto-
Oriented Commercial District, where the maximum height for buildings is 40 ft and no more than
three (3) stories, pursuant to Article 15, Section 15.3.A.1 (Table 15-2) of the Comprehensive Zoning
Ordinance. The proposed building is four (4) stories in height, necessitating a waiver of one (1) story.

Below please find the approval standards of Article 4, Section 4.5.E of the Comprehensive
Zoning Ordinance and how we intend to comply.

In reviewing site plan and design review applications, the relationship of the development plan to
adopted land use policies and the goals and objectives of the Master Plan shall be evaluated. In
addition, the following characteristics shall be considered:

1. Degree of conformity with the regulations of this Ordinance.

The proposed hotel is one of the ancillary uses that will support the primary truck stop
use, which was approved through a conditional use ordinance in 1994. Earlier this year, an
administrative design review approved modifications to the original Final Development
Plan to include a new casino structure and enhanced landscaping. This zoning entitlement
imposed standards on the site that are above and beyond that of the underlying zoning



district via provisos. Therefore, the DAC can be assured that the site not only meets the
requirements of the Ordinance, it exceeds them.

Further, we believe that the proposed hotel building and use are highly appropriate for the
C-2 Auto-Oriented Commercial District. The District “is intended for large-scale, auto-
oriented commercial uses and strip commercial developments, which require significant
parking.” The proposed 4-story hotel can be classified as a moderate-scale commercial
use, thereby less intense than the District intent.

Degree of conformity with all applicable regulations within the City Code, and the goals
and policies of the Master Plan.

The hotel will comply with all regulations of the City Code and the respective reviews will
be conducted during the plan review process. With respect to the Plan for the 21t Century,
the proposed building is consistent with the goals, range of uses, and development
character of the General Commercial Future Land Use Category. A hotel will support the
goal of increasing the retail tax base, as hotel guests will frequently patronize adjacent
retail uses. Further, the FLU category encourages “larger commercial structures” and
“minimal negative impacts on surrounding residential areas.” The rear property line runs
parallel to the I-10 elevated interstate. It is also adjacent to an LI Light Industrial District
to the south is over 1000’ from the residential district to the north. (See Fig. 1) Therefore,
no negative impacts on residential uses are expected.

—
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3. The location, arrangement, size, design, and general site compatibility of buildings,
lighting, and signs, including:

a. Compatibility with, and mitigation of, any potential impact upon, adjacent property.

b. Site illumination designed and installed to minimize adverse impact on adjacent
properties.

As noted previously, the approved Final Development Plan meets the requirements of
a conditional use ordinance that placed enhanced development, operational and
landscaping standards on the site. Compatibility with the surrounding development and
mitigation of the impacts of the truck stop use on adjacent uses was the primary goal of
the provisos of approval. Considering that the hotel use is far less intense than the truck
stop use, the DAC can be certain that any detrimental impacts have been mitigated.

4. Landscape and the arrangement of open space or natural features on the site shall:

a. Create a desirable and functional environment for motorists, pedestrians, bicyclists,
and occupants of residential dwellings, business owners, and employees. To achieve
such an environment, landscape may take advantage of open space design features
such as bike paths, running paths, and outdoor relaxation areas.

b. Preserve unique natural resources, including measures to preserve and protect
existing healthy, mature trees.

c. Protect natural resources and landscape on adjacent sites.

d. Design drainage facilities to promote the use and preservation of natural
watercourses and patterns of drainage.

e. Utilize plant materials suitable to withstand the climatic conditions of New Orleans
and microclimate of the site. The use of native species is encouraged.

f. Screening to buffer the impact of the development on adjacent uses and enhance the
appearance and image of the City by screening incompatible uses and certain site
elements, and creating a logical transition to adjoining lots and developments.

The landscape plan was approved through DR013-23. Considering that the C-2 District
“is intended for large-scale, auto-oriented commercial uses and strip commercial
developments, which require significant parking,” the function of the site layout is
primarily oriented to automobiles. There are accommodations for pedestrians, including
illuminated awnings at the facade. Further, the landscaping of the parking lot serves to
define the vehicular use areas and guide pedestrians safely from their cars to the entry.

The applicant intends to preserve all mature/viable trees and greenspace onsite, and to
further enhance those features with berms and abundant plantings that soften the
environment and also serve as a buffer between adjacent uses.

5. Circulation systems and off-street parking shall be designed to:



a. Provide adequate and safe access to the site for motor vehicles as well as alternate
modes of transportation, including pedestrians, bicyclists, and public transit.

b. Minimize potentially dangerous traffic movements.

c. Separate pedestrian and auto circulation and provide for bicycle parking or storage
where required.

d. Minimize curb cuts by using cross-access servitudes and shared parking.

e. Design off-street parking lots or garages to minimize adverse impacts on adjacent
properties, particularly through the use of perimeter and interior landscape, and
promote logical and safe parking and internal circulation.

f. Clearly define pedestrian access from the parking area to the building(s). A clearly
defined visible and identifiable network of pedestrian connections should be provided
in and between parking lots, street sidewalks, open spaces, buildings, and public transit.

The applicants are proposing no significant changes in circulation to and from the site
as all existing curb cuts with 2-way traffic will be retained and re-utilized. Within the
site, circulation will be similar to the previously approved plan, with the only
modification being that traffic will flow around the new row of parking from the center
curb cut as opposed to through the fueling deck that was previously in its place. This
constitutes an improvement as there are fewer potential vehicular conflicts.

6. Building design that enhances the design quality and character of the surrounding
community through strategies such as:

a. Maintaining existing development patterns reflected in the intent of the Master Plan
or other adopted plans, or reflecting changes proposed within the Master Plan or other
adopted plans.

b. Providing a visible transition in height and bulk between higher and lower density
development.

c. Reinforcing the prevailing orientation to the street.

d. Strengthening the character of walkable streets, intact residential neighborhoods,
and other environments for which this prevailing character reflects the urban design
goals of the Master Plan.

e. Respecting historic design context.

The new hotel constitutes a major investment in the neighborhood that is expected to
elevate the standard for development in the vicinity. The massing of the proposed 4-
story structure was chosen in part to respond to the scale of the |-10 elevated highway,
thereby creating a more balanced, harmonious relationship of the structure to its
environment.
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FIRST FLOOR PLAN

SCALE: 4" = 1'-0"

GENERAL NOTES - FLOOR PLANS:

—

10.

11.

12.

13.

14.

15.

16.

17.

. WOOD BEARING WALLS ARE ASSUMED TO BE 2X6.

DIMENSIONS ARE FROM GRIDLINES AND FROM FACE OF STRUCTURE, UNO.

DEMISING WALLS AND LOAD BEARING WALLS ARE CENTERED ON GRIDLINES

UNLESS OTHERWISE DIMENSIONED.

WHEN NOTED WITH "FOF" DIMENSIONS ARE FROM FACE OF FINISH.

DOOR AND WINDOW DIMENSIONS WHERE OCCUR ARE FROM FACE OF STUD

TO CENTERLINE OF OPENING.

FOR FINISH MATERIAL DESIGNATIONS SEE ENLARGED FINISH PLANS.

HINGES SIDE OF DOOR TO BE LOCATED 4" FROM ADJACENT WALL, UNO.
SWING DOORS & FRAMES SHALL BE INSTALLED AS SHOWN BELOW, UNO.

4' sTD

1
1'-6" MIN

!'Ilr

1'-0" MIN

REFERENCE DOOR AND WINDOW MANUFACTURERS' SPECIFICATIONS FOR
ACTUAL ROUGH OPENING SIZE. REFER TO SHEET A24 FOR DOOR AND WINDOW

TYPES.

FOR SPECIFIC WALL ASSEMBLY INFORMATION, SEE SHEET A12.

DOOR IN PATH OF EGRESS SHALL BE EQUIPPED WITH HARDWARE COMPLYING
WITH CHAPTER 10 OF THE 2021 INTERNATIONAL BUILDING CODE AND ANY

APPLICABLE CODES.

DOOR REQUIRED TO BE ACCESSIBLE SHALL BE EQUIPPED WITH HARDWARE
COMPLYING WITH ICC/ANSI STANDARD 117.1a AND ANY APPLICABLE CODES.

TO THE MAXIMUM EXTENT POSSIBLE, FLOOR CLEAN OUTS ARE TO BE LOCATED
IN INCONSPICUOUS PLACES AND NOT IN GUESTROOMS. ALL FLOOR CLEAN
OUTS LOCATED IN CARPETED AREAS ARE TO BE FITTED WITH CARPET INSERTS.

ALL CLEANOUTS ARE TO BE FLUSH TO FLOOR/WALLS.

ALIGN FINISHES WHERE DISSIMILAR WALL TYPES MEET, UNO.

REFER TO 'E' SERIES SHEETS FOR ELECTRICAL INFORMATION.

PROVIDE WALLS WITH AN STC RATING OF 60 MIN AT CONDITIONS WHERE
GUESTROOM HEADBOARD WALL ADJOINS WITH PUBLIC SPACE OR WITH

ADJACENT GUESTROOM'S TV WALL.

PROVIDE ELECTRICAL OUTLETS IN UNIT ENTRY CORRIDOR AT 30'- 0" O.C.

SWITCHING WALLS AT EVERY OTHER OUTLET.

PROVIDE BLOCKING AT HARDWARE ATTACHMENT POINTS FOR ALL SLIDING

DOORS.
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!} CITY OF NEW ORLEANS
;& PERMITS & LICENSES Date Received by

Building/Construction

. Tracking Number
Related Permit

v

DEVELOPMENT PLAN AND DESIGN REVIEW APPLICATION

Covid-19 Submittal Protocol: Please submit complete applications via email to CPCinfo@nola.gov. Applicants without the ability to
submit via email should contact (504) 658-7100 to make alternative arrangements. Incomplete applications will not be accepted
and will be returned to the applicant. Review time depends on the complexity of the project and can take up to 90 days.

Type of application: @ Design Review
Property Location 5000 - 5090 Old Gentilly

Interim Zoning Districts Appeal Moratorium Appeal

APPLICANT INFORMATION

Applicant Identity: Property Owner

Applicant Name Ke"y DUggan
2131 Bienville St

® Agent

Applicant Address

city New Orleans State LA

Zip 70112

Applicant Contact Number 504-605-3699

Email kelly@webreconsulting.com

PROPERTY OWNER INFORMATION
Big Easy Travel Center LLC

Property Owner Name

SAME AS ABOVE I:‘

Property Owner Address 2466 Toomey Rd

city West Monroe State LA

zip 71291

Property Owner Contact Number (337) 274-4280

Email pinupatell@gmail.com

PROJECT DESCRIPTION

New hotel construction

REASON FOR REVIEW (REQUIRED FOR DESIGN REVIEW)

Design Overlay District Review

[ Character Preservation Corridor
[ Riverfront Design Overlay

[_ Enhancement Corridor

[ Corridor Transformation

L Greenway Corridor

L Others as required

ADDITIONAL INFORMATION

Current Use Truck St0p

Non-Design Overlay District Review
¥ Development over 40,000 sf

[ Public Market

[ CBD FAR Bonus

[ Wireless Antenna/Tower

[J Changes to Approved Plans
[ 1 DAC Review of Public Projects
[] Others as Required

[ Educational Facility

Truck stop + hotel

Proposed Use

Square Number

GENTILLY RDRSTRACT Lot Number 2-A

Permeable Open Space (sf) 62,848

New Development? Yes @ No Addition?
Existing Structure(s)? Yes No @ Renovations?
Change in Use? Yes No @ Existing Signs?
New Sign(s)? Yes No @ Lot Area (sf)

1300 PERDIDO ST, NEW ORLEANS, LA 70112 « (504) 658-7100

Yes No @ Tenant Width 17T

Yes No @ Building Width 177"

Yes @ No Lot Width (sf) 434.86'

316282 BuildingArea (sf) 40,518

PAGE 1 OF 2



!} CITY OF NEW ORLEANS
"ﬁﬁ PERMITS & LICENSES Date Received by

Tracking Number

Building/Construction @
Related Permit

DEVELOPMENT PLAN AND DESIGN REVIEW APPLICATION

REQUIRED ATTACHMENTS (One digital copy)

1. SITE PLAN 5. SIGNAGE PLAN

¥) North arrow, scale, and date of plan

¥) Location, dimensions, and area of permeable open space

¥) Name, address of the professional who prepared the plan

¥) Legend of symbols, patterns, and abbreviations used

¥) The entire lot(s), including area and property lines
dimensioned (including gross area of the site)

¥) Curb cuts, interior streets, driveways, and parking and
loading areas with dimensions and total area (sf)

¥) Location and dimensions of buildings and structures, includ-
ing total floor area and distance from property lines

¥) Location of refuse storage locations

¢) Proposed right-of-way improvements including sidewalks
and plantings, and pedestrian walkways

¥) Fence location, height, and materials

2. FLOOR PLAN

¥) Indicating the dimensions and square footage of proposed
development

¥) Room use
¥) Location of all walls, doors, and windows

¥) Proposed Signage with overall height, width, and materials

¥ Building Elevation (including building width and height)

¥ Site plan showing the location of all proposed detached
sign(s) along with setback dimensions.

. LANDSCAPE PLAN

¥) Name and address of professional who prepared the plan.
Landscape plans shall be prepared by a registered landscape
architect licensed by the Louisiana Horticulture Commission

¥) All landscape plans shall meet the minimum requirements of
site plans

¥) Legend defining all symbols, patterns, and
abbreviations used

¥) Location, quantity, size, name, and condition (both botanical
and common) of all existing and proposed plant materials
and trees.

¥) Description of all tree preservation measures on-site and in
the public right-of-way

¥) Width, depth, and area of landscaped area(s)
¥) Proposed right-of-way improvements and pedestrian
walkways

_ ] ) Planting proposed in the right-of-way must have Parks and
¥) Location of all plumbing fixtures Parkways approval
¥) Location of major appliances/mechanical equipment

¥) Stairway location 7. PHOTOS

¥ Firewall location (if applicable) ¥) Photographs of the subject site and/or building

3. ARCHITECTURAL ELEVATIONS 8. NARRATIVE

¥) Architectural elevations of easch side of the proposed struc-
ture drawn to scale indicating height, architectural elements,
materials, colors, and textures proposed for any structures.

¥) Narrative addressing compliance with applicable Compre-
hensive Zoning Ordinance requirements and design goals

4. LIGHTING PLAN 9. COLOR ELEVATIONS/RENDERING (DAC ONLY)

¥) Location of all exterior lighting, including those mounted on
poles and walls

¥) Types, style, height, and the number of fixtures

¥) Manufacturer’s illustrations and specifications of fixtures

¥) Color elevations and/or renderings are required for projects
that trigger review by the Design Advisory Committee

FEES
Compliant Plan $225
CBD Demolitions $500
Moratorium Appeals $1,000

1300 PERDIDO ST, NEW ORLEANS, LA 70112 « (504) 658-7100 PAGE 2 OF 2
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