
Summary 

Aerial Photograph Subject Property     

Project Description 

A Final Review of a 33-story mixed use 

building (residential, hotel, commercial) and 

integral parking garage with 129 dwelling 

units, 228 hotel keys, ballroom, meeting 

space and 741 parking spaces. 

 

Project Background 

▪ Commission District 4 

▪ Site includes 7 parcels zoned AC-3A/T 

and is approximately 1.5 acres. 

▪ There are 5 unprotected historic 

resources on the site. 

▪ Project received a courtesy review at the 

August 2020 ARB meeting (ARB2020-

10039) 

▪ Applicant has received approval for the 

master plan at the September 15, 2020 

Municipal Planning Board meeting 

(MPL2020-10058).  And additional 

approval through determination 

(DET2022-10098). 
 

 

Public Notice 
A placard advertising this ARB meeting was posted 

at the subject property;  as of September 8, 2022, 

no inquiries or comments have been received 

regarding this application. 

 Appearance Review Board Staff Report  

September 15, 2022 

 
Case Number 

ARB2022-10046 

Applicant 

Brooks Stickler, Kimley-

Horn and Associates 

Owner 

Multiple Owners-see appli-

cation. 

Requested Action 

Request for a certificate of 

appearance approval for a 

33 story mixed used build-

ing.   

Recommendation 

Approval of the request 

subject to the conditions in 

the staff report 

Project Planner 

Richard Forbes, AIA 

Pine and Lake Mixed Use Tower 
319 E Church St. Final Review 
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The subject property is located south of East Pine Street, West of Lake Avenue and north of East Church Street and is comprised of 7 

parcels totaling approximately 1.5 acres.  The parcel ID’s are 29-22-25-1940-00-151, 160, 170, 181, 190, 200, 210.  The parcels are 

zoned AC-3A/T.  The Waverly apartments are to the north, The Paramount to the north east, Cititower to the east, 420 East Church 

Street to the south east and Orlando Lutheran Towers to the south.  To the west is a multi story parking garage that includes a strip of 

land containing vegetation and walkways. 

The parcels currently contain 5 unprotected historic resources including a 3 story, 44 unit apartment building from 1922, 3 houses da-

ting from 1910 to 1925 that have been converted to offices, a 1923 commercial building and associated parking areas.  One tree on 

Lake Avenue and one tree on Church Street are proposed to be preserved within the streetscape.  If these trees are not able to be pre-

served then streetscape redesign including additional street trees will be required. 

 

The applicant is requesting a Final Review from the ARB for a mixed use 33-story building to include residential, hotel, commercial and 

conference uses with 129 dwelling units and 228 hotel rooms as well as a 741 space parking garage.  The applicant has received ap-

proval for a Master Plan for the development that was reviewed at the September 15, 2020 Municipal Planning Board meeting 

(MPL2020-10058).  A subsequent determination was issued relating to use and height changes (DET2022-10098). 

 

The entrance to the conference center is on Church, hotel on Lake and condominium on Pine.  There are restaurants on the northeast 

and southeast corners as well as service areas and garage access points.  The upper floors are divided vertically into 3 distinct sections.  

The base is formed by the lobbies, restaurants, integral parking garage, rooftop amenities and conference spaces.  The base roof con-

tains gym and pool on level 9, the level above the ballroom now has an outdoor garden with glass chapel feature.   A ‘T’ shaped curved 

tower rises from the base with the hotel on levels 10-16 and residences on levels 19-32.  The hotel forms a plain shaft and then the 

residences above are articulated with balconies.  The uppermost roof level has outdoor space as well as the sky club and penthouse. 

 

The design uses a glass curtain wall system combining vision glass and spandrel glass that covers the structure of the tower along with 

monolithic glass balcony railings.  The podium has curtain wall and fritted glass fins at the conference entrance.  The vision and span-

drel are adjacent on the façade and create vertical stripes in the hotel section.  Metalwork is noted to have silver finish. 

 

East Pine Street forms the northern edge of the site and at this point the street right of way is narrow.  A dedicated cycle track is 

planned for the south Site of Pine Street and the new development must accommodate these plans.  A 15 foot streetscape is needed 

on Pine and plans show that generally there is 15 feet except for a minimal pinch point at the western and eastern edges of the site 

where the building extends over approximately a foot into the required area at 21 feet above the sidewalk.  The canopy shown on Pine 

Street extends far into the travel lane and appears to offer little protection.   

 

The west façade of the podium is on the property line and is a solid wall.  Material from the north façade wraps around onto the west 

façade and will provide visual interest in this visible area.  It is unclear how the treatment on the southwest corner will provide similar 

interest.  Much of the parking garage is screened because there are occupied spaces lining it and the west podium wall is solid.  In are-

as where there are openings to the garage, metal mesh screening is proposed and it is unclear how much screening will be provided by 

the treatment. 

 

At the courtesy review, the proposed art work was required to be presented as part of the final review. The artwork must come back for 

additional major review.  The glass chapel feature shown on the roof will also need additional major review. 

 

Staff design concerns at the Courtesy Review were:  

Condo entrance canopy may not provide enough protection. 

Garage Screening. It is unclear at this stage how much screening the perforated metal garage material will provide to limit the view of 

vehicles and lights. 

Glass.  Clarity of glass as renderings show a very transparent vision.  Design includes vision and spandrel glass adjacent to one another.  

Show mockup for final review. 

West elevation of podium on south edge at Church Street. 

Venting/Exhaust.  Not clear where venting is routed. 

Protection of existing trees on Lake Avenue and East Church Street. 

Mechanical Levels 17-18- this area is clad in a metallic finish fiber cement product and needs clarification on how that will mesh with 

other materials. 

 

The building is well designed and staff is in support of the project subject to the conditions in the staff report. 

 

 

 

 

 

Project Overview  
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1. ARB Approval 

A. Minor modifications to this ARB approval will require additional ARB staff review and approval.  Major modifications may require 

additional ARB board approvals. 

B. ARB approval does not grant permission to construct and/or install.  All necessary permits must be obtained prior to commence-

ment of construction activity.  

2. Transparency: The ground floor building walls facing all streets shall contain a minimum of 30% of transparent materials. A minimum of 

15% transparency shall be provided on all floors facing the street above the ground level.  All glass at the ground level shall be clear. 

Minimum light transmittance shall be 80%. High performance or low-e glass may be considered as an alternative with a minimum trans-

mittance of 60%. No windows shall be dry-walled, or have permanent partitions installed on the interior to block natural surveillance. 

Tinted, reflective, or spandrel glass is not permitted.  

3. Streetscape:  

a. East Pine Street requires a modified 15 foot wide treatment 4 with paving to back of curb.  Street Trees – High-rise or cathedral live 

oaks shall be used as canopy trees where applicable.   East Pine Street must also accommodate the future cycle track that will be 

located on the south side of Pine Street.  Modifications to the Pine Street Streetscape shall require additional staff review. 

b. South Lake Avenue requires a 15 foot wide modified treatment 4 with paving to back of curb.   The goal is to retain at least one of 

the existing street trees that are currently located in the right of way.  New street trees shall be High-rise or cathedral live oaks.  If the 

existing Lake Avenue tree is unable to be retained then additional street trees are required and will require additional staff review. 

c. East Church Street requires a 15 foot wide modified treatment 4 with paving to back of curb.  The goal is to retail one of the existing 

street trees that are currently located in the right of way.  If the existing Church Street tree is unable to be retained then additional 

street trees are required and will require additional staff review.  New street trees shall be High-rise or cathedral live oaks.  

d. Structural Soil – To minimize root damage to adjacent pavement areas structural soil or an approved equivalent shall be installed 

around all canopy street trees consistent with Detail 3.4-O and 3.4-P of the Downtown Streetscape Guidelines. 

e. Street Lights – Double acorn streetlights consistent with the Downtown Streetscape Design Guidelines shall be used on all streets 

and spaced based on the OUC lighting requirements.  The street lights shall be located no closer than 2-feet to any sidewalk connec-

tions to the on-street parking areas or intersection hardscape.   

f. Pedestrian Paths – Sidewalks and streetscape on all streets shall be constructed based on the requirements for Streetscape Treat-

ment 4 of the Downtown Streetscape Design Guidelines.  All cells in the sidewalk will be finished with 2”-3” troweled edges and a 

medium broom finish that is perpendicular to the centerline of the street consistent with Treatment 4 of the Downtown Streetscape 

Design Guidelines. Intersection corner treatments and on-street parking spaces shall be Lawrenceville brick and installed according 

to the guidelines for Downtown Streetscape Treatment 4. 

g. Corner treatments shall provide two accessibility ramps at each corner perpendicular to the centerline. 

h. The pedestrian crossing at the loading zone entry and garage entry and exit shall be raised to be at same grade as the sidewalk ad-

jacent to the driveway in order to clearly define the pedestrian area. The crosswalk surface shall be Lawrenceville brick. Reflective 

paint alone is not acceptable, however may be used in conjunction with pavers or other surface to outline the pedestrian path for 

night time safety.   The mid-block curb cuts into the garage shall meet the mid-block curb cut standard in the Downtown Streetscape 

Guidelines. 

i. Valve and Junction Boxes—All at grade junction, valve and control boxes shall be traffic bearing grade boxes and lids. 
3. Principal Entrances.  Each use enters on a separate façade and each entry has a special canopy.  The canopies shall meet LDC 61.204 

and not project closer than 24 inches from the back of curb or create a rain runoff issue onto the sidewalk. 

4. Art.  Art—the art work proposed for the south and north entry areas shall be presented as part of an additional ARB Minor Review. 

5. Parking Garage:  

a) The parking garage podium shall have a solid opaque wall 42 inches high at all parking levels to block vehicle views.  The park-

ing garage shall be articulated architecturally on all elevations, and designed to achieve an architectural unity with the remain-

der of the building by reflecting the character, scale and massing of the occupied spaces of the building. Garage screening 

shall limit views into the garage.  The metal screening shall have additional staff review to determine how effective the screen-

ing will be. 

b) Garage lighting shall be shielded from view.  

c) Angled exterior ramping shall not be visible from the right-of-way and shall be obscured from view through the use of exterior 

metal screening, or other alternative methods.  

d) The slope of the grade preceding the exit of a parking garage shall not exceed 2% for a minimum of 25 feet.  

e) Finished screening material shall wrap around from the Church Street façade onto the west wall of the garage a minimum of 

20 feet. 

6. Materials. Physical samples of the materials shall be provided to staff for approval prior to permits. 

7. Pedestrian Scale Detailing. A durable stone, cast stone, pre-cast concrete, or such other material that may be deemed appropriate and 

durable by the Appearance Review Officer, shall be utilized along the base of the building, except where storefront glass is provided. 

8. Existing Buildings on Site.   There are five unprotected historic resources on site.  Update the existing Florida Master Site Files (FMSF) 

with the State Division of Historical Resources (Copy to Orlando Historic Preservation Office) to include demolition date and recent pho-

tographs.  Resources on site are 316 E Pine St (FMSF-OR00105), 108 S Lake Av (FMSF-OR03346), 111 S Lake Av (FMSF-OR03347), 

319 E Church St (FMSF-OR3348), 323 E Church St (FMSF-OR3349). 

9. Existing Trees on Site. There are multiple large canopy trees on this site and within the ROW. These trees shall remain, at minimum,  

until such time as a building permit has been issued for the foundation of the building and construction commences.  
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10. Exterior Solid Doors. Security view panels shall be provided in all exterior solid doors to provide visibility for pedestrians exiting, including 

emergency exit doors.  

11. Service Area/Utilities. All utilities, trash disposal pick-up, and other maintenance facilities shall be located on the interior of the parking 

garage, and not adjacent to the pedestrian sidewalks.  All utilities must be screened from view. 

12. Venting & Exhaust. All potential restaurant venting and restaurant exhaust shall be directed to the roof of the building and shall not be 

visible from the public right-of-way.  Restaurant venting is not permitted on any façade of the building. All other venting and exhaust for 

mechanical and utilities shall be a minimum of 10 ft. above grade and shall be integrated with the building design so as to be seamless 

with the overall architecture of the building.   

13. Mechanical Equipment. All mechanical equipment shall be screened and meet the conditions of the LDC.    

14. Backflow Preventer. Backflow preventer[s] shall be located so as to not be directly visible from the right-of-way and should be screened 

from view where necessary. They shall be clearly identified on the final site plan.  

15. Fencing. Any fencing on the site shall be an open, CPTED-approved fence, such as aluminum or wrought-iron picket fencing.   Chain link 

fencing is prohibited.   

16. Signage. A Master Sign Plan including both the residential, hotel and retail signage at the ground level shall be provided and reviewed 

as a separate ARB review prior to the issuance of building permits for exterior signage. It shall clearly show how signage will be allocated 

between the tenants and the site as a whole and provide placeholders for locations of proposed signage.  High-rise signs are permitted 

where consistent with Sec. 64.246 of the Land Development Code but will require an ARB Major Review prior to permitting. 

17. Sustainable design and construction methods.  Water conservation, energy conservation, and low-maintenance landscape design are 

strongly encouraged. 

18. Telecommunications Equipment Screening. Buildings shall be designed to accommodate future placement of telecommunications 

equipment. Recommend screening areas be built into rooftop areas so that the placement and screening of the equipment does not 

become an afterthought.  

 



View of adjacent parking garage at northwest corner of site 

View Looking East Along Pine St 

Site Photos 
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View Looking South Along Lake Avenue 

View Looking South at Northeast corner of site 



Site Photos 
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View of Southeast Corner of Site at Church and Lake 

View Looking at West side of Lake Avenue 



Site Photos 
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View of Existing Building on Church Street 

View Looking West Along Church Street 



Existing Survey and Tree Survey  
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Conceptual Site Plan 
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Drainage Plan 
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Landscape Plan 
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Project Views 
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Building Sections and Information  

Page 14  

 



Ground Level 
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Levels 2-3 
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Levels 4 and 5 
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Levels 6-7 
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Levels 8-9 
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Levels 10-11 
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Levels 12-16 Hotel, Levels 19-28 Condo 
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Levels 17-18 
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Level 19, Levels 29-31 
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Levels 32-34 
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Roof Plan 
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Hotel Unit Plans and Summary  
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Residential Unit Plans and Summary  
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North Elevation-Pine Street 
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East Elevation-Lake Avenue 
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South Elevation-Church Street 
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West Elevation 
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Entry Sections 
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Aerial Renderings 
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View of Corner of Lake and Pine  
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View Looking East on Pine 
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Street View of North and South Entrances  
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Hotel Entrance  
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Hotel Lobby 
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Unit Plans-Enlarged 
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Unit Plans-Enlarged 
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Images of Materials 
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Site Photos 
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