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30 
Staff Report 

 

2700 Block of Lincoln Way  
River Caddis Development Agreement 

 
August 9, 2016 

 
BACKGROUND: 
 
On April 26th the City Council referred to staff a letter from Chuck Winkleblack, 
representing the developer, River Caddis Development, LLC, seeking to initiate a Minor 
Amendment to the Land Use Policy Plan (LUPP) for the 2700 block of Lincoln Way and 
associated processes needed for the redevelopment of the properties to a single mixed-
use commercial and student housing development. City Council determined on June 
14th that the developer could proceed with related applications for a Minor LUPP 
Amendment, zoning text amendments, rezoning, and an Urban Revitalization Area with 
a development agreement to pursue their development concept. The City Council is 
now asked to provide direction on City interests for support of Urban 
Revitalization and a development agreement for partial property tax abatement of 
the project and any project specific criteria. With City Council’s direction to 
proceed, staff will create an URA Plan and negotiate a development agreement for 
City Council’s approval. 
 
The 2700 Block site is made up of seven properties south of Lincoln Way between 
Hyland and Sheldon Avenues and totals approximately 1.8 acres. (See Attachment A – 
Location Map). The properties currently have a mix of commercial uses, a gas station, 
and multi-family housing. Approximately 0.6 acres of the area is currently used for 
commercial uses and 1.2 acres is used for residential high density.  
 
To date the developer has pursued interest in two different versions of the project – a 
boutique hotel option and a large hotel option. The boutique hotel option described on 
June14th would have 25 guest rooms, a bistro space, commercial space, a membership 
fitness facility for residents and the public, a residential lobby, and leasing offices all on 
the ground floor along the streets. The hotel use would be along Hyland and the 
commercial types of uses would be along Lincoln Way and Sheldon. Residential 
apartments units would be on the first floor at the rear of building adjacent to parking. 
The developer also desires to have roof deck amenity space above the parking garage 
(approximately 25 feet above the sidewalk) along Sheldon and additional courtyard and 
study areas for residents. 
 
The total bedroom count for this boutique hotel option is approximately 500 bedrooms. 
The project would include parking at grade accessed from Hyland and parking that is 
below grade accessed from Sheldon. The developer desires to have stacked parking 
with a valet to serve the hotel guests. (See Attachment C Developer Concept for 
Boutique Hotel Building.) 
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The following table describes the allocation of space on the ground floor of the Boutique 
Hotel option. 

2700 Block Lincoln Way Boutique Hotel Concept 
In Square Feet 

(Concept Plan Dated 07/07/16) 

Lot Area 
 

78,400 

Building Footprint 50,000 

Commercial Area along street 
 

 
Restaurant 2,000 

 
Fitness Center 2,500 

 
Retail Space 3,400 

 
Bike Parking and Valet 1,400 

Total Commercial Area 9,300 

Residential Area along street 
 

 
Hotel Lobby 1,200 

 
Apartment Lobby 1,500 

 
Leasing Office 500 

 
Study Areas 700 

Total Residential Area 3,900 

 
In review of the above concept, staff has provided direction on how configurations of 
residential areas may or may not meet the CSC zoning requirements. There is a related 
text amendment to this development that addresses the issue of residential use along 
the ground floor of the project. 
 
The second option for the project is the large hotel option. The large hotel would 
consist of 110 guest rooms and the building would be situated at the corner of Sheldon 
and Lincoln Way. The hotel would be a full service hotel with bar and restaurant. The 
hotel would be designed as a standalone use without student apartments within the 
hotel part of the building. The developer would then develop a mixed use building with 
approximately 400 beds in apartments. Commercial uses would be located along the 
ground floor of Lincoln Way with housing along Hyland. The mix of commercial and 
sizes are not finalized at this time, but there would potentially be less commercial area 
along the street than the boutique hotel option. Although the developer is interested in 
this concept, he has found issues in providing for the increased parking on site that is 
needed for the larger hotel. The developer may pursue text amendments for reduced 
hotel parking and the aforementioned CSC zoning changes for residential use on the 
ground floor.    
 
Urban Revitalization Area 

The subject site is partially within the current Campustown Urban Revitalization Area 
(URA). The Campustown URA includes criteria for use, design, and public safety that 
must be met before a property is eligible for partial property tax abatement on either a 3, 



3 
 

5, or 10 year schedule (See Attachment B Campustown URA). The developer desires 
creation of a new URA for the site rather than having the current Campustown 
URA applied to the whole site. The developer’s design with the hotel and 
arrangement of uses does not conform to the Campustown use requirements and rather 
than request changes to the Campustown URA, would prefer to have City Council enter 
into a development agreement for a project-specific URA. 
 
If City Council is interested in creating a URA for the site, it will require preparation of a 
URA Plan that is subject to a public hearing notification prior to approval of the plan.   
When creating a URA, the City Council can choose to establish eligibility criteria for a 
property owner to receive partial property tax abatement.  In this situation, staff and 
developer believe that using architectural plans for the project and specified terms of 
use in development agreement would better meet everyone’s interests compared to 
general criteria for the site.  A project-specific agreement would be similar to the 
approach taken with the recent Kingland project as compared to the recent mixed-use 
student housing projects of 2320 Lincoln Way and The Foundry that were approved 
under general criteria of the Campustown URA.   
 
The City has traditionally used the tool of partial property tax abatement to incentive 
activities and uses that further a City interest, remove blighted conditions, or for 
economic development.  Typically, the City asks for elements to be added to a project 
that are above and beyond the base zoning standards to ensure the City has received 
an extra benefit from the use of the incentive.   Examples of added features included 
higher quality building materials (i.e. clay brick, metal panels, windows), enhanced 
public safety measures (security cameras, fixed windows, etc.), structured parking, and 
commercial uses.  To proceed with a development agreement staff needs to have 
general direction on any specific issues to be addressed by the project.    
 
Staff has created a list of general issues that could apply to the project site based upon 
the current Campustown URA, general comments from the public about the 
Campustown projects, and staff-generated items from working with the developer on the 
project concept: 
 

1. Require a minimum amount of commercial space with multiple tenant options 
a. Require a minimum of one full restaurant space with initial installation of 

mechanical chases and other related improvements for full cooking 
abilities. 

b. Creation of a minimum of one tenant space that is less than 1,200 square 
feet to support a small business need. 
 

2. Utilize public safety measures from the Campustown URA matrix for video 
surveillance, wider doors, hallways, stairwells, fixed windows, restrictions on 
access of residents to commercial areas. (This would allow for approval of roof 
deck amenity space, subject to police review) 

 
3. Require development of a minimum of 25 hotel rooms. 
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a. Include terms for operation of boutique hotel for room rentals and having 
on site staff. 

 
4. The key project design components would be decided through approval of 

specific architectural elevations and a site plan (see attached initial concept 
Attachment C). 

a. Use of clay brick, a high percentage of windows on the upper levels, and 
architectural metals to create building identity and interest.  

b. Allowance for other façade materials to be included in a façade as 
secondary materials.   

c. Bring facade materials down to the street level to avoid a look of a large 
building placed on a podium. 

d. Include elements of building relief to break down long facades. 
e. Include commercial window transparency along the street level. 
f. Promote features of unique identity as described in the Campustown 

Ideabook.   
g. Promote use of “walk-up” residential apartment units along Hyland. 

 
Note staff would continue to work with the developer to refine the concept 
drawing and its details to address these interests before its approval. 

 
5. Limit signage to Lincoln Way and Sheldon.  A sign program identifying general 

design details, lighting style, and locations shall be approved by Planning Staff 
prior to the issuance of a sign permit. 
 

6. Provide a setback at the ground level along Lincoln Way to widen the sidewalk’s 
functional width from its current 8 feet to 12 feet, with a desire of 15 feet if 
feasible.   
 
 

When reviewing the above list, it is appropriate to compare it to the current 
Campustown URA criteria. The most notable differences are the requested 
allowance for the roof deck amenity space along Sheldon, a mixed use building 
that does not have 70% of parking within a structure, a mixed use building that 
does not have household living of apartments solely above commercial, and 
architectural finishes that are less than the 100%/80% brick ratios for other 
projects in Campustown, and a small number of bedrooms without an external 
window. All of these types of features would be required under the general criteria of 
Campustown, but in this circumstance it may be acceptable to approve an individual 
project with different features when it meets the overall intent and goals of the City.   
 
In addition to the basic elements described above, the City Council could address other 
interests that may pertain to this type of a project or this particular site. Issues related to 
the design of the project and uses within the project could include:  

 Total square footage of commercial, configuration or size of commercial spaces. 

 Limits on the types of uses or limits on “formula retail.” 
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 Specification of types of materials or inclusion of additional architectural features 
that express greater individuality for the building and break down the overall 
mass of the project.  

 Changes in height of the building or transitions in height or mass adjacent to 
other properties, specifically across from Hyland. 

 Additional parking on site that exceeds zoning requirements. 

 Other amenities for public art, green building features, or landscape treatments 
 

Staff Comments: 

In regards to the criteria for eligibility, staff believes the minimum expectations for a 
development are captured on the list within this reports.  Staff and the developer need 
direction on any specific interests to be included in the project as the developer refines 
their plans over the next month.   

Provided the City Council is interested in creating a new URA, staff would work with the 
developer under Council direction to refine the proposed project over the next month.  
Staff envisions returning the City Council on September 27th to review the draft URA 
Plan and the developer concept.  City Council would then decide to hold public hearing 
on the URA Plan with a minimum of 30 days of public notice prior to the public hearing.   

Staff believes the most important design issues for Council direction are the 
willingness to consider allowing for an outdoor rooftop amenity space along 
Sheldon that incorporates screen walls and protections for individuals below the 
space, interest or concerns with the building design concept, and specific 
direction on the mix of uses to include in the project.   
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Attachment A 
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Attachment B 
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Attachment B 
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