) DESIGN REVIEW COMMITTEE MEETING AGENDA

c Cityof g

amas Thursday, November 19, 2015, 5:00 PM
LS AT City Municipal Center, 616 NE 4th Avenue

CALL TO ORDER
INTRODUCTIONS

MEETING ITEMS

A.  One Stop Mini Storage (DR15-03)
Details: Proposal to construct five mini storage buildings, one of which includes an office. The
Design Review Committee (DRC) provides a recommendation to the decision maker that
includes consideration of the general design review standards of Camas Municipal Code
(CMC) Chapter 18.19 Design Review and the Design Review Manual (DRM).
Presenter: Lauren Hollenbeck, Senior Planner
Recommended Action: That the Design Review Committee (DRC) reviews the
submitted materials, deliberates, and forwards a recommendation to the Director for
a final decision.

& Exhibit 1 Staff Report - One Stop Mini Storage (DR15-03)
Exhibit 2 Design Review Checklist

Exhibit 3 Camas Design Review Manual

Exhibit 4 Applicant's narrative

Exhibit 5 Site plans and elevations

Exhibit 6 Photo

Exhibit 7 Lighting specs
Exhibit 8 Lighiting plan
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http://camas.legistar.com/gateway.aspx?M=F&ID=be790542-0112-4c66-a5c7-11b6b9409411.pdf
http://camas.legistar.com/gateway.aspx?M=F&ID=7aa2430b-06e9-4c49-9596-8cc8e82ecbfb.pdf
http://camas.legistar.com/gateway.aspx?M=F&ID=4b011399-6ebe-40d2-bb84-9652a2e7738d.pdf
http://camas.legistar.com/gateway.aspx?M=F&ID=d4b33c2d-fb41-4026-bc8c-aac7f58a1199.pdf
http://camas.legistar.com/gateway.aspx?M=F&ID=374eb238-e1c7-4109-af8d-91b546d52459.pdf

B. Valencia Short Plat (DR15-05)
Details: Proposal to construct three single family residential detached structures in the MF-18
zoning district. The Design Review Committee (DRC) provides a recommendation to the
decision maker that includes consideration of the general design review standards of Camas
Municipal Code (CMC) Chapter 18.19 Design Review and the Camas Design Review Manual
(DRM).
Presenter: Lauren Hollenbeck, Senior Planner
Recommended Action: That the Design Review Committee (DRM) reviews the
submitted materials, deliberates, and forwards a recommendation to the Director for
a final decision.

& Exhibit 1 Staff Report - Valencia Short Plat (DR15-05)
Exhibit 2 Design Review Checklist

Exhibit 3 Camas Design Review Manual

Exhibit 4 Applicant's Narrative
Exhibit 5 Site Plans

Exhibit 6 Landscape plan

Exhibit 7 Elevation drawings

C. Parker Village Townhouse Design Review (DR15-06)
Details: The applicant is proposing to develop 60 lots into townhouse and live/work units.
Design review is required for multi-family development.
Presenter: Robert Maul, Planning Manager
Recommended Action: Review the application, proceed through the design review
checklist and provide a recommendation to staff for final decision.

& Exhibit 1 Staff Report - Parker Village Townhomes (DR15-06)
Exhibit 2 Design Review Checklist

Exhibit 3 Camas Design Review Manual

Exhibit 4 Applicant's Design Review Checklist

Exhibit 5 Parker Village Design Review Manual Compliance Summary

Exhibit 6 Parker Village Narrative with maps and renderings

Exhibit 7 Multi-Family guidelines

Exhibit 8 Parker Village Lots 1-15 and 40-48

Exhibit 9 Parker Village Lots 16-39

Exhibit 10 Parker Village Lots 40-48 - fence detail NW Brady Road
Exhibit 11 Parker Village Lots 49-60

IV. MISCELLANEOUS UPDATES

V. ADJOURNMENT

NOTE: The City of Camas welcomes and encourages the participation of all of its citizens in the public meeting
process. A special effort will be made to ensure that persons with special needs have opportunities to
participate. For more information, please call (360) 834-6864.
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EXHIBIT 1
CityOf /é—\k Community Development Department

616 NE Fourth Avenue

Camas, WA 98607
WASHINGTON (360) 817-1568

STAFF REPORT
Design Review Application for One Stop Mini Storage
City File No. DR15-03
(Related Files: CUP08-01 and SPRV 15-06)

To: Design Review Committee

FROM: Lauren Hollenbeck, Senior Planner

APPLICANT: Laura Standridge, Standridge Design, Inc.

LOCATION: 3444 SE 2™ Ave
Parcel numbers 91045580, 91045578, 91045577, 91045584, 91045582,
719111000
Camas, WA 98607

APPLICABLE LAW: The application was submitted on July 27, 2015 and the applicable codes are those codes that
were in effect at the date of application. Camas Municipal Code Chapters (CMC): Title 18 Zoning (not exclusively):
CMC Chapter 17.21 Procedures for Public Improvements; CMC Chapter 18.19 Design Review; Camas Design Review
Manual (2002); and CMC Chapter 18.55 Administration and Procedures; and RCW 58.17.

BACKGROUND:

One Stop Mini Storage received a Conditional Use permit (city file no. CUP08-01) to complete a phased
expansion of their existing business. There are currently four buildings on the property constructed in
previous phases. The applicant is currently seeking design review approval of the remaining phases
which includes the construction of five buildings, one of which consists of an office, 19 parking stalls,
security fencing and landscaping.

The project area is bordered on the north by a parking lot, on the east by SE Lechner Street, on the
south by the Burlington Northern Santa Fe Railroad line, and on the west by single-family residences and
two apartment buildings.

The majority of the property is located within the Regional Commercial (RC) zoning district and one of
the parcels is located within the General Commercial (HC) zoning district in the City of Washougal. The
project is also located at a gateway area to the City of Camas.

PURPOSE:

Design Review is required under CMC Chapter 18.19. Design review is not intended to determine the
appropriate use on a parcel but rather review a proposed development for compliance with City codes
and plans related to landscaping, architectural elevations and other elements relative to required
improvements. The recommendations from the Design Review Committee (DRC) must consider the
general design review standards (CMC Chapter 18.19.050.A and the Camas Design Review Manual
“DRM” pages 4-7), along with the the specific standards for gateways (CMC Chapter 18.19.050.B and the
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DRM pages 8-10) and commercial uses (CMC Chapter 18.19.050.C and the DRM pages 11-13); which are
included in the enclosed Design Review Checklist.

STANDARD, GATEWAY AND COMMERCIAL DESIGN PRINCIPLES AND GUIDELINES:

The standard, gateway and commercial principles are required and must be demonstrated to have been
satisfied in overall intent for design review approval. The standard design guidelines are developed to
assist a project in meeting the established principles and each guideline should be adequately
addressed. If the proposal cannot meet a specific guideline, then an explanation should be provided by
the applicant as to why and how it will be mitigated to satisfy the intent of the design principles. The
development guidelines include five major categories: 1) Landscaping and Screening, 2) Architecture, 3)
Massing and Setbacks, 4) Historic & Heritage Preservation, and 5) Circulation and Connections. The
Design Review Checklist is enclosed to help guide the DRC in reviewing the standard design review
principles and guidelines.

RECOMMENDATION:

That the Design Review Committee reviews the submitted materials, deliberates, and forwards a
recommendation to the Director for a final decision.
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EXHIBIT 2

DESIGN REVIEW CHECKLIST
For One Stop Mini Storage DR15-03

The purpose of this sheet is to provide a simplified and expedited review of the design review principles and
guidelines using objective review standards. The standards are intended as tool for the decision-maker in
making findings that the proposal either achieves compliance with the intent of the principles or reasonably
mitigates any conflict. When reviewing the check sheet, the proposal should as a whole “meet” the standards
and thus be generally consistent with the overriding principles. [Compliance or non-compliance with any one
standard is not a determinant. However, where several standards fail, they should be offset by standards
that exceed other standards]

Standard Principles and Guidelines

1. Landscaping should be done with a purpose. It should be used as a tool to integrate the proposed
development into the surrounding environment.
Exceeds Meets | Fails NA

Landscaping, including trees, shrubs, and vegetative groundcover, is
provided to visually screen and buffer the use from adjoining less
intense uses and screening parking or other components viewed as
being less intrusive.

Signs are located on buildings or incorporated into the landscaping so
as not to be the main focus either during the day or night. (e.g. low
signs with vegetative backgrounds to soften visual impact). If
illuminated they shall be front lit. Efforts have been made to make
signs vandal resistant.

Outdoor furniture samples have been submitted consistent with the
overall project design.

Proposed fencing is incorporated into the landscaping so as to have
little or no visual impact.

The vegetation to be utilized includes native, low maintenance
plantings. Trees planted along streetscapes with overhead power
lines should include only those identified on the City’s Tree List.
Landscape lighting - low voltage, non-glare, indirect lighting is
directed, hooded or shielded away from neighboring properties.
Street lighting (poles, lamps) is substantially similar or architecturally
more significant than other street lighting existing on the same street
and will not conflict with any City approved street lighting plans for
the street.

Parking and building lighting is directed away from surrounding
properties through the use of hooding, shielding, siting and/or
landscaping.

2. All attempts should be made at minimizing the removal of significant natural features. Significant natural
features should be integrated into the overall site plan.

Exceeds Meets | Fails NA

Existing trees over 6” dbh that are not required to be removed to
accommodate the proposed development are retained and
incorporated into the landscape plan.

Rock outcropping’s, forested areas and water bodies are retained.
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3. Buildings should have a “finished” look. Any use of panelized materials should be integrated into the
development in a manner that achieves a seamless appearance.

Exceeds

Meets

Fails

NA

Use of corrugated materials, standing seam, T-1 11, or similar siding
materials are questionable, unless it can be shown through the use
of renderings or other visual applications that the use of these
materials will produce a development with a high visual (or aesthetic)
quality.

Buildings walls or fences visible from roadways should be articulated
in order to avoid a blank look. The walls can be broken up by
including some combination of window/display space, plantings,
offsetting walls with two-tone colors, or creating plazas, water
features, art (civic, pop, etc.) awnings, or similar devices.

The use of bold colors has been avoided unless used as minor
accents.

Higher density/larger structures abutting lower density residential
structures have been designed to mitigate size and scale differences.
In some cases, creating a natural buffer may be appropriate.

Specific Principles and Guidelines

Gateways

Exceeds

Meets

Fails

NA

Gateways shall be devoid of free-standing signs. Preexisting
freestanding signs will be subject to removal at the time of any new
development, redevelopment, or major rehabilitation on the site.

Business signage not placed on buildings shall be integrated into the
landscaping/streetscaping of the subject property.

Permanent signage within a gateway shall be standardized in a
manner that creates a consistent look within the gateway in question.

The surface of pedestrian walkways within intersections shall be
accentuated with a unique character.

A consistent streetscape lighting scheme shall be used.

The use of historic markers, information kiosks, project names,
architectural features, or other elements of the project should
promote the historic heritage of the site or surrounding area.

Trees and planting strips shall be used for separating vehicles and
pedestrian movements, as well as provide a secure and pedestrian
friendly environment.

Tree spacing will be determined by the species of trees planted.

Commercial

Exceeds

Meets

Fails

NA

On-site parking areas shall be placed to the interior of the
development unless site development proves prohibitive. All on-site
parking areas along adjacent roadways shall be screened with
landscaping.

Intersections should be illuminated, but not dominated by lighting.
Incorporating lighting into the landscape should be encouraged to
illuminate the quality of the natural environment.

Page 2 of 3




Parking spaces should be clustered in small groupings. Groupings
should be separated by landscaping to create a pedestrian friendly,
park like environment. Parking lot landscaping should be credited
toward the total landscaping requirement.

Since buildings define circulation routes, they should be placed as
close to streets and roads as the zoning code allows before being set
back to the interior or rear of the lot, unless site constraints make it
impossible or characteristics of surrounding properties already
developed make it incompatible.

Developments surrounded by residential areas or adjacent to
residentially zoned properties should be built with a residential feel
(i.e. size, scale, and materials compatible with neighboring buildings).

Buildings over two stories should have the third story and above
offset from the first two stories, if surrounding developments are less
than three stories or land use designations on adjacent sites do not
allow more than three story development.

New streets intersecting commercial properties should be designed
to create a safe environment. “Coving” techniques and “round-a-
bouts” should be considered for traffic calming when appropriate.
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EXHIBIT 3

CAMAS DESIGN REVIEW MANUAL.:
GATEWAYS, COMMERCIAL, MIXED-USE & MULTI-FAMILY USES

Prepared For:
Camas City Council

Prepared By:
Design Review Ad Hoc Committee

Revised December 2002
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Drawing from the cover of Municipal Research Service Center’s “Infill Development”
handbook.


lhollenbeck
Typewritten Text
EXHIBIT 3


Acknowledgements

Elected City Officials:

Dean Dosset — Mayor Helen Gerde — City Council Ward 4

Paul Dennis, AICP — City Council Ward 1 Mary Kufeldt-Antle — City Council Ward 5
C.R. “Woody” Woodruff — City Council Ward 2 Greg Anderson — City Council Ward 6
Scott Higgins — City Council Ward 3 Dale Thomas — City Council At-Large

Planning Commission:

Stan Pickard — Chair Steve Karnes
Charles Clark — Vice Chair Peter Nicholls
Carol Collier David Shepard

Jack Sprouse

Author/Editor:
Paul Dennis, AICP — Author
Phil Bourquin — Staff Planner/Editor

Kristin Berquist — Editor

Ad Hoc Committee Members:

Paul Dennis, AICP — Chair, City Council Barney Syverson — UCAN, Citizen

Francher Donaldson — Architect, Citizen Gene Simpson — Civil Engineer, Citizen

Casey O’Dell — Sharp Microelectronics of the
Americas (Industrial Park Tenant)

Camas Design Review Manual: Gateways, Commercial, Mixed-Use & Multi-Family Uses (Final Draft)  Page i



Table of Contents

P REFACE ...ttt ettt ettt et ettt e ettt e e e a bt e e R bt e e e Rt e e e e R bt e e e R et e e ante e e e aneeeeanneeeeanteeeenneeeeas 1
INTRODUCTION ...utttieiutieeeeuteeeeteeeesuteeeasseeeesaseeeeasteeeanseeeeamteeeaaseeeeamseeeeseeeesnseeeeanbeeeanneeeeanee 2
G0alS OF DESIGN REVIBW ......eeviiiiiiieite ettt te et te et ste e e st e sbeetesseestaenneanaesreentens 2
Design Principles vs. Development GUIAEIINES..........ccoveiieiiiieiree e 3
DeVElOPMENT GUIABTINES. . ...ttt bbbt 4
STANDARD PRINCIPLES & GUIDELINES ......uuuuuuuiiiiiiiiiiiiisinieissi e 4
Standard Design PriNCIPIES ..ot 4
Standard DeSign GUIAEIINES..........cuoiiii e re e 4
GATEWAY PRINCIPLES & GUIDELINES.....ccciittiiieiiiiiiee e ettt e et e st e e e e e e e 8
DESIGN PIINCIPIES ...ttt ettt e et e s ra e teeeeste e teeneeaneenas 8
DESIGN GUIABIINES ...t bbbttt 9
COMMERCIAL & MIXED-USE PRINCIPLES & GUIDELINES.......uuuuuuueituuinnnnnnninnnnnnnnnnnnnnnnnnnnnnnnes 11
DESIGN PIINCIPIES ...ttt e bbb nneene s 11
DESION GUILBIINES ...ttt e te et e b e st e et e sseesreeeesneenreeneeas 11
MULTI-FAMILY PRINCIPLES & GUIDELINES ....ceeuteeeeitteeeateeeeateeeasseeeesnseeesanseeeanneeessnneesssnnens 14
StACKEA HOUSING ...ttt et s b e et e e sbe e s e e ra e beeneesneenas 14
TOWNNOMES & ROWNOUSES ......cuviniiiiitiitietiee e 16
Duplex, TrPIEX, & FOUM-PIEX .......c.ccciiieie ettt sreeae s 17

Camas Design Review Manual: Gateways, Commercial, Mixed-Use & Multi-Family Uses (Final Draft)  Page ii



PREFACE

The Camas City Council formed the original Design Review Ad Hoc Committee (DRAC) at its
January 1998 planning retreat. The committee’s primary goal was to assess whether or not
design review would be a good idea for Camas. The DRAC reviewed materials collected from
the Municipal Research Services Center that included design review manuals from Bainbridge
Island, Gig Harbor, and Sumner, as well as news articles, legal opinions, and implementing
ordinances. The committee also conducted an informal survey at a United Camas Association of
Neighborhoods (UCAN) meeting and a telephone conference with the City of Olympia’s
Planning Director. At the end of June 1998, the committee reported back to the City Council
with their findings.

In order to answer the question, “is design review good for Camas?”, the committee tried to
decide from a community perspective what the purpose of design review would be. What should
it accomplish? What should it prevent? The DRAC concluded that a good starting point would
be to review the City’s Mission Statement which follows:

“The City of Camas commits to preserving its heritage, sustaining
and enhancing a high quality of life for all its citizens and
developing the community to meet the challenges of the future.
We take pride in preserving a healthful environment while
promoting economic growth. We encourage citizens to
participate in government and community, assisting the city
in its efforts to provide quality services consistent with
their desires and needs.”

Design review, in the context of the City’s mission statement, should aid in the preservation of
our community’s heritage; enhance our City’s quality of life; guide us through the challenges of
the future; preserve a healthy environment; promote economic growth; and enable citizens to
participate in the process.

Based on all the materials reviewed and the level of interest from UCAN members, the DRAC
concluded that design review was worth further investigation and recommended to the City
Council that a citizen committee be formed and that the members be made up of individuals
familiar with the development process. The City Council agreed to further study design review
by establishing a citizen committee to draft guidelines that could be successfully implemented
for the City. The citizen committee met every first and third Wednesday of each month since
September of 1998. Commercial guidelines were adopted in May, 2001, with the multi-family
and gateway sections being added to the Design Review Code in December, 2002. What
proceeds in this manual is the compilation of over three years worth of work by the DRAC.

Camas Design Review Manual: Gateways, Commercial, Mixed-Use & Multi-Family Uses (Final Draft) Page 1



INTRODUCTION

All proposals subject to design review should strive
to meet the goals of design review and address
each of the appropriate design principles and
development guidelines. In order to achieve the
established goals of design review, a set of design
principles and development guidelines have been
identified for both commercial and multi-family
land-uses. Design principles are the overriding
factors that each development proposal must
demonstrate it can achieve or reasonably mitigate.
Development guidelines are created to assist the
development’s applicant in accomplishing the
design principles as well as conform to the
established goals of design review.

GoOALS OF DESIGN REVIEW

Design Review Gods

Design Principals

Development Guidelines

The goals of design review are intended to establish the overall purpose (or intent) of the design
principles and development guidelines and set the stage for what they should be trying to

accomplish. The goals of design review are:

» All developments should be meaningful, add value, and produce a positive impact on the

immediate area, as well as the community;

» To encourage better design and site planning so that new development will preserve or
enhance the community's character as well as allow for diversity and creativity;

» To encourage compatibility with surrounding uses (zone transition) and quality design;

Y

To promote responsible development that results in an efficient use of the land,;

» To create a park like setting with the integration of the building, landscaping, and natural

environment;

> To preserve the community's heritage by incorporating a piece of the area's history into the

development;

» To facilitate early and on-going communication among property owners, neighborhoods, and

City officials;

» To increase public awareness of design issues and options; and

» To provide an objective basis for decisions that address visual impact and the community's

future growth.
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DESIGN PRINCIPLES VS. DEVELOPMENT GUIDELINES

Design principles are established for both multi-family and commercial uses and all uses located
within a gateway. An exception from the design review process is provided for those activities
subject to design review requirements for heritage register properties or districts [CMC
16.07.070]. Commercial uses in the context of design review include both traditional uses listed
as commercial under the zoning code as well as recreational, religious, cultural, educational and
governmental buildings and associated properties.

Design principles are the overriding factors that the development guidelines are trying to
accomplish. Every development proposal (whether the applicant is from a private, non-profit, or
public entity) that comes before the City must adequately address each of the design principles
and demonstrate that it can achieve the overall intent of the established principles. If a proposal
can not meet every development guideline set forth under each section, but has demonstrated that
it can achieve the overall intent of the established design principles, then the City may have
reason to allow the proposal to move forward through the approval process.
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DEVELOPMENT GUIDELINES

Development guidelines for gateways, multi-family, and commercial uses have been divided into
five major guideline categories: ® Landscaping & Screening, ® Architecture, © Massing &
Setbacks, ¢ Historic & Heritage Preservation, and © Circulation & Connections. Under each
major category is a list of general issues that should be addressed, if appropriate, by each
proposal subject to design review.

Landscaping & Screening: Massing & Setbacks:

Impervious vs. Pervious
Landscaping & Screening
Signage

Lighting

Outdoor Furnishings
Fences

Significant Trees
Outdoor Common Areas
Parkway

Architecture:
Signage
Lighting
Building Form (architecture)
Building Materials

Complement Surrounding Uses

View Shed

Infill

Density Provisions

Height, Bulk, Scale

Flexibility of Building Location (Preservation)
Zone Transition

Historic and Heritage Preservation:

Preservation of Existing Structures or Sites
Incorporate Historic/Heritage Information

Circulation & Connections:

Walkways, Trails & Parking

Transit Stops

Streetscape

Traffic Patterns (entrance, exits, delivery, etc)

Camas Design Review Manual: Gateways, Commercial, Mixed-Use & Multi-Family Uses (Final Draft)
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STANDARD PRINCIPLES & GUIDELINES

Standard principles and guidelines are applicable to all commercial, mixed-use and multi-family
developments, redevelopments (including change in use, e.g. residential to commercial), or
major rehabilitations (exterior changes requiring a building permit). Additional principles may
be found under each of the specific categories.

STANDARD DESIGN PRINCIPLES

A site plan should be provided by the applicant that identifies and illustrates how the proposed
development will meet the design principles. The site plan should include placement of
buildings, designated landscaped and open space areas, parking, and any other major
components of the development. The site plan should also include dimensions as to give all
reviewers a sense of scale. Rehabilitation projects are only required to address the principles and
guidelines that relate to the building permits they are seeking.

» Landscaping shall be done with purpose. It should be used as a tool to integrate the proposed
development with the surrounding environment as well as each of the major project elements
(e.g. parking, building(s), etc.).

» All attempts shall be made at minimizing the removal of significant natural features.
Significant natural features shall be integrated into the overall site plan.

» Buildings shall have a “finished” look. Any use of panelized materials shall be integrated
into the development in a manner that achieves a seamless appearance.

» A proposed development shall attempt to incorporate or enhance historic/heritage elements
related to the specific site or surrounding area.

STANDARD DESIGN GUIDELINES

The standard design guidelines serve as a guide to the development community (or project
proponent). These guidelines are developed to assist a project in meeting the established design
principles. Furthermore, a project should not be expected to meet every design guideline as long
as it can show it can achieve the overall intent of the design principles. However, the project
proponent is expected to adequately address each guideline and if it cannot meet a specific
guideline then provide an explanation as to why and how it will mitigate and still meet the intent
of the design principles.

Landscaping & Screening

» Landscaping and screening is an important factor in determining the overall character of the
building site. Landscaping should be done with purpose, such as providing a buffer against
less intense uses, screening parking or other components viewed as being intrusive, and
defining the streetscape.
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» Signage should be placed on buildings

or incorporated into the landscaping. If
signs are illuminated, then they shall be
front lit (light cast onto the face of the ]

sign from a source positioned in front of
the sign). Signage in the landscaping
should be built in to the vegetation to
keep it from being the main focus —

similar to the light industrial zones. G
Efforts should be made to make signs
vandal resistant. The intent is for the
landscape not to be dominated by
signage as well as to soften the visual
impact. (see exhibit 1)

» Outdoor furnishings, when used, should
be compatible with the immediate
environment.

» If the site is to be fenced, then the
fencing should be incorporated into the
landscaping so as to have little or no
visual impact. (see exhibit 2)

» The vegetation to be utilized should
encourage native, low maintenance
plantings. Trees planted along
streetscapes with overhead power lines
should include only those identified on
the City’s Street Tree List. When Exhibit 1.
possible, existing significant trees or
other natural features that do not pose a
hazard or hinder development should be
required to remain and be incorporated
into the landscaping and site plans. \

» Landscape lighting should be low N
voltage, non-glare, and indirect. Street
lighting, such as light poles and lamps, ?
should be compatible with other nearby %
lighting on the same street, unless other é 2 2, ] =
lighting is expected to be replaced in the % % /"WW%/ S
foreseeable future or a nostalgic theme l ! / I l ! \
compatible with the proposed
development is desired.

W/

~——

Exhibit 2.
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Massing & Setbacks “RESIDENTTAL

> Massing and setbacks are major e —G. R
elements of a site plan. These elements !_ REE,N__ “BELT
have the greatest impact as to how the , Tt T e }

proposed development relates to the
surrounding area and how individuals
living and visiting the area interact with
the development. Major components
that define the character and quality of
the proposed development include the
size, scale, and placement of buildings,

STREET

lot coverage, and traffic/pedestrian

. . JOR STREET
circulation. A

> Higher density/larger structures abutting  Exhibit 3.
lower density residential structures
should be designed to mitigate size and scale differences. In some cases, creating a natural
buffer may be appropriate. (see exhibit 3)

Architecture

Few restrictions should be placed on the architecture and building materials used in the
development. Instead, general guidelines are developed to identify the type of development
desired:

» Buildings should have a “finished”, sound, durable, and permanent appearance. Use of
panelized materials should be integrated into the development in a manner that achieves a
seamless appearance. This would bring into question the use of corrugated materials,
standing seam, T-1 11, or similar siding materials, unless it can be shown through the use of
renderings or other visual applications that the use of these materials will produce a
development with a high visual (or aesthetic) quality. The applicant and/or developer will be
held accountable for ensuring that the finished development resembles and is in compliance
with the submitted renderings as approved by the City.
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» Placement of buildings should
preserve significant natural features,
such as rocks, trees, etc. In doing so,
developers may make use of site
variances such as adjusting setbacks.
(see exhibit 4)

STREET

» Building walls or fences visible from
roadways should be articulated in
order to avoid a blank look. The wall
can be broken up by including some ' :
combination of window/display space, /AATJOR STREET
plantings, offsetting walls with two- ) [
tone colors, or creating plazas, water Exhibit 4.
features, art (civic, pop, etc.), awnings,
or similar devices. (see exhibit 5)

» The use of bold colors should be
avoided except when used as minor
accents.

Historic and Heritage
Preservation:

Exhibit 5.

» The use of Historic Markers,
information kiosks, project names,
architectural features, or other elements of the project should promote the historic heritage of
the site or surrounding area.
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GATEWAY PRINCIPLES & GUIDELINES

Gateways are entrances to the community. They portray an image of what one would expect to
find as they venture throughout the community. They assist in orientation and communication of
a sense of quality, civic pride, and history of the community. A gateway that is poorly planned
(or developed) sends an adverse message as to what the rest of the community is like — whether
accurate or not.

Two types of gateways are identified in this document as part of Camas’ design review process:

Primary Gateways — distinguishable
in that they encompass an entire Insert Map
corridor, whether several blocks or Exhibit 6.
miles, and are primary entrances into
the community. (see exhibit 6)

Secondary Gateways — are limited
to a specific intersection (or node) and
tend to be a secondary entry point into
the community, but have the potential to
become a primary gateway at some
point in the future.

The Gateway design principles and
guidelines are applied in addition to the
other design review sections. They do
not supercede or abolish other design
review guidelines but instead work in
concert. These principles and
guidelines are created to ensure
heightened attention is given to the
development/redevelopment of
properties located within the City’s
gateways.

DESIGN PRINCIPLES

Design principles are developed with the intent of being applied throughout the gateway area
regardless of the land use in question.

Gateways are special places within a city that help define the quality and character of the
community. The elements that comprise a gateway shall be treated in a manner that calls
attention to the fact that one has entered into the community. The following elements shall be
addressed:
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» Gateways shall be devoid of freestanding signs. Pre-existing freestanding signs will be
subject to removal at the time of any new development, redevelopment, or major
rehabilitation on the site. Exemptions include approved directional or community
information signage as approved by the City.

» Business signage not placed on buildings shall be integrated into the landscaping/
streetscaping of the subject property.

» Permanent signage within a gateway shall be standardized in a manner that creates a
consistent look within the gateway in question.

» The surface of pedestrian walkways within intersections shall be accentuated with a unique
character.

» A consistent streetscape lighting scheme shall be used.

> Where applicable (as determined by the City), sidewalks shall be separated from the roadway
through the use of planter strips (to be no less than 30 inches wide).

> When applicable (as determined by the City), trees of no less than two inches in diameter
shall be planted within planter strips at a spacing that creates the appearance of a continuous
canopy at tree maturation.

DESIGN GUIDELINES

The design guidelines for Gateways are more stringently applied than those for other sections of
the manual (e.g. commercial and multi-family). Guidelines that state a certain action “shall be
adhered to” are strictly enforced. Guidelines that use more suggestive terminology such as
“should” serve as a guide to meeting the overall intent. The project proponent is expected to
adequately address each guideline and if it cannot meet a specific guideline, then provide an
explanation as to why and demonstrate how it will mitigate and still meet the intent of the design
principles/guidelines.

Landscaping & Screening

» Signage shall be on buildings or incorporated into the landscaping. lllumination of signs
within landscaped areas shall be front-lit only, to keep the sign from being the main focus.
The intent is to soften the visual impact as well as for the landscape not to be dominated by
signage. (see exhibit 1)

Architecture

The type, scale, and placement of signage within a gateway can significantly effect the
visual/sensory interpretation of the physical quality of the area. Gateways that appear to be
littered with signage present a negative impression and an environment that individuals want to
avoid.

» Freestanding signs are not allowed to be erected within Gateways.

» Permanent signage within gateways shall be standardized in terms of size, color, and
materials.
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Historic and Heritage Preservation:

The use of historic markers, information kiosks, project names, architectural features, or other
elements of the project should promote the historic heritage of the site or surrounding area.

Circulation & Connections:

The streetscape and pedestrian movements are the elements of primarily interest for gateway
properties. Streetscaping assists in defining the physical character of the area and pedestrian
movements. The following additional accentuators can help further define pedestrian paths.

» Trees and planting strips shall be
used for separating vehicles and
pedestrian movements, as well as
provide a secure and pedestrian
friendly environment.

(see exhibit 7)

» Where applicable (as determined by
the City), sidewalks shall be
separated from the roadway through
the use of planter strips or planter
wells (to be no less than 30 inches
wide). (see exhibit 7)

» Tree spacing will be determined by
the species of trees planted. The
desired effect is a visual appearance
of a continuous foliage canopy at
maturity or seven years after tree
planting (which ever comes first).
(See exhibit 7)

» Patterned pavers shall be used to
define and accentuate pedestrian
pathways within intersections. They
include pattern stone, exposed
aggregate (as long as it has a
finished appearance), stamped
concrete, or similar paving
materials. (see exhibit 8)

» A consistent streetscape lighting
scheme shall be used that portrays
the primary development period,
architecture characteristics, or
predetermined theme as identified
in a concept plan, sub-area plan, or
master plan recognized by the City.

Exhibit 8.
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COMMERCIAL & MIXED-USE PRINCIPLES & GUIDELINES

In assessing how a proposed project addresses specific design guidelines, weight should be given
to the location of the property, topographic characteristics, size and shape, disposition of adjacent
properties, etc. For example, the specific character of the Community Commercial zoned
properties differ based on their general location, topography, and surrounding built environment.
For instance, one of the Community Commercial properties located in the Southwest portion of
the City has an auto oriented feel as it is surrounded by Highway 14 and Southeast 6th Avenue.
Another property located in Grass Valley has a somewhat rural feel as it is surrounded by
residential and wetlands. However, even though each area has a different feel, they all have
direct linkages to surrounding neighborhoods and, therefore, these properties should provide a
pedestrian friendly environment (one of the specific design principles) to the degree possible
along major street frontages.

DESIGN PRINCIPLES

The following design principles are intended to be applied to all new commercial and mixed-use
developments, redevelopments (including change in use, i.e. residential to commercial), or major
rehabilitations (exterior changes requiring a building permit). Properties shall develop in a
manner that portrays a quality image of the community.

» On-site parking areas shall be placed to the interior of the development unless site
development proves prohibitive. All required on-site parking areas along adjacent roadways
shall be screened with landscaping.

> Buildings shall be used to define the streetscape unless site conditions prove prohibitive.

» Structures abutting, located in, or located near less intensive uses or zoned areas (such as
commercial developments next to residential areas) shall be designed to mitigate size and
scale differences.

> Developments containing a multiple of uses/activities shall integrate each use/activity in a
manner that achieves a seamless appearance or creates a cohesive development.

» Mixed-use developments that place uses throughout the site (horizontal development) shall
organize elements in a manner that minimizes it’s impact on adjacent lower intensity uses.

» Walls shall be broken up to avoid a blank look and to provide a sense of scale.
» Outdoor lighting shall not be directed off site.

DESIGN GUIDELINES

The design guidelines developed for commercial and mixed-use developments are intended to
serve as a guide. A project should not be expected to meet every design guideline as long as it
can show it can achieve the overall intent of the design principles. However, the project
proponent is expected to adequately address each guideline and if it cannot meet a specific
guideline then provide an explanation as to why and how it will mitigate and still meet the intent
of the design principles.
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Landscaping & Screening

» A landscaping/vegetation plan needs to identify the type of plants or trees to be planted
within the foreground of the visual area (or street intersection). The use of vegetation native
to the Pacific Northwest (or Camas) should be encouraged, with the exception of noxious
weeds. Low maintenance/hardy landscaping should also be encouraged. A list of low
maintenance/hardy materials is available upon request.

> Intersections should be illuminated, but not dominated by lighting. Incorporating lighting
into the landscape should be encouraged to illuminate the quality of the natural environment.
Low voltage, non-glare, indirect lighting should be used exclusively for landscaping. Street
lighting, such as light poles and lamps, should be compatible with other nearby lighting on
the same street, unless other lighting is expected to be replaced in the foreseeable future.
Surrounding sites should be screened
from parking and building lighting.

» Parking spaces should be clustered in
small groupings. Groupings should be
separated by landscaping to create a
pedestrian friendly, park like
environment. Parking lot landscaping
should be credited toward the total
landscaping requirement. (see exhibit 9)

Exhibit 9.

» Commercial developments should be encouraged to include a community information kiosk.
The kiosk could be used to provide community information and/or incorporate
historic/heritage information relating to the specific site or surrounding area.
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Massing & Setbacks

Specific guidelines that should be addressed include:

» Since buildings define circulation
routes, they should be placed as close
to streets and roads as the zoning code
allows before being set back to the
interior or rear of the lot, unless site
constraints make it impossible or
characteristics of surrounding
properties already developed make it
incompatible. (see exhibit 10)

STREET

» Commercial structures abutting
residentially zoned areas should be

designed to mitigate size and scale t JAATOR STREET

differences. ) (

» On-site parking areas should be placed -
to the interior of the site whenever Exhibit 10.
possible. (see exhibit 10)

Architecture

> Developments surrounded by residential areas or adjacent to residentially zoned properties
should be built with a residential feel (i.e. size, scale, and materials compatible with
neighboring buildings).

» Buildings over two stories should have the third story and above offset from the first two
stories, if surrounding developments are less than three stories or land uses designations on
adjacent sites do not allow more than three story development.

» Outdoor lighting shall be hooded or shielded so as not to directly light adjoining or
neighboring properties.

Circulation & Connections

Most vacant and redevelopable commercial land within the City of Camas will occur along
existing roads or areas that have established circulation and connections. Therefore, the scope of
appropriate regulations in regards to connections and circulation is limited.

» Pathways define traffic/pedestrian movement. Buildings brought up to the road help define
these movements. Trees and/or planting strips shall be used for separating vehicles and
pedestrian movements, as well as provide a secure and pedestrian friendly environment.

> New streets intersecting commercial properties should be designed to create a safe
environment. “Coving” techniques and “round-a-bouts” should be considered for traffic
calming when appropriate.
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MULTI-FAMILY PRINCIPLES & GUIDELINES

Multi-Family structures vary significantly in form, scale, and function. Even a specific Multi-
Family type (i.e. apartment building, townhouse, duplex, etc.) can vary in size and shape
depending on the land use zone in question and site configuration. Therefore, a separate set of
Design Review principles and guidelines have been developed for three separate multi-family
structure categories:

Multi-Family Structures:

| Stacked Housing
| Townhome/Rowhouse
|_ Duplex/Tri-plex/Four-plex

The multi-family design principles and guidelines are intended to be applied to all new
development, redevelopment (including change in use, e.g. commercial to multi-family), or
major rehabilitation (exterior changes requiring a building permit), unless otherwise noted in
each subsection of this chapter.

STACKED HOUSING

All structures that have separate living units located on top of one another are considered stacked
housing. This includes garden apartments, flats, and low-, mid-, and high-rise structures. The
principles and guidelines developed for this housing type are intended to be applied regardless of
the underlying land use designation.

Design Principles

» All on-site parking areas shall be screened with landscaping. Parking spaces shall be
clustered in small groups of no more than 6-10 spaces.

» Stacked houses abutting or located in single-family residentially zoned areas shall be
designed to mitigate size and scale differences.

> Walls shall be articulated in order to avoid a blank look and to provide a sense of scale.

» Detached garages shall be located to the rear of stacked unit(s) so as not to be directly
viewable from a public street.

» Attached garages shall account for less than 50% of the front face of the structure. Garages
visible from the street shall be articulated by architectural features, such as windows, to avoid
a blank look.
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Design Guidelines

The design guidelines developed for stacked housing are intended to serve as a guide to the
development community (or project proponent). A project should not be expected to meet every
design guideline as long as it can show it can achieve the overall intent of the design principles.
However, the project proponent is expected to adequately address each guideline and if it cannot
meet a specific guideline, then provide an explanation as to why and how it will mitigate and still
meet the intent of the design principles.

Landscaping & Screening

A landscaping plan shall be submitted to the City that identifies:

» The vegetation to be utilized should encourage native, low maintenance plantings. Trees
planted along streetscapes with overhead power lines should include only those identified on
the City’s Street Tree List. When possible, existing significant trees or other natural features
that do not pose a hazard or hinder development should be required to remain and be
incorporated into the landscaping and site plans.

» Landscape lighting should be low voltage, non-glare, and indirect. Street lighting, such as
light poles and lamps, should be compatible with other nearby lighting on the same street,
unless other lighting is expected to be replaced in the foreseeable future or a nostalgic theme
compatible with the proposed development is desired. Surrounding sites should be screened
from parking and building lighting.

» Parking spaces should be clustered in small groupings. Groupings should be separated by
landscaping to create a pedestrian friendly, park-like environment. Parking lot landscaping
should be credited toward the total landscaping requirement. (see exhibit 9)

» Green belts should be used to separate different uses whenever possible. (see exhibit 3)

» The vertical intensity of landscaping should increase as the height of the structure increases.
With the exception of properties located in or abutting the Downtown Commercial (DC)
zone, greater setbacks can be used to create a greater buffer and lessen the need for more
intense vertical landscape materials.

Circulation & Connections

The following guideline is important to consider in terms of public safety or the perception
thereof:

» Pathways define traffic/pedestrian movement. Buildings brought up to the public right-of-
way help define these movements. Trees and/or planting strips shall be used for separating
vehicles and pedestrian movements as well as providing a secure and pedestrian friendly
environment.

Camas Design Review Manual: Gateways, Commercial, Mixed-Use & Multi-Family Uses (Final Draft)  Page 15



TOWNHOMES & ROWHOUSES

Townhomes and rowhouses tend to be made up of several one to three story units that are
attached (or connected) by a common wall. For the Design Review process, the
Townhome/Rowhouse regulations address structures with two to five units attached by a
common wall and configured in a townhouse style of structure. The principles and guidelines
developed for this housing type are intended to be applied regardless of the underlying land use
designation.

Design Principles

» All on-site parking areas (excluding driveways and garages) shall be screened with
landscaping.

> Buildings shall be used to define the streetscape unless site conditions prove prohibitive.

» Structures abutting or located in single family residentially zoned areas shall be designed to
mitigate size and scale differences when appropriate.

» Walls shall be articulated in order to avoid a blank look and to provide a sense of scale.

> Detached garages shall be located to the rear of the townhouse or rowhouse unit(s) so as not
to be directly viewable from a public street.

» Attached garages shall account for less than 50% of the front face of the structure. Garages
visible from the street shall be articulated by architectural features, such as windows, to avoid
a blank look.

Design Guidelines

The design guidelines developed for townhomes and rowhouses are intended to serve as a guide
to the development community (or project proponent).

Landscaping & Screening

A landscaping plan shall be submitted to the City that identifies:

» Green belts should be used to separate different uses or intensity of uses whenever possible.
(see exhibit 3)

» The vertical intensity of landscaping should increase as the height of the structure increases.
With the exception of properties located in or abutting the Downtown Commercial zone,
greater setbacks can be used to create a greater buffer and lessen the need for more intense
vertical landscape materials.
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Circulation & Connections

The following guideline is important to consider in terms of public safety or the perception there
of:

» Pathways define traffic/pedestrian movement. Buildings brought up to the public right-of-
way help define these movements. Trees and/or planting strips shall be used for separating
vehicles and pedestrian movements as well as providing a secure and pedestrian friendly
environment.

DuUPLEX, TRIPLEX, & FOUR-PLEX

Duplexes, triplexes, and four-plexes tend be constructed to resemble single family homes. For
the design review process, the Duplex/Triplex/Four-plex regulations address structures with two
to four units attached by a common wall that are configured to resemble a single-family style of
structure. The specific principles and guidelines developed for this housing type are mandatory
and intended to be applied regardless of the underlying land use designation.

Design Principles

» Garages shall account for less than 50% of the front face of the structure. Garages visible
from the street shall be articulated by architectural features, such as windows, to avoid a
blank look.

Design Guidelines

Architecture

» Garages shall account for less than 50% of the front face of the structure. Garages visible
from the street shall be articulated by architectural features, such as windows, to avoid a
blank look.

Camas Design Review Manual: Gateways, Commercial, Mixed-Use & Multi-Family Uses (Final Draft)  Page 17



One Stop Mini Storage

October 23, 2015
Page 3

I DEVELOPMENT SUMMARY INFORMATION

Owner:

Applicant / Contact:

Request:

Location:

Legal Description:

Zoning Designation:

OSMS, LLC

Attn: Don Kitterman

811 NE 112 Avenue, Suite 104
Vancouver, WA 98684

Standridge Design, Inc.

Attn: Laura Standridge, PE

113 W. 7" St., Ste 200
Vancouver, Washington 98660
(360) 852-1619

EXHIBIT 4

Site Plan and Design Review Approval

3444 SE 2" Avenue
City of Camas and City of Washougal

71911000, 91045573, 91045577, 91045578

Camas - RC (Regional Commercial)

Washougal — HC (Highway Commercial)
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. PROPOSAL DESCRIPTION/REQUESTED LAND USE REVIEW

In 2008, the applicant requested Conditional Use approval to complete a phased expansion of their
existing One Stop Mini Storage business. Phase 1, which included one building, has been
completed pursuant to the approvals received. The applicant now requests site plan and design
approval to construct Phases 2 thru 5, which will add five buildings to the existing facility, one of
which will include an office. An existing single-family residence located on the property will be

removed during Phase 5 to accommodate the completion of the project.

A detailed phasing plan is included in the plan set as sheet 4. The following is a summary of each

phase:
Phase Phase Area Building Area Paving Area Landscape Area
1 (constructed) 21,459 sq, ft. 7,000 sq. ft. 12,349 sq. ft. 1,940 sq. ft.
2 1,700 sq. ft. 1,700 sq. ft. 0 0
3 8,641 sq. ft. 3,570 sq. ft. 4,735 sq. ft. 336 sq. ft.
4 20,919 sq. ft. 6,000 sq. ft. 9,433 sq. ft. 5,486 sq. ft.
5 13,294 sq. ft. 5,600 sq. ft. 3.040 sq. ft. 4,654 sq. ft.
TOTAL SITE 66,013 sq. ft. 23,870 sq. ft. 29,557 sq. ft. 12,416 sq. ft.

The site gently slopes from north to south. Portions of the site are located within a Critical Aquifer
Recharge Area. A Level 1 Hydrogeologic Assessment was prepared for the development as part of
the previous conditional use approval. The Assessment identified the use of pervious pavement for
portions of the project within the wellhead protection of existing wells drilled near the property.

The project takes access from SE Lechner Street, and the public alley that runs through the project
from SE 2™ Avenue. The One Stop Mini Storage facility is surrounded by undeveloped property to
the north, residential properties to the east and west, and a BNSF railroad line to the south.

Adjacent properties are zoned Regional Commercial (RC).

As previously demonstrated in the conditional use approval, the total floor area of new and
existing buildings results in 89 average daily trips. This falls below the threshold for a traffic study.

As shown in this application, the proposal meets all applicable approval criteria.

CONFORMANCE WITH CITY OF CAMAS MUNICIPAL CODE

Chapter 18.18 Site Plan Review

18.18.060 Criteria for approval. The city shall consider approval of the site plans with specific
attention to the following:
A. Compatibility with the city’s comprehensive plan;

STANDRIDGE DESIGN, INC.

RESPONSE:
The proposed development is consistent with the City of Camas Comprehensive Plan. This
commercial project supports the development of a diverse economy, which highlighted in
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the Comprehensive Plan as the City’s land use philosophy. By permitting the expansion of
an existing successful business, the City is encouraging and fostering economic
development in an area designated for commercial development, consistent with
Comprehensive Plan Policy LU-12.

Compliance with all applicable design and development standards contained in this title
and other applicable regulations;

RESPONSE: The project conforms with all applicable design and development standards,
including the Gateway Area design principles and guidelines as documented in this
narrative:

Density and Dimensions are outlined in CMC 18.09.030. In the RC zone, no minimum lot
area, lot width, lot depth, setbacks, lot coverage or building height apply.

Landscaping will be provided per the standards of CMC 18.13.050. This includes 17% of
the gross site area being landscaped. Plant materials have been chosen for compatibility
with the proposed use as well as surrounding properties. Further discussion of landscaping
is provided in response to design review criteria.

Parking standards are outlined in CMC 18.11.130. The proposed “Storage” use requires
one parking space for every 1,000 square feet of gross floor area. A total of 18 spaces are
proposed for the 16,870 square footage of floor area associated with Phases 2 thru 5,
meeting this standard.

Parking areas will be landscaped in accordance with CMC 18.13.060. This includes
perimeter landscaping and planter strips interior to the parking areas. One tree is
provided for every three single-loaded parking stalls.

A wall sign is proposed for Building 2 adjacent to SE Lechner Street. In accordance with the
standards of CMC 18.15, the wall sign will not exceed 10% of the wall area. The wall sign
will include lettering mounted directly on the wall. Complimentary lettering colors will use
the light tan building color as their background.

As a secure storage facility, fencing is a necessity for the project. Visitors enter the site
from SE Lechner Street, and are able to park near the office. Beyond this point, the facility
will be accessed through gated entrances leading to individual buildings. Fencing is
proposed to best suit long-term maintenance and the needs of adjacent property owners.
As shown on the landscape plan, existing chain link fencing will be retained along the
northwestern property line. Chain link fencing will be provided along the southwestern
property line adjacent to existing residential uses, working in tandem with the proposed
landscaping to provide a visual barrier. Chain link fencing will form the site’s southern
boundary, providing security while maintaining visual access into the site.

Availability and accessibility of adequate public services such as roads, sanitary and storm
sewer, and water to serve the site at the time development is to occur, unless otherwise
provided by the applicable regulations;
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Chapter 18.19

18.19.050.A

RESPONSE: The proposed development will continue to take vehicular access from SE
Lechner Street. Sanitary sewer and water will also be extended from available connections
within SE Lechner Street. Stormwater will be infiltrated on-site.

Adequate provisions are made for other public and private services and utilities, parks and
trails;

RESPONSE: All public and private improvements will be made in accordance with City of
Camas Design Standards and/or applicable building codes. Therefore this criterion is met.

Adequate provisions are made for maintenance of public utilities; and

RESPONSE: All connections to public utilities will be made according to City Design
Standards, facilitating long-term maintenance.

All relevant statutory codes, regulations, ordinances and compliance with the same.

RESPONSE: Through this narrative and associated application materials, the applicant has
demonstrated compliance with all applicable codes, regulations and ordinances.

Design Review
Standard Principles

Landscaping shall be done with a purpose. It shall be used as a tool to integrate the
proposed development into the surrounding environment.

RESPONSE: Landscaping has been incorporated into the project design with specific
purpose. The first is to provide an attractive streetscape along SE Lechner Street. Oak and
cedar trees with an understory of David’s viburnum will provide year-round visual interest
along the street. Vision clearance at the entrance to the site is maintained by transitioning
to lawn.

Landscape islands are proposed within the onsite parking areas to provide screening.
These islands are generally provided at the required ratio and design standard. However,
an enhanced island is located immediately in front of the office building to signify arrival at
the entrance to the development. Landscaping is also provided around the office building
and along the pedestrian pathways.

Screening is designed to accommodate the needs of adjacent uses as well as long-term
maintenance. Where the development adjoins existing residential use, evergreen trees
and shrubs are proposed to create a permanent visual barrier. Where the development
adjoins the BNSF railroad right-of-way, lawn and Heavenly Bamboo will create an
evergreen, low-maintenance screen that also provides fall color.
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2. All attempts shall be made at minimizing the removal of significant natural features.
Significant natural features shall be integrated into the overall site plan.

RESPONSE: The site is partially located within a Critical Aquifer Recharge Area. Given this
natural feature, pervious pavement has been incorporated into the overall site plan.

3. Buildings shall have a “finished” look. Any use of panelized materials shall be integrated
into the development in a manner that achieves a seamless appearance.

RESPONSE: The proposed modular storage buildings are designed for durability specific to
the climate of the Pacific Northwest. They utilize galvanized structural steel, standing-seam
steel roofing and paint formulated for long-term viability. All fasteners are concealed
within the framing unit to provide a seamless visual appearance and ensure safety. The
exterior finishes will match the existing buildings onsite.

4. A proposed development shall attempt to incorporate or enhance historic / heritage
elements related to the specific site or surrounding area.

RESPONSE: The proposed development is an expansion of an existing successful business.

Incorporating existing architectural style will create consistency and enhance the site-

specific sense of place.

18.19.050.B Specific Principles
1. Gateways

a. Gateways shall be devoid of freestanding signs. Preexisting freestanding signs will be
subject to removal at the time of any new development, redevelopment, or major
rehabilitation on the site. Exemptions include approved directional or community
information signage as approved by the city.

RESPONSE: No freestanding signs are proposed, therefore this principle is met.

b. Business signage not placed on buildings shall be integrated into the
landscaping/streetscaping of the subject property.

RESPONSE: Signage is proposed on the wall of Building 2 adjacent to SE Lechner Street.
No freestanding signage is proposed.

c. Permanent signage within a gateway shall be standardized in a manner that creates a
consistent look within the gateway in question.

RESPONSE: Signage will be placed on the Building 2 wall facing SE Lechner Street,
consistent with the gateway principles.

d. The surface of pedestrian walkways within intersections shall be accentuated with a
unique character.

STANDRIDGE DESIGN, INC. PLANNING AND ENGINEERING
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RESPONSE: There are no intersections within or near the subject site; therefore this
criterion is not applicable.

A consistent streetscape lighting scheme shall be used.

RESPONSE: Streetscape improvements along SE Lechner Street have been completed
as part of Phase 1, therefore this criterion does not apply.

Commercial and Mixed Uses

On-site parking areas shall be placed to the interior of the development site unless the

site development proves prohibitive. All on-site parking areas along adjacent roadways
shall be screening with landscaping. Downtown commercial and mixed-use areas shall
not be required to provide on-site parking.

RESPONSE: The nature of the self-storage business proves difficult for providing
interior parking. For security reasons, it is necessary to have parking for potential
customers outside the gated, secured area. Recognizing this as a challenge, the
proposed site plan includes a robust landscaping plan along SE Lechner Street to
screen the parking located outside the secure gate.

Buildings shall be used to define the streetscape unless site conditions prove
prohibitive.

RESPONSE: As previously noted, the nature of the self-storage business — one which
requires customers to enter the site before approaching the office or the security gate
— makes it impossible for the buildings to define the streetscape. Instead, a robust
landscape plan is proposed along SE Lechner Street between the right-of-way and the
building.

Structures abutting, located in, or located near less intensive uses or zones areas (such
as commercial developments next to residential areas) shall be designed to mitigate
size and scale differences.

RESPONSE: The subject site and surrounding properties are zoned for commercial
development. Pre-existing residential uses abut the site. Compatibility with these uses
is important and has been considered in the site design. Visual impact of the proposed
commercial use is minimized through the use of single-story buildings, as well as
fencing and landscaping.

Developments containing a multiple of uses/activities shall integrate each use/activity
in @ manner that achieves a seamless appearance, or creates a cohesive development.

RESPONSE: The development contains a single use; therefore this criterion is not
applicable.
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e. Mixed-use developments that place uses throughout the site (horizontal development)
shall organize elements in a manner that minimizes their impact on adjacent lower
intensity uses.

RESPONSE: The proposed development is not mixed-use; therefore this criterion is not
applicable

f. Walls shall be broken up to avoid a blank look and to provide a sense of scale.

RESPONSE: The tan walls are broken up with blue doors. The color variation avoids a
blank look. Facing Lechner Street, stone wainscoting will provide additional variation.
The office building facing Lechner Street will also feature a timber-framed entrance
providing a Northwest theme and sense of scale.

g. Outdoor lighting shall not be directed off-site.

RESPONSE: Outdoor lighting associated with the development will be shielded to
prevent trespass off-site.

V. CITY OF CAMAS DESIGN REVIEW MANUAL
Standard Design Guidelines

Landscaping & Screening

Landscaping and screening is an important factor in determining the overall character of the building site.
Landscaping should be done with purpose, such as providing a buffer against less intense uses, screening
parking or other components viewed as being intrusive, and defining the streetscape.

RESPONSE: Landscaping has been incorporated into the project design with specific purpose. The first is to
provide an attractive streetscape along SE Lechner Street. Oak and cedar trees with an understory of
David’s viburnum will provide year-round visual interest along the street. Vision clearance at the entrance
to the site is maintained by transitioning to lawn.

Landscape islands are proposed within the onsite parking areas to provide screening. These islands are
generally provided at the required ratio and design standard. However, an enhanced island is located
immediately in front of the office building to signify arrival at the entrance to the development.
Landscaping is also provided around the office building and along the pedestrian pathways.

Screening is designed to accommodate the needs of adjacent uses as well as long-term maintenance.
Where the development adjoins existing residential use, evergreen trees and shrubs are proposed to
create a permanent visual barrier. Where the development adjoins the BNSF railroad right-of-way, lawn
and Heavenly Bamboo will create an evergreen, low-maintenance screen that also provides fall color.

Signage should be placed on buildings or incorporated into the landscaping. If signs are illuminated, then

they shall be front lit (light cast onto the face of the sign from a source positioned in front of the sign).
Signage in the landscaping should be built in to the vegetation to keep it from being the main focus —
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similar to the light industrial zones. Efforts should be made to make signs vandal resistant. The intent is for
the landscape not to be dominated by signage as well as to soften the visual impact.

RESPONSE: Signage will be located on the fagade of Building 2 in compliance with these standards.
Outdoor furnishings, when used, should be compatible with the immediate environment.
RESPONSE: No outdoor furnishings are proposed; therefore this criterion is not applicable.

If the site is to be fenced, then the fencing should be incorporated into the landscaping so as to have little or
no visual impact.

RESPONSE: As a secure storage facility, fencing is a necessity for the project. Visitors enter the site from SE
Lechner Street, and are able to park near the office. Beyond this point, the facility will be accessed through
gated entrances leading to individual buildings. Fencing is proposed to best suit long-term maintenance
and the needs of adjacent property owners. As shown on the landscape plan, existing chain link fencing
will be retained along the northwestern property line. Chain link fencing will be provided along the
southwestern property line adjacent to existing residential uses, working in tandem with the proposed
landscaping to provide a visual barrier. Chain link fencing will form the site’s southern boundary, providing
security while maintaining visual access into the site.

The vegetation to be utilized should encourage native, low maintenance plantings. Trees planted along
streetscapes with overhead power lines should include only those identified on the City’s Street Tree List.
When possible, existing significant trees or other natural features that do not pose a hazard or hinder
development should be required to remain and be incorporated into the landscaping and site plans.

RESPONSE: Landscape materials are proposed that are low-maintenance and provide for the long-term
integrity of the site design. Street trees were provided along SE Lechner Street as part of Phase 1 of the
project.

Landscape lighting should be low voltage, non-glare, and indirect. Street lighting, such as light poles and
lamps, should be compatible with other nearby lighting on the same street, unless other lighting is expected
to be replaced in the foreseeable future or a nostalgic theme compatible with the proposed development is
desired.

RESPONSE: No landscape or street lighting is proposed as part of this project, therefore this standard is not
applicable.

Massing & Setbacks

Massing and setbacks are major elements of a site plan. These elements have the greatest impact as to
how the proposed development relates to the surrounding area and how individuals living and visiting the
area interact with the development. Major components that define the character and quality of the
proposed development include the size, scale, and placement of buildings, lot coverage, and
traffic/pedestrian circulation.
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RESPONSE: The placement of buildings within the proposed site plan is driven by the need for security. The
storage buildings are located beyond secure gates accessed only by staff and customers with appropriate
authorization. Visitors to the property must first check-in at the office. Therefore, the office and a small
number of parking spaces must be available prior to entering the secure areas of the site. A driveway
entrance off SE Lechner Street provides access to the office and parking. This is screened by a large
landscaped area to the south of the driveway along SE Lechner Street.

Beyond the need for site security, existing circulation patterns within the site, as well as the unique lot
dimensions have guided the building layout. The layout accommodates landscape buffers that provide
transitions between the street, existing and proposed on-site development and adjacent uses.

Higher density/larger structures abutting lower density residential structures should be designed to
mitigate size and scale differences. In some cases, creating a natural buffer may be appropriate.

RESPONSE: The subject site and surrounding properties are zoned for commercial development. Pre-
existing residential uses abut the site. Compatibility with these uses is important and has been considered
in the site design. Visual impact of the proposed commercial use is minimized through the use of single-
story buildings, as well as fencing and landscaping.

Architecture

Buildings should have a “finished”, sound, durable, and permanent appearance. Use of panelized materials
should be integrated into the development in a manner that achieves a seamless appearance. This would
bring into question the use of corrugated materials, standing seam, T-1 11, or similar siding materials,
unless it can be shown through the use of renderings or other visual applications that the use of these
materials will produce a development with a high visual (or aesthetic) quality. The applicant and/or
developer will be held accountable for ensuring that the finished development resembles and is in
compliance with the submitted renderings as approved by the City.

RESPONSE: The proposed modular storage buildings are designed for durability specific to the climate of
the Pacific Northwest. They utilize galvanized structural steel, standing-seam steel roofing and paint
formulated for long-term viability. All fasteners are concealed within the framing unit to provide a
seamless visual appearance and ensure safety. The exterior finishes will match the existing buildings
onsite.

Stone wainscoting will be used in the fagade of building 2 and building 3, visable from SE Lechner Street.
The office portion of building 3 will include a timber truss framework for it’s entry.

Placement of buildings should preserve significant natural features, such as rocks, trees, etc. In doing so,
developers may make use of site variances such as adjusting setbacks.

RESPONSE: No significant natural features are located onsite, therefore no variances are requested.
Building walls or fences visible from roadways should be articulated in order to avoid a blank look. The wall

can be broken up by including some combination of window/display space, plantings, offsetting walls with
two- tone colors, or creating plazas, water features, art (civic, pop, etc.), awnings, or similar devices.
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RESPONSE: The wall of Building 2 adjacent to SE Lechner Street will include a sign identifying the enterprise
name and contact information. This wall will also include a non-operable door panel with trim allowing
potential customers to see the type of security provided. Stone wainscoting will provide visual interest.

The use of bold colors should be avoided except when used as minor accents.

RESPONSE: Building colors will match the building constructed during Phase 1 of the project. An image of
this building is included as Appendix H. The walls will be light tan and the doors, roof and trim will be
“Hawaiian Blue”. Stone wainscoting will provide visual interest along the fagcade adjacent to SE Lechner
Street.

Historic and Heritage Preservation

The use of Historic Markers, information kiosks, project names, architectural features, or other elements of
the project should promote the historic heritage of the site or surrounding area.

RESPONSE: The project name takes into account the heritage of the area. The site is located to the South of
the “One Stop Shopping Center”, which is a neighborhood destination. The project expands and continues
to use the name of “One Stop Mini Storage”.

Gateway Design Guidelines

Landscaping & Screening

Signage shall be on buildings or incorporated into the landscaping. lllumination of signs within landscaped
areas shall be front-lit only, to keep the sign from being the main focus. The intent is to soften the visual
impact as well as for the landscape not to be dominated by signage.

RESPONSE: Signage will be mounted on the eastern wall of Building 2. The sign will include lettering
utilizing the wall face as it’s background. No illumination will be provided. The sign will not dominate the
landscape, therefore this guideline is met.

Architecture

The type, scale, and placement of signage within a gateway can significantly effect the visual/sensory
interpretation of the physical quality of the area. Gateways that appear to be littered with signage present
a negative impression and an environment that individuals want to avoid.

RESPONSE: A wall-mounted sign will be located on the eastern side of Building 2.

Freestanding signs are not allowed to be erected within Gateways.

RESPONSE: No freestanding signs are proposed, therefore this guideline is met.

Permanent signage within gateways shall be standardized in terms of size, color, and materials.
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RESPONSE: The sign proposed for the eastern side of Building 2 will include letters directly mounted to the
building wall. Colors will be complimentary with the light tan backdrop.

Historic and Heritage Preservation

The use of historic markers, information kiosks, project names, architectural features, or other elements of
the project should promote the historic heritage of the site or surrounding area.

RESPONSE: The project name takes into account the heritage of the area. The site is located to the South of
the “One Stop Shopping Center”, which is a neighborhood destination. The project expands and continues
to use the name of “One Stop Mini Storage”.

Circulation & Connections:

The streetscape and pedestrian movements are the elements of primarily interest for gateway properties.
Streetscaping assists in defining the physical character of the area and pedestrian movements. The
following additional accentuators can help further define pedestrian paths.

Trees and planting strips shall be used for separating vehicles and pedestrian movements, as well as
provide a secure and pedestrian friendly environment.

RESPONSE: Street improvements to SE Lechner were completed as part of Phase 1 of the project. A large
landscaped area with oak and cedar trees, as well as shrubs, will be located along the street to provide
visual interest for motorists and pedestrians.

Where applicable (as determined by the City), sidewalks shall be separated from the roadway through the
use of planter strips or planter wells (to be no less than 30 inches wide).

RESPONSE: Street improvements were completed along SE Lechner Street as part of Phase 1. This guideline
was previously achieved.

Tree spacing will be determined by the species of trees planted. The desired effect is a visual appearance of
a continuous foliage canopy at maturity or seven years dafter tree planting (which ever comes first).

RESPONSE: Street improvements were completed along SE Lechner Street as part of Phase 1. This guideline
was previously achieved.

Patterned pavers shall be used to define and accentuate pedestrian pathways within intersections. They
include pattern stone, exposed aggregate (as long as it has a finished appearance), stamped concrete, or
similar paving materials.

RESPONSE: There are no intersections within or near the subject site; therefore this criterion is not
applicable.

A consistent streetscape lighting scheme shall be used that portrays the primary development period,

architecture characteristics, or predetermined theme as identified in a concept plan, sub-area plan, or
master plan recognized by the City.
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RESPONSE: Street lighting is not proposed; therefore this criterion is not applicable.
Commercial & Mixed-Use Guidelines
Landscaping & Screening

A landscaping/vegetation plan needs to identify the type of plants or trees to be planted within the
foreground of the visual area (or street intersection). The use of vegetation native to the Pacific Northwest
(or Camas) should be encouraged, with the exception of noxious weeds. Low maintenance/hardy
landscaping should also be encouraged. A list of low maintenance/hardy materials is available upon
request.

Intersections should be illuminated, but not dominated by lighting. Incorporating lighting into the
landscape should be encouraged to illuminate the quality of the natural environment. Low voltage, non-
glare, indirect lighting should be used exclusively for landscaping. Street lighting, such as light poles and
lamps, should be compatible with other nearby lighting on the same street, unless other lighting is expected
to be replaced in the foreseeable future. Surrounding sites should be screened from parking and building
lighting.

Parking spaces should be clustered in small groupings. Groupings should be separated by landscaping to
create a pedestrian friendly, park like environment. Parking lot landscaping should be credited toward the
total landscaping requirement.

RESPONSE: As shown on the site plan, parking areas are clustered in small groups within the site. Four
parking spaces are provided adjacent to the office outside the security gates. The remaining required
spaces are located beyond the gate. Consistent with City Code requirements, one landscape island is
proposed for every three parking spaces. This landscaping is included in the total site landscaped area.

Commercial developments should be encouraged to include a community information kiosk. The kiosk could
be used to provide community information and/or incorporate historic/heritage information relating to the
specific site or surrounding area.
RESPONSE: The proposed development is a single business, therefore no community kiosk is proposed.
Massing & Setbacks
Specific guidelines that should be addressed include:
Since buildings define circulation routes, they should be placed as close to streets and roads as the
zoning code allows before being set back to the interior or rear of the lot, unless site constraints
make it impossible or characteristics of surrounding properties already developed make it
incompatible.
RESPONSE: The placement of buildings within the proposed site plan is driven by the need for

security. The storage buildings are located beyond secure gates accessed only by staff and
customers with appropriate authorization. Visitors to the property must first check-in at the office.
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Therefore, the office and a small number of parking spaces must be available prior to entering the
secure areas of the site. A driveway entrance off SE Lechner Street provides access to the office
and parking. This is screened by a large landscaped area to the south of the driveway along SE
Lechner Street.

Beyond the need for site security, existing circulation patterns within the site, as well as the unique
lot dimensions have guided the building layout. The layout accommodates landscape buffers that
provide transitions between the street, existing and proposed on-site development and adjacent
uses.

Commercial structures abutting residentially zoned areas should be designed to mitigate size and
scale differences.

RESPONSE: The subject site and surrounding properties are zoned for commercial development.
Pre-existing residential uses abut the site. Compatibility with these uses is important and has been
considered in the site design. Visual impact of the proposed commercial use is minimized through
the use of single-story buildings, as well as fencing and landscaping.

On-site parking areas should be placed to the interior of the site whenever possible.

RESPONSE: The majority of parking proposed for the site is located within the interior of the
development. Given the security needs associated with a mini-storage business, the office and a
small number of parking spaces must be available prior to entering the secure areas of the site. A
driveway entrance off SE Lechner Street provides access to the office and parking. This is screened
by a large landscaped area to the south of the driveway along SE Lechner Street.

Architecture

Developments surrounded by residential areas or adjacent to residentially zoned properties should be built
with a residential feel (i.e. size, scale, and materials compatible with neighboring buildings).

RESPONSE: The subject site and surrounding properties are zoned for commercial development. Pre-
existing residential uses abut the site. Compatibility with these uses is important and has been considered
in the site design. Visual impact of the proposed commercial use is minimized through the use of single-
story buildings, as well as fencing and landscaping.

Buildings over two stories should have the third story and above offset from the first two stories, if
surrounding developments are less than three stories or land uses designations on adjacent sites do not
allow more than three story development.

RESPONSE: Two story buildings are not proposed; therefore this criterion is not applicable.

Outdoor lighting shall be hooded or shielded so as not to directly light adjoining or neighboring properties.

RESPONSE: All outdoor building lighting will be shielded to prevent trespass onto adjacent property.

Circulations & Connections
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Most vacant and redevelopable commercial land within the City of Camas will occur along existing roads or
areas that have established circulation and connections. Therefore, the scope of appropriate requlations in
regards to connections and circulation is limited.

Pathways define traffic/pedestrian movement. Buildings brought up to the road help define these
movements. Trees and/or planting strips shall be used for separating vehicles and pedestrian movements,

as well as provide a secure and pedestrian friendly environment.

RESPONSE: In order to create a pedestrian-friendly environment, a landscape area is proposed between
the pedestrian way along SE Lechner Street and the drive aisle and parking located within the site.

New streets intersecting commercial properties should be designed to create a safe environment. “Coving”
techniques and “round-a-bouts” should be considered for traffic calming when appropriate.

RESPONSE: New streets are not proposed; therefore this criterion is not applicable.
V. CONCLUSION

The applicant has met the burden of proof for Site Plan and Design Review. The proposal meets all
relevant criteria.
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PLANT LIST:

SYM.___QTY. LATIN NAME/ Common Name

GROUNDCOVER & PERENNIALS

SIZE___SPACING

FINE LAWN Seed
= See Specifications — 100% Coverage 1s Required
ROUGH SEED GRASS
See Specifications for Seed Mix — 100% Coverage is Required
PLANT LIST;
SW.___Q ATIN_NAME/ Common Name SIZE___SPACING

SHRUBS
22 NASSELLA TENUISSIMA
Mexicon Feather Grass
31 VIBURNUM DAVIDII
David’s Viburnum

"Marie's Doublefile Viburnum
10 NANDINA DOMESTICA MOYERS RED’
"Moyers Red’ Heavenly Bamboo
112 THUJA OCCIDENTALIS *SMARAGD"
merald Green Arborvitae

eoPee

PLANT LIST:

10 VIBURNUM PLICATUM TOMENTOSUM MARIESI'

3 gal. 2" o.c.
3ga. 4 oc
5gd. 10" oc
3gd. 3o

67" ht. As shown

SYM. ___QTY. LATN NAME/ Common Naome

SIZE___SPACING

TREES

5 QUERCUS ROBUR VAR. FASTIGIATA
Skyrocket Ock

8  CALOCEDRUS DECURRENS
Incense Cedar

2 CHAMAECYPARIS NOOTKATENSIS
Weeping Alaskan Cedar

DRIVEWAY

SE LECHNER ST.

2" col. As shown

6-7" ht. As shown

4 ht. As shown
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EXHIBIT 7
27 Watt LED Wall Light

Construction

Traditional fixture designs provide a familiar look
and standard installation requirements. Retaining
this look allows the ability to upgrade fixtures
gradually, while retaining the same overall fixture
appearance throughout a facility.

Optics

Lens assembly is designed to provide high efficiency
and to target the light needed to satisfy outdoor
lighting requirements.

Glare Free

Positioning of the LEDs results in the light being
directed to desired locations eliminating glare and
offensive light.

Replaces up to 100W MH Thermal Management
Atlas’ exclusive Thermal Stacking Technology™
WLSG27LED system features a unique internal design that allows
Lumens: 1660 Lumens/Watt: 59 for lower operating temperatures which results in a \™)
Watts: 27.75 CRI: 68 brighter, whiter light, more stable color and longer
LED and driver life.
EER o Patent Pending
Atlas LED provides higher lumen output, greater energy efficiency Atlas wall lights are protected by patents pending in
and more reliable fixture performance. All Atlas LED modules are US, Canada, China, Mexico and 140 other countries

manufactured with an Epoxy Guard™ conformal coating which
reduces the chance of future corrosion.

Dimensions and Specifications:

Atlas’' LEDs operate at 4100K CCT providing a natural white light
similar to that of moonlight. Overall Height: 8.5" (21.59 cm)

Overall Width: 8.75" (22.225 cm)
Depth: 9.05" (23.0632 cm)
Weight: 6.6 Ibs.

Delivers 70% or greater of initial lumens at 60,000 hours

Driver
Constant current, Class 2, 120-277 VAC, 50-60 Hz
High Efficiency ~ 90%

A~

o > ciaam
LISTED

6 800-849-8485
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UN-HTD

SEMI-HTD
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BUIDING NO. 4

UN-HTD

EXHIBIT 8

NOTES:

\
(
w
)
l
)

SEM | ~HEATED

Ab_&c e )

OEFICE

UN-HTD

|

BUILDING

UN-HTD HEATED

NO. 3

5

M

BUILDING NOQ.5

UN-HEATED

:
y

/
-

BUILDING NO.6

UN-HEATED

LEGEND:
OFFICE ' -
D Calling Light, surface mount or recessad four [amp, 4° fluorescent
strip fixture with reflector and F40T8 32 watt lamps,
- tithonta with GESB electronic ballast or equal. Occupancy |
sensors |n offlce and restroom, 30 min. max. with manual
over ride. Daylight sensor on half of office area [amps.

STORAGE AREAS

Celling Light, surface mount 4* fucrescent
strip fixture with reflectar, twin lamp F40TE, 32 walt.
Lithanla with GESB efectronlc ballast or equal,

Hallway lamps w/ occupancy sensof switch, 30 min. max. with
manual over fide,

Oneh fixture at each hallway exlt to remaln on durlng business

ours

BULLDING FACADE

r
- Electric point of use < ar = 12 kw, energy factor > or = 0.93 to 00132 V,
Lighti)

Location

Offica
Door Schedule (All insutated}

Office 307% 7

arehol

a
Heated with PTAC packaged terninat alr conditioner
heat pump, Modet No. PTHC 070-1-E-A, or equal.
Restroom heated with minfmum capadity electric reslstance wall
Heater King Model Nos, LPW 2445, PAW 2422, or equal.

Offlce Insulation

Perimeter walls R-21 In 24” p.c. 6% metal stud cavities.
Ceiiing has R-19 hetween Jolsts and R-32 centinuaus over top.
Exterior foundation, R-10 rigfd polystyrene
down to bottomn of footing and out (total of 247).
Office doors U = 0,15,

All glazing to be 1/B~ doubla glazed clear glass or better,
/2" argon filled, U = (.30, e = 0.1, SHGC = 0.35, vinyl framed,
Glazing in doors and glazing ia hazardeus areas o be safety giazing
{wire mesh not allowed).

0]
Provide 140 CFM outslde makeup air with damper,

Install at feast ane toggle switch to centrol lights In each seom,
Occupancy sensors for each offloe and restream,

Exterlor lighting contrelled by pregrammable Ymer or photocell.
Any recessed can lighting to be IC rated.

Type Gty
X0

Size
50" 407 3

' Storefront door 1

H {

Install one bwlstlock Emer switch to cortrol up te six twin lamp Rucrescent fixtures.,

One Axture at haliway exits to B2 on during business hours R
With astronomical timer control,

Exterlor fighting controfled by pregrammable ¥mer or photocell.

Any recessed can lighting to be IC rated.

ouse Heath

Celling mount King Pic-a watt Model KB 1230, 2406, or equal,

Tdentflcation mark to be applled to all insulation materfais.
Fenestration products tabeled with U-factor, SHGC, VT and leakage rating.
Caulk external openings using non-hardening compound.
Flash all changes in exterior walls and exterfor openings.
Storage areas Include un-heated and seml-heated spaoces.
Hot equizped with an automatic fire sprinkter system.

Culoff Well Pack, Atlas WLSG 27 watt LED shielded fixture or equal, !

vilth photo senser or astronamical pregrammabla timer,
mounted ~ 8' above graund.

ENTRY LIGHT

Z S Single [amp LED entry light, 22 watt with photo sensor or
astronomical Ymer with over rida.

[EXCY]  EXTIT LIGHT FIXTURE
With battery backup, 5 watts maximum,.

King Pic-a-watt Celling mount electric resistance heater
2850 watt, Modet No. KBP 1230, 2406, or equal
Set at 1,500 watts.

Trane PEAC packaged terminal alr conditioner
heat pumap, Model No. PFHC 670-1-E-A, or equal,

King wall heater Mcdel Nos. LPW 2445, PAW 2422, or equal.

EXHAUST FAN
110 CFM

MODULAR MINI STORAGE
11105 SW INDUSTRIAL WAY
; TUALATIN, OR 97062
(503) 692-3532

ONE STOP MINI STORAGE
3444 SE 2™ AVENUE
CAMAS, WASHINGTON

SCALE 1" = 1¢' : ]
DATE 10/21./15 REVISED

_INTERIOR & EXTERIOR LIGHTING PLANS

DRAWING NO. L 1

0w

PANITED O KN 440U 143 Lanansra
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EXHIBIT 1

" e
CItyOf /'—\Q Community Development Department
616 NE Fourth Avenue

Camas, WA 98607
WASHINGTON (360) 817-1568

STAFF REPORT
Design Review Application for Valencia Short Plat
City File No. DR15-05
(Related Files: SP15-03)

To: Design Review Committee
FROM: Lauren Hollenbeck, Senior Planner
APPLICANT: Luis Armando Valencia, LHV LLC
LOCATION: NW lvy Street & NW 6 Avenue
Parcel number 852740000
Camas, WA 98607

APPLICABLE LAW: The application was submitted on August 3, 2015 and the applicable codes are those codes that
were in effect at the date of application. Camas Municipal Code Chapters (CMC): Title 18 Zoning (not exclusively):
CMC Chapter 17.21 Procedures for Public Improvements; CMC Chapter 18.19 Design Review; Camas Design Review
Manual (2002); and CMC Chapter 18.55 Administration and Procedures; and RCW 58.17.

BACKGROUND:

The Valencia Short Plat is a 3-lot short plat proposal to be located on approximately 0.26 acres of multi-
family zoned property (MF-18) off of NW Ivy Street across the street from Forest Home Park. The
applicant is currently seeking design review approval for the construction of 3 single-family detached
dwellings with shared driveways taken off of NW lvy Street. Parking is provided on site with associated
landscaping.

The project area is bordered on the north and south by single-family residential homes, on the east by
NW Hill Street, on the west by NW Ivy Street. The property is located at a gateway area to the City of
Camas.

PURPOSE:

Design Review is required under CMC Chapter 18.19. Design review is not intended to determine the
appropriate use on a parcel but rather review a proposed development for compliance with City codes
and plans related to landscaping, architectural elevations and other elements relative to required
improvements. The recommendations from the Design Review Committee (DRC) must consider the
general design review standards (CMC Chapter 18.19.050.A and the Camas Design Review Manual
“DRM” pages 4-7), along with the the specific standards for gateways (CMC Chapter 18.19.050.B.1 and
the DRM pages 8-10) and multi-family (CMC Chapter 18.19.050.B.3 and the DRM page 16); which are
included in the enclosed Design Review Checklist.

Page 1 of 2
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STANDARD, GATEWAY AND MULTI-FAMILY DESIGN PRINCIPLES AND GUIDELINES:

The standard, gateway and multi-family principles are required and must be demonstrated to have been
satisfied in overall intent for design review approval. The standard design guidelines are developed to
assist a project in meeting the established principles and each guideline should be adequately
addressed. If the proposal cannot meet a specific guideline, then an explanation should be provided by
the applicant as to why and how it will be mitigated to satisfy the intent of the design principles. The
development guidelines include five major categories: 1) Landscaping and Screening, 2) Architecture, 3)
Massing and Setbacks, 4) Historic & Heritage Preservation, and 5) Circulation and Connections. The
Design Review Checklist is enclosed to help guide the DRC in reviewing the standard design review
principles and guidelines.

RECOMMENDATION:

That the Design Review Committee reviews the submitted materials, deliberates, and forwards a
recommendation to the Director for a final decision.

Page 2 of 2



EXHIBIT 2

DESIGN REVIEW CHECKLIST
For Valencia Short Plat DR15-05

The purpose of this sheet is to provide a simplified and expedited review of the design review principles and
guidelines using objective review standards. The standards are intended as tool for the decision-maker in making
findings that the proposal either achieves compliance with the intent of the principles or reasonably mitigates any
conflict. When reviewing the check sheet, the proposal should as a whole “meet” the standards and thus be
generally consistent with the overriding principles. [Compliance or non-compliance with any one standard is not a
determinant. However, where several standards fail, they should be offset by standards that exceed other
standards]

Standard Principles and Guidelines

1. Landscaping should be done with a purpose. It should be used as a tool to integrate the proposed development
into the surrounding environment.
Exceeds Meets | Fails NA

Landscaping, including trees, shrubs, and vegetative groundcover, is
provided to visually screen and buffer the use from adjoining less intense
uses and screening parking or other components viewed as being less
intrusive.

Signs are located on buildings or incorporated into the landscaping so as
not to be the main focus either during the day or night. (e.g. low signs with
vegetative backgrounds to soften visual impact). If illuminated they shall
be front lit. Efforts have been made to make signs vandal resistant.
Outdoor furniture samples have been submitted consistent with the
overall project design.

Proposed fencing is incorporated into the landscaping so as to have little
or no visual impact.

The vegetation to be utilized includes native, low maintenance plantings.
Trees planted along streetscapes with overhead power lines should
include only those identified on the City’s Tree List.

Landscape lighting - low voltage, non-glare, indirect lighting is directed,
hooded or shielded away from neighboring properties.

Street lighting (poles, lamps) is substantially similar or architecturally
more significant than other street lighting existing on the same street and
will not conflict with any City approved street lighting plans for the street.
Parking and building lighting is directed away from surrounding properties
through the use of hooding, shielding, siting and/or landscaping.

2. All attempts should be made at minimizing the removal of significant natural features. Significant natural
features should be integrated into the overall site plan.

Exceeds Meets | Fails NA

Existing trees over 6” dbh that are not required to be removed to
accommodate the proposed development are retained and incorporated
into the landscape plan.

Rock outcropping’s, forested areas and water bodies are retained.

3. Buildings should have a “finished” look. Any use of panelized materials should be integrated into the
development in a manner that achieves a seamless appearance.

Exceeds Meets | Fails NA

“

Use of corrugated materials, standing seam, T-1 11, or similar siding
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materials are questionable, unless it can be shown through the use of
renderings or other visual applications that the use of these materials will
produce a development with a high visual (or aesthetic) quality.

Buildings walls or fences visible from roadways should be articulated in
order to avoid a blank look. The walls can be broken up by including some
combination of window/display space, plantings, offsetting walls with
two-tone colors, or creating plazas, water features, art (civic, pop, etc.)
awnings, or similar devices.

The use of bold colors has been avoided unless used as minor accents.

Higher density/larger structures abutting lower density residential
structures have been designed to mitigate size and scale differences. In
some cases, creating a natural buffer may be appropriate.

Specific Principles and Guidelines

Gateways
Exceeds Meets | Fails NA
Gateways shall be devoid of free-standing signs. Preexisting freestanding
signs will be subject to removal at the time of any new development,
redevelopment, or major rehabilitation on the site.
Business signage not placed on buildings shall be integrated into the
landscaping/streetscaping of the subject property.
Permanent signage within a gateway shall be standardized in a manner
(i.e. size, color & materials) that creates a consistent look within the
gateway in question.
The surface of pedestrian walkways within intersections shall be
accentuated with a unique character.
A consistent streetscape lighting scheme shall be used.
The use of historic markers, information kiosks, project names,
architectural features, or other elements of the project should promote
the historic heritage of the site or surrounding area.
Trees and planting strips shall be used for separating vehicles and
pedestrian movements, as well as provide a secure and pedestrian
friendly environment.
Tree spacing will be determined by the species of trees planted.
Multi-Family
Exceeds Meets | Fails NA

All on-site parking areas (excluding driveways and garages) shall be
screened with landscaping.

Buildings shall be used to define the streetscape unless site conditions
prove prohibitive.

Detached garages shall be located to the rear of the townhouse or
rowhouse unit(s) so as not to be directly viewable from a public street.

Attached garages shall account for less than fifty percent of the front face
of the structure. Garages visible from the street shall be articulated by
architectural features, such as windows, to avoid a blank look.
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EXHIBIT 3

CAMAS DESIGN REVIEW MANUAL.:
GATEWAYS, COMMERCIAL, MIXED-USE & MULTI-FAMILY USES

Prepared For:
Camas City Council

Prepared By:
Design Review Ad Hoc Committee

Revised December 2002

20 s

B ¥

PG NG o

-

Drawing from the cover of Municipal Research Service Center’s “Infill Development”
handbook.
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PREFACE

The Camas City Council formed the original Design Review Ad Hoc Committee (DRAC) at its
January 1998 planning retreat. The committee’s primary goal was to assess whether or not
design review would be a good idea for Camas. The DRAC reviewed materials collected from
the Municipal Research Services Center that included design review manuals from Bainbridge
Island, Gig Harbor, and Sumner, as well as news articles, legal opinions, and implementing
ordinances. The committee also conducted an informal survey at a United Camas Association of
Neighborhoods (UCAN) meeting and a telephone conference with the City of Olympia’s
Planning Director. At the end of June 1998, the committee reported back to the City Council
with their findings.

In order to answer the question, “is design review good for Camas?”, the committee tried to
decide from a community perspective what the purpose of design review would be. What should
it accomplish? What should it prevent? The DRAC concluded that a good starting point would
be to review the City’s Mission Statement which follows:

“The City of Camas commits to preserving its heritage, sustaining
and enhancing a high quality of life for all its citizens and
developing the community to meet the challenges of the future.
We take pride in preserving a healthful environment while
promoting economic growth. We encourage citizens to
participate in government and community, assisting the city
in its efforts to provide quality services consistent with
their desires and needs.”

Design review, in the context of the City’s mission statement, should aid in the preservation of
our community’s heritage; enhance our City’s quality of life; guide us through the challenges of
the future; preserve a healthy environment; promote economic growth; and enable citizens to
participate in the process.

Based on all the materials reviewed and the level of interest from UCAN members, the DRAC
concluded that design review was worth further investigation and recommended to the City
Council that a citizen committee be formed and that the members be made up of individuals
familiar with the development process. The City Council agreed to further study design review
by establishing a citizen committee to draft guidelines that could be successfully implemented
for the City. The citizen committee met every first and third Wednesday of each month since
September of 1998. Commercial guidelines were adopted in May, 2001, with the multi-family
and gateway sections being added to the Design Review Code in December, 2002. What
proceeds in this manual is the compilation of over three years worth of work by the DRAC.
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INTRODUCTION

All proposals subject to design review should strive
to meet the goals of design review and address
each of the appropriate design principles and
development guidelines. In order to achieve the
established goals of design review, a set of design
principles and development guidelines have been
identified for both commercial and multi-family
land-uses. Design principles are the overriding
factors that each development proposal must
demonstrate it can achieve or reasonably mitigate.
Development guidelines are created to assist the
development’s applicant in accomplishing the
design principles as well as conform to the
established goals of design review.

GoOALS OF DESIGN REVIEW

Design Review Gods

Design Principals

Development Guidelines

The goals of design review are intended to establish the overall purpose (or intent) of the design
principles and development guidelines and set the stage for what they should be trying to

accomplish. The goals of design review are:

» All developments should be meaningful, add value, and produce a positive impact on the

immediate area, as well as the community;

» To encourage better design and site planning so that new development will preserve or
enhance the community's character as well as allow for diversity and creativity;

» To encourage compatibility with surrounding uses (zone transition) and quality design;

Y

To promote responsible development that results in an efficient use of the land,;

» To create a park like setting with the integration of the building, landscaping, and natural

environment;

> To preserve the community's heritage by incorporating a piece of the area's history into the

development;

» To facilitate early and on-going communication among property owners, neighborhoods, and

City officials;

» To increase public awareness of design issues and options; and

» To provide an objective basis for decisions that address visual impact and the community's

future growth.
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DESIGN PRINCIPLES VS. DEVELOPMENT GUIDELINES

Design principles are established for both multi-family and commercial uses and all uses located
within a gateway. An exception from the design review process is provided for those activities
subject to design review requirements for heritage register properties or districts [CMC
16.07.070]. Commercial uses in the context of design review include both traditional uses listed
as commercial under the zoning code as well as recreational, religious, cultural, educational and
governmental buildings and associated properties.

Design principles are the overriding factors that the development guidelines are trying to
accomplish. Every development proposal (whether the applicant is from a private, non-profit, or
public entity) that comes before the City must adequately address each of the design principles
and demonstrate that it can achieve the overall intent of the established principles. If a proposal
can not meet every development guideline set forth under each section, but has demonstrated that
it can achieve the overall intent of the established design principles, then the City may have
reason to allow the proposal to move forward through the approval process.
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DEVELOPMENT GUIDELINES

Development guidelines for gateways, multi-family, and commercial uses have been divided into
five major guideline categories: ® Landscaping & Screening, ® Architecture, © Massing &
Setbacks, ¢ Historic & Heritage Preservation, and © Circulation & Connections. Under each
major category is a list of general issues that should be addressed, if appropriate, by each
proposal subject to design review.

Landscaping & Screening: Massing & Setbacks:

Impervious vs. Pervious
Landscaping & Screening
Signage

Lighting

Outdoor Furnishings
Fences

Significant Trees
Outdoor Common Areas
Parkway

Architecture:
Signage
Lighting
Building Form (architecture)
Building Materials

Complement Surrounding Uses

View Shed

Infill

Density Provisions

Height, Bulk, Scale

Flexibility of Building Location (Preservation)
Zone Transition

Historic and Heritage Preservation:

Preservation of Existing Structures or Sites
Incorporate Historic/Heritage Information

Circulation & Connections:

Walkways, Trails & Parking

Transit Stops

Streetscape

Traffic Patterns (entrance, exits, delivery, etc)
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STANDARD PRINCIPLES & GUIDELINES

Standard principles and guidelines are applicable to all commercial, mixed-use and multi-family
developments, redevelopments (including change in use, e.g. residential to commercial), or
major rehabilitations (exterior changes requiring a building permit). Additional principles may
be found under each of the specific categories.

STANDARD DESIGN PRINCIPLES

A site plan should be provided by the applicant that identifies and illustrates how the proposed
development will meet the design principles. The site plan should include placement of
buildings, designated landscaped and open space areas, parking, and any other major
components of the development. The site plan should also include dimensions as to give all
reviewers a sense of scale. Rehabilitation projects are only required to address the principles and
guidelines that relate to the building permits they are seeking.

» Landscaping shall be done with purpose. It should be used as a tool to integrate the proposed
development with the surrounding environment as well as each of the major project elements
(e.g. parking, building(s), etc.).

» All attempts shall be made at minimizing the removal of significant natural features.
Significant natural features shall be integrated into the overall site plan.

» Buildings shall have a “finished” look. Any use of panelized materials shall be integrated
into the development in a manner that achieves a seamless appearance.

» A proposed development shall attempt to incorporate or enhance historic/heritage elements
related to the specific site or surrounding area.

STANDARD DESIGN GUIDELINES

The standard design guidelines serve as a guide to the development community (or project
proponent). These guidelines are developed to assist a project in meeting the established design
principles. Furthermore, a project should not be expected to meet every design guideline as long
as it can show it can achieve the overall intent of the design principles. However, the project
proponent is expected to adequately address each guideline and if it cannot meet a specific
guideline then provide an explanation as to why and how it will mitigate and still meet the intent
of the design principles.

Landscaping & Screening

» Landscaping and screening is an important factor in determining the overall character of the
building site. Landscaping should be done with purpose, such as providing a buffer against
less intense uses, screening parking or other components viewed as being intrusive, and
defining the streetscape.
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» Signage should be placed on buildings

or incorporated into the landscaping. If
signs are illuminated, then they shall be
front lit (light cast onto the face of the ]

sign from a source positioned in front of
the sign). Signage in the landscaping
should be built in to the vegetation to
keep it from being the main focus —

similar to the light industrial zones. G
Efforts should be made to make signs
vandal resistant. The intent is for the
landscape not to be dominated by
signage as well as to soften the visual
impact. (see exhibit 1)

» Outdoor furnishings, when used, should
be compatible with the immediate
environment.

» If the site is to be fenced, then the
fencing should be incorporated into the
landscaping so as to have little or no
visual impact. (see exhibit 2)

» The vegetation to be utilized should
encourage native, low maintenance
plantings. Trees planted along
streetscapes with overhead power lines
should include only those identified on
the City’s Street Tree List. When Exhibit 1.
possible, existing significant trees or
other natural features that do not pose a
hazard or hinder development should be
required to remain and be incorporated
into the landscaping and site plans. \

» Landscape lighting should be low N
voltage, non-glare, and indirect. Street
lighting, such as light poles and lamps, ?
should be compatible with other nearby %
lighting on the same street, unless other é 2 2, ] =
lighting is expected to be replaced in the % % /"WW%/ S
foreseeable future or a nostalgic theme l ! / I l ! \
compatible with the proposed
development is desired.

W/

~——

Exhibit 2.
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Massing & Setbacks “RESIDENTTAL

> Massing and setbacks are major e —G. R
elements of a site plan. These elements !_ REE,N__ “BELT
have the greatest impact as to how the , Tt T e }

proposed development relates to the
surrounding area and how individuals
living and visiting the area interact with
the development. Major components
that define the character and quality of
the proposed development include the
size, scale, and placement of buildings,

STREET

lot coverage, and traffic/pedestrian

. . JOR STREET
circulation. A

> Higher density/larger structures abutting  Exhibit 3.
lower density residential structures
should be designed to mitigate size and scale differences. In some cases, creating a natural
buffer may be appropriate. (see exhibit 3)

Architecture

Few restrictions should be placed on the architecture and building materials used in the
development. Instead, general guidelines are developed to identify the type of development
desired:

» Buildings should have a “finished”, sound, durable, and permanent appearance. Use of
panelized materials should be integrated into the development in a manner that achieves a
seamless appearance. This would bring into question the use of corrugated materials,
standing seam, T-1 11, or similar siding materials, unless it can be shown through the use of
renderings or other visual applications that the use of these materials will produce a
development with a high visual (or aesthetic) quality. The applicant and/or developer will be
held accountable for ensuring that the finished development resembles and is in compliance
with the submitted renderings as approved by the City.
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» Placement of buildings should
preserve significant natural features,
such as rocks, trees, etc. In doing so,
developers may make use of site
variances such as adjusting setbacks.
(see exhibit 4)

STREET

» Building walls or fences visible from
roadways should be articulated in
order to avoid a blank look. The wall
can be broken up by including some ' :
combination of window/display space, /AATJOR STREET
plantings, offsetting walls with two- ) [
tone colors, or creating plazas, water Exhibit 4.
features, art (civic, pop, etc.), awnings,
or similar devices. (see exhibit 5)

» The use of bold colors should be
avoided except when used as minor
accents.

Historic and Heritage
Preservation:

Exhibit 5.

» The use of Historic Markers,
information kiosks, project names,
architectural features, or other elements of the project should promote the historic heritage of
the site or surrounding area.
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GATEWAY PRINCIPLES & GUIDELINES

Gateways are entrances to the community. They portray an image of what one would expect to
find as they venture throughout the community. They assist in orientation and communication of
a sense of quality, civic pride, and history of the community. A gateway that is poorly planned
(or developed) sends an adverse message as to what the rest of the community is like — whether
accurate or not.

Two types of gateways are identified in this document as part of Camas’ design review process:

Primary Gateways — distinguishable
in that they encompass an entire Insert Map
corridor, whether several blocks or Exhibit 6.
miles, and are primary entrances into
the community. (see exhibit 6)

Secondary Gateways — are limited
to a specific intersection (or node) and
tend to be a secondary entry point into
the community, but have the potential to
become a primary gateway at some
point in the future.

The Gateway design principles and
guidelines are applied in addition to the
other design review sections. They do
not supercede or abolish other design
review guidelines but instead work in
concert. These principles and
guidelines are created to ensure
heightened attention is given to the
development/redevelopment of
properties located within the City’s
gateways.

DESIGN PRINCIPLES

Design principles are developed with the intent of being applied throughout the gateway area
regardless of the land use in question.

Gateways are special places within a city that help define the quality and character of the
community. The elements that comprise a gateway shall be treated in a manner that calls
attention to the fact that one has entered into the community. The following elements shall be
addressed:
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» Gateways shall be devoid of freestanding signs. Pre-existing freestanding signs will be
subject to removal at the time of any new development, redevelopment, or major
rehabilitation on the site. Exemptions include approved directional or community
information signage as approved by the City.

» Business signage not placed on buildings shall be integrated into the landscaping/
streetscaping of the subject property.

» Permanent signage within a gateway shall be standardized in a manner that creates a
consistent look within the gateway in question.

» The surface of pedestrian walkways within intersections shall be accentuated with a unique
character.

» A consistent streetscape lighting scheme shall be used.

> Where applicable (as determined by the City), sidewalks shall be separated from the roadway
through the use of planter strips (to be no less than 30 inches wide).

> When applicable (as determined by the City), trees of no less than two inches in diameter
shall be planted within planter strips at a spacing that creates the appearance of a continuous
canopy at tree maturation.

DESIGN GUIDELINES

The design guidelines for Gateways are more stringently applied than those for other sections of
the manual (e.g. commercial and multi-family). Guidelines that state a certain action “shall be
adhered to” are strictly enforced. Guidelines that use more suggestive terminology such as
“should” serve as a guide to meeting the overall intent. The project proponent is expected to
adequately address each guideline and if it cannot meet a specific guideline, then provide an
explanation as to why and demonstrate how it will mitigate and still meet the intent of the design
principles/guidelines.

Landscaping & Screening

» Signage shall be on buildings or incorporated into the landscaping. lllumination of signs
within landscaped areas shall be front-lit only, to keep the sign from being the main focus.
The intent is to soften the visual impact as well as for the landscape not to be dominated by
signage. (see exhibit 1)

Architecture

The type, scale, and placement of signage within a gateway can significantly effect the
visual/sensory interpretation of the physical quality of the area. Gateways that appear to be
littered with signage present a negative impression and an environment that individuals want to
avoid.

» Freestanding signs are not allowed to be erected within Gateways.

» Permanent signage within gateways shall be standardized in terms of size, color, and
materials.
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Historic and Heritage Preservation:

The use of historic markers, information kiosks, project names, architectural features, or other
elements of the project should promote the historic heritage of the site or surrounding area.

Circulation & Connections:

The streetscape and pedestrian movements are the elements of primarily interest for gateway
properties. Streetscaping assists in defining the physical character of the area and pedestrian
movements. The following additional accentuators can help further define pedestrian paths.

» Trees and planting strips shall be
used for separating vehicles and
pedestrian movements, as well as
provide a secure and pedestrian
friendly environment.

(see exhibit 7)

» Where applicable (as determined by
the City), sidewalks shall be
separated from the roadway through
the use of planter strips or planter
wells (to be no less than 30 inches
wide). (see exhibit 7)

» Tree spacing will be determined by
the species of trees planted. The
desired effect is a visual appearance
of a continuous foliage canopy at
maturity or seven years after tree
planting (which ever comes first).
(See exhibit 7)

» Patterned pavers shall be used to
define and accentuate pedestrian
pathways within intersections. They
include pattern stone, exposed
aggregate (as long as it has a
finished appearance), stamped
concrete, or similar paving
materials. (see exhibit 8)

» A consistent streetscape lighting
scheme shall be used that portrays
the primary development period,
architecture characteristics, or
predetermined theme as identified
in a concept plan, sub-area plan, or
master plan recognized by the City.

Exhibit 8.
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COMMERCIAL & MIXED-USE PRINCIPLES & GUIDELINES

In assessing how a proposed project addresses specific design guidelines, weight should be given
to the location of the property, topographic characteristics, size and shape, disposition of adjacent
properties, etc. For example, the specific character of the Community Commercial zoned
properties differ based on their general location, topography, and surrounding built environment.
For instance, one of the Community Commercial properties located in the Southwest portion of
the City has an auto oriented feel as it is surrounded by Highway 14 and Southeast 6th Avenue.
Another property located in Grass Valley has a somewhat rural feel as it is surrounded by
residential and wetlands. However, even though each area has a different feel, they all have
direct linkages to surrounding neighborhoods and, therefore, these properties should provide a
pedestrian friendly environment (one of the specific design principles) to the degree possible
along major street frontages.

DESIGN PRINCIPLES

The following design principles are intended to be applied to all new commercial and mixed-use
developments, redevelopments (including change in use, i.e. residential to commercial), or major
rehabilitations (exterior changes requiring a building permit). Properties shall develop in a
manner that portrays a quality image of the community.

» On-site parking areas shall be placed to the interior of the development unless site
development proves prohibitive. All required on-site parking areas along adjacent roadways
shall be screened with landscaping.

> Buildings shall be used to define the streetscape unless site conditions prove prohibitive.

» Structures abutting, located in, or located near less intensive uses or zoned areas (such as
commercial developments next to residential areas) shall be designed to mitigate size and
scale differences.

> Developments containing a multiple of uses/activities shall integrate each use/activity in a
manner that achieves a seamless appearance or creates a cohesive development.

» Mixed-use developments that place uses throughout the site (horizontal development) shall
organize elements in a manner that minimizes it’s impact on adjacent lower intensity uses.

» Walls shall be broken up to avoid a blank look and to provide a sense of scale.
» Outdoor lighting shall not be directed off site.

DESIGN GUIDELINES

The design guidelines developed for commercial and mixed-use developments are intended to
serve as a guide. A project should not be expected to meet every design guideline as long as it
can show it can achieve the overall intent of the design principles. However, the project
proponent is expected to adequately address each guideline and if it cannot meet a specific
guideline then provide an explanation as to why and how it will mitigate and still meet the intent
of the design principles.
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Landscaping & Screening

» A landscaping/vegetation plan needs to identify the type of plants or trees to be planted
within the foreground of the visual area (or street intersection). The use of vegetation native
to the Pacific Northwest (or Camas) should be encouraged, with the exception of noxious
weeds. Low maintenance/hardy landscaping should also be encouraged. A list of low
maintenance/hardy materials is available upon request.

> Intersections should be illuminated, but not dominated by lighting. Incorporating lighting
into the landscape should be encouraged to illuminate the quality of the natural environment.
Low voltage, non-glare, indirect lighting should be used exclusively for landscaping. Street
lighting, such as light poles and lamps, should be compatible with other nearby lighting on
the same street, unless other lighting is expected to be replaced in the foreseeable future.
Surrounding sites should be screened
from parking and building lighting.

» Parking spaces should be clustered in
small groupings. Groupings should be
separated by landscaping to create a
pedestrian friendly, park like
environment. Parking lot landscaping
should be credited toward the total
landscaping requirement. (see exhibit 9)

Exhibit 9.

» Commercial developments should be encouraged to include a community information kiosk.
The kiosk could be used to provide community information and/or incorporate
historic/heritage information relating to the specific site or surrounding area.
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Massing & Setbacks

Specific guidelines that should be addressed include:

» Since buildings define circulation
routes, they should be placed as close
to streets and roads as the zoning code
allows before being set back to the
interior or rear of the lot, unless site
constraints make it impossible or
characteristics of surrounding
properties already developed make it
incompatible. (see exhibit 10)

STREET

» Commercial structures abutting
residentially zoned areas should be

designed to mitigate size and scale t JAATOR STREET

differences. ) (

» On-site parking areas should be placed -
to the interior of the site whenever Exhibit 10.
possible. (see exhibit 10)

Architecture

> Developments surrounded by residential areas or adjacent to residentially zoned properties
should be built with a residential feel (i.e. size, scale, and materials compatible with
neighboring buildings).

» Buildings over two stories should have the third story and above offset from the first two
stories, if surrounding developments are less than three stories or land uses designations on
adjacent sites do not allow more than three story development.

» Outdoor lighting shall be hooded or shielded so as not to directly light adjoining or
neighboring properties.

Circulation & Connections

Most vacant and redevelopable commercial land within the City of Camas will occur along
existing roads or areas that have established circulation and connections. Therefore, the scope of
appropriate regulations in regards to connections and circulation is limited.

» Pathways define traffic/pedestrian movement. Buildings brought up to the road help define
these movements. Trees and/or planting strips shall be used for separating vehicles and
pedestrian movements, as well as provide a secure and pedestrian friendly environment.

> New streets intersecting commercial properties should be designed to create a safe
environment. “Coving” techniques and “round-a-bouts” should be considered for traffic
calming when appropriate.
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MULTI-FAMILY PRINCIPLES & GUIDELINES

Multi-Family structures vary significantly in form, scale, and function. Even a specific Multi-
Family type (i.e. apartment building, townhouse, duplex, etc.) can vary in size and shape
depending on the land use zone in question and site configuration. Therefore, a separate set of
Design Review principles and guidelines have been developed for three separate multi-family
structure categories:

Multi-Family Structures:

| Stacked Housing
| Townhome/Rowhouse
|_ Duplex/Tri-plex/Four-plex

The multi-family design principles and guidelines are intended to be applied to all new
development, redevelopment (including change in use, e.g. commercial to multi-family), or
major rehabilitation (exterior changes requiring a building permit), unless otherwise noted in
each subsection of this chapter.

STACKED HOUSING

All structures that have separate living units located on top of one another are considered stacked
housing. This includes garden apartments, flats, and low-, mid-, and high-rise structures. The
principles and guidelines developed for this housing type are intended to be applied regardless of
the underlying land use designation.

Design Principles

» All on-site parking areas shall be screened with landscaping. Parking spaces shall be
clustered in small groups of no more than 6-10 spaces.

» Stacked houses abutting or located in single-family residentially zoned areas shall be
designed to mitigate size and scale differences.

> Walls shall be articulated in order to avoid a blank look and to provide a sense of scale.

» Detached garages shall be located to the rear of stacked unit(s) so as not to be directly
viewable from a public street.

» Attached garages shall account for less than 50% of the front face of the structure. Garages
visible from the street shall be articulated by architectural features, such as windows, to avoid
a blank look.
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Design Guidelines

The design guidelines developed for stacked housing are intended to serve as a guide to the
development community (or project proponent). A project should not be expected to meet every
design guideline as long as it can show it can achieve the overall intent of the design principles.
However, the project proponent is expected to adequately address each guideline and if it cannot
meet a specific guideline, then provide an explanation as to why and how it will mitigate and still
meet the intent of the design principles.

Landscaping & Screening

A landscaping plan shall be submitted to the City that identifies:

» The vegetation to be utilized should encourage native, low maintenance plantings. Trees
planted along streetscapes with overhead power lines should include only those identified on
the City’s Street Tree List. When possible, existing significant trees or other natural features
that do not pose a hazard or hinder development should be required to remain and be
incorporated into the landscaping and site plans.

» Landscape lighting should be low voltage, non-glare, and indirect. Street lighting, such as
light poles and lamps, should be compatible with other nearby lighting on the same street,
unless other lighting is expected to be replaced in the foreseeable future or a nostalgic theme
compatible with the proposed development is desired. Surrounding sites should be screened
from parking and building lighting.

» Parking spaces should be clustered in small groupings. Groupings should be separated by
landscaping to create a pedestrian friendly, park-like environment. Parking lot landscaping
should be credited toward the total landscaping requirement. (see exhibit 9)

» Green belts should be used to separate different uses whenever possible. (see exhibit 3)

» The vertical intensity of landscaping should increase as the height of the structure increases.
With the exception of properties located in or abutting the Downtown Commercial (DC)
zone, greater setbacks can be used to create a greater buffer and lessen the need for more
intense vertical landscape materials.

Circulation & Connections

The following guideline is important to consider in terms of public safety or the perception
thereof:

» Pathways define traffic/pedestrian movement. Buildings brought up to the public right-of-
way help define these movements. Trees and/or planting strips shall be used for separating
vehicles and pedestrian movements as well as providing a secure and pedestrian friendly
environment.
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TOWNHOMES & ROWHOUSES

Townhomes and rowhouses tend to be made up of several one to three story units that are
attached (or connected) by a common wall. For the Design Review process, the
Townhome/Rowhouse regulations address structures with two to five units attached by a
common wall and configured in a townhouse style of structure. The principles and guidelines
developed for this housing type are intended to be applied regardless of the underlying land use
designation.

Design Principles

» All on-site parking areas (excluding driveways and garages) shall be screened with
landscaping.

> Buildings shall be used to define the streetscape unless site conditions prove prohibitive.

» Structures abutting or located in single family residentially zoned areas shall be designed to
mitigate size and scale differences when appropriate.

» Walls shall be articulated in order to avoid a blank look and to provide a sense of scale.

> Detached garages shall be located to the rear of the townhouse or rowhouse unit(s) so as not
to be directly viewable from a public street.

» Attached garages shall account for less than 50% of the front face of the structure. Garages
visible from the street shall be articulated by architectural features, such as windows, to avoid
a blank look.

Design Guidelines

The design guidelines developed for townhomes and rowhouses are intended to serve as a guide
to the development community (or project proponent).

Landscaping & Screening

A landscaping plan shall be submitted to the City that identifies:

» Green belts should be used to separate different uses or intensity of uses whenever possible.
(see exhibit 3)

» The vertical intensity of landscaping should increase as the height of the structure increases.
With the exception of properties located in or abutting the Downtown Commercial zone,
greater setbacks can be used to create a greater buffer and lessen the need for more intense
vertical landscape materials.
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Circulation & Connections

The following guideline is important to consider in terms of public safety or the perception there
of:

» Pathways define traffic/pedestrian movement. Buildings brought up to the public right-of-
way help define these movements. Trees and/or planting strips shall be used for separating
vehicles and pedestrian movements as well as providing a secure and pedestrian friendly
environment.

DuUPLEX, TRIPLEX, & FOUR-PLEX

Duplexes, triplexes, and four-plexes tend be constructed to resemble single family homes. For
the design review process, the Duplex/Triplex/Four-plex regulations address structures with two
to four units attached by a common wall that are configured to resemble a single-family style of
structure. The specific principles and guidelines developed for this housing type are mandatory
and intended to be applied regardless of the underlying land use designation.

Design Principles

» Garages shall account for less than 50% of the front face of the structure. Garages visible
from the street shall be articulated by architectural features, such as windows, to avoid a
blank look.

Design Guidelines

Architecture

» Garages shall account for less than 50% of the front face of the structure. Garages visible
from the street shall be articulated by architectural features, such as windows, to avoid a
blank look.
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Project Overview

This project proposes short plat and request design review for a parcel zoned MF-18 into
3 lots per Camas code. The site is located along NW lvy Street north of 6™ Avenue in
Camas, Washington. The parcel is identified as real property account #852740-000 and
is approximately 0.26 acres. It is located within the NW 4 of the SE 4 Section 10, T1N,
R3E, W.M. in the City of Camas jurisdiction in Clark County, Washington.

This narrative and accompanying supporting documents demonstrates how this short
plat and design review project will comply with the City of Camas development
ordinances and city code.

Existing Site Characteristics

The site currently is undeveloped and contains mostly grass. There is an existing gravel
driveway that provides access to the adjacent property to the north of the site.

To the west there is a developed park zoned NP. To the north there is an existing
developed residential property zoned MF-18. To the east there is NW Hill Street private
road. To the south there is an existing residence zoned MF-18.

There are no significant habitat areas, water courses, or wetlands on-site. There are no
indicators for slope instability, floodplains, or other critical areas.

PRELIMINARY SHORT PLAT NARRATIVE

17.09.030 Preliminary short plat approval.
A. Preapplication.

1. In accordance with CMC Chapter 18.55, the applicant must proceed with
the formal preapplication process prior to application submittal for
review.

2. The applicant shall submit to the community development department the
preapplication form and copies of their proposal drawn to an engineer
scale on paper, showing lot sizes, topography and overall lot dimensions.

Response: See pre-application meeting notes dated 3/19/15 (See attached)

B. Application/Fees. In addition to those items listed in CMC 18.55.110, the
following items are required, in quantities specified by the City of Camas,
for a complete short plat application for preliminary approval. ltems may
be waived if, in the judgment of the community development director, they
are not applicable to the proposal:

1. Completed general application form as prescribed by the community
development director with the applicable application fee;
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2. Complete and submit a transportation impact study to determine the
adequacy of the transportation system to serve the proposed
development, and to mitigate impacts of the proposal on the surrounding
transportation system, if required;

3. Complete applications for other required land use approvals applicable to
the proposal;

4. Vicinity map showing location of the site; and
Site and development plans which provide the following information:

A preliminary plat map meeting the standards identified in CMC Section
17.01.050

b. The names of owners of adjacent land and the names of any adjacent
subdivisions,

c. Lines marking the boundaries of the existing lot(s) (any existing lot to be
eliminated should be a dashed line and so noted),

d. Names, locations, widths and dimensions of existing and proposed public
street rights-of-way, public and private access easements, parks and
other open spaces, reservations, and utilities,

Response: This project will be designed to meet the rules, regulations,
requirements, and standards stated per City of Camas code and comply
with adopted manuals / standards and that the goals and policies of the
City of Camas comprehensive plan.

D. Criteria for Preliminary Short Plat Approval. The community development
director or designee shall base their decision on an application for
preliminary plat approval on the following criteria:

1. The proposed short plat is in conformance with the Camas
comprehensive plan, neighborhood traffic management plan, Camas
parks and open space comprehensive plan, and any other city adopted
plans;

Response: This project will meet the goals and polices of the City of
Camas comprehensive plan. The site is very small and creates only 3 new
homes. Therefore, the traffic management plan, parks and open space
plan, and other City plans are not adversely impacted by the approval of
this project.

2. Provisions have been made for water, storm drainage, erosion control and
sanitary sewage disposal for the short plat which are consistent with
current standards and plans as adopted in the Camas Design Standard
Manual;

Response: This project will be designed to include water and sanitary
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sewage disposal. Regarding storm drainage, see the stormwater report
associated with this project for more information. Erosion control will be
provided during construction.

3. Provisions have been made for roads, utilities, street lighting, street trees,
and other improvements that are consistent with the six-year street plan,
the Camas Design Standard Manual and other state adopted standards
and plans;

Response: This project will be designed as required by the City of Camas
to appropriately provide roads, utilities, street lighting, street trees and
other improvements.

4. Provisions have been made for dedications, easements and reservations;

Response: There are no required dedications, however there is an existing
5’ easement along the north edge of the property for an access driveway
serving the property to the north. This easement will remain. Any
required utility easements along the frontage will be given as a part of the
final plat.

5. Appropriate provisions are made to address all impacts identified by the
transportation impact study;

Response: A transportation impact study is not required for this project.
The project creates 3 new traffic generating homes, which results in
approximately 3 new PM peak hour trips per day.

6. The design, shape and orientation of the proposed lots are appropriate to
the proposed use for which the lots are intended;

Response: The lots will be narrow but are appropriately in layout for the
proposed housing floor plans. See layout plan and floor plans.

7. Provisions are made for the maintenance of commonly owned private
facilities;

Response: There will not be any commonly owned private facilities
associated with this project.

8. The short plat complies with the relevant requirements of the Camas land
development and zoning codes, and all other relevant local regulations;
and

Response: This project has been designed to meet the relevant
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requirements of the Camas land development and zoning codes and all
other relevant local regulations.

9. That the plat meets the requirements of Chapter 58.17 RCW and other
applicable state and local laws which were in effect at the time of
preliminary plat approval.

Response: This project will be designed to meet the rules, regulations,
requirements, and standards stated per City of Camas code and comply
with adopted manuals / standards and that the goals and polices of the City
of Camas comprehensive plan.

17.19.010 Applicability.

The standards set forth within this chapter are minimum standards applicable
to land development. Based on the complexity or circumstances of the
project or site conditions location (e.g., critical areas), the decision maker
may require a land development to be designed to exceed the minimum
standards or impose conditions deemed in the public interest.

17.19.020 Improvements, supervision, inspections and permits required.

A. Required Improvements.

1. Every developer Shall be required to grade and pave streets and alleys,
install curbs and gutters, sidewalks, monuments, sanitary and storm
sewers, water mains, fire hydrants, street lights and street name signs,
underground transmission lines, provide and install centralized mail
delivery boxes as determined by the U.S. Postal Service, together with all
appurtenances in accordance with specifications and standards in the
Camas Design Standard Manual, the six-year street plan, and other state
and local adopted standards and plans as may be applicable.

a. For single-family detached housing, a suitable size and
configuration generally includes a building envelope capable of siting a forty-foot
by forty-foot square dwelling within the building envelope,

c. Primary structure accessed by flag lots or private roads are required to
have automatic fire sprinklers,

d. An approved address sign, in accordance with the Camas Municipal Code
must be posted for each residence where the flag lot leaves the public
road, and

e. To protect the character of the immediate neighborhood, the city may
impose special conditions, where feasible, including access configuration
and separation, setbacks, fencing and landscaping;
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6. Double Frontage Lots. Residential lots which have street frontage along
two opposite lot lines shall be avoided, except for lots which provide
separation of a residential development from a traffic arterial, in which
case additional lot depth of at least twenty feet will be provided to act as a
buffer strip between the lot and the traffic arterial;

7. Corner Lots. Corner lots may be required to be platted with additional
width to allow for the additional side yard requirements;

8. Restricted Corner Lots. Corner lots restricted from access on side yard
flanking street shall be treated as interior lots and conform to front, side
and rear yard interior setbacks of CMC Chapter 18.09; and

9. Redivision. In dividing tracts into large lots which at some future time are
likely to be redivided, the location of Ilot lines and other details of the
layout shall be such that redivision may readily take place without
violating the requirements of these regulations and without interfering
with the orderly development of streets. Restriction of building locations
in relationship to future street right-of-way shall be made a matter of
record if the approval authority considers it necessary.

E. Tracts and Trails.

1. If land division is located in the area of an officially designated trail, in
accordance with the parks and recreation comprehensive plan, provisions
shall be made for reservation of the right-of-way or for easements to the
city for trail purposes.

Notes:

' All buildings abutting a street designed and constructed with less than 36

feet of pavement shall have automatic fire sprinkler systems installed that
comply with NFPA 13D or 13R.

Access to two lots or less may be designed and established as an
easement rather than a tract. Garbage and recycling services may be
restricted. If roadway is less than 150 feet in length, the minimum
structural road section is exempt.

2

3 Road/Street lengths are calculated to include the cumulative network.

9. Intersections. Any intersection of streets that connect to a public street,
whatever the classification, shall be at right angles as nearly as possible,
shall not exceed fifteen (15) degrees, and not be offset insofar as
practical. All right-of-way lines at intersections with arterial streets shall
have a corner radius of not less than twelve (12) feel.
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10. Street Layout. Street layout shall provide for the most advantageous
development of the land development, adjoining area, and the entire
neighborhood. Evaluation of street layout shall take into consideration
potential circulation solutions for vehicle, bicycle and pedestrian traffic,
and where feasible, street segments shall be interconnected.

a. While it is important to minimize the impact to the topography from
creating an integrated road system, improved site development and
circulation solutions shall not be sacrificed to minimize the amount of cut
and fill requirements of the proposal.

b. Where critical areas are impacted, the standards and procedures for
rights-of-way in the critical areas overlay zone shall be followed.

c. When the proposed development's average lot size is 7,400 square feet or
less one additional off-street parking space may be required for every five
units—notwithstanding the requirements of CMC Chapter 18.11. These
spaces are intended to be located within a common tract.

d. When on the basis of topography, projected traffic usage or other relevant
facts, it is unfeasible to comply with the foregoing right-of-way, tract and
street width standards, the approval authority, upon recommendation
from the city engineer may permit a deviation from the standards of Table
17.19.040-1.

e. The city engineer or designee may determine a wider width is necessary
due to site circumstances, including but not limited to topography, traffic
volume, street patterns, on-street parking, lot patterns, land use and bike
and transit facilities that justify an increase in width.

f. When existing streets adjacent to or within land to be developed, are of
inadequate width, additional right-of-way shall be provided at the time of
land development.

17.21.010 Plans and permits required for public improvements.

A. Approval of a land division, binding site improvement plan, boundary line
adjustment, or site plan shall constitute approval for the applicant to
develop construction plans and specifications, for all facilities and
improvements, in substantial conformance to the preliminary approval,
design standards, and any special conditions required by the city; to
obtain permits and complete installation for such improvements; and to
prepare a final plat, plans, surveys and other documents for recording, or
final acceptance as applicable.

B. Prior to installing improvements, the developer shall apply for all required
permits for those improvements. The applications shall include
development plans as specified on the application form.

(Ord. 2483 § 1 (Exh. A (part)), 2007)

Response: This project will be designed to meet the criteria for a Short
Plat and the City of Camas development review comments.
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18.19.010 - Purpose.

This chapter is intended to provide for orderly and quality development consistent
with the design principles of the "Camas Design Review Manual: Gateways,
Commercial, Mixed-Use and Multifamily Uses,"” hereafter referred to as the
Design Review Manual (DRM) and the "Downtown design manual.” The design
review process is not intended to determine the appropriateness of a given
use on a given parcel. The design review process is intended to produce a
meaningful integration of building, landscaping and natural environment. This
will protect the general health, safety, and welfare of the community by
making efficient use of the land, which is consistent with the visual character
and heritage of the community.

Response: We understand Design Review is required.
18.19.020 - Scope.

Design review is required for all new developments within commercial, mixed-use,
business park, or multifamily zones, redevelopment (including change in use,
e.g., residential to commercial), or major rehabilitation (exterior changes
requiring a building permit or other development permit). Commercial uses in
the context of design review include both traditional uses listed as
commercial under the zoning code as well as recreational, religious, cultural,
educational, and governmental buildings and associated properties.
Additionally, design review is applicable to all new developments or
redevelopments within a gateway area as defined in the design review
manual.

Response: We have reviewed the Downtown Design Manual and are requesting
Design Review of our proposal building designs.

18.19.025 - Scope of the downtown design manual (DDM).

The provisions of this manual shall be applied to public and private parcels
located within the downtown commercial zone. The standards within the DDM
supersede the general requirements of the DRM for parcels located within the
downtown commercial zone.

18.19.030 - Design review manual adopted.

The city's design standards are primarily contained in the design review manual,
which was adopted by the city.

18.19.035 - Downtown design manual adopted.

The city's design standards for the downtown commercial zone are contained in
the manual, which is adopted by the city.

18.19.040 - Design review committee.
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A. The city council shall establish a seven-person design review committee
(DRC) for the purposes of reviewing specific proposals, and recommending
conditions and/or other actions necessary for consistency with the principles
of the DRM. The DRC members serve at the pleasure of the city council. The
DRC shall consist of six members appointed by the city council, including two
from the development community, one council member, one planning
commissioner, and two citizens at large. A seventh member shall be a
neighborhood representative of the surrounding neighborhood to a specific
proposal, or a United Camas Association of Neighborhoods member.

B. The DRC will hold a public meeting to consider a design review application
when:

1. The city planner determines that the issues related to a specific proposal are
complex enough to warrant a review by the DRC;

2. The proposal varies from the guidelines of the DRM; or

3. When an administrative decision on a design review application is appealed
with no prior review by the DRC.

C. The DRC shall not issue a decision, but shall prepare a written
recommendation, together with findings to support the recommendation, to
the approval authority within ten days of a public meeting held for that
purpose (RCW 36.70.020(5)).

Response: We understand this will be reviewed by Design Review committee.

18.19.050 - Design principles.

The principles are mandatory and must be demonstrated to have been satisfied in
overall intent in order for approval of a design review application to be
granted. Standard principles are applied to all commercial, mixed use, or
multifamily uses. Where applicable, the specific principles are used in
addition to the standard principles.

A. Standard Principles.

1. Landscaping shall be done with a purpose. It shall be used as a tool to
integrate the proposed development into the surrounding environment.

Response: 1 tree will be planted in the front yard of each lot. 3 total trees will
be planted for this small project. It is anticipated that this will integrate the
proposed development into the surrounding environment.

2. All attempts shall be made at minimizing the removal of significant natural

features. Significant natural features shall be integrated into the overall site
plan.

Response: There are no significant natural features located on this property.
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3. Buildings shall have a "finished"” look. Any use of panelized materials shall be
integrated into the development in a manner that achieves a seamless
appearance.

Response: See building elevations plan for proposed design. These elevations
show a “finished” look and will have a seamless appearance.

4. A proposed development shall attempt to incorporate or enhance
historic/heritage elements related to the specific site or surrounding area.

Response: There are no historic/heritage elements related to this specific site.
The development of this site, will not impact the historic/heritage elements of
the surrounding area.

B. Specific Principles.
1. Gateways.

a. Gateways shall be devoid of freestanding signs. Preexisting freestanding
signs will be subject to removal at the time of any new development,
redevelopment, or major rehabilitation on the site. Exemptions include
approved directional or community information signage as approved by the
city.

Response: There are not existing or proposed freestanding signs on the
property.

b. Business signage not placed on buildings shall be integrated into the
landscaping/streetscaping of the subject property.

Response: The development includes residential housing, and therefore it is not
anticipated that any business signage will be placed on the subject property.

c. Permanent signage within a gateway shall be standardized in a manner that
creates a consistent look within the gateway in question.

Response: No permanent signage is proposed for this project, therefore this is
not applicable.

d. The surface of pedestrian walkways within intersections shall be accentuated
with a unique character.

Response: There are no proposed pedestrian walkways within intersections,
and therefore this is not applicable.

e. A consistent streetscape lighting scheme shall be used.

Response: Lighting will be installed if required by the City of Camas. If
applicable, this project will install a light consistent with the City’s streetscape
lighting scheme in the vicinity of this project.

2. Commercial and Mixed Uses.
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a. On-site parking areas shall be placed to the interior of the development unless
site development proves prohibitive. All on-site parking areas along adjacent
roadways shall be screened with landscaping. Downtown commercial and
mixed-use areas shall not be required to provide on-site parking.

b. Buildings shall be used to define the streetscape unless site conditions prove
prohibitive.

c. Structures abutting, located in, or located near less intensive uses or zoned
areas (such as commercial developments next to residential areas) shall be
designed to mitigate size and scale differences.

d. Developments containing a multiple of uses/activities shall integrate each
use/activity in a manner that achieves a seamless appearance, or creates a
cohesive development.

e. Mixed-use developments that place uses throughout the site (horizontal
development) shall organize elements in a manner that minimizes their impact
on adjacent lower intensity uses.

f. Walls shall be broken up to avoid a blank look and to provide a sense of scale.
g. Outdoor lighting shall not be directed off-site.
Response: N/A
Multifamily.
Stacked Housing.

i.  All on-site parking areas shall be screened with landscaping. Parking spaces
shall be clustered in small groups of no more than six to ten spaces.

ii. Stacked houses abutting or located in single-family residentially zoned areas
shall be designed to mitigate size and scale differences.

iii. Walls shall be articulated in order to avoid a blank look and to provide a sense
of scale.

iv. Detached garages shall be located to the rear of stacked unit(s) so as not to
be directly viewable from a public street.

v. Attached garages shall account for less than fifty percent of the front face of
the structure. Garages visible from the street shall be articulated by
architectural features, such as windows, to avoid a blank look.

b. Townhomes and Rowhouses.

i.  All on-site parking areas (excluding driveways and garages) shall be screened
with landscaping.

Response: Excluding driveways and garages, there are no other on-site parking
areas that are proposed, and therefore landscape screening is not applicable..

ii. Buildings shall be used to define the streetscape unless site conditions prove
prohibitive.
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ii.

iv.

Vi.

Response: Buildings will be residential housing and setback from the
streetscape to allow for driveway in front of the garage..

When appropriate, structures abutting or located in single-family residentially
zoned areas shall be designed to mitigate size and scale differences.

Response: The size and scale of this project should fit well with the
surrounding properties and their structures in size and scale.

Walls shall be articulated in order to avoid a blank look and to provide a sense
of scale.

Response: See building elevations plan for proposed design. Walls are
articulated in order to avoid the blank look, as required.

Detached garages shall be located to the rear of the townhouse or rowhouse
unit(s) so as not to be directly viewable from a public street.

Response: This project incorporates garages as a part of the floor plan.
Therefore the garages are attached, not detached. See floor plan for design.

Attached garages shall account for less than fifty percent of the front face of
the structure. Garages visible from the street shall be articulated by
architectural features, such as windows, to avoid a blank look.

Response: The proposed attached garage accounts for less than 50% of the
front face of the structure. Since these garages will be visible from the street,
they include windows to avoid a blank look. See building elevations plan for
proposed design.

Duplex, Triplex and Four-Plex.

Garages shall account for less than fifty percent of the front face of the
structure. Garages visible from the street shall be articulated by architectural
features, such as windows, to avoid a blank look.

18.19.070 - Application requirements.

Application for design review shall be submitted on the most current forms

provided by, and in a manner set forth by the community development
director or designee. The application shall include such drawings, sketches,
and narrative as to allow the approval authority review of the specific project
on the merits of the city's design review manual and other applicable city
codes. An application shall not be deemed complete unless all information
requested is provided.

Response: See application, plans and narrative.

18.19.090 - Deviations to design review guidelines.

A design review application that includes a deviation from any of the five major

guidelines of the DRM shall be subject to review and recommendations from
the design review committee. The DRC shall base its recommendation upon
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findings setting forth and showing that all of the following circumstances
exist:

Special conditions or circumstances exist which render a specific
requirement of the DRM unreasonable, given the location and intended use of
the proposed development;

The special conditions and circumstances are characteristic of the proposed
general use of the site, and not of a specific tenant;

The specific conditions and circumstances are not representative of typical
development which may be allowed within the zoning district;

The requested deviation is based upon functional consideration rather than
economic hardship, personal convenience or personal design preferences;

Variation from a guideline(s) has sufficiently been compensated by other site
amenities; and

The requested deviation will not result in a project that is inconsistent with the
intent and general scope of the DRM principles.

Response: See building floor plans and front elevations for design proposal.
Three possible house designs are shown and builder/homebuyer will select
from these. The 3 designs selected could be the same or different. Houses will
be similar to one of these 3 options but may vary slightly or have a reversed
entry (garage and entry door flipped) from these designs.

18.19.100 - Enforcement.
Failure to comply with the requirements of this chapter, or a decision resulting

from this chapter are enforceable under Article VIll of CMC Chapter 18.55
Administration and Procedures.

Response: We understand that this design review is in enforceable.

Necessary Approvals from Other Agencies

Building permits — City of Camas

Summary

This project will be designed to meet the rules, regulations, requirements, and

standards stated per City of Camas code and comply with adopted manuals / standards
and that the goals and polices of the City of Camas comprehensive plan.

p:\projects\1332\~valencia short plat\correspondence\docs\application\civilnw-valencia narrative_revised2.doc

717 NE 61st Street, Suite 202 M Vancouver, WA 98665 M (360) 260-9400 W Fax (360) 260-3509

civilnw.com
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City of /;/é-l\\ Community Development Department
616 NE Fourth Avenue

Camas, WA 98607
WASHINGTON (360) 817-1568

STAFF REPORT
Design Review Application for Parker Village Townhomes
City File No. DR15-06
(Related Files: MAJMOD14-01)

To: Design Review Committee

FROM: Robert Maul, Planning Manager
APPLICANT: Parker Village LLC, Attn. Patrick Ginn
LOCATION: NW Sage Street / NW Sage Loop

Parcel number 125191-000
Camas, WA 98607

APPLICABLE LAW: The application was submitted on October 23" 2015 and the applicable codes are those codes
that were in effect at the date of application. Camas Municipal Code Chapters (CMC): Title 18 Zoning (not
exclusively): CMC Chapter 17.21 Procedures for Public Improvements; CMC Chapter 18.19 Design Review; Camas
Design Review Manual (2002); and CMC Chapter 18.55 Administration and Procedures; and RCW 58.17.

BACKGROUND:

The Parker Village Townhouse project is a residential subdivision comprised of 60 lots. Units will include
luxury gated townhomes and live/work units ranging from 1,600 square feet to 2,100 square feet in
area. The buildings will be attached in units clusters ranging from 2 to 4.

PURPOSE:

Design Review is required under CMC Chapter 18.19. Design review is not intended to determine the
appropriate use on a parcel but rather review a proposed development for compliance with City codes
and plans related to landscaping, architectural elevations and other elements relative to required
improvements. The recommendations from the Design Review Committee (DRC) must consider the
general design review standards (CMC Chapter 18.19.050.A and the Camas Design Review Manual
“DRM?” pages 4-7), and multi-family (CMC Chapter 18.19.050.B.3 and the DRM page 16); which are
included in the enclosed Design Review Checklist.

RECOMMENDATION:

That the Design Review Committee reviews the submitted materials, deliberates, and forwards a
recommendation to the Director for a final decision.
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Community Development Department
616 NE Fourth Avenue
Camas, WA 98607

ESIGN REVIEW CHECKLIST

The purpose of this sheet is to provide a simplified and expedited review of the design review principles and
guidelines using objective review standards. The standards are intended as tool for the decision-maker in
making findings that the proposal either achieves compliance with the intent of the principles or reasonably
mitigates any conflict. When reviewing the check sheet, the proposal should as a whole “meet” the standards
and thus be generally consistent with the overriding principles. [Compliance or non-compliance with any one
standard is not a determinant. However, where several standards fail, they should be offset by standards that
exceed other standards]

Standard Principles and Guidelines

1. Landscaping should be done with a purpose. It should be used as a tool to integrate the proposed
development into the surrounding environment.

Exceeds

Meets

Fails

NA

Landscaping, including trees, shrubs, and vegetative groundcover, is
provided to visually screen and buffer the use from adjoining less
intense uses.

Signs are located on buildings or incorporated into the landscaping so
as not to be the main focus either during the day or night. (e.g. low
signs with vegetative backgrounds to soften visual impact). If
illuminated they shall be front lit. Efforts have been made to make
signs vandal resistant.

Outdoor furniture samples have been submitted consistent with the
overall project design.

Proposed fencing is incorporated into the landscaping so as to have
little or no visual impact.

The vegetation to be utilized includes native, low maintenance
plantings. Trees planted along streetscapes with overhead power lines
should include only those identified on the City’s Tree List.

Landscape lighting - low voltage, non-glare, indirect lighting is directed,
hooded or shielded away from neighboring properties.

Street lighting (poles, lamps) is substantially similar or architecturally
more significant than other street lighting existing on the same street
and will not conflict with any City approved street lighting plans for the
street.

Parking and building lighting is directed away from surrounding
properties through the use of hooding, shielding, siting and/or
landscaping.

2. All attempts should be mad
features should be in

tegrated

e atmi
into th

nimizing the removal of significant natural features. Significant natural
e overall site plan.

Exceeds

Meets

Fails

NA

Existing trees over 6” dbh that are not required to be removed to
accommodate the proposed development are retained and
incorporated into the landscape plan.

Rock outcropping’s, forested areas and water bodies are retained.




3. Buildings should have a “finished” look. Any use of panelized materials should be integrated into the
development in a manner that achieves a seamless appearance.

Exceeds Meets

Fails

NA

Use of corrugated materials, standing seam, T-1 11, or similar siding
materials are questionable, unless it can be shown through the use of
renderings or other visual applications that the use of these materials
will produce a development with a high visual (or aesthetic) quality.

Buildings walls or fences visible from roadways should be articulated in
order to avoid a blank look. The walls can be broken up by including
some combination of window/display space, plantings, offsetting walls
with two-tone colors, or creating plazas, water features, art (civic, pop,
etc.) awnings, or similar devices.

The use of bold colors has been avoided unless used as minor accents.

Higher density/larger structures abutting lower density residential
structures have been designed to mitigate size and scale differences.
In some cases, creating a natural buffer may be appropriate.

Specific Principles and Guidelines for Multi-Family

Stacked Housing

Exceeds | Meets

Fails | NA

All on-site parking areas shall be screened with landscaping. Parking spaces
shall be clustered in small groups of no more than six to ten spaces.

Stacked houses abutting or located in single-family residentially zoned areas
shall be designed to mitigate size and scale differences.

Walls shall be articulated in order to avoid a blank look and to provide a
sense of scale.

Detached garages shall be located to the rear of stacked unit(s) so as not to
be directly viewable from a public street.

Attached garages shall account for less than fifty percent of the front facade
of the structure.

Landscaping and Screening

Exceeds | Meets

Fails | NA

Surrounding sites should be screened from parking and building lighting.

Parking spaces should be clustered in small groupings. Groupings should be
separated by landscaping to create a pedestrian friendly, park-like
environment. Parking lot landscaping should be credited toward the total
landscaping requirements.

Green belts should be used to separate different uses whenever possible.

The vertical intensity of landscaping should increase as the height of the
structure increases.

Circulation and Connections

Pathways define traffic/pedestrian movement. Building brought up to the
public right-of-way help define these movements. Trees and/or planting
strips shall be used for separating vehicles and pedestrian movements as
well as providing a secure and pedestrian friendly environment.
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PREFACE

The Camas City Council formed the original Design Review Ad Hoc Committee (DRAC) at its
January 1998 planning retreat. The committee’s primary goal was to assess whether or not
design review would be a good idea for Camas. The DRAC reviewed materials collected from
the Municipal Research Services Center that included design review manuals from Bainbridge
Island, Gig Harbor, and Sumner, as well as news articles, legal opinions, and implementing
ordinances. The committee also conducted an informal survey at a United Camas Association of
Neighborhoods (UCAN) meeting and a telephone conference with the City of Olympia’s
Planning Director. At the end of June 1998, the committee reported back to the City Council
with their findings.

In order to answer the question, “is design review good for Camas?”, the committee tried to
decide from a community perspective what the purpose of design review would be. What should
it accomplish? What should it prevent? The DRAC concluded that a good starting point would
be to review the City’s Mission Statement which follows:

“The City of Camas commits to preserving its heritage, sustaining
and enhancing a high quality of life for all its citizens and
developing the community to meet the challenges of the future.
We take pride in preserving a healthful environment while
promoting economic growth. We encourage citizens to
participate in government and community, assisting the city
in its efforts to provide quality services consistent with
their desires and needs.”

Design review, in the context of the City’s mission statement, should aid in the preservation of
our community’s heritage; enhance our City’s quality of life; guide us through the challenges of
the future; preserve a healthy environment; promote economic growth; and enable citizens to
participate in the process.

Based on all the materials reviewed and the level of interest from UCAN members, the DRAC
concluded that design review was worth further investigation and recommended to the City
Council that a citizen committee be formed and that the members be made up of individuals
familiar with the development process. The City Council agreed to further study design review
by establishing a citizen committee to draft guidelines that could be successfully implemented
for the City. The citizen committee met every first and third Wednesday of each month since
September of 1998. Commercial guidelines were adopted in May, 2001, with the multi-family
and gateway sections being added to the Design Review Code in December, 2002. What
proceeds in this manual is the compilation of over three years worth of work by the DRAC.
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INTRODUCTION

All proposals subject to design review should strive
to meet the goals of design review and address
each of the appropriate design principles and
development guidelines. In order to achieve the
established goals of design review, a set of design
principles and development guidelines have been
identified for both commercial and multi-family
land-uses. Design principles are the overriding
factors that each development proposal must
demonstrate it can achieve or reasonably mitigate.
Development guidelines are created to assist the
development’s applicant in accomplishing the
design principles as well as conform to the
established goals of design review.

GoOALS OF DESIGN REVIEW

Design Review Gods

Design Principals

Development Guidelines

The goals of design review are intended to establish the overall purpose (or intent) of the design
principles and development guidelines and set the stage for what they should be trying to

accomplish. The goals of design review are:

» All developments should be meaningful, add value, and produce a positive impact on the

immediate area, as well as the community;

» To encourage better design and site planning so that new development will preserve or
enhance the community's character as well as allow for diversity and creativity;

» To encourage compatibility with surrounding uses (zone transition) and quality design;

Y

To promote responsible development that results in an efficient use of the land,;

» To create a park like setting with the integration of the building, landscaping, and natural

environment;

> To preserve the community's heritage by incorporating a piece of the area's history into the

development;

» To facilitate early and on-going communication among property owners, neighborhoods, and

City officials;

» To increase public awareness of design issues and options; and

» To provide an objective basis for decisions that address visual impact and the community's

future growth.
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DESIGN PRINCIPLES VS. DEVELOPMENT GUIDELINES

Design principles are established for both multi-family and commercial uses and all uses located
within a gateway. An exception from the design review process is provided for those activities
subject to design review requirements for heritage register properties or districts [CMC
16.07.070]. Commercial uses in the context of design review include both traditional uses listed
as commercial under the zoning code as well as recreational, religious, cultural, educational and
governmental buildings and associated properties.

Design principles are the overriding factors that the development guidelines are trying to
accomplish. Every development proposal (whether the applicant is from a private, non-profit, or
public entity) that comes before the City must adequately address each of the design principles
and demonstrate that it can achieve the overall intent of the established principles. If a proposal
can not meet every development guideline set forth under each section, but has demonstrated that
it can achieve the overall intent of the established design principles, then the City may have
reason to allow the proposal to move forward through the approval process.
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DEVELOPMENT GUIDELINES

Development guidelines for gateways, multi-family, and commercial uses have been divided into
five major guideline categories: ® Landscaping & Screening, ® Architecture, © Massing &
Setbacks, ¢ Historic & Heritage Preservation, and © Circulation & Connections. Under each
major category is a list of general issues that should be addressed, if appropriate, by each
proposal subject to design review.

Landscaping & Screening: Massing & Setbacks:

Impervious vs. Pervious
Landscaping & Screening
Signage

Lighting

Outdoor Furnishings
Fences

Significant Trees
Outdoor Common Areas
Parkway

Architecture:
Signage
Lighting
Building Form (architecture)
Building Materials

Complement Surrounding Uses

View Shed

Infill

Density Provisions

Height, Bulk, Scale

Flexibility of Building Location (Preservation)
Zone Transition

Historic and Heritage Preservation:

Preservation of Existing Structures or Sites
Incorporate Historic/Heritage Information

Circulation & Connections:

Walkways, Trails & Parking

Transit Stops

Streetscape

Traffic Patterns (entrance, exits, delivery, etc)

Camas Design Review Manual: Gateways, Commercial, Mixed-Use & Multi-Family Uses (Final Draft)
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STANDARD PRINCIPLES & GUIDELINES

Standard principles and guidelines are applicable to all commercial, mixed-use and multi-family
developments, redevelopments (including change in use, e.g. residential to commercial), or
major rehabilitations (exterior changes requiring a building permit). Additional principles may
be found under each of the specific categories.

STANDARD DESIGN PRINCIPLES

A site plan should be provided by the applicant that identifies and illustrates how the proposed
development will meet the design principles. The site plan should include placement of
buildings, designated landscaped and open space areas, parking, and any other major
components of the development. The site plan should also include dimensions as to give all
reviewers a sense of scale. Rehabilitation projects are only required to address the principles and
guidelines that relate to the building permits they are seeking.

» Landscaping shall be done with purpose. It should be used as a tool to integrate the proposed
development with the surrounding environment as well as each of the major project elements
(e.g. parking, building(s), etc.).

» All attempts shall be made at minimizing the removal of significant natural features.
Significant natural features shall be integrated into the overall site plan.

» Buildings shall have a “finished” look. Any use of panelized materials shall be integrated
into the development in a manner that achieves a seamless appearance.

» A proposed development shall attempt to incorporate or enhance historic/heritage elements
related to the specific site or surrounding area.

STANDARD DESIGN GUIDELINES

The standard design guidelines serve as a guide to the development community (or project
proponent). These guidelines are developed to assist a project in meeting the established design
principles. Furthermore, a project should not be expected to meet every design guideline as long
as it can show it can achieve the overall intent of the design principles. However, the project
proponent is expected to adequately address each guideline and if it cannot meet a specific
guideline then provide an explanation as to why and how it will mitigate and still meet the intent
of the design principles.

Landscaping & Screening

» Landscaping and screening is an important factor in determining the overall character of the
building site. Landscaping should be done with purpose, such as providing a buffer against
less intense uses, screening parking or other components viewed as being intrusive, and
defining the streetscape.
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» Signage should be placed on buildings

or incorporated into the landscaping. If
signs are illuminated, then they shall be
front lit (light cast onto the face of the ]

sign from a source positioned in front of
the sign). Signage in the landscaping
should be built in to the vegetation to
keep it from being the main focus —

similar to the light industrial zones. G
Efforts should be made to make signs
vandal resistant. The intent is for the
landscape not to be dominated by
signage as well as to soften the visual
impact. (see exhibit 1)

» Outdoor furnishings, when used, should
be compatible with the immediate
environment.

» If the site is to be fenced, then the
fencing should be incorporated into the
landscaping so as to have little or no
visual impact. (see exhibit 2)

» The vegetation to be utilized should
encourage native, low maintenance
plantings. Trees planted along
streetscapes with overhead power lines
should include only those identified on
the City’s Street Tree List. When Exhibit 1.
possible, existing significant trees or
other natural features that do not pose a
hazard or hinder development should be
required to remain and be incorporated
into the landscaping and site plans. \

» Landscape lighting should be low N
voltage, non-glare, and indirect. Street
lighting, such as light poles and lamps, ?
should be compatible with other nearby %
lighting on the same street, unless other é 2 2, ] =
lighting is expected to be replaced in the % % /"WW%/ S
foreseeable future or a nostalgic theme l ! / I l ! \
compatible with the proposed
development is desired.

W/

~——

Exhibit 2.
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Massing & Setbacks “RESIDENTTAL

> Massing and setbacks are major e —G. R
elements of a site plan. These elements !_ REE,N__ “BELT
have the greatest impact as to how the , Tt T e }

proposed development relates to the
surrounding area and how individuals
living and visiting the area interact with
the development. Major components
that define the character and quality of
the proposed development include the
size, scale, and placement of buildings,

STREET

lot coverage, and traffic/pedestrian

. . JOR STREET
circulation. A

> Higher density/larger structures abutting  Exhibit 3.
lower density residential structures
should be designed to mitigate size and scale differences. In some cases, creating a natural
buffer may be appropriate. (see exhibit 3)

Architecture

Few restrictions should be placed on the architecture and building materials used in the
development. Instead, general guidelines are developed to identify the type of development
desired:

» Buildings should have a “finished”, sound, durable, and permanent appearance. Use of
panelized materials should be integrated into the development in a manner that achieves a
seamless appearance. This would bring into question the use of corrugated materials,
standing seam, T-1 11, or similar siding materials, unless it can be shown through the use of
renderings or other visual applications that the use of these materials will produce a
development with a high visual (or aesthetic) quality. The applicant and/or developer will be
held accountable for ensuring that the finished development resembles and is in compliance
with the submitted renderings as approved by the City.
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» Placement of buildings should
preserve significant natural features,
such as rocks, trees, etc. In doing so,
developers may make use of site
variances such as adjusting setbacks.
(see exhibit 4)

STREET

» Building walls or fences visible from
roadways should be articulated in
order to avoid a blank look. The wall
can be broken up by including some ' :
combination of window/display space, /AATJOR STREET
plantings, offsetting walls with two- ) [
tone colors, or creating plazas, water Exhibit 4.
features, art (civic, pop, etc.), awnings,
or similar devices. (see exhibit 5)

» The use of bold colors should be
avoided except when used as minor
accents.

Historic and Heritage
Preservation:

Exhibit 5.

» The use of Historic Markers,
information kiosks, project names,
architectural features, or other elements of the project should promote the historic heritage of
the site or surrounding area.
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GATEWAY PRINCIPLES & GUIDELINES

Gateways are entrances to the community. They portray an image of what one would expect to
find as they venture throughout the community. They assist in orientation and communication of
a sense of quality, civic pride, and history of the community. A gateway that is poorly planned
(or developed) sends an adverse message as to what the rest of the community is like — whether
accurate or not.

Two types of gateways are identified in this document as part of Camas’ design review process:

Primary Gateways — distinguishable
in that they encompass an entire Insert Map
corridor, whether several blocks or Exhibit 6.
miles, and are primary entrances into
the community. (see exhibit 6)

Secondary Gateways — are limited
to a specific intersection (or node) and
tend to be a secondary entry point into
the community, but have the potential to
become a primary gateway at some
point in the future.

The Gateway design principles and
guidelines are applied in addition to the
other design review sections. They do
not supercede or abolish other design
review guidelines but instead work in
concert. These principles and
guidelines are created to ensure
heightened attention is given to the
development/redevelopment of
properties located within the City’s
gateways.

DESIGN PRINCIPLES

Design principles are developed with the intent of being applied throughout the gateway area
regardless of the land use in question.

Gateways are special places within a city that help define the quality and character of the
community. The elements that comprise a gateway shall be treated in a manner that calls
attention to the fact that one has entered into the community. The following elements shall be
addressed:
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» Gateways shall be devoid of freestanding signs. Pre-existing freestanding signs will be
subject to removal at the time of any new development, redevelopment, or major
rehabilitation on the site. Exemptions include approved directional or community
information signage as approved by the City.

» Business signage not placed on buildings shall be integrated into the landscaping/
streetscaping of the subject property.

» Permanent signage within a gateway shall be standardized in a manner that creates a
consistent look within the gateway in question.

» The surface of pedestrian walkways within intersections shall be accentuated with a unique
character.

» A consistent streetscape lighting scheme shall be used.

> Where applicable (as determined by the City), sidewalks shall be separated from the roadway
through the use of planter strips (to be no less than 30 inches wide).

> When applicable (as determined by the City), trees of no less than two inches in diameter
shall be planted within planter strips at a spacing that creates the appearance of a continuous
canopy at tree maturation.

DESIGN GUIDELINES

The design guidelines for Gateways are more stringently applied than those for other sections of
the manual (e.g. commercial and multi-family). Guidelines that state a certain action “shall be
adhered to” are strictly enforced. Guidelines that use more suggestive terminology such as
“should” serve as a guide to meeting the overall intent. The project proponent is expected to
adequately address each guideline and if it cannot meet a specific guideline, then provide an
explanation as to why and demonstrate how it will mitigate and still meet the intent of the design
principles/guidelines.

Landscaping & Screening

» Signage shall be on buildings or incorporated into the landscaping. lllumination of signs
within landscaped areas shall be front-lit only, to keep the sign from being the main focus.
The intent is to soften the visual impact as well as for the landscape not to be dominated by
signage. (see exhibit 1)

Architecture

The type, scale, and placement of signage within a gateway can significantly effect the
visual/sensory interpretation of the physical quality of the area. Gateways that appear to be
littered with signage present a negative impression and an environment that individuals want to
avoid.

» Freestanding signs are not allowed to be erected within Gateways.

» Permanent signage within gateways shall be standardized in terms of size, color, and
materials.
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Historic and Heritage Preservation:

The use of historic markers, information kiosks, project names, architectural features, or other
elements of the project should promote the historic heritage of the site or surrounding area.

Circulation & Connections:

The streetscape and pedestrian movements are the elements of primarily interest for gateway
properties. Streetscaping assists in defining the physical character of the area and pedestrian
movements. The following additional accentuators can help further define pedestrian paths.

» Trees and planting strips shall be
used for separating vehicles and
pedestrian movements, as well as
provide a secure and pedestrian
friendly environment.

(see exhibit 7)

» Where applicable (as determined by
the City), sidewalks shall be
separated from the roadway through
the use of planter strips or planter
wells (to be no less than 30 inches
wide). (see exhibit 7)

» Tree spacing will be determined by
the species of trees planted. The
desired effect is a visual appearance
of a continuous foliage canopy at
maturity or seven years after tree
planting (which ever comes first).
(See exhibit 7)

» Patterned pavers shall be used to
define and accentuate pedestrian
pathways within intersections. They
include pattern stone, exposed
aggregate (as long as it has a
finished appearance), stamped
concrete, or similar paving
materials. (see exhibit 8)

» A consistent streetscape lighting
scheme shall be used that portrays
the primary development period,
architecture characteristics, or
predetermined theme as identified
in a concept plan, sub-area plan, or
master plan recognized by the City.

Exhibit 8.
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COMMERCIAL & MIXED-USE PRINCIPLES & GUIDELINES

In assessing how a proposed project addresses specific design guidelines, weight should be given
to the location of the property, topographic characteristics, size and shape, disposition of adjacent
properties, etc. For example, the specific character of the Community Commercial zoned
properties differ based on their general location, topography, and surrounding built environment.
For instance, one of the Community Commercial properties located in the Southwest portion of
the City has an auto oriented feel as it is surrounded by Highway 14 and Southeast 6th Avenue.
Another property located in Grass Valley has a somewhat rural feel as it is surrounded by
residential and wetlands. However, even though each area has a different feel, they all have
direct linkages to surrounding neighborhoods and, therefore, these properties should provide a
pedestrian friendly environment (one of the specific design principles) to the degree possible
along major street frontages.

DESIGN PRINCIPLES

The following design principles are intended to be applied to all new commercial and mixed-use
developments, redevelopments (including change in use, i.e. residential to commercial), or major
rehabilitations (exterior changes requiring a building permit). Properties shall develop in a
manner that portrays a quality image of the community.

» On-site parking areas shall be placed to the interior of the development unless site
development proves prohibitive. All required on-site parking areas along adjacent roadways
shall be screened with landscaping.

> Buildings shall be used to define the streetscape unless site conditions prove prohibitive.

» Structures abutting, located in, or located near less intensive uses or zoned areas (such as
commercial developments next to residential areas) shall be designed to mitigate size and
scale differences.

> Developments containing a multiple of uses/activities shall integrate each use/activity in a
manner that achieves a seamless appearance or creates a cohesive development.

» Mixed-use developments that place uses throughout the site (horizontal development) shall
organize elements in a manner that minimizes it’s impact on adjacent lower intensity uses.

» Walls shall be broken up to avoid a blank look and to provide a sense of scale.
» Outdoor lighting shall not be directed off site.

DESIGN GUIDELINES

The design guidelines developed for commercial and mixed-use developments are intended to
serve as a guide. A project should not be expected to meet every design guideline as long as it
can show it can achieve the overall intent of the design principles. However, the project
proponent is expected to adequately address each guideline and if it cannot meet a specific
guideline then provide an explanation as to why and how it will mitigate and still meet the intent
of the design principles.
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Landscaping & Screening

» A landscaping/vegetation plan needs to identify the type of plants or trees to be planted
within the foreground of the visual area (or street intersection). The use of vegetation native
to the Pacific Northwest (or Camas) should be encouraged, with the exception of noxious
weeds. Low maintenance/hardy landscaping should also be encouraged. A list of low
maintenance/hardy materials is available upon request.

> Intersections should be illuminated, but not dominated by lighting. Incorporating lighting
into the landscape should be encouraged to illuminate the quality of the natural environment.
Low voltage, non-glare, indirect lighting should be used exclusively for landscaping. Street
lighting, such as light poles and lamps, should be compatible with other nearby lighting on
the same street, unless other lighting is expected to be replaced in the foreseeable future.
Surrounding sites should be screened
from parking and building lighting.

» Parking spaces should be clustered in
small groupings. Groupings should be
separated by landscaping to create a
pedestrian friendly, park like
environment. Parking lot landscaping
should be credited toward the total
landscaping requirement. (see exhibit 9)

Exhibit 9.

» Commercial developments should be encouraged to include a community information kiosk.
The kiosk could be used to provide community information and/or incorporate
historic/heritage information relating to the specific site or surrounding area.
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Massing & Setbacks

Specific guidelines that should be addressed include:

» Since buildings define circulation
routes, they should be placed as close
to streets and roads as the zoning code
allows before being set back to the
interior or rear of the lot, unless site
constraints make it impossible or
characteristics of surrounding
properties already developed make it
incompatible. (see exhibit 10)

STREET

» Commercial structures abutting
residentially zoned areas should be

designed to mitigate size and scale t JAATOR STREET

differences. ) (

» On-site parking areas should be placed -
to the interior of the site whenever Exhibit 10.
possible. (see exhibit 10)

Architecture

> Developments surrounded by residential areas or adjacent to residentially zoned properties
should be built with a residential feel (i.e. size, scale, and materials compatible with
neighboring buildings).

» Buildings over two stories should have the third story and above offset from the first two
stories, if surrounding developments are less than three stories or land uses designations on
adjacent sites do not allow more than three story development.

» Outdoor lighting shall be hooded or shielded so as not to directly light adjoining or
neighboring properties.

Circulation & Connections

Most vacant and redevelopable commercial land within the City of Camas will occur along
existing roads or areas that have established circulation and connections. Therefore, the scope of
appropriate regulations in regards to connections and circulation is limited.

» Pathways define traffic/pedestrian movement. Buildings brought up to the road help define
these movements. Trees and/or planting strips shall be used for separating vehicles and
pedestrian movements, as well as provide a secure and pedestrian friendly environment.

> New streets intersecting commercial properties should be designed to create a safe
environment. “Coving” techniques and “round-a-bouts” should be considered for traffic
calming when appropriate.
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MULTI-FAMILY PRINCIPLES & GUIDELINES

Multi-Family structures vary significantly in form, scale, and function. Even a specific Multi-
Family type (i.e. apartment building, townhouse, duplex, etc.) can vary in size and shape
depending on the land use zone in question and site configuration. Therefore, a separate set of
Design Review principles and guidelines have been developed for three separate multi-family
structure categories:

Multi-Family Structures:

| Stacked Housing
| Townhome/Rowhouse
|_ Duplex/Tri-plex/Four-plex

The multi-family design principles and guidelines are intended to be applied to all new
development, redevelopment (including change in use, e.g. commercial to multi-family), or
major rehabilitation (exterior changes requiring a building permit), unless otherwise noted in
each subsection of this chapter.

STACKED HOUSING

All structures that have separate living units located on top of one another are considered stacked
housing. This includes garden apartments, flats, and low-, mid-, and high-rise structures. The
principles and guidelines developed for this housing type are intended to be applied regardless of
the underlying land use designation.

Design Principles

» All on-site parking areas shall be screened with landscaping. Parking spaces shall be
clustered in small groups of no more than 6-10 spaces.

» Stacked houses abutting or located in single-family residentially zoned areas shall be
designed to mitigate size and scale differences.

> Walls shall be articulated in order to avoid a blank look and to provide a sense of scale.

» Detached garages shall be located to the rear of stacked unit(s) so as not to be directly
viewable from a public street.

» Attached garages shall account for less than 50% of the front face of the structure. Garages
visible from the street shall be articulated by architectural features, such as windows, to avoid
a blank look.
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Design Guidelines

The design guidelines developed for stacked housing are intended to serve as a guide to the
development community (or project proponent). A project should not be expected to meet every
design guideline as long as it can show it can achieve the overall intent of the design principles.
However, the project proponent is expected to adequately address each guideline and if it cannot
meet a specific guideline, then provide an explanation as to why and how it will mitigate and still
meet the intent of the design principles.

Landscaping & Screening

A landscaping plan shall be submitted to the City that identifies:

» The vegetation to be utilized should encourage native, low maintenance plantings. Trees
planted along streetscapes with overhead power lines should include only those identified on
the City’s Street Tree List. When possible, existing significant trees or other natural features
that do not pose a hazard or hinder development should be required to remain and be
incorporated into the landscaping and site plans.

» Landscape lighting should be low voltage, non-glare, and indirect. Street lighting, such as
light poles and lamps, should be compatible with other nearby lighting on the same street,
unless other lighting is expected to be replaced in the foreseeable future or a nostalgic theme
compatible with the proposed development is desired. Surrounding sites should be screened
from parking and building lighting.

» Parking spaces should be clustered in small groupings. Groupings should be separated by
landscaping to create a pedestrian friendly, park-like environment. Parking lot landscaping
should be credited toward the total landscaping requirement. (see exhibit 9)

» Green belts should be used to separate different uses whenever possible. (see exhibit 3)

» The vertical intensity of landscaping should increase as the height of the structure increases.
With the exception of properties located in or abutting the Downtown Commercial (DC)
zone, greater setbacks can be used to create a greater buffer and lessen the need for more
intense vertical landscape materials.

Circulation & Connections

The following guideline is important to consider in terms of public safety or the perception
thereof:

» Pathways define traffic/pedestrian movement. Buildings brought up to the public right-of-
way help define these movements. Trees and/or planting strips shall be used for separating
vehicles and pedestrian movements as well as providing a secure and pedestrian friendly
environment.
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TOWNHOMES & ROWHOUSES

Townhomes and rowhouses tend to be made up of several one to three story units that are
attached (or connected) by a common wall. For the Design Review process, the
Townhome/Rowhouse regulations address structures with two to five units attached by a
common wall and configured in a townhouse style of structure. The principles and guidelines
developed for this housing type are intended to be applied regardless of the underlying land use
designation.

Design Principles

» All on-site parking areas (excluding driveways and garages) shall be screened with
landscaping.

> Buildings shall be used to define the streetscape unless site conditions prove prohibitive.

» Structures abutting or located in single family residentially zoned areas shall be designed to
mitigate size and scale differences when appropriate.

» Walls shall be articulated in order to avoid a blank look and to provide a sense of scale.

> Detached garages shall be located to the rear of the townhouse or rowhouse unit(s) so as not
to be directly viewable from a public street.

» Attached garages shall account for less than 50% of the front face of the structure. Garages
visible from the street shall be articulated by architectural features, such as windows, to avoid
a blank look.

Design Guidelines

The design guidelines developed for townhomes and rowhouses are intended to serve as a guide
to the development community (or project proponent).

Landscaping & Screening

A landscaping plan shall be submitted to the City that identifies:

» Green belts should be used to separate different uses or intensity of uses whenever possible.
(see exhibit 3)

» The vertical intensity of landscaping should increase as the height of the structure increases.
With the exception of properties located in or abutting the Downtown Commercial zone,
greater setbacks can be used to create a greater buffer and lessen the need for more intense
vertical landscape materials.
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Circulation & Connections

The following guideline is important to consider in terms of public safety or the perception there
of:

» Pathways define traffic/pedestrian movement. Buildings brought up to the public right-of-
way help define these movements. Trees and/or planting strips shall be used for separating
vehicles and pedestrian movements as well as providing a secure and pedestrian friendly
environment.

DuUPLEX, TRIPLEX, & FOUR-PLEX

Duplexes, triplexes, and four-plexes tend be constructed to resemble single family homes. For
the design review process, the Duplex/Triplex/Four-plex regulations address structures with two
to four units attached by a common wall that are configured to resemble a single-family style of
structure. The specific principles and guidelines developed for this housing type are mandatory
and intended to be applied regardless of the underlying land use designation.

Design Principles

» Garages shall account for less than 50% of the front face of the structure. Garages visible
from the street shall be articulated by architectural features, such as windows, to avoid a
blank look.

Design Guidelines

Architecture

» Garages shall account for less than 50% of the front face of the structure. Garages visible
from the street shall be articulated by architectural features, such as windows, to avoid a
blank look.
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Parker Village — Residential Structures Portion

Design Review Checklist Notes

Standard Principles and Guidelines

1. Landscaping should be done with a purpose. It should be used as a tool to integrate the
proposed development into the surrounding environment.
Parker Village Landscaping, as approved by the City, meets this principle.

2. Landscaping, including trees, shrubs, and vegetative groundcover, is provided to visually
screen and buffer the use from adjoining less intense uses.
Parker Village Landscaping, as approved by the City, meets this principle.

3. Signs are located on buildings or incorporated into the landscaping so as not to be the
main focus either during the day or night. (eg. low signs with vegetative backgrounds to
soften visual impact). If illuminated they shall be front lit. Efforts have been made to
make signs vandal resistant.

Parker Village is not proposing any commercial buildings at this time. As such,
this is not applicable.

4. Outdoor furniture samples have been submitted consistent with the overall project
design.
Parker Village is not proposing any commercial buildings at this time. As such,
this is not applicable.

5. Proposed fencing is incorporated into the landscaping so as to have little or no visual
impact.
Parker Village is not proposing any commercial buildings at this time. The fencing
installed on the residential portions is incorporated into the landscaping so it has
little or no visual impact.

6. The vegetation to be utilized includes native, low maintenance plantings. Trees planted
along streetscapes with overhead power lines should include only those identified on the
City’s Tree List.

Parker Village Landscaping, as approved by the City, meets this principle.

7. Landscape lighting - low voltage, non-glare, indirect lighting is directed, hooded or
shielded away from neighboring properties.

Parker Village is not proposing any commercial building or commercial landscaping
at this time. No landscaping lighting is being proposed for the 60 residential units.
Any future landscaping lighting will comply.

8. Street lighting (poles, lamps) is substantially similar or architecturally more significant




than other street lighting existing on the same street and will not conflict with any City
approved street lighting plans for the street.

All Parker Village Street lighting has been approved by the City of Camas. Therefore,
it meets this guidelines.

9. Parking and building lighting is directed away from surrounding properties through the
use of hooding, shielding, siting and/or landscaping.

At Present Parker Village is only submitting design review for residential structures.
As such, it is not proposing parking or building lighting. This is not applicable.

1. All attempts should be made at minimizing the removal of significant natural features.
Significant natural features should be integrated into the overall site plan.
Parker Village, through its approved development plan, meets this principle.

2. Existing trees over 6” dbh that are not required to be removed to accommodate the
proposed development are retained and incorporated into the landscape plan.
Parker Village meets this as there no trees that meet this guideline.

3. Rock outcropping’s, forested areas and water bodies are retained.
This is not applicable to Parker Village.

1. Buildings should have a “finished” look. Any use of panelized materials should be
integrated into the development in a manner that achieves a seamless appearance.
Parker Village exceeds requirements with respect to the guidelines. As the
exterior elevations show, all buildings are finished nicely.

2. Use of corrugated materials, standing seam, T-1 11, or similar siding materials are
guestionable, unless it can be shown through the use of renderings or other visual
applications that the use of these materials will produce a development with a high
visual (or aesthetic) quality.

Parker Village exceeds requirements with respect to the guidelines. As the
exterior elevations show, all buildings are finished nicely. Taken together, the
buildings as proposed will produce a development with a high visual quality.

3. Buildings walls or fences visible from roadways should be articulated in order to avoid a
blank look. The walls can be broken up by including some combination of
window/display space, plantings, offsetting walls with two-tone colors, or creating plazas,
water features, art (civic, pop, etc.) awnings, or similar devices.

Parker Village exceeds requirements with respect to the guidelines. Proposed
buildings will be built at different elevations throughout the site, in building sizes
of 2to 4 units. Each individual attached structure will be painted and finished in a
look consistent with a stand-alone single family home.




4. The use of bold colors has been avoided unless used as minor accents.
Parker Village exceed this requirement. All main body colors are natural and earth
tone

5. Higher density/larger structures abutting lower density residential structures have been
designed to mitigate size and scale differences. In some cases, creating a natural buffer
may be appropriate.

Parker Village meets this guideline. Currently, we are only proposing residential
structures around the perimeter. The site should blend well with all neighboring
properties.

In addition, specific principals and guidelines relative to gateways, commercial, mixed use
and multi-family uses shall be reviewed in the Design Review Manual as applicable.
The Parker Village plans as proposed meet the Desigh Review Manual.
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TOWNHOMES & ROWHOUSES

Townhomes and rowhouses tend to be made up of several one to three story units that are attached
(or connected) by a common wall. For the Design Review process, the Townhome/Rowhouse
regulations address structures with two to five units attached by a common wall and configured in a
townhouse style of structure. The principles and guidelines developed for this housing type are
intended to be applied regardless of the underlying land use designation.

Parker Village: The residential portion of Parker Village consists of 60 single family and live-work
townhomes, ranging from 1,600 square feet to 2,100 square feet. Units will be attached in buildings
ranging from 2 to 4. The commercial component on Lot 61 is not submitting for Design Review at this
time.

Design Principles
1. All on-site parking areas (excluding driveways and garages) shall be screened with landscaping.

Parker Village: As per the attached plat map and landscaping plan approved by the City of Camas,
all on-site parking is screened — utilizing physical design and landscaping. See attached plat and
approved landscaping plan as Exhibit A & Exhibit B

2. Buildings shall be used to define the streetscape unless site conditions prove prohibitive.

Parker Village: Throughout the residential portion of Parker Village, buildings have been designed
to define the streetscape. Buildings for each lot were selected based on topography and applicable
setbacks.

3. Structures abutting or located in single family residentially zoned areas shall be designed to
mitigate size and scale differences when appropriate.

Parker Village: Within the gated portion of Parker Village, all 60 units proposed to be construction
are residential single family and residential live-work units. Considering the topography and feel of
the neighborhood we incorporated 3 different type of plans:

Lots 1-15 and 40-48, which comprise the east and west borders of the project, are Two Level
attached single family residences. Lots 40 to 48 have a live-work component to them. Organized in
buildings of 3, the exterior units have 2 car garages while the inside unit has a one car garage.
(Exhibit C)

Lots 16-39, which comprise the South border of the project, are Three Level attached single family
residences. Due to the topography of the site, there were designed as “garage under” floor plans to
incorporate the larger slope found on the South side of the site. The use of these plans here helps
create a more integrated feel within the neighborhood. These will be built in units of 4. (Exhibit D)
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Lots 49-60 (Exhibit E), located in the middle of the project, are Single Level attached floor plans. To
be built in buildings of 3 or 4, the use of single level plans in this area will make the neighborhood
feel less dense and provide significant variety in the products.

Taken together, the floor plans consider size, scale, and topography to create a community that
looks and feels nice.

4. Walls shall be articulated in order to avoid a blank look and to provide a sense of scale.

Parker Village: Within Parker Village, all exterior walls (elevations) have been carefully designed to
avoid a blank look and provide a sense of scale. All exterior residential elevations are provided in
Exhibit F, Exhibit G and Exhibit H.

5. Detached garages shall be located to the rear of the townhouse or rowhouse unit(s) so as not to
be directly viewable from a public street.

Parker Village: Parker Village is not proposing any detached garages. Additionally, based on the
design of the residential portion of the neighborhood, the proposed residential units are not
directly visible for neighboring public roads.

6. Attached garages shall account for less than 50% of the front face of the structure. Garages
visible from the street shall be articulated by architectural features, such as windows, to avoid a
blank look.

Parker Village: The plans as proposed and provided meet this requirement. Garages have been
articulated by windows in the garage doors, along with other architectural features visible on the
front elevation.

Design Guidelines

The design guidelines developed for townhomes and rowhouses are intended to serve as a guide to
the development community (or project proponent).

Parker Village: The design guidelines have been helpful to use. We have followed these guidelines
when considering building plan design, exterior elevations, exterior colors and the unit mix.

Landscaping & Screening
A landscaping plan shall be submitted to the City that identifies:
1. Green belts should be used to separate different uses or intensity of uses whenever possible.

Parker Village: Parker Village does not have any greenbelts. Therefore, this is not applicable.
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2. The vertical intensity of landscaping should increase as the height of the structure increases. With
the exception of properties located in or abutting the Downtown Commercial zone, greater setbacks
can be used to create a greater buffer and lessen the need for more intense vertical landscape
materials.

Parker Village: The current design review is for 60 residential structures located within the gated
Parker Village neighborhood. All 60 Lots range from single-level townhomes to a three-level
townhome. The vertical intensity of landscaping within the neighborhood will be in accordance with
the approved landscaping plan and designed to be proportion to the structures.

DupLEX, TRIPLEX, & FOUR-PLEX

Duplexes, triplexes, and four-plexes tend be constructed to resemble single family homes. For the
design review process, the Duplex/Triplex/Four-plex regulations address structures with two to four
units attached by a common wall that are configured to resemble a single-family style of structure.
The specific principles and guidelines developed for this housing type are mandatory and intended to
be applied regardless of the underlying land use designation.

Parker Village: All proposed homes are duplex/triplex/four-plex and comply with the corresponding
regulations. As the exterior elevation renderings illustrate, each unit is painted and accented to
resemble single family homes.

Design Principles

1. Garages shall account for less than 50% of the front face of the structure. Garages visible from the
street shall be articulated by architectural features, such as windows, to avoid a blank look.

Parker Village: The plans as proposed and provided meet this requirement. Garages have been
articulated by windows in the garage doors, along with other architectural features visible on the
front elevation.

Design Guidelines

Architecture

1. Garages shall account for less than 50% of the front face of the structure. Garages visible from the
street shall be articulated by architectural features, such as windows, to avoid a blank look.

Parker Village: The plans as proposed and provided meet this requirement. Garages have been
articulated by windows in the garage doors, along with other architectural features visible on the
front elevation.
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Parker Village Narrative & Supporting Maps
Narrative
The residential portion of Parker Village consists of 60 single family and live-work luxury gated
townhomes, ranging from 1,600 square feet to 2,100 square feet. The units will be attached in
buildings ranging from 2 to 4. The detail site plan, renderings and finish materials are included in
this document.The commercial component on Lot 61 is not submitting for Design Review at this
time.

Parker Village is largely inspired and modeled after recently completed or currently in process
townhomes projects in the general area: The Lakes at Fisher’s Landing and Stoneleaf.

The Lakes at Fisher’s Landing, located just west of 192", consisted of almost the same mix of
product and number of units. It is now completed. A general overview can be seen at:
http://ginndevelopment.com/projects/active-projects/the-lakes/

Stoneleaf is just down the road and is currently in the final 6 to 12 months of building. In total,
Stoneleaf will have 54 units (plus Knight’s Court), of which will built 40. You are welcome to view
this neighborhood in person as it is currently being built out. The neighborhood went from only
being able to sell homes under $300,000 to selling homes in excess of $400,000; a win for the City
and a win for all owners.


http://ginndevelopment.com/projects/active-projects/the-lakes/
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Other than approved street lights and normal lights installed on the exterior of building (shown in the

rendering, there is no other lighting to note. Pedestrian pathways are noted on the landscaping plan
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Marketing plat map illustrating which floor plans go on which lots:

22 23|24 2526|2728 |29)30| 31 HH

Summary:

Lots 1to 15= 2-story 3 plex buildings

Lots 16 to 39 = 2-story garage under 4 plex
Lots 49 to 60 = 1-story buildings 2 or 3 units

Detailed architectural drawings are provided as separate PDF. All exterior building materials are James
Hardie cement board products. As shown in the drawings and below renderings, it will be a mix of
horizontal, shingle and board-baton. Lots 40 to 48, backing to Brady road, will have trim wrapped
around the windows visible from the street. Decorative corbels and earth tone paints will be used to
create a visually appealing aesthetic, including different colors schemes for each unit. Our nearby
Stoneleaf neighborhood is a good example of the color selections and appealing elevations.



Building perspectives / renderings
Lots 1 —15and 40 -48




Building elevations
Building perspectives / renderings
Lots 16 - 39




Building elevations
Building perspectives / renderings
Lots 49 - 60




The purpose of the Design Standards is to facilitate quality development through an orderly process
of evaluation and approval of plan submittals. The specific Design Standards set forth in this
document establish the minimum standards to be used in the evaluation of each submittal.

1. Exterior Design. The exterior design of each Unit shall incorporate Craftsman and or European

design as further illustrated in the architectural drawings and rednerings.

2. Exterior Materials:

A.

Siding. Will be mixed elements which can include horizontal lap siding, board
and batt, stucco style, shingle in accent areas, and cultured or natural stone
veneers. Vinyl siding will not be permitted. All siding material shall be fiber-
cement materials. Wood shall only be used for fascia boards, window wraps,
and other cosmetic and finishing elements to further enhance the exterior
finish.

Roofing. Material shall be composition shingle with a minimum 30-year
warranty, with a Class A fire rating and non-reflective. The color will be dark
browns, grey, or black. Wood and metal roofing will not be permitted, except
as needed for architectural design elements. The pitch of roof will be a 4/12
pitch or greater. Flat roofs will not be permitted.

Windows. Will be wood, vinyl, or prefinished metal frames and sashes.
Aluminum windows or door frames must be vinyl clad or non-reflective
anodized color complimenting the earth tones. All front facing and street-side
windows will be fully wrapped.

Front Doors. Craftsman design with panel.
Garage Doors. Will be decorative raised panels matching the architecture of

the home. Window panels and garage door hardware will be used to accent
and create variety.

Driveways. Shall be constructed of broomed concrete. Asphalt driveways will
not be permitted.

3. General Appearance. The influence of nature is seen in the range of organic colors appropriate

for the European or Craftsman style. Siding, stucco and trim will be comprised of earth tones

ranging from warm greens and browns to tans and ochre yellows. Accent colors will be rich,



earthy shades of green, red and brown. Homes located adjacent to one another shall use
different color schemes. Home elevations used multiple times shall have a minimum of three
color schemes. They will be approved provided they are appropriate to European or Craftsman
design style and meet the above criteria.

Landscaping. Front landscaping with lawn and sprinkler system installed.

Unit Size. The minimum square footage of heated area for single family living units, exclusive of
garages and porches, shall be 1,600 square feet. All living units must have a minimum of 250 sq
ft of garage space with driveway to support off-street parking.

Ranch Plan Square footages (lots 49 to 60) 1,611/1,671
e Ranch garage square footage 409 / 285

2-story Plan square footages (1-15 & 40-48) 1,676 /1,881
e 2-story garage 436 /268
2-story garage under square footage (lots 16 to 39) 2,094
e 3-story garage 712

It is specifically noted that only one residence/unit may be constructed on each single family lot
created.

Recorded CC&Rs will create detailed rules for ongoing maintenance for structures and rules for
maintaining a high-quality neighborhood.



MULTI-FAMILY PRINCIPLES & GUIDELINES | {

M

Multi-Family structures vary significantly in form, scale, and function. Even a specific Multi-
Family type (i.e. apartment building, townhouse, duplex, etc.) can vary in size and shape

depending on the land use zone in question and site configuration. Therefore, a separate set of
Design Review principles and guidelines have been developed for three separate multi-family

structure categories:

Multi-Family Structures:
K Stacked Housing

N Townhome/Rowhouse
R Duplex/Tri-plex/Four-plex

The multi-family design principles and guidelines are intended to be applied to all new
development, redevelopment (including change in use, e.g. commercial to multi-family), or
major rehabilitation (exterior changes requiring a building permit), unless otherwise noted in
each subsection of this chapter.

STACKED HOUSING

All structures that have separate living units located on top of one another are considered stacked
housing. This includes garden apartments, flats, and low-, mid-, and high-rise structures. The
principles and guidelines developed for this housing type are intended to be applied regardless of
the underlying land use designation. :

Design Principles .
> All on-site parking areas shall be screened with landscaping. Parking spaces shall be
~ clustered in small groups of no more than 6-10 spaces. :
> Stacked houses abutting or located in single-family residentially zoned areas shall be
designed to mitigate size and scale differences.
»  Walls shall be articulated in order to avoid a blank look and to provide a sense of scale.
» Detached garages shall be located to the rear of stacked unit(s) so as not to be directly
viewable from a public street. ,

> Attached garages shall account for less than 50% of the front face of the structure, Garages
visible from the street shall be articulated by architectural features, such as windows, to avoid

a blank look.
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Design Guidelines

The design guidelines developed for stacked housing are intended to serve as a guide to the
development community (or project proponent). A project should not be expected to meet every
design guideline as long as it can show it can achieve the overall intent of the design principles.
However, the project proponent is expected to adequately address each guideline and if it cannot
meet a specific guideline, then provide an explanation as to why and how it will mitigate and still
meet the intent of the design principles.

Landscaping & Screening
A landscaping plan shall be submitted to the City that identifies:

» The vegetation to be utilized should encourage native, low maintenance plantings. Trees .
planted along streetscapes with overhead power lines should include only those identified on
the City’s Street Tree List. When possible, existing significant trees or other natural features
that do not pose a hazard or hinder development should be required to remain and be
incorporated into the landscaping and site plans.

» Landscape lighting should be low voltage, non-glare, and indirect. Street lighting, such as
light poles and lamps, should be compatibie with other nearby lighting on the same street,
unless other lighting is expected to be replaced in the foreseeable future or a nostalgic theme
compatible with the proposed development is desired. Surrounding sites should be screened
from parking and building lighting.

> Parking spaces should be clustered in small groupings. Groupings should be separated by
landscaping to create a pedestrian friendly, park-like environment. Parking lot landscaping
should be credited toward the total landscaping requirement. (see exhibit 9

» Green belts should be used to separate different uses whenever possible. (see exhibit 3)

> The vertical intensity of landscaping should increase as the height of the structure increases.
With the exception of properties located in or abutting the Downtown Conmmercial (DC)
zone, greater setbacks can be used to create a greater buffer and lessen the need for more

infense vertical landscape materials.

Circulation & Connections

The following guideline is important to consider in terms of public safety or the perception
thereof:

» Pathways define traffic/pedestrian movement. Buildings brought up to the public right-of-
way help define these movements. Trees and/or planting strips shall be used for separating
vehicles and pedestrian movements as well as providing a secure and pedestrian friendly
environment,
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TOWNHOMES & ROWHOUSES

Townhomes and rowhouses tend to be made up of several one to three story units that are
attached (or connected) by a common wall. For the Design Review process, the
Townhome/Rowhouse regulations address structures with two to five units attached by a
common wall and configured in a townhouse style of structure, The principles and guidelines
developed for this housing type are intended to be apphed regardiess of the undcrlymg land use

de&gnahon :

Design Principles

> All on-site parking areas (excluding driveways and garages) shall be screened with -
landscaping. :

» Buildings shall be used to define the streetscape unless site conditions prove prohibitive.

»  Structures abutting or located in single family residentially zoned areas shall be designed to
" mitigate size and scale differences when appropriate.
» Walls shall be articulated in order to avoid a blank look and to provide a sense of scale.
» Detached garages shall be located to the rear of the townhouse or rowhouse unit(s) so as not
to be directly viewable from a public street,

» Attached garages shall account for less than 50% of the front face of the structure. Garages
visible from the street shall be articulated by architectural features, such as windows, to avoid

a blank look.

Design Guidelines

The design guidelines developed for townhomes and rowhouses are intended to serve as a guide
to the development community (or projeet proponent).

Landscaping & Screening
A landscaping plan shall be submitted to the City that identifies:

> Green belts should be used to separate different uses or intensity of iises whenever p0531ble
(see exhibit 3)
» The vertical intensity of landscaping should increase as the height of the structure increases.

With the exception of properties located in or abutting the Downtown Commercial zone,
greater setbacks can be used to create a greater buffer and lessen the need for more intense

vertical landscape materials.
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Circulation & Connections

The following guideline is important to consider in terms of public safety or the perception there
of:
» Pathways define traffic/pedestrian movement, Buildings brought up to the public right-of-

way help define these movements. Trees and/or planting strips shall be used for separating
vehicles and pedestrian movements as well as providing a secure and pedestrian friendly

environment.

DUPLEX, TRIPLEX, & FOUR-PLEX

Duplexes, triplexes, and four-plexes tend be constructed fo resemble single family homes. For
the design review process, the Duplex/Triplex/Four-plex regulations address structures with two
to four units attached by a common wall that are configured to resemble a single-family style of
structure, The specific principles and guidelines developed for this housing type are mandatory
and intended to be applied regardless of the underlying land use designation.

Design Principles

» Garages shall account for less than 50% of the front face of the structure. Garages visible
from the street shall be articulated by architectural features, such as windows, to avoid a
blank look.

Design Guidelines

Architecture

» Garages shall account for less than 50% of the front face of the structure. Garages visible
from the street shall be articulated by architectural features, such as windows, to avoid a

blank look.
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UNIT |

SOFFIT TO BE | HR RATED W/ NON

COMBUSTIBLE HARDI BOARD DEL 5/8 GYP.

BD. 48" WITHN OF PROPERTY LINE

SOFFIT TO BE | HR RATED W/ NON

UNIT 2

BD. 48" WITHN OF PROPERTY LINE

COMBUSTIBLE HARDI BOARD DEL 5/8 GYP.

UNIT 3

I8 aXy

Note: Blackened Area = Posts or Studs
= ox6 Posts or (3)2x&
W = 4x& Posts or (3)2x4
B = 4x4 Posts or (2)2x4
To be determined by framer unless specified

on the plan.

MIN, LOADS ROOF: in PSE | DECKS: in PSF
FLOOR: 1n PSF LIVE 25lb LIVE 4o2lb
LIVE 40lbs. AD Mo DEAD 2016
DEAD 12lbs. PEAD [ioe. >

6x& hdr min. 1'-9" ceilings unless noted on plan
4Ax1@ hdr min. 8'-@" ceilings unless noted on plan
4Ax1D hdr min. 9'-@" ceilings unless noted on plan

Design Loads

Ground snow load to be determined by 2212

IRC figure R321.2(5) ce=site specific case study
needed by local county codes. for more info please
contact me at FORGACS R.D. 260-433-1194

All Beam, Rafters, Joist, Hdrs, Post, and
Studs are D.F. #2 unless noted on plan.

ang wood in contact with concrete must
be pressure treated (per 2012 IRC R32I17T)

GENERAL CODE

R3lL& Hallwags. The minimum width of a halluay shall be

not less than 3 feet finished.

R225.1 Minimum height. Habitable epace, hallways, bathrooms,
toilet rooms, laundry rooms and portions of basements
containing_lthese spaces shdll have a ceiling hei%ht of not
less than 1 feet. There are 2 exceptions, read IRC

R3l@.| Emergency escape and rescue required. Basements,
habitable attice and every sleeping room shall have at least
one operable emergency escape and rescue opening. Where
emergency escdpe and rescue openings are provided they
shall have a sill height of not more than 44 inchee above
the floor.

R3I@.LI Minimum openin
rescue openinge shall
57 square feet.
R21@..2 Minimum opening height. The minimum net clear
opening height shall be 24 inches.

R3I@.1.3 Minimum opening width. The minimum net clear
opening width shall be 20 inches.

R31.2 Egress door. At least one egress door shal be
provided for each duwelling unit. The egress door shall be
side-hinged, and shall provide a minimum clear width of

32 inches when measured between the face of the door
and the stop, with the door open 20 degrees. The
minimum clear height of the door opening shall not be

less than 18 inches in height measured from the top of
the threshold to the bottom of the stop.

area. All emergency escape and
ave a minimum net clear opening of

R2I.3 Floors and landlings at exterior doors. There

shall be a landing or floor on each side of each exterior
door. The width of each landing shall not be less than
the door served. Every landing shall have a minimum
dimension of 26 inches measured in the direction of
travel. Exterior landings shall be permitted to have a
slope not to exceed /4 unit vertical in 12 units

horizontal (2% percent).

R3214.1 Smoke detection and notifications. All smoke
alarms shall be listed and labeled in accordance with
UL 217 and installed 1n accordance with the provisions
of this code and the household fire waring eguipment
rovisions of the NFPA 12
314.2 Smoke detection systems. Household fire alarm
systems Installed in accordance with NFFPA 12
R314.3 Location. Smoke alarms shall be installed in
the following locations:
l. In each sleeping room.
2. Outside each separate sleeping area in the
immediate vicinity of the bedrooms.
3. On each additional story of the duelling, including
basemente and habitable attics.
When more than one smoke alarm is required to be
installed within an individual dwelling unit the alarm
devices shall be interconnected in such a manner
that the actuation of one alarm will activate all of the
alarms in the individual unit.

R3I5.1 Carbon monoxide alarms. For new construction,
an approved carbon monoxide alarm shall be installed
outside of each separate sleeping area in the immediaty
vicinity of the bedrooms in duelling unite within which
fuel-fired appliances are installed and in duelling units
that have attached garages.
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Governing Design Code:
2012 International Building Code
2012 International Residential Code
General
Specifications and codes referenced in these notes
are the versions most recently adopted by the
permitting authority. field verify dimensions and
elevations relative to the existing structure prior
to fabrication of materials. for feature construction
field verify dimensions on lot with setbacks and
elevations relative to heights limits. per ccr's or
per local jurisdictions. apply, place, erect or install
all products and materials in accordance with the
manufacturer s instructions. adequately bracing
structure and all structural components against
wind, lateral earth and seiemic forces until the
Eermanent lateral force resisting systems have

een Installed. provide blocking between studs
(or other means of bracing) at wood bearing uwalls
to prevent stud buckling prior to installation of
gypsum uwallboard.
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D — ™ g SIDING:

54'-0"

siding to be determined by ouwner/builder
GARAGE / DUELLING SEPARATION:

54-0

1 i ] | LOFT

13-2"

56 -0

14-&"
12’ -10"
P

-4

on the garage side of walle and celiling with a min.

8-6'
56 -0

LOFT +

- G cene) - | | | & ceitine] T

40 8' CEILING -4 o v L 810" 8' CEILING . 40 172" gub - and 5/8" type "x' gub at ceiling with habitable
| | rooms above.

2x4 walls: R-15 min.

4-a

\ DBL 5/8 TYPE X' \ [ PELEe TTRE X / INSULATION R-VALUES:
i

4-a

2xe walls: R-21 min.

PBL 5/8 TYPE "X! roof cavities: R-49 min.
\ vaulted roof cavities: R-3@ min.

] under slab: R-12 rigid min., 24" horizontal length min.

insulation baffles at vents (per IBC 1203.2)
floor cavities: R-20 min. with I'" min. air space for

venting (per IBC 1203.2)
hdr cavity: R-12 ine.

DN g
9INd

’ ! ! ’ CRAUWLSPACE:

DN le

composition roof shingles must be a minimum

5-0

7

—}— of 25-year on I15% felt on 1/2" plyuood on
manuf. truss or rafters 24" o/c per 2012 IRC r325.
use Simpson "H2.5" clip on each truss or rafter

ATTIC VENTILATION:

Attic Vents R826.2 Minimum area. The total net free
ventilating area shall not e lese than 1/150 of the area
of the space ventilated except that reduction of the total

64"

50

o F —
& B JASDN

VENT TO ROOF
I

Dettor Dittar
Homes

18" min. clearance from grade to bottom of floor jolst
and min. 12" clearance to bottom of girders or beams
in the craulspace

ROOF:

N
~
N

@ @
®9

2/&

VENT TO ROOF 2/
I

4-5" 35

SR — 1 -
: 12-7" 30" || -2 : O 35" 4-5 area to /300 is permitted provided that at least 50

L‘ — T o percent and not more than 80 percent of the required
|

50
=
£ sl ©
— T
o
)

-2

26 _}_ ventilating area is provided by ventilators located in the

[
-DBL 5/8 TYPE "X upper portion of the space to be ventilated at least 3
/ | P+S feet above the ceave or cornice vents with the balance

s VRULT ~_| AULT TAUAN | — TAUAN of the required ventilation provided by eave or cornice vents
OVERHANGS:

\ __________ II?BL 5/8 TYPE "X"—\ : @ SR overhangs are to be determined by owner/bullder

|

I

26 | |
| DBL 5/8 TYPE "X'"+ |
P+S | \
MAULT |~ VAULT

- ® :
ASTER

- EEA
|

/

| | GUTTER®:

DBL 5/&|TTPE "X! MABTER gutters are to be determined by ouwner/builder

<

|

P45

3¢’
|

I'=2"

lo-4"

2/

10-4
SEE DETAILS

| HR FIRE

5-4"
-0

4-0"

www.4gacs.com

T MASTER
|4'|L0'

2/4

E=¥ VAULT

VIAULT VAULT

JAUAN JAUAN

P+S
13-2"
S+d

| 1R FIRE WALL
SEE DETAILS

| IR FIRE WALL
SEE DETAILS
3
@
TIYM JAIH 3H ]

72-0

-0

¥/2

7-0"

|
|
|
|
| \
E=d==d E==== ) SEAT | E====d E==fg=4 \
3X5 &H 3%5 SH L =g 3%5 SH 3X5 SH

v-0 | z2-¢ 5-¢ . ¢ | 5 -0 |70 ¢ | 3¢ | 7-¢ 5-¢ . ¢ | 56 ¢ |, 30

5-¢' -l 4-¢' 5-0 L S &-¢' -

20-¢ 20-¢ 20-0

ALL NEW CONSTRUCTION TO BE

- 5-0

TO THE PLANS, COPYING/PRINTING/SCANNING OF THE PLANS

CONTRACTOR, THEREFOR NO COMPENSATION WILL BE GIVEN.
19 PROHBITED WITHOUT WRITTEN PERMI9SION FROM

CONTRACTOR TAKES FULL RESPONSIBILITY OF THE HOME/
LOT/LAND/AND HOUSE PLANS, TO ENSURE COMPLIANCE.
LIABLE FOR ANY DAMAGE OR L0999 OF ANY KIND DUE TO
PLANS DO NOT REFLECT METHODS USED BY THE GENERAL
WRITTEN DIMEN2IONS CARRY PRIORITY OVER ANY AND ALL
SCALED DIMENSIONS, 4GAC9 RD. RETAINS ALL COPYRIGHTS

FORGACS RESIDENTIAL DESIGNS 19 NOT, CANNOT BE HELD
DIRECT OR INDIRECT ERROR OF THESE PLANS. THESE

46ACS RD. UNDER NO CIRCUMSTANCE MAY ANY ENTITY OR

PERSON SELL/TRADE/LOAN/MODIFY THESE PLANS!

)
5

M [79] EXECUTED ACCORDING TO BULDING CODES AND/
<|a| OR LOCAL ZONNG REGULATIONS. OWNER/GENERAL

Ao | NOTE:

Znd FLOOR FPLAN 7nd FLOOR FPLAN Znd FLOOK FPLAN

SCALE 1/4'-1'0" : SCALE 1/4'-I'0" : SCALE 1/4'-I'0"

SOFFIT TO BE | HR RATED W/ NON SOFFIT TO BE | HR RATED W/ NON
COMBUSTIBLE HARDI BOARD DEL 5/8 GYP. COMBUSTIBLE HARDI BOARD DEL 5/8 GYP.

PLAN #

BD. 48" WITHN OF PROPERTY LINE BD. 48" WITHN OF PROPERTY LINE

COPYRIGHT @ 2009 4GACS DESIGNS

PARKER VILLAGE




20-¢0 20-¢0 20-0"

6" conc wall on 6" conc wall on 6" conc wall on
I5* x &' conc t1ig. 15" x &' conc Ttg. scroen vert por code 15" x &' conc fig.

screen vent per code screen vent per cod§| | ¢
(2-atory_per irc 4031) see_toundation detail 1 see foundation detail lz=ator ire_403) 1 see toundation detail (2-atory ire 4030

-

= e SRS N W S e F-1, F— - - H = | —

Q.L"JQ.Z"JQ.Z;JQ.Z; ‘ ‘ : : : : : a2 109z _1J9a2' | 97 ‘ ‘ Jaz |\ av_1Jaz | a7

33-0"

L
=7

GOVYERNING DESIGN CODE:
2012 INTERNATIONAL BUILDING CODE
2012 INTERNATIONAL RESIDENTIAL CODE

FOUNDATIONS:

Foundation sizes based on an allowable soil bearing
pressure of 1500 psf dead and live loads combined.
place footings on firm, undisturbed original (virgin)
soll, or on structural fill and shall be under frost

line. per county code. unless noted by engineer.

CONCRETE MiX DESIGNS:

2000 psi conc. for slab, 2500 P9I conc. walls, and
footings all on compact fill or virgin soll.

(slabs may require oxexl@ga. in some jurisdictions)

ANCHORS IN CONCRETE:

' install according to manufacturer s recommendations.
L1 anchor bolts: use bolts with rolled threads.

12-0"
1z2-0"
12-0

[7-a
' )

7
7=
7

RESIDENTIAL DESIGNS

1&8-3"

+C
.

28"X28"Xy2"

ONC PAD 50"X30"X12"
/#4 REPA
12 0/C EA WAY

CONG FAD
W/¥4 REPAR
s 12"|0/C lEA WAY .

28"X28"X12"

o
N

33-0"

-0 O
-0

.F_

-0

S

E-H

|
o
SR
' =2
' Q

| |70 |

er code

P
see toundation detail

ecreen vent

53-0"

N

5

\‘

[0

Q

s w—| o2 <
I ! N
. "7 49'nh ;y\gr.. .
3

[

3

4-q

A

!
1U9A U99.96

E NJHM dadIn03¥ ONIDY3d)

BLDeHIG BEMEE RyERT R g6R Tt /TN /N
I NN BN NI ENiEE BRI ENiEE B

d

E=——
E—

|lviap UO!J.VPUHO.]. 296

apo2 J9

f:%_

A
a9-0
E
53-0"

unless noted otheruwise embed anchor bolts seven
inches (1) minimum into concrete.
: : : pt mud sill with 172"xI@" (B/8"xI@" for oregon)
28"X28"X12" 2 o'-0" o.c. & max 12" from ends with 3"x3"xl/4"
CONC PA steel plate washers at each bolt, typ.
W/#4 REPAR anchor bolt space for 3-story bulldings
A IE AN HA NGIN IN
anchor bolt must be located no greater than 12" to
foundation plates splices and no less than 1 times
the anchor bolt dia.
| example: 5/8"x71=4-3/8"from splices
provide 2 anchor bolts per pice of foundation plate
minimum
(I-STORY PER IRC 423.1)
see basement wall details for higher stemualls
or per engineer.
QI;DBEQAEQ IF PLAN HAS ENGINEERING
(2-STORY PER IRC 423.1)
o" conc wall (4' tall max) on I5"'x&6" cone. ftg.
or per engineer,
QIQEEQAECb IE PLAN HAS ENGINEERING
(3-8TORY PER IRC 423.1)
8" conc wall (4' tall max) on 23"x8 1/2" conec. ftg.
see basement wall details for higher stem walls
REBAR: I A IE AN HA NGIN: IN
min. ¥4 rebar top of wall and footing cont. 49 dia.
, , , , lap at splices, stem walls higher than 4' will require
R — o : : : : design as retaining wall or constrained basement

S | A IE AN HA NGIN IN
=,
S . . .
N . .
| 12" ©0/C EA WAY shall be 48" o.c.
1y g \
\ f f f f
n . . . . . .
X : : : : example: 1/2"x7=3-1/2"from splices
f &" conc wall (4' tall max) on 12'xe" conc. fig.
see basement wall details for higher stemualls
or per engineer.
QI;BEQAEQ IF PLAN HAS ENGINEERING
wall per local jurisdiction or engineer.

o0

CONC FPAD
-0
10~

|24

| ¥4 vert. @amax. 4'o.c. with min. 14" extensions into
stem uwall at splice. min. &" hook
continuous ftg. ¢ rebar through garage openings

-8 | EXPANSION ANCHORS INTO CONCRETE:
s embed expansion anchors (4) minimum into concrete.

GRADE:

| 30

3'dia. min. perforated pipe w/ 3/4" min. crushed rock or

70 | 27" 127 |
R g " ' R gravel ¢ approved filter membrane see R495.1

7'—IO'.""' grade shall fall a min. &" w/in lst 1©' or ftg. drain req.

. footings must be 12" min. below undisturbed ground
. : R a or footing shall be placed belouw the frost line
established by the local jurisdiction. use whichever
rovides a deeper foundation - vertical and

&
12-¢"

www.4gacs.com

; 4'-3000 psi conc -slab

*.. on compact till

4'—3000"-p9i conc. slab
on compact fill

on compact till -

4'-3000 psi conc slab !

orizontal wall reinforcement's shall be placed
no closer to the outside face of the wall than
1/2 the wall thickness.

Dettor Dittar
Homes

20-0"

KING BETWEE POST CONNECTIONS:

Typical 6xe posts "if in contact w/ weather or
conc. use pt - post to conc.- post to hdr or
beam connection simpson "BC&" post cap or equ.
ost to decking connection simpson "BCo6QD hal
ase" cap or equ. for 6x& post connections see
manuf. for installation details

S)
70
23-0

20-0"

Typical 4x4 posts "if in contact w/ weather or

conc. use pt - post to conec. - post to har

or beam connection simpson "BC4" post cap or equ.
ost to decking connection simpson "BC4Q half
ase" cap or equ. for 4x4 post connections see

manuf. for installation details

8CN VYENT PER CODE:

The minimum net area of ventilation openings shall
not be less than | square foot for each 152 square

-0

&-¢'

feet of under-floor space. Vent shall be within 3 feet
of each corner of the building.

BEAM POCKET: w/ /2" air space on 3-sides

continuous 'H;a, ¢ rebar SIMPSON HOLDOWN: SEE DETAIL or per ehg.

through garage openings K LEDGERS:

WOOD CONNECTION: 2x12 ledger w/ 5/8" x 5" lag screuws

o
[@Ng[2=t)

GROUND
°

screen vent per
see toundation |d

continuous t1g. &_rebar
through garage openings

. ; Lcontimuous Ttg—& rebarl — —I
| TSy T 1 1 through garage openings | |

a8

Sa

[J
C-:|ROUND

_ﬂ

staggered 16" o/c

CONC. CONNECTION:2xI® ledger w/ 5/8" x B" lag screus
staggered 18" o/c

2-6'

3-0
3-0"

210 |/;1|‘ l6-3 -0 710" lz-o vzl &> —’—VII"—IO uedild 172 63 VII"—IO A

- 200" —t 20-0" - 200" -

ALL NEW CONSTRUCTION TO BE

—TOUNDATION FLAN

SCALE 1/4'-I0"

—OUNDATION FLAN

SCALE 1/4'-I0"

—TOUNDATION FLAN

SCALE 1/4'-I'0"

CONTRACTOR, THEREFOR NO COMPENSATION WILL BE GIVEN.
TO THE PLANS, COPYING/PRINTING/SCANNING OF THE PLANS
19 PROHBITED WITHOUT WRITTEN PERMI9SION FROM

CONTRACTOR TAKES FULL RESPONSIBILITY OF THE HOME/
LOT/LAND/AND HOUSE PLANS, TO ENSURE COMPLIANCE.
FORGACS RESIDENTIAL DESIGNS 19 NOT, CANNOT BE HELD
LIABLE FOR ANY DAMAGE OR L0999 OF ANY KIND DUE TO
DIRECT OR INDIRECT ERROR OF THESE PLANS. THESE
PLANS DO NOT REFLECT METHODS USED BY THE GENERAL
WRITTEN DIMEN2IONS CARRY PRIORITY OVER ANY AND ALL
SCALED DIMENSIONS, 4GAC9 RD. RETAINS ALL COPYRIGHTS

OR LOCAL ZONING REGULATIONS. OWNER/GENERAL

NOTE:

46ACS RD. UNDER NO CIRCUMSTANCE MAY ANY ENTITY OR

PERSON SELL/TRADE/LOAN/MODIFY THESE PLANS!

)
5

M [79] EXECUTED ACCORDING TO BULDING CODES AND/

O
<|a

PLAN #

ZERO ==d—|.INE=
ZERO ==d—|.INE=

PARKER VILLAGE

COPYRIGHT @ 2009 4GACS DESIGNS




TADLE EéOZ'B(I) — ® O ¢ GEEEEEEEENNS o f e o o L]
- FAZTEREK SCHERULE FOR S TRECTURAL MEVDEES NOTE: Epcui A o iAo
NUMBER AND TYPE OF SPACING OF |. GRADE 9HALL FALL A
ITEM PESCRIPTION OF BULDING ELEMENTS FASTENER o, b, ¢ FASTENERS MIN. OF 6" IN THE FIRST OF ROOF SHEATNG AND HAvE ONE OF ROOF SHEATNG AND HAVE ONE
10" OR A FOOTING DRAIN HOUR FIRE PROTECTION ON EACH HOUR FIRE PROTECTION ON EACH
Root WALL. NO OVERHANGS AND OTHER WALL. NO OVERHANGS AND OTHER
}W“EIE EE i%?UIRED- STRUCTURAL ELEMENTS STRUCTURAL ELEMENTS
I Blolckina between iloiete or m’rlter-a to top plate, toe nal 3-64 2 ? Z'Xg. 3 ; A ° ¢ ) % ) 1° o 3//§§'?E ) 1°
Z Ceilling _joists to plate, toe nai 3-8d (Z 1/2" X037 A . < T4,
) Celing oisto ot attached to parallel ratter, laps over partitions, tace ni 3-104 /A ;Eglgég\'ﬁ%fp -II—??I’EB EW; 3D4|ﬁ' ‘/.5}% gggi%s/\/r N
4 Collar_tie ratter, tace nal or | I/4°X20 gage ridge strap 3-104 'X0128" /A ' XY sy
- — 8 ; MIN. CRUSHED ROCK OR R ler,
6 Root ratters to ridge, valey or hip ratters: QD’%V )
toe rai ? 4-16d (3 1/2'X0135") N/A MEMBRANE. (SEE R405.D XN m
; X
tace nai 3-16d 3 /2°X0135) N/A 28
3. ANCHOR BOLT SPACED T = Z
Wall FOR 2 9TORY BUILDING RBEAM— - —m - B M —m
& [Pult-up corner otuds 104 BXOI78) 04 BXO178) 7% o, OHALL BE 48" 0.¢. I HED ROOF
Iq0 Puilt-up dhiade;{r, two_pieces with 1/2" spacer Ilédd ((33 II//22'><00.|I33'55') 6" oc. a:ona each edge 4 FOOTING PROJECTION P 3/12 SHED ROOF 3/12 SHED R U
Continued header, two pieces 6 ' X035 &' oc. dong each edge f .
[ Continuous header to stud, toe nai 4-6d (2 1/2°X013" N/A 'I\EAQNCEZEDA'I:IB O?'TN%LII’DE'\ILQI'L GABLE SOFFIT TO BE C.’ﬁ,%",'if"'f;ﬁw S C{‘ﬁg‘-& f%g e BE |
2 Dowble studs, face nal 04 3'X0128" 24" oc. : | HR RATED W/ NON COMBUSTIBLE| HARDI BOARD SOMBUSTIBLE HARDI BOARD m
- 0 v 0 COMBUSTIBLE HARDI BOARD ]
p) Double top plates, tace ni 0d (3'X0128") 24" oc. 5 VERTICAL AND HORIZONTAL
14 Double top plates, iriim 46-in$h a’r’relct ot end jointe, tace nal in lapped area &-de (3/I/2'><0.I35') N/A WALL REINFORCEMENTS GABLE GABLE GABIE m a
5 Sole plate to joist or blocking, tace nai l6d 3 1/2°X0I135") G oc. B
Sole plate to_joist or blocking at braced wall parels 3-16d 3XI/7X0135Y &' oc. USE(VSIMPSON "H2.5" USE(2)SIMPSON "H2.5" ?BA'II:HLEBEU'PI'I;I%%EIEA'\&% COIIEO?EE (@)
A 3-84 (ZX1/2°X013) N/A HURRICANE CLIP ON HURRICANE CLIP ON WALL THAN ONE-HALE THE G o | e o/ | 1o/ Q
Stud to sole lee; toe nail or EACH TRUSS OR EQU. EACH TRUSS OR EQU. WALL THICKNESS Q
8 7 T end Fe oxtrsoss /a | ] &
Top or sole plate to stud, end nai -led BXI/2°X0125" e
19 Top plates, laps at corners _and intersections, tace nai 2-10d (3'X0.128) /A 6IM 6 N 6”\1 H g 5 T AI 6IM 6 N H g 5 -]- AI %V Ahﬂﬁx\lvwm ,j 0 0"9U|_I?”gﬂ AEZEM g
20 |I' brace to each otud and plate, tace nal 2-64d (2I/Z'><O.II3_') /A P O &LE £. DE L F O DBL £, DE l= . ade PERMITTED (RC 40413) SEE N N i
22|2 I'X&" sheathing to each bearing, tace nai 2%5?‘2%'?/62'3(3({?3') H;ﬁ SCALE = NTS SCALE = NTS ; ng% olor’ DASEMENT WALL DETAIL - . N <H
’ ) FOR HIGHER ©9TEM WALLS. 3 a - (|
2 staples IX3/4 N/A AN J T
['X&" sheathing to each bearing, tace nal 2-6d le/ Z'XC}.ID') N; A ¥ 3 H 3.
> staples | 3/4 N/A
Wider than ["X&" cheathing to each bearing, tace nal 3-6d (le/ Z'XC}IIB’) H; A e FOOTlCNHaA éTWALL Z
4 otaples | 3/4" A ara! | . g
' det?! w/ mr W__P D TRy FET reEy
23 |J I d | o 3-8d (2 1/2'x013 N/A ax 4&-'52.6"””“ ” Iz-etory & v 5 o |_'§_J_ - o L.i L-a F E6_I-IJ,_AI_§!QJ NT m g
oist to sill or girder, toe nai -84 ( xOI2") @ ma% Ly 91O -l —otory 5 145 | ¢ R VvV
24 o - . 7-84 2 1/2'x0l13) N/A jon 11 il I’QN *3-otory | 23" 185" | 85" FRESH AR VENT [ FRESH AR VENT UP THROUGH ROOF
725 |%6" subtloor or less to each joist, tace na 2 otaples | 3/4° N/A b ok det * SEE FOOTNOTE 3 uP THRolGH Rbor [t up THROlGH Roor | TEoRM F \
26 |7 subtloor to joiot or girder, blind and face nai 2-6d G 1/2'x0135") N/A [ I : I I =L f PR e
27 __|Rim joist to top plate, toe nail (root applications dloo) 8d (Z 1/2'x013) &' oc. PLATFORM FQR PLATFCORM FOR | & VAGHEATED SPACE
" ks (glark © bean Tloor © ool * 1 /750155 h beari HVAC(HEATED 8PAQ VAC(HEATED ePAQH USE R-2| WALLS N
75— Fe-(panc e ven_floor ¢ rool £led B0 Nk i o us% R-7 WALLS us% R-7I WALLS R4 IN CELING)
Bult-up girders and beams, 2-inch lumber layers 10d (3'x0128" 9ta‘;;;tr3'.a:owochrd;rato’:m TYFICAL FOUNDATION DETAILS REF. FROM IRC 20049 E4O§AI}40132| FFgRR ,\C/‘igng R-42 N CELING) R-4#9 IN|CELING) L | — 4 " m
ea ice. e . \
29 |Ledger strip supporting joists or ratters 3-16d 3 1/2'x0135" At each joist or ratter /|2>< BLOCKING & 5TRAPS w k m
0 e
[T} il
)
SPACING OF FASTENERS a A MS’TUD 3 ¥ R
i " [ v
Edges e, USE(DSIMPSON "LGTx" USE(2SIMPSON "LGTX" V2 Guet” y4ixa vz
ITEM e A DESCRIPTION OF FASTENER b, ¢, (inche) i linche) GIRDER TIEEDOWN ON GIRDER TIEDOWN ON TR
TRUSS OR EQU. TRUSS OR EQU. 4" MIN
Wood structurdl panels, subtloor, root and interior wal sheathing to traming and pariicleboard wal sheathing to traming Note:"x" egu's hanger Note:'x" egu's hanger 12" MAX 3/4"%24 GAUGE
30 3/8 - /7" 6d jnmmon (2'><0.||/3') nail (6LIH’||ODF‘ w?ll)j ‘ 24 numoer 2 or 3 or 4 numoer 2 or 3 or 4 E@JgﬁﬁgigﬁzE ]1; ﬁ
&d common (Z 1/2'x0131") nail (root) )
0 0 ¢ Z
3 Sy &d comton (Z¥0J3) al Gsbfioor, va . " SIMPSON SINGLE LGT DETAIL | SIMPSON DBL LGT DETAIL vE 24
&d common (2 1/2'x013)_nail (root) t 9 SCALE = NTS SCALE = NTS el 1:>{ Vo
372 /32" -1 &4 common nail (2 1/2'x0131" A 174 B B ()i]' | z =2
33 /8" - I/4" 10d common (3'x0148" nal or ‘ 12 0c I N LY
i ¢ VF5013) deforves s TRUSSES, RAFTERS AND GIRDER ——— e u.s kT 2
) m § A
/7" structurd celldosi V7 gd ‘O;her vf” 6he'|ml;n/?; r TRUSS HOLD DOWNS FLEXIBLE WATER ’ t “g .
structural cellulosic galvanized rooting nuail, crown or : ®
>4 tiberboard oheathing __crown staple 16 ga, | 1/4" long i > 6 @-6@@1_56 UP'LIFT USE (DH2.5A CONNECTIONS : m
» | T T R ; : ¢00-20OLBS UP-LIET USE ()H25A el £
3 /2 gypoum sheathing d V7 givanized rooting nal staple guhvrized, 7 7 Roo-21520 BS UP-LIFT USE (DLGT2 | ~ — = ! FAN VENT U Han
37 5/8" gypoum oheathing d I ?/; &qallvanizeld,sr/ag_ﬁng ral; 6_|‘gap|e \%alvaniz%ed, 7 7 2I5@-3285 . BS UP-LIFT USE (DLGT3 172" GlB F o 9" MAX °F THROUGH ROOF THROUGAROOF
ong; screws, Type W or : g _ 1
Wood structural panels, combination subtloor underlayment to franming 322122-22%0%1_8566 uuF;;Lll_T;-T ufsEE(l()zL)f;flEz : ¥ Qe —‘_/{{ w/ Ij,’; o/ /12 A
: — - - I GABLE
& o/ e 2 i, 0/ 0P ‘ - 4301-6510LBS UP-LIFT USE (2LGT3 o ‘ |
3q 78— 1 84 common (2 1/2'xOI3I) nail or ‘ 1 | Lo | GABLE GABLE |- GABLE
84 deforned (7 1/750170) NOTE: YOU MAY USE UP SIZE LGT'S IF GIRDER HAS MORE L /413 1/2" I SHED AL SO 10 BE Q
. . common (5x O nail or ue it
. . . . MBUSTIBLE HARDI A . "
For 9l | inch = 254 mm, | foot = 3048 mm, | tile per hour = 0.447 m/s; kel = 6.695 MPa. . . . BUT REQUIRES ONLY LGT2 TIEDOWN, UPSIZE TO LGT3 TIEDOWN) I ) COMBUSTIBLE HARDI BOARD o IWRRATEDWNON
a. All ndils are emooth-common, box or detormed sharks except where otherwise stated. Nals used tor framing and sheathing conrections shall have | I 3/4"X24 GAUGE See Manut Truss Layout
minimum average bending yield strengths as shown: 80 kei tor shark diameter of Ol9Z inch (204 common nail), A0 kei for ohark diameters larger | PLUMBERS TAPE design loads - ground snow load to be
than OI42 inch but not larger than O177 inch, and 100 kei for shark diameters ot Ol4Z inch or lese. | CIRCLING TANK deternined by 06 or 08 RC figuwre r301205) comsite °
b. "Otcllpleah clllri 4 gaged wire and have ah mirimum I’7I/Ié-inc|'| on diametltler crown wid‘lcqh. ) FLEXIBLE GAS | specitic case study needed by loca county
¢. Nails ohall be spaced at not more than & inches on center at al supports where spans are 48 inches or greater. i
d. Four—toot-by-&-toot or 4-toot-by-9-foot panels shdll be applied \feprtically. g SECTION R405 FOUNDATION DRAINAGE I codes ovfgb“,:gﬁeaﬁod;r::f: uct:ng:crt 0,:2821/ buider N N
e. Opacing ot tasteners not included in this table ohall be based on Table R6O2.3(2). | Forgaco Residentid Designo 360-433-794 E O O ,: P I/ A N
. For regions having basic wind speed ot 10 mph or greater, &d detormed (2 1/2'x0120") nails shall be used for attaching plywood and wood R405] Concrete or masorry foundations. Draine shall be provided around al corcrete or I —
structural panel root sheathing to traming within mirimum 4&-inch distance trom gable end walls, it mean root height is more than 25 teet, up to masonry foundations that retain earth and enclose habitable or usable spaces located below | TRUSSES, RAFTERS AND GRDER SCALE 1/86'-10
35 teet maximum. grade. Drainage tiles, gravel or crushed store drains, pertorated pipe or other approved systems TRUSS HOLD DOWNS
g. For regions having basic wind speed ot 100 mph or less, nalls tor attaching wood structural panel root sheathing to gable end wall traming hall be or materials shdl be installed at or below the area to be protected and shll discl:arge by gravity 0-600LB5S LP-LIFT USE (IHZ5A
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ground or sand-gravel mixture soils according to the Unitied Soil Classitication System,
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PRODUCT DATA SHEET
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SERIES LCI INTUMESCENT SEALANT

APPLICATIONS

SpecSeal® LC| Seatant has a broad applcation
baze designed to oeal o wide variely of common
penetraticns in hoht commercial and  grouped
residerlial consiruclion. Penetrant lypes inchuda
insulabed prd mon-reulsied metalic pipes and
lufies, ner-melillc ppes and lubes, and comman

PRODUCT DESCRIPTION

SpecSeak® LTI Sealart & a versatile and economical infumescent product intended for firestopping a
wide amay ol appications n small commercial or grouped residential constuchon and obher struclres
with similar applications, SpecBeak® LI Seatant & avadabiz in a single grade that has excellent caulk-
i propeties 2 wel 2 high bkl properties on verlical of avernesd suitaces, The single grade My be
caulked |standard cartidge or buk foaded|, knifed or froweled. In addion, SpecSead® LTI Sealant does
net contan PCE's or asaesics.

MAINTEMANCE

Mo maintenance & normally required, howeyver a peiodic irespection of rabed barriens i recommended bo makee sure thal ary new openngs, modhcalions
of previously instaled firestops. of areas exhibifing physical damage, have baen properly Seafed of repaired. Subsegquent sealing of repairs shoudd ba
accomplished using Speciaak® products per the original approved design.

REFRFIT When adding ar remaving panairants, core should be taken 1o minimize damage o the seal. Reseal using SpecSeal® producks per fha
apgecrved gesign, NOTE: New penelrarks of o difterent nabure than the ong ral design may requre a talally new fireslop design oo extensive modiicalions
fo b existing design. Reszal all openings 2= per the requirements o the modified design.

TECHNICAL SERVICE

Specified Technologies Ine. provices toll fres technical suppert 1o assistin product selection and apprapriate installaticn dessgn. UL Systems, Material
Safety Data Sheets and other bachnical infemiation is awatable thrawgh tha Technical Library al wawwstesiopcom.

PRECAUTIONARY INFORMATION
Canzult Matenial Safety Data Shest bor addiional sloemation on the zafe handling and dizposal of the matenal,

A
’ )
RESIDENTIAL DESIGNS

v,

f

slechrical servics and power distribution, elephon,  SpecSeal® LGI Seatart & storage stable (when stored according b the marutachiner's recommenda SEALANT REQUIREMENTS IN CUBIC INCHES PER 14 INCH OF INSTALLED DEPTH AVAILABILITY
data. and TV cabling, Thee product i dso wsed - tions), and will not separate of shrink when dried. SpecSeal® Serses LCE Sealant wil adhers to 2l com-
conunchon with _l;i.‘nw SpocSeak® Products such  mon corsbuchion and penetrant mabenals and conlins ne solvents thal might adversely eflect plastic Fipa Giza :'I“:F ﬁl'}”ﬂqm" 5D 0 5 " 26 SpecSeatil Senes LTI Sealant i avaitable trom autharized ST aistribulors, Consull factory or websile lor the names aad localiore of fe nearest sales
a5 SpecSead® Firestop Collam and Wrap Stips to pipas o cable joekats. - [ representatives of distribuiors
otect keger plast - .
PRMCEIAL PR P FEATURES ; 4880 L] X, S ¥ T = T (i) §5 T4 %5 34 |5 L TE PR — l"i‘;ﬁ:::lmllﬁrgugm“i | PR eEmr—r—— TR ————- QRDERING INFORMATION
5 2 + Ecomomical: High performance without the righ prical i RE R is 67 #3 123 183 aTe  BA1 isad w it EMERAL Anai o bes prolected muzt be claon and treo of ofl, locge dirl, kel of scife, nstelshon lempesntres must e belweon 35°F [2°0) and
See Table: A for 2 summary application s, R 15 wa i za 2 84 83 ms  des 216 a4 mzs | e 8%, Allow product bodry 3 minimam of M4 hours befora exposure o moisiuee CAT. NO. DESCRIETION
oy L A ¥ LHE AR LI . Ll x4 ArA: A TS :-:'":Ir:: SYETEM SEL ECTION: Selection of an appropnaie firsctop system design is criscal bo e fire profeciion process. Space imitabans preclude highty detaded
+ Excellent Smoke Saal 25 1478 3.3 LE LER 1.9 184 38.7 6.8 1314 | imfemahion petaining bo ndividual sppdeation systems. Please corsul 1he Product & Application (aade a5 wel 5 the ULE Fire Restance Direciory for LCI300 Seatant 101 o Tube 182 Cu In (300 mil)
. r 3 i3 LA - S | S I S N L | N odeblineal mlpmation
= Wiabes Resistanl | Wil not re-omuisily when dry 5 LEw 1.8 1F [E] 9 4 185 ) W 1208 2 J LCBE Saalanl 5-Gal Pail 1155 Cu In (150 Likers)
i T T Y] e TR T 5 E T T T R FORMING: Soms irstallalions may ieques loemig 22 ather an integral par of the syzlem of i an oplion [ [aaklle ifelalatian, Insysiems whereloimng = i o
- Water-Baged for exsy iretabalion. ceanup, and deupesad ~ = T T | T P T i required, minesal woal batis with 8 mirimam nominal dersty of 4 PCF (B4 kgim”| ave genenaly reguived. Cul lormeng material oversiza o afiow o fighl criat i 0 e 36.Cis . (682 il
+ Aeoustically Tested Reduces noes franamizsion F [T Fi] 36 338 1160 packeyg. Pozition iorming matenial 1o alow lor the proper deplh of fl makeral, - =ity
’ e 1 i &8 1a e FILL MATERIAL: Specaai® LCI Sapfant may e inslafed by caulking uzing a stondand coukng gun o fom bulk conlainers uming 3 bulk bading caulk LG9 Sealant 28 o Quarl Tube 82 Cu In. 4858 mil]
Safucdow PO 1 Gtz Now-Hakdpnaied wo oum LTI quA. o by mamsslly Woweling LEng o masen's bowel of pulty knile, Il Phe sealant tends bo pul back from 4 surlace, clean the suface with a dams 12 o
« Paintable L L. — 18.8 oene and resppdy, Witk Sealeel into o aress soerceang care bo elminale vouls o ssami. The sarface of the seatand can be smodthed usng a pulty HAditional Spociesl Products_ |
T GRS Fosten G MAELERpplobn e i S —— . krite cipped in watnr, Adding sater bo the saatan isell & nol recommended, Saalant jwhen dry) may be painled wsing most non-scivent based pants Sarien, 555 Baakr Firestop Morsar _
FEHFUHHAH‘EE Mphe Exira TR st '8 reun vorast pasland pr wo ke M it a3 par ] S L i f 3t B e TR '] Lugrimasght wersxhimand soonomecel| | = bes choice 3 lare o oomplsd ralsin ko,
" 1 i 1 . I.'-c?'.-.:.::\i'r:n.'l.f-:"..'-‘;*.:!'.l:.‘:n::'.:!::er. Waier-besad Pium=soent seolan epands 1o %P Firestop Butty
SpecSeak® LTI Sealart & the basis for systems that meet the exacting critersa of ASTM E814 (UL 1479) TABLE &: APPLICATIONS v wﬁ“ﬁ“& t;ﬂ’.“fﬁm; iﬁﬂﬂ,ﬂ“&"}; i —— Aueiala ot i b e o prac, gy proveles: ey et fur Shrmagh-penelrmicrs and
J \ and ASTH E1956 [UL2079) 2 well =& to the ime-temperahee requiraments of ASTM E119 {LUL263). LTI ! R : A e e ol
| ; TESTED AMD CLASSIFIED FOR FIRE E=natinn wilh Bodh extencr wail surkaces o [Fisdim of Tafe £t rRAIE B > ak ik, I
P s e provides up b 2 4-hour lre rafing for Bypical zesvice penetrations trough concrele or wood o, concrele T ; oty and dparsan v 1 Y30 Syetora (o pioate pipre GG R Pokpiplene i PensBBSloones
: " or masonry walks, as well as gypsum board wals. SpacSeal® LT Sedant messs Class A finkh requine- REEISTANCE ,“,"1‘_’_“; il:;ll.l.;:rﬂ::. ?p;?;i ;Tﬁ?‘f;g:;{'? tor " It g St b g i o it gebarme
e w ments for :—lam? Eple;]-dillﬂrfiﬁﬁc& De-.-e{.n‘muﬂ whien tesled n a:mda’:ﬁe wilh AT M.E-B-I |IJL.'-‘2_!J = Metalllc Pipes including shed, ifon, o copper RSB PR o bt e i
=0 SpecSeakl LTI Sealort is aloo acouslically tested, demonztrating excellont sound attenuiation properies., pige and fubieg, thiss appications thal the sealanl be apphed % s Focinl eroraTions i e 306 5 g it ckion ol it sl ot o apaid
; Exth sides of walls. In lloor applicalions, @ seating pcebuc whd b UL BT
_ = ommetalic Pipes, Conduits & Tubing baad i zupgestod lop and bottom
FBC™ System Compatinle enlicates thal s product has Dee lested, indluding YT, CRVC, ABS, and PEX, 5 g is
i is rcniored on an ongoeing basi o assare s chemical compatibilig LIKMITATIONE: SpecSeal® LG| Sealant is water
i Pty TSN, RSNl gl Curm o e oy P, = Elecirical & Electranic Cabling inchiing based and cures frough the evaporation of wales. IMPORTANT NOTICE: Al stdlements, technical imlormation, and recommendations contaned based upan testing beleved o ba raizbie but the
o | vl Nkl ety sn Corsn W Soser] s of T P i o Low lemperatunes as well as high humicily may 2SR mm:; i mmlml ; " . {Eandniy P v
PHYSICAL PROPERTIES ik NHF"“E‘ ribution, computer, setard dryeng. Non-porous or impermeakés bacing Ay Pliten i ol g
" EvEIian. materiple, prales, or coalings may relad hedrying
gt saie L ke (e v oo B e Ty
ot wod DISECTORY OF PRODUCTE CERTIFED FOR CANADL AND UL ! na " - werds conlact with oir untilsealant has died Busugh Specied Technologes e, maruiackires its goods in a manner 1o be e of defects. Should any debect oocur in its goods witen ane year), Speciied
¢ us FIREREHET HE2 CRECTERT. APFRIVED AL e conpletely, The product has been designed lo be Technologies Inc., upen prampt nofieaion, wil o i aption, exchange or repail he goods orreund he purchase price.
Calul i L nn - Ineulsbed Pipes inchuding heding, cocling nafa uﬂﬁﬂhan h;;l}med E‘ﬂH‘EI;'H'r and
Dermiy 10 g8 i conensation appleation: ssspendaniivimy rbnasinlplol e LIMITATICHS AND EXCLUSIONS
i an i F h I i | N THIS WARRANTY 15 1N LEUCF ALL OTHER REPRESENTATIONS EXPRISSED OR IMPLIED (INCLUDING THE IMPLIZD WARRANTIES OF
SPECIFICATIONS 7. L S0S PR UMY poN it lisenie Syt MERCHANTABILITY OR FITNESS FOR USE) AND UNDER NO CIRCUMST ANCES SHALL SPECIFIED TECHNGLOGIES ING. BE RESPONSIBLE
n Senae Tempomim ¢ BSF E5T) for dectricadl i, HYAL & and guatantes compatilty. ST1strangly recommends . ! i i
The fireslopping sealantshall be 2 water-resstant intumescert lales sealant, The sealant when epased  plasking, HVAC, belegticom, Bt e e o it B oA o The FOR ANY INCIDENTAL (R CONSEQUENTIAL PROPERTY DAMAGE OR LOSSES, PRIOR TO USE, THE USER SHALL DETERMINE THE
Flamn Spread r te high heat or flama chall exhibit o free exparsion of up to 8 times it aiginal velumea, The: fI.I'EEIIZpE:HI_] beRon pipe, ubing, of cable in question regarding any SUITASALITY OF THE PRODUCT FOR TS INTENDED UISE, AND THE LESER ASSUMES ALL RISKS AND LIABILITY FOR SUBSE0UENT USE.
Smuke Deveioped ) ﬁ“:“":*;?:ﬁf&l:ﬁ;:“*ﬂ;“ "Hrﬁﬁléidmi and sval be 3:;41";&'1?&'1;'; kntan densivities of polential restncliore belors No statement or recommandaten not contaned heven shall have any fore of atlec unkess in an agreamand signed by officess of selber and marulacher,
- ; sadlantsh 5 'or FI¥ approved a tothe reguraments (UL HT apping tiis procct,
,q,-t L..FI_T":.E“,I i ard zhali meet Class A rruahraquilamm'nhen te=tad in accordance with ASTM B84 |'I.||.-|'23I. = MADE N THE USA - COPYRIGHT © 2011 EpEmHED TECHNOLOGIES NG
WIIE Gt 18 ksl (500 7 §1) Product Doto Sheet » Series L0 Inbumesient Seakard = FOD-5062 05,2011 Technical Service 1-800-002-1180 =——=
TEPY Wi AT Ty wvi stilirestop.com STI Specified
— - SPECIFIED DVISIONS = "l piirnl
Nakame: Epansion I Fre Expansion ON, T 9Ma0  TwoughFenciralon Firsiopping STI lec mologies
) I i ) Y. 13 138900  Bpedd Comshocion Fin Seppession & Supenisoy Sysiems » Ine.
s I A oot MANUFACTURE INSTALL INSTRUCTIONS AND APPLICATION REQUIREMENTS e S B e
kel C DV, 16 16050 s Elechical Maleiss § Melods i ==
TO BE ON 6ITE UJHEN lN%PECTION l% CALLED PRO\/IDE ICBO 4 ST Product Data Sheet = Series LC Intumestent Sesbant » FOD-5067 05,2011 T”“”““:f:;;;‘“;ﬁlﬂ STI
R e ———————" . EVALUATION INTO. BEFORE ANY FIRE STOPPING / FIRE SAFING S INSTALLEDI!I
R31.75 Landings for stairways. There shall be a floor or  Winder treads shall have a minimum tread depth of 10"
Attic Vents R806.2 Minimum area. The total net tree ventilating area landing at the top and bottom ot each stairway. Every measured between the vertica planes of
ohall not be less than 1/150 ot the area ot the opace ventilate landing shall have a mirimum dim. ot 36" measured the foremost projection ot adjacent treads at the intersections
Composition root shingles must - Fo permittod provi in the drection of travel ith the walk Ire. Wind do ohal h in. tread
pos g except that reduction ot the total area to 1/300 is permitted provided In the direction ot travel. witn the walk line. Winder treads snal nhave a min. trea
be a minimum of Z5-year on I5# that at least 50 percent and not more than 80 percent of z depth ot &' at any Eoint within
telt on 1/2 "0“’3 |¥ooé min, on é"“'g'f' the required ventilating area is provided by ventilators located = R3IL71 Width. Stairways shall not be less than 36 inches  the clear width of the stair. Within any tlight ot stairs, the
truss 24.|. o/c per Z Zl 0% q ?&2064 Reé 0;' 3(?) '"b the bridag portion ot the opace :I: t’lz V;"It'l“”d *“t least 3 teet o in clear width at dll points. Handrals shall not project more largest winder tread depth at the wak line shall not exceed
nailing pattern per o per engir;eer :h:v:a qu;aj“‘:n:ﬁ a:i‘;;"';:oml ; b;l . av:or“:::n’ic: vents < tEan 4,5'/ on iither eiﬁe jf lthe stairlrml;/, shal notdbe less  the omallest winder tread by more than 3/&".
’ than 3l-1/7" where a handrail is inotdlled on one side,
* l and 27" where handrails are located on both sides. R}?IIl.l7l;]4,3 Protile. Tlfuf1 mdiu/s ot curvature at the nosing
v shall be ro greater than A/1G". A rosing not
i ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! i —"fx_ - R31.7.2 Headroom. The rin. headroom in all parts less than 3/4" but not more than I-I/4" hdll be
é ot the”atfirway I:I—mlll no‘z llae Ieade than él:l-é' medaeured rhovided on stairways with olid ri;elll"a. .
D > FIRE PROOFING vertically Trom the sloped line adjoining the tread nosing e greatest nosing projection shall not exceed tne
';IEREE ggriﬁFlNG MANUF TF‘uss o SEE DETRIL 142" 2% OK 5/8' smallest rosing projection by more than 3/8". Peveling
z AREA UNDER STAHFS R31.7.4] Riser height. The maximum riser height shal ot rnosings shall not exceed 1/2". Open risers are permitted,
3 be 7-3/4". The riser shal be measured verticaly provided that the ozfening between treads does rot permit
v between leading edges ot the adjacent treads. The the passage ot a 4" dia. sphere.
> greatest riser height within any flight of stairs shall rot
o exceed the omallest by more than 3/8" R3I.7.6 Stairway waking surtace. The walking surtace ot
2 P © ot tLeade and landings ci’r 6tairwa|}|/e sl :93 sloped ro 6|t66 er
N N N _—NR-38 INSUNATION N N N N N N N N N N N N R31.7.4.2 Tread depth. The min. tread dept than one unit vertical in 48" horizontal (Z-percent slope).
= =i =i % shall be 10" The tread depth shal be
-1 IR measured horizontally between the vertical planes of the R3I.7.7 Handrals. Handrals shal be provided on at least
® b toremost projection ot adjacent treads and at a right orne side of each continuous run ot treads or flight with tour
o 4 angle to the tread's leading edge. The greatest tread depth or more risers.
| pia, — within any flight of staire ohall not exceed the smallest by
¥ ™ J more than 3/8". Consistently shaped winders R31.7.71 Handral Height. Handrail height, measured vertically
Y % at the wak line shdl be dlowed within the same flight from the sloped plare adjoining the tread nosing, or
% 2 o - ot stairs as rectangdar treads and do not have to be finish surtace ot ramg slope, hall be rot less than 34"
5 A2 eR i M~ }% 2 within 3/8" ot the rectangular tread depth. and rot more than 38"
2 § 8 < R3IL7.A1 Spirdl stdirways. Spiral stdirways are pertitted,
R 9 - 2 9 2 R3I.7.3 Walk line. The walk line across winder treads provided the minimum clear width at and below the handrail
Z|| o MASTER LOFT S ®° BEDROOM o[ shall be concentric to the curved direction of travel through shall be 2¢&" with each tread having a 7-1/7" win. tread dertl—l
<l g ® o P4 the turn and located 12" from the side where at 12" trom the narrower edge. All treads ohdl be identical,
BN = 0 N B TYP 6TA|R DETA' I/ the winders are narrower. and the rise shall be no more than A-1/2". A min. headroom
& 2 %) o 2 v SCALE: NTS ot &-6" shall be provided.
0
N
X
.. .. s SPECIAL VENTING FOR ISLAND FIXTURES
| 1/8" té¢g plywood for joist 32" o.c. ; o . .
1/8" t4g plyuood for joist 24" o.c. Traps for lsland sinks and similar equipment shall be roughed in
3/4" t4g plyuood for joist 16" o.c. above of the floor and may be vented by extending the vent as high as
— — possible, but not less than drain board Height. The vent is then
returned douwnward and connected to the horizontal sink drain
R-30 INSULATION R-30 INSULATION immediately douwnstream from the vertical fixture drain. Figure -6
= \ llustrates the construction of the completed island venting eystem.
5/8" 6R E \4
/2" . .
F'RESEER%%';'ZE vz eR The return vent shal be connected to the horizontal drain through a
Y-branch fitting, (see "B" in Figure &-16) and shall in addition e
provided with a foot vent taken off the vertical fixture vent by means
of a Y-branch fitting immedistely below the floor. This foot vent
extends to the nedrest partition and then through the roof to cpen arr
\1 172" 5R 172" 6R I/ or may be connected to other vents at a point not less than & inches
o 3 above the flood level rim of the fixture served.
3 z g
: 8 : z N
3 JE © 98 VENT THROUGH —_| 7
9 3 0 J5 ROOF OR CONNECT
S N : N N slldwogognor oo o DRANBOARD TO OTHER VENTS
GARAGE Xz KITCHEN GREAT ROOM oL or? AR e = . NEAREST
N i T PARTITION
e 3
v Mud sill uith 1/2'xI0" N Y
anchor bolt 6'-9" o/c
I-@" from corners VERTICAL
use 3"x3"x|/4" washers % = /\
" L& FIXTURE CLEANOUT
6" conc wall on >~ VENT /_
MUD SILL | 1/8"min. t4¢g plyuood for joist 32" o.c. 2x10  joist on 12" x &" conc ftg. 1 — A
ER ENG 1/8"min. tég plywood for joist 24" o.c. 4x4 posto (l-story per IRC table 403.) B
: - 3/4'min. t4g plywood for jolst 16" o.c. . &" conc wall on _ CLEANOUT /é\(\n
= S 15" x &" conc ftg. 7
. . 2x10 joist R-30 IN"DULATION/ 55/(2-storg per IRC table 403.) oo VERTICAL | 1| o 4
3 3 . E ' '
2x4 stringer ] ~ FIXTURE 1 Vien  FOOTAVENT 1727 4
4x4 postl % S DRAIN |
R423.1.3.1 Foundations with stem walls shall rootin . N | NO FIXTURES UPSTREAM | AN = HORIZONTAL DRAIN 2"
©
_J Ea;/egnstallf?ha Tinimun} iﬁ one“No.d4 bar'\llulth‘-‘lnb _J 818" conc. bad N | L |
I_, nches of the top of the wall and one No. 4 bar
located 3 inches to 4 inches from the bottom of the /4 polysthegisne G\Grade shall fall &' w/in the lst 10" AB AND C ARE Y-BRANCH FITTINGS .
footing. Where a construction joint is created betueen k) or ftg. drain req. 4'dia. perf. pipe /4" PER FOOT
a concrete footing and a stem wall, a minimum of one 5 E C T / O N 7 w/ 3/4" min. crushed rock or gravel 4 GRADE
No. 4 bar shall be installed at not more than 4 feet on SCALE 5/8"=1'0" approved filter membrane footings
center. The vertical bar shall extend to 3 inches clear must be 12" min. below undisturbe
of the bottom of the footing, have a standard hook round or footing shall be placed pelouw
and extend a minimum of 14 inches into the stem the frost line estdblished by the lokal

wall. (grade 60 steel for vert.)

deeper foundation

\

Homes

ALL NEW CONSTRUCTION TO BE

EXECUTED ACCORDING TO BULDING CODES AND/
CONTRACTOR TAKES FULL RESPONSIBILITY OF THE HOME/

OR LOCAL ZONNG REGULATIONS. OWNER/GENERAL
LOT/LAND/AND HOUSE PLANS, TO ENSURE COMPLIANCE.

NOTE:

LIABLE FOR ANY DAMAGE OR L0999 OF ANY KIND DUE TO
PLANS DO NOT REFLECT METHODS USED BY THE GENERAL
CONTRACTOR, THEREFOR NO COMPENSATION WILL BE GIVEN.
WRITTEN DIMENSIONS CARRY PRIORITY OVER ANY AND ALL
SCALED DIMENSIONS, 4GAC9 RD. RETAINS ALL COPYRIGHTS

FORGACS RESIDENTIAL DESIGNS 19 NOT, CANNOT BE HELD
DIRECT OR INDIRECT ERROR OF THESE PLANS. THESE

S
A
a

7
m
<

Jurisdiction. use whichever provides a

PLAN #

COPYRIGHT () 2009 4GACS DESIGNS

PARKER VILLAGE

www.4gacs.com

TO THE PLANS, GOPYING/PRINTING/SCANNING OF THE PLANS

15 PROHBITED WITHOUT WRITTEN PERMIS9SION FROM
46ACS RD. UNDER NO CIRCUMSTANCE MAY ANY ENTITY OR

PERSON SELL/TRADE/LOAN/MODIFY THESE PLANS!
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