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AGENDA
Planning Commission
City Council Chambers- Municipal Services Facility
3100 Belmont Blvd., West Richland
Thursday October 28, 2021 – 6:00 p.m.

Planning Commission
Members:

Chad Utecht, Chair
Nancy Aldrich, Vice Chair
Michael Peterson
Marv Bohling
Jerry Surdyk
Colton Brady
Vacant

Staff:

Eric Mendenhall, Community Development Director
Elisha Ransom, Associate Planner
Tobie Webb, Staff Recorder

Notice to the public: This meeting will be a remote Zoom meeting per Governor Jay Inslee’s Stay Home –
Stay Healthy Directive. We encourage you to provide public comments on agenda items and public
hearings in writing. If you want to provide public comments on any of the agenda items, please submit
them in writing to planner@westrichland.org by 3:00pm Thursday October 28, 2021 to be read during
the meeting. The Zoom meeting information is available on the City’s website or can be obtained by
emailing twebb@westrichland.org.
1. Call to order / attendance:
2. Approval of the agenda:

(Approved by Motion)

3. Approval of minutes:

(Approved by Motion)

A. August 12, 2021 Regular Meeting
4. Old Business:
5. New Business:
A. Public Hearing to consider Design Guidelines.
6. Announcements, Reports and Comments:
7. Adjourn:
Upcoming Meetings and Events:
November 11, 2021

AGENDA
Planning Commission
City Council Chambers- Municipal Services Facility
3100 Belmont Blvd., West Richland
Thursday October 28, 2021 – 6:00 p.m.

Planning Commission
Members:

Chad Utecht, Chair
Nancy Aldrich, Vice Chair
Michael Peterson
Marv Bohling
Jerry Surdyk
Colton Brady
Vacant

Staff:

Eric Mendenhall, Community Development Director
Elisha Ransom, Associate Planner
Tobie Webb, Staff Recorder

Notice to the public: This meeting will be a remote Zoom meeting per Governor Jay Inslee’s Stay Home –
Stay Healthy Directive. We encourage you to provide public comments on agenda items and public
hearings in writing. If you want to provide public comments on any of the agenda items, please submit
them in writing to planner@westrichland.org by 3:00pm Thursday October 28, 2021 to be read during
the meeting. The Zoom meeting information is available on the City’s website or can be obtained by
emailing twebb@westrichland.org.
1. Call to order / attendance:
2. Approval of the agenda:

(Approved by Motion)

3. Approval of minutes:

(Approved by Motion)

A. August 12, 2021 Regular Meeting
4. Old Business:
5. New Business:
A. Public Hearing to consider Design Guidelines.
6. Announcements, Reports and Comments:
7. Adjourn:
Upcoming Meetings and Events:
November 11, 2021

City of West Richland
Planning Commission Meeting Minutes
August 12, 2021
*Meeting was held via zoom and available to the public
1.

Call to order / attendance: Chair C. Utecht called the meeting to order at 6:02 pm.

Members Present:
Chad Utecht, Chair
Nancy Aldrich, Vice Chair
Michael Peterson, Commissioner
Marv Bohling, Commissioner

Members Absent:
Colton Brady, Commissioner
Zach Byrnes, Commissioner
Jerry Surdyk, Commissioner

Staff Present:
Eric Mendenhall, Community Development Director
Elisha Ransom, Associate Planner
Jessica Bates, Staff Recorder

Commissioner M. Peterson made a motion to excuse Commissioner C. Brady,
Commissioner Z. Byrnes, and Commissioer J. Surdyk. Commissioner M. Bohling
seconded the motion. Vice chair N. Aldrich asked that Commissioner J. Surdyk not be
excused because he didn’t reply.
Vice Chair N. Aldrich made a motion to excuse Commissioner C. Brady and
Commissioner Z. Byrnes. Commissioner M. Peterson seconded and the motion passed
unanamously.
2.

Approval of the agenda:
Vice Chair N. Aldrich moved to approve the agenda. Commissioner M. Bohling
seconded the motion and it carried unanamously.

3.

Approval of the minutes of June 10, 2021:
Vice Chair N. Aldrich moved to approve the June 10, 2021 minutes. Commissioner M.
Peterson seconded the motion and it carried unanimously.

4.

Old Business: None

5.

New Business:

A. Public Hearing to consider 2021 Comprehensive Plan Amendment
Chair C. Utecht opened the public hearing at 6:04 pm.
Community Development Director E. Mendenhall presented and led the discussion on the 2021
Comprehensive Plan Amendment. Staff is recommending that Planning Commission recommend to
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Council to approve the proposed Comprehensive Plan Amendments.
Chair C. Utecht closed the public hearing at 6:19 pm.
Chair C. Utecht opened the public hearing back up at 6:20 pm.
Resident Bob Wood of 3421 Rocky Mtn. Rd. West Richland Wa, 99353, spoke in favor of the
proposal made by Tim Bush and he supports his decision.
Chair C. Utecht closed the public hearing at 6:23 pm.
Vice Chair N. Aldrich made a motion to recommend Council approve the 2021 Comprehensive Plan
Amendment as porposed. Commissioner M. Bohling seconded and the motion carried unanamously.
6. Announcements, Reports and Comments:
Community Development Director E. Mendenhall announced that Commissioner Zach Brynes is
resigning as he is moving out of West Richland, leaving a vacant seat on the Planning Commission
Board.
7. Adjourn: 6:25 p.m.
8. Upcoming meeting: October 14, 2021

Chad Utecht, Chair

Jessica Bates, Staff Recorder

__________________________
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WEST RICHLAND PLANNING COMMISSION AGENDA ACTION ITEMS
AGENDA

TYPE OF ACTION NEEDED

MEETING
DATE:

October 14, 2021

SUBJECT:

Public Hearing: Update to
Design Guidelines

Public
Hearing

Prepared by:

Eric Mendenhall, Community
Development Director

Discussion

Reviewed by:

Pass
Recommendation

X

2nd
Discussion

X

X

CITY COUNCIL STRATEGIC FOCUS AREAS:
1. Community Economic Vitality, Competitiveness, & Diversity
Goal 4: Create development policy codes appropriate to achieve city vision relative to
commercial and residential development.
EXHIBITS

1. Letters of support
2. Title 14.10
3. Draft Design and Development Guidelines
BACKGROUND
The proposed Design Guidelines are a mixture of the existing Belmont Business District Design
Guidelines with some added elements to address a larger scope of commercial area. The guidelines are
intended to be just that, guidelines. The establish guidelines for designers, architects and engineers to
establish their base while working with planning staff. If the proposal needs additional variance they are
allowed to petition to the Planning Commission for review and decision.
After discussion with the Mayor, Community Development Council Subcommittee, City Council and
Planning Commission it was determined that the design standards should be applied to a larger area
than just Belmont Business District. The desire is to set a standard for design and quality for commercial
development in the city. By setting this standard it provides for the ability for West Richland to have
surety that the desired character for the community will be established and retained over time.
Last June the Planning Commission reviewed the draft Design Guidelines. This past summer the CD
Council Subcommittee and City Council provided comments on the proposed guidelines, which have
been modified slightly based on feedback and comments received. The Design Guidelines and new
permit process will allow staff to perform administrative review and approval of the design elements of
the commercial development. As previously stated, there is flexibility if the applicant desires a variance
from the guidelines, then their request will be reviewed and decision issued by the Planning
Commission.

AD 2020-05 WRMC Zoning Code Amendment
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DESCRIPTION OF PROPOSAL:
The City is proposing to adopt an ordinance amending the West Richland Municipal Code as follows:
(1) Amending Section 14.01.030 Project permit process to add a new permit type and process for design
review;
(2) Amending Section 14.10, establishing the procedure, intent and adoption by reference the City of
West Richland Design and Development Guidelines;
(3) Adopt the City of West Richland Design and Development Guidelines.
ANALYSIS:
The proposed zoning code text amendments address some inconsistencies.
The first amendment would allow small scale food and beverage product manufacturing uses as a
Conditional Use (CUP) in the Commercial General (CG) zone. Recently, a coffee roasting operation
received approval to locate in this zone via a CUP approval. While staff was able to justify the use to the
Planning Commission to be allowed as a CUP, the proposed amendment provides better guidance for
the city going forward for these types of uses. Staff believe that a small scale roaster, brewer or similar
would foster innovation of startup businesses in the city that isn’t as impactful as larger food processing
plants that are more typically located in industrial districts.
Next, a change to the CG zone is proposed, to allow a lumber yard that would be accessory to a retail
use. There is a proposed user in the CG zone and staff would like to support the retail business.
The amendment to allow vehicle and vessel body shops in the CLI zone is based on interest by a business
who wants to locate such a business in the area. The city has been in negotiations to sell property for
such a use and this would facilitate the business and economic growth associated with such a business.
Finally, the repeal of Section 17.54.430 is proposed, to remove an extra process that is not needed and
results in unnecessary staff time and delay in permit processing. It is in the public interest to streamline
the municipal code and processes for unnecessary, additional review.
PUBLIC NOTICE/ COMMENTS
The end of the public comment period for comments to be included in the staff report was
Wednesday, October 6, 2021. No comments in favor of or in objection to the proposed code
amendments were received from other departments, agencies or citizens.
However, staff did solicit Real Estate Brokers and property owners input and have attached their
letters of support. No letters in opposition were received.
ENVIRONMENTAL REVIEW
The proposal is subject to environmental review. The West Richland Community Development
Department is the lead agency for the proposal under the State Environmental Policy Act (SEPA) and
reviewed the proposed non-project action for probable adverse environmental impacts and issued a
determination of non-significance (DNS) for this proposal on June 30, 2020.
PROJECTED TIMELINE
The following is the proposed timeline for adoption of the code amendments:
• October 14, 2021 – Planning Commission Public Hearing and issuance of a recommendation to
City Council

AD 2020-05 WRMC Zoning Code Amendment
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•

November 16, 2021 – City Council Public Hearing and adoption

RECOMMENDATION / REQUESTED ACTION
The Planning Commission should hold a public hearing, as advertised, for the proposed changes to the
zoning code, to hear comment and testimony from the public. Staff recommends that the Planning
Commission forward the item to the City Council with a recommendation of approval.
PROPOSED RECOMMENDATION
I move that the Planning Commission forward the proposed design and development guidelines and
permit process to the City Council with a recommendation of approval.

Exhibit 1 – Letters of Support

Exhibit 2 – Title 14.10

CITY OF WEST RICHLAND
ORDINANCE NO.
-21
AN ORDINANCE OF THE CITY OF WEST RICHLAND, WASHINGTON, AMENDING THE WEST RICHLAND
MUNICIPAL CODE TO AMEND SECTION 14.01.030, PROJECT PERMIT APPLICATION PROCESS TO ADD A
NEW PERMIT TYPE FOR DESIGN REVIEW; AND (2) AMENDING SECTION 14.10, CREATING A NEW CHAPTER
ESTABLISHING THE PROCEDURE FOR TYPE II.B PERMITS AND DESIGN REVIEW AND ADOPTS THE CITY
OF WEST RICHLAND DESIGN AND DEVELOPMENT GUIDELINES.
WHEREAS, the City Council finds that it is in the public interest to regulate the design and character of commercial and
industrial design within the commercial and industrial districts; and
WHEREAS, the City Council finds that it is in the public interest to establish regulations, guidelines and standards for
commercial and industrial development; and
WHEREAS, the City Council finds that it is in the public interest to establish the design and development guidelines to help
protect commercial and industrial development investments in the community; and
WHEREAS, the City Council supports economic and commercial development within the City; and
WHEREAS, on June 30, 2020, the City’s Community Development Department issued a State Environmental Policy Act
(SEPA) threshold determination of DNS (Determination of Non-significance) on the proposed changes; and
WHEREAS, in accordance with RCW 36.70A.160, on October 5, 2021, the City’s Community Development Department
transmitted the proposed text changes to the State Department of Commerce and request expedited review and the request was
granted on October 6, 2021; and
WHEREAS, on October 14, 2021 the Planning Commission held a duly noticed public hearing to receive public testimony on
the proposed changes and accepted all testimony from anyone wishing to speak for or against changes, and deliberated on the
proposed changes; and
WHEREAS, on October 14, 2021, the Planning Commission voted to accept the staff’s recommended findings, conclusions,
and recommendations on the proposed amendments; and recommend Council approve of the proposed amendments; and
WHEREAS, the City Council reviewed the proposed amendments in a duly noticed public hearing on November 16, 2021;
and
WHEREAS, all parties wishing to comment on the proposed amendments were given an opportunity to do so;
WHEREAS, on November 16, 2021, the City Council voted to approve the zoning code amendments; and
WHEREAS, the City Council finds it prudent and in the public interest to adopt the proposed amendments by ordinance;

NOW THEREFORE, THE CITY COUNCIL OF THE CITY OF WEST RICHLAND, WASHINGTON, does hereby ordain as
follows:

PASSED BY THE CITY COUNCIL OF THE CITY OF WEST RICHLAND, WASHINGTON, this 16th day of November, 2021.

______________ _
Brent Gerry, Mayor
ATTEST:
_____________________ _
Stephanie Haug, City Clerk

APPROVED AS TO FORM:
_________________________
Bronson Brown, City Attorney

SECTION 1: That West Richland Municipal Code Chapter 14.01.030 – Project permit application process, is hereby amended to read as follows:
ADMINISTRATIVE
TYPE I
Preapplication
conference
required:
Notice of
application:

Open record
hearing by:

QUASI-JUDICIAL

TYPE II.a

TYPE II.b

TYPE III

LEGISLATIVE

TYPE IV

TYPE V

TYPE VI

TYPE VII

No

Yes (unless waived)

Yes (unless waived)

Yes

Yes

Yes

Yes

Yes (unless
waived)

No

No

No

Yes

Yes

No

Yes

No

None

None

(however, if the
director’s decision is
appealed, open
record hearing before
city council)

(however, if the
director’s decision is
Planning commission
appealed, open record
hearing before
Planning Commission)

Board of
adjustments

Planning
commission (to
issue a
recommendation)
and/or city
council

None

Planning commission
(to issue a
recommendation)

None

Closed record
hearing by:

None

None

None

(none, unless appealed)
city council

City council

None

None

None (all
hearings are
open record for
legislative
matters)

Decision-maker:

Director

Director

Director

Planning commission

City council

City council

Board of
adjustment

City council

Judicial or hearings
board appeal:

Yes; judicial – see
Chapter 36.70C RCW;
decisions on shoreline
Yes; judicial – see
letters of exemption
Chapter 36.70C RCW are appealed to the
state of Washington
Shorelines Hearing
Board

Yes; judicial – see
Chapter 36.70C RCW

Yes; judicial – see
Chapter 36.70C RCW;
decisions on shoreline
permits are appealed to
the state of Washington
Shorelines Hearing Board

Yes; judicial – see
Chapter 36.70C RCW

Yes; decisions
on the
comprehensive
Yes; judicial – see
plan are
Chapter 36.70C RCW appealed to the
Growth
Management
Hearings Board

Yes; judicial – see
Chapter 36.70C RCW

B. Classification of Project Applications.
1. Type I. Type I applications include:
a. Permits for permitted uses not requiring site plan review by the planning commission or city council
(where site plan review is conducted at staff level, including clearing and grading permits, floodplain permits).
b. Lot/boundary line adjustments (Chapter 16.10 WRMC) and other subdivision of land exemptions
(WRMC 16.02.030).
c. Revisions of preliminary subdivisions, short plats and binding site plans that do not result in a substantial
change (minor changes) (WRMC 16.04.140).
d. Minor amendments to planned unit developments.
e. Temporary use permits (i.e., construction trailers, itinerant merchant licenses, temporary living quarters
during construction, etc.).
f. Preliminary and final short plat approvals and short plat amendments.
g. Administrative variances.
i. Note: Public notice must be provided following the requirements of WRMC 14.03.010 including a 10day comment period prior to the decision; however, no hearing will be held.
h. Permit for a wireless communication facilities – co-location only.
2. Type II.a. Type II.a applications include:
a. Sign permits.
b. Administrative interpretations.
c. Final binding site plans (Chapter 16.06 WRMC).
d. Wetland reviews, when no other permit review is required (WRMC 18.25.080).
e. Administrative variances (Chapter 17.70 WRMC).
f. Shoreline letters of exemption (Chapter 18.08 WRMC).
g. Critical areas exemptions (WRMC 18.25.510), including reasonable use exceptions (WRMC 18.25.530).
h. Small-scale home occupation permits (WRMC 17.54.047).
i. SEPA threshold determinations (Chapter 18.04 WRMC).
3.

Type II.b. Type II.b applications include:

a. Design Review of developments outlined in WRMC 14.10.020.
.
4.3. Type III. Type III applications include:
a. Conditional use permits (Chapter 17.66 WRMC).
5.4. Type IV. Type IV applications include:
a. Preliminary plats (Chapter 16.05 WRMC).
b. Preliminary PUD (Chapter 17.80 WRMC).
c. Preliminary binding site plans (Chapter 16.06 WRMC).
d. Plat alterations and vacations (WRMC 16.04.140).
e. Major amendments to a PUD (Chapter 17.80 WRMC).
f. Site-specific rezones (Chapter 17.78 WRMC).
g. Shoreline substantial development, shoreline conditional use, and shoreline variance applications.

h. Nonconforming use exceptions (WRMC 17.72.140).
i. Revisions of preliminary subdivisions, short plats and binding site plans that result in a substantial change
(major changes) (WRMC 16.04.140).
6.5. Type V. Type V applications include:
a. Final plats (WRMC 16.04.130).
b. Final PUD (WRMC 17.80.150).
7.6. Type VI. Type VI applications include:
a. Variances (Chapter 17.69 WRMC or WRMC 18.25.520).
8.7. Type VII. Type VII applications include:
a. Comprehensive plan amendments (Chapter 14.09 WRMC).
b. Development regulations (Chapter 17.78 WRMC).
c. Zoning ordinance text amendments (Chapter 17.78 WRMC).
d. Area-wide zoning map amendments (Chapter 17.78 WRMC).
e. Development agreements (Chapter 14.08 WRMC).
f. Annexations (Chapter 35A.14 RCW).
g. Shoreline Master Program amendment

SECTION 2: That West Richland Municipal Code Chapter 14.10 – Design and Development Guidelines, is hereby
amended to read as follows:
Chapter 14.10
DESIGN AND DEVELOPMENT GUIDELINES
Sections:
14.10.010

Purpose.

14.10.020

Types of review.

14.10.030

Procedures.

14.10.040

Design guidelines adopted.

14.10.050

Compliance.

14.10.010 Purpose.
The purpose of this chapter is to establish the types of developments which shall be subject to design review pursuant to the
adopted design guidelines. Further, the chapter shall establish the design guidelines for the city of West Richland.
14.10.020 Types of review.
A. All development which falls under the thresholds provided in this section shall be subject to design review as provided for
in chapter 14.01 WRMC, Procedures for Land Use Permits.
B. The following types of projects shall require design review according to the procedures for Type II.b decisions,
chapter 14.01.030 WRMC Project permit application process:
1. Building permits for exterior renovations on commercial, multifamily, light and heavy manufacturing, or mixed-use
structures, including, but not limited to, new awnings, alterations to exterior treatments, changes to windows and
doors, and similar activities which do not increase the square footage more than 500 square feet.
2. Accessory structures associated with multifamily developments and containing no residential units.
3. Minor amendments to previous permits involving Type II.b decisions.
4. Any new light or heavy manufacturing development.
5. Any new commercial parking lot.
6. Any new commercial development with total building(s) gross floor area more than 2,500 square feet.
7. Any new commercial development that exceeds 2,500 square feet.
8. Any construction of a principal or attached accessory structure or structures within a commercial limited zone.
9. Any mixed-use development, which exceeds 1,500 square feet.

14.10.030 Procedures.
The procedures for design review shall be as provided in chapter 14.01 WRMC, Procedures for Land Use Permits. The
director, hearing examiner, and city council shall be responsible for the implementation and enforcement of the design
guidelines as provided for under chapter 14.01 WRMC. The design commission, as established by ordinance, shall be
advisory to the director, hearing examiner, and city council.
14.10.040 Design guidelines adopted.
The following documents shall be utilized in design review as appropriate to the proposed developments listed in WRMC
14.01.020.
A. The city hereby adopts the design guidelines published in the “City of West Richland Design and Development Guidelines”
which shall be applied to the developments as listed in WRMC 14.01.020.
C. For review of uses, the goals and policies of the community character element of the West Richland comprehensive plan
shall be utilized.
14.10.050 Compliance.
No permit for construction or a use subject to these design guidelines shall be issued until the plans are in compliance with
the guidelines. All such developments shall be in compliance with the guidelines upon occupancy. All such developments
shall be maintained in compliance for the life of the structure. The director may allow bonds or other guarantees to ensure the
completion of a project consistent with approved plans.

Section 3. Corrections by City Clerk or Code Reviser. Upon approval of the City Attorney, the City Clerk and the Code
Reviser are authorized to make the necessary corrections to this ordinance, including the correction of clerical errors; ordinance,
section, or subsection numbering; or references to other local, state, or federal laws, codes, rules, or regulations.
Section 4. Severability / Validity. The provisions of this ordinance are declared separate and severable. If any section,
paragraph, subsection, clause or phrase of this ordinance is for any reason held to be unconstitutional or invalid, such decision shall
not affect the validity of the remaining portion of this ordinance.
Section 5. Effective Date. This ordinance shall be in full force and effect five (5) days from and after its passage, approval
and publication, as provided by law.
Section 6. Transmittal to State. Pursuant to RCW 36.70A.106, a complete and accurate copy of this ordinance shall be
transmitted to the Department of Commerce within ten (10) days of adoption.

Exhibit 3 – Draft Design and Development Guidelines
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City of West Richland
Design Standards
A.

Introduction

Purpose
As stated in the Comprehensive Plan, the Design and Development Guidelines are meant “to
create well-designed, healthy, and aesthetically pleasing City.” The following guidelines
promote development which is consistent with the goals identified in the Comprehensive
Plan. These Guidelines are intended to supplement, and clarify the zoning and development
standards for the public, and help facilitate the permitting process.

When Do I Need to Comply?
All of the design standards apply to new commercial construction and redevelopment and
renovations within the City unless otherwise noted. Generally, the Zoning Code establishes
thresholds between major and minor renovations/development. Design review is reviewed
administratively and does not require Planning Commission approval, however, variance
requests of the guidelines do.

Refer to the Zoning Code, WRMC 14.10.020, for thresholds regarding the level of design review
required for a specific project.
All standards are to be followed throughout design and development. These standards are not
intended to prohibit creative design and development solutions by professional designers/
developers that might generate a better quality development. The Community Development
Director shall have the authority to resolve any conflicts in the standards in order to promote the
City’s objectives and goals.

How to Use This Document
The Design and Development Guidelines are intended to supplement the City of West
Richland Zoning Code. Where there is a conflict between the guidelines herein and the
zoning code, the guidelines shall apply. Persons proposing development should consult
these guidelines in the preparation of plans for review by the City.
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Steps in the development and permitting process (See WRMC 14.10):

 The applicant should consult the Comprehensive Plan and Zoning maps to
determine within which planning area the proposed property for development is
located.
 The applicant should consult the Zoning Code to determine the uses
allowable on this property and the applicable development standards.
 The applicant should consult the Design and Development Guidelines for
more specific illustrations of the goals of the Zoning Code.
 The applicant must check with the City staff to determine if there is a
requirement for SEPA review.
 The applicant must check with the City staff to determine if there is a
requirement for Pre- application review.
How Are the Guidelines Applied?
Guidelines which are required are indicated by the use of the terms “shall be” or “must”
provided. Guidelines which have some flexibility as to how the intent of the guideline can be
met are indicated by the use of the terms “should” or “may.” A design review process will
permit a review of design and development guidelines for each project.

Definitions
Words within the guidelines that are italicized are defined in Chapter B.

B.

Definitions

All words within the guidelines that are italicized are defined herein.

Undefined words and phrases.
The definition of any word or phrase not listed in the definitions which is in question when
administering this title shall be defined by the Director from one of the following sources. The
sources shall be utilized by finding the desired definition from source number one, but if it is
3

not available there, then source number two may be used and so on. The sources are as
follows:

A. Any city of West Richland resolution, ordinance, code or regulation;
B. Any statute or regulation of the state of Washington;
C. Legal definitions from Washington common law or a law dictionary;
D. The common dictionary.

Articulation - means the giving of emphasis to architectural elements (like windows,
balconies, entries, etc.) that create a complementary pattern or rhythm dividing large
buildings into smaller identifiable pieces.

Blank walls - A wall (including building facades and retaining walls) is considered a
blank wall if:
(a) A ground floor wall or portion of a ground floor wall over 6 feet in height has a
horizontal length greater than 15 feet and does not include a transparent
window or door; or
(b) Any portion of a ground floor wall having a surface area of 400 square feet
or greater does not include a transparent window or door.
Building entrance, primary - Is the entrance established as the main access point for
customers.

Building entrance, secondary - Is the entrance which is a fire exit, employee
only, and/or service access.
Fenestration - The design, proportioning, and disposition of windows and other exterior
openings of a building.
Modulation - A stepping back or projecting forward of portions of a building facade within
specified intervals of building width and depth, as a means of lessening the apparent bulk
of a structure’s continuous exterior walls.
Pedestrian-oriented facade - Ground floor facades that contain the following characteristics:

(a) Transparent window area or window displays along a minimum of 75 percent of
the ground floor facade between a height of 2 to 8 feet above the ground.
4

(b) The primary building entry must be on this facade.
(c) Weather protection at least 5 feet in width and a height accentuating the design of
the structure while providing protection to the pedestrian along at least 75 percent
of the facade width.
Pedestrian-oriented space - To qualify as pedestrian-oriented space, the following must be
included:

(a)

(b)

(c)

To qualify as a pedestrian-oriented space, an area must have:



Pedestrian access to the abutting structures from the street, private drive, or
a non-vehicular courtyard.




Paved walking surfaces of either concrete or approved unit paving.



At least 3 feet of seating area (bench, ledge, etc.) or one individual
seat per 60 square feet of plaza area or open space.



Spaces must be positioned in areas with significant pedestrian traffic
to provide interest and security – such as adjacent to a building entry.



Landscaping components that add seasonal interest to the space.

Pedestrian-scaled lighting (no more than 14 feet in height) at a level
averaging at least 2-foot candles throughout the space. Lighting may
be on-site or building-mounted lighting.

The following features are encouraged in pedestrian-oriented space:



Pedestrian amenities such as a water feature, drinking fountain, and/or
distinctive paving or artwork.



Provide pedestrian-oriented facades on some or all buildings facing the
space.



Consideration of the sun angle at noon and the wind pattern in the design of
the space.



Transitional zones along building edges to allow for outdoor eating areas
and a planted buffer.




Movable seating.
Bicycle rack.

The following features are prohibited within pedestrian-oriented space:
• Asphalt or gravel pavement.
• Adjacent unscreened parking lots.
• Adjacent chain link fences.
• Adjacent blank walls.
• Adjacent dumpsters or service areas.
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General Design Standards (applicable to all commercial development
projects located within West Richland)
1. Building Location Buildings must be located at the front setback line and feature
pedestrian-oriented facades. This includes:

a) Secondary pedestrian building entry(ies) on this facade.
b) Transparent windows and doors covering at least 50 percent of the facade between 2
and 8 feet above the ground.
Exceptions:
i.

Buildings may be set back from the sidewalk provided the space between the
sidewalk and the building meets the definition of a pedestrian-oriented space.

ii.

For street corner buildings, the Director may consider increasing the transparency
requirement to 25 percent of the ground floor facade between 2 and 8 feet above the
sidewalk provided the facade is facing Keene and the façades facing Keene and
Belmont incorporate sufficient design details that provide visual interest at a
pedestrian scale. Facades not along Keene Road or Belmont Boulevard may not
qualify for this option.

c) Pedestrian weather protection at least 5 feet wide along at least 25 percent of the
building’s front face. Wider weather protection features are encouraged to provide
for outdoor seating areas. The weather protection may be in the form of awnings,
marquees, canopies, arcades, or building overhangs. Gaps in the covering allow for
visual variety in the facade through the use of architectural features and/or
landscaping components.
d) Alternate building location may increase to be within 5 to 10 feet of the sidewalk
provided:
i.

The area between the building features pedestrian-oriented space or
landscaping including a combination of groundcover and shrubs and/or trees.
For proposals choosing the landscaping option, the applicant shall successfully
demonstrate how the planting plan provides for seasonal interest and maintains
visibility between the storefront and the street (for example, trees and tall
shrubs should not be planted where they will block views from ground floor
windows).

ii.

The building must include transparency along at least 50 percent of the ground
floor facade between 4 and 8 feet above the sidewalk.

iii.

The primary building entrance must face the street.

iv.

Weather protection at least 5 feet deep is required over the entry. Such
elements can project into front setback areas.
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v.

Greater building setbacks from the sidewalk may be allowed as approved by
the Director provided the space between the sidewalk and the building meets
the definition of pedestrian-oriented space and the building features a
pedestrian-oriented facade. See figure 1-1

e) Car and/or RV dealerships may be allowed to setback the building to allow inventory
display between the building and the right-of-way.

Figure 1-1. Examples of pedestrian-oriented spaces located adjacent to sidewalks.

2. Parking location and design:

a) New surface parking lots or ground floor structured parking fronting Arterial and
Collector streets are prohibited.
b) All other streets: Parking shall be located behind or under structures and away from
streets. Where at least some street front surface or structured parking and vehicular
access is unavoidable, as determined by the Director, no more than 65 feet of the
street frontage may be occupied by parking and vehicle access. Such parking lots
shall be screened from the sidewalk by one of the following methods:
i)

Provide a 5-foot wide planting bed that incorporates a continuous low wall
(approximately 3 feet tall). The planting bed shall be in front of the wall and feature
Landscaping Type C. Alternative landscaping schemes will be considered by the
Director provided they meet the intent of the guidelines. The wall shall be constructed
of brick, stone, decorative concrete or concrete block, or other permanent material that
provides visual interest and helps to define the street edge as determined by the
Director. See Figure 1-2 for an example.
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Figure 1-2. Parking lot planting buffer with low wall.

ii)

Provide an elevated planter which is a minimum of 5 feet wide and between 2 and 3
feet in height. Ledges that are approximately 12 inches in width are encouraged as
they can double as a seating area. The planter must be constructed of masonry,
concrete or other permanent material that effectively contrasts with the color of the
sidewalk and combines groundcover and annuals, perennials, ornamental grasses, low
shrubs, and/or small trees that provide seasonal interest as determined by the Director.
See Figure 1-3 as an example.

Figure 1-3. Elevated parking lot planting buffer.

Both options (i) and (ii) should choose and maintain plantings to maintain eye level
visibility between the street/sidewalk and parking area for safety. This means that
shrubs and other low plantings should be maintained below 3 feet in height while
trees (once they achieve taller heights) should generally be trimmed to up to the 8foot level. See Figure 1-4.

8

Figure 1-4. Parking lot planting buffers shall emphasize the 3:8 rule for visibility and safety.

c) Surface or structured parking lots may not be located adjacent to street corners, but
the Director may make exceptions for any street provided the development includes a
special corner treatment that mitigates negative visual impacts of a parking lot,
including applicable sight distance requirements, and adds character and identity to
the Belmont Business District. Examples could include:
i)

Install distinctive landscaping (covering an area at least 20 feet by 20 feet or 400 SF)
with a combination of groundcover and shrubs or trees. Such landscaping should be
designed to provide special interest in all four seasons.

ii)

Include a special architectural element, such as a trellis, or public art installation to add
identity or demarcation of the area.

Such landscaping or architectural element may have a sign incorporated into it (as
long as such sign does not identify an individual business or businesses).
3. Site Layout, Proportion and Placement
a.
Pedestrian Entrances. The main pedestrian entrance shall generally face the
primary street with secondary entrances to the side or rear to allow access to
available parking. A hierarchy of entry points shall be provided for each site and to
each building. Exceptions may be granted by the Director based upon site specific
restrictions.
Each building entrance shall be designed with one or more of the following:
• Canopy, overhang or arch above the entrance (columns & pillars),
• Recesses or projections in the building façade surrounding the entrance,
• Peaked roof or raised parapet structures over the door,
• Display windows surrounding the entrance.
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Appropriate entrance design

4. Street corner sites. All buildings located at the intersection of streets are encouraged
to include design elements that accentuate their street corner location. Consider
orienting the primary entrance to the corner. Cropped or notched building corners that
provide for small pedestrian-oriented spaces adjacent to the street corner are
encouraged.

Figure 1-5. Street corner development example.
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5. Architectural Design/Building Character
Intent
 Encourage the incorporation of creative design details and small scale elements
into building facades that are attractive at a pedestrian scale and add visual
interest.
 Encourage high quality building materials that will promote the character and
identity of West Richland.
 Discourage the use of materials that are not compatible with the character of
West Richland.
 Encourage the use of building colors compatible with the established historical
character of West Richland.
a.

Pedestrian scale. Architecture (where adjacent to pedestrian walks and paths)
should complement the pedestrian environment to create an aesthetically pleasing
image and should be of human scale, show attention to detail, and materials and
colors should relate to the natural features of the region.

Appropriate
b.

Inappropriate

Equal design. All sides of a building shall receive equal architectural design
consideration (i.e. windows, doors, architectural treatments, etc.). Some flexibility
may be granted by the Director for facades not visible from streets, parks, or
parking lots.
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Appropriate Rear and Side Elevations

c.

Inappropriate Rear and Side
Elevations

Blank walls. Untreated blank walls visible from a public street or pedestrian
pathway are prohibited.
a. A wall is considered a blank wall if:
i. A ground floor wall or potion of a ground floor wall over 6 feet in height
has horizontal length greater than 15 feet and does not include a
transparent window or door; or
ii. Any portion of a ground floor wall having a surface area of 400 square
feet or greater does not include a transparent window or door.
b. Untreated Blank walls facing a public street, pedestrian-oriented space, or
pedestrian pathway are prohibited. Any new blank wall shall be treated through
one or more of the methods below sufficient to meet the intent of the guidelines.
For large walls, for example, a combination of treatments may be needed to
break up the façade and provide visual interest. Owners of existing buildings
containing visible blank walls are encouraged to utilize one or more of the
following treatments to add visual interest to the street.
i. Transparent windows or doors;
ii. Display windows;
iii. Landscape planting bed at least 5 feet wide or raised planter at least 2
feet high and 3 feet wide in front of the wall with planting materials that
are sufficient to obscure or screen approximately 1/3 of the wall’s surface
within 3 years;
iv. Installing a vertical trellis in front of the wall with climbing vines or plant
materials;
v. Artwork (mosaic, mural, sculpture, relief, etc.) over approximately 1/2 of
the blank wall surface; or
vi. Other methods that meet the intent.
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Appropriate blank wall screening methods

d.

e.

Windows. Window shapes and sizes shall be so designed to be compatible from
building to building. The use of reflective glass is prohibited. The use of visual
windows is strongly encouraged on all facades of buildings for natural light,
security and to create a human scale to the building.
Façade articulation. All building facades fronting on a street or containing a
pedestrian entrance must include at least three of the following articulation features
at intervals no greater than 60 feet:
i. Use of window and/or entries that reinforce the pattern of small storefront
spaces.
ii. Providing building modulation of at least 2 feet in depth and 4 feet in
width.
iii. Use of weather protection features that reinforce the pattern of small
storefronts. For example, for a business that occupies three lots, use
three separate awnings to break down the scale of the storefronts.
Alternating colors and/ or materials of the awnings may be useful.
iv. Change of roofline.
v. Change in building material or siding style.
vi. Providing lighting fixtures, trellis, tree, or other landscape feature within
each interval.
vii. Other methods that meet the intent.
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Exception: Alternative articulation methods will be considered by the Director
provided such treatment meets the intent of the guidelines. For example, use of high
quality building materials (such as brick or stone) with attractive detailing may allow a
building to meet the intent of the guidelines using greater articulation intervals. Also,
where the articulated features are more substantial in terms of effectively breaking
up the façade into smaller components, then a greater distance between
architectural intervals may be acceptable.

Appropriate facade articulation features

f.

Inappropriate use of facade
articulation features

Vertical articulation. To moderate the vertical scale of multi-story buildings, the design
shall include techniques to clearly define the building’s top, middle and bottom. The
following techniques are suggested methods of achieving vertical articulation:
i. Top: Sloped roofs, strong eave lines, cornice treatments, horizontal
trellises or sunshades, etc.
ii. Middle: Windows, balconies, material changes, railings and similar
treatments that unify the building design.
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iii. Bottom: Pedestrian-oriented storefronts, pedestrian-scaled building
details, awnings, and arcades.

Figure X: Multi-story buildings should provide a clearly defined top, middle, and bottom
by utilizing a combination of storefront elements on the ground floor, defined window
patterns and articulation treatments on upper floors, and a distinctive roofline and/or top
floor.
g.

The apparent mass of large buildings shall be reduced and a varied street
appearance created by manipulating the building form using:
i. Offsets,
ii. Recesses,
iii. Changes in plane,
iv. Changes in height,
v. Windows, and/or
vi. Trellis’

h.

Long and monotonous wall and roof planes should be avoided. Large
uninterrupted expanses of a single material are prohibited.
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Appropriate use of roof plane and
materials
i.

Clerestory windows are suggested to increase natural light in buildings.

Appropriate
j.
k.

Inappropriate roof plane variation and
Use of materials

Inappropriate

All stairways to upper levels shall be located within the building unless otherwise
required by the City of West Richland.
All buildings within the Belmont Business District shall possess a similar
architectural theme with common (but not identical) architectural elements to
create a unified development. Building styles shall also be compatible with existing
buildings in the surrounding area.

6. Building Materials/Colors
a.
Primary building materials shall be limited to no more than four types of materials
per building. The use of stucco (EIFS) shall be limited to vertically sloped
architectural accent elements only and shall be limited to no more than 20% of
each exterior building elevation.
b.
Color of exterior building materials (excluding accent colors) shall be limited to no
more than four major colors per development and shall be composed
predominately of earth tones to encourage buildings to blend into the environment.
Color tones may vary if found to be compatible with surrounding developments.
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Appropriate use of building materials and colors

Inappropriate use of building materials and colors
c.

The use of exposed concrete, metal, or plastics for storefront facades is not
permitted (architectural concrete and metals excepted).
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d.

e.

The use of metal siding exclusively on any building is prohibited. Metal siding used
for accents on any development shall be of the decorative, architectural metal type.
The use of corrugated metal siding is prohibited unless used as a decorative
element to accent a particular architectural style.
Avoid materials with high maintenance such as stained wood, clapboard, or
shingles.

7. Awnings & Canopies
a.
Awnings or canopies must function as true awnings or canopies by being placed
over a doorway or window and under certain circumstances with the approval of
the Community Development Director, may be allowed over a walkway or outdoor
seating area. All awnings or canopies must be attached to a vertical wall.
Canopies must lead to a bona fide business entrance.
b.
Awnings or canopies shall project at least 5 feet from the building when located
over a pedestrian traffic area and no less than 2 feet otherwise.
c.
Awnings or canopies shall maintain a minimum clearance above sidewalk grade of
8 feet to the bottom of the framework when located over a pedestrian traffic area.
The bottom of the framework shall not be more than 8 feet above covered grade or
the maximum height of the protected window, door, or recessed building entry
otherwise.
d.
The top of the framework may not extend above a vertical wall terminus nor cover
any architectural elements. Such shall be designed to fit within the architecture of
the buildings to which they are attached and serve to enhance the exterior of the
building as an articulation and aesthetic element, not as an advertising medium.
e.
All awnings that do not contain sign copy shall be made of woven cloth or
architectural metal materials. Backlighting of awnings is not permitted. Design,
color, and materials shall be compatible with the building to which it is attached.

Appropriate awning placement and design
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Inappropriate awning placement

8. Service, Loading, and Garbage Area Guidelines.
a.
All conduit and piping for heating, air conditioning and other related services shall
be located on the interior of the building.
b.
All utility services, meters, conduit shall be located internally to the site and
screened from public right-of-way. This includes electrical services.
c.
Service, loading, refuse and storage areas shall be located and designed to
minimize the impacts on the streetscape, pedestrian areas, and customer parking
areas. Solid waste receptacles visible from the street, customer parking areas, and
residential units shall be surrounded on at least three sides by a wall. Such
enclosures shall be designed compatible with the primary structure(s) onsite by
using concrete block or other durable materials compatible with the primary
structure(s).
d.
Enclosure material for refuse and utility services shall be composed of 6 foot high
solid masonry or decorative precast concrete walls with opaque gates and selflatching mechanisms, to keep gates closed when not in use. Cane posts shall be
installed to keep gates open when being serviced. Bollards are required at the
front of the masonry walls to protect the enclosure from trash collection vehicles.
Gates shall be made of opaque metal for durability. Chain link gates with opaque
slats are not acceptable.

Appropriate screening of trash enclosures
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Inappropriate screening of trash enclosures
9. Grading
a.
Buildings shall be designed creating easy pedestrian access from sidewalks,
parking areas, etc.
b.
Buildings shall be designed to relate to existing grade conditions with a minimum of
grading and exposed foundation walls. Any exposed foundation walls shall be
screened with evergreen shrubs and vegetation.
c.
An inviting and stable appearance for walking shall be provided.
d.
Modification to the existing topography will be permitted where and to the extent
that it contributes to good design and allowed by the Director.

10. Landscape and Streetscape
a.
A unity of design shall be achieved by the repetition of certain plant varieties,
colors and materials to tie the overall area together.
b.
Landscaping and irrigation plans shall be consistent with the standards contained
within the West Richland Municipal Code.
c.
Landscaping around the base of the building is recommended to soften the edge
between the parking lot and building.
d.
Concrete mow strips are required between turf and shrub or ground cover areas.
e.
Xeriscaping and/or the planting of desert tolerant plants is strongly encouraged.

Appropriate
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Inappropriate

11. Roof Design & Mechanical Equipment Screening
a.
Roof Design
I.
Sloped roofs shall provide articulation and variations in order to break up the
massiveness of the roof. Sloped roofs shall include eaves which are at least
18 inches in width. Sloped roofs shall include dormers or other visual change
to break up the roofline.
II.
Flat roofs shall be screened with parapets on all sides of the building. If no
roof top equipment exists or is proposed, the parapet shall be a minimum of
18 inches in height of the roof.
III.
All parapets shall feature cornice treatments. Parapets shall provide a cap,
element to demonstrate that the upper edge is the top of the building.

Appropriate cornice treatment

b.

Inappropriate roof line

Mechanical Equipment Screening
I.
Roof Mounted
a.

b.

If roof mounted mechanical units (including evaporative coolers, HVAC
units, vents, etc.) are necessary, they shall be located or screened so
as not to be visible from adjacent public and private streets as well as
from adjacent properties.
Acceptable roof equipment screening shall be accomplished by either:
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I.
II.

Raising the parapet on all sides of the building to be as high as the
highest mechanical unit or vent on the roof or,
A secondary roof screening system designed to be as high as the
highest mechanical unit or vent on the roof. The structural design
of the proposed roof screening system must be stamped and
signed by a licensed engineer.

Appropriate screening
III.

II.

Inappropriate screening

Secondary roof screening systems on the roof shall include a
screen that encloses groups of units rather than a box around each
unity and must look like an architectural feature of the overall
building.
IV.
Screens shall be aesthetically incorporated into the design of the
building and have screen materials that are compatible with those
of the building. All secondary roof equipment screens shall have
continual maintenance.
V.
In no case shall wooden or vinyl fences or chain link fencing with
slats be used as a roof top equipment screen.
VI.
Colors of roof screens shall be similar to those of the main building.
VII.
All secondary roof equipment screens shall have continual
maintenance.
VIII.
All roof top mechanical equipment shall be shown to scale on all
building cross sections and/or architectural building elevations.
Ground Mounted mechanical units (condensers, generators, etc.) shall be
screened from view with wing walls, fencing, landscaping or a combination
thereof.
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Appropriate mechanical screening
screening

Inappropriate mechanical

8. Pedestrian Access
a.
Sites shall be designed to allow for safe pedestrian access from parking areas to
the building, from building to building, from the building to adjacent developments
and from buildings to the public sidewalk to minimize the need to walk within the
parking lot among cars.

Appropriate

Appropriate

Inappropriate

Design Standards specific to Industrial Warehouse Developments
Intent
The guidelines for industrial warehouse design do not seek to impose a particular architectural
theme or style, but to promote quality development which will be an asset to the City. These
guidelines will assist the developer to understand the City’s concept of “quality” design relative
to industrial warehouse projects.
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The General Design Standards listed above in these standards shall be utilized in addition to the
following standards for all industrial warehouse, industrial manufacturing and office/warehouse
type developments:
1.

Architectural Design/Building Character
a.
Building Design
I.
Employ variety in building forms to create entry character and visual interest.
II.
Avoid long (over 100 feet) unbroken building facades. Facades with varied
front setbacks are required. Warehouses should avoid blank front wall
elevations on street frontages and those areas visible from streets through the
use of windows, suitable trees such as columnar forms planted 15-feet on center
within a minimum 6-foot wide planter bed, vertical indentations and architectural
details.
III.
The main theme of designing an entranceway is to create a pedestrian-friendly
portion of a structure which is otherwise constructed on a non-pedestrian scale.
The primary entrances to structures, including all entrances to individual tenant
spaces, shall be clearly delineated through architectural design. This design
should be distinctively different from the architecture of the remainder of the
building. Specific architectural treatments to consider include, but are not limited
to, wall modulation, gables, window clusters, landscape treatment,
material/color/texture change, awnings, moldings, signage, paving texture,
planters, and pedestrian amenities such as benches and tables.
IV.
Alteration of colors and materials should be used to produce diversity and
visual interest.
V.
All exterior surfaces of buildings which have the potential of being
contacted by vehicles or machinery should be protected by the use of
landscaped areas, raised concrete curbs, bollards, and traffic barriers.

2.

Desirable Elements
The following shall be integrated into the design:
a.
A variety of building indentations and architectural details;
b.
Building entry accentuation;
c.
Screening of equipment and storage areas;
d.
Landscaping to soften building exteriors and buffer between uses.

3.

Undesirable Elements
The following shall not be allowed:
a.
Large, blank, flat surfaces;
b.
Exposed, untreated concrete walls and block walls (except split faced and other
architectural block materials);
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c.
d.

Loading doors facing the street;
Exposed roof drains.

4.

Building Materials/Colors
a.
Use various siding materials such as metal, masonry, concrete texturing, concrete
or plaster to produce effects of texture and relief that provide architectural interest.
b.
Use wall materials such as concrete, stone, concrete block that will withstand abuse
by vandals or accidental damage by machinery.

5.

Preferred Building Materials
a.
Full veneer brick,
b.
Architectural concrete (with recessed panels and reveal lines),
c.
Colored CMU block and architectural CMU block (i.e. split face, fluted, scored,
honed, etc),
d.
Architectural metals & standing seam metal roofing,
e.
Metal walls (insulated architectural metal panels) (i.e. aluco bond),

6.

Preferred Accent Materials
a.
Precast concrete accents,
b.
Stucco (EIFS) as an accent material (not a major building component). Limited
amounts of stucco may be considered for vertical surfaces only, if the quality of the
design merits such consideration.
c.
Glass accents

7.

Prohibited Materials
a.
Plain, grey, flat faced CMU block (allowed as an accent only, not as a total wall
treatment),
b.
Brick tiles,
c.
Metal walls (unless it is an insulated architectural metal panel such as aluco bond),
d.
Stucco (EIFS), wood or glass, as more than an accent.

NOTE: If any other materials are proposed to be used, as noted above, these materials will
require further review, justification and approval by the Community Development Director.
8.

Colors
a.
Blending of compatible colors in a single facade or composition is a good way to
add interest and variety while reducing building scale and breaking up plain walls.
b.
Light, neutral colors should be used on industrial buildings to help reduce their
perceived size. Contrasting trim and horizontal color bands can help break up the
vertical monotony of tall flat walls. Other solutions are encouraged.
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9.

Metal Buildings
a.
All metal buildings (where such metal materials are allowed) must be designed to
have an exterior appearance of conventionally built structures. Exterior surfaces
must include stucco, plaster, glass, stone, brick, or decorative masonry. Stock,
“off the shelf” metal buildings are prohibited.
b.
Metal buildings should employ a variety of building forms, shapes, colors, materials
and other architectural treatments to add visual interest and variety to the building.

10.

Screening of Storage & Loading Areas
a.
To alleviate the unsightly appearance of loading facilities for industrial uses,
these areas shall not be located on the side(s) of the building facing the public
street(s). Such facilities shall be located at the rear or side of the site.
b.
Outside storage shall not cover required parking stalls nor block any driveway or
pedestrian walkway as approved on the site plan for the development.
c.
All outside storage areas that are visible shall be screened as required by the
Development Code by use of opaque fences, solid masonry walls, berms, and
landscaping or a combination of elements mentioned above. Screen walls shall be
a minimum of 6 feet in height and shall be at least as high as the stored materials.
d.
Chain link fencing is not preferred and only allowed when not adjacent to the
public right-of-way and shall be vinyl coated and include matching color slats.
e.
The method of screening shall be architecturally integrated with the adjacent
building in terms of materials, colors, shape and size.
f.
If walls are not required for a specific screening or security purpose, they should not
be utilized.
g.
Trash areas shall be designed to include the screening of large items (e.g. skids and
pallets) as well as the trash bin(s) that are needed for the business (unless storage
is otherwise accommodated behind required screened storage areas)

11.

Parking and Circulation
a.
Parking lots and loading facilities should be designed with each other in mind while
not dominating the industrial site.
b.
Parking lots and cars should not be the dominant visual element of the site. Large
expansive paved areas located between the street and the building should be
avoided in favor of a group of smaller parking areas separated by landscaping and
buildings.
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c.

Parking lots adjacent to and visible from public streets shall be screened from view
through the use of rolling earth berms, low screen walls, landscape hedges or
combinations thereof. See commercial standards for screening options.
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