CITY OF BLAINE
COMMUNITY DEVELOPMENT SERVICES DEPARTMENT
435 MARTIN STREET, STE. 3000  BLAINE, WA  98230
PHONE: (360) 332-8311  FAX: (360) 543-9978 WEBSITE: www.cityofblaine.com

STAFF REPORT and
RECOMMENDATION TO PLANNING COMMISSION
Type III Legislative Decision –
Zoning Text Amendment
To:

Planning Commission

From:

Stacy Clauson, Project Planner

Date of Report:

May 6, 2021 (initial) and May 21, 2021 (updated)

Files:

Permit #2021013 – Highway Commercial Zoning District, Subzone C

Hearing Date
and Place:

Thursday, May 13, 2021 at 6pm, continued to May 27, 2021 at 6pm
Hearing will take place via videoconferencing.

Introduction
Applicant:

Community Development Services

File No.:

2021013

Site Location:

Highway Commercial Zoning District, Subzone C (see Attachment 1)

Application:

Zoning Text Amendment

Review Process:

Legislative, Type III Decision: Planning Commission shall hold the public
hearing and makes a recommendation to City Council.

Summary of Key
Issues:

Consistency with the following:
a. Goals, policies and objectives of the comprehensive plan; and
b. Compliance with any other special provisions as provided by BMC
17.04.080.
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Summary
The Community Development Services Department (CDS or “the Department”) is providing this
memorandum in advance of the Planning Commission meeting scheduled for May 27, 2021 at 6 PM.
The meeting will include continuation of the public hearing that started on May 13, 2021 to accept
public testimony on the Zoning Text Amendment to amend the Highway Commercial Zoning District
Subzone C (HCc) development standards contained in Blaine Municipal Code Sections 17.24, 17.124, and
17.126.

Changes to Zoning Text Amendment in Response to Planning Commission Direction
This public hearing has been continued to provide the public additional opportunity to comment on
revisions to proposed code language requested by the Planning Commission at the May 13, 2021
meeting. Specifically, the Planning Commission requested additional design standards be included in
proposed sections BMC 17.24.115 to implement the following new purpose statement proposed for this
section: The purpose of this section is to ensure that new development in the Highway Commercial
Subzone C visually is complementary to the Central Business District and acts as a gateway to the
downtown, visually enhancing this route and providing a safe and welcoming pedestrian environment.
The Planning Commission’s discussion was that the design standards did not contain sufficient
provisions to ensure that the route would be visually enhanced and provide a safe and welcoming
pedestrian environment. Staff was directed to bring back additional design standards for consideration.
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In response, staff has proposed edits in a revised Attachment 3, which contains the following revisions:
Section

Description

Notes

17.24.060

Provide setback of 0-10’. If building is
located at 0 feet then the front façade
would need to be designed to conform to
pedestrian-oriented façade provisions.
Otherwise, the building would need to be
setback 10 feet and provide landscaping or
a pedestrian oriented space in front of the
building.

The pedestrian-oriented façade
provisions are similar to the block
standards contained in the Central
Business District, which emphasize
windows and weather protection.

Modified the setback for adjacent
nonresidential sites to 5 feet.

This change ensures that the setback
and landscaping provisions are
consistent with each other.

Buildings that meet the pedestrian oriented
standards and are allowed to be located at
the property line do not need to meet the
requirements of BMC 17.126.060 – F1 and
F2.

This change ensures that the setback
and landscaping provisions are
consistent with each other.

Front Yards

17.24.060
Side and
Rear Yards
17.24.110
Landscaping

The following sections of this document describe the regulatory background for zoning text
amendments; provide a synopsis of the deliberations held by City Council to set the legislative work
program for review of proposed text amendments; demonstrate the Department’s procedural
compliance with both State and local regulations for amending city development regulations; and make
recommendations for the Planning Commissions consideration. Attachment 2 is the application
materials to the city to amend the Highway Commercial Zoning District, Subzone C; Attachment 3
includes the revised proposed text amendment.
This report, the previous Planning Commission study session reports introducing the proposed Zoning
Text Amendment, and the meeting minutes from those study session, are all available at the following
city website: https://www.ci.blaine.wa.us/1050/Highway-Commercial-Subzone-C

Background
Regulatory Framework
The Community Development Services Department (CDS or “the Department”) has prepared a
legislative work program of proposed amendments to the Zoning Code. Blaine Municipal Code (BMC)
Chapter 17.04 establishes the process for amendments to the Zoning Code. Unlike Comprehensive Plan
and Land Use Map amendment changes, these items can be considered at any time during the year and
may be initiatied by the following mechanisms:
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Community Development Services Director placement of the proposed amendment(s) on the
Planning Commission agenda;
Planning Commission initiation of amendment by majority vote;
City Council approval of a Resolution; and
A citizen-initiated amendment, with submittal of an application and fees.

Through these different mechanisms, CDS has compiled a list of 8 different proposed Zoning Text
Amendments, including the proposed amendment submitted by the Department. City Council
authorized work on these Zoning Text Amendments under Resolution 1843-21.

Findings of Fact
The following sections demonstrate the City’s compliance with the procedural requirements for
legislative actions pursuant to local and State requirements:

Compliance with the State Environmental Policy Act:





The applicant submitted an environmental checklist for the proposed amendments
pursuant to Chapter 197-11 of the WAC and BMC 16.04.090.
The SEPA official issued a threshold Determination of Non-Significance (DNS) on March
10, 2021. The Threshold Determination was published in the Bellingham Herald on March
10, 2021.
No comments were received pursuant to the issuance of the SEPA.

Conclusion – The proposed amendments satisfy local and State SEPA requirements.

Procedural Compliance with the Growth Management Act (BMC 17.04.090, RCW
36.70A.106 and WAC 365-196-640):
 The City requested review from the Department of Commerce on April 2, 2021.
 Commerce acknowledged receipt of the Notice on April 5, 2021.
 The City must notify the Department of Commerce, at least 60 days in advance, of its
intent to adopt comprehensive plan and development regulation amendments.
 Staff will file the ordinance with the Department of Commerce within 10 days of the
Councils action.
Conclusion – The proposed code amendment will meet the Growth Management Act requirements.

Public Notice and Comments


BMC 17.04.060 establishes that Public notification of an open record hearing shall be
completed in a manner consistent with the public notification requirements contained in
BMC 16.04.120(B). BMC 16.04.120(B) requires notice of the hearing to be published 10
days prior to the hearing, posted at City Hall and mailed persons who have requested
notice or agencies with jurisdiction.

4

Page 4 of 41

 The City published a Notice of Public Hearing on April 30, 2021 in the Bellingham Herald,
and posted information on the City’s website.
 As of the writing of this report, the City has not received any public comments on the
proposed text amendment.
Conclusion – The County has met the public notice requirements of BMC 17.04.060 and 16.04.120(B).

Analysis
Policy and Code
The Planning Commission is authorized by BMC 17.04.050.B.5 to recommend whether the amendment
should be approved, approved with modifications or denied based on an evaluation of the amendment
for consistency with the:
a. Goals, policies and objectives of the comprehensive plan; and
b. Compliance with any other special provisions as provided by BMC 17.04.080.

Recommendation for Community Development Services Petition
The following table analyzes the Department’s petition (Permit #2021013) to revise the Highway
Commercial Zoning District, Subzone C development standards pursuant to the approval criteria for
code amendments in BMC 17.04.050.B.4.
BMC 17.04.050.B.4: Approval criteria for Zoning Text Amendments
A. Goals, policies and objectives of the comprehensive plan.
Discussion:
The proposal amends the Highway Commercial Zoning District Subzone C (HCc) development
standards contained in Blaine Municipal Code Sections 17.24, 17.124, and 17.126. Amendments
include revisions to permitted and conditional uses, setbacks, building height, parking, access, design,
and landscape standards.
The proposed amendment is intended to bring the District up-to-date with current development
practices and allow for enhanced development opportunities that will better support the Central
Business District and improve the character of the Highway Commercial District.
Elements of the proposal. Amend:
 Permitted and conditional uses (BMC 17.24.020-040). Broaden permitted uses to include: 1)
convention facilities; entertainment, cultural and recreational facilities; assisted living; livework spaces; and ground floor residential uses, with requirements for commercial uses along
the D Street frontage. Also include allowances for accessory assembly and manufacture of
goods.
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Setback standards (BMC 17.24.060). Reduce front yard setbacks to allow for more pedestrianoriented development pattern with buildings closer to the street. Reduce side and yard
setbacks to provide larger potential development footprint.



Height allowances (BMC 17.24.060). Increase height to allow an additional story of building
height, and limit height adjoining low-density residential land use designations, which would
include the SF-2 zone that adjoins the HCc zone on the east.



Parking and access (BMC 17.24.070, 17.24.090, and 17.124.118). Include locational standards,
emphasizing parking on side or rear of building in order to create a pedestrian-friendly
development pattern along streets. Require access from alley where available. Incorporate
residential parking standards that are consistent with the Central Business District. Provide for
potential modification to standard parking requirements based upon a parking study
prepared by a licensed traffic engineer or other qualified professional.



Landscaping (BMC 17.24.110 and 17.126.110). Eliminate special screening and landscaping
standards for the subzone. Eliminate 15-foot wide boundary landscaping screen for this
subzone. (Note: Other parking standards in BMC 17.126 would still apply).



Design Standards (BMC 17.24.115). Provide new standards addressing:
o

Blank wall treatment (new section 17.24.115.3);

o

Building materials and colors (new section 17.24.115.4); and

o

Lighting (new section 17.24.115.5).

The proposal:





Offers greater flexibility to configure development proposals in order to support and
encourage development and redevelopment opportunities within the subzone;
Includes standards for adequate access, parking and attractive buildings and site design in
vicinity of an I-5 interchange and within this commercial district adjoining the downtown core;
and
Allows new opportunities to meet Blaine’s demand for housing.

As such, the proposal is consistent with Economic Development Goals 1, 3, and 61, as well as with
Housing Goal 12 of the Comprehensive Plan.
1

GOAL 1: To encourage the development or expansion of businesses which will provide expanded employment
opportunities for City residents; diversify the City economy; and generate a strong tax base to fund City services.
GOAL 3: To encourage the development of automobile-oriented retail and service businesses malls and office
parks in the Highway Commercial and Gateway zoning districts.
GOAL 6: To develop retail uses, restaurants, and hotels in the downtown core, along the SR-543 corridor, and at
Interstate-5 interchanges.
Available here: https://www.ci.blaine.wa.us/DocumentCenter/View/12327/Economic-DevelopmentElement?bidId=
2

GOAL 1: To encourage the development of a variety of housing types and prices, including an adequate supply of
housing in a price range affordable to employees at available jobs in Blaine and housing which meets the needs of

6

Page 6 of 41

B. Compliance with any other special provisions as provided by BMC 17.04.080.
Discussion: Under the provisions of BMC 17.04.080.1, the applicant submitted a Zoning Text
Amendment proposal to the City. The Department prepared a legislative work program of proposed
amendments to the Zoning Code, including this item, which has been authorized for review by the
City Council under Ordinance 1843-21.
Please note that this effort is a continuation of the 2017-2018 effort that received support from the
Planning Commission and local business owners to update the HCc zoning regulations.
Recommendation: The Department recommends that the Planning Commission consider
recommending that the City Council adopt the proposed amendments contained in Attachment 3.

Next Steps
The Planning Commission shall accept public testimony and deliberate on the proposed amendments to
the Comprehensive Plan. The Department will forward the Commission’s recommendations and
recorded motion to the City Council in January of 2020. The Council must approve the final adoption.

List of Attachments
1. Map: Highway Commercial Zoning District, Subzone C
2. Zoning Text Amendment Application
3. Draft amendments to BMC 17.24, 17.124, and 17.126 (revised)

senior citizens. Available here: https://www.ci.blaine.wa.us/DocumentCenter/View/12326/HousingElement?bidId=
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Total Fees

LAND USE MASTER INVOICE

$_________

COMMUNITY DEVELOPMENT SERVICES
435 MARTIN STREET, STE. 3000
BLAINE, WA  98230
PHONE: (360) 332-8311
FAX: (360) 543-9978

FOR OFFICIAL USE ONLY

Received 03/02/2021

I, the applicant/owner, certify that this application is being made with the full knowledge and consent of all owners of
the property in question. I attest that the information provided on this and supplemental application forms and
materials is true and accurate. I also agree to provide access and right of entry to City of Blaine employees,
representatives or agents for the sole purpose of application review and any required later inspections. This right of
entry shall expire when the City (through the Director or designee) concludes the application has complied with all
applicable laws and regulations. Access and right of entry to the applicant’s property shall be requested and shall occur
only during regular business hours.
Project Name: Highway Commercial Subzone C (HCc) Zoning Text Amendment
Site Address/Location/Parcel Number: Highway Commercial Subzone C zoning district
Contact Person:
Email:

Phone:

Alex Wenger

360-543-9979

awenger@cityofblaine.com

Mailing Address for Contact Person:
Property Owner Name:

435 Martin Street, Suite 3000, Blaine, WA 98230

Not applicable

Property Owner Signature:

PLEASE CHECK ALL THAT APPLY

No Charge
Hot Key – 035
Hot Key – 243
Hot Key – 243










Pre-Application (1st free, $250 after)
Short Plat - $525
Site Plan Review - $275
Specific Binding Site Plan - $525
Shorelines Exemption - $50
SEPA Review - $375
SEPA Exemption Request - $75
Signs - $50 for first 3, $25 per add.

Hot Key – 243
Hot Key – 243
Hot Key – 219
Hot Key – 243
Hot Key – 035
Hot Key – 048
Hot Key – 023

Building or Plat Variance - $300

Hot Key – 035



Hot Key – 035



Conditional Use - $350

Hot Key – 035





Shorelines Conditional Use - $500

Hot Key – 035



Shorelines Variance - $500

Hot Key – 035

Shorelines Substantial
Development <$50K - $275
Shorelines Substantial
Development ≤ $250K - $550
Shorelines Substantial
Development > $250K - $900



General Binding Site Plan - $1,500
+ $100/acre for every acre over 3
Planned Unit Development - $800
+ $100/lot or tract
Preliminary Long Subdivision $1,500
+ $100/lot or tract
Final Long Subdivision $525
+ $50/lot or tract

Hot Key – 243

Annexation - $1,500 + $50/acre +
Comprehensive Plan Amendment –
Variable $______________
Land Use & Development
Code Amendment - $500
Zoning Map Amendment –
Variable $______________

Hot Key – 243





Hot Key – 243
Hot Key – 048
Hot Key – 022






Boundary Line Adjustment - $275
Critical Areas Review (major) - $275
Commercial (Downtown) Design Review
– $200 +$75/hour
Covenant to Bind
Flood Area Development - $100
Land Disturbance (minor) - $200
Land Disturbance (major) - $500












Hot Key – 243

✔

Hot Key – 243
Hot Key – 243



Hot Key – 035
Hot Key – 035

Hot Key – 043
Hot Key – 243
Hot Key – 243
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DESCRIPTION OF PROPOSED PROJECT: (Attach supplemental sheets as necessary)
Proposal to update the Highway Commercial subclass C District development standards, including
parking and landscaping. The zoning text amendment would reduce setbacks and parking
requirements will increasing height limits. The proposal also updates and clarifies allowed uses in the
district.
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CITY OF BLAINE
DEPARTMENT OF COMMUNITY DEVELOPMENT
435 Martin St. Ste 3000  BLAINE, WA  98230
PHONE: (360) 332-8311  FAX: (360) 543-9978
www.ci.blaine.wa.us

FOR OFFICE USE ONLY

Zoning Text
Amendment

Permit #

Application

Received 03/02/
2021

2021013
STAMP IN DATE

Name:

Highway Commercial Subzone C Zoning Text Amendment

Applications must be completed and submitted to the Community Development Services Department. Applications
that are incomplete (i.e. that do not include all of the information required below) will be returned to the applicant.
SUBMITTAL REQUIREMENTS
A completed Land Use Master Invoice. Representative authorization is required if application is not signed by owner.
Please prepare and label as “EXHIBIT A,” proposed amendatory language – indicating where the proposed new
language should be located.
Please prepare and label as “EXHIBIT B,” a statement of reasons for requesting the proposed text amendment.
A completed and signed State Environmental Policy Act (SEPA) Environmental Checklist.
An application fee as set forth in the City of Blaine Unified Fee Schedule.
The applicant hereby certifies that the statements contained in this application are true and provide an accurate representation
of the proposed amendment.

APPLICANT’S SIGNATURE

ZONING TEXT AMENDMENT APPLICATION REV. 10/10/11

DATE
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Plain text = existing code with no changes

3

Strikethrough = existing code to be deleted

Double Strikethrough = existing code moved to
another location
Double Underline = existing code moved from
another location

At

Chapter 17.24
HIGHWAY COMMERCIAL ZONING DISTRICT

ta
c

hm

Italics = instructions to code reviser

en
t

Underlined = new code to be added

Sections:

Purpose.

17.24.020

Permitted uses.

17.24.030

Accessory uses.

17.24.040

Conditional uses.

17.24.050

Lot size.

17.24.060

Setbacks, land coverage, building height and lot width.

17.24.070

Off-street parking.

ac

ed

by

17.24.010

Signs.

17.24.090

Access.

17.24.100

Screening.

17.24.110

Landscaping.

17.24.120

Appeals.

R

ep
l

17.24.080

17.24.010 Purpose.
Highway commercial (HC) districts are designed to provide for establishments offering
accommodations or services to motorists, and to provide for non-pedestrian-oriented retail, wholesale,
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service and repair activities which do not contribute to the creation of unattractive, congested and unsafe
highway conditions.

Subzone A. Purpose is to provide for establishments offering accommodations or services to
motorists, and to provide for non-pedestrian-oriented retail, wholesale, service and repair activities.

3

Certain of the highway commercial districts have use restrictions not applicable to all districts.
These subzones are noted in BMC 17.24.020 and include:

en
t

Subzone B. Purpose is to provide for businesses that depend upon a border location.

hm

Subzone C. Purpose is to provide for businesses and services that support the Central Business
District. This district is intended to service highway motorists, the auto-oriented demand from the central
business (CB) district and adjacent residential neighbors, including those in this district. The height, density
and minimum setbacks are intended to encourage accessible and affordable housing in an urban
environment. As such, this district should include pedestrian amenities and routes that facilitate safe
passage to adjacent residential neighborhoods, the Peace Arch Park, and the CB – Market and Wharf
districts. While not a part of the CB district, its character and function should be complementary to the CB
district with little impact on the low-density neighbors to the south and east.

ta
c

Subzone D. Purpose is to provide for business and services in a residential traditional area. (Ord.
2673 §§ 2, 3, 2007; Ord. 2554 § 3, 2003)

At

17.24.020 Permitted uses.

Uses allowable in the highway commercial district vary within each of the four subzones, and
therefore permitted uses are defined in general terms:

by

A. Subzone A. Uses allowable in this subzone are too extensive to enumerate; therefore,
permitted uses are defined in general terms:
1. Overnight accommodations, eating and drinking and entertainment
establishments;

ed

2. Other commercial services, including auto-oriented services such as car
washes, truck and auto repair, recreational vehicle support and services, machinery, and
gas stations;

R

ep
l

ac

3. Retail and wholesale goods, sales and service
4. Offices and related business activity;
5. Day care centers and nursing or convalescent homes;

6. Other commercial and service uses of similar or less impact upon the district
than uses defined above in this section, such as car washes, veterinary clinics,
laundromats, produce sales, plant nurseries, etc.
B. Subzone B.
1. Retail and wholesale goods, sales and service such as duty-free stores;
2. Offices such as brokerage houses;
3. Warehouses such as bonded warehouses;
4. Governmental facilities;
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5. Other uses approved by the review authority demonstrated to be directly
dependent on a border location.

1. Overnight accommodations, including ancillary meeting and convention
facilities;

3. Entertainment, cultural and/or recreational facility;

en
t

2. Eating and drinking establishments;

3

C. Subzone C.

2. Other commercial services, including auto-oriented services such as car
washes and gas stations;

hm

3. Bus terminals;
4. Governmental facilities;

5. Day care centers, assisted living facility, nursing or convalescent homes and
health care facilities;

ta
c

6. Retail sales and service such as duty-free stores; including ancillary assembly
and manufacture of goods on the premises if:
The assembled or manufactured goods are directly related to and are
dependent upon this use, and are available for purchase and removal
from the premises.

b.

The outward appearance and impacts of this use with ancillary
assembly or manufacturing activities must be no different from other
retail uses.

At

a.

by

7. Offices and related business activity;
8. Live/work spaces;
Option A

a.

Along D Street, minimum 50 percent of the total gross floor area
located on the street level floor of all structures on the subject
property must contain retail sales and service, eating and drinking
establishments, entertainment, cultural and/or recreational facility,
offices and related business activity, or overnight accommodations
oriented toward D street. Lobbies for residential uses and parking
garage entries shall qualify as ground floor commercial; however,
dwelling units and structured parking shall not qualify.

R

ep
l

ac

ed

9.8. Residential units above the first floor. Residential development (e.g. attached,
stacked, or detached dwelling units) up to 24 units per acre, subject to the following
provisions:
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Option B

3

9.8. Residential units above the first floor. Residential development (e.g. attached,
stacked, or detached dwelling units) up to 24 units per acre, subject to the following provisions:

hm

en
t

a. Along D Street, ground floor commercial space (contain retail sales and
service, eating and drinking establishments, entertainment, cultural
and/or recreational facility, offices and related business activity, or
overnight accommodations oriented toward D street) shall be provided
along the building street frontage for a depth of at least 20 feet
measured from the front face of the building. Lobbies for residential
uses and parking garage entries shall qualify as ground floor
commercial; however, dwelling units and structured parking shall not
qualify.

ta
c

D. Subzone D.

1. Offices and related business activity;
2. Restaurants;

At

3. Residential development (e.g. attached, stacked, or detached dwelling units)
up to 24 units per acre High-density residential development when consistent with
Chapter 17.28 BMC, Residential High-Density Zoning District, and related provisions;
4. Day care centers, nursing or convalescent homes and health care facilities;

17.24.030 Accessory uses.

by

5. Overnight accommodations. (Ord. 2673 §§ 2, 3, 2007; Ord. 2557 § 1, 2003;
Ord. 2554 § 3, 2003)

ed

Accessory uses in the highway commercial district are as follows:
A. Subzone A – Peace Portal.

ac

1. Dwelling units in conjunction with and accessory to the permitted use;
2. Uses customarily incidental to the permitted use;

R

ep
l

B. Subzone B – Border.
1. Uses customarily incidental to the permitted use;

C. Subzone C – Central Business Support.
1. Dwelling units in conjunction with and accessory to the permitted use;
2. Uses customarily incidental to the permitted use;
3. Family day care homes, adult day cares and adult family care facilities. (Ord.
2673 §§ 2, 3, 2007; Ord. 2554 § 3, 2003. Formerly 17.24.040)
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17.24.040 Conditional uses.
Conditional uses in the highway commercial district are as follows:

1. Manufacturing or assembly operations of small scale, not to exceed 5,000
square feet of floor space;

3

A. Subzone A – Peace Portal.

en
t

2. High-density residential development when consistent with Chapter 17.28
BMC, Residential High-Density Zoning District, and related provisions.
B. Subzone B – Border.

hm

1. Manufacturing or assembly operations of small scale, not to exceed 5,000
square feet of floor space.
C. Subzone C – Central Business Support.

ta
c

1. Up to a 50 percent reduction in right-of-way setbacks and/or increases in land
coverage up to 90 percent, provided it can be demonstrated that adjacent property owners
are not adversely impacted, and the lot is not located adjacent to permanent residential
dwelling units.

At

17.24.050 Lot size.

by

No minimum lot size is required in the highway commercial district. (Ord. 2673 §§ 2, 3, 2007;
Ord. 2554 § 3, 2003. Formerly 17.24.060)

17.24.060 Setbacks, land coverage, building height and lot width.

ed

Option A

A

B

C

D

R

ep
l

ac

Front yard setbacks – R.O.W. (Alleys not included)
Buildings

15'

15'

15’0'

20'

Parking

20'

15'

15’0'

20'

A
Merchandise
display

20'

B
15'

C

D

15’0'

20'

10’5'

10'

Side and rear yard setbacks
Adjacent
residential

10'

10'
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5’0'

10'

100% 100% 100%

100%

Building
height

35'

35'

45', except that
35'
within 15 feet of a
property line
abutting or across
an alley from a
low-density
residential
district, building
height shall be
limited to 35 feet.

Lot width

50'

50'

50'

hm

Lot coverage

3

0'

en
t

Adjacent
10'
nonresidential

ta
c

50'

At

Option B

A

B

C

D

by

Front yard setbacks – R.O.W. (Alleys not included)
15'

15'

15’0'

20'

Parking

20'

15'

15’0'

20'

ed

Buildings

R

ep
l

ac

Merchandise
display

A
20'

B
15'

C

D

15’0'

20'

10'

10’5'

10'

0'

5’0'

10'

Side and rear yard setbacks
Adjacent
residential

10'

Adjacent
10'
nonresidential
Lot coverage

100% 100% 100%

Building
height

35'

35'

100%

55', except that
35'
within 15 feet of a
property line
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50'

50'

50'

Option C
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Lot width

3

abutting or across
an alley from a
low-density
residential
district, building
height shall be
limited to 35 feet.

Front yard setbacks – R.O.W. (Alleys not included)
15'

15'

15’0'

20'

Parking

20'

15'

15’0'

20'

At

Buildings

Merchandise
display

20'

B

C

D

15'

15’0'

20'

by

A

10'

10’5'

10'

0'

5’0'

10'

Side and rear yard setbacks
10'
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Adjacent
residential
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Adjacent
10'
nonresidential
Lot coverage

100% 100% 100%

Building
height

35'

35'

100%

45', except that
35'
within 15 feet of a
property line
abutting or across
an alley from a
low-density
residential
district, building
height shall be
limited to 35 feet.
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See note 1.
50'

50'

50'

50'

3

Lot width

Note 1: Buildings up to 55 feet shall be permitted if:

ed

by
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Upper story setbacks are incorporated into the building design, as follows:
a. Within 40 feet of the front property line (except alleys and I-5), all stories above the third
story shall maintain an average setback of at least 20 feet from the front property line.
b. On corner lots, along the secondary street with less traffic volume, all stories above the
third story shall maintain an average setback of at least 15 feet from the front property
line. If the streets have the same functional classification, the applicant may choose
which frontage to treat as primary and secondary for purposes of applying the upper story
setback.
c. Balconies, rooftop garden structures, and similar structures are permitted within the
setback area.
d. The required upper story setbacks shall be calculated as follows:
Total Upper Story Setback Area = (Building frontage) x (Required average
setback) x (Number of stories proposed above the third story).
f
The Community Development Services Director is authorized to allow a reduction of the
required upper story setback by no more than five feet of the average setback established
in subsections a. and b. above, subject to the following:
1) Each square foot of additional building area proposed within the setback is offset
with an additional square foot of public open space (excluding area required for
sidewalk dedication) at the street level.
2) For purposes of calculating the offsetting square footage, along D Street, the open
space area at the second and third stories located directly above the proposed ground
level public open space is included. Along all other streets, the open space area at the
second story located directly above the proposed ground level public open space is
included.
3) The public open space is located along the sidewalk frontage and is not covered by
building, except awnings, balconies, or similar overhangs.

ac

The Community Development Services Director may approve an alternative proposal if it is
determined that the alternative design minimizes perceived building mass and achieves
superior architectural and human scale from abutting rights-of-way and public open spaces

(Ord. 2673 § 3, 2007; Ord. 2628 § 2, 2006; Ord. 2554 § 3, 2003; Ord. 2841§ 10,2013. Formerly 17.24.070)
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17.24.070 Off-street parking.
Parking shall be required in the highway commercial district in accordance with specifications
outlined in Chapter 17.124 BMC. (Ord. 2673 §§ 2, 3, 2007; Ord. 2554 § 3, 2003. Formerly 17.24.080)
Surface parking areas may be located to the side or rear of buildings provided no more than 62' of street
frontage is occupied by parking and vehicle access areas. Surface parking areas located between a building
facade and the street are prohibited.

17.24.080 Signs.
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See Chapter 17.122 BMC et seq. (Ord. 2673 § 3, 2007; Ord. 2554 § 3, 2003. Formerly 17.24.090)
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When an alley exists, parking shall be accessed via the alley except when the Public
Works Director determines that alley access is impractical or environmentally constrained. This
standard shall not apply to sites that adjoin a low-density residential district.

3

17.24.090 Access.

hm

A. Where feasible, access to uses is to be limited and common driveways delineated
through use of rolled-on vertical curbs. Traffic shall not be allowed to back into highways or
collector streets. For those use areas projected to generate high volumes of traffic, acceleration,
deceleration and left-turn lanes may be required. New construction and remodeling of existing
structures exceeding 50 percent of assessed value shall install street improvements including
curbs, gutters (with related drainage), sidewalks, landscaping and street widening, turning
movements or intersection improvements required by the city engineer.

ta
c

17.24.100 Screening.

At

At those locations where a commercial use is proposed on a lot or lots which abut or are across an
alley from a residential low-density, medium-density, high-density, or residential/office district, a screening
buffer is required. A landscape plan shall be prepared and approved by the city with the building permit
drawings.

17.24.110 Landscaping.

by

Landscaping shall be provided as per the standards defined in Chapter 17.126 BMC. (Ord. 2673 §§ 2, 3,
2007; Ord. 2554 § 3, 2003. Formerly 17.24.110)

A. Subzones HCa, HCb, HCd. Landscaping shall be installed pursuant to Chapter 17.126 BMC.
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B. Subzone HCc.
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Intent: The streetscape in this district should be planned and coordinated to enhance and define the
aesthetic character of the district, provide for safe pedestrian circulation, and reduce the
concentration of lighting and noise that will be generated in this auto-oriented district. To this end,
careful site planning should be applied and reviewed prior to final building permit approval.
1. In addition to achieving compliance with Chapter 17.126 BMC, all
development in the highway commercial subzone c (HCc) district shall include street
trees on all property boundaries abutting street rights-of-way. Red Maple varieties shall
be the preferred species unless a compatible tree species is determined to more
effectively enhance and integrate the aesthetic character of the district.
2. A visual relief buffer consistent with BMC 17.126.060 shall be planted
between each street tree. The buffer may take many configurations but should help
intercept lighting, reduce off-site impacts and visually enhance and integrate the district’s
appearance. (Ord. 2673 § 3, 2007)
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17.24.120 Appeals.
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Appeals of a final decision shall be submitted pursuant to BMC 17.06.180, Appeals. (Ord. 2673
§ 2, 2007)
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Plain text = existing code with no changes

3

Strikethrough = existing code to be deleted
Underlined = new code to be added

Double Underline = existing code moved from another location

17.126.110 Zoning boundary screening requirements.

hm

Italics = instructions to code reviser
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Double Strikethrough = existing code moved to another location

ta
c

Developments on the edge of certain zoning district boundaries are likely to be dissimilar in use to the
neighboring properties.

A. To avoid impacts that result from adjacent dissimilar land uses, the standard required landscaping area

At

shall be substituted for a 15-foot-wide zoning boundary landscaping screen, which shall be planted as
follows:

1. Six-foot-tall evergreen trees planted six-foot on-center on the interior side of the landscaping

by

area;

2. Five-gallon evergreen shrubs planted six-foot on-center on the exterior side of the landscaping

ed

area;
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3. Four inches of uniform bark mulch.
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B. The zoning boundary landscaping screen shall be installed as indicated in Table B.1.

Table B.1

Adjacent Zoning District to Be Buffered
GW

HC

PC

X

X

M

PUB

RP

RH

RM

X

X

X

X

X

X

X

X

X

X
X

M
GW
HCa, b, and d

X

X

X

PC

X

X

X

RH

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X
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X

RM

At

PUB

SF-2 SF-1
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Project

RL
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District of the
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Applicable Zoning
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(Ord. 2805 § 2 (Exh. A), 2011)
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Plain text = existing code with no changes

3

Strikethrough = existing code to be deleted

Double Strikethrough = existing code moved to another
location
Double Underline = existing code moved from another
location

hm

Italics = instructions to code reviser
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Underlined = new code to be added
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17.124.118 Parking requirements in the Highway Commercial District
A. Off-Street Residential Parking in the Highway Commercial District.

At

1. Residential parking shall be provided at a rate of one space per studio or one-bedroom unit,
and one and one-half spaces per two-bedroom and larger unit.
2. Residential parking for senior housing shall be provided at one-half space per studio or one-

by

bedroom unit, and one space per two-bedroom and larger unit. Senior housing shall be
limited to residence occupancy by persons 55 and older as restricted by CC&Rs. City shall be
a party to CC&Rs regarding age limits to ensure the age restriction and shall have authority

ed

through CC&Rs to prevent waiving, amending or eliminating age restriction.
B. For commercial and manufacturing uses, the minimum number of off-street parking spaces shall be

ac

determined in accordance with the table appended to the end of this chapter and labeled Appendix B.
A decrease in the required number of spaces may be granted if the number of spaces proposed is
documented by an adequate and thorough parking demand and utilization study to be sufficient to
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fully serve the use. The study shall be prepared by a licensed transportation engineer or other
qualified professional, and shall analyze the operational characteristics of the proposed use which
justify a parking reduction. The scope of the study shall be proposed by the transportation engineer
and approved by the Community Development Services Director, Approval of a parking reduction
shall be solely at the discretion of the City. A decrease in the minimum required number of spaces
may be based in whole or part on the provision of nationally accepted TDM (transportation demand
management) measures. Data supporting the effectiveness of the TDM measures shall be provided
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as part of the parking demand and utilization study and approved by the Community Development
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Services Director.
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EXHIBIT B
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The CDS Department has submitted the Highway Commercial sub-class C (HCc) Zoning Text Amendment
to spur economic development and bring the HCc development standards into conformity with current
development practices. The proposed amendment is intended to bring the District up-to-date with
current development practices and allow for enhanced development opportunities that will better
support the Central Business District and improve the character of the Highway Commercial District.
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Please note that this effort is a continuation of the 207-2018 effort that received support from the
Planning Commission and local business owners to update the HCc zoning regulations.
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Plain text = existing code with no changes
Strikethrough = existing code to be deleted
Underlined = new code to be added
Double Strikethrough = existing code moved to
another location
Double Underline = existing code moved from
another location
Italics = instructions to code reviser

Chapter 17.24
HIGHWAY COMMERCIAL ZONING DISTRICT

Sections:

17.24.010 Purpose.
17.24.020 Permitted uses.
17.24.030 Accessory uses.
17.24.040 Conditional uses.
17.24.050 Lot size.
17.24.060 Setbacks, land coverage, building height and lot width.
17.24.070 Off-street parking.
17.24.080 Signs.
17.24.090 Access.
17.24.100 Screening.
17.24.110 Landscaping.
17.24.115 Design Standards – Highway Commercial Subzone c
17.24.120 Appeals.
17.24.010 Purpose.
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Highway commercial (HC) districts are designed to provide for establishments offering
accommodations or services to motorists, and to provide for non-pedestrian-oriented retail,
wholesale, service and repair activities which do not contribute to the creation of unattractive,
congested and unsafe highway conditions.
Certain of the highway commercial districts have use restrictions not applicable to all
districts. These subzones are noted in BMC 17.24.020 and include:
Subzone A. Purpose is to provide for establishments offering accommodations or
services to motorists, and to provide for non-pedestrian-oriented retail, wholesale, service and
repair activities.
Subzone B. Purpose is to provide for businesses that depend upon a border location.
Subzone C. Purpose is to provide for businesses and services that support the Central
Business District. This district is intended to service highway motorists, the auto-oriented
demand from the central business (CB) district and adjacent residential neighbors, including
those in this district. The height, density and minimum setbacks are intended to encourage
accessible and affordable housing in an urban environment. As such, this district should include
pedestrian amenities and routes that facilitate safe passage to adjacent residential
neighborhoods, the Peace Arch Park, and the CB – Market and Wharf districts. While not a part
of the CB district, its character and function should be complementary to the CB district with
little impact on the low-density neighbors to the south and east.
Subzone D. Purpose is to provide for business and services in a residential traditional
area. (Ord. 2673 §§ 2, 3, 2007; Ord. 2554 § 3, 2003)

17.24.020 Permitted uses.
Uses allowable in the highway commercial district vary within each of the four subzones,
and therefore permitted uses are defined in general terms:
A. Subzone A. Uses allowable in this subzone are too extensive to enumerate;
therefore, permitted uses are defined in general terms:
1. Overnight accommodations, eating and drinking and entertainment
establishments;
2. Other commercial services, including auto-oriented services such as
car washes, truck and auto repair, recreational vehicle support and services,
machinery, and gas stations;
3. Retail and wholesale goods, sales and service
4. Offices and related business activity;
5. Day care centers and nursing or convalescent homes;
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6. Other commercial and service uses of similar or less impact upon the
district than uses defined above in this section, such as car washes, veterinary
clinics, laundromats, produce sales, plant nurseries, etc.
B. Subzone B.
1. Retail and wholesale goods, sales and service such as duty-free
stores;
2. Offices such as brokerage houses;
3. Warehouses such as bonded warehouses;
4. Governmental facilities;
5. Other uses approved by the review authority demonstrated to be
directly dependent on a border location.
C. Subzone C.
1. Overnight accommodations, including ancillary meeting and
convention facilities;
2. Eating and drinking establishments;
3. Entertainment, cultural and/or recreational facility;
42. Other commercial services, including auto-oriented services such as
car washes and gas stations;
3. Bus terminals;
54. Governmental facilities;
65. Day care centers, assisted living facility, nursing or convalescent
homes and health care facilities;
76. Retail sales and service such as duty-free stores; including ancillary
assembly and manufacture of goods on the premises if:
a. The assembled or manufactured goods are directly related to
and are dependent upon this use, and are available for purchase
and removal from the premises.
b. The outward appearance and impacts of this use with ancillary
assembly or manufacturing activities must be no different from
other retail uses.
87. Offices and related business activity;
9. Live/work spaces;
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10.8. Residential units above the first floor. Residential development
(e.g. attached, stacked, or detached dwelling units) up to 24 units per acre,
subject to the following provisions:
Along D Street, minimum 50 percent of the total gross floor area located
on the street level floor of all structures on the subject property must contain
retail sales and service, eating and drinking establishments, entertainment,
cultural and/or recreational facility, offices and related business activity, or
overnight accommodations oriented toward D street. Lobbies for residential
uses and parking garage entries shall qualify as ground floor commercial;
however, dwelling units and structured parking shall not qualify.
D. Subzone D.
1. Offices and related business activity;
2. Restaurants;
3. Residential development (e.g. attached, stacked, or detached
dwelling units) up to 24 units per acre High-density residential development
when consistent with Chapter 17.28 BMC, Residential High-Density Zoning
District, and related provisions;
4. Day care centers, nursing or convalescent homes and health care
facilities;
5. Overnight accommodations. (Ord. 2673 §§ 2, 3, 2007; Ord. 2557 § 1,
2003; Ord. 2554 § 3, 2003)

17.24.030 Accessory uses.
Accessory uses in the highway commercial district are as follows:
A. Subzone A – Peace Portal.
1. Dwelling units in conjunction with and accessory to the permitted
use;
2. Uses customarily incidental to the permitted use;
B. Subzone B – Border.
1. Uses customarily incidental to the permitted use;
C. Subzone C – Central Business Support.
1. Dwelling units in conjunction with and accessory to the permitted
use;
21. Uses customarily incidental to the permitted use;
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32. Family day care homes, adult day cares and adult family care
facilities. (Ord. 2673 §§ 2, 3, 2007; Ord. 2554 § 3, 2003. Formerly 17.24.040)

17.24.040 Conditional uses.
Conditional uses in the highway commercial district are as follows:
A. Subzone A – Peace Portal.
1. Manufacturing or assembly operations of small scale, not to exceed
5,000 square feet of floor space;
2. High-density residential development when consistent with Chapter
17.28 BMC, Residential High-Density Zoning District, and related provisions.
B. Subzone B – Border.
1. Manufacturing or assembly operations of small scale, not to exceed
5,000 square feet of floor space.
C. Subzone C – Central Business Support.
1. Up to a 50 percent reduction in right-of-way setbacks and/or
increases in land coverage up to 90 percent, provided it can be demonstrated
that adjacent property owners are not adversely impacted, and the lot is not
located adjacent to permanent residential dwelling units.
17.24.050 Lot size.
No minimum lot size is required in the highway commercial district. (Ord. 2673 §§ 2, 3,
2007; Ord. 2554 § 3, 2003. Formerly 17.24.060)

17.24.060 Setbacks, land coverage, building height and lot width.

A

B

C

D

Front yard setbacks – R.O.W. (Alleys not
included)
Buildings

15'

15'

15’15’0' – 10’1 20'

Parking

20'

15'

15’0'2

20'

Merchandise 20'
display

15'

15’0'

20'
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Side and rear yard setbacks
Adjacent
residential

10'

Adjacent
10'
nonresidential

1

10'

10’5'

10'

0'

5’5'

10'

Lot coverage

100% 100% 100%

100%

Building
height

35'

35'

45’55', except 35'
that within 15
feet of a
property line
abutting or
across an
alley from a
low-density
residential
land use
designation,
building
height shall
be limited to
35 feet.

Lot width

50'

50'

50'

50'

Buildings may be located at the property line if they contain a pedestrian-oriented facade along

that street frontage meeting the following standards:
a.

The building’s primary entrance must be located on this facade and facing the
street.

b.

Transparent windows and/or doors must occupy at least 35 percent of the facade
area between 30" and 8' above grade

c.

Weather protection feature(s) at least five (5) feet deep must be provided over
the width of building entry. This could include awnings, canopies, marquees, or
other permitted treatments that provide functional weather protection.

These requirements would not apply to building facades located along alleys.
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Buildings not featuring a pedestrian-oriented facade consistent with a through c above must
provide a building setback of at least 10 feet. The area between the sidewalk the building must
be landscaped per the requirements of BMC 17.126.060 – F1 and F2 (except for required
pedestrian access) or designed as a pedestrian-oriented space.
2

See BMC 17.24.070 for further standards on parking location.

(Ord. 2673 § 3, 2007; Ord. 2628 § 2, 2006; Ord. 2554 § 3, 2003; Ord. 2841§ 10,2013. Formerly
17.24.070)

17.24.070 Off-street parking.
Parking shall be required in the highway commercial district in accordance with
specifications outlined in Chapter 17.124 BMC. (Ord. 2673 §§ 2, 3, 2007; Ord. 2554 § 3, 2003.
Formerly 17.24.080)
Surface parking areas may be located to the side or rear of buildings provided no more
than 62' of street frontage is occupied by parking and vehicle access areas. Surface parking areas
located between a building facade and the street are prohibited.

17.24.080 Signs.
See Chapter 17.122 BMC et seq. (Ord. 2673 § 3, 2007; Ord. 2554 § 3, 2003. Formerly
17.24.090)

17.24.090 Access.
When an alley exists, parking shall be accessed via the alley except when the
Public Works Director determines that alley access is impractical or environmentally
constrained. This standard shall not apply to sites that adjoin a low-density residential
land use designation.
A. Where feasible, access to uses is to be limited and common driveways
delineated through use of rolled-on vertical curbs. Traffic shall not be allowed to back
into highways or collector streets. For those use areas projected to generate high
volumes of traffic, acceleration, deceleration and left-turn lanes may be required. New
construction and remodeling of existing structures exceeding 50 percent of assessed
value shall install street improvements including curbs, gutters (with related drainage),
sidewalks, landscaping and street widening, turning movements or intersection
improvements required by the city engineer.

17.24.100 Screening.
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At those locations where a commercial use is proposed on a lot or lots which abut or are
across an alley from a residential low-density, medium-density, high-density, or
residential/office district, a screening buffer is required. A landscape plan shall be prepared and
approved by the city with the building permit drawings.
Landscaping shall be provided as per the standards defined in Chapter 17.126 BMC. (Ord. 2673
§§ 2, 3, 2007; Ord. 2554 § 3, 2003. Formerly 17.24.110)

17.24.110 Landscaping.
A. Subzones HCa, HCb, HCd. Landscaping shall be installed pursuant to Chapter 17.126 BMC.

Buildings that meet the pedestrian oriented standards and are allowed to be located at
the property line do not need to meet the requirements of BMC 17.126.060 – F1 and F2.
B. Subzone HCc.
Intent: The streetscape in this district should be planned and coordinated to enhance
and define the aesthetic character of the district, provide for safe pedestrian circulation,
and reduce the concentration of lighting and noise that will be generated in this autooriented district. To this end, careful site planning should be applied and reviewed prior
to final building permit approval.
1. In addition to achieving compliance with Chapter 17.126 BMC, all
development in the highway commercial subzone c (HCc) district shall include
street trees on all property boundaries abutting street rights-of-way. Red Maple
varieties shall be the preferred species unless a compatible tree species is
determined to more effectively enhance and integrate the aesthetic character
of the district.
2. A visual relief buffer consistent with BMC 17.126.060 shall be planted
between each street tree. The buffer may take many configurations but should
help intercept lighting, reduce off-site impacts and visually enhance and
integrate the district’s appearance. (Ord. 2673 § 3, 2007)

17.24.115 Design Standards – Highway Commercial Subzone C
2. Purpose. The purpose of this section is to ensure that new development in the
Highway Commercial Subzone C visually is complementary to the Central Business
District and acts as a gateway to the downtown, visually enhancing this route and
providing a safe and welcoming pedestrian environment.
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3. Applicability and Compliance. The provisions herein apply to all new
development. Building additions must meet applicable building design standards.
For remodels, improvements may not increase any existing nonconforming
material or design elements.
4. Blank Wall Treatment. Each blank wall located along a street façade (not including
alleys) must be screened or treated in at least one (1) of the ways listed in
subsection (b) of this section if it meets the criteria for a blank wall under
subsection (a) of this section.
a. A blank wall is any wall or portion of a wall that meets either of the
following criteria:
i. A wall or portion of a wall with a surface area of at least 400
square feet having both a length and a width of at least 10 feet
without a window, door, building modulation at least one (1) foot
in depth, or other architectural feature.
ii. Any wall or portion of a wall between four (4) feet and 13 feet
above ground level with a horizontal dimension longer than 15
feet without a window, door, building modulation at least one (1)
foot in depth or other architectural feature.
b. At least one (1) of the following techniques must be used to treat or
screen blank walls:
i. By the installation of a vertical trellis with climbing vines or plant
material in front of the blank wall.
ii. By providing a landscaped planting bed at least five (5) feet wide
or a raised planter bed at least two (2) feet high and three (3) feet
wide in front of the blank wall and planted with plant materials
that will obscure or screen at least 50 percent of the blank wall
within two (2) years.
iii. By providing artwork, such as mosaics; sculptures or bas-relief; or
murals consistent with BMC 17.122.160.
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iv. By proposing alternative techniques approved by the Community
Development Services Director.
5. Building Materials and Colors.
a. Purpose.
i. To encourage the use of durable, high quality building materials
that minimize maintenance cost and provide visual interest from
all observable vantage points.
ii. To place the highest priority on the first floor in the quality and
detailing of materials at the pedestrian scale.
b. High Quality, Compatible Building Materials. Applicants must use high
quality durable materials. This is most important for the base of buildings,
particularly for commercial and mixed-use buildings where the facade is
sited close to sidewalks. At a minimum, stone, brick or tile masonry, or
architectural concrete (first two feet only) must be used (excluding
window and door areas) for the first floor of cladding on nonresidential or
mixed-use buildings and the first two feet of residential buildings.
c. Metal siding. Corner and edge trim must be used to cover exposed edges
of metal siding. If metal siding covers more than 25 percent of a building’s
facade, the following regulations apply:
i. The siding must have a matted finish.
ii. The siding must be in a neutral or earth tone color.
iii. The facade must have visible window and door trim painted or
finished in a color which is complementary to the siding color.
iv. Metal siding is not allowed on the ground floor of nonresidential
and mixed-use buildings. Masonry, concrete, or other durable
material must be incorporated between the metal siding and the
ground plane on residential buildings.
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d. Concrete block. Any concrete block, masonry unit or cinder block wall
which is visible from a street (not including alleys) must contain one (1) or
more of the following features or elements:
i. Use of textured blocks with surfaces such as split-faced or
grooved.
ii. Use of colored mortar complementary to the color of the blocks.
iii. Use of other surface material such as bricks, glass blocks, or tile as
a significant feature of the wall.
e. Special Conditions and Limitations for the Use of Cementitious Wall Board
Paneling/Siding.
i. Cement board paneling/siding is not allowed on the ground floor
of nonresidential and mixed-use buildings where adjacent to a
sidewalk.
ii. Where cement board paneling/siding is the dominant siding
material, the design must integrate a mix of colors and/or
textures that are articulated consistent with windows, balconies,
and modulated building surfaces and are balanced with facade
details that add visual interest from the ground level and adjacent
buildings.
f.

Special Conditions and Limitations for the Use of Exterior Insulation and
Finish System (EIFS). Such material/finishes may be used as a decorative
accent cladding material if incorporated with other permitted materials
and compliant with the following:
i. On buildings of three or more stories, EIFS is limited to no more
than 15 percent of the total facade area and may not be the
primary cladding material. On buildings two stories or less, EIFS is
limited to 40 percent of the total facade area.
ii. EIFS must feature a smooth or sand finish only.
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iii. EIFS must be trimmed in wood, masonry, or other material and
must be sheltered from weather by roof overhangs or other
methods.
iv. EIFS is not allowed on the ground floor of nonresidential and
mixed-use buildings. Concrete, masonry, or other durable
material must be used between the EIFS and the ground plane on
residential buildings.
g. Special Conditions and Limitations for the Use of Vinyl Siding, Asphalt
Siding, Aluminum Lap Siding, Stucco Pebble Siding, Siding Grade Plywood,
and Unembellished Concrete.
i. The subject materials are not allowed on nonresidential and
mixed-use buildings.
ii. Where the subject materials are the dominant siding material
(residential buildings only), the design must integrate a mix of
colors and/or textures that are articulated consistent with
windows, balconies, and modulated building surfaces and are
balanced with facade details that add visual interest from the
ground level and adjacent buildings.
h. Prohibited Materials. The following materials may not be used on any
exterior surface which is visible from any area beyond the subject
property:
i. Mirrored glass and other highly reflective materials.
6. Lighting.
a. General.
i. Lighting trespass that spills over onto neighboring residential
properties or causes glare on adjacent streets is prohibited. The
maximum illumination level at the property line abutting
residential properties shall not exceed 0.1 foot-candles.
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ii. Lighting design should include the installation of timers, photo
sensors, and other energy-saving devices.
b. Facade Lighting. Facade-mounted lighting fixtures that wash the face of
the building are encouraged. Shielded, full cut-off fixtures shall be used
with illumination not exceeding 5.0 foot-candles. Up lights should be
avoided but can be used discretely if necessary.
c. Yard Lighting. Low-level (bollards or recessed) lighting fixtures shall be
installed for interior walkways. Pole-mounted lights may provide
additional lighting as necessary.
d. Parking Lighting. Parking area and walkways must be lit. Commercial
properties that are adjacent to residential areas shall reduce the lighting
in their parking lots to an average of 0.2 foot-candles one hour after
closing. Light trespass standards also apply.

17.24.120 Appeals.
Appeals of a final decision shall be submitted pursuant to BMC 17.06.180, Appeals. (Ord.
2673 § 2, 2007)
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