
Agenda
Planning Commission Meeting
Wednesday, April 27, 2016
City Hall Council Chamber | 505 Swift Boulevard

Commission Members:   Chair Madsen, Vice-Chair Boring and Commissioners Clark, Wise, Palmer, Wallner and 
Berkowitz

Liaisons:                Council Liaison Lemley and Alternate Council Liaison Luzzo Gilmour
Staff Liaison Development Services Manager Simon

Regular Meeting - 7:00 p.m. (City Hall Council Chamber)

Welcome and Roll Call 

Approval of Agenda: (Approved by Motion)

Approval of Minutes: (Approved by Motion)

    Draft Minutes from the March 23, 2016 Regular Planning Commission Meeting

Public Comments: 

Public Hearing Explanation: 

Unfinished Business - Public Hearing: 

New Business – Public Hearing: 

     1. Consideration of Proposed Amendments to the Land Use and Development Regulations Governing the 
Badger Mountain South Master Planned Community

Communications: 

Adjournment 

The next Planning Commission Workshop is May 11, 2016
 

The next Planning Commission Meeting is May 25, 2016

This Meeting is broadcast live on CityView Channel 192 and online at CI.RICHLAND.WA.US/CITYVIEW

Richland City Hall is ADA accessible with special parking and access available at the entrance facing George Washington 
Way. Requests for sign interpreters, audio equipment, and/or other special services must be received 48 hours prior to 

the Planning Commission Meeting by calling the City Clerk’s Office at 942-7388.



PLANNING COMMISSION AGENDA ITEM COVERSHEET

Meeting Date: 04/27/2016                                 Agenda Category: Approval of Minutes

Prepared By: Rick Simon, Development Services Manager

Subject:
Draft Minutes from the March 23, 2016 Regular Planning Commission Meeting

Request:
Key 1 - Financial Stability & Operational Effectiveness 

Recommended Motion:
Approve the minutes of the Planning Commission meeting held on March 23, 2016

Summary:
None. 

Attachments: 
1. Draft Minutes 3-23-16
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MINUTES
PLANNING COMMISSION MEETING
City Hall – 550 Swift Boulevard – Council Chamber
WEDNESDAY, March 23, 2016
7:00 PM

Call to Order:

Chair Madsen called the meeting to order at 7:00 PM.

Attendance: 

Present:  Commissioners, Boring, Clark, Palmer, Wise, Vice-Chair Wallner and Chair 
Madsen; Commissioner Berkowitz was excused. Also present were Block Grant Coordinator, 
Michelle Burden, Development Services Manager Rick Simon and Recorder Pam Bykonen. 

Approval of Agenda:

Chair Madsen presented the March 23, 2016 meeting agenda for approval.

The March 23, 2016 meeting agenda was approved as presented.

Approval of Minutes

Chairman Madsen presented the meeting minutes of the February 24, 2016 meeting for 
approval. Chairman Madsen noted a correction regarding Commissioner Boring incorrectly 
listed as absent and excused.

A motion was made by Commissioner Boring and seconded by Vice-Chairman Wallner 
to approve the meeting minutes of the February 24, 2016 meeting as amended.

The motion carried unanimously.

Public Comment

Chairman Madsen asked if any members of the public would like to comment on an item not 
on the agenda. Seeing none, he closed this portion of the meeting.

PUBLIC HEARING

New Business

1. 2015 CDBG/HOME CONSOLIDATED ANNUAL PERFORMANCE AND 
EVALUATION REPORT (Public Hearing) 
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Chairman Madsen opened the Public Hearing at 7:06.

Ms. Burden gave an overview of the Consolidated Annual Performance and Evaluation 
Report (CAPER) which is submitted to HUD each year. The public hearing marked the 
beginning of the 15-day comment period required prior to the submission.

Chairman Madsen closed the Public Hearing at 7:16.

2. REALLOCATION OF 2015 CDBG FUNDS TO LUTHER SR. CENTER

Public Hearing opened at 7:21
Ms. Burden provided a summary of the requirements of HUD to spend program income in 
the amount of $106,000. She answered questions of the commission regarding what other 
entities would be eligible for funds and explained the urgency of spending the funds in a 
timely manner so to avoid impacting future grant funds from HUD.
The public hearing was closed at 7:30 p.m.

A motion was made by Commissioner Clark and seconded by Commissioner Wise to 
recommend City Council approve the reallocation of CDBG 2015 program income in 
the amount of $106,000 to Luther Sr. Center.

The motion carried 6-0.

3. TEXT AMENDMENTS TO RMC 23.22.020 – BUFFER STANDARDS FOR C-1 
NEIGHBORHOOD RETAIL ZONING (Z2016-101)

Mr. Simon provided a summary of the proposed zoning code amendment that would 
establish specific buffer standards for C-1 zoned properties that abut single family residential 
properties. 
Chairman Madsen opened the public hearing at 7:33 p.m. and see that no one was 
present to offer testimony, closed the hearing at 7:33 p.m. 

A motion was made by Commissioner Boring and seconded by Commissioner Wallner 
that the Planning Commission concur with the findings and conclusions set forth in 
Staff Report Z2016-101 and recommend the City Council adopt the proposed zoning 
code amendments to Richland Municipal Code Section 23.22.020(B)(7-8).

The motion carried 6-0.

Communications:

Mr. Simon
 Reminded all of the next workshop on April 13th workshop.

Commissioner Wise
 Congratulated 2016 Officers. 
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Commissioner Palmer
 Noted the 10-Year Anniversary of the Tri-Cities Regional Chamber of Commerce. 

ADJOURNMENT:

The March 23, 2016 Richland Planning Commission Regular Meeting was adjourned at 7:40 
PM.

PREPARED BY: Pam Bykonen, Recorder, Planning and Development  

REVIEWED BY: __________________________________________
Rick Simon, Secretary
Richland Planning Commission



PLANNING COMMISSION AGENDA ITEM COVERSHEET

Meeting Date: 04/27/2016                                 Agenda Category: New Business – Public Hearing

Prepared By: Rick Simon, Development Services Manager

Subject:
Consideration of Proposed Amendments to the Land Use and Development Regulations Governing the Badger Mountain 
South Master Planned Community

Request: 

Recommended Motion:
I move that the Planning Commission concur with the findings and conclusions set forth in Staff Report Z2016-102 and 
recommend to the City Council adoption of the proposed amendments to the Badger Mountain South Land Use & 
Development Regulations, as set forth in the draft document.  

Summary:
Nor Am Investment, LLC, the developer of the Badger Mountain South Master Planned Community is proposing some 
minor amendments to the Land Use and Development Regulations that govern the development of this community. Please 
refer to the attached staff report and attachments for a complete description of the proposed amendments. 

Attachments: 
1. Z2016-102 Staff Report
2. Proposed Sustainability Amendment
3. Proposed Garage Setback Amendment
4. Proposed Fencing Amendment
5. Built Green Checklist
6. Energy Star Checklist



STAFF REPORT

TO:  PLANNING COMMISSION    PREPARED BY:  RICK SIMON
FILE NO.: Z2016-102            MEETING DATE:  APRIL 27, 2016

GENERAL INFORMATION:

APPLICANT:  NOR AM INVESTMENT, LLC

REQUEST: TEXT AMENDMENTS TO THE LAND USE & DEVELOPMENT 
REGULATIONS FOR THE BADGER MOUNTAIN SOUTH 
MASTER PLANNED COMMUNITY.

LOCATION: BADGER MOUNTAIN SOUTH, GENERALLY LOCATED SOUTH 
OF BADGER MOUNTAIN, EAST OF DALLAS ROAD AND NORTH 
OF REATA ROAD.

REASON FOR REQUEST

Nor Am Investment, LLC, the owners of the Badger Mountain South master planned 
community have identified three amendments to the Land Use and Development 
Regulations (LUDR) that would enhance their ability to develop the master planned 
community in a fashion that is consistent with local market demands. 

FINDINGS AND CONCLUSIONS
Staff has completed its review of the proposed zoning amendments to the Badger 
Mountain South Land Use and Development Regulations (Z2016-102) and submits that:

1) The City adopted the Badger Mountain Subarea Plan on September 7, 2010, which 
includes a detailed master planned community known as “Badger Mountain South”.

2) The Badger Mountain South master plan includes a finer level of detail that other 
City planning documents.  To fully implement the plan, a more detailed development 
regulation was needed. Nor Am Investment drafted the Land Use and Development 
Regulation (LUDR) which was adopted by the City to fully implement the Badger 
Mountain South master plan.

3) The purpose of the LUDR is to:
a) Establish neighborhoods with a range of housing styles and types to 

accommodate a population of diverse ages and incomes;
b) Promote health benefits of a walkable, pedestrian environment;
c) Establish mixed-use neighborhoods where daily activities can occur within 

walking distance of most homes;
d) Reduce traffic and congestion by creating a traditional neighborhood 

development street grid;
e) Improve the character and quality of the built environment;
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f) Promote building and landscape design that conserve energy, water and other 
resources;

g) Promote lot and block orientation that accommodates passive solar capture; and
h) Conserve areas for parks, trails and open spaces by established a connected 

open space network.

4) The LUDR was originally adopted by the City on December 7, 2010, was amended 
on June 19, 2012, on April 15, 2014 and March 3, 2015 and has been used to 
regulate the development within the Badger Mountain South community.

5) The initial development of the site included a 156 lot residential subdivision known 
as West Vineyards, which was recorded on April 2, 2013. Veneto Villaggio, a 40 lot 
commercial binding site plan was recorded in 2014.

6) Prior to the residential and commercial platting activity, Badger Mountain South 
needed to extend utility services to the site, including construction of over 2.5 miles 
of sewer main,  a similar length of water main along with the construction of a million 
gallon domestic water reservoir. 

7) As of April 1st, a total of 45 building permits for single family residences and 1 
commercial building (Country Mercantile) have been issued within the Badger 
Mountain South Master Planned Community.

8) Given the large capital investments made by Badger Mountain South, a faster rate of 
development is needed in order for the master planned community to be successful. 

9) The slow market absorption of the lots within the plat of West Vineyards is at least in 
part created by LUDR standards that contribute to higher construction costs and 
more stringent standards than those that are in place in competing market areas. 

10)The proposed changes in the LUDR are designed to provide relief from some of the 
standards that have increased cost and/or restricted choice in the development of 
single family residences. 

11)Additional review of the LUDR has revealed that there are a number of minor 
corrections, clarifications and improvements that constitute desirable improvements 
to the LUDR.

12)The proposed amendments do not impact the overall intent or purpose of the LUDR. 
Rather, they provide some relief from standards that result in increased cost of 
development and expand choice. 

13)Based on the above findings and conclusions, adoption of the proposed LUDR 
would be in the best interest of the community of Richland.
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RECOMMENDATION
Staff recommends the Planning Commission concur with the findings and conclusions 
set forth in the Staff Report (Z2016-102) and recommend to the City Council adoption of 
the proposed amendments to the Badger Mountain South Land Use & Development 
Regulations, as set forth in the draft document. 

ATTACHMENTS
A. Supplemental Information
B. Proposed LUDR Text Amendments
C. Built Green Washington Checklist
D. Energy Star Certification Program Requirements
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   ATTACHMENT A
      (Z2016-102)

SUPPLEMENTAL INFORMATION

BACKGROUND 

The Badger Mountain Subarea Plan was officially adopted by City Council on 
September 7, 2010. A major part of this subarea plan included the master planned 
community of Badger Mountain South.  The development of a master planned 
community of this scale, nearly 1,500 acres, is unique to the City of Richland.  At 
completion, with 4,500 to 5,000 dwelling units anticipated, it would be more than double 
the size of the Horn Rapids community. Given the very detailed master planning that the 
property owner, Nor Am Investment, has completed for this area, and their specific 
goals for sustainable development, the City’s standard zoning regulations were deemed 
insufficient to implement this master plan.  Consequently, Nor Am proposed and the 
City adopted an alternative and more highly detailed development regulation to fully 
implement the plan for this master planned community.  This document is referred to the 
“Land Use Development Regulation” (LUDR).

The LUDR was drafted to implement the very specific vision contained in the Badger 
Mountain South master plan. In many areas, the LUDR includes standards that are not 
addressed in the City’s standard development regulations.

The LUDR has been in place since December of 2010 and was amended in 2012, 2014 
and again in 2015. The LUDR was used as the guide for development of the first 
residential project within the Badger Mountain South community which is West 
Vineyards as well as the first commercial project, Veneto Villaggio. Most recently, the 
LUDR was used in the review and approval of West Village preliminary plat.  

The developers have made significant investments through the extension of water and 
sewer mains to serve the development site and the slow rate of development has 
created a need for a reassessment of the LUDR standards. LUDR changes to make 
future development more palatable to the existing market and more affordable are the 
driving force behind the proposed amendments. 

PURPOSE 

The LUDR is the City’s first form based code and places an emphasis on many smart 
growth planning principles.  It encourages pedestrian activity through the integrated 
system of pedestrian and bicycle trails throughout the community; it will implement the 
plan to provide parks, shopping and schools within easy walking distance of every 
residence; it calls for narrow streets and small lots to slow vehicular traffic and make 
more efficient use of land; its’ overall design encourages public transit; it includes 
provisions for mixed-use development and standards for building form, design and 
landscaping; and requires the use of energy conservation measures in the development 
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of new buildings. Many of these standards are not even addressed at all in City Code, 
so the complexity of the LUDR far exceeds that of the City’s standard development 
regulations. 

The stated purpose of the LUDR (as listed in Chapter 1) is to:
a) Establish neighborhoods with a range of housing styles and types to 

accommodate a population of diverse ages and incomes;
b) Promote health benefits of a walkable, pedestrian environment;
c) Establish mixed-use neighborhoods where daily activities can occur within 

walking distance of most homes;
d) Reduce traffic and congestion by creating a traditional neighborhood 

development street grid;
e) Improve the character and quality of the built environment;
f) Promote building and landscape design that conserve energy, water and other 

resources;
g) Promote lot and block orientation that accommodates passive solar capture; and
h) Conserve areas for parks, trails and open spaces by established a connected 

open space network.
 
SUMMARY OF LUDR CHANGES

The three proposed changes to the LUDR are summarized as follows:

 Under Chapter 12 – Sustainability Principles:  Removal of the requirement for 
energy star compliance and modification of the language concerning roof trusses 
capable of supporting future solar panels. 

 Under Chapter 8  - Building Type Standards:  Changes to garage standards, 
allowing garages to be built even with the front façade, instead of being setback 
a minimum of 4 feet and allowing a third garage bay to be setback 2 feet from the 
other garage bays, rather than 8 feet. 

 Under Chapter 13 – Site Improvement Standards:  Changes in fence height 
requirements to allow for a 6 foot tall fence within the Neighborhood Edge district. 

ANALYSIS

Perhaps the most significant proposed amendment relates to the standards associated 
with energy conservation, with the proposed deletion of the requirement for Energy Star 
certification. New building construction would still be built in accordance with a green 
building rating system, such as Built Green or LEED, and Energy Star certification 
would be added to the list of green building rating systems that a home builder can 
choose from. But Energy Star certification would no longer be independently required, 
given the costs associated with the certification process. Some homebuilders within the 
Badger Mountain South community have indicated that the additional cost of Energy 
Star compliance puts them at a competitive disadvantage with other homebuilders who 
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are not required to meet these standards. Construction costs with the Badger Mountain 
South community are also increased by the requirement that all homes include fire 
sprinkler systems, which is not required of other homes constructed within the City. 
 
The language requiring roof trusses to be designed to support the loads of solar panels 
has been deleted. Modern solar panels are lightweight enough to be used on rooftops 
without the need for additional support. The language requiring that conduit be provided 
for future solar rooftop systems remains in place to ensure that a future solar panel 
installation can be accomplished easily.  

There is some overlap between the Built Green requirements and Energy Star 
requirements, so deletion of the energy star requirements does not signal a move away 
from energy conservation principles (see the attached Built Green and Energy Star 
checklists.) The requirements for hot water heating, provisions for future solar panels, 
opportunities for geo thermal heating that are available to all homeowners and the Built 
Green compliance requirement do ensure that energy conservation/sustainability 
principles still remain an important component of the Badger Mountain South 
community.   

The proposed changes to the garage requirements ease some of the restrictions on 
garages and provide more flexibility for the placement on garages on smaller lots. The 
reduction in the required setback of the garages from the front building façade still 
ensures that some architectural articulation will be provided. 

The proposed changes to the fencing height requirement are limited to the 
Neighborhood Edge district, where the lots are significantly larger and deeper than 
those lots that are within the central portions of the Badger Mountain South community.  

With all the changes proposed, the basic purposes of the LUDR remain intact.  The 
amendments would help to reduce the overall costs of construction and are designed to 
make the Badger Mountain South community more attractive in the local market place, 
which is critical to both the developer and the City, given that the master planned 
community represents a large percentage of the City’s potential future growth area. 

SUMMARY

The proposed amendments to the LUDR are in keeping with the purposes of the original 
LUDR document and are necessary to ensure the viability of the Badger Mountain 
South master planned community.
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12.A  INTRODUCTION

1.  In Badger Mountain South, sustainable development 
means development that looks to the long-term social and 
environmental health of the community.  It is the key concept 
to what is unique about this community of homes, businesses, 
schools and play fields. This section provides sustainability goals 
for Badger Mountain South. 

2.  The standards and requirements of previous sections of the 
LUDR relate to the concept of sustainability through the 
following ways:

a.	 Compact Design
Compact design is a recognized element of sustainable 
development because it allows a reduction of infrastructure, 
yields a higher proportion of contiguous preserved open 
space, facilitates transit use, and is more conducive to 
walking.

b.	 Mix of Uses
Permitting a mix of land uses in close proximity creates 
attractive places to live, provides employment, business and 
shopping opportunities in close proximity to residences, and 
encourages alternatives to driving.

c.	 Connectivity
Connected open space in Badger Mountain South will provide 
over 300 acres of parks, trails, and open space connecting 
neighborhoods, schools, and businesses. 

d.	 Walkability 
Each neighborhood in Badger Mountain South is designed to 
create multiple destinations within a five-minute walk.  The 
street and trail network provides safe accommodations for 
pedestrians and easy access to (proposed) neighborhood 
schools.

e.	 Housing Choice
Badger Mountain South will provide a range of housing 
types and affordability levels to accommodate most any 
household and to facilitate the creation of intergenerational 
neighborhoods.

f.	 Transportation Choice
The street and trail network will provide multiple ways into 
the community for vehicles, bicyclists, pedestrians and 
transit.  As build out occurs, transit expansion will likely 
follow.

3.  In this section of the LUDR, more specific direction is provided 
to address energy and other resource conservation through 
standards that apply to all buildings and sites.  These standards 
are guided by sustainability principles which follow.  At their 
best, sustainability principles, when applied as standards to 
the built environment, reconnect people to their community 
and provide attainable performance targets without limiting 
innovation.

4.  National, sustainable design certifications, including but not 
limited to, Energy Star, Built Green and LEED, are rating 
systems that provide guidance to developers and builders to 
help achieve the sustainability intent of the Badger Mountain 
South community.

12.B  SUSTAINABILITY PRINCIPLES

1.  ENERGY:
a.	 Promote energy conservation in all aspects of development 

and life cycle operation.
b.	 Promote production and use of renewable energy.

2.  WATER:
a.	 Promote water conservation in all aspects of development 

and life cycle operation.
b.	 Promote re-use, recycling and ground water recharge of rain 

water and grey water.

3.  TRANSPORTATION:
a.	 Promote pedestrian, bicycle and community transit modes of 

transportation.
b.	 Promote a compact, walkable and mixed-use pattern of 

development.

4.  EXTERIOR LIGHTING:
a.	 Minimize light trespass from the building and site to achieve:

(1)	 Energy savings 
(2)	 Night-sky ambience; and 
(3)	 Increased visibility, safety, and security by reducing 

glare.

5.  RECYCLING:
a.	 Promote reduction in waste during development and life 

cycle operation.
b.	 Promote reuse of materials during construction.
c.	 Promote recycling of materials during development and life 

cycle operation.

6.  HEALTHY LIFESTYLE:
a.	 Promote an active, healthy lifestyle by connecting areas of 

activity with non-motorized means of circulation.
b.	 Promote opportunities for active recreation through 

community-wide trail system as well as provisions for parks 
and play areas in each neighborhood.

7.  BUILDING MATERIALS:
a.	 Choose building materials and systems that:

(1)	 Protect and promote indoor air quality;
(2)	 Contain recycled content, or can be recycled;
(3)	 Are extracted, processed, and manufactured regionally;
(4)	 Utilize renewable, salvaged, or FSC Certified materials

8.  URBAN AGRICULTURE:
a.	 Promote opportunities for community gardening within each 

neighborhood.

12.C  COMMON STANDARDS

The following Common Standards are applicable to all development 
within Badger Mountain South.  Refer to Section 12.D and 12.E for 
additional standards specific to use or to District.
1.  ENERGY

a.	 Achieve Energy Star compliance applicable for the year of 
construction. 

b.	 Include passive and/or active means of allowing for both 
solar gain where used for passive solar heating as well as 
sun protection from unwanted solar heat gain.

c.	 Include building space, conduits and roof support for future 
addition of solar hot water or photovoltaic systems on 
every building. When provided, the use of geo-thermal may 
substitute for any of the above requirements. Geo-thermal 
wells and realated infrastructure is permitted in all setback 
areas.

2.  GREEN BUILDING COMPLIANCE

a.	 Achieve the minimum level for one of the following green 
building rating systems or their equivalent:
(1)	 Built Green – as promoted by the local building trade 

organization
(2)	 LEED – as promoted the U.S. Green Building Council 

(www.usgbc.org)
(3)	 Green Globes – as promoted by the Green Building 

Initiative (www.thegbi.com)
(4)	 National Green Building Standards – 2008 (www.

nahbgreen.org) for residential only
3.  EXTERIOR LIGHTING

Goals: Nighttime building illumination should reinforce prominent 
building design elements yet avoid off-site lighting and night sky 
pollution. Technologies to reduce light pollution include full cutoff 
luminaires, low-reflectance, and low-angle spotlights.  Computer 
modeling of commercial project’s site lighting is encouraged.  
a.	 For all buildings except Low Rise Residential (under four 

stories):
(1)	 Submit a Lighting Plan, depicted on the site plan, for 

all projects with four or more exterior fixtures. The 

Illustrative Photo:  Walkable and Sustainable Community
Lighting Plan must include all elements as found in the 
Glossary for “Lighting Plan”.

(2)	 Lighting power densities must not exceed ANSI/
ASHRAE/IESNA Standard 90.1-2010.

(3)	 Meet exterior lighting control requirements from ANSI/
ASHRAE/IESNA Standard 90.1 - 2010.

(4)	 Follow all the requirements that applies to the 
development proposed as found in ANSI/ASHRAE/
IESNA Standard 90.1 - 2010.

b.	 For all Low Rise Residential Buildings (under four stories):
(1)	 Lighting fixtures shall have translucent covers that 

eliminate glare and have full cutoff features/shielding 
to prevent direct light from the fixture to shine beyond 
the property limits where the fixture is installed.

(2)	 Lights of less than 15 watts used for holiday decoration 
are exempt.

(3)	 Lighting for U.S. flags intended to be properly displayed 
at night is exempt.

4.  REACH CODES

a.	 Projects that achieve Passive House Certification shall 
be deemed compliant with the energy conservation 
requirement.

b.	 Projects that achieve Living Building Challenge shall be 
deemed compliant with both the energy conservation 
requirement, and the green building requirement.

5.  RECOMMENDED ELEMENTS (NOT REQUIRED)

a.	 Solar Hot Water system
b.	 Photovoltaic system 
c.	 LEED Platinum

Illustrative Photo:  Sustainable Community

Amended Date:  04-15-14, 03-03-15
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8.O  SINGLE-FAMILY HOUSE - STREET ACCESS

Illustrative Plan Diagram Illustrative Axonometric Diagram Illustrative Photo:  Side Yard Driveway Access

8.  LANDSCAPE STANDARDS

a.	 The Common standards 11.C and the Single-Family 
Landscape standards set forth in Section 11.E.1 are 
applicable to Single-Family Houses.

9.  SUSTAINABLE STANDARDS

a.	 The Common standards in 12. C and Residential Sustainable 
standards set forth in Section 12.E are applicable to Single-
Family Houses.

10.  SITE IMPROVEMENT STANDARDS

a.	 The Standards set forth in Section 13 are applicable to 
Single-Family Houses.

11. PARKING

a.	 Residential Parking quantity requirements by District - 	See 
Section 3.

b.	 Parking may be provided in attached, semi-detached, or 
detached garages accessed from the street. 

c.	 Dwellings have direct or indirect access to their garages.
d.	 Parking may be provided in Tandem stalls.
e.	 Refer to Section 3 for additional District-specific parking 

standards.

12. ACCESSORY UNITS

a.	 Accessory Units are allowed for the Single-Family House - 
Street Access Building Type. See Section 8.P for Accessory 
Unit Building Type Standards.

attached garages with a front driveway condition may 
have three bays when one of the bays is recessed a 
minimum of 8 ft. from the other garage bays and when 
a Porch Frontage Type is used with a porch at least 80 
sq. ft. in size, (See Section 9.G).

(3)	 Attached garages at corner lots may be accessed 
from the secondary side street, however the Primary 
(front) Street facing facade shall have articulation and 
windows, similar to the front facade.

(4)	 If an attached garage is setback 16 ft. or more from 
the main facade of the house, or if the conditions of 
c(5) below are met, it shall be considered as a side 
yard driveway condition per 5.c. block face percentage 
calculation.

(5)	 A garage may be part of a front facade when the 
garage has a side driveway condition. With a side 
driveway condition, the garage portion of the facade 
facing the street will feature design elements to 
match the residence. These elements may include 
similar window types, an upper story, and/or further 
architectural articulation complementary to the 
principal structure.

d.	 Refer to Section 3 for additional District-specific building 
height standards.

7.  FRONTAGES

a.	 Allowed Frontage Types for Single-Family Houses are:
(1)	 Forecourt	 (9.E)
(1)	 Porch		 (9.G)
(2)	 Stoop	 (9.H)

b.	 Refer to Section 9 for Frontage Type definitions and 
standards.

c.	 Refer to Section 3 for applicable District standards for 
allowed encroachments into required setbacks.

4.  LOT SIZE

a.	 Width:  Min. 50 ft.          
b.	 Depth:  Minimum 100 ft. 
c.	 See applicable District Standards in Section 3 for required 

setbacks and Build-to-Lines.

5.  ACCESS

a.	 The main entry to the building shall be accessed directly 
from and face the Primary (Front) Street.  Corner buildings 
may have access on Secondary (Side) Street.

b.	 Garages and services shall be accessed from the street in 
either a side yard driveway or front driveway condition.  On 
corner lots the garage may be accessed from the Secondary 
(side) Street.

c.	 Driveways shall be placed a minimum of 30 ft. apart unless 
combined into a shared driveway condition.  

d.	 Services, including utility access, above ground equipment 
and trash containers shall be located off of the street and 
screened from view. 

6.  BUILDING SIZE AND MASSING

a.	 Maximum number of stories:  2.5
b.	 Height may be increased to 3 stories in the BMS-NE District.
c.	 Garages shall be secondary to the front elevation of the 

house and in no case may the garage be more than 60 
percent of the structure facade.
(1)	 Detached or semi-detached garages shall be set to the 

rear of the lot with a side yard driveway. Corner lots 
may have driveway access from the Secondary (side) 
Street.

(2)	 Attached garages with a front driveway condition shall 
be setback a minimum of 4 ft. from the front facade, 
or reduced (1) story minimum in height from the 
main portion of the house. When otherwise permitted, 

1.  TYPE DESCRIPTION

The Single-Family House - Street Access Building Type is a 
structure that accommodates one primary residence.  Garages 
are accessed from the street by a side yard or front driveway.  
This type cannot be used if a rear Alley is provided.  Home 
Occupations may also be allowed per District standards.  A 
variety of lot sizes will allow for a diverse range of Single-Family 
homes in order to respond to the needs of different households, 
house sizes, and affordable levels.

2.  APPLICABLE DISTRICTS

a.	 Neighborhood General 	 (BMS-NG) (3.D)
b.	 Neighborhood Edge 		  (BMS-NE) (3.E)

3.  STREETSCAPE

a.	 Street Access Houses require a design and layout that 
lessens the visual impact of the garages from the street.  
The preferred solution is the side yard driveway.

b.	 Streetscape diversity is achieved through different models 
and architectural styles. Each block face shall contain at 
least three different models.  Different models are defined as 
those with significant variation in floor plan configuration and 
minor variation in size or number of bedrooms.

c.	 Each of the three models must have at least two 
architectural styles and color schemes. To further 
differentiate models, vary wall colors and materials.

d.	 Not more than two of the same model with the same 
architectural style can be used on a block face.

e.	 Variety in building height is encouraged along a block face.

Primary (Front) Street

Entry

S
ec

on
da

ry
 (

S
id

e)
 S

tr
ee

t

S
id

ey
ar

d 
S
et

ba
ck (Alternate) Drive off 

Side Street

Entry

Detached
Garage

Prim
ary (Front) Street

Se
co

nd
ary

 (S
ide

) S
tre

et

Mid-Block Type Corner Type

Attached
Garage

S
id

e 
Ya

rd
 D

ri
ve

w
ay

Fr
on

t 
D

ri
ve

Side Yard Driveway
Alternate Driveway

Front 

Driveway

Amended Date:  06-19-12, 04-15-14

Illustrative Photo:  Front Driveway Garage
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13.A  FENCING

1.  RESIDENTIAL

a.	 General Considerations
(1)	 A fence is defined as a structural or ornamental barrier 

separating one exterior space from another. The intent is 
to create good neighbor fences and make alleys people-
friendly by allowing homeowners to view activities in the 
alley.

(2)	 The heights or elevations of any wall or fence shall be 
measured from the finished grade natural elevations of 
the property at or along the applicable points or lines. 

(3)	 Cyclone and chain link fences are prohibited. Fences 
must be constructed of grade #2 (or better) no-hole 
cedar, masonry, recycled plastic, iron, powder coated 
steel, or aluminum.

b.	 Standards
(1)	 Side, rear yard, and Alley fences shall be a maximum of 

6 ft. in height. All solid or 0% transparent fences shall 
consist of 60 inches height solid fencing, with an 12 
inches height articulation on top of fence, for a maximum 
total fence height of 6 ft. Articulation shall be a minimum 
of 50% transparent, composed of the same material as 
the fence unless otherwise approved by the City.  Height 
shall be measured from the Natural Grade. 

(2)	 Front fences. 
i.	 Any fence extended beyond the front of the house, 

must not exceed 4 ft. in height. 
ii.	 Painting of front fences is allowed when painted 

to complement the exterior color of the residential 
structure. Any painted fence must be maintained 
so as to conform to the standards established for 
fences.

(3)	 No tree, whether in a setback or on private property, 
shall be used for the attachment or support of any fence 
or privacy screen.

(4)	 Fence company signs may not be affixed to fences.
(5)	 Fencing in Courtyard Housing and Cottage Court front 

yards shall be a maximum of 4 ft. high.
(6)	 Hedges may be established as a fence along the front 

yard or corner lot side yard when the maximum height of 
the plant materials is maintained at 4 ft. or less.

(7)	 When trash receptacles, recycling containers and similar 
are stored outside of a building or other structure, they 
must be screened with a sight obscuring fence which 
matches the style and materials of other fencing on the 
lot and must be one foot high than the object being 
screened.

(12)	 Enclosed Courtyard Screen.
i.	 A solid or semi-solid partition constructed of the 

same or similar materials or as approved by the 
City as the principal structure and either partially or 
completely surrounding an outdoor living space.

ii.	 May extend into the front yard setback no more 
than 6 ft. beyond the front facade/front porch of 
the principal structure, but in no event exceed 40 
percent of the width of the lot.

iii.	 Must be decoratively embellished on the exterior 
when a solid screen is built.

iv.	 Maximum height of 6 ft.

2.  COMMERCIAL DISTRICT FENCING AND LANDSCAPE/
RETAINING WALLS

a.	 General Considerations
(1)	 Fences and landscape/retaining walls will be reviewed 

as part of the landscape plan submittal for development 
applications.  A fence is defined as a structural, 
functional or ornamental barrier separating one exterior 
space from another. 

(2)	 The heights or elevations of any wall or fence shall be 
measured from the finished grade elevations of the 
property at or along the applicable points or lines. 

(3)	 No cyclone or chain link fences are allowed except as 
noted below and except that fence posts may be metal or 
steel enclosed in wood and as noted below. Freestanding 
concrete and masonry walls shall be minimum 8 inches 
thick. Wood shall be painted unless natural cedar or 
redwood is used. Site wall materials should generally 
match building materials. Metal and iron fencing shall be 
configured in predominately vertical elements; all metal 
surfaces shall be painted.

b.	 Standards      
(1)	 Acceptable materials for Fences and Landscape/Retaining 

Walls are as follows:
i.	 Brick, concrete and stone masonry; 
ii.	 Architecturally detailed exposed cast-in-place 

concrete;
iii.	 Stucco, cement based;
iv.	 Wood pickets, lattice and boards; use #2 or better 

no-hole cedar;
v.	 Painted wrought iron, powder coated steel, or 

aluminum; 
vi.	 Chain link, for rear property lines in the 		

BMS-SD-DR District only;
(2)	 Fences constructed with wood are encouraged to use 

wood wrapped steel posts. 
(3)	 All fences shall be 6 ft. in height or less. Wood wrapped 

steel posts for fences may be higher than 6 ft. Height 
shall be measured from the Natural Grade. 

(4)	 No tree, whether in a setback or on private property, 
shall be used for the attachment or support of any fence 
or privacy screen.

(5)	 Fences along alleys shall be located outside access 
easement tract.

3.  NEIGHBORHOOD STORAGE AREA FENCING

a.	 Fencing and Screening Required: Fencing and screening is 
required around all portions of the lot utilized for the outdoor 
storage as allowed per Land Use Table, Section 2.C. All 
fencing and screening shall be installed in accordance with the 
following requirements: 
(1)	 Building setbacks. All Neighborhood Storage Areas must 

be fenced with a secured, black, vinyl coated chain link 
fence placed 10 ft. from the front sidewalk, 6 ft. from 
side property line, 6 ft. from rear property line. 

(2)	 Minimum Fence Height. Fencing of outdoor storage areas 
shall be constructed to a minimum height as follows: 
i.	 6 ft. in height in BMS-NG district.

(3)	 These standards supersede the parking placement 
standards by District, section 3.

b.	 Landscape screening, See 11.C.8 for storage facility screening.

Iron Fencing Painted Wood Fencing Picket Fencing

Side and Rear Yard Fencing

Front Yard Fencing

Wing Fencing with Gate

Corner Lot Fencing

c.	 Maintenance Required. Fences, walls and landscaping 
surrounding outdoor storage areas shall be well maintained 
and kept free of litter, posters, signs and trash. 

4.  COMMUNITY STORAGE FACILITY FENCING

a.	 Community Storage Facility fencing and screening shall comply 
with all Neighborhood Storage Area Standards in 13.A.3 except 
that:
(1)	 Minimum Fence Height.  Fencing of outdoor storage areas 

shall be constructed to a minimum height of 8 ft. tall in 
the BMS-NC-P Overlay District.

Amended Date:  04-15-14, 03-03-15

TSawin_15
Callout
Articulation not required in neighborhood edge lots.












































	 Regular Meeting - 7:00 p.m.
	 Welcome and Roll Call
	 Approval of Agenda
	 Approval of Minutes
	1. Draft Minutes from the March 23, 2016 Regular Plan
	Coversheet
	Draft Minutes 3-23-16


	 Public Comments
	 Public Hearing Explanation
	 Unfinished Business - Public Hearing
	 New Business – Public Hearing
	1. Consideration of Proposed Amendments to the Land U
	Planning Commission Agenda Item Coversheet
	Z2016-102 Staff Report
	Proposed Sustainability Amendment
	Proposed Garage Setback Amendment
	Proposed Fencing Amendment
	Built Green Checklist
	Energy Star Checklist


	 Communications
	 Adjournment

