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The Downtown Gladstone Revitalization Plan (The Downtown Plan) contains
recommendations for amendments to Title 17 of the Gladstone Municipal Code to
implement the City’s vision for the Portland Avenue corridor in the downtown
core. This memo highlights major aspects of the proposed changes to the
Municipal Code, including any differences between proposed changes and
Downtown Plan recommendations.

Overview of the Downtown Core Overlay

The Downtown Revitalization Plan (adopted by City Council in 2017) recommends
the creation of a new zoning overlay district in Gladstone’s downtown core to
encourage development that is walkable, mixed-use, and higher density than the
underlying C-2 zoning district. The Downtown Core Overlay Zone would also
provide design standards to ensure that new development compliments the
existing buildings downtown.

The overlay zone would add an increased height allowance for buildings with a
15’ floor to ceiling height on the ground floor, a requirement for non-residential
ground floor uses, maximum parking ratios but no or low minimum parking
ratios, and site and building design standards. The overlay zone is intended for
more downtown-specific uses than the C-2 district. In situations where there is a
conflict between the C-2 zone and Downtown Core Overlay, the overlay zone
would apply.

Overview of the C-2 Zone Amendments

Included in the Downtown Plan are recommended amendments to the underlying
C-2 zone. Mixed-use development and middle housing types would be added as
permitted in the C-2 district where they are currently not allowed. Proposed
changes also include amending dimensional standards such as a reduced
minimum setback for residential uses.

Another amendment to the C-2 zone would be an allowance for a reduction in the
minimum number of required parking spaces if a new development provides
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affordable housing and is in close proximity to a transit station. On-street parking
spaces could also be counted towards the minimum number of required parking
spaces if they are adjacent to the development. There are no suggested changes
to the Zoning Map. Except for the changes listed below, these amendments are
consistent with the recommendations of the Downtown Revitalization Plan.

Suggested Changes from Downtown Plan Recommendations

The proposed amendments include four general refinements to Downtown
Revitalization Plan recommendations.

Allow for broader range of uses on the ground floor: The proposed
amendments include allowing non-residential uses on the ground floor.
The Downtown Revitalization Plan recommends that new development be
required to have retail uses on the ground floor in the downtown overlay
zone. However, by limiting the ground floor uses to only retail, some uses
that would be appropriate for an activated downtown space would be
excluded such as professional offices or a ground floor lobby/recreational
space for residents of apartments. In addition, retail uses may not be
feasible especially given market changes in demand for store-front retail.

Permit a broader range of housing types in Downtown: In the Downtown
Core Overlay zone, residential uses are only permitted as a part of a
mixed-use development. The intent of this standard is to ensure that high
density, mixed-use developments are located along Portland Avenue.
Allowing lower density uses such as single-family or middle housing in the
downtown core zoning district would be inconsistent with the goals of the
downtown revitalization plan.

Restrict future single-family residential development in Downtown: The
Downtown Plan recommends that attached single-family and multi-family
uses be allowed outright in the C-2 zone. Currently, residential uses
require a conditional use in the C-2 zone. The C-2 zone is intended to
accommodate higher intensity uses and serve a larger population than
other zoning districts. Because the intent of the C-2 zone is to support
higher density, allowing detached-single family uses to this zone would be
inconsistent with the goals of increasing density in this area.

Minimize presence of off-street parking: For buildings that face Portland
Avenue, the amendments propose all required off-street parking within a
building to be setback at least 20’ behind the street facing building fagade.
Since non-residential uses are proposed on the ground floor, this
additional setback for parking areas within a building is intended to ensure
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that a use other than a parking garage is along the ground floor of a
building along Portland Avenue.

Additional Potential Changes to the Downtown Plan

There are three additional topics for consideration. The following are potential
additional changes to zoning not included in the Downtown Plan.

Increase the maximum height allowance to four stories, not to
exceed 50 feet. The proposed Downtown Overlay zone would allow a
maximum height of three stories, not to exceed 35 feet, with an increased
height to 40 feet if the ground floor has a floor to ceiling height of at least
15 feet. To increase the financial feasibility of redevelopment in the
downtown overlay district, it would be beneficial to increase the maximum
height allowance to four stories, not to exceed 50 feet. The reason for this
suggestion is because keeping the maximum height at 40 feet with a 15’
floor to ceiling height may not provide sufficient incentive for
redevelopment. Increasing the maximum height to 50 feet would be
consistent with the goals and intent of the overlay district and lead to
more redevelopment opportunity. Any new developments will still abide by
the building form and design standards required by the overlay zone.

Eliminate minimum parking requirements in the Downtown Overlay
Zone. There are a growing number of cities around Oregon (including
North Bend, Madras, and LaGrande, to name a few) that have no minimum
parking requirements in their downtowns. Gladstone’s proposed Downtown
Overlay Zone is intended to provide walkable and pedestrian friendly
development in Gladstone’s downtown core. Eliminating minimum parking
requirements would be consistent with the goal of a less car-dependent,
more pedestrian friendly downtown. Requiring parking creates a significant
cost for any new development. By eliminating parking, the cost of
development would be reduced, which increases the feasibility of new
development and implementing the vision of the Downtown Revitalization
Plan. The City may want to limit implementation of a zero parking
standard if combined with other parking management strategies such as
increased parking enforcement and improved access to transit.

Extend the boundaries of the Downtown Overlay zone. The overlay
zone is proposed to be bound by W Exeter Street and W Arlington Street.
Only parcels that have frontage on Portland Avenue would be within the
proposed overlay zone. The Downtown Revitalization Plan Study Area
included a much wider range of properties. There are several commercial
and multifamily structures within the study area that are not included in



the proposed overlay zone. There is an opportunity to expand the overlay
zone to the north or to the side streets, so the district encompasses more
properties. This would create a more comprehensive overlay zone by

including more properties than the immediate downtown core and provide
more opportunities for redevelopment.
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C-2—COMMUNITY COMMERCIAL DISTRICT

Sections:

17.18.010 Purpose.

17.18.020 Uses allowed outright.
17.18.040 Conditional uses aHewed.
17.18.050 Limitations on use.
17.18.060 Dimensional standards.
17.18.070 Off-street parking standards.

17.18.080 Exceptions in case of large scale development.

17.18.010 Purpose.

The purpose of a C-2 district is to implement the comprehensive plan by: 1) and-te providing for the
establishment of a community shopping center serving most of the occasional retail and specialty
shopping needs of area residents and thus service a much larger area and a much larger population than
is served by the C-1, local commercial district, and; 2) allowing a range of housing types to encourage
more housing in the city’s core and promote a greater mixture of uses.

Statutory Reference: ORS Ch. 197, Ch. 227

History: Ord. 1131 §2, 1990.

17.18.020 Uses allowed outright.

In a C-2 zoning district, the following uses and their accessory uses are allowed outright:
(1) Retail trade establishment, except when listed as a conditional use.

(2) Business, governmental or professional office.

(3) Medical clinic.

(4) Financial institution.

(5) Personal and business service establishments such as a barber shop, tailoring shop, printing shop,
laundry or dry cleaning, sales agency, or photography studio, except as listed as a conditional use.

(6) Eating or drinking establishment, including outdoor seating related to the primary use.

(7) Hotel or motel.



(8) Small appliance repair including radio, television and electronics repair.

(9) Community service facility such as a fire station, library, community center, park, utility facility or
meeting hall.

(10) Mixed-use development.

(11) Attached residential dwellings (duplex, triplex, quadplex).

(12) Townhouses.

(13) Cottage clusters.

(14) Multi-household residential dwellings.

(15) Accessory Dwelling Units (ADUs) in connection with a permitted residential use.

Statutory Reference: ORS Ch. 197, Ch. 227

History: Ord. 1131 §2, 1990; Ord. 1289 § 1, 2000; Ord. 1323 §1, 2002.

17.18.040 Conditional uses allewed.

In a C-2 zoning district, the following uses and their accessory uses are allowed subject to GMC Chapter
17.70 (conditional uses):

(21) Funeral home.



(42) Small scale amusement or recreational facility such as a billiard or pool hall.
(53) School and associated buildings, structures and facilities.

(64) A use listed as a permitted outright use but not meeting the limitations of GMC Section 17.18.050
(limitations on use).

(57) Planned unit development (PUD).

(68) Foster homes.

(87) Day care center.

(208) Recreation vehicle park, subject to GMC Section 17.62.100 (recreation vehicle park).

(219) Business activities conducted in conjunction with a use allowed outright under GMC Section
17.18.020 (uses allowed outright), not conducted wholly within an enclosed building and not specifically
provided for under GMC Subsections 17.18.050(1) through (3).

(1210) Uses operating between 12:00 a.m. and 5:00 a.m.

(11) Manufacturing of edible or drinkable products retailed on the same site, including the primary
processing of raw materials {e.g., malt, milk, spices) that are ingredients in edible or drinkable products
retailed on the same site, and also including the wholesale distribution of edible or drinkable products
that are manufactured and retailed on the same site.

Statutory Reference: ORS Ch. 197, Ch. 227

History: Ord.1131 §2 (Part), 1990; Ord. 1198 §1(C), 1994; Ord. 1289 §1, 2000; Ord. 1323 §1, 2002; Ord.
1341, 2003.

17.18.050 Limitations on use.

All business activities, including service, repair, processing, storage and merchandise display shall be
conducted wholly within an enclosed building except for the following:

(4} Drive-4 i " I iaht:
(21) Outdoor play areas accessory to a community service facility;

(32) Display of merchandise along the outside of the walls of a building provided such display does not
extend more than three feet (3’) from the walls and does not obstruct required pedestrian or bicycle
access, emergency access or off-street parking areas; and

(43) Activities-approved-ir
E fidlonal | 4.

(54) The following limitations apply to developments along Portland Avenue:




(a) All non-residential uses shall provide ground floor windows along Portland Avenue. Required
window areas must be either windows that allow views into working areas or lobbies, pedestrian
entrances or display windows. Required windows may have a sill no more than 4 feet above grade.
Where interior floor levels prohibit such placement, the sill may be raised to allow it to be no more
than 2 feet above the finished floor level, up to a maximum sill height of 6 feet above grade.

(b) Ground floor residential uses shall provide ground floor windows along Portland Avenue.
Required window area must cover at least 25 percent of the ground level wall area of the portion of
the building with residential dwelling units on the ground floor.

(bc) All buildings shall have their primary entrances face Portland Avenue. Primary entrance is
defined as the principal entry through which people enter the building. A building may have more
than one primary entry, as defined in the Uniform Building Code.

(65) The use of Portable Storage Containers as defined in Chapter 5.22.

Statutory Reference: ORS Ch. 197, Ch. 227

History: Ord. 1131 §2 (Part), 1990; Ord. 1323 §1, 2002; Ord. 1392 §6, 2008, Ord. 1404, 2008.

17.18.060 Dimensional standards.

Except as provided in GMC Chapter 17.38 (planned unit development), Chapter 17.72 (variances), and
Chapter 17.76 {exceptions), the following dimensional standards shall apply in a C-2 zoning district:

(1) Setbacks:

(a) Non-residential uses and mixed-use development: Thereshall-be-aNo minimum setback
requirements, except a maximum setback of five feet (5’) shall be maintained along Portland Avenue
frontages.

(b) Residential uses: five feet (5') maximum front setback; 15 feet minimum rear setback.

(2) Off-Street Parking. The boundary of any area developed or intended for off-street surface parking
shall be located a minimum of five feet {5’) from all property lines. An exception to the minimum
setback standard for off-street parking shall be made for existing parking when the use complies with
GMC Section 17.18.070 (off-street parking standards).

(3) Building Height. The maximum building height shall be thirby-fivefeet (35 feet) or three stories. Fhis
B \ ol actal :




(b) Vertical projections such as chimneys, spires, domes, elevator shaft housings, towers, aerials,
flagpoles and similar objects not used for human occupancy are exempt from the maximum building
height standard;

(4) Equipment Setbacks. There shall be no minimum setback requirements for central air conditioners,
heat pumps and similar equipment except when a lot line abuts a residential zoning district, in which
case the minimum setback requirement from the lot line abutting the residential zoning district shall be
ten feet (10°).

(5) BensityMinimum Lot Area.-Residential-densityshall-notexceed-thatallowed-inthe R-5zoning

{a) Attached residential dwellings, townhouses, and cottage clusters uses shall comply with the
minimum lot area requirements for the R-5 zoning district.

(b) Multi-household dwellings shall comply with the minimum lot area requirements for the MR
zoning district.

B -Hetelsand-Metels:
RE e | hail be-five hundred-(500) : el i
by T o ¢ hallt hundred feet (100%).

(7) Fences and Walls. The following standards shall apply to fences and walls of all types whether open,
solid, wood, metal, masonry or other material.

{(a) When located between the front lot line and the front building line, fences and walls shal! not
exceed three feet (3’) in height.

(b) Fences and walls not subject to Subsection (7)(a) of this Section shall not exceed six feet (6') in
height.

{c) An exception may be granted to the maximum fence or wall height standards pursuant to review
of an application for conditional use; alteration, expansion or change of use of a nonconforming use;
or design review and when an exception is found necessary to provide adequate screening for the
use.

(d) Fences and walls shall comply with GMC Chapter 17.54 {clear vision).

Statutory Reference: ORS Ch. 197, Ch. 227

History: Ord. 1131 §2 (Part), 1990; Ord.1140 §1, 1991; Ord. 1323 §1, 2002, Ord. 1404, 2008.



[Ed. Note: The publication(s) referred to or incorporated by reference in this ordinance are available
from the office of the City Recorder.]

17.18.070 Off-street parking standards.

(1) Where one commercial use allowed outright is substituted for another in an existing building and the
building is not expanded by more than 10 percent of the floor area used for commercial purposes on
lanuary 1, 1980, no more off-street parking shall be required than was possessed by the previous
commercial use. Where successive expansions of a building are proposed, the total area of all
expansions shall not exceed the 10 percent standard.

(2) The minimum number of off-street parking spaces shall be provided in accordance with the
provisions of Chapter 17.48 except for the following standards:

(a) Residential: 1 space per dwelling unit.

(b) Office, Retail, Bank, or Eating and Drinking Establishment: 1 space per 600 sqg. ft.

(23) If a community service facility or civic use allowed outright is substituted for another community
service facility or civic use on the same property, whether in the same building(s) or a new building(s)
and the total lot coverage is not expanded by more than 10 percent of the lot coverage of the prior
building(s) on the property, no more off-street parking shall be required than was possessed by the
previous facility or use.

{24) When an existing residence in the C-2 zoning district along Portland Avenue is converted to
commercial or mixed-use development, additional off-street parking shall not be required, subject to
the following standards:

(a) The new commercial use shall not exceed a “B” occupancy rating as described in the Oregon
Structural Specialty Code or its successor and shall be identified in GMC Section 17.18.020(2), (5) or
(8);

(b) Signs shall be on-building and indirectly illuminated;
{c) The use shall generate low traffic volumes and require minimal off-street parking; and
{d) Structures and landscaping shall retain a residential appearance.

(5) Required parking reduction. Multi-household development may reduce the total minimum number
of required parking spaces by up to 20% if affordable housing is provided as follows:

(a) Affordable housing is defined as housing that is affordable to those earning 60% of the Area
Median Income (AMI, established by the US Department of Housing and Urban Development).

(b) The development must be located within one guarter mile, measured radially in a straight line,
from a transit stop.




{c) At least 30% of the total number of dwellings units meet the eligibility requirements for
affordable housing for a period of at least 30 years.

(6) On-street parking spaces may count towards the minimum number of required parking spaces when
50% or more of the parking space adjoins the property.

(7) Off-street parking areas shall not be located between the building and street or within required
setbacks.

Statutory Reference: ORS Ch. 197, Ch. 227

History: Ord. 1131 §2 (Part), 1990; Ord. 1323 §1, 2002; Ord. 1503 §1, 2020.

17.18.080 Exceptions in case of large scale development.

The standards and requirements of the regulations of this section may be modified by the Planning
Commission in the case of a plan and program for a planned unit development, or a large scale shopping
center, providing the modifications are not detrimental to the public health, safety and welfare and
providing the Planning Commission determines there is provision for adequate public spaces and
improvements for the circulation, recreation, light, air and service needs of the developed tract and its
relation to adjacent areas and for such covenants or other legal provisions as will assure conformity to
and achievement of the plan.

Statutory Reference: ORS Ch. 197, Ch. 227

History: Ord. 1131 §2 (Part), 1990.






DC Downtown Core Overlay Zone

Sections:
XXXX Purpose.
XXXX Applicability.
XXXX Exceptions and non-conformances.
XXXX Objectives.
XXXX Uses allowed outright.
XXXX Conditional uses.
XXXX Site design and landscaping.
XXXX Building design.
XXXX Off-street parking standards.

XXXX Purpose.

The purpose of the Downtown Core Overlay Zone is to promote a walkable, mixed-use downtown main
street along the four-block section of Portland Avenue from E Exeter Street to E Arlington Street. The
overlay encourages higher density residential and mixed-use development where market demand is
highest and where it is most compatible with existing development on properties facing Portland Avenue.
Land use applications within the Downtown Core Overlay Zone must demonstrate substantial

conformance with the standards and criteria below:

(1) Enhance and protect the city’s quality of life and community image through clearly articulated site and

building design standards;

(2) Protect and promote the city's economic vitality by encouraging high-quality development;
(3) Establish a clear relationship between streets, pedestrian spaces, and buildings; and

(4) Enhance and protect the security and health, safety, and welfare of the public.

XXXX Applicability.

(1) Zoning Districts. The provisions of this chapter apply to new development along the four-block section
of Portland Avenue from E Exeter Street to E Arlington Street within the Community Commercial (C-2)

Zoning District.

(2) Conflicting Regulations. Where conflicts occur between this chapter and other municipal code

regulations or ordinances, the Downtown Core Overlay Zone shall apply.



(3) The provisions of this chapter apply to the development of undeveloped sites, the redevelopment of

previously developed sites, and/or new construction of any building or structure.
XXXX Exceptions and non-conformances.

(1) Routine Repairs and Maintenance. Routine repairs and maintenance are exempt from these

standards.

(2) Additions or Expansion. Additions to or expansions of an existing building or structure are exempt
from standards contained in this chapter that are specific to section XXXX Building Design, provided the
addition or expansion is less than 800 square feet of gross floor area. If the addition or expansion
consists of 801 square feet or more of gross floor area, then the standards contained in this chapter that
are specific to section XXXX Building Design shall apply to the addition or expansion. Existing
nonconforming portions of the building shall come into conformity as provided in Chapter XX. As part of
the addition or expansion, and regardless of size, all other portions of the site (landscaping, off-street
parking and loading, supplementary regulations and exceptions, and nonconformances, etc.) must

comply with respective code requirements as applicable.
(3) Nonconformances. See Chapter XX for application of these standards in nonconforming situations.

XXXX Uses allowed outright.

In the Downtown Core Overlay Zone, the following uses and their accessory uses are allowed outright:

(1) Non-residential uses: All non-residential uses permitted in the underlying Community Commercial (C-

2) Zoning District unless otherwise specified by this Section.

(2) Residential uses: For parcels along Portland Avenue, permitted in upper floor stories of multi-story

development only. Ground floor dwelling units are permitted along side streets.

XOOX Conditional uses.

Uses permitted as conditional uses in the underlying Community Commercial (C-2) Zoning District shall
be prohibited unless otherwise specified by this Section. The following uses are permitted as a conditional
use in the Downtown Core Overlay Zone.

(1) Funeral home

(2) School

(3) Small scale amusement or recreational facility such as a billiard or pool hall.
(4) Planned Unit Development (PUD)



(5) Foster homes

(6) Day care centers

(7) Manufacturing of edible or drinkable products retailed on the same site. Including the primary
processing of raw materials (e.g., malt, milk, spices) that are ingredients in edible or drinkable products
retailed on the same site, and also including the wholesale distribution of edible or drinkable products
that are manufactured and retailed on the same site.

XXXX Site design and landscaping.

Intent. Create a sense of enclosure and human scale by orienting buildings to streets or public spaces
and prioritize pedestrian circulation and walkable development.

(1) Building Orientation. The street facing building fagade must extend along at least 50 percent of the
lot's street frontage(s). If the lot has more than one street frontage, this requirement shall apply to all of
the lot’s street frontages. This required 50 percent building frontage must be at the back of a public
sidewalk, public right-of-way, or adjacent to an area dedicated to the public. See Figure 1: Site Design
and Landscaping.

(2) Primary Building Entrance.

(a) Corner Building. A primary entrance is required at the corner within 10 feet of right-of-way. Where
a corner entrance is not practicable, a primary building entrance must be within 40 feet of the corner
and adjacent to Portland Avenue. See Figure 1: Site Design and Landscaping.

(b) Interior Building. A primary entrance is required within 10 feet of public right-of-way and directly
connected to a public sidewalk.

(3) Setbacks. No minimum setback requirements, a maximum setback of five feet (5’) shall be maintained
along Portland Avenue frontages.

(4) Driveways. Each property is allowed a maximum of one (1) driveway regardless of the number of
street frontages. Corner lots shall be prohibited from having a driveway entrance along Portland Avenue
except for instances where the driveway cannot be located at least twenty feet (20') from the intersection.

(5) Parking Areas. For buildings that face Portland Avenue, all required off-street parking within a building
must be setback at least 20’ behind the street facing building facade.

(6) Landscaping. Landscaping shall be provided in accordance with Chapter 17.46 except as follows:
(a) Parcels fronting Portland Avenue. No minimum landscaping requirement along Portland Avenue.

(b) Surface parking areas shall have a five foot (5") wide landscape buffer between the parking area
and any adjacent public street. See Figure 1: Site Design and Landscaping.



FIGURE 1:SITE DESIGN AND LANDSCAPING
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XXXX Building design.
Intent. Articulate building facades to break up large volumes and promote human scale development.

(1) Building height. The maximum building height shall be three (3) stories, not to exceed 35 feet. See
Figure 2: Building Design (Building Height). This restriction may be varied as follows:

(a) Vertical projections such as chimneys, spires, domes, elevator shaft housings, towers, aerials,
flagpoles and similar objects not used for human occupancy are exempt from the maximum building
height standard;

(b) The maximum building height shall be increased to 40 feet if the minimum floor to ceiling height of the
ground floor is 15 feet (measured from finished ground floor to bottom of joists or slab on next floor up).
See Figure 2: Building Design (Building Height).



FIGURE 2: BUILDING DESIGN (BUILDING HEIGHT)

MAX HEIGHT INCREASES FROM 35
TO 40" WHERE GROUND FLOOR IS
15" MINIMUM (FLOOR TO CEILING)

(3) Windows/Transparency.

(a) Windows are required for 60 percent of the ground floor fagade along public street frontages and
40 percent on facades facing required parking areas. See Figure 3: Building Design (Transparency,
Articulation & Building Form).

(b) Upper-floor window orientation must be vertical or have a width that is no greater than the width of
the ground-floor window immediately below it. Upper-floor windows should follow the vertical lines of
the lower-level piers and the horizontal definition of spandrels and any cornices.

(c) ATMs and Service Windows. ATMs and service windows must be visible from the public right-of-
way for security and have a canopy, awning, or other weather protection shelter.

(d) Prohibited Windows. Highly tinted, opaque, or mirrored glass (except stained-glass windows) do
not meet the intent of this section and are prohibited.

(4) Building articulation. Each facade of a primary building facing a street shall be articulated through
recessing, projecting, banding, articulation of exterior materials, or change of materials, by incorporating
patterns that are offset by a minimum depth (projecting or recessing) of at least 16 inches from one
exterior wall surface to the other and the offset shall extend the length and height of its module.
Articulation patterns shall repeat a minimum of every 20 feet for the entire length of the facade. This
standard shall only apply to facades that exceed 40 feet in length.

(5) Pedestrian shelters.

(a) Pedestrian shelters or weather protection shall be provided over all adjacent public sidewalks so
that 50 percent of the length of the building frontage and adjacent sidewalk has weather protection.

(b) Pedestrian shelters must match the width of storefronts or window openings and be integral to the
overall composition of the building. Designs must address the location and function of the shelter,
building codes, architectural compatibility, durability, and right-of-way constraints, if any.

(6) Building form.

(a) Where a wall of a proposed building is 10 feet taller or more than the adjacent building, the taller
building must follow the horizontal lines of the shorter building along the ground floor, and reference
elements or detailing of the shorter building(s) on its upper stories.



(b) Multi-story buildings must have designs that establish prominent horizontal lines and avoid blank
walls. Examples of such horizontal lines include: the base below a series of storefront windows; an
existing awning or canopy line, or belt course between building stories; and/or an existing cornice or
parapet line. (c) Corner building. Corner buildings must include at least a two-step hierarchy in the
building height, with the tallest portion of the building at the corner, tapering down in height along
each street frontage. Buildings must additionally include at least two of the following on building
corners facing the public right-of-way:

(A) Bay windows
(B) Roof decks or balconies on upper stories
(C) Crowning features to a tower form such as wide cornices, projecting parapets.

(d) Buildings with flat roofs must have projecting cornices to create a prominent edge against the sky.
Cornices must be made of a different material and color than the predominate siding of the building,
except that brick siding may include matching brick cornices.

(e) Decks and Balconies. Decks and balconies on upper stories should be designed so that they do
not significantly increase the apparent mass of the building. Mixed-use building facades adjacent to
streets and pedestrian spaces should provide balconies of a sufficient depth that are integrated into
the structure and fully functional.

FIGURE 3: BUILDING DESIGN (TRANSPARENCY, ARTICULATION & FORM)
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FIGURE 4: BUILDING FORM
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(6) Building materials.

(a) Exterior building materials must consist predominantly of unfinished wood, painted or natural-
stained wood, fiber cement lap siding, stone, rusticated concrete block, or comparable cladding
approved by the Planning Commission.

(b) For buildings three stories or more, elevations must incorporate changes in material that define a
building’s base, middle, and top and create visual interest and relief.

(7) Color.

(a) Muted and subtle earth tones or neutral colors, that are low-reflectance shades, are preferred as
the primary colors of buildings. Natural wood finishes are encouraged. Alternative colors may be
approved by the Planning Commission.

(b) Coordinated Color. Color schemes must be simple and coordinated over the entire building to
establish a sense of overall composition. Color schemes must tie together signs, ornamentation,
awnings, canopies and entrances.

(8) Screening Mechanical Equipment.

(a) Rooftop mechanical equipment shall be screened from the view of adjacent public streets and
abutting properties by an extended parapet wall or other roof forms that are integrated with the
architecture of the building.

(b) Ground level mechanical equipment shall be screened using vegetation screening or structural
screens that are integrated with the materials and colors of the building.



(9) Accessibility. Accessibility must be consistent with Americans with Disabilities Act (ADA) standards
and applicable building codes. Wheelchair ramp design must incorporate materials and detailing similar to
the base of the building.

(10) Sustainability. Where possible, use materials indigenous to the region and/or manufactured or
supplied locally and that have minimal adverse impacts to the environment.

XXXX Off-street parking standards

underlying zoning district except for the following standards:

(1) Minimum Parking Required:
(a) Residential Uses: 0.5 parking spaces per unit
(b) Office, Retail, Bank, or Eating and Drinking Establishment: 1 space per 600 sq. ft.
(c) Mixed-Use Development:

(A) Residential: 0.5 spaces per unit

(B) Commercial: 1 space per 600 square feet

(2) Off-street parking screening. Surface parking must be screened from the public right-of-way by one or
a combination of the following:

(a) Low walls made of concrete, masonry, or other similar material and not exceeding a maximum
height of three feet.

(b) Raised planter walls planted with a minimum 80 percent evergreen shrubs not exceeding a total
combined height of three feet.

(c) Landscape plantings consisting of trees, of which at least 80 percent are deciduous, and shrubs
and groundcover materials, of which at least 80 percent are evergreen.



