
City Municipal Center, 616 NE 4th Avenue

DESIGN REVIEW COMMITTEE MEETING AGENDA

Thursday, November 19, 2015, 5:00 PM

I. CALL TO ORDER

II. INTRODUCTIONS

III. MEETING ITEMS

One Stop Mini Storage (DR15-03)

Details: Proposal to construct five mini storage buildings, one of which includes an office. The 

Design Review Committee (DRC) provides a recommendation to the decision maker that 

includes consideration of the general design review standards of Camas Municipal Code 

(CMC) Chapter 18.19 Design Review and the Design Review Manual (DRM).

Presenter: Lauren Hollenbeck, Senior Planner

A.

Recommended Action: That the Design Review Committee (DRC) reviews the 

submitted materials, deliberates, and forwards a recommendation to the Director for 

a final decision. 

 

Exhibit 1 Staff Report - One Stop Mini Storage (DR15-03)

Exhibit 2 Design Review Checklist

Exhibit 3 Camas Design Review Manual

Exhibit 4 Applicant's narrative

Exhibit 5 Site plans and elevations

Exhibit 6 Photo

Exhibit 7 Lighting specs

Exhibit 8 Lighiting plan

Page 1 
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http://camas.legistar.com/gateway.aspx?M=F&ID=d4b33c2d-fb41-4026-bc8c-aac7f58a1199.pdf
http://camas.legistar.com/gateway.aspx?M=F&ID=374eb238-e1c7-4109-af8d-91b546d52459.pdf


Valencia Short Plat (DR15-05)

Details: Proposal to construct three single family residential detached structures in the MF-18 

zoning district. The Design Review Committee (DRC) provides a recommendation to the 

decision maker that includes consideration of the general design review standards of Camas 

Municipal Code (CMC) Chapter 18.19 Design Review and the Camas Design Review Manual 

(DRM).

Presenter: Lauren Hollenbeck, Senior Planner

B.

Recommended Action: That the Design Review Committee (DRM) reviews the 

submitted materials, deliberates, and forwards a recommendation to the Director for 

a final decision.

 

Exhibit 1 Staff Report - Valencia Short Plat (DR15-05)

Exhibit 2 Design Review Checklist

Exhibit 3 Camas Design Review Manual

Exhibit 4 Applicant's Narrative

Exhibit 5 Site Plans

Exhibit 6 Landscape plan

Exhibit 7 Elevation drawings

Parker Village Townhouse Design Review (DR15-06)                     

Details: The applicant is proposing to develop 60 lots into townhouse and live/work units.  

Design review is required for multi-family development.

Presenter: Robert Maul, Planning Manager

C.

Recommended Action: Review the application, proceed through the design review 

checklist and provide a recommendation to staff for final decision.

 

Exhibit 1 Staff Report - Parker Village Townhomes (DR15-06)

Exhibit 2 Design Review Checklist

Exhibit 3 Camas Design Review Manual

Exhibit 4 Applicant's Design Review Checklist

Exhibit 5 Parker Village Design Review Manual Compliance Summary

Exhibit 6 Parker Village Narrative with maps and renderings

Exhibit 7 Multi-Family guidelines

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

Exhibit 9 Parker Village Lots 16-39

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

Exhibit 11 Parker Village Lots 49-60

IV. MISCELLANEOUS UPDATES

V. ADJOURNMENT

NOTE:  The City of Camas welcomes and encourages the participation of all of its citizens in the public meeting 

process.   A special effort will be made to ensure that persons with special needs have opportunities to 

participate.   For more information, please call (360) 834-6864.
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http://camas.legistar.com/gateway.aspx?M=F&ID=2aa2f07e-4c41-4ce6-be57-b151bce1d02b.pdf
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Community Development Department 

616 NE Fourth Avenue  

Camas, WA 98607 

(360) 817-1568   

 

STAFF REPORT  

Design Review Application for One Stop Mini Storage 

City File No. DR15-03 

 (Related Files: CUP08-01 and SPRV 15-06)  

  

 

TO: Design Review Committee 

FROM: Lauren Hollenbeck, Senior Planner 

APPLICANT: Laura Standridge, Standridge Design, Inc.  

LOCATION: 3444 SE 2nd Ave 

Parcel numbers 91045580, 91045578, 91045577, 91045584, 91045582, 

719111000 

Camas, WA 98607 

APPLICABLE LAW:  The application was submitted on July 27, 2015 and the applicable codes are those codes that 

were in effect at the date of application. Camas Municipal Code Chapters (CMC): Title 18 Zoning (not exclusively): 

CMC Chapter 17.21 Procedures for Public Improvements; CMC Chapter 18.19 Design Review; Camas Design Review 

Manual (2002); and CMC Chapter 18.55 Administration and Procedures; and RCW 58.17. 

BACKGROUND:  

One Stop Mini Storage received a Conditional Use permit (city file no. CUP08-01) to complete a phased 

expansion of their existing business. There are currently four buildings on the property constructed in 

previous phases. The applicant is currently seeking design review approval of the remaining phases 

which includes the construction of five buildings, one of which consists of an office, 19 parking stalls, 

security fencing and landscaping.  

The project area is bordered on the north by a parking lot, on the east by SE Lechner Street, on the 

south by the Burlington Northern Santa Fe Railroad line, and on the west by single-family residences and 

two apartment buildings.  

The majority of the property is located within the Regional Commercial (RC) zoning district and one of 

the parcels is located within the General Commercial (HC) zoning district in the City of Washougal. The 

project is also located at a gateway area to the City of Camas.  

PURPOSE:  

Design Review is required under CMC Chapter 18.19. Design review is not intended to determine the 

appropriate use on a parcel but rather review a proposed development for compliance with City codes 

and plans related to landscaping, architectural elevations and other elements relative to required 

improvements. The recommendations from the Design Review Committee (DRC) must consider the 

general design review standards (CMC Chapter 18.19.050.A and the Camas Design Review Manual 

“DRM” pages 4-7), along with the the specific standards for gateways (CMC Chapter 18.19.050.B and the 
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DRM pages 8-10) and commercial uses (CMC Chapter 18.19.050.C and the DRM pages 11-13); which are 

included in the enclosed Design Review Checklist. 

STANDARD, GATEWAY AND COMMERCIAL DESIGN PRINCIPLES AND GUIDELINES:  

The standard, gateway and commercial principles are required and must be demonstrated to have been 

satisfied in overall intent for design review approval.  The standard design guidelines are developed to 

assist a project in meeting the established principles and each guideline should be adequately 

addressed. If the proposal cannot meet a specific guideline, then an explanation should be provided by 

the applicant as to why and how it will be mitigated to satisfy the intent of the design principles. The 

development guidelines include five major categories: 1) Landscaping and Screening, 2) Architecture, 3) 

Massing and Setbacks, 4) Historic & Heritage Preservation, and 5) Circulation and Connections. The 

Design Review Checklist is enclosed to help guide the DRC in reviewing the standard design review 

principles and guidelines.  

RECOMMENDATION:   

That the Design Review Committee reviews the submitted materials, deliberates, and forwards a 

recommendation to the Director for a final decision.  
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DESIGN REVIEW CHECKLIST 

For One Stop Mini Storage DR15-03 

 

The purpose of this sheet is to provide a simplified and expedited review of the design review principles and 

guidelines using objective review standards. The standards are intended as tool for the decision-maker in 

making findings that the proposal either achieves compliance with the intent of the principles or reasonably 

mitigates any conflict. When reviewing the check sheet, the proposal should as a whole “meet” the standards 

and thus be generally consistent with the overriding principles. [Compliance or non-compliance with any one 

standard is not a determinant. However, where several standards fail, they should be offset by standards 

that exceed other standards] 

 

Standard Principles and Guidelines 

 

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

development into the surrounding environment. 

Exceeds Meets Fails NA  

    Landscaping, including trees, shrubs, and vegetative groundcover, is 

provided to visually screen and buffer the use from adjoining less 

intense uses and screening parking or other components viewed as 

being less intrusive.  

    Signs are located on buildings or incorporated into the landscaping so 

as not to be the main focus either during the day or night. (e.g. low 

signs with vegetative backgrounds to soften visual impact).  If 

illuminated they shall be front lit.  Efforts have been made to make 

signs vandal resistant. 

    Outdoor furniture samples have been submitted consistent with the 

overall project design. 

    Proposed fencing is incorporated into the landscaping so as to have 

little or no visual impact.    

    The vegetation to be utilized includes native, low maintenance 

plantings.  Trees planted along streetscapes with overhead power 

lines should include only those identified on the City’s Tree List.  

    Landscape lighting - low voltage, non-glare, indirect lighting is 

directed, hooded or shielded away from neighboring properties. 

    Street lighting (poles, lamps) is substantially similar or architecturally 

more significant than other street lighting existing on the same street 

and will not conflict with any City approved street lighting plans for 

the street. 

    Parking and building lighting is directed away from surrounding 

properties through the use of hooding, shielding, siting and/or 

landscaping. 

2. All attempts should be made at minimizing the removal of significant natural features. Significant natural 

features should be integrated into the overall site plan. 

Exceeds Meets Fails NA  

    Existing trees over 6” dbh that are not required to be removed to 

accommodate the proposed development are retained and 

incorporated into the landscape plan. 

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

development in a manner that achieves a seamless appearance. 

Exceeds Meets Fails NA  

    Use of corrugated materials, standing seam, T-1 11, or similar siding 

materials are questionable, unless it can be shown through the use 

of renderings or other visual applications that the use of these 

materials will produce a development with a high visual (or aesthetic) 

quality. 

    Buildings walls or fences visible from roadways should be articulated 

in order to avoid a blank look.  The walls can be broken up by 

including some combination of window/display space, plantings, 

offsetting walls with two-tone colors, or creating plazas, water 

features, art (civic, pop, etc.) awnings, or similar devices. 

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

accents. 

    Higher density/larger structures abutting lower density residential 

structures have been designed to mitigate size and scale differences.  

In some cases, creating a natural buffer may be appropriate. 

 

 

Specific Principles and Guidelines  

 

Gateways 

Exceeds Meets Fails NA  

    Gateways shall be devoid of free-standing signs. Preexisting 

freestanding signs will be subject to removal at the time of any new 

development, redevelopment, or major rehabilitation on the site.  

    Business signage not placed on buildings shall be integrated into the 

landscaping/streetscaping of the subject property. 

    Permanent signage within a gateway shall be standardized in a 

manner that creates a consistent look within the gateway in question. 

    The surface of pedestrian walkways within intersections shall be 

accentuated with a unique character. 

    A consistent streetscape lighting scheme shall be used.  

    The use of historic markers, information kiosks, project names, 

architectural features, or other elements of the project should 

promote the historic heritage of the site or surrounding area.  

    Trees and planting strips shall be used for separating vehicles and 

pedestrian movements, as well as provide a secure and pedestrian 

friendly environment. 

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

Commercial 

Exceeds Meets Fails NA  

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

development unless site development proves prohibitive. All on-site 

parking areas along adjacent roadways shall be screened with 

landscaping.  

    Intersections should be illuminated, but not dominated by lighting. 

Incorporating lighting into the landscape should be encouraged to 

illuminate the quality of the natural environment.  
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    Parking spaces should be clustered in small groupings. Groupings 

should be separated by landscaping to create a pedestrian friendly, 

park like environment. Parking lot landscaping should be credited 

toward the total landscaping requirement.  

    Since buildings define circulation routes, they should be placed as 

close to streets and roads as the zoning code allows before being set 

back to the interior or rear of the lot, unless site constraints make it 

impossible or characteristics of surrounding properties already 

developed make it incompatible.  

    Developments surrounded by residential areas or adjacent to 

residentially zoned properties should be built with a residential feel 

(i.e. size, scale, and materials compatible with neighboring buildings). 

    Buildings over two stories should have the third story and above 

offset from the first two stories, if surrounding developments are less 

than three stories or land use designations on adjacent sites do not 

allow more than three story development. 

    New streets intersecting commercial properties should be designed 

to create a safe environment. “Coving” techniques and “round-a-

bouts” should be considered for traffic calming when appropriate.  

 



 

 

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

 

 

 

Prepared For: 

Camas City Council 

 

 

Prepared By: 

Design Review Ad Hoc Committee 

 

Revised December 2002 

 

 

 

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

The Camas City Council formed the original Design Review Ad Hoc Committee (DRAC) at its 

January 1998 planning retreat. The committee’s primary goal was to assess whether or not 

design review would be a good idea for Camas.  The DRAC reviewed materials collected from 

the Municipal Research Services Center that included design review manuals from Bainbridge 

Island, Gig Harbor, and Sumner, as well as news articles, legal opinions, and implementing 

ordinances.  The committee also conducted an informal survey at a United Camas Association of 

Neighborhoods (UCAN) meeting and a telephone conference with the City of Olympia’s 

Planning Director.   At the end of June 1998, the committee reported back to the City Council 

with their findings. 

In order to answer the question, “is design review good for Camas?”,  the committee tried to 

decide from a community perspective what the purpose of design review would be.  What should 

it accomplish?  What should it prevent?  The DRAC concluded that a good starting point would 

be to review the City’s Mission Statement which follows: 

“The City of Camas commits to preserving its heritage, sustaining  

and enhancing a high quality of life for all its citizens and  

developing the community to meet the challenges of the future.  

We take pride in preserving a healthful environment while  

promoting economic growth. We encourage citizens to  

participate in government and community, assisting the city  

in its efforts to provide quality services consistent with  

their desires and needs.” 

Design review,  in the context of the City’s mission statement,  should aid in the preservation of 

our community’s heritage; enhance our City’s quality of life; guide us through the challenges of 

the future; preserve a healthy environment; promote economic growth; and enable citizens to 

participate in the process. 

Based on all the materials reviewed and the level of interest from UCAN members, the DRAC 

concluded that design review was worth further investigation and recommended to the City 

Council that a citizen committee be formed and that the members be made up of individuals 

familiar with the development process.  The City Council agreed to further study design review 

by establishing a citizen committee to draft guidelines that could be successfully implemented 

for the City.  The citizen committee met every first and third Wednesday of each month since 

September of 1998.  Commercial guidelines were adopted in May, 2001, with the multi-family 

and gateway sections being added to the Design Review Code in December, 2002. What 

proceeds in this manual is the compilation of over three years worth of work by the DRAC. 
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Design Review Goals

Design Principals

Development Guidelines

 

INTRODUCTION 

All proposals subject to design review should strive 

to meet the goals of design review and address 

each of the appropriate design principles and 

development guidelines. In order to achieve the 

established goals of design review, a set of design 

principles and development guidelines have been 

identified for both commercial and multi-family 

land-uses. Design principles are the overriding 

factors that each development proposal must 

demonstrate it can achieve or reasonably mitigate. 

Development guidelines are created to assist the 

development’s applicant in accomplishing the 

design principles as well as conform to the 

established goals of design review. 

GOALS OF DESIGN REVIEW 

The goals of design review are intended to establish the overall purpose (or intent) of the design 

principles and development guidelines and set the stage for what they should be trying to 

accomplish. The goals of design review are: 

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

immediate area, as well as the community; 

 To encourage better design and site planning so that new development will preserve or 

enhance the community's character as well as allow for diversity and creativity; 

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

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

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

environment; 

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

development; 

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

City officials; 

 To increase public awareness of design issues and options; and 

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

future growth. 
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DESIGN PRINCIPLES VS. DEVELOPMENT GUIDELINES 

Design principles are established for both multi-family and commercial uses and all uses located 

within a gateway.  An exception from the design review process is provided for those activities 

subject to design review requirements for heritage register properties or districts [CMC 

16.07.070].  Commercial uses in the context of design review include both traditional uses listed 

as commercial under the zoning code as well as recreational, religious, cultural, educational and 

governmental buildings and associated properties.  

Design principles are the overriding factors that the development guidelines are trying to 

accomplish.  Every development proposal (whether the applicant is from a private, non-profit, or 

public entity) that comes before the City must adequately address each of the design principles 

and demonstrate that it can achieve the overall intent of the established principles.  If a proposal 

can not meet every development guideline set forth under each section, but has demonstrated that 

it can achieve the overall intent of the established design principles, then the City may have 

reason to allow the proposal to move forward through the approval process.  
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DEVELOPMENT GUIDELINES 

Development guidelines for gateways, multi-family, and commercial uses have been divided into 

five major guideline categories: 
a)

 Landscaping & Screening, 
b)

 Architecture, 
c)

 Massing & 

Setbacks, 
d)

 Historic & Heritage Preservation, and 
e)

 Circulation & Connections.  Under each 

major category is a list of general issues that should be addressed, if appropriate, by each 

proposal subject to design review. 

Landscaping & Screening: Massing & Setbacks: 

Impervious vs. Pervious Complement Surrounding Uses 

Landscaping & Screening View Shed 

Signage Infill 

Lighting Density Provisions 

Outdoor Furnishings Height, Bulk, Scale 

Fences Flexibility of Building Location (Preservation) 

Significant Trees Zone Transition 

Outdoor Common Areas Historic and Heritage Preservation: 

Parkway Preservation of Existing Structures or Sites 

 Incorporate Historic/Heritage Information 

Architecture: Circulation & Connections: 

Signage Walkways, Trails & Parking  

Lighting Transit Stops 

Building Form (architecture) Streetscape 

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

Standard principles and guidelines are applicable to all commercial, mixed-use and multi-family 

developments, redevelopments (including change in use, e.g. residential to commercial), or 

major rehabilitations (exterior changes requiring a building permit).  Additional principles may 

be found under each of the specific categories. 

STANDARD  DESIGN  PRINCIPLES 

A site plan should be provided by the applicant that identifies and illustrates how the proposed 

development will meet the design principles.  The site plan should include placement of 

buildings, designated landscaped and open space areas, parking, and any other major 

components of the development.  The site plan should also include dimensions as to give all 

reviewers a sense of scale.  Rehabilitation projects are only required to address the principles and 

guidelines that relate to the building permits they are seeking. 

 Landscaping shall be done with purpose.  It should be used as a tool to integrate the proposed 

development with the surrounding environment as well as each of the major project elements 

(e.g. parking, building(s), etc.). 

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

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

 Buildings shall have a “finished” look.  Any use of panelized materials shall be integrated 

into the development in a manner that achieves a seamless appearance. 

 A proposed development shall attempt to incorporate or enhance historic/heritage elements 

related to the specific site or surrounding area. 

STANDARD DESIGN GUIDELINES 

The standard design guidelines serve as a guide to the development community (or project 

proponent).  These guidelines are developed to assist a project in meeting the established design 

principles.  Furthermore, a project should not be expected to meet every design guideline as long 

as it can show it can achieve the overall intent of the design principles. However, the project 

proponent is expected to adequately address each guideline and if it cannot meet a specific 

guideline then provide an explanation as to why and how it will mitigate and still meet the intent 

of the design principles. 

Landscaping & Screening 

 Landscaping and screening is an important factor in determining the overall character of the 

building site.  Landscaping should be done with purpose, such as providing a buffer against 

less intense uses, screening parking or other components viewed as being intrusive, and 

defining the streetscape. 
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 Signage should be placed on buildings 

or incorporated into the landscaping.  If 

signs are illuminated, then they shall be 

front lit (light cast onto the face of the 

sign from a source positioned in front of 

the sign).  Signage in the landscaping 

should be built in to the vegetation to 

keep it from being the main focus – 

similar to the light industrial zones. 

Efforts should be made to make signs 

vandal resistant.  The intent is for the 

landscape not to be dominated by 

signage as well as to soften the visual 

impact. (see exhibit 1) 

 Outdoor furnishings, when used, should 

be compatible with the immediate 

environment. 

 If the site is to be fenced, then the 

fencing should be incorporated into the 

landscaping so as to have little or no 

visual impact. (see exhibit 2) 

 The vegetation to be utilized should 

encourage native, low maintenance 

plantings.  Trees planted along 

streetscapes with overhead power lines 

should include only those identified on 

the City’s Street Tree List.  When 

possible, existing significant trees or 

other natural features that do not pose a 

hazard or hinder development should be 

required to remain and be incorporated 

into the landscaping and site plans. 

 Landscape lighting should be low 

voltage, non-glare, and indirect.  Street 

lighting, such as light poles and lamps, 

should be compatible with other nearby 

lighting on the same street, unless other 

lighting is expected to be replaced in the 

foreseeable future or a nostalgic theme 

compatible with the proposed 

development is desired. 

 

 
Exhibit 1. 

 
Exhibit 2. 
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Massing & Setbacks 

 Massing and setbacks are major 

elements of a site plan.  These elements 

have the greatest impact as to how the 

proposed development relates to the 

surrounding area and how individuals 

living and visiting the area interact with 

the development.  Major components 

that define the character and quality of 

the proposed development include the 

size, scale, and placement of buildings, 

lot coverage, and traffic/pedestrian 

circulation. 

 Higher density/larger structures abutting 

lower density residential structures 

should be designed to mitigate size and scale differences.  In some cases, creating a natural 

buffer may be appropriate. (see exhibit 3) 

Architecture 

Few restrictions should be placed on the architecture and building materials used in the 

development.  Instead, general guidelines are developed to identify the type of development 

desired: 

 Buildings should have a “finished”, sound, durable, and permanent appearance.  Use of 

panelized materials should be integrated into the development in a manner that achieves a 

seamless appearance.  This would bring into question the use of corrugated materials, 

standing seam, T-1 11, or similar siding materials, unless it can be shown through the use of 

renderings or other visual applications that the use of these materials will produce a 

development with a high visual (or aesthetic) quality.  The applicant and/or developer will be 

held accountable for ensuring that the finished development resembles and is in compliance 

with the submitted renderings as approved by the City. 

 
Exhibit 3. 
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 Placement of buildings should 

preserve significant natural features, 

such as rocks, trees, etc.  In doing so, 

developers may make use of site 

variances such as adjusting setbacks. 

(see exhibit 4) 

 Building walls or fences visible from 

roadways should be articulated in 

order to avoid a blank look.  The wall 

can be broken up by including some 

combination of window/display space, 

plantings, offsetting walls with two-

tone colors, or creating plazas, water 

features, art (civic, pop, etc.), awnings, 

or similar devices. (see exhibit 5) 

 The use of bold colors should be 

avoided except when used as minor 

accents. 

Historic and Heritage 
Preservation: 

 The use of Historic Markers, 

information kiosks, project names, 

architectural features, or other elements of the project should promote the historic heritage of 

the site or surrounding area. 

 
Exhibit 4. 

 
Exhibit 5. 
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GATEWAY PRINCIPLES & GUIDELINES 

Gateways are entrances to the community.  They portray an image of what one would expect to 

find as they venture throughout the community.  They assist in orientation and communication of 

a sense of quality, civic pride, and history of the community.  A gateway that is poorly planned 

(or developed) sends an adverse message as to what the rest of the community is like – whether 

accurate or not.   

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

Primary Gateways – distinguishable 

in that they encompass an entire 

corridor, whether several blocks or 

miles, and are primary entrances into 

the community. (see exhibit 6) 

Secondary Gateways – are limited 

to a specific intersection (or node) and 

tend to be a secondary entry point into 

the community, but have the potential to 

become a primary gateway at some 

point in the future. 

The Gateway design principles and 

guidelines are applied in addition to the 

other design review sections.  They do 

not supercede or abolish other design 

review guidelines but instead work in 

concert.  These principles and 

guidelines are created to ensure 

heightened attention is given to the 

development/redevelopment of 

properties located within the City’s 

gateways. 

DESIGN PRINCIPLES 

Design principles are developed with the intent of being applied throughout the gateway area 

regardless of the land use in question.  

Gateways are special places within a city that help define the quality and character of the 

community.  The elements that comprise a gateway shall be treated in a manner that calls 

attention to the fact that one has entered into the community.  The following elements shall be 

addressed: 

Insert Map 

Exhibit 6. 
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 Gateways shall be devoid of freestanding signs.  Pre-existing freestanding signs will be 

subject to removal at the time of any new development, redevelopment, or major 

rehabilitation on the site.  Exemptions include approved directional or community 

information signage as approved by the City. 

 Business signage not placed on buildings shall be integrated into the landscaping/ 

streetscaping of the subject property.  

 Permanent signage within a gateway shall be standardized in a manner that creates a 

consistent look within the gateway in question. 

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

character. 

 A consistent streetscape lighting scheme shall be used. 

 Where applicable (as determined by the City), sidewalks shall be separated from the roadway 

through the use of planter strips (to be no less than 30 inches wide). 

 When applicable (as determined by the City), trees of no less than two inches in diameter 

shall be planted within planter strips at a spacing that creates the appearance of a continuous 

canopy at tree maturation. 

DESIGN GUIDELINES 

The design guidelines for Gateways are more stringently applied than those for other sections of 

the manual (e.g. commercial and multi-family).  Guidelines that state a certain action “shall be 

adhered to” are strictly enforced.  Guidelines that use more suggestive terminology such as 

“should” serve as a guide to meeting the overall intent.  The project proponent is expected to 

adequately address each guideline and if it cannot meet a specific guideline, then provide an 

explanation as to why and demonstrate how it will mitigate and still meet the intent of the design 

principles/guidelines. 

Landscaping & Screening 

 Signage shall be on buildings or incorporated into the landscaping.  Illumination of signs 

within landscaped areas shall be front-lit only, to keep the sign from being the main focus. 

The intent is to soften the visual impact as well as for the landscape not to be dominated by 

signage. (see exhibit 1) 

Architecture 

The type, scale, and placement of signage within a gateway can significantly effect the 

visual/sensory interpretation of the physical quality of the area.  Gateways that appear to be 

littered with signage present a negative impression and an environment that individuals want to 

avoid. 

 Freestanding signs are not allowed to be erected within Gateways. 

 Permanent signage within gateways shall be standardized in terms of size, color, and 

materials. 



Camas Design Review Manual: Gateways, Commercial, Mixed-Use & Multi-Family Uses (Final Draft) Page 10 

Historic and Heritage Preservation: 

The use of historic markers, information kiosks, project names, architectural features, or other 

elements of the project should promote the historic heritage of the site or surrounding area. 

Circulation & Connections: 

The streetscape and pedestrian movements are the elements of primarily interest for gateway 

properties. Streetscaping assists in defining the physical character of the area and pedestrian 

movements. The following additional accentuators can help further define pedestrian paths.   

 Trees and planting strips shall be 

used for separating vehicles and 

pedestrian movements, as well as 

provide a secure and pedestrian 

friendly environment.  

(see exhibit 7) 

 Where applicable (as determined by 

the City), sidewalks shall be 

separated from the roadway through 

the use of planter strips or planter 

wells (to be no less than 30 inches 

wide). (see exhibit 7) 

 Tree spacing will be determined by 

the species of trees planted.   The 

desired effect is a visual appearance 

of a continuous foliage canopy at 

maturity or seven years after tree 

planting (which ever comes first). 

(See exhibit 7) 

 Patterned pavers shall be used to 

define and accentuate pedestrian 

pathways within intersections. They 

include pattern stone, exposed 

aggregate (as long as it has a 

finished appearance), stamped 

concrete, or similar paving 

materials. (see exhibit 8) 

 A consistent streetscape lighting 

scheme shall be used that portrays 

the primary development period, 

architecture characteristics, or 

predetermined theme as identified 

in a concept plan, sub-area plan, or 

master plan recognized by the City. 

 
Exhibit 7. 

 
Exhibit 8. 
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COMMERCIAL & MIXED-USE PRINCIPLES & GUIDELINES 

In assessing how a proposed project addresses specific design guidelines, weight should be given 

to the location of the property, topographic characteristics, size and shape, disposition of adjacent 

properties, etc. For example, the specific character of the Community Commercial zoned 

properties differ based on their general location, topography, and surrounding built environment. 

For instance, one of the Community Commercial properties located in the Southwest portion of 

the City has an auto oriented feel as it is surrounded by Highway 14 and Southeast 6th Avenue. 

Another property located in Grass Valley has a somewhat rural feel as it is surrounded by 

residential and wetlands.  However, even though each area has a different feel, they all have 

direct linkages to surrounding neighborhoods and, therefore, these properties should provide a 

pedestrian friendly environment (one of the specific design principles) to the degree possible 

along major street frontages. 

DESIGN PRINCIPLES 

The following design principles are intended to be applied to all new commercial and mixed-use 

developments, redevelopments (including change in use, i.e. residential to commercial), or major 

rehabilitations (exterior changes requiring a building permit).  Properties shall develop in a 

manner that portrays a quality image of the community. 

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

development proves prohibitive.  All required on-site parking areas along adjacent roadways 

shall be screened with landscaping.  

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

 Structures abutting, located in, or located near less intensive uses or zoned areas (such as 

commercial developments next to residential areas) shall be designed to mitigate size and 

scale differences. 

 Developments containing a multiple of uses/activities shall integrate each use/activity in a 

manner that achieves a seamless appearance or creates a cohesive development. 

 Mixed-use developments that place uses throughout the site (horizontal development) shall 

organize elements in a manner that minimizes it’s impact on adjacent lower intensity uses. 

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

 Outdoor lighting shall not be directed off site. 

DESIGN GUIDELINES 

The design guidelines developed for commercial and mixed-use developments are intended to 

serve as a guide. A project should not be expected to meet every design guideline as long as it 

can show it can achieve the overall intent of the design principles. However, the project 

proponent is expected to adequately address each guideline and if it cannot meet a specific 

guideline then provide an explanation as to why and how it will mitigate and still meet the intent 

of the design principles. 
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Landscaping & Screening 

 A landscaping/vegetation plan needs to identify the type of plants or trees to be planted 

within the foreground of the visual area (or street intersection).  The use of vegetation native 

to the Pacific Northwest (or Camas) should be encouraged, with the exception of noxious 

weeds.  Low maintenance/hardy landscaping should also be encouraged. A list of low 

maintenance/hardy materials is available upon request.  

 Intersections should be illuminated, but not dominated by lighting.   Incorporating lighting 

into the landscape should be encouraged to illuminate the quality of the natural environment. 

Low voltage, non-glare, indirect lighting should be used exclusively for landscaping.   Street 

lighting, such as light poles and lamps, should be compatible with other nearby lighting on 

the same street, unless other lighting is expected to be replaced in the foreseeable future. 

Surrounding sites should be screened 

from parking and building lighting.  

 Parking spaces should be clustered in 

small groupings. Groupings should be 

separated by landscaping to create a 

pedestrian friendly, park like 

environment.  Parking lot landscaping 

should be credited toward the total 

landscaping requirement. (see exhibit 9) 

 Commercial developments should be encouraged to include a community information kiosk. 

The kiosk could be used to provide community information and/or incorporate 

historic/heritage information relating to the specific site or surrounding area. 

 
Exhibit 9. 
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Massing & Setbacks 

Specific guidelines that should be addressed include: 

 Since buildings define circulation 

routes, they should be placed as close 

to streets and roads as the zoning code 

allows before being set back to the 

interior or rear of the lot, unless site 

constraints make it impossible or 

characteristics of surrounding 

properties already developed make it 

incompatible. (see exhibit 10) 

 Commercial structures abutting 

residentially zoned areas should be 

designed to mitigate size and scale 

differences. 

 On-site parking areas should be placed 

to the interior of the site whenever 

possible. (see exhibit 10) 

Architecture 

 Developments surrounded by residential areas or adjacent to residentially zoned properties 

should be built with a residential feel (i.e. size, scale, and materials compatible with 

neighboring buildings). 

 Buildings over two stories should have the third story and above offset from the first two 

stories, if surrounding developments are less than three stories or land uses designations on 

adjacent sites do not allow more than three story development. 

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

neighboring properties. 

Circulation & Connections 

Most vacant and redevelopable commercial land within the City of Camas will occur along 

existing roads or areas that have established circulation and connections.  Therefore, the scope of 

appropriate regulations in regards to connections and circulation is limited. 

 Pathways define traffic/pedestrian movement. Buildings brought up to the road help define 

these movements.  Trees and/or planting strips shall be used for separating vehicles and 

pedestrian movements, as well as provide a secure and pedestrian friendly environment. 

 New streets intersecting commercial properties should be designed to create a safe 

environment.  “Coving” techniques and “round-a-bouts” should be considered for traffic 

calming when appropriate.  

 

 
Exhibit 10. 
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MULTI-FAMILY PRINCIPLES & GUIDELINES 

Multi-Family structures vary significantly in form, scale, and function. Even a specific Multi-

Family type (i.e. apartment building, townhouse, duplex, etc.) can vary in size and shape 

depending on the land use zone in question and site configuration. Therefore, a separate set of 

Design Review principles and guidelines have been developed for three separate multi-family 

structure categories: 

Multi-Family Structures: 

 Stacked Housing 

 Townhome/Rowhouse 

 Duplex/Tri-plex/Four-plex 

 

The multi-family design principles and guidelines are intended to be applied to all new 

development, redevelopment (including change in use, e.g. commercial to multi-family), or 

major rehabilitation (exterior changes requiring a building permit), unless otherwise noted in 

each subsection of this chapter.  

STACKED HOUSING 

All structures that have separate living units located on top of one another are considered stacked 

housing.  This includes garden apartments, flats, and low-, mid-, and high-rise structures.  The 

principles and guidelines developed for this housing type are intended to be applied regardless of 

the underlying land use designation. 

Design Principles 

 All on-site parking areas shall be screened with landscaping.  Parking spaces shall be 

clustered in small groups of no more than 6-10 spaces. 

 Stacked houses abutting or located in single-family residentially zoned areas shall be 

designed to mitigate size and scale differences. 

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

 Detached garages shall be located to the rear of stacked unit(s) so as not to be directly 

viewable from a public street. 

 Attached garages shall account for less than 50% of the front face of the structure. Garages 

visible from the street shall be articulated by architectural features, such as windows, to avoid 

a blank look. 
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Design Guidelines 

The design guidelines developed for stacked housing are intended to serve as a guide to the 

development community (or project proponent).  A project should not be expected to meet every 

design guideline as long as it can show it can achieve the overall intent of the design principles. 

However, the project proponent is expected to adequately address each guideline and if it cannot 

meet a specific guideline, then provide an explanation as to why and how it will mitigate and still 

meet the intent of the design principles. 

Landscaping & Screening 

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

 The vegetation to be utilized should encourage native, low maintenance plantings. Trees 

planted along streetscapes with overhead power lines should include only those identified on 

the City’s Street Tree List.  When possible, existing significant trees or other natural features 

that do not pose a hazard or hinder development should be required to remain and be 

incorporated into the landscaping and site plans. 

 Landscape lighting should be low voltage, non-glare, and indirect. Street lighting, such as 

light poles and lamps, should be compatible with other nearby lighting on the same street, 

unless other lighting is expected to be replaced in the foreseeable future or a nostalgic theme 

compatible with the proposed development is desired.  Surrounding sites should be screened 

from parking and building lighting. 

 Parking spaces should be clustered in small groupings.  Groupings should be separated by 

landscaping to create a pedestrian friendly, park-like environment.   Parking lot landscaping 

should be credited toward the total landscaping requirement. (see exhibit 9) 

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

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

With the exception of properties located in or abutting the Downtown Commercial (DC) 

zone, greater setbacks can be used to create a greater buffer and lessen the need for more 

intense vertical landscape materials. 

Circulation & Connections 

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

thereof: 

 Pathways define traffic/pedestrian movement.  Buildings brought up to the public right-of-

way help define these movements.  Trees and/or planting strips shall be used for separating 

vehicles and pedestrian movements as well as providing a secure and pedestrian friendly 

environment. 
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TOWNHOMES & ROWHOUSES 

Townhomes and rowhouses tend to be made up of several one to three story units that are 

attached (or connected) by a common wall. For the Design Review process, the 

Townhome/Rowhouse regulations address structures with two to five units attached by a 

common wall and configured in a townhouse style of structure.  The principles and guidelines 

developed for this housing type are intended to be applied regardless of the underlying land use 

designation. 

Design Principles 

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

landscaping. 

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

 Structures abutting or located in single family residentially zoned areas shall be designed to 

mitigate size and scale differences when appropriate. 

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

 Detached garages shall be located to the rear of the townhouse or rowhouse unit(s) so as not 

to be directly viewable from a public street. 

 Attached garages shall account for less than 50% of the front face of the structure.  Garages 

visible from the street shall be articulated by architectural features, such as windows, to avoid 

a blank look. 

Design Guidelines 

The design guidelines developed for townhomes and rowhouses are intended to serve as a guide 

to the development community (or project proponent). 

Landscaping & Screening 

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

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

(see exhibit 3) 

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

With the exception of properties located in or abutting the Downtown Commercial zone, 

greater setbacks can be used to create a greater buffer and lessen the need for more intense 

vertical landscape materials. 
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Circulation & Connections 

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

of: 

 Pathways define traffic/pedestrian movement.  Buildings brought up to the public right-of-

way help define these movements.  Trees and/or planting strips shall be used for separating 

vehicles and pedestrian movements as well as providing a secure and pedestrian friendly 

environment. 

DUPLEX, TRIPLEX, & FOUR-PLEX 

Duplexes, triplexes, and four-plexes tend be constructed to resemble single family homes.  For 

the design review process, the Duplex/Triplex/Four-plex regulations address structures with two 

to four units attached by a common wall that are configured to resemble a single-family style of 

structure.   The specific principles and guidelines developed for this housing type are mandatory 

and intended to be applied regardless of the underlying land use designation. 

Design Principles 

 Garages shall account for less than 50% of the front face of the structure.  Garages visible 

from the street shall be articulated by architectural features, such as windows, to avoid a 

blank look. 

Design Guidelines 

Architecture 

 Garages shall account for less than 50% of the front face of the structure.  Garages visible 

from the street shall be articulated by architectural features, such as windows, to avoid a 

blank look. 
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('&#"&*,>$.AE&'G#+E$&'$E##$&<#$&F(#$'?$E#.A+*&F$(+'J*B#BH$%&'"#$=,*"E.'&*"-$=*>>$(+'J*B#$J*EA,>$*"&#+#E&H$

$

"#$!%&$!'(!)'*+!,'*'-&!&#'%*+!)$!./'0+$+!$1,$23!4#$5!%&$+!.&!605'-!.,,$53&7!!

$

78%6!9%8:$@A*>B*"-$.'>'+E$=*>>$G,&.<$&<#$/A*>B*"-$.'"E&+A.&#B$BA+*"-$6<,E#$4$'?$&<#$(+'C#.&H$K"$*G,-#$'?$

&<*E$/A*>B*"-$*E$*".>AB#B$,E$K((#"B*L$MH$;<#$=,>>E$=*>>$/#$>*-<&$&,"$,"B$&<#$B''+E2$+''?$,"B$&+*G$=*>>$/#$

NM,=,**,"$@>A#OH$%&'"#$=,*"E.'&*"-$=*>>$(+'J*B#$J*EA,>$*"&#+#E&$,>'"-$&<#$?,P,B#$,BC,.#"&$&'$%8$D#.<"#+$

%&+##&H$

$

80&3'-0,!.5+!8$-03.9$!:-$&$-/.30'5!

!

"#$!%&$!'(!80&3'-0,!;.-<$-&=!05('-6.30'5!<0'&<&=!2-'>$,3!5.6$&=!.-,#03$,3%-.*!($.3%-$&=!'-!'3#$-!$*$6$53&!'(!

3#$!2-'>$,3!&#'%*+!2-'6'3$!3#$!#0&3'-0,!#$-03.9$!'(!3#$!&03$!'-!&%--'%5+059!.-$.7!!

!

78%6!9%8:$;<#$(+'C#.&$",G#$&,Q#E$*"&'$,..'A"&$&<#$<#+*&,-#$'?$&<#$,+#,H$;<#$E*&#$*E$>'.,&#B$&'$&<#$%'A&<$'?$

&<#$N!"#$%&'($%<'((*"-$R#"&#+O2$=<*.<$*E$,$"#*-</'+<''B$B#E&*",&*'"H$$;<#$(+'C#.&$#L(,"BE$,"B$.'"&*"A#E$

&'$AE#$&<#$",G#$'?$N!"#$%&'($)*"*$%&'+,-#OH$$

!

?.3$4.@!A$&095!?%0+$*05$&!

$

B.5+&,.2059!C!D,-$$5059!

!

D095.9$!&#.**!)$!'5!)%0*+059&!'-!05,'-2'-.3$+!053'!3#$!*.5+&,.20597!E**%605.30'5!'(!&095&!403#05!*.5+&,.2$+!

.-$.&!&#.**!)$!(-'53F*03!'5*@=!3'!<$$2!3#$!&095!(-'6!)$059!3#$!6.05!(',%&7!"#$!053$53!0&!3'!&'(3$5!3#$!/0&%.*!

062.,3!.&!4$**!.&!('-!3#$!*.5+&,.2$!5'3!3'!)$!+'605.3$+!)@!&095.9$7!!

$

78%6!9%8:$%*-",-#$=*>>$/#$G'A"&#B$'"$&<#$#,E&#+"$=,>>$'?$@A*>B*"-$0H$;<#$E*-"$=*>>$*".>AB#$>#&&#+*"-$

A&*>*S*"-$&<#$=,>>$?,.#$,E$*&TE$/,.Q-+'A"BH$9'$*>>AG*",&*'"$=*>>$/#$(+'J*B#BH$;<#$E*-"$=*>>$"'&$B'G*",&#$&<#$

>,"BE.,(#2$&<#+#?'+#$&<*E$-A*B#>*"#$*E$G#&H$

$

G-,#03$,3%-$!

!

"#$!3@2$=!&,.*$=!.5+!2*.,$6$53!'(!&095.9$!403#05!.!9.3$4.@!,.5!&0950(0,.53*@!$(($,3!3#$!/0&%.*H&$5&'-@!

053$-2-$3.30'5!'(!3#$!2#@&0,.*!I%.*03@!'(!3#$!.-$.7!?.3$4.@&!3#.3!.22$.-!3'!)$!*033$-$+!403#!&095.9$!2-$&$53!

.!5$9.30/$!062-$&&0'5!.5+!.5!$5/0-'56$53!3#.3!05+0/0+%.*&!4.53!3'!./'0+7!!

$

78%6!9%8:$K$=,>>IG'A"&#B$E*-"$=*>>$/#$>'.,&#B$'"$&<#$#,E&#+"$E*B#$'?$@A*>B*"-$0H$$

$

J-$$&3.5+059!&095&!.-$!5'3!.**'4$+!3'!)$!$-$,3$+!403#05!?.3$4.@&7!!

$

78%6!9%8:$9'$?+##E&,"B*"-$E*-"E$,+#$(+'('E#B2$&<#+#?'+#$&<*E$-A*B#>*"#$*E$G#&H$

$

:$-6.5$53!&095.9$!403#05!9.3$4.@&!&#.**!)$!&3.5+.-+0K$+!05!3$-6&!'(!&0K$=!,'*'-=!.5+!6.3$-0.*&7!!

$
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! $

78%6!9%8:$;<#$=*-"$(+'('=#>$?'+$&<#$#,=&#+"$=*>#$'?$@A*B>*"-$0$C*BB$*".BA>#$B#&&#+=$>*+#.&BD$E'A"&#>$&'$&<#$

/A*B>*"-$C,BBF$G'B'+=$C*BB$/#$.'E(B*E#"&,+D$C*&<$&<#$B*-<&$&,"$/,.H>+'(F$

$

"#$%&'#(!)*+!",'#%)-,!.',$,'/)%#&*!

!

01,!2$,!&3!1#$%&'#(!4)'5,'$6!#*3&'4)%#&*!5#&$5$6!7'&8,(%!*)4,$6!)'(1#%,(%2')9!3,)%2',$6!&'!&%1,'!,9,4,*%$!&3!

%1,!7'&8,(%!$1&29+!7'&4&%,!%1,!1#$%&'#(!1,'#%)-,!&3!%1,!$#%,!&'!$2''&2*+#*-!)',):!!

$

78%6!9%8:$;<#$(+'I#.&$",E#$&,H#=$*"&'$,..'A"&$&<#$<#+*&,-#$'?$&<#$,+#,F$;<#$=*&#$*=$B'.,&#>$&'$&<#$%'A&<$'?$

&<#$J!"#$%&'($%<'((*"-$G#"&#+K2$C<*.<$*=$,$"#*-</'+<''>$>#=&*",&*'"F$$;<#$(+'I#.&$#L(,">=$,">$.'"&*"A#=$

&'$A=#$&<#$",E#$'?$J!"#$%&'($)*"*$%&'+,-#KF$

$

;#'(29)%#&*!<!;&**,(%#&*$=!

!

01,!$%',,%$()7,!)*+!7,+,$%'#)*!4&/,4,*%$!)',!%1,!,9,4,*%$!&3!7'#4)'#9>!#*%,',$%!3&'!-)%,?)>!7'&7,'%#,$:!

@%',,%$()7#*-!)$$#$%$!#*!+,3#*#*-!%1,!71>$#()9!(1)')(%,'!&3!%1,!)',)!)*+!7,+,$%'#)*!4&/,4,*%$:!01,!

3&99&?#*-!)++#%#&*)9!)((,*%2)%&'$!()*!1,97!32'%1,'!+,3#*,!7,+,$%'#)*!7)%1$:!!

$

0',,$!)*+!79)*%#*-!$%'#7$!$1)99!A,!2$,+!3&'!$,7)')%#*-!/,1#(9,$!)*+!7,+,$%'#)*!4&/,4,*%$6!)$!?,99!)$!

7'&/#+,!)!$,(2',!)*+!7,+,$%'#)*!3'#,*+9>!,*/#'&*4,*%:!!

!

78%6!9%8:$%&+##&$*E(+'M#E#"&=$&'$%8$N#.<"#+$C#+#$.'E(B#&#>$,=$(,+&$'?$6<,=#$4$'?$&<#$(+'I#.&F$O$B,+-#$

B,">=.,(#>$,+#,$C*&<$',H$,">$.#>,+$&+##=2$,=$C#BB$,=$=<+A/=2$C*BB$/#$B'.,&#>$,B'"-$&<#$=&+##&$&'$(+'M*>#$

M*=A,B$*"&#+#=&$?'+$E'&'+*=&=$,">$(#>#=&+*,"=F$

$

B1,',!)779#()A9,!C)$!+,%,'4#*,+!A>!%1,!;#%>D6!$#+,?)95$!$1)99!A,!$,7)')%,+!3'&4!%1,!'&)+?)>!%1'&2-1!%1,!

2$,!&3!79)*%,'!$%'#7$!&'!79)*%,'!?,99$!C%&!A,!*&!9,$$!%1)*!EF!#*(1,$!?#+,D:!!

!!

78%6!9%8:$%&+##&$*E(+'M#E#"&=$C#+#$.'E(B#&#>$,B'"-$%8$N#.<"#+$%&+##&$,=$(,+&$'?$6<,=#$4F$;<*=$-A*>#B*"#$

C,=$(+#M*'A=BD$,.<*#M#>F$

$

0',,!$7)(#*-!?#99!A,!+,%,'4#*,+!A>!%1,!$7,(#,$!&3!%',,$!79)*%,+:!01,!+,$#',+!,33,(%!#$!)!/#$2)9!)77,)')*(,!&3!

)!(&*%#*2&2$!3&9#)-,!()*&7>!)%!4)%2'#%>!&'!$,/,*!>,)'$!)3%,'!%',,!79)*%#*-!C?1#(1!,/,'!(&4,$!3#'$%D:!!

$

78%6!9%8:$%&+##&$*E(+'M#E#"&=$C#+#$.'E(B#&#>$,B'"-$%8$N#.<"#+$%&+##&$,=$(,+&$'?$6<,=#$4F$;<*=$-A*>#B*"#$

C,=$(+#M*'A=BD$,.<*#M#>F$

$

.)%%,'*,+!7)/,'$!$1)99!A,!2$,+!%&!+,3#*,!)*+!)((,*%2)%,!7,+,$%'#)*!7)%1?)>$!?#%1#*!#*%,'$,(%#&*$:!01,>!

#*(92+,!7)%%,'*!$%&*,6!,G7&$,+!)--',-)%,!C)$!9&*-!)$!#%!1)$!)!3#*#$1,+!)77,)')*(,D6!$%)47,+!(&*(',%,6!&'!

$#4#9)'!7)/#*-!4)%,'#)9$:!!

$

78%6!9%8:$;<#+#$,+#$"'$*"&#+=#.&*'"=$C*&<*"$'+$"#,+$&<#$=A/I#.&$=*&#P$&<#+#?'+#$&<*=$.+*&#+*'"$*=$"'&$

,((B*.,/B#F$

$

H!(&*$#$%,*%!$%',,%$()7,!9#-1%#*-!$(1,4,!$1)99!A,!2$,+!%1)%!7&'%')>$!%1,!7'#4)'>!+,/,9&74,*%!7,'#&+6!

)'(1#%,(%2',!(1)')(%,'#$%#($6!&'!7',+,%,'4#*,+!%1,4,!)$!#+,*%#3#,+!#*!)!(&*(,7%!79)*6!$2AI)',)!79)*6!&'!

4)$%,'!79)*!',(&-*#J,+!A>!%1,!;#%>:!!
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! $

$

89%6!:%9;$%&+##&$<*-=&*"-$*>$"'&$(+'('>#?@$&=#+#A'+#$&=*>$.+*&#+*'"$*>$"'&$,((<*.,/<#B$

$

"#$$%&'()*!+!,(-%./01%!23(.%*(4%1!

!

5)4.1')6(47!+!8'&%%4(47!

!

9!*)4.1')6(47:;%7%<)<(#4!6*)4!4%%.1!<#!(.%4<(=>!<?%!<>6%!#=!6*)4<1!#&!<&%%1!<#!@%!6*)4<%.!A(<?(4!<?%!

=#&%7&#34.!#=!<?%!;(13)*!)&%)!B#&!1<&%%<!(4<%&1%'<(#4CD!E?%!31%!#=!;%7%<)<(#4!4)<(;%!<#!<?%!F)'(=('!G#&<?A%1<!

B#&!")$)1C!1?#3*.!@%!%4'#3&)7%.H!A(<?!<?%!%-'%6<(#4!#=!4#-(#31!A%%.1D!5#A!$)(4<%4)4'%:?)&.>!

*)4.1')6(47!1?#3*.!)*1#!@%!%4'#3&)7%.D!9!*(1<!#=!*#A!$)(4<%4)4'%:?)&.>!$)<%&()*1!(1!);)(*)@*%!36#4!

&%I3%1<D!!

!

J4<%&1%'<(#41!1?#3*.!@%!(**3$(4)<%.H!@3<!4#<!.#$(4)<%.!@>!*(7?<(47D!J4'#&6#&)<(47!*(7?<(47!(4<#!<?%!

*)4.1')6%!1?#3*.!@%!%4'#3&)7%.!<#!(**3$(4)<%!<?%!I3)*(<>!#=!<?%!4)<3&)*!%4;(&#4$%4<D!5#A!;#*<)7%H!4#4/

7*)&%H!(4.(&%'<!*(7?<(47!1?#3*.!@%!31%.!%-'*31(;%*>!=#&!*)4.1')6(47D!8<&%%<!*(7?<(47H!13'?!)1!*(7?<!6#*%1!)4.!

*)$61H!1?#3*.!@%!'#$6)<(@*%!A(<?!#<?%&!4%)&@>!*(7?<(47!#4!<?%!1)$%!1<&%%<H!34*%11!#<?%&!*(7?<(47!(1!%-6%'<%.!

<#!@%!&%6*)'%.!(4!<?%!=#&%1%%)@*%!=3<3&%D!83&&#34.(47!1(<%1!1?#3*.!@%!1'&%%4%.!=&#$!6)&K(47!)4.!@3(*.(47!

*(7?<(47D!!

!

F)&K(47!16)'%1!1?#3*.!@%!'*31<%&%.!(4!1$)**!7&#36(471D!2&#36(471!1?#3*.!@%!1%6)&)<%.!@>!*)4.1')6(47!<#!

'&%)<%!)!6%.%1<&()4!=&(%4.*>H!6)&K!*(K%!%4;(&#4$%4<D!F)&K(47!*#<!*)4.1')6(47!1?#3*.!@%!'&%.(<%.!<#A)&.!<?%!

<#<)*!*)4.1')6(47!&%I3(&%$%4<D!!

$

89%6!:%9;$C>$>='D"$'"$&=#$>*&#$(<,"2$(,+E*"-$,+#,>$,+#$.<F>&#+#?$*"$>G,<<$-+'F(>$D*&=*"$&=#$>*&#B$$H'F+$

(,+E*"-$>(,.#>$,+#$(+'I*?#?$,?J,.#"&$&'$&=#$'AA*.#$'F&>*?#$&=#$>#.F+*&K$-,&#>B$L=#$+#G,*"*"-$+#MF*+#?$

>(,.#>$,+#$<'.,&#?$/#K'"?$&=#$-,&#B$N'">*>&#"&$D*&=$N*&K$N'?#$+#MF*+#G#"&>2$'"#$<,"?>.,(#$*><,"?$*>$

(+'('>#?$A'+$#I#+K$&=+##$(,+E*"-$>(,.#>B$L=*>$<,"?>.,(*"-$*>$*".<F?#?$*"$&=#$&'&,<$>*&#$<,"?>.,(#?$,+#,B$

$

"#$$%&'()*!.%;%*#6$%4<1!1?#3*.!@%!%4'#3&)7%.!<#!(4'*3.%!)!'#$$34(<>!(4=#&$)<(#4!K(#1KD!E?%!K(#1K!'#3*.!

@%!31%.!<#!6&#;(.%!'#$$34(<>!(4=#&$)<(#4!)4.:#&!(4'#&6#&)<%!?(1<#&(':?%&(<)7%!(4=#&$)<(#4!&%*)<(47!<#!<?%!

16%'(=('!1(<%!#&!13&&#34.(47!)&%)D!!

$

89%6!:%9;$L=#$(+'('>#?$?#I#<'(G#"&$*>$,$>*"-<#$/F>*"#>>2$&=#+#A'+#$"'$.'GGF"*&K$E*'>E$*>$(+'('>#?B$

!

,)11(47!+!8%<@)'K1!

!

86%'(=('!73(.%*(4%1!<?)<!1?#3*.!@%!)..&%11%.!(4'*3.%L!!

!

8(4'%!@3(*.(471!.%=(4%!'(&'3*)<(#4!&#3<%1H!<?%>!1?#3*.!@%!6*)'%.!)1!'*#1%!<#!1<&%%<1!)4.!&#).1!)1!<?%!

M#4(47!'#.%!)**#A1!@%=#&%!@%(47!1%<!@)'K!<#!<?%!(4<%&(#&!#&!&%)&!#=!<?%!*#<H!34*%11!1(<%!'#41<&)(4<1!

$)K%!(<!($6#11(@*%!#&!'?)&)'<%&(1<('1!#=!13&&#34.(47!6&#6%&<(%1!)*&%).>!.%;%*#6%.!$)K%!(<!

(4'#$6)<(@*%D!!

!

89%6!:%9;$L=#$(<,.#G#"&$'A$/F*<?*"->$D*&=*"$&=#$(+'('>#?$>*&#$(<,"$*>$?+*I#"$/K$&=#$"##?$A'+$

>#.F+*&KB$L=#$>&'+,-#$/F*<?*"->$,+#$<'.,&#?$/#K'"?$>#.F+#$-,&#>$,..#>>#?$'"<K$/K$>&,AA$,"?$

.F>&'G#+>$D*&=$,((+'(+*,&#$,F&='+*O,&*'"B$P*>*&'+>$&'$&=#$(+'(#+&K$GF>&$A*+>&$.=#.EQ*"$,&$&=#$'AA*.#B$$
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! $

78#+#9'+#2$&8#$'99*.#$,":$,$;<,==$"></#+$'9$(,+?*"-$;(,.#;$<>;&$/#$,@,*=,/=#$(+*'+$&'$#"&#+*"-$&8#$

;#.>+#$,+#,;$'9$&8#$;*&#A$B$:+*@#C,D$#"&+,".#$'99$%E$F#.8"#+$%&+##&$(+'@*:#;$,..#;;$&'$&8#$'99*.#$

,":$(,+?*"-A$78*;$*;$;.+##"#:$/D$,$=,+-#$=,":;.,(#:$,+#,$&'$&8#$;'>&8$'9$&8#$:+*@#C,D$,='"-$%E$

F#.8"#+$%&+##&A$

$

G#D'":$&8#$"##:$9'+$;*&#$;#.>+*&D2$#H*;&*"-$.*+.>=,&*'"$(,&&#+";$C*&8*"$&8#$;*&#2$,;$C#==$,;$&8#$>"*I>#$

='&$:*<#";*'";$8,@#$->*:#:$&8#$/>*=:*"-$=,D'>&A$78#$=,D'>&$,..'<<':,&#;$=,":;.,(#$/>99#+;$&8,&$

(+'@*:#$&+,";*&*'";$/#&C##"$&8#$;&+##&2$#H*;&*"-$,":$(+'(';#:$'"J;*&#$:#@#='(<#"&$,":$,:K,.#"&$

>;#;A$

$

"#$$%&'()*!+,&-',-&%+!).-,,(/0!&%+(1%/,()**2!3#/%1!)&%)+!+4#-*1!.%!1%+(0/%1!,#!$(,(0),%!+(3%!)/1!

+')*%!1(55%&%/'%+6!!

$

LE%6!M%EN$78#$;>/K#.&$;*&#$,":$;>++'>":*"-$(+'(#+&*#;$,+#$O'"#:$9'+$.'<<#+.*,=$:#@#='(<#"&A$

6+#J#H*;&*"-$+#;*:#"&*,=$>;#;$,/>&$&8#$;*&#A$P'<(,&*/*=*&D$C*&8$&8#;#$>;#;$*;$*<('+&,"&$,":$8,;$/##"$

.'";*:#+#:$*"$&8#$;*&#$:#;*-"A$Q*;>,=$*<(,.&$'9$&8#$(+'(';#:$.'<<#+.*,=$>;#$*;$<*"*<*O#:$&8+'>-8$

&8#$>;#$'9$;*"-=#J;&'+D$/>*=:*"-;2$,;$C#==$,;$9#".*"-$,":$=,":;.,(*"-A$

$

7/8+(,%!9)&:(/0!)&%)+!+4#-*1!.%!9*)'%1!,#!,4%!(/,%&(#&!#5!,4%!+(,%!;4%/%<%&!9#++(.*%6!

$

LE%6!M%EN$78#$<,K'+*&D$'9$(,+?*"-$(+'(';#:$9'+$&8#$;*&#$*;$='.,&#:$C*&8*"$&8#$*"&#+*'+$'9$&8#$

:#@#='(<#"&A$R*@#"$&8#$;#.>+*&D$"##:;$,;;'.*,&#:$C*&8$,$<*"*J;&'+,-#$/>;*"#;;2$&8#$'99*.#$,":$,$

;<,==$"></#+$'9$(,+?*"-$;(,.#;$<>;&$/#$,@,*=,/=#$(+*'+$&'$#"&#+*"-$&8#$;#.>+#$,+#,;$'9$&8#$;*&#A$B$

:+*@#C,D$#"&+,".#$'99$%E$F#.8"#+$%&+##&$(+'@*:#;$,..#;;$&'$&8#$'99*.#$,":$(,+?*"-A$78*;$*;$;.+##"#:$

/D$,$=,+-#$=,":;.,(#:$,+#,$&'$&8#$;'>&8$'9$&8#$:+*@#C,D$,='"-$%E$F#.8"#+$%&+##&A$

$

=&'4(,%',-&%!

!

>%<%*#9$%/,+!+-&&#-/1%1!.2!&%+(1%/,()*!)&%)+!#&!)1?)'%/,!,#!&%+(1%/,()**2!3#/%1!9&#9%&,(%+!+4#-*1!.%!.-(*,!

;(,4!)!&%+(1%/,()*!5%%*!@(6%6!+(3%A!+')*%A!)/1!$),%&()*+!'#$9),(.*%!;(,4!/%(04.#&(/0!.-(*1(/0+B6!!

$

LE%6!M%EN$78#$;>/K#.&$;*&#$,":$;>++'>":*"-$(+'(#+&*#;$,+#$O'"#:$9'+$.'<<#+.*,=$:#@#='(<#"&A$6+#J

#H*;&*"-$+#;*:#"&*,=$>;#;$,/>&$&8#$;*&#A$P'<(,&*/*=*&D$C*&8$&8#;#$>;#;$*;$*<('+&,"&$,":$8,;$/##"$.'";*:#+#:$
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Community Development Department 

616 NE Fourth Avenue  

Camas, WA 98607 

(360) 817-1568   

 

STAFF REPORT  

Design Review Application for Valencia Short Plat 

City File No. DR15-05 

 (Related Files: SP15-03)  

  

 

TO: Design Review Committee 

FROM: Lauren Hollenbeck, Senior Planner 

APPLICANT: Luis Armando Valencia, LHV LLC  

LOCATION: NW Ivy Street & NW 6th Avenue 

Parcel number 852740000 

Camas, WA 98607 

APPLICABLE LAW:  The application was submitted on August 3, 2015 and the applicable codes are those codes that 

were in effect at the date of application. Camas Municipal Code Chapters (CMC): Title 18 Zoning (not exclusively): 

CMC Chapter 17.21 Procedures for Public Improvements; CMC Chapter 18.19 Design Review; Camas Design Review 

Manual (2002); and CMC Chapter 18.55 Administration and Procedures; and RCW 58.17. 

BACKGROUND:  

The Valencia Short Plat is a 3-lot short plat proposal to be located on approximately 0.26 acres of multi-

family zoned property (MF-18) off of NW Ivy Street across the street from Forest Home Park. The 

applicant is currently seeking design review approval for the construction of 3 single-family detached 

dwellings with shared driveways taken off of NW Ivy Street. Parking is provided on site with associated 

landscaping.  

The project area is bordered on the north and south by single-family residential homes, on the east by 

NW Hill Street, on the west by NW Ivy Street. The property is located at a gateway area to the City of 

Camas.  

PURPOSE:  

Design Review is required under CMC Chapter 18.19. Design review is not intended to determine the 

appropriate use on a parcel but rather review a proposed development for compliance with City codes 

and plans related to landscaping, architectural elevations and other elements relative to required 

improvements. The recommendations from the Design Review Committee (DRC) must consider the 

general design review standards (CMC Chapter 18.19.050.A and the Camas Design Review Manual 

“DRM” pages 4-7), along with the the specific standards for gateways (CMC Chapter 18.19.050.B.1 and 

the DRM pages 8-10) and multi-family (CMC Chapter 18.19.050.B.3 and the DRM page 16); which are 

included in the enclosed Design Review Checklist. 
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STANDARD, GATEWAY AND MULTI-FAMILY DESIGN PRINCIPLES AND GUIDELINES:  

The standard, gateway and multi-family principles are required and must be demonstrated to have been 

satisfied in overall intent for design review approval.  The standard design guidelines are developed to 

assist a project in meeting the established principles and each guideline should be adequately 

addressed. If the proposal cannot meet a specific guideline, then an explanation should be provided by 

the applicant as to why and how it will be mitigated to satisfy the intent of the design principles. The 

development guidelines include five major categories: 1) Landscaping and Screening, 2) Architecture, 3) 

Massing and Setbacks, 4) Historic & Heritage Preservation, and 5) Circulation and Connections. The 

Design Review Checklist is enclosed to help guide the DRC in reviewing the standard design review 

principles and guidelines.  

RECOMMENDATION:   

That the Design Review Committee reviews the submitted materials, deliberates, and forwards a 

recommendation to the Director for a final decision.  
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DESIGN REVIEW CHECKLIST 

For Valencia Short Plat DR15-05 

 

The purpose of this sheet is to provide a simplified and expedited review of the design review principles and 

guidelines using objective review standards. The standards are intended as tool for the decision-maker in making 

findings that the proposal either achieves compliance with the intent of the principles or reasonably mitigates any 

conflict. When reviewing the check sheet, the proposal should as a whole “meet” the standards and thus be 

generally consistent with the overriding principles. [Compliance or non-compliance with any one standard is not a 

determinant. However, where several standards fail, they should be offset by standards that exceed other 

standards] 

 

Standard Principles and Guidelines 

 

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

into the surrounding environment. 

Exceeds Meets Fails NA  

    Landscaping, including trees, shrubs, and vegetative groundcover, is 

provided to visually screen and buffer the use from adjoining less intense 

uses and screening parking or other components viewed as being less 

intrusive.  

    Signs are located on buildings or incorporated into the landscaping so as 

not to be the main focus either during the day or night. (e.g. low signs with 

vegetative backgrounds to soften visual impact).  If illuminated they shall 

be front lit.  Efforts have been made to make signs vandal resistant. 

    Outdoor furniture samples have been submitted consistent with the 

overall project design. 

    Proposed fencing is incorporated into the landscaping so as to have little 

or no visual impact.    

    The vegetation to be utilized includes native, low maintenance plantings.  

Trees planted along streetscapes with overhead power lines should 

include only those identified on the City’s Tree List.  

    Landscape lighting - low voltage, non-glare, indirect lighting is directed, 

hooded or shielded away from neighboring properties. 

    Street lighting (poles, lamps) is substantially similar or architecturally 

more significant than other street lighting existing on the same street and 

will not conflict with any City approved street lighting plans for the street. 

    Parking and building lighting is directed away from surrounding properties 

through the use of hooding, shielding, siting and/or landscaping. 

2. All attempts should be made at minimizing the removal of significant natural features. Significant natural 

features should be integrated into the overall site plan. 

Exceeds Meets Fails NA  

    Existing trees over 6” dbh that are not required to be removed to 

accommodate the proposed development are retained and incorporated 

into the landscape plan. 

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

3. Buildings should have a “finished” look.  Any use of panelized materials should be integrated into the 

development in a manner that achieves a seamless appearance. 

Exceeds Meets Fails NA  

    Use of corrugated materials, standing seam, T-1 11, or similar siding 

 

lhollenbeck
Typewritten Text
EXHIBIT 2



 

 

Page 2 of 2 
 

materials are questionable, unless it can be shown through the use of 

renderings or other visual applications that the use of these materials will 

produce a development with a high visual (or aesthetic) quality. 

    Buildings walls or fences visible from roadways should be articulated in 

order to avoid a blank look.  The walls can be broken up by including some 

combination of window/display space, plantings, offsetting walls with 

two-tone colors, or creating plazas, water features, art (civic, pop, etc.) 

awnings, or similar devices. 

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

    Higher density/larger structures abutting lower density residential 

structures have been designed to mitigate size and scale differences.  In 

some cases, creating a natural buffer may be appropriate. 

 

Specific Principles and Guidelines  

 

Gateways 

Exceeds Meets Fails NA  

    Gateways shall be devoid of free-standing signs. Preexisting freestanding 

signs will be subject to removal at the time of any new development, 

redevelopment, or major rehabilitation on the site.  

    Business signage not placed on buildings shall be integrated into the 

landscaping/streetscaping of the subject property. 

    Permanent signage within a gateway shall be standardized in a manner 

(i.e. size, color & materials) that creates a consistent look within the 

gateway in question. 

    The surface of pedestrian walkways within intersections shall be 

accentuated with a unique character. 

    A consistent streetscape lighting scheme shall be used.  

    The use of historic markers, information kiosks, project names, 

architectural features, or other elements of the project should promote 

the historic heritage of the site or surrounding area.  

    Trees and planting strips shall be used for separating vehicles and 

pedestrian movements, as well as provide a secure and pedestrian 

friendly environment. 

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

Multi-Family 

Exceeds Meets Fails NA  

    All on-site parking areas (excluding driveways and garages) shall be 

screened with landscaping.  

    Buildings shall be used to define the streetscape unless site conditions 

prove prohibitive.   

    Detached garages shall be located to the rear of the townhouse or 

rowhouse unit(s) so as not to be directly viewable from a public street.  

    Attached garages shall account for less than fifty percent of the front face 

of the structure. Garages visible from the street shall be articulated by 

architectural features, such as windows, to avoid a blank look.  

 



 

 

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

 

 

 

Prepared For: 

Camas City Council 

 

 

Prepared By: 

Design Review Ad Hoc Committee 

 

Revised December 2002 

 

 

 

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

The Camas City Council formed the original Design Review Ad Hoc Committee (DRAC) at its 

January 1998 planning retreat. The committee’s primary goal was to assess whether or not 

design review would be a good idea for Camas.  The DRAC reviewed materials collected from 

the Municipal Research Services Center that included design review manuals from Bainbridge 

Island, Gig Harbor, and Sumner, as well as news articles, legal opinions, and implementing 

ordinances.  The committee also conducted an informal survey at a United Camas Association of 

Neighborhoods (UCAN) meeting and a telephone conference with the City of Olympia’s 

Planning Director.   At the end of June 1998, the committee reported back to the City Council 

with their findings. 

In order to answer the question, “is design review good for Camas?”,  the committee tried to 

decide from a community perspective what the purpose of design review would be.  What should 

it accomplish?  What should it prevent?  The DRAC concluded that a good starting point would 

be to review the City’s Mission Statement which follows: 

“The City of Camas commits to preserving its heritage, sustaining  

and enhancing a high quality of life for all its citizens and  

developing the community to meet the challenges of the future.  

We take pride in preserving a healthful environment while  

promoting economic growth. We encourage citizens to  

participate in government and community, assisting the city  

in its efforts to provide quality services consistent with  

their desires and needs.” 

Design review,  in the context of the City’s mission statement,  should aid in the preservation of 

our community’s heritage; enhance our City’s quality of life; guide us through the challenges of 

the future; preserve a healthy environment; promote economic growth; and enable citizens to 

participate in the process. 

Based on all the materials reviewed and the level of interest from UCAN members, the DRAC 

concluded that design review was worth further investigation and recommended to the City 

Council that a citizen committee be formed and that the members be made up of individuals 

familiar with the development process.  The City Council agreed to further study design review 

by establishing a citizen committee to draft guidelines that could be successfully implemented 

for the City.  The citizen committee met every first and third Wednesday of each month since 

September of 1998.  Commercial guidelines were adopted in May, 2001, with the multi-family 

and gateway sections being added to the Design Review Code in December, 2002. What 

proceeds in this manual is the compilation of over three years worth of work by the DRAC. 
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Design Review Goals

Design Principals

Development Guidelines

 

INTRODUCTION 

All proposals subject to design review should strive 

to meet the goals of design review and address 

each of the appropriate design principles and 

development guidelines. In order to achieve the 

established goals of design review, a set of design 

principles and development guidelines have been 

identified for both commercial and multi-family 

land-uses. Design principles are the overriding 

factors that each development proposal must 

demonstrate it can achieve or reasonably mitigate. 

Development guidelines are created to assist the 

development’s applicant in accomplishing the 

design principles as well as conform to the 

established goals of design review. 

GOALS OF DESIGN REVIEW 

The goals of design review are intended to establish the overall purpose (or intent) of the design 

principles and development guidelines and set the stage for what they should be trying to 

accomplish. The goals of design review are: 

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

immediate area, as well as the community; 

 To encourage better design and site planning so that new development will preserve or 

enhance the community's character as well as allow for diversity and creativity; 

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

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

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

environment; 

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

development; 

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

City officials; 

 To increase public awareness of design issues and options; and 

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

future growth. 
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DESIGN PRINCIPLES VS. DEVELOPMENT GUIDELINES 

Design principles are established for both multi-family and commercial uses and all uses located 

within a gateway.  An exception from the design review process is provided for those activities 

subject to design review requirements for heritage register properties or districts [CMC 

16.07.070].  Commercial uses in the context of design review include both traditional uses listed 

as commercial under the zoning code as well as recreational, religious, cultural, educational and 

governmental buildings and associated properties.  

Design principles are the overriding factors that the development guidelines are trying to 

accomplish.  Every development proposal (whether the applicant is from a private, non-profit, or 

public entity) that comes before the City must adequately address each of the design principles 

and demonstrate that it can achieve the overall intent of the established principles.  If a proposal 

can not meet every development guideline set forth under each section, but has demonstrated that 

it can achieve the overall intent of the established design principles, then the City may have 

reason to allow the proposal to move forward through the approval process.  
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DEVELOPMENT GUIDELINES 

Development guidelines for gateways, multi-family, and commercial uses have been divided into 

five major guideline categories: 
a)

 Landscaping & Screening, 
b)

 Architecture, 
c)

 Massing & 

Setbacks, 
d)

 Historic & Heritage Preservation, and 
e)

 Circulation & Connections.  Under each 

major category is a list of general issues that should be addressed, if appropriate, by each 

proposal subject to design review. 

Landscaping & Screening: Massing & Setbacks: 

Impervious vs. Pervious Complement Surrounding Uses 

Landscaping & Screening View Shed 

Signage Infill 

Lighting Density Provisions 

Outdoor Furnishings Height, Bulk, Scale 

Fences Flexibility of Building Location (Preservation) 

Significant Trees Zone Transition 

Outdoor Common Areas Historic and Heritage Preservation: 

Parkway Preservation of Existing Structures or Sites 

 Incorporate Historic/Heritage Information 

Architecture: Circulation & Connections: 

Signage Walkways, Trails & Parking  

Lighting Transit Stops 

Building Form (architecture) Streetscape 

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

Standard principles and guidelines are applicable to all commercial, mixed-use and multi-family 

developments, redevelopments (including change in use, e.g. residential to commercial), or 

major rehabilitations (exterior changes requiring a building permit).  Additional principles may 

be found under each of the specific categories. 

STANDARD  DESIGN  PRINCIPLES 

A site plan should be provided by the applicant that identifies and illustrates how the proposed 

development will meet the design principles.  The site plan should include placement of 

buildings, designated landscaped and open space areas, parking, and any other major 

components of the development.  The site plan should also include dimensions as to give all 

reviewers a sense of scale.  Rehabilitation projects are only required to address the principles and 

guidelines that relate to the building permits they are seeking. 

 Landscaping shall be done with purpose.  It should be used as a tool to integrate the proposed 

development with the surrounding environment as well as each of the major project elements 

(e.g. parking, building(s), etc.). 

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

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

 Buildings shall have a “finished” look.  Any use of panelized materials shall be integrated 

into the development in a manner that achieves a seamless appearance. 

 A proposed development shall attempt to incorporate or enhance historic/heritage elements 

related to the specific site or surrounding area. 

STANDARD DESIGN GUIDELINES 

The standard design guidelines serve as a guide to the development community (or project 

proponent).  These guidelines are developed to assist a project in meeting the established design 

principles.  Furthermore, a project should not be expected to meet every design guideline as long 

as it can show it can achieve the overall intent of the design principles. However, the project 

proponent is expected to adequately address each guideline and if it cannot meet a specific 

guideline then provide an explanation as to why and how it will mitigate and still meet the intent 

of the design principles. 

Landscaping & Screening 

 Landscaping and screening is an important factor in determining the overall character of the 

building site.  Landscaping should be done with purpose, such as providing a buffer against 

less intense uses, screening parking or other components viewed as being intrusive, and 

defining the streetscape. 
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 Signage should be placed on buildings 

or incorporated into the landscaping.  If 

signs are illuminated, then they shall be 

front lit (light cast onto the face of the 

sign from a source positioned in front of 

the sign).  Signage in the landscaping 

should be built in to the vegetation to 

keep it from being the main focus – 

similar to the light industrial zones. 

Efforts should be made to make signs 

vandal resistant.  The intent is for the 

landscape not to be dominated by 

signage as well as to soften the visual 

impact. (see exhibit 1) 

 Outdoor furnishings, when used, should 

be compatible with the immediate 

environment. 

 If the site is to be fenced, then the 

fencing should be incorporated into the 

landscaping so as to have little or no 

visual impact. (see exhibit 2) 

 The vegetation to be utilized should 

encourage native, low maintenance 

plantings.  Trees planted along 

streetscapes with overhead power lines 

should include only those identified on 

the City’s Street Tree List.  When 

possible, existing significant trees or 

other natural features that do not pose a 

hazard or hinder development should be 

required to remain and be incorporated 

into the landscaping and site plans. 

 Landscape lighting should be low 

voltage, non-glare, and indirect.  Street 

lighting, such as light poles and lamps, 

should be compatible with other nearby 

lighting on the same street, unless other 

lighting is expected to be replaced in the 

foreseeable future or a nostalgic theme 

compatible with the proposed 

development is desired. 

 

 
Exhibit 1. 

 
Exhibit 2. 
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Massing & Setbacks 

 Massing and setbacks are major 

elements of a site plan.  These elements 

have the greatest impact as to how the 

proposed development relates to the 

surrounding area and how individuals 

living and visiting the area interact with 

the development.  Major components 

that define the character and quality of 

the proposed development include the 

size, scale, and placement of buildings, 

lot coverage, and traffic/pedestrian 

circulation. 

 Higher density/larger structures abutting 

lower density residential structures 

should be designed to mitigate size and scale differences.  In some cases, creating a natural 

buffer may be appropriate. (see exhibit 3) 

Architecture 

Few restrictions should be placed on the architecture and building materials used in the 

development.  Instead, general guidelines are developed to identify the type of development 

desired: 

 Buildings should have a “finished”, sound, durable, and permanent appearance.  Use of 

panelized materials should be integrated into the development in a manner that achieves a 

seamless appearance.  This would bring into question the use of corrugated materials, 

standing seam, T-1 11, or similar siding materials, unless it can be shown through the use of 

renderings or other visual applications that the use of these materials will produce a 

development with a high visual (or aesthetic) quality.  The applicant and/or developer will be 

held accountable for ensuring that the finished development resembles and is in compliance 

with the submitted renderings as approved by the City. 

 
Exhibit 3. 
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 Placement of buildings should 

preserve significant natural features, 

such as rocks, trees, etc.  In doing so, 

developers may make use of site 

variances such as adjusting setbacks. 

(see exhibit 4) 

 Building walls or fences visible from 

roadways should be articulated in 

order to avoid a blank look.  The wall 

can be broken up by including some 

combination of window/display space, 

plantings, offsetting walls with two-

tone colors, or creating plazas, water 

features, art (civic, pop, etc.), awnings, 

or similar devices. (see exhibit 5) 

 The use of bold colors should be 

avoided except when used as minor 

accents. 

Historic and Heritage 
Preservation: 

 The use of Historic Markers, 

information kiosks, project names, 

architectural features, or other elements of the project should promote the historic heritage of 

the site or surrounding area. 

 
Exhibit 4. 

 
Exhibit 5. 
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GATEWAY PRINCIPLES & GUIDELINES 

Gateways are entrances to the community.  They portray an image of what one would expect to 

find as they venture throughout the community.  They assist in orientation and communication of 

a sense of quality, civic pride, and history of the community.  A gateway that is poorly planned 

(or developed) sends an adverse message as to what the rest of the community is like – whether 

accurate or not.   

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

Primary Gateways – distinguishable 

in that they encompass an entire 

corridor, whether several blocks or 

miles, and are primary entrances into 

the community. (see exhibit 6) 

Secondary Gateways – are limited 

to a specific intersection (or node) and 

tend to be a secondary entry point into 

the community, but have the potential to 

become a primary gateway at some 

point in the future. 

The Gateway design principles and 

guidelines are applied in addition to the 

other design review sections.  They do 

not supercede or abolish other design 

review guidelines but instead work in 

concert.  These principles and 

guidelines are created to ensure 

heightened attention is given to the 

development/redevelopment of 

properties located within the City’s 

gateways. 

DESIGN PRINCIPLES 

Design principles are developed with the intent of being applied throughout the gateway area 

regardless of the land use in question.  

Gateways are special places within a city that help define the quality and character of the 

community.  The elements that comprise a gateway shall be treated in a manner that calls 

attention to the fact that one has entered into the community.  The following elements shall be 

addressed: 

Insert Map 

Exhibit 6. 



Camas Design Review Manual: Gateways, Commercial, Mixed-Use & Multi-Family Uses (Final Draft) Page 9 

 Gateways shall be devoid of freestanding signs.  Pre-existing freestanding signs will be 

subject to removal at the time of any new development, redevelopment, or major 

rehabilitation on the site.  Exemptions include approved directional or community 

information signage as approved by the City. 

 Business signage not placed on buildings shall be integrated into the landscaping/ 

streetscaping of the subject property.  

 Permanent signage within a gateway shall be standardized in a manner that creates a 

consistent look within the gateway in question. 

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

character. 

 A consistent streetscape lighting scheme shall be used. 

 Where applicable (as determined by the City), sidewalks shall be separated from the roadway 

through the use of planter strips (to be no less than 30 inches wide). 

 When applicable (as determined by the City), trees of no less than two inches in diameter 

shall be planted within planter strips at a spacing that creates the appearance of a continuous 

canopy at tree maturation. 

DESIGN GUIDELINES 

The design guidelines for Gateways are more stringently applied than those for other sections of 

the manual (e.g. commercial and multi-family).  Guidelines that state a certain action “shall be 

adhered to” are strictly enforced.  Guidelines that use more suggestive terminology such as 

“should” serve as a guide to meeting the overall intent.  The project proponent is expected to 

adequately address each guideline and if it cannot meet a specific guideline, then provide an 

explanation as to why and demonstrate how it will mitigate and still meet the intent of the design 

principles/guidelines. 

Landscaping & Screening 

 Signage shall be on buildings or incorporated into the landscaping.  Illumination of signs 

within landscaped areas shall be front-lit only, to keep the sign from being the main focus. 

The intent is to soften the visual impact as well as for the landscape not to be dominated by 

signage. (see exhibit 1) 

Architecture 

The type, scale, and placement of signage within a gateway can significantly effect the 

visual/sensory interpretation of the physical quality of the area.  Gateways that appear to be 

littered with signage present a negative impression and an environment that individuals want to 

avoid. 

 Freestanding signs are not allowed to be erected within Gateways. 

 Permanent signage within gateways shall be standardized in terms of size, color, and 

materials. 
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Historic and Heritage Preservation: 

The use of historic markers, information kiosks, project names, architectural features, or other 

elements of the project should promote the historic heritage of the site or surrounding area. 

Circulation & Connections: 

The streetscape and pedestrian movements are the elements of primarily interest for gateway 

properties. Streetscaping assists in defining the physical character of the area and pedestrian 

movements. The following additional accentuators can help further define pedestrian paths.   

 Trees and planting strips shall be 

used for separating vehicles and 

pedestrian movements, as well as 

provide a secure and pedestrian 

friendly environment.  

(see exhibit 7) 

 Where applicable (as determined by 

the City), sidewalks shall be 

separated from the roadway through 

the use of planter strips or planter 

wells (to be no less than 30 inches 

wide). (see exhibit 7) 

 Tree spacing will be determined by 

the species of trees planted.   The 

desired effect is a visual appearance 

of a continuous foliage canopy at 

maturity or seven years after tree 

planting (which ever comes first). 

(See exhibit 7) 

 Patterned pavers shall be used to 

define and accentuate pedestrian 

pathways within intersections. They 

include pattern stone, exposed 

aggregate (as long as it has a 

finished appearance), stamped 

concrete, or similar paving 

materials. (see exhibit 8) 

 A consistent streetscape lighting 

scheme shall be used that portrays 

the primary development period, 

architecture characteristics, or 

predetermined theme as identified 

in a concept plan, sub-area plan, or 

master plan recognized by the City. 

 
Exhibit 7. 

 
Exhibit 8. 
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COMMERCIAL & MIXED-USE PRINCIPLES & GUIDELINES 

In assessing how a proposed project addresses specific design guidelines, weight should be given 

to the location of the property, topographic characteristics, size and shape, disposition of adjacent 

properties, etc. For example, the specific character of the Community Commercial zoned 

properties differ based on their general location, topography, and surrounding built environment. 

For instance, one of the Community Commercial properties located in the Southwest portion of 

the City has an auto oriented feel as it is surrounded by Highway 14 and Southeast 6th Avenue. 

Another property located in Grass Valley has a somewhat rural feel as it is surrounded by 

residential and wetlands.  However, even though each area has a different feel, they all have 

direct linkages to surrounding neighborhoods and, therefore, these properties should provide a 

pedestrian friendly environment (one of the specific design principles) to the degree possible 

along major street frontages. 

DESIGN PRINCIPLES 

The following design principles are intended to be applied to all new commercial and mixed-use 

developments, redevelopments (including change in use, i.e. residential to commercial), or major 

rehabilitations (exterior changes requiring a building permit).  Properties shall develop in a 

manner that portrays a quality image of the community. 

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

development proves prohibitive.  All required on-site parking areas along adjacent roadways 

shall be screened with landscaping.  

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

 Structures abutting, located in, or located near less intensive uses or zoned areas (such as 

commercial developments next to residential areas) shall be designed to mitigate size and 

scale differences. 

 Developments containing a multiple of uses/activities shall integrate each use/activity in a 

manner that achieves a seamless appearance or creates a cohesive development. 

 Mixed-use developments that place uses throughout the site (horizontal development) shall 

organize elements in a manner that minimizes it’s impact on adjacent lower intensity uses. 

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

 Outdoor lighting shall not be directed off site. 

DESIGN GUIDELINES 

The design guidelines developed for commercial and mixed-use developments are intended to 

serve as a guide. A project should not be expected to meet every design guideline as long as it 

can show it can achieve the overall intent of the design principles. However, the project 

proponent is expected to adequately address each guideline and if it cannot meet a specific 

guideline then provide an explanation as to why and how it will mitigate and still meet the intent 

of the design principles. 
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Landscaping & Screening 

 A landscaping/vegetation plan needs to identify the type of plants or trees to be planted 

within the foreground of the visual area (or street intersection).  The use of vegetation native 

to the Pacific Northwest (or Camas) should be encouraged, with the exception of noxious 

weeds.  Low maintenance/hardy landscaping should also be encouraged. A list of low 

maintenance/hardy materials is available upon request.  

 Intersections should be illuminated, but not dominated by lighting.   Incorporating lighting 

into the landscape should be encouraged to illuminate the quality of the natural environment. 

Low voltage, non-glare, indirect lighting should be used exclusively for landscaping.   Street 

lighting, such as light poles and lamps, should be compatible with other nearby lighting on 

the same street, unless other lighting is expected to be replaced in the foreseeable future. 

Surrounding sites should be screened 

from parking and building lighting.  

 Parking spaces should be clustered in 

small groupings. Groupings should be 

separated by landscaping to create a 

pedestrian friendly, park like 

environment.  Parking lot landscaping 

should be credited toward the total 

landscaping requirement. (see exhibit 9) 

 Commercial developments should be encouraged to include a community information kiosk. 

The kiosk could be used to provide community information and/or incorporate 

historic/heritage information relating to the specific site or surrounding area. 

 
Exhibit 9. 
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Massing & Setbacks 

Specific guidelines that should be addressed include: 

 Since buildings define circulation 

routes, they should be placed as close 

to streets and roads as the zoning code 

allows before being set back to the 

interior or rear of the lot, unless site 

constraints make it impossible or 

characteristics of surrounding 

properties already developed make it 

incompatible. (see exhibit 10) 

 Commercial structures abutting 

residentially zoned areas should be 

designed to mitigate size and scale 

differences. 

 On-site parking areas should be placed 

to the interior of the site whenever 

possible. (see exhibit 10) 

Architecture 

 Developments surrounded by residential areas or adjacent to residentially zoned properties 

should be built with a residential feel (i.e. size, scale, and materials compatible with 

neighboring buildings). 

 Buildings over two stories should have the third story and above offset from the first two 

stories, if surrounding developments are less than three stories or land uses designations on 

adjacent sites do not allow more than three story development. 

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

neighboring properties. 

Circulation & Connections 

Most vacant and redevelopable commercial land within the City of Camas will occur along 

existing roads or areas that have established circulation and connections.  Therefore, the scope of 

appropriate regulations in regards to connections and circulation is limited. 

 Pathways define traffic/pedestrian movement. Buildings brought up to the road help define 

these movements.  Trees and/or planting strips shall be used for separating vehicles and 

pedestrian movements, as well as provide a secure and pedestrian friendly environment. 

 New streets intersecting commercial properties should be designed to create a safe 

environment.  “Coving” techniques and “round-a-bouts” should be considered for traffic 

calming when appropriate.  

 

 
Exhibit 10. 
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MULTI-FAMILY PRINCIPLES & GUIDELINES 

Multi-Family structures vary significantly in form, scale, and function. Even a specific Multi-

Family type (i.e. apartment building, townhouse, duplex, etc.) can vary in size and shape 

depending on the land use zone in question and site configuration. Therefore, a separate set of 

Design Review principles and guidelines have been developed for three separate multi-family 

structure categories: 

Multi-Family Structures: 

 Stacked Housing 

 Townhome/Rowhouse 

 Duplex/Tri-plex/Four-plex 

 

The multi-family design principles and guidelines are intended to be applied to all new 

development, redevelopment (including change in use, e.g. commercial to multi-family), or 

major rehabilitation (exterior changes requiring a building permit), unless otherwise noted in 

each subsection of this chapter.  

STACKED HOUSING 

All structures that have separate living units located on top of one another are considered stacked 

housing.  This includes garden apartments, flats, and low-, mid-, and high-rise structures.  The 

principles and guidelines developed for this housing type are intended to be applied regardless of 

the underlying land use designation. 

Design Principles 

 All on-site parking areas shall be screened with landscaping.  Parking spaces shall be 

clustered in small groups of no more than 6-10 spaces. 

 Stacked houses abutting or located in single-family residentially zoned areas shall be 

designed to mitigate size and scale differences. 

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

 Detached garages shall be located to the rear of stacked unit(s) so as not to be directly 

viewable from a public street. 

 Attached garages shall account for less than 50% of the front face of the structure. Garages 

visible from the street shall be articulated by architectural features, such as windows, to avoid 

a blank look. 
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Design Guidelines 

The design guidelines developed for stacked housing are intended to serve as a guide to the 

development community (or project proponent).  A project should not be expected to meet every 

design guideline as long as it can show it can achieve the overall intent of the design principles. 

However, the project proponent is expected to adequately address each guideline and if it cannot 

meet a specific guideline, then provide an explanation as to why and how it will mitigate and still 

meet the intent of the design principles. 

Landscaping & Screening 

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

 The vegetation to be utilized should encourage native, low maintenance plantings. Trees 

planted along streetscapes with overhead power lines should include only those identified on 

the City’s Street Tree List.  When possible, existing significant trees or other natural features 

that do not pose a hazard or hinder development should be required to remain and be 

incorporated into the landscaping and site plans. 

 Landscape lighting should be low voltage, non-glare, and indirect. Street lighting, such as 

light poles and lamps, should be compatible with other nearby lighting on the same street, 

unless other lighting is expected to be replaced in the foreseeable future or a nostalgic theme 

compatible with the proposed development is desired.  Surrounding sites should be screened 

from parking and building lighting. 

 Parking spaces should be clustered in small groupings.  Groupings should be separated by 

landscaping to create a pedestrian friendly, park-like environment.   Parking lot landscaping 

should be credited toward the total landscaping requirement. (see exhibit 9) 

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

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

With the exception of properties located in or abutting the Downtown Commercial (DC) 

zone, greater setbacks can be used to create a greater buffer and lessen the need for more 

intense vertical landscape materials. 

Circulation & Connections 

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

thereof: 

 Pathways define traffic/pedestrian movement.  Buildings brought up to the public right-of-

way help define these movements.  Trees and/or planting strips shall be used for separating 

vehicles and pedestrian movements as well as providing a secure and pedestrian friendly 

environment. 
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TOWNHOMES & ROWHOUSES 

Townhomes and rowhouses tend to be made up of several one to three story units that are 

attached (or connected) by a common wall. For the Design Review process, the 

Townhome/Rowhouse regulations address structures with two to five units attached by a 

common wall and configured in a townhouse style of structure.  The principles and guidelines 

developed for this housing type are intended to be applied regardless of the underlying land use 

designation. 

Design Principles 

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

landscaping. 

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

 Structures abutting or located in single family residentially zoned areas shall be designed to 

mitigate size and scale differences when appropriate. 

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

 Detached garages shall be located to the rear of the townhouse or rowhouse unit(s) so as not 

to be directly viewable from a public street. 

 Attached garages shall account for less than 50% of the front face of the structure.  Garages 

visible from the street shall be articulated by architectural features, such as windows, to avoid 

a blank look. 

Design Guidelines 

The design guidelines developed for townhomes and rowhouses are intended to serve as a guide 

to the development community (or project proponent). 

Landscaping & Screening 

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

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

(see exhibit 3) 

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

With the exception of properties located in or abutting the Downtown Commercial zone, 

greater setbacks can be used to create a greater buffer and lessen the need for more intense 

vertical landscape materials. 
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Circulation & Connections 

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

of: 

 Pathways define traffic/pedestrian movement.  Buildings brought up to the public right-of-

way help define these movements.  Trees and/or planting strips shall be used for separating 

vehicles and pedestrian movements as well as providing a secure and pedestrian friendly 

environment. 

DUPLEX, TRIPLEX, & FOUR-PLEX 

Duplexes, triplexes, and four-plexes tend be constructed to resemble single family homes.  For 

the design review process, the Duplex/Triplex/Four-plex regulations address structures with two 

to four units attached by a common wall that are configured to resemble a single-family style of 

structure.   The specific principles and guidelines developed for this housing type are mandatory 

and intended to be applied regardless of the underlying land use designation. 

Design Principles 

 Garages shall account for less than 50% of the front face of the structure.  Garages visible 

from the street shall be articulated by architectural features, such as windows, to avoid a 

blank look. 

Design Guidelines 

Architecture 

 Garages shall account for less than 50% of the front face of the structure.  Garages visible 

from the street shall be articulated by architectural features, such as windows, to avoid a 

blank look. 
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Project Overview 

This project proposes short plat and request design review for a parcel zoned MF-18 into 
3 lots per Camas code.  The site is located along  NW Ivy Street north of 6th Avenue in 
Camas, Washington. The parcel is identified as real property account #852740-000 and 
is approximately 0.26 acres.  It is located within the NW ¼ of the SE ¼ Section 10, T1N, 
R3E, W.M. in the City of Camas jurisdiction in Clark County, Washington. 
 
This narrative and accompanying supporting documents demonstrates how this short 
plat and design review project will comply with the City of Camas development 
ordinances and city code. 

 
Existing Site Characteristics 
 
The site currently is undeveloped and contains mostly grass.  There is an existing gravel 
driveway that provides access to the adjacent property to the north of the site. 
 
To the west there is a developed park zoned NP.  To the north there is an existing 
developed residential property zoned MF-18.  To the east there is NW Hill Street private 
road.  To the south there is an existing residence zoned MF-18. 
 
There are no significant habitat areas, water courses, or wetlands on-site. There are no 
indicators for slope instability, floodplains, or other critical areas.  
 

PRELIMINARY SHORT PLAT NARRATIVE 
 

 
17.09.030 Preliminary short plat approval. 

A. Preapplication. 

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

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

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

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

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

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

4. Vicinity map showing location of the site; and 

5. Site and development plans which provide the following information: 

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

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

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

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

Response: This project will be designed to meet the rules, regulations, 

requirements, and standards stated per City of Camas code  and comply 

with adopted manuals / standards and that the goals and policies of the 

City of Camas comprehensive plan. 
 

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

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

Response:  This project will meet the goals and polices of the City of 

Camas comprehensive plan.  The site is very small and creates only 3 new 

homes.  Therefore, the traffic management plan, parks and open space 

plan, and other City plans are not adversely impacted by the approval of 

this project. 
 

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

Response:  This project will be designed to include water and sanitary 
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sewage disposal.  Regarding storm drainage, see the stormwater report 

associated with this project for more information.  Erosion control will be 

provided during construction. 
 

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

Response:  This project will be designed as required by the City of Camas 

to appropriately provide roads, utilities, street lighting, street trees and 

other improvements. 
 

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

Response:  There are no required dedications, however there is an existing 

5’ easement along the north edge of the property for an access driveway 

serving the property to the north.  This easement will remain.  Any 

required utility easements along the frontage will be given as a part of the 

final plat. 
 

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

Response:  A transportation impact study is not required for this project.  

The project creates 3 new traffic generating homes, which results in 

approximately 3 new PM peak hour trips per day. 
 

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

Response:  The lots will be narrow but are appropriately in layout for the 

proposed housing floor plans.  See layout plan and floor plans. 
 

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

Response:  There will not be any commonly owned private facilities 

associated with this project. 
 

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

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

other relevant local regulations. 
 

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

Response:  This project will be designed to meet the rules, regulations, 

requirements, and standards stated per City of Camas code  and comply 

with adopted manuals / standards and that the goals and polices of the City 

of Camas comprehensive plan. 

17.19.010 Applicability. 

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

17.19.020 Improvements, supervision, inspections and permits required. 

A. Required Improvements. 

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

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

 
c. Primary structure accessed by flag lots or private roads are required to 

have automatic fire sprinklers, 

 
d. An approved address sign, in accordance with the Camas Municipal Code 

must be posted for each residence where the flag lot leaves the public 
road, and  

e. To protect the character of the immediate neighborhood, the city may 
impose special conditions, where feasible, including access configuration 
and separation, setbacks, fencing and landscaping;  
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6. Double Frontage Lots. Residential lots which have street frontage along 

two opposite lot lines shall be avoided, except for lots which provide 
separation of a residential development from a traffic arterial, in which 
case additional lot depth of at least twenty feet will be provided to act as a 
buffer strip between the lot and the traffic arterial;  

 
7. Corner Lots. Corner lots may be required to be platted with additional 

width to allow for the additional side yard requirements; 

 
8. Restricted Corner Lots. Corner lots restricted from access on side yard 

flanking street shall be treated as interior lots and conform to front, side 
and rear yard interior setbacks of CMC Chapter 18.09; and  

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

 
E. Tracts and Trails. 

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

 

Notes: 

1     All buildings abutting a street designed and constructed with less than 36 
feet of pavement shall have automatic fire sprinkler systems installed that 
comply with NFPA 13D or 13R.  

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

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

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

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

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

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

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

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

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

17.21.010 Plans and permits required for public improvements. 

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

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

(Ord. 2483 § 1 (Exh. A (part)), 2007)  

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

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

Response: We understand Design Review is required.                     

18.19.020 - Scope.  

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

Response: We have reviewed the Downtown Design Manual and are requesting 

Design Review of our proposal building designs.                       

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

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

18.19.030 - Design review manual adopted.  

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

18.19.035 - Downtown design manual adopted.  

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

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

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

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

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

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

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

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

   

18.19.050 - Design principles.  

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

A. Standard Principles. 

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

Response: 1 tree will be planted in the front yard of each lot.  3 total trees will 

be planted for this small project.  It is anticipated that this will integrate the 

proposed development into the surrounding environment.                      

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

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

Response: See building elevations plan for proposed design.  These elevations 

show a “finished” look and will have a seamless appearance.                       

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

 Response: There are no historic/heritage elements related to this specific site.  

The development of this site, will not impact the historic/heritage elements of 

the surrounding area.                   

B. Specific Principles. 

1. Gateways. 

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

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

property.                      

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

Response: The development includes residential housing, and therefore it is not 

anticipated that any business signage will be placed on the subject property.                      

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

Response:  No permanent signage is proposed for this project, therefore this is 

not applicable.                       

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

Response: There are no proposed pedestrian walkways within intersections, 

and therefore this is not applicable.                       

e. A consistent streetscape lighting scheme shall be used. 

Response: Lighting will be installed if required by the City of Camas.  If 

applicable, this project will install a light consistent with the City’s streetscape 

lighting scheme in the vicinity of this project.                       

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

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

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

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

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

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

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

Response: N/A                       

3. Multifamily. 

a. Stacked Housing. 

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

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

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

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

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

b. Townhomes and Rowhouses. 

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

Response: Excluding driveways and garages, there are no other on-site parking 

areas that are proposed, and therefore landscape screening is not applicable..                      

ii. Buildings shall be used to define the streetscape unless site conditions prove 
prohibitive. 
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Response: Buildings will be residential housing and setback from the 

streetscape to allow for driveway in front of the garage..                       

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

Response: The size and scale of this project should fit well with the 

surrounding properties and their structures in size and scale.                       

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

Response: See building elevations plan for proposed design.  Walls are 

articulated in order to avoid the blank look, as required.                  

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

Response: This project incorporates garages as a part of the floor plan.  

Therefore the garages are attached, not detached.  See floor plan for design.                      

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

Response: The proposed attached garage accounts for less than 50% of the 

front face of the structure.  Since these garages will be visible from the street, 

they include windows to avoid a blank look.  See building elevations plan for 

proposed design.                       

c. Duplex, Triplex and Four-Plex. 

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

18.19.070 - Application requirements.  

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

Response: See application, plans and narrative.                       

18.19.090 - Deviations to design review guidelines.  

A design review application that includes a deviation from any of the five major 
guidelines of the DRM shall be subject to review and recommendations from 
the design review committee. The DRC shall base its recommendation upon 
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findings setting forth and showing that all of the following circumstances 
exist:  

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

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

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

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

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

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

Response: See building floor plans and front elevations for design proposal.  

Three possible house designs are shown and builder/homebuyer will select 

from these.  The 3 designs selected could be the same or different. Houses will 

be similar to one of these 3 options but may vary slightly or have a reversed 

entry (garage and entry door flipped) from these designs. 

 

18.19.100 - Enforcement.  

Failure to comply with the requirements of this chapter, or a decision resulting 
from this chapter are enforceable under Article VIII of CMC Chapter 18.55 
Administration and Procedures.  

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

 
Necessary Approvals from Other Agencies 
 
  Building permits – City of Camas 
 

Summary 

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

standards stated per City of Camas code and comply with adopted manuals / standards 

and that the goals and polices of the City of Camas comprehensive plan. 
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Community Development Department
616 NE Fourth Avenue 

Camas, WA 98607
(360) 817-1568  

STAFF REPORT
Design Review Application for Parker Village Townhomes

City File No. DR15-06
(Related Files: MAJMOD14-01)

TO: Design Review Committee

FROM: Robert Maul, Planning Manager

APPLICANT: Parker Village LLC, Attn. Patrick Ginn

LOCATION: NW Sage Street / NW Sage Loop
Parcel number 125191-000
Camas, WA 98607

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

BACKGROUND:

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

PURPOSE:

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

RECOMMENDATION:  

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

616 NE Fourth Avenue   
Camas, WA 98607 

 
 

 
DESIGN REVIEW CHECKLIST 

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

 
Standard Principles and Guidelines 

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

Exceeds Meets Fails NA  

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

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

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

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

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

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

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

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

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

Exceeds Meets Fails NA  

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

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

Exceeds Meets Fails NA  

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

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

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

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

 

 
Specific Principles and Guidelines for Multi-Family 

Stacked Housing 

Exceeds Meets Fails NA  

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

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

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

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

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

Landscaping and Screening 

Exceeds  Meets Fails NA  

    Surrounding sites should be screened from parking and building lighting. 

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

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

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

Circulation and Connections 

    Pathways define traffic/pedestrian movement. Building brought up to the 
public right-of-way help define these movements. Trees and/or planting 
strips shall be used for separating vehicles and pedestrian movements as 
well as providing a secure and pedestrian friendly environment. 
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Drawing from the cover of Municipal Research Service Center’s “Infill Development” 
handbook. 

lhollenbeck
Typewritten Text
EXHIBIT 3



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

Acknowledgements 

 

Elected City Officials: 

Dean Dosset – Mayor Helen Gerde – City Council Ward 4 

Paul Dennis, AICP – City Council Ward 1 Mary Kufeldt-Antle – City Council Ward 5 

C.R. “Woody” Woodruff – City Council Ward 2 Greg Anderson – City Council Ward 6 

Scott Higgins – City Council Ward 3 Dale Thomas – City Council At-Large 

 

Planning Commission: 

Stan Pickard – Chair  Steve Karnes 

Charles Clark – Vice Chair  Peter Nicholls  

Carol Collier  David Shepard 

Jack Sprouse 

 

 

Author/Editor: 

Paul Dennis, AICP – Author 

Phil Bourquin – Staff Planner/Editor 

Kristin Berquist  – Editor 

 

Ad Hoc Committee Members: 

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

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

Casey O’Dell – Sharp Microelectronics of the 

Americas (Industrial Park Tenant)  

 

 



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

Table of Contents 

PREFACE .......................................................................................................................... 1 

INTRODUCTION .................................................................................................................. 2 

Goals of Design Review ............................................................................................................. 2 

Design Principles vs. Development Guidelines .......................................................................... 3 

Development Guidelines ............................................................................................................. 4 

STANDARD PRINCIPLES & GUIDELINES ................................................................................ 4 

Standard  Design  Principles ....................................................................................................... 4 

Standard Design Guidelines ........................................................................................................ 4 

GATEWAY PRINCIPLES & GUIDELINES .................................................................................. 8 

Design Principles ........................................................................................................................ 8 

Design Guidelines ....................................................................................................................... 9 

COMMERCIAL & MIXED-USE PRINCIPLES & GUIDELINES ...................................................... 11 

Design Principles ...................................................................................................................... 11 

Design Guidelines ..................................................................................................................... 11 

MULTI-FAMILY PRINCIPLES & GUIDELINES ......................................................................... 14 

Stacked Housing ....................................................................................................................... 14 

Townhomes & Rowhouses ....................................................................................................... 16 

Duplex, Triplex, & Four-Plex ................................................................................................... 17 

 



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

PREFACE 

The Camas City Council formed the original Design Review Ad Hoc Committee (DRAC) at its 

January 1998 planning retreat. The committee’s primary goal was to assess whether or not 

design review would be a good idea for Camas.  The DRAC reviewed materials collected from 

the Municipal Research Services Center that included design review manuals from Bainbridge 

Island, Gig Harbor, and Sumner, as well as news articles, legal opinions, and implementing 

ordinances.  The committee also conducted an informal survey at a United Camas Association of 

Neighborhoods (UCAN) meeting and a telephone conference with the City of Olympia’s 

Planning Director.   At the end of June 1998, the committee reported back to the City Council 

with their findings. 

In order to answer the question, “is design review good for Camas?”,  the committee tried to 

decide from a community perspective what the purpose of design review would be.  What should 

it accomplish?  What should it prevent?  The DRAC concluded that a good starting point would 

be to review the City’s Mission Statement which follows: 

“The City of Camas commits to preserving its heritage, sustaining  

and enhancing a high quality of life for all its citizens and  

developing the community to meet the challenges of the future.  

We take pride in preserving a healthful environment while  

promoting economic growth. We encourage citizens to  

participate in government and community, assisting the city  

in its efforts to provide quality services consistent with  

their desires and needs.” 

Design review,  in the context of the City’s mission statement,  should aid in the preservation of 

our community’s heritage; enhance our City’s quality of life; guide us through the challenges of 

the future; preserve a healthy environment; promote economic growth; and enable citizens to 

participate in the process. 

Based on all the materials reviewed and the level of interest from UCAN members, the DRAC 

concluded that design review was worth further investigation and recommended to the City 

Council that a citizen committee be formed and that the members be made up of individuals 

familiar with the development process.  The City Council agreed to further study design review 

by establishing a citizen committee to draft guidelines that could be successfully implemented 

for the City.  The citizen committee met every first and third Wednesday of each month since 

September of 1998.  Commercial guidelines were adopted in May, 2001, with the multi-family 

and gateway sections being added to the Design Review Code in December, 2002. What 

proceeds in this manual is the compilation of over three years worth of work by the DRAC. 
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Design Review Goals

Design Principals

Development Guidelines

 

INTRODUCTION 

All proposals subject to design review should strive 

to meet the goals of design review and address 

each of the appropriate design principles and 

development guidelines. In order to achieve the 

established goals of design review, a set of design 

principles and development guidelines have been 

identified for both commercial and multi-family 

land-uses. Design principles are the overriding 

factors that each development proposal must 

demonstrate it can achieve or reasonably mitigate. 

Development guidelines are created to assist the 

development’s applicant in accomplishing the 

design principles as well as conform to the 

established goals of design review. 

GOALS OF DESIGN REVIEW 

The goals of design review are intended to establish the overall purpose (or intent) of the design 

principles and development guidelines and set the stage for what they should be trying to 

accomplish. The goals of design review are: 

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

immediate area, as well as the community; 

 To encourage better design and site planning so that new development will preserve or 

enhance the community's character as well as allow for diversity and creativity; 

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

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

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

environment; 

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

development; 

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

City officials; 

 To increase public awareness of design issues and options; and 

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

future growth. 
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DESIGN PRINCIPLES VS. DEVELOPMENT GUIDELINES 

Design principles are established for both multi-family and commercial uses and all uses located 

within a gateway.  An exception from the design review process is provided for those activities 

subject to design review requirements for heritage register properties or districts [CMC 

16.07.070].  Commercial uses in the context of design review include both traditional uses listed 

as commercial under the zoning code as well as recreational, religious, cultural, educational and 

governmental buildings and associated properties.  

Design principles are the overriding factors that the development guidelines are trying to 

accomplish.  Every development proposal (whether the applicant is from a private, non-profit, or 

public entity) that comes before the City must adequately address each of the design principles 

and demonstrate that it can achieve the overall intent of the established principles.  If a proposal 

can not meet every development guideline set forth under each section, but has demonstrated that 

it can achieve the overall intent of the established design principles, then the City may have 

reason to allow the proposal to move forward through the approval process.  
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DEVELOPMENT GUIDELINES 

Development guidelines for gateways, multi-family, and commercial uses have been divided into 

five major guideline categories: 
a)

 Landscaping & Screening, 
b)

 Architecture, 
c)

 Massing & 

Setbacks, 
d)

 Historic & Heritage Preservation, and 
e)

 Circulation & Connections.  Under each 

major category is a list of general issues that should be addressed, if appropriate, by each 

proposal subject to design review. 

Landscaping & Screening: Massing & Setbacks: 

Impervious vs. Pervious Complement Surrounding Uses 

Landscaping & Screening View Shed 

Signage Infill 

Lighting Density Provisions 

Outdoor Furnishings Height, Bulk, Scale 

Fences Flexibility of Building Location (Preservation) 

Significant Trees Zone Transition 

Outdoor Common Areas Historic and Heritage Preservation: 

Parkway Preservation of Existing Structures or Sites 

 Incorporate Historic/Heritage Information 

Architecture: Circulation & Connections: 

Signage Walkways, Trails & Parking  

Lighting Transit Stops 

Building Form (architecture) Streetscape 

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

Standard principles and guidelines are applicable to all commercial, mixed-use and multi-family 

developments, redevelopments (including change in use, e.g. residential to commercial), or 

major rehabilitations (exterior changes requiring a building permit).  Additional principles may 

be found under each of the specific categories. 

STANDARD  DESIGN  PRINCIPLES 

A site plan should be provided by the applicant that identifies and illustrates how the proposed 

development will meet the design principles.  The site plan should include placement of 

buildings, designated landscaped and open space areas, parking, and any other major 

components of the development.  The site plan should also include dimensions as to give all 

reviewers a sense of scale.  Rehabilitation projects are only required to address the principles and 

guidelines that relate to the building permits they are seeking. 

 Landscaping shall be done with purpose.  It should be used as a tool to integrate the proposed 

development with the surrounding environment as well as each of the major project elements 

(e.g. parking, building(s), etc.). 

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

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

 Buildings shall have a “finished” look.  Any use of panelized materials shall be integrated 

into the development in a manner that achieves a seamless appearance. 

 A proposed development shall attempt to incorporate or enhance historic/heritage elements 

related to the specific site or surrounding area. 

STANDARD DESIGN GUIDELINES 

The standard design guidelines serve as a guide to the development community (or project 

proponent).  These guidelines are developed to assist a project in meeting the established design 

principles.  Furthermore, a project should not be expected to meet every design guideline as long 

as it can show it can achieve the overall intent of the design principles. However, the project 

proponent is expected to adequately address each guideline and if it cannot meet a specific 

guideline then provide an explanation as to why and how it will mitigate and still meet the intent 

of the design principles. 

Landscaping & Screening 

 Landscaping and screening is an important factor in determining the overall character of the 

building site.  Landscaping should be done with purpose, such as providing a buffer against 

less intense uses, screening parking or other components viewed as being intrusive, and 

defining the streetscape. 
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 Signage should be placed on buildings 

or incorporated into the landscaping.  If 

signs are illuminated, then they shall be 

front lit (light cast onto the face of the 

sign from a source positioned in front of 

the sign).  Signage in the landscaping 

should be built in to the vegetation to 

keep it from being the main focus – 

similar to the light industrial zones. 

Efforts should be made to make signs 

vandal resistant.  The intent is for the 

landscape not to be dominated by 

signage as well as to soften the visual 

impact. (see exhibit 1) 

 Outdoor furnishings, when used, should 

be compatible with the immediate 

environment. 

 If the site is to be fenced, then the 

fencing should be incorporated into the 

landscaping so as to have little or no 

visual impact. (see exhibit 2) 

 The vegetation to be utilized should 

encourage native, low maintenance 

plantings.  Trees planted along 

streetscapes with overhead power lines 

should include only those identified on 

the City’s Street Tree List.  When 

possible, existing significant trees or 

other natural features that do not pose a 

hazard or hinder development should be 

required to remain and be incorporated 

into the landscaping and site plans. 

 Landscape lighting should be low 

voltage, non-glare, and indirect.  Street 

lighting, such as light poles and lamps, 

should be compatible with other nearby 

lighting on the same street, unless other 

lighting is expected to be replaced in the 

foreseeable future or a nostalgic theme 

compatible with the proposed 

development is desired. 

 

 
Exhibit 1. 

 
Exhibit 2. 



Camas Design Review Manual: Gateways, Commercial, Mixed-Use & Multi-Family Uses (Final Draft) Page 6 

Massing & Setbacks 

 Massing and setbacks are major 

elements of a site plan.  These elements 

have the greatest impact as to how the 

proposed development relates to the 

surrounding area and how individuals 

living and visiting the area interact with 

the development.  Major components 

that define the character and quality of 

the proposed development include the 

size, scale, and placement of buildings, 

lot coverage, and traffic/pedestrian 

circulation. 

 Higher density/larger structures abutting 

lower density residential structures 

should be designed to mitigate size and scale differences.  In some cases, creating a natural 

buffer may be appropriate. (see exhibit 3) 

Architecture 

Few restrictions should be placed on the architecture and building materials used in the 

development.  Instead, general guidelines are developed to identify the type of development 

desired: 

 Buildings should have a “finished”, sound, durable, and permanent appearance.  Use of 

panelized materials should be integrated into the development in a manner that achieves a 

seamless appearance.  This would bring into question the use of corrugated materials, 

standing seam, T-1 11, or similar siding materials, unless it can be shown through the use of 

renderings or other visual applications that the use of these materials will produce a 

development with a high visual (or aesthetic) quality.  The applicant and/or developer will be 

held accountable for ensuring that the finished development resembles and is in compliance 

with the submitted renderings as approved by the City. 

 
Exhibit 3. 
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 Placement of buildings should 

preserve significant natural features, 

such as rocks, trees, etc.  In doing so, 

developers may make use of site 

variances such as adjusting setbacks. 

(see exhibit 4) 

 Building walls or fences visible from 

roadways should be articulated in 

order to avoid a blank look.  The wall 

can be broken up by including some 

combination of window/display space, 

plantings, offsetting walls with two-

tone colors, or creating plazas, water 

features, art (civic, pop, etc.), awnings, 

or similar devices. (see exhibit 5) 

 The use of bold colors should be 

avoided except when used as minor 

accents. 

Historic and Heritage 
Preservation: 

 The use of Historic Markers, 

information kiosks, project names, 

architectural features, or other elements of the project should promote the historic heritage of 

the site or surrounding area. 

 
Exhibit 4. 

 
Exhibit 5. 
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GATEWAY PRINCIPLES & GUIDELINES 

Gateways are entrances to the community.  They portray an image of what one would expect to 

find as they venture throughout the community.  They assist in orientation and communication of 

a sense of quality, civic pride, and history of the community.  A gateway that is poorly planned 

(or developed) sends an adverse message as to what the rest of the community is like – whether 

accurate or not.   

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

Primary Gateways – distinguishable 

in that they encompass an entire 

corridor, whether several blocks or 

miles, and are primary entrances into 

the community. (see exhibit 6) 

Secondary Gateways – are limited 

to a specific intersection (or node) and 

tend to be a secondary entry point into 

the community, but have the potential to 

become a primary gateway at some 

point in the future. 

The Gateway design principles and 

guidelines are applied in addition to the 

other design review sections.  They do 

not supercede or abolish other design 

review guidelines but instead work in 

concert.  These principles and 

guidelines are created to ensure 

heightened attention is given to the 

development/redevelopment of 

properties located within the City’s 

gateways. 

DESIGN PRINCIPLES 

Design principles are developed with the intent of being applied throughout the gateway area 

regardless of the land use in question.  

Gateways are special places within a city that help define the quality and character of the 

community.  The elements that comprise a gateway shall be treated in a manner that calls 

attention to the fact that one has entered into the community.  The following elements shall be 

addressed: 

Insert Map 

Exhibit 6. 
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 Gateways shall be devoid of freestanding signs.  Pre-existing freestanding signs will be 

subject to removal at the time of any new development, redevelopment, or major 

rehabilitation on the site.  Exemptions include approved directional or community 

information signage as approved by the City. 

 Business signage not placed on buildings shall be integrated into the landscaping/ 

streetscaping of the subject property.  

 Permanent signage within a gateway shall be standardized in a manner that creates a 

consistent look within the gateway in question. 

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

character. 

 A consistent streetscape lighting scheme shall be used. 

 Where applicable (as determined by the City), sidewalks shall be separated from the roadway 

through the use of planter strips (to be no less than 30 inches wide). 

 When applicable (as determined by the City), trees of no less than two inches in diameter 

shall be planted within planter strips at a spacing that creates the appearance of a continuous 

canopy at tree maturation. 

DESIGN GUIDELINES 

The design guidelines for Gateways are more stringently applied than those for other sections of 

the manual (e.g. commercial and multi-family).  Guidelines that state a certain action “shall be 

adhered to” are strictly enforced.  Guidelines that use more suggestive terminology such as 

“should” serve as a guide to meeting the overall intent.  The project proponent is expected to 

adequately address each guideline and if it cannot meet a specific guideline, then provide an 

explanation as to why and demonstrate how it will mitigate and still meet the intent of the design 

principles/guidelines. 

Landscaping & Screening 

 Signage shall be on buildings or incorporated into the landscaping.  Illumination of signs 

within landscaped areas shall be front-lit only, to keep the sign from being the main focus. 

The intent is to soften the visual impact as well as for the landscape not to be dominated by 

signage. (see exhibit 1) 

Architecture 

The type, scale, and placement of signage within a gateway can significantly effect the 

visual/sensory interpretation of the physical quality of the area.  Gateways that appear to be 

littered with signage present a negative impression and an environment that individuals want to 

avoid. 

 Freestanding signs are not allowed to be erected within Gateways. 

 Permanent signage within gateways shall be standardized in terms of size, color, and 

materials. 
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Historic and Heritage Preservation: 

The use of historic markers, information kiosks, project names, architectural features, or other 

elements of the project should promote the historic heritage of the site or surrounding area. 

Circulation & Connections: 

The streetscape and pedestrian movements are the elements of primarily interest for gateway 

properties. Streetscaping assists in defining the physical character of the area and pedestrian 

movements. The following additional accentuators can help further define pedestrian paths.   

 Trees and planting strips shall be 

used for separating vehicles and 

pedestrian movements, as well as 

provide a secure and pedestrian 

friendly environment.  

(see exhibit 7) 

 Where applicable (as determined by 

the City), sidewalks shall be 

separated from the roadway through 

the use of planter strips or planter 

wells (to be no less than 30 inches 

wide). (see exhibit 7) 

 Tree spacing will be determined by 

the species of trees planted.   The 

desired effect is a visual appearance 

of a continuous foliage canopy at 

maturity or seven years after tree 

planting (which ever comes first). 

(See exhibit 7) 

 Patterned pavers shall be used to 

define and accentuate pedestrian 

pathways within intersections. They 

include pattern stone, exposed 

aggregate (as long as it has a 

finished appearance), stamped 

concrete, or similar paving 

materials. (see exhibit 8) 

 A consistent streetscape lighting 

scheme shall be used that portrays 

the primary development period, 

architecture characteristics, or 

predetermined theme as identified 

in a concept plan, sub-area plan, or 

master plan recognized by the City. 

 
Exhibit 7. 

 
Exhibit 8. 
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COMMERCIAL & MIXED-USE PRINCIPLES & GUIDELINES 

In assessing how a proposed project addresses specific design guidelines, weight should be given 

to the location of the property, topographic characteristics, size and shape, disposition of adjacent 

properties, etc. For example, the specific character of the Community Commercial zoned 

properties differ based on their general location, topography, and surrounding built environment. 

For instance, one of the Community Commercial properties located in the Southwest portion of 

the City has an auto oriented feel as it is surrounded by Highway 14 and Southeast 6th Avenue. 

Another property located in Grass Valley has a somewhat rural feel as it is surrounded by 

residential and wetlands.  However, even though each area has a different feel, they all have 

direct linkages to surrounding neighborhoods and, therefore, these properties should provide a 

pedestrian friendly environment (one of the specific design principles) to the degree possible 

along major street frontages. 

DESIGN PRINCIPLES 

The following design principles are intended to be applied to all new commercial and mixed-use 

developments, redevelopments (including change in use, i.e. residential to commercial), or major 

rehabilitations (exterior changes requiring a building permit).  Properties shall develop in a 

manner that portrays a quality image of the community. 

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

development proves prohibitive.  All required on-site parking areas along adjacent roadways 

shall be screened with landscaping.  

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

 Structures abutting, located in, or located near less intensive uses or zoned areas (such as 

commercial developments next to residential areas) shall be designed to mitigate size and 

scale differences. 

 Developments containing a multiple of uses/activities shall integrate each use/activity in a 

manner that achieves a seamless appearance or creates a cohesive development. 

 Mixed-use developments that place uses throughout the site (horizontal development) shall 

organize elements in a manner that minimizes it’s impact on adjacent lower intensity uses. 

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

 Outdoor lighting shall not be directed off site. 

DESIGN GUIDELINES 

The design guidelines developed for commercial and mixed-use developments are intended to 

serve as a guide. A project should not be expected to meet every design guideline as long as it 

can show it can achieve the overall intent of the design principles. However, the project 

proponent is expected to adequately address each guideline and if it cannot meet a specific 

guideline then provide an explanation as to why and how it will mitigate and still meet the intent 

of the design principles. 
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Landscaping & Screening 

 A landscaping/vegetation plan needs to identify the type of plants or trees to be planted 

within the foreground of the visual area (or street intersection).  The use of vegetation native 

to the Pacific Northwest (or Camas) should be encouraged, with the exception of noxious 

weeds.  Low maintenance/hardy landscaping should also be encouraged. A list of low 

maintenance/hardy materials is available upon request.  

 Intersections should be illuminated, but not dominated by lighting.   Incorporating lighting 

into the landscape should be encouraged to illuminate the quality of the natural environment. 

Low voltage, non-glare, indirect lighting should be used exclusively for landscaping.   Street 

lighting, such as light poles and lamps, should be compatible with other nearby lighting on 

the same street, unless other lighting is expected to be replaced in the foreseeable future. 

Surrounding sites should be screened 

from parking and building lighting.  

 Parking spaces should be clustered in 

small groupings. Groupings should be 

separated by landscaping to create a 

pedestrian friendly, park like 

environment.  Parking lot landscaping 

should be credited toward the total 

landscaping requirement. (see exhibit 9) 

 Commercial developments should be encouraged to include a community information kiosk. 

The kiosk could be used to provide community information and/or incorporate 

historic/heritage information relating to the specific site or surrounding area. 

 
Exhibit 9. 
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Massing & Setbacks 

Specific guidelines that should be addressed include: 

 Since buildings define circulation 

routes, they should be placed as close 

to streets and roads as the zoning code 

allows before being set back to the 

interior or rear of the lot, unless site 

constraints make it impossible or 

characteristics of surrounding 

properties already developed make it 

incompatible. (see exhibit 10) 

 Commercial structures abutting 

residentially zoned areas should be 

designed to mitigate size and scale 

differences. 

 On-site parking areas should be placed 

to the interior of the site whenever 

possible. (see exhibit 10) 

Architecture 

 Developments surrounded by residential areas or adjacent to residentially zoned properties 

should be built with a residential feel (i.e. size, scale, and materials compatible with 

neighboring buildings). 

 Buildings over two stories should have the third story and above offset from the first two 

stories, if surrounding developments are less than three stories or land uses designations on 

adjacent sites do not allow more than three story development. 

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

neighboring properties. 

Circulation & Connections 

Most vacant and redevelopable commercial land within the City of Camas will occur along 

existing roads or areas that have established circulation and connections.  Therefore, the scope of 

appropriate regulations in regards to connections and circulation is limited. 

 Pathways define traffic/pedestrian movement. Buildings brought up to the road help define 

these movements.  Trees and/or planting strips shall be used for separating vehicles and 

pedestrian movements, as well as provide a secure and pedestrian friendly environment. 

 New streets intersecting commercial properties should be designed to create a safe 

environment.  “Coving” techniques and “round-a-bouts” should be considered for traffic 

calming when appropriate.  

 

 
Exhibit 10. 
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MULTI-FAMILY PRINCIPLES & GUIDELINES 

Multi-Family structures vary significantly in form, scale, and function. Even a specific Multi-

Family type (i.e. apartment building, townhouse, duplex, etc.) can vary in size and shape 

depending on the land use zone in question and site configuration. Therefore, a separate set of 

Design Review principles and guidelines have been developed for three separate multi-family 

structure categories: 

Multi-Family Structures: 

 Stacked Housing 

 Townhome/Rowhouse 

 Duplex/Tri-plex/Four-plex 

 

The multi-family design principles and guidelines are intended to be applied to all new 

development, redevelopment (including change in use, e.g. commercial to multi-family), or 

major rehabilitation (exterior changes requiring a building permit), unless otherwise noted in 

each subsection of this chapter.  

STACKED HOUSING 

All structures that have separate living units located on top of one another are considered stacked 

housing.  This includes garden apartments, flats, and low-, mid-, and high-rise structures.  The 

principles and guidelines developed for this housing type are intended to be applied regardless of 

the underlying land use designation. 

Design Principles 

 All on-site parking areas shall be screened with landscaping.  Parking spaces shall be 

clustered in small groups of no more than 6-10 spaces. 

 Stacked houses abutting or located in single-family residentially zoned areas shall be 

designed to mitigate size and scale differences. 

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

 Detached garages shall be located to the rear of stacked unit(s) so as not to be directly 

viewable from a public street. 

 Attached garages shall account for less than 50% of the front face of the structure. Garages 

visible from the street shall be articulated by architectural features, such as windows, to avoid 

a blank look. 
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Design Guidelines 

The design guidelines developed for stacked housing are intended to serve as a guide to the 

development community (or project proponent).  A project should not be expected to meet every 

design guideline as long as it can show it can achieve the overall intent of the design principles. 

However, the project proponent is expected to adequately address each guideline and if it cannot 

meet a specific guideline, then provide an explanation as to why and how it will mitigate and still 

meet the intent of the design principles. 

Landscaping & Screening 

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

 The vegetation to be utilized should encourage native, low maintenance plantings. Trees 

planted along streetscapes with overhead power lines should include only those identified on 

the City’s Street Tree List.  When possible, existing significant trees or other natural features 

that do not pose a hazard or hinder development should be required to remain and be 

incorporated into the landscaping and site plans. 

 Landscape lighting should be low voltage, non-glare, and indirect. Street lighting, such as 

light poles and lamps, should be compatible with other nearby lighting on the same street, 

unless other lighting is expected to be replaced in the foreseeable future or a nostalgic theme 

compatible with the proposed development is desired.  Surrounding sites should be screened 

from parking and building lighting. 

 Parking spaces should be clustered in small groupings.  Groupings should be separated by 

landscaping to create a pedestrian friendly, park-like environment.   Parking lot landscaping 

should be credited toward the total landscaping requirement. (see exhibit 9) 

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

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

With the exception of properties located in or abutting the Downtown Commercial (DC) 

zone, greater setbacks can be used to create a greater buffer and lessen the need for more 

intense vertical landscape materials. 

Circulation & Connections 

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

thereof: 

 Pathways define traffic/pedestrian movement.  Buildings brought up to the public right-of-

way help define these movements.  Trees and/or planting strips shall be used for separating 

vehicles and pedestrian movements as well as providing a secure and pedestrian friendly 

environment. 
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TOWNHOMES & ROWHOUSES 

Townhomes and rowhouses tend to be made up of several one to three story units that are 

attached (or connected) by a common wall. For the Design Review process, the 

Townhome/Rowhouse regulations address structures with two to five units attached by a 

common wall and configured in a townhouse style of structure.  The principles and guidelines 

developed for this housing type are intended to be applied regardless of the underlying land use 

designation. 

Design Principles 

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

landscaping. 

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

 Structures abutting or located in single family residentially zoned areas shall be designed to 

mitigate size and scale differences when appropriate. 

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

 Detached garages shall be located to the rear of the townhouse or rowhouse unit(s) so as not 

to be directly viewable from a public street. 

 Attached garages shall account for less than 50% of the front face of the structure.  Garages 

visible from the street shall be articulated by architectural features, such as windows, to avoid 

a blank look. 

Design Guidelines 

The design guidelines developed for townhomes and rowhouses are intended to serve as a guide 

to the development community (or project proponent). 

Landscaping & Screening 

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

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

(see exhibit 3) 

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

With the exception of properties located in or abutting the Downtown Commercial zone, 

greater setbacks can be used to create a greater buffer and lessen the need for more intense 

vertical landscape materials. 



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

Circulation & Connections 

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

of: 

 Pathways define traffic/pedestrian movement.  Buildings brought up to the public right-of-

way help define these movements.  Trees and/or planting strips shall be used for separating 

vehicles and pedestrian movements as well as providing a secure and pedestrian friendly 

environment. 

DUPLEX, TRIPLEX, & FOUR-PLEX 

Duplexes, triplexes, and four-plexes tend be constructed to resemble single family homes.  For 

the design review process, the Duplex/Triplex/Four-plex regulations address structures with two 

to four units attached by a common wall that are configured to resemble a single-family style of 

structure.   The specific principles and guidelines developed for this housing type are mandatory 

and intended to be applied regardless of the underlying land use designation. 

Design Principles 

 Garages shall account for less than 50% of the front face of the structure.  Garages visible 

from the street shall be articulated by architectural features, such as windows, to avoid a 

blank look. 

Design Guidelines 

Architecture 

 Garages shall account for less than 50% of the front face of the structure.  Garages visible 

from the street shall be articulated by architectural features, such as windows, to avoid a 

blank look. 



 

Parker Village – Residential Structures Portion 
 

Design Review Checklist Notes 
 
 

Standard Principles and Guidelines 

 
1. Landscaping should be done with a purpose. It should be used as a tool to integrate the 

proposed development into the surrounding environment. 

    Parker Village Landscaping, as approved by the City, meets this principle. 
 
 
2. Landscaping, including trees, shrubs, and vegetative groundcover, is provided to visually 

screen and buffer the use from adjoining less intense uses. 

   Parker Village Landscaping, as approved by the City, meets this principle. 
 
3. Signs are located on buildings or incorporated into the landscaping so as not to be the 

main focus either during the day or night. (eg. low signs with vegetative backgrounds to 
soften visual impact).  If illuminated they shall be front lit.  Efforts have been made to 
make signs vandal resistant. 

    Parker Village is not proposing any commercial buildings at this time. As such, 

this is not applicable.  
 
4. Outdoor furniture samples have been submitted consistent with the overall project 

design. 

    Parker Village is not proposing any commercial buildings at this time. As such, 

this is not applicable. 
 
5. Proposed fencing is incorporated into the landscaping so as to have little or no visual 

impact.   

   Parker Village is not proposing any commercial buildings at this time. The fencing 

installed on the residential portions is incorporated into the landscaping so it has 

little or no visual impact. 
 
6. The vegetation to be utilized includes native, low maintenance plantings.  Trees planted 

along streetscapes with overhead power lines should include only those identified on the 
City’s Tree List. 

    Parker Village Landscaping, as approved by the City, meets this principle. 
 
7. Landscape lighting - low voltage, non-glare, indirect lighting is directed, hooded or 

shielded away from neighboring properties. 

Parker Village is not proposing any commercial building or commercial landscaping 

at this time. No landscaping lighting is being proposed for the 60 residential units. 

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

All Parker Village Street lighting has been approved by the City of Camas. Therefore, 

it meets this guidelines. 
 
9. Parking and building lighting is directed away from surrounding properties through the 

use of hooding, shielding, siting and/or landscaping. 

At Present Parker Village is only submitting design review for residential structures. 

As such, it is not proposing parking or building lighting. This is not applicable. 
 

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

Parker Village, through its approved development plan, meets this principle. 
 
2. Existing trees over 6” dbh that are not required to be removed to accommodate the 
proposed development are retained and incorporated into the landscape plan. 

Parker Village meets this as there no trees that meet this guideline. 
 

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

This is not applicable to Parker Village. 

 

 
 
1. Buildings should have a “finished” look.  Any use of panelized materials should be 

integrated into the development in a manner that achieves a seamless appearance. 

    Parker Village exceeds requirements with respect to the guidelines. As the 

exterior elevations show, all buildings are finished nicely. 
 
2. Use of corrugated materials, standing seam, T-1 11, or similar siding materials are 

questionable, unless it can be shown through the use of renderings or other visual 
applications that the use of these materials will produce a development with a high 
visual (or aesthetic) quality. 

    Parker Village exceeds requirements with respect to the guidelines. As the 

exterior elevations show, all buildings are finished nicely. Taken together, the 

buildings as proposed will produce a development with a high visual quality. 
 
 
3. Buildings walls or fences visible from roadways should be articulated in order to avoid a 

blank look.  The walls can be broken up by including some combination of 
window/display space, plantings, offsetting walls with two-tone colors, or creating plazas, 
water features, art (civic, pop, etc.) awnings, or similar devices. 

     Parker Village exceeds requirements with respect to the guidelines. Proposed 

buildings will be built at different elevations throughout the site, in building sizes 

of 2 to 4 units. Each individual attached structure will be painted and finished in a 

look consistent with a stand-alone single family home.  



 

 

 3 

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

   Parker Village exceed this requirement. All main body colors are natural and earth 

tone 
 
 
5. Higher density/larger structures abutting lower density residential structures have been 

designed to mitigate size and scale differences.  In some cases, creating a natural buffer 
may be appropriate. 

   Parker Village meets this guideline. Currently, we are only proposing residential 

structures around the perimeter. The site should blend well with all neighboring 

properties. 
 
 

 
In addition, specific principals and guidelines relative to gateways, commercial, mixed use 
and multi-family uses shall be reviewed in the Design Review Manual as applicable. 

The Parker Village plans as proposed meet the Design Review Manual. 

 



Parker Village responses to Camas Design Review Manual: Gateways, Commercial, Mixed-Use & Multi-Family Uses 
(Final Draft) – Page 16 and 17 

 

TOWNHOMES & ROWHOUSES  

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

Parker Village: The residential portion of Parker Village consists of 60 single family and live-work 
townhomes, ranging from 1,600 square feet to 2,100 square feet. Units will be attached in buildings 
ranging from 2 to 4. The commercial component on Lot 61 is not submitting for Design Review at this 
time.  

 

Design Principles  

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

Parker Village: As per the attached plat map and landscaping plan approved by the City of Camas, 
all on-site parking is screened – utilizing physical design and landscaping. See attached plat and 
approved landscaping plan as Exhibit A & Exhibit B 

 

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

Parker Village: Throughout the residential portion of Parker Village, buildings have been designed 
to define the streetscape. Buildings for each lot were selected based on topography and applicable 
setbacks. 

 

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

Parker Village: Within the gated portion of Parker Village, all 60 units proposed to be construction 
are residential single family and residential live-work units. Considering the topography and feel of 
the neighborhood we incorporated 3 different type of plans: 

Lots 1-15 and 40-48, which comprise the east and west borders of the project, are Two Level 
attached single family residences.  Lots 40 to 48 have a live-work component to them. Organized in 
buildings of 3, the exterior units have 2 car garages while the inside unit has a one car garage. 
(Exhibit C) 

Lots 16-39, which comprise the South border of the project, are Three Level attached single family 
residences. Due to the topography of the site, there were designed as “garage under” floor plans to 
incorporate the larger slope found on the South side of the site. The use of these plans here helps 
create a more integrated feel within the neighborhood. These will be built in units of 4. (Exhibit D)  
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 Lots 49-60 (Exhibit E), located in the middle of the project, are Single Level attached floor plans. To 
be built in buildings of 3 or 4, the use of single level plans in this area will make the neighborhood 
feel less dense and provide significant variety in the products.  

Taken together, the floor plans consider size, scale, and topography to create a community that 
looks and feels nice. 

 

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

Parker Village: Within Parker Village, all exterior walls (elevations) have been carefully designed to 
avoid a blank look and provide a sense of scale. All exterior residential elevations are provided in 
Exhibit F, Exhibit G and Exhibit H. 

 

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

Parker Village: Parker Village is not proposing any detached garages. Additionally, based on the 

design of the residential portion of the neighborhood, the proposed residential units are not 

directly visible for neighboring public roads. 

 

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

Parker Village:  The plans as proposed and provided meet this requirement. Garages have been 
articulated by windows in the garage doors, along with other architectural features visible on the 
front elevation. 

 

Design Guidelines  

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

Parker Village: The design guidelines have been helpful to use. We have followed these guidelines 
when considering building plan design, exterior elevations, exterior colors and the unit mix. 

 

Landscaping & Screening  

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

1. Green belts should be used to separate different uses or intensity of uses whenever possible.  

Parker Village: Parker Village does not have any greenbelts. Therefore, this is not applicable.  
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2. The vertical intensity of landscaping should increase as the height of the structure increases. With 
the exception of properties located in or abutting the Downtown Commercial zone, greater setbacks 
can be used to create a greater buffer and lessen the need for more intense vertical landscape 
materials.  

Parker Village:  The current design review is for 60 residential structures located within the gated 
Parker Village neighborhood. All 60 Lots range from single-level townhomes to a three-level 
townhome. The vertical intensity of landscaping within the neighborhood will be in accordance with 
the approved landscaping plan and designed to be proportion to the structures.  

 

DUPLEX, TRIPLEX, & FOUR-PLEX  

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

Parker Village: All proposed homes are duplex/triplex/four-plex and comply with the corresponding 
regulations. As the exterior elevation renderings illustrate, each unit is painted and accented to 
resemble single family homes. 

 

Design Principles  

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

Parker Village: The plans as proposed and provided meet this requirement. Garages have been 
articulated by windows in the garage doors, along with other architectural features visible on the 
front elevation. 

 

Design Guidelines  

Architecture  

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

Parker Village: The plans as proposed and provided meet this requirement. Garages have been 
articulated by windows in the garage doors, along with other architectural features visible on the 
front elevation. 
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Parker Village Narrative & Supporting Maps 
Narrative 

The residential portion of Parker Village consists of 60 single family and live-work luxury gated 
townhomes, ranging from 1,600 square feet to 2,100 square feet. The units will be attached in 
buildings ranging from 2 to 4. The detail site plan, renderings and finish materials are included in 
this document.The commercial component on Lot 61 is not submitting for Design Review at this 
time. 
 
Parker Village is largely inspired and modeled after recently completed or currently in process 
townhomes projects in the general area: The Lakes at Fisher’s Landing and Stoneleaf.  
 
The Lakes at Fisher’s Landing, located just west of 192nd, consisted of almost the same mix of 
product and number of units. It is now completed. A general overview can be seen at: 
http://ginndevelopment.com/projects/active-projects/the-lakes/ 
 
 
Stoneleaf is just down the road and is currently in the final 6 to 12 months of building. In total, 
Stoneleaf will have 54 units (plus Knight’s Court), of which will built 40. You are welcome to view 
this neighborhood in person as it is currently being built out. The neighborhood went from only 
being able to sell homes under $300,000 to selling homes in excess of $400,000; a win for the City 
and a win for all owners.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

http://ginndevelopment.com/projects/active-projects/the-lakes/


Approved Plat Map showing: 
 
1. Asphalt 2. Fencing 3. Sidewalks and driveway areas  4. Building foot prints 

 
 
 
Other than approved street lights and normal lights installed on the exterior of building (shown in the 
rendering, there is no other lighting to note. Pedestrian pathways are noted on the landscaping plan 
 



Landscaping Plan with Pedestrian pathways 
 



Marketing plat map illustrating which floor plans go on which lots: 
 

 
 
 
Summary: 
Lots 1 to 15 =  2-story 3 plex buildings 
Lots 16 to 39 =  2-story garage under 4 plex 
Lots 49 to 60 = 1-story buildings 2 or 3 units 
 
Detailed architectural drawings are provided as separate PDF. All exterior building materials are James 
Hardie cement board products. As shown in the drawings and below renderings, it will be a mix of 
horizontal, shingle and board-baton. Lots 40 to 48, backing to Brady road, will have trim wrapped 
around the windows visible from the street. Decorative corbels and earth tone paints will be used to 
create a visually appealing aesthetic, including different colors schemes for each unit. Our nearby 
Stoneleaf neighborhood is a good example of the color selections and appealing elevations. 
 



 
Building perspectives / renderings 

Lots 1 – 15 and 40 – 48 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



Building elevations 
Building perspectives / renderings 

Lots 16 - 39 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
  



Building elevations 
Building perspectives / renderings 

Lots 49 – 60 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



Internal Design Standards 

 
The purpose of the Design Standards is to facilitate quality development through an orderly process 
of evaluation and approval of plan submittals.  The specific Design Standards set forth in this 
document establish the minimum standards to be used in the evaluation of each submittal. 
 
1.  Exterior Design.   The exterior design of each Unit shall incorporate Craftsman and or European 

design as further illustrated in the architectural drawings and rednerings. 

 
2. Exterior Materials: 

 
A. Siding. Will be mixed elements which can include horizontal lap siding, board 

and batt, stucco style, shingle in accent areas, and cultured or natural stone 

veneers.  Vinyl siding will not be permitted.   All siding material shall be fiber-

cement materials. Wood shall only be used for fascia boards, window wraps, 

and other cosmetic and finishing elements to further enhance the exterior 

finish.  

 
B.  Roofing.  Material shall be composition shingle with a minimum 30-year 

warranty, with a Class A fire rating and non-reflective.  The color will be dark 

browns, grey, or black.  Wood and metal roofing will not be permitted, except 

as needed for architectural design elements. The pitch of roof will be a 4/12 

pitch or greater.   Flat roofs will not be permitted.   

 
C. Windows. Will be wood, vinyl, or prefinished metal frames and sashes.  

Aluminum windows or door frames must be vinyl clad or non-reflective 

anodized color complimenting the earth tones.  All front facing and street-side 

windows will be fully wrapped. 

 
D. Front Doors. Craftsman design with panel. 

 
   

E. Garage Doors.  Will be decorative raised panels matching the architecture of 

the home. Window panels and garage door hardware will be used to accent 

and create variety. 

 
F. Driveways.  Shall be constructed of broomed concrete. Asphalt driveways will 

not be permitted.  

 
3. General Appearance.  The influence of nature is seen in the range of organic colors appropriate 

for the European or Craftsman style.  Siding, stucco and trim will be comprised of earth tones 

ranging from warm greens and browns to tans and ochre yellows.  Accent colors will be rich, 



earthy shades of green, red and brown.  Homes located adjacent to one another shall use 

different color schemes.  Home elevations used multiple times shall have a minimum of three 

color schemes.  They will be approved provided they are appropriate to European or Craftsman 

design style and meet the above criteria.   

 
4. Landscaping.  Front landscaping with lawn and sprinkler system installed.   

 
5. Unit Size. The minimum square footage of heated area for single family living units, exclusive of 

garages and porches, shall be 1,600 square feet.   All living units must have a minimum of 250 sq 

ft of garage space with driveway to support off-street parking. 

Ranch Plan Square footages (lots 49 to 60)   1,611 / 1,671 

 Ranch garage square footage 409 / 285 
 

      2-story Plan square footages (1-15 & 40-48)  1,676 / 1,881  

 2-story garage   436 / 268 
 

2-story garage under square footage (lots 16 to 39)  2,094 

 3-story garage   712 
 

It is specifically noted that only one residence/unit may be constructed on each single family lot 
created. 

 
6. Recorded CC&Rs will create detailed rules for ongoing maintenance for structures and rules for 

maintaining a high-quality neighborhood. 
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