AGENDA
DAYTON PLANNING COMMISSION

DATE: THURSDAY, DECEMBER 14, 2023
TIME:  6:30 PM

PLACE: DAYTON CITY HALL ANNEX - 408 FERRY STREET, DAYTON, OREGON
VIRTUAL: ZOOM MEETING - ORS 192.670/HB 2560

You may join the Planning Commission Meeting online via Zoom at: https://usOéweb.zoom.us/j/88238349945

Dayton - Rich in History . .. Envisioning Our Future

ITEM DESCRIPTION PAGE #

A. CALL TO ORDER
APPROVAL OF ORDER OF AGENDA
C. APPEARANCE OF INTERESTED CITIZENS

The public is strongly encouraged to relay concerns and comments to the Commission in one of the
following ways:

o

e Email - at any time up to 5 pm the day of the meeting to myork@ci.dayton.or.us. The Chair will
read the comments emailed to the Planning Coordinator.
e Appearin person - If you would like to speak during public comment, please sign-up on the sign-

in sheet located on the table when you enter the City Hall Annex.
e Appear by Telephone only - please sign up prior to the meeting by emailing the Planning
Coordinator at myork@ci.dayton.or.us the chat function is not available when calling by phone

into Zoom

e Appear Virtually via Zoom - once in the meeting send a chat directly to the Planning Coordinator
Melissa York, use the raise hand feature in Zoom to request to speak during public comment, you
must give the Planning Coordinator your First and Last Name, Address and Contact Information
(email or phone number) before you are allowed to speak.

When it is your turn, the Chair will announce your name and unmute your mic.

D. PUBLIC HEARING

Dayton Land Use Development Code (LUDC) - Staff Report 1-6
Section 7.3.112.06, A-D

Exhibit A Proposed Code Amendments 7-14
Exhibit B Technical Advisory Committee Memo 1 15-84
Exhibit C Technical Advisory Committee Memo 2 85-138
Exhibit D Measure 56 Notice 139-140

E. OTHER BUSINESS
F. ADJOURN
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for an interpreter for the hearing impaired or for other accommodations for persons with disabilities should be made at least 48 hours before the
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Posted: December 7, 2023
By: Rocio Vargas, City Recorder/Planning Coordinator

NEXT MEETING DATES
Planning Commission Meeting, Thursday, January 11, 2024 (if needed)
Virtually and in person; City Hall Annex, 408 Ferry Street, Dayton, Oregon
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SETT

STAFF REPORT
LA 2023-02 PUBLIC HEARING BEFORE PLANNING COMMISSION

S

HEARING DATE: December 14, 2023

SUBJECT: Text amendments to Chapter 7.2.111 of the Dayton Land Use Development Code
to add design standards for new development in the Central Business Area Overlay
District (CBO).

APPROVAL

CRITERIA: Dayton Land Use Development Code, Section 7.3.112.03, A - D.

EXHIBITS: A. Proposed Code Amendments

B. Technical Advisory Committee Memo 1
C. Technical Advisory Committee Memo 2
D. Measure 56 notice

I. REQUESTED ACTION

Conduct a public hearing on proposed legislative amendments to Chapter 7.2.111 of the Dayton Land Use
Development Code (DLUDC), case file LA 2023-02. Options for action on LA 2023-02 include the
following:

A. Adopt the findings in the staff report and recommend that the City Council adopt LA 2023-02:
1. As presented / recommended by staff; or
2. As amended by the Planning Commission (indicating desired revisions).

B. Recommend that the City Council take no action on LA 2023-02.

C. Continue the public hearing, preferably to a date/time certain.

1. BACKGROUND

In 2012, the Dayton City Council unanimously adopted the Dayton Forward Plan to provide a vision for
the future of Dayton. The vision included specific goals related to revitalizing the central business core by
improving the urban form of the built environment within the City’s CBO. In February of 2023, the City
Council included the CBO design standard update as a high priority objective toward creating a livable
community that is aesthetically pleasing, affordable, inviting, and with a vibrant and diverse economy (Goal
B). With that goal in mind, the City Council initiated this text amendment to ensure future development
within the district will be consistent with the aspirations of the Dayton community.

The roster of the Technical Advisory Committee (TAC) was assembled during the week of July 21%, 2023.
Staff conducted two public meetings with the TAC to consider examples from other cities and provide input
on draft recommendations from staff. Staff memos from both those meetings are included in Exhibits B and
C. Following those meetings, the draft amendments were further refined in response to comments from
TAC members to produce the draft amendments in Exhibit A for consideration by the Planning
Commission.
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I11. PROCESS

Section 7.3.112.01 requires text amendments to the DLUDC to be approved through a Type IV review
procedure as specified in Section 7.3.2.

On August 28, 2023, the Technical Advisory Committee held a work session to review examples of design
standards in sample cities and reach consensus on a general set of design elements to be included in the first
draft of code amendments to be reviewed at the second meeting of the TAC.

On September 11, 2023, the TAC met a second time to review a first draft of code amendments to Section
7.2.111 of the DLUDC along with preliminary survey results from the Dayton Redevelopment Survey.

On November 9, 2023, staff issued the required 35-day notice to the Department of Land Conservation and
Development. On November 20, 2023 staff sent notice to all property owners within the CBO as required
under ORS 277.186 notifying them of proposed changes in land use regulations that may affect the use of
their property. On December 1, 2023, written notice of the hearing before the Planning Commission and
subsequent hearing before City Council was published in the McMinnville News Register.

The scope of the proposed text amendments associated with LA 2023-02 are included in Exhibit A and are
shown in italic bold and strikethreugh format for review purposes.

IV. SUMMARY OF PROPOSED AMENDMENTS

The following summarizes the proposed amendments to the applicable sections of the DLUDC in the order
they appear in the Code.

7.2.111.03 Development Reguirements

Adds standard overlay language to clarify the relationship between the requirements of the CBO and the
underlying zoning district.

7.2.111.04 Dimensional Standards
Creates a new table summarizing the applicable development standards in the CBO for setbacks and height.
7.2.111.05 Building Orientation

This section includes requirements such as orienting primary entrances toward streets with connected
walkways, incorporating recessed or sheltered building entrances, placing off-street facilities internally—
including parking—and establishing standards for corner entrances. Additionally, a minimum transparency
requirement for primary entrances is required.

7.2.111.06 Building Height Bonus

This section allows an increase in maximum building height from 45 feet to 55 feet, provided specific
conditions are met, including step-back requirements on the upper stories of the building to minimize
vertical bulk and limitations on the portion exceeding 45 feet. For properties at the northeast corner of Ferry
Street and Third Street, further allowances up to 65 feet are allowed with corresponding conditions.

7.2.111.07 Building Design

This section includes minimum requirements for building articulation including horizontal articulation for
wider structures provided with elements such as proportional bays, storefront features, shelter for
pedestrians, and minimum requirements for window transparency at the ground floor.

7.2.111.08 Building Materials and Colors

This section restricts the use of certain materials and colors on non-residential structures to low reflective,
earth tones, and shades from the designated palette to ensure compatibility with existing historic buildings
in the district.
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V. FINDINGS AND APPROVAL CRITERIA
7.3.112.01 Process

Amendments to the Comprehensive Plan and Development Code texts shall be reviewed in accordance with
the Type IV review procedures specified in Section 7.3.201.

7.3.112.03 Criteria for Approval

Amendments to the Comprehensive Plan or Development Code text shall be approved if the evidence can
substantiate the following:

A. Impact of the proposed amendment on land use and development patterns within the city, as
measured by:

1. Traffic generation and circulation patterns;

Findings: The proposed amendments involve new standards primarily regulating the form of new
development in the CBO, but do not involve changes to the uses allowed in the underlying
Commercial (C) and Commercial Residential (CR) zoning designations. Future traffic
generation will be evaluated through the Site Development Review process when future
development is proposed. Further, the street network within the CBO is well established,
therefore the new design standards will not impact the established circulation patterns. Staff
find this criterion is satisfied.

2. Demand for public facilities and services;

Findings: The proposed amendments regulate the form of new development in the CBO, but do not
involve changes to the uses allowed in the underlying zoning designations that could be
anticipated to affect demand on public facilities and services before development under the
new standards is proposed. Therefore, impacts to the demand for public facilities and services
will be evaluated through the Site Development Review process. Staff find this criterion is
satisfied.

3. Level of park and recreation facilities;

Findings: The amendments do not involve changes to the uses allowed in the underlying zoning districts
that would affect the level of service provided by existing park and recreation facilities.
Nevertheless, the area is well served by Courthouse Square Park and Legion Field. This
criterion is met.

4. Economic activities;

Findings: The proposed amendments are intended, in part, to stimulate economic activity in the CBO and
generate a positive impact on economic activity Staff find this criterion is satisfied.

5. Protection and use of natural resources;
Findings: The CBO does not include areas containing identified natural resources.

6. Compliance of the proposal with existing adopted special purpose plans or programs, such
as public facilities improvements.

Findings: The proposal advances existing plans and programs such as the 2012 Dayton Forward Plan and
the strategic goals of City Council which included the CBO design standard update as a high
priority objective toward creating a livable community that is aesthetically pleasing, affordable,
inviting, and with a vibrant and diverse economy. Staff find this criterion is satisfied.

B. A demonstrated need exists for the product of the proposed amendment.
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Findings: The product of the amendment is needed to advance the long-term vision of the City set forth
in the 2012 Dayton Forward Plan. The vision included specific goals related to revitalizing the
central business core by improving the form of the built environment within the City’s CBO.
In February of 2023, the City Council included the CBO design standard update as a high
priority objective toward creating a livable community that is aesthetically pleasing, affordable,
inviting, and with a vibrant and diverse economy. Staff find this criterion is satisfied.

C. The proposed amendment complies with all applicable Statewide Planning Goals and
administrative rule requirements.

Applicable Statewide Planning Goals.

Goal 1,
Findings:

Goal 2.
Findings:

Citizen Involvement.

A public hearing on the proposed amendments is scheduled before the Planning
Commission on December 14, 2023, at City Hall at 6:30 p.m. and a second public hearing
is scheduled before City Council in January 2024. Public notice has been provided in
accordance with noticing requirements in the Dayton Land Use and Development Code for
legislative public hearings by the Planning Commission and the City Council. Goal 1 is
satisfied.

Land Use Planning.

Goal 2 requires each local government in Oregon to have and follow a comprehensive land
use plan and implementing regulations. These are in place. The scope of this legislative
proposal does not involve any amendments to the Comprehensive Plan policies. Existing
Comprehensive Plan land use map designations and base zoning designations are
unchanged. This amendment proposal does not add, subtract, or modify the uses allowed
either outright or conditionally by the existing zone. The proposal does not involve
exceptions to the Statewide Goals. Staff finds Goal 2 is satisfied.

Goal 3 & 4. Agricultural Lands and Forest Lands

Findings: Goal 3 and 4 primarily pertain to rural areas, typically outside urban areas. Staff finds Goals

3 and 4 to be not applicable due to the limited scope of the proposed text amendments.
Goal 5. Natural Resources, Scenic and Historic Areas, and Open Spaces.

Findings: Staff observe how the proposed amendments do not impact natural resources or open
spaces. Staff incorporate the scope of work description above in response to Goal 2. This
amendment proposal does not add, subtract, or modify the list / description of historic
resources identified in the Historical Property Overlay Zone. Nevertheless, the
amendments included a number of provisions that will ensure that future development in
the district is compatible with the designated landmarks in the CBO. Staff find that Goal 5
is satisfied.

Goal 6. Air, Water and Land Resources Quality.

Findings: The proposal does not address Goal 6 resources. Based on the limited scope of proposed

text amendments, staff finds Goal 6 to be not applicable.
Goal 7. Areas Subject to Natural Hazards.

Findings: The proposal does not address Goal 7 resources. Based on the limited scope of the proposed

text amendments, staff finds Goal 7 to be not applicable.
Goal 8. Recreation Needs.
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Findings: The proposal does not address Goal 8 resources. Based on the limited scope of work
included in this report staff finds Goal 8 to be not applicable.

Goal 9. Economic Development.

Findings: Proposed amendments do not change the permitted uses in the underlying C and CR zones
and do not modify the Industrial zone. Proposed changes to the DLUDC do not impact
identified future employment areas identified through past Economic Opportunities
Analysis. Accordingly, staff find that Goal 9 does not apply.

Goal 10. Housing.

Findings: The proposed amendments introduce new design standards that may apply to future
dwelling units in the CBO. These amendments are not intended to hinder the ability to
construct dwelling units in accordance with existing zoning and other development
standards. Proposed changes to the DLUDC will not impact identified needed housing as
identified through the existing Housing Needs Analysis. Accordingly, Goal 10 does not
apply.

Goal 11. Public Facilities and Services.

Findings: Public facilities under Goal 11 include water, sanitary sewer, police, and fire protection.
Other services (e.g., heath, communication services) are also listed in Goal 11. The
proposed amendments do not have any direct impact on any of the master planning
documents required under Goal 11. The proposed amendments are consistent with Goal
11.

Goal 12. Transportation.

Findings: The proposed amendments to the DLUDC are found to comply with Oregon
Administrative Rule (OAR) 660-012, commonly referred to as the Transportation Planning
Rule, as there are no proposed changes or amendments to local transportation requirements
or road classifications. Goal 12 is met.

Goal 13. Energy Conservation.

Findings: Based on the limited scope of work described in this report, staff finds Goal 13 to be not
applicable.
Goal 14. Urbanization.
Findings: Based on the limited scope of the text amendments described in this report, staff finds Goal
14 to be not applicable. No change to the existing Urban Growth Boundary (UGB) is
proposed.

Goal 15 for the Willamette River Greenway and Goals 16 — 19 for the Coastal Goals.

Findings: Staff observe Goals 15 through 19 to apply only to specific regions of the state (Willamette
River Greenway, Estuarine Resources, Coastal Shorelands, Beaches and Dunes, Ocean
Resources). Goals 15 — 19 do not apply because the city is not on the Willamette River or
in a coastal area.

The proposed amendments are consistent with the applicable Statewide Planning Goals. This
criterion is met.

D. The amendment is appropriate as measured by at least one of the following criteria:
1. It corrects identified error(s) in the provisions of the plan.

2. It represents a logical implementation of the plan.
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3. Itis mandated by changes in federal, state, or local law.
4. Itis otherwise deemed by the council to be desirable, appropriate, and proper.

Findings: The City Council has deemed the amendment desirable, appropriate, and proper to advance the
long-term vision of the City set forth in the 2012 Dayton Forward Plan. The vision included
specific goals related to revitalizing the central business core by improving the form of the built
environment within the City’s CBO. In February of 2023, the City Council included the CBO
design standard update as a high priority objective toward creating a livable community that is
aesthetically pleasing, affordable, inviting, and with a vibrant and diverse economy. For the
reasons enumerated above, staff find this criterion is satisfied.

VI. PLANNING COMMISSION ACTION — Sample Motion
A Planning Commissioner may make a motion to either:

1. Adopt the staff report and recommend the City Council approve the amendments. A sample
motion is:

I move the Planning Commission adopt the staff report and recommend the City Council
approve the amendments.

2. Adopt a revised staff report with changes by the Planning Commission and recommend the
City Council approve the revised amendments. A sample motion is:

I move the Planning Commission adopt a revised staff report with the following
revisions...state the revisions...and recommend the City Council approve the revised
amendments.

3. Recommend the City Council deny the proposed amendments. A sample motion is:

I move the Planning Commission recommend the City Council deny the proposed
amendments for the following reasons...and state the reasons for the denial.

¢ 4. Continue the hearing to a date/time certain. A sample motion is:

I move the Planning Commission to continue the hearing to a date (state the date) and time
(state the time) to obtain additional information and state the information to be obtained.

Staff Report prepared by Curt Fisher, AICP - City Planner
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EXHIBIT A

7.2.111 Central Business Area Overlay Zone (CBO)

7.2.111.01 Purpose

7.2.111.02 Central Business Area Overlay Zone Defined

7.2.111.03 Development Requirements

7.2.111.04 Parking Dimensional Standards

7.2.111.05 tandseaping Building Orientation

7.2.111.06 Building Standards Height Bonus

7.2.111.07 SignsMeved-To-Seetion74-1-ORB-652 Building Design

7.2.111.08 Medification-Of Site Besign-Standards Building Materials and Colors
7.2.111.09 Landscaping

7.2.111.10 Modification Of Site Design Standards

7.2.111.01 Purpose

The purpose of the Central Business Area Overlay Zone is to establish development requirements which
are specifically designed to address the unique challenges the City's downtown.

7.2.111.02 Central Business Area Overlay Zone Defined

For the purposes of this Section, the Central Business Area Overlay Zone shall be defined as follows: C and
CR zoned land located south of Church Street, east of Fifth Street, north of Alder Street, and west of Second
Street. (Amended ORD 610 effective 4/2/12)

7.2.111.03 Development Requirements

A. General Requirements: Not withstanding provisions contained elsewhere in this Code, the
following regulations shall apply to the development of new buildings and modifications to
existing buildings requiring Site Development Review within the Central Business Area Overlay
Zone. Change of use or development within the Central Business Area Overlay Zone must comply
with the development standards applicable in the underlying zone and the development
standards set forth in this section. The development standards in this section are in addition to,
and not in lieu of, all other applicable development standards in the underlying zone. Where a
development standard in this section conflicts with a development standard applicable in the
underlying zone, the development standard in this section shall be the applicable development
standard. None of the provisions of this Chapter shall relieve an applicant from meeting the
requirements that apply to Designated Landmarks in the Historical Property Overlay Zone.

B. Permitted Uses. Unless specifically modified by this Section, regulations in this Section do not
prohibit or restrict, nor alter the development requirements of, permitted, specially permitted, or
conditionally permitted uses within the Eemmereiat-Zene-underlying zone.

C. Use Restrictions. In addition to the use limitations in Section 7.2.106.06.B., facilities with drive-
through and drive-in windows, and wireless communication facilities shall be prohibited. An
exception for a drive-through window may be granted by the City Manager if the property or
business owner provides a written request for an exception containing written, historical evidence
or photographic documentation (which documentation includes a date) that the drive-through
window or a drive-in existed and was used as part of a permitted or conditional use prior to
October 6, 2011 and evidence that the owner meets the requirements of Section 7.2.414. If the
City Manager determines at the time the exception is requested that additional interpretation is
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needed, the City Manager may require that the Planning Commission make a determination
regarding the exception under a Type Il process. (Amended ORD 610 effective 4/2/12)

7.2.111.04 Dimensional Standards

Table 7.2.111.04 — Central Business Area Overlay Zone Dimensional Standards

Minimum Lot Area None

Minimum Front/Street Side Yards No front or streetside setback is allowed. Exceptions
to the setback requirements may be granted to allow
for a pedestrian plaza, courtyard, dining space,
landscaping, or similar purpose.

Minimum Rear Yard None
Minimum Side Yard None
Maximum Structure Height 45 feet maximum building height; or 55 feet with

height bonus, subject to subsection 7.2.111.06. Except
for the properties identified in subsection
7.2.111.06.D, where the maximum building height
shall be 55 feet; or 65 feet with height bonus.

Setback from Residential Zones Buildings shall be setback a minimum of 10 feet from
R-1, R-2, and R-3 zoned properties. The minimum
setback shall increase by one foot for each one foot of
building height over 35 feet.

7.2.111.065 Building Orientation

New buildings shall comply with the following standards:
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A. The building shall comply with the dimensional standards in subsection 7.2.111.04.

Provide at least one primary building entrance facing an abutting street that shall open onto a sidewalk,
pedestrian plaza or courtyard, and a walkway shall connect the primary entrance to the plaza and
sidewalk.

Building entrances shall be recessed or otherwise covered by a pedestrian shelter.

Off-street parking and loading areas shall not be required within the Central Business Area. Off-street
parking, loading areas, trash pick-up, and above ground utilities, including but not limited to utility vaults
and propane tanks, shall not be placed between building entrances and the street(s) to which they are
oriented, but shall be oriented internally to the block, screened, and accessed by alleys to the extent
practicable.

E. Where off-street parking is provided, it shall conform to the dimensional standards and landscape
standards of Section 7.2.303.

F. Where a development contains multiple buildings and there is insufficient street frontage to which
buildings can be oriented, a primary entrance may be oriented to plaza, courtyard, or similar space
containing pedestrian amenities. When oriented this way, the primary entrance(s), plaza, or courtyard
shall be connected to the street by a landscaped and lighted walkway with an approved surface not less
than five (5) feet wide.

G. Buildings on corner lots shall have a corner entrance not more than 20 feet from the corner of the building
and contain architectural features that emphasize the corner (e.g., chamfered/rounded edge, windows,
molding, art).

H. Primary building entrances shall be at least fifty percent (50%) transparent so that two-way views, in and
out of a building, are possible. This standard can be met by a door with a window, a transom window
above the door, or sidelights beside the door.

7.2.111.046 Patking Building Height Bonus

The following standards are intended to support the urban design objectives for downtown and
facilitate mixed-use development through increased building height, while protecting the historic
integrity of downtown buildings. All the standards in this section must be met for approval of a
building height bonus:

A. The maximum allowable height may be increased from 45 feet to 55 feet when the standards
under this section are met.

B. The portion of the building exceeding 45 feet shall cover not more than 50 percent of the building
floor plate, as defined by the building foundation perimeter. Except the portion of the building
subject to the height bonus may exceed 50 percent of the building floor plate for a mixed-use
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building that includes multifamily dwelling units or overnight accommodations above the
ground floor.

C. The portion of the building exceeding 45 feet shall step-back from (recess behind) the building
plane of the ground floor by one foot for each foot of building height above 45 feet.

D. Special Design Requirements. Due to the unique location of the properties at the corner of Ferry
Street (OR 155) and Third Street (OR 221), the following height standards shall apply to the
properties fronting the north side of Ferry Street, between Second and Third Streets:

1. Building Height. 55 feet maximum building height. The maximum building height may
be increased to 65 feet when the standards in subsection 2 and 3 are met.

2. The portion of the building exceeding 55 feet shall cover not more than 50 percent of
the building floor plate, as defined by the building foundation perimeter. Except the
portion of the building subject to the height bonus may exceed 50 percent of the building
floor plate for a mixed-use building that includes multifamily dwelling units or overnight
accommodations above the ground floor.

3. The portion of the building exceeding 55 feet shall step-back from (recess behind) the
building plane of the ground floor by one foot for each foot of building height above 55
feet.

7.2.111.057. Building Design

A. Horizontal Articulation. Buildings more than 60 feet wide facing a street or plaza shall be visually
divided into proportional bays similar in scale to historic building patterns and the historic lot
widths of the Dayton Town Plat. Front elevations should be articulated (e.g., offset, recess,
projection, or similar "break"” in the wall plane) not less than once every 30 feet. Acceptable
methods to satisfy the standard include offsets in a building elevation, roofline and/or the
placement of windows, pilasters, awnings/canopies, trim, art/medallions, or other detailing and
ornamentation. Changes in paint color do not satisfy this standard.

B. Horizontal Rhythm. The main fagade of the building shall be visually compatible with adjoining
buildings. The standard may be met through either similar height and width, or with design
elements that provide visual continuity with the height and width of adjoining buildings.
Examples of such design elements include but are not limited to the base below a series of
storefront windows; an existing awning or canopy line; a belt course between building stories;
an existing cornice or parapet line. Where adjacent buildings do not provide a historically
appropriate reference, the development may establish new horizontal lines consistent with
historical precedent. This standard shall not be interpreted to prohibit building up to the allowed
height limit.

C. Storefronts (that portion of the building that faces a public street) shall include the following
basic features of a historic storefront:

1. Abelt course separating the upper stories from the first floor;
2. Abulkhead or kickplate at the street level;

3. Arecessed entry and transom with transparent door; and

4

Decorative cornice or cap at the roofline.
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D. Pedestrian Shelters. Awnings, canopies, recesses or similar pedestrian shelters shall be provided
along at least 60 percent of a building's ground floor elevation(s) where the building abuts a
sidewalk or civic space (e.g., plaza).

1. Pedestrian shelters used to meet the above standard shall extend at least 5 feet over the
pedestrian area, be proportionate to the building in its dimensions, and not obscure the
building's architectural details.

2. Pedestrian shelters shall align with one another to the extent practicable.
3. Shelters shall not conflict with mezzanine or transom windows.

4. Colored canvas (not plastic) awnings and metal or plexi-glass canopies, when consistent
with historical styles, are allowed.

5. Color of the pedestrian shelter shall be compatible with the main building.

6. Where signs are proposed as part of pedestrian shelters, they shall be required to meet
the provisions of Chapter 7.4.1 Sign Regulations.

Exceptions: Pedestrian shelters are not required where historical precedent dictates otherwise.
In addition, the Planning Commission may reduce the minimum shelter depth upon finding that
existing right-of-way, easements, or building code requirements preclude a standard shelter.

Figure 7.2.111.07. Typical Storefront Components

™

E. Windows

1. Windows shall be recessed and not flush or project from the surface of the outer wall.
In addition, upper floor window orientation primarily shall be vertical.
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2. A minimum of 60 percent of the ground floor building elevations facing a street shall be
comprised of transparent windows.

3. Allside and non-ground floor building elevations not otherwise subject to the provisions
of subsection 2, above, shall be comprised of not less than 30 percent transparent
windows; except zero-lot line/common wall elevations are not required to provide
windows.

F. The predominate roof form of buildings on Ferry Street shall be a flat roof with appropriately
scaled cornice or stepped parapet top.

7.2.111.08 Building Materials and Colors

A. Building Materials.

1 Exterior building materials shall consist of materials found on historic buildings in the
downtown area including decorative block, brick, painted wood, smooth stucco, or natural
stone. The use of high intensity colors such as, neon, metallic or florescent colors for the
fagade of the building are prohibited.

2. The following materials are prohibited for use on visible surfaces on non-residential

structures:
a. Vinyl and aluminum;
b. Asphalt or fiberglass shingles;

Structural ribbed metal panels;

a o

Corrugated metal panels;

e. Plywood sheathing, to include wood paneling such as T-111;
f. Plastic sheathing; and

gd. Reflective or moderate to high grade tinted glass.

B. Colors. Exterior building colors shall be compatible with those traditionally seen in the
Commercial Business Area Overlay District.

1 Primary building colors shall be of low reflective, subtle, earth tones or other natural color
shades. Permitted colors include shades brick red, brick cream, tan, brown, and dark to
light shades of gray (including shades of blue-gray and green-gray) that conform to the
Dayton Central Business Area Overlay District color palette in Figure 7.2.111.08.B.

2. The use of high intensity colors that are reflective, sparkling, or florescent for the facade
of the building are prohibited. Metals shall be matte finish, earth-tone, or burnished/non-
reflective colors.

3. Painting brick on a non-residential building listed as Designated Landmark subject to the
Historical Property Overlay Zone in Chapter 7.2.112 is prohibited.

DLUDC 7.2.111 Draft Amendments Page 6 of 8
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Figure 7.2.111.08.B. Dayton Central Business Area Overlay District color palette
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7.2.111.059 Landscaping

All new development within the Central Business Area fronting a public or private street shall provide
street trees and landscaping in accordance te with the following:

A. Type of Trees. Street trees shall be limited to an approved City of Dayton list. The list of acceptable
tree species and planting methods shall be established by the Department of Public Works.

B. Minimum Size to be Installed. Street trees shall have a minimum caliper of 2 inches when
measured 4 feet in height at the time of installation.

C. Spacing. The spacing of street trees by tree size shall be as follows:

1. Smallsized trees (under 25' tall and less than 16' wide) shall be spaced no greater than 20
feet apart.

2. Medium sized trees (25' - 40' tall and more than 16' wide) shall be spaced no greater than
30 feet apart.

3. Large trees (over 40' tall and more than 35' wide) shall be spaced no greater than 40 feet
apart.

D. Placement. The placement of trees is subject to the site design review process. Tree placement
shall not interfere with utility poles, light standards, power lines, utility services, visual clearance
areas or sidewalk access.

E. Exemption to Street Tree Requirements. Exemptions to these requirements is are subject to the
site design review process and may be granted if:

1. The location of the proposed tree would cause potential problems with existing utility
lines; or,

2. The tree would cause visual clearance problems; or,
3. There is not adequate space in which to plant the trees; or,
4. Street trees are already in place on the site.

F. Landscaping, General. Those areas not constructed upon or devoted to parking and access shall
be landscaped in accordance te with provisions in Section 7.2.306.

DLUDC 7.2.111 Draft Amendments Page 7 of 8
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Amended-by-Ord— - -en10/7/2020
7.2.111.8810 ModificationSite Design Standards

The Planning Commission, as part of the site design review process, may allow modification to the site
design requirements in the Central Business Area Overlay when both of the following criteria are satisfied:

A. The modification is necessary to provide design flexibility where:
1. Conditions unique to the site require such modification; or,
2. Parcel shape or configuration precludes compliance with provisions; or,

3. A modification is necessary to preserve trees, other natural features or visual amenities
determined by the Planning Commission to be significant to the aesthetic character of the
area.

B. Modification of the standards in this Section shall only be approved if the Planning Commission
finds that the specific design proposed is substantially in compliance with the intent and purpose
of the Central Business Area Overlay design provisions.

DLUDC 7.2.111 Draft Amendments Page 8 of 8
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EXHIBIT B

City of Dayton

PO Box 339

416 Ferry St

Dayton, OR 97114

Phone: 503-864-2221

Fax: 503-864-2956
cityofdayton@ci.dayton.or.us
www.cl.dayton.or.us

STAFF MEMO

WORK SESSION - AUGUST 28, 2023

SUBJECT: First meeting of the Technical Advisory Committee (TAC) for the CBO Design
Standards Update project.

EXHIBITS: A. Chapter 6 of Healdsburg, CA Citywide Design Guidelines

B. Restore Oregon Special Report on Compatible Infill Design
C. Dayton Redevelopment Survey
LINKS TO CODES AND OTHER SUPPORTING MATERIALS:

Dayton Land Use and Development Code Section 7.2.111 — Central Business Overlay Zone

Healdsburg, CA Citywide Design Guidelines
Carlton Chapter 17.30 — Downtown District

McMinnville Zoning Ordinance Chapter 17.59 — Downtown Design Standards and Guidelines

Silverton Chapter 2.3.200 — Downtown Commercial District Design Standards
MEETING AGENDA:

1. Committee member introductions

2. Review and comment on Dayton redevelopment survey
3. Review of design standards from example cities
4. Next steps

I. PURPOSE

The purpose of the work session is to provide the opportunity for the TAC to review examples of design
standards that have been implemented in example cities within their downtown business districts to inform
the design standards that could be implemented in the Dayton Central Business Overlay District (CBO).
The anticipated outcome of the meeting is that the committee provides direction to staff on which code
elements should be included in the first draft of the code amendments to be reviewed by the TAC in meeting
#2.
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Figure 1: CBO and Underlying Zoning Districts

o

R-1 (Single-Family Residential)

R-2 (Limited-Density Residential)

R-3 (Medium-Denisty Residential)

C/R (Commercial-Residential)
[ C(Commercial)

P (Public)

| {Industrial)

Il. BACKGROUND

In 2012, the Dayton City Council unanimously adopted the Dayton Forward Plan to provide a vision for
the future of Dayton. The vision included specific goals related to revitalizing the central business core by
improving the urban form of the built environment within the City’s CBO. In February the City Council
included the CBO design standard update as a high priority objective toward creating a livable community
that is aesthetically pleasing, affordable, inviting, and with a vibrant and diverse economy (Goal B).
Updating the current design standards will help ensure future development within the district will be
consistent with the aspirations of the Dayton community.

Figure 2: Underdeveloped Areas in the CBO

Staff identified codes and guidelines from cities that could be used as examples to inform the standards
ultimately adopted in Dayton. Three of the cities were chosen because they are specifically referenced in
the Dayton Forward Plan — Carlton, McMinnville, and Healdsburg, CA. Staff included a fourth city —
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Silverton. Staff examined the standards in Carlton, McMinnville, and Silverton in addition to the guidelines
published by the City of Healdsburg, CA for commercial districts (Exhibit A). The general takeaways from
that effort are discussed in the memo that follows. The Healdsburg Citywide Design Guidelines are included
as reference that the committee to use to inform their decisions regarding specific standards to include in
the first draft of the amendments but are not specifically included for comparison with the other standards
in Carlton, McMinnville, and Silverton. The standards are organized under three major categories: Building
Placement, Building Massing and Scale, and Fagade Design.

Building Placement

Standards for building placement are intended to promote a safe, interesting, and comfortable pedestrian
environment along the street. Pedestrian orientation is one of the defining characteristics that create a sense
of place in a central business district and makes it more than a collection of buildings. This is generally
achieved with standards that minimize building setbacks from streets, ensure building entrances open to
streets, and requirements for pedestrian design features between buildings and street where larger setbacks
are allowed. Building placement standards are discussed in more detail beginning on Page 130 of the
Healdsburg Citywide Design Guidelines in Exhibit A.

Massing and Scale

These standards are intended to ensure that buildings are built to human scale, create visually interesting
and engaging streetscapes, and minimize the perception of mass in larger buildings. These objectives are
typically achieved with variations in building height, vertical and/or horizontal offset requirements along
the facades of larger buildings, and wall projections that break up building faces into smaller sections.
Massing and scale guidelines are discussed in more detail beginning on Page 149 of the Healdsburg
Citywide Design Guidelines in Exhibit A.

Facade Design

Design elements such as windows, entries, roof forms, building materials, and colors help ensure that new
buildings are compatible with the desired character of the district. The character of central business districts
is often expressed through their traditional downtown storefronts. Building facades are typically designed
with distinctive base, middle, and top sections. Standards generally include minimum requirements for
window glazing; awnings, canopies, and other features that define the ground floor; traditional building
materials such as brick and wood; and subdued colors. Facade design guidelines are discussed in more
detail beginning on Page 152 of the Healdsburg Citywide Design Guidelines in Exhibit A.

I11. SUMMARY OF DESIGN ELEMENTS FROM EXAMPLE CITIES

A summary of the code elements observed in the example cities is provided in addition to some preliminary
recommendations of the committee to consider including in the first draft of code amendments to review at
the second meeting of the TAC.

Building Placement
Street Setbacks

Carlton, McMinnville, and Silverton all treat front yard setbacks in a similar manner. All require buildings
to be placed at the sidewalk or the edge of the property abutting the street. Exceptions are allowed when
the front yard between the edge of the property and the building is developed with pedestrian amenities
such as plazas, courtyards, outdoor dining areas, or landscaping. Dayton has a maximum setback of 10 feet
but does not include a requirement for pedestrian amenities within the front yard other than landscaping.
The maximum setback is zero feet for properties of the south side of Ferry between 3™ and 4™ with no
exceptions to allow larger setback. Staff recommends considering a similar requirement to the example
cities:
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Buildings shall maintain a zero setback from the sidewalk or property line. Exceptions to the
setback requirements may be granted to allow plazas, courtyards, dining space, or similar purpose.

The committee could also consider amending the special design requirements south of Ferry between 3™
and 4. This would primarily impact new development at the corner of Ferry and 4" Streets. Keeping the
current standard would ensure that new development maintains the same setback as the rest of the block
while amending the setback would create an opportunity for a courtyard or outdoor seating area.

Parking Area Placement.

All cities include restrictions on the placement of off-street parking between the building and the street.
The Dayton standard requires parking to be placed behind the primary building. Revising the standard to
specifically restrict parking between the building and the street would be consistent with current policy and
provide clearer direction to future applicants.

Entrance Orientation.

All cities require a primary entrance facing or opening to a street, sidewalk or pedestrian feature. Staff
recommends preserving the policy but revising the standard to specify that one primary entrance shall open
to a street, sidewalk or pedestrian feature.

Corner Orientation.

Carlton and Silverton have standards for corner orientation. Corner orientation standards will potentially

benefit the District, especially at “gateway” intersections along Ferry and 3™. The minimum requirement in

both Carlton and Silverton requires a primary entrance oriented toward the corner of the intersection.
Figure 3: City Gateways and Point of Interest Identified in Dayton Forward
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Table 1 includes a summary of the building placement standards in place in all the example cites.
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Table 1: Building Placement Standards Summary

Street Setback Parking Areas Entrance Orientation Corner Orientation
Dayton 0-10 feet. Parking spaces shall be Must face street None
located behind the primary
Zero feet for property located on the building.
south side of Ferry Street, between
Third and Fourth Streets.
Carlton No front setback is allowed, except for | Off-street parking, shall not be | Provide at least one primary building | Buildings on corner lots shall have

a pedestrian plaza, landscaping, or
similar purpose.

placed between building
entrances and the street(s) to
which they are oriented.

entrance facing an abutting street.
The primary entrance shall open onto
a pedestrian plaza or courtyard and a
walkway shall connect the primary
entrance to the plaza and sidewalk.

corner entrances or contain
architectural features that
emphasize the corner

McMinnville

Buildings shall maintain a zero setback
from the sidewalk or property line.
Exceptions to the setback requirements
may be granted to allow plazas,
courtyards, dining space, or rear access
for public pedestrian walkways.

Surface parking lots shall be
prohibited from locating on
Third Street. In addition,
vehicular access to parking
lots from Third Street is
prohibited.

The primary entrance to a building
shall open on to the public right-of-
way and should be recessed

Silverton

Building facades shall be set at the
property edge along the sidewalk. A
setback of up to five feet is permitted
when occupied by pedestrian
amenities (e.g., plaza, outdoor seating).

Parking areas shall not be
located between the front of
the building and the street.

Building fronts and entrances shall be
oriented toward the street.

Primary entrances shall be
oriented to the street. Corner
buildings shall have corner
entrances, or shall provide at least
one entrance within 20 feet of the
street corner or corner plaza.
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Massing and Scale

Height.

Maximum height requirements from exampe cities range from 30 feet in Dayton’s Commercial Residential
Zone to 80 feet in McMinnville’s C-3 Zone. Carlton and Silverton also have minimum height requirements.
Carlton is unique in that they allow a height bonus if the upper stories of the building meet minimum step
back requirements to reduce the appearance of height and bulk. Staff recommends the committee consider
a 65-foot height limit applicable only in the CBO in conjunction with the vertical massing standards
discussed below.

Vertical Massing.

The standards in all cities emphasize visual compatibility with building patterns on the same blocks.
Dayton’s standard states that new buildings shall be within 25 percent (10 percent for the south side of
Ferry Street across from Courthouse Square Park) of the average height of the existing buildings on the
same side of the street. The height bonus standard in Carlton is the only standard that requires vertical
articulation with a minimum 4-foot-step-back requirement for upper stories for taller buildings on corner
lots. Staff recommends developing standards for vertical articulation based on the guidelines for building
mass in scale discussed in Chapter 6 (pages 149-152) of the Healdsburg Citywide Design Standards. These
could include any combination of articulation methods shown on Figure 6.20 (Page 151) In Exhibit A.

Horizontal Massing.

McMinnville and Silverton both have standards that require architectural elements to visually break up the
facade of buildings into smaller horizontal sections to reflect the historic lot widths in the district. The
historic lot widths in Dayton are £60 feet. Therefore, staff recommends considering a similar standard
consistent with the standards in McMinnville to reflect Dayton’s historic lot widths:

Where buildings will exceed the historical sixty feet in width, the facade should be visually
subdivided into proportional bays, similar in scale to other adjacent historic buildings, and as
appropriate to reflect the underlying historic property lines.

Table 2 includes a summary of the standards for building massing and scale in place in all the example
cities.
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Table 2: Massing and Scale Summary

Height

Vertical

Horizontal

C: 35 feet max

New buildings shall be within 25 percent of the average

None

height of existing buildings on the same side of the street.
Dayton CR: 30 feet max.
21 feet min. The portion of the building exceeding 35 feet shall cover not | Building elevations within one hundred (100) feet
more than 30 percent of the building floor plate... The of Main Street shall follow prominent horizontal
35 feet max. portion of the building exceeding thirty-five (35) feet in lines existing on adjacent buildings at similar
Carlton 45 feet with bonus allowed for height shall step-back from (recess behind) the building levels along the street frontage.

corner lots, upper story
residential with step back
standards.

plane of the ground floor by at least four (4) feet.

McMinneville

80 foot maximum in the C-3
Zone

Buildings should have massing and configuration similar to
adjacent or nearby historic buildings on the same block.
Buildings situated at street corners or intersections should
be, or appear to be, two-story in height.

Where buildings will exceed the historical sixty
feet in width, the facade should be visually
subdivided into proportional bays, similar in scale
to other adjacent historic buildings, and as
appropriate to reflect the underlying historic
property lines.

Silverton

The facade height of all buildings
shall be two to four stories and
not more than 55 feet in
maximum height.

The relationship between the height and width of the main
facade of the building shall be visually compatible with
adjoining or nearby buildings of the historic period or style.
The standard may be met through either similar height and
width, or, through design elements that provide visual
continuity with the height and width of adjoining or nearby
buildings of the historic period.

New buildings whose street frontage is more than
45 feet wide shall be designed to convey a sense
of division through the use of pilasters, windows
and door openings, recessed entries, off-sets, or
other architectural details.
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Facade Design

Materials and Colors.

All examples promote or require materials compatible with historic buildings. Generally, wood or brick
with subdued colors. Bright, high intensity neon and florescent colors are generally prohibited. Dayton’s
standard requires brick or wood construction on building facades visible from the public street but does not
include any prohibition on high intensity colors.

Pedestrian Amenities.

All example cities require pedestrian amenities to be installed in any yard where the building is set back
from the street. Silverton also requires that awnings cover at least two thirds of the sidewalk to protect
pedestrians from the elements. Staff previously recommended minimum requirements to provide pedestrian
amenities in the front yards where buildings are set back from the street:

Buildings shall maintain a zero setback from the sidewalk or property line. Exceptions to the
setback requirements may be granted to allow plazas, courtyards, dining space, or similar purpose.

The TAC could also consider minimum requirements for awnings or similar protection for pedestrians
along the sidewalk for the south side of Ferry Street between 3™ and 4™ at a minimum.

Figure 4. Ferry Street between 3" and 4th

Windows and Storefronts

Both Carlton and McMinnville have minimum window glazing requirements. Carlton requires 60% of the
ground floor to be comprised of transparent windows for buildings located within 100 feet of Main Street
and 30% elsewhere. McMinnville requires 70% along the ground floor and 40% between the first and
second stories. Additionally, McMinnville’s standard requires design elements that emphasize the base
middle and top sections of the storefront facade.
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Table 3: Fagcade Design

Materials and Colors

Pedestrian Amenities

Windows and Storefronts

Building facades visible from a public street shall be of None None
Dayton brick or wood construction
Exterior cladding on new buildings shall predominately | Street frontages shall be improved 60% of the ground floor elevation(s) of buildings
consist of durable reddish brick blends. Brick veneer is with pedestrian amenities such as located within one 100 feet of Main Street shall
also permitted, except as otherwise required for benches, public art, pedestrian-scale be comprised of transparent windows. Windowed
Carlton designated historic buildings. lighting, shade structures, way finding | doors and transom windows are required along
signs, or similar pedestrian facilities. Main Street. 30% transparent windows required
elsewhere.
Exterior building materials shall consist of building Exceptions to the setback Storefronts should include a belt course
materials found on registered historic buildings. The requirements may be granted to allow | separating the upper stories from the first floor, a
use of high intensity colors such as black, neon, plazas, courtyards, dining space, or bulkhead at the street level; 70% glazing below
McMinnville metallic or florescent colors for the fagade of the rear access for public pedestrian the transom line of at least eight feet above the
building are prohibited except as may be approved for walkways. sidewalk, and 40% glazing below the horizontal
building trim. trim band between the first and second stories.
Decorative cornice or cap required at roofline.
Materials shall be compatible with those on buildings Awnings shall cover at least two- The upper windows of multi-story buildings shall
constructed during the historic period. Brick, cast iron, thirds of the sidewalk to provide use multi-pane double-hung sash windows or
wood siding, and stucco permitted. Plywood siding, T- pedestrian protection from the equivalent. The relationship of width and height
Silverton 111, and vertical board and batten are prohibited. All elements. of window and door openings shall be visually

main facade materials shall be painted. Subdued
tones commonly used during the historic period shall
be used. Bright or neon colors are prohibited.

compatible with adjoining or nearby buildings
from the historic period or style.
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IV. PRELIMINARY STAFF RECOMMENDATIONS

Based on the information provided above, staff offers the following recommendations for the TAC to
consider for a first draft of code amendments.

Building placement recommendations:

Buildings shall maintain a zero setback from the sidewalk or property line. Exceptions to the
setback requirements may be granted to allow plazas, courtyards, dining space, or similar purpose.

Require at least one primary building entrance to open on to a public street.

Clarify the existing standard for the placement of parking areas to prevent parking from being
located between the front of the building and a street.

For buildings on corner lots, require that one entrance be oriented to the corner or within 20 feet of
the street corner. If an entrance is oriented toward the corner, and architectural feature shall be
provided that emphasizes the corner.

Recommendations addressing building massing and scale:

Increase the maximum height limit to 65 feet within the CBO with building step back requirements
for those portions of the building over 55 feet.

The relationship between the height and width of the main facade of the building shall be visually
compatible with adjoining buildings of the historic period or style. The standard may be met
through either similar height and width, or, through design elements that provide visual continuity
with the height and width of adjoining buildings.

Require that where buildings will exceed the historical sixty feet in width, the fagade should be
visually subdivided into proportional bays, similar in scale to other adjacent historic buildings, and
as appropriate to reflect the historic 60-foot lot widths of the Dayton Town Plat.

Architectural elements:

Implement standards to restrict the use of high intensity colors and undesirable materials such as
plywood, vertical board and batten siding, and corrugated metal in the CBO.

Require that ground floor storefronts are defined with awnings or similar shelter for pedestrians
along the sidewalk.

Implement standards requiring traditional base, middle, and cap elements for multistory buildings
such as a belt course separating the upper stories from the first floor, a bulkhead at the street level
and a decorative cornice or cap at roofline.

Establish minimum window glazing requirements for store front facades. I.e. 60% of the ground
floor elevation(s) of buildings shall be comprised of transparent windows. Windowed doors and
transom windows are required along Main Street. 30% transparent windows required on upper
stories.

Additional considerations from the TAC?
VI.POTENTIAL COMMITTEE ACTION

Instruct staff to prepare draft code amendments to the Dayton Land Use Development Code for
consideration at the next meeting of the TAC.

Staff Report prepared by Curt Fisher, City Planner, with the Mid-Willamette Valley Council of
Governments.

10
24



EXHIBIT A
Chapter 6

Design Guidelines for Commercial,
Industrial, Mixed Use and Large-
Scale Multi-Family Development

This chapter provides design guidelines for all commercial, IN THIS CHAPTER
industrial, mixed use and large-scale multi-family development,
such as flats. The design guidelines are split into two primary
sections — Site Design and Building Design — and also provide

Special Considerations for 124
Specific Development Types

design guidelines for Signs and a series of specific building Site Design 130
types. Design guidelines that are particularly important to certain Biilling Desiar 149
Character Areas are sometimes noted, but further information for

each Character Area can be found in Chapter 4. Signs 165
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Special Considerations for Specific
Land Uses

While the Healdsburg Design Guidelines focus on the design

of sites and buildings, it is sometimes necessary to consider the
special factors and challenges for specific land uses. For example,
an industrial business may require significant space for storage
and access requirements for larger delivery vehicles, whereas

a restaurant must prioritize customer experience and efficient
service. This section identifies key design considerations for
specific land uses. These should be reviewed prior to using the
design guidelines in subsequent sections of this chapter.

Industrial/Heavy Commercial

Design Flexibility

e Industrial and other heavy commercial uses, including
production, storage, warehousing or commercial service,
should be afforded design flexibility to meet functional
requirements.

* Design of the edge of a property, where it abuts a street or
sidewalk, should be the focus of design review for industrial
or heavy commercial use. Design within the interior of a site
should follow the broader intent of these guidelines, but
more flexibility is appropriate in those locations.

Security and Safety
* Businesses in this category often require fencing and
controlled access. These may require designs that depart
from the design principles for other building types.

Outdoor Storage
* Businesses in this category often need to store equipment,
products or other materials on a site.
* These unique needs should be considered in design review.
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Access and Loading
e Businesses in this category often require access and loading
areas, including for larger delivery vehicles.

Street Edge Design

* Prioritize design of the public edge of an industrial or heavy
commercial site.

* The edge of a development adjacent and visible from
the public street should utilize materials that exhibit an
appearance of permanence and quality.

e Design a street-adjacent fence with high quality, durable
materials. Chain link fences along a public street are
discouraged.

* Provide transparent fencing along a public edge wherever
possible.

e Consider locating an office or a publicly accessible
component closer to the street. Where fencing is not
required for security purposes, it is discouraged.

* Where fencing is provided adjacent to the public street,
integrate landscaping to “soften” the edge.

Facade and Building Articulation
e A building housing an industrial/heavy commercial use
may have very few windows. Massing may be monolithic.
Flexibility in design should be afforded for such buildings,
provided they are set back (suggested 30 feet or greater)
from the front property line.
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Mixed Use Buildings

Coexistence of Different Uses
® Recognize and balance needs of all users.
* Minimize adverse impacts of varied activities (living, retail,
service, employment, etc.) on one another.

Retail Visibility
* Retail uses typically seek high visibility from public areas,
such as streets, sidewalks and active plazas. This will likely
impact the way in which components on a site are located
and oriented.

Parking Location and Access
¢ Consolidate and coordinate access wherever possible.

Residential Sensitivities
e If housing is included, consider privacy needs and noise
and odor impacts of non-residential uses.

Residential Outdoor Space
* Where a common outdoor space is provided, ensure that it

is well lit.
* Encourage outdoor spaces to interact with the public
realm.

Facade Design
e Consider the internal needs of a given use, such as housing
or offices. This will impact the arrangement of windows and
other building features on a fagade.

Retail/Restaurant Buildings

Customer Experience
e Customer needs will strongly impact the design of a
building intended to accommodate a retail or restaurant
use.

Visibility from the Public Realm
* Retail/restaurant uses typically seek high visibility from
public areas, such as streets, sidewalks and active plazas.
This will likely impact the way in which components on a
site are located and oriented. This includes the business
itself, customer parking areas and signage.

Service Areas
e Service and delivery needs may impact the design of a
building or site. Minimize the visibility of these areas from
the public realm.
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Outdoor Space
* Where an outdoor space, such as an outdoor dining area, is
provided, consider locating it so that it activates the public
realm.

Visual Display Space
e Consider locating outdoor displays to activate a pedestrian
space, such as a sidewalk.

Professional Offices

Employee and Tenant Needs
e Tenant and employee needs will strongly impact the design
of a building intended to accommodate professional
offices.

On-site Parking
e Design on-site parking for employees to be subordinate to
other site features.

Bicycle Parking and Security
* Providing easily accessible and secure bicycle parking is
encouraged for new development. Other on-site facilities
that support bicycling, including shower facilities and
lockers, are encouraged.

Outdoor Space
* Outdoor amenities, such as balconies, plazas and other
common outdoor spaces, should be designed to take
advantage of solar access where possible. Consider wind
patterns when locating an outdoor space. Where an
outdoor space is provided, locate it so that it activates and
interacts with the public realm or a natural amenity.
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Loading Areas for Larger Office Developments
e larger office buildings, or clusters of buildings, may require
loading areas for service deliveries and maintenance. These
should be visually subordinate to other functions.

Lobby Location and Relationship to Public Realm
e Office buildings typically contain ground floor lobbies in
association with a primary entry. Consider locating a ground
floor lobby space and entry such that it activates the public
realm.

Security and Building Access
* Businesses may require security measures to control access.
This may limit the ability to provide multiple entries along a
street.

Floor Heights
e Office uses often require taller floor heights to
accommodate larger HVAC systems and electronic
equipment located on or within a ceiling. This may impact
the composition and proportion of a fagade.

Live-Work

Outdoor Storage
* In some cases, a live-work project may incorporate some
outdoor storage space for users. Where outdoor storage is
present, minimize its visual impact to the public realm.

Multi-family

Tenant/Homeowner Needs
e Tenant and homeowner needs will strongly impact the
design of a building intended to accommodate a multi-
family residential use.

Common Open Space

* Where outdoor space is provided, consider locating it so
that it activates and interacts with the public realm or a
natural amenity.

* Create a sense of enclosure for the common open space by
framing it with buildings.

e Create gateways to a common open space using
landscaping, building placement and fencing.

e Shared outdoor amenities should be designed to take
advantage of solar access where possible. Consider wind
patterns when locating an outdoor space.

® Locate an outdoor space such that it is highly visible from
individual units in order to add a sense of safety.
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* Design outdoor space to be a primary feature of the multi-
family complex, and to be a majority of landscaped or
garden area, with some hardscaped area.

* Incorporate design elements that encourage social
interaction such as benches, low walls for sitting and shade
structures.

* Incorporate areas with play equipment for children.

Bicycle Parking
* Providing easily accessible and secure bicycle parking is
encouraged for multi-family development.

Access and Lighting
e Coordinate access and lighting to ensure well-lit areas that
enhance safety for the user.

Securlty Through Design
Orient dwellings and windows of frequently used rooms,
such as the living room and dining room, to overlook
common open spaces and play areas.

* Locate parking areas so that the walk from the parking area
to the dwelling is short and direct.

e Ensure visibility between entries of neighboring units.

e Limit the height of solid fencing between private yards and
common open spaces. Tall fences should incorporate some
amount of transparency in the fencing material along the
top to allow for vision in and out of the yard.

* Provide semi-private spaces at entries to units.

e Avoid locating outdoor areas that are between or behind
buildings, or that have little to no surveillance.

Institutional

Design FIeX|b|I|ty
Institutional buildings that house churches, schools,
hospitals and other similar uses are typically designed to
stand out from their surroundings. They often use unique
materials, colors, massing and other design elements
that differentiate them from adjacent buildings. This is
appropriate.
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Figure 6.1: Locate a parking area
behind a building to minimize
vehicular impacts on the public
realm.

A o~ 9
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Figure 6.2: In multi-family
development, place buildings to
maximize common spaces shared
between units.

NOTE

In addition to the design guidelines
provided in this chapter, stormwater
management practices and Low
Impact Development Principles are
provided in Chapter 7.

Site Design

Site design refers to the arrangement, placement and orientation
of buildings and site features on a parcel. This includes the
relationship between components on one site to components

of neighboring properties and the public realm. Site design also
considers the location and function of vehicular access, lighting,
service and utility areas, incorporating storm water management,
parking and outdoor places such as patios and plazas.

Building Placement and Setback Character
Building placement addresses the distance between a building
and the street or the sidewalk edge. Setback character refers to
the area between a building and the front property line. Buildings
should be placed to establish a street wall in the contexts and
Character Areas where a street wall is an important feature. In
other Character Areas, building placement may be more varied.
Front setback areas should be designed as visual and sometimes
functional amenities. Preferred placement and setback character
may differ based on the Character Area or the context established
on a particular street. Appropriate building placements and
setbacks are illustrated in Figure 6.5.

6.1 Place a building to promote a safe, interesting and
comfortable pedestrian environment along the street.
a. Connect the building to the public realm using outdoor
plazas and terraces.

6.2 Design a street frontage to promote pedestrian
activity.
Approprlate strategies include:
Align a building with the street.
* Incorporate a high amount of transparency at the ground
level.
* Incorporate public art and landscape design elements.
* Locate a surface parking area behind a building.

V]

Design a street frontage to promote pedestrian activity.
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Where a surface parking lot is located at the front of a site,
consider the following:
* Locating a new liner building in the surface lot to activate
the public realm.
e Create pedestrian connections through a parking area to
the street.
* This scenario is particularly relevant to development
in Character Areas 8: Industrial and 9: Employment
Services/Production Industries, where many existing
structures are set back from the street with parking or
landscaping between the street and the building.

6.3 Where a building is set back from the street, design
the front setback area to be an amenity.

V]

Design a street frontage to promote pedestrian activity.

Figure 6.3: Locate new liner
buildings between the street and
a parking area. The above model
illustrates liner buildings at the
bottom, parking set behind and
taller buildings located behind the

parking lot.

Storefront windows and outdoor
patios activate the public realm.

V]

Figure 6.4: Consider context
when locating a new development
on a site. For instance, new
development could orient towards
a natural feature such as Foss
Creek or the Russian River.
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Figure 6.5: Building Placement and Setback Character

Defining the street edge with buildings and landscaping is important. Where setbacks occur, the
characteristics of the setback - landscaping, plazas, pathways or other features - are key to defining
the character of the street. The following diagrams illustrate options for design at the street edge
and indicate where a solution is appropriate by Character Area.

No Setback between Sidewalk & Building
= T

In this scenario, the front wall of a building is <
placed against the back edge of the sidewalk.
Pedestrians have direct access from the street
and from parking, which is located in the rear.

Character Areas (CAs)

CAS CA 6 CA7 CAS8

CA9
vi v v X} X

In this scenario, a building is set back a
limited distance from the sidewalk edge. This
provides space for landscaping and outdoor
uses.

Character Areas (CAs)

CAS CA 6 CA7 CAS8 CA9

GEACE

Significant Landscape Buffer between Sidewalk & Building

L)

In this scenario, a building is set back
substantially from the sidewalk. The space is
landscaped and includes pedestrian pathways.

Character Areas (CAs)

CAS CA 6 CA7 CAS8 CA9

aiaiE
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Liner Building with Interior Parking

In this scenario, liner buildings are minimally
set back from the sidewalk edge. The setback
is landscaped and provides pedestrian access
to the buildings. A larger building sits at the
back of the site. Parking is located in the
middle.

Character Areas (CAs)

CAS CA 6 CA7 CAS8

el

Single Parking Buffer between Sidewalk & Building

CA9
v

In this scenario, buildings are set back from
the sidewalk edge and a single row of parking
is placed between the sidewalk and the
building. A small landscape buffer is included
to reduce the visibility of the parking lot from
the public realm. Additional parking may be
located behind the buildings.

Character Areas (CAs)

CAS CA 6 CA7 CAS8

aElRiE

Double Parking Buffer between Sidewalk & Building

In this scenario, buildings are set back far
enough that a double row of parking is
included between the sidewalk and the
building. A landscape buffer screens the
parking lot from the street.

Character Areas (CAs)

CAS CA 6 CA7 CAS8

CA9
oERsa
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Building Orientation

Building orientation refers to how building walls relate to their
surroundings. A building should be sited to establish a strong
visual connection to the public realm. A building’s primary
entrance should face the street in order to create an engaging
and pedestrian-friendly streetscape.

6.4 Orient a building to the public realm.
a. Place a primary entry to face a street. Orienting a
primary entry to a public plaza or other prominent public
g space also is appropriate.
* If a building is located adjacent to two or more prominent
public spaces (for example, a street and a plaza), orient to
as many of them as is feasible.

Orient a building’s primary
functional entry to face a street.

6.5 If a property is located along the Russian River, Foss
Creek or the Foss Creek Pathway, consider orienting
an entry toward this natural feature.

a. Consider using an outdoor space such as a balcony,
patio or rooftop terrace to provide views to this adjacent
natural feature.

A building at a corner should face
both streets, and may be at an

angle.

Figure 6.6: Orienting a primary entry to a public plaza or other
prominent public space is also appropriate if a development includes an
internal public space and multiple entries face that space.
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Secondary Structure Placement

In order to enhance the pedestrian orientation of new
development and create active street frontages, primary structures
should be visually prominent on a site. Secondary structures,

such as detached garages, utility buildings, sheds and other out
buildings, should be subordinate to the primary structure and
their visibility from the street should be minimized.

6.6 Locate a secondary structure to be subordinate to the
primary structure and to minimize its visibility from the

public realm.
a. Where possible, locate a secondary structure to the rear
of the primary structure.
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Locate a new walkway to animate
the public pedestrian network and
its associated outdoor spaces. (For
example, these walkways connect
to public sidewalks.)

Site Connectivity

Site connectivity refers to the network of sidewalks, paths, lanes
and drives that provide pedestrian and vehicle routes within and
between properties. Without a proper network of connections
of varying levels and a clear hierarchy, pedestrian access can be
uncomfortable, confusing and feel unsafe. Development should
help create an interconnected environment.

External Pedestrian Connectivity

Clearly marked pedestrian access should be provided between
the public realm, a site and a building. A strong physical and
visual relationship between these elements enhances walkability.

6.7 Provide a pedestrian connection between a site and
the public realm. This may be accomplished in a variety
of ways including:

* A door that opens directly to a public space.
A walkway that connects a building to a public space
through a setback area.

* Anplaza, outdoor seating area or patio that connects a
building to a public space.

* A paseo that connects the rear portion of a site to the

public realm.
® -

©)

®
® @0

® ©

@ Arterial Street Entry @ Pedestrian Walkway

Vehicle Parking Access Pedestrian Connections

e to Adjacent Properties

Figure 6.7: The site plan above illustrates the interaction of vehicles

and pedestrians throughout several properties. Vehicles are efficiently
directed to the parking spaces while pedestrians use protected walkways
and cross-walks to access site features.
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6.8 Provide pedestrian and bicycle connections into and Figure 6.8: External
between properties.
a. Provide a link to adjacent properties, where feasible.
b. Provide a publicly accessible pedestrian connection
through a large block, when possible and when access is
desired.

Pedestrian Connectivity

Appropriate options include:

'_
Ll
c. Route pedestrian connections to and through outdoor I
places, such as courtyards, patios and plazas, when o
possible.
d. Align pedestrian and multi-modal paths to link with
potential future development phases within a site and to STREET
adjoining properties. A door that opens directly to a
public space.
i
L
o
®
STREET
A walkway that connects a
building to a public space
through a setback area.
o
L
o
®

STREET

A plaza, outdoor seating area or
patio that connects a building to
a public space.
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Figure 6.9: Internal
Pedestrian Connectivity
Appropriate options include:

Pedestrian
Paseo

. -
hTG\?@fQ 0

A pedestrian paseo.

Shared Alley/-
Access Drive

A shared alley/access drive.

Path/Open
Space

A landscaped pedestrian path/
open space.

Internal Pedestrian Connectivity
An internal pedestrian circulation system should connect site
elements internal to a project.

6.9 Establish an internal walkway system that connects key
components, such as building entries, parking areas
and outdoor places.

a.

Creating an internal walkway system is especially
important on sites that contain on-site parking, outdoor
places, multiple buildings and residential or commercial
units.

Use landscaping, special paving and distinct lighting to
accentuate and clarify a site’s circulation system.
Consider directing an internal walkway through a plaza,
courtyard or other outdoor feature.

Size an internal walkway of adequate width to allow safe
pedestrian access.

Integrate an internal walkway system with the public
pedestrian circulation system.

V] V]

g Integrate an internal walkway system with the public pedestrian
circulation system.

Establish an internal walkway
system that connects key site

features, such as building entries,

parking areas and open spaces.

STREET

STREET

Wi

N

STREET STREET

y
1K

Figure 6.10: Consider directing an internal walkway through a plaza,
courtyard or other outdoor feature.
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Vehicular Connectivity &7
Vehicular connections should provide safe and comfortable

balance between vehicles, bicycles and pedestrians and to

reduce conflicts. Design considerations vary by Character Area, as

described in Chapter 4.

6.10 Design vehicular access to minimize pedestrian-
vehicular conflicts.
a. Limit the number of vehicular access points, where

possible. Limit the number of vehicular
b. Limit the width of a vehicular access point. access points to a site.
6.11 Create shared vehicular access points between &7

properties, where possible.
a. Align internal drive aisles to allow for future connections
to adjoining properties.

6.12 Where possible, provide vehicular access from a
secondary street.

Where possible, provide vehicular

OOOOOOOOOOOOOOO%ammmmmwm

, SHARED SHARED
STACCESS \f ACCESS 7
00 lllllle| el | o .
& 2
& &

K WV

STREET SHARED STREET
ACCESS

Figure 6.11: Create shared vehicular access points between properties,
where possible.
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Figure 6.12: Outdoor
Places

Options for a public-oriented
outdoor place include:

STREET

STREET

A courtyard between buildings,

integrated with the public
sidewalk.

A corner plaza adjacent to the
public sidewalk and street.

STREET

STREET

A linear outdoor dining or
seating area.

STREET

STREET

Outdoor Places

Outdoor places include plazas, courtyards, patios, small park
spaces and landscaped features. Outdoor places should be
designed to create a vibrant image and invite pedestrian activity
by incorporating durable furnishings and amenities such as public
art. Where possible, development should celebrate Healdsburg’s
natural features (such as the Russian River and Foss Creek) by
integrating them with new development, and create new outdoor
places where appropriate.

Outdoor Place Location

An outdoor place should be located near active areas such as
restaurants and retail establishments. In a large development, an
outdoor place can provide a buffer between a building and the
public realm and be a focal point. If an outdoor place is located
internally to a development, such as an interior courtyard, it
should complement adjacent site features.

6.13 Design an outdoor place to maximize its use.

a. Orient an outdoor place to pedestrian activities, views,
cultural resources and natural features.

b. Locate an outdoor place to afford views of active spaces,
landmarks or natural features to provide visual interest.

c. Create a sense of enclosure for an outdoor place by
positioning buildings to frame the space. Landscaping
can also be used to define it.

6.14 Create clear connections between an outdoor place,
pedestrian circulation routes and building entrances.

Rooftop and Other Outdoor Places

Ground-floor outdoor places such as seating areas or display
areas associated with restaurants, cafés and stores create great
opportunities to invite people in and to create an active street
frontage and to activate alleys and side streets. These spaces
should incorporate elements that are comfortable and provide
shade, durable furnishings and landscape features. Rooftops
also provide excellent outdoor places in areas with dense
development, such as Downtown. Rooftop outdoor places can
be incorporated into multi-family, mixed use or commercial
development for tenants, customers or other building users. A
rooftop outdoor place should be designed to be an amenity but
should not detract from the architectural character of a building.

6.15 Furnish outdoor places to encourage their use.
a. Incorporate shading mechanisms, benches, tables,
planter beds and other features.
b. Ensure that furnishings are durable and suitable for
outdoor conditions.
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c. Arrange seating and tables to allow safe and g
comfortable pedestrian circulation.

d. Locate furnishings on ground-level outdoor spaces near
actively used pedestrian areas, such as major pedestrian
routes, building entrances and outdoor gathering

places.
6.16 Design a rooftop space to capitalize on views and Create a sense of enclosure for
natural features. an outdoor place by positioning
a. Orient a rooftop outdoor place to take advantage of buildings to frame the space.

nearby natural features such as the Russian River or Foss

Creek. g

b. Orient a rooftop space toward active pedestrian areas,
such as the Healdsburg Plaza.

c. Avoid orienting a rooftop space toward a parking lot or
highway, where possible.

6.17 Locate rooftop elements such as mechanical .
equipment, stairwell structures and other large forms Oze”fda rooftop C)’cpe” face to |
to be sufficiently set back from the roof line so as not take acvantage of nearby natura

. : . . features.
to disturb the visual continuity of the cornice line.
6.18 Minimize the amount of visually impermeable Figure 6.13: Rooftop
structures on the roof of a structure. By using trellis or Elements

other visually permeable materials.

6.19 Minimize the visual impact of lighting associated with a ,ll
rooftop commercial space. ,llllll D 01 D[l

a. Design lighting to focus on the rooftop space and not --- -
the street or other surrounding areas. ll I“

b. Design rooftop lighting to be visually subordinate to the
building on which it is placed.

c. Consider the impacts of rooftop lighting on an adjacent
upper story property, and particularly those that are
residential.

d. Design rooftop lighting to face downward or to
be shielded such that its impact on the night sky is
minimized.

V]

Locate rooftop elements to be
sufficiently set back from the
roof line so as not to disturb the
cornice line of the building.

NOTE

Outdoor Dining design guidelines

Create and orient rooftop spaces that capitalize on views and natural G

features.
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Minimize the visual impact of
surface parking.

V]

Figure 6.14: Locate a surface
parking area to the interior of a
site, away from the public realm.

NOTE

Off-street parking is subject to
Article VIII of the City of Healdsburg
Land Use Code.

http://www.codepublishing.com/
CA/Healdsburg/#!/Healdsburg20/
Healdsburg2016.html#20.16.140

Parking Design

Site design considerations for parking include the location

of surface lots and parking structures, the access points to
parking facilities and the relationship of parking to pedestrian
and vehicular circulation systems. A parking facility should be
visually unobtrusive to the public realm and should be designed
to minimize vehicular-pedestrian conflicts. A surface parking lot
should include landscaping and pedestrian pathways. Refer to
the LID Principles outlined in Chapter 7: Design Guidelines for All
Development Types, for more information.

6.20 Minimize the visual impact of surface parking.
a. Locate a surface parking lot to the interior of a site, away
from the public realm and behind a primary structure.
* This is especially important in Character Area 5:
Downtown Core and 6: Healdsburg Corridor.
* In multi-family development, minimize the visibility of
common parking areas from the public realm.

6.21 Screen surface parking from public view. Consider
using one or more of the following methods to screen

a parking lot from the street:
* landscaping
Site Walls
Decorative fencing
Public art
Combination of the features listed above

Where it is not possible to locate surface parking to the interior of a site
or to be buffered by a site’s development, screen the parking lot from
the public view.
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6.22 Design a parking lot to allow safe, comfortable and
efficient pedestrian access.

a. Divide a large parking area into smaller “pods” that
maintain the traditional sense of smaller parking areas Some options for surface parking
within a green landscape. SeeEing hneltielss

b. Provide landscaped areas that incorporate or are located Landscaping
near pedestrian paths to promote pedestrian circulation
across larger parking areas.

c. Consider differentiating a pedestrian path through a
surface parking lot by using a different paving material
or by slightly raising the pedestrian path to force cars
to slow down when crossing the pathway and raise
awareness to pedestrians.

d. Ensure that a pedestrian pathway connects to a major
building entrance and public sidewalks.

e. Design a parking lot to provide easy emergency and
public service access to and through the space.

f. Incorporate lighting that makes a parking lot feel safe.

Figure 6.15: Surface
Parking Screening

Site Wall

6.23 Incorporate LID principles into the design of a parking
lot. Consider incorporating one or more of the

following: . .
e Permeable pavement Decorative Fencing

e Planted areas to slow runoff and to clean water

e Swales to collect water

e Trees in landscaped areas to provide shade and reduce the
temperature of adjacent parking spaces

Public Art

Provide landscaped islands with paths to promote pedestrian circulation
across larger parking areas.
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g Parking Structures
A parking structure may be attached to or detached from the
primary structure. It should provide visual interest and active uses
on the ground floor, where possible.

6.24 When parking in a structure occurs at the street level
on a primary street, “wrap” it with an active use at the
sidewalk edge.

* This is especially important for development in Character
Area 5: Downtown Core and 6: Healdsburg Corridor.

a. On a secondary street, other methods of providing
interest at the sidewalk edge may be employed.
Architectural details, murals and public art, wall sculpture
or display cases are all options.

The massing of a parking structure
should appear similar in scale to
other active use buildings in the
area. (This structure has an interior
parking deck behind the “wrap” of
articulated storefronts.) 6.25 Break down the massing of a parking.

a. Review general massing principles for building design
g on page 149.

6.26 Design a parking structure to enhance walkability and
minimize visibility of cars.
a. Wrapping a parking structure with another use is
preferred. At an upper-story level, this could include a
commercial or residential use.

A parking garage screened with b. When wrapping a parking structure with another use

buildings or ground floor uses is not feasible, the following screening methods are
helps to maintain a pedestrian- possible:
friendly streetscape. * An architectural screen that reflects window patterns along

the street and that utilizes materials that are compatible.

e A "living wall” that provides greenery on multiple sides of
the structure.

* Architectural paneling that creates visual interest that is
compatible with materials used on adjacent buildings

* Wall art that provides visual interest

® Provide interesting details and materials to avoid
presenting a “back side” to neighborhood properties and
the street.
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Landscape Design &
Landscaping addresses the basic aesthetics of a site including
trees, shrubs and other plantings as well as ornamental features
and topography. Landscaping can enhance a project by providing
visual interest, tying together key site features, providing shade,
softening harder building elements, screening unattractive

site features from public view and providing buffers between
properties. Landscape designs should preserve mature trees and
highlight distinctive topographic or other site features, and create
a sense of visual continuity within a site and between properties.
Landscaping should be provided for a site, even when there

is limited space. For a list of trees and ground cover that are
appropriate to Healdsburg, refer to Appendix D. Consult the city g
arborist with additional questions.

Use shade trees to create a canopy
over pedestrian areas.

6.27 Preserve and maintain mature trees and other
significant vegetation.
a. Include existing vegetation as part of a landscape design
scheme when feasible.
b. Identify healthy trees and vegetation clusters for
preservation. Give special consideration to mature trees.  Use plantings to define edges of
sidewalks, pedestrian paths and

6.28 Use a coordinated landscape palette to establish a outdoor open space.

sense of visual continuity within a site.
a. Incorporate live plant materials that are native to the a
area.
b. Use similar tree and shrub species across a development
to establish visual consistency.
c. Consider using subtle variations in the landscape
palette to highlight different uses or areas within a larger
development.
d. Incorporate drought-tolerant plants into the design of a
site.

6.29 Use landscaping to enhance pedestrian facilities.
a. Use plantings to define the edges of sidewalks,
pedestrian paths and outdoor places.
b. Use plantings to highlight building entries.
c. Use shade trees to create a canopy over pedestrian
areas, including sidewalks, paths along the street and

through surface parking areas. Design landscaping to
d. Incorporate stormwater management techniques. Refer ~ complement neighboring natural
to Chapter 7 for more information. areas.
NOTE

Heritage Tree Preservation is
discussed in Chapter 7.
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g 6.30 Utilize trees to define a street edge and enhance
walkability.

a. In areas with narrow streets and other right-of-ways,
select and place trees to create an intimate scale along
the streetscape.

b. In areas with wide streets and boulevards, select trees
that are larger in scale and that provide effective shading
of the street.

Coordinate a fence orwall withan  Fances, Walls and Landscape Buffers

overall site design concept. Fences, free-standing walls and landscape buffers are often
used to enclose a private outdoor place. Retaining walls are
g used to address site topography. Cut and fill on a site should be
minimized whenever possible, and development should work
with the topography. These site features should be carefully
coordinated with the overall site design of a property. Visible
fence and wall materials should be compatible with materials used
throughout a site and on a building. Fences, walls or decorative
buffers are especially important when a development is adjacent
Use a fence or wall material thatis ~ to a residential property in order to minimize impacts. The
compatible with buildings and site guidelines that follow are most critical for areas of a site that are
materials. visible from the public realm and along a front property line.

NOTE 6.31 Coordinate a fence or wall with the overall site design.
Destariing with topogmghy a. Create fence or wall openings to lead to an internal

discussed in Chapter 7. circulation system.

6.32 Use a fence or wall material that is durable and
compatible with buildings and site materials.

a. For afence, use finished metal, natural wood, or a
durable substitute that appears similar in scale and
character.

b. Concrete and stone are appropriate for walls.

c. Do not use chain link.

6.33 Concrete walls and retaining walls visible from the
street should be articulated to provide visual interest
and avoid solid, blank walls. Appropriate methods

include:
e Scoring
e Staining

* landscape Screening

6.34 Limit the height of landscape buffers to create a visual
connection between the public realm and outdoor
amenity spaces.
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Lighting —%

Site lighting includes streetlights, light fixtures in parking lots,
pedestrian lighting and lighting to accent landscaping or building
facades. Site lighting should help establish a sense of identity and
sense of continuity for the property. Site lighting should create

a sense of place, and highlight distinctive architectural details.
Lighting should be designed to coordinate with and enhance a
project’s design.

6.35 Scale lighting to reflect its purpose. @ %

a. Use a small-scale fixture with down-lighting or light

bollards to illuminate a pedestrian walkway. Figure 6.16: Use a small-scale
b. Use fixtures that provide even lighting for a plaza, fixture with down-lighting or light
courtyard or patio area. bollards to illuminate a pedestrian
c. Use modest lighting to illuminate building entrances and walkway.
entries into parking areas.
d. Design lighting to minimize light spill onto adjacent 4&

properties and the sky.

6.36 Shield site lighting to minimize off-site glare.
a. Orient a fixture to provide down-lighting.
b. Incorporate cut-off shields to direct light downward.
c. Avoid orienting a fixture to cast light into the night sky.

=P

Figure 6.17: Design street
lighting to minimize light spill onto
adjacent properties and the sky.
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& Service Areas and Utilities

N . ” Service areas and utilities include loading docks, trash areas,

M ® electrical stations and other necessary functions. These should be
designed to be visually unobtrusive and to be integrated with the
site and building. The visual impact of a service area on the public

S, right-of-way should be minimized. More information regarding the

S

Figure 6.18: Locate a utility or
service area to minimize visual

location and design of public utilities, such as transformers, can be
found in Chapter 9.

impacts to the street and sidewalk. ~ 6.37 Locate a utility or service area to minimize its visibility
from the public realm.

X

6.38

a.

Locate a utility or service area to the side or rear of a
building.

b. Orient a service area toward an alley or secondary street.

Integrate mechanical equipment into the design of a
building. For instance, provide a small wall offset for
mechanical equipment so that a screen or wall appears
to be a continuation of the building wall.

. Consider integrating a service or utility area into a gap in

a side or rear building wall.
Locate a utility or service area away from residential
areas or outdoor places such as plazas.

Design a utility building to minimize its visual impacts
to the street and sidewalk.

a. Locate a utility building or shed to the rear of a primary

structure.
Screen and enclose a free-standing
utility or service area. 6.39 Design a trash enclosure to minimize run-off.

a. Locate a trash enclosure so that the enclosure is slightly
elevated from its surroundings, but also so that any
runoff does not drain to neighboring uses.

b. Locate so that run-off drains to the sewer system.

6.40 Enclose a free-standing utility or service area.
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a.

b.

C.

When not integrated into a building wall, enclose and
cover a utility or service area with a mostly opaque wall.
Screen the entrance to a utility or service area with a
solid gate made from painted metal, wood or other high
quality, non-reflective material that is detailed to provide
visual interest.

Do not use chain link.
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Building Design &
This section provides design guidelines for the functional and

visual character of commercial, industrial, office, mixed use,
institutional, live-work and large-scale multifamily buildings.

Building Mass and Scale

The overall size, height and form of a building determine how Design a building that is of

large it appears, and whether it is compatible with existing an appropriate scale to its
development within a given context. A larger building can surrounding context.
incorporate design features to ensure it is not monolithic in scale

and that its perceived mass is reduced. Where compatibility is NOTE

important, a building should be designed to reflect patterns T—— ‘ y
of building mass and scale and articulate a facade to create a citional information regarding
building design is provided in the

pedestrian-friendly environment. City of Healdsburg Land Use Code.

6.41 Articulate a building to express a human scale, reduce
perceived mass and create visual interest. Options

include:

e Variation in building heights

e Step back a larger building mass from the street where
possible to reduce looming effects

* Wall plane offsets such as notches or varied fagade
setbacks

e Wall projections such as columns, moldings or pilasters

* Varied roof forms

* Awnings, canopies or other features that help define the
ground floor of a building

e Vertical or horizontal variations in material

* Expression lines or other techniques that provide horizontal
expression

e Transitions in scale at a building and block level

V]

Use vertical articulation techniques to add visual interest and reduce
perceived mass.
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a 6.42 Where compatibility with traditional buildings is
important, such as Downtown, articulate a building
into modules that relate to the traditional building
form and scale.

a. Consider the height and width of existing neighboring
structures.

b. Design floor-to-floor heights to reflect the traditional
sense of scale and floor heights in Healdsburg.

Step back a larger building mass

from the street to reduce looming I a
effects. J‘ -
V] | _ -
| I - I
- I
I - |
o R ! ,
I —
I I
I I I
— — — —
Figure 6.19: A combination of | I
vertical and horizontal articulation |

methods express a human scale.

V]

Design the first floor height to be taller than any upper floors and to
appear similar in dimension to those seen traditionally.

Articulating walls with architectural
details, and window moldings help
achieve a sense of human scale in
this industrial context.
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Figure 6.20: Recommended Articulation Methods

The following models illustrate some ways in which a building can be articulated to express a human scale.

Vertical Variation

Vertical variation is an actual change
in the vertical scale of a building of
at least one floor.

Wall Plane Offsets

Wall plane offsets include notches
or breaks in the building facade.
They should generally extend the
full height of the building and are
most successful when combined
with changes in roof form or
building materials.

Upper Level Stepback

Upper level stepbacks add visual
interest and reduce the visual mass
and scale or potential looming
impacts of a larger building.

Wall Plane Projections

Wall plane projections include
pilasters, moldings or columns
that generally rise the full height of
the building fagade to add visual
interest and express traditional
facade widths.

Variations in Material

Variations in material add visual
interest and express traditional
facade widths. Such changes

may be vertical or horizontal and
often follow a repeating pattern.
See “Potential Exterior Building
Materials “ in Figure 6.22 for more
information.
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& Facade Design
Visible building facades that incorporate high-quality design
features enhance Healdsburg'’s image and character, and convey
an active and vibrant appearance to pedestrians, bicyclists and
vehicles passing through the city. The design guidelines presented
below apply to visible fagades that face public streets, sidewalks,
pedestrian areas and parking lots. These design guidelines are
particularly important for new development in Character Area 5:
Downtown Core and 6: Healdsburg Corridor. A fagade should be
Design a visible building facade designed into separate components that convey a human scale

to e”ha”?e the, community and create a consistent rhythm within the facade.
image using high-quality building

t 1 / . . . . . n M
materiats 6.43 Design a taller building to incorporate a “base, middle,

a cap” to divide a facade into separate components.
a. Express a traditional base, middle and cap composition
with well-defined ground or lower floors and a distinctive
“cap” element framing middle building floors, especially
on taller commercial and mixed use buildings.

6.44 Arrange elements on a fagade to create a generally
consistent rhythm and sense of continuity.

a. Use consistent window and door sizes on a facade.

Design a building fagade to
convey visual interest. 6.45 Where compatibility with context is important, design

a building fagade to be compatible with its context.

a. When possible, generally align facade features, such as
canopies, windows and roof cornices on parapets, with
those on adjacent buildings.

b. Consider the rhythm pattern of solid to void that has
been established by neighboring traditional buildings
the placement of windows, doors and other fagcade
features.

* This is especially important in Character Area 5:
Downtown Core.
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Street Level Interest &
A building’s ground floor strongly impacts the pedestrian

experience on an adjacent public space, such as a sidewalk or

public plaza. Blank or featureless walls at the ground floor level

can diminish interest and reduce the quality of the pedestrian

experience. A building should be designed to promote pedestrian

interest at the street-level. Avoid long, blank walls on the ground

floor level. Transparent ground floors that support a visual

connection between the public realm and interior commerecial

building space is the most effective way to generate street level a
interest. This treatment is strongly encouraged and particularly

for areas where a commercial use is located directly adjacent to

a sidewalk, street, plaza or other public realm element. However,

active storefronts and fully transparent windows may not be

feasible on all street-facing building walls. Where this occurs,

consider the use of one or more of the street level interest

methods illustrated in Figure 6.21.

6.46 Design a building to create street level interest. Design a storefront to engage

Enhance ground floors by incorporating elements such  the public realm, provide visual
as the following: interest for pedes.trlans far?d
* Active uses, such as shops and restaurants promote pedestrian activity.
e \Variations in the building wall, such as recessed entries or
other indentations, in the ground floor facade
* Windows and display areas that increase the transparency
of the ground floor

V]

Utilize large walls for public artwork, water features, landscaping and
other treatments to engage the public.

Commercial, Industrial, Mixed Use and Large-Scale M8lti-Family Development Design Guidelines Chapter 6 153



V]

Create an active storefront.

V]

Enhance the ground floor design
of a building to create pedestrian
interest and activity.

Figure 6.21: Alternative Street Level Interest
Methods

The following diagrams illustrate some examples of ways to create street
level interest where storefronts and active uses are not feasible. The color in
each of the diagrams reflects the subject feature.
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Building Entry &

Building entrances provide a key visual and physical connection
between the public and private realm. A door should be easily
recognizable and distinguishable from the rest of the building.
Where compatibility with context is important, building entries
should be spaced to provide visual continuity and compatibility
within traditional buildings in a Character Area.

6.47 Design the primary entrance to a building to be clearly
identifiable. Use an architectural element(s) to highlight
an entrance, and to provide weather protection, where

feasible. Potential treatments include: a
e Canopy

Awning

Arcade

Portico

Building recess

Moldings

Change in material

Change in color

6.48 Use an authentic, functional entry on a street-facing Design the primary entrance to a
facade building to be clearly identifiable.

6.49 Size and proportion an entry element to stand out &7
visually.

a. Size a door to be easily readable and recognizable, but
to not be overly large.
b. Use a vertically oriented door.

6.50 Maintain a regular rhythm of entries along a street.
a. Use a common door height on a ground floor and on a
visible upper floor.
b. Where compatibility with the context is important,
provide space between entries on a building to be

generally consistent with spacing on nearby traditional An entry element provides a visual
buildings. connection to the public realm.

V]

Maintain a regular rhythm of entries along a street.
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Design a window to create depth
and shadow on a fagade.

& Windows

Windows are a key design element. New development should
incorporate windows of a design and arrangement that expresses
a human scale, create visual interest and in some cases creates
visual continuity with context.

6.51 Locate and space windows to express a consistent.
* This design guideline is particularly important for new
development in Character Area 5: Downtown Core.

a. Provide consistent horizontal spacing between windows
on a floor.

b. Vertically align windows on upper and lower floors.

c. Provide a common head height for windows on a single
floor. Minor deviations may be appropriate for an accent.

d. If a glazed wall is utilized, use spandrels, moldings,

a awnings or sills to provide vertical and horizontal

expression.

6.52 Place a window opening to correspond to an actual
interior space.

6.53 Where compatibility is important, size and proportion
a window to be in the range of heights and widths of
nearby traditional windows.

a. Size a window to be easily recognizable but not to be
overly large.
b. Use a vertically oriented window on an upper floor.

q 6.54 Design a window to create depth and shadow on a

facade.
a. Design a window to appear “punched” into a wall.
b. Do not use a window that appears pasted onto a fagade.

Vertically align windows on upper

and lower floors.
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Roof Form @

Roof form addresses the visible characteristics of a building’s
roof, which contribute to the character of a building. Where
compatibility with context is important, roof forms that convey
compatible mass and scale.

6.55 Design a roof to be architecturally consistent with
the overall architectural design and detailing of the
structure in terms of form and material.
a. Use angles, pitches and materials that coordinate with a
building’s overall design.

6.56 Where compatibility with context is important, design ~ Design a roof to be architecturally

a roof’s massing and form to be similar to traditional consistent with the overall design
buildings of the structure.

a. Where a variety of roof forms is prevalent in an Area,
allow for flexibility in roof form and design.

6.57 In downtown commercial development, design a roof
to be visually subordinate, and to be concealed behind
parapet walls