Highway Corridor Overlay
1.
Purpose
a)
State Highway 525 has been officially designated as a scenic byway.  An overlay district is established along State Highway 525 in which additional development criteria are established.

b)
This section establishes supplemental criteria for the development of properties zoned Business General and Business Village.  Where there is a conflict between this section and other sections of this Chapter, the overlay criteria contained in this section shall apply.
c)
There are numerous view corridors and viewsheds that extend from State Highway 525 across, through, and over Freeland.  The overlay district includes parcels that are located adjacent to State Highway 525 and those that are entirely or partially located within established view corridors and viewsheds.
d)
There are two primary purposes of the overlay district:

(i)
Ensure that new development and land use activity located along State Highway 525 is carried out in a manner that maintains, promotes, and enhances the scenic attributes of Freeland; and
(ii)
Maintain the view corridors of Holmes Harbor and the territorial viewsheds that span across Freeland.
e)
For development located along State Highway 525 the primary development considerations include building setback and placement, commercial signage, landscaping, demarcation of important gateways in Freeland, and landscaping.
f)
The primary technique for preserving view corridors of Holmes Harbor is to orient buildings and landscaping in a manner that allows the existing views to be preserved.  It is not the intent of these standards to preclude development on parcels located within identified view corridors.  The intent is to consider rooflines, building height, building placement, the type and size of mature landscaping, and other design aspects of a development proposal with the goal of maintaining current view corridors.

g)
Territorial viewsheds are located where State Highway 525 is elevated above Freeland and where vistas of Freeland can be seen from the highway.  Examples of design aspects that should be considered within viewsheds include type of roof, rooflines, colors of roof, architectural features, and building orientation.  It is important to evaluate how an individual development will fit within the context of an identified viewshed and how that development will appear as viewed from State Highway 525.  The primary objective is to achieve variety within the viewshed and to avoid repetitive rooflines, colors, building locations, and building setbacks.
2.
Standards for parcels that are adjacent to State Highway 525
a)
Landscaping
(i)
Landscaping along State Highway 525 shall follow meandering lines where trees and shrubs are varied in height, species, spacing, color, and shape.  A mix of deciduous and coniferous trees is required where the ratio of deciduous to coniferous shall be between 1:3 and 1:5.  Repetition and linear forms shall be avoided.  Where berms are constructed, topography shall vary and the berm footprint shall meander.
(ii)
The applicant shall consider how the proposed development proposal will provide visual continuity with each adjacent parcel that fronts the highway.  While architectural styles, colors, and building size will vary from one parcel to the next, continuity can be achieved through landscaping and trails.  Given that some parcels are developed with attractive landscaping, some are developed with very little landscaping, some have landscaping that has not been maintained, and others are undeveloped, the criteria and determination of how continuity will be achieved will vary.  
b)
Buildings
(i)
The minimum building setback shall be fifty (50) feet from the edge of right-of-way.
(ii)
For properties and/or structures that are not located at the intersection of State Highway 525 and a public road:

#)
Vegetative screening shall be used in front of all walls that face State Highway 525.  The vegetative strip shall be at least twenty (20) feet in width and shall achieve a full screen of the first floor of a building within five (5) years.  The landscaping shall not appear linear, shall utilize a variety of native species, and shall provide year round screening.  Screening plans do not need to anticipate full screening of a second or third story, however, upper stories require windows, and the landscaping plan shall ensure that twenty percent (20%) of the upper story walls will be screened with vegetation within ten (10) years of installation.
#)
Architectural features must be incorporated into the design of the building that makes it appear as though the building has a primary orientation towards the highway (the actual primary and functional orientation may be facing another direction).  Accentuated doorways, awnings, dormers, and second story decks are examples of creating the appearance that the building is oriented towards the highway.
(ii)
For properties and/or structures that are located at the intersection of State Highway 525 and a public road, architectural features must be incorporated into the design of the building that makes it appear as though the building has a primary orientation towards the highway and public road (the actual primary and functional orientation may be facing another direction).  Accentuated doorways, awnings, dormers, and second story decks are examples of creating the appearance that the building is oriented towards the highway

c)
Commercial signage

(i)
For monument and goal post signs within the Business General zone that are located within twenty-five (25) feet of the edge of right-of-way, the size of the sign shall be decreased by fifteen percent (15%) and the maximum height shall reduced by three (3) feet.
(ii)
For a sign that is located seventy-five (75) feet or greater from the edge of right-of-way, the sign may be increased by an additional fifteen percent (15%).  For every additional increment of twenty-five (25) feet the sign may be increased by an additional fifteen percent (15%).  Eligibility for use of this allowance applies when all of the following criteria are met:

#)
The parcel upon which the sign will be located abuts the highway, and

#)
The sign must be a monument or goal post sign that is oriented towards the highway, and

#)
The sign advertises a single business, or it advertises a complex without naming any individual business.
3.
Standards for parcels located within view corridors.    
a)
Implementation

(i)
General view corridors are depicted in Exhibit ## of this ordinance.  It is the intent of these standards to maintain view corridors that allow visual access to Holmes Harbor from State Highway 525.
(ii)
It is not the intent of these standards to preclude development and land use activity within the view corridor, rather it is the intent to design the layout of a site in a manner that preserves views of Holmes Harbor. 
(iii)
View corridors are not intended to be boundaries which establish building envelopes or setbacks.  Buildings may be partially located within corridors provided that they are below the “view line” or provided that they encroach into the corridor without compromising the view corridor.

(iv)
Where a view corridor is identified view lines shall be drawn as follows:

(1)
The origin shall begin six (6) feet above the nearest fog line on State Highway 525;

(2)
The terminus shall be established at the landward edge of Holmes Harbor as seen from the fog line;

(3)
View lines shall be drawn at each edge of the view corridor thereby establishing a horizontal view plane that connects each view line.

(4)
Each view line shall be used to define the horizontal extent of the view corridor.

(5)
The view plane shall be used to determine appropriate heights of buildings and landscaping features within the corridor.

(v)
While Exhibit ## of this ordinance establishes mapped view corridors, the actual view lines and view plane established using the above methodology shall be the governing view corridor.

b)
Site Layout Standards
(i)
In planning the layout of a proposed development activity or land use the priority is to establish required open spaces, community spaces, and landscaped areas within the view corridor and to locate large buildings outside of the corridor.
(ii)
The layout of buildings shall take into consideration the location of other buildings located within or along the view corridor.  Tunnel effects shall be avoided by utilizing one or more of the following techniques:

(1)
Buildings shall be offset from each other by a minimum of ten (10) feet;

(2)
Building orientation may be turned so that buildings facades do not run parallel to the view line;
(3)
Landscaping can be used on the side of the building that faces the corridor.  If vegetation is utilized, three strips shall be defined and the following technique employed:

#)
Within the first ten (10) feet of the building, tall columnar tree species shall be planted even if this area is located within the corridor and above the horizontal view plane.  

#)
Within the next ten (10) feet medium height tree and shrub species shall be planted.  Mature height of the species chosen should be at or below the horizontal view plane.
#)
Within the outer ten (10) feet low profile vegetation shall be planted

c)
Landscaping Standards
(i)
While retention of existing mature trees is encouraged, planting new trees that will grow to a size that will impede existing view corridors is prohibited.  Tree and shrub species selection shall ensure that minimal maintenance is needed to maintain the view corridor.  
(ii)
Existing vegetation may be removed in order to expand view corridors.  This may be the preferred alternative in instances where there is very little space for siting buildings.
4.
Standards for parcels located within viewsheds
a)
Implementation
(i)
Viewsheds are depicted in Exhibit ## of this ordinance.  It is the intent of these standards to ensure that territorial views of Freeland as seen from State Highway 525 are not adversely impacted by new development.
(ii)
The purposes of evaluating the impact of development on a viewshed are as follows:
(1)
Ensure that there is diversity in the built environment and that repetitive patterns are not developing.  Particular emphasis shall be placed on roofs.  Roof line, style, color, material, and size can be adjusted to ensure diversity in the viewshed.  Additionally, architectural features such as cupolas and chimneys can be used as attractive focal points within the viewshed.
(2)
Ensure that buildings fit within the context of the established built environment.  The height, color and size of individual structures can significantly impact the viewshed.
(3)
Ensure that mechanical and rooftop equipment are adequately screened.

(4)
Ensure that mature trees are, or will become, a key element of the future viewshed.

(iii)
The standards contained in this section are to be considered in the context of the overall viewshed as observed from State Highway 525.  Because diversity is the goal the standards define results that should be avoided rather than a prescriptive list of requirements.  It therefore becomes the responsibility of the applicant to provide a description of how these standards were considered and how a proposed development is consistent.

b)
Standards.  
(i)
Buildings - avoiding repetition within the viewshed.  Because there is a finite array of materials, colors, and styles, and because colors and materials that are bright or garish are to be avoided, it is recognized that structures within the viewshed may share material, color and style.  In order to achieve diversity within the viewshed the following design aspects of existing buildings located within one-hundred (100) feet of the perimeter of the proposed development activity shall be considered:
(1)
Roof color, roof style, roof line, roof pitch, and roof material.  
(2)
Building color, height, and shape.

(ii)
Building size, color and height – avoiding structures that do not fit into the context of the viewshed.
(1)
Buildings that dominate the viewshed either because of their color, size or height shall be avoided.
(2)
Buildings may be designed to appear as a cluster of many rather than a single building
(iii)
Mechanical and rooftop equipment.  Structural or natural screening shall be incorporated in a manner that screens mechanical and rooftop equipment.

(iv)
Landscaping – incorporating trees into the viewshed.  Mature trees will add interest to the viewshed and help soften the impact of viewing roofs and pavement.  For every two building facades that are greater than twenty (20) feet in length, one (1) tree that will grow to a height of at least one and one-quarter (1.25) the height of a structure shall be incorporated into the project.  Each of the required trees shall be planted within twenty (20) of the building(s) and shall be placed on any side of a building other than the side that is opposite State Highway 525.
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