F.
Design Standards
1.
The purpose of design standards is to exercise aesthetic judgment over development projects within Freeland in order to maintain the desirable character of the community.  The community character is defined by having charm in the design of buildings, keeping buildings small in scale, and honoring the beauty and ecology of Freeland’s natural setting.
2.
Objectives.

a)
Implement the goals and policies of the Freeland Sub Area Plan;

b)
To foster development that is designed, arranged and constructed in a manner that provides a safe, efficient and aesthetically pleasing community asset;

c)
To encourage originality and creativity in site design, architecture and landscape design;

d)
To ensure that the arrangement of all functions, uses and improvements of a development reflect the natural capabilities and limitations of its site and adjacent property;

e)
To encourage development where the various structures, use areas and site elements are integrated in a manner that is visually harmonious;

3.
In the Business General and Business Village zones, design standards are recognized as a critical aspect to commercial and mixed use development.  These standards are intended to create an aesthetically pleasing downtown commercial core where residents, business owners, and visitors desire to work, recreate and socialize.  The following aspects of commercial and mixed use design will be evaluated with each development proposal:

a)
Scale.  The size of a structure will have an impact on how it fits into the overall community and its compatibility with the surrounding area.  The relationship between building size and pedestrian areas is particularly important.  Large, tall buildings that are adjacent to a sidewalk create a different atmosphere than those that are shorter and smaller.  The design of all structures shall consider how the structure and site development will be viewed from the street and adjacent properties.  Scale is not simply the size of the buildings, it is the proportion of buildings in relationship to each other, to the street and to the pedestrian environment.
b)
Layout and connection.  How a structure or use is laid out will determine how effective it will functionally integrate with sidewalks, trails, courtyards, open space, community space, and streets.
c)
Orientation.  Orienting buildings and site improvements in a manner that encourages connections with pedestrian and vehicular corridors is critical.  Likewise, variation of building orientation can help reduce unwanted view corridors between buildings.  .
d)
Architecture.  The architectural features, building materials and color are critical aspects of how a building will look.  Architectural styles will invoke different feelings to pedestrians and drivers.  A community that is comprised entirely of square metal buildings will look and feel different than a community where architecture has been thoughtfully planned and designed.  Building forms shall not present visual mass or bulk impacts that are out of proportion to the adjoining structures, or that appear from the street or sidewalk as having unmodulated visual mass or bulk. Building additions shall complement the original structure in design.  
e)
Site features.  New development shall include public amenities, such as storefronts with canopies, street trees, seating, fountains or water features, outdoor cafes, sculpture or other forms of art, and places for gathering and lingering.  The use of materials, color, texture, form and massing, proportion, public amenities, mitigation of environmental impacts, landscaping and vegetation, and architectural detail shall be incorporated in the design of new development with the purpose of supporting a human scale, pedestrian-oriented commercial center.
f)
Variation.  Repetition of nearby building design, color, height, building material, orientation, setback, and size are all to be avoided.  Variation in can adds intrigue to the look and feel of a community.  The objectives and standards do not set a particular style of architecture or design theme. The style and site design shall be pedestrian in scale and address design features such as sloped roof lines; view protection; distinctive building shapes; integration of art; textures; patterns; treatment of pedestrian and public spaces; interface with the public right-of-way; landscaping; signage and facade treatments.
4.
Applicability.  The following shall be subject to the provisions of this chapter:

a)
All new construction or new development except for single-family residence, mobile home, modular home and their accessory structures;

b)
Any exterior alteration to an existing nonresidential use except for alterations which are determined to be minor, pursuant to Section 17.06.###;

c)
Any alteration of site improvements, such as landscaping or off-street parking, in conjunction with an existing nonresidential use, except for alterations which are determined to be minor, pursuant to Section 17.06. ###;

d)
Any exterior alteration to an existing multifamily structure except for alterations which are determined to be minor, pursuant to Section 17.06.###;

e)
Public Improvements.

(i)
Street improvements that involve design elements such as landscaping, lighting, sidewalks or street furniture;

(ii)
Installation of street furniture such as bike racks, benches or trash receptacles;

(iii)
Sidewalks, both new and reconstruction of existing sidewalks;

(iv)
Off-street parking for public use;

(v)
New park projects or major improvements to existing parks;

(vi)
Street lighting projects that involve the installation of a different type of light fixture, or a new level of illumination, or a different spacing of light fixtures.

5.
Design review plan approval, as specified by this chapter, shall be required prior to:

a)
Site clearance activities such as tree removal, grading, excavation or filling.

b)
The issuance of a building permit.  The plan for which a building permit is issued shall conform in all aspects to the plan that has approval through the design review process.

c)
The issuance of an application for site plan review.

6.
General Design Standards.  The design review criteria are intended to provide a frame of reference for the applicant in the development of site, building and landscape plans, as well as providing the County with a means of reviewing proposed plans. These criteria are not intended to be inflexible requirements, nor are they intended to discourage creativity. The specification of one or more architectural styles is not intended by these criteria.  Individual criteria are established for site design and architectural design that shall apply in both the BG and BV zones.  Additional criteria are established for each zoning designation.
a)
General Site Design standards.  

(i)
The arrangement of all functions, uses, and improvements shall be designed so as to reflect and harmonize with the natural characteristics and limitations of the site and adjacent sites.

(ii)
In terms of setback from the street or sidewalk, the design creates a visually interesting and compatible relationship between the proposed structures and/or adjacent structures.

(iii)
The design incorporates existing features such as streams, rocks, slopes, vegetation (i.e., making use of a small stream rather than placing it in a culvert).

(iv)
If the project is unusually large, or if it is located so as to become part of an introduction/transition to Freeland or to a particular district, the design acknowledges the special impact the project would have on the entire community by addressing these design criteria in an exemplary, standard-setting manner.

(v)
Where appropriate, the design relates or integrates the proposed landscaping/open space to the adjoining landscaping/open space in order to create a pedestrian pathway and/or open system that connects several properties.

(vi)
The arrangement of the improvements on the site do not unreasonably degrade the scenic values of the surrounding area.

(vii)
The improvements on the site enhance and/or do not deny solar access, light or air within the site or to adjacent sites or structures.

(viii)
Where appropriate, the design includes a parking and circulation system that encourages a pedestrian rather than vehicular orientation, including a separate service area for delivery of goods.

(ix)
The arrangement of the improvements on the site does not unreasonably block or greatly degrade scenic vistas enjoyed from neighboring (especially public) sites.

(x)
The various functions and elements of the site design have been integrated into a unified whole, except in those cases where separation is appropriate. The overall design is visually harmonious when viewed either from within the site or from outside the site.

(xi)
The design gives attention to the placement of storage or mechanical equipment so as to screen it from view.

(xii)
If the project is adjacent to, or visible from, State Highway 525, the design minimizes its visual impact on the scenic character of State Highway 525.

(xiii)
The arrangement of functions, uses and improvements on the site have been designed to provide access to and within the site for individuals with disabilities.

b)
General Architectural Design standards.

(i)
The design avoids either monotonous similarity or excessive dissimilarity with existing structures, or structures for which a permit has been issued, in the same vicinity. If the development includes multiple structures, the design avoids either monotonous similarity or excessive dissimilarity between the component structures.

(ii)
The size, shape and scale of the structure(s) are architecturally compatible with the site and with the surrounding neighborhood. In the Business Village zone, the structure(s) are sufficiently modest in scale to enhance the village character of the community.

(iii)
The proposed materials and colors are compatible with the character setting of the city.

(iv)
The design avoids monotony and provides visual interest and charm by giving sufficient attention to architectural details and to such design elements as texture, pattern and color.

(v)
If the project includes a large structure or structures, such as a large motel or condominium, the design avoids a monolithic expanse of frontages and rooflines and diminishes the massing of the buildings by breaking up building sections, or by the use of such elements as variable planes, projections, bays, dormers, setbacks, or changes in the roofline.

(vi)
If the project is unusually large, or if it is likely to become a village landmark, or if it is located so as to become part of an introduction/ transition to Freeland or to a particular district, the design acknowledges the special impact the project would have on the entire community by addressing the design criteria in an exemplary, standard-setting fashion.

(vii)
The height of the structure(s) is architecturally compatible with the site and the surrounding neighborhood.  The height of the structures contributes to the village scale.

(viii)
The height of the structure(s) is such that it does not unreasonably destroy or degrade the scenic values of the surrounding area.

(ix)
The height of the structure(s) is such that it does not unreasonably block or greatly degrade the views of scenic vistas as seen from neighboring sites.

(x)
The height of the structure(s) is such that it does not unreasonably deny solar access, light or air to an adjacent structure, on or off the site.

(xi)
The design sufficiently addresses the relationship of the structure(s) to the sidewalk and to pedestrian activity so as to foster human interaction.

(xii)
The proposed signage harmonizes with the other structures in terms of form, materials and scale.

(xii)
The project incorporates design elements or building improvements which result in the conservation of energy.

(xiv)
The design of the project ensures continued privacy for the occupants of adjacent structures. 

7.
Site features.

a)
Objectives. All major new construction shall be designed to attract people to the commercial core, including the provision of special site features. Pedestrian-scale design elements may include street furniture or other seating surfaces on private property and design amenities scaled to the pedestrian such as awnings, drinking fountains, mid-block connections, arcades, colonnades, plazas, courtyards, water features, kiosks, public or private art and alternative paving materials in areas of pedestrian access.

b)
Development and Design Standards.

(i)
Minor Site Features. All major new construction regardless of its height shall have at least three minor site features, provided that such choices contribute to a well-balanced mix of features in the general vicinity of the development. All major new construction shall have canopies or all-weather features described in subsection b)(i)(2) of this section along 80 percent of Main Street. Minor site features may include the following:

(1)
Decorative Landmarks. Imaginative features that complement the building design and create visual focal points that give identity to an area, such as decorative clocks, special paving in pedestrian areas, art features, water features, drinking fountains, or creative designs for necessary building features or functions. Art shall be integrated with the public street improvements. Examples include sculpture, murals, inlays, mosaics, friezes or bas-reliefs. The location of art shall provide for public view but not hinder pedestrian traffic.

(2)
Canopies or All-Weather Features. Specially designed all-weather features that integrate weather protection systems at the sidewalk level of buildings to mitigate the effects of rain, wind, glare, shadow, reflection and sunlight on the pedestrian environment to make spending time outdoors feasible in all seasons, such as awnings, canopies, trellises, pergolas, or covered arcades.

(#)
Any canopy or awning over a public sidewalk shall be a permanent architectural element.

(#)
Any canopy or awning over a public sidewalk shall project out from the building facade a minimum horizontal width of six feet and be between eight to 12 feet above grade.

(#)
Architectural details shall not be concealed by awnings or canopies.

(#)
Awning shapes shall relate to the shape of the facade’s architectural elements. The use of traditionally shaped awnings is encouraged.

(#)
Vinyl or plastic awnings or canopies are not allowed.

(#)
All awnings or canopies must function to protect pedestrians from rain and other weather conditions.

(3)
Kiosks. Community-oriented kiosks, which may include bulletin boards and newsstands or racks, creatively designed and consolidated and placed in areas where large numbers of people gather, which complements the site design and streetscape and reduces visual clutter.

(4)
Courtyards. An outdoor covered or uncovered area easily accessible to the public at the same level as the public sidewalk or pedestrian connections which shall:

(#)
Be at least 10 feet in width, with a building facade on at least one side;

(#)
Be covered with trees, groundcover, or other landscaping over at least 50 percent of its area; and

(#)
Include seating, special paving material, pedestrian-scale lighting and other pedestrian furnishings;

(#)
The courtyard may not be covered by a roof, story or skybridge; provided portions of the courtyard may be covered for weather protection, but not enclosed.

(ii)
Major Site Features. Any major new construction which exceeds one-story base height shall include at least one of the following major site features, provided that such choices contribute to a well-balanced mix of features in the general vicinity.

(1)
Pedestrian Connection. Pedestrian connections will qualify as a major site feature provided that the minimum width shall be 10 feet.

(2)
Public Plazas. Public plazas will qualify as a major site feature provided the minimum size of a single public plaza shall be at least two percent of the gross floor area of the development, but not less than 1,500 square feet in area.  Two or more plazas may be established provided that such multiple plazas will have an equal or greater public benefit as the single plaza, the combined square footage of the multiple plazas is at least two percent of the gross floor area of the development and each public plaza is at least 1,500 square feet in area.

(3)
Water Feature. A water feature shall be accessible and/or visible by pedestrians from an adjacent sidewalk or plaza.

(#)
Any water feature shall be designed to use water efficiently with low water loss from evaporation and wind.

(#)
In order to qualify as a major site feature, the cost of the water feature shall be equivalent to at least two percent of the construction costs.

(#)
Water features shall be located in sunny areas.

(iii)
Other Site Features.  Other major or minor site features may be approved in place of those listed above. 

(1)
“Major” Criteria. A site feature will only be considered as “major” if it is of equal or greater public benefit than one or more of the major site features listed above and shall not be less than one percent of the construction costs.

(2)
Other Site Features. Examples of other site features include contribution to a public art or design project within close proximity to the new construction, such as transit-oriented development (TOD) amenities, parking that supports park and ride use or facilities that support bicycle use; or contribution to a public/private partnership, such as street improvements, that result in the development of a community-oriented public gathering place.
8.
Visual interest.

a)
Objectives. Building facades shall be designed with a variety of architectural elements that suggest the buildings’ use and how it relates to other development in the specific focus area. Buildings shall be oriented to the street frontage to enliven the street edge as well as to maximize access from the public sidewalk. Building facades shall provide visual interest to pedestrians. Special care shall be given to landscaping, mass and roof forms of buildings to provide visual interest from residential areas surrounding the commercial core as well as from public streets or sidewalks. Street level windows, minimum building setbacks, on-street entrances, landscaping and articulated walls are encouraged. Architectural features and other amenities shall be used to highlight buildings, site features and entries and add visual interest. Within the BG and BV zones all development shall provide elements that attract the interest of residents, shoppers and workers.

b)
Development and Design Standards.

(i)
Street-Facing Facade Elements. All major new construction shall include at least seven of the following elements on the street facing facades, at least four of which shall be located on the ground floor level:

(1)
Window and door treatments which embellish the facade.

(2)
Decorative light fixtures.

(3)
Unique facade treatment, such as decorative materials and design elements.

(4)
Decorative paving.

(5)
Trellises, railings, gates, grill work, or unique landscaping.

(6)
Flower baskets supported by ornamental brackets.

(7)
Recessed entrances.

(8)
Balconies.

(9)
Medallions.

(10)
Belt courses.

(11)
Decorative tilework.

(12)
Unique, handcrafted pedestrian-scaled designs.

(13)
Planter boxes with seasonal color.

(14)
Projecting metal and glass canopy.

(15)
Clerestories over storefront windows.

(16)
Other elements as approved by the design commission.

(ii)
Walls. Blank walls without visual or architectural interest shall not be designed. Buildings shall provide massing breaks along wall expanses and walls shall include visual or architectural treatments. Walls facing the sidewalk or other pedestrian-accessible space shall be architecturally treated with recesses, trellises with climbing vines or landscaping, artwork, windows, seating, recessed secondary entrances, balconies, belt courses, cornices, plinths and other means of breaking up the blank wall surface. Buildings without pedestrian-oriented uses on the ground-floor facade may substitute artwork, fountains, garden type landscape areas and/or display windows.

(iii)
Ground Floor Windows and Doors. Major new construction along Main Street shall have at least 75 percent of the length of the ground-floor facade between the height of two feet and seven feet devoted to windows and doors affording views into retail, office, or lobby space.

(iv)
Upper Story Facades. Upper stories of buildings shall maintain an expression line along the facade such as a setback, change of material, or a projection to reduce the perceived building mass. Upper floor windows shall be divided into individual units and not consist of a “ribbon” of glass. Upper-story features shall improve the relationship between the upper story and the street. Such features include, but are not limited to, balconies, roof decks, bay windows or upper-story commercial activities.

(v)
Transparent Facades. Articulated, transparent facades shall be created along pedestrian rights-of-way. Highly tinted or mirrored glass windows, shades, blinds or screens that prevent pedestrian view into buildings shall not be allowed.

(vi)
Long Buildings. Long buildings (more than 50 feet) shall provide relief to perceived building mass through such features as varied setbacks or heights; or projecting windows, entrances or walls. Long linear walls shall be staggered horizontally and vertically to provide interest.

(vii)
Contiguous Building Facade. A contiguous building facade (longer than 50 feet) along the street frontage shall have a building element, such as an embellished entrance, courtyard, arcade or other architectural element dividing the facade visually.

(viii)
Entrances. Building entrances shall concentrate along the sidewalk and shall be physically and visually inviting. Entrance doors shall be recessed from the facade surface to emphasize the entrance and provide a sheltered transition to the interior of the building. Special paving treatments may be used to enhance the entry. Corner building shall be designed with angled entrances at the corner, or entrances that open onto a public plaza or courtyard. Minimum eight-foot wide pedestrian walkways with wheelchair ramps shall be constructed between the sidewalk and building entrances.

(ix)
Residential Uses on Ground Floor. Where permitted, residential uses on the ground floor shall be oriented to the street and provide pedestrian-oriented elements such as entry porches, steps, window boxes, or bay windows.

(x)
Roofs. Roofs are a design element and shall relate to the building facade articulations. A variety of roof types and configurations shall be used to add interest and reduce the perceived building bulk. Varied parapet height or roofline is encouraged.

(xi)
Identity Emphasis. Public buildings, unique community structures and corner structures shall have a prominent scale, emphasizing their identity.

(xii)
Corner Lots. Buildings on corner lots shall be oriented to the corner. Corner entries and/or architectural treatment shall be used to emphasize the corner.

(xiii)
Consistency. The elements of a building shall relate logically to each other, as well as to the surrounding buildings. A single building or complex shall be stylistically consistent; architectural style, materials, colors and forms shall all work together. 

9.
Materials and color.

a)
Objectives. Textured high quality materials and colors shall bring a visually interesting experience into the streetscape. Color shall be carefully considered in relation to the overall design of the building and surrounding buildings. Color and materials shall highlight architectural elements such as doors, windows, fascias, cornices, lintels, and sills. Variations in materials and colors shall be generally limited to what is required for contrast or to accentuate architectural features. Piecemeal embellishment and frequent changes in materials are to be avoided. 

b)
Development and Design Standards.

(i)
Building Exteriors. Building exteriors shall be constructed from high quality and durable materials. It is important that the materials and colors will weather well and that building exteriors will need minimal maintenance.

(ii)
Consistency on All Sides. Materials and colors shall be used with consistency on all sides of a building.

(iii)
Concrete Walls. Concrete walls shall be architecturally treated. The enhancement may include textured concrete such as exposed aggregate, sand blasting, stamping or color coating.

(iv)
Harmonious Range of Colors. A harmonious range of colors shall be used within the BG and BV zones. Neon or very bright colors, which have the effect of unreasonably setting the building apart from other adjacent buildings on the street, shall not be used.

(v)
Bright Colors. Bright colors shall be used only for trim and accents.

(vi)
Prohibited Materials. Beveled metal siding, mirrored glass, and vinyl siding shall not be used.
10.
Screening.

a)
Objectives.  All storage, service and truck loading areas, utility structures, elevators and mechanical equipment on the ground or roof shall be screened from public view in such a manner that they are not visible from public streets, sidewalks or surrounding residential areas. 

b)
Development and Design Standards.

(i)
On-Site Service Areas. All on-site service areas, loading zones, outdoor storage areas, garbage collection and recycling areas and similar activities shall be located in an area not visible from public streets. Consideration shall be given to developing common service courts at the interior of blocks. Service areas shall accommodate loading, trash bins, recycling facilities, storage areas, utility cabinets, utility meters, transformers, etc. Service areas shall be located and designed for easy access by service vehicles and for convenient access by each tenant. Any emissions of noise, vapor, heat or fumes shall be mitigated. Loading activities shall generally be concentrated and located where they will not create a nuisance for adjacent uses

(ii)
Garbage, Recycling Collection and Utility Areas. Garbage, recycling collection and utility areas shall be enclosed and screened around their perimeter by a wall or fence at least seven feet high, concealed on the top and must have self-closing doors. If the area is adjacent to a public street or pedestrian alley, a landscaped planting strip, minimum three feet wide, shall be located on three sides of such facility. Any emissions of noise, vapor, heat or fumes shall be mitigated.

(iii)
Meters and Mechanical Units. Water meters, gas meters, electric meters, ground-mounted mechanical units and any other similar structures shall be hidden from public view or screened.

(iv)
Fences. Fences shall be made of masonry, ornamental metal or wood, or some combination of the three. The use of chain link, plastic or wire fencing is prohibited. 

11.
Lighting.

a)
Objectives. Lighting shall be an integral part of any new or existing development. Lighting shall contribute to the individuality, security and safety of the site design without having overpowering effects on the adjacent areas. Lighting is viewed as an important feature, for functional and security purposes, as well as to enhance the streetscape and public spaces. The design of light fixtures and their structural support shall be integrated with the architectural theme and style of the main structures on the site.

b)
Development and Design Standards.

(i)
Pedestrian-Scale Light Fixtures. Pedestrian-scale light fixtures shall be incorporated into the site design to give visual variety from one building to the next and shall blend with the architectural style.

(ii)
Light Type. Lighting shall use minimum wattage metal halide or color corrected sodium light sources, which give more “natural” light. Non-color corrected low-pressure sodium and mercury vapor light sources are prohibited.

(iii)
Building Entrances. All building entrances shall be well lit to provide inviting access and safety.

(iv)
Building-Mounted and Display Window Lights. Building-mounted lights and display window lights shall contribute to lighting of walkways in pedestrian areas.

(v)
Parking Areas. Parking area light fixtures shall be designed to confine emitted light to the parking area. The height of the light fixtures shall not exceed 16 feet.

(vi)
Neon Lighting. Neon lighting may be used as a lighting element; provided, that the tubes are concealed and are an integral part of the building design. Neon tubes used to outline the building are prohibited.

(vii)
Shielding. All lighting fixtures shall be shielded or located to confine light spread within the site boundaries, to the extent possible, especially when adjacent to residential uses. 
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