
DESIGN REVIEW COMMITTEE MEETING AGENDA

Monday, April 30, 2018, 4:00 PM

City Hall, 616 NE 4th Avenue

I. CALL TO ORDER

II. ROLL CALL / INTRODUCTIONS

III. MEETING ITEMS

Design Review for Hetherwood Apartments (DR16-03)

Details:  Proposal to construct a multi-family residential apartment complex in the 

Multi-Family (vested as MF-24) residential zoning district. The Design Review 

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

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

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

Presenter:  Sarah Fox, Senior Planner

A.

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

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

final decision. 

Hetherwood Residential Development Staff Report

Exhibit 1_Design Review Checklist

Exhibit 2_Applicant's Narrative for Hetherwood

Exhibit 3_Site Plan and Elevations

Exhibit 4_Hetherwood Site Plan Review Decision
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http://camas.legistar.com/gateway.aspx?M=F&ID=a342aaf7-1bcb-4c03-ba3b-ae93b8eb2596.pdf
http://camas.legistar.com/gateway.aspx?M=F&ID=5bcab1b1-a9a8-4eea-9ea7-314811d3d10e.pdf
http://camas.legistar.com/gateway.aspx?M=F&ID=88920692-7de0-441d-9850-a9c7097daffb.pdf
http://camas.legistar.com/gateway.aspx?M=F&ID=e7295ee8-a8a1-43b7-b121-58c0746f3c8c.pdf
http://camas.legistar.com/gateway.aspx?M=F&ID=a29f7783-df19-4be4-93e6-7d5b0e1c9563.pdf


Design Review for Burkland Duplex (DR18-01)

Details:  The applicant proposes to construct a duplex residential building in the 

Multi-Family (MF-18) zoning district. The Design Review Committee (DRC) provides a 

recommendation to the decision maker that includes consideration of the general 

design review standards of the Camas Municipal Code (CMC) Chapter 18.19 Design 

Review and the Camas Design Review Manual (DRM).

Presenter:  Lauren Hollenbeck, Senior Planner

B.

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

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

final decision. 

Burkland Duplex Staff Report (DR18-01)

Exhibit 1_Design Review Checklist

Exhibit 2_Applicant's Narrative for Burkland Duplex

Exhibit 3_Site Plan

Exhibit 4_Elevations and Floor Plan

IV. ADJOURNMENT

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

in the public meeting process. A special effort will be made to ensure that persons with 

special needs have opportunities to participate. For more information, please call the City 

Clerk's Office at 360.817.1591.
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http://camas.legistar.com/gateway.aspx?M=F&ID=4265734e-2ff7-414a-9cbb-6531ac695e5d.pdf
http://camas.legistar.com/gateway.aspx?M=F&ID=82c2a152-5728-43c0-83a0-ba441a282487.pdf
http://camas.legistar.com/gateway.aspx?M=F&ID=04e169cc-b246-4571-bbe0-284c1e019876.pdf
http://camas.legistar.com/gateway.aspx?M=F&ID=9232703e-4896-47a6-b313-76247e6acaea.pdf
http://camas.legistar.com/gateway.aspx?M=F&ID=43eae62c-abd2-46be-91d4-78d9789f51a0.pdf
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Community Development Department 

616 NE Fourth Avenue  

Camas, WA 98607 

(360) 817-1568   

 

STAFF REPORT  

Design Review Application for Hetherwood Residential Development 

City File No. DR16-03 

   

 

TO: Design Review Committee 

FROM: Planning Staff, Sarah Fox Presenter 

APPLICANT: Kate’s Woods, LLC   

LOCATION: NW Pacific Rim Blvd. 

Camas, WA 98607 

Parcel number 126040-000  

APPLICABLE LAW:  The application was submitted on June 20, 2016, and the applicable codes are those that were in 

effect on the date of application (through Ord. 17-008). Camas Municipal Code (CMC) Titles 16, 17, and 18, 

specifically (but not limited to): Chapter 16.01 General Provisions; Chapter 16.03 Definitions; Chapter 16.07; 

Chapter 16.13 SEPA; Chapter 16.31 Archaeological; Chapter 16.51 General Provisions; Chapter 16.53 Wetlands; 

Chapter 17.01 General Provisions; Chapter 18.07 Use Authorization; Chapter 18.11 Parking; Chapter 18.13 

Landscaping; Chapter 18.18 Site Plan Review; Chapter 18.19 Design Review (including the Design Review Manual); 

Chapter 18.25 Row houses; and Chapter 18.55 Administrative Procedures. This development is also subject to 

Sections 2, 3, 4 and 5 of “CR 2A Settlement Agreement” (Clark County Superior Court filed on 05-24-2017), when it 

was formerly named “Kate’s Woods”. 

 

BACKGROUND:  

The Hetherwood residential project is located on approximately 7.04 acres of multi-family zoned 

property (vested as MF-24) that fronts NW Pacific Rim Blvd, north of the Sharp Electronics property.  

The applicant is currently seeking design review approval for the construction of 134 residential units 

within two four-story apartment buildings and one three story apartment building. The parcel includes 

parking garages as well as landscaping and additional parking.  

The project is area is bordered on the north by vacant land zoned Regional Commercial (RC), on the west 

by the Stoneleaf Subdivision wetland tract zoned multi-family residential (MF-18) , on the south by NW 

Pacific Rim Blvd., and to the east by multi-family residential zoned property.  

PURPOSE:  

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

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

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

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

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

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



 

 

Page 2 of 2 

 

DRM pages 8-12), and multi-family (CMC Chapter 18.19.050.B.3 and the DRM pages 16 and 17); which 

are included in the enclosed Design Review Checklist. 

STANDARD AND MULTI-FAMILY DESIGN PRINCIPLES AND GUIDELINES:  

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

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

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

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

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

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

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

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

specific design review principles and guidelines.  

RECOMMENDATION:   

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

recommendation to the Director for a final decision.  

 

 

 



 
 

 

 

      
Community Development Department 

616 NE Fourth Avenue   

Camas, WA 98607 

 

Design Review ChecklistDesign Review ChecklistDesign Review ChecklistDesign Review Checklist    (DR16(DR16(DR16(DR16----03 Hetherwood Apartments) 03 Hetherwood Apartments) 03 Hetherwood Apartments) 03 Hetherwood Apartments)     
 

The purpose of this sheet is to provide a simplified and expedited review of the design review principles and guidelines using objective review standards. The 

standards are intended as tool for the decision-maker in making findings that the proposal either achieves compliance with the intent of the principles or 

reasonably mitigates any conflict. When reviewing the check sheet, the proposal should as a whole “comply” with the standards and thus be generally 

consistent with the overriding principles. [Yes = In Compliance; No = Not In Compliance; NA = Not Applicable] 

 

Standard Principles and Guidelines 
 

ARCHITECTURE 

Yes No NA Principles and Guidelines Comments 

   Corrugated materials, standing seam, T-1 11, or similar 

siding materials are avoided unless it produces a high 

visual (or aesthetic) quality.   

 

   Buildings walls or fences visible from roadways are 

articulated in order to avoid a blank look.   

 

   The use of bold colors has been avoided unless used as 

minor accents. 

 

   Higher density/larger structures abutting lower density 

residential structures have been designed to mitigate size 

and scale differences.   

 

LANDSCAPING AND SCREENING 

Yes No NA Principles and Guidelines Comments 

   Vegetation for landscaping includes native, low 

maintenance plantings. Significant trees are retained if 

feasible.  

 

   Trees planted along streetscapes with overhead power 

lines include only those trees identified on the City’s Tree 

list.  

 

   Landscaping, including trees, shrubs, and vegetative 

groundcover, is provided to visually screen and buffer the 
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use from adjoining less intense uses including parking. 

   Proposed fencing is incorporated into the landscaping so 

as to have little or no visual impact.    

 

   Signs located on buildings or incorporated into the 

landscaping are unobtrusive and vandal resistant. If 

illuminated they are front lit.  

 

   Landscape lighting - low voltage, non-glare, indirect 

lighting is directed, hooded or shielded away from 

neighboring properties. 

 

   Street lighting (poles, lamps) is substantially similar or 

architecturally more significant than other street lighting 

existing on the same street and do not conflict with any 

City approved street lighting plans for the street. 

 

   Parking and building lighting is directed away from 

surrounding properties through the use of hooding, 

shielding, siting and/or landscaping. 

 

   Outdoor furniture samples are consistent with the overall 

project design. 

 

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

removed to accommodate the proposed development 

are retained and incorporated into the landscape plan. 

 

   Rock outcropping’s, forested areas and water bodies are 

retained. 

 

HISTORIC AND HERITAGE PRESERVATION 

Yes No NA Principles and Guidelines Comments 

   The use of Historic Markers, information kiosks, project 

names, architectural features, or other elements of the 

project promote the historic heritage of the site or 

surrounding area.  
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Specific Principles and Guidelines  
 

                                                  GATEWAYS AND CORRIDORS 

SIGNAGE 

Yes No NA Principles and Guidelines Comments 

   Free-standing signs are not proposed with the 

development as they are prohibited in gateways. 

 

   Preexisting freestanding signs are proposed for removal 

at the time of development, redevelopment, or major 

rehabilitation on the site.  

 

   Proposed signage is standardized to create a consistent 

look in terms of size, color, and materials.  

 

STREETSCAPE 

Yes No NA Principles and Guidelines Comments 

   The main public entrance is oriented toward the public 

right-of-way. 

 

   Pedestrian walkways connect each building’s front entry 

with the sidewalk. 

 

   Bike lanes are provided and link public areas with 

neighborhoods and other local and regional bicycle 

corridors. 

 

   Alternative transportation, such as attractive bus stop 

shelters, bicycle parking, etc. are provided.   

 

   Trees, planting strips or bioswales are used for 

separating vehicles and pedestrian movements. 

 

   Street trees no less than two inches in diameter are 

planted within planter strips or tree wells at a spacing 

that creates the appearance of a continuous canopy at 

tree maturation.   

 

   The surface of pedestrian walkways within intersections 

are accentuated with a unique character (i.e. pattern 

stone, exposed aggregate, stamped concrete, etc.) 

 

   Buildings are placed as close to streets and roads as the 

zoning code allows. 

 

   On-site parking is located to the rear or the side of the  
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building. 

   A consistent iconic streetscape lighting scheme is used 

that portrays the primary development period, 

architecture characteristics, or predetermined theme as 

identified in a concept plan, sub-area plan, or master 

plan recognized by the City.   

 

LANDSCAPING 

Yes No NA Principles and Guidelines Comments 

   Landscaping adjacent to the public right of way provides 

multiple layers of plantings, including canopy trees, 

understory trees, shrubs and groundcover.  

 

   Hanging baskets or trellises are encouraged, and if 

proposed they must be designed along building 

frontages to add visual interest.   

   Median planting design/plant selection creates a unique 

and cohesive streetscape design. 

 

   Watering system will maintain proposed landscaping 

(and hanging baskets) for a period to ensure that plants 

are well established.   

MULTI-FAMILY 

Yes No NA Principles and Guidelines Comments 

1. STACKED HOUSING (APARTMENTS)  

               Landscaping & Screening 

   Green belts are used to separate different uses 

whenever possible.  

 

   Vertical intensity of landscaping increases as the height 

of the structure increases. 

 

   Stacked housing abutting or located in single-family 

residentially zoned areas is designed to mitigate size and 

scale differences.    

 

   Watering system will maintain proposed landscaping for 

a period to ensure that plants are well established.    

              Architecture & Streetscape 

   Buildings are brought up to the road to help define 

traffic/pedestrian movements. 

 

   Principal pedestrian entrances of buildings are along a  
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street, open space or mid-block passage with the 

exceptions of visible entrances off a courtyard. 

   Walls are articulated in order to avoid a blank look and 

provide a sense of scale including a minimum solid to 

void ratio of 70%/30%.  

 

   All on-site parking areas are screened with landscaping. 

Parking spaces are clustered in small groups of no more 

than 6-10 spaces and separated by landscaping to create 

a pedestrian friendly park-like environment.  

 

   Detachable garages are located to the rear of stacked 

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

street. 

 

   Attached garages must be underground or to the rear of 

the units. If visible to adjoining properties, then they will 

account for less than 30% of the front face of the 

structure and articulated by architectural features, such 

as windows, to avoid a blank look. 

 

   Stoops, porches and direct individual entries are 

included in the ground-floor units.  

 

   Street lighting poles and lamps are compatible with 

other nearby lighting on the same street, unless other 

lighting is expected to be replaced in the foreseeable 

future or a nostalgic theme compatible with the 

proposed development is desired. Surrounding sites are 

screened from parking and building lighting. 
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HETHERWOOD MULTIFAMILY APARTMENTS 

 
Design Review 

 
3/26/2018 

 
 

Kate’s Woods LLC, applicant  
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PROJECT NARRATIVE 
 

I. INTRODUCTION 
 

 
PROJECT LOCATION AND IDENTIFICATION  
 
The Hetherwood Multifamily Apartments are located on Tax Parcel 126040-000 (7.04 acres), 
Section 5 T1N, R3E.  The property was vested under the MF-24 zone, and is subject to a 
Settlement Agreement limiting the total number of units on this and the adjacent tax parcel to the 
east to 150 units.  
 
EXISTING CONDITIONS  
 
The site is currently vacant.  There is no evidence of previous buildings or development of the 
site. The parcel has frontage on NW Pacific Rim Blvd, a 4-lane minor arterial with median.  The 
site is relatively flat and slopes down slightly to the north.  The site consists of open grassland 
near the road, and forested wetland areas to the north and west.  

 
ADJACENT DEVELOPMENT  
 
Existing uses adjacent to the project site: 
NORTH:   Regional Commercial (RC) zoned property (Fisher Creek Campus) 
EAST:  Regional Commercial (RC) zoned property (Fisher Creek Campus) 
SOUTH:  NW Pacific Rim Blvd and Regional Commercial (RC) zoned property (Sharp) 
WEST:  Multifamily Residential (MF)-18 zoned property (Knight’s Court) 
 
PROJECT DESCRIPTION  
 
Hetherwood multi-family apartments are a community inspired design project. The three 
buildings are orientated to create a sense of community and enclosure for the 135 apartments. 
Each building is referred to as its directional name: NORTH, EAST, and WEST.   
 
The apartments consists primarily of studios with seven one-beds in the East building. The North 
and East buildings are both four stories with a maximum height of 50’-0”. The West building 
provides direct street frontage and a three story transition to the two-story homes located at the 
Stoneleaf development to the West.   
 
All three buildings are supported by a retaining wall designed to protect the wetlands during 
occupancy while maintaining access for emergency services. The buildings’ arrangement is 
driven by the wetland boundary. With this layout, most of the residents will enjoy views of the 
wetland. The wetland boundary’s influence on the building arrangement creates the sense of 
enclosure and community for the project. This sense of community is further enforced with 
ground floor community spaces, both indoor and outdoor.  
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The project will include the construction of the proposed buildings, along with associated 
parking lots, access driveways, an underground stormwater treatment and detention facility, 
utilities, and other required infrastructure. Landscaping and screening will also be provided. 

 
The project site contains Category IV wetlands located to the north and west of the proposed 
development area. The wetlands are part of a larger wetland complex located off-site to the 
north. The project proposes indirect impacts to a portion of the wetland buffer.  
 
The main access point will be a full access driveway on NW Pacific Rim Blvd. The  driveway 
will be gated and will provide a 25’ radius turnaround area in front of the gate. 
 
The submitted Design Review packet provides detailed responses to design principles, and this 
narrative reiterates those responses and relates them to the appropriate code citations. 
 
PROJECT GOALS  
 
To be meaningful, add value, and produce a positive impact 
The proposed project helps to increase the housing choices in Camas by providing housing that 
is suitable for young professionals and older “empty-nesters”. Since the bulk of Camas’ housing 
offers single-family residential, an offering of targeted, modern multi-family units will certainly 
add to the diversity of Camas’ housing stock.  
 
To preserve or enhance the community’s character 
Through the use of materials, the project’s facade brings creativity and energy to the design. It is 
designed to be unique to not only provide options for housing, but to also enhance the 
appearance and character of the area.  
 
To provide compatibility with surrounding uses and quality of design   
The project proposes both three and four story buildings to create transitions in heights that 
become lower as the project approaches the two-story structures to the West. Pop-outs and 
juxtapositions in buildings facades give a dynamic appearance while providing a sense of scale. 
Landscaping and fencing along Pacific Rim Blvd. further reinforce the transition from this 
project to neighboring sites.  
 
To efficiently use the land  
The arrangement of buildings provides protection for the wetlands and provides residents with a 
centralized, shared parking area. Multiple layouts of buildings and parking were studied to 
determine the most efficient use of the land to meet the intent of the design goals.  
 
To create a park like setting 
By constructing three separate buildings, it allows an opportunity at each of these intersecting 
nodes to provide community outdoor space. The West community space is proposed to be a dog 
park for residents. The East community space is designed to be gathering place for residents with 
grills, a fire pit, and a variety of seating with views overlooking the natural wetlands.  
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Preserve community’s heritage 
The site and surrounding area are vacant. The project proposes to preserve a majority of the site 
as wetland open space, thereby contributing to the preservation of Camas’ environmental 
heritage. Views of the wetlands create a connection between residents and the natural wetlands. 
 

II. DESIGN REVIEW – CMC 18.19 
 

18.19.050  Design Principles 
The principles as provided in the DDM or DRM are mandatory and must be demonstrated to have been 
satisfied in overall intent in order for approval of a design review application to be granted. Standard 
principles shall apply to all commercial, mixed use, or multifamily uses. Specific principles are used in 
addition to the standard principles for gateways and corridors, commercial, mixed uses, and 
multifamily (e.g. apartments, townhouses, duplexes). 
 
A. Standard Principles. 
1. Landscaping shall be done with a purpose. It shall be used as a tool to integrate the proposed 
development into the surrounding environment.  

 
RESPONSE: Landscaping:   

Landscaping will be used as a means of way-finding through placement of flowering 
trees at the main community entry and next to outdoor community spaces. The existing 
natural wetland is an encompassing part of the residents’ experience with views from 
units and community spaces.  

 
The proposed landscaping will be used to screen parking areas, add dimension and 
aesthetic elements to building elevations, and enhance the streetscape along the site 
frontage on NW Pacific Rim Blvd.  
 
The project monument sign will be incorporated into the wall adjacent to the main project 
entry. 
 
Any outdoor furnishings used will be selected for compatibility with adjacent site 
furnishings and buildings. 
 
Fencing will be incorporated into the site design to assist in screening, defining project 
lines, and protecting adjacent wetlands. 
 
Any landscape lighting utilized will be low voltage, non-glare and indirect. Any street 
lights utilized will be compatible with nearby lighting if required. 
 

2. All attempts shall be made at minimizing the removal of significant natural features. Significant 
natural features shall be integrated into the overall site plan.  
 

RESPONSE: Significant natural features:   
Significant trees and other existing plants located in the wetlands will not be impacted by 
development, and will contribute to the habitat diversity, ecological functions, and visual 
framework surrounding the site. Some onsite mitigation will occur to mitigate proposed 



   

03/26/2018 4 DESIGN REVIEW – Hetherwood Multifamily Apartments 

buffer impacts. Native plantings will be planted per the requirements of the project 
mitigation plan.  
 
The placement of the buildings preserves the onsite wetland. The buildings’ placement 
impacts some of the wetland buffer, but this impact will be mitigated through both onsite 
and offsite mitigation. The buildings are orientated in a way to maximize the number of 
residents with views of the wetlands while keeping them protected.   

 
3. Buildings shall have a "finished" look. Any use of panelized materials shall be integrated into the 
development in a manner that achieves a seamless appearance.  

 
RESPONSE: Buildings and materials:  

The project has been designed to provide gradation in building massing from existing 
adjacent property to the west. This approach will provide greater visual interest and 
improve streetscape appearance and experience. The placement of the buildings on the site 
helps to mitigate size and scale differences. 
 
The project architect and developer propose to use high quality materials as shown in the 
building elevations and renderings. Window treatment colors will be varied but muted. 
The materials proposed for this project are finished, low-maintenance and intended to be 
permanent and have been selected for their durability. Board &  batten panels and 
corrugated metal are not proposed. The materials were selected for their abilities to mix a 
variety of colors and textures to complement and enhance the appearance of the building. 

 
4. A proposed development shall attempt to incorporate or enhance historic/heritage elements 
related to the specific site or surrounding area. 

 
RESPONSE: Historic and Heritage Preservation: 

The project site is vacant and shows no signs of previous development.  An archaeological 
predetermination found no evidence of previous cultural impact on the site. The project 
proposes to preserve a majority of the site as wetland open space, thereby contributing to 
the preservation of Camas’ environmental heritage. Views of the wetlands create a 
connection between residents and the natural wetlands. 
 

B. Specific Principles. 
1. Gateways. 
a. Gateways shall be devoid of freestanding signs. Preexisting freestanding signs will be subject to 
removal at the time of any new development, redevelopment, or major rehabilitation on the site. 
Exemptions include approved directional or community information signage as approved by the city.  
b. Business signage not placed on buildings shall be integrated into the landscaping/streetscaping 
of the subject property.  
c. Permanent signage within a gateway shall be standardized in a manner that creates a consistent 
look within the gateway in question.  
d. The surface of pedestrian walkways within intersections shall be accentuated with a unique 
character.  
e. A consistent streetscape lighting scheme shall be used. 

 
RESPONSE: Specific Principles - Gateways: 
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The project site is located in the designated gateway on NW Pacific Rim Blvd.   
 
There will be no freestanding signs at the project site.  A monument sign will be 
incorporated into a wall at the main entry.  
 
Layered landscaping will be employed along the street frontage to assist in transition of 
massing along the streetscape, add dimension and variety to the streetscape, and to screen 
parking.   
 
There is an existing curbside sidewalk and center median with street trees along NW 
Pacific Rim Blvd.  
 
Streetscape lighting will be implemented to match existing or planned City light features, 
if required. 
 

3. Multifamily. 
a. Stacked Housing. 
i. All on-site parking areas shall be screened with landscaping. Parking spaces shall be clustered in 
small groups of no more than six to ten spaces.  

 
RESPONSE: Parking: 

Parking is screened along Pacific Rim Boulevard and throughout the parking area with 
medians and trees. At minimum, one tree will be planted for an average of every three 
parking spaces. Parking has been directly integrated into two of the buildings to provide 
efficient and covered parking for residents.  
 
Fencing will be incorporated into the site design to assist in screening, defining project 
lines, and protecting adjacent wetlands. Any landscape lighting utilized will be low voltage, 
non-glare and indirect. Any street lights utilized will be compatible with nearby lighting if 
required. 
 
 

ii. Stacked houses abutting or located in single-family residentially zoned areas shall be designed to 
mitigate size and scale differences.  
 
RESPONSE: Size and Scale: 

The three-story and +four-story structures are proposed to mitigate size and scale 
differences. This approach will provide greater visual interest, reduce the visual impact of 
the taller apartment building toward the rear of the site, increase the aesthetic quality of 
the project, and improve streetscape appearance and experience. The placement of the 
buildings on the site helps to mitigate size and scale differences. 

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

The walls are articulated to avoid a blank look. By juxtaposing walls and materials, the 
design of the building facades gives each of these buildings a sense of proportion. Large 
window fenestrations have been utilized to lighten the appearance of the building while 
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enhancing the facade design.  
 
iv. Detached garages shall be located to the rear of stacked unit(s) so as not to be directly viewable 
from a public street.  

 
RESPONSE: Detached Garages: 

No detached garages are proposed. 
 

v. Attached garages shall account for less than fifty percent of the front face of the structure. 
Garages visible from the street shall be articulated by architectural features, such as windows, to avoid 
a blank look.  

 
RESPONSE: Attached Garages: 

Attached garages account for a single story. Buildings are all three or more stories. As a 
result, garages will only account for a maximum of 33% of the facade. All garages that 
are potentially visible from the street will have glass panels within the doors to enhance 
their aesthetic and avoid a blank look.  
 
 

18.19.060  Design Guidelines 
 

A. The guidelines include five major categories: 
1. Landscaping and screening; 
 
RESPONSE: Landscaping and screening: 

Native, low-maintenance plantings are proposed through the project site. Low shrubs and 
plantings transitioning to trees are used along Pacific Rim Blvd. to further enhance the 
transitional aspects of the proposed design. All trees being utilized are on the City’s 
Street Tree List. Significant existing trees and natural features are remaining in both the 
wetland and wetland buffer.  
 
Site lighting will be designed for safe pedestrian movements. Between building mounted 
lights and pole mounted lights in the parking lot, the site will have adequate lighting 
while reducing in intensity. The buildings shield the surrounding sites from views of the 
site lighting.  
 
The parking lot is screened along the South side of the site with landscaping. The 
northeast and northwest corners of the parking lot will also be screened with trees and 
landscaping. The East and West buildings both screen and integrate the project’s parking.   
 
To provide security for residents, the project will be fenced and gated along Pacific Rim 
Blvd. The fencing will be integrated into the landscape buffer, providing landscape on 
both sides. Most of the parking area is obstructed by a fence and landscaping . 
 
Signage for this project will be incorporated into the fence design near the entry access 
gate and on the facade of the North building. No freestanding signs are proposed. 
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2.  Architecture; 
 
RESPONSE: Architecture: 

Through the choices of exterior materials, an intriguing, dynamic facade is proposed to 
give a finished appearance.  The materials proposed for this project are finished, durable, 
low-maintenance and designed for durability. Board and batten is not proposed. The 
materials were selected for their abilities to mix a variety of colors and textures to 
complement and enhance the appearance of the building. Images and renderings shown 
throughout this packet show the variety and intent with materials. Final color palette with 
be chosen during construction.  
 
The current placement of the buildings minimizes the impact on the wetlands boundary. 
Any impact in the buffer zone will be mitigated using both onsite and offsite strategies.  
 
The fence along the street edge will be designed to blend in with the landscape buffer 
being provided along the street edge.  
 

3. Massing and setbacks; 
 
RESPONSE: Massing and Setbacks: 

The arrangement of buildings creates a transition of heights. The West building’s height 
lowers to three-stories to transition to the two-story residential neighbors to the west. 
Knight’s Court wetlands are directly to the West and further buffers the proposed project.  
 
Accessible pedestrian circulation is provided thought the project. A main access route is 
provided from the public way to the North building. With the most community space, 
leasing office, and access to both patios, the North building is the central core to the 
project.  
 
Majority of the site will be undeveloped and preserved as natural wetlands. By creating 
three and four story buildings, the site impact has been further minimized on the 
surrounding area. 
 
The buildings are scaled appropriately to give sense of transition and proportion. The 
four-story buildings are a maximum height of fifty feet intermixed with three-story 
structures creating a variety of scales and visual interest.   

 
4.  Historic and heritage preservation; and 
 
RESPONSE: Historic and heritage preservation: 

An informational placard within the community patio can provide information about the 
natural wetland. Historic images and other heritage inspired artwork may be incorporated 
into some common spaces.  
 

5. Circulation and connections. 
 
RESPONSE: Circulation and connections: 
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All buildings have access to the public way along Pacific Rim Blvd and  access to the 
community spaces to the North. A main access route will provide a focal point to the 
development. All three buildings have access to the public way.  

 
B.  Each of the major guidelines include subcategories. Compliance with the guideline categories and 
subcategories demonstrate compliance with the principles. However, not every guideline may be 
deemed applicable, and therefore required, by the approval authority. Additionally, the approval 
authority may approve a variance from one or more guidelines, provided the overall intent of the 
principles is satisfied 
 
RESPONSE: Additional responses to specific guideline subcategories are provided in the attached 
Design Review Packet, pages 9 and 11. 

 
 

*** 



PAGE 1

DESIGN REVIEW
HETHERWOOD apartments

Camas, Washington

hetherwood apartments DESIGN REVIEW

lhollenbeck
Typewritten Text

lhollenbeck
Typewritten Text
EXHIBIT 3DR16-03



PAGE 3

DESIGN REVIEW
HETHERWOOD apartments

table of contents 

introduction

guidelines

principles

04
06
08
12

goals  

design16

CONCEPTUAL RENDERING: NORTH BUILDING. 



PAGE 5

DESIGN REVIEW
HETHERWOOD apartments

PAGE 4

DESIGN REVIEW
HETHERWOOD apartments

introduction
Hetherwood multi-family apartments are a community inspired design project. 
The three buildings are orientated to create a sense of community and enclosure 
for the 135 apartments. Each building is referred to as its directional name: 
NORTH, EAST, and WEST.  

The apartments consists primarily of studios with seven one-beds in the East 
building. The North and East buildings are both four stories with a maximum 
height of 50’-0”. The West building provides direct street frontage and a three 
story transition to the two-story homes located at the Stoneleaf development to 
the West.  

All three buildings are supported by a retaining wall designed to protect the 
wetlands during occupancy while maintaining access for emergency services. The 
buildings’ arrangement is driven by the wetland boundary. With this layout, most 
of the residents will enjoy views of the wetland. The wetland boundary’s influence 
on the building arrangement creates the sense of enclosure and community 
for the project. This sense of community is further enforced with ground floor 
community spaces, both indoor and outdoor. 

SITE PLAN



PAGE 7

DESIGN REVIEW
HETHERWOOD apartments

PAGE 6

DESIGN REVIEW
HETHERWOOD apartments

design & project goals
To be meaningful, add value, and produce a positive impact
The proposed project helps to increase the housing choices in Camas by providing housing that is suitable for 
young professionals and older “empty-nesters”. Since the bulk of Camas’ housing offers single-family residential, an 
offering of targeted, modern multi-family units will certainly add to the diversity of Camas’ housing stock. 

To preserve or enhance the community’s character
Through the use of materials, the project’s facade brings creativity and energy to the design. It is designed to be 
unique to not only provide options for housing, but to also enhance the appearance and character of the area. 

To provide compatibility with surrounding uses and quality of design  
The project proposes both three and four story buildings to create transitions in heights that become lower as the 
project approaches the two-story structures to the West. Pop-outs and juxtapositions in buildings facades give 
a dynamic appearance while providing a sense of scale. Landscaping and fencing along Pacific Rim Blvd. further 
reinforce the transition from this project to neighboring sites. 

To efficiently use the land 
The arrangement of buildings provides protection for the wetlands and provides residents with a centralized, shared 
parking area. Multiple layouts of buildings and parking were studied to determine the most efficient use of the land 
to meet the intent of the design goals. 

To create a park like setting
By constructing three separate buildings, it allows an opportunity at each of these intersecting nodes to provide 
community outdoor space. The West community space is proposed to be a dog park for residents. The East 
community space is designed to be gathering place for residents with grills, a fire pit, and a variety of seating with 
views overlooking the natural wetlands. 

Preserve community’s heritage
The site and surrounding area are vacant. The project proposes to preserve a majority of the site as wetland open 
space, thereby contributing to the preservation of Camas’ environmental heritage. Views of the wetlands create a 
connection between residents and the natural wetlands.

SITE PHOTO
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design principles
standard

Landscaping will be used as a means of way-finding through placement of flowering 
trees at the main community entry and next to outdoor community spaces. The existing 
natural wetland is an encompassing part of the residents’ experience with views from 
units and community spaces. 

Proposed landscaping will be used to screen parking areas, add dimension and 
aesthetic elements to building elevations, and enhance the streetscape along the site 
frontage on NW Pacific Rim Blvd. 

LANDSCAPING SHALL BE DONE WITH A PURPOSE

Significant trees and other existing plants located in the wetlands will not be impacted 
by development, and will contribute to the habitat diversity, ecological functions, and 
visual framework surrounding the site. Some onsite mitigation will occur to mitigate 
proposed buffer impacts. Native plantings will be planted per the requirements of the 
project mitigation plan. 

The placement of the buildings preserves the onsite wetland. The buildings’ placement 
impacts some of the wetland buffer, but this impact will be mitigated through both 
onsite and offsite mitigation. The buildings are orientated in a way to maximize the 
number of residents with views of the wetlands while keeping them protected.  

SIGNIFICANT NATURAL FEATURES SHALL BE 
INTEGRATED INTO THE OVERALL SITE PLAN

The materials proposed for this project are finished, low-maintenance and 
intended to be permanent and have been selected for their durability. Board 
&  batten panels and corrugated metal are not proposed. The materials were 
selected for their abilities to mix a variety of colors and textures to complement 
and enhance the appearance of the building.

BUILDINGS SHALL HAVE A “FINISHED” LOOK

The project site is vacant and shows no signs of previous development. An 
archaeological predetermination found no evidence of previous cultural impact 
on the site. The surrounding area is also vacant. The project proposes to preserve 
a majority of the site as wetland open space, thereby contributing to the 
preservation of Camas’ environmental heritage.  Views of the wetlands create a 
connection between residents and the natural wetlands. 

DEVELOPMENT SHALL ATTEMPT TO 
INCORPORATE HISTORIC/HERITAGE ELEMENTS

CONCEPTUAL RENDERING OF THE OUTDOOR 
COMMUNITY SPACE OVERLOOKING THE WETLANDS. 
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multi-family/stacked housing

Parking is screened along Pacific Rim Boulevard and throughout the parking area 
with medians and trees. At minimum, one tree will be planted for an average of every 
three parking spaces. Parking has been directly integrated into two of the buildings to 
provide efficient and covered parking for residents. 

Fencing will be incorporated into the site design to assist in screening, defining project 
lines, and protecting adjacent wetlands. Any landscape lighting utilized will be low 
voltage, non-glare and indirect. Any street lights utilized will be compatible with nearby 
lighting if required.

PARKING AREAS SHALL BE SCREENED WITH LANDSCAPING

The three-story and +four-story structures are proposed to mitigate size and scale 
differences. This approach will provide greater visual interest, reduce the visual impact 
of the taller apartment building toward the rear of the site, increase the aesthetic quality 
of the project, and improve streetscape appearance and experience. The placement of 
the buildings on the site helps to mitigate size and scale differences.

DESIGNED TO MITIGATE SIZE & SCALE DIFFERENCES

The principal pedestrian entrance to the community is located next to the main vehicle 
access of the site. This access and entry provide a direct visual connection to Pacific Rim 
Blvd. The East and West buildings also provide access to the public way. Although these 
entrances are more subtle, they are designed for resident use only with key card access. 

PRINCIPAL PEDESTRIAN ENTRANCE ALONG A STREET

The walls are articulated to avoid a blank look. By juxtaposing walls and materials, 
the design of the building facades gives each of these buildings a sense of 
proportion. Large window fenestrations have been utilized to lighten the 
appearance of the building while enhancing the facade design. 

WALLS ARTICULATED TO AVOID A BLANK LOOK

Attached garages account for a single story. Buildings are all three or more stories. 
As a result, garages will only account for a maximum of 33% of the facade. All 
garages that are potentially visible from the street will have glass panels within the 
doors to enhance their aesthetic and avoid a blank look. 

ATTACHED GARAGES SHALL ACCOUNT FOR LESS 
THAN 50% OF FRONT FACE OF STRUCTURE

Hetherwood apartments are designed to be a community-based option for living. 
The North building is central to the community and serves as the ‘front door’. Each 
building has multiple points of entry with a common mail area and corridor. Both the 
East and West buildings provide access to the public way. 

The three buildings comprise the entire Hetherwood community as a holistic place. A 
single main front entry and access is provided directly to Hetherwood’s ‘front door.’  

STOOPS, PORCHES AND DIRECT INDIVIDUAL ENTRIES 
SHOULD BE ENCOURAGED FOR GROUND-FLOOR UNITS 

design principles

WEST ELEVATION
EAST BUILDING
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design guidelines
standard

To provide security for residents, the project will be fenced and gated along Pacific 
Rim Blvd. The fencing will be integrated into the landscape buffer, providing 
landscape on both sides. Most of the parking area is obstructed by a fence and 
landscaping .

Signage for this project will be incorporated into the fence design near the entry 
access gate and on the facade of the North building. No freestanding signs are 
proposed. 

LANDSCAPING AND SCREENING

The arrangement of buildings creates a transition of heights. The West building’s 
height lowers to three-stories to transition to the two-story residential neighbors to 
the west. Knight’s Court wetlands are directly to the West and further buffers the 
proposed project. 

Accessible pedestrian circulation is provided thought the project. A main access 
route is provided from the public way to the North building. With the most 
community space, leasing office, and access to both patios, the North building is the 
central core to the project. 

Majority of the site will be undeveloped and preserved as natural wetlands. By 
creating three and four story buildings, the site impact has been further minimized 
on the surrounding area.

The buildings are scaled appropriately to give sense of transition and proportion. 
The four-story buildings are a maximum height of fifty feet intermixed with three-
story structures creating a variety of scales and visual interest.  

MASSING & SETBACKS

Through the choices of exterior materials, an intriguing, dynamic facade is 
proposed to give a finished appearance.  The materials proposed for this project 
are finished, durable, low-maintenance and designed for durability. Board and 
batten is not proposed. The materials were selected for their abilities to mix a 
variety of colors and textures to complement and enhance the appearance of the 
building. Images and renderings shown throughout this packet show the variety 
and intent with materials. Final color palette with be chosen during construction. 

The current placement of the buildings minimizes the impact on the wetlands 
boundary. Any impact in the buffer zone will be mitigated using both onsite and 
offsite strategies. 

The fence along the street edge will be designed to blend in with the landscape 
buffer being provided along the street edge. 

ARCHITECTURE

An informational placard within the community patio can provide information 
about the natural wetland. Historic images and other heritage inspired artwork may 
be incorporated into some common spaces. 

HISTORIC & HERITAGE PRESERVATION

studio - B
studio - A

community areas
garage

FIRST FLOOR PROGRAM DIAGRAM
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design guidelines
multi-family/stacked housing

Native, low-maintenance plantings are proposed through the project site. Low shrubs and 
plantings transitioning to trees are used along Pacific Rim Blvd. to further enhance the 
transitional aspects of the proposed design. All trees being utilized are on the City’s Street 
Tree List. Significant existing trees and natural features are remaining in both the wetland 
and wetland buffer. 

Site lighting will be designed for safe pedestrian movements. Between building mounted 
lights and pole mounted lights in the parking lot, the site will have adequate lighting while 
reducing in intensity. The buildings shield the surrounding sites from views of the site 
lighting. 

The parking lot is screened along the South side of the site with landscaping. The northeast 
and northwest corners of the parking lot will also be screened with trees and landscaping. 
The East and West buildings both screen and integrate the project’s parking.  

LANDSCAPING & SCREENING

All buildings have access to the public way along Pacific Rim Blvd and  access to the 
community spaces to the North. A main access route will provide a focal point to the 
development. All three buildings have access to the public way. 

CIRCULATION & CONNECTIONS

public way
main access routes
primary circulation
visual connection

CIRCULATION DIAGRAM

community 
space

community 
space

public way

‘front door’

wetlands
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design

EAST BUILDING FIRST FLOOR

NORTH BUILDING FIRST FLOOR

studio 

community areas
garage

SOUTH ELEVATION
NORTH BUILDING

WEST BUILDING FIRST FLOOR
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CONCEPTUAL RENDERING OF OVERALL PROJECT - FENCE AND LANDSCAPE BUFFER NOT SHOWN FOR CLARITY
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Community Development Department 

616 NE Fourth Avenue  

Camas, WA 98607 

(360) 817-1568   

 

STAFF REPORT  

Design Review Application for Burkland Duplex 

City File No. DR18-01 

   

 

TO: Design Review Committee 

FROM: Lauren Hollenbeck, Senior Planner 

APPLICANT: Borodin Construction, LLC   

LOCATION: 704 SE Tampa Street 

Camas, WA 98607 

Parcel number 88470000 

APPLICABLE LAW:  The application was submitted on March 26, 2018.  The applicable codes are those codes that 

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

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

Manual (2016); and CMC Chapter 18.55 Administration and Procedures; and RCW 58.17. 

 

BACKGROUND:  

The Burkland duplex is located on approximately 0.16 acres of multi-family zoned property (MF-18) at 

the corner of SE Tampa Street and SE 7th Avenue. The applicant is currently seeking design review 

approval for the construction of a duplex residential building with a shared driveway accessed off of SE 

7th Avenue. Each residential unit contains a single car garage accessed at the back of the building, with 

additional parking provided on the site. As such, the primary pedestrian entrance faces SE Tampa Street. 

Landscaping is provided on site.   

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

Tampa Street, on the north by SE 7th Avenue. Existing duplex homes are located within the project 

vicinity.  

PURPOSE:  

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

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

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

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

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

“DRM” pages 4-7), along with the the specific standards for multi-family (CMC Chapter 18.19.050.B.3.c 

and the DRM page 19); which are included in the enclosed Design Review Checklist. 
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STANDARD AND MULTI-FAMILY DESIGN PRINCIPLES AND GUIDELINES:  

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

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

project in meeting the established principles and each guideline should be adequately addressed. If the 

proposal cannot meet a specific guideline, then an explanation should be provided by the applicant as to 

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

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

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

Checklist is enclosed to help guide the DRC in reviewing the standard applicable specific design review 

principles and guidelines.  

RECOMMENDATION:   

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

recommendation to the Director for a final decision.  

 

 

 



 
 

 

 

      
Community Development Department 

616 NE Fourth Avenue   

Camas, WA 98607 

 

Design Review ChecklistDesign Review ChecklistDesign Review ChecklistDesign Review Checklist    for (for (for (for (DR18DR18DR18DR18----01010101))))    BURKLANDBURKLANDBURKLANDBURKLAND    DUPLEXDUPLEXDUPLEXDUPLEX        
 

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

standards. The standards are intended as tool for the decision-maker in making findings that the proposal either achieves compliance with the intent 

of the principles or reasonably mitigates any conflict. When reviewing the check sheet, the proposal should as a whole “comply” with the standards 

and thus be generally consistent with the overriding principles. [Yes = In Compliance; No = Not In Compliance; NA = Not Applicable] 

 

Standard Principles and Guidelines 

 

ARCHITECTURE 

Yes No NA Principles and Guidelines Comments 

   Corrugated materials, standing seam, T-1 11, or similar 

siding materials are avoided unless it produces a high 

visual (or aesthetic) quality.   

 

   Buildings walls or fences visible from roadways are 

articulated in order to avoid a blank look.   

 

   The use of bold colors has been avoided unless used as 

minor accents. 

 

   Higher density/larger structures abutting lower density 

residential structures have been designed to mitigate 

size and scale differences.   

 

LANDSCAPING AND SCREENING 

Yes No NA Principles and Guidelines Comments 

   Vegetation for landscaping includes native, low 

maintenance plantings. Significant trees are retained if 

feasible.  

 

   

 

Trees planted along streetscapes with overhead power 

lines include only those trees identified on the City’s 

Tree list.  

 

   Landscaping, including trees, shrubs, and vegetative  
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DESIGN REVIEW CHECKLIST 
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groundcover, is provided to visually screen and buffer 

the use from adjoining less intense uses including 

parking. 

   Proposed fencing is incorporated into the landscaping so 

as to have little or no visual impact.    

 

   Signs located on buildings or incorporated into the 

landscaping are unobtrusive and vandal resistant. If 

illuminated they are front lit.  

 

   Landscape lighting - low voltage, non-glare, indirect 

lighting is directed, hooded or shielded away from 

neighboring properties. 

 

   Street lighting (poles, lamps) is substantially similar or 

architecturally more significant than other street lighting 

existing on the same street and do not conflict with any 

City approved street lighting plans for the street. 

 

   Parking and building lighting is directed away from 

surrounding properties through the use of hooding, 

shielding, siting and/or landscaping. 

 

   Outdoor furniture samples are consistent with the 

overall project design. 

 

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

removed to accommodate the proposed development 

are retained and incorporated into the landscape plan. 

 

   Rock outcropping’s, forested areas and water bodies are 

retained. 

 

HISTORIC AND HERITAGE PRESERVATION 

Yes No NA Principles and Guidelines Comments 

   The use of Historic Markers, information kiosks, project 

names, architectural features, or other elements of the 

project promote the historic heritage of the site or 

surrounding area.  
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Specific Principles and Guidelines  

 

MULTI-FAMILY 

Yes No NA Principles and Guidelines Comments 

1. DUPLEX, TRIPLEX & FOUR-PLEX  

   Attached garages account for less than 50% of the front 

face of the structure (as measured by lineal footage). 

 

   Garages visible from the street are articulated by 

architectural features, such as windows, to avoid a blank 

look. 

 

   Buildings provide a complementary façade that faces the 

public right of way, and is the primary entrance to a unit 

or multiple units, unless impracticable.  

 

 



Proposed Duplex Construction at 704 SE Tampa Street for Design Review 

Borodin’s Construction, LLC is planning to build a duplex for Wayne Burkland at his lot located 
at 704 SE Tampa Street in Camas Washington.


The total livable square footage of the building will be 2,780, which is 1,390 per unit, and 540 
for garages, which is 270 per unit.


The building will be located on the lot with its front facing Tampa Street. To avoid the ‘blank 
look’ of the front of the building we added a continuous porch above the entrance and made 
sure that the bottom and top floors have its own character. Two floors will be separated by 
1x12 belly bend and top floor will have paneled siding when first floor will have regular 
horizontal siding. Also, the bottom floor will be painted in a slightly darker color then the top. 
Same design will be applied to the side of the building facing the 7th street. 


Also, the front and the side of the building facing 7th street will have a larger trim around 
windows to add to the design of these walls


Considering the fact that parking will be limited for this lot we moved the building as much as 
possible to the front (towards Tampa Street) to allow more space for parking by garages. It 
allowed us to have two parallel parking spaces by garages and leave enough space for 
residents to drive in and out of garages. Thus each household can have enough parking space 
to park 2 cars off the street (4 cars total for duplex)


We are planning to plant four trees (Decorative red maples) and two bushes along the 7th Street 
to avoid the blank look of the building and to make this lot more green looking (or in this case 
more red and green)
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DRAWN BY

DATE

704 SE TAMPA DUPLEX

704 SE TAMPA STREET
CAMAS, WA 98607

03/22/2018

DM

 1" = 20'-0"A100
1 SITE PLAN

LAND-USE INFORMATION

BUILDING DEP. JURISDICTION 
CITY: CAMAS
COUNTY: CLARK COUNTY 
STATE: WASHINGTON USA 

PROJECT INFORMATION

ADDRESS: 
704 SE TAMPA STREET 
CAMAS, WA 98607

ID: 88470000

PROPERTY OWNER: 
WAYNE BURKLAND

CONTACT INFORMATION:
SERGE BORODIN 
(360) 448-3096

AREA PER UNIT

FIRST FLOOR LIVING: 560 SF

SECOND FLOOR LIVING: 830 SF

TOTAL LIVING AREA PER UNIT:
1,390 SF

GARAGE AREA: 270 SF PER UNIT

N
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2015 INTERNATIONAL RESIDENTIAL CODE
(WITH WASHINGTON STATE AMENDMENTS)
2015 WSEC

HALLWAYS (R311.6)
THE MINIMUM WIDTH OF A HALLWAY SHALL BE NOT LESS THAN 3 FT.

EGRESS DOOR (R311.2)
AT LEAST ONE EGRESS DOOR SHALL BE PROVIDED FOR EACH 
DWELLING UNIT. THE EGRESS DOOR SHALL BE SIDE-HINGED AND SHALL 
PROVIDE A MINIMUM CLEAR WIDTH OF 32 INCHES WHEN MEASURED 
BETWEEN THE FACE OF THE DOOR AND THE STOP. THE MINIMUM CLEAR 
HEIGHT OF THE DOOR OPENING SHALL NOT BE LESS THAN 78 INCHES IN 
HEIGHT MEASURED FROM THE TOP OF THE THRESHOLD TO THE 
BOTTOM OF THE STOP. EGRESS DOORS SHALL BE READILY OPERABLE 
FROM INSIDE THE DWELLING WITHOUT THE USE OF KEY OR SPECIAL 
KNOWLEDGE OR EFFORT.

FLOORS AND LANDINGS AT EXTERIOR DOORS (R311.3)
THERE SHALL BE A LANDING OR FLOOR ON EACH SIDE OF EACH 
EXTERIOR DOOR. THE WIDTH OF EACH LANDING SHALL NOT BE LESS 
THAN THE DOOR SERVED. EVERY LANDING SHALL HAVE A MINIMUM 
DIMENSION OF 36 INCHES MEASURED IN THE DIRECTION OF TRAVEL. 
EXTERIOR LANDINGS SHALL BE PERMITTED TO HAVE A SLOPE NOT TO 
EXCEED ¼ UNIT VERTICAL IN 12 UNITS HORIZONTAL (2%).

FLOOR ELEVATIONS AT REQUIRED EGRESS DOORS (R3111.3.1)
LANDINGS OR FLOORS AT THE REQUIRED EGRESS DOOR SHALL NOT BE 
MORE THAN 1-1/2 INCHES LOWER THAN THE TOP OF THE THRESHOLD.

EMERGENCY ESCAPE AND RESCUE REQUIRED (R310.1)
BASEMENTS, HABITABLE ATTICS AND EVERY SLEEPING ROOM SHALL 
HAVE AT LEAST ONE OPERABLE EMERGENCY ESCAPE AND RESCUE 
OPENING. WHERE EMERGENCY ESCAPE AND RESCUE OPENINGS ARE 
PROVIDED THEY SHALL HAVE A SILL HEIGHT OF NOT MORE THAN 44 
INCHES ABOVE THE FLOOR. 
R310.1.1 MINIMUM OPENING AREA: ALL EMERGENCY ESCAPE AND 
RESCUE OPENINGS SHALL HAVE A MINIMUM NET CLEAR OPENING OF 5.7 
SQUARE FEET.
R310.1.2 MINIMUM OPENING HEIGHT: THE MINIMUM NET CLEAR OPENING 
HEIGHT SHALL BE 24 INCHES.
R310.1.3 MINIMUM OPENING WIDTH. THE MINIMUM NET CLEAR OPENING 
WIDTH SHALL BE 20 INCHES.
R310.1.4 EMERGENCY ESCAPE AND RESCUE OPENINGS SHALL BE 
OPERATIONAL FROM THE INSIDE OF THE ROOM WITHOUT THE USE OF 
KEYS, TOOLS OR SPECIAL KNOWLEDGE.

SMOKE ALARMS (R314)
SMOKE DETECTION SHALL BE INSTALLED IN EACH SLEEPING ROOM AND 
CENTRALLY LOCATED IN ADJACENT CORRIDOR. SMOKE DETECTORS 
SHALL BE INSTALLED ON EACH FLOOR LEVEL AND IN BASEMENTS. 
DETECTORS SHALL SOUND AN AUDIBLE ALARM IN ALL SLEEPING AREAS. 
UNITS WILL BE INTERCONNECTED, HARD WIRED AND ARE TO BE 
EQUIPPED WITH BATTERY BACK-UP.

CARBON MONOXIDE ALARMS (R315.1)
FOR NEW CONSTRUCTION, AN APPROVED CARBON MONOXIDE ALARM 
SHALL BE INSTALLED OUTSIDE OF EACH SEPARATE SLEEPING AREA IN 
THE IMMEDIATE VICINITY OF THE BEDROOMS IN DWELLING UNITS IN 
WHICH FUEL-FIRED APPLIANCES ARE INSTALLED AND IN DWELLING 
UNITS THAT HAVE ATTACHED GARAGES. 

ALL BEAMS, RAFTERS, JOIST, HDR’S, POSTS AND STUDS ARE TO BE DF#2 
GRADE UNLESS OTHERWISE NOTED ON PLAN. ALL WOOD IN CONTACT 
WITH CONCRETE MUST BE PRESSURE TREATED PER 2012 IRC R502.

SPECIFICATIONS AND CODES REFERENCED IN THESE NOTES ARE THE 
VERSIONS MOST RECENTLY ADOPTED BY THE PERMITTING 
AUTHORITIES.

FIELD VERIFY DIMENSIONS AND ELEVATIONS OF EXISTING STRUCTURE 
PRIOR TO FABRICATION OF MATERIALS.

APPLY, PLACE, ERECT OR INSTALL ALL PRODUCTS AND MATERIALS IN 
ACCORDANCE WITH THE MANUFACTURER’S INSTRUCTIONS. 
ADEQUATELY BRACING STRUCTURE AND ALL STRUCTURAL 
COMPONENTS AGAINST WIND, LATERAL EARTH AND SEISMIC FORCES 
UNTIL THE PERMANENT LATERAL FORCE RESISTING SYSTEMS HAVE 
BEEN INSTALLED.

PROVIDE BLOCKING BETWEEN STUDS (OR OTHER MEANS OF BRACING) 
AT WOOD BEARING WALLS TO PREVENT STUD BUCKLING PRIOR TO 
INSTALLATION OF GYPSUM WALLBOARD.

EXTERIOR NOTES
ALL EXTERIOR DECKS EXPOSED TO WEATHER MUST UTILIZE WEATHER-
RESISTANT WOOD SUCH AS CEDAR, REDWOOD, MAHOGANY OR 
PRESSURE-TREATED WOOD IN ACCORDANCE WITH IRC SECTION R502

RAIN AND LOW POINT DRAINS TO BE SCHEDULE 40 PVC OR ABS WITH 
DWV FITTINGS

GUTTER AND DOWNSPOUTS TO APPROVED DRAINAGE

NOTICE: FASTENERS FOR PRESSURE PRESERVATIVE TREATED WOOD 
(ACQ) SHALL BE HOT DIPPED GALVANIZED OR AS PER IRC R502

RADON REDUCTION SYSTEM REQUIREMENTS:
PER WSEC, APPENDIX F, WSIAQ, AND 2012 IRC

1. MIN SCHEDULE 40 PVC PIPES
2. “RADON REDUCTION SYSTEM” LABELS TO BE APPLIED TO 

PIPING AT ALL ACCESSIBLE LOCATIONS
3. MIN 6 MIL BLACK POLY, VAPOR BARRIER WITH 12” 

OVERLAPS AT SEAMS
4. ELECTRICAL JUNCTION BOX FOR FUTURE FAN REQUIRED AT 

ACCESSIBLE LOCATION NEAREST TO PIPE TERMINATION

GOVERNING DESIGN CODES
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ELEVATIONS

 1/4" = 1'-0"1
3 WEST ELEVATION  1/4" = 1'-0"1

4 SOUTH ELEVATION

EXTERIOR ELEVATIONS NOTES AND SPECIFICATIONS

PROVIDE HARD SURFACE AREAS AT ALL EXTERIOR 
DOOR LOCATIONS

'COMPOSITION' ROOFING AT ALL ROOF STRUCTURES.

'HORIZONTAL' SIDING AT ALL SIDES UNLESS NOTED 
OTHERWISE.

ROOF PITCH 6:12 AT MAIN ROOF.

 1/4" = 1'-0"1
2 NORTH ELEVATION

 1/4" = 1'-0"1
1 EAST ELEVATION
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FIRST FLOOR LIVABLE AREA / UNIT: 560 SF
FIRST FLOOR GARAGE / UNIT: 270 SF
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2015 INTERNATIONAL BUILDING CODE
2015 INTERNATIONAL RESIDENTIAL CODE
(WITH WASHINGTON STATE AMENDMENTS)

GENERAL (R403.1)
ALL EXTERIOR WALLS SHALL BE SUPPORTED ON CONTINUOUS SOLID 
OR FULLY GROUTED MASONRY OR CONCRETE FOOTINGS, CRUSHED 
STONE FOOTINGS, WOOD FOUNDATIONS, OR OTHER APPROVED 
STRUCTURAL SYSTEMS WHICH SHALL BE OF SUFFICIENT DESIGN TO 
ACCOMMODATE ALL LOADS ACCORDING TO SECTION R301 AND TO 
TRANSMIT THE RESULTING LOADS TO THE SOIL WITHIN THE 
LIMITATIONS AS DETERMINED FROM THE CHARACTER OF THE SOIL. 
FOOTINGS SHALL BE SUPPORTED ON UNDISTURBED NATURAL SOILS 
OR ENGINEERED FILL. CONCRETE FOOTINGS SHALL BE DESIGNED 
AND CONSTRUCTED IN ACCORDANCE WITH THE PROVISIONS OF 
SECTION R403 OR IN ACCORDANCE WITH ACI 332.

MINIMUM DEPTH (R403.1.4)
ALL EXTERIOR FOOTINGS SHALL BE PLACED AT LEAST 12 INCHES 
BELOW THE UNDISTURBED GROUND SURFACE. WHERE APPLICABLE, 
THE DEPTH OF FOOTINGS SHALL ALSO CONFORM TO SECTIONS 
R403.1.4.1 THROUGH R403.1.4.2 OR EXTENDED BELOW THE FROST 
LINE SPECIFIED IN TABLE R301.2.(1) +/- PER LOCAL JURISDICTION.

DRAINAGE (R401.3)
SURFACE DRAINAGE SHALL BE DIVERTED TO A STORM SEWER 
CONVEYANCE OR OTHER APPROVED POINT OF COLLECTION THAT 
DOES NOT CREATE A HAZARD. LOTS SHALL BE GRADED TO DRAIN 
SURFACE WATER AWAY FROM FOUNDATION WALLS. THE GRADE 
SHALL FALL A MINIMUM OF 6 INCHES WITHIN THE FIRST 10 FEET. (3” 
DIA. PERF PIPE W/ ¾” MIN. CRUSHED ROCK OR GRAVEL AND 
APPROVED FILTER MEMBRANE)

OPENINGS FOR UNDER-FLOOR VENTILATION (R408.2)
THE MINIMUM NET AREA OF VENTILATION OPENINGS SHALL NOT BE 
LESS THAN 1 SF FOR EACH 150 SF OF UNDER-FLOOR AREA. ONE 
VENTILATION OPENING SHALL BE WITHIN 3 FEET OF EACH CORNER 
OF THE BUILDING.

MINIMUM 16”X24” ACCESS THROUGH PONY WALLS

BEAM POCKET: W/ ½” AIR SPACE ON 3 SIDES

FOUNDATION NOTES
GOVERNING DESIGN CODES
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FLOOR PLAN -
LEVEL ONE /
FOUNDATION

 1/4" = 1'-0"2
1 FLOOR PLAN - LEVEL ONE

 1/4" = 1'-0"2
2 Section

 1/4" = 1'-0"2
3 FOUNDATION PLAN



TOTAL SECOND FLOOR AREA / UNIT: 830 SF
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FLOOR PLAN -
LEVEL TWO /
ROOF

 1/4" = 1'-0"3
1 FLOOR PLAN - LEVEL TWO

 1/4" = 1'-0"3
2 ROOF  FRAMING PLAN

 1 1/2" = 1'-0"3
3 ROOF DETAIL



Staggered 2X4 16" OC TYP
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NAIL &
ATTACHMENT
SCHEDULE

 1/2" = 1'-0"4
1 1 Hour Partition Wall

 1/4" = 1'-0"4
2 FRAMING PLAN - LEVEL TWO
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