
DESIGN REVIEW COMMITTEE MEETING AGENDA

Wednesday, June 27, 2018, 5:00 PM

City Hall, 616 NE 4th Avenue

I. CALL TO ORDER

II. ROLL CALL / INTRODUCTIONS

III. MEETING ITEMS

Design Review for Union Self Storage Facility (DR18-06)

Details:  The applicant proposes to construct a 2-3 story 60,100 square foot mini 

self-storage facility, which includes RV storage and an office/caretaker's residence in 

the Community Commercial (CC) 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

A.

Recommended Action:  The Design Review Committee (DRC) reviews the submitted 

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

decision. 

Staff Report for Union Self Storage

Design Review Checklist

Exhibit 1_Applicant's Narrative

Exhibit 2_Existing Conditions Map

Exhibit 3_Site Plan

Exhibit 4_Landscape Plan

Exhibit 5_Building Elevations

Exhibit 6_Union Self Storage Notice of Decision (CUP17-03)
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http://camas.legistar.com/gateway.aspx?M=F&ID=2dc301d8-86ad-4b0e-8c25-268240a00e6d.pdf
http://camas.legistar.com/gateway.aspx?M=F&ID=5ec4d48e-b84e-4095-95f0-d1e218055912.pdf
http://camas.legistar.com/gateway.aspx?M=F&ID=da57d8ae-47a4-450a-af30-0cdb0b89a0e0.pdf
http://camas.legistar.com/gateway.aspx?M=F&ID=aaf7c685-7169-4922-8513-451227415012.pdf
http://camas.legistar.com/gateway.aspx?M=F&ID=2962914d-3c38-4217-877e-cac7df4ff539.pdf
http://camas.legistar.com/gateway.aspx?M=F&ID=0d635775-cbb6-421b-ae84-c4974b5d934b.pdf
http://camas.legistar.com/gateway.aspx?M=F&ID=5714d98c-112e-45af-a47a-6d688d21f140.pdf
http://camas.legistar.com/gateway.aspx?M=F&ID=9819c5dd-f04d-4e7b-92b2-0016f915de03.pdf


Design Review for Camas 6th and Birch Mixed Use Buildings (DR18-05)

Details:  The applicant proposed to construct two commercial / residential mixed use 

buildings in the Downtown Commercial (DC) 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:  The Design Review Committee (DRC) reviews the submitted 

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

decision. 

Staff Report for 6th and Birch Mixed Use Project

Exhibit 1_Checklist for Downtown Design Review

Exhibit 2_Applicant's Narrative

Exhibit 3_Vicinity Map

Exhibit 4_Existing Conditions map

Exhibit 5_Site Plan

Exhibit 6_Lighting Plan

Exhibit 7_Landscape Plan

Exhibit 8_Building A_ Elevations and Floor Plans

Exhibit 9_Building B Elevations and Floor Plans

Exhibit 10_6th Avenue Elevation

Exhibit 11_Downtown Design Manual

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=b599f281-9b84-4550-9320-bd49380ab9af.pdf
http://camas.legistar.com/gateway.aspx?M=F&ID=e7e40d1d-a7a1-4803-bc76-40ce003bfd4a.pdf
http://camas.legistar.com/gateway.aspx?M=F&ID=8b07fc5d-0ec8-4e46-8a85-26243c6b4826.pdf
http://camas.legistar.com/gateway.aspx?M=F&ID=e0ce8711-1ba9-49fa-8675-c7a5208fa990.pdf
http://camas.legistar.com/gateway.aspx?M=F&ID=8d0fa103-4b51-4bbe-bf8c-d3e27bd32a29.pdf
http://camas.legistar.com/gateway.aspx?M=F&ID=7fd0eec3-0761-4520-8168-fb08fe9db0f7.pdf
http://camas.legistar.com/gateway.aspx?M=F&ID=69efb215-d525-4074-b2a5-6381df673cf4.pdf
http://camas.legistar.com/gateway.aspx?M=F&ID=d26448c6-1fdb-466a-9cd7-d493adfb35a0.pdf
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http://camas.legistar.com/gateway.aspx?M=F&ID=1c7638e2-b90d-4f41-a575-ad92f14bfea9.pdf
http://camas.legistar.com/gateway.aspx?M=F&ID=69404aae-43e6-4bd9-b466-ed6a2f530ed2.pdf
http://camas.legistar.com/gateway.aspx?M=F&ID=ffc8069b-63ca-4fe9-9556-3b1c7eb6df5a.pdf
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Community Development Department 

616 NE Fourth Avenue  

Camas, WA 98607 

(360) 817-1568   

 

STAFF REPORT  

Design Review Application for Union Self Storage Facility 

City File No. DR18-06 
Related files: (CUP17-03, SPRV17-05, SEPA17-09, ARCH17-04, CA17-04) 

   

 

TO: Design Review Committee 

FROM: Lauren Hollenbeck, Senior Planner 

APPLICANT/OWNER: Union Storage, LLC; Tom Strassenberg   

LOCATION: 6250 NW Friberg-Strunk 

Camas, WA 98607 

Parcel number 176190000 

APPLICABLE LAW:  The application was submitted on May 4, 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 project application received Conditional Use Permit (CUP17-03) approval and other approvals from 

the Hearings Examiner on December 18, 2017. The Final Order issued by the Hearings Examiner included 

a condition of approval that required the applicant to receive Design Review approval prior to final 

engineering plan approval.   

The applicant is currently seeking design review approval for the construction of a 2-3 story 60,100 

square foot multi-story mini self-storage facility, which includes RV storage and an office/caretaker’s 

residence, on approximately 3.62 acres of Community Commercial (CC) zoned property. The site fronts 

NW Friberg-Strunk Street. Vehicular access to the building is provided off of B Street, via a one-way drive 

aisle thru the site that exits onto NW Friberg-Strunk Street at the southern end of the site. The majority 

of the landscaping is focused along the site’s street frontages.  

The project area is bordered on the north by vacant land, to the east by a wetland, to the south by a 

utility substation, and to the west by Friberg-Strunk Street. Property to the west and across Friberg-

Strunk Street is a public high school, which is located in the city limits of Vancouver.  

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 
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“DRM” pages 4-7), along with the the specific standards for commercial and mixed-uses (CMC Chapter 

18.19.050.B.2 and the DRM pages 13-15); which are included in the enclosed Design Review Checklist. 

STANDARD AND COMMERCIAL & MIXED USES DESIGN PRINCIPLES AND GUIDELINES:  

The standard and commercial & mixed use 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----    Union SelfUnion SelfUnion SelfUnion Self----Storage Facility Storage Facility Storage Facility Storage Facility     
 

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 

 



        DESIGN REVIEW CHECKLIST 
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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  

 

COMMERCIAL & MIXED USES 

ARCHITECTURE 

Yes No NA Principles and Guidelines Comments 

   Office and retail buildings provide a minimum solid to 

void ratio of 60%/40% 

 

   The development is built with a residential feel (i.e. size, 

scale, and materials compatible with neighboring 

buildings) if surrounded by residential areas or adjacent 

to residentially zoned properties.  

 

   Buildings over two stories have the third story and above 

offset from the first two stories, if surrounding 

developments are less than three stories or land use 

designations on adjacent zones do not allow more than 

three story development. 

 

LANDSCAPING & SCREENING 

Yes No NA Principles and Guidelines Comments 

   Intersections are illuminated, but not dominated by 

lighting. Lighting is incorporated into the landscape and 

illuminates the quality of the natural environment. 

Street light poles and lamps are compatible with other 

nearby lighting on the same street.  

 

   Parking spaces are clustered in small groupings and 

separated by landscaping to create a pedestrian friendly, 

park like environment. 

 

STREETSCAPE 

Yes No NA Principles and Guidelines Comments 

   On-site parking areas are located to the interior of the 

development unless site development proved 

prohibitive.  

 

   Parking areas are screened with landscaping.    

   Buildings are placed close to streets and roads unless site 

constraints made it impossible or characteristics of the 

surrounding properties already developed made it 
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incompatible. Otherwise, retail frontage setbacks do not 

exceed 25 feet from back of curb. 

   Window and door placement provides a high degree of 

transparency at the lower levels of the building and 

maximize visibility of pedestrian active uses.  

 

   Each use/activity in a development containing multiple 

uses/activities is integrated in a manner that achieves a 

seamless appearance or creates a cohesive 

development. 

 

   Watering system will maintain proposed landscaping for 

a period to ensure that plants are well established.   

   New streets intersecting commercial properties are 

designed to create a safe environment. “Coving” 

techniques and “round-a-bouts” were considered for 

traffic calming when appropriate.  

 

 



DESIGN REVIEW NARRATIVE 

 

General Description 

The applicant, Union Storage, LLC, requests design review approval for construction of a mini-
storage building including an office/caretaker’s residence on Parcel#176190-000 which is 
approximately 3.62 acres in the Community Commercial (CC) zone. The building will vary 
between two to three stories as noted on the plans. Construction of the project would take place 
upon approval and procurement of all applicable reviews and permits. 

A conditional use permit and design review approval were previously approved on this site for a 
similar mini-storage building. However, the project was delayed due to the economy and the 
approvals expired. In December 2017, the current proposal was approved for a conditional use 
permit by the Hearings Examiner. A copy of the Hearings Examiner Final Order is included in the 
application. 

In the current plans, the project includes approximately 446 storage units and an office/caretaker’s 
residence. These numbers are preliminary and subject to the final building permit submittal. Please 
refer to the plans and conceptual building elevations included in this application for more 
information on the proposed building layout and improvements. These plans illustrate how the 
proposed development meets the design principles.  

Compliance with CMC 18.19 Design Review 
 
Design review is required for all new development within commercial zones. Standard principles 
apply to all commercial uses. Specific Principles are used in additional to the standard principles 
for gateways and corridors and specific uses. The standard principles and the specific principles 
for commercial developments are addressed in the following narrative. The project does not front 
on any roadways classified as gateways or corridors so those principles do not apply to this 
proposal. 
 
Union Self-Storage has been carefully and thoughtfully designed to not only be code compliant, 

but more importantly, to create a storage place that is integrated into the existing natural 

environment. This has been accomplished through a variety of design features including building 

orientation and design, architectural features, retention and enhancement of critical areas, 

integration of stormwater management, landscaping, and vehicular and pedestrian connectivity 

as shown on the plans. 

Compliance with Camas Design Review Manual 
 
Landscaping and Screening 
 
Approximately two thirds of the overall 3.62 acre project site will be landscaped with either 
groundcover, shrubs, or trees. Refer to the landscape plans included in this application for the 
approximate size and location of landscaping on the project site.    



 
The eastern approximately 2 acres of the site will include a variety of plantings such as Oregon 
ash, Black cottonwood, Pacific willow, Sitka willow, Scouler’s willow, Red-osier dogwood, 
Twinberry, and Nootka rose based on the current plans. This portion of the site also includes 
natural wetland areas which have been integrated into the overall site plan as open space areas. 
Refer to Sheet B-5 in the Critical Areas Report dated November 6, 2017 prepared by Cascadia 
Ecological Services, Inc. for more information on the planting plans for this area.  
 
Approximately 28 feet of the western portion of the site will also be landscaped with a variety of 
plantings such as Bowhall Maple, Isanti dogwood, Maiden grass, Oregon grape, Barberry, 
Sarcococca, Bearberry Cotoneaster, and lawn. Additional landscaping is proposed in the parking 
area, along NW Dwyer Creek Drive, and in the stormwater bioretention facilities. There are several 
existing street trees along the frontage of NW Friberg-Strunk Street which will be retained to the 
extent feasible with the proposed development. All proposed trees in areas with overhead power 
lines are trees from the City’s approved tree list. Refer to the Final Landscape Plan prepared by 
Olson Engineering, Inc. for more information on plantings in these areas and existing trees to be 
retained.   
 
If any landscape lighting is included in the final plans it will be low voltage, non-glare and indirect. 
Street lighting (where required) will comply with the City of Camas requirements. No outdoor 
furnishings are planned at this time. The project will include gated entries as shown for security 
purposes and fencing is proposed along the rear/east side of the building. Signage plans have not 
been developed yet, but the extensive proposed landscaping in the project will soften any potential 
visual impact of future signage and and/or fencing. 
 
A community information kiosk is encouraged in commercial developments, however, a kiosk is 
not included in this project as it is not appropriate for the proposed self-storage use. 
 
Overall, the design of the proposed Union Self Storage development allows for an aesthetically 
pleasing frontage along the NW Friberg-Strunk streetscape. These landscaped areas will visually 
screen and minimize any potential impact to adjacent properties and uses. The proposed 
landscaping meets the intent and exceeds the requirements of this design principle. 
 
Architecture 
 
The site plan was designed to preserve significant onsite natural features including critical areas 
to the extent possible. During the design phase, several steps were taken by the design team to 
avoid, reduce, and mitigate impacts to the onsite wetlands. In order to avoid or reduce wetland 
impacts on this site, alternate site plan designs were implemented for this property. A typical site 
plan for a mini-storage building on a similar unencumbered site would be a series of one-story 
buildings connected by internal drive aisles. In order to reduce impacts to onsite natural features 
on this site, the applicant is proposing a multi-story storage building. By increasing the height of 
the building vertically, the footprint was reduced horizontally to reduce wetland impacts. 
 
The site plan was also configured to concentrate development on the western portion of the site 
with the majority of the eastern portion of the site to remain as open space/wetland area. This limits 



the proposed impacts to onsite natural features including wetland areas as shown on the project 
plans. 
 
The proposed building will include varied textures and colors, varied openings, differentiated eave 
and parapet heights, and articulation of the west façade through its stepping in and out to provide 
interest and human scale to the project. 
 
The Union Self Storage building is architecturally designed with two, three-story solid red metal 
boxes linked via a slightly lower three-story cream and silver linear metal bar. The northern box 
has its northwest corner eroded away and replaced with cream metal to harmonize with the bar 
and solar bronze glass panels to provide views into the office on the lower floor, and views into 
the halls of the storage areas on the upper floors. The southern box has its southwest corner eroded 
away and replaced with cream metal to harmonize with the bar and solar bronze glass panels to 
provide views into the stairway on all three floors. 
 
The western façade of the bar section of the building has two stair towers each set about 30 feet 
from each box and wrapped in red metal to provide a visual connection to the two boxes. The stair 
towers extend above the eave line of the bar to break up the linear façade and to create an image 
of strength and security. The vehicle exit on the first floor is located to the south of the southern 
stair tower and recessed high windows are included on the first floor north of the northern stair 
tower.  
 
High windows are proposed on the first floor in the middle section of the bar to provide street 
interest and natural light into the storage units while still providing privacy and security. The 
second floor of the bar includes a 60 foot bay of punched windows allowing views into and out of 
the adjacent hall. The third floor windows mimic the locations of the first floor, but allow views 
into and out of the adjacent hall. 
 
In addition to the recessed, flush, and bay windows of the bar, the stair towers, and the eroded 
corners of the boxes, other items that are used to provide interest along the street façade include 
an overhanging eave on the bar played off against the parapets of the boxes and the stair towers, a 
sun shade that runs the full length of the bar at the second floor level, and a sun shades that wrap 
the eroded corner of the north box at the third floor level. 
 
Materially, the boxes will be wrapped with horizontal red (Colonial or Mission Red) metal siding, 
except at the eroded corners where there will be ribbon style windows and horizontal cream (Sierra 
Tan or Concord Cream) metal siding. The bar will have vertical silver/gray siding (Gavalume or 
Zinc) except for the third floor which will be the horizontal cream metal siding. The bars windows 
to the outside of each tower north and south will be ribbon style, while the windows between the 
two stair towers will be punched opening style. 
 
Both ribbon and punched openings are proposed for variety on the façade and the windows will 
allow views into activity areas of the building. Varied textures and colors, varied openings, 
differentiated eave and parapet heights, and articulation of the west façade will provide a variety 
of scale to the project. 
 



Overall, the design of the proposed Union Self Storage building meets the intent of the architectural 
design principle and far exceeds the look of a standard self-storage building.  
 
Massing and Setbacks 
 
The Applicant is proposing a cohesive yet interesting building through the use of texture, color 
and massing. Per the design manual, buildings should be placed as close to street and roads as the 
zoning code allows before being set back to the interior or rear of the lot, unless site construction 
make it impossible or characteristics of surrounding properties already developed make it 
incompatible. The west façade of the building has been set as close to the zoning setback as 
possible and practicable. From there it steps back and forth to create articulation of the façade. 
 
Varied textures and colors, varied openings, differentiated eave and parapet heights, and 
articulation of the west façade through its stepping in and out will provide interest and human scale 
to the project. Due to wetlands on the site, the parking is placed to the north of the building, yet 
will be screened by plants and the natural fall of the site’s grade. Vehicle loading and unloading 
for the self-storage users will take place on the east side of the building mostly hidden from street 
view. 
 
Historic and Heritage Preservation 
 
The name of the project, Union Self Storage, celebrates the history and heritage of the area. The 
original Union High School was founded in the area in 1910. 
 
Circulation and Connections 
 
There are existing sidewalks along NW Friberg-Strunk Street for pedestrian connections. New 
sidewalks are proposed with the construction of NW Dwyer Creek Drive along the site’s northerly 
frontage as shown on the plans. Planting strips separate vehicular and pedestrian movements and 
provide a secure and pedestrian friendly environment. Vehicular circulation is proposed via a one-
way access drive aisle through the storage building as shown on the plans. The main public 
entrance to the office is oriented towards NW Dwyer Creek Drive as shown on the plans. As 
discussed previously, extensive landscaping is proposed with this project as shown on the Final 
Landscape Plan which will define the streetscape. 
 

Commercial Principles 

Refer to the prior sections of this narrative for additional information on landscaping and 
screening, architecture, massing and setbacks, historic and heritage preservation, and circulation 
and connections. 
 

  



Conclusion 
 
As discussed in this narrative and shown on the proposed plans, the proposed Union Self Storage 

project has a quality design and has addressed the design review criteria. This has been 

accomplished through a variety of design features including building orientation and design, 

architectural features, retention and enhancement of critical areas, integration of stormwater 

management, landscaping, and vehicular and pedestrian connectivity. Overall, this project meets 

the goals of design review and therefore should receive design review approval.  
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Community Development Department 

616 NE Fourth Avenue  

Camas, WA 98607 

(360) 817-1568   

 

STAFF REPORT  

Design Review Application for Camas 6th and Birch Mixed Use Project 

City File No. DR18-05 
Related files: (SPRV18-03 and SEPA18-13) 

   

 

TO: Design Review Committee 

FROM: Lauren Hollenbeck, Senior Planner 

APPLICANT/OWNER: Mark R Madden Revocable Living Trust   

LOCATION: NE corner of 6th Avenue and Birch Street 

Camas, WA 98607 

Parcel numbers 79900000, 79910000, 79865000, 79870000 

APPLICABLE LAW:  The application was submitted on May 2, 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 applicant is currently seeking design review approval for the construction of 2 three-story mixed-use 

buildings, each approximately 15,135 square feet in size, located on half an acre within the Downtown 

Commercial (DC) zoning district. The first building fronts 6th Avenue and contains bottom floor 

commercial space with apartments above. Behind the first building sits the second building along 7th 

Avenue, which includes ground floor live/work spaces with apartments above.  A parking lot is located 

between the two buildings with additional on-street parking provided adjacent to the site. Street trees 

and landscaping is provided along street and building frontages.  

The project area is bordered on the north by NE 7th Avenue, to the west by NE Birch Street, to the south 

by NE 6th Avenue, and to the east by a single-family residence and a health clinic also zoned Downtown 

Commercial (DC).  

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 

design review standards from the Downtown Design Review Manual. An enclosed checklist is to help 

guide you in your review but refer to the manual for specific details regarding the standards.   
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STANDARD AND COMMERCIAL & MIXED USES DESIGN PRINCIPLES AND GUIDELINES:  

The standard and commercial & mixed use 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.  

 

 

 



Downtown Design Review Checklist- 6
th

 and Birch Mixed Use Project (DR18-05) 

 
The purpose of this sheet is to provide a simplified and expedited review of the downtown 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] 

 

Compliance Y/N Required Elements Encouraged Elements Comments 

Yes No N/A Landscape  

   Street trees @ 30’ o.c. minimum  Seasonal color  

   Multiple layers of plantings Fragrance 

   Canopy trees Fall color 

   Understory trees Specimen plants 

   Shrubs  

   Groundcover  

   Individual character  

   Maintenance plan covenant  

   Irrigation  

Yes No N/A Hardscape  

   ADA Accessible tree grates1 Benches  

   Street lighting2 Trash receptacle  

   Public art (1% of construction 

cost) 

Bike racks 

    Drinking fountains 

    Water Feature 

Yes No N/A Screening  (parking lots)  

   3’ wall or fence in landscape 

strip 

  

   Visual interest – no blank walls  

   Medium size trees 20’ o.c. 

minimum3 

 

Yes No N/A Screening  (service / trash collection areas)  

   5’ wall or fence in landscape 

strip 

  

   Visual interest – no blank walls  

   Medium size trees 20’ o.c. 

minimum4 

 

   100% solid opaque gates  

Yes No N/A Private Pedestrian & Parking Surfaces  



   All weather concrete or asphalt Pavers, Colored Concrete  

   ADA accessibility  

   Minimum 4’ pedestrian path of 

travel 

 

Yes No N/A Pedestrian Surfaces w/in Public Right-of-Way  

   ADA accessibility Meandering sidewalks with 

special concrete scoring patterns 

 

   Decorative sidewalk (e.g. scored 
concrete, colored concrete, 
pavers, etc.) 

 

   Minimum 6’ pedestrian path of 

travel 

 

Yes No N/A Architectural / Site Planning  

   10 % maximum parking abutting 

the project frontage along the 

public way5 

Parking accessed from alley  

   Main entrance oriented towards 

public way 

Building located to form 

continuous colonnade along 

frontage 

   40% minimum to a maximum of 

80% glazing of the ground floor 

elevation abutting the public way 

Feature areas such as courtyards, 

sidewalk merchandising, etc. 

   5’ wide rain protection attached 

to building along 90% of 

frontage 6 

Retail or restaurants on street 

level.  

   Roof mounted equipment 

screening via parapet or cornice 

Office and residential units on 

upper floors. 

   Architectural detailing 

compatible with the existing 

downtown area 

 

   Architectural materials 

compatible with the existing 

downtown area 

 

   Natural – Compatible Colors Energy Smart design 

1 Limited Exceptions (D.3.i), page 7. 
2 Dependent on approved light spacing (D.4.b.2), page 9. 
3 Where sufficient room exist (D.5.b.2), page 10. 
4 Where sufficient room exist (D.5.c.2), page 11. 
5 Corner lots may be allowed additional frontage parking (on the minor side street) with additional screening per review and approval (E.1.b), page 12. 
6 The building may not cantilever into public right-of-way to achieve rain protection (E.3.c), page 13. 
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18.18.060 - Criteria for approval. 

The city shall consider approval of the site plans with specific attention to the following: 

 

A. Compatibility with the city's comprehensive plan; 

 
Land Use: 
 
The ground floor of Building A contains retail space that will open up to a plaza accessible 
from 6th Avenue. Additionally, Live/Work residential units will be provided along 7 th Avenue in 
Building B. This strong ground floor retail environment, combined with the population density 
this project presents, will positively contribute to a vibrant, walkable downtown and will create 
jobs in the process. Mixed-use development has proven to be an essential component to any 
successful downtown, and this project will be no exception in helping Camas to meet its 2035 
land use vision.  
 
The work along 6th Avenue will adhere to the Gateway and Corridor features described in this 
plan and will provide necessary right-of-way adjustments, street trees, lighting and street 
trees.  
 
This is an infill project that would be constructed on a previously undeveloped site. The scale 
of the project is reasonable and responsive the surrounding structures and property uses. The 
proposed design engages the adjacent right-of-ways and tucks the off-street parking into the 
center of the site.  
 
Housing: 
 
The housing proposed in this project includes (6) live/work units and (24) apartment units. The 
total unit mix consists of (20) 2-bedroom units and (10) 1-bedroom units, which we feel is 
appropriate for the housing demand and climate of Camas.  
 
The density of this project fits the vision of the comprehensive plan in a number of ways: The 
existing housing stock of Camas is maintained by selecting an infill site, sprawl is reduced by 
constructing vertically instead of outwards and the unique mix of live/work and apartments 
adds to the desired variety of housing types.   
 
All ground floor spaces will be fully accessible.  
 
The proposed housing will complement the ground floor retail and the retail/services of the 
downtown area simply by being a mixed-use development appropriate to its context.  
 
The proposed apartments, live/work and retail will be rented at market rate.  
 
Natural Environment: 
 
The site in question is not a property that contributes to an ecologically sensitive or protected 
area. The majority of the site is dirt/gravel, grass and ivy. There are a number of trees existing 
on the site that will require removal. Street trees and on-site planting, including trees, will be 
added back to the site at a rate consistent with the zoning standards set forth by the Camas 
zoning code.  
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Stormwater on the site will be retained and treated onsite per the city standards. Effort will be 
given to ensure that the grading to occur to this topographically challenging site will be 
balanced.  
 
All site lighting will be designed per city standards with the intent to avoid light pollution and 
trespass to neighboring properties.  
 
The landscaping and grounds of the site will be professionally planted and maintained. Care 
will be given to remove any non-native vegetative species.  
 
Transportation: 
 
All right of ways proposed in this project will be constructed to the standards set forth by the 
city. All on-site ground level plazas, walkways, and parking areas will be fully accessible. 
 
Bike storage will be provided at a rate consistent with city requirements.  
 
One curb cut is proposed off of Birch Street.  
 
Public Facilities and Services: 
 
Groundwater will be retained and treated onsite to the required extent to reduce strain on the 
city’s storm water system.  
 
System Development Charges and other required fees will be paid as determined by the city 
to offset the bearing this project will have on public facilities and services.  
 
Economic Development: 
 
This mixed-use development will bring more people and business to the downtown core. In 
addition to the (30) residential and live/work units, Building A contains approximately 4,100 
square feet of leasable commercial space.  
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B. Compliance with all applicable design and development standards contained in this 
title and other applicable regulations; 

 
City of Camas Municipal Code – Title 18 Zoning 

 
18.05 Zoning Map and Districts 
 
Zone: Downtown Commercial (DC) 
 
Comprehensive Plan Designation: Commercial 
 
18.05.050.D: This project promotes commercial diversification by providing both live/work 
and larger retail spaces. The proposed development is compact and fits with the city’s vision 
for density in the downtown area.  
 
18.07.010 Use Authorization 
 
18.07.030 – Table 1 – Commercial and Industrial Land Uses 
 

Retail use generally permitted.  
 
Apartment, Multi-family development – C/P 7 – Outright permitted per keynote 7 as 
this project is mixed-use with the residential above ground floor retail or livework.  

 
18.09 Density and Dimensions 
 
18.09.030: Bulk Regulations 

Maximum Density – None  
Minimum Lot Area – None  
Minimum Lot Width – None  
Minimum Lot Depth- None  

 
18.09.030: Setbacks 

Minimum Front Yard – None: No single-family residential proposed 
Minimum Side Yard – None 
Minimum Rear Yard – None 
 

18.09.030: Lot Coverage 
Lot Coverage Percentage: None 

 
18.09.030: Building Height 

Maximum Building Height: None 
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18.11 Parking: 
 
18.11.020 Design 
 

A. Ingress and Egrees – One curb cut is proposed along Birch Street. 
 
B. Backout Prohibited – Space is provided at the east side of the parking area to 
allow vehicles to turn around and pull forward out of the site.  
 
C. Parking Spaces – Off-street spaces are provided meeting the minimum standards 
of 9’ in width by 18’ in length. We expect a review of these spaces by the director. 
The drive aisle proposed is 24’ in width.  
 
D. Small Car Parking Spaces - Up to 30% are allowed. (19) On-site parking spaces 
are provided. 19 parking spaces x0.3=5.7 parking spaces. (5) Compact spaces are 
provided. 

 
18.11.030 – Location 
 

The parking spaces are all located adjacent to the proposed structures 
 
 
18.11.110 – Parking for the Handicapped 
 

(19) On-site parking are provided, one accessible van space is required and one is 
provided.  

 
18.11.130 – Standards 
 

Apartment 1 bedroom requires 1.5 off-street spaces per unit 
 

Apartment 2 bedroom requires 2 off-street spaces per unit 
 

Retail requires 1 space per 300 sf 
 

The apartment units require a total of 27.5 parking spaces. The retail area will require a 

total of 14 parking spaces making a total of 41.5 required parking spaces. 43 parking 

spaces have been provided including (19) on-site parking spaces and (24) off-site 

parking spaces along the property line at NE 6th Ave, NE Birch St. and NE 7th Ave.  

 

18.11.140 – Loading Standards 

Per the exception in this section for the DC zone, this project does not provide a loading 

zone.  

 

18.13 Landscaping: 
 
18.13.050 – Landscaping Standards 
 

A. The property owner will be responsible for damage to the street, curb and sidewalk 
caused by landscaping.  
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B. A combination of trees, shrubs and ground cover have been selected and located 
to deter sound, filter air contaminants, curtails erosion, minimize stormwater run-off, 
contribute to living privacy, reduce the visual impacts of large buildings and paved 
areas, screen, and emphasize or separate outdoor spaces of different uses or 
character.  
 
C. Minimum Landscaping for DC zone – None, see below for parking lot standards 
 
D. Deciduous trees will have straight trunks, be fully branched, have a minimum 
caliper of two inches, be equivalent to a fifteen-gallon container size, and be 
adequately staked for planting. 
 
E. Evergreen trees will be a minimum of five feet in height, fully branched, and 
adequately staked for planting. 
 
F. Shrubs will be a minimum of five-gallon pot size. Upright shrubs shall have a 
minimum height at planting of eighteen inches. Spreading shrubs at planting will have 
a minimum width of eighteen inches (smaller shrub sizes may be approved where it is 
more appropriate within a particular landscape plan). 
 
G. Ground cover, defined as living material and not including bark chips or other 
mulch, at planting, will have a maximum spacing of twelve inches on center for flats, 
and a maximum twenty-four inches on center between mature plants from containers 
of one gallon or larger. 
 
H. Appropriate measures will be taken, e.g., installation of irrigation system, to assure 
landscaping success. If plantings fail to survive, the property owner will replace them. 
 
I. Required trees, as they grow, will be pruned in accordance with the International 
Society of Arboriculture. The pruned tree will provide at least eight feet of clearance 
above sidewalks and twelve feet above street roadway surfaces. 
 
J. Existing trees will not be used as street trees.  
 
K. Vision clearances will not be inhibited by the proposed landscaping.  
 
L. Street trees and other required landscaping which dies or is removed, will be 
replaced within one year of death or removal. Replacement street trees may be an 
alternative species from the city's recommended tree list, and may be in a different 
location as approved by the city. 

 
18.13.055 Landscape Buffering Standards 
 

Multi-family and Commercial – Abutting residential at NE corner of site: 5’ L1 
5’ total L1 landscaping provided 

 
Multi-family and Commercial – Abutting commercial at SE corner of site: 10’ L2 
10’ of L2 landscaping provided. An approximately 15’ solid wall abuts the property 
line at the SE corner of the property.  
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18.13.060 Parking Areas 
 

A. The parking area is landscaped at the east and west perimeter.  
 
B. Interior landscaping is not provided due to the demanding off-site parking 
requirements. It is our opinion that the proposed parking landscaping is appropriate 
for a site in the downtown core. The parking contains perimeter landscaping at the 
eastern and western sides of the parking area and is shielded from view by the 
proposed structures from the north and south.   
 
C. See response to 18.13.060 above. 
 
D. Planter strips are provided at the perimeter of the parking area.  
 
E. The planter strips on site contain 4.5’ -5’ clear of planting area.  
 
F. Vehicle areas do not abut planting areas at the front or rear of vehicles.  
  
G. A curbed planting area and bollards are provided at the end of the drive aisle. 
 
H. The on-site parking is located parallel with 6th and 7th Avenues.  

 
Chapter 18.15 Signs 
 
Signage has not been designed at this time.  
 
Chapter 18.17 Supplemental Development Standards 
 
18.17.030 Vision Clearance Area 

Vision clearance is exempt in the DC zone.  
 
18.17.060 Retaining Walls 
 

A. A permit will be required for the retaining wall on the proposed site plan.  
 
B. Drainage will be provided behind the retaining wall.  
 
C. A retaining wall will be exterior facing per the site plan and will be no taller than 6’-
0” in height measured from the top of footing to the top of wall. The wall will contain a 
guard rail.  

 
18.19 Design Review 
See response to the Downtown Design Manual below.  
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City of Camas Downtown Design Manual 
 
D. Streetscape Elements 
 
1. Planting Design 
 

(a) Street trees are provided around the perimeter of the development per the city 
standards. A planting strip is provided along Birch Street between the parking area 
and the sidewalk.  
 
(b) Two types of canopy street trees are provided along the perimeter of the property, 
providing seasonal color. Trees and a variety of shrubs serve as a screen to the 
parking area.  

 
(c) No hanging baskets are planned for this project. 

 
(d) All plant materials will meet or exceed specifications established by the American 
Association of Nurserymen for nursery stock, and be suitable for the climatic 
conditions encountered in Camas, Washington. 

 
(e) A landscape maintenance plan per the American Association of Nurserymen’s 
standards, and approved by the City of Camas, will be recorded as a covenant on the 
project parcel for landscaping located on private property. 

 
2. Irrigation Design 
 

(a) All landscape plantings will be irrigated with an automatic, underground irrigation 
system designed with water conservation in mind. All irrigation materials located 
within the public right-of-way will utilize the materials and construction techniques as 
listed in Appendix D and the City of Camas Design Standards Manual. 

 
3. Street Trees 
 

(a) Two types of street trees are provided, Greenspire Linden and Wireless Zelkova 
 
(b) Street trees will be a minimum of 2-inch caliper, fully branched, and staked at the 
time of planting. 
 
(c) Street Trees will be maintained to provide eight feet of clearance area under the 
canopy at the sidewalk and 10 feet of clearance at the street. 
 
(d) Street trees will be planted on all street frontages at minimum 30 feet on-center  
spacing, as measured along the abutting curb. 
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(e) Street trees will be placed a minimum of two and one-half feet from the back of 
the curb as measured from the center of the tree, unless otherwise specified by the 
City of Camas decision maker. 
 
(f) Street tree planters will be covered with American with Disability (“ADA”) 
accessible tree grates that are a minimum of six feet by six feet, street tree placement 
shall not impede pedestrian access and shall allow for a minimum six foot path of 
travel (the ADA accessible tree grates may be placed within the path of travel to meet 
these specifications). 
 
(g) No exception is requested.  
 
(h) Street trees will be irrigated per Appendix D of the DDM.  
 
(i) The street tree planters will include root barriers.  

 
4. Hardscape Elements 
 

(a) Furnishings  
 

(1) Seating and trash receptacles will be provided in the plaza area of the 
project. 
 
(2) A bench will be placed along 6th and 7th avenue. The slope is too abrupt 
along Birch Street to accommodate level seating.  
 
(3) Drinking fountains are not proposed.  
 
(4) A trash receptacle will be placed along 6th and 7th avenue. The slope is too 
abrupt along Birch Street to accommodate an additional receptacle. Additional 
receptacles will be provided in the plaza area as part of the future retail space 
tenant improvement.  
 
(5) A bike rack will be placed along 6th and 7th avenue. The slope is too abrupt 
along Birch Street to accommodate level seating 
 
(6) A water feature is not proposed.  
 
(7) The bike racks with serve as public art for the project. 

  
(b) Street Lighting 
 

(1,2) Street lighting will be provided, specified and installed in cooperation with 
the City of Camas. 

 
5. Screening Standards 
 

(a) General 
 

(1) Any screening elements will be planting on the property. 
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(2) No planting will be within the public right-of-way 
 

(b) The parking area will be setback from the public right-of-way. 
 
(c)  Service / trash collection areas are interior to the buildings.  
 
(d) Screen Materials 
 

(7) Patmore Ash and Greenspire Japanese Euonymus screen the parking area. 
 
6. Pedestrian and Parking Lot Surfaces 
 

(a) Pedestrian Surfaces 
 

(1) A concrete extension of the sidewalk will be provided at the plaza. 
 
(2) All right-of-way improvements will be in compliance with city standards. 
 

(b) Parking Lot Surfaces 
 

(1) The parking area will be asphalt.  
 

(c) ADA Accessibility 
 

(1) All site and required building elements will meet ADA accessibility 
guidelines.   

 
E. Architectural Standards 
 

1. Site Planning 
 

(a) All main public entrances are oriented towards streets.  
 
(b) The parking area is central to the site and occupies less than 10% of the 
project frontage.  
 
(c) A plaza is provided along 6th Avenue.  
 
(d) Refuse storage will be adequate and will be located inside of Building A.  
 
(e) The existing site is unimproved.  
 
(f) Downspouts will feed to underground drains.  

 
2. Signage 
 

(a) Signage will be design in accordance with the City of Camas Sign Ordinance.  
 
3. Building Façade 
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(a) All building façade use multiple materials, colors and forms to architectural 
interest. 
  
(b) Generous glazing is provided along 6th Avenue (greater than 50%). The slope 
along Birch Street provides challenges in Building A to provide 40% glazing due to 
floor level locations, Building B meets the requirement along Birch Street.  
 
(c) Pedestrian rain protection is limited to 6th Ave, which provides 90.5% cover. It is 
our opinion that rain protection is much less important along Birch Street and 7 th 
Avenue as pedestrian (non-resident) traffic is most likely limited to the neighborhood 
north of the site.  
 
(d) The building design detailing incorporates changes in material texture and color. 
Rain protection and balconies area present at all street facing façades. A two-part 
cornice is proposed at the top of each exterior wall. Building trim and bump outs 
frame elements and aid in in-plane material changes. 
 
(e) The proposed exterior materials include fiber cement lap siding and panel siding, 
concrete and vertical cedar wood.  
 
(f) No vinyl or plywood siding will be used.  
 
(g) Any and all rooftop equipment will be screened from view by a parapet that is at 
least equal in height to the equipment and will be painted to match the roofing 
material.  
 
(h) Subtle tones have been selected for the base colors to showcase the color of the 
cedar siding.  

 
 
 
 
 

C. Availability and accessibility of adequate public services such as roads, sanitary 
and storm sewer, and water to serve the site at the time development is to occur, 
unless otherwise provided for by the applicable regulations; 

 
We anticipate that the existing utilities are adequate for the project presented. See utility plan 
for locations of proposed connections to existing utilities. See below for existing conditions of 
storm, sanitary and water pipes. Vehicular access to and from the site is more than adequate 
and we do not anticipate any unreasonable additional strain on the existing surrounding 
roadway system. 
 
Sanitary Sewer: Existing 8" dia. csp conventional gravity main sanitary sewer in 7th Avenue. 
 
Storm Sewer: Existing 10" dia. csp storm system in 7th Avenue. 
 
Water: 6" cast-iron waterline in 7th Avenue. 
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D. Adequate provisions are made for other public and private services and utilities, 
parks and trails (e.g., provide copies of private covenant documents); 

 
Parks and trails will not be affected by this development. A licensed civil engineer and 
architect will be working with the City of Camas to ensure that this project meets all of the 
requirements for public and private services as defined by the city.  
 

E. Adequate provisions are made for maintenance of public utilities; and 

 
The project team will be working with the city to define any and all necessary measures to 
ensure that maintenance of the public utilities is accessible and meets the criteria set forth by 
the city.  
 

F. All relevant statutory codes, regulations, ordinances and compliance with the same. 
The review and decision of the city shall be in accordance with the provisions of 
CMC Chapter 18.55 Administration and Procedures. 

 

It is our opinion that the information provided in this document and the accompanying 

documents and drawings submitted for review is sufficient for the city to render a decision on 

Site Plan and Design Review for this proposed project.  
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