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Section 20.650.010 Purpose. 

A. The Waterfront Plan District (WX) district is intended to: 

 

1. Implement the goals and policies of the Comprehensive Plan for mixed-use development within the 

waterfront area. 

 

2. Ensure functionally coordinated, cohesive site planning and design that maximizes land use through 

mixed-use developments. 

 

3. Ensure compatibility of mixed-use developments with the surrounding uses and minimize any 

off-site impacts associated with development. 

 

4. Encourage water-dependent, -related and -oriented uses within the waterfront area.  

 

5. Encourage a high-activity and high-density urban environment that permits access to the waterfront 

not only to the residents of developments, but also to the public at large and invokes a sense of 

community and compatibility with other uses. 

 

6. Prohibit the development of single-family detached dwellings. 

 

7. Secure public shoreline access to or along the waterfront, to include waterfront access plans, 

construction of waterfront parks, trails, esplanades, bikeways and viewpoints. 
(M-3643, Added, 01/26/2004) 

 

 

Section 20.650.020 Applicability. 

A. Small sites.  Development on a site located in the WX zone that is 20,000 sq. ft. or less in size shall 

be reviewed by means of site plan review, as governed by Chapter VMC 20.265 Site Plan Review, 

using the design and development standards contained in this Chapter. 

 

B. Large sites.  Development on a site located in the WX zone that is greater than 20,000 sq. ft. shall 

require a master plan to be reviewed by the Planning Commission as governed by the regulations in 

VMC 20.260 Planned Developments, using the design and development standards contained in this 

Chapter.  
(M-3643, Added, 01/26/2004) 

 

 



Section 20.650.025 Administration. 

A. Master plan required.  An applicant who proposes any development within the Columbia 

River Shoreline Enhancement District must submit a master development plan per the 

requirement of Chapter 20.260 VMC, Planned Developments. 

 

B. Purposes of master plan. 

 

1. Assure that the proposed development is considered as a whole and will conform to the 

Comprehensive Plan and the underlying requirements of the zoning district. 

 

2. Require any changes to the Comprehensive Plan and underlying zoning district to be 

integrated into the master plan. 

 

3. Assure that phased development is properly coordinated. 

 

4. Provide the developer/property owner with reliable assurances of the City's expectations 

for the overall project as a basis for detailed planning and investment. 

 

5. Coordinate the master plan process with the requirements of the State Shoreline 

Management Act and the City's shoreline program, and insofar as applicable with the 

City's adopted policy for a waterfront trail. 
(M-3643, Added, 01/26/2004) 

 

 

Section 20.650.030 Design and Development Standards. 

A. Building design.  The following design and development standards shall apply to all development 

that occurs or is proposed in the WX district: 

 

1. Multiple buildings on a single site shall be designed to create a strong visual relationship between 

or among the buildings. Architectural treatment of a building shall be consistent on all sides. 

 

2. Development shall take into account the relationship of adjacent buildings in terms of height, 

materials, scale and architecture. The goal is to achieve attractive structures and preserve 

significant views. 

 

3. Mixed-use developments shall be encouraged to provide increased opportunities for informal and 

planned activities beyond the typical 9 a.m. to 5 p.m. work hours, including secure, well-lighted 

amenity zones and programmed activities. In addition, design that will increase opportunities for 

activities both within the project boundaries and between existing adjacent developments and 

neighborhoods shall be promoted. 

 

4. Interest shall be created by both the repetition and changes in various patterns from window 

openings to paving designs. Developers shall consider the use of decorative pavement accents in 

sidewalks and near street intersections. 

 

5. When a project occurs in a visually rich context, such as the waterfront, its form, materials, 

orientation, and detailing shall incorporate the assets offered by its setting. 

 



6. The size, character and siting of proposed projects shall relate to the functions of adjacent streets 

and pedestrian networks. Buildings shall be oriented to the public rights-of-way and shall be 

placed close to pedestrian movement. 

 

7. Environments shall be created that encourage a number of specific activities to front a street, 

court or plaza at ground level to provide variety at a human scale. 

 

8. Where feasible, the design of multi-use facilities to accommodate retail and other uses at the 

pedestrian level that increase activity and use shall be encouraged. 

 

9. Buildings shall be designed and located to complement and preserve existing buildings, streets 

and paths, bridges and other elements of the built environment. 

 

10. Buildings shall be designed to be complementary in appearance to adjacent structures of good 

design with regard to: 

 

a. Materials, color and texture; 

 

b. Setbacks; 

 

c. Roof lines; 

 

d. Height; and 

 

e. Overall proportions. 

 

11. Where existing buildings are to remain on site, new development shall be designed to: 

 

a. Integrate the remaining buildings into the overall design; or 

 

b. Provide separate landscaping, remodeling or other treatment that establishes a distinct 

character and function for the remaining buildings. 

 

c. Existing pedestrian paths or public areas shall be retained whenever feasible. 

 

12. Bus shelters, drinking fountains, benches, mail boxes and related amenities shall be designed to 

be complementary in appearance to buildings. 

 

13. The following amenities shall be designed to be complementary  

in appearance to those buildings or structures upon which they are located: windows, doors, 

mailboxes, mechanical equipment, downspouts, utility connections and meters, chimneys, lights, 

signs, awnings, foundations, vents, stairs, decks and railings, weather vanes, aerials and other 

appendages attached to the roof or projecting above the roofline. 

 

14. Awnings, signs and lights shall be placed at the specific location on the wall to define the first 

floor or retail cornice height. 

 

15. Trees and other natural elements shall be used to help define building proportion relationships 

and to provide scale to the structure as a whole. 

 



16. Thematic consistency shall be encouraged and the variety of styles of building elements shall be 

minimized while allowing a diversity of architecture. 

 

17. Buildings shall be designed and located to complement and preserve existing natural landforms. 

 

18. To the extent practicable, landforms shall be incorporated as design elements that relate to 

building elevations to determine scale and proportion. 

 

19. Foundations shall be designed to match the scale of the building being supported., Use of berms, 

re-siding, or sheathing the foundation structure with wall siding are methods that accomplish this 

purpose. 

 

20. Decks, railings and stairs that relate a building to the contours of the land shall be used. 

 

21. Buildings shall be designed to minimize the personal security risks of users and to minimize the 

opportunities for vandalism and theft. 

 

22 Buildings shall be designed and constructed to reduce noise impacts on interior occupied spaces 

and adjacent property. 

 

23. Natural barriers shall be used where possible, and where it is not possible, the use of solid barriers 

such as fences, berms, or structures to reduce sound levels shall be considered. 

 

24. Heat pumps or similar mechanical equipment shall be located so that operating noise does not 

affect use of living areas such as bedrooms, outdoor decks, patio areas of the use or adjacent uses. 

 

B. Building scale/transition 

 

1. A large structure shall contain design elements that create a transition to the human scale, 

particularly near the ground. 

 

2. If a development is larger or smaller than surrounding uses, the design shall provide transitional 

elements at the perimeter to integrate it with its surroundings. 

 

3. Transition using variety of scale, pattern and texture of building and landscaping elements is 

encouraged to create a more visually interesting project. 

 

4. Buildings shall be designed to reveal or express their primary patterns of use and entry. 

 

5. The proposed building orientation shall respect the orientation of surrounding buildings and 

streets and shall relate to other buildings on the same site in regard to pedestrian circulation. 

 

6. Buildings shall be designed and located to complement and preserve existing natural landforms, 

trees, shrubs and other natural vegetation, where appropriate. 

 

7. A balance in the height, bulk and scale of the buildings constructed within the site shall be 

achieved so that large and/or long blank walls are either not constructed or their features are 

minimized. These standards can be achieved by the use of certain landscape features, specific 

building materials, limited size and length of buildings, preserving significant existing trees, 

screening mechanical equipment, innovative signage, limiting or prohibiting structures within 



side building setbacks, limited fences and/or hedges within view corridors, and visual penetration 

through structures. 

 

C. Building heights/views 

 

1. Views from the residential areas above the river to the river shall be protected to the greatest 

extent practicable; 

 

2. Views within the waterfront property to the river shall be protected to the greatest extent 

practicable. Access to views of both the project’ s users and the general public shall be 

considered. 

 

3. Major views and view corridors that give special emphasis to open space, the river, and special 

man-made or natural landmarks shall be protected to the greatest extent practicable. 

 

4. Buildings shall be located and designed to provide access to desirable views, while not blocking 

the views of others unnecessarily. 

 

5. The maximum overall height allowed in general is 60’ . Higher structures may be allowed if 

views are not significantly impaired by means of a Type II Variance, as governed by VMC 

20.290 Variances. 

 

D. View analysis. As part of the master development plan, an analysis of views from the residential area 

above the site including view corridors, view profiles and vertical profiles from various locations is 

required. The views and/or view corridors to be protected are perpendicular and at angles to the river 

and include those views from the residential area above to the river and those seen from within the 

site to the river. 
(M-3643, Added, 01/26/2004) 

 

 

Section 20.650.040 Accessibility. 

A. Pedestrian access/orientation 

 

1. Buildings shall reflect a strong sense of human scale and interest within the pedestrian 

environment. 

 

2. Ground floor levels of buildings shall include elements of pedestrian interest. 

 

3. Development, especially buildings taller than 40’ , shall address pedestrian scale and open space 

requirements and maintain human scale by creating variation of the urban form. 

 

4. Separation of pedestrians and automobiles shall be encouraged. This can be accomplished by 

providing on-street parking and/or planting strips between the street and sidewalk.. 

 

5. The areas immediately adjacent to buildings shall be designed to integrate with the surrounding 

landscape and pedestrian walkways. Elements such as courtyards, colonnades and public art may 

be used to define this space. 

 

6. Development shall provide convenient pedestrian access via sidewalks to transit stops. 

 



7. Building entrances shall be identifiable and directly accessible from a public sidewalk. Entry 

areas shall be emphasized and strengthened through design articulation. 

 

B. Accessibility and clarity 

 

1. Environments shall be created that are understandable and help orient the user and the general 

public. 

 

2. Sites shall be planned to respect existing natural and man-made landmarks and to create 

landmarks for the ease of public recognition. 

 

3. Major vistas and panoramas that give special emphasis to open space and the river shall be 

protected to the greatest extent practicable. 
(M-3643, Added, 01/26/2004) 

 

 

Section 20.650.050 Landscaping and Screening. 

A. Ground-level equipment.  Structures such as antennas and satellite dishes shall be integrated into the 

project architecture and/or landscaping. 

 

B. Open space.  Open space shall be an integral part of any proposal. Exterior plazas, entry gardens, 

urban parks and sufficient landscaped areas should be clearly defined to strengthen the human scale 

and reduce the visual impact of tall buildings. 

 

C. Public and semi-public places.  Creation of public and semi-public places at both large and small 

scales shall be promoted to encourage a sense of community, where appropriate. Open spaces shall be 

designed to attract the public through the creation of comfortable places, attractive exhibits and easy 

access. Any open space shall be designed at a human scale to encourage human interaction. 

 

D. ADA compliance.  Open space shall be designed to be accessible and usable by people those with 

physical limitations and disabilities by complying with the provisions of the Americans With 

Disabilities Act. 

 

E. Landscaping size and spacing.  The size and spacing of landscape elements shall be consistent with 

the size of the project and should relate to any identifiable streetscape. 

 

F. Landscaping purpose.  Landscaping shall provide variety and interest and improve the aesthetic 

quality of a project, in addition to providing a functional purpose. 

 

G. Coordination with utilities.  The landscape design shall be coordinated with all site utility elements 

such as power lines, transformers, meter boxes, backflow preventers and fire protection devices to 

effectively diminish the impact of such elements on the character of the site. 
(M-3643, Added, 01/26/2004) 

 

 

Section 20.650.060 Other Development Standards. 

A. Public amenities 

 

1. Overhangs and canopies shall be integrated in the building design along all pedestrian 

thoroughfares. 



 

2. Comfortable and attractive street furniture, such as seating and tables, fountains, trash receptacles, 

information kiosks, and directories which are accessible to the physically disabled shall be provided in 

public spaces for public enjoyment and comfort. 

 

B.  Site grading 

 

1. Site design shall minimize the removal of mature trees and other existing mature vegetation. 

 

2. The proposed grading shall be designed with slopes and topographic features that match the 

natural grade to the maximum extent practicable. 

 

3. Sites shall be designed to minimize erosion. 

 

4. Where they exist in their natural state, significant wetlands, drainageways and streams shall be 

preserved. 

 

C. Art and furnishings 

 

1. The use of art is encouraged and shall be integrated into the overall design of a project, if 

proposed. 

 

2. Lighting fixtures and illumination shall be of similar design and character as the project's building 

components. 

 

D. Pathway guidelines/requirements 

 

1. Public use and access to the Columbia River shoreline shall be provided. 

 

2. A trail that extends along all of the waterfront from the Burlington Northern Railroad bridge to 

the eastern city limits with viewpoints and access points shall be provided within 35’  of the ordinary 

high water mark. Flexibility may be allowed to vary the location of the path, keeping it as close to the 

river as possible. Under special circumstances, the path may be allowed to vary or depart from the river 

for short distances. Also, it may be necessary from time to time to temporarily close a portion of the path. 

As part of an application submitted in compliance with Section 20.650.020 VMC, the location of the path, 

viewpoints and access points shall be shown and an explanation shall be submitted as to why the 

proposed location is the most appropriate for the site and that the equivalent of the pathway requirement 

can be met. 

 

3. Along the pathway there shall be viewpoints and access points provided for the public. The 

location of the viewpoints and access points shall be determined after the analysis required under 

subsection C above, Building Heights/Views, is complete. 

 

4. All applications submitted shall comply with the intent and purposes of Resolution No. M-2739 

regarding the pathway along the river, which outlines the city's responsibilities in terms of the pathway 

requirement including, but not limited to planning for a trail from the Burlington Northern bridge to the 

eastern city limits which includes some public amenities and includes the providing by the city of 

adequate maintenance and public safety. 

 

E.  Screening.  All trash cans, trash collection areas, storage yards, service areas and mechanical 

equipment, including heat pumps, air conditioners, emergency generators and water pumps, shall be 



screened from view or placed in locations where they will generally not be visible. Screened materials 

shall be incorporated into the building design. Small rooftop mechanical equipment, including vents, need 

not be screened if the total area of such equipment does not exceed 10 square feet per structure. 

 

F. Fencing.  A minimum 6’ sight-obscuring fence is required for storage, assembly and/or fabrication 

uses when allowed as a conditional use. 

 

G. Signage 

 

1. Types:  Business park type monument base signs are permitted. The maximum height of a 

monument base sign is 15’. The maximum size of a monument base sign is 50 square feet. Rotating, 

flashing and free-standing pole, and roof-top signs are prohibited. Fascia signs are permitted as set forth 

in VMC 20.960 Signs, provided that they are consistent with the standards set forth in this subsection. 

 

2. Standards 

 

a.  The size, shape, location and design of all signs shall be compatible with building proportions 

and features and be consistent with the overall character of the site. 

 

b. Sign locations shall be integrated within the design of the site and adjacent streetscape. 

 

c.  Signs shall be integrated with landscape elements such as walls, planters, and street furniture 

and be placed so they are not obscured by landscaping when it has reached full maturity. 

 

d. Consideration shall be given to the location and design of signs on adjacent parcels. 

 

e.  Multi-tenant buildings and shopping centers shall all have a comprehensive sign program. 

Provisions should be made for coordination of sign dimensions, materials, textures, colors, illumination 

and method and location of mounting. These signs shall be delineated in a uniform and consistent manner. 

 

f. Traffic directional signs should be placed to promote safe and efficient traffic flow. 

 

g. Signs shall be oriented to promote readability and serve their intended function. 

 

h. The use of individual letters for signs is preferred over cabinet signs with brightly lit 

backgrounds or signs that have emphasized backgrounds. Sign letters shall be illuminated rather than the 

background area or backlit signs should have opaque backgrounds. 

 

i. The light source of externally illuminated signs shall be shielded or out of the public's view. 

 

j. Visible braces and other supporting devices should be avoided but, if required, be 

incorporated as a design feature. 

 

H. Other development standards 

  

1. Maximum lot coverage.  The maximum lot coverage shall be 70%, including building footprints 

and all paved areas devoted to vehicular parking, loading and circulation. 

 

2. Minimum landscaping/open space.  The minimum landscaped area shall be 20%. The height of 

all planted trees shall be coordinated with view corridors and with the height of adjacent buildings. This 

will help ensure that the view corridors are protected. 



 

I. Parking requirements 

 

1. Parking adjacent to the river.  No parking shall be allowed adjacent to the river. This is to avoid 

potential problems related to storm water run-off and other water quality problems impacting the river 

and to enhance the view corridors through and along the river. In some cases, parking may be allowed 

adjacent to the river but only if 

 

a. The parking is required for a water-dependent or a water-related use and no reasonable 

alternative exists; or 

 

b. The area of the lot where the parking would be located is depressed 4’  or more below street 

level. 

 

2. Shared parking between and among uses shall be encouraged. 

 

3. Joint circulation and shared access between abutting properties is encouraged. 

 

4.  Adequate lighting for parking lots shall be provided to ensure personal safety. Lighting shall be 

integrated into the architectural character both in terms of illumination. 

 

J. Transit facilities 

 

1. Depending on the type and intensity of development proposed, certain transit facilities may be 

required including, but not limited to bus shelters and bus pull-outs. 

 

2. Where bus shelters and other transit facilities are provided, they shall be located near building 

access and/or activity areas and be incorporated in the building design. 

 

K. Utilities:  All required utilities shall be constructed underground. 

 

L. Lighting:  Lighting for development shall be provided in a uniform and consistent manner in terms of 

location and design within a development and in coordination with adjacent development and/or zoning. 

Lighting shall not create glare beyond the subject parcel’s boundaries. Lighting shall be uniform and 

consistent along pathways and/or open spaces and public areas and shall be complimentary within 

developments. 

 

M. Setback requirements 

 

1. Required perimeter setbacks from the project boundary shall be based upon the setbacks of the 

adjacent zone or the following requirements whichever is greater: 

 

a. For a structure: 25’. 

 

b. For a parking lot: 10’. 

 

c. For a vehicular accessway: 5' . 

 

2. An accessway shared by property zoned commercial and residential is not subject to the yard 

requirement. 

 



3. There are no mandatory setbacks required within the site. However, a requirement may be 

established at the time of Planning Commission review depending upon the type and intensity of 

development proposed. 
(M-3643, Added, 01/26/2004) 

 

 

 


