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17.06.250 - Non-Conforming Uses, Structures, and Lots.
A. Purpose
The purpose of this section is to provide for those circumstances, uses, and lots which would not be
consistent with regulations of this chapter but which enjoy rights of privilege based on their previous legal
existence. The objective of this chapter is to set the terms by which all non-conforming uses, structures, and
lots will ultimately be brought into compliance with the terms of this chapter as adopted and amended
while retaining rights and privileges arising from previous legal existence. This section also sets standards
that allow incremental growth towards compliance with this Chapter while ensuring any reinvestment:
•

Does not increase the nonconformity in relation to the setbacks and building height requirements,

•

Enhances the pedestrian character of the district, and

•

Does not impede future implementation of the standards of this chapter.

For non-conforming signs, see ICC 17.06.560.E.
B. Determination of Legal Nonconforming Status
1. Where there is doubt regarding the legal status of structures, uses of structures, uses of land, lot size, or
signs, documentation shall be submitted to Planning Department staff to establish legal non-conforming
status through a Certificate of Zoning Compliance (CZC) a Type II decision (ICC 17.03.230 & Chapter
16.19 ICC), subject to the standards of this section. The following fee waivers shall apply.
a. The fee for the CZC shall be waived if the CZC application is submitted with a building or land use
permit application where the permit would result in a structure coming into greater conformance
with this chapter.
b. The fee for the CZC shall be waived for all applications within the NMUGA until January 1, 2022.
2. For any CZC issuance for existing legal lots, use, or structure, the Planning Director may incorporate
conditions regarding land use standards for minimum tract or parcel size, site coverage, building height,
screening, noise mitigation, and other site development standards as are required to allow continued
non-conforming use of the lot while ensuring such use is compatible with the character of surrounding
permitted uses. Any variation in building height shall be based upon the factors set forth in ICC
17.03.210.
3. The burden of establishing that any lot, use, or structure lawfully existed as of the effective date or
subsequent amendment of this chapter shall, in all cases, rest with the owner and not with the County.
4. All uses, structures, lots, and signs established illegally and not in conformance with the provisions of
this chapter are illegal and shall be brought into conformance with the provisions of this chapter. Such
uses, structures, and lots shall not be approved for any alteration or expansion until and unless actions
are taken to reach conformance with the current standards and requirements of this chapter.
C. Non-Conforming Uses.
It is the intent of this chapter to regulate legal non-conforming uses because they have been found to be
incompatible with the permitted uses set forth in Freeland Subarea Plan. However, nothing herein
contained shall be construed as prohibiting the change in tenancy, ownership, or management of a legal
non-conforming use provided such change is otherwise lawful.
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1. Criteria for legal non-conforming use and impacts on the continuance of non-conforming uses are
shown in Table 17.06.250.C.1 below.

TABLE17.06.250.C.1 - NON-CONFORMING USE CRITERIA AND CONTINUANCE
STATUS

Description
• Conforms to all standards of this chapter

• Use is not allowed in the zoning district
under this chapter
• CZC Issued per ICC 17.06.250.B. CZC
criteria legal non-conforming status
includes:
 Use was legally established (all
required permits were obtained), and
 Use was in conformance at time it was
established, and
 Use was not discontinued for a period
of 3 or more years after the use
became non-conforming

NonConforming

• No impacts if no changes are proposed.
• Remodels or additions that may increase
the size of the use are subject to the
provisions of this chapter per ICC
17.06.250.D.2.

Conforming

Legal NonConforming

Impacts to Use of the Property

• Same as conforming if use is not
discontinued for a period of 3 or more
years after the use was established, and
the use of is not enlarged in scope or size.
• Non-conforming use may not be resumed
if use is discontinued for 3 or more years
after the use became non-conforming.
• Non-conforming use may not be expanded
in size or scope except where necessary to
meet legal requirements that will allow a
legal non-conforming business to remain
in operation.

• Use is not allowed in the zoning district
under this chapter

Applicant must either:

• Use cannot be proven to have been
lawful and/or legally established or

2) Remedy non-conformance; i.e. apply for
a permit for an action that would result
in the use being conforming if approved
(rezoning, etc), or

• Property owner has not yet completed a
CZC to establish legal non-conforming
status

1) Apply for a CZC (if eligible), or

3) Cease operations of non-conforming
use.

NOTE: The application fee for a Certificate of Zoning Compliance (CZC) may be waived per 17.06.250.B.1.

2. Discontinuance of non-conforming uses.
a. Any legal non-conforming use of land that has been abandoned for a period of three (3) years or
more is conclusively deemed discontinued, abandoned and/or terminated, and shall lose its legal
non-conforming rights and shall not be reestablished. Any future uses shall be in compliance with
the current use regulations of the district in which it exists.
b. Any non-conforming use that has been abandoned for a period of three (3) years or more is
conclusively deemed discontinued, abandoned and/or terminated, and shall not be eligible to apply
for a CZC.
c. Any part of a building, structure, facility, or land occupied by a non-conforming use that is changed
to or replaced by a use conforming to the provisions of this chapter shall not thereafter be used or
occupied by a non-conforming use.
d. Non-conforming outdoor uses, to include outdoor storage, must come into compliance with this
chapter within three years of the effective date of this chapter.
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3. Standards Applicable to Legal Non-Conforming Uses. As a part of the CZC review process, the County
will determine the zoning district that allows the use and is most similar to the zoning district in which
the legal non-conforming use is located and apply the standards of that zoning district to the legal nonconforming use, if any apply (see ICC 17.06.110-130 & ICC 17.06.210-220).
D. Non-Conforming Structures.
1. Criteria for legal non-conforming structures and impacts on the alterations, repairs, additions, and
remodels of non-conforming structures are shown in Table 17.06.250.D.1 below.

TABLE 17.06.250.D.1
ALTERATIONS, REPAIRS, ADDITIONS & REMODELS OF NON-CONFORMING STRUCTURES
Status
Conforming

Description
• Conforms to all standards of this chapter

Impacts to Structure
• No impacts if no changes are proposed.
• Changes subject to ICC 17.06.250.D.2.

Legal NonConforming

• Structure does not meet the standards of
this chapter
• CZC Issued per ICC 17.06.250.B. CZC
criteria legal non-conforming status
includes:
 Structure was legally established (all
required permits were obtained), and
 Structure was in conformance at time
it was established

• Same as conforming if not enlarged in scope or size
• Alterations to legal non-conforming structure with a
CZC are prohibited except where :
 The repair, addition, or expansion is required to
meet legal requirements and will allow a legal
non-conforming business to remain in operation
(e.g. new storage tanks to meet legal
environmental protection requirements, etc.,
where non-compliance would result in the
business being required to cease operations) –
such work may be performed on a structure even
if it does not meet the requirements of the zoning
district in which the building is located, or
 Alterations meet the existing requirements of the
zoning district in which the structure is located
and would bring the structure more in conformity
with this chapter.
• Additions and remodels to legal non-conforming
structure with a CZC are allowed, subject to ICC
17.06.250.D.2

NonConforming

• Structure does not meet the standards of
this chapter

Applicant must either:

• Property owner has not yet completed a
CZC to establish legal non-conforming
status or

2) Remedy non-conformance; e.g. apply for a permit
for an action that would result in the structure
being conforming if approved (building permit,
etc.), or

• Structure cannot be proven to have been
lawful and/or legally established

1) Obtain a CZC (if eligible), or

3) Remove structure.

NOTE: The application fee for a CZC may be waived per 17.06.250.B.1.
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2. Building additions and remodels.
a. For building additions and remodels and associated site improvements, two thresholds have been
established to guide how the standards of this chapter are applied to such projects (See Table
17.06.250.D.2a.).

Table 17.06.250.D.2.a. - Building addition requirements.
Cumulative change (1)
Less than 50% of gross
floor area and
≤ 4,000 sq ft (2)
≥50% of gross floor area
or ≥4,000 sq ft(2)

What is subject to new code

Applicable standards

Only the addition/remodel and any
related site improvements

All standards of this chapter that do
not involve repositioning the building
or reconfiguring the site development

All portions of the development

All standards of this chapter

(1)

Total change shall be the cumulative (sum) of the current proposed work (addition or remodel) and
any work completed in the prior 5 years, excepting all permits issued prior to the effective date of this
chapter.

(2)

Building additions and remodels greater than 4,000 sq ft must bring all portions of the development
into compliance with all standards of this code even if the percentage is less than 50% of the total
square feet of the development.

b. Building additions in the Business Village zoning district.
(i)

Front addition. Any addition to the front of the building must comply with applicable block
frontage and build-to requirements.

(ii)

Rear addition. Rear additions are permitted.

(iii)

Side additions. Side additions are not permitted unless the proposed work results in the
building meeting the build-to requirements, if applicable. If no build-to requirements apply,
side additions are permitted.

3. New buildings where existing building remains in place.
a. New buildings and associated improvements must comply with applicable block frontage, site
planning, and building design elements.
c. New buildings in the Business Village zoning district shall comply with the following standards. The
primary intent is allow incremental growth while ensuring that new buildings add to the pedestrian
character of the district.
(i)

New building along the street frontage (between right-of-way and existing buildings). All new
buildings must be placed in the build-to zone until the build-to zone percentage for the lot has
been met (see ICC 17.06.120A). Properties in the Business Village district with septic fields in
the front of the building are exempt from this building placement standard until such time as
sewer is available.

(ii)

New building at side or rear of existing building. New buildings are not permitted in the side
or rear until the site has met the required build-to percentage or if the new building meets the
build-to requirements. If no build-to requirements apply, new buildings are allowed at the
side or rear of the existing building.
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4. Design alternatives for legal non-conforming structures (for additions, remodels, or new buildings added
to the parcel).
a. Design alternatives for site layout, setbacks, and/or screening standards may be approved by the
Planning Director when the Director determines that:
(i)

The alternative would assist property owners with legal non-conforming lots or structures to
gradually come into compliance with new regulations or the proposed alternative removes a
barrier to reinvestment, and

(ii)

The alternative meets the intent of the standards, and

(iii)

The alternative is designed in a manner that ensures that new investments do not impede
future implementation of the standards of this chapter.

b. The Planning Director may approve a design alternative for site layout, setbacks, and/or screening
standards to accommodate the requirements of the septic drainfield if the location of the septic
drainfield is constrained. This design alternative option expires when sewer is available to serve the
parcel.
c. Pedestrian-Oriented Open Space (PED) Design Alternative.
(i)

(ii)

In the Business Village and Medium Density Residential districts, the Planning Director may
consider the use of Pedestrian-Oriented Open Space (PED) in lieu of meeting setback or buildto requirements in the following circumstances.
(1)

In the Business Village district, the Planning Director may approve the use of PedestrianOriented Open Space (PED) in the build-to percentage area in lieu of some or all of the
building addition meeting the build-to line and minimum build-to percentages.

(2)

In the Business Village district, for a new building proposed in the rear of a legal nonconforming structure, the Planning Director may approve the use of this PED design
alternative in lieu of bringing the existing building up to the build-to percentage (where
there are no modifications proposed to existing building).

(3)

In the Medium Density district, the Planning Director may consider this design
alternative utilizing PED in lieu of building placement where the proposed building
placement does not meet the maximum building setback.

Design Standards.
(1)

In order to be considered for approval by the Planning Director as a design alternative,
the PED must provide a continuous connection from the sidewalk to the front of the
building (e.g. no parking, etc., between the PED and the building).

(2)

PED area must average a minimum of eight (8) linear feet in width and provide an ADA
compliant access along the entire path of travel from the sidewalk to the front
entrance(s) of the building.

(3)

Pedestrian-Oriented Open Space features are required (See ICC 17.06.510.C.2).

(4)

Any new building in the rear of the parcel that utilizes this alternative must be scaled
and placed so that it is not visible from the public right-of-way (through limits to
building height, size, and placement and/or through additional landscaping and
screening). Street view elevations and perspective drawings will be required if this
design alternative is proposed.
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5. Restoration of Damage.
a. A legal non-conforming structure that has been damaged by fire or other hazard may only be
restored up to the current maximum height allowed in the district and within the building’s existing
footprint, per ICC 17.03.230.G, and only if restoration begins within three years of the date the
damage occurred.
b. If fifty percent or more of the length of a fence or screening on one side of a lot is damaged by any
cause and requires replacement or repair, the entire fence must be brought into compliance with
the current requirements for fences and screening, ICC 17.06.540.
E. Non-Conforming Lots.
1. Permitted use authorized by this chapter may be permitted where a CZC has been issued for a legal nonconforming lot provided that the lot complies with all sections of this chapter other than tract or parcel
size. Uses for the non-conforming lot may be limited by site conditions that do not allow for sufficient
screening and other pertinent chapters of the Island County Code and state law.
2. Adjustment of boundary lines for a non-conforming lot, to make it more useable and come into greater
conformance with the standards of this chapter, is encouraged and may be made pursuant to Chapter
16.06 ICC.
3. To be legally buildable, a lot must be in compliance with the rules and regulations of the county Public
Health department requirements for septic systems (until sewer is available for the lot), Chapter 8 ICC.
Where there is a conflict between the provisions of this section and those rules of the county Health
District, the more restrictive rules shall apply.
4. New construction on any lot must meet all setbacks, height, and other construction requirements for
the zoning district in which the non-conforming lot is located. Design alternatives for non-conforming
lots are allowed per ICC 17.06.250.D.4 (the same alternatives allowed for non-conforming structures).
5. A lot line adjustment shall be required prior to issuance of a development permit when:
a. A non-conforming and conforming lot are adjacent, under common ownership, and a lot line
adjustment will result in legal lots in conformance with area, building setbacks, and critical area
regulations; or
b. One lot of two or more adjacent lots under common ownership would be buildable only with a
critical areas regulation reasonable use determination per ICC XXX and a lot line adjustment would
result in legal and conforming lots that do not require such determination.
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17.06.400 – BLOCK DESIGN STANDARDS
A. Purpose.
1. To promote the health, safety, and welfare of residents by providing safe and convenient travel through
the community that facilitates pedestrian movement and multi-modal travel options. (LU 2.3.4)
2. Ensure that development relates to and activates the street and meets community design objectives for
a pedestrian-oriented village core. (LU 2.1, LU 6.2)
3. To facilitate the dispersion of traffic and delivery of emergency services. (LU 2.3.4, LU 6.1)
4. Protect critical areas while utilizing them as an asset to the community. (NR 1.2, NR 1.3, NR Goal 2)
5. To ensure that the subdivision of land is orderly and encourages good urban design. (LU 1.4)
B. Applicability.
1. This section shall apply to all new construction and new plats.
2. Block frontage requirements shall apply to building remodels and additions per ICC 17.06.250.D.2.

17.06.410 - General Standards.
A. Blocks and block lengths.
1. Street and lot designs shall be arranged so that they work with the constraints of the natural topography
and critical areas to achieve:
a. Blocks equal to or less than four hundred (400) feet in linear street length;
b. Lots with viable building envelopes;
c. Streets with reasonable and safe gradients;
d. Adequate, manageable drainage facilities; and
e. Connectivity with adjacent development wherever practical and possible.
3. Block and streets interconnected to the maximum extent practical to create a walkable community.
a. The Planning Director may approve a block length greater than 400 feet, but not to exceed six
hundred (600) feet, if needed to address limitations based on site conditions.
b. In the Business Village district, a pedestrian pathway is required pursuant to ICC 17.06.410.B for
blocks greater than four hundred (400) feet.
2. Grade breaks at the edge of a subdivision should be kept to less than 2 vertical feet wherever possible. If
this is not possible then lot depths at the subdivision edge shall be increased so that transitions are not
abrupt.
B. Pedestrian pathways.
1. In the Business Village district, a pedestrian pathway is required for blocks greater than 400 feet in
length. These are mid-block pedestrian-only passageways that break up block length and are intended
to be primarily located perpendicular to where blocks are more than 400 feet long. Potential
connection sites are shown on Figure 17.06.410.B.1. The Planning Director may approve an alternative
location if the alternative provides an improved pedestrian access opportunity, improved public safety,
or easier access to non-motorized trails.
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FIGURE 17.06.410.B.1 - MID-BLOCK CONNECTION LOCATION EXAMPLES.

2. These connections shall be placed within a tract or easement that has a minimum width of 20 feet for
single use paths or trail, and 30 feet for multiple use corridors.
3. The following elements are required for pedestrian pathways.
a. Pedestrian pathways shall have paved walking surfaces of either concrete or approved unit paving
with a minimum width of 8 feet. The Planning Director may approve a narrower width if a historic
pathway is utilized and additional width is limited due to site conditions.
b. Pathways shall be physically and visually accessible from the adjacent street or major internal
vehicle or pedestrian route. Pathways shall be in locations that the intended user can easily access
and use, rather than simply left-over or undevelopable spaces where very little pedestrian traffic is
anticipated.
c. Pedestrian-scaled lighting (no more than 15 feet in height). Lighting may be on-site or buildingmounted lighting.
d. Sidewalk connections to pedestrian pathways shall be positioned in areas with significant pedestrian
traffic to provide interest and security – such as adjacent to a building entry.
e. Landscaping that adds visual or seasonal interest to the space.
4. Structures bordering a pedestrian pathway must have a minimum separation of 15 feet between
structures and feature transparent windows facing the pathway (at least 15 percent of the façade facing
pathway).
5. Pedestrian-Oriented Open Space features are required (See ICC 17.06.510.C.2). Pedestrian pathways
installed pursuant to this section shall count towards any Usable Open Space (ICC 17.06.540.B.7) and
Pedestrian-Oriented Open Space (ICC 17.06.510.C) requirements.
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FIGURE 17.06.410.B.1.D.II - EXAMPLES OF PEDESTRIAN PATHWAYS.

The left image shows a plan view of a pedestrian pathway integrated with a pedestrian-oriented open space.
The right image shows an example of a pedestrian pathway in a residential development.

Examples of pedestrian pathways in a non-residential setting.

C. Lot design.
1. Do not create corner lots that abut key lots. This may be waived where major terrain constraints and
large critical areas are being preserved, subject to approval from the Planning Director.
2. Since corner lots have two frontages they are more limited than other lots in providing usable private
outdoor space. To compensate for this, it is recommended that corner lots be wider than the other
typical lots in the subdivision, as follows:
a. Lot sizes 4,500 - 6,500 sq. ft. shall be 5 feet wider
b. Lot sizes 6,600 - 12,000 sq. ft. shall be 7 feet wider
c. Lot sizes 12,000 - 24,000 sq. ft. shall be 10 feet wider
d. Lot sizes 25,000 - 45,000 sq. ft. shall be 15 feet wider
3. Through or double frontage lots are discouraged. If lots are to be laid out with rear yards facing a street,
it is recommended that landscape tracts be established along the street.
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4. If unusual (multi-sided, non-rectangular, etc.) lot designs are proposed, the plat application shall include
a setback exhibit to indicate the locations of all setbacks and yards on the lot, subject to the approval of
Planning Director.
5. Where a new residential plat abuts a non-residential use, one or more of the following lot layout
techniques shall be utilized:
a. Provide a landscaped or open space buffer of at least 25 feet in width and place the lots so that they
‘side’ on to this buffer.
b. Use a local street as a physical separation between residential and non-residential lots.
c. Any combination of techniques that avoid having active rear yard areas and bedroom areas in the
residences exposed to the adjacent use.
d. If there is a substantial open space separation (at least 100 feet in width) it may be acceptable to
have rear yard areas directed toward the non-residential use.
e. Wherever possible, functions such as detention basins, recreational facilities, common storage
areas, and other such uses shall be used to provide buffering from adjacent non-residential uses.
6. All residential lots shall have frontage on and access to a public street or private street in conformance
with County code. All non-residential lots shall have frontage on and/or access to a public street or
private street in conformance with County code.
7. Flag lots shall not be used regularly in the layout of subdivisions. Where there are major critical areas,
steep slopes, or other major natural features, and a street extension to provide frontage to every lot
would result in significant cuts and fills, flag lots may be used to reduce the physical impact of providing
access and utilities.
8. Relationship to natural areas and topography.
a. Site planning should respond to the natural characteristics of a site such as topography/ drainage
patterns, existing vegetation, and visual resources. Proposed development (i.e. buildings, parking,
and other features) should be designed and adapted to the specific site as opposed to altering the
character and form of the site to accommodate development.
b. Design lots so that the buildable portion of a lot is accessed without having to cross a drainage way
or critical area. In the unique situation where the building area of the lot cannot be designed to be
accessed without crossing a drainage way or critical area, the Planning Director may approve an
alternative lot design. When allowed, the developer of the lot(s) shall construct the crossing to
access the buildable area of the lot with the infrastructure improvements.
c. Where possible, lots should be laid out to front or side to natural areas that are commonly
maintained as dedicated open space as illustrated in Figure 17.06.410.C.8.b. Lots should not be laid
out to ‘back’ to such areas.
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FIGURE 17.06.410.C.8.B – LOT LAYOUTS ADJACENT TO NATURAL AREAS.
FACING

SIDING



BACKING





d. To the extent possible locate site improvements to avoid significant stands of vegetation and/or
mature native plants. If leaving vegetation in its original location is not feasible, qualified plant
material should be salvaged and relocated on-site giving consideration to the plants’ preferred
growing conditions (i.e. south facing slope, soil type) with the purpose of enhancing its chance for
survival.
e. Project areas with the highest and the most superior quality of plants should receive a high priority
for open space dedication.
D. Street Connectivity Standards.
1. Purpose. Street connectivity works jointly with the maximum block lengths to ensure walkable
neighborhoods, but also helps with traffic circulation.
2. Applicability. The Street Connectivity standards of this section shall apply to all long plats submitted
after the effective date of this Chapter.
3. General Standards.
a. A proposed long plat shall provide multiple direct connections to and between destinations.
b. To ensure future street connections where a proposed development abuts unplatted land or a
future development phase of the same development, street stubs shall be provided to allow future
access to all abutting properties or to logically extend the street system into the surrounding area.
All street stubs shall be provided with temporary turn-around or cul-de-sacs and the restoration and
extension of the street shall be the responsibility of any future developer of the abutting land.
(i) Streets within and contiguous to the subdivision shall be coordinated with other existing or
planned streets within the general area as to location, widths, grades, and drainage. Such
streets with shall be aligned and coordinated with existing or planned streets in existing or
future adjacent or contiguous to adjacent subdivisions. All streets, alleys, and pedestrian
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pathways in any subdivision or site plan shall connect to other streets and to existing and
projected streets outside the proposed subdivision or other development.
(ii) Street connections shall be spaced at intervals not to exceed six hundred sixty (660) feet (1/8
mile) along each boundary that abuts potentially developable or redevelopable land. Blocks
longer than four hundred (400) feet in length shall have a mid-block pedestrian pathway
connecting adjacent blocks.

FIGURE 17.06.410.D - MID-BLOCK PEDESTRIAN PATHWAYS

c. Gated street entryways into residential developments shall be prohibited.
4. Street Connectivity Index.
a. The street network for all long plats shall have a minimum connectivity index of 1.4. The
connectivity index is defined as the number of street links divided by the number of nodes and link
ends (including culs-de-sac and sharp curves with 15 mph design speed or lower).

FIGURE

b. A link is defined as a segment of road between two intersections or from an intersection to a cul-desac/stub-out. This includes road segments leading from the adjoining roadway network.
c. Nodes are defined as intersections and cul-de-sacs. They do not include the end of a stub-out at the
property line or intersection with the adjoining roadway network.
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d. No dead-end streets shall be permitted except in cases where such streets are designed to connect
with future streets on abutting land, in which case a temporary turnaround easement at the end of
the street with a diameter of at least one hundred (100) feet must be dedicated and constructed.
e. Cul-de-sacs shall only be permitted if they are:
(i) Less than two hundred (200) feet in length (See Figure XXX on how to measure cul-de-sac
length), or
(ii) Less than four hundred (400) feet in length and have a pedestrian pathway from the end of the
cul-de-sac to another street. (See Figure XXX).

FIGURE . MEASURING THE LENGTH OF A CUL-DE-SAC

FIGURE
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FIGURE EXAMPLE CONNECTIVITY INDEX CALCULATION

17.06.420 - Streets [Reserved]
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17.06.430 - Block Frontage Types/Standards.
A. Purpose.
This section identifies permitted block frontage types per zoning district, and provides design standards for
each frontage type to ensure that development relates to the street and meets community design
objectives. This section is strictly about the relationship between the building and the public right-of-way.
The arrangement and design of block frontages largely determines the character of the area and the quality
of the pedestrian environment. These standards are intended to provide for a range of block frontage types
that will reinforce the desired character of Freeland’s streets and residential neighborhoods over time as
areas develop and redevelop.
B. Applicability.
The provisions of this section shall apply to all development in Freeland. Table 17.06.430.D. describes which
frontage types are allowed in which districts.
See ICC 17.06.540 for fencing standards along street frontages and ICC17.06.350 for parking location
standards.
C. About the transparency requirements.
Each of the block frontage types include minimum transparency standards. The purpose of these
transparency requirements are to maintain “eyes on the street” for safety of pedestrians and to create a
more welcoming and interesting streetscape. Transparency also provides a good indication of the uses and
activities that occur in buildings. Transparent windows and doors may be used to meet the transparency
requirements. Glazed windows, where the visibility is obscured, do not count as transparent window areas.
The transparency zone referenced in the standards for block frontage types refers to the area of the streetfacing façade of the building that is between 30 inches and 8 feet above grade. For stoops, it refers to the
area of the street-facing façade of the building that is between 30 inches and 8 feet above the grade of the
stoop.
Figure 17.06.430.C - Transparency zone location.

The shaded area
(between 30” and 8’
above the sidewalk) is
the transparency zone.
For stoops and terrace
yard frontage types, the
transparency zone is
between 30” and 8’
above grade at the
primary building entry.
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D. Frontage types. Table 17.06.430.D describes which frontage types are allowed in which zones.
Table 17.06.430.D - Frontage types allowed.

 = Frontage type allowed in the district
Frontage Type

LD

MD

BV

BG

NM







(2)





(2)





LI

Storefront
Facades located
adjacent to the
sidewalk.(1)

Stoop
Elevated platform
entry ways.



Terraced Yard
Raised lawns or
gardens separated
from the frontage
line by a retaining
wall.















Fenced Yard
Distinct separation
between the public
and private realms.









Common Yard
Visually continuous
landscaped space
along adjacent yards.

(3)





Notes
(1) Storefront may also be used on private internal walkways or pedestrian pathways, pursuant to applicable
standards in ICC 17.06.330.B.
(2) Allowed for Townhomes and Multi-family residential.
(3) Not allowed on Main Street or Harbor Avenue frontages.
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F. Frontage types standards. See Tables 17.06.430.F(1) through F(5) for the frontage standards.
Table 17.06.430.F(1) – Storefront Standards
Storefronts are non-residential façades located adjacent to a public sidewalk.
Design elements of storefronts are expected to encourage and allow for high
pedestrian traffic. May also be used on private internal walkways or pedestrian
pathways, pursuant to applicable standards in ICC 17.06.330.B.

Dimensions
Weather Protection
A = 5’ deep minimum
B = 8’ above grade minimum
Façade Transparency
C = 65% transparency in the
transparency zone
Sidewalks
12’ minimum between curb edge
and storefront (area includes
clear/buffer area with street
trees), except where an adopted
plan for a specific street dictates
otherwise. Street trees must be
in grates or planting beds.

Permitted Uses
On Main Street and Harbor Avenue frontages, non-residential uses are required on ground floor building frontages,
except for lobbies for residential uses. Ground floor ADA accessible units are allowed at the rear of the building.
Design
• Ground floor spaces must have a minimum depth of 20 feet.
• An entrance that faces the sidewalk for each building and business is required. For corner buildings, entrances
may face the street corner.
• Weather protection is required along at least 60% of the façade, at least 5 feet deep, and placed at least 8
vertical feet above the sidewalk. Retractable awnings may be used to meet these requirements.
• Façade transparency. Display windows may count for up to 50% of the transparency requirement provided
they are at least 30 inches in depth to allow for changeable displays. Tack-on display cases shall not qualify as
transparent window areas.
Storefront Examples
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Table 17.06.430.F(2) – Stoop Standards
Stoops are elevated platform entryways situated close to the sidewalk. The
stoop improves privacy for residential uses.

Dimensions
Decorative Railing
A = 42” tall and at least 50%
transparent
Platform
B = 0” - 36” tall
C = at least 7’ deep
D = at least 7’ wide
Weather Protection
E = at least 8’ above platform
F = at least 3’ and shall not
project into the right-of-way
Façade Transparency Zone
G = See details under “design”
below

Uses Permitted
See ICC 17.06.200.
Design
• Building entries shall be visible from the street.
• For sloping frontages, the Planning Director may allow flexibility with the dimensions of the stoop,
provided the design meets the intent.
• Weather protection at least 3 feet deep is required over entire span of all entries and placed at least 8
vertical feet above the platform.
• Façade transparency for non-residential uses: At least 25% (50% min. for frontages on Main Street)
• Façade transparency for residential uses: At least 15%
Stoop Examples
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Table 17.06.430.F(3) - Terraced Yard Standards
Terraced yards are raised lawns and/or gardens separated from the sidewalk
by a retaining wall.

Dimensions
Terrace Parameters
A = 0” - 36” high
B = 10’ deep min., or as set
forth for the applicable zoning
district
Multiple terraces may be used
provided each is separated by
2’ wide planting beds.
Weather Protection
C = at least 3’ deep, over
building entries
D = at least 8’ above grade

Uses Permitted
See ICC 17.06.200.
Design
• Building entries facing the street are encouraged. For multi-tenant buildings, at least one building entry
visible and accessible from the street is required.
• For sloping frontages, the Planning Director may allow flexibility with the height of the retaining wall.
Retaining walls over 36” require engineering.
• Façade transparency for non-residential uses: Within Business Village zoning district, 50% of the
Transparency Zone*; within all other zoning districts, 15% of the Transparency Zone.
• Façade transparency for residential uses: At least 10% of the entire residential façade for fingle family
uses; at least 15% of the façade for all other housing types.
* Minimum setbacks for non-residential uses may be reduced to 5 feet in the Business Village zoning district
provided the façade transparency is at least 40%. This reduction is not applicable for frontages on Main
Street.
Terraced Yard Examples
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Table 17.06.430.F(4) - Fenced Yard Standards
Fenced yards clearly separate the public realm (sidewalks) from the private realm
(residential or commercial use).

Dimensions
Fence Setbacks
A = see 17.06.360.D
Fence Height
B = see 17.06.360.D
Weather Protection
C = at least 3’ deep, over
building entries
D = at least 8’ above grade
Building Setback
E = 10’ min. or as set forth in
applicable zoning district*

Uses Permitted
See ICC 17.06.200.
Design
• Building entries facing the street are encouraged. For multi-tenant buildings, at least one building entry visible
and accessible from the street is required.
• Landscaping along fenced frontages is essential to retain a desirable pedestrian environment, whether inside
or outside of the fence line.
• For fence setback, height, and landscaping, refer to ICC 17.06.360.D.
• Façade transparency for non-residential uses: Within the Business Village zoning district, along 25% of the
Transparency Zone*; within all other zoning district, along 15% of the Transparency Zone.
• Façade transparency for residential uses: At least 10% of the entire residential façade for single family uses; at
least 15% of the façade for all other housing types.
* Minimum setbacks for non-residential uses may be reduced to 5 feet in the Business Village zoning district provided
the façade transparency is at least 40%. This reduction is not applicable for frontages on Main Street.
Fenced Yard Examples

76

Draft 3.0 | January 8, 2019

Table 17.06.430.F(5) - Common Yard Standards
Common yards refer to landscaped frontages along sidewalks.
Dimensions
Weather Protection
A = at least 3’
B = at least 8’above
grade
Building Setback
C = 10’ min. or as set
forth in applicable
zoning district*

Uses Permitted
See ICC 17.06.200.
Design
• Building entries facing the street are encouraged. At least one building entry visible and accessible from
the street is required.
• Transparency for non-residential uses: Within the Business Village zoning district, along 25% of the
Transparency Zone*; within all other zoning district, along 15% of the Transparency Zone.
• Transparency for residential uses: At least 10% of the entire residential façade for Single Family uses; at
least 15% of the façade for all other housing types.
* Minimum setbacks for non-residential uses may be reduced to 5 feet in the Business Village zoning district
provided the façade transparency is at least 40%. This reduction is not applicable for frontages on Main
Street.
Common Yard Examples
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17.06.500 – SITE DESIGN STANDARDS
A. Purpose.
1. Provide clear objectives for those embarking on the planning and design of development projects in the
Freeland Subarea.
2. Preserve and protect the public health, safety, and welfare of the citizens of Freeland.
3. Ensure that new commercial and multi-family development is of high quality and beneficially contributes
to Freeland’s character.
4. Ensure that new developments within Freeland are compatible with and enhance the character of
Freeland.
5. Promote an increase in walking and bicycling throughout Freeland.
6. Maintain and enhance property values within Freeland.
B. Design Alternatives.
1. This section provides for a number of specific development standards. Where design alternatives are
discussed, they provide applicants with the option of proposing alternative design treatments provided
such alternatives meet the “purpose” of the particular standard and any additional criteria set forth for
the particular design alternative opportunity.
2. Design alternatives are voluntary. This provision allows the flexibility for applicants to propose
alternative designs on a voluntary basis, provided they meet the purpose of the standard and applicable
criteria.
3. Applicability. Design alternative opportunities are available only to those specific standards that allow
for alternatives.
4. Procedures. Permit applications that include design alternative requests go through the standard review
procedures set forth in this section depending on the application type.
5. Approval criteria. Project applicants must successfully demonstrate to the Planning Director how the
proposed design alternative meets the purpose(s) of the standard and other applicable criteria that
applies to the specific standard.
6. Documentation. The Planning Director must document the reasons for approving all design alternatives
(to be maintained with project application records) for the purpose of providing consistency in decisionmaking by the County.
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17.06.510 - Open Space.
A. Purpose.
1. To enrich the pedestrian environment in Freeland.
2. To provide accessible, safe, convenient, and usable on-site open space.
3. To promote the health and welfare of residents by providing access to on-site and nearby open space
for recreational activities, physical exercise, and/or gardening.
4. To create usable open spaces that enhances residential and commercial development.
5. The enhancement of the value to abutting or neighboring parks, forests, wild preserves, nature
reservations or sanctuaries.
6. To provide for pedestrian-oriented open space in conjunction with large scale commercial development.
7. To create distinctive destinations that attracts people and encourages social interaction.
8. The conservation and enhancement of natural or scenic resources, including wildlife habitat.
B. General.
1. The installation of the alternatives identified in Table 17.06.510.B count as a credit towards the useable
open space requirement, where they meet the applicable conditions. Such open space may utilize one
or more of the following alternatives.

TABLE 17.06.510.B – USABLE OPEN SPACE CREDITS
Usable Open Space
Alternative

Allowed Credit / Conditions

Code Reference

Pedestrian-Oriented
Open Space (PED)

PED may count for up to 100% of the required
usable open space

ICC 17.06.510.D

Parks, plazas, and
playgrounds

May count for up to 100% of the required usable
open space

View Corridor Setbacks

Where view corridor setbacks are greater than the
underlying zoning setbacks, the additional setback
area shall count towards up to 50% of the required
usable open space
(standard zoning setback shall not apply to credit)

Green Roofs

Green roofs may count towards up to 50% of the
required usable open space when:
1) they are accessible to the residents/tenants and
2) they contain seating and other passive and/or
active amenities, where the amenity areas are
≤50% of the vegetated green roof area.

Water Resource Zones
(WRZ)

WRZ areas may count for up to 50% of required
usable open space

ICC 17.06.250.A

ICC 17.06.520.H.4
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Retention/Detention
areas with amenities

May count for up to 50% of required usable open
space

Critical area buffers

May count for up to 50% of required usable open
space

ICC 17.06.510.F.5

2. The following shall not count towards the useable open space requirement:
a. Property within the required setbacks excepting any additional front yard setback require for a view
corridor per ICC 17.06.150.A;
b. Vehicular paving;
c. Required parking lot landscaping;
d. Critical areas;
e. Required landscape and/or screening buffers; and/or
f.

Utility easements.

C. Useable open space requirements for non-residential and mixed-use developments.
1. All non-residential development (excluding property within the Industrial District) shall provide usable
open space for active and/or passive recreational uses.
6. Surface Requirements. No impervious surface will be allowed. The surface shall be one of the following
materials, or a combination of:
a. Grass or reinforced turf; or
b. Quality permeable materials subject to the approval of the Planning Director.
7. All non-residential and mixed-use developments shall provide the applicable type of usable open space:
a. Type A Usable Open Space – Single lot developments. All non-residential developments on a single
lot shall provide a minimum of five (5) percent of the gross lot area as consolidated and usable open
space.
b. Type B Usable Open Space – All non-residential and mixed-use developments containing more than
one lot shall provide a minimum of seven (7) percent of the gross lot area as consolidated and
usable open space. The open space may cross property lines. Consolidated open space will require
an open space easement to be dedicated on a plat. This will ensure that if the property is sold, the
new purchaser will be made aware of this encumbrance on the property.
8. Wherever possible, open space shall include the natural feature(s) of a site and building orientation shall
address the natural feature(s) of the site (see subsection (E) of this section).
9. All open space shall be owned and maintained by the property owner(s) or the property owners’
association.
D. Pedestrian oriented open space.
1. Pedestrian oriented open space shall be provided for large scale non-residential uses in the NonResidential Mixed Use, Business General, and Business Village zoning district. These spaces are intended
to be publicly accessible spaces that enliven the pedestrian environment by providing opportunities for
outdoor dining, socializing, relaxing, and visual amenities that contribute to the character of commercial
areas.
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a. New development featuring buildings designed for non-residential use with at least 5,000 square
feet of gross floor area shall provide pedestrian-oriented space equal to at least 2% of the acreage
of the site plus 1% of the gross non-residential building floor area. Buildings used entirely for
storage purposes are exempt from this standard.
b. The applicable open space(s) shall be maintained by the property owner.
Figure 17.06.510.D.1 - Pedestrian-oriented open space calculation.
<insert>

2. Pedestrian-oriented space design criteria.
a. Where a sidewalk area is widened beyond minimum requirements by four (4) or more feet, only the
extra width shall count as pedestrian-oriented open space. The additional sidewalk area may be
used for outdoor dining and temporary display of retail goods.
b. The following design elements are required for pedestrian-oriented open space.
(i)

Spaces shall be physically and visually accessible from the adjacent street or major internal
vehicle or pedestrian route. Spaces shall be in locations that the intended user can easily
access and use, rather than simply left-over or undevelopable spaces where very little
pedestrian traffic is anticipated.

(ii)

Paved walking surfaces of either concrete or approved unit paving (crushed rock designs may
be appropriate provided other design requirements are met).

(iii)

Pedestrian-scaled lighting (no more than 15 feet in height). Lighting may be on-site or
building-mounted lighting, pursuant to ICC 17.06.570.

(iv)

For every 60 square feet of plaza area or open space, seating areas must be provided and
consist of at least three linear feet of seating area (bench, ledge, etc.) or one individual chair.
This provision may be relaxed where there are provisions for movable seating that meet the
purpose of the standard.

(v)

Spaces shall be positioned in areas with significant pedestrian traffic to provide interest and
security – such as adjacent to a building entry.

(vi)

Landscaping that adds visual or seasonal interest to the space.
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Figure 17.06.510.D.2 - Example of pedestrian-oriented open spaces.

Each of the examples are sited in visible spots adjacent to the sidewalk and feature adjacent storefronts
that add visibility and activity to the space. These spaces also include landscaped elements, chairs and/or
ledges for seating, and a range of design details that make the space welcoming and interesting.
c.

The following features are encouraged in pedestrian-oriented spaces.
(i)

Pedestrian amenities such as a water feature, drinking fountain, and/or distinctive paving or
artwork;

(ii) Pedestrian-oriented facades on some or all buildings facing the space;
(iii) Consolidation of open space by siting the pedestrian-oriented space adjacent and contiguous
with open space from adjacent properties is encouraged where practical;
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(iv) A pedestrian pathway constructed of brick or concrete pavers a minimum of eight (8) feet in
width traversing the consolidated open space with pedestrian lighting;
(v) Plaza or courtyard covered with brick or concrete pavers; or
(vi) Play equipment (e.g. a children’s playground, checkers/chess set, or other activity area).
d.

The following features are prohibited within pedestrian-oriented space:
(i)

Asphalt, except where continuous asphalt paths intersect with the space;

(ii) Adjacent chain link fences;
(iii) Adjacent unscreened blank walls; and
(iv) Adjacent dumpsters or service areas.
E. Useable open space requirements for residential developments
1. Multi-family uses.
a. All multi-family development, including multi-family portions of mixed use development, shall
provide usable open space at least equal to 10% of the leasable floor area, not counting corridors,
lobbies, etc. For example, for an eight-unit development where the units average 1,000 square feet,
the minimum required open space shall be 800 square feet.
b. Open space(s) shall be maintained by the property owner or property owners’ association, where
applicable.
c. Open space shall be available to all residents and meet the requirements of ICC 17.06.510.F (i.e.
courtyards, play areas, community gardens, or similar spaces) except that up to 50 percent of the
required open space may be provided by other forms of usable open space (e.g. private yards, etc.)
when these spaces are located and designed to meet the purposes of these standards.
d. Multi-family common open space design criteria.
(i)

Common open space includes landscaped courtyards, gardens with pathways, children’s play
areas, or other multi-purpose recreational and/or green spaces. Special requirements and
recommendations for common open spaces include the following:
(1)

Required setback areas shall not count towards the open space requirement unless they
are portions of a space that meets the dimensional and design requirements and
guidelines set forth below;

(2)

No dimension shall be less than 15 feet in width;

(3)

Spaces (particularly children’s play areas) shall be visible from at least some dwelling
units and positioned near pedestrian activity;

(4)

Create a transitional space between public and private realms through the separation of
common space from ground floor windows, automobile circulation, service areas and
parking lots through the utilization of landscaping, low-level fencing, and/or other
treatments that enhance safety and privacy (both for common open space and dwelling
units); and/or

(5)

Spaces shall feature paths, landscaping, seating, lighting and other pedestrian amenities
to make the area more functional and enjoyable.
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Figure 17.06.510.E.2. - Examples of multi-family common open space.

(ii)

To the extent feasible, all required common open space shall be centrally located within the
development.

(iii)

The required space may be dispersed throughout the multi-family complex or development, but
no required space shall be less than 800 square feet in size;

2. Single-Family residential plats.
a. Short plats. No additional common usable open space is required during the short plat process.
b. Long plats. All development applications containing five or more single-family lots shall provide
recreational space as set forth in this section.
(i)

Amount of usable open space required. At least ten (10) percent of the gross acreage of any
proposed single-family residential plat, binding site plan, site plan, or other development
which includes five or more single-family residential units, shall provide for active park space,
passive park space, and/or trails by means of on-site parks, a fee in lieu, or a combination per
paragraph (iii)(3) of this subsection.

(ii)

Open Space Ownership. Ownership of open space area shall be established consistent with
one of the following forms of ownership:
(1)

Common Ownership. Open space may be held in common by a home or property
owners’ association or other similar organization. For the purposes of this section,
ownership of and/or conservation easement being held by a land trust, or other similar
conservancy organization, shall be considered common ownership. If this ownership
pattern is selected, covenant, conditions, and/or restrictions shall be required; or

(2)

Public Ownership. Designated open space areas shall not be required to be dedicated to
the County or other public agency, and the owner shall not be required to permit public
access to designated open space areas. However, if the owner offers to dedicate, the
County, Park District, or other public agency may choose to accept ownership of open
space. Consequently, upon approval and acceptance by the Board of Island County
Commissioners, open space shall be dedicated to the public.

c. Cluster developments, pursuant to Chapter 16.17 ICC, are encouraged for all plats within the
Potential Habitat Conservation Priority Areas identified in the Freeland Subarea Plan (Map L).
F. Placement of Open Space.
1. Wherever possible, the placement of open space should support the preservation of views to Holmes
Harbor (see ICC 17.06.150). The required building setback area for properties along view corridors may
be utilized to meet open space requirements if it meets the open space standards of this section. Views
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of Holmes Harbor from Hwy 525 should also be considered during the site planning process to utilize the
placement of open space to preserve views.
2. Placement should be adjacent to existing open space where possible and is a priority in Habitat
Conservation Priority Areas shown on Map L of the Freeland Subarea Plan. Connect minor open space
areas to create larger and more useful open space areas and wildlife corridors. Ensure access to open
space whenever possible and feasible.
3. Placement shall incorporate critical areas and their buffers.
a. The site’s critical area and their buffers shall be preserved and incorporated into the required open
space. The feature(s) shall be defined and identified on the open space plan submitted with the site
plan in accordance with ICC 17.06.510.H.
b. The required open space containing the feature(s) shall provide amenities in accordance with ICC
17.06.510.F.
4. Retention and detention ponds as open space.
a. A detention and/or retention pond may count toward the required usable open space if it meets the
following design requirements:
(i)

Meets Engineering standards;

(ii)

Slope of the pond bank does not exceed three (3) percent; allowable to twenty-five (25)
percent, but requires stone terracing for any slope exceeding three (3) percent. Terracing or
the cutting of a sloped plane into a series of successively receding flat surfaces or platforms,
shall have a maximum shelf depth of three feet with maximum 6 inch risers;

(iii)

Viewable from public areas and common space and accessible by the public and/or patrons;

(iv)

The water surface in the retention pond as measured at the normal pool elevations shall only
account for a maximum of ten (10) percent of consolidated open space requirement;

(v)

Natural stone or brick veneer is required on headwalls, bridges, wall, culverts, retaining walls,
and like structures;

(vi)

Is located between the building and the street or to the side of the building;

(vii) Meets the amenity requirements set forth in ICC 17.06.510.F.
b. Detention pond amenities. Recreation facilities installed in a detention pond area (e.g. tennis or
basketball courts) or playground structure may count towards the usable open space requirements
if it meets the following requirements:
(i)

Facilities and equipment must be securely installed in a manner that will accommodate
flooding when in use as a detention facility, including any seating, trash bins, and/or fencing;

(ii)

Must be installed on a permeable surface;

(iii)

Permeable surface must be maintained to the permeability of the surface at installation; and

(iv)

Must be accessible for use when not flooded.

6. In the Low Density Residential zone, open space should enhance or retain Island character through the
minimization of roadside disturbance of roadside vegetation.
G. Open Space Amenities.
1. In addition to the required amenities, a minimum of four (4) of the following amenities shall be
incorporated within the required open space.
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a. Sculptures, and/or pedestrian entry monuments/gateways, as approved by the Planning Director. A
pair of pedestrian entry monuments counts as one (1) amenity. A maximum of two (2) amenities
may be counted from this category.
b. Water features, excluding required retention/detention ponds. A maximum of one (1) water
feature shall be counted towards an open space amenity.
c. Shade structures such as pavilions or pergola (to be counted as two (2) amenities). A maximum of
one (1) shade structure shall be counted towards an open space amenity.
d. Raised planter beds with plants of seasonal color and/or native plants with brick and/or stone
veneer (collectively count as one (1) amenity).
e. Educational paths with plaques & monuments describing natural habitats and plant life of the
surrounding area (collectively count as one (1) amenity).
g. Other features as approved by the Planning Director.
2. Position buildings so that the open space is used as an amenity, except where it is prudent or necessary
to allow for future building expansion. Provide, if possible, outdoor seating and/or dining areas that
face onto open space and have access to the open space.
H. Timing of Improvements. The construction of the required open space improvements:
a. Shall be in conjunction with the development of the first lot and completed on or before the
issuance of the certificate of occupancy; or
b. May be deferred by the Planning Director in accordance with ICC 17.06.520.C.5.
I.

Open Space Plan.
1. The applicant shall submit an open space plan with the site plan submittal for the all multi-family,
mixed-use, and non-residential developments.
2. The approval of the open space plan shall expire when the development plans expire, but the platted
easements shall remain in effect. Should the location of open space change with a new site plan, then
the platted easement shall be amended to reflect the revised location.
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17.06.520 - Landscaping.
A. Purpose.
1. To preserve and enhance the natural environment and aesthetic qualities of the Freeland Subarea.
2. To preserve and enhance the appearance, character, and value of surrounding properties.
3. To provide cover, corridors, and habitat for wildlife.
4. To ensure the attractive appearance along county roads.
5. To enhancement of the quality of life and general welfare.
B. Applicability.
1. The provisions of this section shall apply to all development in the Freeland NMUGA excluding singlefamily developments of less than 5 lots.
2. Design alternatives.
a. The Planning Director may consider alternative design in the Village Core zoning districts depending
on the type of use, number of anticipated employees and customers, and the site’s physical context.
b. The Planning Directory may consider design alternatives for landscaping adjacent to a right-of-way if
underground utilities conflict with the standards (where a tree may be too close to a water line,
etc.).
3. Temporary deferral. A certificate of occupancy shall not be issued for any use located on a lot(s) upon
which screening and/or landscaping are required, unless such screening and landscaping are provided
on said lot(s) as herein specified. This provision may be temporarily deferred by the Planning Director in
cases where it is not reasonable for the developer to install certain species of plant material prior to
occupancy due to the recommended planting season not occurring at an appropriate phase in
construction. In such case, the time deadline for planting such materials shall be extended only to the
nearest seasonal period suitable for planting such materials. Also, the Planning Director shall require
that the applicant obtain a temporary waiver when water restrictions are in place preventing regular
irrigation or watering of plant material.
a. If a temporary deferral is granted, the developer or property owner must provide the County with a
surety bond or such other financial security as approved by the Planning Director ensuring the
installation of screening/landscaping. The amount of the security shall be equal to the cost of plants,
plant material and installation. The developer or owner must submit documentation of the estimated
installation costs of the deferred plantings. Suitable documentation may be in the form of a
landscape contractor’s bid or contract, a nurseryman’s bill or a similar document, or a cost estimate
by a registered landscape architect.
b. The Planning Director is authorized to release part of any security posted as the improvements are
completed. However, all landscaping shall be in place by the next growing season.
4. Streetscape Standards. [Reserved]
C. Landscape Plan.
1. Landscape plans shall be required for all multi-family, mixed-use, non-residential, and single-family long
plat development with the site plan application.
2. Applications for development shall include a landscaping plan that describes and identifies areas where
landscaping, screening, tree retention and community/open spaces are proposed. The plan shall include
the following:
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a. Identification on the site plan of existing trees that are to be retained. A summary shall be provided
that describes the type of each tree. The mature diameter of each tree canopy shall be shown on a
scaled map, including trees located on adjacent properties that extend onto the property proposed
for development.
b. Identification on the site plan of proposed trees, shrubs, herbs, groundcover and other vegetation
that is proposed. Information shall be provided that shows the type, size, quantity and location of
each plant and tree species.
c. A summary of the number of trees that are proposed and a description of how the tree canopy
requirements are being met.
d. A summary of the method(s) of irrigation.
D. General landscaping provisions.
1. Regional native vegetation should be retained to the extent possible and also used to supplement
existing vegetation.
2. Berms are encouraged if needed to screen non-residential structures and parking lots from adjacent
properties or public roads. Berms shall be installed in a manner that does not impede pedestrian access.
3. Buffers adjacent to public roads and/or overhead utilities shall be increased in size to ensure that the
buffer width is maintained where the right-of-way of the adjoining public roadway is less than the
standard specified in Chapter 11.01 ICC and when either the public agency does not purchase the
additional right-of-way or the applicant does not dedicate the additional right-of-way in conformance
with Chapter 11.01 ICC.
4. Completion of all landscape plans shall be assured as follows:
a. The applicant may post a surety bond or provide other financial assurances, equal to 200 percent of
the estimated cost of materials and installation, or may enter into other implementation agreements
as are approved by the Planning Director.
b. Release of any surety for completion of landscaping shall not occur until a final landscape inspection
and a plan completion sign-off has been made by the Planning Director. Any portion of the
landscaping not completed in accordance with the approved landscaping plan shall be cause for the
plan not to be signed and/or cause for the surety to be used by the county to complete the
installation.
c. The landscape improvements shall be completed in accordance with the approved plan prior to
issuance of final Certificate of Occupancy.
5. Landscape maintenance.
a. Dead or dying vegetation must be replaced immediately or if in winter, within the next planting
season; and
b. Landscape structures in disrepair or destroyed must be repaired or replaced to serve original
purpose.
6. It is a higher priority to protect and maintain existing significant trees and/or groves in their present
location than it is to establish new landscaped areas.
a. Building, site, and landscaping shall be designed to first avoid or, if unavoidable, to limit the impacts
to existing significant trees and/or groves with the goal of retention to the maximum extent
practical for the site (without impacting the ability to develop the site).

88

Draft 3.0 | January 8, 2019

b. With the exception of the landscaping requirements for parking lots, retention of existing significant
trees and/or groves can be utilized to meet the other landscape requirements outlined in this
section.
7. Landscaping design shall preserve necessary sight triangles at intersections so vegetation will not create
a vehicular sight hazard.
E. Plant material and installation standards.
1. Native or non-invasive plant species. New landscaping materials shall include species native to the
Puget Sound region or hardy, waterwise, and non-invasive species appropriate in the climatic conditions
of the property (decorative annuals are an exception). Generally acceptable plant materials must be
those identified as hardy in Zone 5 described in The Western Garden Book, Sunset Publishing
Corporation (most recent edition) and may not include any plant materials identified as a Noxious Weed
(ICC xxx). The selection of plant species should include consideration of soil type and depth, the amount
of maintenance required, spacing, exposure to sun and wind, the slope and contours of the site,
compatibility with existing native vegetation preserved on the site, water conservation where needed,
and the impact of landscaping on visibility of the site for purposes of public safety and surveillance.
2. Tree standards and guidelines.
a. Single-family residential (attached or detached) shall have a minimum of two (2) medium or large
trees per lot (see Table 17.06.520.E.2.d).
b. For multi-family, mixed-use, and non-residential developments, the required tree density shall be
provided pursuant to Table 17.06.520.E.2.b (below).
Table 17.06.520.E.2.b. – Required Tree Density
Development Type
TREES PER ACRE
(medium or large trees per
Table 17.06.520.E.2.d.)

Retail

Office /
Non-Retail

MultiFamily

Mixed-Use

12

12

15

8

c. Because retention of any and all trees is encouraged, any and all existing healthy trees can be
utilized to meet the tree density requirement except for trees that are retained because they are
located within a wetland, stream, or a buffer. In addition, trees utilized for screening can be utilized
to meet this requirement.
d. Unless otherwise noted herein, required trees shall meet the following standards at the time of
planting:
(i)

Required trees within parking areas shall be a minimum caliper of two (2) inches (as measured
six inches above the root ball) and a minimum height of 10 feet at the time of planting.

(ii)

Required deciduous trees shall be fully branched, have a minimum caliper of 1 1/2 inches (as
measured 6 inches above the root ball), and a minimum height of six feet at the time of
planting.

(iii)

Required evergreen trees shall be fully branched and a minimum of six feet in height,
measured from the treetop to the ground, at the time of planting.

(iv)

If the Planning Director decides reducing the minimum size of trees will not detract from the
desired effect of the trees, the minimum size of trees may be reduced if the applicant submits
a written statement by a Washington state licensed landscape architect, landscape contractor,
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or arborist certifying that the reduction in size at planting will not decrease the likelihood the
trees will survive.
(v)

Tree heights are defined as:
Table 17.06.520.E.2.d. - Tree Size Categories
Size

Height at Maturity (1)

Small / ornamental tree

< 15 ft

Medium tree

15 ft – 35 ft

Large tree

> 35 ft

(1) Capable of growing to the standard height range under normal growing

conditions for our region.

e. A four (4) foot minimum trunk distance from concrete pavement, utility lines, screening walls, or
others structures unless approved or otherwise noted shall be maintained. A six (6) foot minimum
trunk distance shall be maintained from the back of the street curb.
3. Shrub standard. Shrubs, except for ornamental grasses, shall be a minimum of one-gallon size at the
time of planting.
4. Ground cover standards and guidelines.
a. Ground covers shall be planted and spaced to result in total coverage of the required landscape area
within three years, or as per recommendations by a Washington state licensed landscape architect
or landscape contractor as follows:
(i)

Four-inch pots spaced at 18-inches on-center.

(ii) One-gallon or greater sized containers at 24-inches on-center.
b. A reduction in the minimum pot/container size or bed of flowers may be allowed if certified by a
Washington state licensed landscape architect or landscape contractor that the reduction shall not
diminish the intended effect or the likelihood the plants will survive.
c. Grass is acceptable as ground cover in landscaped areas, but generally not preferred for water
conservation and maintenance purposes (lawn areas designed as play areas are an exception).
d. Ground cover areas shall contain at least two inches of composted organic material at finished
grade.
5. Tree and plant diversity.
a. If there are more than eight (8) required trees, no more than 40 percent of them may be of one
species.
b. If there are more than 24 required trees, no more than 20 percent of them may be of one species.
c. If there are more than 24 required shrubs, no more than 75 percent of them may be of one species.
d. The Planning Director may approve an alternative where trees are retained per ICC 17.06.520.E.2.c.
6. Tree/shrub height and location.
a. The landscape plan shall plan for the mature size of trees and major shrubs to avoid interference
with windows, decks, lighting, pedestrian pathways, underground utilities, and sight distance
triangle.
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b. Landscaping shall be designed and placed to meet any required screening per Table
17.06.540.E.8(2).
7. Landscape installation standards.
a. Trees installed with Façade landscaping or parking lot landscaping planted adjacent to the right-ofway shall be installed with structural soil or equivalent. Details of structural soil or equivalent shall
be provided on the landscape plan.
b. All required landscaping must be in-ground, except when in raised planters. Plant materials will be
installed to current nursery industry standards.
c. Plant materials must be properly supported to ensure survival. Support devices such as guy wires or
stakes must not interfere with vehicular or pedestrian movement. Where support is necessary,
stakes, guy wires or other measures must be removed as soon as the plant can support itself.
d. Existing trees and plant materials to be retained shall be protected during construction, such as by
use of chain link or other sturdy fence (to be removed after construction is completed) that is placed
at the dripline of trees to be retained. Grading, topsoil storage, construction material storage,
vehicles, and equipment shall not be allowed within the dripline of trees to be retained.
F. Required Landscape Areas. All multi-family, mixed-use, and non-residential uses shall comply with the
following landscape standards per Table 17.06.520.F.
Table 17.06.520.F – Required and Optional Landscaping by Use
Retail

Office/
Non-Retail

MultiFamily

MixedUse

R

N/A

N/A

R

N/A

R

O

N/A

H(1) - Ceremonial Drive

O

O

O

O

H(2) - Parking Lot Perimeters

R

R

R

R

H(3) - Internal Parking Lot Landscaping

R

R

R

R

H(4) - Water Resource Zone - Landscape Edge Option

O

O

O

O

H(4) - Water Resource Zone - Pervious Surface Option

O

O

O

O

Type
Façade Landscape Areas
G(1) - Retail Façade
G(2) - Office / Non-Retail Façade
Parking Lot Landscaping

O = Optional; R = Required; N/A = Not Applicable
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G. Façade Landscape Areas
Table 17.06.520.G.(1) - Retail Façade
Sidewalk

10’ min. to building w/ 6’ min.
unobstructed
If building is >100 ft in length,
12’ min to building w/ 8’ min.
unobstructed

Main drive aisle

24’ min. width

Façade trees

30’ on center (1) in grates or tree
wells (2)

Parking island

9’ min. width
Terminus of parking rows at
main drive aisle

Parking lot trees

Center in landscape

Parking rows
(1) Structural soil or equivalent required per
industry standard (provide details).
(2) Not required for section where arcade is
provided or hard awning (not fabric) extends
over the sidewalk.

Table 17.06.520.G.(2) – Office / Non-Retail Façade
Façade
Landscape area

15’ min. adjacent to structure

Façade trees

30’ on center or as appropriate
for species

Sidewalk

6’ min. width

Main drive aisle

24’ min.

Parking island

9’ min. width
Terminus of parking rows along
the main drive aisle; equal to 2
parking spaces

Parking lot
Parking lot trees

Center in landscape island

Offices in Mixed-Use buildings shall provide Retail
Shopping Center Façade.
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H. Parking Lot Landscaping.
1. Ceremonial Drive.
Table 17.06.520.H.1. – Ceremonial Drive
Landscape
area

10’ min width;
May include Water Resource Zone

Entry drive
aisle

24’ min. width;
On axis with building main entry

Parking
rows

Landscape terminus on main drive
aisle

Ceremonial
drive trees

Spaced 30’ on center or as
appropriate for species;
For a length equal to that of the
parking row(s) (1)
Center in 10’ wide landscape area
on each side of ceremonial drive (3)

Façade
trees

Spaced 30’ on center in grates or
tree wells (1)

(1) Structural soil or equivalent required per
industry standard (provide details).
(2) Not required for section where arcade is
provided or hard awning (not fabric) extends
over the sidewalk.
(3) With Planning Director approval, trees may be
clustered and trees required by other
landscaping sections may be clustered within a
ceremonial drive.

2. Parking lot perimeters.
a. Landscaping shall be required in all front and side yards between the structures and parking areas as
well as between the parking areas and the adjacent public street.
b. Living screen buffers shall be required for all parking lots adjacent to a public street. Type C living
screen (see ICC 17.06.540.E.7) shall be provided at a width equal to 10 feet or the minimum
required building setback specified for the underlying zoning district, whichever is greater. For
developments in the Non-Residential Mixed-Use, Business General, or Business Village zoning
districts, the living screen width may be reduced if one of the two following landscape buffer
alternatives are used:
(i)

Alternative 1. Provide a five-foot-wide planting bed that incorporates a continuous low wall
(30-36 inches tall). The planting bed shall be in front of the wall and feature Type C living
screen (see ICC 17.06.540E.7). The wall shall be constructed of brick, stone, decorative
concrete or concrete block, or other permanent material that provides visual interest and
helps to define the street edge; or

(ii)

Alternative 2. Provide an elevated planter which is a minimum of 5 feet wide and between 23 feet in height. Ledges that are approximately 12 inches in width are encouraged as they can
double as a seating area. The planter must be constructed of masonry, concrete or other
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permanent material that effectively contrasts with the color of the sidewalk and combines
groundcover and annuals, perennials, ornamental grasses, low shrubs, and/or small trees that
provide seasonal interest.

Figure 17.06.520.H.2.b.(ii) - Parking lot screening along streets.

Standard requirement – at
least 10 feet of Type C
living screen

Alternatives for the NM, BG, or BV zoning districts.

1. Planting with low wall.
5’ width, type C

2. Elevated planter.
5’ width, type C

d. Where surface parking lots are located along internal side property lines, a three (3) foot screening
fence or wall (type S1, S3 or S4) shall be required on the property line, pursuant to ICC 17.06.540.E.
Breaks in the fence/landscaping are permitted for internal pedestrian and vehicular connections
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between properties. Properties in the Non-Residential Mixed-Use, Business General, and Business
Village zoning district with shared parking agreements with applicable neighbors are exempt from
this requirement. Design alternatives will be considered provided they meet the purpose of the
buffering standards in this section.
Figure 17.06.520.H.2.c
Parking lot minimum landscaping along internal property lines.

The Planning Director may
approve a design alternative for
the buffer width, but in no case
shall it be less than a min. of 5’ of
landscaping

3. Internal parking lot landscaping.
a. General standards.
(i)

Landscaping islands internal to parking lots shall incorporate trees with the following spacing:
•

One large tree every 300 square feet or 30 linear feet

•

One medium tree per 220 square feet or 22 linear feet

•

One small tree per 150 square feet or 15 linear feet

(ii)

At least 70 percent of the required deciduous trees must be large-maturing trees. Trees shall
be maintained to maximize pedestrian visibility and access when planted near pathways (clear
between 3 feet and 8 feet in height).

(iii)

Trees and shrubs must be planted within 15 feet of the vehicular use area to count as parking
lot landscaping.

(iv)

Shrubs should be installed a minimum of one shrub per 20 sq ft and space no more than 8 ft
apart.

(v)

Groundcover shall be planted at density to cover within 3 years of planting.

(vi)

Plant diversity shall be provide per ICC 17.06.520.E.5.

(vii) When a development contains 20 or more parking spaces, 50 percent of the trees and shrubs
must be planted in islands or medians located within the parking lot. Planting trees in groups
is encouraged to increase the total amount of planting area for roots to grow.
(viii) Small maturing trees shall be planted where overhead utility lines would interfere with normal
growth of medium or large trees.
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(ix)

Parking lot landscaping islands must be at least 6 feet deep and 6 feet wide to be counted
towards required parking lot landscaping calculations.

(x)

Rain gardens and swales may be integrated into required parking lot landscaping buffers
and/or islands as Water Resource Zones, per ICC 17.06.520.H.4.

(xi)

Trees shall be planted where the tree trunk is aligned with parking stall lines to avoid damage
from cars, as depicted in Figure 17.06.520.H.3.
Figure 17.06.520.H.3.a.(vii) - Tree alignment with parking stall lines

b. Design alternatives to the internal parking lot landscaping standards will be considered provided the
alternate landscaping design meets the purposes of the standards.
c. Landscaping shall be required between the structures and parking areas pursuant to ICC
17.06.520.G.
d. Parking lot landscaping islands.
(i)

Islands shall be spaced pursuant to the following table:

Table 17.06.520.H.3.d - Landscape Island Requirements
Surface Lot, Rear
(see Table 17.06.550.F.3.)
Surface Lot, Side
(see Table 17.06.550.F.4.)
Surface Lot, Front
(see Table 17.06.550.F.5)

1 every 20 parking spaces
1 every 10 parking spaces in BV, BG, & NM districts
1 every 12 spaces in other districts
1 every 6 parking spaces

(ii)

Landscape islands shall be evenly distributed throughout the parking lot in order to provide an
even tree canopy throughout the lot.

(iv)

Parking lot landscape islands shall consist of an area equal in size to a minimum of two parking
spaces end-to-end (324 square feet) unless for a single row or parking where the area shall be
equal to one parking space.

e. Internal landscape medians.
(i)

Parking bays shall be broken up with landscaped islands and/or medians between rows to
avoid long monotonous rows of parking.

(ii)

A landscape median Water Resource Zone (option 1) is encouraged for internal landscape
medians.
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(iii)

Pedestrian pathways may be installed that cross the width or travel the length of the planting
medians.

4. Water Resource Zones.
a. Water Resource Zone (WRZ) Option One – Landscape Edge. Installation of WRZ Option 1 shall be per
Table 17.06.520.H.4.a.
Table 17.06.520.H.4.a – Water Resource Zone (WRZ) Option One – Landscape Edge
Landscape buffer

12’ minimum width(1)
Non-residential: minimum of 5% of the
parking surface area, including drive
isles
Multi-family: minimum of 7% of the
parking surface area, including drive
isles

Stormwater
Management

Engineered bioswale or bioretention

Trees

Tree density per 17.06.520.H.3.1

Parking lot

Grade parking lot to drain towards
landscape area.
Design with wheel stops or curb cuts
to allow drainage into landscape buffer

(1) May be wider based on stormwater runoff and exclusive
of detention basins

b. Water Resource Zone (WRZ) Option Two – Pervious Surface. Installation of WRZ Option 2 shall be
per Table 17.06.520.H.4.b.
Table 17.06.520.H.4.b – Water Resource Zone (WRZ) Option Two – Pervious Surface
Pervious pavers

Non-residential: minimum of 5% of the
parking surface area, including drive
isles
Multi-family: minimum of 7% of the
parking surface area, including drive
isles

Structural soil

Per industry standards (provide
details)
Provide drainage and details in
drainage plans

Small island

Less than 500 square feet

Trees

Spacing at 36’ on center
One per 500 square feet of the
combined pervious paver area plus
landscape island area
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