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Meeting Goals
At the March 22, 2017 Design Review Board (DRB) Recommendation Meeting, the DRB should:
• Determine how applicable criteria including the KXLY Development Agreement, 2009; the Integrated Site
Plan, May 31, 2013; Initial Design Standards for Centers and Corridors, August 11, 2002; and the City of
Spokane Comprehensive Plan affect or pertain to the proposed design; and
• Identify opportunities for design modifications as appropriate to maintain consistency with applicable
criteria and respond to public comment.

Background
The Design Review Board Program Review/Collaborative Workshop was held on January 25, 2017 and the Design
Review Board Recommendation Meeting is scheduled for March 22, 2017.
The following materials are supplemental to this report:
•
Design Review Board Program Review/Collaborative Workshop Guidance, January 25, 2017;
•
Design Review Staff Report (Program Review/Collaborative Workshop), January 12, 2016(17);
Additional information is on file and may be viewed at City Hall. Recommendations of the Design Review Board will
be forwarded to the Planning Director.

Regulatory Analysis
The site is zoned CC2 (Type 2 CC Zone) District Center, but is required to meet the CC1 (Type I CC Zone) Design
Standards, per Section 7.4 of the Development Agreements.
Code requirements applicable to the project include the following (this list is not comprehensive – applicants
should contact Current Planning Staff with any questions about code requirements).
Section 17C.200.050 Street Tree Requirements. Street trees are required along all city streets in commercial,
center and corridor, industrial zones and along arterials in residential zones. Street trees shall be planted between
the curb and the walking path of the sidewalk. Trees shall be spaced so the branches will touch after ten years of
growth.
Staff note: This requirement will apply along Regal and will be verified at the time of Building Permit.

Staff assessment of consistency with CC Design Standards (2002 Initial Design Standards and Guidelines).
1.

Buildings Along the Street – More than 15% of the frontage has buildings up to the street. Windows
and doors face the street.
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2.
3.
4.
5.
6.

Sidewalk Encroachments – None proposed at this time.
Lighting – Using the same pallet as identified in the ISP.
Screening and Noise Control of Service Areas – Addressed in the latest submittal on Page 25.
Ancillary Site Elements – Using the same pallet as identified in the ISP.
Curb Cut Limitations – The proposed driveways widths exceed the standard. It’s anticipated that the
applicants will request a design deviation from the City Traffic Engineer and will be required to
provide justification for review. This includes fire access and “Auto Turn” layouts of the largest truck
projected to use the approaches for turning radii and maneuvering onto the site.
7. Pedestrian Connections in Parking Lots - Addressed in the latest submittal on Page 6.
8. Drive-Through Lanes – Drive-through is internal to the site.
9. Transition between Commercial and Residential Development – Addressed in the latest submittal on
Page 25.
10. Treatment of Blank Walls – Addressed in the latest submittal on Page 25.
11. Prominent Entrances – Addressed with renderings.
12. Façade Transparency – The applicant will be proving these calculations.
13. Massing - Addressed with renderings.
14. Roof Form - Addressed with renderings.
15. Historic Context Considerations – Using the same pallet as identified in the ISP.
16. Screening of Rooftop Equipment – Appears to have been addressed, but will be verified at time of
Building Permit.
CC1 Design Standards
17. Pedestrian Oriented Signs – Specific signage will be reviewed subject to the CC1 Design Standards.
18. Integration with Architecture – Appears to be composed of similar materials and styles.
19. Creative Graphic Design – Specific signage will be reviewed subject to the CC1 Design Standards.
20. Unique Landmark Signs – None proposed, all signage will be reviewed subject to the CC1 Design
Standards.
21. Ground Signs – The proposed monument and pylon signs exceed the standard. The applicants may
decide to apply for a ‘Bonus Allowance for Outstanding Design’ (Section 17C.240.290) and follow the
procedures for a type II land use application. This process will include department and agency review
and public notice with a 14 day public comment period. At the conclusion of the comment period the
decision will be issued by the Planning Director.
Staff note: With the exception of 6. ‘Curb Cut Limitations’ and 21. ‘Ground Signs,’ the standards appear to have
been met or will be verified at the time of permitting.

Topics for Discussion
Staff would suggest the following points for discussion.
1. Changes to the design since the Collaborative Workshop/Program Review, including any changes made in
response to recommendations offered by the Design Review Board on January 25, 2017.
2. Any suggested design modifications to the site or building facades that may be necessary to address the ISP,
Development Agreement, Centers & Corridors Design Guidelines or Comprehensive Plan.
3. Pedestrian Connections. Strategies to enhance the pedestrian environment including a mid-block crossing per
the DRB’s Jan. 25 recommendations.
a. Regal. Mid-block crossing and the pedestrian environment along the property and the Sports Complex.
b. Coordination with Parks Department. How will grade transitions to the park property be handled? What
will be the impacts to the park property including trees?
c. South. Proposed connection to the residential area to the south.
d. Internal Site Circulation. Continuous, rather than meandering, walkways immediately adjacent to the
parking lots along the center east-west walkway would allow people to access walkways without crossing
planting areas.
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Please see the following criteria:
• Centers and Corridors Zone Section 17C.122.010 Intent encourages alternative modes of transportation
with a safe pedestrian environment and quality design.
• City of Spokane Comprehensive Plan Land Use Policy 3.2 Centers and Corridors. The circulation system is
designed so pedestrian access between residential areas and the district center is provided. Frequent
transit service, walkways, and bicycle paths link district centers and the downtown area.
• Initial Design Standards and Guidelines for Centers and Corridors.
“Pedestrian Connections in Parking Lots” page 10.

•
•

4.

Integrated Site Plan, May 31, 2013. Pages 7 & 9.
2009 Development Agreement 5.1 Pedestrian Connections: The Property shall contain dedicated
pedestrian and bicycle connections (“path”) which are designed to allow pedestrians and bicycles to
access and move around and through the Integrated Properties with connection to the surrounding
neighborhood. When feasible, such path shall connect to existing publicly accessible trails, sidewalks or
other pathways that are adjacent and contiguous to the Integrated Properties.

Tree Preservation.
The development agreements recognize ponderosa pine as an important site characteristic. There are 13
existing ponderosas on the site, and the ISP requires saving 2. In response to the DRB’s Jan. 25
recommendation, the applicants are proposing to plant 8 new ponderosa instead of the proposal to save 2
that are in poor condition.
a. Because ponderosa tends to be difficult to establish, staff would suggest an establishment and
replacement plan for new ponderosa plantings to help meet the requirements of the development
agreement.
b. To improve the potential for success, specify ponderosa that are container grown or containerized stock,
meaning that the B&B trees are placed in a container to root-out over 6 to 12 months before sale. In
addition, seed must be sourced from the Spokane area or high altitude eastern Oregon (Ponderosa
installations from a Willamette Valley seed source will fail here). This information was shared by Angel
Spell, Urban Forester.

Please see the following criteria:
• City of Spokane Comprehensive Plan Natural Environment Policy 15.5 Nature Themes – Identify and
use nature themes in large scale public and private landscape projects that reflect the natural
character of the Spokane region.
• Integrated Site Plan, May 31, 2013. Pages 7 & 11.
• 2009 Development Agreement 5.2 Tree Preservation: Any plan for development of the Property shall
provide for the preservation of trees, by leaving in place, a minimum of 10% of all Ponderosa Pine
trees.
5.

Buildings.

6.

Plazas. Programming or anticipated uses. How has the STA plaza been integrated per the DRB’s Jan. 25
recommendations?

7.

Site Details. Colors, patterns, lighting, plant palette.
For items 5-7, please see the following criteria:
• Initial Design Standards and Guidelines for Centers and Corridors.
• Integrated Site Plan, May 31, 2013. Part C Design Theme and Kit of Parts, Pages 12-16.
• 2009 Development Agreement 5.3 Design Theme: The Integrated Properties shall be developed with
a consistent design theme utilizing, for example, similar or complementary construction materials,
architectural characteristics, streetscapes, open spaces, fixtures, and landscaping. All buildings shall
provide architectural treatment of interest on those facades visible from the street, such as color,
texture, glazing, material differentiation or any other mechanism designed to lessen the impact of
building mass when viewed from the street.
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8.

Screening. Protection of adjacent residences to the south from parking and service area impacts (applicant’s
submittal pgs. 25 and 31). Does the screening adequately address the DRB’s Jan. 25 recommendation?
Please see the following criteria:
• Initial Design Standards and Guidelines for Centers and Corridors.
Screening and Noise Control of Service Areas, page 7.
Treatment of Blank Walls, page 13.

9.

Low Impact Development (LID) Measures.
During the Jan. 25 Collaborative Workshop, the DRB requested innovative, alternative LID measures. The
Development Agreement states “Owners shall endeavor to implement Low Impact Development (LID)
measures in any development of the property.”
The applicants indicated that they reviewed the Eastern Washington Low Impact Development Guidance
Manual. This manual describes a variety of alternatives for low impact development to reduce peak flows
and notes that where infiltration-based practices are not possible, other alternatives may include
reducing the amount of impervious surface, utilizing native vegetation and soils, permeable paving with
an under-drain, rainwater collection systems, raised flow through planters to collect roof runoff, or bioretention swales with an under-drain.

10. Long Term Development to an Urban District. Strategies for a successful transition to an Urban District.
Please see the following criteria:
• City of Spokane Comprehensive Plan, District Center: As with a neighborhood center, buildings are
oriented to the street and parking lots are located behind or on the side of buildings whenever
possible.
• Centers and Corridors Zone Section 17C.122.010 Intent encourages a cohesive development pattern
with screened parking areas behind buildings.
• “Narrative,” Integrated Site Plan Pg. 22 (this list is not complete).
- Development must encourage buildings built to the streets and should support future infill
development as market demands.
- Locate proposed driveways to align across Regal and Palouse to allow driveways to transition to
future urban style intersections; locate appropriately to provide urban scale blocks.
- Plan street improvements to allow future on-street parking while protecting urban-scale
sidewalks, streetscape and storefronts.
• 2009 Development Agreement 5.6 Long-Term Development of Urban District: “The intent of the
parties is to design and develop urban features that will facilitate integration of the Property (and
surrounding area) into an urban district with a unified character that promotes pedestrian and
vehicular circulation, without conflict, encourages opportunities for mixed use development and
enhances the natural and built aesthetics in the area. In order to enhance connectivity and facilitate
future urban development, driveways through the property shall be designed wherever possible, to
facilitate connections to the properties identified in Recital D, above.”

Note
The recommendation of the Design Review Board does not alleviate any requirements that may be imposed on
this project by other City Departments including the Current Planning Section of the Planning Dept.

Policy Basis
Spokane Municipal Codes
City of Spokane Comprehensive Plan
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1 - Program Review/Collaborative Workshop

January 25, 2017
Design Review Board
Austin Dickey, DRB Chair
c/o Julie Neff, DRB Secretary
Planning & Development
808 W. Spokane Falls Blvd.
Spokane, WA 99201

Based on review of the materials submitted by the applicant and discussion during the
January 25, 2017 Collaborative Workshop, the Design Review Board recommends the
following:
GENERAL
• The board has no concerns with the proposed alternative zoning strategies.
NEIGHBORHOOD
• Applicant to provide additional detail on what is proposed for the pedestrian paths
between the playfields and the development site.
• Applicant to pursue a mid-block, enhanced pedestrian crossing that strives to align with
the proposed grid across Regal south of the Palouse Highway intersection in order for
the proposal to evolve into an urban district per Section 5.6 of the Development
Agreement.
• Work with STA to determine how to best incorporate the future High Performance
Transit stop into the development.
SITE
• The applicant shall look into opportunities to provide either additional site trees and/or
provide select trees of greater size in lieu of saving the two existing ponderosa pines
which are in poor health and may be difficult to save.
• The applicant will provide a landscape separation at the north end of the “ribbon park”
between the curb and sidewalk at Regal.
• The applicant is requested to provide innovative, alternative LID solutions.
• The applicant to provide additional detail on hardscape throughout the project on
planned pedestrian connectivity within the parking lot and along Regal, include
strategies that enhance the pedestrian environment.
BUILDING
• We request the applicant, before the next meeting, define whether Pad “E” will be in
phase I or II.
• Applicant to provide better screening of Pad “A” along the south façade.

Austin Dickey, Chair, Design Review Board
Note: Supplementary information, audio tape and meeting summary are on file with City of Spokane Design Review Board.
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Tami Palmquist, Associate Planner
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c/o Mike Stanicar
Bernardo-Wills Architects
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Meeting Goals
The Design Review Board will hold at least two meetings to review this proposal. The first meeting, the
Program Review/Collaborative Workshop will be held on January 25, 2017 and must take place prior to
submittal of a building permit application. It is an opportunity for project applicants to share preliminary
information about the proposal early in the design process before any major decisions have been made.
Citizens are invited to offer comments to help guide design decisions that will respect and build on the
positive aspects of the neighborhood. During the meeting the Board may identify opportunities for design
modifications as appropriate to respond to public comment and maintain consistency with criteria
including the KXLY Development Agreement, 2009; the Integrated Site Plan, May 31, 2013; and the Initial
Design Standards for Centers and Corridors, August 11, 2002.
The second meeting with the DRB, the Recommendation Meeting, may be scheduled after the proposed
design has been refined to respond to criteria identified during the Collaborative Workshop as well as
other applicable permitting requirements. Applicants are encouraged to proceed to the Recommendation
Meeting prior to submitting the building permit application. The Recommendation Meeting is another
opportunity for citizen comment. At the close of the Recommendation Meeting, the DRB will prepare a
recommendation to the Planning Director.

Authority
Chapter 04.13 Design Review Board
A. Purpose. The design review board is hereby established to:
1. improve communication and participation among developers, neighbors and the City early in the design
and siting of new development subject to design review under the Spokane Municipal Code;
2. ensure that projects subject to design review under the Spokane Municipal Code are consistent with
adopted design guidelines and help implement the City’s Comprehensive Plan.
3. advocate for the aesthetic quality of Spokane’s public realm;
4. encourage design and site planning that responds to context, enhances pedestrian characteristics,
considers sustainable design practices, and helps make Spokane a desirable place to live, work and visit.
5. provide flexibility in the application of development standards as allowed through development
standard departures; and
6. ensure that public facilities and projects within the City’s right of way:
a. wisely allocate the City’s resources,
b. serve as models of design quality
This proposal is subject to design review under SMC Section 17G.040.010 Design Review Board
Authority, F. A development proposal or planning study about which the plan commission, planning
director, or hearing examiner requests to have the board’s advice pertaining to any design elements.
Recommendations of the Design Review Board will be forwarded to the Planning Director.
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Background
In 2009 the City Council approved Development Agreements for three sites, KXLY, Joers (Richey), and
Black. The agreements were prepared in response to the developers’ request for a Comprehensive Plan
amendment to change the land use map from single family and multifamily residential to CC Core (District
Center).
• Section 4 “Stormwater Pilot Project” of the Development Agreements, states that “owners shall
endeavor to implement Low Impact Development (LID) measures in any development of the
property.”
• Section 5 “Integrated Site Plan” of the Development Agreements requires an Integrated Site Plan
for the three sites prior to submittal of any building permit application. Section 5 of the
Development Agreements is copied at the end of this report.
• Section 6 “Review of Integrated Site Plan” requires the DRB to review the Integrated Site Plan
and make a recommendation to the Planning Director as to whether the proposal is consistent
with the criteria identified in Section 5.
The DRB reviewed the proposed Integrated Site Plan on August 8, 2012 and January 9, 2013. The
final Integrated Site Plan is dated May 31, 2013 and is included with the applicant’s submittal
package.
• Section 7 “Building Permit Review” requires that all buildings proposed for development on the
properties will be subject to City of Spokane Design Review. Text in the box below is copied
directly from the KXLY Development Agreement.
The DRB reviewed the proposed plans for the Black property on March 15, 2013 and April 24, 2013.

Additional information is on file and may be viewed at City Hall.
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Location & Context
The site is located within the Southgate Neighborhood. It is separated from the other two sites included
as part of the Integrated Site Plan by Regal and Palouse Highway. Both of these roads are designated
as minor arterials. To the south and east are multi-family residences. West of the KXLY site is an area of
single family residential. The property to the north is owned by the City of Spokane Parks Department.
Several blocks to the north is the City of Spokane’s Hazel’s Creek property designated for stormwater
runoff mitigation.
STA’s High Performance Transit Network includes a line on Regal. The information below was copied off
the agency’s HPT Network page:
-To view a map of the HPT Network Plan, as adopted by the STA Board of Directors, click here.
-To view the characteristics of the various types of service that may be available in a High Performance
Transit Network, click here.

Regulatory Analysis – Zoning
The site is zoned CC2 (Type 2 CC Zone) District Center, but is required to meet the CC1 (Type I CC
Zone) Design Standards, per Section 7.4 of the Development Agreements.
Code requirements applicable to the project include the following (this list is not comprehensive –
applicants should contact Current Planning Staff with any questions about code requirements):
Chapter 17C.122 Center and Corridor Zones.
Initial Design Standards and Guidelines for Centers and Corridors, August 11, 2002.

The document titled “Initial Design Standards and Guidelines for Centers and Corridors” is adopted by reference as a part of
the initial land use code for centers and corridors and incorporated as Attachment “A” to the initial land use code for centers
and corridors. All projects must address these standards and guidelines. The applicant assumes the burden of proof to
demonstrate how a proposed design addresses these standards and guidelines.

Staff Note: The current revision of the design standards is dated Summer 2015. However, the 2002
version will apply to this proposal per the Development Agreements. In addition to standards required for
all Centers and Corridors, the Design Standards pertaining to CC1 zones apply; see pages 26-30.
Section 17C.122.010 Intent
The intent of center and corridor regulations is to implement the goals and policies of the comprehensive plan for
centers and corridors. These areas are intended to bring employment, shopping, and residential activities into
shared locations and encourage, through new development and rehabilitation, new areas for economic activity.
New development and redevelopment is encouraged in these areas that promotes a relatively cohesive
development pattern with a mix of uses, higher density housing, buildings oriented to the street, screened parking
areas behind buildings, alternative modes of transportation with a safe pedestrian environment, quality design,
smaller blocks and relatively narrow streets with on-street parking.

Section 17C.122.020 Types of Centers/Corridors
A.

Type 1 (CC1): Pedestrian Emphasis/Auto Accommodating.
The Type 1 center and corridor zone promotes the greatest pedestrian orientation of the center and corridor
zones. To accomplish this, some limitations are placed on auto-oriented activities and some types and the
allowable size of some uses are controlled.

B.

Type 2 (CC2): Pedestrian Enhanced/Auto Accommodating.
The Type 2 center and corridor zone promotes new development and redevelopment that is pedestrian oriented
while accommodating the automobile. Incentives allowing a higher floor area ratio in exchange for the provision of
greater public amenities as land is developed and redeveloped are encouraged in these areas.

Section 17C.200.030 Landscape Types. Description of L-1: Visual Screen, L-2: See-Through Buffer
and L-3: Open Area landscaping.
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Section 17C.200.040 Site Planting Standards.
E. Parking Lot Landscape Design. The visual impact of parking lots shall be reduced through
landscape design. The design of the parking lot shall reinforce pedestrian circulation.
F. Parking, Outdoor Sales, and Outdoor Display Areas.
3. Provides options for meeting required trees in parking lots.
4. Where parking lots are located between the building and a street, the amount of required interior
landscaped area or tree shade cover shall be increased.
5. Requires a planting strip with L1 visual screen landscaping or a 6’-0” site-obscuring fence where a
single family residential zone would have views of parking or service areas.
Staff note: This condition occurs between the SE Sports Complex (Park property) and the parking lot.
The applicants are requesting a visually permeable fence and sod in order to maintain open views. Staff
recommends allowing the proposed visually permeable fencing (rather than 6’ site obscuring fencing) in
those locations. However, to address the SMC an L-2 “see through buffer,” including a 3 to 4 foot
evergreen screen will be required between parking lots and the sports complex to block headlights and
screen automobiles.
Section 17C.200.050 Street Tree Requirements. Street trees are required along all city streets in
commercial, center and corridor, industrial zones and along arterials in residential zones. Street trees
shall be planted between the curb and the walking path of the sidewalk. Trees shall be spaced so the
branches will touch after ten years of growth.
Staff note: This requirement will also apply to the east edge of the Sports Complex along Regal so the
multi-modal pathway may need to be adjusted.
Section 17C.200.110 Water Conservation Measures encourages methods for conserving water.
Section 17C.230.200 Bicycle Parking. Bicycle parking is required for any new use that requires 20 or
more automobile spaces.

City of Spokane Comprehensive Plan
https://my.spokanecity.org/business/planning/
Policies that may be especially relevant to this project are listed below.
•

City of Spokane Comprehensive Plan Land Use Policy 3.2 Centers and Corridors
Designate centers and corridors (neighborhood scale, community or district scale, and regional scale)
on the land use plan map that encourage a mix of uses and activities around which growth is focused.
Discussion:
Suggested centers are designated where the potential for center development exists. Final
determination is subject to the neighborhood planning process.
District Center
District centers are designated on the land use plan map. They are similar to neighborhood centers,
but the density of housing is greater (up to 44 dwelling units per acre in the core area of the center)
and the size and scale of schools, parks, and shopping facilities are larger because they serve a
larger portion of the city. As a general rule, the size of the district center, including the higher density
housing surrounding the center, should be approximately 30 to 50 square blocks.
As with a neighborhood center, buildings are oriented to the street and parking lots are located
behind or on the side of buildings whenever possible. A central gathering place, such as a civic
green, square, or park is provided. To identify the district center as a major activity area, it is
important to encourage buildings in the core area of the district center to be taller. Buildings up to five
stories are encouraged in this area
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The circulation system is designed so pedestrian access between residential areas and the district
center is provided. Frequent transit service, walkways, and bicycle paths link district centers and the
downtown area.
•
•
•
•
•
•

•
•
•
•

City of Spokane Comprehensive Plan Transportation Policy 1.1 Transportation Priorities Make transportation decisions based on prioritizing the needs of people as follows:
Design transportation systems that protect and serve the pedestrian first.
Next, consider the needs of those who use public transportation and non-motorized transportation
modes;
Then consider the needs of automobile users after the two groups above.
City of Spokane Comprehensive Plan Transportation Policy 2.1 Physical Features - Incorporate
site design and other physical features into developments that encourage alternatives to driving.
City of Spokane Comprehensive Plan Transportation Policy 2.7 Safe Sidewalks – Provide for
safe pedestrian circulation within the city; wherever possible, this should be in the form of sidewalks
with a pedestrian buffer strip or other separation from the street.
City of Spokane Comprehensive Plan Transportation Policy 2.13 Viable Bicycling - Promote
and provide for bicycling as a viable alternative to driving.
City of Spokane Comprehensive Plan Urban Design & Historic Preservation Goal 3 Function
and Appearance – Use design to improve how development relates to and functions within its
surrounding environment.
City of Spokane Comprehensive Plan Urban Design & Historic Preservation Policy 3.2 Access
to Alternative Modes of Transportation – Ensure that commercial and public building sites provide
direct and convenient access for pedestrians, bicyclists, or persons utilizing alternative modes of
transportation.
City of Spokane Comprehensive Plan Urban Design & Historic Preservation 6.3 Transit and
Pedestrian-Oriented Development – Encourage attractive transit and pedestrian-oriented
development.
City of Spokane Comprehensive Plan Natural Environment Policy 6.1 Native and Non-Native
Adaptive Plants and Trees – Encourage the use of and develop standards for using native and nonnative adaptive plants and trees in landscape designs for public and private projects.
City of Spokane Comprehensive Plan Natural Environment Policy 15.5 Nature Themes –
Identify and use nature themes in large scale public and private landscape projects that reflect the
natural character of the Spokane region.
City of Spokane Comprehensive Plan Natural Environment Policy 13.2 Walkway and Bicycle
Path Design – Design walkways and bicycle paths based on qualities that make them safe,
functional, and separated from automobile traffic where possible.

Topics for Discussion
Staff would suggest the following points for discussion and when identifying important points for the
applicants to consider during the design process. Discussion should be focused on relationships
between the various existing and proposed elements, consistency with the Integrated Site Plan (ISP), and
expectations for Centers and Corridors.
1) Pedestrian Connections. Please see pages 7 and 9 of the Integrated Site Plan and Page 26 of the
KXLY plan.
a. Regal. The ISP shows a mid-block crossing and pathway connection feature on the NE corner of
the parcel opposite the center drive entrance to the Target site. Whereas, the KXLY plan shows
“Airport Parking” and a planted median in this area.
b. Parklet Walkway on Regal. Minimizing the necessity for bicyclists and pedestrians to weave by
straightening out the pathway and maintaining a consistent width for street trees, would improve
the function as a multi-use path and meet code requirements for a pedestrian buffer strip planted
with street trees.
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c. Connections to Park Property. A pedestrian connection between the soccer field to the west
and the plaza between buildings “F” and “G” would improve circulation and be consistent with
adopted policies and circulation identified in the ISP.
d. South. Designing bicycle and pedestrian circulation to maintain opportunities for connections to
housing areas south of the parcel, should they be desired by the adjacent property owners now or
in the future, would be consistent with adopted policies and circulation identified in the ISP.
During discussion, please consider additional adopted criteria below:
Centers and Corridors Zone Section 17C.122.010 Intent encourages alternative modes of
transportation with a safe pedestrian environment and quality design.
City of Spokane Comprehensive Plan Land Use Policy 3.2 Centers and Corridors
The circulation system is designed so pedestrian access between residential areas and the district
center is provided. Frequent transit service, walkways, and bicycle paths link district centers and
the downtown area.
Initial Design Standards and Guidelines for Centers and Corridors.
• Pedestrian Connections in Parking Lots page 10.
2) Tree Preservation. Please see pages 7 and 11 of the Integrated Site Plan and Page 27 of the KXLY
plan. Per the Development Agreement, “Any plan for development of the Property shall provide for
the preservation of trees, by leaving in place, a minimum of 10% of all Ponderosa Pine trees.” On the
KXLY site this would require preservation of at least two trees.
a. Tree Selection and Protection. In 2012, a tree inventory was performed during development of
the Integrated Site Plan. The ISP (pg. 11) indicates that two trees along the north property line,
selected from #1-6 would be saved. Instead, the KXLY submittal (pg. 7) proposes preserving
trees # 8 and #11.
The development agreement recognizes ponderosa pine as an important site characteristic.
Designing the site to showcase and protect healthy ponderosas (for example, selecting good
specimens, providing adequate space, and protecting their root zones from likely pedestrian
traffic between parking lots and walkways) would be consistent with the ISP.

During discussion, please consider additional adopted criteria below:
City of Spokane Comprehensive Plan Natural Environment Policy 15.5 Nature Themes –
Identify and use nature themes in large scale public and private landscape projects that reflect
the natural character of the Spokane region.
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3) Design Theme. Please see pages 7 and 12-16 of the Integrated Site Plan and Pages 19 and 28-44
of the KXLY plan. It’s anticipated that additional information on how the elements outlined in the Kit
of Parts, including tree and plant selection, will be presented at the Recommendation Meeting. In
addition, the applicants are encouraged to continue working with the Parks Department to
successfully integrate the site with surrounding park properties.
4) Viewscape. Please see pages 8 and18 of the Integrated Site Plan and Page 46 of the KXLY plan.
Are there opportunities for the design to respond to, and frame, desirable views?
5) Long Term Development to an Urban District. Please see pages 8 and 22 of the Integrated Site
Plan and Page 47 of the KXLY Plan.
a. How does the proposal address the “Narrative” on page 22 of the ISP? Including strategies
for a successful transition to an Urban District.
b. Proposed Simulated Streetscape, KXLY Plan, Page 23. The applicants are requesting a
recommendation in favor of this proposal.
During discussion, please consider additional adopted criteria below:
City of Spokane Comprehensive Plan, District Center: As with a neighborhood center, buildings
are oriented to the street and parking lots are located behind or on the side of buildings whenever
possible.
Centers and Corridors Zone Section 17C.122.010 Intent encourages a cohesive development
pattern with screened parking areas behind buildings.
“Narrative,” Integrated Site Plan Pg. 22 (this list is not complete).
• Development must encourage buildings built to the streets and should support future infill
development as market demands.
• Locate proposed driveways to align across Regal and Palouse to allow driveways to transition to
future urban style intersections; locate appropriately to provide urban scale blocks.
• Plan street improvements to allow future on-street parking while protecting urban-scale
sidewalks, streetscape and storefronts.
Staff notes:
o Urban blocks in downtown Spokane range from 250’ to 350’.
o The urban grid shown on page 47 of the KXLY submittal is generally consistent with these
dimensions.
o The distance between buildings at “Pad B” and “Pad C” may preclude evolution to an urban grid.
o Some lifestyle centers in other cities successfully simulate traditional streetscapes, including onstreet parking, within the development.
6) Low Impact Development (LID) Measures. What LID measures will be included on the site?
The Development Agreement states “Owners shall endeavor to implement Low Impact Development
(LID) measures in any development of the property.”
7) Screening. Please address how adjacent residences to the south will be protected from service area
impacts.
During discussion, please consider additional adopted criteria below:
Initial Design Standards and Guidelines for Centers and Corridors.
• Screening and Noise Control of Service Areas, page 7.

Note
The recommendation of the Design Review Board does not alleviate any requirements that may be
imposed on this project by other City Departments including the Current Planning Section of the Planning
Dept.

Policy Basis
Spokane Municipal Codes
City of Spokane Comprehensive Plan

-7-

2009 Development Agreement
Section 5. Integrated Site Plan: An integrated site plan, containing the elements in this subsection,
shall be completed prior to the issuance of a building permit. The following elements shall apply to the
Integrated Site Plan which shall include the Property and the properties included in Ordinance C3426
(“Richey”) and Ordinances C34256 (“Black”) and C34257 (“KXLY”), hereinafter the “Integrated Properties.
5.1 Pedestrian Connections: The Property shall contain dedicated pedestrian and bicycle connections
(“path”) which are designed to allow pedestrians and bicycles to access and move around and through
the Integrated Properties with connection to the surrounding neighborhood. When feasible, such path
shall connect to existing publicly accessible trails, sidewalks or other pathways that are adjacent and
contiguous to the Integrated Properties.
5.2 Tree Preservation: Any plan for development of the Property shall provide for the preservation of
trees, by leaving in place, a minimum of 10% of all Ponderosa Pine trees.
5.3 Design Theme: The Integrated Properties shall be developed with a consistent design theme
utilizing, for example, similar or complementary construction materials, architectural characteristics,
streetscapes, open spaces, fixtures, and landscaping. All buildings shall provide architectural treatment
of interest on those facades visible from the street, such as color, texture, glazing, material differentiation
or any other mechanism designed to lessen the impact of building mass when viewed from the street.
5.4 Community Plaza: A community plaza shall be designated that serves as a central gathering place
on one of the Integrated Properties and, if not located on the Property, Owners shall provide satisfactory
evidence of the Owners’ contractual and financial commitment to participate in the development of the
community plaza.
5.5 Viewscape: The Owners shall determine and map view corridors that allow persons on the property
from common or public areas to view Mt. Spokane and Browne’s Mountain. Owners shall consult with the
City’s Planning Service staff and designated representative of the Southgate Neighborhood Council in
scoping and determining view corridors. The identified views corridors shall be protected by site and
architectural design strategies, if necessary, such as, co-location of important view corridors with public
spaces between buildings and with public gathering spaces(s). In the event of a conflict between this
element and elements 5.2, 5.4, 5.6, 7.2 or 7.4, this provision shall yield to those elements(s).
5.6 Long-Term Development of Urban District: “The intent of the parties is to design and develop
urban features that will facilitate integration of the Property (and surrounding area) into an urban district
with a unified character that promotes pedestrian and vehicular circulation, without conflict, encourages
opportunities for mixed use development and enhances the natural and built aesthetics in the area. In
order to enhance connectivity and facilitate future urban development, driveways through the property
shall be designed wherever possible, to facilitate connections to the properties identified in Recital D,
above.”

-8-
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Narrative & Summary
January 25, 2017, the applicant presented and discussed the project with the Design Review Board during the Collaborative Workshop.
Following the workshop, the Board prepared a guidance memo outlining how elements of the design could better implement the guidelines and
requirements found in the Development Agreement in addition to additional detail of internal pedestrian systems and circulation.
In response to the guidance memo, we have added detail, met with City agencies, and made revisions where suggested by the Board.
Changes to the project since the Collaborative Workshop include:
• Minor changes to curb layout around the north side of Retail A to improve pedestrian circulation from the Retail A plaza
• A result of the revised curb lines and pedestrian features is the reduction of supporting parking from 849 to 842; reducing the parking
ration to 3.39 stalls per 1,000 SF.
• Changes to the curb alignment along the south property line to allow for increased vegetative screening, including use of Ponderosa Pines
• Changes to the Ribbon Park alignment and separation from Regal St.
• STA HPT integration
• Concept detail at plaza spaces
• Concept detail at pedestrian connections to the park
• Revisions to the south elevation to better break up the mass of the building in addition to enhanced screening of the loading area
Since the Collaborative Workshop, the Development team the has met with STA concerning integration of a Higher Performance Transit stop
into the development, started an on-going dialog regarding a potential mid-block crossing and made evaluations of potential “innovative,
alternative” LID opportunities.
In response to the DRB Guidance, that Retail-E is not a part of the application.
The following pages detail how the project addresses remaining guidance items given by the DRB.

Southgate KXLY Development | DRB Recommendations
SWC Regal St. & Palouse Hwy | March 01, 2017
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DRB Guidance
During the January 25, 2017 DRB Collaborative Workshop, the DRB
set forth the following guidance for revisions and action to be taken
by the Development:
NEIGHBORHOOD
• Applicant to provide additional detail on what is proposed for the
pedestrian paths between the playfields and the development site
.
• Applicant to pursue a mid-block, enhanced pedestrian crossing
that strives to align with the proposed grid across Regal south of
the Palouse Highway intersection in order for the proposal to
evolve into an urban district per Section 5.6 of the Development
Agreement.
• Work with STA to determine how to best incorporate the future
High Performance Transit stop into the development.

• The applicant is requested to provide innovative, alternative LID
solutions.
• The applicant to provide additional detail on hardscape throughout
the project on planned pedestrian connectivity within the parking
lot and along Regal. Include strategies that enhance the
pedestrian environment.
BUILDING
• We request the applicant, before the next meeting, define whether
Pad “E” will be in phase I or II.
• Applicant to provide better screening of Pad “A” along the south
façade.

SITE
• The applicant shall look into opportunities to provide either
additional site trees and/or provide select trees of greater size in
lieu of saving the two existing ponderosa pines which are in poor
health and may be difficult to save.
• The applicant will provide a landscape separation at the north end
of the “ribbon park” between the curb and sidewalk at Regal.

Southgate KXLY Development | DRB Recommendations
SWC Regal St. & Palouse Hwy | March 01, 2017
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DRB GUIDANCE
NEIGHBORHOOD
• “Applicant to provide additional detail on what is proposed for the
pedestrian paths between the playfields and the development site.”
• “Applicant to pursue a mid-block, enhanced pedestrian crossing
that strives to align with the proposed grid across Regal south of
the Palouse Highway intersection in order for the proposal to evolve
into an urban district per Section 5.6 of the Development
Agreement.”
• “Work with STA to determine how to best incorporate the future
High Performance Transit stop into the development.”

Southgate KXLY Development | DRB Recommendations
SWC Regal St. & Palouse Hwy | March 01, 2017
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Neighborhood:
Development of
Pedestrian
Connections
1
2

3

6

4

6

5
6

Southgate KXLY Development | DRB Recommendations
SWC Regal St. & Palouse Hwy | March 01, 2017

7

architecture | interior design | landscape architecture

Neighborhood:
Development of
Pedestrian
Connections Enlarged

4

1

5
2

3
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1 Neighborhood: Ped. Connection 1 Retail-D to Park

Pedestrian Access to Park: Looking NNE to Retail-D & Access Road

Pedestrian Access to Park: Looking ESE to Retail-D Plaza

Ped. Access to Park: Looking SE at Park Entry Feature Ped. Access: Looking SW from Access Road
Southgate KXLY Development | DRB Recommendations
SWC Regal St. & Palouse Hwy | March 01, 2017
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2

Neighborhood: Pedestrian Connection 2 From North Central Parking to Park

2 Pedestrian Access to Park: Looking East From Park/Trail

2 Pedestrian Access to Park: Looking North to Park & Trail Access

Southgate KXLY Development | DRB Recommendations
SWC Regal St. & Palouse Hwy | March 01, 2017
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4 Neighborhood: Pedestrian Connection 4 - Bldg-F/G Plaza to Park

Pedestrian Access to Park: Looking West From Plaza Between Bldg. F/G to New Soccer Field
Southgate KXLY Development | DRB Recommendations
SWC Regal St. & Palouse Hwy | March 01, 2017
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Neighborhood: Mid-Block Crossing
DRB Guidance: “Applicant to pursue a mid-block, enhanced pedestrian
crossing that strives to align with the proposed grid across Regal south
of the Palouse Highway intersection in order for the proposal to evolve
into an urban district per Section 5.6 of the Development Agreement.”
The development team engaged the City Planning and Engineering
departments in discussions concerning a crossing warrant and location
of a mid-block crossing if found to be warranted. The City of Spokane
Engineering department was helpful in identifying a preferred location
and configuration options from an engineering perspective - shown on
this page as Options 3 & 4.
The DRB guidance charged the development to “pursue” a mid-block
crossing. Discussions surrounding the feasibility and location of a midblock crossing are proceeding ahead with City departments in good
faith. For the purpose of the DRB’s role in this matter, the development
team considers to have has fulfilled this requirement.

City proposed mid-block crossing – Option 3

06

A conceptual detail showing the potential Regal St. mid-block pedestrian
crossing is shown on Page 06 .

City proposed mid-block crossing – Option 4
Southgate KXLY Development | DRB Recommendations
SWC Regal St. & Palouse Hwy | March 01, 2017
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Neighborhood: STA HPA
DRB Guidance: “Work with STA to determine how to best
incorporate the future High Performance Transit stop into the
development.”
The development team met with representatives from the Spokane
Transit Authority to discuss integrating a future HPT stop into the
project. Several locations were discussed. In the end it was
decided that a location nearest the northwest corner of the Regal
and Palouse intersection would centrally service both the shopping
center and sports complex in addition to offering the most direct,
convenient and safest access to the crossing of the controlled
intersection.
STA requested a 12-foot x 60-foot long reserved area adjacent to
the curb on Regal for their future improvements. It was also
requested that no permanent improvements be placed within the
reservation area. The adjacent concept renderings show how STA’s
future HPT can be integrated into the project.

Southgate KXLY Development | DRB Recommendations
SWC Regal St. & Palouse Hwy | March 01, 2017
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DRB GUIDANCE
SITE
• “The applicant shall look into opportunities to provide either
additional site trees and/or provide select trees of greater size in
lieu of saving the two existing ponderosa pines which are in poor
health and may be difficult to save.”
• “The applicant will provide a landscape separation at the north end
of the “ribbon park” between the curb and sidewalk at Regal.”
• “The applicant is requested to provide innovative, alternative LID
solutions.”
• “The applicant to provide additional detail on hardscape throughout
the project on planned pedestrian connectivity within the parking lot
and along Regal, include strategies that enhance the pedestrian
environment.”

Southgate KXLY Development | DRB Recommendations
SWC Regal St. & Palouse Hwy | March 01, 2017
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Site: Trees
DRB Guidance: “The
applicant shall look into
opportunities to provide
either additional site
trees and/or provide
select trees of greater
size in lieu of saving the
two existing ponderosa
pines which are in poor
health and may be
difficult to save.”

Southgate KXLY Development | DRB Recommendations
SWC Regal St. & Palouse Hwy | March 01, 2017
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Site: Ribbon Park Separation
DRB Guidance: “The applicant will provide a landscape separation
at the north end of the “ribbon park” between the curb and sidewalk
at Regal.”

Southgate KXLY Development | DRB Recommendations
SWC Regal St. & Palouse Hwy | March 01, 2017
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Site: LID
DRB Guidance: “The applicant is requested to provide innovative,
alternative LID solutions.”
Applicant Response:
The development team reviewed opportunities found within the DOE
Eastern Washington Low Impact Development Guidance Manual; which we
understand is the guiding document for LID development adopted by the
City of Spokane. Most LID opportunities concern alternative strategies for
the infiltration of storm water. As discussed during the Collaborative
Workshop, due to subsurface geologic and hydrologic conditions, infiltration
of development storm water is not feasible. Other opportunities, such as
vegetative roofs, were considered and were found to be cost prohibitive.

Southgate KXLY Development | DRB Recommendations
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Site: Hardscape Detail – Ribbon Park

Southgate KXLY Development | DRB Recommendations
SWC Regal St. & Palouse Hwy | March 01, 2017
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Site: Hardscape Detail Retail-A

Southgate KXLY Development | DRB Recommendations
SWC Regal St. & Palouse Hwy | March 01, 2017
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Site: Hardscape Detail Retails - B &C

Southgate KXLY Development | DRB Recommendations
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Site: Hardscape Detail Retails - D

Southgate KXLY Development | DRB Recommendations
SWC Regal St. & Palouse Hwy | March 01, 2017
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DRB GUIDANCE
BUILDING
• “We request the applicant, before the next meeting, define whether
Pad “E” will be in phase I or II.”
• “Applicant to provide better screening of Pad “A” along the south
façade.”

Southgate KXLY Development | DRB Recommendations
SWC Regal St. & Palouse Hwy | March 01, 2017
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Site Signs

Southgate KXLY Development | DRB Recommendations
SWC Regal St. & Palouse Hwy | March 01, 2017
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Building: Retail-A (Views from Adjacent Multi-Family)

1
2

3

2
1

3
Southgate KXLY Development | DRB Recommendations
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SWC Regal Street & Palouse Highway
Design Review Board – Supplemental #01
December 30, 2016

Southgate KXLY Development | Supplemental #01
SWC Regal St. & Palouse Hwy | December 30, 2016

1

architecture | interior design | landscape architecture

Background & Context

Southgate KXLY Development | Supplemental #01
SWC Regal St. & Palouse Hwy | December 30, 2016
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Introduction
Narrative & Summary
Background:
In 2009, as part of Comprehensive Plan map amendments, the City and
Owners of the three subject properties, entered into an agreement that would
provide for commercial and retail development subject to certain conditions.
The guiding precept of the resulting Development Agreement (DA) is
establishment of a unified commercial district, spanning each of the three
properties; the epicenter of which is the intersection of Regal and Palouse.
The DA required that the Developers’ prepare an Integrated Site Plan (ISP)
showing implementation of six planning principles which establish the unified
commercial district. In addition, the ISP provides a unified theme of similar
architectural styles, colors, materials, site amenities. The unified theme is
embodied in the ISP “Kit of Parts.” The Integrated Site Plan and Kit of Parts
were processed through the Design Review Board with collaborative input
from City staff and Southgate Neighborhood Council representatives. The ISP
and Kit of Parts were approved by the Planning Director with conditions in
May 2013.
The Black/Target Development was the first project to move forward under the
ISP and Development Agreement. The “Black Specific Plan” was processed
through the Design Review Board to verify consistency with the intent of the
ISP, Kit of Parts, and Development Agreement and was approved by the
Director in April of 2013.

Southgate KXLY Development | Supplemental #01
SWC Regal St. & Palouse Hwy | December 30, 2016

Project Description:
The KXLY development is the second development to proceed under the DA.
The project area is +/- 14 acres and is contemplated to be anchored by a
large regional grocery store, four buildings to accommodate small and
medium-sized retailers, and two large future-phase buildings thought to be
offices or similar uses. Future-phase buildings are not part of this application.
The KXLY Site Specific Plan incorporates the intent of the ISP’s six guiding
design principles and includes such features as: pedestrian and bicycle
connectivity, preservation of selected Ponderosa Pine trees, unified design
theme, community plaza, preservation of selected viewscapes and design
strategies to allow the project to evolve into an urban center over time as
market forces dictate; in addition to compliance with the City’s strict
development standards for projects like this including landscaping, site
lighting, building façade treatment, setbacks, parking standards, etc.
Additionally, the project will incorporate selected features and finishes from
the ISP Kit of Parts.
Submittal Intent
The intent of this Design Review Submittal is to present the design work
prepared to date of both a general and specific nature, discuss applicable
elements of the proposal with the DRB and demonstrate proposal’s
consistency with the intent of the ISP, Kit of Parts, and Development
Agreement. The design effort presented herein is the culmination of years of
collaboration with area stakeholders, most notably the Southgate
Neighborhood Council, SNG Land Use Committee, City of Spokane, and City
of Spokane Parks and Recreation Department.
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Context
Integrated Sites & City Property

Southgate KXLY Development | Supplemental #01
SWC Regal St. & Palouse Hwy | December 30, 2016
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Context
Property Purchased from City of Spokane
PSA City Parcel
In addition to property already owned, KXLY has entered into
agreement with the City of Spokane to purchase the property
immediately adjacent to the north, approximately 2.7 acres, bringing the
total project ownership to +/- 16.7 acres.
The purchase and sale agreement with the City sets forth requirements
of both the buyer and seller. The purchased property is to be treated as
an extension of the principal KXLY property and subject to the same
design and development requirements established in the DA and ISP
and make development subject to the implementation memo. In
addition, the City will set aside $300k from the property sale price for
trail development within the greater Southgate Neighborhood (at the
time of this narrative, we understand the SGN has pledged $150k of the
$300k to develop trails associated with this project). The PSA is
contingent upon several factors including a successful map amendment
to the Comprehensive Plan of the purchase property to CC2-DC and
securing an easement across City Park property to access the
development from the fourth leg of the signalized intersection at Regal
and Palouse.

Southgate KXLY Development | Supplemental #01
SWC Regal St. & Palouse Hwy | December 30, 2016
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Existing Site Conditions and Context

Project
Site

Southgate KXLY Development | Supplemental #01
SWC Regal St. & Palouse Hwy | December 30, 2016
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City Parks Board
Collaboration

Southgate KXLY Development | Supplemental #01
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City Parks Board Collaboration
Southside Sports Complex

Key to the success of the KXLY development is access to the fourthleg of the intersection at Regal and Palouse as contemplated in the
ISP. The access is routed across City Park property. The effect of the
access conflicts with existing park improvements including the Park’s
primary parking lot, two play fields and restroom kiosk.

Artist’s Concept

Artist’s Concept

Southgate KXLY Development | Supplemental #01
SWC Regal St. & Palouse Hwy | December 30, 2016
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City Parks Board Collaboration
To mitigate the impacts to the park and public facilities, the City Parks Department and KXLY have entered into agreement to secure an access
easement to the intersection through a development license agreement. In exchange for rights of access, KXLY, at their sole expense, will
make the City and Public whole by:
Reconfiguring the impacted soccer field in the NEC of the park (46th & Regal)
Constructing a Ribbon Park along Parks Department property fronting Regal St.
Constructing designated non-exclusive supporting parking for the Park including accessible parking spaces and barrier-free access from
designated parking lots to the Park.
Constructing a new replacement regulation-size turf soccer field on KXLY property directly adjacent to the park.
Replacing existing restroom and storage kiosk.
Shared Parking

In addition to constructing the improvements,
KXLY will maintain the parking lots, ribbon park
and other improvements within the described
easement area as set forth in the development
license agreement. This allows the City to retain
the same number of public recreational facilities
while relieving the City Parks Department of the
burdensome maintenance of parking lots,
sidewalks and other non-recreational related
facilities. The proposed development license
agreement easement has been approved by the
Park Board and final details are being worked out
with the KXLY design team and Parks Department
representatives.

Retail

Gateway
Signage/Plaza

Regal Street

Artist’s Concept

Southgate KXLY Development | Supplemental #01
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SE Sports Complex

STA Bus Stop (by others)
with Terraced Seating

Palouse Highway
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City Parks Board Collaboration

10’ Wide Multi-Modal Trail

STA Bus Stop
Shelter Opportunity
Shared Parking

Restroom/Storage
Facility

Terraced Seating
Opportunity

SE Sports Complex

Bike Rack

Trail/Pedestrian
Gateway

Artist’s Concept
Artist’s Concept
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Site Plan
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Site Evolution: 01
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Site Evolution: 02
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Site Evolution: 03

Southgate KXLY Development | Supplemental #01
SWC Regal St. & Palouse Hwy | December 30, 2016

16

architecture | interior design | landscape architecture

Site Evolution: Early Massing
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Concept Landscape Plan
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Concept Irrigation Plan

Southgate KXLY Development | Supplemental #01
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Concept ‘Ribbon Park’ Plan
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Design Deviations

Southgate KXLY Development | Supplemental #01
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Design Deviation 1: Simulated Streetscape
The ISP, implementation memo, and Southgate
Neighborhood aspire to create a walkable urban streetscape.
A key component of the urban streetscape desired by the
Neighborhood is on-street parking. The implementation
memo obligates the City to provide on-street parking along
Regal and Palouse. It is understandable that the idea of
street parking would exacerbate an already difficult traffic
issue along the south Regal corridor.
In an effort to find a middle ground, the KXLY Development
team visited with the Southgate Neighborhood to collaborate
on unique solutions to bridge the gap between the need to
keep traffic moving on Regal and provide a comfortable
walkable urban streetscape. The unanimous solution was to
separate the buildings from the street; allowing street traffic
to flow unhindered and provide a simulated streetscape with
on-street style parking along the storefronts. A +/- 15 to 20foot wide, treed sidewalk is proposed allowing activities
commonly found along urban streetscapes (such as sidewalk
cafés) while still allowing pedestrian movements along and
through streetscape elements. The KXLY development team
refers to this concept as “Airport Parking” as it is similar to
metered short-term parking found at airport drop-off and pickup locations. After the initial collaborative meetings with the
Neighborhood, it was presented to multiple City departments
and met with a surprising show of support for the concept.

Artist’s Concept

The applicant requests that the DRB recommend to the
Director a design deviation allowing the “Airport Parking”
concept along Regal Street.

Southgate KXLY Development | Supplemental #01
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Development Agreement
The ISP sets forth six guiding design principles to achieve a
vibrant unified district center. The design principles are
enumerated in DA Sections 5.1 through DA 5.6 as follows:
DA 5.1: Pedestrian Connections
DA 5.2: Trees Preservation
DA 5.3: Design Theme
DA 5.4: Community Plaza
DA 5.5: Viewscapes
DA 5.6: Long-Term Development of Urban District
The ISP offers guidance as the intent of the guiding design
principles. The following pages demonstrate the Proposal’s
compliance with the DA and ISP guidelines.

Southgate KXLY Development | Supplemental #01
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DA Criterion 5.3: Design Theme
“The Integrated Properties shall be developed with a consistent
design theme utilizing, for example, similar or complementary construction
materials, architectural characteristics, streetscapes, open spaces, fixtures,
and landscaping. All buildings shall provide architectural treatment of
interest on those facades visible from the street, such as color, texture,
glazing, material differentiation or any other mechanism designed to lessen
the impact of building mass when viewed from the street.”

Southgate KXLY Development | Supplemental #01
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RETAIL-A

ANCHOR GROCERY

Regal Street - Perspective View

Regal Street - Perspective View - NEC

Retail-A (Anchor)
Soutghate/KXLY | Supplemental #01
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Overall Front Elevation - North
T.O. Wall
32'-8"
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31'-4"
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28'-0"

B.O. Head
21'-4"

B.O. Head
16'-0"
B.O. Head/Canopy
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Finish Floor
0'-0"

Partial Elevation - North
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Partial Elevation - North
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Retail-A (Anchor)
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Overall Elevation - South

T.O. Wall
22'-8"

B.O. Soffit
14'-0"

Finish Floor
0'-0"

Partial Elevation - South

SCALE: 1" =10'-0"

T.O. Wall
22'-8"

Finish Floor
0'-0"

Partial Elevation - South

SCALE: 1" =10'-0"

Retail-A (Anchor)
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Overall Elevation
T.O. Wall
26'-0"
T.O. Wall
22'-8"

B.O. Head
16'-0"
B.O. Head/Canopy
10'-0"

Finish Floor
0'-0"

Partial Elevation - East (Regal)
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Partial Elevation - East (Regal)
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Overall Elevation - West
T.O. Wall
30'-0"

T.O. Wall
22'-8"
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B.O. Head
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Finish Floor
0'-0"

Elevation - West
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Retail-A Character Elevation - 1
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RETAIL-B

S ALL /

Concept

assing - NWC

Concept

Concept

assing - SEC

assing - NEC

Retail-B
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E I

RETAIL
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Southgate

Integrated Site Plan
Regal Street & Palouse Highway
Revised Final Submittal
May 31, 2013

NOTE: This submittal revises the Revised Final Submittal dated 04/01/2013 and includes comments from Scott Chesney approval memo
dated 03/29/2013 and an expanded Kit-of-Parts.

Part A/Introduction
Background:

The Development Agreement:

In 2005 Black Properties and KXLY submitted applications for
Comprehensive Plan Map Amendments for their respective
properties at the Palouse/Regal intersection.

The City entered into separate Development Agreements with
each of the three Applicants that take into account minor differences in the parcels and their respective development opportunities. They are, however, essentially identical in intent and
include the following keypoints:

In 2006 Home Depot assembled +/-15 acres near the same intersection and likewise made application for a Comprehensive
Plan Map Amendment.
The three applications made their way through the normal
Amendment process of notiﬁcations, public hearings, neighborhood meetings, requisite studies and supplemental supporting
information.
The three applications were eventually effectively combined
into a single process and the City Council took up the matter in
2008. The Council approved the three Comprehensive Plan Map
Amendment applications and entered into detailed Development
Agreements in 2009 with each of the three Applicants.
The agreements balanced accepted City-wide and Neighborhood planning principles, Comprehensive Plan goals and policies, trafﬁc and infrastructure concerns, market demand and
preferences, and the applicants’ desires and rights to develop
their properties.

Aerial View | City Scale

Comprehensive Plan designation of CC Core/District Center
and corresponding Zoning Map designation of CC2-DC.
To provide both the Neighborhood and Applicants with a reliable level of development predictability, established the
CC2-DC General Development Standards as the applicable
development standards for the duration of the Development
Agreement.
Requirement that the three Applicants jointly prepare an overall Integrated Site Plan covering the +/- 45-acres included in
the Development Agreements prior to issuance of any building permits. The Integrated Site Plan is required to include the
following components (Reference Development Agreement
Paragraph 5):
Pedestrian Connections: Provide pedestrian and bicycle connectivity to, through, and between the three developments and the Neighborhood.
Tree Preservation: Preserve selected existing Ponderosa
Pines on the development parcels.
Design Theme: Develop a consistent design theme for
the three developments utilizing common or complimentary architectural and landscape/open space features and
materials.
Community Plaza: Designate a central gathering place
on one of the development parcels.
Viewscape: Protect selected views to Mt. Spokane and
Browne’s Mountain.
Urban District: Make provisions in site plan design and infrastructure to allow evolution into a
mixed use urban center as market conditions warrant and such developments become feasible.
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Part A/Introduction
The Development Agreement
(cont’d.):
The Development Agreements also address transportation mitigation and fees, building design, and square footage limitations
for each parcel.
A key provision of the Development Agreements provides for
the review and comment of the Integrated Site Plan by the City
Design Review Committee, including input from a Southgate
Neighborhood resident appointed by the Mayor, and a recommendation to the Planning Director who will make the ﬁnal decision regarding the Integrated Site Plan’s compliance with the
intent of the Development Agreements.

Design Review Board
Collaborative Workshop

The Solution:

On August 8, 2012, the Applicants collectively presented the
Southgate Integrated Site Plan to the Design Review Board including background, a summary of the Development Agreement
key points, and a graphic presentation of the Applicants’ response to the Development Agreements key design criteria. As
required by the Development Agreement, a Southgate Neighborhood representative was included as a non-voting member
of the Board.

The Development Agreements recognize that large scale developments like this take place in phases over a number of years
and that a preferred site plan in today’s marketplace may not be
the preferred site plan in a changing retail marketplace in a few
years.

The Design Review Board offered the following recommendations corresponding to the six key Development Agreement and
Integrated Site Plan issues:
Pedestrian Connections:
Show pedestrian connection west to the sports complex.
Better pedestrian connections between the three properties.
Show bike lane and pedestrian corridor character consistent with Southgate Connectivity Plan.
Tree Preservation:
Inventory trees and identify quality.
Design Theme:
Use Community Plaza as design theme and emulate that
character throughout streetscape and open spaces.
Use “Kit-of-Parts” including color palette and material
choices.
Show ﬁxtures and landscape as they relate to open space.

Accordingly, the Development Agreements do not require speciﬁc site plans illustrating building footprints, landscaping, and
parking as a typical site plan often does. It relies instead on the
City’s established development standards for parking ratios, setbacks, landscaping, building design, lot coverage, etc., to produce neighborhood and street appropriate projects consistent
with the City’s development goals and policies.
The proposed Integrated Site Plan is intended to provide a
framework and general strategy for developing future project
speciﬁc site plans and acknowledgement of the Development
Agreement’s requirements and graphically represent them in a
manner that future site plans can be tested against administratively.
Additionally, the Development Agreement requires each future
proejct, including a very speciﬁc site plan, be reviewed by the
DRB prior to issuance of any building permits.
This submittal is intended to respond to the Design Review
Board recommendations with a design solution described herein
that revised, expands, and clariﬁes the solution originally presented to the Design Review Board.

Community Plaza:
Identify 2-3 potential locations based on site analysis.
Viewscape:
Integrate view corridors with Plaza locations and
coordinate with Neighborhood.
Long-Term Development:
Future DRB’s must consider how future building permit
applications will facilitate transition to an urban district.
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Part B/Context: Zoning Map
Context
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Part B/Context: Existing Street Views
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Part B/Context: Existing Street Views
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Part C/Solution: Overall Site Plan

NOTE: Access points and street development as shown are conceptual only.
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Part C/Solution:
Development Agreement Requirements & DRB Recommendations
5.1 Pedestrian Connections

Development Agreement Requirements:
The properties shall contain dedicated pedestrian and bicycle connections (“paths”) which are designed to allow pedestrians and bicycles
to access and move around and through the Integrated Properties with
connection to the surrounding neighborhood. When feasible, such path
shall connect to existing publicly accessible trails, sidewalks or other
pathways that are adjacent and contiguous to the Integrated Properties.

Design Review Board Initial Recommendations:
• Show a pedestrian connection west to the sports complex.
• Better pedestrian connections between the three properties-continue
to work with City staff.
• Show bike lane and pedestrian corridor character consistant with
Southgate Connectivity Plan.

Applicants’ Response & Proposed Solution:
The Southgate Neighborhood Connectivity Plan (SNCP) provides a
context in which to apply the planning principles of the Development
Agreement as well as the recommendations of the DRB. Key applicable
elements of the SNCP include the proposed “Green Ring” that generally circumvents the Southgate Neigborhood and the proposed nonmotorized “Ferris-Adams Student Trail” connecting Ferris and Adams
schools with areas west of Regal Street through the Project.
The Applicants’ revised proposal supports and implements the Southgate Neighborhood Connectivity Plan in very signiﬁcant ways by extending the “Ferris-Adams Student Trail” through the District Center to
portions of the Neighborhood lying west of Regal Street and provides a
connection to the “Green Ring” from the District Center. Additionally,
the Applicants propose to utilize the “Typical Street/Arterial Character”
character designs for the Non-Motorized Trail, Collector Arterial (Palouse
Highway), and Minor Arterial (Regal Street) included in the SNCP. The
Applicants acknowledge that ﬁnal design of the connections and streets
will require engineering input from City Staff and further trafﬁc and
safety analysis.

5.2 Tree Preservation

Development Agreement Requirements:
Any plan for development of the Property shall provide for the preservation of trees, by leaving in place a minimum of 10% of all Ponderosa
Pine trees.

5.3 Design Theme

Development Agreement Requirements:
The Integrated Properties shall be developed with a consistent design
theme utilizing, for example, similar or complementary construction
materials, architectural characteristics, streetscapes, open spaces, and
landscaping. All buildings shall provide architectural treatment of interest on those facades visible from the street, such as color, texture, glazing, material differentiation or other mechanism designed to lessen the
imact of building mass when viewed from the street.

Design Review Board Initial Recommendations:
• Inventory the trees and identify quality.

Applicants’ Response & Proposed Solution:
The Applicants revised proposal includes a detailed tree inventory
report that locates trees generally above 1-1/2-inch caliper and evaluates them for health and overall condition. This work was completed
by a registered Landscape Architect on our staff with experience doing
this kind of work. Based on the location and health of the existing tree
inventory, appropriate numbers of healthy trees will be selected to be
preserved and integrated into the Project as appropriate.

Design Review Board Initial Recommendations:
Plaza could deﬁne theme and that character could be emulated throughout the streetscapes and open spaces of the three sites.
• Put together a palette or “kit of parts” including color palette and
material choices.
• Include ﬁxtures and landscape as it relates to the open spaces.

Applicants’ Response & Proposed Solution:
The Applicants revised proposal includes an expanded “kit of parts”
that includes lighting (parking area, pedestrian, and accent types),
street furniture (benches, trash receptacles, bollards, kiosks, way ﬁnding signage), materials and textures (paving patterns and colors), and
a landscape material palette to be used throughout the three projects.
This strategy allows appropriate variation in the building architecture
based on building height, footprint and retail tenant brand and provides
consistency at the pedestrian and streetscape level where it provides
the most impact. The mitigation of larger buildings is established in
the City-Wide Development Standards which address massing, height,
blank walls, parapet features, etc.
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Part C/Solution:
Development Agreement Requirements & DRB Recommendations
5.4 Community Plaza

Development Agreement Requirements:
A community plaza shall be designated that serves as a central gathering place on one of the Integrated Properties and, if not located on the
Property, Owners shall provide satisfactory evidence of the Owners’
contractual and ﬁnancial
Commitment to participate in the development of the community plaza.

5.5 Viewscapes

Development Agreement Requirements:
The Owners shall determine and map view corridors that allows persons on the property from common or public areas to view Mt. Spokane and Browne’s Mountain. Owners shall consult with the City’s
Planning Service staff and designted representative of the Southgate
Neighborhood Council in scoping and determining view corridors. THe
identiﬁed view corridors shall be protected by site and architectural
design stratagies, if necessary, such as co-location of
important view corridors with public spaces between buildings and
with public spaces between buildings and with public gathering spaces.
In the event of a conﬂict between this element and elements 5.2, 5.4,
5.6, 7.2, or 7.4, this provision shall yield to those elements.

5.6 Long-Term Development of the Urban District

Development Agreement Requirements:
The intent of the parties is to design and develop urban features that
will facilitate integration of the Property (and surrounding area) into an
urban district with a uniﬁed character that promotes pedestrian and vehicular circulation, without conﬂict, encourages opportunities for mixed
use development and enhances the natural and built aesthetics in the
area. In order to enhance connectivity and facilitate future urban development, driveways through the properties shall be designed, wherever
possible, to facilitate connections to the properties identiﬁed in Recital
D, above. Curbing shall be used to deﬁne the parking lot area, such as
perimeter perimeter curbing and main drive aisles. Driveway
entrances and interior landscaping features will also be curbed.

Design Review Board Initial Recommendations:
• Identify 2 - 3 potential locations based on site analysis.

Applicants’ Response & Proposed Solution:
The Applicants’ revised proposal includes identifying three potential
locations (one on each of the three parcels) and evaluating each of them
taking into consideration views, tree preservation, cost and practical
timing of parcel development, integration into the streetscape, and potential beneﬁts from and for a retail environment. After due consideration, the preferred Community Plaza location is at the southeast corner
of the Regal Street and Palouse Highway intersection as a part of the
out-parcel development of the Black Development project.

Design Review Board Initial Recommendations:
• View corridors should be integrated with the plaza locations as identiﬁed in 5.4 and as coordinated with the neighborhood.

Applicants’ Response & Proposed Solution:
The Applicant met with City Staff and Neighborhood representatives on
site on August 14, 2012 to review signiﬁcant viewscpaes and stratagies
for preserving them in the context of the other factors that will impact
the site layout. In most cases, the quality of views to Mt. Spokane and
Browne’s Mountain were already compromised by existing tall trees or
existing buildings in close proximity to the potential community plaza
site. In the ﬁnal analysis, the Applicants consider all three locations
under considering for the Community Plaza to provide different, but essentially equal, viewscapes..

Design Review Board Initial Recommendations:
• Future DRB’s must consider how future building permit applications,
with regard to siting and design, will facilitate evolution of the sites
into an urban district.

Applicants’ Response & Proposed Solution:
Project speciﬁc site plans for each of the three development projects
will be designed to allow a transition to a more urban type district by
identifying future building sites and access points that will support the
characteristics typically found in an Urban District. Additionally, infrastructure such as utilities or similar required improvements will be
located such that they will not interfere with future building locations.
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Part C/Solution: Pedestrian Connections
Narrative:

The proposed Connectivity Plan is a combination of Applicant-provided on-site trails and pathways and public rightof-way improvements proposed by the Southgate Neighborhood Connectivity Plan and City Public Works Standards for
street development.

Legend:
1.
2.
3.
4.
5.

Proposed “Green Ring” - see SNCP.
Proposed Non-Motorized Trail - See SNCP.
Proposed Ferris-Adams Student Trail - See SNCP.
Extend Ferris-Adams Student Trail as shown.
Collector Arterial: Palouse Highway with Bicycle Lanes
and sidewalks
6. Minor Arterial: Regal Street with Bicycle Lanes and Sidewalks.
7. Mid-Block Pedestrian and Bicycle Crossing
8. Pedestrian Connection through project site/parking lot.
Provides connectivity through the site and between buildings within the project.
9. Connection to adjacent apartment project.
10. Connection to existing sports complex.
11. Pathway connection feature.
12.Signalized intersection with enhanced pedestrian features.
13.Dedicated 12’-16’ bicycle and pedestrian path.
14.Connectivity to the west via controlled intersection at
Regal Street.
15.Enhanced crosswalk on southern boundary of four-way
intersection.
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Part C/Solution: Pedestrian Connection Character

Proposed Palouse Highway Mid-Block Crossing Feature and Future “Urban District” Intersection

Non-Motorized Trail Cross Section

Minor Arterial/Regal Street Cross Section

Protected Pedestrian Connection Between Buildings and Through Parking Areas Within Project
Sites

Collector Arterial/Palouse Highway Cross Section

NOTE: Street cross sections and mid-block crossing subject to revisions based on further Trafﬁc Engineer studies and coordination with City Public Works/Trafﬁc Department.
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Part C/Solution: Tree Preservation
Narrative:

The Applicants revised proposal includes a
detailed tree inventory report that locates trees
generally above 1-1/2-inch caliper and evaluates
them for health and overall condition. This work
was completed by a registered Landscape Architect on our staff with experience doing this kind
of work. Based on the location and health of the
existing tree inventory, appropriate numbers of
healthy trees will be selected to be preserved and
integrated into the Project as appropriate.
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Part C/Solution: Design Theme & Kit of Parts
Narrative:

The Applicants revised proposal includes an
expanded “kit of parts” that includes lighting
(parking area, pedestrian, and accent types),
street furniture (benches, trash receptacles, bollards, kiosks, way ﬁnding signage), materials
and textures (paving patterns and colors), and a
landscape material palette to be used throughout
the three projects. This strategy allows appropriate variation in the building architecture based
on building height, footprint and retail tenant
brand and provides consistency at the pedestrian and streetscape level where it provides the
most impact. The mitigation of larger buildings
is established in the City-Wide Development
Standards which address massing, height, blank
walls, parapet features, etc.
Additionally, the Applicants acknowledge the
beneﬁts of incorporating local artwork where
practical.
Prior to issuance of a building permit, an amended Development Agreement shall be executed
stating that all future development subject to the
ISP agrees to use the Kit of Parts approved for
the Black property. The Black property Kit of Parts
will be submitted to the Planning Director for review and approval prior to issuance of a building
permit.
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Part C/Solution: Kit of Parts - Themed

Site furnishings with natural,
whimsical character representative of grassland and
Palouse.
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Kit of Parts—Themed Furnishings
Southgate Integrated Site Plan

Powdercoat Color/Finishes

TallGrass Pattern Seating
Products
Product Name
TallGrass Pattern Seating - Bronze Color
Manufacturer
SiteScapes Inc. or equal
P.O. Box 22326
Lincoln, NE 68542
Phone: 888.331.9464
Fax: 402.421.9479
www.sitescapesonline.com
info@sitescapesonline.com
Materials
Frame - 1 1/2" Sq. x 11 Ga. Wall Steel Tubing
Panels - 7 Ga. Steel Sheet Metal
Foot Plates: Foot plates are 5/16” x 1 1/2" stainless steel. Each
plate has a 9/16” hole for mounting.

Grass Pattern Receptacles
Products
Product Name
TallGrass Grass Pattern Receptacles - Bronze Color
Manufacturer
SiteScapes Inc. or equal
P.O. Box 22326
Lincoln, NE 68542
Phone: 888.331.9464
Fax: 402.421.9479
www.sitescapesonline.com
info@sitescapesonline.com
Materials
Frame : 7 Gauge Steel Shell/Stainless Steel
Lid: Removable Dome lid
Foot Plates: Foot plates are 5/16” x 1 1/2" stainless steel. Each
plate has a 9/16” hole for mounting.
Ash Inlay: 13ga. Stainless steel ash pan
Liner: High Density Polyethylene liner with handles
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Kit of Parts—Themed Pedestrian Lighting
Southgate Integrated Site Plan

Parkway Square Pedestrian Light
Products
Product Name
Parkway Square PKWM or equal.
Dark Bronze Color
Decorative Screen—DSWH Wheat
Hood Finish—STS Stainless Steel
Manufacturer
ARCHITECTURAL AREA LIGHTING
16555 East Gale Ave. | City of Industry |
CA 91745
P 626.968.5666 | F 626.369.2695 |
www.aal.net
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Kit of Parts—Parking Lot Area Lighting
Southgate Integrated Site Plan

American—Metal Halide Area Light
Products
Product Name
American Shoe Box Cube—Bronze
Metal Halide Lamp
Manufacturer
Visionaire Lighting, LLC | Tel. (877) 977-LITE(5483)
19645 Rancho Way, Rancho Dominguez, CA 90220
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Kit of Parts—Themed Furnishings—Bike Rack
Southgate Integrated Site Plan

Bike Garden Bike Rack
Products
Product Name
Bike Garden - Dark Bronze
Surface Mount
Manufacturer
FORMS+SURFACES 800.451.0410 http://www.forms-surfaces.com/ or equal
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Kit of Parts—Hardscape Treatment—Paver Accents
Southgate Integrated Site Plan

Pacific Slate FinishClassic Standard Series
Products
Standard
Length: 8-7/8” (225mm)
Width: 4-7/16” (112.5mm)
Area: 3.7 stones /ft2
40 stones /m2
Thickness: 2-3/8” (60mm)

Double Standard
Length: 8-7/8” (225mm)
Width: 8-7/8” (225mm)
Area: 1.8 stones /ft2
20 stones /m2
Thickness: 2-3/8” (60mm)

Half Standard
Length: 4-7/16” (112.5mm)
Width: 4-7/16” (112.5mm)
Area: 7.3 stones /ft2
80 stones /m2Thickness:

Concrete Pavers
Products
Product Name
Pacific Slate
Color : Red, Desert Sand and Sand/Brown
Blend or other as appropriate
Compressive strength: 8000 PSI (55 MPA)
Absorption: shall not exceed 5%
Weight: 1- 5/8” (40mm): approx. 20lbs/ft2 (98kg/m2)
2” (50mm): approx. 25lbs/ft2 (122kg/m2)
2- 3/8” (60mm): approx. 28lbs/ft2 (140kg/m2)
3-1/8” (80mm): approx. 37lbs/ft2 (188kg/m2)
DUCTS

Manufacturer
ABBOTSFORD CONCRETE PRODUCTS or equal
Pavers are manufactured to ASTM C 936-09 and
CSA A231.2-06 specifications,
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13.5

Kit of Parts—Hardscape Treatment—Colored Concrete Accents
Southgate Integrated Site Plan

Colored Concrete - Textured/
Stamped
Products
Product Name
Integral Color Concrete
Color : Scofield Colored Products, Roman Clay, Pueblo Brown
and Schooner Beige or other as appropriate

CHROMIX® L Admixtures for Color-Conditioned® Concrete
CHROMIX L Admixtures for Color-Conditioned® Concrete are formulated for use with the CHROMIX®-It Liquid Color Dispensers. Highquality CHROMIX L Admixtures are mixed liquid dispersions developed
exclusively for use in concrete and provide consistent, permanent, faderesistant and streak-free integral color conditioning for all types of concrete
projects.
Accent concrete shall be textured by sandblasting or stamped
texture where occurring
Integral Color SG Standard Grade: DUCTS

Manufacturer
L. M. Scofield Company or equal
6533 Bandini Blvd.
Los Angeles, CA 90040
(800) 800-9900
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13.6

Part C/Solution: Kit of Parts - Landscaping

Sustainable landscaping used to accentuate trail/walk crossings through parking
lot.

Native, drought-resistant plantings used to enhance nodes along multi-modal trail.
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Use of plant color to create consistency and uniformity.

Below: Example of plaza/seatwall used with drought-resistant plantings and natural
materials.

Sustainable Landscapes: Combination of native and adaptive shrubs used with ornamental grasses.
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Part C/Solution: Kit of Parts - Landscape Tree Plantings
1

4

7

10

Narrative:

The landscape plantings have been selected to create ‘areas of enhancement’ that will utilize a variety of color, size and texture in the
plant selections. These areas are located at selected site entrances,
common areas, landscape buffer strips as well as key areas in the parking lots and along pedestrian routes. Medium to large canopy, native
and non-native adapted shade trees will buffer prevailing winds, deﬁne
special enclosure, provide seasonal interest and summer shade.
A small group of Ponderosa Pines will be preserved at the east edge of
the property and additional Ponderosa Pines will be added at the property perimeter where the formal on-site landscaping transitions to more
natural and existing off-site vegetation and taller, more intense buffering is appropriate .

2

5

8

Shrub plantings will also consist of native and adapted plant selections
with an emphasis on native and ornamental grasses. The tall, native
grasses are an important part of theming within the site design and
are used to emulate the grassy landscape of the Palouse. Additionally,
the landscape design will be closely coordinated with the architectural
features and site design to enhance the overall integrated aesthetics.
Lawn areas will be seeded or sodded and a mix utilizing native fescue
grasses to provide a sustainable drought resistant turf.
The landscape and irrigation design uses the principles of xeriscape
with the intent of reducing maintenance and water use. These landscape areas are intended to be mostly self-sustaining, utilizing drip
emitter irrigation within the shrub areas with smart control technology
and ﬂow meter options to allow the water savings beneﬁt of the equipment to be optimized.

3

6

9
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Legend:
1.
2.
3.
4.
5.
6.
7.
8.
9.
10.

Autumn Blaze Maple
Ponderosa Pine
Pyrus “Chanticleer”
Japanese Lilac
Patmore Green Ash
Black Pine
Prunus Sargentii
Amur Maackie
Northern Red Oak
Moonglow Juniper
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Part C/Solution: Kit of Parts - Landscape Plantings
1

4

7

10

2

5

8

11

3

6

9

12
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Legend:
1.
2.
3.
4.
5.
6.
7.
8.
9.
10.
11.
12.

Abbotswood Potentilla
Northern Lights Azalea
Blue Shage Eastern White Pine
Hamln Fountain Grass
Arctic Fire Red Osier Dogwood
Creeping Mahonia and Oat Grass
Flame Grass
Rose Nutkana
Mugo Pine
Spiraea Japonica Shirobana
Karl Foerster Grass
Pioneer Rhododendron
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Part C/Solution: Community Plaza Location Options
Narrative:

Three locations within the District were considered as potential locations for the Community Plaza:

1
2
3

Park-Like Plaza Surrounded by Existing Trees: This location would provide
for a more passive/rural setting for a community gathering area at about the
scale of a small neighborhood park. Good views to distant landmarks to the
north and south, however the Plaza would be more quiet and passive than
other locations.
Urban Plaza in Conjunction With Retail: This location would be developed
as more of an urban plaza or public square. It would transition well to
project elements, possibly having similar furniture and hardscape
treatments. This would be a busier space more affected by traffic noise and
movement. Provides adequate views to distant landmarks in all directions.
Urban Plaza in Conjunction With Retail: This location has the potential to
include both rural and urban character. Its adjacency to playfields and open
space at north and west would allow for activities associated with active
sports. Its proximity to project development character would allow for
similar materials, furniture, and character of streetscape to be used for
continuity. Good to adequate views of distant landmarks.

Summary:

The Applicant’s preferred location is Site 2 for the following reasons:
• Situated on parcel likely to be developed ﬁrst.
• Provides amenity for the project as a “draw” and feature as well as
having the retail uses “feed” the plaza and provide necessary activity
and life to an urban plaza.
• Visibility from key intersection provides security, sense of place, and
an iconic element for the District.
• Most easily funded as part of ﬁrst development project in District.
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Part C/Solution: Viewscape
Narrative:
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Part C/Solution: Viewscape - Plaza Location Option 1
DISTANT VIEWS TO MT. SPOKANE
INTERMEDIATE VIEWS TO RURAL
CHARACTER AND TREES

Narrative:

The three potential Community Plaza locations were evaluated for view
preservation and each site offered advantages and disadvantages when
measured against each other.

Summary:

None of the three potential locations had a signiﬁcantly better viewscape than the others and the viewscape criterion was netural in selecting the preferred Community Plaza location.

DISTANT VIEWS TO WEST
INTERMEDIATE VIEWS TO
PLAYFIELDS/OPEN SPACE

DISTANT VIEWS TO
BROWNE’S MOUNTAIN

DISTANT VIEWS SOUTH
INTERMEDIATE VIEWS OF
PROJECT AND HOUSING

NOTE: Access points and street development as shown are conceptual only.
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Part C/Solution: Viewscape - Plaza Location Option 2
DISTANT VIEWS TO MT. SPOKANE
INTERMEDIATE VIEWS TO RURAL
CHARACTER TO EAST

DISTANT VIEWS NORTH AND WEST
INTERMEDIATE VIEWS TO PLAYFIELDS AND OPEN SPACE

NO
TO -BUIL
PRE D Z
SE ONE
RVE
VIEW

VIEW SIGHTLINE OVER SINGLE STORY
BUILDING TO TOWER MOUNTAIN.

DISTANT VIEWS TO
BROWNE’S MOUNTAIN
INTERMEDIATE VIEWS TO
HOUSING
NOTE: Access points and street development as shown are conceptual only.
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Part C/Solution: Viewscape - Plaza Location Option 3

LIMITED TO ADEQUATE
DISTANT VIEWS OF
MT. SPOKANE

DISTANT VIEWS TO NORTH
INTERMEDIATE VIEWS TO
PLAYFIELDS AND OPEN SPACE

ADEQUATE DISTANT
VIEWS TO SOUTHWEST

LIMITED DISTANT VIEWS
TO BROWNE’S MOUNTAIN

NOTE: Access points and street development as shown are conceptual only.
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Part C/Solution: Future Urban District

EXISTING
MULTI-FAMILY

Narrative:

Transition to an Urban District will likely occur as population
density increases, land costs go up, the availability of commercial property diminshes, and a cultural transition occurs
that makes projects combining retail, ofﬁce and/or housing
viable in the Spokane Marketplace. All of these necessary
precedents are beyond the Applicant’s control.
Both the Neighborhood and Applicants acknowledge that as
a Dustrict Center this location is well-suited when the right
combination of social and economic circumstances make it
attractive.

EXISTING
SPORTS COMPLEX

To preserve the opportunity for a successful transition to an
Urban District, the following strategies are a part of the planning process:

EXISTING
RADIO TOWERS

DEVELOPMENT AGREEMENT REQUIREMENT:
5.6 Long-Term Development of Urban District. The intent of the parties is to
design and develop urban features that will facilitate integration of the Property (and surrounding area) into an urban district with a uniﬁed character
that promotes pedestrian and vehicular circulation, without conﬂict, encourages opportunities for mixed-use development and enhances the

natural and built aesthetics in the area. In order to enhance connectivity and
facilitate future urban development, driveways through the property shall
be designed, wherever possible, to facilitate connections to the properties
identiﬁed in Recital D, above. Curbing shall be used to deﬁne the parking lot
area, such as perimeter curbing and main drive aisles. Driveway entrance(s)
and interior landscaping features will also be curbed.

Southgate

Integrated Site Plan

Regal Street & Palouse Highway | Revised Final Submittal | May 31, 2013

• Development must encourage buildings built to the streets
and should support future inﬁll development as market
demands.
• Where practical, locate buildings towards the streetscape
and provide storefront orientation to both the interior parking area and the streetscape.
• Quality “four-sided” architecture of all elevations and a
preference for multi-story and mixed use buildings shall
be implemented where practical, considering the need for
utilitarian equipment such as meters, loading docks, etc.
• Preserve future building pad locations along the street and
do not locate necessary infrastructure in these areas.
• Pedestrian circulation within the site shall be high quaity
and include urban amenities whenever practical.
• Urban plaza(s) shall provide for a quality urban experience. A transit-oriented stop is envisioned immediately
south of the mid-parcel entrance to the Black property.
Design of the transit stop shall include architecture components complementary with the adjacent building and may
be incorporated in the building’s envelope if desired. All
plaza(s) will connect to the pedestrian systems along Regal
and be designed for integration with the site development.
• Locate proposed driveways to align across Regal and
Palouse to allow driveways to transition to future urbanstyle intersections; locate appropriately to provide urbanscale blocks.
• Plan street improvements to allow future on-street parking
while protecting urban-scale sidewalks, streetscape and
storefronts.
• Keyed Note 5 shows preferred locations for four-way driveway intersections to simulate urban scale blocks.
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