
PORT OF KENNEWICK 
 

RESOLUTION NO. 2021-23 
 

A RESOLUTION OF THE BOARD OF COMMISSIONERS  

OF THE PORT OF KENNEWICK ADOPTING THE  

VISTA FIELD DESIGN STANDARDS 

 

WHEREAS, DPZ CoDesign was contracted to assist the Port with preparation of the 

Design Standards for the Vista Field Redevelopment project; and  

 

WHEREAS, DPZ CoDesign prepared the Design Standards to complement the City’s 

underlying Urban Mixed uses (UMU) zoning and the Port adopted 2017 Vista Field 

Redevelopment Master Plan; and  

 

WHEREAS, the Board of Commissioners has reviewed the Vista Field Design Standards. 

 

NOW, THEREFORE, BE IT RESOLVED that the Port of Kennewick Board of 

Commissioners hereby approves and adopts the Vista Field Design Standards as prepared and 

revised by DPZ CoDesign (Exhibit A). 

 

BE IT FURTHER RESOLVED that the Port of Kennewick Board of Commissioners 

hereby ratify and approve all action by port officers and employees in furtherance hereof; and 

authorize the Port Chief Executive Officer to take all action necessary in furtherance hereof. 

  

ADOPTED by the Board of Commissioners of Port of Kennewick on the 9th day of 

November, 2021. 

PORT of KENNEWICK 

 BOARD of COMMISSIONERS 

 

      By:  _______________________________ 

        

DON BARNES, President  

      

     By: _______________________________ 

        

SKIP NOVAKOVICH, Vice President 

 

      By: _______________________________ 

        

THOMAS MOAK, Secretary 
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Section 1 intRoDUction 

1.1 GENERAL 

The Vista Field Standards produce for the new community a visual identity that emerges 
from the location, climate and history of its site. The Standards guide the implementation of 
the Vista Field Master Plan.  

The goal of the Master Plan and Design Standards is to enable a walkable, connected com-
munity. Workplace, retail and entertainment, and housing for a variety of ages and incomes 
are all in close proximity, with appealing open spaces and gathering places. Buildings de-
signed individually contribute to a harmonious whole and combined with the Vista Field 
streets create a comfortable and interesting public realm of shared spaces. 

The interface between the private properties and the public realm determines the communi-
ty’s physical character. Perceived in the streets and squares, and in views established for pub-
lic benefit, this harmony in the public realm is the aim of the urban, architecture, landscape, 
and thoroughfare standards that follow. 

Other goals include sustainability and climate resilience, in consideration of the health of 
natural systems and human well-being. This is reflected in a master plan and building types 
intended to reduce use of non-renewable resources: a compact, mixed-use pedestrian 
friendly plan to reduce automobile dependence for daily activities, buildings scaled to allow 
cross-ventilation, and construction materials and methods specified for longevity in a dry cli-
mate. 

These Standards for the first phase of Vista Field intentionally allow room for exploration and 
experimentation. With the help of the Town Architect, the first buyers and their architects will 
design buildings and other improvements that carry out the themes established by the Stan-
dards. This collaboration will serve as a learning process for the community, further defining 
what works well with the Master Plan and environment, what creates the community’s identi-
ty and what is most beautiful. Future iterations of these Design Standards will integrate that 
wisdom and expand that knowledge to a larger number of lot types than what is available in 
the first phase. 

1.2 LIST OF STANDARDS

The Design Standards for Vista Field consist of eight components to be used together to im-
plement the community vision: 

Section 2. Definitions: capitalized terms apply wherever used in the Design Standards.

Section 3. Regulating Plan: a map showing the various lot types, Building Types, location
and form of public spaces, including streets and squares. 

Section 4. Building Types: graphic design instructions for each Building Type, correspond-
ing to the Urban Standards. For this first phase, there are a limited number of building types. 

VISTA FIELD DESIGN STANDARDS
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The illustrations are intended to show possible configurations and to serve as inspiration, 
with the actual design to be developed by lot owners and their architects in cooperation 
with the Town Architect.

Section 5. Urban Standards: text that regulates those aspects of buildings which affect the
public realm, guiding building placement, configuration, and parking. 

Section 6. Architectural Standards: text that specifies the materials and configurations per-
mitted for walls, roofs, openings, and other building elements, intended to produce visual 
compatibility among disparate building types, and promote a unique identity for the com-
munity. These Standards relate to the vernacular building traditions of the region, thus inher-
iting a suitable response to the climate. 

Section 7. Landscape Standards: text that specifies materials and configuration of site im-
provements, separated into those pertaining to public areas and to private lots, reflecting 
the overall site goals of creating an ecosystem harmonious with the region, and developing 
a unified character for the new community with a forestation that is coordinated with the ur-
ban fabric. 

Section 8. Thoroughfare Standards: text that guides the quality of the pedestrian experi-
ence in the streets, alleys, and pedestrian passages than organize community mobility. 

Section 9. Design Review Procedures: sample forms for application and review.

Together, the Design Standards address the quality and character of buildings, landscape 
and public spaces of Vista Field. The relatively high degree of specificity in these Standards 
will ensure that investments in homes and businesses are supported by consistent and pre-
dictable development. The highest quality of design and construction is desired. Poorly pro-
portioned or executed details are unacceptable. 

Provisions of all the Standards are activated by “shall” when required; “should” when recom-
mended; and “may” when optional.  

1.3 AUTHORITY 

The Design Standards, the role of the Town Architect and the requirement for design review 
are all established under the Declaration of Covenants, Conditions and Restrictions for Vista 
Field, recorded or to be recorded in the public records of Benton County, Washington (the 
“Declaration”), which is binding upon all purchasers of property within Vista Field. The Dec-
laration requires review and approval of all plans to build any type of improvements within 
Vista Field, including choice of materials, and of any modifications of those plans. The Decla-
ration also allows for enforcement. 

For the Vista Field development, the Design Standards shall take precedence over other typ-
ical regulations. In matters of health and safety, the City of Kennewick, State of Washington 
and national regulations shall take precedence. 

The City of Kennewick, WA Code of Ordinances Mixed-Use Design Standards District that 
includes standards for street frontage, blocks, site design, and building design, shall prevail 
in case of difference. 
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1.4 USES

Vista Field mixes residential and commercial uses within a block and often within a building. 
The Design Standards anticipate that a well-designed building can have many possible uses, 
and that uses may evolve over time.

Building Types describe in general terms the kinds of uses expected. Variations from these 
Building Types shall be subject to TA approval. The Vista Field Declaration of Covenants, 
Conditions and Restrictions for Commercial Property (the “Commercial Declaration”) further 
regulates types and mixtures of commercial uses.

Temporary exterior commercial uses, seating, dining and displays in shopfront setbacks, 
where permitted under the Commercial Declaration, shall be subject to approval of TA. 

1.5 ADMINISTRATION 

As further described in Part VII of the Declaration, the Vista Field Town Architect (TA) shall 
administer these Standards, and all the approvals required by these Standards. Properties 
and improvements are required to conform to the Vista Field Design Standards unless an ex-
ception is granted in writing. 

Exceptions to these Standards may be approved by the Town Architect on the basis of ar-
chitectural merit, site conditions and/or other extenuating or unusual circumstance,  and as 
described in the Declaration. Where appropriate, the design intention of the Standards and 
the Regulating Plan may support an exception to the Standards. Each exception should be 
considered unique and shall not set a precedent for future exceptions. A specific description 
of each deviation shall be clearly recorded in writing prior to the start of construction. 

Sample forms to submit applications for design review may be found in Section 9 of this 
document. 
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Section 2 DeFinitionS          

All capitalized words in the Design Standards shall be interpreted as defined below. 

Alley: a thoroughfare, or access easement, designated to be a secondary means of ve-
hicular access to the rear or side of properties; an Alley may connect to a vehicular drive-
way located to the rear of lots providing access to outbuildings, service areas and park-
ing, and may contain utility easements. 

Awning: a fixed or movable shading structure, cantilevered or otherwise entirely sup-
ported from a building, used to protect outdoor spaces from sun, rain, and other natural 
conditions. Awnings are typically used to cover outdoor seating for restaurants and ca-
fes. 

Blade Sign: a sign made from rigid material mounted perpendicular to a building wall
with one side attached or supported by a device extending from a building wall. 

Block: the aggregate of private lots, passages, and rear alleys, circumscribed by thor-
oughfares. Build-to Line: a line on the Regulating Plan at which the building Facade is 
required to be placed. 

Building Height: the vertical extent of a building measured in feet or stories. Building
Height shall be measured from the sidewalk or if there is no sidewalk from the street 
pavement at the front of the building, at the centerline of the lot width. Building Height 
shall be measured to the highest point of the roof for flat roofs; to the midpoint between 
the eaves and the highest point of the roof for pitched roofs. 

Building Type: the categorization of a building according to its location on the master
plan and its relationship to public space such as the street it faces. 

Civic: the term defining organizations dedicated primarily to community benefit through
the arts, culture, education, recreation, government, transport, and municipal parking. 

Civic Building: a building operated by an organization dedicated to arts, culture, educa-
tion, recreation, government, transit, and municipal parking, or other community benefit 
public use. 

Civic Space: an outdoor area dedicated for public use and operated by a Civic organiza-
tion or by the Vista Field Property Owners Association. 

Configuration: the form of a building or a building component based on its relation to
the overall building and adjacent public space. 

Elevation: an exterior wall of a building not facing a Frontage. See: Facade.

Floor Elevation: the height of a floor level.

Encroachment: any building element that breaks the plane of a vertical or horizontal
regulatory limit, extending into a setback, or into the public frontage. 

Exception: a ruling that would permit a practice that is not consistent with a specific
provision of this Code, but that is justified by its intent. 

Facade: the exterior wall of a building facing a Frontage Line. See Elevation.
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Frontage: the area between a building facade and the vehicular lanes, inclusive of its
built and planted components. Frontage is divided into Private Frontage and Public 
Frontage which are defined below. 

Frontage Line: a lot line bordering a public frontage. Facades facing frontage lines de-
fine the public realm and are therefore more regulated than the elevations facing other 
lot lines. Lots at inter- sections have two Frontage Lines. 

Lot: a parcel of land accommodating a building or buildings of unified design.

Lot Coverage: the percentage of Lot area that may be covered by building.

Lot Line: the boundary that legally and geometrically demarcates a Lot.

Lot Width: the length of the principal Frontage Line of a Lot.

Outbuilding: an accessory building, usually located toward the rear or the front of the
same Lot as a Principal Building; connected to or separated from the Principal Building. 

Parking Lot or Area: A designated space for auto access and arrival, with or without
access to a garage, usually detailed as a pedestrian space with garden landscaping and 
pavement. 

Pedestrian Passage: a right-of-way with pedestrian access only.

Porch: An exterior roofed space attached to a Principal Building.

Principal Building: the main building on a lot, usually located to face and be entered
from a street. 

Principal Frontage: the Private Frontage designated to bear the address and principal
entrance to the building, and the measure of minimum lot width. 

Private Frontage: the privately held layer between the Frontage Line and the Principal
Building Facade. 

Public: wherever used in these Design Standards, the word “public” shall refer to areas
that are shared with others in the general community but does not mean that the areas 
are necessarily dedicated to the public nor does it confer any rights in the general pub-
lic.

Public Frontage: the area between the pavement of the vehicular lanes and the Front-
age Line. 

Regulating Plan: a map or set of maps that shows general areas of Building Type zones,
Civic zones, thoroughfares, special districts if any, and special requirements if any, of ar-
eas subject to, or potentially subject to, regulation by the Guidelines. 

Setback: the area of a lot measured from the Lot Line to a building Facade or Elevation
that is maintained clear of permanent structures, with the exception of Encroachments. 

Shopfront: that part of a building that is designed for potential retail use.
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Sidewalk: the paved or graveled section of the public frontage dedicated exclusively to
pedestrian activity. 

Story: a habitable level within a building, excluding an attic or raised basement.

Streetscreen: a freestanding wall built along the Frontage Line, or coplanar with the Fa-
cade. 

Terminated Vista: a location visible at the end of a street or other public space. Ter-
minated Vistas are often focal points in a community, serving as landmarks or points of 
interest.

Turning Radius: the curved edge of a thoroughfare at an intersection, measured at the
inside edge of the vehicular tracking. The smaller the turning radius, the smaller the pe-
destrian crossing distance and the more slowly the vehicle is forced to make the turn. 
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Illustration 4.A. Building Types  I & II
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Illustration 4.B. Building Types  III  &  IV
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Section 4 PHASe one BUiLDinG tYPeS             

Type I. Residential: two stories, single-family
houses. Townhouses, cottage courts, and 
small apartment houses may be included in 
later phases. 

Type II. Live Work: two to three stories, with
individual identity, business space at ground 
level, and residential use behind and above. 

Type III. Mixed Use: two to three stories,
with restaurant, retail, and service space 
below, and commercial or residential uses 
above. 

Type IV. Main Street: one to two stories,
welcoming a variety of business and residen-
tial uses. 
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4.1 BUILDING TYPE I: RESIDENTIAL

Type I Residential allows single family houses on a single platted lot, with alley-accessed 
parking. Townhouses, cottage courts and small apartment buildings may be included in later 
phases. 

Use: Residential

Lot width: 20’ minimum, 100’ maximum

Lot depth: 50’ minimum, 100’ maximum

Lot area: 1,000 sf minimum, 5,000 sf maximum

Building setbacks: Front: Build-to Line at 8’, 50% of Lot width minimum

 Sides: 0’ interior side, and 5’ minimum end unit side, 
including at pedestrian passage

Rear: 5’ minimum

Building height: 35’ maximum (3 stories above basement level)

Basement shall not extend above street elevation. 

Parking: Alley access, garage or parking pad

Additional Standards: 

• Build-to Lines for individual buildings shall be according to the Regulating Plan.
• Porches, stoops, and lightwells for basement windows may encroach into front setback,

and end unit side setback, up to 50%. Balconies and bay windows may encroach into the
front, end unit side, and rear setback up to 50%.

• Walls and fences shall be required on internal side property lines, shall not encroach on
front and rear setbacks, and shall be a maximum height of 6’.
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20’ - 24’

TYPE I

A
20’  lot width min.

0’ side setback

20’ - 24’

TYPE I

B
20’  lot width min.

0’ side setback

25’ - 28’

TYPE I

C
25’  lot width min.

0’ side setback

30’ - 36’

TYPE I

D
30’  lot width min.

0’ side setback

30’ - 34’

TYPE I

E
30’  lot width min.

0’ side setback

15’ - 18’

TYPE I

F
35’  lot width min.

5’ side setback min. 
both sides

20’ - 22’

TYPE I

G
35’  lot width min.

5’ side setback min. 
both sides

14’ - 16’

TYPE I

H
35’  lot width min.

5’ side setback min. 
both sides

4.1 BUILDING TYPE I: RESIDENTIAL

Illustration 4.1.A. Illustrative Elevations
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4.1 BUILDING TYPE I: RESIDENTIAL

Illustration 4.1.B. Illustrative Elevation and Plans 
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4.2 BUILDING TYPE II: LIVE WORK

Type II Live-Work Building allows residential and commercial uses of a small scale on a single 
platted lot, with alley-accessed parking. This type serves as a transitional type between 
commercial and residential uses. It is intended to facilitate working at home, and to encourage 
incubation of new businesses.   

Use: Residential, commercial

Lot width: 25’ minimum, 50’ maximum

Lot depth: 50’ minimum, 100’ maximum

Lot area: 1,250’ sf minimum, 5,000’ sf maximum

Building setbacks: Front: Build-to Line at 8’, 50% minimum of Lot width

Sides: 0’ interior side, and 5’ minimum end unit side, includ-
ing at pedestrian passage 

Rear: 5’ minimum

Building height: 35’ maximum (3 stories above basement level)

Basement shall not extend above street elevation

Parking: Alley access, garage or parking pad 

Additional Standards: 

• Build-to Lines for individual buildings shall be according to the Regulating Plan.
• Porches, stoops, and light wells for basement windows may encroach into front setback

and end unit side setback, up to 50%. Balconies and bay windows may encroach into the
front, end unit side, and rear setback up to 50%.

• Walls and fences shall be required on side internal property lines, shall not encroach on
front and rear setbacks, and shall be maximum height of 6’.
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20’ - 24’

TYPE II

A
30’  lot width min.

0’ side setback

20’ - 25’

TYPE II

B
25’  lot width min.

0’ side setback

20’ - 25’

TYPE II

C
25’  lot width min.

0’ side setback

TYPE II

D

24’ - 28’

30’  lot width min.
0’ side setback

TYPE II

E

22’ - 24’

30’  lot width min.
0’ side setback

TYPE II

F

24’

30’  lot width min.
0’ side setback

TYPE II

G

24’

40’  lot width min.
0’ side setback

TYPE II

H

30’ - 36’

30’  lot width min.
0’ side setback

4.2 BUILDING TYPE II: LIVE WORK

Illustration 4.2.A. Illustrative Elevations
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4.2 BUILDING TYPE II: LIVE WORK

Illustration 4.2.B. Illustrative Elevation and Plans 
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4.3 BUILDING TYPE III: MIXED USE 

Type III Mixed Use allows a flexible arrangement of commercial and residential uses with alley 
access or shared lot parking.   

Use: Retail, office, services, and residential

Lot width: 20’ minimum, 150’ maximum

Lot depth: 50’ minimum, 10,000’ maximum

Lot area: 1,000’ sf minimum, 15,000’ sf maximum

Building setbacks: Front: 0’ or Build-to Line at 8’ according to Regulating Plan 
Sides:  0’ 

Rear: 5’ minimum

Building height: 45’ maximum (2 stories minimum and 3 stories maxi-
mum above basement level

Minimum first floor finished height 14’

Basement shall not extend above sidewalk elevation

Parking: Rear access shared parking lot as per Regulating 
Plan.  

Additional Standards: 

• Adjacent to residential  Type I, a ground floor residential use with at-grade ADA level en-
try is acceptable.

• Build-to Lines for individual buildings shall be according to the Regulating Plan.
• Balconies and bay windows may encroach into the front, side, and rear setback up to

50%.
• Retractable awnings may encroach into setbacks and beyond front property line, by ap-

proval of the TA.
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30’ - 36’

TYPE III

A
30’  lot width min.

0’ side setback

40’

TYPE III

B
40’  lot width min.

0’ side setback

35’ - 38’

TYPE III

C
45’  lot width min.

5’ side setback min.

TYPE III

D

40’

40’  lot width min.
0’ side setback min.

TYPE III

E

40’

40’  lot width min.
0’ side setback min.

4.3 BUILDING TYPE III: MIXED USE 

Illustration 4.3.A. Illustrative Elevations
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4.3 BUILDING TYPE III: MIXED USE 

Illustration 4.3.B. Illustrative Elevation and Plan
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4.4 BUILDING TYPE IV: MAIN STREET

Type IV Main Street allows retail use at ground level with or without upper story commercial 
and residential uses in a single structure, with alley access or shared lot parking.   

Use:  First floor retail, office and services

Second floor office, services, and residential 

Lot width: 20’ minimum, 100’ maximum

Lot depth: 50’ minimum, 100’ maximum

Lot area: 1,000’ sf minimum, 10,000’ sf maximum

Building setbacks: Front: 0’ or Build-to Line at 8’ according to Regulating Plan

Sides:  0’ 

Rear: 5’ minimum

Building height: 35’ maximum (2 stories above basement level)

Minimum first floor finished height 14’

Basement shall not extend above sidewalk elevation. 

Parking: Rear access shared parking lot as per Regulating Plan 

Additional Standards: 

• Adjacent to residential  Type I, a ground floor residential use with at-grade ADA level en-
try is acceptable.

• Build-to Lines for individual buildings shall be according to the Regulating Plan-.
• Balconies and bay windows may encroach into the front, side, and rear setback up to

50%.
• Retractable awnings may encroach into setbacks and beyond front property line, by ap-

proval of the TA.
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40’

TYPE IV

A
40’  lot width min.

0’ side setback

40’ - 56’

TYPE IV

B
40’  lot width min.

5’ side setback min.

20’ - 30’

TYPE IV

C
20’  lot width min.

0’ side setback min.

TYPE IV

D

20’ - 32’

20’  lot width min.
0’ side setback

TYPE IV

E

30’ - 36’

30’  lot width min.
0’ side setback min.

TYPE IV

F

30’ - 36’

30’  lot width min.
0’ side setback min.

4.4 BUILDING TYPE IV: MAIN STREET

Illustration 4.4.A. Illustrative Elevations
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4.4 BUILDING TYPE IV: MAIN STREET

Illustration 4.4.B. Illustrative Elevation and Plans 
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Section 5  URBAn StAnDARDS            

The Urban Standards are organized by these categories: 

5.1 General 

5.2 Building Placement

5.3 Building Placement

5.4 Building Configuration 

5.5 Parking and Driveway Standards 

5.1 GENERAL 

a. The Urban Standards apply to all Building Types, unless otherwise stated below, and
are coordinated with the requirements of the specific Building Types.

5.2 BUILDING PLACEMENT

5.2.1 Building Type
a. Buildings and all building elements shall be placed in relation to their Lot lines,

Setbacks, Build-to Lines, and Frontage Lines according to the Regulating Plan and
the Building Types.

b. Platted lots shall be dimensioned according to Building Types.

c. One Principal Building, and in certain Types, one Outbuilding or multiple buildings,
may be built on each lot as shown in Building Types.

d. Civic Buildings are not regulated under the Design Standards, but shall develop their
site plans in conjunction with the TA.

5.2.2 Frontages
a. Lot lines that coincide with a right-of-way or public space are designated Frontage

Lines.

b. Buildings shall have their principal pedestrian entrances on a Frontage Line.

c. Facades shall be built parallel to the Principal Frontage Line of a straight line and
parallel to the chord if broken or curved. Elevations may deviate from the trajectory
of Lot Lines.

d. Lots facing two streets shall be considered to have two Frontages, in regard to
Setbacks, attachments, and other details, for the purposes of these Standards. Thus,
corner buildings have two fronts, two Facades, one back, and one side.

e. Lots with Pedestrian Passage access only shall treat the Passage side as the Lot
Frontage.

f. The TA may determine that a certain lot or portions thereof may be held to Principal
Frontage (streets and public spaces) standards if it is highly and easily visible from the
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public realm, even if it does not meet the definition of Principal Frontage. 

5.2.3 Terminated Vistas
a. Buildings shall be placed on Lots with attention to view corridors and Terminated

Vistas of the Master Plan.

b. A building Façade that terminates a vista shall be designed to recognize its focus and
importance. Driveways and service areas shall not be permitted at Vista Terminations.

c. Set-backs and Build-to Lines

d. In the case of adjacent Building Type difference, Setbacks may be adjusted by approval
of TA.

e. Setbacks shall be measured perpendicular to the property line of the Lot; at curved
property lines (as at a street), the measure shall be taken perpendicular to the tangent
at the centerline of the Lot.

f. Streetscreens shall be aligned with the building Façade.

g. Encroachments into Setbacks and beyond the Build-to Line shall be according to
Building Types.

h. Alleys

i. Lots with Alley access shall restrict auto access to the Alley and shall not have auto
access from adjacent streets.

j. Lots with Alley access shall provide a space for pedestrians to pass from the Building
to the Alley without having to go through the garage

k. Alleys shall be screened from street view by walls or landscape extending from
buildings along the Frontage. When alleys intersect at other than 90 degrees, buildings 
shall align, to avoid ex- posing to the street the parking or garage entry behind an
extended building.

5.2.4 Accessory Uses
a. Basketball hoops, croquet courts, and gardens (including vegetable gardens) may be

permitted in front yards by approval of TA.

b. The following outbuildings and landscape constructions may be permitted by approval 
of TA, and shall adhere to the Vista Field Standards: garages, workshops, guest houses,
artisan studios, garden pavilions, greenhouses, storage sheds, gazebos, trellises,
swimming pools and pool houses. Swimming pools and hot tubs shall maintain a low
profile and shall be screened from surrounding lots and street views.

5.2.5 Concealment from View
a. All outdoor storage, trash containers, electrical, plumbing, mechanical and

communications equipment, tanks, generators, utility meters, clotheslines, satellite
dishes, play equipment, hot tubs, permanent grilles, firewood (except on porches),
and the like shall be permitted only behind the front façade, at enclosed rear and
side yards and shall conform to required Setbacks; or on roofs concealed by parapet
walls; and shall be concealed from view from Frontages and adjacent yards. Trash
containers shall be enclosed to prevent animal access.
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b. Loading docks and service areas in Types III and IV shall be concealed from street and
sidewalk views. When Alley or rear parking lot access is not available, service areas
at a frontage concealed from public view by a Street Screen may be permitted by
approval of TA.

c. Trash containers in Types III and IV shall be concealed from street view, located within
a permanent enclosure, and accessed from an Alley or rear parking lot.

5.3 BUILDING CONFIGURATION 

5.3.1 Building Massing and Height
a. Building massing shall be simple, with a maximum of two gables per building facing

the street, and a maximum of six exterior corners, exclusive of attachments, facing the
street.

b. Building Heights shall be as shown in Building Types.

c. Chimneys, stairwells, trellises, and other portions of a structure up to 215 sf in area,
may be allowed to exceed maximum building height by an additional story.

5.3.2 Entries, Porches and Balconies
a. Each Building shall have a clearly indicated front entry that is visible and accessible

from a street.

b. Porches shall be a minimum of 7’ deep.

c. Balconies that cantilever shall be maximum 3’ deep.

5.3.3 Concealment from View
a. All Building and deck crawl spaces shall be enclosed and screened from public view.

b. Mechanical equipment on a roof shall be enclosed by a parapet of the minimum
height necessary to conceal it from any public view.

c. Solar power equipment shall be regulated consistent with the Declaration and
applicable State and Federal law.

d. Antennas shall be concealed to the greatest extent consistent with Federal law, and
when possible concealed from public view.

5.4 PARKING AND DRIVEWAY STANDARDS 

a. Required off-street parking placement shall be according to Building Type.

b. Required parking quantities shall be as per Kennewick, WA Code of Ordinances Off-
Street Parking Standards.

c. Parking shall be accessed by Alley or in a Parking Lot at the rear of a Lot, and may be
unsheltered or in a garage or carport.

d. Parking lots shall be masked from the Frontage by a Liner Building or Street Screen.

e. Where a driveway crosses a sidewalk, any elevation change or slope shall occur within
the Lot to maintain a sidewalk without uneven slopes.

f. Shared parking lots shall have a minimum of one bicycle rack space for every 20
vehicular parking spaces.
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Section 6 ARcHitectURe StAnDARDS 

The Architecture Standards are organized by these categories: 

6.1 General 

6.2 Walls 

6.3 Elements and Attachment

6.4 Roofs and Eaves

6.5 Openings 

6.6 Colors 

6.7 Lighting 

6.8 Signs 

6.1 GENERAL 

a. The goal of the Architecture Standards is the achievement of a unique architectural 
identity for Vista Field through a balance of uniformity and variety. A suitable response 
to the climate and geography can be learned from the vernacular traditions. Inspiration 
and lessons can be taken from historical regional buildings, including arid shrub 
steppe, Agrarian Vernacular, Bungalow and Craftsman, Spanish Revival, Neo-
Classical and Mission styles. Historical styles when employed should strive to be 
exemplary of the origins. The use of limited materials, focused on those locally 
sourced, and a defined color palette provide a background of uniformity for 
variations in form. Constraints on form seek to produce building design of the 
highest quality, avoiding clichés and kitsch, in support of the urban and 
environmental goals and community identity.

b. Materials and their details and applications for the individual units or other portions of 
a multi-unit building shall be consistent.

c. Where a material is specified, it is that material that is specified not others that may 
resemble it. For example, “wood” means “wood”, not wood chips pressed and glued 
together, or recycled plastic melted and molded to resemble wood. Materials other 
than those specified in this document may be approved by the TA.

d. Where previously approved materials have since been prohibited or are no longer 
permitted, the previously approved material may be used only for repairs.

e. All dimensions shall be considered nominal.
6.2 WALLS 

6.2.1 Materials: 
a. Foundation and pier materials shall be concrete, stone or brick. Block with light

coating of stucco for exposed foundation walls may be permitted by approval of TA.

b. Wall materials and columns above foundation walls and piers shall be stone, concrete,
stucco, tile, brick, metal, cementitious boarding, wood, and composition wood.
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c. Shingles shall be smooth cut sawn cedar, 4” to 6” to the weather, sealed with oil
or stain only. Coarse variety may be permitted by approval of TA. Single panels are
prohibited.

d. Horizontal lap and ship lap siding shall be: smooth face clear redwood or western red
cedar, 4” to 6” to the weather, painted or sealed and stained; or composition siding
smooth side only, Hardie, Hardie Artisan or Boral, 4 to 6” to the weather, painted or
prefinished.

e. Board and batten shall be clear redwood, western red cedar, or composition panel
smooth face only, with 2x3 battens, 16” o.c. maximum, painted or sealed and stained.
Application shall initiate batten at the centerline of each wall plane.

f. Brick shall be laid in a horizontal running bond pattern with mortar joints no greater
than 3/8“, shall have minimal color variation, and shall not be painted.

g. Stone shall be natural rock, should be of the region, and shall be individual stones 8”
minimum average; laid dry-stack or mortared, uniform in style ranging from coursed
ashlar to uncoursed rubble; and shall appear to be weight bearing and not applied.

h. Concrete shall be architectural cast-in-place or board form.

i. Metal shall be brass, bronze, wrought iron, galvanized, stainless or enameled steel or
marine-grade aluminum, and shall be permitted only by approval of TA.

j. Nails, screws, fasteners, hinges exposed to the elements shall be galvanized or
stainless steel.

k. Mailboxes, newspaper boxes, flower boxes, lettering and numbering shall not be
plastic or vinyl.

6.2.2 Configuration and Technique: 
a. All Elevations of a single building shall maintain a uniform level of quality in materials

and detailing.

b. Facades should be designed to emulate traditional width to height proportions such
as the golden section, square and double square; and with tri-partite assemblies:
base, middle, and top; and center and edges.

c. Porch openings shall be vertical in proportion.

d. Wall cladding shall be of two materials maximum; and shall be in two configurations
of the material maximum.

e. Materials changes shall be along a horizontal line and not along a vertical or diagonal
line, typically at a floor line, gable or water-table, and shall place the heavier material
below the lighter, expressing a continuous transfer of building loads from the roof to
the foundation. Foundations shall appear to carry the weight of the building.

f. Decorative shingles may be permitted by approval of TA.

g. Trim such as corner boards, framing for openings and fascia, shall be no less than 1
1/4”.

h. Wood posts shall be 6” minimum in width or depth, chamfered at the corners, and
with spacing of traditional proportions.

i. Siding spacing shall butt into corner boards and openings trim. Siding shall not
extend in front of trim.

j. Façade stone or brick shall return onto the adjacent side wall 8” to 12”.
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k. Foundation piers of masonry or concrete shall be 12” in width and 8” in depth
minimum. Foundation walls and piers shall be exposed a maximum of 8”. Above 8”
an architectural finish shall be required. Exposed crawlspace shall be a maximum 18”
above grade.

l. Porch columns shall be brought to grade as masonry piers or masonry foundation
walls. Piers shall have openings framed and filled with wood or brick lattice. Wood
skirts covering piers are prohibited.

m. Stone or pre-cast lintels shall extend horizontally beyond the opening spanned a
dimension equal to the height of the lintel. Brick soldier lintels shall extend a minimum
of one brick beyond the opening.

n. Lintels and sills should generally align to create a harmonious facade. When used,
window sills should receive more emphasis than lintels, since the lintel already casts
a shadow line. The window sill should extend beyond the window opening and
surrounding trim a maximum of 2” and shall be detailed with a drip to prevent wall
staining.

o. Arches shall be permitted only in masonry or stucco wall surfaces. Keystones shall be
centered on the arch and have sides radial to the arch.

p. Metal columns shall be steel and shall be round in section and of a minimum 6”
diameter.

6.3  ELEMENTS AND ATTACHMENTS 

6.3.1 Materials:
a. Bay windows, porches and balconies shall be made of the wall materials, or they may

be made of wood, painted or sealed and stained to match the building wall materials;
or metal finished to match other metal of the building including windows and doors.

b. Awnings shall be made of structural building materials such as metal, wood, glass or
concrete, and shall have visible architectural support, such as brackets, integral to
the awning design. Awnings made of canvas or synthetic woven material resembling
canvas may be permitted by approval of TA.

c. Glazing shall be clear glass. Reflective glass is prohibited. Frosted, etched, and other
decorative glass may be permitted by approval of TA.

d. Porch and deck floors shall be wood or concrete; brick, stone and composite decking
may be allowed by approval of TA.

e. Front entrance porch steps and stoops shall be stone, brick or concrete, and shall be
faced on all exposed sides with stone, brick or concrete. Secondary porch steps and
stoops may be permitted in wood or composite wood by approval of TA.

f. Balcony, porch, deck and stair railings shall be of a single material in wood or
composite simulated wood, subject to TA approval of the material. Metal railings may
be permitted by approval of TA.

g. Pergolas and trellises shall be made of wood, metal or vinyl; trellis wire shall be
stainless steel held by 6” stand-offs.

h. Window air-conditioners are prohibited. Wall air-conditioners facing an alley or parking
lot may be allowed by approval of the TA.
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6.3.2 Configuration and Technique: 
a. Awnings shall be sloping rectangles with a free-hanging drip edge, without side or

bottom soffit panels, and shall be of a solid color to match the wall color or trim or a
dark accent color. Half-dome and plastic awnings are prohibited.

b. Awnings for Types III and IV shall be a minimum of 36 inches wide, shall have a
maximum slope of 1:3 from the building to the edge, shall be at height minimum
9’ above the pedestrian, and shall not extend closer than two feet to the edge of
the adjacent street curb. All awnings shall be integral to the overall design of the
storefront and shall respect vertical column and window spacing. Awnings shall be at
least nine feet high from the adjacent sidewalk.

c. Bay windows shall cantilever 2 feet maximum, and shall be supported by knee-braces,
or other architectural support. Bay windows may be supported by foundation walls.

d. Balconies shall cantilever 3 feet maximum, and shall be supported with brackets or
other architectural support.

e. Chimneys shall have a foundation at grade, and for height shall replicate wood-
burning standards. Chimney top flues shall be metal or tile. Horizontal flues may be
permitted by approval of the TA, and shall not face a street or other public space
frontage. Metal flues shall be painted the color of the roof, flat black or left natural.

f. Wood railings shall be clear cedar, 2x2 minimum pickets. Railings shall have top and
bottom rails; top rails shall be eased for handling comfort and bottom rails shall have
a vertical section. Railings 1x4 minimum flat face to façade with 1⁄2” gaps maximum
may be permitted by approval of TA. Top and bottom rails shall be centered on the
pickets.

g. Metal railings may be permitted by approval of TA.

h. Flagpoles less than 6’ long may be mounted at an angle to porch columns or posts
and building walls.

6.4 ROOFS AND EAVES

6.4.1 Materials: 
a. Pitched roofs cladding shall be slate, terracotta tile, metal or asphalt shingles.

b. Metal roof cladding shall be prefinished standing seam, galvalume or zincalume; pre-
finished corrugated; or unfinished copper; with roof attachments to match main roof.

c. Asphalt shingles shall be multi-ply architectural in a single color.

d. Flat roof surfaces may be reflective roofing, wood decked, and concrete, ceramic or
terracotta tiled.

e. Green (vegetated) roofs may be permitted by approval of TA.

f. Gutters and downspouts shall be copper, steel or anodized/natural finish aluminum.
Copper-anodized aluminum is prohibited.

g. Flashing shall be copper, lead or anodized aluminum.

h. Copper roofs, flashing, gutters and downspouts shall be allowed to age naturally and
shall not be painted or sealed.
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i. Roof penetrations such as vents, attic ventilators, turbines, and flues, shall be painted
to match the color of the roof or flat black, except those made of metal may be left
natural.

j. Splash blocks shall be stone, brick, concrete or gravel.

6.4.2 Configuration and Technique: 
a. Roofs shall be simple and symmetrically gabled or hipped, or flat. Two roof types

maximum per building, one primary and one secondary, shall be the allowed.

b. Primary roofs shall be gable end or hip. Primary single shed roofs (roofs that pitch in
one direction) are prohibited.

c. Secondary roofs shall be hip, gabled; or flat with a parapet to conceal slopes and
equipment.

d. Primary roof pitch shall be between 6:12 and 14:12. Secondary roof pitch may be
shallower by approval of TA.

e. Roof slope breaks may be permitted at 25% maximum of overall width of roof by
approval of TA.

f. Shed roofs shall be permitted when the ridge is attached to an exterior wall of a
building and shall have a pitch between 2:12 and 4:12.

g. Eaves shall cantilever 2 feet maximum. Gable end eaves shall cantilever 2 1⁄2 feet
maximum.

h. Exposed soffits shall have rafter tails maximum 2x6, with 1x4 or 1x6 tongue-in-groove,
or ACX plywood. Gable end rake rafters and fascia shall be minimum 2x8.

i. Enclosed soffits shall be 1x4 tongue-in-groove, skip sheathing with a 1⁄2” gap, or
stucco.

j. Brackets shall be 4x6 vertical, 6x6 horizontal, 4x6 strut.

k. Gutters shall be 1⁄2 round, J-style, or box and shall be the same profile on any one
building.

l. Downspouts shall be round or square on a stand-off pin and shall be placed by
approval of TA. Rain chains and barrels may be permitted by approval of TA. In the
absence of gutters, gravel shall be placed at the dripline.

m. Dormers shall be habitable, roofed with a symmetrical gable, hip, or shed, and placed
minimum 3’ from side building walls.

n. Skylights shall be flat in profile. Skylights, vent stacks and other roof applications and
protrusions shall be placed on roofs facing away from streets.

o. Solar tiles and solar panels may be permitted by approval of TA, and shall be
integrated into the surface of the roof and shall not expose an independent structure.
Roofs should be designed to accommodate panels; panels applied to an unrelated
roof design shall be prohibited as shall be stair-stepping rectangular patterns. Solar
energy panels are further regulated under paragraph 7.6.6 of the Declaration.

p. Turbines may be permitted by approval of TA.

q. Flat roofs shall be surrounded by a parapet wall tall enough to conceal any roof-top
equipment, and no less than 1’ above the roof deck. The parapet may be interrupted
by drainage scuppers.
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6.5 OPENINGS 

6.5.1 Materials:
a. Windows:

i. Windows shall be made of wood, aluminum clad wood, fiberglass, vinyl, Westeck
true-divided grid vinyl, or steel sash.

ii. Glass shall be clear and free of color. Frosted, etched, tinted or other decorative
glass and glass blocks may be permitted by approval of TA, except at street
frontages where they may be applied in clerestories only. Reflective or dark glass
is prohibited.

b. Doors:

i. Doors shall be made of wood, aluminum-clad wood, wood-veneered fiberglass,
glass panel, or steel.

ii. Garage doors shall be made of wood, composite wood, steel or wood-veneered
fiberglass, and may have glass or framed panels.

c. Screens and Shutters:

i. Screens for windows and doors shall be made of bronze, aluminum, dark colored
fiberglass or black vinyl.

ii. Shutters shall be made of wood, painted or sealed and stained, Boral, metal, or
vinyl.

d. Storefronts:

i. Type III and Type IV storefronts shall be made of wood, brick, composite board,
stone, custom metal work or steel frame and clear glass. Painted surfaces shall
be white or a dark color glossy painted finish. Masonry and anodized aluminum
storefronts may be permitted by approval of TA.

6.5.2 Configuration and Technique: 
a. Windows:

i. Windows facing frontages, streets, and public spaces shall be located within wall
sections such that wall thickness is perceived from the exterior of the building.
Flush mounted windows are prohibited.

ii. A minimum of 30% of the total Façade area shall be made of glass windows and
doors.

iii. Windows shall be square or vertical in proportion, such as 1:1.5, golden section,
double square, triple square. Transoms may be horizontal. Windows may be circular,
semi-circular, oval, hexagonal or octagonal in shape, but only one such window
may be placed on a façade. Windows may be quarter-circular in shape when paired
in a gable end.

iv. Windows may be sub-divided into panes that shall be square or vertical in
proportion, with similar proportions throughout the building. Muntins shall be true-
divided light, or three-part simulated divided lite, and shall match the color of the
exterior sash. Muntins shall not be snap-ons.
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v. Windows shall be operable, single-hung, double-hung, casement, awning or fixed.
Sliding windows are prohibited.

vi. Two or more windows in the same rough opening on a facade shall be separated
by a minimum 4” wide post.

vii. Windows facing streets shall be no closer than 2’ to the corners of the building,
except in Types III and IV.

viii. Single panes of glass shall be in area a maximum 20 square feet, except in Types 
III and IV.

b. Doors:

i. Doors facing frontages, streets, and public spaces shall be located within wall
sections such that wall thickness is perceived from the exterior of the building.
Flush mounted doors are prohibited.

ii. Doors facing Frontages shall be made of visible boarding or stiles with glass
panels or recessed or raised panels, half-lite, full-lite, or three-quarter lite, that
express construction technique. Door lites that are arches, rounds, fans or ovals are
prohibited. Flush doors with applied trim are prohibited.

iii. Double doors shall not exceed 5’-6” in overall width except where intermediate 4”
minimum posts are provided.

iv. Sliding glass doors shall not be permitted on facades facing streets.

v. Screen doors, if provided, shall be full view or three quarter view, and may have a
center cross rail finished to match the screen door. Screen doors shall be finished
to match the door they serve or the trim around it.

vi. Garage doors shall be configured as a sectional overhead or hinged carriage door,
and should be an individual door for each parking space.

vii. Garage doors facing an alley may be maximum 18’ for double width, and may be
permitted tall- er than 8’ in height by approval of TA.

c. Screens, Shutters and Security:

i. Window screens, if provided, shall be full view screens. Half view screens may
be permitted by approval of TA. Window screens shall be finished to match the
window they serve or the trim around it.

ii. Porch screens may be allowed and shall be framed to reflect column spacing
proportions.

iii. Shutters, if provided, shall be applied to all of the typical windows on a Façade or
elevation; shall be shaped and sized to the opening they serve; shall match the
color of the wall or the building trim; shall be fully functional except with approval
of TA. If fixed, shutters shall be mounted as if hinged to the window sash.

iv. Security doors and windows may be permitted by approval of TA. For residences
these shall be designed as decorative window grills and doorway gates. For
storefronts, these shall be interior links or grills that are completely hidden from
view when not in use. Solid metal gates or roll- down shutters shall not be permitted.
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d. Storefronts:

i. Storefronts shall be designed as a unified composition of doors, windows,
bulkheads, transoms, signage, awnings, lighting and other details.

ii. Type III and IV storefront entrance doors shall be recessed to allow the door to
swing out with- out obstructing pedestrian flow on the sidewalk. Each tenant space
shall have at least one three-foot wide door at the main entry. Storefront entrances
shall be encouraged at building corners. Where appropriate, folding doors and
windows that allow the activity of the business to open adjacent to and onto the
public sidewalk may be installed for restaurants and food services. Rear and side
doors and windows facing service alleys and parking lots shall be encouraged, but
not required.

iii. Total fenestration on the first floor for Types III and IV shall be a minimum of 70%
of the first floor facade area and shall have a continuous kickplate 12 – 36” above
the sidewalk.

6.6 COLORS 

a. Colors shall be selected from the Benjamin Moore Historic Colors Palette or equivalent
with the addition of pure white and shall be approved by TA.

b. Residential buildings shall be a maximum two colors, including walls, doors, windows,
and trim. Trim shall be one color only. Window sashes and entrance doors may be a
third color.

c. Wall colors shall be lighter than the trim or attachments and other elements, except
white trim is permitted. Contrasting trim other than white shall be avoided.

d. Awnings may have a maximum of two colors by approval of TA.

6.7 LIGHTING 

a. Lighting shall adhere to Dark Sky Friendly standards. Path and area lighting shall have
shields to direct light to ground area of use.

b. All exterior lighting, including lampposts, lighting on building walls, wall sconces,
pendants and surface mounted ceiling lights shall be downlights, max 2700K LED
or equivalent. Type III and Type IV signs may be lit by a gooseneck fixture with focus
specific to the sign. Type II and Type IV service entries shall have fixtures with photocells
that light from dusk to dawn.

c. Two exterior light fixtures maximum per house or live-work may face the street. Other
light sources should be concealed from exterior views. Fixtures should be located to
preclude glare.

d. Exterior light fixtures shall be compatible with the style of the building to which they
are attached.

e. Doors facing a street or a public space, and garage doors opening onto an alley, shall
have a light fixture with a photocell that lights from dusk to dawn.

f. Uplighting, floodlighting and wall washing lighting shall be prohibited.

g. All lighting should have a functional purpose. Additional decorative lighting for Types
III and IV only may be allowed by approval of TA. External lighting of awnings may be
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permitted by approval of TA. Backlighting of awnings from under or inside shall be 
prohibited. 

h. Interior lighting of storefronts and exterior lighting of signs for Types III and IV is
recommended throughout nighttime hours (or at a minimum until 11pm) to accentuate
storefront displays, illuminate building details, and promote public safety.

6.8 SIGNS 

a. Postal numbers shall be placed on the principal building facade and on alley or rear
parking entrances, and shall be maximum 6” tall.

b. Signs for streets and other public spaces, wayfinding, civic and shared facilities shall
be of a unified design.

c. Signs for private buildings shall be made of wood, synthetic wood, brass, bronze,
copper, wrought iron, ceramic, cast aluminum or thickly enameled steel. All signs shall
be subject to approval by TA. Plastic signs or letters, backlit signs, and electronic or
video screen signs shall be prohibited.

d. One sign advertising a home-based business shall be permitted at each Frontage
of a Type I or Type II building. Signs advertising a home-based business shall be
blade or window signs, a maximum size of 2 square feet. Signs may be mounted to a
freestanding post, hung below a porch roof, or mounted to a building wall.

e. One sign advertising a shopfront business shall be permitted at each Frontage of a
Type III or Type IV building. Signs advertising a shopfront business shall be blade or
window signs, or a first floor sign band.

f. Blade signs for shopfront businesses shall be attached perpendicular to the façade;
shall be at a height minimum 9’ above the pedestrian; shall extend horizontally
maximum 3’; shall be maximum 2.5’ in vertical dimension, with a maximum overall
size of 2.5 square feet, and a 15’ minimum distance between blade signs. Blade signs
may be a representational silhouette in metal.

g. Window signs for shopfront businesses shall be inscribed on the shopfront glass or
shall be made of permanently affixed cut-out lettering or hand-painted letters. Neon
signs on the inside of a Type III or Type IV shopfront window may be allowed by
approval of TA.

h. Sign bands for a shopfront businesses shall be an integral design with the storefront’s
elevation and details, and may be a contrasting color to the building. Sign bands
may be up to 12 inches in height and may extend the entire length of the storefront.
Sign bands shall not be internally illuminated but may be externally lit subject to the
approval of TA.

i. Signs for civic and shared facility buildings may be façade signs; shall be made of
material and color to be integral with the building design; shall be maximum 2 feet
in height by any length; shall not be translucent or internally illuminated; and may
be externally lit. Brass or stainless steel may be used for signs mounted to masonry
building walls.

j. One business hours sign of maximum 1 square foot advertising hours of operation
and credit card acceptance shall be permitted at storefront entry.
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k. One security system sign per frontage and one per service entry shall be permitted,
maximum 5” x 8”, attached to the building wall or a window.

l. Temporary A-frame signs of maximum 6 square feet each side may be placed on the
sidewalk adjacent to the business during business hours, shall be made of wood,
synthetic wood or metal, shall have a hand-crafted design, and shall be approved by
TA.

m. One sign advertising a property for sale or rent is permitted at each frontage, maximum
5” x 8”, affixed to the building or on a post maximum 4 feet in height, for a maximum
duration of 90 days per year.

n. One sign per lot identifying the building contractor is permitted, maximum 2’ x 3’, on
posts maximum 4 feet in height, for the duration of the construction only.
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Section 7 Site AnD LAnDScAPe StAnDARDS

The Site and Landscape Standards are organized by these categories: 

7.1 General

7.2 Public Space 

7.3 Gardens 

7.4 Fences, Walls and Pavements 

7.1 GENERAL

a. The goal for the outdoor spaces and landscape improvements of Vista Field is to 
construct a landscape of plants native to the arid shrub steppe, location of 
Kennewick, including drought tolerant materials that can provide shade.

b. Site designs shall minimize grading.

c. Topographic transitions between improvements and existing grades or between Lots 
shall appear to be natural slopes or to be garden terraces.

d. All site drainage and water runoff from impervious surfaces shall be retained on the 
Lot that generates it.

e. Tree planting shall be considered permanent improvement of the community 
landscape. Trees shall be selected from the 2018 Community Tree List of the Mid-
Columbia Community Forestry Council. Removal of trees larger then 4” caliper 
deciduous and 6” caliper conifer shall require approval by TA.

7.2 PUBLIC SPACE 

7.2.1 Materials: 
a. Public Space site materials shall be according to a site plan masterplan that specifies

location, dimensions, at installation and at maturity, durability, and other characteristics
that provide maximum safety and comfort, and are conceived of as part of a visually
harmonious public realm.

b. Public Space pavements shall be stone, brick, or concrete pavers and designed for
maximum permeability: asphalt for driveways and parking lots, and poured concrete
pavement for streets and sidewalks may be permitted by approval of TA. All pedestrian
pavements shall have a non- skid finish.

7.2.2 Configuration and Techniques:
a. All site utilities shall be placed underground. Above ground equipment shall be

located in alleys or parking areas behind buildings and screened from view with walls
and landscape.
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7.3 GARDENS 

7.3.1 Materials: 
a. Garden planting materials shall be selected from the following plant lists: the Tree

Lists by Mature Heights of the Community Tree List of the Mid-Columbia Community
Forestry Council; and the Washington Native Plant Society’s WNPS Native Plants of
Eastern WA brochure.

b. Garden pavements shall be stone, brick, or concrete pavers and shall be designed to
provide maximum permeability.

7.3.2 Configuration and Techniques:
a. Fenced areas and lawn areas shall be located and designed to be functional and

geometrically defined for privacy, protection from the wind, and security of children
and pets. Lawn areas shall be restricted to a functional space to minimize irrigation.

b. Landscape irrigation shall be an underground or drip irrigation system and shall have
retracting sprinkler heads or shall be otherwise visually unobtrusive.

c. Garden planting may provide shade for adjacent Public Frontage, but shall not
interfere with Public Space landscaping.

d. Hot tubs and pools shall be recessed in the ground and visually screened with a fence,
wall or hedge.

e. Woodburning outdoor fireplaces and firepits may be allowed by approval of TA, and
shall be separated from all combustible structures and trees by a minimum distance
of 15 feet.

7.4 FENCES, WALLS, PAVEMENTS

7.4.1 Materials:
a. Fences shall be made of wood pickets, painted or sealed and stained, or steel, wrought

iron painted, or ESP aluminum. Fence gates shall be made of the fence material.

b. Garden walls and retaining walls shall be made of architectural finish concrete,
segmental block, brick or brick veneer, local stone or local stone veneer, and shall
be capped. Wall gates shall be made of wood, painted or sealed and stained, steel,
wrought iron painted, or ESP aluminum.

c. Trash yard and dumpster enclosures shall be made of concrete, wood sealed and
stained or painted, or steel painted, with gates of wood or steel.

d. Hedges shall be made of plants selected from the Plant List. Hedge gates shall be
made of wood, painted or sealed and stained, steel, wrought iron painted or ESP
aluminum, with framing structure of the same material.

e. Garden pavement shall be permeable and shall be made of, stone, concrete pavers,
brick, brick pavers, wood, or gravel with aggregate maximum 1/4”.

f. Gravel in front yards and at frontages shall be edged to prevent runover.

g. All pedestrian pavements shall have a non-skid finish.
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h. Driveway and parking lot pavement shall be made of asphalt, brick, brick pavers,
or concrete. Concrete may be patterned but stamped concrete patterns shall be
prohibited. Driveway and parking lot materials shall be approved by TA.

i. Gravel in front yards and at frontages shall be edged to prevent runover.

7.4.2 Configuration and Techniques:
a. Fences, garden and retaining walls, and hedges, and their location and height shall

be designed to coordinate with the design of the adjacent Public Frontage and
neighboring lots.

b. Fences, garden walls and hedges shall be located no closer to the street than the front
façade of the building, and in Type III and Type IV located to screen parking lots from
the street.

c. Fences and garden walls shall provide closure, starting and ending at a building wall
or terminal post that is larger than the other fence posts.

d. Fences and walls shall be a maximum 6’ above grade. Trashcan and dumpster
enclosures shall be minimum as tall as the containers they conceal.

e. Garden and retaining walls shall be minimum 8” wide and capped with overhang of
1⁄2” to 1’ on each side to protect from water intrusion.

f. Retaining walls shall be part of building foundations or shall be part of garden terracing. 
Retaining walls shall follow required building setbacks, and shall be a maximum 4’ in
height.

g. Hedges may be a single type of plant or a mix of plants. At installation plants shall be
18” o.c. and a minimum 24” in height. Hedges shall be maintained to allow light to
penetrate to all branches, tapered slightly to create a base that is wider than the top.

h. Parking lots for Type III and Type IV buildings shall be planted to provide
maximum shading of the pavement, with continuous tree islands perpendicular
to the parking stalls, or tree diamonds with corners intersecting the striping with
a maximum separation of four parking spaces. Each tree shall have a minimum of
5’x 5’ planting area.
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Section 8 tHoRoUGHFARe StAnDARDS 

8.1 GENERAL 

a. The streets are the primary shared experience of Vista Field. Their dimensions,
pavements, lighting, and trees planted provide the visual ambience of the public
realm. Streets are also the main conveyance of utilities throughout the community and
an important component of over- all storm-water management. These Standards are
intended to encourage pedestrian mobility, minimize vehicular use, and minimize the
intrusion of utilities on the visual and pedestrian experience.

b. Shared facilities in the street rights-of-ways and other public spaces, including street
lighting, street signs, trash cans, benches, electrical transformers, dumpster enclosures, 
and other utilities, shall be of uniform design, approved and located by TA.

c. Above ground utility components shall be placed at the rear of buildings rather than
at Frontages, shall be grouped and screened with landscape elements to minimize
their visual impact.

d. Each street on a block by block basis shall have pavement and Public Frontages
designed to provide place-specific character, taking into account topography, on-
street parking, driveway entries, et al.

e. Street intersections shall have a curb radius of 10’, with a clear zone radius of 25’.
Parking shall be held back from an intersection minimum 20’.

f. Alley and lane intersections with streets shall be designed to minimize visual impact
of alley or lane on street frontage with building extensions and landscape screening.

DocuSign Envelope ID: AD7A0B1D-3035-46FC-A3DD-874FDAD58837



52 DPZ CoDESIGN 

This page is intentionally blank.

DocuSign Envelope ID: AD7A0B1D-3035-46FC-A3DD-874FDAD58837



53DPZ CoDESIGN 

Section 9 DeSiGn ReVieW PRoceDUReS

9.1 GENERAL. 

a. All Public and Private building and landscape improvements shall be reviewed by the
Vista Field Town Architect (TA) and shall require TA’s approval prior to commencement
of construction.

b. The TA shall approve, conditionally approve, or disapprove, submitted applications
with explanatory notification in writing to the applicant, including if possible the
changes necessary for approval, within ten days of each of the following reviews.  The
TA may approve deviations from the Standards based on the determination that the
proposal fulfills the basic intent of the Standards, offers a standard superior to that in
the Standards that is to be set aside, and is compatible with adjacent development.

9.2 SCHEMATIC DESIGN REVIEW. 

This review confirms conceptual conformance with the Development Standards.  More than 
one scheme may be submitted.  Submit (two sets):

¾ Lot Plan at 1”=20’

¾ Floor Plans at 1/8”=1’-0”

¾ Elevations (at frontages) at 1/8”=1’-0” (or photo of each elevation if previously
built on another lot)

9.3 DESIGN REVIEW. 

This review confirms compliance of the design details with the Standards and verifies that 
previous recommendations made by TA have been incorporated.  Submit (two sets):

¾ Lot Plan at 1/8”=1’-0”

¾ Landscape Plan at 1”=20’

¾ Floor Plans at 1/4”=1’-0”

¾ Roof Plan at ¼”=1’-0”

¾ Elevations (all) at 1/4”=1’-0”

¾ Building Section at 1/4”=1’-0”

¾ Wall Section & Details at 1-1/2”=1’-0”

¾ Material List & Samples

¾ Schematic Design Review comments
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9.4 CONSTRUCTION DOCUMENTS REVIEW.  SUBMIT (TWO SETS).

¾ Construction Documents

¾ Design Review comments

If essentially the same building has been previously built on another lot, submit the following 
to apply for simultaneous A, B and C reviews:

¾ Lot Plan at 1/8”=1’-0”

¾ Landscape Plan at 1”=20’

¾ Previously reviewed Construction Documents.

¾ Photo of each elevation of each previously built structure on most recent lot.

¾ All changes from previously built structure(s) clearly noted.

9.5 CONSTRUCTION.  

Plans approved by the Vista Field TA may proceed to the City of Kennewick for building per-
mit, and subsequent inspections shall take place according to the City of Kennewick require-
ments.  

9.6 CHANGE DURING CONSTRUCTION. 

¾ Changes during construction shall be approved by Vista Field TA prior to ap-
proval by City of Kennewick

¾ Change during Construction Form

¾ Additional information to describe changes

9.7 DESIGN REVIEW PROCEDURES CHECKLIST. 

a. Lot Plan

¾ North arrow, scale

¾ Property lines, dimensions and area

¾ Easements

¾ Building footprints with entries noted

¾ Encroachments, if any, dimensioned

¾ Sidewalks, driveways and patios

¾ Finished floor elevations, existing & proposed grades

¾ Existing trees over 3” caliper and other natural features

¾ HVAC and other exterior equipment including lighting
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b. Landscape Plan

¾ Names of all material

¾ Size, quantity and location of all material, at installation and at maturity

¾ Garden elements such as retaining walls, paved surfaces, trellises, arbors, fenc-
es, gates, etc.

c. Floor Plans

¾ Room dimensions and uses labeled

¾ Encroachments, if any, dimensioned

¾ Roof drip line

d. Roof Plan

¾ All roof penetrations

e. Elevations

¾ Openings, doors, and windows

¾ Materials rendered and specified, including color

¾ Finished grade and finished floor elevations

¾ Building height to eaves, ridges & parapet walls

¾ Overall height from grade at front setback

¾ Roof pitches

¾ Open or closed eave condition if any

¾ Awnings, signs, and lights if any

f. Building Section

¾ Structure

¾ Openings, doors and windows

¾ Finished grades

¾ Dimensions, horizontal and vertical

g. Wall Sections And Details

¾ Openings, doors & windows (including heads and sills)

¾ Porches and balconies including railings

¾ Ornamental elements and trim

¾ Inside & outs corners (pilasters, cor. boards, etc.)

¾ Eaves and cornices
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¾ Dimensions of column centerline to:

¾ Face of pier

¾ Face of column at bottom of shaft (1st floor)

¾ Face of column at top of shaft (1st floor)

¾ Face of beam (1st floor)

¾ If two-story porch:

¾ Face of column at bottom of shaft (2nd floor)

¾ Face of column at top of shaft (2nd floor)

¾ Face of beam (2nd floor)

¾ Fences and garden walls

¾ Chimneys

9.8 MATERIALS LIST (WITH MANUFACTURER AND PRODUCT).

¾ Roof, gutters and downspouts

¾ Exterior walls and trim

¾ Windows, doors and garage doors

¾ Shutters and screens

¾ Fence and garden walls

¾ Sidewalk, driveway and patios
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